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APPLICABLE REVIEW CRITERION:

3. Visual elements {scale, structural design and form, materials, etc.);

FINDINGS OF FACT

1. The proposed apartment building has a rectangular form, with various breaks and offsets in the
facades and roof.

2. In general, the structure appears as a two-story building, although due to the site topography,
a stepped foundation is utilized that results in a three-story component that accommodates
bicycle parking, on the ground floor of the stairwells, in the center of the building.

3. While the height limit in the RS-12 zone is 35 feet, the applicant has proposed that the height
from finish grade along the facades will not exceed 30 feet, in most cases. With the exception
of the center of the roof forms, which rise above the 30 foot mark but fall within the 35 foot
height limit, this is compatible with the adjacent RS-3.5, RS-5, and RS-8 zones which have a
30 foot height limit.

4. The facades incorporate a mix of horizontal lap siding and shingle siding (both fiber cement),
and vinyl windows with grids. These buildings materials are considered to be compatible with
adjacent residential development and with the Regent facility.

5. The applicant is proposing a car port (accessory structure) to cover 11 vehicle parking spaces
along the south property line, to provide weather protection for a portion of the vehicle parking
spaces.

6. The applicant is proposing a covered bicycle shelter (accessory structure) near the northeast
corner of the apartment building, which will cover 100% of the required 15 bicycle parking
spaces. The applicant is proposing 18 bicycle parking spaces at this location, and has
provided additional covered bicycle parking storage spaces in the apartment units.

7. The applicant has not provided details for the covered bicycle parking or the carport structure.

8. Accessory structures are required to be consistent with LDC 4.3.30.e. The standards include a
maximum 14-ft. height limit, and setbacks of at least three feet to the property line. The DDP
indicates that the required setback will be satisfied. However, it is not clear from the
application materials, that the structures will meet the 14-ft. height limit. These structures
should be designed to be visually compatible with the apartment building, and will be required
to comply with LDC Section 4.3.30.e (see Condition # 6).

CONCLUSIONS

The proposed building architecture uses materials that are intended to be compatible with
surrounding residential development. The roof forms and building facades provide periodic
breaks, which adds to the visual interest of the structure, and is compatible with adjacent
residential development. The carport and bicycle parking structure will need to incorporate
materials which are both visually compatible with the apartment building and adjacent residential
structures, and also meet the LDC height and setback standards for accessory structures.
Condition # 6 requires these compatibility elements. This criterion is met with conditions.
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APPLICABLE REVIEW CRITERION:

4. Noise attenuation;

FINDINGS OF FACT

1.

It is anticipated that the proposed 10-unit apartment development will generate similar noise
impacts on neighboring properties as the existing Regent Retirement Residence facility, and
other nearby residential uses.

The building is proposed to be located approximately 65 feet from both the south and east
property lines, which exceeds the minimum side and rear yard setback in the RS-12 zone by
50 feet. The additional distance should help alleviate the increased noise that might be
anticipated from a higher density residential development.

Vehicle parking is proposed to be located five feet from the south property line, per LDC
Section 4.2.40.a. This distance is consistent with LDC requirements.

Occasional noise impacts will likely occur as residents come and go, and the additional volume
of vehicle traffic attributed to 10 apartments may create compatibility issues with the existing
neighborhood. The applicant has proposed a landscape screen of evergreen shrubs along the
south property line.

Despite the increased setbacks between the building and all property lines, and the provision
of a landscape screen, Staff have provided a condition of approval to address the potential
increase in noise impacts, as well as potential impacts from vehicle headlights on neighboring
properties. The condition of approval requires an additional opaque fence along the top of the
retaining wall abutting the south and east sides of the parking lot, to help minimize noise and
illumination from headlights across the property lines. The top of the fence shall be a minimum
of four feet above the finished surface of the parking lot (so that the combined height of the
retaining wall and fence above the finished surface of the parking lot is at least four feet) (see
Condition # 5).

CONCLUSIONS

The noise impacts of the proposed development are anticipated to be compatible with surrounding
development based on similar uses. Additionally, the applicant is proposing to increase the
building setbacks for all property lines approximately four times the minimums specified in the RS-
12 zone. Per Condition # 5, an additional requirement for a solid fence along the south and east
sides of the parking lot will help to reduce noise from the development site, as well as minimize
light intrusion from vehicle headlights on neighboring properties. The criterion addressing noise
compatibility is met with a condition of approval.

APPLICABLE REVIEW CRITERION:

5. Odors and emissions;

FINDINGS OF FACT

1.

Emissions and odors will not exceed those typically expected in a residential setting.

CONCLUSIONS

This criterion is met without conditions.

CbRONADO TRACT B APARTMENTS (PLD12-00005)
PLANNING COMMISSION STAFF REPORT
PAGE 19 of 58

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT B (PAGE 338 OF 403)

60 39Vd - X LI19IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 3 of 241

APPLICABLE REVIEW CRITERION:
6. Lighting;

FINDINGS OF FACT

1. The applicant’s narrative (see Attachment B — page 74) states that “All new exterior lighting
for the project will be shielded so as not to produce glare onto adjacent properties.”
Additionally, the applicant has provided a site lighting plan (see Attachment B — page 21).

2. Exterior lighting is required to be consistent with LDC Section 4.2.80. The proposed choices for
light fixtures include 42" high bollard lights, pole mounted lights on 20-ft. high poles with “house
side shield”, and fixtures underneath the proposed carport. Staff is proposing Condition # 3,
which will ensure that lighting design and fixture details submitted as part of the building permit
applications are consistent with the provisions in LDC Section 4.2.80.

CONCLUSIONS

The applicant has proposed that exterior lighting will be fully shielded to prevent glare. A condition
of approval (Condition # 3) has been provided which will ensure the exterior lighting meets the
LDC standards. As proposed and conditioned, the criterion for lighting is satisfied.

APPLICABLE REVIEW CRITERION
7. Signage;

FINDINGS OF FACT

1. The applicant's narrative states that any future signs will comply with LDC Chapter 4.7 (see
Attachment B — page 74).

2. As discussed below, regarding the existing 1981 Planned Development approval for the
Regent, a condition of development requires that signs be presented to the Planning
Commission for review and approval. Staff note that this condition was typical of Planned
Development approvals of that era, and that signs approved as part of Planned Developments
in more recent times are typically considered to be compatible with adjacent development, as
long as the signs are consistent with the standards in LDC Chapter 4.7. As proposed, the
application is consistent with this criterion.

3. Staff recommends a condition of approval (Condition # 15), that madifies the existing 1981
condition of approval such that signs are to be consistent with LDC Chapter 4.7, and do not
require approval by the Planning Commission.

CONCLUSIONS

The application narrative indicates signs will comply with standards in LDC Chapter 4.7. A
previous condition of approval associated with PD-81-1 requires Planning Commission approval
for signs. Staff is proposing to modify that condition of approval so that Planning Commission
approval is not necessary for construction of signs on Tract B, as long as the signs are consistent
with the standards in LDC Chapter 4.7. As conditioned (Condition # 15), the criterion for sign
compatibility is met.
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APPLICABLE REVIEW CRITERION:
8. Landscaping for buffering and screening;

Section 4.1.40 - STANDARDS FOR OFF-STREET PARKING AND ACCESS

All off-street parking facilities, vehicle maneuvering areas, driveways, loading facilities,
accessways, and private streets shall be designed, paved, curbed, drained, striped, and
constructed to the standards set forth in this Section and the City’s Off-street Parking and
Access Standards, established by the City Engineer and as amended over time.

e. Screening - All parking areas containing four or more spaces and all parking areas

in conjunction with an off-street loading facility shall require screening in

accordance with the zoning requirements and Chapter 4.2 - Landscaping, Buffering,
Screening, and Lighting. Where not otherwise specified by zoning requirements,
screening along a public right-of-way shall include a minimum five-ft.-wide plant

buffer adjacent to the right-of-way.

Section 4.2.20 — GENERAL PROVISIONS

d. Protection of Significant Tree and Significant Shrub Specimens Outside of

Inventoried Areas of the Adopted Natural Features Inventory Map dated

December 20, 2004 -
1. Significant Tree and Significant Shrub specimens outside of the areas
inventoried as part of the Natural Features Inventory should be preserved to
the greatest extent practicable and integrated into the design of a
development. See Adopted Natural Features Inventory Map dated
December 20, 2004, for information regarding areas inventoried as part of
the Natural Features Inventory. See also the definitions for Significant Shrub
and Significant Tree in Chapter 1.6 - Definitions.

2. Preservation -

a) Significant Trees and Significant Shrubs to be preserved and methods
of protection shall be indicated on the detailed planting plan submitted
for approval. Existing Significant Trees and Significant Shrubs shall
be considered preserved if the standards in Section 4.12.60.f are met.
b) Where the preservation of Significant Trees or Significant Shrubs is
required by this Code, by a particular proposal, and/or by Conditions
of Approval, no development permits shall be issued until a
preservation plan has been reviewed and approved by the Director.
The preservation plan shall be developed by a certified arborist and
shall comply with the purposes clause and specific standards in this
Chapter and any proposal(s) and/or Conditions of Approval that apply
to the particular project. Additionally, Significant Trees and Significant
Shrubs to be saved and methods of protection shall be indicated on
the preservation plan submitted for approval.

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE

a. Tree Plantings -

Tree plantings in accordance with this Section are required for all landscape areas,
including but not limited to parking lots for four or more cars, public street frontages,
private streets, multi-use paths, sidewalks that are not located along streets, alleys,
and along private drives more than 150 ft. long.

4. Conditions of Approval for individual development projects may require
additional tree plantings to mitigate removal of other trees, or as part of
landscape buffering or screening efforts;

6. Trees in parking areas shall be dispersed throughout the lot to provide a
canopy for shade and visual relief.
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Table 4.2-2 - Parking Lot Trees

Large-canopy trees: =  Minimum one tree per 12

trees that normally reach 30- cars

50 ft. in height within 30 years,
but exceed 50 ft. in height at maturity

Section 4.2.40 - BUFFER PLANTINGS
Buffer plantings are used to reduce apparent building scale, provide a transition between
contrasting architectural styles, and generally mitigate incompatible or undesirable views.

They are used to soften rather than block viewing. Where required, a mix of plant materials
shall be used to achieve the desired buffering effect. At minimum, this mix shall consist of
trees, shrubs, and ground cover, and may also consist of existing vegetation, such as
natural areas that will be preserved.

At minimum, buffering is required in areas identified through Conditions of Approval, in
areas required by other provisions within this Code, and in Through Lot areas, and as
required below.

Parking, Loading, and Vehicle Maneuvering Areas -
a. Buffering is required for parking areas containing four or more spaces, loading
areas, and vehicle maneuvering areas. Boundary plantings shall be used to buffer
these uses from adjacent properties and the public right-of-way. A minimum five-ft.-
wide perimeter landscaping buffer shall be provided around parking areas; and a
minimum 10 ft.-wide perimeter landscaping buffer shall be provided around trees.
Additionally, where parking abuts this perimeter landscape buffer, either parking
stops shall be used or planters shall be increased in width by 2.5 ft. On-site
plantings shall be used between parking bays, as well as between parking bays and
vehicle maneuvering areas. Low-lying ground cover and shrubs, balanced with
vertical shrubs and trees, shall be used to buffer the view of these facilities.

FINDINGS OF FACT

i

CORONADOQ TRACT B APARTMENTS (PLD12-00005)
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The site contains Significant Trees (trees outside areas inventoried in the City’s Natural
Features Inventory and with a trunk size that is eight inches or greater in caliper size). The
applicant has identified the Significant Trees on Attachment M (see Attachment B — page 3).
Of the 29 trees identified, 26 are considered “Significant”, and four of these have their trunks
off-site (Trees “A”, “B”, “C”, and “D"). The applicant has also provided an Arborist's Report
which identifies trees to be removed and trees to be preserved, along with methods necessary
to ensure the survival of the preserved trees (see Attachment B - page 221).

Per LDC 4.2.20.d, existing Significant Trees should be preserved to the greatest extent
practicable. The applicant is proposing to preserve a portion of the identified Significant Trees.
In order to ensure preservation of the existing Significant Trees, per LDC Section 4.2.20.d.2
and Section 4.12.60.f, the applicant will be required to include a preservation plan as part of
the construction permit applications, and to install protection fencing consistent with the
standards in LDC Section 4.12.60.f, and as identified on the applicant’s Tree Management
Plan (see Condition # 13).

Based on site constraints, the requirement to develop the site at minimum density, and other
applicable LDC standards related to vehicle parking allocation and design, the applicant has
preserved the existing Significant Trees to the greatest extent practicable.

The Coronado subdivision approval includes a condition (see Attachment C — page 79) that
requires protection of 13 existing trees identified on the entire Coronado subdivision site. Two
of the 13 trees identified in the Coronado approval are potentially impacted by development of
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Tract B. Attachment B — page 22 illustrates the two trees subject to the Coronado condition of
approval. The subject trees are also identified in the current application (see Attachment B —
page 3) as trees # 100 (Douglas Fir with 15” caliper trunk on Tract B) and # 101 (Garryana
Oak with multi-stem trunk on abutting Lot 22 to the west). Protection of these two specific trees
ensures compliance with the Coronado subdivision condition of approval. The proposed
Condition # 13, mentioned above, ensures compliance with the previous condition of
approval.

6. Staff note that the Coronado subdivision approval contains a discrepancy between the
condition of approval requiring protection of 13 trees on the subject Coronado site, and the
drawing referred to as “Attachment G-46" (Attachment C — page 95), which appears to
illustrate two additional existing Significant Trees on Tract B and identifies in the legend those
trees as “Existing Trees To Be Saved”. It is not clear in looking at Attachment G-46, whether
the additional two trees are intended to be preserved, other than their illustration appears to
match the legend item. After a detailed review of the record for the Coronado subdivision
approval including discussion in the staff report (Attachment C — page 104) and application
materials for that approval (Attachment C — page 120), Staff believe that it was intended that
only two of the four Significant Trees identified on Tract B are affected by the condition of
approval. This is primarily based on a description in the staff report that states “...a total of 13
significant trees will be preserved, all of which are located along the boundaries of the site.”
Staff find that the two additional trees located in the north side of Tract B (Trees # 119 (Plum)
and 122 (Douglas Fir) in this application) and illustrated on Attachment G-46 are not intended
to be preserved.

7. For purposes of review of this application, Staff is identifying the discrepancy for Planning
Commission consideration. Should Planning Commission find that there is sufficient evidence
in the record of this current application to indicate that the two additional trees identified on
Attachment C — page 95 are intended to be preserved per the Coronado subdivision condition
of approval, additional findings will need to be made by the Planning Commission that
identifies compensating benefits associated with a modification to the Coronado subdivision
condition of approval, because the applicant is proposing to remove the two trees that are in
question.

8. The applicant is proposing a large canopy tree in the parking lot island on the south row of
parking, consistent with the standards in LDC Section 4.2.30.a.

9. Landscape buffers are required between parking areas and adjacent properties, per LDC
Section 4.2.40.a.

10. Provision of a minimum 5-ft. landscape buffer and screen between the parking lot and the
south and east property lines is consistent with LDC Section 4.2.40.a. The proposed DDP
complies with this standard.

11.To mitigate for existing Significant Trees proposed to be removed, the applicant has provided
additional medium and large canopy trees in the Green Area located in the east side of the
property, which exceeds the standards for required trees in LDC Section 4.2.30.a. If the
Planning Commission finds that, per the discussion under item # 6 above, that two additional
trees are required to be protected on Tract B per the Coronado subdivision conditions of
approval, and decides to approve this application, Staff support the finding that provision of
extra large canopy trees in the Green Area located on the east side of the development site
offers a compensating benefit for the trees proposed to be removed.

CONCLUSIONS

The applicant has attempted to preserve existing Significant Trees identified on the subject
property to the greatest extent practicable, considering other constraints such as the existing site
conditions, requirements for minimum density, and other site development standards. The
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applicant has provided landscape buffers, screening, and parking lot landscaping consistent with
the standards in LDC Sections 4.1.40, 4.2.30, and 4.2.40. As conditioned, the criterion for
landscaping is met.

APPLICABLE REVIEW CRITERION:
9. Transportation facilities

Section 1.6.30
Should — Expressing what is desired, but not mandatory.

FINDINGS OF FACT ~-TRANSPORTATION FACILITIES

o ok

. The proposed planned development is for a ten-unit multi-family development (Apartments), on

a 35,223 sq. ft. (0.81 acre) tract.

The estimated trips for the site based on Institute of Transportation Engineers, Trip Generation
Manual, is 5.69 trips in the a.m. peak hour and 6.51 trips in the p.m. peak hour. The number of
trips generated by this site is below the 30 trips per hour threshold to require a full traffic study
per LDC 4.0.60.a. Daily trips based on ITE Standards are 66.5 trips per day for the site.

Site access is provided off the end of the cul-de-sac on NW Mirador Place, an improved local
street. The cul-de-sac is approximately 600 feet long and 18 existing lots are served by it. No
other public street access is provided to the site.

A cul-de-sac is a dead end street which limits connectivity and the potential for through traffic.
Due to existing development patterns in the area, there is no feasible solution to extend the
end of NW Mirador Place to connect with another street and provide connectivity.

Local streets are described in the Corvallis Transportation Plan on Page 3-8. Table 3-4 calls
out volumes of less than 2,000 vehicles per day and speeds of 15-20 mph for local streets.
City Council Policy CP08-9.07 addresses neighborhood traffic calming. The policy identifies
volumes must typically exceed 300 vehicles per day and exceed the posted speed limit by 5
mph to qualify for evaluation of neighborhood traffic calming.

An emergency access easement is provided through the adjacent Regent retirement center
parking lot, and connects to the end of the cul-de-sac (see Attachment C — page 146).

LDC requirements are to be met with development of the site as discussed in the applicable
sections below.

CONCLUSIONS

Based on ITE standards, the development of 18 single family units (171 ADT) plus a 10-unit
apartment site (66.5 ADT) would result in approximately 238 average daily trips (ADT) on this
section of Local Street. Vehicular trip volumes from the proposed Planned Development site in
conjunction with the adjacent development are compatible with the existing local street. Additional
findings regarding compliance with the applicable public improvement requirements outlined in
LDC Chapter 4.0 are found below.

APPLICABLE REVIEW CRITERION:
10. Traffic and off-site parking impacts

FINDINGS OF FACT —TRAFFIC

1.

CbRONADO TRACT B APARTMENTS (PLD12-00005)
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2. The estimated trips for the site based on Institute of Transportation Engineers, Trip Generation
Manual, are 5.69 trips in the a.m. peak hour and 6.51 trips in the p.m. peak hour. The number
of trips generated by this site is below the 30 trips per hour threshold to require a full traffic
study per LDC 4.0.60.a. Daily trips based on ITE Standards are 66.5 trips per day for the site.

3. Site access is provided off the end of the cul-de-sac on NW Mirador Place, an improved local
street. The cul-de-sac is approximately 600 feet long and 18 existing lots are served by it. No
other public street access is provided or available to the site.

4. A cul-de-sac is a dead end street which limits connectivity and the potential for through traffic.

5. Local streets are described in the Corvallis Transportation Plan on Page 3-8. Table 3-4 calls
out volumes of less than 2,000 vehicles per day and speeds of 15-20 mph for local streets.

6. City Council Policy CP08-9.07 addresses neighborhood traffic calming. The policy identifies
volumes must typically exceed 300 vehicles per day and exceed the posted speed limit by 5
mph to qualify for evaluation of neighborhood traffic calming.

7. An emergency access easement is provided through the adjacent Regent retirement center
parking lot, and connects to the end of the cul-de-sac.

8. LDC requirements are to be met with development of the site as discussed in the applicable
sections below.

CONCLUSIONS

The site and adjacent streets are compatible with the planned development of 10 apartments.
There may be additional off-site street parking impact due to the apartments if adequate on-site
parking is not provided. See discussion below concerning on-site parking requirements, and
potential off-site parking impacts.

APPLICABLE DEVELOPMENT STANDARDS — CHAPTER 4.1 (VEHICLE PARKING)
Section 4.1.20 - GENERAL PROVISIONS

a. Provision and Maintenance - The provision of required off-street parking for
vehicles and bicycles, and loading facilities for vehicles, is a continuing obligation
of the property owner. Building or other Permits will only be issued after receipt of
site plans drawn to a suitable scale and showing the location of permanent parking
and loading facilities. New vehicle and bicycle parking spaces shall be provided in
accordance with the provisions of this Code.

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS

Minimum parking requirements for Use Types in all areas of the City, with the exception of
the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections
4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB)
Zone are described in Section 4.1.30.g.

a. Residential Uses Per Building Type —
2. Duplex, Attached, and Multi-dwelling -
a) Vehicles -
3) Two-bedroom Unit — 1.5 spaces per unit

LDC Section 4.1.40 - STANDARDS FOR OFF-STREET PARKING AND ACCESS

All off-street parking facilities, vehicle maneuvering areas, driveways, loading facilities, accessways, and
private streets shall be designed, paved, curbed, drained, striped, and constructed to the standards set
forth in this Section and the City’s Off-street Parking and Access Standards, established by the City
Engineer and as amended over time. A permit from the Development Services Division shall be required

CORONADO TRACT B APARTMENTS (PLD12-00005)

CORONADO TRACT B (PLD14-00005)
;ﬁ%?ggghﬂwss'o'\l SR SR OHT PLANNING COMMISSION STAFF REPORT

ATTACHMENT B (PAGE 344 OF 403)

Sy 39Vd - X 1I19IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 9 of 241

to construct parking, loading, and access facilities, except for Single Detached, Duplex, Single Attached,
and Attached Building Types; and Manufactured Dwellings.

FINDINGS OF FACT — ACCESS and OFF-SITE PARKING IMPACTS

—

. Site access is provided at the end of NW Mirador Place, a local street.

The applicant proposes an off-street parking lot, as shown on the DDP. The proposed parking
lot contains 20 vehicle parking spaces. Based on the proposed 10 dwelling units, each having
two bedrooms, 15 vehicle parking spaces are the minimum number required per LDC
4.1.30.a.2.a. The proposal includes sufficient vehicle parking to meet the LDC required
minimum of 15 spaces.

The applicant will be required to obtain necessary building permits and install the parking lot
consistent with the City’s Off-Street Parking and Access Standards (see Condition #11).

The applicant is proposing five more vehicle parking spaces than is required. The 20 proposed
spaces also exceeds the maximum allowed vehicle parking, which is 19 spaces per LDC
4.1.20.0. Given that the proposal not only exceeds the minimum, but also exceeds the
maximum number of vehicle parking spaces, there should be no off-site parking impacts
associated with the proposed development.

The applicant has requested to vary from the on-site vehicle parking limit, to allow more
parking on the development site. As discussed previously, Staff find that providing additional
on-site parking to minimize off-site parking impacts serves as a compensating benefit for the
requested variation.

CONCLUSIONS

The DDP provides more than the minimum required vehicle parking for the proposed use. As
noted in the discussion above under LDC Section 2.5.40.04.a.1 (compensating benefits for
variations), the applicant is proposing to provide additional vehicle parking spaces beyond the
maximum allowance. As noted in those findings, the applicant has addressed compensating
benefits that mitigate for the proposed variation. As discussed above, the application meets the
compatibility criterion for access and off-site parking impacts. As conditioned, the application is
consistent with applicable LDC requirements. The criterion is satisfied.

APPLICABLE REVIEW CRITERION:
11. Utility infrastructure

FINDINGS OF FACT — UTILITY INFRASTRUCTURE

1.

The proposed planned development is for a ten-unit multi-family development (Apartments), on
a 35,223 sq. ft. (0.81 acre) tract.

There are existing City utilities in the vicinity of the site.

There is an existing 8-inch public water main located in NW Mirador Place which was installed
with the Coronado Subdivision improvements. This line loops to the north through the Regent
site. An existing 3/4 inch water service is located on the site frontage.

There is an existing 8-inch public sewer main terminating in a manhole at the end of NW
Mirador Place which was installed with the Coronado Subdivision improvements. A 4-inch
sewer lateral was stubbed to the site.

There is an existing 12-inch public storm drain in NW Mirador Place which was installed with
the Coronado Subdivision improvements, and there is an existing public 10-inch storm drain
located in NW Autumn Street with a 10-inch lateral located in an easement between 3080 and
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3098 NW Autumn Street. The 10-inch storm drain in the easement terminates in a field inlet at
the SE corner of tract B.

. The property east of the development site has expressed concerns over Stormwater runoff
from the site based on on-going drainage issues.

. The applicant provided a Utility Plan (attachment “U”) dated 3/11/13.

. New water services and a hydrant will be installed on the existing 8-inch line at the NW corner
of the site.

. To provide sanitary service for the proposed site plan, a private lift station will need to be
installed by the developer which connects to the existing sewer in NW Mirador Place (see
Condition # 12).

10.The applicant is proposing private drainage improvements with site development as part of the

planned development. The applicant addresses these facilities in the letter dated March 18,
2013 on pages 12 & 13. Site drainage will be collected through a private storm drainage
system consisting of catch basins and pipes and will be detained and treated for water quality.
Stormwater detention and Stormwater quality facilities will connect to the existing storm drain
line at the SE corner of the site which flows to Autumn Street. Due to slopes, the detention will
be in an enclosed private underground pipe system and water quality will be provided by a
private stormwater filter system.

11.The applicant will need to install services with development of the site per LDC requirements

and are discussed in the applicable sections below.

CONCLUSIONS

Per Condition # 12, the site will comply with public infrastructure requirements for provision of
sanitary sewer service. The existing site is presently served by City infrastructure for water and
storm water utilities. With private infrastructure that will need to be installed with development
(see Condition # 12), adjacent utilities are compatible with the Planned Development for the
proposed 10 unit apartments.

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

FINDINGS OF FACT

1. The proposed planned development is for a ten-unit multi-family development
(Apartments), on a 35,223 sq. ft. (0.81 acre) tract.

2. The applicant is mitigating their storm water impacts by providing detention and water
quality facilities as shown on the utility plan {Attachment B — page 12) and described in
the application materials (see Condition # 8).

3. The proposed development is not anticipated to generate impacts to air quality beyond that

m
expected with similar residential development. The criterion specific to air quality impacts is é
considered to be satisfied. o

3

CONCLUSIONS X

o

As conditioned (see Condition # 8), the application complies with LDC requirements for 25

impact to water quality. Additional LDC criteria for stormwater quality are discussed in the m

applicable sections below. As conditioned, the compatibility criterion for air and water quality is &

satisfied. ~
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APPLICABLE REVIEW CRITERION:

13.

Design equal to or in excess of the types of improvements required by the standards in Chapter 4.10 -
Pedestrian Oriented Design Standards

FINDINGS OF FACT

1. Adiscussion of the applicable LDC development standards in the RS-12 zone, as well
as the applicable Pedestrian Oriented Design Standards in Chapter 4.10 is included
below. As noted in the discussion above, under compensating benefits for requested
variations, the applicant is seeking to vary the standard in LDC Section 4.10.60.01.a.1
(200-ft. rule). As noted in that discussion, compensating benefits have been provided for
the requested variation. Other than the requested variation, as noted below in the
discussion under applicable development standards in Article IV of the LDC, the
proposed design is consistent with the applicable Pedestrian Oriented Design
Standards in LDC Section 4.10.60.

CONCLUSIONS

As discussed above, the design meets the standards in Chapter 4.10, except where a specific
variation and compensating benefits have been provided relative to LDC Section
4.10.60.01.a.1. This criterion is satisfied.

APPLICABLE REVIEW CRITERION:

14.

CbRONADO TRACT B APARTMENTS (PLD12-00005)
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Preservation and/or protection of Significant Natural Features, consistent with Chapter 2.11 - Floodplain
Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 -
Floodplain Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 4.12 -
Significant Vegetation Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions,
and Chapter 4.14 - Landslide Hazard and Hillside Development Provisions. Streets shall also be designed
along contours, and structures shall be designed to fit the topography of the site to ensure compliance
with these Code standards.

ADDITIONAL APPLICABLE L DC DEVELOPMENT STANDARDS
Section 4.14.70 - HILLSIDE DEVELOPMENT STANDARDS

c. Mass Grading Standards - The following standards shall apply to development throughout the City of
Corvallis:

1. Maximum Allowed Cut Depth and Fill Height - The following

standards govern the maximum cut depth and fill height:
Site Characteristics
No Extenuating Conditions Eight-fi. Standard

3. Grading Area Limitations - The following requirements apply to
Mass Grading in areas with slopes equal to or greater than 10
percent, as mapped on the Natural Hazards Map:
b) Medium-high and High Density Residential Development

Zones -
Medium-high and High Density Residential | Mass Grading Regulations:
Development Zones
RS-12, RS-12U, RS-20, and MUR Zonses For development sites greater
than 6,500 sq. ft. in size - Graded
area shall not exceed 75 percent.
The Eight-ft. Standard shall apply,
unless extenuating conditions are
present.
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FINDINGS OF FACT

1. There are no mapped Natural Resources on the subject site.

2. The site contains Natural Resources not on the City’s Natural Features Inventory maps
(Significant Trees). As noted in the discussion above under the criterion for landscaping,
the applicant has provided a Tree Management Plan, which preserves a portion of the
subject Significant Trees. Per the conclusion under the criterion for landscaping, and
Condition # 13, the proposal is consistent with the standards for protection of Significant
Natural Features in LDC Chapter 4.2.

3. As noted in the Site and Vicinity discussion above, the site contains slopes in the 10-15%
and 15-25% categories, and development on the site is subject to the Hillside Development
Standards in LDC Section 4.14.70.

4. The applicant has designed the apartment building to have a stepped foundation, which
helps the structure to fit the topography of the site.

5. The application is consistent with the Eight-fi. cut and fill standard (see Attachment B —
Pages 9 and 10), noted above.

6. Compliance with the additional applicable Hillside Development Standards is evaluated
under the review of criterion 2.5.40.04.a.1 above. As noted in the discussion under LDC
Section 2.5.40.04.a.1, the applicant is requesting a variation to the maximum gradable area
standard of 75% of the site area, in order to accommodate additional vehicle parking. As
noted in that discussion, compensating benefits have been provided that mitigate for the
impacts associated with the variation. Other than the slopes on the site, there are no
additional Significant Natural Features mapped on the subject site.

CONCLUSIONS

As noted in the discussion above, and in the discussion under the criterion for landscaping, the
applicant is proposing to preserve a portion of the existing Significant Trees, consistent with
the provisions in LDC Section 4.2.20.d. As noted in the discussion above, under the criterion
for compensating benefits for requested variations, the applicant is proposing to vary from the
maximum gradable area standard, and has identified a compensating benefit associated with
that variation. Staff find the proposal is consistent with the standards for Hillside Development,
and the criterion in LDC Section 2.5.40.04.a.14.

APPLICABLE REVIEW CRITERION:

2.5.50.04 - Review Criteria for Determining Compliance with Conceptual Development Plan

Request for approval of a Detailed Development Plan shall be reviewed to
determine whether it is in compliance with the Conceptual Development Plan. The
Detailed Development Plan shall be deemed to be in conformancs with the
Conceptual Development Plan and may be approved provided it is consistent with
the review criteria in Section 2.5.40.04 above, provides a clear and objective set of
development standards for residential Detailed Development Plans (considering the
Detailed Development Plan proposal, required adherence to this Code, and
Conditions of Approval), and does not involve any of the factors that constitute a
major change in the Planned Development. See Section 2.5.60.02 - Thresholds that
Separate a Minor Planned Development Modification from a Major Planned
Development Modification.

FINDINGS OF FACT

1. As discussed in the findings above under LDC Section 2.5.40.04, the proposal complies
with all applicable compatibility criteria for a Conceptual Development Plan.
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2. The proposal is considered a residential Detailed Development Plan. In order to determine
whether or not the proposal provides a clear and objective set of development standards,
the proposal must be evaluated against all applicable development standards in the Land
Development Code. A discussion of the additional applicable LDC development standards,
and whether or not the application is consistent with the clear and objective standards
contained in Articles Ill and IV of the LDC is included below. As discussed in the findings
below, the proposal adheres to the development standards of the LDC.

3. A discussion of existing, applicable Conditions of Approval from prior land use decisions
including the Regent Planned Development and the Coronado tentative subdivision plat
approval is included below.

CONCLUSIONS REGARDING APPLICABLE CRITERIA FOR CDP / DDP

The proposed Detailed Development Plan is consistent with the Conceptual Development
Plan, as discussed in the findings under LDC Section 2.5.40.04 above. The proposal has been
evaluated against the applicable LDC criteria in Articles Ill and IV of the LDC, as discussed
below, and it has been determined that it provides a clear and objective set of development
standards. The proposal has been evaluated in the context of the applicable previous
conditions of approval, as indicated in the discussion below. As discussed below, Staff find that
the proposal is consistent with the existing conditions of approval. The criterion in LDC
2.5.50.04 is satisfied.

ADDITIONAL APPLICABLE LDC DEVELOPMENT STANDARDS

In addition to the applicable criteria for a Major Planned Development Modification discussed above,
the application has been reviewed for conformance to applicable LDC development standards
contained in Article lll (the RS-5 and RS-12 zones), as well as applicable standards in Article IV. As
discussed below, and except as noted in the discussion above under LDC 2.5.40.04.a.1
(Compensating benefits for the variations being requested), the proposal is consistent with the
applicable LDC development standards in Articles Ill and IV.

APPLICABLE DEVELOPMENT STANDARDS — RS-12 ZONE

Section 3.6.20 - PERMITTED USES
3.6.20.01 — Ministerial Development

a. Primary Uses Permitted Outright
1. Residential Use Types —
a) Family

2. Residential Building Types —
f) Multi-dwelling

b. Accessory Uses Permitted Outright
8. Other development customarily incidental to the Primary Uses in
accordance with Chapter 4.3 — Accessory Development Regulations
9. Required off-street parking for Uses permitted in the zone in
accordance with Chapter 4.1 — Parking, Loading, and Access Requirements
Section 3.6.30 - RS-12 DEVELOPMENT STANDARDS
Table 3.6-1
a. Minimum Denslty 12 units per acre. Applles to the creation of Land
Divisions.
b. Maximum Density 20 units per acre. Applies to the creation of Land
Divisions.
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c. Minimum Lot Area 2,200 sq. ft. per dwelling unit

d. Minimum Lot Width 25 fi.

e. Setbacks

1. Front yard 10 ft. minimum; 25 ft. maximum

2. Rear yard and Side yards 5 ft. minimum and each lot must have a minimum

15-ft. usahle yard either on the side or rear of each
dwelling. Additionally, the setbacks listed below
apply for side yards not being used as the usable

yard described above.

c) Duplex and Multi-Dwelling 10 ft. minimum each side

d) Abutting a more restrictive 10 ft. minimum

zone

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

i. Maximum Lot Coverage 70 percent of lot area maximum; interior attached

townhouses exempt from this provision.
Green area is calculated per lot.

Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING

3.6.50.01 - Green Area

a. A minimum of 30 percent of the gross lot area and a minimum of 20 percent
for center-unit townhouses on interior lots, shall be retained and improved or
maintained as permanent Green Area to ensure that the 70 percent
maximum lot/site coverage standard of Section 3.6.30 is met. A minimum of
10 percent of the gross lot area shall consist of vegetation consisting of
landscaping or naturally preserved vegetation.

b. Landscaping within the required Green Area shall be permanently maintained
in accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting. Landscaping shall primarily consist of ground cover, ferns, trees,
shrubs, or other living plants and with sufficient irrigation to properiy maintain
all vegetation. Drought-tolerant plant materials are encouraged. Design
elements such as internal sidewalks, pedestrian seating areas, fountains,
pools, sculptures, planters, and similar amenities may also be placed within
the permanent Green Areas.

c. The required Green Area shall be designed and arranged to offer the
maximum benefits to the occupants of the development and provide visual
appeal and building separation. These provisions shall apply to all new
development sites and to an addition or remodeling of existing structures that
creates new dwelling units.

3.6.50.02 - Private Outdoor Space Per Dwelling Unit

a. Private Outdoor Space shall be required at a ratio of 48 sq. ft. per dwelling
unit. This Private Outdoor Space requirement may be met by providing
patios and balconies for some or all dwelling units, or by combining Private
Outdoor Space and Common Outdoor Space as allowed by Section
3.6.50.04,

b. Private Outdoor Space, such as a patio or balcony, shall have minimum
dimensions of six-by-eight ft.

c. Private Outdoor Space shall be directly accessible by door from the interior
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of the individual dwelling unit served by the space.

d. Private Outdoor Space shall be screened or designed to provide privacy for
the users of the space.
e. Private Outdoor Space may be considered as part of the 30 percent Green

Area required under Section 3.6.50.01, if it is located on the ground. Upperstory
balconies cannot be counted.

3.6.50.06 - Location of Green Area

In determining where Green Areas should be placed on a development site,
conslderation shall be glven to the following:

a. Preserving otherwise unprotected natural resources and wildlife habitat on
the site, espacially as large areas rather than as isolated smaller areas,
where there is an opportunity to provide a recreational or relaxation use in
conjunction with the natural resource site;

b. Protecting lands where development more intensive than a Green Area use
may have a downstream impact on the ecosystem of the vicinity. The
ecosystem in the vicinity could include stands of mixed species and conifer
trees, natural hydrological features, wildlife feeding areas, etc.;

c. Enhancing park sites adjacent to the convergence of sidewalks and/or multiuse
paths;

d. Enhancing recreational opportunities near neighborhood commercial activity
centers; and

e. Enhancing opportunities for passive relaxation and recreation for residents,

employees, and/or visitors within a development site.

FINDINGS OF FACT — RS-5 and RS-12 DEVELOPMENT STANDARDS

1. The site has a base zone of RS-5 and RS-12, and is subject to the development standards in
LDC Chapters 3.6. Additionally, a portion of the northwest corner of the site is zoned RS-5.
Since the DDP concentrates development in the RS-12 portion of the site, most of the
applicable development standards are those of the RS-12 zone. Only the entry drive and
associated landscape buffers are located on the RS-5 portion of the site. Those improvements
are consistent with the allowed uses and development standards of the RS-5 zone.

2. The proposed land use is classified as Family Residential per LDC Section 3.0.30 and the10-
unit apartment building is defined as a Multi-dwelling residential building type per LDC Section
1.6.30. Per LDC 3.6.20.01.a, the proposed 10-unit apartment building and its associated site
improvements are permitted outright uses in the RS-12 zone.

3. The RS-12 zone implements the Medium-high Density Residential Comprehensive Plan
designation, which allows 12 to 20 dwelling units per acre. As discussed above, under the
criteria for a Conceptual Development Plan, the proposed Major Modification is required to be
consistent with the density requirements of the Comprehensive Plan. Additionally, as
discussed above, it is noted that the Comprehensive Plan designation for the site is
Residential - Medium Density, which is inconsistent with the purposes of the RS-12 zone -
implementing the Medium-high Density Residential Comprehensive Plan designation.

4. The RS-12 portion of the subject site is approximately 0.78 acres. The RS-5 portion of the site
is approximately 0.03 acres. Based on the density ranges of 2-6 units per acre (RS-5) and 12-
20 units per acre (RS-12), between 9 and 16 units are permissible on the site. The proposed
10 units fall within the density range permitted by the underlying zones.

5. The minimum lot area requirements in LDC Section 3.6.30.c specify 2,200 square feet per
dwelling unit. The DDP proposes 10 units, which requires a total lot area of 22,000 square feet.
The subject site is approximately 35,283 square feet, which meets the lot area standard.
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6. Based on the standards in LDC Table 3.6-1, the minimum front yard setback in the RS-12
zone is 10 feet. The minimum side yard setback for a Multi-Dwelling structure is 10 feet for
each side. The minimum rear yard setback is either 5 feet, or 15 feet, if the usable yard
requirement is applied. The proposed building has a front yard of approximately 88 feet; side
yards of approximately 45 feet (west), 22 feet (north), and 65 feet (south); and a rear yard
(east) of approximately 65 feet. The proposed building exceeds the minimum setback
requirements adjacent to all yards.

7. The RS-12 zone requires that buildings be setback no more than 25 feet from the front
property line. As discussed in the criterion above for compensating benefits associated with
proposed variations, the applicant proposes to exceed the maximum front yard setback, and
has provided compensating benefits to account for the variation. As discussed above, the
criterion is satisfied.

8. Per Section 3.6.30.h, the maximum structure height in the RS-12 zone is 35 feet. The DDP
illustrates that the building is mostly two stories in height, and with limited exceptions, is no
more than 30 feet between finished grade and the peak of the roof. Because the building
utilizes a stepped foundation to account for topographical changes on site, the center portion
of the building has a three story element to it. At those locations, based on how building height
is calculated, the structure is compliant with the 35-ft. height limit.

9. The RS-12 zone has a maximum lot coverage standard of 70%. The proposed lot coverage is
approximately 50% (6,439 square foot building; 11,117 square foot parking lot and driveway).
This standard is satisfied.

10.LDC Section 3.6.50.01.a requires that a minimum of 30 percent of the lot area be retained /
improved as permanent Green Area. As noted in the discussion above, the proposed lot
coverage including the building and the parking and driveway is approximately 50%. The
remaining 50% of the development site includes landscaped buffers along all property lines,
that extend into usable yard areas on the north and east sides of the development site. Total
area of improved landscaping or preserved vegetation is approximately 12,840 square feet.
This equals approximately 35% of the site, which exceeds the minimum 10% requirement for
landscaping or naturally preserved vegetation. The standards in LDC 3.6.50.01 are satisfied.

11.The RS-12 zone requires a minimum of 48 sq. ft. of Private Outdoor Space per dwelling unit.
The proposed DDP indicates that each apartment unit will have a minimum of 75 sq. ft. of
Private Outdoor Space in the form of a porch or balcony, with minimum dimensions of 7-ft. 6-
in. by 10-ft. The proposed balconies and porches comply with the standards in LDC Section
3.6.50.02.

CONCLUSIONS

As discussed above, the proposal is consistent with applicable development standards in the RS-
5 and RS-12 zones. The proposed 10-unit apartment building is consistent with the density
allowances of between 9 and 16 units. The applicant is proposing a variation to the maximum front
yard setback standard of 25 feet, by locating the building approximately 88 feet from the front
property line at NW Mirador Place. As discussed under the criterion for LDC Section

2.5.40.04.a.1, the application includes compensating benefits for the requested variation. The
applicable RS-5 and RS-12 development standards are met without conditions.

APPLICABLE DEVELOPMENT STANDARDS —CHAPTER 4.0

Section 4.0.20 - TIMING OF IMPROVEMENTS
a. All improvements required by the standards in this Chapter shall be installed
concurrently with development, as follows:
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2. Where a Land Division is not proposed, the site shall have required public
and franchise utility improvements installed or secured prior to occupancy of
structures, in accordance with the provisions of Section 2.4.40.12 of Chapter
2.4 - Subdivisions and Major Replats.

FINDINGS OF FACT — IMPROVEMENTS REQUIRED WITH DEVELOPMENT

1. In general, public improvements necessary to serve the site were installed with previous
development of the Coronado Subdivision, and in the case of storm drainage, public
improvements on NW Autumn Street.

2. Site access is provided off the end of the cul-de-sac on NW Mirador Place, an improved local
street. The cul-de-sac is approximately 600 feet long and 18 existing lots are served by it. No
other public street access is provided to the site.

3. There is an existing 8-inch public water main located in NW Mirador Place which was installed
with the Coronado Subdivision improvements. This line loops to the north through the Regent
site. An existing 3/4 inch water service is located on the site frontage.

4. There is an existing 8-inch public sewer main terminating in a manhole at the end of NW
Mirador Place which was installed with the Coronado Subdivision improvements. A 4-inch
sewer lateral was stubbed to the site.

5. There is an existing 12-inch public storm drain in NW Mirador Place which was installed with
the Coronado Subdivision improvements, and there is an existing public 10-inch storm drain
located in NW Autumn Street with a 10-inch lateral located in an easement between 3080 and
3098 NW Autumn Street. The 10-inch storm drain in the easement terminates in a field inlet at
the SE corner of tract B.

6. The proposed on-site storm drainage system is private.

7. With additional development of the site, public improvements are required as identified in the
application and on the utility plan dated 3/11/13 including water services and a fire hydrant on
the existing 8-inch water main (see Condition # 9). The existing sewer lateral will need to be
evaluated based on the pumping characteristic of the proposed private sanitary sewer lift
station (see Condition # 12).

CONCLUSIONS

The applicant is proposing public improvements for the additional site development consistent with
the above LDC standards. As noted, infrastructure with sufficient capacity is available to serve the
site. The applicant shall connect to existing City services and proposed connections will be
reviewed though Public Improvement by Private Contract Permits (PIPC) and building permit
reviews.

