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TENTATIVE PLAT SUBDIVISION APPLICATION 
 

 

Applicant’s Request and Planning Objectives 
 

The applicant owns three existing parcels along SW 3rd Street.  The older dwellings on these properties 
were recently removed.  The applicant wishes to subdivide the property to create three unique 
housing types.  Although only one housing type is required for a project of this size, the applicant 
wishes to create a neighborhood that can accommodate a mix of residents.  The existing street (SW 
Coho Drive) will be extended north through the property to provide access to the site and eventually 
to the parcels to the north when they redevelop in the future.  ODOT wants to limit access onto SW 3rd 
Street, so there is no vehicle access onto their facility.  Six small single-family lots will be created along 
the western boundary to allow for construction of modest 2-3 bedroom homes.  The remaining larger 
lot has been designed with two apartment buildings with 2-bedroom units adjacent to SW Coho Street 
and 3-bedroom townhomes along SW 3rd Street.  Parking for the townhomes will be in the garages 
behind the units and a portion of the surface parking lot that will be shared with the apartments.  The 
design places emphasis on orienting all the buildings toward a public street with three pedestrian 
connections into the project from SW 3rd Street and two from SW Coho Street.   

 

Site Description 
 

The 1.48 acre site is comprised of 3 existing parcels with frontage along SW 3rd Street.  An existing local 
street terminates at the southern boundary (SW Coho Street).  The site is generally flat with only one 
existing tree near the northeast corner of the property. 

 

List of Exhibits  
 

Attachment A - Public Notice Map  
Attachment B   - Existing Land Uses  
Attachment C   - Existing Comprehensive Plan Designations 
Attachment D   - Existing Zoning Designations 
Attachment E    - Significant Natural Features 
Attachment F1    - Existing Parcels 
Attachment F2    - Topographic Survey 
Attachment G  - Proposed Tentative Subdivision Plat 
Attachment H1   - Conceptual Development Plan 
Attachment H2 - Preliminary Street and Storm 
Attachment I   - Conceptual Landscape Plan 
Attachment J - Preliminary Stormwater Report 
Attachment K - Traffic Impact Analysis 
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Section 2.4.30 TENTATIVE PLAT REVIEW PROCEDURES 

 

2.4.30.01 - Application Requirements 

 
When an application is filed for a Subdivision, it shall be reviewed in accordance with 
the following procedures. 

 

 
1. Submission Requirements 

 

When the Director deems any requirement below unnecessary for proper 

evaluation of a proposed application, it may be waived. 

 
Prior to formal submittal of an application, the applicant is encouraged to 

participate in an informal pre­application conference with Community 

Development Department staff to discuss the proposal, the applicant's 

requirements, and the applicant's materials developed in response to this Code's 

applicable requirements. 

 
Applications shall be made on forms provided by the Director and shall be 

accompanied by: 

 
a. Location and description of the subject property(ies), including all of the 

following, as relevant: address; tax assessor map and tax lot number; parcel 

number; written description of the boundaries of the proposal; and one set of 

assessor's maps of the subject site and surrounding area, with the subject site 

outlined in red; 

 
b. Signed consent by the subject property's owner(s) and/or the owner's legal 

representative(s). If a legal representative is used as a signatory, written proof 

of ability to be a signatory shall be furnished to the City. The owner's name(s) 

and address(es), and the applicant's name, address, and signature shall also 

be provided; 

 
c. Fifteen copies of the narrative, on 8.5 by 11in. sheets, and 15 copies of graphics 

at an 8.5 by 11in. size. The Director may request additional copies of the 

narrative and/or graphics for routing purposes, if needed. Related 

names/numbers must be legible on the graphics. The Director may also require 

some or all graphics at an 11by 17 in. size if, for legibility purposes, such a size 

would be helpful; 
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d. Six sets of full-scaled black line or blueprint drawings of the graphic{s), with sheet 

size not to exceed 24 by 36 in. Where necessary, an overall plan with additional 

detail sheets may be submitted; 

 
e. An electronic version of these documents (both text and graphics, as 

applicable) if an applicant has produced part or all of an application in an 

electronic format. The applicant shall coordinate with the City regarding 

compatible electronic formats, to the greatest extent practicable. 

 
Response: The application form (signed by the owners of the property) and 

appropriate copies of the graphics have been submitted with this 

narrative. 

 

f. Graphic Requirements Graphics shall include the following information where 

applicable: 

 

 1. Public Notice Map - Typically a street map at one in. = 800 ft. as per the City's 

public notice format; 

 

Response:         See Attachment A - Public Notice Map. 

 

2. Zoning Map - Typically one in. = 400 ft., but up to one in. = 800 ft., depending 

on the size of the site, with a key that identifies each zone on the site and 

within 1,000 ft. of the site as per City format; 

 

Response:          See Attachment D - Existing Zoning Designations. 

 

3. Comprehensive  Plan  Map - Typically  one  in. = 800 ft. with  a  key that  

identifies each and use designation on the site and within 1,000 ft. of the 

site as per City format; 

 

Response:           See Attachment C - Existing Comprehensive Plan Designations. 

 

4.  Existing and Use Map - Typically a topographic map that extends at least 

1,000 ft. beyond the site. The map shall include building footprints and 

distinguish between single-family, multi-family, Commercial, and 

Industrial Uses, as well as other significant features such as roads, parks, 

schools, and Significant Natural Features identified by Chapter 2.11 - 

Floodplain Development Permit, Chapter 4.2 – and Landscaping, 

Buffering, Screening, and Lighting, Chapter 4.5 - Floodplain Provisions, 

Chapter 4.12 - Significant Vegetation Protection Provisions, and Chapter 
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4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 – and 

slide Hazard and Hillside Development Provisions; 

 

Response:           See Attachment B – Existing Land Uses. 

 

 5. Significant Natural Features Map(s) - Maps shall identify Significant Natural 

Features of the site, including but not limited to: 

 

 a)  All information and preservation plans required by Chapter 2.11- 

Floodplain  Development Permit, Chapter 4.2 - Landscaping, Buffering, 

Screening and Lighting, Chapter 4.5 - Floodplain Provisions,  Chapter 

4.12 - Significant  Vegetation  Protection  Provisions, and Chapter 4.13  

- Riparian Corridor and Wetland Provisions, and Chapter 4.14 -   and 

Slide Hazard and Hillside Development Provisions, as applicable; 

 

Response:          There are no mapped natural features or natural hazards on the subject 

property.  See Attachment E – Significant Natural Features. 

 

 b) All Jurisdictional Wetlands not already shown as part of "a," above. 

While not all Jurisdictional Wetlands are locally regulated by Chapter 

4.13 - Riparian Corridor and Wetland Provisions, they need to be shown 

so that the City can route the application to the appropriate state and 

federal agencies for comment; and 

 

Response:           There are no Jurisdictional Wetlands on the subject property. 

 

 c) Archaeological sites recorded by the State Historic Preservation 

Office (SHPO). 

 

Response:          There are no recorded archeological sites on the subject property. 

 

 6. Tentative Subdivision Plat and Other Graphics – 

 

 a)  Tentative   Subdivision   Plat and   other   graphics for   both  Non-

residential   and   Residential Subdivisions shall be drawn to scale 

and shall contain a sheet title, date, north arrow, and legend 

placed in the same location on each sheet and contain the 

information listed in this Section and "b," below. 

 

Response: See Attachment G – Proposed Tentative Subdivision Plat. 

 

 1.  Nonresidential Subdivision graphics shall include features within a 

minimum 150-ft. radius of the site, such as existing streets and parcel  

boundaries; existing structures; driveways; utilities; Significant Natural 

Features regulated by Chapter 2.11 - Floodplain Development 
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Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and 

Lighting, Chapter 4.5 - Floodplain Provisions, 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; Minimum Assured Development 

Area information from Chapter 4.11 - Minimum Assured 

Development Area (MADA), if applicable; and any other information 

that, in the Director's opinion, would assist in providing a context for 

the proposed development.  The Director may require that an 

applicant's graphics include information on lands in excess of 150 ft. 

from a development site, such as in cases where an adjacent 

property is large and a view of the whole parcel would be helpful, 

or when existing infrastructure is far away from the site. 

 

Response:  Not applicable as the subject property is zoned residential, therefore 

only residential subdivision related criteria are addressed. 

 

 2.  Residential Subdivision graphics shall include features within a 

minimum of 300 feet from all exterior boundaries of the site, showing 

existing streets and parcel boundaries; existing structures in excess of 

100 sq. ft.; driveways; utilities; Significant Natural Features regulated 

by Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 - 

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

Floodplain Provisions, Chapter 4.12 - Significant Vegetation Protection 

Provisions, Chapter 4.13 - Riparian Corridor and Wetland  Provisions, 

and Chapter 4.14 - Landslide Hazard and Hillside Development 

Provisions; and Minimum Assured Development Area information 

from Chapter 4.11 - Minimum Assured  Development Area 

(MADA), if applicable. Additionally, if existing infrastructure is more 

than 300 ft. from an exterior boundary of the Residential Subdivision 

site, the Residential Subdivision graphics shall extend beyond the 

required 300 ft. to include said features and all lands between 

the Residential Subdivision site and the existing infrastructure. 

