
CORVALLIS 
CITY COUNCIL AGENDA 

April 18,2011 
12:OO pm and 7:00 pm 

Downtown Fire Station 
400 NW Harrison Bonlevard 

COWNCIL ACTION 

PLEDGE OF ALLEGIANCE 

I. ROLLCALL 

II. CONSENT AGENDA [direction] 

The following items are considered to be routine and will be enacted by one motion. There will 
be no separate discussion of these items uilless a Council member (or a citizen through a Council 
member) so requests, in which case the item will be removed from the Consent Agenda and 
considered separately. If any item involves a potential conflict of interest, Council members 
should so note before adoption of the Consent Agenda. 

A. Reading of Minutes 
1. City Council Meeting - April 4,201 1 
2. For Information and Filing (Draft: minutes may return if changes are made by the 

Board or Commission) 
a. Airport Commission - March 1,20 1 1 
b. Bicycle and Pedestrian Advisory Commission - March 4,201 1 
C. Corvallis-Benton County Public Library Board - March 2,201 1 
d. Downtown Commission - March 9,201 1 
e. Downtown Parking Committee - March 1,201 1 
f. Economic Development Commission - March 28,201 1 
g . Historic Resources Commission - March 8,201 1 
h. Housing and Community Development Commission -March 9,201 1 
I. Willamette Criminal Justice Council - Marc11 16, 201 1 

B. Confirmation of Appointment to Community Police Review Board (Cahoun) 

C. Announcement of Appointments to Boards and Commissions (Bicycle and Pedestrian 
Advisory Commission - Borradaile; Committee for Citizen InvoIvement - Parker) 

D. Announcement of Vacancy on Parks, Natural Areas, and Recreation Board (de-Vries) 
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E. Approval of an application for a Limited On-Premises Sales liquor license for Connie 
Barnes, owner of Roxy Dawgs, LLC, dba Roxy Dawgs, 1425 NW Monroe Avenue (New 
Outlet) 

F. Approval of Planning and Historic Resources Commissions vacancies and proposed 
interview schedule 

G. Authorization to enter into and fox the City Manager to sign a contract with Peckl~am & 
McKenney for City Manager recruitment services 

W. Acknowledgment of Corncast rating filing 

1. Schedule an Executive Session following the regular noon meeting under ORS 
192.660(2)(d) (status o f  labar negotiations) 

IU. ITEMS REMOVED FROM CONSENT AGENDA 

A. Adoption of Findings of Fact and Order relating to a Land Development Code text 
amendment (LDT10-0000 1 - FEMA flood plain maps and regulations) 
ACTION: An ordimnce relating to fhe Land Development Code, amending 

Ordinance 93-20, as amended, and stating an efective date, to be read 
by the CIty Attorney [direction] 

B. City Legislative Committee - April 6,20 11 [direction] 

C. 201 1-2012 Planning Division work program [direction] 

D. City Attorney employment agreement [direction] 

V. MAYOR, COUNCIL, AND STAFF REPORTS 

A. Mayor's Reports 

1 .  Proclamation of Arbor Week -April 17 - 24,201 1 (immediately afier Consent 
Agenda) 

2. Tree City USA awards presentation (immediately after Consent Agenda) 
3. Proclamati~n of National Library Week - April 10-1 6,201 1 

B. Council Reports 

1. City Manager's Report - March 201 1 
2. City Council goals update 
3. Marys River interceptor project 
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. WSITORS' PROPOSITIONS - 7:00 pm (Note that Visitors' Propositions will continue 
following any scheduledpublic Izearings, ifnecessary and ifany are scheduled) [citizen input] 

WI. PUBLIC HE GS - 7:30 pin 

A. A public hearing to consider the Fiscal Year 201 1-2012 Community Development Block 
Grant/HOME Investment Partnership Program Action Plan [direction] 

TTEE REPORTS, ORDENANCES, RESOLUTIONS, 
MOTIONS 

A. Human Services Committee - April 5,201 1 
1. Willarnette Neighborhood Housing Services Second Quarter Report [direction] 

B. Admiilistrative Services Committee - April 6,201 1 
1. GASB 54 Update [direction] 

ACTION: An ordinance relating to colnnzitting revenues for specific uses, 
amending Corvallis Municipal Code Chapter 8.03, "Fees 
Chapter," as anzended, to be read by the City Attorney 
[direction] 

ACTION: An ordinance relating to conzlnitting reserves for specific zues, 
to be read by the City Attorney [direction] 

ACTION: An ordinance amending Corvallis Mzinicipal Code Chapter 
1.16, "Boards and Commissions, " as amended, to be read by 
the City Attorney [direction] 

C. Urban Services Coinmittee - April 7,201 1 
1. Food Carts [direction] 

D. Other Related Matters 

1. A resolution accepting a Federal Transit Administration grant ($933,206) for 
replacenzent of three transit buses and authorizing the City Manager to sign the 
grant agreenzent, to be read by the City AQtorney [direction] 

X. NEW BUSINESS 

A. Oregon Department of Transportatioil designation of City as a Certified Agency for 
, federally funded projects (immediately after Consent Agenda) 

For the hearing impaired, a sign language interpreter can be provided with 48 hours' notice prior to the 
meeting. Please call 541-766-6901 or the Oregon Comrnullications Relay Service at 7-1-1 to arrange for 
TTY services. 

A Colnnzzmity That Honors Diversity 
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C I T Y  OF C O R V A L L I S  

A C T I V I T Y  C A L E N D A R  

APRIL 18 - 30,201 I 

MONDAY. APRIL 18 

t City Council - 12:OO prn and 7:OO pm - Downtown Fire Station, 400 NW Harrison 
Boulevard 

TUESDAY. APRIL 19 

p No Human Services Committee 

WEDNESDAY, APRIL 20 

t City Legislative Committee - 7:30 am - Cornell Meeting Room, 2300 NW Walnut 
Boulevard 

t Housing and Community Development Commission - 72:00 prn - Madison Avenue 
Meeting Room, 500 SW Madison Avenue 

t Administrative Services Committee - 4:00 prn - Madison Avenue Meeting Room, 
500 SW Madison Avenue 

City Council - 5:30 pm - Cornell Meeting Room, 2300 NW Walnut Boulevard (work 
session - City Manager recruitment) 

t Watershed Management Advisory Commission - 5:30 pm - Madison Avenue Meeting 
Room, 500 SW Madison Avenue 

t Planning Commission - 7:00 pm - Downtown Fire Station, 400 NW Harrison Boulevard 

F Urban Services Committee - 4:00 pm - Madison Avenue Meeting Room, 
500 SW Madison Avenue 

t Parks, Natural Areas, and Recreation Board - 6:30 prn - Downtown Fire Station, 
400 NW Harrison Boulevard 

SATURDAY. APRl h 23 

F Government Comment Corner (Councilor Mike Beilstein) - 10:00 am - Library Lobby, 
645 NW Monroe Avenue 
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Activity Calendar 
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MONDAY. APRIL 25 

b Economic Development Commission - 4:00 prn - Madison Avenue Meeting Room, 
500 SW Madison Avenue (special meeting) 

t Airport Industrial Park Planning Committee - 4:30 pin - Downtown Fire Station, 
400 NW Harrison Boulevard 

THURSDAY, APRIL 28 

t Arts and Culture Commissian - 5:30 pm - Parks and Recreation Conference Room, 
500 SW Madison Avenue 

SATURDAY, APRIL 30 

t Government Comment Corner (Councilor Richard Hervey) - 10:OO am - Library Lobby, 
645 NW Monroe Avenue 



CITY OF CORVALLIS 
COUNCIL ACTION MINUTES 

April 4,2011 

SUMMARY OF DISCUSSION 
Ir 

It Agenda Item 

Pages 143-144 
Unfinished Business 
I. Brooklane Heights Deliberations 

112. Legislative Committee - March 23,201 1 
Pages 144- 148 
Mayor Reports 
1. Fair Housing Month - April 201 1 
Page 148 
Council Reports 
1. Styrofoam recycling (Raymond) 
2. Public restrooms (Raymond) 
3. Participation in accessing healthy food 

training (Hervey) 
4. State Bank of Oregon (Hervey) 
5. Single Payer Health Care (Hervey) 
6. Ward 1 meeting (O'Brien) 
7. Visit Corvallis (Hirsch) 
8. LWV invite (Hirsch) 
9. Parks and Recreation Activity Guide 

(Hirsch) 
Pages 149- 150 
Staff Reports 
1 .CRFR March 3 1 ,20 1 1 
2.City Manager recruitment update 
Page 150 
HSC Meeting of March 22,2011 
1 .Corvallis Arts Center annual report 
7.PASC annual report I1 
Pages 150-151 
Other Related Matters 
1 .ARTists in the PARK grant 
Page ! 5 ! 
Executive Session 
I .  CPOA labor negotiations update 
. AFSCME labor negotiations update b 

Informatiol 
Only 

Yes 
Yes 

Yes 

Yes 
Yes 
Yes 
Yes 

Yes 
Yes 

Yes 
Yes 

Further 
Review 

* Approved Conceptual and Detailed 
Development Plan and Tentative 
Subdivision Plat as amended passed 7-1 
1 abstention 

* RESOLUTION 20 1 1-06 passed 8-1 

* Proclaimed 

Approved by consensus 

* RESOLUTION 20 1 1-07 passed 6-3 

Accepted report passed U 
* Accepted report passed U 

* RESOLUTION 20 1 1-08 passed U 
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Approved LDC text amendment passed 

Glossary of Terms 
AFSCME American Federation of State, County, and Municipal Employees 
CPOA Corvallis Police Officers Association 
CRFR Council Requests Follow-up Report 
CSC Corvallis Sustainability Coalition 
FEMA Federal Emergency Management Agency 
H SC Human Resources Committee 
LDC Land Development Code 
LWV League of Women Voters 
PASC Public Art Selection Commission 
U Unanimous 
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CITY OF CORVALLIS 
COUNCIL ACTION Ml[NUTES 

April 4,201 1 

The regular meeting of tlie City Council of tlie City of Corvallis, Oregon, was called to order at 12:OO pm 
on April 4, 201 1 in the Downtown Fire Station, 400 NW Harrison Boulevard, Corvallis, Oregon, with 
Mayor Manning presiding. 

PLEDGE OF ALLEGIANCE 

I. ROLLCALL - 

PRESENT: Mayor Manning, Councilors Brown, Trabel-, Brauner, O'Brien, Raymond, Hirscli, 
Hervey, Beilstein, Hogg 

Mayor Manning directed Councilors' attention to items at their places, including staff responses related to 
Brooklalie Heights (Attachment A), e-mail to Councilor Hervey from Co~n~nunity Development Director 
Gibb related to Brooklane Heights (Attachment B), e-mail from Councilor Hervey to the Government Ethics 
Commission (Attachment C), information for the Legislative. Committee regarding a Linn-Benton 
Community College request, and a Corvallis Sister Cities Association brochure. 

11. CONSENT AGENDA - 

Councilors Brauner and Hervey, respectively, moved and seconded to adopt the Consent Agenda as 
follows: 

A. Reading of Minutes 
1. City Council Meeting - March 2 1, 20 1 1 
2. For Information and Filing (Draft minutes rnay return if changes are made by the 

Board or Commission) 
a. Citizens Adviso~y Commission on Transit - March 9, 201 1 
b. Com~nission for Martin Luther King, jr. - March 22, 201 1 
c. Economic Development Corn~nission - March 14, 201 1 
d. Planning Co~nmission - February 2 and 16, 201 1 

B. Confirmation of Appointments to Boards, Commissions, and Committees (Citizens 
Advisory Commission on Civic Beautification and Urban Forestry - Brewer; Community 
Police Review Board - Landforce; Downtown Commissioii - Henry) 

C. Announcement of Vacancy on Bicycle and Pedestrian Advisory Com~nission (Toy) 

D. Announcement of Appointment to Community Police Review Board (Callioun) 

E. Approval of an application for a Full On-Premises Sales liquor license for Jeb Dunlap and 
Justus Seely, owners of "Nails Like Justus," dba "Jack Okole's," 140 NW Third Street (New 
Outlet) 
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F. Schedule an Executive Session following the regular noon meeting under ORS 
192.660(2)(d) (status of labor negotiations) 

The motion passed iunanimously. 

111. ITEMS REMOVED FROM CONSENT AGENDA -None. 

IV. UNFINISHED BUSINESS - 

A. Deliberations relating to the Brooklane Heights Conceptual and Detailed Development Plan 
and Tentative Subdivision Plat (PLD06-00018, SUB06-00006 - Brooklane Heights) storm 
water design 

Decla~~ution o f  Coyflicts o f  Interest - None. 

Declaration o f  Ex Parte Co~ztacts - None. 

Re but fal to Decla~*ations 

Susan Morre requested clarification from the City Attorney's Office about what constitutes 
conflict of interest. She expressed concern that there may be a conflict of interest related 
to this case. 

Deputy City Attorney Brewer referenced an e-mail he sent to Ms. Morre responding to this 
inquiry (Attachment D). The e-mail contains definitions from the Oregon Revised Statutes 
(ORS) for conflicts of interest, potential conflicts of interest, and other actions that may be 
related. He explained the meanings of "actual coliflict of interest'' and "potelitial conflict 
of interest." He noted that pecuniary refers to money and a pecuniary benefit is not related 
to being a member of a specific class. Political contributions that have been properly 
reported are expressly omitted from what would be considered a gift within the ORS. To 
have a conflict as a decision is being made would need to be for the private financial benefit 
or detriment of the person malting the decision or for their family member, or the financial 
benefit or detriment ofthe business where the decision maker works or where a close family 
member of the decision maker works. 

Declaration o f  Site Visits 

Councilor Hervey and O'Brien declared making site visits. 

Councilor Hirsch recused himself from deliberations since he did not attend the public 
hearing or review the recorded meeting. Me left the Council dias at 12: 10 pin and returned 
after the matter concluded at 12:35 pm. 

Questions o f  Staff 

Councilor Hervey: What temporary measures are in place to limit water runoff after mass 
grading and before additional development? 
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Civil Ennineer Reese: Temporary nieasures for any grading will be addressed through the 
excavation and grading permits. Erosion control will be included. There needs to be 
adequate measzlres to stop erosion3om occzlrring on the site during any period of time 
between breakinggrozindand before the stornzwatersj)stern androads are constructed. The 
reconzmendation is for di.y season construction, per the geotech report. 

Councilor Hervey: The method to control this particular hazard is to require the initial 
construction be done i n  dry season so that the means to deal with runoffwould be completed 
prior to the return of tlie wet season? 
Mr. Reese: Depending on the timefianle of the construction or how long the construction 
lasts, the developer will be required to have adequate measures to control any erosion that 
may occur. 
Mr. Nelson: To clarzJj: the inquiry washan~ed around a requirement to construct dzlring 
the dry season and that was not the response. 
Mr. Gibb: City staff are experienced in erosion control inspection. 

Coulicilor Hervey: Written testimony indicates a 48-inch diameter Oak will be removed for 
construction of the stormwater retention vault. After walking the site and reviewing maps, 
it appears the large Oak near the proposed detention vault is on the west side of Badger 
Place. Is the 48-inch diameter tree proposed for removal the first large tree when walking 
from the top of the hill toward the area proposed for the vault? 
Associate Planner Richardson: Yes, we are referring to the same tree. The ~pplicantrs 
plans include removing the tree to install the vault. 

Councilor Hervey: Condition 5 states that unless approved for removal through this 
application, trees in tracts A, B, C, and D, as identified in the revised subdivision plat, will 
be preserved, unless the tree is determined to be a hazard tree or its removal is necessary to 
protect the health and longevity ofan Oregon White Oalc tree. Ifthe application is approved 
by Council and it satisfies tlie Land Use Board of Appeals requirements, will the approval 
include the approval in the previous Condition 5? 
Ill?. Richardsor~: The /as/ sen fence of thefirstparagraph of Condition 5 says trees inipacted 
by construction of the storniwater system inay need to be removed and trees in tracts shall 
be preserved unless it is a hazard tree. Staff interprets Condition 5 that some trees niay 
need to be removed to install the storniwater system and, after the site is developed, trees 
in tracts shall be preserved so that 110 one iii the future will clearcut any of the tracts. A tree 
in a tract can only be renioved i f  it is deeiwed hazardous or if removal is necessary to 
preserve the health of another tree. 

Councilor Hervey: As originally written, Condition 5 was not tied to the stonnwater plan 
submitted at that time. It was a generic reference acknowledging that some trees may need 
to be removed for stonnwater and associated facilities grading. 
Mr. Richardson: That is accurate. 

Councilor Traber: Is it correct that subsequelit public hearings will be held for grading otlier 
than the Inass grading? 
Mr. Richardson: Yes; Condition 27 states that any grading not previously approved 
requires review through a public hearing process to determine consiste~cy with 
Coniprehensive Plan Policy 4.6.7. 
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Councilor Hervey: Ms. MorrC indicated that drawing 1.7 submitted by the applicant is not 
consistent with the previous drawings. Does staff consider the new drawing to be consistent 
with the previous drawing and is this an appropriate review criteria for the matter before 
Council? 
Mr. Richardson: A Co~zditionj?otn 2007states that the development will be consistent with 
the plans. The same condition is included in each iteration approved by Council. Ifcouncil 
appvoves the stormwater system with conditio~zs, one of the conditions requires the 
stormwater system to be built as proposed. 

Councilor Hervey: Ms. MorrC also raised an issue about the wetlands and Zion report. He 
recalled that the report was sent to the State and inquired whether the State responded. 
MI: Richardson: Staffhas not veceived afinal report)om the State. It is assunzed that the 
wetlands were delineated which nzeans they fall under the jurisdiction of the Department 
of State Lands (DSL). When Council reviewed this application in 2009, the wetlands on the 
development site were acknowledged and Council made ajnding that those wetlands were 
not locally protected or regulated, and would therefore be regulated th~ough DSL. These 
are the same wetlands referred to in the Zion veport. The developer would need to obtain 
appropriate pernzits)om DSL. 

Councilor Hervey: Mr. Yeats expressed concern about requiring a licensed geologist and 
geotechnical engineer. According to the International Building Code which the State of 
Oregon requires, is a geotechnical report prepared by a licensed geologist or geotechnical 
engineer required? 
Mr. Reese: Yes, and it i i  part of the application. The applicant resubmitted the geotech 
report that is stamped and signed by a licensed geotechnical engineer. 

Councilor Raymond: Related to erosion and impacting the wetlands, City standards require 
stormwater flow rates be released from the site at pre-developed conditions for the two 
through ten-year storm events. What about with the 1 1 through 100-year storm events? 
Mr. Reese: The City's adopted Stornnvater Master Plan (SWMP) only requires 
developments to detain for two through ten-year storms. It speaks to conveyance facilities 
passing 100-year storms. Typically, storms of that size are not detained 

Councilor Raymond: Does this plan require the water to be detained in the vaults? 
Mr. Reese: Correct. The vaults are designed to detain close to the 100-year event even 
though it is not required. 

Councilor Raymond: Will the City be responsible for maintenance fees two or three years 
after completion? 
Mr. Reese: Once the City approves all of the inzprovements, the stornzwater facility will be 
on a two-year n~aintenance plan. At the end of two years, an inspection will be conducted 
to make sure the facilities continue to meet City standards. I f  the facility meets City 
standards, it will then be owned and rtzaintained fully by the City. 

Councilor Raymond: How much are the maintenance costs? 
Mr. Reese: The pipe system will be in-line with all other City pipe systems. Ifconstructed 
properly, the detention vaults typically last 80-1 00 years. Small maintenance items may 
includejxing cracks or other small issues. Placing a dollar value on smaller items is 
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difficult. Large n~aintenance items include cleaning the facilities and changing the filters 
in the filter vaults. Eachfilter cartridge costs $65. Ifthe City pays a third party to clean 
the facilities, change thefilters, and be responsible for all other maintenance items, the cost 
would be about $2 75 per filter cartridge. There are 1 0 filter cartridges. 
Mr. Gibb: It is inzportant to note that these are approved City-desigrledfacilities. There 
would not be any unuszlal costs. Stormwater utilify fees are the basis for funding the 
maintenance responsibilities. 

Councilor Raymond: Are the fees paid in a sufficient amount by the homeowners in the 
development? 
Mr. Gibb: It is a City-wide utility fee through the stormwater fund. It is applied throzighout 
the City. 

Councilor Raymond: Are there other similar facilities in Corvallis that use detention vaults? 
Mr. Reese: Yes, thefirst one was constructed by the City. Other developers have proposed 
and/or installed detention vazrlts and it is becoming more comn~on. Detention vaz{lts are 
installed on 26th Street between Wesfern Avenzre and Philoniath Boulevard, in the Seavey 
Meadows development, and on 16th and A Streets (OSUproject). 

Deliberations 

Councilors Hervey and Traber, respectively, moved and seconded to approve the application 
with a new or revised condition. 

Councilors Hervey and Raymond, respectively, rnoved and seconded to amend Condition 
of Approval 7 to include the following sentence: Fourteen large-canopy trees, caliper size 
three inches or above, shall be planted in the open space between Badger Place and 
Wolverine Drive, and a maintenance plan shall be put in place and bonded to ensure their 
survival for two years. 

Co~~ncilor Hewey opined that the trees on the plan are included to disguise the vault rather 
than provide a balance for removing trees. In keeping with Comprehensive Plan Policy 
4.6.7 and the previous requirement in Condition 5 ,  the proposed amendment seems more 
appropriate for the community. Since Oregon White Oak trees grow slowly, a three-inch 
caliper tree was included to ensure a large tree is initially planted as a way of providing 
greater balance. 

Councilor Beilstein said the Condition was written consistent with normal practice. He 
inquired whether the amendment is different than nor~nal practice and if it will create an 
unusual or dangerous situation. 

Councilor He~vey clarified that the amendment is in addition to the 14 trees already in the 
plan and will be planted in the open meadow between Badger Place and Wolverine Drive, 
not near the vault. 

In response to Mr. Gibb's inquiry, Councilor He~vey clarified that the three-inch caliper 
requirement is only related to the 14 trees included in the amendment. 
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Mr. Gibb suggested that the proposed amendment include tree placement approval by the 
City's Urban Forester. Councilor Hervey responded that his amended sentence is inserted 
into Condition 7 after the sentence, "Two large-canopy native trees shall be planted near 
Tract C storm line in the northeast corner of the site," and before sentence, "Prior to 
planting, the precise location and species of mitigating trees shall be reviewed and approved 
by the City's Urban Forester." 

111 response to Mr. Richardson's inquiry about the species of the 14 additional native trees, 
Councilor Hervey said the amendment identifies an additional 14 large-canopy trees. 
Although he would prefer Oregon White Oak trees, it would be more appropriate for the 
Urban Forester to make a species decision. 

The motion passed seven to one with Councilor Hogg opposing and Councilor Hirsch 
abstaining. 

Mayor Manning announced that Formal Findings will be presented to Council during the 
noon meeting on April 18. 

B. City Legislative Cornrnittee - March 23, 201 1 

Mayor Manning reported that the Legislative Committee discussed several bills concerning 
human resources related issues and a proposal to limit single-use plastic bags. Councilor 
Brauner drafted a resolution for consideration. 

Mr. Brewer read a resolution related to single-use plastic bags. 

Councilors Brauner and Raymond, respectively, moved and seconded to adopt the 
resolution. 

RESOLUTION 201 1-06 passed eight to one with Councilor O'Brien opposing. 

Councilor Traber requested the Legislative Committee review House Bill 3535 that requires 
energy performance scores. Council should consider this in terms ofthe City's sustainability 
goals and providing future tenants and owners an understanding of energy-costs for a 
specific location or dwelling. Councilor Traber also requested that staff provide related 
historical information. 

V.  MAYOR, COUNCIL, AND STAFF REPORTS - 

A. Mayor's Reports 

1. Proclamation of Fair Housing Month - April 201 1 

Mayor Manning introduced Housing Division Manager Weiss and Housing 
Specialist Loewen before reading the proclamation. 
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B. Council Reports 

Councilor Raymond noted that many Corvallis restaurants no longer use Styrofoam due to 
tlie lack of reliable recyclers. Styrofoam is mostly used for packaging and is typically sent 
to the landfill. The First Alternative Co-op collects Styrofoam for recycling. 

Councilor Raymond announced that closing public restrooms during the winter saves 
approximately 400 hours of City staff time. Tlie 27 restrooms closed last winter reopened 
on April 1 .  Tlie nine portable toilets that closed will'not reopen unless other solutions can 
be found, such as sponsorship. Vandalism is the greatest issue when offering portable 
toilets. The restrooms at the Transit Mall will open soon. 

Councilor Hetvey referred to the e-mail he submitted (Attachment C) to the State Ethics 
Commission. As a member of the Benton County Health Invento~y Analysis Advisory 
Board to identify obstacles in accessing healthy food, he was invited to a training in Portland 
paid for by a project grant. Tlie State Ethics Commission approved his acceptance of this 
invitation and advised him to obtain approval from Council. Council approved by 
consensus. 

Councilor Hervey said he attended an informational meeting in support of tlie State Bank 
of Oregon. He does not have a clear understanding of the virtual state bank proposed by 
Oregon Treasurer Wheeler, although it suppol-ts small business. He expressed hope that 
staff will continue to monitor this proposal. 

Councilor Hervey noted that Dr. Elder submitted a resolution related to single payer health 
care and will apparently read the resolution during the evening meeting. 

Mr. Nelson clarified that tlie resolution submitted by Dr. Elder was included in the Visitors' 
Propositions section of the meeting materials because it was received after tlie Legislative 
Committee meeting adjourned. He is not aware that Dr. Elder will be attending the evening 
meeting. 

Mayor Manning confirmed that Dr. Elder attended the Legislative Committee meeting and 
discussed House Bill 3510. The Committee agreed ta continue monitoring the Bill. 

Co~jncilors Hervey and Traber, respectively, moved and seconded to adopt the resolution 
submitted by Dr. Elder. 

Councilor Hervey said once a Bill comes out of a legislative committee, amendments are not 
allowed. If the City does not submit comments prior to the Bill moving out of committee, 
tlie ability to share viewpoints or submit amendments is lost. He prefers that the City go on 
record in support of single payer health care before a recommendation comes out of 
committee. 

Councilor Traber agreed that the City's endorsement will have more value if it comes during 
committee consideration. He opined that single payer health care is agood solution that will 
improve the life of Corvallis citizens and the economics of providing health care for City 
staff. 
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RESOLUTION 201 1-07 passed six to three based on the following roll-call vote: 
Ayes: Traber, Brauner, Raymond, Hirsch, Hervey, Beilstein 
Nays: Brown, O'Brien, Hogg 

Councilor O'Brien announced a City-sponsored Ward 1 meeting scheduled for April 12 at 
7:00 pm in the Ashbrook Independent Scliool Library. 

Councilor Hirsch distributed a new Visit Corvallis guide given to him by Dave Gilbert. He 
noted that the guide was published with two specialty covers, one with a scene from da 
Vinci Days and the other of Weatherford Hall on the OSU campus. Mr. Gilbert will speak 
during Visitors' Propositions at 7:00 pm. Mayor Manning clarified that Mr. Gilbert is the 
new Visit Corvallis Exec~ltive Director. 

Councilor Hirsch announced that he has been invited to speak at the League of Women 
Voters meeting on April 18. 

Councilor Hirsch noted that the April edition of the City newsletter includes the Parlts and 
Recreation Activity Guide. 

C. Staff Reports 

1. Council Request Follow-up Report - March 3 1,201 1 

Mr. Nelson said the report includes information about the request for additional 
turkey cull permits and a donation for restroom upgrades at the Airport. 

2. City Manager recruitment ~ ~ p d a t e  

Assistant City Manager Volmel-t reported that staff received nine requests for the 
City Manager recruitment proposals. Six firms responded and four will be 
interviewed later this week. Final selectioli will be announced at the April 18 
Council meeting. 

VIII. & IX. STANDING COMMITTEE REPORTS AND ORDINANCES, RESOLUTIONS, AND 
MOTIONS 

A. Human Services Committee - March 22,20 1 1 

1. Corvallis Arts Center Annual Report 

Councilor Beilstein announced that Arts Center Executive Director Sara Swanberg 
is retiring April 30. 

Councilors Beilstein and Brown, respectively, moved and secol~ded to accept the 
Arts Center annual report for Fiscal Year 2009-2010. The motion passed 
unanimously. 
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2. Public Art Selection Commission Annual Report 

Councilor Beilstein said highlights from the report included installing the glass 
mobile in the Library lobby and the mosaic on the Arts Center outdoor stairwell. 

Councilors Beilstein and Brown, respectively, moved and seconded to accept the 
Public Art Selection Commission annual report for Fiscal Year 2009-201 0. 

Councilor Hirsch said tlie glass mobile sculpture in the Library is very special and 
he encouraged evelyone to view it. 

The motion passed unanimouslv. 

B. Administrative Services Committee - None. 

C. Urban Services Committee - None. 

D. Other Related Matters 

1. Mr. Brewer read a resolution accepting a $4,400 grant from the Oregon Arts 
Commission for the "ARTists in the PARK" program. 

Councilors Hirsch and Brauner, respectively, moved and seconded to adopt the 
resolution. 

RESOLUTION 201 1-08 passed unanimously. 

Mayor Manning read a statement, based upon changes in Oregon laws regarding executive sessions. The 
statement indicated that only representatives of the news media, designated staff, and other Council- 
designated persons were allowed to attend the executive session. News media representatives were directed 
not to report on any executive session discussions, except to state the general subject of tlie discussion, as 
previously announced. No decisions would be made during the executive session. She reminded Council 
members and staff that the confidential executive session discussions belorig to the Council as a body and 
should only be disclosed if the Council, as a body, approves disclosure. She suggested that any Council or 
staff member who may not be able to maintain the Council's confidences should leave the meeting room. 

The Council eutered executive session at 1:01 pm. 

Ms. Volmert and Chiefof Police Boldizsar briefed the Council regarding tlie status of labor negotiations with 
Corvallis Police Officers Association and American Federation of State, County, and Municipal Employees. 

Mayor Manning recessed the Coulicil at 1 :40 pin and reconvened the Council at 7:00 pm in the Downtown 
Fire Station, 400 NW Harrison Boulevard, Corvallis, Oregon. 

I. ROLLCALL - 

PRESENT: Mayor Ma~ining, Councilors Brown, Traber, Brauner, O'Brien, Raymond, Hirsch, 
Hervey, Beilstein, Hogg 
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VI. VISITORS' PROPOSITIONS - 

Dave Gilbert, Visit Corvallis Executive Director, said the Visit Corvallis staff made his transition 
into the agency very smooth. The agency is working diligently on marketing efforts for tourism, 
with special emphasis on the convention business in cotijunction with and support of Oregon State 
University (OSU). 

Councilor Brown noted that one of Council's goals is to strengthen the City's relationsliip with OSU. 
He encouraged Mr. Gilbert to keep Council leadership updated. 

Mr. Gilbet-t said he frequently interacts with Mayor Manning and Councilor Traber through Rotary. 
Future Visit Corvallis reports will include a focus on OSU and the opportunities they create in 
bringing tourists to Corvallis through arts and other venues, and developing the convention trade. 

Mayor Manning congratulated Mr. Gilbert on his appointment and commended Visit Corvallis staff 
for the new guide. 

A. Corvallis Sustainability Coalition - Re-cap of 201 1 Sustainability Fair and Town Hall 
Meeting 

Annette Mills and Kathleen Nickerson briefed Council on the recent Sustainability Fair and 
Town Hall. 

The Fair and Town Hall had three objectives: 
1 .  Identify community sustainability accomplisl~ments, 
2. Inspire and involve community members in sustainability efforts, and 
3. Model a sustainable event. 

Ms. Mills said there were dozens of volunteer organizations who contributed significant 
time and talent for a successful Fair and Town Hall. 

Ms. Nickerson said the Fair provided an opportunity for partner organizations and action 
teams to engage with community members. Exhibitors were asked to create informative, 
hands-on exhibits to educate and excite attendees about how to live more sustainable. The 
Fair featured 50 interactive booths and hosted more than 600 people. Local high school 
musicians provided a festive air and the Corvallis Public Access Cable Channel 29 recorded 
the event. 

The Corvallis Sustainability Coalition (CSC) Action Teams utilized the Fair as a goal to 
complete various projects. Examples include the Food Action Team identifying two new 
resources and the Waste Prevention Action Team publishing a revised reuse directory. 

The Fair provided a venue for new businesses and organizations to introduce themselves to 
the community. Attendees were exposed to key sustainable practices, specifically food and 
waste. Local, organic foods were served on compostable serving ware and a local Boy 
Scout Troop staffed the recycling and composting stations to help make the Fair a zero- 
waste event. A detailed report will be shared during the CSC quarterly meeting scheduled 
for April 28. 
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Ms. Mills reported that the Town Hall theme was "Taking Action." The meeting was 
divided into three parts: organizational actions, community-wide actions, and individual 
actions. One highlight was the community scrapbook that featured the sustainability 
accomplishments of 53 organizations, including the City of Corvallis. Other highlights 
included a video on World Car Free Day and brief presentations by eight community 
members who had individually taken action to advance sustainability in Corvallis. The close 
of the meeting included inspirational remarks by Mayor Manning and Benton County 
Commissioner Modrell. 

The CSC posted responses to various questions posed to Town Hall participants on their 
new Web site: www.sustainablecorvaIlis.org. 

"Buy local first" was the community-wide challenge choseri by Town Hall participants. 
During the next few months, the CSC will build on existing buy local efforts and review 
successful buy local programs in other communities. 

Ms. Mills and Ms. Nickers011 invited Council and the audience to participate in the quarterly 
meeting scheduled for April 28 at noon in the Library, tlie natural areas celebration 
scheduled for May 6-1 5, and the sustainable homes tour 011 May 2 1. 

Councilor Hervey noted that Ms. Nickerson works for Blue Sky and the new Web page was 
designed by Sue Crawford, a neighbor of his. He commended tlie CSC for the table 
discussions during the Town Hall and said everyone enjoyed participating. 

In response to Councilor Hirsch's inquiries, Ms. Mills said 400 to 450 Fair participants 
stayed for the Town Hall. The number of participants for the Fair was approxi~nately the 
same as last year. 

Councilor Hirsch said the Fair and Town Hall had a lot of momentum, and was inspiring and 
informative. He invited the CSC to participate in his Ward meeting 011 May 17. 

Councilor Helvey requested the CSC forward to Council the buy local policy adopted by 
Beiiingham, Washington. 

Councilor Traber congratulated the CSC for the Fair and Town Hall event. He commended 
tlie decision to consider economic vitality and how to make the economy sustainable. This 
is a good way to broaden the definition of buy local first. 

Because there were no other citizens in attendance requesting to speak under Visitors' Propositions, and the 
public hearing was advertised to begin at 7:30 pm, Mayor Manning recessed the meeting from 7: 17 pm until 
7:30 pm. 

VII. PUBLIC HEARINGS 

A. A public hearing to consider a Land Development Code text amendment (LDTI 0-0000 1 - 
FEMA floodplain maps and regulations) 

Mayor Manning reviewed the order of proceedings and opened the public hearing. 
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Declaration o f  Conflicts o f  Interest - None. 

Staff Report 

Senior Planner Potter noted that her presentation and related materials are available on the 
City's Web site at www.ci.corvallis.or,us. She presented background information: . The Federal Emergency Management Agency (FEMA) began a nationwide update 

of the 1 OO-year floodplain maps in 2005. . In December 2010, FEMA completed the Benton County report that included data 
information and the Flood Insurance Rate Map (FIRM) that will become effective 
June 2,201 1. . FEMA's map project digitized the paper FIRM based on local topographic maps 
and, as a result, some floodplait1 boundaries are different than previous boundaries. . No new floodplain studies were done. . The new digital FIRM (DFIRM) will be contained in the FEMA scientific 
engineering report, The Flood Insurance Study for Benton County, Oregon and 
Incorporated Areas dated June 2 , 2 0  1 1. 

a As part of the project, the Oregon Department of Land Conservation and 
Development (DLCD) conducted assessments of floodplain regulations throughout 
Oregon jurisdictions in an effort to identify shortcomings relative to the mandated 
federal National Flood Ins~lrance Program (NFIP) floodplain regulations. . The DLCD identified regulations that must be implemented for the City to remain 
eligible for participation in FEMA's NFIP. . Failure to implement the DFIRM and necessary updated land use regulations by 
June 2, 201 1, will immediately remove the Corvallis community from the NFIP. 

a Banks and ins~trance companies are required to begin using the DFIRM on June 2, 
201 1.  . The Corvallis LDC anticipated occasional updates to FEMA maps and included a 
map refinement process in Chapter 4.5, allowing the City to match FEMA maps 
without an additional land use process. . In some cases, the FEMA map project resulted in flood zone boundary changes 
impacting the Natural Hazards Overlay on the Comprehensive Plan and Zoning 
Maps and the Natural Hazards map. All will be updated via the map refinement 
process in LDC Chapter 4.5. 

a Staff are available to help property owners obtain personalized maps, answer 
questions, and provide assistance through the map update process. 

a The entire text amendment can be viewed on the City's Web site, at the Library, and 
at City Hall. 

Ms. Potter said the revised LDC standards will apply to propel-ties that are partially or 
wholly within the 1 OO-year floodplain on the new FEMA maps. For properties containing 
streams in an area where a FEMA study has not been completed, further study would be 
required in conjunction with development to determine the extent ofany 1 OO-year floodplain 
boundaries. 
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Ms. Potter reviewed proposed text amendments: 

Chapter 1.6 - Definitions 
a Augment and modify the LDC definitions so that the floodplain terminology is 

consistent with mandatory federal NFIP floodplain standards. 

Chapter 2.1 1 - Floodplain Development Permit 
* Implement mandatory Floodplain Development Pennit program and house standards 

(new chapter). 

Chapter 4.5 - Natural Hazard and Hillside Development Provisions 
e Rename this Chapter to Floodplain Provisions. 
e Remove and relocate landslide hazard and hillside development standards. 

Chapter 4.14 - Landslide Hazards and Hillside Development Provisions . Relocated standards from Chapter 4.5 (new chapter). 

In addition, there are "housekeeping" amendments to reflect new and/or changed LDC 
section numbers, terminology, and cross-references. 

Ms. Potter said the proposed changes for Chauter 1.4 -Nonconforming Development are 
related to existing and new definitions. Some definitions in Chapter 1.6 are related to 
floodplain subject matter and with the addition of new definitions, it was more reasonable 
to locate all floodplain related definitions together at the end of Chapter 1.6. 

The new Chapter 2.1 1 will contain two types of land use applications: 
1 .  The floodplain development permit application is processed by staff, similar to a 

building permit, and is required for most types of development activities in the 
floodplain. A list of exempted development activities is included in this Chapter. 

2. The floodplain development permit variance application will be heard by the Land 
Development Hearings Board. This process is limited in scope and has strict review 
criteria since a variance is only allowed under precise conditions. The number of 
granted varial~ces is highly monitored by FEMA. 

The Purposes and Applicability sections of Chapter 4.5 were modified to reflect the federal 
floodplain regulations text. Updated references to the Benton County floodplain study were 
included along with a new section designating the Floodplain Administrator as the City 
Engineer (or designee) and outlining tlie Admi~~istrator's federally mandated responsibilities 
and authority. Language was added to clarify that Partial Protection Floodplain (PPF) 
construction standards must be used when Minimum Assured Development Area (MADA) 
provisions allow development in High Protection Floodplain (HPF) areas. 

Additionally, Cliapter4.5 amendments clarify that 100-year floodplain areas newly annexed 
or identified in future floodplain studies will be designated as HPF. PPF designations will 
riot be allowed on newly identified floodplain property. This is related to the adoption of 
the Natural Features project and findings in the ESSE analysis identifying HPF and PPF 
areas. The only areas allowed as PPF are already i~rbanized areas (e.g., Dixon Creek). 
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Other Chapter 4.5 amendments: . Clarify that a rise in the Base Flood Elevation is not allowed in the 0.2-floodway, 
HPF, or the PPF areas unless allowed by the Administrator under exceptional 
circutnstances (outlined in federal regulations). . Expand use of volumetric exchange in some areas developed with PPF standards 
beyond the current use to areas along the Mill Race and Willamette and Marys 
Rivers. . Augment construction standards to address all topics in the federal standards. . Add new regulations such as below-grade crawlspaces, storage tanlts, on-site 
sewerage systems, non-exempt fences/walls, and others as noted in the staff report. 

No substantive changes have been proposed for the landslide hazard and hillside 
development provisions other than relocating the provisions from Chapter 4.5 to new 
Chapter 4.14. 

Ms. Potter explained that the criteria for a text amendment states that the City shall develop 
and adopt appropriate implementation Ineasures to carry out the policies of the 
Comprehensive Plan and that the LDC may be amended whenever the public necessity, 
convenience, and general welfare req~iires an amendment. 

The proposed changes will bring the LDC and Comprehensive Plan into conformance with 
NFIP regulations. Staff found that the proposed amendment is consistent with the 
applicable Comprehensive Plan Policies and Statewide Planning Goals as required by the 
LDC. 

Following a public hearing, the Planning Cornlnission unanimously recolnrnended approval 
of the text amendment with modifications as outlined in the Notice of Disposition and 
included in Exhibit I o f  the staff report. 

Questions o f  Staff 

Councilor Beilstein: Provide an example of how the changes will impact a property owner 
whose property was not previously within the floodplain, but will be on the new FEMA 
maps. 
Ms. Potter: As the 100-year floodplain is digitally tied to the topography, itenzs out of 
alignn~ent have been rectrjed. In some sitt~ations, the topography expands ozlhvard and 
properties that were not previously in the floodplain will be in the floodplain. It appears 
that more land came out of the floodplain than was added to thejloodplain. Exhibit VIIA, 
provides exanzples and cotnparisons ofproperties impacted by the new maps. 

Councilor Beilstein: A homeowner whose property was outside of the 100-year floodplain 
previously and is now included in the floodplain, would need to purchase flood insurance. 
Ms. Potter: In most cases, this is true. If they own their bonze and owe less than $5,000, 
theflood insurance issue will not arise. lftheir rnortgage is more than $5,000, the mortgage 
holder will require thetn to purchase flood insurance. Staffhas encouraged those property 
owners to work with staff to identify the map changes. In sotne cases, staff has been able 
toprove that alfhough the property is within thefloodplain on the new nzap, the house is not 
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within the floodplain. This can make a difference in flood inszlrance rates. Staffcan assist 
with floodplain detern~ination letters to mortgage holders. 

Councilor Beilstein: More property owners were positively impacted by the map change? 
Ms. Potter: Yes, and since mortgage holders are 117ost likely not notifying those property 
owners, staff has er~couraged citizens to research current status. The City sent notice to 
  no re than 1,300property owners. 

Councilor Raymond: How does MADA relate to the PPF? 
Ms. Potter: Under existing Code, it is not clear how to class a property (HPF or PPF) 
when a floodplain study is required and the property is found to be in the 100-year 
floodplain. Staffwas required to research the Natural Features Project, ESSE analysis, and 
CozincilJindings, to determine which class applies. The findings revealed that any new 

floodplain area is required to be HPF. To alleviate searching for this irzforn7ation each 
time, an amendnzent speczjkally stating that any newly identiJied area is required to be HPF 
has been included in Chapter 3.5. Also, the current LDC is not clear on what construct ion 
standards should be used when properties in HPF utilize MADA standards. The City's PPF 
standards exceed the federal standards; therefore, the nlandatory construction standards 
in this situation would be the City's PPF standards identiJied i17 (he LDC. 

Councilor Raymond: The MADA is part of the City's designation that was required in 
2006? 
Ms. Potter: Without MADA standards, the City ~ iou ld  be subject to "takings" claims. If is 
in effect today and preserves the area while allowing enough developnlent to remove the 
City from any "takings" clainw. 

Councilor Raymond: Clarify the volumetric exchange tool. 
Ms. Potter: PPFproperties in thefloodplains of the Mill Race, and Willa~ette and Marys 
Rivers can use volumetric exchange. Currently, this tool is not allowed on sn~all lots, such 
as lots along Dixon Creek. Expanding the ability to use volzm7etric exchange will allow the 
sinall single-fxi~i?'hon~~s or ~~acant  lots fo trse the tool. Tfolwmetric exchange is a trade of 
Jill for equal area (11oltm7e) on the site so that the overallfloodplain flow ren~ains the same 
or sirnilar. A property owner cannot just dig a hole and change the f loodplai~7~70~~. IF? 
sonle areas, this can nlean a general grwding of a portion of a site to fill it7 another part of 
the site. 

Councilor Hogg: Is there a charge for citizens to work with staff on floodplain map 
determinations or other items related to this issue? 
Ms. Potter: There is no charge. Citizens can contact staff by phone, e-n~ail, or in person. 
Mr. Gibb: The City service isfiee; however, there may be charges for items stcrffdirects 
the property owner to do, such as a n7ap anlendn~ent. 

Public Testinzonv - Stip-porl - None. 

Public Testin~ony - Opposition -None. 

Pzlblic Testin~onv - Neutral - None. 
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Mayor Manning closed the public hearing. 

Final Decision 

Councilors Hirsch and O'Brien, respectively, moved and seconded to approve the Land 
Develop~nent Code Text Amendment (LDT10-00001) contained in Exhibit I, s~~b jec t  to the 
approval of formal findings and an ordinance. The motion passed unanimouslv. 

X. NEW BUSINESS -None. - 

XI. ADJOURNMENT - 

The meeting adjourned at 8:06 pm. 

APPROVED: 

ATTEST: 

CITY RECORDER 

Council Min~~tes - April 4,20 1 1 
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Memorandum 
To: Mayor and City Council 

From: Ken Gibb, Community Development 

Date: March 31,201 1 

Subject: Staff Response to Council Questions from the March 2 ? ,  201 1, 
Brooklane Heights Public Hearing 

During the March 21, 2011, public hearing on the Brooklane Heights Conceptual and 
Detailed Development Plan, and Tentative Subdivision Plat (PLD06-00018, SUB06-00006), 
the written record was held open for seven days to provide additional time for the public 
to submit testimony. Deliberations on the subject application were scheduled to occur 
during the noon meeting on April 4, 201 1. Because the Council did not deliberate on the 
same evening as the public hearing, the Council asked staff to prepare responses to 
preliminary Council questions to be considered during the April 4, 201 I ,  deliberations. 

Questions asked by Councilors during the public hearing, or via email following the close 
of the public hearing, are presented below, followed by staff responses. The responses are 
purposely brief, and at Council's request staff is prepared to elaborate on these responses 
during deliberations. 

Councilor Beilstein 

Mass grading could occur before individual lot grading. Will there be protection 
from erosion if development of the site does not continue beyond the mass grading? 

Yes. The grading activities will require the applicants to obtain erosion control permits. 
The permits will require preventative measures such as silt fences, mulching, andlor 
sediment barriers on drainage structures. The developers will also be required to re- 
establish vegetation on disturbed soils. Erosion control measures will be required in 
relation to any grading on the site, including mass grading and individual lot grading. 

ts there a failure in the storm pfan regarding Brookfane Park Estates with drainage 
from the undeveloped Brooklane Heights property? What impact will Brooklane 
Heights have on Brooklane Parks Estates, more water, less water? 

Knowing that the proposed Brooklane Heights deveiopment is largely in an undeveloped 
state, the drainage coming off of the land represents the natural drainage patterns. Staff 
are aware that when Brooktane Park Estates was developed there "ere problems 
associated with the drainage coming off of the Brookiane Heights property. Brooklane 
Park Estates developers did not account for the drainage off of the hillside above them. 
It is s tars understanding that additional gradinglditching was done on the north side of the 
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access road behind Brooklane Park Estates to address the drainage from the hillside and 
this has, for the most part, addressed the issues. 

The development of Brooklane Heights will intercept a portion of the stormwater from the 
subject site and direct it into engineered drainage facilities. Those facilities will direct the 
water into existing public storm drainage pipes located within Brooklane Park Estates. The 
surface water coming off the hillside into Brooklane Park Estates should be lessened. 

The development of the Brooklane Heights site is unlikely to adversely impact the native 
stands of trees through changes in stormwater patterns. Looking at neighboring 
developments such as Fairhaven Heights and County Club Heights where streets and lots 
were developed not just around stands of Oregon White Oaks, but within them, the trees 
appear to be healthy. Further from the site, but developed similarly to Brooklane Heights 
with curbed streets and piped drainage systems, the Witham Hill area has developed within 
stands of Oregon White Oaks and those trees also appear to be healthy. 

Did staff consider the optimal location of the detention facilities? Did the large Oak 
play into the decision? 

Staff extensively reviewed the applicant's plans for locations of the storm drainagefacilities. 
Detention and water quality facilities need to be located down stream of development in 
order to mitigate the impacts associated with the development. The Central detention vault 
and associated water quality facility and piping have a limited area that it can be located 
within because they need to be down slope and down stream of the development, and 
above the public storm drain inlet provided by Brooklane Park Estates. Considerations for 
slopes, grading, access to the vault, setbacks, compatibility, and impacts to trees were 
considered in locating the proposed facilities. 

When evaluating the applicant's proposal, all of the affected significant trees were 
considered, including the 48" Oak. It should be noted that according to previously 
submitted tree inventories, there are other 48" Oak trees present on the site. 

The proposed location of the central detention vault in Tract B places it between two lots. 
Those two lots are higher in elevation than the proposed vault due to the natural 
topography. If the proposed vault were to move down slope, the Wo lots would appear 
higher than what is proposed. With the vault acting as "fill", the height difference is 
lessened. Also, with the vault in the proposed location, the fill slope against the vault will 
line up with the fill slope for the lot to the east. If the vault were moved down slope, it would 
visually protrude more from the topography. 
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Councilor O'Brien 

Is the Council required to considerthe stormwater plan in concert with the individual 
lot grading plans? 

The applicant is required to comply with Conditions of Approval 20 and 27. Condition of 
Approval 27, states: 

Lot Grading and Structures -Mass grading shall be limited to the areas shown on the 
grading plan identified as Drawing X - Brooklane Heights Grading and Tree Preservation 
Plan, and Drawing Y - Brooklane Heights Cut/Fill Analysis (Exhibits D.l, 2). Cuts and fills 
in the areas permitted to be mass graded shall not exceed the measurements shown in 
Drawing Y. All mass graded areas, as shown in Drawing Y shall be engineered and 
constructed such that retaining walls are neither required nor used. 

Prior to grading and excavation activities in areas not approved for mass grading, as shown 
in Drawing Y (Exhibit D.2), the applicant shall obtain approval by the City Council through 
a public hearing review process, detailing how the grading plan(s) for development on 
individual lots are consistent with Comprehensive Plan Policy 4.6.7. 

In Staff's view, this condition does not require lot grading plans to be submitted at the same 
time as stormwater plans. It does require areas not previously approved to be graded to 
be evaluated through a public hearing process to determine consistency with 
Comprehensive Plan policy 4.6.7. To install the proposed stormwater facilities, it is 
necessary to grade in areas outside of what was previously approved. Consequently, the 
applicant provided detailed grading plans (using I-ft contours) associated with the 
installation of the stormwater facilities. This grading plan was evaluated by Staff and the 
City Council through a public hearing process. Staff believe the grading plan is consistent 
with Comprehensive Plan policy 4.6.7 and meets the requirements of Condition of Approval 
27. 

Plans for residential subdivision applications are evaluated to determine if the existing or 
proposed public stormwater system can accommodate stormwater generated from 
proposed lots. The Brooklane Heights applicant has designed their stormwater system 
accordingly, based on conservative estimates of the volume of stormwater that would be 
directed into the public system from impervious surface areas on all proposed lots. 
Therefore, the stormwater impacts resulting from individual lot development and grading 
have been accommodated by the proposed stormwater system. In addition to this review, 
when individual lots are developed, stormwater will be required to be managed to City 
standards through the Building Permit process. In summary, the proposed stormwater 
system has been designed to accommodate the total volume of stormwater generated on 
the site, including lots, and when each lot is developed it will be required to meet 
stormwater management standards of the Building Code. 
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What is the affect of individual lot grading o n  the drainage plan? 
The proposed drainage plan takes the mass graded and future individual lot grading into 
consideration. Individual lot grading should not have an adverse impact on the site's 
drainage plan. It is the City's policy that when individual lots develop they provide drainage 
from the site to a weep hole in the curb. Storm drainage would then be directed into the 
engineered storm drainage system. Individual lot grading will typically be done to provide 
a flat(er) lot for development. The nature of a flat lot will aid in the ability to drain the lot to 
the weep holes in the curbs. For most of the lots located below the roads, dedicated storm 
drainage pipes are proposed on the low sides of the lots to drain into, making a direct 
connection to the engineered drainage system. Pipes have been "sized" to allow of this 
stormwater to flow from all lots within the development. 

Public testimony asserts that the stormwater proposal is not sufficient s ince the 
exact location of water pipes on  lots has  not been shown,  and placement of 12 inch 
pipes on the back of lots will affect stormwater plans. Please respond to  this 
concern. 

The location of all proposed pipes has been shown in the stormwater plan, including 
information about pipe sizes. Where required due to the site's topography, private pipes 
located at the backs of lots are proposed and shown. Those pipes will be used for private 
lot drainage, such as roof down spouts. Typically, water from impervious surfaces on 
individual lots is collected and piped to weep holes in the curbs. In many cases, lots on the 
downhill side of streets can not drain to the street. Those lots, in this proposal, will require 
an individual connection to the proposed pipes located at the back of the lots and the 
connection will be reviewed with the Building Permits. Calculations used in developing the 
proposed stormwater plan accounted for water from the entire site, including lots. The 
information provided by the applicant demonstrates that the proposed stormwater plan 
complies with applicable standards in Appendix F of the Stormwater Master Plan, as 
required by Condition of Approval 20. 

Are some Significant Trees a s  defined by the LDC more significant than other 
Significant Trees? 

Under the 1993 Land Development Code, which is the applicable Code for this application, 
trees with trunk diameters of 8 inches or greater are considered Significant. The Code 
does not define any degree of significance beyond that. The site contains approximately 
454-Significant Trees. Under the current proposal approximately 385, or 85% of Significant 
Trees will be preserved. Of the Significant trees to be preserved at least 3 are greater than 
40 inches in diameter, including two trees that are 48 inches in diameter; approximately 13 
trees are between 30 - 39 inches in diameter; and, approximately 44 trees are between 20 - 
29 inches in diameter. The remaining Significant trees have trunk diameters of between 8 - 
19 inches. Most Significant trees will be in Tracts that will not be developed except for 
required stormwater facilities. These open space tracts contain tree groves and account 
for approximately 42% of the total project site. 
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Several pieces of addition written testimony were submitted after the close of the 
public hearing. Please respond to issues raised in testimony. 

Staff will thoroughly review written testimony and will be prepared to respond to Council 
questions regarding the context and relevancy of this testimony, as appropriate. 

Councilor Ravmond 

Explain the proposed storm water system. Did Parks have a recommendation for 
drainage to the wetlands? What is the effect of the proposed storm drainage to the 
wetlands? 

Proposed streets within the development will intercept a portion of the existing stormwater 
flows on the surface of the site. Along with the streets, roofs and driveways will also collect 
stormwater. The stormwater will be directed to gutters along the streets to catch basins 
and the engineered storm drainage system. There are three basins on the site, an east, 
central, and west, each with its own stormwater system. The engineered system, through 
pipes and open channels, will direct stormwater to the three detention vaults and 
StormFilter vaults before being directed to the existing stormwater system on Brooklane 
Drive and through Brooklane Park Estates. The existing system directs stormwater into the 
Marys River Natural Area wetlands. 

Parks and Recreation staff have been involved in the review and discussion of the 
applications from the beginning. Knowing that the development will be required to meet 
City standards for detention and water quality, they have not expressed any concerns. 

The development should have no effect on the storm drainage to the wetlands. City 
standards require that stormwater flow rates will be released from the site at pre- 
developed conditions for the 2 year through 10 year storm events. The applicant's design 
exceeds the City's standards. Water quality to the wetlands should not be affected with the 
implementation of the City's water quality standards. The applicants have chosen a facility 
that exceeds the City's standard of 70% removal of Total Suspended Solids. 

Councilor Mervev 

What sort of maintenance and long term costs are involved with the proposed 
facilities? 

The detention vaults will be constructed out of reinforced concrete. The industry typically 
expects an 80 to 100 year life from these types of structures. Structure maintenance may 
include grouting or patching of cracks and spalls in the concrete. Routine maintenance 
(once every several years) will involve the removal of accumulated sediment from the 
bottom of the vault. This work will typically be done with a vactor truck by City crews. This 
type of work is already being petformed by City crews and existing equipment on catch 
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basins, manholes, and existing underground detention tanks. Costs should be comparable 
to maintenance of detention ponds that would require sediment removal with an excavator 
and the need to reestablish vegetation. 

The StormFilter vaults are also constructed out of reinforced concrete and should have a 
design life similar to the above. The manufacturer recommends yearly inspections and 
maintenance every 2 to 3 years. The City crews and existing equipment will likely be 
performing the maintenance on these facilities. Per the manufacturer, replacement 
cartridges cost $65 each. Besides replacing the cartridges, the units will be cleaned out 
with a vactor truck, just like a catch basin would be cleaned out with the same equipment. 
The manufacturer also stated that if the City was to contract out the entire maintenance 
operation, it would cost less than $275 per cartridge at each occurrence that maintenance 
is performed. 

What is the life of the filters and how much do they cost to replace? 

Per the above and per the manufacturer, filter cartridges typically last 2 to 3 years and cost 
$65 each. This project has a total of 10 filter cartridges proposed. If a private contractor 
performed the required maintenance it would cost approximately $2750 every two to three 
years to replace cartridges and clean the units (I 0 cartridges x $275). Funding to maintain 
public stormwater facilities comes from stormwater utility fees. 

Could staff clarify the warranty bond? 

The warranty bond required on stormwater facilities is for 2 years after acceptance of the 
facility by the City. This warranty bond goes hand in hand with a Stormwater Facilities 
Agreement. The agreement states that the developer shall be responsible for the warranty 
and maintenance of the facility for 2 years. At the end of the 2 year warranty period, City 
staff conduct an inspection of the facility, noting any deficiency in the structure or 
maintenance needs. If any deficiencies are found, the developer is notified. Once 
maintenance or repairs have been performed to the satisfaction of the City, the facilities are 
removed from warranty and the bonds are released to the developer. At this point the City 
takes full ownership of the facility, including maintenance and repair. 

Councilor Hoqg 

Condition 20 (from Order #2010-0007) talks about infiltration facilities being a 
recommended means of meeting water quality requirements, however it also talks 
about not infiltrating on slopes of more than 10%. The site is generally more than 
10%. How does this condition apply to this site? 

The City's Land Development Code requires that detention facilities maximize infiltration. 
Because of this, most conditions of approval regarding detention facilities include a 
statement about infiltrating stormwater. However, the City's Stormwater Master Plan, 
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Appendix F states that infiltration shall not be allowed in areas with slopes over 10%. in 
the case of this appiication, the geotechnical report specifically recommends against 
infiltration and recommends lining open facilities. Because it is a goal of the City to 
promote infiltration of stormwater, conditions of approval often contain language about 
infiltration, even though in this case it is not feasible. 

Review and Corncur 
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Gibb, Ken 

From: Gibb, Ken 

Sent: Monday, April 04, 201 1 8:53 AM 

To : Ward 3 

Cc: Nelson, Jon; Young, Kevin; Richardson, Robert; City Attorney Brewer 

Subject: RE: Mitigation 1 Compensating benefits 

Good morning Richard, 

In the current LDC (2006) there are requirements to provide compensating benefits for requested 
variations from Code standards. This provision was not in the 1993 LDC, which applies to this application. 
In this case the applicant is not requesting to vary from standards in their request to remove additional 
trees. The applicant is requesting to remove trees in order to install a stormwater system. Removing 
these trees should be evaluated against the tree preservation criteria in (1993) LDC Section 4.2.20.q 
which says that signific'ant trees should be preserved "to the greatest extent practicable", and against 
Comprehensive Plan Policy 4.6.7, which is the criteria identified in Condition of Approval 27. As we noted 
in the staff memo responding to Council questions, 85% of the 454 trees on the site that are classified as 
significant, will be preserved under the proposal before the Council. 

The applicant is removing 14 trees near the large detention vault, and one tree near the stormwater pipe 
in Tract C. The applicant proposes to replace the 14 removed trees with 14 new trees. Staff has 
recommended a condition of approval requiring two trees to be planted to replace the one tree removed 
near the stormwater pipe. 
As proposed and conditioned, Staff has concluded the trees on the site are being preserved to the 
greatest extent practicable, and the replacement trees help the proposal achieve consistency with 
Comprehensive Plan Policy 4.6.7. Of course, the Council will make the final decision on consistency with 
the policy through this land use decision. 

I hope that this response is helpful. 

Ken 

From: ward3 [mailto:ward3@council.ci.corvallis.or.us] 
Sent: Sunday, April 03, 2011 2:58 PM 
To: Gibb, Ken; Nelson, Jon 
Subject: Mitigation / Compensating benefits 

Kenn, 

Early on in my council service I worked to obtain an understanding of what is meant by "compensating 
benefit". My memory is that a compensating benefit under the current LDC for Corvallis is whatever the 
council determines to be a compensating benefit. Is that correct? 

In tomorrow's council decision we are asked to approve "mitigation" of the removal of 14 trees which were 
planned to be saved in the previous decision by the planting of 14 new trees. Could you provide some 
guidance on what "mitigation" means in this context? Is it the earlier land code's version of 
"compensating benefit" and thus open to council interpretation? Or is there more guidance available? 

Richard . 
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From: bethany.s.reeves@state.sr.us [mailto:bethany.s.reeves@state.or.us] 
Sent: Wednesday, March 16,201 1 3 :07 PM 
To: ward3@council.ci.corvallis.or.us 
Subject: <web>Trip to Conference. .. 

This is an inquiry e-mail via Contact Us form: 
Bethany Reeves 
bethany.s.reeves@state.or.us 
503-378-8066 prefer phone contact: no 

Hi, Mr. Hervey. 
This is Bethany Reeves, fiom the Oregon Government Ethics Commission. 

Thank you for your ethics inquiry today. 

I just wanted to add one more note, that if you accept food, lodging, travel or conference 
registration fees under the exception in ORS 244.020(6)(b)(F+), you would need to report 
the value of the items recieved on your annual Statement of Economic Interest. However, 
that is only true if you accept the food/lodging/travel/registration in your capacity as a 
public official who is required to file the SEI. If you accept those items in the capacity of 
a public official who is not required to file an SEI, you would not be required to list it on 
the SEI. You could choose to include this information, but you would not be required to. 

If you accept those items in 201 1, they would be reported on the April 15,2012 SEI, 
which would be due if you hold a position as a public official that is required to file an 
SEI on April 15, 2012, (If you do not hold a position as a public official who is required 
to file an SEI on April 15,2012, the items you accept under the "Hi' exception in 201 1 
would not be reported at all.) 

Please call again if you any other questions. 

Bethany Reeves 
Program AnalystITrainer 
Oregon Government Ethics Commission 
321 8 Pringle Rd SE, Suite 220 
Salem, OR 97302 
Phone: 503-378-8066 
Fax: 503-378-1456 
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Jim Brewer 

From: 
Sent: 
To: 
Subject: 

Jim Brewer - 
Monday, April 04, 201 1 '1 0:24 AM 
'Susan Morre' 
RE: Brooklane Heights Deliberations 

Hi, Susan: 

Requests for our office to provide legal advice in general and written work product need to come from the City Council 
or Staff. 

Having said that, here are the definitions of "conflict of interest" and "potential conflict of interest" from the Oregon 
Revised Statutes. They seem fairly clear: 

(I) "Actual conflict of interest" means any action or any decision or recommendation by a person acting in a 
capacity as a public official, the effect of which would be to the private pecuniary benefit or detriment of the 
person or the person's relative or any business with which the person or a relative of the person is associated 
unless the pecuniary benefit or detriment arises out of circumstances described in subsection (12) of this 
section. 

(2) L L B ~ ~ i n e ~ ~ "  means any corporation, partnership, proprietorship, firm, enterprise, franchise, association, 
organization, self-employed individual and any other legal entity operated for economic gain but excluding any 
income-producing not-for-profit corporation that is tax exempt under section 501(c) of the Internal Revenue 
Code with which a public official or a relative of the public official is associated only as a member or board 
director or in a nonremunerative capacity. 

(3) "Business with which the person is associated" means: 

(a) Any private business or closely held corporation of which the person or the person's relative is a director, 
officer, owner or employee, or agent or any private business or closely held corporation in which the person or 
the person's relative owns or has owned stock, another form of equity interest, stock options or debt instruments 
worth $1,000 or more at any point in the preceding calendar year; 

(b) Any publicly held corporation in which the person or the person's relative owns or has owned $100,000 or 
more in stock or another form of equity interest, stock options or debt instruments at any point in the preceding 
calendar year; 

(c) Any publicly held corporation of which the person or the person's relative is a director or officer; or 

(d) For public officials required to file a statement of economic interest under ORS 244.050, any business listed 
as a source of income as required under ORS 244.060 (3). 

(4) "Candidate" means an individual for whom a declaration of candidacy, nominating petition or certificate of 
nomination to public office has been filed or whose name is printed on a ballot or is expected to be or has been 
presented, with the individual's consent, for nomination or election to public office. 

(5) "Development commission" means any entity that has the authority to purchase, develop, improve or lease 
land or the authority to operate or direct the use of land. This authority must be more than ministerial. 
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(6)(a) "Gift" means something of economic value given to a public official, a candidate or a relative or member 
of the household of the public official or candidate: 

(A) Without valuable consideration of equivalent value, including the full or partial forgiveness of indebtednes: 
which is not extended to others who are not public officials or candidates or the relatives or members of the 
household of public officials or candidates on the same terms and conditions; or 

(B) For valuable consideration less than that required from others who are not public officials or candidates. 

(b) "Gift" does not mean: 

(A) Contributions as defined in ORS 260.005. 

(B) Gifts from relatives or members of the household of the public official or candidate. 

(C) An unsolicited token or award of appreciation in the form of a plaque, trophy, desk item, wall memento or 
similar item, with a resale value reasonably expected to be less than $25. 

(D) Informational or program material, publications or subscriptions related to the recipient's performance of 
official duties. 

(E) Admission provided to or the cost of food or beverage consumed by a public official, or a member of the 
household or staff of the public official when accompanying the public official, at a reception, meal or meeting 
held by an organization when the public official represents state government as defined in ORS 174.11 1, a local 
government as defined in ORS 174.116 or a special government body as defined in ORS 174.117. 

(F) Reasonable expenses paid by any unit of the federal government, a state or local government, a Native 
American tribe that is recognized by federal law or formally acknowledged by a state, a membership 
organization to which a public body as defined in ORS 174.109 pays membership dues or a not-for-profit 
corporation that is tax exempt under section 501(c)(3) of the Internal Revenue Code, for attendance at a 
convention, fact-finding mission or trip, conference or other meeting if the public official is scheduled to deliver 
a speech, make a presentation, participate on a panel or represent state government as defined in ORS 174.11 1, 
a local government as defined in ORS 174.1 16 or a special government body as defined in ORS 174.1 17. 

(G) Contributions made to a legal expense trust fund established under ORS 244.209 for the benefit of the 
public official. 

(H) Reasonable food, travel or lodging expenses provided to a public official, a relative of the public official 
accompanying the public official, a member of the household of the public official accompanying the public 
official or a staff member of the public official accompanying the public official, when the public official is 
representing state government as defined in ORS 174.1 11, a local government as defined in ORS 174.1 16 or a 
special government body as defined in ORS 174.117: 

(i) On an officially sanctioned trade-promotion or fact-finding mission; or 

(ii) In officially designated negotiations, or economic development activities, where receipt of the expenses is 
approved in advance. 

(I) Food or beverage consumed by a public official acting in an official capacity: 
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(i) In association with the review, approval, execution of documents or closing of a borrowing, investment or 
other financial transaction, including any business agreement between state government as defined in ORS 
174.1 11, a local government as defined in ORS 174.116 or a special government body as defined in ORS 
174.1 17 and a private entity or public body as defined in ORS 174.109; 

(ii) While engaged in due diligence research or presentations by the office of the State Treasurer related to an 
existing or proposed investment or borrowing; or 

(iii) While engaged in a meeting of an advisory, governance or policy-making body of a corporation, 
partnership or other entity in which the office of the State Treasurer has invested moneys. 

(J) Waiver or discount of registration expenses or materials provided to a public official or candidate at a 
continuing education event that the public official or candidate may attend to satisfy a professional licensing 
requirement. 

(K) Expenses provided by one public official to another public official for travel inside this state to or from an 
event that bears a relationship to the receiving public official's office and at which the official participates in an 
official capacity. 

(L) Food or beverage consumed by a public official or candidate at a reception where the food or beverage is 
provided as an incidental part of the reception and no cost is placed on the food or beverage. 

(M) Entertainment provided to a public official or candidate or a relative or member of the household of the 
public official or candidate that is incidental to the main purpose of another event. 

(N) Entertainment provided to a public official or a relative or member of the household of the public official 
where the public official is acting in an official capacity while representing state government as defined in ORS 
174.1 1 1, a local government as defined in ORS 174.1 16 or a special government body as defined in ORS 
174.117 for a ceremonial purpose. 

(0) Anything of economic value offered to or solicited or received by a public official or candidate, or a relative 
or member of the household of the public official or candidate: 

(i) As part of the usual and customary practice of the person's private business, or the person's employment or 
position as a volunteer with a private business, corporation, partnership, proprietorship, firm, enterprise, 
franchise, association, organization, not-for-profit corporation or other legal entity operated for economic value; 
and 

(ii) That bears no relationship to the public official's or candidate's holding of, or candidacy for, the official 
position or public office. 

(P) Reasonable expenses paid to a public school employee for accompanying students on an educational trip. 

(7) "Honorarium" means a payment or something of economic value given to a public official in exchange for 
services upon which custom or propriety prevents the setting of a price. Services include, but are not limited to, 
speeches or other services rendered in connection with an event. 

(8) "Income" means income of any nature derived from any source, including, but not limited to, any salary, 
wage, advance, payment, dividend, interest, rent, honorarium, return of capital, forgiveness of indebtedness, or 
anything of economic value. 
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(9) "Legislative or administrative interest" means an economic interest, distinct from that of the general public, 
in: 

(a) Any matter subject to the decision or vote of the public official acting in the public official's capacity as a . 

public official; or 

(b) Any matter that would be subject to the decision or vote of the candidate who, if elected, would be acting in 
the capacity of a public official. 

(10) "Member of the household" means any person who resides with the public official or candidate. 

(1 1) "Planning commission" means a county planning commission created under ORS chapter 215 or a city 
planning commission created under ORS chapter 227. 

(12) "Potential conflict of interest" means any action or any decision or recommendation by a person acting in a 
capacity as a public official, the effect of which could be to the private pecuniary benefit or detriment of the 
person or the person's relative, or a business with which the person or the person's relative is associated, unless 
the pecuniary benefit or detriment arises out of the following: 

(a) An interest or membership in a particular business, industry, occupation or other class required by law as a 
prerequisite to the holding by the person of the office or position. 

(b) Any action in the person's official capacity which would affect to the same degree a class consisting of all 
inhabitants of the state, or a smaller class consisting of an industry, occupation or other group including one of 
which or in which the person, or the person's relative or business with which the person or the person's relative 
is associated, is a member or is engaged. 

(c) Membership in or membership on the board of directors of a nonprofit corporation that is tax-exempt under 
section 501(c) of the Internal Revenue Code. 

(13) "Public office" has the meaning given that term in ORS 260.005. 

(14) "Public official" means any person who, when an alleged violation of this chapter occurs, is serving the 
State of Oregon or any of its political subdivisions or any other public body as defined in ORS 174.109 as an 
elected official, appointed official, employee or agent, irrespective of whether the person is compensated for the 
services. 

(1 5) "Relative" means: 

(a) The spouse of the public official or candidate; 

(b) Any children of the public official or of the public official's spouse; 

(c) Any children of the candidate or of the candidate's spouse; 

(d) Siblings, spouses of siblings or parents of the public official or of the public official's spouse; 

(e) Siblings, spouses of siblings or parents of the candidate or of the candidate's spouse; 

(f) Any individual for whom the public official or candidate has a legal support obligation; 
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(g) Any individual for whom the public official provides benefits arising from the public official's public 
employment or from whom the public official receives benefits arising from that individual's employment; or 

(h) Any individual from whom the candidate receives benefits arising from that individual's employment. 

(16) "Statement of economic interest" means a statement as described by ORS 244.060 or 244.070. 

(17) "Zoning commission" means an entity to which is delegated at least some of the discretionary authority of 
a planning commission or governing body relating to zoning and land use matters. 

O.R.S. 244.020 

Based on the plain language of these definitions (you should also checlc ORS 260.005 related to political contributions), 
you don't seem to have described an actual or potential conflict of interest. 

I also assure you that I am not a member of the Council Leadership, nor do I have a relationship with the developer. I 
assume that was the result of a cut and paste from some other correspondence with someone else. 

Jim Brewer 

From: Susan Morre - - 
Sent: Sunday, April 03, 2011 7:06 PM 
To: 'City Attorney Brewer' 
Cc: 'Council' 
Subjecl: RE: Brooklane Heights Deliberations 

Hi Jim, 

At one of the previous Brooklane Heights hearings, I asked the City Attorney to please inform us about the exact interpretation of the 
City's conflict of interest policy. City Attorney Scott Fewell noted that the conflict of interest policy applies to council members and 
their families. 

By way if this email, I am requesting written clarification of the City's conflict of interest policy, because I am concerned that one of 
the Council members has a serious conflict of interest and should recuse himself from any deliberations or vote on the Brooklane 
Heights application. We raised this issue at the previous City Council hearing last year, but have not had it addressed in writing. It is 
based on several factors: 

1 - Mark O'Brien is a close friend of the applicant's representative Scott Wright and spent several hours socializing with him (vineyard 
touring for his wife's birthday with a few couples) just before his project hearing. Knowing that he was about to hear this 
controversial application again, that seems like an ill-advised party invitation. 

2 - One of the developers, Forrest Evashevski, who is in partnership with Steve Schaberg on the development of both Oakmont and 
Brooklane Heights, was a contributor to Mark's campaign for City Council. 

3 - People who have been following this case for the past four years have requested that the council hold their deliberations at the 
evening meeting instead of the noon meeting so people with day jobs can attend. The council leadership committee, which consists of 
our new mayor, you, and Hal Brauner, denied that request. With your questionable ties to the applicant, this represents another 
obstruction of transparent democratic process. 

This combination of factors gives the appearance of bias and Mark's participation in the hearing may run afoul of the city's conflict of 
interest policy. It may warrant his abstaining from a vote on this project. 

We ask that the City Attorney reply to all of us for clarification on this matter. 

Page 158-n 



Thank you very much. 

Sincerely, 

Susan Morre 

-----Original Message----- 
From: Mark O'Brien [mailto:ward 1 @council.ci.corvallis.or.t~sl 
Sent: Tuesday, March 29,201 1 2 5 6  PM 
To : 
Subject: Re: Brooklane Helgne u~l~berations 

Marilyn, 

I wanted to share with you that Visitor Propositions for the April 4th 
meeting are scheduled for 7pm. 

Regards, 
Mark O'Brien 
Councilor Ward I 

> I just talked with someone who has gone thru this. She said our only 
recourse is to lobby the council members. And if that fails, we should 
go to the visitors prop at the noon meeting and make the request. 
> 
> Sent: Monday, March 28, 201 1 1 1 :37:30 AM 
> Subject: FW: Brooklane Heights Deliberations 
> Brooklane Heights Deliberations 

> Dear Mayor, 

> Last week we requested that the City Council hold its deliberations at 
the 
> April 4 th evening meeting so people with day jobs could attend. Please 
see the response below that we received from the City ManagerdeTMs 
office. 
> 
> Who has the authority to change the meeting to the evening as requested 
by 
> local residents who are unable to attend during the daytime? This is not 
a 
> simple business matter, and I think the opportunity for democratic 
involvement in hearing the deliberations warrants an evening hearing. 
> 
> 
> 
> Please advise us if you are able to move the meeting to the evening, or 
if 
> there is another process to follow to make that request. Thank you for 
considering providing a more transparent process for our community. 
> 
> Sincerely, 
> 
> Susan Morre 
> 
> From: Mullens, Carrie [mailto:carrie.m~~Ilens@ci.corvallis.or.us] On 
Behalf 
> Of City Manager 
> Sent: Monday, March 28, 201 1 10:28 AM 
> To: Ward I ; Ward 2; Ward 3; Ward 4; Ward 5;  Ward 6; Ward 7; Ward 8; Ward 
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9; susanmorre@ t; ralphwaldron6 
> Cc: Louie, Kathy; Gibb, Ken; City Manager 
> Subject: Brooklane Heights Deliberations 
> 
> 
> 
> Consistent with what was announced at the March 21 Council meeting, 
Brooklane Heights deliberations will be held during the noon meeting on 
April 4, 20 1 1. 
> 
> Thank you. 
> 
> 

No virus found in this message. 
Checked by AVG - www.avg.com 
Version: 10.0.1209 / Virus Database: 1500/3544 - Release Date: 04/01/11 
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AIRPORT COMMISSION 
MINUTES 

March 1, 2011 
DRAFT 

 
 
Present 
Dan Allen, Chair 
Bill Gleaves, Vice Chair 
Louise Parsons 
Todd Brown 
Vince Remcho 
Bill Dean 
 
Rod Berklund 
Biff Traber, Council Liaison 
 
Absent 
Brian Wall 

Staff 
Dan Mason, Public Works 
Lisa Namba, Public Works 
 
Visitors 
Ty Parsons, Oregon Pilots Association 
Lanny Zoeller 
Jack Mykrantz 
Bill Ford, Corvallis Benton Chamber 
Coalition 
 

 
SUMMARY OF DISCUSSION 
 

Agenda Item Information 
Only 

Held for 
Further 
Review 

Recommendations 

I. Open Meeting, Introductions X   

II. Review of February 1, 2011 Minutes   Approved 

III.   Visitor Comments X   

IV. Old Business  
         •  Funding Future Infrastructure 

Construction at the Airport 
 X  

V. New Business  
•  Airport Land Lease Rate Market 
Adjustment  

 X  

VI. Information Sharing 
•  Update on Airport 
•  Update on AIP 
•  Update on City Council 
•  Update on AIP Committee 
•  Monthly Financial Report 

X 
X 

n/a 
X 
X 
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CONTENT OF DISCUSSION 
 
I. Open Meeting, Introductions 

Chair Allen called the meeting to order and those present introduced themselves. 
 
II. Review of Minutes 

Vice-Chair Gleaves moved to approve the minutes; Commissioner Brown seconded the motion and the 
minutes were approved unanimously. 
 

III. Visitor Comments  
Lanny Zoeller reported on the Corvallis chapter of the Oregon Pilots Association.  He noted that the 
Association is dissolving as a result of not receiving dues for four years.  The plan for remaining funds is 
to support the City’s effort to create 24/7 access to the restroom in the main hangar.  Members will be 
notified accordingly.  

   
IV. Old Business 
 Funding Future Infrastructure Construction at the Airport 

Ms. Namba provided information regarding the list of potential projects at the Airport and Airport 
Industrial Park (AIP).  She discussed the various staff reports in the packet, including a 2008 memo from 
the Public Works and Finance Director to the Administrative Services Committee of the City Council on 
a loan that would pay for the project.  Language in the memo discussed recovering the costs by assessing 
a wetland mitigation fee on future leases in this area.  Staff included the memo in today’s discussion as 
background on the City’s intent to recover costs associated with wetland mitigation.  
 
Ms. Namba reviewed the four options originally presented for recovering the cost of wetland mitigation 
through leases of parcels in the shovel-ready area: recovering costs in the first year of each lease, over a 
fairly short period of time, near the end of the lease, or over a longer period of time.  She noted the fifth 
option, to not recover the costs, that was suggested in an earlier Airport Commission meeting. 
 
Commissioner Dean expressed concern that future tenants not be burdened by recovering the costs 
associated with the wetland mitigation.  Commissioner Remcho agreed that the intent is to have the AIP 
become more attractive and competitive to future tenants, and that cost recovery may inhibit this.  In 
response to a question, Mr. Mason confirmed that the wetland mitigation recovery costs are intended to 
apply to new tenant leases in the shovel ready area.  Commissioner Parson wondered if recovering the 
costs over a longer period of time would balance the overall needs of the Airport and AIP with the need 
to keep the lease rates in the AIP competitive.  Commissioner Gleaves expressed concern that having 
different lease rates in different parts of the property would be too complex and favors adding a small fee 
to all new leases to mitigate wetlands on any portion of the Airport and AIP.  In response to a question, 
Mr. Mason said the lease rate in the AIP is approximately $350 per acre per month.  He noted that 
industrial land anywhere else in Corvallis is likely to have wetlands and mitigation costs are currently a 
minimum of $60,000 per acre. 
 
Chair Allen suggested discussing the proposed AIP lease rate adjustments and wetland costs recovery 
together, since they are closely related.  Mr. Mason provided historical background on how lease options 
have been reviewed and updated over the last eight to ten years.  The current City Council lease policy 
for the Airport and AIP requires that lease rates be adjusted every five years to ten percent of the 
appraised market value of the property.  This applies to newer leases that have this language and new 
leases.   Using this methodology results in much higher lease rates than the current rates.  Mr. Mason 
noted that when the appraisal was done five years ago, the resulting rate for the Airport property seemed 
reasonable and was adjusted accordingly, but the AIP rate would have been doubled.  The Airport 
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Commission recommended and Council adopted a much smaller increase for the AIP.  Vice-Chair 
Gleaves expressed concern over amending current leases to implement higher rates.  While he clearly 
noted that he has a conflict of interest, his feeling was that it will leave current tenants uneasy as to 
where the rates may go in the future.   
 
In response to a question by Vice-Chair Gleaves, Mr. Mason confirmed that the Municipal Airport and 
Industrial Park Lease policy was reviewed in 2010 by the Airport Commission and approved by City 
Council.  Commissioner Berklund suggested that a more appropriate approach than the appraisal would 
be to determine the total costs to provide the property with infrastructure and then set a per-acre charge 
for both wetland mitigation and infrastructure improvements that would recoup those costs over an 
extended period of time, perhaps the term of the lease.  Commissioner Brown noted that there seems to 
be a conflict within the Council policy.  In one section it mentions charging an appropriate “fair market 
rate” for leases and in another section sets the rate at ten percent of the appraised value.  These two 
sections don’t necessarily lead to the same conclusion on an appropriate rate.  In response to discussion 
on this topic, Mr. Mason offered to provide a copy of the latest appraisal for Commission members to 
review.  He provided additional information on the lease rates for land at nearby Airports that were 
provided as comparables in the appraisal report.   
 
Chair Allen suggested that, from a marketing standpoint, the wetland mitigation cost recovery should not 
be called out as a separate cost-per-square-foot on the lease agreement.  Commissioner Brown agreed 
with this, saying we should be charging fair market lease rates and that although we could do an internal 
calculation to establish the rate to recover particular costs, that doesn’t need to be specifically called out 
in the rate.  He suggested it would be useful to determine a reasonable period of time over which to 
recover the wetland mitigation costs and determine the rate on a per-square-foot basis as a portion of the 
fair market value.  There was general agreement among Commission members that it was appropriate to 
recover the costs but that this should be accomplished in the lease rate over time.  Ms. Namba asked the 
Commission to keep two things in mind:  1) incorporating a wetland recovery fee into the lease rate for 
the shovel ready area will lead to having different lease rates for different parts of the AIP; and 2) if our 
lease rates are “fully loaded” with wetland mitigation and infrastructure cost recovery, they will no 
longer be true comparables to industrial park lease rates that don’t include those things at other airports.  
After further discussion, Mr. Mason agreed to identify the required rate increase to recover wetland 
mitigation costs over a thirty-year period and provide it at the next meeting. 

 
V. New Business 
  Airport Land Lease Rate Market Adjustment. 
  Discussed as part of the Old Business discussion above. 
 
VI. Information Sharing 
 Update on Airport 

Mr. Mason reported the following: 
• The City is planning to extend an invitation to Congressman DeFazio to tour the Hout Street 

improvements. 
• HTSI is wintering through. 
  
Update on AIP 
Bill Ford noted that he is following up on prospects for the AIP, the most recent being a lead from Jim 
Mitchell on a potential solar manufacturer. 
 
Update on City Council 
None. 
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Update on AIP Committee 
Mr. Zoeller reported that the Committee continued discussion to fine-tune the design standards within 
the three designated areas in the AIP.  He noted that the County is working parallel to the AIP 
Committee on design standards.  A presentation was made to the Committee by a gymnastics school that 
wants to lease part of the WKL building in the AIP.  The current AIP Master Plan does not allow that 
use.  However, this particular lease has language that does not require City approval for sublet uses, 
though the proposed use will need approval from Benton County.  The next AIP Committee meeting is 
scheduled for March 28 at 4 pm in the Fire Station #1 meeting room.   
 
There was discussion relating to restrictions in the AIP Plan on potential new restaurant and/or retail 
businesses and how these restrictions could be reviewed to allow for more businesses. 

 
The meeting was adjourned at 8:08 a.m. 
 
NEXT MEETING: April 5, 2011, 7:00 a.m., Madison Avenue Meeting Room 



BICYCLE AND PEDESTRIAN ADVISORY COMMISSION 
MINUTES 

March 4, 2011 
DRAFT 

 
 
Present 
Brad Upton, Chair 
Joel Rea 
Susan Christie 
Dan Herford 
Charles Fletcher 
Evan Sorce 
Mike Beilstein, City Council 
 
Absent 
Rosie Toy 
 

Staff 
Lisa Namba, Public Works 
 
Visitors 
Brandy Pritchard 
Laurie Starha 
Walt Prichard 
Vernon Huffman 
Greg Bennett 
Michael Brown 
Gigi Sims 
Jim Bowey

 
SUMMARY OF DISCUSSION 
 

Agenda Item Information 
Only 

Held for 
Further 
Review 

Recommendations 

I. Call Meeting to Order/ Introductions    

II. Review of February 4, 2011 Minutes   Approved 

III.    Visitor Comments X   

IV. Old Business 
• None n/a   

V. New Business  
• Circle Boulevard Pedestrian 

Crossing west of 9th Street 
 
 

• Traffic and Parking on Spruce 
Avenue 

  

 

Commission decided to 
watch the area until traffic 

patterns stabilize 

 

Commission decided to 
watch the area until traffic 

patterns stabilize 

VI. Information Sharing X   

VII. Commission Requests and Reports n/a   

VIII. Pending Items n/a   
 
CONTENT OF DISCUSSION 
I.  Call Meeting to Order/ Introductions 

Chair Upton called the meeting to order and those present introduced themselves. 
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II.  Review of Minutes 

Commissioner Fletcher moved to approve the February 4, 2011 minutes; Commissioner Rea 
seconded the motion and the minutes were approved unanimously. 

 
III.  Visitor Comments  

Visitors Jim Bowey and Greg Bennett reported on their interest in ODOT’s Willamette Crossing 
project, particularly the impacts of the proposed slip lanes on bicycles and pedestrians.  They would 
like this project halted if the project cannot be made safer for pedestrians and bicyclists.  Mr. Bowey 
suggested BPAC request Public Works complete a re-evaluation of ODOT’s traffic volume study, as 
he has seen data showing falling traffic volumes in the U.S.  Councilor Beilstein stated that ODOT 
says the intersection is already failing, even without growth.  Mr. Bowey opined that the term 
“failure” should be questioned; does it mean the same thing to Corvallis as it does to ODOT?  Chair 
Upton stated that BPAC’s best effort is to focus on safety for bikes and pedestrians.  Mr. Bennett 
stated that the project is not meeting its goals and objectives that stakeholders agreed on in good faith.  
He added that this is a larger issue, which needs to be dealt with on the state and national level.  Chair 
Upton reminded him that BPAC is an advisory commission to the City, not to outside agencies.  
Commissioner Herford pointed out that BPAC’s role is as advisors, not activists.  Chair Upton 
offered to set up a meeting with Mayor Julie Manning and Public Works Director Steve Rogers to 
bring the Mayor up to speed on the history of the project and reiterate BPAC’s position. 
 
Visitor Vernon Huffman reported that the Bike Co-op is hosting a talk at 7:30 tonight at the South 
Co-op store.  The speaker is a high school student from Tucson seeking to raise interest in bike co-
ops, competitive racing teams, and bicycle issues in high schools. 
 
Laurie Starha from Benton County Public Works provided an overview on some of the County’s 
proposed projects: 

• Realignment of Reservoir Road with a new signalized intersection on 53rd Street at the 
location of the Campus Way pedestrian crossing. 

• Widening and overlay of West Hills Road to provide bike lanes between 53rd Street and the 
First Congregational Church. 

• Widening the remainder of West Hills Road to the intersection with Western Boulevard 
(2012). 

• Looking at adding either a signal or roundabout at the intersection of West Hills Road and 
53rd Street. 

• Reviewing the 53rd Street over/under crossing of the railroad near the current Reservoir Road. 
   
IV.  Old Business 

None. 
 
V.  New Business 

Circle Boulevard Pedestrian Crossing west of 9th Street 
Chair Upton introduced the discussion.  Councilor Beilstein opined that the current marked crosswalk 
and pedestrian refuge is not directly near businesses since Richey’s closed.  Visitor Walt Prichard 
said he believes it is in a good location, with redevelopment now occurring on the west end of the 
complex.  Visitor Michael Brown expressed concern with “mall-to-mall” crossings.  The Commission 
discussed possible options for moving the crossing and/or adding another.  At Commissioner 
Christie’s suggestion, BPAC agreed to watch the area as traffic patterns stabilize before 
recommending a possible action. 
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Traffic and Parking on Spruce Avenue 
The Commission discussed Spruce Avenue, which has much more traffic and on-street parking since 
Market of Choice opened.  Possible ideas included modifying or closing access to the shopping 
center, which Ms. Namba suggested is not feasible.  There was discussion about parked 18-wheelers 
on Spruce Street, if they could be restricted from parking there under the current Corvallis Municipal 
Code, and whether an alternate City-sanctioned location could be found for them.  BPAC decided to 
take a wait and watch approach. 

 
VI.  Information Sharing 

Ms. Namba reported that interviews have been held for the vacant Program Specialist position.  Staff 
is planning to bring back the top two candidates for a second interview, followed by reference checks. 
 
Councilor Beilstein reported that he attended the Community Policing Forum at Cheldelin Middle 
School.  Seventeen student advocates came out of the Hoover Safe Routes to School project. 
 
Ms. Namba reported that the final round of New Freedom grants have been turned into ODOT.  Staff 
resubmitted recent grants that were written for a different grant opportunity but were unsuccessful.  
She said the Lincoln-Fillmore sidewalk project awarded through an earlier grant cycle will be 
constructed this summer, as will the three Circle Boulevard pedestrian crossings. 
 
Chair Upton reported that he has sent a letter to the City Manager regarding sidewalk obstructions 
and will likely be meeting with him soon. 
 
Ms. Namba reported that ODOT will be doing some work on the off-ramp from Highway 20/34 into 
downtown and will have the ramp closed beginning March 14 for about four weeks.  A short piece of 
multi-use path in that area from the Marys River path to Pioneer Plaza will be closed. 
 
Commissioner Herford expressed a desire to see a more focused survey on bike mode share than the 
questions in the Citizen Attitude Survey, opining that he doesn’t believe the numbers.  Councilor 
Beilstein stated that the numbers may not be exact but represent a good comparator to other cities.  
Commissioner Herford stated that he believes better numbers would help determine if the right 
amount of money is being spent on bikes versus other mode shares.  Chair Upton will send data to the 
Commission and this discussion will be added to a future agenda. 
 
Commissioner Sorce reported that Oregon State University is adding about 5,000 more bike parking 
spaces on campus. 

 
VII.  Commission Requests and Reports 

None. 
  
VIII. Pending Items 

 
The meeting was adjourned at 9:02 a.m. 
 
 
NEXT MEETING: April 1, 2011, 7:00 a.m., Madison Avenue Meeting Room 
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CORVALLIS-BENTON COUNTY PUBLIC LIBRARY BOARD MINUTES
March 2, 2011

Board Present Staff Present

Corrine Gobeli, Chair Carolyn Rawles-Heiser, Library Director
Jacque Schreck, Vice-Chair Janelle Cook, Senior Administrative Assistant
Mike Beilstein Andrew Cherbas, Extension Services Manager
Judith Edelstein Mary Finnegan, Adult Services Manager
Samantha Fisher Curtis Kiefer, Youth Services Manager
Martha Fraundorf Mary Norman, Access Services Manager
Leanne Giordono
Isabela Mackey
Sandy Ridlington

Excused: Visitors:
Megan Castellano, Scott Elmshaeuser, David Low,
and Linda Modrell

Marilyn Dilles

SUMMARY OF DISCUSSION

Agenda Item Information Only

Call to Order 7:30 pm

Visitors’ Propositions x 

Minutes: February 2, 2011 x

Library Board Packet x

Director’s Report & Budget Discussion x

Code of Conduct Policy Review x

Division Manager Reports x

Board Reports
• Friends of the Library Board
• Foundation Board

x

Information Sharing x

Adjournment 8:30 pm

CONTENT OF DISCUSSION

      I. CALL TO ORDER

Chair Corrine Gobeli called the meeting to order at 7:30 pm. 
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     II. VISITORS’ PROPOSITIONS

Retired Children’s Librarian, Marilyn Dilles, addressed the Board regarding her concerns about the
malodorous Belluschi Wing. She recognizes that the Library is a public place and that the homeless
community cannot be turned away, but she feels that a separate location needs to be provided for them. Ms.
Dilles specifically opined the purchase of the Fenner building should be a top priority for the Library Board and
Leanne Giordono assured her that the Library Foundation is currently working on this project.  Carolyn
Rawles-Heiser asked if Ms. Dilles was aware of the daytime drop-in center across the street at First Christian
Church and Corrine added that a Homeless Coalition has been formed in Corvallis to address the issues of
the homeless community.

    III. APPROVAL OF MINUTES

Motion: Jacque Schreck moved approval of the February 2, 2011 minutes as presented. The motion
was seconded by Sandy Ridlington and carried unanimously.

     IV. LIBRARY BOARD PACKET QUESTIONS AND COMMENTS 

Leanne inquired about ongoing funding for the Volunteer Coordinator. Carolyn said the Library has
funding for the position for the remainder of this fiscal year and thus, an interim Coordinator was hired through 
June. However, funding for next fiscal year is not yet secured. Corrine commented on the very well attended
Cat in the Hat event held recently at the Library. 

      V. DIRECTOR’S REPORT & BUDGET DISCUSSION

Carolyn shared some great news from Monroe. The Ford Family Foundation awarded the new
Monroe library project a $250,000 grant. In addition, they are applying for a $100,000 grant from the Meyer
Memorial Trust and still plan to apply for a CDBG grant in June, which, if awarded, would bring them very
close to their fundraising goal of $1.8 million. 

There will be a Foundation Board retreat on April 4 to do some training on the various roles involved
with fundraising. 

Publisher Harper-Collins has created quite a controversy within the library world due to a new
restriction they have recently placed on eBook purchases. Each title will only be good for twenty-six
circulations. After this period, the eBook must be purchased again if the library wants to continue circulating a
particular title. Librarians across the country are totally outraged about this new restriction and boycotts are
being threatened. Mike Beilstein asked how they came up with the magic twenty-six number. The Board
surmised it is probably a year’s worth of two-week check-out periods. 

The Administrative Services Committee reviewed the levy ballot title and the explanatory statement at
their meeting today. This will be sent to City Council for review next week. After approval, the City Recorder
will then file it with the County and an official ballot number will be assigned. Staff will only be able to provide
the ballot title and explanatory statement if a patron inquires about the levy. However, large amounts of
printed material will be available in the Library’s Adult Reference section for those who would like more
detailed information. Martha Fraundorf asked about the upcoming Boards & Commissions meeting with the
City Attorney regarding advocacy do’s and don’ts as both a private citizen and a Board member. Carolyn
confirmed the meeting will take place in the Main Meeting Room on March 16 at noon.

The proposed 2011-2012 fiscal year budget was submitted to Finance. It was developed assuming no
levy and if the levy does pass, then those figures will be added back into the budget. 

Carolyn mentioned the retirement of City Manager Jon Nelson at the end of June. His successor
probably will not be on board until next fall due to a lengthy recruitment process. Also, State Librarian Jim
Scheppke is retiring at the end of the year. He has been with the State Library for over twenty-five years. 



Page 3 of 4 

    VI. CODE OF CONDUCT POLICY REVIEW

A patron brought it to the Library’s attention that State law has changed regarding what age children
can be left unattended in public. Previously it stated all children “ten years and younger,” but now the law
reads, “children under ten.” Carolyn suggested the Library’s Code of Conduct Policy be updated to conform
with State law. Motion: Jacque moved to amend the policy under letter “L” to read “children under ten”. Sammi
Fisher seconded the motion and it passed. Related discussions ensued about other Code of Conduct issues
including consuming alcohol, assistance animals, and physical assault on Library property. 

   VII. DIVISION MANAGER REPORTS

Access Services: Mary Norman shared some bittersweet news about Technical Services Librarian
Heather Brockerman who has accepted a new position with the Library’s catalog vendor (TLC). The Library
will miss her contributions tremendously, but it is also exciting to have an inside connection at TLC! It has
been extremely busy in Circulation due to staff illnesses. Leanne inquired if the vacated position will be refilled
or left open. Carolyn replied it is not a position that was identified to be cut. It will be difficult to not have the
work completed, yet it will also be difficult to find the right person to fill the position. 

Administration: No report. 

Adult Services: Mary Finnegan reported that Adult Services will be offering mini-workshops on eBook
readers next week because they have been receiving several calls from patrons needing assistance with
downloading eBooks. Mary participated in an exchange with Oregon State University librarians earlier today.  

Extensions: According to Andrew Cherbas, a home-grown self-check machine was installed at the
Philomath Library today. So far it is working great and signs will be posted tomorrow. Hopefully, the same self-
check can be installed at Alsea Library and eventually the new Monroe Library. 

Circulation: No report.  

Youth Services: Curtis Kiefer noted Clifford the Big Red Dog will be at the Library on April 30. Toot
and Puddle will be the honored guests at the annual Teddy Bear Picnic in June. Youth Services Staff have
been busy with springtime programming. The Tcha Tee Man Wi Storytelling Festival is this weekend and
Chamber Music Corvallis will present a program at the Library on April 18. A program related to Diversity
Awareness Week has been scheduled at the Library in conjunction with 509J School District. 
  

  VIII. BOARD REPORTS

Friends of the Library: Corrine reported the Big Book Sale in February grossed $31,000, which is
about $6000 less than last year. Approximately 90% of the mystery boxes were sold. The Friends plan to start
selling gift certificates for the Big Book Sale at their other book sales throughout the year. Corrine encouraged
the Board members to check out the new Friends’ website: www.thebestlibraryfriends.org. They also plan to
add a PayPal link so they can accept online donations. This year is the 50th anniversary of the Friends of the
Library; fun activities are being planned including a reader’s theater with Jane Donavon. The Friends
authorized $300 for an argument in favor of the levy to be printed in the voter’s pamphlet. Additionally, they
are working on other support. Benton Books grossed $18,000 last year. Another $700 was authorized for
purchasing a computer and scanner for the sorting room to help expedite the process. David Low has been
talking with the Corvallis-Benton Chamber Coalition to learn more about the benefits of being part of this
organization. 

Foundation Board: No meeting.

    IX. INFORMATION SHARING

While on vacation in another part of Oregon, Jacque visited the local library and it was enlightening to
see the poor quality of their collection. She came back to the Corvallis Library and found several items on the
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topic she was interested in and commented to the Board that she hopes Corvallis’ collection does not
deteriorate to that level. 

     X. ADJOURNMENT

The meeting was adjourned at 8:30 pm.

NEXT MEETING: April 6, 2011 at 7:30 pm
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CITY OF CORVALLIS 

DOWNTOWN COMMISSION MINUTES 
MARCH 9,201 1 

Present 
Pat Lampton, Chair 
Liz White 
Steven Weiler 
Michele Adams 
B.A. Beierle 
Jim Moorefield 
Kavinda Arthenayake 
Les Boudreaux 
Roen Hogg, Coulicil Liaison 

Staff - 
Ken Gibb, Community Development Director 
Sarah Johnson, Associate Planller 
Mark Lindgren, Recorder 

Guests 
Michelle Wallter 

Excused 
Kirk Bailey, Vice Chair 
Mike Schweizer 

SUMMARY OF DISCUSSION 

Hwy. 20 Bridge Construction Update on the budget and staff support for the 
City Budget Update Commission, and highlighted new Council goals. 
City Council Goals Update 

Parking Liaison Ms. White relayed parking space 
omrnittee Liaison changes on Jackson Street. 

VIII. Adjournment. Meeting adjourned 7: 18 p.m. The next meeting 
will be April 13,20 10 at the Madison Avenue 
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CONTENT OF DISCUSSION 

I. CALL TO ORDER. 

Chair Pat Lampton called the Corvallis Downtown Commission to order at 5:30 p.m. in the Downtown 
Fire Station Main Meeting Room, 400 NW Harrison Avenue. 

11. APPROVAL OF FEBRUARY 9,201 1 MEETING MINUTES. 

Kavinda Arthenayalte moved and Liz White seconded to approve the February 9,201 1 minutes as 
presented; motion passed. 

111. PUBLIC COMMENT, 

Michelle Wallter commented regarding the Food Cart Committee's recommendations; one of the 
issues was regarding restrooms. She related that she had spoken to a restaurant owner near where she 
is proposing to locate her food cart at 3rd and Monroe; she said the owner was willing to allow patrons 
of the two proposed food carts there to use the restaurant's restroom. Under Additional Issues in the 
recommendations is "require commissary for food cart"; she noted that the County Health Department 
has ruled that coinmissary kitchens are not required for Level 4 food carts. She said that not all 
restaurants are required to have bathrooms; the requirement is related to seating (if you don't provide 
seating, you are not required to provide a bathroom). She said if a pod is established, it would be nice 
to have seating and access to a bathroom. 

She related that the City of Eugene conducted a trial basis for a pod for food carts that were already 
licensed. She said that she currently has a food cart license with a 45-day restriction and a food cart 
sitting in her driveway; she would like to start vending as soon as possible. She would like to go 
fonvard as soon as possible past the 45-day period and proposed being able to do so on a trial basis 
while the City was discussing it. Chair Lampton said the Health Department and the Community 
Development Department have their own issues that the Downtown Commission cannot address; it 
can only make a recommendation to the Council regarding downtown concerns and issues, and the 
Council will then have to decide whether to commit resources to resolve the issues that have been 
identified. He said that getting as many issues, concerns and solutions as possible on record now 
would be helpful in moving forward. 

BA Beierle asked what "required commissary for food cart" meant; Ms. Walker replied that there 
were four levels of food carts, 1 through 4. Willy's Hotdogs food cart by Starbuclcs is a Level 3 cart, 
meaning that he can't cook raw meat products or eggs, and is required to have a commissary kitchen. 
A commissary kitchen requires having a three compartment sink in order to wash dishes, etc., as well 
as auxiliary storage. She said her Level 4 cart contains all of that. Ms. Walker noted that she'd started 
her inquiry about a year ago; this is her hometown and she felt that food casts would fill a niche that 
would benefit downtown. Mr. Moorefield commented that Ms. Walker had done a very thorough job 
in presenting testimony at the public hearing and the Committee relied greatly on her testimony and 
research in trying to understand the full scope of the issue. Ms. Walker said that there were examples 
of both bad and good food cart pods in Portland and that she had slides available to illustrate them. 

IV. FOOD CART COMMITTEE REPORT. 

Planner Sarah Johnson related that the Food Cast Committee met five times over the past several 
months and felt the best way to gauge interest and sentiment on the issue was to distribute a survey. 
They drafted questions for a non-scientific survey, which was distributed widely and received 447 
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responses. Overall, food carts appeared to be somethi~ig the community was very interested in and in 
favor of. The Cominittee followed up with a public information meeting on February 24; about 40 
community members attended, mostly in favor of food casts, along with some very opposed. The 
Committee followed that with a meeting to draft a recommendation, emailed out yesterday, with a 
finalized recommendation Monday. 

The basic recommendation is to remove the 45-day limitation and permit food casts to operate year- 
round. She noted the Committee's recommendatioii only applied to the downtown area; however, the 
general sentiment in the survey indicated that food carts may be appropriate elsewhere, but the 
Committee felt its purview only covered downtown. A pilot project, perhaps for one location for a 
year, was not part of the recommendation but was discussed. 

Ms. Johnson noted the Cominittee made its recommendation only for food casts; however, ill the 
survey, there was mixed favorable response (about 5050) for other types of vending carts. The 
Fasmers Market was brought up by Ms. Walker in her letter last year in the context of the 45-day 
limitation; the Cominittee noted that the Farmers Market was not subject to the 45-day limitation 
because it is in the public right of way and because of the scope and configuration of the Farmers 
Market; it is not part of tlie recommendation. 

Regarding permitting and regulation, the Committee recommended that the primary permitting 
process be placed on the property owner. The property owner would be assigned to a specific number 
of carts permitted on the property, they would apply for that number of permits and give them out as 
they solicit mobile food vendors or are solicited by them. This places the responsibility on the 
property owner; the permit fees would represent administrative costs, costs for infrastructure, SDC 
costs, etc. 

The Committee assumed that Benton County Health Department would be responsible for health aiid 
sanitation standards and food carts would have to comply with those regulations and standards. They 
also assumed that there would be development standards in regards to issues such as accessibility, 
right-of-way, and signage on the site, but proposed not to regulate the design or color of food carts. 

She said that items that were discussed but not fleshed out were in italics at the bottom on the page. 
She highlighted Ms. Adams' comment regarding required commissary standards; this was intended to 
refer to a permanent restaurant facility that a food cart would operate out of; not just the commissary 
standards for inside the food cart; it means a physical area that would be designated as a commissary. 
There was not committee consensus 011 the issue. 

Regarding a pre-determined quota on the total number of food carts citywide, there could be a 
designated number per site or a density requirement; however, there was not consensus. There was ' 

discussion of a separation requirement for food carts sewing similar types of food that a restaurant 
does; consensus was not reached. The Committee talked briefly of a liquor sales limitation, which is 
an issue that has come up recently in Postland (a food cart is seeking an OLCC license). There was 
also discussion about what constitutes a food cart- whether push carts, bicycle pedicabs, tents qualifl. 
There was discussion about gravel lots and accessibility requirements; this will need more research 
and analysis by staff should tlie City Council decide to follow up on the project. 

Director Gibb said staff wanted to get direction from the Commission and the Council on whether to 
move forward before staff spends a lot of time on the matter. He anticipated a code amendment 
package and an official public process to work through that. The current 45-day limitation is a Land 
Development Code (LDC) standard. The attorney's office suggested it could be a municipal code 
feature, rather than LDC, similar to sidewalk cafes. 
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Mr. Moorefield pointed out that the end of the memo stated that the recommendation was general in 
nature and there are inany pieces to this beyond simply whether there should be food casts. The 
Committee didn't see its role to work out all the rules, regulations, details, and issues; that would only 
happen if the Commission forwarded a recommendation to the Council and ifthe Council then gave it 
a green light. He said just because the memo states that no consensus was reached doesn't mean that 
there was significant disagreement, only that the Committee didn't feel it appropriate to get into that 
level of detail. 

Ms. Beierle asked if there was a precedent for a pilot program to test out an LDC amendment; Mr. 
Gibb replied that there was not in the LCD, but would be appropriate as a municipal code 
amendment. Mr. Latnpton asked if the Commission was convinced that it had enumerated the issues 
and difficulties so the Council could judge the difficulties; Mr. Moorefield replied he felt so; Ms. 
White agreed, saying they felt they captured red flags from the public hearing and from the survey. 

Mr. Gibb added that deternlining a fee always gets people's attention; some time would have to be 
spent on that. The basics were here in the memo and were probably enough to give the Comnlission 
and the Council enough to decide whether to take it to the next level. Mr. Lampton asked, regarding 
oversight responsibility, who would take out the permit; Mr. Gibb replied that staff understood that a 
permit would be applied for and assigned to a property owner; the property owner would have the 
responsibility of ensuring the conditions associated with the permit, similar to owning a commercial 
building with multiple tenants. 

Mr. Arthenayake noted this recommendation only applied to food carts on private property. He asked 
staff for information on a time frame for a trial period and cautioned that tliere were many issues 
associated with an OLCC permit. Mr. Gibb said his understanding from Monday's discussion 
regarding a phased approach was that we could say we're going to learn from our experience and 
open up a first-come, first-served area for ayear before we lock it down. Mr. Lampton concurred his 
understanding of a phased approach is that there could be a fixed period oftime and location followed 
by review. Mr. Arthenayake advocated the Commission not choose a location but instead keep it 
general; Mr. Lampton agreed on the Commission not picking, but simply containing activity for a 
fixed period. Mr. Weiler said the Committee was suggesting the possibility of a limited scale in the 
beginning, not necessarily picking a location, but starting with a trial period, making sure things were 
working properly, then scaling up, depending on how things were working. The concern was that if it 
was opened up fully, it might be difficult to reel back in if tliere were problems later. The idea was to 
get it right to help protect food cart operators and help them be successful, and avoid a free for all. 

Mr. Lampton said easing into it made sense; on the other hand, determining the exteilt of it and the 
kinds of food, seemed antithetical to a free-market approach; the marketplace makes those choices. 
Mr. Weiler said the Committee had limited its scope to downtown. However, if the Council decides to 
go forward on this, there are other things that the City will have to look at. In the vein of free 
enterprise, when you start going down that road, there are other kinds of carts, such as jewelry, 
produce, etc; it is a very complicated issue. Mr. Lampton said it goes back to how the community sees 
the downtown growing, what it is physically, and what activities would be of benefit to the 
community. 

Les Boudreaux related that the DCA board meeting this morning made a motion agreeing with the 
concept of food carts downtown, but wasn't willing to take a formal position until more details come 
out. Mr. Lampton polled the Commission on whether members favored the concept of food carts 
downtown; the show of hands was unanimous. 
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Mr. Lampton polled the Commission separately on the individual recommendation bullet points. 
Regarding removing the current 45-day annual limit for operation of food carts, with no limit on 
operating days; he found consensus. 

He said the next two points were more informational in nature. Ms. Beierle said she couldn't support 
the third point regarding mobile non-food vendors; it is a slippery slope that could lead to stands 
selling velvet Elvis paintings and crocheted pot holders and the like, though that may not be the 
intent. She advocated the Commission limit its support to food carts only; Mr. Boudreaux agreed that 
that was a given. Mr. Weiler stated he agreed with Ms. Beierle, but added that for the record, the City 
Council will have to resolve how it will defend why this is allowed for food only and not for other 
businesses. Mr. Lampton said that was a future question; the question in front of the Commission is 
only food carts. The issue of food carts beyond downtown was beyond the scope of the Commission. 
Mr. Weiler said he wanted the Com~nission to ask the Cou~lcil to resolve the citywide and non-food 
cart issues that were beyond the Commission's scope; Mr. Lampton said the Committee's work would 
be forwarded to the Council and they would thus be made aware of that. Ms. Beierle asked if it goes 
to municipal code and not LDC, whether one could still sell other goods with a telnporary permit for 
45 days; Ms. Johnson replied that that was the case. 

Mr. Lampton aslted if there was consensus on the idea that the process should be tied to property 
owners; Ms. White replied that the concept came from concern about issues like trash, accessibility, 
and restrooms, if there were, say, four or five carts. She said it would be the property owners' 
responsibility to manage the whole thing. Mr. Lampton asked if the existing wording was adequate. 

