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Chapter 3.0 — Design Standard Administration

3.01 Applicability.

All developments within the City must comply with the provisions of Chapters 3.1 through 3.5. Some
developments, such as major projects requiring land division and/or site design review approval, may
require detailed findings demonstrating compliance with each chapter of the code. For smaller, less
complex projects, fewer code provisions may apply. Though some projects will not require land use or
development permit approval (e.g., building additions), they are still required to comply with the
provisions of this Chapter.

3.0.2 Types of Design Standards.

The City’s design standards are contained in both Chapter 2 and Chapter 3. It is important to review
both chapters, and all relevant code sections within the chapters, to determine which standards apply.
The City may prepare checklists to assist property owners and applicants in determining which sections

apply.

A. Chapter 3. The design standards contained within the following chapters apply throughout the City,
for all land use types:

3.1 - Access and Circulation

3.2 - Landscaping, Street Trees, Fences and Walls
3.3 - Automobile and Bicycle Parking

3.4 - Public Facilities Standards

3.5 - Other Design Standards

3.6 - Floodplain Standards

B. Chapter 2. Each land use district (Chapter 2) provides design standards that are specifically tailored
to the district. For example, the Residential District contains building design guidelines that are
different than those provided in the Commercial District, due to differences in land use, building
types, and compatibility issues. In addition, each district provides special standards that are meant to
address the impacts or characteristics of certain land uses.
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Chapter 3.1 — Access and Circulation

Sections:

3.1.1 - Purpose

3.1.2 - Vehicular Access and Circulation
3.1.3 - Pedestrian Access and Circulation

3.1.1 - Purpose.

The purpose of this chapter is to ensure that developments provide safe and efficient access and circulation,
for pedestrians and vehicles. Section 3.1.2 provides standards for vehicular access and circulation. Section
3.1.3 provides standards for pedestrian access and circulation. Standards for transportation improvements
are provided in Chapter 3.4.1.

3.1.2 - Vehicular Access and Circulation.

A. Intent and Purpose.

The intent of this Section is to manage vehicle access to development through a connected street system,
while preserving the flow of traffic in terms of safety, roadway capacity, and efficiency. Access shall be
managed to maintain an adequate “level of service” and to maintain the “functional classification” of
roadways as required by the City’s Comprehensive Plan. Highways and arterials serve as the primary
system for moving people and goods. “Access management” is a primary concern on these roads.
Collectors connect the arterials to local streets, while local streets and alleys provide access to individual
properties. If vehicular access and circulation are not properly designed, these roadways will be unable
to accommodate the needs of development and serve their transportation function. This Section attempts
to balance the right of reasonable access to private property with the right of the citizens of the City and
the State of Oregon to safe and efficient travel. It also requires all developments to construct planned
streets (arterials and collectors) and to extend local streets.

To achieve this policy intent, state and local roadways have been categorized in the Comprehensive Plan
by function and classified for access purposes based upon their level of importance and function. (See
Chapter 3.4.1) Regulations have been applied to these roadways for the purpose of reducing traffic
accidents, personal injury, and property damage attributable to access systems, and to thereby improve
the safety and operation of the roadway network. This will protect the public investment in the existing
transportation system and reduce the need for expensive remedial measures. These regulations also
further the orderly layout and use of land, protect community character, and conserve natural resources
by promoting well-designed road and access systems and discouraging unplanned division of land.




3.1.2 - Vehicular Access and Circulation (continued)

B. Applicability. This ordinance shall apply to all public streets within the City and to all properties that
abut these streets.

C. Access Permit Required. Access to a public street requires an Access Permit in accordance with the
following procedures:

1. Permits for access to City streets shall be subject to review and approval by the City Recorder based
on the standards contained in this Chapter, and the provisions of Chapter 3.4.1 - Transportation
Standards. An access permit may be in the form of a letter to the applicant, or it may be attached to
a land use decision notice as a condition of approval.

2. Permits for access to State highways shall be subject to review and approval by Oregon Department
of Transportation (ODOT), except when ODOT has delegated this responsibility to the City or Linn
County. In that case, the City or County shall determine whether access is granted based on its
adopted standards.

3. Permits for access to County highways shall be subject to review and approval by Linn County,
except where the County has delegated this responsibility to the City, in which case the City shall
determine whether access is granted based on adopted County standards.

D. Traffic Study Requirements. The City may require a traffic study prepared by a qualified professional
to determine access, circulation and other transportation requirements under either of the following
circumstances:

1) More than 200 daily trips are generated based on the Institute of Transportation Engineers Trip
Generation Manual.

2) Traffic is anticipated to increase more than 20 percent on the affected street

If Linn County or ODOT has access jurisdiction, the appropriate agency regulations shall apply. See
also, Section 3.4.1 - Transportation Standards.

E. Conditions of Approval. The City or other agency with access permit jurisdiction may require the
closing or consolidation of existing curb cuts or other vehicle access points, recording of reciprocal
access easements (i.e., for shared driveways), installation of traffic control devices, and/or other
mitigation as a condition of granting an access permit, to ensure the safe and efficient operation of
the street and highway system. Access to and from off-street parking areas shall not permit backing
onto a public street.

(continued)
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3.1.2 - Vehicular Access and Circulation (continued)

1.

2.

F. Access Options. When vehicle access is required for development (i.e., for off-street parking, delivery,
service, drive-through facilities, etc.), access shall be provided by one of the following methods (a
minimum of 10 feet per lane is required). These methods are “options” to the developer/subdivider,
unless one method is specifically required by Chapter 2 (i.e., under “Special Standards for Certain
Uses™).

Option 1. Access is from an existing or proposed alley or mid-block lane.

Option 2. Access is from a private street or driveway connected to an adjoining property that has
direct access to a public street (i.e., “shared driveway”). A public access easement covering the
driveway shall be recorded in this case to assure access to the closest public street for all users of the
private street/drive.

Option 3. Access is from a public street adjacent to the development parcel. If practicable, the
owner/developer may be required to close or consolidate an existing access point as a condition of
approving a new access. Street accesses shall comply with the access spacing standards in Section
G, below.

Subdivisions Fronting Onto an Arterial Street. New residential land divisions fronting onto an
arterial street shall be required to provide alleys or secondary (local or collector) streets for access to
individual lots. When alleys or secondary streets cannot be constructed due to topographic or other
physical constraints, access may be provided by consolidating driveways for clusters of two or more
lots (e.g., includes flag lots and mid-block lanes).

Double-Frontage Lots. When a lot has frontage onto two or more streets, access shall be provided
first from the street with the lowest classification. For example, access shall be provided from a
local street before a collector or arterial street. Except for corner lots, the creation of new double-
frontage lots shall be prohibited in the Residential District, unless topographic or physical
constraints require the formation of such lots. When double-frontage lots are permitted in the
Residential District, a landscape buffer with trees and/or shrubs and ground cover not less than 10
feet wide shall be provided between the back yard fence/wall and the sidewalk or street;
maintenance shall be assured by the owner (i.e., through homeowner’s association, etc.).

Important cross-references to other code sections:

Chapters 2 and 3 may require buildings placed at or near the front property line and driveways and parking
areas oriented to the side or rear yard. The City may require the dedication of public right-of-way and
construction of a street (e.g., frontage road, alley or other street) when the development impact is
proportionate to the need for such a street, and the street is identified by the Comprehensive Plan or an
adopted Local Street Plan. (Please refer to Section 3.4.1 - Transportation Standards.)

(continued)
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3.1.2 - Vehicular Access and Circulation (continued)

G. Access Spacing. Driveway accesses shall be separated from other driveways and street intersections in
accordance with the following standards and procedures:

1. Local Streets. A minimum of 20 feet of separation (as measured from the sides of the
driveway/street) shall be required on local streets (i.e., streets not designated as collectors or
arterials), except as provided in subsection 3, below.

2. Arterial and Collector Streets. Access spacing on collector and arterial streets, and at controlled
intersections (i.e., with four-way stop sign or traffic signal) shall be determined based on the policies
and standards contained in the Comprehensive Plan. Access to Highway 99 shall be subject to the
applicable ODOT standards and policies.

3. Special Provisions for All Streets. Direct street access may be restricted for some land uses, in
conformance with the provisions of Chapter 2 - Land Use Districts. For example, access
consolidation, shared access, and/or access separation greater than that specified by subsections 1-2,
may be required by the City, County or ODOT for the purpose of protecting the function, safety and
operation of the street for all users. (See Section ‘I’, below.) Where no other alternatives exist, the
permitting agency may allow construction of an access connection along the property line farthest
from an intersection. In such cases, directional connections (i.e., right in/out, right in only, or right
out only) may be required.

H. Number of Access Points. For single-family (detached and attached), two-family, and three-family
housing types, one street access point is permitted per lot, when alley access cannot otherwise be
provided; except that two access points may be permitted for two-family and three-family housing on
corner lots (i.e., no more than one access per street), subject to the access spacing standards in Section
‘G’, above. A second access point may also be permitted for recreational vehicle storage purposes as
allowed by Section ‘K’ below. The number of street access points for multiple family, commercial,
industrial, and public/institutional developments shall be minimized to protect the function, safety and
operation of the street(s) and sidewalk(s) for all users. Shared access may be required, in conformance
with Section I, below, in order to maintain the required access spacing, and minimize the number of
access points.

(continued)
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3.1.2 - Vehicular Access and Circulation (continued)

I. Shared Driveways. The number of driveway and private street intersections with public streets shall be
minimized by the use of shared driveways with adjoining lots where feasible. The City shall require
shared driveways as a condition of land division or site design review, as applicable, for traffic safety
and access management purposes in accordance with the following standards:

1. Shared driveways may be required to consolidate access onto a collector or arterial street. When
shared driveways are required, they shall be stubbed to adjacent developable parcels to allow for
vehicles movement across property lines. “Stub” means that a driveway or street temporarily ends at
the property line, but may be extended in the future as the adjacent parcel develops. *“Developable”
means that a parcel is either vacant or it is likely to receive additional development (i.e., due to infill
or redevelopment potential). between properties may be required.

2. Access easements (i.e., for the benefit of affected properties) shall be recorded for all shared
driveways, including pathways, at the time of final plat approval (Chapter 4.3) or as a condition of
site development approval (Chapter 4.2).

3. Exception. Shared driveways are not required when existing development patterns or physical
constraints (e.g., topography, parcel configuration, and similar conditions) prevent extending the
street/driveway in the future.