 

Response:  Attachment F1 – Existing Parcels shows the surrounding uses and 

existing improvements within 300’ of the site boundaries.  There are no 

mapped natural features or natural hazards on the subject property. 

 
  b) The Tentative Subdivision Plat and related graphics shall also include: 

 

 1) Boundary of the proposed development s i te and any interior 

boundaries related to proposed development phases or a n d  

Divisions; 

 

Response:  See Attachment H1 – Conceptual Development Plan. 
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 2) Number of lots and their dimensions, including frontage, depth, and 
area in sq. ft. 

 

Response:  See Attachment G – Proposed Tentative Subdivision Plat. 

 

 3) Location of existing  and  proposed  structures  and  other 

improvements,  including Building Types and gross density per acre for 

residential developments; location of fire hydrants, overhead lines in 

the abutting right of way, easements, fences, walls, parking 

calculations, and walkways; and any proposed use restrictions. Where 

required by the applicable zone, Lot Coverage and Green Area 

calculations shall be provided, as applicable.  An  indication  of  

approximate  building  envelopes  may  be  required  to evaluate 

building relationships; 

 

Response:  See Attachment H1 – Conceptual Development Plan for site statistics. 

 

 4) Location and dimensions of areas to be conveyed, dedicated, or 

reserved as common open spaces, common Green Area, public 

parks, recreational areas, school sites, and similar public and semi-

public uses; 

 

Response:  See Attachment G – Proposed Tentative Subdivision Plat for the 12-foot 

right-of-way dedication along SW 3rd Street and the 50-foot right-of-way 

dedication for SW Coho Street.  

 

 5) Existing and  proposed  circulation  system  plan  and  dimensions  

including  streets, driveways, bikeways, sidewalks, multi-use paths, off-

street parking areas, service areas (including refuse), loading areas, 

direction of traffic flow, and major points of access to public rights-of-

way. Illustrative cross-sections of streets shall be provided. Notations of 

proposed ownership (public or private) should be included where 

appropriate; 

 

Response:  See Attachment H1 – Conceptual Development Plan. 

 

 6) Existing and proposed general pedestrian circulation system, including 

its interrelationship and connectivity with the existing and proposed 

vehicular, bicycle, and pedestrian circulation systems, and indicating 

proposed treatments for points of conflict; 

 

Response:  The Conceptual Development Plan includes a new separated sidewalk 

along SW 3rd Street and sidewalks along both sides of the extension of 

SW Coho Street.  Internal sidewalks provide two direct pedestrian 

connections between SW 3rd Street and SW Coho Street.  Vehicle 
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circulation is internal to the project and completely separated from the 

pedestrian circulation system. 

 

 7) Detailed utilities plan indicating existing and proposed utility systems 

and their function, including sanitary sewer, storm sewer, and drainage 

and water systems. 

 

Response:  The proposed utilities are shown on the Conceptual Development Plan 

(Attachment H1).  There is a detailed discussion of public and private 

utilities in subsequent sections of this narrative. 

 

 8) Identification of Significant Natural Features that were included on the 

Significant Natural Features maps(s) required in “5”, above, to indicate 

the relationship of the proposal to the site’s Significant Natural Features; 

 

Response:  There are no mapped Significant Natural Features on the subject 

property. 

 

 9) Existing and proposed topographic contours at two-ft. intervals. Where 

the grade of any part of the Subdivision exceeds 10 percent and where 

the Subdivision abuts existing developed lots, a conceptual grading 

plan shall be required as follows: 

 

Response:  Existing topographic contours are shown on Attachment F2 – 

Topographic Survey.  The existing grades on the subject site are relatively 

flat at an elevation of 227 feet (NAVD 29). This is slightly lower than the 

existing curb elevations along the SW 3rd Street right-of-way 

(approximately 228.8 feet).  In order to provide adequate drainage for the 

project it may be necessary to import a minimal amount of structural fill, 

however, the maximum and minimum cuts/fills will remain well below the 

limits allowed in the City of Corvallis Land Development Code.  Finish floor 

elevations of future structures will be elevated above the right-of-way to 

allow for gravity drainage to the public right-of-way.    

 

Due to the relatively flat nature of the existing site and the proposed 

development, no conceptual grading plan has been provided as part of 

the application. 

 

 10) For residential development, excavation and grading shall maintain 

hydrology that supports existing wetlands and riparian areas and the 

application shall demonstrate adherence. 

 

Response:  Not applicable, as there are no wetlands or riparian areas on the 

subject property. 
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 a) Conceptual Grading Plans for Residential Subdivisions- 

Conceptual grading plans for Residential Subdivision applications 

shall identify all proposed cuts and fills and the associated grade 

changes in ft. to demonstrate adherence to the provisions in 

Chapter 4.14 - Landslide Hazard and Hillside Development 

Provisions.  The conceptual grading plan shall also indicate how 

runoff and surface water from individual lots will be managed, 

and how the Subdivision's surface waters will be managed. 

Additionally, the conceptual grading plan for Residential 

Subdivisions shall meet the requirements in "10," and "11," below: 

 

Response:  Not applicable as there are no landslide hazards or hillsides 

associated with this application. 

 

 11) For residential development, the graphics, including the 

conceptual grading plan, must demonstrate that each lot can be 

served by streets and infrastructure in a manner that is consistent 

with the clear and objective approval standards contained in the 

following:  the City's development standards outlined in by the 

applicable underlying zoning designation standards in Article Ill of 

this Code; the development standards in Article IV of this Code; the 

standards of all acknowledged City Facility Master Plans; the 

adopted City Design Criteria Manual; the adopted Oregon 

Structural Specialty Code; the adopted International Fire Code; the 

adopted City Standard Construction Specifications; the adopted 

City Erosion Prevention and Sediment Control Ordinance; and the 

adopted City Off-street Parking Standards; 

 

Response: As shown on the Conceptual Development Plan (Attachment H1), all lots 

can be served by public infrastructure and the adjacent public streets. 

 

 12) Approximate location of proposed easements and / or 

dedications for drainage, sewage, or other public utilities; 

 

Response:  The Conceptual Development Plan includes all public and private 

utilities to serve future development.  Right-of-way dedications are also 

included as well as easements for public utilities. 

 

 13) For residential development, a copy of the Tentative Subdivision 

Plat showing intended Housing Types per lot, when required to 

satisfy Housing Type variation provisions within the relevant zone.  

Single-family detached housing need not be identified.  A deed 

declaration will be required to enforce the variations in Housing 

Types and ensure that this Code's densities and Comprehensive 

Plan densities are maintained.  Single-family detached housing 

need not be enforced through the deed declaration; 
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Response:  Not applicable as the subject site is less than 5 acres, therefore no 

housing or building type variations are required.  However the 

applicant is proposing several building types. 

 

 14) For residential development, existing structures and trees located 

on land adjacent to the development that, between 10 a.m. and 

3 p.m. on November 21, will reduce Solar Access to the subject 

property; 

 

 15) For residential development, location of existing structures and 

trees on the site that could reduce Solar Access to any buildable 

area within the development. The application shall indicate the type 

and location of trees to be preserved, and the shadow patterns of 

trees at their mature height for the reference period from 9 a.m. to 3 

p.m. on November 21; 

 

 16) For residential development, the location of solar collectors on land 

adjacent to the development for which Solar Access permits have 

been granted; 

 

 17) For residential development, a copy of the Tentative Subdivision Plat 

showing which lots are intended to have Solar Access protection, 

and showing an area on each lot available for construction of a 

Solar Access-protected dwelling; 

 

 18) For residential development, a proposed solar envelope for each lot 

as necessary for Solar Access protection consistent with Chapter 4.6 

-Solar Access; and 

 

Response:  The applicant has prepared a separate solar access application filed 

concurrent with this application that will be subject to review and 

approval by the Corvallis Planning Commission.  

 

 19) Name and address of owner(s) of record, applicant, and registered 

land surveyor who prepared the plat. 

 

Response:  This information is provided on the general application form and on the 

Proposed Tentative Subdivision Plat, (Attachment G). 

 

 g.  Narrative Requirements 

 

 A written statement shall include the following information: 

 

  Statement of the planning objectives to be achieved by the Tentative 

Subdivision Plat. This statement shall include a description of the 
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proposed development, the rationale behind the assumptions and 

choices made, and a discussion of how the application meets the 

review criteria in Section 2.4.30.04 below, including the development 

standards required by this Code; 

 

Response:  Planning objectives are described on the first page of this narrative, 

and the review criteria are addressed below. 

 

 2.   Quantitative data for the following, where appropriate: 

 

  a) Total number and type of dwelling units; 

 

Response:  Lots 1-6 are slated for modest single-family homes while lot 7 is slated 

for 2 apartment buildings and 6 townhomes.  The 3-story apartments 

contain a total of 12 units with 2 bedrooms.  The 3-story townhomes 

have 3 bedrooms and a 2 car garage.  Site statistics can be found on 

the Conceptual Development Plan, (Attachment H1).  

 

  b) Parcels and sizes; 

 

Response:  Lot 1 – 2,392 SF 

  Lot 2 – 2,393 SF 

  Lot 3 – 2,393 SF 

  Lot 4 – 2,392 SF 

  Lot 5 – 2,393 SF 

  Lot 6 – 2,389 SF 

  Lot 7 – 37,747 SF 

 

 c)       Proposed Lot Coverage of buildings and structures, where known; 

 

Response:  Compliance with lot coverage requirements will be reviewed by 

Development Services when plans are submitted for building permits. 