Ms. Beierle asked about the Committee's thoughts on whether tl~ere was a downside of having it tied 
to the property owner; whether a food cart vendor would be put at the mercy of a property owner. Mr. 
Lampton replied that if a property owner didn't deliver a permit, then the owner wouldn't get any 
rent; it is a mutual arrangement, like any rental arrangement. Mr. Moorefield said he didn't Itnow any 
downsides: there were only downsides with other arrangements; he said the City wouldn't want to be 
in an expensive regulatory position. It seemed to be a mutual arrangement between the property 
owners and vendors; it puts the burden on a property owner to work it out with the vendor. Mr. 
Weiler said if there was some disagreement, such as if a vendor thought they were compliant and 
property owners didn't, it's not clear how that wouid be resolved. There was discussion that perhaps 
the DCA could assist in mediating disagreements; if that failed, perhaps a last measure could be the 
City arbitrating a solution. Mr. Lampton said the way it's written, it puts property owner and vendor 
in a partnership; it behooves the property owner to do the policing, since the owner will be the easier 
target for the City. Mr. Moorefield added that if the City identifies an issue, the City only wants to 
deal with one property owner, not eight different vendors; it also avoids having to develop a 
complicated fee structure. It's to the benefit of the vendors to not have to pay fees associated with 
complicated regulatory structure. There was consensus on the concept as written. 

Mr. Lampton polled on whether the number of food carts operating at a site should be limited by size 
and configuration of the site. Ms. Beierle asked if that was a detail that staff would prepare for 
Council; Director Gibb replied that if staff got direction from Council, then it could be worked out 
down the road. The concept is whether we should tie the number of carts to two limiting factors: the 
size and configuration of a particular site (how it's laid out). Mr. Lampton summarized that there was 
Commission consensus. 

The third arrow point assumes that there are other players with their own responsibilities, such as with 
Health issues. Mr. Boudreaux asked if the proposal was, if the Health Department has a problem with 
a food cart, whether they go to the property owner; Mr. Moorefield replied that that was not so; there 
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is another regulatory system for Food, Health and Safety that already exists and already has rules 
attached to it. He clarified that the proposal was not to create another layer of responsibility on the 
property owner. Mr. Gibb said the second sentence is an issue that Portland has struggled with. He is 
hearing from Building Code staff that the state is working to establish code standards; in the 
meantime, we have to work with what we've got. Ms. Beierle asked if it would be helpful to separate 
those bullets, given that the state is close to establishing those code standards; there was consensus to 
do so. 

Mr. Lampton polled the Commission on wording regarding whether development standards should 
address areas such as disabled access, signage, noise, fire and general pedestrian accessibility, litter 
and restrooms. Mr. Moorefield said there was concern about visually ugly casts; however, the group 
felt strongly about staying away from design standards of a purely aesthetic nature. Ms. Beierle asked 
whether design included a bar arrangement for dining, or tables and chairs for dining. Mr. Lampton 
said that that is a market choice and is a development standards choice that will have to be worked 
out, including about the level of footprint they can occupy, and how much seating they can have. 

Ms. White said there was a problem in Portland with a food cart adding awnings, deck and tables; at 
some point, it became more than a food cast. Those were the kind of things the Committee was 
concerned about. Mr. Moorefield said there was nothing that was intended to prohibit those kinds of 
things within the confines of the building code; the Committee felt that that was the kind ofthing that 
the property owner and vendors could decide to do based on the limitations of the building code and 
other issues, like accessibility. While those issues will require more work, the Committee didn't want 
to get into that level of detail at this point; it is simply identifying those issues. Mr. Arthenayake 
suggested leaving the definition as a mobile cart facility. Mr. Lampton added he believed the Health 
Department had standards regarding that. Mr. Gibb said the Committee did not say you can't add onto 
your mobile food cast; but if you did, there would have to be compatibility with issues like 
accessibility and density. 

Mr. Moorefield said one such issue is that the location of the cart and where people eat can't block the 
sidewalk, there may also be setback issues. Those are regulatory details that will come after the 
Council approved, the concept. The Commission expressed consensus on the concept. 

Mr. Lampton asked for feedback regarding the recomlnendation that permit costs for a food cart 
address the City's administrative costs and include a fee that relates to the impact of food cart 
operation on tlie City's infrastructure, such as transportation system impacts. 

Mr. Arthenayalie asked staff how city handles operations with oversight by both the City and the 
County (the food license is issued by the County). Mr. Gibb replied the City would stay out of 
sanitation regulation, and would only apply standards to the permit that applied to what the City's 
interests were. This process is an attempt to identi@ what those City interests are. He noted that a 
restaurant needs a license from tlie county. A brick and mortar restaurant pays SDC charges. The size 
of the kinds of operations would make a difference in what the fees should be; he knew of no SDC's 
for a food cast. He said there will be lots of debate on what the appropriate fee levels should be and 
how to determine that they pay their fair share. Ms. Johnson said the recommendation was to place 
the onus of that on the property owner; staff would come up with a fee that captures all of these 
associated costs on an per-cast basis; however, if a property owner wanted to allow them on their 
property, if there were density requirements that limited them to six, then tlie fees would be put 
together for six carts. She clarified that the City would not have to deal with both the food cart 
vendors and the property owners; it would bill the property owners, who would bill the food cart 
vendors. 
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Mr. Weiler added that regarding leveling the playing field, the brick and mortar restaurants are subject 
to personal equipment list and property tax by the county; we'd expect that that would be the same for 
food carts. Mr. Lampton said he heard consensus for the item. 

Mr. Lampton asked if the Commission wanted to add a recommendation to review an adopted food 
cart ordinance after, say, one year in effect, for a determination on the overall workability of concept, 
the effect on downtown, compliance issues, and at that point either renew it or not renew it or change 
it to address issues. Mr. Asthenayake said it would be nice to review it, but ideally the concept should 
be for all of Corvallis, so it shouldn't come back to the Commission. Mr. Lampton clarified that it 
should go through City process at that point, not the Commission. 

Mr. Moorefield disagreed, saying he didn't see how we can expect business owners to invest 
significantly without knowing the outcome after a year. The nicer we want a food cart to be, the more 
investment will be required; we'll get what we pay for. A limited scope review would be OK; for 
example, we could have a limited footprint pilot program, say the downtown, and see whether it 
should go citywide after a year. That would not have the same impact, and that creates more 
opportunity, not less. Or, there could be a limited scope review of whether regulations are fair or 
whether the fee structure is workable. Ms. Beierle supported the notion of the concern regarding 
investment; she cautioned that the Council wouldn't want to review an ordinance twice within the 
same calendar year. 

Mr. Lampton countered that renewing such an ordinance wouldn't require the same kind of effort. If 
after a year, there were a half-dozen business struggling on a gravel lot downtown, the City ought to 
have a reasonable expectation that it ought to be able to review that; the length of the period is up to 
discussion. Mr. Moorefield said any code can be reviewed at any time when it is not worlting. Mr. 
Lainpton noted the sidewalk caf6 ordinance had a prescribed re-visitation; that was not very onerous. 
Mr. Moorefield disagreed, stating that ba111cs wouldn't loan to food casts on that unpredictable basis. 
Mr. Weiler said the Committee's idea was to start small and see how it goes, and to be able to adjust 
it. He agreed with Mr. Moorefield that if one is making an investment in a food cart, you have to have 
confidence that you are going to get a return; the payback may be at least five to ten years. However, 
you don't want a free for all, either. It's easier to make adjustments with something small and refine it 
and size it up, if appropriate. Mr. Lampton said we couid communicate this unresolved issue to the 
council for its deliberation; Commissioners agreed. Mr. Lampton clarified that the Commission still 
wanted to consider a phased approach; the issue of review after a period of time was what was in 
contention. 

Mr. Lampton asked for discussion on additional issues identified by the Commission for 
consideration. He said the required commissary was already discussed, and consensus was not 
reached. Regarding the predetermined quota for the nuinber of food carts; Ms. Beierle said that would 
be addressed by being limited by the site and configuration of the site; Mr. Lampton disagreed, saying 
that that is a separate idea; for example, you don't want more than six, or say, twenty food casts 
downtown. He said there'd been no conse~lsus on the issue, and in fact, that may not be determinable 
until other implications are arrived at; Mr. Moorefield said that's accurate. 

Mr. Lampton said that consensus was not reached regarding the separation requirement from 
restaurant serving the same kind of food. He asked whether the item reflected a concern expressed in 
the hearing or the survey; Mr. Moorefield replied it came up during the Committee's discussion; it 
seemed difficult to regulate. Mr. Gibb noted there wasn't consensus. Mr. Lampton asked whether it 
was an issue that the Commission wanted to forward. Ms. Adams said there was disagreement on the 
issue. Mr. Arthenayalte said the item should be removed. Mr. Moorefield said the spirit in which it is 
listed in the memo is that it came up and reflected what was discussed; it was premature to try to 
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resolve it. Mr. Lampton asked whether there was support for both sides oftlle issue. Mr. Gibb said the 
document is a record of what was discussed; the Committee felt there was value in recording what 
was considered, but not necessarily recommended. Ms. White said the Committee felt it may be a 
concern of brick and mortar restaurants and may come up before the Council. Mr. Lampton said 11e 
felt the Commission's job is to forward to the Council as concise as possible a list of issues to 
consider. Ms. Beierle said it was a goofy idea and moved to eliminate it from issues that the Council 
needed to consider; Mr. Boudreaux seconded. Mr. Weiler said it was borne of things that the Co~ulcil 
might want to consider. Mr. Lampton said it was reasonable to pass on things that the Commission 
was undecided on. Motion passed. 

Mr. Gibb suggested the last four items in the Inelno were areas that were identified but 011 which there 
was not consensus. Mr. Lampton said the first one was a Health Department concern; Mr. Gibb 
disagreed, saying the Committee felt it should potentially be a standard for every food cart. 

Mr. Weiler said there wasn't a consensus because the Committee felt like this level of detail wasn't 
appropriate at this time. While some issues are easier to cross off the list, more work will be needed to 
address others. Mr. Lampton noted it may be desirable to have a laundry list of issues for the Council; 
Ms. White said the Council may decide not to discuss them, either. Mr. Lampton said it puts the 
Council on notice regarding the depth of issues it will have to deal with. Mr. Gibb said these were 
items where the Committee did not feel there was consensus. Mr. Moorefield said it appeared that the 
Comtnission was modifying the Committee's report, not just adopting it; we could simply note that 
these were topics that came up during review, that there was not an attempt to resolve them, and if the 
Council decides to move forward, the Cornmissio~ may revisit them. He said one thing that requires 
clarification is that the list is not created equal; some items are beyond Commission's purview and 
others are for future deliberation. In editing it, he said that "failed to reach consensus" is misleading; 
the Commission didn't try to reach consensus. 

Ms. Beierle suggested eliminating "consensus not reached" following the items and entitling the 
section "The Committee discussed the following issues"; Mr. Boudreaux suggested also removing the 
second sentence; Mr. Moorefield concurred. Mr. Lampton said he heard consensus. 

Ms. Beierle asked ifthe first item and the fifth items were the same thing; the group replied that they 
were not. Mr. Lampton said that the intent of # 1 is the requirement that any of the food cast operators 
be associated with a licensed Ititchen. Ms. Beierle asked if a food cart could be defined to include a 
pushcart. Mr. Weiler said the Cornlnittee approached this as looking at food carts downtown; there 
was consensus we'd like them, but it was not our charge to look at details, so we've identified areas 
that will need to be clarified by the Council, so they'll be aware of the issues and can put together 
how it will be done. It was not the Committee's charge to define a food cart, the fee structure, and 
other details. 

Mr. Larnpton said it was his understanding that staff would make a presentation as well as an 
additional report to the Council; Mr. Gibb replied that there would be a cover memo to set the stage 
and give perspective. The Committee tried to strike a balance on the amount of information to give 
the Council. If the Commission thinks that all these items are worthy of Council deliberation, we 
should move forward and include them. Mr. Moorefield said there was a reason why the Committee 
didn't try to reach consensus on the last topics; the issues were too colnplicated to come up with an 
easy answer. 111 contrast, the Coinmittee agreed the arrow-pointed bullet items were important and 
represent desired direction. The items in italics represented issues where it was felt dealing with them 
was premature and there was a difference of opinion. After discussion, the Colnmission agreed to try 
to work further on them before forwarding them to the Council. 
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Regarding the required commissary for food cast, Ms. Adams moved to eliminate it; Mr. Weiler 
seconded; motion passed. Regarding the issue of a pre-determined quota for the number of food 
carts, Ms. Beierle moved and Ms. Adams seconded to eliminate it; motion passed. 

Regarding the liquor sales limitation, Mr. Lampton said that liquor sales were regulated to the hilt 
already; the OLCC will make the determination. Mr. Moorefield said that the issue came up because 
Postland is considerillg it; it's possible that it will come back in a different way. Mr. Gibb suggested 
listing it as an information-only item, and put it under items that are likely to be issues in the long 
term; he said he would include it in his repost to the Council. There was consensus to eliminate it 
fsom the Commission's recommendations. 

Regarding the issue of push carts and tents allowed as food carts, Mr. Moorefield related that all the 
Committee knew is that food carts were mobile; they didn't try to come up with a definition. Ms. 
Beierle said whether it is an LDC or municipal amendment, there will have to be a definition of a 
food cast. Ms. Beierle moved to strike it; Mr. Moorefield seconded; motion passed. 

Regarding gravel parking lots and accessibility requirements, Ms. White said it needs additional 
research. Mr. Moorefield moved to strike it; Mr. Boudreaux seconded; motion passed. 

Regarding including a phased-in approach in the report, Ms. White said there are so many ways to 
define a phased approach; it could be devised as a particular area or town, or by the number of carts. 
It could use more definition, or we could just leave it open. Ms. Adams said that will be really hard to 
do by area; Mr. Lampton said it could be done by limiting the number of carts the first year. Ms. 
Adams moved to strike it and not place it anywhere else in the report; Ms. Beierle seconded. 

In discussion, Mr. Weiler said he'd be interested in hearing from the food cart industry whether there 
is concern about it being wide open. It might be in the interest of food cart operators to phase it in, to 
prevent there being too many carts and operators losing money. Mr. Moorefield said by definition 
we've voted to limit it to downtown, and we don't even know what we mean by phased. Mr. Lampton 
asked if the Council could kick it back to the Commission to work out the details; Mr. Gibb replied 
that that was a possibility. Ms. Johnson added that the recommendations state that this only applies to 
downtown, since that is the scope of the Commission; however, there isn't a reco~nmeiidation that 
indicates that the Commission wants it to be limited to downtown; the Commission could recommend 
it only be downtown. Motion to strike the phased approach in the recommendations passed 
unanimously. 

Ms. Beierle moved to pass the food cart recommendations as amended forward to Council; Ms. 
Adams seconded; motion passed unanimously. 

V. CONTINUED DISCUSSION ON REPORT FROM STRATEGIC PLAN REVIEW COMMITTEE 
Discussion postponed for a future meeting. 

VI. UPDATES. 
Staff- 

Highway 20 Bridge Construction Update. Ms. Johnson related that staff were approached by a 
bridge building company that indicated that there will be construction on Highway 20 coming in to 
downtown on the ramp fsom the east-bound side; she noted there were some fliers fsom ODOT going 
around that describes the project. She said people will have to take the bypass and go around; it 
requires people to detour and drop into Corvallis from the Harrison Bridge; there may be some 
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additional congestion downtown, though not the Central Business District. Mr. Lampton said many 
people will cut toward OSU rather than going around; Ms. Johnson concurred. Ms. Johnson said it 
will last two weeks. 

City Budget Update. Director Gibb said one of the options under the second budget tier is staff 
support for this Commission. The Budget Coinmission didn't give the City Manager much direction 
on how to address the $1.3 million shortfall, but he hoped the cuts wouldn't include staff support for 
the Downtown Commission, but it won't be known until May or June. 

City Council Goals Update. Mr. Gibb noted the Council adopted four broad Goals recently. 
Councilor Hogg added that there was a goal from the Economic Development Commission on 
Strategic Priorities in Funding Sources for Economic Development Initiatives, which could be viewed 
as a broad goal that could include some of the economic development iterns proposed for downtown. 
There is also a goal on local foods; that could perhaps be tied to food carts. Mr. Arthenayake related 
that there is a bill in the Oregon house that would require certain State entities to buy local foods. Mr. 
Hogg added that part of the Council goal was strengthening access to and availability of locally 
produced foods. 

Director Gibb related that staff recently learned the grant application for wayfinding was not 
approved; the grantors suggested alternatives. He noted that because of the work done on this 
application, staff will be prepared to respond to opportuilities in the future. 

Parking Committee Liaison. Ms. White related two parking meters were moved off Jackson to the 
corner of 6t" Street so the Corvallis Police Department and the County Sheriff now have two more 
dedicated spaces. 

Other Commissioners: None. 

VII. OTHER BUSINESS. 

Ms. Johnson said May is Volunteer Month; she asked to take a picture of the Commission. 

VIII. ADJOURNMENT: The meeting was adjourned at 7: 18 p.m. 
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DOWNTOWN PARKING COMMITTEE 
MINUTES 

March 1, 2011 
DRAFT 

 
Present 
Brad Upton 
Liz White 
Kathy Corjasso 
Nick Malos 
Roen Hogg, Council Liaison 
 
 

Staff 
Lisa Namba, Public Works 
Jim Mitchell, Public Works 
 
Visitors 
Aaron Manley, Public Works Engineering 
Captain Dan Hendrickson, Corvallis Police Department 
Bill Cohnstadt 
Loma Hammond 
 

SUMMARY OF DISCUSSION 
 

Agenda Item Information 
Only 

Held for 
Further 
Review 

Recommendations 

I. Call Meeting to Order/ Introductions X   

II. Review of February 1, 2011 Minutes   Approved 

III.   Visitor Comments 
• Aaron Manley, Public Works 

Engineering – Overview of Summer 
2011 Sanitary Sewer Project Near 2nd 
Street and B Avenue 

 

X 

 

 

 

 

 

 

 

IV. Old Business 
• Captain Dan Hendrickson, Corvallis 

Police Department – Request to 
Convert 30-minute parking space to 
police-only use 

 
 
 
• Electric Vehicle Charging Stations 

  

Motion to designate law 
enforcement parking 

approved. 

Motion to move remove 
30-minute parking space 

for ADA accessibility 
approved. 

Recommendation for staff 
to conduct public 

outreach. 

V. New Business  
• None n/a   

VI. Information Sharing n/a   

VII. Committee Requests and Reports n/a   

VIII. Pending Items n/a   
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CONTENT OF DISCUSSION 
 
I.  Call Meeting to Order/ Introductions 

Chair Upton called the meeting to order and those present introduced themselves. 
 

II.  Review of Minutes 
Committee Member White moved to approve the February 1 minutes; Committee Member 
Corjasso seconded the motion, which passed unanimously. 
 

III.  Visitor Comments  
 
Loma Hammond of the Corvallis Sustainability Coalition invited everyone to the Sustainability 
Fair and Town Hall meeting on March 9. 
 
The Committee agreed to rearrange the order of the agenda to address an Old Business item prior 
to Public Works Engineer Aaron Manley’s overview of the Summer 2011 Sanitary Sewer Project. 
 

IV.  Old Business 
 

Captain Dan Hendrickson, Corvallis Police Department (CPD) – Request to convert 30-minute 
parking space to police-only use 
 
Chair Upton provided a brief overview of the discussion from the February 1 meeting.  Ms. 
Namba reviewed the results of a parking utilization survey performed in response to the request to 
have an existing 2-hour metered parking space on Jackson Avenue between 5th and 6th Streets 
designated for marked police vehicles.  Staff also spoke to nearby businesses to assess their 
support or objection to the request.  One of the businesses surveyed had an objection to this 
request and the owner was at the meeting to present his concerns.  Other businesses did not have 
objections and expressed a preference to designate the space immediately east of the alley on 
Jackson Avenue.  While conducting the utilization study, staff noted that the existing ADA 
parking space on 6th Street adjacent to the Law Enforcement Building (LEB) blocks the ramp to 
the sidewalk.  Ms. Namba said that staff is recommending the ADA space be moved immediately 
south to leave the ramp area accessible.  This would necessitate the removal of an existing 30-
minute signed space.  Two 30-minute signed space spaces would remain and appear adequate for 
the demand. 
 
In response to a question, Captain Hendrickson said he spoke with the Sheriff’s department and 
that they confirm their preference to have a designated space as well, meaning that two spaces 
would be converted. 
 
Visitor Bill Cohnstadt noted his concern that employees use the designated 10-hour parking 
meters surrounding the Courthouse.  His understanding is that those meters were intended to be 
available only for Courthouse patrons and officers attending hearings.  He noted that there is 
designated parking in the LEB parking lot for the trial court administrators, judges and County 
officials.  He recommended renting spaces in the Assessor’s lot for those individuals, which 
would free up spaces in the LEB for designated officer parking as an alternate solution to the 
request.  Mr. Cohnstadt’s second recommendation was to increase parking spaces on the north 
side of Jackson Avenue by removing the large maple tree and using the available right-of-way 
space to create diagonal parking spaces where the park strip currently exists. 
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In response to a question, Ms. Namba confirmed that the current spaces in the area on east side of 
6th Street north of Jackson Avenue are not metered.  Mr. Cohnstadt stated that the spaces are 
heavily used by employees of the LEB and courthouse. 
 
Discussion continued regarding the possibility of renting and using privately owned parking 
spaces for non-emergency response vehicles.  The Committee also discussed the possibility of 
changing some of the non-metered parking spaces on 6th Street north of Jackson Avenue to 
metered parking to allow for continued customer parking.   
 
Mr. Cohnstaedt suggested the following: 1) convert two of the seven 2-hour metered parking 
spaces on the north side of Jackson, one on the east and one on the west side of the alley, into 
designated Police and Sheriff parking; and 2) install 2-hour meters for the two most southerly 
parking spaces on the east side of 6th Street north of Jackson Avenue.  Mr. Mitchell noted that the 
southernmost space on the west side of 6th Street north of Jackson Avenue has not been 
designated as metered parking even though most of the rest of the block is metered.  He suggested 
the Committee could consider metering this space in addition. 
 
Chair Upton made a motion to remove two 2-hour metered parking spaces on the north side 
of Jackson, one on either side of the alley between 5th and 6th Streets, and convert them to 
law enforcement parking; and convert the two most southerly, currently unrestricted 
parking spaces, on the east side of 6th Street north of Jackson Avenue to two-hour metered 
parking.  Committee Member Nick Malos seconded the motion, which passed unanimously. 
 
In response to a question, Mr. Mitchell confirmed that the City had previously looked into the 
private parking lot (referred to by Mr. Cohnstaedt as the Assessor’s lot) currently owned by 
Qwest as additional public parking. 
 
Committee Member White made a motion to accept staff’s recommendation to remove a 30-
minute parking space to allow for movement of the current ADA parking space to the south 
to provide access to the ADA ramp on the east side of 6th Street south of Jackson Avenue.  
Committee Member Corjasso seconded the motion, which passed unanimously. 
 

III.  Visitor Comments  
 

The Committee returned to Visitor’s Comments. 
 
Aaron Manley, Public Works Engineering – Overview of Summer 2011 Sanitary Sewer Project 
Near 2nd Street and B Avenue 
Aaron Manley, of the Corvallis Public Works Engineering Division, presented an overview of the 
Marys River Interceptor Sewer project scheduled for this summer.  The existing 30” sewer line 
will remain and a new sanitary sewer line will be installed to reduce some surcharging during 
heavy rain events.  The proposed project will run from underneath the bypass at 3rd Street to the 
intersection of 1st Street and Western Boulevard.  In response to a question, he said the project 
duration could be as short as two and half months in a ‘best-case’ scenario, but may be as long as 
four months.  Mr. Manley discussed the impacts to the public parking lot, on-street parking, 
sidewalks, public restrooms, and Wednesday Farmer’s Market during construction.  Mr. Manley 
said the project will be staged to avoid impacting all of these amenities at one time.  He noted that 
public safety and the required contractor staging needs are the main factors driving what will be 
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open and when.  In response to a question, he affirmed that the majority of the multi-use path will 
remain open.  Mr. Manley also confirmed that there will be a public outreach effort to affected 
parties in the area.  He added that construction is projected to start in July and last through 
October, emphasizing the need for the project to be completed during dry-weather months.  

 
IV.  Old Business 

Electric Vehicle Charging Stations 
Mr. Mitchell reported that ECOtality has completed their research on installing electric vehicle 
charging stations.  They have made a proposal to use grant funds to install up to five charging 
stations in City owned lots: one in the yellow permit lot, two in the free customer lot on 3rd Street 
adjacent to Firestone, WOW Fitness and Dairy Queen, and two in the free customer lot on 2nd 
Street adjacent to American Dream Pizza.  Chair Upton reviewed prior discussion on this topic 
and Mr. Mitchell provided additional details on potential ownership and contract options.  In 
response to a question, Mr. Mitchell confirmed that the City would provide the required power 
for the stations.  Chair Upton noted his concern about locating electric vehicle charging stations 
directly in front of businesses as it will reduce non-electric vehicle parking spaces.  Discussion 
ensued about the length of charging times for various electric vehicles and the impact it may have 
on the time limits associated with the designated parking spaces.  The Committee requested that 
staff do public outreach and agreed that staff should move forward with contract details if the 
public outreach results in unanimous support for the charging station installations.       

 
V.  New Business 
  None. 
 
VI.  Information Sharing 

None. 
 
VII.  Committee Requests and Reports 

None. 
  
VIII. Pending Items 
  None. 
 
The meeting was adjourned at 6:54 p.m. 
 
NEXT MEETING: April 5, 2011, 5:30 p.m., Madison Avenue Meeting Room 
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CITY OF CORVALLIS 
ECONOMIC DEVELOPMENT COMMISSION 

March 28, 2011 
 

Present 
Elizabeth French, Chair 
Skip Rung, Vice-Chair 
Sam Angelos 
Jay Dixon 
Nick Fowler 
Larry Mullins 
Rick Spinrad 
 
Dan Brown, Council Liaison 
 
Excused Absence 
Pat Lampton 
Ann Malosh  
 

Staff 
Jon Nelson, City Manager 
Ken Gibb, Community Development Director 
Marci Laurent, Management Assistant 
 
 
 
Visitor 
Julie Manning, Mayor 
 
 
 

 
SUMMARY OF DISCUSSION 
 
 
  

Agenda Item 
 

Summary of Recommendations/Actions 

I. Call to Order  

II. Approval of March 14, 2011 Meeting Minutes Approved with corrections. 

III.  Visitor Comments None. 

IV. 

A. Review of Recent History of Economic 
Development Funding  

 
B. Proposed FY 11-12 Economic  

Development Funding Budget 

Information only. 

V. 
 

Review/Discussion of Enterprise Zone Continued to April 11, 2011. 

VI. Refinement/Discussion of Economic 
Development Objectives 

The Commission began the process of 
refining objectives and continued the 
discussion to April 11, 2011. 

VII. 
Follow-up on Economic Development 
Commission Discussion Regarding Data 
Needs 

Councilor Brown distributed numerous 
documents containing a variety of data.  
The Commission had no additional data 
requests. 
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Agenda Item 

 
Summary of Recommendations/Actions 

VIII. 

Other Business  
 Set date for presentations by past 

Economic Development funding 
recipients 

 Preview of April 11, 2011 meeting 
Agenda 

 
The Commission set April 25, 2011 for 
presentations. 
 
 Develop action items from objectives 

refinement exercise; 
 Determine four (4) questions for group 

presentations. 
 

IX. Adjournment The meeting adjourned at 5:08 pm to  
April 11, 2011, at 3:00 p.m. 

 
CONTENT OF DISCUSSION 
 
I.   CALL TO ORDER.   

Ms. French called the meeting to order.  
 

II.   APPROVAL OF MARCH 14, 2011 MEETING MINUTES 
 The minutes were approved with corrections by unanimous vote. 
 
III. VISITOR COMMENTS - None 

Councilor Brown provided the Commission with written comments on this meeting’s agenda 
topics (Attachment 1). 

 
IV.  A. REVIEW OF RECENT HISTORY OF ECONOMIC DEVELOPMENT FUNDING  
 Mr. Gibb reviewed the historical information provided to the Commission which included the 

past four (4) years of funding made through the previous allocation program as well as the 
economic development funding provided outside of the allocation program. Mr. Gibb stated 
that the Airport Fund is the source for the Airport Industrial Park Marketing program and the 
Transient Room Tax (TRT) is the source for the remainder. He noted that a dedicated 30% 
of the TRT is mandated by state law to be used for visitor serving activities and that the City 
contracts with Visit Corvallis for this service. When asked the current rate charged, Mr. 
Nelson responded that the current rate is 9%, with annual collections at about one (1) 
million.  It was asked if the City could direct how Visit Corvallis expends the funds. Mr. Gibb 
responded that the contract specifies the activities Visit Corvallis must perform, and the 
reporting requirements, which can be modified by the City Council.  He clarified that the City 
is not obligated to contract with Visit Corvallis for these services, but the City is obligated to 
expend 30% of the TRT received on tourism related activities.    

 
 B. PROPOSED FY 11-12 ECONOMIC DEVELOPMENT FUNDING BUDGET 

 Mr. Gibb stated that the Economic Development Budget proposed for FY 11-12 is $150,000, 
of which $20,000 is funded from the Airport Fund for the marketing plan and $130,000 from 
the TRT General Fund revenue. He noted that Public Works has previously contracted with 
the Chamber to market the Airport site.  Mr. Gibb outlined the potential expenditures 
proposed, including staff support for the Commission ($22,500), Enterprise Zone 
Management ($2,500) noting that the County provides matching funds, continuation of basic 
economic development staffing on an interim basis ($25,000), possibly a contract for 
services with a balance of $80,000. He stated that the history is provided for information 
only and that at a future meeting the Commission can develop a recommendation to the City 
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Council on the use of these funds. It was noted that the City has previously contracted with 
the Chamber for general economic development program activities.   

 
V.   REVIEW/DISCUSSION OF ENTERPRISE ZONE EXPANSION 

Ken Gibb reviewed the Memorandum providing the background information on the 
Enterprise Zone and the request by the City Council for a recommendation by the 
Commission of whether the Benton County/Corvallis Enterprise Zone (EZ) should be 
expanded to all industrially zoned areas within the Corvallis Urban Growth Boundary (UBG). 
Mr. Gibb explained that state criteria govern eligibility, with the opportunity for local 
communities to add additional criteria to further qualify businesses for EZ benefits. He stated 
that the additional criteria required by Benton County/Corvallis are listed in the EZ 
application. For the purposes of this meeting, Mr. Gibb requested the Commission review 
the information provided, ask questions and continue the item to a subsequent meeting 
where they can make their recommendation to Council.   
 
The Commission’s discussion included:  

o The benefit to properties receiving this designation, the qualifications for such 
designation, and the staff work required to analyze and evaluate additional properties 
to determine eligibility.  

o Concern that the current EZ has underperformed compared to the statewide 
numbers, and if this is the result of economic conditions, or other factors such as the 
additional criteria imposed by the local community, that are not imposed by the 
County or other nearby cities. Also noted was how the state numbers may be 
calculated based on the capital expended, not by actual numbers of jobs created. 

o The Commission’s interest in making a recommendation on whether to expand the 
EZ, as well as discussing other elements and tools that will provide incentives to 
companies to locate here, including recommending modifications to the local EZ 
criteria, to remove barriers and make the it more attractive. 

o The Airport location is not attractive for some companies and that expanding the 
zone to Phase II broadened the opportunities. The current EZ includes approximately 
1,800 acres with available buildings having limited unoccupied space. The area 
available for expansion is approximately 400 acres of non-contiguous industrially 
zoned properties of which many are privately owned. 

o The additional local criteria were developed through the public process and have 
strong support.   

o The Commission can recommend that the EZ not be expanded at this time or defer 
their recommendation to another time. 

 
The Commission requested an estimate of the amount of staff time and resources required 
to expand the zone. Mr. Nelson agreed that they would provide “an order of magnitude 
estimate that considered expanding the zone to the entire urban growth boundary as well 
the costs associated with modifying the local criteria”. He added that there are a variety of 
property/parcel related factors that can increase the costs of this analysis and the public 
process the Council may require based on the site locations and surrounding neighborhood 
considerations. Mr. Nelson stated that the process to work through the creation of Phases I 
and II took a year of staff and the Chamber’s time, and these areas were easier to evaluate 
the remaining area. 
 

VI.  REFINEMENT/PRIORITIZATION OF ECONOMIC DEVELOPMENT OBJECTIVES 
The Commission discussed the objectives/goals they’ve developed to date. Comments and 
suggestions included the need for an overarching objective, an “economic identity”. It was 
suggested the Commission identify the “hows” and add a second dimension of the “what’s” 
that might include: financial incentives, expertise/knowledge incentives, process support 
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(similar to SCORE), and infrastructure support. The Commission agreed that today’s 
meeting should focus on refining their goals/objectives, and to expand the discussion to the 
second dimension at their next meeting. The Commission agreed to add the additional 
goal/objective “Grow Major Assets”, and to define “Sector Diversity” and “Competitive 
Business…” as components of the Success Matrix. The Commission’s refinement exercise 
would focus on the three (3) remaining objectives: “Economic Gardening/Promote Local 
Business”, “Recruiting”, and “Optimize (Leverage) Existing Major Assets”. The Commission 
broke into small groups to work on refining these objectives and re-convened to present 
their results (Attachment 2). Ms. French and Mr. Rung agreed to work together to further 
refine these objectives prior to the next meeting. 
 

VII. FOLLOW-UP ON ECONOMIC DEVELOPMENT COMMISSION DISCUSSION 
REGARDING DATA NEEDS 
This item was continued to the April 11th meeting. 

 
VIII. OTHER BUSINESS 

 Set date for presentations by past Economic Development funding recipients 
 The Commission agreed to schedule a Special Meeting on April 25th that would include 

presentations by past recipients.  
 
IX. ADJOURNMENT 
The meeting adjourned at 5:08 pm. 



Attachment to 3/28/11 Minutes 

To:    Economic Development Commission       March 28, 2011 
From Dan Brown, Council Liaison 
 
 
Topic:  Comments on the 3-28-11 EDC Agenda 
 
I provided some information to the Economic Development Commission last week by  
e-mail, including a sampling of the data which is available on the local economy and 
some economic reports from some other jurisdictions.  I hope you will find that 
information useful for today's meeting. 
 
My comments today are founded in my belief that EDC members time is very valuable. 
This means that prioritizing our time together is key.  Further I believe it is very 
important for the EDC to develop a Strategic Plan, recommended in the Council-
approved Ordinance which provides the charge to the Commission and enabled in the 
Council's recently revised Economic Development Policies.   
 
 
IV. Review of recent history of economic development funding  
      and proposed FY 11-12 economic development funding budget 
 
It is important to note that, a few months ago, the City Council dropped the  traditional 
allocation process for TRT funds from the Economic Development Policies due to wide-
spread dissatisfaction with the process and the results.  In short, the process was not 
working.  At that time, the Council did not consider the allocation of TRT funds to be 
urgent enough to fix right then, even though they knew that the funds might not be 
allocated until sometime later.  
 
It is my opinion that it is okay for the EDC to defer investigation and decision-making  
on this topic until after a Strategic Plan, with goals and prioritized action plans, has been 
developed.  At that point, the Strategic Plan will provide guidance for making the 
decision. 
 
 
V.  Review/Discussion of Enterprise Zone expansion 
 
It is important to note that the City Council expanded the Enterprise Zone last summer 
from the airport property to include property at the H-P site and in the Sunset Research 
Park.  At that time, they did not make the decision to expand any further.  The Council 
sent this issue to the EDC, but without the implication that EDC should take action right 
now.   
 
In my opinion, it is okay for the EDC to defer deciding whether an expansion is 
appropriate until after  a Strategic Plan, with goals and prioritized action plans, has been 
developed.   At that point, the Strategic Plan will provide guidance for making the 
decision. 
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VI.  Refinement/prioritization of economic development objectives 
 
As I understand, ATTACHMENT A in the EDC packet summarizes the EDC's work on 
objectives as of 3-14-11.  I attempted to analyze that document compared to Council 
policy.  The results are shown in Table 1. 
 

 First, I observe that there are four Success Metrics in the first column of 
APPENDIX A, and there are perhaps a total of eight overall highest-level 
objectives.  In my opinion, it is good to see a fairly short, i.e. realistic, list  

 of objectives. 
 

 Second, I observe substantial alignment with the City Council's Economic 
Development Goals.  In my opinion, the Council and the EDC seem to be heading 
in the same direction.  This is better than the alternative! 

 
 
VII.  Follow-up on Economic Development Commission discussion  
        regarding data needs 
 
One criterion for selecting or designing goals is measurability.  If we can’t get data to 
track performance against goals we might set, the goals are useless.   
 
Table 2 summarizes some of my ideas about eight system-wide objectives which were 
discussed at the March 14 EDC meeting.  Based on my research for the White Paper, I 
tried to envision how these might be measured.  I'm hopeful that we can come up with 
meaningful measures: 
 

 I believe it is possible to acquire high quality (timely, reliable, comparable, etc.) 
data on either Corvallis MSA or Benton County.   Data on Corvallis city limits is 
more difficult to obtain. 

 
 I believe it is possible to obtain excellent data on total employment, total payroll, 

and average wages. 
 

 I believe it is easy to get data broken down by NAICS code and size of employer. 
      However, some breakdowns EDC might want are not directly available. 
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As a caveat, I expect that there are no perfect indicators out there in prepared reports, 
waiting to be found.   In my opinion, this means that the City will probably have to take 
two approaches: 
 

 The City can use some standard indicators that other jurisdictions (Seattle, 
Portland, etc.) use.   

      These would allow us to make comparisons and to benchmark; 
 

 The City may have to create and maintain a custom database, based on multiple 
sources of standard information, to produce custom indicators.  These would 
provide baselines and allow for time-series tracking. 
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TABLE 1 
 

 
City Council Goals 

Source:  6.03.030 
Words in red are taken from other  

parts of  Council Policy. 
 

 
EDC Objectives 

Source:  APPENDIX A 
Words in red are not in first column  

of ATTACHMENT A. 

 
Summary Label 
To simplify Table 2 

 
Diverse local economy. 
 (6.03.020 -- economic stability) 

 
Diverse economic base; 
Diversification of sector representation; 
Achieve desired traded sector job mix  
        (stages 1,2,3,4) 
 

 
Diverse local economy. 

 
Start, develop, retain, and expand 
enterprises. 

 
Create new enterprises from those we have; 
Keep what we have; 
Develop, retain and expand local business; 
Grow what we have; 
 

 
Grow local business. 

 
Increase supply of family-wage jobs. 

 
Net growth of family wage jobs; 
Average wage is 10% above US average. 
 

 
Family-wage jobs. 

 
Attract private and public capital 
 investment to create, enhance,  
and maintain local infrastructure 
 

 
Net growth of real market value of property; 
Attract private investment of $30M per year 
        in early stage companies; 
Create infrastructure to support growth. 
 

 
Capital investment / 

infrastructure 

 
Expand the property tax base 
 

 
Net growth of real market value of property. 
 

 
Property tax base. 

 
Attract visitors to Corvallis; 
(6.03.058.a-- increasing proportion  
of spending in the local community 
by residents and visitors). 
 

 
Share of wallet - amount of $ spent 
      within urban boundary. 

 
Share of wallet. 

  
Change perception of anti-business; 
Corvallis story for community.  
 

 
Community perception. 

 
(6.03.058.e --Recruiting companies  
from outside the local area within 
targeted industry sectors). 

 
Change perception of anti-business; 
Corvallis story for recruitment; 
Answer: Why here? 
 

 
New recruit perception. 
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Table 2 

 
 Table 2 is to be read left  right.  Council Goals and EDC objectives in Table 1 
 are combined and summarized under "summary label"  in column 1.  Terms 
 which must be defined appear in Column 2.   Possible indicators are suggested in 
 Column 3.  Likely sources of  data to measure goals are listed in Column 4.   
 
 

 
Summary Label  

 

 
To be defined  

 
Indicators  

 
Sources of data 

 
Diverse local economy 

 
"Economic Diversity"; 
"Sector"; 
"Traded sector"; 
"Stages 1,2,3,4"; 
"Economic stability". 
 

 
# and sizes of firms; 
NAICS classifications; 
Export goods or services; 
# employees; 
Variations over time 

 
OR Employment. Div. 
 
 
OR Employment Div. 
City Database 
 

 
Grow local business 

 
"Enterprise"; 
"Local" business. 
 

 
 
Address in UGB. 

 
OR Corporation Div. 
 

 
Family wage jobs 

 
"Family-wage" jobs; 
US "average" wage 
 

 
# &  Family Wage  jobs; 
Federal statistics 

 
OR Employment Div. 

 
Capital investment / 

Infrastructure 

 
"Growth in real market value"; 
"Private Investment"; 
"New private infrastructure"; 
"New public infrastructure. 
 

 
Increase in County RMV; 
 
Increase in County RMV: 
Capital expenditures. 

 
County assessor 
 
County assessor; 
Public expenditures. 

 
Property tax base 

 
"Real market value" 
 

 
County RMV. 
 

 
County assessor. 

 
Share of wallet 

 
"Sales revenue":  
            City, sector, firm, etc. 
Residents' "Purchases";  
"Visitors' Purchases:" 
"Urban boundary" 
 

 
Commercial data; 
 
 
Transient Room Tax  
UGB 

 
ESRI, Simmons Local, 
          Claritas, etc. 
Commercial Sources; 
OR Dept. of Revenue 
City of Corvallis. 

 
Community perception 

 
"Community perception"  
          of Corvallis 
 

 
Surveys, interviews,  
      Content analysis of press. 

 
Citizen Attitude Survey, 
       etc. 

 
New recruit perception 

 

 
"New recruits' / candidates'  
         perception" of Corvallis 

 
Surveys, interviews,  
       Content analysis of press. 
 

 
Primary research. 
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CITY OF CORVALLIS 
HISTORIC RESOURCES COMMISSION MINUTES 

MARCH 8,2011 

Present 
Deb Kadas, Chair 
Aaron Collett 
E. Ross Parkerson 
Geoffkey Wathen 
Kevin Perkins 
Robert "Jim" Morris 
Lori Stephens 
Stanley Nudelinan 
Roen Hogg, Council Liaison 
Jim Ridlington, Planning Comm. Liaison 

Staff - 
Bob Richardson, Associate Planner 
David Coulombe, Deputy City Attorney 
Mark Lindgren, Recorder 

Guests 
David Dodson, Sr. Planner OSU 
Larrie Easterly, Project Manager OSU 

Absent/Excused 
Scott McClure, Vice-Chair 

SUMMAKY OF DISCUSSION 

CONTENT OF DISCUSSION 

Chair Deb Kadas called the Corvallis Historic Resources Commission to order at 7:00 p.m. in the 
Corvallis Downtown Fire Station Meeting Room, 400 NW Harrison Boulevard. 

I. VISITOR PROPOSITIONS. None. 
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11. PUBLIC HEARJNGS -A. OSU CAUTHORN AND POLING HALLS PARKING (HPP10-00034) 

A. Opening and Procedures: 

Chair Kadas reviewed the public hearing procedures. Staff will present an overview followed by the 
applicant's presentation. There will be a staff report and public testimony, followed by rebuttal by the 
applicant, limited in scope to issues raised in opposition and sur-rebuttal by opponents, limited in 
scope to issues raised on rebuttal. The Commission may ask questions of staff, engage in 
deliberations, and make a final decision. Any person interested in the agenda may offer relevant oral 
or written testimony. Please try to keep testimony to less than three minutes. Please try not to repeat 
testimony offered by earlier speakers. It is sufficient to say you concur with earlier speakers without 
repeating their testimony. For those testifying this evening, please keep your comments brief and 
directed to the criteria upon which the decision is based. 

Land use decisions are evaluated against applicable criteria from the Land Development Code and 
Comprehensive Plan. A list of the applicable criteria for this case is available as a handout at the back 
of the room. 

Persons testifyrng either orally or in writing may request a continuance to address additional 
documents or evidence submitted in favor of the application. If this request is made, please identify 
the new document or evidence during your testimony. Persons testifying may also request that the 
record remain open seven additional days to submit additional written evidence. Requests for 
allowing the record to remain open should be included within a person's testimony. 

The Chair opened the public hearing. 

B. Declarations by the Commission: Conflicts of Interest, Ex Parte Contacts, Site visits, or 
Objections on Jurisdictional Grounds 

1. Conflicts of Interest. None. 
2. Ex Parte Contacts. None. 
3. Site Visits -Declared by all Commissioners except Mr. Collett and Mr. Perkins. 
4. Objections on Jurisdictional Grounds - None. No rebuttals were made. 

C. Staff Overview: 

Planner Bob Richardson said Poling Hall and Cauthorn Hall were part of a single building complex. 
Cauthorn Hall is located at 361 SW Sackett Place; Poling Hall's address is 360 SW Weatherford 
Place. They are both Contributing resources in the OSU National Register Historic District. The 
proposal is to replace two ADA parking places on the east of Poling Hall with two ADA spaces on 
the south and install a sidewalk between the parking spaces and the building. They propose to add one 
ADA-compliant parking space and one service vehicle parking space on the south side of Cauthorn 
Hall and install sidewalk between the new parking spaces and the building. They propose to remove 
some ground level planter boxes on the south side of each of the buildings in order to make room for 
the improvements. 

D. Legal Declaration: 

City Attorney David Coulombe stated that the Commission would consider the applicable criteria as 
outlined in the staff report, and he asked that citizens direct their testimony to the criteria in the staff 
report or other criteria that they feel are applicable. It is necessary at this time to raise all issues that 
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are gennane to this request. Failure to raise an issue, or failure to provide sufficient specificity to 
afford the decision-makers an opportunity to respond, precludes an appeal to the State Land Use 
Board of Appeals on that issue. 

The failure of the applicant to raise constitutional or other issues relating to proposed conditions of 
approval with sufficient specificity to allow the local government to respond to the issue precludes an 
action for damages in Circuit Court. 

E. Applicant's Presentation: 

OSU Senior Planner David Dodson introduced Larrie Easterly, Engineering and Project Manager. Mr. 
Dodson said the site is at the center of campus and part of a quad resident hall complex. These halls 
are on the south side near the new OSU outdoor recreation fields. He displayed photographs showing 
existing conditions. Weatherford Place is 20' wide; it currently has two ADA parking spaces along it, 
potentially precluding use by Fire Department vehicles. The two spaces are non-compliant and the 
Fire Department has asked OSU to address it. Also, OSU has recently been looking at improving 
accessibility throughout campus, dealing with issues such as slope of sidewalks. 

He displayed a view of Poling Hall, with the two existing ADA spaces, and an existing turnout area 
along the south of Intramural Way containing a recycling bin and a couple dumpsters. He noted the 
commission approved an enclosure to screen the dumpsters (which is forthcoming). The proposal is to 
retain the trash enclosure area, the existing utility vault, with two new ADA parking spaces and a new 
sidewalk to provide access to the building. To accommodate this, a portion of the existing planter 
must be removed. 

At Cauthorn Hall, there is a turnout for a dumpster; two of three existing trees must be removed; 
neither is considered historically contributing. One new ADA parking space and one vehicle service 
space will be created, and the planter will be removed to provide access. The spaces are deeper than 
normal to keep the additional length of service vehicles' open doors from obstructing traffic. 

Mr. Wathen asked if the proposed changes had been discussed with Jeffrey Evans, who had 
previously made objections to changes in the intramural field project on the grounds of access issues. 
Mr. Dodson replied that Mr. Evans had been on an OSU group that deals with accessibility issues but 
left recently. He said the project had been discussed with that group. Ms. Kadas asked whether the 
group had any response; Mr. Dodson said it was an informational meeting; they appreciated being 
kept in the loop. They also discussed issues raised by Mr. Evans regarding changes to the outdoor 
recreation facility. 

Mr. Parkerson asked about the removal of trees shown in A-20. Mr. Dodson replied that there is a 
water vault next to the other large tree on the comer, so the City is requiring its removal to 
accommodate a sidewalk and the tree must be removed as part of that. If there are no utilities there, 
there should be room to replant another. 

Mr. Morris said that though the application states that the planters are disused, he saw a lot of 
daffodils growing in them; they are not disused. Mr. Dodson replied that daffodils come up on their 
own year after year and require no maintenance; there are no other plants in the planters. Mr. Morris 
said they enhanced the building's rather drab exterior. 
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F. Complete Staff Report: 

Regarding general review criteria 2.9.100.04.bl and b2, Planner Bob Richardson said the two 
buildings are part of a single hall complex built in 1957 in the International Style. They are both five 
stories tall; neither is considered a prime example of a design or style, rare, or unusual. Both abut 
paved access ways and have service turnouts to them and parking spaces. Given those circumstances, 
the proposal to add new parking spaces is consistent with the design or style of the two halls and how 
they are being used, as is the proposal to install sidewalk connections. The proposal is considered 
historically compatible according to the criteria 2.9.100.04.bl and b2. 

The Compatibility criterion that most applies, Facades and Architectural Details, states that 
architectural features and character-defining elements should be retained. In this case, the planter 
boxes are architectural details, but they don't carry a lot of historic importance, and their contribution 
to design or style and character is minimal in view of staff, and so removing them wouldn't have a 
significant negative impact on the overall historic character, design and style of the building and so is 
consistent with that criterion. 

The Building Materials are proposed to be new brick, along with parging of the concrete foundation 
after the planters are removed; these materials and the treatment are consistent with the criterion. 
Neither the proposed parking or the turnouts are on main entrances, so overall, site development will 
be maintained and the buildings' orientation will not be changed, so the proposal is consistent with 
Site Development and Building Orientation criteria. 

He concluded the proposal satisfied applicable review criteria and staff recommended approval with 
conditions. 

G. Public Testimony in favor of the application: None. 

H. Public Testimony in opposition of the application: None. 

I. Neutral testimony: None. 

J. Additional Questions for Staff: None. 

Mr. Morris asked if there had been any consideration of requiring any more trees at Poling Hall where 
there was space available on other side of the parking lot to help visually soften the bleak building. 
Mr. Collett said his understanding was that the commission had no purview on that unless they were 
historic trees being removed. Mr. Richardson said the question is whether there are applicable review 
criteria that would compel the applicant to plant trees to replace trees that were removed. To apply 
that, the co~nmission would have to find, based on the criteria of the historic preservation permit, that 
there was some criteria that needed to be satisfied, and the way to satisfy those criteria would be to 
plant replacement trees, and the application could be conditioned. Ms. Kadas summarized that it is 
not just to replace a historic tree, it is to satisfy some other criteria; Mr. Richardson concurred. 

Mr. Coulombe said if the HRC found that trees were necessary to make it historically compatible, 
then that would be within its purview; or if it found that the daffodils were historic to the site. Mr. 
Richardson related, that regarding street tree requirements, the trees are not located on a street, so 
there are not street tree requirements. 
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Mr. Parkerson asked about the tree that must be removed on the comer that could be replaced if there 
were no utilities; Mr. Coulombe replied that unless you find that there is a criterion that is unsatisfied 
so that you need that condition, as a development related concern, the HRC can find that it is 
compatible with the site to allow the applicant to provide one tree, provided there are not utilities; the 
HRC can give them permission but may not require it. Ms. Kadas noted that there was a separate 
section entitled development concerns. Mr. Richardson clarified that OSU did not need the HRC's 
permission to plant trees. If it raised a development related concern, it would state that the HRC 
thinks it is a good idea and encourages them to do it; however, it would not require or obligate them 
to do so. 

K. Rebuttal by Applicant: None. 

L. Sur-rebuttal: None. 

M. Additional time for applicant to submit final argument: 

The applicant waived the right to submit additional testimony and there was not a request for a 
continuance or to hold the record open. 

N. Close the public hearing: 

Mr. Wathen moved and Mr. Parkerson seconded to close the public hearing; motion passed. 

0 .  Discussion and Action by the Commission: None. 

MOTION: 

Ms. Stephens moved to approve the application as conditioned in the staff report and findings and 
support made by the com~nission during deliberations; Mr. Wathen seconded. 

Mr. Parkerson proposed a development related concern that the existing tree located at the comer of 
SW Sackett Place and Intramural Way may be replaced if no utility lines are needed at the location; 
Mr. Collett seconded. Mr. Richardson read his wordsmithed version of Mr. Parkerson's language: 
"Development Related Concern B- Tree Mitigation: If there are no conflicts with utilities, as 
determined by the City Engineer, one tree may be replanted at the southwest comer of Cauthorn 
Hall". 

Mr. Perkins said tllat because the trees are less than 50 years old, including one actually moves the 
resource further from its historical appearance, so we need to be careful with this, since the code 
states that changes should enhance or return a resource to a more historic appearance. Mr. Wathen 
noted that there were no photos of what trees were there before. Ms. Stephens said it is conjectural. 
Mr. Wathen said we don't know whether a tree moves it any closer or farther to historic accuracy. The 
development related concern passed unanimously. 

Mr. Morris said that while the argument is to remove the planters because it would not make a 
significant negative impact, he felt that the planters were, in fact, interesting and do contribute to the 
building. However, there are other, good reasons to remove them which are sufficient apart from 
Historic Preservation provisions; removing them satisfies ADA parking space requirements and 
addresses the fire problem. 

The main motion passed unanimously. 

Historic Resources Commission, March 8, 201 1 Page 5 



P. Appeal Period: 

Chair Kadas stated that any participant not satisfied with this decision may appeal to the City Council 
within 12 days of the date that the Notice of Disposition is signed. 

111. OSU EDUCATION HALL PRESENTATION 

OSU Engineering Manager Larrie Easterly gave an update on progress replacing the limestone siding 
of Education Hall. He related that he visited the limestone quarry in Indiana; he discussed the 
manufacturing and renovation process. The new stone closely matches the original stone, which is 
being replaced. Ms. Stephens asked about the fate of the old stone; Mr. Easterly replied the 200 tons 
of stone is being used as fill near Reservoir Road. The first and part of the second floors will be open 
to classes in September and the remainder of the second floor and third floors in January. He related 
that the faces of the original stones were laser scanned; the information was converted to AUTOCAD 
drawings of the exact dimensions of each stone. The special pieces around windows, doors and sills 
were numbered and the rest are random field stones. He said tours could be arranged. 

IV. HISTORIC PRESERVATION MONTH. 

a. Award Norninations. Mr. Richardson said the commission needed to reach consensus on awards. 
He highlighted his March 1, 201 1 memo that listed four nominations, which were suggested by Ms. 
Stephens and Mr. Parkerson for the commission's consideration. The awards are for historic 
preservation projects, stewardship, or leadership. The theme of the month, chosen by the National 
Trust, is "Celebrating America's Treasures". The draft list of potential award nominees include the 
First Presbyterian Church (addition); the John Foster Carriage House (renovation); the George Taylor 
House (new construction); and the Tracy House (not listed on an historic register; enlargement and 
alteration). He asked for commission discussion on the award nominees, noting that if a few other 
excellent project nominees came in over the next month, the final list could be adjusted. 

Mr. Parkerson said one of the award nominees, at the George Taylor House site, was at the comer of 
6th and Tyler. He said the scale of the new house fit in well with the scale of the street as well as the 
old house; Ms. Kadas concurred. She noted that given the number of recent incompatible infill 
buildings, this was to be encouraged. Ms. Stephens noted a number of neighbors had initially been 
concerned and were probably reassured. 

Regarding the John Foster Carriage House, Mr. Parkerson related that he talked with the owner, who 
has rebuilt the carriage house, giving it new life. Several members said that the work may not be quite 
done; Ms. Kadas said a possibility would be to recognize it next year; nlembers concurred. 

Regarding the Tracy House, Ms. Stephens noted it wasn't in a historic district, but the cominission 
should encourage others with houses not in a historic district to seek awards. She said the house was 
iconic and was built by T.J. Starker. She said that one positive aspect of the project is that one can't 
tell that renovation was done. 

Mr. Wathen suggested that it would be helpful to add a slot to enter the permit application number so 
board members could pull out the file based on the number; Mr. Richardson replied that many 
projects didn't require an HRC permit, just a building permit. Mr. Wathen added that "before" and 
"after" drawings would also be helpful. 
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Regarding the First Presbyterian Church nomination, Ms. Stephens said it was very prominent and 
they'd done a great job. Mr. Parkerson added that it was an unusual example brick by brick 
construction and they took pains to use colored concrete so it doesn't look so new. Ms. Stephens 
noted there had been some consideration of replacing the church with a modern design in the 1980's; 
Ms. Kadas related the proposal had been tnet with a huge outcry. Ms. Kadas said she was hearing 
concurrence on the nomination. 

Mr. Richardson said lie washearing consensus on the church and to postpone consideration of the 
incomplete John Foster Carriage House project. Ms. Kadas suggested waiting to vote on the other two 
until next month to give members a chance to view them. Mr. Nudelman said the church was in a 
different project category from the others due to its scale; Ms. Kadas said the commission can make 
up award categories as needed. Mr. Richardson said several years ago the commission developed 
award categories; there is room for the commission to encourage different levels. He cautioned 
against giving too many awards in order to avoid cheapening them. Ms. Kadas highlighted another 
sympathetic alteration historic preservation permit project that was a possibility for an award. Mr. 
Watlien said the project Ms. Kadas was referring to was the George and Barbara Gleason House at 
NW 112 NW 29" St; it is being done by Susan Capalbo. 

Mr. Richardson noted that there were five public hearings scheduled for the next meeting. Ms. Kadas 
suggested starting an hour early, at 6 p.m.; members concurred. 

Ms. Kadas asked about The Greenest Building documentary listed for Historic Preservation Month; 
Mr. Richardson said it was a DVD that BA Beierle purchased. It looks at examples from around the 
country of how developers preserving buildings was environinentally sustainable. It could be a 
training opportunity for the HRC; Ms. Kadas concurred. 

b. Other Updates. 

Mr. Richardson said he was asked to take photos of the commission for an upcoming newsletter. He 
highlighted the final draft of Historic Preservation Month events. 

V. OTHER BUSINESSIINFORMATION SHARING. 

a. CLG Grant Update. Mr. Richardson related that he turned in the CLG application on February 
25. The maximum amount that could be received if the application was successful was $14,500, 
which would be used over a seventeen-month period. Based on the commission's direction, roughly 
$7,000 to $8,000 would be used for review and compliance of normal permit activities; $3,000 to 
$4,000 for training staff and commissioners; some money for two commissioners to go to training 
father away; and $3,000 to $4,000 for public education, including for Preservation Month, as well as 
three postal mailings and creation of a trifold brochure. Staff will hear as early as this week whether 
the grant was received and if so, the amount. 

Mr. Parkerson asked about the trainings; Mr. Richardson highlighted the Oregon Heritage Conference 
in Astoria; he said that he, Planner Brian Latta, and Commissioner Lori stephens were planning to 
attend. He requested funding to cover mileage, lunch and registration fees to support some 
commissioners in attending such conferences. 

b. Review of February 8,2011 Minutes. 
Mr. Morris moved to approve the February 8,201 1 minutes as presented; Mr. Parkerson seconded; 
motion passed. 
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Mr. Ridlington commented that Planner Richardson has done a good job in helping OSU line up its 
applications following its Linus Pauling Institute application; applications since then have gone very 
smoothly. Mr. Collett added that the quality of OSU presentations have gone way up since then. Ms. 
Kadas noted that the LPI construction was brick by brick and some fine craftsmanship was going into 
the building. She said she appreciated Mr. Morris' comments on the Poling Hall and Cauthorn Hall 
planters; they are very iconic. They have long been neglected but really should be used. Mr. Wathen 
said he appreciated that they were not removing them wholesale but were only removing the 
conflicting sections. 

VI. ADJOURNMENT: The meeting was adjourned at 8:32 p.m. 
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HOUSING AND COMMUNITY DEVELOPMENT COMMISSION 
MINUTES 

March 9,2011 

Present 
Ed Fortmiller, Vice Chair 
Buzz Berra 
Jennifer Jordan 
David McCarthy 
Geny Perrone 
Roger Lizut, Planning Commission Liaison 
Biff Traber, City Council Liaison 

Staff 
Kent Weiss 
Terri Heine 

Absent 
Judy Gibson, Chair 
Michael L'Heureux 

Visitors 
Jim Moorefield, W-NHS 
Garrick Harmel, W-NHS 

SUMMARY OF DISCUSSION 
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CONTENT OF DISCUSSION 

I. Visitor's Propositions: Willamette Neighborhood Housing Services 

Vice Chair Fortmiller opened the meeting, welcoming new Planning Commission Liaison, Roger 
Lizut. Following introductions, Housing Division Manager Weiss noted that, included in the draft 
FY 1 1-12 Action Plan that will be discussed later in the meeting, is a HOME capital funding 
allocation in the amount of $230,000 recommended by HCDC for Willamette Neighborhood 
Housing Services's (WNHS) Lancaster BridgeISeavey Meadows I11 project. The project's scope 
is changing and at staffs request, representatives from WNHS are visiting today to provide an 
overview of the changes for HCDC's consideration. 

WNHS Executive Director Jim Moorefield noted that many sources of funding will be used to 
complete the project, the majority of which are administered by the State of Oregon, adding that 
WNHS's application to request funding from the State is due April 15. Mr. Moorefield noted that 
in order to present a strong application to the State, it is necessary to have a letter from the City 
confirming that it has been recommended by the HCDC to provide HOME funds for the project. 

Mr. Moorefield thanked the Commissioners for their consideration and recommendation for 
funding the project during the allocation process. Beginning an overview of the project and the 
changes that are occurring, Mr. Moorefield noted that because the HCDC's funding 
recommendation of $230,000 fell short of the $400,000 requested, it created a gap in the project's 
funding. Paired with other changes occurring in the project, this results in a project that no longer 
pencils out as originally proposed. Following discussions on how to still make the project work, 
it was concluded that if the Seavey Meadows I11 portion of the project (construction of twelve new 
housing units) was dropped, the project could move forward with just the Lancaster Bridge 
portion (acquisition/rehab/preservation of 50 units of affordable rental housing). Mr. Moorefield 
noted that it is WNHS's priority to help the 50 families currently living at Lancaster Bridge, but 
added that the Seavey Meadows project would be undertaken as a future, most likely stand-alone 
project. 

Garrick Harmel, WNHS Housing Development Manager, noted that changing the project to 
include just the Lancaster Bridge piece reduces the original project cost from $1 0 million to $7 
million. He then asked the Commissioners if they had any questions regarding the changes to the 
project as proposed today. 

Vice Chair Fortmiller asked if the change would decrease the amount of HOME funds needed for 
the project. Mr. Harmel responded that it does not and that the project as proposed today would 
be able to continue forward only if the recommended HOME funding remains at $230,000. He 
added that the $230,000 would also help WNHS leverage approximately $6.8 million of 
additional funding from other sources. Mr. Harmel then noted that in the original request for City 
HOME funds, it was thought that WNHS's equity investment in the Lancaster Bridge 
development would be close to $1.4 million, but after taking a closer look using a more 
conservative valuation approach, the agency's equity investment will be closer to $477,000. 
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Following the discussion, Commissioner Jordan moved, with Commissioner Berra's second, to 
recommend a HOME capital funding allocation in the amount of $230,000 to WNHS for their 
Lancaster Bridge Preservation project (previously known as the Lancaster BridgeISeavey 
Meadows I11 project prior to the project's changes), that the project still provide ten HOME- 
assisted units, that the total number of affordable units in the project will be 50, and that these 
changes be reflected in the FY 1 1-12 Action Plan. The motion passed 5-0, with Commissioner 
Lizut abstaining. 

11. Consideration & Approval: HCDC Draft Minutes of February 15,2011 and February 16, 
2011 

Vice Chair Fortmiller asked for consideration of the HCDC draft minutes of February 15,201 1 
and February 16,20 1 1. The minutes were approved unanimously. 

111, Status: Loan Funds and Recent Rehab Loans 

Weiss reported that no new First Time Home Buyer (FTB) loans had closed since the last 
meeting, adding that one is in progress. Regarding rehabilitation loans, Weiss noted that none 
have closed since the last meeting, but that three are in the application/review process. He noted 
that in hopes of attracting new customers, staff have recently submitted a display ad regarding the 
City's rehabilitation loan programs to be published in the Gazette-Times during the upcoming 
weekend. 

IV. Draft FY 11-12 CDBG/HOME Action Plan 

Weiss directed Commissioners to copies of the draft FY 1 1 - 12 CDBGIHOME Action Plan 
included in their packet. He noted that the Plan describes the activities the City will either carry 
out or support in the coming fiscal year using federal resources from the Community 
Development Block Grant and HOME Investment Partnerships programs, as well as with local 
resources from the CD Revolving Loan Fund. The Commission's recommended funding 
allocations resulting from meetings of February 15 and 16 are fully captured in the draft plan. 

Weiss noted that in regard to an update on federal funding for FY 1 1 - 12, there is no news to share 
other than that it continues to look like funding levels will remain uncertain for at least a few 
weeks more. The House did pass H.R. 1 on February 19, which the Senate will be voting on 
today. If approved by the Senate, funding for the CDBG program would be cut by 62% and for 
the HOME program by 10%. Weiss noted that it doesn't appear that the Senate is anywhere close 
to agreeing with the House on its proposed budget. At this point it looks like Congress will 
approve a continuing resolution, extending the deadline for budget approval fiom March 4 to 
March 18. After that one of three things will happen: a budget agreement will be reached; a 
budget agreement will not be reached and another continuing resolution will be passed; or a 
budget agreement will not be reached and the federal government will shut down. 
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Continuing, Weiss noted that given the uncertainty about the depth of program cuts, it is still too 
soon to know whether the HCDC will need to come back to amend its proposed allocations. He 
noted that he has thought through a number of approaches that could be used to reduce the overall 
budgets for CDBG and HOME without having to reduce the funds that have been allocated to 
outside agencies by much, if anything. But in order for this to work, the final allocations from 
HUD would need to be fairly close to what's been assumed that the City will receive. Because the 
picture is still so unclear, Weiss noted that he has not yet gone through detailed calculations to 
plan and assess the impacts of the reductions he has in mind. 

In order to keep the City's process moving forward during this time of uncertainty, Weiss noted 
that staff feels it would be best to discuss the draft Action Plan as written today in order to make 
sure any changes or comments by the Commission can be integrated into the Plan. Once HCDC 
approves the Plan, it will enter a 30-day public comment period timed to end just prior to the City 
Council public hearing on April 18. Following the public hearing, Council will take final action. 
If, during this process, federal funding levels for the programs become known and the funding is 
much less than past years, staff will contact the HCDC regarding a re-allocation process. 

Beginning an overview of the Plan, Weiss noted that the HUD-required Executive Summary that 
includes a one-year expenditure summary. The Introduction section includes HUD-required 
information including a housing goals/achievements table. Regarding the Action Narratives 
section, Weiss noted that the shaded areas detail the actions for which the Commission has made 
allocation recommendations. The Plan's Budget Summary shows all funds to be expended from 
CDBG, HOME, and the City's Revolving Loan Fund. 

Weiss asked Commissioners if they had any comments or suggestions regarding the Plan. A brief 
discussion followed regarding WNHS's project change request presented earlier in the meeting 
and confirmation that staff will reflect that change in the Plan. Commissioner Berra then moved, 
with Commissioner McCarthy's second, to recommend City Council approval of the draft FY 1 I- 
12 Action Plan with the change to reflect WNHS's project change. The motion passed 
unanimously. 

There being no further business, the meeting was adjourned at 12:45 p.m. 
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MINUTES  
 

Wednesday – March 16, 2011 3:00-4:30 PM 

 
 
In Attendance:  □ Angie Baca  ■ Mike Beilstein ■ Kevin Bogatin  ■ Gary Boldizsar  □ Ed Boyd     

■ Floyd Collins  ■ Mark Cotter  □ Bill Currier  ■ Jay Dixon  ■ Ken Elwer   
□ Max Frederick □ John Haroldson ■ Rick Hein  □ Linda Hukari  ■ Sharon Konopa  

 ■ Steve Harder ■ Al Krug   ■ Jeff Lanz  ■ Jeanne Nelson ■ Jon Nelson   
 ■ Gail Newman  ■ Joe Pickens  ■ Jack Rogers(p) ■ Jon Sassaman        ■ Dan Schwab    

  ■ Diana Simpson □ Angie Stambuk ■ Stewart Wershow □ Deb Williams  □ Locke Williams  
 □ Karen Zorn 

 
 ■ Present   □ Absent 
  

 21 Members Present: = Quorum (31 positions filled: quorum requirement 16) 
 
Vacancies:  Adair Village Citizen Rep, Adair Village City Councilor, Adair Village Police Chief, OSU: Director -

Dept. of Public Safety, Philomath City Manager/Rep, Benton County Citizen Rep, Rep of Crime 
Victims, ASOSU Representative 

 
Staff:     Jodi Robin 
 
Guests: Kristin Osborne, Jeff Hinrichs, Marco Benavides, Abraham Griswold, Justin Carley, David 

Clark, Scott Jackson 
 
 

Willamette 
Criminal 
Justice 
Council 

ACTIONS: 
 

 Action Item - February 2010 minutes approved as submitted. 
 

 

 

 

FUTURE AGENDA ITEMS: 
 
 

UPCOMING MEETINGS (3:00pm – 4:30pm): 
 April 20

th
 

 May 18
th
 

 June 15
th
 

 No July Meeting 
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Call to Order & Introductions       

Diana Simpson called the meeting to order. The attendance roster was circulated.  
 

 

1. February 2011 Minutes       

 
 February 2011 minutes approved as submitted. 

 
 

2. WCJC Committees, Projects and LPSCC Activities 

 

A.   WCJC Lay Committee Update, Rick Hein- 

  

New Jail Education Plan- 
Rick Hein stated that the Lay Committee had a very productive meeting regarding the preparations to educate the 
community about the scope and need for a new jail facility. The Committee is starting to get an idea of the direction 
the education plan will take.  

 

B.   Benton County Drug Treatment Court (DTC) Update, David Clark- 
 Juvenile DTC: 
Current Active Participants  10, 2 Females/8 Males 

 OSU Challenge Course 
 
Adult DTC: 
Current Active Participants   50 

 May is National Drug Court month and is the 10-year anniversary for Benton County DTC 

 DTC ceremony celebration to be held May 18, 2011 
 

C. 2011-2013 Benton County Adult Community Corrections Committee, Gail Newman- 
One of the responsibilities of the WCJC operating as the LPSCC is to prepare and approve the Community 
Corrections Plan for Adult Supervision in Benton County.  Gail requested 3 members of the WCJC to assist in the 
preparation of this plan.  Looking for WCJC members who are willing to look over the plan and make suggestions 
on how to it can be improved over the next biennium.  Three members volunteered for this committee and copies 
of the 2009-2011 Community Corrections Plan were distributed to the volunteers. 

 

D. Legislative Update, Diana Simpson- 

 HB 2075, which would implement a 911 tax on prepaid cell phones, has died.  This is due mostly to the fact 
that the technology needed to track the required information is too expensive, it is easier in States that have 
sales tax to implement. A taskforce has been assigned to look at others ways to collect this money for the 
next legislative session.  
 

 Diana stated that she would willing to seek out or compile a list of high profile bills that will have a direct 
impact on the local criminal justice system to share with WCJC members. Jay Dixon stated there are many 
cuts coming to the county level and that he would provide his list to Diana to share with the WCJC.    

 

 Recently, Diana testified regarding a bill that would change the current jail system by expanding local control 
from 12 months to 24 months.  Currently, when someone is sentenced to prison for less than 13 months they 
serve their time locally, this bill would expand that window to sentences under 24 months prison, those cases 
would serve their time locally.  For Benton County alone this would add a need for 33 beds over about a year. 
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3.  Other Business       

 

Sobering Station, Linn and Benton Medical Detox Committee,  

Kristin Osborne and Albany Police Department Captain Jeff Hinrichs -     Handout Available 
 

Kristin Osborne, the Chair of the Linn and Benton Medical Detox Committee and APD Captain Jeff Hinrichs gave a 
presentation to the WCJC Full Council regarding their work towards creating a sobering station in our community. 
Their committee is currently operating under the Ten Year Plan to End Homelessness for Benton County.  Kristin 
gave a brief history of the committee.  Currently, Paul Barnes is in the process of writing a grant to build a facility 
that would offer wrap-around services including a health center that would house a sobering station along with a 
detox center.  Kristin stated that the two needs: a detox center and a sobering station are two separate needs.  
Detox facilities are more long term and involved, with stays usually lasting 3-7 days and a sobering station is 
generally a short 6-8 hour stay with less monitoring needed. In 2009, their committee conducted a needs 
assessment survey, handout is available with results.  Currently, this committee is focusing on the needs of adults 
only and not including juvenile needs, as a starting point.   
 
Members of their committee have toured other facilities across the state in Portland, Salem and Eugene to see what 
is involved.  Bridgeway Detox Facility in Salem and Buckley House in Eugene will both rent detox beds to other 
Counties.  Costs to operate a sobering station are approximately $130.00 per patient with an average stay of 6-8 
hours.  The average cost per patient at a detox facility is $809 total per patient for a 3-7 day stay.  A county can rent 
detox bed space, which costs approximately $37,000 per year, per bed.  Renting space in a sobering station is not a 
feasible option considering the short stay time and transportation issues.  The more local a sobering station is the 
more useful it is to that community.  Kristin stated that their research has found it is best to not attach a sobering 
station to a jail, as people are discouraged from using the facility when the two are paired together.  Participation in 
a detox facility has to be voluntary, cannot be ordered.  Discussion concerning possible details of a detox facility 
commenced.  A new development is that Albany Helping Hands stated they would be willing to house a sobering 
station, it’s the first time an entity has offered space, funding would still be needed to operate the facility.        
 
Creating a local sobering station is part of the WCJC’s workplan.  A list was circulated for members for the WCJC 
who wished to be added to the committee’s email list.  Kristin stated that their committee is hoping to collaborate 
with the WCJC on the creation of a sobering station.  In addition, they are currently looking for two people, one from 
Benton County and one from the City of Corvallis to be representatives on their committee. They meet monthly on 
the third Thursday of the month at 3:00pm.  They are looking for assistance with this project.   

 
 

Call for Additional Agenda Items       

None noted. 
 
 

Adjournment The meeting was adjourned at 4:10pm 

 



M E M O R A N D U M  

To: City Council Members 

Rom: Julie Jones Manning, Mayor 

Date: April 11,201 1 

Subject: Confirmation of Appointment to Community Police Review Board 
----------------------------------------+----------- 

As you know, at our last regular meeting I appointed the following person to the Community 
Police Review Board for the term of office stated below: 

Benjamin Calhoun 
Term expires: June 3 0,20 12 

I ask that you confirm this appointment at our next Council meeting, April 1 8,20 1 1. 



M E M O R A N D U M  

To: City Council Members 

From: Julie Jones Manning, 

Date: April 11,201 1 

Subjeck Appointments to Advisory Boards, Commissions, and Committees 
------_-__--_--------------------------------------- 

I am appointing the following persons to the advisory boards, commissions, and committees 
indicated for the terms of office shown: 

Bicycle and Pedestrian Advisow Commission 

Glencora Borradaile 
Tern expires: June 30,20 1 1 

Glencora is a new professor at Oregon State University, does not o m  a car, and can 
provide views from the perspective of making it feasible to live in Cowallis without car 
ownership. 

Committee for Citizen Involvement 

Will Parker 
Term expires: June 30,2012 

Will believes that citizen involvement is crucial to a just and efficient government. 

I will ask for confirmation of these appointments at our next Council meeting, May 2,20 1 1. 



M E M O R A N D U M  

To: City Council Members 

From: Julie Jones Manning, Mayo 

Date: April 1 1,201 1 

Snbject: Vacancy on Parks, NaturaI Areas, and Recreation Board 
---------------------------------------------------- 

Jen de-Vries has resigned from the Parks, Natural h a s ,  and Recreation Board for personal 
reasons. Jen's term on the Beard expires June 3 0,20 1 1 . 

I would appreciate your nominations of citizens to fill this vacancy. 



MEMORANDUM 

To: Mayor and City Council 

From: Tony Krieg, Custonler Services Manager (-kL 
V 

Subject: Liquor License Investigation- Roxy Dawg's, LLC 

Date April 1 3, 20 1 1 

The City has received an application from Connie Barnes, Owner of Roxy Dawg's, LLC dba 
Roxy Dawg's located at 1425 NW Monroe Suite 6, Corvallis, OR 97330. This application is for 
a New Outlet for a Limited On-premises sales liquor license. 

An affirmative reconlnlendation has been received fi-om the Police, Fire, and Community 
Developnlent Departments. No citizen co~nments or input were received regarding this 
application for endorsemellt. 

Staff recolllnlends the City Council autl~orize endorsement of this application. 

Limited On-Premises Sales License 

Allows the sale of malt beverages. wine and hard cider for consuniption on the licensed premises, and the sale of kegs of malt beverages for off- 
premises consumption. Also allows licensees who are pre-approved to cater events offthe licensed premises. 



M E M O R A N D U M  

TO: Mayor and City Council 

FROM: Ken Gibb, Community Development Direct 

DATE: March 23,201 1 

RE: PLANNING COMMISSION AND HISTORIC RESOURCES COMMISSION 
VACANCIES 

1. ISSUE: 

The terms for three positions on the Planning Commission, and three positions on the 
Historic Resources Commission will expire on June 30, 201 1. Planning Commissioner 
Reese, who is one of the Planning Commissioners whose term is ending on June 30,201 1, 
has resigned from the Planning Commission, effective March, 201 1. 

II. BACKGROUND: 

Terms for Planning Commissioners Franklin Hann, Steve Reese, and Jim Ridlington will 
expire on June 30, 201 1. Commissioner Reese has resigned from the Planning 
Commission. Commissioner Hann is completing his second term on the Planning 
Commission, Commissioner Reese has served since June of 2007, and Commissioner 
Ridlington is completing his first term. 

Historic Resources Commission members with terms expiring on June 30,201 1, are Aaron 
Collett, E. Ross Parkerson, and Geoffrey Wathen. Commissioner Collett has served since 
August of 2008, Commissioner Parkerson has sewed since September of 2006, and 
Commissioner Wathen has served since November of 2009. 

Ill. DISCUSSION: 

Vacant and expiring Planning Commission and Historic Resources Commission positions 
are filled by the City Council through a recruitment and selection process in which the 
position is advertised and interested citizens are invited to apply. The selection process 
involves completing an application and an interview with the City Council (with pre-selected 
questions). When all candidates are interviewed, the Council makes a selection. 

Once a new Commissioner is selected, staff provide a basic orientation and an overview 
of the planning or historic preservation process. Staff also provide copies of necessary 
planning and historic preservation related documents, including the Statewide Planning 
Goals and Legislation, Comprehensive Plan, Land Development Code, and the Vision 
2020 Statement. As needed, additional training is also available for Planning Commission 
and Historic Resources Commission members. 



IV. PROPOSED SCHEDULE: 

The recruitment schedule is tentatively proposed as follows: 

Advertisement Wednesday, May 4, and Sunday, May 8 
Receive applications Through 5 p.m. on Friday, May 27 
Schedule interviews Week of June 6 
Council interviews Monday andlor Tuesday, June 13 andlor 14 @ 5:20 

p.m. 
Appointments Monday, June 20, 201 1 

V. ACTION REQUESTED: 

City Council is asked to accept the schedule for the Planning Commission and Historic 
Resources Commission vacancies. 

Review and Concur: 



INTER 

OFFICE 
To: Mayor and City Council 

From: Ellen Volmert, Assistant City ~ a n a ~ e r e v  
Subject: CONTRACT FOR CITY MANAGER RECRUITMENT PROCESS - PECKHAM & 

MCKENNEY 

The City received six proposals for the city manager recruitment process. Council leadership selected 
four for interviews, which took place the week of April 4,201 1. Based on the proposals, the interviews, 
and the reference checks, Co~ncil  leadership evaluated each firm based on the criteria and points 
established in the request for proposals and selected the firm Peckham & McKenney for this contract. 

The firm has many years of executive recruitment experience for local government, primarily in the 
Western United States, including searches for the City of Ashland and Washington County in Oregon. 
Council leadership rated them number one of all firms in experience, references, price and evaluation 
following interview. The proposal was especially strong in tern~s of engagement opportunities for staff 
and co~nmunity in addition to the Mayor and City Co~lncil. 

Phil McKenney, a fiim partner, would be the primary contact person and the start of the first phase of 
this project is scheduled for later this w-eek, assuming approval of the contract at the April 18,201 1 City 
Council meeting. An initial work session is scheduled for the City Council on Wednesday, April 20. 
201 1 followed by a series of participation opportunities with community and staff members as well as 
the general public. The scope of work under the contract includes this project organization phase and 
creation of the recruitment brochure as well as recruitment of candidates, preliminary interviews and 
recormnendations, final interview process and selection, qualification verification, contract negotiation 
process assistance with the selected candidate and a follow up meeting six months after candidate 
placelilent to discuss progress and satisfaction. The fill11 also offers a two year guarantee meaning that if 
for any reason the selected candidate leaves the City within the first two years (not due to budget 
cutbacks), the fiim agrees to provide a one-time replacement process for only direct expenses (no fee). 

ACT 
The City Manager's Office has $30,000 appropriated in the 201011 1 fiscal year for this process. The 
contract provides for a fee of $17,000, plus expenses not to exceed $7,000 which includes travel for the 
consultant as well as advertising, brochure printing, etc. We will carry over $10,000 of this appropriation 
into the 201 1112 fiscal year for expenses not incusred by June 30,201 1, but total expenses will not 
exceed $24,000. Therefore, finds are available for the contract. 

RECOMMENDATION 
Council leadership recommends Council approval for the City Manager to enter into an agreement with 
Pec an & McKenney for the city manager recruitment process. X 



CITY OF CORVALLIS 

SERVICES CONTRACT 

This contract is entered into this day of between the City of Corvallis, a municipal corporation of the State of Oregon, 
hereafter called "City" and Peckham & McKenney, a partnership hereafter called "Contractor" of the state of California. 

All notifications necessary under this contract shall be addressed to: 

City of Corvallis 
Attention: 
PO Box 1083 
Corvallis, OR 97339-1083 
541 766-6902 

Peckham & McKenney 
Attention: Phil McKenney 
6700 Freeport Blvd. #203 
Sacramento, CA 95822 
916 391-2233 

TERM 

1.1. This contract shall be effective from the date of signature through June 30,20 12. 

1.2. If this contract crosses fiscal years, funding for future years is contingent upon the City Council adopting 
appropriations. 

SCOPE OF SERVICE 

2.1. Contractor shall perform certain services necessary for the completion of an executive recruitment for a City 
Manager, as described in City of Corvallis Request for Proposals City Manager Recruitment Process CMO 201 1-02 
and Peckham & McKenney proposal dated March 2 1,20 1 1, which services shall include the following: 

2.1.1. Project Organization - Develop a detailed candidate profile through meetings on site as defmed by the City; 
design of the parameters of the search, the search timeline and the schedule of future meetings; and, tour the 
community. Includes the development of a community and organization profile for the recruitment brochure. T 
his phase shall begin upon the signature of this ,contract. 

2.1.2. Recruitment - Develop an advertising campaign and recruitment brochure consistent with the parameters 
identified in 2.1.1, conduct direct recruiting and identify passive or hidden candidates; place advertising; and 
handle all resumes and candidate contacts including acknowledging each resume received. 

2.1.3. Preliminary Interviews/Recommendation - Send supplemental questionnaires to candidates who appear to 
meet the profile; thoroughly review all resumes and questionnaires received, conduct preliminary interviews 
and preliminary reference checks and create a written recommendation for finalists. Present this information to 
the Mayor and City Council along with the names of every candidate and assist the City Council in selecting 
finalists. Notify all candidates of their status. 

2.1.4. Final Interviews/Selection - Work with City to develop the final interview process and to schedule all 
logistics and details of the process, including being on site during the process. Provide all interview materials 
including suggested questions, candidate packets, packets for interview panels, evaluation and ranking sheets. 
Verify professional work experience, educational histories, criminal, civil, credit, and motor vehicle records 
and second tier references. Provide assistance to City in the contract negotiations process with the selected 
candidate. 

2.1.5. Follow up - Schedule a follow-up contact with City six months after placement to verify progress and 
satisfaction. 

2.1.6. Provide complete administrative assistance for the above and shall provide these services in conformance 
with the schedule contained in Contractor's proposal dated March 21,201 1. 

3. COMPENSATION 

3.1. In consideration of contractor's performance, City agrees to pay Contractor a fee of $17,000 plus expenses not to 
exceed $7,000. 



3.2. One third of the fee is due upon execution of ihis contract. The remainder shall be divided and billed in two separate, 
equal, monthly invoices. Expenses shall be invoiced monthly together with detailed backup for the reimbursement. 
Contractor will invoice by the 1 0 ~  of the month. 

4. CITY RESPONSIBILITIES 

4.1. City agrees to pay Contractor within 30 days of receiving an invoice for services perfonned. City will report all 
payments made to Contractor required by the Federal Internal Revenue Service and the State of Oregon Department 
of Revenue. 

5. STATUS 

5.1. Contractor is retained as an independent contractor and will be responsible for any state or federal taxes resulting 
from this contract. Contractor is not an "employee" for purposes of OAR 459-10-030(6). Contractor will not be 
under direct control of City in performing this contract. 

5.2. Contractor will fiunish all of the equipment and supplies necessary under this contract. 

5.3. Contractor will not be eligible for any federal Social Security, State Workers' Compensation, unemployment 
insurance, or PERS benefits from this contract, except as a self-employed individual or as required by ORS 237.103. 

6. CONTRACTOR RESPONSIBILITIES 

6.1. Contractor will make prompt payment to all persons supplying them with labor or materials for the performance of 
work under this contract. If Contractor fails to make prompt payment of any claim for labor or services furnished in 
connection with this contract, City may pay the clai~n and charge the amount against funds due or which may become 
due to Contractor. 

6.2. Contractor will pay all contributions or amounts due the Industrial Accident Fund for themselves or any sub- 
contractor resulting from this contract. 

6.3. Contractor will not permit any lien or claim to be filed against City on account of any labor or material furnished. 

6.4. Contractor will pay the Department of Revenue all sums withheld from employees pursuant to ORS 3 16.167. 

6.5. Contractor shall pay employees for overtime work performed under the public contract in accordance with ORS 
653.0 10 to 653.261 and the Fair Labor Standards Act of 193 8 (29U.S.C. 20 1 et seq.). A person performing work 
under this agreement may not be employed for more than 10 hours in any one day, or 40 hours in any one week, 
except in cases of necessity, emergency or when the public policy absolutely requires it, and in such cases, except in 
cases of contracts for personal services designated under ORS 279A.055, the employee shall be paid at least time 
and a half pay as set out in ORS 279B.235. 

6.6. Contractor shall promptly, as due, make payment to any person, co-partnership, association, or corporation 
furnishing medical, surgical and hospital care or other needed care and attention, incident to sickness or injury, to the 
employees of Contractor, or all sums which Contractor agrees to pay for such services and all moneys and sums 
which Contractor collected or ded~lcted from the wages of employees p~trsuant to any law, contract or agreement for 
the purpose of providing or paying for such service. 

6.7. Contractor agrees to comply with all applicable local, state, and federal laws, rules, and regulations in the 
performance of this contract, and to pay all fees required by local, state, or federal bodies in the perfonnance of this 
contract. 

6.8. LIVING WAGE: Contractor agrees to comply with Corvallis Municipal Code chapter 1.25 establishing and 
implementing the Living Wage. City may terminate this contract at any time if Contractor is found to be in violation 
of the Living Wage Ordinance and does not correct the violation consistent with section 1.25.090 of the Corvallis 
Municipal Code. 

Contractor agrees to keep payroll records for employees working on City's contract and to provide those records to 
City if requested in accordance with section 1.25.070 of the Corvallis Municipal Code. Contractor agrees to post the 
information provided by City about the Living Wage in a location where employees are likely to see the infonnation. 
Contractor also agrees to give each employee working on City business infonnation provided by City about the 
Living Wage. Contractor will notify City if helshe needs the infonnation provided in a language other than English. 

7. LIABILITY 

7.1. Contractor shall indemnify, protect, defend, and hold City, its officers, agents, volunteers, and employees harmless 
against any actions, claim for injury or damage and all loss, liability, cost or expense, including court costs and 
attorneys fees, growing out of or resulting directly or indirectly from the performance of this contract, except for that 
resulting from the sole negligence of the City. 

7.2. Contractor shall provide insurance as indicated: 



7.2.1. Workers' cornpensation insurance in compliance with ORS 656.017, which requires subject employers to 
provide Oregon workers7 compensation coverage for all their subject workers. 

7.2.2. General Liability insurance with a minimum combined single limit, or the equivalent, of not less than 
$1,000,000 per occurrence,/$2,000,000 aggregate each claim, incident, or occurrence for Bodily Injury and 
Property Damage. It shall include contractual liability coverage for the indemnity provided under this 
contract, and shall be in a form at least as broad as Commercial General Liability IS0 form CG 0001. It 
shall provide that City and its officers and employees are Additional Insureds, but only with respect to the 
Contractor's services to be provided under this contract. 

7.2.3. Automobile Liability insurance with a combined single limit, or the equivalent, of not less than $1,000,000 
each accident for Bodily Injury and Property Damage, including coverage for owned, hired, or non-owned 
vehicles, as applicable. 

7.3. Contractor shall not cause or allow any insurance policy required above to be suspended, voided, canceled, reduced 
in coverage or in material limits except as agreed by City. 

7.4. Should Contractor desire to cancel any of the above described policies before the expiration date thereof, notice shall 
be delivered to the City in accordance with the policy provisions, or by certified mail, return receipt requested 30 
days prior to desired cancellation whichever method provides the City with the greatest notice. 

7.5. Contractor shall furnish acceptable insurance certificates to City with original endorsements for each insurance 
policy signed by a person authorized by that insurer to bind coverage on its behalf. Certificates will be received and 
approved by City prior to its issuance of a Notice to Proceed. If additional insured status (or subrogation waiver) is 
requested, each line of insurance shall be marked in the appropriate box on the insurance certificate to indicate the 
policy endorsement ensuring the City of Corvallis is an Additional Insured (and/or Subrogation is Waived) subject to 
the terms and conditions and/or respective to the work under this contract. Insuring companies or entities are subject 
to City acceptance. Contractor shall be fmancially responsible for all pertinent deductibles, self-insured retention 
and/or self-insurance. All such deductibles, retention, or self-insurance must be declared to, and approved by, City. 

8. GENERAL PROVISIONS 

8.1. ASSIGNABSLITY: This contract is for the exclusive benefits of Contractor and City. Any attempt to assign, 
transfer, or pledge by either party without the prior written consent of the remaining party shall void the contract. 

8.2. TERMINATION: City may terminate this contract in the event Contractor fails to colnply with any of the tenns or 
conditions set forth herein or if City determines Contractor is in any way unfit, unqualified, or unable to perfonn all 
of the services outlined in this contract. City will provide 30 days prior written notice by certified mail, return receipt 
requested of its intent to terminate. 

8.3. DISCRIMINATION: The parties agree not to discriminate on the basis of age, citizenship status, color, familial 
status, gender identity or expression, marital status, mental disability, national origin, physical disability, race, 
religion, religious observance, sex, sexual orientation, and source or level of income in the performance of this 
contract. 

8.4. PERSONAL IDENTIFYING INFORMATION: Contractor agrees to safeguard personal identifying information in 
compliance with Oregon Revised Statute (ORS) 646A.600, the Oregon Consumer Identity Theft Protection Act and 
the Fair and Accurate Credit Transaction Act provisions of the Federal Fair Credit Reporting Act. 

8.5. WAIVER: Waiver of any breach of any provision of this contract by either party shall not operate as a waiver of any 
subsequent breach of the same or any other provision of this contract. 

8.6. ATTORNEY'S FEES: In the event either party shall initiate any suit, action or appeal on any matter related to this 
contract, then the court before whom such suit, action or appeal is taken shall award to the prevailing party such 
attorney's fees as the Court shall deem reasonable, considering the complexity, effort and result against the party 
who shall not prevail, and such award and all allowable costs of the event may be either added to or deducted from 
the balance due under this contract, or be a separate obligation as appropriate. 

8.7. PREVAILING LAW: This contract is to be governed by, and construed in accordance with, the laws of the State of 
Oregon. 

8.8. VENUE: Any disputes about the terms of this contract will be brought before the Benton County Circuit Court. 

8.9. EXTENT OF CONTRACT: This contract supersedes any prior or contemporaneous oral or written agreements or 
understandings entered into by the parties. 

IN WITNESS WHEREOF, the parties have herewith executed their signatures. 



CITY OF CORVALLIS 

Jon Nelson, City Manager 

CONTRACTOR 

Printed Name and Title 

Approved as to Form: 

City Attorney 



MEMORANDUM 

TO: Mayor and City Council 

FROM: Steve Rogers, Public Worlcs Directo 

DATE: April 8, 201 1 

SUBJECT: Coincast Rate Filings, Federal Forms 1240 and 1205 

ISSUE 
Tlle local cable ~rovider  is reauired to file federal forms 1240 and 1205 witli the Federal 
Co~nniunications   om mission ( F ~ c )  and the local franchising autl~ority a minilnuin of 90 days prior 
to the effective date of a proposed aiuiual rate increase of a regulated basic tier progrmnming service, 
equipment cl~arge andlor installatioil fee. 

DISCUSSION 
Federal forins 1240 and 1205 represent Coincast's muiual federal filing for potential adjustments to 
basic tier prograinining service, equipinent charges and installation fees for its cable services offered 
within the city. Coincast has chosen April 1, 20 1 1 as its filing date which permits the con~pm~y to 
seek a rate increase within the franchise area any time after July 1, 20 1 1. 

The FCC regulations are a benclunarlc system whereby a cable operator's rates are compared to a set 
of charges tliat approximate the rates that a cable operator facing competition would charge. The 
inaxiinuin perinitted rate, once approved, becomes the benclmarlc rate from w l ~ i c l ~  fut~we 
adjustineilts can be made. The cable coinpany is allowed to 'true-up' costs for current and projected 
periods talcing into accoulit inflation, prograiliming and copyright fees, and other franchise-related 
costs. Based on this revised cost, the coinpany can tlleii set rates up to the inaxiilium permitted rate. 
If the cable company believes it has incurred liigher costs and requires liigher rates, its rates are 
allowed to exceed the benclul~ark or maximum permitted rate provided that is has appropriate 
documentation. 

The FCC inaxiinuin perniitted rate changes from year to year, and the cable company's curreilt rate 
could be higher than this year's inaxiiiium rate. In these cases, the operator o nu st select a new rate 
lower or equal to the niaxii~luiii rate. 

Federal Forill 1240 - Basic Tier Prop;ranuninp; - Service 
Federal Form 1240 is an ailnual filing used for reporting cable operator costs associated with the 
offering of basic tier prograininiiig services. As tlie local frailcl~ising authority, the City is certified 
with the FCC to regulate tlie rates for basic tier prograimniiig services. The rate regulations the City 
ellforces are regulations the FCC has adopted. 

This year the inaxiilluin rate for basic tier programming l ~ a s  been increased to $20.93, tl~us Coincast 
may increase the current rate for basic tier prograininiiig from the current rate of $12.6 1 to $20.93. 

Previous Maxilnum 
Pei~nitted Rate 

$17.17 

Service 

Basic Tier Programming Service 

Maximum Permitted Rate 

$20.93 

Current Operator 
Selected Rate 

$12.61 



Federal Form 1205 - Equi~ment, Maintenance and Installation Costs 
Federal Form 1205 is an annual filing used to deternline company-wide averages for customer 
equipment, maintenance and installation costs, including labor hours associated with the offering of 
these services. A sampling of cable systems nationwide is conducted to determine lnaxilnum 
permitted charges. The table below provides a brealtdown of the maxi~nun~ permitted rate for each 
service, the current rate, and the operator-selected rate. 

The City has no authority to prevent the cable operator from increasing rates for basic tier 
programlning services, equipment chasges or installatioll fees LIP to the ~naxilnunl permitted rate. 

RECOMMENDATION 
No City Council action is necessary; this report is for information only. 

New Comcast- 
Selected Rate 

$32.00 

$4 1 .OO 

$30.00 

$13.00 

$30.00 

$30.00 

$19.00 

$1 1.00 

$1.99 

$8.00 

$18.00 

$0.20 

$.60 

$2.00 

$6.50 

N/C 

$1.10 

$32.00 

Review and Concur: 

Current Rate 

$30.99 

$41.99 

$26.99 

$14.99 

$20.99 

$16.99 

$14.99 

$10.99 

$1.99 

$7.99 

$15.99 

$0.20 

$.95 

$2.75 

$8.00 

$0.00 

$1.50 

$27.99 

Service 

Hourly Charge 

Install-Unwired Home 

Install-Prewired Home 

Install Additional Outlet (with initial connect) 

Install Additional Outlet (separate co~lnect) 

Relocate Outlet 

Install Upgrade (non-addressable) 

Install Downgrade (non-addressable) 

Install UpgradeIDowngrade (addressable) 

Co~lnect VCR - Initial 

Connect VCR - Separate 

Remote Co~lhol 

Converter Box - Basic Service 

Converter Box - All Others Excludi~~g HD 

Co~lverter Box (HD & HDDVR) 

CableCARD 

2nd CableCARD-TiVo Series 3ICPE 

Customer Trouble Call 

New Maxilnlun 
Pennitted Rate 

$33.76 

$43.93 

$32.41 

$14.16 

$31.53 

$32.24 

$20.10 

$12.07 

$1.99 

$8.58 

$19.12 

$0.22 

$.63 

$2.17 

$6.72 

$1.18 

$1.18 

$33.59 



CORVAICILIS 
ENHANCING COMMUNIN LIVABILITY 

DATE: April 13, 201 1 

TO: 

FROM: 

Mayor and City Council 

Ken Gibb, Community Development Dire 

SUBJECT: ORDINANCE 201 1-01 - Ordinance and ~07mal Findings for a 
Legislative Amendment to the Land Development Code (LDTI 0- 
00001) to address new federal Emergency Management Agency 
(FEMA) floodplain maps and regulations. 

At its April 4, 201 1, meeting, the City Council held a public hearing and tentatively 
approved the subject Legislative Amendment to the hand Development Code (LDTIO- 
00001). This Amendment will revise the Land Development Code to address new Federal 
Emergency Management Agency (FEMA) floodplain maps and regulations. The Council 
reached this decision, subject to the approval of formal findings and an ordinance. 

Attached is Ordinance 201 1-01, which includes the formal findings and text modifications 
for the subject Legislative Amendment to the Land Development Code (LDTI 0-00001). 
The document is complete with attachments. The reason all the attachments are being 
provided again is that the ordinance version of the Text Amendment needs to exclude the 
informational citations of state and federal statutes. The drafts of the Text Amendment 
included the state and federal citations for several reasons. First, the citations were 
informational in that they explained why many of the amendments to the Land 
Development Code text were done. Second, they provide a clear record demonstrating 
that the Text Amendment fully complies with state and federal floodplain regulations. This 
demonstration has made and will continue to facilitate the state and federal review of the 
Text Amendment. Nonetheless, since the citations are not intended to be part of the actual 
Land Development Code, the City Attorney's Office advised that they be excluded from the 
ordinance version of the Text Amendment. Other than the removal of the state and federal 
citations, no other revisions to the Text Amendment were done. 
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11. RECOMMENDATION 

Based on the recommendation of the Planning Commission to approve the Legislative 
Amendment to the Land Development Code (LDTIO-OOOOI), and based on the formal 
findings and ordinance presented as Ordinance 201 1-01, staff recommend the City Council 
enact Ordinance 201 1-01, as read by the City Attorney. 

Review and Concur: 

n 

Nelson, City Manager 

ATTACHMENT 

Ordinance 201 1-01 

Page 2 
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ORDINANCE 2011 – 01

AN ORDINANCE RELATING TO LAND USE, AMENDING THE CORVALLIS LAND
DEVELOPMENT CODE TEXT TO ADDRESS NEW FEDERAL EMERGENCY

MANAGEMENT AGENCY (FEMA) FLOODPLAIN MAPS AND REGULATIONS,
ESTABLISHING FINDINGS, AND AMENDING ORDINANCE 93-20 (LDT10-00001)

WHEREAS, on January 3, 1985, the Federal Emergency Management Agency (FEMA)
issued a Flood Insurance Rate Map (FIRM) that identified the Special Flood Hazard
Areas (SFHAs) in the City of Corvallis as the areas subject to inundation by the base
flood (flood that has a one percent chance of being equaled or exceeded in any given
year);

WHEREAS, recently, FEMA completed a re-evaluation of flood hazards in the
community and, on July 21, 2009, FEMA provided the City with preliminary copies of the
Flood Insurance Study (FIS) report and FIRM that identify existing flood hazards in the
community;

WHEREAS, FEMA did not receive any comments on the preliminary copies of the FIS
report and FIRM and, accordingly, the FIS report and FIRM for the community will
become effective on June 2, 2011;

WHEREAS, because the FIS report and FIRM for the community have been completed,
FEMA sent the City a Letter of Final Determination, dated December 2, 2010, which
stated certain additional requirements that must be met under Section 1361 of the
National Flood Insurance Act of 1968, as amended, within six months from the date of
the FEMA letter;  

WHEREAS, prior to June 2, 2011, the City is required, as a condition of continued
eligibility in the National Flood Insurance Program (NFIP), to adopt or show evidence of
adoption of floodplain management regulations that meet the standards of Paragragh
60.3(d) of the NFIP regulations (44 CFR 59, etc.);

WHEREAS, the NFIP standards are minimum requirements and do not supercede any
state or local requirements of a more stringent nature:

WHEREAS, in its letter of December 2, 2010, FEMA emphasized that all the standards
specified in Paragraph 60.3(d) of the NFIP regulations must be enacted in a legally
enforceable document that includes adoption of the current effective FIS report and
FIRM to which the regulations apply, and the other modifications made by this FIRM
map revision;

WHEREAS, in its letter of December 2, 2010, FEMA stated that some of the standards
should already have been enacted by the City in order to establish eligibility in the NFIP,
and additional requirements can be met by taking one of the following actions:



Page 2 of  6ORDINANCE 2011-01

1. Amending existing regulations to incorporate any additional requirements
of Paragraph 60.3(d);

2. Adopting all the standards of Paragraph 60.3(d) into one new,
comprehensive set of regulations; or

3. Showing evidence that regulations have been previously adopted that
meet or exceed the minimum requirements of 60.3(d);

WHEREAS, if the City fails to enact the necessary floodplain management regulations
by June 2, 2011, it will be suspended from participation in the NFIP and subject to the
prohibitions contained in Section 202(a) of the Flood Disaster Protection Act of 1973, as
amended;

WHEREAS, in addition to the community using the FIS report and FIRM to manage
development in the floodplain, FEMA will use the FIS report to establish appropriate
flood insurance rates and, on the effective date of the revised FIRM (June 2, 2011),
actuarial rates for flood insurance will be charged for all new structures and substantial
improvements to existing structures located in the identified SFHAs;

WHEREAS, these rates may be higher if structures are not built in compliance with the
floodplain management standards of the NFIP;

WHEREAS, the actuarial flood insurance rates increase as the lowest elevations
(including basements) of new structures decrease in relation to the Base Flood
Elevations established for the community, and this is an important consideration for new
construction because building at a higher elevation can greatly reduce the cost of flood
insurance;

WHEREAS, the FIS report and FIRM for the community have been prepared in FEMA’s
countywide format, which means that flood hazard information for all jurisdictions within
Benton County, Oregon, has been combined into one FIS report and FIRM;

WHEREAS, when the FIS report and FIRM are printed and distributed by FEMA, the
City will receive only those panels that present flood information for the City, and FEMA
will provide complete sets of the FIRM panels to Benton County officials, where they will
be available for review by the City;

WHEREAS, the new FIRM panels have been computer-generated and, once the FIS
report and FIRM are printed and distributed, the digital files containing flood hazard data
for the entire county can be provided to the City for use in a computer mapping system. 
These files can be used in conjunction with other thematic data for floodplain
management purposes, insurance purchase and rating requirements, and many other
planning applications;

WHEREAS, the City may be eligible for additional credits under FEMA’s Community
Rating System if the City implements its activities using digital mapping files;
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WHEREAS, the Oregon Department of Land Conservation and Development (DLCD)
coordinated with FEMA to ensure that existing land development codes of jurisdictions
affected by the FEMA map modernization process are consistent with current federal
and state 100-year floodplain regulations;

WHEREAS, the DLCD review of the City’s floodplain regulations concluded that the
City’s land use regulations were not in full compliance with all the standards of
Paragraph 60.3(d) of the NFIP regulations, and directed the City to update its land use
regulations to be in full compliance;

WHEREAS, on March 15, 2010, the City Council approved the Planning Division Work
Plan that recognized the need for a legislative Amendment to the Land Development
Code to address the revised FIS report and FIRM maps, as well as the all the standards
of Paragraph 60.3(d) of the NFIP regulations;

WHEREAS, on January 3, 2011, the City Council initiated Legislative Amendment to the
Land Development Code LDT10-00001 to address the revised FIS report and FIRM
maps, as well as all the standards of Paragraph 60.3(d) of the NFIP regulations;

WHEREAS, both the Comprehensive Plan Map and the Land Development Code
Official Zoning Map include a Natural Hazards Overlay; and a Natural Hazards Map has
been adopted as part of the Corvallis Land Development Code Official Zoning Map; 

WHEREAS,  the City’s Land Development Code requires use of the most current FEMA
Flood Insurance Rate Maps (FIRMs) as part of the City’s floodplain management
program; 

WHEREAS, Land Development Code Section 4.5.90 contains provisions for Map
Refinements that allow refinements to the actual boundaries of some Natural Hazards,
including 100-year Floodplain boundaries in accordance with FEMA regulations, and
Map Refinements are accomplished Ministerially on the relevant maps, with no land use
process; 

WHEREAS, once the revised FIRM mapping information has been reflected on the
City’s Comprehensive Plan Map and Land Development Code Official Zoning Map,
inclusive of the Natural Hazards Map, through the Ministerial Land Development Code
Map Refinement procedures, then the Land Development Code text constitutes the only
remaining City regulations that need to be modified to fully comply with all the standards
of Paragraph 60.3(d) of the NFIP regulations; 

WHEREAS, the Planning Commission conducted, after proper legal notice, a public
hearing on February 2, 2011, and deliberations on February 16, 2011, to consider the
Legislative Amendment (LDT10-00001) to the Corvallis Land Development Code Text
and interested persons and the general public were given an opportunity to be heard. 
The Planning Commission has reviewed all matters presented and has provided its
recommendation for approval, with modifications, of LDT10-00001 to the City Council;
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WHEREAS, the City Council conducted, after proper legal notice, a public hearing and
deliberations on April 4, 2011, concerning the proposed changes to the Corvallis Land
Development Code Text, and interested persons and the general public were given an
opportunity to be heard;

WHEREAS, the complete staff report to the City Council, dated March 25, 2011,
including exhibits; and those portions of the minutes of the April 4, 2011, public hearing
and deliberations, containing the staff presentations and deliberations by the Council
that demonstrate support for the proposed Legislative Amendment to the Land
Development Code Text (portion of LDT10-00001) are by this reference incorporated
herein and are hereby adopted by the City Council;

WHEREAS, this Legislative Amendment to the Land Development Code was reviewed
according the process and criteria required per LDC Section 1.2.80; and the Council
finds that this Legislative Amendment to the Land Development Code satisfies the
applicable review criteria in Section 1.2.80;

WHEREAS, this Legislative Amendment to the Land Development Code will provide the
necessary mechanisms to implement Comprehensive Plan Policy 1.2.1, the Policies
within Article 4, as well as Policies 3.2.1, 3.2.7, 6.2.1, 6.2.2, 6.2.7, 6.2.8, 7.2.1, 7.2.2.,
7.2.3, 7.2.6, 7.5.2, 7.5.4, 7.5.5, 7.6.4, 10.2.9, 10.7.1, 11.2.1, and 11.2.12, the Council
finds that the proposed Legislative Amendment to the Land Development Code is
consistent with the Comprehensive Plan; and

WHEREAS, this Legislative Amendment to the Land Development Code complies with
the applicable Statewide Planning Goals, identified as Goals 1, 2, 6, and 7;

NOW, THEREFORE, THE CITY OF CORVALLIS ORDAINS AS FOLLOWS:

Section 1. Exhibit A, a detailed set of findings regarding the Legislative Amendment
to the Land Development Code Text (LDT10-00001), is adopted by this
reference, and incorporated within and made part of this Ordinance. 

Section 2. The existing Land Development Code is hereby amended as shown in
Exhibit B of this Ordinance, and as summarized in “i,” below.  Exhibit B is
adopted by this reference and incorporated within and made part of this
Ordinance. 

i. Summary of Amendments

1. Revising Chapter 4.5

i) Renaming Chapter 4.5 to “Chapter 4.5 - Floodplain
Provisions;” 

ii) Updating Chapter 4.5 to fully address the federal
floodplain standards; 



Page 5 of  6ORDINANCE 2011-01

iii) Removing the hillside development and landslide
hazard provisions from Chapter 4.5 and placing them
in a new Code chapter entitled “Chapter 4.14 -
Landslide Hazard and Hillside Development
Provisions”, as described below.   

iv) Including provisions in Chapter 4.5 so that properties
containing streams and located in areas where no
FEMA studies have been done, but where 100-year
Floodplain potentially exists, may be required to
perform floodplain studies during the development
process.  If 100-year Floodplain areas are discovered
on these properties, then the new floodplain
regulations will apply;

2. Revising Chapter 1.6 - Definitions - Updating to add new
definitions and modify existing ones to fully comply with the
applicable federal floodplain regulations;

3. Revising Chapter 2.5 - Planned Development - Updating to
address floodplain regulation variations exceeding the scope
of the federally mandated Floodplain Development Permit
Variance process; 

4. Creating a New Chapter 2.11 - Floodplain Development
Permit - 

i) Required to address the federally mandated
Floodplain Development Permit process.  The
National Flood Insurance Program (NFIP) regulations
require a Floodplain Development Permit for all
proposed construction and other development in 100-
yr. floodplain areas of the community;

ii) The Floodplain Development Permit process is a
staff-level process, similar to Building Permits;

iii) Including the federally mandated Floodplain
Development Permit Variance process, which is
limited in scope, but involves discretion.  This is a
public hearing process, with review by the Land
Development Hearings Board;

5. Creating a New Chapter 4.14: “Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions”, as described
above;

6. Housekeeping Changes to Remainder of the Code to
Address Changes in 1-4, Above - “Housekeeping” changes
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occur throughout the Code to accommodate and be
consistent with  the changes in 1-4, above. 

Section 3. Ordinance 93-20, as amended, is hereby further amended as
described in Section 2, above. 

Section 4. Timely adoption of the provisions of this ordinance is necessary to
preserve the peace, health, and safety of the public, and to
maintain the City’s ability to participate in the National Flood
Insurance Program.  Accordingly, this ordinance will take effect on
June 2, 2011.

PASSED by the Corvallis City Council this 18th day of April, 2011.

APPROVED by the Mayor this 18th day of April, 2011.

EFFECTIVE DATE:   June 2, 2011

   

                                                                                  
________________________________
Mayor

ATTEST:

______________________________
City Recorder
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EXHIBIT A

BEFORE THE CITY COUNCIL

OF THE CITY OF CORVALLIS

In the Matter of the City Council decision to approve a
Legislative Amendment to the Land Development Code
(LDC) as proposed in Ordinance 2011-01, which amends
the LDC to implement the proposed changes.

