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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-9 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 1 00% 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 archjtecture 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 1 0-unit apartment development will generate similar noise 
impacts on neighboring properties as the existing Regent Retirement Residence facility, and 
other nearby residential uses. 

2. 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. 

3. 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. 

4. 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. 

5. 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. 
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APPLICABLE REVIEW CRITERION: 
&. 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 Mure 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 modifies 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(&) 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 150ft. 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 

1. 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 survivaJ of the preserved trees (see Attachment B - page 221 ). 

2. 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. 

3. 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). 

4. 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. 

5. 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 Band 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 8 (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 Jot 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 

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, 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. 

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. 
5. 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. 
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 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. 

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 {see Attachment C- page 146). 

9. 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 Loca.l 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. The proposed planned development is for a ten-unit multi-family development {Apartments), on 
a 35,223 sq. ft. {0.81 acre) tract. 
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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 1 0 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 Coda. 

Section 4.1.30 - OFF-5TREET PARKING REQUIREMENTS 
Minimum parking requirements for Use Types in all areas of the City, with the exception of 
the Central Business (CB) Zona and the Riverfront (RF) Zona, 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 
privata streets shall be designed, paved, curbed, drained, striped, and constructed to the standards sat 
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 
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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 

1. Site access is provided at the end of NW Mirador Place, a local street. 
2. 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. 

3. 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 ). 

4. 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.o. 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. 

5. 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. 

2. There are existing City utilities in the vicinity of 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 1 0-inch lateral located in an easement between 3080 and 
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3098 NW Autumn Street. The 1 0-inch storm drain in the easement terminates in a field inlet at 
the SE comer of tract B. 

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

7. The applicant provided a Utility Plan (attachment "U") dated 3/11/13. 
8. New water services and a hydrant wiJI be installed on the existing 8-inch line at the NW comer 

of the site. 
9. 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 comer 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 1 0 unit apartments. 

APPLICABLE REVIEW CRITERION: 
12. Effects on air and water quality (nota: a DEQ permit is not sufficient to meat 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 
expected with similar residential development. The criterion specific to air quality impacts is 
considered to be satisfied. 

CONCLUSIONS 

As conditioned (see Condition# 8), the application complies with LDC requirements for 
impact to water quality. Additional LDC criteria for stormwater quality are discussed in the 
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 ofthe types of improvements required by the standards in Chapter 4.10 -

Pedestrian Oriented Design Standards 

FINDINGS OF FACT 
1. A discussion of the applicable LDC development standards in the RS-12 zone, as well 

as the applicable Pedestrian Oriented Design Standards in Chapter 4.1 0 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 4.1 0.60.01.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 4.1 0, 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. 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 LDC 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 ovem the maximum cut de th and fill hei ht: 

No Extanuatin Conditions 

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 
Development Zones 
RS-12, RS-12U, RS-20, and MUR Zonas 
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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-ft. cut and fill standard (see Attachment B­
Pages 9 and 1 0), 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 Detennining Compliance with Conceptual Development Plan 

Request for approval of a Detailed Development Plan shall be reviewed to 
detannine whether it is in compliance with the Conceptual Development Plan. The 
Detailed Development Plan shall be deemed to be in confonnance 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 I 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 Ill (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 
B. 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 

b. Maximum Density 
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c. Minimum Lot Area 2,200 sQ. ft. per dwelling unit 
d. Minimum Lot Width 25ft. 
e. Setbacks 

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

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

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

d) Abutting a more restrictive 10ft. minimum 
zone 

h. Maximum Structure Height 35 ft., not to exceed a solar envelope approved 
under Chapter 2.18 - Solar Access Permits or 
Cha~r 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 
1 0 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 properly maintain 
all vegetation. Drought-tolerant plant materials are encouraged. Design 
elements such as internal sidewalks, pedestrian seating areas, fountains, 
pools, sculptures, planters, and similar amenities may also be placed within 
the permanent Green Areas. 

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, 
consideration shall be given to the following: 

a. Preserving otherwise unprotected natural resources and wildlife habitat 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 ofthe 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 ofthe 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 the1 0-
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 1 0-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 1 0 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 I 
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 1O-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 1 0-inch lateral located in an easement between 3080 and 
3098 NW Autumn Street. The 1 0-inch storm drain in the easement terminates in a field inlet at 
the SE comer 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 (PI PC) 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 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 Penn it 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 #1 0), abutting the commercial driveway entrance into Tract B. 

CONCLUSIONS 
Provisions exist to install City standard landscaping strips and sidewalks. Per Condition #1 0, 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 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 considered: 

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

2. Cui-de-sacs should not exceed 600ft. 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: 

• Cui-de-sacs serving 18 units or less are not mandatory under the LDC; 
• 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.AII 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 I 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 "cui-de-sacs should not exceed 600ft. 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 4.0.60.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 11d", 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 usa. Where topographical conditions present spacial 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: 

B. 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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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 # 1 0). 

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 # 1 0). Staff find that, as conditioned, the proposed street 
improvements will meet City standards. 

APPLICABLE DEVELOPMENT STANDARDS- LDC Section 4.0.70- PUBLIC UTILITY 
REQUIREMENTS COR 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 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. 

FINDINGS OF FACT (PUBLIC WATER UTILITY) 

1. There are existing City utilities in the vicinity of the site. 
2. 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. 

3. The applicant provided a Utility Plan (Attachment "U") dated 3/11/13. 
4. New water services and a hydrant will be installed on the existing 8-inch line at the NW corner 

of the site. 
5. The Developer will be responsible for the cost of installing any services 
6. The applicant will be required to obtain necessary PI PC permits (see Condition# 9) and 

building permits to install services required for the development. 
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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 1 0-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. 

2. No additional public improvement for storm drainage is necessary to serve the site. 
3. The applicant provided a Utility Plan (attachment "U") dated 3/11/13. 
4. Private storm water detention and stormwater quality criteria are addressed under LDC section 

4.0.130, below. 

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, pennit 
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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 (PI PC) 
permit (see Condition # 9). 

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

APPLICABLE DEVELOPMENT STANDARDS- Section 4.0.90- 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 ofseven 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. 
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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 resulting in at least 25,000 sq. ft. of post­
development Impervious area are required to implement storm water 
detention and/or retention measures for the new and redeveloped 
impervious area as specified in the Corvallis Design Criteria Manual. 
Redeveloped impervious area consists of roof area and replaced 
impervious area, minus 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 Chapter4.13- Riparian Corridor 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 (3098 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 stonnwater 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 CROUGH 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 DWELUNGS 
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 
sidewalk or multi-usa path lass than 200ft. long (distance measured 
along the centerline of the path from a public street right-of-way or 
privata 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 mora) 
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 lass than 100 ft. of public or privata 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 1 00 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 4.1 0.60.01.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 4.1 0.60.01.a.3 and 4.1 0.60.02.a.1 are satisfied. 

Section 4.10.60 c. 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 4.1 0.60.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-ln. 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 

CORONADO TRACT B APARTMENTS (PLD12-00005) 
PLANNING COMMISSION STAFF REPORT 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT B (PAGE 364 OF 403) 
PAGE 45of58 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 28 of 241



EXH
IB

IT X - PA
G

E 436
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. 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. 

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 multi-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 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. 

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 1 0' porches or 
balconies, a stepped foundation that helps to break up the fac;ade 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. 

c. 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-usa paths. 

d. Sidewalk and Multi-usa Path Surface Treatment - Public Internal 
sidewalks shall be concrete and shall be at least five ft. wide. Privata 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 
ln., 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 wheal stops with landscaping strips at least four ft. wide, shall 
be provided to enhance the separation of vehicular from pedestrian 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 4.1 0.60.06.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 4.1 0.60.06.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 4.1 0.60.06.f. 

CONCLUSIONS- PEDESTRIAN ORIENTED DESIGN STANDARDS 
The proposed 1 0-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 4.1 0. The building architecture 
includes variety in terms of choice of materials, and articulation in the fa~de and roof forms, 
and exceeds the minimum design variety standards in LDC Section 4.1 0.60.04.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 4.1 0.60.06. Therefore, the applicable Pedestrian Oriented 
Design Standards in LDC Chapter 4.10 are satisfied. 

PREVIOUS CONDITIONS OF APPROVAL APPLICABLE TO THE REQUEST 

The original1981 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) 

• #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. 

• #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. 

• #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 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. 

• #1 0: 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 (SUBOS-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 fPLDOl-0001 OJ 
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. 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. 
2. 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. 

3. 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. 

4. 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 concerns. 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 southern 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 Bon 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 2006, 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 
215.01 0), 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 Band 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): 

CORONADO TRACT B APARTMENTS (PLD12-00005) 
PLANNING COMMISSION STAFF REPORT 
PAGE 51 of 58 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT B (PAGE 370 OF 403) 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 34 of 241



EXH
IB

IT X - PA
G

E 442
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 Bas well, it is not explicitly stated in the CC&Rs. Such a restriction would be 
in conflict with the allowances of the R5-12 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 maintenance (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 proposed 
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 
concerns 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: I move to approve the proposed Major Planned Development Modification 
application for the Coronado Tract B Apartm•nts, 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 Consistencx with Plans and Previous Allllrovals: 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 ). 

• 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 (Coronado Tract B Apartments) 

Page# Condition# Condition Language 
12-16 2 Adherence to Land Develogment 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.o. 
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 

4.1 0.60.01. 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 Development Code standards. Compliance shall be 
demonstrated at time of submittal for Excavation and Grading, site 
development, and building permits. 

20 3 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 4 Private Pedestrian I Bic]lcle 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 Development 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 5 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 comer 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 th~ 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 # 
18 6 

47 7 

27, 43 8 

34 9 

35 10 

Condition Language 

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. 

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 4.1 0.60.06.f. Landscaping shall be provided in this area. 

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. 

Public Improvements I 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. 