Section 4.0.30 - PEDESTRIAN REQUIREMENTS
a. Sidewalks shall be required along both sides of all streets, as follows:

1. Sidewalks on Local, Local Connector, and Cul-de-sac Streets - Sidewalks shall be a
minimum of five ft. wide on Local, Local Connector, and Cul-de-sac Streets. The
sidewalks shall be separated from curbs by a tree planting area that provides at least six
ft. of separation hetween the sidewalk and curh, except that this separated tree planting
area shall not be provided adjacent to sidewalks where they are allowed to be located
within Natural Resource areas governed by Chapter 4.12 - Significant Vegetation
Protection Provisions and Chapter 4.13 - Riparian Corridor and Wetland Provisions. This
separated tree planting area shall also not be provided adjacent to sidewalks where they
are allowed to be located within drainageway areas governed by regulations in Chapter
2.11 - Floodplain Development Permit and Chapter 4.5 - Floodplain Provisions.
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3 Sidewalk Installation Timing - The timing of the installation of sidewalks shall be as
follows:
b) Except as noted in “c,” below, construction of sidewalks along Local, Local

Connector, and Cul-de-sac Streets may be deferred until development of the site and
reviewed as a component of the Building Permit. However, in no case shall construction
of the sidewalks be completed later than three years from the recording of the Final Plat.
The obligation to complete sidewalk construction within three years will be outlined in a
deed restriction on affected parcels and recorded concurrently with the Final Plat.

FINDINGS OF FACT — PEDESTRIAN IMPROVEMENTS

1. The plat for Coronado Subdivision shows a 49-foot radius for the cul-de-sac right-of-way,
which allows for 6-foot planter strips and 5-foot sidewalks.

2. With development of the site, sidewalks will need to be installed prior to occupancy of the
building (see Condition #10), abutting the commercial driveway entrance into Tract B.

CONCLUSIONS
Provisions exist to install City standard landscaping strips and sidewalks. Per Condition #10, this
code standard will be addressed per LDC standards at the time of building permit.

4.0.40 - BICYCLE REQUIREMENTS

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

1. For the purposes of this Section, safe and convenient means bicycle facilities that
are free from hazards and provide a direct route of travel between destinations.

FINDINGS OF FACT — BICYCLE REQUIREMENTS

1. The subject fronts a local street which provides for a shared vehicular and bicycle area.

CONCLUSIONS
The existing conditions meet current LDC requirements.

Section 4.0.50 - TRANSIT REQUIREMENTS

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

2. All developments shall provide safe, convenient pedestrian walkways between the
buildings and the transit stop, in accordance with the provisions of Section 4.0.30.b.
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FINDINGS OF FACT — TRANSIT REQUIREMENTS

1. The subject site is served by transit routes 2, 7 and 4 on NW Elks Drive, and Route 7 on NW
Satinwood Drive.

2. With build out of the Coronado Subdivision, the site will be connected via sidewalks to these
transit routes.

CONCLUSIONS
The existing conditions meet current LDC requirements.

APPLICABLE DEVELOPMENT STANDARDS — PUBLIC STREET IMPROVEMENTS (CHAPTER

4.0)
LDC Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS

c. Although through-traffic movement on new Local Connector and Local Streets usually is
discouraged, this may not be practical for particular neighborhoods. Local Connector or Local
Street designations shall be applied in newly developing areas based on review of a street
network plan and, in some cases, a traffic study provided with the development application. The
decision regarding which of these designations will be applied is based on a number of factors,
including density of development, anticipated traffic volumes, and the potential for through traffic.

Street network plans must provide for connectlvity within the transportation system to the extent
that, generally, both Local Connector and Local Streets will be created within a development.
Identifled trafflc calming techniques, such as bulbed Intersectlons, etc., can reduce traffic speeds
and, where included, are to be constructed at the time of development. To further address traffic
speeds and volumes oh Local Connector and Local Streets, the following strest designs, along
with other designs intended to reduce traffic speeds and volumes, shall be considerad:

1. Straight segments of Local Connector and Local Streets should be less than .25 mile in
length, and include design features such as curves and T intersections.

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

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

FINDINGS OF FACT

1. The proposed planned development is for a ten-unit multi-family development (Apartments), on
a 35,223 sq. ft. (0.81 acre) tract.

2. The estimated trips for the site based on Institute of Transportation Engineers, Trip Generation
Manual, are 5.69 trips in the a.m. peak hour and 6.51 trips in the p.m. peak hour. The number
of trips generated by this site is below the 30 trips per hour threshold to require a full traffic
study per LDC 4.0.60.a. The number of estimated daily trips from the development, based on
ITE Standards, is 66.5 trips per day.

3. Site access is provided off the end of the cul-de-sac on NW Mirador Place, an improved local
street. The cul-de-sac is approximately 600 feet long and 18 existing lots are served by it. No
other public street access is provided to the site.

4. A cul-de-sac is a dead end street which limits connectivity and the potential for through traffic.
It is expected that a cul-de-sac would typically have lower average speeds than a through
street.

5. Due to existing development in the area, there is no feasible solution to extend the end of NW
Mirador Place to connect with another street and provide connectivity.
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6. Local streets are described in the Corvallis Transportation Plan on Page 3-8. Table 3-4 calls
out volumes of less than 2,000 vehicles per day and speeds of 15-20 mph for local streets.

7. City Council Policy CP08-9.07 addresses neighborhood traffic calming. The policy states that
volumes must typically exceed 300 vehicles per day and exceed the posted speed limit by 5
mph to qualify for evaluation of neighborhood traffic calming.

8. An emergency access easement is provided through the adjacent Regent retirement center
parking lot, and connects to the end of the cul-de-sac, allowing two emergency access routes
to the site.

9. The applicant submitted a response to this LDC section in a letter dated May 3, 2013. In that
response, they propose this section of LDC in regard to the number of units on a cul-de-sac
uses the language “should” and is therefore not mandatory. In summary they state:

e Cul-de-sacs serving 18 units or less are not mandatory under the LDC;

s The total traffic which would be generated by a fully developed Mirador Place,
including Tract B would not trigger the City established thresholds to allow post-
development construction of traffic calming measures;

There are no fire code provisions which limit the cul-de-sac to 18 units; and
Mirador Place is a local street with a constructed capacity of at least 8 times
more trips than the actual quantity of daily trips which will be generated at full
build out.

10. All traffic on a cul-de-sac has one way out and one way in, and all trips will take that route.

11.The Fire Department did not have any comments in regard to the cul-de-sac configuration. The
building is required to contain a fire suppression / sprinkler system, based on Fire Department
comments (see Condition # 16).

CONCLUSIONS

Concerns regarding traffic volume and speed, as well as emergency service to the site have been
addressed. Staff find the proposed and existing street improvements will provide adequate service
to the development site.

Northwest Mirador Place is a local cul-de-sac and has the ability to serve the proposed
development’s transportation needs. The cul-de-sac limits through traffic, speeds, and volumes
consistent with the above LDC criteria. Given the cul-de-sac configuration at the east end of
Mirador Place, through traffic is not anticipated in this area. With proposed development of the
site, the cul-de-sac will still be 600 feet long and would serve 27-28 units, exceeding the18
dwelling unit threshold in LDC Section 4.0.60.c.2. However, anticipated traffic volumes along this
local street would be within the anticipated range for a local street. The full length of Mirador Place
from the cul-de-sac bulb to Satinwood Street is approximately 1,000 feet, which is less than the
0.25 mile length called for in LDC Section 4.0.60.c.1.

Based on the LDC definition of “should” (“Expressing what is desired, but not mandatory”) and
LDC criteria that “cul-de-sacs should not exceed 600 ft. nor serve more than 18 dwelling units”,
Staff conclude that the 600-ft. and 18 dwelling unit specifications are not mandatory. Additionally,
Staff note that the cul-de-sac provision is one item in a list of considerations related to through-
traffic movement and connectivity associated with local streets. Fire Department staff have noted
that, as proposed and conditioned, the development can be adequately served by emergency
vehicles and personnel.

Consistent with Staffs’ analysis, the Planning Commission may find the proposed development is
compatible with the area, consistent with LDC Section 2.5.40.04.a(9) and (10), and that a cul-de-
sac with a secondary emergency access is preferable to a through street. Staff find it is
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appropriate to allow additional units in excess of the 18 units since the “should” language in the
LDC allows some discretion based on the circumstances of a particular development proposal,
and is not considered to be mandatory. In this case, the proposed development and its access
from NW Mirador Place are compatible with surrounding development, and the cul-de-sac access
is preferred over a Local Street through connection because it better addresses compatibility
concerns by limiting through-traffic access and reducing traffic speeds, consistent with the intent
of LDC Section 4.0.80.c. Staff also note that a through street connection is not a viable option for
the Tract B development, given the pattern of established development in the area.

Conversely, the Planning Commission may determine that the cul-de-sac provision, when
considered in the context of a Planned Development application, becomes a mandatory
requirement if compatibility concerns related to through-traffic movement, traffic volumes, and
local street connectivity are not addressed. If the Planning Commission finds that the compatibility
criteria related to transportation facilities, traffic, and off-site parking impacts in LDC Section
2.5.40.04.a(9) and (10) have not been sufficiently addressed, when reviewed in the context of the
desired cul-de-sac provisions and other standards in LDC Section 4.0.60.c, and when evaluated in
balance with all other applicable criteria for a Conceptual and Detailed Development Plan, then
the Planning Commission may decide to deny the application.

APPLICABLE DEVELOPMENT STANDARDS — SITE ACCESS and STREETS (CHAPTER 4.0)

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

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

k. Location, grades, alignments, and widths for all public and private streets shall be considered in
relation to existing and planned streets, topographical conditions, public convenience and safety,
and proposed land use. Where topographical conditions present special circumstances,
exceptions to these standards may be granted by the City Engineer provided that the safety and
capacity of the street network is not adversely affected. The following standards shall apply:

8. Right-of-way and improvement widths shall be as specified in the Transportation Plan and
Table 4.0-1 - Street Functional Classification System,
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Arterial 2 Meighborhood Local Local
Highway fsterial Colieetar Collector Connectior
[Auto amenities (lans 2-5Lanes(11- | 2-5Lanes (121.) | 23 lanez (1T /) | 2Lanes (10T 2 Lanes {14Gf.) Shared Surface
widths 14 7t}
Bike amenities® ZLanes (B 1) 2 Lanes (B1.) 2 Lanes (6 f.) ZLanes (BR.] | Shared Sudsce Shared Surface
Fedestrian amenities |[2 Sidewalks (6 i) | 2 Sidewalks (5 1) |2 Sidewalks (5 L) | 2 Sideswalk= (£ L] | 2 Sidewalks (S 1. 2 Sidewalhs (S
Ped. Islands Ped |zlands
[Transit Typicsl Typical Typical Tiypicsl Pemizsibienal | Permmissinlenot typical
tprcal
Managed epeed” 20 mph - 55 mph | 25 mph - 45 mph | 25 mgh - 25 migh 25 mph 25 migh 1520 mph
ICwri-to-curh width®
(D wiay)
Mo on-zlreet A f-adit G4R-TIR Mt AST 321 ) 20"
parking
Parking one 42f -84 1 M HA A0 287t 2ot
side
Harking boin SUT -4 1 TA MA AE JH-24 1 Hn
sides
Traffic catming® Mo Pemissibils! not Typizal Femizsiine Pemtiasible
typical
Prefermred adjzcant High Intenaity High Intersity Med. to High Mediuny Inten=ity Med, to Lon Lizw inlansity
land wee Intensity Intensity
|&eoass control = Yes Same (1} M Mo
[Tum lane= Contipuous Typecal st Mea ftypica Mot typea! Mot typicsl
andlor intersectons
medians with with Lriensls or
ped, islands Collestars
Planting stips — Two - 12 Two - 12 ft Two - 121 Twio- 12/ Twa -6 ft. Two-6f°
Excapl Gomss Except gcmss Except aoross Excspt atross Exeepiatross  (Expaplacross areas of
areas of Nahusa) areng of Nalurs! | aregs of Natural zrens of Matural areags of Matursl Mzturel Features™
Feahves Featursa Feahires Feahkes Feahires
[Through-traffic Eomary funchion Tyoical furctiop Typicial funetion Permisziide Pemmesille function
connectyity fumeton

=

i

from & Secondany BorSss ol

ana the sidewalk, o eifher side o the sireet

1 Thesze sizndards oo not preciucs ihe Reability cur=nily allowsd thrawgh 1he Fanmed Development process 0 Ohapier 215 - Ranned Deveiopment.

Lane wiaths shown are tha preferrad comstroction stanaards that appry Io.smsimg routes atiapcen b it areas of new developmeal, and o nevy constucten
mites, On Arerisl and Coll=cior madways ar absoluts mnimdm for safiety concema iz 10 &, Such minimums ane sxpected oo oo only n loeatans where
exisfing development alang 20 estabished sub-standsm mute or other severs physical constrars preclude constuction of the preferred Facilay width

3. An abzoliise mininiur width for safiety concems s five B which = expected to ocous only n losations whare sdsing developrent along an estabhched sub-
standard rowlE ar ather seviers physles| consrants predudes construction af the prefemed facfity wedih_ Farallsl mubti-use patns i fieu of bike lanss ars not
Fppropnaie alang the AnenakDollsctor systam dus D the multip=a confiicts created for bicycles 3l dmeway and suoewall Imarsectipns: Inrarg instancss
separaten (outf not adjacenth faciftes may privide & propsr function

. Arenzl Highway spesds R the Cenimal Business or other Dommenial zones in uwwban areas may (a2 20-05 mph. Traffie caimng ischnigues, signal fiming. s
ather efons will be used o ke=p trefic Wihn e desred managesd spesd ranges. Design of @ comdor's venteal ang Fomzanizl alignment will focls on prodicng
an gnharced degrae of =afe by for the mansged spasd,

Shr=es dasion for each develocpmient shall provide for emergency and fire yehicke acoess. Sireet widths of l=ss than 28 ft shsll be spplied as a geveloomerit
condfion thredgn the Subdraision grocsss n Chapter 24 - Subardsions and Major Reglats andor e Planned Develmomet process in Chapter 2.5 - Fanned
Dewvelopmenl The condifion may reguire the developer io choose betwesn impraang e strest 1 the 1B-TL stEndead of construcimg e narmwer sireels wWie
parking tays pleced |[ntermittently slong the skreet length. The condrion may requirs firssuppeszve zonmkizr systems for sny owslling unit more than 150 #

¥ To be appiad m A5-E Gnd |ezse mones

3 Traffic calming meludes such maaseres 55 oulben nigrsectons, speed Numos, resed planted mesiEns, mid-olosk curt edisnsons. raffic croles. signage. amd
¢ar=d paving maternals and = sddressad o the Trensporiston Flan

7 Thrdiigh the Planned Development Sewsw Process, fhe planting sinp -along Local Streets and Eround the bulbs of Cu-de-saes may be reduesd o limmaten

L] Whiers orests mus: cness protected MatuaEl Festures sireet widths shell De minimized by proeaging mo on=srest paneng 2md no planng stnpes bemvesn the oem

CORONADO TRAGT B APARTMENTS (PLD12-00005
PLANNING COMMISSION STAFF REPORT

PAQGE 33 of 58

COROMADO TRACT B {PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT B {PAGE 333 OF 403)

62 39Vd - X 119IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 23 of 241

FINDINGS OF FACT — SITE ACCESS & STREETS

1. Site access is provided off the end of the cul-de-sac on NW Mirador Place, an improved local
street.

2. The proposed development includes a commercial driveway approach that will need to
transition to adjacent driveways and the existing setback sidewalks along the cul-de-sac (see
Condition # 10).

CONCLUSIONS

The existing street fronting the site is improved to City street standards with the exception of
sidewalk transitions to the existing setback sidewalk, which will be required as a condition with the
development of the site (see Condition # 10). Staff find that, as conditioned, the proposed street
improvements will meet City standards.

APPLICABLE DEVELOPMENT STANDARDS - LDC Section 4.0.70 - PUBLIC UTILITY
REQUIREMENTS (OR INSTALLATIONS)

LDC Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS)

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

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

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

d. To provide for orderly development of adjacent properties, public utilities installed concurrently
with development of a site shall be exiended through the site to the edge of adjacent
property(ies).

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

FINDINGS OF FACT (PUBLIC WATER UTILITY)

There are existing City utilities in the vicinity of the site.

There is an existing 8-inch public water main located in NW Mirador Place which was installed
with the Coronado Subdivision improvements. This line loops to the north through the Regent
site. An existing 3/4 inch water service is located on the site frontage.

The applicant provided a Utility Plan (Attachment “U”) dated 3/11/13.

New water services and a hydrant will be installed on the existing 8-inch line at the NW corner
of the site.

The Developer will be responsible for the cost of installing any services

The applicant will be required to obtain necessary PIPC permits (see Condition # 9) and
building permits to install services required for the development.

N =

3

ol o
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CONCLUSIONS:

Given Condition 9, as noted above, the development will meet applicable Land Development
Code criteria for City water requirements.

FINDINGS OF FACT (PUBLIC SANITARY SEWER UTILITY)

1. There is an existing 8-inch public sewer main terminating in a manhole at the end of NW
Mirador Place which was installed with the Coronado Subdivision improvements. A 4-inch
sewer lateral was stubbed to the site.

2. To provide sanitary service for the proposed site plan, a private lift station will need to be
installed by the developer which connects to the existing public sewer in NW Mirador Place.

3. With development of the site and building permits, the applicant will need to design a private
sanitary sewer lift station for the site and provide verification of the existing service lateral
sizing (see Condition # 12).

CONCLUSIONS:

An existing public sanitary sewer service is provided to the site and meets applicable Land
Development Code criteria for City sewer requirements. The private sewer connection to the
public service will need to be permitted by the City, and requires a private sanitary sewer lift
station due to topography (see Condition # 12). As conditioned, the proposal is consistent with
the applicable review criterion for public sewer utilities.

FINDINGS OF FACT (PUBLIC STORMWATER UTILITY)

1. There is an existing 12-inch public storm drain in NW Mirador Place which was installed with
the Coronado Subdivision improvements, and there is an existing public 10-inch storm drain
located in NW Autumn Street with a 10-inch lateral located in an easement between 3080 and
3098 NW Autumn Street. The 10-inch storm drain in the easement terminates in a field inlet at
the SE comer of tract B.

No additional public improvement for storm drainage is necessary to serve the site.

The applicant provided a Utility Plan (attachment “U”) dated 3/11/13.

Private storm water detention and stormwater quality criteria are addressed under LDC section
4.0.130, below.

BN

CONCLUSIONS:

No additional City storm drain mains are necessary to serve the site. The application is consistent
with applicable Land Development Code requirements for public storm drainage. The applicant
will be required to get applicable plumbing permits for private facilities with the building
construction, based on the discussion below.

Section 4.0.80 - PUBLIC IMPROVEMENT PROCEDURES

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

FINDINGS OF FACT — PUBLIC IMPROVEMENT PROCEDURES

1. A permit for public improvements is required for work within the ROW. Typically these permits
are issued by the Engineering Division. For minor public improvements the permits may be
issued in conjunction with the building permits through Development Services.

2. Installation of the new fire hydrant will require a public improvement by private contract (PIPC)
permit (see Condition # 9).

CONCLUSIONS
Given Condition #9, the applicaticon is consistent with this section of LDC requirements.

APPLICABLE DEVELOPMENT STANDARDS - Section 4.0.80 - FRANCHISE UTILITY
INSTALLATIONS

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

FINDINGS OF FACT (FRANCHISE UTILITIES)

1. Existing franchise utilities are located in the vicinity of the subject site.
2. The applicant will need to obtain the franchise utility services they need through the
franchise utility companies concurrent with the building permits.

CONCLUSIONS:
The application is consistent with applicable Land Development Code requirements.

APPLICABLE DEVELOPMENT STANDARDS - Section 4.0.100 - LAND FOR PUBLIC
PURPOSES

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

FINDINGS OF FACT (UTILITY EASEMENTS)

1. Consistent with the above LDC requirements and to facilitate future underground
installation of franchise utilities, a 7-foot utility easement was granted adjacent to the
dedicated ROW, on the Coronado Subdivision plat.

CONCLUSIONS:
Given the existing utility easement, the application is consistent with applicable Land
Development Code requirements.

CORONADOQ TRACT B APARTMENTS (PLD12-00005)

CORONADO TRACT B (PLD14-00005)
;ﬁNJggfggMMISSION SR SR OHT PLANNING COMMISSION STAFF REPORT

ATTACHMENT B (PAGE 361 OF 403)

¢eY 39Vvd - X 1L19IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 26 of 241

LDC Section 4.0.130 - STORM WATER MANAGEMENT MEASURES

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

b. When Detention and/or Retention are Required - See also Section 4.2.50.04 of Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting.

2. Expansion and Redevelopment -

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

c. Use of water quality features shall be consistent with the Corvallis Design Criteria Manual.
Water quality features within the regulated Riparian Corridor shall be located outside of
the applicable riparian easement area. The riparian easement shall be re-vegetated
consistent with Sections 4.13.50.d.1 and 4.13.50.d.2 of Chapter 4.13 - Riparian Cormridor and
Wetland Provisions.

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

FINDINGS OF FACT — STORMWATER MANAGEMENT MEASURES

1. The owner of the property east of the development site (3028 NW Autumn Street) has
expressed concerns over private Stormwater runoff from the site, based on on-going
drainage issues.

2. The applicant is proposing private drainage improvements with site development as part of
the Planned Development. The applicant addresses these facilities in the letter dated
March 18, 2013, on pages 12 & 13 (Attachment B — page 301 and 302). Site drainage will
be collected through a private storm drainage system consisting of catch basins and pipes
and will be detained and treated for water quality. Stormwater detention and stormwater
quality facilities will connect to the existing storm drain line at the SE corner of the site
which flows to Autumn Street. Due to slopes, the detention will be in an enclosed private
underground pipe system and water quality will be provided by a private stormwater filter
system (see Condition #8).

CONCLUSIONS
Given Condition #8, the application is consistent with applicable Land Development Code
requirements for private stormwater detention and water quality improvements.

APPLICABLE STANDARDS - Section 4.0.140 - ROUGH PROPORTIONALITY

If an applicant intends to assert that it cannot legally be required, as a condition of Building Permit or
development approval, to provide easements, dedications, or improvements at the level otherwise
required by this Code, the Building Permit or site plan review application shall include a rough
proportionality report in accordance with the provisions of Section 1.2.120 of Chapter 1.2 - Legal
Framework.
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FINDINGS OF FACT (ROUGH PROPORTIONALITY):
1. The applicant did not submit a rough proportionality report in accordance with the
provisions of Section 1.2.120 of Chapter 1.2 - Legal Framework.

CONCLUSIONS:

Construction of public improvements, as cited in the report, implement legislatively prescribed
standards and improvements necessary to serve the site. Nexus and rough proportionality
findings may not be required. However, given the benefits to the development of the required
setback sidewalk improvements and connectivity to the existing public infrastructure, Staff find
that the requirements have nexus and are roughly proportional to the benefits received.

APPLICABLE STANDARDS - Section 4.0.140 — PEDESTRIAN ORIENTED DESIGN

Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED

DESIGN STANDARDS

The requirements in Chapter 4.10 - Pedestrian Oriented Design Standards shall apply to
the following types of development in the RS-12 Zone:

a. All new buildings or structures for which a valid permit application has been
submitted after December 31, 2006;

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS
THREE UNITS OR GREATER, TOWNHOME, TRIPLEX,

FOURPLEX, AND APARTMENT RESIDENTIAL BUILDING TYPES

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to

Pedestrian Areas
a. Orientation of Buildings
1. Primary building entrances shall face the streets or be directly

accessed from a public street right-of-way or private street tract by a
sldewalk or multl-use path less than 200 ft. long (distance measured
along the centerline of the path from a publlc street right-of-way or
private street tract), as shown In Figure 4.10-13 - Primary Bullding
Entrances Within 200 Ft. of the Street, below. Primary entrances may
provide access to individual units, clusters of units, courtyard
dwellings, or common lobbies. Entrances shall open directly to the
outside and shall not require passage through a garage or carport to
gain access to the doorway. This provision shall apply to
development of attached single-family dwelling units {three or more)
and to development of three or more units on a single lot in any
configuration of building types as allowed by the associated zone.

3. Off-street parking and vehicular circulation shall not be placed
between buildings and the streets to which those buildings are
primarily oriented, except for driveway parking associated with single family
development.

b. Percentage of Frontage -
For sites with less than 100 ft. of public or private street frontage, at least 40 percent of the street
frontage width shall be occupied by huildings placed within the maximum setback established for
the zone, except that variations from this provision shall be allowed as outlined in Section
4.10.60.01.a.2, above. See Figure 4.10-17 - Portion of Building Required in Sethack
Area on Sites with Less Than 100 ft. of Street Frontage.

4.10.60.02 - Parking Location
a. Standards
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1. Parking lots shall be placed to the rear of buildings.

FINDINGS OF FACT — BUILDING ORIENTATION:

1. As noted in the discussion under LDC Section 2.5.40.04.a.1, the applicant is requesting
a variation to the standard that requires that primary building entrances be located
within 200 feet from a public street right-of-way (LDC Section 4.10.60.01.a.1), and a
variation to the standard that requires that a minimum of 40 percent of the street
frontage width of the property be occupied by the building placed within the maximum
setback.

2. As noted in the discussion under compensating benefits, Staff concur with the applicant
that the proposed variations aid in allowing the site to be developed according to the
minimum density standards of the RS-12 zone, and that requiring the development to
meet the standard for maximum setback in conjunction with other applicable site
development standards would be nearly impossible. Staff further conclude that
residential development of any density on the site would be nearly impossible, without
the requested variations to maximum front yard setback and pedestrian orientation. An
additional compensating benefit, noted by Staff, is that increasing the setback beyond
the maximum setback provides additional buffering of the development in relationship
to nearby, lower-density residential development.

3. The proposed vehicle parking is located on the south side of the property, behind the
building in relationship to the street to which the building is oriented. The standards in
LDC Section 4.10.60.01.a.3 and 4.10.60.02.a.1 are satisfied.

Section 4.10.60 ¢. Windows and Doors —
Any facade facing streets, sidewalks, and multi-use paths shall contain a minimum area of 15
percent windows and/or doors. This provision includes garage facades. Gabled areas need not be
included in the base wall calculation when determining this minimum 15 percent requirement.

FINDINGS OF FACT — WINDOWS AND DOORS

1. The proposed architectural elevations (see Attachment B — pages 19 and 20) indicate
that the facades on all four sides of the building will have a minimum of 15% windows,
consistent with LDC Section 4.10.60.c.

4.10.60.04 - Menus for Pedestrian Features and Design Variety

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch with at least
a six-in. overhang. Mixed use buildings may provide flat roofs with a
decorative cap, such as a parapet or cornice, that is a distinctive element
from the main wall of the building. Additionally, each structure shall
incorporate a minimum of four of the following eight building design features.
The applicant shall indicate proposed options on plans submitted for building
permits. While not all of the design features are required, the inclusion of as
many as possible is strongly encouraged.

1. Trim - A minimum of 2.25-In. trim or recess around windows and
doors that face the street. Although not required, wider trim Is strongly
encouraged.

2. Building and Roof Articulation - Exterior building elevations that
incorporate design features such as off-sets, balconies, projections,
window reveals, or similar elements to preclude large expanses of
uninterrupted building surfaces. Along the vertical face of a structure,
such features shall be designed to occur on each floor and at a
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minimum of every 45 ft. To satisfy this requirement, at least two of the
following three choices shall be incorporated into the development:
a) Off-sets or breaks in roof elevation of three ft. or more in

height, cornices two ft. or more in height, or at least two-ft.

eaves;

b) Recesses, such as decks, patios, courtyards, entrances, etc.,
with a minimum depth of two ft. and minimum length of four ft.;
and/or

c) Extensions/projections, such as floor area, porches, bay
windows, decks, entrances, etc., that have a minimum depth

of two ft. and minimum length of four ft.

3. Bullding Materlals - Bulldings shall have a minimum of two differant
types of building materials on facades facing streets, including but not
limited to stucco and wood, brick and stone, stc. Alternatively, thay
shall have a minimum of two different patterns of the same building
material, such as scalloped wood and lap siding, etc. on facades
facing streets. These requirements are exclusive of foundations and
roofs, and pertain only to the walls of a structure.

4. Increased Eaves Width - Eaves with a minimum 18-in. overhang.

5. Increased Windows - A minimum area of 20 percent windows and/or
dwelling doors on facades facing streets, sidewalks, and muiti-use
paths. This provision includes garage facades. Gabled areas need

not be included in the base wall calculation when determining this
minimum 20 percent calculation.

6. Increased Roof Pitch - A minimum 6:12 roof pitch with at least a six-in.
overhang.

7. Architectural Features - At least one archltectural feature Included on
dwelling facades that face the street. Archlitectural features are

defined as bay windows, oriels, covered porches greater than 60 sq.

ft. in size, balconies above the first floor, dormers related to living
space, or habitable cupolas. If a dwelling is oriented such that its front
facade, which includes the front door, is oriented to a sidewalk and no
facades of the dwelling face a street, then the architectural feature

may be counted if it is located on the front facade.

8. Architectural Details - Architectural details used consistently on
dwelling facades that face streets. Architectural details are defined as
exposed rafter or beam ends, eave brackets, windows with grids or
true divided lights, or pergolas integrated into building facades. If a
dwelling is oriented such that its front facade, which includes the front
door, is oriented to a sidewalk and no facades of the dwelling face a
street, then the architectural feature may be counted if it is located on
the front facade.

FINDINGS OF FACT — ARCHITECTURAL DESIGN VARIETY

1. The proposed building architecture includes window and door trim that is 3.5" wide,
building and roof articulation that includes 2-ft. roof eaves and 7°-6” by 10’ porches or
balconies, a stepped foundation that helps to break up the fagade and provides roof
offsets, additional windows on the south and north facades that exceed 20% of the area
of those facades, a mix of horizontal lap and shingle siding, a 7:12 roof pitch, and
additional architectural details consistent with the design variety standards in LDC
Section 4.10.60.04.b. Thus, the architectural design variety standard is satisfied,
because eight out of eight menu options have been chosen.
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4.10.60.06 - Pedestrian Circulation

b. Standards
1. Continuous Internal Sidewalks - Continuous internal sidewalks shall
be provided throughout the site. Discontinuous internal sidewalks shall
be permitted only where stubbed to a future internal sidewalk on
abutting properties, future phases on the property, or abutting
recreation areas and pedestrian connections.

2. Separation from Buildings - Internal sidewalks shall be separated a
minimum of five ft. from dwellings, measured from the sidewalk edge
closest to any dwelling unit.

¢. Connectivity - The internal sidewalk system shall connect all abutting streets
to primary building entrances. The internal sidewalk system shall connect all
buildings on the site and shall connect the dwelling units to parking areas,
bicycle parking, storage areas, all recreational facility and common areas,

and abutting public sidewalks and multi-use paths.

d. Sidewalk and Multi-use Path Surface Treatment - Public internal
sidewalks shall be concrete and shall be at least five ft. wide. Private internal
sidewalks shall be concrete, or masonry; and shall be at least five ft. wide.

f. Safety Adjacent to Vehicular Areas - Where internal sidewalks parallel and
abut a vehicular circulation area, sidewalks shall be raised a minimum of six
in., or shall be separated from the vehicular circulation area by a minimum
six-in. raised curb. In addition to this requirement, a landscaping strip at least
five ft. wide, or wheel stops with landscaping strips at least four ft. wide, shall
be provided to enhance the separation of vehicular from pedastrian facilities.

FINDINGS OF FACT — PEDESTRIAN CIRCULATION

1. The proposed development includes a continuous internal sidewalk, constructed of
concrete that serves all primary entrances for each dwelling unit, and connects to the
public sidewalk on NW Mirador Place. This is consistent with LDC Section 4.10.60.06(b)
and (c).

2. The proposed internal sidewalk is located a minimum of five feet from the building
facades, except where connections are made to the primary building entrances. This is
consistent with LDC Section 4.10.60.06.b.2.

3. The application does not include a required five foot landscaping strip between the
sidewalk that runs along the south side of the building, and the parking area. This is not
consistent with LDC Section 4.10.60.06.f. There appears to be enough Green Area
south of the building to relocate the sidewalk so that the landscape buffer is provided on
both sides of the sidewalk. A condition of approval (see Condition # 7) has been
provided by Staff. As conditioned, the application would meet the standard in LDC
Section 4.10.60.06.1.

CONCLUSIONS — PEDESTRIAN ORIENTED DESIGN STANDARDS

The proposed 10-unit apartment development provides an internal sidewalk that serves all ten
units, and provides connectivity to the adjacent public sidewalk along NW Mirador Place,
consistent with the pedestrian circulation standards in Chapter 4.10. The building architecture
includes variety in terms of choice of materials, and articulation in the facade and roof forms,
and exceeds the minimum design variety standards in LDC Section 4.10.60.04.b. As noted in
the discussion under LDC Section 2.5.40.04.a.1, the applicant is proposing to vary from the
standards that require that 40% of the lot frontage be occupied by the building located within
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the maximum setback and from the standard that requires that all primary building entrances
be located within 200 feet of the public street sidewalk on NW Mirador Place. As noted in that
discussion, compensating benefits have been provided to account for the variation. As
conditioned (see Condition #7), the application will be in full compliance with the pedestrian
circulation standards in LDC Section 4.10.60.06. Therefore, the applicable Pedestrian Oriented
Design Standards in LDC Chapter 4.10 are satisfied.

PREVIOUS CONDITIONS OF APPROVAL APPLICABLE TO THE REQUEST

The original 1981 DDP included 14 conditions of approval (see Attachment C — pages 17 and 18)
associated with development of the congregate care facility. Staff have identified 8 conditions out of
14 that are applicable to the portion of the site that is associated with the current Major Modification
request. In 2006, the City approved the tentative subdivision plat for the Coronado subdivision. Staff
have identified 3 conditions from that approval that are applicable to Tract B. Additionally, a 2007
Major Modification approval included supplemental conditions (see Attachment C — pages 131
through 134).The applicable conditions are as follows:

CONDITIONS OF APPROVAL (PD-81-1)

e #1: Adetfailed landscape plan showing the size and type of all plant materials and all
existing trees over 12 inches in diameter, shall be submitted prior to building permit approval.
Mature trees 4 inches or larger in diameter and shrubs 3 feet or larger in height shall be
planted initially to achieve the applicant's landscaping proposal.

e #3: Any signs proposed for use during any phase of development and/or future identification
shall be approved by Planning Commission prior to issuance of any building permit.

e #5: Parking lot, accessway and walkway design and construction, including site drainage
and grading, shall meet the approval of the City Engineer.

e #6: A storm drain extension shall be required from the southeast comer of the property to
drain the proposed public road, and to provide for a future extension to serve the remainder of
the property. The design and construction of this line shall meet the approval of the City
Engineer and shall occur concurrently with the congregate care project.

e #10: Adequate access for fire protection equipment shall be provided as required by the Fire
Marshall.

« #11:. If within one year after occupancy of the congregate care facility it is shown that the
proposed 51 parking spaces are inadequate, the applicant/owner of the congregate care
facility shall supply additional parking immediately adjacent and south of the proposed lot to
meet Land Development Code parking requirements for group care dwelling facilities and the
approval of the City Engineer. Prior to building permit approval for the congregate care facility,
the applicant shall submit a written statement outlining the process for monitoring on-site
parking demand. This process shall be reviewed and approved by the City Engineer and the
Planning Director.
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#12: The building shall be set back from Elks Drive no less 30 feet, no less than 135 feet
from the south property and no less than 55 feet from the east property line. Other applicable
setbacks are included on the site plan.

#14: Retaining walls shall be constructed where required by the City Engineer.

CONDITIONS OF APPROVAL (SUB05-00005 — Coronado Subdivision)

#2: Tree preservation condition requires preservation of 13 specific trees. As discussed
previously in this staff report, two of the subject 13 trees appear to be potentially impacted by
development on Tract B. As noted in that discussion, the two subject trees are proposed to be
retained.

#3. Requires installation of landscaping in the park strip abutting Tract B, and discussed

maintenance responsibilities for that landscaping, which are assigned to the homeowners'
association, through the required CC&Rs.

#4: Requires City review and approval of the CC&Rs for the subdivision.

CONDITIONS OF APPROVAL (PLD07-00010)

Staff have determined that none of the conditions of approval from 2007 Major Modification (see
Attachment C — pages 131 through 134) are applicable to the current Major Modification request.
That application approved an expansion of parking, and clarified emergency access for the Regent
development.

FINDINGS OF FACT

1.

Z
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Staff have identified conditions of approval from the 1981 Detailed Development Plan and the
2006 Coronado subdivision approval that apply to the current Major Modification request.
Condition # 1, associated with landscaping for the Regent facility, was implemented during the
building construction phase of development. As previously noted, a portion of the formal
landscaped area associated with the Regent extends across the shared property line with
Tract B and will be initially removed by the proposed development during construction. The
applicant proposes to install a fire access lane constructed of grass-crete pavers (see
Attachment B - page 13) that will be planted with an evergreen ground cover (see
Attachment B — page 14). The existing landscaped area is also proposed to be occupied by a
new pedestrian sidewalk and covered bicycle parking area. Outside of the proposed
improvements, the existing landscaped area at the south side of the Regent will blend into the
new landscaped Green Area of the apartment site, along the east side of the development.
Removal of the existing formal landscaping associated with the Regent will not impact the
ability of that portion of the Planned Development site to comply with Green Area and other
landscape requirements of the RS-12 zone and LDC Chapter 4.2. Therefore, Condition # 1 is
satisfied, based on the new development plan.

Condition # 3 requires that the Planning Commission approve any signs proposed to be
constructed on the Planned Development site. As noted in the discussion above under the
applicable Conceptual Development Plan review criteria (LDC Section 2.5.40.04.a.7), Staff find &
that the current Land Development Code sign standards for residential development in
Chapter 4.7 sufficiently address compatibility concems. The applicant is proposing to be
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consistent with the standards in LDC Chapter 4.7. Staff recommends that Condition # 3 from
PD-81-1 be modified, so that signs for Tract B, if proposed, are to be consistent with the
standards in LDC Chapter 4.7, and that it will no longer be necessary for applicable sign permit
applications to be reviewed and approved by the Planning Commission (see Condition # 15).

5. Condition # 5 requires that parking lots, accessways, and walkways be designed and
constructed according to the standards of the City Engineer. Additionally, the condition
requires that these facilities be consistent with the City’s grading and stormwater drainage
standards. As discussed above in the findings under LDC Section 2.5.40.04 and LDC Article
IV, the proposed parking lot, driveway, and pedestrian facilities comply with the applicable LDC
standards. The proposed Major Modification is consistent with this previous condition of
approval.

6. Condition # 6 requires a stormwater drainage facility be constructed to serve “the proposed
public road” and the site in general. The proposed public road, internal to the Planned
Development site was never constructed according to the conceptual alignment shown in the
1981 approval. During development of the Regent facility, a stormwater line was constructed
near the southem end of the development site that ties into a public stormwater manhole and
pipe at the southeast corner of Tract B. The applicant is proposing to re-route this facility
around the new building (underground), as discussed in the findings above under LDC Section
2.5.40.04.a.11. As noted in that discussion, the reconstructed stormwater facility complies with
the applicable LDC compatibility and design criteria. The proposal is consistent with Condition
# 6.

7. Condition # 10 addresses fire protection requirements for the development site. As previously
noted, the proposed development includes an emergency access lane located along the north
side of the apartment building. The Fire Department has reviewed the application, and finds
that the design meets the applicable Fire Code criteria. This condition is satisfied.

8. Condition # 11 requires that the vehicle parking use be evaluated after occupancy has been
granted to the Regent, in order to ensure an adequate supply exists. In 2007, the owners of
the Regent facility applied for a Major Modification to add additional vehicle parking near the
southwest corner of the tax lot associated with the Regent development. The additional vehicle
parking was approved by the City, and constructed in 2009 {per case BLD08-01196). This
condition is satisfied.

9. Condition # 12 requires that the Regent building (“The building”) be constructed at minimum
specified distances to the north, east, and south property lines. The setback most applicable to
the Tract B development site is the south property line setback. The condition requires that the
Regent building be set back from the original south property line of the Planned Development
site a minimum of 135 feet. This is the same south property line that is now the south property
line of Tract B. As presently constructed, the Regent building is approximately 170 feet from
the south property line of Tract B. Therefore, Staff find that the condition of approval, requiring
the Regent building to be setback from the south property line a minimum of 135 feet, is
satisfied.

10. Condition # 14 requires that retaining walls be provided on the development site, “where
required by the City Engineer”. The applicant is proposing a retaining wall along the south and
east sides of the parking lot, so that the finished grade of the parking lot complies with the City
Engineer’s grading and slope standards for a private parking facility (refer to the City’s Off-
Street Parking and Access Standards — Grading, page 18). As proposed, the retaining walls
have been designed, consistent with the City Engineer's standards.

11. Condition # 2 from the Coronado subdivision approval requires protection of existing
Significant Trees on the Coronado development site, two of which appear to be potentially
impacted by development on Tract B. As proposed in the DDP for Tract B Apartments, the two
subject trees are to be retained in compliance with this condition.
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12. Conditions # 3 and # 4 from the Coronado subdivision approval address landscape installation
and maintenance requirements for the Coronado subdivision. The required landscaping
includes street trees potentially associated with the frontage improvements for Tract B, and for
any internal landscaping installed as part of the subdivision approval. The final landscape
plans for the Coronado subdivision do not include landscaping internal to Tract B. Additional
discussion is provided below concerning Condition # 4, which addresses the subdivision’s
CC&Rs. As discussed below, and noted above, the proposal is consistent with these previous
conditions of approval.

CONCLUSIONS

Staff have identified applicable conditions of approval from previous land use actions on the subject
site. As noted in the discussion above, and as conditioned (see Condition # 15), the proposed Major
Modification is consistent with these conditions of approval.

LDC DEFINITION OF ‘TRACT’ — BUILDABLE STATUS OF TRACT B

The subject property is identified as Tract B on the subdivision plat for Coronado (see Attachment C
— Page 127). The Declaration statement on the subdivision plat indicates that Tract B “shall be owned
and maintained by the declarants to this plat or their successors and assigns.”

The tentative plat was approved by the City in 2008, and the final plat was recorded in 2007. Up to
that point, the LDC did not have a definition for “Tract’. Based on the State definition of Tract (ORS
215.010), tracts are given the same status as lot or parcel, and have been legally created as a result
of a land division (subdivision or partition) for many years.

The current LDC includes a definition of ‘Tract’, as follows:

Tract - A piece of land created and designated as part of a land division that is not a lot,
lot of record, or parcel. Tracts are created and designed for a specific purpose. Land

uses within a tract are restricted to those uses consistent with the stated purpose as
described on the plat, or in the maintenance agreements, or through Conditions,
Covenants and Restrictions (CC&Rs). Examples include stormwater management tracts,
private access tracts, private street or alley tracts, tree preservation tracts, landscaping or
common area tracts, environmental resource tracts, and open space tracts, etc.

This definition was incorporated into LDC Chapter 1.6 in January of 2009 (per Ordinance 2008-020).
In reviewing the Coronado subdivision plat language (see Attachment C — page 127), Tract B does
not appear to have any specific purposes or use restrictions. Additionally, in the Staff report for the
Coronado tentative subdivision plat approval (see Attachment C — page 101), it appears that future
development of Tract B was contemplated. Written testimony has been received (see Attachment
E), with concerns about the developable status of Tract B and the Conditions, Covenants and
Restrictions (CC&Rs) for the subdivision. In reviewing the subdivision's CC&Rs, there are three
specific provisions that relate to Tract B (see Attachment B — page 247):
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1. Page 249 - Section 1.5 — Definition of Common Maintenance Areas may apply to Tracts within
the subdivision, if described elsewhere in the CC&Rs. Based on this, Tract B would appear to
be subject to the Common Maintenance Area provisions of the CC&Rs.

2. Page 283 — Landscaping — References landscaping that may be installed on Tract B relative to
public improvements. This would likely be referring to the street trees in the park strip between
Tract B and NW Mirador Place. The Coronado subdivision approval did not include any
additional required landscaping on Tract B.

3. Page 291- “use of the property for attractive single-family residential purposes only”. It is not
clear, in reviewing the CC&Rs, whether this statement applies to all development within the
Coronado subdivision or specifically the Lots. If the intention was to apply this development
restriction to Tract B as well, it is not explicitly stated in the CC&Rs. Such a restriction would be
in conflict with the allowances of the RS-12 zone. Additionally, the City’s approval of the
Coronado subdivision did not include a specific condition that would have applied this
development restriction to Tract B.

Based on the City’s tentative subdivision plat approval, the final plat, and the subdivision’s CC&Rs, it
does not appear that Tract B would be subject to any special use restrictions, when considering the
current definition of “Tract’. However, there is some concern that the CC&Rs for the subdivision
require that the home owner’s association be responsible for any landscape maintenance on Tract B
per the current language in the CC&Rs. To address this concern, which is really a matter to be
decided by the voting members of the association, the CC&Rs should be amended so that the current
owner of Tract B (or its future owner(s)) becomes the party responsible for maintienance (see
Development Related Concern C).

OVERALL CONCLUSION and RECOMMENDATION

Based on the discussion, findings, and conclusions above, Staff find that the application is consistent
with the applicable LDC review criteria for a Major Planned Development Modification. The applicant
has requested several variations to LDC standards, as discussed under the review criterion in Section
2.5.40.04.a.1, above. The application has adequately addressed compensating benefits for the
requested variations, and in balancing competing objectives related to compatibility, Staff find that the
requested variations are supported by the applicable criterion. Additionally, as conditioned, the
proposal has sufficiently addressed compatibility criteria in LDC Section 2.5.40.04(a), the Natural
Features criteria in Section 2.5.40.04(b), and all applicable LDC standards. Finally, the propcsed
Major Modification is found to be consistent with previous applicable conditions of approval that relate
to the development site.