)
) LDT10-00001
)
) FINDINGS AND
) CONCLUSIONS

INTRODUCTION

The matter before the City Council is:

A decision regarding a Legislative Amendment to the Land Development Code to
address new Federal Emergency Management Agency (FEMA) floodplain maps and regulations.

The  Land Development Code text changes, including the changes in development standards and
land uses permitted within the 100-year Floodplain, apply Citywide  to properties wholly or partially
within the 100-year Floodplain.  The 100-year Floodplain areas include those shown on FEMA’s
Flood Insurance Rate Maps (FIRMs), areas shown to be within the Corvallis 0.2-ft. Floodway, and
areas on properties containing streams and located in areas where no FEMA study has yet been
done.  Since there is a potential that 100-year Floodplain exists on these properties not yet studied
by FEMA, federal Floodplain regulations require further study in conjunction with a future
development proposal to determine the extent of any 100-year Floodplain boundaries.

The applicant for this case is the City of Corvallis.  In accordance with Land Development Code
Section 1.2.80.02, the City Council initiated this Legislative Amendment to the Land Development
Code on January 3, 2011.  In accordance with Land Development Code Section 1.2.80.03, the
Planning Commission held a duly-advertised public hearing for the Legislative Amendment to the
Land Development Code on February 2, 2011.  The Commission held the written record open for
seven days.  At its February 16, 2011, meeting, the Planning Commission conducted deliberations
on the matter and voted to recommend to the City Council approval of the Text Amendment, with
modifications.  The Commission-recommended modifications are outlined in the Planning
Commission Notice of Disposition (Order 2011-008).

In accordance with Land Development Code Section 1.2.80.03, the City Council held a duly-
advertised de novo public hearing on April 4, 2011, to consider this Legislative Text Amendment
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to the Land Development Code.  On the same date, the City Council closed the public hearing and
deliberated on the Legislative Text Amendment.  During deliberations, the Council agreed with the
modified version of the Text Amendment that the Planning Commission recommended, identified
as Exhibit I of the March 25, 2011, staff report from Community Development Director Ken Gibb
to the City Council. Therefore, the Council chose to follow the Planning Commission’s
recommendation, identified as Option #1 in the March 25, 2011, staff report from Community
Development Director Ken Gibb to the City Council.  The Council approved the Legislative
Amendment to the Land Development Code, with modifications recommended by the Planning
Commission. 

On April 18, 2011, the City Council held a public meeting to review an Ordinance and formal
findings regarding the Legislative LDC Text Amendment. 

The members of the City Council voted to APPROVE the Legislative Amendment to the Land
Development Code as recommended by the Planning Commission, subject to review and approval
of these findings and this implementing Ordinance 2011-01, adopted April 18, 2011.  

Having considered all the testimony presented at the hearings, together with all relevant evidence
in the record, the City Council makes the following findings and conclusions.  These findings and
conclusions address relevant Comprehensive Plan Policies, Land Development Code sections,
Oregon Statewide Planning Goals, and federal National Flood Insurance Program regulations.

APPLICABLE CRITERIA

All applicable legal criteria governing review of this application are identified in the staff report to
the City Council dated March 25, 2011, and its attached Exhibits.

EXHIBIT A - 2 OF 

ORDINANCE 2011-01



CC Formal Findings
LDT10-00001 Page 3 of  29

FINDINGS RELATING TO THE LEGISLATIVE AMENDMENT TO THE LAND
DEVELOPMENT CODE

1. Background:

A. General - 

The Council notes that the City of Corvallis has administered floodplain development
standards for areas of the City inside of the 100-year Floodplain since prior to
adoption of the 2006, Revised Land Development Code (LDC).  The Council notes
that many of the regulations currently contained in Land Development Code Chapter
4.5 were taken directly from the federal regulations that a local jurisdiction must
comply with in order to participate in the National Flood Insurance Program (NFIP).
The Council notes that by adopting these regulations, all property owners within the
City who must obtain flood insurance receive discounts on their policies.  Presently,
owners of property within the City of Corvallis qualify for a 10 percent reduction to
the base discounted cost of flood insurance policies due to the package of floodplain
development regulations already in place.  The Council notes that the Oregon
Department of Land Conservation and Development (DLCD) conducted an outside
assessment of those regulations in the City’s current Land Development Code
(LDC).   The Council notes that this review was completed as part of the Federal
Emergency Management Agency (FEMA)’s nationwide project to update the
country’s federal Flood Insurance Rate Maps (FIRMs).

The Council notes that despite their general consistency with federal NFIP
requirements, DLCD’s assessment identified certain City regulations that must be
updated in order for the regulations to be fully consistent with the federal NFIP
regulations.  The City’s regulations must be fully consistent with the federal NFIP
regulations in order to remain eligible for participation in the NFIP. 

The Council notes that in 2005, the Federal Emergency Management Agency
(FEMA) began its nationwide project to update the country’s Flood Insurance Rate
Maps (FIRMs).  The Council notes that on December 2, 2010, FEMA completed its
process to update the Benton County Flood Insurance Study (FIS) and associated
FIRM.  The Council notes that the FIS and FIRM will be effective on June 2, 2011.
The Council notes that as part of this map modernization process, FEMA digitized
the current paper FIRM maps associated with the Benton County Flood Insurance
Study.  No new floodplain studies were done.  The Council notes that the digitization
of the FIRMs was based on local topographic maps and, as a result, some of the
new floodplain boundaries are different than the boundaries shown on the current
paper maps.  The Council notes that the FEMA process for public review and
comment on the FIRMs has already been completed and the new maps will be
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contained in the FEMA scientific engineering report entitled, “The Flood Insurance
Study for Benton County, Oregon and Incorporated Areas” dated June 2, 2011, with
accompanying Flood Insurance Rate Map (FIRM).” 

December 2, 2011, Letter of Final Determination - The Council notes that because
the revisions to the Flood Insurance Study (FIS) report for Benton County and the
revised FIRM for the community have been completed, FEMA sent the City a Letter
of Final Determination dated December 2, 2010, which stated certain additional
requirements that must be met under Section 1361 of the National Flood Insurance
Act of 1968, as amended, within six months from the date of the FEMA letter.  The
Council notes that prior to June 2, 2011, the City is required, as a condition of
continued eligibility in the National Flood Insurance Program (NFIP), to adopt or
show evidence of adoption of floodplain management regulations that meet the
standards of Paragraph 60.3(d) of the NFIP regulations (44 CFR 59, etc.).  The
Council notes that the NFIP standards are minimum requirements and do not
supercede any state or local requirements of a more stringent nature.  The Council
notes that in its letter of December 2, 2010, FEMA emphasized that all the
standards specified in Paragraph 60.3(d) of the NFIP regulations must be enacted
in a legally enforceable document that includes adoption of the current effective FIS
report and FIRM to which the regulations apply, and the other modifications made
by this FIRM map revision.

The Council notes that in its December 2, 2010, letter, FEMA stated that if the City
fails to enact the necessary floodplain management regulations by June 2, 2011, it
will be suspended from participation in the NFIP and subject to the prohibitions
contained in Section 202(a) of the Flood Disaster Protection Act of 1973, as
amended.   The Council notes that in its letter of December 2, 2010, FEMA also
stated that some of the standards should already have been enacted by the City in
order to establish eligibility in the NFIP, and additional requirements can be met by
taking one of the following actions: 

1. Amending existing regulations to incorporate any additional requirements of
Paragraph 60.3(d);

2. Adopting all the standards of Paragraph 60.3(d) into one new,
comprehensive set of regulations; or

3. Showing evidence that regulations have been previously adopted that meet
or exceed the minimum requirements of 60.3(d).

The Council notes that, since DLCD’s review of the City’s floodplain management
program revealed some areas of the City’s Land Development Code that needed
to be revised to fully meet the NFIP requirements, the City chose Option #1.  The
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Council notes that this Legislative Amendment to the Land Development Code is
intended to accomplish that course of action.

B. FEMA FIRM Map Implementation -

The Council notes that as outlined in its letter of December 2, 2010, FEMA requires
the City to implement the new FIRM maps by June 2, 2011.  The Council notes that
if the City fails to do so, the community will be immediately removed from the NFIP.
Banks and insurance companies must also begin using the new FIRM maps at that
time to determine whether flood insurance is required and to calculate the cost of
flood insurance policies.  The Council notes that the Land Development Code
recognizes that there will be periodic updates to the FEMA FIRM maps and
addresses implementation of these updates through the Map Refinement process
outlined in Section 4.5.90.  

The Council notes that in some cases the FEMA map modernization resulted in
changes to flood zone boundaries.  The Council notes that, in such cases, the
FEMA map updates will affect the Natural Hazards Overlay on the Comprehensive
Plan and Zoning Maps, and will also affect the High Protection and Partial Protection
Floodplain boundaries on the Natural Hazards Map (a component of the Zoning
Map).  The Council notes that, since these map revisions are mandated by FEMA,
they are currently allowed through the Map Refinement procedures in Section 4.5.90
and do not require any formal land use process.   The Council notes that City staff
are working with DLCD/FEMA staff to implement the mapping changes by June 2,
2011.  The Council finds that, because of this, the map changes are not subject to
this Legislative Amendment to the Land Development Code process.

C. Legislative Amendment to the Land Development Code -

January 3, 2011, City Council Initiation of Legislative Amendment to the Land
Development Code - The Council notes that the City Council initiated this Legislative
Amendment to the Land Development Code on January 3, 2011.  The City Council
notes that the case number for this Text Amendment is LDT10-00001. 

February  2 & 16, 2011, Planning Commission Public Hearing for Legislative
Amendment to the Land Development Code LDT10-00001 - The Council notes that
at its February 2, 2011, meeting, the Planning Commission held a public hearing to
consider the subject Legislative Amendment to the Land Development Code.  The
Council notes that the Commission concluded the public hearing and held the
written record open for seven days.  The Council notes that at its February 16, 2011,
meeting, the Planning Commission conducted deliberations on the matter and voted
to recommend to the City Council approval, with modifications, of the proposed
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Legislative Amendment to the Land Development Code.  The Council notes that the
Commission-recommended modifications were outlined in the Planning Commission
Notice of Disposition (Order 2011-008) and were incorporated into the proposed
Text Amendment presented to the Council.  The Council notes that this Planning
Commission-recommended version of the proposed Text Amendment was identified
as Exhibit I of the March 25, 2011, staff report from Community Development
Director Ken Gibb to the Mayor and City Council.

Elements of Legislative Amendment to the Land Development Code - The Council
notes that the most recent draft of the Oregon Model Floodplain Development
Ordinance was developed by DLCD in coordination with FEMA and the state
Building Codes Division, so that state-specific land use and building code provisions
are integrated with federal NFIP floodplain regulations.  The Council notes that this
most recent draft is currently under review by FEMA.  The Council notes that DLCD
has also been working with FEMA to ensure that existing development codes of
jurisdictions affected by the map modernization process are consistent with current
federal 100-year Floodplain regulations.  The Council notes that, as a result, DLCD
has performed detailed reviews of existing floodplain development standards from
each jurisdiction in Oregon, including the City of Corvallis, and identified areas of
inconsistency.  

The Council notes that perhaps the most important of these identified issues for
Corvallis is the need to create an independent Floodplain Development Permit
program that will track development in the 100-year floodplain.  The Council notes
that, while the City of Corvallis has been indirectly tracking development within the
100-year floodplain for many years, the information has not been kept separate from
other building permits or permanently retained, as required by the federal
regulations. The Council notes that City Staff have used the most recent draft of the
Oregon Model Floodplain Development Ordinance as the basis for addressing the
identified areas of inconsistency.  The Council notes that this includes the creation
of a Floodplain Development Permit process, with the goal of achieving consistency
with state and federal NFIP floodplain regulations.  The Council notes that the
benefit of achieving a high level of consistency with these regulations is that it
improves the community’s chances for future additional flood insurance policy
discounts.  The Council notes that this means that those within the community who
must pay for flood insurance would pay lower rates.

The Council notes that working from the existing Land Development Code regulatory
framework, the bulk of the required amendments to the Code occur within LDC
Chapter 4.5 - Natural Hazard and Hillside Development Provisions.  The Council
notes that changes to Chapter 1.4 - Nonconforming Development, Chapter 1.6 -
Definitions, and Chapter 2.5 - Planned Development were also necessary to comply
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with the federal regulations and maintain consistency across these coordinated
chapters.  In addition, the Council notes that a new chapter, Chapter 2.11 -
Floodplain Development Permit, was created to satisfy the federal requirement of
a Floodplain Development Permit for most of the development activities that occur
within the 100-year Floodplain.  The Council notes that, in general, Chapter 4.5 will
continue to contain the standards applicable to development within the 100-year
floodplain, while Chapter 2.11 will describe the process for obtaining the necessary
permits. The Council notes that, to facilitate a review of the proposed Legislative
Amendment to the Land Development Code, in each chapter at the end of new or
modified text, Text Amendment drafts have included citations from the relevant
federal regulations (44 CFR) and sections of DLCD’s most recent draft of the
Oregon Model Floodplain Development Ordinance.  The Council notes that, since
these citations were informational and not intended to be incorporated into the actual
Land Development Code, they have been removed from the Text Amendment that
is identified as Exhibit B of this Ordinance 2011-01.  Lastly, the Council notes that
standards pertaining to landslide hazards and hillside development have been
relocated to a new chapter, Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.  The Council notes that this relocation of the landslide
hazard and hillside development regulations will assist both internal and external
customers in finding the appropriate Code sections more easily.  The Council notes
that these landslide hazard and hillside development provisions have not been
changed, but have simply been relocated.

The Council notes that, consistent with past practice, amended text in each of the
Code chapters is depicted in one of two ways.  New text is shown with a double
underline (Floodplain Development Permit), while previously adopted text proposed
for deletion is shown as struck through (1.0 ft. floodway).  The Council notes that,
although the entirety of Chapter 2.11 is new, none of the text in this chapter is
shown with a double underline; doing so is unnecessary since the entire chapter is
new. 

 
Conclusions Regarding Background:
The Council finds that this Legislative Amendment to the Land Development Code is
needed to fully address the federal NFIP floodplain regulations and it must be adopted and
effective by June 2, 2011.  The Council finds that, since these map revisions are mandated
by FEMA, they are currently allowed through the Map Refinement procedures in Section
4.5.90 and do not require any formal land use process.   The Council finds that City staff
are working with DLCD/FEMA staff to implement the mapping changes by June 2, 2011,
and that the map changes are not subject to this Legislative Amendment to the Land
Development Code process.  The Council finds that the components of this Legislative 
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Amendment to the Land Development Code fully address the federal NFIP floodplain
regulations.

2. Adequacy of the Public Record & Compliance with LDC Section 1.2.80 - Text Amendments:

The Council notes that Land Development Code Chapter 1.2 - Legal Framework identifies
procedures for Legislative Amendments to the Land Development Code.  The Council
notes that Section 2.1.80 outlines the process for amending the Land Development Code
text.  The Council notes that Section 1.2.80.01 states:

1.2.80.01 - Background

This Code may be amended whenever the public necessity, convenience, and general welfare require
such amendment and where it conforms with the Corvallis Comprehensive Plan and any other
applicable policies.

The Council notes that Comprehensive Plan Policy 1.2.1 states:

1.2.1 The City of Corvallis shall develop and adopt appropriate implementation mechanisms to carry
out the policies of the Comprehensive Plan.

The Council notes that, currently, the Land Development Code is not in conformance with
the federal National Flood Insurance Program (NFIP) floodplain regulations. The Council
notes that the proposed Legislative Amendment to the Land Development Code includes
changes to bring the Land Development Code into conformance with the federal NFIP
floodplain regulations.  The Council finds that, since the Land Development Code is out of
conformance with the current federal NFIP floodplain regulations, public necessity,
convenience, and general welfare require that it be amended to make it consistent with
them.  Therefore, the Council finds that the proposed Legislative Amendment to the Land
Development Code is consistent with Comprehensive Plan Policy 1.2.1 and Land
Development Code Section 1.2.80.01.

The Council notes that Land Development Code Section 1.2.80.02 states that a Land
Development Code Text Amendment needs to be initiated by either the City Council or
Planning Commission.  The Council notes that in accordance with Section 1.2.80.02, the
City Council initiated this Legislative Amendment to the Land Development Code on
January 3, 2011.  Therefore, the Council finds that the proposed Legislative Amendment
to the Land Development Code is consistent with Land Development Code Section
1.2.80.02.

The Council notes that Land Development Code Section 1.2.80.03 requires the Planning
Commission and City Council to review a proposed Legislative Amendment to the Land
Development Code in accordance with the legislative provisions of Chapter 2.0 - Public
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Hearings.  The Council notes that the applicant for this case is the City of Corvallis and that,
in accordance with Land Development Code Section 1.2.80.03, the Planning Commission
conducted a duly-advertised public hearing for the Legislative Amendment to the Land
Development Code on February 2, 2011.  The Council notes that this public hearing was
duly noticed on January 11, 2011. The Commission held the written record open for seven
days.  The Council notes that at its February 16, 2011, meeting, the Planning Commission
conducted deliberations on the matter and voted to recommend to the City Council
approval, with modifications, of the Text Amendment.  The Council notes that the
Commission-recommended modifications are outlined in the Planning Commission Notice
of Disposition (Order 2011-008) and are reflected in Exhibit I of the March 25, 2011, staff
report from Community Development Director Ken Gibb to the Mayor and City Council.

The Council notes that in accordance with Land Development Code Section 1.2.80.03, on
March 14, 2011, the City Council duly advertised a de novo public hearing to consider this
Legislative Amendment to the Land Development Code.  The Council notes that this de
novo public hearing was held on April 4, 2011.  The Council notes that on the same date,
the City Council closed the public hearing and deliberated on the Legislative LDC Text
Amendment.  The Council notes that during deliberations, the Council concurred with the
Planning Commission-recommended Text Amendment, as reflected in Planning
Commission Notice of Disposition (Order 2011-008) and in Exhibit I of the March 25, 2011,
staff report from Community Development Director Ken Gibb to the Mayor and City Council.

The Council notes that after deliberating, it  approved the Legislative Amendment to the
Land Development Code, subject to approval of formal findings and an ordinance. The
Council notes that it considered all applicable legal criteria governing review of the
Legislative Amendment to the Land Development Code, which were identified in the March
25, 2011, staff report from Community Development Director Ken Gibb to the Mayor and
City Council, and its attached Exhibits. The Council notes that in reaching its decision it
also considered the Planning Commission  recommendation, the information and analysis
presented by Staff, and all public testimony.

Conclusions Regarding Adequacy of the Public Record:
The Council finds that there was ample opportunity for the public to testify, that the process
for developing and reviewing the Legislative Amendment to the Land Development Code
conformed to local and state land use requirements, and that the record contains all
information needed to evaluate the application for compliance with the applicable criteria.

The City Council accepts and adopts findings contained in the January 21, 2011, staff
report to the Planning Commission; the Planning Commission findings in support of the
Legislative Amendment to the Land Development Code, as expressed during the
Commission’s February 16, 2011, deliberations; the March 25, 2011, staff report from
Community Development Director Ken Gibb to the Mayor and City Council; and the findings
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in support of the Legislative Amendment to the Land Development Code, as expressed
during the Council’s April 4, 2011, deliberations.

Conclusions Regarding Compliance with LDC Section 1.2.80 - Text Amendments:
The Council finds that the Legislative Amendment to the Land Development Code was
reviewed according the process and criteria required per LDC Section 1.2.80. The Council
finds that the Legislative Amendment to the Land Development Code satisfies the
applicable review criteria in Section 1.2.80.

4. Applicable Comprehensive Plan Policies:

The Council notes that in addition to responding to the question of public necessity,
convenience, and general welfare, Section 1.2.80.01 - Background requires Text
Amendments to conform to the Corvallis Comprehensive Plan and other applicable policies.
The Council finds the following Comprehensive Plan policies applicable to the Legislative
LDC Text Amendment.

1.2 Local Planning Process

Implementation Tools:
The Comprehensive Plan is implemented through the variety of mechanisms mentioned below:

C Plans are officially adopted documents used to focus long-range planning for either specific
areas or the entirety of the Urban Growth Boundary.  Examples of plans include the
Comprehensive Plan, facility plans, master plans, and specific area plans.  

C Regulations include the standards and procedures (see Figure 1.2 - Typical Development
Review Process) contained in the Land Development Code and other ordinances.  These apply
to all land use requests such as land divisions, re-zoning of land, and site development. 

C The Land Development Code (LDC) is a set of regulations that ensures development is of the
proper type, design, and location, and is served by a proper range of public facilities and
services.  The LDC also ensures that development is in all respects consistent with the goals
and policies of the Corvallis Comprehensive Plan.

1.2.1 The City of Corvallis shall develop and adopt appropriate implementation mechanisms to carry
out the policies of the Comprehensive Plan.

3.2.1 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; 
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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. 

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 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. 

4.2.1 Significant natural features within the Urban Growth Boundary shall be identified and
inventoried by the City or through the development process.  These shall include:

A. Seasonal and perennial streams and other natural drainageways, wetlands, and flood
plains;

B. Lands abutting the Willamette and Marys Rivers;

C. Land with significant native vegetation as defined in the Oregon Natural Heritage Plan
(1998), which may include certain woodlands, grasslands, wetlands, riparian
vegetation, and plant species;

D. Ecologically and scientifically significant natural areas;

E. Significant hillsides;

F. Outstanding scenic views and sites; and

G. Lands that provide community identity and act as gateways and buffers.
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4.2.2 Natural features and areas determined to be significant shall be preserved, or have their losses
mitigated, and/or reclaimed.  The City may use conditions placed upon development of such
lands, private nonprofit efforts, and City, State, and Federal government programs to achieve
this objective.

4.2.3 The City shall maintain an advisory constraints map that identifies potential development
constraints.  This map shall be updated periodically as new information becomes available.

4.8.1 Development in the floodway fringe shall be controlled by local regulations in order to
minimize potential damage (on-site, upstream, and downstream) to life and property; to allow
for transport of flood waters; and to protect the economic, environmental, and open space
qualities of the land and adjacent water bodies.

4.8.2  Land designated as 100-year floodplain  shall be treated as follows:  

A. Development of new buildings on  undeveloped lands (where such development does
not fall within the definition of infill contained in Article 50) shall be prohibited in the
100-year floodplain of Corvallis streams, with the exception of the Willamette River, the
Marys River, and the Millrace.  If pre-existing parcels are entirely within the 100-year
floodplain or if this policy renders an otherwise buildable parcel unbuildable,
exceptions may be considered to allow limited development.  (FP-2)

B. Streets, alleys, driveways, and parking lots on  undeveloped lands, with the exception
of the Willamette River, the Marys River, and the Millrace, should be located outside
the 100-year floodplain and wetlands unless it can be demonstrated that they are
constructed in a manner that does not restrict or otherwise alter proper floodplain
functions,  will cause no harm to the properly functioning condition of the stream, and
that no other reasonable option is available. (FP-3)

C. Infill and redevelopment in the 100-year floodplain of Corvallis streams , with the
exception of the Willamette River, the Marys River, and the Millrace, shall  maintain or
improve stormwater functions and floodplain functions existing prior to the proposed
infill or redevelopment, using techniques such as flow-through designs, more pervious
surface area, and reduced building footprints.  Development standards shall be
created to allow additions to existing structures consistent with those structures’
design, provided the additions fall below the threshold of “substantial improvement”
contained in the Land Development Code and are constructed consistent with FEMA
standards. (FP-4)

D. Area-specific development standards for the 100-year floodplain of the Marys River,
the Willamette Rivers, and the Millrace  shall be instituted to maintain stormwater
functions, be proportional to the impact of the development on the receiving water
bodies, and minimize impacts to other properties.

E. New City infrastructure, including streets and sanitary sewers, should be located
outside the 100-year floodplain and wetlands unless it can be demonstrated that they
will cause no harm to the properly functioning condition of the stream and that no
other reasonable option is available. (FP-8)
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4.8.3 Development shall be prohibited within the floodway, except bridges, public utilities and
seasonal and other temporary water-related uses that do not significantly alter the patterns
of flood water flows. 

4.8.4 The City and County shall pursue the completion of mapping of flood plains and floodway
(including the City’s 0.2 foot floodway) within the Urban Growth Boundary, or require this
mapping through the development process.

4.8.5 Development shall be managed for flood control as stated in Comprehensive Plan Section 4.10
- Urban Streams and Other Drainageways.

4.8.6 The City shall continue to regulate development in the South 3rd Street area and other flood-
prone areas of the community to mitigate the problem of flooding and to prevent an increased
flood hazard in other areas.

4.8.7 The City shall work to facilitate solutions to flooding problems in existing neighborhoods.

4.8.8 The City shall differentiate between natural flooding and urban-created flooding regimes and
allow for natural flooding to occur while minimizing urban-created flooding regimes. (QN-11)

4.8.9 The City shall develop a program to acquire land and easements that become available over
time within the 100-year floodplain that are cost effective and provide opportunities that best
remediate existing, or prevent future, flooding loss or damage. (FP-6)

4.8.10 The City shall develop and implement incentives for floodplain protection, enhancement, and
restoration as part of the development process. (FP-9)

4.8.11 The City shall allow for a variety of low impact uses  on publicly and privately owned
floodplain lands so long as it can be demonstrated that they do not harm floodplain functions.
(FP-10)

4.8.12 The City shall work to develop strategies that accommodate housing and other development
opportunities that are displaced by floodplain protection measures to ensure a compact
development pattern. (FP-11)

4.10.1 Development within the Urban Growth Boundary shall conform to the Corvallis Drainage
Master Plan which includes the site-specific provisions included in the 1996 South Corvallis
Drainage Master Plan and subsequent updates of these Plans.

4.10.2 Significant riparian lands within the Urban Growth Boundary shall be identified and
inventoried by the City or through the development process, and  the City shall work to
preserve and enhance native stream corridor vegetation on both public and private lands. (QL-
6)

4.10.3 Significant drainageways shall be kept in a natural state to protect tree lines, maintain their
natural functions, and enhance native plant species, to the maximum extent practicable. 

4.10.4 Within the Urban Growth Boundary, appropriate drainageway dedications and easements
adequate for flood protection, conveyance of stormwater, channel access and maintenance
protection of riparian environment, and channel migration shall be secured along all open
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drainageways needed for public conveyance of stormwater, prior to or at the time of
development. 

4.10.5 The City shall develop stream corridor width and other standards and programs that preserve
the properly functioning condition of streams.   These standards can be varied by reach or
basin and shall be determined based on functional objectives such as:

A. Preservation of the hydrologic conveyance and storage capacity;

B. Allowance for natural channel lateral migration and bank failure;

C. Allowance for channel widening and other channel modification that result from
changes in hydrology from future urban development;

D. Proper shading of the stream to maintain or improve water quality;

E. Allowance for a vegetative management strategy that encourages native riparian
species;

F.  Provision of a pollutant filtering zone for surface runoff;

G. Allowance for natural stream processes to minimize stream channel, bank, and
corridor maintenance needs;

H. Buffering of  urban uses from stream processes; 

I.  Provision  of a source and delivery of large wood;

J. Preservation of the 0.2-foot floodway; and

K. Preservation or enhancement of habitat.

4.10.6 In order to reduce peak runoff from impervious areas and maintain pre-development flow
regimes, the City shall work to adopt standards such as the following:

A. Minimize the proportion of each development site allocated to surface parking and
circulation.

B. Minimize the average dimensions of parking stalls.

C. Use pervious materials and alternative designs where applicable, such as infiltration
systems.

D. Modify setback requirements to reduce the length of driveways.

E. Promote the use of shared driveways to reduce impervious surface in residential
development.

F. Promote disconnection of roof down spouts to reduce runoff going into a piped
collection system or the street and encourage storage for reuse.
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G. Retain a larger percentage of vegetated area within all types of development to
increase rainfall interception.

H. Pursue the use of retention and infiltration facilities where the soils are suitable to
control runoff volume, peak flow and promote dry season base flows in streams.

I. Develop sub-surface storage as well as surface detention facilities.

J. Evaluate additional restrictions on cuts in hillsides, especially in areas with near-
surface groundwater.

4.10.7 To minimize the negative impacts of development, stormwater runoff after development should
be managed to produce no significant reduction of water quality than prior to development
unless more appropriate provisions are identified in adopted comprehensive storm water
management plans.

4.10.8 Grading and filling in drainageways shall be regulated to prevent negative impact on the
channel, floodway and flood plain, riparian habitat, wetlands, and other properties.  Where
drainageways are disturbed through development, the developer shall return the drainageway
to its natural state, to the extent practicable. 

4.10.9 Negative impacts on habitat and migration corridors for birds, wildlife, aquatic life, and on
open space and the recreation qualities of significant drainageways shall be minimized.

4.10.10 The City shall develop standards and allowable uses within stream corridors.  Consideration
should be given to at least two levels of protection.  The core-protected area is where greater
protection is necessary to ensure that stormwater, and other riparian and stream system
functions and processes can occur.  The transition area is where protection is necessary but
where there is a greater opportunity for other uses such as bikeways, detention facilities and
bioswales, as long as they do not significantly interfere with the stormwater functions outlined
in 4.10.4, above.  The transition area would also serve as a buffer for the stream system from
more intensive urban development. (SS-6)

4.10.11 The City shall work with Benton County to adopt a cooperative program that implements
standards for management of vegetation, such as removal of detrimental vegetation and
preservation of beneficial vegetation along significant drainageways within the City Limits and
Urban Growth Boundary.

4.10.12 If streams within the Urban Growth Boundary are declared water-quality limited by the State
Department of Environmental Quality, appropriate mitigation measures will be adopted.

4.10.13 The City shall develop a program to minimize the conveyance of detrimental sediments and
pollutants from public streets into streams and drainageways.

4.10.14 The City shall develop guidelines and evaluate the need for public infrastructure that provides
for temporary detention in areas primarily dedicated to other uses, such as parks and open
space, parking, and streets. (QN-2)
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4.10.15 The City shall prohibit new installations of overhead utility lines along streams where the
utility is in conflict with management of vegetation that provides shading.  However, utility
lines may cross streams. (QL-13)

4.10.16 Where stream shading is not adequate, development shall include planting of trees and/or
other vegetation to provide adequate shading. (SS-7)

4.10.17 To manage stormwater drainage and provide direction for developing standards, the City shall
establish parameters and/or objectives for allowing new development to use vegetated swales
or open channels. (QN-17)

4.10.18 The City shall inventory and identify natural intermittent streams within the Corvallis Urban
Growth Boundary that provide important hydrological, water quality and aquatic habitat
functions.  Those that are used for stormwater functions shall be protected using mechanisms
such as drainageway dedications and easements. (SS-1)

4.10.19 The Corvallis stormwater utility shall incorporate existing natural features such as streams
and wetlands as a means of managing urban run-off.  When using these natural features for
urban stormwater needs, stormwater management shall follow the guiding principle  of
minimizing harm to these natural systems, maintaining the natural functions, and over time,
repair any damage associated with past practices. (GP-1)

4.10.20 The City shall  promote the protection and enhancement of stream channel structure for
deeper pool habitat that provides cooler water refuge areas at times of low stream flows. (QL-
14)

4.10.21 Through engineering analysis, the City shall establish stormwater detention and release
standards for new development and redevelopment that preserves or restores the properly
functioning conditions of the receiving waters. (QN-1)

4.10.22 The City shall consider acquisition of land and easements for future detention facilities.  (QN-
6)

4.10.23 The City shall determine “beneficial uses” relevant to local  streams within the Urban Growth
Boundary and monitor if these streams are meeting their beneficial uses. (GP-6)

4.10.24 The City shall develop a set of incentive mechanisms for potential use in implementing
stormwater policies and encourage private property owners, non-profits, and other
organizations to participate in their implementation. (GP-5)

4.11.3 Lakes, wetlands, floodway, drainageways and other urban streams are part of the hydrological
system and should be managed comprehensively.

4.13.7 The City shall work to protect hydrological processes associated with the 100-year floodplain
to support self-sustaining levels of native fish, aquatic species, and wildlife populations. (FP-7)

6.2.1 The City and County shall balance the diverse and potentially conflicting uses of the Greenway
by protecting, enhancing, and maintaining the natural, hydrological, scenic, historical,
archeological, agricultural, economic, and recreational qualities of lands along the river.
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6.2.2 Any development or intensification of use in the Willamette River Greenway shall be subject
to a Conditional Development review to assure compliance with adopted Greenway policies
and development regulations and standards.  The criteria shall:

A. Provide for public access;

B. Protect significant fish and wildlife habitats;

C. Preserve significant scenic qualities and viewpoints;

D. Protect air, water, and land resource quality;

E. Protect flood-prone areas and significant natural areas and wetlands. 

F. Protect and enhance riparian vegetation and habitat to assure scenic quality,
protection of fish and wildlife, and protection from erosion;

G. Protect public safety, and public and private property;

H. Protect adjacent private properties from the negative impact of public recreation uses
and facilities;

I. Protect from the negative impacts of mineral extraction; and

J. Protect riverbank stability in a manner that protects fish and wildlife habitat and
riparian vegetation.

6.2.7 The City shall identify hazardous bank areas and identify suitable, environmentally sensitive
mechanisms for riverbank stabilization.

6.2.8 The City shall protect and enhance the natural features and flood plain functions of City lands
within the Willamette River Greenway on the east side of the river.

7.2.1 The City of Corvallis shall continue to comply with or exceed all applicable environmental
standards and shall cooperate with State and Federal regulatory agencies in the identification
and abatement of local environmental quality problems, including air, water, and noise
pollution on an individual and cumulative basis, as per State and Federal regulations. 

7.2.2 The City shall continue to advocate responsible environmental behavior from its citizens and
neighbors. 

7.2.3 The City shall participate in efforts to improve environmental quality at the local, national, and
global levels.

7.2.6 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
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C. The hazards related to some types of waste materials.

7.5.2 The City shall continue cooperation with Federal, State, and regional agencies involved with
the management and quality of Corvallis' water resources.

7.5.4 The City shall work with the appropriate regulatory agencies to ensure that the Marys River
complies with applicable State and Federal water quality standards.

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis'
impervious surfaces.

7.6.4 The City shall ensure that special precautions or limitations are taken for the storage of
hazardous substances, particularly in the 100-year flood plain.

10.2.9 All developments shall comply with adopted utility and facility master plans and the Capital
Improvement Plan. 

10.7.1 The location of future fire stations should be planned, sited, and developed to maintain the
community's high standard of fire protection and ambulance service.

11.2.1 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.

11.2.12 The transportation system shall reflect consistency with the Corvallis Comprehensive
Plan, land use designations, and regional and statewide transportation planning
efforts.

The Council notes that Comprehensive Plan Policy 4.10.1 requires development within the
Urban Growth Boundary to conform to the Corvallis Drainage Master Plan.  The Council
notes that Corvallis Drainage Master Plan Policy GP-2 - General Policies outlines
implementation criteria that shall guide the policies of the Plan, and that GP-2(e) states,
“meets or exceeds current regulations and anticipated future regulations.”   The Council
notes that Chapter 3 of the Corvallis Drainage Master Plan outlines the “Basis of Planning”
for the Plan and that Policy 3.74 - Floodplain Management discusses the National Flood
Insurance Program requirements as one of the sets of federal regulations that the Plan is
intended to implement.  

The Council notes that, as outlined in Finding 2, above, the Land Development Code is not
currently in conformance with the federal National Flood Insurance Program (NFIP)
floodplain regulations. The Council notes that the proposed Legislative Amendment to the
Land Development Code includes changes to bring the Land Development Code into
conformance with the federal NFIP floodplain regulations.  The Council notes that the
Comprehensive Plan Policies within Article 4, as well as Policies 3.2.1, 3.2.7, 6.2.1, 6.2.2,
6.2.7, 6.2.8, 7.2.1, 7.2.2., 7.2.3, 7.2.6, 7.5.2, 7.5.4, 7.5.5, 7.6.4, 10.2.9, 10.7.1, 11.2.1, and
11.2.12, emphasize the preservation of significant open space and natural features, the
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minimization of environmental impacts and impervious surfaces, and the protection of
floodplain functions. The Council finds that amending the Code will provide the necessary
implementation mechanisms to carry out Comprehensive Plan Policy 1.2.1, the Policies
within Article 4, as well as Policies 3.2.1, 3.2.7, 6.2.1, 6.2.2, 6.2.7, 6.2.8, 7.2.1, 7.2.2., 7.2.3,
7.2.6, 7.5.2, 7.5.4, 7.5.5, 7.6.4, 10.2.9, 10.7.1, 11.2.1, and 11.2.12.

 Conclusion Regarding Applicable Comprehensive Plan Policies:  

The Council notes amending the Code will provide the necessary implementation
mechanisms to carry out the Comprehensive Plan Policies listed above.  Therefore, the
Council finds that the proposed Legislative Amendment to the Land Development Code is
consistent with Comprehensive Plan Policy 1.2.1, the Policies within Article 4, as well as
Policies 3.2.1, 3.2.7, 6.2.1, 6.2.2, 6.2.7, 6.2.8, 7.2.1, 7.2.2., 7.2.3, 7.2.6, 7.5.2, 7.5.4, 7.5.5,
7.6.4, 10.2.9, 10.7.1, 11.2.1, and 11.2.12.

5. Map Changes: 

The Council notes that, as outlined in its letter of December 2, 2010, FEMA requires the
City to implement the new FIRM maps by June 2, 2011, or be immediately removed from
the National Flood Insurance Program (NFIP).  The Council notes that banks and insurance
companies must also begin using the new FIRM maps at that time to determine whether
flood insurance is required and to calculate the cost of flood insurance policies.  The
Council notes that the Land Development Code recognizes that there will be periodic
updates to the FEMA FIRM maps and addresses implementation of these updates through
its Map Refinement process outlined in Section 4.5.90.  The Council notes that in some
cases, the FEMA map modernization resulted in changes to flood zone boundaries.  The
Council notes that, in such cases, the FEMA map updates will affect the Natural Hazards
Overlay on the Comprehensive Plan and Zoning Maps, and will also affect the High
Protection and Partial Protection Floodplain boundaries on the Natural Hazards Map (a
component of the Zoning Map).  The Council notes that, since these map revisions are
mandated by FEMA, they are currently allowed through the Map Refinement procedures
in Section 4.5.90 and do not require any formal land use process.   The Council notes that,
therefore, City staff are working with DLCD/FEMA staff, to implement the mapping changes
by June 2, 2011.  The Council finds that, because of these facts, the map changes are not
subject to this Land Development Code Text Amendment process.

Conclusions Regarding Map Changes:

The Council finds that, in some cases, the FEMA map updates will affect the Natural
Hazards Overlay on the Comprehensive Plan and Zoning Maps, and will also affect the
High Protection and Partial Protection Floodplain boundaries on the Natural Hazards Map
(a component of the Zoning Map).  The Council finds that, since these map revisions are
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mandated by FEMA, they are currently allowed through the Map Refinement procedures
in Section 4.5.90 and do not require any formal land use process.   The Council finds that,
because of these facts, the map changes are not subject to this Land Development Code
Text Amendment process.

6. Global Changes:   

The Council notes that to fully implement the federal NFIP floodplain regulations, Land
Development Code revisions need to occur throughout Articles I through IV of the LDC
globally (i.e., to all parts of the LDC) to ensure consistent terminology and requirements.
The Council notes that Chapter 1.1 - The City Council and Its Agencies and Officers,
Chapter 1.2 - Legal Framework, and Chapter 1.3 - Enforcement all contain examples of
“global changes” in that they now contain references to Floodplain Development Permits,
the Floodplain Administrator or designee, etc.  The Council notes that another example of
such a “global change” includes the relocation of the landslide hazards and hillside
development standards from Chapter 4.5 to a new chapter entitled Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions.  The Council notes that this
relocation of the landslide hazard and hillside development regulations will assist both
internal and external customers in finding the appropriate Land Development Code sections
more easily.  The Council notes that, however, this change also resulted in the need to
change the name of the chapter and all the related Code section numbers in all the areas
of the Code that addressed landslide hazards and hillside development.  

The Council notes that the renaming of Chapter 4.5 from Chapter 4.5 - Natural Hazards
and Hillside Development to Chapter 4.5 - Floodplain Provisions required a “global change”
to correct the chapter name and section number references throughout the Code.  The
Council notes that new definitions in Chapter 1.6 - Definitions created a need to correct
terminology throughout the Code.  The Council notes that the creation of a new Chapter
2.11 - Floodplain Development Permit  brought out the need to reference this chapter and
its requirements, where appropriate, throughout the Code.  The Council notes that these
examples are just a few of the “global” types of changes that need to occur as the result
of this Legislative Amendment to the LDC.

Conclusion Regarding Global Changes:   

Given the above, the Council finds that incorporation of the proposed “global changes” is
consistent with Comprehensive Plan Policy 1.2.1 and Land Development Code Section
1.2.80.01. 
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7. Chapter 1.4 - Nonconforming Development and Chapter 1.6 - Definitions:  

The Council notes that the proposed amendments to Chapter 1.4 - Nonconforming
Development and Chapter 1.6 - Definitions are due to federally required changes to existing
definitions, as well as the addition of newly defined terms to Chapter 1.6. The Council notes
that within Chapter 1.4 - Nonconforming Development, the provisions related to the
alteration or repair of a nonconforming structure have been changed to reflect modifications
to the definitions of Substantial Improvement and Substantial Damage.  The Council notes
that the regulatory language addressing these situations has also been changed to directly
refer to standards in Chapter 2.11 - Floodplain Development Permit and Chapter 4.5 -
Floodplain Provisions, rather than describing the scope of improvements required when
structures are located in the 100-year Floodplain.   

The Council notes that in some cases, the federal NFIP regulations require definitions that
are different from those of terms already contained in Chapter 1.6.  The Council notes that,
for example, the term “Development” is defined by the federal NFIP regulations using
language that is notably different from how it is currently defined in Chapter 1.6.  The
Council notes that achieving consistency with the federal NFIP regulations requires the
adoption of the definitions they contain.  This results in the need to clarify how and when
a term with two different definitions applies to various portions of the LDC.  The Council
notes that a new Section 1.6.40 in Chapter 1.6 - Definitions contains terms and their
definitions that only apply to development within the 100-year Floodplain.  The Council
notes that, however, there are terms outside of Section 1.6.40 that apply to development
within the 100-year Floodplain, but also apply to development elsewhere within the
community.  The Council notes that, in these instances, modifications to the existing
definitions were made, where necessary, but the term was retained in the main list of
definitions in Section 1.6.30. 

Conclusions Regarding Chapter 1.4 - Nonconforming Development and Chapter 1.6 -
Definitions: 

Given the above, the Council finds that incorporation of the proposed changes to Chapter
1.4 - Nonconforming Development and Chapter 1.6 - Definitions is consistent with
Comprehensive Plan Policy 1.2.1 and Land Development Code Section 1.2.80.01. 
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8. Chapters 2.0 through 2.19:  

The Council notes that Article II contains the provisions for each land use application type;
from Annexations to Property Line Adjustments.  The Council notes that, besides making
the global changes necessary to reflect consistency with the primary chapters affected by
the 100-year Floodplain amendments, Article II is proposed for expansion through the
addition of Chapter 2.11 - Floodplain Development Permit.  The Council notes that this new
chapter contains the procedural requirements for the issuance of Floodplain Development
Permits, which are required by the federal NFIP floodplain standards for most types of
development. The Council notes that the new chapter also contains the procedural
requirements for Floodplain Development Permit Variances.  The Council notes that the
existing LDC provisions allow for floodplain development standards to be varied through
the Planned Development process.  The Council notes that the addition of a Floodplain
Development Permit Variance process does not supplant the opportunity for seeking
variations through the Planned Development process, but rather defines a limited scope
of Floodplain Development Permit Variances that must be processed using the provisions
in Chapter 2.11 - Floodplain Development Permit.  The Council notes that any Floodplain
Development Permit Variance request that exceeds this limited scope would continue to
be handled through the Planned Development process.  The Council notes that
amendments to LDC Chapter 2.5 - Planned Development have been made consistent with
this approach.

Conclusions Regarding Chapters 2.0 through 2.19: 

Given the above, the Council finds that incorporation of the proposed changes to Chapters
2.0 through 2.19 is consistent with Comprehensive Plan Policy 1.2.1 and Land
Development Code Section 1.2.80.01. 

9. Chapters 3.0 through 3.38:  

The Council notes that the only changes made to Chapters 3.0 through 3.38 are global in
nature, and are required to maintain consistency with terms or section references from the
primary Code chapters affected by the proposed 100-year Floodplain amendments.  The
Council finds, therefore, that incorporation of the proposed changes to Chapters 3.0
through 3.38 is consistent with Comprehensive Plan Policy 1.2.1 and Land Development
Code Section 1.2.80.01.

10. Chapters 4.0 through 4.14: 

The Council notes that Chapters 4.0 through 4.14 contain all of the development standards
not otherwise captured by chapters 3.0 through 3.38.  The Council notes that these
provisions cover such things as public improvements, parking, landscaping, lighting, solar
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access, signs, parking, pedestrian oriented design standards, natural resources and natural
hazards, and Minimum Assured Development Area (MADA).  The Council notes that, while
global changes to some of these chapters were necessary to reflect consistency with the
primary chapters affected by the proposed 100-year Floodplain amendments, the most
significant modifications are contained in Chapter 4.5 - Natural Hazards and Hillside
Development Provisions.  The Council notes that the chapter was renamed to Chapter 4.5 -
Floodplain Provisions and all of the chapter’s provisions pertaining to landslide hazards and
hillsides were removed and relocated in the newly created Chapter 4.14 - Landslide Hazard
and Hillside Development Provisions.  The Council notes that amendments to Chapter 4.11
- Minimum Assured Development Area are also proposed to reflect new provisions in
Chapter 4.5 - Floodplain Provisions that clarify how MADA applies to areas of High
Protection Floodway Fringe. 

The Council notes that extensive amendments are proposed to Chapter 4.5 - Floodplain
Provisions.  The Council notes that these effect every major section of the Chapter,
including those that contain its purposes, applicability, procedures, construction  standards,
and provisions for map refinements and map corrections.  The Council notes that new
sections have also been added to address the federal NFIP requirement of designating a
Floodplain Administrator, and to stipulate development standards for Critical Facilities,
fences and walls, storage tanks, on-site sewage systems (e.g., septic systems), and
temporary structures and storage.  The Council notes that new provisions are also
proposed that would regulate the conversion of potentially habitable spaces located at an
elevation below the Base Flood Elevation.

Conclusions Regarding Chapters Regarding 4.0 through 4.14:

The Council finds that the proposed Legislative Amendment to the Land Development
Code includes changes to bring the Land Development Code into conformance with the
federal NFIP floodplain regulations.  The Council finds that, given that the Land
Development Code is out of conformance with the current federal NFIP floodplain
regulations, public necessity, convenience, and general welfare require that it be amended
to make it consistent with them (Comprehensive Plan Policy 1.2.1; LDC 1.2.80.01).  The
Council finds that the proposed changes to Chapters 4.0 through 4.14 will ensure that this
Legislative Amendment to the Land Development Code is consistent with the federal NFIP
floodplain regulations.

11. Applicable Statewide Land Use Planning Goals:

The Council notes that the specific Statewide Land Use Planning Goals that apply to the
proposed Legislative Amendment to the Land Development Code include Goal 1 - Citizen
Involvement; Goal 2 - Land Use Planning; Goal 6 - Air, Walter, and Land Resources
Quality; and Goal 7 - Areas Subject to Natural Disasters and Hazards.  
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A. Goal 1 - Citizen Involvement - The Council notes that the purpose behind Statewide
Planning Goal 1 is “to develop a citizen involvement program that insures the
opportunity for citizens to be involved in all phases of the planning process.”
The Council notes that the City of Corvallis has a long history of active citizen
involvement.   The current Comprehensive Plan and Land Development Code were
developed using extensive public processes.  The Council notes that the purpose
of this Legislative Amendment to the Land Development Code (LDT10-00001) is to
implement federally mandated floodplain maps and regulations.  The Council notes
that numerous articles about the anticipated changes to the floodplain maps and
regulations were published over the past 1 ½ years in City publications such as The
City and the Community Development Annual Report.  Several presentations were
also made to the Committee for Citizen Involvement to keep the members updated
and solicit input.  The Council notes that a public open house for all affected and
potentially affected property owners was held on January 25, 2011.  The Council
notes that staff has been helping individual property owners, throughout this LDT
Amendment process, to understand the implications of both the map changes and
the Text Amendment.  Additionally, training sessions for affected professionals such
as surveyors, civil engineers, realtors, title companies, and insurance agents will be
conducted in the next several months.  Finally, the Council notes that all directly
affected and potentially affected property owners (approximately 1313 property
owners of 1750 properties) were provided both legal and plain English public notices
for the Planning Commission public hearing for this Amendment.  The Council notes
that notice for both the Planning Commission and City Council public hearings were
published in the local newspaper and those persons who submitted written
testimony were mailed a City Council hearing notice. Given the above, the Council
finds that the proposed Legislative Amendment to the Land Development Code
(LDT10-00001) complies with Statewide Planning Goal 1, Citizen Involvement.

B. Goal 2 - Land Use Planning:   The Council notes that the purpose behind Statewide
Planning Goal 2 is “to establish a land use planning process and policy
framework as a basis for all decision and actions related to use of land and to
assure an adequate factual base for such decisions and actions.”  The Council
notes that Goal 2 outlines the basic procedures of Oregon's Statewide Planning
Program.  It states that land use decisions are to be made in accordance with a
Comprehensive Plan, and that suitable "implementation ordinances" that are to put
the Plan's policies into effect must be adopted. 

The Council notes that the primary issue associated with the proposed Legislative
Amendment to the Land Development Code (LDT10-00001) is the requirement of
Statewide Planning Goal 2 that “suitable implementation ordinances" must be
adopted “to put the Plan's policies into effect.”  The Council notes that, currently, the
Land Development Code is not in conformance with the federal National Flood
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Insurance Program (NFIP) floodplain regulations.  The Council notes that the reason
the Code is not in conformance is that the Federal Emergency Management Agency
(FEMA) completed its process to update the Benton County Flood Insurance Study
(FIS) and associated Flood Insurance Rate Map (FIRM).  The revised FIS and FIRM
will be effective on June 2, 2011. The Council notes that, as outlined in its letter of
December 2, 2010, FEMA requires the City to implement the new FIRM maps by
June 2, 2011, or be immediately removed from the NFIP.  The Council notes that
the Land Development Code recognizes that there will be periodic updates to the
FEMA FIRM maps and addresses implementation of these updates through its Map
Refinement process outlined in Section 4.5.90.  

The Council notes that, also as outlined in its letter of December 2, 2010, FEMA
requires the City to amend its land use regulations to ensure that they fully meet the
federal NFIP floodplain regulations by June 2, 2011.  The Council notes that the City
is required, as a condition of continued eligibility in the National Flood Insurance
Program (NFIP), to adopt or show evidence of adoption of floodplain management
regulations that meet the standards of Paragraph 60.3(d) of the NFIP regulations
(44 CFR 59, etc.).  The Council notes that the NFIP standards are minimum
requirements and do not supercede any state or local requirements of a more
stringent nature.  The Council notes that, in its letter of December 2, 2010, FEMA
emphasized that all the standards specified in Paragraph 60.3(d) of the NFIP
regulations must be enacted in a legally enforceable document that includes
adoption of the current effective FIS report and FIRM to which the regulations apply,
and the other modifications made by this FIRM map revision.

The Council notes that FEMA stated that if the City fails to enact the necessary
floodplain management regulations by June 2, 2011, it will be suspended from
participation in the NFIP and subject to the prohibitions contained in Section 202(a)
o the Flood Disaster Protection Act of 1973, as amended.  The Council notes that
the City Council initiated this Land Development Code Text Amendment on January
3, 2011.  The Council notes that throughout the development of the proposed
Legislative Amendment to the Land Development Code, Staff have worked closely
with DLCD and FEMA staff to ensure that the proposed Amendment adequately
implements the federal NFIP floodplain standards.

Given the above, the Council finds that there is substantial evidence in the record
of an adequate factual base for making this land use decision.  Additionally, the
Council finds that local, state, and federal agencies were notified and their concerns
were considered and addressed.  The Council finds that the proposed
implementation measures satisfy the FEMA direction.  Consequently, the Council

EXHIBIT A - 25 OF 

ORDINANCE 2011-01



CC Formal Findings
LDT10-00001 Page 26 of  29

finds that proposed Legislative Amendment to the Land Development Code
complies with Statewide Planning Goal 2, Land Use Planning.

C. Goal 6 - Air, Water, and Land Resources Quality - The Council notes that the
purpose behind Statewide Planning Goal 6 is “to maintain and improve the
quality of the air, water, and land resources of the State.”  The Council notes
that Goal 6 requires local Comprehensive Plans and implementing measures to be
consistent with State and Federal regulations relative to air, water, and land
resources.  

The Council notes that, as outlined in its letter of December 2, 2010, FEMA requires
the City to implement the new FIRM maps by June 2, 2011, or be immediately
removed from the NFIP.  The Council notes that the Land Development Code
recognizes that there will be periodic updates to the FEMA FIRM maps and
addresses implementation of these updates through its Map Refinement process
outlined in Section 4.5.90. 

The Council notes that, as mentioned under the Goal 2 analysis, above, FEMA also
requires the City to fully implement the federal NFIP floodplain regulations by June
2, 2011, or be immediately removed from the NFIP.   The Council notes that the City
must adopt or show evidence of adoption of floodplain management regulations that
meet the standards of Paragraph 60.3(d) of the NFIP regulations (44 CFR 59, etc.).
The NFIP standards are minimum requirements and do not supercede any state or
local requirements of a more stringent nature.  The Council notes that, in its letter
of December 2, 2010, FEMA emphasized that all the standards specified in
Paragraph 60.3(d) of the NFIP regulations must be enacted in a legally enforceable
document that includes adoption of the current effective FIS report and FIRM to
which the regulations apply, and the other modifications made by this FIRM map
revision.  

The Council notes that the proposed Legislative Amendment to the Land
Development Code (LDT10-00001) is intended to fully implement the federal NFIP
floodplain regulations.  The Council notes that, by giving special consideration to
floodplain areas, where water and land resources are anticipated to interact,
adoption of these measures is consistent with Statewide Planning Goal 6.  Given the
above, the Council finds that the proposed Amendment complies with Goal 6, Air,
Water, and Land Resources Quality.

D. Goal 7 - Areas Subject to Natural Disasters and Hazards:   The Council notes that
the purpose behind Statewide Planning Goal 7 is “to protect life and property
from natural disasters and hazards.”  The Council notes that, for Corvallis, this
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is directed, in part, at areas subject to periodic flooding.  The Council notes that with
regard to this goal, the City is required to: 

Address development in places subject to natural hazards such as
floods or landslides.  Requires that jurisdictions apply "appropriate
safeguards" (flood plain zoning, for example) when planning for
development there.  

The Council notes that Land Development Code Chapter 4.5 - Natural Hazards and
Hillside Development Provisions and Land Development Code Chapter 1.6 -
Definitions have long provided Corvallis’ response to the Federal Emergency
Management Administration mandates regarding areas in the community within the
floodways and 100-year floodplains of the streams and rivers in Corvallis.  The
Council notes that these provisions have met the requirements of Goal 7 to date.
However,  The Council notes that both DLCD and FEMA have identified some
shortcomings in the City’s floodplain provisions.  These shortcomings make the
City’s current floodplain Code requirements inconsistent with the federal NFIP
floodplain regulations.  

The Council notes that the most recent draft of the Oregon Model Floodplain
Development Ordinance was developed by DLCD in coordination with FEMA and
the state Building Codes Division, so that state-specific land use and building code
provisions are integrated with federal NFIP floodplain regulations.  The Council
notes that this most recent draft is currently under review by FEMA.  The Council
notes that DLCD has also been working with FEMA to ensure that existing
development codes of jurisdictions affected by the map modernization process are
consistent with current federal 100-year Floodplain regulations.  The Council notes
that, as a result, DLCD has performed detailed reviews of existing floodplain
development standards from each jurisdiction in Oregon, including the City of
Corvallis, and identified areas of inconsistency.  The Council notes that the most
important of these is the creation of an independent Floodplain Development Permit
program that will track development in the 100-year floodplain.  The Council notes
that while the City of Corvallis has been indirectly tracking development within the
100-year floodplain for many years, the information has not been kept separate from
other building permits or permanently retained, as required by the federal
regulations. The Council notes that City Staff have used the most recent draft of the
Oregon Model Floodplain Development Ordinance as the basis for addressing the
identified areas of inconsistency, including the creation of a Floodplain Development
Permit, with the goal of achieving consistency with state and federal NFIP floodplain
regulations, thereby achieving the optimal level of regulation that improves the
community’s flood insurance policy discounts.  
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The Council notes that working from the existing Land Development Code regulatory
framework, the bulk of the required amendments to the LDC occur within LDC
Chapter 4.5 - Natural Hazard and Hillside Development Provisions, which will be
renamed to Chapter 4.5 - Floodplain Provisions.  The Council notes that changes
to Chapter 1.4 - Nonconforming Development, Chapter 1.6 - Definitions, and
Chapter 2.5 - Planned Development were also necessary to comply with the federal
regulations and maintain consistency across these coordinated chapters.  The
Council notes that, in addition, a new chapter, Chapter 2.11 - Floodplain
Development Permit, was created to satisfy the federal requirement of a Floodplain
Development Permit for many of the development activities that occur within the
100-year Floodplain.  The Council notes that, in general, Chapter 4.5 - Floodplain
Provisions will continue to contain the standards applicable to development within
the 100-year floodplain, while Chapter 2.11 - Floodplain Development Permit will
describe the process for obtaining the necessary permits. The Council notes that,
to facilitate a review of the proposed Legislative Amendment to the Land
Development Code, in each chapter at the end of new or modified text, Text
Amendment drafts have included citations from the relevant federal regulations (44
CFR) and sections of DLCD’s most recent draft of the Oregon Model Floodplain
Development Ordinance.  The Council notes that, since these citations were
informational and not intended to be incorporated into the actual Land Development
Code, they have been removed from the Text Amendment that is identified as
Exhibit B of this Ordinance 2011-01.  The Council notes that, lastly, standards
pertaining to landslide hazards and hillside development have been relocated to a
new chapter, Chapter 4.14 - Landslide Hazard and Hillside Development Provisions.
The Council notes that this relocation of the landslide hazard and hillside
development regulations will assist both internal and external customers find the
appropriate Code sections more easily.  

The Council notes that the proposed Legislative Amendment to the Land
Development Code (LDT10-00001) is intended to fully implement the federal NFIP
floodplain regulations.  Given the above, the Council finds that the proposed
Amendment complies with Goal 7, Areas Subject to Natural Disasters and Hazards.

Conclusions Regarding Applicable Statewide Planning Goals:  Given the analysis
presented above, the Council finds that proposed Legislative Amendment to the Land
Development Code complies with the applicable Statewide Planning Goals, identified as
Goals 1, 2, 6, and 7.

SUMMARY OF CONCLUSIONS

The City Council finds that the proposed Legislative Amendment to the Land Development Code
(LDT10-00001) is consistent with the applicable LDC criteria, Comprehensive Plan policies, and

EXHIBIT A - 28 OF 

ORDINANCE 2011-01



CC Formal Findings
LDT10-00001 Page 29 of  29

Statewide Planning Goals.  Accordingly, the Legislative Amendment to the Land Development
Code (LDT10-00001) is APPROVED.

______________________                               _______________________
Kathy Louie, Julie Manning,
City Recorder Mayor

Date: April 18, 2011
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EXHIBIT B

TABLE OF CONTENTS FOR LAND DEVELOPMENT CODE CHAPTERS
THAT ARE BEING REVISED AS PART OF LDT10-00001.  

HOWEVER, THE BULK OF THESE CHANGES ARE “HOUSEKEEPING” CHANGES
TO REFLECT CHANGED CODE SECTION NUMBERS AND CODE CHAPTER NAME

CHANGES.  THE MAIN SUBSTANTIVE CHAPTERS WITH CHANGES INCLUDE:
 

! CHAPTER 1.4 - NONCONFORMING DEVELOPMENT
! CHAPTER 1.6 - DEFINITIONS
! CHAPTER 2.11 - FLOODPLAIN DEVELOPMENT PERMIT (NEW CHAPTER)
! CHAPTER 4.5 - FLOODPLAIN PROVISIONS (RENAMED CHAPTER &

REVISED TO FULLY ADDRESS FEMA REGULATIONS AND ALSO MOVE THE
LANDSLIDE HAZARD AND HILLSIDE DEVELOPMENT PROVISIONS TO A
NEW CHAPTER 4.14 - LANDSLIDE HAZARD AND HILLSIDE DEVELOPMENT
PROVISIONS)

! CHAPTER 4.14 - LANDSLIDE HAZARD AND HILLSIDE DEVELOPMENT
PROVISIONS (NEW CHAPTER THAT CONTAINS THE LANDSLIDE HAZARD
AND HILLSIDE DEVELOPMENT PROVISIONS THAT WERE MOVED FROM
THE OLD CHAPTER 4.5 - FLOODPLAIN PROVISIONS)

THE FULL LIST OF MODIFIED CHAPTERS (BOTH CHAPTERS WITH
“HOUSEKEEPING” CHANGES AND THOSE WITH SUBSTANTIVE CHANGES)
INCLUDES:

Chapter
ARTICLE I - GENERAL PROVISIONS

1.1 The City Council and its Agencies and Officers
1.2 Legal Framework
1.3 Enforcement
1.4 Nonconforming Development
1.6 Definitions

ARTICLE II - ADMINISTRATIVE PROCEDURES

2.0 Public Hearings
2.1 Comprehensive Plan Amendment Procedures
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2.2 Zone Changes
2.3 Conditional Development
2.4 Subdivisions and Major Replats
2.5 Planned Development
2.6 Annexations
2.7 Extension of Services Outside the City Limits
2.10 Major Neighborhood Center Master Site Plan Requirements
2.11 Reserved Floodplain Development Permit
2.12 Lot Development Option
2.13 Plan Compatibility Review
2.14 Partitions, Minor Replats, and Property Line Adjustments
2.19 Appeals

ARTICLE III - DEVELOPMENT ZONES

RESIDENTIAL ZONES
3.1 RS-3.5 Low Density Zone
3.2 RS-5 Low Density Zone
3.3 RS-6 Low Density Zone
3.4 RS-9 Medium Density Zone
3.5 RS-9(U) Medium Density-University Zone
3.6 RS-12 Medium-high Density Zone
3.7 RS-12(U) Medium-high Density-University Zone
3.8 RS-20 High Density Zone
3.9 (MUR) Mixed Use Residential Zone
3.10 RS-1 Extra-low Density Residential Zone

COMMERCIAL AND OFFICE ZONES
3.11 (P-AO) Professional and Administrative Office Zone
3.14 (NC) Neighborhood Center Zone
3.15 (RF) Riverfront Zone
3.16 (CB) Central Business Zone
3.17 (CBF) Central Business Fringe Zone
3.19 (MUCS) Mixed Use Community Shopping Zone
3.20 (MUGC) Mixed Use General Commercial Zone

INDUSTRIAL ZONES 
3.21 (MUT) Mixed Use Transitional Zone
3.22 (LI-O) Limited Industrial - Office Zone
3.23 (LI) Limited Industrial Zone
3.24 (GI) General Industrial Zone
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3.25 (II) Intensive Industrial Zone
3.26 (RTC) Research Technology Center Zone
3.27 (MUE) Mixed Use Employment Zone

OVERLAYS
3.30 (WRG) Willamette River Greenway Overlay

OTHER ZONES
3.36 (OSU) Oregon State University Zone
3.37 (AG-OS) Agriculture - Open Space Zone
3.38 (C-OS) Conservation - Open Space Zone

ARTICLE IV - DEVELOPMENT STANDARDS

Chapter

4.0 Improvements Required with Development
4.1 Parking, Loading, and Access Requirements
4.2 Landscaping, Buffering, Screening, and Lighting
4.4 Land Division Standards
4.5 Natural Hazard and Hillside Development Floodplain

Provisions
4.6 Solar Access
4.7 Sign Regulations
4.8 Manufactured Dwelling Facility Standards
4.9 Additional Provisions
4.10 Pedestrian Oriented Design Standards
4.11 Minimum Assured Development Area (MADA)
4.13 Riparian Corridor and Wetland Provisions
4.14 Landslide Hazard and Hillside Development Provisions
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CHAPTER 1.1
THE CITY COUNCIL AND ITS AGENCIES AND OFFICERS

Section 1.1.10 - THE CITY COUNCIL

1.1.10.01 - Authority and Responsibility

The State has delegated to the City Council responsibility for adopting land use
plans and controls.  The City has adopted this Code pursuant to its responsibilities
to secure the health, safety, and welfare of its citizens and also pursuant to its home
rule authority.  The City Council has created a Planning Commission, a Land
Development Hearings Board, and a Historic Resources Commission  to implement
such plans and controls.  In addition, the state has authorized the Council to act
upon applications for development or to delegate its authority to act upon such
applications.

1.1.10.02 - Powers and Duties

The City Council has the following powers and duties in addition to any others it may
now have, be given, or confer upon itself.  The City Council:

a. May adopt, amend, supplement, or repeal plans and policies for development
of the community;

b. May adopt, amend, supplement, or repeal the text of any provisions or
regulations of this Code or the boundaries of zones established on the
Official Zoning Map;

c. Shall review decisions of the Planning Commission, Land Development
Hearings Board, and Historic Resources Commission upon appeal;

d. Shall appoint members of the Planning Commission and Historic Resources
Commission; and

e. May establish a reasonable schedule of fees with respect to matters under
this Code.

Section 1.1.20 - THE PLANNING COMMISSION

The Planning Commission, appointed in accordance with the Boards and Commissions
Ordinance, Corvallis Municipal Code Section 1.16.235, shall have the powers and duties
provided therein and provided by this Code.  
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Section 1.1.30 - LAND DEVELOPMENT HEARINGS BOARD

The Land Development Hearings Board shall hear and act on appeals resulting from
alleged errors in orders, requirements, decisions, and interpretations of the Director or
designated administrative officers. such as the Floodplain Administrator or designee,
charged with the enforcement of this Code and other matters as required by this Code. 

1.1.30.01 - Membership

a. All members of the Planning Commission are eligible to serve on the Land
Development Hearings Board.  The Land Development Hearings Board shall
consist of three members appointed from the Planning Commission by the
chair of the Planning Commission.  One member shall be appointed to a
one-year term, one to a two-year term, and one to a three-year term.  All
succeeding appointments shall be three-year terms or until the appointees
are no longer members of the Planning Commission, whichever comes first.

b. Any vacancy on the Board shall be filled by an appointment by the Planning
Commission chair for the unexpired portion of the term of the Board member
whose office became vacant.

c. The members of the Land Development Hearings Board shall continue as
voting members of the Planning Commission.

d. The chair of the Planning Commission may appoint alternates to serve in the
absence of Board members.

1.1.30.02 - Quorum

Two members of the Land Development Hearings Board shall constitute a quorum.
Any position in the Land Development Hearings Board may be filled, or a
substitution made, to allow any members of the Planning Commission to serve for
purposes of a quorum.

1.1.30.03 - Powers and Duties

The Land Development Hearings Board shall conduct hearings and prepare findings
of fact in accordance with Chapter 2.0 - Public Hearings and take such actions
concerning appeals as required by this Code.

Section 1.1.40 - HISTORIC RESOURCES COMMISSION

The Historic Resources Commission shall be appointed in accordance with Municipal Code
Section 1.16.325, as amended over time.  The Commission shall have the powers and
duties provided therein and provided by this Code.
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  CHAPTER 1.2
LEGAL FRAMEWORK

Section 1.2.10 - RULES OF CONSTRUCTION 

This Code shall be construed liberally in order to achieve its purposes.  Unless specifically
prescribed otherwise in this Code, the following provisions shall govern its interpretation
and construction:

a. When consistent with the context, words in the present tense include the future,
words in plural include the singular, and words in singular include the plural.

b. Unless specified otherwise in this Code, any action authorized or required to be
taken by the City may be accomplished by the Council or by an official or agent
designated by the Council.

Section 1.2.20 - SEVERABILITY AND CONSTITUTIONALITY

If any section, subsection, sentence, clause, or phrase of this Code is for any reason held
illegal, invalid, or unconstitutional by the decision of any court of competent jurisdiction,
such decision shall not affect the validity of the remaining portions hereof.  The Council
hereby declares that it would have passed this Code and each section, subsection,
sentence, clause, and phrase hereof irrespective of the fact that any one or more sections,
subsections, sentences, clauses, or phrases be declared illegal, invalid, or unconstitutional.

Section 1.2.30 - DESCRIPTIVE HEADINGS

The paragraph captions and headings in this Code are for convenience and reference
purposes only and shall not affect in any way the meaning or interpretation of this Code.

Section 1.2.40 - CALCULATION OF TIME

Where the performance of any act, duty, matter, or payment is required and the period of
time or duration for the performance is prescribed and fixed, the time shall be computed
to exclude the first day and include the last day of the prescribed or fixed period or duration
of time.  When the last day of the period falls on Saturday, Sunday, or a legal holiday, that
day shall be omitted from the computation.  The word "day" means calendar day unless
specified otherwise.

Section 1.2.50 - SAVINGS CLAUSE

The amended Corvallis City Ordinance 93-20, which is repealed by the ordinance adopting
this Code, shall remain in force to authorize the arrest, prosecution, conviction, and
punishment of a person who violates Corvallis City Ordinance 93-20, as amended, prior to
the effective date of this Code.
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Section 1.2.60 - REVIVAL

The repeal of Corvallis City Ordinance 93-20, as amended, does not thereby revive any
provision, ordinance, or section that was in effect prior to the adoption or amendment of
Corvallis City Ordinance 93-20 as amended.  This repeal does not affect any punishment,
penalty, or fine incurred before the repeal took place or any prosecution or proceeding
commenced or pending prior to the adoption of this Code.

Section 1.2.70 - NONDISCRIMINATION

The City shall not discriminate on the basis of race, religion, national origin, age, color,
gender, sexual orientation, or physical disability in the administration or enforcement of this
Code.

Section 1.2.80 - TEXT AMENDMENTS

1.2.80.01 - Background

This Code may be amended whenever the public necessity, convenience, and
general welfare require such amendment and where it conforms with the Corvallis
Comprehensive Plan and any other applicable policies.

1.2.80.02 - Initiation

An amendment may be initiated through one of the following methods:

a. Majority vote of the City Council; or

b. Majority vote of the Planning Commission.

1.2.80.03 - Review of Text Amendments

The Planning Commission and City Council shall review proposed amendments in
accordance with the legislative provisions of Chapter 2.0 - Public Hearings.

Section 1.2.90 - THE OFFICIAL ZONING MAP

Zone Boundaries established by this Code are shown on the Official Zoning Map, which is
on file in the Community Development office.  The City’s Official Zoning Map shall be the
City’s geographic information system (GIS) version of the Zoning Map, as retained by the
City’s Mapping and GIS Services Division, and as adopted on December 31, 2006, and
amended from time to time.  The Official Zoning Map and all amendments and other
matters entered on the Official Zoning Map are a part of this Code and have the same legal
effect as if fully set out herein.
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1.2.90.01- Amendments

Amendments to the Official Zoning Map shall be adopted as provided in
Chapter 2.2 - Zone Changes.  After adoption of an amendment, the Director shall
alter the Official Zoning Map to indicate the amendment.  

1.2.90.02 - Interpretation of Zone Boundaries

Zone boundaries shown on the Official Zoning Map shall be located as described
in the ordinance or order establishing and amending such zone boundaries.  Public
streets and highways shall not be zoned, nor shall private streets be zoned unless
specifically included within a particular zone.  If uncertainty exists as to the
boundaries of the zones, and the uncertainty is not resolved by the ordinance or
orders that establish and amend such boundaries, the following rules shall apply:

a. Boundaries indicated as approximately following property lines shall be
construed as following such lines;

b. Boundaries indicated as approximately following railroad lines shall be
construed as midway between the main track or tracks;

c. Boundaries indicated as following the contours of certain elevations or soils
of a particular type shall be construed as following the actual height or soil
contour as determined by accepted surveying practices;

d. Boundaries indicated as parallel to, or extensions of natural or human-made
features indicated in "a," through "c," above, shall be so construed as
following these features; 

e. Where a boundary between zones is present on a lot or parcel, the portions
of the lot within the given zone shall be subject to the applicable uses and
development standards of that zone.  If a boundary between zones is present
on a lot or parcel and neither portion of the lot or parcel is developable under
the applicable zone, then a property owner may petition the Land
Development Hearings Board to apply one or the other zone to the entire lot
or parcel.  Such a petition shall follow the procedures and review criteria
established for a zone change in Chapter 2.2 - Zone Changes; and

f. Boundaries indicated as approximately following the center lines of alleys,
streams, rivers, lakes, or other bodies of water shall be construed as
following such center lines.

Where uncertainties continue to exist after application of the above rules, the Land
Development Hearings Board shall determine the location of such boundaries. 

EXHIBIT B - 8 OF 

ORDINANCE 2011-01



1.2-4 ORDINANCE 2011-01 - APRIL 18, 2011

Section 1.2.100 - DEVELOPMENT REVIEW FEES

1.2.100.01 - Required Fees

The Director is authorized to charge and collect fees for the provision of municipal
services outlined in this Code.  The City Council shall set fees in accordance with
the Council's financial policies and shall charge no more than the actual or average
cost of providing planning and development review services in accordance with ORS
227.175(1), as amended.  The Director shall maintain a current schedule of fees for
public review.

1.2.100.02 - Annual Review

Development review fees shall be reviewed annually and revised to reflect the
change in costs to the City for wages and benefits of appropriate represented
employees in the current fiscal year.  The annual adjustment of fees shall be
effective January 1 of each year.

Section 1.2.110 - DEVELOPMENT REVIEW PROCESS

1.2.110.01 - Ministerial Development

Ministerial Development includes nondiscretionary development activities that are
permitted outright, subject to compliance with the criteria and standards of this
Code.  Floodplain Development Permits processed in accordance with Chapter 2.11
- Floodplain Development Permit, and tThose Uses that are listed in the zones in
Article III as Permitted Uses are Ministerial Development activities.  These
Floodplain Development Permit applications and Uses require staff review upon
application for a Floodplain Development Permit and/or a Building Permit and are
subject to those zoning standards and other development provisions of this Code
and applicable City ordinances and requirements which are objective and not
subject to the exercise of discretion.  These standards and provisions include the
clear and objective standards and provisions from all acknowledged City-adopted
plans such as the Transportation Plan, the public facilities master plans, the Parks
Master Plan, etc.  Applicants should also be aware that in addition to review under
this Code by the City, these Floodplain Development Permit applications and Uses
are subject to all applicable Federal and State standards and regulations, such as
the Uniform Building and Fire Codes, regulations by the State Department of
Environmental Quality (DEQ), the State Department of State Lands (DSL), the
Federal Emergency Management Agency (FEMA), etc.  Land use approval under
this Code will not include approval under these regulations.  Applicants must seek
approval from the appropriate body for each of these regulations.  Review of
Floodplain Development Permits and Building Permits shall be accomplished
according to Ministerial Development procedures. 

1.2.110.02 - General Development

General Development includes development activities that require at least some
discretion.  General Development requires less discretion than Special Development
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and involves review and approval by staff without a public hearing. General
Development requires public notice prior to a staff decision.  A Notice of Disposition
is provided to persons who respond in writing to the public notice. Except for
decisions on Residential Subdivisions, and Director-level Historic Preservation
Permits,  appeals are made to the Land Development Hearings Board and City
Council in accordance with Chapter 2.19 - Appeals.  Notwithstanding any other
language in this Code to the contrary, for Residential Subdivisions, appeals are
made to the Planning Commission and then the City Council.  As with Ministerial
Development, approval of a General Development use is subject to zoning
standards and other development provisions of this Code and City ordinances and
requirements.

General Development activities that may be approved by staff without a public
hearing are described in the following sections of Article II - Administrative
Procedures:

Chapter 2.2 - Zone Changes - limited to Administrative Zone
Changes.  See Section 2.2.50 for procedures.

Chapter 2.3 - Conditional Development - limited to Conditional
Development Modification.  See Section 2.3.40
for procedures.

Chapter 2.4 - Subdivisions and Major Replats - limited to
Residential Subdivisions and Subdivision
Modifications.  See Sections 2.4.30 and 2.4.80,
respectively, for procedures.

Chapter 2.5 - Planned Development - limited to Minor Planned
Development Modifications, Conceptual
Development Plan Nullifications for residentially
designated property,  and Expedited Land
Divisions.  See Sections 2.5.60, 2.5.80.a, and
2.5.100, respectively, for procedures.

Chapter 2.9 - Historic Preservation Provisions - limited to
Director-level Historic Preservation Permits.  See
Section 2.9.90 for procedures.

Chapter 2.10 - Minor Master Site Plan Modification.  See
Section 2.10.50 for procedures.

Chapter 2.12 - Lot Development Option.  See Section 2.12.30
for procedures.

Chapter 2.13 - Plan Compatibility Review.  See Section 2.13.30
for procedures.

Chapter 2.14 - Partitions, Minor Replats, and Property Line
Adjustments.  See Section 2.14.30 for
procedures.

Chapter 2.16 - Request for Interpretations.  See Section 2.16.30
for procedures.

Chapter 2.18 - Solar Access Permits.  See Section 2.18.40 for
procedures.
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1.2.110.03 - Special Development

Special Development includes development activities that require considerable
discretion. It involves a public hearing, in accordance with the provisions of Chapter
2.0 - Public Hearings, as well as approval by an established hearing authority. As
with Ministerial Development, approval of a Special Development use is subject to
zoning standards and other development provisions of this Code and City
ordinances and requirements. 

Special Development activities are described in the following sections of Article II -
Administrative Procedures:

Chapter 2.1 - Comprehensive Plan Amendments.  See Section
2.1.30 for procedures.

Chapter 2.2 - Zone Changes.  See Sections 2.2.30 and 2.2.40
for procedures.

Chapter 2.3   - Conditional Development.  See Section 2.3.30
for procedures.

Chapter 2.4   - Subdivisions and Major Replats.  See Section
2.4.30 for procedures.

Chapter 2.5 - Planned Developments - limited to Conceptual
and Detailed Development Plans, Major Planned
Development Modifications, Conceptual
Development Plan Nullifications not addressed
by Section 2.5.80.a, Detailed Development Plan
Nullifications, and Refinement Plans.  See
Sections 2.5.40, 2.5.50, 2.5.60, 2.5.80.b, and
2.5.90, respectively, for procedures.

Chapter 2.6   - Annexations.  See Section 2.6.30 for procedures.
Chapter 2.7   - Extension of City Services Outside the City

Limits.  See Section 2.7.50 for procedures.
Chapter 2.8   - Vacating of Public Lands and Plats.  See Section

2.8.40 for procedures.
Chapter 2.9 - Historic Preservation Provisions - limited to HRC-

level Historic Preservation Permits. See Section
2.9.90 for procedures.

Chapter 2.10  - Major Neighborhood Center Master Site Plan
Review - limited to Master Site Plans and Major
Master Site Plan Modifications.  See Sections
2.10.40 and 2.10.50.03, respectively, for
procedures.

Chapter 2.11 - Floodplain Development Permit Variance.  See
Section 2.11.50 for procedures.

1.2.110.04 - Conditions of Approval

Conditions of Approval placed on developments shall be based upon
Comprehensive Plan and this Code criteria.
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Section 1.2.120 - ROUGH PROPORTIONALITY 

If an applicant intends to assert that he/she cannot legally be required, as a condition of
Building Permit or development approval, to provide easements, dedications, or
improvements at the level otherwise required by this Code, the Building Permit or site plan
review application shall include a Rough Proportionality Report submitted by the applicant
and prepared by a qualified civil or traffic engineer, or qualified professional in the field of
the issue in question as appropriate, showing:

a. The estimated extent, on a quantitative basis, to which the improvements will be
used by persons served by the building or development, whether the use is for
safety or convenience;

b. The estimated level, on a quantitative basis, of improvements needed to meet the
estimated extent of use by persons served by the building or development;

c. The estimated impact, on a quantitative basis, of the building or development on the
public infrastructure system of which the improvements will be a part; and

d. The estimated level, on a quantitative basis, of improvements needed to mitigate the
estimated impact on the public infrastructure system.

For Building Permits that do not involve any City planning processes, the applicant shall
submit the report outlined above during the time of its related appeal period.  For Building
Permits that do involve City planning processes, the applicant shall submit the report either
during the period following the staff review committee (SRC) meeting and prior to the
mailing of the public notice; or during the regular appeal period associated with such
planning applications. Appeal processes are outlined in Chapter 2.19 - Appeals.

Section 1.2.130 - EXTENSION OF 120-DAY PERIOD FOR REVIEW OF LAND USE
APPLICATIONS

Consistent with state law, the City’s review of all land use applications subject to Oregon
Revised Statute 227.178, as amended, shall be completed within 120 days of the date an
application is deemed complete, allowing for any possible appeals at the local level.  This
120-day period may be extended only by written authorization of the applicant.  Such
authorization shall specify the length of time by which the 120-day deadline is extended.
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CHAPTER 1.3
ENFORCEMENT

Section 1.3.10 - RESPONSIBLE OFFICER

This Code shall be administered and enforced by the Director, except that matters relating
to Chapters 2.11 - Floodplain Development Permit and 4.5 - Floodplain Provisions may also
be administered and enforced by the Floodplain Administrator or designee.

Section 1.3.20 - BUILDING PERMIT

No Building Permit shall be issued by the Building Official for any development unless the
Director or Floodplain Administrator or designee, as applicable, has determined that the:

a. Proposed development complies with the provisions of this Code, including any
Conditions of Approval established by the authority of the City Council, the Planning
Commission, the Land Development Hearings Board, the Historic Resources
Commission, or otherwise authorized by this Code, City Ordinances, or state law;

b. Proposed development complies with all applicable City ordinances and
requirements, including all City-adopted plans such as the Transportation Plan, the
public facilities master plans, the Park and Recreation Facilities Plan, etc.;

c. Proposed development complies with the Building and Fire Codes; and

d. Required Special or General Development permit(s) have been issued. 

It is the applicant’s responsibility to ensure that Building Permit applications are consistent
with applicable state and federal standards and regulations, such as those of the State
Department of Environmental Quality (DEQ), the State Department of State Lands (DSL),
etc., that are not regulated by the City through this Code, City ordinances and
requirements, and/or Conditions of Approval.

Section 1.3.30 - CERTIFICATE OF OCCUPANCY

No certificate of occupancy shall be issued by the Building Official for any development
unless all requirements of this Code have been met, including any Conditions of Approval
established by the authority of the City Council, the Planning Commission, the Land
Development Hearings Board, the Historic Resources Commission, or otherwise authorized
by this Code, City Ordinances, or state law, or until the applicant has provided some written
form of assurance acceptable to the Director or Floodplain Adminstrator or designee, as
applicable, and guaranteeing the completion of all requirements.
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Section 1.3.40 - NONCOMPLIANCE WITH THE APPROVED DEVELOPMENT PLANS

If the Director or Floodplain Administrator or designee, as applicable, determines that a
development substantially differs from the approved plans or the provisions of this Code,
including any Conditions of Approval established by the authority of the City Council, the
Planning Commission, the Land Development Hearings Board, the Historic Resources
Commission, or otherwise authorized by this Code, City Ordinances, or state law, the
Director or Floodplain Administrator or designee, as applicable, shall notify the developer
and Building Official in writing.  Thereafter, the Building Official may issue orders to the
developer as are within the range of authority available to the Building Official, and upon
continued non-compliance may withhold site development permits and/or Building Permits
for further construction or revoke those permits previously issued until compliance is
achieved.

Section 1.3.50 - STOP WORK ORDER

Whenever any work is done contrary to the provisions of this Code, including any
Conditions of Approval established by the authority of the City Council, the Planning
Commission, the Land Development Hearings Board, the Historic Resources Commission,
or otherwise authorized by this Code, City Ordinances, or state law, the Director or
Floodplain Administrator or designee, as applicable, may order the work stopped by notice
in writing served on any persons engaged in the work, and any such persons shall
immediately stop such work until authorized by the Director or Floodplain Administrator or
designee, as applicable, to proceed. 

Section 1.3.60 - VIOLATIONS

Use of land in the City of Corvallis not in accordance with the provisions of this Code,
including any Conditions of Approval established by the authority of the City Council, the
Planning Commission, the Land Development Hearings Board, the Historic Resources
Commission, or otherwise authorized by this Code, City Ordinances, or state law,
constitutes a violation.  Upon receiving information concerning a violation of this Code, the
Director or Floodplain Administrator or designee, as applicable, may conduct an
investigation to determine whether a violation exists.  The Director or Floodplain
Administrator or designee, as applicable, may request the assistance of other City agencies
and officers in conducting such investigations.

The Director or Floodplain Administrator or designee, as applicable, may prepare and
deliver to the City Attorney a request for prosecution indicating the location and nature of
the suspected violation, applicable Code sections, and other information provided by the
staff.
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1.3.60.01 - Classification of Violation

Violations shall be identified by the Director or Floodplain Administrator or designee,
as applicable, under one of the following classifications:

a. Type I - Violations which represent a serious threat to public health, safety,
and welfare, or those unapproved actions deemed potentially to create
serious adverse environmental or land use consequences as the result of
continued development activity; or

b. Type II - Violations which do not pose a serious threat to public health,
safety, and welfare, but do violate provisions of this Code, including any
Conditions of Approval, as described in Section 1.3.60 above.

1.3.60.02 - Notice of Violation

a. Type I - After receiving a report of an alleged Type I violation, the Director or
Floodplain Administrator or designee, as applicable, will determine whether
the violation requires that a citation be issued immediately or whether to
provide notice of the violation prior to the issuance of a citation.  Notice shall
be in writing and shall be provided to the owner of record for tax purposes or
to the person in charge of the property.  Such a notice shall indicate the
following:

1. Location and nature of the violation; and 

2. Provision or provisions of this Code or Conditions of Approval which
allegedly have been violated; and

3. Whether immediate enforcement will be sought or if a specified time
period will be allowed to correct or remove the violation. 

b. Type II - After receiving a report of an alleged Type II violation from the
Director or Floodplain Administrator or designee, as applicable, the City
Attorney shall, if he/she determines that probable cause exists, promptly give
notice of the alleged violation by certified first-class mail, return receipt
requested, or by personal service to the owner of record for tax purposes and
to the person in charge of the property.  Such a notice shall indicate the
following:  

1. Location and nature of the violation; and
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2. Provision or provisions of this Code or Conditions of Approval which
allegedly have been violated; and

3. Whether immediate enforcement shall be sought or if 15 days will be
allowed to correct or remove the violation; and

4. The date when the notice was personally served or, if the notice was
sent by first-class mail, the date three days after mailing if the address
to which it was mailed is within this state and seven days after mailing
if the address to which it was mailed is outside this State.  However,
a defect in the notice of violation with respect to this notice delivery
provision shall not prevent enforcement of this Code.

1.3.60.03 - City Attorney to Pursue Enforcement

When the compliance deadline expires, the City Attorney shall proceed with any
legal or equitable action deemed appropriate unless:

a. It has been demonstrated to the City Attorney that the violation has been
corrected, removed, or will not be committed; or

b. A court of competent jurisdiction has halted enforcement pending the
outcome of a proceeding concerning the violation.

1.3.60.04 - Penalties

Code violations may be subject to criminal, civil, or other sanctions authorized under
ordinance of the City.

a. Criminal Penalties - Unless specified otherwise , every violation of the terms
of this Code is a Class A infraction, punishable by a fine of up to $500.00. 
Each day such violation continues shall be considered a separate offense.
Sign Code violations are addressed in Chapter 4.7- Sign Regulations.

b. Civil Penalties and Remedies - In addition to, or in lieu of, criminal actions,
a violation of this Code or a permit issued hereunder may be the subject of
a civil action in the nature of a debt or of any appropriate remedy issuing from
a court of competent jurisdiction, including mandatory and prohibitory
injunctions and orders of abatement.  Sign Code violations are addressed in
Chapter 4.7- Sign Regulations.
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1. The Director or Floodplain Administrator or designee, as applicable,
is authorized to impose a civil penalty of up to $1,000.00 for any
violation of this Code.

2. In imposing a penalty amount pursuant to the schedule authorized by
this section, the Director or Floodplain Administrator or designee, as
applicable, shall consider the following factors:

a) The history of the person incurring a penalty in taking all
feasible steps or procedures necessary or appropriate to
correct any violation;

b) Any prior violations of statutes, rules, orders, and permits
pertaining to development regulations;

c) The economic and financial conditions of the person incurring
a penalty;

d) The gravity and magnitude of the violation,

e) Whether the violation was repeated or continuous; and

f) Whether the cause of the violation was an unavoidable
accident, negligence, or an intentional act.

3. Imposition and enforcement of civil penalties is not an exclusive
remedy, but shall be in addition to any other procedures or remedies
provided by law.  Imposition or payment of a civil penalty under this
section shall not bar any criminal proceeding authorized under this
ordinance.

4. A civil penalty shall be imposed under this section by issuance of a
notice of penalty.  A civil penalty may be imposed for each 30 days
the condition continues.  The notice of penalty shall be provided in the
manner as described under "5," below.

5. Any civil penalty imposed under this section shall become due and
payable when the notice of penalty is served upon the person
incurring the penalty.  Service shall be by personal service or by
certified mail, return receipt requested, to the last known address of
the person incurring the penalty.  The notice of penalty shall include
a:
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a) Reference to the particular provision or law violated;

b) Statement of the matters asserted or charged;

c) Statement of the amount of the penalty or penalties imposed;

d) Statement of the owner's right to appeal the penalty; and

e) Statement that if the penalty is not paid within the time required
under "10," below, the penalty and any costs of service and
recording fees shall be recorded by the City Recorder in the
City Lien Docket and shall become a lien on the property of the
person incurring the penalty.

6. If the notice of penalty is returned to the City without service upon the
named person, the Director or Floodplain Administrator or designee,
as applicable, shall post a notice of penalty on the premises where the
violation has occurred.  The notice shall be posted so as to be visible
from the public right-of-way and shall be delivered to a person, if any,
occupying the premises.  The posted notice shall be affixed to the
premises and shall also indicate that tampering or removal of the
notice shall constitute a misdemeanor.

7. The person to whom the notice of penalty is issued shall have 20 days
from the date of service of the notice in which to appeal the penalty
before the municipal judge, after which time the notice of penalty
becomes a final order.  The appeal shall be as provided in "8," and
"9," below.

8. Any appeal shall be in writing and signed by the person against whom
the penalty has been assessed or the attorney for that person.  The
appeal shall state the grounds of the appeal.  The appeal shall be
accompanied by a deposit in the amount of the civil penalty assessed
and an appeal fee of $50.00.  The appeal shall be filed with the
municipal court and served upon the City Attorney.  Failure to comply
with these provisions shall result in the appeal’s dismissal.

9. The only issues to be decided by the municipal judge are
determinations of whether the condition of the property was as alleged
in the notice of penalty and if so, whether that condition violated this
Code.  If the judge finds that the alleged condition existed at the time
and date specified on the notice of penalty, and that the condition
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violated this Code, the municipal judge shall issue an order affirming
the penalty.  The order shall contain a provision for court costs to be
paid by the violator in the amount of $100.00.  If the judge finds that
the condition alleged in the notice of penalty did not exist at the time
and date specified on the notice, the municipal judge shall void the
notice of penalty.  The order voiding the notice of penalty shall provide
for return of the deposit, including the appeal fee.  The judge's order
is final.

10. Unless the amount of penalty imposed under this Section is paid
within 10 days after the notice of penalty or the order becomes final
by operation of law or after appeal, the order shall constitute a lien on
the owner's subject property and shall be recorded in the City Lien
Docket.  Where the service has been made by certified mail or other
means providing a receipt, the returned receipt shall be attached to
and made a part of the recorded order.  The penalty and any added
costs imposed by the order become a lien upon the real property. 
That lien shall have priority over all other liens and encumbrances of
any form.  The lien shall accrue interest at the rate applicable for
municipal assessment liens from the date of docketing until clearance.
The lien may be foreclosed on and the property sold as may be
necessary to discharge the lien in the manner specified in ORS
223.505 through 223.650, as amended.

11. Any lien for a civil penalty shall be released when the full amount
determined to be due has been paid to the City, the owner or person
making such payment shall receive a receipt stating that the full
amount of penalties, interest, recording fees, and service costs have
been paid, and that the lien is thereby released and the record of the
lien satisfied.

1.3.60.05 - Tampering with Official Notices.

a. No person shall remove or tamper with a notice posted on property pursuant
to the provisions of this chapter unless authorized by the Director or
Floodplain Administrator or designee, as applicable.

b. A violation of this provision shall be a Class "C" misdemeanor.
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CHAPTER 1.4
NONCONFORMING DEVELOPMENT

Section 1.4.10 - BACKGROUND

As used in the Code, Nonconforming Development includes Nonconforming Structures and
Nonconforming Uses.  A Nonconforming Structure does not fully comply with zoning
provisions for setbacks, building height, and/or off-street parking, or does not fully comply
with some other standard of the zone.  A Nonconforming Use is not permitted outright or
has not received conditional approval in the zone in which it exists, but was lawfully begun
prior to its becoming nonconforming.

Within the development zones established by this Code, development may exist that was
lawful at the time it began, but would be nonconforming and prohibited in the future under
the terms of this Code or future amendments.

In order to avoid undue hardship to developers, nothing in this Code shall be deemed to
require a change in the plans, construction, or designated use of any building on which
actual construction was lawfully begun prior to the effective date of adoption or amendment
of this Code and upon which actual building construction has been carried out diligently.
Construction is considered to have started if excavation, demolition, or removal of an
existing building has begun in preparation for rebuilding, and a Building Permit has been
acquired, prior to the effective date of adoption or amendment of this Code. 

Section 1.4.20 - PURPOSES

a. Permit Nonconforming Development to continue, but not to encourage its
perpetuation.

b. Ultimately bring development into conformance with this Code and the
Comprehensive Plan.

Section 1.4.30 - NONCONFORMING STRUCTURES

1.4.30.01 - Alteration of a Nonconforming Structure

Where the use of a structure is permitted by the applicable zone but the structure
is nonconforming, an alteration, expansion, or relocation may be Ministerially
approved if the improvement, evaluated separately from the existing structure,
would be in compliance, and is not within a Vision Clearance Area as defined in
Chapter 1.6 - Definitions, and/or as determined by the City Engineer.
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For structures in existence prior to December 31, 2006, reconstruction of structures
(both residential and nonresidential) may occur consistent with how the structures
previously existed in their nonconforming state, except for the following:

a. Any Substantial Improvement to a Nonconforming Structure located within
the 100-year Floodplain shall conform to the provisions of Chapter 2.11 -
Floodplain Development Permit and Chapter 4.5 - Natural Hazard and
Hillside Development Provisions and shall be accompanied by bringing the
entire structure into conformance with those provisions.  These requirements
apply raising the Finished Grade of any nonhabitable space to an elevation
at or above the Base Flood Elevation, and raising the Lowest Floor of any
habitable space to an elevation one ft. above the Base Flood Elevation. This
requirement for raising the Lowest Floor of a Nonconforming Structure
applies to all Nonconforming Structures within the 100-year Floodplain,
regardless of when the structure(s) was originally constructed, and
irrespective of any prior improvements to the Nonconforming StructuresSee
Chapter 1.6 - Definitions for a definition of Substantial Improvement. Note:
Pursuant to Section 4.5.50.06 of Chapter 4.5 - Natural Hazard and Hillside
Development Provisions, no  encroachments, including infill, new
construction, Substantial Improvements, or other development, except as
provided in Section 4.5.50.06.c, are allowed within the 0.2-ft. Floodway; and

b. Where a structure is designated as Designated Historic Resource, any
alteration, expansion, enlargement, extension, reconstruction, relocation, or
demolition shall be consistent with the provisions in Chapter 2.9 - Historic
Preservation Provisions.

1.4.30.02 - Damage to a Nonconforming Structure within the 100-Year 
FloodpPlain

If a Nonconforming Structure within the 100-year Floodplain is Substantially
Damaged, then the provisions  of Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - Natural Hazard and Hillside Development Provisions apply and
shall be accompanied by bringing the entire structure into conformance with those
provisions.  These provisions apply to all Nonconforming Structures within the 100-
year Floodplain, regardless of when the structure(s) was originally constructed, and
irrespective of any prior damage to the Nonconforming Structures.the Finished
Grade of any nonhabitable space shall be raised to an elevation at or above the
Base Flood Elevation and the Lowest Floor of any habitable space shall be raised
to an elevation one ft. above the Base Flood Elevation.  See Chapter 1.6 -
Definitions for a definition of Substantial Damage.  Note:  Pursuant to Section
4.5.50.06 of Chapter 4.5 - Natural Hazard and Hillside Development Provisions, no
encroachments, including infill, new construction, Substantial Improvements, or
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other development, except as provided in Section 4.5.50.06.c, are allowed within the
0.2-ft.-Floodway. 

Section 1.4.40 - NONCONFORMING USES

1.4.40.01 - Alterations of a Nonconforming Use

No building, structure, or land area devoted to a Nonconforming Use shall be
expanded.  Reconstruction, relocation, or structural alteration shall conform to the
provisions of this Code.  Nothing in this Chapter shall be construed as prohibiting
normal repair, maintenance, and nonstructural alterations to such development, nor
the alteration, strengthening, or restoration to safe condition as may be required by
law.

1.4.40.02 - Continuance of a Nonconforming Use

A Nonconforming Use shall not be expanded or relocated to a different or greater
area of land, buildings, or structures than it occupied at the time it became
nonconforming.  Additionally, where a Nonconforming Use exists on a site, its Use
Type may continue to exist, provided it is in accordance with the provisions of this
Code.

1.4.40.03 - Discontinuance of a Nonconforming Use

Whenever a Nonconforming Use is discontinued for more than 18 months, further
use shall conform with the provisions of this Code.  For purposes of this Code, rental
payments or lease payments and taxes shall not be considered a continued use.
Discontinued shall mean non-use and shall not require a determination of the
voluntary or involuntary nature of the discontinuance or the intent to resume the
Nonconforming Use.

1.4.40.04 - Damage to a Nonconforming Use 

If a structure containing a Nonconforming Use is Substantially Damaged, any future
development on the site shall use a Use Type conforming to those allowed within
the applicable zone in which it is located.  See Chapter 1.6 - Definitions for a
definition of Substantial Damage.

1.4.40.05 - Reclassification to Conditional Development

Whenever a Nonconforming Use is permitted conditionally, it shall be reclassified
as conforming upon receipt of an approved Conditional Development application in
accordance with Chapter 2.3 - Conditional Development. 
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Section 1.4.50 - EXCEPTIONS

1.4.50.01 - Commercial Uses in RS-12 Zone Along SW 3rd, SW 5th, and SW 6th

       Streets 

a. Specific Commercial Use Types in existence on individual sites as of
December 31, 2006, in the RS-12 Zone along SW 5th and SW 6th Streets
from SW Adams Avenue to Western Boulevard, shall not be classified as
Nonconforming Development.

b. Specific Commercial Use Types in existence on individual sites as of
December 31, 2006 (e.g., Automotive and Equipment - Light Equipment
Repairs), in the Mixed Use Community Shopping (MUCS)  Zone at 2220 SW
3rd Street (Assessor's Map #12-5-11BC, Taxs Lot 700 and 701), shall not be
classified as Nonconforming Development.  Upon further development,
perimeter buffers shall be established consistent with Mixed Use Community
Shopping (MUCS) Zone standards.

1.4.50.02 - Existing Uses

Uses that were permitted by the underlying zone prior to a subject property’s re-
zoning via ZDC00-00009 (the Zoning Map changes related to the Code Update
Project), shall not be classified as Nonconforming Development unless the use(s)
on the subject property has been discontinued for a period of more than 18 months,
in which case Section 1.4.40.03 shall apply.

1.4.50.03 - Office Uses in the RS-9, RS-9(U), RS-12, RS-12(U), and RS-20 Zones

Office Uses, defined in Chapter 1.6 - Definitions, in existence as of December 31,
2006, in the RS-9, RS-9(U), RS-12, RS-12(U) and RS-20 zones shall not be
classified as Nonconforming Development.

1.4.50.04 - North Campus Area (defined in Chapter 1.6 - Definitions)

a. Multi-dwellings in existence as of December 31, 2006, shall not be classified
as Nonconforming Development.  However, redevelopment or expansion
requires compliance with current parking standards contained in Chapter 4.1-
Parking, Loading, and Access Requirements.

b. Office Uses, defined in Chapter 1.6 - Definitions, in existence as of
December 31, 2006, shall not be classified as Nonconforming Development.
However, redevelopment or expansion requires compliance with current
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parking standards contained in Chapter 4.1- Parking, Loading, and Access
Requirements.

1.4.50.05 - Nonconforming Lots of Record

A lot of record may not meet the lot size requirements of the zone in which it is
located.  Such a lot may be occupied by a Use permitted in the zone.  If, however,
the lot is smaller than the size required in its zone, Residential Use shall be limited
to one dwelling unit or to the number of dwelling units consistent with density
requirements of the zone.

1.4.50.06 - Street and Drainageway Dedications

The act of conveyance to or appropriation by the City for street or drainage
purposes shall not in itself render as nonconforming the use of land, structure, or
other improvement maintained upon a lot.

1.4.50.07 - Nonconforming Duplexes

Where a Duplex fails to meet the Building Type requirements in the zone in which
it is located, and has been Substantially Damaged as described in Chapter 1.6 -
Definitions, it may be reconstructed provided such reconstruction commences within
one year of the Substantial Damage and complies with required development
standards.

1.4.50.08 - Residential Uses

Any residential Building Type permitted prior to December 31, 2006 by this Code,
but which is no longer allowed as a new use, may be modified, enlarged or rebuilt,
provided it complies with required development standards of the zone.

1.4.50.09 - OSU Campus Buildings

Any buildings on the OSU Campus existing or approved prior to December 31, 2006
shall not be classified as Nonconforming Development, notwithstanding the height
limitations established in the Primary and Secondary Transition Areas of the OSU
Zone.
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 Figure 1.6-1 - Abutting and Adjacent Lots

CHAPTER 1.6 
DEFINITIONS

Section 1.6.10 - GENERAL MEANING OF WORDS 

All words and terms assume their dictionary definitions unless they are specifically defined in this
Code or the context in which they are used clearly indicates to the contrary.

Section 1.6.20 - COMMON WORDS

a. All words in present tense include the future tense.

b. All words in plural include the singular, and all words in singular include the plural unless
the context clearly indicates to the contrary.

c. The word "shall" is mandatory and the word "may" is permissive.

d. The word "building" includes the word "structure."

e. The phrase "used for" includes the phrases "arranged for," "designed for," "intended for,"
"maintained for," and "occupied for."

f. The words "land" and "property" are used interchangeably unless the context clearly
indicates to the contrary.

g. The words “lot” and “parcel” are used interchangeably unless the context clearly indicates
to the contrary.

Section 1.6.30 - SPECIFIC WORDS
AND TERMS

Abutting Properties  - Two or more
properties joined by a common
boundary line or point, as shown in
Figure 1.6-1 - Abutting and Adjacent
Lots.

Access - Place, means, or way by
which ingress and egress are
provided. See also definition for Solar
Access.

Accessory Dwelling - See Chapter
4.9 - Additional Provisions.
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Accessory Structure - Structure customarily incidental and subordinate to the main use of a
property and located on the same lot as the main use; freestanding and structurally separated
from the main use.

Accessory Use - Use customarily incidental and subordinate to the main use of a property and
located on the same lot or site as the main use.

Accessway - Narrow strip of land connecting a parcel to a public street right-of-way or a private
street located within its own separate tract. The accessway ensures access to the parcel.  Actual
pavement widths within an accessway are in accordance with the City’s Off-street Parking and
Access Standards established by and available through the City Engineer and amended over
time. 

Acre - Unit of land equal to 43,560 sq. ft.

Actively Farmed Open Space-Agricultural Lands - Properties that are designated as Open
Space-Agricultural on the Comprehensive Plan Map and are used for Agricultural Uses as
defined in Section 3.0.30.05.  For the purposes of requiring additional OS-AG setbacks, the
setback requirements are limited to sites next to lands designated as OS-AG on the
Comprehensive Plan Map and listed in the
Benton County Assessor’s Office as the
Oregon State University Lands identified (on
December 31,2006) as Parcel Identification
Numbers: 115290000500;115280002000;
1 1 5 2 9 0 0 0 0 2 9 0 ;  1 1 5 2 8 0 0 0 1 1 0 0 ;
1 1 5 2 8 0 0 0 1 9 0 0 ;  1 1 5 2 8 0 0 0 1 1 0 0 ;
1 1 5 3 3 0 0 0 0 3 0 0 ;  1 1 5 3 2 A 0 0 0 1 0 0 ;
115330000500; or 115330000600 as shown.

Actual Construction - Permanent placing
and fastening of construction materials.

Adjacent - Adjacent properties are either
abutting or, in the absence of right-of-way,
would be considered abutting.  Uses are
considered adjacent if they exist on adjacent
properties, as shown in Figure 1.6-1 -
Abutting and Adjacent Lots.

Administrative Zone Change - Amendment
to the boundaries of zones shown on the
Official Zoning Map.  A detailed definition for
an Administrative Zone Change  is
contained in Section 2.2.50.b.  Procedures
for this type of land use application are
outlined in  Section 1.2.110.02 - General Development and  Section 2.2.50 - Quasi-Judicial
Change Procedures for Administrative  Changes. 
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Affordable Housing - Housing for which ownership costs (mortgage loan principal, interest,
property taxes, and insurance) or rental costs (unit rent and utilities) require no more than 30
percent of the gross monthly income of a household that has income at or below 80 percent of
the Corvallis area median. The Corvallis area median is calculated annually by the U.S.
Department of Housing and Urban Development (HUD) and applied based on household size.
These numbers are updated annually by HUD and are on file in the City's Housing Division. 

Agriculture - Nursery, horticulture, and similar activities for the cultivation of commercial crops;
pasturing, breeding, dairying, and similar uses of animals; and poultry farming for commercial
use.  Specific Agricultural Use Types are defined in Section 3.0.30.05 - Agricultural Use Types.

Alley - Public or private right-of-way designed and intended to serve as secondary access to the
side or rear of those properties having a street as primary access.

Alteration - Change, addition, or modification in construction or occupancy of a building or
structure.

Annexation - Land use process that evaluates whether a property meets the criteria for
incorporation into the City limits and meets the requirements to be forwarded to the voters for a
final decision on its incorporation.  Procedures for this type of land use application are outlined
in  Section 1.2.110.03 - Special Development and  Chapter 2.6 - Annexations.  The State of
Oregon can mandate, without voter approval, the annexation of property on which a health
hazard exists.  See Health Hazard Annexation.

Apartment - Dwelling unit located within a Multi-dwelling, but excluding condominiums. See
Multi-dwelling under Building Types. 

Application - Materials submitted or to be submitted.

Area, Gross - Total area of a parcel or site, usually expressed in acres.

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.

Area of Shallow Flooding - See “Area of Shallow Flooding” in Section 1.6.40.

Area of Special Flood Hazard - See “Special Flood Hazard Area” in Section 1.6.40.
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  Figure 1.6-2 - Average Setback

Average Setback (weighted by length of wall)  - Formula for determining Average Setback
is as follows:  AS = (y1 x SD1) + (y2 x SD2)+ (yn x SBn), as shown below in Figure 1.6-2 - Average
Setback, where:

AS =  Average Setback
y = Percent of wall length at a particular distance from property line
SD =  Setback Distance (actual distance from the property line)

Example: Average Setback = 40.34 ft.

y1 = 40 ft. ÷ 82 ft. = 0.4878% = 49%
SD1 = 30 ft.
y2 = 16 ft. ÷ 82 ft. = 0.1951% = 19%
SD2 = 44 ft.
y3 = 26 ft. ÷ 82 ft. = 0.3171% = 32%
SD3 = 54 ft.

(0.4878 X 30) + (0.1951 X 44)  + (0.3171 X 54) = 40.34 ft. Average Setback
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Base  - Lowest (and often widest) visible part of a building, often distinctively treated.  A base
is distinguished from a foundation or footing in being visible rather than buried.1

Base Flood - Flood that has a one percent chance of occurring in any given year.  Also
commonly referred to as the 100-year Flood, the Base Flood has been adopted by the  Federal
Emergency Management Agency (FEMA) for Floodplain management purposes, and refers to
a flood event that inundates the entire 100-year Floodplain.   See  Floodplain, 100-Year and
Flood, 100-Year. See “Base Flood” in Section 1.6.40. 

Base Flood Elevation - See “Base Flood Elevation” in Section 1.6.40. 

Basement - See “Basement” in Section 1.6.40. 

Basin - Topographical entity within which all the surface water draining to a certain point falls;
some of the surface water may come from ground water fed by geologic strata outside the Basin.

Bed and Breakfast - See Home Business for Bed and Breakfast businesses that rent up to two
bedrooms within owner-occupied dwellings.  See Section 3.0.30.03.u.3 for other Bed and
Breakfast businesses.

Below-grade Crawlspace - See “Below-grade Crawlspace” in Section 1.6.40. 

Best Management Practices - Strategies for improving runoff water quality that are accepted
throughout the industry .  They include structural and nonstructural measures to control
pollutants at the source before they enter a stream.  

a. Structural BMPs include:
1. Retention Basins
2. Detention Basins
3. Constructed Wetlands
4. Infiltration Practices
5. Filters
6. Bioretention
7. Biofilters (swales and filter strips).

b. Nonstructural BMPs include:
1. Street sweeping
2. Illicit connection identification and elimination
3. Public education and outreach
4. Land use modifications to minimize the amount of impervious surface area
5. Waste collection
6. Proper materials storage.
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Beneficial Uses  - Beneficial Uses assigned by basin in the Oregon Administrative Rules for water
quality and for Corvallis streams are as follows:  public and private domestic water supplies,
industrial water supplies, irrigation, livestock watering, anadromous fish passage, salmonids fish
rearing and spawning, resident fish and aquatic life, wildlife and hunting, fishing, boating, water
contact recreation, aesthetic quality, and hydro power, unless changed through a use attainability
analysis.

Bioswale - Constructed shallow, wide vegetated ditch through which storm runoff travels and that
uses natural methods of cleaning water such as sediment trapping and microorganism activity to
remove pollutants.

Block - Tract of land bound by a connecting network of public or private streets with sidewalks.
When necessary to minimize impacts to a designated wetland, to slopes greater than 15 percent,
to parks dedicated to the public, and/or to Significant Natural Features, blocks may be bound by
walkways without streets.

Bond - Form of security in an amount and form satisfactory to the City.  See  Performance
Guarantee in Section 2.4.40.09.

Buffer - Area designed to provide space or distance, obstruct undesirable views, serve as an
acoustic barrier, or generally reduce impacts of adjacent development.

Building - Structure having a roof supported by columns or walls and used or intended for the
shelter, housing, or enclosure of any individuals, animals, processes, equipment, goods, or
materials of any kind.

Building Codes - See “Building Codes” in Section 1.6.40. 

Building Elevation - Scale drawing of the side, front, or rear of a given structure.

Building Envelope - Portion of a lot or development site exclusive of the areas required for front,
side, and rear yards and other required open spaces; and which is available for siting and
constructing a building or buildings.

Building Height - See Height of Buildings. 