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 (Coronado Tract B Apartments) 

Page# Condition# Condition Language 

26 11 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 Apartments) 

Page# Condition# Condition Language 

All 14 LandscaRing 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 PI PC 
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 90 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 8 portion of the original 1981 DDP. All signs located on 
Tract 8 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 8 is not 
required. 
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Conditions of Approval for PLD12-00005 (Coronado Tract B Apartments) 

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

fire suppression I 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 responsible for maintenance of Tract B. 
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Cellular Paving Literature 

CORONADO TRACT B (PL014.00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT B (PAGE 378 OF 403) 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 42 of 241



EXH
IB

IT X - PA
G

E 450

crete 
the •nvironrTlental paving solution 
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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 groWri with that of its original product, the unique 
Grasscrefe 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 engmeers now embracing environmental technology, the relevance of 
Grasscrete has neVer been greater. A product ahead of 1ts 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, 1t's much more than that and, Indeed. shoUldn't be 
confused with othertypes of grass paving. 

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

8J)pl icatiotls 
• Vehicle park1ng 

• Access roads 

• Fire and emergency access 

• Laybys I pull rns 

• Highway verges 

• Abnormal load diversions 

• SUDS (sustamable urban drarnage systen1) 

• Helipads 

• Military fnstallatJOns 

• Slope protection 

• Drainage channels 

• Swales 

• Spillways 

Now available in 
soil tone concrete. 

Please ask for 
further details 

of Terratone Terr tone 
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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 
R-

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 trafficked before 
grass establishment. The reinforced structure resists differential settlement and the flat, upper 
sllrface and pocket shape minimises vibration. 

G~ •rt ha • 

Grasscrete's unique pocket protne enables the release of frost heave and hydro-static pressure. 
These benefits enable the system to be used over f'rost influenced ground and 1n demanding 
slope protection work.s. 

With an allowable ground-bearing requirement of just 45kN/rn', 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 

Grasse rete 

X 

Sub·base deforms causing sub-grade to pump to surface 

Load 

' 
Load 

' 
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Key erlvtrotltllental benefits 

Capable of draining at rates of up to 90% that of normal grassland, Grasscrete maintains the 
natural equilibriwn of ground water re-charge. This seNes 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 ol rainwater haNesting or the creation of a lag time 
to mitigate dO'Mlstream flood potential. 

Grasscrete's technology pre-dates What is nOIN commonty 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 
beiOIN. With low surface run-off factors. levels can be freed from the normal requlrements to create 
drainage falls. This offers significant advantages in earthworks design and enables existmg 
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 C02 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. 

crete -
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sustair1able dra1nage tectlnoJogy(SLIDl j 

Standard detail 

')u 

Natural filtration to sub-grade 

Advanced percolation detail 
l{;:;rn =tH 

Irrigation detail 
r r ~' 

6~~~~::;:;;----- Pop-up spnnkler 
(can be solar powered) 

_ Needle punched gao-textile 

.-Low fines granular material 

.._ Low permeability gao-textile 
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slope protection 
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 foc hydraulic roughness to as row as 0.03. 

Pre-cast concrete systems require infill panels to create directional changes. These can cause 
turbulent flow that becomes a focal pomt for erosion. Grasscrete by contrast is a continuous stab 
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. 

Full concrete 
surround to void 
prevents soil 
washout 

-..----::~ 

The natural revetment system 
Aquatic planting 

crete 
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1nstallat1or1 

Preparation 
Working space ... . 

Edge ramwol'k 

Mesh reinforcement 

Melt former tops 
with flame 
gun 

SUb-base 

Lay formers 

Concrete 

Top soil and seed 

Concrete to standard 
Grasscrete miX design 
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Types It 

GC3 
Void fonner siZe: 
Paving depth: 
Mesh reinforcement: 

COncrete coverage: 
Topsoil coverage: 

GC1 
Void former size: 
PaVing depth: 
Mesh reinforcement: 

Concrete cO\Ierage: 
Topsoil coverage: 

GC2 

600 X 600 X 76mm 

76rrm 
BS4483 Ref A 142 or A 193 
(200x200x6rnrn dla. 
or 200 J< 200 x 7rnm dla) 
ZZmVrrf' 
24rn'/m~ 

600 x 600 x 100mm 

100mm 
654483 Ref. A193 or A252 
(200 x 200 x 7mm dia. 
or 200 x 200 x 8mm dia.) 
15.50fn1/m' 
18m1/m1 

r---------------~ Vold lonner sf2e: 600 X 600 X 150mm 

150mm 
I - q 
I I ~:>T 
I , 

l \:... 
I ,. 1 ..-...~ 
I ' ' 
: l/ 

Specification 

Pav1ng depth: 
Mesh reinforcement: 

Concrete CO\Ierage: 
TopsoM covemge: 

BS44B3 Ref. A252 or A393 
(200 x 200 x 8mm dla, 
or 200 x200 x 10mm dla.) 

1L50m"/m' 

12m' 1m' 

Grasscrete cast on site reinforced cellular paving. 
Grasscrete formers type GC ...... : . ...... :mm deep laid on a consolidated sub-base with a 10/2omm 
blinding layer of sand. Steel mesh reinforcement to 884483 reference ....... •. weighing ....... 'kg/m'. 
Concrete 30MN/m2 at 28 days with air entrainment of 3%. 1 Omm maximum aggregate and a 
....... •mm slump placed around formers and mesh and levelled to tops of formers. (Where coloured 
concrete Is required please suffoc the GC former type reference With 'Terratone• eg •GC3/Terratone'.) 
After 48 hours melt exposed tops of formers and fill with soil. Following settlement sow Grassmix 
No ...... : at a rate of 50g/m' and top up with fine friable topsoil. apply fertiliser as necessary. 

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

or (for GC2 with A393 mesh only) Normally only used for heavy toad 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 appt1ed sealant 

"'Refer to data in Grasscrete J}tpes table and SpecffiCa.tion Guide for kerns to be complered. 

crete 
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Specification guide 

Vehicular 
use 

Water 
environment 

Seed 
specification 

Maximum Grasscrete Depth Reinforcement Minimum Sub-base 
vehicle type Sub-base type 
weight depth• 

o . 3.4 tonnes GC3 76mm A142 100mm 
(UK) 
Specification 

3.4 - 4.3 tonnes GC3 76mm A193 150mm for Hfghway 
Works Clause 

4.3 • 10.8 toMeS GCl 100mm A193 150mm BOO Type 1 
sub-baSe. 

I 0.8 - 13.3 tonnes GC1 100mm A252 150mm Ontematlonal) 
4Qmmdown 

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 bearing of 45kNtm• which shoiJ/d also be svfr!Cienc to enable 
construction plant/delivert access. 

Water ftow rate Grasse rete Depth Reinforcement Preparatlon 
type (all types) 

Upto4.5 GC3 76mm A142 Trimmed ealith 

metres/ second sub-grade 

Uplo6.0 GC1 100mm A193 Sand blind 

me1res/ second Suitable geo-textlle 

Upto9.0 GC2 150mm A252 Fine protective 

metres I second cover of sand 

Mix Sowing rate •speclflcatfon (temperate Europe~~~~) Application 

No 1 35gmS/m" 50% perenn1al ryegrass Vehicular paJking, 
20% slender creeping red fescue amenity areas 
25% strong aeeping red fescue 
S% browntop bent 

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

No, 3 20gms/m" 25% perennaaJ ryegrass Slopes, road verges 
20% strong aeeping red fescue 
30% hard fescue 

1 0% smooth stalked meadow grass 
1 0% browntop bent • For other cllma1e types 
5% white clover please contact us 

Please contact us for lllr1het infomlatlon and adVice relating to specfal mixes for appllcations sllch as water 
courses and spillWays 
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Grass Concrete Umlted 

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

Tel: +44(0)1924 379443 Fax: +44(0)1924 2902B9 
,, 'Ito~·~"' 

fflas8 nols lllat lnlrxmation Is gwen In good Iii/h. wilhool warranty artd subfec/10 i/leralion wittlout plfor nolicB. 

grasscrete 

GrassConcrete 
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oevco 
e 11 g 1 n e e r I n g I n c . 245 N( C:orHIB• f> 0 bt'~ l2t I COI'(C/11) OR ua3•1 (541 j 757-899\ Fm (M J I 751 0638 

31 December 2014 

Amber Bell 
Assistant Planner 
Planning Division 
City of Corvallis 
POB 1083 
Corvallis, OR 9733 9~ 1081 

SUBJECT: Tract 11 8'' of Coronado Subdivision PLD 14-00005 

Dear Amber 

DEC 3 1 2014 

Com •t~t nir,y n.."r:lrmmetrl 
l'litllnfn l.>IV!:·lOU 

As danfication and supplemental information to the parking area dimensioning slated on Attachment 
''N1

' we are submfHing herewith a copy oi Chapter 7, Parking Geometries, from the Urban Land 
lnstttute's ''The Dimensions of Parking"_ Th is is 1 he parking guide recommended and distributed by 
the Institute of Transportation Engineers (ITE). We have also included a copy of City of Corvallrs 
Standard Detail No. 1·11 , Parking Stall LayouL. The applicant proposes meeting the minimum 
cJimenslons for full size parking spaces uslng the ITE slandards; ard, for compacl spaces meeting Lhe 
minimum dimens1ons of City Standard Detail No, 111 The proposed speciiic minimum dimensions 
are marked on each standard. 

The City of Corvallis off-street parking and acce55 standards state-
"These standards are not intended to be replaced for innovative design and concepts. I( such a 
circumstance arises and the in nova Live design is consistent with the objectives for the Oty, the design 
may be approved. '' The applicant has proposed an innovative design In response lo constrained site 
conditions and the requirement to meet the minimum housing density standards of the site's 
comprehensive plan destgnation. 

The off-stteer parking srandards are supplemental ro but not part of the land Developrnent Code, 
thus the proposed use of ITE parking dimension standards is not a variance lo LDC standards. 

