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
chapters 4.1 through 4.10. 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 sections
2.4.40.08 of Chapter 2.4 - Subdivisions and Major Replats.

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 2.4.40.08 of Chapter
24,

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 shall be a minimum of 5 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 6 ft. of separation between the sidewalk
and curb.

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 6 ft. wide along
arterial highways and 5 ft. wide along arterial, collector, and neighborhood
collector streets.
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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.

(©) Where sidewalks on local, local connector, and cul-de-sac streets
abut common areas, drainageways, or other publicly owned areas, or
where offsite 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.

Safe and convenient pedestrian facilities that minimize travel distance to the
greatest extent practicable shall be provided in conjunction with new development
within and between new subdivisions, planned developments, commercial
developments, industrial areas, residential areas, transit stops, and neighborhood
activity centers such as schools and parks, as follows:

1.

For the purposes of this section, "safe and convenient” means pedestrian
facilities that are free from hazards and that provide a direct route of travel
between destinations.

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.
When these connections are less than 220 ft. long (measuring both the
onsite and the offsite portions of the path) or when they directly serve 10 or
fewer onsite dwellings, the paved improvement shall be no less than 5 ft.
wide. Connections that are either longer than 220 ft. or serve more than 10
onsite dwellings shall have wider paving widths as specified in section
4.0.40.c. Maintenance of the paved improvement shall be the responsibility
of adjacent property owners. Additionally, a minimum of 5 ft. of landscaping
shall be provided on either side of these pedestrian facilities, in accordance
with Chapter 4.2 - Landscaping, Buffering, Screening, Natural Resource
Protection, and Lighting. Maintenance of the landscaping shall also be the
responsibility of adjacent property owners.

Internal pedestrian circulation shall be encouraged in new developments by
clustering buildings, constructing convenient pedestrian ways, and/or

4.0-2 LDC December 18, 2000



constructing skywalks where appropriate. Pedestrian walkways shall be
provided in accordance with the following standards:

(a) Tomaximize direct pedestrian travel, the onsite pedestrian circulation
system shall connect the sidewalk on each abutting street to the main
entrance of the primary structure on the site.

(b) Walkways shall be provided to connect the onsite pedestrian
circulation system with existing or planned pedestrian facilities that
abut the site but are not adjacent to the streets abutting the site.
When sidewalks or multi-use paths are provided, such as occurs
through cul-de-sacs or to provide pedestrian connections through
areas where vehicles cannot travel, these facilities shall be bordered
on both sides by a minimum of 5 ft. of landscaping. Additionally, solid
fencing shall be limited to a maximum height of 4 ft. along these areas
to increase visibility and public safety. Portions of fences above 4 ft.
in height are allowed, provided they are designed and constructed of
materials that are open a minimum of 50 percent.

(©) Walkways shall be as direct as possible and avoid unnecessary
meandering.

(d)  Walkway/driveway crossings shall be minimized, and internal parking
lot circulation design shall maintain ease of access for pedestrians
from abutting streets, pedestrian facilities, and transit stops.

(e)  With the exception of walkway/driveway crossings, walkways shall be
separated from vehicle parking or maneuvering areas by grade,
different paving material, or landscaping. They shall be constructed
in accordance with the sidewalk standards adopted by the City
Engineer. (This provision does not require a separated walkway
system to collect drivers and passengers from cars that have parked
onsite unless an unusual parking lot hazard exists).

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.

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

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

Section 4.0.40 - BICYCLE REQUIREMENTS

a.

On-street bike lanes shall be required on all arterial, collector, and neighborhood
collector streets and constructed at the time of street improvements.

Safe and convenient bicycle facilities that minimize travel distance to the greatest
extent practicable shall be provided in conjunction with new development within and
between new subdivisions, planned developments, commercial developments,
industrial areas, residential areas, transit stops, and neighborhood activity centers
such as schools and parks, as follows:

1. For the purposes of this section, "safe and convenient” means bicycle
facilities that are free from hazards and that 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 5 ft. of landscaping
shall be provided on either side of these bicycle/pedestrian facilities, in
accordance with Chapter 4.2 - Landscaping, Buffering, Screening, Natural
Resource Protection, and Lighting. Maintenance of the landscaping shall
also be the responsibility of adjacent property owners.

