Pursuant to ORS 215.750 and

House Bill 2225, staff evaluated
the application utilizing a 160-
acre square centered on the
mathematical centroid of the
subject tract. Staff reviewed
historical assessor records,
deed records, and GIS mapping
to determine the number of
qualifying lots or parcels and
dwellings that existed on
January 1, 1993.

Staff identified 10 qualifying
lots or parcels that existed on
January 1, 1993, within the
required square template area.

Table 1: 160-acre square Property Table
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Figure 1: 160-acre Square Template test
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Tax Lot Year Created Present on | Dwelling Built
01/1993
1 | 107320000201 1963 Yes No Dwelling
> | 107320000101 1969 Yes 2007* (Replacement dwelling
of a 1992)

3 | 107320000401 1972 Yes 1973

4 | 107320000300 1959 Yes 1920

5 | 107320000600 1951 Yes 1972

6 | 107320000601 1974 Yes No Dwelling
7 | 117050000400 1969 Yes 1972

8 | 117050000300 1955 Yes No Dwelling
9 | 117050000200 1953 Yes No Dwelling
10 | 117050000500 1912 Yes 2011

While several dwellings existed within the template area prior to January 1, 1993, the
code requires both a minimum of 11 qualifying lots or parcels and at least three qualifying
dwellings. The application does not satisfy the minimum parcel count requirement.

Because fewer than eleven qualifying lots or parcels existed within the 160-acre square
template area on January 1, 1993, the proposal fails to satisfy BCC 60.108(2)(c)(A).

The dwelling cannot be approved through the Square Template Test process outlined in

BCC 60.108 (2)(c).
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Conclusion: The application does not meet the requirements of BCC 60.108(2)(c).

[BCC 60.108 (2)(d)]
(d) Lots or parcels within Urban Growth Boundaries shall not be used to satisfy the
eligibility requirements under this section.

Finding: None of the lots or parcels used in the template test are located within a UGB.
Conclusion: This criterion does not apply.

[BCC 60.108 (2)(e)]

(e) Except as described in BCC 60.108(2)(f), if the tract under BCC 60.108(2)(a) through (c)
abuts a road that existed on January 1, 1993, the evaluation of parcels and dwellings in
the vicinity may be made by creating a 160-acre rectangle that is one mile long and one-
fourth mile wide centered on the center of the subject tract and that is to the maximum
extent possible, aligned with the road.

[BCC 60.108 (2)(f)]

(f) If a tract 60 acres or larger described under BCC 60.108(2) abuts a road or perennial
stream, the evaluation of parcels and dwellings in the vicinity shall be made in
accordance with BCC 60.108(2)(e). However, 1 of the 3 required dwellings shall be on
the same side of the road or stream as the tract, and:

(A) Be located within a 160-acre rectangle that is 1 mile long and % mile wide centered
on the center of the subject tract and that is, to the maximum extent possible,
aligned with the road or stream; or

(B) Be within % mile from the edge of the subject tract but not outside the length of the
160-acre rectangle, and on the same side of the road or stream as the tract.

Finding: At 97.18-acres the subject property is larger than 60-acres, therefore the
template test shall comply with BCC 60.108(2)(f). The template test shall be conducted
with a 160-acre rectangle that is one mile long and one-fourth mile wide and to the
maximum extent possible, in alignment with Mary’s River Road.

The definition of maximum extent possible is not provided in state statues or Benton
County Code. For analysis of maximum extent possible, staff consulted with Department
of Land Conservation and Development (DLCD) and referred to the department’s typical
methodologies. Staff evaluated the template test with the following multiple alignments
1) Benton County Planning typical methodologies, 2) GIS Linear Directional Mean along
Marys River Road, and 3) DLCD Rules Advisory recommendation. All three of these
pathways are presented below.
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1) Benton County Planning Department typical methodology of  Figure 2: Typical methodology
Maximum Extent possible. 107230000500 TUT SF00TISTT 9 7 50000
Staff applied the department’s typical methodology of 107290001100
“maximum extent possible” by aligning the rectangular }ooo2c0 10729000
template with the overarching orientation of Marys River
Road as shown in figure 3. Under this methodology, the 107280001200 10739
template yielded 10 qualifying lots or parcels. The proposal is 1072900006%107290000701
not compliant with the departments typical methodology. 167320000200

QQ00100 1073
Table 2: Typical Methodology Table 10732000010
Tax Lot Year Present _on | Dwelling Built 107320000204
Created | 01/1993

1 | 107320000201 | 1963 Yes No Dwelling 107330000
Yes 2007* QOO0 700 107320000401 1073]

2 |107320000101 | 1969 ij;s|l|?;§m§:ta e
1992) 107320000600 107320

3 | 107320000401 | 1972 Yes 1973 1170500004001 17050000300

4 107320000600 | 1951 Yes 1972 0B0000200 11705000020

5 | 107320000601 | 1974 Yes No Dwelling

6 | 117050000400 | 1969 Yes 1972 050000700 1117050000500 , e

7 | 117050000300 | 1955 Yes No Dwelling

8 | 117050000200 | 1953 Yes No Dwelling I/~

9 | 117050000500 | 1912 Yes 2011 7060001200117050000700 1 02000100 o

10 | 117050000600 | 1953 Yes No Dwelling DW‘ILETT“" 117hs000hdb

Staff informed the applicant of the template test results

based on the department's typical methodology for determining the "maximum
extent possible" alignment with Marys River Road. In response, the applicant
submitted a revised template configuration and supporting narrative prepared by
Trace Hahn, M.E. (Attachment C), along with accompanying mapping exhibits
(Attachment D).

The applicant's materials identified that the template rectangle should be oriented
based on the predominant directional trend of roadway centerlines within the vicinity
of the subject property. Using that methodology, the applicant identified 11 qualifying
lots or parcels within the template area and states that the proposal satisfies the
parcel-count requirement of BCC 60.108(2)(c).

Staff reviewed the applicant's narrative, mapping exhibits, and supporting
documentation. Staff acknowledge that the applicant's submitted template
configuration identifies 11 qualifying lots or parcels within the template area.
However, staff were unable to independently verify the specific alignment depicted
in the submitted exhibits. While staff was able to generally replicate the analytical
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process described in the narrative, the submitted materials did not provide sufficient
detail regarding the calculations, GIS processing parameters, or assumptions used to
derive the final template orientation.

