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NARRATIVE 
 

 
  INTRODUCTION 
 
 The Good Samaritan Regional Medical Center (GSRMC) is located on the higher elevations in 
the northeastern part of Corvallis. The campus is bounded by Highway 99W to the East, Elks Drive to 
the South, the City limits to the North, and generally by Satinwood Street to the West. The location is 
shown on the Campus Master Plan (CMP) Vicinity Map, Figure 1-1. 
 
The property is generally zoned PD (RS3.5) with a small area of PD (RS-9) in the southeast corner. All 
of the property has a comprehensive plan designation of public institutional with the exception of the 
two small remnant parcels west of the Satinwood Street right-of-way which are designated MUC and a 
portion of the site at the Southeast corner of the site which is designated MD (Residential – Medium Density). 
CMP Figures 1-2 and 1-3 depict the campus land use designations. 
 
CMP Figures 1-4 and 1-4a shows the configuration of existing lots of record and tax lots within the 
campus boundary. CMP Figures 1-5, 1-6 and 1-7 illustrate existing uses, facility addresses, and facility 
names. 
 
Existing land uses adjacent to the campus boundary include single-family residential to the East and 
West, medical office and group care facilities to the South, and farmed property (in Benton County) 
to the North, as shown on CMP Figure 1-5. 
 
A conceptual development plan was approved for the campus in 1997 under Case PDM 97-9; since 
that time numerous modification requests and detailed development plans have been approved. 
These approvals and the status of past conditions of approval are detailed in Section 9 and shown 
graphically in CMP Figure 9-1. On February 21, 2007, under Case PLD 05-00022 and by Order 
2007-022, the Corvallis Planning Commission approved a Major Modification to the Conceptual 
Development Plan and approved Phase 1 of the Detailed Development Plan, subject to Conditions 
of Approval for case titled “Good Samaritan Regional Medical Center Campus Master Plan.”   
Further, on July 1, 2009, under case PLD09-00002 and by Order 2009-00028, the Corvallis Planning 
Commission approved the hospital West Tower modification to the Phase 1 Detailed Development 
Plan, also subject to Conditions of Approval for the cased titled “Good Samaritan Regional Medical 
Center Campus Master Plan”.  Most recently, on September 13, 2010, a Minor Planned 
Development Modification under Case PLD10-00011 and by Order 2010-47 was approved for the 
Cafeteria Expansion, and on January 20, 2011, a Major Planned Development Modification under 
Case PLD10-00013 and by Order 2011-02 was approved for the Major Surgery Center, and on 
January 5, 2012, a Major Planned Development Modification under Case PLD11-0007 and by Order 
2012-001 was approved for the Cancer Center Annex Phase 1.  This Campus Master Plan 
Modification has been prepared to recognize the needs of changing facility requirements in the 
dynamic health care industry. 
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The facility improvements proposed herein are expected to be constructed over time and generally 
in multiple phases to the limiting floor area criteria proposed herein. The improvements and their 
approximate order of construction and relative time frames for completion are detailed in Section 8 – 
Implementation Plan.  
 
This Master Plan Modification is based upon the Land Development Code effective December 31, 
2006 and its subsequent revisions. 
 
  REQUESTED ACTION 
 
This application requests the following: 
 
The owners and applicants, Samaritan Health Services, request approval of this revision to PLD05-
00022, PLD09-00002, PLD10-00013, and PLD11-00007 as a Detailed Development Plan 
Modification for the purpose of changing the Schedule of Projects by Priority – Table 4.1, and other 
related changes to the Campus Master Plan. 
 
This Major Modification includes the following basic changes to Cases PLD05-00022, PLD09-00002, 
PLD10-00013, and PLD11-00007. 

 
1) Moves Good Samaritan Hospital Cafeteria Expansion, and Engineering Building Remodel 

from Phase 1 to Phase 2 of the CMP. 
 

This revision to the priority order of projects better reflects the anticipated facility needs of 
the GSRMC.  As the projects were already previously approved, there are no compatibility 
issues anticipated, either within the GSRMC or with neighboring properties.   

 
2) Modifies status of Parking Lot No. 2, MOB No. 1 (Cascade View), and Elks Dr./9th/99W 

Intersection/NCAP Multi-Use Path – Financial Security to “COMPLETED.” 
 
This revision more accurately reflects the status of these projects. 

 
3) Moves Parking Lot No. 3, Pastega House Addition, Major Surgery (Eastside Hospital) 

Addition, 800 square feet of infill space to the existing Mental Health Building, and Hospital 
– West Tower Tenant Improvement work from Phase 2 to Phase 1 of the CMP. 
 
This revision to the priority order of projects better reflects the anticipated facility needs of 
the GSRMC.  As the projects were already previously approved, there are no compatibility 
issues anticipated, either within the GSRMC or with neighboring properties.   

 
4) Adds Elks Dr./9th/99W Intersection/NCAP Multi-Use Path – Construction to the end of Phase 

1 of the CMP. 
 
This revision ensures that the traffic mitigation necessary to mitigate for the impact of the 
Phase 1 CIP projects will be completed prior to the Detail Development Plan for any of the 
Phase 2 projects. 
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5) Revises the start dates for Parking Lot No. 4 associated with the Cancer Center Annex, and 
Cancer Center Annex to May 2014.  Revises area of Cancer Center Annex in Phase 1 from 
17,300 to 22,830 square feet.  Removes reference to Cancer Center Annex phased 
construction. 
 
This revision to the construction start dates of the above project more accurately reflects the 
anticipated facility needs of the GSRMC, as well as the construction feasibility of the Phase 1 
CIP projects, in order of priority.  As the projects were already previously approved, there are 
no compatibility issues anticipated, either within the GSRMC or with neighboring properties. 

 
6) Increases the size of the Major Surgery (Eastside Hospital) Addition Project in Phase 2 of the 

CMP from 12,000 square feet to 14,200 square feet. 
 
This revision reflects the anticipated GSRMC facility needs. 
 

7) Decreases the completed size of the Ambulatory Surgery Building in Phase 1 of the CMP 
from 44,000 sq. ft. to 42,597 sq. ft. 
 
This revision is based upon as-constructed conditions. 
 

8) Removes the Neville Building First Floor Vacation from Phase 1 of the CMP. 
 
This vacation is no longer needed. 

 
9) Removes the Traffic Impact Analysis, the Neville Building First Floor Remodel, and the new 

Same Day Center from Phase 2 of the CMP. 
 
As a Traffic Impact Analysis will be required under LDC standards for future Detailed 
Development Plan applications, so the redundancy is removed from Table 4.1.  The removal 
of the Same Day Center more accurately reflects the anticipated facility needs of the GSRMC.  

 
10) Adds traffic signal improvements at Elks and 99W to Phase 1 of the CMP. 

 
This revision allows for the construction of additional traffic mitigation, as warrants develop.   

 
11) Moves Satinwood Extension from the end of Phase 3 to the end of Phase 2; removes NCAP 

Multi-Use Path as a separate project. 
 
This revision allows for the extension of NW Satinwood Street, as external development 
requires.  The NCAP Multi-Use Path is proposed to be constructed as part of the NW Elks 
Dr./9th/99W intersection improvements; it therefore is not necessary to maintain as a separate 
project to be completed under a “When Needed” timeline. 

 
12) Removes all other 5 year -10 year Projects from the CMP (Traffic Impact Analysis, Good 

Samaritan Hospital - South Tower, Parking Lot No. 4 5, MOB Nos. 4 & 5). 
 
These projects are no longer anticipated to occur on the campus. 
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The text, tables, figures, and illustrations contained in the CMP are revised to document the 
requested modification.  This approval is to be consistent with current LDC Sections 2.5.40.09 and 
2.5.50.09 in relationship to the proposed phasing timelines, and to be in conjunction with a point in 
time where either the proposed building floor area or the proposed lot coverage area is exceeded in 
any one planning area. 
 
Section 2.5.40.09 – Effective Period of Conceptual Development Plan Approval 
 
Conceptual Development Plan approval shall be effective for a four-year period from the date of 
approval.  If the applicant has not submitted a Detailed Development Plan for the Planned 
Development or its phases within the four-year period, all approvals shall expire. 
 

a. Conceptual Development Plans on Residentially Designated Property – 
 

1. If the Conceptual Development Plan pertains to residentially designated property, 
was established at the request of the property owner, and there is no active Detailed 
Development Plan on any portion of the site, the property owner may request and be 
granted nullification of the Conceptual Development Plan in accordance with Section 
2.5.80. 

 
[Section 2.5.40 amended by Ordinances 2012-17 and 2012-18, effective December 13, 
2012] 

 
Section 2.5.50.09 – Effective Period of Detailed Development Plan Approval 
 
Detailed Development Plan approval shall be effective for a four-year period from the date of 
approval.  The approval shall expire if the applicant has not, within the four-year period: 
 

a. Single-phase Development – 
 

1. Installed and/or bonded for all public improvements related to the project; or 
 

2. Applied for and received foundation permits for at least one building approved as part of 
the project. 

 
b. Multi-phase Development – 

 
1. Installed and/or bonded for all public improvements related to at least the first phase of 

the project; or 
 

2. Applied for and received foundation permits for at least one building approved as part of 
the project. 

 
c. An active Detailed Development Plan is defined as one that has – 

 
1. Not expired or been nullified; 
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2. A final Subdivision or Land Partition filed and recorded; 
 

3. A Property Line Adjustment filed; 
 

4. Any Building or Construction Permits issued; or 
 

5. Any activities associated with Development as defined in Chapter 1.6 – Definitions.  
  

  MAJOR PLANNED DEVELOPMENT MODIFICATION REVIEW PROCEDURES 
 
An application for approval of a Major Planned Development Modification must contain the 
information and follow the procedures described in LDC 2.5.60.01 and 2.5.60.02. Compliance 
with those procedures, and the information required to be submitted by those procedures, is 
discussed as follows: 
 
1. Thresholds that Separate a Minor Modification from a Major Modification 
 

Section 2.5.60.02 - Thresholds that Separate a Minor Planned Development Modification 
from a Major Planned Development Modification 
 
1. The factors identified here describe the thresholds that separate a Minor Planned 

Development Modification from a Major Planned Development Modification: 
 
 

6. Change in the type and location of accessways and parking areas where offsite traffic 
would be affected or which results in a less pedestrian friendly environment. 

 
Response: Qualifies as a Major Planned Development Modification, as accessways and parking 

areas will be altered and offsite traffic will be affected. 
  
Section 2.5.60.03– Procedures for a Major Planned Development Modification 
 

d. In reviewing the proposed Modification, the Planning Commission shall follow the 
procedures herein required for Detailed Development Plan submittal and review.  The 
Commission shall consider the review criteria in Section 2.5.50.04 to determine whether 
to authorize a Major Planned Development Modification. 
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Section 2.5.40.04 – Review Criteria 
 
Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure consistency 
with the 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 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 – Floodplain Provisions, Chapter 4.11 – Minimum Assured 
Development Area (MADA), Chapter 4.12 – Significant Vegetation Protection Provisions, 
Chapter 4.13 – Riparian Corridor and Wetland Provisions, and Chapter 4.14 – Landslide 
Hazard and Hillside Development Provisions.  Streets shall also be designed along 
contours, and structures shall be designed to fit the topography of the site to ensure 
compliance with these Code standards. 
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b. Natural Resources and Natural Hazards Factors – 
 

1. Any proposed variation from a standard within Chapter 2.11 – Floodplain 
Development Permit, 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 shall provide 
protections equal to or better than the specific standard requested for variation; or  
 

2. Any proposed variation from a standard within Chapter 2.11 – Floodplain 
Development Permit, 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 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 2.11.50.04.  

 
1. Approval Criterion 

 
1. Compensating benefits for the variations being requested; 

 
Response:  See Table 2.2., attached hereto. 
 
 
2. Approval Criterion 
 

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

 
Response: Compliance with the applicable development standards of the underlying zone is 

discussed in detail below. 
 

Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

a. Minimum Density 2 units per acre. 

Not applicable 
 PD 88-1 changed the approved use 
to be hospital campus. PLD05-
00022 and subsequent further 
defined the approved hospital uses. 
This modification proposes to 
expand the facilities that support 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

those approved uses.  

b. Maximum Density 6 units per acre 

Not applicable; PD 88-1 changed 
the approved use to be hospital 
campus. PLD05-00022 and 
subsequent further defined the 
approved hospital uses. This 
modification proposes to expand the 
facilities that support those approved 
uses. 

c. Minimum Lot Area 8,000 sq. ft. 
Complies; The minimum Lot size on 
the campus is 345,431 sq. ft. (Parcel 
2 of Partition Plat 2002-08). 

d. Minimum Lot Width 65 ft. 
Complies; minimum (i.e. Parcel 2) 
lot width is 430’. 

e. Setbacks 

 

 
1. 
 

 
Front Yard 
 

 
15 ft. minimum.  Also, unenclosed 
porches may encroach into front 
yards up to a maximum of 6 ft. 
 

 
Complies.  Front yard setback to be 
for all existing and proposed 
buildings abutting a public or private 
street exceeds 15 ft. minimum. 
 

 2. Rear Yard 25 ft. 

 
Complies.  Rear yard distance from 
any existing or proposed building to 
the nearest property line exceeds the 
standard. 
 

 3. Side Yard (interior) 8 ft. 

Complies.  Side yard setback 
distance from any existing or 
proposed building to the nearest 
property line exceeds the standard. 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

 

 
4. 

 
Corner Lot 

 
20 ft. on side abutting street and 
vision clearance in accordance with  
Section 4.1.40.c of Chapter 4.1 – 
Parking Loading and Access 
Requirements. 
 

 
Complies.  Setback distance to any 
existing or proposed building located 
at the intersection of any public or 
private street exceeds the standard. 

 
See also “k” & “l” below. 
   

    

 

f. Minimum Garage/Carport Setbacks 

 

 
1. 
 

 
Garage/carport entrance 
parallel to the street 
 

 
19 foot minimum 

 
N/A; No garages or carports exist nor 
are any proposed. 

 

 
2.  
 
 
 
 

 
Garage/carport entrance 
sideways/perpendicular 
to street 
 
 
 
 

 
15 foot minimum 
 
Setbacks from alleys in accordance 
with Section 4.0.60.j of Chapter 4.0 – 
Improvements Required with 
Development. 
 
Garages/carports are also subject to 
the provisions in Chapter 4.10 – 
Pedestrian Oriented Design Standards 
 

 
N/A; No garages or carports exist nor 
are any proposed. 

See also “k” and “l” below  
 

 

 
g. Minimum Setbacks and 

Buffering from Properties Zoned 
Open Space - Agricultural- (OS-
AG) 

 
See also “k” and “l” below. 

 
When residential development is 
proposed next to land zoned AG-OS, 
a minimum 50 foot-wide continuous 
plant or plant/berm buffer is required. 
Additionally, the minimum setback 
adjacent to land zoned AG-OS is 100 
feet. It is the applicant’s responsibility 
to provide the buffer. 

 
N/A, there is no existing or proposed 
residential development. 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

 
The minimum setback for lands 
adjacently 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. 
 

 
Does not comply.  Previous 
approvals beginning with PLD05-
00022 defined maximum structure 
heights, by Planning Area, as follows: 
 
A:   120 foot maximum 
B:    No building allowed 
C:    No building allowed 
D:   40 foot maximum 
E:     58 foot maximum 
 
No changes to these building height 
maximums are proposed as part of this 
CMP modification. 
 

 
i. Maximum Building Site 
Coverage 

 
None. 
 
 

 
Complies. See Table 5.2 for 
additional information 

 
j. Off-street Parking 
 

 
See Chapter 4.1 – Parking, Loading, 
and Access Requirements. 
 

 
Complies.  See discussion below, 
and Table 6.1. 

 
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 

 
Not applicable; no residential 
structures, and no equipment of this 
nature, are proposed. 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

line, such equipment shall be screen 
on all sides with a solid fence or wall 
at least one foot higher than the 
equipment. 
 
When located outside a setback area, 
but greater than 10 feet from a 
property line, such equipment 
requires no screening. 
 

 
l. Outdoor Components 
Associated with Heat Pumps or 
Similar Equipment for Non-
Residential Structures 
 

 
Shall be in accordance with chapter 
4.2- Landscaping, Buffering, 
Screening and Lighting. 

 
There are no such ground mounted 
components proposed with this 
modification. 

 
m. Minimum Assured 
Development Area (MADA) 
 

 
See Chapter 4.11 - Minimum Assured 
Development Area (MADA) 

 
For this modification it does not 
apply to the campus as a whole nor 
to any planning area within which 
development is proposed. 

 
n. Natural Hazards and Hillsides 
 

 
See Chapter 4.5 – Natural Hazard 
and Hillside Development Provisions 
 

 
See discussion below under Review 
Criterion #14. 

 
o. Significant Vegetation 

 
See Chapter 4.2 – Landscaping, 
Buffering, Screening, and Lighting and 
Chapter 4.12 – Significant Vegetation 
Protection Provisions 
 

 
See discussion below under Review 
Criterion #14. 

 
p. Riparian Corridors and Locally 
Protected Wetlands 
 

 
See Chapter 4.13 - Riparian Corridors 
and Locally Protected Wetlands 

 
See discussion below under Review 
Criterion #14. 

 
q. Landscaping 

 
See Section 3.8.50, below and 
Chapter 4.2 – Landscaping, Buffering, 
Screening, and Lightening 
 

 
See discussion below under Review 
Criterion #8. 

 
r. Required Green Area and 
Private Outdoor Space 
 

 
See Section 3.1.40, below 

 
Refers to Section 3.1.40.c which 
addresses only single-family 
dwellings.  Not applicable. 
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Section 3.1.30 – RS-9 Development Standards 

Table 3.1-1 

 
RS-9 Standard RS-9 Proposed 

a. Minimum Density 6 units per acre. Applies to the 
creation of Land Divisions. 

Not applicable; PD 88-1 changed 
the approved use to be hospital 
campus. PLD05-00022 and 
subsequent further defined the 
approved hospital uses. This 
modification proposes to expand the 
facilities that support those approved 
uses. 

b. Maximum Density 12 units per acre.  Applies to the 
creation of Land Divisions. 

Not applicable; PD 88-1 changed 
the approved use to be hospital 
campus. PLD05-00022 and 
subsequent further defined the 
approved hospital uses. This 
modification proposes to expand the 
facilities that support those approved 
uses. 

c. Minimum Lot Area 

 
 
1. 
 

 
Single Detached 
 

3,500 sq. ft.  

 2. Single Attached 2,500 sq. ft.  

 3. 

Duplex (or other 
configuration of building 
types resulting in two 
units) 

5,000 sq. ft.  

  
4. 

 
Triplex (or other 
configuration of building 
types resulting in three 
units) 

7,500 sq. ft.  

 
12-401 Major Modification - Detailed Development Plan 

  Page 12 of 74 
(Revised per COA 10-03-2014) 



Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

  
5. 

 
Fourplex (or other 
configuration of building 
types resulting in four 
units) 

10,000 sq. ft.  

d. Minimum Lot Width 

 
 
1. 
 

Single Detached with 
alley access to garage 

40 ft.  

 2. Single Detached with 
street access to garage 

50 ft.  

 3. Single Attached 25 ft.  

 
 
4. 

Duplex (or other 
configuration of 
building types resulting 
in two units) 

50 ft.  

  
5. 

Triplex (or other 
configuration of 
building types resulting 
in three units) 

75 ft.  

  
6. 

Fourplex (or other 
configuration of 
building resulting in four 
units) 

100 ft.  
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

e. Setbacks 

 

 
1. 
 

 
Front Yard 
 

 
10 ft. minimum; 25 ft. maximum  
Also, unenclosed porches may 
encroach into front yards, provided 
that a minimum front yard of 5 ft. is 
maintained. 
 

 

 

 
2. Rear Yard 

Interior attached 
townhouses exempt from 
interior side yard 
setbacks. 

5 ft. minimum and each lot must have 
a minimum 15 ft. usable yard either 
on the side or rear of each dwelling.  
Additionally, the setbacks listed below 
apply for side yards not being used as 
the usable yard described above. 
 

 

  

a) Single Detached 5 ft. minimum each side yard 

b) 
Single Attached and 
Zero 

0 ft. one side; 8 ft. minimum on 
opposite side1 

c) Duplex, Triplex and 
Fourplex 

10 ft. minimum each side 

d) Abutting a more 
restrictive zone 

10 ft. minimum 

 

 
3. 

 
Corner Lot 

 
10 ft. minimum on side abutting the 
street.  Vision clearance areas in 
accordance with Section 4.1.40.c of 
Chapter 4.1 – Parking, Loading, and 
Access Requirements 
 

 

 See also “k” & “l” below. 
 

  

f. Minimum Garage/Carport Setbacks 

 

 
1. 
 

 
Garage/carport entrance 
parallel to the street 
 

 
19 foot minimum 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

 

 
2.  
 
 
 
 

 
Garage/carport entrance 
sideways/perpendicular 
to street 
 
 
See also “k” and “l” 
below 
 

 
10 ft. minimum 
 
Setbacks from alleys in accordance 
with Section 4.0.60.j of Chapter 4.0 – 
Improvements Required with 
Development. 
 
Garages/carports are also subject to 
the provisions in Chapter 4.10 – 
Pedestrian Oriented Design Standards 
 

 
 

 
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 

 
70 percent of lot area maximum; 
interior attached townhouses exempt 
from this provision. 
Green Area is calculated per lot. 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

 
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 foot higher 
than the equipment. 
 
When located outside a setback area, 
but greater than 10 feet from a 
property line, such equipment 
requires no screening. 
 

 

 
l. Outdoor Components Associated 
with Heat Pumps or Similar 
Equipment for Non-Residential 
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 Hillsides 
 

 
See Chapter 4.5 – Natural 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 and Locally 
Protected Wetlands 
 

 
See Chapter 4.13 - Riparian Corridors 
and Locally Protected Wetlands 
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Section 3.1.30 – RS-3.5 Development Standards 

Table 3.1-1 
 

RS-3.5 Standard RS-3.5 Proposed 

 
q. Landscaping 

 
See Section 3.4.40, below and 
Chapter 4.2 – Landscaping, Buffering, 
Screening, and Lightening 
 

 

 
r. Required Green Area and Private 
Outdoor Space 
 

 
See Section 3.4.40, below 

 

 
 
LDC 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. 

 
Response:   Complies.  The total quantity of Green Area that will be provided on the site under the 

Phase 1 CIP is 1,962,555 square feet, or 58.3% within that Green Area, the quantity of 
vegetation that will be provided on the site under the Phase 1 CIP exceeds 320,934 
square feet, or 16%.  While these quantities are different from the previously approved 
quantities of open space, the resultant quantities of Green Area (and, by corollary, the 
quantities of impervious surface) are the necessary outcome of the proposed  revisions 
to building area that are included in this CMP.  As the resultant Green Area and 
vegetation areas for each phase greatly exceeds the 50% and 15% minimums 
respectively, no adverse compatibility effects are anticipated either within the GSRMC 
campus or on neighboring properties. 

 
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. 

 
Response:   Not applicable; no single-family dwellings are proposed. 
 

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 
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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. 

 
Response:   Landscaping shall be in compliance with LDC Section 3.1.40 and LDC Chapter 4.2. 
 

LDC 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 4.5 – 
Natural Hazard and Hillside Development Provisions. 

 
Response:   Sidewalks and planter strips are proposed on both sides of NW Samaritan Drive, as 

shown on CMP Figures 8-1 through 8-3. 
 
2. Sidewalks on Arterial, Collector, and Neighborhood Collector Streets –

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

 
Response: Sidewalks and planter strips are proposed on both sides of NW Elks Drive and NW 

Satinwood Street, as shown on CMP Figures 8-1 through 8-3. 
 

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 
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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. 