J.  Street Connectivity and Formation of Blocks Required. In order to promote efficient vehicular and
pedestrian circulation throughout the city, land divisions and large site developments shall produce
complete blocks bounded by a connecting network of public and/or private streets, in accordance with
the following standards:

1. Block Length and Perimeter. The maximum block length and perimeter shall not exceed:

a. 600 feet length and 1,600 feet perimeter in the Residential District;

b. 200 feet length and 800 feet perimeter in the Commercial District as provided by Chapter 2.2,
Section 140 - Block Layout and Building Orientation;

c. Not applicable to the Industrial District.
2. Street Standards. Public and private streets shall also conform to Chapter 3.4.1 - Transportation

Standards, Section 3.1.3 - Pedestrian Circulation, and applicable Americans With Disabilities Act
(ADA) design standards.

3. Exception. Exceptions to the above standards may be granted when blocks are divided by one or
more pathway(s), in conformance with the provisions of Section 3.1.3.A. Pathways shall be located
to minimize out-of-direction travel by pedestrians and may be designed to accommaodate bicycles.

(continued)
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Figure 3.1.2J - Street Connectivity and Formation of Blocks

Street Connectivity and Formation of Blocks

Standard Blocks
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3.1.2 - Vehicular Access and Circulation (continued)

Figure 3.1.2K — Examples of Acceptable Driveway Openings Next to Sidewalks/Pathways

K. Driveway Openings. Driveway openings, or curb cuts, shall be the minimum width necessary to
provide the required number of vehicle travel lanes (10 feet for each travel lane). The following
standards (i.e., as measured where the front property line meets the sidewalk or right-of-way) are
required to provide adequate site access, minimize surface water runoff, and avoid conflicts between
vehicles and pedestrians:

1. Single family, two-family, and three-family uses shall have a minimum driveway width of 10 feet,
and a maximum width of 24 feet, except that one recreational vehicle pad driveway may be
provided in addition to the standard driveway.

2. Multiple family uses with 4 to 7 dwelling units shall have a minimum driveway width of 20 feet,
and a maximum width of 24 feet.

3. Multiple family uses with 8 or more dwelling units, and off-street parking areas with 16 or more
parking spaces, shall have a minimum driveway width of 24 feet, and a maximum width of 30 feet.
These dimensions may be increased if the City Engineer determines that more than two lanes are
required based on the number of trips generated or the need for turning lanes.

4. Access widths for all other uses shall be based on 10 feet of width for every travel lane, except that
driveways providing direct access to parking spaces shall conform to the parking area standards in
Chapter 3.3.

5. Driveway Aprons. Driveway aprons (when required) shall be constructed of concrete or asphalt
and shall be installed between the street right-of-way and the private drive. The Planning
Commission may waive the paving requirement unless the street segment providing access is
paved and has a curb. Driveway aprons shall conform to ADA standards for sidewalks and
pathways (continuous route of travel that is a minimum of 3 feet in width, with a cross slope not
exceeding 2 percent). Curb return driveways may be approved by the City Engineer.

(continued)
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3.1.2 - Vehicular Access and Circulation (continued)

L. Fire Access and Parking Area Turn-arounds. A fire equipment access drive shall be provided for
any portion of an exterior wall of the first story of a building that is located more than 150 feet from an
existing public street or approved fire equipment access drive. Parking areas shall provide adequate
aisles or turn-around areas for service and delivery vehicles so that all vehicles may enter the street in a
forward manner. For requirements related to cul-de-sacs, please refer to Chapter 3.4.1.M.

M. Vertical Clearances. Driveways, private streets, aisles, turn-around areas and ramps shall have a
minimum vertical clearance of 13' 6 “ for their entire length and width.

N. Vision Clearance. No signs, structures or vegetation in excess of three feet in height shall be placed in
“vision clearance areas”, as shown below. The minimum vision clearance area may be increased by the
City Engineer upon finding that more sight distance is required (i.e., due to traffic speeds, roadway
alignment, etc.).

Figure 3.1.2N - Vision Clearance Areas
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3.1.2 - Vehicular Access and Circulation (continued)

O. Construction. The following development and maintenance standards shall apply to all driveways and
private streets: (11/07)

1. Surface Options. Except for driveways serving one single-family dwelling, or a duplex with a
shared driveway, all driveways, parking areas, aisles, and turn-arounds shall be paved with asphalt,
concrete or comparable surfacing, or a durable non-paving material may be used to reduce surface
water runoff and protect water quality. For driveways serving one single-family dwelling, or a
duplex with a shared driveway, at least 10 feet of the driveway behind the sidewalk shall be
surfaced to prevent tracking of gravel onto the sidewalk and public right-of-way. Paving surfaces
shall be subject to review and approval by the City Engineer. (11/07)

2. Surface Water Management. When a paved surface is used, all driveways, parking areas, aisles and
turn-arounds shall have on-site collection or infiltration of surface waters to eliminate sheet flow of
such waters onto public rights-of-way and abutting property. Surface water facilities shall be
constructed in conformance with City standards (see Chapter 3.4).

3. Driveway Aprons. When driveway approaches or “aprons” are required to connect driveways to
the public right-of-way, they shall be paved with concrete or asphalt surfacing. The Planning
Commission may waive the paving requirement unless the street segment providing access is paved
and has a curb. (See also, Section K.)
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3.1.3 - Pedestrian Access and Circulation.

Figure 3.1.3A — Pedestrian Pathway System for Multifamily Development (Typical)

Public Sidewalks
(Continuous)

Entry Walkways

A. Pedestrian Access and Circulation. To ensure safe, direct and convenient pedestrian circulation, all
developments, except single family detached housing (i.e., on individual lots), shall provide a
continuous pedestrian and/or multi-use pathway system. (Pathways only provide for pedestrian
circulation. Multi-use pathways accommodate pedestrians and bicycles.) The system of pathways shall
be designed based on the standards in subsections 1-3, below:

1. Continuous Pathways. The pathway system shall extend throughout the development site, and
connect to all future phases of development, adjacent sidewalks, public parks and open space areas
whenever possible. The developer may also be required to connect or stub pathway(s) to adjacent
streets and private property, in accordance with the provisions of Section 3.1.2 - Vehicular Access
and Circulation, and Chapter 3.4, Section 1 - Transportation Standards.

(Continued)
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3.1.3 - Pedestrian Access and Circulation (continued)

2. Safe, Direct, and Convenient Pathways. Pathways within developments shall provide safe,
reasonably direct and convenient connections between primary building entrances and all adjacent
streets, based on the following definitions:

a. Reasonably direct. A route that does not deviate unnecessarily from a straight line or a route
that does not involve a significant amount of out-of-direction travel for likely users.

b. Safe and convenient. Bicycle and pedestrian routes that are reasonably free from hazards and
provide a reasonably direct route of travel between destinations.

c. For commercial, industrial, mixed use, public, and institutional buildings, the “primary
entrance” is the main public entrance to the building. In the case where no public entrance
exists, street connections shall be provided to the main employee entrance.

d. For residential buildings the “primary entrance” is the front door (i.e., facing the street). For
multifamily buildings in which each unit does not have its own exterior entrance, the “primary
entrance” may be a lobby, courtyard or breezeway that serves as a common entrance.

3. Connections Within Development. For all developments subject to Site Design Review, pathways
shall connect all building entrances to one another. In addition, pathways shall connect all parking
areas, storage areas, recreational facilities and common areas (as applicable), and adjacent
developments to the site, as applicable.

4. Street Connectivity. Pathways (for pedestrians and bicycles) shall be provided at or near mid-block
where the block length exceeds the length required by Section 3.1.2. Pathways shall also be
provided where cul-de-sacs or dead-end streets are planned, to connect the ends of the streets
together, to other streets, and/or to other developments, as applicable. Pathways used to comply
with these standards shall conform to all of the following criteria:

a. Multi-use pathways (i.e., for pedestrians and bicyclists) are no less than 8 feet wide and located
within a 10-16-foot right-of-way or easement that allows access for emergency vehicles;

b. If the streets within the subdivision or neighborhood are lighted, the pathways shall be also;

c. The City may require landscaping within the pathway easement/right-of-way for screening and
the privacy of adjoining properties;

d. The Planning Commission or City Planner may determine, based upon facts in the record, that
a pathway is impracticable due to: physical or topographic conditions (e.g., freeways, railroads,
extremely steep slopes, sensitive lands, and similar physical constraints); buildings or other
existing development on adjacent properties that physically prevent a connection now or in the
future, considering the potential for redevelopment; and sites where the provisions of recorded
leases, easements, covenants, restrictions, or other agreements recorded as of the effective date
of this Code prohibit the pathway connection.

(Continued)
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3.1.3 - Pedestrian Access and Circulation (continued)

Figure 3.1.3B — Pathway Standards (Typical)

View

B. Design and Construction. Pathways shall conform to all of the standards below:

1. Vehicle/Pathway Separation. Where pathways are parallel and adjacent to a driveway or street
(public or private), they shall be raised 6 inches and curbed, or separated from the driveway/street
by a 5-foot minimum strip with bollards, a landscape berm, or other physical barrier. If a raised
path is used, the ends of the raised portions must be equipped with curb ramps.

2. Housing/Pathway Separation. Pedestrian pathways shall be separated a minimum of 5 feet from all
residential living areas on the ground-floor, except at building entrances. Separation is measured
from the pathway edge to the closest dwelling unit. The separation area shall be landscaped in
conformance with the provisions of Chapter 3.3. No pathway/building separation is required for
commercial, industrial, public, or institutional uses.

3. Crosswalks. Where pathways cross a parking area, driveway, or street (“crosswalk™), they shall be
clearly marked with contrasting paving materials, humps/raised crossings, or painted striping. An
example of contrasting paving material is the use of a concrete crosswalk through an asphalt
driveway. If painted striping is used, it shall consist of thermo-plastic striping or similar type of
durable application.

(Continued)
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3.1.3 - Pedestrian Access and Circulation (continued)

4. Pathway Surface. Pathway surfaces shall be concrete, asphalt, brick/masonry pavers, or other
durable surface, at least 5 feet wide, and shall conform to ADA requirements. Multi-use paths (i.e.,
for bicycles and pedestrians) shall be the same materials, at least 8 feet wide. (See also, Section
3.4.1 - Transportation Standards for public, multi-use pathway standard.)