Staff note that the land use history for the subject site provided additional challenges in determining
how the proposal complies with the applicable compatibility criteria, and how those compatibility
cancerns are to be weighed in light of clear and objective development standards and the
Comprehensive Plan density requirements that apply to development of the site. After balancing all of
the applicable compatibility criteria and development standards, Staff recommend that the Planning
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Commission approve the request as described in Attachment B, and as conditioned in this Staff
report. Staff have provided the following recommended motion:

RECOMMENDED MOTION

Motion: | move to approve the proposed Major Planned Development Modification
application for the Coronado Tract B Apartments, as described in Attachment B,
and with conditions, as described in this Staff report to the Planning
Commission. My motion is based upon the Staff recommendation to the Planning
Commission.

CONDITIONS OF APPROVAL FOR PLD12-00005 (CORONADO TRACT B
APARTMENTS)

Conditions of Approval for PLD12-00005 (Coronado Tract B Apartments)

Page # | Condition # | Condition Language

All 1 Consistency with Plans and Previous Approvals: This approval modifies
the 1981 Detailed Development Plan site plan approval, and construction
shall occur consistent with the site plan, floor plans, architectural building
elevations, and applicant’s narrative, as described in Attachment B. Unless
specifically modified below, all applicable conditions from cases PD-81-1 and
PLD07-00010 shall continue to apply. The site shall be developed according
to the preferred layout as depicted on the applicant’s Attachment N
(Attachment B — Page 4).

s OPTIONAL CONDITION AMENDMENT: Should the Planning
Commission find that additional buffering and screening is required
along the southern property line, to fully address applicable
compatibility criteria, the development plans shall be comply with this
Condition # 1, except that the site shall be developed according to the
alternate site plan (applicant’s Attachment N-1 — Attachment B — page
5).
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Conditions of Approval for PLD12-00005 (Coronadoe Tract B Apartments)

Page #

Condition #

Condition Language

12-16

2

Adherence to Land Development Code standards: As illustrated on the
proposed Detailed Development Plan (Attachment B), this approval

authorizes variations to the following LDC standards:

A. Maximum vehicle parking per LDC Section 4.1.20.0.

B. Maximum gradable area per LDC Section 4.14.70.04.c.3.

C. Maximum front yard setback per LDC Section 3.6.30.e.1.

D. Percentage of building within front yard setback per LDC Section
4.10.60.01.b.

E. Maximum distance between primary building entrance and public
sidewalk per LDC Section 4.10.60.01.a.1.

Other than those variations listed above, all development shall comply with
applicable Land Develoepment Code standards. Compliance shall be
demonstrated at time of submittal for Excavation and Grading, site
development, and building permits.

20

Exterior Lighting: All exterior lighting shall comply with LDC Section 4.2.80
and the lighting plan submitted as part of this application (applicant’s
Attachment “Z-A"). All light fixtures shall be designed, and supplemented with
shielding, where necessary to comply with LDC Section 4.2.80.

16

Private Pedestrian / Bicycle Access Easement — The existing private
access easement located on the Regent site, and intended to benefit

residents of the apartments who will walk or bike along the connection
between the new sidewalk on the Tract B site and the public sidewalk on NW
Mirador Place will need to be modified to account for the exact location at
which the new sidewalk near the northwest corner of the apartment building
and existing sidewalk along the south property line of the Regent property
meet, or the proposed new sidewalk will need to be re-aligned so that it
connects to the location where the existing easement abuts Tract B. Prior to
issuance of any site development permits, the applicant shall provide a copy
of the new, recorded easement to Davelopment Services staff, to verify that
access permissions have been granted to residents of the apartments, or
shall modify the new sidewalk alignment according to the existing easement
location.

19

Required Fence — With submittal of the site construction permit applications,
the applicant shall include an opaque fence along the top of the retaining wall
or adjacent to the curb, abutting the entire south and east sides of the
parking lot, so that the fence will help minimize noise and light trespass
across the property lines. The fence shall run from the southwest corner of
parking space # 1 to the northeast corner of parking space # 18. The top of
the fence shall be a minimum of four feet above the finished surface of the
parking lot (so that the combined height of the retaining wall and fence above
the finished surface of the parking lot is at least four feet).
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Conditions of Approval for PLD12-00005 (Coronado Tract B Apartments)

Page #

Condition #

Condition Language

18

Accessory Structures (Carport and Bicycle Shelter) — The proposed

carport and bicycle shelter are subject to the height and setback
requirements specified in LDC Section 4.3.30. As proposed, the structures
meet the minimum setback requirement of 3 feet to the adjacent property
line. With submittal of building permit applications, the applicant shall
demonstrate that the carport and bicycle shelter comply with all applicable
standards in LDC Section 4.3.30. Additionally, the structures shall use
materials that are compatible with the apartment building and surrounding
residential development.

47

Relocate Sidewalk on South Side of Building — The proposed sidewalk
located on the south side of the building shall be relocated a minimum of 5
feet north of the curb abutting the parking area, in order to comply with LDC
Section 4.10.60.06.f. Landscaping shall be provided in this area.

27, 43

Private Water Quality and Detention Facilities - Site drainage will be
collected through a private storm drainage system consisting of catch basins
and pipes and will be detained and treated for water quality per LDC section
4.0.130. Projects that cumulatively create more than 5,000 square feet of
pollution generating impervious surface (pavement accessible to motor
vehicles) are required to provide water quality facilities. The Planned
Development shows detention facilities to mitigate downstream property
owners' concerns. As part of the building plans the developer shall provide
engineered calculations for applicable storm water quality and detention
facilities, consistent with the proposed utility plan in the application,
demonstrating compliance with both criteria outlined in Appendix F of the
Storm Water Master Plan, and criteria outlined in the King County,
Washington Surface Water Design Manual. Due to existing slopes on-site
and downstream property drainage concerns, infiltration facilities are not
recommended.

34

Public Improvements / Fire Hydrant - Any plans for public improvements
referenced within the application or this staff report shall not be considered

final engineered public improvement plans. Public improvements include but
are not limited to a new hydrant lateral and water services. Prior to issuance
of any structural or site utility construction permits, the applicant shall obtain
approval of, and permits for, engineered plans for public improvements from
the City’s Engineering Division. The applicant shall submit necessary
engineered plans and studies for public utility and transportation systems to
ensure that adequate street, water, sewer, storm drainage and street lighting
improvements are provided. Final utility alignments that maximize separation
from adjacent utilities and street trees shall be engineered with the plans for
public improvements in accordance with all applicable LDC criteria and City,
DEQ and Oregon Health Division requirements for utility separations Public
improvement plan submittals will be reviewed and approved by the City
Engineer under the procedures outlined in Land Development Code Section
4.0.80.

35

10

Setback Sidewalks - In accordance with LDC section 4.0.30, setback
sidewalks shall be installed with development of the site, to transition around
the new driveway approach on NW Mirador Place.
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Conditions of Approval for PLD12-00005 (Coronadoe Tract B Apartments)

Page #

Condition #

Condition Language

26

1

Parking Lot Improvements - The applicant will be required to obtain
necessary building permits and install the parking lot consistent with the
dimensional requirements and other standards in the City’s Off-Street
Parking and Access Standards

27

12

Sanitary Sewer Service - With development of the site and building permits,
the applicant will need to design a private sanitary sewer lift station for the
site and provide verification of the existing service lateral sizing.

22

13

Significant Tree Protection: With submittal of the building and site work
permit applications, the applicant shall demonstrate that existing significant
trees in the vicinity of construction will be preserved, as described in the
applicant’s Tree Management Plan (Attachment M) and per the arborist's
report submitted with this application. Prior to issuance of building and site
work permits, the applicant shall install tree protection fencing consistent with
the standards in LDC Section 4.2.20.d and 4.12.60.f, and consistent with the
arborist’'s recommendations.
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Conditions of Approval for PLD12-00005 (Coronado Tract B Apartiments)

Page #

Condition #

Condition Language

All

14

Landscaping Construction and Maintenance: The following landscaping
provisions shall apply to overall development of the site:

Landscape and Irrigation Plans — Prior to issuance of building permits, and
concurrent with site improvements (excavation, grading, utilities, and PIPC
plans, as applicable), the applicant shall submit landscape construction
documents for this site to the Development Services Division, which contain
a specific planting plan (including correct Latin and common plant names),
construction plans, irrigation plans, details, and specifications for all required
landscaped areas on the site. Required landscaping shall be consistent with
the Conceptual Landscape Plan submitted with this application (applicant’s
Attachment W), except that additional ground cover and shrubs shall be
provided in the landscape strip located between the parking lot and the
sidewalk on the south side of the building (see Condition # 7).

Significant Trees to be preserved, as discussed in Condition # 13 above,
and methods of protection shall be indicated on the detailed planting plan
submitted for approval. Where a particular plant or irrigation standard is not
specifically mentioned below, the plans shall comply with LDC Chapter 4.2.

Installation — All required landscaping and related improvements shall be
installed as illustrated on the approved Landscape and Irrigation Permit, and
shall be completed prior to issuance of a final Certificate of Occupancy. The
installation will be inspected and approved by the Development Services
Division, and shall occur prior to or concurrent with final inspections for site
construction permits.

Three-Year Maintenance Guarantee — Prior to final acceptance of the
installation, the developer shall provide a financial guarantee to the City, as
specified in LDC 4.2.20.

Coverage within Three Years - All required landscaping shall provide a
minimum 90 percent ground coverage within three years.

Three-Year Maintenance Guarantee Release - The developer shall provide a
report to the Development Services Division just prior to the end of the three
year maintenance period, as prescribed in Section 4.2.20.a.3 of the LDC.
The report shall be prepared by a licensed arborist or licensed landscape
contractor and shall verify that 20 percent ground coverage has been
achieved, either by successful plantings or by the installation of replacement
plantings. The Director shall approve the report prior to release of the
guarantee.

20

15

Signs — This condition modifies condition # 3 from case PD-81-1, and is
specific to the Tract B portion of the original 1981 DDP. All signs located on
Tract B shall comply with the standards in LDC Chapter 4.7, and shall be
approved by the Development Services Division as part of a sign permit
application. Planning Commission approval for signs located on Tract B is not
required.
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Conditions of Approval for PLD12-00005 (Coronado Tract B Apartiments)

Page # | Condition # | Condition Language
37 16 Fire Sprinklers for Building - The apartment building is required to have a

fire suppression / sprinkler system. Plans submitted for building permit
applications shall comply with the City’s adopted Fire Code.

DEVELOPMENT RELATED CONCERNS

A. Excavation and Grading Plans - Prior to issuance of any construction permits, the applicant
shall submit an excavation and grading plan, including erosion control methods and tree
preservation measures, to the City’s Development Services Department for review and
approval.

B. Infrastructure Cost Recovery - Where it is determined that there will be Infrastructure Cost
Recovery payments from past public improvements, the developer shall pay their required
share of the costs prior to receiving any building permits in accordance with Corvallis Municipal

Code 2.18.040.

C. Coronado subdivision Covenants, Codes & Restrictions — As evidenced in Attachment B —
Pages 242 through 281, the current, adopted CC&Rs for the Coronado subdivision indicate
that the homeowners' association is responsible for maintenance of Tract B. The owners
should modify the CC&Rs accordingly, so that owners of the lots within the Coronado
subdivision are no longer respensible for maintenance of Tract B.
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Cellular Paving Literature
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the environmental paving solution

GrassConcrete

|
PLANNIN OMN ON A FEPOR

ATTACHMENT B (PAGE 379 OF 403)




11 Council 03-02-2015 Pu'blic_‘Hegging Packety | . | Coronado Tract B Section 4 Electronic Packet Page 44 of 241
NN CAX)/ Y | 'MO N\ACT

\ '! '\__'T,[ 1C A\ ! F "..I

] .

m
x
<
o
|
X
U
>
®
m
S
(S
-—

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT B (PAGE 380 OF 403)




Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 45 of 241

Grass Concrete Limited is a UK based company founded upon the principles
of establishing environmental awareness in construction. Since our
establishment in 1970 many of our aspirations that were then ‘alternative’
have now become part of mainstream policy adopted by governments and
planners around the world.

Barely an issue in those days the company set out to change traditional thinking towards paving
technology. The company's credentials have grown with that of its original product, the unique
Grasscrete paving system. Alongside this original invention further paving systems have been
introduced as well as a range of earth retaining walls and green roofing solutions.

With architects and engineers now embracing environmental technology, the relevance of
Grasscrete has never been greater, A product ahead of its time has found its era.

As probably the world's only supplier of a complete range of grass reinforcement products, we
are able to say that Grasscrete stands alone In its unique capabilities. Though often thought of as
a generic reference for grass reinforcement, it's much more than that and, indeed, shouldn't be
confused with other types of grass paving.

The lightweight Grasscrete void former can be easlily and cost effectively shipped throughout the
World. Availability is enhanced by an extensive network of International Licensees,

= Vehicle parking

* Access roads

* Fire and emergency access
* Laybys / pull ins

* Highway verges

» Abnormal load diversions

» SUDS (sustainable urban drainage system)
* Helipads

* Military installations

* Slope protection

* Drainage channels

* Swales Now available in [
s0il tone concrete,
* Spillways Please ask for
further details " _
of Terratone “rratone
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Grasscrete combines the environmental appeal of natural grass with the
engineering principles of reinforced concrete.

This unique cellular structure is created using the Grasscrete void former; vacuum
formed with a patented anti-static coating to prevent concrete adhesion as well
as enabling easy packing and separation.

Key benefits

Modular, pre-cast concrete or plastic systems rely significantly upon grass for stability by forming
a composite tensile matrix. Under constant trafficking the combination of load and vibration can
loosen root anchorage, leaving the surface prone to settlement in a syndrome known as ‘elephant
tracking'.

By contrast Grasscrete isn't structurally influenced by grass and can therefore be frafficked before
grass establishment, The reinforced structure resists differential settlement and the flat, upper
surface and pocket shape minimises vibration.

Grasscrete’s unique pocket profile enables the release of frost heave and hydro-static pressure.
These benefits enable the system to be used over frost influenced ground and in demanding
slope protection works.

With an allowable ground-bearing requirement of just 45kN/m¢, Grasscrete can be installed over
slimmer sub-bases than required for pre-cast or plastic types.

Modular pre-cast concrete or plastic systems require edge restraints or kerbs. For larger projects
intermediate shear anchors may also be needed. Grasscrete however, requires no such details,
enabling it to blend naturally with adjacent finishes with subtle delineation created by a
monolithically cast solid concrete edge margin.
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Pre-cast system

Grasscrete

Load

No reliance upon grass cover
for structural integrity
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Capable of draining at rates of up to 90% that of normal grassland, Grasscrete maintains the
natural equilibrium of ground water re-charge. This serves to reduce the incidence of clay sub-soil
shrinkage and attending instability of local building foundations. By combining with underground
storage Grasscrete can offer the twin options of rainwater harvesting or the creation of a lag time
to mitigate downstream flood potential.

Grasscrete's technology pre-dates what is now commonly termed as Sustainable Urban Drainage
(SUDS) and its principles are equally at home under that heading.

The structure creates a natural biological filter for attenuation or rainwater harvesting taking place
below. With low surface run-off factors, levels can be freed from the normal requirements to create
drainage falls. This offers significant advantages in earthworks design and enables existing
installations to be extended with minimal alterations to infrastructure.

Greenspace mitigation within urban areas Is invaluable in balancing CO, levels created by
vehicular traffic. Located at the actual point of emission, the natural digestion by a grassed
parking area can help to avoid atmospheric CO, build up and reduce the “urban green island
effect”. The ‘feel good’ factor of greenspace cannot be overlooked as street scenes are softened
without losing essential structural performance.

Grasscrete maintains an environmental focus in the use of recycled materials in the manufacture
of the styrene formers. This policy is also extended to the soil pockets and sub-base layers where
recycled materials are encouraged.
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Standard detail

— Geo-textile

Pop-up sprinkier
{can be solar powerec)

Riser pipe on ring main

«— Needle punched geo-textile

| -=— Low fines granular material

“*— Low pemmeability geo-textile
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Grasscrete has been flow tested to rates in excess of 8 metres per
second This enables it to be used in exacting locations such as

emergency spillways.

The same testing process has also shown that when used in water flow Grasscrete is hydraulically
efficient, Under heavy flow, long stemmed grass is flattened with the resulting thatch reducing the
Mannings ‘n’ value for hydraulic roughness to as low as 0.03.

Pre-cast concrete systems require infill panels to create directional changes. These can cause
turbulent flow that becomes a focal point for erosion, Grasscrete by contrast is a continuous slab
with no such weakness.

The ability to easily link together individual slabs means that Grasscrete can be installed with a
number of gangs operating in separate locations. This compares to the linear end-to-end
construction required for pre-cast elements.

e Full concrete
'\ surround to void
e " - - prevents soil
LT '.11‘.‘:-‘“.. ", 2

The natural revetment system

\\) Venting of hydrostatic

uatic plantin
e pl 9 and frost pressure

Geo-lextile
Sand blind to regulated sub-grade

Gravel / stone fill below water line
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Preparation Lay formers

Edge formwork

= S R g 10/20mm
sand

Sub-base

Mesh reinforcement

Concrele to standard
Grasscrete mix design
Pour @igmg board

Melt former tops Top soil and seed
with flame

gun

After nitial settiement, top up
soll levels and seed
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Void fommer size: 600 x 600 x 76mm

Paving depth: 76mm

Mesh reinforcement:  BS4483 Ref. A142 or A193
(200 x 200 x 6mm dia.
or 200 x 200 x 7mm dia )
22mfm?

Topsoil coverage: 24m’/m*

Void former size: 600 x 600 x 100mm
Paving depth: 100mm
¢ g v, Mesh reinforcement: ~ BS4483 Ref. A193 or A252
RUE RIA A (200 x 200 x 7mm dia.
X &mém %‘; or 200 x 200 x Bmm dia.)
70 M st B8 BT Lotk Concrele coverage:  15.50m?/m?
Topsoil coverage: 18m*/m’*
Void former size: 600 x 600 x 150mm
Paving depth: 150mm
A D Mesh reinforcement: %4332026 Bﬁiadz A393
AR Y S x X J
: ‘ ?;-%;g ‘*"’*"%’ or 200 x 200 x 10mm dia )
et mw.ﬁ*p Concrele coverage: 11.50m#/m*

Topsoil coverage: 12m'm’

Specification
Grasscrete cast on site reinforced cellular paving.

Grasscrete formers type GC......", ....... *mm deep laid on a consolidated sub-base with a 10/20mm
blinding layer of sand. Steel mesh reinforcement to BS4483 reference .......", weighing ....... *kg/rm?.
Concrete 30MN/m2 at 28 days with air entrainment of 3%. 10mm maximum aggregate and a

... 'mm slump placed around formers and mesh and levelled 1o tops of formers. (Where coloured
concrele is required please suffix the GC former type reference with “Terralone” eg *GC3/Terralone”.)
After 48 hours melt exposed tops of formers and fill with sail. Following settlement sow Grassmix
No......." at a rate of 50g/m? and top up with fine friable topsail, apply fertiliser as necessary.

Expansion joints shall be incorporated at 10 x 10m centres and shall consist of 25rmm wide
pre-soaked softwoaod filler.

or (for GC2 with A333 mesh only) Normally only used for heawy load transference:

Expansion joints shall be incorporated at 10 X 10m centres and shall consist of 25mm wide
foamboard filler with 20mm diameter x 300mm long sawn mild steel dowels at 400mm centres with
cap and debond to one side. Joint shall be sealed with cold applied sealant.

*Refer to data in Grasscrete EmstahreandSpec:ﬁcaMnGuidaforﬂamsmbeaompbfed
e aa == — o e = = = =
T P S Y
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Vehicular Maximum Grasscrete Depth  Relnforcement Minimum  Sub-base
vehicle type Sub-base type
use weight depthe
4 (UK)
0 - 3.4 tonnes GC3 76mm A142 100mm Specification
for Highway
A-4 1 1
3 3 tonnes GC3 76mm A193 S0mm Worke C!
4.3-10.8 tonnes GC1 100mm A193 150mm 803 Type 1
sub-base
10.8 - 13.3 tonnes GC1 100mm A252 150mm  (Intenational)
40mm down
13.3 - 30.0 tonnes GC2 150mm A252 150mm crushed stone
granular
30.0 - 40.0 tonnes GC2 150mm A393 200mm sub-base

*Assumes a free draining allowable ground beanng of 45kIN/m? which should also be sufficient o enable
construction plant/delivery access.

Water Water flow rate  Grasscrete Depth  Reinforcement  Preparation
‘ type (all types)
environment
Upto 45 GC3 76mm A142 Trimmed earth
metres/second sub-grade
Up10 6.0 GC1 100mm A193 Sand blind
metres/ second Suitable geo-texille
Upto 9.0 GC2 150mm A252 Fine protective
metres/second cover of sand
Seed Mix  Sowingrate ‘Specification fempsrats Europesn)  Application
SpeCIf |Cati0n No 1 35gms/m? 50% perennial ryegrass Vehicular parking,
20% slender creeping red fescue amenity areas

25% strong creeping red fescue
5% browntop bent

No. 2 30gms/m? 20% chewings fescue Fire paths, shaded
20% slender creeping red fescue low maintenance areas
30% strong creeping red fescue
25% hard fescue
5% browntop bent

No. 3 20gms/m* 25% perennial ryegrass Slopes, road verges
20% strong creeping red fescue
30% hard fescue
10% smooth stalked meadow grass
10% browntop bent *For other climate types
5% white clover please contact us

Please contact us for further information and advice relating to special mixes for applications such as water
courses and spillways

1
|
1
|
|
=1
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i
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Grass Concrete Limited

Duncan House, 142 Thomes Lane, Thomes,
Wakefield, West Yorkshire WF2 7RE, England

Tel: +44(0)1924 378443 Fax: +44(0)1924 290289

Flease nole thal information is given in good faith, without warranly and subject fo alteration withou! prior notice.

s Tl range of orocnuras and techviical gusdes are avaiabye upon reruest
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GrassConcrete
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1) DEVCO

engineesrling |nec. n ZASNE Canilen PO Boa 1211 Covolils, OR 97330 (541) 757-899) Fox (5415 7579835

31 December 2014 B ™ ’:‘1_'_' _ rrEAJ
Amber Bell

Assistant Planner nec 31 2014
Planning Division

Clty of Corvallis Commvrity Trevelopment
POB 1083 Flannlng Division

Corvallis, OR 97339-1082
SUBJECT:; Tract “B" of Coronado Subdivision PLD 14-00005
Dear Amber,

As clarification and supplemental information to the parking area dimensioning stated on Attachment
“N“ we are submitting herewith a copy of Chapter 7, Parking Geometrics, from the Urban Land
Institute’s “The Dimensions of Parking”. This is the parking guide recommended and distributed by
the Institute of Transportation Engineers (ITE). We have also included a copy of City of Corvallis
Standard Detail No. 111, Parking Stall Layout. The applicant proposes meeting the minimum
dimensions for full size parking spaces using the ITE standards; and, for compact spaces meeting the
minimum dimensions of City Standard Detail No, 111. The proposed specific minimum dimensions
are marked on each standard.

The City of Corvallis ofi-street parking and access standards state —

“These standards are not intended to be replaced for innovative design and concepts. If such a
circumstance arises and the innovative design is consistent with the objectives for the City, the design
may be approved.” The applicant has proposed an innovative design in response to constrained site
conditions and the requirement to meet the minimum housing density standards of the site's
comprehensive plan designation,

The off-street parking standards are supplemental to but not part of the Land Development Code,
thus the proposed use of ITE parking dimension standards is not a variance to LDC standards.

If you have any questions, please do not hesitate to call me.
cerely,

c,v(/%,qh\ = e T e

Lyle E. Hutchens
Project Manager

LEH/jp
(8-402 abell 12-31-14 docx

o Group C, LLC
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On Anagle Compact
Dimension Dicgram 45 60 75 80 Spaces
—ame Stall width, pardllel to alsle A 127 104 8.3 9.0 B.5
Stall length to line B 250 220 2040 1385 160
=——— Stall depth tc wall c 17.5 18.C 18.5 18.5 16.0 ————
——————n, Alsle width between stall lines D 120 180 23.0 26,0 20.0 =f——
Stail depth, interlock E BE 75 Y8& 185
Module, wall to interlock F 448 525 61.3 63:.0 S52.0
Module, interjocking G 428 510 1.0 630 520
Module, Interlock to curb face H 428 502 588 608 500
Bumper overhang (typical) | 2.0 3 | 2.8 25 2.0
Offset J 6.3 &7 0.5 0.0 —
Setback K 11.0 B3 5.0 Q.0 —
Cross cisle, one—way L 140 140 140 140 140
Cross cisle, twoc—way - 240 240 250 240 240
CITY OF CORVALLIS

PLANNING LEPARTHENT

PARKING STALL LAYOUT

DATD OCTOEER 2003 | SCALE 1Y = 40 STANTARD DETAL ko
!

[mvsn-
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CHRAPTER

STEPHEN J. REBORA, DRYID LOCOCO,
AND MRRY S. SMITH

PATRONS MAY BARELY NOTICE WHEN A PARKING FACILITY works well; but when
parking is poorly designed and difficult to use, patrons will be frustrated—often to
the point where the parking experience will have a negative impact on the business

| or destination that it supports. To aveid such ocutcomes, parking consultants have
| established guidelines for parking geometrics such as the dimensions of parking
stalls, the width of aisles, turning radius, and other factors

Parking geometrics rely on the same basic approach that gaverns the design of
most products, places, and elements of the bullt environment: namely, that in order ta
develop a clear program for what is being designed, you must first have a full unders
standing of what you are designing for Like nearly all aspects of the physical environ-
ment, automobiles are designed on the basis of anthropometric data: measurements

of the human form. Parking facilities, in turn, take inte account (1) the dimensions and
capabilities of vehicles, and (2) the behavior of drivers and pedestrians.

Although vehicle sizes do change over time, they do not change as quickly as one
might think. According to the Federal Highway Administration, the average age of pas-
senger vehicles on the road in 2000 was nine years,' Moreover, it takes manufactur-
ers several years to redesign and retool their vehicle lineup when consumer appetites
change. The increase in gas prices to $4 a gallon in the summer of 2008 caused a
significant decline in the sales of sport utility vehicles (SUVs) and pickup trucks, and
manufacturers had difficulty meeting the demand for more efficient vehicles. However,
SUV and pickup sales increased when thi cost of gasoline fell back to below %3 a gal-
lon, In the coming years, gasoline costs and concerns about global warming and reliance
on foreign oil are expected to result in a decline in vehicle sizes. However, as of 2009

there has not been a shilt in the size of vehicles on the road, nior has there been a shift
in size of vehicles sold in the United States. It will take a change in both public policy
(perhaps taking the form of higher gas taxes or higher fuel-efficiency standards) and in
the desires of the American vehicle purchaser to result in a significant decline in vehicle
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sizes, The fact is that pickups. SUVSs, and other low-gas-mileage
vehicles will be on the road for many years

Parking geametrics, whether for a surface lot or structured
parking, should take inta account the following characteristics:
[> the location of the site;
£ the dimensions of the site;
> site constraints (such as trees, power lines, and buildings);
@ surface conditions
& the proximity, layout, and location of surrounding streets,
B traffic flow;
b parking demand generators
{> local zening and landscaping reguirements, and
> types of patrons likely to use the facility

Because every location is unique, parking geometrics must
be carefully adjusted to maximize the potential of the location
being considerad.

DEFINING THE DESIGN VEHICLE
Parking designers have found It helpful to select 2 “design
vehicle” and then determine the parking space and aisie dimen-
sions that are appropriate for that vehicle, Instead of using the
dimensions of an average-sized vehicle or those of the largest
vehicle on the market, the generally accepted approach is to
usea the dimensions of the vehicle in the 85th parcentile (the
100th percentile refers to the largest car size possible) ?

In datining the design vehicle, designers must include
vehicles that are typically used for personal transportation
and that are likely to be parked in parking facilities: that is,
automobiles and what the industry defines as “light trucks”
According to federal fuel and vehicle-safety standards, light
trucks include SUVs, minivans, and pickup trucks. In recent
years, auto industry analysts have defined a fourth type of
light truck; crossover utllity vehicles (CUVs), which mesat
the federal fuel and safety standards for light trucks but are
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Why Small-Vehicle-Only Parking Spaces Do Not Worl

When the small-vehicle-only parking space was intro-
duced, the mix of automobiles consisted of very large and
very small cars; therefore, the “small-car” or “compact-
only" rule was largely self-enforcing. In one comman lay-
oul, angled spaces for large vehicles were placed on one
side of the aisle, and 90-degree spaces for small vehicles
were placed on the other. The difficulty of making the
turn into the 90-degree parking spaces and the restricted
clearances tor opening doors discouraged drivers of larger
vehicles from using the small-vehicle-only spaces.
However, small-vehicle-only parking spaces did not
remain practical for long, Following the oil crisis of the
mid-1970s, manufacturers first downsized larger vehicles
and introduced new, very small cars. However, since the
mid-1980s, manufacturers have been able to improve the
fuel efficiency of larger cars through aerodynamics, more
efficient engines, and lighter construction. Therefore, they
were able to increase the size of smaller vehiclas and still
meet federal fuel-efficiency standards. As a resull, car
sizes are cancentrated in the middle of the size range. By
the late 1980s, over two-thirds of the vehicles sold in the

typically built on a car platform instead of on a pickup truck
platform. Examples of CUVs include the Toyota RAV4 and
the Chrysler Pacifica,

To help determine the design vehicle, the Parking Con-
sultants Council (PCC) uses data on annual sales of cars and
light trucks that are collected by the weekly Autormotive News,
as well as the publication's specification data for model sizes.
Since 1999, the 85th percentile vehicle in the United States
has varied slightly, but has remained within an inch or two
(25105 centimeters) of 6 feet, 7 inches (2 metars) by 17
feet, 3 inches (5.3 meters). Thus, the PCC has adopted these
dimensions for its design vehicle

in addition, to better understand trends in vehicle sizes,
the PCC monitors changes in seven classes of vehicles size
Three of the classes comprise what are traditionally consid-
ered small cars or trucks, while the remaining classes are
reserved for large cars and trucks, Because the size of an

60 DIMENSIONS OF PARKING

United States were within 1 foot (0.3 meters) in length and
a few inches in width of the traditional boundary between
small and large cars. Therefare, many large cars are able
lo park in small-car-only stalls, zlbeit with some difficulty
If small-vehicle spaces are in a convenient location,
drivers of intermediate or even larger vehicles may
park in the small-vehicle spaces, thus impeding traffic
flow and compromising both the safety and comfort of
turning for other users. Moreover, when large vehicles
are parked in small-vehicle parking spaces, they often
encroach into the adjacent parking spaces, creating a
ripple effect along the row that eventually renders a
parking space unusable—and negates the impraved effi-
clency offered by small-vehicle parking spaces. On the
other hand, if small-vehicle spaces are placed at incan-
venient locatians, small-vehicle drivers may park their
vehicles in standard-sized spaces, forcing later-arriving
large vehicles into small-vehicle parking spaces. In sum,
specially located small-vehicle spaces are not effective
unless a facility is policed ta prevent the drivers of large
vehicles from using small-vehicle spaces, and vice versa.

intermediate vehicle changes over time, the classifications
used by manufacturers and other sources, such as Automo-
tive News, are not reliable means of evaluating vehicle sizes.
Instead, the-PCC compares footprints, or vehicle length multi-
plied by width, to examine changes in size.

GUIDELINES FOR PHRKING
GEOMETRICS

First and foremast, the dimensicns of parking facilities should
be geared to the needs of projected users, For example, facili-
ties that are expected to have high turnaver rates, such as
those that suppart canvenience stores, should have greater
clearances than those {hat support uses with low turnover
rates. Similarly, where a significant portion of users may be

X 119IHX3

elderly people and/or under stress, such as at hospitals, mor

generous dimensions may be appropriate, It is also Impartant'
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Recarmmmended Minimvm Widths for Parking Stalls ~<g=———

Meters
Low turnaver (employees, students, elc.) 2,51-259
Low to moderate .I'urrmver (offices, regional retail centers, long-term airport parking, etc.) 259-2,66
Mud_erate to high turnover (community retail, medical facilities, etc.) 266-2.74
-

Source: Parking Consultants Council, Guidelines for Parking Geometrics (Washingtan, D.C.. National Parking Association, 2002)

to take account of what kind of parking facilities users are
likely ta be accustomed to: for example, a self-park facility in
a downtown location in a large city can be designed with less
generous dimensions than a self-park structure in an upscale
swburban mell or in a smaller, rural community

Finally, designers must be aware that vehicle sizes no lenger
vary significantly by region and locality, SUVs are just as popu-
lar in California and Hawali as in rural areas and the Snowbelt
The sole exception is in the Southwest, where pickups are
more likely to be used for everyday transportation than else-
where in the couniry

Other critical eleaments datermining the dimensions of
parking facilities are the width of the vehicles and the ease of
maneuvering the vehicles into and out of the parking space.
The ease of maneuvering, in turn, depends on three related
factors: the width of the space itself, the angle of parking,
and the width of the aisle. Within reasonable limits, the same
degree of turning comfort can be achieved with a wider aisle
and a narrower parking space, or with a wider parking space
and a narrower aisle.

DETERMINING THE DIMENSIONS OF
PARKING SPACES

Because a parking space that has sufficient clearance for doors
to be opened comfortably will be wide enough for vehicle
maneuvering it the adjacent aisle is properly sized, the widths
of parking spaces have generally been based on required clear-
ances for opening doors (that is, on the necessary distance
between vehicles) Door opening clearances should range from
20 inches (51 centimeters) for vehicles in low-turnover facili-
ties to 24 to 27 inches (61 to 69 centimetars) for vehiclesin

high-turnaver facilities,® Combining these dimensions with the
width of the current design vehicle results in parking-space
widths that range from 8 feet, 3 inches (2.5 meters) to 9 feel,
0 inches (2.7 meters).

As noted earlier, turnover plays a strong role in determin-
ing parking geometrics; parking spaces are no exception,
Figure 7-2 lists recommendations for adjusiing stall widths an
the basis of turnover

Unlike width, the length of a parking space is not affectad
by turnover rate or user type. Currently, the recommended
length of a parking space is 18 fest (5.5 meters). This recom-
mendation is based on the length of the design vehicle—17
feet, 3 inches (5.25 meters)—plus nine inches (23 centime-
ters) to sccount for the typical distance from the bumperof 2
parked vehicle to the end of the stall (i.e, the edge of the stall
farthest from the aisle) *

DETERMINING THE DIMENSIONS OF
DRIVE RISLES AND MODULES

The drive aisle is the space between two vehicles that are
parked directly opposite each other, The parking design term
module refers to the distance created by the width of the drive
aisle, combined with the length of the vehicle (or vehicles)
parked on one (or both sides) of the drive aisle. When a
vehicle is located on only one side of the drive ajsle, this is
referred to as a single-loaded module. When vehicles are
located on both sides of the drive aisle, it is referred to as a
double-loaded module

In the early days of the parking garage, the size of parking
modules was determined by trial and srror. But in the 1950s,
Edmund Ricker, an early pioneer in the field of parking geometrics,
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r1GURE 7-2: Common Parking Dimensions
= Single- p interlock to -
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All dimensians are rounded to the nearest inch

Recammeridalions assume (1) one-way traffic for angles less than 90 degrees, and two-way tralfic lor 90-degree parking: (2) double-loaded asley, and (32 a

design vehicle thal ls &' 77 by 17" 3"

1.In structures, or in lots where at least 30 percent of the stalls have guides or curts, 1 oot (03 melers) may be deducted Irom the aiste width and the comre-

sponding module

2 In stalls that are adjacent lo walls, columns, ar other obstructions that might intedlere with door op

Inches (25 cenlimetets) to the width of the stall,

developed a series of equations that modeled the mavement of
a vehicle into a parking space. These equations are still In use,
although they have been refined over the years to more accu-
rately simulate the relationship between the aisle and a parking
space The combination of these equations and practical experi-
ence has led Lo a set of recommended minimum dimensions for
modules that provide an acceptable level of comfort for the turn-
ing mavement. (See the shaded portion of Figure 7-3)

Parking and traffic consultants have long recommended
that the geornetrics of the parking space and drive aisle be
based on the rotation of the design vehicle to a desirad angle,
rather than on rotation of the actual parking space dimen-
sions. Because the design vehicle is smaller than the dimen-

Ing tr turmmng mo

info the stall, add at least 10

sions of the parking space, the actual resulting width of the
drive aisle Is greater, since the distance from the back of the
parked vehicle ta the end of the parking space can be utillzed
as additional width to the drive aisle. In simple terms, the
drive aisle 1= the space between twao vehicles parked directly

opposite each other, not the distance between the parking
space lines painted on the floor. By tzking this approach, the

consultant can achieve a more efficient parking layout (i.e.,
less surface area per vehicle) with slightly narrower drive aisles
while not compromising the level of comiort for drivers

As noted earlier, recommended stall widths vary depend-
ing on the level of turnover. By starting with the module
dimensions recommended in Figure 7-3 and adjusting the
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3. In stalls that are adjacent to curbs or islands, add at least 10 Inches (25 centimeters) to the width of the stall to reddce the risk of tripping,

4, Ajsle width may be Increased by up to 3 feet (0.9 meters) to provide a higher level of comlor.

5, Light poles and calumns may pretrude into a parking module a maximum of 2 feet (0.6 meters), as lnng as they do nal encroach on more than 30 percent of
the slalls, Far example, either a 1-fool (0.3-meler) encroachment on both sides of the aisle, or a 2-foot (0.6-meter)} encroachment on one side only, would be
acceptable

& Where columns, light poles, or other abstructions encroach on mare than 30 percent of the stalls in the bay, inlérlock reductions cannal be taken.

7. Far sach T-inch (2.5-centimeter) addition to the width of the stall—ta a maximum stall width ot 9 feet (2.7 meters)—3inches (7.6 centimeters) can be

deducted from the meodule withoul decreasing turning comfort,

stall widths according to user needs, the designer can ensure
comfortable parking dimensions,

It is impartant to note that the dimensions listed in this
chapter are recommended minimums. Depending on the
characteristics of the site and the users, it may be prudent
to provide larger spaces and modules, Generally, parking
consultants have found that to maintain the desired level of
comfort it is preferable to increase stall width and decrease
module length. Patrons appreciate the additional stall width
and barely notice a tighter module, It Is recommended that
for each additional inch (2.5 centimeters) added to the width
of a stall, the size of the module should be decreased by three
inches (7.6 centimeters) >

Figure 7-3 lists some recommended dimensions for park-
ing facilities. Figure 7-4 provides further definitions of the
terms used in Figure 7-3. Note that the only dimension that
varies by stall width is the interlock dimension. An inter-
lock occurs with angled parking when two stalls in adjacent
modules perfectly 2lign, creating a herringbone pattern. The
overlap of one of the stalls into the other's module is the
interlock dimension,

In the case of parking lots, the recommended minimum
dimensions assume no physical restrictions, When a curb
stop is not provided, as is the case in the middle of a shopping
center lot, vehicles occasionally pull too far into the parking
space, which reduces the aisle width in the adjacent mod-
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ule. This can be a particular problem in the Snowbell, where
space markings are sometimes obscured. Therefore, when a
curb, wall, or other physical restraint is provided at each park-
ing space, the aisle width (and therefore the overall dimen-
sions of the module) can be reduced by 1 foot (0.3 meters)

In parking structures, columns often extend beyond the face
of the bumper wall or other vehicle restraint, into the module
Encroachments into stall length (and thus into modules) also
accur 2l light poles in parking lots. It is recommended that
such encroachments not reduce the madule by more than 2
feet (0.6 meter) and affect no more than 30 percent of parking
spaces, While it applies Lo all conditions, it is especially crilical
that inlerlack reductions not be taken if there are encroach-
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ments inte mare than 30 percent of the stalls. Moreaver, the

following limitations should apply to the encroachments:

& The module widths recommended in Figure 7-4 may be
reduced by no more than 2 feet (0.6 meters); for example,
a permissible an encroachment would be & inches (15 cen-
timeters) intc the parking spaces on one side af the aisle,
and 1foot, 6 inches (46 cantimeters) on the other side).

& If there are vehicle restraints (such as wheel stops, curbs,
or bumper walls) at every parking space, then the recom-
mended module widths may be raduced by 1 additional foot
(0.3 meters)

In short-span parking structures, columns are occasionally
allowed to encroach on the width of parking spaces, on the the-
ary that as long as the door clears the column when it swings
open, the width of the parking space is adequate. However, the
calumn constraing turning movement intg the parking space,
assurmung that design vehicles are parked on both sides, the
clear space for tumning Into & typical parking space is the width
of the parking space plus at least 20 inches (51 centimeters)
To maintain the same clear space, the parking spaces adjacenl
to walls, columns, or other obstructions miust be widened by at
least 10 inches (25 centimeters) This creates the same level
of comfort for turning into the stalls next to the caluming as
can be fourid in the middle of the bay. If the parking spaces are
not widened, the cars that park in them will park closer ta the
middle of the bay in an effort to avoid the obstructions, thereby
etfectively reducing the stall widths of all the stalls in that row

CONCLUSION

Parking ordinances that require excessively generous parking
geometrics waste land and other resources, and stymie devel-
opment, Such ordinances are alsa often in conflict with ather
cornmunity goals, such as increasing green space and reducing
stormwater runoff. Instead. parking geomnetrics should reflect the
requirements of the vehicles themsalves, and those of users, Fur-
thermare, ordinances should be flexible enough ta allow modifi-
cations based on the principles outlined in this chapter

NOTES

1 US. Department of Transporation, Fedaral Highway Administra-
tion, Otfice of Highway Policy Informatian Web site www.thwadot
gov/ehim/anh00/line3.him
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2. The use of the 85th percentile vehicle parallels 2 pnnciple used in

traffic engineering, which diclales that roadways be designed for the

85th percentile of peak-hour traffic valume

3. Parking Standards Design Associates, A Parking Standords Resort

(Los Angeles: March 10, 1871)

4 Mary Smith, "Parking Standards,” Parking {July-August 1285

5. lbvd ‘
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DEVCO

englilneering Inec C 245NE Conifer PO Box 1211 Corvolils, OR 97339  (541) 757-8991  Fox: (541) 757-9885

06 January 2015

Ms. Amber Bell, Assistant Planner
Community Develapment
Planning Department

City of Corvallis

P.0O. Box 1083

Corvallls, OR 97335-1083

SUBJECT: Coronado Tract B Apartments
(PLD14-00005)

Dear Ms, Bell

Accompanying this letter per your January 2™, 2015 email request and as supplemental information to the
application is a site plan drawing which shows one of the possible ways the site design could meet the
parking standards as proposed by the Applicant and meet City Staff's interpretation of LDC 4.10.60 0&(d)
and (f). The parking dimensions shown on this drawing are consistent with the supplemental information
provide in our December 31", 2014 letter, concerning ITE and City compact space parking dimension
standards.

We have alsa attached hereto, as requested, the project Architect’s review of the building code standards
relative to accessibility.

If you have any guestions or concerns, please do not hesitate ta contact me.

Sm{;erer, g

5'} 2 tJ—J a/ e
Lylet Hutchens
Project Manager

LEH/nre

08402 abell 01-05:2015 docx g v
r“" re ["‘ ': ' ! ! ).

Enclosures g\ WAL —

JAN -6 206

SCANNED

PLANNING C REPORT

ATTACHMENT B {PAGE 401 OF 403)
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RDG

REITER DESIGN GROUP
ARCHITECTS, INC,

MEMORANDUM

To: Lyle Hutchens
DEVCO Engineering, Inc.

From:  Scoft A. Reiter
President
Reiter Design Group Architects, Inc.

Subject; Tract B Plonned Deyvelopment Apartments
ADA Accessible Requliements

Dafe: January 05, 2015

The following is a clafification and explandlion as to the ADA Compliance requirements for the
pioposed Tract B Plonned Development Apariments,

Building and Living Unit Accessibilify:

Type 'A' dwelling units: Per OSSC 1107 6.2.1, in Gtoup R-2 sccupancias, Type 'A' dwelling units
ore required in projects containing more than 20 dwelling units, This project contains anly 10
dwelling units, therefore no Type 'A' unifs are required.

Type 'B' dwelling unifs: Per OS5C 1107.7.2 Multistory dwelling units are net required to be Type 'B’
dwelling units. All of the living units in the proposed design are multisiory or multi-level units.
OSSC 1102 defines "multistory units” ta have haobitable space located on more than one story,
OSSC 202 defines story as "that portion of o building included between the upper surface of o
floor and the upper surface of o floor abave”. The end Type A unit is clearly a multistory unit and
is exemp!, The Type B unils are also mulli level and they are "muliistory' and exempl.