 

  d) Gross densities per acre: 

 

Response:  The gross lot area of the 3 existing parcels is 1.48 acres.  The applicant 

has submitted a Conceptual Development Plan which includes lots for 

6 single-family homes, 12 apartment units, and 6 townhomes.  The 24 

units result in a gross density of 16 units per acre.  The RS-12 zoning 

allows a density range between 12 and 20 units per acre.  Therefore 

the Proposed Tentative Plat Subdivision is in compliance with the 

density requirements. 

 

  e) Total square footage of Green Area; and  
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Response:  Compliance with the green area requirements will be reviewed by 

Development Services when plans are submitted for building permits. 

 

  f) Total square footage of nonresidential construction. 

 

Response:  There is no proposed nonresidential construction. 

 

 3. Detailed statement outlining timing, responsibilities, maintenance, and 

financial assurances for all public and non-public improvements to be 

constructed or installed including: 

  

a) Provisions for domestic water supply including source, quality, 

and approximate quantity; 

 

b) Provisions for sewage disposal, storm drainage, and flood control; 

 

c) Provisions for improvements and maintenance of common areas 

and private roads and drives, if proposed; and 

 

d) Proposed landscaping and irrigation. 

 

Response:  The applicant intends to construct all public improvements in one 

phase with the required bonding assurances.  Once the improvements 

are approved by the city, the applicant intends to record the final plat.  

Street trees along all public streets will be installed with public 

improvements, while interior lot landscaping will be completed with 

on-site construction.  Vertical construction will proceed shortly after the 

final plat is recorded.  The common areas and parking lots associated 

with the apartments and townhomes will be maintained by the property 

owner who will also manage the property. 

 

 4.   Statement describing phases of project if proposed. Phases shall be: 

 

  b) Designed to Address Compatibility: 

 

 2) For Residential Subdivisions - Uses permitted outright within a zone 

are considered to be compatible and not to conflict. Between 

zones, compatibility is addressed at the time the zone is 

established. A Residential Use permitted outright within an existing 

zone is considered to be compatible with Uses permitted outright 

within existing neighboring zones; 

 

Response:  As noted above, the applicant intends to construct all public 

improvements in one phase.  All of the residential use types proposed 

on the Conceptual Development Plan are permitted outright and are 

therefore deemed to be compatible. 
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  e)  For Residential Subdivisions - Each proposed phase must meet all 

required clear and objective standards for access parking, 

transportation facilities, utilities, Green Areas, and drainage 

without reliance on any uncompleted phase. Each proposed 

phase, and the Subdivision as a whole, must be designed so that 

in addition to each proposed phase meeting all required 

infrastructure standards for that phase, at the completion of 

each phase all completed phases together will cumulatively 

meet all infrastructure standards that would be required for a 

project consisting of the completed phases. The Subdivision and 

each phase must also be designed so that by completion of all 

proposed phases all the phases together will meet all 

infrastructure requirements for the project. 

 

Response:  No phasing is proposed with this application. 

 

 5. Traffic impact study - A traffic impact study shall be required in 

accordance with Section 4.0.60.a. 

 

Response: A Traffic Impact Analysis was performed by the project engineer, 

(Attachment K).  His analysis determined the project generated 18.18 PM 

peak hour trips, less than the 30 hourly trips requiring a traffic impact study. 

 

 6. Information required by 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, and Chapter 4.14 - Landslide Hazard and Hillside Development 

Provisions, as  applicable. 

 

Response:  There are no mapped natural features or natural hazards on the subject 

site. 

 

 h. Required fees are described in LDC § 1.2.100.01. 

 

Response:  The required fees have been submitted. 

 

 

2.4.30.04 – Review Criteria 

 

b.  Residential Subdivisions - Requests for the approval of a Residential Tentative 

Subdivision Plat shall be reviewed to ensure consistency with the clear and 

objective approval standards contained in the following: the City's development 

standards outlined in the applicable underlying Zoning Designation standards in 

Article Ill of this Code; the development standards in Article IV of this Code; the 
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standards of all acknowledged City Facility Master Plans; the adopted City Design 

Criteria Manual; the adopted Oregon Structural Specialty Code; the adopted 

International Fire Code; the adopted City Standard Construction Specifications; 

the adopted City Erosion Prevention and Sediment Control Ordinance; and the 

adopted City Off-street Parking Standards. Additionally, the following criteria shall 

be met for Residential Subdivisions and the application shall demonstrate 

adherence to them: 

 

 1. Consistency with the applicable development standards, including the 

applicable Pedestrian Oriented Design Standards; 

 

Response:  The applicable zoning and PODS development standards are 

addressed in the following sections below. 

 

 2.  Preservation and/or protection of Significant Natural Features, consistent with 

Chapter 2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping, 

Buffering, Screening, and Lighting, Chapter 4.5 - 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; 

 

Response:  There are no mapped natural features or natural hazards on the site.  

Any existing significant vegetation will be preserved to the greatest 

extent practicable.  The site contains one significant tree located along 

SW 3rd Street.  This tree will be displaced when the new separated 

sidewalk is installed along SW 3rd Street, unless the city engineer has a 

desire to adjust the sidewalk in this location.  New street trees will be 

installed along the projects 3rd Street frontage as shown on the 

Conceptual Landscape Plan, (Attachment I).  

 

 3. Land uses shall be those that are outright permitted by existing underlying 

zoning designation. 

 

Response:  Per LDC 3.6.20.01.a, single detached, attached-Townhouse, and multi-

dwelling are all primary uses permitted outright in the RS-12 zone. 

 

 4. Excavation and grading shall not change hydrology in terms of water 

quantity and quality that supports existing Locally Significant Wetlands 

and/or Riparian Corridors that are subject to Chapter 4.13 - Riparian 

Corridor and Wetland Provisions; and 
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Response: There are no locally significant wetlands or riparian corridors on the subject 

site, therefore excavation and grading are not anticipated to have 

negative impacts. 

 

 5. Density within Residential Subdivisions shall be on the Gross Density of the 

proposed development, as defined in Chapter 1.6, and as discussed in the 

definition of "Density Calculation" within the same chapter. The resultant 

overall density of the Subdivision shall be within the density range 

established for the Zone. Based on this methodology, resultant lot sizes may 

be smaller or larger than the specified Minimum Lot Size within a Zone, but 

created lots shall comply with all other applicable standards within the 

Zone (such as Lot Width requirements) and with other land division 

requirements. The land use decision shall clearly identify the approved 

density (number of dwelling units allowed) for each lot; 

 

 A Residential Subdivision that conforms to these criteria is considered to 

meet all of the compatibility standards in this Section and shall be 

approved. A  Residential Subdivision that involves Uses subject to Plan 

Compatibility or Conditional Development review, or that involves a Zone 

Change, shall meet the applicable compatibility criteria for those Plan 

Compatibility, Conditional Development, and Zone Change applications. 

 

Response: The applicant has submitted a Conceptual Development Plan for the 

1.48-acre site which includes lots for 6 single-family homes, 12 

apartment units, and 6 townhomes.  The 24 total units result in a gross 

density of 16 units per acre.  The RS-12 zoning allows a density range 

between 12 and 20 units per acre.  Therefore the Proposed Tentative Plat 

Subdivision is in compliance with the density requirements. 

 

  The city is often interested in determining net density following dedication 

of right-of-way along SW 3rd Street and for the extension of SW Coho Street.  

Those dedications result in a net site area of 1.2 acres which results in a net 

density of 20 units per acre, also in compliance with the allowable density 

range.  

 

 

 

 

 

 

 
 
  

Attachment A 15 of 52



 

Elle’s Addition – August 26, 2016  Page 15 

Tentative Plat Subdivision Narrative 

 

 

Section 3.6.30 – RS-12 Development Standards 

Table 3.6-1 

 Standard Proposed 
 
a. Minimum Density 

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

 
Gross: 12 x 1.48 ac. = min. 18 units 
Net: 12 x 1.2 ac. =  min. 14 units 
 
 
 

 
b. Maximum Density 

 
20 units per acre. Applies to the creation 
of Land Divisions. 

 
Gross 20 x 1.48 ac. = max. 30 units 
Net: 20 x 1.2 ac. = max. 24 units 

 
c. Minimum Lot Area 

 

 
2,200 sq. ft. per dwelling unit 
 

 
All proposed lots are equal to or greater 
than 2,389 SF 

 
d
.  
 

 
Minimum Lot Width 

 

 

25 ft. 
 

 
Min. lot width is 32.92 ft. 

e. Setbacks 

  
1. 
 
 
 
 
 
 
 

 
Front Yard 

 
 
 
 
 

 
 

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

 
 
Lots 1-6 for single-family will comply. 
 
Lot 7 Apartments 10-feet 
          Townhome porches 10-feet 
          Townhome bldg. 16-18 feet 

  
 

2. 
 
 
 
 
 
 

 
 
Rear yard and Side Yards 

 
Interior attached 
townhouses exempt from 
interior side yard 
setbacks. 

 

 
 
5 ft. minimum.  Additionally, the 
setbacks listed below for side yards not 
being used as the usable yard described 
above. 
 