If )'OU have any questions, please do nor hesitate to call me 

y· ~~ 
~~L= 

Lyle E. Hutchens 
Project Manager 

LEH/jp 
08-402 abell 11-,31 -1·1 doct 

cc: Group C, LLC 

SCANNED 

~J:JL ~y:_fib_ 
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VALL 

l 
A 

f 

D 
E 

F 

On 
Dimension Oloorom 

----~ Stgtl width, parallel to olsle 
Stoll length t o line 

--~~.,. Stoll depth to well 
----..,">~ Aisle width between sloll lines 

Stoll depth, interlock 
Module. wall to interlod< 
Module, Interlocking 
Module, Interlock to curb face 
Bumper over:hang (typicol) 
Offset 
Setback 
Cross aisle, one-way 
Cross aisle, two-way 

A 
B 
c 
D 
E 
F 
G 
H 
I 
J 
K 
L 

I 
40' 

., , 
80' 

G 

45 

' 2.7 
25.0 
17.5 
12.0 
15.3 
4-4.8 
42.6 
42.8 
2.0 
6.-3 
j1,0 
14.0 
24.0 

CURB 

H 

Angle Compocl 
60 

10.4-
22.0 
19, 0 
16'.0 
17.5 
52.5 
51.0 
50.2 
2 . .3 
2.7 
8.3 
14.0 
24.0 

75 90 Spaces 
9 . .3 9.0 8.5~ 

20.0 18.5 16.0 
19.5 18.5 16.0 C' 
23.0 26.0 20.0 ct 
18.8 1a5 
61 • .3 63:0 52.0 
61. 0 6.3.0 52.0 
58.8 60.5 50.0 
2.5 2.5 2.0 
0.5 0.0 
5.0 0,0 
14.0 14.0 14,0 
24.0 24-.0 24.0 

CITY OF CORV ALUS 

PARKING STALL LAYOUT 
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58 

CHRPTER 7 

P r ·1ng 

STEPHEN J. REBOA.A 1 DAVID LOCOCO, 

AND MARV S. SMITH 

PATRONS MAY BARELY NOTICE WHEN A PARKING f ACILITY works well; but when 

parking is poorly designed and difficult to use. patrons will be frustrated-often to 
the paint where 1he parking expenence will have a negative impact on the business 
or destinatiOn that il supports To avo1d such outcomes parking consultants have 
established gu1defines for parking geometries such as the dimensions of parking 

stalls, the width of a1sles, turning radius, and other factors 

Park:1ng geometries rely on the same basic approach tha• governs the design of 
most products, places, and elements of the built environment: namely, that In order to 

develop a clear program for what is being designed, you must firs! have a full under· 

standing of what you are designing for Uke nearly all aspects or the phys,cal eMlron· 
ment, automobiles are designed on the basis of anthropomeWc data. measurements 

of rhe human form. Parl<ing faciltbes, m turn, take into account (1) the dimensions and 

capabilities of vel'llcles, and (2) the beha111or of dnvers and pedestnans. 

Although veh1de s1zes 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 vehlcles on the road tn 2000 was nine years,' Moreo.,.er, It takes manufactur· 

ers several years to redestgn and retool thetr veh1cle lineup when consumer appetites 

chan.ge. The 1ncrease tn gas prices to $~ a gallon in the summer of 2008 caused a 

stgnlficant decline 1n the sales of sporl utility vehicles (SUVs) and pic~.op trucks. and 

manufacturers had dif11culty meeting the demand for more eHicienl vehides. However, 

SUV and pickup sales Increased when the cost of gasoline fell back to below $3 a gal­

lon. tn the comtng years, gasoline costs and concerns about global warming and relfanO! 

on foreign oil are expected to result '"a dedine in vehide sizes. However, as of 2009 

there has not been a shift 1n the SIZe of vehicles on the road, nor has there been a shift 

In size of veh1cles sold in the United States It will take a change 1n both pubhc policy 

(perhaps taklng the form of higher gas taxe5 or higner foel-eff1dency standards) and 1n 

the desires of the American vehicle purchaser to result in a significant decline in veh1cle 

DIMENSIONS OF PARKING 
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Fl '~QE ; -1: Sam pi'= Des1gn Vehicle 

D£CX TO GRO~D 

l 

I 
:z .... c... 
0 

:Q 

T 0 
0 
0 

!z ~ ~ 
§ IX 

< ... 
~ 

oc 

~ L_ 
u 
x .... 
> 

slzes The fact is that ptckups. SUVs, and other low-gas-mtleage 
vehicles will be on the road for many years 

Park•ng geometries, whether for a surface lot or structured 

parking, should take into account the following characteristics: 

!> the location of the site, 

t> the dimensions or the sile; 

!> stre constrarms (such as trees, power tines, and buildings) 
!> surface conc!tttons. 

'> the prollimity, layout, and location of surrounding street>, 

!> trafftc: flowi 

I> parkJng demand generators. 

1> loUll zoning and landscaping requirements, and 

1> types of patrons likety to use the fa~;ilitY. 

Because every location IS untque, parking geometries must 

be carefully adjusted to maxlmtze the potential of the location 

bemg t:onsidered. 

VEHICLE HEIGH'T 
I 

T 
0 

~ f... 
!?- .., 
0 e: 
l 

DE F ! IN G THE D E S I G 'N \ E H • C L.E 
Parking designers have found It helpful to select a ~destgn 
vehicle'' and then determme the parking space and aisle dimen· 

sions that are appropnate for that vehtcle, Instead ol using the 

dtmensions of an average-sized vehicle or those of the largest 

vehtcle on the market the generally accepted approach is to 

use the dimensions of the vehicle In the 85th percentile (the 

100th percentlle refers to the largest car s1ze possible) 2 

In delimn.g the design veh•cle, deSigners must mclude 

vehtcles that are typtcally used lor personal transportation 

and that are likely to be parlced tn park1ng facilities: tttat ts, 

automobiles and what the industry defines as ~light brucks" 

According to federal fuef and vehicle-safety standards, light 

trucks Include SUVs. m•nivans. and pickup trucks. In recent 

years, auto industry analysts have defined a fourth type of 

light truck. crossover utlllly vehicles (CUVs), which meet 

lhe federal fuel and safety srandards for light trucks but are 

c H A PTE R 7 : Park.ng Geometncs 59 
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Wh~' Smaii-Vr:hid=·Only Paiking Spaces Do Not V\'crJ. 

When I he small-vehtde-only parl<ing space Was 1ntro· 

duced, the mix of automobiles consisted or ~ery large and 

very small cars, therefore, t.he "small-car• or ''compact­

only" rule was largely self-enforcing. In one common lay· 

out, angled spaces for large vehicles were placed on one 

s1de or the aisle, and 90-degree spaces for small veh•cles 

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 us1ng the small-vehicle-only spaces. 

However, small-vehicle-only parking spaces did not 

rematn practical for long. Following the oil crisis of the 

mld-1970s, manufacturers hrst downsized larger vehicles 

and tnlroduced new, very small cars. However. since the 
mid-1980s, manuracturers have been able to Improve the 

fuel efhctency of larger cars through aerodynamlcs, more 

efficient engines, and lighter construction. Therefore, they 

were able to Increase the stze of smaller vehicles and still 

meet Ieder at fuel·elficiency standards. As a result, car 

stzes are concenvated in the m1ddle of the size range. By 
the late 1980s, over two·thirds of the veh1cles sold 10 the 

typtcally bu1lt on a car platform tnstead of on a pic~up truclt 

platform. Examples of CUVs ll'ltlude the Toyota RAV4 and 

thE Chrysler Pacifica. 

fo help determine the design vehicle, the Parking Con· 

sullants Council (?CC) uses data on annual sales of cars and 

hght trucks that are collected by the weekly Automotive News. 

as well as the publkahon's specifkation data for model sizes 

Stnce 1999, the 85th percentile vehicle in the United States 

has vaned sltghtly but has remained within an inch or two 

(25 to S centimeters) ol6 feel. 7 inches (2 meters) by 17 

feet. 3 mches {5.3 meters) Thus, the PCC has adopted these 

dtmenstons for 1ts destgn ~tehicle 

In additcon. to better understand trends in v'ehtcle stzes. 

the PCC monitors changes m seven classes or veh1des s1ze 

Three of the classes compnse what are traditionally consid· 

eced small cars or :rucks. while the remaining classes are 

reserved for large cars and trucks. Because lhe stze of an 

60 DI M ENSIONS OF PAR K IN G 

United States were w1th1n 1 foot (0.3 meters) In length and 

a feW InChes in Width of the traditional boundary between 

small and large cars. Therefore, many large cars are able 

to park In small-car-only stalls, albeit with some difhculty 

If small·vehlcle spaces are in a convenient location, 

drivers of intermediate or even larger ~tehicles may 

park IIi the sm01ll·vehkle space.s, thus impeding traffic 

flow and compromising both the safety and comfort or 
turntng for other users. Moreover, when large vehicles 

are parked in small-vehide parking spaces, they often 

encroach into the adjacent parking spaces, creating a 
npple effect along the row that eventually renders a 
parkmg space unusable-and negates the improved effi­

ciency offered by small-vehicle parking spaces. On the 

other harrd, if small-vehacle spaces are placed at incon­

venient locations. small-vehiCle dnvers may park their 

~tehicles m standard·s1zed spaces, forcing later-arriving 

large vehiCles mlo small-vehttle parking spaces. In sum, 

specially located small-vehicle spaces are not effective 

unless a factli\y IS policed to prevent the drivers or larae 

vehicles from using small-vehicle spaces, and ~rce versa. 

Intermediate vehtcle changes over time, lhe dasstflcations 

used by manufac:lurers and other sources, such as Automo· 
t111e News. are not reliable means of evaluating vehicle sizes 

Instead, the PCC compares footprints, or vehicle length multi­

plied by width. to examtne changes In size. 

G U I 0 E LINES F 0 ~ P R R K 1 N G 
GEOMET~ICS 

First ilnd foremost. the dimens1ons of parking factlilles should 

be geared to the needs of prorected users For example, facili­

ties that are expected to have htgh turnover rates. such as 

those that support convenience stores, should have greater 

clearances than those ll"'al support uses with low turnover 

rates Stmltarly, where a significant port1oo or users may be 

elderly people and/or under stress such a:s at hospitals, more 

generous d1menstoM. may be appropriate, It is also Important 
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set Mete~ 

low turnover (employees, students, etG.) a· 3"-8' 6" 2.51-2.59 

low to moderale turnover (offices, regional retail cenlers, long-term a1rport parking, etc.) 

Moderate to high lurnover(tommunity reta1l, medical faclltlle~, etc.) 