As a result, staff could not confirm that the proposed alignment represents a template
that is oriented "to the maximum extent possible" with Marys River Road, as required
by BCC 60.108(2)(f). Staff therefore evaluated the proposal using several alternative
methodologies intended to objectively assess roadway alignment, including the
department's historical approach, GIS directional analysis, and methodologies
discussed through the DLCD rules advisory process.

GIS Linear Directional Mean

Staff shared the applicant’s narrative with Oregon Department of Land Conservation
and Development (DLCD) to gather their interpretation of the applicant’s proposal.
Staff consulted with Hillary Foote from DLCD for

Figure 3: GIS Linear Directional Mean

additional guidance on how to identify the
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maximum extent possible” alignment with the 101
road. DLCD staff recommended a GIS-based
methodology using a polyline representing the
107320000201

road segment for the full one-mile length of the
template test. Per DLCD Data Engineer Hannah
Gedlaman, staff mapped the road centerline
then used the Split Line by Vertices tool to
divide the alignment into individual segments. 107320000401
Once completed staff applied the Directional
Mean tool in ArcGIS Pro.

) ] 107320080501
The Directional Mean tool was used to evaluate

the roadway geometry within the template test LL200
area. The tool calculates the mean geographic _
center, average segment length, and dominant 117*35@1’?574'56}1?[: 300
directional bearing of the selected roadway |
segments, producing an objective,
mathematically derived representation of the :
roadway's predominant orientation.

117050000200

The roadway polyline analyzed extended the 117050000600
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alignment. The resulting directional mean, depicted in the figure titled "GIS Linear
Directional Mean," was then used to orient the template test.
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Tax Lot Year Present on Dwelling Built
Created 01/1993
1 | 107320000201 1963 Yes No Dwelling
Yes 2007* (Replacement

2 | 107320000101 1969 dwelling of a 1992)
3 | 107320000401 1972 Yes 1973

4 | 107320000600 1951 Yes 1972

5 | 117050000400 1969 Yes 1972

6 | 117050000300 1955 Yes No Dwelling

7 | 117050000200 1953 Yes No Dwelling

8 | 117050000500 1912 Yes 2011

9 | 117050000600 1953 Yes No Dwelling

Applying the template in alignment with the calculated directional mean resulted in
the identification of nine other lots or parcels within the template area, two short of
the 11 needed to satisfy the review criteria.

3) DLCD Rules Advisory recommendation

Lastly, due to the unique configuration of
the subject property, staff evaluated a
third approach for determining the
“maximum extent possible” alignment
with Mary's Road. In doing so, staff
reviewed Rules Advisory Committee
(RAC) meeting notes. RAC materials
suggest that Jackson County's approach
was discussed as one example of how
local governments have interpreted the
statutory alignment requirement.
Jackson County's methodology aligns the
template test with the frontage of the
subject property. Applying this approach
to the subject property resulted in the
identification of eight legal lots or parcels,
three short of the 11 needed to satisfy the
review criteria.

Table 4: Jackson County Methodology

Figure 4: Jackson County Methodology
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3 107320000401 | 1972 Yes 1973
4 | 107320000600 | 1951 Yes 1972
5 117050000400 | 1969 Yes 1972
6 | 117050000500 | 1912 Yes 2011
7 | 107320000300 | 1959 Yes No Dwelling
8 | 117060000200 | 1957 Yes No Dwelling

Because neither ORS 215.750 nor BCC 60.108 defines the phrase "to the maximum extent
possible aligned with the road," staff evaluated multiple reasonable interpretations reflected
in prior local methodology, DLCD guidance and methodologies discussed through DLCD rules
advisory processes. Under each methodology examined, the proposal failed to achieve the
minimum parcel count required by BCC 60.108(2)(c).

Conclusion: The applicant fails to meet this criterion.

[BCC 60.405]

Siting Standards.
Criteria 1 through 5 shall be applied as conditions of approval that must be met prior to
issuance of a building permit for a forest dwelling authorized by a Template Test. Criteria 7 and
8 will be reviewed through this template test process and the appropriate location of the
dwelling will be established in the conditions of approval.

All new structures allowed in the Forest Conservation Zone shall be sited in compliance with
BCC Chapter 99 and the following standards:

[BCC 60.405 (1)]

(1) The owner of any new structure shall maintain a primary and secondary fuel-free fire-break
surrounding the structure on land that is owned or controlled by the owner, in accordance
with the provisions in “Recommended Fire Siting Standards for Dwellings and Structures
and Fire Safety Design Standards for Roads” dated March 1, 1991 and published by the
Oregon Department of Forestry. [BCC 60.405(1)]

[BCC 60.405 (2)]

(2) Non-residential structures shall be located at least twenty (20) feet from a parcel or lot line,
except no setback is required for a structure of 120 square feet or less. A required side or
rear setback for a non- residential structure may be reduced to three (3) feet if the
structure:

(a) Is detached from other buildings by five (5) feet or more;
(b) Does not exceed a height of twenty (20) feet; and
(c) Does not exceed an area of 500 square feet.

[BCC 60.405 (3)]

(3) A structure which is not a water dependent use shall be placed at least fifty (50) feet from
the ordinary high-water line of any river or major stream. In the case of a creek or minor
stream, a structure which is not a water dependent use shall be placed at least twenty-five
(25) feet from the ordinary high-water line.

[BCC 60.405 (4)]

(4) All new development approved by Benton County shall have a site specific development
plan addressing emergency water supplies for fire protection which is approved by the local
fire protection agency. The plan shall address:

(a) Emergency access to the local water supply in the event of a wildfire or other fire-
related emergency;
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(b) Provision of an all-weather road or driveway to within 10 feet of the edge of identified
water supplies which contain 4,000 gallons or more and exist within 100 feet of the
driveway or road at a reasonable grade (e.g. 12 percent or less); and

(c) Emergency water supplies shall be clearly marked along the access route with a Fire

District approved sign.
[BCC 60.405 (5)]

(5) All buildings shall have roofs constructed of materials defined under the Uniform Building
Code as either Class A or Class B (such as but not limited to composite mineral shingles or
sheets, exposed concrete slab, ferrous or copper sheets, slate shingles, clay tiles or cement

tiles).