 
 

 
 
Lots 1-6 for single-family will comply. 
 
Lot 7 Apt. side yards 10 and 15 feet 
          Townh side yards 15 and 17 feet 
          All rear yards comply. 

  
 
 

a) Single Detached 
 

 

 
5 ft. minimum each side yard 

 
Minimums will be met or exceeded 
 

            
 
 

b)  Single Attached and 
Zero Lot Line Detached 

 

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

 

 
Minimums will be met or exceeded 
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Section 3.6.30 – RS-12 Development Standards 

Table 3.6-1 

 Standard Proposed 
  

 
 

c)  Duplex, Triplex and 
Fourplex 
 

 

 
10 ft. minimum each side 
 

 
Not applicable 
 

   
d)  Abutting a more 
restrictive zone 

 
 
 
 
 

 
10 ft. minimum 
 
 
 

 
 
 
Not applicable 
 

  
3.     

 
 

 
Exterior Side Yard and 
Rear Yard abutting a 
Street 
 
See also “k,” and “l,” 
below. 

 

 
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. 

 
 
 
Not applicable 

  

 
f. Minimum Garage/Carport Setbacks 

  
 
1. 

 
 
Garage/carport entrance 
facing/parallel to the 
street 

 
 
19 foot minimum 

 
 
Garages are internal to Lot 7 and do not 
face the street. 

  
2. 

 
Garage/carport entrance 
sideways/perpendicular 
to street 

 
 
10 foot minimum 

 
Garages are internal to Lot 7 and do not 
face the street. 

  
 
       See also “k” and “l” below 

Setbacks from alleys in accordance with 
Section 4.0.60.j of Chapter 4.0 – 
Improvements Required with Development. 
 

 
Not applicable, no alleys are proposed. 

                                                 
1  For detached Zero Lot Line dwelling units, prior to Building Permit approval the applicant shall submit a 

recorded easement between the subject property and abutting lot next to the yard having the zero 

setback.  This easement shall be sufficient to guarantee rights for maintenance purposes of structures 

and yard, but in no case shall it be less than five ft. in width. 
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Section 3.6.30 – RS-12 Development Standards 

Table 3.6-1 

 Standard Proposed 
Garages/carports are also subject to the 
provisions in Chapter 4.10 – Pedestrian 
Oriented Design Standards 
 

 

 
g.       Minimum Setbacks from 

Properties Zoned Agricultural-
Open Space (AG-OS) 

 
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. 
 
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. 

 
Not applicable. 
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Section 3.6.30 – RS-12 Development Standards 

Table 3.6-1 

 Standard Proposed 
 
h.  Maximum Structure Height 
 

 
35 ft., not to exceed a solar envelope 
approved under Chapter 2.18- Solar Access 
Permits or Chapter 4.6 – Solar Access. 
 

All proposed structures will not exceed 
35-feet in height. 

 

 
i. Maximum Lot Coverage 

 
70 percent of lot area maximum; interior 
attached townhouses exempt from this 
provision. 
 
Green Areas is calculated per lot. 
 

 
Lot coverage will be determined when 
building permits are reviewed by 
Development Services. 
 

 
j. Off-street Parking 

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

Addressed in following sections of the 
narrative. 

 
k. Outdoor Components Associated 

with Heat Pumps and Similar 
Equipment for Residential 
Structures 

 
Shall not be placed within required front yard 
setback area. 
 
When located ten feet of a property line, or 
within a front yard and outside of the setback 
area, 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. 
 

 
Compliance determined when building 
permits are reviewed by Development 
Services. 
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Section 3.6.30 – RS-12 Development Standards 

Table 3.6-1 

 Standard Proposed 
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. 

Compliance determined when building 
permits are reviewed by Development 
Services. 

 
m. Minimum Assured Development 

Area (MADA) 
 

 
See Chapter 4.11 - Minimum Assured 
Development Area (MADA) 
 

Not applicable. 

 
n. Special Flood Hazard Areas 

 
See Chapter 2.11 – Floodplain Development 
Permit and Chapter 4.5 – Floodplain 
Provisions 
 

Not applicable. 

 
o. Significant Vegetation 

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

Not applicable. 

 
p. Riparian Corridors and Locally 
Protected Wetlands 

 
See Chapter 4.13 - Riparian Corridors and 
Locally Protected Wetlands 
 

 
Not applicable. 

 
q. Landscaping 

 
See Section 3.6.50, below and Chapter 4.2 – 
Landscaping, Buffering, Screening, and 
Lightening 

 
Compliance determined when building 
permits are reviewed by Development 
Services. 
 

 
r. Required Green Area and Private 
Outdoor Space 
 

 
See Section 3.6.50, below 

 
Compliance determined when building 
permits are reviewed by Development 
Services. 

 
s. Landslide Hazards and Hillsides 

 
See Chapter 4.14 – Landslide Hazard and 
Steep Slope Development Provisions 
 

Not applicable. 
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Section 4.0.30 - PEDESTRIAN REQUIREMENTS 

 
b.  Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian 

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

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

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

 
2.  The following types of pedestrian walkways shall have a minimum 5-ft. paved 

width, and five ft. of landscaping provided on both sides of the facility, consistent 
with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. Pedestrian 
walkways that are either more than 220 ft. long or serve more than 10 dwelling 
units shall have a wider paved width as specified in Section 4.0.40.c.  

 
a.  Pedestrian walkways connecting Cul de sacs;  

 
b.  Pedestrian walkway required to comply with the block perimeter 

requirements in Section 4.0.60.o.; and  
 

c.  Other pedestrian walkways connecting two public rights-of-way, including 
multi-use paths and trails. 

 
Section 4.0.40 - BICYCLE REQUIREMENTS 

 
c.  Widths for Pedestrian/Bicycle Facilities - Adequate widths for pedestrian/bicycle 

facilities shall be provided in accordance with the following standards:  
 

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

 
2. The standard width for two-way multi-use paths shall be 10 ft.  

 
3.  In areas with projected high bicycle volumes or multiple use by bicyclists, 

pedestrians, and joggers, multi-use paths shall be 12 ft. wide. 

 

Response: Two pedestrian connections between SW 3rd Street and SW Coho Street will 

be provided.  The width of these concrete walkways vary between 5-feet 

and 8-feet.  The northernmost walk serves 9 dwelling units (lots 1-3 and 6 

apartment), while the southernmost walk serves 9 dwelling units (lots 4-6 

and 6 apartments).  A new concrete pad along SW 3rd Street will be 

installed behind the sidewalk to serve as a transit stop as shown on the 
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Conceptual Development Plan, (Attachment H1).  A new street light has 

been added to the northern end of SW Coho Street for safety and 

illumination. 

 

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) analyses for the affected intersections. A Traffic Impact Analysis (TIA) is 

required, if required by the City Engineer. The TIA shall be prepared by a 

registered professional engineer. The City Engineer shall define the scope of 

the traffic impact study based on established procedures. The TIA shall be 

submitted for review to the City Engineer. The proposed TIA shall reflect the 

magnitude of the project in accordance with accepted traffic engineering 

practices. The applicant shall complete the evaluation and present the results 

with an overall site development proposal. 

 

Response: A Traffic Impact Analysis was performed by the project engineer 

(Attachment K).  His analysis determined the project generated 18.18 PM 

peak hour trips, less than the 30 hourly trips requiring further study. 

 

2. If the traffic evaluation identifies Level of Service (LOS) conditions less than the 

minimum standard established in the Corvallis Transportation Plan, 

improvements and funding strategies mitigating the problem shall be 

considered concurrently with a development proposal. 

 

Response: As noted above, no additional traffic analysis is warranted. 

 

b. Location of new Arterial, Collector, and Neighborhood Collector Streets shall 

conform to the Corvallis Transportation Plan. 

 

Response: Not applicable, as no new arterial or collector streets are proposed.  

 

c. Although through-traffic movement on new Local Connector and Local Streets 

usually is discouraged, this may not be practical for particular neighborhoods.  

Local Connector or Local Street designations shall be applied in newly developing 

areas based on review of a street network plan and, in some cases, a traffic study 

provided with the development application.  The decision regarding which of 

these designations will be applied is based on a number of factors, including 

density of development, anticipated traffic volumes, and the potential for through 

traffic. 

 

Street network plans must provide for connectivity within the transportation 

system to the extent that, generally, both Local Connector and Local Streets will 
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be created within a development. Identified traffic calming techniques, such as 

bulbed intersections, etc., can reduce traffic speeds and, where included, are to 

be constructed at the time of development.  To further address traffic speeds 

and volumes on Local Connector and Local Streets, the following street designs, 

along with other designs intended to reduce traffic speeds and volumes, shall be 

considered: 

 

1. Straight segments of Local Connector and Local Streets should be less than 

.25 mile in length, and include design features such as curves and T 

intersections. 

 

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

 

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

encouraged. 

 

Response: For connectivity and restricting access along the highway, the City has 

encouraged development of a parallel north/south street west of SW 3rd 

Street.  The applicant will extend SW Coho Street north through the subject 

site to serve this property and eventually others to the north.  

 

d. Private streets, though discouraged in conjunction with Land Divisions, may be 

considered within a development site provided all the following conditions are 

met: 

 

Response: No private streets are proposed with this subdivision. 