 
2. 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 
on-site and the off-site portions of the path, or when they directly serve 
10 or fewer on-site dwellings, the paved improvements shall be no less 
than five ft. wide.  Connections that are either longer than 220 ft. or serve 
more than 10 on-site dwellings shall have wider paving widths as 
specified in Section 4.0.40.c.  Maintenance of the paved improvements 
shall be the responsibility of adjacent property owners.  Additionally, a 
minimum of five ft. of landscaping shall be provided on either side of 
these pedestrian facilities, in accordance with Chapter 4.2 – Landscaping, 
Buffering, Screening, and Lighting.  Maintenance of the landscaping shall 
also be the responsibility of adjacent property owners. 

 
3. Internal pedestrian circulation shall be encouraged in new developments 

by clustering buildings, constructing convenient pedestrian walkways, 
and/or constructing skywalks where appropriate.  Pedestrian walkways 
shall be provided in accordance with the following standards: 

 
a) To maximize direct pedestrian travel, the on-site pedestrian 

circulation system shall connect the sidewalk on each abutting 
street to the main entrance of the primary structure on the site. 

 
b) Walkways shall be provided to connect the on-site pedestrian 

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

 
c) Walkways shall be as direct as possible and avoid unnecessary 

meandering. 
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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 materials, or landscaping.  They shall be 
constructed in accordance with the sidewalk standards adopted by 
the City Engineer.  This provision does not require a separated 
walkway system to collect drivers and passengers from cars that 
have parked on-site unless an unusual parking lot hazard exists. 

 
Response: The continuity of existing and proposed sidewalks and pedestrian walkways is shown 

in CMP Figures 8-1 through 8-3.  All new sidewalks and pedestrian walkways are 
proposed to be constructed in compliance with the above standards. 

 
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. 

 
Response:  Not applicable. The development site is not traversed by or adjacent to any future trail 

linkages. 
 

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). 

 
Response: Complies.  Please see CMP Figures 8-1 through 8-3 for more information. 
 

e. To ensure improved access between a development site and an existing 
development 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. 

 
Response: Not applicable.  No additional off-site pedestrian facilities are required.  
 

f. Prior to development, applicants shall perform a site inspection and identify any 
Contractor Sidewalk/street Stamps in existing sidewalks that will be impacted by 
the development.  If such a Contractor Sidewalk/street Stamp exists, it shall either 
be left in its current state as part of the existing sidewalk, or incorporated into the 
new sidewalk for the development site, as close as possible to the original 
location and orientation. 

 
Response: The application is proposed to be in compliance with the above standard.  
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g. Natural Hazards, Minimum Assured Development Area (MADA) and Natural 

Resources shall be addressed in accordance with Chapter 4.2 – Landscaping, 
Buffering, Screening, and Lighting, Chapter 4.5 – Natural Hazard and Hillside 
Development Provisions, Chapter 4.11 - Minimum Assured Development Area 
(MADA), Chapter 4.12 – Significant Vegetation Protection Provisions, and 
Chapter 4.13 – Riparian Corridor and Wetland Provisions. 

 
Response: Natural Hazards and Natural Resources are addressed under Review Criterion #14 of 

this Narrative. 
 

LDC 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. 

 
Response: Complies.  NW Elks Drive and NW Satinwood Street currently have on-street bike 

lanes on both sides. 
 

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

 
1. For the purposes of this Section, safe and convenient means bicycle 

facilities that are free from hazards and 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 improvements shall be the 
responsibility of adjacent property owners.  Additionally, a minimum of 
five ft. of landscaping shall be provided on either side of these pedestrian 
facilities, in accordance with Chapter 4.2 – Landscaping, Buffering, 
Screening, and Lighting.  Maintenance of the landscaping shall also be the 
responsibility of adjacent property owners. 

 
Response: Safe and convenient bicycle facilities meeting LDC requirements will be provided in 

accordance with CMP Figures 8-4 through 8-9. 
 

c. Widths for Pedestrian/Bicycle Facilities – Adequate widths for pedestrian/bicycle 
facilities shall be provided in accordance with the following standards: 
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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. 
 

Response: All new pedestrian/bicycle facilities are proposed to be constructed in compliance with 
the above standards. 
 

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). 

 
Response: Complies.  See CMP Figures 8-4 through 8-9 for more information. 
 

e. Natural Hazards, Minimum Assured Development Area (MADA) and Natural 
Resources shall be addressed in accordance with Chapter 4.2 – Landscaping, 
Buffering, Screening, and Lighting, Chapter 4.5 – Natural Hazard and Hillside 
Development Provisions, Chapter 4.11 - Minimum Assured Development Area 
(MADA), Chapter 4.12 – Significant Vegetation Protection Provisions, and 
Chapter 4.13 – Riparian Corridor and Wetland Provisions. 

 
Response: Natural Hazards and Natural Resources are addressed under Review Criterion #14 of 

this Narrative.  
 

LDC 4.0.50 - Transit Requirements 
  

b. Development sites or near existing or planned transit stops shall provide safe, 
convenient access to the transit system, as follows: 

 
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. 

 
Response: Complies.  Connectivity to transit facilities is demonstrated in CMP Figures 8-10 

through 8-12. 
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LDC 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) 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.  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. 

 
Response: The applicant has submitted a traffic impact study (TIS) to assess development-related 

traffic impacts on the nearby neighborhood, key intersections, and the adjacent street 
system.  The study was performed in accordance with the provisions noted above.     

 
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 concurrent with a development proposal. 

 
Response: Mitigation of any deficiencies is identified in the TIS.  The applicant will meet with staff 

to review funding strategies as this proposal is being reviewed. 
 

k. Location, grades, alignment, and widths for all public streets shall be considered 
in their 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 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 4.5 – Natural 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.  Street 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. 
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3. Grades shall not exceed 6 percent on arterial streets, 10 percent on collector 

streets, and 15 percent on local streets. 
 

4. As far as practical, 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. 

 
c) Where right angle intersections are not possible, exceptions can 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. 

 
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. 
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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 
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amount of development allowed by the provisions of Chapter 4.2 – 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 – Natural 
Hazard and Hillside Development Provisions, Chapter 4.11 – Minimum 
Assured Development Area (MADA), Chapter 4.12 – Significant Vegetation 
Protection Provisions, and Chapter 4.13 – Riparian Corridor and Wetland 
Provisions. 

 
Response: Street alignment, location, width and grade shall be in compliance with the above 

standards.  Final design of the streets will be consistent with the criteria identified in 
Table 8.3, Item #21. 

 
n. Block Perimeter Standards - The following Block Perimeter requirements 

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

 
1. Residential Standards 

 
a) Complete Blocks - Developments shall create a series of complete 

blocks bound by a connecting network of public or private streets with 
sidewalks. When necessary to minimize impacts to a designated 
wetland, to slopes greater than 15 percent, to parks dedicated to the 
public, and/or to Significant Natural Features, blocks may be bound by 
walkways without streets. 
 

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

 
c) Variations Allowed Outright - Variations of up to 30 percent to these 

block distances may be allowed outright to minimize impacts to a 
designated wetland, to slopes greater than 15 percent, to parks 
dedicated to the public, to Significant Natural Features, to existing 
street patterns, and/or to existing development. 

 
Response: A variance is being requested from this standard; see Table 2.2 attached hereto for 
more information. 
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LDC 4.1.20 – PARKING GENERAL PROVISIONS 
 

j. Location of Required Parking –  
 

1. Vehicles 
 

a) Vehicle parking shall be located consistent with Chapter 4.10 – Pedestrian 
Oriented Design Standards, such that it does not separate buildings from 
streets except for driveway parking associated with single-family 
development.  An exception may also be granted for up to two parking 
spaces per dwelling unit for Duplexes and Triplexes, provided that these 
spaces are within driveway areas designed to serve individual units in the 
Duplexes and Triplexes, consistent with Figure 4.10-15 – Driveway 
Exception for Duplexes and Triplexes.  Parking to the side of buildings is 
allowed in limited situations, as outlined in Chapter 4.10 – Pedestrian 
Oriented Design Standards. 
 

b) Vehicle parking required for Residential Uses in accordance with RS-1, 
RS-3, RS-5, RS-6, RS-9, RS-9U, RS-12, and RS-12U Zone provisions shall 
be provided on the development site of the primary structure.  Except 
where permitted by sections 4.1.30.g.4 and 4.1.50.02 below, required 
parking for all other Use Types in other zones, as well as Residential Uses 
developed in accordance with RS-20 and MUR provisions, shall be 
provided on the same site as the Use or abutting property.  Street right-of-
way shall be excepted when determining contiguity, except on Arterial, 
Collector, and Neighborhood Collector Streets, where a controlled 
intersection is not within 100 ft. of the subject property.  

 
LDC 4.1.30 - OFF-STREET PARKING REQUIREMENTS 

 
b. Civic Use Types: 

 
Unless otherwise noted, the figures given refer to vehicle parking requirements, 
and the number of required bicycle parking shall be 10 percent of required 
vehicle parking or 2 bicycle spaces, whichever is greater. However, where fewer 
than 3 vehicle spaces are required, then only one bicycle parking space shall be 
required. 

 
5. Hospitals – 1 space per 1,000 s.f. of gross floor area. 

 
c. Commercial Use Types: 

 
Unless otherwise noted, the figures given refer to vehicle parking requirements, 
and the number of required bicycle parking shall be 10 percent of required 
vehicle parking or 2 bicycle spaces, whichever is greater. However, where fewer 
than 3 vehicle spaces are required, then only one bicycle parking space shall be 
required. 
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20. Medical Services – 1 space per 200 s.f. of gross floor area. 
 
31. Wholesale, Storage, and Distribution – 1 space per 5,000 s.f. of gross floor 
area. 

 
Response:  The quantity of off-street vehicle and bicycle parking will meet the above LDC 

requirements and are described in detail in Section 6 – Parking and Section 8 – 
Implementation Plan of the CMP. 

 
LDC 4.1.70 - STANDARDS FOR BICYCLE ACCESS AND PARKING 
 
All bicycle parking facilities required in conjunction with development shall conform to 
the standards in this Section.  Bicycle parking shall be located on site with safe, 
convenient access to the public right-of-way, and shall conform to the Bicycle Rack 
Specifications adopted by the City Engineer, as amended from time to time. 

 
a.   Location 

 
1.   Safe, convenient pedestrian access shall connect the bicycle parking area to 

the main entrance of the site’s Primary Use. 
 

2.   If the bicycle parking area is located within the vehicle parking area, the 
bicycle facilities shall be separated from vehicular maneuvering areas by 
curbing or other barrier to prevent damage to parked bicycles. 

 
3.   Curb cuts shall be installed to provide safe, convenient access to bicycle 

parking areas. 
 

4.   Where bicycle parking facilities are not directly visible and apparent from the 
public right-of-way, entry and directional signs shall be used to direct 
bicyclists to the bicycle parking facility. 
 

5.   Bicycle parking facilities shall be placed in a convenient location near the 
main entrance of the site's principal use. 

 
6.   For security and convenience purposes, bicycle-parking facilities shall be 

located in areas visible to the adjacent sidewalks and/or vehicle parking areas 
within the site. 
 

b.   Dimensions: 
 
1.   Bicycle parking spaces shall each be a minimum of 6 ft by 2 ft. 

 
2.   Overhead clearance in covered areas shall be at least 7 ft. 
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3.   A minimum 5-ft wide aisle shall be provided beside or between each row of 
bicycle parking. 

 
c.   Enclosures and Racks 
 

1.   Bicycle parking facilities shall include lockable enclosures (lockers) in which 
the bicycle is stored, or stationary objects (racks) to which bicycles may be 
locked. 
 

2.   Lockers and racks shall be securely anchored to the pavement or a structure. 
 

3.   Bicycle racks and covered bicycle parking shall be designed consistent with 
the standards of the City Engineer. 

 
d.   Covering 
 

1. At a minimum, 50 percent of the required bicycle parking shall be covered 
unless the facility is in a public park or the Central Business (CB) Zone. 
 

2. If vehicle parking is covered, a proportionate amount of bicycle parking shall 
also be covered.  However, the minimum amount specified in “1,” above 
shall be provided. 

 
3. Covering for bicycle parking facilities shall be permanent and shall provide 

protection from precipitation. 
 

4. Covering may be provided by an independent outdoor structure, a parking 
garage, a wide roof overhang, or a wide awning.  Bicycle parking facilities 
may also be located within buildings, provided the other requirements of this 
Section are met. 

 
e.   Lighting 

 
1.   For security and convenience, lighting shall be provided in bicycle parking 

areas such that the facilities are thoroughly illuminated and visible from 
adjacent sidewalks and/or vehicle parking areas during all hours of use.  
Lighting shall be consistent with Chapter 4.2 – Landscaping, Buffering, 
Screening, and Lighting. 

 
Response:  The proposed bicycle facilities will be constructed to meet these standards as discussed 

in Section 6. 
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LDC 4.1.40 - STANDARDS FOR OFF-STREET PARKING AND ACCESS 
 

All off-street parking facilities, vehicular maneuvering areas, driveways, loading facilities, 
access ways, and private streets shall be designed, paved, curbed, drained, striped, and 
constructed in accordance with the standards set forth in this Section, established by the 
City Engineer, and as amended over time.  A permit from Development Services Division 
shall be required to construct parking, loading, and access facilities, except for Single 
Detached, Duplex, Single Attached, and Attached Buildings, and Manufactured 
Dwellings. 

 
Response:   The project’s parking facilities shall meet the standards established by the City Engineer 

with the exception of loading facilities which are discussed further in Section 6. 
 

a. Access to Arterial, Collector, and Neighborhood Collector Streets 
 

1. Off-street facilities shall be designed and constructed with turnaround areas 
to prevent back up movement onto arterial streets. 

 
Response:   There will be no back-up movements on either arterial or collector streets. 
 

2. Location and design of all accesses to and/or from Arterial, Collector, and 
Neighborhood Collector Streets (as designated in the Corvallis Transportation 
Plan) are subject to review and approval by the City Engineer.  Accesses shall 
be located a minimum of 150 ft from any other access or street intersection.  
Exceptions to these requirements may be granted by the City Engineer.  
Evaluations of exceptions shall consider the posted speed of the street on 
which access is proposed, constraints due to lot patterns, and effects on 
safety and capacity of the adjacent public street, bicycle and pedestrian 
facilities.   

 
Response: No new street accesses are proposed. 
 

e. Screening – All parking areas containing 4 or more spaces and all parking areas 
in conjunction with an off-street loading facility shall require screening in 
accordance with zoning requirements and Chapter 4.2 -Landscaping, Buffering, 
Screening, and Lighting.  Where not otherwise specified by district requirement, 
screening along a public right-of-way shall include a minimum 5-ft wide plant 
buffer adjacent to the right-of-way. 

 
Response: The criteria shall be met by the landscape improvements proposed in the 

Development Standards – Section 5 and the Implementation Plan – Section 8. 
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3. Approval Criterion 
 

3. Visual elements (scale, structural design and form, materials, etc.); 
 
Response: The overall visual impact of the GSRMC Campus will remain unchanged, compared to 

the previously approved CMP.  The organization of uses on the site remains the same, 
with more intense Hospital uses and taller buildings being located at the core and 
smaller Medical Office uses located at the perimeter.  The architectural design 
standards and site design standards remain largely unchanged, with the exception of 
additional Pedestrian Oriented Design Standards, which will slightly improve the visual 
appearance of many of the buildings and facilities. 

 
4. Approval Criterion 
 

4. Noise attenuation; 
 
Response:  Noise on the site is not anticipated to exceed the noise levels found within the 

surrounding site and neighborhoods. A slight increase in vehicle noise is anticipated as 
a result of increased traffic. There are no new or different uses proposed which would 
create new, unusual or unexpected noises on the campus. 

 
The single most significant noise source is the helicopter transport movements to the 
hospital. None of the projects in this application alter the landing area or the flight 
paths typically used by the helicopters. 

 
5. Approval Criterion 
 

5. Odors and emissions; 
 
Response:  Odors on the site are anticipated to be similar to those permitted on adjacent residential 

lands.  Corvallis is currently in compliance with State and Federal air and water quality 
standards. It is anticipated that any emissions resulting from this development will be 
minimal. This project is not expected to affect the City’s compliance with these State and 
Federal standards. 

 
6. Approval Criterion 
 

6. Lighting; 
 

LDC 4.2.80 – SITE AND STREET LIGHTING 
 
All developers shall submit a proposed lighting plan for approval that meets the 
functional security needs of the proposed land use without adversely affecting adjacent 
properties or the community.  This criteria is satisfied upon compliance with the 
provisions listed below and shall be substantiated by the applicant’s submittal of the 
necessary information to demonstrate compliance, such as information including but not 
limited to manufacturer’s specifications:  
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a. For safety purposes, lighting shall be provided in all areas designed to include 

pedestrian activities, such as streets, sidewalks, multi-use paths, parking lots, 
buildings, and plazas. 

 
b. With the exception of lighting for public streets, which is maintained by the City 

through a contract with an electric company, all other lighting used to illuminate 
streets, buildings, sidewalks, multi-use paths, parking lots, plazas, or the 
landscape, shall be evaluated during the plan review process associated with 
requests for permits. 

 
c. Site lighting that may be confused with warning, emergency, or traffic signals is 

prohibited. 
 
d. Light sources shall be concealed or shielded to the maximum extent feasible to 

minimize the potential for glare and unnecessary diffusion on adjacent property.  
Compliance with this provision shall be demonstrated by ensuring that, when 
evaluated from a point four ft. above the ground, bulbs of light fixtures are no 
visible from adjacent property. 

 
e. All new subdivision street lights and future street-light luminaire replacements 

within the existing street-light system shall be flat-lens fully shielded luminaires. 
 
f. Standard placement of street lights shall be at intersections, in the middle of long 

blocks, and in dead end streets and long Cul-de-sacs. 
 
g. Background spaces such as parking lots shall be illuminated as unobtrusively as 

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

 
Response:  Any new exterior site and building lighting will be shielded and down directed in all 

instances.  Street lighting for public streets shall be provided as approved by the City 
Engineer. 

 
7. Approval Criterion 
 

7. Signage; 
 

LDC 4.7.80.01 - General Sign Standards 
 
a. All signs and sign structures shall comply with the standards of these regulations and 

with the provisions of the Building Code. Unless otherwise permitted by these 
regulations, no sign shall exceed 200 sq. ft. in area. 

 
b. Sign allocation for a given frontage may be apportioned to attached signs and, if 

permitted by these regulations, to free-standing and temporary signs. That portion of 

 
12-401 Major Modification - Detailed Development Plan 

  Page 32 of 74 
(Revised per COA 10-03-2014) 



the sign allocation used by a business or tenant for attached signage on a given 
frontage shall be used in not more than two signs. If property frontage allocation for 
attached signs exceeds the maximum Sign Area size of the zone, additional allocation 
may be used in additional sign(s), provided that an eight ft. separation is maintained 
between signs. Portable Signs, as defined in Chapter 1.6 - Definitions, are exempt 
from sign allocation requirements. 

 
c. Sign Area allocation for a primary frontage may be used for attached sign(s) that 

face a secondary frontage, limited to one sign per establishment. The amount of 
allocation used for secondary frontage signs shall be subtracted from and shall not 
exceed the total sign allocation for the property. 

 
d. The maximum projection of attached signs facing secondary frontages shall be six 

in., except no sign shall project over a public alley. 
 
e. Minimum setback from the curb face where signs are permitted over a public street 

right-of-way shall be two ft. 
 
f. Where illuminated signs are permitted, illumination may be provided by internal 

lighting or external spot lighting unless otherwise specified. In no case shall this 
illumination cause direct glare on adjacent properties or streets. 

 
g. Up to two poles, each with a maximum diameter of six in., may be placed within the 

Vision Clearance Area as defined by the City Engineer, and used to support a sign 
above a Vision Clearance Area. Any other intrusion into the Vision Clearance Area by 
a sign or its supporting structure is prohibited without written approval of the City 
Engineer. 

 
 

LDC 4.7.80.02 - General Requirements for Free-standing Signs 
 
a. Monument signs are free-standing signs that are roughly rectilinear in shape, 

generally with a consistent width down to or no more than two ft. from the ground 
surface, and are limited to maximum heights as specified in Section 4.7.90. 
 

b. Pole signs are free-standing signs that have more than two ft. of support elements 
that attach the sign to the ground surface, and are limited to maximum heights as 
specified in Section 4.7.90. Pole signs are prohibited in gateway areas. 

 
c. Minimum separation between free-standing signs on the same side of a public right-

of-way shall be 100 ft., unless specified differently by the applicable zone. 
 

d. Minimum clearance for pole signs above a pedestrian walkway shall be 10 ft. 
 

e. Figure 4.7-1 - Illustration of Terminology Used for Free-standing Signs illustrates the 
terms applicable to free-standing signs under this Section and Section 4.7.90. 
Portable Signs are defined in Chapter 1.6 - Definitions and are regulated by Section 

 
12-401 Major Modification - Detailed Development Plan 

  Page 33 of 74 
(Revised per COA 10-03-2014) 



4.7.90.04.c. 
 

LDC 4.7.80.03 - General Requirements for Attached Signs 
 
a. Where an attached sign projects more than six in., minimum clearance above a 

pedestrian walkway shall be 7.5 ft. 
 
b. In residential zones, an attached sign shall not extend above the top of a wall, eave, 

or parapet. In other zones, an attached sign may extend up to four ft. above a wall, 
eave, or parapet on the exterior of the building face. 

 
c. Where an attached sign projects more than one ft., the edge of the sign face closest 

to the building shall not project more than six in. 
 
d. For attached signs (other than awnings and marquees) that project more than one 

ft., a minimum separation of five ft. for each foot of projection shall be maintained 
between signs to facilitate visibility. No attached sign shall project more than eight 
ft. from the building face. 

 
e. Figure 4.7-2 - Illustration of Terminology Used for Attached Signs illustrates the 

terms applicable to attached signs under this Section and Section 4.7.90. 
 
LDC 4.7.90 - ALLOCATION PROVISIONS AND SIGN STANDARDS BY DISTRICT 
 
The following provisions and design standards, organized by zone designation, specify 
how a property's total sign allocation may be used. Unless specified elsewhere in these 
regulations, total sign allocation shall be determined by multiplying length of the 
property's primary frontage by the primary frontage multiple, which varies from zone to 
zone as described below.   

 
LDC 4.7.90.01 - Sign Standards for All Residential Districts Except MUR 
 
a. Table 4.7-1 Residential Zones Except MUR 
 

 
 

Sign Type 

Primary  
Frontage 
Multiple 

Maximum 
Sign 
Area 

Maximum 
Sign Height 

Maximum 
Sign 

Projection 

 
 

Setback 

Attached 1/10 sq. ft 5 sq. ft 16 ft 6 in.  

Temporary 1/10 sq. ft 5 sq. ft 4 ft   
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b. Special Instructions: 
 

1. Attached signs shall not extend above eaves. 
 

2. Unless specified below, signs shall be limited to one frontage. 
 

3. Where a primary frontage exceeds 100 ft: 
 

a. Permanent freestanding signs are allowed (minimum setback is 5 ft); 
 
b. Maximum height for temporary and freestanding signs is 6 ft; 
 
c. Maximum sign area is 16 sq. ft; 
 
d. Illuminated signs are permitted. 

 
Response: New signage is planned in accordance with the standards proposed in Section 5. This 

signage is consistent in size and scope with previous detailed development and 
approvals on the campus and is intended to provide for the minimum way finding 
needs of patients and visitors to a regional medical facility. 

 
Variances are being requested for two signs on the GSH building from the standard 
limiting maximum sign height to 16’ and from the standard limiting maximum sign area 
to 5 sq. ft.   

 
The sign standard for residential districts is not sufficient to provide for the “way 
finding” needs of patients and visitors to a regional medical facility. 
 
Sign legends will be coordinated between property owners and the various entities on 
the campus to serve all. 