[BCC 60.405 (6)]

(6) All new structures shall be sited on the lot or parcel so that:
(a) They have the least impact on forest operations and accepted farming practices on

nearby or adjoining lands;

(b) The siting ensures that adverse impacts on forest operations and accepted farming
practices on the tract will be minimized;
(c) The amount of forest lands used to site access roads, service corridors, the dwelling and

structures is minimized; and
(d) The risks associated with wildfire are minimized.

[BCC 60.405 (7)]

(7) To satisfy the criteria in BCC
60.405(6), the Planning Official
may require that new structures
be sited close to existing roads,
clustered near existing
structures, and sited on that
portion of the parcel least suited
for growing trees.

[BCC 60.410]

ADDITIONAL SITING STANDARDS
AND CONDITIONS FOR
DWELLINGS. The following are
not approval criteria for the
template test. These siting
standards, however, must be met
prior to issuance of a building
permit.

All new dwellings allowed in the
Forest Conservation Zone shall be
sited in compliance with BCC
Chapter 99, BCC 60.405, and the
following additional standards:

[BCC 60.410 (1)]
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(1) A dwelling shall be placed at least thirty (30) feet from a property line and at least forty-
five (45) feet from a roadway. Architectural features shall not project more than two (2)

feet into a required setback.

[BCC 60.410 (2)]




Attachment C.16

(2) Each dwelling shall be located at least 300 feet from contiguous resource use or shall
conform to this standard to the greatest extent practical. This requirement shall not be
applied to setbacks adjacent to an improved public road except when required by an
approved conditional use permit.

[BCC 60.410 (3)]
(3) Approval of a dwelling shall be subject to the following requirements:

(a) Approval of a dwelling requires the owner of the tract to plant a sufficient number of
trees on the tract to demonstrate that the tract is reasonably expected to meet Oregon
Department of Forestry stocking requirements at the time specified in Oregon
Department of Forestry administrative rules;

(b) The planning department shall notify the county assessor of the above condition at the
time the dwelling is approved;

(c) If the lot or parcel is more than 10 acres, the property owner shall submit a stocking
survey report to the county assessor and the assessor will verify that the minimum
stocking requirements have been met by the time required by Oregon Department of
Forestry rules.

(d) Upon notification by the assessor, the Oregon Department of Forestry will determine
whether the tract meets minimum stocking requirements of the Forest Practices Act.
If the department determines that the tract does not meet those requirements, the
department will notify the owner and the assessor that the land is not being managed
as forest land. The assessor will then remove the forest land designation pursuant to
ORS 321.359 and impose the additional tax pursuant to ORS 321.372.

[BCC 60.410 (4)]
(4) The dwelling will not be sited on a slope of greater than forty (40) percent.

[BCC 60.410 (5)]
(5) The dwelling shall use a domestic water supply from a well or spring and a sewage disposal
system as provided by Chapter 99. [BCC 60.410(5)]

[BCC 60.410 (6)]

(6) The dwelling shall be located upon a parcel within a fire protection district or be provided
with residential fire protection by contract. If the County determines that inclusion within
a fire protection district or contracting for residential fire protection is impracticable, the
County may authorize an alternative means for protecting the dwelling from fire hazards.
The means selected may include a fire sprinkling system, onsite equipment and water
storage or other methods that are reasonable, given the site conditions. If a water supply
is required for fire protection, it shall be a swimming pool, pond, lake, or similar body of
water that at all times contains at least 4,000 gallons or a stream that has a continuous
year-round flow of at least one cubic foot per second. The applicant shall provide
verification from the Oregon Water Resources Department that any permits or
registrations required for water diversion or storage have been obtained or that permits or
registrations are not required for the use. Road access shall be provided to within 15 feet
of the water’s edge for firefighting pumping units. The road access shall accommodate the
turnaround of firefighting equipment during the fire season. Permanent signs shall be
posted along the access route to indicate the location of the emergency water source.

[BCC 60.410 (7)]
(7) If the dwelling has a chimney or chimneys, each chimney shall have a spark arrester.

[BCC 60.410 (8)]

(8) The following siting standards shall apply where the residential density is greater than one
dwelling per forty (40) acres in the peripheral big game range or one dwelling per eighty (80)
acres in the major big game range, calculated on the basis of each 640-acre section or portion
of the section within the game range:

(a) Dwellings and structures shall be located near each other and existing roads.
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(b) Dwellings and structures shall be located to minimize habitat conflicts and shall utilize
least valuable habitat areas.
(c) Road development providing access to the dwelling shall be minimized.

[BCC 60.410 (9)]

(9) A dwelling shall be sited on the least valuable wildlife habitat on the property, or clustered
near dwellings on other parcels or lots in order to lessen the impact on wildlife habitat and
help to maintain an overall density that is compatible with wildlife habitat management.
In cases where dwellings are clustered, the 300-foot setback from adjacent property zoned
for resource use may not be feasible. A dwelling shall also be sited to avoid intruding
unnecessarily on areas free from existing roads and dwellings. The Planning Official shall
balance these standards with the required siting and permit standards elsewhere in this
code to minimize adverse impacts.

[BCC 60.410. (10)]

(10) As a condition of approval, if road access to the dwelling is by a road owned and
maintained by a private party or by the Oregon Department of Forestry, the U.S. Bureau
of Land Management, or the U.S. Forest Service, then the applicant shall provide proof of
a long-term road access use permit or agreement. The road use permit may require the
applicant to agree to accept responsibility for road maintenance.

[BCC 60.410. (11)]

(11) As a condition of approval, an applicant for a residence in the Forest Conservation Zone
shall sign a declaratory statement consistent with BCC 60.220(2) to be recorded in the
County Deed Records for the parcel or lot upon which the dwelling is constructed.

Finding: BCC 60.405 and BCC 60.410 contains standards and conditions of approval that apply to
approved dwelling sites in the Forest Conservation zone. As discussed in the finding applying BCC
60.108 in this report, the application does not meet the requirements necessary to establish a
dwelling under the template test criteria. Because the request fails to qualify for dwelling
approval, the additional siting standards contained in BCC 60.405-60.410 are not applied or
analyzed further, as they become moot in the absence of an approvable dwelling application.

For properties that meet the requirements for a dwelling site the above conditions would apply
prior to issuance of a building permit.

Conclusion: Because the application does not satisfy the threshold eligibility requirements of BCC
60.108(2), the proposal cannot be approved as submitted. The application does not satisfy the
threshold eligibility requirements for a template dwelling under BCC 60.108(2).