 

e. Development sites shall be provided with access from a public street or a private 

street that meets the criteria in “d,” above, both improved to City standards in 

accordance with the following: 

 

1. Where a development site abuts an existing public street not improved to City 

standards, the abutting street shall be improved to City standards along the 

full frontage of the property concurrently with development.  Where a 

development site abuts an existing private street not improved to City 

standards, and the private street is allowed per the criteria in “d”, above, the 

abutting street shall meet all the criteria in “d”, above and be improved to 

City standards along the full frontage of the property concurrently with 

development. 

 

Response: The applicant will be dedicating an additional 12-feet of public right-of-

way on SW 3rd Street to accommodate a separated sidewalk, consistent 

with the City’s arterial street standards.  The applicant will also be 

dedicating a 50-foot wide right-of-way to accommodate the extension of 

SW Coho Street, consistent with the City’s to-and-through requirements. 
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2. Half-width street improvements, as opposed to full-width improvements, are 

generally not acceptable. However, these may be approved by the Planning 

Commission or Director where essential to the reasonable development of the 

property. Approval for half-width street improvements may be allowed when 

other standards required for street improvements are met and when the 

Planning Commission or the Director finds that it will be possible to obtain the 

dedication and/or improvement of the remainder of the street when property 

on the other side of the half-width street is developed. 

 

Response: No half-width street improvements are proposed.   

 

f. To provide for orderly development of adjacent properties, public streets and 

private streets that meet all the criteria in “d”, above, shall be installed 

concurrently with development of a site and shall be extended through the site to 

the edge of the adjacent property(ies) in accordance with the following: 

 

1. Temporary dead-ends created by this requirement may be installed without 

turn-arounds, subject to the approval of the Fire Marshal. 

 

2. Drainage facilities shall be provided to properly manage storm water run-off 

from temporary dead-ends. 

 

Response: The proposed extension of SW Coho Street will be to-and-through the 

subject site, consistent with this requirement.  The temporary dead-end at 

the north end of SW Coho Street requires an approved fire apparatus turn 

around boot at the commercial driveway approach to the apartments, as 

shown on the Conceptual Development Plan, (Attachment H1).  This turn 

around boot is within the 28-foot wide roadway and extends 24-feet into 

the commercial driveway approach.  Approximately 76-feet of parking 

along the western side of SW Coho Street will not accommodate parking.  

Therefore, two on-street parking spaces will not be allowed on either side 

of the shared driveway serving lots 3 and 4.  Once SW Coho Street is 

extended further north, the red fire lane curb can be removed and used 

for on-street parking. 

 

g. The Planning Commission or Director may require the extension of public and 

private street improvements through a development site to provide for the logical 

extension of an existing street network or to connect a site with a nearby 

neighborhood activity center, such as a school or park.  Where this creates a Land 

Division incidental to the development, a land partition shall be completed 

concurrently with the development, in accordance with Chapter 2.14 - Partitions, 

Minor Replats, and Property Line Adjustments. 

 

Response: The extension of SW Coho Street provides the logical extension of an 

existing street network to connect with the abutting properties to the north.  

Although this street extension could eventually tie into SW Tunison Avenue 
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to the north, it may also tie back into SE Richland Avenue at SW 3rd Street.  

This is also the logical location to extend SE Richland Avenue west to SW 

Pickford Street, as there is a large under-developed property in this 

location (2425 SW Pickford Street) which is ideally suited to connect these 

blocks to the east and west. 

 

h. Names for new streets shall not duplicate or create confusion with names of 

existing streets. Street names and numbers shall conform to the established pattern 

in the surrounding area and are subject to approval of the Director. 

 

Response: No new street names are proposed with this subdivision. 

 

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

considered in relation to existing and planned streets, topographical conditions, 

public convenience and safety, and proposed land use.  Where topographical 

conditions present special circumstances, exceptions to these standards may be 

granted by the City Engineer provided that the safety and capacity of the street 

network is not adversely effected. The following standards shall apply: 

 

1. Grading plans are required and shall demonstrate that the proposal does not 

contain any grade changes (cuts or fills) that are inconsistent with the 

provisions of Chapter 4.14 - Landslide Hazard and Hillside Development 

Provisions. Cut and fill is measured vertically from natural grade.  The grading 

plan shall identify all proposed cuts and fills and the associated grade 

changes in ft. to demonstrate adherence to this provision.  Streets shall be 

designed along natural contours. 

 

Response: The site is generally flat and is not impacted by landslide hazards or 

hillsides.  Detailed PIPC plans will be submitted to Development Services 

for review and approval prior to recording the final plat. 

 

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. 

 

Response: The extension of SW Coho Street ensures future development of properties 

to the north when they wish to redevelop. 

  

3. Grades shall not exceed six percent on Arterial Streets, 10 percent on 

Collector and Neighborhood Collector Streets, and 15 percent on Local, 

Local Connector, and Cul-de-sac Streets. 

 

Response: Grades on SW Coho Street will be the minimum required to ensure 

adequate drainage. 
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4. As far as practicable, Arterial, Collector, and Neighborhood Collector Streets 

shall be extended in alignment with existing streets by continuation of the 

street centerline. When staggered street alignments resulting in T intersections 

are unavoidable, they shall leave a minimum of 200 ft. between the nearest 

edges of the two rights-of-way. 

 

Response: The extension of SW Coho Street will align with the centerline of the 

existing street. 

 

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

street intersection. 

 

Response: The proposed street extension complies. 

 

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. 

 

Response: The public street extension of SW Coho Street will not have curves. 

 

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; 

 

Response: Not applicable. 

 

a) 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; 

 

Response: The extension of SW Coho Street will align with the centerline of the 

existing street. 

 

b) Where right-angle intersections are not possible, exceptions may be 

granted by the City Engineer provided that intersections have a minimum 

corner radius of 20 ft. along the right-of-way lines of the acute angle; and 

 

Response: Not applicable.    

 

c) All intersections shall have a minimum curb corner radius of 20 ft. 

 

Response: Not applicable.     
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8. Right-of-way and improvement widths shall be as specified in the 

Transportation Plan and Table 4.0-1 – Street Functional Classification System. 
 

Table 4.0-1- Street Functional Classification System1 
 Arterial 

Highway 
Arterial Collector Neighborhood 

Collector 
Local 

Connector 

 

Local 

Auto amenities (lane 

widths)2 

2-5 Lanes (11 - 
14 ft.) 

2-5 Lanes (12 ft.) 2-3 Lanes (11 ft.) 2 Lanes (10 ft.) 2 Lanes (10 ft.) Shared Surface 

Bike amenities 3 2 Lanes (6 ft.) 2 Lanes (6 ft.) 2 Lanes (6 ft.) 2 Lanes (6 ft.) Shared Surface Shared Surface 

Pedestrian amenities 2 Sidewalks (6 ft.) 
Ped. Islands 

2 Sidewalks (5 ft.) 
Ped. Islands 

2 Sidewalks (5 ft.) 2 Sidewalks (5 ft.) 2 Sidewalks (5 ft.) 2 Sidewalks (5 ft.) 

Transit Typical Typical Typical Typical Permissible/not 

typical 

Permissible/not typical 

Managed speed 4 20 mph - 55 mph 25 mph - 45 mph 25 mph - 35 mph 25 mph 25 mph 15-20 mph 

Curb-to-curb width5 
(two way) 

      

No on-street 

parking 

34 ft. - 84 ft.* 34 ft.-72 ft. 34 ft.-45 ft. 32 ft. 20 ft.* 20 ft.* 

Parking one 
side 

42 ft. - 84 ft. NA NA 40 ft. 28 ft. 25 ft.* 

Parking both 

sides 

50 ft. - 84 ft. NA NA 48 ft. 28-34 ft. 28 ft. 

Traffic calming 6 
 No Permissible/ not 

typical 

Typical Permissible Permissible 

Preferred adjacent 
land use 

High Intensity High Intensity Med. to High 

Intensity 

Medium Intensity Med. to Low 

Intensity 

Low Intensity 

Access control Yes Yes Some No No No 

Turn lanes  Continuous 
and/or 

medians with 
pedestrian islands 

Typical at 
intersections 

with Arterials or 
Collectors 

Not typical Not typical Not typical 

Planting strips 7& 8
 Two - 12 ft. 

Except across 
areas of Natural 

Features 

Two - 12 ft. 
Except across 

areas of Natural 
Features 

Two - 12 ft. 
Except across 

areas of Natural 
Features 

Two - 12 ft. 
Except across 

areas of Natural 
Features 

Two - 6 ft. 
Except across 

areas of Natural 
Features 

Two - 6 ft.7 
Except across areas of 

Natural Features7& 8
 

Through-traffic 

connectivity 

 Primary function Typical function Typical function Permissible 

function 

Permissible function 

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

2. Lane widths shown are the preferred construction standards that apply to existing routes adjacent to areas of new development, and to newly constructed routes. 

On Arterial and Collector roadways, an absolute minim um for safety concerns is 10 ft. Such minim um s are expected to occur only in locations where existing 

development along an established sub-standard route or other severe physical constraints preclude construction of the preferred facility width. 