5. Accessible routes. Pathways shall comply with the Americans With Disabilities Act, which requires
accessible routes of travel.
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Chapter 3.2 — Landscaping, Street Trees, Fences and Walls

Sections:

3.2.1 Purpose

3.2.2 Landscape Conservation
3.2.3 New Landscaping

3.2.4  Street Trees

3.2.5 Fences and Walls

3.2.1 - Purpose.

The purpose of this chapter is to promote community health, safety and welfare by protecting natural
vegetation, and setting development standards for landscaping, street trees, fences and walls. Together,
these elements of the natural and built environment contribute to the visual quality, environmental health
and character of the community. Trees provide climate control through shading during summer months
and wind screening during winter. Trees and other plants can also buffer pedestrians from traffic. Walls,
fences, trees and other landscape materials also provide vital screening and buffering between land uses.
Landscaped areas help to control surface water drainage and can improve water quality, as compared to
paved or built surfaces.

The chapter is organized into the following sections:

Section 3.2.2 - Landscape Conservation prevents the indiscriminate removal of significant trees,
including those located along streams, near wetlands, and adjacent to property lines.

Section 3.2.3 -New Landscaping sets standards for and requires landscaping of all development sites
that require Site Design Review. This section also requires buffering for parking areas, and between
different land use districts. Note that other landscaping standards are provided in Chapter 2 - Land Use
Districts, for specific types of development.

Section 3.2.4 - Street Trees sets standards for and requires planting of trees along all streets for shading
and aesthetic purposes.

Section 3.2.5 - Fences and Walls, sets standards for new fences and walls, including maximum
allowable height and materials, to promote security, personal safety, privacy, and aesthetics.




3.2.2 - Landscape Conservation

A. Applicability. All development sites containing Significant VVegetation, as defined below, shall
comply with the standards of this Section. The purpose of this Section is to incorporate significant
vegetation into the landscapes of development. The use of mature vegetation within developments is
a preferred alternative to removal of vegetation and re-planting. Mature landscaping provides
summer shade and wind breaks, and allows for water conservation due to larger plants having
established root systems.

B. Significant Vegetation. “Significant vegetation” means:

1. Significant Trees. Individual, healthy trees with a trunk diameter of 8 inches or greater, as
measured 4 feet above the ground (DBH). Certain trees may be deemed “Heritage Trees” when
nominated by the property owner and designated by the City Council (i.e., by virtue of size,
rarity, historical significance, etc.).

2. Stands of Trees. Groups of 3 or more trees that form a stand, usually with intertwining roots or
canopies. At least one of trees must be 8 inches or greater in diameter.

3. Exception: Protection shall not be required for plants listed as non-native, invasive plants by the
Oregon State University Extension Service in the applicable OSU bulletins for Linn County.

C. Mapping and Protection Required. Significant vegetation shall be shown on a site plan as required
by Chapter 4.2 - Site Design Review. Significant trees shall be mapped individually and identified by
species and size (diameter at 4 feet above grade, or “DBH”). A “protection” area shall be defined
around the edge of all branches (drip-line) of each tree (drip lines may overlap between trees). The
City also may require an inventory, survey, or assessment prepared by a qualified professional when
necessary to determine vegetation boundaries, building setbacks, and other protection or mitigation
requirements.

(Continued)
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3.2.2 - Landscape Conservation (continued)

D. Protection Standards. All of the following protection standards shall apply to significant
vegetation areas:

1. Protection of Significant Trees (Section B.1) Significant trees identified as meeting the criteria
in Section B.1 shall be retained whenever practicable. Preservation may become impracticable
when it would prevent reasonable development of public streets, utilities, or land uses permitted
by the applicable land use district.

2. Stands of Trees (Section B.2). Groups of trees shall be retained whenever practicable.
Preservation may become impracticable when it would prevent reasonable development of
public streets, utilities, or land uses permitted by the applicable land use district.

3. Conservation Easements and Dedications. When necessary to implement the Comprehensive
Plan, the City may require dedication of land or recordation of a conservation easement to
protect groves of significant trees.

E. Construction. All areas of significant vegetation shall be protected prior to, during, and after
construction. Grading and operation of vehicles and heavy equipment is prohibited within
significant vegetation areas, except as approved by the City for installation of utilities or streets.
Such approval shall only be granted after finding that there is no other reasonable alternative to
avoid the protected area, and adequate mitigation is provided.

F. Exemptions. The protection standards in “D” shall not apply in the following situations:

1. Dead, Diseased, and/or Hazardous Vegetation. Vegetation that is dead or diseased, or poses a
hazard to personal safety, property or the health of other trees, may be removed. Prior to tree
removal, the applicant shall provide a report from a certified arborist or other qualified
professional to determine whether the subject tree is diseased or poses a hazard, and any possible
treatment to avoid removal, except as provided by subsection 2, below.

2. Emergencies. Significant vegetation may be removed in the event of an emergency without land
use approval pursuant to Chapter 4, when the vegetation poses an immediate threat to life or
safety, as determined by City staff. Staff shall prepare a notice or letter of decision within 7
days of the tree(s) being removed. The decision letter or notice shall explain the nature of the
emergency and be on file and available for public review at City Hall.
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3.2.3 - New Landscaping

A. Applicability. This Section shall apply to all developments requiring Site Design Review, and other
developments with required landscaping.

B. Landscaping Plan Required. A landscape plan is required. All landscape plans shall conform to
the requirements in Chapter 4.2, Section 5.B (Landscape Plans).

C. Landscape Area Standards. The minimum percentage of required landscaping equals:

1. Residential District. 25 percent of the site.
2. Commercial District. 10 percent of the site.
3. Industrial District. 10 percent of the site.

D. Landscape Materials. Landscape materials include trees, shrubs, ground cover plants, non-plant
ground covers, and outdoor hardscape features, as described below:

1. Natural Vegetation. Natural vegetation shall be preserved or planted where practicable.

2. Plant Selection. A combination of deciduous and evergreen trees, shrubs and ground covers
shall be used for all planted areas, the selection of which shall be based on local climate,
exposure, water availability, and drainage conditions. As necessary, soils shall be amended to
allow for healthy plant growth.

3. “Non-native, invasive” plants, as per Section 3.2.2.B, shall be prohibited.

4. Hardscape features (i.e., patios, decks, plazas, etc.) may cover up to 15 percent of the required
landscape area; except in the Main Street Commercial Subdistrict where hardscape features may
cover up to 25 percent of the landscape area. Swimming pools, sports courts and similar active
recreation facilities may not be counted toward fulfilling the landscape requirement.

5. Non-plant Ground Covers. Bark dust, chips, aggregate or other non-plant ground covers may be
used, but shall cover no more than 10 percent of the area to be landscaped. “Coverage” is
measured based on the size of plants at maturity or after 2 years of growth, whichever comes
sooner.

6. Tree Size. Trees shall have a minimum caliper size of 1.5 inches or greater, or be 6 feet or taller,
at time of planting.

7. Shrub Size. Shrubs shall be planted from 2-gallon containers or larger.

8. Ground Cover Size. Ground cover plants shall be sized and spaced so that they grow together to
cover a minimum of 75 percent of the underlying soil within 2 years.

9. Significant Vegetation. Significant vegetation preserved in accordance with Section 3.2.2 may
be credited toward meeting the minimum landscape area standards. Credit shall be granted on a
per square foot basis. The Street Tree standards of Section 3.2.4 may be waived when trees
preserved within the front yard provide the same or better shading and visual quality as would
otherwise be provided by street trees.

10. Storm Water Facilities. Storm water facilities (e.g., detention/retention ponds and swales) shall
be landscaped with water tolerant, native plants and grasses.

(Continued)
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3.2.3 - New Landscaping (continued)

Figure 3.2.3 - Landscape Areas in a Multiple Family Development (Typical)
Planter Strips

Retain
Natural Vegetation

Street Trees

Open Front Yard

Planted Area Between
Parking and Building

in Rear Yard
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for Off-Street Parking
E. Landscape Design Standards. All yards, parking lots and required street tree planter strips shall be
landscaped in accordance with the provisions of this Chapter (Sections 3.2.1 through 3.2.5).
Landscaping shall be installed with development to provide erosion control, visual interest,
buffering, privacy, open space and pathway identification, shading and wind buffering, based on the
following standards:

1. Yard Setback Landscaping. Landscaping shall satisfy the following criteria:

a. Provide visual screening and privacy within side and rear yards; while leaving front yards
and building entrances mostly visible for security purposes;

Use shrubs and trees as wind breaks, as appropriate;

Retain natural vegetation, as practicable;

Define pedestrian pathways and open space areas with landscape materials;

Provide focal points within a development, such as signature trees (i.e., large or unique
trees), hedges and flowering plants;

f.  Use trees to provide summer shading within common open space areas, and within front
yards when street trees cannot be provided;

Use a combination of plants for year-long color and interest;

Use landscaping to screen outdoor storage and mechanical equipment areas, and to enhance
graded areas such as berms, swales and detention/retention ponds.
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(Continued)
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3.2.3 - New Landscaping (continued)

E. Landscape Design Standards (continued)

2. Parking areas. A minimum of 5 percent of the combined area of all parking areas, as measured
around the perimeter of all parking spaces and maneuvering areas, shall be landscaped. Such
landscaping shall consist of an evenly distributed mix of shade trees with shrubs and/or ground
cover plants. “Evenly distributed” means that the trees and other plants are distributed around
the parking lot perimeter and between parking bays to provide a partial canopy. At a minimum,
one tree per 5 parking spaces total shall be planted to create a partial tree canopy over and
around the parking area. All parking areas with more than 20 spaces shall include landscape
islands with trees to break up the parking area into rows of not more than 12 contiguous parking
spaces. All landscaped areas shall have minimum dimensions of 4 feet by 4 feet to ensure
adequate soil, water, and space for healthy plant growth.