 
8. Approval Criterion 
 

8. Landscaping for buffering and screening; 
 
Response: Development standards for Landscaping are detailed in Section 5.2 of the CMP.  It 

should be noted that the target quantities for landscaping areas have been reduced 
from 1:1 to 0.5:1.  This is due to the fact that the actual landscaping constructed as 
part of the Good Samaritan Hospital – West Tower Phases 1 & 2 not only exceeded 
the amount required based on the 1:1 target, but compensates for the reduction in the 
target area for the remainder of the project.  Upon full build out, the total quantity of 
landscaping constructed for the campus will be greater than what would have been 
constructed with the original target of 1:1, even with the remaining projects requiring 
a reduced target as proposed. 

 
The subsection covering roof gardens is also proposed to be removed from the CMP.  
The proposed removal is predicated on the remaining buildings to be constructed 
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being unsuitable for the construction of roof gardens.  The Cancer Center Annex and 
Pastega House Addition will be constructed with pitched roofs to match existing 
structures.  The two parking structures will have parking spaces located on their roofs.  
The Cancer Center Annex and Major Surgery Addition is are not an appropriate 
structures for the inclusion of a roof garden due to the sterile medical environment 
involved and the inherent increase in risk of roof leaks or other degradation that comes 
with the construction of roof gardens. 

 
LDC 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 
 
a. Tree Plantings  
 

Tree plantings in accordance with this Section are required for all landscape areas, 
including but not limited to parking lots for 4 or more cars, public street frontages, 
private streets, multi-use paths, sidewalks that are not located along streets, alleys, 
and along private drives more than 150 ft long.  Trees shall be planted outside the 
street right-of-way except where there is a designated planting strip or City adopted 
street tree plan. 

 
1. Street Trees –  

 
a) Along streets, trees shall be planted in designated landscape parkway areas 

or within areas specified in a City-adopted street tree plan.  Where there is no 
designated landscape parkway area, street trees shall be planted in yard areas 
adjacent to the street, excepts as allowed elsewhere by “d” below; 

 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.8, Major Roadway Landscaping and Section 5.2.9 
Campus/Minor Roadway Landscaping of the CMP for more information. 
 
b) Along all streets with planting strips in excess of six ft. wide and where power 

lines are located underground, a minimum of 80 percent of the street trees 
shall be large canopy trees; 

 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.8, Major Roadway Landscaping and Section 5.2.9 
Campus/Minor Roadway Landscaping of the CMP for more information. 
 
c) Planting strips on Local Connector and Local Streets shall be planted with 

medium canopy trees; and 
 
Response: Not applicable, no new local street extensions are proposed where Samaritan Drive is 

impacted by the Elks Drive / HWY 99W Intersection improvements this standard will 
be met. 
 
d) If planting strips are not provided on Arterial, Collector, and Neighborhood 

Collector Streets, and equivalent number of the required large and required 
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medium canopy trees shall be provided in other locations within common 
open space tracts on the site, or within the front yard setback areas of the 
parcels and lots adjacent to the street.  Such plantings in-lieu-of street trees 
shall be in addition to the mitigation trees required in Section 4.12.60; 

 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.9.a of the CMP for more information. Planting strips will be 
provided with the Elks Drive/HWY 99W Intersection improvements where those 
improvements are under City of Corvallis jurisdiction. 

 
2. Along alleys, trees shall be planted on the sides of the alleys at a minimum of one 

tree per lot; and the trees shall be located within 10 ft. of the alley; 
 
Response: Not applicable, no alleys are proposed. 

3. Along sidewalks and multi-use paths not located along streets, a minimum five 
ft.-wide landscaping buffer is required on either side of the facility. 

 
Examples of sidewalks and multi-use paths not located along streets include 
pedestrian and bicycle connections between Cul-de-sacs or between residential 
areas and neighborhood centers, etc.  Within these buffers, trees shall be planted 
at least every 30 ft., or as determined by the type of tree used.  See Table 4.2-1 
Street Trees and Table 4.2-2 Parking Lot Trees; 

 
4. Conditions of Approval for individual development projects may require 

additional tree plantings to mitigate removal of other trees, or as part of 
landscape buffering or screening efforts; 

 
Response: The project is intended to be in compliance with this requirement. 

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

used.  See Table 4.2-1 – Street Trees and Table 4.2-2 – Parking Lot Trees; and 
 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Sections 5.2.5, 5.2.8, and 5.2.9, of the CMP for more information. 
 

6. Trees in parking areas shall be dispersed throughout the lot to provide a canopy 
for shade and visual relief. 

 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.5 of the CMP for more information. 
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   Table 4.2-1 Street Trees 

 
Medium-Canopy trees: - Maximum 30 ft. on-center spacing 
Trees that normally reach 30-50 ft. in height within 30 years 
 
Large Canopy trees:  - Maximum 50 ft. on-center spacing 
Trees that normally reach 30-50 ft. in height within 30 years, but exceed 50 ft. in 
height at maturity 

 
   Table 4.2-2 Parking Lot Trees 

 
Medium-Canopy trees:  - Minimum one tree per eight cars 
Trees that normally reach 30-50 ft. in height within 30 years 
 
Large Canopy trees:  - Minimum one tree per twelve cars  
Trees that normally reach 30-50 ft. in height within 30 years, but exceed 50 ft. in 
height at maturity 

 
b. Areas Where Trees May Not be Planted 
 

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

2. Unless approved otherwise by the City Engineer, trees may not be planted: 
 

a) Within 10 ft. of fire hydrants and utility poles; 
 

b) Within 20 ft. of street light standards; 
 

c) Within five ft from an existing curb face, except where required for street 
trees; 

 
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water line; or 

 
e) Where the Director determines the trees may be a hazard to the public 

interest or general welfare. 
 

Response: The project is intended to be in compliance with this requirement. 
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LDC 4.2.40 - BUFFER PLANTINGS 
 
Buffer plantings are used to reduce apparent building scale, provide transition between 
contrasting architectural styles, and generally mitigate incompatible or undesirable 
views.  They are used to soften rather than block viewing.   Where required, a mix of 
plant materials shall be used to achieve the desired buffering effect. 
 
At minimum, buffering is required in areas identified through Conditions of Approval, in 
areas required by other provisions within this Code, and Through Lot areas, and as 
required below. 

 
Parking, Loading, and Vehicle Maneuvering Areas  
 

a. Buffering is required in conjunction with issuance of construction permits for 
parking areas containing 4 or more spaces, loading areas, and vehicle 
maneuvering areas.  Boundary plantings shall be used to buffer these uses from 
adjacent properties and the public right-of-way.  On-site plantings shall be used 
between parking bays, as well as between parking bays and vehicle maneuvering 
areas.  A balance of low-lying ground cover and shrubs, and vertical shrubs and 
trees shall be used to buffer the view of these facilities.  Decorative walls and 
fences may be used in conjunction with plantings, but may not be used by 
themselves to comply with buffering requirements. 

 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.10 Screening and Buffering, of the CMP for more 
information. 

 
b. In addition to any pedestrian refuge areas, each landscaped island within and 

around parking lot areas shall – 
 
1. Include one or more shade canopy trees. 
 
2. Be a minimum length of eight ft. at its smallest dimension; 
 
3. Include at least 80 sq. ft. of ground area per tree to allow for root aeration; 

and 
 
4. Include raised concrete curbs around the perimeter. 

 
Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.5 of the CMP for more information. 
 

d. Connecting walkways through parking lots shall have one or more canopy shade 
tree per 40 linear ft.  Driveways to or through parking lots shall have one or 
more canopy shade tree per 40 linear ft. on each side.  These trees shall be 
planted in landscape areas within five ft. of the walkways and driveways, 
respectively. 
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Response: Compliance with this requirement is detailed in the Landscape Design Standards.  

Please refer to Section 5.2.5 of the CMP for more information. 
 

LDC 4.2.50 - SCREENING (HEDGES, FENCES, WALLS, BERMS) 
 
Screening is required where unsightly views or visual conflicts must be obscured or 
blocked and where privacy and security are desired.  Fences and walls used for 
screening may be constructed of wood, concrete, stone, brick, and wrought iron, or 
other commonly used fencing/wall materials.  Acoustically designed fences and walls are 
also used where noise pollution requires mitigation. 
 
Where landscaping is used for required screening, it shall be at least 6 ft in height and 
be at least 80 percent opaque, as seen from a perpendicular line of sight, within 18 
months following establishment of the primary use of the site.  
 
A chain link fence with slats shall qualify for screening only if a landscape buffer is 
provided in compliance with Section 4.2.40 above. 

 
Response:  Tree plantings, buffering, and screening will be met by the landscape design standards 

in Section 5 of the CMP and constructed under the Implementation Plan in Section 8 
of the CMP. 

 
9. Approval Criterion 
 

9. Transportation facilities; 
 

 Response:  The improvements proposed for the Phase 1 CIP include the improvement of the NW 
Elks Drive/9th Street/Samaritan Drive/Hwy 99 intersections, the City has entered into an 
agreement with the applicant that includes security and schedule for the 
improvements to incur.  This developers agreement allows the current phase of 
development to proceed without the construction of the intersectional improvements, 
provided the traffic generated does not exceed the amount included in the current 
approved Campus Master Plan, which the expansion of the SRCC does not. 

 
10. Approval Criterion 
 

10. Traffic and off-site parking impacts; 
 
Response: Traffic impacts and mitigation are detailed in the TIS included in the appendix.  

There are no off-site parking impacts as LDC compliant parking is provided on site. 
 

   Section 7.3 (formerly 8.3) has been revised to remove several Transportation Demand 
Measures (TDM).  TDM Measures 8.3.1 (Coordination with Corvallis Transit to 
establish a group pass program for Samaritan Health Services Staff and Corvallis Clinic 
staff), 8.3.2 (Coordination with other employers on the campus to establish a group 
pass program with Corvallis Transit), and 8.3.6 (A pass or voucher system with 
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Corvallis transit for patients and visitors) have been removed due to Corvallis Transit 
making bus fare free to all riders.  As such, passes for Corvallis Transit would serve no 
purpose and would in no way serve to increase transit ridership. 

 
   TDM Measure 7.3.1 (formerly 8.3.4) has been modified to remove “with the 

construction of new buildings or expansion of existing buildings on the GSRMC 
campus, the applicant shall consider providing indoor bicycle parking areas, lighting 
for outdoor bicycle parking areas”, as LDC Chapter 4.2 requires lighting for outdoor 
bicycle parking areas, and the provision of secure, covered bicycle parking spaces 
obviates the need for indoor bicycle parking.  The provision of showers and changing 
areas for bicycle commuters is added as a requirement, rather than a consideration, 
under TDM Measure 7.3.3. 

 
   TDM Measure 7.3.2 (formerly 8.3.5) has been modified to change “monthly” to 

“periodic”, to better reflect the frequency of newsletter communications. 
 
  Lastly, TDM Measure 8.3.9 (Samaritan Health Services and The Corvallis Clinic will 

investigate other services such as Dial-A-Bus to offer shuttle services on an expanded 
basis or ride share type programs with guaranteed round trip transportation if a 
designated ride is unavailable) has also been removed completely.  Samaritan Health 
Services has  investigated other services such as Dial-A-Bus with respect to the 
possibility of offering shuttle services on an expanded basis or ride share type programs 
with guaranteed round trip transportation if a designated ride is unavailable.  Due to 
the specific program nature of Dial-A-Bus and the non-profit status of SHS, such a 
program has been determined to not be feasible. 

 
    The Hospital Parking Structure has been revised from 659 spaces to 362 spaces as 

a result in the net decrease in proposed building construction in Area “A” of the 
CMP.  The revised quantity reflects the maximum amount allowed under LDC 
Chapter 4.1 for the projects included in Phase 1 and Phase 2 of the CMP, when 
combined with all other existing and proposed parking spaces on the GSRMC 
campus. 

 
11. Approval Criterion 
 

11. Utility infrastructure; 
 

LDC 4.0.70 – PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 
 
a. All development sites shall be provided with public water, sanitary sewer, storm 

drainage, and street lights. 
 
b. Where necessary to serve property as specified in “a” above, required public 

utility installations shall be constructed concurrently with development. 
 
Response: The applicant will be responsible for constructing the public facilities for the project. 
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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. 

 
Response: Not applicable.  No off-site public utility extensions are necessary to serve the 

development site. 
 

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. 
 

Response: The proposal is intended to be in compliance with the above standards. 
 

f. Private on-site sanitary sewer and storm drainage facilities may be allowed, 
<…> 

 
Response: No private on-site sanitary sewer treatment facilities are proposed.  Private storm 

drainage facilities will be maintained by the applicant in accordance with LDC 
standards. 

 
g. Natural Hazards, Minimum Assured Development Area (MADA) and Natural 

Resources shall be addressed in accordance with Chapter 4.2 – Landscaping, 
Buffering, Screening, and Lighting, Chapter 4.5 – Natural Hazard and Hillside 
Development Provisions, Chapter 4.11 - Minimum Assured Development Area 
(MADA), Chapter 4.12 – Significant Vegetation Protection Provisions, and 
Chapter 4.13 – Riparian Corridor and Wetland Provisions. 

 
Response: Natural Hazards and Natural Resources are addressed in Section 5 of this application.  

 
LDC 4.0.90 – FRANCHISE UTILITY INSTALLATIONS 
 
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 <…> 
 
Response: All new private franchise utility facilities will be placed underground. 
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LDC 4.0.130 – STORM WATER MANAGEMENT MEASURES 
 

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

 
b. When Detention and/or Retention are Required – See also Section 4.2.50.04 of 

Chapter 4.2 – Landscaping, Buffering, Screening, and Lighting. 
 

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

2. Expansion and Redevelopment –  
 

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

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

 
c) Pre-developed runoff conditions for redeveloped impervious area shall 

assume a runoff pattern based on good condition grass and the 
corresponding native hydrologic soil group for the site.  Detention shall 
not be required beyond the point at which gravity flow to the existing 
abutting storm drainage system cannot be feasibly maintained, as 
determined during development plan review. 
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3. Exemptions to Storm Water Detention Requirements –  
 

a) Properties east of the Marys River and south of Highway 20/34 are 
exempt from detention requirements because of their proximity to the 
Marys River and the need for quick dispersion of storm water. 
 

b) Properties subject to Section 4.0.130.b.2, above, may subtract the 
square footage of underground parking or of each level of structured 
parking from the square footage subject to detention requirements. 

 
 

c. Use of water quality facilities south of Goodnight Avenue shall be constructed in 
accordance with the requirements of the South Corvallis Drainage Master Plan. 

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

Manual. 
 
Response: Storm water detention as discussed in Section 5 will be provided in accordance with 

this criteria and where shown on Attachments “I-1” through “I-2”. The areas indicated 
on these attachments for new detention systems are sized based upon current 
standards and criteria to represent the areas which would be disturbed by the 
installation of these systems.  Where grade and off-site discharge facilities dictate, 
storm water quality manholes will be used in lieu of surface facilities. 

 
12. Approval Criterion 
 

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

 
Response:  Corvallis is currently in compliance with State and Federal air and water quality standards.  

It is anticipated that air pollution and water quality impacts resulting from this 
development will be minimal.  There are no new or changed uses proposed which would 
introduce air or water quality impacts of a nature different than what presently exists on 
the campus. This project will not affect the City’s compliance with these standards. 

 
13. Approval Criterion 
 

13. Design equal to or in excess of improvements required by the standards 
in Chapter 4.10 - Pedestrian Oriented Design Standards; and 
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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-12 Zone: 
 
a. All new buildings or structures for which a valid permit application has been 

submitted after December 31, 2006; 
 

b. Developments subjected 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. 

 
Response:  Applies; see below. 

 
Section 4.10.70 - STANDARDS FOR COMMERCIAL, INDUSTRIAL, AND CIVIC 

DEVELOPMENT 
 

4.10.70.01 - Applicability 
 

a. All new commercial, industrial, and civic building types and associated features, 
such as parking lots, within all zones that refer to Section 4.10.70 shall comply 
with Sections 4.10.70.02 through 4.10.70.05. 

 
Response: The Electrical Infrastructure Building, the Ambulatory Services Building, Parking Lots 

Number 1 and Number 2, Hospital West Tower Addition, and MOB #1 have all been 
completed.  It is assumed that all other existing non-conforming structures and 
improvements are to remain as they are, without the necessity of bringing them into 
compliance with current LDC standards, and that the requirements listed below apply 
only to the new additions to buildings and to new improvements.  Therefore, the only 
projects to which these standards apply are the Mechanical Infrastructure Building, 
Cancer Center Annex, Parking Lots #3 and #4, the Pastega House Addition, and the 
Asbury Parking Structure. 

 
b. Independent or cumulative expansions of a commercial, industrial, or civic 

structure in existence and in compliance with this Code on [DATE], or 
constructed after [DATE], pursuant to a valid Conceptual or Detailed 
Development Plan approved on or before [DATE], shall not be required to 
comply with this section provided that: 

 
1. The expansion adds floor area of 500 sq. ft. or less; or 
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2. The expansion adds floor area of 3,000 sq. ft. or less and is equivalent to 20 

percent or less of the existing structure’s gross floor area. 
 

Response: This standard is applicable to the Mental Health Building Infill, as the expansion adds 
800 sq. ft., which is 14.9% of the total gross building area of 5,352 sq. ft. 

 
c. Independent or cumulative expansions of a commercial, industrial, or civic 

structure in existence and in compliance with this Code on [DATE], or 
constructed after [DATE], pursuant to a valid Conceptual or Detailed 
Development Plan approved on or before [DATE], shall comply with the 
requirements of Sections 4.10.70.02 through 4.10.70.05, subject to the 
provisions in “d,” below, that allow choices among some standards, provided 
that: 

 
1. The expansion adds floor area of more than 3,000 sq. ft; or 

 
2. The expansion adds floor area of more than 500 sq. ft. and is equivalent to 

more than 20 percent of the existing structure’s gross floor area. 
 

Response: Projects to which this standard is applicable include expansions to the following: the 
Major Surgery (Eastside Hospital) Addition, Pastega House Addition (including Parking 
Lot #3), and the Asbury Building.  It is assumed that all existing non-conforming 
structures and improvements are to remain as they are, without the necessity of 
bringing them into compliance with current LDC standards, and that the requirements 
listed below apply only to the new additions to buildings and to new improvements. 

 
d. Pedestrian oriented design requirements for commercial, industrial, or civic 

structure expansions identified in Section 4.10.70.01.c, above, are as follows: 
 
1. Applicants shall choose at least four standards from Sections 4.10.70.02 – 

Building Orientation and 4.10.70.03 – Pedestrian Circulation Standards, with 
a minimum of one standard from each.  This criterion does not apply if the 
expansion/enlargement is an upper story only.  If the expansion/enlargement 
is for space not open to customers or the public, applicants must choose 
only one standard from Section 4.10.70.02 and two standards from Section 
4.10.70.03. 

 
Response: The projects to which this standard is applicable that are in compliance with this 

requirement include expansions to the Pastega House Addition.  As the Asbury 
Building and the Major Surgery (Eastside Hospital) Addition are expansions to upper 
floors only, this second aspect of this criterion applies. 

 
The Pastega House Addition is in compliance with the following standards from 
Section 4.10.70.02: Street Frontage Setback (total of one).  The Pastega House is in 
compliance with the following standards from Section 4.10.70.03:  Continuous 
Internal Sidewalks, Separation/Distinction from Driving Surfaces, Sidewalk Surface 
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Treatment, Crossings, (total of four).  The total number of standards complied with 
from the two sections is therefore five, which meets the requirement. 
 
The Asbury Building is in compliance with the following standards from Section 
4.10.70.02: Street Frontage Setback (total of one).  The Asbury Building is in 
compliance with the following standards from Section 4.10.70.03: Continuous Internal 
Sidewalks, Separation/Distinction from Driving Surfaces, Sidewalk Surface Treatment, 
Crossings, (total of four).  The total number of standards complied with from the two 
sections is therefore five, which meets the requirement. 
 
The Major Surgery (Eastside Hospital) Addition is in compliance with the following 
standards from Section 4.10.70.02: Street Frontage Setback (total of one).  The Major 
Surgery (Eastside Hospital) Addition is in compliance with the following standards from 
Section 4.10.70.03: Continuous Internal Sidewalks, Separation/Distinction from 
Driving Surfaces, Sidewalk Surface Treatment, Crossings, (total of four).  The total 
number of standards complied with from the two sections is therefore five, which 
meets the requirement. 
 
Detailed discussion of how the above projects comply can be found under the 
referenced section below.  Please refer to Table 2.1, attached hereto, and CMP Figures 
8-1 through 8-3 for more information. 

 
2. New parking shall comply with the Vehicle Circulation and Design Standards 

in Sections 4.10.70.04.a.2, 4.10.70.04.b through 4.10.70.d.  For new drive-
throughs, 4.10.70.04.e shall apply.  Site improvements and expansions shall 
comply with the grading requirements of Section 4.10.70.02.f. 

 
Response: Surface Parking Lot #3, which has area associated with the Pastega House, and the 

Asbury Parking Structure, which is associated with the Asbury Building are in 
compliance with this requirement. Detailed discussion of how the above projects 
comply can be found under the referenced section below.  The intersection of 
Highway 99W and the realigned Elks Drive and/or Parking Lot #3 will be located so 
that the distance between them is at least 30’.  No other new parking is proposed for 
any of the other building expansions under the updated plan.  Surface Parking Lots #1 
and #2 are already completed.    

 
3. Applicants shall choose the option in Section 4.10.70.05.b.6.a or the option 

in Section 4.10.70.05.b.6.b and, if in the Neighborhood Center (NC) Zone, 
applicants shall also comply with Section 4.10.70.05.b.6.c. 

 
Response: The Major Surgery (Eastside Hospital) Addition, and the Asbury Building will all be in 

compliance with Section 4.10.70.05.b.6.b, as each façade on stories above ground 
floor that faces a street or other area accessible to the public are to include at least 20 
percent window coverage.  Compliance with this requirement is detailed in the 
Architectural Building Design Standards.  Please refer to Section 6 and Table 2.1 of this 
document for more information. 
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  The Pastega House will be in compliance with Section 4.10.70.05.b.6.a as the 
requisite quantity of ground floor windows are to be provided.  Compliance with this 
requirement is detailed in the Architectural Building Design Standards.  Please refer to 
Section 6 and Table 2.1 of this document for more information. 

 
4. Applicants shall choose at least two of the five standards from Section 

4.10.70.05.b.7.a through 4.10.70.05.b.7.e.  If the expansion/enlargement is 
for space not open to customers or to the public, applicants must choose 
only one standard from Section 4.10.70.05.b.7.a through 4.10.70.05.b.7.e.  

 
Response: The Major Surgery (Eastside Hospital) Addition in compliance with the following 

standards from Section 4.10.70.05b.7a-e: Entrances and Top Treatments.  The total 
number of standards complied with from this section is two, which meets the 
requirement. 
 
Pastega House Addition is in compliance with the following standards from Section 
4.10.70.05b.7a-e: Building Walls, Maximum Wall Segments, Base Treatments, and Top 
Treatments.  The total number of standards complied with from this section is four, 
which meets the requirement. 
 
The Asbury Building is in compliance with the following standards from Section 
4.10.70.05b.7a-e: Maximum Wall Segments and Entrance.  The total number of 
standards complied with from this section is two, which meets the requirement.  
 
Compliance with this requirement is detailed in the Architectural Building Design 
Standards.  Please refer to Section 5 of the CMPA and Table 2.1 of this Narrative for 
more information. 

 
e. The required standards applicable to expansions shall be applied either to the 

portion of the building being expanded, or in equal proportion to portions of the 
original building not in compliance with respect to the standard.  For example, 
where windows may be required, but the security of a proposed storage room is 
needed, the applicant may install windows on other portions of the building not 
in compliance with the window provisions to satisfy the requirements. 
 