VI. CONCLUSION

The applicant requests authorization to establish a dwelling in the Forest Conservation (FC) Zone
through the Template Test provisions of BCC 60.108(2) and ORS 215.750. To qualify, the subject
tract must demonstrate the existence of at least 11 other qualifying lots or parcels and at least
three qualifying dwellings within the applicable template configuration.

Staff evaluated the proposal utilizing the square template and multiple rectangular template
configurations under BCC 60.108(2)(c), (e), and (f), including alignments based on the typical
department methodology of “maximum extent possible,” GIS directional analysis, and guidance
discussed through DLCD Rules Advisory Committee materials. Under all evaluated configurations,
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the subject property failed to demonstrate the existence of at least 11 qualifying lots or parcels
that existed on January 1, 1993, within the required template area.

Because the proposal does not satisfy the minimum parcel threshold required under BCC
60.108(2)(c), the application does not qualify for a dwelling under the Template Test provisions
of the Benton County Code and ORS 215.750. Therefore, staff recommendation is to deny case
file LU-26-015.

A dwelling authorization would remain subject to the siting standards, development
requirements, and conditions discussed in this report, including compliance with BCC 60.405, BCC
60.410, applicable fire protection requirements, road access standards, forest stocking
requirements, and final dwelling siting.

Attachments

A)  Site Plan

B)  Public Works Memo

C) Applicant’s Template Test Alignment and Parcel Analysis
D) Applicant’s Proposed Template Test Configuration

While not attached, all submitted application materials were considered in reaching the
conclusions in this report.



Attachment C.19

Attachment A
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Engineering & Survey Division

Benton .
A% County
PUBLIC WORKS Attachment B o 708 6551
d DEPARTMENT 360 SW Avery Avenue.
Corvallis, OR 97333
.benton.or.
DATE: April 7, 2026 copemonors
TO: James Wright — Associate Planner
Benton County Community Development
FROM: Gordon Kurtz — Associate Engineer
Benton County Public Works
RE: LU-26-015 — Template Test
Owner: Bogenhagen Family Property LLC

Applicant: Angela Hahn & Elizabeth Oliver
Marys River Road — County Road # 17055 — MP 1.48
T10S — R7W - Section 32 — Tax Lot 501

Public Works staff have reviewed the application noted above and have comments and
conditions as follows.

FINDINGS OF FACT

This land use action requests a Template Test for a 97.18-acre property. The subject
property falls within Forest Conservation (FC) zoning and is surrounded by FC-zoned
properties on the south, west, and north. Properties to the east are zoned Exclusive
Farm Use (EFU).

The segment of Marys River Road fronting the subject property is classified as a Major
Collector Road in the 2019 Benton County Transportation System Plan (TSP). The
facility falls within Benton County right of way and is under the County’s jurisdiction.
The minimum right of way width for this functional classification is 60 feet. The existing
right of way width is 40 feet and does not meet current standards.

Average daily traffic (ADT) on this segment of Marys River Road is 203 vehicles per day
(VPD), based on traffic counts taken in June of 2018. Marys River Road qualifies as a
Low Volume Road by AASHTO guidelines.

Marys River Road is a paved facility with two11-foot travel lanes. The paved and
aggregate shoulders of the facility do not meet minimum requirements. Except for the
travel lane widths, the facility does not meet current standards as illustrated and
specified in the TSP.

Benton County staff can find no record of an approach permit for this property. It
appears that the approach fronts and crosses the property to the south of the subject
property owned by Lonnette Hess (117050000400).

ROAD APPROACH & ROAD IMPROVEMENT ASSESSMENT

The existing approach will accommodate two-way traffic and therefore support
residential and service uses. There is no permit for the approach, and the aprons are
not paved. The existing culvert may need to be replaced prior to paving. The applicant
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must apply, pay fees, and obtain approval for a Road Approach Permit at the time of
building permit application.

Road improvements based on a proportional share may be required at the time of
building permit application. Marys River Road does not meet current standards. The
section of Marys River Road between Long Road and Hoskins Road was improved with
cement treated base and oil mat paving in the summer of 2005. Road widening on the
frontage of the subject property may prove to be challenging or impossible without
compromising the base created by that project. An alternative to road widening on the
frontage is to perform improvements on Marys River Road between the Summit
Highway (OR180) and Long Road. Further analysis will be required at the time of
building permit application to determine the scope and extent of the required road
improvements.

STORMWATER

The project’s common plan of development may meet or exceed the quarter acre
thresholds of 0.25 acres for disturbance during construction and 0.25 acres for post-
construction impervious area. If these thresholds are met or exceeded, Benton County
Erosion and Sediment Control (ESC) and Stormwater Management (SWM) permits will
be required prior to start of land disturbing activities and building permit issuance. The
ESC permit shall be in place prior to any site disturbance related to construction or
development on the subject properties.

ADVISORIES

Public Works recommends the applicant be made aware of the following information as
it will influence development at the site.

1) The applicant shall apply, pay fees, and obtain approval for a Road Approach
Permit at the time of building permit application

2) A proportional share of road improvements may be required at the time of
building permit application. Further analysis will be required at the time of
building permit application to determine the scope, location, and extent of road
improvements.

3) If proposed construction activity or the proposed common plan of development
will result in land disturbance of one acre (1.00 ac) or more on the resultant
property(ies), the applicant shall apply, pay fees, and obtain approval for an
Oregon Department of Environmental Quality (DEQ) 1200-C Construction
Stormwater Quality Permit. Upon issuance of the DEQ 1200-C Permit, the
applicant shall then apply for a Benton County ESC Permit. These permits
must be obtained prior to start of ground disturbing activities.

4) If proposed construction activity or the proposed common plan of development
will result in land disturbance of one-quarter acre (0.25 ac) or more, the
applicant shall apply, pay fees, and obtain approval for a Benton County
Erosion and Sediment Control (ESC) permit. In this circumstance, a 1200-C
permit would not be required. The Benton County ESC permit must be
obtained prior to start of ground disturbing activities.
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5) If the total impervious area for the project totals one-quarter acre (0.25 ac) or
more, the applicant shall apply, pay fees, and obtain approval for a Benton
County Stormwater Management (SWM) permit. The SWM permit shall be
approved, issued, and a Long-Term Maintenance Agreement signed and
recorded prior to building permit issuance and before work begins on the
proposed drainage system.