Site Access, Accessible Route, Accessible Parking:

The proposed design provides an accessible roule from the public way o the primary building
entrances and provides an accessible parking space with an accessible route to the secondary
building entrances. As noted above, the buillding is exempt ond the living units are not reguired
lo be occessible or adaptable.

d= KAl

7965 SW CirRUSs DRive = BEAVERTON, OREGON 97008 + (503) 5743036 + FAX (503) 574-2916

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT B (PAGE 402 OF 403)
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ORDINANCE NO. 67-121

AN ORDINANCE annexing contiguous property to the City of
Corvallis, Oregon,

WHEREAS, the City Council of the City of Corvallis by
Ordinance 67-111, passed November 6, 1967, dispensed with sub-
@ittigg the question of the annexation of the property described
in this ordinance to the registered voters of the City, and

WHEREAS, the City Council by that ordinance fixed December 4,
1967, at 7:30 o'clock p.m. in the Council Chambers of the City
Hall, Fifth and Madison Streets, in Corvallis, Oregon, as the
time and place for a public hearing at which time the registered
voters of the City could appear to be heard on the subject of
annexing to the City the property described in this ordinance,
and

WHEREAS, notice of that public hearing was duly and regularly
published in a newspaper of general circulation in the City for
two (2) successive and consecutive weeks prior to that hearing,
being in three (3) publications thereof on November 15, 22, and 29,
1967, and

WHEREAS, said notice was duly and regularly posted in four
L public places in the City for a like period, and

WHEREAS, the public hearing was held at that time and place
and no valid, well-taken remonstrances were made against the cnnexa-
tion, and

WHEREAS, prior to that public hearing the owners of all of
the real property described in this ordinance filed their written
consent to the annexation of the property described in this
ordinance to the City of Corvallis, now therefore,

. THE CITY OF CORVALLIS ORDAINS AS FOLLOWS:

The following described real property contiguous to the
City limits of the City of Corvallis, Oregon:

BEGINNING at the northwest property corner of Survey
#4416 for F, H, J. Dickmann as surveyed by John F, Gannon,
July 8, 1967, located in the H, C. Lewis DLC #47, Sections
23 and 24, T 11 S, R 5 W, W.M., such corner being a 1" x
48" iron pipe; thence S 21°04-1/2' E along the west line of
said property 125.46 feet to the point of beginning; thence
continuing on said bearing (S 21°04-1/2' E) 131.70 feet
to the P,C., of a 19-1/2° curve to the left, proceeding along
the arc of said curve 248,23 feet to the P,T, of the curve;
thence S 69°30~1/2' E 29,42 feet to a point on the west

) ) line of North 9th Street; thence S 25°07-3/4' W along said

L ] | west line of North 9th Street 174.24 feet; thence S 88°30' W
. ‘ 315,20 feet; thence S 20°09-3/4' W 352,03 feet; thence

CORONADO TRACT B (PLD14-00005)
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S 88°29~-3/4' W 1,351.87 feety; thence N 0°26~-1/4' W 850.00
feet; thence N 88°29-3/4' E 1,603,84 feet to the point of
beginning. '
The northwest corner of above referred to Survey #4416
is the northwest corner of tract conveyed to Crepeau by
deed recorded July 26, 1967, No. 82481, M-3719, Microfilm
Records of Benton County, Oregon,
is annexed to tfxe City of Corvallis, Oregon,
‘ PASSED by the Council this 4th day of December, 1967.

APPROVED by the Mayor this 4th day of December, 1967.

(b

ATTEST:

¢ D e w

City Recorder

333
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ORDINANCE NO, 67-111

AN ORDINANCE relating to annexation of property contiguous
to the city limits of the City of Corvallis, Oregon; repealing
ordinance No, 67-99 and declaring an emergency.

WHEREAS, the owners of certain real property contiguous
to the City of Corvallis city limits and located adjacent to the
northerly portion of said city, which property is included in the
description in this ordinance, desire that proceedings be commenced
to annex their property to the City of Corvallis, Benton County;
Oregon; and

WHEREAS, the City Council of said city is of the opinion
that it is for the benefit of said owners of said real property and
of the residents of the City of Corvallis that said property be
annexed into and made a part of said city; and

WHEREAS, it is to the best interests of the residents
and inhabitants of said city that the submitting of the question of
the annexation of said area to the registered voters of said city be
dispensed with and that a day be set upon which the registered voters
of said city may appear before the Council of said city to be heard
on the subject of said annexation; and

NOW, THEREFORE, °
THE CITY OF CORVALLIS ORDAINS AS FOLLOWS:

The submitting of the question of the annexation of the
real property more particularly described hereafter herein into the
City of Corvallis to the registered voters of said city be and the
same is hereby dispensed with and the 4th day of December, 1967, at
7:30 o'clock p.m, in the Council Chambers of the City of Corvallis
in the Corvallis City Hall, Fifth and Madison Streets of said city
be and they are hereby designated as the time and place, respectively,
for the holding of a public hearing, at which time the registered
voters of said city may appear to be heard on the subject of the
annexation to said City of the following described real property
contiguous- thereto and situated in Benton County, Oregon, to-wits

BEGINNING at the northwest property corner of Survey #4416
for F, H, J. Dickmann as surveyed by John F, Gannon, July 8,
1967, located in the H, C, Lewis DLC #47, Section 23 and 24,
$T11 S, R5 W, W.M., such corner being a 1" x 48" iron pipe;
thence S 21°04~1/2" E along the west line of said property
125,46 feet to the point of beginning; thence continuing on

° | 'ORDINANCE' _r
! | Elks Annexation 1 ‘j}

Cgl’i‘k s f; éil D SRR 'S “r 3(.'!

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C (3 of 156)

L.y 39Vd - X 119IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 71 of 241

308

2
Ed

said bearing (S 21°04~1/2' E} 191,70 feet to the P.C, of
a 19-1/2° curve to the left, proceeding along the arc of
gsaid curve 248,23 feet to the P.,T, of the curve; thence

S 69°30-1/2* E 29,42 feet to a point on the west line of
North 9th Street; thence S 25°07~3/4' W along said west
line of North 9th Street 174,24 feet; thence S 88°30' W
315,20 feet; thence S 20°09-3/4' W 352,03 feet; thence

S 88°29-3/4' W 1,351,87 feet; thence N 0°26-~1/4' W 850,00
feet; thence N 88°29-3/4' E 1,603,84 feet to the point of
beginning., :

" The northwest corner of above referred to Survey #4416
is the northwest corner of tract conveyed to Crepeau by
deed recorded July 26, 1967, No. 82481, M-3719, Microfilm
Records of Benton County, Oregon,

The City Recorder be and he is hereby directed to give
notxce to the reglstered voters of the City of Corvallls that a

_________ ol Ao
PHI-UJ..I.D IIBBL.I.LLQ W-I-J.J. U= ILEJ.U on Lllc ‘ll—llr uﬁ_y UL wu:.mu::" J.’Ul' ﬂb

7:30 o'clock p.m, in the Corvallis City Hall, Fifth and Madison
Streets of said city, at which time the registered voters of said
city may appear and be heard by the Council on the question of the
annexation to the City of Corvallis of the above described real
property. Said notice shall be given by publication in the Corvallis
Gazette=-Times, Corvallis, Oregon, for two successive and consecutive
weeks prior to the date of the hearing and be posted in four public
places in said city for a like period,

Inasmuch as the provisions of this ordinance are
necessary for the immediate preservation of the peace, safety,
good order and public welfare of the citizens and inhabitants of
the City of Corvallis, Oregon, an emergency is hereby declared
to exist and this ordinance shall be in full force and effect
immediately upon its passage by the Council and approval by the
Mayor of the City of Corvallis, Oregon.

PASSED by the Council this 6th day of November, 1967,
APPROVED by the Mayor this 6th day of November, 1967,

ATTEST: yoi

ity rder

ORDINANCE, P
Elks Annexation ' I

ea®
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ORDINANCE NO. 67~ 99

AN ORDINANCE relating to annexation of property contiguous
to the city limits of the City of Corvallis, Oregon, and declaring
an emergency.

WHEREAS, the owners of certain real property contiguous
to the City of Corvallis city limits and located adjacent to the
northerly portion of said city, which property is included in the
description in this ordinance, desire that proceedings be commenced
to annex their property to the City of Corvallis, Benton County,
Oregon; and .

WHEREAS, the City Council of said city is of the opinion
that it is for the benefit of said owners of said real property and
of the residents of the City of Corvallis that said property be
annexed into and made a part of said City; and

WHEREAS, it is to the best interests of the residents and
inhabitants of said City that the submitting of the question of the
annexation of said area to the registered voters of said City be
dispensed with and that a day be set upon which the registered voters
of said City may appear before the Council of said City to be heard
on the subject of said annexation; and

NOW, THEREFORE,
THE CITY OF CORVALLIS ORDAINS AS FOLLOWS:

The submitting of the gquestion of the annexation of the
real property more particularly described hereafter herein into
the City of Corvallis to the registered voters of said city be and
the same is hereby dispensed with and the 6th day of November,
1967, at 7:30 o'clock p.m. in the Council Chambers of the City of
Corvallis in the Corvallis City Hall, Fifth and Madison Streets of
said City be and they are hereby designated as the time and place,
respectively, for the holding of a public hearing, at which time
the registered voters of said City may appear to be heard on the
subject of the annexation to said City of the following described
real proverty contiguous thereto and situated in Benton County,
Oregon, to-wit:

BEGINNING at the northwest property corner of Survey
#4416 for ¥, H, J, Dickmann as surveyed by John F,
Gannon, July 8, 1967, located in the H. C. Lewis DLC #47,
Section 23 and 24, T 11 S, R 5 W, W.M., such corner being
a 1" x 48" iron pipe; thence S 21°04~1/2' E along the

y west line of said property 125.46 feet to the point of
beginning; thence continuing on said bearing (S 21°04-1/2' E)
191,70 feet to the P, C, of a 19-1/2° curve to the left,
proceeding along the arc of said curve 248.23 feet to the
P, T, of the curve; thence S 69°30-1/2' E 29.42 feet to a
point on the west line‘of North 9th Street; thence
DT B ‘

" ANNEXATION ORDINANCE
Elks Annexation -1l-
78
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thence S 25°07-3/4' W along said west line of North

9th Street 174,24 feet; thence 5 BB°30' W 315,20 feet;
thence S 20°09-3/4' W 352,03 feety thence 5 BB°29-3/4' W
1,801,87 feety thence N 0°26-1/4' W B50,00 feet; thence
N B8°29-3/4' E 2,053,84 feet to the point of beginning.

The City Recorder be and he is hereby directed to give
notice to the registered voters of the City of Corvallis that a
public hearing will be held on the 6th day of November, 1967,
at 7:30 o'clock p.m. in the Corvallis City Hall, 5th and Madison
Streets of said City, at which time the registered voters of said
City may appear and be heard by the Council on the question of the
annexation to the City of Corvallis of the above described real
property, Said notice shall be given by publication in the Corvallis
Gazette~Times, Corvallis, Oregon, for two successive and consecutive
weeks prior to the date of the hearing and be posted in four public
places in said City for a like period, The City Recorder may
combine that notice with any notice concerning the zoning of the
described property upon annexation.

Inasmuch as the provisicns of this ordinance are necessary
for the immediate preservation of the peace, safety, good order and
public welfare of the citizens and inhabitants of the City of Corvallis,
Oregon, an emergency is hereby declared to exist andthis ordinance
shall be in full force and effect immediately upon its passage by the
Council and approval by the Mayor of the City of Corvallis, Oregon.

PASSED by the Council this 2nd day of October, 1967.
APPROVED by the Mayor this Znd day of October, 13967.

Y Recorder

ANNEXATION ORDINANCE
Elks Annexation -2

w4
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) . ORDINANCE 81-52

AN ORDINANCE relating to a comprehensive plan, amending
Ordinance 80-33 as amended and adopting findings.

The Planning Commission has recommended to the City
Council that the Comprehensive Plan be amended. After proper
legal notice, a public hearing concerning the proposed change
was held on May 18, 198l; and interested persons and the
general public were given an cpportunity to be heard. The
City Council has reviewed all matters presented and has
reviewyed the recommendations of the Planning Commission.

THE CITY OF CORVALLIS ORDAINS AS FOLLOWS:

Section 1. As a result of the findings of fact adopted
by the City Council, the City Council finds that the proponents
have borne their burden of procf; and therefore, the Comprehensive
Plan classification for the subject property generally located
on the sonth side of N. W. Elks Drive west of N. W. 9th Street
and further described on the attached map, Exhibit A, which by
this reference is incorporated herein, is changed to Medium Density
Residential (6-12 units per acre).

’ Section 2. The findings of fact adopted by the City
Council of the City of Corvallis are as attached in Exhibit B,
which by this reference is incorporated herein and hereby adopted.
PASSED by the Council this _lst day of _ June ¢ 1981,

APPROVED by the Mayor this _1st day of _ June ; 1981,

Effective this _[lth day of _ June s 1981,

ATTEST:

Jertt, mn Tlompo—

City Recorder

-1- and final Ordinance
Comp. Flan Amendment B81l-4

Congregate Care Center 219
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. STAFF REPORT ¢ 52
s S ORD. 81-5
May 4, 1981 EXHIBIT B
-7=

The subject property is located on a hill which slopes
down towards the surrounding residential areas. Any
development on the subject property will have a wvisual
impact on surrounding areas and the impact will tend to
increase with increasing densities,

The undeveloped portion of the subject property is aporoxi-
mately 15 acres in size. The present Low Density Residential
(2-6 units per acre) Comprehensive Plan designation would
allow for a maximum of 90 additional units on the subject
property. The proposed Comprehensive Plan Amendment for |
Medium-High Density Residential (12-20 units per acre)

would allow for 180-300 additional units. A major increase
in traffic and congestion would be assoclated with develop-
ment at a Medium-High Density level.

The applicant is proposing the development of approximately
122 units, 82 in the congregate care center and 40 units
of single-~family attached townhouses (ATTACHMENT "E"). This
amounts to a gross density of about § units per acre on

the vacant portion of the subject property. This density
corresponds to the Medium Density (6-12 units per acre)
Comprehensive Plan designation.

6. Comprehensive Plan Policy B.4.3, states:

MORE INTENSIVE LAND USES PROPOSED FOR ESTABLISHED
RESIDENTIAL AREAS SHALL BE SUBJECT TO SPECIAL SITE
DEVELOPMENT STANDARDS WHICH MINIMIZE THE NEGATIVE
IMPACT ON ABUTTING PROPERTIES.

The City Council, in initiating the subject Comprehensive

Plan Amendment, directed that any subsequent District Change

be effected through the Planned Development process. :This

allows for development to be planned in a manner which

minimizes negative impacts on abutting properties. et

CONCLUSIONS
Based on the above information, staff concludes:

1. The subject property is reasonably close to necessary
goods and services and, therefore, complies with
Comprehensive Plan Policy 10.1.4.

CORONADQ TRACT B (PLD14-00005)
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STAFF REPORT @ &
CPA-B1-4
May 4, 1981
-f-
2. An adequate level of key facilities can readily be

provided to the subject property. Therefore, the
subject request complies with Comprehensive Plan
Policy 9.1.9.

A demonstrated nead and a likely market for congregate
care housing in Corvallis exists. Vacancy rates for
housing specifically serving the elderly are extremely
low and thus the proposed development will increase
housing choice for the area's elderly residents. When
compared to other examples of local facilities for the
elderly, the proposed development represents an affordable
housing option to, at least, a segment of the elderly
population. Therefore, the subject request camplies
with Comprehensive Plan Policies 8.2.1., §.2.2., and
8.2.10.

There is a lack of locational choice in terms of serviced,
suitably designated, and districted lands for a congre-
gate care center. 1In the area north of Circle Boulevard,
only one parcel exists which meets all applicable criteria.
One other parcel is available but would require a District
change. Staff does not believe this represents adequate
market choice and, therefore, the subject request complies
with Comprehensive Plan Policy 8.1.1.

The subject Comprehensive Plan Amendment involves a
potential for 180-300 dwelling units under Medium~-High
Density Residential designation as compared to 90 units
under the present Low Density Residential designation.
This level of potential development, particularly in a
highly visible location such as the Elks property, raises
serious concerns about compatibility with the surrounding
low density residential areas. The height, confiquration,
mass and scale of 180-300 units would be markedly dis-
similar from any other residential development in the
area. Traffic and congestion generated by this level of
development would be significantly increased. Therefore,
staff believes that it has not been demonstrated that the
subject Comprehensive Plan Amendment complies with
Comprehensive Plan Poliey B8.4.4.

It appears to staff that the central reason for the
applicant's request for a Comprehensive Plan Amendment

from Low Density to Medium-High Density Residential is

to facilitate a District Change to BPD (RS-12). This is

the lowest density district designation which allows for

a facility such as a congregate care center. As indicated
on the applicant's proposal (ATTACHMENT "E"), approximately

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C (11 of 156)

S8 39Vd - X LI19IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 79 of 241

' SREIRT 23 # . £

STAFF REPORT
CPA-Bl-4 Y Q
May 4, 1981

-9

122 units are planned for the subject site. The
congregate care center will consist of B2 units while
the remaining 40 units will consist of single-family
attached units located along the southern portion of

the subject property. The overall density is 8 units
per acre, which falls in the range of the Medium Density
Residential Comprehensive Plan designation. Staff
believes that a Medium Density rather than Medium-High
Density Comprehensive Plan designation would be more
appropriate in the subject case sipce it could allow for
PO (RS5-12) districting, thus permitting a congregate
care center, while simultaneously limiting overall
density on the subject site in order to preclude the
problems of compatibility cited above.

6. The City Council, by directing that any development on
the subject property take place through the Planned
Development process, has insured that attention will
be given and special standards will be utilized for
minimizing negative impacts on abutting properties.

The applicant's proposal (ATTACHMENT "E") indicates that
setbacks from property lines and open space areas are at
least the equivalent of what would be common in a typical
low-densgity residential development, Therefore, the
subject reguest complies with Comprehensive Plan Policy
8.4.3.

RECOMMENDATION

Based on the above analysis and conclusions, staff recommends
that the Planning Commission recommend approval of a
Comprehensive Plan Amendment to Medium Density Residential

to the City Council, rather than the requested Medium-High
Density Residential, for the subject property.
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Ciby ofF Corvallis
NOTICE of PISPOSITION

The following action was taken by:

Planning Commission
(Planning Director, LDHB, Planning Commission or City Council)

concerning DC-81-2/PD-81-10nN June 3, 1981 a
Case # (Date)

APPLICANT _Holiday Management Co.

LOCATION South of NW Elks Drive, west of 9th Street

Assessor Map # 11-5-23(Insert) Tax Lot(s) 101

STREET ADDRESS

REQUEST _pygerict Change from RS-3.5 to BSJ2 and PD Overlay for a
detailed development plan.

ACTION ( ) Approved as requested

(X) Approved with conditions (attached) and revised site plan
as per Planning Commission recommendation, a 55' min.
[ | Denied setback on east side.

APPEALS
Appeals may be filed for items by affected parties, defined by

Section 118.05 (see reverse side) to the o i
LDHEB., or C

Appeals must be filed within 10 days from the date of decision provided
they are filed in writing with the City Recorder and include the
following:

a. Name and address of the appellant(s).
b. A reference to the subject development and case number, if any.
c. A statement of the specific grounds for appeal.

d. A statement as to the applicant's standing to appeal as an
affected party.

2. Filing fee of $56.00 (no fee required for an appeal from a
decision of the Planning Director).

Appeals must be filed by 5:00 p.m. on the final day of the appeal period.

Where the final day of an appeal period falls on a weekend or holiday

;he appeal period shall be extended to 5:00 p.m, on the subsequent work
ay.

The City Recorder's office is located at the Law Enforcement Building -
second floor, 180 NW Sth Street. For more information, centact either
the City Recorder's Office (757-6945) or the Planning Department (757-6908).
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N . ‘ .BEFORE THE PLANNING COMMISSION

AN MUY OTMYV AT ONADYVATT TC ODLOON
LUR L Ciri U CUIWALLLG, URALGOUN

In the Matter of a District Change - )

(DC-81-2) from RS-3.5 to RS-12 and )

a Planned Development Overlay review ) RN _
process (PD-81-1) for approval, : ) ORDER NO. 81 23
Map No. 11-5-23 (Insert), Tax Lot 101 )

William Colson and Al Carrick, Applicants )

The above entitled matter came before the Planning Commission
on June 3, 1981. '

The above named applicant applied to the City for a District
Change from RS-3.5 to RS-12 and a Planned Development Overlay
review process for 6.8 acres of the Elks property for the
development site located on the south side of NW-Elks .Drive,
west of NW 9th Street, Corvallis, Oregon, Assessor Map

No. 11-5-23 (Insert), Tax Lot 101, to allow approval of a
Detailed Development Plan for 'an 82-unit congregate care
facility on the eastern portion of the Elks Lodge site.

The Planning Commission conducted a review- . of the proposed
development, and on June 3, 1981 found that the request should
be approved based on the information contained in the Staff
) Report, the June 3, 1981 revised narrative and drawings.
‘ - submitted by the applicants. .

The Planning Commission adopts the findings of fact and con-
clusions contained in Exhibit "A".

It is ordered by the Plaﬁhing'Commission that:

Section 1:  DC-81-2 and PD-81-1 are granted for Map 11-5-23
(Insert), Tax Lot 101, Corvallis, Oregon, allowing for a District
Change from RS-3.5 to RS-12 and a Planned Development Overlay
review process for 6.8 acres of the Elks site, the subject
property, subject to the following conditions:

1. A detailed landscape plan showing the size and type of all
plant materials and all existing trees over 12 inches in
diameter, shall be submitted prior to building permit
approval. Mature trees 4 inches or larger in diameter and
shrubs 3 feet or larger in height shall be planted initially
to achieve the applicant's landscapinyg proposal. '

ORDER ~1- © :
\ DC-81-2, PD-81-1, Congregate Care Center
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he

P 2.. The huildlng nprm1+ plans shall show three stories on
. north side of: the structure and two stories on the south
) side of: the structure. The.building shall have various

heights and offsets with a pitched roof and wood siding.

ot

3. Any signs proposed for use during any phase of -development
and/or future identification shall be approved by Planning
Commission prior to issuance of any building permit.

4. A sanitary sewer extension. from NW-Elks Drive shall be-
installed to serve the congregate care facility. This shall
include a new stubconnection to the existing sewer in NW

"Elks Drive. An equivalent assessment for sewer shall be
due with the building permit. The approved costs of
providing a new stub (within the right-o6f-way) shall apply
towards the equ1valent assessment charge.

5 Parking lot

5. Parkin lot, a ay an si
including site drainage and grading, sh
of the City Englneer. ’

war

6. A storm drain extension shall be required from the southeast
corner of the .property to drain the proposed public road,
and to provide for a future extension to serve the remainder.
of the property. The design:and construction of this line .
shall meet the approval of. the City Engineer and shall occur
. ' concurrently with the congregate care project. -

7. An on-site water main extension and fire hydrants shall be.
. required subject to City ordinances and policies. Locations
of fire hydrants and the water main extension shall meet the
approval of the Fire Chief and Utilities Director.

8. Easements, at no cost to the City, shall be required for water
mains not constructed within public rights-of-way. .All
easements shall meet the approval of the Utilities Director.

9. The fire sprinkler system shall be looped from the existing
12-inch main on NW Elks Drive to the on-site main extension.
A valve shall be cut into the 1l2-inch main between the maln
. extension and the fire sprlnkler connectlon. :

10. Adequate access for fire protection equipment shall be v
provided as required by the Fire Marshall.’ ‘

11, If within one year after occupancy of the congregate care
facility it is shown that the proposed- 51 parking spaces
are inadequate, the applicant/owner of the congregate care
facility shall supply additional parking immediately
adjacent and south of the proposed. lot. to meet Land Develop=
ment Code parking requirements for group care dwelling

. " facilities and the approval of the City Engineer. Prior to

ORDER -2- )
DC-81-2, PD-81-1, Congregate Care Center
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building permit approval for the congregate care facility,

. the applicant shall submit a written statement outlining
the process for monitoring on-site parking demand. This
process shall be reviewed and approved by the City Engineer
and the Planning Director.

12, The building shall be set back from Elks Drive no less than
30 feet, no less than 135 feet from the south property line,
and no less than 55 feet from the east property line. Other
applicable setbacks are included on the site plan.

13, The easements for storm drains, sanitary sewers and other
utilities, except water, shall be provided and shall meet
the approval of the City Engineer.

14, Retaining walls shall be constructed where required by the
City Engineer.

Section 2: A copy of this Order shall be on file in the
City Planning Department.

Section 3: A copy of this Order shall be sent to the
Applicant and parties affected by this decision.

. Dated this ! day of QA.L y 1981,
v

¢

1
lig, Chairman
s Planning Co

sion

ORDER -3- and final
DC-81-2, PD-81-1, Congregate Care Center
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®SPECIAL REQUIREMENTS @ GONDITIONS

-\
( File Number DC-81-2/PD-81-1

Subject/Location_ William Colson/Al Carrick — Corvallis Conaregate Care Ctr.

Located on the south side of NW Elks Drive, west aof
NW 9th Street.
Approval by City Council Date_ June 3, 1981

' CONDITIONS OF APPROVAL

1. A detailed landscape plan showing the size and type of all plant
materials and all existing trees over 12 inches in diameter,
shall be submitted prior to building permit approval. Mature
trees 4 inches or larger in diameter and shrubs 3 feet or larger
in height shall be planted initially to achieve the applicant's
landscaping proposal.

2. The building permit plans shall show three stories on the north
side of the structure and two stories on the south side of the
structure. The building shall have various heights and offsets
with a pitched voof and wood siding.

3. Any signs proposed for use during any phase of development and/or
future identification shall be approved by Planning Commission
prior to issuance of any building permit.

4. A sanitary sewer extension from NW Elks Drive shall be installed
to serve the congregate care facility. This shall inelude
a new stubconnection to the existing sewer in NW Elks Drive.
An eguivalent assessment for sewer shall be due with the building
permit. The approved costs of providing a new stub (within
the right-of-way) shall apply towards the eguivalent assessment
charge.

5. Parking lot, accessway and walkway design and construction,
including site drainage and grading, shall meet the approval
of the City Engineer.

6. A storm drain extension shall be reguired from the southeast
corner 6f the property to drain the proposed public rcad, and
to provide for a future extension to serve the remainder of the
property. The design and construction of thisg line shall meet
the approval of the City Enaineer and shall occur concurrently
with the congregate care project.

é a
7. An on-site water main extension and fire hydrants shall be
required subject to City ordinances and policies. Locations

of fire hydrants and the water main extension shall meet the
i K approval of the Fire Chjef and Utilities Director.
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SPECIAL REQUIREMENTS AND CONDITIONS (CONTINUED) DC-81-2/PD-81-1

8. Easements, at no cost to the City, shall be required for water
mains not constructed within public rights-of-way. All
easements shall meet the approval of the Utilities Director.

9. The fire sprinkler system shall be looped from the existing
12-inch main on NW Elks Drive to the on-site main extension.
A valve shall be cut into the 12-inch main between the main
extension and the fire sprinkler connection.

10. Adequate access for fire protection equipment shall be provided
as required by the Fire Marshall.

11. If within one year after occupancy of the congregate care
facility it is shown that the proposed 51 parking spaces are
inadequate, the applicant/owner of the congregate care facility
shall supply additional parking immediately adjacent and south
of the proposed lot to meet Land Development Code parking
requirements for group care dwelling facilities and the approval
of the City Engineer. Prior to building permit approval for
the congregate care facility, the applicant shall submit a
written statement outlining the process for monitoring on-site
parking demand. This process shall be reviewed and approved
by the City Engineer and the Planning Director.

12. The building shall be set back from Elks Drive no less than
30 feet, no less than 135 feet from the south property line,
and no less than 55 feet from the east property line. Other
applicable setbacks are included on the site plan.

13. The easements for storm drains, sanitary sewers and other
utilities, except water, shall be provided and shall meet
the approval of the City Engineer.

14. Retaining walls shall be constructed where required by the
City Engineer.
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DC-81-2

PD-81-1

Planning Department
STAFF FINDINGS

May 4, 1981

I. GENERAL INFCRMATION

DC-81~-2:

PD-81-1:

APPLICANTS:

OWNER:

LOCATIOI:

LOT AREA:

PRESENT
DISTRICT:

PROPOSED
DISTRICT:

RS-12 (Medium-High Density Residential)
OAANMAAMTIT . Trmeinanyi ner T+ili+ies and Building
ALV S A N A o L I S S LY AT TL L iy g ok d ek TO Cdilt T diddilyy
Nivisicns of the Public Works Department,

The applicant is reguesting a District Change from
RS-3.5 (Low Density Residential) to RS-12 (Medium-
High Density Residential).

The applicant is reguesting a Planned Development
Overlay review process in conjunction with the
District Change to RS5-12. The applicant is request-
ing approval of a Detailed Development Plan for
Phase I, to allow construction of an 82-unit
congregate care facility on the eastern portion of
the site, and approval of a Conceptual Development
Plan for Phase II, to allow construction of 40
additional attached single-dwelling units on the
remaining southerly and westerly portions of the
site (Attachment "A").

William Colson and Al Carrick
Holiday Management Company
2741 12th Street, S.E.

Salem, OR 97302

Corvallis Elks Lodge
447 Elks Drive
Corvallis, OR 97330

Cliff Curry, Architect i
John Morgan, Morgan, Ryan and Associates

875 High M.E.

P. O. Box 12984

Salem, OR 57301

The subject property is located on the south

side of NW Flks Drive, west of NW 9th Street. ‘
Assessor Map No. 1l1-5-23 (Insert), Tax Lot

101 (attachment "»").

Approximately 17 acres

RS-3.5 (Low Density Residential)

NOTICES MAILID TO AFFECTED PARTIES:

and the Fire Department.

60; various affected parties

have submitted written testimony (Attachment "C").
EXHIBIT A
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DC~-81-2 , Co.
PD-81-1 )
Planning Department
STAFF FINDIMNGS

May 4, 1981 .

II. BACXGROUND INFORMATION

On November 3, 1980, the apprlicants' agent submitted a site
plan for a 90-unit congregate care facility on 17 acres of
the Elks Lodge property.

Cn November 12, 1980, the applicants' agent met with the
Technical Review Team to discuss the subject request. At
that time, the applicants' agent was instructed to submit a
revised development plan that was in compliance with the
Comprehensive Plan and compatible with the site.

On November 24, 198¢, the applicants' agent submitted a
revised site plan for an 82-unit congregate care facility.

On January 16, 1981, the applicants and their agent met
with the Technical Review Team to discuss the revised
development plan.

On January 28, 1981, the applicants submitted a revised
plan for the 82-unit care facility, indicating a height .
reduction at the south end of the building.

On February 4, 1981, the Planning Commission denied the
request for an 82-unit congregate care facility.

On February 23, 1981, the agent, authorized by the owners
and applicant=, appealed Planning Commission's decision
(Attachment "D").

On March 2, 1981, the City Council set the appeal public
hearing for April 6, 1981.

On April 6, 1981, the City Council held a public hearing to
consider the subject case. The City Council held the hearing
in conformance with appeal procedures set forth in the Land
Development Code. Rowever, since under the Code, the

Planned Development process can no longer be used to change
the use types of the underlying district, Council determined
that it lacked authority to grant the applicants® reguest
for a zone change to Planned Development. In order to
provide relief to the applicant, the City Council initiated
the Comprehensive Plan Pmendment, as well as a District
Change to RS-12 with a Planned Development overlay, for the
subject property (Attachment "E"). .
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DC-81-2
PD-81-1
Planning Department
. STAFF FINDINGS
- May 4, 1981

On April 22, 1981, the Staff Review Committee (SRC) met
with the applicants' agent to discuss the Comprehensive
Plan Amendment issue, the proposed revised site plan
request, and development criteria for the remaining
undeveloped portions of the Elks Lodge site.

On April 29, 1981, the Staff Review Committee met with
one of the applicants and his agent to discuss the site
development alternatives for the subject property.

III. VICINITY DATA

The surrounding land uses (Attachment "F") and districts
(Attachment "B") are as follows:

The area north of the subject property has been developed

for the Good Samaritan Hospital and related medical facilities.
This area is currently a PD(RS-3.5) district, and a RS-3.5
Low-Density Residential) district along the southeasterly

i . most side of the subject area.

Areas southeast and east of the subject property have been
developed for detached and attached single family residences
and commercial uses. A portion of the area directly east

of the site has been approved for an 83-unit congregate care
facility (Novare, PDM-79-21). These aforementioned areas
are currently PD (RS-9; Medium-Density Residential with a.
PD overlay), and PD (RS-12; Medium-High Density Residential
with a PD overlay).

The area south of the subject property has been developed for
single family residences, and is an RS-3.5 district. Further
south is Wilson School.

The area west of the subject property has been developed for
single family residential uses and is currently an RS-3.5
(Low-Density Residential) district. The area directly west
of the subject property is currently vacant and is a PD
(RS-3.5; Low~Density Residential with a PD overlay).

IV. SITE IMFORMATIONM

Presently, the Elks Lodge bhuilding and related parking

. that existson the site are located on the highest portion
of the property. The remainder of the site is grass covered
and slopes away from the Elks Lodge kuilding. In the absence

el
5
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DC-81-2

PD-81~1

Planning Department
STAFF FINDINGS

May 4, 1981

of specific property lines or specific site boundaries,
staff estimates that the area developed by the existing
Elks Lodge facility is approximately 3.5 acres, which
includes the building and parking coverage, and the
related open space. The open space is calculated on 60
percent impervious surface and 40 percent open space ratio.
This leaves a balance of 13.5 acres of undeveloped area
within the entire 17 acre site.

VI. PUBLIC FACILITIES AND SERVICES

Transportation: Access to the subject site would be from
NW Elks Drive via NW 9th Street or NW
Satinwood Drive. The Corvallis Transit
System does serve the subject property
along NW Elks Drive.

‘ Sewer, Water and Drainage: Sanitary and storm sewer
services can be extended to the site,
subject to City policies and ordinances.

V. FINDINGS

During the review of this case, staff identified the
following three major issues discussed below.

A. The appropriateness of a Comprehensive Plan Amendment
from Low Density Residential (2-6 units per acre) to
Medium-High Density Residential (12-20 units per acre),

B. The need for a conceptual development plan for the
remaining undeveloped portions of the Elks Lodge site,
and

C. The compatibility of the proposed congregate care
facility with the site and surrounding land uses.

A. Concurrent with the District Change and Planned Development
review request, the applicant has applied for a
Comprehensive Plan Amendment from Low Density Residential
to Medium-High Density Residential. This Comprehensive
Plan Amendment and District Change was initiated by the
City Council. Under the Land Development Code, the City
Council was unable to review or approve a Planned Develop-
ment district change to permit the proposed use. The
Medium~High Density Residential designation and an RS-12
Development District as initiated by Council would permit ‘
construction of a congregate care facility on the Elks
Lodge site, and would allow for additional density on the
remaining undeveloped portions of the site.
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STAFF FINDINGS
. May 4, 1981

After reviewing the potential density increase to a
maximum of 300 dwelling units with the Medium-High
Density Residential Comprehensive Plan designation,

the existing site constraints, and the existing surround-
ing uses, staff found that a Medium-High Density
Residential designation for the site would be inappropriate.
Staff has recommended that a Medium Density Residential
(6-12 units per acre) Comprehensive Plan Amendment with a
PD (RS-12) District Change would be more appropriate in
that it would permit the proposed use and would limit

the development potential of the site to a level that
would be compatible with surrounding land uses.

B. Throughout the review process for the congregate care
facility, staff, the Planning Commission and the surround-
ing residents have expressed concerns about what would
be developed on the remaining vacant portions of the Elks
Lodge site. After the City Council denied the applicants’
appeal reguest and initiated a Comprehensive Plan
Amendment to permit a higher density within the Elks

‘ Lodge site, staff reguested that the applicants' agent
define the parameters for development within the vacant
portions of the Elks site by establishing a list of
development criteria. Briefly, these criteria should
include, at a minimum, the setbacks from the southerly
and westerly property lines, the type and height of any
proposed dwelling structures, the approximate number of
units, vehicle and pedestrian circulation systems, and
the type of landscaping, screening and/or buffering that
may be appropriate within the site.

4

The applicant has established development criteria as
indicated in Attachment "A". Generally, these criteria
include a 40 foot setback from the southerly property line
and an average 40 foot setback from the westerly property
line. The applicant is proposing approximately 40
additional dwelling units within the southerly and westerly
portions of the Elks Lodge site. The dwellings will be
clustered, single dwelling units in various configurations,
not to exceed two stories in height. Landscaping, screen-
ing and buffering will be incorporated into the detailed
site plan to mitigate any potential negative impacts that
proposed dwelling units may have upon the surrounding
residences. The development criteria also indicate
an approximate street location which would service the

. entire Elks Lodge site (Attachment "A").
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Planning Nepartment

STAFF FINDINGS

May 4, 1981 ‘

This information complies with the reguirements for
conceptual approval, or step one in the Planned Development
process. An approved conceptual plan provides the desired
information concerning the balance of the site, but does
not allow development. Approval of a detailed plan, or
step two, such as that submitted for the concregate care
facility, will be required before development can occur on
the balance of the site. The specified development criteria
establishes a framework for future site development.
Specific drawings indicating exact structure, landscaping,
road location and building elevations, would be reviewed

at a future public hearing prior to actual development.

The proposed street and rights-of-way would be dedicated
to the City, facilitating adeguate maintenance and service,
and police and fire protection. The street would be

34 feet wide, rather than 26 feet as proposed by the
applicant, with walkways on both sides, to be constructed
to City standards. The additional street width would
allow for additional on-street parking if needed. The
actual vehicular access for each cluster unit would be
determined during the detail development plan review .
process for Phase II. It is anticipated that these access
points would be via private drives, an extended cul-de-sac
bulb or a combination of both. The approximate street and
right-of-way location would also provide adequate room

for any future expansion of the Elks Lodge.

With the ultimate dedication of the entire right-~of-way
through the Elks Lodge site, two lots will be created. This
division of land and the creation of a dedicated right-of-
way regquires approval of a major partion, as defined by

ORS 92.010(2). Major partitions are considered ministerial
in nature, and staff will require that such a partition be
completed prior to building permit issuance for the
clustered dwellings.

C. The third issue staff has identified is the detailed site
plan proposed for the congregate care facility. Staff's
initial concerns dealt with the design of the proposed
structure and its relationship to the hillside site, the
proposed structure's proximity to the butting residences
to the east and to the NW Elks Drive right-of-way, the
amount of open space related to the scale of the proposed
structure, and the proposed parking and vehicular
circulation on the site. .
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May 4, 1981

1. The structure originally proposed was designed withou*
regard to the nature of the site's east facing slope
and the proximity of abutting residences (Attachmen: "G").
The structure was proposed to be uniformly three stories
in height, located 40 feet from the easterly and
northerly property line. Due to the design of the
structure, and the nature of the site, staff found that
the proposal was out of scale with the surrounding
developments. .

Since the criginal design submission, the applicant
has substantially improved the appearance of the
structure and its relationship to the site and
surrounding uses.

The revised proposal shows that the structure has been
| relocated, increasing the setback area from the north
‘ property line to approximately 125 feet, the same as

the Elks Lodge setback from NW Elks Drive, and retaining

at least a 100-foot setback from the residences to the
south. Although the shortest setback dimension to

the easterly property line is still 40 feet, the

. proposed structure has been turned, increasing the
setback area along the southern and eastern portion

of the structures to about 100 feet.

The actual design of the proposed structure has been

medified to incorporate various offsets and recesses

within the structure. The elevations and roofline

resemble a residential character. Previously, the 1
applicant had indicated that the proposed structure

would not exceed two stories on the southerly portion.

The building plans submitted, however, indicate that

the entire structure is three stories in height. Staff
recommends that the southerly portion of the structure

not exceed two stories.

Additionally, the applicant has provided more open space
surrounding the structure, decreasing visual impact.

2. The applicant is proposing 42 parking spaces on site for
the 82-unit facility. According to the Land Development
Code, 31 one-bedroom units and 51 studio units as proposed,
would require 69 parking spaces. The applicant further
states that, historically, congregate care facilities
generate little traffic because of the lack or need for
' automobiles hy the residents of the facility. The
1 applicant has monitored other congregate care facilities
of similar size within Oregon ané has found that the

~J
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average parking demand is approximately 20 percent of

the number of units within each project (Attachkment "A").
Staff concurs with the applicant that senior citizens may
drive less than other age groups, and that the number

of parking spaces proposed would adequately serve the
facility. However, if, in the future, more parking is
required, the applicant has agreed that additional parking
would be provided on site. Additionally, due to the
project's distance from commercial and entertainment areas,
the owners of the congregate care facility should provide
its residents with a shuttle service which adequately
meets the transportation needs of its residents.

3. Included in the applicants’ request for a conceptual
development plan is a looped street from NW Elks
Drive. To adequately service the congregate care
facility, staff finds that a portion of this right-
of-way should be dedicated, and that the street
should be improved to City standards with the approval
of the detailed development plan for Phase I. The
actual length of the right-~of-way will be determined
by the City Engineer during the working drawings phase .
of the proposed facility, but generally the richt-of-
way dedication shall include a 50 foot right-of-way
from NW Elks Drive to the southerly end of the
proposed parking area. Additionally, the intersection
of the proposed street and MW Elks Drive may be moved
easterly to accommodate adequate sight distance along
NW Elks Drive.

4. The proposed monthly rents for a dwelling unit which
the proposed congregate care facility will be
approximately $600-$800. A portion of these rental
rates pays for space and hot water heating within the
structure. A supplementary alternative form of space
and hot water heating could be used given the southern
exposure of the site. Staff encourages the applicant
to explore alternative energy sources, such as solar
hot water heating, to alleviate future high heating
costs to the residents, and to insure the future user
appeal and economic viability of the congregate care
facility.

5. The remaining site development issues with the congre-
gate care facility includes the extension of sanitary
and storm sewer facilities to the site, the construc-
tion of a looped water system for adequate fire and '
sprinkler protection, and sign review for the project.
These issues are addressed through the recommended
conditions that follow. 8
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IV. STAFF RECOMMENDATION

Based on the findings stated above and the attached
narratives and drawings submitted by the applicant, staff
recommends that Planning Commission approve the proposed
District Change, the Conceptual Development Plan for

Phase II of the Elks site, and the Detailed Development
Plan for Phase I of the Elks site, subject to the City
Council's approval of Comprehensive Plan Amendment CPA-81-4
and the following conditions:

1. A detailed landscape plan for Phase I of the Elks
site showing the size and type of all plant materials
and all existing trees over 12 inches in diameter,
shall be submitted prior to. building permit approval
of Phase I.
The building permit plans shall show three stori
the north side of the structure and two stories
the south side of the structure. The building
‘ elevations for the proposed congregate care facility
shall have various heights and offsets with a pitched
roof and wood siding.

on

es
on

3. Future development of Phase II of the FRlks Lodge site
and parking area shall require Planning Commission
approval of a Detailed Development Plan prior to
building permit approval.

4. Any signs proposed for use during any phase of
development and/or future identification shall be
aporoved by Planning Commission prior to issuance of
any building permit.

5. Portions of the property have not been assessed for
sanitary sewer service. Those portions not previously
assessed, that are associated with the congregate care
facility, shall be assessed an equivalent assessment
concurrent with issuance of building permits. The
current rate is $180.00/1,000 square feet of land area.
This rate is adjusted annually. Preliminary calcula-
tions indicate that this charge, at the current rate,
would be approximately $14,777.
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6. The proposed roadway shall be a standard 34-foot wide
public street with curbs, drainage, sidewalks, etc.
The design and construction shall meet the approval
of the City Engineer. The right-of-way shall not be
less than 50 feet wide. Slope and utility easements
shall meet the approval of the City Engineer.

7. The roadway shall be constructed to a point south
of the driveway connection from the south end of
the parking lot with the Congregate Care Facility
phase of development.

8. The future extension of the public roadway to loop
back to NW Elks Drive shall be shifted westerly to
abut the west property line of NW Elks Drive.

9. A sanitary sewer extension from NW Elks Drive shall
be necessary to serve the Congregate Care facility.
This shall include a new subconnection to the
sewer in NW Elks Drive. An equivalent assessment
for sewer shall be due with the building permit. .
The approved costs of providing a new stub (within
the right-of-way) shall apply towards the equivalent
assessment change.

10. Parking lot and walkway design and construction,
including drainage facilities, shall meet the
approval of the City Engineer.

11, A storm drain extension shall be regquired from the
southeast corner of the property to drain the proposed
public road, and to provide for a future extension to
serve the remainder of the property. The design and
construction of this line shall meet the approval of
the City Engineer.

12, An on-site water main extension and fire hydrants
shall be required subject to City ordinances and
policies. Locations of fire hydrants shall meet
the approval of the Fire Chief.

13 . FEasements, at no cost to the City, shall be required
for water mains not constructed within public right-
of-way. All easements shall meet the approval of the
Utilities Director.

10
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: PD-81-1
Planning Department
STAFF FINDINGS
. May 4, 1981

14. The fire sprinkler system shall be looped from the
existing l2-inch main on NW Elks Drive to the
on-site main extension. A valve shall be cut into
the 12-inch main between the main extension and the
fire sprinkler connection.