Response: The projects to which this standard is applicable are intended to be in compliance 
with this requirement.   
 

f. Expansions proposed for sites containing existing parking lots not in compliance 
with the parking lot design standards in this Chapter and in Chapter 4.1 – 
Parking, Loading, and Access Requirements, and containing parking spaces in 
excess of the minimum required for the existing development on the site, shall 
first use the excess parking spaces to satisfy the parking requirements of the 
expansion, and shall modify those portions of the parking lot(s) associated with 
the proposed expansion in accordance with the design standards in this Chapter 
and in Chapter 4.1.  The modifications shall comply with the parking lot design 
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standards to the maximum extent that they can be accommodated by the 
existing site development. 

 
Response: All projects are intended to be in compliance with this requirement.  Please see 

Section 5.2 – Landscape Standards and Section 6 – Parking for a more detailed 
discussion of how compliance will be met.   

 
4.10.70.02 - Building Orientation 

 
All buildings shall be oriented, as outlined in this Section, to existing or 
proposed public or private streets. See Chapter 4.0 - Improvements Required 
with Development for public and private street standards. Buildings on corner 
parcels shall be oriented to both streets bordering the property. Private streets 
used to meet this standard must include the elements in Chapter 4.0. 

 
a. Street Frontage Setback - At least 50 percent of the building’s linear frontage 

is located within the maximum setback established for the zone for 
structures that have street frontage, as shown below in Figure 4.10-18 - 
Percent of Building Frontage Within Maximum Setback Area. An exception to 
this requirement pertains to provisions elsewhere in this Chapter for 
development in the Neighborhood Center (NC) Zone. Expansion of a 
structure existing prior to December 31, 2006, and in conformance with the 
Code on that date is deemed to meet this criterion, provided the area of 
expansion is between the street and the existing building frontage. 
 

Response: Table 5.1 of the CMP establishes no maximum setback requirement.  All projects are in 
compliance with this requirement. 

 
b. Entrances - All building sides that face an adjacent public or private street 

include at least one customer entrance. When the site is adjacent to more 
than one street, corner entrances at an angle of up to 45 degrees, from the 
larger of the two adjacent streets, may be substituted for separate entrances 
on adjacent streets. If the building does not have frontage along an adjacent 
street, direct pedestrian access to the street may be achieved by a sidewalk or 
courtyard connecting to a street no farther than 100 ft. from the building’s 
pedestrian entrance. Examples of these requirements are shown below in 
Figure 4.10-19 - Site Development Element Locations. Buildings of less than 
3,000 sq. ft. fronting on only one street may provide the customer entrance 
on the side of the building in lieu of the front, if a sidewalk or courtyard 
provides a direct pedestrian connection of less than 50 ft. between the 
entrance and the street. 

 
Response: The Mechanical Infrastructure Building is not open to the public, so no customer 

entrance is proposed.  Therefore this standard does not apply to this building.  The 
Cancer Center Annex is in compliance with this Standard as it will be constructed with 
a customer entrance facing NW Elks Drive. 
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  With respect to the new GSH Parking Structure and the Asbury Parking Structure, this 
LDC requirement is in contradiction with other sections of Chapter 4.10, such as 
4.10.70.02.c.  The parking structures by Code requirement are not to be placed 
oriented to the street, as they are to be located behind the primary structures which 
they serve.  As such, this standard does not apply to parking structures. 

 
Neither the expansion to the Pastega House, nor the expansion to the Asbury Building 
are using this option to fulfill the menu requirement of LDC 4.10.70.d.1, as noted 
above.   

 
c. Parking and Vehicle Circulation - Off-street parking or vehicular circulation 

shall not be placed between buildings and streets used to comply with this 
standard, as shown above in Figure 4.10-19 - Site Development Element 
Locations. Where allowed by the underlying zone, outdoor vehicle display 
lots for sale of autos, noncommercial trucks, motorcycles, trailers with less 
than 10,000 lbs. gross cargo weight, motor homes, and boats may be located 
adjacent to streets. The parking lot perimeter landscaping requirements of 
Section 4.2.40 of Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting shall be met. 

 
Response: The Mechanical Infrastructure Building is in compliance with this requirement.  No off-

street parking or vehicular circulation is proposed between it and NW Samaritan Drive 
to the northwest. 

 
The Cancer Center Annex is in compliance with this requirement.  No off-street 
parking or vehicular circulation is proposed between it and NW Elks Drive to the 
south. 
 

  With respect to the new GSH Parking Structure and the Asbury Parking Structure, this 
standard does not apply as they are to provide parking to other structures. 

 
  Neither the expansion to the Pastega House, nor the expansion to the Asbury Building 

are using this option to fulfill the menu requirement of LDC 4.10.70.d.1, as noted 
above. 

 
 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 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), 
Chapter 4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - 
Riparian Corridor and Wetland Provisions. 
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Response: The CMP proposes to waive all maximum cut/fill standards and thus this standard is 

not applicable to any projects. 
 
The variance request for this waiver is addressed in greater detail under Review 
Criterion #14 of this Narrative. 

 
4.10.70.03 - Pedestrian Circulation Standards 

 
a.  Requirements for New Development and Options for Expansions of a Commercial, 

Industrial, or Civic Structure, Consistent with Section 4.10.70.01.c - 
 

1. Continuous Internal Sidewalks and Multi-use Paths - A continuous internal sidewalk, 
including associated necessary sidewalk crossings, no less than five ft . wide, shall 
be provided from public sidewalks or rights-of-way to all customer entrances, and 
between customer entrances of all buildings, as shown in Figure 4.10-19 - Site 
Development Element Locations. Sidewalks shall be direct and convenient and form 
a network of walking routes. Internal multi-use paths shall be no less than 12 ft. 
wide. 

 
Response: As the Mechanical Infrastructure Building is not a habitable space, no customer 

entrance is to be provided; therefore this standard does not apply.  All other projects 
will be in compliance with this requirement. Compliance with this requirement is 
discussed in CMP Section 5.13.2 and demonstrated on CMP Figures 8-1 through 8-3.   

  
2.  Sidewalks along Building Walls - Sidewalks no less than five ft. wide shall be 

provided along the full length of building walls featuring a customer entrance and 
along any wall parallel to and abutting parking areas larger than eight parking 
spaces, except in situations where the sidewalk would not provide connectivity 
between an entrance and parking area. Where sidewalks are adjacent to buildings, 
except along Shopping Streets, a five-ft.-wide foundation landscape strip and/or 
weather protection with planters shall be provided. These elements are noted in 
Figure 4.10-19 - Site Development Element Locations. 
 

Response: As the Mechanical Infrastructure Building is not a habitable space, no customer 
entrance is to be provided; therefore this standard does not apply. The Hospital 
Parking Structure, Cancer Center Annex, and Asbury Parking Structure are in 
compliance with this requirement. Compliance with this requirement is discussed in 
CMP Section 5.13.2 and demonstrated on CMP Figures 8-1 through 8-3.  The Pastega 
House Addition and Asbury Building are not required to be in compliance with this 
standard, as it is not used to satisfy the requirement of four standards from Sections 
4.10.70.02 and 4.10.70.03. 
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3. Separation and Distinction from Driving Surfaces - Where any internal sidewalk is 

parallel to and abuts a vehicular circulation or parking area, the sidewalk shall be 
raised and separated from the vehicular circulation or parking area by a raised curb 
at least six in. in height. In addition to this requirement, a landscaping strip at least 
five ft. wide, or wheel stops with landscaping strips at least four ft. wide, are strongly 
encouraged to enhance the separation of vehicular from pedestrian facilities. 

 
Response: All projects will be in compliance with this requirement. Compliance with this 

standard is discussed in CMP Section 5.13.2. 
 

4.  Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks shall be 
concrete and shall be at least five ft. wide. Private internal sidewalks shall be 
concrete or masonry pavers, and shall be at least five ft. wide. Public multi-use 
paths, such as paths for bicycles, pedestrians, and emergency vehicles, shall be 
concrete, and shall be at least 12 ft. wide. Private multi-use paths shall be of the 
same materials as private sidewalks, or asphalt, and shall be at least 12 ft. wide. All 
materials used for public sidewalks and multi-use paths shall meet City Engineering 
standards. 

 
Response: All sidewalks and multi-use paths are proposed to be constructed of concrete, at 

widths of at least 5’ and 12’ respectively. 
 

5.  Crossings - Where any internal sidewalk crosses an internal street, driveway, or 
parking aisle, the sidewalk shall be clearly marked with contrasting paving materials. 
Additional use of other measures to clearly mark a crossing, such as an elevation 
change, speed humps, or striping, is encouraged. 

 
Response: All sidewalk crossings are proposed to be marked with contrasting paving materials. 
 

6. Connection to Adjacent Properties or Streets - In addition to the sidewalk 
connections required by the block development standards in Chapter 4.0 - 
Improvements Required with Development, sidewalk connections shall be provided 
between internal sidewalk networks and all adjacent planned streets, sidewalks, and 
multi-use paths. Multi-use paths shall be connected with adjacent multi-use paths, 
sidewalks, and/or bike lanes. Where appropriate, such connections shall also be 
provided to adjacent residential properties. 

 
Response: All projects will be in compliance with this requirement. Compliance with this 

requirement is discussed in CMP Section 5.13.2 and demonstrated on CMP Figures 8-
1 through 8-3. 
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7. Planting Strips - For lots abutting existing street sidewalks, sidewalks shall be 

reconstructed with a planting strip consistent with the requirements in Chapter 4.0 - 
Improvements Required with Development. 

 
Response: All applicable sidewalks will be in compliance with this requirement.  Compliance 

with this requirement is discussed in CMP Section 5.13.2 and demonstrated on CMP 
Figures 8-1 through 8-3. 

 
b.  Additional Requirement for New Development and Additional List of Options for 

Expansions of a Commercial, Industrial, or Civic Structure, Consistent with Section 
4.10.70.01.d.1 - New development shall comply with one of the following five 
options. Expansions in accordance with Section 4.10.70.01.c shall add this list of 
choices to those presented in Section 4.10.70.03.a to obtain a larger list of options to 
comply with the requirements of Section 4.10.70.01.d.1. 

 
Options: 

 
4. Driveway Consolidation - Removal of at least one driveway through outright 

removal or access consolidation, such that the net number of driveways for the 
site is at least one less than prior existing conditions for the site. 

 
Response: This option is not available for consideration. 
 

5. Landscape Buffer - Construction or expansion of a landscape buffer between 
the back of a sidewalk and existing vehicle parking or circulation areas. The 
constructed or expanded landscape buffer shall, when completed, be a 
minimum of 20 ft. wide. 

 
Response: This option is not available for consideration. 

 
6. Reduced Parking - Establishment of an agreement that shares parking between 

the subject site and an abutting site and results in a reduction of total parking 
spaces for the subject site to 90 percent or less of the required minimum. Such 
shared parking agreements may be used, provided the applicant demonstrates an 
adequate supply of parking for each use. Identification of surplus parking during 
peak periods, or surplus capacity provided due to off-peak use, are methods of 
demonstrating this adequacy. 

 
Response: This option is not available for consideration. 
 

7. 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. 

 
Response: This option will be utilized in each permit application.  The Mechanical Infrastructure 

Building, Cancer Center Annex, Asbury Parking Structure and the Hospital Parking 
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Structure will be built with covered walkways per the Architectural Building Design 
Standards outlined in Section 5.  The existing Pastega House structure and Asbury 
Building have covered walkways in place at their entrances, so the expansion of the 
buildings will be in compliance with this requirement. 

 
8. 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. 
 

Response: This option is not available for consideration. 
  

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. 
 

Response: The Mechanical Infrastructure Building is in compliance with this standard, as the 
parking lot associated with it is located to the rear, as referenced to NW Samaritan 
Drive to the northwest.  The Cancer Center Annex will have Parking Lot #4 placed to 
the side of it, as oriented towards NW Elks Drive to the south, in accordance with 
Section “2” below.  The Hospital Parking Structure and Asbury Parking Structure do 
not have parking lots associated with them, for obvious reasons; this standard does not 
apply.  

 
2. Other requirements of this Code may include, but are not necessarily limited to, 

significant Natural Resource and Natural Hazard provisions in Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions. Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions; and 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. 

 
Response: This standard applies to the Cancer Center Annex, as unusual site constraints in the 

form of steep slopes and the existing development pattern prevent the placement of 
parking at the rear of the building, as oriented towards NW Elks Drive.   
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d. 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. 

 
Response: No new parking area is proposed to be located within 30’ of a roadway intersection.  

The intersection of Highway 99W and the realigned Elks Drive and/or Parking Lot #3 
will be located so that the distance between them is at least 30’. 

 
e. Parking Lot Access - Commercial driveway approaches shall be used to access 

parking lots from public streets. Parking lot approaches shall be located no closer 
than 50 ft. from local street intersections, as measured from the intersection of two 
rights-of-way lines. Approaches on collector and arterial streets shall comply with 
parking lot approach standards provided in Chapter 4.1 - Parking, Loading, and 
Access Requirements. 
 

Response: All new parking lots will be accessed via commercial driveway approaches, with no 
new approach being located closer than 50’ from any street intersection. 

 
4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety  

a. Pedestrian Amenities Standards. 
 

1. Weather Protection - Where new commercial and civic development is 
constructed immediately adjacent to (abutting) street sidewalks or 
pedestrian plazas, a minimum six-ft.-wide, weather-protected area, 
protected by such elements as awnings or canopies, shall be provided and 
maintained along at least 60 percent of any building wall immediately 
adjacent to the sidewalks and/or pedestrian plazas. An additional 
requirement shall include a minimum eight-ft. vertical clearance between 
the sidewalk and the lowest portion of the weather protection. This vertical 
clearance shall be nine ft. for balconies. These requirements are shown 
below in Figure 4.10-22 - Weather Protection. 

 
Response: This standard is not applicable to any new building. 
 

2. Pedestrian Amenity Requirements - All new development and substantial 
improvements shall provide pedestrian amenities as defined by this 
Section. The number of pedestrian amenities provided shall comply with 
the following sliding scale: 

 
Size of Structure or  Number of 
Substantial Improvement Amenities 
< 5,000 sq. ft.  1 
5,001 - 10,000 sq. ft.  2 
10,001 - 50,000 sq. ft.  3 
> 50,000 sq. ft.  4 
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Response: The Cancer Center Annex, Hospital Parking Structure and the Asbury Parking Structure 
are to be in compliance with this standard and a variance is being requested.  All three 
buildings will be provided with 3 amenities each.  Please refer to Tables 2.1, attached 
hereto, and Section 5 of the CMP document for more information. 

 
The Mechanical Infrastructure Building will not be in compliance with this 
requirement, and a variance is being requested.  It is non-habitable space that is 
neither open to the public, nor is equipped with any public entrances.  Furthermore, 
its location to the rear of the GSH, out of view from the public, indicate that it will not 
be a pedestrian destination, and will only be accessed by employees for purpose of 
service and repair work.   

3.  Acceptable Pedestrian Amenities - Acceptable pedestrian amenities 
include the items listed below, some of which are shown in Figure 4.10-
23 - Pedestrian Amenities: 

 
a) Sidewalks with ornamental treatments, such as brick pavers, or 

sidewalks 50 percent wider than required by this Code; 
 

b) Sidewalk planters with benches and public outdoor seating;. 
 

c) Significant public art, such as sculpture, fountain, clock, mural, etc.; 
 

d) Mini parks or plazas that provide a minimum usable area of 300 sq. 
ft.); and 

 
e) Street trees of a caliper 50 percent wider than required by this Code. 

This approach may include preservation of healthy mature trees 
adjacent to the street sidewalk. 

 
Response: The Cancer Center Annex, Hospital Parking Structure and the Asbury Parking Structure 

are to be in compliance with this standard.  The type of pedestrian amenities will be 
provided as required per this Standard.  Please refer to Tables 2.1 and Section 5 of this 
document for more information. 

 
4. Accessibility of Pedestrian Amenities - Pedestrian amenities shall be 

visible and accessible to the general public from an improved street. 
Access to mini parks, plazas, and sidewalks shall be provided via a public 
right-of-way or a public access easement. 

 
Response: The Cancer Center Annex, Hospital Parking Structure and the Asbury Parking Structure 

are to be in compliance with this standard.  Access will be provided via either public 
right-of-way or a public access easement, to be determined upon final design of the 
projects.  Please refer to Tables 2.1, attached hereto, and Section 5 of the CMP 
document for more information. 
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 b. Design Standards and Design Variety Menus 
 

1. Encroachments - Special architectural features, such as bay windows, 
decorative roofs, and entry features may, with City Council approval, project 
up to three ft. into public rights-of-way, provided that they are not less than 
nine ft. above the sidewalk. Trellises, canopies and fabric awnings may 
project 6.5 ft. into setbacks and public rights-of-way, provided that they are 
not less than eight ft. above the sidewalk. No such improvements shall 
encroach into alley rights-of-way. 
 

Response: Not applicable. 

2. Loading/Service Facilities - Loading and service areas such as trash 
enclosures shall be located to minimize conflicts with public pedestrian 
areas; screened in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting; designed to provide convenient access for trucks; 
and designed to minimize noise and other impacts with adjoining uses. 
Service areas shall be located to the back or sides of buildings, or in alleys 
where available. Loading dock doors are encouraged to be placed in 
recessed areas or between buildings to minimize impacts to the pedestrian 
and human-scale aspects of the development. 

Response: All loading and service areas for existing structures that are to be expanded are existing 
and therefore this standard is not applicable.  The new structures will not have loading 
areas; the hospital parking structures will not have any trash enclosures or other type 
of service area at all.  All service areas such as trash enclosures will be constructed so 
as to be in compliance with this standard.  Please see Section 6.1.a for a discussion of 
existing loading facilities for the campus. 

 
3. Roof-mounted Equipment - Roof-mounted equipment, such as heating, 

ventilation, and air conditioning equipment, shall be screened. Screening 
features shall be at least equal in height to the equipment, compatible with 
rooflines, and constructed of materials used in the building’s exterior 
construction. Screening features include such elements as a parapet, wall, 
or other sight-blocking feature, etc. The roof-mounted equipment shall be 
painted to match the roof. 

 
Response: The new parking structures and the Mechanical Infrastructure Building will not have 

roof-mounted equipment, so this standard does not apply to those new buildings. 
 

4. Sign Standards 
 
a) Pole-mounted, freestanding signs are prohibited in Neighborhood 

Center (NC) Zones. 
 
Response: Not applicable. 
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b) Blade signs placed under awnings are allowed along Shopping Streets. 

 
Response: Not applicable. 
 

c) Remaining sign provisions are in accordance with Chapter 4.7 – Sign 
Regulations. 

 
Response: See Review Criterion #7 for a discussion of how compliance with this Standard is to be 

met. 
 

5. Lighting Standards – Lighting shall be provided consistent with the lighting 
provisions in Chapter 4.2 – Landscaping, Buffering, Screening, and Lighting. 
 

Response: All projects are intended to be in compliance with this requirement as discussed in 
under Review Criterion #6 of this Narrative.  

 
6. Windows - The provisions in this Section shall apply to placement and 

type of windows. Figure 4.10-24 - Windows and Glass Doors on Street-
facing Facades is provided for context. 

 
a)  Ground Floor Windows and Doors - Except for the Neighborhood 

Center (NC) Zone, which is addressed in “c,” below, a minimum 
of 60 percent of the length and 25 percent of the first 12 ft. in 
height from the adjacent grade of any street-facing facade shall 
contain windows and/or glass doors. An exception may be granted 
if the expansion/enlargement is for space neither adjacent to a 
street nor open to customers or the public. Additional 
requirements for windows shall include the following: 

 
Response:  The Pastega House Expansion will be in compliance with this requirement. 
 
  The Cancer Center Annex, the Asbury Building, and the Major Surgery (Eastside 

Hospital) Addition will not be in compliance with this standard; however, they are not 
required to be, as they are in compliance with 4.10.70.05.6(b), which is sufficient to 
satisfy 4.10.70.01.d3. 

 
  The Hospital Parking Structure and the Asbury Parking Structure will not be in 

compliance with this standard; a variance is therefore being requested.  As parking 
structures, their purpose is for people to park their cars and then walk to other 
facilities.  There is no intent for people to linger around the buildings, and no work 
spaces inside into which pedestrians may view.  As no ground floors are to be 
provided, subsections (1) and (2) below are not applicable to the parking structures. 

 
The Mechanical Infrastructure Building is not in compliance with this requirement, and 
a variance is being requested.  This building will serve only to house mechanical 
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equipment that will support hospital infrastructure; it is to be constructed without 
windows.   It is neither open to the public nor visible from the public right-of-way. 

 
1) Ground floor windows shall be framed by bulkheads, piers, 

and sills such as are used in a recessed window, where 
applicable. Ground floor windows shall also have a Top 
Treatment such as a hood, awning, or a storefront cornice 
separating the ground floor from the second story. 
Alternatively, all ground floor windows shall provide a 
minimum three-in.-wide trim or recession. The Base 
Treatment standards under Section 4.10.70.05.b.7.d, below, 
and the Top Treatment standards under Section 
4.10.70.05.b.7.e, below, shall be used as a guide for providing 
bulkheads and cornices that meet this standard. 

 
Response: The Pastega Building will be in compliance with this requirement. Compliance with 

this requirement is detailed in the Architectural Building Design Standards.  Please 
refer to Table 2.1, attached hereto, and Section 5 of the CMP document for more 
information. 

2) Window Type - Ground floor windows used to comply with 
“a,” above, shall meet all of the following standards: 

a. Opacity of greater than 60 percent prohibited for any 
required  

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. 

 
Response: The Pastega Building, will not be in compliance with this standard and a variance is 

being requested.  The purpose of these buildings is to provide lodging for family 
members of patients and as such it is more like a Residential Use than a Commercial 
Use.  Privacy for the residents of Pastega House is a key consideration, especially 
considering the stressful conditions under which they are using its services.  Therefore, 
windows allowing pedestrians to view into the work spaces will not necessarily be 
provided in all areas, depending on the amount of privacy required for the residents.  
The compensating benefit is an increase in the quality of care provided by GSRMC to 
its patients and their families, in the form of increased privacy provided during the 
families’ stays at GSRMC.  

 
b) Windows on Commercial Stories above Ground Floor - Each 

facade on commercial stories above the ground floor and that faces 
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a street or other area accessible to the public shall include at least 
20 percent window coverage. 

 
Response: The following projects are intended to be in compliance with this requirement to the 

greatest extent practicable: Cancer Center Annex, Major Surgery (Eastside Hospital) 
Addition, and Asbury Building.  Compliance with this requirement is detailed in the 
Architectural Building Design Standards.  Please refer to Table 2.1, attached hereto, 
and Section 5 of the CMP document for more information. 

 
  The Hospital Parking Structure and the Asbury Parking Structure will not be in 

compliance with this standard; a variance is therefore being requested.  As parking 
structures, their purpose is for people to park their cars and then walk to other 
facilities.  Windows on upper stories would serve no purpose as the buildings are not 
to be occupied at any time.  
 
The Pastega House Expansion and Mechanical Infrastructure Building do not have 
upper stories; therefore this standard is not applicable to them. 