Adequate widths for bicycle/pedestrian 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 vs. community-wide facility), multi-use paths
shall be 8 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.

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

Section 4.0.50 - TRANSIT REQUIREMENTS

a.

Development sites located along existing or planned transit routes shall, where
appropriate, incorporate bus pull-outs and shelters into the site design. These
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improvements shall be installed in accordance with the guidelines and standards of
the Corvallis Transit System.

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.

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. The traffic evaluation shall be submitted to the City Engineer for review and
shall be prepared by a licensed transportation engineer. The proposed
evaluation 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 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.

Location of new arterial, collector, and neighborhood collector streets shall conform
to the Corvallis Transportation Plan.

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
designations will be applied is based on a number of factors, including density of
development, anticipated traffic volumes, and the potential for through traffic.

Street network plans must provide for connectivity within the transportation system
to the extent that, generally, both local connector and local streets will be created
within a development. Identified traffic calming techniques (bulbed intersections,
etc.) can reduce traffic speeds and, where included, are to be constructed at the
time of development. To further address traffic speeds and volumes on local
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connector and local streets, the following street designs, along with other designs
intended to reduce traffic speeds and volumes, shall be considered:

1.

Straight segments of local connector and local streets should be less than
1/4-mile in length, and include design features such as curves and "T"
intersections.

Cul-de-sacs should not exceed 600 ft. nor serve more than 18 dwelling units.

Street designs that include traffic calming, where appropriate, are
encouraged.

Private streets, though discouraged in conjunction with land divisions, may be
considered within a development site provided all the following conditions are met:

1.

4.

Extension of a public street through the development site is not needed for
continuation of the existing street network or for future service to adjacent
properties;

The development site remains in one ownership, or adequate mechanisms
are established (e.g., a homeowners' association with the authority to
enforce payment) to ensure that a private street installed with a land division
will be adequately maintained,

Where a private street is installed in conjunction with a land division,
development standards (including paving standards) consistent with City
standards for public streets shall be used to protect the interests of future
homeowners; and

The private street is located within a separate tract.

Development sites shall be provided with access from a public street or a private
street that meets the criteria in “d” above, both improved to City standards in
accordance with the following:

1.

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

Half-width streetimprovements, as opposed to full-width improvements, are

generally not acceptable. However, these may be approved by the Planning
Commission or Director where essential to the reasonable development of
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the property. Approval for half-width street improvements may be allowed
when other standards required for street improvements are met and when
the Planning Commission or the Director finds that it will be possible to
obtain the dedication and/or improvement of the remainder of the street
when property on the other side of the half-width street is developed.

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

To provide for the orderly development of adjacent properties, public streets and
private streets that meet all the criteria in “d” above shall be installed concurrently
with development of a site and shall be extended through the site to the edge of the
adjacent property(ies) in accordance with the following:

1. Temporary dead ends created by this requirement may be installed without
turn-arounds, subject to the approval of the Fire Marshal.

2. Drainage facilities shall be provided to properly manage stormwater runoff
from temporary dead ends.

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

Names for new streets shall not duplicate or create confusion with names of existing
streets. Street names and numbers shall conform to the established pattern in the
surrounding area and are subject to approval of the Director.

To provide off-street loading and/or access to parking areas, alleys shall be
provided in commercial and industrial zones to serve abutting properties unless
other permanent provisions are approved by the Planning Commission or Director.