8'6";Y} 

B' 9'~ 2.66-2.74 

2.59-2.66 

~ 
Source: Parking Consultant~ Council, Guidelines for Porkmg Geometries (Washington, D.C.. National Park1ng Assoclation. 2002) 

to take acc:ounl of what kind of parkmg facilities users are 

lik.ely to be accustomed to; for example, a self-park iacility ln 

a downtown location fn a large city c.an be designed with less 

generous dimensions than a sel!·park structure in an upscale 

;vbvrban mall or In a smaller, rtJral community 

Finally. designers must be aware that vehicle sizes no longer 

vary s1gnific<Jnlly by regton and locality. SUVs are Just as popu­

lar in California and Hawaii as in rural areas and the Snowbelt 

fhe sole exception is In the Southwest. where pickups are 

more likely to be (Jsed for everyday transportation than else­

where In the country 

Other critical elements determining the dimensions of 

parking facili ties are the width of the vehicles aJld the ease of 

maneuvering the vehicles Into and out of the parkin& 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 ach1eved wilh a w1der a1sle 

and a narrower parking space, or with a wider parking space 

and a narrower aisle. 

DETERMHJ [NG THE OI MEt4S:XOt~S OF 
IHH<ING S~~CES 

Because a parking space that has suffic1ent clearance for doors 

to be opened comfortably will be wide enough for veh1cle 

maneuvering if the adjacent aisle IS properly sized, the Widths 

of parking spaces have generally been based on (eqUifed clear· 

ances for opening doors (that is, on the necessary distance 

between veh1des) Door opening clearances should range from 

20 inches (51 centimeters) for veh1c!es in low-turnover facili­

ties to 2C. to 27 inches (61 to 69 centimeters) for Vehicles in 

nigh·turnover facitities.3 Combming these dimensions with the 

width of the current design vehicle results in parking-space 

widths that range from 8 feet, 3 mches (2.5 meters) to 9 ieel, 

D mches (2.7 meters) 

As noted earher, turnover plays a strong role 10 determ1n~ 

ing parking geometries; parking spaces are no exception 

F;gure 7-21isls recommendations for adjusling ~tall widths on 

the basis of turnover 
Unlike WJdt!';, the length of a parking space is not affected 

by wrnover rate or user type. Currently, the recommended 

length or a parkmg space is 18 feet (5.5 meters) This recom­

mendation is based on the length of the des1gn veh"Je-17 

feet. 3 inches (5 25 meters)~plus mne inches (23 cenlime­

ters) to account lor- !he typical distance trom the bumper ol a 
parked vehicle to the end ol the stall (i.e.. the edge of the stall 

farthest from the aisle) • 

DETEQMir4t ~t? 'TH OfMENSlC•N S OF 
DRT\ f OfSLES A~D MODULES 

The drive aisle IS the space between two vehides that are 

parked directly opposite each other. The parkmg design term 

module refers to the distance created by the width of the dnve 

aisle, combined w1th the length of the veh1cle (or vehicles) 

parked on one (or both Sides) or the drive aisle. When a 

vch1de 1s located on only one side or the dr1ve a1sle. this is 
referred to as a single-loaded module. When vehicles are 

located on both sides of the drive a1sle. it is referred to as a 
double-loaded module 

In the early days of the parking garage, the s1ze of parking 

modules wa:. determined by trial and error. But m the 1950s, 

Edmund Ricker, an early pioneef 10 the field of parking geometries. 

c H .A PTe R 7: Parking Geometr 1cs 61 
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FtGURE 7-:: Common Par:--ing Dimensions 

Slnele- lnterlodc to 
Angle Base Vehicle loaded Wallie Inter· Interlock 

(in Degrees) Module Projection Al5le Wldth Module leek (8' 6") (8' 6"} Curb to Curb Overhang 

e M, VP A M, M, M. M, 0 

30 41' 2" 15' i" 11'0" 26' 1" 37' 6" 33'10" 3B' B" 1'3'' 

35 43'0" 16' 0" 11'0" 27'0" 39' 6" 36' 0'' 40' 2" 1' 5." 

40 44'10'' 16'11" 11' 0" 27' 11" 41' 7" 38'4" a1' a·· 1'7" 

45 47' 0" 17'7'' ll' 10" 29'5" 44' 0" 4l' 0" 43'6" 1'9" ---- - -----
so 48' 6" 18'2" 12' 2" 30'4" 45'9' 43'0" 44' 8" 1' 11" ----
55 so·o· 18'8" 12' 8'' 31' 4" 47 7" 45'2" 45'10" 2'1" 

------
60 51' 6" 19' o· 13' 6" 32'6" 49'4" 47' 2" 47' 2" 2' 2' 

65 53'0" 19' 2" w a· 33' 10" sr r 49'4" 48' 6" 2'3" 

70 54 o· 19' 3" 15' 6" 34'9 52'7 51'2 .. 49 4" 2' 4 . 

75 ss·o· 19' 1 16 10" 35' 11" 5310" 50'10" so· z· 2'5" 

_B 59'0' I ta· o· rr o· 41 o- 59'0" 59'0" sa o· 2'6'" 

All domenSoOIIS Mt rownded to lilt Mares: lndl 

Rt<Vm..,Wdlt..,.,s ASsum~ {1) one·wa; tralr.c 101 ar.&les II!'SS ti1A11 90 d~;ret'l. a!ld two-wav rulfot IOl 90·dettte p~rtrng; (2) doub!e·to.ded .~>.du; Alld {3) • 

dH'it' v~hlde lhll Is 6' 7" by IT 3" 

1 In IIMIIIIU Ot 1n lot~ "'hete tltlusl 30 P"rc.eral ollhestalls have glllde.l o• r;u""'- 1 IOcll (0 l mele.sl n-.~ be deducted from t~ ilislc 1'11dlh and lilt cl'!re• 
\J)OIUh"J modvl•. 
2 In \laflsthatare adJ.-cent to wall•. column5, or other olalrudkMU lhat rntaht lnlf•l~r• With dOM opening cr ll.lmtng movement rnto lhe 5lall. •dd alleasl 10 
fn,het (25 c:enum~let\) to the wodth of the stall. 

developed a series of equations that modeled the movement of 
a vehtcle 1nto a parlong space. These equations are still in use, 
although they have been refined over the years to more accu· 
ratcly stmulate the relationship between the aisle and a park111g 
.space The combtnabon of these equations and pract1car experi· 

ence h.ls led to a set of recommended minrmum dimens1ons for 

modules that prOVtde an acceptable level of comfort for the lurn· 
"'K movement. (See the shadeo portion of F@lre 7·3) 

Parkrng and trafi1c consultants have tong recommended 

that the geometries ot :l'le parlting space and dnve a1ste be 

based on the rotat•on of the design vehicle to a desired angle. 

rather than on rota~1on of the actual parkmg space d1men· 
Stons Because the destgn vehicle Is smaller than tre dlrren· 

62 DIMENSIONS OF P~RKING 

srons ol the park1ng space, the actual resulting w1dth of the 

drive alsle Is greater, srnce the distance frorn ttre back ot lhe 

parked v!hlcle to the end of the parking space can be utilized 

as addthonal w1dth to the drive aisle. In simple terms, the 

dnve alsle 1s the space between two vehicles parked d1rec lly 
oppostte !ac.h other not the distance between the parking 

space hntos patnled on the floor By taking ~I-sis approach, tne 

consultant can ach1eve a more efficient parking layout (1 e 
less surfate area per vehrc le) wrth sflghtly narrower dove atsles 

whtle not compromls'"g the le>1el of comfort for drvers 

As noted ear her recorr.menaea stall widths vary depend· 

tng on the level of turnover By startmg w1th tne module 
dlmenstons recommended'" figure 7-3 and adJustmg tfle 
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-
Wiclth of Stall 

8'3" 8'6" 8' 9" 9'0" 

Width Width Width 
Projection Interlock 

Width 
Projection Interlock Projection Interlock Projection lnter.lock 

WP WP WP WP 
----·---

16' 6" 3' 7" 17' 0" 3'8" 17' 6'' 3'9" 18' 0 " 3' 11'' 

13' 5" 3' 5" 14'10" 3' 6'' 15' 3'' 3'7" 15' 8" 3 ' 8" 

12' 101' 3'2" 13' 3" 3' 3" 13' 8" 3' 4" 14' 0" 3' 5" 

11' 8" 2' 11" 12'0" 3'0" 12'4" 3' 1" 12' 9" 3' 2" 
-------- ----------- -

10' 9" 2' 8'' 11' 1" 2' 9'' 11' 5'' 2' 10'' 11' 9" 2'11" 

10'1" 2'A 11 10'5" 2 ' 5" 10' 8" 2' 6" 11' 0" 2'7" 

9' 6" 2' 1" 9' 10" 2'2" ,10' 1'' 2' 2" 10' 5" 2'3" -----
9' 1" 1' 9" 9' 5" 1' 10" 9'8;' 1'10" 9' 11" 1' 11" 

---- - -
8' 9" 1' 5" 9' 1'' 1' 5'' 9' 4" 1' 6" 9 ' 7" I' 6" 

8 ' 6" 1' l'' 8' 10" 1'1" 9 ' 1" 1' 2'' 9' 4" 1' 2" 
--"------ --------

8' 3" 0' 0'' 8' 6" 0 ' 0" 8'9" 0'0" 9' o·• 0'0" 
- - --------~------- -- ---

J. ln stalls that are adfacenL to curbs orlslands, add at least 10 Inches ~25 eentlmeters) to the width of the stall to reduce the risk of tripping. 
4 , Atsle wicl\h may b.e Increased by up to3 fee! (0.9 meters) to provlcka higher level of comfort. 
S. Light poles and columns may protrude mto a parking module a ma~timum of l feet (0.6 meters), as long as they do not encroa(:h on more than 30 percent of 
the slalls, for example, either a l ·foot (0.3·meter) enc·roachmef1l Of1 both sides all he aisle, or a l ·foot (0.6·meter} encroachment on one side only, would be 
acceptable. 
6. Where columns, light poles, or other obstructions encroach on more than '30 percent of the sl:alls ln the bay, ·inlerlock reductions cannot be taken. 
7. For each l·inch (2.5·centimeter)addition to lhe wldtl; of the st~ll-to a maximum stall W1dlh oJ 9leel (2.7 meters)-3 inches {7,6 centimeters) can be 
deducted from the module without decreasing turning comfort, 

stall widths according lo user needs, the designer can ensure 

comfortable parking dimensions. 