3. An absolute minim um width for safety concerns is five ft., which is expected to occur only in locations where existing development along an established sub- 

standard route or other severe physical constraints preclude construction of the preferred facility width. Parallel multi-use paths in lieu of bike lanes are not 

appropriate along the Arterial-Collector system due to the multiple conflicts created for bicycles at driveway and sidewalk intersections. In rare instances, 

separated (but not adjacent) facilities may provide a proper function. 

4. Arterial Highway speeds in the Central Business or other Commercial zones in urban areas m may be 20-25 m ph. Traffic calming techniques, signal timing, and 

other efforts will be used to keep traffic within the desired managed speed ranges. Design of a corridor's vertical and horizontal alignment will focus on providing 

an enhanced degree of safety for the managed speed. 

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

condition through the Subdivision process in Chapter 2.4 - Subdivisions and Major Replats and/or the Planned Development process in Chapter 2.5 - Planned 

Development. The condition may require the developer to choose between improving the street to the 28-ft. standard or constructing the narrower streets with 

parking bays placed intermittently along the street length. The condition m ay require fire-suppressive sprinkler system s for any dwelling unit more than 150 ft. from 

a secondary access point. * To be applied in RS-9 and lesser zones. 

6. Traffic calming includes such measures as bulbed intersections, speed hum ps, raised planted medians, m id-block curb extensions, traffic circles, signage, and 

varied paving materials and is addressed in the Transportation Plan. 

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

8. W here streets must cross protected Natural Features, street widths shall be  minimized by providing no on-street parking and no planting strips between the curb 

and the sidewalk on either side of the street. 
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Response: The proposed local street extension complies with the functional 

classification criteria as stated above.  As noted in footnote #5 in the table 

above, the applicant will be providing a fire suppression sprinkler system 

in the apartments and townhomes.     

 

9. Where streets must cross protected Natural Resources or Natural Hazards, street 

widths shall be minimized by providing no on-street parking and no planting 

strips between the curb and the sidewalk on either side of the street. Parking 

bays may be allowed, provided they do not exceed one space per dwelling 

unit and provided they do not cause the development to exceed the amount 

of development allowed by the provisions of Chapter 2.11 Floodplain 

Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and 

Lighting, Chapter 4.5 - 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. 

 

Response: There are no natural features on the site that warrant modification to the 

city’s street standards. 

 

o. Block Perimeter Standards - The following block perimeter standards apply to 

development projects, as described below. The block perimeter standards do 

not apply to development projects that are two acres or less in size, and 

situated in areas where the street patterns are established. However, the other 

street connectivity requirements in LDC Section 4.0.60 do apply. 
 

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. 

 

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. 

 

Response: With SW Prairie Avenue to the south and SE Richland Avenue to the north 

and east, ODOT is not interested in seeing another access onto SW 3rd 

Street to serve the subject site between these two streets.  It is important to 

note that the block perimeter standards do not apply to this project, as it is 

under two acres.  The applicant has satisfied pedestrian connectivity 

requirements by providing two sidewalk connections through lot 7 to 

connect SW 3rd Street with SW Coho Street.   
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Although the extension of SW Coho Street could eventually tie into SW 

Tunison Avenue to the north, it may also tie back into SE Richland Avenue 

at SW 3rd Street.  This is also the logical location to extend SE Richland 

Avenue west to SW Pickford Street, as there is a large under-developed 

property in this location (2425 SW Pickford Street) which is ideally suited to 

connect these blocks to the east and west. 

 

c) Multi-dwelling Development of 20 or More Units on a Single Parcel of Land 

- Multi-dwelling development projects on a single parcel of land, and 

which have at least 20 dwelling units, shall create a series of complete 

blocks bound by either streets with sidewalks or by walkways. For blocks 

bound only by walkways, the walkways shall be contained within a 

public access easement and maintained by the adjacent property 

owner. 

 

Response: Lot 7 is slated for development of 12 apartments and 6 townhomes, for a 

total of 18 units, therefore this criterion is not applicable. 

 

d) Variations Allowed Outright - The distances specified in “b,” above, may 

be varied by up to 50 percent to minimize impacts to: slopes greater than 

15 percent, public parks, Significant Natural Features, existing street 

and/or development patterns, and/or access management 

considerations, as determined by the City Engineer. 

 

Response: There are no natural features on the subject site, therefore this criteria is not 

applicable. 

 

2. Commercial, Industrial, and Civic Standards – 

 

r. Development shall include underground electric services, light standards, wiring 

and lamps for streetlights according to the specifications and standards of the 

City Engineer. The developer shall be responsible for installation of underground 

conduit for street lighting along all public streets improved in conjunction with 

such development in accordance with the following: 

 

1. The developer shall coordinate with the City Engineer to determine the 

location of future street light poles. 

 

2. The streetlight plan shall be designed to provide illumination meeting 

standards set by the City Engineer. 

 

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

 

The developer shall install such facilities and make the necessary arrangements 

with the serving electric utility for the City-owned and operated street lighting 

system to be served at the lowest applicable rate available to the City. Upon City’s 
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acceptance of such development improvements, the street lighting system, 

exclusive of utility-owned service lines, shall be and become the property of the 

City. 

 

Response: The project will be in compliance with these requirements and detailed 

design information for the streetlights will be submitted to Development 

Services as part of PIPC permitting. 

 

 

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. 

 

Response: The Conceptual Development Plan, (Attachment H1) shows the locations of 

public water, sanitary sewer, and storm drainage. 

 

Domestic Water and Fire Service 

 

Public water mains are available along the full frontage of SW 3rd Street 

and an 8 inch stub out was provided at the north end of SW Coho Street on 

the south property line of the subject site.  

 

An 8-inch water main will be extended along the full length of the 

proposed SW Coho Street extension.  This will provide fire and domestic 

service to the multifamily units on Lot 7 as well as the single-family lots on 

the west side of the Street.  As shown on the Conceptual Development 

Plan, meters will be grouped toward the north end of the line to minimize 

the risk of stagnant water in the dead-end line.  The water line will be 

looped between SW Coho Street and SW 3rd Street for redundancy and to 

avoid stagnation.  The segment of water line crossing the northern 

boundary of Lot 7 will be placed within a 15-foot wide public water line 

easement. 

 

Townhomes proposed along the frontage of Highway SW 3rd Street will be 

served by existing or new meters tapped into the existing water main in 

the ODOT right-of-way or by meters on the proposed line in SW Coho 

Street.  

 

An existing fire hydrant is available within the SW 3rd Street right-of-way at 

the south end of the subject site.  A new hydrant is proposed along the 

east side of SW Coho Street just north of the commercial entrance to the 

multi-family lot. 
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Sanitary Sewer Service 

 

Based on the topographic survey, the existing sewer manhole in SW Coho 

Street at the south end of the subject site has adequate depth to provide 

service to the proposed subdivision. 

 

An 8-inch sewer extension will be constructed from the stub out provided 

at the north end of SW Coho Street.  Private sewer lines will be constructed 

on Lot 7 and routed to a single public lateral at the property line. Due to 

the number of units being served the applicant is proposing that this 

lateral be tied into a manhole on the main line in SW Coho Street with a 

clean out at the right-of-way. 

 

 

Storm Drainage 

 

No storm drainage connection was provided in SW Coho Street to serve 

this subdivision. This is likely due to the fact that the ODOT drainage system 

in SW 3rd Street that provides storm drainage service for this property and 

the adjacent properties is relatively shallow. No other appropriate point of 

discharge is available.  

 

Both public and private stormwater lines will need to be routed through Lot 

7 and tied into the ODOT drainage system.  Single family lots along the 

west side of the subject site will be served by weep holes to the curb. This 

will require the applicant to obtain a drainage permit from ODOT. 

 

Although this portion of Corvallis does not require detention based on City 

of Corvallis standards, the ODOT hydraulics manual requires detention for 

any water from new impervious surfaces that ODOT receives in excess of 

0.5 CFS.  

 

Additionally, the public and private storm drainage system will need to be 

separated out so that storm lines carrying water from the public right-of-

way and owned by the City of Corvallis remain separate from the private 

detention, treatment and routing facilities provided for the proposed 

development. 

 

As shown on the Conceptual Development Plan and Preliminary Storm 

Drain Report, the applicant intends to oversize the private detention 

facility for the development to account for the public storm water without 

needing to construct a separate detention facility for storm water from the 

public right-of-way.  Low impact development techniques will be used to 

minimize the amount of runoff from the proposed subdivision and thereby 

minimize the amount of detention and treatment required. 
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Due to the limited space and grade available, the applicant anticipates 

using proprietary treatment devices such as Contech StormFilter units to 

provide the necessary water quality treatment.  Treatment will be 

provided in accordance with ODOT drainage standards since the water 

will be received by ODOT and fall under their jurisdiction. 

 

All storm water will ultimately be routed to an existing storm manhole at 

approximately the midpoint of the subject site along the SW 3rd Street 

frontage through a 15 foot wide utility easement for this purpose. 

 

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

installations shall be constructed concurrently with development. 

 

Response: Public utilities will be constructed through the PIPC permit process, prior to 

development. 

 

c. Off-site public utility extensions necessary to fully serve a development site and 

adjacent properties shall be constructed concurrently with development. 

 

Response: The Conceptual Development Plan, (Attachment H1) shows the locations of 

public water, sanitary sewer, and storm drainage as well as easements 

where public utilities cross private property. 