Alley standards shall be as follows:

1. Standards for Alleys Serving both Residential and Nonresidential Use
Types

(a)  Alleys serving residential use types shall be privately owned, with the
exception of existing publicly owned alleys. Alleys serving
nonresidential use types may be private, but are strongly encouraged
to be public.
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(b) Alleys shall be concrete and designed consistent with City
Engineering Standards;

(c) Alleys shall be clearly marked to prohibit parking, unless designed to
accommodate it;

(d)  An alley serving six or more dwelling units shall be contained within
a separate, privately owned tract of land, and required setbacks shall
be measured from the tract property lines of the alley;

(e) Alleys shall be unobstructed at least to their minimum required width.
Service areas provided adjacent to alleys shall not encroach into the
alleys,

)] Site layouts of alleys may include, but are not limited to, straight
alleys, “T-shaped” alleys, “L-shaped” alleys, etc.;

(g9  Although emergency access to structures is provided via streets the
majority of the time, in cases where an alley provides required
emergency access to a structure(s), the alley shall be a minimum of
20 ft. wide and have adequate turning radii on curves (or on “T's” and
‘L’s”), where needed, to accommodate emergency vehicles;

(h) Developments that intend to have garbage pick-up services and/or
loading facilities from alleys shall have adequate turning radii on

curves (oron “T's”and “L’s”), where needed, to accommodate service
vehicles and large trucks;

(i) Public access easements shall be provided for all private alleys;

() Private alleys shall be maintained by adjacent property owners, a
property owners’ association, or through a privately administered
arrangementinstituted by the developer. Maintenance responsibilities
for private alleys shall be identified in deed restrictions filed with the
final plat or prior to the issuance of final occupancy permits in cases
where there is no plat to be filed; and

(k) Utilities within alleys shall be placed underground.

Additional Standards for Alleys Serving Residential Use Types

(a) One-way alleys shall have a minimum width of 12 ft., and two-way
alleys a minimum width of 16 ft. One-way alleys shall be clearly
designed as one-way alleys and shall be signed accordingly;

(b)  Alley segments shall not exceed 350 ft.;
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(c)

(d)

(e)

M

Street trees shall be provided on either side of the alley tract (outside
the tract) at the rate of one tree per lot, consistent with Chapter 4.2 -
Landscaping, Buffering, Screening, Natural Resource Protection, and
Lighting. Such street trees are also required in cases where the
Director approves an exception to the requirement for the alley to be
in a separate tract (for infill developments less than 2 acres in size);

Structures other than garages may be located along the outside
boundaries of alleys (no setback required), provided they do not
interfere with either the circulation of vehicles into garages or visual
clearance;

Garages accessed by one-way alleys shall be angled from the alley
0 degrees to 45 degrees to assist with vehicle access and assist
drivers in determining that the alley is one-way. Garages installed
consistent with this requirement may be located along the outside
boundaries of one-way alleys (no setback required); and

Garages adjacent to two-way alleys shall be located no closer than 14
ft. from the centerline of the alley unless they are angled from the
alley O degrees to 45 degrees, in which case they may be located
along the outside boundaries of the alleys (no setback required).

Additional Standards for Alleys Serving Nonresidential Use Types
(unless specified differently by the underlying zone)

(a)

(b)

(©)

(d)

One-way alleys shall have a minimum width of 12 ft., and two-way
alleys a minimum width of 20 ft. One-way alleys shall be clearly
designed as one-way alleys and shall be signed accordingly;

Parking may be provided on one side of an alley, but not on both
sides. Where parking is provided on one side of a one-way alley, the
alley shall be a minimum width of 14 ft. (exclusive of parking);

Where parking is provided, it shall not interfere with service areas,
utilities, or pedestrian facilities. Such parking may be 45-degree
angled parking, parallel parking, or 90-degree parking, provided the
parking stalls (and related back-up areas) are designed consistent
with the City’s Off-Street Parking and Access Standards, established
by and available through the City Engineer and amended over time.
Rather than widen alleys to allow for adequate back-up areas for 90-
degree parking stalls, applicants are encouraged to provide longer
parking stalls; and

Where alleys provide access to parking lots or parking structures with
15 or more spaces, the alleys shall be a minimum of 20 ft. wide.
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Locations, 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 (cuts and fills) shall be minimized by not exceeding 8 vertical ft. for
an individual cut or fill and not exceeding 16 vertical ft. for a combination
cut/fill. Streets shall be designed along natural contours.