It Is Important to note thi3t the dimensions listed in this 

chapter are recommended minimums, Depending on the 

characteristic-s of the site and the users, it may be prudent 

to provide larger spaces and modules, Generally, parklng 

consultants have found that to maintain the desired level of 

comfort it is preferable to increase stall w1dth af'\d decrease 

module length. Patrons appreciate the additional stall wleth 

and barely notice a tighter module. It Is recommende<l that 

for each addltional inch (2.5 centimeters) added to the Width 

of a stall, the size of the module should be decreased b:y three 

inches (7.6 centimeters),5 

Figure 7-31ists some recommended dimensions for park­

ing faci lities. Figure 7-4 provides Further definitions of the 

terms used 1n Figt~re 7-3. Note that the 0nly dimension that 

varies by stall width is the Interlock dimension. An inter­

lock occurs with angled parking when two stalls In adJacent 

modules perfectly altgn, 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 a;rb 

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-

c M A PTE R 7 ! Parking Geometrits 63 
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Pa. king Dimens1ons Illustrated 

9 • .Anq<e of Pt:r~o. 
1.1 • lolod!.•e 
,. • At~e Width 
I ,. •nl«lack RC!duci•O<> 
o • OY••honq 
5P • Stripe Pro)ln:lion • 16 -6 
..., • Vehicle Propction 
WP s 1'/ldlh P.ojeclion 
SW ~ Stoll Wla\JI 
SL • Stolt Lenglh 

ule Th1s can be a particular problem in the Snow bell. where 

space rnarktng~ are somet•mes obscured Therefore, when a 

cu•b. wall, or other phys1cal restfaini: tS provided at each park· 

tng space, I he a•sle w1dlh {and therefore the overall dimen 

.s1ons of the module) can be reduced by 1 foot {0 3 meters) 

In parkmg structures. colunns often exrend beyond the face 

of the bumper wall or other veh•de restra1nt. mto the module 

£ocr0c1chments mto stall lengtn (and thus •nto modules) also 

occur at hght poles,., park1ng loLS. It IS recommended that 
such encroachments not reduce the module by more than 2 

feel CO 6 merer) and affect no More than 30 percent of pcrlcmg 

spaces Wh1le 11 appl•es to all condihons. 11 1s espec•ally cfll•cal 

that •nler1od reductiOf\5 not be taken if there are encroach-

64 DIMENSIONS OF PARKIN G 

ments .nto more than 30 percent of the stalls Moreover, the 

follow1ng I mttat•o•~ should apply to the encroacnments· 

£; he moou e wrdths recommenoeam f1gure 7-4 mat tie 

reduced by no more than 2 fee· (0.6 Meters) for example 

a permtssible an encroacnmer.t would oe 6 inches (15 cen· 

llmeters) onto the pariurg spaces on one s1de of the atsle 

and l foot. 6 tnches ( 46 centtme1.ers) on the other s•de) 

t> If l"ere are vehtc.le restramts (such as wneel stoos. curbs, 

or bumper walls) at every parking space then the recom­

mtlnded module w•dlhs may be reduced by l addit•onal foot 

(0.3 rneters) 

In short-span park1ng structures, columns are occas•onally 

dllowed to encroach on I he W•dth of parking spaces. on the the· 

ory that as long as the door clears the column when tl sw1ngs 

open, the w•dth oi ~he par kmg soace is adequate. However, the 

column constrams turnmg movement into the par~trg space, 
assumtng that design vehccles are parked on both stdes, the 

clear space lor tummg into a typrcal oarklng space 1s the w1dth 

of the parktng soace plus at least 20 tncnes (Sl centimeters 

To marnta1n the same clear s~ce. the pariung spaces ad,acent 

to walls... columns or other obstructions mL:st be ~•dened by at 

feast 0 tnches (25 cenl!meters) Th1s creates tne same le<~el 

of comfort for turmng tnro the stalls next to the columns as 

can be found 1n ttJe m1ddle of the bay If the par~ng spaces are 

not w•dened the cars that park 111 them Will parlt closer to t!'le 

m1ddte of I he bay In an effort to avoid the obstrud•ons. thereby 

efrecttvely reducmg the stall w1dtns of all the stalls'" that row 

CO,.I C LUSION 

Pa1 k1ng ord1nances that require excessively generous park1ng 

geometncs waste land and other resources, and stymie devel 

opmt'nt. Such ord•nances are also often in confhct w•th other 

commumty goals such as •ncr easing green space and reduc•ng 

stormwater runoff Instead parking geometries shou!d reflect the 

requirements of tne vehicles thenselves and those of users Fur­

lhermote, ord•nances should be fle.Jtible enough to al!ow mod1f•· 

cattons based on tne pnncap es oolhned 1n tn.s chapter 

NOTES 
1 US Oepartmenl of Transpor:at~Oil Federal Hog'Wfay Adm r.ostn · 

t!o11. Offrce of H.gnwav Polrcy ff'lormattcn Web s1!e 't'~~IV th\ta dOl 

gov/oflom/onh00/line3.hlm 
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2 The use of the 85th percentile veh1c:le parallets a pnnc1ple used tn 

traffic: engmeermg. .-.h•th d iLl aloes tllill roadways be des.gned tor the 

85th perc:enble of peak-h-our tratr1c volume 

3 Park1ng Standards Oeslgl'l Associates. A Oori(lng Slondards l?e:;ort 

{Los Angeles· March 0. 1971) 

4 Mary Sm1tn. "Park1ng Standards.~ Parking {July-August 1985) 

5 lb1d 

c H A PTE R 7: Parking Geometries 65 
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D 
245 NE Con,fec PO Bo1Cl41l1 Cotvol~. OR 97339 (541) 757-3991 fox: (541)7$7·988.5 

06 January 2015 

Ms. Amber Bell, Assistant Planner 
Community Development 

Planning Department 
City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339-1083 

SUBJECT· 

Dear Ms. Bell 

Coronado Tract B Apaf1ments 
(PLD!a-QOOOS) 

Accompanymg this letter per your January 2N, 2015 email request and as supplemental mformation to the 
appltcatJOn is a stte plan drawing which shows one of the possible ways the site design could meet the 

park.1ng standards as proposed by rhe Applicant and meet Ctty Staffs interpretation of LDC 4.10.60 06( d) 

and (f). The park1ng dtmenslons shown on this drawlng are cons1stent wtth the supplemental information 
provtde tn our December 31'', 2014 letter, concerntng ITE and C1ty compact space parktng dimension 

standards. 

We have also attached hereto, as requ ested, the project Architect's review of the build1ng code standards 

relative to accessibility. 

If you have any questions or concerns, please do not hes1tate to contact me. 

Sin:(~ /(~ ' b 
Lyle\ . Hutchens 

ProJeCt Manager 

lcH/nre 
J8·4r:l2 al)ell OH~·l01S d() -4 

Enclosures 

-

2.015 

scANNED A _.,/1-... 
CORONADOTRAt&8(P~~~ 

PLANNING COWIUS~~REPORT 
ATTACHMENT B (PAGE 401 OF 403) 
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ro. Lyle Hutchens 
DEVCO Engineering, Jnc. 

From: Scott A. Reiter 
President 

RDG 
R.ElTER DE51GN GWVP 

ARCHIT£0'5, INC. 

MEMORANDUM 

Reiter De:slgn Group Architects. Inc. 

Subject: Trocf B Planned Development Apartments 
ADA Accessible Requ1rements 

Dole: January 05, 2015 

The following 1s o clori ficaJion and explanation os to the ADA Carnplionce requirements tor the 
proposed Tract B Planned Development Apartments. 

Building and Living Unit Accessibility: 

Typ4: ' A.' dwelling unlk Per OSSC 1107.~.2.1. in Group R~2 occ:uponcies, Type 'A' dwelling unit; 
ore reqiJired in projects containing more thdn 20 dwelling units, This project contains only 10 
dwelling units, I here fore no TYpe' A' units ore required. 

Type '8' dwelling units~ Per OSSC t 107.7.2 Multistory dwelling·unlts are nof required 10 b.e Type '8' 
dwelling units. All of the living units in the proposed design are multistory or multHevel units. 
OS:SC 1102 de tines ''multistory units" to hove habitable space loco ted on more ihon one slory, 
OSSC 202 defines story as "that portion of o building incjuded between the upper surface of o 
floor and the upper surface of o floor above". The end lype A unit Is clearlY a multistory unit and 
is exempt. The Type B units are also multi level and they ore ''multistory" and exempt. 

Site Access, Ac cessible Route. Accessible Parking~ 
The proposed design provides an accessible route from the public way to the primary building 
entrances and provides an accessible parking space Wi111 on accessible route to lhe secondary 
building entrances.. As noted above, the bu11ding Is exempt and the livrn.g unit~ ore not required 
10 be accessible or adaptable. 

7965 5W (IRR.VS D!W£ • BEAVERTON. OREGON 9700B • (503) 574.~036 • F/IX (503) 574-2916 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT B (PAGE 402 OF 403) 
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ORDINANCE NO, 67-1_2_1 ____ _ 

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

WHEREAS, the City Council of the City of Corvallis by 
Ordinance 67-lll, passed November 6 1 1967, dispensed with sub­
mitting 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 pablic hearing at which time the registered 
voters of the City coald appear to be heard on the subject of 
annexing to the City the property described in this ordinance, 
and 

WhEREAS, notJ.ce ot: tnat 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) pablications thereof on November 15, 22, and 29, 
1967, and 

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

WHEREAS, the public hearing was held at that time and p~~ 
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 contiguoas to the 
City limits of the City of Corvallis, Oregon: 

BEGINNING at the northwest property corner of Survey 
14416 for F. H, J, Dickmann as surveyed by John F, Gannon, 
Jaly 8 1 19 67 1 located in the H., C. Lewis DLC #4 7 1 Sections 
23 and 24, T ll s, R 5 w, w.M., such corner being a l" x 
48•. iron pipe, thenc.e s 21°04-l/2' E along the West line of 
said property 125,46 feet to the point of beginningJ thence 
continaing on said bearing (S 21°04-l/2' E) 191.70 feet 
to the P,C, of a 19-l/~0 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-l/2 • E 29,42 feet to a point on the west 
line.of North 9th stree"G(,thence s 25°07-3/4' w along said 
west lirie of North 9th S~~t 17'4,24 feet; thence S 88°30' W 
315,20 feet, thence s 2~ 0 ~~-3/4' w 352,03 feet; thence 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (1 of 156) 
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is 

S 88°29-3/4' W l,3Sl.87 feetr thence N 0°26-l/4' W 850.00 
feet~ thence N 88°29-3/4 1 E 1,603.84 feet to the point of 
beginning. · 

The northwest corner of above referred to survey t44l6 
is the northwest corner of tract conveyed to Crepeau by 
deed recorded ~Y 26, 1967, No. 82481, M-3719, Microfilm 
Records of Benton County, Oregon. 

annexed to the City of Corvallis, Oregon. 