   

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). 

 

Response: Public utilities have been extended with the local street extension to the 

northern boundary of the property. 

 

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

master plans. 

 

Response: Proposed utility layouts comply.     

 

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

provided all the following conditions exist: 

 

1. Extension of a public facility through the site is not necessary for the future 

orderly development of adjacent properties; 

 

2. The development site remains in one ownership and Land Division does not 

occur, with the exception of Land Divisions that may occur under the 

provisions of Section 4.0.60.d, above; and 
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3. The facilities are designed and constructed in accordance with the Uniform 

Plumbing Code and other applicable codes, and permits are obtained from 

the Development Assistance Center prior to commencement of work. 

 

Response: Not applicable. 

 

 

LDC 4.0.90 - FRANCHISE UTILITY INSTALLATIONS 

 

These standards are intended to supplement, not replace or supersede, requirements 

contained within individual franchise agreements that the City has with providers of 

electrical power, telecommunication, cable television, and natural gas services, 

hereafter referred to as Franchise Utilities. 

 

a. Where a Land Division is proposed, the developer shall provide Franchise Utilities 

to the development site. Each lot in a Subdivision shall have an individual service 

available or secured prior to approval of the Final Plat, in accordance with Section 

2.4.40 of Chapter 2.4 - Subdivisions and Major Replats. 

 

Response: A 7-foot utility easement has been provided behind the new separated 

sidewalk of SW 3rd Street and behind both sidewalks along SW Coho Street, 

(Attachment H1).  

 

b. Where necessary and in the judgment of the Director, Franchise Utilities shall be 

extended through the site to the edge of adjacent property(ies) to provide for 

orderly development of adjacent properties. 

 

Response: Franchise utilities will be extended to the north edge of the subject site via 

the proposed 7’ utility easement located on either side of SW Coho Street.    

 

c. The developer shall have the option of choosing whether to provide natural gas 

or cable television service to the development site, provided that all of the 

following conditions exist: 

 

1. Extension of Franchise Utilities through the site is not necessary for the future 

orderly development of adjacent property(ies); 

 

2. The development site remains in one ownership and Land Division does not 

occur, with the exception of Land Divisions that may occur under the provisions 

of Section 4.0.60.d, above; and 

 

3. The development is nonresidential. 

 

Response: The applicant intends to provide natural gas and cable television service to 

all lots in the subdivision.  

 

Attachment A 33 of 52



 

Elle’s Addition – August 26, 2016  Page 33 

Tentative Plat Subdivision Narrative 

 

 

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. 

 

Response: Not applicable, as a land division is proposed. 

 

e. All Franchise Utility distribution facilities installed to serve new development shall be 

placed underground except as provided below. 

 

1. Poles for traffic signals, pedestals for police and fire system communications 

and alarms, pad-mounted transformers, pedestals, pedestal-mounted terminal 

boxes and meter cabinets, concealed ducts, substations, or facilities used to 

carry voltage higher than 35,000 volts; and 

 

2. Overhead utility distribution lines may be permitted upon approval of the City 

Engineer when unusual terrain, soil, or other conditions make underground 

installation impracticable. Location of such overhead utilities shall follow rear 

or side lot lines wherever feasible. 

 

Response: All franchise utilities will be constructed underground.   

 

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

Franchise Utility providers for provision of plans, timing of installation, and payment 

for services installed. Plans for Franchise Utility installations and plans for public 

improvements shall be submitted together to facilitate review by the City Engineer. 

 

Response: The applicant will make arrangements for the provision of all franchise 

utilities.   

 

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

Resources shall be addressed in accordance with Chapter 2.11 - Floodplain 

Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and 

Lighting, Chapter 4.5 - 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. 

 

Response: Not applicable, as the site has no natural features.   

 

 

LDC 4.0.30 PEDESTRIAN REQUIREMENTS 

 

a.   Sidewalks shall be required along both sides of all streets, as follows: 
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1. Sidewalks on Local, Local Connector, and Cul-de-sac Streets - Sidewalks shall 

be a minimum of five ft. wide on Local, Local Connector, and Cul-de-sac 

Streets. The sidewalks shall be separated from curbs by a tree planting area 

that provides at least six ft. of separation between the sidewalk and curb, 

except that this separated tree planting area shall not be provided adjacent 

to sidewalks where they are allowed to be located within Natural Resource 

areas governed by Chapter 4.12 - Significant Vegetation Protection Provisions 

and Chapter 4.13 - Riparian Corridor and Wetland Provisions. This separated 

tree planting area shall also not be provided adjacent to sidewalks where they 

are allowed to be located within drainageway areas governed by regulations 

in Chapter 2.11 - Floodplain Development Permit and Chapter 4.5 - Floodplain 

Provisions. 

 

Response: The extension of SW Coho Street will have 5-foot wide sidewalks on either 

side, separated with a 6-foot wide landscaped strip. 

 

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

Sidewalks along Arterial, Collector, and Neighborhood Collector Streets shall 

be separated from curbs by a planted area. The planted area shall be a 

minimum of 12 ft. wide and landscaped with trees and plant materials 

approved by the City. The sidewalks shall be a minimum of five ft. wide. An 

exception to these provisions is that this separated tree planting area shall not 

be provided adjacent to sidewalks where they are allowed to be located 

within Natural Resource areas governed by Chapter 4.12 - Significant 

Vegetation Protection Provisions and Chapter 4.13 - Riparian Corridor and 

Wetland Provisions. This separated tree planting area shall also not be 

provided adjacent to sidewalks where they are allowed to be located within 

drainageway areas governed by regulations in Chapter 2.11 - Floodplain 

Development Permit and Chapter 4.5 - Floodplain Provisions. 

 

Response: A new separated 6-foot wide sidewalk will be installed along SW 3rd Street, 

separated with a 12-foot wide landscaped strip. 

 

b. Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian 

facilities that minimize travel distance to the greatest extent practicable shall be 

provided in conjunction with new development within and between new 

Subdivisions, Planned Developments, commercial developments, industrial areas, 

residential areas, transit stops, and neighborhood activity centers such as schools 

and parks, as follows: 

 

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

facilities that are free from hazards and that provide a direct route of travel 

between destinations. 

 

Response: All pedestrian facilities will be level and free from hazards and provide 

direct routes of travel. 
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2. The following types of pedestrian walkways shall have a minimum 5-ft. paved 

width, and five ft. of landscaping provided on both sides of the facility, 

consistent with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 

Pedestrian walkways that are either more than 220 ft. long or serve more than 

10 dwelling units shall have a wider paved width as specified in Section 

4.0.40.c. 

 

a. Pedestrian walkway required to comply with the block perimeter 

requirements in Section 4.0.60.o.; and 

 

b. Other pedestrian walkways connecting two public rights-of-way, 

including multi-use paths and trails. 

 

Response: All sidewalks internal to Lot 7 are a minimum of 5-feet wide and landscaping 

is provided on both sides when it’s not adjacent to a parking lot. 

 

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: The site is not traversed by or adjacent to a future trail linkage. 

 

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: Pedestrian facilities adjacent to all new public streets will be extended to 

the edge of the adjacent property. 

 

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE  

 

a.  Tree Plantings –  

 

Tree plantings in accordance with this Section are required for all landscape areas, 

including but not limited to parking lots for four or more cars, public street frontages, 

private streets, multi-use paths, sidewalks that are not located along streets, alleys, 

and along private drives more than 150 ft. long. 

 

1.  Street Trees - a) Along streets, trees shall be planted in designated landscape 

parkway areas or within areas specified in a City-adopted street tree plan. Where 

there is no designated landscape parkway area, street trees shall be planted in 

yard areas adjacent to the street, except as allowed elsewhere by "d," below; 
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3.  A minimum five ft. wide landscaping buffer is required on both sides of the 

sidewalks identified in LDC Section 4.0.30.b.2. 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; 

 

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: A new 12-foot wide landscape park strip will be established along SW 3rd 

Street, however underground public utilities preclude installation of trees 

within this strip.  Overhead utility lines are also present; therefore, the 

applicant intends to install medium canopy street trees behind the new 

sidewalk averaging 30-feet on center.  A new 6-foot wide landscaped park 

strip will be established along SW Coho Street.  The applicant has elected 

to combine driveway approaches for the six lots along the west side, 

providing enhanced opportunities for installing medium canopy street trees 

within the park strip.  The trees along both sides of SW Coho Street will be 

planted just over 30-feet on center.  The applicant feels the tree separation 

is appropriate for the street, however staff may find that one additional tree 

should be required on the west side of SW Coho Street.  If staff feels 

compelled to require an additional street tree, the applicant is willing to 

accept a condition of approval requiring the additional tree in the lot area 

within one of the 6 single-family lots.    
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Street trees have been separated 10-feet from the fire hydrant and 

underground public utilities and 20-feet from the new street light along SW 

Coho Street.   

 

 

Section 4.4.20 - GENERAL PROVISIONS 

 

4.4.20.03 – Lot Requirements 

 

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate for 

the location of the Subdivision and for the Use Type contemplated. No lot shall 

be dimensioned to contain part of an existing or proposed street. All lots shall be 

buildable. Lot sizes shall not be less than required by this Code for the applicable 

zone. Depth and width of properties reserved or laid out for commercial and 

industrial purposes shall be adequate to provide for off-street parking and service 

facilities required by the type of use proposed, unless off-site parking is approved 

per Chapter 4.1 - Parking, Loading, and Access Requirements. 