3. Buffering and Screening Required - Buffering and screening are required under the following
conditions:

a. Parking/Maneuvering Area Adjacent to Streets and Drives. Where a parking or
maneuvering area is adjacent and parallel to a street or driveway, a decorative wall (masonry
or similar quality material), arcade, trellis, evergreen hedge, or similar screen shall be
established parallel to the street or driveway. The required wall or screening shall provide
breaks, as necessary, to allow for access to the site and sidewalk by pedestrians via
pathways. The design of the wall or screening shall also allow for visual surveillance of the
site for security. Evergreen hedges used to comply with this standard shall be a minimum of
36 inches in height at maturity, and shall be of such species, number and spacing to provide
the required screening within one year after planting. Any areas between the wall/hedge and
the street/driveway line shall be landscaped with plants or other ground cover. All walls
shall be maintained in good condition, or otherwise replaced by the owner.

b. Parking/Maneuvering Area Adjacent to Building. Where a parking or maneuvering area, or
driveway, is adjacent to a building, the area shall be separated from the building by a raised
pathway, plaza, or landscaped buffer no less than 5 feet in width. Raised curbs, bollards,
wheel stops, or other design features shall be used to protect buildings from being damaged
by vehicles. When parking areas are located adjacent to residential ground-floor living
space, a landscape buffer is required to fulfill this requirement.

c. Screening of Mechanical Equipment, Outdoor Storage, Service and Delivery Areas, and
Automobile-Oriented Uses. Except for uses outside of the Main Street District that provide
on-site outdoor display and sales of automobiles or automobile related goods where storage
is provided for public display all mechanical equipment, outdoor storage and manufacturing,
and service and delivery areas, shall be screened from view from all public streets and
Residential districts. Screening shall be provided by one or more the following: decorative
wall (i.e., masonry or similar quality material), evergreen hedge, non-see through fence, or a
similar feature that provides a non-see through barrier. Walls, fences, and hedges shall
comply with the vision clearance requirements and provide for pedestrian circulation, in
accordance with Chapter 3.1 - Access and Circulation. (See Section 3.2.5 for standards
related to fences and walls.) (11/07) (Continued)
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3.2.3 - New Landscaping (continued)

F. Maintenance and Irrigation. The use of drought-tolerant plant species is encouraged, and may be
required when irrigation is not available. Irrigation shall be provided for plants that are not drought-
tolerant. If the plantings fail to survive, the property owner shall replace them with an equivalent
specimen (i.e., evergreen shrub replaces evergreen shrub, deciduous tree replaces deciduous tree,
etc.). All other landscape features required by this Code shall be maintained in good condition, or
otherwise replaced by the owner.

G. Additional Requirements. Additional buffering and screening may be required for specific land
uses, as identified by Chapter 2, and the City may require additional landscaping through the
Conditional Use Permit process (Chapter 4.4).
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3.2.4 - Street Trees

Street trees shall be planted for all developments that are subject to Land Division or Site Design
Review. Requirements for street tree planting strips are provided in Chapter 3.4.1 - Transportation
Standards. Street trees shall conform to the following standards and guidelines:

A. Growth Characteristics. Trees shall be selected based on growth characteristics and site
conditions, including available space, overhead clearance, soil conditions, exposure, and desired
color and appearance. The following should guide tree selection:

Provide a broad canopy where shade is desired.

Use low-growing trees for spaces under utility wires.

Select trees that can be “limbed-up” where vision clearance is a concern.

Use narrow or “columnar” trees where awnings or other building features limit growth, or where

greater visibility is desired between buildings and the street.

Use species with similar growth characteristics on the same block for design continuity.

Avoid using trees that are susceptible to insect damage, and avoid using trees that produce

excessive seeds or fruit.

7. Select trees that are well-adapted to the environment, including soil, wind, sun exposure, and
exhaust. Drought-resistant trees should be used in areas with sandy or rocky soil.

8. Select trees for their seasonal color, as desired.

9. Use deciduous trees for summer shade and winter sun.
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Although not limited to this list, the following trees are recommended because they do well under
power lines and will not damage sidewalks (from City of Albany Urban Forester’s office):

Large shade trees: EIm, purple beech, scarlet oak, London plane, and little-leaf linden.

Medium shade trees: Black gum, gingko, cimmaron ash, zelkova, and eastern hophornbeam.
Small ornamental trees: Japanese snowbell, golden desert ash, paperbark maple, kwanzan cherry,
and Adirondack crabapple.

Columnar trees: Hornbeam, chanticleer pear, skyrocket oak, bowhall maple, and fastigiated beech.

B. Caliper Size. The minimum caliper size at planting shall be 1.5 inches, based on the American
Association of Nurserymen Standards.

C. Spacing and Location. Street trees shall be planted within existing and proposed planting strips,
and in sidewalk tree wells on streets without planting strips. Street tree spacing shall be based upon
the type of tree(s) selected and the canopy size at maturity. In general, trees shall be spaced no more
than 30 feet apart, except where planting a tree would conflict with existing trees, utilities and
similar physical barriers.

D. Soil Preparation, Planting and Care. The developer shall be responsible for planting street trees,
including soil preparation, ground cover material, staking, and temporary irrigation for two years
after planting. The developer shall also be responsible for tree care (pruning, watering, fertilization,
and replacement as necessary) during the first two years after planting.
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3.2.5 - Fences and Wallls

The following standards shall apply to all fences and walls:

A. General Requirements. All fences and walls shall comply with the standards of this Section. The
City may require installation of walls and/or fences as a condition of development approval, in
accordance with Chapter 4.4 - Conditional Use Permits or Chapter 4.2 - Site Design Review. Walls
built for required landscape buffers shall comply with Section 3.2.3.

B. Dimensions.

1. The maximum allowable height of fences and walls is 6 feet, as measured from the lowest grade
at the base of the wall or fence.

2. The height of fences and walls within a front yard setback shall not exceed 4 feet (except
decorative arbors, gates, etc.), as measured from the grade closest to the street right-of-way.

3. Walls and fences to be built for required buffers shall comply with Section 3.2.3.
4. Fences and walls shall comply with the vision clearance standards of Section 3.1.2.

C. Materials. Fences and walls in the Main Street Commercial Subdistrict shall complement the
historic nature of the area. Example materials include wood and masonry; no chain link fences are
allowed. Outside of the Main Street Subdistrict, all materials are allowed, but wood and masonry are
encouraged.

D. Maintenance. For safety and for compliance with the purpose of this Chapter, walls and fences
required as a condition of development approval shall be maintained in good condition, or otherwise
replaced by the owner.
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3.4.7 Construction Plan Approval and Assurances

No public improvements, including sanitary sewers, storm drainage facilities, streets, sidewalks, curbs,
lighting, parks, or other requirements shall be undertaken except after the plans have been approved by
the City, permit fees paid, and permit issued. The permit fees defray the cost and expenses incurred by

the City for construction and other services in connection with the improvement. The permit fees shall
reflect actual costs to the City and shall be set by City Council. The City may require the developer or

subdivider to provide bonding or other performance guarantees to ensure completion of required public
improvements. See also, Chapter 4.2.4 - Site Design Review, and Chapter 4.3.180 - Land Divisions.

3.4.8 Installation

A. Conformance Required. Improvements installed by the developer either as a requirement of these
regulations or at his/her own option, shall conform to the requirements of this chapter, approved
construction plans, and to improvement standards and specifications adopted by the City.

B. Adopted Installation Standards. The Standard Specifications for Public Works Construction, Oregon
Chapter A.P.W.A. shall be a part of the City's adopted installation standard(s); other standards may
also be required upon recommendation of the City Engineer.

C. Commencement. Work shall not begin until the City has been notified in advance.

D. Resumption. If work is discontinued for more than one month, it shall not be resumed until the City
is notified.

E. City Inspection. Improvements shall be constructed under the inspection and to the satisfaction of
the City. The City may require minor changes in typical sections and details if unusual conditions
arising during construction warrant such changes in the public interest. Modifications requested by
the developer shall be subject to land use review under Chapter 4.6 - Modifications to Approved
Plans and Conditions of Approval. Any monuments that are disturbed before all improvements are
completed by the subdivider shall be replaced prior to final acceptance of the improvements.

F. Engineer’s Certification and As-Built Plans. A registered civil engineer shall provide written
certification that all improvements, workmanship and materials are in accord with current and
standard engineering and construction practices, conform to approved plans and conditions of
approval, and are of high grade, prior to City acceptance of the public improvements, or any portion
thereof, for operation and maintenance. The developer’s engineer shall also provide 2 set(s) of “as-
built” plans, in conformance with the City Engineer’s specifications, for permanent filing with the
City.

City of Halsey Development Code - Design Standards Page 3-51
Public Facilities Standards



Chapter 3.5 — Other Standards

Sections:

3.5.1 Signs

3.5.2 Wireless Telecommunication Facilities
3.5.3 Sensitive Lands

3.5.4 Historic Properties

3.5.1 Signs.

The following regulations apply to all signs erected, placed and displayed including painted wall signs.
These regulations are intended to improve the commercial environment, atmosphere, and visual quality
of the community.

Nothing in this ordinance shall restrict the placement and maintenance of public service and directional
signs, traffic control signs and devices, legally required signs, state and national flags, flags and banners
for special occasions.

A. Signs for Residential use. A residential use is allowed residential identification signs to identify
the residents, street name and number, name of building, or building complex name, etc. For home
occupations, a sign of no more than two (6) square feet is allowed.

B. Signs for Authorized commercial uses and authorized industrial uses in an industrial zone. A
commercial use located in any zone where it is authorized, or an industrial use located in the
industrial zone is allowed the following signs:

1. Business signs: Maximum sign area for any business or site is three hundred (300) square feet
of sign area, or one and one half (1 1/2 ) square feet of sign area per linear foot of building
front, which ever is smaller. Building front in this case shall mean the wall of the building that
contains the main entrance. Any business is allowed thirty-five (35) square feet of sign area,
regardless of building frontage. The maximum allowable sign area can be composed of the
following combination and types of signs:

2. Wall or window signs:  Subject to the limitations specified above, a wall sign shall not
exceed forty percent ( 40% ) of the area of the wall minus the area of doors and windows. A
wall or window sign shall not face the same direction as a roof sign.

3. Pole or ground signs: Subject to the limitations specified above, one pole or ground sign is
allowed per business if the business has one hundred ( 100 ) feet of frontage on a public street.
The pole or ground sign area shall not exceed one-half the total area of all sign faces allowed
for the business. The maximum sign height is twenty-five (25) feet.

4. Projecting signs: Projecting signs which are attached perpendicular to a building are allowed
up to maximum are of fifteen (15) square feet. Projecting signs are not allowed in combination
with a pole or ground sign unless the signs are separated by fifty (50) feet or more.