PASSED by the Council this 4th clay of December, 1967. 

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

ATTEST: 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (2 of 156) 
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ORDINANCE NO. 67-1_1_1 __ _ 

AN ORDINANCE relating to annexation of property contiguous 
to the city limits of the City of Corvallis, Oregonr 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 

WHE~AS, 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 cityr 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 

NO.W,. THEREFORE, 

~HE CI~Y 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 desi~ted 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 s.ituated in Benton County, Oregon, to-wit; 

BEGINNING at the northwest property corner of survey #4416 
for F. H. J. Dickmann as surveyed by John F. Gannon, July B, 
1967, located in the H. ·c. Lewis DLC i47, section 23 and 24, 

~ ~ 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 

ORDINANCE" 
Elks Annexation 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (3 of 156) 
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said bearinq (S 21°04-1/2' El 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 J?.T. of the curveJ 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 feetr thence s 88°30' W 
315.20 feetJ thence s 20°09-3/4 1 W 352.03 feetJ thence 
S 88°29-3/4' W 1 1 351 0 87 feet7 thence N 0°26-1/4' W 850.00 
feetJ thence N 88°29-3/4' E 1,603.84 feet to the point of 
beginning • 

The northwest corner of above referred to Survey 14416 
is the northwest corner of tract conveyed to Crepeau by 
deed recorded July 26 1 1967 1 No. 82481, M-3719 1 Microfilm 
Records of Benton County, Oreqon. 

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 4th. day of De.cerr.ber, 1967 1 at 
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 Counci~ 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 Unmediate 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. 

ORDINANCE. , 
Elks Annexation 

CORONADO TRACT B {PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C {4 of 156) 
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ORDINANCE NO. 67-_9_9 __ _ 

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, 
OregonJ 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 CityJ and 

WHEREAS, it is to the best interests of the residents and 
inhabitants of said City that the submi.tting 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 annexationr and 

NON 1 THEREFORE 1 

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 6th day of November 1 
1967, at 7:30 o'clock p.m. in the Council Chambers of the City of 
Corvallis in the Corvallis City Hall, Fifth and 1-tadison 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 ~~e 
subject of the annexation to said City of the follm~ing described 
real property contiguous thereto and situated in Benton County, 
Oregon, to-wit~ 

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. Let7is DLC #47, 
Section 23 and 24, T 11 s, R 5 w, w·.M., such corner being 
a 1" x 48" iron pipeJ thence s 21°04-1/2' E along the 
west line of said property 1~5.46 feet to the point of 
beginningJ thence continuing on said bearing (S 21°04-1/2' E) 
191.70 feet to the P. c. of a'l9-l/2° curve to the left, 
proceeding along the arc of said curve 248.23 feet to the 
P. T. of the curveJ thence S 69°30-1/2' E 29.42 feet to a 
point on the west line of North 9th StreetJ thence 

' ! I 

ANNEXATION ORDINANCE 
Elks Annexation -1-

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 
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thence s 25°07-3/4' W along said west line of llorth 
9th Street 174 . 24 feet; thence s 88"30' W 315.20 feet, 
t.hence s 20.09-3/4' w 352.03 feet, thence 5 88"29-l/4' W 
1 1 801.87 feetJ thence N 0°26-1/0' W 850 . 00 feet, thence 
N 88°29-l/4' E 2 1 053.84 feet to the point of beginning . 

The City Recorder be and he is hereby directed ~o give 
notice to the regi stered voters of the City of Corvallis that a 
public hearing will be he l d on. the 6th day of November, 1967, 
at 7 : 30 o'clock p . m. in the Co"allis City Hall, 5th and Madison 
streets of said City , at which tilne the registered vote.rs of said 
City may appear and be heard by the Council on the question o.f the 
annexation to the City of Corvallis of the a))ove described real 
property . Said notice shall be gi ven by publication in the corvallis 
Gazette- Times , Corvallis, Oregon, for two successive and consecuti ve 
weeks prior to the date of the hearing and be posted .in four Pllblic 
places in said City for a liJte period, The City Recorder may 
coiJ)bine that notice witn any notice concerning the aoning of th.e 
described property upon annexati on. 

-
I n asmuch as the provisions of this ordinance are necessary 

for the immediate preservation of the peace, safety, good order and 
publi c welfare of the cit~zens and inhabitants of the City of Corvallis, 
Oregon, an emergency is her eby decl.ared 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 2nd day of October 1 1961. 

APPROVED by the Mayor tbia 2nd <lay of Oct.ober, 1.967 • 

A'l'TBST: 

ANNEXA'tiON ORDINANCE 
Bl.ks ADnexation - 2-

CORONADO TRACT B {PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 
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ORDINANCE 81-52 

AA ORDlNANCE relating to a comprehensive pl.an, amending 
Ordinance 80-99 as amended and adopting findings. 

The Planning Commission has recommended to the City 
Council that the Comprenensive Plan be amended. After proper 
legal notice, a public hearing concerning the proposed, change 
was held on May 18, 1981; and interested persons and the 
general public were given an opportunity ~o be heard. The 
City Council has reviewed all matters pre$ented and has 
reviewed 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 . C~ty ~ou~cil, the City Counci~ finds that the propone ats 
have borne the±r burden of proof; and tbe~efore ~ tbe Comprehensive 
Plan class1fication ror the subject property gen~ rally located 
on the south side of N.. W. E'lks Drive west of N. w. 9th Street 
and further desc~ibed on the attacheq map, Exhibit A, which by 
this reference is incorpo~ated herein, is changed to Medium Density 
Residential (6~12 units per acre). 

Section 2. The findings of .fact adopt ed by the ." Ci ty 
Counc1.l of the City of Corvallis are as attached in Exhibit 8, 
which by t h is reference is incorporated herein a~d hereby adopted. 

PASSED by the Council t.his __lit.. day of June 

APPROVED by the Mayor this _J.ll_ day of ,June 

, l9Bl. 

, 1981. 

Effective thi s _lllh_ day of 

ATTEST: 

City Recoraer 

- 1- and final Ordinance 
Comp . P l en Amendment 81- 4 
Congregate .Care Center 

21!) 
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CPA-81·4 Comprehensive Plan Amendment 

• Subject Property 

~ Changed From Low Density 
To Medium Density Residential , . 

0 400' 
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-· 
STAFF REPORT 
CPA-81-4 
May 4, 1981 

-1-

The subject property is located on a hill which 
down towards the surrounding residential areas. 
development on the subject property will have a 
impact on su.rround~ng areas and the impact will 
i ncrease with increasing densities. 

ORD . 81-52 

EXRIBIT B 

slopes 
Any 

visual 
tend to 

The undeveloped portion of the subject property is approxi­
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 1 
Medium- High Depsity Residential (12-~0 units per acre) 
would allow for 180-300 additional units. A major increase 
in traffic and congest i on would be associated with develop­
ment at a Medium-High Density level. 

The applicant is proposing the development of approximately 
.122 units, 82 in the congregate care cen~er and 40 units 
of sinqle-fa'ilily attached townhouses (AtTAC!tl\ENT "E ") • This 
amounts to a ·gross density of about 8 units per acre on 
the vacant portion of the subject property. This density 
corresponds to the Medium Density (6-12 units pe~ acre) 
Comprehensive Plan designation. 

6. Comprehens1ve Plan Policy 8.4.3. ·states: 

MORE INTENSIVE LAND US8S P~OPOSEO 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 Di strict 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. 

CONCLUSIONS 

Based on the above informat i on, staff concludes: 

1 . The subject property is reasonably close to necessary 
goods and services and, therefore, c:omplies 1~itb 
Comprehensive Plan Pol icy 10 .1 ,4 , 

,. 
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STAFF REPORT 
CPA-81~4 
May 4, 1991 

-11-

2. An adequate level of key facilities can readily be 
prov~ded to the subject property. Therefore, the 
subject request complies wi~ Comprehensive Plan 
Policy 9 . 1.9 . 

3. A demonstrated need and a likely market for congregate 
care housing ln Corvallis exists . Vacancy rates for 
housing specifically serving the elderly are extremely 
low ~nd thus the proposed development will increase 
housing c boice for the area's elderly resiaents. WIJen 
compared ~o 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 co~lies 
with COJ11prehensive Plan .Policies B- 2.1., 8.2.2., and 
8.2.10. 

4. There is a lack of locational choice in terms of serviced, 
suitably designated, and districted 1ands for a congre­
gate car e center. In the area north of Circle Boulevard , 
only one parcel .exists which meets all applicable criteria . 
One other parcel i s available but would require a District 
change. Staff does not believe this represents adequate 
market choice and , therefore, the subject request complies 
"'ith Colllprehensive Plan Policy 8.1.1. 

5. The subject Comprehensive Plan Amendment involves a 
pot ential fo r 180-300 dwelling units unde~ Medi~~-High 
Density Residential designation as compared to 90 units 
under the present Low Density Residential designation. 
This level of potential development, particularly in a 
h ighly v i sible location suc.h as the Elks property, r aises 
serious concerns about compatibility with t he surrounding 
low density residential areas . The height, configuration, 
mass and scale of 180-300 units would be markedly dis­
similar f rom 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 Pol icy 8.4.4. 