15. 1If within one year after occupancy of the congregate
care facility, it is shown that the proposed 42
parking spaces is inadequate, the applicant/owner
of the congregate care facility shall supply
additional parking to meet Land Development Code
parking requirements for a group care dwelling
facility. The location shall be determined by the
City Engineer. Prior to building permit approval
for the congregate care facility, the applicant
shall submit a written statement outlining the
process for monitoring the on-site parking demand.
This process shall he reviewed and approved by
the City Engineer and the Planning Director.

gineer anda

1
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CORVALLIS ELKS LODGE .
CONGREGATE CARE CENTER

William Colson & Al Carrick, Developers

Purpose of Application

This is an application to change the Corvallis Comprenensive Plan

land use map for the subject propsrty from Low Density
Residential to Medium Density Residential, to change the zone of
the property from RS-3.5 to RS-12 and to place a PO (Planned
Oesvelopment) overlay on the subject property. Specifically, as
part of a detailed plan approval, the applicatiaon is to allow the
creation of a congregate care center with 82 dwelling units for
the sastern portion of the site immediately east of the Elks
Lodge. It is also for conceptual plan approval faor hausing .

development in the south and southeast portians of the sits.

This comprehensive plan change and zone change with tha
concurrant plan development overlay was initiated by the
Corvallis City Council an April 6, 1981. This was after the
Council denied the same applicant's request for a planned
develaopment zone for the same project. (PD-B80-3). The reasan
for the denial and subsequent initiation of this procedure was
that Corvallis' new Land Oevelopment Code was adopted during the
processing of the original application, changing the criteria and

capabilities that waere applicable.

This report, has part of the official application for this plan .

and zene change, hereby makes reference to, amends, anu___,.,_.j
o teim [ o=
incorporates all written and verbal testimany submitted by and ;
a |

Morean. Rvan &% Associataes. Tne. .1 L5 Wt TP
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on behalf of the applicants as part of their request for a zone

. change from R-1 to PD (PD-80-8).

The materials submitted in this supplemental report are intended
to serve only as a supplement to the original application. This
report will deal only with those matters for which specific and
new information is needed. The original justification report
includes a detailed discussion of the project, its conformance to

the Corvallis comprehensive plan, and public need for the

1) COMPREHENSIVE PLAN AMENDMENT

Alternative Lands

‘. The developer of the congregate care center explored a wide
variety of sites before approaching the Corvallis Elks Lodge
about a joint project. It was at that time that the area east of
the -lodge was selected as the most suitable and appropriate for
the congregate care center location. The main factors that went
into this included the following: 1) The suitability of the
physical configurations of the site to lend itself to the unique
design needs of a congregate care center. The slope of the site

means that, while the center is essentiaslly a large and compact

structure, most of the rooms and areas within the center can
relate well with the surrounding land area. The slope means that
access to the center can be achieved at two levels rather than
. relying totally on one level access with elevators for all
floors. 2) The center is located very close to the hospital and

many other offices and facilities of the Corvallis medical

Morgan, Ryan & Associates, Inc. page 2

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C (31 of 156)

G0G 39Vd - X 1LI19IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 99 of 241

CORVALLIS ELKS ZONE AND PLAN CHANGE

community. This means that needed regular and emergency services
can be provided on a very fast basis which is important to this
elderly population. 3) The site provides a variety of important
amenities that lend themselves to a high quality of living
environment. These include the view to the narth, east and south
from the proposed site, the large amount of open space that can
be maintained around the building, the placement of the structure
in an area characterized by large buildings surrounded by
significant landscaped areas, the capability of Elks Drive to
handle the minimal amount of traffic generated, and the
capability to work with a fraternal service organizafion, the
Corvallis Elks, in providing a facility that is beneficial to the
developers, the Elks Lodge, and to the general Corvallis .

community.

There were very few alternatives to the subject property that
could have been utilized for this congregate care center.
Immediately east of the subject property is an area for which
zone change approval was given several months ago for the
creation of another congregate care facility. This, therefore,
was not considered an alternative location. The applicants and
developers have recently learned that this property has been sold
and that the original developers nor the new owners are no longer
intending to construct the proposed congregate care facility.
Therefore, it is the applicants understanding that the zoning has
or will shortly revert back to its original single family .

designation.
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Comparing the Corvallis Elks site with the site to the east, it
is this application’'s contention that the Elks site is vastly
‘ preferable. The primary factor that speaks well for the Elks
site is the fact that it is higher on the hill and presents a
much better view. In an effort to create a high guality housing
complex this is a very importent factor. Also, through careful
design processes, the Elks congregate care building has been
designed so that it works well with the surrounding single family
use. The Elks site does not abutt against as many single family

homes as the other congregate care project did.

The only site in the surrounding area that is appropriately zoned
and vacant that could conceivably be used as an alternative to
‘ the proposed site is the area designated as medium high density

residential on the east side of 8th Street a short distance south

of its intersection with Elk Drive. This property was rejected
by the developer in his original search. Several aspects of the
property render it unsuitable as a reasonable site for a
congregate care center. The site has virtually no view as it
sits on the flat area and is surrounded by a variety of
residential and commercial uses. An important aspect of
providing high quality of congregate care is the availability of
significant visual amenities for the residents. While the
subject property has a substantial amount of open space,

attractive surroundings, and an excellent view, the alternative

land can provide none of these.

A second factor is the nearby high traffic volumes and noise

generation. The medium high density residential piece has a ‘

Morgan, Ryan & Associates, Inc. page 4
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major arterial/highway on its western boundary and an arterial on .
its southern boundary. A substantial amount of traffic flows on
both sides of the property everday generating a noise and
congestion level that is unacceptable to the creation of the high
! ) quality elderly housing complex. Also, while the difference is
relatively small, the Elks site has much faster access to medical

facilities and services.

Based on the above factors, the developers have concluded that

the Elks property is vastly preferable. The only property that

has appropriate zoning and is vacant in the area has a variety of
factors that render it unsuitable to the creation of a high

quality elderly housing complex.

The most significant other factor that goes to a comprehensive
plan change is the question of public need. The original zone
change application included an extensive section on public need.
This section is still extremely valid and has been incorporated
as part of this report. Howéver, this report will attach a
memorandum from Leon Laptook, City Planning Department to the
Benton County Task Force concerning the need for congregate care
housing and dated March 18, 1880. This memorandum outlines a
variety of reports on the need for congregate care facilities in

the Corvallis/Albany market area.

One of the original questions by the planning commission over the
applicants statement of public need was whether this particular .
project would help to satisfy the substantial public need that

had been shown. Referencing Mr. Laptooks memorandum, it shows a
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statement of need referencing a variety of official sources.

Summery these with the following:

1. State Housing Division 5 - 10% of elderly population.

2. State Housing Division &
Department of Vocational Care

5% of general population.

3. Pederson & Associates "...need certainly
exists for congregate care

housing.

4. State Housing Division 10% of elderly (121
households) .
5. Rebecca Auve 303 persocn in need.

6. City of Corvallis
Housing Assistance Plan

306 households
7. City of Corvallis 10% of elderly population.
Planning Department
8. Lane Council of Governments 15 - 40% of nursing home
residents would be better in
congregate care facilities.
This application assumes three things: 1) The B2 units of
congregate care housing are designed and will be managed to be
Successz1 in meeting the needs of all residents. The developers
experience with over 30 other such projects on the west coast,
has given him the ability to know how to design and manage
projects so that they are successful and meet a public need.
There is virtually no question that this project will be
financlally and socially successful. 2) There is a clearly
demonstrated public need for congregate care housing. Looking at
the above numbers, there is a fairly wide range of demand
estimated. However, the 82 proposed units of congregate care

housing probably do not even begin to meet the lower range of the

estimated need. This means that even if the official government

Morgan, Ryan & Associates, Inc. page 6
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estimates are high, there still is a need for the number of units
proposed as part of this application. 3) Mr. Laptook’s

memorandum summarizing a variety government studies, does not in

income housing. It is a fact that the proposed congregate care
center will be providing middle income housing and will not be
involved in any subsidized program. This does not run contrary
at all to the statement of public need that has been made. The
government estimates are partially based on the need for
subsidized facilities. But they do not differential at all on an
overall need that includes subsidized and non:subsidized
projects. Probably the Lane Council of Governments estimate that
15 - 40% of all people in nursing homes do not require nursing
home care and would be better locaeted in congregate care .
facilities gives the highest credence to the need for this
project. The project is intended to do two things in the non-
subsidized market. The'first is to provide a viable and highly
desirable alternative to nursing home care which fits in with
Lane COG's estimate of those that could be ocut of nursing homes.
It also is to provide a viable alternative to that portion of the
elderly population that still occupy their original homes that
would do better both physically and socially by being in a
congregate care facility. There is no estimate available of what
the percentages of such households there are that could use

congregate care facilities.
In summary, this application contends that it has been clearly

shown by a veriety of government sources that there is a need for

Morgan, Rvan & Associates, Inc. page 7
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congregate care, this need has not been differentiated into
. subsidized versus non-subsidized need, and therefore it is
assumed that middle income households have a need as strong as

low and moderate income households and are reflected in the

government figures. The need is demonstrated by Lane COG's
estimate of the number of people in nursing homes that do not
need such intense care and by the success of projects of this

nature in a very large number of other west coast cities.

2. DESIGN CRITERIA FOR THE ENTIRE ELKS LODGE PROPERTY

This application initiates a planned development procedure for
the entirety of the Elks property. The property divid'es itself
easily into three different components. First, the existing Elks
. Lodge and facilities which will be in a sense "grandfathered”
into this planned development designation. The Elks Lodge
facilities are complete except for two potential future projects.
These include the extension of the building to the south for
additional lodge activities and the possible future paving of the
overflow parking lot along the western edge of the property. The
second portion of the property is the eastern boundary which is
the site of the proposed congregate care facility. This portion
of the site 1is, by this application, being considered for
detailed plan approval for the specific congregate care project.
The design criteria for this detailed plan approval will be
discussed in the third element of this report below. The final

portion of the site is the open area on the south facing slope

. south of the Elks building. This area is, as part of this

application, being considered for conceptual planned development

Morgan, Ryan & Associates, Inc. page 8
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Aaval Py
Ovadi. .

1. This area will house up to 40 owner occupied dwelling units.

2. The dwelling units will be designed and arranged in a
cluster fashion in groups of probably not more than 6
dwelling units each,

3. The housing will be developed either as condominium

complex or as a 0-lot line housing complex with the simple
ownership of lots.

4. The housing will not exceed two stories in height.

5. All structures will be set back a minimum of 40 feet from
the exterior boundary lines of the Elks property.

6. All lands not occupied by structures, parking areas and
accessways will be fully landscaped including the creation

of a landscaped screen along the southern property line. .
Another important aspect of the plan for this portion of the Elks
property is the creation of a loose street that will move between
the Elks Lodge and the congregate care center along the eastern
side of the property, turn to the west and run between the lodge
and the proposed housing, and then turn to the north and go back
to Elks Drive. It is the intention of this application that this
street will occupy a public right-of-way. The width necessary
for the improvement and the right-of-way will be that width that

will accommodate the following factors:

1. Two travel lanes of the minimum adequate width.
2. No lanes will be provided for on-street parking. ‘
3. Curbs on both sides.

4. A curbline sidewalk on the outer side of the loop.

Morgan, Ryan & Associates, Inc. page S
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5. A space wide enough to accommodate necessary public
. utilities.
It is assumed that the right-of-way, based on the above factors,

will be somewhere between 40 and 50 feet wide.

Along the western edge of the Elks site, it is the intention to -
create a half street improvement with one half of the necessary
right-of-way and improvement for the street butted up against the
property line. The owner on the other side of this particular
property line is the Good Samaritan Hospital. As of the time of
the preparation of this report the hospital had not agreed to
this particular scheme and felt that they would not be able to
concur with this half-street improvement for some time in the
'. future. Therefore, the exact location of this particular portion
of the proposed street can not be finalized probably until time
of detailed plan approval for this planned development»or until
the hospital decides to proceed with development of its
property. If this street cannot be located on the property line,
it will probably be moved slightly to the east so that it runs

immediately adjacent to the property line.

The proposed right-of-way dedication and street improvement will
only occur to the minimum point necessary for servicing the
congregate care facility at this time. An adequate turn-around

space or means will be provided.
3. CONGREGATE CARE FACILITIES SPECIFIC DEVELOPMENT PLAN

Attached to this report is a series of drawings indicating the

Morgan, Ryan & Associates, Inc. page 10
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specific site plan and conceptual elevations of the proposed
congregate care facility. Over the course of the last several
months, this design has gone through a substantial amount of
public review and imput that has resulted in the current
proposal. This design has been pulled back substantially from
the eastern property line as compared to the original project.
The physical configuration of the building has also changed so
that it has less impact on the single family homes to the east.
The factors that have gone into this include a substantial
variety of jogs and both vertical and horizontal planes of the
structure so that it is extremely broken up in character rather
than appearing as one huge monolithic structure. Also, the
building has been "stair-stepped” back from the property line so
that while it is in actuality a three story structure, it appears .

as only a two story structure from the houses beneath it.

The building has also been pulled slightly farther away from Elks
Drive and again does not stand as all in monolithic as the
original. This was intended to address one of the planning
commission's original objections which was that the building
would present a large ediface view of Elks Drive that would be

unattractive.

A parking scheme has been worked out with the staff that should
address the original variance of this application. The intention
is to create only the 42 parking spaces shown on the site plan.
If at a date one year after occupancy is achieved, it is shown .
that this parking space is inadequate, addifional parking lot

area will be created on the north side of the building so that

Morgan, Ryan & Associates, Inc. page 11
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. the code required number of parking spaces is achieved. It is
suggested that the planning staff recommend to the Planning
Commission and Council the appropriate mechanism and cri‘teria to
be used in this review. All of the reasons stated in the
original application for the variance apply in this particular

case and of course are part of this application.
SUMMARY

By this application, the Corvallis Comprehensive Plan would be

amended to medium density residential for the property, the zone
would change to RS - 12, and a planned development overlay would
be utilized. Three major components of this new planned
development would appear. First is the present and future Elks
. facilities, second is the Corvallis Elks Congregate Care projebt
with 82 units of housing, and third is an area with 40 units of
owner occupied housing developed in a clustered manner. This
application is for conceptual plan approval for all portions of
the site except for the congregate care center for which it is

for detailed plan approval.

By this report and by.the earlier report on PD-80-9, the
applicant has shown that there is an overwhelming public need for
congregate care facilities, that this is an appropriate site for
meeting that need, that there are no reasonable alternative sites
zoned or unzoned for the proposed use, and that the proposed use
is supported by the policies of the community as stated in its
comprehensive plan.

The design for the site has carefully reviewed and amended so

Morgan, Ryan & Associates, Inc. page 12
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that the facilities and structures to be created blend well into .
the surrounding area and are not incompatible with single family

housing to the east or south.

Based on these conclusions, the proposed amendments are justified

| and should be granted.

Morgan, Ryan & Associates, Inc.
875 High Street SE
Salem, Oregon 897301

(503)388-7621

Morgan, Ryan & Associates, Inc. page 13
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May 1, 1981

Corvallis Plamning Commission .
180 N.W. 5th Street
Corvallis, Oregon 97330

Dear Planning Commission Members:

As neighbors of the Elks Club property, we are writing you to express
our concern sbout the prop d Comprehensive Plan Amendment (CPA-B1-4)
which would change the entire 15 acre site from low density residencial
(2-6 units/acre) to medium=-high density residential (12-20 units/acre).
Such an amendment would allow from 180-300 units to be built on this
property.

Our concerns are as follows:

1. The density change from low to medium-high would be very
abrupt with no transirional densities inbetween.

Z. Such a high density designation directly aburting our
low density neighborhood could potentially lead to
developments that would drastically change the appearance
and livability of our single family home neighborhood.
(i.e. unire which are more than one or two stories high .
which because of the elevation of the Elks' property
wauld look down on the surrounding homes).

3. Such a density change could have a negative effect om
the property values in our neighborhood as is implied
in the 1980 Comprehenmsive Plan Text 8.4.3 " More inteasive
land uses proposed for established residential areas shall
be subject to special site development standards which

minimize the negative impact on abutting properties.

4. The development of 180-300 units on this property would
lead to increased traffic om N.W. Satinwood Drive where
many children live and walk to school and to subseguent
pressure to widen this street in the future.

5. Such a drastic increase in residential density could
léad to increased enrollment pregsure on Wilson School,

In addition, we would like to express our concern that there has
been no mention of a plan for open or park space in conjunction with
this proposed Comprehemsive Plan Amendment as directed in 1880
Comprehensive Plan Text B.14 " Residential developments shall have
adequate open space to provide for a high quality environment,"

RECEVED
2

Coy Pentang Dp
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Thus, the net effect of this amendment would appear to be a drastic
increase in the residential density of our meighborhood bringing with
it all the attendant problems of such =n increase. ‘
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CPA-Bl-4 page 2

Thus, the net effect of this amendment would appear to be & drastic
increase in the residential demsity of our neighborhood bringing with
it all the attendant problems of such an increase,
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May 1, 15981

Corvallis Planning Commission
180 N.W. 5th Streer
Corvallis, Oregon 97330

Dear Planning Commission Members:

As neighbors of the Elks Club property we wish to express to you some
of our concerns about the proposed District Change of this property from
R8=3.5 (Low Density Residential) to R5-12 (Medium-High Density Residential)
(DC-B1-2) with a Planned Development Overlay (PD-81-1). The proposed
Corvallis Congregate Care Center has been designed for only a 2 1/2 acre
portion of this 15 acre property. This leaves 12 1/2 acres for which no
plan has been developed. As residents of the imwediate neighborhood, we
feel that this large parcel should mot be developed haphazardly. Any
development plan should allow for a gradual rransition from our low density
residential neighborhood to the medium~high density area. It should also
take into account that adequate open space be provided sp that the low
density appearance and livability of our family neighborhood be maintained.
(1980 Comprehensive Plan Text 8.14 "Residenrial developments shall have
adequate open space to provide for a high quality enviromment.") An
overall plan for the future development of this entire property would .
assure us that our concerns have been addressed,
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District Change (DC-81-2)
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FINANCE DEPARTMENT

February 19, 1981

Honorable Mayor and City Council
City Hall
Corvallis, OR 97330

Honorable Mayor and City Council:

On behalf of our clients, the Corvallis Elks Lodge, William
Celson, and Al Carrick, we hereby appeal the Corvallis Planning
Commission's denial of zone change case number PD-80-~9 for which
our clients are the applicants.

We ask that your set a de novo hearing on the appeal at your
earliest convenience. We intend to demonstrate that the
Commission action failed to adhere to the Corvallis Comprehensive
Plan a2and Statewide Land Use Goal 10 - Housing. As well, the
Commission action blatantly ignored a clearly demonstratable
public need that could be satisfied by reasonazble, practical .
means.

I will appreciate written confirmation of the date, time and
place of your public hearing on this matter as soon as possible,
Thank you for your time and consideration.

Yonrs t Yo

] g
{ —
John N. M‘rgén,

President

cc:, Corvallis Elks Lodge . ;0 s HECEIVED b i e
Bill Colson T 5
Al Carrick =

CITY MANAGER'S OFFICE
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Urban and Regional Plenning = Design = Governmental Processes
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. 5: " . EXCERPTS FROM THE CORVALLIS CITY COUNCIL MEETING OF April 6, 1981

‘ MAYOR BERG OPENED THE PUBLIC HEARING to consider an appeal of the
Planning Commission decision to deny a Planned Development for
the Corvallis Congregate Care Center (Case PD-80-9).

Planning Director Coffee explained. the procedure for the public
hearing.

Councilmember Ratzlaff advised the Council that he had received
guestions which he referred to staff regarding the subject but
felt he could address the matter.

Robert Chidester, 2741 12th Street SE, Salem, appeared before the
Council as an attorney for Holiday Management Company, the devel-
oper of the Congregate Care Center with a request that Council
grant a period of 30 days to enable them to research the legal
issue. He also advised the Council that it was his feeling that
Council had the power to act in the decision. Following Mr.
Chidester's testimony, staff reviewed their position regarding
the Congregate Care Center and outlined an alternative process
for amendlng the Comprehensive Plan to allow a medium high

o e PP

o IR Y- K 3
uen51ty reslﬂentlal district {RKo=1icsj.

John Morgan, Morgan, Ryan and Associates, Inc., 875 High Street,
. Salem, planning consultant for the project, advised the Council
‘ that they had shown a demonstrated need for the type of housing
requested and explained their actions to date. Mr. Morgan also
advised the Council that his client wished to huild this year.
He further requested a 30-day period for an extension and that
the Council 1n1t1ate the amendment request.

The Council recessed at 8:56 p.m. and reconvened at 9:01 p.m.

Mr. Morgan again appeared before the Council to request that a
grandfather designation be applied.

Mayor Berg recessed the public hearing and brought the jurisdic-
tional question back to the table. It was moved, seconded, and
unanimously carried that the appeal be denied based on the
premise that the Council cannot grant a PD.

It was moved, seconded, and unanimously carried that the Council
initiate a Comprehensive Plan amendment change from low density
residential to medium-high density residential and a district
change to RS-12 designation with a PD overlay.

No one further appeared to speak and the public hearing was
. -closed.

ATTACHMENT "E"
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- L g
EXCERPTS FROM THE CORVALLIS CITY COUNCIL MEETING OF _ April 6, 1981 '

Planning Director Coffee and Deputy City Attorney Rodeman advised
the Council of the procedure to be followed for the public
hearing to consider an appeal of the Planning Commission decision
to deny a Planned Development for the Corvallis Congregate Care
Center (Case PD-80-9).
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. EXCERPTS FROM THE Cu. -ALLIS CITY COUNCIL MEETING OF March 2, 1981

7 ‘

N /_\,

D. FINANCE DIRECTOR'S REPORT: Finance Director Thompson
directed the Council's attention to an appeal of the Planning
Commission decision, PD-80-9 - Corvallis Congregate Care Center
(Elks Drive). It was moved, seconded, and unanimously passed to

set the appeal hearing for April 6, 1981 at 8:00 p.m., the place
undetermined.
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REVISED DRAWINGS AS oF
June 3, 1981
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Comununity Development Services
Planning and Housing

180 NW Fifth Strest
P.O. Box 1083

Corvallis, Oregon 87339-1083
(503) 757-5908

August 5, 1986

Jerry Nelson, Trustee
Corvallis Elks BPOE #1413
3892 NW Jameson
Corvallis, OR 987330

RE: Minor Land Partition B6-2
Dear Mr. Nelson:

The City staff has completed their review of your request for a
Minor Land Partition on the parcel identified as Asseasor's Map
#11-5-23A, Tax Lots 1000 and 1100. Listed below are Conditions
of Approval you will need to meet before the Minor Land Partition
can be approved. You have one year from the date of this letter
in which to complete the conditions, after which time this
application will become null and void. -

Conditions of Approval

1. A survey and new legal descriptions conforming to the
standards established by the Land Development Code, Section
113, shall be submitted prior to final approval. The map
containing the survey alsc needs to show all structures,
driveways and easements.

2. Permanent easements for the following shall be submitted
prior to final approval:

a. Access to the Elk's Lodge parcel acress the
Congregate Care Center parcel,

b. Any utilities crossing one parcel to serve the other.

If you have any questions regarding these conditions or the Minor
Land Partition, feel free to contact me at 757-6908. If you
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Corvallis Elks BPOE #1413
MLP-86-2 -
August 5, 1986

agree to the conditions, please sign below and return this letter
and the Minor Land Partition map to Community Development
Services.

Sincerely,

Jack Pace
Associate Planner
JP:1h

cc: Elizabeth Papadopoulos, Utility and Transportation Services
Lee March, Building Division

I hereby agree to the above conditions of approval for my Minor
Land Partition (MLP-86-2).

Signature of Legal Owner Date

MINOR LAND PARTITION APPROVED BY:

Community Development Services Manager Date
Ccity Engineer Date
Reference Benton County Surveyor's Office o]
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CORVALLIS

ENHANCING COMMUNTY LIVABILITY Community Developmeant Services
Hutlding and Developient
501 SW Madlison Avenue
PO Hux 1083
Carvallis, Oregon 973349 1083
June 23 4 1988 (503) 75768240

Corvallis Elks BPOE 1412
444 Elks Drive
Corvallis, Or. 97330

RE: Minor Land Partition No. MLP-88-2
Dear Sir/Madam:

The City staff has completed its review of your request for a
Minor Land Partition located on Assessor's Map No. 11-5-23A, Tax
Lots 1000, 1100, 1101 and 1400. Below are the conditions of
approval you need to meet prior to finalizing your Minor Land
partition. You have one year from the date of this letter to
complete the conditions of approval, 'after which time your
application will become null and void.

Conditicns of Approval

s 1 Provide a 50 foot-wide access flag from parcel 3 to Elks
bDrive. This piece of land shall be made a part of parcel 3.

2. The location of the sanitary sewer service lateral shall be
determined and verified in the field. If the sanitary sewer
service lateral for the Elks Lodge crosses the access flag
for parcel 3 a temporary private easement is needed. This
easement shall be written so that it terminates upon
dedication to the city right-of-way. The easement shall
also clearly indicate which part is responsible faor
constructing a new service lateral. Its future location
will be determined by City staff when its relocation becomes
necessary.

3. Consolidate tax lots within parcel 1 so that tax lot 1400
does not become a separate parcel.

4. Provide and record a reciprocal maintenance and access
easement between parcels 1 and 2 for continued use of the
western Elks Lodge access.

5.4 Provide a 20 foot-wide public utility easement across

parcel 2 for the extension of the public waterline to parcel
3. City Engineering Staff will work with the applicant to
determine the appropriate location for the easement.

o248 A
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CORVALLIS ELKS BPOE 1413

MINOR LAND PARTITION NO. MLP-B8-2
June 23, 1988

Page 2

G. Provide a 20 foot-wide public utility easement, across the
eastern edge of parcel 2, for the possible extension of
sanitary sewer from Elks Drive to parcel 3. City
Engineering staff will work with the applicant to determine
the appropriate location for the easement.

fe Have the approved parcel configuration monumented and
surveyed. All easements shall be shown on the survey map.

8. Update the partition map to reflect the condition of
approval.

9. Parcel 2 is to be expanded to the southerly border of the
existing Elks parcel by extending the soutwest corner of the
proposed Parcel 2 approximately 145 feet at a bearing of N
02° 15' 00" W. This will include all land previously
approved for the Regency use through PD-81-1.

10. Legal descriptions shall be proyided for parent parcels
(existing) and all new parcels.

Review of your application by Engineering Services and the Fire
Department also raised issues relative to the future development
of Parcel 3, These issues are contained in memorandums and
copies are attached for your information.

When your surveyor has prepared a survey map the following
sequence needs to be followed:

1. Copies of the survey map are submitted to the County
Surveyor and City of Corvallis Development Services for
checking.

2. Surveyor makes any changes required by the County Surveyor
or the City on the original survey map.

. B8 Original survey map is brought to City of Corvallis
Development Services to obtain necessary City signatures,

1. Original survey map with required City signatures is filed
with the County Surveyor.

8 A copy of the filed survey map and legal descriptions are
provided to Development Services for recording of the minor
land partition.
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CORVALLIS ELKS BPOE 1411

MINOR LAND PARTITION NO. MLP-B8-2
June 23, 1988

Page 3

Upon completion of the conditions of approval, the survey and
legal descriptions will be recorded by the City at Benton County
Recorder's Office. A recording charge of $5.00 per page (8 1/2 %
11) shall be paid by the applicant. The recording fee should be
paid when this letter is returned. Please make checks payable to
Benton County Recorder.

1f you have any guestions concerning the above conditions, please
feel free to write or call (757-6929). IFf you agree to the
above conditions, please sign the Minor Land Partition Agreement
and return this letter to Development Services.

Sincerely,

P
-WJM:T»L/ F f\ms,w’
Joseph P. Kasper
Associate Planner

sh

cc: Elizabeth Papadopoulos
Darrall Kahl
Dave Artz

I hereby agree to the above conditions of approval of Minor Land
Partition (MLP-BB-2).

Signaturs of Legal Owner Date

MINOR LAND PARTITION APPROVED BY:

Development Services Manager Date

City Engineer Date

Reference Benton County Surveyor's Office CS

CORONADO TRACT B (PLD14-00005)
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To: Joe Kasoer, Develoomenl Services

Subteezt Proposed minor land partition. MLP-BE-2
11-5-234 t1 1900,1100.1101 1480, 448 NU Elks Drivs

he Elhs BPDE L1s groposing o aresate thres parcels on the site currently
uontaining the Elks Lodoe and the Repencyv, a congrepata care facllity,
The site originally consisted of bue marcels (and twe bax lats) but in
1986 snd 1986 additicnal tasxlote were crested without miner land
partition approval. One of these taxliots has &ilnce bsen sold, In effecd.
makinc Lt & separats parcel. The condifions fer this proposed sartition
include 1tems Lhet will meel tur gonecerns reagarding the the sarller
parcel creation,

This mamo cantains conditions of aporeval and futurs development cuncarne
that we would liks tc make the develooer awara of.

Frogposed parcel 1, which would contsin the lodpe and = lodge drivauav
that is aceessed from the repency parcel. i1s made uo cf taxlots 1000,
1400 . and a poriton of | 100. Thesa laxlots must be corsolldatéd to ensure
that that mo portion of the carcel would later he sold. In addition. LF
the Elks Lodge parcel desires to ecgntinues using 1ts sestern drivawsvy. an
accass easament and msintenance apresment =hould be orepasred and recordsd
alopng with the parcel desds,

Proposed oarcel Z. which would cantain the Repency is already a sinalg
tex lot (tar laot 1181 ), However the land to the south of the reosncy
parcsl was intended ta serve as open soace for the Recenav, Thus the
southerr boundary of oarcel 2 should bs extended to the south to include
lhe cosn snacs. 1ln sddition easements for the =«lensicn of putilie sewer
and water g parcel 3 ars nesded.

Frogpsed parcel 3 (the soulhern particr of tas lot [1€60) is undeveloped,
Urnder its currant zoning approsimatsely |G sinale-famtlv dwallings could
bae butlt en this land. In arder ta sccomodate thal amount of develcoment .
publte utilitiss and s roaduav must be extended to the site, Thie parcal
could tiz into the oublic sterm drain system bv connseting fo the line
zqtanded up from Autumn Place. Usler servics would be grovidsd from the
lina that serves the Repeney. In order lo sllew Fulure extension of ihis
line a 78 foot-wide oublic utilitlv sasemsnl across the Hageney parcel is
nacessary. sanitary sswer 1s nol directly avellable ts parcel 3. The most
lowtcal location fer a sanitary sewer extenslon is from Satlinwobd Drive,
becalse that axtensian wauld have to cross propertv that 1s under another
ownershio. limaly extsnsion of services 15 not puarantssd. for this reasan
5 2@ foot-wide oublic utilitly sasement Ffrom Ells Drive along Lhe eastern
linag of the Hegency parcel should be crovided.

‘CORONADO TRACT B (PLD14-00005)

PLANNING COMMISSION STAFF REPORT
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Parcel 3, as oropmnsed. does nol abut a public rosoway: it is ponnactad Lo
Elke Drive via a4n easement across the westen boundarv of barcel 2. For
development of marcel 3, the eltv would reguire consiruction af a
stantdard sublic roadusy fel lowed by 1= dedigation, alonc with & 50
foot-wide right-of-wsy. ta the citv. fn eassment aaccass would forae
afdditional neontialions with the cwner of parcel | before develpomant
could vceur, Because of this, an sasament access would not orovide for
indenendently develooable barcsls, In addition thal are no tepograchics)
or dgevelopment restrictions whieh would make & Tlag access unreasenabls,
Therefors the boundarv of parcel 1 should be maoved 50 feet to Lha =ast
and the land fo tha west of the relocated boundary should be made & gart
of pareel 3 for ourrent and fulurse stcess needs.

Our regords indicate that the sanitary sewer service lateral for the Elbva
Lodae mav cross the area whers the access flas for parcsl 3 will he
logated. If this Ls the csse. a private easement for line crossing 1s
neceasarv., Howevar. the ¢iiy doss not allow orivate facilitiss to crass
public riahts-of-wev, go when \he access flag is dedicated to the city
Lhe lateral would have to be abandensd and relocated.

Whan develoomen! Ls orooosad for sarcel 3 11 3s expecled that the owner
of the marcel will worl With the owner of the pargel of land to the west
in erdar to devaelon better publie willity loestlons. For sxample, public
sanitare sewer might be provided from Satinwced Oriva. This allgnment
sould serve bolh propecties and since LY would bs shortar than a iine
crzssing the regency oarcal, Lhe developer could realize s cost savinos.
Likewise, starm drainage previded fraem Gallnwood could serve the wesbern
side of parcal 3, Fipally. water for parpel 3 would need to be loopad.
The line could cannect from the Reoency line. cross dercel 3 ant the
aroperty to Lhe weat. gnd tie Lrta the walerline In Satinwcod Orive, The
loopad line could serve al]l of the arooertiss 1t crosses and mav cost the
davelogper of marcel 3 lsss than slternate slignments might.

CONDITIOND OF AFPROVAL

1. Provide = 5@ foot—wide acecass flan from garcel 3 te Elks Drive, fhis
piece of land shall be made a pari of parcel 3.

2. The locatinn of the sanltary sewar service lateral zhall be determined
and verified In the Field. IF the sanitarv ssusr service latsral for the
Elhs Lpdne crosses the acgess flap for aarcel 3 & tamparsry orivate
oasement is nesded. this essement shall ba writisn 5o thal it terminates
uoon dedication to the city of the right-of-wav, The sasment shall alse
glearly indicate which party s responsible for censfructing 2 new
aervicae lateral. Its Ffuture location will be datermined by city staff
when tts relocation becomes necessary.,

3. Caonzolidate taa lots within parcel | so thal fawx fcl 1480 does not
hecome a separate parcel,

i. Provide and record a reclprogal maintenance and access sasament
betwasr maresls | and Z for cantinued use of ihe western Elke Lodos
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MINOR LAND PARTITION & & F—
LOT LINE ADJUSTMENT = .

1576900 & -
nLE e Jé,% = ERITEE i T VR E T

APBL|CANT: NAME THE CORVALLIS CLINIC P,C. WORK PIUNE 754=1150
ADDRESS 36809NW SAMARIAAN DRIVE HOME PHONE
SIGNMURE B ) B Y210 b-le.92
\ IV TOATE]
TITLE: -
PHUPENTY OWNENR®*: NAME same as above PHONE
ADDRESS
S1GNATURE
TOATEY

*Whore the evnor end applleants dlller, writtan sullior f2zat lon By owner |5 regulred,

PROPERTY LOCATION: ADURESS 444 NW ELKS DRIVE

1000, 1100,110]
ASSESSOR'S MAP NO. 11-5-234A TAY LOT 1400

{The Asassser's Hap Humbaer (township/range/section] snd the Tex Lot numbar can be
found on your Tex sialemant en the upper lelt $lde oc &t the Asseszer's oflleo.|

DEVELOPMENT DISTRICTT,.L. 1100- Rs 3.5/ T.L. 1000&1400- P.A.O,/T.L. 1101= P,D.
Rs 3.5
EXISTING USE OF PROPERTY r.n. 1100-vacant,T.L. 1000&1400-Elks Lodge
TiL. 1101=Regent Retirement Center
PIROPOSEL USE OF PROPERTY Existing zoning/use to remain

UATE UF LAST PARTITION (LFf Known)
PRUPQSED LOT SIZES - Parce!®X 1. 7.76 Acres ¥ 2., 5,69 Acres %X3. 3.12 Acres
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! e H B
DRAFT PROPOSED ZONING & COMPREHENSIVE PLAN MAP CHANGES
ATTACHIMENT A (Includes Planning Commission & City Councll Recommendations)
Last Revised 11-8-2000
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Excerpt from adopted Comprehensive Plan Map and
Zoning Map corrections / changes associated with Periodic
Review. Changes reflect City Council adoption
(12-18-2000). Note that Regent / Tract B property shows
specific change to northern portion (Regent) of site, but that
southern partion (Tract B) is unchanged from its previous
MD (Medium Density) designation, associated with case
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CORVALLIS PLANNING COMMISSION
l% NOTICE OF DISPOSITION
ORDER: 2006-025

CORVALLIS

ENHANCING COMMUNITY LIVABILITY
S ——

CASE Satinwood District Change and Tentative Subdivision Plat
(ZDC05-00009, SUB05-00005)

REQUEST 1. Removal of a Planned Development Overlay from a vacant
10.12-acre property (Tax Lot 100 only), which is currently zoned
Low Density Residential with a Planned Development Overlay
(PD(RS-3.5)); and

2. Approval of a Tentative Subdivision Plat that would create 57

lots and associated tracts from a total 16.01 acres (the 10.12-
acre Tax Lot 100 combined with an additional 5.89-acre parcel).

APPLICANTS: 9" Street Partners, LLC OWNERS: Samaritan Health Services

202 NW 6" Street 3600 NW Samaritan Drive
Corvallis, OR 97330 Corvallis, OR 97330
LOCATION The subject site is composed of two parcels totaling 16.01 acres,

which: are located at the southeast corner of the NW Elks Drive and
NW Satinwood Street intersection. The site is also noted as Tax
Lots 100 and 200 on Benton County Assessor’'s Map 11-05-23AD.

The Corvallis Planning Commission conducted a review of the above case on February 1,
2006, and February 15, 2006, and found that the request should be approved with the
attached Conditions of Approval. The Planning Commission has adopted the findings
contained in the January 25, 2006, staff report and in the portions of the February 1, and
February 15, 2006 minutes that demonstrate support for approval of the request.

If you are an affected party and wish to appeal this decision, appeals must be filed, in
writing, with the City Recorder within 12 days from the date that the order is signed. The

following information must be included:

Name and address of the appellant(s).

Reference the subject development and case number, if any.
A statement of the specific grounds for appeal.

A statement as to how you are an affected party.

Filing fee of $240.00.

N

Appeals must be filed by 5:00 p.m. on the final day of the appeal period. When the final
day of an appeal period falls on a weekend or holiday, the appeal period shall be extended

L:ACD\Planning\Development Review\District Change\ZDCO05 Cases\ZDC05-00009 Satinwood District
Change\Dispositions\PC_Disposition.wpd
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to 5:00 p.m. on the subsequent work day. The City Recorder is located in the City
Manager's Office, City Hall, 501 SW Madison Avenue, Corvallis, Oregon.

The proposal, staff report, hearing minutes, and findings and conclusions may be reviewed
atthe Community Development Department, Planning Division, City Hall, 501 SW Madison

Avenue.
Bu e G P o
David Graetz, Chair
Corvallis Planning Commission
Signed: February 16, 2006

~ Appeal Deadline:  February 28, 2006

Exbiy}ation Date(s) (If Not Appealed): = February 16, 2008 (Tentative Subdivision Plat)

If no appeal is filed by the appeal deadline, the tentative subdivision plat shall be valid for
two years. [f the applicant has not submitted a final subdivision plat within two years (with
appropriate assurances for improvements, if applicable), the approval shall expire on
February 16, 2008. At its discretion, and without a public hearing, the Planning
Commission may extend the approval one time for up to one additional year if it finds that
conditions have not changed. If an extension is desired, the applicant is required to file a
written request for the extension, with the City’s Planning Division, prior to the expiration
date.
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CONDITIONS OF APPROVAL
(ZDC05-00009/SUB05-00005)

Page No. Cor;‘ldolt'on Condition Language
All 1 Consistency with Plans — Development shall comply with the

narrative and plans identified in Attachment G of the Staff Report,
except as modified by the conditions below or unless a requested
modification otherwise meets the criteria for a Tentative Subdivision
Modification. Such changes may be processed in accordance with
Chapter 2.4 of the Land Development Code.
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Page No. COf'qu;ﬂﬂn Condition Language
23 and 24 2 Tree Preservation and Replanting — As proposed by the applicant

and shawn on Attachment G-46, 13 existing significant trees will be
preserved on the subject site. A certified arborist shall specify, in a
singular report completed for the entire site, the provisions nacessary
to ensure survival of retained significant trees identified on
Attachmenl G-46 as "Existing Trees to be Saved." This report will be
submitted ta the City for review and approval prior lo issuance of any
excavation and grading, erosion control, PIPC, or building permits.
As part of these provisions, there shall be no cutting, filling,
trenching, nor compaction of the soil under tree canopies and to a
minimum distance of 5 feet oulside the canopy's dripline, consistent
with Section 4.2.20.c of the Land Development Code. To assure this
protection, a minimum 5-foot high construction fence shall be
installed 5 feet outside the canopy's dripline prior ta any grading and
excavation of the development site. An exception may occur upan
inspection and a recommendation by a certified arborist. Existing
trees and construction protection fences shall be illustrated on all sita
plans submitted for excavation, erosion control, PIPC, or bullding
permits.

a. A Deed Restriction on Tree Removal and Tree Planting:
Concurrent with recordation of the Final Plal, Lots 1, 2, 22, 23,
and 34 shall have deed restrictions recorded against them to
prohibit cutting significant trees noted for preservation on
Attachment G-46. Should the health of the tree pose a safely
hazard, removal or limited pruning may occur upon inspection
and a recommendation for pruning or removal by a certified
arbanst. The City Foraster shall be contacted befara any
significant tree on these Iols is removed due to a hazardous
situation. Concurrent with recordalion of the Final Plat, Lots 7-
12, 14-33, 35, and 36 shall have deed restrictions recorded
against them that inform the lot owner that additional trees shall
be planted and maintained on each lot as shown on Attachment
G-44. Prior to recordation, the applicant will submit the required
deed restrictions lo the City for review and approval.

b. To ensure thal some of the existing tree canopy coverage on the
development site is restored, the applicant or developer will
install a tolal of 281 new trees, distributed as shown on
Attachment G-44 within Lots 1-4, 7-12, 14-33, 35-37, 44, 45, and
52-55, and Tract "A". All trees installed in these locations will
have a minimum trunk caliper of 132 inches at the time of
installation. As proposed by the applicant, a separate automatic
irrigation system will be installed to maintain the trees located in
Lots 7-12, 14-33, 35, and 36.

¢. Replacement trees shall be chosen from the list of species
provided in LDC Seclion 4,2.60, or as approved by the
Community Development Director.
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Page No. Cor'l\ld(;tlon Condition Language
28 and 29 3 Landscaping Construction and Maintenance — The following

landscaping provisions shall apply to overall development of the site:

a. Landscape Construction Documents — Prior to issuance of PIPC
permits, the applicant will submit to the Community Development
Director, a Detailed Landscape Plan for this site that contains a
specific planting plan (including correct plant names in the Latin
format), construction plans, irrigation plans, details, and
specifications for all required landscaped areas on the site.
Plantings shall comply with LDC Section 4.2 and other conditions
of this approval. Required street trees shall have at least a 1%%-
inch trunk diameter at the time of installation. The landscape
plans shall address the following additional requirements:

b. Landscape Installation and Maintenance — Street trees shall be
planted along Satinwood Street and Elks Drive concurrent with
public improvements. Landscaping within or abutting Tracts “A”,
“B”, and “C” shall also be installed concurrent with public
improvements. The locations of these trees will be shown on all
site plans submitted for public improvement design. The revised
streetscape plan for new local streets (approved prior to
construction of public improvements) shall be used to install
trees concurrent with dwelling construction. All street trees
shown along new local streets, and landscaping shown on
Attachment G-44 within Lots 1-4, 7-12, 14-33, 35-37, 44, 45, and
52-55, shall be installed prior to-issuance of the Final Occupancy
Permit for each affected lot. A maintenance plan for all plantings
shall be provided prior to the City's on-site approval of the
landscape installation. This plan shall provide measures to
assure all new plantings attain the mimimum 90 percent ground
cover required by LDC Section 4.2.20 within three years from the
date of installation approval.

c. Security for Landscape Installation and Maintenance — Prior to
the approval of the landscaping plan, a Performance Bond (or
other LDC-approved financial security) will be provided to the
City to secure installation of all landscaping along the portions of
NW Satinwood Street and NW Elks Drive abutting the site, as

- well as along new local streets and within Tracts “A”, “B”, and
"C”". A Maintenance Bond (or other LDC-approved financial
security) shall be provided to the City to cover 50 percent of the
costs for landscape materials and labor (plus costs for
administration) associated with landscaping installed along all
streets and within Tracts “A”, “B”, and “C".
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Page No. Co?\ldcflon Condition Language
28 and 29 3 d.. Home Owners’ Assaciation Landscape Maintenance
(continued) Responsibilities — After completion of the required three-year
maintenance period, the Home Owners’ Association created for
(Modified at | - this subdivision will be responsible for the perpetual maintenance
hearing) of landscaping within the following areas:

1. Planter strips along all local streets within the subdivision;

2. Planter strips adjacent to the subdivision that are along the east
side of Satinwood Street and south side of Elks Drive;

3. Through lot landscaping within 20 feet of the rear lot line of Lots
1-3, and 53-55;

4. Buffer landscaping within 20 feet of the side lot line of Lots 4, 7,
37, 44, 45, and 52 that is adjacent to either NW Elks Drive or
NW Satinwood Street;

5. Tract“A”, Tract “B”, and Tract “C".

"4 | Review and Approval of Home Owners’ Association CC&Rs — As
proposed by the applicant, a Home Owners’ Association shall be
established to help assure appropriate maintenance of public
pedestrian access easements, street landscaping, and the
landscape areas within subdivision. Prior to final plat approval, the
applicant shall submit for approval by the Community Development
Director, the Home Owners’ Association's Codes, Covenants and
Restrictions (CC&Rs) and or bylaws. The Homeowners’
Association’s CC&R’s or bylaws shall include all language from each
of the following Conditions of Approval:

3. Condition of Approval No. 2 — Tree Preservation and Replanting

4. Condition of Approval No. 3, Part d. — Home Owners’
Association Landscape Maintenance Responsibilities

5. Condition of Approval No. 18 — Landscaping and Fencing within
Vision Clearance Areas

6. = Condition of Approval No. 19 — Traffic Calming Escrow Account

26 5 Through Lot Easement Width — The through lot landscape screen
easement extending along the north portion of Lots 1-4, and 7 shall
be increased in width by an additional 4 feet in order to provide a 20-
foot wide easement area that is entirely contained within the
respective lots. '
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Condition

No. Condition Language

Page No.