Building Line - Line on a plat indicating the limit beyond which buildings or structures may not be
erected, or the minimum distance as prescribed by this Code between the property line abutting
a street and the closest point of the foundation of any related building or structure.

Building Official - Development Services Manager.

EXHIBIT B - 30 OF 

ORDINANCE 2011-01



1.6 - 7 ORDINANCE 2011-01 - APRIL 18, 2011

Building Types -

a. Nonresidential - Group of building types comprising the following:

1. Detached - One main building, freestanding and structurally separated from other
buildings.

one unit

Figure 1.6-3 - Nonresidential Detached 

2. Attached - Two or more main buildings placed side by side so that some building
walls are in common for a minimum length of five ft. Fences, trellises, etc. attached
between buildings do not create Attached structures. 

one 

unit one  unit

    Figure 1.6-4 - Nonresidential Attached 

b. Residential - Group of building types comprising the following:

1. Single Detached - One dwelling unit, freestanding and structurally separated from
other dwelling units or buildings, located on a lot or development site. Includes
Manufactured Dwellings. 

one  unit

        Figure 1.6-5 - Residential Single Detached
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2. Single Detached (Zero Lot Line) - One dwelling unit, freestanding and structurally
separated from other buildings, with no setback from one lot line.

one  unit

         Figure 1.6-6 - Residential Single Detached (Zero Lot Line)

3. Duplex - Two dwelling units on a single lot placed side by side so that some building
walls are in common for a minimum length of five ft. Fences, trellises, 
etc. attached between buildings do not create Attached units. Stacked duplex units
(where one unit is on top of another) are acceptable.

one  unit

one  unit

         Figure 1.6-7 - Residential Duplex

4. Single Attached (Zero Lot Line) - Two dwelling units on separate lots, but placed side
by side so that some building walls are in common for a minimum length of five ft.
at a common property line. Fences, trellises, etc. attached between buildings do not
create Attached structures.

one  unit

one  unit

         Figure 1.6-8 - Residential Single Attached (Zero Lot Line)
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5. Attached  - Three or more dwelling units on separate lots, but placed side by side so
that some building walls are in common for a minimum length of five ft. at a common
property line. Fences, trellises, etc. attached between buildings do not create
Attached structures.

one  unit

one  unit one  unit

one  unit

one  unit

Figure 1.6-9 - Residential Attached

6. Multi-dwelling - Three or more dwelling units in any vertical or horizontal
arrangement, located on one lot or development site, and where some building walls
are in common for a minimum length of five ft. Fences, trellises, etc. attached
between buildings do not create Attached units.

one  unit

one 
unit

one  unit

   Figure 1.6-10 - Residential Multi-dwelling

7. Manufactured Dwelling Facility - Facility where four or more manufactured or mobile
homes are within 500 ft. of one another on a lot, tract, or parcel of land under the
same ownership. The primary purpose of the facility is to rent spaces for
manufactured or mobile homes. The applicable Oregon Revised Statutes that
pertain to Manufactured Dwellings and facilities are ORS 446.155 through ORS
446.285, and ORS 455.010.  The Oregon Administrative Rule pertaining to
Manufactured Dwellings is OAR Chapter 918, Division 500-520.  The State of
Oregon Manufactured Dwelling and Park Specialty Code, which is a min/max code,
governs construction requirements for manufactured and mobile homes.

8. Accessory Dwelling Unit - One dwelling unit, either detached or structurally attached,
located on the same lot as at least one other dwelling unit. Provisions for Accessory
Dwelling Units require that the owner of the lot occupy either the main residence or
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the Accessory Dwelling Unit. See Section 4.9.40 of Chapter 4.9 - Additional
Provisions for additional development standards.

c. The following terms are not considered Building Types for purposes of this Code, but some
are considered Housing Types for the purposes of meeting Code requirements for Housing
Type variations. See Housing Types. 

1. Cluster - Dwelling units arranged to retain open space areas equal to or greater than
the cumulative total open space areas normally required under the applicable zone;
the permitted gross density of a site is maintained.

2. Condominium - Form of ownership where the owner has a deed to a volume of
space; governed by the provisions of ORS Chapter 100, as amended. 

3. Townhouse - Three or more Attached dwelling units, each on a separate lot, often
with two stories and with ground floor access. 

4. Rowhouse - Three or more Attached dwelling units, each on a separate lot.

5. Triplex, Fourplex, Fiveplex, Sixplex, etc. - Multi-dwelling with three or more Attached
dwelling units on the same lot.

6. Apartment House - Multi-dwelling building or portion thereof designed, built, rented,
leased, let, or hired out to be occupied; or the residence of three or more families
living independently of one another.

Carport - Roofed structure or a portion of a building open on two or more sides; used primarily for
parking of motor vehicles.

Catchment - Watersheds that are defined by the lowest points of elevation in a site.  The
Catchment includes all watersheds defined by streams exiting the site and by streams draining to
the interior of the site.

Cemetery - Land used or intended to be used for burial of the dead and related Cemetery
activities, including columbarium, crematoriums, mausoleums, and mortuaries, when operated in
conjunction with and within the boundary of the Cemetery.

Certified Local Government (CLG) - City or county that has been certified by the National Park
Service, U.S. Department of the Interior, to carry out the purposes of the National Historic
Preservation Act of 1966, as amended.  The CLG program is administered by the State Historic
Preservation Office (SHPO).  The City of Corvallis is a Certified Local Government.

Church - Permanently located, fully enclosed building used primarily for religious worship.

City - City of Corvallis, a municipal corporation of the State of Oregon, involved in activities in either
its governmental or its corporate capacity; otherwise, that officer, department, or agency of the City
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indicated by the context; or City Manager where the context does not clearly indicate a specific
officer, department, or agency. 

City Limits - Boundary line that identifies land within the City.

Compatible - Ability of different uses to exist in harmony with each other.  "Making uses
compatible with each other" implies site development standards that regulate the impact of one use
on another.

Comprehensive Neighborhood - Primarily residential area that offers a range of uses to provide
for the daily needs and activities of residents within easy walking distance of residences.
Comprehensive Neighborhoods contain a variety of housing opportunities, at overall densities that
can support appropriately scaled commercial development and viable public transportation. The
core of a Comprehensive Neighborhood contains a Major Neighborhood Center that serves
community-wide shopping and office needs. The design of a Comprehensive Neighborhood fosters
a sense of community with safe, vital public areas, while working to ensure compatibility and
effective transitions between diverse uses.

Comprehensive Plan Amendment - Amendment to either the boundaries of Comprehensive Plan
Map designations shown on the Official Comprehensive Plan Map or an amendment to the text of
the Comprehensive Plan.  Procedures for this type of land use application are outlined in Section
1.2.110.03 - Special Development and Chapter 2.1 - Comprehensive Plan Amendment
Procedures.

Conceptual Development Plan - Land use process that is a type of Conditional Development and
that provides a mechanism for achieving greater flexibility and improved design where the scope
of the proposed modifications to this Code’s pre-stated  standards exceeds that permitted through
Chapter 2.12 - Lot Development Option.  This type of land development project is comprehensively
planned as an entity via a unified site plan. Often it is proposed to allow for better preservation of
Significant Natural Features and/or for innovation in site planning and architectural design.
Approval requires compensating benefits that off-set the requested development standard
modifications.  The request must be followed by or processed concurrently with a Detailed
Development Plan and the issuance of Building Permits is withheld until a Detailed Development
Plan is approved.  Procedures for this type of land use application are outlined in  Section
1.2.110.03 - Special Development,  Chapter 2.5 - Planned Development, and  Section 2.5.40 -
Conceptual Development Plan Review Procedures.

Conditional Development - Land use process that provides an opportunity to allow a use when
potential adverse effects can be mitigated or deny a use if concerns cannot be resolved to the
satisfaction of the hearing authority.  Procedures for this type of land use application are outlined
in  Section 1.2.110.03 - Special Development and  Chapter 2.3 - Conditional Development.

Conditional Development Modification - Land use process that provides an opportunity to allow
a limited amount of flexibility with regard to site planning and architectural design  for a previously
approved Conditional Development and provides benefits within the development site that
compensate for requested variations from approved Conditional Development such that the intent
of the original approval is still met.  Procedures for this type of land use application are outlined in
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Section 1.2.110.02 - General Development and  Section 2.3.40 - Conditional Development
Modification.

Conditions of Approval - Requirements placed on a development for a number of purposes,
which include but are not limited to:

a. Ensuring adherence to the proposal that is approved;

b. Ensuring that adequate public and private services and facilities are provided, consistent
with adopted transportation and facility plans and applicable regulations;

c. Ensuring that Natural Resources and Natural Hazards issues are addressed consistent with
the applicable criteria and regulations;

d. Bringing the development into compliance with applicable criteria and regulations, including
but not limited to Comprehensive Plan Policies and/or this Code’s standards; 

e. Helping to assure that negative impacts of a development are mitigated up front, particularly
in the case of Conditional Development approvals; and

f. Assisting applicants by identifying some of the requirements that will affect subsequent
related application requests such as Final Plats, Building Permits, construction permits,
Public Improvement by Private Contract (PIPC) Permits, etc. 

Conservation Easement - Nonpossessory interest of a holder in real property imposing limitations
or affirmative obligations, the purposes of which include retaining or protecting natural, scenic, or
open space values of real property; ensuring its availability for agricultural, forest, recreational, or
open space use; protecting Natural Resources or Natural Hazards; maintaining or enhancing air
or water quality; or preserving the historical, architectural, archaeological, or cultural aspects of real
property.  Also defined in ORS 215.715, as ameded.

Consolidation - Elimination of property line(s) of unplatted land to create a single unit of land.   

Contiguous - Same as Adjacent.   Properties separated by a street may also be considered
contiguous.

Contractor Sidewalk/Street Stamps - Insignia or mark
stamped into a sidewalk or street that includes
information, such as the contractor's name and the date
the work was performed, and which indicates that the
stamp dates from 1956 or before.

Cornice -  Any molded  projection which crowns or
finishes the part to which it is affixed.  Also, the exterior

          Figure 1.6-11 - Cornice
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trim of a structure at the meeting of the roof and wall; usually consists of bed molding, soffit, fascia,
or crown molding.2  See Figure 1.6-11 - Cornice.

Corvallis Register of Historic Landmarks and Districts (Local Register) - City’s official list of
Locally-designated Historic Resources.

Corvallis Streams – All streams that are located either in part or entirely within the City’s Urban
Growth Boundary.

Critical Facility - See “Critical Facility” in Section 1.6.40. 

Cupola - Small dome or tower-like structure on a roof.

Datum - The vertical datum is a base measurement point (or set of points) from which all
elevations are determined. Historically, that common set of points has been the National Geodetic
Vertical Datum of 1929 (NAVD29). The vertical datum currently adopted by the federal government
as a basis for measuring heights is the North American Vertical Datum of 1988 (NAVD88). 

Day(s) -  Calendar days unless working days are specified.

Day Care, Commercial Facility  - Institution, establishment, or place that commonly receives at
one time more than 12 persons for a period not to exceed 12 hours per day.  The facility provides
the persons with board, care, or training apart from their parents or guardians for compensation
or reward in accordance with ORS 657A.250-440, as amended.  Refer to Section 4.9.70 of Chapter
4.9 - Additional Provisions for additional development standards (area per child and buffering).

Day Care, Family - Babysitting,  care of 12 or fewer children,  including resident family members,
as accessory to any residential use.  Family day care is not subject to the definition of
Home Business.

Density - Number of dwelling units per acre of land, calculated in accordance with the definition
for Density Calculation.

Density Calculation - Density is calculated as either gross density or net density. The minimum
density for a site is net density and the maximum density is gross density. 

a. Density, Gross - Number of dwelling units per gross area, in acres.  See definition for Area,
Gross.  Additionally, in calculating gross density for a Minor Land Partition site, applicants
may include in their calculation 50 percent of the area of any street rights-of-way that front
the subject site, for the distance the streets front the subject site.

b. Density, Net - Number of dwelling units per net area, in acres.  See definition for Area, Net.
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c. 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.

Density Transfer - Permits residential density under a single development application to be shifted
from one part of a development site and added to another part of the same site.  It can be used to
protect Significant Natural Features that are on the development site without losing overall density
in the development.  Density transfer does not permit an increase in the gross density for the entire
development site.

Dentil - See Figure 1.6-12 - Dentils.  One of a band
of small, square, tooth-like blocks forming part of
the characteristic ornamentation of the Iconic,
Corinthian, and Composite orders, and sometimes
Doric.3

Dentil Band - See Figure 1.6-12 - Dentils

a. Molding that occupies the position of a row
of Dentils in classical architecture.

  
b. Course of masonry that resembles a row of

Dentils; for example, in brickwork, the tooth-
like effect produced by the projection of
alternate headers and smaller blocks.3

Designated Historic Resource - Historic resource
that has been determined through an official action to meet criteria for Historic Significance,
resulting in the resource being Locally-designated and/or Nationally-designated, as more
specifically defined below.  Chapter 2.9 - Historic Preservation Provisions applies to all Designated
Historic Resources, regardless of whether they are Locally- or Nationally-designated.  Some
Designated Historic Resources are listed in both the Local Register and the National Register of
Historic Places.

a. Locally-designated - Locally-designated Historic Resource is listed in the Corvallis
Register of Historic Landmarks and Districts (Local Register).  To list a property in the Local
Register, a property owner must obtain approval for a Zone Change to apply a Historic
Preservation Overlay to the subject property.  A Historic Preservation Overlay denotes the
Locally-designated Historic Resource on the City’s Zoning  Map.  Property owner approval
for local designation is required.

b. Nationally-designated - Nationally-designated Historic Resource is listed in the National
Register of Historic Places.  To list a property in the National Register of Historic Places,

             Figure 1.6-12 - Dentils
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approval must be obtained in accordance with state and federal processes and criteria listed
in 36 CFR 60.  Local level input regarding a proposed National Register of Historic Places
nomination normally is solicited; however, official local action does not occur.  Because
Nationally-designated Historic Resources are subject to the Historic Preservation Provisions
of Chapter 2.9, a notation indicating that a property is listed in the National Register of
Historic Places is included on the City’s Zoning Map.

DSL  - Oregon Department of State Lands.

Detailed Development Plan - Land use process that is a type of Conditional Development and
that provides a mechanism for achieving greater flexibility and improved design where the scope
of the proposed modifications to this Code’s pre-stated standards exceeds that permitted through
Chapter 2.12 - Lot Development Option.  This type of land development project is comprehensively
planned as an entity via a unified site plan and must be based on a previously or concurrently
approved Conceptual Development Plan.  Such Plans are often proposed to allow for better
preservation of Significant Natural Features and/or for innovation in site planning and architectural
design.  Approval requires compensating benefits that off-set the requested modifications to
development standards.  A Detailed Development Plan provides sufficient information for the
issuance of building permits.  Procedures for this type of land use application are outlined in
Section 1.2.110.03 - Special Development, Chapter 2.5 - Planned Development, and Section
2.5.50 - Detailed Development Plan Review Procedures.

Detention Basin - Constructed pond and/or underground facility that is designed to temporarily
collect runoff from a development to maintain the runoff rate to a specified pre-development flow.

Developer - Any person, including a governmental agency, undertaking development.

Development - Making a material change in the use or appearance of a structure or land, dividing
land into two or more parcels, changing the land use designation, or creating or terminating a right
of access.  Where appropriate to the context, development refers to the act of developing or the
result of development.  For the definition of Development as applied to the 100-year Floodplain
regulations contained in Chapter 2.11 - Floodplain Development Permit and Chapter 4.5 -
Floodplain Provisions, please see Section 1.6.40, below. 

Development Constraints - Conditions that limit or preclude development of an area or site such
as location within:  a Natural Hazard on the Natural Hazards Map; a Riparian Corridor or Wetlands
on the Riparian Corridors and Wetlands Map; an area of Significant Vegetation  on the Significant
Vegetation Map;  a 4th-level water service area (not served by City water); and/or an area that is
permanently preserved via a conservation easement or a drainageway easement/dedication. 

Development Constraints -- Development Constraints that no longer preclude development due
to the application of the Minimum Assured Development Area (MADA) provisions.  A formerly
constrained area is one which would be protected through the Development Constraints in
Chapters 4.5, 4.11, 4.12, or 4.13, or 4.14, but can be developed by applying the MADA provisions
in Chapter 4.11.  Development can occur on the site and the constraining factors such as
significant vegetation, etc. may be removed or reduced to accommodate the development.
However, for MADA development in Floodway Fringe Areas, there are default standards required
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and they are the Partial Protection Floodplain Provisions.  See Section 4.5.20.03 and Formerly
Constrained Areas.

Development, Intensity of - Relative measure of development impact as defined by
characteristics such as the number of dwelling units per acre, amount of traffic generated, and
amount of site coverage.

Development-related Concerns - Issues that are worthy of special attention for the developer or
for permitting agencies. These issues are identified on the Notice of Disposition for a development
approval and are generally raised during the development review process.

Development Site - Legally established lots, parcels, or tracts of land involved in a land use
application or building/construction permit application.  Sites that are occupied or capable of being
occupied by a building or group of buildings including accessory structures and accessory uses,
together with yards or open spaces, setback areas, and access as required by this Code.

Digital Flood Insurance Rate Map - See “Digital Flood Insurance Rate Map” in Section 1.6.40.

Director - Community Development Director of the City of Corvallis, or the Director's official
designee, with responsibility for administration of this Code. 

Director’s Interpretation - Land use process that seeks the Director’s interpretation of either this
Code or Comprehensive Plan provisions.  These Interpretations may be legislative or quasi-judicial
in nature.  Procedures for this type of land use application are outlined in  Section 1.2.110.02 -
General Development and Chapter 2.16 - Request for Interpretation.

Discontinued Use - Use that has ceased to be active. Shall not require a determination of the
voluntary or involuntary nature of the discontinuance or intent to resume the use.  Rental payments
or lease payments and taxes are not considered a continued use.

Dominant Cover Type - One or more vegetative species that provide a minimum of 20 percent
area cover within the corresponding vegetative layer.

Downtown Parking Assessment District - Portion of the downtown in which property owners
contributed to the construction of parking facilities.  Within the area shown below in Figure 1.6-13 -
Downtown Parking Assessment District, new development has no required new parking to be
constructed.
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   Figure 1.6-13 - Downtown Parking Assessment District

Downtown Pedestrian Core
Area - As indicated below in
Figure 1.6-14 - Downtown
Pedestrian Core Area, an area
bound by the Willamette River
on the east, Fifth Street on the
west, Jackson Avenue on the
north (excluding the Benton
County Courthouse),and
Jefferson Avenue on the south
(including Adams Avenue
between Second and Third
Streets).

  Figure 1.6-14 - Downtown Pedestrian Core Area
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  Figure 1.6-15 - Downtown Residential Neighborhood

Downtown Residential Neighborhood
- Area generally bound by Sixth Street
on the east, Ninth Street on the west,
Fillmore Avenue on the north, and
Mary’s River on the south. This area is
intended to provide housing in close
proximity to the Central Business Zone
and is identified below in Figure 1.6-15 -
Downtown Residential Neighborhood. 

Drainageway - Natural or artificial
Watercourse, including adjacent
Riparian Vegetation, that transmits
natural Stream or stormwater runoff from
a higher elevation to a lower elevation.

Drainageway Dedication -   Transfer, in
fee-simple, of ownership of a given
piece of property for the purpose of
stormwater functions.

Drive-Through Facilities - Facilities
that provide services directly to patrons
in motor vehicles. These types of
facilities typically rely on a long driveway
or lane that provides adequate room for
vehicle stacking at a drive-up service
window.

Dwelling Unit - One or more rooms, with bathroom and kitchen facilities (limited to one kitchen
only), designed for occupancy by one family.  See Family.

Easement - Right that a person has to use another’s land for a specific purpose, such as for
access or for utilities. 

Ecological Restoration - Restoration is the process of repairing damage to the diversity and
dynamics of ecosystems.  Ecological Restoration is the process of returning an ecosystem as
closely as possible to pre-disturbance conditions and functions.

Economically Feasible Rehabilitation - Relative to Designated Historic Resources, rehabilitation
is economically feasible where the cost required to bring the structure up to minimum Building
Code standards while maintaining its Historic Integrity does not exceed 75 percent of the
structure’s replacement value at a similar quality of construction.  Calculations required in this
definition shall be developed as follows:
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a. Estimates for the cost of bringing a structure up to minimum Building Code standards shall
be limited to the costs associated with improving a structure to meet minimum Building
Code standards - without regard to costs associated with other desired improvements; 

b. With respect to estimates for the cost of bringing a structure up to minimum Building Code
standards, three estimates from contractors licensed in the State of Oregon shall be
provided; and

c. Replacement Value as used in this definition shall equal the Benton County Assessor’s
Office figures for Replacement Value. 

Effects of Buoyancy - Uplift force of water on a submerged or partially submerged object.

Elevated Building - See “Elevated Building” in Section 1.6.40. 

Endangered Species - Any species that is in danger of extinction throughout all or a significant
portion of its range.

Endangered Species Act (ESA) - Federal regulatory program to protect fish, wildlife, and plants
from extinction.  It provides a means whereby the ecosystems upon which threatened and
endangered species depend may be conserved to ensure the continued survival of the species.

Enhance - To augment into a more desirable condition.  In the context of natural features
regulations, to improve the functions and values of an existing Natural Resource.

Erosion - Movement or displacement of soil resulting from natural and human-induced processes
including weathering, dissolution, abrasion, corrosion, and transportation.

Excavation - Process of mechanically altering the natural grade by stripping or cutting and/or filling
the earth. See Grading.

Existing Building or Structure - See “Existing Building or Structure” in Section 1.6.40. 

Extension of Services - Land use process that implements City Charter Section 51 and allows
an extension of City sanitary sewer, storm sewer, and/or water services outside the City limits in
limited circumstances.  Procedures for this type of land use application are outlined in Section
1.2.110.03 - Special Development and  Chapter 2.7 - Extension of City Services Outside the City
Limits.

Family - Individual or two or more persons related by blood, adoption, or marriage, or a group of
not more than five adults unrelated by blood or marriage, living together in a dwelling unit. As used
in this Code, Family also refers to not more than five unrelated physically or mentally handicapped,
elderly, or drug- or alcohol-dependent persons receiving treatment, and any number of resident
staff persons engaged in their care. The relevant Oregon Revised Statutes that pertain to this
definition include ORS 197.660(2) and ORS 197.665, as amended.
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Family Day Care -  See Day Care, Family.  

FAR - See Floor Area Ratio.

Federal Emergency Management Agency (FEMA) - See “Federal Emergency Management
Agency (FEMA)” in Section 1.6.40. 

Final Plat - Final recorded version of a Subdivision plat, Replat, or Partition plat.

Final Plat, Partition - Final recorded map, diagram, drawing, replat, or other writing containing all
the descriptions, locations, specifications, provisions, easements, dedications, and information
concerning a partition.

Final Plat, Subdivision - Final recorded map, diagram, drawing, replat, or other writing containing
all the descriptions, locations, specifications, provisions, easements, dedications, and information
concerning a Subdivision.

Fire Fuel Break Safety Area - Area maintained or constructed, through the reduction of
combustible vegetation and other fire fuel materials around structures, to prevent the spread of
fires, and the resulting damage to life and property, and/or the area provided for safer fire
suppression operations.

Fish-bearing Streams - Fish-bearing streams are those indicated on maps developed by the
Oregon Department of Fish and Wildlife and the Oregon Department of Forestry or those where
fish presence is documented by the Natural Features Inventory or a recognized fish biologist.

Fish Habitat - Areas upon which fish depend in order to meet their requirements for spawning,
rearing, food supply, and migration.

Flag Lot - Lot not meeting the minimum street frontage requirements and that gains  access to the
nearest public or private street (private street must be within a separate tract) by means of a
narrow strip of land.

Flood or flooding - See “Flood or flooding” in Section 1.6.40. 

Flood Insurance Rate Map (FIRM) - Official map on which the Federal Insurance Administration
has delineated areas of special flood hazards and the risk premium zones applicable to portions
of the community.See “Flood Insurance Rate Map (FIRM)” in Section 1.6.40.

Flood Insurance Study (FIS) - See “Flood Insurance Study” in Section 1.6.40. 

Flood, 100-year - Flood with a one percent chance of occurring in any given year.  This is the flood
most commonly used for regulatory purposes and is called the Base Flood.  As shown below in
Figure 1.6-16 - Floodplain Cross Section, this flood event inundates the entire 100-year Floodplain.
See Base Flood. See “Flood, 100-year” in Section 1.6.40.
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Floodplain - As shown below in Figure 1.6-16 - Floodplain Cross Section, the area adjacent to a
stream or river channel that is covered by water when the river or stream overflows its banks. See
“Floodplain” in Section 1.6.40.

Floodplain Development Permit - See “Floodplain Development Permit” in Section 1.6.40. 

Floodplain Functions - Hydrological and ecological functions including conveyance and
temporary storage of floodwater, depositions of sediments outside of the channel, ground water
recharge, filtering of pollutants, and reduction of floodwater velocity and erosive forces.  Also
included, but to a lesser extent in previously urbanized areas, are such functions as nutrient
exchange, refuges, and feeding areas for fish. See “Floodplain Functions” in Section 1.6.40. 

Floodplain, 100-year - As shown below in Figure 1.6-16 - Floodplain Cross Section, land area
adjacent to a river, stream, or other water body that is subject to a one percent chance of flooding
in any given year.  It consists of land ranging from that which is subject to annual flooding to that
which has a one percent chance of flooding in any given year.  The 100-year Floodplain consists
of the Floodway and the Floodway Fringe.  The 100-year Floodplain is mapped by the Federal
Emergency Management Agency (FEMA) on Flood Insurance Rate Maps (FIRMs) and is the area
subject to Base Flood regulations.  See Base Flood and 100-year Flood.See “Floodplain, 100-year”
in Section 1.6.40. 

Floodway (Regulatory Floodway) - See “Floodway (Regulatory Floodway)” in Section 1.6.40.

Floodway, 0.2-ft. - As shown below in Figure 1.6-16 - Floodplain Cross Section, river channel or
other Watercourse and the adjacent land areas that must be reserved in order to discharge the
Base Flood (100-year Flood) without cumulatively increasing the water surface elevation more than
0.2 ft.See “Floodway (Regulatory Floodway)” in Section 1.6.40. 

Floodway, 1.0-ft. - As shown below in Figure 1.6-16 - Floodplain Cross Section, river channel or
other Watercourse and the adjacent land areas that must be reserved in order to discharge the
Base Flood (100-year Flood) without cumulatively increasing the water surface elevation more than
1.0 ft.See “Floodway (Regulatory Floodway)” in Section 1.6.40.

Figure 1.6-16 - Floodplain Cross Section
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Floodway Fringe - As shown in Figure 1.6-16 - Floodplain Cross Section, the area of the 100-year
Floodplain lying outside of the Floodway.  Context is the 0.2-ft. Floodway, unless specifically
identified as the 1.0-ft. Floodway.  See Floodway, 0.2-ft. and Floodway, 1.0-ft.See “Floodway
Fringe” in Section 1.6.40.

Floor Area Ratio (FAR) - Gross floor area of all buildings on a lot or development site divided by
the net area of a lot or development site on which the buildings are located.  See Area, Net.  In
cases where outdoor areas are directly related to the subject land use(s) (e.g., outdoor storage
areas; planting areas for nurseries, tree farms, and agricultural businesses;  portions of parking lots
used for storage and circulation of moving vans associated with moving businesses; etc.), these
outdoor areas may be included in the Floor Area Ratio square footage calculation. However, unless
specified otherwise, in no case shall standard parking and circulation areas, landscaping, etc., be
included in the Floor Area Ratio square footage calculation.

Flow-through Design - Typically a structure that does not hinder or obstruct the movement of or
displace surface floodwater. See “Flow-through Design” in Section 1.6.40. 

Formerly Constrained Areas - Areas that contain areas that would be protected through the
Development Constraints in Chapters 4.5, 4.11, 4.12, or 4.13, or 4.14, but can be developed by
applying the MADA provisions in Chapter 4.11.  Formerly Constrained Areas can be developed,
and the constraining factors such as significant vegetation may be removed or reduced to
accommodate the development. However, for MADA development in Floodway Fringe Areas, there
are default standards required and they are the Partial Protection Floodplain Provisions.  See
Section 4.5.20.03 and Development Constraints - Former. 

Frontage - Portion of a development site that abuts a public or private street.

Full-line Department Store - Store that provides a depth and variety of general merchandise,
apparel, furniture, appliances, and home furnishings.

General Development Decision - Development decision that requires some discretion in applying
the criteria and standards of this Code.  Requires review and approval by staff without a public
hearing; public notice prior to the staff decision; and the mailing of a Notice of Disposition to
persons who responded in writing to the public notice.  Appeals are made  in accordance with
Chapter 2.19 - Appeals.

Geographic Information System (GIS) - System of hardware, software, and data storage that
allows for the analysis and display of information that has been geographically referenced.  

Grade - (1) Average elevation of the land; (2) the percent of rise or descent of a sloping surface.
Usually described as Finished Grade or Natural Grade, and measured in feet above sea level.
There is a distinction between percent of slope and degree of slope.  For example, a forty-five
degree slope is a 100 percent grade.  See also Slope.
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Grade, Finished - As shown in Figure 1.6-17
- Cut and Fill Cross Section, final elevation of
the ground level after development.

Grade, Natural - As shown in Figure 1.6-17 -
Cut and Fill Cross Section, elevation of the
ground level in its natural state, before
construction, filling, or excavation.

Grading - Stripping, cutting, filling, or
stockpiling of earth or land, including the land in its cut or filled condition, to create new grades. 

Green Area - Includes a site’s landscaping, private preservation areas, and/or pedestrian
amenities such as sidewalks, plazas, multi-use paths, unenclosed patios, and decks.  Does not
include areas covered by buildings, covered structures enclosed on one or more sides, parking
areas, or vehicle circulation areas. 

Habitable Floor - Floor usable for living purposes, which includes working, sleeping, eating,
cooking, or recreation, or a combination of these. 

Health Hazard Annexation - Land use process that addresses health hazard situations and
evaluates whether a property meets the criteria for incorporation into the City limits.  Procedures
for this type of land use application are outlined in Section 1.2.110.03 - Special Development and
Chapter 2.6 - Annexations.

Hearing Authority - City Council or an agency or officer of the Council designated by this Code
to conduct public hearings regarding applications for development. 

Height of Buildings - Vertical distance above a reference datum measured to the highest point
of any non-gabled roof, or to the average height of the highest gable of a pitched or hipped roof.
The height of a stepped or terraced building is the maximum height of any segment of the building.
The reference datum shall be selected by either of the following, whichever yields a greater height
of building:

a. As shown in Figure 1.6-18 - Method 1
below, elevation of the highest
adjoining sidewalk or ground surface
within a five-ft. horizontal distance of
the exterior wall of the building when
such sidewalk or ground surface is not
more than 10 ft. above lowest grade. 

b. As shown in Figure 1.6-19 - Method 2
below, elevation 10 ft. higher than the
lowest grade when the sidewalk or
ground surface described in "a", is
more than 10 ft. above lowest grade.

The height of a stepped or terraced building is the maximum height of any segment of the building.

Figure 1.6-17 - Cut and Fill Cross Section
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Figure 1.6-19 - Method 2Figure 1.6-18 - Method 1

Highest Adjacent Grade - See “Highest Adjacent Grade” in Section 1.6.40.

Historic Integrity - Integrity of setting, location, materials or workmanship which is determined to
be historic by fulfilling at least two of the following criteria:

a. The historic resource is in its original location or is in the location in which it made a
historical contribution;

b. The historic resource remains essentially as originally constructed;

c. Sufficient original workmanship and material remain to show the construction technique and
stylistic character of a given Period of Significance;

d. The immediate setting of the historic resource retains land uses, or landscaping and
relationship with associated structures, consistent with the Period of Significance;

e. The historic resource contributes to the architectural continuity of the street or
neighborhood;

f. The site is likely to contain artifacts related to prehistory or early history of the community;
or

g. The historic resource is now one of few remaining prime examples of an architectural style
or design, or a type of construction that was once common.

Historic Preservation Permit (HRC-level) - Land use process for review of changes to
Designated Historic Resources.  The changes address Alteration or New Construction, Demolition,
and Moving activities not covered by Director-level Historic Preservation Permits, and not covered
in Section 2.9.70 - Exemptions from Historic Preservation Permit Requirements.  Specific
procedures and discretionary review criteria for this type of permit are listed in Sections 2.9.60.c,
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2.9.90, 2.9.100, 2.9.110, and 2.9.120.  Procedures for this type of land use application are outlined
in  Section 1.2.110.03 - Special Development and  Chapter 2.9 - Historic Preservation Provisions.

Historic Preservation Permit (Director-level) - Land use process for review of changes to
Designated Historic Resources.  The changes address Alteration or New Construction activities
that are minor in nature, not covered in Section 2.9.70 - Exemptions from Historic Preservation
Permit Requirements, and decided upon by the Director.  Specific procedures and clear and
objective review criteria for this type of permit are listed in sections 2.9.60.c, 2.9.90, and 2.9.100.
Procedures for this type of land use application are outlined in Section 1.2.110.02 - General
Development and  Chapter 2.9 - Historic Preservation Provisions.

Historic Resource - Building, district, object, site, or structure that has a relationship to events or
conditions of the human past, as defined in OAR 660-023-0200(1)(c) and 40 CFR 60.3.  

Historic Significance (or Historically Significant) - Determination made for a resource that is
in and of itself significant or that contributes to historic and cultural resources of the community.
Such a determination is made when the resource is 50 years old or older and when at least one
of the additional criteria listed below applies to it.  Resources that are less than 50 years old may
be considered eligible for historic designation if they are of exceptional importance, based on
National Register of Historic Places Criteria for Evaluation (36 CFR 60).

a. It is associated with events that have made a significant contribution to the broad patterns
of political, economic, cultural, or industrial history of the City, county, state or nation;

b. The resource is fundamentally related to the work, achievements, or life story of a person,
group, organization, or institution that has made a significant contribution to the City, county,
state or nation;

c. It embodies distinctive characteristics of a type, Period of Significance, or method of
construction;

d. It may be a prime example of an architectural style or design, or may represent a type of
construction that was once common and is now one of few remaining examples;

e. It represents the work of a master, i.e., it is a noteworthy example of the work of a
craftsman, builder, architect, or engineer significant in City, County, State, or national
history;

f. It demonstrates high artistic values in its workmanship or materials;

g. It yields or is likely to yield information important in prehistory or history; 

h. It is a visual landmark; or

i. It contributes to the continuity or the historic character of the street, neighborhood, and/or
community, or contributes to the Historic Integrity of the Period of Significance represented.
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Historically Significant Tree - Historically Significant Tree is defined as a tree that meets the
criteria described in “a," “b," or “c," below: 

a. A tree that meets all of the following criteria:

1. The tree is located on a Designated Historic Resource property, is at least 50 years
old, and has been in existence since a time prior to, or during, the Designated
Historic Resource’s Period of Significance;

2. The tree meets the definition of Significant Tree in this Chapter, with the exception
that the minimum eight-inch caliper at four ft. above grade requirement does not
apply to a tree which, due to its species type, is not anticipated to reach a minimum
eight-in. caliper by a 50-year date of maturity; and

3. The tree is consistent with at least one of the statements in “a.3.a” below, in the
opinion of the Director.  The Director’s opinion shall be based on the items in “a.3.b,"
below:

a) Statements - 

1) The tree can be correlated to a Historically Significant event that
contributed to Corvallis’ history;

2) The tree marks the site of a historic event; or
3) The tree is fundamentally related to the work, achievements, or life

story of a person or group, organization, or institution that has made
a significant contribution to the City, County, State or nation.

 b) Information for Use by the Director- 

1) Documentation in Section 2.9.60.c and any additional documentation
provided by the property owner; and

2) Consideration of the criteria referenced in “a.3(a)(3),” above relative
to the Designated Historic Resource’s Period of Significance.

b. A tree that is either:

1. Identified as a Designated Historic Resource on an individual basis; or

2. In or adjacent to a National Register of Historic Places Historic District, within a
private street right-of-way or a public right-of-way, and which meets both criteria “a.1"
and “a.2" above, relative to the District.

c. Individually identified as Historically Significant in an official historic inventory for a
Designated Historic Resource or an approved National Register of Historic Places
nomination;

Historic Structure - See Section 1.6.40.
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Home Business - Lawful commercial activity commonly conducted within a dwelling by members
of the family occupying the dwelling, with up to one additional employee not to exceed 40 hours
per week. The residential character of the dwelling shall be maintained and the activity conducted
in such a manner as not to give an outward appearance nor manifest any characteristic of a
business in the ordinary meaning of the term. The activity also does not infringe upon the right of
neighboring residents to enjoy the peaceful occupancy of their homes. Garage sales are
considered to be home businesses. Bed and Breakfast businesses that rent up to two bedrooms
within owner-occupied dwellings are also considered to be Home Businesses. To be considered
a Home Business, the Use must comply with all of the following:

a. No display shall indicate from the exterior that the building is being used in whole or in part
for any purpose other than a dwelling, except that signage consistent with Section 4.7.90.01
of Chapter 4.7 - Sign Regulations is allowed. Garage sales are exempt from this provision.

b. No outside storage of merchandise or materials. Garage sales are exempt from this
provision.

c. The amount of commercial activity is less intensive than activities permitted in a commercial
zone. 

d. The use will not cause excessive or unusual traffic in the vicinity because of deliveries,
pick-ups, parking, sales, or other activities.

e. Noise, smoke, or odors do not exceed those created by normal residential use.

f. Each garage sale is limited in duration to two consecutive days. No more than six garage
sales in one calendar year may be conducted at a residence. 

Home Occupation - See Home Business. 

Homeowners’ Association - Private, incorporated, nonprofit organization operating under
recorded land agreements through which each lot owner of a Planned Development or other
described land area is automatically subject to a charge for a proportionate share of the expenses
for the organization's activities, such as maintaining a common property. Homeowners’
associations are authorized by ORS Chapter 94, as amended, and are not City government
organizations. 

Household - Domestic establishment including a member or members of a family and/or others
living under the same roof.

Housing Types - Residential Housing Types consisting of the following:

a. Single Detached # 1,200 sq. ft. - Same as Building Type Single Detached, but containing
a total footage less than or equal to 1,200 sq. ft.

b. Single Detached , 1,200 sq. ft. - Same as Building Type Single Detached, but containing
a total footage greater than 1,200 sq. ft.
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c. Single Detached (Zero Lot Line) # 1,200 sq. ft. - Same as Building Type Single Detached
(Zero Lot Line), but containing a total footage less than or equal to 1,200 sq. ft.

d. Single Detached (Zero Lot Line) , 1,200 sq. ft. - Same as Building Type Single Detached
(Zero Lot Line), but containing a total footage greater than 1,200 sq. ft.

e. Accessory Dwelling Unit - Same as Building Type Accessory Dwelling Unit.

f. Single Attached (Two units) - Same as Building Type Single Attached (Zero Lot Line).

g. Duplex - Same as Building Type Duplex.

h. Attached (Three - Five Units) - Same as Building Type Attached, but containing three to
five dwelling units.  Can include such housing types as townhouses, rowhouses, flats, and
condominiums.

i. Attached ( , five units) - Same as Building Type Attached, but containing greater than five
dwelling units. Can include such housing types as townhouses, rowhouses, flats, and
condominiums.

j. Triplex - Same as Building Type Multi-dwelling, but containing three dwelling units.

k. Fourplex - Same as Building Type Multi-dwelling, but containing four dwelling units.

l. Apartment Buildings - Same as Building Type Multi-dwelling, but containing greater than
four dwelling units.

Human Occupancy - Consistent with the definition for Habitable Space (Room) from Section 209-
H of the 1998 Oregon Structural Specialty Code.  Refers to space in a structure for living, sleeping,
eating, or cooking.  Does not include bathrooms, toilet compartments, closets, halls, storage and
utility spaces, and similar areas.

Human Scale - Synonym of pedestrian scale, Human Scale is an informal and relative standard.
It suggests that the relationship between a person and the environment, whether natural or human-
made, is comfortable, intimate, and contributes to the person’s sense of accessibility.  Additionally,
Human Scale refers to the proportional relationship of a particular building, structure, or streetscape
element to the human form and function. 

Hydrodynamic Load - Force of water in motion. See “Hydrodynamic Load” in Section 1.6.40. 

Hydrostatic Load - Force of water at rest. See “Hydrostatic Load” in Section 1.6.40.

Impact - Consequences of a course of action; the effect of a goal, guideline, plan, or decision.

Improvement Plan - Maps or drawings showing the layout of improvements to be installed as a
condition of approval for development.
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Infill - Developing vacant and partially vacant land within a built environment.  To be considered
infill, such land shall be less than 0.5 acres in size for residentially designated lands or less than
1.0 acre in size for lands designated otherwise.

In-kind Repair or Replacement - Repair or replacement of existing materials or features that
match the old in design, color, texture, materials, dimensions, shape, and other visual qualities.
This includes replacement of roofing, doors, windows, siding, and other structural elements,
provided the replacements match the old in the manners described herein.  Repair or replacement
of windows or doors containing glass that substitute double-pane glass for single-pane glass is not
considered to be In-kind Repair or Replacement.  Additionally, while the repair or replacement of
deteriorated materials In-kind is allowed, it is recommended that repair be considered by the
property owner prior to replacement.

Intermittent Stream - See Stream, Intermittent.

Irrigation System - Manual or mechanically controlled method of supplying water to an area that
needs it.

Jurisdictional Wetlands - See Wetlands, Jurisdictional.

Key Areas of Exchange  - Locations within a watershed where ground water recharge from
surface water occurs (e. g., permeable depressions) or where streams are fed by ground water
(e.g., springs).

Kitchen -    Any room used, intended, or designed for preparation of food and storage of food,
including any room with a sink and either a 3/4-in. gas opening or provision for a range or stove.

Land Area, Net - See Area, Net. 

Land Development Code Text Amendment - Amendment to the text of this Code.  Procedures
for this type of land use application are outlined in Section 1.2.80.

Land Division - Land divided to create legally separate areas in one of the following ways:
 
a. Partition - Division of land that creates three or fewer parcels within a calendar year when

such parcels exist as a unit or contiguous units of land under single ownership at the
beginning of the year. Procedures for this type of land use application are outlined in
Section 1.2.110.02 - General Development and  Chapter 2.14 - Partitions, Minor Replats,
and Lot Line Adjustments.  

A Partition does not include division of land resulting from any of the following: 

1. Establishment or modification of a tax lot by the County Assessor;
  

2. A lien foreclosure, foreclosure of a recorded contract for the sale of real property, or
creation of cemetery lots;
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3. An adjustment of a property line where an additional unit of land is not created and
where the existing unit of land reduced in size by the adjustment complies with any
applicable zone criteria established by this Code; or

4. Sale or grant by a person to a public agency or public body for state highway, county
road, City street, or other right-of-way purposes provided that such road or right-of-
way complies with the applicable Comprehensive Plan policies and ORS 215.213
(2)(q)-(s) and 215.283 (2)(p)-®, as amended.  See Lot Line Adjustment.

b. Subdivision - Division of land that creates four or more lots within a calendar year when
such lots exist as a unit or contiguous units of land under a single ownership at the
beginning of such year. A Subdivision does not include division of land resulting from any
of the activities in “a,” above.  Procedures for this type of land use application are outlined
in  Section 1.2.110.02 - General Development, Section 1.2.110.03 - Special Development,
and  Chapter 2.4 - Subdivisions and Major Replats. 

Land, Intensity of - Relative measure of development impact as defined by characteristics such
as the number of dwelling units per acre, amount of traffic generated, and amount of site coverage.

Land, Parcel of - Unit of land with established boundaries or a unit of land created by a Partition.
See Lot for a unit of land created by a Subdivision.

Large Wood (as found in streams) - In the analysis of the local streams of Corvallis that was
done for the Endangered Species Act Salmon Listing Response Plan, Large Wood was identified
as 10 centimeters (four inches) in diameter and three meters (10 feet) long.

Lateral Addition - See “Lateral Addition” in Section 1.6.40.

Legal Nonconforming Development - Lawful existing structure or use that does not conform to
current requirements of this Code, but which existed before this Code or any amendment to it
became effective. 

Legislative Decision - Formulation of policy characteristic of the actions by a city council. Ex parte
contact requirements are not applicable to legislative hearings. In general, personal notice to
citizens of proposed changes is not required, although this Code specifies that in some cases,
notice shall be mailed to property owners if a decision will change the land use designation.  In
general, the burden of being informed rests on the citizen.  See also Limited Land Use Decision
and Quasi-judicial Decision.

Letter of Map Change (LOMC) - See “Letter of Map Change (LOMC) in Section 1.6.40. 
 
Limited Land Use Decision - Land use decision made by City staff through an administrative
process and that qualifies as a Limited Land Use Decision under ORS 197.195, as amended.
Limited land use decisions are among the types of decisions that are reviewed through the process
set out in Chapter 1.2 - Legal Framework as General Developments.

Local Register - See Corvallis Register of Historic Landmarks and Districts.
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Local Wetlands Inventory (LWI) - See Wetlands, Local Wetlands Inventory.

Locally Protected Locally Significant Wetlands (LPLSW) - See Wetlands, Locally Protected
Locally Significant Wetlands (LPLSW) .

Locally Significant Wetlands - See Wetlands, Locally Significant (LSW).

Lot - Unit of land created by a Subdivision of land and intended as a unit for the purpose, whether
immediate or future, of transfer of ownership and/or for development.

Lot Area - Total horizontal area within the lot lines of a lot.

Lot, Corner - Lot situated at the intersection of two streets, the interior angle of such intersection
not exceeding 135 degrees.

Lot Coverage  - Unless otherwise noted in a development zone, portion of a development site
covered by building footprints, structures enclosed on one or more sides, parking areas, and
vehicle circulation areas (including all gravel and paved surface areas). 

Lot Depth - Distance from the midpoint of the front lot line to the midpoint of the rear lot line.

Lot Development Option - Land use process that applies only to individual lots and provides a
means to vary the development standards normally applied in a particular zone.  Procedures for
this type of land use application are outlined in Section 1.2.110.02 - General Development and
Chapter 2.12 - Lot Development Option.

Lot, Interior - Lot with frontage on only one street.

Lot Line - Property line bounding a lot.

Lot Line Adjustment - Land use process that shifts the location(s) of lot line(s) but does not create
or eliminate a unit of land, and where any reduced lots comply with the applicable zoning
regulations.  Procedures for this type of land use application are outlined in  Section 1.2.110.02 -
General Development,  Chapter 2.14 - Partitions, Minor Replats, and Lot Line Adjustments, and
Section 2.14.60.

Lot Line, Front -  In the case of an interior lot, a property line that abuts the public street or private
street within a separate tract.  In the case of a corner lot, or a lot where vehicular access is
provided off an alley and there is no frontage on a public or private street, the front lot line is based
on the structure’s orientation and at least two of the following factors:  

a. Location of the front door;

b. Location of the driveway (when accessed off a public or private street); or

c. Legal street address. 
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Figure 1.6-20 - Rear Lot Line

For the purposes of remodeling, rebuilding, constructing additions or accessory structures, etc.,
a corner lot’s front lot line that was determined at the time of original construction of structure(s)
on the lot may be considered valid.

Lot Line, Side - Lot boundary other than a front or rear lot line.  

Lot Line, Rear - As shown below in Figure 1.6-20 - Rear Lot Line, lot line or lines most distant from
and generally opposite the front lot line.  In the case of an interior triangular lot or a lot with more
than four sides, however, the rear lot line is a straight line 10 feet in length that:  

a. Runs parallel to the front lot line or its chord; and  

b. Intersects the other lot lines at points most distant from the front lot line. 

Lot of Record - Lot or parcel created through applicable Land Division regulations before adoption
of this Code.

Lot, Reversed Corner - Corner lot with a rear lot line bordering the side yard of another lot,
whether or not separated by an alley.

Lot, Tax - Parcel of real property shown on the County Assessor's map and identified by a tax lot
number.  A Tax Lot is not necessarily a Lot of Record.

Lot, Through - See Through Lot.

Lot Width - Horizontal distance between the midpoints of side lot lines.

Lowest Floor - Lowest floor of the lowest enclosed area in a building, including a basement.
See “Lowest Floor” in Section 1.6.40. 

Maintain - Support, keep, and continue in an existing state or condition without decline.

Manufactured Dwelling Facility - See definition under Building Types.
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Manufactured Dwelling - A structure, transportable in one or more sections, built on a permanent
chassis and designed to be used with or without a permanent foundation when connected to the
required utilities. The term Manufactured Dwelling does not include a Recreational Vehicle.Dwelling
constructed to U.S. Department of Housing and Urban Development (HUD) standards since June
15, 1976, but not to State Building Code standards. 

Manufactured Dwelling Space - Portion of a Manufactured Dwelling Facility designated for
occupancy of a Manufactured Dwelling or Mobile Home.  Includes space for accessory structures
and outdoor living areas, but excludes common areas such as roadways, guest parking, etc.  See
Manufactured Dwelling Facility under Building Types.

Manufactured Dwelling Stand - Portion of a Manufactured Dwelling space reserved solely for
the location of a Manufactured Dwelling or mobile home structure.  See Manufactured Dwelling
Space.

Map Refinements - Adjustments made through professional analyses to refine the actual
boundaries of some Natural Resources and Natural Hazards.  Map Refinements must be made
in accordance with this Code’s provisions in Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions, and are specifically allowed
to determine the location and extent of:  the 0.2-ft. Floodway; the 1.0-ft. Floodway; the Floodway
Fringe (in accordance with FEMA regulations); the Top-of-bank of streams and rivers; Riparian
Corridors (once Top-of-bank is accurately determined); and Wetlands (through delineations
approved by the Oregon Department of State Lands).

Mean Sea Level - See “Mean Sea Level” in Section 1.6.40. 

Minimum Assured Development Area (MADA) - Minimum area on a development site that is
permitted to be disturbed for development, regardless of the Natural Resources or Natural Hazards
Overlay designation(s) on the site.  The methodologies for determining the MADA are listed in
Chapter 4.11 - Minimum Assured Development Area (MADA).

Ministerial Decision - Nondiscretionary decision made at a City staff level using the criteria and
standards of this Code.

Mitigation - Methods used to alleviate or lessen the impact of development and/or to increase or
improve Natural Resource functions within Natural Resource areas.

Mobile Home - Dwelling constructed for movement on public highways and constructed prior to
adoption of June 15, 1976 U.S. Housing and Urban Development (HUD) standards, but meeting
the requirements of Oregon's mobile home laws in effect at the time of original construction.

Mobile Home Park - See Manufactured Dwelling Facility under Building Types. 
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Modillion - As shown in Figure 1.6-21- Modillion, horizontal bracket
or console, usually in the form of a scroll with acanthus, supporting the
corona under a Cornice.  Found in Corinthian, Composite, and, less
frequently, Roman Iconic orders.4

Modular Structure - Structure built off-site, but placed on a
permanent foundation.  Meets State Building Code standards.

Mullion - As shown in Figure 1.6-22.a - Mullion, vertical member
separating (and often supporting) windows, doors, or panels set in
series.5 

Muntin, Window - A secondary framing member to hold panes within a
window, window wall or glazed door, as shown in Figure 1.6-22.b.6  

National Geodetic Vertical Datum - Elevation
reference mark used in determining a flood boundary and floodway maps,
formerly referred to as Mean Sea Level.

National Register of Historic Places (National Register) - Nation's official list
of significant historic resources worthy of preservation, as authorized by the
National Historic Preservation Act of 1966, as amended.  The National Register
of Historic Places is administered by the National Park Service, U.S. Department
of the Interior.  Historic resources may be added to the National Register of
Historic Places on an individual basis and/or as part of a Historic District.  Under
state law, National Register of Historic Places historic resources are defined as
historic resources of statewide significance.  All National Register of Historic
Places historic resources are defined as Designated Historic

      Resources in this Code.

National Register of Historic Places Historic District Classifications - Historic resources in an
approved National Register of Historic Places Historic District are classified as

Figure 1.6-21 - Modillion

Figure 1.6-22.a -
Mullion

Figure 1.6-22.b
Muntin
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Historic/Contributing, Historic/Noncontributing, or Nonhistoric/Noncontributing.  The components
of these classifications are defined as follows:

a. Historic - At least 50 years old at the time of designation and called out as
Historic in the Historic District Nomination.

b. Nonhistoric - Not yet 50 years old at the time of designation or called out as
Nonhistoric in the Historic District Nomination.

c. Contributing - A resource in a National Register of Historic Places Historic District
which, at the time of designation, retained a sufficient amount of
Historic Integrity relevant to the Period of Significance to convey its
historic appearance and Historic Significance.

d. Noncontributing - A resource in a National Register of Historic Places Historic District
which, at the time of designation, lacks Historic Integrity relevant to the
Period of Significance, and/or which is not historic.

The City shall refer to the final approved National Register of Historic Places Historic District
nomination forms to determine the appropriate classification that applies.  In some cases, more
than one classification may apply to a property; for example, a primary structure on a site, such as
a Single-family detached home, may be classified as Historic/Contributing, while an accessory
structure, such as a detached garage, may be classified as Nonhistoric/Noncontributing.

Vacant lots or parking lots shall be evaluated per the requirements for Nonhistoric/Noncontributing
resources contained in this Code.  Any reclassifications for these or any other Designated Historic
Resources listed in a National Register of Historic Places Historic District shall be accomplished
per state and federal requirements.

Natural Features Map Overlays - Comprehensive Plan and Zoning overlay designations for
Natural Hazard areas and Natural Resource areas.  Natural Features Map Overlays are
designated on the Comprehensive Plan Map and the Official Zoning Map.  The natural features
are further identified on the Official Zoning Map’s sub-maps entitled the Natural Hazards Map, the
Significant Vegetation Map, and the Riparian Corridors and Wetlands Map.

Natural Hazards - Hazards regulated by Chapter 2.11 - Floodplain Development Permit, Chapter
4.5 - FloodplainNatural Hazard and Hillside Development Provisions,. and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions.

Natural Resources - Resources regulated by 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 Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; as well as Significant Trees and Significant Shrubs, regulated by Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting .
  
Natural Swale - Naturally-occurring linear depression that carries surface water only after rainfall.
It also transports sub-surface water either seasonally or throughout the year.

EXHIBIT B - 59 OF 

ORDINANCE 2011-01



1.6 - 36 ORDINANCE 2011-01 - APRIL 18, 2011

Net Aggregate Natural Features Area - As shown in Figure 1.6-23, the area containing protected
Natural Hazards, plus the area containing protected Natural Resources, minus the overlap area
containing both Natural Hazards and Natural Resources so that areas are not double-counted.

New Construction - See “New Construction” in Section 1.6.40. 

Nonconforming Development - See Legal Nonconforming Development.  Also pertains to an
unlawful existing structure or use that does not conform to the requirements of this Code or any
of its predecessors. 

Nonhistoric - For historic resources not already specifically classified as part of a National
Register of Historic Places Historic District (classifications for said District include
Historic/Contributing, Historic/Noncontributing, and Nonhistoric/Noncontributing), the term
Nonhistoric means resources that are less than 50 years old.

Non-native, Invasive, and/or Noxious Vegetation - Vegetation identified in the Oregon
Department of Agriculture’s Oregon Weed Policy and Classification System (Appendix 1), including
weeds designated as “A,” “B,” and/or “T.”

North American Vertical Datum of 1988 - The North American Vertical Datum of 1988 (NAVD
88) is the vertical control datum established in 1991 by the minimum-constraint adjustment of
Canadian-Mexican-U.S. leveling observations.

North Campus Area - As shown in Figure 1.6-24, area generally located north of Monroe Avenue,
south of Fillmore Avenue, east of Arnold Avenue, west of Eighth Street, and as particularly
described in City Ordinance 92-28.

Figure 1.6-23 - Net Aggregate Natural Features Area
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Figure 1.6-24 - North Campus Area

Notice of Disposition - Written communication that specifies the action of a Hearing Authority or
Director concerning a development proposal.

NPDES – Refers to the National Pollution Discharge Elimination System, which is the permitting
system established by the Environmental Protection Agency to administer the Federal Clean Water
Act.

Nuisance - That which interferes with the enjoyment and use of property and is annoying,
unpleasant, and/or obnoxious.

Office - Place designated for the Civic and Commercial Use Types of Administrative Services;
Business Support Services; Financial, Insurance and Real Estate Services; Medical Services; and
Professional and Research Services.  See Chapter 3.0 - Use Classifications for definitions of these
Use Types.

Open Space - Undeveloped or predominately undeveloped land, including waterways, in and
around an urban area.  Open Space lands are reserved for general community use, and include
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parks, preserves, general drainageway corridors, and other areas permanently precluded from
development.

Order - Final disposition of a case which can be affirmative, negative, injunctive, or declaratory in
form.  Includes grant, conditional grant, or denial of an application for development.

Outdoor Space, Common - Areas intended for common outdoor active or passive recreational
use.  Normally includes swimming pools, recreation courts, patios, open landscaped areas,
preserved natural areas, and/or greenbelts with pedestrian, equestrian, and/or bicycle trails, etc.
Does not include off-street parking, loading areas, or driveways.  Can be privately owned and
maintained, or dedicated to the City.

Outdoor Space, Private - Areas intended for private outdoor active or passive recreational use
by residents of an individual dwelling unit.  Normally includes patios and landscaped areas.  Does
not include off-street parking, loading areas, or driveways. 

Overlay - Overlay on a development zone created by ordinance in recognition of a property’s or
area’s unique characteristics, such as Historic Resources, Natural Resources, Natural Hazards,
or Willamette River Greenway; or an overlay created by ordinance to signify that a Planned
Development exists or is needed. An overlay is applied over the top of a property’s main zone.  For
example, a Planned Development applied to all or a portion of a Low Density Residential (RS-6)
property would result in a PD (RS-6) Overlay .  See Natural Features Map Overlays.

Parcel - Unit of land created from a Partition and intended for immediate or future transfer of
ownership and/or development. See also Land, Parcel of and Lot.

Partition - See Land Division.

Patio - Inner courtyard or a space for dining or recreation, adjacent to a dwelling, that has a
permanent hard surface for a floor (not gravel). 

Pedestrian-friendly - Built environment or development pattern that provides direct and
convenient access for handicapped persons and persons on foot (pedestrians) within a
development and from a development to adjacent public transportation facilities, Such as
sidewalks, bus routes, and bus shelters.  A pedestrian-friendly environment also provides
amenities such as window space for visual relief along sidewalks (rather than parking areas),
doorways adjacent to public sidewalks for ease of access, awnings and other weather protection,
benches, plazas, etc.,  which help to make walking an efficient and desirable method of
transportation.

Perennial Stream - See Stream, Perennial.

Periodic Review - Process between the state, local governments, and others, requiring local
governments to update their Comprehensive Plans and land use regulations to carry out State and
local goals and objectives.  Required every four to 10 years.
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Period of Significance - Period of Significance is the length of time when a property was
associated with important events, activities, or persons, or attained the characteristics which qualify
it for National Register of Historic Places listing and/or Local Register listing.  Period of Significance
usually begins with the date when significant activities or events began giving the property its
Historic Significance; this is often a date of construction.  Period of Significance usually ends with
the date when the significant activities or events stopped giving the property its Historic
Significance.  For prehistoric properties, the Period of Significance is the broad span of time about
which the site or district is likely to provide information; it is often the period associated with a
particular cultural group.

Permeability – Ability of the soil to absorb water.

Permitted Outright -  Development activity not subject to discretionary review.  An example is a
detached Single-family residence in an RS-3.5 Zone. 

Person - Individual, corporation, governmental agency, business trust, estate, personal trust,
partnership, association, two or more people having a joint or common interest, or any other legal
entity.

Plan Compatibility Review - Land use process that provides an additional review of certain uses
to ensure that the intensity and characteristics of the uses are compatible with particular sites and
nearby land uses.  Procedures for this type of land use application are outlined in Section
1.2.110.02 - General Development and Chapter 2.13 - Plan Compatibility Review. 

Planned Development - See Conceptual Development Plan and Detailed Development Plan.  
Planned Development Modification (Major) - Land use process that provides an opportunity to
allow flexibility with regard to site planning and architectural design for previously approved
Conceptual or Detailed Development Plans.  Such flexibility is in excess of the thresholds that
define a Minor Planned Development Modification and provides benefits within the development
site that compensate for requested variations from the approved Conceptual or Detailed
Development Plan such that the intent of the original approval is still met.  Procedures for this type
of land use application are outlined in Section 1.2.110.03 - Special Development and  Section
2.5.60 - Planned Development Modification.

Planned Development Modification (Minor) - Land use process that provides an opportunity to
allow a limited amount of flexibility with regard to site planning and architectural design for
previously approved Conceptual or Detailed Development Plans; and provides benefits within the
development site that compensate for requested variations from the approved Conceptual or
Detailed Development Plan such that the intent of the original approval is still met.  Procedures for
this type of land use application are outlined in Section 1.2.110.02 - General Development and
Section 2.5.60 - Planned Development Modification.

Planned Development Overlay - One of two types of overlays.  One type is a zoning overlay that
exists for the life of an active Conceptual or Detailed Development Plan.  Procedures for this first
type of Planned Development land use application are outlined in  Section 1.2.110.03 - Special
Development and  Chapter 2.5 - Planned Development.  The other type is a zoning overlay
established without an associated Conceptual or Detailed Development Plan.  Procedures for this
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second type of Planned Development Overlay land use application are outlined in  Section
1.2.110.03 - Special Development and  Chapter 3.32 - PD (Planned Development) Zoning Overlay.

Plat - See Final Plat.

Plat, Partition - See Final Plat, Partition.

Plat, Subdivision - See Final Plat, Subdivision.

Policy – Decision-making guideline for actions to be taken in achieving goals and the community’s
vision.

Practicable - Capable of being effected; feasible.

Pre-existing Condition – Phrase used in the Stormwater Master Plan (SWMP) as a reference to
the land characteristics and habitat condition prior to man-made modifications.

Preservation Treatment (as applied to Designated Historic Resources) - As used in this Code,
preservation treatment means activities that stabilize and maintain properties at a high level of
Historic Integrity.  When repair of a feature is no longer possible, preservation includes actions
such as In-kind Repair and Replacement and often allows review through a Ministerial process.

Preserve  – To save from change or loss and reserve for a special purpose.  The most strict non-
degradation standard.

Pretreatment – Treatment of urban runoff prior to discharging into a public water body.

Primary Source Material - Pertains to Designated Historic Resources.  Primary source material
includes historic photographs, design drawings or blueprints, or other information directly
associated with a specific historic resource. 

Primary Use - Main, principal, or predominant use.

Principal Use - See Primary Use.

Properly Functioning Condition (PFC) – National Marine Fisheries Service defines PFC as the
sustained presence of natural habitat-forming processes that are necessary for the long-term
survival of a species through the full range of environmental conditions.

Protect – To save or shield from loss, destruction, or injury or to save for future intended use. 

Proximate Wetlands - See Wetlands, Proximate.

Quasi-judicial Decision - Similar to a court proceeding in which affected parties are afforded
procedural safeguards.  The quasi-judicial process is characteristic of most meetings of the
Planning Commission and Land Development Hearings Board.  Personal notice must be mailed
to property owners and occupants living within a prescribed distance from the affected area.  Unlike
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legislative cases, the Planning Commissioners or Land Development Hearings Board members
are expected to avoid outside discussion of the business at hand and must declare ex parte
contacts. See also Legislative Decision.

Recreational Vehicle - A vehicle that is which includes all the following characteristics:
• Bbuilt on a single chassis;

• 400 sq. ft. or less when measured at the largest horizontal projection;

• Ddesigned to be self-propelled or permanently towed towable by a light duty truck; and 

• Ddesigned primarily not for use as a permanent dwelling but as temporary living quarters
for recreational, camping, travel, or seasonal use as opposed to a permanent dwelling.

Redevelopment – Restoring or replacing existing buildings.  See also Infill.

Rehabilitation Treatment (as applied to Designated Historic Resources) - As used in this Code,
Rehabilitation Treatment includes activities that modify properties.  Though removal of Historically
Significant features is discouraged, replacement with new materials and even new additions may
be allowed, if they are compatible with the property’s historic materials, features, size, scale and
proportion, and massing to protect the Historic Integrity of the property and its environment.
Approval generally requires quasi-judicial review by the Historic Resources Commission.

Replat (Major) - Land use process that is used when parcels within a recorded Subdivision are
reconfigured such that four or more parcels are created or deleted in a calendar year.  Procedures
for this type of land use application are outlined in Section 1.2.110.03 - Special Development,
Chapter 2.4 - Subdivisions and Major Replats, and Section 2.4.50 - Major Replat.

Replat (Minor) - Land use process that is used when parcels within a recorded Subdivision or
Partition are reconfigured such that three or fewer parcels are created or deleted in a calendar
year.  Procedures for this type of land use application are outlined in Section 1.2.110.02 - General
Development, Chapter 2.14 - Partitions, Minor Replats, and Lot Line Adjustments, and Section
2.14.50.

Reserve Strip - Strip of land dedicated to the City and reserved for use as part of a future public
street or facility. 

Residential Care - Services such as supervision; protection; assistance while bathing, dressing,
grooming, or eating; management of money; transportation; recreation; and the provision of room
and board.

Residential Care Facility - Facility licensed by the state to accommodate more than five and
fewer than 15 mentally or physically handicapped, elderly, or drug- or alcohol-dependent persons.
Does not include resident staff persons engaged in their care.

Restoration – Process of returning an area to a close approximation of a former condition, and
re-establishing functions.
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Reversible - Pertains to Designated Historic Resources.  Refers to modifications that do not
substantially change, obscure, damage, or destroy character-defining materials, features, or
finishes.  Intent is that the modification could be removed and any impacted character-defining
materials, features, or finishes could then be restored.

Right-of-Way - Public travel route dedicated for vehicular, bicycle, or pedestrian use.  Can and
often does contain public and franchise utilities. 

Riparian Area or Riparian Corridor - Land adjacent to a water body that directly affects or is
affected by the aquatic environment.  This includes Streams, rivers, and lakes and their side
channels, Floodplains, and Wetlands, and portions of adjacent slopes that shade the channel or
provide streamside habitat.  The area of transition from an aquatic ecosystem to a terrestrial
system.

Riparian Assessment Area - Bounded area inventoried for the Riparian Assessment portion of
the Natural Features Inventory.

Riparian Corridor - See Riparian Area.

Riparian Management Zone  - Area within the Willamette River Greenway, extending from the
edge of the waterway to either the Top-of-bank or to the 10-year Floodplain, whichever is greater.

Riparian Corridors, Regulated - Riparian and associated upland areas regulated by Chapter 4.13
- Riparian Corridor and Wetland Provisions to protect Riparian Areas and water resources.
Regulated Riparian Corridors are clearly defined on the Comprehensive Plan Map, Official Zoning
Map, and Riparian Corridors and Wetlands Map.  Regulated Riparian Corridors have been
identified for both Intermittent and Perennial Streams and widths are measured from Top-of-bank
and based on areas drained.  See Top-of-bank and Upland Natural Resources.

Riparian Function - A characteristic action or role provided by riparian areas, such as water
quality, flood management, thermal regulation, and wildlife habitat.  

Riparian Vegetation - For the purposes of these regulations, vegetation
located within the Regulated Riparian Corridor.

Sash, Window - Any framework of a window; may be movable or fixed; may
slide in a vertical plane (such as a double-hung window) or may be pivoted
(such as a casement window). For the purposes of this definition, a window

Figure 1.6-24.b -
Sash
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Figure 1.6-25 - Sign Area

sash also includes the top and bottom rails and stiles as shown in Figure 1.6-24.b.7

Secondary Source Material - Pertains to Designated Historic Resources.  Secondary Source
Material includes information such as photos, design drawings, or other information depicting
structures or appurtenances similar to and/or from the same Period of Significance as the
Designated Historic Resource for which a Historic Preservation Permit is being requested.

Setback - Minimum allowable horizontal distance from a property line (unless otherwise noted) to
the nearest vertical wall of a building or structure, fence, or other element as defined by this Code.

Shall – Expressing what is mandatory.

Shallow Flooding, Area of - See “Area of Shallow Flooding” in Section 1.6.40.

Should – Expressing what is desired, but not mandatory.

Sign -  Device or medium affixed to property (including the device or medium’s structure, lighting,
materials, and component parts) which by reason of its form, color, wording, symbol, design, and
illumination, visually communicates, identifies, advertises, informs, announces, or attracts attention
to the subject thereof.

Sign, Area -  As shown in Figure 1.6-25  - Sign Area, square footage of a sign face within a single
continuous rectilinear perimeter that encloses the extreme limits of a sign.  Excludes the pole or
base of free-standing signs.  Where a sign is more than one ft. thick, has more than two faces, or
is three dimensional, the Sign Area calculation is based on 50 percent of the surface area of the
four vertical faces of the smallest rectangular solid that can be formed around the sign.

The area of a sign on an awning, where the awning projects more than six ft. from the building face
over a walkway to provide weather protection, is determined using the smallest rectangle around
the graphic on the awning. A sign on an awning that projects less than six ft. shall be considered
a three-dimensional sign.
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Figure 1.6-26 - Sign Height

Sign, Attached - Sign attached to the primary building on the subject property.  Includes wall,
projecting, fin, parapet, marquee, and awning signs.

Sign, Blade - Narrow sign extending perpendicular to a building over a sidewalk. 

Sign Clearance - Height measured from the highest grade directly beneath the sign to the bottom
of the sign structure enclosing the sign face.

Sign, Detached - Structurally self-supporting sign not attached to a building, including pole,
ground, and monument signs. 

Sign Frontage, Primary - Length of the property line parallel to and along the street right-of-way
adjacent to a property.  On Through Lots, primary frontage corresponds to the legal street address,
auto entrance, building entrance, or front yard of the property.

Sign Frontage, Secondary - Face of a building oriented toward an on-site parking lot, private
roadway, or public alley.

Sign Height -  As shown in Figure
1.6-26 - Sign Height, height as
measured from the lowest grade
directly beneath the sign to the top of
the sign structure enclosing the sign
face.

Sign, Permanent - Sign permanently
affixed or attached to a building,
structure, or to the ground. 

Sign, Temporary - Sign temporarily
affixed or attached to a building,
structure, or to the ground, and/or
intended to be displayed for a limited
time.

Sign, Variable Message - Sign which
utilizes manual, mechanical, electro-
mechanical, electronic, radio-
frequency, fiberoptic, or other
automated means of changing the sign message or copy at timed intervals.  Includes LED,
incandescent luminaries, electronic message centers, and video display boards.

Sign Variance - Land use process to request a deviation from the provisions of Chapter 4.7 - Sign
Regulations.  Procedures for this type of land use application are outlined in Section 1.2.110.03 -
Special Development and Section 4.7.110.
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Significant – Feature that has been specifically identified as worthy of special recognition or
protection such as a Significant Wetland, etc., or a resource that has been formally identified by
the City through adopted plans and ordinances.

Significant Natural Features - See Natural Hazards and Natural Resources.

Significant Shrub - Excluding Non-native, Invasive, and/or Noxious Vegetation, a Significant
Shrub is a living, standing plant that is either:

a. Required to be preserved through the provisions of Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and/or Chapter 4.13 - Riparian
Corridor and Wetland Provisions, and/or Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; or

b. Over four ft. in height and located outside any area inventoried by the Natural Features
Inventory.

Significant Tree - Excluding Non-native, Invasive, and/or Noxious Vegetation, a Significant Tree
is a living, standing woody plant that is either:

a. Required to be preserved through the provisions of Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and/or Chapter 4.13 - Riparian
Corridor and Wetland Provisions, and/or Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; or 

b. Located outside any area inventoried by the Natural Features Inventory and of a trunk size
that is eight in. or greater in caliper at four ft. above existing grade.

Significant Vegetation - Vegetation identified and assessed in the Natural Features Inventory and
determined to be significant through the Natural Features Project.  Significant Vegetation is clearly
identified on the Significant Vegetation Map and through the provisions of Chapter 4.12 -
Significant Vegetation Protection
Provisions.

Significant Vegetation Management
Plan - Plan required by Chapter 4.12 -
Significant Vegetation Protection
Provisions prior to the removal of any
vegetation governed by the provisions
of Chapter 4.12, and required either
prior to or as part of a land use
application, building permit application,
or construction permit application,
whichever comes first.

Slope - As shown in Figure 1.6-27 -
Figure 1.6-27 - Slope
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Slope, the deviation of a surface from the horizontal, usually expressed in percent or degrees.  See
also Grade.

Soil Bioengineering - Method of soil or land stabilization that uses living plant material selected
for the specific site situation as the major structural or engineering component of the stabilization.

Solar Access - Line-of-sight path to the sun during hours that provide beneficial use of solar
energy.

Solar Access Easement - Private agreement between property owners that protects Solar
Access.  Solar Easements are prepared and recorded pursuant to ORS 105.880-105.895, as
amended. 

Solar-access-friendly Trees - Trees with minimal effect on Solar Access during winter months
because of their leafing and branching characteristics; deciduous trees. 

Solar Access Permit (Type 1)  - Land use process that provides and protects Solar Access for
use of a property owner(s) by limiting shading of a solar collector by trees on adjacent properties.
Procedures for this type of land use application are outlined in Section 1.2.110.02 - General
Development and Chapter 2.18 - Solar Access Permits.

Solar Access Permit (Type 2) - Land use process that provides and protects Solar Access for use
of a property owner(s) by limiting shading of a solar collector by structures on adjacent properties.
 Procedures for this type of land use application are outlined in  Section 1.2.110.02 - General
Development and Chapter 2.18 - Solar Access Permits.

Solar Access Protection - Right to unobstructed Solar Access for at least four hours between
9 a.m. and 3 p.m. on November 21 of each year.

Solar Building Line - Southern-most place that the south wall of a house can be located and still
receive shade protection from buildings located off-site to the south.

Solar Collector - Heating or cooling system in which the thermal energy of solar radiation is
captured and stored for later release. 

Solar Energy System - Set of devices used to collect solar energy and convert and store it for
purposes including heating and cooling of buildings or for the production of power.  

a. Active - Solar energy system that uses a separate collector to transform solar radiation into
usable heat and a mechanical system to transfer heat to its point of use.

b. Passive - Solar energy system that uses natural and architectural components to collect
and store solar energy using minimal or no external mechanical equipment.

Solar Envelope -  Drawing or representation by contour lines of a three-dimensional space over
a lot or development site representing the allowable height of structures and vegetation that
provides Solar Access protection for neighboring lots.
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Solar South - Thirty degrees east to 30 degrees west of true south. In Corvallis, true south is 20
degrees east of magnetic south.

Special Development Decision - Development decision that requires considerable discretion in
applying criteria and standards of this Code.  Involves a public hearing in accordance with the
provisions in Chapter 2.0 - Public Hearings, as well as approval by an established Hearing
Authority.

Special Flood Hazard Area - See “Special Flood Hazard Area” in Section 1.6.40. 

Special Occupancy Structure - See “Special Occupancy Structure” in Section 1.6.40. 

Special Zone - Zone created by ordinance in recognition of an area's unique characteristics such
as environmental or historic resources, Natural Resources, Natural Hazards, or an identified need
for redevelopment.

Specification Standards - Measurable standards applicable to development.  These standards
contain the minimum requirements for design and construction of improvements covered by this
Code.

Staff - Administrative officers responsible for the operation and management of the City’s
departments and divisions. 

Start of Construction - See “Start of Construction” in Section 1.6.40. 

State Historic Preservation Office (SHPO) - Agency of state government delegated the authority
from the federal government to administer a state’s historic preservation program consistent with
state and federal law.

Stormwater – Rainfall or snow melt that drains into streams or pipes.

Stormwater Functions – Includes interception and temporary storage of precipitation, natural
surface conveyance, stream subsurface flow, infiltration, ground water recharge, sediment and
pollutant filtration, cooling, sustaining aquatic habitats, cleansing, nutrient transfer, and other
beneficial functions.

Stormwater Phase II Rules – Federal Clean Water Act regulations that deal with runoff water
quality issues, including pollutants and construction sediments.

Stream - A channel such as a river or creek that carries flowing surface water, including Perennial
Streams and Intermittent Streams with defined channels, and excluding man-made irrigation and
drainage channels.

Stream Corridor – Corridor of land of variable width along each side of a stream channel that is
primarily reserved for stormwater-related and other stream system functions and processes.

Stream Corridor Functions – Attributes (uses and processes) that are connected with a Stream
Corridor.  These include ecological functions like pollutant filtering, shading the channel, floodwater
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management, supplying food for fish (insects, leaves, etc.) and other aquatic life, providing space
for channel movement, and providing large wood to the channel when trees die.

Stream, Ephemeral - Stream that has flowing water only during, and for a short duration after,
precipitation events in a typical year.  Ephemeral streambeds are located above the water table
year-round.  Ground water is not a source of water for Ephemeral Streams.

Stream, Intermittent  -  Stream that flows primarily during the wet seasons when the water table
is high, and remains dry for a portion of the year.  Most Intermittent Streams flow for a good portion
of the year (DSL -- ORS 196.800, as amended).  Typically, when Intermittent Streams lack surface
flow, they continue to have ground water flow through gravels below the surface.  Intermittent
Streams in Corvallis, defined through the Natural Features Scoping Project, are further defined
as natural drainageways that: 

a. Do not have year-round flows in a water year (October 1 through September 30) based on
a precipitation total at the time of determination that is within 20 percent of average total
precipitation for the past 30 years; and 

b. Drain at least 20 acres.  

Upon field verification, an Intermittent Stream may be defined to include a distinct channel
upstream from the 20-acre drainage basin, provided that Riparian Vegetation is present.

Stream, Perennial - Stream that has flowing water year-round during a typical year.  The water
table is located above the streambed for most of the year.  Ground water is the primary source of
water for stream flow.  Runoff from rainfall is a supplemental source of water for stream flow.
Perennial Streams in Corvallis, defined through the Natural Features Scoping Project, are further
defined as natural drainageways that include all stream segments inventoried through the City of
Corvallis Endangered Species Act 2001 Inventory and other drainageways that:

a. Have year-round flows in a water year (October 1 through September 30) based on a
precipitation total at the time of determination that is within 20 percent of average total
precipitation for the past 30 years; and

b. Drain at least 20 acres.

Stream System – Channel, subsurface flow, and adjacent corridor, including the floodplain.

Streets - Designated in the City of Corvallis Transportation Plan as outlined in “a,” through “h,”
below.  See also Chapter 4.0 - Improvements Required with Development.

a. Arterial Highways - These consist of state highways, which are the primary gateways into
Corvallis and carry nearly all vehicles entering, leaving, or passing through the Corvallis
area. The ORE 34/US 20 corridor is designated a Statewide Highway on the National
Highway System (NHS) and is a key corridor between I-5 and the Oregon coast. 

b. Arterial Streets - These connect the state highways, linking major commercial, residential,
industrial, and institutional areas.  Arterial Streets are critical to the Corvallis street network
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because they generally serve the highest traffic volumes and longest trips.  Access control
is critical on these facilities to ensure safe and efficient operation. 

c. Collector Streets - These provide both access and circulation within residential
neighborhoods and commercial/industrial areas.  Collector Streets differ from Arterial
Streets in two ways: 

1. Controlled access may not be required for all Collector Streets; and 

2. Collector Streets penetrate neighborhoods, distributing vehicles from the Arterial
Streets through the area to their ultimate destinations. 

The standard Collector Street is characterized by a range of uses that typically result in a
greater intensity of development along its route or at major intersections with other Collector
Streets or Arterial Streets. 

d. Neighborhood Collector Streets - These minimize the impact of traffic to adjacent land
uses and provide necessary access to residential areas.  Neighborhood Collector Streets
are similar to standard Collector Streets in that controlled access is unnecessary and that
they penetrate neighborhoods, distributing vehicles from the Arterial Streets through the
area to their ultimate destinations.  In the case of a Neighborhood Collector Street,
however, land use along its route is generally Low to Medium Density Residential.  The
intensity of development at intersections along its route is also generally less intense than
might occur for standard Collector Streets. Traffic calming devices, if used, can be
constructed at the time of development. 

e. Cul-de-Sac - Local Street with one outlet and a turnaround.  Because emphasis should be
placed on the creation of a roughly rectilinear street pattern that encourages the dispersion
of local traffic through a number of streets, the use of Cul-de-sacs should be minimized.
See Comprehensive Plan Policy 11.3.8. 

f. Local Streets - These provide access to immediately adjacent land.  Although
through-traffic movement on new Local Streets usually is deliberately discouraged, this may
not be practical for particular neighborhoods.  Local Connector or Local Street designations
shall be applied to newly developing areas based on review of a street network plan and,
in some cases, a traffic study provided with the development application.  These
designations are 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 shall be created within a development.  Traffic calming
devices can be constructed at the time of development.  

g. Local Connector Streets - These provide some through-traffic functions within a particular
development and access from Local Streets to Arterial, Collector, Neighborhood Collector,
or other Local Streets.  Local Connector Streets are generally the means by which traffic
accesses the community Arterial-Collector Street system.

EXHIBIT B - 73 OF 

ORDINANCE 2011-01



1.6 - 50 ORDINANCE 2011-01 - APRIL 18, 2011

h. Shopping Streets - These are located within Neighborhood Centers and may include
Local, Local Connector, Neighborhood Collector, and/or Collector Streets.  Access control
and traffic calming along Shopping Streets shall be typical; sidewalks shall be wider to
enhance special pedestrian accessibility and shopping opportunities; and planting strips
shall be reduced or eliminated, provided that tree wells and other vegetation amenities,
such as permanent on-ground or hanging planters, are furnished and maintained.

Structure - Combination of materials to form a construction for use, occupancy, or ornamentation
whether installed on, above, or below the surface of land or water.  For the definition of Structure
as applied to the 100-year Floodplain regulations contained in Chapter 2.11 - Floodplain
Development Permit and Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions, see Section 1.6.40.  

Structure Height - See Height of Buildings.

Subdivision - See Land Division.

Substantial Damage - Damage to structures within the 100-year Floodplain, damage to
Nonconforming Structures,  and/or damage to structures containing Nonconforming Uses, as
defined below:

a. Substantial Damage to Structures within the 100-Year Floodplain - For the definition
of Substantial Damage as applied to the 100-year Floodplain regulations contained in
Chapter 2.11 - Floodplain Development Permit and Chapter 4.5 - Floodplain Provisions, see
Section 1.6.40.Damage of any origin sustained by a structure located within the 100-year
Floodplain, whereby the cost of restoring the structure to its prior condition would equal or
exceed 50 percent of the structure’s market value before the damage occurred.  Substantial
Damage also pertains to flood-related damages sustained by a structure on two separate
occasions during a 10-year period for which the cost of repairs at the time of each such
flood event, on average, equals or exceeds 25 percent of the structure’s market value
before the damage occurred.  Note:  Pursuant to Section 4.5.50.06 of Chapter 4.5 - Natural
Hazard and Hillside Development Provisions, no  encroachments, including infill, new
construction, substantial improvements, or other development, except as provided in
Section 4.5.50.06.c, are allowed within the 0.2-ft.-Floodway.   

b. Substantial Damage to Structures Containing Nonconforming Uses - Damage of any
origin sustained by a structure containing a Nonconforming Use, to an extent exceeding 60
50 percent of the structure’s market value before the damage occurred.

Substantial Improvement - Any Rrehabilitation, repair, reconstruction, addition, or other
improvement of a structure, the cost of which equals or exceeds 50 percent of the structure’s
market value before the Sstart of Cconstruction of the improvement. This term includes structures
which have incurred Substantial Damage, regardless of the actual repair work performed. The
market value of the structure is:

a. The appraised real market value of the structure prior to the start of the initial repair or
improvement; or 
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b. In the case of damage, the appraised real market value of the structure prior to the damage
occurring. The term does not include either:Substantial Improvement exempts the following:
(a)1. A project for Any improvement to of a structure that would make it comply with to

correct existing violations of state or local health, sanitary, or safety regulations code
specifications, which have been identified by the local code enforcement official and
which are the minimum necessary to ensure assure safe living conditions; or 

(b)2. Any aAlteration of an Historic Sstructure, listed on the National Register of Historic
Places. , provided that the alteration will not preclude the structure's continued
designation as an Historic Structure. 

Note:  Pursuant to Section 4.5.50.06 of Chapter 4.5 - Natural Hazard and Hillside Development
Provisions, no  encroachments, including infill, new construction, substantial improvements, or
other development, except as provided in Section 4.5.50.06.c, are allowed within the 0.2-ft.
Floodway. 

Sunchart - Photograph showing the sun’s positions during different hours and seasons of the year
and any trees, buildings, or topographies that obstruct Solar Access.  The Sunchart shall include
as coordinates the solar altitude in 10-degree or smaller increments and solar azimuth in
15-degree or smaller increments.

Sustainable - Able to be maintained or continued indefinitely.

Tentative Subdivision Plat - See “b” under Land Division.

Tentative Subdivision Plat Modification - Land use process that provides an opportunity to allow
a limited amount of flexibility with regard to site planning for a previously approved Subdivision; and
provides elements within the development site that compensate for requested variations from the
approved Tentative Subdivision Plat such that the intent of the original approval is still met.
Procedures for this type of land use application are outlined in  Section 1.2.110.02 - General
Development and  Section 2.4.80 - Tentative Subdivision Plat Modification.

Through Lot - Lot that fronts two parallel streets or that fronts two streets that do not intersect at
the lot’s boundaries.

Through Lot Easement - Landscape easement adjacent to a street and adjacent to or part of a
Through Lot.  Contains landscape screening.  

Timber Harvest, Commercial - Cutting, removing, severing from the land, trees for wood
production and/or for sale.  Commercial Timber Harvesting may be regulated by the Oregon Forest
Practices Act.  Christmas tree farming is not a form of Commercial Timber Harvesting.  It is an
agricultural land use.

Timber Harvest, Noncommercial - Cutting, removing, severing from the land, trees for personal
use such as fire wood, and/or clearance to create development areas.  Wood is not sold to another
party, and activities are generally not regulated by the Oregon Forest Practices Act. 

Top-of-bank - Bankfull stage of a Stream or river which is the stage or elevation at which water
overflows the natural banks of Streams or other waters of this state and begins to inundate the
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upland.  In the absence of physical evidence, the two-year recurrence interval flood elevation may
be used to approximate the bankfull stage or delineate the Top-of-bank.

Traffic Calming - Use of devices to slow traffic speeds.  Devices include bulbed intersections,
speed humps, raised planted medians, mid-block curb extensions, traffic circles, signage, and
varied paving materials.  Traffic Calming is addressed in the Transportation Plan and may be used
on Neighborhood Collector and Local Streets.

Tree Canopy - A view which is dominated by the appearance of trees.  As used in the
Comprehensive Plan, Tree Canopy refers to those hillside areas where trees are the major visual
feature when viewed from a horizontal plane or from lower elevations.

Tree Canopy Coverage - The percentage of a lot, parcel, tract, development site, and/or common
area that is within the drip line of trees as measured on a horizontal plane.

a. Mature Tree Canopy Coverage - The area that is expected to be within the drip line at the
anticipated time of maturity of the tree by species.  

b. Fifteen-year Mature Tree Canopy Coverage - The area that is expected to be within the
drip line at year fifteen from the date of planting based upon a planting of one- or 1.5-in.
caliper trees and based upon the specific tree by species.

Tree Grove  - A group of trees that are predominantly 25 ft. or more in height and have continuous
canopy cover of 0.5 acre or more and are identified in the Natural Features Inventory.

Tree Grove, Isolated - Tree Groves that are not located within other resource areas.

Tree Grove, Mitigation - Tree Groves required to be planted or retained as mitigation for
development.

Tree, Hazardous - Trees which are determined by a certified arborist and/or the City Urban
Forester to be of immediate health, safety, or welfare threat to persons or property.  Immediate
health, safety, or welfare threat includes damage to persons or property from tree collapse or limb
breakage that is imminent or expected during average annual winter storm events.  Hazardous
Trees include trees that are cracked, split, leaning, or physically damaged to the degree that they
are likely to fail and injure persons or property.  Hazardous Trees also include trees that are
sufficiently diseased, damaged, and/or decayed that treatment to restore their health is not
warranted, and that without reasonable treatment and pruning, the disease is likely to spread to
adjacent trees and cause such adjacent trees to become diseased or hazardous.

Tree, Large Canopy - Trees that, at maturity, are expected to have a Tree Canopy Coverage of
30 ft. or more in diameter.

Tree, Medium Canopy - Trees that, at maturity, are expected to have a Tree Canopy Coverage
of less than 30 ft. in diameter.
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Undeveloped Land in the 100-year Floodplain - Either: (1) land that does not contain a primary
structure; or (2) in cases where land does contain a primary structure, then land that can be divided
and the resulting vacant parcels can be developed per this Code.

Unwanted Species – Species that are either nonnative or that do not contribute to the Properly
Functioning Condition of an adjacent stream.

Upland Natural Resources – Natural Resources, NaturalHazards, and areas outside of the
Stream Corridor and the 100-year Floodplain that influence stormwater function and management.
They include uplands, Wetlands, vegetation, swales, and ground water zones.

Urban Fringe  – Area within the Urban Growth Boundary and outside the City limits.

Urban Growth Boundary – Line that circumscribes the Urban Fringe and the City Limits and that
is intended by state and local regulations to contain the area available to urban development.

Urban Stream – Seasonally or perennially surface-flowing Watercourse presently with a defined
channel, including Watercourses in either a native or altered form.

Use - Purpose of or activity on a site.

Use Type - Classification of a Use or Uses on the basis of common functional, product, or
compatibility characteristics, thereby regulating Uses in accordance with criteria directly relevant
to the public interest.  See Chapter 3.0 - Use Classifications for definitions of specific Use Types.

Vacate - Release of interest in a piece of property.

Vacating of Public Lands and Plats - Land use process that petitions to vacate all or parts of a
public street, alley, easement, plat, or other public place if determined not to be harmful to the City
or adjacent properties.  Procedures for this type of land use application are outlined in Section
1.2.110.03 - Special Development and Chapter 2.8 - Vacating of Public Lands and Plats.

Vegetation Cover Types, ARA - ARA habitat classes in the Natural Features Inventory.  The
Vegetation Cover Types, or ARA habitat classes, are as shown below in Table 1.6-1 - Vegetation
Cover Types.

Table 1.6-1 - ARA Vegetation Cover Types

6.  Conifer > 70% closed canopy 15.  Seasonally inundated shrub wet valley

7.  Mixed Forest > 70% closed canopy 20.  Grass short (lawn, pasture)

8.  Hardwood > 70% closed canopy 21.  Grass natural/dry prairie

9.  Conifer woodland 30-70% closed canopy 22.  Grass tall (ryegrass, meadow)

10.  Mixed woodland 30-70% closed canopy 23.  Bare soil/rock/burnt

11.  Hardwood woodland 30-70% closed canopy 26.  Emergent/herb wetland or pond (seasonal)

12.  Open (30% canopy) non-oak woods 27.  Emergent wetland or pond (water year-round)
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  Figure 1.6-28 - Visibility from
Streets

13.  Oak savanna (30% canopy) 30.  Developed

14.  Shrub dry, tree open

Vegetation Sub-polygon - A subarea within a wildlife habitat area containing a single Vegetation
Cover Type such as conifer woodland or oak savanna.  See the wildlife habitat assessment portion
of the Natural Features Inventory for the definition of wildlife habitat area.

Vertical Addition - The addition of a room or rooms on top of an existing building. 

Visible from Public Rights-of-way (Excluding Alleys) and Private Street Rights-of-way - As
indicated by the arrows in Figure 1.6-28 - Visibility from Streets, structures and appurtenances that
face public rights-of-way (excluding alleys) and private street rights-of-way are considered visible
unless screened consistent with “a,” or “b,” below.  In all cases the screen shall be of an equal or
greater height and width as the structure being screened.

The structure or appurtenance shall be screened by:

a. A solid structure; or

b. A hedge or fence with a minimum opacity of 80%.

Vision Clearance Area - Specific distances and prohibitions
on visual obstructions within Vision Clearance Areas are
determined by the City Engineer.

Visual Obstruction - Fence, hedge, tree, shrub, device, wall,
or structure between the elevations of two ft. and eight ft.
above the adjacent curb height or above the elevation of the
gutter line of a street edge where there is no curb, as
determined by the City Engineer, and so located at a street,
driveway, or alley intersection as to limit the visibility of
pedestrians or persons in motor vehicles. 

Watercourse - Any natural or artificial Stream, river, creek,
ditch, channel, canal, conduit, culvert, drain, waterway, gully,
ravine, or wash in which water:

a. Flows in a definite direction or course, either continuously or intermittently;

b. Has a definite channel, bed, and banks; and

c. Includes an area adjacent thereto subject to inundation by reason of overflow or floodwater.

Water-dependent - Use or activity that can be carried out only on, in, or adjacent to water areas
because the Use requires access to the water source or to the water body for water-borne
transportation, recreation, or energy production. 
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Water-related - Use not directly dependent upon access to a water body, but that provides goods
or services directly associated with Water-dependent land or waterway use and that, if not located
adjacent to water, would result in a public loss of quality in the goods or services offered.
Residences, parking lots, spoil and dump sites, roads and highways, restaurants, businesses,
factories, and Manufactured Dwelling Facilities are not generally considered Water-dependent or
Water-related.

Water Service Levels - The Corvallis Urban Growth Boundary is divided into four Water Service
Levels based on elevation and associated water pressure in each area.  These elevation ranges
are:  

a. 1st level = 210 ft. to 290 ft.; 

b. 2nd level = 290 ft. to 410 ft.; 

c. 3rd level = 410 ft. to 560 ft.; and 

d. 4th level = above 560 ft.  

The 4th Water Service Level is not served by City water.

Watershed – Drainage area of a specific stream system.  Small Watersheds are components of
larger Watersheds. 

Water Surface Elevation - The height, in relation to a specific Datum, of floods of various
magnitudes and frequencies in the Floodplains of coastal or riverine areas. 

Wetlands - Areas that are inundated or saturated by surface water or ground water at a frequency
and duration sufficient to support, and that under normal circumstances do support, a prevalence
of vegetation typically adapted for life in saturated soil conditions.  Wetlands are generally
characterized by one of three parameters; certain soil types, aquatic plants, and hydrology.

Wetland Assessment - Determining the relative quality of a Wetland by assessing its functions
and conditions.  The methodology generally used to determine the relative quality of Wetlands for
purposes of a Local Wetlands Inventory (LWI) is the Oregon Freshwater Wetland Assessment
Methodology (Roth, et.al. 1996).

Wetland Delineation - Process of determining the boundary between a Wetland and an uplands.
Delineations must be carried out following the guidelines of the U.S. Army Corps of Engineers and
the Oregon Department of State Lands.  A Wetland Delineation locates the boundary between the
Wetland and upland, based on the field indicators of vegetation, soils, and hydrology.

Wetland Function - A characteristic action or behavior associated with a Wetland that contributes
to a larger ecological condition such as wildlife habitat, water quality, and/or flood control.

Wetland Hydrology - Permanent or periodic inundation or prolonged soil saturation sufficient to
create anaerobic conditions in the upper soil profile.
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Wetlands, Jurisdictional - Wetlands regulated by the state and/or federal government.

Wetlands, Local Wetlands Inventory (LWI) - An inventory of all Wetlands greater than 0.5 acre
within a jurisdiction using the standards and procedures of OAR 141-86-110 through 141-86-240,
as amended over time.  Local Wetlands Inventory information and mapping are intended for
planning purposes only.  Mapped Wetland boundaries are accurate to within 25 ft.  However, there
may be unmapped Wetlands that are subject to state and federal regulation.  In all cases, actual
field conditions determine specific Wetland boundaries.

Wetlands, Locally Protected Locally Significant Wetlands (LPLSW) - Locally Significant
Wetlands that are protected through local government regulations, in addition to any state or
federal regulations.

Wetlands, Locally Significant Wetlands (LSW) - Wetlands determined to be locally significant
in compliance with Oregon Administrative Rules (OARs), which meet the Oregon Freshwater
Assessment Methodology criteria for Locally Significant Wetlands; and which have been adopted
in the Local Wetlands Inventory as being locally significant.  Locally Significant Wetlands are
identified on the Locally Significant Wetlands Map.

Wetlands, Proximate - Jurisdictional Wetlands within or adjacent to a Riparian Corridor that are
not limited to Locally Significant Wetlands.  These Proximate Wetlands enhance Riparian Function
and receive protection as part of a Riparian-related area.

Wetlands Regulations - Regulations pertaining to Wetlands in the State or Oregon, including: 

a. State of Oregon Department of State Lands regulations from the Removal-Fill Law outlined
in ORS 196.800-196.990, as amended over time;

b. U.S. Army Corps of Engineers through Section 404 of the Clean Water Act, as amended
over time; and

c. City of Corvallis regulations as amended over time and pertaining to:

1. Locally Protected Locally Significant Wetlands;

2. Wetlands located in Riparian Corridors, with respect to the Wetlands’  Riparian
Function and Floodplain Functions; and

3. Wetlands located in the 100-year Floodplain, with respect to the Wetlands’  Riparian
Function and Floodplain Functions.

Willamette River Greenway Conditional Development - Land use process that is a type of
Conditional Development required for development within lands subject to a Willamette River
Greenway (WRG) Zoning Overlay, when the development is not considered Exempt per the
provisions of  Section 3.30.30 - Exemptions.  Procedures for this type of land use application are
outlined in  Section 1.2.110.03 - Special Development,  Chapter 3.30 - WRG (Willamette River
Greenway) Zoning Overlay, and  Chapter 2.3 - Conditional Development.
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Figure 1.6-29 - Exterior Side Yard

Figure 1.6-30 - Front Yard

Figure 1.6-31 - Rear Yard

Yard - Open space unobstructed from the ground upward except as otherwise provided in this
Code.  In the case of a corner lot, the front, rear, and side yards that were determined at the time
of original construction of structure(s) on the lot may be used for the purposes of remodeling,
rebuilding, and/or constructing additions, accessory structures, etc. 

Yard, Exterior Side - As shown in Figure 1.6-29 - Exterior Side Yard below, the yard extending
from the front yard to the rear lot line on the street side of a corner lot.

Yard, Front - As shown in Figure 1.6-30 - Font Yard below, the yard extending across the full width
of the lot, the depth of which is the minimum horizontal distance between the front lot line and a
line parallel to the nearest point of the main building.

Yard, Rear - As shown in Figure 1.6-31 - Rear Yard below, yard extending across the full width
of the lot, the depth of which is the minimum horizontal distance between the rear lot line and a line
parallel to the nearest point of the main building. 

Yard, Side - As shown in Figure 1.6-32 - Side Yard below, yard between the main building and the
side lot line extending from the front yard or front lot line where no front yard is required, to the rear
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Figure 1.6-32 - Side Yard

yard.  The width of the required side yard is the minimum horizontal distance between the side lot
line and a line parallel to the nearest point of the main building.

Zone - Area of land within the Corvallis City limits designated for specific types of permitted
developments and subject to the development requirements of that zone.

Zone Change - Amendment to the boundaries of zones shown on the Official Zoning Map.
Procedures for this type of land use application are outlined in Sections 1.2.90.01 and 1.2.110.03 -
Special Development, and Chapter 2.2 - Zone Changes.

Section 1.6.40 - SPECIFIC WORDS AND TERMS PARTICULAR TO THE 100-YEAR
FLOODPLAIN REGULATIONS IN LDC CHAPTER 2.11 - FLOODPLAIN DEVELOPMENT
PERMIT AND CHAPTER 4.5 - FLOODPLAIN PROVISIONS.

***THE DEFINITIONS PROVIDED BELOW ONLY PERTAIN TO INSTANCES WHERE THE SUBJECT WORD
OR TERM IS USED WITHIN THE CONTEXT OF 100-YEAR FLOODPLAIN REGULATIONS PRIMARILY

PRESENTED IN LDC CHAPTER 4.5 - FLOODPLAIN PROVISIONS & LDC CHAPTER 2.11 - FLOODPLAIN
DEVELOPMENT PERMIT.  NOTE - WHERE DEFINED WORDS OR TERMS ARE USED WITHIN THE

DEFINITIONS OF OTHER WORDS OR TERMS PROVIDED BELOW, THE DEFINITIONS FROM SECTION
1.6.40 APPLY***

Word or Term 100-year Floodplain-Specific Definition

Area of Shallow
Flooding

A designated AO or AH Federal Flood Zone on a community’s
Flood Insurance Rate Map (FIRM) with base flood Depth
Number(s) from one to three ft., and/or where a clearly defined
channel does not exist, where the path of flooding is unpredictable
and indeterminate, and where velocity flow may be evident.  Also
includes additional areas that meet the FEMA definition for the AO
or AH Federal Flood Zones, but which are located in areas not
currently identified in the Flood Insurance Study for Benton County,
Oregon and Incorporated Areas, dated June 2, 2011.  Such
additional areas must be identified in an independent study that is
developed by the State of Oregon or a registered engineer and
approved by the Floodplain Administrator or designee, in
accordance with Section 4.5.50.03.p. 
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Area of Special
Flood Hazard

See “Special Flood Hazard Area” in this Section 1.6.40.

Base Flood Flood that has a one percent chance of being equaled or exceeded
ocurring in any given year.  Also commonly referred to as the 100-
year Flood, the Base Flood has been adopted by the  Federal
Emergency Management Agency (FEMA) for Floodplain
management purposes, and refers to a flood event that inundates
the entire 100-year Floodplain.   See  Floodplain, 100-Year and 
Flood, 100-Year. 

Base Flood
Elevation

The water surface elevation during the Base Flood in relation to a
specified Datum. The Base Flood Elevation (BFE) is depicted on
the Flood Insurance Rate Map to the nearest foot and in the Flood
Insurance Study to the nearest 0.1 foot.  Not every potential Special
Flood Hazard Area within the Urban Growth Boundary has been
mapped by the Federal Emergency Management Agency through
the Flood Insurance Study, Flood Insurance Rate Maps, and Digital
Flood Insurance Rate Maps.  The Floodplain Administrator or
designee is authorized through Sections 4.5.50.03.p and
4.5.60.01.b to obtain the information necessary to determine the
presence and extent of unmapped Special Flood Hazard Areas and
the associated Base Flood Elevation as part of reviewing
development proposals that affect the 100-year Floodplain.  Such
information shall be used by the City of Corvallis to supplement the
Flood Insurance Study, Flood Insurance Rate Maps, and Digital
Flood Insurance Rate Maps. 

Basement The portion of a structure with its floor sub grade (below ground
level) on all sides. 

Below-grade
Crawlspace

An enclosed area below the Base Flood Elevation in which the
interior grade is not more than two ft. below the lowest adjacent
exterior grade and the height, measured from the interior grade of
the crawlspace to the top of the crawlspace foundation, does not
exceed 4 ft. at any point. 

Building Codes The combined specialty codes adopted under ORS 446.062,
446.185, 447.020 (2), 455.020 (2), 455.496, 455.610, 455.680,
460.085, 460.360, 479.730 (1) or 480.545, but does not include
regulations adopted by the State Fire Marshal pursuant to ORS
chapter 476 or ORS 479.015 to 479.200 and 479.210 to 479.220.  
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Critical Facility A facility that is critical for the health and welfare of the population
and is especially important to be located above the Base Flood
Elevation following hazard events.  The following is the list of
Critical Facilities for the purposes of Section 4.5.110.09:

a. Hospitals and other medical facilities having surgery and
emergency treatment areas;

b. Fire and police stations;

c. Tanks or other structures containing, housing or supporting
water or fire-suppression materials or equipment required for
the protection of essential or hazardous facilities or special
occupancy structures.  These tanks or other structures do
not include City water distribution facilities’

d. Emergency vehicle shelters and garages;

e. Structures and equipment in emergency-preparedness
centers;

f. Standby power generating equipment for essential facilities;

g. Structures and equipment in government communication
centers and other facilities required for emergency response;
and [ORS 455.447]

h. Other facilities as determined by the Floodplain
Administrator or designee.

Some types of facilities may be critical to a community, but require
location within or partially within Special Flood Hazard Areas
because of the nature of the facilities.  The Taylor Water Treatment
plant along the Willamette River is an example of such a facility.  It
is pulling water from the Willamette River.  Because of this fact,
these types of facilities have purposefully been excluded the list
above.
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Depth Number The depth of a Base Flood in a designated AO or AH Federal Flood
Zone.  These AO and AH Federal Flood Zones consist of an Area
of Shallow Flooding and the Base Flood depths in those Areas of
Shallow Flooding are the Depth Numbers.  These Depth Numbers
typically range from one to three ft.  See “Area of Shallow Flooding”
in Section 1.6.40.

Development Any manmade change to improved or unimproved real estate,
including but not limited to buildings or other structures, fencing,
mining, dredging, filling, grading, paving, excavation or drilling
operations or storage of equipment or materials located within the 
Special Flood Hazard Area.

Digital Flood
Insurance Rate Map

Depicts flood risk and Federal Flood Zones and flood risk
information.  The Digital Flood Insurance Rate Map (DFIRM)
presents the flood risk information in a format suitable for electronic
mapping applications. 

Elevated Building
A non-basement building which has its lowest elevated floor raised
above ground level by foundation walls, shear walls, posts, piers,
pilings, or columns. 

Existing Building or
Structure

A Structure for which the Start of Construction commenced before
June 2, 2011. 

Federal Emergency
Management Agency

(FEMA)

The agency with the overall responsibility for administering the
National Flood Insurance Program. 
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Federal Flood Zone Federal Flood Zones are geographic areas that the Federal Emergency Management
Agency (FEMA) has defined according to varying levels of flood risk.  These Federal Flood
Zones are depicted on a community’s Flood Insurance Rate Map (FIRM) or on Floodplain
study maps approved by the Floodplain Administrator or designee.  Each Federal Flood
Zone reflects the severity or type of flooding in the area. 

a. High Risk Areas - These areas are all in the Special Flood Hazard Area (the
100-yr. Floodplain).  In communities that participate in the National Flood
Insurance Program (NFIP), mandatory flood insurance purchase requirements
apply to all of these Federal Flood Zones. 

Federal
Flood
Zone

Description

A Areas with a one percent or greater chance of flooding in any given year
and a 26 percent chance of flooding over the life of a 30-yr. mortgage. 
Because detailed analyses are not performed for such areas; no Depth
Numbers or Base Flood Elevations are shown within areas with this Federal
Flood Zone.

AE & A1-
A30

The base Floodplain where Base Flood Elevations derived from detailed
analyses are shown at selected intervals.  Areas with a one percent or
greater chance of flooding in any given year and a 26 percent chance of
flooding over the life of a 30-yr. mortgage. The AE Federal Flood Zone is
now used on the new format Flood Insurance Rate Maps (FIRMS) instead
of the old format of  A1 - A30 Federal Flood Zones.

AH Areas with a one percent or greater chance of shallow flooding in any given
year, usually in the form of a pond, with an average Depth Number ranging
from one to three ft.  These areas have a 26 percent chance of flooding
over the life of a 30-yr. mortgage.  Base Flood Elevations derived from
detailed analyses are shown at selected intervals within areas with this
Federal Flood Zone.

AO River or stream flood hazard areas, and areas with a one percent or greater
chance of shallow flooding each year, usually in the form of sheet flow, with
an average Depth Number ranging from one to three ft.  These areas have
a 26 percent chance of flooding over the life of a 30-yr. mortgage.  Average
flood Depth Numbers derived from detailed analyses are shown within
areas with this Federal Flood Zone.

AR Areas with a temporarily increased flood risk due to the building or
restoration of a flood control system (such as a levee or dam).  Mandatory
flood insurance purchase requirements will apply, but rates will not exceed
the rates for unnumbered A Federal Flood Zones if the structure is built or
restored in compliance with Federal Flood Zone AR Floodplain
management regulations.
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Federal Flood Zone
definition continued

A99 Areas with a one percent or greater chance of flooding in any given year
that will be protected by a Federal flood control system where construction
has reached specified legal requirements.  No Depth Numbers or Base
Flood Elevations are shown within areas with this Federal Flood Zone.

b. Moderate to Low Risk Areas - These areas are outside of the Special Flood
Hazard Area.  In communities that participate in the National Flood Insurance
Program (NFIP), flood insurance is available to all property owners and renters in
these Federal Flood Zones.

Federal
Flood
Zone

Description

B & X
(Shaded)

Area of moderate flood hazard, usually the area between the limits of the
100-yr. and 500-yr. floods.  Federal Flood Zone B is also used to designate
base floodplains of lesser hazards, such as areas protected by levees from
the 100-yr. Flood, or shallow flooding areas with average Depth Numbers of
less than one ft. or drainage areas less than one sq. mile.

C & X
(Unshaded)

Area on minimal flood hazard, usually depicted on Flood Insurance Rate
Maps (FIRMs) as above the 500-yr. flood level.  Federal Flood Zone C may
have ponding and local drainage problems that don’t warrant a detailed
study or designation as base floodplain.  Federal Flood Zone X is the area
determined to be outside the 500-yr. flood and protected by levee from the
100-yr. Flood.

V Coastal Areas with a one percent or greater chance of flooding in any given
year and an additional hazard associated with storm waves.  These areas
have a 26 percent chance of flooding over the life of a 30-yr. mortgage.  No
Base Flood Elevations are shown within areas with this Federal Flood Zone.

V & V1-30 Coastal Areas with a one percent or greater chance of flooding in any given
year and an additional hazard associated with storm waves.  These areas
have a 26 percent chance of flooding over the life of a 30-yr. mortgage. 
Base Flood Elevations derived from detailed analyses are shown at
selected intervals on areas in this Federal Flood Zone.

c. Undetermined Risk Areas - 

Federal
Flood
Zone

Description

D Areas with possible but undetermined flood hazards.  No flood hazard
analysis has been conducted.  Flood insurance rates are commensurate
with the uncertainty of the flood risk.  
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Flood or flooding A general and temporary condition of partial or complete inundation
of normally dry land areas from: 

(a) the overflow of inland or tidal waters; or 
(b) the unusual and rapid accumulation or runoff of surface

waters from any source. 

Flood Insurance
Rate Map (FIRM)

An official map on which of a community, issued by the Federal
Insurance Administration, has delineated delineating the areas of
Sspecial Fflood Hhazards Areas and/or the risk premium Federal
Flood Zones applicable to portions of the community. 

Flood Insurance
Study (FIS)

The official report by the Federal Insurance Administration
evaluating flood hazards and containing flood profiles, floodway
boundaries and water surface elevations of the Base Flood. 

Flood, 100-year Flood with a one percent chance of being equaled or exceeded
occurring in any given year.  This is the flood most commonly used
for regulatory purposes and is called the Base Flood.  As shown
below in Figure 1.6-16 - Floodplain Cross Section, this flood event
inundates the entire 100-year Floodplain.  See Base Flood. 

Floodplain As shown below in Figure 1.6-16 - Floodplain Cross Section, the
area adjacent to a stream or river channel that is covered by water
when the river or stream overflows its banks. 

Floodplain
Development Permit 

Federally required permit required prior to construction and other
development in any Special Flood Hazard Area (100-yr. Floodplain). 
See Chapter 2.11 - Floodplain Development Permit.  