(Continued)




3.5.1 Signs (continued)

C. Prohibited signs. The following signs are prohibited: Signs which interfere with traffic visibility
or resemble traffic control signs, signs which have not been kept in good repair, signs which flash
or rotate, signs which are excessively bright (determined by considering the size of the sign, the
percentage brightness of the white or light colored portions of the sign, the distance to the public
right-of-way, and the nature of the surrounding areas), signs mounted on the roof of a building, off-
premise signs, signs on a public right-of-way, signs overhanging a public sidewalk at a height of
less than eight (8) feet or to within two (2) feet of the edge of the pavement of a public street, signs
overhanging a public street at a height of less than sixteen (16) feet above, bulb signs, banners,
flags, and pennants, except as allowed herein, signs which unnecessarily block or interfere with
existing signs. No sign shall be permitted that has the appearance of movement (except time and
temperature signs and traditional barber poles) within the Main Street District.

D. Existing signs. All legal signs existing at the time of adoption of this ordinance may be
maintained. Signs pertaining to a business that has not been in operation for at least ninety (90)
days, shall be removed.

1. Existing signs that do not conform to this ordinance due to characteristics of the sign and the
site, or due to the zoning designation of the site, may be altered if the alteration does not exceed
50% of the value of the sign. The value of the alteration and the value of the sign shall be
determined by City Staff.

2. A new sign which is to replace an existing sign that does not conform to this ordinance due to
characteristics of the sign or the site shall conform to this ordinance. A new sign which is to
replace an existing sign which does not conform to this ordinance due to zoning designation of
the site, is allowed providing the new sign is more conforming with this ordinance, that is, it is
smaller, shorter, less bright, etc.

3.5.2  Wireless Telecommunication Facilities (WTF’s)

A. Purpose.

The purpose of this section is to provide siting standards and review processes for wireless
telecommunications facilities (WTF’s) locating within Halsey’s urban growth boundary. These
regulations are designed to:

1. Regulate the placement, appearance, and number of WTF’s.

2 Ensure that the citizens of Halsey have access to wireless telecommunications services.

3. Reduce the visual impact of towers by encouraging collocation.

4. Establish a graduated system of review that will expedite approval on certain sites.

5 Implement the applicable provision of the Telecommunications Act of 1996.

(Continued)
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3.5.2 Wireless Telecommunications Facilities (continued)

B. Definitions

Antenna: The specific device used to capture an incoming and/or transmit an outgoing radio-
frequency signal. Common types include whip, panel, microwave dish, and GPS antennae.

Attached WTF: An existing pole, tower, steeple, or other structure, such as an elevator shaft on a
rooftop, capable of accommodating WTF antennae, whether originally designed for such use or not.

Collocation: Two or more WTF providers utilizing a structure or site specifically designed and/or
approved for such multiple use.

Detached WTF: A pole, tower, or other structure specifically designed and intended to support
WTF antennae.

Lattice Tower: A WTF support structure which consists of metal crossed strips or bars which
supports antennae and related equipment for one or more service providers.

Monopole: A WTF support structure which consists of a single tapered steel pole and which
supports antennae and related equipment for one or more service providers.

Stealth Design: A variety of techniques used to disguise or mitigate the visual presence of a WTF
support structure, including, but not limited to screening by mature trees, mimicking common
features of the urban landscape (light poles, steeples, flag poles, trees, etc.), or painting to blend
into surrounding features.

Wireless Telecommunications Facilities: The site, structures, equipment shelters, and
appurtenances used to transmit, receive, distribute, or provide telecommunications services.

C. Review Process

The review process for WTF’s is based on the site’s zoning, including proximity to the
Residential Zone and residential uses, and the type of facility proposed (detached WTF, attached
WTF, or collocation), as depicted in Table 3.5.2 below.

(Continued)
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3.5.2 Wireless Telecommunications Facilities (continued)

Table 3.5.2 Review Process for Wireless Telecommunications Facilities

Type of Facility

Zoning District Collocation Attached Facilities Detached

Facilities
Main Street Sub-district DR DR Not allowed
Residential DR SPR CUP
Commercial, <100 feet from | DR SPR CUP
Residential Zone or use
Commercial, >100 feet from | DR DR SPR
Residential Zone or use
Industrial, < 100 feet from DR DR SPR
Residential Zone or use
Industrial, > 100 feet from DR DR SPR
Residential Zone or use

1. DR: Development Review. Submit development plan application for administrative
review by City Planner — see chapter 4.2

2. SPR: Site Plan Review. Submit site plan for review by Planning Commission — see
Chapter 4.2

3. CUP: Conditional Use Permit. Submit CUP application for review by Planning
Commission - see Chapter 4.4.

4. Prohibited WTF’s — Detached WTF’s are prohibited in the Main Street Commercial
Sub-district. All WTF’s are prohibited on buildings or sites listed on the Halsey Register
of Historic Resources. Detached WTF’s are only allowed in the residential zone if it can
be shown that no Commercial or Industrial site is available.

D. Siting Standards
1. All WTF’s shall observe minimum lot size, coverage, and setback requirements of the
underlying zone. New facilities over 75 feet tall and extensions of more than 20 feet shall have

Planning Commission approval, regardless of the review process listed in Table 3.5.2.

2. WTF’s shall be planted with perimeter evergreen landscaping that will form a solid screen
around the base of the facilities within 5 years, where applicable.

3. Detached WTF’s shall not be located inside or within 100 feet of the Residential zone or within
100 feet of existing residences unless it is shown there are no alternative sites available.

(Continued)
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3.5.2 Wireless Telecommunications Facilities (continued)

E. Application Requirements

1. DR: Development Review. Applicants shall submit the following materials for facilities which
qualify for development review, as shown in Table 3.5.2:

a. A copy of the lease agreement with the property owner that includes collocation provisions,
facility removal within 90 days of abandonment, and a bond to guarantee removal;

b. A signed statement from the applicant agreeing to allow collocation on the facility, where
applicable;

c. A map of the area showing the approximate geographic area to be served by the facility,
existing facilities within 1,000 feet of the proposed facility, other facilities in the area
owned or operated by the applicant and the nearest potential collocation sites;

d. A plot plan showing the lease area, antenna structure, equipment shelters, height above
grade, setbacks from property lines, access and parking, connection point to land lines, and
landscaping intended to screen the proposed facility.

e. Any stealth design features;

f.  An engineer’s statement that the RF emissions at grade, or at nearest habitable space,
comply with applicable FCC emissions standards.

g. A description of the type of service being offered

h. ldentification of the provider and backhaul provider, if different;

i. The RF range in Megahertz and the wattage output of the equipment

j.  Facilities maintenance regimen;

k. Zoning and comprehensive plan designation of site; and

l.

FAA determination.
2. Applications for WTF’s that require Site Plan Review shall submit the above information and:

a.. Anengineer’s analysis or report covering the recommended area for a new facility. If the
engineer’s search area recommendations include another facility with potential for
collocation, reasons for not collocating shall be provided and must demonstrate one of the
following: the structure is not of sufficient height to meet engineering requirements; the
structure is not of sufficient strength to accommodate the proposed facility; electromagnetic
interference for one or both WTF would result from collocation; or the radio frequency
coverage objective cannot be adequately met for some other technical reason.

b. Photo-simulations showing the proposed facility from at least two vantage points, including
from the nearest residence.

(Continued)
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3.5.2 Wireless Telecommunications Facilities (continued)

3. Applications requiring a Conditional Use Permit shall provide the information required in
sections (1) and (2) above, and additionally provide:

a. Anengineer’s statement describing why the proposed facility must be located at the
proposed site;

b. An engineer’s statement describing why the facility must be constructed at the proposed
height;

c. A statement describing the good faith efforts made to site or design the facility to qualify
for a less rigorous review process (Development Review, Site Plan Review).

Conditional Use Permit applications for WTF’s shall be evaluated on the above three criteria in
addition to the standard CUP criteria contained in Chapter 4.4

3.5.3 Sensitive Lands

The City of Halsey wishes to protect sensitive lands within the urban growth boundary, including flood
hazard areas, jurisdictional wetlands, and significant vegetation (there are no areas characterized by
steep slopes within the UGB). New development shall be designed to the maximum extent feasible to
avoid and/or protect sensitive lands.

A. Flood Hazard Areas. None of the land in Halsey is designated by the Federal Emergency
Management Agency (FEMA) as a flood hazard area. Nonetheless, areas of localized flooding do
occur, particularly along the banks of Halsey’s open drainage ditches. The Storm Drainage System
Master Plan recommends system improvements to alleviate some of the problem areas. Ata
minimum, new development shall not increase existing flooding problems or create new ones, and
adequate stormwater drainage shall be a prerequisite of development approval.

B. Jurisdictional Wetlands. Areas identified on the National Wetland Inventory (NWI) maps may be
jurisdictional under state or federal wetland regulations. If more than 50 cubic yards of fill is
proposed, a fill permit may be required by the Division of State Lands and/or the Army Corps of
Engineers, prior to ground disturbance. Development is encouraged to avoid wetland areas for their
ecological , flood storage, and water filtration qualities. In many cases wetlands can be
incorporated into the overall drainage system for a development without significantly restricting
buildable area.

C. Significant Vegetation. Significant vegetation is defined in Chapter 3.2, Landscaping.
Development is encouraged to avoid existing attractive vegetation, including individual trees,
stands or groves of trees, and waterside vegetation. Native vegetation is given priority over
introduced species.
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3.5.4 Historic Properties

A. Halsey Register of Historic Properties. The Halsey Comprehensive Plan established the Register
of Historic Resources in order to protect and promote one of the community’s greatest assets. The
register is located in Appendix A of the plan and includes historic homes as well as commercial
buildings, churches, and industrial buildings. The register is on file at City Hall and includes a
description and photo of each property. Provisions related to designation and removal of specific
properties are contained in the Comprehensive Plan.

B. Alteration and Demolition Permits. Alteration or demolition of properties listed on the register
requires a permit and shall conform with the application procedures contained in Chapter 4.8.

C. Historic Character. The City wishes to encourage expansion of the register in the future.
Programs related to historic preservation such as a storefront improvement program, tour of historic
homes, nominations to the national Historic Register, and historic displays are also encouraged.
The original train depot building was recently moved and is currently being refurbished to serve as
a civic center. The design standards for new construction found elsewhere in this code echo the
design features of Halsey’s existing historic buildings. By encouraging development inspired by
history, Halsey hopes to enhance the appearance and character of the town as a whole.
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Chapter 3.6 — Floodplain Standards

Sections:

3.6.0

Purpose, Findings of Fact, and Applicability

3.6.1 General Provisions

3.6.2 Administration

3.6.3 Provisions for Flood Hazard Reduction
3.6.0 Purpose, Findings of Fact, and Applicability

A. Purpose. The purposes of this chapter are to:

L.