 
7.  Design Variety Menu - Each structure shall incorporate a minimum of three 

of the following five building design features. The applicant shall indicate 
proposed options on plans submitted for building permits. While not all of 
the design features are required, the inclusion of as many as possible is 
strongly encouraged. 

 
a) Building Walls - Building walls in excess of 30 ft. in length shall not exceed 

a height/width ratio of 1:3 without a change in height of at least four ft., 
as addressed below in Figures 4.10-25A through C - Building Walls. 

b) Maximum Wall Segments - All building wall segments on all sides of 
buildings visible from public areas or adjacent uses shall be a maximum 
of 30 ft. in length. Building wall segments shall be distinguished by 
architectural features including at least one of the following: columns, 
reveals, ribs or pilasters, piers, recesses, or extensions. The segment 
length may be increased to a maximum of 60 ft. if the segment contains 
integral planters, public art, or permanent seating such as a seating wall, 
that conform to the accessibility standards in Section 4.10.70.05.a.4. 

c) Entrances - Primary building entrances shall be clearly defined by recess 
or projection, and shall be framed by a sheltering element such as an 
awning, overhang, arcade, or portico. 

d) Base Treatments - A recognizable Base Treatment consisting of at least 
one of the following: 

1) Thicker walls, such as a bulkhead, ledges, or sills as viewed from 
the exterior of the building; 
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2) Integrally textured materials such as stone, stucco, or other 
masonry; 

3) Integrally colored and patterned materials such as smooth-
finished stone or tile; 

4) Lighter or darker colored materials, Mullions, or panels; 

5) Detailing such as scoring, ribbing, moldings, or ornamentation; 
or 

6) Planters integral to the building  

 
e) Top Treatments - A recognizable Top Treatment consisting of at least one 

of the following: 
 

1) Cornice treatments, other than colored stripes or bands that are 
integral to the building design. Materials such as stone, masonry, 
brick, wood, galvanized and painted metal, or other colored 
materials shall be used; 

 
2) Sloping roof (4:12 or greater) with overhangs. Overhangs may be 

boxed with moldings such as Modillions, Dentils, or other 
moldings, as applicable; or contain brackets; or 

 
3) Stepped parapets. 

 
Response: The Hospital Parking Structure and the Hospital Infrastructure Support Building are not 

in compliance with the above standard; a variance is being requested.  Neither 
building involves any habitable space or is visible from the public right-of-way.  The 
purpose of the Hospital Parking Structure is for people to park their cars and then walk 
to other facilities.  There is no intent for people to linger around the building.  The 
Hospital Infrastructure Building is not open to the public; the only time it will be 
accessed will be by a small number of employees on an infrequent basis, for the 
purpose of routine maintenance and service for the mechanical equipment housed 
therein.  (Note: The Hospital Infrastructure Support Building is in compliance with 
menu option “(b)” above; however compliance with only one menu option does not 
meet the requirement of meeting a minimum of three; therefore it is not in compliance 
with the standard.) 

 
The Asbury Parking Structure is in compliance with the following menu options from 
the above standard:  Base Treatments, Entrances, Top Treatments, for a total of three, 
which meets the standard.  Compliance with this requirement is detailed in the 
Architectural Building Design Standards.  Please refer to Table 2.1, attached hereto, 
and Section 4 of the CMP document for more information.  
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14. Approval Criterion 
 

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

 
LDC 4.13.80.01 – Use Limitations and Exceptions Within Locally Protected Wetlands 
 
b. Removal of Vegetation – Removal of vegetation from Locally Protected Wetlands 

is prohibited, except for the following purposes: 
 

1. Wetland restoration and enhancement programs approved by the 
Department of State Lands; and 

 
2. Activities outlined in sections 4.13.50.a.2, 4.13.50.a.3, 4.13.50.a.5 through 

4.13.50.a.8, and 4.13.50.a.10. 
 

c. Building, Paving, and Grading Activities – Within LPW areas, the placement of 
structures or impervious surfaces, as well as grading, excavation, and the 
placement of fill, are prohibited, except as outlined below.  Exceptions to the 
LPW restrictions may be made for the purposes identified in “1” and “2” below, 
provided they are designed and constructed to minimize adverse impacts to 
Wetland Functions. 

 
Response: Planning Area “B” only contains inventoried wetlands and riparian resources; 

however, this area is protected from private development under the master plan.   
 

Satinwood Street is expected to be extended to the north through this area some time 
beyond the horizon of this master plan. There is no development proposed in this 
plan which would force that street extension. 
 
Planning Area “D” also contains a small section of locally non-significant wetlands. 
This area of wetlands is protected from encroachment by private development under 
the Master Plan; however, this wetlands will be affected by the public 
intersection/highway improvements.  For these improvements, State and Federal 
requirements for filling wetlands will be adhered to. 
 
Hydrology to these areas will be maintained. Storm water discharges from existing 
improvements will not be altered and any new storm water discharges will be subject 
to LDC requirements for detention and water quality. 
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LDC 4.11.30.a – Property within the City Limits as of December 31, 2004 –  
 
1. Existing Lots and Development Sites – Minimum Assured Development Area 

(MADA) applies only to –  
 
a) Individual lots and individual parcels legally established prior to 

December 31, 2004; and 
 
b) Development sites composed of one or more legally established lots or 

parcels aggregated for a specific development permit application. 
 

Response: While the MADA provisions apply to the GSRMC, they are not being used for any 
projects on the campus, as the protected areas are established and all proposed 
development is subject to the applicable provisions of LDC Chapter 4.12 as discussed 
above. 

 
LDC 4.12.60 – STANDARDS FOR DEVELOPMENT ON SITES CONTAINING SIGNIFICANT 
VEGETATION 

 
The location and extent of development on sites containing Significant Vegetation shall 
be based on the standards established below.  Encroachments into areas of Significant 
Vegetation may be permitted based on the provisions of Chapter 4.11 – Minimum 
Assured Development Area and the following: 

 
a. Highly Protected Significant Vegetation (HPSV) Areas – For Properties Containing 

Areas Designated as Highly Protected Significant Vegetation (HPSV), the 
following standards shall apply – 
 
1. Development shall be limited to portions of properties outside of the 

areas designated as HPSV, except to the extent allowed by the Minimum 
Assured Development Area, as determined through the use of the 
procedures and criteria established in Chapter 4.11 – Minimum Assured 
Development Area; 

 
2. Vegetation that is required to be protected shall be preserved and/or 

enhanced in specific tracts, which shall ensure that a minimum of a 70 
percent Mature Tree Canopy Coverage is achieved in the tracts.  
Exceptions to this requirement shall be granted based on the following: 

 
a) Preserved existing upland prairie areas shall be credited as 100 

percent Tree Canopy Coverage; and 
 
b) Preserved Oak savannas, which are identified as ARA type 13 in 

the Natural Features Inventory, shall be credited at 70 percent 
Mature Tree Canopy Coverage; 
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3. Vegetation that is required to be protected, that has been damaged, 
destroyed, or cut shall be restored or replaced in specific tracts, such that 
a minimum of 70 percent Mature Tree Canopy overage <sic> is achieved 
in the tracts.  This mitigation shall be completed consistent with Section 
4.12.100-Enforcement and Mitigation Provisions; and 

 
4. Portions of the site developed according to the MADA provisions 

contained in Chapter 4.11 – Minimum Assured Development Area, areas 
outside of preserved Significant Vegetation tracts shall be planted to 
achieve 40 percent Mature Tree Canopy Coverage.  Street trees and other 
trees required by Chapter 4.2 – Landscaping, Buffering, Screening, and 
Lighting may be included in the determination of Tree Canopy Coverage. 

 
Response: The site contains two areas of Highly Protected Significant Vegetation (HPSV), one at 

the northeast corner of the site, and one just east of Samaritan Drive in front of the 
existing Pastega House.  

 
The HPSV area located between Samaritan Drive and Pastega House will be in conflict 
with improvements to the intersection of Elks Drive, 9th St., Hwy 99W, and Samaritan  
Dr. Development will be allowed to encroach into the HPSV as required to construct 
the intersection improvements, per LDC 4.12.70, as this intersection has been deemed 
necessary to maintain a functional system by the City Engineer.  
 
The HPSV area located at the northeast corner of the site will be in conflict with 
improvements made to Hwy 99W as part of the Elks Dr./9th/99W/Samaritan 
Intersection upgrade.  Again, development will be allowed to encroach into the HPSV 
as required to construct the wider road, planting strip, and multi-use path per LDC 
4.12.70, as these improvements have also been deemed necessary to maintain a 
functional system by the City Engineer. 

 
As these HPSV areas consist almost entirely of coniferous Douglas Fir trees, eliminating 
a portion of the stand to accommodate the intersection or highway improvements may 
result in the remaining stand of trees being at risk during windstorms.  At the time of 
highway improvements, the applicant will consult with a certified arborist and develop 
a Significant Vegetation Management Plan (SVMP) to address the extent of the 
encroachment, as well as the structural integrity of the remaining stand.  The SVMP will 
propose solutions that may involve the removal of additional existing Douglas Fir trees, 
which would be replaced with species that are more suitable for survival in the area 
allowed.  Replacement trees would also serve to provide adequate buffering and 
screening between the GSRMC campus and the newly widened highway and/or multi-
use path. 

 
Tracts for the preservation of the HPSV areas to remain will be established per LDC 
4.12.60.a2 prior to the acceptance of the intersection improvements. 
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e. Partially Protected Significant Vegetation-4 (PPSV-4) Areas – For Properties 
Containing Areas Designated as Partially Protected Significant Vegetation-4 
(PPSV-4), the following standards shall apply – 
 
1. Development may only be located on areas inside the PPSV in cases 

where a minimum of 25 percent of the site is placed in common open 
space tracts, or common areas, that contain either the natural vegetative 
cover or new landscaping such that a 70 percent Mature Tree Canopy 
Coverage is achieved; 

 
2. Preserved existing upland prairie areas shall be credited as 100 percent 

Tree Canopy Coverage; and 
 
3. Preserved Oak savannas, which are identified as ARA type 13 in the 

Natural Features Inventory, shall be credited at 70 percent Mature Tree 
Canopy Coverage; 

 
4. Portions of the site developed according to the MADA provisions 

contained in Chapter 4.11 – Minimum Assured Development Area, areas 
outside of preserved Significant Vegetation tracts shall be planted to 
achieve 35 percent Mature Tree Canopy Coverage.  Street trees and other 
trees required by Chapter 4.2 – Landscaping, Buffering, Screening, and 
Lighting may be included in the determination of Tree Canopy Coverage. 

 
Response: Projects proposed in Area “A” will have some impact on the plantation Douglas Fir 

grove that is located on the east side of these planning areas adjacent to Samaritan 
Drive, which is designated as a Partially Protected Significant Vegetation-4 area. It is 
estimated that at an absolute maximum, 4.12 acres, or 63%, of the 7.4-acre tree grove 
will be affected. This will result in a minimum of 37% of the PPSV-4 area being 
preserved as common open area, which meets requirement “1,” above.   

 
Along with the protection of a significant portion of this tree grove, the HPSV tree 
groves in Planning Area “D” are also protected and enhanced under CMP Section 5 – 
Development Standards and Section 8 – Implementation Plan.  The tree grove in Area 
“A” is effected by the proposed reconfigured intersection between NW Samaritan 
Drive and NW Elks Drive, building(s), parking lot, and storm water facility construction 
all shown on Attachments “C” through “I-2”, with the specific impact areas being seen 
in the underlying aerial photograph.  The area indicated to be made available for storm 
water facility construction is an estimate only; it is anticipated that final design of the 
facility will indicate that less area is needed.  In that event, any additional area of the 
PPSV-4 vegetation that is not required for the storm water facility will be also be 
preserved as common open area.  For this reason, the 37% indicated in the above 
paragraph is an absolute minimum number, with the final area of the common open 
area very likely being somewhat larger.   
 
The development proposed in Area “A” has the most significant impact on the tree 
grove. The proposed development area, however, is the most logical for future 
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development as it has small quantities of steep slopes; it is oriented to the existing Elks 
Drive collector street. 
 
As an offset to the impacts to the tree grove, significant nature preserve enhancements 
are included in Section 8 - Implementation Plan, some of these enhancements are 
scheduled to begin well in advance of any significant impact to the tree grove. 

 
 

LDC 4.13.50 – USE LIMITATIONS AND EXCEPTIONS WITHIN HIGHLY PROTECTED 
RIPARIAN CORRIDORS AND RIPARIAN-RELATED AREAS 

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

Riparian-related Areas is prohibited, except for the following purposes: 
 

1. Stream restoration and enhancement programs; 
 
2. Removal of Non-native, Invasive and/or Noxious Vegetation as defined in 

Chapter 1.6 – Definitions.  If necessary, in conjunction with vegetation 
removal non-rip-rap erosion control measures shall be utilized; 

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

Such local source native plant species shall originate from stock collected 
from wild plants within 75 miles of planting site; 

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

transportation facilities located within Riparian Corridors and Wetlands; 
 
9. Allowance of activities under an Oregon Department of Fish and Wildlife-

approved restoration plan for improving Riparian Function.  As a 
component of this plan, and as a means of controlling the spread of the 
weeds throughout the Watershed, livestock may be permitted in areas 
with identified Non-native, Invasive, and/or Noxious Vegetation; and 
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10. Removal of Hazardous Trees – Requests for removal of Hazardous Trees, 
except in emergency circumstances, shall be reviewed by the City Urban 
Forester (or another qualified arborist) and approved, conditionally 
approved, or denied by the Community Development Director.  Any trees 
removed shall be replaced by like native species or alternate approved 
native species listed on the City of Corvallis Native Plant List. 

 
b. Building, Paving, and Grading Activities – The placement of structures or 

impervious surfaces, as well as grading, excavation, and the placement of fill, are 
prohibited.  Exceptions to the drainageway restrictions may be made for the 
purposes identified in items 1-7 of this Section, provided they are designed and 
constructed to minimize adverse impacts to Riparian Corridors and Riparian-
related Areas. 

 
Response: Planning Area “B” only contains inventoried wetlands and riparian resources; however, 

this area is protected from private development under the master plan. 
 

Satinwood Street is expected to be extended to the north through this area some time 
beyond the horizon of this master plan. There is no development proposed in this plan 
which would force that street extension. 
 
Hydrology to this area will be maintained. Storm water discharges from existing 
improvements will not be altered and any new storm water discharges will be subject 
to LDC requirements for detention and water quality. 

 
LDC 4.14.50.02 – 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 

4.14.70 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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4.14.50.03 - 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. 

 
LDC 4.14.50.04 - 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 
4.14.60 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; 
 
2. discussion of geologic hazards, if any; 

 
3. Suitability of the site for proposed development, from a geologic 

standpoint; 
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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. 

 
LDC 4.14.50.05 - 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 
4.14.60 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; 
 
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. 
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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. 

 
Response: The site contains a number of areas that contain slopes greater than 15%, and a 

several projects are proposed to encroach into these areas, as described in detail 
below.  Reports for these projects shall meet the criteria identified in LDC Sections 
4.14.50.04 and 4.14.50.05.  Development shall conform to all recommendations and 
requirements established by these reports.  

 
LDC 4.14.50.06 – 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. 
 

Response: The site contains several small areas that are sloped at greater than 35 percent.  No 
proposed projects will encroach into any areas sloped at greater than 35 percent. 

 
LDC 4.14.50.07 – 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 to not apply. 

 
Response:  The site contains several small areas that are sloped at greater than 25 percent but 

less than 35%.  No proposed projects will encroach into any areas sloped 25% to 
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35%.  
 

a. Site Assessment and Geotechnical Report Required – Applications for 
development on the specified slope areas, including land use applications, 
Public Improvements by Private Contract Permits (PIPC), Excavation and 
Grading Permits, and Building Permit submittals, shall be accompanied by a site 
assessment, geotechnical report, and any other report deemed necessary by the 
site assessment report.  Reports shall meet the criteria identified in sections 
4.14.50.04 and 4.14.50.05.  Development shall conform with all 
recommendations and requirements established by these required reports. 

 
Response: Reports shall meet the criteria identified in LDC Sections 4.14.50.04 and 4.14.50.05.  

Development shall conform to all recommendations and requirements established by 
these reports. 

 
b. Compliance with Hillside Development Standards – Development shall comply 

with the Hillside Development Standards in Section 4.14.70. 
 
Response: A wavier of these standards is requested herein. 
 

LDC 4.14.50.08 – 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.  However, 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 the topographic map, that 
development on a property can be accommodated without encroachment into the 
specified slope areas, then the following standards to not apply. 

 
Response: The site contains several small areas that are sloped at greater than 15 percent but 

less than 25%.   The development that encroaches into these steeply sloped areas 
includes the Cancer Center Annex.  Where this project is to be built includes a 
human-made fill slope from a pre-Master Plan construction project.  
 

a. Site Assessment Required – Applications for development on the specified slope 
areas, including land use applications, Public Improvements by Private Contract 
Permits (PIPC), Excavation and Grading Permits, and Building Permit submittals, 
shall be accompanied by a site assessment, which meets the criteria identified in 
Sections 4.14.50.04.  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 4.14.50.05.  Development shall conform with all recommendations and 
requirements established by these required reports. 
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Response: Reports shall meet the criteria identified in LDC Sections 4.14.50.04 and 4.14.50.05.  
Development shall conform to all recommendations and requirements established by 
these reports. 

 
b. Compliance with Hillside Development Standards – Development shall comply 

with the Hillside Development Standards in Section 4.14.70. 
 

Response: A wavier of these standards is requested herein. 
 
 

LDC 4.14.60.02 – Applicability 
 
Except as provided under Section 4.5.70.03, 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 access ways. 
 
LDC 4.14.60.03 – 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, Public Improvement 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 
4.14.50.04 and 4.14.50.05.  In addition to the items identified in Section 
4.14.50.05, 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. 
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Response: Only projects in Planning Areas “D” and “A” will occur in an identified landslide debris 

runout areas or their associated 500’ buffer zones. However, the proposed projects are 
typical of the existing development in this area which has already occurred on the 
identified runout slopes. The previous geotechnical investigations found no actual 
indication of this geologic condition. 

 
All earthwork and drainage-related work on the proposed projects in Planning Areas 
“D” and “A” will be accomplished in accordance with a site-specific geotechnical 
investigation and the applicable provisions of the City’s current building code. 
 

LDC 4.14.70 – HILLSIDE DEVELOPMENT STANDARDS 
 
c. Individual Lot Grading Standards - These standards are in addition to Section 

4.14.70.04.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: 
 

Site Characteristics Maximum Cut Depth and Fill 
Height 

No Extenuating Conditions Eight-ft. Standard 

One Extenuating Condition 
10-ft. Standard only where 
allowed to work around 
extenuating condition 

Two or more Extenuating 
Conditions 

12-ft. Standard only where 
allowed to work around 
extenuating conditions 

 
Response: The application proposes to waive all maximum cut and fill standards; a variance is 

being requested to this Standard. 
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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 = 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. 

 
 

Response: The application proposes to waive the grading area standards; a variance is being 
requested to this standard. 
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TABLE “2.1”  
PODS COMPLIANCE 

 

 
PODS Standard 

Phase 1 CIP Projects 
(Table Excludes Completed Projects and Projects 

which do not meet the minimum requirement 
necessary to comply) 
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4.10.70.02 Building Orientation 

 a. Street Frontage Setback E NO YES YES YES 

 b. Entrances E NO NA YES NA 

 c. Parking and Vehicle Circulation E NO NA YES NA 

 d. Neighborhood Center (NC) Zone Provisions NA NA NA NA NA 

 e. Exception for Enhanced Pedestrian Environment NA NA NA NA NA 

 f. Grading (Cuts and Fills) YES YES YES NO NO 

4.10.70.03 Pedestrian Circulation Standards 

 
a. Requirements for New Development and Options for 

Expansions of a Commercial, Industrial, or Civic Structure      

 1. Continuous Internal Sidewalks E YES E YES NA 
 2. Sidewalks along Building Walls E YES YES YES NA 
 3. Separation/Distinction from Driving Surfaces E YES YES YES YES 
 4. Sidewalk Surface Treatment E YES YES YES YES 
 5. Crossings NA YES YES YES YES 

 6. Connection to Adjacent Streets E YES YES YES YES 

 7. Planting Strips E E YES YES NA 
         b. Additional Requirements for New Development/List of 

Options for Expansions of a Commercial, Industrial, or Civic 
Structure 

   
 

 

       1.  Driveway Consolidation NU NU NU NU NU 
               2.   Landscape Buffer NU NU YES YES YES 

 
“YES” = Complies outright; and/or is expected to comply when reviewed for building permit; and/or can be applied as one 

of the required menu items under LDC 4.10.70.01.d1-4 and/or LDC 4.10.70.03b 
“NO” = Does not comply; variance being requested. See Table 2.2 
“NA” = Not applicable; the standard(s) will not be applied or do(es) not apply to this project. 
“E”    = Existing. Standard is met by existing conditions. 
“NU” = Not Used.  Standard is not available to be applied as a required menu item under LDC 4.10.70.01.d1-4 and/or 

LDC 4.10.70.03b. 
“SIGN” = All signs to be per Section 5.8 & Attachment J. 
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               3.   Reduced Parking NU NU NU NU NU 
               4.   Covered Walkways E NU NU NU NU 
       5.   Notarized Letter NU NU NU NU NU 

4.10.70.04 Vehicle Circulation and Design Standards      

 a. Parking Lots 

       1.   Placed to rear of buildings NA NO NA YES NA 

       2.   Unusual Site Constraints YES YES YES YES YES 

 b. Corner Parcels NA YES NA NA NA 

 c. Parking Lot Access NA NA NA NA NA 

 d. NC Zone Special Provisions NA NA NA NA NA 
 e. Drive-through Facilities NA NA NA NA NA 

4.10.70.05 – Standards & Menus for Pedestrian Features & Design Variety 

 a. Pedestrian Amenities Standards 

 1. Weather Protection NA NA NA NA NA 

 2. Pedestrian Amenity Requirements E E YES YES NO 

      3. Acceptable Pedestrian Amenities NA 

     a) Sidewalks with ornamental treatments NU NU YES NU NA 
     b) Sidewalk planters with benches E E YES YES NA 
     c) Significant public art NU NU NU NU NA 
     d) Mini parks or plazas E E YES YES NA 
     e) Street trees caliper 50 percent wider E NU E YES NA 
      4. Accessibility of Pedestrian Amenities YES YES YES YES NA 

 
“YES” = Complies outright; and/or is expected to comply when reviewed for building permit; and/or can be applied as one 

of the required menu items under LDC 4.10.70.01.d1-4 and/or LDC 4.10.70.03b 
“NO” = Does not comply; variance being requested. See Table 2.2 
“NA” = Not applicable; the standard(s) will not be applied or do(es) not apply to this project. 
“E”    = Existing. Standard is met by existing conditions. 
“NU” = Not Used.  Standard is not available to be applied as a required menu item under LDC 4.10.70.01.d1-4 and/or 

LDC 4.10.70.03b. 
“SIGN” = All signs to be per Section 5.8 & Attachment J. 
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b. Design Standards & Design Variety Menus 

 1. Encroachments NA NA NA NA NA 

 2.  Loading/Service Facilities NA NA NA NA YES 

 3.  Roof-mounted Equipment YES YES NA YES YES 
 4. Sign Standards NA NA SIGN SIGN NA 
 5. Lighting Standards YES YES YES YES YES 
 6. Windows      

 a) Ground Floor Windows and Doors YES YES  NO YES NO 

 1)  Window Treatment YES YES NO YES NO 

 2)  Window Type      

              a. Opacity of greater than 60% prohibited NO NO NO NO NO 

              b. Ground floor windows shall allow views from 
adjacent sidewalks 

NO NO NO NO NO 

b) Commercial Stories above Ground Floor YES NA NO YES NA 
c) NC Special Window Provisions NA NA NA NA NA 

 7.  Design Variety Menu      

 a) Building Walls NU YES NU NU YES 
 b) Maximum Wall Segments YES YES YES NU NU 
 c) Entrances E E YES YES NU 
 d) Base Treatments NU YES YES YES YES 

 
“YES” = Complies outright; and/or is expected to comply when reviewed for building permit; and/or can be applied as one 

of the required menu items under LDC 4.10.70.01.d1-4 and/or LDC 4.10.70.03b 
“NO” = Does not comply; variance being requested. See Table 2.2 
“NA” = Not applicable; the standard(s) will not be applied or do(es) not apply to this project. 
“E”    = Existing. Standard is met by existing conditions. 
“NU” = Not Used.  Standard is not available to be applied as a required menu item under LDC 4.10.70.01.d1-4 and/or 

LDC 4.10.70.03b. 
“SIGN” = All signs to be per Section 5.8 & Attachment J. 
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 e) Top Treatments YES NU NU YES YES 
 

 
“YES” = Complies outright; and/or is expected to comply when reviewed for building permit; and/or can be applied as one 

of the required menu items under LDC 4.10.70.01.d1-4 and/or LDC 4.10.70.03b 
“NO” = Does not comply; variance being requested. See Table 2.2 
“NA” = Not applicable; the standard(s) will not be applied or do(es) not apply to this project. 
“E”    = Existing. Standard is met by existing conditions. 
“NU” = Not Used.  Standard is not available to be applied as a required menu item under LDC 4.10.70.01.d1-4 and/or 

LDC 4.10.70.03b. 
“SIGN” = All signs to be per Section 5.8 & Attachment J. 
   