6) Construction and post-construction stormwater discharge shall conform to the
standards and tenets established by Oregon Drainage Law.

7) Construction stormwater discharge shall conform to all current Oregon
Department of Environmental Quality and Benton County erosion and
sediment control standards using Oregon Department of Transportation
erosion and sediment control details and best management practices.

8) Post-construction stormwater quantity and quality standards shall conform to
all current Oregon Department of Environmental Quality and Benton County
stormwater requirements and the most recent edition of the Benton County’s
Stormwater Support Documents.

9) The applicant should note that creation of impermeable surface area on a
property is cumulative. The square footage/acreage of impermeable
development since March 23, 2023, is recorded in a searchable Benton
County database. A Benton County Stormwater Management (SWM) permit
is required if a property has reached or exceeded a total of 10,980 square feet
(0.25 acres) of impermeable surface since March 23, 2023. Construction of
mitigation measures may be available to avoid an SWM permit if the square
footage of impermeable surfaces is 13,070 square feet (0.30 acres) or less.

Please contact me if you have questions.
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Attachment C
MEMORANDUM

TO: Benton County Community Development Department FROM: Trace Hahn, M.E. DATE: May
6, 2026 RE: Template Test Alignment and Parcel Analysis — Tax Lot 107320000501

INTRODUCTION

This memorandum is provided in support of the submitted Template Test Exhibit prepared for
evaluation under Benton County Code (BCC) 60.108(2). The purpose of this document is to
describe the methodology used to establish the template location and orientation, and to
demonstrate compliance with the applicable criteria for identifying qualifying parcels within the
160-acre template.

TEMPLATE CONFIGURATION

The template rectangle has been constructed as a 160-acre area (1 mile by 1/4 mile) and is
centered on the mathematical centroid of Tax Lot 107320000501. The centroid was determined
using a true geometric (area-weighted) centroid calculation based on the parcel boundary,
consistent with standard engineering practice and in alignment with current statutory
requirements.

The template dimensions and placement conform to the requirements of BCC 60.108(2),
including the requirement that the template be centered on the subject tract.

ALIGNMENT WITH MARYS RIVER ROAD

BCC 60.108(2)(e) requires that the template be aligned with the road “to the maximum extent
possible.” The alignment of the template has been determined using a geometric and analytical
approach based on the observed characteristics of Marys River Road within the one-mile extent
of the template.

Marys River Road within the subject area does not exhibit a constant linear bearing; rather, it
follows a gently curvilinear path. As a result, a single instantaneous bearing does not accurately
represent the roadway alignment across the full template length. In recognition of this
condition, the template orientation was established using a best-fit alignment methodology.

Specifically, the selected template orientation approximates the dominant directional trend of
the roadway by evaluating the roadway centerline across the template extent and determining
an average (mean) directional vector. This approach is analogous to a least-squares best-fit line
applied to the roadway geometry and results in an orientation that

minimizes angular deviation between the template axis and the roadway over the full one-mile
length.
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Accordingly, the template is aligned to the dominant (average) bearing of Marys River Road
within the analysis area, rather than any single localized segment. This method provides a
mathematically consistent and objective interpretation of the requirement to align the
template “to the maximum extent possible,” particularly where the roadway exhibits curvature.

PARCEL INTERSECTION ANALYSIS

Parcels intersecting the template were identified using Benton County GIS tax lot mapping.
Each parcel included in the analysis was evaluated to confirm that a portion of the parcel lies
within the boundaries of the template rectangle, consistent with the “all or part of” standard
set forth in BCC 60.108(2).

A total of eleven (11) qualifying parcels, excluding the subject parcel, have been identified as
intersecting the template. These parcels are listed in the accompanying exhibit and are
depicted graphically with reference numbering for clarity.

All identified parcels exhibit measurable area overlap with the template. Parcel inclusion is not
based on boundary adjacency or line contact alone, but rather on verifiable geometric
intersection.

CONCLUSION

The template configuration, alignment, and parcel identification methodology presented in the
accompanying exhibit are consistent with the requirements of BCC 60.108(2). The template is
centered on the mathematical centroid of the subject tract and is aligned with Marys River
Road to the maximum extent possible using a rational, geometry-based approach.

The analysis demonstrates that eleven (11) qualifying parcels intersect the template, satisfying
the applicable criteria for the Template Test.

Respectfully submitted,

Trace Hahn, M.E.
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Office: (541) 766-6821

Benton Fax: (541) 766-6891
Cou nty 360 SW Avery Avenue.

PUBLIC WORKS Corvallis, OR 97333
DEPARTMENT co.benton.or.us

DATE: April 7, 2026
TO: James Wright — Associate Planner
Benton County Community Development
FROM: Gordon Kurtz — Associate Engineer
Benton County Public Works
RE: LU-26-015 — Template Test
Owner: Bogenhagen Family Property LLC

Applicant: Angela Hahn & Elizabeth Oliver
Marys River Road — County Road # 17055 - MP 1.48
T10S — R7W - Section 32 — Tax Lot 501

Public Works staff have reviewed the application noted above and have comments and
conditions as follows.

FINDINGS OF FACT

This land use action requests a Template Test for a 97.18-acre property. The subject property
falls within Forest Conservation (FC) zoning and is surrounded by FC-zoned properties on the
south, west, and north. Properties to the east are zoned Exclusive Farm Use (EFU).

The segment of Marys River Road fronting the subject property is classified as a Major Collector
Road in the 2019 Benton County Transportation System Plan (TSP). The facility falls within
Benton County right of way and is under the County’s jurisdiction. The minimum right of way
width for this functional classification is 60 feet. The existing right of way width is 40 feet and
does not meet current standards.

Average daily traffic (ADT) on this segment of Marys River Road is 203 vehicles per day (VPD),
based on traffic counts taken in June of 2018. Marys River Road qualifies as a Low Volume
Road by AASHTO guidelines.

Marys River Road is a paved facility with two11-foot travel lanes. The paved and aggregate
shoulders of the facility do not meet minimum requirements. Except for the travel lane widths,
the facility does not meet current standards as illustrated and specified in the TSP.

Benton County staff can find no record of an approach permit for this property. It appears that
the approach fronts and crosses the property to the south of the subject property owned by
Lonnette Hess (117050000400).