2.

Protect human life, health and property;

Minimize damage to public facilities and utilities such as water purification and sewage
treatment plants, water and gas mains, electric, telephone and sewer lines, streets and
bridges located in floodplains;

. Help maintain a stable tax base by providing for the sound use and development of flood

prone areas;

Minimize expenditure of public money for costly flood control projects;

. Minimize the need for rescue and emergency services associated with flooding and

generally undertaken at the expense of the general public;

. Minimize unnecessary disruption of commerce, access and public service during times of

flood;

Ensure that potential buyers are notified that property is in an area of special flood hazard;

. Ensure that those who occupy the areas of special flood hazard assume responsibility for

their actions;

9. Manage the alteration of flood hazard areas, and stream channels to minimize the

impact of development on the natural and beneficial functions of the floodplain, and;

10. Implement the City’s Comprehensive Plan policies regarding development within the

floodplain.

(Continued)
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3.6.0 Purpose, Findings of Fact, and Applicability (continued)

B. Findings of Fact. The following findings substantiate implementation of standards presented in this
Chapter.

1. The flood hazard areas of the City of Halsey are subject to periodic inundation that results in loss
of life and property, health and safety hazards, disruption of commerce and governmental
services, extraordinary public expenditures for flood relief and protection, and impairment of the
tax base, all of which adversely affect the public health, safety and general welfare.

2. These flood losses are caused by structures in flood hazard areas, which are inadequately
elevated, flood-proofed, or otherwise unprotected from flood damages, and by the cumulative
effect of obstructions in floodplains causing increases in flood heights and velocities.

3. The City of Halsey has the primary responsibility for planning, adoption and enforcement of land
use regulations to accomplish proper floodplain management.

C. Applicability. This ordinance shall apply to all Areas of Special Flood Hazard within the jurisdiction
of the City of Halsey, as identified on the zoning map through the 100-year Floodplain Overlay and
through Section 3.6.1.A. Nothing in this Ordinance is intended to allow uses or structures that are
otherwise prohibited by the zoning ordinance or Building Codes.

3.6.1 General Provisions

A. Basis for Areas of Special Flood Hazard. The Areas of Special Flood Hazard identified by the
Federal Emergency Management Agency in its Flood Insurance Study (FIS) for Linn County,
Oregon and Incorporated Areas, dated September 29, 2010, with accompanying Flood Insurance Rate
Maps (FIRM) or Digital Flood Insurance Rate Maps (DFIRM), and other supporting data, are
adopted by reference and declared a part of this ordinance. The FIS and the FIRM are on file at the
office of the City Administrator at 773 West First Street, Halsey, Oregon 97348.

B. Methods of Reducing Flood Losses. In order to accomplish its purpose, this ordinance includes
methods and provisions to:

1. Require that development that is vulnerable to floods, including structures and facilities
necessary for the general health, safety and welfare of citizens, be protected against flood damage
at the time of initial construction;

2. Restrict or prohibit uses which are dangerous to health, safety and property due to water or
erosion hazards, or which increase flood heights, velocities, or erosion;

3. Control filling, grading, dredging and other development which may increase flood damage or
erosion;

(Continued)
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3.6.1 General Provisions (continued)

4. Prevent or regulate the construction of flood barriers that will unnaturally divert flood waters or
that may increase flood hazards to other lands;

5. Preserve and restore natural floodplains, stream channels, and natural protective barriers which
carry and store flood waters, and;

6. Coordinate with and supplement provisions of Oregon Building Codes.

C. Coordination with Building Codes. Pursuant to the requirement established in ORS 455 that the City
of Halsey administers and enforces the State Building Codes, the City Council of the City of Halsey
does hereby acknowledge that the State Building Codes contain certain provisions that apply to the
design and construction of buildings and structures located in Areas of Special Flood Hazard.
Therefore, this ordinance is intended to be administered and enforced in conjunction with the state
Building Codes.

D. Establishment of a Floodplain Development Permit. A Floodplain Development Permit shall be
obtained prior to initiating Development activities in any Areas of Special Flood Hazard established
by Section 3.6.0.C.

Any Floodplain Development Permit that requires an engineering certification or engineering
analysis, calculations or modeling to process shall be considered a land use action requiring an
administrative land use hearing, in accordance with Section 4.1.2.

1. Floodplain Development Permit Exemptions. The following types of Development are exempt
from the Floodplain Development Permit process:

a. Construction of Fences and Walls within the Floodway Fringe. New and reconstructed
fences are permitted within the Floodway Fringe and exempt from receiving Floodplain
Development Permit approval, provided:

(1) An opening or a flap is provided in the areas at or below the Base Flood elevation at least
once every two fence panels or 16 ft., whichever is less. The minimum dimensions of
the opening or flap shall not be less than 12 in. x 12 or 8 in. X 18 in. In areas of the
Floodway Fringe where Base Flood Elevation data is not available, the opening or flap
shall be placed within one ft. of the existing grade along the fence alignment;

(2) Openings do not include any screening of any size or type; and

(3) When used, flaps are capable of self release and open to the full dimensions when under
pressure of no greater than 20 pounds per square foot.

b. Maintenance, Repair, and/or Replacement of Existing Public Infrastructure. Existing public
infrastructure may be maintained, repaired, and/or replaced without approval of a Floodplain
Development Permit provided:

(Continued)
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(1) the activities are limited to in-kind maintenance, repair, and/or replacement; and
(2) no increase in the Base Flood Elevation results from the specified activity.
c. Signs, markers, aids, etc. placed by a public agency to serve the public.

d. Customary dredging associated with routine channel maintenance, provided it is consistent
with State and Federal laws and permits.

e. Accessory residential or noncommercial structures less than 200 square feet in area.
E. Interpretation. In the interpretation and application of this ordinance all provisions shall be:
1. Considered as minimum requirements;
2. Liberally construed in favor of the governing body, and;

3. Deemed neither to limit nor repeal any other powers granted under state statutes, including state
Building Codes.

F. Warning and Disclaimer of Liability. The degree of flood protection required by this ordinance is
considered reasonable for regulatory purposes and is based on scientific and engineering
considerations. Larger floods can and will occur. Flood heights may be increased by man-made or
natural causes. This ordinance does not imply that land outside Areas of Special Flood Hazard or
uses permitted within such areas will be free from flooding or flood damages. This ordinance shall
not create liability on the part of the City of Halsey or by any officer or employee thereof for flood
damages that result from reliance on this ordinance or an administrative decision lawfully made
hereunder.

3.6.2 Administration

A. Designation of a Floodplain Administrator. The City Engineer is hereby appointed as the Floodplain
Administrator who is responsible for administering and implementing the provisions of this
ordinance.

B. Duties and Responsibilities of the Administrator. Duties of the Floodplain Administrator shall
include, but not be limited to:

1. Review all development permit applications to determine whether proposed new development
or Substantial Improvement will be located in Areas of Special Flood Hazard;

(Continued)

City of Halsey Development Code - Design Standards (Rev. 01/11) Page 3-62
Floodplain Standards
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2. Review applications for modifications of any existing development in Areas of Special Flood
Hazard for compliance with the requirements of this ordinance;

3. Interpret flood hazard area boundaries, provide available flood hazard information, and provide
Base Flood Elevations, where they exist;

4. Review proposed development to assure that necessary permits have been received from
governmental agencies from which approval is required by federal or state law, including but
not limited to section 404 of the Federal Water Pollution Control Act Amendments of 1972, 33
U.S.C. 1334; the Endangered Species Act of 1973, 16 U.S.C. 1531-1544; and State of Oregon
Removal-Fill permits. Copies of such permits shall be maintained on file;

5. Review all development permit applications to determine if the proposed development is located
in the floodway, and if so, ensure that the encroachment standards of Section 3.6.3.B are
met;

6. When Base Flood Elevation data or floodway data are not available, then the Floodplain
Administrator shall obtain, review and reasonably utilize any Base Flood Elevation and
floodway data available from a federal, state or other authoritative source in order to administer
the provisions of this ordinance;

7. When Base Flood Elevations or other engineering data are not available from an authoritative
source, the Floodplain Administrator shall take into account the flood hazards, to the extent they
are known, to determine whether a proposed building site or subdivision will be reasonably safe
from flooding. Note: Oregon Residential Specialty Code R324.1.3 authorizes the Building
Official to require the applicant to determine a Base Flood Elevation where none exists.

8. Where interpretation is needed of the exact location of boundaries of the Areas of Special Flood
Hazard including the regulatory floodway (for example, where there appears to be a conflict
between a mapped boundary and actual field conditions), the Floodplain Administrator shall
make the interpretation. Any person contesting the location of the boundary shall be given a
reasonable opportunity to appeal the interpretation, as provided in Section 4.1.4.F.

9. Issue floodplain development permits when the provisions of this ordinance have been met, or
deny the same in the event of noncompliance;

10. Coordinate with the Building Official to assure that applications for building permits comply
with the requirements of this ordinance;

11. Obtain, verify and record the actual elevation in relation to the vertical datum used on the
effective FIRM, or highest adjacent grade where no Base Flood Elevation is available, of the
lowest floor level, including basement, of all new construction or substantially improved
buildings and structures.

(Continued)
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3.6.2 Administration (continued)

12. Obtain, verify and record the actual elevation, in relation to the Vertical Datum used on the
effective FIRM, or highest adjacent grade where no Base Flood Elevation is available, to which
any new or substantially improved buildings or structures have been flood-proofed. When flood-
proofing is utilized for a structure, the Floodplain Administrator shall obtain certification of
design criteria from a registered professional engineer or architect;

13. Ensure that all records pertaining to the provisions of this Chapter are permanently maintained
in the office of the city/county clerk or his/her designee and shall be open for public inspection.

14. Maintain a permanent record of all variances and report any variances to the Federal Emergency
Management Agency upon request.

15. Make inspections in Areas of Special Flood Hazard to determine whether development has been
undertaken without issuance of a Floodplain Development Permit, ensure that development is
undertaken in accordance with a the Floodplain Development Permit and this ordinance, and
verify that existing buildings and structures maintain compliance with this ordinance;

16. Coordinate with the Building Official to inspect areas where buildings and structures in flood
hazard areas have been damaged, regardless of the cause of damage, and notify owners that
permits may be required prior to repair, rehabilitation, demolition, relocation, or reconstruction
of the building or structure; and

17. Make Substantial Improvement or Substantial Damage determinations based on criteria set forth
in Section 4.2.5.B.6,j.