It appears to staff thab the centra~ reason for the 
applicant • s request for a Comprehensive ~lan Alnendment 
from Low Density to Medium-Kigh Density Residential ~s 
to facilitate a District Change to PO (JtS- 12). This· i-s 
the lowes~ density district designation which allows for 
a facility such as a congregate c~re center. As indicated 
on the applicant's proposal (ATTACHME~T "E"), approximately 
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STAFF REPORT 
CPA-81-4 
May 4, 1981 

- 9-

122 units are planned for t~ subject site. The 
congregate' ca~:e center will consist of 82 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 fa l ls in the range of the Medium Densily 
Residentia l Comprehensive Plan designation. Staff 
believes ~hat a Medium Density rather than Medium- Higb 
Density Comprehensive Plan designation would be more 
appropriate in the subject case since it could allow for 
PO (RS- 12) districting, thus permitting a congr~gate 
care center, whi~e 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 {A'I'TACHM.E:NT "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-density residential development. Therefore, the 
subject request complies with Comprehensive Plan Policy 
8.4.3. 

RECOM!'1ENDATION 

Based on the above analysis and conclusions, staff recommend$ 
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 toe supject property. 
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{:It}" fl)f Cfl)lr\"GJ~· ''is 
1~01r11CIC fVf fl)IISfl)fUSI,lrl,{)l~ 

rhe following action was taken by! 

(Plannlng 0 recto~. LDHB , Planning Comrnisslon or City counc1l) 

concerning oc-BL-2/PD-81-lon June 3, 1981 
(Case ~l --~~~~~~(r.o~a~t-e~l-------------------

APPLICANT Holiday Management Co. 

LOCATION --~S~o~u~t~h~o~f~m~~~E~l~k~s~D~r~i~v_e~, __ w_e_s_t __ o_f __ 9_t_h __ s_t_r_e_e_t ______________ ___ 

Assessor Map # ll-5-23(Insert) Tax Lot(s) ____ l_O_l ____________ __ 

STREET ADDRESS 

REQUEST Ql strict rhange tram RS-3. !i to RS:l2 and PO Ov.:d~y for a 

ACTI ON 

APPEALS 

detailed development plan . 

( l Approved as requested 

(X) Approved with conditions (attached) and revised site plan 
as per Planning Commiss10n recommendation, a 55' min . 

r J Denied setback on east side . 

Appeals may be filed for items by affected partles, defined by 

Section 118.05 (see reverse side) to the Cit~ Council 
(LOHB , C or CC) 

Appeals must be filed with~n 10 days £rom the date ot decision provided 
they are filed 1n writ~ng with the City ~ecorder and include the 
following : 

a. Name and address of che appellant(s). 

b . A reference to the subject development and case number, 1f any. 

c . A statement of the spec1fic g r ounds for appeal. 

d . A statement as to the appl1cant's ~tanding to appeal as an 
affected party. 

e. 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. o n the final day of the appeal period. 
Where the final day of an appeal period falls on a weekend or holiday 
the appeal period shall be e xtended to 5:00 p.m. on the subsequent work 
da y. 

The C1ty Recorder's office is located at the Law Enforcement Bulldinq -
second floor, 180 NW 5th Street . For more information, contac~ either 
the City Recorder's Office (757 - 6945) or the Planning Department (757-6908). 
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BEFORE THE PLANNING COMMISSION 

FOR THE CITY OF COIWALLIS, OREGON 

In the Matter of a District Change 
(DC-81-2) from RS-3.5 to RS-12 and 
a Planned Development Overlay review 
process (PD-81-1) for approval, 
:'\1.ap No. 11-5-23 (Insert) , Tax Lot 101 
William Colson and Al. Carrick, Applicants 

ORDER NO. 81-23 

'I.:'he above entitled matter came before the Planning Commission 
on ,Tune 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 
revi~w process for 6.8 acres of the Elks pioperty for the 
development site located on the south side of l'Ft\T ·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 revie'\-7: 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 nar~ative and drawings. 
submitted by the applicants. 

The Planning Com:mission adopts the findings of fact and con­
clusion~ contained in Exhibit "A". 

It is ordered by the Planning Commission that: 

Section 1: DC-81-2 and PD-81-1 are granted· for Map 11-5-23 
(Inse~t), 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 followirtg 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 permi·t 
approval. Mat~re trees 4 inches or larger in. diameter and 
shrubs 3 feet or larger in height shall· be plant·eq initially 
to achieve th~ applicant's landscaping propb~al. 

ORDER -1-
DC-81-2, PD-81-1, Congregate Care Center 
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2. The building permit plans shall show three-stories on the 
north side of,the structure and two stories on the south 
~ide of~ the structure. The,building ·shall have varioUs 
heights and offsets with a pitched:roof and wood siding. 

3. Any signs proposed for use during any phase of ·deveiopment 
and/or future identification shall be approved by Planning 
Commission prior to issuance· o·f 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 ~he right-6f-way) shall apply 
towards the equivalent assessment charge. 

5. Parking lot, access\·Jay and \·lalk\·Jay des.ign and cons true tion, 
including site drain~ge and grading, shall meet the approval 
o£ the City Engineer. 

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 12-inch main between £he main 

. extension and the fire sprinkler connection. 

10. Adequate access for fire protection equipment shall be 
provided as ~equired by. the Fire Marsha~l. 

11. If within one year after o'ccupancy .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 E~gineer. 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 Dr ive no less than 
30 feet, no less than 135 feet ~rom 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 
utiliti es , except water, sh.all be provided and shall meet 
the approval of the City Engineer. 

~4. Retaining walls shall be constructed where required by the 
City Engineer. 

Section 2 : A copy of this O~der 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 __l___day of --~~~~~~~------' 1981. CTQ 

ORDER -3- and final 
DC-81-2, PD-81-1 , Congregate Care Center 
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~PECIAL CJ?§QUIREME}{_TS c;& CO}{_DITIO!(S 
File Nurnber DC-81-2/PD-81-~ 

S(;bject/:..Jcation William Colson/Al Carrick - Corvallis Congregate Ca::e Ctr. 

Located on the south side of NW Elks Drive, west of 
NW 9th Street. 

Approval by City Council Date .:rune 3 , 19rn 

r 
CONDITIONS OF APPROVAL 

1. A detailed landscape plan showing the size and type of all plant 
materials and all e xisting trees over 12 inches lo diameter, 
shall be submitted prior to building per:ni t. approval. Ha ture 
trees 4 inches or larger in diameter and shrubs 3 feet or larger 
in height shall be planted initially to achieve t he 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. •rne building shall have various h~ights and offsets 
with a pitched roof and 1~ood 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 eny building permit. 

4. A sanitary sewer extension from NW Elks Drive shall be installed 
to serve the congregate care facility. This shall i nclude 
a new stubconnection to the existing sewer in ~W 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 
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 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 
wi th the congregate care project . 

• 
7. An on-site 1-;ater main extension and fire hydrants shall be 

required subject to City ordinances and policies. Locations 
of fire hydrar1ts and the water main extension shall meet the 

\, approval of the Fire Chief and Ut.illties 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 
STF.FF FINDINGS 
!·1a y 4 , 19 81 

GENERAL INFOru~TION 

DC-81-2: The applicant is requesting a District Change from 
RS-3. 5 (Low Density Residential) to RS-12 (~1edium­
High Density Residential). 

PD-81-1: The applicant is requesting a Planned Development 
Overlay review process in conjunction with the 
District Change to RS-12. The applicant is request­
ing approval of a Detailed Development Plan for 
Phase I, to allm·; construction of an 82-uni t 
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 westerl:• portions of the 
site (Attachment "A"). 

APPLICANTS: 

l'.GENTS: 

LOCATION: 

LOT ARSA: 

PRESENT 
DISTRICT: 

PROPOSED 
DISTRICT: 

William Colson and Al Carrick 
Holiday Hanagement Company 
2741 12th Street, S.E. 
Salem, OR 97302 

Corvallis Elks Lodge 
447 Elks Drive 
Corvallis, OR 97330 

Cliff Curry, Architect 
John Morgan, Morgan, Ryan and Associates 
875 Ei<Jh N.E. 
P. 0. Box 12984 
Salem, OR 97301 

The subject property is located on the south 
side of NH Elks Drive, west of NW 9th Street .. 
Assessor Map No. 11-5-23 (Insert), Tax Lot 
101 (Attach.Tttent "B"). 

Approximately 17 acres 

RS-3.5 (Low Density Residential) 

RS-12 U~edium-Bigh Density Residential) 

AGENCIES CONTACT~D: ~ngineering, Utilities and Building 
:)ivisicns of the Public T:Jorks Department, 
and the Fire Department. 

NOTICES MA!L:SD TO AFFECTED PJI .. RTIBS: 60; VcJri01J . .s affecter: Dc.rties 
hn.ve submitted vrri tt.en test.i:nony (AttCJchnent_~"J::'~) · 

EXHIBIT A 
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DC-81-2 ', 
PD-81-1 
Planning Department 
STAFF FINDINGS • 
May 4, 1981 

II. BACKGROUND INFO~~TION 

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

On November 12, 1980, L~e 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, 1980, 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 puhlic hearing to 
consider the subject case. The City Council held the hearing 
in conformance with appeal procedures set forth in the I.and 
Development Code. Eowever, since under the Code, the 
Planned Development process can no longer he used to change 
~1e usc types of the underlying district, Council netermined 
that it lacked authority to grant the applicants' request 
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 pro?erty (Attachment "E"}. 

2 
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DC-81-2 
PD-81-1 
Planning Department 
STAFF FI:!\!D!J'lGS 
May 4, 1981 

On April 22, 1981, the Staff Revie\<7 Committee (SRC) met 
with the applicants' agent to discuss the Comprehensive 
Plan Arnenc~ent 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 Co~~ittee met with 
one of the applicants and his agent to discuss the site 
development alternatives for the subject property. 

III. VICINITY DATA 

IV. 

The surrounding land uses (Attachment "F") and districts 
(AttCJ.c!unent "B ") are as follows: 

The area north of the subject property has been developed 
for the Goo1 Samaritan Hospital and related meGical facilities. 
This area is currently a PD(RS-3.5) district, and a RS-3.5 
(Low-Density Residential) district along the southeasterly 
most side of the subject area. 

Areas squtheast 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; Hedium-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 overlayj. 

SITE I~1FOID·1ATIO~"J 

Presently, the Elks Lodge building and related parking 
that exists on ti.1e 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 building. In tr:e absence 
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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. Fn;DINGS 

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 Plannerl 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 P~-12 
Development District as initiated by Council would permit A 
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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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 &uendment 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 request and initiated a Comprehensive Plan 
Amendment to permit a higher density within the Elks 
Lodge site, staff requested 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 nQ~ber of 
units, vehicle and pedestrian circulation systems, and 
the type of landscaping, screening and/or buffering that 
may be appropriate within the site. 