Table 2.1 PODS Compliance 
Revised per COA 10-03-2014 



 

TABLE “2.2”  SUMMARY OF REQUESTED VARIANCES & COMPENSATING BENEFITS 

PROJECT LDC VARIANCE 
DESCRIPTION OF VARIANCE/ 
COMPENSATING BENEFITS 

 
All 

 
4.0.60.n 

 
Variance: Existing GSRMC campus fails to meet the required block 
perimeter as follows:  Campus is not comprised of complete blocks 
encircled by a network of streets; interior block formed by NW Samaritan 
Drive and NW Elks Drive is 5,795’.  This is a result of existing development 
patterns approved under previous land use decisions in and around the 
campus. 
 
Compensating Benefit: Extensive pedestrian network that connects all 
buildings on campus with all parking areas, public right-of-way, and each 
other. 
 

 
Elks Drive/Highway 

99 Intersection 
Improvements 

 
Cancer Center 

Annex 
 

and 
 

Mechanical 
Infrastructure 

Building 

 
4.14.70.04 

4.10.70.02.f 

 
Variance: All cut/fill and lot grading standards are to be waived. 
 
Compensating Benefit: The purpose of the Landslide and Hillside 
Development Standards include, in part- 
 

a) Protect human life, health, and property; 
b) Reduce damage and loss of life from the natural hazards of steep 

slopes, landslide risk areas, and landslide-related areas; 
c) Implement the landslide 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 
 

The site assessments and geotechnical reports prepared for constructed 
projects on the GSRMC Campus have documented two relevant facts- 
 

1) There are no actual landslide risk areas or landslide debris runout 
areas on the property. 

2) Standard design and construction techniques assure that a 
landslide risk is not created on property owned by others. 

 
The grading that has occurred on the GSRMC property for all of these past 
projects beginning in 1975, exceed the standards in LDC 4.14.70.04, but at 
the same time that work validate the facts stated above. 
 
Therefore as the purpose of the Hillside Development Standards is met by 
an existing development pattern and processes, the compensating benefit 
for the requested variance is continuing that pattern and process which 
demonstrates compliance. 
 

 
 
  Page 1 of 4 

(Revised per COA 10-03-2014) 
   
   

yaich
Polygon

yaich
Callout
NOTE: This variation was denied by the Planning Commission in Order 2014-056. See Condition # 4.



TABLE “2.2”  SUMMARY OF REQUESTED VARIANCES & COMPENSATING BENEFITS 

PROJECT LDC VARIANCE 
DESCRIPTION OF VARIANCE/ 
COMPENSATING BENEFITS 

 
 

Cancer Center 
Annex 
and 

Hospital 

 
Table 4.7-1 

 
Variance: Maximum Attached sign height – 20’ above finish grade, 
excepting Signs B1-6 and B1-30 on the southeasterly face of the Cancer 
Center Annex. 
 
Maximum attached sign area per freestanding structure – 100 square feet, 
Signs B1-6 and B1-30 on the southeasterly face of the Cancer Center 
Annex. 
 
Maximum attached sign area per each sign – 32 square feet, excepting 
Signs B1-6 and B1-30 on the southeasterly face of the Cancer Center 
Annex. 
 
Compensating Benefit:  
 
The compensating benefit for this variance is that the new cancer center 
will be recognizable to patients and guests and allow easier accessibility to 
the services offered. 
 

 
Hospital 
Parking 

Structure  

 
 

4.10.70.05.b.6.(a) 
4.10.70.05.b.6.(b) 

 
Variance: The new Parking Structure will not contain windows and/or glass 
doors along 60 percent of the length of the first floor nor have 20% 
window coverage on stories above ground floor.   
 
Compensating Benefit: The two new Parking Structures are intended for 
people to park their cars inside and then walk to other facilities on the 
campus.  They are intended to be unoccupied the majority of the time.  
They are not intended to be structures at which pedestrians will linger and 
there will be no workspaces into which pedestrians will be able to look.  
Therefore, the structures will not be provided with windows.  The 
compensating benefit of providing these parking structures in this manner 
is a compact development form that makes most efficient use of space 
and resources.  
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(Revised per COA 10-03-2014) 
   
   



TABLE “2.2”  SUMMARY OF REQUESTED VARIANCES & COMPENSATING BENEFITS 

PROJECT LDC VARIANCE 
DESCRIPTION OF VARIANCE/ 
COMPENSATING BENEFITS 

 
Mechanical 
Infrastructure 

Building 
 
 
 
 
 
 
 

 
4.10.70.05.a.2 

4.10.70.05.b.6.(a) 
 
 
 
 
 
 
 
 

 
Variance: The Mechanical Infrastructure Building will not contain windows 
and/or glass doors along 60 percent of the length of the first floor; neither 
will it be provided with pedestrian amenities. 
 
Compensating Benefit: The Mechanical Infrastructure Building is a non-
habitable space constructed to house mechanical infrastructure 
equipment that will serve the Hospital.  It is intended to be unoccupied the 
vast majority of the time, except for the occasional visit by an employee to 
perform service and/or maintenance on the equipment.  It is not visible 
from the public right-of-way, is not intended to be structures at which 
pedestrians will linger and will not have workspaces into which pedestrians 
will be able to look.  Therefore, the building will not be provided with 
windows or pedestrian amenities. The compensating benefit of 
constructing this building in this manner is a compact development form 
that makes most efficient use of space and resources. 
 

 
Major Surgery 

Addition, Pastega 
House Addition 

and  
Cancer Center 

Annex 

 
4.10.70.05.b.6.2 

(a) and (b) 

 
Variance: The Major Surgery and Cancer Center Annex ground floor 
windows will not allow views into the work areas. 
 
Compensating Benefit: The purpose of the buildings is to provide either 
temporary residential housing or medical services for people.  As such, a 
certain amount of privacy is appropriate for such a building use.  There is 
no intent for pedestrians to linger about the buildings, nor is there any 
work space on the inside into which pedestrians may view.  The 
compensating benefit is the applicant’s ability to provide service to its 
clients while respecting and accommodating their need for privacy. 
 

 
Maximum Structure 

Height 

 
2.18, 4.6 

 
Variance: Previously approved maximum structure heights by planning 
area are: A:120 foot max; B: No building allowed; C: No building allowed; 
D: 40 foot max; E: 58 foot maximum. 
 
Compensating Benefit: This application does not propose any change to 
the previously approved maximum structure heights. The compensating 
benefit is that the existing development pattern is maintained and a 
compact development form continues. An overall lot coverage of 41.9% 
comparted to the 50% and 70% maximums in the RS-3.5 and RS-9 zones is 
the compensating benefit. 
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TABLE “2.2”  SUMMARY OF REQUESTED VARIANCES & COMPENSATING BENEFITS 

PROJECT LDC VARIANCE 
DESCRIPTION OF VARIANCE/ 
COMPENSATING BENEFITS 

 

 
As indicated on 

Attachments I and 
I-A 

 
4.0.130.c 

 
Variance: Use of water quality manhole in lieu of surface treatment 
facilities. 
 
Compensating Benefit: Terrain and proximity of existing public 
improvements to storm water discharge points preclude the use of surface 
treatment facilities in all instances. The compensating benefit is a facility 
that exceeds the Corvallis Storm Water Master Plan requirements for 70% 
of TSS removal by 10% for a total TSS removal of 80%. 
 
 

Pastega House 
Addition 

4.10.70.04.a.1 
4.10.70.02.a 
4.10.70.02.b 
4.10.70.02.c 

Variance:  
 
 Parking and vehicle circulation location to sides of building and between 
building and adjacent streets. 
 
 Street frontage setback exceeds RS-9 zone maximum. 
 
 Entrance not oriented to street and exceeds 200 feet. 
 
Compensating Benefit: The Pastega House was approved, permitted and 
constructed prior to the adoption of the Pedestrian Oriented Design 
Standards. The proposed addition to the Pastega House does not require 
any modification to the existing structure with respect to location and 
orientation of the entrance. Parking beside and behind the facility has 
been anticipated in the GSRMC Master Plan. As a specific compensating 
benefit, the Applicant proposes a covered walkway connecting the existing 
Samaritan Regional Cancer Center to the Cancer Center Annex as shown 
on Figure 8-2. 

 

 
 
  Page 4 of 4 

(Revised per COA 10-03-2014) 
   
   



Table 2.3 
Trip Generation Comparison 

 

Constructed Phase 1 Projects 
Approved Through Modification 

PLD11-00007 

ITE 
Use 

Classification 

Floor 
Area 

Sq. Ft. 

(a) 

Trip Generation 
 “Not” Constructed Phase 1 

Projects Approved Through 
PLD11-00007 

ITE 
Use 

Classification 

Floor 
Area 

Sq. Ft. 

(b) 
Trip Generation 

Increase (Decrease) Projects as Proposed in 
Modified Phase 1 Under 

 PLD14-00003 

ITE 
Use Classification 

Proposed 
Incremental 

Increase 
(Decrease) in 

Floor Area Over 
that approved 

Under 
PLD11-00007 

Sq. Ft.  

(c) 
Trip Generation 

Increase (Decrease) 

AM 
Peak 
Hour 

PM 
Peak 
Hour 

Weekday 
AM 

Peak 
Hour 

PM 
Peak 
Hour 

Weekday 
AM 

Peak 
Hour 

PM 
Peak 
Hour 

Weekday 

Electrical Infrastructure 
Building 

Hospital 3,000 3 3 40 Hospital Infrastructure 
Support Building 

Hospital 2,400 2 2 32 Mechanical 
Infrastructure Space 

Hospital 0 0 0 0 

                  

      Cancer Center – Phase 1 
Annex 

Medical Office 17,300 40 60 626 Cancer Center –Annex Medical Office 5,530 13 19 200 

                  

Major Surgery (Eastside 
Hospital) Addition Hospital 4,000 4 5 66       

Major Surgery 
(Eastside Hospital) 
Addition 

Hospital 14,200 16 16 234 

                  

Ambulatory Services Building Medical Office 44,000 101 152 1590       
Ambulatory Services 
Building, Floor Area 
Correction 

Medical Office (1,403) (3) (5) (50) 

                  
West Tower – Phase 1 Hospital 43,700 49 50 722             
                  

West Tower – Phase 2 Hospital 2,240 3 3 36       West Tower – Final 
TI’s 

Hospital 13,960 16 16 230 

                  
MOB No. 1 – (Cascade View) Medical Office 23,982 55 83 866             

      
Hospital Cafeteria 
Expansion Hospital 5,400 6 6 90 

Hospital Cafeteria 
Expansion, remove 
from Projects 

Hospital (5,400) (6) (6) (90) 

                  

      Engineering Building 
Remodel 

General Office 2,600 4 4 28 
Engineering Building 
Remodel, Removed 
from Projects 

General Office (2,600) (4) (4) (28) 

                  

      Neville Building First 
Floor Vacation Medical Office (3,328) (8) (12) (120) 

Building First Floor 
Vacation, Removed 
from Projects 

Medical Office 3,328 8 12 120 

                  

            Pastega House 
Addition 

Motel 7,100 7 6 78 

Trip Sub Totals  - 215 296 3320   - 44 60 656   - 47 54 694 
                  
Total Trips Approved Under 
PLD11-00007 
 (a) + (b) 

        
259 356 3976 

      

Additional Trips Requested 
Under PLD14-00003 (c) – (b) 

              3 (6) 38 

Total Phase 1 Tripe 
Requested under PLD14-
00003 (a) + (c) 

              
262 350 4,014 

 

12-401 Trip Generation Comparison COA 10-03-2014.docx 

 























































Good Samaritan Regional Medical Center 
Campus Master Plan – Phase 1 & Phase 2 Projects 
 

“YES” - THE INDICATED PROJECT WILL BE COMPLETED AND ACCEPTED PRIOR TO THE OCCUPANCY OF ANY SUCCEEDING PROJECTS IN THE PRIORITY PLANNING AREA. 
“TBD” –CONSTRUCTION START DATES ARE NOW KNOWN. 
“BLANK” – SEE section 4.4 narrative. 
(1) PRIORITY APPLIES TO CANCER CENTER –ANNEX ONLY 
(2) NOT COUNTED AS NEW FLOOR AREA. 
(3) PRIORITY APPLIES TO PASTEGA HOUSE ADDITION ONLY 
(4) PRIORITY APPLIES TO ASBURY BUILDING ADDITION ONLY 
(5) WHEN WARRANTS ARE MET 
(6) PRIORITY APPLIES TO MAJOR SURGERY ADDITIONAL ONLY, HOWEVER, AT GSRMC’S DISCRETION, PARKING STRUCTURE MAY BE CONSTRUCTED SOONER TO A SIZE THAT TOTAL CAMPUS 
PARKING SPACES DO NOT EXCEEED LDC MAXIMUMS. 
 
 

  

Table “4.1” SCHEDULE OF PROJECTS BY PRIORITY 
 

 
Project Name 

Campus 
Planning 

Area 

Proposed 
New 
Floor 
Area 

Likely 
Start 
Date 

Likely 
Occupancy 

Date 

PLANNING AREA 

A B C D E 

♦ Phase 1         

 Electrical Infrastructure Building A 3,000 Completed      

 West Tower – Phase 1 A 43,700 Completed      

 Major Surgery (Eastside Hospital ) 
Addition 

  4,000 Completed      

 West Tower – Phase 2 A 2,240 Completed      

 Parking Lot No. 1 A  Completed      

 Ambulatory Services Building A 42,597 Completed      

 Parking Lot No. 2 A,D  Completed      

 MOB No. 1 – (Cascade View) D 23,982 Completed      

 
Elks Dr. /9th/99W Intersection with 
NCAP multi-use path(1) Financial 
Security 

  Completed      

 Parking Lot No. 4 (Cancer Center 
Annex) 

C,A  
 

June ‘14  
 

June ‘15 YES(1)     

 Cancer Center Annex C,A 22,830 Sept ‘14 Nov ‘15      

 Elks Dr. /9th/99W Intersection with 
NCAP multi-use path Construction   May ‘15 Feb ‘16 Yes   Yes  

 Elks/99W Traffic Signal (5)   May ‘15 Feb ‘16 Yes   Yes  

 West Tower – Final TI’s A 13,960 June ‘16 Dec ‘16      

 Parking Lot No. 3 (Pastega Addition) D  Sep ‘16 May ‘17 YES(3)   YES  

 Pastega House Addition D 7,100 Sep ‘16 May ‘17      

 Hospital Parking Structure A  Jan ‘19 June ‘20 YES(6)     

 
Major Surgery (Eastside Hospital) 
Addition A 14,200 Jan ‘19 Jun ‘20      

 Mental Health Building Infill D 800 TBD TBD      

 Mechanical Infrastructure  Building A 2,400 TBD TBD      

           

           

 Sub Total  180,809        

           

           

  
  Section 4 
  (Revised per COA 10-03-2014) 



Good Samaritan Regional Medical Center 
Campus Master Plan – Phase 1 & Phase 2 Projects 
 

“YES” - THE INDICATED PROJECT WILL BE COMPLETED AND ACCEPTED PRIOR TO THE OCCUPANCY OF ANY SUCCEEDING PROJECTS IN THE PRIORITY PLANNING AREA. 
“TBD” –CONSTRUCTION START DATES ARE NOW KNOWN. 
“BLANK” – SEE section 4.4 narrative. 
(1) PRIORITY APPLIES TO CANCER CENTER –ANNEX ONLY 
(2) NOT COUNTED AS NEW FLOOR AREA. 
(3) PRIORITY APPLIES TO PASTEGA HOUSE ADDITION ONLY 
(4) PRIORITY APPLIES TO ASBURY BUILDING ADDITION ONLY 
(5) WHEN WARRANTS ARE MET 
(6) PRIORITY APPLIES TO MAJOR SURGERY ADDITIONAL ONLY, HOWEVER, AT GSRMC’S DISCRETION, PARKING STRUCTURE MAY BE CONSTRUCTED SOONER TO A SIZE THAT TOTAL CAMPUS 
PARKING SPACES DO NOT EXCEEED LDC MAXIMUMS. 
 
 

 

Table “4.1” SCHEDULE OF PROJECTS BY PRIORITY 
 

 
Project Name 

Campus 
Planning 

Area 

Proposed 
New Floor 

Area 

Likely Start 
Date 

Likely 
Occupancy 

Date 
A B C D E 

          
          
Hospital Cafeteria Expansion A 5,400 TBD TBD      
Engineering Building Remodel D 2,600(2) TBD TBD      

Asbury Parking Structure E  TBD TBD     YES(4) 

Asbury Building E 40,000 TBD TBD      

When Needed    

Satinwood Extension ALL  Upon Northern Completion 
Conifer/9th/99W and 
Walnut/99W Intersections 

  TBD TBD TBD TBD TBD TBD TBD 

    

Subtotal  48,000 

TOTAL  228,809 

  
  Section 4 
  (Revised per COA 10-03-2014) 



















































































 

                                                                                                                                                                                                                          
                                                                                                                                                                                                                                                              

 

 GSRMC CAMPUS PLANNING AREAS A, B,C,D,E, AND F                  
 

GSRMC 
Campus 
Planning 

Area 
Designation 

 
Zoning 

 
Existing Total 
Land Area in 
Square Feet 

 

 
Existing 
Building 

Footprint in 
Square Feet 

 
Existing Green Area(1)(2) 

in Square Feet (2) 

 (Percent of Total Land) 
 

Existing Lot 
Coverage(1)((3) 

Area in Square Feet 
 (Percent of Total Land) 

 

 
Proposed 

Increase in 
Building 

Footprint in 
Square Feet 

 
Proposed 

Increase in 
Parking and 

Access(7) 

 
Resultant Green 

Area (2) 
(Percent of Total 

Land) 

 
Resultant Lot 
Coverage(3)  

(Percent of Total 
Land) 

“A”  
RS 3.5 1,808,063 170,974 1,097,904 (60.7) 710,159 (39.3) 56,080(6) 47,754 994,070 (55.0) 813,993 (45.0) 

“B” RS 3.5 284,603(4) -0- 284,603(100.0) -0- -0- -0- 284,603 (100.0) -0- 

“C”  
RS - 9 

26,335 -0- 26,335 (100) -0- -0- -0- 26,335 (100) -0- 

“D” 

 
RS – 3.5 754,876 57,129 475,985 (63.1) 278,891 (36.9) -0- 14,762 461,223 (61.1) 293,653 (38.9) 

 
RS – 9 

 
181,190 6,848 162,797 (89.8) 18,393 (10.2) 7,100 67,302 88.395 (48.8) 92,795 (51.2) 

“E”  
RS – 3.5 

345,431 
 

46,993 
 

119,456 (34.6) 225,975 (65.4) -0- -0- 119,456 (34.6) 225,975 (65.4) 

          

TOTAL  3,400,498(5) 281,316(1) 2,167,080 (63.7) (1)(3) 1,233,418 (36.3) (1)(3) 63,180 129,818  (7) 1.974,082 (58.1) 1,426,416 (41.9) 

TABLE “5.2” –PHASE 1 CIP “LOT COVERAGE AND GREEN AREA INVENTORY” 

May 14, 2014 

NOTES: 
(1)       Existing areas lot coverage areas, and existing green areas are all updated based on existing as-constructed conditions. 
(2)       Green Area as defined in LDC 1.6 of the current Land Development Code. 
(3)       Lot coverage as defined in LDC 1.6 of the current Land Development Code. 
(4)       Excludes existing Satinwood public street right-of-way. 
(5)       Total land area and planning area increments updated to match the current Benton County Tax Assessor records,  

           less that portion of Tax Lot 1100 which is actually Highway 99 W and railroad right- of-way [(78.91 acres = 3,437,319 s.f.) less 36,821 s.f. = 3,400,498 s.f.] 
(6)       Includes proposed parking structure. 
(7)       Includes Elk Drive/Highway 99 intersection improvements. 

  
   

    



 

                                                                                                                                                                                                                          
                                                                                                                                                                                                                                                              

 

       RS 3.5 RS - 9 

 
GSRMC 
Campus 
Planning 

Area 
Designation 

 
Zoning 

 
Existing Total Land Area 

 in Square Feet(1) 
 

 
Resultant Green 

Area(1) 
(Percent of Total 

Land) 
Square Feet 

Existing LDC Protected 
Vegetation 
Square Feet 

Existing Landscaping 
Square Feet 

Total of Existing 
Protected Vegetation and 

Existing Landscaping 
Square Feet 

GSRMC Master Plan 
Protected Vegetation(7) 

Square Feet 

Existing Landscaping 
Square Feet 

Total of Protected and 
Existing Landscaping 

Square Feet 

“A”  
RS 3.5 1,808,063 994,070 (55.0) 170,100 (2) 276,573(4) 

46,092(6) 492,765    

“B”  
RS 3.5 284,603 284,603 -0- -0- -0-    

“C”  
RS – 9 

26,335     26,335 -0- 26,335(100%)(7) 

“D” 

 
RS – 3.5 

754,876 461,223 (61.1) 107,783(3) 44,500 (5) 152,283 (20.2%)    

 
RS – 9 

 
181,190 162,797 (89.8)    -0- 9,469 (5.2%) 9,469 (5.2%) 

“E” 
 

RS – 3.5 
 

345,431 119,456 (34.6) 
 

-0- 59,945(6) 59,945 (17.4%)    

          

TOTAL  
RS 3.5 

RS 9 
TOTAL 

2,796,973 
207,525 
3,400,498(1) 

1,974,082 (58.1) (1) 277,883 427,110 704,993 (20.7)(7) 26,335 9,469 35,804 (17.2%) (7) 

TABLE “5.3” – PHASE 1 CIP “ GREEN AREA  AND LANDSCAPING INVENTORY” 
 May 14, 2014 

NOTES: 
(1) From Table 5.2 
(2) PPSV 4 Conservation Easement Area= 170,000 square feet 
(3) HPSV (100% x 162,478) less area impacted by Elks Drive/HWY 99W Intersection (54,695sf) = 107,783 
(4) Documented in Building Permits BLD07-00238; BLD07-01041; and BLD10-00757. 
(5) Documented in Building Permits BLD07-00238; and BLD09-01173. 
(6) Existing parking lot planters not included in (4) and (5) above, and not impacted by any Phase 1 CIP Projects. 
(7) In the property the 15% landscape minimum is met by existing landscaping and existing vegetation projects, therefore no proposed landscaping per master plan requirements is included in the calculations. 

  
       

















 
245 NE Conifer, P.O. Box 1211 

Corvallis, OR 97339 
Fax: (541) 757-9885 

 
(541) 757-8991 

 

PROJECT: GSRMC Master Plan 
Parking Inventory Synopsis 

PROJECT NO. 2012-401 DESIGN: LEH 
DATE:  
03 October 2014 
 

 
TABLE 6.2 

PARKING INVENTORY SYNOPSIS 
(Summarized from Table 6.1) 

 
PLANNING AREAS A, B, C, AND D 

(Samaritan Owned Property) 
                                    
 

Property 
LDC Minimum 

required without 
reductions 

Aggregate 
required without 

reductions 
Existing Proposed 

Aggregate existing 
and proposed 

All existing facilities including 
completed Phase 1 Projects 

1,262  1,422   

      
Additional Phase 1 Projects per 
Table 4.1: 
 

     

Parking Lot No. 4 
 

-   54  

Cancer Center Annex 
 

114 1,376   1,476 

West Tower Final TI’s 
 

14 1,390   1,476 

Parking Lot No. 3 
 

- -  44 1,520 

Pastega House Addition 
 

13 1,403    

Hospital Parking Structure 
 

-   TBD(1) 1,520 minimum 

Major Surgery Addition 
 

14 1,417   1,520 minimum 

Mental Health Infill 
 4 1,421   1,520 minimum 

Mechanical Infrastructure Building 
 

0 1,421   1,520 minimum 

 
(1) Maximum parking structure spaces will be the difference between LDC required and LDC maximum allowed at the time of 
permitting for the parking structure. 
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Table “8.1” 
IMPLEMENTATION SCHEDULE 

 
 
 
 

 
CONCURRENT RELATED IMPROVEMENTS 

(Referenced to Master Plan Sections or Figures and Drawings) 
 
 
 

Project Name 
 

 M
ax

im
um

 N
ew

 
Fl

oo
r A

re
a 

(S
q.