22 and 27 6 Grading Plan Modifications — The applicant has proposed
excavation and grading limits up to the site’s existing property lines.
In accordance with 1997 UBC, Appendix Chapter 3314, “Cut and fill
slopes shall be set back from site boundaries in accordance with this
section.” Section 3314.2, Top of Cut Slope requires that, “The top of
cut slopes shall not be made nearer to a site boundary line than one
fifth of the vertical height of cut with a minimum of 2-ft and a
maximum of 10-ft. The setback may need to be increased for any
required interceptor drains.” The proposed development plan has not
addressed the minimum required setback of 2-ft. Alternative
setbacks to those described in this section of the UBC may be
approved by the building official so long as the applicant’s qualified
engineer or engineering geologist demonstrates that the intent of this
section has been satisfied. The applicant has yet to demonstrate that
the intent of 1997 UBC Appendix Chapter 3314 have been met. Prior
to issuance of any construction permits, the applicant shall
demonstrate that the intent of Appendix Chapter 3314 of the 1997
UBC has been met in its entirety.

38 and 39 7 Public Improvements — Notwithstanding Condition No. 1, any
plans for public improvements referenced within the application or
this staff report shall not be considered final engineered public
improvement plans. Prior to issuance of any structural or site utility
construction permits, the applicant shall obtain approval of, and
permits for, engineered plans for public improvements from the City's
Engineering Division. The applicant shall submit necessary
engineered plans and studies for public utility and transportation
systems to ensure that adequate street, water, sewer, storm
drainage and street lighting improvements are provided. Final utility
alignments (including locations for detention facilities) that maximize
separation from adjacent ufilities and street trees shall be engineered
with the plans for public improvements in accordance with all
applicable LDC criteria and City, DEQ and Oregon Health Division
requirements for utility separations Public improvement plan
submittals will be reviewed and approved by the City Engineer under
the procedures outlined in Land Development Code Section 4.0.90.
Note: Land Development Code Section 4.0.70 has been amended
to establish street lights as public utilities. Under the revised Code
Section, developers shall provide an engineered design for sireet
light installation; obtain appropriate electrical permits from the
Development -Services Division; and install the street light system
concurrent with public improvements.

Y| 8 Right-of-Way Dedications — Concurrent with final plat approval, the
applicant shall provide a ROW dedication along the site’s NW Elks
Drive and NW Satinwood Street frontages, as necessary, to achieve
a minimum 34-ft of ROW measured south and east respectively from
the original ROW centerline. More than 34-ft of ROW may be
required to accommodate the proposed water quality swale
improvements.
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Condition

Page No. No.

Condition Language

32 - 9 Transfer of Satinwood Street Improvement Financial Security —
(Modified at | Prior to recording of a Final Plat of a Subdivision of the subject site,

hearing) the property owner of the subject site (formerly Area 5 of the Good
Samaritan Regional Medical Center) and Samaritan Health Services
shall demonstrate that the $325,000 lien, currently placed on the
property to financially secure public improvements to NW Satinwood
Street, has been either transferred to another property that is a
portion of the Good Samaritan Regional Medical Center campus
and/or presently owned by Samaritan Health Services, or an
alternate form of security provided.

31 10 Environmental Assessment — Prior to approval of the final
: subdivision plat, the applicant shall submit an environmental site
assessment, in accordance with Land Development Code criteria, to
the City's Engineering Division for review and approval. The
environmental assessment shall include information necessary for
the City to evaluate potential liability for environmental hazards,
contamination, or required waste clean-ups related to the land
dedicated for public use.

32 1 Internal Local Street Improvements — Prior to the final plat
approval the applicant shall construct or financially secure standard
local street improvements within the subject site. Note that any
physical structures for screening will need to be located outside of
the public ROW.

32 and 35 12 Public Sidewalk/Landscape Strip Improvements ~ Sidewalks and
landscape strips along local streets shall be installed in conjunction
with development of the site, typically with building permits or within
three years from the recording of the final plat, except where
sidewalks on local streets abut common areas, drainageways, or
other publicly owned areas. For those exceptions the sidewalks and
landscape strips shall be installed with the street improvements. As
part of the plans for public improvements, the applicant shall
_construct landscape strip and setback sidewalk improvements
adjacent to NW Elks Drive and NW Satinwood Street concurrent with
street improvements and consistent with their proposal. Where
water quality swales are not proposed, the applicant shall construct
the standard 12-ft width landscape strip. Where water quality swales
are proposed, the applicant shall construct landscape, swale and
sidewalk improvements consistent with their proposal. Where the
applicant has proposed the water quality swale along NW Satinwood
Street, tree species shall be selected that do not interfere with the
functionality of the storm water treatment facility and that are tolerant
of the potentially wetter soils associated with storm water treatment
facilities such as the proposed water quality swales.
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Condition

No. Condition Language

Page No.

38 13 Deed Restrictions for Pressure Reducing Valves — In order to
ensure that future owners of lots within the development are aware
of the potential need to install pressure reducing valves (PRV), and
as part of the building permit process, the developer shall record
deed restrictions outlining this need against all affected lots
concurrent with the final plat. All costs related to PRV installation
and maintenance shall be borne by the property owners.

38 14 Waterline Easement — Prior to the final plat, the applicant shall
acquire a public waterline easement for the portion of waterline
connecting to the existing waterline serving the Corvallis Clinic

- 38 15 Sanitary Sewer Relocation — Concurrent with the construction of

e public improvements, the applicant shall relocate the existing private
sanitary sewer located at the northwest corner of the subject site into
the public ROW. The abandoned portions of sanitary sewer shall be
removed from the subject site and public ROW. The relocated
sanitary sewer line shall have been accepted by the City and put into
service prior to taking the existing private sanitary sewer out of
service. :
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Page No. Corll\ld(;tlon Condition Language
39 16 Public Detention Facility Design & Maintenance Agreement — As

part of the plans for public improvements the applicant shall provide
engineered calculations for pre-development and post-development
peak storm water run-off flows, and demonstrate that the storm
drainage facilities are designed to match pre and post development
flows based on the 2-year through the 10-year storm event. The
detention facilities shall be designed consistent with both criteria
outlined in Appendix F of the Storm Water Master Plan, and criteria
outlined in the King County, Washington Surface Water Design
Manual. Infiltration facilities are a recommended means of meeting
detention requirements where soil and slope conditions (not more
that 10%) permit the use of infiltration facilities and where the
facilities will not have an adverse impact on the subject site or
adjacent or downhill properties. The detention analysis shall contain
a dlscusswn on the feasibility of implementing infiltration during both
-wet an dry seasons

The deS|gn for the public surface detention facilities shall include a
landscape plan that details all landscaping essential to ensure the
proper function of the detention facilities. This functional landscape
plan shall be submitted as part of the plans for public improvements.
All associated functional landscaping shall be installed and well
established prior to any paving activity on the development site.

All detention facilities that are part of the public storm drainage
system shall be dedicated to the public and shall be subject to a
maintenance agreement requiring the developer to maintain the
facilities for one year after build-out of all partions of the site that
drain to the facilities. The maintenance agreement shall be executed
prior to acceptance of public improvements and shall incorporate a
maintenance plan and a maintenance bond. The maintenance plan
shall be submitted as part of the plans for public improvements and
shall be consistent with maintenance requirements for stormwater
facilities identified in the King County, Washington Surface Water
Design Manual. The maintenance bond shall be submitted with the
maintenance agreement and shall reference the maintenance plan.
The maintenance bond shall remain in effect until the detention
facilities are accepted by the City.
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Condition
No.

39 17 Public Water Quality Facility Design & Maintenance — As part of
the plans for public improvements the applicant shall provide
engineered calculations for storm water quality facilities
demonstrating compliance with both criteria outlined in Appendix F of
the Storm Water Master Plan, and criteria outlined in the King
County, Washington Surface Water Design Manual. Infiltration
facilities are a recommended means of meeting water quality
requirements where soil and slope conditions (not more that 10%)
permit the use of infiltration facilities and where the facilities will not
have an adverse impact on the subject site or adjacent or downbhili
properties. The water quality analysis shall contain a discussion on
the feasibility of implementing infiltration during both wet and dry
seasons. ‘

Page No. Condition Language

All water quality facilities that are part of the public storm drainage
system shall be dedicated to the public and shali be subject to a
maintenance agreement requiring the developer to maintain the
facilities for one year after build-out of all portions of the site that
drain to the facilities. The maintenance agreement shall be executed
prior to acceptance of public improvements and shall incorporate a
maintenance plan and a maintenance bond. The maintenance plan
shall be submitted as part of the plans for public improvements and
shall be consistent with maintenance requirements for stormwater
facilities identified in the King County, Washington Surface Water
Design Manual. The maintenance bond shall be submitted with the
maintenance agreement and shall reference the maintenance plan.
The maintenance bond shall remain in effect until the water quality
facilities are accepted by the City.

28 18 Landscaping and Fencing within Vision Clearance Areas — All
vision clearance areas at street intersections created by the
subdivision and subsequent development will be unencumbered by
fences or landscaping shown on Attachments G-43, G-44, and G-46.
Landscaping shall be maintained by the HOA to ensure this standard
is met over time.

32 19 Escrow Account for Traffic Calming Measures — The applicant
has proposed that prior to final plat approval, the applicant will place
$10,000 in escrow to support traffic calming measures within one
half mile of the proposed subdivision that are approved by the City
within three years from the date the plat is recorded. Consideration
for, and implementation of traffic calming measures shall be
considered and approved through the City’s Neighborhood Traffic
‘Calming Program and funded by the applicant’s escrow account.

36 20 New Transit Shelter on Satinwood — The need for the applicant’s

proposed transit shelter at the location shown on Attachment G-43

(Modified at | will be reviewed through the review of engineered plans for public
hearing) | improvements.
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Page No. Cor'l\ld;tlon Condition Language
N/A 21 Resolution of Lease Agreement on Tax Lot 200 -- Prior to any

development (as defined by Land Development Code Chapter 1.6)
(Added at | occurring on the subject site, and prior to the issuance of any
hearing) building permits (i.e., excavation, grading, erosion control, structural,
foundation, or PIPC), and prior to the approval and recordation of the
Final Plat, the applicant shall either provide the City with proof of:

A. A properly recorded release, executed by the
Lessee of the leasehold interest identified in
Benton County Land Records as (M277588-
99); or

B. An enforceable judgement terminating the
subject lease or declaring the leasehold
subordinate to the owner’s right to seek
subdivision approval; or

C.  Asigned writing from the Lessee declaring its
support for the subdivision (SUB05-00005).

Development Related Concerns

A.

“Transportati

Mailbox Locations - Mailbox Iocations' shall be coordihated between the developer and the
Post Office as.part of the public improvements construction process. :

Excavation and Grading Plans - Prior to issuance of any construction permits, the applicant
shall submit an excavation and grading plan, including erosion control methods, to the
City's Development Services Department for review and approval. Excavation and Grading
permits shall not be approved and issued until the erosion control methods have been
installed and approved in the field. ) : ;

Other Permits - Prior to issuance of any construction permits, the applicant shall be
required to obtain a National Pollutant Discharge Elimination System (NPDES) permit if
construction activity will disturb, through clearing, grading, and/or excavation, one acre of
the site. Additionally, any permits required by other agencies such as the Division of State
Lands; Army_Corps of Engineers; Railroads;. County; or Oregon Department of
shall be approved and submitted to the City prior to issuance of any City

permits.

Infrastructure Cost Recovery - Where it is determined that there will be Infrastructure Cost
Recovery payments from past publicimprovements the developer shall pay their required
share of the costs prior-to receiving any building permits in accordance with Corvallis
Municipal Code 2.18.040.
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(

E. Franchise Utility Plans - Prior to issuance of public improvement permits, the applicant
shall submit, as part of the public improvement plan set, an overall site utility plan that
shows existing and proposed franchise utility locations, including vaults, poles, and
pedestals. The proposed franchise utilities shall conform to requirements outlined in Land
Development Code Section 4.0.100 - Franchise Utility Installations, including provision of
appropriate public utility easements.

F. Streetscape Plan - As part of the public improvement plans, the applicant shall include a
“streetscape” plan that incorporates the following features: composite utility plan; strest
lights; proposed driveway locations; vision clearance triangles for each intersection; strest
striping and signing (in conformance with the MUTCD); and proposed street tree locations.
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Satinwood District Change and Subdivision
(ZDCO05-00009, SUB05-00005)
Proposed Zoning District Designations

| S—

Tax Ld:t:’;ﬁl-:.o

Ro

Proposed RS-3.5

X

Subject

LEGEND
SubjectSite  @HED
RS-3.5
PD(RS-3.5)
RS-0
PD(RS-9)

RS-12
PD(RS-12)
RS-20
P-AO

Fo(p-aod

200 O 200 400 Fest
e

A

N

ATTACHMENT C

CORONADQ TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C (96 of 156)

0.9 39Vd - X LI19IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 164 of 241

Satinwood District Change and Subdivision|
(ZDC05-00009, SUB05-00005)
Existing Conditions

NOTE: Aerial photograph taken in 2004. 2%9 Feet
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Corvallis Planning Division

Report to the Planning Commission
Public Hearing - February 1, 2008
Staff Report - January 25, 2006
Eric Adams - 766-6908

Approval of a District Change (Planned Development Overlay
Removal) and a Tentative Subdivision Plat

Satinwood District Change and Tentative Subdivision
(2DC05-00009, SUB05-00005)

Removal of a Planned Development Overlay from a vacant
10.12-acre property, which is currently zoned Low Density
Residential with a Planned Development Overlay (PD(RS-3.5)),
and approval of a Tentative Subdivision Plat creating 57 lots and
associated tracts on the 10.12-acre property, as well as on an
additional 5.89 acres zoned RS-3.5.

9" Street Partners, LLC OWNER: Samaritan Health Services
202 NW 6" Street 3600 NW Samaritan Drive
Corvallis, OR 87330 Corvallis, OR 97330

The subject site is located at the southeast corner of the NW Elks
Drive and NW Satinwood Street intersection, and is also noted as
Tax Lots 100 and 200 on Benton Ccunty Assessar's Map 11-05-
23AD.

16.01 Acres

Public Institutional (Tax L.ot 100), and a combination of
Residential — Low Densilty and Residential — Medium-High
Density (Tax Lot 200)

Low Density Residential (RS-3.5) with a Planned Development
Overlay (PD) (Tax Lot 100), and a combination of RS-3.5 and
Medium-High Density Residential with a Planned Development
Overlay (PD(RS-12)) (Tax Lot 200)

A total of 259 public hearing notices for this land use case were
mailed on January 11, 2005. As of January 20, 2005, one piece
of public testimony was received
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IC R

The applicant requests the Planned Development Overlay (PD) be removed from from Tax Lot 100,
which is currently zoned PD(RS-3.5). This would result in RS-3.5 zoning for this parcel
(Attachment C), Removing the PD from the property would allow development to occur consistent
with RS-3.5 District standards and other applicable LDC requirements, withaut need of a public
hearing or compliance with Planned Development critedia.

In addition lo the District Change request, the applicant has also applied for approval of a Tentative
Subdivision Plal effecting both Tax Lot 100 and Tax Lot 200, A total of 57 lots would be created
through the proposed subdivision, as well as three common tracts. Itis important o note that Tract
“B" conlaing the antire area afTax Lot 200 that is zoned PD(RS-12). The applicant has chosen not
fo subdivide this partion of the pareel in order to avoid having to apply for a Major Modification to
a Detailed Development Plan. The Detailed Development Plan that was approved for The Regent
Care Facility (DC-81-2, PD-81-1), which was constructed on the parcel immediataly
north of the PD(RS-12) portion of Tax Lot 200, also applied to that portion of Tax Lot 200,
Therefore, any development on this portion of Tax Lot 200 would require & land use approval
through the Planned Development process.

CRITERIA. DISCUSSION, AND CONCLUSIONS

in order for the Planning Commission to approve a District Change request and a Subdivision
proposal, the application must comply with applicable Comprehensive Plan Policies and relevani
sections of the LDC. The applicable criteria, discussion of the proposal as relevant to these criteria,
and conclusions based on criteria applicable to the requested District Change and Subdivision are
presented below

ORT C

licabl ensive Pl lici

1.29 The applicable criteria in all land use decisions shall ba derived from the Comprehensive Plan
and other regulatory teols that Implement the Plan.

The findings presented below are based on decision critena identified by the Corvallis
Comprehensive Plan and the LDC. Conclusions for each section of the report, and the overall
recommendation by Staff to the Corvallis Planning Commission are consistent with the direction
provided by these documents,

nd Developmen! C cli

2.0.50.15 - Multiple Applications Filed Togethar

Whan mora than ane application has baen filed at one time for a specific property or development, and
any of those applications would ordinarily be heard by the Planning Commission, all of the applications
shall be heard by the Planning Commissian at the same meeting.
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Based on ORS §197.307, the applicant argues that the PD should be removed from the subject
property because the Planned Development process does not provide clear and objective
approval standards for the review of needed housing projects, as is required by the Statute.
Given that neither 2 Conceptual Development Plan or Detailed Development Plan are currently
approved for this property, the current request must be honored based on additional
requirements established by the Oregon Land Conservation and Development Commission
(LCDC), as noted below.

Applicable Requirements of the Land Conservation and Development Commission:

On January 26, 2004, Mayor Berg received a letter from the LCDC regarding the resolution of
Periodic Review Work Tasks 11 and 12, which relate to housing need analysis and the “needed
housing" issue. The final decision, as stated in the letter, is as follows:

“Work Tasks 11 and 12 are approved, subject to the adoption of the following specific revisions ta
tha Corvallis Land Development Code within 90 days following any final appellate judgement on
review of Corvallis' periodic review:

(1) With the consent of the property owner, tc remove the PD overlay zone from residentially
zoned property for which no Conceptual or Detailed Development Plan has been approved
and js still in existence; and

(2) To provide a pracess where a property owner may request and the City must approve the
removal of a PD or PD overlay zone from residentially zoned property where the residentially
zoned property does not have a Detailed Development Plan or a Conceptual Development
Plan that includes a Detailed Development Plan on any part of the site.”

Neither a Conceptual Development Plan nor a Detailed Development Plan are currently
approved for the property. Per the above LCDC guidance, the City is obligated to approve the
removal of the PD Overlay Zone from a property when either of the two aforementioned
conditions are met. Staff acknowledge satisfaction of these conditions has been demonstrated
by the applicant.

Applicable Comprehensive Plan Policies:
Article 1. Introduction and General Policies
1.0 Background - State Planning Context

The Corvallis Comprehensive Plan is required to address Oregon's Statewide Planning Goals and
Guidelines, as summarized here:

Goal 10 - Housing - Specifies that each Cilty must plan for and accommodate needed
housing types (typically, multi-family and manufactured housing). It requires each City to
inventory its buildable residential lands, project future needs for such lands, and plan and
zone enough buildable Iand to meet those needs. It also prohibits local plans from
discriminating against needed housing types.

The purpose behind Statewide Planning Goal 10 is to provide for the housing needs of citizens
of the State. Goal 10 requires each city to (1) inventory its buildable residential lands; (2)
encourage the availability of adequate numbers of needed housing units at price ranges and
rent levels that are commensurate with the financial capabilities of Oregon households; and (3)
allow for flexibility of housing location, type, and density. In addition, the City needs to apply
clear and objective development standards for developed and undeveloped residential lands
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A LAND USE
lica m e Plan Policie

40.1.1 Low Dansity Residential: 2 to 6 units per acre

These areas will provide low density residences and necessary urban services 1o maintain stable
residential neighborhoods.

Applicable Land Development Code Section(s)
Seclion 3,110 - PURPOSE (RS-3.5 District)

This district implements the Low Density Comprehensive Plan dasignation, which allows a range of
2-6 dwelling units per acre. It |s Intended to provide low dunsity famlly residential areas togethar
with a full range of urban servicés in order to maintain stable residential neighborhoods.

Section 3.1.20 - PERMITTED USES (RS-3.5 District)
3.1.20.01 - General Development
o, Primary Uses Permitted Outright

1 {a) Residential Use Types:
* Family

(b) Residential Bullding Types
» Single Detached

The proposed use for the 57-fot subdivision Is single-family residential, which is an allowed land
use within the proposed RS-3.5 District. The resullant density is 3.6 unils per acre, which is
within the development densily range required by the proposed RS-3.5 District. Other RS-3.5
development standards, such as minimum lot size and setbacks. are discussed balow in the
Compatibility Section.

Conclusions on Land Use

The proposed Subdivision meets all LDC land use standards for the requested District, with the
exception of standards thal must be assessed through the building permit process. Therefore, it
is concluded that the Subdivision proposal salisfies the applicable LDC |land use crileria.

B.  NATURAL FEATURES

For purposes of the subdlvision review and approval process. the extant of natural fealures on
the subject site is imited to significant vegetation and the existing topography. As noted in the
applicant's narrative, the subject site contains a substantial number of conifer trees and
deciduous trees (Attachments D and G-45). Many of these trees meel LDC eriteria for
designation as significant vegetation. The following discussion deszribes LDC requirements for
preservation of significant vegatation and how the applicant proposes lo meet these standards,
Proposed site preparation activities and preliminary grading plans are also described.
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licable d t Code Secli

4.2.20 - GENERAL PROVISIONS

" Whare landscaping Is required by this Code, detailed planting plans and irrigation plans shall
be submilted for review with develop t permit application. Development permits shall not
ba issuad until the Director has determined the plans comply with the purposes clause and
specific standards in this chaptler.

[ Significant plant and tree specimens should be preserved to the greatast exten| practicabile
and Integrated Into the design of a development. Trees of 8-in. or greater diamater measured
al a height of 4 1t above grade and shrubs (excluding blackberries, polson oak, and similar
noxious vegetation) aver 3 ft n height are considared significant. Plants to be saved and
methods of protection shall be Indicated on the detalled planting plan submitted for approval.
Existing treas may be considered preservad only (I no cutting, Tilling, or compaction of the
soll takes place botwaen the trunk of the tree and the area 5 ft outside the trea's dripline. In
addition, the tree shall be protectad from damage during construction by a construction
fence located 5 ft outside the dripline.

4,230 - REQUIRED TREE PLANTINGS

Tree plantings in accordance with the tollowing standards are required for all parking lots for 4 or
more cars, public stree! frontages, and along private drivas more than 150 ft long. Trees shail be
planted outside the street right-of-way except where there is a designated planting strip or City
adopted strael tree plan.

Selection of speciss may be made from the list in Section 4.2.60. Alternate selections must be
approved by the Director following written request. Frequency of trees In planting shall be
determined by the type of tree used. Trees in parking areas shall be dispersed throughout the lot to
provide a canopy for shade and visual relief. (See recommended tree list for axamples in each

category):

Street Trees
Medium canopy trees - Maximum 30 ft on center spacing
Large canopy trees . Maximum 50 ft on center spacing

As stated in the applicant's project narrative and shown on submitted drawings, the site contains
two distinct groves of Douglas Fir trees, as well as othar canifer and deciduous trees that are
randomiy distributed throughout the site. The applicant estimates that there are approximately
1,440 trees in the two densely planted Douglas Fir groves, and another 38 trees generally
located along the boundaries of the sile (Attachment G-45), Of these trees, the applicant has
approximated that a total of 534 are significant based on criteria contained in Section 4.2.20(c).

Attachment G-46 notes thal a total of 13 significant trees will be preserved, all of which are
located along the boundaries of the sita. None of the Douglas Fir frees contained in either
grove are proposed for preservation due lo several factors. Firsl, the development plan tor the
site includes grading the existing fopagraphy in order 1o create building pads for each lot,
Attachment G-47 provides two cross-sections of the resullant slepped profile of the site. To
accomplish this grading profile, none of the trees in either Douglas Fir grove can effectively be
preservad. Notwithstanding Uniform Building Code provisions, the LDC does nol limit the extent
of grading aclivities completed through development (Condition 6) Second, the applicant has
provided a discussion on the lpgistics and limitations of attempting to preserve portions of the
Douglas Fir groves that might not directly be impacted by the proposed grading plan. Sloped
area between the bullding pads could potentially be left undisturbed and provide space for
preservation of existing Douglas Fir tees. However, the manner in which these trees were
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have established a dependency on one another for support, especially the trees that are internal
to each grove. The applicant has stated in the submitted project narrative that a majority of the
trees are in poor health as a result of these conditions. Experience has shown that the removal
of trees from groves planted in a similar manner we:akens the overall structural strength of the
grove, and makes the remaining trees susceptible to ‘wind throw". In a residential setting, this
scenario poses a danger to new homes and their residents. Lastly, if an attempt was made to
preserve some of the trees in either Douglas Fir grove, the preservation area would have to be
configured in @ manner that included a "critical mass” to address the concerns noted above.
While such an approach would be possible, the benefits derived from preserving trees in this
way would be concentrated in only a portion of the site.

The applicant has proposed an alternative to preserving significant trees in the Douglas Fir
groves that will effectively address the issues noted above. A statistical projection based on
three transects of the groves suggests that an average of 35 percent, or 504 of the 1,440 trees
would be considered significant per Section 4.2.20(c). Attachment G-44 shows a total of 87
trees planted along the rear of Lots 7-36, and a total of 29 trees planted within landscape
buffers or tracts that front on Elks Drive or Satinwood Street. An additional 175 trees are shown
in the planter strips along these streets. In total, 291 trees would be planted on the site
(Conditions 2 and 3). Combined with the 13 trees proposed for preservation, 304, or
approximately 57 percent of the 534 significant trees projected to exist on the site will be
preserved or replanted.

Section 4.2.20(c) requires that significant vegetation be preserved to the "greatest extent
practicable”. The applicant's proposal for addressing this criteria was compared to two other
approved subdivisions that were characterized by similar development constraints. Both
Megan's Addition Subdivision (Order 2004-05) and West Knoll Addition Subdivision (Order
2004-135) were approved for sites with an average slope of approximately 12 percent and also
had limited opportunities for street access, but were able to preserve a minimum of 28 percent
of the significant trees on each site. In total, both West Knoll and Megan's were able to
preserve or replant at least 94 percent of the trees that existed on each site prior to
construction. In each case, additional rees were required to be planted on individual lots to
compensate for those removed as a result of either public improvements or building
construction. As a comparison, it should be noted that West Knoll contained 148 significant
trees and Megan's Addition contained 167 trees. Additionally, the tree propagation pattern at
West Knoll and Megan's Addition was not as structured or continuous as the groves on the
subject site, Therefore, the lree distribution allowed greater flexibility for incorporating existing
significant trees with the averall development plan for these subdivisions.

Due to the densely planted groves and proposed grading plan, the subject proposal relies
heavily on replanting to meet the precedent established by recently approved subdivisions.
While 57 percent of the significant trees estimated to exist on the site would be replanted based
on the applicant's proposal, & portion of that percentage is comprised of street trees that would
be required by Section 4,2.30 exclusive of any preservation. The total amount of trees
proposed to be installed or preserved in areas other than planter strips constitutes 24 percent of
the projected significant trees. This percentage is comparable to the amount of trees preserved
at both West Knoll and Megan's Addition. However, replanting trees does not afford the same
degree of immediate benefits as preserving existing trees.

Although not clearly stated in Seclion 4.2.20(c), it is assumed that tree preservation
requirements were included in the LDC to address the importance of retaining the ecosystems
services (e.g., air quality, water quality, energy consiervation) that mature trees provide to the
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communily. Approximately 7.5 acres, or 47 percent of the site are currently canopled by the
existing trees. Assuming that each of the 304 trees proposed to be preserved or replanted on
lhe site achieves an average canopy area of B0O square-feet. a total of 5.6 acres, or 35 percent
of the site would be canopied, Statistical analysis of the canopy area range for the ree species
listed in LDC Chapler 4.2 suggests a high probability of achieving this standard, if the applicant
installs trees from this list throughout the site (Condition 2). The mean canopy of the trees
listed is 1,000 square-feel, and the median canopy is B0 square-feet. While the maximum
potential ecological benefits of 304 trees will not be realized for al least 15 to 20 years,
redistributing frees throughout the site will provide a greater portion of the site, and the
community as a whole, with those benefits. Given the atypical manner in which the existing
trees were eslablished, this mathod of retaining the long-term ecological benefits associated
with malure trees altempts o effectively balance this goal with the housing needs for Carvallis.

Conclusions on Natural Features

The applicant has proposed an altemative o strict preservation of significant trees that currently
exist on the site. As described above, the proposed grading plan does not allow for a
substantial portion of these trees to be preserved. The LDC does not restrict the extent to which
a site can be graded through the development process, except for provisions enforced through
the Universal Bualdlng Code. Therefore, those trees shown on Attachment G-44 and
Attachment G-46 constitule an efforl by the applicant lo preserve significant trees lo the
"greatest extent practicahle”, as required by Section 4.2.20, When combined with the additional
trees proposed o be replanted, the site would be reforested fo an extent that provides a canopy
area comparable ta that afforded by the existing Douglas Fir groves, Given these elements of
the proposal, the application is consistent with the applicable LOC criteria listed above.

C. COMPATIBILITY

Determining the land use compalibility of a proposed subdivision requires review of LDC
standards presented in Chaplers 4.2 (Landscaping) and 4 4 (Land Division Standards), as well
as the relevant district's development standards. These portions of the LDC identify
development standards intended to, in part, ensure the compatibility of a development proposal
with existing and future surrounding land uses, Specifically, Chapler 4.2 addresses
compatibility through buffering and screening mechanisms, while Chapter 4.4 and the district
devalopment standards present requirements designed to Implement an overall functional
pattern of development within the City. The following discussion identifies how the proposed
Subdivision meets these compalibility requirements.
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sireet each lots faces, as tar as practicable
e. Lot Grading: Lot grading shall conform to the City's excavation and il provisions.

The applicant has provided an excavation and grading plan (Attachment G-46). Accompanying
cross-seclions indicate (hal cuts in existing topography will be up to approximately 13 feel deep
{north of Lot 18). with fills up to approximately 10 feet deep (south of Lot 26). An excavalion
and grading permit that addresses erosion cantrol and the construction of proposed retaining
walls will be required through the development process, No excavation or grading activities may
legally oceur prior to Issuance of the required permits (Conditian 6),

. Building Lines: Building setback lines may be established in a final plat or included In covenants
recorded as a part of a plat,

This criterion will nol be addressed untll the Final Plat is recorded,

@. Large Lots: In dividing land Into large lots that have potential for future further subdivision, a
conversion plan shall be required. The conversion plan shall show sireet extensions, utility
extensions, and lot patterns to Indicale how the proparty may be developed to Comprahansiva
Plan densities and to demonstrate that the propesal will not Inhibit development of adjacent
lands.

A conversion plan is not required as part of the proposed subdivision. The only lamge lot created
through the subdivision is Tract "B, which is subject fo Planned Development review provisions.
Therefore, no development or future partitioning of this Tract may occur without a Detailed

4.2.40 - BUFFER PLANTINGS

Buffer plantings are used to reduce bullding scale, pravide transition between contrasting
architectural styles, and generally mitigate Incompatible or undesirable views. They are used to
soften rather than block viewing. Where required, a mix of plant materials shall be used to achieve
the desired buffering effect.

4.2.50 - SCREENING (HEDGES, FENCES, WALLS, BERMS)

Screening Is used where unsightly views or visual conflicts must be obscured or blocked and where
privacy and security are desired. Fences and walls used for screening may be constructed of wood,
concrete, stone, brick, and wrought iran, or other commonly used fencing/wall materials.
Acoustically designed fences and walls are also used where nolse pollution requires mitigation,

Whara landscaping is used for required screening, it shall be at least & ft in height and be at least 80
percent opaque, as seen from a perpendicular line of sight, within 18 months following
establishment of the primary use of the site.

4,2,50,01 - Height Limit

The height of hedges, fences, walls, and berm shall be measured from the lowest adjoining finished
grade, except whare used to comply with screening raquirements for parking, loading, storage, and
similar areas. In these cases, height shall be measured from the finished grade of such
Improvements Screening Is not permitted within vision clearance areas, as determined by the City
Engineer.

a. Height of hedges, fences, and walls may not exceed 3 It in height within a required frant yard,
exterior side yard (side yard tacing street) or the rear yard of a through lot (except where required
by the Cade or the Planning C Ission to meat ning requirements ar as permitted in “b"
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to City standards for Callector streets, including the off-site section of missing sidewalk
beginning on the north side of NW Elks Drive, or enter into an agreement with the City ,
including financial security, that provided for the extension when it was required by future
development to the north, Samaritan Health Services chose to financially secure their
obligation in the form of a $325,000 lien, which was attached to the subject site. Prior to final
approval of 8 Minar Land Partition or a Final Plat of the subject site, the property owner of the
subject site and Samaritan Health Services should demanstrate that the $325,000 lien,
currently placed on the property to financially secure public improvements to NW Satinwoad
Street, has been either transferred to anather property that is a portion of the Good Samantan
Hespital Campus and/or presently owned by Samaritan Health Sarvices, or an alternale form
of security provided (Condition 9).

Internal Local Streets

The applicant has proposed to construct a local street network through the development site.
These sireat extensions will provide the site with public access to the public street network,
The propased local streets should be situated within 50-ft public ROW's dedicated to the City
that include standard 28-ft of pavement, curbs and gutlers, landscape strips and sidewalks
(Conditions 11 and 12). Timing of sidewalk improvements is discussed m more detail within
the Bicycle/Pedestrian Circulation Section of this report,

Te address neighborhood concerns with cul-through traffic in the near-by neighborhoods, the
applicant has offered to establish an escrow to suppont traffic calming measures on several
nearby streets. The applicant has proposed thal prior to final plal approval, the applicant will
place $10,000 in escrow to support traffic calming measures within one half mile of the
proposed subdivision that are approved by the City within three years from the date the plal is
recorded. Consideration for, and implementation of traffic calming measures should be
considered and appraved through the City's Neighborhood Traffic Calming Program and
funded by the applicant's escrow (Condition 19),

Traffic Impact Analysis

The applicant's TIA 1s compnsed of a trip generation for the site under the Comprehensive
Pian designation of Residential = Low Density for Ihe existing PD(RS-3 5) zoning. This
anticipales traffic impacts from density possible under thal district designation. For
comparative purposes, the TIA also addresses lrip generalion for the proposed development
under the proposed RS-3.5 zoning. The Irip generation rates for development are based on
standards established by the (nstitute of Transportation Engineers and are published In the

ITE Trip Generation Manual, 7" Edition, One “trip” is defined as a vehicle leaving from or
arriving at the development.

Single-Family Detached Housing land uses (ITE #210) were evaluated for the site under the

two low density zoning districts and the proposed subdivision. Table 1 summarizes the
applicant's findings.

Satinwoed Distriet Chiange and Tentative Subdivision (ZDC05-00009/SUBGS-00005) Page 32 of 51

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT

ATTACHMENT C (114 of 156)

88S 39Vd - X LI9IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 182 of 241

Table 1. Potential Trip Generations Under RS-3.5 Zoning District
AM-Peak Hour PM-Peak Hour

ITE Code # Land Use Scenario Units
Total | Enter | Exit | Total | Enter | Exit

210 Maximum Potential Development 96DU | T2 18 54 97 61 36
PD(RS-3.5) Single Family Detached
Housing
210 Maximum Potential Development

Proposed RS-3.5 Single Family 87 U 65 16 49 88 58 33
Detactied Housing

210 Proposed Subdivision (RS-3.5) 58 DU 43 11 32 58 37 21
Single-Family Detached Housing

Under the existing PD(RS-3.5) zoning, the site hais the potential to yield 96 dwelling units (DU).
The estimated trip generations under these conditions would be 45 vehicles per the AM peak
hour and 61 vehicles per the PM peak hour. Comparatively, under the proposed RS-3.5
zoning, the site has the potential to yield an equivalent 87 DU. There will be a decrease given
the applicant's proposal to remove the PD overlay. Further, the applicant has proposed a
tentative subdivision plat that yields 57 DU or 43 vehicles per the AM peak hour and 58
vehicles per the PM peak hour. The site generated vehicular impacts to the City's
transportation system are discussed below.

A LOS analysis was conducted for the intersections of Satinwood/Elks, Satinwood/Walnut and
Elks/Highway 99W. All intersections included in the TIA, with the exception of NW Elks
Drive/Hwy 98W, were found io be operating at an acceptable LOS “D" or better currently and
through the project build-out. The intersection of NW Elks Drive and Hwy. 98W has been
operating at an unacceptable LOS on the NW Elks Drive leg of this T-intersection since 1998.
Since Highway 99W operates at the Oregon Department of Transportation's (ODOT)
acceptable volume to capacity ratio through this intersection, and given the intersection's close
spacing from the intersection of Highway 99W and NW Conifer Drive, ODOT has declined
past requests to signalize this intersection, even though this intersection doesn't necessarily
meet ODOT's mability standards. A left turn lane has been constructed on NW Elks Drive at
Highway 99W with past land use approvals to help minimize LOS impacts at this intersection.
Continued coordination with ODOT should be pursued with future development applications
that might have additional impact on this intersection.

The applicant's TIA assumed that a portion of the traffic to and from the east would use routes
other than Walnut Boulevard, and that Maxine Avenue is the most likely route, although the
layout of the street system in the area would not preclude other streets being used as
alternative routes. The TIA also assumed that about half of the site traffic is to and from the
east, with approximately one-quarter of the total site trips using a route other than Walnut
Boulevard, or about five to ten trips during the peak hours, The TIA concludes that the
development impacts to Maxine Avenue would be: minor. In fact, the proposed five to ten trips
per peak hour is below the City's minimum 30 trips per peak hour that would typically
constitute a LOS analysis it an intersection.

Finally, the intersection of NW Satinwood Street and NW Walnut Boulevard experiences long
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easl-bound left turn queues during Wilson Elementary School student arrivals, which coincides
with the GERMC AM peak traffic. A recent May 2005 traffic study for the Corvallis Clinic
Ambulatory Surgery Center discussed this congestion at the intersection. The May 2005 study
noted that the traffic signal timing at the intersection of NW Satinwood Street and NW Walnut
Boulevard is configured sa that the eastbound left turn lane on NW Walnut Boulevard receives
a large amount of green time allowing the left turm lane to clear. For added efficiency, the
pedestrian crossing on NW Walnut Boulevard runs concurrent with the eastbound left turm
since both movements require a significant amount of green time. The May 2005 study found
that no significant operational problems were observed as a result of the left turn lane queuing.

Conclusion on Vehicular Circulation

Based on evaluation of the: trip generation levels, proposed conditions above, review of the
Corvaliis Transportation Plan, and coordination with other road autharities, it has been
determined that the proposal is consistent with City development criteria under its maximum
potential level of developmient, Per the preceding discussion and as conditioned, the existing
public vehicular circulation network can accommadate the proposed development consistent
with applicable City criteria.

2 Bicycle/Pedestrian Circulation

Applicable Land Development Code Section(s)
LDC 4.0.40 - Pedestrian Requirements

a. Sidewalks shall be required along both sides of all arterial, collector, and local streets as
follows:

1. Sidewalks shall be a minimum of 5-ft wide on local through streets and a minimum of 4-
ft wide on cul-de-sacs. The sidewalks shall be separated from curbs by a tree planting
area that provides at least 6-ft of separation between sidewalk and curb.

2. Sidewalks along arterial and collector streets shall be separated from curhs and planted
area. The planted area shall be a minimum of 12-ft wide and landscaped with trees and
plant materials approved by the City. The sidewalks shall be a minimum of 6-ft wide.

3. The timing of the installation of sidewalks shall be as follows:

a, Sidewalks and planted areas along arterial and collector streets shall be
installed with street improvements.

b. Sidewalks along local streets shall be installed in conjunction with development
of the site, generally with building permits, except as noted in (c) below.

c. Where sidewalks on local streets abut commaon areas, drainageways, or other

publicly owned areas, the sidewalks and planted areas shall be installed with
street improvements.

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

1. For the purposes of this section, "“safe and convenient” means pedestrian facilities
that: are reasonably free from hazards which would interfere with or discourage
pedestrian travel for short trips; provide a direct route of travel between destinations;
and meet the travel needs of pedestrians considering destination and length of trip.

4.0.50 - Bicycle Requirements

a. On-street bike lanes shall be required on all arterial and collector streets and constructed at
the time of streett improvements.
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Part 11

Tentative Subdivision Plat

REQUEST

The applicant is requesiiag appreoval of a 37 (o tentanive subiiviston plar on 1381 aerex
The twa iax loty that make wp the 1581 aerey have three different zoning designations,
Tax lor 100 (5 10,13 acrey amd iy zuped PORS-3.3), tAtachment D), A Dixivict Change
applicaiton kax been submitted for this property to remove the PLD overlay from the
parcel, (Attachmint E). The applicant is hopeful the PD pverlisy reguest will be removed,
which will allow the subdivision (o be reviewed under the RS-3.3 development standards.
Tax lor 200 ts 5.68 acves and Is zoned RS-3.5 and PO(RS-12). The PI{RS-13) purtion
appears 10 have been extablished when the Regem Retirement Residence was appraved.
Hevause this partion of the site appears to have been part of a praviousty approved
Deialled Development Plan, the applicant is proposing to lewve this portion of the
property in a separati tract that is not proposed 1o be subdividad

BACKGROUND

The propersy which ts the subject of this applicanion consists of 13.81 acres of vacan
laned that is currently owned by Good Samariran Hospital. The western 10 acres of this
praperty was part of Planning Area 3 within Good Samaritan's Hospitel Campus Plan.
The Plenning Commission recentty approved a boundary ehange (PLDOS-0001 L) which
removed this area from the Hospital Campus.

The information in the follawing narrative hay heen prepared with tie assumpiion thar
the Divtries Chunge requesi to remave the PD overlay will be approved prior to or
voncurrent with & final land wse deciston on the praposed subdivision.

SITE AND VICINITY

The vacant |5 81 were site consisis of two tax [ots tha are locaed cast of Satimvond
Street and south uf Elks Drave, (Anachmeni A & 8), The land 15 part uf a hillside thae
fuces south and west, amd o good portlon of the site is planted with douglas fir rves
Maost of the fir trees are 5-12 inches b diamerer: Diveerly north uf the site is the
Carvallis Clinie and its associated parking lot To the norith and east (8 the Awmicrnin
Building, while further 1o the east ts the Regent Retirement Residence. Santh und west of
I glte are éxisting single family hones
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standards poted above

U, Access: Each lotshall abut upon a stragt other than an silay for a width of at least
30 ft unless the lot is created thiough a land partition ar minor replat In which casa
4,4.30.01 balow shall apply.

stever for o width of ar least 30feer. The narrowest lol fromage (Lar 22 is 30)-feet

¢, Through Lots: Through lots shall ba avoided except whara essential ta provide
separation of residential development from collector or arterial streels or to
overcome specific disadvantages of topography and orientation. A planting screen
easement al least 20 ft wide shall be required adjacent to through lots in
accordance with Chapter 42, No rights of access shall be permittod across (his
planting screen casement. All through lots having frontage on paraliel or
approximately parallel streets shall provide the required front yard on each street,
excep! as specified in Chapter 4.2,

The majority of the proposed lats will have aither front vards or side vardy abutting
ani Impraved public streer. There are five through lots (1.2, 3, 34, & 53) whise rear
vardy ahut sither Saiinwood Streer or Elks Drive, These five lots will furve 20<fam
wide rear vard landyeape easements  The eaxements will include rves, shruby, and
groundeaver, and a 3-foor tall architectural fence along the easement bawridary
closest ta the homes, (Anaehment G)

d. Lot Side Lines: Side lines of lots, as far as practicablz, shall be at right angles to
the street the lots face.

All lor yide lines are at right angles o the streel, with the éxception of the lots al the
end of the cul-de-sacy, however all are in compliance with the requiremems roted
abive

#. Lot Grading: Lot grading shall conform to tha City's excavation and fill provisions.

o Grading and Tree Preservation Plan has been submilled with this application,
(Attacionenr (. The upplicant has also submitied project sections which clearly
delineate the exisiing gradex in relativns tn the propoged groaides, (Anachment J-1).
Mose ctit and fill slopes are 21 as shovn on the plans. Some grading within the frone
vard biidlding sethack i considerably milder. und typically reflects a change in
elevarion of only a few féet. The applicant will provide the Clty with a geotechnical
report when yrading und excavation plans are submitted for building permils. The
proposed grading iy in compliance with the Cige s excavation and Jill provisians,

. Bullding Lines: Building sethack (ines may be establishad In a final plat or
Included In covenants recorded as a part of a plat.