ROAD APPROACH & ROAD IMPROVEMENT ASSESSMENT

The existing approach will accommodate two-way traffic and therefore support residential and
service uses. There is no permit for the approach, and the

aprons are not paved. The existing culvert may need to be At your SerV]_CE’

M:\avery projmgmt\DEVELOPMENT REVIEW\Marys River Road (17055)\LU-26-
015-HAHN-OLIVER TEMPLATE TEST\MEMO-LU-26-015-HAHN-OLIVER TEMPLATE o

TEST-2026.04.07.docx
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Page 2 of 3
replaced prior to paving. The applicant must apply, pay fees, and obtain approval for a Road
Approach Permit at the time of building permit application.

Road improvements based on a proportional share may be required at the time of building
permit application. Marys River Road does not meet current standards. The section of Marys
River Road between Long Road and Hoskins Road was improved with cement treated base and
oil mat paving in the summer of 2005. Road widening on the frontage of the subject property
may prove to be challenging or impossible without compromising the base created by that
project. An alternative to road widening on the frontage is to perform improvements on Marys
River Road between the Summit Highway (OR180) and Long Road. Further analysis will be
required at the time of building permit application to determine the scope and extent of the
required road improvements.

STORMWATER

The project’s common plan of development may meet or exceed the quarter acre thresholds of
0.25 acres for disturbance during construction and 0.25 acres for post-construction impervious
area. If these thresholds are met or exceeded, Benton County Erosion and Sediment Control
(ESC) and Stormwater Management (SWM) permits will be required prior to start of land
disturbing activities and building permit issuance. The ESC permit shall be in place prior to any
site disturbance related to construction or development on the subject properties.

ADVISORIES

Public Works recommends the applicant be made aware of the following information as it will
influence development at the site.

1) The applicant shall apply, pay fees, and obtain approval for a Road Approach Permit
at the time of building permit application

2) A proportional share of road improvements may be required at the time of building
permit application. Further analysis will be required at the time of building permit
application to determine the scope, location, and extent of road improvements.

3) If proposed construction activity or the proposed common plan of development will
result in land disturbance of one acre (1.00 ac) or more on the resultant property(ies),
the applicant shall apply, pay fees, and obtain approval for an Oregon Department of
Environmental Quality (DEQ) 1200-C Construction Stormwater Quality Permit. Upon
issuance of the DEQ 1200-C Permit, the applicant shall then apply for a Benton County
ESC Permit. These permits must be obtained prior to start of ground disturbing
activities.

4) If proposed construction activity or the proposed common plan of development will
result in land disturbance of one-quarter acre (0.25 ac) or more, the applicant shall
apply, pay fees, and obtain approval for a Benton County Erosion and Sediment
Control (ESC) permit. In this circumstance, a 1200-C permit would not be required.
The Benton County ESC permit must be obtained prior to start of ground disturbing
activities.

5) If the total impervious area for the project totals one-quarter acre (0.25 ac) or more,
the applicant shall apply, pay fees, and obtain approval for a Benton County
Stormwater Management (SWM) permit. The SWM permit shall be approved, issued,
and a Long-Term Maintenance Agreement signed and recorded prior to building permit
issuance and before work begins on the proposed drainage system.

M:\avery projmgmt\DEVELOPMENT REVIEW\Marys River Road (17055)\LU-26-015-HAHN-OLIVER TEMPLATE TEST\MEMO-LU-
26-015-HAHN-OLIVER TEMPLATE TEST-2026.04.07.docx
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Construction and post-construction stormwater discharge shall conform to the
standards and tenets established by Oregon Drainage Law.

Construction stormwater discharge shall conform to all current Oregon Department of
Environmental Quality and Benton County erosion and sediment control standards
using Oregon Department of Transportation erosion and sediment control details and
best management practices.

Post-construction stormwater quantity and quality standards shall conform to all
current Oregon Department of Environmental Quality and Benton County stormwater
requirements and the most recent edition of the Benton County’s Stormwater Support
Documents.

The applicant should note that creation of impermeable surface area on a property is
cumulative. The square footage/acreage of impermeable development since March
23, 2023, is recorded in a searchable Benton County database. A Benton County
Stormwater Management (SWM) permit is required if a property has reached or
exceeded a total of 10,980 square feet (0.25 acres) of impermeable surface since
March 23, 2023. Construction of mitigation measures may be available to avoid an
SWM permit if the square footage of impermeable surfaces is 13,070 square feet (0.30
acres) or less.

Please contact me if you have questions.

M:\avery projmgmt\DEVELOPMENT REVIEW\Marys River Road (17055)\LU-26-015-HAHN-OLIVER TEMPLATE TEST\MEMO-LU-
26-015-HAHN-OLIVER TEMPLATE TEST-2026.04.07.docx
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m Outlook

Fw: Re: Comments Requested - LU-26-015 (Template Test)

From RICHARDSON Bob <bob.richardson@bentoncountyor.gov>
Date Tue 7/14/2026 12:05 PM
To RICHARDSON Bob <bob.richardson@bentoncountyor.gov>

[I]J 1 attachment (9 KB)
image001.png;

Bob Richardson

"ﬁ Community Development Director
"1

Phone: 541-766-6394
Email: bob.richardson@bentoncountyor.gov

Benton bentoncountyor.gov
County

o ©O 0 O

From: Honeystone Candles

Sent: Tuesday, April 21, 2026 10:30 AM

To: WRIGHT James

Subject: Fw: Re: Comments Requested - LU-26-015 (Template Test)

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize
the sender and know the content is safe.

James,

| checked this out today and talked to the developer who was one of our firefighters for many years.
He is designing the site with the fire department's needs in mind. | see no problems with approving
this template.

Marshall Dunham
Safety Officer
Blodgett Fire
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On 3/31/26 08:05, Honeystone Candles wrote:

James,

| tried to check this out but found a locked gate and no tresspassing sign and it looked like
it was too far to walk.

Marshall Dunham, Blodgett Fire

On 3/26/26 08:50, WRIGHT James wrote:

Greetings,

Attached is the application for your review. The proposal is for a Template Test
to be applied to a property within the Forest Conservation (FC) Zone. The file
number for this application is LU-26-015.

As part of the staff review process, comments are being requested from both
internal departments and external agencies to assist in evaluating the proposal
for compliance with applicable land use regulations and standards. Your review
will help inform the findings and any recommended conditions of approval.

The goal is to have the staff report completed by April 16.