 
Ft

.) 
Fl

oo
r A

re
a 

(S
q.

 F
t.)

 

Li
ke

ly
 S

ta
rt

 D
at

e 

Li
ke

ly
 O

cc
up

an
cy

 
Da

te
 

N
ew

 P
ar

ki
ng

 
Sp

ac
es

 

TD
M

 M
ea

su
re

s 

St
re

et
 S

ys
te

m
 

La
nd

sc
ap

in
g 

an
d 

O
pe

n 
Sp

ac
e 

Ta
bl

e 
8.

2 

Bi
cy

cl
e 

Pe
de

st
ria

n 

Tr
an

si
t 

St
or

m
 W

at
er

 
Fa

ci
lit

ie
s 

Pu
bl

ic
 W

at
er

lin
e 

Pu
bl

ic
 S

an
ita

ry
 

Se
w

er
 

              
♦ Phase 1              

 Electrical Infrastructure 
Building 

3,000 COMPLETED           

 West Tower – Phase 1 
Occupancy 

43,700 COMPLETED           

 Major Surgery (Eastside 
Hospital) Addition 

4,000 COMPLETED           

 West Tower – Phase 2 2,240 COMPLETED           

 Parking Lot No. 1  COMPLETED           

 Ambulatory Services Building 42,957 COMPLETED           

 Parking Lot No. 2             

 MOB No. 1 (Cascade View) 23,982 COMPLETED           

 
Elks Dr. /9th/99W Intersection 
and NCAP multi-use path – 
Financial Security 

 COMPLETED           

Parking Lot No. 4 
 

June 2014 June 2015 54 None None 
Figure  
8-20 None 

Figure  
8-2 None  None None 

Cancer Center –  Annex 22,830 Sept 2014 Sept 2015  
7.3.2 
7.3.3 None 

Figure  
8-21 

Figure  
8-5 Figure 8-2 None 

Attachment 
I-1 

New 
Services None 

 
Elks Dr. /9th/99W Intersection 
and NCAP multi-use path – 
Construction 

 May 2014 Sept 2015   Attachment G  Figure 8-27 None Figure 8-2 None 
Attachment  

I and I-1A None None 

Table 8.1 Implementation Schedule per COA 10-03-2014.doc        Page 1 of 2 
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Table “8.1” 
IMPLEMENTATION SCHEDULE 

 
 
 
 

 
CONCURRENT RELATED IMPROVEMENTS 

(Referenced to Master Plan Sections or Figures and Drawings) 
 
 
 

Project Name 
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 Elks/99W Traffic Signal  TBD   None None None None None None None None None 

 West Tower – TI 13,960 June 2015 June 2016  7.3.2, 7.3.3 None Figure 8-19 None None None None None None 

 Parking Lot No. 3  Sept 2016 May 2017 59 None None Figure 8-23 None Figure 8-2 None Attachment I None None 

 Pastega House 7,100 Sept. 2015 May 2016  None None Figure 8-24 Figure 8-5 None None Attachment  
I-1 

None None 

 Hospital Parking Structure    362          

 Major Surgery (Eastside 
Hospital) Addition 

14,200 Jan 2019 June 2020  7.3.2 None None None None None 
Attachment  

I None None 

 Mental Health Building In-Fill 800 TBD TBD  None None None None None None None None None 

 Mechanical Infrastructure 
Building 

2,400 TBD TBD  None None None None None None None None None 

 
     ♦ Phase 2              
 Hospital Cafeteria Expansion 5,400             

 Engineering Building Remodel 
-0- (New) 

2,600 
(Remodel) 

            

              
 As Needed:             

 Satinwood Extension As needed with connection 
to the North           

 
 

PHASE 2 OF THIS TABLE TO BE UPDATED WITH FUTURE 
DETAILED DEVELOPMENT PLAN APPLICATION 

 
INFORMATIONAL ONLY IN THIS APPLICATION 

Table 8.1 Implementation Schedule per COA 10-03-2014.doc        Page 2 of 2 
       (Revised per COA 10-03-2014) 



TABLE “8.2” 

LANDSCAPING AND OPEN SPACE WORK ITEMS BY PROJECT 
 
 

♦  Previously Completed Landscaping Projects 

Planning Area 
Designation 

Description 
Completed 

Area (Sq. Ft.) 
“A” BLD07-00238 (West Tower Phase 1 and 2)   178,782 s.f. 

   
“A” BLD07-01041 (ASB/Parking Lot #1)   75,677 s.f. 

   
“A” BLD10-00757 (Healing Garden)   21,975 s.f. 

   
“D” BLD 07-000238 (Surface Parking Lot No. 2) 20,500 s.f. 

   
“D” BLD09-01173 (MOB #1/Cascade View) 24,000 s.f. 

   
 Total Completed Landscaping 320,934 s.f. 
   

 

♦  Phase 1 CIP 

Planning Area 
Designation 

Description 
Target Area (Sq. Ft.) 

Completed 

“A” Mechanical Infrastructure Support Buildings (Figure 8-22) None required  
    

“A” West Tower Phase 1 and 2 (Figure 8-13)    
 Required Landscaping Completed Under Previous Projects        78,755 YES 
    

“A” & “D” Elks Drive/9th/Highway Intersection (Figure 8-27)   
  Street Landscaping 15,000 s.f.  
  Entryway Landscaping 2,000.s.f  
  Total Landscaping 17,005 s.f. NO 
    

“A” Major Surgery (Eastside Hospital) Addition (Figure 8-14)   
 Required Landscaping Completed Under Previous Projects                               4,000 YES 
    

 
“A”  Surface Parking Lot No. 1 with Elks Drive Access (Figure 8-15)    

 Required Landscaping Completed Under Previous Projects                               49,648  
YES 

     
“A” West Tower TI (Figure 8-19) None required  

    
“A” Hospital Ambulatory Services Building (Figure 8-16)    

 Required Landscaping Completed Under Previous Projects                                   44,000 YES 
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TABLE “8.2” 

LANDSCAPING AND OPEN SPACE WORK ITEMS BY PROJECT 
 

    
Planning Area 
Designation 

Description 
Target Area (Sq. Ft.) 

Completed 

“A”  Surface Parking Lot No. 4 (Figure 8-20)      
  Screening and Buffering 5,300  
  Parking Lot Landscaping 3,700  
  Street Landscaping Along Elks Drive 3,000  
  Total Landscaping 12,000 s.f. NO 
    

“A”  Cancer Center Annex (Figure 8-21)   
  Building and Building Entrance Landscaping 5,200  
  Street Landscaping Along Elks Drive 2,900  
  Minor Healing Garden 6,300  
  General Landscaping 13,800  
  Total Landscaping 28,200 s.f. NO 

“A” Hospital Parking Structure   (Figure 8-30)    
  Screening and Buffering   
  Trail System 5,000  
     
  Total Landscaping 5,000 s.f. NO 

“A” Major Surgery Addition, (Figure 8-25)   
 Required Landscaping Completed Under Previous Projects 14,200 s.f. YES 
     

“D” Surface Parking Lot No. 2 with Samaritan Drive Access  
(Figure 8-17) 

  

  
Required Landscaping Completed Under Previous 
Projects                         
 

20,500 s.f. YES 

    
“D” Medical Office Building No. 1 (Cascade View) (Figure 8-18)1   

     

 Required Landscaping Completed Under Previous Projects 
  24,000 s.f. YES 

    
“D” Pastega House (Figure 8-24)   

  Building Entrance Landscaping 500  
  General Landscaping 3,650  
     

  Access Drive Landscaping 750  
  Total Landscaping 4,900 s.f. NO 
     

 “D” Surface Parking Lot No. 3 (Figure 8-23)   
     
  Parking Lot Landscaping 4,200  
     
  Total Landscaping 4,200 s.f. NO 
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TABLE “8.2” 

LANDSCAPING AND OPEN SPACE WORK ITEMS BY PROJECT 
 

Planning Area 
Designation Description Target Area (Sq. 

Ft.) Completed 

“D” Mental Health Building Infill   (Figure 8-26)   
 Required Landscaping Completed Under Previous Projects 800 s.f. YES 
  

♦  Phase 2 CIP                                                      INFORMATIONAL ONLY 

Planning Area 
Designation Description Target Area (Sq. 

Ft.) Completed 

     
    

“A” Hospital Cafeteria Expansion (Figure 8-28) None required  
    

“D” Engineering Building Remodel (Figure 8-29) None required  
    

“E” Asbury Parking Structure (Figure 8-31)   
  Screening and Buffering 5,000  
  Pedestrian Corridor Landscaping 4,000  
  Access Drive Landscaping 3,000  
  Street Landscaping Along Elks & Satinwood 5,000  
  Upgrade Existing Parking Lot 8,000  
  Total Landscaping 25,000 s.f. NO 
    

“E” Asbury Building Addition (Figure 8-32)   
 Required Landscaping Completed Under Previous Projects 40,000 s.f. YES 
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 GOOD SAMARITAN REGIONAL MEDICAL CENTER 
CAMPUS MASTER PLAN 

CONSISTENCY CHECKLIST 
 
Prepared by:        
         
         
         
 
Date:         
 
Appendix No.:         
   
Project Description:            
             
             
             
              
 
Project located in Planning Area:    
Project Address:        
         
         
 
 
1. Section 4.2.1 – Permitted Uses 
 

a. Proposed use:            
 

b. Is the proposed use permitted outright?     Yes    No 
 

c. If b. is No, attach Planned Development Modification application in accordance with 
LDC Chapter 2.5. 

 
2. Section 5 – Adjustments to Standards 
 
 a. Does proposed project meet the standards of Section 5?   Yes    No 
 
 b. If a. is No, does the proposed project exceed any of the threshold values for a major or 

minor planned development project per LDC Chapter 2.5?   Yes    No 
 
 c. If b. is No, submit justification calculations. 
 

d. If b. is Yes, attach Planned Development Modification application in accordance with 
LDC Chapter 2.5. 

TABLE 8.3 
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  (Revised per COA 10-03-2014) 
  



 

  
3. Section 8 – Implementation  

a. Does proposed development including all related earthwork fall within the designated 
development impact area, as indicated on Attachment Q?  

     Yes    No 
 
 b. If a. is Yes, are required geotechnical and arborist reports attached?   Yes    No   
 
 c. If a. is Yes, is the proposed work partially or wholly within an identified Landslide Debris 

Runout Area, as shown in Figure 5-3?   Yes    No 
 

d. If c. is Yes, does the geotechnical report specifically address the potential for landslide 
and landslide debris hazard?  Yes    No 

 
e. If d. is No, revise report to address this issue. 

 
f. If d. is Yes, does development proposal comply with all findings and recommendations of 

the geotechnical report?  Yes    No 
 

g. If a., b., or f. is No, attach Planned Development Modification Application in accordance 
with LDC Chapter 2.5. 

 
4. Section 5.1.2 – Floor Area 
 
 a. Floor area of the proposed project:     
 
 b. Is the total project floor area equal to or less than the project floor area as stated on Table 

4.1?   Yes    No 
 
 c. If b. is No, attach Planned Development Modification in accordance with LDC Chapter 

2.5. 
 
5. Section 4.3 – Project Priority (Refer to Table 4.1) 
 
 a. Does the proposed project require the completion of a “priority” project prior to 

occupancy?   Yes    No 
 

b. If a. is Yes, which priority project?          
 

c. Is the proposed project in the order shown in Table 4.1?   Yes    No 
  (If No, submit revised Table 4.1 and data showing compliance with narrative section 4.3) 
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6. Section 6.1.2  –  Setbacks 
 

a. Dimensions from existing lot of record line, public street right-of-way line, city limits line, 
or private street back of sidewalk. 

 
 Approved Proposed 
Front yard 20’ minimum  

Rear yard 25’ minimum  
Side yard (interior and building to 
building) 8’ minimum  

Corner 20’ minimum  
  
b. Does project abut a private street?   Yes    No 
 
c. Does project abut a public street?   Yes    No 
 
d. Does project abut a pedestrian way?   Yes    No 
 
e. Are proposed setback dimensions consistent with the Master Plan criteria?   Yes    No 
 
f. If e. is no, attach Planned Development Modification application in accordance with 

LDC Chapter 2.5. 
 
7. Section 6.1.2  –  Building Height 
 

a. Maximum building height by planning area and structure 
 

Projects by Planning Areas Approved Proposed 

“A”  Hospital additions 120’(1)  

 Parking Structure 74’  

“D”  Pastega Guest House 30’  

“E”  Asbury Building 58’(2)  

 Parking Structure 52’  
(1)  Additions to existing structures to match existing structure height or approved height whichever is less. 
(2)  Includes fourth floor addition. 

 
  
 b. Is proposed building height consistent with the Master Plan criteria?   Yes    No 
 
 c. If b. is no, attach Planned Development Modification application in accordance with 

LDC Chapter 2.5. 
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8. Section 5.10 – Lot Coverage and Open Space 
 

a. Lot coverage by planning area (refer to Table 5.2) 
 

Planning 
Area 

Land Area 
(sq.ft.) 

Existing Lot 
Coverage 

(sq.ft.) 

Proposed 
Increase in  

Lot Coverage 
(sq.ft.) 

Resultant Lot 
Coverage 

(sq.ft.) 

Resultant Lot 
Coverage as 
a Percent of 
Land Area 

Approved 
Maximum 

Master Plan 
Lot Coverage 

A 1,808,063 710,159    45.0% 

B 
 

284,603 
3,340    0% 

C 26,335 -0-    0% 

D 
RS-
3.5 754,876 278,891    38.9% 

D RS-9 181,190 18,393    51.2% 

E 345,431 225,975    65.4% 
 

b. Green Area by planning area (refer to Table 5.2) 
 
 c. Is proposed resultant lot coverage consistent with Master Plan criteria?   Yes    No 
 
 d. Is proposed resultant open space consistent with Master Plan criteria?   Yes    No 

 
 e. If c. or d. is no, attach Planned Development Modification application in accordance 

with LDC Chapter 2.5. 
 
9. Section 5.12 – Roof Mounted Equipment 
 

 a. Does the project include roof-mounted equipment, other than antenna and/or wireless 
telecommunications facilities?    Yes    No 

 
b. If a. is Yes, is the equipment screened from view at ground level within a distance of ¼ 

mile from the building on which it is mounted?    Yes    No  
 

c. Does the project include antenna and/or wireless telecommunications facilities?  
   Yes    No 
 
d. If c. is Yes, does the antennae project no more than 10 feet above the height of the 

building on which it is mounted?   Yes    No 
 
e. If c. is yes, are the wireless telecommunication facilities located consistent with all 

applicable requirements of the LDC related to these facilities?   Yes    No 
 

f. If b., d., or e. is No, attach Planned Development Modification application in 
accordance with LDC Chapter 2.5. 
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10. Section 5.1.2 – Building Entrances – Applies to all buildings designed for human 

occupancy 
 

a. Does the main building entrance contain public amenities, including the following?  
   Yes    No 
 

1. A covered entryway of at least 500 square feet in size, and 
 
2. An additional public amenity, including one of the following elements:  

 
A. Sidewalks or walkways at least 8-feet in width along the building’s 

frontage,  
 
B. Mini parks or plazas of at least 500 square feet in areas that 

including seating areas,  
 

C. Public art such as sculpture, fountain, clock, mural, etc. or 
 
 

D. Street trees or trees along the building’s frontage planted a 
minimum 3-inch caliper size.  

 
 b. Do all new exterior doors connect to pedestrian paths that are connected to the campus-

wide pedestrian network?    Yes    No 
 

c. If a. or b. is No, attach Planned Development Modification application in accordance 
with LDC Chapter 2.5.  

 
11. Section 5.1.2 – Ground Level Windows – Applies to all buildings designed for human 

occupancy 
 
 a. Does the main entrance elevation of a building include at least 25% windows or 

transparency at the pedestrian level, as measured in relation to the full lineal frontage of 
the building, excluding areas or buildings not designed for human occupancy?   

   Yes    No 
 
 b. If a. is No, attach Planned Development Modification application in accordance with 

LDC Chapter 2.5.  
 
12. Section 5.2 – Landscaping 

 
 a. Has landscaping for the project been provided in accordance with Section 5.2 and 

Figures 8-13 through 8-32 as applicable?   Yes    No 
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 b. If a. is No, have the landscape and open space work item areas in Table 8.2 for the 
project been reduced per Section 5.2.1 due to a reduction in the size of the proposed 
project?   

   Yes    No 
 

c. If b. is No, does the proposed landscaping reduce the area of any landscaping or open 
space work item in Table 8.2 (as may be modified by Section 5.2.1) by 20% or more; or 
decrease the total of the project’s required landscaping by 15% or more; or not meet the 
minimum requirements of LDC Chapter 4.2?    Yes    No 

 
d. If c. is Yes, attach Major Planned Development Modification application in accordance 

with LDC Chapter 2.5. 
 

e. If c. is No, attach Minor Planned Development Modification Application, in accordance 
with LDC Chapter 2.5.  

 
f. If b. is Yes, do proposed street trees, landscaping in new parking lots, and landscaping for 

screening and buffering comply with applicable LDC requirements and correspond to 
landscape areas as depicted Figures 8-13 through 8-32 in the Master Plan regardless of 
the scale of the proposed project, (with the exception that parking lot landscaping shall 
be adjusted to comply with the configuration of proposed parking lots)?  

   Yes    No 
 

g. If b. is Yes, do other landscape treatments comply with the following ratios?   
 Yes    No 

 
  Building: Landscape target area = 0.5 x new building floor area 
  Parking Lot: Landscape target area = 0.5 x new impervious area 
  Parking Structure:  Landscape target area = 0.5 x footprint area 
 
h. If f. or g. is No, attach Planned Development Modification application in accordance 

with LDC Chapter 2.5.  
 
i. Does a portion of the required landscaping include “nature preserve enhancement” in 

the wetland area northeast of the current northern terminus of Satinwood Street?  
   Yes    No 
 

j. If i. is Yes, attach documentation that the proposed enhancement activities are 
acceptable to the Oregon Division of State Lands (DSL) and the U.S. Army Corps of 
Engineers (COE).  

 
k. If i. is Yes, are DSL and/or COE permits necessary for the enhancement work?  

   Yes    No 
 

l. If k. is Yes, provide a copy of the necessary permit(s) prior to the commencement of 
enhancement activities.  
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 m. Will the proposed development impact existing significant trees (8-inch caliper dbh, or 
greater) on the site, or is it adjacent to, or within, one of the three tree groves on the site 
(NW corner of Area B, NE corner of Area D, or eastern edge of Area A? )   
 Yes    No 

 
n. If m. is Yes, attach a report by a certified arborist that evaluates the potential impacts of 

the proposed development on significant trees on, or adjacent to, the development site, 
and which provides recommendations regarding tree preservation measures necessary to 
ensure that negative impacts to these trees are minimized. This report must be reviewed 
and must have been approved by Development Services staff prior to issuance of any 
permit for site work on the development site. Construction will be required to follow the 
arborist’s recommendations regarding tree preservation. 

 

o.  Are the following requirements satisfied?   Yes    No 
 

1. Detailed landscape plans are to be submitted for review and approval in 
conjunction with building permits for projects as described in Figures 8-13 
through 8-32.  

 
2. Detailed landscape plans are to contain a specific planting plan (including correct 

plant names in the Latin format) for proposed landscaping, including trees, 
shrubs, and groundcover.  

 
3. Irrigation plans for these areas are to be submitted for review and approval. All 

plans are to be submitted to Development Services staff.  
 

4. Building permits (excepting erosion control, excavation and grading, and PIPC 
permits which do not include landscaping and irrigation requirements) are 
not to be issued until landscape and irrigation plans have been approved.  

 
p. Are the following requirements satisfied?   Yes    No 
 

1. All required landscaping is to be planted, or financially secured, prior to issuance 
of a final occupancy permit for the new building.  

 

2. All required landscape areas, with the exception of pedestrian corridor 
landscaping, trail system landscaping, enhanced nature preserve landscaping, 
healing gardens, and roof gardens, are to be designed to achieve a minimum of 
90% ground coverage within 3 years.  

 
3. A 3-year maintenance bond for all required plantings is to be provided prior to 

the City’s on-site approval of the plantings.  
 

4. The landscape bond is to be submitted to Development Services staff for review.  
 
q. If o. or p. is no, attach Planned Development Modification application in accordance 

with LDC Chapter 2.5.  
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13. Section 5.1.2 – Building Articulation 
 

a. Do all facades of new buildings or building additions greater than 5,000 square feet in 
size (with the exception of building facades that are recessed into the earth), contain 
both horizontal and vertical building design/articulation elements along the face of each 
façade at a minimum spacing of 50 feet, consisting of at least one of the following 
elements?   Yes    No 

 
1. Offsets or breaks in roof elevation by a minimum of 3 feet or more in height, 
 
2. Extensions or recesses of at least 2 feet, with an 8 foot minimum average width, 

or 
 

3. Contrasting building materials that provide a visual change. Windows do not 
qualify as contrasting building material for the purpose of this standard. 

 
b. Do all buildings designed for human occupancy red earth-toned brick as at least a 

portion of the finished façade materials, (with the exception of parking structures, which 
may utilize tile as an exterior wall material in place of the brick treatment)?   

   Yes    No 
 

c. Are all windows tinted Low-E glass thermal windows to complement existing window 
glazing?  

   Yes    No 
 
d. If a., b., or c. is No, attach Planned Development Modification application in accordance 

with LDC Chapter 2.5.  

 
14. Section 6.1 – Vehicle Parking 
 
 a. Has parking been provided for proposed development consistent with the order 

described by the Implementation Schedule (Table 8.1)   Yes    No  
 
b. If a. is Yes, is the amount of parking available to serve the proposed development 

consistent with that shown on the Parking Table (Table 6.1) and the amount of parking 
indicated on the Implementation Schedule (Table 8.1)?   Yes    No 

 
If Yes, vehicle parking requirements are met. 

 
c. If b. is No, is the amount of available parking within the same Campus Planning Area 

consistent with the LDC minimum and maximum requirements for “scaled down” 
development projects that are approved components of the Master Plan?  
 Yes    No 
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d. If a. or c. is No, attach Planned Development Modification application in accordance 

with LDC Chapter 2.5 
 

15. Section 6.2 – Bicycle Parking 
 
 a. Has bicycle parking for the project been provided with development of each project, in 

the numbers shown associated with each project, in accordance with Section 6.2 and 
Figures 8-7 through 8-9?    Yes    No 

 
b. If a. is No, Planned Development Modification approval is required in accordance with 

LDC Chapter 2.5.  
 
16. Section 5.5 – Pedestrian Circulation 
 

 a. Have pedestrian sidewalk, building connection and path improvements for the project 
been provided in accordance with Section 5.5, project summary sheets in the Appendix 
and Figures 8-1 through 8-3?     

   Yes    No 
 

b. For specified project in Planning Area D, have NCAP multi-use path requirements been 
met?   