Sethocks for the praposed structires will be in conformance with the RS-3.5
davelopment standards. Basid an neighborhood voncerns, the applicam i interesied

Savirmedud District Charge and Shibdivisian [ Devarsbur 1Y, 2008
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n Imposing more restrictive sethacks for some lots. The rear yard sethuck for lots 24
through 29 will be increased fram 25-fect to 40-feer. The regr vard sethuck for lots
30 through 33 and lors 22 and 23 will be inereased from 23-feet to 35-feet. These
additionad sethacks will be vecorded ay deed resteictions on the lotx whien the final
plar Is filed ar the County

g. Large Lots: In dividing land into large lots that have petential for future further
subdivision, a conversion plan shall be required. The conversion plan shall show
straet extepsions, utllity extensions, and lot patterns to Indicate how the property
may he developed to Comprehensive Plan densities and to demonstrate that the
proposal will not inhibit develapment of adjacent lands.

A conversion plan hay pot been submitied with this reguent bocuuse the proposed
devilopment includey urbanization of the entive parcel. Nowe of the proposed lots
will have the potential for future subdividing. Tract Bis the only traet thal i the
poteniial to be subdivided in the furare. However, this tract Is part of the Regents
Detatlesd Development Plar ane any future land division ur development of this et
wanld b subject 1o the Planning Commisyiony approval of « major madification o

DEVELOPMENT STANDARDS
dpplicahle Lard Development Code Sections,
Section 3.1.30 - RS-1.56 Developmeant Standards
#. Lot Area - 8,000 square fool minimum

The applicant iy interésted in subdividing the property o allow for construction of
single-family homes. As such, each lar is a minimum of 8,000 square feet, in
compliance with the stundards noted ahove

b. Lot Width - 85 foot (minimum average|

Ali lots within the proposed subdivision are al least 635-feer in width or have a
mipitnim average loi width of 65-feel. in compliance with the niinfimen ot widih

c. Setbacks - Front Yard: 25 fool mintmum
Rear Yard: 25 foot minimum
Side Yard (Interlor); 8 foot minimum
Cornar Lot: 20-fect on side abutting tho streot

Al frwnire buildings within the proposed subdivision will be constructed in
compliance with the setbacks noted above.

Sartirwesod Dixirict Chargd and Subdivirion L Lievambr 19, 26{5
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t. Local streets shall be designed to discourage through traffic, NOTE! For the
purpasas of this section, “through traffic” means the traffic traveling through an
area that does nat have a local orfgination or destination. To discourags through
traffic the following street designs shall be considered, as well as other designs
Intended to discourage traffic;

1. Siralght segmenis of local streets should be kept lo |ess than a quarter mile in
length, and include design features such as curves and “T" Intersections,

2. Local streats should typically intersect in “T" canfigurations rather than A-way
intersections to minimiza conflicts and discourage through traffic. Adjacent
“T" intersections shall maintain @ minimum of 125 it betwean the nearast edges
of the 2 rigits-of-way,

3. Cul-de-sacs should not exceed 500 l nor serve more than 18 dwelling units.

The srreet design was o resull of a pumber of faciors. The neighborhood expresyed a
strong desire for the subdivision to lave u street connection (o Elks Drive in order to
provide an outle to Highway 99W that wanld nat require the project raffie i erogs
Satinwood. The City s solar accesy provisions reguived the majority of the streets In
the subdiviion (o be oriented i an vast’west direction. The streer layout alsa refleces
the neighbars and City's desive to discourage driveyays on Satinwood and Elks.

Ax the project was belng designed, the neighborhood expressed a sirong desire to
address the cut-through traffie i the nearby neighborhood. A similar concern was
raised by the neighbors when the Fairway View Subdivision was proposed in 1998,
(S-95-00009). At that time the developer offered 1o place $4.000 tn escrow (o support
mraffic calming measures on several nearhy streeis. Since that time ihe neighborhavd
hay used the money to install several speed humps in their neighharhood. The
applicarnt of this project has offered ro place 510,000 in escrow ro support rraffie
calming measures for the neighborhood. To ensure the funds are used by the lacal
neighborkood, we recommend traffic caiming measures be dane no further than o
half mile from the propused subdiviston. To ensure thisvcewes. the applicant
requests the City impose the following candition of appraval on the subdivistan:

Traffic Calming - Prior to final plar approval, the applicant will place $10,000 in
excrow to support ivafiic calming measure within vne half mile of the proposed
stibdivision which are upproved by the Ciy within theoe years from the dote the
plat i filed with Berton County.

Al Tocal streets within the proposed subdivision have straight segments Ui are Joss
than u quarter mile in length. in complianes with the siraight sirees segment
requirements.  The local siretts within the proposed subdivivion have "1
Intersections that are @ minimum of 123-feet hetween the nearest edges of the 2
rights-af-waty, In complianee with the Intersoction separation requirements.

The projecr canraim two vulsdessaes, The first s near the worthwesi vorner of the
project and Is just over 200-feet in lepgth (hetween cesuer lines) and yervey 8 lotg

Sextirmwoend Clistrt Change and Subudivision 17 Dcambar 14, 2003
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(hetwoen center lnex) and serves 18 Jots. Lot |3 receives apcess from the strver fo
the st Both cul-dessacs serve no mors than the aliowibie 18 Tois, and do ot
exceed the maximum leagth of 600-fée!,

There is na neved 1o smpose development Fesiriciions on maes B.or ey e beécuuse i@
I already associared with the Regen Detatled Developmernt #lan. The I'D averlay
can nor be removed because a Desulled Developmen Plan & alveady in place.
Emergency vehicle access to futire develapment an teace B will be reviewed ar the
Hime somenme submits & modificarion to the extuing Regenr Detailed Nevelapment
Plan. The muiighbors have expresed o desire 1o see ract B used for a neighborhood
park fowever a pork iove would xelll be sulifact o Planwing Commission réview and
appraval thraggh the PO modification procedures.

A 20-fuar wide reciproval aecess pasement was secorded In 1980, (M-TOK72-N6) fior
thiy property. the Regen, and the Aumann Building. The easement actually crosses
e sortheast eorner of ot 21 in the proposed subdivision, and iy fully paved  The
applicant Ix praposing fo construct a gew 20-fuot wide paved comnection between the
cril-de-sac apd the existing service deive, within a separaie fract U The aecessway
will be paved o meer the City s loading requiremenis and will have spring loaded
knoek dawn bollards behind the sidewatk The bollurds witl allow gmergency
viehielos i erows, bt will discourgge dav to day vehicular use.

d, Development sites shall be provided with access from a public street Improved to
City standards in accordance with the following:

1. Where a development site abuts an existing public street not improved to City
standards, the abutting street shall be improved to City standards along the full
frontage of the property concurrent with development.

2. Half-street improvements, as opposed to full-width street iImprovements, ara
ganerally not acceptable, However, these may be approved by the Planning
Commission or Director where gssentlal to the reasonable development of the
property. Approval for half-street improvements may be allowed when other
standards required for street improvements are met and when the Planning
Commission or the Director finds that it will be possible to obtain the
dedication and/or impravement of the remainder of the street when property bn
the othar side of the half-street is developed.

3. Toensure improved access to 8 development site consistent with policies on
arderly urbanization and extension of public facilities the Planning Commission
or Diroctor may require off-aite streel Improyements concurrent with
development.

Sarimviod Streeet and Elks dvemaw ave bach priblic sirsets thaa have been improved
Clry standaeids  The applicand iy praposing fo remove and replace the curbside
viddewalk along the prafect side of these streets in ordey o addrexy neighhorlhood
concerns and ton enhance pedesieian saféty. The aew xidewadky will be suparated
friom the streot oy shown on Attachmens 32 Any additional eight-of-way thot is

Soltitoworond Lot Chuage amd Sudalividion 1) Dscember |9 2Ky
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The criteria cited obove fneludes an inconstsiency. The eriterla implies thar
stdewalks along vollegtor streets be 6-feet in widihs yet the table found in LDC
Secvion 4.0.70.4 G anedlcares than sidewalks alvng collectars be 3-feer by widihe. The
City has typleally requived a 5o wide sidewalk for these facllities, and the project
Is I compliance with thiy reguivement.  The sidewalks on elther stde of new local
Strevis ave S-foet in width, The sidewalks around the cul-de-sae s ure S<feet inwidih,
which exceeds the city's minimum siandord o) 4-feet. Al now pedestrian sidewalks
are therefore In complicmee with the eriteria noted above

3. The tming of the ingtailation of sidewalks shall be as {ollows:

{2) Sidewalks and planted aress along arferial and collector streéets shall be
Instaliod with street Improvemants,

(b) Sidewalks along local streets shall be installed in conjunction with
developmant of tha site, genarally with bullding permits, excepl as noted in
(e} below.

{c) Where sidewalks on local streets abut common areas, drainageways, or
other publicly owned areas, the sidewalks and plantod aress shall be
Installed with streat Improvements,

[he appdicant intends to install the sidewalks along the collector streets, the
langsoaping within the parkstrips, und the landscaping within the 20-foor wide
landscape easement behind the sidewalk conetirrent with sireet improvemenry, The
sidewalks and landscaping within the parkstrips abuiting troces 4, B and C will also
b installed with sievel improvemonts. The landscaplng within tract A will alsa be
Inxtalled voneurrent with streer improvemernts. This ensures thar all warer qualin
landscaping s imstalled and operational at the same lime the publie streets are buill.
The sidewalky and landscaping witlin the parksirips along the remaining local
streets will be installed ar the time each lot is developed. Theeefore, the stdewalks
wd Jandscaping within the profects parkstrips will be installed in compliance with
cry standerds.

b, Safe and convenlent pedestrian faciliies that strive to minimize travel distance to
the greatest oxtent practicable shall be pravided in conjunction with now
developmant within and between new subdivisions, planned developments,
commercisl developments, industrial areas, residential areas, transit stops, and
nelghberhood activity centers such as schools and parks, as follows:

1. For the purpesas of this section, “sale and convenient” means pedestrian
facillties that: are reasonably free from hazards which would Interfere with ar
discourage pedestrian travel for short trips; provide 3 direct route of travel
between destinations: and mest the travel needs of pedestrians considering
destination and langth of trip.

2 To meet the Intent of "b" above, pedestrian rights-of-way connecting
cul-de-gacas or passing through unusually long or addly shaped blocks shall be
a minlmum of 16 ft wide. When these connections are less than 220 ft long
(measuring both the on-site and the off-sile portions of the path) and they
directly serve 10 or fewer on-site dwellings, the paved Improvement shall be no

Satdwernd Euereer Chage amd Subdivision M Decomber 19, 2003
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plans shall be subimitted for review with development permit application.
Development permits shall not be (ssued untll ths Director has determined the
plans comply with the purposes clause and specific standards in this chaptar.
Required landseaping for Planned Developmants shall be reviewed and approved
by the Planning Commission, and In no case shall landscaplng be luss than that
required by this chapter. All required landscaping and related impravements shall
ne completed or financially guaranteed prior to the issuance of & Certificate of
Occupancy, and shall provide a minimum 80 percent ground covarage within 3
years.

Landseaping will be (netalled along the park strips on Sortmveod Strect and Elks
Dirive  The lots abutting both calleetar strvets will have 20xfout landscepe casemnis
thiat will by plonted with freex, evergraen shrubs, tmd grountcover in order to sehieve
o landscaped bifler A S<foor fall architveriral woud Jepce will be installed ar the
racir of the 20-oor landseape easement, cloxest fo the homes. The park srvips
abuiting trocix A, B aned © and e warer guallty swale within rrace A witl be
landscapud us well. T landsoaplng i these areas will he installed with pubitc
Tirmprovensents, will have an autamaric swdergrownd lreigation sysiem, and will bo
designed 1o enswre V0% coverage within a 3-year periad  The applicars will past an
InstaRation bond and 3-year maintenance bond fiwe 1his portion of the landscaing.
Follgwing that time. the hopeavwners association will rake over responsibilitiey of the
common aréa landscaping

New trees will also be installed in the rear yavds of lory 7 through 33, and lots 35 and
36, These rrees will be tnsrallod af the same tone the street rees are Installed, and
will have an antamatic underground ireigation svseem for each lot. The trees (w the
rear yarcds Of thexe lors witl be maintained by the individual homemeners.

c. Significant plant and tree specimens should be preserved to the greatest axtent
practicable and integrated Into the design of a development. Trees of Bin. Or
greater dlameter measured al a height of 4 feet above grade and shrubs (excluding
blackberries, poison nak, and simllar noxious vegetation) over 3 faet in height are
considered significant. Plants to be saved and methods of protection shall be
Indlcated on the detalled planting plan submitted for approval. Existing trees may
be considered preserved only If no cutting, filling, or campaction of the soll takes
place betwaen the trunk of the tree and the area 5 fect outside the tree’s dripline.
in additlon, the tree shall be protecied from damage during construction by a
canstruction fence located 5 feet outside the dripline.

The upplicant las discuxsed tree presievation issues yith seall tod subnrits the
fullesydng (6 acdeiss xef s comeerns an thix puartee.

Sonrnwensa Kiries gy ol Subaivision i {eicamioer 19 2005
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Existing Trees

The applicant has rétained a professional surveyor to fnvenlory i number of the trees
over S-inches in diameter. ax shown on the Existing Vegetation exhibit, (Antachment
H). Wirthin the R5-3.5 portion of the project, the northern profect boundary conlainy
22 signifivant trees, while the south und southeast project area contains 8 significant
rees.

The site was originally planted as a free farm with approximarely 1,440 fir trees that
range from 5 to [2-inches i diameter ar breast feight (DBH). The curreat property
ovwner has this land in forest deferral. The applicant intends to harvest the fir rees
priov to development. Three rausects were done through the grove from east to west.
One way done through the southernmoyit grove, one was done through the center, mnd
one was done ai the northern end. Ouly 26% of the trees in the south transect were
vver 8-inches in diameter, while 44% af the trees in the north transect were
significant, and 32% in the middle It appears as if the northern third of the trees
were planted earlier us they are constderably larger  If you average the significant
trees found in all three manyects, It vesulty in 34% being signifivant. Since each
individual tree was not fventoried, we have conservatively estimated that 35% of the
trees within the iree farm are over 8-inches DBH und are considered significant
Therefore 504 trees within the Iree farm are significant.

The douglas fir trees that were planted ax part of the tree farm have been poorly
maintained. The trees have not been property managed, which have put nearly all of
the trees under stress. The trees compere for light and nurcieris, with most only
recerving what is minimally required.

If these trees were thinned in order 10 preserve them in the fromt or rear yards of the
lats, then the trees would be vulnerable 10 wind damage and pose a bBlow-down threat
o the homes. It is important 1o remember that these ees are exrrently in an
avergrown stand that suppaort each other. When trees ave thinned, wind tunnels are
ofien created and irees can no longer rely on the support of the adjacent trees.
Property thinned dawglas fir trees have o tapered rrunk, which allows them o
withstand heavy wirnds. Trees such as the ones o this site have minimal trunk taper
and are therefore highly vilnerable to wind damage and blow-down if they are
thinned

In summary, the RS-3.3 portion of the site contains a total of 334 significant treex

Natuwral Features Inventory and Neighborhood Coneeris

In preparation for the City's adoption of the natural features work, the Ciry
completed an extensive mventory of natural features within the urban growth
bowndary. The nventory included significan stands of trees, and this site was not
identified as having any signiffcant standy of trees.

Satinwood District Change and Subidivision 29 Ducember 19, 20035
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Although the neighbors who attended the neighborhood meerlngy appreciare the
acstheric value of the tree farm, they recognize thar these trees were plemied wich the
fnrentt of harvesting. During the nelghborhbod mieetings, the abtiting neighbars (o
the south tdemified which trees they wanted The applicant (o save. Al of the reex
tht were Jdeptified have been targeted for preservation

Tree Preservatton und Replacement

The applicant realizes the agsthetic value and ecasystem services fe.g., air quality:
water guality, and énergy conservation) provided by trees for the communiny ax o
whole. Within the 85=3.3 gortlon of the praject. the following trevs ane slated for

Northern project boundary - 6
South and Southeavi project trig - 6

The following new frees are planaed to be installed Al new rees will be a mirimum
of I S<inch DA,

Medium cannpy street treey - 149

Large canopy street frees - 28

Trees in perimeter laondscape eqxement along Satimwaod and Elks < 21
Trees an the rear yerd slope hanks aof lots 7 through 36 - 87

Trace d -8

A roral of 304 new and exivting trees will be preserved ur insiolled iv and around the
profect. The 3N trees represin fust over half (3756) of the existing 334 slenificant
treey on the vite, ond equare 1o an average of 3.3 trees for each of the 57 tots. Thiy iy
considerably more trees thar ane typleally finds most new subdivisions in tovn, and
dows not include the avdditional trees homemwners will tnstall In their osen yards. in
summary, the applicam fegls the majority of the significam trevs within the tree Jarm
are nof sudtable for preservation wid has proposed 10 extensively re=vegetate the sile
in order to actieve a desivable tree canupy of healthy new traes.

Section 4.5.50 - PROCEDURES

Compliance with the provisions of this chapter shall be determined through the
devalopmant review processes identified in Chapter 1.2 - Legal Framework

(Section 1,2.110) or through the bullding permit or construction permit review process.
Applications for bullding permits or other permits for structures and other
development activities on sites cantaining the flood plain, natural drainage areas, or
wetland sreas shall be submitted and reviewsd to assurz developmaent Is reasonably
sale from llooding and that riparian and wetland areas are apprapriately protected
before any permits are issuet or Improvements, construction, or developmant biegin.

The Ciry's Wetland Facrars Muap [ndivarey that fydeie sotis do nor exist an the subject
property. The site s above the 100-vear flandplain and there are wo faown dratnages or

Kattrmveind Dinersor Chaeiee anid Subilfyivion 1w Decwmber 19 2005
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b, Public utllity easemanis with a minimum width of 7 it shall ba praovided adjacent to
all strget rights-of-way for Iranchise utility Installations.

Franchise wrility easetents that are =<feel in width have been shown adiocent o all
street Pighi-af-ways ant the Tentative Subdivision Plat, idnachment F)

G Where a development site Is traversad by a drainageway or water course,
drainageway improvements in accordance with the Corvallis Drainage Master Plan
=nd a drainageway dedication In accordance with the requirements of Chapter 4.5
shall be provided to tha Gity,

There are na water eourses or dralnageways thar iraverse the praperty tierefors thiy
criteria Is wor applicable

d. Where a development site Is traversed by, or adjacent to, a future trail linkage
Identified within either the Corvallis Transportation Plan or the Trails Master Plan,
dedications of suitable width to accommodate Whe trail linkage shall be provided,
This width shall be determined by the City Engineer, considering the type of trail
facility Involved.

There are no critical pedestvian links to adjeeent wses, other than the emergency
vehivle access al the baxe of the Aimann Biilding  The 20-foor wide paved acceds
way i inlended for emergency vehicles, however pedesinians seeking o visii a friemd
or relative ar the Regent Retivement Residence canld vaxily use this linkaee

. Where existing rights-of-way andlor easements within or adjacenl to developmenl
sites are nonexistent or of insufficient width, dedications may be required. The
nead for and widihs of those dedications shall be determined by the City Enginear.

Any additional righr-of-way it ¥ necessary to accommiodite the proposed
tramspartation impravements will be dedicared 1o the Clty ax pare of the final plat

f. Where easement or dedications are required in conjunction with land divisions,
they shall be recordad on the plal. Whers a developmant does not include a land
division, sasements andlor dedications shall be recorded on standard document
forms provided by the City Engineer.

All sasemems and dedicanons associared with the proposed subdivizion will by
recorded on the final plar

g, If the City has an Interest in acquiring any portion of a proposead subdivision or
planned development sila for a public purpose, other than for those purposes
listed abave, or If the City has been advised of such interest by a school distriet or
other public agency, and there is a reasonable assurance that steps will be taken to
acquire the land, the Planning Commission may require those portions of tha land
be reserved for public acquisition for a period not to exceed 2 years,

The Ciry's Parks and Recreation Facility Plan has ideniified this vite us a candidate

far a fudiire park. The applicant hes asked the neighbarhoed 1o comct e Parks nnd
Rigredation Department o begin discussiony in arder to determine whest of imp fiaure

Soinwisaad Divtesct Ol g Subslivion re December |5, 211
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park facilities should be provided in the neighbarhood. Al Hid time this applicanon
Wiy prepantd no specific decisions regarding o new park or laid ecquistiion have
hewn made. Thergfore. i the Thy wishe (e acqies uny partin of e pripused
sulclivigion. shey miqy enter info such agreemunts with the propyrefy vivier anee they
nose what Iris they meed.

h. Envirenmental assessménts shall be provided by the developer for all lands to be
dedicated to the public or City. An anvironmental assessmant shall Include
information necessary for the City to evaluate potential llability for envirenmental
hazards, contamination, or required wasle cleanups relaled to the dedicated land.
An environmental assessment shall be completed prior to the acceptanca of
dadicated lands In accordance with the fallowing:

1. Theinltial environmental assessment shall detail the histary of ownership and
general use of the land by past owners. Upon review of the Information
provided by the grantor, as weil as any site investigation by the City, the
Director will determineg If the risks of polential conlamination warrant further
investigation. When further site investigation is warranted, a Level |
Environmantal Assessment shall be provided by the grantor.

2 Lavel | Environmental Assessments shall include data callection, site
reconnaissance, and report preparation. Dita collection shall include raview of
Oregon Departmant of Environmental Quality records, City and County flre
departmant records, Interviews with agency personnel regarding citations or
enforcement actions lssued lor the site or surrounding sites that may impact
the site, raview of davailable historic aerial pholegraphs and maps, Intarviews
with current and avallable past owners of the site, and other data as
appropriate, Site reconnaissance shall Include a walking reconnaissance of
the site checking for physical evidence of potentially hazardous materials that
may Impact the site. Report preparation shall summarize data collection and
site reconnaissance, assess existing and future potential for contamination of
the site with hazardous materials, and recommend additional testing if ihere
are indications of potentlal site contamination. Level | Environmontal
Assessment réports shall be signed by a régisterad professional engineer.

1. Ifa Level | Environmental Assessment concludes thar additional environmental
studies or site remeadiation are needed, no construction permits shall be Issued
untll those studies sre submitted and any required remediation is completed by
the developer and/or owner, Additional environmental studies and/ar required
remediation shall be at the sole ezpense of the developer and/or owner. The
City reserves the right to refuse accaptance of land identified for dedication to
public purposes If risk of liability from pravious contamination Is found.

e applicane will conducy a Level §| Envirnpmenial Assessmen, und { nevessary
conduct remudiatian glforts as needed before any permity wre ssued or land 15
dedicated for public use.

Section 4.0,120 - MAIL DELIVERY FACILITIES
2. In astablishing placement of mail delivery facllities logations of sidewalks,

Bikeways, Intersoctions, existing or future driveways, existing or future utilitles,
right-of-way and street width, and vehicle, bicycle and pedestrian movements shall

Sativwswnt Eateis Ehongy and Subdivisian a3 Eocembar |9, 2005
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Community Development
Planning Divisian

501 SW Madison Avenue
Corvallis, DR 97333

CORVALLIS

EonnM s LA 74 00 kP
e ——

CORVALLIS CITY COUNCIL
NOTICE OF DISPOSITION

ORDER # 2008 - 072

CASE: The Regent - Parking Addition
(PLDO7-00010, CDP07-00006, MRPO7-00006)

REQUEST: An appeal of a Planning Commission decision to approve a Major
Modification to a Conceptual and a Detailed Development Plan, a
Conditional Development Permit, and a Minor Replat to construct
additional parking for The Regent Retirement Residence, Planned
Development approval is requested to modify the boundary of the
original 1981 Detailed Development Plan (case PD-81-1) and o
allow variation to Land Development Code requirements regarding
pedestrian landscaping, location of parking, through-lot buffer, and
lot coverage / Green Area.

APPLICANT: Devco Engineering, Inc.
PO Box 1211
Corvallis, OR 97339

OWNERS: BDC Corvallis, LLC Square G Developments, LLC
1120 NW Couch St - Suite 730 4614 SW 47" P
Poriland, OR 97208 Corvallis, OR 97333
LOCATION: The subject site is located at 440 NW Elks Drive. The subject site 1s

also ldentified on Benton County Assessor's Map 11-5-23 AD, as
Tax Lots 400 & 6400.

DECISION: The City Council held a duly-advertised de nove public hearing on the
appeal on July 21, 2008. The City Council deliberated and reached a
tentative decision on the appeal on July 21, 2008. After consideration of
all the testimony and evidence, the City Council voted to uphold the
Planning Commission's decision to approve the request, and
consequently, approved the Major Modification to a Conceptual and
Detailed Development Plan, Conditional Development Permit, and Minor
Replat, and denied the appeal. The applicant allowed additional time to
prepare formal findings, under the State's 120-Day Rule, and on
Seplember 2. 2008. the City Council adopted Formal Findings in support
of its decision.

CORONADO TRACT B (PLD14-00005)
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If you wish to appeal this decision, an appeal must be filed with the State Land Use
Board of Appeals within 21 days from the date of the decision.

The proposal, staff report, hearing minutes, memoranda to City Council, and findings

and conclusions may be reviewed at the Community Development Department,
Planning Division, City Hall, 501 SW Madison Avenue.

COL ekl

Charles C. Tomlinson
Mayor, City of Corvallis

Signed: September 2, 2008
LUBA Appeal Deadline: September 23, 2008

Attachments: Conditions of Approval
City Council Adopted Formal Findings

CONCEPTUAL AND DETAILED DEVELOPMENT PLAN EXPIRATION DATE (IF NOT
APPEALED): September 2, 2013

If no appeal is filed by the LUBA appeal deadline, the Detailed Development Plan shall
be valid for five (5) years. If the applicant has not begun construction within this period,
the approval shall expire on September 2, 2013.

CONDITIONAL DEVELOPMENT PLAN EXPIRATION DATE (IF NOT APPEALED):
September 2, 2010

If no appeal is filed by the LUBA appeal deadline, the Conditional Development Permit
shall be valid for two (2) years. If the applicant has not begun construction within this
period, the approval shall expire on September 2, 2010.

MINOR REPLAT
EXPIRATION DATE (IF NOT APPEALED): September 2, 2009

If no appeal is filed by the LUBA appeal deadline, the Minor Replat shall be valid for
one (1) year. If the applicant has not submitted a Final Partition Plat within the one-
year period (with appropriate assurances for improvements, if applicable), the Minor
Replat approval shall expire, unless the Director grants a single one-year extension per
LDC Section 2.14.30.10.

Page2of 7
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CONDITIONS OF APPROVAL FOR THE REGENT - PARKING ADDITION
PL.D07-00010 / CDP07-00006 / MRP07-00006

Cond# CONDITIONS

1 Consistency with Plans — Development shall comply with the narrative and
plans identified in Attachments | & J of this Staff Report, except as modified
by the conditions below, or unless a requested modification otherwise meets
the criteria for a Minor Modification or Conditional Development Modification.
Such changes may be processed in accordance with Chapters 2.3 & 2.5 of
the Land Development Code.

2 Adherence to Previous Conditions - Except as modified by these
Conditions of Approval and the plans identified in Attachments [ & J,
development shall comply with the previously approved Conditions of
Approval for The Regent (PD-81-1).

3 ROW Dedication - A ROW dedication along NW Elks Drive shall be
included on the final plat (Minor Replat) to provide 34 feet of ROW from the
original ROW centerline. An environmental assessment for all land to be
dedicated must be completed in accordance with LDC Section 4.0.100.g.

4 7-ft Utility Easement - According to LDC section 4.0.100, concurrent with
the final plat, a 7-ft utility easement shall be granted behind the new ROW for
franchise utility purposes unless one currently exists in that location.

5 Landscaping Construction and Maintenance — The following landscaping
provisions shall apply to overall development of the site:

a. Landscape Construction Documents —~ Prior o issuance of permits for the
parking lot construction, the applicant shall submit for review and
approval by the Development Services Division, landscape construction
documents for this site, which contain a specific planting plan (including
correct Latin and common plant names), construction plans, irrigation
plans, details, and specifications for all required landscaped areas on the
site. Plantings shall be provided as shown on Attachment | except as
modified by the additional conditions below. Where a particular plant or
irrigation standard is not specifically mentioned below, the plans shall
comply with LDC Section 4.2. All trees shall have at least a 2-inch trunk
caliper size, as measured six inches above the finished grade, at the time
of installation. Tree plantings shall match planting standards adopted by
the Urban Forester.

b. Additional Tree Plantings Required - In addition to the plantings
illustrated on Attachment I, two (2) additional medium-canopy trees
shall be provided along the south side of the new pedestrian sidewalk,
for a total of five (5) trees along the south side of the sidewalk. Trees
shall be planted according to the planting and spacing standards
identified in Section 4.2.30.b of the LDC.

Page 3 of 7
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Cond# CONDITIONS
5 c. Tree Preservation - The applicant shall illustrate the existing significant
{continued) tree (9" Red Maple (Acer rubrum)) that is located in the planter island

at the southeast corner of the existing parking lot, on plans submitted
for construction. The existing significant tree shall be preserved in
accordance with Section 4.2.20.d (1) & (2). Prior to issuance of
construction permits, the applicant shall contact Development Services
to schedule an inspection of the required tree protection fencing.
Permits shall not be issued until the required protection measures have
been inspected and approved by the Development Services Division.

d. Inspections and Three Year Maintenance Guarantee - All landscaping
and irrigation shall be installed, inspected, and approved by the
Development Services Division, prior to or concurrent with final
inspections for the parking lot construction. Prior to final acceptance of
the installation of required landscaping by the City, the applicant shail
provide a three year maintenance bond or other financial assurance to
the Development Services Division for review and approval. This
financial assurance is to cover the required three year landscape
maintenance period which begins at the time the landscape
installation is approved by the City. This includes achieving the
minimum 90 percent coverage specified by Code. Required
landscaping is illustrated on the landscape plan submitted to comply
with item (a) above and as modified by this Condition. Exceptions to
the plantings shown on Attachment | may be administratively
approved by the Development Services Division where, due to plant
availability or performance issues, minor changes are warranted. Plant
substitutions shall meet the LDC performance criteria and maintain at
least the minimum plant density and plant size as specified in this
Condition and on Attachment |.

e. Three-Year Maintenance Guarantee Release - The developer shalll
provide a report to the Development Services Division just prior to the
end of the three year maintenance period, as prescribed in Section
4.2.20.a.3 of the LDC. The report shall be prepared by a licensed
arborist or licensed landscape contractor and shall verify that 90

plantings or by the installation of replacement plantings. The Director
shall approve the report prior to release of the guarantee.

6 Lighting — To minimize lighting impacts to the surrounding areas, the
applicant shall only use full-cut-off lights for all site lighting. Additionally,
lighting fixtures are to be shielded, as necessary, in order to comply with the
standards identified in Section 4.2.80.d of the LDC. If new lighting is
proposed, plans submitted for required permits shall include details of fixture
designs and other supplemental information to ensure this standard is met.

7 Signs — Any signs proposed in association with the parking lot construction
shall comply with LDC Chapter 4.7.
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Cond# CONDITIONS

8 Raised Pedestrian Walk and Fire Department Access - With submittal of
plans for construction permits, the applicant shall include sidewalk
construction and driveway details. The details shall indicate that for the
portion of the site where the 20-foot wide Fire Department access and
pedestrian sidewalk share the same space, the finish grade elevation may be
equal. For the portion of the pedestrian sidewalk that is east of and not part
of the 20-foot wide Fire Department access, the sidewalk shall be raised a
minimum of 6 inches above the driveway surface. An acceptable alternative
is to construct a mountable-curb along the entire stretch of the pedestrian
sidewalk / driveway interface. The final design shall be acceptable to the City
Engineer and Fire Department.

9 Fire Department Access / Bollards - With submittal of plans for construction
permits, the applicant shall include details for the collapsible bollards such
that the referenced "breakaway traffic barriers" be of a spring mounted
design that facilitate passage of emergency vehicles without stopping; when
the vehicle has cleared the area, the barriers immediately return to an upright
position. Final design / product specifications shall be reviewed and approved
by the Fire Department.

10 Hillside Development Standards - Plans submitted for construction permits
will need to comply with the Hillside Development standards identified in LDC
Section 4.5.80

11 Public Emergency Access Easement (Minor Replat - Final Plat Review) - As

shown on the application materials, the final plat shall include dedication of a
20" wide public emergency access easement that extends from NW Elks
Drive to NW Mirador Place.

12 Minor Replat - Final Plat Submittal Required - Prior to approval of final
‘inspections for the parking lot expansion, the applicant shall submit a final
plat drawing and all related documents, as outlined in LDC Section 2.14.50.b.
The submittal shall be made to the Planning Division for review and final
approval.

13 (Minor Replat - Final Plat Review) - Provide an electronic version (.dwg or
.dxf file format) of the final plat, including all required revisions, at the time
that the final version is routed through the City for signatures.

14 Sianature Block - (Minor Replat - Final Plat Review) -
Provide the following City of Corvallis case number / signature block on the
final plat:

City of Corvallis Case MRP07-00006

Corvallis Planning Division Manager

Corvallis City Engineer
Font and text size shall be consistent with State and Benton
County standards.
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Cond# CONDITIONS

15 Certificate (Minor Replat - Final Piat Review)

Partition plats shall contain a certificate signed by the County Assessor or
Tax collector certifying that the taxes on the property being partitioned have
been paid as required.

16 Final Plat Standards (Minor Replat - Final Plat Review) -

A partition plat for the land partition shall be prepared by an Oregon licensed
land surveyor in accordance with ORS Chapters 92 and 209. The plat shall
conform to the partition standards established by the County Surveyor.

17 Notarized Signatures Required (Minor Replat - Final Plat Review) - The
notarized signatures of the legal owners of the property shall be affixed to the
partition plat.

Development Related Concerns:

A Future Setback Sidewalks and Planting Strips - With future redevelopment of the
site, staff will need to evaluate the nexus and feasibility of relocating the NW Elks Drive
sidewalk to provide a continuous 12-ft planter strip.

B. Waterline Protection - During construction of the emergency access to NW Mirador
Place, 3-ft of cover (backfill) shall be maintained over the existing waterline unless
otherwise approved by Public Works.

C. Private Storm Water Quality - Since the proposal creates new impervious surfaces
totaling over 5,000 sq ft, the Applicant will be required to provide private stormwater
quality facilities with the expansion of the parking area. If pervious pavements are
feasible and used in this area, water quality facilities would not be required.

D. Excavation and Grading Permit Required - In order to protect the environment from
the impacts of erosion due to ground disturbing activities, excavation and grading plans
including erosion control methods shall be submitted to the City’s Development Services
Division for review and approval prior to undertaking any ground disturbing activity.
Upon approval by the Development Services Division, an Excavation (EXC) permit can
be issued.

m

Vision Clearance - Prior to issuance of construction permits, the applicant wiii need to
verify to the City’'s Development Services Division that all vision clearance standards, as
adopted by the City Engineer, are maintained at the emergency driveway intersection
with NW Mirador Place.

F. CC & R - Homeowner’s Notification - The applicant may wish to coordinate with the
Coronado subdivision's Homeowner’s Association, to remove references to Tract C,
where found in the currently recorded CC & Rs, for ownership and maintenance
purposes.
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G. Existing Emergency Access Easement - The applicant may wish to vacate that
portion of the existing emergency access easement that lies over Tract C, and which will
no longer be needed as a result of the revised emergency vehicle path.

H. Tract B - Coronado Subdivision and Case PD-81-1 - The approval of case PLD07-
00010 in no way alters the original boundary of case PD-81-1, except to the extent that
Tract C of the Coronado subdivision is added. A major portion of Tract B of the
Coronado subdivision is still located within the original Planned Development boundary
as shown on the Official Zoning Map - Planned Development Overlay, and is subject to
the 1981 Planned Development site plan and conditions.
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OF THE CITY CORVALLIS

FINDINGS - THE REGENT PARKING ADDITION MAJOR MODIFICATION TO
CONCEPTUAL AND DETAILED DEVELOPMENT PLAN / CONDITIONAL
DEVELOPMENT PERMIT/MINOR REPLAT

In the matter of a City Council decision
to approve a Major Modification to an
existing Conceptual and Detailed
Development Plan/Conditional
Development Permit/Minor Replat; and
to uphold the Planning Commission’s
decision, and denying the appeal.

PLD07-00010
CDP07-00006

anBA7_ARANS
MRPO7-00006

— e e e

PREAMBLE

This matter before the Corvallis City Council is a decision regarding an appeal of the
Planning Commission’s approval of a Major Modification to a Conceptual and Detailed
Development Plan, a Conditional Development Permit, and Minor Replat to modify the
original Planned Development Boundary to include the expansion of an existing
parking lot related to an existing intermediate care facility, and replat to consolidate
two existing parcels. Certain Land Development Code standards, such as for location
of new parking, are proposed to be modified through the Major Modification.

The subject site is currently developed as a retirement/group care facility. The site is
located at 440 NW Elks Drive, which is located generally to the west of Hwy 99W and
just to the south of the Good Samaritan Regional Medical Center. The site is composed
of two parcels, with a total combined area of 3 acres. The current owners of the
property are BDC Corvallis, LLC, and Square G Developments, LLC.

The Corvallis Planning Commission conducted a review of the above-referenced Major
Modification to a Conceptual and Detailed Development Plan, Conditional Development
Permit, and Minor Replat on May 21, 2008. Written testimony was submitted, the
public hearing was closed, and a request to hold the written record open until May 28,
2008, was granted by the Planning Commission. On June 4, 2008, the Planning
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Commission deiiberated and voted to approve the Major Modification to a Conceptuai
and Detailed Development Plan, Conditional Development Permit, and Minor Replat. A
Notice of Disposition was signed on june 5, 2008, (Order 2008-054).

On June 17, 2008, Dale Kern and David Dodson (hereinafter referred to as “Appellant”),
filed an appeal of the Planning Commission’s decision to approve the Major
Modification to a Conceptual and Detailed Development Plan, Conditional Development
Permit, and Minor Replat The Land Development Code (“LDC") specifies that the City
Council hear appeals of Planning Commission decisions regarding these land use
applications.

The City Council held a duly advertised de novo public hearing on the application on
and evidence, the City Council voted to uphold the Planning Commission’s decision,
denying the appeal, thereby approving the Major Modification to a Conceptual and
Detailed Development Plan, Conditional Development Permit, and Minor Replat
requests, as conditioned by the Planning Commission per Order 2008-054.

Applicable Criteria

All applicable legal criteria governing review of this application are identified in the
staff report to the Planning Commission, dated May 9, 2008, the public notice for the
May 21, 2008, Planning Commission hearing, the staff memo to the City Council dated
July 11, 2008, and the minutes of the City Council hearing and deliberations dated July
21, 2008.

FINDINGS AND CONCLUSIONS RELATED TO THE APPEAL OF THE REGENT
PARKING ADDITION MAJOR MODIFICATION TO A CONCEPTUAL AND DETAILED
DEVELOPMENT PLAN / CONDITIONAL DEVELOPMENT PERMIT/MINOR REPLAT
(PLDO7-00010 / CDP07-00006/MRP07-00006)

1. The City Council accepts and adopts those findings made in the Staff Report to
the Pianning Commission, dated May 9, 2008, that support approval of the
Major Modification to a Conceptual and Detailed Development Plan, Conditional
Development Permit, and Minor Replat. The City Council adopts as findings
those portions of the Minutes of the Planning Commission meetings, dated May
21, 2008, and June 4, 2008, that demonstrate support for approving the Major
Modification to a Conceptual and Detailed Development Plan, Conditional
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those findings made in the July 11, 2008, staff memorandum to the City
Council, that support approving the Major Modification to a Conceptual and
Detailed Development Plan, Conditional Development Permit, and Minor Replat,
as originally conditioned by the Planning Commission. The City Council also
adopts as findings, those portions of the Minutes of the City Council hearings
dated July 21, 2008, that demonstrate support for approving the Major
Modification to a Conceptual and Detailed Development Plan, Conditional
Development Permit, and Minor Replat. The City Council specifically accepts
and adopts as findings the rationale given during deliberations in the July 21,
2008, meeting by Council Members expressing their support for approving the
Major Modification to a Conceptual and Detailed Development Plan, Conditicnal
Development Permit, and Minor Replat. All of the above-referenced documents
shall be referred to in these findings as the “Incorporated Findings”. The
findings below, (the “supplemental findings”), supplement and elaborate on the
findings contained in the materials noted above, all of which are incorporated
herein (see Attached July 21, 2008, City Council Minutes and July 11, 2008, Staff
Memorandum to City Council). When there is a conflict between the
supplemental findings and the Incorporated Findings, the supplemental findings
shall prevail.

2. The City Council notes that the July 11, 2008, staff memorandum to Council
presents information on Attachments Ill (pages 54 through 59 of 145) regarding
the need for imposing Conditions of Approval 1 through 17 and noted
Development Related Concerns. The Council finds that all of the approved
Conditions are reasonable conditions that are necessary to satisfy the applicable
criteria presented in the July 11, 2008, staff memorandum to Council, and
through the supplemental findings presented below. The Council finds that all
of the noted Development Related Concerns are necessary to satisfy the
applicable criteria presented in the July 11, 2008, staff memorandum to Council,
and through the supplemental findings presented below.

3. The City Council notes that the record contains all information needed to
evaluate the Major Modification to a Conceptual and Detailed Development Plan,
Conditional Development Permit, and Minor Replat decision for compliance with
the relevant criteria.

4. The City Council notes that the Council considered the grounds of the appeal

and other issues raised through public testimony.
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5. To approve a Major Modification to a Conceptual and Detailed Development
Plan, Conditional Development Permit, and Minor Replat, LDC Sections
2.3.30.04 (Conditional Development Permit), 2.5.40.04 (Conceptual
Development Plan), 2.5.50.04 (Detailed Development Plan), and 2.14.30.05
(Minor Replat) list review criteria with which the application must comply. The
Incorporated Findings list all of the applicable approval criteria, and
demonstrate compliance with these approval criteria. These supplemental
findings elaborate upon and clarify the Incorporated Findings, and primarily
address issues raised on appeal. These supplemental findings, like the
Incorporated Findings, are grouped into fifteen categories, which facilitate a
comprehensive and cohesive review of the applicable criteria. The categories
include Compensating Benefits for Variations, Basic Site Design, Visual
Elements, Noise Attenuation, Odors and Emissions, Lighting, Signage,
Landscaping for Buffering and Screening, Transportation Facilities, Traffic and
Off-site Parking Impacts, Utility Infrastructure, Effects on Air and Water Quality,
Pedestrian Oriented Design Standards, Protection of Significant Natural Features,
and Minor Replat. The issue categories are identified with Roman numeral, and
findings are assigned chronological numbers.

1. Compensating Benefits for the Variations Being Requested / Applicable Process

Applicable Criteria (LDC): LDC 2.5.20(h)

Relevant Conditions of Approval (“COA”): 5.

1. The City Council notes that findings in response to the applicable criteria and
purposes cited above are presented on Attachment Ill (pages 11 through 16 of
145) and Pages 4-5 and 8-10 of the july 11, 2008, staff memorandum to City
Council.

2. In response to Appeal Issue #2, the Council notes that the purposes of the
Planned Development process provide the rationale for the applicant’s
requested variations, and that the Planned Development process is the
appropriate process for addressing variations to LDC standards.

3. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related COA is consistent with the criteria
relating to compensating benefits for the variations requested.
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I, Basic Site Design

Applicable Corvallis Comprehensive Plan Policies (CCP): CCP 8.7.3; 9.4.7; 9.4.9.

Relevant Conditions of Approval (“COA"): COA 8 and 9.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment Ill (pages 16 and 17 of 145) and Pages 6-10
of the July 11, 2008, staff memorandum to City Council.

2. In response to Appeal Issue #1, the Council notes that the Planning Commission
il A cmamifis fimAdina (Navelanman + Ralatad Cancarnm LI il ctbatac that o
maue a SPTCitiCc Nnuimgy (CVCIUPITICHL RCidLitU CUOUTILTHTT ) whicrn Sldalcs uidl d
major portion of Tract B of the Coronado Subdivision is still located within the
original Planned Development Boundary as shown on the Official Zoning Map -
Planned Development Overlay and is subject to the 1981 Planned Development

site plan and conditions.

3. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related Conditions of Approval are
consistent with the criteria relating to basic site design.

Mil. Visual Elements

Applicable Criteria: None

Relevant Conditions of Approval (“COA”): None.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment Il (page 18 of 145) of the july 11, 2008,

staff memorandum to City Council.
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Council finds that the proposal is consistent with the criteria relating to visual
elements.

V. Noise Attenuation

Applicable Criteria: None
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Relevant Conditions of Approval (“COA”): None.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment lll (page 18 of 145) of the july 11, 2008,
staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal is consistent with the criteria relating to noise

attenuation.

V. Odors and Emissions

Applicable Criteria: None

Relevant Conditions of Approval (“COA”): None.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment [l (page 18 of 145) of the july 11, 2008,
staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the

Council finds that the proposal is consistent with the criteria relating to odors
and emissions.