3.6.3 Provisions for Flood Hazard Reduction

A. Site Improvements and Subdivisions.

1. All proposed new development, Substantial Improvement, partitions, and subdivisions shall be
consistent with the need to minimize flood damage and ensure that building sites will be
reasonably safe from flooding.

2. Building lots shall have adequate buildable area outside of floodways.

3. New development proposals (including Substantial Development), partition development plans,
and subdivision development plans shall include the mapped Flood Hazard Zones from the
effective FIRM, if available.

4. Base Flood Elevation data shall be generated and/or provided for Substantial Improvement,
partition proposals, subdivision proposals, and all other proposed development, including
manufactured home parks and subdivisions, consistent with Section 4.2.5.B.6.f.

(Continued)
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3.6.3 Provisions for Flood Hazard Reduction (continued)

5. New development, Substantial Improvement, partitions, and subdivisions shall have public
utilities and facilities such as sewer, gas, electric and water systems located and constructed to
minimize flood damage.

6. On-site waste disposal systems shall be located and constructed to avoid functional impairment,
or contamination from them, during flooding.

7. Partitions and subdivisions shall have adequate drainage provided to reduce exposure to flood
hazards. In AO and AH Flood Hazard Zones, drainage paths shall be provided to guide
floodwater around and away from all proposed and existing structures.

B. Development in Floodways.

1. Except as provided in Section 3.6.3.B.4, below, encroachments, including fill, new construction,
substantial improvements, and other development are prohibited within the 1.0-ft. Floodway
unless certification by a registered professional civil engineer is provided demonstrating through
hydrologic and hydraulic analyses performed in accordance with standard engineering practice
that such encroachment shall not result in any increase in flood levels during the occurrence of
the Base Flood discharge.

2. Any fill allowed to be placed in the Floodway shall be designed to be stable under conditions of
flooding, including rapid rise and rapid drawdown of floodwaters, prolonged inundation, and
flood-related erosion and scour.

3. Applicants shall obtain a Conditional Letter of Map Revision (CLOMR) from FEMA before an
encroachment, including fill, new construction, Substantial Improvement, and other
development, into the Floodway is permitted that will cause any increase in the Base Flood
Elevation.

4. Projects for stream habitat restoration may be permitted in the Floodway provided:

a. The project qualifies for a Department of the Army, Portland District Regional General
Permit for Stream Habitat Restoration (NWP-2007-1023);

b. A qualified professional (a Registered Professional Engineer; or staff of NRCS; the county;
or fisheries, natural resources, or water resources agencies) has provided a feasibility
analysis and certification that the project was designed to keep any rise in Base Flood levels
as close to zero as practically possible given the goals of the project;

c. No structures would be impacted by a potential rise in flood elevation; and,
d. Anagreement to monitor the project, correct problems, and ensure that flood carrying

capacity remains unchanged is included as part of the Floodplain Development Permit
approval.

(Continued)
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3.6.3 Provisions for Flood Hazard Reduction (continued)

5. Fences shall not cause any rise in Base Flood Elevation and are subject to the no-rise and
CLOMR provisions of Sections 3.6.3.B.1 and 3.6.3.B.3, above.

C. Flood Hazard Zones with Base Flood Elevations but No Floodway.

1. Inareas within Flood Hazard Zones A1-30 and AE on the community’s FIRM with a Base Flood
Elevation, or where a Base Flood Elevation is developed according to Section 4.2.5.B.6.f, but
where no regulatory floodway has been designated, new construction, Substantial Improvements,
or other development (including fill) shall be prohibited, unless it is demonstrated that the
cumulative effect of the proposed development, when combined with all other existing and
anticipated development, will not increase the water surface elevation of the Base Flood more
than one foot at any point within the community.

2. Applicants of proposed projects that increase the Base Flood Elevation more than one foot should
obtain from FEMA a Conditional Letter of Map Revision (CLOMR) before the project may be
permitted.

D. Flood Hazard Zones without Base Flood Elevations. The following standards apply in riverine
Areas of Special Flood Hazard where no Base Flood Elevation data have been provided
(Approximate A Flood Hazard Zones):

1. When Base Flood Elevation or Floodway data have not been identified by FEMA in a Flood
Insurance Study and /or Flood Insurance Rate Maps, the Floodplain Administrator shall obtain,
review, and reasonably utilize scientific or historic Base Flood Elevation and Floodway data
available from a federal, state, or other source, in order to administer this ordinance.

2. Where the Floodplain Administrator has obtained Base Flood Elevation data, Section 3.6.3.C and
Sections 3.6.3.E through 3.6.3.M shall apply.

E. Building Design and Construction. Buildings and structures, including manufactured dwellings,
within the scope of the Building Codes, including repair of Substantial Damage and Substantial
Improvement of such existing buildings and structures, shall be designed and constructed in
accordance with the flood-resistant construction provisions of these codes, including but not limited
to Section R324 of the Residential Specialty Code and Section 1612 of the Structural Specialty Code.

F. Manufactured Dwellings.

1. New and replacement manufactured dwellings are within the scope of the Building Codes; and,

(Continued)
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3.6.3

Provisions for Flood Hazard Reduction (continued)

2.

G. Below Grade Crawlspaces. Below-grade crawlspace foundations are allowed, unless no Base Flood
Elevations are available, provided that they conform to guidelines in FEMA TB 11-01, Crawlspace
Construction for Structures Located in Special Flood Hazard Areas, applicable Building Codes, and
the following standards:

1.

(Continued)

All new manufactured dwellings and replacement manufactured dwellings shall be installed
using methods and practices which minimize flood damage and shall be securely anchored to an
adequately anchored foundation system to resist flotation, collapse and lateral movement.
Methods of anchoring include, but are not limited to, use of over-the-top or frame ties to ground
anchors. This requirement is in addition to applicable state and local anchoring requirements for
resisting wind forces.

The building must be designed and adequately anchored to resist flotation, collapse, and lateral
movement of the structure resulting from hydrodynamic and hydrostatic loads, including the
effects of buoyancy. Hydrostatic loads and the effects of buoyancy can usually be addressed
through the required openings stated in “2.”, below. Because of hydrodynamic loads, crawlspace
construction is not allowed in areas with flood velocities greater than five (5) cubic feet per
second unless the design is reviewed by a qualified design professional, such as a registered
architect or professional engineer. Other types of foundations are recommended for these areas.

The crawlspace is an enclosed area below the Base Flood Elevation, and, as such, must have
openings that equalize hydrostatic pressures by allowing the automatic entry and exit of
floodwaters. The bottom of each flood vent opening can be no more than one (1) foot above the
lowest adjacent exterior grade.

Portions of the building below the Base Flood Elevation must be constructed with materials
resistant to flood damage. This includes not only the foundation walls of the crawlspace used to
elevate the building, but also any joists, insulation, or other materials that extend below the Base
Flood Elevation. The recommended construction practice is to elevate the bottom of joists and
all insulation above Base Flood Elevation.

Any building utility systems within the crawlspace must be elevated above the Base Flood
Elevation or designed so that floodwaters cannot enter or accumulate within the system
components during flood conditions. Ductwork, in particular, must either be placed above the
Base Flood Elevation or sealed from floodwaters.

The interior grade of a crawlspace below the Base Flood Elevation must not be more than two
(2)_feet below the lowest adjacent exterior grade.

The height of the below-grade crawlspace, measured from the interior grade of the crawlspace to
the top of the crawlspace foundation wall must not exceed four (4) feet at any point. The height
limitation is the maximum allowable unsupported wall height according to the engineering
analyses and building code requirements for flood hazard areas.
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Provisions for Flood Hazard Reduction (continued)

7. There must be an adequate drainage system that removes floodwaters from the interior area of

H. Accessory Structures. Relief from the elevation or dry flood-proofing standards may be granted for
an accessory structure containing no more than 100 square feet. Such a structure must meet the
following standards:

1.

2.

(Continued)

the crawlspace. The enclosed area should be drained within a reasonable time after a flood event.
The type of drainage system will vary because of the site gradient and other drainage
characteristics, such as soil types. Possible options include natural drainage through porous,
well-drained soils and drainage systems such as perforated pipes, drainage tiles or gravel or
crushed stone drainage by gravity or mechanical means.

The velocity of floodwaters at the site should not exceed five (5) cubic feet per second for any

crawlspace. For velocities in excess of five (5) cubic feet per second, other foundation types
should be used.

It shall not be subject to Building Codes;
The accessory structure shall be located on the same property as a permitted primary use;

It shall not be used for human habitation and may be used solely for parking of vehicles or
storage of items having low damage potential when submerged;

Toxic material, oil or gasoline, or any priority persistent pollutant identified by the Oregon
Department of Environmental Quality shall not be stored below the Base Flood Elevation, unless
confined in a tank installed in compliance with this ordinance;

It shall be constructed of flood resistant materials;

It shall be constructed and placed on the lot to offer the minimum resistance to the flow of
floodwaters;

It shall be firmly anchored to prevent flotation;

Services such as electrical and heating equipment shall be elevated or flood-proofed to or above
the Base Flood Elevation; and

It shall be designed to equalize hydrostatic flood forces on exterior walls by allowing for the
automatic entry and exit of floodwater. Designs for complying with this requirement must be
certified by a licensed professional engineer or architect; or

a. provide a minimum of two openings with a total net area of not less than one square inch for
every square foot of enclosed area subject to flooding;
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b. the bottom of all openings shall be no higher than one foot above the higher of the exterior or
interior grade or floor immediately below the opening; and

c. openings may be equipped with screens, louvers, valves or other coverings or devices
provided they permit the automatic flow of floodwater in both directions without manual
intervention.