Floodplain
Functions 

Hydrological and ecological functions including conveyance and
temporary storage of floodwater, depositions of sediments outside
of the channel, ground water recharge, filtering of pollutants, and
reduction of floodwater velocity and erosive forces.  Also included,
but to a lesser extent in previously urbanized areas, are such
functions as nutrient exchange, refuges, and feeding areas for fish.
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Floodplain, 100-year As shown below in Figure 1.6-16 - Floodplain Cross Section, land
area adjacent to a river, stream, or other water body that is subject
to a one percent or greater chance of flooding  in any given year.  It
consists of land ranging from that which is subject to annual
flooding to that which has a one percent or greater chance of
flooding in any given year.  The 100-year Floodplain consists of the
Floodway and the Floodway Fringe.  The 100-year Floodplain is
mapped by the Federal Emergency Management Agency (FEMA)
on Flood Insurance Rate Maps (FIRMs) and is the area subject to
Base Flood regulations.  Not every potential Special Flood Hazard
Area within the Urban Growth Boundary has been mapped by the
Federal Emergency Management Agency through the Flood
Insurance Study, Flood Insurance Rate Maps, and Digital Flood
Insurance Rate Maps.  The Floodplain Administrator or designee is
authorized through Sections 4.5.50.03.p and 4.5.60.01.b to obtain
the information necessary to determine the presence and extent of
unmapped Special Flood Hazard Areas as part of reviewing
development proposals that affect the 100-year Floodplain.  Such
information shall be used by the City of Corvallis to supplement the
Flood Insurance Study, Flood Insurance Rate Maps, and Digital
Flood Insurance Rate Maps and these areas are also subject to
Base Flood regulations.   See Base Flood and 100-year Flood.

Figure 1.6-16 - Floodplain Cross Section
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Floodway
(Regulatory
Floodway) 

The channel of a river or other watercourse and those portions of
the floodplain adjoining the channel required to discharge and store
the floodwater or flood flows associated with the regulatory flood.

a. Floodway, 0.2-ft. - As shown above below in Figure 1.6-16 -
Floodplain Cross Section, river channel or other
Watercourse and the adjacent land areas that must be
reserved in order to discharge the Base Flood (100-year
Flood) without cumulatively increasing the Wwater Ssurface
Eelevation more than 0.2 ft. The Regulatory Floodway for the
City of Corvallis is the 0.2-ft. Floodway. 

b. Floodway, 1.0-ft. - As shown above below in Figure 1.6-16 -
Floodplain Cross Section, river channel or other
Watercourse and the adjacent land areas that must be
reserved in order to discharge the Base Flood (100-year
Flood) without cumulatively increasing the Wwater Ssurface
Eelevation more than 1.0 ft.  The Federal Emergency
Management Agency (FEMA) identifies the Regulatory
Floodway as the 1.0-ft. Floodway, but also recognizes the
City of Corvallis 0.2-ft. Floodway as the Regulatory Floodway
for the City of Corvallis.

Floodway Fringe As shown in Figure 1.6-16 - Floodplain Cross Section, the area of
the 100-year Floodplain lying outside of the Floodway.  Context is
the 0.2-ft. Floodway, unless specifically identified as the 1.0-ft.
Floodway.  See Floodway (Regulatory Floodway), 0.2-ft. and
Floodway, 1.0-ft.

Flow-through Design Typically a structure that does not displace surface floodwater or
hinder or obstruct the movement of or displace surface floodwater.

Highest Adjacent
Grade (HAG)

The highest natural elevation of the ground surface prior to
construction, adjacent to the proposed walls of a structure. Refer to
the Elevation Certificate, FEMA Form 81-31, for more information. 
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Historic Structure A structure that is:
a.  Listed individually in the National Register of Historic Places (a
listing maintained by the U.S. Department of Interior) or preliminarily
determined by the Secretary of the Interior as meeting the
requirements for individual listing on the National Register;
b.  Certified or preliminarily determined by the Secretary of the
Interior as contributing to the historical significance of a registered
historic district or to a district preliminarily determined by the
Secretary to qualify as a registered historic district;
c.  Individually listed on a state inventory of historic places and
determined as eligible by states with historic preservation programs
which have been approved by the Secretary of the Interior;
d.  Individually listed on a local inventory of historic places and
determined as eligible by communities with historic preservation
programs that have been certified either:

1.  By an approved state program as determined by the
Secretary of the Interior, or;
2.  Directly by the Secretary of the Interior in states without
approved programs.

Hydrodynamic Load Force of water in motion.

Hydrostatic Load Force of water at rest.

Lateral Addition An addition that requires a foundation to be built outside of the
foundation footprint of the existing building. 
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Letter of Map
Change (LOMC)

An official FEMA determination, by letter, to amend or revise
effective Flood Insurance Rate Maps and Flood Insurance Studies.
LOMCs are issued in the following categories: 

a. Letter of Map Amendment (LOMA) - A revision based on
technical data showing that a property was incorrectly
included in a designated Special Flood Hazard Area. A
LOMA amends the current effective Flood Insurance Rate
Map and establishes that a specific property is not located in
a Special Flood Hazard Area.

b. Letter of Map Revision (LOMR) - A revision based on
technical data showing, usually due to manmade changes,
alterations to Federal Flood Zones, flood elevations,
floodplain and floodway delineations, and planimetric
features. One common type of LOMR, a LOMR-F, is a
determination that a structure has been elevated through the
placement of fill above the Base Flood Elevation and is
excluded from the Special Flood Hazard Area.

c. Conditional Letter of Map Revision (CLOMR) - A formal
review and comment by FEMA as to whether a proposed
project complies with the minimum National Flood Insurance
Program floodplain management criteria. A CLOMR does
NOT amend or revise effective Flood Insurance Rate Maps,
Flood Boundary and Floodway Maps, or Flood Insurance
Studies.  
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Lowest Floor Lowest Floor is defined as follows:

a. Lowest Floor of Buildings and Structures Other Than
Manufactured Dwellings - The Lowest Ffloor of buildings
and structures other than manufactured dwellings is the
lowest enclosed area in a building,(including a basement).
An unfinished or flood-resistant enclosure used solely for
parking of vehicles, building access, or storage, in an area
other than a basement, is not considered a structure's
Lowest Floor, provided that the enclosed area is built and
maintained in accordance with the applicable design
requirements of the state Building Code.

b. Lowest Floor of Manufactured Dwellings - The Lowest
Floor of a manufactured dwelling is the bottom of the
longitudinal chassis frame beam.

Mean Sea Level For purposes of the National Flood Insurance Program, the North
American Vertical Datum of 1988 or other Datum, to which Base
Flood Elevations shown on a community’s FIRM are referenced. 

New Construction A Structure for which the Start of Construction commenced after
June 2, 2011, and includes subsequent Substantial Improvements
to the Structure. 

Shallow Flooding,
Area of

See “Area of Shallow Flooding” in this Section 1.6.40. 

Special Flood
Hazard Area

The land in the floodplain within a community subject to a one
percent or greater chance of flooding in any given year. Federal
Flood Zone designations on FIRMs include the letters A or V. Also
known as the Special Flood Hazard Area (SFHA). See also
“Floodplain, 100-year.” 
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Special Occupancy
Structure

The following are Special Occupancy Structures:

a. Covered structures whose primary occupancy is public
assembly with a capacity greater than 300 persons;

b. Buildings with a capacity greater than 250 individuals for
every public, private or parochial school through secondary
level or child care centers;

c. Buildings for colleges or adult education schools with a
capacity greater than 500 persons;

d. Medical facilities with 50 or more resident, incapacitated
patients not included in subparagraphs “a” to “c,” above;

e. Jails and detention facilities; and

f. All structures and occupancies with a capacity greater than
5,000 persons.

Start of Construction Includes Substantial Improvement and means the date the Building
Permit was issued, provided the actual Start of Construction, repair,
reconstruction, or improvement was within 180 days of the permit
date. The actual start means either the first placement of
permanent construction of a structure on a site, such as the pouring
of slab or footings, the installation of piles, the construction of
columns, or any work beyond the stage of excavation; or the
placement of a manufactured home on a foundation. Permanent
construction does not include land preparation, such as clearing,
grading, and filling; nor does it include the installation of streets
and/or walkways; nor does it include excavation for a basement,
footings, piers, or foundations or the erection of temporary forms;
nor does it include the installation on the property of accessory
buildings, such as garages or sheds not occupied as dwelling units
or not part of the main structure. For a Substantial Improvement,
the actual Start of Construction means the first alteration of any
wall, ceiling, floor, or other structural part of a building, whether or
not the alteration affects the external dimensions of a building. 
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Structure A walled and roofed building, a manufactured dwelling, a modular
or temporary building, or a gas or liquid storage tank that is
principally above ground. 

Substantial Damage Damage of any origin sustained by a structure located within the
100-year Floodplain, whereby the cost of restoring the structure to
its prior condition would equal or exceed 50 percent of the
structure’s market value before the damage occurred. Substantial
Damage also pertains to flood-related damages sustained by a
structure on two separate occasions during a 10-year period for
which the cost of repairs at the time of each such flood event, on
average, equals or exceeds 25 percent of the structure’s market
value before the damage occurred.  Note:  Pursuant to Section
4.5.50.06 of Chapter 4.5 - Natural Hazard and Hillside
Development Provisions, no  encroachments, including infill, new
construction, substantial improvements, or other development,
except as provided in Section 4.5.50.06.c, are allowed within the
0.2-ft.-Floodway. 

Substantial
Improvement

See “Substantial Improvement” in main list of definitions for this
Chapter 1.6 - Definitions.

Water Surface
Elevation

See “Water Surface Elevation” in main list of definitions for this
Chapter 1.6 - Definitions.
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CHAPTER 2.0
PUBLIC HEARINGS

Section 2.0.10 - BACKGROUND

The following procedures establish the conduct of legislative and quasi-judicial public
hearings required by the provisions of this Code.  Where this Code and a provision of state
law address the same subject, the requirement of state law shall take precedence.

Section 2.0.20 - PURPOSES

a. Describe rules of conduct, notice requirements, order of proceedings, and action
required for legislative and quasi-judicial hearings; and

b. Provide clear and consistent rules to ensure that the legal rights of individual
property owners and the general public are protected.

Section 2.0.30 - DETERMINATION OF HEARING TYPE

Within seven days from the date of the Director's request for a hearing, the City Attorney
shall determine whether a legislative or a quasi-judicial hearing is required.  The decision
shall be based upon consideration of applicable state regulations and relevant court
decisions.

Section 2.0.40 - LEGISLATIVE HEARINGS

2.0.40.01 - Notice

a. Notice Published in Newspaper - Notice of the hearing shall be published
in a newspaper of general circulation at least 10 days prior to the hearing and
shall contain the following information:

1. Terms of, or a statement of, the proposed public action;

2. Department of the City from which additional information can be
obtained; and

3. Time, place, date, and methods for presentation of views by interested
persons.
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e) Planned Developments, including:

1) Conceptual and/or Detailed Development Plans;

2) Major Planned Development Modifications; and

3) Planned Development Nullifications per Section
2.5.80.b:

f) Refinement Plans and Refinement Plan Nullifications; 

g) HRC-level Historic Preservation Permits related to Demolitions;
and

h) Major Neighborhood Center Master Site Plans, including:

1) Master Site Plans; and

2) Major Master Site Plan Modifications.;

i) Major Lot Development Options; and

j) Floodplain Development Permit Variances.

3. Any person who resides on or owns property within 100 ft., including
street right-of-way, of a parcel of land proposed for:  

a) Appeals of a General Development decision of the Director;

b) Establishing or removing a Historic Preservation Overlay
zoning designation, in accordance with Chapter 2.2 - Zone
Changes, including appeals of Administrative Zone Changes;

c) HRC-level Historic Preservation Permits, except those covered
by “2.g,” above;

d) Minor Planned Development Modifications;

e) Expedited Land Divisions;

f) Major Neighborhood Center Minor Site Plan Modifications;
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CHAPTER 2.1
COMPREHENSIVE PLAN AMENDMENT PROCEDURES

Section 2.1.10 - BACKGROUND

The adopted Comprehensive Plan is the City’s official statement of major policies
concerning desired future development of the community.  The Comprehensive Plan is the
controlling land use planning instrument for the City and, as such, land development
regulations and related actions are required to conform with the Plan.  

This chapter pertains to lands within the City limits.  Those portions of the Comprehensive
Plan that apply to areas outside the City limits but within the Urban Growth Boundary shall
be amended in accordance with the provisions of the Corvallis Urban Fringe Management
Agreement.  

Section 2.1.20 - PURPOSES

This Chapter describes the review criteria and procedural requirements to accomplish the
following:

a. Respond to changing conditions and community attitudes;

b. Ensure flexibility while maintaining the integrity of the Comprehensive Plan; and

c. Establish procedures by which the Plan text and map may be amended.

Section 2.1.30 - PROCEDURES

2.1.30.01 - Initiation

Comprehensive Plan Amendments shall be initiated by one of the following:

a. An application submitted by the property owners or their authorized agents;
or

b. A majority vote of the City Council.  City Council initiation of Comprehensive
Plan Map Amendments shall be considered to accomplish the following:

1. Respond to changed circumstances;

2. Correct inconsistencies with state goals;
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3. Accomplish legislative changes affecting a relatively large number of
properties or community-wide issues;

4. Correct inconsistencies between the Comprehensive Plan Map and
other policies and maps;

5. Respond to changes in property boundaries; and/or

6. Respond to changes as a result of neighborhood or area-specific
master planning efforts.

2.1.30.02 - Frequency of Plan Amendments

Applications for Comprehensive Plan Amendments initiated by property owners shall
be reviewed semi-annually in March and September by the Planning Commission.
The City Council may initiate amendments to the Comprehensive Plan at any time.
Applications for Comprehensive Plan Amendments filed in conjunction with an
application for Annexation shall be reviewed concurrently. Comprehensive Plan
Amendments are exempt from the time limits established in state law for
development review processes and shall be exempt from time restrictions set forth
in this Code. 

2.1.30.03 - Application Requirements

Notice shall be provided to the Land Conservation and Development Commission
(LCDC) of any proposed amendment or new regulation as provided by state law.

When the Director deems any requirement below unnecessary for the proper
evaluation of a proposed application, it may be waived. 

Prior to formal submittal of an application, the applicant is encouraged to
participate in an informal pre-application conference with Community
Development Department staff to discuss the proposal, the applicant’s
requirements, and the applicant’s materials developed in response to this
Code’s applicable requirements. 

Applications for Comprehensive Plan Amendments shall be made on forms provided
by the Director and shall be accompanied by:

a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
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site outlined in red; 

b. Signed consent by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided; 

c. Fifteen copies of the narrative, on 8.5- by 11-in. sheets, and 15 copies of
graphics at an 8.5- by 11-in. size.  The Director may request additional
copies of the narrative and/or graphics for routing purposes, if needed.
Related names/numbers must be legible on the graphics.  The Director may
also require some or all graphics at an 11- by 17-in. size if, for legibility
purposes, such a size would be helpful; 

d. For Comprehensive Plan Map Amendments, six sets of full-scaled black line
or blueprint drawings of the graphic(s), with sheet size not to exceed 24- by
36-in.  Where necessary, an overall plan with additional detail sheets may be
submitted;

e. For Comprehensive Plan Text Amendments, the proposed text changes;

f. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable;

g. Graphic Requirements 

Graphics shall include the following information where applicable:

1. Public Notice Map - Typically a street  map at one in. = 800 ft. as per
the City's public notice format;

2. Zoning Maps - Existing and proposed Zoning Maps.  Typically one in.
= 400 ft., but up to one in. = 800 ft., depending on the size of the site,
with a key that identifies each zone on the site and within 1,000 ft. of
the site as per City format;

3. Comprehensive Plan Maps - Existing and proposed Comprehensive
Plan Maps.  Typically one in. = 800 ft. with a key that identifies each

land use designation on the site and within 1,000 ft. of the site as per
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City format;

4. Existing Land Use Map - Typically a topographic map that extends at
least a 1,000 ft. beyond the site.  The map shall include building
footprints and distinguishes between single-family, multi-family,
Commercial, and Industrial Uses, as well as other significant features
such as roads, parks, schools, and significant natural features
identified by Chapter 2.11 - Floodplain Development Permit, Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions;

5. Significant Natural Features Map(s) - Maps shall identify significant
natural features of the site, including but not limited to:

a) All information and preservation plans required by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable; 

b) All Jurisdictional Wetlands not already shown as part of “a,”
above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 

6. For Comprehensive Plan Map Amendments, a legible vicinity map
identifying the area to be amended and identifying adjacent City and
County territory at least 300 ft. beyond the boundaries of the subject
site.  The map shall include features such as existing streets and
parcel boundaries; existing structures; driveways; utilities; significant
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natural features regulated by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; Minimum Assured Development Area
information from Chapter 4.11 - Minimum Assured Development Area
(MADA), if applicable; and any other information that, in the Director’s
opinion, would assist in providing a context for the proposed Map
Amendment.  The Director may require that an applicant’s graphics
include information on lands in excess of 300 ft. from the subject site,
such as in cases where an adjacent property is large and a view of the
whole parcel would be helpful, or when existing infrastructure is far
away from the site. 

 
h. Statement of availability, capacity, and status of existing water, sewer, storm

drainage, transportation, park, and school facilities.  The applicant shall
obtain this information using GIS base maps where available;

i. Statement of increased demand for the facilities that will be generated by the
proposed change in land use designation.  The applicant shall refer to the
criteria of the City’s facility master plans, available via the City Engineer, to
determine the methodology used to estimate public facility demands.
Information related to an actual development proposal may be included for
informational purposes.  At minimum, the demand calculations associated
with the full range of development potential (min. to max.) under current vs.
proposed land use designations shall be addressed in the analysis;

.
j. Statement of additional facilities required to meet the increased demand and

phasing of such facilities in accordance with projected demand.  The
applicant shall review adopted public facility plans, master plans, and capital
improvement programs, and state whether additional facilities are planned
or programmed for the subject area.  Information related to an actual
development proposal may be included for informational purposes.  At
minimum, the demand calculations associated with the full range of
development potential (min. to max.) under current vs. proposed land uses
designations shall be addressed in the analysis;

k. Traffic impact study, if required by the City Engineer.  The City Engineer shall
define the scope of the traffic impact study based on established procedures.
Information related to an actual development proposal may be included for
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informational purposes.  At minimum, the traffic calculations associated with
the full range of development potential (min. to max.) under current vs.
proposed land uses designations shall be addressed in the analysis.  Also
see Section 4.0.60.a;

l. Statement outlining the method and source of financing required to provide
additional facilities; and

m. Statement of the reasons for the change, and how the proposal meets the
review criteria in Section 2.1.30.06 or 2.1.30.07, whichever is applicable.  

2.1.30.04 - Acceptance of Application

a. The Director shall review the application in accordance with
Chapter 2.0 - Public Hearings.

b. After accepting a complete application, the Director shall schedule a public
hearing to be held by the Planning Commission.  Notice of the hearing shall
be provided in accordance with Chapter 2.0 - Public Hearings.  

c. After an application is accepted as complete, any revisions to it that result in
the need for an additional public notice to be mailed shall be regarded as a
new application.  Such new application shall require additional filing fees and
rescheduling of the required public hearing.

2.1.30.05 - Staff Evaluation

The Director shall prepare a report that evaluates whether the proposal complies
with the review criteria below.  The report shall include a recommendation for
approval or denial.

2.1.30.06 - Review Criteria for the Majority of Comprehensive Plan
Amendments

a. This Section addresses review criteria for the following:

1. Text Amendments to the Comprehensive Plan; and 

2. Amendments to the Comprehensive Plan Map that do not involve a
Map Amendment to Open Space-Conservation or Public Institutional,

when such a Map Amendment is required as part of an Annexation
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request per Chapter 2.6 - Annexations.

Comprehensive Plan Amendments shall be reviewed to ensure consistency
with the purposes of this Chapter, policies of the Comprehensive Plan, and
any other applicable policies and standards adopted by the City Council. 

b. Amendments shall be approved only when the following findings are made:

1. There is a demonstrated public need for the change;

2. The advantages to the community resulting from the change outweigh
the disadvantages; and

3. The change proposed is a desirable means of meeting the public
need.

c.  Proposed amendments to the Comprehensive Plan Map shall demonstrate
compatibility in the following areas, as applicable: 

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

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

3. Noise attenuation;

4. Odors and emissions;

5. Lighting;

6. Signage;

7. Landscaping for buffering and screening;

8. Transportation facilities;

9. Traffic and off-site parking impacts;

10. Utility infrastructure;

11. Effects on air and water quality (note: a DEQ permit is not sufficient
to meet this criterion);
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12. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards;

13. Preservation and/or protection of significant natural features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

2.1.30.07- Review Criteria for Remainder of Comprehensive Plan
Amendments 

a. This Section addresses review criteria for Comprehensive Plan Map
Amendments that involve a Map Amendment to Open Space-Conservation
or Public Institutional, when such a Map Amendment is required as part of an
Annexation request per Chapter 2.6 - Annexations.

This type of a  Comprehensive Plan Map Amendment shall be reviewed to
ensure consistency with the purposes of this Chapter, policies of the
Comprehensive Plan, and any other applicable policies and standards
adopted by the City Council. 

b. Amendments shall be approved only when the following findings are
made:

1. The proposed Comprehensive Plan Map Amendment is part of an
Annexation proposal; and

2. The Annexation proposal includes areas planned for open space,
general community use, or public or semi-public ownerships; and the
proposed Comprehensive Plan Map Amendment to Open Space-
Conservation or Public Institutional pertains to these lands, as follows:

a) Areas planned for open spaces or future general community
use, including planned parks, preserves, and general
drainageway corridors, shall be redesignated on the
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Comprehensive Plan Map as Open Space-Conservation. 

 b) Existing, proposed, or planned areas of public or semi-public
ownership, such as Oregon State University facilities or lands,
school sites, City reservoirs, and portions of the Corvallis
Municipal Airport, shall be redesignated on the Comprehensive
Plan Map as Public Institutional.

c. Proposed amendments to the Comprehensive Plan Map shall
demonstrate compatibility in the following areas, as applicable: 

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

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

3. Noise attenuation;

4. Odors and emissions;

5. Lighting;

6. Signage;

7. Landscaping for buffering and screening;

8. Transportation facilities;

9. Traffic and off-site parking impacts;

10. Utility infrastructure; 

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

12. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards;

13. Preservation and/or protection of significant natural features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
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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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

2.1.30.08 - Action by the Planning Commission

The Planning Commission shall conduct a public hearing in accordance with
Chapter 2.0 - Public Hearings.  Following the close of the public hearing, the
Commission shall make a recommendation to the City Council concerning the
proposed Comprehensive Plan Amendment.  The Commission's recommendations
shall include findings that specify how the proposal has or has not complied with the
above review criteria.

2.1.30.09 - Action by the City Council

Upon receipt of the Planning Commission's recommendation, the City Council shall
set a public hearing in accordance with Chapter 2.0 - Public Hearings.  Following the
close of the public hearing, the City Council shall either deny the application or adopt
an ordinance approving the proposed Comprehensive Plan Amendment or a
modification thereof.  The City Council's decision shall include findings that specify
how the proposal has or has not complied with the above review criteria.

2.1.30.10 - Notice of Disposition

The Director shall provide the applicant with a Notice of Disposition in accordance
with Chapter 2.0 - Public Hearings, that includes a written statement of the City
Council's decision, a reference to findings leading to it, and the appeal period
deadline.  A Notice of Disposition shall also be mailed to persons who presented
oral or written testimony at the public hearing. 

2.1.30.11 - Map Errors

If the City Council approves a Comprehensive Plan Map Amendment, but the
Director discovers that the Comprehensive Plan Map was not altered to accurately
reflect the Amendment, the Director shall correct the Comprehensive Plan Map to
comply with the amendment without any additional public review.  

The Map Amendment shall not be corrected if the City Council subsequently
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approves a Comprehensive Plan Map Amendment affecting the initial approval. 

Map corrections made by the Director shall be reported to the Council and the
owner of the property receiving the correction by noting the correction as a consent
item on a Council agenda following the correction, and by mailing the property
owner notification of the correction.
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CHAPTER 2.2
 ZONE CHANGES

Section 2.2.10 - BACKGROUND

The Official Zoning Map is consistent with the adopted Comprehensive Plan, as amended,
and as such is a reflection of the City's land use planning goals.  The map has also been
adopted as part of this Code.  Frequent and piecemeal amendments to the Official Zoning
Map can threaten the integrity of the Comprehensive Plan and the likelihood of its
successful implementation.  Nevertheless, it may be necessary to amend the Official
Zoning Map from time to time to correct errors or to respond to changing conditions or
unforseen circumstances, or to provide an incentive for the protection of Natural Resources
and Natural Hazards.  

When a zone is amended, there often must be a corresponding change to the
Comprehensive Plan Map.  There are, however, instances where more than one zone
corresponds to a site’s Comprehensive Plan designation.  In these situations, the zone can
be amended without a Comprehensive Plan Map Amendment.  Table 2.2-1 -
Comprehensive Plan and Corresponding Zoning Map Designations, below illustrates the
relationship between the Comprehensive Plan and the Official Zoning Map designations
in the City.

Zone Changes are classified as legislative or quasi-judicial, depending on the number of
properties involved.  While only the City Council makes legislative decisions regarding Zone
Changes, quasi-judicial decisions may be made by the:

a. Community Development Director in the case of Administrative Zone Changes to:

1. Remove a Historic Preservation Overlay in cases where a public hearing is
not required.  See Section 2.2.50;

2. Apply a Conservation - Open Space Zone on lands that already have a
Natural Resource or Natural Hazards Overlay.  See Section 2.2.50; and

3. Remove a residential Planned Development Overlay as mandated by the
state.  See Section 2.2.50.

b. Planning Commission;

c. Land Development Hearings Board; 
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c) Comprehensive Plan Map - Typically one in. = 800 ft. with a
key that identifies each land use designation on the site and
within 1,000 ft. of the site as per City format;

d) Existing Land Use Map - Typically a topographic map that
extends at least a 1,000 ft. beyond the site.  The map shall
include building footprints and distinguish between
single-family, multi-family, Commercial, and Industrial uses, as
well as other significant features such as roads, parks, schools,
and significant natural features identified by Chapter 2.11 -
Floodplain Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting,  Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions;

e) Significant Natural Features Map(s) - Maps shall identify
significant natural features of the site, including but not limited
to:

1) All information and preservation plans required by
Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - FloodplainNatural 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, as applicable, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions; 

2) All Jurisdictional Wetlands not already shown as part of
“a,” above.  While not all Jurisdictional Wetlands are
locally regulated by Chapter 4.13 - Riparian Corridor
and Wetland Provisions, they need to be shown so that
the City can route the application to the appropriate
state and federal agencies for comment; and

3) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 
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7. A legible vicinity map identifying the area to be amended and
identifying adjacent City and County territory at least 300 ft. beyond
the boundaries of the subject site.  The map shall include features
such as existing streets and parcel boundaries; existing structures;
driveways; utilities; Significant Natural Features regulated by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting, Chapter 4.5 - FloodplainNatural
Hazard and Hillside Development Provisions, Chapter 4.12 -
Significant Vegetation Protection Provisions, and Chapter 4.13 -
Riparian Corridor and Wetland Provisions, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions; Minimum
Assured Development Area information from Chapter 4.11 - Minimum
Assured Development Area (MADA), if applicable; and any other
information that, in the Director’s opinion, would assist in providing a
context for the proposed Zone Change.  The Director may require that
an applicant’s graphics include information on lands in excess of 300
ft. from the subject site, such as in cases where an adjacent property
is large and a view of the whole parcel would be helpful, or when
existing infrastructure is far away from the site. 

8. Statement of availability, capacity, and status of existing water, sewer,
storm drainage,  transportation, park , and school  facilities.  The
applicant shall obtain this information using GIS base maps where
available; 

9. Statement of increased demand for the facilities that will be generated
by the proposed change in land use designation.  The applicant shall
refer to the criteria of the City’s facility master plans, available via the
City Engineer, to determine the methodology used to estimate public
facility demands.  Information related to an actual development
proposal may be included for informational purposes.  At minimum,
the demand calculations associated with the full range of development
potential (min. to max.) under current vs. proposed land uses
designations shall be addressed in the analysis;

10. Statement of additional facilities required to meet the increased
demand and phasing of such facilities in accordance with projected
demand.  The applicant shall review adopted public facility plans,
master plans and capital improvement programs, and state whether
additional facilities are planned or programmed for the subject area.
Information related to an actual development proposal may be
included for informational purposes.  At minimum, the demand
calculations associated with the full range of development potential 
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9. Traffic and off-site parking impacts;

10. Utility infrastructure; 

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

12. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards;

13. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

b. Review Criteria for Zone Changes to Apply a Historic Preservation
Overlay

1. Historic Integrity of setting, location, materials or workmanship -

To meet this criteria, the applicant shall demonstrate that the
application fulfills at least two of the following criteria:

a) The historic resource is in its original location or is in the
location in which it made a historical contribution;

b) The historic resource remains essentially as originally
constructed;

c) Sufficient original workmanship and material remain to show
the construction technique and stylistic character of a given
Period of Significance;

d) The immediate setting of the historic resource retains land
uses, or landscaping and relationship with associated
structures, consistent with the Period of Significance;
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CHAPTER 2.3
CONDITIONAL DEVELOPMENT

Section 2.3.10 - BACKGROUND

Certain Use Types listed in each zone require a public hearing to determine how they affect
surrounding properties, neighborhoods, and the community as a whole.  The Conditional
Development review process provides an opportunity to allow a Use when potential
adverse effects can be mitigated, or deny a Use if concerns cannot be resolved to the
satisfaction of the hearing authority.  It is the intent of this Chapter to permit Conditional
Developments and Conditional Development Modifications consistent with the
Comprehensive Plan, subject to procedures and criteria intended to mitigate potentially
negative impacts.

Section 2.3.20 - PURPOSES 

Procedures and review criteria for Conditional Developments are established for the
following purposes:

a. Permit certain types of public and private development that provide a community
service in locations related to their service areas; 

b. Permit commercial development in locations related to its service area;

c. Ensure that Conditional Development is compatible with its immediate area and the
affected part of the community;

d. Permit Uses when potentially adverse effects can be mitigated; and

e. Permit a mixture of residential development types.

Section 2.3.30 - CONDITIONAL DEVELOPMENT PROCEDURES 

When an application is filed for a Conditional Development or a Conditional Development
Modification, it shall be reviewed in accordance with the following procedures.

2.3.30.01 - Application Requirements

When the Director deems any requirement below unnecessary for proper evaluation
of a proposed application, it may be waived. 
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Prior to formal submittal of an application, the applicant is encouraged to
participate in an informal pre-application conference with Community
Development Department staff to discuss the proposal, the applicant’s
requirements, and the applicant’s materials developed in response to this
Code’s applicable requirements. 

Applications shall be made on forms provided by the Director and shall be
accompanied by: 

a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
site outlined in red; 

b. Signed consent  by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided; 

c. Fifteen copies of the narrative, on 8.5- by 11-in. sheets, and 15 copies of
graphics at an 8.5- by 11-in. size.  The Director may request additional
copies of the narrative and/or graphics for routing purposes, if needed.
Related names/numbers must be legible on the graphics.  The Director may
also require some or all graphics at an 11- by 17-in. size if, for legibility
purposes, such a size would be helpful; 

d. Six sets of full-scaled black line or blueprint drawings of the graphic(s), with
sheet size not to exceed 24- by 36-in.  Where necessary, an overall plan with
additional detail sheets may be submitted;

e. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable;
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f. Graphic Requirements 

Graphics shall include the following information where applicable:

1. Public Notice Map - Typically a street  map at one in. = 800 ft. as per
the City's public notice format;

2. Zoning Map - Typically one in. = 400 ft., but up to one in. = 800 ft.,
depending on the size of the site, with a key that identifies each zone
on the site and within 1,000 ft. of the site as per City format;

3. Comprehensive Plan Map - Typically one in. = 800 ft. with a key that
identifies each land use designation on the site and within 1,000 ft. of
the site as per City format;

4. Existing Land Use Map - Typically a topographic map that extends at
least 1,000 ft. beyond the site.  The map shall include building
footprints and distinguish between single-family, multi-family,
Commercial, and Industrial Uses, as well as other significant features
such as roads, parks, schools, and Significant Natural Features
identified by Chapter 2.11 - Floodplain Development Permit, Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions;

5. Significant Natural Features Map(s) - Maps shall identify Significant
Natural Features of the site, including but not limited to:

a) All information and preservation plans required by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable; 

b) All Jurisdictional Wetlands not already shown as part of “a,”
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above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 

6. Site Plan(s) and Other Graphics - 

a) Site plan(s) and other graphics shall be drawn to scale and
shall contain a sheet title, date, north arrow, and legend placed
in the same location on each sheet and contain the information
listed in this Section and “b,” below. 

Graphics shall include features within a minimum 150-ft. radius
of the site, such as existing streets and parcel boundaries;
existing structures; driveways; utilities; Significant Natural
Features regulated by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering,  Screening, and
Lighting, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian Corridor
and Wetland Provisions, and Chapter 4.14 - Landslide Hazard
and Hillside Development Provisions; Minimum Assured
Development Area information from Chapter 4.11 - Minimum
Assured Development Area (MADA), if applicable; and any
other information that, in the Director’s opinion, would assist in
providing a context for the proposed development.  The
Director may require that an applicant’s graphics include
information on lands in excess of 150 ft. from a development
site, such as in cases where an adjacent property is large and
a view of the whole parcel would be helpful, or when existing
infrastructure is far away from the site. 

b) The site plan and related graphics shall also include:

1) Boundary of the proposed development site and any
interior boundaries related to proposed development
phases or land divisions;
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2) Number of lots and their dimensions, including frontage,
depth, and area in sq. ft.;

3) Location and floor area of existing and proposed
structures and other improvements, including maximum
heights, Building Types, and gross density per acre for
residential developments; location of fire hydrants,
overhead lines in the abutting right of way, easements,
fences, walls, parking calculations, and walkways; and
any proposed Use restrictions.  Where required by the
applicable zone, Lot Coverage and Green Area
calculations shall be provided;

4) Location and dimensions of all areas to be conveyed,
dedicated, or reserved as common open spaces,
common Green Area, public parks, recreational areas,
school sites, and similar public and semi-public uses;

5) Existing and proposed circulation system plan and
dimensions including streets, driveways, bikeways,
sidewalks, multi-use paths, off-street parking areas,
service areas (including refuse), loading areas, direction
of traffic flow, and major points of access to public
rights-of-way.  Illustrative cross-sections of streets shall
be provided.  Notations of proposed ownership (public
or private) should be included where appropriate;

6) Existing and proposed general pedestrian circulation
system, including its interrelationship and connectivity
with the existing and proposed vehicular, bicycle, and
pedestrian circulation systems, and indicating proposed
treatments for points of conflict;

7) Detailed utilities plan indicating existing and proposed
utility systems and their function, including sanitary
sewer, storm sewer, and drainage and water systems;

8) Identification of Significant Natural Features that were
included on the Significant Natural Features map(s)
required in “5," above, to indicate the relationship of the
proposal to the site’s Significant Natural Features;
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9) Existing and proposed topographic contours at two-ft.
intervals.  Where the grade of any part of the
development site exceeds 10 percent and where the
development site abuts existing developed lots, a
conceptual grading plan shall be required.  The grading
plan shall contain adequate information to evaluate
impacts to the site and adjacent areas, consistent with
Chapter 4.514 - LandslideNatural Hazard and Hillside
Development Provisions.  If a grading plan is required,
it shall indicate how these objectives are met, how
runoff or surface water from the development will be
managed, and how the development’s surface waters
will be disposed;  

10) Conceptual landscape plan drawn to scale and showing
the location of existing trees and vegetation proposed to
be removed from or to be retained on the site, the
location and conceptual design for landscaped areas -
types of plant materials as basic as trees, shrubs, and
groundcover/lawn areas - and other conceptual
landscape features including walls and fences;

11) Exterior lighting plan indicating the location, size, height,
typical design, material, color, method, and direction of
illumination; and

12) Typical elevations and floor plans of buildings and
structures sufficient to indicate the architectural intent
and character of the proposed development, indicate
the entrance and exit points, and permit computations
of parking, design, and yard requirements.  The
elevations shall specify building materials to be used,
specifications as to type, color, and texture of proposed
exterior surfaces, and information demonstrating
compliance with Chapter 4.10 - Pedestrian Oriented
Design Standards;

g. Narrative Requirements 

A written statement shall include the following information:

1. Statement of the planning objectives to be achieved by the proposed
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development.  This statement shall include a description of the
proposed development, the rationale behind the assumptions and
choices made, and a discussion of how the application meets the
review criteria in Section 2.3.30.04 below, including the development
standards required by this Code;

2. Quantitative data for the following, where appropriate:

 a) Total number and type of dwelling units;

 b) Square footages of all structures;

 c) Parcel size;

 d) Proposed Lot Coverage of buildings and structures, where
known;

 e) Gross densities per acre;

 f) Total square footage of Green Area;

 g) Total number of parking spaces (compact, standard,
handicapped, bicycle) and a breakdown of how parking is
consistent with this Code’s requirements; and

 h) Total square footage of nonresidential construction;

3. Detailed statement outlining timing, responsibilities, and financial
assurances for all public and non-public improvements such as
irrigation, private roads and drives, landscape, and maintenance;

4. Statement describing phases of project, if proposed.  Phases shall be:

a) Substantially and functionally self-contained and self-sustaining
with regard to access, parking, utilities, Green Areas, and
similar physical features; and capable of substantial
occupancy, operation, and maintenance upon completion of
construction and development; 

b) Arranged to avoid conflicts between higher and lower density
development; 
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c) Properly related to other services of the community as a whole
and to those facilities and services yet to be provided; and

d) Provided with such temporary or permanent transitional
features, buffers, or protective areas as may be required to 

prevent damage or detriment to any completed phases and to
adjoining properties not in the Conditional Development.

5. Traffic impact study, if required by the City Engineer.  The City
Engineer shall define the scope of the traffic impact study based on
established procedures.  See Section 4.0.60.a;

6. Statement addressing compatibility of proposed development with
adjacent land uses relating to such items as architectural character,
Building Type, and height of proposed structures; and

7. Proposals for setbacks or building envelopes, lot areas where land
division is anticipated, and number of parking spaces to be provided
per gross floor area or per number of units.

8. Information required by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable.

2.3.30.02 - Acceptance of Application

a. The Director shall review the application in accordance with
Chapter 2.0 - Public Hearings. 

b. After accepting a complete application, the Director shall schedule a public
hearing to be held by the Planning Commission.  Notice of the hearing shall
be provided in accordance with Chapter 2.0 - Public Hearings. 

c. After an application is accepted as complete, any revisions to it that result in
the need for an additional public notice to be mailed shall be regarded as a
new application.  Such new application shall require additional filing fees and
rescheduling of the required public hearing.
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2.3.30.03 - Staff Evaluation

The Director shall prepare a report that evaluates whether the proposal complies
with the review criteria below.  The report shall include a recommendation for
approval or denial and, if needed, a list of conditions for the Planning Commission
to consider if an approval is granted.

2.3.30.04 - Review Criteria

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

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

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

c. Noise attenuation;

d. Odors and emissions;

e. Lighting;

f. Signage;

g. Landscaping for buffering and screening;

h. Transportation facilities; 

i. Traffic and off-site parking impacts;

j. Utility infrastructure;

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

l. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards; and

m. Preservation and/or protection of Significant Natural Features, consistent with
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Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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,
and Chapter 4.14 - Landslide Hazard and Hillside Development Provisions.
Streets shall also be designed along contours, and structures shall be
designed to fit the topography of the site to ensure compliance with these
Code standards.

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

2.3.30.05 - Action by the Planning Commission

The Planning Commission shall conduct a public hearing in accordance with
Chapter 2.0 - Public Hearings.  Following the close of the public hearing, the
Commission shall approve, conditionally approve, or deny the Conditional
Development.  The Commission's decision shall include findings that specify how
the application has or has not complied with the above review criteria. 

2.3.30.06 - Notice of Disposition

The Director shall provide the applicant with a Notice of Disposition in accordance
with Chapter 2.0 - Public Hearings that includes a written statement of the Planning
Commission's decision, a reference to findings leading to it, any Conditions of
Approval, and the appeal period deadline.  A Notice of Disposition shall also be
mailed to persons who presented oral or written testimony at the public hearing. 
For development on property with a Willamette River Greenway Overlay Zone, a
Notice of Disposition shall also be mailed to the Oregon Department of Parks and
Recreation.

2.3.30.07 - Appeals

The decision of the Planning Commission may be appealed in accordance with
Chapter 2.19 - Appeals. 
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CHAPTER 2.4
 SUBDIVISIONS AND MAJOR REPLATS

Section 2.4.10 - BACKGROUND

The division of land is the first step toward establishing a community's ultimate
development pattern.  Land Divisions can occur through either a Subdivision or a Partition
procedure.  A Subdivision procedure is used when four or more units (generally called lots)
of land are created in a calendar year.  Residential Subdivision applications are reviewed
by the Director and do not go through a public hearing, except upon appeal.  Nonresidential
Subdivision applications are reviewed by the Planning Commission.  For the purposes of
this Chapter, Residential Subdivisions are those involving lands with a Zoning Designation
of RS-1, RS-3.5, RS-5, RS-6, RS-9, RS-9(U), RS-12, RS-12(U), RS-20, and MUR.
Nonresidential Subdivisions are those with a Zoning Designation other than those for
Residential Subdivisions.  Subdivision applications may include requests for Planned
Developments to permit greater flexibility in design.  Procedural provisions for Planned
Developments are addressed in Chapter 2.5 - Planned Development.

A Partition procedure is used when three or fewer units (generally called parcels) are
created in a calendar year.  Partitions may or may not involve creation of a street.  Partition
applications are reviewed by the Director and do not go through a  public hearing, except
upon appeal.  Partitions, in addition to procedures for Minor Replats and Property Line
Adjustments, are addressed in Chapter 2.14 - Partitions, Minor Replats, and Property Line
Adjustments.  

This Chapter presents the review process and plat requirements for Subdivisions.
Chapter 4.4 - Land Division Standards discusses lot and street design requirements and
therefore must be reviewed in conjunction with this Chapter in creating and developing a
Subdivision.

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;
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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. 

Section 2.4.30 - TENTATIVE PLAT REVIEW PROCEDURES

When an application is filed for a Subdivision, it shall be reviewed in accordance with the
following procedures.

2.4.30.01 - Application Requirements

When the Director deems any requirement below unnecessary for proper evaluation
of a proposed application, it may be waived. 

Prior to formal submittal of an application, the applicant is encouraged to
participate in an informal pre-application conference with Community
Development Department staff to discuss the proposal, the applicant’s
requirements, and the applicant’s materials developed in response to this
Code’s applicable requirements. 

Applications shall be made on forms provided by the Director and shall be
accompanied by:

a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
site outlined in red; 

b. Signed consent  by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided; 

c. Fifteen copies of the narrative, on 8.5 by 11 in. sheets, and 15 copies of
graphics at an 8.5 by 11 in. size.  The Director may request additional copies
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of the narrative and/or graphics for routing purposes, if needed. Related
names/numbers must be legible on the graphics.  The Director may also
require some or all graphics at an 11 by 17 in. size if, for legibility purposes,
such a size would be helpful; 

d. Six sets of full-scaled black line or blueprint drawings of the graphic(s), with
sheet size not to exceed 24 by 36 in.  Where necessary, an overall plan with
additional detail sheets may be submitted;

e. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable;

f. Graphic Requirements 

Graphics shall include the following information where applicable:

1. Public Notice Map - Typically a street  map at one in. = 800 ft. as per
the City's public notice format;

2. Zoning Map - Typically one in. = 400 ft., but up to one in. = 800 ft.,
depending on the size of the site, with a key that identifies each zone
on the site and within 1,000 ft. of the site as per City format;

3. Comprehensive Plan Map - Typically one in. = 800 ft. with a key that
identifies each land use designation on the site and within 1,000 ft. of
the site as per City format;

4. Existing Land Use Map - Typically a topographic map that extends at
least a 1,000 ft. beyond the site.  The map shall include building
footprints and distinguish between single-family, multi-family,
Commercial, and Industrial uses, as well as other significant features
such as roads, parks, schools, and Significant Natural Features
identified by Chapter 2.11 - Floodplain Development Permit, Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions;

5. Significant Natural Features Map(s) - Maps shall identify Significant
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Natural Features of the site, including but not limited to:

a) All information and preservation plans required by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable; 

b) All Jurisdictional Wetlands not already shown as part of “a,”
above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 

6. Tentative Subdivision Plat and Other Graphics - 

a) Tentative Subdivision Plat and other graphics for both
Nonresidential and Residential Subdivisions shall be drawn to
scale and shall contain a sheet title, date, north arrow, and
legend placed in the same location on each sheet and contain
the information listed in this Section and “b,” below. 

1. Nonresidential Subdivision graphics shall include
features within a minimum 150-ft. radius of the site,
such as existing streets and parcel boundaries; existing
structures; driveways; utilities; Significant Natural
Features regulated by Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian
Corridor and Wetland Provisions, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions;
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Minimum Assured Development Area information from
Chapter 4.11 - Minimum Assured Development Area
(MADA), if applicable; and any other information that, in
the Director’s opinion, would assist in providing a
context for the proposed development.   The Director
may require that an applicant’s graphics include
information on lands in excess of 150 ft. from a
development site, such as in cases where an adjacent
property is large and a view of the whole parcel would
be helpful, or when existing infrastructure is far away
from the site. 

2. Residential Subdivision graphics shall include features
within a minimum of 300 feet from all exterior
boundaries of the site, showing existing streets and
parcel boundaries; existing structures in excess of 100
sq. ft.; driveways; utilities; Significant Natural Features
regulated by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian
Corridor and Wetland Provisions, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions;
and Minimum Assured Development Area information
from Chapter 4.11 - Minimum Assured Development
Area (MADA), if applicable.  Additionally, if existing
infrastructure is more than 300 ft. from an exterior
boundary of the Residential Subdivision site, the
Residential Subdivision graphics shall extend beyond
the required 300 ft. to include said features and all lands
between the Residential Subdivision site and the
existing infrastructure. 

b) The Tentative Subdivision Plat and related graphics shall also
include:

1) Boundary of the proposed development site and any
interior boundaries related to proposed development
phases or Land Divisions;
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2) Number of lots and their dimensions, including frontage,
depth, and area in sq. ft.;

3) Location of existing and proposed structures and other
improvements, including Building Types and gross
density per acre for residential developments; location
of fire hydrants, overhead lines in the abutting right of
way, easements, fences, walls, parking calculations,
and walkways; and any proposed use restrictions.
Where required by the applicable zone, Lot Coverage
and Green Area calculations shall be provided, as
applicable.  An indication of approximate building
envelopes may be required to evaluate building
relationships;

4) Location and dimensions of areas to be conveyed,
dedicated, or reserved as common open spaces,
common Green Area, public parks, recreational areas,
school sites, and similar public and semi-public uses;

5) Existing and proposed circulation system plan and
dimensions including streets, driveways, bikeways,
sidewalks, multi-use paths, off-street parking areas,
service areas (including refuse), loading areas, direction
of traffic flow, and major points of access to public
rights-of-way.  Illustrative cross-sections of streets shall
be provided.  Notations of proposed ownership (public
or private) should be included where appropriate;

6) Existing and proposed general pedestrian circulation
system, including its interrelationship and connectivity
with the existing and proposed vehicular, bicycle, and
pedestrian circulation systems, and indicating proposed
treatments for points of conflict;

7) Detailed utilities plan indicating existing and proposed
utility systems and their function, including sanitary
sewer, storm sewer, and drainage and water systems;

8) Identification of Significant Natural Features that were
included on the Significant Natural Features map(s)
required in “5," above, to indicate the relationship of the
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proposal to the site’s Significant Natural Features; 

9) Existing and proposed topographic contours at two-ft.
intervals.  Where the grade of any part of the
Subdivision exceeds 10 percent and where the
Subdivision abuts existing developed lots, a conceptual
grading plan shall be required as follows:  

a. Conceptual Grading Plans for Residential
Subdivisions - Conceptual grading plans for
Residential Subdivision applications shall identify
all proposed cuts and fills and the associated
grade changes in ft. to demonstrate adherence
to the provisions in Chapter 4.514 -
LandslideNatural Hazard and Hillside
Development Provisions.  The conceptual
grading plan shall also indicate how runoff and
surface water from individual lots will be
managed, and how the Subdivision’s  surface
waters will be managed.  Additionally, the
conceptual grading plan for Residential
Subdivisions shall meet the requirements in “10,”
and “11,” below;  

b. Conceptual Grading Plans for Nonresidential
Subdivisions - Conceptual grading plans for
Nonresidential Subdivision applications shall
contain adequate information to evaluate impacts
to the site and adjacent areas, consistent with
Chapter 4.514 - LandslideNatural Hazard and
Hillside Development Provisions.  If a grading
plan is required for a Nonresidential Subdivision,
it shall indicate how these objectives are met,
how runoff or surface water from individual lots
will be managed, and how the subdivision’s
surface waters will be managed.  Additionally,
Nonresidential Subdivision applications shall
include two design alternatives demonstrating
that the applicant has achieved the optimal
balance of applicable criteria;  

10) For residential development, excavation and grading
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shall maintain hydrology that supports existing wetland
and riparian areas and the application shall demonstrate
adherence;

11) For residential development, the graphics, including the
conceptual grading plan, must demonstrate that each lot
can be served by streets and infrastructure in a manner
that is consistent with the clear and objective approval
standards contained in the following:  the City’s
development standards outlined in by the applicable
underlying zoning designation standards in Article III 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;

12) Approximate location of proposed easements and/or
dedications for drainage, sewage, or other public
utilities;

13) For residential development, a copy of the Tentative
Subdivision Plat showing intended Housing Types per
lot, when required to satisfy Housing Type variation
provisions within the relevant zone.  Single-family
detached housing need not be identified.  A deed
declaration will be required to enforce the variations in
Housing Types and ensure that this Code’s densities
and Comprehensive Plan densities are maintained.
Single-family detached housing need not be enforced
through the deed declaration;

14) For residential development, existing structures and
trees located on land adjacent to the development that,
between 10 a.m. and 3 p.m. on November 21, will
reduce Solar Access to the subject property;

15) For residential development, location of existing
structures and trees on the site that could reduce Solar
Access to any buildable area within the development.
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The application shall indicate the type and location of
trees to be preserved, and the shadow patterns of trees
at their mature height for the reference period from 9
a.m. to 3 p.m. on November 21;

16) For residential development, the location of solar
collectors on land adjacent to the development for which
Solar Access permits have been granted;

17) For residential development, a copy of the Tentative
Subdivision Plat showing which lots are intended to
have Solar Access protection, and showing an area on
each lot available for construction of a Solar Access-
protected dwelling; 

18) For residential development, a proposed solar envelope
for each lot as necessary for Solar Access protection
consistent with Chapter 4.6 - Solar Access; and

19) Name and address of owner(s) of record, applicant, and
registered land surveyor who prepared the plat.

g. Narrative Requirements  

A written statement shall include the following information:

1. Statement of the planning objectives to be achieved by the Tentative
Subdivision Plat.  This statement shall include a description of the
proposed development, the rationale behind the assumptions and
choices made, and a discussion of how the application meets the
review criteria in Section 2.4.30.04 below, including the development
standards required by this Code;

2.  Quantitative data for the following, where appropriate :

 a) Total number and type of dwelling units;

 b) Parcel and lot sizes;

 c) Proposed Lot Coverage of buildings and structures, where
known;
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 d) Gross densities per acre;

 e) Total square footage of Green Area; and

 f) Total square footage of nonresidential construction;

3. Detailed statement outlining timing, responsibilities, maintenance, and
financial assurances for all public and non-public improvements to be
constructed or installed including:

a) Provisions for domestic water supply including source, quality,
and approximate quantity;

b) Provisions for sewage disposal, storm drainage, and flood
control;

c) Provisions for improvements and maintenance of common
areas and private roads and drives, if proposed; and

d) Proposed landscaping and irrigation.

4. Statement describing phases of project, if proposed.  Phases shall be:

a) For Nonresidential Subdivisions - Substantially and functionally
self-contained and self-sustaining with regard to access,
parking, utilities, Green Areas, and similar physical features;
capable of substantial occupancy, operation, and maintenance
upon completion of construction and development, and be
designed such that the phases support the infrastructure
requirements for the project; 

b) Designed to Address Compatibility:  

1) For Nonresidential Subdivisions - Addressing
compatibility means arranging the phases to avoid
conflicts between higher and lower density
development;

2) For Residential Subdivisions - Uses permitted outright
within a zone are considered to be compatible and not
to conflict.  Between zones, compatibility is addressed
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at the time the zone is established.  A Residential Use
permitted outright within an existing zone is considered
to be compatible with Uses permitted outright within
existing neighboring zones;  

c) For Nonresidential Subdivisions - Properly related to other
services of the community as a whole and to those facilities
and services yet to be provided; 

d) For Nonresidential Subdivisions - Provided with such
temporary or permanent transitional features, buffers, or
protective areas as may be required to prevent damage or
detriment to any completed phases and to adjoining properties
not in the Subdivision; and 

e) For Residential Subdivisions - Each proposed phase must
meet all required clear and objective standards for access,
parking, transportation facilities, utilities, Green Areas, and
drainage without reliance on any uncompleted phase.  Each
proposed phase, and the Subdivision as a whole, must be
designed so that in addition to each proposed phase meeting
all required infrastructure standards for that phase, at the
completion of each phase all completed phases together will
cumulatively meet all infrastructure standards that would be
required for a project consisting of the completed phases.  The
Subdivision and each phase must also be designed so that by
completion of all proposed phases all the phases together will
meet all infrastructure requirements for the project.

5. Traffic impact study -

a) Nonresidential Subdivisions - Any proposal generating 30 or
more trips per hour shall include Level of Service (LOS)
analysis 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. 

b) Residential Subdivisions -  a Traffic Impact Analysis (TIA) is
required.  The TIA shall be prepared by a registered
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professional engineer, in accordance with the most current ITE
standards, and shall address both current conditions and those
within a 20-year horizon.  The TIA shall quantify the trip
generation effects of the proposal.  The TIA shall estimate trip
distribution patterns.  Any proposal generating 30 or more trips
per hour shall include Level of Service (LOS) analysis for the
affected intersections.  If any affected intersection LOS is or
will fall below LOS D during any hour, mitigation shall be
proposed.  The mitigation shall demonstrate that at least LOS
D  will be maintained for 20 years.

6. Information required by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable.

 
2.4.30.02 - Acceptance of Application

a. The Director shall process Nonresidential Subdivision applications in
accordance with Chapter 2.0 - Public Hearings.  The Director shall process
Residential Subdivisions in accordance with the procedures in Chapter 2.14 -
Partitions, Minor Replats, and Property Line Adjustments.

b. After accepting a complete application for a Nonresidential Subdivision, the
Director shall schedule a public hearing to be held by the Planning
Commission.  After accepting a complete application for a Residential
Subdivision, the Director shall commence review in accordance with Section
2.14.30.02.  Notice of the hearing for a Nonresidential Subdivision shall be
provided in accordance with Chapter 2.0 - Public Hearings.  Notice for a
Residential Subdivision shall be provided in accordance with Section
2.14.30.03.

c. After an application is accepted as complete, any revisions to it that result in
the need for an additional public notice to be mailed shall be regarded as a

new application.  Such new application shall require additional filing fees and
rescheduling of the required public hearing.
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2.4.30.03 - Staff Evaluation

a. Nonresidential Subdivisions - For a Nonresidential Subdivision, the
Director shall prepare a report that evaluates whether the proposal complies
with the review criteria outlined in Section 2.4.30.04.a below.  The report shall
include a recommendation for approval or denial and, if needed,  a list of
Conditions of Approval for the Planning Commission to consider if an
approval is granted.

b. Residential Subdivisions - For a Residential Subdivision, the Director shall
prepare a Notice of Disposition that contains findings as to whether the
proposal complies with the applicable review criteria outlined in Section
2.4.30.04.b, below; a decision for approval or denial; and, if needed,  a list of
Conditions of Approval if an approval is granted.  

2.4.30.04 - Review Criteria

a. Nonresidential Subdivisions - Requests for the approval of a nonresidential
Tentative Subdivision Plat shall be reviewed to ensure consistency with the
purposes of this Chapter and the following:  the City’s development
standards outlined in the applicable underlying Zoning Designation standards
in Article III 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;  the adopted City Off-street Parking
Standards; and any other applicable policies and standards adopted by the
City Council.  Additionally,  pursuant to Comprehensive Plan Policy 3.2.7, the
application shall also demonstrate compatibility in the areas in “1-13” below,
as applicable. 

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

 2. Visual elements (scale of potential development, etc.);

 3. Noise attenuation;

 4. Odors and emissions;
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 5. Lighting;

 6. Signage;

 7. Landscaping for buffering and screening;

 8. Transportation facilities;

 9. Traffic and off-site parking impacts;

 10. Utility infrastructure;

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

  12. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards; and

13. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

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 III 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
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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 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards;

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.

2.4.30.05 - Action 

a. Action by the Planning Commission for Nonresidential Subdivisions -
The Planning Commission shall conduct a public hearing in accordance with
Chapter 2.0 - Public Hearings.  Following the close of the hearing, the
Planning Commission shall approve, conditionally approve, or deny the
Tentative Subdivision Plat.  The Commission's decision shall include findings
that specify how the application has or has not complied with the above
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review criteria.

b. Action by the Director for Residential Subdivisions - Following the staff
evaluation outlined in Section 2.4.30.03, the Director shall approve,
conditionally approve, or deny the Tentative Subdivision Plat.  The Director’s
decision shall include findings that specify how the application has or has not
complied with the above review criterial.

2.4.30.06 - Notice of Disposition

The Director shall provide the applicant with a Notice of Disposition in accordance
with Chapter 2.0 - Public Hearings that includes a written statement of the Planning
Commission's decision, a reference to findings leading to it, any Conditions of
Approval, and the appeal period deadline.  A Notice of Disposition shall also be
mailed to persons who presented oral or written testimony at the public hearing. 

2.4.30.07 - Appeals

The decision of the Director or Planning Commission, whichever the decision-maker
as outlined in this Chapter, may be appealed in accordance with the provisions of
Chapter 2.19 - Appeals.

2.4.30.08 - Effective Date

Unless an appeal is filed, the decision of the Director or the Planning Commission
shall become effective 12 days after the Notice of Disposition is signed. 

2.4.30.09 - Effective Period of Tentative Subdivision Plat Approval

Tentative Subdivision Plat approval shall be effective for a two-year period from the
date of approval.  If the applicant has not submitted a Final Subdivision Plat within
the two-year period (with appropriate assurances for improvements, if applicable),
all approvals shall expire.  Where the Planning Commission finds that conditions
have not changed, at its discretion and without a public hearing, the Commission
may extend the period once for a period not to exceed one additional year. 
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CHAPTER 2.5
PLANNED DEVELOPMENT 

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 Development 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 Conceptual 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. 
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Applications shall be made on forms provided by the Director and shall be
accompanied by:    

a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
site outlined in red; 

b. Signed consent  by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided; 

c. Fifteen copies of the narrative, on 8.5 by 11 in. sheets, and 15 copies of
graphics at an 8.5 by 11 in. size.  The Director may request additional copies
of the narrative and/or graphics for routing purposes, if needed. Related
names/numbers must be legible on the graphics.  The Director may also
require some or all graphics at an 11 by 17 in. size if, for legibility purposes,
such a size would be helpful; 

d. Six sets of full-scaled black line or blueprint drawings of the graphic(s), with
sheet size not to exceed 24 by 36 in.  Where necessary, an overall plan with
additional detail sheets may be submitted;

e. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable;

f. Graphic Requirements 

Graphics shall include the following information where applicable:

1. Public Notice Map - Typically a street  map at one in. = 800 ft. as per
the City's public notice format;

2. Zoning Map - Typically one in. = 400 ft., but up to one in. = 800 ft.,
depending on the size of the site, with a key that identifies each zone
on the site and within 1,000 ft. of the site as per City format;
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3. Comprehensive Plan Map - Typically one in. = 800 ft. with a key that
identifies each land use designation on the site and within 1,000 ft. of
the site as per City format;

4. Existing Land Use Map - Typically a topographic map that extends at
least a 1,000 ft. beyond the site.  The map shall include building
footprints and distinguish between single-family, multi-family,
Commercial, and Industrial Uses, as well as other significant features
such as roads, parks, schools, and Significant Natural Features
identified by Chapter 2.11 - Floodplain Development Permit, Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions;

5. Significant Natural Features Map(s) - Maps shall identify Significant
Natural Features of the site, including but not limited to:

a) All information and preservation plans required by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable; 

b) All Jurisdictional Wetlands not already shown as part of “a,”
above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 
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6. Site Plan(s) and Other Graphics - 

a) Site plan(s) and other graphics shall be drawn to scale and
shall contain a sheet title, date, north arrow, and
legend  placed in the same location on each sheet and contain
the information listed in this Section and “b,” below. 

Graphics shall include features within a minimum 150-ft. radius
of the site, such as existing streets and parcel boundaries;
existing structures; driveways; utilities; Significant Natural
Features regulated by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian Corridor
and Wetland Provisions, and Chapter 4.14 - Landslide Hazard
and Hillside Development Provisions; Minimum Assured
Development Area information from Chapter 4.11 - Minimum
Assured Development Area (MADA), if applicable; and any
other information that, in the Director’s opinion, would assist in
providing a context for the proposed development.  The
Director may require that an applicant’s graphics include
information on lands in excess of 150 ft. from a development
site (e.g., such as in cases where an adjacent property is large
and a view of the whole parcel would be helpful, or when
existing infrastructure is far away from the site). 

b) The site plan and related graphics shall also include: 

1) Boundary of the proposed development site and any
interior boundaries related to proposed development
phases or Land Divisions;

2) Number of lots and their dimensions, including frontage,
depth, and area in sq. ft., as applicable;

3) General location and floor area of existing and proposed
structures and other improvements, including maximum
building heights, Building Types, and gross density per
acre for residential developments; and location of fire
hydrants, overhead lines in the abutting right-of-way,
easements, fences, walls, parking calculations, and
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walkways; and any proposed Use restrictions.  Where
required by the applicable zone, lot coverage and Green
Area calculations shall be provided.  An indication of
approximate building envelopes may be required to
evaluate building relationships;

 
4) General location and dimensions of areas to be con-

veyed, dedicated, or reserved as common open spaces,
common Green Area, public parks, recreational areas,
school sites, and similar public and semi-public uses;

5) Existing and proposed circulation system plan and
dimensions including streets, driveways, bikeways,
sidewalks, multi-use paths, off-street parking areas,
service areas (including refuse), loading areas, direction
of traffic flow, and major points of access to public
rights-of-way.  Illustrative cross-sections of streets shall
be provided.  Notations of proposed ownership (public
or private) should be included where appropriate;

6) Existing and proposed general pedestrian circulation
system, including its interrelationship and connectivity
with the existing and proposed vehicular, bicycle, and
pedestrian circulation systems, and indicating proposed
treatments for points of conflict;

7) Utilities plan indicating existing and proposed utility
systems and their function, including sanitary sewer,
storm sewer, and drainage and water systems;

8) Identification of Significant Natural Features that were
included on the Significant Natural Features map(s)
required in Section 2.5.40.01.f.5, above, to indicate the
relationship of the proposal to the site’s Significant
Natural Features;

9) Existing and proposed topographic contours at two-ft.
intervals.  Where the grade of any part of the
development site exceeds 10 percent and where the
development site abuts existing developed lots, a
conceptual grading plan shall be required.  The grading
plan shall contain adequate information to evaluate
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impacts to the site and adjacent areas, consistent with
Chapter 4.514 - NaturalLandslide Hazard and Hillside
Development Provisions.  If a grading plan is required,
it shall indicate how these objectives are met, how
runoff or surface water from the development will be
managed, and how the development’s surface waters
will be disposed; 

10) Conceptual landscape plan drawn to scale and showing
the location of existing trees and vegetation proposed to
be removed from or to be retained on the site, the
location and conceptual design for landscaped areas
(types of plant materials as basic as trees, shrubs, and
groundcover/lawn areas), and other conceptual
landscape features including walls and fences;

11) For residential development, existing structures and
trees located on land adjacent to the development that,
between 9 a.m. and 3 p.m. on November 21, will reduce
Solar Access to the subject property; and

12) For residential development, indication of which
buildings will have Solar Access protection, and
appropriate documentation to verify how Solar Access
will be protected.

g. Narrative Requirements 

A written statement shall include the following information:

1. Statement of planning objectives to be achieved by the subject
development.  This statement shall include a description of the
proposed development, the rationale behind the assumptions and
choices made, and a discussion of how the application meets the
review criteria in 2.5.40.04 below, including the development
standards required by this Code;  

2. Quantitative data for the following where appropriate:

a) Total number and type of dwelling units;

b) Square footages of all structures;
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c) Parcel size;

d) Proposed lot coverage of buildings and structures, where
known;

e) Gross densities per acre;

f) Total square footage of Green Area; 

g) Total number of parking spaces (compact, standard,
handicapped, bicycle) and breakdown of how parking is
consistent with this Code’s requirements; and

h) Total square footage of nonresidential construction;

3. General statement outlining timing, responsibilities, and financial
assurances for all public and non-public improvements such as
irrigation, private roads and drives, landscape, and maintenance;

4. Statement describing phases of project, if proposed.  Phases shall be:

a) Substantially and functionally self-contained and self-sustaining
with regard to access, parking, utilities, Green Areas, and
similar physical features; and capable of substantial
occupancy, operation, and maintenance upon completion of
construction and development; 

b) Arranged to avoid conflicts between higher and lower density
development; 

c) Properly related to other services of the community as a whole
and to those facilities and services yet to be provided; and

d) Provided with such temporary or permanent transitional
features, buffers, or protective areas as may be required to
prevent damage or detriment to any completed phases and to
adjoining properties not in the Planned Development;

5. Traffic impact study, if required by the City Engineer.  The City
Engineer shall define the scope of the traffic impact study based on
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established procedures.  See Section 4.0.60.a; and

6. For residential development, a statement or map describing existing
and proposed buildings with protected Solar Access consistent with
Chapter 4.6 - Solar Access.; and

7. Information required by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable.

h. Any proposed Floodplain Development Permit variation that exceeds the
scope of Section 2.11.60.01.a shall also meet the Floodplain Development
Permit Variance application requirements in Section 2.11.60.02 and, as
applicable, Section 2.11.50.01.

2.5.40.02 - Acceptance of Application

a. The Director shall review the application in accordance with
Chapter 2.0 - Public Hearings.

b. After accepting a complete application the Director shall schedule a public
hearing to be held by the Planning Commission.  Notice of the hearing shall
be provided in accordance with Chapter 2.0 - Public Hearings.

c. After an application is accepted as complete, any revisions to it that result in
the need for an additional public notice to be mailed shall be regarded as a
new application.  Such new application shall require additional filing fees and
rescheduling of the required public hearing.

2.5.40.03 - Staff Evaluation

The Director shall prepare a report that evaluates whether the Conceptual
Development Plan complies with the review criteria below.  The report shall also
include a recommendation for approval or denial and, if needed, a list of conditions
for the Planning Commission to consider if an approval is granted.

2.5.40.04 - Review Criteria 
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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);

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

4. Noise attenuation;

5. Odors and emissions;

6. Lighting;

7. Signage;

8. Landscaping for buffering and screening;

9. 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
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Standards1; and

14. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

b. Natural Resources and Natural Hazards Factors - 

1. Any proposed variation from a standard within Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - FloodplainNatural
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, or Chapter 4.14 - Landslide Hazard and
Hillside Development 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 2.11 -
Floodplain Development Permit, Chapter 4.5 - FloodplainNatural
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, or Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions shall involve an alternative located
on the same development site where the specific standard applies.

3. Any proposed Floodplain Development Permit variation that exceeds
the scope of Section 2.11.60.01.a shall also meet the Floodplain
Development Permit Variance review criteria in Section 2.11.60.06
and, to the extent feasible, the base Floodplain Development Permit
review criteria in Section 2.11.50.04.
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be used for modification of a specific standard at a specific location where no deviation
from standards has already been approved. 

2.5.60.01 - Purposes of a Planned Development Modification

a. Provide a limited amount of flexibility with regard to site planning and
architectural design for approved Conceptual or Detailed Development Plans;
and

b. Provide elements within the development site that compensate for requested
variations from approved Conceptual or Detailed Development Plans such
that the intent of the original approvals is still met.

2.5.60.02 - Thresholds that Separate a Minor Planned Development
Modification from a Major Planned Development Modification

a. The factors identified here describe the thresholds that separate a Minor
Planned Development Modification from a Major Planned Development
Modification.

1. Change in Use Type, with the exception that for a valid (still active)
Planned Development that existed or was approved before December
31, 2006, a Modification request shall be considered as follows:

a) A request to add Uses permitted by the underlying zone to up
to 25 percent of the total acreage within the Planned
Development site shall be considered a Minor Planned
Development Modification; and

b) A request to add Uses permitted by the underlying zone to
greater than 25 percent of the total acreage within the Planned
Development site shall be considered a Major Planned
Development Modification;

2. Change in dwelling unit density of five percent, except as noted in “3,”
below;

3. Decrease in dwelling unit density by more than three units for
development sites one acre or smaller in size, or decrease in dwelling
unit density by more than five units or by more than five percent,
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whichever is less, for development sites larger than one acre;

4. Change in the ratio of the different types of dwelling units;

5. Change in the type or location of commercial or industrial structures
that would result in a less pedestrian-friendly environment, such as
when a pedestrian walk is eliminated, a parking lot is placed to
separate, or further separate, a building from pedestrian facilities, etc.;

6. Change in the type and location of accessways and parking areas
where off-site traffic would be affected or which result in a less
pedestrian-friendly environment;

7. Increase in the number of parking spaces where such increase
adversely affects Significant Natural Features or pedestrian amenities,
or is inconsistent with a Condition of Approval or an applicable
development standard such as required Green Area; 

8. Increase in the floor area proposed for nonresidential Use by more
than 10 percent;

9. Decrease in the common and/or usable Green Area or open space by
more than 10 percent; 

10. Increase in the total ground area proposed to be covered by
structures by more than 10 percent;

11. Change in specific setback requirements by more than 25 percent or
by 15 percent for setback requirements previously reduced;

12. Decrease in project amenities for pedestrians or bicycles, recreational
facilities, screening, and/or landscaping provisions by more than 10
percent; 
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13. Modification of architectural building elevations where any of the
following occurs: 

a) Percentage of window coverage per elevation is decreased by
more than 20 percent (may affect the number and/or shape of
windows); or windows are installed on a previously specified
blank wall on the perimeter of the site;

b) Building materials for the main walls of the facades are
changed;

c) Any architectural feature is reduced by more than 20 percent.
Architectural features include such items as the number of
windows with trim, the number of dormers, the number of
columns, the number of shutters, the square footage of
porches, the number of window boxes, the linear footage of
porch or deck railings, and/or the linear footage and/or height
of parapets, reveals, and/or cornices, etc.; 

d) Roof pitch is reduced by 20 percent or more;

e) Building off-sets or recesses are reduced by more than 20
percent; or

f) Garages or carports are eliminated; and

14. Change to any aspects of the Plan involving Natural Resources and/or
Natural Hazards governed by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural Hazards and Hillsides,
Chapter 4.11 - Minimum Assured Development Area, Chapter 4.12 -
Significant Vegetation, and Chapter 4.13 - Riparian Corridors and
Wetlands, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

b. A modification that equals or exceeds the thresholds identified in Section
2.5.60.02.a shall be processed as Major Planned Development Modification.

c. A modification that falls below the thresholds identified in Section 2.5.60.02.a
or that decreases the amount of variation from a standard that was previously
approved shall be processed as a Minor Planned Development Modification.
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The Refinement Plan application shall:

a. Establish efficient density ranges that are consistent with the Comprehensive
Plan and that include a minimum and maximum density for residential Uses;

b. Establish minimum and maximum Floor Area Ratios or site coverage
requirements for nonresidential Uses;

c. Meet the application submittal requirements in Section 2.5.90.02, above;

d. Include land use regulations to implement the Refinement Plan;

e. Be specifically referred to (and ultimately adopted) as a Refinement Plan;
and

f. Demonstrate compatibility in the following areas, as applicable:

1. Compensating benefits for any requested variations from the
provisions of this Code;

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

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

4. Noise attenuation;

5. Odors and emissions;

6. Lighting;

7. Signage;

8. Landscaping for buffering and screening;

9. Transportation facilities;

10. Traffic and off-site parking impacts;

11. Utility infrastructure;
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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
Standards2;

14. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

2.5.90.05 - Action by the Planning Commission

The Planning Commission shall conduct a public hearing in accordance with
Chapter 2.0 - Public Hearings.  Following the close of the hearing, the Planning
Commission shall make a decision to approve, conditionally approve, or deny the
proposed Refinement Plan.  The Commission’s decision shall include findings that
specify how the proposal has or has not complied with the above review criteria.

2.5.90.06 - Notice of Disposition

The Director shall provide the applicant with a Notice of Disposition in accordance
with Chapter 2.0 - Public hearings, that includes a written statement of the Planning
Commission’s decision, a reference to findings leading to it, any Conditions of
Approval, and the appeal period deadline.  A Notice of Disposition shall also be
mailed to persons who presented oral or written testimony at the public hearing.

2.5.90.07 - Appeals

The decision of the Planning Commission may be appealed in accordance with
Chapter 2.19 - Appeals.
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EXCERPT
CHAPTER 2.6

ANNEXATIONS

Section 2.6.10 - BACKGROUND

The process of land Annexation allows for the orderly expansion of the City and adequate
provision for public facilities and services.  The City Charter requires voter approval of an
Annexation unless an Annexation is mandated by state law.  For example, Health Hazard
Annexations are mandated by state law and do not require voter approval. 

Section 2.6.20 - PURPOSES

The procedures and review criteria for proposed Annexations are established for the
following purposes: 

a. Maximize citizen involvement in the Annexation review process; 

b. Establish a methodology to evaluate need, serviceability, and the economic,
environmental, and related social effects of proposed Annexations; 

c. Provide adequate public information and sufficient time for public review
before an Annexation election;

d. Ensure adequate time for City staff review; and 

e. Allow for simultaneous review of multiple Annexation proposals. 

Section 2.6.30 - PROCEDURES

An application filed for Annexation shall be reviewed in accordance with the following
procedures:

2.6.30.01 - Determination of Annexation Type

The Director shall determine whether an application is for a Minor or Major
Annexation as follows:

a. Minor Annexation - Intended to address situations where properties are
proposed for Annexation and, by virtue of their size and development
potential, have negligible impacts on surrounding properties and
neighborhoods, and on the community as a whole.  These Annexations are
typically proposed to gain access to public services, such as sanitary sewer
and water facilities, before actual Health Hazards are declared; to incorporate
infill sites into the City; and/or to allow a limited level of urban development
to occur on existing parcels.  Minor Annexation provisions are not intended
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a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
site outlined in red; 

b. Signed consent  by the subject property’s owner(s) and/or the owner’s legal
representative(s) to dispense with an election of the area to be Annexed as
provided by state law.  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided.  Because Health Hazard Annexations do not involve
an election, signed consent to the Annexation by the property owner(s)
and/or the owners’ legal representative(s) shall suffice;

c. Fifteen copies of the narrative, on 8.5- by 11-in. sheets, and 15 copies of
graphics at an 8.5- by 11-in. size.  The Director may request additional
copies of the narrative and/or graphics for routing purposes, if needed.
Related names/numbers must be legible on the graphics.  The Director may
also require some or all graphics at an 11- by 17-in. size if, for legibility
purposes, such a size would be helpful; 

d. Six sets of full-scaled black line or blueprint drawings of the graphic(s), with
sheet size not to exceed 24- by 36-in.  Where necessary, an overall plan with
additional detail sheets may be submitted;

e. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable;

f. Boundary survey of the property to be Annexed, certified by a registered
surveyor; and a legal description of the property and associated rights-of-way
to be Annexed that includes the road or street right-of-way adjacent to the
property.  Copies of the legal description shall be provided in both written and
electronic format; and

g. If the Annexation proposal includes areas planned for open space, general
community use, or public or semi-public ownerships, the Annexation request
shall be accompanied by a Comprehensive Plan Map Amendment request
consistent with Section 2.6.30.06.d and  Chapter 2.1 - Comprehensive Plan
Amendment Procedures.

h. Graphic Requirements

Graphics shall include the following information where applicable:

1. Public Notice Map - Typically a street  map at one in. = 800 ft. as per
the City's public notice format;
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2. Zoning Map - Typically one in. = 400 ft., but up to one in. = 800 ft.,
depending on the size of the site, with a key that identifies each zone
on the site and within 1,000 ft. of the site as per City format;

3. Comprehensive Plan Map - Typically one in. = 800 ft. with a key that
identifies each land use designation on the site and within 1,000 ft. of
the site as per City format;

4. Existing Land Use Map - Typically a topographic map that extends at
least 1,000 ft. beyond the site.  The map shall include building
footprints and distinguish between single-family, multi-family,
Commercial, and Industrial Uses, as well as other significant features
such as roads, parks, schools, and Significant Natural Features
identified by Chapter 2.11 - Floodplain Development Permit, Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions;

5. Significant Natural Features Map(s) - Maps shall identify Significant
Natural Features of the site, including but not limited to:

a) All information, associated Significant Natural Feature maps,
and preservation plans required by Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural
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, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions, as
applicable; 

b) All Jurisdictional Wetlands not already shown as part of “a,”
above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 

6. Graphics for Annexation applications shall be drawn to scale and shall
contain a sheet title, date, north arrow, and legend placed in the same
location on each sheet and contain the following information:
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a) Vicinity Map - A map of the area to be Annexed that shows
adjacent City and county territory at least 300 ft. beyond the
boundaries of the Annexation site for Minor Annexations, and
at least 1,200 ft. beyond the boundaries of the site for Major
Annexations.  The map shall include features such as existing
streets and parcel boundaries; existing structures; driveways;
utilities; Significant Natural Features regulated by Chapter 2.11
- Floodplain Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; Minimum Assured Development Area
information from Chapter 4.11 - Minimum Assured
Development Area (MADA), if applicable; and any other
information that, in the Director’s opinion, would assist in
providing a context for the proposed Annexation.  The map
shall be 8.5- by 11-in. size for Minor Annexations, and both
8.5- by 11-in. and 24- by 36-in. size for Major Annexations.
The Director may require an area greater than 1,200 ft. beyond
the site if such maps would be helpful, such as in cases where
an adjacent property is large and a view of the whole parcel
would be helpful, or when existing infrastructure is far away
from the site. 

b) General Land Use Plan - A map that illustrates the following,
at a minimum, in sufficient detail to apply the review criteria in
Section 2.6.30.06:

1) Proposed land use zones and densities;

2) Transportation corridors and functional classifications of
streets within and surrounding the Annexation area;

3) Site utilities within and surrounding the Annexation area;

4) Significant Natural Features covered in 2.6.30.03.h.5,
above;

5) Topographic contours at two-ft. intervals and
identification of grades governed by Chapter 4.5 -
Natural Hazard and Hillside Development 4.14 -
Landslide Hazard and Hillside Development Provisions;
and 

6) Information on land areas within at least 300 ft. of the
subject property, indicating the relationship of the
Annexation area to adjacent land uses.  The Director
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may require an applicant’s General Land Use Plan to
include information on lands in excess of 300 ft. from an
Annexation site, as in cases where an adjacent property
is large and a view of the whole parcel would be helpful.
The General Land Use Plan shall identify land uses, lot
lines, existing buildings, driveways, transportation
connections, utilities, and Significant Natural Features
covered in “5,” above.  Illustrative cross-sections of
streets shall also be provided.  An aerial photo may be
used as the base for the General Land Use Plan.  Ortho
photos are available at City Hall. 

c) The applicant may provide a more detailed General Land Use
Plan and may consolidate the Annexation proposal with other
applications such as a Tentative Subdivision Plat.  However, a
Detailed Development Plan is not required at the Annexation
phase.  If the applicant chooses to consolidate land use
applications, all of the submittal requirements as stated in other
chapters of this Code shall be met.

i. Narrative Requirements

A written statement shall include the following information:
 

1. Statement of availability, capacity, and status of existing water, sewer,
storm drainage, transportation, park, and school facilities; and
franchise utilities.  The franchise utility companies shall provide a
written statement confirming the ability to serve the site.  The
applicant shall obtain information from the affected service and utility
providers using GIS base maps where available;

2. Statement of increased demand for the facilities that will be generated
by the proposed Annexation.  The applicant shall refer to the criteria
of the City’s facility master plans, available via the City Engineer, to
determine the methodology used to estimate public facility demands.
Information related to an actual development proposal may be
included for informational purposes.  At minimum, the demand
calculations associated with the full range of development potential
(min. to max.) under proposed land uses designations shall be
addressed in the analysis;

3. Statement of additional facilities required to meet the increased
demand and phasing of such facilities in accordance with projected
demand.  The applicant shall review adopted public facility plans,
master plans, and capital improvement programs, and state whether
additional facilities are planned or programmed for the Annexation
area.  Information related to an actual development proposal may be
included for informational purposes.  At minimum, the demand
calculations associated with the full range of development potential
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(min. to max.) under the proposed land uses designations shall be
addressed in the analysis;

4. Traffic impact study, if required by the City Engineer.  The City
Engineer shall define the scope of the traffic impact study based on
established procedures.  Information related to an actual development
proposal may be included for informational purposes.  At minimum,
the traffic calculations associated with the full range of development
potential (min. to max.) under the proposed land uses designations
shall be addressed in the analysis.  See also Section 4.0.60.a;

5. Statement outlining the method and source of financing required to
provide additional facilities; 

6. Discussion demonstrating the public need for the Annexation.  To
provide consistency in reviewing Annexations, the applicant shall use
the information sources and methodology described in Section
2.6.30.07; and

7. Comprehensive narrative of potential positive and negative effects of
the proposed Annexation related to “a,” through “c,” below.  For
properties containing a Natural Resource and/or Natural Hazard
Overlay, the narrative shall include a discussion of the applicable
provisions of Chapter 2.11 - Floodplain Development Permit, Chapter
4.5 - FloodplainNatural 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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions.

a) Issues of need, serviceability, economics, environmental, and
related social effects of the proposed Annexation on the
community as a whole;

b) Issues of need, serviceability, economics, environmental, and
related social effects of the proposed Annexation on the
comprehensive neighborhood of which the Annexation will
become a part; and 

c) Proposed actions to mitigate negative effects/impacts. 

The information provided by the applicant shall be used to assist in
weighing the advantages and disadvantages of the proposed
Annexation.  The information shall address all aspects of the review
criteria in Section 2.6.30.06, and the advantages and disadvantages
shall be discussed in terms of those listed in the review criteria and
further detailed in Section 2.6.30.07.

2.6.30.04 - Acceptance of Application
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a. The Director shall review the application in accordance with
Chapter 2.0 - Public Hearings.

b. After accepting a complete application, the Director shall schedule a public
hearing to be held by the Planning Commission.  Notice of the hearing shall
be provided in accordance with Chapter 2.0 - Public Hearings.

c. After an application has been accepted as complete, any revisions to it that
result in the need for an additional public notice to be mailed shall be
regarded as a new application.  Such new application shall require additional
filing fees and rescheduling of the required public hearing.

2.6.30.05 - Staff Evaluation

The Director shall prepare a report that evaluates whether the Annexation proposal
includes adequate information for the hearing authority to determine the proposal’s
compliance with the review criteria in Sections 2.6.30.06 and 2.6.30.07.  The report
shall include a recommendation to the Planning Commission and City Council
stating whether the Annexation includes adequate information for the electorate to
make an informed decision.

The Planning Commission and City Council shall determine whether the Annexation
proposal complies with the review criteria and whether the Annexation request
should be referred to the electorate. 

2.6.30.06 - Review Criteria

Requests for Annexations shall be reviewed to ensure consistency with the
purposes of this Chapter, applicable policies of the Comprehensive Plan, particularly
Article 14, and other applicable policies and standards adopted by the City Council
and State of Oregon. 

Annexations can only be referred to the voters when the proposed Annexation site
is within the City’s Urban Growth Boundary (UGB), and where the findings below are
made.  The criteria are highlighted in bold type.

a. The applicant has demonstrated a public need for the Annexation -

1. Minor Annexations - Factors to be considered in evaluating public
need for Minor Annexations shall include, but are not limited to:

a) Reason for the Annexation;

b) Health issues; 

c) Adequate demonstration that the Annexation provides for the
logical urbanization of land; 
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d) Whether the site can be served with public facilities; and

e) Discussion of the applicable livability indicators and
benchmarks as specified in Section 2.6.30.07.c. 

Minor Annexation proposals need not include the calculations relative
to a five-year supply of serviceable land that are required in “2,”
below, for Major Annexations. 

2. Major Annexations - Factors to be considered in evaluating public
need for Major Annexations shall include, but are not limited to:

a) The five-year supply of serviceable land of the Annexation’s
land use category (single-family, multi-family, Commercial, or
Industrial).  Annexations of land designated as Public
Institutional, Open Space-Conservation, or Open Space-
Agriculture on the Comprehensive Plan Map are exempt from
this criteria;

b) Availability of sufficient land of this type (single-family, multi-
family, Commercial, or Industrial) to ensure choices in the
market place.  Annexations of land designated as Public
Institutional, Open Space-Conservation, or Open Space-
Agriculture on the Comprehensive Plan Map are exempt from
this criteria; and

c) Compliance with adopted community-wide livability indicators
and benchmarks relative to Major Annexations, as identified in
Section 2.6.30.07.c. 

The City shall provide annually updated Citywide data for the applicant
to use in calculating supply and demand for the major land use
categories (single-family residential, multi-family residential,
Commercial and Industrial).  Residential land supply and demand data
shall be calculated using housing units.  Commercial and Industrial
land supply and demand data shall be calculated using acres.

The required data sources and methodologies for use in determining
land supply and demand for Major Annexations, and the requirements
for addressing community-wide benchmarks, are outlined below in
Section 2.6.30.07. 

b. The Annexation provides more advantages to the community than
disadvantages -  To provide guidance to applicants, examples of topics to
address for the advantages versus disadvantages discussion are highlighted
in Section 2.6.30.07.

1. Minor Annexations - Minor Annexation proposals shall include a
general discussion regarding:
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a) Advantages and disadvantages of the Annexation.  Examples
include the existence of a Health Hazard situation or the
existence of Significant Natural Features addressed in Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and/or Chapter 4.13 - Riparian Corridor and
Wetland Provisions, and/or Chapter 4.14 - Landslide Hazard
and Hillside Development Provisions.  Also relevant is whether
or not the Minimum Assured Development Area information
from Chapter 4.11 - Minimum Assured Development Area
(MADA) is applicable; and 

b) Applicable livability indicators and benchmarks identified in
Section 2.6.30.07.c. 

2. Major Annexations - Major Annexation proposals shall include a
discussion of advantages and disadvantages in terms of the
methodologies outlined in Section 2.6.30.07.  Applicants are required
to document the methodologies and criteria used.  The Director will
review the applicant’s arguments, but will not conduct independent
research to verify or justify them. 

c. The site is capable of being served by urban services and facilities
required with development - The developer is required to provide urban
services and facilities to and through the site.  At minimum, both Minor and
Major Annexations shall include consideration of the following:

1. Sanitary sewer facilities consistent with the City’s Sanitary Sewer
Master Plan and Chapter 4.0 - Improvements Required with
Development; 

2. Water facilities consistent with the City’s Water Master Plan, Chapter
4.0 - Improvements Required with Development, and fire flow and
hydrant placement;

3. Storm drainage facilities and drainageway corridors consistent with
the City’s Stormwater Master Plan, Chapter 2.11 - Floodplain
Development Permit, Chapter 4.0 - Improvements Required with
Development, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, and Chapter 4.13 - Riparian Corridor and
Wetland Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; 

4. Transportation facilities consistent with the City’s Transportation Plan
and Chapter 4.0 - Improvements Required with Development; and 

5. Park facilities consistent with the City’s Parks Master Plan. 
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d. If the Annexation proposal includes areas planned for open space,
general community use, or public or semi-public ownerships, the
Annexation request shall be accompanied by a Comprehensive Plan
Map Amendment as outlined in “1,” and “2,” below -

1. Areas planned for open spaces or future general community use,
including planned parks, preserves, and general drainageway
corridors, shall be re-designated on the Comprehensive Plan Map as
Open Space-Conservation. 

2. Existing, proposed, or planned areas of public or semi-public
ownership, such as Oregon State University facilities or lands, school
sites, City reservoirs, and portions of the Corvallis Municipal Airport,
shall be re-designated on the Comprehensive Plan Map as Public
Institutional.

Such required Comprehensive Plan Map Amendments shall be filed by the
applicant concurrent with the Annexation request, in accordance with Chapter
2.1 - Comprehensive Plan Amendment Procedures. 

e. Compatibility - The application shall demonstrate compatibility in the
following areas, as applicable:

1. Basic site design - the organization of Uses on a site and its
relationship to neighboring properties;

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

3. Noise attenuation;

4. Odors and emissions;

5. Lighting;

6. Signage;

7. Landscaping for buffering and screening;

8. Transportation facilities;

9. Traffic and off-site parking impacts;

10. Utility infrastructure; 

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

 12. Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards;
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 13. Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

2.6.30.07 - Methodologies for Some of the Review Criteria in Section 2.6.30.06

All of the provisions within this Section are required for Major Annexation proposals
except for proposals or portions of proposals that include land with Comprehensive
Plan designations of Public Institutional, Open Space-Conservation, or Open Space-
Agriculture.  Lands with these map designations are exempt from the provisions
within “a,” and “b,” below.  Minor Annexation proposals are subject only to the
provisions within “c,” below.

a. Determining Five-Year Supply of Serviceable Land - Serviceable land is
land within the City limits capable of being served by public facilities.

When calculating a five-year supply of serviceable land, applicants shall refer
to and follow the Council Policy addressing the five-year supply, as amended
from time to time. This Policy outlines the accepted methodology and will
result in more uniform application submittals.  

b. Providing information on land availability to ensure choices in the
market place - Comprehensive Plan Policy 14.3.6 states that “factors to be
considered in evaluating public need for Annexation may include... the
availability of sufficient land of this type to ensure choices in the market
place.”  Minor Annexation applications are not required to include information
on market choice.  However, Major Annexation applications shall provide this
information.  Appropriate and encouraged market choice topics include, but
are not limited to:

1. Information regarding a housing/jobs balance;

2. Housing rental rates and prices;

3. Vacancy rates; and

4. A comparison of housing costs related to incomes, land prices, and
land availability. 

The City does not independently review and verify documentation of this
nature.  Therefore, an applicant’s market choice arguments shall be
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Economic
Diversification

Diversity in
type, scale, and
location of
professional,
industrial, and
commercial
activities to
maintain a low
unemployment
rate and to
promote
diversification
of the local
economy.

It is considered an advantage if
the Annexation request
supports diversity in type,
scale, and location of
professional, industrial, and
commercial activities to
maintain a low unemployment
rate and to promote
diversification of the local
economy.

To be refined as part of a future
update of this Code. 

Residential1

Commercial/
Industrial2

Applies

Open Space3

Public Inst.

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of
“Protecting our Environment”

Natural
Features 

Acres and
percentage of
Annexation site
with Significant
Natural
Features.

Consistency with Significant
Natural Feature protections
specified by Chapter 2.11 -
Floodplain Development
Permit, Chapter 4.2 -
Landscaping, Buffering,
Screening, and Lighting,
Chapter 4.5 - FloodplainNatural
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, and Chapter 4.14 -
Landslide Hazard and Hillside
Development Provisions.

It is considered an advantage if
Significant Natural Features
are protected through
Annexation, since they may be
better protected within the City.

Residential1 Applies Applies

Commercial/
Industrial2

Applies Applies

Open Space3 Applies Applies

Public Inst. Applies Applies
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CHAPTER 2.7
EXTENSION OF SERVICES OUTSIDE THE CITY LIMITS

Section 2.7.10 - BACKGROUND

The process of annexing land to the City allows for the orderly expansion of the City and
efficient, economical provision of public services and facilities.  City Charter Section 51
allows Extension of Services outside the City limits only after a City Council public hearing
and adoption of an ordinance approving the Extension.  This Chapter contains criteria and
procedures for use in considering Extension of Service requests.  Services refer to City
sanitary sewer, storm sewer and water services. 

Section 2.7.20 - PURPOSES

Review procedures for Extension of Services have been established to: 

a. Implement City Charter Section 52;

b. Ensure that any Extension of Services complies with the Comprehensive Plan and
other applicable City standards and policies;

c. Reaffirm the City's policy that Annexation is the principal method of urbanization;
and

d. Expedite provision of services needed to alleviate an identified Health Hazard.

Section 2.7.30 - ELIGIBILITY FOR EXTENSION OF SERVICES

City sanitary sewer, storm sewer, and water services may be extended outside the City
limits only if the City Council finds that all of the following conditions exist: 

a. The property is within the City's Urban Growth Boundary; 

b. Service extension will not promote development of property in a manner inconsistent
with the City's Comprehensive Plan; 

c. A Health Hazard exists on the subject property and extending City services is the
most reasonable method of alleviating the Health Hazard; and

d. The site cannot be annexed at this time, or the Annexation has been approved but
has not yet taken effect.

Section 2.7.40 - EXCEPTIONS TO ELIGIBILITY OF EXTENSION

The following are the exceptions to Section 2.7.30:

a. Properties with a written commitment of service on record prior to passage of City
Charter Amendment incorporating Section 52, obligating the City to furnish services
outside the City limits; and
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b. Provision of water to the City of Philomath pursuant to contractual agreements. 

Section 2.7.50 - PROCEDURES

Extension of Service requests under Section 2.7.30 above shall be initiated and reviewed
in accordance with the following procedures:

2.7.50.01 - Initiation of Request

An Extension of Services request may be initiated by either: 

a. An application submitted by the property owner(s) or their authorized
agent(s); or

b. A majority vote of the City Council.

2.7.50.02 - Application Requirements

An application for Extension of Services under the provisions of Section 2.7.30 shall
include the items listed below.  When the Director deems any requirement below
unnecessary for proper evaluation of a proposed Extension of Services application,
it may be waived. 

a. Consent to Annexation in a form suitable for recording with the Benton
County Recorder and that meets the approval of the City Attorney;

b. Map of the area to be serviced showing the relationship of the property to the
Corvallis City limits and the Corvallis Urban Growth Boundary;

c. Legal description of the property to be serviced and a boundary survey
certified by a registered surveyor;

d. Significant Natural Features Map(s) - Maps shall identify Significant Natural
Features of the site, including but not limited to:

1. All information and preservation plans required by Chapter 2.11 -
Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions,  as applicable;

2. All Jurisdictional Wetlands not already shown as part of “a,” above.
While not all Jurisdictional Wetlands are locally regulated by Chapter
4.13 - Riparian Corridor and Wetland Provisions, they need to be
shown so that the City can route the application to the appropriate
state and federal agencies for comment; and

EXHIBIT B - 167 OF 

ORDINANCE 2011-01



2.10 - 1 ORDINANCE 2011-01 - APRIL 18, 2011

CHAPTER 2.10
MAJOR NEIGHBORHOOD CENTER

MASTER SITE PLAN REQUIREMENTS

Section 2.10.10 - BACKGROUND

As the core of a comprehensive neighborhood and as a site serving community-wide
shopping and office needs, a Major Neighborhood Center is envisioned to encompass
several acres of land and contain relatively intense commercial and residential
development.  Development of a new Major Neighborhood Center, and particularly major
redevelopment of an existing Major Neighborhood Center, may ultimately involve multiple
property owners and businesses that become involved in the development of the Center
at different times.  Consequently, the coordinated planning and development of a Major
Neighborhood Center is important not only to the neighborhood, but also to a broader area.

The Master Site Plan review process is established to provide the mechanism for achieving
compatibility between Uses and the surrounding area, as well as to facilitate future
developments and redevelopment consistent with established requirements.  The
procedures of this Chapter are applicable when a property owner requests a Master Site
Plan review prior to and/or concurrent with review of a specific project within a Major
Neighborhood Center.  Upon Planning Commission approval of the Master Site Plan,
Building Permits may be issued consistent with that Plan.

Section 2.10.20 - PURPOSES OF MASTER SITE PLAN 

Master Site Plan review procedures are established in this Chapter for the following
purposes:

a. Ensure that the requirements of the Neighborhood Center Zone are implemented
and coordinated with respect to Major Neighborhood Centers;

b. Establish a logical framework for development on the applicant’s property(ies);

c. Promote compatibility with surrounding land uses by identifying the relationships of
proposed and future development with existing surrounding development and open
spaces;

d. Promote the efficient use of land and energy;
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f. Graphic Requirements 

Graphics shall include the following information where applicable:

1. All graphics shall be drawn to scale and shall contain a sheet title,
date, north arrow, bar scale, and legend placed in the same location
on each sheet.  Photos shall include scale references; 

2. Public Notice Map - Typically a street  map at one in. = 800 ft. as per
the City's public notice format;

3. Zoning Map - Typically one in. = 400 ft., but up to one in. = 800 ft.,
depending on the size of the site, with a key that identifies each zone
on the site and within 1,000 ft. of the site as per City format;

4. Comprehensive Plan Map - Typically one in. = 800 ft. with a key that
identifies each land use designation on the site and within 1,000 ft. of
the site as per City format;

5. Existing Land Use Map - Typically a topographic map that extends at
least a 1,000 ft. beyond the site.  The map shall include building
footprints and distinguish between single-family, multi-family,
Commercial, and Industrial Uses, as well as other significant features
such as roads, parks, schools, and Significant Natural Features
identified by Chapter 2.11 - Floodplain Development Permit, Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions;

6. Significant Natural Features Map(s) - Maps shall identify Significant
Natural Features of the site, including but not limited to:

a) All information and preservation plans required by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
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Development Provisions, as applicable; 

b) All Jurisdictional Wetlands not already shown as part of “a,”
above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 

7. General Land Use Map - The General Land Use Map shall include an
off-site analysis with sufficient information on land areas within at least
300 ft. of the zone in which the subject property is located. The
General Land Use Map shall indicate the relationship of the proposed
development to adjacent land uses.  An aerial photo may be used as
the base for this off-site analysis.  Ortho photos are available at City
Hall. 

At minimum, the General Land Use Map shall illustrate the following:

a) Existing zones and approximate densities;

b) Land uses, parcel lines, and existing buildings (building
envelopes are acceptable); 

c) Transportation corridors (automobile, bicycle, and/or
pedestrian), functional classifications of streets, and
driveways/parking areas; and

d) Significant Natural Features identified in “6,” above, as
applicable; and any other information that, in the Director’s
opinion, would assist in providing a context for the General
Land Use Plan.  

8. Master Site Plan Map - The Master Site Plan of the subject
property(ies) shall include an on-site plan with sufficient information
to indicate the existing and planned relationships among the
structures, circulation systems, Significant Natural Features, open
spaces, and Green Areas on the subject property; other properties
within the zone in which the subject property is located; and the land
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areas within at least 150 ft. of the zone.  At minimum, the Master Site
Plan of the subject property(ies) shall illustrate the following:

a) Factors to include for the subject property(ies) -

1) Boundary of the proposed development site and any
interior boundaries related to proposed development
phases or land divisions;

2) General location of improvements and existing and
proposed structures (building envelopes are sufficient
for proposed new buildings or expansions of existing
buildings), including locations of entrances and exits;
building types and gross density per acre; location of
fire hydrants, overhead lines in the abutting right of way,
easements, fences, walls, parking calculations, and
walkways; and any proposed Use restrictions.  Where
required by the applicable zone, lot coverage and Green
Area calculations shall be provided, as applicable; 

3) General location and dimensions of areas to be
conveyed, dedicated, or reserved as common open
spaces, common Green Area, public parks, recreational
areas, school sites, and similar public and semipublic
uses;

4) Existing and proposed general circulation system plan
and dimensions including streets, driveways, bikeways,
sidewalks, multi-use paths, off-street parking areas,
service areas (including refuse), loading areas, direction
of traffic flow, and major points of access to public
rights-of-way.  Illustrative cross-sections of streets shall
be provided.  Notations of proposed ownership (public
or private) should be included where appropriate;

5) Existing and proposed general pedestrian circulation
system, including its interrelationship and connectivity
with the existing and proposed vehicular, bicycle, and
pedestrian circulation systems, and indicating proposed
treatments for points of conflict;

6) General utilities plan indicating existing and proposed
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utility systems and their function, including sanitary
sewer, storm sewer, and drainage and water systems;
and natural gas, and electric power lines;

7) Identification of Significant Natural Features that were
included on the Significant Natural Features map(s)
required in 2.10.40.01.f.6, above, to indicate the
relationship of the proposal to the site’s Significant
Natural Features; 

8) Existing and proposed topographic contours at two-ft.
intervals.  Where the grade of any part of the subject
site exceeds 10 percent and where the site abuts
existing developed lots, a conceptual grading plan shall
be required.  This conceptual grading plan shall contain
adequate information to evaluate impacts to the site and
adjacent areas, consistent with Chapter 4.5 - Natural
Hazard and Hillside 4.14 - Landslide Hazard and
Hillside Development Provisions.  It shall indicate how
these objectives are met, how runoff or surface water
will be managed in terms of a conceptual drainage
control system; and 

9) Identification of the Shopping Street.

b) Factors to include for other properties within the zone in which
the subject property(ies) are located and land areas within at
least 150 ft. of the zone - 

1) Parcel lines;

2) General locations and types of circulation and parking
systems including, but not necessarily limited to,
reasonable approximation of the future extension of
proposed Shopping Streets and pedestrian systems;

3) General locations of public, private, and franchise
utilities (e.g., sanitary sewer, storm sewer, water,
natural gas, electric power); and
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4) Building locations (building envelopes are acceptable),
and their approximate height and current Use Types.

g. Narrative Requirements

A written statement shall include the following information:

1. A legal description of the subject property, including the street(s)
along the property’s frontage.  Copies of the legal description shall be
provided in both written and electronic format;

2. A statement of the planning objectives to be achieved by the Master
Site Plan.  This statement shall include a description of the character
of the proposed development, a brief rationale behind the
assumptions and choices made, and a discussion of how the
application meets the review criteria identified below, including the
development standards required by this Code;

3. A statement describing project phases, if proposed.  Phases shall be:

a) Substantially and functionally self-contained and self-sustaining
with regard to access, parking, utilities, Green Areas, and
similar physical features; and capable of substantial
occupancy, operation, and maintenance upon completion of
the construction and development, and be designed such that
the phases support the infrastructure requirements for the
project;  

b) Properly related to other services of the community as a whole
and to those facilities and services yet to be provided; and

c) Provided with such temporary or permanent transitional
features, buffers, or protective areas as may be required to
prevent damage or detriment to any completed phases and to
adjoining properties not included with the subject proposal.

4. Quantitative data related to the subject site shall be provided for the
following, where appropriate:

a) Parcel sizes;
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b) Total number and type of dwelling units.  A proposed range
with a 10 percent difference is permissible;

c) Gross residential densities per acre.  A proposed range with a
10 percent difference is permissible;

d) Gross square footage of floor areas for nonresidential and
residential construction.  A proposed range with a 10 percent
difference is permissible;

e) Floor Area Ratio(s).  A proposed range with a 10 percent
difference is permissible;

f) Proposed Green Areas to structure footprint ratios.  A
proposed range with a 10 percent difference is permissible. For
a definition of Green Area, refer to Chapter 1.6 - Definitions;
and 

g) Number of parking spaces provided and any parking
agreements with neighboring properties.  A proposed range
with a 10 percent difference is permissible.;

5. Traffic impact study, if required by the City Engineer.  The City
Engineer shall define the scope of the traffic impact study based on
established procedures.  See Section 4.0.60.a; and

6. Information required by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable.

2.10.40.02 - Acceptance of Application and Staff Evaluation

a. The application shall be accepted and evaluated by City staff in accordance
with the procedures identified in Sections 2.3.30.02 and 2.3.30.03 of Chapter
2.3 - Conditional Development, and with Chapter 2.0 - Public Hearings.
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THIS CHAPTER IS AN ENTIRELY NEW CHAPTER TO IMPLEMENT THE
FEDERAL REQUIREMENTS FOR A FLOODPLAIN DEVELOPMENT PERMIT

LAND USE PROCESS.  THIS CHAPTER WORKS HAND-IN-HAND WITH
THE NEWLY REVISED CHAPTER 4.5 - FLOODPLAIN PROVISIONS. PLAIN

FONT IS USED IN THIS CHAPTER BECAUSE IT IS ENTIRELY NEW.

CHAPTER 2.11 
FLOODPLAIN DEVELOPMENT PERMIT

Section 2.11.10 - BACKGROUND

To participate in the National Flood Insurance Program (NFIP), a community must adopt and
enforce a Floodplain management ordinance that regulates Development in the Floodplain.  This
Floodplain management ordinance is housed primarily in Chapter 4.5 - Floodplain Provisions, but
is in part addressed in other chapters of this Code.  One of the basic Federal requirements for
regulating Development in the Floodplain is a requirement for a Floodplain Development Permit
before construction or other Development begins within any Special Flood Hazard Area (100-yr.
Floodplain).   In this context, the term “Development” is defined in Section 1.6.40 of Chapter 1.6 -
Definitions.  This chapter contains provisions for the Federally required Floodplain Development
Permit and is consistent with the National Flood Insurance Program (NFIP) regulations.

Section 2.11.20 - PURPOSES

Procedures and standards for the review of Floodplain Development Permits are established in
this Chapter for the following purposes:

a. Protect human life, health and property;

b. Minimize damage to public facilities and utilities such as water purification and sewage
treatment plants, water and gas mains, electric, telephone and sewer lines, streets and
bridges located in Floodplains;

c. Help maintain a stable tax base by providing for the sound use and Development of flood-
prone areas;

d. Minimize expenditure of public money for costly flood control projects;

e. Minimize the need for rescue and emergency services associated with flooding and
generally undertaken at the expense of the general public;
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f. Minimize unnecessary disruption of commerce, access and public service during times of
flood;

g. Facilitate the notification of potential buyers that property is in an Special Flood Hazard
Area;

h. Compel those who occupy property within the Special Flood Hazard Area to assume
responsibility for their actions; and

i. Manage the alteration of Special Flood Hazard Areas, stream channels and shorelines to
minimize the impact of Development on the natural and beneficial functions of the
Floodplain.

Section 2.11.30 - APPLICABILITY

Unless exempt per Section 2.11.40, below, approval of a Floodplain Development Permit is
required prior to initiating Development activities in any Special Flood Hazard Areas (SFHAs)
established through Section 4.5.20.01.b.  As defined in Section 1.6.40, Development means any
manmade change to improved or unimproved real estate, including but not limited to buildings or
other structures, fencing, mining, dredging, filling, grading, paving, excavation or drilling
operations, or storage of equipment or materials located within a Special Flood Hazard Area.

2.11.40 - EXEMPTIONS

The following types of Development are exempt from the Floodplain Development Permit process,
if they are allowed by other applicable provisions  in this Code.  These activities may be prohibited
by the provisions of Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum Assured
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, Chapter
4.13 - Riparian Corridor and Wetland Provisions, or Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions;  or other restrictions may apply.

a. Placement of Fill in Residential Zones - Within the Floodway Fringe, placement of fill in
the RS-1, RS-3.5, RS-5, RS-6, RS-9, RS-9U, RS-12, RS-12U, RS-20 and MUR Zones,
provided it is consistent with other applicable provisions of this Code and provided all of the
following are met:

1. The fill is used solely for the purpose of constructing a sandbox, a raised gardening
bed, or other similar landscape feature;

2. There are no undeveloped portions of the site that are outside the Floodway Fringe
that can accommodate the items described in “a.1,” above; 
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3. The fill does not occupy an area that is greater than 10 percent of the minimum lot
size of the corresponding zone or 10 percent of the area of the subject lot that is
within the Floodway Fringe, whichever is less; and

4. The average depth of the fill does not exceed six in. over the area described in “a.3,”
above;

b. Construction of Fences and Walls - Installation, expansion, reconstruction, and
replacement of fences and/or walls within the Floodway Fringe, provided the velocity of the
flood waters where the fence or wall is proposed is less than 5 ft. per second, as
documented in the Flood Insurance Study for Benton County and Incorporated Areas,
dated June 2, 2011. Fencing and walls installed, expanded, reconstructed, and/or replaced
in areas where the flood water velocity is greater than 5 ft. per second  shall obtain a
Floodplain Development Permit and shall comply with Section 4.5.110.12.  If no Floodplain
study is available to confirm the velocity of flood water flow, either the flood water velocity
shall be determined consistent with Section 4.5.50.03.p to confirm whether the proposed
fence and/or wall is exempt from obtaining a Floodplain Development Permit, or the flood
water velocity shall be assumed to be greater than 5 ft. per second, and the fence and/or
wall shall obtain a Floodplain Development Permit and be constructed consistent with the
provisions in Section 4.5.110.12.

c. Maintenance, repair, and/or replacement of existing infrastructure facilities, provided the
facilities:

1. Are in-kind maintenance, repair, and/or replacement; and

2. Will not result in an increase in Base Flood Elevation.

d. Maintenance, minor repair, and/or improvement of existing structures, provided these
activities do not:

1. Result in an increase in size or intensity of use; 

2. Constitute repair of Substantial Damage; or

3. Constitute a Substantial Improvement;

e. Public agency placement of signs, markers, aids, etc.;

f. Customary dredging associated with routine channel maintenance to maintain existing
channel capacity, provided it is consistent with State and Federal laws and permits; 
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g. Removal of vegetation activities, provided they are consistent with Section 4.5.80.03.a; and

h. Landscape maintenance activities, provided they are consistent with Section 4.5.80.03.b.

Section 2.11.50 - PROCEDURES

2.11.50.01 - Application Requirements 

An application for a Floodplain Development Permit shall be made on forms provided by
the Floodplain Administrator or designee and shall include the following information, where
applicable.  When the Floodplain Administrator or designee deems any requirement below
unnecessary for proper evaluation of a proposed application, it may be waived.  For
example, the waiving of some of the application requirements below can occur to address
projects that are small or less complex in nature.  However, the Floodplain Administrator
or designee shall ensure that enough information is submitted to properly evaluate a
proposed application’s adherence to the applicable criteria.

a. Location and description of the subject property(ies), including all of the following,
as relevant: street address; tax assessor map and tax lot number; parcel number;
written description of the boundaries of the proposal; and one set of assessor’s
maps of the subject site and surrounding area, with the subject site outlined in red;

b. Signed consent  by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written proof of
ability to be a signatory shall be furnished to the City.  The owner’s name(s) and
address(es), and the applicant’s name, address, and signature shall also be
provided;

c. Three copies of a narrative, on 8.5 by 11 in. sheets, describing how the application
meets the review criteria in Section 2.11.50.04, below, and three copies of the
supporting graphics at an 8.5 by 11 in. size.  The Floodplain Adminstrator or
designee may request additional copies of the narrative and/or graphics for routing
purposes, if needed. Related names/numbers must be legible on the graphics.  The
Floodplain Administrator or designee may also require some or all graphics at a 24
by 36-in. size if, for legibility purposes, such a size would be helpful;

d. Three sets of full-scaled black line or blueprint drawings of the site plan graphic(s)
on sheet size of at least 11 in. by 17 in. suitable for photocopy reproduction.  Site
plan(s) and other graphics shall be drawn to scale and shall contain a sheet title,
date, north arrow, and legend placed in the same location on each sheet and show:
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1. Information required by Sections 4.5.50.02, 4.5.50.03, and 4.5.50.04, as
applicable;

2. Information required by Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation
Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions, as applicable; and

3. Any other information relevant to the proposal; and

e. Adequate information for the Floodplain Administrator or designee to assess
whether or not a Substantial Improvement is proposed or Substantial Damage has
occurred.  See Floodplain Administrator or designee for specific requirements and
procedures for these determinations;

f. An electronic version of these documents (both text and graphics, as applicable).
The applicant shall coordinate with the City regarding compatible electronic formats,
to the greatest extent practicable.  Any data submitted to substantiate Base Flood
elevation(s), flood Depth Number(s), 0.2-ft. Floodway boundaries, or 100-year
Floodway Fringe boundaries shall be compatible with the City’s GIS system.