VI.  Lighting

Applicable Criteria (LDC): LDC 4.2.80.d.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment Il (page 18 of 145) of the July 11, 2008,
staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related COA is consistent with the criteria
relating to lighting.
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Vil.  Signage
Applicable Criteria (LDC): None

Relevant Conditions of Approval (“COA”): 7.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment Il (page 18 of 145) of the July 11, 2008,
staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related COA is consistent with the criteria

relating to signage.

VIIl. Landscaping for Buffering and Screening

Applicable Criteria (LDC): LDC 4.2.20.e; 4.2.30, 4.2.40.a.

Relevant Conditions of Approval (“COA”): 5.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment lll (pages 19 through 21 of 145) of the July
11, 2008, staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related COA is consistent with the criteria

relating to landscaping for buffering and screening.

IX. Transportation Facilities

Applicable Criteria (CCP and LDC): CCP 11.2.2; 11.3.4; 11.5.6; 11.6.1; 11.6.2;
11.6.4; 11.6.6; 11.7.4. LDC 4.0.30.b; 4.0.40.b; 4.0.50; 4.0.60.]; 4.0.100.e;
4.1.40.a.

Relevant Conditions of Approval (“COA”): 3.
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XI.

Xil.

Coronado Tract B

. The City Council notes that findings in response to the applicable criteria cited

above are presented on Attachment lll (pages 21 through 26 of 145) of the July
11, 2008, staff memorandum to City Council.

. As discussed in the Incorporated Findings and the supplemental findings, the

Council finds that the proposal and related COA is consistent with the criteria
relating to transportation facilities.

Traffic and Off-site Parking Impacts

Applicable Criteria (CCP and LDC): CCP 11.4.3. LDC 4.1.20.d; 4.1.30.a.

Relevant Conditions of Approval (“COA”): None.

. The City Council notes that findings in response to the applicable criteria cited

above are presented on Attachment lll (pages 26 and 27 of 145) of the july 11,
2008, staff memorandum to City Council.

. As discussed in the Incorporated Findings and the supplemental findings, the

Council finds that the proposal is consistent with the criteria relating to traffic
and off-site parking impacts.

Utility Infrastructure

Applicable Criteria (CCP and LDC): CCP 10.2.11. LDC 4.0.70; 4.0.100.b; 4.0.130.

Relevant Conditions of Approval (“COA"): 4.

0 the applicable criteria cited

ouncil notes that findings in response t
presented on Attachment iil (pages 27 through 29 of 145) of the July

. As discussed in the Incorporated Findings and the supplemental findings, the

Council finds that the proposal and related COA is consistent with the criteria
relating to utility infrastructure.

Effects on Air and Water Quality

Applicable Criteria (CCP): CCP 7.3.7; 7.5.5.

Section 4 Electronic Packet Page 216 of 241
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Relevant Conditions of Approval (“COA"): None.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment lll (pages 29 and 30 of 145) of the July 11,
2008, staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal is consistent with the criteria relating to effects
on air and water quality.

Xill.  Design Equal To or in Excess Of the Types of Improvements Required by the

Standards in Chapter 4.10 - Pedestrian Oriented Design Standards; and

(4] €57 LA €St CS, an

Applicable Criteria (CCP and LDC): CCP 8.7.5; 9.2.4; 11.2.10; 11.6.1; 11.6.6;
11.6.7; 11.6.11. LDC 4.10.60.01.a; 4.10.60.02; 4.10.60.06.

Relevant Conditions of Approval (“COA"): 5 & 8.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment Il (pages 30 through 35 of 145) of the July
11, 2008, staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related Conditions of Approval are

consistent with the criteria relating to pedestrian-oriented design standards.

XIV. Preservation and/or Protection of Significant Natural Features

Applicable Criteria (LDC): LDC 4.2.20.d; 4.5.80.03.d; 4.5.80.04.c;

Relevant Conditions of Approval (“COA"): 5.

1. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment Il (pages 36 through 39 of 145) of the July
11, 2008, staff memorandum to City Council.
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2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the propasal and COA is consistent with the criteria relating
to significant natural features,

XV, Minor Replat
Applicable Criteria (LDC): LDC 2.14.30.05; 4.2.20.01, 4.4.20,02; 4.4.20.03.
levant Condition oval ("COA"): 11 through 17.

I. The City Council notes that findings in response to the applicable criteria cited
above are presented on Attachment [ll (pages 47 through 52 of 145) of the July
11, 2008, staff memorandum to City Council.

2. As discussed in the Incorporated Findings and the supplemental findings, the
Council finds that the proposal and related Conditions of Approval are
consistent with the criteria relating to the Minor Replat.

SUMMARY CONCLUSION

As the body charged with hearing appeals of a Major Modification to a Conceptual
and Detalled Development Plan, Conditional Development Permit, and Minor Replat
decision, the City Council having reviewed the récord associated with the Major
Modification to a Conceptual and Detalled Development Plan, Conditional
Development Permit, and Minor Replat application, considered evidence supporting
and opposing the application, finds that the proposal, as conditioned, adeguately
addresses the review criteria and Is found to be consistent with the City's
Comprehensive Plan, applicable sections of the Land Development Code, and other
applicable approval criterla, The City Council finds that Conditions of Approval are
necessary to achieve compliance with the applicable criteria, and the conditions
adequately address Impacts related to the development. Therefore, the appeal Is
DENIED, and the City Council upholds the Planning Commission decision to approve
the Major Mod|fication to a Conceptual and Detalled Development Plan, Conditional
Development Permit, and Minar Replat application (PLDO7-000010/CDPO7-
00006/MRPO7-00006),

Dated: w2, 2nY ( ({veb C ' \O mhnxbl)

Charles C. Tomlinson, MAYOR

Page 10 of Fintings and Conclusions
The Regent Patking Addition - Major Modification to Conceptual and Detail Development Flan (PLDOT-00010)

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C (151 of 156)
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Community Development
Planning Division
S SW Madison Avenue

PO Eox 1083
CORVALLIS Corvallis. OR 973351083
' Tty
e comnmyese  CORVALLIS PLANNING COMMISSION PAK A1) P72
NQOTICE OF DISPOSITION '
ORDER NO. 2013-034
CASE: Coronado Tract B Apartments - Major Planned Development

Modification (PLD12-00005)

REQUEST: The applicant seeks approval of a Major Planned Development
Modification to construct a 10-unit apartment building on the
Regent Retirement Residence Planned Development site. As part
of this application, the applicant requests to vary from development
standards related to maximum vehicle parking, grading area
limitations, maximum front yard setback, and pedestrian onented
design.

OWNER/

APPLICANT: Group B, LLC
Attn: Rob Wood
202 NW 6th Street
Corvallis, OR 97330

LOCATION: The 0 81 acre subject site is located approximately 600 feet south
of NW Elks Drive and east of NW Satinwood Street, at the east end
of NW Mirador Place |t is identified on Benton County Assessor's
Map 11-5-23 AD as Tax Lot 6400.

DECISION:

The Corvallis Planning Commission held a public hearing on June 5, 2013 At the
hearing, a request to hold the record open an additional seven days was granted.
Additional public testimony was received by the Planning Commission on June 12,
2013. The applicant submitted a final written argument on June 18, 2012. On June 19,
2013, the Planning Commission deliberated and denied the application Findings in
support of the Commission's decision were made during the deliberations of the June
18, 2013, meeling

The Commission's findings in support of the decision 10 deny the application are
reflected in the minutes from that meeting, but are generally summarized as follows

Coronada Tract B Apaftments (PLD12-D00035)
Planning Commission Notice of Disposilion
Order 2013-034

Fage 1 0f 2

A C Oty bt Heaes BHoeeadig

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C (154 of 158)
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1. Failure to demonstrate consistency with the cul-de-sac standards in LDC Section

4.060.c

2. Failure to protect significant trees on the site “to the greatest extent practicable.”

per LDC Section 4.2.20.d

3, Failure to provide adequate compensating benefits for requested variations from
code standards, as required by LDC Section 2.5.40.04.a.1, and

4, Lack of compatibility in basic site design, visual elements, odors and emissions,
landscaping, and protection of significant natural features, per LDC Sections

25400422 3, 5,8 and 14,

If you are an affected party and wish to appeal this decision, appeals must be filed in
writing with the City Recorder within 12 days from the date the order is signed. The

following information must be included:

Name and address of the appellant(s),

Hnd L hy b

Appeal filing fee of $§734,70.

Reference the subject development and case number, if any.
A statement of the specific grounds for appeal.
A statement as fo how you are an affected party.

Appeals must be filed by 500 p.m, on the final day of the appeal period The City
Recorder is located in the City Manager's Office, City Hall, 501 SW Madison Avenue,

Carvallis, Oregon.

The proposal, staff report, hearing minutes, and disposition may be reviewed at the
Community Development Department. Planning Division, City Hall, 501 8W Madison

Avenue.

{,2’ "
y ’/[ L

.
o~

Jennifer/Gervai§, Chair

Corvallis Pla

Signed: June 20, 2013

Appeal Deadline July 2, 2013 at 5:00 PM

Coronado Tract B Apartiments (PLD12-00005)
Planning Commission Netice of Disposition
Order 2013-034

Page Z2of 2

ing Commission

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT C {155 of 156)
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APPLICABLE REVIEW CRITERIA
CORONADO TRACT B (PLD14-00005)

PLANNED DEVELOPMENT MODIFICATION CRITERIA

2.5.60.02 - Thresholds that Separate a Minor Planned Development
Modification from a Major Planned Development Modification

a. The factors identified here describe the thresholds that separate a Minor
Planned Development Modification from a Major Planned Development
Modification.

1. Change in Use Type, with the exception that for a valid (still active)
Planned Development that existed or was approved before December
31, 2006, a Modification request shall be considered as follows:

a) A request to add Uses permitted by the underlying zone to up
to 25 percent of the total acreage within the Planned
Development site shall be considered a Minor Planned
Development Modification; and

b) A request to add Uses permitted by the underlying zone to
greater than 25 percent of the total acreage within the Planned
Development site shall be considered a Major Planned
Development Modification;

2. Change in dwelling unit density of five percent, except as noted in “3,”
below;
3. Decrease in dwelling unit density by more than three units for

development sites one acre or smaller in size, or decrease in dwelling
unit density by more than five units or by more than five percent,
whichever is less, for development sites larger than one acre;

4. Change in the ratio of the different types of dwelling units;

6. Change in the type and location of accessways and parking areas
where off-site traffic would be affected or which result in a less
pedestrian-friendly environment;

T. Increase in the number of parking spaces where such increase
adversely affects Significant Natural Features or pedestrian amenities,
or is inconsistent with a Condition of Approval or an applicable
development standard such as required Green Area

9. Decrease in the common and/or usable Green Area or open space by
more than 10 percent;

10. Increase in the total ground area proposed to be covered by
structures by more than 10 percent;

1. Change in specific setback requirements by more than 25 percent or
by 15 percent for setback requirements previously reduced;

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT D (PAGE 1 OF 18)
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12. Decrease in project amenities for pedestrians or bicycles, recreational
facilities, screening, and/or landscaping provisions by more than 10
percent;

13. Modification of architectural building elevations where any of the

following occurs:

a) Percentage of window coverage per elevation is decreased by
more than 20 percent (may affect the number and/or shape of
windows); or windows are installed on a previously specified
blank wall on the perimeter of the site;

b) Building materials for the main walls of the facades are changed;
c) Any architectural feature is reduced by more than 20 percent.
Architectural features include such items as the number of
windows with trim, the number of dormers, the number of
columns, the number of shutters, the square footage of
porches, the number of window boxes, the linear footage of
porch or deck railings, and/or the linear footage and/or height

of parapets, reveals, and/or cornices, etc.;

d) Roof pitch is reduced by 20 percent or more;

g) Building off-sets or recesses are reduced by more than 20
percent; or

f) Garages or carports are eliminated; and

14. Change to any aspects of the Plan involving Natural Resources and/or
Natural Hazards governed by Chapter 2.11 - Floodplain Development
Permit, Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum
Assured Development Area, Chapter 4.12 - Significant Vegetation,
Chapter 4.13 - Riparian Corridors and Wetlands, and Chapter 4.14 - Landslide Hazard and
Hillside Development Provisions.

b. A modification that equals or exceeds the thresholds identified in Section 2.5.60.02.a shall be
processed as Major Planned Development Modification.

e. A modification to specific requirements established at the time of Planned Development approval,
including Conditions of Approval, this Code’s requirements, and all aspects of the Planned
Development proposal, may he considered as a Minor Planned Development Modification only if it
falls within the definition of a Minor Planned Development Modification described in
Section 2.5.60.02c.

2.5.60.03 - Procedures for a Major Planned Development Modification

If a modification is proposed that equals or exceeds the thresholds described in
Section 2.5.60.02, or if modifications to more than three factors that fall below the
thresholds identified in Section 2.5.60.02 are proposed within a single calendar year,
the changes shall be processed as a Major Planned Development Modification.

a. An applicant may pstition for review of previously approved plans for
purposes of modifying a Planned Development, stating reasons for the
change.

b. Where the Director determines that the proposed change is a Major Planned

Development Modification in accordance with the thresholds described in
Section 2.5.60.02, a hearing shall be scheduled before the Planning
Commission in accordance with Chapter 2.0 - Public Hearings. The Planning
Commission may approve, conditionally approve, or deny the Major Planned
Development Modification.

c. Upon finding that the petition is reasonable and valid, the Planning
Commission may consider the redesign in whole or in part of any Detailed
Development Plan.

d. In reviewing the proposed Modification, the Planning Commission shall follow
the procedures herein required for Detailed Development Plan submittal and

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT D (PAGE 2 OF 18)
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review. The Commission shall consider the review criteria in Section
2.5.50.04 to determine whether te authorize a Major Planned Development
Modification.

Notice requirements, action on the application, issuance of the Notice of
Disposition, processing of appeals, and establishment of the effective date
and the effective period of a Major Planned Development Modification shall
comply with the same provisions for a Detailed Development Plan.

PLANNED DEVELOPMENT REVIEW CRITERIA
(CONCEPTUAL DEVELOPMENT PLAN)

2.5.40.04 - Review Criteria

Requests for the approval of a Conceptual Development Plan shall be reviewed to
ensure consistency with the purposes of this Chapter, policies and density
requirements of the Comprehensive Plan, and any other applicable policies and
standards adopted by the City Council. The application shall demonstrate
compatibility in the areas in “a,” below, as applicable, and shall meet the Natural
Resource and Natural Hazard criteria in "b,” below:

a. Compatibility Factors —

g I Compensating benefits for the variations being requested;

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

3. Visual elements (scale, structural design and form, materials, etc.);

4. Noise attenuation;

5. Odors and emissions;

6. Lighting;

7. Signage;

8. Landscaping for buffering and screening;

9. Transportation facilities

10. Traffic and off-site parking impacts

1. Utility infrastructure

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

13. Design equal to or in excess of the types of improvements required by the standards in
Chapter 4.10 - Pedestrian Oriented Design Standards

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

2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening,
and Lighting, Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum Assured
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection Provisions,
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide
Hazard and Hillside Development Provisions. Streets shall also be designed along

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT D (PAGE 3 OF 18)
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contours, and structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

b. Natural Resources and Natural Hazards Factors -

1.

Any proposed variation from a standard within Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - Floodplain Provisions,
Chapter 4.11 - Minimum Assured Development Area (MADA),

Chapter 4.12 - Significant Vegetation Protection Provisions, Chapter
4.13 - Riparian Corridor and Wetland Provisions, or Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions shall provide
protections equal to or better than the specific standard requested for
variation; and

Any proposed variation from a standard within Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - Floodplain Provisions,
Chapter 4.11 - Minimum Assured Development Area (MADA),
Chapter 4.12 - Significant Vegetation Protection Provisions, Chapter
4.13 - Riparian Corridor and Wetland Provisions, or Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions shall involve
an alternative located on the same development site where the
specific standard applies.

PLANNED DEVELOPMENT REVIEW CRITERIA
(DETAILED DEVELOPMENT PLAN)

2.5.50.04 -

Review Criteria for Determining Compliance with Conceptual Development Plan

Request for approval of a Detailed Development Plan shall be reviewed to
determine whether it is in compliance with the Conceptual Development Plan. The
Detailed Development Plan shall be deemed to be in conformance with the
Conceptual Development Plan and may be approved provided it is consistent with
the review criteria in Section 2.5.40.04 above, provides a clear and objective set of
development standards for residential Detailed Development Plans (considering the
Detailed Development Plan proposal, required adherence to this Code, and
Conditions of Approval), and does not involve any of the factors that constitute a
major change in the Planned Development. See Section 2.5.60.02 - Thresholds that
Separate a Minor Planned Development Modification from a Major Planned
Development Modification.

APPLICABLE LDC DEVELOPMENT STANDARDS

APPLICABLE DEVELOPMENT STANDARDS — RS-12 ZONE

Section 3.6.20 - PERMITTED USES
3.6.20.01 — Ministerial Development

a. Primary Uses Permitted Outright
1. Residential Use Types —
a) Family
2. Residential Building Types —
f) Multi-dwelling
b. Accessory Uses Permitted Outright
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8. Other development customarily incidental to the Primary Uses in
accordance with Chapter 4.3 — Accessory Development Regulations
9. Required off-street parking for Uses permitted in the zone in

accordance with Chapter 4.1 — Parking, Loading, and Access Requirements

Section 3.6.30 - RS-12 DEVELOPMENT STANDARDS

Table 3.6-1

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

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

c. Minimum Lot Area 2,200 sq. ft. per dwelling unit

d. Minimum Lot Width 25 ft.

e. Setbacks

1. Front yard 10 ft. minimum; 25 f£. maximum

2. Rear yard and Side yards 5 ft. minimum

¢} Duplex and Multi-Dwelling 10 ft. minimum each side

d) Abutting a more restrictive 10 ft. minimum

zone

h. Maximum Structure Height

Chapter 4.6 - Solar Access

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

i. Maximum Lot/Site Coverage

Green area is calculated per lot.

70 percent of lot area maximum; interior attached
townhouses exempt from this provision.

Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING
3.6.50.01 - Green Area

a.

A minimum of 30 percent of the gross lot area and a minimum of 20 percent
for center-unit townhouses on interior lots, shall be retained and improved or
maintained as permanent Green Area to ensure that the 70 percent

maximum lot/site coverage standard of Section 3.6.30 is met. A minimum of
10 percent of the gross lot area shall consist of vegetation consisting of
landscaping or naturally preserved vegetation.

Landscaping within the required Green Area shall be permanently maintained
in accordance with Chapter 4.2 - Landscaping, Buffering, Screening, and
Lighting. Landscaping shall primarily consist of ground cover, ferns, trees,
shrubs, or other living plants and with sufficient irrigation to properly maintain
all vegetation. Drought-tolerant plant materials are encouraged. Design
elements such as Internal sldewalks, pedestrian seating areas, fountalns,
pools, sculptures, planters, and simllar amenitles may also be placed within
the permanent Green Areas.

The required Green Area shall be designed and arranged to offer the
maximum benefits to the occupants of the development and provide visual
appeal and building separation. These provisions shall apply to all new
development sites and to an addition or remodeling of existing structures that
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creates new dwelling units.

3.6.50.02 - Private Outdoor Space Per Dwelling Unit

a. Private Qutdoor Space shall be required at a ratio of 48 sq. ft. per dwelling
unit. This Private Outdoor Space requirement may be met by providing
patios and balconies for some or all dwelling units, or by combining Private
Outdoor Space and Common Qutdoor Space as allowed by Section

3.6.50.04.

b. Private Outdoor Space, such as a patio or balcony, shall have minimum
dimensions of six-by-eight ft.

c. Private Outdoor Space shall be directly accessible by door from the interior

of the individual dwelling unit served by the space.

d. Private Outdoor Space shall be screened or designed to provide privacy for
the users of the space.

e. Private Outdoor Space may be considered as part of the 30 percent Green
Area required under Section 3.6.50.01, if it is located on the ground. Upperstory
balconies cannot be counted.

3.6.50.06 - Location of Green Area
In determining where Green Areas should be placed on a development site,
consideration shall be given to the following:

a. Preserving otherwise unprotected natural resources and wildlife hahitat on
the site, especially as large areas rather than as isolated smaller areas,
where there is an opportunity to provide a recreational or relaxation use in
conjunction with the natural resource site;

b. Protecting lands where development more intensive than a Green Area use
may have a downstream impact on the ecosystem of the vicinity. The
ecosystem in the vicinity could include stands of mixed species and conifer
trees, natural hydrological features, wildlife feeding areas, etc.;

c. Enhancing park sites adjacent to the convergence of sidewalks and/or multiuse
paths;

d. Enhancing recreational opportunities near neighborhood commercial activity
centers; and

e. Enhancing opportunities for passive relaxation and recreation for residents,

employees, and/or visitors within a development site.

Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED

DESIGN STANDARDS

The requirements in Chapter 4.10 - Pedestrian Oriented Design Standards shall apply to
the following types of development In the RS-12 Zone:

a. All new bulldings or structures for which a valld permit applicatlon has been
submitted after December 31, 2006;

APPLICABLE DEVELOPMENT STANDARDS —-CHAPTER 4.0

Section 4.0.20 - TIMING OF IMPROVEMENTS
a. All improvements required by the standards in this Chapter shall be installed
concurrently with development, as follows:

2. Where a Land Division is not proposed, the site shall have required public
and franchise utility improvements installed or secured prior to occupancy of
structures, in accordance with the provisions of Section 2.4.40.12 of Chapter
2.4 - Subdivisions and Major Replats.
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Section 4.0.30 - PEDESTRIAN REQUIREMENTS

a. Sidewalks shall be required along both sides of all streets, as follows:

1.

Sidewalks on Local, Local Connector, and Cul-de-sac Streets - Sidewalks shall be a
minimum of five ft. wide on Local, Local Connector, and Cul-de-sac Streets. The
sidewalks shall be separated from curbs by a tree planting area that provides at least six
ft. of separation between the sidewalk and curb, except that this separated tree planting
area shall not be provided adjacent to sidewalks where they are allowed to be located
within Natural Resource areas governed by Chapter 4.12 - Significant Vegetation
Protection Provisions and Chapter 4.13 - Riparian Corridor and Wetland Provisions. This
separated tree planting area shall also not be provided adjacent to sidewalks where they
are allowed to be located within drainageway areas governed by regulations in Chapter
2.11 - Floodplain Development Permit and Chapter 4.5 - Floodplain Provisions.

Sidewalk Installation Timing - The timing of the installation of sidewalks shall be as
follows:

b) Except as noted in “c¢,” below, construction of sidewalks along Local, Local
Connector, and Cul-de-sac Streets may be deferred until development of the site
and reviewed as a component of the Building Permit. However, in no case shall
construction of the sidewalks be completed later than three years from the
racording of the Final Plat. The obligation to complete sidewalk construction within
three years will be outlined in a deed restriction on affected parcels and recorded
concurrently with the Final Plat.

4.0.40 - BICYCLE REQUIREMENTS

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

1. For the purposes of this Section, safe and convenient means bicycle facilities that
are free from hazards and provide a direct route of travel between destinations.

Section 4.0.50 - TRANSIT REQUIREMENTS

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

2,

All developments shall provide safe, convenient pedestrian walkways between the
buildings and the transit stop, in accordance with the provisions of Section 4.0.30.b.

APPLICABLE DEVELOPMENT STANDARDS — PUBLIC STREET IMPROVEMENTS (CHAPTER

4.0)

LDC Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS

c. Although through-traffic movement on new Local Connector and Local Streets usually is
discouraged, this may not be practical for particular neighborhoods. Local Connector or Local
Street designations shall be applied in newly developing areas based on review of a street
network plan and, in some cases, a traffic study provided with the development application. The
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decision regarding which of these designations will be applied is based on a number of factors,
including density of development, anticipated traffic volumes, and the potential for through traffic.

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

1. Straight segments of Local Connector and Local Streets should be less than .25 mile in
length, and include design features such as curves and T intersections.

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

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

APPLICABLE DEVELOPMENT STANDARDS — SITE ACCESS and STREETS (CHAPTER 4.0)

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

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

k. Location, grades, alignments, and widths for all public and private streets shall be considered in
relation to existing and planned streets, topographical conditions, public convenience and safety,
and proposed land use. Where topographical conditions present special circumstances,
exceptions to these standards may be granted by the City Engineer provided that the safety and
capacity of the street network is not adversely affected. The following standards shall apply:

8. Right-of-way and improvement widths shall be as specified in the Transportation Plan and
Table 4.0-1 - Street Functional Classification System.
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LDC Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS)

a. All development sites shall be provided with public water, sanitary sewer, storm drainage, and
street lights.
b. Where necessary to serve property as specified in "a" above, required public utility installations

shall be constructed concurrently with development.

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

d. To provide for orderly development of adjacent properties, public utilities installed concurrently
with development of a site shall be extended through the site to the edge of adjacent
property(ies).

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

Section 4.0.80 - PUBLIC IMPROVEMENT PROCEDURES

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

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

APPLICABLE DEVELOPMENT STANDARDS - Section 4.0.100 - LAND FOR PUBLIC PURPOSES

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

LDC Section 4.0.130 - STORM WATER MANAGEMENT MEASURES

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

b. When Detention and/or Retention are Required - See also Section 4.2.50.04 of Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting.

2. Expansion and Redevelopment -

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

CORONADO TRACT B (PLD14-00005)
PLANNING COMMISSION STAFF REPORT
ATTACHMENT D (PAGE 10 OF 18)

0¥9 39Vd - X 1L1g9IHX3



Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 234 of 241

impervious area, minus any reduction in overall impervious area,
associated with substantial improvement or replacement of structures.

c. Use of water quality features shall be consistent with the Corvallis Design Criteria Manual.
Water quality features within the regulated Riparian Corridor shall be located outside of
the applicable riparian easement area. The riparian easement shall be re-vegetated
consistent with Sections 4.13.50.d.1 and 4.13.50.d.2 of Chapter 4.13 - Riparian Corridor and
Woetland Provisions.

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

APPLICABLE STANDARDS - Section 4.0.140 - ROUGH PROPORTIONALITY

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

APPLICABLE DEVELOPMENT STANDARDS — CHAPTER 4.1 (PARKING)

Section 4.1.20 - GENERAL PROVISIONS

a. Provision and Maintenance - The provision of required off-street parking for
vehicles and bicycles, and loading facilities for vehicles, is a continuing obligation
of the property owner. Building or other Permits will only be issued after receipt of
site plans drawn to a suitable scale and showing the location of permanent parking
and loading facilities. New vehicle and bicycle parking spaces shall be provided in
accordance with the provisions of this Code.

0. Maximum Parking Allowed - No site shall be permitted to provide more than 30 percent in
excess of the minimum off-street vehicle parking required by Section 4.1.30, below, except as
provided in “p,” below, and in Section 4.1.30.4.3.b.

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS

Minimum parking requirements for Use Types in all areas of the City, with the exception of
the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections
4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB)
Zone are described in Section 4.1.30.g.

a. Residential Uses Per Building Type -
2. Single Detached with more than one dwelling unit on a single lot, Duplex,
Attached, and Multi-dwelling—
a) Vehicles —
3) Two-bedroom Unit — 1.5 spaces per unit

b) Bicycles —
3) Two-bedroom Unit — 1.5 spaces per unit

The required bicycle parking may bhe located within a structure, in accordance
with the provisions of Section 4.1.70.

LDC Section 4.1.40 - STANDARDS FOR OFF-STREET PARKING AND ACCESS

All off-street parking facilities, vehicle maneuvering areas, driveways, loading facilities,
accessways, and private streets shall be designed, paved, curbed, drained, striped, and
constructed to the standards set forth in this Section and the City’s Off-street Parking and
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Access Standards, established by the City Engineer and as amended over time. A permit
from the Development Services Division shall be required to construct parking, loading, and
access facilities, except for Single Detached, Duplex, Single Attached, and Attached
Building Types; and Manufactured Dwellings.

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

APPLICABLE DEVELOPMENT STANDARDS — CHAPTER 4.2 (LANDSCAPING)

Table 4.2-2 - Parking Lot Trees

Large-canopy trees: Minimum one tree per 12
trees that normally reach 30- cars

50 ft. in height within 30 years, but
exceed 50 ft. in height at maturity

Section 4.2.40 - BUFFER PLANTINGS

Buffer plantings are used to reduce apparent building scale, provide a transition between
contrasting architectural styles, and generally mitigate incompatible or undesirable views.
They are used to soften rather than block viewing. Where required, a mix of plant
materials shall be used to achieve the desired buffering effect. At minimum, this mix shall
consist of trees, shrubs, and ground cover, and may also consist of existing vegetation,
such as natural areas that will be preserved.

At minimum, buffering is required in areas identified through Conditions of Approval, in
areas required by other provisions within this Code, and in Through Lot Easement areas,
and as required below.

Parking, Loading, and Vehicle Maneuvering Areas -

a. Buffering is required for parking areas containing four or more spaces, loading
areas, and vehicle maneuvering areas. Boundary plantings shall be used to buffer
these uses from adjacent properties and the public right-of-way. A minimum five-ft. wide
perimeter landscaping buffer shall be provided around parking areas; and a
minimum 10 ft.-wide perimeter landscaping buffer shall be provided around trees.
Additionally, where parking abuts this perimeter landscape buffer, either parking
stops shall be used or planters shall be increased in width by 2.5 ft. On-site
plantings shall be used between parking bays, as well as between parking bays and
vehicle maneuvering areas. Low-lying ground cover and shrubs, balanced with
vertical shrubs and trees, shall be used to buffer the view of these facilities.
Decorative walls and fences may be used in conjunction with plantings, but may not
be used alone to comply with buffering requirements.

Section 4.2.20 — GENERAL PROVISIONS

d. Protection of Significant Tree and Significant Shrub Specimens Outside of
Inventoried Areas of the Adopted Natural Features Inventory Map dated
December 20, 2004 -

1. Significant Tree and Significant Shrub specimens outside of the areas inventoried as part of
the Natural Features Inventory should be preserved to the greatest extent practicable and
integrated into the design of a development. See Adopted Natural Features Inventory Map
dated December 20, 2004, for information regarding areas inventoried as part of the Natural
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Features Inventory. See also the definitions for Significant Shrub and Significant Tree in
Chapter 1.6 - Definitions.

2. Preservation -

a) Significant Trees and Significant Shrubs to be preserved and methods
of protection shall be indicated on the detailed planting plan submitted
for approval. Existing Significant Trees and Significant Shrubs shall
be considered preserved if the standards in Section 4.12.60.f are met.

b) Where the preservation of Significant Trees or Significant Shrubs is
required by this Code, by a particular proposal, and/or by Conditions
of Approval, no development permits shall be issued until a
preservation plan has been reviewed and approved by the Director.
The preservation plan shall be developed by a certified arborist and
shall comply with the purposes clause and specific standards in this
Chapter and any proposal(s) and/or Conditions of Approval that apply
to the particular project. Additionally, Significant Trees and Signlificant
Shrubs to be saved and methods of protection shall be Indicated on
the preservation plan submitted for approval.

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE

a. Tree Plantings -

Tree plantings in accordance with this Section are required for all landscape areas,
including but not limited to parking lots for four or more cars, public street frontages,
private streets, multi-use paths, sidewalks that are not located along streets, alleys,
and along private drives more than 150 ft. long.

4, Conditions of Approval for individual development projects may require
additional tree plantings to mitigate removal of other trees, or as part of
landscape buffering or screening efforts;

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

Table 4.2-2 - Parking Lot Trees

Large-canopy trees: = Minimum one tree per 12

trees that normally reach 30- cars

50 ft. in height within 30 years,
but exceed 50 fi. in height at maturity

Section 4.2 40 - BUFFER PLANTINGS
Buffer plantings are used to reduce apparent building scale, provide a transition between
contrasting architectural styles, and generally mitigate incompatible or undesirable views.

They are used to soften rather than block viewing. Where required, a mix of plant materials
shall be used to achieve the desired buffering effect. At minimum, this mix shall consist of
trees, shrubs, and ground cover, and may also consist of existing vegetation, such as
natural areas that will be preserved.

At minimum, buffering is required in areas identified through Conditions of Approval, in
areas required by other provisions within this Code, and in Through Lot areas, and as
required below.

Parking, Loading, and Vehicle Maneuvering Areas -
a. Buffering is required for parking areas containing four or more spaces, loading
areas, and vehicle maneuvering areas. Boundary plantings shall be used to buffer
these uses from adjacent properties and the public right-of-way. A minimum five-ft.-
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wide perimeter landscaping buffer shall be provided around parking areas; and a
minimum 10 ft.-wide perimeter landscaping buffer shall be provided around trees.
Additionally, where parking abuts this perimeter landscape buffer, either parking
stops shall be used or planters shall be increased in width by 2.5 ft. On-site
plantings shall be used between parking bays, as well as between parking bays and
vehicle maneuvering areas. Low-lying ground cover and shrubs, balanced with
vertical shrubs and trees, shall be used to buffer the view of these facilities.

b. In addition to any pedestrian refuge areas, each landscaped island within and
around parking lot areas shall
1. Include one or more shade canopy trees;
2. Be a minimum length of eight ft. at its smallest dimension;
3. Include at least 80 sq. ft. of ground area per tree to allow for root aeration;
and
4. Include raised concrete curbs around the perimeter.
c. Connecting walkways through parking lots shall have one or more canopy shade

tree per 40 linear ft. Driveways to or through parking lots shall have one or more
canopy shade tree per 40 linear ft. on each side. These trees shall be planted in
landscape areas within five ft. of the walkways and driveways, respectively.

4.2.50.02 - Service Facilities and Outdoor Storage Areas

Trash dumpsters, gas meters, ground-level air conditioning units and other
mechanical equipment, other service facilities, and outdoor storage areas shall be
appropriately screened with a fence, wall, or plantings, consistent with the
landscape screening provisions in this Section. When located adjacent to a
residential zone, outdoor components associated with heat pumps, ground-level air
conditioning units and similar kinds of equipment that create noise shall not be
placed within any required setback area. Additionally, if such equipment is located
adjacent to a residential zone and between five - 10 ft. of a property lins, it shall be
screened with a solid fence or wall at least one ft. higher than the equipment. When
such equipment is located adjacent to a residential zone and outside a required
setback line, and is greater than 10 ft. from a property line, standard screening
requirements in this Section shall apply.

4.10.60.06 - Pedestrian Circulation

a. Applicability

These additional pedestrian circulation standards apply to all residential
developments with eight or more units

¢. Connectivity - The internal sidewalk system shall connect all abutting streets
to primary building entrances. The internal sidewalk system shall connect all
buildings on the site and shall connect the dwelling units to parking areas,
blcycle parking, storage areas, all recreatlonal facllity and common areas,

and abutting public sidewalks and mulitl-use paths.

f. Safety Adjacent to Vehlcular Areas - Where Internal sldewalks parallel and
abut a vehlcular clrculatlon area, sldewalks shall be ralsed a minimum of six
in., or shall be separated from the vehicular circulation area by a minimum
six-in. raised curb. In addition to this requirement, a landscaping strip at
least five ft. wide, or wheel stops with landscaping strips at least four ft. wide,
shall be provided to enhance the separation of vehicular from pedestrian
facilities.

APPLICABLE DEVELOPMENT STANDARDS - CHAPTER 4.10 (PEDESTRIAN ORIENTED
DESIGN)

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS
CORONADO TRACT B (PLD14-00005)
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THREE UNITS OR GREATER, TOWNHOME, TRIPLEX,
FOURPLEX, AND APARTMENT RESIDENTIAL BUILDING TYPES

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to
Pedestrian Areas

Orientation of Buildings - All dwellings shall be oriented to existing or proposed public or private
streets, as outlined in this provision and in Chapter 4.4 - Land Division Standards, with the
exception that Accessory Dwelling Units constructed in accordance with Chapter 4.9 - Additional
Provisions may be accessed from an alley. Private streets used to meet this standard must
include the elements in Chapter 4.0 - Improvements Required with Development. See Chapter 4.0
for public and private street standards.

1. Primary building entrances shall face the streets or be directly accessed from a public
street right-of-way or private street tract by a sidewalk or multi-use path less than 200 ft.
long (distance measured along the centerline of the path from a public street right-of-way
or private street tract), as shown in Figure 4.10-13 - Primary Building Entrances Within 200
Ft. of the Street, below. Primary entrances may provide access to individual units,
clusters of units, courtyard dwellings, or common lobbies. Entrances shall open directly to
the outside and shall not require passage through a garage or carport to gain access to
the doorway. This provision shall apply to development of attached single-family dwelling
units (three or more) and to development of three or more units on a single lot in any
configuration of building types as allowed by the associated zone.

3. Off-street parking and vehlcular circulation shall not be place between bulldings and the
streets to which those buildings are primarily oriented, with the following exceptions:

a) For driveway parking associated with single-family development. See
Figure 4.10-13- Primary Building Entrances Within 200 Ft. of the Street for
compliant locations of parking and circulation.

b) For up to two parking spaces per dwelling unit for Duplexes and Triplexes, provided
these spaces are within driveway areas designed to serve individual units within the
Duplexes or Triplexes, as shown in Figure 4.10-15 - Driveway Exception for Duplexes
and Triplexes, on the next page.

c) Where multiple buildings are located on the same site, and Section 4.10.60.01.b is met
by a building(s) located within the required maximum setback, parking and vehicle
circulation areas may be located between the street and additional buildings located
elsewhere on the site.

Percentage of Frontage -On sites with 100 ft. or more of public or private street frontage, at least
50 percent of the street frontage width shall be occupied by buildings placed within the maximum
setback established for the zone, except that variations from this provision shall be allowed as
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 - Portion of Building Required in
Setback Area on Sites with At Least 100 ft. of Street Frontage. For sites with less than 100 ft. of
public or private street frontage, at least 40 percent of the street frontage width shall be occupied
by buildings placed within the maximum setback established for the zone, except that variations
from this provision shall be allowed as outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-
17 - Portion of Building Required in Setback Area on Sites with Less Than 100 ft. of Street
Frontage

Windows and Doors - Any facade facing streets, sidewalks, and multi-use paths shall contain a
minimum area of 15 percent windows and/or doors. This provision includes garage facades.
Gabled areas need not be included in the base wall calculation when determining this minimum 15
percent requirement.

4.10.60.02 - Parking Location
Standards
1. Parking lots shall be placed to the rear of buildings.

4.10.60.04 - Menus for Pedestrian Features and Design Variety

b.

Design Variety Menu - Each structure shall incorporate a minimum of five
of the following eight building design features. The applicant shall indicate
proposed options on plans submitted for building permits. While not all of the
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design features are required, the inclusion of as many as possible is strongly
encouraged.

1.

Trim - A minimum of 2.25-in. trim or recess around windows and
doors that face the street. Although not required, wider trim is strongly
encouraged.

Building and Roof Articulation - Exterior building elevations that
incorporate design features such as off-sets, balconies, projections,
window reveals, or similar elements to preclude large expanses of
uninterrupted building surfaces. Along the vertical face of a structure,
such features shall be designed to occur on each floor and at a
minimum of every 45 ft. To satisfy this requirement, at least two of the
following three choices shall be incorporated into the development:

a) Off-sets or breaks in roof elevation of three ft. or more in
height, cornices two ft. or more in height, or at least two-ft.
€aves;

b) Recesses, such as decks, patios, courtyards, entrances, etc.,
with a minimum depth of two ft. and minimum length of four ft.;
and/or

c) Extensions/projections, such as floor area, porches, bay
windows, decks, entrances, etc., that have a minimum depth
of two ft. and minimum length of four ft.

Building Materials - Buildings shall have a minimum of two different
types of building materials on facades facing streets, including but not
limited to stucco and wood, brick and stone, etc. Alternatively, they
shall have a minimum of two different patterns of the same building
material, such as scalloped wood and lap siding, etc. on facades
facing streets. These requirements are exclusive of foundations and
roofs, and pertain only to the walls of a structure.

Increased Eaves Width - Eaves with a minimum 18-in. overhang.

Increased Windows - A minimum area of 20 percent windows and/or
dwelling doors on facades facing streets, sidewalks, and multi-use
paths. This provision includes garage facades. Gabled areas need
hot be included in the base wall calculation when determining this
minimum 20 percent calculation.

Roof Pitch - A minimum 6:12 roof pitch with at least a six-in.
overhang.

Architectural Features - At least one architectural feature included on
dwelling facades that face the street. Architectural features are
defined as bay windows, oriels, covered porches greater than 60 sq.
ft. in size, balconies above the first floor, dormers related to living
space, or habitable cupolas. if a dwelling is oriented such that its front
facade, which includes the front door, is oriented to a sidewalk and no
facades of the dwelling face a street, then the architectural feature
may be counted If It Is located on the front facade.

Architectural Details - Architectural details used consistently on
dwelling facades that face streets. Architectural details are defined as
exposed rafter or beam ends, eave brackets, windows with grids or
true divided lights, or pergolas integrated into building facades. If a
dwelling is oriented such that its front facade, which includes the front
door, is oriented to a sidewalk and no facades of the dwelling face a
street, then the architectural feature may be counted if it is located on
the front facade.

4.10.60.05 Service Areas and Roof-Mounted Equipment
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Service Areas - When provided, service areas such as trash receptacles shall be located to
provide truck access and shall not be placed within any required setback area. When located
outside a setback area, but within five10 ft. of a property line, such service areas shall be
screened on all sides with a solid fence or wall at least one ft. higher than the equipment within
the service area and also screened with landscaping in accordance with landscape screening
provisions of Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. When located
outside a setback area, but greater than 10 ft. from a property line, such service area shall still be
screened, but may be screened with landscaping only, provided it is in accordance with
landscape screening provisions of Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting.
Service areas for residential building types other than single-family, duplex, and triplex units shall
be located a minimum of 15 ft. from habitable floor area of both on-site and off-site residential
buildings. An exception to locate service areas inside buildings may be granted consistent with
the Oregon Fire Code. Transformers shall also be screened with landscaping. When service areas
are provided within alleys, the alleys shall be constructed in accordance with the provisions in
Chapter 4.0 - Improvements Required with Development.

4.10.60.06 - Pedestrian Circulation

b.

Standards

1. Continuous Internal Sidewalks - Continuous internal sidewalks shallbe provided
throughout the site. Discontinuous internal sidewalks shall be permitted only where
stubbed to a future internal sidewalk on abutting properties, future phases on the
property, or abutting recreation areas and pedestrian connections.

2. Separation from Buildings - Internal sidewalks shall be separated a
minimum of five ft. from dwellings, measured from the sidewalk edge
closest to any dwelling unit.

Connectivity - The internal sidewalk system shall connect all abutting streets to primary building
entrances. The internal sidewalk system shall connect all huildings on the site and shall connect
the dwelling units to parking areas, hicycle parking, storage areas, all recreational facility and
common areas, and abutting public sidewalks and multi-use paths.

Sidewalk and Multi-use Path Surface Treatment - Public internal
sidewalks shall be concrete and shall be at least five ft. wide. Private internal
sidewalks shall be concrete, or masonry; and shall be at least five ft. wide.

Safety Adjacent to Vehicular Areas - Where intemnal sidewalks parallel and
abut a vehicular circulation area, sidewalks shall be raised a minimum of six
in., or shall be separated from the vehicular circulation area by a minimum
six-in. raised curb. In addition to this requirement, a landscaping strip at least
five ft. wide, or wheel stops with landscaping strips at least four ft. wide, shall
be provided to enhance the separation of vehicular from pedestrian facilities.

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

APPLICABLE DEVELOPMENT STANDARDS — CHAPTER 4.14 (HILLSIDE DEVEL OPMENT)

C.

Section 4.14.70 - HILLSIDE DEVELOPMENT STANDARDS
Mass Grading Standards - The following standards shall apply to development throughout the
City of Corvallis:
1. Maximum Allowed Cut Depth and Fill Height - The following
standards govern the maximum cut depth and fill height:
Site Characteristics
No Extenuating Conditions Eight-ft. Standard

3.

Grading Area Limitations - The following requirements apply to
Mass Grading in areas with slopes equal to or greater than 10
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Medium-high and High Density Residential
Development Zones

Mass Grading Regulations:

RS-12, RS-12U, RS-20, and MUR Zones

For development sites greater
than 6,500 sq. fi. in size - Graded
area shall not exceed 75 percent.
The Eight-ft. Standard shall apply,
unless extenuating conditions are
present.

d. Individual Lot Grading Standards - These standards are in addition to
Section 4.14.70.04.¢, above, and apply to lots which contain slopes equal
to or greater than 10 percent, as mapped on the Natural Hazards Map.

1. Maximum Allowed Cut Depth and Fill Height - The following
standards govern the maximum cut depth and fill height:

Extenuating Conditions

Maximum Cut and Fill
Height

No Extenuating Conditions

Eight-ft. Standard

Gradable Area - In no case shall the cumulative impact of Mass

Grading and Individual Lot Grading impact more site area on an
individual lot than is allowed under the following standards:

Medium-high and High Density Residential
Development Zones

Mass Grading Regulations:

RS-12, RS-12U, and RS-20 Zones

For development sites greater
than 6,500 square ft. in size -
Graded area shall not exceed 75
percent. The Eight-ft. Standard
shall apply, unless extenuating
conditions are present. Grading
must also comply with adopted
Building Code standards.
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