Comments deadline is April 23, 2026

If no comments are received by that date, it will be assumed that your
department or agency has no concerns with the proposal.

Please feel free to contact me if you have any questions or need additional
information.

107320000501

Taxlot: 107320000501

Tax Account: 026983

Assessment Map: 10732

Owner: GELLATLY GIOVANNA

Situs Address: UNASSIGNED PHILOMATH 97370
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m Outlook

Fw: RE: Comments Requested - LU-26-015 (Template Test)

From RICHARDSON Bob <bob.richardson@bentoncountyor.gov>
Date Tue 7/14/2026 12:11 PM
To RICHARDSON Bob <bob.richardson@bentoncountyor.gov>

[I]J 1 attachment (9 KB)
image001.png;

Bob Richardson

"ﬁ Community Development Director
"1

Phone: 541-766-6394
Email: bob.richardson@bentoncountyor.gov

Benton bentoncountyor.gov
County

o ©O 0 O

From: TURKISHER Robert

Sent: Friday, March 27, 2026 8:32 AM

To: WRIGHT James

Subject: Fw: RE: Comments Requested - LU-26-015 (Template Test)

James,

Septic Site Feasibility required for 10-7-32 Tax Lot 501 as discussed in the Site Consultation Meeting
on 3/17/26.

Rob T.

Robert N. Turkisher
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Environmental Health Specialist
Benton County Environmental Health
4500 Research Way

Corvallis, OR 97333

541-766-6841 (Office)

541-766-6169 (Direct)

From: WRIGHT James <james.wright@bentoncountyor.gov >

Sent: Thursday, March 26, 2026 8:50 AM

To: KURTZ Gordon P <gordon.p.kurtz@bentoncountyor.gov >; BYER Laurel <Laurel.Byer@bentoncountyor.gov >;
JOHNSON Michael <Michael.Johnson@bentoncountyor.gov >; MALONE David
<david.malone@bentoncountyor.gov >; TURKISHER Robert <robert.turkisher@bentoncountyor.gov >; GJOVIK Lars
<Lars.Gjovik@bentoncountyor.gov >; SCHOFIELD Ryan <ryan.schofield @bentoncountyor.gov >; WOOSLEY Jessica
<Jessica.Woosley@bentoncountyor.gov >; ALTENBACH Bernard S <Bernard.S.ALTENBACH@bentoncountyor.gov >;
COLLINS Michele <Michele.L.COLLINS@bentoncountyor.gov >; KRUGER Scott <scott.kruger@bentoncountyor.gov
>; LEE Bryan <Bryan.Lee@bentoncountyor.gov >

Cc: candles@honeystonecandles.com

Subject: Comments Requested - LU-26-015 (Template Test)

Greetings,

Attached is the application for your review. The proposal is for a Template Test to be applied to a
property within the Forest Conservation (FC) Zone. The file number for this application is LU-26-015.

As part of the staff review process, comments are being requested from both internal departments and
external agencies to assist in evaluating the proposal for compliance with applicable land use regulations
and standards. Your review will help inform the findings and any recommended conditions of approval.

The goal is to have the staff report completed by April 16.

Comments deadline is April 23, 2026
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From: mark Gassner <coveycreekranch@gmail.com>

Sent: Monday, July 13, 2026 2:03 PM

To: Benton Public Comment <PublicComment@bentoncountyor.gov>
Subject: Planning file LU-26-015

hello, 1 am writing to oppose LU-26-015 converting forest ground to adding a dwelling to this
property. The land owner is looking to convert it to increase the property value as they plan to
sell it. The drive way will be shared with the industrial timber land owners that access their
property through the property. So there could be safety concerns for the shared driveway with
equipment and log trucks. Also the potential effects of adding a well to the property and impact
of the hydrology effects to the stream that flows off of the property on to our property that our
livestock depend on for water. We are already dealing with decreased flows later in the summer
due to the pond that was constructed on the property. | do not believe this property meets the
minimum criteria for a Template Test Dwelling and should remain forest ag land. Thank you.

Mark Gassner

37262 Mary's River Rd
Blodgett, OR 97326
Sent from my iPhone



LU-26-015
Template Test
Appeal

Appeal of Development Review Decision
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Procedural
" History

* Application Submitted

* Notice of Decision Issued

* Appeal Filed

* Supplemental Technical Memorandum
* Planning Commission Hearing

Bob Richardson, Community Development Director
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Common Ground

 Template Test eligibility pathway
 Mathematical centroid
 Template dimensions

* Forest productivity threshold
Applicable approval criteria

Bob Richardson, Community Development Director

July 21, 2026



Lot 107320000201

Primary Question

Which methodology best satisfies the
template be aligned "to the maximum
extent possible" with the road?

ot 107320000201 & 107320000101
Intersection Area Detaqil

Bob Richardson, Community Development Director
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Differing

Methodologies

| Department Applicant

GIS-based analysis Engineering/geometric analysis
| Department methodology Representative tangents

Roadway orientation Roadway orientation

! Parcel count outcome Parcel count outcome

Bob Richardson, Community Development Director
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mme ==~ 1. Uphold the Notice of Decision
SRS 9 Grant the Appeal
@ 3. Remand for Additional Review

Bob Richardson, Community Development Director

July 21, 2026
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Recommendation

* Following the hearing, adopt one decision
option.

* Adopt findings explaining the Commission's
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60.108.
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Appeal Overview

Applicant: Angela Hahn & Elizabeth Oliver
Tax Lot 107320000501

LU-26-015

Appeal of the Road Template Test

Goals:
e Explain road alignment and show why multiple

reasonable alignments exist.

e Discuss how applicant template captures
parcels with the most dwellings.

e Introduce the engineering testimony by Land
Use Consultant Engineer.




Marys Rive\' Road Corridor
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Applicant Template

Typical Methodology

107
107 32000010y

107320000201

10733000
107320000401 173

107320800501
107320000500 10732

1170500004004 17050000300
11705000020

Rl 117000006

Jackson County Template

107320000101
107320000201
10733¢
107320000401 073z
0000300
107320000501
1073200
107320000600 -
1170500004004 17050000300
0200 117050000200

117050000500

010g 117050000600

/Applicants template shows alignment with the overall orientatioh

of the road corridor. The Northwest to Southeast angle.

* 3 Benton County Staff methods produced templates in the
opposite direction.

KEY: The staff report does not identify any method as the required

approach.