   Yes    No 
 
c. Does the project include the requirement to develop the 8-foot wide multi-use path 

between Wild Rose Drive and the northern boundary of Planning Area B (with a 
connection to the western sidewalk along Satinwood Street?)  Yes    No 

 
1. If yes, is the multi-use path constructed of asphalt, concrete, 

pervious pavement or gravel?   Yes  No 
 

2. If c is Yes, does the multi-use path include removable bollards 
where it meets Wild Rose Drive and Satinwood Street to prevent 
vehicular access to the path?  Yes  No 

 
3. If c is Yes, have Parks and Recreation and Fire Department staff 

reviewed and approved construction details for the path and 
bollards?  Yes  No 

 
4. If a., b., c., c.1, c.2, or c.3 is No, attach Planned Development 

Modification application in accordance with LDC Chapter 2.5. 
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 17. Section 5.10 – Transit 
 

 a. Have transit related improvements for the project been provided in accordance with 
Section 5.9 and Figures 8-10 through 8-12   

   Yes    No 
 

b. If a. is No, attach Planned Development Modification application in accordance with 
LDC Chapter 2.5 

 
18. Section 7.3 – Transportation Demand Management 
 

a. Are required TDM implementation measures, as shown on Table 8.1, in place prior to 
the issuance of a final occupancy permit (or equivalent) for the proposed development?  

   Yes    No 
 
b. If a. is No, attach Planned Development Modification application in accordance with 

LDC Chapter 2.5 requirements.  
 
c. Does the project include the provision of indoor bicycle parking areas, lighting for 

outdoor bicycle parking areas, and/or showers and changing rooms for bicycle 
commuters if the project entails the construction of new buildings or expansion of 
existing buildings on the GSRMC campus? (Such improvements are not required).   
 Yes    No 

 
d. If c. is No, attach documentation supporting the rationale for the decision. The 

documentation is to include discussion of such things as expected demand, available 
floor space, sufficiency of electrical and mechanical facilities to serve, and/or any other 
relevant consideration.  

 
19. Section 5.1.2 – Utility Equipment and Trash Enclosures 
 

a. Does this project include any “new” at grade utility equipment or trash enclosure additions?   
  Yes    No 
 
b. If a. is Yes, is screening and buffering in accordance with 5.2.10 proposed?   Yes    No 
 
c. If b. is Yes, describe location and type of screening and buffering:     

             
              

 
d. If b. is No, attach explanation for deviation to Master Plan standard. 
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 20. Section 5.11 – Exterior Lighting 
 

a. Is any exterior building, parking lot, walkway, or landscape accent lighting included in this 
project?   Yes    No 

 
b. If a. is Yes, is the lighting necessary to assist emergency aircraft access to the site?  
  Yes    No    
  
 If Yes, lighting is exempt from the following regulations. 
 
c. If b. is No, attach site lighting plans with pole and fixture details, including foot candle 

contours and cross sections, as needed, to demonstrate that lighting greater than 0.5 foot 
candles does not spill over onto adjacent or abutting properties, that fixture glare is not 
visible from adjacent or abutting properties, and indicating that all exterior lighting fixtures 
are to be full cut-off fixtures.  

 

21. Section 5.7 – Public Infrastructure 
 

a. Does the proposed project require the construction of any public infrastructure?   
  Yes    No 
  
 If Yes, indicate infrastructure included in this project: 
 

 Public street improvements 
 State highway improvements 
 Water line relocation 
 Fire service 
 Fire hydrant 
 Domestic water service 
 Public storm water improvements 
 Sanitary sewer mainline tap and lateral 
 Streetlights 

 
 b. If a. is Yes, have the appropriate ODOT and City Public Works Department permit 

applications been submitted?   Yes    No 
 
  Please note that any plans for public improvements referenced within this Master Plan 

shall not be considered final engineered public improvement plans. Prior to issuance of 
any structural or site utility construction permits, the applicant shall obtain approval of, 
and permits for, engineered plans for public improvements from the City’s Engineering 
Division. The applicant shall submit necessary engineered plans and studies for public 
utility and transportation systems to ensure that adequate street, water, sewer, storm 
drainage and street lighting improvements are provided. Public improvement plan 
submittals will be reviewed and approved by the City Engineer under the procedures 
outline in Land Development Code Section 4.0.90.  
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  c. Is the proposed public infrastructure in accordance with Master Plan criteria?   Yes    No 
 
 d. If c. is No, submit explanation and justification to deviate from Master Plan criteria. 
 
 e. Does the proposed project require the construction of any stormwater detention/water 

quality facilities?   Yes    No 
 
  If Yes, indicate public or private:  Public    Private 
 
 f. If e.is Yes, attach a Storm Water Management Report. 
 
 g. Have the target minimums for water quality treatment been attained?   
   Yes    No 
 
 h. If g. is No, attached Planned Development Modification application in accordance with LDC 

Chapter 2.5 requirements?  
 
 i. Does the proposed project require the construction of any new sanitary sewer connections 

affecting the public sewer in NW Satinwood Street?   Yes    No 
 
 j. If i. is Yes, attach updated capacity calculations for the public sanitary sewer located in NW 

Satinwood Street.  
 
k. Has the capacity of the public sanitary sewer line located in NW Satinwood Street been 

exceeded with this project?   Yes    No 
 
l. If k. is Yes, submit plans for public improvements to mitigate the development’s impacts.  

 
m. Has the drainageway easement in Planning Area B been granted?   Yes    No 
 
n. If m. is No, attach easement.  
 

22. Section 5.8 – Signage 
 

a. Is signage consistent with the signage plan requirements, as specified in Section 5.8 and 
Attachment J?     Yes    No 

 
b. If a. is No, attach Planned Development Modification application in accordance with LDC 

Chapter 2.5 requirements.  
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 23. Section 5.13 – Pedestrian-Oriented Design Standards 
 
Does the project constitute the construction of a new building?  Yes    No 

 
Does the project constitute an addition on to an existing building?  Yes    No 
 
 

LDC Section 4.10.70.02.a (Street Frontage Setback) Does the project comply?     
 Yes    No    N/A 
 

 LDC Section 4.10.70.02.b (Entrances) Does the project comply?   Yes    No    N/A 
 

LDC Section 4.10.70.02.c (Parking and Vehicle Circulation) Does the project comply?  
 Yes    No    N/A 

 
LDC Section 4.10.70.02.d (Neighborhood Center) Does the project comply?  
 Yes    No    N/A 
 
LDC Section 4.10.70.02.e (Exception for Enhanced Pedestrian Environment) Does the 
project comply?  
 Yes    No    N/A 

 
LDC Section 4.10.70.02.f Grading (Cuts and Fills) Does the project comply?   
 Yes    No    N/A 

 
If any of the above are No, is there an approved variance?        Yes    No    N/A 
 
If there is no variance, attach a Planned Development Modification application in accordance with 
LDC Chapter 2.5 requirements. 
 

 LDC Section 4.10.70.03.a.1 (Continuous Internal Sidewalks) Does the project comply? 
 Yes    No    N/A 
 
LDC Section 4.10.70.03.a.2. (Sidewalks along Building Walls) Does the project comply?     
 Yes    No    N/A 
 

 LDC Section 4.10.70.03.a.3 (Separation/Distinction from Driving Surfaces) Does the project 
comply?     Yes    No     N/A 
 

 LDC Section 4.10.70.03.a.4 (Sidewalk Surface Treatment) Does the project comply?        
 Yes    No    N/A 

 
 LDC Section 4.10.70.03.a.5 (Crossings) Does the project comply?     Yes    No     N/A 

 
 LDC Section 4.10.70.03.a.6 (Connection to Adjacent Streets) Does the project comply?    
 Yes    No    N/A 
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  LDC Section 4.10.70.03a.7 (Planting Strips) Does the project comply?   Yes   No  N/A 
 

 LDC Section 4.10.70.03.7.b.1 (Driveway Consolidation) Does the project comply?     
 Yes    No    N/A 
 

 LDC Section 4.10.70.03.7.b.2 (Landscape Buffer) Does the project comply?     
 Yes    No    N/A 
 

 LDC Section 4.10.70.03.7.b.3 (Reduced Parking) Does the project comply?     
 Yes    No    N/A 

 
 LDC Section 4.10.70.03.b.4 (Covered Walkways) Does the project comply?     
 Yes    No    N/A  
 

 LDC Section 4.10.70.03.b.5 (Notarized Letter) Does the project comply?     
 Yes    No    N/A 

 
If any of the above are No, is there an approved variance?        Yes    No    N/A 
 
If there is no variance, attach a Planned Development Modification application in accordance with 
LDC Chapter 2.5 requirements. 
 
 LDC Section 4.10.70.04.a.1 (Parking Lots Placed to Rear of Buildings) Does the project 

comply?     Yes    No   N/A 
 

 LDC Section 4.10.70.04.a.2 (Parking Lots – Unusual Site Constraints) Does the project 
comply?     Yes    No    N/A 
 
LDC Section 4.10.70.0.4.b (Parking Lots - Corner Parcels) Does the project comply?   Yes  
 No   N/A 
 

 LDC Section 4.10.70.04.c (Parking Lot - Parking Lot Access) Does the project comply? 
   Yes    No   N/A 

 
 LDC Section 4.10.70.04.d Parking Lot - (NC Zone Special Provisions) Does the project 

comply?     Yes    No   N/A 
 
 LDC Section 4.10.70.04.e (Drive Through Facilities) Does the project comply? 
   Yes    No   N/A 
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If any of the above are No, is there an approved variance?        Yes    No    N/A 
 
If there is no variance, attach a Planned Development Modification application in accordance with 
LDC Chapter 2.5 requirements. 
 

 LDC Section 4.10.70.05.a.1 (Weather Protection) Does the project comply?     
  Yes    No    N/A 

 
 LDC Section 4.10.70.05.a.2 (Pedestrian Amenity Requirements) Does the project comply?          
 Yes    No  N/A 
 

 LDC Section 4.10.70.05a.3.a (Sidewalks with Ornamental Treatments) Does the project 
comply?    Yes    No  N/A 

 
 LDC Section 4.10.70.05a.3.b (Sidewalk Planters with Benches) Does the project comply? 
   Yes    No  N/A 

 
LDC Section 4.10.70.05a.3.c (Significant Public Art) Does the project comply?    
 Yes    No  N/A 
 
LDC Section 4.10.70.05a.3.d (Mini Parks or Plazas) Does the project comply?   
  Yes    No  N/A 
 
LDC Section 4.10.70.05a.3.e (Street Trees with Caliper 50 percent wider) Does the project 
comply?    Yes    No  N/A 
 
LDC Section 4.10.70.05a.4 (Accessibility of Pedestrian Amenities) Does the project comply?   
 Yes    No  N/A 

 
LDC Section 4.10.70.05a.4.b.1 (Design Standards: Encroachments) Does the project comply?   
 Yes    No  N/A 
 
LDC Section 4.10.70.05a.4.b.2 (Design Standards: Loading and Service Facilities) Does the 
project comply?    Yes    No  N/A 
 
LDC Section 4.10.70.05a.4.b.3 (Design Standards: Roof Mounted Equipment) Does the 
project comply?    Yes    No  N/A 
 
LDC Section 4.10.70.05a.4.b.4 (Design Standards: Sign Standards) Does the project comply?   
 Yes    No  N/A 
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LDC Section 4.10.70.05a.4.b.5 (Design Standards: Lighting Standards) Does the project 
comply?    Yes    No  N/A 
 
LDC Section 4.10.70.05a.4.b.6.a.1 (Design Standards: Ground Floor Windows and Doors) 
Does the project comply?    Yes    No     N/A 
 
LDC Section 4.10.70.05a.4.b.6.a (Design Standards: Window Treatment) Does the project 
comply?    Yes    No     N/A 

 
 LDC Section 4.10.70.05.b.6.a.2.a (Opacity of greater than 60% prohibited) Does the project 

comply with)?    Yes    No   N/A 
 

 LDC Section 4.10.70.05.b.6.a.2.b (Ground floor windows shall allow views from adjacent 
sidewalks Does the project comply with?    Yes    No    N/A 

 
 LDC Section 4.10.70.05.b.b (Commercial Stories above Ground Floor)?  Does the project 

comply?    Yes    No    N/A 
 
 LDC Section 4.10.70.05.b.c (NC Special Window Provisions)?  Does the project comply?    
  Yes    No    N/A 
 

 LDC Section 4.10.70.05.b.7.a. (Building Walls) Does the project comply?   
   Yes    No  N/A 

 
LDC Section 4.10.70.05.b.7.b (Maximum Wall Segments) Does the project comply with)?   
 Yes    No     N/A 
 

 LDC Section 4.10.70.05.b.7.c (Entrances) Does the project comply?    Yes    No  N/A 
 
LDC Section 4.10.70.05-b.7.d (Base Treatments) Does the project comply?    
 Yes    No  N/A 
 

 LDC Section 4.10.70.05-b.7.e (Top Treatments) Does the project comply?  
    Yes    No       N/A 
 

If any of the above are No, is there an approved variance?        Yes    No    N/A 
 
If there is no variance, attach a Planned Development Modification application in accordance with 
LDC Chapter 2.5 requirements. 
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LDC 4.10.70.01.d.1 
 
d.1 Applicants shall choose at least four standards from Sections 4.10.70.02 - Building 

Orientation and 4.10.70.03 – Pedestrian Circulation Standards, with a minimum of one 
standard from each.  

 
Does the project comply?    Yes    No    
 
  This criterion does not apply if the expansion/enlargement is an upper story 

addition only.  
 
Does the project comply?    Yes    No    NA   
 
  If the expansion/enlargement is for space not open to customers or to the public, 

applicants must choose only one standard from Section 4.10.70.02 and two 
standards from Section 4.10.70.03. 

 
Does the project comply?    Yes    No    NA   
 
If any of the above are No, is there an approved variance?   Yes    No    
 
If there is no variance and/or the minimum requirements are not met, attached a Planned 
Development Modification application in accordance with LDC Chapter 2.5 requirements. 
 
 
d.2  New parking shall comply with the Vehicle Circulation and Design Standards in 

Sections 4.10.70.04.a.2, 4.10.70.04.b through 4.10.70.04.d.  
 
Does the project comply?    Yes    No    
 
  For new drive-throughs, 4.10.70.04.e shall apply.  
 
Does the project comply?    Yes    No    NA   
 
  Site improvements and expansions shall comply with the grading requirements of 

Section 4.10.70.02.f. 
 
Does the project comply?    Yes    No    
 
If any of the above are No, is there an approved variance?   Yes    No    
 
If there is no variance and/or the minimum requirements are not met, attached a Planned 
Development Modification application in accordance with LDC Chapter 2.5 requirements. 
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 d.3 Applicants shall choose the option in Section 4.10.70.05.b.6.a or the option in 
Section 4.10.70.05.b.6.b  

 
Does the project comply?    Yes    No    

 
and, if in the Neighborhood Center (NC) Zone, applicants shall also comply with 
Section 4.10.70.05.b.6.c. 

 
Does the project comply?    Yes    No    NA   
 
  Applicants shall choose at least two of the five standards from Section 

4.10.70.05.b.7.a through 4.10.70.05.b.7.e.  
 
Does the project comply?    Yes    No    
 
If any of the above are No, is there an approved variance?   Yes    No    
 
If there is no variance and/or the minimum requirements are not met, attached a Planned 
Development Modification application in accordance with LDC Chapter 2.5 requirements. 
 
 
d.4  If the expansion/enlargement is for space not open to customers or to the public, 

applicants must choose only one standard from Section 4.10.70.05.b.7.a through 
4.10.70.05.b.7.e. 

 
Does the project comply?    Yes    No    NA   
 
If any of the above are No, is there an approved variance?   Yes    No    
 
If there is no variance and/or the minimum requirements are not met, attached a Planned 
Development Modification application in accordance with LDC Chapter 2.5 requirements. 
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Hillside View 1              

Parking (Vehicle & Bicycle) 2 
7 

a, b 
6    6        

Parking Lot Improvements       4        

Parking Impact Mitigation       5        

Samaritan Drive Improvements 3              

NW Satinwood Right-of-Way 4              

NW Satinwood Extension 5 8 8            

Traffic Signal, Elks & Hwy 99W 6 9 9            

Access Drives 7              

Covered Walkway, East of Samaritan 
Drive 

8a              

Walkway in Area 1, West of Samaritan 
Drive 

8b  2 
a,b,c 

           

Minimizing the Grade of Walkways 9              

Missing Pedestrian Links 10    3          

Area 3 
 10a              

  
(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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Area 4 & 1 10b              
Area 5 10c              

Plans for Public Improvements 11 11 16            

Public Waterline Extension 12 12 13            

ODOT Approvals 13 13 14            

Construction of Heliport & Parking 14              

Basic Design  1             

Building Envelopes  1a             

Building Height  1b             

Landscape Plans and Maintenance     2  2        

Tree Preservation Plan       2a        

Landscape Construction Documents  3 2  2a 3 2b        

Landscape Maintenance Bond       2c        

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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Phasing  3a             

Hwy 99W Trees  3b             

Hwy 99W Gateway  3c             

Samaritan Drive Landscaping  3d             

Tree Preservation  3e 7            

Large Canopy Trees     2b          

Maintenance for Proposal     2c          

Maintenance in Area 4     2d          

Engineering Building Roof  4             

Outdoor Lighting and Signage     4          
Lighting  5 4   2 3        
Signage  6 5            
Bus Shelter and Pad  10             
Private Storm Drainage  14 15            
Building Materials   3            

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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Consistency with Plans   1  1 1 1 2   1 1 1  

Driveway Accesses along Hwy 99W   10            
Sidewalks on Hwy 99W   11            
Pedestrian Connections, Areas 4a & 4b   12            
Wetlands Documentation   17            
Energy Efficiency    18            
Modifications               
 West Tower Phase 1 and 2          1     
 MOB No. 1, Phase 1 and 2          2     
Private Access Drive     5          
Transit Shelter     6          

Transit Pedestrian Access Improvements      4         

Public Improvements     7          

Private Detention & Water Quality Facility 
Design 

    8          

 

 

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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Private Detention Modifications      5         
Private Water Quality Modifications      6         
Right-of-Way Dedication       7        
Modification of Conceptual Plan 
Conditions of Approval 

              

Condition 2 – Parking        3       
Condition 10 – Missing Pedestrian               
Linkages 

              

 Area 3        3a       
 Area 4 (&1)        3b       
All conditions of approval from PDM97-9 
are unchanged as a result of the land use 
approval established by PLD05-00011. 

       3       

Transfer of Satinwood Street Improvement 
Financial Security 

       4       

Applicant shall revise the GSRMC Master 
Plan as recommended in the January 26, 
2007 Staff Report. 

        1     
Completed 
 
 

Prior to development of the projects 
identified in Phases II & III of the campus 
Master Plan. DDP required. 

        4     
This application is DDP. No approvals requested for 
Phase II. Phase III deleted. 

TIA Concurrent with future Phase II and 
Phase III DDP applications 

        2     
TIA for modified Phase I submitted with this application. 
No Phase II or Phase III projects are included in this 
application. 

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 

 

 
Table 9.1 Status of past land use per COA 10-03-2014.doc               Page 5 of 8 



 
TABLE “9.1” STATUS OF PAST LAND USE AND CONDITIONS OF APPROVAL 

Condition Condition Number by Case Status 
 

PD
M

 9
7-

9 
(1

)  

PD
 9

8-
22

 (2
)  

PD
 9

9-
00

00
8(3

)  

PD
01

-0
00

13
 (4

)  

Ap
pr

ov
al

 E
xp

ire
d 

PL
D

04
-0

00
5 

(5
)  

PD
04

-0
00

25
6)

 

PD
05

-0
00

09
 (7

)  

PD
05

-0
00

11
 (8

)  

PL
D

05
-0

00
22

 (9
)  

PL
D

09
-0

00
02

 (1
0)

 

PL
D

10
-0

00
11

 (1
1)

 

PL
D

10
-0

00
13

 (1
2)

 

PL
D

11
-0

00
07

 (1
3)

  

Prior to commencement of any site work, 
or issuance of any city permits, revise the 
GSRMC Master Plan document. 

        3     Completed. 

The applicant shall revise TDM Plan Action 
8.3.4. applicant shall revise item 18 from 
Table 9.3 

        5     Completed 

The applicant shall revise item 16 from 
Table 9.3. 

        6     Completed 

The applicant shall revise item 21 from 
Table 9.3.         7     Completed 

Modifications associated with West Tower 
 

         1    Completed. 

Modifications associated with MOB No. 1, 
Phase I and Phase II 

         2    Completed. 

Developer’s Agreement          3    
Completed with the execution of the Cooperative 
Improvement Agreement and financial security for the 
NW Elks Drive/9th/99W Intersection. 

Adherence to Previous Conditions of 
Approval. 

          2   
This project is moved to Phase 2 in this application and 
will be resubmitted for approval in a future DDP 
modification to the Campus Master Plan. 

Cooperative Improvement Agreement           3   
This project is moved to Phase 2 in this application and 
will be resubmitted for approval in a future modification 
to the Campus Master Plan. 

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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Cafeteria Expansion Occupancy           4   
This project is moved to Phase 2 in this application and will be 
resubmitted for approval in a future modification to the 
Campus Master Plan. 

Consistency with Plans            1 1 Completed; Compliance with Permit Application. 
 

Master Plan Revisions            4 3 Completed; Completed 

Adherence to Previous Conditions            2 2 Completed; Compliance with Permit Application. 
 

Trail Improvements            3  

In this application the engineering building remodel has been 
removed from the Phase 1 projects. The applicant proposes to 
make the required trail improvements with West Tower TI’s 
project. 

Public Access Signage             6 Completed 

Landslide Hazard Indemnification and 
Release Form 

            4 Compliance will be assured when this project is submitted for 
permit review. 

Significant Vegetation Management Plan 
(SVMP) 

            5 Compliance will be assured when this project is submitted for 
permit review. 

Hospital Parking Structure             6 

In this application the hospital parking structure is in the Phase 
1 CIP and a priority project for the proposed future Major 
Surgery addition. Please note, in this application the Same Day 
Center has been deleted as a Master Plan project. 

Pedestrian Crossings             7 Compliance will be assured when this project is submitted for 
permit review. 

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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TABLE “9.1” STATUS OF PAST LAND USE AND CONDITIONS OF APPROVAL 

Condition Condition Number by PDM Case Status 
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Weather protection             8 
Compliance will be assured when this project is 
submitted for permit review. 

NW Elks Drive and Hwy. 99W 
Improvements 

            9 Updated schedule was recently approved with the 
extension of the CIA agreement. 

Attachment I-3 and I-4             10 Superseded by this application. 

Storm Drainage and Water Quality             11 Compliance will be assured when this project is 
submitted for permit review. 

Street Trees along NW Elks Drive             12 
Compliance will be assured when this project is 
submitted for permit review. 

Cancer Center Annex Floor Area             13 Superseded by this application. 

Limiting Floor Area in West Tower Phase 2 
and the Neville Building             14 Superseded by this application 

Bike Parking Signage & Additional Spaces             15 Compliance will be assured when this project is 
submitted for permit review. 

 

(1)  Hospital Conceptual Plan Update 
(2)  Detailed Development Plan for Portions of Areas 1, 3, and 4 
(3)  Detailed Development Plan for Portions of Areas 4B 
(4)  Hospital Tower and Ambulatory/Surgery Center 
(5)  Hospital Ambulatory Services Building 
(6)  Mental Health Addition and Bus Shelter 
(7) Corvallis Clinic Ambulatory Surgery Center 

(8) Remove Area 5 from Hospital Planning Boundary (Area 5 subsequently re-developed under SUB05-00005 and RDC05-00009) 
(9)  GSRMC Campus Master Plan 
(10)  Hospital West Tower Modification 
(11)  Cafeteria Expansion Minor Modification 
(12) Major Surgery Center Major Modification 
(13)  Cancer Center – Annex Phase 1 
 

 Previous approvals either completed or superseded by PLD05-00022; Order 2007-022 
 Approvals which will remain applicable under this application 
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