2.11.50.02 - Acceptance of Application

Per ORS 227, the Floodplain Administrator or designee shall review the Floodplain
Development Permit application for compliance with the application requirements in Section
2.11.50.01, above.  If the application is incomplete, the Administrator or designee shall
notify the applicant  and state what information is needed to make the application complete.
Unless the Floodplain Administrator or designee determines that additional time is
warranted, the applicant shall have a maximum of 10 days from this notification to submit
additional materials.

2.11.50.03 - Staff Evaluation

The application and any comments that have been received shall be reviewed to ensure
consistency with the review criteria in Section 2.11.50.04, below.

2.11.50.04 - Review Criteria

Requests for approval of a Floodplain Development Permit shall be reviewed by the
Floodplain Administrator or designee to ensure:
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a. Consistency with the standards from Sections 4.5.80, 4.5.90, and 4.5.100, as
applicable;

b. New Development and subdivisions shall have public utilities and facilities such as
sewer, gas, electric and water systems located and constructed to minimize flood
damage;

c. On-site waste disposal systems shall be located and constructed to avoid functional
impairment, or contamination from them during flooding;

d. Subdivisions shall have adequate drainage provided to reduce exposure to flood
hazards.  In AO and AH Federal Flood Zones, stormwater management shall be
provided to guide floodwater around and away from all proposed and existing
structures. This criteria shall be considered to be met if the proposed stormwater
management is consistent with the provisions of the Building Code, Chapter 4.0 -
Improvements Requirement with Development, and the provisions addressed in “e,”
below;

e. Consistency with other applicable standards 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;  the adopted City Off-street Parking
Standards; and any other applicable policies and standards adopted by the City
Council; and

f. Preservation and/or protection of Significant Natural Features is achieved,
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum Assured Development
Area (MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, Chapter
4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.

2.11.50.05 - Action on Application

Based on the review criteria above, the Floodplain Administrator or designee shall review
the proposed Development and either approve, conditionally approve, or deny the
application. Floodplain Development Permits are processed like Building Permits, using a
Ministerial Development process.
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2.11.50.06 - Mandatory Conditions of Approval

The following Conditions of App  roval are mandatory and shall be imposed on every
approved Floodplain Development Permit:

a. Required As-built Certification During Construction - For all new construction
and Substantial Improvements, the permit holder shall provide to the Floodplain
Administrator or designee an as-built certification of the floor elevation or flood-
proofing elevation immediately after the Lowest Floor or flood-proofing is placed and
prior to further vertical construction.  Any deficiencies identified by the Floodplain
Administrator or designee shall be corrected by the permit holder immediately and
prior to work proceeding. Failure to submit certification or failure to make the
corrections shall be cause for the Floodplain Administrator or designee or the
Building Official to issue a stop-work order for  the project.

b. Required Documentation Prior to Issuance of Certificate of Occupancy 

1. In addition to the requirements of the Building Codes pertaining to Certificate
of Occupancy, prior to the final inspection the owner or authorized agent shall
submit the following documentation to the Floodplain Administrator or
designee and the documentation shall be prepared and sealed by a
registered surveyor or engineer:

a) For elevated buildings and structures in Special Flood Hazard Areas
(all A Federal Flood Zones), the as-built elevation of the Lowest Floor,
including basement, or where no Base Flood Elevation is available the
height above Highest Adjacent Grade of the Lowest Floor;

b) For buildings and structures that have been floodproofed, the
elevation to which the building or structure was floodproofed.

2. Failure to submit certification or failure to correct violations shall be cause for
the Floodplain Administrator or designee or the Building Official to withhold
a Certificate of Occupancy until such deficiencies are corrected.

2.11.50.07 - Permit

The Floodplain Administrator or designee shall provide the applicant with a permit that
includes a written statement of the decision, a reference to the findings leading to it, any
Conditions of Approval, and the appeal period deadline.  The permit shall also be mailed
to any persons who request such a decision.  The permit and all applicable information
shall be available in the Community Development Department.
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2.11.50.08 - Permanent Retention of Development Applications - The Floodplain
Administrator or designee shall maintain both paper and electronic permanent records of
all Floodplain Development Permits.

   
2.11.50.09 - Appeals

a. The decision of the Floodplain Administrator or designee may be appealed to the
Land Development Hearings Board in accordance with Chapter 2.19 - Appeals.

b. Appeal Review Criteria - An appeal of a decision made by either the Floodplain
Administrator or designee or the Land Development Hearings Board shall be
reviewed against the criteria set forth in Section 2.11.50.04.  In acting on an appeal,
the hearing body shall make specific findings in response to each of the appeal
review criteria.

2.11.50.10 - Effective Date

Unless an appeal has been filed, the decision of the Floodplain Administrator or designee
shall become effective  12 days after the permit is signed.

2.11.50.11 - Effective Period of Approval

a. A Floodplain Development Permit shall expire 180 days after the permit is effective
per Section 2.11.50.10, unless:

1. Start of Construction for the permitted activity has occurred and thereafter is
pursued to completion; or

2. An extension consistent with Building Permit extension procedures is granted
by the Floodplain Administrator or designee, in cases where Start of
Construction has not yet occurred.  However, the granting of such extension
shall also require the Floodplain Administrator or designee to review the
Floodplain Development Permit activity(ies) relative to the applicable Code
requirements to ensure that the Floodplain Development Permit is still
consistent with Code provisions.  If the Floodplain Administrator or designee
finds that the Floodplain Development Permit is still consistent with the
applicable Code requirements, then the extension may be granted by the
Floodplain Administrator or designee.  If the Floodplain Administrator or
designee finds that the Floodplain Development Permit is no longer
consistent with the applicable Code requirements, then the Floodplain
Administrator or designee shall deny the extension request. 
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b. Commencement of work includes Start of Construction, when the permitted work
requires a Building Permit.

2.11.60 - VARIANCES

An application filed for a Floodplain Development Permit Variance shall comply with the following:

2.11.60.01 - Limited Scope of Variance Applications

a. Variances are limited to the following:

1. Altering the required elevation standard for new construction and Substantial
Improvements on a lot less than or equal to one-half acre, provided the lot is
contiguous to and surrounded by lots with existing structures constructed
below the Base Flood Elevation;

2. Allowing a Water Dependent use, provided structures or other Development
are protected by methods that minimize flood damages during the Base
Flood and create no additional threats to public safety;

3. Reconstructing, rehabilitating, or restoring a Designated Historic Resource
upon a determination that the proposed restoration, rehabilitation, or
restoration will not preclude the structure’s continued designation as a
Designated Historic Resource and the Variance is the minimum necessary
to preserve the historic character and design of the structure; or

4. Allowing a lesser degree of floodproofing than watertight or dry-floodproofing
for nonresidential buildings in very limited circumstances, where it can be
determined that such action will have low damage potential and otherwise
comply with Building Codes.

b. Variance requests that exceed the limited scope described above in “a,” above, shall
be made through the Planned Development process in Chapter 2.5 - Planned
Development.

2.11.60.02 - Variance Application Requirements

When the Floodplain Administrator or designee deems any requirement below unnecessary
for proper evaluation of a proposed application, it may be waived.
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An application for a Floodplain Development Permit Variance shall include:

a. The items listed above in Sections 2.11.50.01 and an application submittal fee equal
to that of a Major Lot Development Option application submittal fee;

b. Narrative explaining the basis for the Variance request and how the request still
meets the purposes in Section 2.11.20 and 4.5.10; and

c. Other narrative and technical information sufficient to demonstrate compliance with
the review criteria in Section 2.11.60.06.  The applicant shall also provide  narrative
and technical information sufficient to demonstrate compliance with the review
criteria in Section 2.11.50.04 which can still be met, despite the Floodplain
Development Permit Variance request.

2.11.60.03 - Acceptance of Variance Application - An application for a Floodplain
Development Permit Variance shall be accepted and reviewed in accordance with the
procedures in Section 2.12.30.02.b, except that public notice distance shall be in
accordance with Section 2.11.60.04, below.

2.11.60.04 - Public Notice for a Variance Application - The public notice for a Floodplain
Development Permit Variance shall be issued in accordance with the provisions in Section
2.0.50.04, except that the public notice distance shall be 300 ft., as required for the land
use applications in Section 2.0.50.04.c.2.

2.11.60.05 - Staff Evaluation - The Floodplain Administrator or designee shall prepare a
report that evaluates whether or not the proposal qualifies as a Floodplain Development
Permit Variance per Section 2.11.60.01, includes the required application materials per
Section 2.11.60.02, meets the purposes in Sections 2.11.20 and 4.5.10, and complies with
the review criteria in Section 2.11.60.06.  The Floodplain Administrator or designee shall
also evaluate the proposed Floodplain Development Permit Variance with respect to the
review criteria in Section 2.11.50.04, to see how many of the criteria can still be met.  The
report shall include a recommendation for approval or denial and, if needed, a list of
conditions for the Land Development Hearings Board to consider if an approval is granted.

2.11.60.06 - Review Criteria for a Variance Application

In reviewing requests for the approval of a Floodplain Development Permit Variance, the
Land Development Hearings Board shall consider the purposes of this Chapter, the
purposes in Section 4.5.10, the Variance thresholds contained in Section 2.11.60.01, the
base Floodplain Development Permit review criteria in Section 2.11.50.04, standards
specified in other sections of this chapter and Chapter 4.5 - Floodplain Provisions, all
technical evaluations, and the criteria in  “a,” through “d,” below.   All of the criteria in “a,”

EXHIBIT B - 184 OF 

ORDINANCE 2011-01



1There are unique circumstances under which the Floodplain Administrator or designee may allow
a rise in Base Flood Elevation in the Floodway - see Sections 4.5.50.04 and 4.5.80.05.  However, these
exceptions are granted via the provisions of those two Code sections  and not through the Variance provisions
of this chapter.

2.11 - 11 ORDINANCE 2011-01 - APRIL 18, 2011

through “d,” below, shall be met.  In addition, all of the review criteria in Section 2.11.50.04
shall be met, with the exception of specific aspects of the criteria that cannot be met
because of the nature of the  Floodplain Development Permit Variance request.  It is the
applicant’s  burden to show that the Variance is warranted and meets said criteria.

a. Variances shall not be issued within a designated Floodway if any increase in flood
levels during the Base Flood discharge would result.1

b. Variances shall only be issued upon a determination that the Variance is the
minimum necessary, considering the flood hazard, to afford relief.

c. Variances shall only be issued upon a:

1. Showing of good and sufficient cause;

2. Determination that failure to grant the Variance would result in exceptional
hardship to the applicant;

3. Determination that the granting of the Variance will not result in increased
flood heights, additional threats to public safety, extraordinary public
expense, or creation of nuisances; and

4. Determination that the granting of the Variance will not cause fraud on or
victimization of the public, or conflict with existing local laws or ordinances.

d. Variances shall consider the following additional factors:

1. The danger that materials may be swept onto other lands to the injury of
others as a result of approving the Variance request;

2. The potential to endanger life and property due to flooding or erosion
damage caused by approval of the Variance request;

3. The susceptibility of the proposed facility and its contents to flood damage,
and the effect of such damage on the individual owner and adjacent
properties;
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4. The importance of the services provided by the proposed facility to the
community;

5. The necessity to the facility of a waterfront location, where applicable;

6. The availability and viability of alternate locations for the proposed use that
are not subject to flooding or erosion damage;

7. The compatibility of the proposed use with existing and anticipated
Development.  This criteria shall be considered to be met if the proposed
application meets the review criteria in Section 2.11.50.04.e;

8. The relationship of the proposed use to the Floodplain management program
for that area;

9. The safety of access to the property in times of flood for ordinary and
emergency vehicles;

10. The expected heights, velocity, duration, rate of rise, and sediment transport
of the flood waters, and the effects of wave action, if applicable, expected at
the site; and

11. The costs of providing governmental services during and after flood
conditions, including maintenance and repair of public utilities and facilities
such as sewer, gas, electrical, and water systems, and streets and bridges.

2.11.60.07 - Action on Variance Application - The Land Development Hearings Board
shall conduct a public hearing in accordance with Chapter 2.0 - Public Hearings.  Following
the close of the public hearing, the Board  shall approve, conditionally approve, or deny the
Floodplain Development Permit Variance.  The Board's decision shall include findings that
specify how the application has or has not complied with the review criteria in Section
2.11.60.06.  The Board's decision shall also include findings that specify the extent to which
the application has or has not complied with the original Floodplain Development Permit
review criteria in Section 2.11.50.04.

2.11.60.08 - Notice of Disposition - The Floodplain Administrator or designee shall
provide the applicant with a Notice of Disposition in accordance with Chapter 2.0 - Public
Hearings that includes a written statement of the Land Development Hearings Board's
decision, a reference to findings leading to it, any Conditions of Approval, and the appeal
period deadline.
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If a Variance is granted to allow the construction of a building below the Base Flood level,
the property owner shall be put on notice along with the written decision that the permitted
building will have its Lowest Floor below the Base Flood Elevation or flood depth, and that
the cost of flood insurance likely will be commensurate with the increased flood damage
risk.

A Notice of Disposition shall also be mailed to persons who presented oral or written
testimony at the public hearing. 

2.11.60.09 - Permanent Retention of Variance Applications - The Floodplain
Administrator or designee shall maintain a permanent record of all Floodplain Development
Permit Variances, and report any Variances to the Federal Emergency Management
Agency upon request.

2.11.60.10 - Appeals - The decision of the Land Development Hearings Board may be
appealed in accordance with Chapter 2.19 - Appeals.

2.11.60.11 - Effective Date - Unless an appeal has been filed, the decision of the hearing
authority shall become effective 12 days after the Notice of Disposition is signed.

2.11.60.12 - Effective Period of Approval - 

a. A Floodplain Development Permit Variance shall expire 180 days after issuance
unless:

1. Start of Construction for the permitted activity has occurred and thereafter is
pursued to completion; or

2. An extension consistent with Building Permit extension procedures is granted
by the Floodplain Administrator or designee, in cases where Start of
Construction has not yet occurred.  However, the granting of such extension
shall also require the Floodplain Administrator or designee to review the
Floodplain Development Permit Variance activity(ies) relative to the
applicable Code requirements to ensure that the scope of the Variance
activities has not deviated further from Code provisions as a result of any
subsequent Land Development Code Text Amendment(s).  If the Floodplain
Administrator or designee finds that the Floodplain Development Permit
Variance has not deviated further from the applicable Code requirements,
then the extension may be granted by the Floodplain Administrator or
designee.  If the Floodplain Administrator or designee finds that the
Floodplain Development Permit Variance does indeed vary further from
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applicable Code requirements, then the Floodplain Administrator or designee
shall deny the extension request. 

b. Commencement of work includes Start of Construction, when the permitted work
requires a Building Permit.
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CHAPTER 2.12 
LOT DEVELOPMENT OPTION

Section 2.12.10 - BACKGROUND

A Lot Development Option provides a means to obtain, within specified thresholds, variations from
some clearly measurable, numerically quantifiable development standards.  The Lot Development
Option exists for those circumstances where uniform, unvarying rules would prevent a more
efficient use of a lot or parcel, prevent better preservation of Significant Natural Features, and/or
prevent innovation in site planning and architectural design.  A typical example is  permitting a
structure to be located closer to a property boundary than normally allowed by the zone
regulations.  

A Lot Development Option applies only to existing individual lots or parcels or to individual lots or
parcels that are approved, or requested for approval, as part of a Tentative Subdivision Plat or
Minor Land Partition process.  Proposed modifications that exceed the allowed scopes of Minor
and Major Lot Development Options as outlined in this Chapter need to be sought through the
Planned Development process described in Chapter 2.5 - Planned Development.

Unless otherwise stated in the following chapters, the Lot Development Option process shall not
be used to vary from the standards in Chapter 2.11 - Floodplain Development Permit, Chapter 4.5
- FloodplainNatural 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, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  Requests for variations to the requirements in
Chapter 4.0 – Improvements Required with Development shall be processed as a Major Lot
Development Option.   

Section 2.12.20 - PURPOSES

Procedures and standards for the review of Lot Development Options are established in this
Chapter for the following purposes:

a. Permit efficient use of land;

b. Provide flexibility and innovation in site planning and architectural design on individual lots;

c. Encourage construction techniques and allow building locations that conserve energy; 

d. Minimize procedural delays and ensure due process in the review of unique development
situations;
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e. Provide an avenue for better preservation of Significant Natural Features; and

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

Section 2.12.30 - PROCEDURES

An application filed for a Lot Development Option shall comply with the following: 

2.12.30.01 - Application Requirements 

When the Director deems any requirement below unnecessary for proper evaluation of a
proposed application, it may be waived. 

An application for a Lot Development Option shall be made on forms provided by the
Director and shall include the following, where applicable:

a. Location and description of the subject property(ies), including all of the following,
as relevant: address; tax assessor map and tax lot number; parcel number; written
description of the boundaries of the proposal; and one set of assessor’s maps of the
subject site and surrounding area, with the subject site outlined in red; 

b. Signed consent  by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written proof of
ability to be a signatory shall be furnished to the City.  The owner’s name(s) and
address(es), and the applicant’s name, address, and signature shall also be
provided; 

c. Narrative addressing all aspects of the requested variation(s), the rationale behind
the assumptions and choices made, and describing how the application meets the
review criteria in Section 2.12.30.06, below; and

d. Site plan(s) no larger than 11 by 17 in. suitable for photocopy reproduction.  Site
plan(s) and other graphics shall be drawn to scale and shall contain a sheet title,
date, north arrow, and legend placed in the same location on each sheet and show:

1. Relationship of the site to adjoining properties, streets, alleys, structures,
public utilities, and drainageways;

2. Identification of all requested variations;

3. Lot line dimensions;
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4. Existing and proposed structures;

5. Structures on adjacent property(ies) affected by the request;

6. Vehicle and pedestrian access points and accessways;

7. Drainageways and any other prominent features;

8. Location of trees and shrubs over three ft. in height;

9. Fences and walls;

10. Off-street parking facilities; 

11. Information required by Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable; and

12. Any other information relevant to the proposal.

e. Documentation that the lot(s) and/or parcel(s) under consideration fall within the
thresholds identified in Section 2.12.30.03, below.

f. An electronic version of these documents (both text and graphics, as applicable) if
an applicant has produced part or all of an application in an electronic format.  The
applicant shall coordinate with the City regarding compatible electronic formats, to
the greatest extent practicable;

2.12.30.02 - Acceptance of Application

a. Minor Lot Development Option -

1. Per ORS 227, the Director shall review the Lot Development Option
application for compliance with the application requirements in Section
2.12.30.01, above.  If the application is incomplete, the Director shall notify
the applicant  and state what information is needed to make the application
complete. The applicant shall have 10 days from this notification to submit
additional materials. 
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2. After accepting a complete application, the Director shall schedule a public
hearing to be held by the Land Development Hearings Board.  Notice of the
hearing shall be provided in accordance with Chapter 2.0 - Public Hearings.

3. After an application is accepted as complete, any revisions to it that result in
the need for an additional public notice to be mailed shall be regarded as a
new application.  Such new application shall require additional filing fees and
rescheduling of the required public hearing.

2.12.30.03 - Determination of Lot Development Option Type - The Director shall
determine whether an application qualifies as a Minor or Major Lot Development Option,
as described in “a,” and “b,” below.  

a. Minor Lot Development Option - A Minor Lot Development is classified as General
Development and shall be processed consistent with this chapter. A Lot
Development Option shall be considered Minor if it:

1. Meets “c” - “e,” below; and 

2. Falls within the thresholds in “h,” below.   

b. Major Lot Development Option - A Major Lot Development Option is classified as
Special Development and shall be processed consistent with this chapter.  A Lot
Development Option shall be considered Major if it:

1. Meets “c” - “e,” below;

2. Exceeds the thresholds of a Minor Lot Development Option in “h,” below; and

3. Falls within the thresholds in “i,” below. 

c. Unless otherwise stated in the following chapters, the Minor and Major Lot
Development Option processes shall not be used to vary from the standards in
Chapter 2.11 - Floodplain Development Permit, Chapter 4.5 - FloodplainNatural
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, and
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions.   

d. Minor and Major Lot Development Option requests shall apply only to existing
individual lots or parcels or to individual lots or parcels that are approved, or
requested for approval, as part of a Tentative Subdivision Plat or Minor Land
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b) Applicable criteria for the decision;

c) Place, date, and time comments are due;

d) Statement that copies of all evidence relied upon by the applicant are
available for review, and that copies can be obtained at cost;

e) Name and phone number of staff contact person;

f) Statement that a Notice of Disposition shall be provided to the
applicant and any person who submits written comments;

g) An explanation of appeal rights; and

h) A summary of the local decision making process. 

b. Major Lot Development Option - Public Notice for a Major Lot Development
Option shall be provided consistent with Section 2.0.50.04.b.

2.12.30.05 - Staff Evaluation

a. Minor Lot Development Option - The application and any comments that have
been received shall be reviewed to ensure consistency with the review criteria in
Section 2.12.30.06.a, below.

b. Major Lot Development Option - The Director shall prepare a report that evaluates
whether the proposal complies with the review criteria in Section 2.12.30.06.b,
below.  The report shall include a recommendation for approval or denial and, if
needed, a list of conditions for the Land Development Hearings Board to consider
if an approval is granted.

2.12.30.06 - Review Criteria

a. Minor Lot Development Option - With respect to the requested variation, a Minor
Lot Development Option shall be reviewed to determine if the following criteria have
been met:

1. The proposal is consistent with Section 2.12.30.03.a and Sections
2.12.30.03.c-e and “h;”

2. The land use for the proposed development is allowed in the underlying
zone;
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3. The proposed development falls within the minimum and maximum density
requirements for the underlying zone;

4. All structures comply with Building and Fire Codes and Vision Clearance
requirements established by the City Engineer;

5. The proposed development is not contrary to the background and purposes
in Sections 2.12.10.and 2.12.20 and any other applicable policies and
standards adopted by the City; 

6. The proposed development does not substantially reduce the amount of
privacy enjoyed by users of neighboring structures when compared to
development located as specified by this Code; 

7. The proposed development does not adversely affect existing physical and
natural systems, such as traffic, drainage, dramatic land forms, or parks, nor
adversely affect the solar access potential for abutting properties when
compared to development located as specified in this Code; 

8. Where architectural features are involved, the proposed development is
compatible with the design character of existing structures on adjoining
properties;

9. Where variations are proposed to Chapter 4.10 - Pedestrian Oriented Design
Standards, the proposed development implements the purpose(s) of that
chapter through inclusion of additional benefits to the pedestrian environment
that compensate for the requested variations from development standards;

10. Preservation and/or protection of Significant Natural Features is achieved,
consistent with Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.  Streets are also designed along contours, and
structures are designed to fit the topography of the site to ensure compliance
with these Code standards; and

11. The proposed development shall provide benefits within the development that
compensate for the variations from development standards such that the
intent of the development standards is still met.
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b. Major Lot Development Option - A Major Lot Development Option shall be
reviewed to ensure consistency with the purposes of this Chapter, policies and
density requirements of the Comprehensive Plan, other applicable policies and
standards adopted by the City Council, and  the following criteria:

1. The proposal is consistent with Section 2.12.30.03.b, c, d, e, g, and i;

2. The proposal is consistent with “a.2" through “a.11,” above; and

3. With respect to the requested variations, the application demonstrates
compatibility in the following areas, as applicable:

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

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

c) Noise attenuation;

d) Odors and emissions;

e) Lighting;

f) Signage;

g) Landscaping for buffering and screening;

h) Transportation facilities; 

i) Traffic and off-site parking impacts;

j) Utility infrastructure;

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

l) Consistency with the applicable development standards, including the
applicable Pedestrian Oriented Design Standards; and

m) Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
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Chapter 4.5 - FloodplainNatural 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, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.  Streets shall also be designed along contours, and
structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

2.12.30.07 - Action on Application

a. Minor Lot Development Option - Based on the review criteria above and any
written comments received from affected parties, the Director shall review the
proposed development and either approve, conditionally approve, or deny the
application after the completion of the 14-day comment period.

b. Major Lot Development Option - The Land Development Hearings Board  shall
conduct a public hearing in accordance with Chapter 2.0 - Public Hearings.
Following the close of the public hearing, the Board  shall approve, conditionally
approve, or deny the Major Lot Development Option.  The Board's decision shall
include findings that specify how the application has or has not complied with the
review criteria in Section 2.12.30.06.b. 

2.12.30.08 - Notice of Disposition

a. Minor Lot Development Option - The Director shall provide the applicant with a
Notice of Disposition that includes a written statement of the decision, a reference
to the findings leading to it, any Conditions of Approval, and the appeal period
deadline.  The Notice shall also be mailed to persons who provided written comment
on the mailed notice.  The Notice of Disposition and all applicable information shall
be available in the Development Services Division of the Community Development
Department.

b. Major Lot Development Option - The Director shall provide the applicant with a
Notice of Disposition in accordance with Chapter 2.0 - Public Hearings that includes
a written statement of the Land Development Hearings Board's decision, a reference
to findings leading to it, any Conditions of Approval, and the appeal period deadline.
A Notice of Disposition shall also be mailed to persons who presented oral or written
testimony at the public hearing.   

2.12.30.09 - Appeals
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CHAPTER 2.13
PLAN COMPATIBILITY REVIEW

Section 2.13.10 - BACKGROUND

Each zone is intended for a predominant type of land use.  Certain other Uses are
permitted, but the intensity and characteristics of those Uses require review to ensure their
compatibility with the site and with nearby land uses.  For example, any of the following
may indicate the need for an individual review of the circumstances of development:

a. Building's size in relation to other buildings in the area;

b. Residential, commercial, or industrial aspects of a proposed development;

c. Character of surrounding development;

d. Traffic capacity of adjacent streets; and

e. Potential environmental effects.

Uses requiring Plan Compatibility Review are specified for each zone.  For such Uses, Plan
Compatibility Review is required before a Building Permit can be issued.

Section 2.13.20 - PURPOSES

Procedures and review criteria for Plan Compatibility Review are established for the
following purposes:

a. Encourage originality, flexibility, and innovation in site planning and development,
including architectural, engineering, and landscaping design;

b. Protect neighboring property owners and residents by ensuring reasonable
provisions have been made regarding surface water drainage; suitable sound and
sight buffers; preservation of views, light, and air; and other aspects of design that
may have substantial effects on neighboring land uses;

c. Preserve the City's natural beauty and the quality of its visual character by ensuring
proposed structures or improvements are compatible with the terrain and existing
development; by preventing unnecessary and inappropriate destruction or blighting
of natural landscapes or existing improvements; and by requiring that proper
attention be given to the exterior appearance of structures, signs, parking areas,
landscaping, and other improvements;
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d. Protect and ensure adequacy and usefulness of public and private facilities and
services as they relate to each other and to the neighborhood or area;

e. Maintain and improve the qualities of and relationships among individual buildings,
structures, and physical improvements that best contribute to the amenities and
attractiveness of a neighborhood or area; and

f. Promote and encourage energy conservation .

Section 2.13.30 - PROCEDURES

When an application is filed for a Plan Compatibility Review, it shall be reviewed in
accordance with the following procedures.

2.13.30.01 - Application Requirements

When the Director deems any requirement below unnecessary for proper evaluation
of a proposed application, it may be waived. 

An application for Plan Compatibility Review shall include the following:

a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
site outlined in red; 

b. Signed consent by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided; 

c. Narrative addressing all aspects of the requested variation(s) and describing
how the application meets the review criteria in Section 2.13.30.05, below;
and

d. One set of plans no larger than 24- by 36-in. and one set of plans reduced
to no larger than 11- by 17-in.  Where necessary, additional detail sheets
shall be provided.  Site plan(s) and other graphics shall be drawn to scale
and shall contain a sheet title, date, north arrow, and legend placed in the
same location on each sheet and show existing and proposed: 
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3. Proposed varieties and sizes of trees and plant materials;

4. Other pertinent landscape features, including irrigation systems
required to maintain plant materials.

h. Data indicating:

1. Square footage of site and structures;

2. Building coverage (as a percentage of the site);

3. Square footage of the site to be landscaped;

4. Landscape coverage (as a percentage of the site);

5. Number of parking spaces provided;

6. Building materials to be used; and

7. Specifications as to type, color, and texture of exterior surfaces of
proposed structures.

i. Information required by Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable; 

j. Any additional information that the Director may require for proper evaluation
of the proposed site plan.  Such additional information shall be required only
where its need can be justified on the basis of special and/or unforeseen
circumstances; and

k. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable.
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2.13.30.04 - Staff Evaluation

The application and any written comments that have been received shall be
reviewed to ensure consistency with the review criteria in Section 2.13.30.05 below.

2.13.30.05 - Review Criteria

 Uses requiring Plan Compatibility Review shall be reviewed to ensure compatibility
with existing and potential Uses on nearby lands.  The following factors shall be
considered:

a. The proposed development shall be in conformance with the purposes of this
Chapter; 

b. Neighboring property owners and residents shall be protected through
reasonable provisions regarding surface water drainage; suitable sound and
site buffers; preservation of views, light, air; and other aspects of design that
may have substantial effects on neighboring land uses; 

c. The proposed development shall not adversely affect traffic, parking, and
access; and

d. Where Significant Natural Features are involved, the proposed development
shall not adversely impact Significant Natural Features regulated by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions.

2.13.30.06 - Action on Application

Based on the review criteria above and any written comments received from
affected parties, the Director shall review the proposed development and either
approve, conditionally approve, or deny the application after the completion of the
14-day comment period.
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CHAPTER 2.14
PARTITIONS, MINOR REPLATS, AND PROPERTY LINE

ADJUSTMENTS

Section 2.14.10 - BACKGROUND

The division of land through a Subdivision process is addressed in Chapter 2.4 -
Subdivisions and Major Replats.  A Subdivision occurs where four or more lots are created
in a calendar year, and requires review and approval as specified in Chapter 2.4 -
Subdivisions and Major Replats.  The division of land through an Expedited Land Division
process is addressed in Chapter 2.5 - Planned Development.  An Expedited Land Division
occurs where four or more lots are created in a calendar year on a site with an approved
Detailed Development Plan.  

This Chapter provides procedural requirements for Residential and Nonresidential
Partitions, which involve creation of three or fewer lots in a calendar year, and for Minor
Replats and Property Line Adjustments.  For the purposes of this Chapter, Residential
Partitions, Minor Replats, and Property Line Adjustments are those involving lands with a
Zoning Designation of RS-1, RS-3.5, RS-5, RS-6, RS-9, RS-9(U), RS-12, RS-12(U), RS-20,
and MUR.  Nonresidential Partitions, Minor Replats, and Property Line Adjustments  are
those with a Zoning Designation other than those for Residential Partitions, Minor Replats,
and Property Line Adjustments.  Except on appeal, each of these is reviewed through a
General Development process without a public hearing.  As with Subdivisions, Partitions,
Minor Replats, and Property Line Adjustments are subject to design requirements
contained in Article IV of this Code.

Section 2.14.20 - PURPOSES

Land Division 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 Significant Natural Features into the proposed development where
possible;

c. Ensure economical, safe, and efficient routes for pedestrians, bicycles, and motor
vehicles;
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d. Ensure appropriate levels of urban facilities and services including provisions for
water, drainage, and sewage;

e. Create residential living environments that foster a sense of neighborhood identity
and are protected from the adverse effects of heavy traffic and more intensive land
uses; and

f. Promote energy efficiency.

Section 2.14.30 - TENTATIVE PARTITION PLAT REVIEW PROCEDURES

Whenever an application is filed for a Partition, it shall be reviewed in accordance with the
following procedures.

2.14.30.01 - Application Requirements

When the Director deems any requirement below unnecessary for the proper
evaluation of a proposed application, it may be waived. 

Applications shall be made on forms provided by the Director and shall be
accompanied by:

a. Location and description of the subject property(ies), including all of the
following, as relevant: address; tax assessor map and tax lot number; parcel
number; written description of the boundaries of the proposal; and one set of
assessor’s maps of the subject site and surrounding area, with the subject
site outlined in red; 

b. Signed consent by the subject property’s owner(s) and/or the owner’s legal
representative(s).  If a legal representative is used as a signatory, written
proof of ability to be a signatory shall be furnished to the City.  The owner’s
name(s) and address(es), and the applicant’s name, address, and signature
shall also be provided; 

c. An electronic version of these documents (both text and graphics, as
applicable) if an applicant has produced part or all of an application in an
electronic format.  The applicant shall coordinate with the City regarding
compatible electronic formats, to the greatest extent practicable;

d. Graphic Requirements - The Tentative Plat and other graphics for both
Nonresidential and Residential Partitions shall be drawn to scale and shall
contain a sheet title, date, north arrow, and legend placed in the same
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location on each sheet and contain the information listed below.  The
Tentative Plat and other graphics shall not exceed 24 by 36 in. and shall
include the following information, as applicable:

1. Names of the owner, partitioner, engineer, and surveyor as
appropriate;

2. Property line boundaries of all contiguous land in the same ownership
as the area encompassed in the application;

3. Sufficient description to define location and boundaries of the area to
be partitioned, re-platted, and/or adjusted;

4. Location of existing structures;

5. Number and type of units proposed when known and appropriate;

6. Location and width of all existing or proposed public or private
accessways (rights-of-way) including any reserve strips and parking
areas; 

7. Location of all existing and proposed public and private utilities,
including water, sewer, and storm drainage;

8. Proposed parcel layout indicating dimensions, parcel lines, and lot
areas;

9. Approximate location and width of Watercourses for review in
accordance with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; and

10. All areas to be dedicated to the public and their proposed Uses
including street rights-of-way, drainageways, easements, and reserve
strips.

11. Significant Natural Features Map(s) - Maps shall identify Significant
Natural Features of the site, and provide all Code-required Significant
Natural Feature information including but not limited to:
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a) All information and preservation plans required by Chapter
2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable;

b) All Jurisdictional Wetlands not already shown as part of “a,”
above.  While not all Jurisdictional Wetlands are locally
regulated by Chapter 4.13 - Riparian Corridor and Wetland
Provisions, they need to be shown so that the City can route
the application to the appropriate state and federal agencies for
comment; and

c) Archaeological sites recorded by the State Historic
Preservation Office (SHPO). 

12. Tentative Plat and Other Graphics - 

a) General -

1) Nonresidential Partition Graphics - Nonresidential
Partition graphics shall include features within a
minimum 150-ft. radius of the site, such as existing
streets and parcel boundaries; existing structures;
driveways; utilities; Significant Natural Features
regulated by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian
Corridor and Wetland Provisions, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions;
Minimum Assured Development Area information from
Chapter 4.11 - Minimum Assured Development Area
(MADA), if applicable; and any other information that, in
the Director’s opinion, would assist in providing a
context for the proposed development.  The Director
may require that an applicant’s graphics include
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information on lands in excess of 150 ft. from a
development site (e.g., such as in cases where an
adjacent property is large and a view of the whole
parcel would be helpful, or when existing infrastructure
is far away from the site). 

2) Residential Partition Graphics - Residential Partition
graphics shall include features within a minimum of 300
feet from all exterior boundaries of the site, showing
existing streets and parcel boundaries; existing
structures in excess of 100 sq. ft.; driveways; utilities;
Significant Natural Features regulated by Chapter 2.11 -
Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant
Vegetation Protection Provisions, and Chapter 4.13 -
Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development
Provisions; and Minimum Assured Development Area
information from Chapter 4.11 - Minimum Assured
Development Area (MADA), if applicable.  Additionally,
if existing infrastructure is more than 300 ft. from an
exterior boundary of the Residential Partition site, the
Residential graphics shall extend beyond the required
300 ft. to include said features and all lands between
the Residential Partition site and the existing
infrastructure. 

b) Conceptual Grading Plans - Existing and proposed topographic
contours at two-ft. intervals.  Where the grade of any part of the
Partition exceeds 10 percent and where the Partition abuts
existing developed lots, a conceptual grading plan shall be
required as follows:  

1. Nonresidential Partitions  - Conceptual grading plans for
Nonresidential Partition applications shall contain
adequate information to evaluate impacts to the site and
adjacent areas, consistent with Chapter 4.5 - Natural
Hazard 4.14 - Landslide Hazard and Hillside
Development Provisions.  If a grading plan is required
for a Nonresidential Partition,  it shall indicate how these
objectives are met, how runoff or surface water from
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individual lots will be managed, and how the proposal’s
surface waters will be managed.  Additionally,
Nonresidential Partition applications shall include two
design alternatives demonstrating that the applicant has
achieved the optimal balance of applicable criteria;  

 
2. Residential Partitions - Conceptual grading plans for

Residential Partition applications shall identify all
proposed cuts and fills and the associated grade
changes in ft. to demonstrate adherence to the
provisions in Chapter 4.5 - Natural Hazard 4.14 -
Landslide Hazard and Hillside Development Provisions.
The conceptual grading plan shall also indicate how
runoff and surface water from individual lots will be
managed, and how the proposal’s  surface waters will
be managed.  Additionally, the conceptual grading plan
for Residential Partitions shall meet the requirements in
“c,” and “d,” below; 

c) For residential development, excavation and grading shall
maintain hydrology that supports existing wetland and riparian
areas and the application shall demonstrate adherence;

d) For residential development, the graphics, including the
conceptual grading plan, must demonstrate that each lot can
be served by streets and infrastructure in a manner that is
consistent with the clear and objective approval standards
contained in the following:  the City’s development standards
outlined in by the applicable underlying zoning designation
standards in Article III 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;

13. Where it is evident that the parcel can be further divided, the applicant
shall show, either on the Tentative Plat or as an attachment, that the
Partition will not preclude efficient division of land in the future; 

14. Narrative Requirements -
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a) Phasing - Statement describing phases of project, if proposed.
Phases shall be:

1) For Nonresidential Partitions, substantially and
functionally self-contained and self-sustaining with
regard to access, parking, transportation facilities,
utilities, Green Areas, and drainage without reliance on
any uncompleted phase; capable of substantial
occupancy, operation, and maintenance upon
completion of construction and development, and be
designed such that the phases support the
infrastructure requirements for the project.  

2) Designed to Address Compatibility -  

a. For Nonresidential Partitions, addressing
compatibility means arranging the phases to
avoid conflicts between higher and lower density
development.  

b. For Residential Partitions, Uses permitted
outright within a zone are considered to be
compatible and not to conflict.  Between zones,
compatibility is addressed at the time the zone is
established.  A Residential Use permitted
outright within an existing zone is considered to
be compatible with Uses permitted outright within
existing neighboring zones;

c. For Residential Partitions, each proposed phase
must meet all required clear and objective
standards for access, parking, transportation
facilities, utilities, Green Areas, and drainage
without reliance on any uncompleted phase.
Each proposed phase, and the proposal as a
whole, must be designed so that in addition to
each proposed phase meeting all required
infrastructure standards for that phase, at the
completion of each phase all completed phases
together will cumulatively meet all infrastructure
standards that would be required for a project
consisting of the completed phases.  The
Partition and each phase must also be designed
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so that by completion of all proposed phases all
the phases together will meet all infrastructure
requirements for the project.

b) Explanation of how the proposal complies with the review
criteria in Section 2.14.30.05; and

15. Traffic Impact Study - 

a) Nonresidential Partitions  - Any proposal generating 30 or more
trips per hour shall include Level of Service (LOS) analysis 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.

b) Residential Partitions - A Traffic Impact Analysis (TIA) is
required.  The TIA shall be prepared by a registered
professional engineer, in accordance with the most current ITE
standards, and shall address both current conditions and those
within a 20-year horizon.  The TIA shall quantify the trip
generation effects of the proposal.  The TIA shall estimate trip
distribution patterns.  Any proposal generating 30 or more trips
per hour shall include Level of Service (LOS) analysis for the
affected intersections.  If any affected intersection LOS is or
will fall be below LOS D during any hour, mitigation shall be
proposed.  The mitigation shall demonstrate that LOS D will be
maintained for 20 years.

16. Information required by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, as applicable.

Figure 2.14-1
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2.14.30.04 - Staff Evaluation

The application and any comments that have been received shall be reviewed to
ensure consistency with the review criteria in Section 2.14.30.05 below.

2.14.30.05 - Review Criteria

Requests for approval of a Tentative Partition Plat shall be reviewed to ensure:

a. Nonresidential Partitions - Requests for the approval of a Tentative
Partition Plat shall be reviewed to ensure:

1. Consistency with the purposes of this Chapter and the following:  the
City’s development standards outlined in the applicable underlying
Zoning Designation standards in Article III 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;  the adopted City Off-street Parking
Standards; and any other applicable policies and standards adopted
by the City Council;

2. Pursuant to Comprehensive Plan Policy 3.2.7, demonstrated
compatibility in the areas in “a,” through “m,” below, as applicable:  

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

 b) Visual elements (scale of potential development, etc.);

 c) Noise attenuation;

 d) Odors and emissions;

 e) Lighting;

 f) Signage;

 g) Landscaping for buffering and screening;

 h) Transportation facilities;
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 i) Traffic and off-site parking impacts;

 j) Utility infrastructure;

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

  l) Consistency with the applicable development standards,
including the applicable Pedestrian Oriented Design Standards;
and

m) Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  Streets shall
also be designed along contours, and structures shall be
designed to fit the topography of the site to ensure compliance
with these Code standards;

3. Approval does not impede future development of property under the
same ownership or on adjacent lands planned for urban densities with
respect to the provision of City services and access from a public
street; 

4. Consistency with the density requirements of the Zone.  When
calculating the applicable density range for a subject property,
applicants may include in their acreage calculation 50 percent of the
area of any streets that front the subject site, for the distance the
streets front the subject site.; and

5. For properties with Natural Resources or Natural Hazards subject to
Chapter 2.11 - Floodplain Development Permit, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, or
Chapter 4.13 - Riparian Corridor and Wetland Provisions, or Chapter
4.14 - Landslide Hazard and Hillside Development Provisions, no
Partition or Minor Replat shall create new lots or parcels unless each
new and remaining lot or parcel contains:
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a) An area unconstrained by Natural Resources or Natural
Hazards;

b) An area that includes Formerly Constrained Areas; or

c) Contains an area that includes the areas in 5.a) and 5.b)
above; 

and that area is equal to or greater than the applicable
Minimum Assured Development Area(s) for the zone or zones
is which the site falls.  Exceptions to this requirement are:

d) Lots created for public park purposes; and

e) Privately- or publicly-owned lots completely contained within an
area zoned Conservation - Open Space.  

New Partitions may contain common open space tracts for the
purpose of protecting Natural Resources and/or avoiding Natural
Hazards.

b. Residential Partitions - Requests for the approval of a Tentative Partition
Plat shall be reviewed to ensure:

1. 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 III 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;

2. The following criteria are met for Residential Partitions and the
application demonstrates adherence to them:

a) Approval will permit City services and access from a public
street to be provided to property under the same ownership
and on adjacent lands planned for urban densities; 
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b) Consistency with the density requirements of the zone.  When
calculating the applicable density range for a subject property,
applicants may include in their acreage calculation 50 percent
of the area of any streets that front the subject site, for the
distance the streets front the subject site;

c) Preservation and/or protection of Significant Natural Features,
consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  Streets shall
also be designed along contours, and structures shall be
designed to fit the topography of the site to ensure compliance
with these Code standards;

d) Land uses shall be those that are outright permitted by the
existing underlying zoning designation; 

e) 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 this Code’s  Wetlands and/or Riparian Corridor provisions in
Chapter 4.13 - Riparian Corridor and Wetland Provisions; and

f) For properties with Natural Resources or Natural Hazards
subject to Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, or Chapter 4.13 - Riparian Corridor and
Wetland Provisions, or Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions, no Partition or Minor Replat
shall create new lots or parcels unless each new and
remaining lot or parcel contains remaining lot or parcel
contains:

1) An area unconstrained by Natural Resources or Natural
Hazards;

2) An area that includes Formerly Constrained Areas; or
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Approval does not relieve the applicant from other applicable provisions of this Code
or from the Oregon Revised Statutes.

2.14.40.04 - Recording of Final Plat 

When all required signatures have been obtained on the Final Partition Plat, the
Director shall record the Plat and any required covenants with the County Recorder.

2.14.40.05 - Effective Date

Authorization of the Final Partition Plat shall become effective when the Plat is
recorded by the Director.

2.14.40.06 - Notice of Recording

After the Final Partition Plat is recorded, the Director shall notify the applicant of the
recording.

Section 2.14.50 - MINOR REPLAT PROCEDURES

a. An application for a Minor Replat shall be administered in accordance with the
Tentative Partition Plat review procedures in Section 2.14.30.

b. A Final Minor Replat shall be prepared by an Oregon-licensed surveyor in
accordance with Section 2.4.40 in Chapter 2.4 -Subdivision and Major Replats, with
the exception that the Final Replat shall be signed by the Director instead of the
Planning Commission Chair.

Section 2.14.60 - Property Line Adjustment

a. An application for a Property Line Adjustment shall be administered in accordance
with the Tentative Partition Plat review procedures in Section 2.14.30, with the
exception that the application shall be exempt from public notice provisions in
Section 2.14.30.03 and the review criteria in Section 2.14.30.05;

b. A Property Line Adjustment shall be approved if the following criteria have been met:

1. The Property Line Adjustment shall not result in creation of an additional unit
of land;

2. Any unit of land reduced in size by the Property Line Adjustment shall comply
with all applicable zoning regulations;
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3. The Property Line Adjustment shall not increase the degree of nonconformity
that may exist on the subject lots; and

4. The availability of both public and private utilities and required access shall
not be adversely affected by a Property Line Adjustment;

c. For properties with Natural Resources or Natural Hazards subject to Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions, or Chapter
4.14 - Landslide Hazard and Hillside Development Provisions, the Property Line
Adjustment shall not adjust properties unless each resultant property contains an
area unconstrained by Natural Resources or Natural Hazards and that area is equal
to or greater than the applicable Minimum Assured Development Area(s) for the
zone or zones is which the site falls.  Exceptions to this requirement are:

1. Properties with public park purposes; and

2. Privately- or publicly-owned properties completely contained within an area
zoned Conservation - Open Space.  

d. Property Line Adjustments may not create new  tracts.  Where such tracts are
proposed and/or required by this Code, a Land Division is required; and

e. Approvals shall be subject to the following minimum Conditions of Approval:

1. Deeds based on a metes and bounds legal description for all adjusted lots
from the Property Line Adjustment shall be recorded with the Benton County
Recorder's Office;

2. A Certified Boundary Survey map that reflects the approved Property Line
Adjustment shall be reviewed by the City and signed by the Director and the
City Engineer; The map shall then be filed with the County Recorder; and

3. Copies of the recorded deeds and filed survey map shall be provided to the
City following recording.

Section 2.14.70 - MAJOR REPLATS

An application for a Major Replat shall be reviewed and processed in accordance with
Chapter 2.4 - Subdivisions and Major Replats.
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EXCERPT
CHAPTER 2.19

APPEALS

Section 2.19.10 - BACKGROUND

This Code is intended to permit flexibility in achieving the goals of the Comprehensive Plan.
Some provisions of this Code, therefore, allow considerable discretion in decisions made
by the City Council and its agencies and officers.

Criteria and standards have been adopted as part of this Code to ensure consistency in
land use and limited land use decisions.  To ensure due process it is also necessary to
provide for review of land use and limited land use decisions that are perceived to be
inconsistent with the Comprehensive Plan and/or the requirements of this Code.

Section 2.19.20 - PURPOSES

Procedures and requirements in this Chapter are established for the following purposes:

a. Provide an Appeal process wherein parties affected by land use decisions may
request review of such decisions;

b. Establish the basis for valid Appeals;

c. Establish who may appeal a land use and limited land use decision; and

d. Provide for timely review of Appeals.

Section 2.19.30 - PROCEDURES

Appeals shall be filed and reviewed in accordance with the following procedures:

2.19.30.01 - General Provisions

a. Every decision relating to the provision of this Code substantiated by findings
of every board, commission, committee, hearings officer, and official of the
City is subject to review by Appeal in accordance with the provisions of this
Chapter.

EXHIBIT B - 215 OF 

ORDINANCE 2011-01



2.19 - 2 ORDINANCE 2011-01 - APRIL 18, 2011

b. Staying of Decisions -

1. The filing of an Appeal to a higher level of City hearing authority, in
accordance with the provisions of this Chapter, shall initiate the
Appeal process and stay the order or decision appealed.  The process
shall include adequate public notice, a public hearing, and preparation
of findings by the hearing authority that affirms, amends, or reverses
the decision appealed.

2. A final decision by the City that is appealed to a state agency shall be
stayed only through the relevant state procedures.  When State
procedures do not require the stay of a final decision, applicants may
obtain development and/or site improvement permits.   However,
applicants will be proceeding at their own risk, pending the outcome
of the Appeal.

c. All hearings on Appeals shall be held de novo (as a new public hearing).  For
any Appeal, the record of the decision made before the lower level of City
hearing authority shall be part of the staff report on Appeal.

2.19.30.02 - Hearings Authority

a. Appeals of decisions of the Director shall be reviewed by the Land
Development Hearings Board, except that:

1. Appeals of Historic Preservation Permit decisions by the Director shall
be reviewed by the Historic Resources Commission;

2. Appeals of Residential Subdivision decisions by the Director shall be
reviewed by the Planning Commission;

3. Appeals of Administrative District Change decisions by the Director
shall be reviewed by the City Council.  The definition of an
Administrative District Change is contained within Section 2.2.50.b;
and 

4. Appeals of decisions made by the Director on Conceptual Plan
Nullification requests on residentially zoned property shall be reviewed
by the City Council.
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b. Appeals of decisions of the Building Official that relate to the enforcement of
this Code’s requirements shall be reviewed by the Land Development
Hearings Board.

c. Appeals of decisions by the City Engineer and the Floodplain Administrator
shall be reviewed by the Land Development Hearings Board.

d. Appeals of decisions of the Planning Commission, the Land Development
Hearings Board, or the Historic Resources Commission shall be reviewed by
the City Council.

e. Appeals of decisions of the City Council shall conform with applicable
ORS provisions, as amended. 

 
2.19.30.03 - Standing

Appeals may only be filed by parties affected by a land use or limited land use
decision.  For purposes of this Chapter affected parties shall include any of the
following:

a. The applicant or the applicant's authorized agent.

b. Any person who testified orally or in writing before the hearing authority
whose decision is being appealed.

c. Any neighborhood organization that testified orally or in writing before the
hearing authority whose decision is being appealed.

d. Any City agency, officer, or department that is responsible for provision of
City facilities and services to the proposed development.

e. Ten registered voters who are City residents.

f. Any person who was mailed a copy of the Notice of Disposition for a Director-
level Historic Preservation Permit.

g. Any person who is entitled to appeal a land use or limited land use decision
pursuant to state law.
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CHAPTER 3.1
LOW DENSITY (RS-3.5) ZONE

Section 3.1.10 - PURPOSE

This zone implements the Low Density Residential Comprehensive Plan designation, which
allows from two to six dwelling units per acre.  The RS-3.5 Zone is retained to provide land
use and development standards for areas of the City that were zoned RS-3.5 and platted
to urban densities as of December 31, 2006.  Additionally, the RS-3.5 Zone is retained for
areas of the City that were zoned RS-3.5 as of December 31, 2006, and are less than or
equal to one acre in size. No new areas shall be zoned RS-3.5 and no existing zones shall
be changed to RS-3.5. 

Section 3.1.20 - PERMITTED USES

3.1.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types - Family

2. Residential Building Types - Single Detached (one unit per lot or
parcel)

3. Civic Use Types - 

a) Community Recreation

b) Public Safety Services

b. Accessory Uses Permitted Outright

1. Accessory Dwelling Units subject to provisions in Section 4.9.40 of
Chapter 4.9 - Additional Provisions

2. Colocated/attached Wireless Telecommunication Facilities on
nonresidential structures that do not increase the height of the existing
structures, subject to the standards in Chapter 4.9 - Additional
Provisions.

3. Essential Services
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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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured Development
Area (MADA).  

n. Natural Hazards and HillsidesSignificant
Flood Hazard Areas

See Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions. 

o. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12 -
Significant Vegetation Protection Provisions. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.1.40, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area and Private Outdoor
Space

See Section 3.1.40, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 3.1.40 - GREEN AREA REQUIREMENTS

a. A minimum of 50 percent of the gross lot area 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 shall consist of vegetation consisting
of landscaping or naturally preserved vegetation. 

b. Landscaping within the required Green Area shall be permanently maintained in
accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.
Landscaping shall primarily consist of ground cover, ferns, trees, shrubs, or other
living plants with sufficient irrigation to properly maintain all vegetation.  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. 
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c. Within the required Green Area for single-family dwellings, 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.  These
Private Outdoor Space requirements may be met by providing private side or rear
yard areas, or patios.

Section 3.1.50 - 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-3.5 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 3.1.60 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.1.30 “m” through “q,”,
and “s,” variations from development and design standards such as standards in this
Chapter and in other chapters of this Code that discuss 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.

EXHIBIT B - 220 OF 

ORDINANCE 2011-01



3.2-1 ORDINANCE 2011-01 - APRIL 18, 2011

CHAPTER 3.2
LOW DENSITY (RS-5) ZONE

Section 3.2.10 - PURPOSE

This zone implements the Low Density Residential Comprehensive Plan designation, which
allows from two to six dwelling units per acre.  The RS-5 Zone is retained to provide land
use and development standards for areas of the City that were zoned RS-5 and platted to
urban densities as of  December 31, 2006.  Additionally, the RS-5 Zone is retained for
areas of the City that were zoned RS-5 as of  December 31, 2006, and are less than or
equal to one acre in size. 

The RS-5 Zone also applies to single-family residential areas greater than one acre in size
and that were zoned RS-3.5 at the time of adoption of this Code.  The RS-5 Zone is
intended to provide opportunities for a broader range of lot sizes and Housing Types,
consistent with Comprehensive Plan policies that support comprehensive neighborhoods
and affordable housing.

Section 3.2.20 - PERMITTED USES

3.2.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types - Family

2. Residential Building Types -

a) Single Detached 

b) Single Detached - Zero Lot Line

c) Single Attached - Zero Lot Line, two units

d) Attached - Townhouse, three units

e) Duplex 

f) Multi-dwelling - Triplex only
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g. Minimum Setbacks and Buffering from
Actively Farmed  Open Space-Agricultural
(OS-AG) Land

See also “k,” and “l,” below.

When residential development is proposed
abutting Actively Farmed OS-AG Land, a minimum
50 ft.-wide continuous plant or plant/berm buffer is
required.  It is the applicant’s responsibility to
provide this buffer.

The minimum setback for lands adjacent to
Actively Farmed OS-AG Land is 100 ft.    Any
intervening right-of-way may be included in the
100-ft. setback measurement.

Structures that existed on December 31, 2006,
and that would fall within the 100-ft setback from
Actively Farmed OS-AG Land shall not be
considered as non-conforming structures and no
additional buffering is required to maintain the
existing development.

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 50 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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured
Development Area (MADA).  

n. Natural Hazards and HillsidesSpecial Flood
Hazard Areas

See Chapter 2.11 - Floodplain Development
Permit and Chapter 4.5 - Natural Hazard and
Hillside Development Floodplain 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. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.2.40, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area and Private Outdoor
Space

See Section 3.2.40, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions

Section 3.2.40 - GREEN AREA REQUIREMENTS

a. A minimum of 50 percent of the gross lot area, and a minimum of 30 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 shall consist of vegetation consisting
of landscaping or naturally preserved vegetation. 

b. Landscaping within the required Green Area shall be permanently maintained in
accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.
Landscaping shall primarily consist of ground cover, ferns, trees, shrubs, or other
living plants with sufficient irrigation to properly maintain all vegetation. 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.

Section 3.2.50 - MIX OF HOUSING TYPES

A mix of permitted Housing Types is encouraged in the RS-5 Zone and shall be required
for larger development projects in the zone.  To promote such a mix, developments greater
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than five acres in size shall comply with the variety of Housing Types requirements outlined
in Chapter 4.9 - Additional Provisions.

Section 3.2.60 - 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-5 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 3.2.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.2.30 “m” through “q,”,
and “s,” variations from development and design standards, such as standards in this
Chapter and in other chapters of this Code that discuss 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. 
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CHAPTER 3.3
LOW DENSITY (RS-6) ZONE

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.
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.  With the exception of properties indicated on the Comprehensive Plan Map as being
eligible for the RS-1 (Extra-low Density) Residential Zone, all Low Density Residential lands
shall be zoned RS-6 (Low Density) Residential upon their annexation.

Section 3.3.20 - PERMITTED USES

3.3.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a) Family

b) Group Residential - 12 or fewer persons

c) Group Residential/Group Care - 12 or fewer persons

d) Residential Care Facilities - 12 or fewer persons

2. Residential Building Types -

a) Single Detached
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g. Minimum Setbacks and Buffering from
Actively Farmed  Open Space-Agricultural
(OS-AG) Land

See also “k,” and “l,” below.

When residential development is proposed
abutting Actively Farmed OS-AG Land, a
minimum 50 ft.-wide continuous plant or
plant/berm buffer is required.  It is the applicant’s
responsibility to provide this buffer.

The minimum setback for lands adjacent to
Actively Farmed OS-AG Land is 100 ft.    Any
intervening right-of-way may be included in the
100-ft. setback measurement.

Structures that existed on December 31, 2006,
and that would fall within the 100-ft setback from
Actively Farmed OS-AG Land shall not be
considered as non-conforming structures and no
additional buffering is required to maintain the
existing development.

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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured
Development Area (MADA).  

n. Natural Hazards and HillsidesSpecial Flood
Hazard Areas

See Chapter 2.11 - Floodplain Development
Permit and Chapter 4.5 - FloodplainNatural
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. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and
Wetland Provisions. 

q. Landscaping See Section 3.3.40, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area and Private Outdoor
Space

See Section 3.3.40, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

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.

Section 3.3.50 - MIX OF HOUSING TYPES

A mix of permitted Housing Types is encouraged in the RS-6 Zone and shall be required
for larger development projects in the zone.  To promote such a mix, developments greater
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than five acres in size shall comply with the variety of Housing Types requirements outlined
in Chapter 4.9 - Additional Provisions.

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,”,
and “s,” 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.
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CHAPTER 3.4
MEDIUM DENSITY (RS-9) ZONE

Section 3.4.10 - PURPOSE

This zone is the primary zone that implements the Medium Density Residential
Comprehensive Plan designation, which allows from six to 12 dwelling units per acre.  It is
intended to provide areas where single detached, single attached, duplex, triplex, and
fourplex units, and townhouses may be constructed under various ownership patterns.  The
zone provides a higher density and more intensive use of land than the Low Density
Residential zones.  The RS-9 Zone is intended to achieve efficiencies in provision of streets
and utilities, and to encourage provision of usable Green Area.

Section 3.4.20 - PERMITTED USES

3.4.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a) Family

b) Fraternities and Sororities existing prior to December 31, 2006,
in accordance with Section 3.4.60 below

c) Group Residential - 12 or fewer persons

d) Group Residential - more than 12 persons, existing prior to
December 31, 2006, in accordance with Section 3.4.60 below

e) Group Residential/Group Care - 12 or fewer persons

f) Group Residential/Group Care - more than 12 persons,
existing prior to December 31, 2006, in accordance with
Section 3.4.60 below

g) Residential Care Facilities - 12 or fewer persons

2. Residential Building Types -

a) Single Detached
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n. Natural Hazards and HillsidesSpecial Flood
Hazard Area

See Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - Natural Hazard and Hillside
Development Floodplain Provisions. 

o. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12 -
Significant Vegetation Protection Provisions. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.4.40, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area and Private Outdoor
Space

See Section 3.4.40, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 3.4.40 - GREEN AREA REQUIREMENTS 

a. A minimum of 30 percent of the gross lot area, and a minimum of 20 percent for
center-unit townhouses on interior lots, shall be retained and improved or
maintained as permanent Green Area to ensure that the 70 percent maximum
lot/site coverage standard of Section 3.4.30 is met.  A minimum of 15 percent of the
gross lot area and a minimum of 10 percent for center-unit townhouses on interior
lots shall consist of vegetation consisting of landscaping or naturally preserved
vegetation. 

b. Landscaping within the required Green Area shall be permanently maintained in
accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.
Landscaping shall primarily consist of ground cover, ferns, trees, shrubs, or other
living plants with sufficient irrigation to properly maintain all vegetation.  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 3.4.100 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.4.30 “m” through “q,”,
and”s,” 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.  
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CHAPTER 3.5
MEDIUM DENSITY - UNIVERSITY (RS-9(U)) ZONE

Section 3.5.10 - PURPOSE

This zone implements the Medium Density Residential Comprehensive Plan designation,
which allows from six to 12 dwelling units per acre.  It is intended to provide areas where
a variety of Building Types are permitted in close proximity to the University.  This zone
contains development standards and design options to help address compatibility issues
associated with mixed residential uses.

Section 3.5.20 - PERMITTED USES

3.5.20.01 - Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a) Family

b) Fraternities and Sororities existing prior to December 31, 2006,
in accordance with Section 3.5.60 below

c) Group Residential - 12 or fewer persons

d) Group Residential - more than 12 persons, existing prior to
December 31, 2006, in accordance with Section 3.5.60 below

e) Group Residential/Group Care - 12 or fewer persons

f) Group Residential/Group Care - more than 12 persons,
existing prior to December 31, 2006, in accordance with
Section 3.5.60 below

g) Residential Care Facilities - 12 or fewer persons

2. Residential Building Types -

a) Single Detached 

b Single Detached - Zero Lot Line
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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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured Development
Area (MADA).  

n. Natural Hazards and HillsidesSpecial Flood
Hazard Areas

See Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions. 

o. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12 -
Significant Vegetation Protection Provisions. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.5.40, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area and Private Outdoor
Space

See Section 3.5.40, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 3.5.40 – GREEN AREA REQUIREMENTS 

a. A minimum of 30 percent of the gross lot area and a minimum of 20 percent for
center-unit townhouses on interior lots shall be retained and improved or
maintained as permanent Green Area to ensure that the 70 percent maximum
lot/site coverage standard of Section 3.5.30 is met.  A minimum of 15 percent of
the gross lot area and a minimum of 10 percent for center-unit townhouses on
interior lots shall consist of vegetation consisting of landscaping or naturally
preserved vegetation.

b. Landscaping within the required Green Area shall be permanently maintained in
accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 
Landscaping shall primarily consist of ground cover, ferns, trees, shrubs, or other
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relation to the proposed structure.  Elements of concern include roof style,
off-sets in the building's exterior walls and in its roof, types of materials,
and other architectural details. 

Section 3.5.100 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.5.30 “m” through
“q,”, and “s,”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 achieved through
the processes outlined in Chapter 2.5 -  Planned Development and Chapter 2.12 - Lot
Development Option.
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EXCERPT
CHAPTER 3.6

MEDIUM-HIGH DENSITY (RS-12) ZONE

Section 3.6.10 - PURPOSE

This is the primary zone that implements the Medium-high Density Residential
Comprehensive Plan designation, which allows from 12 to 20 dwelling units per acre.  It is
intended to accommodate a wide variety of Housing Types and to serve as a transition area
between lands with lower density and higher density residential designations. 

Section 3.6.20 - PERMITTED USES

3.6.20.01 - Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a) Family

b) Group Residential

c) Group Residential/Group Care

d) Residential Care Facilities

e) Fraternities and Sororities

2. Residential Building Types -

a) Single Detached

b) Single Detached - Zero Lot Line

c) Single Attached - Zero Lot Line, two units

d) Attached - Townhouse

e) Duplex 
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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. 

l. Outdoor Components Associated with
Heat Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured Development
Area (MADA).  

n. Natural Hazards and HillsidesSpecial
Flood Hazard Areas

See Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions. 

o. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12 -
Significant Vegetation Protection Provisions. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.6.50, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area, Private Outdoor
Space, and Common Outdoor Space

See Section 3.6.50, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 3.6.40 - MULTIPLE BUILDINGS ON ONE LOT OR SITE

To provide privacy, light, air, and access to the dwellings within the development, the
following minimum standards shall apply to multiple residential buildings on a single lot or
site in the RS-12 Zone:

a. Buildings with opposing windowed walls shall be separated by 20 ft. 

b. Buildings with windowed walls facing buildings with blank walls shall be separated
by 15 ft. However, no blank walls are allowed to face streets, sidewalks, or multi-use
paths.  See Chapter 4.10 - Pedestrian Oriented Design Standards.
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in Chapter 4.1 - Parking, Loading, and Access Requirements, even if these requirements
interfere with the redevelopment. 
 
Section 3.6.80 - MIX OF HOUSING TYPES

A mix of permitted Housing Types is encouraged in the RS-12 Zone and shall be required
for larger development projects in the zone.  To promote such a mix, developments greater
than five acres in size shall comply with the variety of Housing Types requirements outlined
in Chapter 4.9 - Additional Provisions.

Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED
DESIGN STANDARDS 

The requirements in Chapter 4.10  - Pedestrian Oriented Design Standards shall apply to
the following types of development in the RS-12 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 3.6.100 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.6.30 “m” through “q,”,
and “s,” 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.
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CHAPTER 3.7
MEDIUM-HIGH DENSITY - UNIVERSITY (RS-12(U)) ZONE

Section 3.7.10 - PURPOSE

This zone implements the Medium-high Density Residential Comprehensive Plan
designation, which allows from 12 to 20 dwelling units per acre.  It is intended to provide
for Medium-high density housing near the University that is compatible with existing
development and consistent with the purpose of the RS-12 Zone.  This zone also contains
development standards to help address compatibility issues associated with the North
Campus Area.

Section 3.7.20 - PERMITTED USES

3.7.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a) Family 

b) Group Residential

c) Group Residential/Group Care

d) Residential Care Facility

e) Fraternities and Sororities
 

2. Residential Building Types -

a) Single Detached

b) Single Detached - Zero Lot Line

c) Single Attached - Zero Lot Line, two units

d) Attached - Townhouse

e) Duplex

EXHIBIT B - 238 OF 

ORDINANCE 2011-01

Potter
Text Box
EXCERPTS



Standard

3.7-6 ORDINANCE 2011-01 - APRIL 18, 2011

g. Minimum Setbacks and Buffering from
Actively Farmed  Open Space-Agricultural
(OS-AG) Land

See also “k,” and “l,” below.

When residential development is proposed abutting
Actively Farmed OS-AG Land, a minimum 50 ft.-
wide continuous plant or plant/berm buffer is
required.  It is the applicant’s responsibility to
provide this buffer.

The minimum setback for lands adjacent to Actively
Farmed OS-AG Land is 100 ft.    Any intervening
right-of-way may be included in the 100-ft. setback
measurement.

Structures that existed on December 31, 2006, and
that would fall within the 100-ft setback from
Actively Farmed OS-AG Land shall not be
considered as non-conforming structures and no
additional buffering is required to maintain the
existing development.

h. Maximum Structure Height 35 ft., not to exceed a solar envelope approved
under Chapter 2.18 - Solar Access Permits or
Chapter 4.6 - Solar Access.

i. Maximum Lot Coverage
     

70 percent of lot area maximum; interior attached
townhouses exempt from this provision.

Green Area is calculated per lot.
j. Off-street Parking See Chapter 4.1 - Parking, Loading, and Access

Requirements.
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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured Development
Area (MADA).  

n. Natural Hazards and HillsidesSpecial Flood
Hazard Areas

See Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - FloodplainNatural 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. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.7.50, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area, Private Outdoor
Space, and Common Outdoor Space

See Section 3.7.50, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 3.7.40 - MULTIPLE BUILDINGS ON ONE LOT OR SITE

To provide privacy, light, air, and access to the dwellings within the development, the
following minimum standards shall apply to multiple residential buildings on a single lot or
site in the RS-12(U) Zone:

a. Buildings with opposing windowed walls shall be separated by 20 ft. 

b. Buildings with windowed walls facing buildings with blank walls shall be separated
by 15 ft. However, no blank walls are allowed to face streets, sidewalks, or multi-use
paths.  See Chapter 4.10 - Pedestrian Oriented Design Standards.

c. Buildings with opposing blank walls shall be separated by 10 ft.  As stated in “b,”
above, no blank walls are allowed to face streets, sidewalks, or multi-use paths. 
See Chapter 4.10 - Pedestrian Oriented Design Standards.

d. Building separation shall also apply to building projections such as balconies, bay
windows, and room projections.

e. Buildings with courtyards shall maintain separation of opposing walls as listed in "a,"
through "c," above. 

f. Where buildings exceed a length of 60 ft. or exceed a height of 30 ft., the minimum
wall separation shall be increased.  The rate of increased wall separation shall be
one ft. for each 15 ft. of building length over 60 ft., and two ft. for each 10 ft. of
building height over 30 ft.
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Section 3.7.100 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.7.30 “m” through “q,”,
and “s,” 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.
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CHAPTER 3.8
HIGH DENSITY (RS-20) ZONE

Section 3.8.10 - PURPOSE

This is the primary zone that implements the High Density Residential Comprehensive Plan
designation, which allows 20 or more dwelling units per acre.  It is intended to provide
areas for high density group residential dwelling units and other closely related and/or
supportive uses in various areas within the City.
 
Section 3.8.20 - PERMITTED USES

3.8.20.01 - Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a) Family 

b) Group Residential

c) Group Residential/Group Care

d) Residential Care Facilities

e) Fraternities and Sororities

2. Residential Building Types -

a) Single Detached 

b) Single Detached - Zero Lot Line

c) Single Attached - Zero Lot Line, two units

d) Attached -Townhouse

e) Duplex

f) Multi-dwelling
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g. Minimum Setbacks and Buffering from
Actively Farmed  Open Space-Agricultural
(OS-AG) Land

See also “k,” and “l,” below.

When residential development is proposed
abutting Actively Farmed OS-AG Land, a
minimum 50 ft.-wide continuous plant or
plant/berm buffer is required.  It is the applicant’s
responsibility to provide this buffer.

The minimum setback for lands adjacent to
Actively Farmed OS-AG Land is 100 ft.    Any
intervening right-of-way may be included in the
100-ft. setback measurement.

Structures that existed on December 31, 2006,
and that would fall within the 100-ft setback from
Actively Farmed OS-AG Land shall not be
considered as non-conforming structures and no
additional buffering is required to maintain the
existing development.

h. 1. Maximum Structure Height
   
   

2. Maximum Structure Height adjacent
to RS-3.5, RS-5, RS-6, RS-9, and
RS-9(U) Zones

65 ft. above grade or 5 stories , whichever is less.  

See Section 3.8.30.02 below. 

i. Maximum Lot Coverage 75 percent of the lot area maximum; interior
attached townhouses exempt from this provision. 

Green Area is calculated per lot.
j. Off-street Parking See Chapter 4.1 - Parking, Loading, and Access

Requirements.
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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured
Development Area (MADA).  

n. Natural Hazards and HillsidesSpecial Flood
Hazard Areas

See Chapter 2.11 - Floodplain Development
Permit and Chapter 4.5 - FloodplainNatural
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. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Section 3.8.50, below, and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

r. Required Green Area, Private Outdoor
Space, and Common Outdoor Space

See Section 3.8.50, below.

s. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

3.8.30.02 - Structure Height and Building Mass 

a. Primary structures in the RS-20 Zone shall not exceed a height of 65 ft. or
five stories, whichever is less.

b. Where a property in the RS-20 Zone abuts a property in the RS-9 or RS-9(U)
Zone, the height of structures in the RS-20 Zone is limited to a maximum of
35 ft. within a distance of 20 ft. from the Medium Density Residential
property.  Where a street separates the land zoned RS-20 from the land
zoned RS-9 or RS-9(U), this height restriction shall be in accordance with “d,”
below.  See Figure 3.8-1 - Required Height Transition Area When a
Development is Zoned RS-20 and is Next to Land Zoned RS-9 or RS-9(U).

Figure 3.8-1 - Required Height Transition Area When a Development is Zoned RS-
20 and is Next to Land Zoned RS-9 or RS-9(U)

EXHIBIT B - 244 OF 

ORDINANCE 2011-01



3.8-16 ORDINANCE 2011-01 - APRIL 18, 2011

Chapter 4.10 - Pedestrian Oriented Design Standards as outlined in Section
4.10.70.01.

Section 3.8.100 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.8.30 “m” through “q,”,
and “s,” 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.
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CHAPTER 3.9
MIXED USE RESIDENTIAL (MUR) ZONE

Section 3.9.10 - PURPOSE

The Mixed Use Residential (MUR) Zone is established to increase housing opportunities
in close proximity to designated commercial zones.  The MUR Zone is intended primarily
for development of multi-family housing at densities high enough to support the retail uses
of the adjacent commercial zones and to provide residents with direct and convenient
access to commercial services. 

Varied Housing Types are encouraged in the MUR Zone.  Small-scale retail, office, and
service uses are also allowed when they are developed as part of a mixed-use building.
Design standards for the MUR Zone emphasize intensive development with building
orientation to the street, as described in Chapter 4.10 - Pedestrian Oriented Design
Standards.  These design standards are tailored to the type of use proposed, such as
townhouse, multi-family, and/or mixed use.

Section 3.9.20 - GENERAL PROVISIONS - Establishment of the MUR Zone

The MUR Zone designation shall apply to lands identified as MUR on the Official
Zoning Map as of December 31, 2006, except as amended in accordance with the
provisions of this Chapter and Chapter 2.2 - Zone Changes.  Through a legislative
or quasi-judicial process consistent with Chapter 2.2 - Zone Changes and Chapter
2.0 - Public Hearings, the MUR Zone may also be applied to properties designated
Medium-high Density or High Density Residential on the Comprehensive Plan Map.

The following locational and dimensional criteria apply to the MUR Zone.

a. Locational Criteria

The following locational criteria shall be applied to Zone Changes, in
conjunction with Chapter 2.2 - Zone Changes and Chapter 2.0 - Public
Hearings.

1. The MUR Zone designation shall be applied only to properties that are
contiguous with property designated Commercial on the
Comprehensive Plan Map; 

2. The outer boundary of the MUR Zone shall extend no farther than 450
ft. (1.5 to 2 blocks) from the edge of the adjacent commercially
designated property.  Variations from this locational criteria may be
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f. Maximum Lot Coverage 80 percent of the lot area maximum;
interior attached townhouses exempt from
this provision.

Green Area is calculated per lot.
g. Off-street Parking See Chapter 4.1 - Parking, Loading, and

Access Requirements.
h. 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. 

i. Outdoor Components Associated
with Heat Pumps and Similar
Equipment for Nonresidential
Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and
Lighting. 

j. Minimum Assured Development
Area (MADA)

See Chapter 4.11 - Minimum Assured
Development Area (MADA).  

k. Natural Hazards and
HillsidesSpecial Flood Hazard
Areas

See Chapter 2.11 - Floodplain
Development Permit and Chapter 4.5 -
FloodplainNatural Hazard and Hillside
Development Provisions. 

l. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12
- Significant Vegetation Protection
Provisions. 

m. Riparian Corridors & Locally
Protected Wetlands

See Chapter 4.13 - Riparian Corridor and
Wetland Provisions. 

n. Landscaping See Section 3.8.60, below, and Chapter
4.2 - Landscaping, Buffering, Screening,
and Lighting. 
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o. Required Green Area, Private
Outdoor Space, and Common
Outdoor Space

See Section 3.8.60, below.

p. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions.

3.9.40.04 - Structure Height and Building Mass 

a. Primary structures in the MUR Zone shall not exceed a height of 65 ft. or five
stories, whichever is less.

b. Where a property in the MUR Zone abuts a property in the RS-9 or RS-9(U)
Zone, the height of structures in the MUR Zone is limited to a maximum of 35
ft. within a distance of 20 ft. from the Medium Density Residential property.
Where a street separates the land zoned MUR from the land zoned RS-9 or
RS-9(U), this height restriction shall be in accordance with “d,” below.  See
Figure 3.9-1 - Required Height Transition Area When a Development is
Zoned MUR and is Next to Land Zoned RS-9 or RS-9(U).

c. Where a property in the MUR Zone abuts a property in the RS-3.5, RS-5, or
RS-6 Zone, the height of structures in the MUR Zone is limited to a maximum
of 35 ft. or two stories in height within the first 50 ft.; and a maximum of 45 ft.
in height within a distance of 50 - 100 ft. from the Low Density Residential

Figure 3.9-1 - Required Height Transition Area When a Development is Zoned
MUR and is Next to Land Zoned RS-9 or RS-9(U)
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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 3.9.90 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.9.40.03 “j,” through
“n,”, and “p,” 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.
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CHAPTER 3.10
EXTRA-LOW DENSITY RESIDENTIAL (RS-1) ZONE

Section 3.10.10 - PURPOSE

This Zone implements elements of the Low Density Comprehensive Plan designation.
While the normal density range for the Low Density Residential Comprehensive Plan
designation is two - six dwelling units per acre, this Extra-low Density Residential
designation is limited to a density range of 0.5 to 2 dwelling units per acre.  It is intended
to provide an Extra-low Density Residential Zone with a full range of urban services only
for areas having the following specific characteristics:

a. The property contains significant Natural Resources or Natural Hazards required to
be protected under provisions of this Code;

b. The property is located within an area identified on the Comprehensive Plan Map
as appropriate for the application of this Zone; 

c. Such designation of the property will not inhibit extension of public facilities or
services to other properties within the Urban Growth Boundary; and

d. The property is not necessary to satisfy the City’s buildable lands needs.

Section 3.10.20 - PERMITTED USES

3.10.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types - Family

2. Residential Building Types - Single Detached 

3. Civic Use Types - 

a) Community Recreation

b) Public Safety Services

c) Minor Utilities
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i. Maximum Building Site Coverage 60 percent or 15,000 sq. ft., whichever is less. 
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. 

l. Outdoor Components Associated with Heat
Pumps and Similar Equipment for
Nonresidential Structures

Shall be in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting. 

m. Minimum Assured Development Area
(MADA)

See Chapter 4.11 - Minimum Assured Development
Area (MADA).  

n. Natural Hazards and HillsidesSpecial Flood
Hazard Areas

See Chapter 2.11 - Floodplain Development Permit
and Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions. 

o. Significant Vegetation See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting and Chapter 4.12 -
Significant Vegetation Protection Provisions. 

p. Riparian Corridors & Locally Protected
Wetlands

See Chapter 4.13 - Riparian Corridor and Wetland
Provisions. 

q. Landscaping See Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting. 

r. Landslide Hazards and Hillsides See Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 3.10.40 - VARIATIONS
Except as limited by provisions within the chapters listed in Section 3.10.30 “m” through
“q,”, and “r,” variations from development and design standards, such as 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.
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CHAPTER 3.11
PROFESSIONAL AND ADMINISTRATIVE OFFICE (P-AO) ZONE 

Section 3.11.10 - PURPOSE

The Professional and Administrative Office (P-AO) Zone implements the Professional
Office Comprehensive Plan designation.  The P-AO Zone is intended to establish suitable
urban areas for diversified office uses in concentrated centers and in appropriate isolated
locations.  Purposes of this zone also include the following: 

a. Accommodate location of intermediate uses between residential zones and areas
of more intense development; 

b. Afford opportunities for employment and for business and professional services in
close proximity to residential neighborhoods and transportation facilities; 

c. Provide a range of compatible and supportive uses; 

d. Promote user convenience and the conservation of energy; and

e. Establish development standards that ensure consistency with the Comprehensive
Plan.

Section 3.11.20 - PERMITTED USES

3.11.20.01 - Ministerial Development

a. Prior Established Uses Permitted

1. Uses existing prior to and in compliance (e.g. not a Nonconforming
Use Type) with the Code on December 31, 2006.

2. Uses permitted by the Code at the time of approval of a Conceptual
or Detailed Development Plan overlying the subject property.

b. Primary Uses Permitted Outright

1. Civic Use Types -

a) Administrative Services

b)  Parking Services
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a) Opacity of greater than 60 percent is prohibited for any
required window; and

b) Ground-floor windows shall allow views from adjacent
sidewalks into working areas or lobbies, pedestrian entrances,
or display windows set into the wall.  Display cases attached to
the outside wall do not qualify.  The bottom of windows shall be
no more than four ft. above the adjacent exterior grade.

b. Windows on Commercial Stories above Ground Floors - Each facade on
commercial stories above the ground floor and that face a street or other
public area accessible to the public shall include at least 20 percent window
coverage.

c. Structural Design Menu - A minimum of two of the following menu options
shall apply:

1. Pitched roofs - minimum 4:12 pitch;

2. Transitional elements between public areas and structures such as
landings, fences, foyers, patios, and gates;

3. Inner courtyard or atrium; and/or

4. Development that visually complements a residential neighborhood
environment by using similar architectural style elements, such as
vertical windows, and porches.

Section 3.11.50 - OFF-STREET PARKING FACILITIES

Off-street parking facilities shall be provided on the site of each use as described in
Chapter 4.1 - Parking, Loading, and Access Requirements.

Section 3.11.60 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
Natural Hazard and Hillside Development Floodplain Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection
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Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.11.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.11.60, variations from
development and design standards, such as standards in this Chapter and other chapters
of this Code that discuss 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.
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CHAPTER 3.14
NEIGHBORHOOD CENTER (NC) ZONE

Section 3.14.10 - PURPOSE

The Neighborhood Center (NC) Zone implements the Minor and Major Neighborhood
Center Comprehensive Plan designations.  The Neighborhood Center Zone is intended to
provide for concentrations of Civic Uses, retail businesses, commercial and personal
service activities, and residential/commercial mixed use developments in the core of
comprehensive neighborhoods, as envisioned by the Comprehensive Plan. 

Commercial Uses in Minor Neighborhood Centers are intended to serve neighborhood
shopping and office needs.  Commercial uses in Major Neighborhood Centers are intended
to serve broader community shopping and office needs in addition to the needs of the
nearby neighborhood.  Both Minor and Major Neighborhood Centers are encouraged to the
maximum extent possible to include Civic uses that support the nearby comprehensive
neighborhood.  In Major Neighborhood Centers, such civic uses may also serve a larger
population.

The Neighborhood Center Zone also serves these purposes:

a. Locates a range of businesses within convenient walking and cycling distance of
residential areas;

b. Ensures human-scale development oriented to pedestrian-friendly Shopping Streets;

c. Supports the use of alternative modes of transportation, including walking, riding
transit, and bicycling;

d. Develops neighborhood cores at an appropriate human scale, while minimizing
hazards, noise, traffic congestion, and other related effects of commercial
concentrations; 

e. Implements the Comprehensive Plan provisions for development of Minor and Major
Neighborhood Commercial Centers by establishing Minor NC and Major NC Zones
on the Official Zoning Map; and

f. Provides useful public spaces serving the neighborhood core and surrounding uses.
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5. Lodging Services on the Ground Floor.  However, access to adjacent
or upper floors of such Uses is permitted via lobbies or common areas
shared with other businesses; and

6. Lodge and Fraternal Assembly Uses on the Ground Floor.  However,
access to adjacent or upper floors of such Uses is permitted via
lobbies or common areas shared with other businesses.

Section 3.14.60 - COMPLIANCE WITH THIS CODE 

All development shall comply with applicable design standards and other provisions of this
Code including all chapters in Article IV, unless more restrictive provisions are established
in this Chapter.  The Block Perimeter Standards established in Section 4.0.60.n of Chapter
4.0 - Improvements Required with Development shall apply to development on
undeveloped sites and are encouraged to the maximum extent practicable on
redevelopment of developed sites.

Section 3.14.70 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.14.80 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.14.70, 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.
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CHAPTER 3.15
RIVERFRONT (RF) ZONE

Section 3.15.10 - PURPOSE

The Riverfront (RF) Zone implements the Central Business Comprehensive Plan
designation for a portion of the core downtown area.  It is intended to provide an area for
Commercial, Civic, and Residential Uses, and to merge downtown with the Riverfront
Commemorative Park in a pedestrian-friendly, multi-use neighborhood that focuses on the
river.  While the Zone does not permit new Low Density Residential Building Types, it does
encourage dwelling units in, or attached to, buildings containing commercial activities. 

Development in the Riverfront Zone is intended to enhance public safety and the pedestrian
experience by encouraging the presence of citizens 24 hours a day.  Allowed Uses such
as retail, office and restaurants with windows to the sidewalk, and a residential
neighborhood promote the greatest public access and activity.  Large-scale civic and
cultural facilities are encouraged in the Riverfront Zone, provided the Uses and activities
promote the basic function of the Zone.  Such Uses shall be reviewed for their character
and contribution to the viability of the Riverfront Zone and to the Central Business Zone,
and may be reviewed under the procedures outlined in Chapter 2.12 - Lot Development
Option or Chapter 2.5 - Planned Development, should variations to development standards
be needed. 

Safe, adequate, and convenient parking for employees, customers, and residents is desired
through the use of on-street parking and parking facilities that are functionally and visually
compatible with the pedestrian orientation of the area. Structured parking facilities are
encouraged to promote Use densities that enhance the intended high level of neighborhood
safety and pedestrian activity within the multi-use neighborhood.  To the extent that they
meet the other purposes of the RF Zone and other requirements of this Code, creative
measures to provide needed parking within the RF Zone and potentially within the Central
Business Zone are encouraged to foster community-preferred activities in the RF Zone.

Section 3.15.20 - GENERAL PROVISIONS

Establishment of the RF Zone -The provisions of the RF Zone shall apply only to properties
designated RF on the Official Zoning Map, effective December 31, 2006.
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a. Pole signs and monument signs are not permitted. 

b. Internally illuminated signs are not permitted.  Neon signs are permitted.

Section 3.15.90 - COMPLIANCE WITH THE RIVERFRONT COMMEMORATIVE PARK
PLAN AND THIS CODE 

All development shall comply with applicable design standards and other provisions of the
Riverfront Commemorative Park Plan and associated graphics, adopted by the City Council
on February 26, 1997, and as amended over time.  All development shall also comply with
the applicable design standards and other provisions of the Code including, but not limited
to, all chapters in Article IV, unless the provisions in this Chapter are more restrictive. 

The Block Perimeter Standards established in Section 4.0.60.n of Chapter 4.0 -
Improvements Required with Development shall apply to development on undeveloped
sites and are encouraged to the maximum extent practicable on redevelopment of
developed sites.

If a design standard or other provision of the Riverfront Commemorative Park Plan conflicts
with the standards of the Code, the Riverfront Commemorative Park Plan shall prevail.

3.15.100 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.15.110 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.15.100, variations
from development and design standards, such as standards in this Chapter and other
chapters of this Code that discuss 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.
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CHAPTER 3.16
CENTRAL BUSINESS (CB) ZONE 

Section 3.16.10 - PURPOSE

This zone implements the Central Business Comprehensive Plan designation.  It is
intended to provide an area for Commercial Uses, as well as Civic and Residential Uses,
and to provide all basic services and amenities required to keep the downtown the vital
center of our community.  While the Zone does not permit new Low Density Residential
Building Types, it is not intended to preclude dwelling units in buildings containing
commercial activities.

Section 3.16.20 - PERMITTED USES

3.16.20.01 - Ministerial Development

a. Primary Uses Permitted Outright

1. Residential Use Types -

a)  Family 

b)  Group Residential 

c)  Group Residential/Group Care

d)  Residential Care Facilities 

2. Residential Building Types -

a) Single Detached - existing prior to adoption of this Code

b) Single Detached - Zero Lot Line - existing prior to adoption of
this Code or when added to existing development on an
underdeveloped site

c) Single Attached - Zero Lot Line, two units - existing prior to
adoption of this Code or when added to existing development
on an underdeveloped site

d) Duplex - existing prior to adoption of this Code or when added
to existing development on an underdeveloped site
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the provision and maintenance of at least a six ft.-wide weather protected area over
the sidewalk along the entire frontage of the structure.

 
Section 3.16.40 - LANDSCAPING, SCREENING, AND LIGHTING

Landscaping, screening, and lighting shall be required, in accordance with Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, except street trees shall be provided in
accordance with the Downtown Tree Management Program contained in the Downtown
Streetscape Plan, dated November 2, 1988. 

Section 3.16.50 - OFF-STREET PARKING

Off-street parking shall be provided in accordance with Chapter 4.1 - Parking, Loading, and
Access Requirements.

Section 3.16.60 - 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 CB 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 commercial or civic 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.

3.16.70 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT AREA
(MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection
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Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.16.80 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.16.70, 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.
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CHAPTER 3.17
CENTRAL BUSINESS FRINGE (CBF) ZONE 

Section 3.17.10 - PURPOSE

The Central Business Fringe Zone implements the Central Business Comprehensive Plan
designation and is intended to allow commercial activity necessary to support regional
shopping facilities located in the Central Business Zone.  Because of its unique location,
site development in this area should contribute to a visually attractive entrance to the
downtown area.

Section 3.17.20 - PERMITTED USES

Uses permitted in the CBF Zone shall be the same as those permitted in
Chapter 3.16 - Central Business (CB) Zone except for the following:

a. All Residential Building Types listed in Chapter 3.16 - Central Business Zone, are
Permitted Uses; 

b. Any new Commercial Use shall require a Plan Compatibility Review in accordance
with Chapter 2.13 - Plan Compatibility Review; and

c. Projections such as chimneys, spires, domes, and towers, not used for human
occupancy exceeding 45 ft. in height, in accordance with Section 4.9.50 of Chapter
4.9 - Additional Provisions, shall require a Plan Compatibility Review in accordance
with Chapter 2.13 - Plan Compatibility Review.  If adjacent to an RS-3.5, RS-5, RS-
6, RS-9 or RS-9(U) Zone, the threshold is 20 ft. above the height of the structure or
45 ft. in height, whichever is less.  Note: Flagpoles are subject to height
requirements in Section 4.7.70.b of Chapter 4.7 - Sign Regulations.

Section 3.17.30 - DEVELOPMENT STANDARDS

3.17.30.01 - Dimensional Requirements

a. Lot Area - There is no minimum lot area for any Civic, Commercial, or
Industrial Use Type structure.  The requirements for residential structures
shall be in accordance with Chapter 3.9 - Mixed Use Residential (MUR)
Zone.

b. Setbacks - The minimum setback for any Civic, Commercial, or Industrial
Use Type shall be 10 ft. in any front or exterior side yard.  Setbacks for
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2. Developments subject to Conditional Development and/or Planned
Development approval, as required by a Condition(s) of Approval(s);
and

3. Independent or cumulative expansion of a commercial or civic
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.

b. Additional Requirement - Additionally, pitched roofs, minimum 4:12 pitch,
shall be used to retain the residential character of the area where there is a
predominance of pitched roofs on 90 percent or more of the structures on the
same block or adjacent .50 blocks.

Section 3.17.40 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT
AREA (MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Lanscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.17.50 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.17.40, 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.
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CHAPTER 3.19
MIXED USE COMMUNITY SHOPPING (MUCS) ZONE

Section 3.19.10 - PURPOSE

The Mixed Use Community Shopping (MUCS) Zone implements the Mixed Use
Commercial Comprehensive Plan designation in areas located outside Neighborhood
Center (NC) Zones and the Mixed Use General Commercial Zone.  The MUCS Zone is
applied to areas that are already largely developed, are mostly located between
neighborhood centers, and are intended to transition to a more pedestrian- and human-
scale environment. 

The MUCS Zone is intended to provide for retail businesses and commercial and personal
service activities of limited sizes, with larger Uses in the Major Neighborhood Center Zone,
and mixed use developments, accommodating both pedestrian oriented Uses and a limited
number of land uses that are more dependent on automobile circulation. 

The MUCS Zone also serves these purposes:

a. Provides transitions from a linear pattern of commercial development toward a
pedestrian-friendly environment;

b. Locates a range of complementary businesses close to each other;

c. Provides human-scale development to the greatest extent practicable;

d. Mitigates the adverse effects of automobile-oriented development on the pedestrian
environment; 

e. Supports the use of alternative modes of transportation, including walking, riding
transit, and bicycling;

f. Minimizes hazards, noise, traffic congestion, and other related effects of commercial
concentrations; and

g. Implements the Comprehensive Plan provisions for access management on Arterial
Streets.
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facilities or circulation facilities, such as driveways and queues, be allowed
between the building front and the street.

1. Exceptions for Improved Pedestrian and Automobile Circulation - The
maximum setback may be increased by 50 percent through a
Conditional Development approval when the Planning Commission
finds that an increased setback will provide for improved pedestrian
circulation and safety and improved vehicular access management
outside the public rights-of-way.  For example, objectives for both
pedestrians and vehicles can be met through the provision of shared
driveways, connected parking lots, improved pedestrian connections
between buildings and the street sidewalk, and internal connections
between adjoining buildings. 

2. Exceptions Granted through Conditional Development/Planned
Development Review - In conformance with Section 3.19.20.01.c, the
maximum setback may be increased to provide for the following
features:

a) Pedestrian amenities in conformance with Chapter 4.10 -
Pedestrian Oriented Design Standards;

b) An internal Shopping Street consistent with the requirements
of Section 4.0.60.m of Chapter 4.0 - Improvements Required
with Development;

c) Protection of Significant Natural Features protected by
Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and/or Chapter 4.13 - Riparian Corridor and
Wetland Provisions and/or Chapter 4.14 - Landslide Hazard
and Hillside Development Provisions; or

d) Compliance with other Sections of this Code.

3. Exceptions for Interior Buildings - Buildings interior to a development
site are exempt from this requirement, provided other buildings on the
site meet the requirement. 
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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 commercial or civic 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.

 
3.19.40.08 - Structure Height

No structure shall exceed 45 ft. in height.

3.19.40.09 - Monument Sign Exceptions

In cases where street visibility of a business in a conforming structure established
prior to December 31, 2006, is significantly reduced due to new construction on
adjacent property, and the 100-ft. minimum separation requirement for freestanding
signs in Section 4.7.80.02.c of Chapter 4.7 - Sign Regulations otherwise precludes
any street signage associated with the structure, a single monument sign a
maximum of eight ft. high and 32 sq. ft. in area, which otherwise meets the
requirements of Chapter 4.7 - Sign Regulations, is permitted.

Section 3.19.50 - COMPLIANCE WITH THIS CODE 

All development shall comply with applicable design standards and other provisions of the
Code including, but not limited to, all chapters in Article IV, unless the provisions in this
Chapter are more restrictive.  The Block Perimeter Standards established in Section
4.0.60.n of Chapter 4.0 - Improvements Required with Development shall apply to
development on undeveloped sites and are encouraged to the maximum extent practicable
on redevelopment of developed sites.

Section 3.19.60 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection
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Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.19.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.19.60, 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.
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CHAPTER 3.20
 MIXED USE GENERAL COMMERCIAL (MUGC) ZONE

Section 3.20.10 - PURPOSE

The Mixed Use General Commercial (MUGC) Zone implements the Mixed Use Commercial
Comprehensive Plan designation in areas located outside the mixed use Neighborhood
Center Zone and Mixed Use Community Shopping Zone.  It is intended to provide areas
for those commercial and related services and businesses that generally require extensive
outside storage, are not Retail or Office Uses, or have characteristics with less pedestrian
orientation than other commercial zones.  Site and building design in the MUGC Zone is
intended to comply with pedestrian- and human-scale policies of the Comprehensive Plan,
while recognizing and providing for Uses that may conflict with pedestrian access and the
character of the other commercial zones.

Section 3.20.20 - GENERAL PROVISIONS - Establishment of the MUGC Zone
 

Zone Changes to establish new MUGC Zones may be applied only to properties
designated Mixed Use Commercial (MUC) on the Comprehensive Plan Map as of
December 31, 2006, or as established though a subsequent or concurrent
Comprehensive Plan Map Amendment.  The MUGC Zone also may be applied
through a legislative process in accordance with Chapter 2.0 - Public Hearings.  The
following locational and dimensional criteria shall apply to any new MUGC Zone.

a. Locational Criteria - The following locational criteria shall be applied to Zone
Changes, in conjunction with Chapter 2.2 - Zone Changes.

1. The MUGC Zone shall have at least 50 ft. of frontage along a
Collector or Arterial Street, as designated in the Corvallis
Transportation Plan;

2. New MUGC Zones are discouraged from abutting land designated
Low Density Residential on the Comprehensive Plan Map.

b. Zone Size and Dimensions - The minimum contiguous area for a new
MUGC Zone is five acres. Additionally, when multiple lots or parcels are
included, portions of individual lots or parcels at least one acre in size may
be included, provided the size of the remainder of each lot or parcel is
developable under its zone designation.  Public street rights-of-way shall not
count toward the total area of a zone. 
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4. Section 4.10.70.05  -  

a) “a.1,” except that weather protection is required only at street-
oriented entrances;

b)  “b.1,"  through “b.3;" 

c) “b.5," and  “b.6," except that a minimum of 20 percent of the
length and 10 percent of the ground-floor wall area of any
street-facing facade shall contain windows and/or glass doors;
and 

d) “b.7.d,” and “b.7.e”.

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 commercial or civic 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 3.20.50 - COMPLIANCE WITH THIS CODE 

All development shall comply with applicable design standards and other provisions of the
Code including, but not limited to, all chapters in Article IV, unless the provisions in this
Chapter are more restrictive.  The Block Perimeter Standards established in Section
4.0.60.n of Chapter 4.0 - Improvements Required with Development shall apply to
development on undeveloped sites and are encouraged to the maximum extent practicable
on redevelopment of developed sites.

Section 3.20.60 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection
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Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.20.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.20.60, 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.
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CHAPTER 3.21 
MIXED USE TRANSITIONAL (MUT) ZONE

Section 3.21.10 - PURPOSE

This Zone implements the Mixed Use Transitional (MUT) Comprehensive Plan designation.
The MUT Comprehensive Plan designation should be applied to existing industrial areas
that are identified, through an area Refinement Plan, as being desirable for transition over
time to less intensive Uses.  The MUT Zone provides a mechanism to permit the
introduction of new, less intensive Uses while allowing General and Intensive Industrial
Uses to remain during an indefinite period of transition.  It also addresses limitations on re-
intensification of Uses that have previously transitioned from General or Intensive Industrial
Uses to less intensive activities.

Key objectives of the MUT Zone include reducing conflicts between Industrial and less
intensive Uses located nearby; providing an opportunity to develop a mix of non-industrial
Uses in the Zone that are compatible with surrounding land uses; transitioning to new, less
conflicting Uses; and achieving the transition in a way that is fair and preserves value and
flexibility for the industrial businesses located within the MUT Zone.

Section 3.21.20 - GENERAL PROVISIONS

3.21.20.01 - Establishment of the MUT Zone

The MUT Zone may be applied to properties with an MUT designation on the
Comprehensive Plan Map.

3.21.20.02 - Zone Size and Dimensions

The size of the MUT Zone shall be established through an area Refinement Plan.
Public street rights-of-way shall not count toward the total area of the Zone.

Section 3.21.30 - PERMITTED USES

Land use in the MUT Zone shall conform to the list of Permitted Use Types in Table 3.21-1
- Permitted Use Types.  Ministerial Development involving Use Types permitted outright
are identified with a P.  General Development involving Use Types subject to Chapter 2.13
- Plan Compatibility Review are identified with a PC.  Special Development involving Use
Types subject to Chapter 2.3 - Conditional Development and Chapter 2.5 - Planned
Development are identified with a CD and a PD, respectively.  Uses identified with an N are
not permitted.
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development or adjacent properties may be removed, consistent with Chapter
4.2 - Landscaping, Buffering, Screening, and Lighting.  However, this
provision shall not conflict with the provisions outlined in Section 3.21.70.  If
there is a conflict, the provisions of Section 3.21.70 shall prevail.

d. Artificial lighting shall be arranged and constructed not to produce direct glare
on adjacent residential properties, and shall be consistent with the lighting
provisions in Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.

3.21.70 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT AREA
(MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.21.80 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.21.70, 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 for General and Intensive Industrial Zones, may be
allowed through the processes outlined in Chapter 2.5 -  Planned Development and
Chapter 2.12 - Lot Development Option.
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CHAPTER 3.22
LIMITED INDUSTRIAL - OFFICE (LI-O) ZONE

Section 3.22.10 - PURPOSE

The Limited Industrial-Office (LI-O) Zone implements the Limited Industrial-Office
Comprehensive Plan designation.  It is intended to create and preserve areas where
Limited Manufacturing, development oriented to the large-scale Office industry (rather than
small-scale, single-use, stand-alone Office buildings) and related Use Types may locate,
as defined and guided by this Chapter. 

Ancillary or customarily incidental non-industrial and non-office Uses that support the
Primary Use activity are permitted, such as Administrative, Sales, and Service Uses.
Together, all of these Uses are intended to reduce potentially adverse effects from, and
provide a buffer between, General Industrial Uses and non-industrial Uses such as
Neighborhood Centers, Residential and Mixed Use zones, etc.). The LI-O Zone
development standards and design guidelines are intended to ensure quality appearance
at community gateways, consistent with the Comprehensive Plan.

Section 3.22.20 - GENERAL PROVISIONS - ESTABLISHMENT OF THE LI-O ZONE
 
Zone Changes to establish new LI-O Zones may be applied only to properties designated
Light Industrial-Office (LI-O) on the Comprehensive Plan Map as of December 31, 2006,
or as established through a subsequent or concurrent Comprehensive Plan Map
Amendment.  The LI-O Zone also may be applied through a legislative or quasi-judicial
process in accordance with Chapter 2.0 - Public Hearings.  The following locational and
dimensional criteria shall apply to any new LI-O Zone.

a. Locational Criteria -

1. All portions of the LI-O Zone shall be located within 1/4 mile of existing or
planned transit service, shall have at least 50 ft. of frontage along a Collector
or Arterial Street, and/or shall be contiguous to a property that is zoned
Industrial and that fronts onto a Collector or Arterial Street, as designated by
the City’s Transportation Plan; and

2. The LI-O Zone shall be located adjacent to an existing or planned General
Industrial (GI) Zone, and function as a buffer between the GI Zone and
adjacent non-industrial Uses;

OR
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4.0.60.n of Chapter 4.0 - Improvements Required with Development shall apply to
development on undeveloped sites and are encouraged to the maximum extent
practicable on redevelopment of developed sites. 

Section 3.22.60 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT
AREA (MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions.

Section 3.22.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.22.60, 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.
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CHAPTER 3.23
LIMITED INDUSTRIAL (LI) ZONE 

Section 3.23.10 - PURPOSE

This zone implements the Limited Industrial Comprehensive Plan designation. It is intended
to create and preserve areas where Limited Manufacturing and related Use Types,
described in Chapter 3.0 - Use Classifications, may locate.  Limited Manufacturing Uses
have few, if any nuisance characteristics.  Also permitted are Accessory non-industrial
Uses that support the Primary Use activity and are compatible with it, specifically
Administrative, Sales, and Service Uses. 

Section 3.23.20 - PERMITTED USES

3.23.20.01 -  Ministerial Development

a. Primary Uses Permitted Outright

1. Civic Use Types -

Freestanding Wireless Telecommunication Facilities up to 60 ft. in
height, subject to the standards in Chapter 4.9 - Additional Provisions

2. Commercial Use Types -

a) Animal Sales and Services -

1) Kennels

2) Veterinary

b) Technical Support Center - 20 or fewer employees per shift

c) Telemarketing Center - 20 or fewer employees per shift

d) Temporary Outdoor Markets

e) Wholesaling, Storage, and Distribution - Light
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3.23.30.05 - Performance Standards

Each Use, activity, or operation within this Zone shall comply with applicable local,
state, and federal standards, and shall not create a nuisance because of odor,
noise, vibration, dust, smoke or gas.

3.23.30.06 - Off-Street Parking Facilities

Off-street parking shall be provided in accordance with Chapter 4.1 - Parking,
Loading, and Access Requirements.

Section 3.23.40 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT
AREA (MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.23.50 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.23.40, 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.
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CHAPTER 3.24
GENERAL INDUSTRIAL (GI) ZONE 

Section 3.24.10 - PURPOSE

This is the primary zone that implements the General Industrial Comprehensive Plan
designation.  It is intended to provide appropriate locations for a variety of General
Industrial Uses including Manufacturing and related activities with few, if any, nuisance
characteristics.  This zone prohibits Residential Uses except as authorized in Chapter 4.3 -
Accessory Development Regulations.

Section 3.24.20 - PERMITTED USES

3.24.20.01 - Ministerial Development

a. Primary Uses Permitted Outright

1. Civic Use Types -

a) Major Services and Utilities

b) Minor Utilities - with towers not exceeding 75 ft. in height,
subject to standards in Chapter 4.9 - Additional Provisions

c) Parking Services

d) Public Safety Services

e) Freestanding Wireless Telecommunication Facilities up to 120
ft. in height, subject to the standards in Chapter 4.9 - Additional
Provisions.

2. Commercial Use Types -

a) Agricultural Sales

b) Agricultural Services

c) Animal Sales and Services -

1) Grooming - in conjunction with veterinary
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3.24.30.07 - Special Provisions for Automotive and Equipment -
Sales/Rentals, Light Equipment

The purpose of reviewing the Automotive and Equipment-Sales/Rentals, Light
Equipment Use Type as a Conditional Use is to determine appropriateness of the
Use at a specific site based on the following criteria:

a. The proposed site is needed due to a shortage of alternative sites that can
accommodate this Use.

b. Permitting the Use will not significantly reduce the overall supply and diversity
of industrial land or negatively affect the developability of the balance of
adjacent industrial land. Approval shall not be granted if the property was part
of a larger parcel within the last 12 months.

c. The site is a minimum of two acres and has frontage on an Arterial Street.

Section 3.24.40 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.24.50 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.24.40, 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.
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CHAPTER 3.25
INTENSIVE INDUSTRIAL (II) ZONE 

Section 3.25.10 - PURPOSE

This is the primary zone that implements the Intensive Industrial Comprehensive Plan
designation.  It is intended to provide appropriate locations for intensive manufacturing
activities that are characterized by their potential conflicts with residential and other land
uses.  Because this Zone does not specifically prohibit any types of Intensive Industrial
Uses, all Intensive Industrial Uses are reviewed through a Conditional Development
process.

Section 3.25.20 - PERMITTED USES

3.25.20.01 - Ministerial Development

a. Primary Uses Permitted Outright

1. Civic Use Types -

a) Major Services and Utilities

b) Minor Utilities - with towers not exceeding 75 ft. in height,
subject to standards in Chapter 4.9 - Additional Provisions

c) Parking Services

d) Public Safety Services

e) Freestanding Wireless Telecommunication Facilities up to 120
ft. in height, subject to the standards in Chapter 4.9 - Additional
Provisions

2. Commercial Use Types -

a) Agricultural Sales

b) Agricultural Services

c) Animal Sales and Services

1) Auctioning
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3.25.30.04 - Height of Structure

No structure shall exceed 75 ft. in height.

3.25.30.05 - Off-Street Parking Facilities

Off-street parking shall be provided in accordance with Chapter 4.1 - Parking,
Loading, and Access Requirements.

Section 3.25.40 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.25.50 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.25.40, 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.
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CHAPTER 3.26
RESEARCH TECHNOLOGY CENTER (RTC) ZONE 

Section 3.26.10 - PURPOSE

This zone implements the Industrial Use designation of the Comprehensive Plan.  It is
intended to provide locations for Research and Technology Uses in a campus-like setting.
The RTC Zone is designed to accommodate educational, scientific, industrial, and business
research, development, planning , testing, and training activities and non-polluting
manufacturing activities.  Supporting Commercial Uses not to exceed 20 percent of the
gross floor area may be located in RTC projects.  The RTC Zone establishes standards that
address compatibility of the center with surrounding Uses.

Section 3.26.20 - GENERAL PROVISIONS

3.26.20.01 - Establishment of the RTC Zone 

This Zone may be requested by an owner of property identified on the Comprehen-
sive Plan Map as Limited Industrial, Limited Industrial-Office, General Industrial,
General Industrial-Office, and Mixed Use Transitional areas.  Establishment of this
Zone requires a public hearing by the Planning Commission in conjunction with a
Planned Development Overlay and a Conceptual Development Plan consistent with
Chapter 2.5 - Planned Development. 

The applicant has three years from date of approval of the Conceptual Development
Plan to complete a Plan Compatibility Review and be issued a Building Permit for
a Primary Use.  If no Building Permit has been issued prior to the expiration date,
the Conceptual Development Plan shall expire and a new Conceptual Development
Plan approval shall be required prior to the issuance of Building Permits.

3.26.20.02 - Time Extension of Conceptual Development Plan Approval

Applications for additional one-year extensions may be filed in accordance with the
following procedures:

a. An owner of property with an RTC Conceptual Development Plan may apply
to have the Conceptual Development Plan approval extended beyond the
three-year limit, provided that an application, on forms provided by the
Director, is properly filed before the expiration of the Conceptual
Development Plan. 
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1. All new buildings or structures for which a valid permit application has
been submitted after December 31, 2006;

2. Developments subject to Conditional Development and/or Planned
Development approval, as required by a Condition(s) of Approval(s);
and

3. Independent or cumulative expansion of a commercial or civic
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.

o. Section 3.27.50 - Design Guidelines and Standards of Chapter 3.27 - Mixed
Use Employment (MUE) Zone shall apply to industrial development within an
RTC site.

Section 3.26.50 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT
AREA (MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.26.60 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.26.50, variations from
development and design standards, such as standards in this Chapter and in other
chapters 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.
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CHAPTER 3.27
MIXED USE EMPLOYMENT (MUE) ZONE 

Section 3.27.10 - PURPOSE

This Zone introduces some Commercial and Residential Uses into areas with industrial
designations on the Comprehensive Plan Map, while maintaining the City’s supply of
industrially designated lands.  It is intended to provide a variety of employment uses,
including Limited Industrial Uses and Commercial, Civic, and Residential Uses, at a scale
appropriate to surrounding employment areas.  Key objectives of the Mixed Use
Employment Zone include: 

a. Expand employment opportunities by allowing businesses to locate in a variety of
locations; 

b. Provide services for employees in close proximity to their work place; 

c. Provide options for living, working, and shopping environments; 

d. Facilitate more intensive use of land while minimizing potentially adverse impacts;
and

e. Provide options for pedestrian oriented lifestyles.

Section 3.27.20 - GENERAL PROVISIONS - Establishment of the MUE Zone 

The MUE Zone shall be applied to properties with industrial designations on the
Comprehensive Plan Map or to lands designated through a quasi-judicial or legislative
process.  When the Zone is applied to parcels via the quasi-judicial Zone Change process,
the proposal shall meet the Zone Change criteria of Section 2.2.40 in Chapter 2.2 - Zone
Changes, and the following criteria for MUE Zone location, dimensions, and size.

a. Locational Criteria -

The following locational criteria shall be applied to Zone Changes, in conjunction
with Chapter 2.2 - Zone Changes.

1. The MUE Zone shall be located in areas with lot sizes of generally less than
20 acres;

 
AND EITHER
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c. The site design shall preserve healthy, mature trees on the site to the
maximum extent practicable.  Trees likely to create a hazard for the
development or adjacent properties may be removed, consistent with
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.  However,
this provision shall not conflict with the provisions outlined in Section 3.27.60.
If there is a conflict, the provisions of Section 3.27.60 shall prevail.