 

b. Access - Each lot shall abut a street (not an alley) for a distance of at least 25 ft. 

unless it complies with the exceptions listed in “1,” “2,” or “3,” below: 

 

1. Exception 1 - On a lot or parcel zoned RS-3.5, RS-5, RS-6, RS-9, or RS-9(U) and 

existing prior to December 31, 2006, the Minor Land Partition or Minor Replat 

process may be used to create flag lots that comply with all of the criteria in 

“a-d,” 

 

a. Each resulting lot or parcel contains an area equal to no more than 175 

percent of the zone’s minimum lot size for a Single- family detached 

dwelling; 

 

  b.   The primary building entrance is located within 100 ft. of the lot’s (or 

parcel’s) accessway; 

 

  c.  A street is not required through any part of the site per other requirements 

of this Code, such as the Block Perimeter standards in Section 4.0.60.o; and 

 

  d.  The Accessway is consistent with Section 4.4.30.01, below. 

 

2. Exception 2 - On a lot or parcel approved through a Minor Land Partition prior 

to December 31, 2006, that has not expired and for which an “urban 

conversion plan” was provided, the Minor Land Partition or Minor Replat 

process may be used to create flag lots that comply with the approved urban 

conversion plan and all of the criteria in "a and b." 

 

a.  Front doors are within 100 feet of the lot's (or parcel's) accessway; 
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b.  The Accessway is consistent with Section 4.4.30.01, below. 

 

3.   Exception 3 - The lot meets the exemption in “a” or “b,” below: 

 

a)  Residential lots involving Single-family Detached; Single-family Attached, 

two units; or Duplex dwellings, provided: 

 

 1) Front doors are less than 100 ft. from a street and are accessed by 

a sidewalk or multi-use path (distance measured along the 

centerline of the path to the nearest public street right of way or 

private street tract); and 

 

2) Vehicular access is provided via an alley. 

 

b) Commercial, Industrial, and Residential lots other than those described 

in “a,” above, provided: 

 

 1)  Front doors are less than 200 ft. from a street and are accessed by 

a sidewalk or multi-use path (distance measured along the 

centerline of the sidewalk or over the “hard-surfaced” portion of 

the courtyard); and 

 

   2) Vehicular access is provided via an alley. 

 

Response: All of the proposed subdivision lots abut a public street for a distance of at 

least 25-feet.  

 

c.  Through Lots - The creation of Through Lots through a Land Division process 

shall be avoided except where essential to overcome specific disadvantages 

of topography and orientation. Through lots, in low density residential zones, 

created through a Land Division process shall comply with the following 

standards: 

 

 1. A 20-ft. wide easement area shall be provided along the full length of one 

abutting street to the Through Lot, and shown on the plat; 

 

 2. No vehicular access shall be permitted within the Through Lot Easement 

area; and 

 

 3. Landscaping in the Through Lot Easement area shall comply with the 

provisions in Chapter 4.2 - Landscaping, Buffering, Screening, and 

Lighting. 
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Response: Lot 7 has frontage on SW Coho Street and SW 3rd Street and is therefore 

considered a through-lot.  The criteria above notes that an exception may 

be allowed in order to overcome specific disadvantages due to orientation. 

 

The applicant has spent considerable time developing a pedestrian friendly 

design which incorporates three unique housing types.  Although only one 

housing type is required for a project of this size, the applicant wishes to 

create a neighborhood that can accommodate a mix of residents.  The 

existing street (SW Coho Drive) will be extended north through the property 

to provide access to the site and eventually to the parcels to the north when 

they redevelop in the future.  ODOT wants to limit access onto SW 3rd Street, 

so there is no vehicle access onto their facility.  Lot 7 has been designed 

with two apartment buildings with 2-bedroom units adjacent to SW Coho 

Street and 3-bedroom townhomes along SW 3rd Street.  Parking for the 

townhomes will be in the garages behind the units and a portion of the 

surface parking lot that will be shared with the apartments.  The design 

places emphasis on orienting all the buildings toward a public street with 

three pedestrian connections into the project from SW 3rd Street and two 

pedestrian connections from SW Coho Street.   

 

When the applicant was exploring options for this property, one of the earlier 

concepts had a 20-foot wide evergreen hedge along SW 3rd Street, which 

isn’t nearly as pedestrian friendly as the current design.   

 

Since access to SW 3rd Street is restricted and the city has a desire to see SW 

Coho Street extended to the north, the current design does an excellent job 

at orienting all of the new buildings toward the streets. 

 

 The applicant requests an allowable exception to the through-lot standards 

due to the limited options for street locations and the desire to orient the 

buildings toward the abutting public streets.    

 

d.  Lot Side Lines - Side lines of lots, as much as practicable, shall be at right angles 

to the street the lots face. 

 

Response: Side lot lines are very close to right angles to the street they face. 

 

e. Lot Grading - Lot grading shall conform to Chapter 4.12 - Significant 

Vegetation Protection Provisions; and the City's excavation and fill provisions. 

 

Response: The site is relatively flat, therefore grading will conform to Chapter 4.12.  

There are no natural features on the subject site. 

 

f. Building Lines - Building setback lines may be established in a final plat or 

included in covenants recorded as a part of a final plat. 
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Response: Building setbacks will be in compliance with the RS-12 development 

standards. 

 

g.  Large Lots - In dividing land into large lots that have potential for future further 

Subdivision, a conversion plan shall be required. The conversion plan shall show 

street extensions, utility extensions, and lot patterns to indicate how the 

property may be developed to Comprehensive Plan densities and to 

demonstrate that the proposal will not inhibit development of adjacent lands. 

 

Response: The applicant has no intention of further subdividing beyond what is shown 

on the tentative plat. 

 

h. Minimum Assured Development Area - For property with Natural Resources or 

Natural Hazards subject to Chapter 2.11 - Floodplain Development Permit, 

Chapter 4.5 - Floodplain Provisions, 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, lots 

created through a Subdivision, Partition, or Property Line Adjustment process 

shall be consistent  with the provisions of Chapter 4.11 - Minimum Assured 

Development Area (MADA). 

 

Response: The site contains no natural features, therefore MADA does not apply. 
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Larry Weymouth 
415 NW Merrie Drive 

Corvallis, OR 97330-6521 
lcweymouth@peak.org 

 

 

 

October 2, 2016 

 

 

Aaron Harris, Associate Planner 

City of Corvallis, Planning Division 

P.O. Box 1083 

Corvallis, OR 97339 

Aaron.Harris@corvallisoregon.gov 

 

RE: Elle’s Addition Subdivision (SUB16-00002)   

Testimony for the Land Use Public Hearing, October 5, 2016, on the Request for a Solar 

Access Waiver 

Respected Planning Commissioners, 

Before you is what I believe could be the first request ever (if not one of the few) for a waiver to 

Corvallis’ solar access standards in subdivisions (LDC 4.6.40). As such, your review regarding 

the facts of this case and its disposition could set a precedent for other relevant decisions. For 

that reason, I urge you to give this waiver request a thorough analysis. I am concerned that the 

Planning Staff Report does not consider the potential of an alternative site plan that might 

comply with the standards, and thus the Findings of Fact are in error as the basis for the Overall 

Conclusion and Recommendation.  

My understanding of this request is that the Applicant alleges, and the Planning staff concurs,  

that the request should be granted because the development proposal meets condition (c) of 

LDC 4.6.40. That is, because the site planning to achieve the solar access standards would be 

negatively affected by the City’s required extension of SW Coho Street, and no other reasonable 

location for the street is available.  

I do not dispute the location of this street. Rather, my interpretation of this code provision and 

its intent is to provide relief to an applicant when such a street would make it impossible for 

any development to achieve the solar access standard.  In this case, however, the resulting 
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“negative effect” is the direct result from the Applicant’s desire (not necessity) to plot the 

development in a particular way, specifically by the number of proposed single-family lots (6), 

minimum setbacks, and/or the orientation and height of the homes along the west side of SW 

Coho Street. In short, the problem with meeting the solar access standard appears to originate 

with the Applicant’s site plan, not the City’s road location. The Applicant’s Application in the 

response to Section 4.6.40 (c) acknowledges (on Attachment page 4 of 7, my emphasis added), 

“The desire to orient the building entrances toward the street results in building placement that 

isn’t conducive for passive solar access.” Figure 2 in the Staff Report (page 4 of 6) illustrates the 

proposal’s non-compliant shadow pattern, and how the overlap of shadows originates from the 

site plan’s proximity of one building to the other.  Is it not true that if the Applicant were to 

revise the site plan to only 2 or 3 single-family lots, no waiver to the standard would be needed? 

In essence, it seems that the Applicant wishes to over-build relative to the code and is blaming 

the City’s street for interfering with that.  

While it is laudable for the Applicant’s Application to highlight the development’s potential for 

single-family rooftop solar energy capture, such a benefit does not relieve the requirement to 

meet the solar access standards in all respects as currently in the Code. 

Thanks to you and Staff for your consideration of this testimony.  

Best regards, 

Larry Weymouth 

/s/ 
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