* The staff report presents that code does not define the method in
which you must align your template to the road “to the maximum
extent possible”.

* The question before the Commission is whether the existing code

\compels the methodology selected by staff. /




DEVELOPMENT

DEVELOPMENT TABLE

The table shows whether the 11 parcels within the applicant’s template are included in the prescribed method by

Benton County C.9-C.11

TAXLOT NUMBER

TYPICAL COUNTY TEMPLATE

Figure C.11

METHODOLOGY #1

ALIGN WITH PROPERTY
Figure C.10

METHODOLOGY #2

GIS LINEAR DIRECTIONAL MEAN  SQUARE

Figure C.12

METHODOLOGY #3

Figure C.9

METHODOLOGY#4

* ORS215.750 nor Benton County code defines
what “maximum extent possible” means.

* The staff report verifies the applicant template
has 11 parcels and is correct.

YES NOT INCLUDED INCLUDED NOT INCLUDED INCLUDED e The staff report arguably demonstrates that

107320000201 NO INCLUDED

107320000101 YES INCLUDED INCLUDED INCLUDED INCLUDED
107320000401 YES INCLUDED INCLUDED INCLUDED INCLUDED
107320000600 YES INCLUDED INCLUDED INCLUDED INCLUDED

107320000601 NO INCLUDED NOT INCLUDED NOT INCLUDED INCLUDED

YES INCLUDED INCLUDED INCLUDED INCLUDED

NO INCLUDED INCLUDED INCLUDED INCLUDED

YES INCLUDED INCLUDED INCLUDED INCLUDED
o

117050000600 N INCLUDED NOT INCLUDED INCLUDED NOT INCLUDED

NOT INCLUDED NOT INCLUDED INCLUDED

117050000500 YES INCLUDED INCLUDED INCLUDED INCLUDED

7 5 6 6 6

TOTAL TOTAL TOTAL TOTAL TOTAL TOTAL
DWELLINGS ~ DWELLINGS

PARCEL

DWELLINGS DWELLINGS DWELLINGS

INCLUDED



CONCLUSION

* The spirit of the code allowing a rectangle
template to be one mile in length aligned with
the road is to capture other development
around the parcel.

* We ask that the commission see our valid
qualifying 11 parcel template and recognize
the planning staff should be compelled to
include the backed methodology our engineer
Trace Hahn used.
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DECLARATION OF JOHN KOEGLER IIl, M.S.M.E.

independent Engineering Review of the Representative Roadway Analysis: TAXLOT
107320000501

1. Qualifications

! hold a Master of Science degree in Mechanical Engineering and have more than thirty years of
professional engineering experience in engineering design, analytical modeling, product
development, and engineering verification. My experience includes approximately twenty years
as a Senior Mechanical Engineer in Research and Development at Hewlett-Packard and
approximately ten years as a Senior Mechanical Engineer and Product Manager at Sea-Bird
Scientific. Throughout my engineering career | have developed and verified complex engineering
systems and am the inventor or co-inventor of multiple United States patents.

My professional responsibilities have routinely required independent engineering verification,
technical analysis, engineering documentation, and evaluation of the work performed by other
engineers.

2. Scope of Review

| was asked to independently review the engineering methodology used to determine the
representative roadway orientation for the Road Template Test. My review had two objectives.
First, | independently reconstructed the engineering methodology presented in the engineering
report to determine whether it could be reproduced by another engineer using only the
accompanying documentation. Second, | independently evaluated the engineering methodology
described in Benton County's Staff Report using the same engineering standards.

3. iIndependent Reconstruction

Using only the written engineering report, figures, coordinate information, and supporting
documentation, | independently reconstructed the representative roadway geometry in
SolidWorks. I intentionally did not rely upon any original CAD model during this reconstruction.
instead, 1 independently identified representative roadway tangents, established their endpoint
coordinates, and determined the representative roadway orientation using my own SolidWorks
model.



Figure 1 below illustrates my independent reconstruction.

TANGENIT ORGIN {X,Y] ENDPOINT [X.Y)
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Figure 1: ROADWAY TANGENT ANALYSIS



As illustrated in Figure 1, | independently selected three representative roadway tangents
(Tangents A, B, and C}, documented the origin and endpoint coordinates for each tangent, and
determined a representative roadway orientation of 110.5807°, After completing my
reconstruction, | compared my independently derived orientation with the representative
roadway orientation reported in the engineering analysis.

My reconstruction produced the same representative roadway orientation reported in the
engineering analysis. This demonstrates that another engineer can independently reconstruct
the documented methodology and reproduce the reported result using the accompanying
engineering documentation.

4. Independent Review of Benton County's Methodology

After completing my independent reconstruction, | reviewed Benton County's refined roadway
analysis using the same engineering standards.

My review included evaluating each roadway orientation identified in the Staff Report, including
the dominant roadway direction (7.7°), the County's independently derived best-fit roadway
orientation, the N20.6°W roadway orientation, and the three-degree orientation window
surrounding that orientation.

While | was able to evaluate the roadway orientations and conclusions reported by Benton
County, | was unable to independently reconstruct the County's methodology because the Staff
Report does not describe the engineering procedure or objective selection criteria used to
establish its representative roadway orientation.

Accordingly, | could evaluate the reported conclusions but could not independently reproduce
the engineering process used to obtain them.

5. Engineering Opinion

As an engineer, my primary concern is not whether a particular roadway grientation encloses
nine qualifying parcels or eleven qualifying parcels. Rather, my concern is whether the
engineering methodology used to obtain that orientation is objectively documented and
independently reproducible.

Independent reproducibility is a fundamental principle of engineering practice.
Based upon my review, the engineering methodology documented in the engineering report
satisfies that standard.

Using only the engineering documentation accompanying the report, | independently
reconstructed the representative roadway geometry, established representative roadway
tangents, determined the representative roadway orientation, and reproduced the reported
result without access to the original CAD model.



In my professional opinion, the engineering methodology documented in the report is
transparent, technically supported, objectively documented, and independently reproducible.

While Benton County's Staff Report presents roadway orientations and associated conclusions,
it does not provide sufficient engineering documentation to allow another engineer to
independently reconstruct the methodology used to derive those orientations.

Declaration

I declare under penalty of perjury under the laws of the State of Oregon that the foregoing is
true and correct.

Executed this 18th day of july, 2026.

John Koegler Ill, M.S.M.E.