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

Grades shall not exceed 6 percent on arterial streets, 10 percent on collector
and neighborhood collector streets, and 15 percent on local, local connector,
and cul-de-sac streets.

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.

Local street intersections shall be located a minimum of 125 ft. from any
other street intersection.

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.

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; and

(©) Where right-angle intersections are not possible, exceptions may be
granted by the City Engineer provided that these intersections have
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a minimum corner radius of 20 ft. along the right-of-way lines of the
acute angle.

(d)  Allintersections 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.

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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m. Designated shopping streets (associated with Minor and Major Neighborhood
Centers) shall adhere to the following standards:

1.

Prior to designation of a shopping street, the applicant shall submit a traffic
analysis of the proposal in accordance with the requirements of section
4.0.60.a and the City Engineer.

Shopping streets may include streets falling within the following functional
classifications:

(a) City Streets

Table 4.0-2
(1) Local (existing or proposed)
(2) Local Connector (existing or proposed)
(3) Neighborhood Collector (existing or proposed)
(4) Collector (existing or proposed)

(6) Arterials (for Neighborhood Center (existing)
Zones developed prior to January
1, 2001)

(b) Private Streets - Designed to City street standards for either the
local or local connector and for shopping streets as provided by this
section. For purposes of other development standards (e.g., setback
requirements), private shopping streets shall provide the same
features as required for public streets. However, the City shall not be
responsible for maintenance of private shopping streets, and the
applicant and/or owner shall be responsible for construction of the
private shopping street and its maintenance in accordance with the
standards herein. Private streets as provided by this section shall
have public access easements recorded.

Street Connectivity - Designated shopping streets, whether City streets or
private streets, shall provide direct connections to adjacent public and
private streets and neighborhoods where practicable.

The following development and design standards shall apply to streets
designated as shopping streets:

(a)  Auto Amenities - Auto lane widths shall comply with tables 4.0-1 -
Street Functional Classification System and 4.0-2 - Shopping Street
Standards. Shopping streets should not include more than two travel
lanes (excluding turn lanes as required or consistent with section
4.0.60). However, applicants or the City may propose shopping
street designations for streets with more than two travel lanes as part
of Master Site Plans for Neighborhood Centers.
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(b)

(c)

(d)

(e)

()

@

(h)

(i)

0)

Length of Shopping Streets - A shopping street should be no more
than two blocks in length in accordance with the block requirements
in Chapter 4.10 - Pedestrian Oriented Design Standards.

Bike Amenities - Shared surface with auto traffic lanes is acceptable
on local and local connector streets. Bike lanes shall be required on
new neighborhood collector, collector, and arterial streets except on
neighborhood collectors where angled parking has been allowed.

Transit - Transit amenities consistent with the Corvallis Transit
Master Plan are encouraged along shopping streets.

Managed Speed - Speeds along shopping streets shall be in
conformance with Table 4.0-1 - Street Functional Classification
System, and generally should be no greater than 25 mph. In
situations where limitations of site development warrant, streets with
higher established speed limits may be designated as shopping
streets.

On-Street Parking - On-street parking is required along newly
constructed shopping streets and shall be maintained where already
existing. Parallel parking is required where on-street bike lanes are
provided or required. Angled parking is typical on local and local
connector streets and allowed on neighborhood collector streets
designated as shopping streets where bicycle safety is ensured
through lower traffic volumes or speeds.

Curb-to-Curb Width - Curb-to-curb widths shall be consistent with
Table 4.0-1 - Street Functional Classification System, and shall be
determined on a case-by-case basis with an emphasis on the
minimum width necessary to accommodate transportation needs and
on the creation of a quality pedestrian environment.