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

Section 3.27.60 - NATURAL HAZARDS, MINIMUM ASSURED DEVELOPMENT
AREA (MADA), AND NATURAL RESOURCES 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.27.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.27.60, 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 for General and Intensive Industrial Zones, may be
allowed through the processes outlined in Chapter 2.5 -  Planned Development and
Chapter 2.12 - Lot Development Option.
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CHAPTER 3.30
WILLAMETTE RIVER GREENWAY (WRG) OVERLAY

Section 3.30.10 - PURPOSE

The Willamette River Greenway is an Overlay that coincides with the adopted Greenway
boundary and applies to all development permitted by the underlying zones.  The objectives
of this Overly and this Chapter are as follows:

a. Protect, conserve, enhance, and maintain the natural, scenic, historical, economic,
and recreational qualities of lands along the Willamette River;

b. Maintain or improve air and water quality within the Greenway;

c. Implement goals and policies of the State’s Willamette River Greenway Program as
required by the Oregon Revised Statutes, as amended;

d. Implement policies of the City’s Comprehensive Plan;

e. Establish standards and requirements for the use of lands within the Willamette
River Greenway in the City of Corvallis;

f. Provide for review of any intensification of Use, change of Use, or development
within the Greenway; 

g. Increase and maintain public access to and along the Willamette River to create
urban recreational opportunities, provide linkages to other transportation corridors,
and provide for multiple use of urban land; and

h. Ensure development is consistent with flood water flow mitigation and management
of a Natural Resource or Natural Hazard.

Section 3.30.20 - CONDITIONAL DEVELOPMENT

Development within this Overly, regardless of the classification in the underlying zone,
requires Conditional Development approval in accordance with the provisions of
Chapter 2.3 - Conditional Development.  In addition to notification requirements of
Chapter 2.0 - Public Hearings, written public notice and a Notice of Disposition shall be
mailed to the Oregon Department of Parks and Recreation.  Development as used in this
Section includes change of Use, intensification of land, or intensification of Water-
dependent or Water-related Uses, except for those activities listed as exemptions in 
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Section 3.30.30 below.  Development also includes proposed increases in air discharges
that require permit approval by the Oregon Department of Environmental Quality (DEQ).

 
Section 3.30.30 - EXEMPTIONS

The following development activities do not require Conditional Development approval,
provided they are consistent with requirements of  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 4.12 - Significant
Vegetation Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions,
and the Natural Resource provisions of Chapter 4.2 - Landscaping, Buffering, Screening,
and Lighting, and Chapter 4.14 - Landslide Hazard and Hillside Development Provisions:

a. Customary dredging and channel maintenance conducted under permit from the
state;

b. Seasonal increases in gravel operations under permit from the state;

c. Erosion control operations not requiring a permit from the Oregon Department of
State Lands and that constitute a reasonable emergency necessary for safety or the
protection of property. 

d. Scenic easements acquired under ORS 390.332, as amended, and their
maintenance as authorized by that statute and ORS 390.368, as amended.

e. Addition or modification by public utilities for existing utility lines, wires, fixtures,
equipment, circuits, appliances, and conductors.

f. Flood emergency procedures and the maintenance and repair of existing flood
control facilities, provided the maintenance and repair of existing flood control
facilities is consistent with Section 2.11.40.

g. Signs, markers, aids, and similar items, placed by a public agency to serve the
public.

h. Residential Accessory Development (excluding structures), such as lawns, gardens,
and play areas outside of the areas required to be protected by  Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, Chapter 4.13 -
Riparian Corridor and Wetland Provisions, and the Natural Resource provisions of
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Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions.

i. Storage of equipment or material associated with Permitted Uses, providing it
complies with applicable provisions of this Code.

j. Minor repairs or alterations to an existing structure for which no Building Permit is
required.

k. A change of Use of a building or other structure that does not substantially alter or
affect the land or water upon which it is situated.

l. Landscaping consistent with  Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.11 -
Minimum Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation
Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions and
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions.

m. Construction of driveways.

n. Maintenance and repair, usual and necessary for the continuance of an existing
Use.

o. Reasonable emergency procedures necessary for the safety or protection of
property.

p. Other activities similar to those listed in "a," through "o," above.  The Director shall
make such determinations and provide notice in accordance with
Chapter 2.16 - Request for Interpretation. 

Section 3.30.40 - REVIEW CRITERIA

Conditional Development within the Willamette Greenway Overlay may be approved only
when the Planning Commission, after considering cumulative effects within the City's
Greenway, finds that the development standards in Section 3.30.50 and the following
criteria are met:

a. Public access to and along the river shall be provided to the maximum extent
practicable and to the extent that public access does not interfere with established
Uses on the property.
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b. Significant Natural Hazards and Natural Resources shall be protected consistent
with the requirements of  Chapter 2.11 - Floodplain Development Permit, Chapter
4.5 - FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.11 -
Minimum Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation
Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions, and
the Natural Resource provisions of Chapter 4.2 - Landscaping, Buffering, Screening,
and Lighting, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.

c. Significant natural and scenic areas, viewpoints, and vistas shall be preserved.
 
d. The quality of air, water, and land resources in the Greenway shall be protected to

the maximum extent practicable.
 
e. The Minimum Assured Development Area (MADA) shall be consistent with Chapter

4.11 - Minimum Assured Development Area (MADA).

f. The natural vegetative fringe along the river shall be protected and enhanced to the
maximum extent practicable to ensure scenic quality, protection of wildlife,
protection from erosion, and screening of Uses from the river. 

g. Any public Recreational Use or facility shall not substantially interfere with
established Uses on adjoining property.

h. Maintenance of public safety and protection of public and private property, especially
from vandalism and trespass, shall be provided to the maximum extent practicable.

i. Extraction of aggregate deposits shall be conducted in a manner designed to
minimize adverse effects on water quality, fish and wildlife, vegetation, bank
stabilization, stream flow, visual quality, noise, and safety, and to guarantee
necessary reclamation.

j. Development, change, or intensification of Use shall provide the maximum possible
landscaped area, open space, or vegetation between the activity and the river.

k. Development shall be sited to maximize distance from the river to the greatest
extent practicable.

l. In applying "a," through "k," above, to development proposals within the Willamette
River Greenway, consideration should be given to the provisions of this Code,
Corvallis 2020 Vision Statement, Comprehensive Plan, Downtown Streetscape Plan,
Riverfront Commemorative Park Plan, and other applicable City documents.
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However, where conflicts arise, direction must be taken from the Corvallis
Comprehensive Plan and this Code. 

Section 3.30.50 - DEVELOPMENT STANDARDS

Proposed development within the Willamette Greenway Overlay shall comply with the
following standards:

a. Site Modifications

1. Except as provided in Section 3.30.30, above, existing predominant
topographical features of the bank line and escarpment shall be protected
and maintained.

2. Disturbance necessary for construction or establishment of a Water-related
or Water-dependent Use, as defined in Chapter 1.6 - Definitions, and
measures necessary to reduce existing or potential bank and escarpment
erosion, landslides, or flood hazard conditions may be permitted upon
approval by the Director or Floodplain Administrator or designee.  However,
such activities shall be consistent with Chapter 2.11 - Floodplain
Development Permit and Chapter 4.5 - Floodplain Provisions.

3. Stability shall be assured considering the stress imposed on the bank and
land area between the low water mark of the river and Top-of-bank.

4. The hydraulic and flood carrying capacity of the river and the hydraulic effect
of the river on the bank shall be considered, and steps shall be taken to
ensure minimal adverse effects by and upon the proposal, consistent with
Chapter 2.11 - Floodplain Development Permit and Chapter 4.5 - Floodplain
Provisions.

5. The applicant shall demonstrate adherence to 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, Chapter 4.13 - Riparian Corridor and
Wetland Provisions, and the Natural Resource provisions of Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting.

6. If applicable, the applicant shall submit certification by a registered
professional engineer that the standards specified in “2," and “3,” above,
have been met.  Where necessary to properly evaluate a proposal, an
applicant may be required to furnish further studies such as a soils survey
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and analysis, foundation study, or hydrologic study performed by competent
professionals.

b. Landscaping, Natural Hazards, and Natural Resources - The following provisions
shall apply:

1. All areas of the site within the WRG Overlay shall be landscaped and
addressed consistent with the provisions of the underlying zone; and 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.

2. Required landscaped areas shall be continuously maintained, irrigated with
permanent facilities sufficient to maintain the plant material, and covered by
living plant material capable of attaining 90 percent ground coverage within
three years.  Required vegetation areas shall be subject to the provisions of
Section 4.13.50.d.  Landscaping and lighting shall be in accordance with
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.  If there is a
conflict between the provisions of Section 4.13.50.d and Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Section 4.13.50.d shall
prevail.

3. Living plant materials shall be compatible with and enhance the riparian
environment.

c. Structures - All buildings and structures, including supporting members, and all
exterior mechanical equipment shall be screened, colored, or surfaced to blend with
the riparian environment.  Surfaces shall be nonreflective.

d. Signs and Graphics - In addition to compliance with applicable provisions relating
to signs and graphics in Chapter 4.7 - Sign Regulations, no sign or graphic display
inconsistent with the purposes of the Greenway shall have a display surface
oriented toward or visible from the Willamette River.

e. Parking and Unenclosed Storage Areas

1. Parking, loading, and unenclosed storage areas located within the WRG
Overlay shall be screened from the river to the extent practicable in
accordance with Chapter 4.1 - Parking, Loading, and Access Requirements
and Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.
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2. Parking, loading, and unenclosed storage areas located outside of but
adjacent to the WRG Overlay shall be screened from such Overlay to the
extent practicable.

f. Greenway Setback - Minimum building setback distances from the ordinary high
water line of the Willamette River shall be as outlined in Table 3.30-1 - Minimum
Setbacks.

Table 3.30-1 - Minimum Setbacks

Area Minimum Setback

1. Lands in the WRG Overlay from
the northern City limits to the
southern edge of 777 NE Second
Street (Assessor Map No.
11-5-35AD, Tax Lot 3000)  

20 ft. westerly from Top-of-bank

2. Lands in the WRG Overly from the
southern edge of 777 NE Second
Street (Assessor Map No.
11-5-35AD, Tax Lot 3000) to
Harrison Street

50 ft. westerly from Top-of-bank

3. Lands in the WRG Overly between
Harrison Street and B Street, at
the Top-of-bank and including the
existing bike path 

A landscaping strip sufficient to separate
the bike path, and consistency with the
Riverfront Commemorative Park Plan

4. Lands in the WRG Overlay south
of B Street to the southerly City
limits

100 ft. westerly from Top-of-bank

Setback distances do not apply to Water-dependent Uses that require a river bank
location, or Water-related Uses that require direct access to the river.

None of the minimum setbacks in this table shall conflict with the provisions of
Chapter 2.11 - Floodplain Development Permit, Chapter 4.5 - FloodplainNatural
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum Assured
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection
Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions, Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions, or the Natural Resource
provisions of Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.  Should
a conflict arise, the stricter provision shall prevail. 
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CHAPTER 3.36
OREGON STATE UNIVERSITY (OSU) ZONE

This Zone implements Comprehensive Plan policies that encourage coordination between
the University and City in planning and review of campus development. Coordination with
campus development is essential due to the physical size of the University and its related
effects on City facilities and services.  This Zone also coincides with the Public Institutional
Comprehensive Plan designation for property generally within the OSU campus area.
However, not all property within this Zone is owned by OSU; some parcels are privately
owned. 

In conjunction with this Zone, a Physical Development Plan for campus development was
originally adopted in 1986 and has been revised periodically by the University.  The most
recent revision, which this Zone implements, is the Oregon State University Campus
Master Plan (CMP), approved in 2004.

Section 3.36.10 – PURPOSE

The OSU Zone implements the provisions in OSU’s 2004-2015 Campus Master Plan,
which is the blueprint for campus development over the next decade. 

The purpose of the OSU Zone is to:

a. Encourage coordination between the University and the City of Corvallis, especially
in the areas of land use planning and reviewing campus development;

b. Facilitate University development;

c. Ensure compatibility of University development with surrounding areas;

d. Ensure adequacy of public utilities, parking, and transportation facilities; 

e. Expedite the development review process; and

f. Create a mechanism to regulate development on campus consistent with the CMP.
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c. A vegetative buffer with a minimum width of 20 ft. that consists of a mix of
evergreen and deciduous trees and shrubs shall be established between the
OSU property line and any proposed building, access, drive and/ or parking
lot within the Transition Area along the northern boundary of Sector A, B and
C from the western boundary of Sector A to 26th Street and for the College
Inn site.  This vegetative buffer will be required upon any redevelopment of
existing parking lots and/or the razing and redevelopment of existing
buildings. 

d. Natural Hazards, Minimum Assured Development Area (MADA), and
Natural Resources - 

Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  An exception to these
requirements is that a Drainageway Management Agreement is allowed in
lieu of a drainageway easement, as outlined in Section 3.36.50.07, below. 

Section 3.36.50.07 – Drainageway  Management Agreement

a. In lieu of drainageway dedications and/or easements for new development,
expansion or redevelopment on parcels adjoining an open natural
drainageway as per Chapter 4.13 - Riparian Corridor and Wetland
Provisions, OSU shall provide a Drainageway Management Agreement
(DMA) that meets the purposes cited in Section 4.13.10 and the policies of
the City of Corvallis Stormwater Master Plan. 

b. Drainageway widths and areas subject to the DMA shall be defined per
Chapter 4.13 - Riparian Corridor and Wetland Provisions. 

c. The DMA shall include but not be limited to the following objectives:

1. Establish that the DMA is between Oregon State University (OSU)
and the City of Corvallis (CITY) to establish CITY maintenance access
rights and to limit OSU development activities within the particular
drainageway.
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or a combination of these materials for those areas that are visible from a
street, building, pedestrian access way, or are adjacent to a neighborhood.

c. All outdoor storage areas shall be screened with construction similar to the
adjacent building or with landscaping, masonry walls, solid wood fencing, or
a combination of these materials for those areas that are visible from a street,
adjacent building, pedestrian access way, or are adjacent to a neighborhood.

Section 3.36.50.15 – Public, Private, and Franchise Utilities

a. All new utility distribution lines shall be underground.

b. Development requiring the installation of public utility improvements shall be
reviewed and processed in accordance with Section 4.0.70 - Public Utility
Requirements (or Installations), and Section 4.0.80 - Public Improvement
Procedures.

c. Development within the City’s combination sewer systems shall comply with
the separation of storm drain from sanitary sewer system policy criteria in
accordance with the City’s Community Development Policy 1003.

d. Development occurring on a parcel fronting or adjacent to a drainageway
identified in the City of Corvallis Stormwater Master Plan, shall be
constructed in accordance with Section 3.36.50.07, and  Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions and Chapter 4.13 - Riparian Corridor and
Wetland Provisions, Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, and shall comply with the watershed management
guidelines and policies identified in Chapter 5 of the City’s Stormwater Master
Plan.

e. Transformers and vaults not underground shall be screened consistent with
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 

f. An application that includes the installation of franchise utilities shall be
reviewed and processed in accordance with Section 4.0.90 - Franchise Utility
Installations of Chapter 4.0 - Improvements Required with Development.

g. Copies of complete As Builts shall be certified by the design engineer and
shall be submitted to the City for approval for all new constructed public
improvements.
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CHAPTER 3.37
AGRICULTURE-OPEN SPACE (AG-OS) ZONE 

Section 3.37.10 - PURPOSE

This Zone is intended to implement the Open Space - Agriculture Comprehensive Plan Map
designation and recognize areas within the City suitable for Agricultural Research Use and
for Uses compatible with Agricultural and Horticultural Research Use Types.  The
characteristics of such Use Types typically result in preservation of large open space areas.
Residential Uses are Accessory to the Primary Uses.

Section 3.37.20 - PERMITTED USES

3.37.20.01 -  Ministerial Development 

a. Primary Uses Permitted Outright -

1. Civic Use Types - Freestanding Wireless Telecommunication Facilities
up to 60 ft. in height, subject to the standards in Chapter 4.9 -
Additional Provisions 

2. Agriculture Use Types - 

a) Animal Husbandry

b) Aquaculture

c) Horticulture, Cultivation, and Storage

d) Research Facilities and Services - related to the Use Types in
“a,” through “c,” above 

e) Row Field Crops

f) Tree Crops

b. Accessory Uses Permitted Outright

1. Animal Sales and Services - Veterinary

2. Animal Waste Processing
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b. Setbacks - A minimum building setback of 100 ft. shall be maintained adjacent to
the existing residential development’s property lines.  Streets may be located within
this 100-ft. setback area, provided the minimum 50 ft.-wide required plant or
plant/berm buffer required by Section 3.37.50. “a,” above, is provided between the
street and the adjacent  Actively Farmed OS-AG Lands.

Section 3.37.60 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
 DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Landscaping, Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

Section 3.37.70 - VARIATIONS

Except as limited by provisions within the chapters listed in Section 3.37.60, 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.
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CHAPTER 3.38
CONSERVATION-OPEN SPACE (C-OS) ZONE

Section 3.38.10 - PURPOSE

This Zone may be applied to lands with any of the adopted Comprehensive Plan Map
designations.  It is intended to recognize high value Natural Resource and Natural Hazard
areas within the City that are owned by public agencies or have been set aside by private
owners.  The purpose of this Zone is to limit development of such areas and maintain them
in a near-natural state while, in some cases, allowing access to and through them for public
infrastructure and/or enjoyment.  Typically the existence of this Zone results in preservation
of large open space areas.  If desired, density may be transferred off property at the time
that this Zone is applied, provided the area receiving the transfer is part of the same
development site.

Section 3.38.20 - PERMITTED USES

3.38.20.01 - Ministerial Development

a. Primary Uses Permitted Outright -

1. Conservation Uses -

a) Preservation and restoration of Natural Resource and/or
Natural Hazard areas

b) Provision of open space areas to protect Natural Resources
and avoid Natural Hazards

c) Preservation and restoration of Significant Shrubs, Significant
Trees, and Significant Vegetation as defined in Chapter 1.6 -
Definitions

d) Preservation and restoration of Designated Historic Resources
listed in the Corvallis Register of Historic Landmarks and
Districts or the National Register of Historic Places

2. Civic Uses - 

a) Community Recreation - limited to:

1) Trails and associated viewing stations 
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b. Accessory Uses Permitted Outright - Essential Services

3.38.20.02 - Special Development

Conditional Development - Subject to review in accordance with Chapter 2.3 -
Conditional Development.

Community Recreation - Full range of Uses limited to Willamette Park.   Elsewhere,
Uses limited to interpretive centers.

Section 3.38.30 - PERFORMANCE STANDARDS

a. Each Use, activity, or operation within this Zone shall comply with applicable local
nuisance and animal control ordinances, state and federal standards, and other
provisions of this Code; and

b. Uses and improvements shall be designed and constructed to minimize adverse
impacts to significant Natural Resources and Natural Hazards, in accordance with
Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions.
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CHAPTER 4.0
IMPROVEMENTS REQUIRED WITH DEVELOPMENT

Section 4.0.10 - PURPOSES

This Chapter provides general information regarding improvements required with
development.  It is intended to clarify timing, extent, and standards for improvements.  In
addition to the standards in this Chapter, standards for specific situations are contained in
Chapter 2.11 - Floodplain Development Permit and Chapters 4.1 - Parking, Loading, and
Access Requirements through Chapter 4.134 - Riparian Corridor and Wetland Landslide
Hazard and Hillside Provisions.  Finally, improvements required with development shall
meet construction specification standards established by the City Engineer and amended
over time.

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 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.

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

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:  

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

2. Sidewalks on Arterial, Collector, and Neighborhood Collector Streets -
Sidewalks along Arterial, Collector, and Neighborhood Collector Streets shall
be separated from curbs by a planted area.  The planted area shall be a
minimum of 12 ft. wide and landscaped with trees and plant materials
approved by the City.  The sidewalks shall be a minimum of five ft. wide.  An
exception to these provisions is that this separated tree planting area shall
not be provided adjacent to sidewalks where they are allowed to be located
within Natural Resource areas governed by Chapter 4.12 - Significant
Vegetation Protection Provisions and Chapter 4.13 - Riparian Corridor and
Wetland Provisions.  This separated tree planting area shall also not be
provided adjacent to sidewalks where they are allowed to be located within
drainageway areas governed by regulations in  Chapter 2.11 - Floodplain
Development Permit and Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions.

3. Sidewalk Installation Timing - The timing of the installation of sidewalks shall
be as follows:

a) Sidewalks and planted areas along Arterial, Collector, and
Neighborhood Collector Streets shall be installed with street
improvements. 

 
b) Except as noted in “c,” below, construction of sidewalks along Local,

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

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,
residential areas, transit stops, and neighborhood activity centers such as schools
and parks, as follows:
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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. 

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 trail 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. 

f. Prior to development, applicants shall perform a site inspection and identify any
Contractor Sidewalk/street Stamps, sidewalk prisms, horse rings, and iron curbs that
will be impacted by the development.  If such a feature exists, it shall either be left
in its current state as part of the existing sidewalk or street, or incorporated into the
new sidewalk or street for the development site, as close as possible to its original
location and orientation. Iron curbs shall be retained unless required to be removed
or modified to comply with mandatory ADA standards. In such instances, the iron
curb shall only be removed or modified to the minimum extent necessary to comply
with the ADA standards.

g. Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

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
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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. 

c. 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.

2. The standard width for two-way multi-use paths shall be 10 ft.

3. In areas with projected high bicycle volumes or multiple use by bicyclists,
pedestrians, and joggers, multi-use paths shall be 12 ft. wide.

d. 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).

e. Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with  Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 4.0.50 - TRANSIT REQUIREMENTS

a. Development sites located along existing or planned transit routes shall, where
appropriate, incorporate transit stops and shelters into the site design.  These
improvements shall be installed in accordance with the guidelines and standards of
the Corvallis Transit System.
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b. Development sites at or near existing or planned transit stops shall provide safe,
convenient access to the transit system, as follows:

1. All Commercial and Civic Use developments shall provide a prominent
entrance oriented toward Arterial, Collector, and Neighborhood Collector
Streets, with front setbacks reduced as much as possible to provide access
for pedestrians, bicycles, and transit.

  
2. All developments shall provide safe, convenient pedestrian walkways

between the buildings and the transit stop, in accordance with the provisions
of Section 4.0.30.b.

c. Natural Hazards, Minimum Assured Development Area (MADA), and Natural
Resources shall be addressed in accordance with Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS

a. Traffic evaluations shall be required of all development proposals in
accordance with the following:

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

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

1. Grading plans are required and shall demonstrate that the proposal does not
contain any grade changes (cuts or fills) that are inconsistent with the
provisions of Chapter 4.514 - Natural Landslide Hazard and Hillside
Development Provisions.  Cut and fill is measured vertically from natural
grade.  The grading plan shall identify all proposed cuts and fills and the
associated grade changes in ft. to demonstrate adherence to this provision.
Streets shall be designed along natural contours. 

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.

3. 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.

4. As far as practicable, Arterial, Collector, and Neighborhood Collector Streets
shall be extended in alignment with existing streets by continuation of the
street centerline.  When staggered street alignments resulting in T
intersections are unavoidable, they shall leave a minimum of 200 ft. between
the nearest edges of the two rights-of-way.

5. Local street intersections shall be located a minimum of 125 ft. from any
other street intersection.

6. 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.

7. Streets shall be designed to intersect at angles as near as practicable to right
angles and shall comply with the following:

a) The intersection of an Arterial, Collector, or Neighborhood Collector
Street with another Arterial, Collector, or Neighborhood Collector
Street shall have a minimum of 100 ft. of straight (tangent) alignment
perpendicular to the intersection;

b) The intersection of a Local, Local Connector, or Cul-de-sac Street with
another street shall have a minimum of 50 ft. of straight (tangent)
alignment perpendicular to the intersection;
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c) Where right-angle intersections are not possible, exceptions may be
granted by the City Engineer provided that intersections have a
minimum corner radius of 20 ft. along the right-of-way lines of the
acute angle; and

d) All intersections shall have a minimum curb corner radius of 20 ft. 

8. Right-of-way and improvement widths shall be as specified in the
Transportation Plan and Table 4.0-1 - Street Functional Classification
System. 

9. 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 2.11 -
Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions.

l. 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. 
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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).  

e. All required public utility installations shall conform to the City's adopted facilities master
plans. 

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.

g. Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

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.
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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.

  
c. The developer shall have the option of choosing whether to provide natural gas or

cable television service to the development site, provided that all of the following
conditions exist:

1. Extension of Franchise Utilities through the site is not necessary for the future
orderly development of adjacent property(ies);

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 development is nonresidential.

d. Where a Land Division is not proposed, the site shall be provided with Franchise Utilities
prior to occupancy of structures as required by this Section and in accordance with the
provisions of Section 2.4.40.12 of Chapter 2.4 - Subdivisions and Major Replats.

e. All Franchise Utility distribution facilities installed to serve new development shall be placed
underground except as provided below. 

1. Poles for traffic signals, pedestals for police and fire system communications and
alarms, pad-mounted transformers, pedestals, pedestal-mounted terminal boxes
and meter cabinets, concealed ducts, substations, or facilities used to carry voltage
higher than 35,000 volts; and

2. Overhead utility distribution lines may be permitted upon approval of the City
Engineer when unusual terrain, soil, or other conditions make underground
installation impracticable.  Location of such overhead utilities shall follow rear or side
lot lines wherever feasible.

f. The developer shall be responsible for making necessary arrangements with Franchise
Utility providers for provision of plans, timing of installation, and payment for services
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installed.  Plans for Franchise Utility installations and plans for public improvements shall
be submitted together to facilitate review by the City Engineer.

g. Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.

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.

c. Where a development site is traversed by a drainageway or water course,  improvements
shall be in accordance with the Corvallis Storm Water Master Plan and the Natural
Hazards, Minimum Assured Development Area (MADA), and Natural Resources provisions
of Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.

d. Where a development site is traversed by, or adjacent to, a future trail linkage identified in
the Corvallis Transportation Plan or the Trails Master Plan, dedications of suitable width
to accommodate the trail linkage shall be provided.  This width shall be determined by the
City Engineer, based on the appropriate standard for  the type of trail facility involved.

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.
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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 I Environmental Assessment shall be provided by the grantor, as described
in “2," below.

2. Level I Environmental Assessments shall include data collection, site
reconnaissance, and report preparation.  Data collection shall include review of
Oregon Department of Environmental Quality records, City and County fire
department records, interviews with agency personnel regarding citations or
enforcement actions issued for the site or surrounding sites that may impact the site,
review of available historic aerial photographs and maps, interviews with current and
available past owners of the site, and other data as appropriate.  

Site reconnaissance shall include a walking reconnaissance of the site to check for
physical evidence of potentially hazardous materials that may impact the site.
Report preparation shall summarize data collection and site reconnaissance, assess
existing and future potential for contamination of the site with hazardous materials,
and recommend additional testing if there are indications of potential site
contamination. Level I Environmental Assessment reports shall be signed by a
registered professional engineer.

3. If a Level I Environmental Assessment concludes that additional environmental
studies or site remediation are needed, no construction permits shall be issued until
those studies are submitted and any required remediation is completed by the
developer and/or owner. Additional environmental studies and/or required
remediation shall be at the sole expense of the developer and/or owner.  The City
reserves the right to refuse acceptance of land identified for dedication to public
purposes if risk of liability from previous contamination is found.

h. Natural Hazards, Minimum Assured Development Area (MADA), and Natural Resources
shall be addressed in accordance with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural 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, and Chapter 4.14
- Landslide Hazard and Hillside Development Provisions.
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Section 4.0.110 - MAIL DELIVERY FACILITIES

a. Placement of mail delivery facilities shall consider locations of sidewalks, bikeways,
intersections, existing or future driveways, existing or future utilities, right-of-way and street
width, and vehicle, bicycle and pedestrian movements.  Where mail delivery facilities are
being installed in conjunction with a Land Division, their placement shall be indicated on the
plans for public improvements and meet the approval of the City Engineer and the U.S.
Post Office.   

b. Where mail delivery facilities are proposed for installation in areas with an existing or future
curbside sidewalk, a sidewalk transition shall be provided that maintains the required
design width of the sidewalk around the mail delivery facility.  If the right-of-way width will
not accommodate the sidewalk transition, a sidewalk easement shall be provided adjacent
to the right-of-way.

c. Mail delivery facilities and associated sidewalk transitions, when sidewalk transitions are
necessary, around these facilities shall conform with the City's standard construction
specifications.  Mailboxes shall conform with the U.S. Post Office standards for mail
delivery facilities.

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

Section 4.0.120 - PONDING AREAS AND FLOOD HAZARDS

Ponding and flood hazards inside Special Flood Hazard Areas shall comply with the provisions
in Chapter 2.11 - Floodplain Development Permit and Chapter 4.5 - Floodplain Provisions.  For
ponding or flood hazards outside Special Flood Hazard Areas, the following shall apply:

a. Areas subject to ponding of surface water or flooding shall not be developed until
necessary measures have been taken to mitigate the situation.  Such measures may be
required by the Planning Commission or the Director as conditions of development
approval.

b. The developer shall submit proposed mitigation measures to the City Engineer for review.
The City Engineer shall report to the Planning Commission or the Director on the adequacy
of the proposed mitigation measures.

c. Existence of a ponding area or flood hazard may be cause for revision of the development
proposal or denial of the requested development. 

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.
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CHAPTER 4.1
PARKING, LOADING, AND ACCESS REQUIREMENTS

Section 4.1.10 - PURPOSES

The regulations in this Chapter are established to provide appropriate location and design
of parking and loading areas and appropriate location, design, and capacity of accesses.
The parking requirements are intended to provide sufficient parking in close proximity to
the various Uses for residents, customers, and/or employees; and to maintain traffic
carrying capacity of nearby streets.  These regulations apply to both motorized vehicles,
hereafter called vehicles, and bicycles.

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.

b. Unspecified Requirements - Vehicle and bicycle parking requirements for Uses
not specified in this Chapter shall be determined by the Director based upon the
requirements of similar Uses.

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.

d. Alteration of Existing Structures - When an existing structure is altered to the
extent that the existing Use is intensified, vehicle and bicycle parking shall be
provided in the amount required for such intensification.

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

e. Change in Use -  No additional parking shall be required when an existing structure
is changed from one Use Type to another, as listed in Section 4.1.30, and the
vehicle and bicycle parking requirements for each Use Type are the same.  When
the change in Use requires no more than two additional vehicle and/or bicycle
spaces, no additional parking facilities shall be required.  However, where a change
in Use results in a requirement for more than two additional vehicle and/or bicycle
parking spaces, additional parking space shall be provided to compensate for the
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off-street vehicle parking required by Section 4.1.30, below, except as provided in
“p,” below, and in Section 4.1.30.g.3.b.

p. Structured Parking Required  - For commercial, office, and industrial development
with vehicle parking in excess of the minimum required, up to 200 unstructured
vehicle parking spaces shall be allowed for each of the first three stories of
structures within the development site, not to exceed the maximum parking allowed
in “o,” above.  All non-required vehicle parking in excess of the 200 per story shall
be located in underground or structured parking facilities.  In such cases, the parking
maximum may be increased to 50 percent in excess of the minimum off-street
vehicle parking required by Section 4.1.30 below.  When multiple structures are
located on an individual development site, the parking associated with each floor of
all structures on the development site shall be added together when calculating the
threshold of 200 spaces per story in this provision.  For this Section, required
handicapped spaces do not count toward the minimum parking requirement.

q. Parking Reduction Allowed -

1. A reduction of up to 10 percent of required vehicle parking may be allowed
if a transit stop, developed consistent with Corvallis Transit System
guidelines and standards, is located on-site or within 300 ft.

2. A reduction of up to 10 percent of required vehicle parking may be obtained
through the provision of bicycle parking as follows: 

a) For every eight required bicycle parking spaces, required vehicle
parking may be reduced by one space, up to the maximum of a 10
percent vehicle parking reduction; or

b) For every four additional bicycle parking spaces provided over the
minimum requirement, required vehicle parking may be reduced by
one space, up to the maximum of a 10 percent vehicle parking
reduction.  Fifty percent of these additional bicycle parking spaces
shall be covered, consistent with Section 4.1.70.d.1. 

Additional reductions of vehicle parking spaces may be granted through the
procedures in Chapter 2.12 - Lot Development Option or Chapter 2.5 -
Planned Development.

r. Handicapped Parking Exception - Required handicapped spaces do not count
toward the maximum parking spaces allowed pursuant to Sections 4.1.20.o and
4.1.20.p, above. 

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 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions,
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Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 4.12 -
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor
and Wetland Provisions and Chapter 4.14 - Landslide Hazard and Hillside
Development 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 -

1. Single Detached and Single Attached - Zero Lot Line, and Manufactured
Homes -  

a) Vehicles - Two spaces per dwelling unit.

b) Bicycles - None required.

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 located within a structure, in accordance
with the provisions of Section 4.1.70.

3. Group Residential -

a) Vehicles -

1) Fraternities, Sororities, Cooperatives, and Boarding Houses -
Three spaces per five occupants at capacity, with capacity to
be based on criteria set forth in the Oregon Structural Specialty
Code.
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CHAPTER 4.2
LANDSCAPING, BUFFERING, SCREENING, AND LIGHTING

Section 4.2.10 - PURPOSES

The City recognizes the aesthetic and economic value of landscaping and encourages its
use to establish a pleasant community character, unify developments, and buffer or screen
unsightly features; to soften and buffer large-scale structures and parking lots; and to aid
in energy conservation by providing shade from the sun and shelter from the wind.  The
community desires and intends all properties to be landscaped and maintained. 

This Chapter prescribes standards for Landscaping, Buffering, Screening, and Lighting.
While this Chapter provides standards for frequently encountered development situations,
detailed planting plans and irrigation system designs, when required, shall be reviewed by
the City with this purposes clause as the guiding principle.

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. 
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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.

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 2.11 - Floodplain Development
Permit, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  See Adopted Natural Features
Inventory Map dated December 20, 2004, for information regarding areas
inventoried as part of the Natural Features Inventory.
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CHAPTER 4.4
LAND DIVISION STANDARDS

Section 4.4.10 - PURPOSES

The Land Division standards in this Chapter are intended to preserve, protect, and promote
the public health, safety, convenience, and general welfare.  These standards are
implemented in conjunction with the Subdivision, Expedited Land Division, and Partition
procedures in Chapter 2.4 - Subdivisions and Major Replats; Chapter 2.5 - Planned
Development; and Chapter 2.14 - Partitions, Minor Replats, and Property Line Adjustments,
respectively.  They are also implemented in conjunction with Chapter 4.0 - Improvements
Required with Development.  

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
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, 
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lands.

h. Minimum Assured Development Area - For property with Natural
Resources or Natural Hazards subject to Chapter 2.11 - Floodplain
Development Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions, or
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions, lots
created through a Subdivision, Partition, or Property Line Adjustment process
shall be consistent with the provisions of Chapter 4.11 - Minimum Assured
Development Area (MADA) are met.  

Section 4.4.30 - SPECIAL PROVISIONS FOR LOTS CREATED THROUGH LAND
PARTITIONS OR MINOR REPLATS VIA SECTION 4.4.20.03.b “1"
or “2.”

In addition to complying with the provisions of Section 4.4.20 above, Partitions and Minor
Replats that qualify for the exception in Section 4.4.20.03.b “1" or “2,” above, shall be
subject to the following standards and procedures.

4.4.30.01 - Access Way 

a. For residential lots, access requirements of Section 4.4.20.03.b may be
reduced and combined to provide an Access Way, a narrow strip of land
connecting a parcel to a dedicated right-of-way or private street within a
separate tract, in accordance with the following: 

1. An Access Way to a single lot and one dwelling unit shall be a
minimum of 17 ft. wide;

2. An Access Way to a single lot and two dwelling units or combined
Access Ways to two lots and two dwelling units shall be a minimum
of 23 ft. wide;

3. An Access Way to a single lot with more than two dwelling units shall
be a minimum of 28 ft. wide;

4. A combined Access Way to two or three lots and three or four dwelling
units with a common drive shall be a minimum of 28 ft. wide; and

5. A combined Access Way to two or three lots and five or more dwelling
units with a common drive shall be a minimum of 34 ft. wide.
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4.4.30.03 - Lot Area - The lot area shall be as required by the applicable zone and
shall be provided entirely within the building site area, exclusive of any Access Way.
See Figure 4.4-1 Lot Area Exclusive of Access Way, below.

4.4.30.04 - Front Yard Determination - If the partitioned lot is a flag lot, the
property owner may determine the location of the front yard, provided that no side
yard is less than 10 ft. long.

4.4.30.05 - Site Improvements - These requirements shall be in addition to others
in Chapter 4.0 - Improvements Required with Development.

a. Screening - A screen shall be provided along the property line of a lot of
record where a paved driveway is within five ft. of the lot line; if the driveway
is shared, the lot is exempt from this provision.  Screening also may be
required to maintain privacy for abutting lots.  These screening requirements
may be waived if the adjacent affected property owner consents in writing to
such a waiver.  Required screening shall be provided in accordance with
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.

b. Fire Protection - The Fire Chief may require installation of a fire hydrant and
turnaround(s) if the length of an Access Way would have a detrimental effect
on fire fighting capabilities.

4.4.30.06 - Existing Vegetation

Significant beneficial vegetation including trees and shrubbery shall be preserved
wherever possible, consistent with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions,  Chapter 4.12 -
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor

Figure 4.4-1 - Lot Area Exclusive of Access Way
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and Wetland Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions.

4.4.30.07 - Reciprocal Easements

If a common driveway serves more than one lot, a reciprocal easement to ensure
access rights shall be recorded with the approved partition map.
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CHAPTER 4.5 HAS BEEN RENAMED.  IT USED TO BE “CHAPTER
4.5 - NATURAL HAZARDS AND HILLSIDE DEVELOPMENT
PROVISIONS.”  THE LANDSLIDE HAZARD AND HILLSIDE

DEVELOPMENT PROVISIONS WERE MOVED TO A NEW CHAPTER
CALLED “CHAPTER 4.14 - LANDSLIDE HAZARD AND HILLSIDE
DEVELOPMENT PROVISIONS.”  THE EXISTING CHAPTER 4.5 IS

NOW CALLED “CHAPTER 4.5 - FLOODPLAIN PROVISIONS.”  THE
DOUBLE UNDERLINE AND STRIKE-OUT FONTS USED BELOW
INDICATE THE CHANGES NEEDED TO ADDRESS THIS CODE
CHAPTER SPLIT AND ALSO ADDRESS THE FEMA UPDATE

PROJECT.
CHAPTER 4.5

NATURAL HAZARD AND HILLSIDE DEVELOPMENT FLOODPLAIN
PROVISIONS

Section 4.5.10 - PURPOSES - NATURAL HAZARD FLOODPLAIN PROVISIONS

Without establishing any priority, the purposes of this Chapter are intended to:

a. Protect human life, health, and propertyReduce flood damage and loss of life in
areas subject to periodic flooding;

b. Reduce damage and loss of life from other Natural Hazards, including steep slopes,
landslide risk areas, and landslide-related risk areas; 

bc. Implement the Floodplain requirements of Statewide Planning Goal 7 - which relates
to Areas Subject to Natural Disasters and Hazards; 

cd. Implement some of the land use aspects of the City’s Stormwater Master Plan, as
well as some aspects of the City’s Endangered Species Act Salmon Response Plan;

de. Through Floodplain regulation, contribute to the Properly Functioning Condition of
Streams and rivers and address, in part, the water quality aspects of Statewide
Planning Goal 6; 

ef. Manage stormwater drainage in a manner that:  

1. Maintains the Properly Functioning Conditions of Streams; 

2. Provides for the conveyance and temporary storage of floodwater; 
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3. Reduces floodwater velocity; 

4. Facilitates sediment deposition in the Floodplain;  

5. Provides an opportunity for groundwater recharge; and 

6. Promotes other Stormwater and Floodplain functions.  

These provisions are also intended to minimize maintenance costs, eliminate
potential hazards before they occur, and protect properties and persons adjacent
to drainageways and to other Natural Hazard areas;

fg. Implement requirements for the City’s participation in the National Flood Insurance
Program, including the Community Rating System;.

g.  Minimize damage to public facilities and utilities such as water purification and
sewage treatment plants, water and gas mains, electric, telephone and sewer lines,
streets and bridges located in Floodplains;

h.  Help maintain a stable tax base by providing for the sound use and Development
of flood-prone areas;

i. Minimize expenditure of public money for costly flood control projects;

j. Minimize the need for rescue and emergency services associated with flooding and
generally undertaken at the expense of the general public;

k. Minimize unnecessary disruption of commerce, access and public service during
times of flood;

l. Facilitate the notification of potential buyers that property is in an Special Flood
Hazard Area;

m. Compel those who occupy the Special Flood Hazard Areas to assume responsibility
for their actions; 

n. Manage the alteration of Special Flood Hazard Areas, stream channels and
shorelines to minimize the impact of Development on the natural and beneficial
functions of the Floodplain; and 

o. Methods of Reducing Flood Losses - In order to accomplish its purpose, this
chapter and Chapter 2.11 - Floodplain Development Permit include methods and
provisions to:
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1. Require that Development that is vulnerable to floods, including buildings,
structures, and facilities necessary for the general health, safety and welfare
of citizens, be protected against flood damage at the time of initial
construction; 

2. Restrict or prohibit uses which are dangerous to health, safety and property
due to water or erosion hazards, or which increase flood heights, velocities,
or erosion;

3. Control filling, grading, dredging and other Development which may increase
flood damage or erosion;

4. Prevent or regulate the construction of flood barriers that will unnaturally
divert flood waters or that may increase flood hazards to other lands;

5. Preserve and restore natural Floodplains, stream channels, and natural
protective barriers which carry and store flood waters, and;

6. Coordinate with and supplement provisions of Oregon Building Codes.

p. To advanceIn order to assist in the furtherance of these purposes, where not
required, creation of open space tracts is encouraged within areas designated as
Natural Resources or Natural Hazards on the Comprehensive Plan and Official
Zoning Maps.

Section 4.5.20 - APPLICABILITY

4.5.20.01 - Which Natural Hazards that are Subject to this Chapter -

a. These provisions apply to: 1. Ppublic and private properties in the 100-year
Floodplain of rivers and local Streams;

2. Areas with slopes equal to or greater than 10 percent; 

3. High landslide risk areas; 

4. Existing landslide areas; and

5. Landslide debris run-out areas.  

b. Mapping of Natural Hazards - 1.Natural Hazards Map - The Natural Hazard
areas in “a,” above, are mapped on the Corvallis Natural Hazards Map.  

The Special Flood Hazard Areas identified by the Federal Emergency
Management Agency in its Flood Insurance Study for Benton County and
Incorporated Areas, dated June 2, 2011, with accompanying Flood Insurance
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Rate Maps or Digital Flood Insurance Rate Maps, and other supporting data,
are adopted by reference and declared a part of the 100-year Floodplain
regulations presented below. The Flood Insurance Study and the Flood
Insurance Rate Map are on file at the office of the City of Corvallis Engineer
at 1245 NE Third Street, Corvallis, Oregon 97330, and at the Development
Services Division at 501 SW Madison Avenue, Corvallis, Oregon, 97333.  Not
every Special Flood Hazard Area within the Urban Growth Boundary has
been mapped by the Federal Emergency Management Agency through the
Flood Insurance Study, Flood Insurance Rate Maps, and Digital Flood
Insurance Rate Maps cited above.  The Floodplain Administrator or designee
is authorized through Sections 4.5.50.02, 4.5.50.03.p, and 4.5.60.02.b to
obtain from applicants the information necessary to determine the presence
and extent of unmapped Special Flood Hazard Areas as part of reviewing
Development proposals that affect the 100-year Floodplain.  Once approved
by the Floodplain Administrator or designee, such information shall be
incorporated into the Natural Hazards Map and used by the City of Corvallis
to supplement the Flood Insurance Study, Flood Insurance Rate Maps, and
Digital Flood Insurance Rate Maps cited above to ensure consistency with
the 100-year Floodplain regulations contained in this Chapter and Chapter
2.11 - Floodplain Development Permit.The Flood Insurance Study for the City
of Corvallis, dated July 2, 1984, and any revisions thereto, with
accompanying Flood Insurance Rate Maps (FIRM) and Flood Boundary &
Floodway Maps of Corvallis, Oregon, dated January 3, 1985, and any
revisions thereto, are the basis for establishing areas of special flood hazard
(100-year Floodplain) and are hereby adopted by reference and declared to
be part of this Ordinance.

2. Exclusion of Corvallis Fault Line and Liquifaction Soils - Hazards
associated with the Corvallis Fault Line and liquefaction soils are not
addressed as part of this Code.  Hazards associated with the Corvallis
Fault Line, and with fault lines in general, are difficult to anticipate.
This is in part because the Fault has not been precisely mapped and
in part because other faults may exist in the area which are not yet
known.  The hazards posed by liquefaction soils can be addressed by
the application of more stringent building construction requirements.
However, the City will have a map(s) available for informational
purposes to show the approximate location of the Corvallis Fault Line
and the location of liquefaction soils.  These hazards may need to be
addressed per the requirements of the adopted Building Code and/or
per the recommendations of geologic studies, etc.  

4.5.20.02 - Coordination with Building Codes and Greater Restrictions

a. Coordination with Building Codes - Pursuant to the requirement
established in ORS 455 that the City of Corvallis administers and enforces
the State Building Codes, the City Council of the City of Corvallis does
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hereby acknowledge that the State Building Codes contain certain provisions
that apply to the design and construction of buildings and structures located
in Special Flood Hazard Areas. Therefore, this chapter and Chapter 2.11 -
Floodplain Development Permit are intended to be administered and
enforced in conjunction with the State Building Codes.

b. Greater Restrictions - This Chapter is not intended to repeal, abrogate, or
impair any existing easements, covenants, or deed restrictions.  However,
where this Chapter and any other ordinance, easement, covenant, or deed
restriction conflict or overlap, whichever imposes the more stringent
restrictions shall prevail.

4.5.20.03 - Exceptions to Achieve Minimum Assured Development Area
(MADA)

a. General - Chapter 4.11 - Minimum Assured Development Area (MADA)
explains how Minimum Assured Development Area (MADA) is determined.
If the application of Natural Hazard regulations outside prohibited areas, or
if the cumulative impact of such Natural Hazard regulations and the
application of the regulations in Chapter 4.12 - Significant Vegetation
Protection Provisions and Chapter 4.13 - Riparian Corridor and Wetland
Provisions would limit the developable portion of a property below the
property’s MADA, then Development will be allowed on the property, to the
degree necessary to achieve the MADA, as explained in Chapter 4.11 -
Minimum Assured Development Area.  However, use of MADA provisions to
development in the 0.2-ft. Floodway is prohibited, in certain areas, regardless
of MADA, as outlined in Sections 4.5.90.05 and 4.5.100.03, as well as
Section 4.11.50.05 of Chapter 4.11 - Minimum Assured Development Area.;
and

b. Floodway Fringe Development Pursuant to MADA Provisions Requires
Adherence to Partial Protection Floodplain Provisions - In cases where
encroachment into the Floodway Fringe is allowed per the Minimum Assured
Development Area provisions in Chapter 4.11 - Minimum Assured
Development Area (MADA), all such Development shall comply with Section
4.5.100 - Standards in Partial Protection Floodway Fringe.  See Sections
4.5.90.05 and 4.5.100.03.

Section 4.5.30 - DISCLAIMER OF LIABILITY

The degree of flood and other Natural Hazard protection required by this Chapter and
Chapter 2.11 - Floodplain Development Permit is considered reasonable for regulatory
purposes and is based on scientific and engineering considerations.  Larger floods and
hazard events can and will occur on rare occasions.  Flood heights may be increased by
man-made or natural causes.  Areas impacted by other Natural Hazards may differ from
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those shown on the Corvallis Natural Hazards Map.  Neither Tthis Chapter nor Chapter
2.11 - Floodplain Development Permitdoes not impliesy that land outside the areas of
Sspecial Fflood Hhazards Areas or Uses permitted within such areas will be free from
flooding or flood damages, nor does it imply that land outside of mapped hazard areas will
be free from damage or earth movement in a hazard event.  Neither Tthis  Chapter nor
Chapter 2.11 - Floodplain Development Permit shall not create liability on the part of the
City of Corvallis, any officer or employee thereof, or the Federal Insurance Administration,
for any flood damages or other hazard damages that result from reliance on this chapter
and Chapter 2.11 - Floodplain Development Permit, Ordinance or any administrative
decision lawfully made hereunder.  Compliance with the minimum standards established
by this Chapter is not intended to relieve any private party from liability for the design or
construction of Development which causes damage or injury by increasing flooding or
aggravating an existing and known hazard.

Section 4.5.50 - STANDARDS FOR AREAS OF SPECIAL FLOOD HAZARD - 100
YEAR FLOOD PLAIN

Section 4.5.540.01 - FINDINGS OF FACT,  DEFINITIONS, AND RELATED STANDARDS
Definitions and Related Standards

4.5.40.01 - Findings of Fact -

a. The Special Flood Hazard Areas of the City of Corvallis are subject to
periodic inundation that results in loss of life and property, health and safety
hazards, disruption of commerce and governmental services, extraordinary
public expenditures for flood relief and protection, and impairment of the tax
base, all of which adversely affect the public health, safety and general
welfare.

b. These flood losses are caused by buildings and structures in Special Flood
Hazard Areas, which are inadequately elevated, flood-proofed, or otherwise
unprotected from flood damages, and by the cumulative effect of obstructions
in Floodplains causing increases in flood heights and velocities.

c. The City of Corvallis has the primary responsibility for planning, adoption and
enforcement of land use regulations to accomplish proper Floodplain
management.

4.5.40.02 - Definitions

a.4.5.50.01c Specific Definitions for Phrases Related to 100-Year Floodplain
Regulations - See Section 1.6.40 for the full set of definitions  that
are unique to the 100-year Floodplain regulations presented below. 
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b.4.5.50.01a 100-year Floodplain, 0.2-ft. Floodway, and Floodway Fringe - 
  

1. 100-year Floodplain - The 100-year Floodplain is a land area adjacent
to a river, stream or other water body that is subject to a one percent
or greater chance of flooding in any given year.  The Floodplain is
divided into two sections:  the Floodway and Floodway Fringe areas.
The 100-year Floodplain is mapped by the Federal Emergency
Management Agency (FEMA) on Flood Insurance Rate Maps (FIRMs)
or, for areas not mapped by FEMA, it is mapped via Floodplain
studies approved by the Floodplain Administrator or designee.  It is
also referred to as the Special Flood Hazard Area and is the area
subject to Base Flood regulations.  See Figure 4.5-1 - Components of
100-year Floodplain; and the following definitions in Section 1.6.40:
Floodway (Regulatory Floodway);,  Floodplain - 100-year;, Flood,100-
year;, Base Flood;, and Floodway Fringe., and Figure 1.6-16 -
Floodplain Cross Section in Chapter 1.6 - Definitions.  See also  the
Area of Special Flood Hazard definition in Chapter 1.6 - Definitions. 

2. 0.2-ft. Floodway - The 0.2-ft. Floodway is defined as the river channel
or other watercourse and the adjacent land areas that must be
reserved in order to discharge the Base Flood (100-year Flood)
without cumulatively increasing the Wwater Ssurface Eelevation more
than 0.2 ft.  See Figure 4.5 -1 - Components of 100-year Floodplain,;
and the Floodway (Regulatory Floodway) definition in Section 1.6.40.
Floodway,  0.2-ft. in Chapter 1.6 - Definitions.  The Regulatory
Floodway for the City of Corvallis is the 0.2-ft. Floodway.  However,
unless development qualifies as one of the exceptions per Sections
2.11.40, 4.5.50.04, or 4.5.80.05, no rise in BFE is allowed. 

3. Floodway Fringe - The Floodway Fringe is defined as the area of the
100-year Floodplain lying outside of the 0.2-ft. Floodway.  See Figure
4.5 -1 - Components of 100-year Floodplain; and the following
definitions in Section 1.6.40:  Floodway Fringe and Floodway
(Regulatory Floodway).  However, unless development qualifies as
one of the exceptions per Sections 2.11.40, 4.5.50.04, or 4.5.80.05,
no rise in BFE is allowed. , 0.2-ft. in Chapter 1.6 - Definitions.
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4.5.40.03 - b. Relationship of 0.2-ft. Floodway and Floodway Fringe to Regulated
Riparian Corridors - Areas of the 0.2-ft. Floodway and Floodway Fringe that fall within a
Regulated Riparian Corridor are also subject to the provisions of Chapter 4.13 - Riparian
Corridor and Wetland Provisions.  Where regulations are in conflict, the most restrictive
shall apply.  See Riparian Corridor, Regulated in Chapter 1.6 - Definitions.

Section 4.5.450 - PROCEDURES

Compliance with the provisions of this Chapter shall be determined through the
development review processes identified in Section 1.2.110 of Chapter 1.2 - Legal
Framework and in Chapter 2.11 - Floodplain Development Permit.  Applications for
Excavation and Grading Permits, Floodplain Development Permits, Building Permits or
other permits for buildings and structures on sites containing the 100-year Floodplain or
other Natural Hazard  areas, as defined in Section 4.5.20, shall be submitted and reviewed
to ensure compliance with specifications referenced herein; and to ensure that
Development is reasonably safe from anticipated hazards.  Such applications for
Excavation and Grading Permits, Building Permits or other permits for structures also
include those for needed for Manufactured Dwellings.  Other Development activities as
described in this provision include all the activities listed in the Section 1.6.40 definition for
Development.  However, unless development qualifies as one of the exceptions per
Sections 2.11.40, 4.5.50.04, or 4.5.80.05, no rise in BFE is allowed. , but are not limited to,
mining, dredging, filling, grading, paving, and excavating. 

4.5.50.01 - Floodplain Development Permit - A Floodplain Development Permit
shall be obtained consistent with Chapter 2.11 - Floodplain Development Permit,
prior to initiating Development activities in any Special Flood Hazard Area
established through Section 4.5.20.01.b. Floodplain Development Permit

Figure 4.5-1 - Components of the 100-year Floodplain.
Where development is allowed per Code provisions, no rise in Base
Flood Elevation (BFE) is allowed, unless the development qualifies
as one of the specific exceptions outlined in Sections 2.11.40,
4.5.50.04, or 4.5.80.05. 
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applications shall include the items listed in Sections 4.5.50.02, 4.5.50.03, 4.5.50.04,
as applicable, and the items listed in Section 2.11.50.01.

4.5.50.024.5.40.a. - Development Application - Development applications for all
properties containing or abutting a mapped or unmapped Special FloodNatural
Hazard Aarea shall accurately indicate the locations of these features and the
location of any proposed dDevelopment.  These dDevelopment applications shall
include Floodplain Development Permits, Excavation and Grading Permits, Building
Permits, Public Improvements by Private Contract Permits (PIPC), and any land use
application identified in Chapter 2.1 - Comprehensive Plan Amendment through
Chapter 2.14 - Partitions, Minor Replats, and Lot Line Adjustments.  The Building
Official, City Engineer, Floodplain Administrator or designee, or Community
Development Director may determine that the following information is not necessary
in conjunction with permits for work that would not exacerbate hazard conditions in
any way. 

 
4.5.50.034.5.40.b. - Required Information, General - Unless deemed unnecessary
per Section 4.5.50.02, aAll such dDevelopment applications shall include the
following information:   

a1. A site plan showing the proposed dDevelopment on the site, drawn to a
standard scale and including an illustrated scale for use in reductions;

b2. Location of all proposed infrastructure necessary to serve the proposed
dDevelopment.  Such infrastructure includes streets, driveways, water,
sanitary sewer, and storm drainage;

c3. Land uses within 300 ft. of the subject property;

d4. Title block;

e5. North arrow and bar scale;

f6. Date(s) of field check(s);

g7. A grading plan, if grading is to occur, showing existing and finished contours
on the site, at two- ft. contour intervals;

h8. Sources of information, such as national, state, or local soil survey maps; and
City maps such as Comprehensive Plan and Zoning Maps, the Natural
Hazards Map, the Significant Vegetation Map, the Riparian Corridors and
Wetlands Map; and date and scale of aerial photos, etc.; and

i9. Any other relevant submittal requirements identified for dDevelopment in
areas with other specific Natural Hazards, as specified in Chapter 4.14 -
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Landslide Hazard and Hillside Development Provisions. sections 4.5.50,
4.5.60, and 4.5.70.

 4.5.50.02 - Additional Application Requirements within the 100-year Floodplain
In addition to the application requirements in Section 4.5.40, the following
information is required with development applications involving property in the 100-
year Floodplain: 

 
ja. Building and Structure Elevations - For all existing and proposed,

relocated, or expanded buildings and structures, eElevation in relation to the
Highest Adjacent Grade, the North American National Geodetic Vertical
Datum 1929 (NGVD29), of either the 1988 (NAVD88), and the Base Flood
Elevation, or the flood Depth Number in AO Federal Flood Zones, as
applicable, of the:

1. Lowest enclosed area finished floor level of all existing and proposed,
relocated, or expanded new buildings and structures.  This includes
Crawlspaces, basements floors and attached garages, electrical
equipment (except utility meters), heating and ventilation equipment,
plumbing, air conditioning equipment, and/or other service facilities
(including ductwork); or

2. Top of proposed garage slabs; and

3. Next highest floor situated above the items in “1,” and “2,” above.

k.2. Elevation to which any existing building or structure has been or is proposed
to be flood-proofed; and certification by a registered professional engineer
that the flood-proofing methods for any nonresidential structure meet the
flood-proofing criteria in Section 4.5.50.08.c.44.5.110.08, below;

l. The locations and sizes of all flood openings in any proposed buildings and
structures;

mb. A description of the extent to which any Floodplain or Watercourse is
proposed to be altered or affected as a result of proposed dDevelopment;

nc. Topographic Survey - A topographic survey of the dDevelopment site,
showing existing and proposed topography in two-ft. contour intervals.  The
survey shall indicate the location of Top-of-bank, consistent with the definition
in Chapter 1.6 - Definitions.  The survey shall show the 0.2-ft. Floodway
boundary and the 100-year Floodway Fringe boundary.  The survey shall
also show the location of existing and proposed improvements on the site,
including buildings, structures, fencing, walls, landscaping, storage of
materials or equipment, drainage facilities, parking areas, and other
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impervious surface areas.  The survey shall be drawn to scale and shall note
the distance from Top-of-bank to the improvements on the site;

od. Base Flood Elevation - The applicable Base Flood Eelevation or, in AO
Federal Flood Zones, the flood Depth Number;

p. Determination of Unmapped 100-year Floodplain Information - The
following shall be included with applications involving properties for which any
of the items listed below have not been mapped consistent with Section
4.5.20.01.b, and contain or are suspected to contain a portion of the 100-year
Floodplain.  The applicant shall provide a scope of work for a Floodplain
study to the Floodplain Administrator or designee.  The Floodplain
Administrator or designee shall review the scope of work to determine
whether or not it is compliant with established procedures.  The scope of
work may or may not be required to include off-site areas.  The final scope
of work and Floodplain study shall be prepared by a licensed engineer and
reviewed and approved by the Floodplain Administrator or designee.

1. The boundary of the 100-year Floodplain.  Newly mapped 100-yr.
Floodplain areas shall be designated High Protection Floodplain;

2. The boundary of the 0.2-ft. Floodway;

3. A determination of the corresponding Federal Flood Zone (e.g., “A1-
30,” “AE,” “AH,” approximate “A,” and “AO”), as applicable; and

4. The Base Flood Elevation for Federal Flood Zones “A1-30," “AE,”
“AH,” and approximate “A,” or flood Depth Number for Federal Flood
Zone “AO,” as applicable;

qe. All necessary federally-mandated or state-mandated permits issued by from
those other governmental agencies shall be obtained, or obtaining such
permits shall be a Condition of Approval to be satisfied prior to issuance of
any construction permit.[from which approval is required by federal or state
law, Such permits includeincluding but are not limited to Section 404 of the
Federal Water Pollution Control Act Amendments of 1972, 33 U.S.C. 1334,
16 U.S.C. 1531-1544, and State of Oregon Removal-Fill permits, as
amended., shall be obtained, or obtaining such permits shall be a Condition
of Approval to be satisfied prior to issuance of any construction permit.
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4.5.50.04 - Provisions for New Technical Data When Conditional Letter of
Map Revision (CLOMR) and Associated Letter of Map Revision
(LOMR) Required 

Notwithstanding prohibitions contained in Sections 4.5.80.01, 4.5.90.02, and
4.5.100, exceptional circumstances directly related to the construction of public
infrastructure may necessitate an increase in the Base Flood Elevation within the
0.2-ft. Floodway and/or Floodway Fringe.  The Floodplain Administrator or designee
shall be responsible for determining whether exceptional circumstances exist.  If
such exceptional circumstances are found to exist, the applicant shall provide
materials required by Section 4.5.50.02, 4.5.50.03, and 2.11.50.01 as part of a
Floodplain Development Permit application and shall also be responsible for:

a. Having technical data prepared in a format required for a Conditional Letter
of Map Revision (CLOMR) or Letter of Map Revision (LOMR) and submitting
such data to FEMA on the appropriate application forms. Submittal and
processing fees for these map revisions shall be the responsibility of the
applicant;

b. Covering all costs associated with obtaining a CLOMR or LOMR from FEMA.
The  City of Corvallis shall be under no obligation to sign the Community
Acknowledgement Form, which is part of the CLOMR/LOMR application; 

c. Obtaining FEMA approval for the CLOMR or LOMR and including the written
documentation of the approval to the Floodplain Administrator or designee
as part of the application materials in Section 4.5.50.02 and 4.5.50.03, as
well as part of the application materials for a Floodplain Development Permit
required by Chapter 2.11 - Floodplain Development Permit; and

d. Obtaining from FEMA, within six months of project completion, a LOMR
reflecting the as-built changes to the FIRM, and providing a copy of the
FEMA-approved materials to the Floodplain Administrator or designee.  This
provision applies when the applicant obtains an approved CLOMR from
FEMA, or when the applicant’s Development modifies Floodplain boundaries
or Base Flood Elevations.

Section 4.5.60 - ADMINISTRATION AND INTERPRETATION

4.5.60.01 - Administration - 

a. Designation of a Local Floodplain Administrator - The City Engineer is
hereby appointed as the Floodplain Administrator.  The City Engineer or
designee is responsible for administering and implementing the provisions of
this chapter and Chapter 2.11 - Floodplain Development Permit.
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b. Duties and Responsibilities of the Floodplain Administrator or Designee
- Duties of the Floodplain Administrator or designee shall include, but shall
not be limited to: 

1. Review all Floodplain Development Permit applications to determine
whether proposed new Development will be located in Special Flood
Hazard Area;

2. Review applications for modifications of any existing Development in
Special Flood Hazard Areas for compliance with the requirements of
this Chapter and Chapter 2.11 - Floodplain Development Permit;

3. Interpret Special Flood Hazard Area boundaries, provide available
Special Flood Hazard Area information, and provide Base Flood
Elevations, where they exist;

4. Review proposed Development to assure that applicants have
obtained and provided the necessary permits from governmental
agencies from which approval is required by federal or state law,
including but not limited to Section 404 of the Federal Water Pollution
Control Act Amendments of 1972, 33 U.S.C. 1334; the Endangered
Species Act of 1973, 16 U.S.C. 1531-1544; and State of Oregon
Removal-Fill permits. Copies of such permits shall be maintained on
file;

5. Review all Floodplain Development Permit applications to determine
if the proposed Development is located in the 0.2-ft. Floodway, and,
if so, ensure that the encroachment standards of  Section 4.5.80 are
met;

6. When Base Flood Elevation or Floodway data have not been identified
by FEMA in a Flood Insurance Study and /or Flood Insurance Rate
Maps, the Floodplain Administrator or designee shall require an
applicant to provide a Floodplain study prepared by a licensed
engineer, and the study shall be in accordance with Section
4.5.50.03.p.  Newly mapped 100-yr. Floodplain areas shall be
designated as High Protection Floodplain.  Upon receipt and approval
of this Floodplain study, the Floodplain Administrator or designee shall
review, and reasonably utilize scientific or historic Base Flood
Elevation and Floodway data available from a federal, state, or other
source, in order to administer this chapter and Chapter 2.11 -
Floodplain Development Permit;

7. When Base Flood Elevations or other engineering data are not
available from an authoritative source, the Floodplain Administrator or
designee shall take into account the Special Flood Hazard Areas, to
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the extent they are known, to determine whether a proposed building
site or Subdivision will be reasonably safe from flooding. Oregon
Residential Specialty Code R324.1.3 authorizes the Building Official
to require an applicant to determine a Base Flood Elevation where
none exists.  Additionally, Section 4.5.50.03.p authorizes the
Floodplain Administrator or designee to require an applicant to provide
a Floodplain study in accordance with the provisions of that Code
section.  Newly mapped 100-yr. Floodplain areas shall be designated
as High Protection Floodplain;

8. Where interpretation is needed of the exact location of boundaries of
the Special Flood Hazard Areas, including regulatory Floodway (for
example, where there appears to be a conflict between a mapped
boundary and actual field conditions), the Floodplain Administrator or
designee shall make the interpretation. Any person contesting the
location of the boundary shall be given a reasonable opportunity to
appeal the interpretation as provided in Section 1.1.30;

9. Issue Floodplain Development Permits when the provisions of Chapter
2.11 - Floodplain Development Permit have been met, or deny the
same in the event of noncompliance;

10. Coordinate with the Building Official to assure that applications for
Building Permits comply with the requirements of this chapter and
Chapter 2.11 - Floodplain Development Permit;

11. Obtain from applicants, verify, and record the actual elevation in
relation to the vertical datum used on the effective Flood Insurance
Rate Map, or Highest Adjacent Grade where no Base Flood Elevation
is available, of the Lowest Floor level, including Basement, of all New
Construction or Substantially Improved buildings and structures;

12. Obtain from applicants, verify, and record the actual elevation, in
relation to the vertical datum used on the effective Flood Insurance
Rate Map, or Highest Adjacent Grade where no Base Flood Elevation
is available, to which any new or Substantially Improved buildings or
structures have been flood-proofed. When flood-proofing is utilized for
a structure, the Floodplain Administrator or designee shall obtain from
applicants certification of design criteria from a registered professional
engineer or architect;

13. Ensure that all records pertaining to the 100-yr. Floodplain regulations
presented in this Chapter are permanently maintained in the office of
the Floodplain Administrator  or designee and shall be open for public
inspection;
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14. Make inspections in Special Flood Hazard Areas to determine whether
Development has been undertaken without issuance of a Floodplain
Development Permit, ensure that Development is undertaken in
accordance with a Foodplain Development Permit and the provisions
of this Chapter and Chapter 2.11 - Floodplain Development Permit,
and verify that existing buildings and structures maintain compliance
with the provisions of this Chapter and Chapter 2.11 - Floodplain
Development Permit;

15. The Floodplain Administrator or designee shall make periodic
inspections of Floodplain areas to establish that Development
activities within the Floodplain are being performed in compliance with
an approved Floodplain Development Permit. The Floodplain
Administrator or designee shall prepare a field report listing non-
complying conditions and shall proceed with enforcement actions
including, but not limited to: the issuance of a Stop Work Order; the
issuance of a citation; and the commencement of civil legal
proceedings;

16. Coordinate with the Building Official to inspect areas where existing
buildings and structures in Special Flood Hazard Areas have been
damaged, regardless of the cause of damage, and notify owners that
permits may be required prior to repair, rehabilitation, demolition,
relocation, or reconstruction of the Building or Structure; and

17. Make Substantial Improvement or Substantial Damage
determinations.

4.5.560.042 - Interpretation

a. Interpretation and Application of this Chapter and Chapter 2.11 -
Floodplain Development Permit - In the interpretation and application of
the 100-year Floodplain regulations presented below, all provisions shall be:

1. Considered as minimum requirements;

2. Liberally construed in favor of the governing body, and;

3. Deemed neither to limit nor repeal any other powers granted under
state statutes, including state Building Codes.

b. Interpretation of Flood Insurance Rate Map and Other Floodplain
Boundaries - When there appears to be a conflict between a mapped
boundary and actual field conditions, the City EngineerFloodplain
Administrator or designee shall determine the exact location of the
boundaries of the Floodplain.  Where FEMA Base Flood Eelevation
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information is unavailable for Special Fflood Hhazard Aareas, the City
EngineerFloodplain Administrator or designee shall obtain, review, and
reasonably utilize any Base Flood Eelevation and Floodway data as a basis
for applying standards in the Floodway Fringe, 1.0-ft. Floodway, and 0.2-ft.
Floodway. The Floodplain Administrator or designee is authorized to require
applicants to provide such information via Section 4.5.50.03.p.

Section 4.5.750.05 - INCENTIVES FOR RELOCATING BUILDINGS,
STRUCTURES, PARKING LOTS, AND OTHER IMPERVIOUS
S U R F A C E S  O U T S I D E  T H E  1 0 0 - Y E A R
FLOODPLAINIncentives for Relocating Structures, Parking
Lots, and other Impervious Surfaces Outside of the 100-
Year Floodplain

Existing buildings and structures, parking lots, and other impervious surface areas
that are removed from the 100-year Floodplain will qualify for the benefits in “a,” and
“b,” below.  Additionally, new dDevelopment is also eligible for the benefits in “a,”
and “b,” below, in areas of the 100-year Floodplain where such dDevelopment is
allowed, including identified portions of the Willamette River, Mary’s River, Millrace
Floodplain, and Partially Protected local Stream areas. 

4.5.70.01a. - Allowed Intensification - 

a1. Residentially Zoned Properties - Development or redevelopment of a
residentially zoned property, or of a group of contiguous residentially zoned
properties, may transfer density from portions of the site within the 0.2-ft.
Floodway Fringe to portions of the site outside of the 0.2- ft. Floodway Fringe
to the extent allowed by use of the dDevelopment standards in the next most
intensive dDevelopment zone.  However, this intensification is only allowed
provided that, in resultant dDevelopment, no buildings, structures or parking
areas are located within the 0.2-ft. Floodway Fringe portion of the site.

b2. Nonresidentially Zoned Properties for which at Least 25 Percent of the
Total Site Area is within the 100-year Floodplain -

1.a) Allowed building height of the underlying zone may be increased by
10 ft. if all improvements, including buildings and parking areas, are
removed from at least 75 percent of the site area within the
Floodplain.  This is not a cumulative standard and cannot be
combined with height exceptions allowed elsewhere in this Code.

2.b) Allowed building height of the underlying zone may be increased by
20 ft. if all improvements, including buildings and parking areas, are
removed from 100 percent of the site area within the Floodplain.  This
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is not a cumulative standard and cannot be combined with height
exceptions allowed elsewhere in this Code.

4.5.70.02b. - Reduction of Impervious Surface Area for Development Sites with
at Least 50 percent of Their Area within the 100-year Floodplain - 

When a dDevelopment site has at least 50 percent of its site area within the 100-
year Floodplain, the height of buildings and structures may be increased by 10 ft.
above the height normally allowed in the applicable underlying dDevelopment zone
if dDevelopment or redevelopment of the site results in pervious surface area for at
least 50 percent of the entire dDevelopment site.  Gravel, paving, concrete,
buildings, and structures are all impervious.  This is not a cumulative standard and
cannot be combined with height exceptions allowed elsewhere in this Code.  

Section 4.5.850.06 - STANDARDS IN THE 0.2-FT. FLOODWAYStandards in the 0.2-ft.
Floodway -

4.5.80.01a.- Encroachments - 

Except as provided in Section 4.5.80.05, nNo encroachments are allowed within the
0.2-ft. Floodway, with the exception of bridges, infrastructure, utilities, or Water-
dependent Uses, for which it may be demonstrated, through hydrologic and
hydraulic analyses certified by a registered professional civil engineer and
performed in accordance with standard engineering practices, that the proposed
encroachment would not result in any increase in flood levels within the community
during the Base Flood discharge.  Encroachments include fill, Nnew Cconstruction,
fences, Substantial Improvements, except as provided in Section 4.5.80.03.c, and
other dDevelopment.  Development within the 0.2-ft. Floodway shall comply with all
applicable state and federal requirements.  Construction of these facilities must be
shown to cause minimal harm to the Properly Functioning Condition of the stream.
These improvements shall be subject to the City’s Engineering Design Standards.

4.5.80.02b. - Watercourse Alterations Relocations - 

Watercourse relocationalteration by artificial means is prohibited, with exceptions
only for emergency management purposes, the realignment of Dunawi Creek back
to its natural alignment as allowed by the note on the Comprehensive Plan Map, or
as mandated by state or federal actions that supercede local authority.  For riverine
situations, prior to the alteration or relocation of a  Watercourse, the applicant who
is authorized for such an alterationa relocation must notify the Oregon Department
of State Lands (DSL) and the Oregon Department of Land Conservation and
Development, and submit copies of such notification to the Floodplain Administrator
or designeeCity Engineer, prior to the relocation of a  Watercourse.  The applicant
is required to submit copies of said notification to those adjacent communities that
the Floodplain Administrator or designeeCity Engineer determines should receive
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such notification.  The applicant shall submit to the Floodplain Administrator or
designeeCity Engineer certification provided by a registered professional engineer,
assuring that the flood carrying capacity of an altered ora  relocated Watercourse
can and will be maintained.

4.5.80.03c. - Limitations and Exceptions to Activities in the 0.2-ft. Floodway -

In addition to the requirements of the underlying zone, the limitations and exceptions
in “a1,” through “c3,” below, and in Sections 4.5.80.04 and 4.5.80.05 shall apply to
activities within the 0.2-ft. Floodway.  Where applicable state or federal regulations
provide greater restrictions, such regulations shall apply.  All necessary local, state,
and federal approvals shall be secured prior to the commencement of earth
movement or construction in these areas.

a1. Removal of Vegetation - Removal of vegetation from the 0.2-ft. Floodway
is prohibited, except for the following purposes, as approved by the
Floodplain Administrator or designeeCity Engineer:

1.a) Stream restoration and enhancement programs; 

2.b) Removal of 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.c) For the dDevelopment of Water-related or Water-dependent Uses,
provided they are designed and constructed to minimize impact on the
existing Riparian Vegetation; 

4.d) Removal of emergent in-channel vegetation and debris likely to cause
flooding events that result in structural damage;

5.e) Mowing/cutting of vegetation in a 20-ft. perimeter around buildings
and structures for fire hazard prevention;

6.f) 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 and is also
subject to the restrictions set forth in the Corvallis Municipal Code;
and 

7.g) 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
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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.; and

8. For maintenance consistent with the City of Corvallis Public Works
Department Urban Stream Maintenance Guidelines.  However, any
maintenance conducted according to these guidelines may only be
done if it is consistent with the other applicable  provisions of this
Chapter 4.5 - Floodplain Provisions, as well as the applicable
provisions of Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions. 

b2. Maintenance within the 0.2-ft. Floodway - 

1.a) The limitations imposed by this Section do not preclude the routine
maintenance of existing buildings and structures, nor the routine
maintenance, repair, and replacement of infrastructure in the 0.2-ft.
Floodway.

2.b) Maintenance of lawns, non-native riparian planted vegetation, and
landscaping shall be kept to a minimum.  Additionally, the application
of herbicides or other pesticides, and the application of synthetic
fertilizers is subject to applicable state and federal regulations and
developed properties shall be subject to the restrictions set forth in the
Corvallis Municipal Code;

3.c) Where replanting is done, native species shall be used, with the
exception of continuing agricultural uses, as specified in Section
4.5.80.03.a.64.5.50.07.a.6;

4.d) Maintenance pruning of existing trees shall be kept to a minimum and
shall be in accordance with the American National Standards Institute
(ANSI) A300 standards for Tree Care Operations. Under no
circumstances shall the maintenance  pruning be so severe that it
compromises the tree’s health, longevity, and resource functions;   

5.e) Vegetation within utility easements shall be kept in a natural state and
replanted when necessary with native plant species.  However, no
trees shall be planted within utility easements; and

6.f) Disposal of yard  waste or other organic materials is prohibited within
the Top-of-bank boundary of any Stream, and is regulated by
restrictions in the Corvallis Municipal Code.; and 
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7. Maintenance consistent with the City of Corvallis Public Works
Department Urban Stream Maintenance Guidelines.  However, any
maintenance conducted according to these guidelines may only be
done if it is consistent with the other applicable  provisions of this
Chapter 4.5 - Floodplain Provisions, as well as the applicable
provisions of Chapter 4.11 - Minimum Assured Development Area
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions. 

c3. Existing Buildings and Structures Constructed Prior to December 4,
1984 - Existing buildings and structures that were constructed prior to
December 4, 1984, and are located in the area between the 1.0-ft. Floodway
and the 0.2-ft. Floodway shall not be considered Nonconforming Structures
for the purposes of this Chapter.  Additionally, Substantial Improvement or
replacement within the same footprint is permitted.  Such replacements shall
comply with the mandatory construction standards in Sections 4.5.100.02,
4.5.100.03, 4.5.50.08.b and 4.5.1104.5.50.08.c.

4.5.80.04 - Placement of Fill within the 0.2-ft. Floodway - 

Any fill allowed to be placed within the 0.2-ft. Floodway, per Sections 2.11.40,
4.5.80.01, or 4.5.80.05, shall be designed to be stable under conditions of flooding,
including rapid rise and rapid drawdown of floodwaters, prolonged inundation, and
flood-related erosion and scour.  This standard shall not be varied.

4.5.80.05 - Exception to the 0.2-ft. Floodway “No Rise” Standard - 

Notwithstanding Section 4.5.80.01, an increase in the Base Flood Elevation within
the 0.2-ft. Floodway may be permitted in exceptional circumstances, if the
Floodplain Administrator or designee approves the exceptional circumstances and
if the applicant obtains approval of a Conditional Letter of Map Revision (CLOMR)
by the Federal Emergency Management Agency.  An applicant must strictly adhere
to the procedures for obtaining a CLOMR, as described in Section 4.5.50.04, and
provide copies of a valid CLOMR to the Floodplain Administrator or designee prior
to receiving approval of a local land use request that will result in any increase in
Base Flood Elevation within the 0.2-ft. Floodway.

Section 4.5.950.07 - STANDARDS IN HIGH PROTECTION FLOODWAY FRINGE
AREASStandards in High Protection Floodway Fringe Areas

The following standards shall apply to activities and dDevelopment in High Protection
Floodway Fringe areas, as identified on the Natural Hazards Map.  Generally, these areas
contain the 100-year Floodplain of local Streams, but not the portions of the Millrace and
Willamette and Mary’s River 100-year Floodplains within the City Limits boundary, as of
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December 31, 2004. Additionally, Special Flood Hazard Areas mapped after December 31,
2004, shall all be designated High Protection Floodway Fringe and, once annexed,     shall
be subject to the standards of this chapter and Chapter 2.11 - Floodplain Development
Permit.

In addition to the requirements of the underlying zone, the following limitations and
exceptions shall apply to activities within the High Protection Floodway Fringe.  Where
applicable state or federal regulations provide greater restrictions, such regulations shall
apply.  All necessary local, state, and federal approvals shall be secured prior to the
commencement of earth movement or construction in these areas.

4.5.90.01 - a.Removal of Vegetation - 

Removal of vegetation from High Protection Floodway Fringe areas is prohibited,
except for the following purposes, as approved by the Floodplain Administrator or
designeeCity Engineer:

a1. Stream restoration and enhancement programs; 

b2. Removal of 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; 

 
c3. For the dDevelopment of Water-related or Water-dependent Uses, provided

they are designed and constructed to minimize impact on the existing
Riparian Vegetation; 

d4. Removal of emergent in-channel vegetation likely to cause flooding events
that result in structural damage;

e5. Mowing/cutting of vegetation in a 20-ft. perimeter around buildings and
structures for fire hazard prevention;

f6. 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,and is also subject to the
restrictions set forth in the Corvallis Municipal Code; 

g7. Maintenance and protection of the function of City utilities and transportation
facilities located within Floodway Fringe areas; and
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h8. 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.;

i. Maintenance consistent with the City of Corvallis Public Works Department
Urban Stream Maintenance Guidelines.  However, any maintenance
conducted according to these guidelines may only be done if it is consistent
with the other applicable  provisions of this Chapter 4.5 - Floodplain
Provisions, as well as the applicable provisions of Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation
Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions; and

j. Removal of vegetation and maintenance within areas allowed to be
developed per the Code’s Minimum Assurance Development Area (MADA)
provisions.

4.5.90.02 -b.Building, Paving, and Grading Activities - 

Within High Protection Floodway Fringe areas, the placement of buildings and
structures or impervious surfaces, as well as grading, excavation, and the placement
of fill, is prohibited except as provided in Section 2.11.40 and as stated below.
Exceptions to the Floodway Fringe restrictions may be made for the purposes
identified in items “a1,” through “g7,” of this Section, provided they are designed and
constructed to minimize adverse impacts to Stormwater and Floodplain Functions
within the Floodway Fringe,  comply with the mandatory construction standards in
4.5.100 4.5.50.08.b and 4.5.1104.5.50.08.c, and, unless permitted in accordance
with Section 4.5.50.04, result in no increase in Base Flood Elevation.

a1. Replacement or Relocation of Existing Buildings and Other Structures -
Replacement or relocation of existing buildings and/or other structures, either
within the building’s original building footprint, or with the same or reduced
square footage area elsewhere in the Floodplain portion of the site.  A
relocation of an existing building and/or other structure within the same
square footage area, but located elsewhere within the Floodplain portion of
the site, is only allowed if the relocated building and/or other structure
enhances Stormwater and Floodplain Function.  The relocation shall be
considered to enhance Stormwater and Floodplain Function if it furthers any
of the following goals without worsening any other goal:  

1.a) Replaces standard construction with flow-through construction;
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2.b) Moves the structure or paved area to a higher elevation;

3.c) Moves the structure or paved area further from the Top-of-bank of the
adjacent  Watercourse; 

4.d) Reduces the amount of impervious surface area in the Floodway
Fringe; 

5.e) Does not negatively impact non-noxious Riparian Vegetation.
Invasive and/or Noxious Vegetation is defined in Chapter 1.6 -
Definitions; and/or

6.f) Maintains or reduces the volume of floodwater displacement. 

b2. Replacement or Relocation of Existing Structures Other than Buildings
- Replacement or relocation of structures other than buildings either within
the original footprint, or with the same or reduced square footage elsewhere
within the Floodplain portion of the site.  A relocation of an existing structure
other than a building,  within the same square footage area, but located
elsewhere within the Floodplain portion of the site, is only allowed if the
relocation enhances Stormwater and Floodplain Function.  The relocation
shall be considered to enhance Stormwater and Floodplain Function if it
furthers any of the following goals without worsening another goal:

  
1.a) Moves the paved area to a higher elevation;

2.b) Moves the paved area farther from the Top-of-bank of the adjacent
Watercourse; 

3.c) Reduces the amount of impervious surface area in the Floodway
Fringe; and

4.d) Does not negatively impact non-noxious Riparian Vegetation.
Invasive and/or Noxious Vegetation is defined in Chapter 1.6.

b3. Additions to existing buildings and structures that either:

1.a) Fall below the threshold of Substantial Improvement as defined in
Chapter 1.6 - Definitions; or 

2.b) Will not result in the filling of additional Floodway Fringe area, such as
a second story addition or Flow-through Design construction; 

c4. Location, maintenance, repair, and replacement of infrastructure,  and
construction of streets, utilities, bridges, bicycle, and pedestrian facilities.
Location and construction of such facilities  within High Protection Floodway
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Fringe 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 Floodway Fringe area; 

d5. Redevelopment of utility operations existing as of December 31, 2004, is also
permitted.  Required riparian easement areas shall be re-vegetated
consistent with Section 4.13.50.d.1 and Section 4.13.50.d.2 of Chapter 4.13 -
Riparian Corridor and Wetland Provisions;

e6. Development of Water-related and Water-dependent Uses, including
associated drainage facilities, water and sewer utilities, stormwater detention
and retention facilities, flood control projects, and drainage pumps.  These
improvements shall be subject to the City’s Engineering Design Standards;

f7. 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 bio-
engineering 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; and

g8. Development associated with a Minimum Assured Development Area that
would be allowed in accordance with Chapter 4.11 - Minimum Assured
Development Area (MADA).  

4.5.90.03 -c. Subdivisions, Land Partitions, and Property Line Adjustments -

For properties with Natural Resources or Natural Hazards subject to Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.12 -
Significant Vegetation Protection Provisions, or Chapter 4.13 - Riparian Corridor and
Wetland Provisions, or Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions, no Subdivision, Partition, or Lot Line Adjustment shall create new lots
or parcels unless each new and remaining lot or parcel contains:

a1. An area unconstrained by Natural Resources or Natural Hazards;  

b2. An area that includes Formerly Constrained Areas; or

c3. Contains an area that includes the areas in “a,”c.1. and “b,”c.2. above; 
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and that area is equal to or greater than the Minimum Assured Development Area
for the zone or zones in which the dDevelopment site falls.  

Exceptions to this requirement are lots created for public park purposes and
privately- or publicly-owned lots completely contained within land zoned
Conservation-Open Space.  New Subdivisions and Partitions may contain common
open space tracts for the purpose of protecting Natural Resources and/or avoiding
Natural Hazards. 

 
4.5.90.04 -c. Maintenance within Floodway Fringe Areas - 

The limitations imposed by this Section do not preclude the routine maintenance of
allowed or pre-existing buildings, structures, infrastructure, and landscaped areas.

  
a1. Maintenance of lawns, non-native riparian planted vegetation and

landscaping shall not expand lawn areas or remove or damage any non-
hazardous tree.  A lawn area is defined as vegetated area mowed to an 18-
in. or less height; 

b2. The application of herbicides or other pesticides,  and the application of
synthetic fertilizers are subject to applicable state and federal regulations;
and developed properties shall be subject to the restrictions set forth in the
Corvallis Municipal Code;  

c3. Where replanting is done, native species shall be used, with the exception of
continuing agricultural uses, as specified in Section 4.5.90.01.f 4.5.50.07.a.6;

d4. Maintenance pruning of existing trees shall be kept to a minimum and shall
be in accordance with the American National Standards Institute (ANSI) A300
standards for Tree Care Operations.  Under no circumstances shall the
maintenance pruning be so severe that it compromises the tree’s health,
longevity, and resource functions;  

e5. Vegetation within utility easements shall be kept in a natural state and
replanted when necessary with native plant species.  However, no trees shall
be planted within utility easements; and

f6. Disposal of yard  waste or other organic materials is prohibited within 25 ft.
of the Top-of-bank boundary of any Stream, and is regulated by restrictions
in the Corvallis Municipal Code.; and

g. Maintenance consistent with the City of Corvallis Public Works Department
Urban Stream Maintenance Guidelines.  However, any maintenance
conducted according to these guidelines may only be done if it is consistent
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with the other applicable  provisions of this Chapter 4.5 - Floodplain
Provisions, as well as the applicable provisions of Chapter 4.11 - Minimum
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation
Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions. 

4.5.90.05 - Use of Minimum Assured Development  Area (MADA) Provisions
in the 100-year Floodway Fringe - 

a. MADA Provisions Cannot be Used to Encroach into the 0.2-ft. Floodway
- While Section 4.5.80 does allow for some very limited types of activities into
the 0.2-ft. Floodway, encroachments for the specific purpose of achieving a
Minimum Assured Development Area per Chapter 4.11 - Minimum Assured
Development Area (MADA) are prohibited in the 0.2-ft. Floodway.  This
prohibition is consistent with Section 4.11.50.05.

b. Floodway Fringe Development Pursuant to MADA Provisions Requires
Adherence to Partial Protection Floodplain Provisions - In cases where
encroachment into the Floodway Fringe is allowed per the Minimum Assured
Development Area provisions in Chapter 4.11 - Minimum Assured
Development Area (MADA), all such Development shall comply with Section
4.5.100 - Standards in Partial Protection Floodway Fringe.

Section 4.5.1050.08 - STANDARDS IN PARTIAL PROTECTION FLOODWAY FRINGE
AREASStandards in Partial Protection Floodway Fringe Areas

The following standards shall apply to activities and dDevelopment in Partial Protection
Floodway Fringe areas, as identified on the Natural Hazards Map.  These areas contain
the portions of the Millrace and Willamette and Mary’s River 100-year Floodplain within the
City Limits boundary, as of December 31, 2004; and specific portions of local Streams as
noted on the Riparian Corridors and Wetlands Map.  

In addition to the requirements of the underlying zone, the following limitations and
exceptions shall apply to activities within the Partial Protection Floodway Fringe.  Where
applicable state or federal regulations provide greater restrictions, such regulations shall
apply.  All necessary local, state, and federal approvals shall be secured prior to the
commencement of earth movement or construction in these areas.

Except as provided in Sections 4.5.100.01 and 2.11.40, the placement of fill is prohibited
within Partial Protection Floodway Fringe areas.

4.5.100.01 - a.Volumetric Exchange
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To compensate for the deposition of fill materials or construction of flood-proofed
buildings within any portion of the 100-year. Floodplain, an equal amount of material
shall be removed from the same property or dDevelopment site to ensure that the
available flood volume of the 100-year. Floodplain is not reduced.  Unless permitted
in accordance with Section 4.5.50.04, no increase in Base Flood Elevation shall be
permitted.  In addition, the following provisions shall apply:

a. Volumetric exchange shall be limited to the following areas:

1. Floodway Fringe portions of the Mill Race and Willamette and Marys
Rivers; and

2. Floodway Fringe portions of other local streams, provided the area is
designated as Partial Protection Floodplain on the Natural Hazards
Map and at least one of the following is true:

a) The development is nonresidential construction; or

b) The development is residential construction and the
development is less than a Substantial Improvement; or

c) The development is residential on a site where the natural
grade is such that, if flow-through design were used and the
finished floor elevation were constructed at one ft. above Base
Flood Elevation, the resulting crawl space would not be deep
enough to accommodate the FEMA-required venting which
must be installed below Base Flood Elevation; or

 
d) The development is a garage; or

e) The development is a driveway or building access.

b1. Material removed from the site shall not be taken from Significant Natural
Resource areas as mapped on the Corvallis Significant Vegetation Map and
Riparian Corridors and Wetlands Map, and shall be removed consistent with
all requirements of this Code and other applicable City policies;  

c2. Areas of fill and excavation shall be designed to accommodate floodwater
flows and shall not create barriers to the flow of floodwater.  Proposals to
alter topography in the Floodplain must demonstrate that they will not result
in alteration of hydrology or flow regimes that would cause erosion, unwanted
ponding, new or increased drainage onto neighboring properties, or other
problems;
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d3. Volumetric exchange will not be required of buildings within the Floodway
Fringe constructed with Flow-through Design, but will be required of flood-
proofed buildings and structures within the Floodway Fringe;  

e4. Dikes are prohibited in these areas; and

f5. The volume of a stormwater detention facility necessary to accommodate the
designed-for storm event shall not count as an element of volumetric
exchange; and.

6. Provisions allowing the use of volumetric exchange shall apply only to areas
within the Floodway Fringes of the Millrace and the Willamette and Marys
Rivers.

4.5.100.02 -b. Parking Limitation - to Reduce Impervious Surface Area in the
Floodplain -

a1. Where permitted, no expansion, redevelopment, or dDevelopment of a
parking lot containing four or more parking spaces within any portion of the
Floodway Fringe shall contain more than the minimum amount of parking that
would be required per Chapter 4.1 - Parking, Loading, and Access
Requirements, unless “1a,” or “2b,” below, is true.  Parking lots within the
Floodway Fringe may be reduced to 80 percent of the minimum parking
required by Chapter 4.1.  To achieve greater than minimum parking in the
Floodway Fringe, parking area shall:

1.a) Be constructed of pervious materials, such as grass-crete; or 

2.b) Be contained in a multi-story structured parking facility with at least 50
percent of the provided parking located above ground level and
utilizing Flow-through Design.  If this option is used, the parking lot
may contain up to 130 percent of the required parking amount. 

b2. Compact Spaces - Where parking lots are permitted in the Floodway Fringe:

1.a) 40 percent of the parking spaces within new and redeveloped parking
lots shall be compact spaces; and

2.b) If existing parking lots within the Floodway Fringe are permitted to
expand, per the provisions of this Chapter, all additional parking
spaces created in the expanded parking lot shall be compact spaces,
until the 40 percent threshold in “1a,” above, is reached for the overall
parking lot.  
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4.5.100.03 - Adherence to Sections 4.5.110, 4.5.120, and 4.5.90.05 - 

a. Development is required to adhere to the Construction standards in Section
4.5.110 and the Subdivision, Land Partition, and Property Line Adjustment
standards in Section 4.5.120.  

b. Use of MADA - In cases where encroachment into the Floodway Fringe is
allowed per the Minimum Assured Development Area provisions in Chapter
4.11 - Minimum Assured Development Area (MADA), all such Development
shall comply with Section 4.5.90.05.

Section 4.5.110 -c. CONSTRUCTION STANDARDS WITHIN THE 100-YEAR
FLOODPLAINConstruction Standards within the 100-year Floodplain - 

1. - General Standards for All Construction -  Development within the Floodway Fringe
(Federal Flood Zones A, AH, A1-A30, AE, AO, and A99 on the Flood Insurance Rate Map),
including residential and nonresidential buildings and structures and the public and private
facilities serving these buildings and structures, shall adhere to the following standards so
as to minimize damage from flooding.  Unless permitted in accordance with Section
4.5.50.04, no increase in Base Flood Elevation shall be permitted.  Although other types
of construction are allowed by this Code, Flow-through Designs are preferable.  These
standards in 4.5.110.01“a,” through 4.5.110.05“ce,” below, shall apply to all construction
within the Floodway Fringe.  In addition, the standards in “2,” Section 4.5.110.06 through
4.5.110.14,“5,” below apply, as applicable.

4.5.110.01 - ) All necessary permits shall be obtained from those
governmental agencies from which approval is required by
federal or state law, including Section 404 of the Federal Water
Pollution Control Act Amendments of 1972, 33 U.S.C. 1334, as
amended.  If obtaining such permits is a Condition of Approval
for a land use application, such Condition of Approval shall be
satisfied prior to issuance of any construction permit.  

4.5.110.02 - ) All Land Division and Building Permit applications, including the
placement of mobile and Manufactured Dwellings within special
Federal Fflood hazard Zzones A, A1-A30, AE, AH, AO, and
A99, shall be reviewed for conformance with these standards.
Land Division and mobile or Manufactured Dwelling Facility
proposals shall:

a.1) Be consistent with the need to minimize flood damage; 

b.2) Locate and construct utilities such as sewer, gas, electrical, and water
systems to minimize or eliminate flood damage; 

c.3) Provide adequate drainage to reduce exposure to flood hazards;  
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d.4) Design new and replacement water systems within flood prone areas to
minimize or eliminate infiltration of flood waters into the systems; and

e.5) Design new and replacement sanitary sewer systems within flood prone
areas to minimize or eliminate infiltration of flood waters into the systems and
discharges from the systems into flood waters.  On-site waste disposal
systems are not allowed.

4.5.110.03c.- Flood Protection Construction Standards -

a.1) All Nnew Cconstruction and Substantial Improvements shall be designed (or
modified) and adequately anchored to prevent flotation, collapse, or lateral
movement of the structure resulting from Hydrodynamic and Hydrostatic
Loads, including the effects of buoyancy;

b.2) All mobile and Manufactured Dwellings shall be anchored to prevent flotation,
collapse, or lateral movement, and shall be installed using methods and
practices that minimize flood damage.  Anchoring methods may include, but
are not limited to, use of over-the-top or frame ties to ground anchors as
approved by the Building Official.  This requirement is in addition to
applicable state and local anchoring requirements for resisting wind forces;
and

c.3) All building materials not elevated one ft. above Base Flood Eelevation shall
be constructed with materials that resist, and methods that minimize, flood
damages.

4.5.110.04 - Use of Fill within the Floodway Fringe - Any fill allowed to be
placed within the Floodway Fringe shall be stable under conditions of
flooding, including rapid rise and rapid drawdown of floodwaters,
prolonged inundation, and flood-related erosion and scour. This
standard shall not be varied.

4.5.110.05 - Below Grade Crawlspaces - Below-grade Crawlspaces are allowed
provided they conform to the following standards as found in FEMA
Technical Bulletin 11-01, Crawlspace Construction for Buildings
Located in Special Flood Hazard Areas:

a. The building shall be designed and adequately anchored to resist flotation,
collapse, and lateral movement of the structure resulting from hydrodynamic
and hydrostatic loads, including the effects of buoyancy. Hydrostatic loads
and the effects of buoyancy can usually be addressed through the required
openings stated in “b,” below. Because of hydrodynamic loads, Crawlspace
construction is not allowed in areas with flood velocities greater than five ft.
per second unless the design is reviewed by a qualified design professional,
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such as a registered architect or licensed professional engineer.  Other types
of foundations are recommended for these areas;

b. The Crawlspace is an enclosed area below the Base Flood Elevation (BFE)
and, as such, shall have openings that equalize hydrostatic pressures by
allowing the automatic entry and exit of floodwaters. The bottom of each
flood vent opening shall be no more than one ft. above the lowest adjacent
exterior grade;

c. Portions of the building below the Base Flood Elevation (BFE) must be
constructed with materials resistant to flood damage. This includes not only
the foundation walls of the Crawlspace used to elevate the building, but also
any joists, insulation, or other materials that extend below the BFE. The
recommended construction practice is to elevate the bottom of joists and all
insulation above BFE;

d. Any building utility systems within the Crawlspace shall be elevated above
Base Flood Elevation (BFE) or designed so that flood waters cannot enter or
accumulate within the system components during flood conditions. Ductwork,
in particular, shall either be placed above the BFE or sealed from flood
waters;

e. The interior grade of a Crawlspace below the Base Flood Elevation (BFE)
shall not be more than two ft. below the lowest adjacent exterior grade;

f. The height of the below-grade Crawlspace, measured from the interior grade
of the Crawlspace to the top of the Crawlspace foundation wall shall not
exceed four ft. at any point. The height limitation is the maximum allowable
unsupported wall height according to the engineering analyses and Building
Code requirements for Special Flood Hazard Areas;

g. There shall be an adequate drainage system that removes flood waters from
the interior area of the crawlspace. The enclosed area should be drained
within a reasonable time after a flood event. The type of drainage system will
vary because of the site gradient and other drainage characteristics, such as
soil types. Possible options include natural drainage through porous, well-
drained soils and drainage systems such as perforated pipes, drainage tiles,
or gravel or crushed stone drainage by gravity or mechanical means; and

h. The velocity of flood waters at the site should not exceed five ft. per second
for any Crawlspace. For velocities in excess of five ft. per second, other
foundation types should be used.

4.5.110.062. Standards for Recreational Vehicles -  
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a.) For the purposes of this Section, Recreational Vehicle is defined as a vehicle
which includes all the following characteristics: 

1.) Built on a single chassis; 

2.) 400 sq. ft. or less in size when measured at the largest horizontal
projection; 

3.) Designed to be self-propelled or permanently towable by a light duty
truck; and 

4.) Designed primarily not for use as a permanent dwelling, but as
temporary living quarters for recreational, camping, travel, or seasonal
use.

b.) All Recreational Vehicles placed on sites within Federal Flood Zones A, AH,
A1-A30, AE, AO, and A99 shall either:

1.) Be on the site for fewer than 180 consecutive days;

2.) Be fully licensed and ready for highway use, on its wheels or jacking
system, attached to the site only by quick disconnect-type utilities and
security devices, and have no permanently attached structures or
addition; or

3.) Meet all standards of Section 60.3 (b) (1) of the National Flood
Insurance Program Regulations and the elevation and anchoring
requirements for Manufactured Dwellings in Paragraph (c)(6) of
Section 60.3   4.5.110.03.

4.5.110.07 - 3.Residential Construction - 

a.) New Cconstruction and Substantial Improvement (as defined in Chapter 1.6 -
Definitions) of any residential structure, including mobile and Manufactured
Dwellings, shall have the Lowest Floor elevated to a minimum of one ft.
above Base Flood Eelevation.  In AO Federal Flood Zones, the Lowest Floor
shall be elevated a minimum of one ft. above the flood Depth Number or, in
areas where the Depth Number is unknown, the Lowest Floor shall be
elevated a minimum of three ft. above the Highest Adjacent Grade.  Lowest
Floor includes basements and Habitable attached garages, and electrical
(except utility meters), heating, ventilation, plumbing, and air conditioning
equipment and other service facilities (including ductwork).  See definition for
Lowest Floor in Section 1.6.40.

b.) Accessory buildings and structures less than 200 sq. ft., and fully enclosed
nonhabitable areas below the Lowest Floor that are subject to flooding are
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prohibited, unless designed to automatically equalize Hydrostatic flood forces
on exterior walls by allowing for the entry and exit of flood waters (fences and
walls are not governed by this section, but are subject to the standards in
Section 4.5.110.12).  These accessory buildings and structures and fully
enclosed nonhabitable areas include nonhabitable attached or detached
garages, provided they meet the description of an “unfinished or flood-
resistant enclosure” in the Section 1.6.40 definition for Lowest Floor.
Designs for meeting these requirements shall meet standards outlined in the
adopted Oregon Structural Specialty Code and shall meet or exceed the
following minimum criteria:

1.) A minimum of two openings having a total net area of not less than
one sq. in. for every sq. ft. of enclosed area subject to flooding shall
be provided;

2.) The bottom of all openings shall be no higher than one   ft. above
grade; and

3.) Openings may be equipped with screens, louvers, or other coverings
or devices provided that they permit the automatic entry and exit of
flood waters.

4.5.110.084.- Nonresidential Construction -

a.) New Cconstruction and Substantial Improvement of any commercial,
industrial, or other nonresidential structure shall either have the Lowest Floor
elevated a minimum of one ft. above the level of the Base Flood Eelevation,
or accomplish the alternative approach in “1,” through “3,” below.  Lowest
Floor includes basements and Habitable attached garages, and electrical
(except utility meters), heating, ventilation, plumbing, and air conditioning
equipment and other service facilities (including ductwork).  See definition for
Lowest Floor in Section 1.6.40. The alternative approach includes:

1.) Flood-proofing the Lowest Floor together with attendant utilities and
sanitary facilities, so that the structure is watertight a minimum of one
ft. above the Base Flood level;

2.) Having the structural components of the Lowest Floor capable of
resisting Hydrostatic and Hydrodynamic Loads and effects of
buoyancy; and

3.) Having the alternative design certified by a registered professional
engineer or architect, stating that the design and methods of
construction are in accordance with accepted standards of practice for
meeting provisions of this subsection, based on his/her dDevelopment
and/or review of the structural design, specifications, and plans.
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b.) Designs for meeting the requirements in “a,” above, shall meet standards
outlined in the adopted Oregon Structural Specialty Code.

1.) Nonresidential buildings and structures that are elevated and not
flood-proofed must have structural components capable of resisting
Hydrostatic and Hydrodynamic Loads and effects of buoyancy, for
space below the Lowest Floor.  

2.) Applicants proposing to flood-proof nonresidential buildings shall be
notified that the flood insurance premiums shall be based on rates for
buildings and structures with a Lowest Floor that is one ft. below the
flood-proofed level.

4.5.110.09 - Critical Facilities - 

Construction of new Critical Facilities, as defined in Section 1.6.40, shall be, to the
maximum extent possible, located outside the limits of Special Flood Hazard Areas.
Construction of new Critical Facilities shall be permissible within the Special Flood
Hazard Area if no feasible alternative site is available. Critical Facilities constructed
within Special Flood Hazard Areas shall have the Lowest Floor elevated three feet
above Base Flood Elevation (or Depth Number in AO Federal Flood Zones).  Access
to and from the Critical Facility shall also, to the maximum extent possible, be
protected to the height utilized above within the corresponding Special Flood Hazard
Area(s).  Any grade transition necessary to achieve the access protection
requirement shall be achieved outside of the corresponding Special Flood Hazard
Area(s).  Dry floodproofing and sealing measures must be used to ensure that toxic
substances or priority organic pollutants, as defined by the Oregon Department of
Environmental Quality, will not be displaced by or released into floodwaters.  The
Floodplain Administrator or designee shall make the determination as to whether or
not the  Critical Facility’s siting and access have achieved this provision’s standards
of “to the maximum extent possible.”

Some types of facilities may be critical to a community, but require location within
or partially within Special Flood Hazard Areas because of the nature of the facilities.
The Taylor Water Treatment plant along the Willamette River is an example of such
a facility.  It is pulling water from the Willamette River.  Because of this fact, these
types of facilities have purposefully been excluded from the definition of Critical
Facility in Section 1.6.40.
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4.5.110.10 - Storage Tanks -

a. Underground tanks in Special Flood Hazard Areas shall be anchored to
prevent flotation, collapse or lateral movement resulting from hydrostatic
loads, including the effects of buoyancy assuming the tank is empty, during
conditions of the design flood.

b. Above-ground tanks in Special Flood Hazard Areas shall be:

1. Attached to and elevated to or above the Base Flood Elevation (or
Depth Number in AO Federal Flood Zones) and attached to a
supporting structure that is designed to prevent flotation, collapse or
lateral movement during conditions of the design flood; or be

2. Anchored or otherwise designed and constructed to prevent flotation,
collapse or lateral movement resulting from hydrodynamic and
hydrostatic loads, including the effects of buoyancy assuming the tank
is empty, during conditions of the design flood.

c. Tank inlets, fill openings, outlets and vents shall be:

1. A minimum of 2 ft. above Base Flood Elevation (BFE) or fitted with
covers designed to prevent the inflow of floodwater or outflow of the
contents of the tank during conditions of the design flood; and

2. Anchored to prevent lateral movement resulting from hydrodynamic
and hydrostatic loads, including the effects of buoyancy, during
conditions of the design flood.

4.5.110.11 - On-site Sewage Systems - 

a. Soil absorption systems shall be located outside of Special Flood Hazard
Areas. Where suitable soil absorption sites outside of Special Flood Hazard
Areas are not available, the soil absorption site is permitted to be located
within an Special Flood Hazard Area, provided the Floodplain Administrator
or designee finds that it is located to minimize the effects of inundation under
conditions of the Base Flood; and

b. Mound systems are prohibited in Special Flood Hazard Areas.

4.5.110.12 - Fences and Walls -

Unless exempt per Section 2.11.40.b, a Floodplain Development Permit shall be
obtained for fences and walls, and the fences and walls shall comply with all of the
standards in “a,” and “b,” below:
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a. Applicability - These provisions apply when fences and walls are not
exempt per Section 2.11.40.b, and at least one of the following is true:

1. The velocity of the flood waters where the fence or wall is proposed
is equal to or greater than 5 ft. per second.  This velocity information
shall be obtained from one of the two following sources:

a) The Flood Insurance Study for Benton County and
Incorporated Areas, dated June 2, 2011; or

b) For sites where no FEMA Flood Insurance Study is available,
an independent Floodplain study approved by the Floodplain
Administrator or designee and meeting all the requirements as
outlined in Section 4.5.50.03.p; or

2. The velocity of flood waters information specified in “1,” above, is not
available from one of the two sources in Section 4.5.110.12.a.1.  In
these instances the velocity of flood waters shall be assumed to be
greater than 5 ft. per second.

The purpose of the Floodplain Development Permit for fences and walls in
Floodplain areas with unknown flood water velocities or velocities at least 5
ft. per second, even where the fences and walls meet the design parameters
in Section 4.5.110.12.b, is to ensure proper documentation and consideration
of Floodplain activities for the benefit of the Federal Emergency Management
Agency (FEMA) and the Floodplain Administrator or designee.

b. Fencing shall fully comply with Table 4.5-1 Fencing and Wall Parameters for
Fences and Walls that Require a Floodplain Development Permit.  

Table 4.5-1 Fencing and Wall Parameters for Fences and Walls that Require a
Floodplain Development Permit

(Those Fences and Walls Meeting Section 4.5.110.12.a)

Fencing or Walls Allowed?

Fence or
Wall Type

Floodway Fringe Floodway Federal Flood Zones AH and
AO

A Yes Yes, provided
Section 4.5.80.01 is
met.

Yes

B Yes Yes, provided
Section 4.5.80.01 is
met & there is
limited cross
channel fencing.

Yes
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C & D Yes, if fence is completely open
below the Base Flood Elevation

Yes, provided
Section 4.5.80.01 is
met & there is
limited cross
channel fencing.

AH Federal
Flood Zone -
Yes, if fence is
completely open
below the Base
Flood Elevation.

AO Federal
Flood Zone -
Yes, if fence is
completely open
below the Flood
Depth Number
where Base Flood
Elevation not
known.

E & F Yes, both of the following are met:

1.  An opening or a flap is provided in the
areas at or below the Base Flood
Elevation at least once every three fence
panels or 24 ft., whichever is less. 
Fences less than 24 ft. in length shall
have at least one flap or opening in the
areas at or below Base Flood
Elevation.The minimum dimensions of the
opening or flap shall not be less than 12
in. x 12 or 8 in. x 18 in.  In areas of the
Floodway Fringe where Base Flood
Elevation data is not available, the
opening or flap shall be placed within one
ft. of the existing grade along the fence
alignment;

2.  Openings shall not include any
screening of any size or type, except for
flaps that are capable of self-release and
open to the full dimensions when under
pressure of no greater than 20 pounds per
sq. ft.

Yes, provided
Section 4.5.80.01 is
met & there is
limited cross
channel fencing.

Yes, both of the following are
met:

1.  An opening or a flap is provided in the
areas at or below the Base Flood
Elevation in AH Federal Flood Zone and
below Flood Depth Number in AO
Federal Flood Zone, at least once every
three fence panels or 24 ft., whichever is
less.  Fences less than 24 ft. in length
shall have at least one flap or opening in
the areas at or below Base Flood
Elevation.The minimum dimensions of
the opening or flap shall not be less than
12 in. x 12 or 8 in. x 18 in.  In areas of
the Floodway Fringe where Base Flood
Elevation data is not available, the
opening or flap shall be placed within one
ft. of the existing grade along the fence
alignment;

2.  Openings shall not include any
screening of any size or type, except for
flaps that are capable of self-release and
open to the full dimensions when under
pressure of no greater than 20 pounds
per sq. ft.

G Yes for fence only, provided a licensed
engineer provides documentation showing
that the fence is designed to collapse
under anticipated flood Base Flood
conditions.  The engineering analysis shall
consider debris impact, size of posts, and
velocity and depth of flood waters.

No Yes for fence only, provided a licensed
engineer provides documentation
showing that the fence is designed to
collapse under anticipated flood Base
Flood conditions.  The engineering
analysis shall consider debris impact,
size of posts, and velocity and depth of
flood waters.
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A = Open barb or barbless wire.  Open means no more than one horizontal strand per one ft. of height.
B = Open pipe or rail fencing (e.g. corrals).  Open means rails occupy less than 10 percent of the fence area and posts are

spaced no closer than 8 ft. apart.
C = Other wire, pipe, or rail fencing (e.g. field fence, chicken wire, etc.) which does not meet the requirements of “A,” or “B,”

above.
D = Chain link fencing
E = Continuous Wood Fencing
F = Masonry Walls (excluding retaining walls, as retaining walls are required by Section 4.5.110.12 to meet the same

standards as other building, paving, and grading activities)
G = Collapsible Fencing

4.5.110.13 - Temporary Structures, Storage, and Bridges - 

A Floodplain Development Permit is required for construction or placement of
temporary structures, temporary storage associated with nonresidential uses, and
temporary bridges located in Special Flood Hazard Areas:

a. Temporary structures, not including bridges, shall be limited by the Floodplain
Administrator or designee as to time of service, with the intent that the time
of service is limited to the minimum time necessary to accomplish the
temporary activity, per the provisions in “c,” below.  This time of  service shall
not exceed 90 days. The Floodplain Administrator or designee is authorized
to grant extensions for demonstrated cause; such cause shall reaffirm the
temporary nature of the structure. Temporary structures shall be anchored
to prevent flotation, collapse, or lateral movement.

b. Temporary storage of fill shall be limited by the Floodplain Administrator or
designee as to time of service, with the intent that the time of service is
limited to the minimum time necessary to accomplish the temporary activity,
per the provisions in “c,” below.  This time of  service shall not exceed 90
days and the amount of temporary fill shall be limited to no more than 50
cubic yards. The Floodplain Administrator or designee is authorized to grant
extensions for demonstrated cause; such cause shall reaffirm the temporary
nature of the storage. Stored material shall be anchored or contained to
prevent flotation or release outside the assigned storage area. Hazardous
materials priority persistent pollutants identified by the Oregon Department
of Environmental Quality shall not be stored in the 0.2-ft. Floodway. 
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c. Temporary encroachments, including bridges, in the 0.2-ft. Floodway require
approval of a Floodplain Development Permit subject to conditions “1"
through “7", below. No CLOMR/LOMR is required1.