I. Recreational Vehicles. In all Areas of Special Flood Hazard, Recreational Vehicles that are an
allowed use or structure under the zoning ordinance must either:

1. Be placed on the site for fewer than 180 consecutive days;

2. Be fully licensed and ready for highway use, on its wheels or jacking system, attached to the site
only by quick disconnect type utilities and security devices, and have no permanently attached
structures or addition, or

3. Meet all the requirements of Section 3.6.3.F, including the anchoring and elevation requirements.

J. Critical Facilities. Construction of new Critical Facilities shall be, to the extent possible, located
outside the limits of Areas of Special Flood Hazard. Construction of new Critical Facilities shall be
permissible within Areas of Special Flood Hazard if no feasible alternative site is available. Critical
Facilities constructed within Areas of Special Flood Hazard shall have the lowest floor elevated three
feet above Base Flood Elevation (or depth number in AO Flood Hazard Zones) or to the height of the
0.2 percent flood (i.e., 500-year), whichever is higher. Access to and from the Critical Facility should
also be protected to the height utilized above. Floodproofing and sealing measures must be taken to
ensure that toxic substances or priority organic pollutants as defined by the Oregon Department of
Environmental Quality will not be displaced by or released into floodwaters. Access routes elevated
to or above the level of the Base Flood Elevation shall be provided to all Critical Facilities to the
extent possible. Any grade transition necessary to achieve the access protection requirement shall be
achieved outside of Areas of Special Flood Hazard. The Floodplain Administrator shall make the
determination as to whether or not a Critical Facility’s access and siting have achieved this
provision’s standard of “to the maximum extent possible.”

K. Tanks. In all Areas of Special Flood Hazard, the following provisions apply to storage tanks that are
an allowed use or structure under the zoning ordinance.

1. Underground tanks in Areas of Special Flood Hazard shall be anchored to prevent flotation,
collapse or lateral movement resulting from hydrostatic loads, including the effects of buoyancy
assuming the tank is empty, during conditions of the design flood;

(Continued)
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3.6.3 Provisions for Flood Hazard Reduction (continued)

2. Above-ground tanks in Areas of Special Flood Hazard shall be:

a. Elevated to or above the Base Flood Elevation (or depth number in AO Flood Hazard Zones)
and attached to a supporting structure that is designed to prevent flotation, collapse or lateral
movement during conditions of the design flood; or be

b. Anchored or otherwise designed and constructed to prevent flotation, collapse or lateral
movement resulting from hydrodynamic and hydrostatic loads, including the effects of
buoyancy assuming the tank is empty, during conditions of the design flood.

3. Tank inlets, fill openings, outlets and vents shall be:

a. A minimum of 2 feet above the Base Flood Elevation or fitted with covers designed to
prevent the inflow of floodwater or outflow of the contents of the tank during conditions of
the design flood; and

b. Anchored to prevent lateral movement resulting from hydrodynamic and hydrostatic loads,
including the effects of buoyancy, during conditions of the design flood.

L. On-site Sewage Systems. In all Areas of Special Flood Hazard, the following provisions apply to on-
site sewage systems that are an allowed use or structure under the zoning ordinance.

1. Soil absorption systems shall be located outside of Areas of Special Flood Hazard. Where
suitable soil absorption sites outside of the Areas of Special Flood Hazard are not available, the
soil absorption site is permitted to be located within the Areas of Special Flood Hazard provided
it is located to minimize the effects of inundation under conditions of the Base Flood.

2. Mound systems in Areas of Special Flood Hazard are prohibited.

M. Fences and Walls. New fencing and walls shall be designed to collapse under conditions of the Base
Flood or to allow the passage of water by having flaps or openings in the areas at or below the Base
Flood Elevation sufficient to allow flood water and associated debris to pass freely. The design
standards in Table 3.6.1 shall apply to all fencing and walls erected within the Areas of Special Flood
Hazard identified in Section 3.6.1.A. For those types of fencing and walls requiring adequate
openings between the base and Base Flood Elevation, such openings shall be provided at least once
every three fence panels or 24 feet, whichever is less. Fences less than 24 feet in length shall have at
least one flap or opening in the areas at or below the Base Flood Elevation. The minimum
dimensions of the flap or opening shall not be less than 12"x12" or 8"x18". Openings shall not
include any screening of any type or size. If flaps are used, they may be secured to allow closure
during normal use, but must be capable of self release and opening to full dimensions when under
pressure of no greater than 20 pounds per sg. ft.

(Continued)
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Table 3.6.1 Fence and Wall Design Standards

. Shallow/ Sheetflow/
Fence or Floodway Fringe Floodway .
Wall Type (Riverine) (Riverine) Ponding Zones
(AO and AH)
A Yes
B Yes Yes, with limited cross Yes
channel fencing
C Design Review Required
D Yes, if open at base to BFE Not! Yes, if open at base to BFE
E Yes, if open at base to BFE | No! Yes, if open at base to BFE
= Yes, if adequate openings at | No* Yes, if adequate openings at
base to BFE base to BFE
G Yes, if adequate openings at | No* Yes, if adequate openings at
base to BFE base to BFE
H Yes, if adequate openings at | No* Yes, if adequate openings at
base to BFE base to BFE
Fence/Wall Types:
A Open barb or barbless wire. Open means no more than one horizontal strand per foot of height
B Open pipe or rail fencing (e.g. corrals). Open means rails occupy less than 10% of the fence area and posts

are spaced no closer that 8 feet apart.
Collapsible fencing; fence must be designed to collapse at design flood velocities
Other wire, pipe, or rail fencing (e.g. field fence, chicken wire, etc.) which does not meet open

oo

requirements above.

T O Tm

Footnotes:

Chain link fencing
Continuous wood fencing
Masonry walls

Retaining walls, bulkheads

L Unless shown, using FEMA-approved engineering/modeling standards, to cause no-rise in BFE.
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3.6.3 Provisions for Flood Hazard Reduction (continued)

N. Other Development in Non-coastal High Hazard Areas. All development in non-coastal high hazard
areas (A Flood Hazard Zones) for which specific provisions are not specified in this ordinance or
Building Codes, shall:

1. Be located and constructed to minimize flood damage;
2. Be designed so as not to impede flow of flood waters under Base Flood conditions;
3. Iflocated in a Floodway, meet the limitations of Section 3.6.3.B, above;

4. Be anchored to prevent flotation or lateral movement resulting from hydrostatic loads, including
the effects of buoyancy, during conditions of the design flood;

5. Be constructed of flood damage-resistant materials;

6. Have electric service and or mechanical equipment elevated above the Base Flood Elevation (or
depth number in AO Flood Hazard Zones), except for minimum electric service required to
address life safety and electric code requirements.

O. Temporary Storage, Structures, and Bridges. A Floodplain Development Permit is required for
construction or placement of temporary structures, temporary storage associated with non-
residential uses, and temporary bridges located in Areas of Special Flood Hazard:

1. Temporary structures, not including bridges, shall be limited as to time of service, but shall not
be permitted for more than 90 days. The Floodplain Administrator is authorized to grant
extensions for demonstrated cause; such cause shall reaffirm the temporary nature of the
structure. Temporary structures shall be anchored to prevent flotation, collapse, or lateral
movement.

2. Temporary storage of 50 cubic yards or more shall be limited as to time of service, but shall
not be permitted for more than 90 days. The Floodplain Administrator is authorized to grant
extensions for demonstrated cause; such cause shall reaffirm the temporary nature of the
storage. Stored material shall be anchored or contained to prevent flotation or release outside the
assigned storage area. Hazardous materials priority persistent pollutants identified by the
Oregon Department of Environmental Quality shall not be stored in the Floodway.

3. Temporary encroachments in the Floodway (including bridges) require a Floodplain
Development Permit subject to conditions “a.” through “g.”, below. No CLOMR/LOMR is
required.

a. The Floodplain Development Permit shall stipulate the days and dates the structure or
other development will be on site based on the existing and expected hydrologic conditions
within the Floodway. If a longer period is required, a new permit shall be issued.

(Continued)
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3.6.3 Provisions for Flood Hazard Reduction (continued)

b. A flood warning plan for the project shall be in place to allow equipment to be
evacuated from the site and placed outside the Floodplain.

c. Placement of equipment in the Floodway shall be restricted to only that equipment which
is absolutely necessary for the purposes of the project. All other accessory equipment and
temporary structures (i.e. construction trailers) shall be restricted from the Floodway.
Structures shall be placed on site so that flood damages are minimized.

d. Temporary changes to the Floodplain under a one (1) percent chance flood event (100-year
Flood) shall be identified.

e. All insurable structures affected by any increase in Base Flood Elevation during a one (1)
percent chance flood event (100-year Flood) shall be identified.

f.  The applicant shall be notified that they may be liable for any flood damages resulting from
the temporary structure.

P. Watercourse Alterations. A water course is considered altered when any change occurs within its
banks, including installation of new culverts and bridges, or size modifications to existing culverts
and bridges (as shown on effective FIRM).

1. The bankfull flood carrying capacity of the altered or relocated portion of the water course shall
not be diminished. Prior to issuance of a Floodplain Development Permit, the applicant must
submit a description of the extent to which any water course will be altered or relocated as a
result of the proposed development and submit certification by a registered professional
engineer that the bankfull flood carrying capacity of the water course will not be diminished.

2. Adjacent communities, the U.S. Army Corps of Engineers, Oregon Department of State Lands,
and Oregon Department of Land Conservation and Development must be notified prior to any
alteration or relocation of a water course. Evidence of notification must be submitted to the
Floodplain Administrator and to the Federal Emergency Management Agency.

3. The applicant shall be responsible for providing the necessary maintenance for the altered or
relocated portion of the water course so that the flood carrying capacity will not be diminished.

4. The applicant shall meet the requirements to submit technical data in Sections 4.2.5.B.6.h when
an alteration of a watercourse, including the placement of culverts, results in the relocation or
elimination of Areas of Special Flood Hazard.

Q. Non-conversion of Enclosed Areas Below the Lowest Floor. To ensure that the areas below the
Base Flood Elevation continue to be used solely for parking vehicles, limited storage, or access to
the building and not be finished for use as human habitation without first becoming fully compliant
with the floodplain management ordinance in effect at the time of conversion, the Floodplain
Administrator shall:

(Continued)
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3.6.3

Provisions for Flood Hazard Reduction (continued)

1.

Determine which applicants for new construction and/or substantial improvements have fully
enclosed areas below the lowest floor that are five (5) feet or higher;

Enter into a “NON-CONVERSION AGREEMENT FOR CONSTRUCTION WITHIN FLOOD
HAZARD AREAS” or equivalent with the City of Halsey. The agreement shall be recorded
with the Linn County as a deed restriction. The non-conversion agreement shall be reviewed and
approved by the Floodplain Administrator; and

Have the authority to inspect any area of a structure below the Base Flood Elevation to ensure
compliance upon prior notice of at least 72 hours.
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