Traffic Calming - Bulbed intersections on shopping streets are
required. Other traffic calming measures, including speed humps,
raised planted medians, mid-block curb extensions, traffic circles,
sighage, and varied paving materials are encouraged when shown
to be appropriate in a traffic evaluation. Any traffic calming shall be
approved by the City Engineer and City Fire Chief.

Access Control - Access control shall be required, consistent with
Table 4.0-1 - Street Functional Classification System.

Planting Strips/Street Trees - Planting strips are discouraged along
shopping streets. Street tree wells shall be provided and placed ata
minimum of every 20 ft. in conformance with requirements in Chapter
4.2 - Landscaping, Buffering, Screening, Natural Resource
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Protection, and Lighting. Street trees at maturity shall be pruned to
awning height, with tree canopies extending above awnings.

(k) Sidewalk Width - Sidewalks along shopping streets shall be a
minimum width of 12 ft.
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(0

(m)

Pedestrian Oriented Intersections - Street intersections along
shopping streets shall contain:

(1)  Crosswalks that are clearly marked with contrasting paving
materials. Raised crosswalks or raised intersections may be
required as traffic calming measures, subject to standards
specified by the City engineer;

(2) Bulbed intersections; and

3) Other pedestrian amenities approved by the City Engineer.

Facades - Ground-floor facades that face shopping streets shall
comply with Chapter 4.10 - Pedestrian Oriented Design Standards.

5. An exception to the requirements of this section (4.0.60.m) may be granted
if, through a Planned Development or Legislative process (consistent with
Chapters 2.5 or 2.0, respectively) a site is determined to appropriately
provide mixed use opportunities and services to the affected comprehensive
neighborhood.

Block Perimeter Standards

The following block perimeter requirements apply to all development projects.
Exceptions to these requirements may be approved for development that is smaller
than 1 acre and situated in areas where the street patterns are established and do
not require connections to the development.

1. Residential Standards

(a)

(©

Complete Blocks - Developments shall create a series of complete
blocks 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.

Maximum Block Perimeter - The maximum block perimeter shallbe
1,200 ft. Block faces greater than 300 ft. shall have a through-block
pedestrian connection.

Administrative Variations - Administrative variations (up to 30
percent) to these block distances may be allowed to minimize
impacts to a designated wetland, to slopes greater than 15 percent,
to parks dedicated to the public, to significant natural features, to
existing street patterns, and/or to existing development.
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2.

Commercial, Industrial and Civic Standards

(@)

(b)

(c)

Complete Blocks - Commercial developments shall create a series
of complete blocks 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.

Maximum Block Perimeter - The maximum block perimeter shall be
as follows:

Neighborhood Center | 1,200 ft. | Block faces greater than 250
and Professional ft. shall have a pedestrian
Administrative Office through-connection

Other Commercial 1,500 ft. | Block faces greater than 400
zones and Limited ft. shall have a pedestrian
Industrial-Office through-connection

Mixed Use 1,800 ft. | Block faces greater than 400
Employment and ft. shall have a pedestrian
Mixed Use Transitional through-connection

Administrative Variations - Administrative variations (up to 30
percent) to these block distances may be allowed to minimize
impacts to a designated wetland, to slopes greater than 15 percent,
to parks dedicated to the public, to significant natural features, to
existing street patterns, and/or to existing development.

Direct access to Highway 20/34 shall be restricted to maintain the highway’s
carrying capacity and enhance its safety levels. This shall be achieved through the
following requirements:

1.