1. The Floodplain Development Permit shall stipulate the days and dates
the Development will be on site. The Floodplain Administrator or
designee shall determine the permissible period of encroachment
based on the existing and expected hydrologic conditions of the 0.2-
Floodway, as well as the type of and need for the encroachent.  The
Floodplain Administrator or designee is authorized to grant extensions
for demonstrated cause; such cause shall reaffirm the temporary
nature of the Development and be based on the hydrologic conditions
expected during the period of extension.  The Floodplain Administrator
or designee is authorized to place limits on the volume of materials
placed within the 0.2-ft. Floodway as a temporary encroachment and,
when making such a determination, shall consider the existing and
expected hydrologic conditions during the period of encroachment, as
well as the type of and need for the encroachment;

2. A flood warning plan for the project shall be in place to allow
equipment to be evacuated from the site and placed outside the
Floodplain prior to inundation by flood waters;

3. Placement of equipment in the Floodway shall be restricted to only
that equipment which is absolutely necessary for the purposes of the
project. All other accessory equipment and temporary structures (i.e.,
construction trailers) shall be restricted from the 0.2-ft. Floodway.
Structures should be placed on site so that flood damages are
minimized. In instances where the Floodplain Administrator or
designee believes that evacuation isn’t practical, the Floodplain
Administrator or designee is authorized to require anchoring of
construction trailers;

4. Temporary changes to the Floodplain under a one percent chance
flood event (100-year flood) shall be identified; and

5. The applicant shall be notified in writing that they may be liable for any
flood damages resulting from the temporary structure.
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4.5.110.14 - Non-conversion of Enclosed Areas Below the Lowest Floor - 

To ensure that the areas below the Base Flood Elevation (BFE) continue to be used
solely for parking vehicles, limited storage, or access to the building and not be
finished for use as human habitation without first becoming fully compliant with the
provisions of this chapter and Chapter 2.11 - Floodplain Development Permit in
effect at the time of conversion, the Floodplain Administrator or designee shall:

a. Determine which applicants for New Construction and/or Substantial
Improvements have fully enclosed areas below the Lowest Floor that are 5
ft. or higher;

b. Require the property owner to enter into a “NON-CONVERSION
AGREEMENT FOR CONSTRUCTION WITHIN SPECIAL FLOOD HAZARD
AREAS” or equivalent with the City of Corvallis. The agreement shall be
recorded with Benton County as a deed restriction. The non-conversion
agreement shall be reviewed and approved by the Floodplain Administrator
or designee; and

c. Have the authority to inspect any area of a structure below the Base Flood
Elevation to ensure compliance upon prior notice of at least 72 hours.

Section 4.5.120d. - SUBDIVISIONS, LAND PARTITIONS, AND PROPERTY LINE
ADJUSTMENTSSubdivisions, Land Partitions, and Property Line Adjustments - 
Subdivisions, Lot Line Adjustments, and Minor Land Partitions that would create parcels
or lots that cannot be developed in conformance with the regulations contained in this
Chapter are prohibited, with the exception of lots created for public park purposes.  See
Section 4.5.90.03.

Section  4.5.60 - STANDARDS FOR DEVELOPMENT IN STEEPLY SLOPED AREAS 

(ENTIRE SECTION MOVED TO BE PART OF A NEW CHAPTER 4.14 - LANDSLIDE
HAZARD AND HILLSIDE DEVELOPMENT PROVISIONS)

Section  4.5.70 - STANDARDS FOR DEVELOPMENT IN LANDSLIDE HAZARD AREAS -

(ENTIRE SECTION MOVED TO BE PART OF A NEW CHAPTER 4.14 - LANDSLIDE
HAZARD AND HILLSIDE DEVELOPMENT PROVISIONS)

Section  4.5.80 - HILLSIDE DEVELOPMENT STANDARDS

(ENTIRE SECTION MOVED TO BE PART OF A NEW CHAPTER 4.14 - LANDSLIDE
HAZARD AND HILLSIDE DEVELOPMENT PROVISIONS)

EXHIBIT B - 359 OF 

ORDINANCE 2011-01



4.5 - 41 ORDINANCE 2011-01 - APRIL 18, 2011

4.5.1390 - MAP REFINEMENTS

4.5.1390.01 - Map Refinements Defined -

Map Refinements are adjustments made through professional analyses to refine the
actual boundaries of some Natural Resources and Natural Hazards.  Map
Refinements must be made in accordance with the provisions in Chapter 4.5 -
Natural Hazard and Hillside Development Floodplain Provisions, and Chapter 4.13 -
Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions. and The Map Refinements governed by this
chapter are specifically allowed to determine the location and extent of the:  

a. 0.2-ft. Floodway; 

b. 1.0-ft. Floodway, in accordance with FEMA regulations; and

c. 100-year FloodplainFloodway Fringe, in accordance with FEMA regulations;

d. Landslide Hazard areas; 

e. Slopes; 

f. Top-of-bank of Streams and rivers; 

g. Riparian Corridors, once Top-of-bank is accurately determined; and

h. Wetlands, through delineations approved by the Oregon Department of State
Lands.  

4.5.1390.02 - Map Refinements Provisions -

a. Map Refinement provisions for the 0.2-ft. Floodway,  the 1.0-ft. Floodway,
and the 100-year FloodplainFloodway Fringe, Landslide Hazard areas, and
slopes are outlined below.  Map Refinement provisions for Top-of-bank,
Riparian Corridor, and Wetland boundaries are outlined in Chapter 4.13 -
Riparian Corridor and Wetland Provisions.    Map Refinement provisions for
Landslide Hazard areas and slopes are outlined in Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  Map Refinements are also
adjustments to resolve registration issues that may occur between different
GIS layers or maps, or adjustments that may be necessary to comply with
updates to applicable Flood Insurance Rate Maps, Digital Flood Insurance
Rate Maps, and Flood Insurance Studies issued by the Federal Emergency
Management Agency.
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ba. Floodplain and Floodway Boundaries - The precise locations of Floodplain
and Floodway boundaries are determined as follows:

1. 0.2-ft. Floodway - Surveyed and mapped by a licensed surveyor or
civil engineer, using two-ft. contour intervals established by the
survey, and outlining a river channel or other Watercourse and the
adjacent land areas that must be reserved in order to discharge the
Base Flood (100-year Flood) without cumulatively increasing the water
surface elevation more than 0.2 ft.

2. 1.0-ft. Floodway - Surveyed and mapped by a licensed surveyor or
civil engineer, using two-ft. contour intervals established by the
survey, and outlining a river channel or other Watercourse and the
adjacent land areas that must be reserved in order to discharge the
Base Flood (100-year Flood) without cumulatively increasing the water
surface elevation more than one ft.

3. 100-Year Floodplain - 

a) 100-Year Floodplain in Areas Studied by FEMA and Addressed
by Current Federal Insurance Rate Map (FIRM) - 

1) Surveyed and mapped by a licensed surveyor or civil
engineer, using the Base Flood Eelevations established
by the  Federal Emergency Management Agency
(FEMA) and two-ft. contour intervals established by the
survey.; or

2) FEMA-approved adjustments as specified in “i,” and “ii,”
below.  However, no adjustments to the FIRM other
than those specified in “i,” and “ii,” below may occur
through the Map Refinement process.

i) Adjustments needed to comply with updates to
applicable Flood Insurance Rate Maps, Digital
Flood Insurance Rate Maps, and Flood
Insurance Studies issued by the Federal
Emergency Management Agency. 

ii) Adjustments needed to reflect Letters of Map
Amendment (LOMAs) and Letters of Map
Revision (LOMRs) approved by the Federal
Emergency Management Agency (FEMA).  The
Director shall only correct the 100-year
Floodplain portion of the City’s maps to exactly
reflect FEMA decisions.
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b) 100-Year Floodplain in Areas Not Studied by FEMA and Not
Addressed by Current Federal Insurance Rate Map (FIRM) -
Sections 4.5.20.01.b and 4.5.50.03.p require Floodplain
Studies to identify the 100-year Floodplain and related
information in areas that are unmapped by the current FEMA
Flood Insurance Study for Benton County and Incorporated
Areas, dated, June 2, 1011, and are, therefore, not shown on
the current Federal Insurance Rate Map (FIRM).  Provided the
information is entirely consistent with Sections 4.5.20.01.b and
4.5.50.03.p, the Map Refinement process can be used to map
the 100-yr. Floodplain for these unstudied and unmapped
areas.  Once identified and approved by the Floodplain
Administrator or designee, these newly mapped areas shall be
reflected in the Natural Hazards Overlay on the
Comprehensive Plan and Zoning Maps, and graphically
depicted as High Protection Floodplain on the Natural Hazards
Map. 

b. Landslide Hazard Area Boundaries - The precise locations of Landslide
Hazard area boundaries are determined by one of the following two methods:

1. Site Assessments and/or Geotechnical Reports, as required per
Section 4.5.70; or

2. Information provided by the Oregon Department of Geology and
Mining Industries (DOGAMI), once it has been developed and
finalized by DOGAMI.

If these areas are not precisely mapped by one of these two methods, the
500-ft. setback required by Section 4.5.70.02 shall be maintained.

c. Slope Boundaries - The precise locations of the steep slope boundaries are
determined by one of the following two methods, consistent with the
provisions of Section 4.5.60.03:

1. Using the information from the Natural Hazards database and creating
a topographic map of the development site showing two-ft. contour
intervals; or

2. Using a topographic survey, showing two-ft. contour intervals,
prepared and stamped by a licensed surveyor or civil engineer.
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4.5.1390.03 - Map Refinement Procedures

a. Adjustments to maps consistent with the provisions of Sections 4.5.1390.01
and 4.5.1390.02, above, are considered to be Map Refinements and may be
Ministerially adjusted on the relevant maps, with no land use process
required other than a demonstrated adherence to the provisions of Ssections
4.5.1390.01 and 4.5.1390.02.

b. Adjustments to maps to address FEMA-approved Letters of Map Amendment
(LOMAs) and Letters of Map Revisions (LOMRs) for 100-year Floodplain
information may be requested following written verification of a LOMA or
LOMR approved by the Federal Emergency Management Agency (FEMA).
When the FEMA determines that a LOMA or LOMR should be approved, and
written documentation of the approval is provided to the Community
Development Director, the Director shall ensure that changes reflected in the
LOMA or LOMR are reflected in the City’s affected maps and databases. 

4.5.1400 - MAP CORRECTIONS

No Zone Change or Comprehensive Plan Map Amendment shall be required to accomplish
Map Corrections approved in accordance with the provisions outlined in this Section.

a. Decisions regarding Map Correction requests shall be made by the Community
Development Director, as specified in Ssections 4.5.1400.01 and 4.5.1400.02,
below.  Upon approval of a Map Correction request, the Director shall ensure that
changes are reflected in the City’s affected maps and databases.  Notice of such
Map Correction shall be provided to decision-makers as outlined in Section
4.5.1400.b, below.

b. When requests for five Map Corrections on any Natural Hazard or Natural Resource
for which a Map Correction is allowed have been submitted to and decided upon by
the Community Development Department Director, or approximately twice a year,
whichever is sooner, the Map Correction requests shall be summarized in an
informational  memo for decision-makers so that they may review them for tracking
purposes in accordance with Comprehensive Plan Policy 4.2.6.  This memo shall
be shared with the Corvallis Planning Commission and City Council for Map
Correction requests on lands within the City limits; and with the Corvallis and Benton
County Planning Commissions, the Corvallis City Council, and the Benton County
Board of Commissioners for Map Correction requests on lands within the Urban
Fringe. 
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4.5.1400.01 - Map Corrections Defined

a. A Map Correction is not the type of adjustment described in the Map
Refinement provisions of Section 4.5.1390, above.  A Map Correction is,
however, an actual correction to maps referencing Natural Hazards or
Natural Resources other than Significant Vegetation areas, where it is found
that the map depiction does not reflect the Natural Features Inventory.  As
the Natural Features Inventory (NFI) was the basis for developing the City’s
maps that reference Natural Hazards and Natural Resources, a correction to
the NFI for Natural Hazards or Natural Resources other than Significant
Vegetation areas could result in a correction to the related maps.  These
maps include the Comprehensive Plan Map, Local Wetlands Inventory Map,
Official Zoning Map, Natural Hazards Map, or Riparian Corridors and
Wetlands Map.   

b. Map Correction provisions for the100-year Floodplain and Landslide Hazard
areas are outlined below.  Adjustments to other hazards governed by this
chapter are not Map Corrections, but are Map Refinements and are
addressed through the provisions of Section 4.5.1390, above.  Map
Correction provisions for Riparian Corridor widths and Wetland boundaries
are outlined in Chapter 4.13 - Riparian Corridor and Wetland Provisions.
Map Correction provisions for Landslide Hazard Areas are outlined in
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions. 

a. 100-Year Floodplain - Map Corrections for 100-year Floodplain information
may be approved by the Community Development Department Director
subsequent to the approval of a Letter of Map Amendment (LOMA) by the
Federal Emergency Management Agency (FEMA).  The Director shall only
correct the 100-year Floodplain portion of the City’s maps to exactly reflect
FEMA decisions.

b. Landslide Hazard Areas - Landslide Hazard area boundaries may be
refined through the Map Refinement procedures outlined in 4.5.90, above.
However, if technical data demonstrates that no Landslide Hazard exists
within or near an area identified as a potential Landslide Hazard on the City’s
maps, a Map Correction may be accomplished to delete the Landslide
Hazard indication from the maps.  Such technical data must be from: 

1. A site assessment and geotechnical report;  or 

2. The Oregon Department of Geology and Mining Industries (DOGAMI).
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4.5.1400.02 - Map Corrections Procedures for 100-year Floodplain -

a. 100-Year Floodplain - 
Map Corrections for 100-year Floodplain information may be requested following
written verification of a Letter of Map Amendment (LOMA) approved by the Federal
Emergency Management Agency (FEMA).  When the FEMA determines that a
LOMA should be approved, and written documentation of the approval is provided
to the Community Development Director, the Director shall ensure that changes
reflected in the LOMA are reflected in the City’s affected maps and databases.  

b. Landslide Hazard Areas - There are two procedures available for a Map
Correction involving the  removal of a Landslide Hazard area from the
Natural Hazards Map.  

1. Removal of a Landslide Hazard Area from Determination by the
Oregon Department of Geology and Mining Industries (DOGAMI) -

If in finalizing its data and maps regarding Landslide Hazard areas the
Oregon Department of Geology and Mining Industries (DOGAMI)
determines that no Landslide Hazard exists within or near an area
identified as a potential Landslide Hazard on the Natural Hazards
Map, then a Map Correction to remove indication of the Landslide
Hazard area shall be done by the Community Development
Department Director, following written verification of the DOGAMI’s
determination.  When such written documentation of the determination
is provided to the Director, the Director shall ensure that the changes
reflected by the DOGAMI decision are reflected in the City’s affected
maps and databases.

2. Removal of a Landslide Hazard Area from Determinations Reached
by a Site Assessment and Geotechnical Report - 

If a property owner or property owner’s legal representative provides
the Community Development Department Director with the items
listed in “a,” below, a request to remove indication of a Landslide
Hazard area from the Natural Hazards Map and other affected maps
may be considered as outlined in “b,” and “c,” below.

a) For a Map Correction request to consider removal of a
Landslide Hazard from the Natural Hazards Map and other
related maps, the following information is required:

1) A Site Assessment  and Geotechnical Report which
meet the criteria identified in sections 4.5.60.04 and
4.5.60.05.  In addition to the items identified in Section
4.5.60.05, the Geotechnical Report shall specifically
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address the lack of presence, characteristics, and/or
precise location of the identified hazard(s) on the
subject property which is/are depicted on the Natural
Hazards Map.  If other reports are called for by the Site
Assessment, these reports shall also be submitted; and

2) An indemnification and release agreement in
accordance with the provisions of Section 4.5.70.04;

b) For lands within the City limits, Map Correction requests shall
be reviewed by the Building Official and City Engineer, in
coordination with the Community Development Department.
The Community Development Director shall make the final
decision.  For lands within the Urban Fringe, Map Correction
requests shall be reviewed by the Building Official and City
Engineer, in coordination with the Corvallis Community
Development Department and the Benton County
Development Department.  For the Urban Fringe lands, the
Corvallis Community Development Department Director shall
also make the final decision.

c) To approve a Map Correction request, the Director must find
that:

1) The information required by “a,” above, has been
provided and is complete;

2) The required technical reports and recommendations
sufficiently demonstrate that there is no Landslide
Hazard on or near the area identified on the Natural
Hazards Map; and

3) The required technical reports and recommendations
sufficiently demonstrate that development on the
subject area would not increase landslide risks on the
development site, or upon neighboring properties.
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CHAPTER 4.6
SOLAR ACCESS

Section 4.6.10 - PURPOSES

Solar energy can make a significant long-term contribution to the City’s energy supply.  This
Chapter is intended to encourage the use of solar energy by protecting Solar Access in new
Residential Subdivisions and residential Planned Developments.

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 2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - FloodplainNatural
Hazard and Hillside Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions,
and Chapter 4.14 - Landslide Hazard and Hillside Development 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 to
Conservation - Open Space; or

d. On sites which contain Natural Resources or Natural Hazards subject to the
provisions of Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - FloodplainNatural
Hazard and Hillside Development Provisions, Chapter 4.12 - Significant Vegetation
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions,
and Chapter 4.14 - Landslide Hazard and Hillside Development 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

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.
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Section 4.6.30 - PERFORMANCE  STANDARDS

Residential Subdivisions and Planned Developments on parcels of more than one acre
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 - Definitions,
is available consistent with the following:

a. No reduction in Solar Access at ground level of the south face of existing residential
buildings adjacent to the development;

b. Within Residential Subdivisions, a minimum of 80 percent of lots contain sufficient
east/west  dimension to allow orientation of the following minimum ground floor
lengths of a building  to use solar energy:

1. 30 lineal ft. per unit for Single-family Detached dwelling units; and 

2. 15 lineal ft. per ground floor unit for dwelling units other than Single-family
Detached dwelling units.

c. In Planned Developments, a minimum of 80 percent of the buildings contain:

1. Sufficient east/west dimension to allow the following minimum ground floor
lengths of the building to use solar energy:

a) 30 lineal ft. per unit for Single-family Detached dwelling units; and 

b) 15 lineal ft. per ground floor unit for dwelling units other than Single-
family Detached.

2. Additionally, for Single-family Detached dwelling units, a minimum of 100 sq.
ft. of  roof area, for the dwelling unit and/or the garage, which could allow the
utilization of solar energy.

Section 4.6.40 - REDUCTION OR WAIVER OF STANDARD IN SUBDIVISIONS

A reduction or waiver from the requirements of Section 4.6.30 above may be granted by
the Planning Commission to the minimum extent necessary to:

a. Reflect development constraints associated with complying with the hillside
development provisions of Chapter 4.514 - LandslideNatural Hazard and Hillside
Development Provisions or reflect physical land development constraints related to
the shape of the site;
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b. Meet City design requirements for provision of landscaping and location of buildings
consistent with minimum setbacks; or

c. Address  sites where site planning to achieve Solar Access is negatively affected
by the construction of streets, utilities, bridges, bicycle, and pedestrian facilities that
are required by the City of Corvallis Transportation Plan, or other adopted City Plan,
or that are necessary in order to maintain an acceptable functional classification of
roadways adjacent to the property.  It must be shown that no other reasonable
location is available for the required infrastructure.

Section 4.6.50 - ADJUSTMENTS TO IMPLEMENT SOLAR STANDARD IN
SUBDIVISIONS

For Residential Subdivisions approved by the Planning Commission or City Council,
modifications to solar provisions on a lot-by-lot basis may be authorized by the Director
without public notice under any of the following conditions:

a. Where the affected property is developed and the change would not affect an
existing dwelling; 

b. Where the affected property is vacant and the Director finds that the proposed
change will still maintain a 1400 sq. ft. building area on the affected lot where the
dwelling located in this area would have Solar Access as outlined in Section 4.6.30;
or

c. Where the proposed change would not increase shade on the affected dwelling
more than that resulting from more than a six-ft.-high fence on the property line; or

d. Where the Director finds that an error in the original solar calculations has been
made so that a two-story house cannot be built within the setbacks on the height-
restricted lot.

Any other modifications shall be in accordance with Chapter 2.12 - Lot Development
Option.
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Section 4.6.60 - REDUCTION OR WAIVER OF STANDARD IN PLANNED
DEVELOPMENTS

For residential Planned Developments, a reduction or waiver from the requirements of
Section 4.6.30 above may be granted by the Planning Commission based on the provisions
of Section 4.6.40 above or to the minimum extent necessary to:

a. Meet a broad range of residential needs by encouraging use of innovative site
development techniques and a mix of Housing Types; 

b. Address future housing needs in the community by encouraging Affordable Housing,
as defined in Chapter 1.6 - Definitions, to increase housing choices;

c. Reflect development constraints associated with complying with the hillside
development provisions of Chapter 4.514 - LandslideNatural Hazard and Hillside
Development Provisions or reflect physical land development constraints related to
the shape of the site;

d. Meet City design requirements for provision of landscaping and location of buildings
consistent with minimum setbacks; or

e. Address  sites where site planning to achieve Solar Access is negatively affected
by the construction of streets, roads, utilities, bridges, bicycle, and pedestrian
facilities that are required by the City of Corvallis Transportation Plan, or other
adopted City Plan, or that are necessary in order to maintain an acceptable
functional classification of roadways adjacent to the property.  It must be shown that
no other reasonable location is available for the required infrastructure.

A reduction or waiver may not be granted under this Section unless the applicant
demonstrates that the loss of Solar Access for current and future generations has been
mitigated by a substantial increase in energy efficiency of the proposed dwellings over
Building Code requirements.
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CHAPTER 4.7
SIGN REGULATIONS

Section 4.7.10 - PURPOSES 

The City’s sign regulations serve the community by doing the following: 

a. Requiring sound construction and maintenance of signs, and by limiting the number
of visual images communicated; 

b. Providing an equitable opportunity to use signs as a communication medium outside
of public rights-of-way;

c. Providing standards for location, size, type, and number of signs; and

d. Providing reasonable limits on the magnitude and extent of graphic communication
presented to the public.

Section 4.7.20 - OFFENSES

Any person who erects, installs, maintains, alters, repairs, removes, or uses a sign in
violation of the provisions in this Chapter or of the Corvallis Building Code shall be
committing a Class B infraction subject to the penalties set forth in Section 4.7.120 of this
Chapter.  Any person who causes or permits any of these actions shall also be in violation
of these regulations. 

Section 4.7.30 - SIGN MAINTENANCE REQUIRED

Signs shall be maintained to protect the public safety, present a neat appearance, and
prevent deterioration.

a. A permit is not required for normal maintenance and repair of a sign or sign
structure, such as painting, repainting, and cleaning.

b. A permit is required for structural and electrical modifications, including changes of
sign size, shape, and location.
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b. The Director shall review the Sign Permit application to ensure it is complete and
accompanied by the appropriate fee, and that the proposed sign complies with the
requirements of this Code and other City ordinances.  A Permit shall be issued only
when all of these criteria have been met.  Additionally, unless exempt per Section
2.11.40.e, signs in Special Flood Hazard Areas shall obtain a Floodplain
Development Permit per Chapter 2.11 - Floodplain Development Permit.

c. An approved Sign Permit does not replace, supersede, or waive structural or
electrical standards and permits required by the Corvallis Building Code.  These
other permits must also be obtained prior to work on the installation of a sign.

d. The applicable Permit review fee shall be doubled if sign installation is begun before
the Permit is obtained.  Payment of the double fee shall not relieve any person from
full compliance with these regulations.

e. The Permit shall expire if a sign is not installed within 180 days from the date of a
Sign Permit application approval.  Re-application shall include a new, fully
completed application form and a new Permit review fee.  The application must
comply with the findings in "b," above, including any amendments to these
regulations adopted since the previous Permit approval.

f. An approved Sign Permit may be revoked by the Director if the sign is not
constructed and installed as approved, if incorrect information was provided on the
application, or if the City approved the Permit in error.  A decision of the Director
may be appealed to the Land Development Hearings Board in accordance with
Chapter 2.19 - Appeals.

g. All signs shall be subject to inspection and reinspection by the Director.  Footing
inspections may be required for all signs having footings. 

Section 4.7.70 - EXEMPTIONS FROM SPECIFIC REQUIREMENTS OF REGULATIONS

The following types of graphic communication are exempt from one or more requirements
of this Chapter, but shall comply with other applicable provisions.  They are not subject to
allocation limits specified in sections 4.7.80 and 4.7.90 below.  Limitations on number and
size of these classes of signs, if any, are noted below.

a. Signs erected in a public right-of-way by an agent of the City, Benton County, the
State of Oregon, the U.S. Government, or a public utility are exempt from the
provisions of these regulation. Exempt signs include:
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CHAPTER 4.8
MANUFACTURED DWELLING FACILITY STANDARDS

Section 4.8.10 - PURPOSES

The provisions in this Chapter are established to ensure a safe and healthful living
environment for residents of Manufactured Dwelling Facilities and to ensure that
Manufactured Dwelling Facilities can provide affordable quality housing compatible with
adjacent land uses.  In addition, these provisions are intended to ensure compliance with
State regulations governing review of Manufactured Dwelling Facility development.

Section 4.8.20 - AREA REQUIREMENTS

a. The minimum size for a Manufactured Dwelling Facility, as defined in Chapter 1.6 -
Definitions, is five acres.

b. The minimum size for a Manufactured Dwelling space is 3,000 sq. ft.  ORS
446.100(c), as amended, requires that the space be at least 30 ft. wide and 40 ft.
long. 

Section 4.8.30 - PERMITTED STRUCTURES

a. Manufactured Dwellings and Mobile Homes, as defined in Chapter 1.6 - Definitions.

b. Accessory Structures - Structures customarily incidental to the Primary Use in
accordance with Chapter 4.3 - Accessory Development Regulations.

Section 4.8.40 - SETBACK AND SEPARATION FOR THE FACILITY PERIMETER

a. Setback between Facility Structures and Abutting Properties - Between the
abutting property and any Dwelling or Accessory facility structure or facility road a
minimum setback shall be required equal to the rear yard setback specified by the
zone of the abutting property, but not less than five ft.

b. Setback between Facility Structures and a Public Street Right-of-Way -
Between the public right-of-way and any Dwelling or Accessory facility structure, an
average setback of 25 ft. shall be required along the public street, with a minimum
setback equal to the front yard setback of the zone.
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c. Public and Private Facilities

1. Each Manufactured Dwelling Facility space shall be provided with water,
sanitary sewer, storm drainage, and street facilities; and electrical power,
telecommunication, cable television, and natural gas services in accordance
with Chapter 4.0 - Improvements Required with Development. 

2. Applications for Manufactured Dwelling Facilities that would adjoin an open,
natural drainageway or would be located in a Ffloodway Ffringe shall be
reviewed in accordance with Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 

d. Play Areas - A separate play area shall be provided in all Manufactured Dwelling
Facilities that accommodate children unless each Manufactured Dwelling Space has
a minimum size of 4,000 sq. ft.  A required play area shall be at least 2,500 sq. ft.
in area with no dimension less than 30 ft.  At least 100 sq. ft. of play area shall be
provided for each Manufactured Dwelling space less than 4,000 sq. ft. 

e. Space Coverage - Not more than 60 percent of a Manufactured Dwelling space
shall be occupied by a Dwelling and any other attached or detached structure used
in conjunction with such Dwelling. 

f. Decks - Each Manufactured Dwelling space shall have at least one private or
semi-private outdoor space adjacent to the Dwelling, constructed of concrete,
asphalt, flagstone, wood, or other equivalent surface material totaling at least 120
sq. ft. of area and not less than eight ft. wide in any dimension.

g. Skirting - Each Mobile Home or Manufactured Dwelling located in a Manufactured
Dwelling Facility shall have continuous skirting that, in design, color, and texture,
appears to be an integral part of the exterior walls or the foundation of the Dwelling.

Section 4.8.80 - LANDSCAPE PLAN

A landscape plan is required prior to issuance of Building Permits.  This plan shall be drawn
to scale and shall show the location of existing trees and vegetation proposed to be
removed or to be retained on the site, the location and design of landscaped areas, the
varieties and sizes of trees and plant materials to be planted on the site, contour lines
indicating any proposed earth sculpting, and other pertinent landscape information.  The
plan shall also be consistent with the provisions outlined in Section 4.8.90.
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Section 4.8.90 - LANDSCAPING, NATURAL HAZARDS, MINIMUM ASSURED
DEVELOPMENT AREA (MADA), AND NATURAL RESOURCES 

Unless specified more strictly in this Chapter, landscaping shall be consistent with the
provisions of Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping,
Buffering, Screening, and Lighting., and Chapter 2.11 - Floodplain Provisions.  Natural
Hazards, Minimum Assured Development Area (MADA), and Natural Resources shall be
addressed in accordance with Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions.
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 CHAPTER 4.9
ADDITIONAL PROVISIONS

Section 4.9.10 - PURPOSES

Some types of Uses have special development standards to improve their compatibility with
surrounding land uses. In certain other situations, there are exceptions to the regulations
not addressed elsewhere in the Code.  This Chapter includes special development
standards for Manufactured Dwellings on individual lots, Minor Utilities, Accessory Dwelling
Units in residential zones, Wireless Telecommunication Facilities, and Commercial Day
Care and School facilities.  The Chapter also includes exceptions to building heights and
projections, and Housing Type variation requirements per residential zone.

Section 4.9.20 - MANUFACTURED DWELLING DESIGN STANDARDS

Manufactured Dwellings as defined in Chapter 1.6 - Definitions are allowed in all residential
zones.  Manufactured Dwellings placed on individual lots shall meet the following criteria:

a. Multi-sectional structure, such as a double-wide, two-story, or L-shaped structure,
and enclosing a floor area of not less than 1,000 sq. ft.;

b. Backfill style foundation or skirting of pressure-treated wood, masonry, or
continuous concrete footing wall construction, complying with the minimum set-up
standards of the adopted Manufactured Dwelling Administrative Rules, Chapter 918,
as amended;

c. Pitched roof with a minimum three ft. in height for each 12 ft. in width;

d. Non-reflective siding and roofing;

e. Manufacturer’s certification that exterior thermal envelopes meet performance
standards specified by state law. The applicable Oregon Revised Statutes that
pertain to Manufactured Dwellings and facilities are ORS 446.155 through ORS
446.285, and ORS 455.010, as amended.  The Oregon Administrative Rule
pertaining to Manufactured Dwellings is OAR Chapter 918, Division 500-520, as
amended.  The State of Oregon Manufactured Dwelling and Park Specialty Code,
which is a min/max code, governs construction requirements for Manufactured
Dwellings and Mobile Homes.;
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h. Noise Reduction - All applications shall contain documentation showing that
the noise levels from the proposed facility will meet the following standards:

1. A facility located on a site adjacent to a residential development zone
or existing Residential Uses must limit noise levels to 35 DBA or less,
as measured at the residential property line(s). 

2. A facility located on any other site must comply with the industrial and
commercial quiet-area noise standards established by the Oregon
State Department of Environmental Quality, OAR 340-35-035, Table
9, as amended. 

i. Lighting - No lighting of Wireless Telecommunication Facilities is allowed,
except as required by the Federal Aviation Administration (FAA).  Required
lighting shall be shielded from the ground, to the extent practicable.  The
application for a facility subject to FAA requirements shall document
compliance with FAA requirements. 

j. Signage - Warning and safety signs, up to three sq. ft. in area, are allowed.
All other signs are prohibited.

k. Site Access - Site access is subject to the provisions in Section 4.1.40 of
Chapter 4.1 - Parking, Loading, and Access Requirements.  The facility
operator shall implement measures to prohibit unauthorized site access.

l. Decommissioning - A facility shall be removed by the facility owner or
operator within six months from the date the facility ceases to be operational.
The Director may grant a six-month extension to this requirement.  Requests
for extensions must be in writing and must be received by the Director within
the initial six-month period.  The property owner shall bear the ultimate
responsibility for removal of decommissioned facilities.

m. Landscaping, Natural Hazards, Minimum Assured Development Area
(MADA), and Natural Resources - Landscaping, Natural Hazards, Minimum
Assured Development Area (MADA), and Natural Resources shall be
addressed in accordance with Chapter 2.11 - Floodplain Development
Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting,
Chapter 4.5 - FloodplainNatural 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, and Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions.
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CHAPTER 4.10
PEDESTRIAN ORIENTED DESIGN STANDARDS

Section 4.10.10 - PURPOSE

The Pedestrian Oriented Design Standards in this Chapter are established to do the
following:

a. Implement applicable policies of the Comprehensive Plan;

b. Foster human-scale development that emphasizes pedestrian rather than vehicular
features;

c. Promote pedestrian oriented buildings, pedestrian amenities, and landscaping that
contribute positively to an appealing streetscape;

d. Promote an environment where developed areas, recreational areas, and multi-use
paths are accessible to all; 

e. Promote pedestrian safety by increasing the visibility and vitality of pedestrian areas;

f. Ensure direct and convenient access and connections for pedestrians and bicyclists;

g. Augment the sidewalk and multi-use path system for pedestrians;

h. Provide a connected network of sidewalks and multi-use paths; 

i. Encourage street activity to support livable neighborhoods and vital commercial
areas;

j. Ensure that developments contribute to the logical continuation of the City’s street
and block form  and/or establish block patterns in parts of the City where they do not
exist;

k. Provide a sense of diversity and architectural variety, especially in residential areas,
through the use of varied site design layouts and building types and varied densities,
sizes, styles, and materials;
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and do not require passage through a garage or carport to gain
access to the dwelling; or

2. Exceptions:

a) For a Flag Lot, as defined in Chapter 1.6- Definitions (or a flag
parcel) existing prior to December 31, 2006, the primary
building entrance is located within 100 ft. of the lot’s (or
parcel’s) accessway.

b) On flag lots, (as defined in Chapter 1.6- Definitions (or flag
parcels) zoned RS-3.5, RS-5, RS-6, RS-9, or RS-9(U), and
platted consistent with Section 4.4.20.03.b.1 after December
31, 2006, the primary building entrance is directly accessed
from a public street right-of-way or private street tract by a
sidewalk or multi-use path less than 200 ft. long and is
otherwise consistent with Sections 4.4.20.03.b.1 and
4.10.50.01.a.1, above. 

c) For a flag lot, (as defined in Chapter 1.6- Definitions (or flag
parcel), that was created consistent with Section 4.4.20.03.b.2,
the primary building entrance is located within 100 ft. of the
lot’s (or parcel’s) accessway and is otherwise consistent with
Sections 4.4.20.03.b.2 and 4.10.50.01.a.1, above.

b. Privacy - If the side wall of a dwelling or accessory dwelling is on or within
three ft. of the property line, ground floor windows or other openings that
allow for visibility into the side yard of the adjacent lot shall not be allowed.
Windows that do not allow visibility into the side yard of the adjacent lot, such
as a clerestory window or a translucent window, are allowed.

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

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 2.11 -
Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural Hazard and Hillside
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     Figure 4.10-2A - Unacceptable Width of
    Street-facing Garage on a Lot ™50 ft. Wide

    Figure 4.10-2B - Acceptable Width of
    Street-facing Garage on a Lot ™50 ft.
    Wide

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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions. 

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

a. Maximum Widths of Street-facing Garages/Carports
 

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. See Figure 4.10-2A - Unacceptable
Width of Street-facing Garage on a Lot $50 ft. and Figure 4.10-2B -
Acceptable Width of Street-facing Garage on a Lot $50 ft. 
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c. 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.

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 2.11 -
Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions. 

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.
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Screening, and Lighting shall be met. 

d. Neighborhood Center (NC) Zone Special Provisions - Buildings in the
Neighborhood Center (NC) Zone shall comply with the following additional
standards.  See Figure 4.10-20 - Shopping Streets for context:

1. Buildings shall be oriented to designated Shopping Streets, public
open space, or a public park; and

2. On designated Shopping Streets in the Neighborhood Center (NC)
Zone, 80 percent of the building front shall be within the maximum
setback. The maximum setback may be waived if pedestrian
amenities occupy the extended setback area, as shown in Figure
4.10-19 - Site Development Element Locations. Pedestrian amenities
are defined in Section 4.10.70.05.

e. Exception for Enhanced Pedestrian Environment - Within a Minor
Neighborhood Center, an exception to the requirement that all buildings on
corner parcels front both streets may be granted through the process
identified in Chapter 2.16 - Request for Interpretation if the proposed
Shopping Street’s design and layout can be shown to provide a pedestrian
environment that is clearly superior to the environment that would result from
the corner orientation.  An example of a design and layout with a clearly
superior pedestrian environment is one where the Shopping Street is
enclosed, etc.  For Major Neighborhood Centers, such exceptions may be
granted, based on the same standard, through the process identified in
Chapter 2.10 -  Major Neighborhood Center Master Site Plan Requirements.

f. 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 2.11 -
Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting, Chapter 4.5 - FloodplainNatural 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, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions. 
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4. Covered Walkways - Installation of weather protection resulting in
covered pedestrian walkways between and around all buildings and
between the primary building and adjacent public pedestrian facilities.

5. Notarized Letter - Where development is proposed on property
adjacent to existing five-lane arterial streets or highways, recording a
signed and notarized letter with the Benton County Clerk from the
owner of the development site agreeing not to oppose construction of
a future median or pedestrian refuge.

4.10.70.04 - Vehicle Circulation and Design Standards

a. Parking Lots - 

1. Parking lots shall be placed to the rear of buildings in accordance with
Section 4.10.70.02. Administrative exceptions to this standard are
allowed based on the following provisions. To the extent that required
parking cannot be located to the rear of the building due to other
requirements of this Code or unusual site constraints, both of which
are defined in the following paragraph, the amount of parking and
vehicle circulation that cannot be accommodated to the rear of the
building may be provided only to the side of the building. 

2. Other requirements of this Code may include, but are not necessarily
limited to, significant Natural Resource and Natural Hazard  provisions
in Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions.
Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter
4.14 - Landslide Hazard and Hillside Development Provisions; and
Chapter 4.1 - Parking, Loading, and Access Requirements.  Unusual
site constraints may include parcels fronting more than two streets,
irregular lot configuration, weak foundation soils, or other physical site
factors that constrain development when considered with Building
Code requirements.

b. Corner Parcels - Parking areas shall not be located within 30 ft. of a
roadway intersection, as measured from the center of the curb radius to the
edge of the parking area’s curb or wheel stop.
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CHAPTER 4.11 
MINIMUM ASSURED DEVELOPMENT AREA (MADA)

Section 4.11.10 - PURPOSES

Procedures and standards for determination of Minimum Assured Development Area
(MADA) are established in this Chapter to accomplish the following purposes:

a. Provide protection for identified significant Natural Resources and reduce risks
associated with Natural Hazards as identified in Chapter 2.11 - Floodplain
Development Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions;

b. Permit efficient use of land;

c. Provide flexibility and innovation in site planning to allow for an appropriate level of
development on sites where Natural Resources are located;

d. Establish a balanced, clear, and objective mechanism to avoid an undue burden for
property owners protecting Natural Resources on individual properties; 

e. Minimize procedural delays and ensure due process in the review of development
proposals.

Section 4.11.20 - GREATER RESTRICTIONS

This Chapter of this Code is not intended to repeal, abrogate, or impair any existing
easements, covenants, or deed  restrictions.  However, these provisions do provide relief
from other ordinances to assure a minimum development area.

Section 4.11.30 - PROCEDURES

Properties with Natural Resources or Natural Hazards subject to the provisions of Chapter
2.11 - Floodplain Development Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation Protection Provisions, and
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions, have access to the provisions of this Chapter,
provided the regulations within it are followed.   Compliance with the provisions of this
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c. Re-use of Minimum Assured Development Area (MADA) Prohibited -

1. Once a site has been developed based on the provisions of this Chapter, no
increase in the MADA shall be permitted.  Development may occur in phases
and portions of sites may be developed.  However, the total MADA shall not
exceed that allowed for the site as a whole.  Sites which have used the
MADA provisions shall be graphically outlined on the Official Zoning Map and
monitored in the City’s Permit Plan tracking system.

2. Once annexed, any County development on a site that occurred prior to
Annexation shall be included as part of and not in addition to the MADA
calculations allowed by this Chapter.  

d. Effects of Underground Utility Projects on Minimum Assured Development
Area (MADA) - The following improvements shall not be counted as development
against the  MADA for a site:

1. Underground utility projects that have been or are proposed to be
constructed in accordance with the Corvallis Capital Improvement Program
(CIP) process; and 

2. Areas planted with native species as mitigation for the construction impacts
in “1,” above.

Section 4.11.40 - Submittal Requirements for Determining Minimum Assured
Development Area  

Proposals for development of properties containing Natural Resources and Natural
Hazards identified in Chapter 2.11 - Floodplain Development Permit, Chapter 4.5 -
FloodplainNatural Hazard and Hillside Development Provisions, Chapter 4.12-
Significant Vegetation Provisions, and/or Chapter 4.13 - Riparian Corridor and
Wetland Provisions, and/or Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions, shall contain the following information:

a. Description of the land on which the proposed development is to take place,
including address, lot, block, tract, Assessor’s Map and Tax Lot number, or
similar description;
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6. Acreage of Wetland mitigation areas required to allow construction of
the publicly dedicated road improvements in “5,” above, to and
through the site.  The Wetland mitigation area acreage is limited to
that specifically needed for the extra-capacity portion of the road
improvements, as described in “5,” above;

7. Acreage of on-site and off-site Wetland mitigation areas not already
covered in “6,” above, and identification of where any off-site
mitigation acres will be located;

8. Acreage and percentage of the site that is not constrained by “3,”
through “7,” above;

9. Minimum and maximum residential density calculations for the site;

10. Allowed Minimum Assured Development Area (MADA) in accordance
with Section 4.11.50, and proposed number of dwelling units for
Residential Uses;

11. Minimum Assured Development Area (MADA) in accordance with
Section 4.11.50, and proposed gross square footage of the
development for nonresidential Uses;

12. Acreage of the encroachment into each Natural Resource and Natural
Hazard protected in Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions; and the net cumulative area of the
encroachments; and

13. Acreage remaining of each of the protected Natural Resources and
Natural Hazards on the site.
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Section 4.11.50 - STANDARDS FOR MINIMUM ASSURED DEVELOPMENT AREA

4.11.50.01 - Natural Resources and Natural Hazards Coverage and
Unconstrained Area  - 

a. Determining Natural Resource and Natural Hazard Coverage - The
Natural Resources and Natural Hazards Coverage for a site is composed of:

1. The areas identified as Highly Protected Natural Resources and
Natural Hazards in Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside
Development Provisions;

2. The 25-ft. setback/buffer area of Partially Protected Riparian
Corridors;

3. Areas of Partially Protected Significant Vegetation, consistent with
Chapter 4.12 - Significant Vegetation Protection Provisions; and 

4. Areas that are not covered by Natural Resources and Natural
Hazards, but that cannot be accessed or served with public utilities
without encroaching into, or crossing over, protected Natural
Resources and Natural Hazards.

b. Determining Unconstrained Area  - The Unconstrained Area of a site is
that portion which is not included in the Natural Resources and Natural
Hazards coverage, as determined by the provisions of “a,” above.

4.11.50.02 - Calculation of the Base Minimum Assured Development Area
(MADA)

a. Residential Sites -The base Minimum Assured Development Area (MADA)
for a residential site shall be calculated by multiplying the acreage of the site
by the Minimum Assured Development Area (MADA) per acre as shown in
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b. Nonresidential Properties and Nonresidential Uses - Nonresidential
developments may use up to a 15 percent reduction in the development
standards for setbacks and minimum required parking spaces required by the
applicable zone where the development is located or proposed to be located.

4.11.50.04 – Priority of Encroachments into Protected Natural Resource and
Natural Hazard Areas

a. Encroachments shall be allowed only to the minimum extent necessary to
achieve the MADA.  

b. All unconstrained lands shall be used before encroachments can occur, with
the exception of areas described in Section 4.11.50.01.b.  

c. Order of Encroachments - Encroachments shall occur sequentially into the
areas of protected Natural Resources and Protected Natural Hazards based
upon the priorities presented below, with encroachments into areas identified
in Section 4.11.50.04.c.1 first, and Section 4.11.50.04.c.2.l last.
Encroachments into areas described in each subsection shall also occur in
the order presented, starting from the top of each list.

1. Access Encroachments -  Encroachments are allowed to provide
access to areas that do not contain Natural Resources and Natural
Hazards as defined in Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions, Chapter 4.12 - Significant Vegetation Protection Provisions
and Chapter 4.13 - Riparian Corridor and Wetland Provisions, and
Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions, where such areas cannot be accessed and/or served with
public utilities without encroaching into or crossing over the protected
Natural Resources and Natural Hazards.  Such access
encroachments shall meet the following standards:

a) The access encroachment area shall be less than 25 percent
of the non-constrained area being accessed via the access
encroachment, unless “b,” below applies;
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b) The access encroachment area for an access
driveway/roadway may be increased to 35 percent of the non-
constrained area being accessed, if necessary to meet the
maximum slope standards listed in Chapter 4.514 -
LandslideNatural Hazard and Hillside Development Provisions;

c) Access roadways/driveways shall provide shared access to the
lots/parcels being developed; and

d) The access roadway serving four or more residential
lots/parcels, six or more dwelling units, and/or any
nonresidential sites shall use the minimum allowed street width
with sidewalks on both sides, no landscape strips, and no on-
street parking.

2. Development Encroachments -

a) Partially Protected Significant Vegetation, in addition to that
already allowed in Chapter 4.12 - Significant Vegetation
Protection Provisions; 

b) Highly Protected Significant Vegetation;

c) Highly Protected 100-yr. Floodway Fringe areas.  However, all
such development shall comply with Section 4.5.100 -
Standards in Partial Protection Floodway Fringe.  See Sections
4.5.20.03, 4.5.90.05, and 4.5.100.03;

d) Proximate Wetlands - Jurisdictional Wetlands associated with
Riparian Corridors, including Wetlands not determined to be
Locally Significant;

e) Protected Locally Significant Wetlands;

f) Protected Locally Significant Wetlands of Special Concern;

g) Riparian Corridors of the Marys River and the Willamette River;
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h) Riparian Corridors of local Streams with a corridor width of 100
ft. from Top-of-bank on each side of the stream, as shown on
the Riparian Corridors and Wetlands Map;

i) Riparian Corridors of local Streams with a corridor width of 75
ft. from Top-of-bank on each side of the stream, as shown on
the Riparian Corridors and Wetlands Map;

j) Riparian Corridors of local Streams with a corridor width of 50
ft. from Top-of-bank on each side of the stream, as shown on
the Riparian Corridors and Wetlands Map;

k) The 25-ft. setback/buffer within Partially Protected Riparian
Corridors shown on the Riparian Corridors and Wetlands Map,
but not in a manner that conflicts with Section 4.11.50.05.c;
and then

l) Areas with existing landslides, consistent with the development
standards contained in Chapter 4.514 - LandslideNatural
Hazard and Hillside Development Provisions.

3. Allowance under these provisions for development to encroach into
otherwise protected Natural Resources and Natural Hazards does not
remove the necessity that development shall comply with all other
standards of this Code.

4.11.50.05 – Encroachments into High Risk/Impact Natural Resources and
Natural Hazards

a. Some Natural Resources and Natural Hazards present such high risks to life
and property, or are of such high importance to the protection of water
quality, that encroachments are not appropriate for areas containing these
Natural Resources and Natural Hazards, even to provide a Minimum Assured
Development Area. Regardless of the area or percentage of a particular lot
or parcel covered by the High Risk/Impact Natural Resources and Natural
Hazards, no encroachments shall be permitted within them, except as
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provided in Chapter 2.11 - Floodplain Development Permit, Chapter 4.5 -
FloodplainNatural Hazards and Hillside Development Provisions, and
Chapter 4.14 - Landslide Hazard and Hillside Development Provisions.  

b. All development in the Natural Resources and Natural Hazards listed in “c,”
below, shall be limited to the specific land uses, development requirements,
and exceptions listed in Chapter 2.11 - Floodplain Development Permit,
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions,
Chapter 4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13
- Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.

c. High Risk/Impact Natural Resources -

1. Slopes of 35 percent or greater;

2. Landslide Debris Runout Areas, unless allowed by Section
4.14.604.5.70;

3. 0.2-ft. Floodway; and

4. Less than five ft. from the Top-of-bank in Riparian Corridors.

Section 4.11.60 – VARIATIONS

Except as limited by provisions in Chapter 2.11 - Floodplain Development Permit, Chapter
4.5 - FloodwayNatural Hazard and Hillside Development Provisions, Chapter 4.12 -
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor and
Wetland Provisions, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions, 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.  However, in no case shall an increase in the Minimum Assured
Development Area be permitted.
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CHAPTER 4.13 
RIPARIAN CORRIDOR AND WETLAND PROVISIONS

Section 4.13.10 - PURPOSES

These provisions are intended to protect and preserve Significant Riparian Corridors and
Wetland areas within the City of Corvallis.  They are intended to protect open, natural
Streams, drainageways, Special Flood Hazard AreasFloodplains, and Wetlands as integral
parts of the City environment.  These provisions are also intended to maintain both the
hydrological and biological functions of  open drainageways, Special Flood Hazard
AreasFloodplains, and Wetland systems in accordance with the Corvallis Stormwater
Master Plan; OAR Chapter 660, Division 23, the Administrative Rule that implements
Statewide Planning Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural
Resources; and other state and federal regulations, including Statewide Planning Goal 6 -
Air, Water, and Land Resources Quality.  In order to assist in the furtherance of these
purposes, where not required, open space tracts are encouraged  within  areas designated
as Natural Resources or Natural Hazards on the Comprehensive Plan and Official Zoning
Maps.

a. These provisions are necessary in order to: 

1. Manage stormwater drainage; 

2. Accommodate increases in runoff volume resulting from urbanization;

3. Moderate increases in peak flows resulting from urbanization;

4. Minimize drainageway and other maintenance costs;

5. Protect properties adjacent to drainageways; 

6. Improve surface and groundwater water quality; and 

7. Protect Riparian Corridor and Wetland plant and animal habitats.

b. Consistent with the Corvallis Comprehensive Plan, these provisions are also
intended to: 

1. Minimize harm to natural systems from their use as a stormwater facility; 

2. Maintain the Properly Functioning Conditions of Stream and Wetland
systems;
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3. Preserve hydrological conveyance and storage capacity; 

4. Provide for infiltration and groundwater recharge;

5. Allow for natural channel lateral migration and bank failure; 

6. Allow for channel widening and other channel modifications that result from
changes in hydrology from urban development; 

7. Provide proper shading of the Stream to maintain or improve water quality;

8. Allow for a vegetative management strategy that encourages native riparian
species; 

9. Provide a pollutant filtering zone for surface runoff; 

10. Allow for natural Stream processes to minimize Stream channel, bank, and
corridor maintenance needs; 

11. Buffer urban uses from Stream processes; 

12. Provide a source for large woody debris; and

13. Preserve the 0.2-ft. Floodway.

Section 4.13.20 - APPLICABILITY

These provisions apply to Significant Riparian Corridor and Wetland areas, as mapped on
the Corvallis Riparian Corridors and Wetlands Map.  However, state and federal Wetland
and riparian regulations will continue to apply to Wetland and Riparian Corridor areas within
the City, regardless of whether or not they are mapped on the Corvallis Riparian Corridors
and Wetlands Map.  Nothing in these regulations should be interpreted as superceding or
nullifying state or federal requirements. 

Section 4.13.30 - GREATER RESTRICTIONS

This Chapter is not intended to repeal, abrogate, or impair any existing easements,
covenants, or deed restrictions.  However, where this Chapter and any other ordinance,
easement, covenant, or deed restriction conflict or overlap, whichever imposes the more
stringent restrictions shall prevail.  It is likely that there will be some overlap between the
regulations in this Chapter and those in Chapter 2.11 - Floodplain Development Permit and
Chapter 4.5 - FloodplainNatural Hazard and Hillside Development Provisions, which
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regulates development in Natural Hazard areas, including the 100-year Floodplain (Special
Flood Hazard Area).  Where two regulations are in conflict, the most stringent shall govern.
 
Section 4.13.40 - PROCEDURES

Compliance with the provisions of this Chapter shall be determined through the
development review processes identified in Section 1.2.110 of Chapter 1.2 - Legal
Framework, through the Building Permit or construction permit review processes, or on a
complaint basis through applicable sections of the Municipal Code.  Applications for
Building Permits or other permits for structures and other development activities on sites
containing Significant Riparian Corridors or Wetland areas shall be submitted and reviewed
to assure that Riparian Corridors and Wetland areas are appropriately protected before any
permits are issued or before improvements, excavation, grading, construction, or
development begin.

Application - When development is proposed on a property containing or abutting a
Significant Riparian Corridor or Wetland area, an application shall be submitted that
accurately indicates the locations of these Natural Resources and the location of any
proposed development.  The application shall contain a description of the extent to which
any Special Flood Hazard AreaFloodplain, Watercourse, or Wetland is proposed to be
altered or affected as a result of proposed development and shall include the information
in “a,” and “b,” below.

a. For Properties Adjacent to or Containing Drainageways -

1. Surveyed Site Map - Prepared by a licensed surveyor or civil engineer,
depicting two-ft. contour intervals and the location on the subject property of:

a) All Watercourses such as rivers, Streams, ponds, other drainageways,
and natural swales; 

b) Top-of-bank.  See Chapter 1.6 - Definitions; 

c) Appropriate Riparian Corridor width(s), as indicated on the City’s
Riparian Corridors and Wetlands Map.  Measured from Top-of-bank
and including the Base Riparian Corridor Widths as described in Table
4.13-1 - Base Riparian Corridor Widths, plus any expanded width
required to address Riparian-related Areas.  Base Riparian Corridor
Widths in Table 4.13-1 - Base Riparian Corridor Widths are
established by the size of the drainage basin of each portion of a
Stream.
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1) Riparian-related Areas - 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. 

2) Base Riparian Corridor Widths - Base Riparian Corridor Widths
shall be taken directly from the Riparian Corridors and
Wetlands Map and shall be measured from Top-of-bank. 

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
Natural Features Inventory and shown
on the Riparian Corridors and
Wetlands Map

Base Riparian Corridor Width -
Riparian Corridors may be required to
be expanded to address Riparian-
related Areas

Less Than 20 Acres 50-ft. Riparian Corridor

20 to 160 Acres 75-ft. Riparian Corridor

More Than 160 Acres 100-ft. Riparian Corridor

Willamette River, Marys River and Their
Channels (e.g Boone’s Slough)

120-ft. Riparian Corridor

Note: When a Stream segment is inventoried as part of a Wetland, and a Wetland
Delineation reduces the dimensions of the Wetland area surrounding the Stream, in
no case shall the Riparian Corridor width of that Stream be reduced below the
appropriate width stated above.

d) Appropriate Riparian Easement Width(s), as described in  Section
4.13.70.

e) Existing and proposed development, including areas of fill, excavation,
Stream or Wetland crossings, altered vegetation, etc. 

2. Location of the Stream’s 0.2-ft. Floodway, Special Flood Hazard
AreaFloodplain, and All Proximate Wetlands, Consistent with the Application
Requirements in Sections 4.5.50.02, 4.5.50.03, and 4.5.50.04 - The location
of the Floodway and Special Flood Hazard AreaFloodplain shall be
consistent with the mapped areas on the Flood Insurance Rate Map (FIRM),
unless the FIRM conflicts with field conditions or does not map the boundary
in a specified location, in which case the Floodplain Administrator or
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designeeCity Engineer shall make a determination consistent with Sections
4.5.20.01.b, 4.5.50.03.p, 4.5.60.01, and 4.5.60.024.5.50.04.  The location of
Proximate Wetlands may be taken directly from the City’s Riparian Corridors
and Wetlands Map, or the applicant may provide a Wetland Delineation that
has been accepted by the Department of State Lands to precisely locate the
Wetland area(s); 

3. Topographic lines indicating two-ft. contour levels of both existing and
proposed conditions.  The existing two-ft. contour levels may be obtained
from the City’s database, or the applicant may provide a surveyed drawing
prepared by a licensed surveyor or civil engineer;

4. Land uses within 100 ft. of the Watercourse edge;

5. Title block, including related development and Stream names, as applicable;

6. North arrow and illustrated scale;

7. Date(s) of field check(s), if any; and

8. Sources of information such as national, state or local soil survey maps; the
City’s Natural Hazards, Riparian Corridors and Wetlands, Significant
Vegetation, Comprehensive Plan, and/or Official Zoning Maps; date and
scale of aerial photos, etc.

b. For properties containing Wetlands, as indicated on the Corvallis Local
Wetland Inventory Map -  The submittal materials listed below are required.
Additionally, all applications will be reviewed to determine that all necessary permits
have been obtained or will be obtained from those federal, state, or local
governmental agencies that require prior approval.  

1. Site Plan - A site plan that graphically depicts: 

a) All Wetland boundaries, as indicated on the Corvallis Local Wetland
Inventory Map;

b) A 25-ft. setback/buffer around the upland edge of locally and non-
locally protected Wetlands, as mapped on the City’s Local Wetland
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10. Wetland mitigation sites approved by DSL or proposed for approval by DSL,
as applicable.

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, The Special Flood Hazard
Area100-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
2.11 - Floodplain Development Permit and Chapter 4.5 - FloodplainNatural 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;
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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 (Special
Flood Hazard Area);

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.  Non-
native, 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 Riparian-
related 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
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 bio-
engineering 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
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new trees shall be staked and protected by rodent-proof
fencing, as specified by the Public Works Department; 

  
2) In areas that do not meet the riparian shrub coverage portion

of the under story requirement outlined in “a,” above, riparian
shrubs shall be planted and maintained to provide the required
50 percent coverage within five years.  The minimum planting
size for the riparian shrubs shall be one gallon or 18 in. live
stakes.  All new shrubs shall be mulched with three in. of bark
chips, extending one ft. from the drip line of the shrub or
around the live stake or live stake bundle.  All new shrubs shall
also be irrigated and maintained for a period of five years to
ensure establishment.  

3) In areas that do not meet the groundcover coverage portion of
the under story requirement outlined in “a,” above, groundcover
shall be maintained or planted to provide a minimum of 90
percent total coverage of shrubs and ground covers within five
years.  The minimum planting size shall be one gallon.  Ground
covers shall be mulched with three in. of bark chips and
irrigated for a period of five years to ensure establishment.

3. For properties along the Willamette River, any re-vegetation within the
Willamette River Greenway (WRG) shall be determined through the WRG
Conditional Development review process and shall be based upon the
procedures and criteria contained in Chapter 2.3 - Conditional Development
and Chapter 3.30 - Willamette River Greenway (WRG) Overlay.  However,
for Riparian Corridor areas of the Willamette River Greenway that are subject
to the provisions of this Chapter, and are preserved as part of the Conditional
Development process, such preserved portions of Riparian Corridors shall
be subject to the re-vegetation standards contained in section “2.b,” above.

e. Subdivisions, Land Partitions, and Property Line Adjustments - For properties
with Natural Resources or Natural Hazards subject to Chapter 2.11 - Floodplain
Development Permit, Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, Chapter 4.12 - Significant Vegetation Protection
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions, or Chapter
4.14 - Landslide Hazard and Hillside Development Provisions, no Subdivision,
Partition, or Lot Line Adjustment shall create new lots or parcels unless:

1. Each new and remaining lot or parcel contains an area unconstrained by
Natural Resources or Natural Hazards; and 
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enhances Stormwater, and Floodplain Functions.  Under no circumstances
shall a relocated building be located within 15 ft. of Top-of-bank.  

Alterations of structures along the Willamette River may be subject to the
Willamette River Greenway Conditional Development Permit requirements
in Chapter 2.3 - Conditional Development and Chapter 3.30 - Willamette
River Greenway (WRG) Overlay.  

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 (Special
Flood Hazard Area);

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.  Non-
native, Invasive, and/or Noxious Vegetation is defined in Chapter 1.6 -
Definitions.  

2. Exceptions as outlined in sections 4.13.50.b.2 through 4.13.50.b.7.

c. Residential Setback Reduction - 

1. The following setback reductions are allowed for property zoned Low Density
Residential and containing Partially Protected Riparian Corridors.  The
setback reductions shall apply to:

a) Redevelopment in which all structures are removed from the 25-ft.
setback/buffer area; and 

b) New development on vacant properties in which no structures are
placed within the 25-ft. buffer area.  
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b. Minimizing Impacts of Development -

1. The drainageways within the City are intended to function as a
wholistic natural system that includes both Fish-bearing Streams and
other Streams whose flow is recognized to have direct impacts on
these Fish-bearing Streams.  The City intends to manage stormwater
from development in a manner that maintains or improves the
Properly Functioning Conditions of the Streams utilized for stormwater
discharge. 

2. Requiring of Easements - 

a) Reasons for Requiring Easements - 

1) To ensure that negative impacts to the system in “a,”
above, are minimized; 

2) To accommodate and maintain the natural hydrological
functions and processes; and 

3) To provide and maintain adequate stormwater facilities.

 b) When the Granting of an Easements is Required - 

1) For new development, expansion of existing
development, or redevelopment proposed on land
abutting or containing an open, natural drainageway. 

2) The granting of this easement shall be under the
conditions described in Section 4.13.70.02, below,  over
lands suitable for conveying storm waters and for
maintaining and operating an effective open
drainageway system.

3. The easement required by “2,” above, is intended to satisfy the
purposes cited in Section 4.13.10, as well as the stormwater
management purposes identified in Chapter 2.11 - Floodplain
Development Permit and Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions; and shall be reviewed and approved
by the City Engineer or Floodplain Administrator or designee, as
appropriate. 
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 d. Easement Widths - When an easement is required, the appropriate width
shall be as described in “1,” through “5,” below.  However, in no case shall
riparian easements include areas containing existing buildings that are
intended to remain, nor shall easements include development area assured
under “4,” below. 

For areas with Riparian Corridors, as designated on the City’s Riparian
Corridors and Wetlands Map, the associated easement width and
requirements shall be as follows:

1. Measurement and Separate Tract - Easement areas shall be
measured from Top-of-bank, as indicated from a submitted
topographic survey, and shall be placed in a separate tract. 

2. Easement Width - When an easement is required, the  appropriate
width shall be as outlined in Table 4.13-2 - Easement Width, except
as modified by the provisions in “3,” through “5,” below.

Table 4.13-2 
Easement Width

Riparian Corridor Areas Mapped on the
Riparian Corridors and Wetlands Map

Required Easement Area 
--To be Placed in Separate Tracts  

All Partially Protected Stream Corridors Drainage channel + 25 ft. from Top-
of-bank; or
The boundary of the 0.2-ft. Floodway,
whichever is greater2

Highly Protected Riparian Corridors along the
Willamette and Mary’s Rivers

Drainage channel + 75 ft. from Top-
of-bank; or
The boundary of the 0.2- ft.
Floodway, whichever is greater2

All other Highly Protected Riparian Corridors Drainage channel + 50 ft. from Top-
of-bank; or
The boundary of the 0.2-ft. Floodway,
whichever is greater2
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Note: The area between the outer edge of the easement boundary and the outer
edge of the Riparian Corridor is regulated by sections 4.13.50 and 4.13.60.

3. If the 0.2-ft Floodway boundary, as determined by maps on file with
the Floodplain Administrator or designeeCity Engineer, ext ends
beyond the required width as specified in “2,” above, additional
easement width shall be provided as needed to encompass the
Floodway.

4. If, through the provisions of Chapter 4.11 - Minimum Assured
Development Area (MADA), it is determined that encroachment into
a Riparian Corridor area is necessary to allow for utilization of the
Minimum Assured Development Area, any associated easement
requirement shall be relaxed to the extent necessary to allow for the
minimum necessary encroachment into the resource area.

5. Easement widths wider than required in “2," above, may be accepted
to cover the full Riparian Corridor, as determined per Section
4.13.40.a.1.  

Section 4.13.80 - STANDARDS FOR PROPERTIES WITH WETLANDS

a. The City’s Riparian Corridors and Wetlands Map identifies two types of
Wetlands within the City -  

1. Locally Protected Wetlands; and 

2. Non-locally Protected Wetlands.  

b. All Wetlands are identified in the City’s adopted Local Wetlands Inventory Map.  The
Inventory includes all Wetlands within the Urban Growth Boundary that are at least
0.5 ac. in size, whether isolated, within Riparian Assessment Areas, or within wildlife
habitat assessment areas.  

c. The methodology for identifying the Wetlands was taken from the Oregon
Department of State Lands’ (DSL) Administrative Rules.  The Oregon Freshwater
Assessment Methodology (OFWAM) was utilized to assess whether or not a
Wetland met the state criteria for a Locally Significant Wetland (LSW).  Once a list
of Locally Significant Wetlands is identified, a local jurisdiction is able to apply
additional local regulations to those LSWs, if it is deemed appropriate.  
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accordance with ORS 227.350, as amended, the applicant shall be responsible for
notifying DSL and the Corps of Engineers whenever any portion of any Wetland is
proposed for development.  

No application for development will be accepted as complete until documentation
of such notification is provided, and no site development permits, such as Grading
and Excavation Permits, Public Improvements by Private Contract Permits (PIPC),
and Building Permits, shall be issued until the City has received verification of DSL
and Corps of Engineers approval for development on the subject site.  Non-locally
Protected Wetlands are shown on the City’s Local Wetlands Inventory Map.  

4.13.90 - MAP REFINEMENTS

4.13.90.01 - Map Refinements Defined - Map Refinements are adjustments made
through professional analyses to refine the actual boundaries of some Natural
Resources and Natural Hazards.  Map Refinements must be made in accordance
with the provisions in Chapter 4.5 - FloodplainNatural Hazard and Hillside
Development Provisions, and Chapter 4.13 - Riparian Corridor and Wetland
Provisions, and Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions., and The Map Refinements governed by this chapter are specifically
allowed to determine the location and extent of the:  

a. 0.2-ft. Floodway; 

b. 1.0-ft. Floodway, in accordance with FEMA regulations; 

c. 100-year Floodway Fringe, in accordance with FEMA regulations; 

d. Landslide Hazard areas; 

e. Slopes; 

af. Top-of-bank of Streams and rivers; 

bg. Riparian Corridors, once Top-of-bank is accurately determined; and

ch. Wetlands, through delineations approved by the Oregon Department of State
Lands.  
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4.13.90.02 - Map Refinements Provisions -

Map Refinement provisions for Top-of-bank, and Riparian Corridor and wetland
boundaries are outlined below.  Map Refinement provisions for the 0.2-foot
Floodway,  the 1.0-ft. Floodway, and  the 100-year FloodplainFloodway Fringe are
outlined in Chapter 4.5 - FloodplainNatural Hazard and Hillside Development
Provisions.  Map Refinement provisions for Landslide Hazard areas and slopes are
outlined in Chapter 4.14 - Landslide Hazard and Hillside Development Provisions.
Map Refinements are also adjustments to resolve registration issues that may occur
between different GIS layers or maps.

a. Top-of-bank and Riparian Corridor Boundaries - Riparian Corridor
Boundaries and widths are as noted on the Riparian Corridors and Wetlands
Map.  They are measured with respect to Top-of-bank.  The precise Top-of-
bank is determined in the field by a licensed civil engineer.  The civil engineer
determines the location of Top-of-bank using two-ft. contour intervals and
using the methodology cited in the definition for Top-of-bank in Chapter 1.6 -
Definitions.  The two-ft. contour intervals must be surveyed by a licensed
surveyor or civil engineer.  The outer bounds of the Riparian Corridors is
determined by measuring from the precise location of Top-of-bank, using the
widths specified on the Riparian Corridors and Wetlands Map.  The
boundaries must then be surveyed by a licensed surveyor or civil engineer
and mapped using two-ft. contours.  

b. Wetland Boundaries - Wetland boundaries must be determined by one of
the following two methods:

1. Using the Corvallis Local Wetland Inventory Map, in which case a 25-
ft. setback/buffer must be added to the upland edge of the wetland; or

2. Using an established and unexpired wetland delineation accepted and
approved by the Department of State Lands (DSL), in which case, no
setback/buffer is required from the upland edge of the wetland.

4.13.90.03 - Map Refinement Procedures - 

Adjustments to maps consistent with the provisions of Section 4.13.90.01 and
Section 4.13.90.02, above, are considered to be Map Refinements and may be
Ministerially adjusted on the relevant maps, with no land use process required other
than a demonstrated adherence to the provisions of Section 4.13.90.01 and Section
4.13.90.02.
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4.13.100 - MAP CORRECTIONS

No Zone Change or Comprehensive Plan Map Amendment shall be required to accomplish
Map Corrections approved in accordance with the provisions outlined in this Section.

a. Decisions regarding Map Correction requests shall be made by the Community
Development Director, as specified in Section 4.13.100.01 and Section 4.13.100.02,
below.  Upon approval of a Map Correction request, the Director shall ensure that
changes are reflected in the City’s affected maps and databases.  Notice of such
Map Correction shall be provided to decision-makers as outlined in Section
4.13.100.b, below

b. When requests for five Map Corrections on any Natural Hazard or Natural Resource
for which a Map Correction is allowed have been submitted to and decided upon by
the Community Development Department Director, or approximately twice a year,
whichever is sooner, the Map Correction requests shall be summarized in an
informational memo for decision-makers so that they may review them for tracking
purposes in accordance with Comprehensive Plan Policy 4.2.6.  This memo shall
be shared with the Corvallis Planning Commission and City Council for Map
Correction requests on lands within the City limits; and with the Corvallis and Benton
County Planning Commissions, the Corvallis City Council, and the Benton County
Board of Commissioners for Map Correction requests on lands within the Urban
Fringe. 

4.13.100.01 - Map Corrections Defined

A Map Correction is not the type of adjustment described in the Map Refinement
provisions of Section 4.13.90 above.  A Map Correction is, however, an actual
correction to maps referencing Natural Hazards or Natural Resources other than
Significant Vegetation areas, where it is found that the map depiction does not
reflect the Natural Features Inventory.  As the Natural Features Inventory (NFI) was
the basis for developing the City’s maps that reference Natural Hazards and Natural
Resources, a correction to the NFI for Natural Hazards or Natural Resources other
than Significant Vegetation areas could result in a correction to the related maps.
These maps include the Comprehensive Plan Map, Local Wetlands Inventory Map,
Official Zoning Map, Natural Hazards Map, or Riparian Corridors and Wetlands Map.
 

Map Correction provisions for Riparian Corridor widths and Wetland boundaries are
outlined below.  Map Correction provisions for the 100-year Floodplain and
Landslide Hazards are outlined in Chapter 4.5 - FloodplainNatural Hazard and
Hillside Development Provisions.  Map Correction provisions for Landslide Hazard
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Areas are outlined in Chapter 4.14 - Landslide Hazard and Hillside Development
Provisions.

a. Riparian Corridor Widths - Riparian Corridor boundaries may be refined
through the Map Refinement procedures outlined in Section 4.13.90, above.
Riparian Corridor widths used to determine the boundaries were developed
using information from the Natural Features Inventory regarding the amount
of acres drained within specified areas, and then appropriate corridor widths
were applied to the Riparian Corridors and Wetlands Map.  The relationship
between the areas drained and the different Riparian Corridor widths is
contained in Table 4.13-1 - Base Riparian Corridor Widths.   If an error is
discovered in the mapping portrayal of the information contained within the
Natural Features Inventory, a Mapping Correction may be requested.  

b. Wetland Boundaries - Wetland boundaries may be refined through the Map
Refinement procedures outlined in Section 4.13.90, above.  However, if it can
be scientifically demonstrated that an error exists in the translation of the
Natural Features Inventory Information to the associated City Maps, then a
Mapping Correction may be requested. 

4.13.100.02 - Map Corrections Procedures -

a. Riparian Corridor Widths - Map Correction requests to Riparian Corridor
widths indicated by the mapping portrayal of the information contained within
the Natural Features Inventory shall be accomplished as outlined in this
Section.

If a property owner or property owner’s legal representative provides the
Community Development Department Director with the items listed in “1,”
below, a request to revise the Riparian Corridor width indicated on the
Riparian Corridors and Wetland Map and other affected maps may be
considered as outlined in “2,” and “3,” below.

1. Documents identifying the specific reach of Riparian Corridor in
question, and the specific information in the Natural Features
Inventory that the property owner believes has not been accurately
translated to the Riparian Corridors and Wetlands Map and related
other City maps. 

2. If review of the items in “1,” above indicate that a mapping error has
occurred, then the Director shall ensure that the appropriate changes
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NEW LANDSLIDE HAZARD AND HILLSIDE DEVELOPMENT
PROVISIONS CHAPTER.  THESE LANDSLIDE HAZARD AND

HILLSIDE DEVELOPMENT PROVISIONS WERE IMPORTED FROM
THE CURRENT CHAPTER 4.5 WHICH IS CHANGING FROM

“NATURAL HAZARD AND HILLSIDE DEVELOPMENT PROVISIONS”
TO “FLOODPLAIN PROVISIONS.”  THE DOUBLE UNDERLINE AND

STRIKE-OUT FONTS USED BELOW INDICATE THE CHANGES FROM
THE CURRENT CHAPTER 4.5.

CHAPTER 4.54.14
NATURAL HAZARD AND LANDSLIDE HAZARD AND HILLSIDE

DEVELOPMENT PROVISIONS

Section 4.514.10 - PURPOSES - NATURAL HAZARD AND LANDSLIDE HAZARD  AND
HILLSIDE DEVELOPMENT PROVISIONS

Without establishing any priority, the purposes of this Chapter are intended to:

a. Protect human life, health, and propertyReduce flood damage and loss of life in
areas subject to periodic flooding;

b. Reduce damage and loss of life from other the Natural Hazards, including of steep
slopes, landslide risk areas, and landslide-related risk areas; 

c. Implement the landslide hazard and hillside development requirements of Statewide
Planning Goal 7 - which relates to Areas Subject to Natural Disasters and Hazards;

d. Implement the landslide hazard and hillside provisions in Article 4 of the
Comprehensive Plan; and

d. Implement some of the land use aspects of the City’s Stormwater Master Plan, as
well as some aspects of the City’s Endangered Species Act Salmon Response Plan;

e. Through Floodplain regulation, contribute to the Properly Functioning Condition of
Streams and rivers and address, in part, the water quality aspects of Statewide
Planning Goal 6; 

f. Manage stormwater drainage in a manner that:  

1. Maintains the Properly Functioning Conditions of Streams; 
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2. Provides for the conveyance and temporary storage of floodwater; 

3. Reduces floodwater velocity; 

4. Facilitates sediment deposition in the Floodplain;  

5. Provides an opportunity for groundwater recharge; and 

6. Promotes other Stormwater and Floodplain functions.  

These provisions are also intended to minimize maintenance costs, eliminate
potential hazards before they occur, and protect properties and persons adjacent
to drainageways and to other Natural Hazard areas;

g. Implement requirements for the City’s participation in the National Flood Insurance
Program, including the Community Rating System;.

e. In order to assist in the furtherance of these purposes, where not required, creation
of open space tracts is encouraged within areas designated as Natural Resources
or Natural Hazards on the Comprehensive Plan and Official Zoning Maps.

Section 4.514.20 - APPLICABILITY

4.514.20.01 - Which Natural Hazards that are Subject to this Chapter -

a. These provisions apply to:

1. Public and private properties in the 100-year Floodplain of rivers and
local Streams;

21. Areas with slopes equal to or greater than 10 percent; 

32. High landslide risk areas; 

43. Existing landslide areas; and

54. Landslide debris run-out areas.  

b. Mapping of Natural Hazards -

1. Natural Hazards Map - The Natural Hazard areas in “a,” above, are
mapped on the Corvallis Natural Hazards Map.  

The Flood Insurance Study for the City of Corvallis, dated July 2,
1984, and any revisions thereto, with accompanying Flood Insurance
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Rate Maps (FIRM) and Flood Boundary & Floodway Maps of
Corvallis, Oregon, dated January 3, 1985, and any revisions thereto,
are the basis for establishing areas of special flood hazard (100-year
Floodplain) and are hereby adopted by reference and declared to be
part of this Ordinance.

2. Exclusion of Corvallis Fault Line and Liquifaction Soils - Hazards
associated with the Corvallis Fault Line and liquefaction soils are not
addressed as part of this Code.  Hazards associated with the Corvallis
Fault Line, and with fault lines in general, are difficult to anticipate.
This is in part because the Fault has not been precisely mapped and
in part because other faults may exist in the area which are not yet
known.  The hazards posed by liquefaction soils can be addressed by
the application of more stringent building construction requirements.
However, the City will have a map(s) available for informational
purposes to show the approximate location of the Corvallis Fault Line
and the location of liquefaction soils.  These hazards may need to be
addressed per the requirements of the adopted Building Code and/or
per the recommendations of geologic studies, etc.  

4.514.20.02 - Coordination with Building Codes and Greater Restrictions

a. Coordination with Building Codes - Pursuant to the requirement
established in ORS 455 that the City of Corvallis administers and enforces
the State Building Codes, the City Council of the City of Corvallis does
hereby acknowledge that the State Building Codes contain certain provisions
that apply to the design and construction of buildings and structures located
in landslide hazard and hillside areas. Therefore, this ordinance is intended
to be administered and enforced in conjunction with the State Building
Codes.

b. Greater Restrictions - This Chapter is not intended to repeal, abrogate, or
impair any existing easements, covenants, or deed restrictions.  However,
where this Chapter and any other ordinance, easement, covenant, or deed
restriction conflict or overlap, whichever imposes the more stringent
restrictions shall prevail.

4.514.20.03 - Exceptions

Chapter 4.11 - Minimum Assured Development Area (MADA) explains how
Minimum Assured Development Area (MADA) is determined.  If the application of
Natural Hazard regulations outside prohibited areas, or if the cumulative impact of
such Natural Hazard regulations and the application of the regulations in this
chapter, Chapter 2.11 - Floodplain Development Permit, Chapter 4.5 - Floodplain
Provisions, Chapter 4.12 - Significant Vegetation Protection Provisions and Chapter
4.13 - Riparian Corridor and Wetland Provisions would limit the developable portion
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of a property below the property’s MADA, then development will be allowed on the
property, to the degree necessary to achieve the MADA, as explained in Chapter
4.11 - Minimum Assured Development Area.  However, development is prohibited
in certain areas, regardless of MADA, as outlined in Section 4.11.50.05 of Chapter
4.11 - Minimum Assured Development Area.  

Section 4.514.30 - DISCLAIMER OF LIABILITY

The degree of flood and other Natural Hazard protection required by this Chapter is
considered reasonable for regulatory purposes and is based on scientific and engineering
considerations.  Larger floods and hazard events can and will occur on rare occasions.
Flood heights Landslide risks may be increased by man-made or natural causes.  Areas
impacted by other Natural Hazards may differ from those shown on the Corvallis Natural
Hazards Map.  This Chapter does not imply that land outside the landslide hazard areas
areas of special flood hazards or Uses permitted within such areas will be free from
flooding or flood damages landslides, nor does it imply that land outside of mapped hazard
areas will be free from damage or earth movement in a hazard event.  This Chapter shall
not create liability on the part of the City of Corvallis, any officer or employee thereof, or the
Federal Insurance Administration, for any flood damages or other hazard damages that
result from reliance on this Ordinance or any administrative decision lawfully made
hereunder.  Compliance with the minimum standards established by this Chapter is not
intended to relieve any private party from liability for the design or construction of
development which causes damage or injury by increasing flooding or aggravating an
existing and known hazard.

Section 4.514.40 - PROCEDURES

Compliance with the provisions of this Chapter shall be determined through the
development review processes identified in Section 1.2.110 of Chapter 1.2 - Legal
Framework.  Applications for Excavation and Grading Permits, Building Permits or other
permits for structures on sites containing the 100-year Floodplain or other Natural Hazard
areas, as defined in Section 4.514.20, shall be submitted and reviewed to ensure
compliance with specifications referenced herein; and to ensure that development is
reasonably safe from anticipated hazards.  Such applications for Excavation and Grading
Permits, Building Permits or other permits for structures also include those for needed for
Manufactured Dwellings.  Other development activities as described in this provision
include, but are not limited to, mining, dredging, filling, grading, paving, and excavating. 

a. Development Application - Development applications for all properties containing
or abutting a mapped Natural Hazard area shall accurately indicate the locations of
these features and the location of any proposed development.  Development
applications shall include Floodplain Development Permits, Excavation and Grading
Permits, Building Permits, Public Improvements by Private Contract Permits (PIPC),
and any land use application identified in Chapter 2.1 - Comprehensive Plan
Amendment through Chapter 2.14 - Partitions, Minor Replats, and Lot Line
Adjustments.  The Building Official, City Engineer, Floodplain Administrator, or
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Community Development Director may determine that the following information is
not necessary in conjunction with permits for work that would not exacerbate hazard
conditions in any way.  

b. Required Information, General - All such development applications shall include
the following information:   

1. A site plan showing the proposed development on the site, drawn to a
standard scale and including an illustrated scale for use in reductions;

2. Location of all proposed infrastructure necessary to serve the proposed
development.  Such infrastructure includes streets, driveways, water, sanitary
sewer, and storm drainage;

3. Land uses within 300 ft. of the subject property;

4. Title block;

5. North arrow and bar scale;

6. Date(s) of field check(s);

7. A grading plan, if grading is to occur, showing existing and finished contours
on the site, at two- ft. contour intervals;

8. Sources of information, such as national, state, or local soil survey maps; and
City maps such as Comprehensive Plan and Zoning Maps, the Natural
Hazards Map, the Significant Vegetation Map, the Riparian Corridors and
Wetlands Map; and date and scale of aerial photos, etc.; and

9. Any other submittal requirements identified for development in areas with
specific Natural Hazards, as specified in sSections 4.514.50, 4.514.60, and
4.514.70. 

Section 4.5.50 - STANDARDS FOR AREAS OF SPECIAL FLOOD HAZARD - 100
YEAR FLOOD PLAIN

(Entire Section Remained in Chapter 4.5 - Floodplain Provisions)
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Section  4.514.650 - STANDARDS FOR DEVELOPMENT IN STEEPLY SLOPED
AREAS  

4.514.650.01 - Purposes - Steeply Sloped Areas Provisions -  

It is the purpose of these regulations to:

a. Provide supplementary development regulations to underlying zones
to ensure that development occurs in such a manner that protects:

1. The natural and topographic character and identity of these areas;

2. Environmental resources;

3. The aesthetic qualities and restorative value of lands; and 

4. The public health, safety, and general welfare;

 b. Accomplish “a,” above, by ensuring that development does not create soil
erosion, sedimentation of lower slopes, slide damage, flooding problems,
and severe cutting or scarring; and

c. Encourage development that is responsive to natural topography and
allows for a reasonable use that complements the natural and visual
character of the City.  

4.514.650.02 - Applicability - 

Steeply sloped areas are identified on the Corvallis Natural Hazards Map.  The
Natural Hazards Map provides information regarding the location of steep slopes
on property within the Corvallis Urban Growth Boundary. 

a. The following standards regulate development on areas with slopes of 15
percent or greater, which are slopes identified as having a significant
hazard potential; 

b. In addition to these regulations, the Hillside Development standards in
Section 4.514.870 apply to development in areas with slopes of 10
percent or greater; and 

c. No portion of this Code shall preclude the Building Official’s authority to
require geotechnical reports and other analyses, as deemed necessary,
and in compliance with the City’s currently adopted Oregon Structural
Specialty Code.  All construction in these areas shall be subject to
currently adopted Oregon Structural Specialty Code requirements.
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4.514.650.03 - Topographic Mapping Requirements -

Applications for development on properties containing areas of 15 percent slope
or greater, as indicated on the Natural Hazards Map, shall include a topographic
map of the development site showing two-ft. contour intervals for the entire site. 
This information can be obtained from the Natural Hazards database, or the
applicant may submit a topographic survey prepared and stamped by a licensed
surveyor or civil engineer.  In either case, the topographic map shall include the
following information:  

a. The topographic map shall differentiate between the following slope
increments: 

1. equal to, or greater than 35 percent;  

2. equal to, or greater than 25 percent, but less than 35 percent; and 

3. equal to, or greater than 15 percent, but less than 25 percent.  

b. The topographic map shall also indicate the location of all existing and
proposed improvements on the development site, including existing and
proposed structures; driveways, parking areas, and other impervious
surface areas; and proposed retaining walls.  The topographic map shall
also generally indicate the location of existing trees and landscaping on
the development site.  

4.514.650.04 - Site Assessment - 

a. Site Assessments are required:

1. In conjunction with development proposals on areas with slopes of
15 percent or more; and

 2. For development in Landslide Hazard areas, as stipulated in
Section 4.514.760 of this Code;

b. The Site Assessment is an overview of site conditions, as well as a
professional evaluation of whether or not additional studies are needed
prior to development on a property.  The Site Assessment shall be
completed and stamped by either a Certified Engineering Geologist or by
a Licensed Civil Engineer, licensed in the Specialty of Geotechnical
Engineering.  At a minimum, the Site Assessment shall include the
following elements:

1. A field investigation of the site and vicinity;
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2. A discussion of geologic hazards, if any;

  
3. Suitability of the site for proposed development, from a geologic

standpoint;
  

4. If applicable, discussion of any unusual or extreme geologic
processes at work on the site, such as rapid erosion, Landslide
Hazard, flood hazard, rockfall, subsidence, debris run-out, or other
features;

  
5. A list of any geologic hazards that may affect the proposed land

use, including slope stability, debris flow, flooding, topography,
erosion hazard, shallow groundwater, springs, expansive soils,
subsidence, fault rupture, or any other geologic hazard discovered
by the investigation;

  
6. If applicable, an identification of any areas of the site recommended

to be avoided for human-occupied structures;
  

7. If necessary, identification of mitigation measures needed to
address any anticipated geologic problems;

  
8. A discussion regarding the need for follow-up studies that should

be conducted, such as engineering geotechnical reports, additional
subsurface exploration, or more extensive soil reports; and 

  
9. Feasibility of the site for the proposed development.   

4.514.650.05 - Geotechnical (Soils Engineering) Report Requirements - 

a. Geotechnical Reports are required:

1. In conjunction with development proposals in areas with slopes of
25 percent or greater;

2. When called for by a Site Assessment Report, in conjunction with
development proposals in Landslide Hazard areas as stipulated in
Section 4.514.760 of this Code; or 

3. At the discretion of the Building Official.  

b. A Geotechnical Report is intended to include:

1. Data regarding the nature, distribution and strength of existing soils;
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2. Conclusions and recommendations for grading procedures;

3. Design criteria for corrective measures, including buttress fill, when
necessary; and 

4. Opinion on the adequacy of the development site for the intended
use considering the proposed grading in relation to soils
engineering factors, such as slope stability.

c. When a Geotechnical Report is required by this Code, it shall comply with
the requirements for such reports, as prescribed in the Development
Services Division’s document, once developed, to be entitled
“Geotechnical Report Requirements.”     

d. It is the responsibility of the geotechnical engineer to provide a report and
appropriate design recommendations for existing site conditions and the
proposed development.  The Geotechnical Report shall be completed and
stamped by a Licensed Civil Engineer, licensed in the Specialty of
Geotechnical Engineering by the Oregon State Board of Engineering
Examiners.

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

Generally, development in these areas is strongly discouraged due to 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, Floodplain Development Permits, and Building Permit
submittals, shall be accompanied by a site assessment, geotechnical
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report, and any other report deemed necessary by the site assessment
report.  Reports shall meet the criteria identified in sections 4.514.650.04
and 4.514.650.05.  Development shall conform with all recommendations
and requirements established by these required reports.  

c. Compliance with Hillside Development Standards - Development shall
comply with the Hillside Development Standards in Section 4.514.870.

 
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 shall
be consistent with Section 4.2.20.l, 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 Arborist; 

2. Accommodation of development allowed under 4.514.650.06.a
above; or

3. Accommodation of a public or private utility for which permits have
been obtained. 

   4.514.650.07 - 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 slopes 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, Floodplain Development 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 4.514.650.04
and 4.514.650.05.  Development shall conform with all recommendations
and requirements established by these required reports.
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b. Compliance with Hillside Development Standards - Development shall
comply with the Hillside Development Standards in Section 4.514.870.

   4.514.650.08 - 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, Floodplain Development Permits, and Building Permit
submittals, shall be accompanied with a Site Assessment which meets the
criteria identified in Section 4.514.650.04.  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 4.514.650.05. 
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 4.514.870. 

Section  4.514.760 - STANDARDS FOR DEVELOPMENT IN LANDSLIDE HAZARD
AREAS - 

4.514.760.01 - Purposes - Standards for Development in Landslide Hazard
Areas - 

It is the purpose of these regulations to provide supplementary development
regulations to underlying zones to ensure that development occurs in such a
manner as to mitigate potential impacts from landslides in Corvallis.  Landslide
Hazard areas include High Landslide Risk areas, Existing Landslide areas, and
Landslide Debris Runout areas.  These areas are mapped on the Natural
Hazards Map.  The following regulations shall apply to development and other
activities in identified Landslide Hazard areas.  
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4.514.760.02 - Applicability - Except as provided under Section 4.514.760.03,
below, no person shall engage in any of the following regulated activities on
properties containing or abutting the Landslide Hazard areas designated on the
Corvallis Natural Hazards Map, unless it can be shown that the proposed activity
is located at least 500 ft. distant from any portion of the Natural Hazard area as
mapped on the Natural Hazards Map:

a. Excavation;

b. Fill;

c. Installation or construction of any accessory structure with a Building Code
occupancy classification other than “U;”

d. Construction, reconstruction, structural alteration, relocation or
enlargement of any building or structure for which permission is required
pursuant to this Code, or the adopted Building Code; and

e. Construction or expansion of utilities, streets, driveways, or other
accessways. 

4.514.760.03 - Site Assessment and Geotechnical Report Requirement - 

a. Applications for development on properties containing or abutting
identified Landslide Hazard areas, including land use applications,
Excavation and Grading Permits, Floodplain Development Permits, Public
Improvements by Private Contract Permits (PIPC), Building Permits, and
any other development permits, shall include a Site Assessment and
Geotechnical Report which meet the criteria identified in Sections
4.514.650.04 and 4.514.650.05.  In addition to the items identified in
Section 4.514.650.05, the Geotechnical Report shall specifically address
the presence, characteristics, and precise location of the identified
hazard(s) on the subject property which is/are depicted on the Natural
Hazards Map.  If other reports are called for by the Site Assessment,
these reports shall also be submitted.  

b. Prior to issuance of permits for any work on the development site, the
Building Official and/or City Engineer shall review the submitted Site
Assessment, Geotechnical Report, and any other required reports. 
Permits shall not be issued until the Building Official and/or City Engineer
approve the required reports.  Upon approval of these reports, permits for
construction activities may be issued, if they are in accordance with the
findings and recommendations of the reports.  Site inspections and
submitted permit materials shall demonstrate that all necessary measures
recommended by the reports and by City staff are addressed in the
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construction process.  In no case will permits be issued for development
that would increase landslide risks on the development site, or upon
neighboring properties, as indicated in the approved reports.   

4.514.760.04 - Required Indemnification and Release - 

Prior to issuance of Building Permits for structures within or abutting Landslide
Hazard areas, the applicant shall sign an agreement, provided by the City, to
indemnify and release the City from potential liability resulting from damage to life
or property resulting from landslides.  This indemnity and release shall be
recorded with the property, and shall run with the land.

Section  4.514.870 - HILLSIDE DEVELOPMENT STANDARDS

4.514.870.01 - Purposes - 

Hillside Development standards have been developed for the following purposes: 

a. To plan development to fit the topography, soil, geology, and hydrology of
hillsides;

b. To align the built surface infrastructure, such as streets and waterways,
with the natural contours of terrain; and to minimize cutting and filling in
developments;

c. To minimize soil disturbances and the removal of native vegetation, and to
avoid these activities during winter months, unless impacts can be
mitigated;

d. To encourage the design of developments and the utilization of
construction techniques that minimize erosion and surface water runoff;

e. To balance a view of the hills with the view from the hills;

f. To provide or maintain landscaping that enhances the identified open
space resources; and

g. To design developments that consider landscaping management that will
minimize the threat of fire on improved property and the spreading of fire
to wildland habitat.

 
4.514.870.02 - Applicability - 

Areas with slopes of 10 percent or greater are identified on the Natural Hazards
Map.  The following standards regulate development on areas with slopes of 10
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percent or greater.  In addition to these regulations, the Standards for
Development in Steeply Sloped Areas in Section 4.514.650 apply to development
in areas with slopes of 15 percent or greater.  The Natural Hazards Map provides
information regarding the location of slopes of 10 percent or greater on property
within the Corvallis Urban Growth Boundary.

4.514.870.03 - Definitions -

a. Natural Hazards Map - The Natural Hazards Map is based on recent
aerial photography (2002) and provides a level of accuracy equivalent to
two-ft. contour intervals.  An applicant for development may contest the
accuracy of the slope data on the Natural Hazards Map by providing a
slope survey prepared and stamped by a licensed surveyor.  The slope
survey must show Natural Grade, prior to any site grading.  

b. Individual Lot Grading - Grading done on an individual lot, in conjunction
with the development of a building, or buildings, on the lot.  

c. Mass Grading - Site grading done in anticipation of future development,
prior to grading done to accommodate specific structures.  Typically,
grading for street and infrastructure improvements is done in conjunction
with Mass Grading.  For Subdivisions, Mass Grading is done after
preliminary plat approval, but prior to application for Building Permits for
individual lots.

d. Eight-ft. Standard - Restricts grade changes (cuts or fills) in excess of
eight ft. on an individual lot or development site.  Cut and fill is measured
vertically from Natural Grade.  In no case shall a combination of cut and fill
in the same location exceed 16 ft.

e. 10- ft. Standard - Restricts grade changes (cuts or fills) in excess of 10 ft.
in an area where an exception to the Eight-ft. Standard is allowed.  Cut
and fill is measured vertically from Natural Grade.  In no case shall a
combination of cut and fill in the same location exceed 16 ft.  

f. 12- ft. Standard - Restricts grade changes (cuts or fills) in excess of 12 ft.
in an area where an exception to the Eight-ft. Standard is allowed.  Cut
and fill is measured vertically from Natural Grade.  In no case shall a
combination of cut and fill in the same location exceed 16 ft.

  
4.514.870.04 - Grading Regulations - 

a. Types of Grading - The following regulations address two types of
grading, both of which are defined in Section 4.514.870.03, above:  
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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 4.514.870.04.c.3 and
4.514.870.04.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 “c,”4.14.70.04.c through
“e,”4.14.70.04.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 allowed through
the Planned Development process of Chapter 2.5 - Planned
Development, or through the Capital Improvements Program
process.

c. Mass Grading Standards - The following standards shall apply to
development throughout the City of Corvallis:  

1. Maximum Allowed 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
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One Extenuating Condition 10-ft. Standard only where
allowed to work around
extenuating condition

Two or more Extenuating
Conditions

12-ft. Standard only where
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 the case of a preserved tree, a certified arborist must find
that the proposed cut/fill exception would preserve the
viability of a Significant Tree that would otherwise have been
damaged by the application of the Cut and Fill Standards.  

c) Detention Facilities - To accommodate stormwater detention
facilities where no other viable location exists on the site. 
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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 -

Ultimate Lot Size of Tentatively
Approved Subdivision/develop-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

b) Medium-high and High Density Residential Development
Zones -

Medium-high and High Density
Residential 

Development Zones

Mass Grading Regulations: 

RS-12, RS-12U, RS-20, and MUR Zones For development sites greater than 6,500
sq. ft. in size - Graded area shall not
exceed 75 percent.  The Eight-ft.
Standard shall apply, unless extenuating
conditions are present. 

For development sites less than or equal
to 6,500 square ft. in size - Grading of up
to 100 percent of the site is allowed.  The
Eight-ft. Standard shall apply, unless
extenuating conditions are present.  
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c) Nonresidential Development Zones -

Nonresidential Zones Grading Regulations 

All Commercial and Industrial
Development Zones, OSU Zone, C-OS,
and AG-OS Zone

For development sites greater than 6,500
square ft. in size - Graded area shall not
exceed 75 percent.  The Eight-ft.
Standard shall apply, unless extenuating
conditions are present. 

For development sites less than or equal
to 6,500 square ft. in size - Grading of up
to 100 percent of the site is allowed.  The
Eight-ft. Standard shall apply, unless
extenuating conditions are present.  

d. Individual Lot Grading Standards -  These standards are in addition to
Section 4.514.870.04.c, above, and apply to lots which contain slopes
equal to or greater than 10 percent, as mapped on the Natural Hazards
Map.

1. Maximum Allowed Cut Depth and Fill Height - The following
standards govern the maximum cut depth and fill height:

 

Extenuating Conditions Maximum Cut and Fill
Height

No Extenuating Conditions Eight-ft. Standard

One Extenuating Condition 10-ft. Standard only where
allowed to work around
extenuating condition

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

If lot would otherwise be
unbuildable

The least extensive cut and
fill necessary, not to exceed
the 12-ft. Standard, to reach
the Minimum Assured
Development Area, as
defined by Chapter 4.11 -
Minimum Assured
Development Area (MADA).  
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a) Extenuating Conditions - Exceptions to the Eight-ft. Standard
for Individual Lot Grading shall be based on the following
specific extenuating conditions:

1) 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.

2) 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 the case of a preserved tree, a
Certified Arborist must find that the proposed cut/fill
exception would preserve the viability of a Significant
Tree that would otherwise have been damaged by the
application of the Cut and Fill Standards. 

3) Maintain Driveway Slope - Additional Cut/Fill is
necessary to allow for the construction of a driveway
at a slope of 15 percent or less.  It must be
demonstrated, to the satisfaction of the Building
Official, that other driveway alignments have been
considered and are not feasible before additional
Cut/Fill is authorized.

b) Locational Standards -

1) Within the portion of each lot within 50 ft. of the edge
of public right-of-way, the combination of cuts and fills
may not exceed 16 ft. from Natural Grade, as
measured within a linear distance perpendicular from
the edge of right-of-way to the 50-ft. boundary; and     

2) All retaining walls must be located at least four ft. from
any property line or easement line.  
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2. Gradable Area -  In no case shall the cumulative impact of Mass
Grading and Individual Lot Grading impact more site area on an
individual lot than is allowed under the following standards:

a) Low and Medium Density Residential Development Zones -

Lot size within Low and Medium
Density Residential Development

Zones

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.  Grading must
also comply with adopted Building Code
standards.   

> 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.  Grading must
also comply with adopted Building Code
standards.   

> or = 10,000 sq. ft. Grading area is limited to 6,500 sq. ft. +
25 percent of lot area over 10,000 sq. ft. 
Grading shall comply with the Eight-ft.
Standard, unless extenuating conditions
are present.  Grading must also comply
with adopted Building Code standards.   

b) Medium-high and High Density Residential Development
Zones -

Medium-high and High Density
Residential 

Development Zones

Grading Regulation 

RS-12, RS-12U, and RS-20 Zones For development sites greater than 6,500
square ft. in size - Graded area shall not
exceed 75 percent.  The Eight-ft.
Standard shall apply, unless extenuating
conditions are present.  Grading must
also comply with adopted Building Code
standards.   
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For development sites less than or equal
to 6,500 square ft. in size  - Grading of up
to 100 percent of the site is allowed.  The
Eight-ft. Standard shall apply, unless
extenuating conditions are present. 
Grading must also comply with adopted
Building Code standards.   

c) Nonresidential Development Zones -

Nonresidential
Development Zones

Grading Regulations 

All Commercial and Industrial
Development Zones, OSU Zone, C-OS,
and AG-OS Zone

For development sites greater than 6,500
sq. ft. in size - Graded area shall not
exceed 75 percent.  The Eight-ft.
Standard shall apply, unless extenuating
conditions are present.  Grading must
also comply with adopted Building Code
standards.   

For development sites less than or equal
to 6,500 sq. ft. in size - Grading of up to
100 percent of the site is allowed.  The
Eight-ft. Standard shall apply, unless
extenuating conditions are present. 
Grading must also comply with adopted
Building Code standards.   

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 cuts/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 cuts/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.  
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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.
on-center 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.  

A Significant Natural Feature is defined in Chapter 1.6 - Definitions. 
In the case of a preserved tree, a certified arborist must find that
the proposed retaining wall treatment would preserve the viability of
a Significant Tree that would otherwise have been damaged by the
application of the Cut and Fill Standards, and that the Tree’s
continued growth will not adversely affect the structural integrity of
the wall.  

6. Per Chapter 2.12 - Lot Development Option, exceptions to the
requirements in “1,” through “5,” above, may be granted through the
Lot Development Option process, if the exceptions qualify as a
Minor or Major Lot Development Option.  The Lot Development
Option may allow an increase in retaining wall height of up to 20
percent of the permitted height, or a reduction of shelf width of up to
20 percent of the required depth, subject to compliance with all Lot
Development Option criteria in Section 2.12.30.06 of Chapter 2.12 -
Lot Development Option.   
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4.514.980 - MAP REFINEMENTS

4.514.980.01 - Map Refinements Defined -

Map Refinements are adjustments made through professional analyses to refine
the actual boundaries of some Natural Resources and Natural Hazards.  Map
Refinements must be made in accordance with the provisions in Chapter 4.5 -
Natural Hazard and Hillside Development Floodplain Provisions, and Chapter
4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions.  and The Map Refinements
governed by this chapter are specifically allowed to determine the location and
extent of the:  

a. 0.2-ft. Floodway; 

b. 1.0-ft. Floodway, in accordance with FEMA regulations; 

c. 100-year Floodway Fringe, in accordance with FEMA regulations; 

da. Landslide Hazard areas; and

eb. Slopes;. 

f. Top-of-bank of Streams and rivers; 

g. Riparian Corridors, once Top-of-bank is accurately determined; and

h. Wetlands, through delineations approved by the Oregon Department of
State Lands.  

4.514.980.02 - Map Refinements Provisions -

Map Refinement provisions for the 0.2-ft. Floodway,  the 1.0-ft. Floodway, the
100-year Floodway Fringe, Landslide Hazard areas, and slopes are outlined
below.  Map Refinement provisions for the 0.2-ft. Floodway,  the 1.0-ft. Floodway,
and the 100-year Floodway Fringe are outlined in Chapter 4.5 - Floodplain
Provisions.  Map Refinement provisions for Top-of-bank,  Riparian Corridor, and
Wetland boundaries are outlined in Chapter 4.13 - Riparian Corridor and Wetland
Provisions.  Map Refinements are also adjustments to resolve registration issues
that may occur between different GIS layers or maps.

a. Floodplain and Floodway Boundaries - The precise locations of
Floodplain and Floodway boundaries are determined as follows:
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1. 0.2-ft. Floodway - Surveyed and mapped by a licensed surveyor or
civil engineer, using two-ft. contour intervals established by the
survey, and outlining a river channel or other Watercourse and the
adjacent land areas that must be reserved in order to discharge the
Base Flood (100-year Flood) without cumulatively increasing the
water surface elevation more than 0.2 ft.

2. 1.0-ft. Floodway - Surveyed and mapped by a licensed surveyor or
civil engineer, using two-ft. contour intervals established by the
survey, and outlining a river channel or other Watercourse and the
adjacent land areas that must be reserved in order to discharge the
Base Flood (100-year Flood) without cumulatively increasing the
water surface elevation more than one ft.

3. 100-Year Floodplain - Surveyed and mapped by a licensed
surveyor or civil engineer, using the Base Flood Eelevations
established by the  Federal Emergency Management Agency
(FEMA) and two-ft. contour intervals established by the survey.   

ba. Landslide Hazard Area Boundaries - The precise locations of Landslide
Hazard area boundaries are determined by one of the following two
methods:

1. Site Assessments and/or Geotechnical Reports, as required per
Section 4.514.760; or

2. Information provided by the Oregon Department of Geology and
Mining Industries (DOGAMI), once it has been developed and
finalized by DOGAMI.

If these areas are not precisely mapped by one of these two methods, the
500-ft. setback required by Section 4.514.760.02 shall be maintained.

cb. Slope Boundaries - The precise locations of the steep slope boundaries
are determined by one of the following two methods, consistent with the
provisions of Section 4.514.650.03:

1. Using the information from the Natural Hazards database and
creating a topographic map of the development site showing two-ft.
contour intervals; or

2. Using a topographic survey, showing two-ft. contour intervals,
prepared and stamped by a licensed surveyor or civil engineer.
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4.514.980.03 - Map Refinement Procedures

Adjustments to maps consistent with the provisions of Sections 4.514.980.01 and
4.514.980.02, above, are considered to be Map Refinements and may be
Ministerially adjusted on the relevant maps, with no land use process required
other than a demonstrated adherence to the provisions of sections  4.514.980.01
and 4.514.980.02.

4.514.1090 - MAP CORRECTIONS

No Zone Change or Comprehensive Plan Map Amendment shall be required to
accomplish Map Corrections approved in accordance with the provisions outlined in this
Section.

a. Decisions regarding Map Correction requests shall be made by the Community
Development Director, as specified in sections 4.514.1090.01 and
4.514.1090.02, below.  Upon approval of a Map Correction request, the Director
shall ensure that changes are reflected in the City’s affected maps and
databases.  Notice of such Map Correction shall be provided to decision-makers
as outlined in Section 4.514.1090.b, below.

b. When requests for five Map Corrections on any Natural Hazard or Natural
Resource for which a Map Correction is allowed have been submitted to and
decided upon by the Community Development Department Director, or
approximately twice a year, whichever is sooner, the Map Correction requests
shall be summarized in an informational  memo for decision-makers so that they
may review them for tracking purposes in accordance with Comprehensive Plan
Policy 4.2.6.  This memo shall be shared with the Corvallis Planning Commission
and City Council for Map Correction requests on lands within the City limits; and
with the Corvallis and Benton County Planning Commissions, the Corvallis City
Council, and the Benton County Board of Commissioners for Map Correction
requests on lands within the Urban Fringe. 

4.514.1090.01 - Map Corrections Defined

a. A Map Correction is not the type of adjustment described in the Map
Refinement provisions of Section 4.514.980, above.  A Map Correction is,
however, an actual correction to maps referencing Natural Hazards or
Natural Resources other than Significant Vegetation areas, where it is
found that the map depiction does not reflect the Natural Features
Inventory.  As the Natural Features Inventory (NFI) was the basis for
developing the City’s maps that reference Natural Hazards and Natural
Resources, a correction to the NFI for Natural Hazards or Natural
Resources other than Significant Vegetation areas could result in a
correction to the related maps.  These maps include the Comprehensive
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Plan Map, Local Wetlands Inventory Map, Official Zoning Map, Natural
Hazards Map, or Riparian Corridors and Wetlands Map.   

Map Correction provisions for the100-year Floodplain and Landslide
Hazard areas are outlined below.  Adjustments to other hazards governed
by this chapter are not Map Corrections, but are Map Refinements and are
addressed through the provisions of Section 4.514.980, above.  Map
Correction provisions for Floodplains are outlined in Chapter 4.5 -
Floodplain Provisions and Map Correction provisions for Riparian Corridor
widths and Wetland boundaries are outlined in Chapter 4.13 - Riparian
Corridor and Wetland Provisions. 

a. 100-Year Floodplain - Map Corrections for 100-year Floodplain
information may be approved by the Community Development Department
Director subsequent to the approval of a Letter of Map Amendment
(LOMA) by the Federal Emergency Management Agency (FEMA).  The
Director shall only correct the 100-year Floodplain portion of the City’s
maps to exactly reflect FEMA decisions.  

b. Landslide Hazard Areas - Landslide Hazard area boundaries may be
refined through the Map Refinement procedures outlined in 4.514.980,
above.  However, if technical data demonstrates that no Landslide Hazard
exists within or near an area identified as a potential Landslide Hazard on
the City’s maps, a Map Correction may be accomplished to delete the
Landslide Hazard indication from the maps.  Such technical data must be
from: 

1. A site assessment and geotechnical report;  or 

2. The Oregon Department of Geology and Mining Industries
(DOGAMI). 

4.514.1090.02 - Map Corrections Procedures for Landslide Hazard Areas - a.
100-Year Floodplain - Map Corrections for 100-year Floodplain information may
be requested following written verification of a Letter of Map Amendment (LOMA)
approved by the Federal Emergency Management Agency (FEMA).  When the
FEMA determines that a LOMA should be approved, and written documentation
of the approval is provided to the Community Development Director, the Director
shall ensure that changes reflected in the LOMA are reflected in the City’s
affected maps and databases.   b. Landslide Hazard Areas - There are two
procedures available for a Map Correction involving the  removal of a Landslide
Hazard area from the Natural Hazards Map.  

1a. Removal of a Landslide Hazard Area from Determination by the Oregon
Department of Geology and Mining Industries (DOGAMI) -
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If in finalizing its data and maps regarding Landslide Hazard areas the
Oregon Department of Geology and Mining Industries (DOGAMI)
determines that no Landslide Hazard exists within or near an area
identified as a potential Landslide Hazard on the Natural Hazards Map,
then a Map Correction to remove indication of the Landslide Hazard area
shall be done by the Community Development Department Director,
following written verification of the DOGAMI’s determination.  When such
written documentation of the determination is provided to the Director, the
Director shall ensure that the changes reflected by the DOGAMI decision
are reflected in the City’s affected maps and databases.

2b. Removal of a Landslide Hazard Area from Determinations Reached by a
Site Assessment and Geotechnical Report - 

If a property owner or property owner’s legal representative provides the
Community Development Department Director with the items listed in “a1,”
below, a request to remove indication of a Landslide Hazard area from the
Natural Hazards Map and other affected maps may be considered as
outlined in “b2,” and “c3,” below.

a)1. For a Map Correction request to consider removal of a Landslide
Hazard from the Natural Hazards Map and other related maps, the
following information is required:

1a) A Site Assessment  and Geotechnical Report which meet
the criteria identified in sections 4.514.650.04 and
4.514.650.05.  In addition to the items identified in Section
4.514.650.05, the Geotechnical Report shall specifically
address the lack of presence, characteristics, and/or precise
location of the identified hazard(s) on the subject property
which is/are depicted on the Natural Hazards Map.  If other
reports are called for by the Site Assessment, these reports
shall also be submitted; and

2b) An indemnification and release agreement in accordance
with the provisions of Section 4.514.760.04;

b)2. For lands within the City limits, Map Correction requests shall be
reviewed by the Building Official and City Engineer, in coordination
with the Community Development Department.  The Community
Development Director shall make the final decision.  For lands
within the Urban Fringe, Map Correction requests shall be reviewed
by the Building Official and City Engineer, in coordination with the
Corvallis Community Development Department and the Benton
County Development Department.  For the Urban Fringe lands, the
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Corvallis Community Development Department Director shall also
make the final decision.

c)3. To approve a Map Correction request, the Director must find that:

1a) The information required by “a1,” above, has been provided
and is complete;

2b) The required technical reports and recommendations
sufficiently demonstrate that there is no Landslide Hazard on
or near the area identified on the Natural Hazards Map; and

3c) The required technical reports and recommendations
sufficiently demonstrate that development on the subject
area would not increase landslide risks on the development
site, or upon neighboring properties.
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