New or expanded development shall comply with the City’s Transportation
and Access Strategy until adoption of the final version of the Oregon
Department of Transportation’s Highway 20/34 Corridor Plan;

New or expanded development on sites within 1/4-mile of Highway 20/34
shall have direct access to a local, collector, and/or neighborhood collector
street, wherever practicable;

Collector and/or neighborhood collector streets rather than local streets or
direct access from individual properties should be used to access Highway
20/34. Access from local streets onto Philomath Boulevard may be allowed
where no connection to a collector or neighborhood collector street is
available;
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4. New or existing local street access to Highway 20/34 shall be restricted or
eliminated where possible;

5. Full-street access points should be consolidated and spaced at no closer
than 1/4-mile intervals along Highway 20/34;

6. Roadway connections between West Hills Road and Country Club Drive
shall be provided consistent with the West Corvallis Access Strategy, which
is outlined in the Corvallis Transportation Plan; and

7. New or expanded development shall comply with State highway access
regulations and other accepted traffic engineering standards.

Multiple accesses to properties along Highway 20/34 and to related major streets
shall be consolidated when:

1. Land uses develop, expand, intensify, and/or change;
2. Properties are consolidated and/or divided; and
3. Lot lines are adjusted.

Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS)

a.

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

Where necessary to serve property as specified in "a" above, required public utility
installations shall be constructed concurrently with development.

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

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).

All required public utility installations shall conform to the City's adopted facilities
master plans.

Private onsite sanitary sewer and storm drainage facilities may be allowed,
provided that 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;
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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 4.0.60.d above); and

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

Section 4.0.80 - PUBLIC IMPROVEMENT PROCEDURES

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

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

Section 4.0.90 - FRANCHISE UTILITY INSTALLATIONS

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

a. Where a land division is proposed, the developer shall provide franchise utilities to
the development site. Each lot in the subdivision shall have an individual service
available or secured prior to approval of the final plat, in accordance with section
2.4.40.08 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);

4.0-20 LDC December 18, 2000



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.

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 2.4.40.08 of Chapter 2.4 - Subdivisions
and Major Replats.

All franchise utility distribution facilities installed to serve a new development shall
be placed underground except as provided below:

1. Poles for street lights and traffic signals; pedestals for police and fire system
communications and alarms; pad-mounted transformers; pedestals,
pedestal-mounted terminal boxes, and meter cabinets; concealed ducts;
and 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 impractical. Location of such overhead utilities shall
follow rear or side lot lines wherever feasible.

The developer shall be responsible for making necessary arrangements with
franchise utility providers for provision of plans, timing of installation, and payment
for services installed. Plans for franchise utility installations and plans for public
improvements shall be submitted together to facilitate review by the City Engineer.

The developer shall be responsible for installation of underground conduit for street
lighting along all public and private streets improved in conjunction with the
development, in accordance with the following:

1. The developer shall coordinate with the City Engineer to determine the
location of future street-light poles. The street-light plan shall be designed
to provide illumination according to standards set by the City Engineer;

2. The developer shall arrange with the serving electric utility for trenching prior
to installation of underground conduit for street lighting;

3. The standard street light installation is on a wooden pole. The City Engineer

shall coordinate the installation of street lights when there are sufficient
occupants on a public street to warrant their installation.
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Section 4.0.100 - LAND FOR PUBLIC PURPOSES

a.

Easements for public sanitary sewer, water, storm drain, and pedestrian and
bicycle facilities shail 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.

Utility easements with a minimum width of 7 ft. shall be granted to the public
adjacent to all street rights-of-way for franchise utility installations.

Where a development site is traversed by a drainageway or watercourse,

drainageway improvements in accordance with the Corvallis Drainage Master Plan

and adrainageway dedication in accordance with the requirements of Chapter4.5 -
Flood Control and Drainageway Provisions shall be provided to the City.

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.

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.

Easements or dedications required in conjunction with land divisions shall be
recorded on the plat. For developments not involving a land division, easements
and/or dedications shall be recorded on standard forms provided by the City
Engineer.

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

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

3. If a Level | 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.

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 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.

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.

Mail delivery facilities and associated sidewalk transitions (if 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.

Installation of mail delivery facilities is the obligation of the developer. These
facilities shall be installed concurrently with the public improvements. Where
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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

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.

Section 4.0.130 - ROUGH PROPORTIONALITY

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