The applicant has established develop~ent 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 \<.resterly 
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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This information complies with the requirements 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 adequate 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 tt 
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 LoC.ge. 

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 requires approval of a major partion, as defined by 
ORS 92.010(2). }iajor 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-nf-v.7ay, the 
amount of open space relateC. to the scale of the proposed 
structure. ano the orooosed oarkina and vehicular 
circulation on the ~it~. • J e 
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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 original design submission, the applicant 
has substantially improved the appearance of the 
structure and it~ 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 
modified to incorporate various offsets and recesses 
within the structure. The elevations and roofline 
resemble a residential character. Previously, the 
applicant had indicated that the proposed structure 
would not exceed two stories on the southerly portion. 
The building plans submitted, ho-v.7ever, indicate tl:at 
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 Develop~ent 
Code, 31 one-hedroom units and 51. studio units as proposed, 
woulQ 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. ~he 
applicant has monitored other congregate care facilities 
of similar size within Oregon and has found that the 
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average parking demand is approximately 20 percent of 
the number of units within each project (Attachment "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 N\v 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 \-Jill be deterrr.ined a 
by the City Engineer during the working drawings phase .. 
of the proposed facility, but generally the right-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 ~W Elks Drive may be rnovec 
easterly to accommodate adequate sight distance along 
'N1\T Elks Drive. 

4. The proposed rnonthlyrents 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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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 Develop~ent 
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. 

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 
elevations for the proposed congregate care facility 
shall have various heights and offsets with a pitched 
roof and wood siding. 

3. Future development of Phase II of the Elks 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 
facilit~ 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 ~nv 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 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. 

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 • Easements, 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. 
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14. 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. 

15. If 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 be reviewed and approved by 
the City Engineer and the Planning Director. 
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CORVALLIS ELKS lOOGE 

CONGREGATE CARE CENTER 

William Co l s on l Al Carrick. Oeval opers 

Purpose of Appli~ation 
This is an application to change the Corvallis Comprenensive Plan 

land use map for the subject property 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 

Development) overlay on the subject property. Specifically. as 

part of a detailed plan approval, the application is to allow the 

creation of a congregate care center with 62 dwelling units for 

the eastern portion of the site immediately east of the Elks 

Lodge. It is also for conceptual plan approval fat' housing 

development in t~e south and southeast portions of the site. 

This comprehensive plan change and zone change with the 

concurrent plan development overlay was initiated by the 

Corvallis City Council on April 6, 1981. This was after the 

Council denied the same applicant ' s request for a planned 

oavelopment zone for the same proj act. (P0 -80-9 1. The reason 

for the denial and subsequent i ni tiation of this procedure was 

that Corvallis' new land Development Code was adopted during the 

processing of the original application, changing the criteria and 

capabilities that were applicable. 

• 

• 

This report, has pa rt of the official application fo r this plan • 

and zone change. hereby makes reference to, amends. an~::_.:, ;;.;· ;=·,") 

incorporates all written and verbal testimony submitted by and 

Mor.qan _ Rvan & Associ.atas. !nc. 
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on behalf of the applicants as part of their request for a zone 

change from R-1 to PO (P0-80-9). 

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 

proposed use~ 

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 essentially 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 
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community. This means that needed regular and emergency services 

can be provided on a very fast basis which is important to thisi 

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 north, 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 organization, the 

Corvallis Elks, in providing a facility that is beneficial to the 

developers, the Elks Lodge, and to the general Corvallis e 
community. 

There were very few alternatives to the subject property that 

could have been utilized for this congregate care center. 

Immediately east of the subjact property is an area for which 

zone change approval was given several months ago for the 

creation of aneth er congregate care faci 1 i ty. 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 quality housing 

complex this is a very important factor. Also, through careful 

design ~rocesses, 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 9th 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. However, 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, 1980. 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. 

4t Summery these with the following: 

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

2. State Housing Division & 5% of general population. 
Department of Vocational Care 

3. Pederson & Associates 

4. State Housing Division 

5. Rebecca Auve 

6. City of Corvallis 
Housing Assistance Plan 

7. City of Corvallis 
Planning Department 

8. Lane Council of Governments 

" ••• need certainly 
exists for congregate care 
housing. 

10% of elderly (121 
households). 

303 person in need. 

306 households 

10% of elderly population. 

15 - 40% of nursing home 
residents would be better in 
congregate care facilities. 

This application assumes three things: 1 ) The 82 units of 

congregate care housing are designed and will be managed to be 

successful 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 

financially 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 

CORONADO TRACT 8 (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (35 of 156) 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 102 of 241



EXH
IB

IT X - PA
G

E 510

CORVALLIS ELKS ZONE AND PLAN CHANGE 

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 

any way differentiate between the need for low moderate or middle 

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 located 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 out 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 variety of government sources that there is a need for 

Mor2an. Rvan & Associates. Inc. oae:e 7 
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congregate care, this need has not been differentiated into 

e 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 divides 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 is, 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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approval. 

The following design criteria are established for this particular 

area: 

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. 

s. 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. 4lt 

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 9 
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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 tt 
that this parking space is inadequate, additional 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 criteria 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 1 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 1 second is the Corvallis Elks Congregate Care project 

with 82 units of housing~ and third is an area with 40 units of 

owner occupied housing developed in a clustered manner. This 

app 1 i cation 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 1 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 97301 

(503)399-7621 
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Corvallis Planning Cou=isslon 
180 H.W, 5th Str~et 
Corvallis, Oregon 97.330 

Dear Planuing Co~sslon Members: 

MAy l , 1981 

As neighbors of the Elks Club property, ue are writing you to expr~ss 
our concern about the proposed Comprehensive Plan Amendment (CPA-Bl-4) 
which woul d change the entire 15 acre site from low density residential 
(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 conce~~ are as follows: 

1. l'ne density change from low to medium-hiah would be very 
abrupt with no transitional densities inberween. 

2. Such a high density designation directly abutting our 
low density neighborhood could potentially lead to 
develop~nts that would drastically change the appearance 

• 

and livability of our single family home neighborhood. • 
(i.e. units which are more than one or two stories high 
which because o£ the elevation of tbe Elks' property 
wduld look do1o10 on the su't'roundin& homes), 

3. Such a density change could have a negative effect on 
the property values in our neiahborbood as is implied 
in the 1980 Comprehensive Plan Text 8.4.3 " Hore intensive 
land uses proposed for established residential areas shall 
be subject to special site develop~nt standards which 
minimize the negative impact on abutting properties," 

4. The development of 180-300 units on this property would 
lead to increased traffic on N.W. Satinwood Drive where 
many children live and walk to school aod to subsequent 
pressure to widen this street in the future. 

5, Such a drastic increase ia residential density could 
lead to increased enrollment pressure on Wilson School. 

ln addition, we would like to express o~r concern that there has 
been no ~ntion of a plan for open or park space in conjunction with 
this proposed Comprehensive Plan Amendment as di rected in 1980 
Comprehensive Plan Text 8.14 " Residential developments shall have 
adequate. open space to provide for a high quality environment." 

.I 

• 
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~us • the net effect of thl.s amendment would appear t.o be a drastic 
increase in the resident ial density of our neighborhood bringing with 
i t all the attendant problems of such an increase. 
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Corvallis Plannln& COII!IIlission 
180 ~.w. 5th Street 
Corvallis1 Oregon 97330 

Dear Planning Commission Members~ 

May 1 , 1981 

As n.dghbor,&: of the Elks Club property ~e w:lsh to express to you some 
of our concerns about the proposed Dist~ict Chang• of this property from 
R.s-3.5 (Lov Density Residential) to RS-12 (Medium-!iigh Density Residential.) 
(DC-81-2) w:lth a Planned Development Ove%lay (PD-81- l). The proposed 
Corvallis Congr·egate Car:e Center bas been designed for only a 2 l/2 acre 
portion of t.his 15 acre property. 1\hia leave~ 12 1/2 acres for vbic:h no 
plan bas bean developed . AB residents of the 'imme.diare Jleighborbood, we 
feel that this large parcel should not be developed haphazardly. Any 
develop111ent plan should allow for a gradual transition from our lov dens-it:y 
residential neighborhood to the medium-high densitY a r ea. It. should also 
take into account that adequate open space be provided so that the low 
density appearance and livability of our family neighborhood be maintained. 
(1980 Comprehensive Plan 'J;ext 8.14 "R.esident:ia.l developllletlts shall have 
adequate op~ space to pt"ovide for a high quality enV'ironment. ") An 

·. 

• 

overall plan for the future development of this entire property vould • 
assure us that our concet"n& have been addressed. 
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,----- mor~an. r~an e. Assoc.iat(~. inc..------..;.._ 

... •' 

. ~~~E:.~~~ • 
February 19 1 1981 

Honorable Mayor and City Council 
City Ball 
Corvallis, OR 97~30 

Honorable Mayor and City council! 

FINANCE- DEPARTMENT 

On behalf of our clients, the Corvallis Elks Lodge, William 
Colson, and Al Carrick, we hereby appeal the Corvallis Planning 
Commission • s denial of zone change cas.e number PD-80-9 fo r 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 Comorehensive 
Plan and Statewide Land Cse Goal 10 - Hous1ng. As well, the 
C'Oiiiiilission action blatantly ignored a clearly demonstratable • 
public need that could be satisfied by reasonable , practical 
means. 

1 will appreciate written confirmation of the date, time and 
place of your public hearing on this matter as soon as possible. 
Thank you fo r your time and consideration. 

cc: Corvoallis . E.l ks .OL9d.ge, 
Bill Colson 
Al Carrick 

•• '1. ,. 0 

!o o 0 Oo ~~P._~Jyt;p .... •• , f .... 'I' 

CITY MANAGER'S OFFIC£ 

Urban and Reg ional Plcnnlng • Design • Governmental Processe s 

·' 

• 
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EXCERPTS FROt·1 THE CORVALLIS CITY COUNCIL MEETING OF -~A~p~r=-=i:.:::l--.:::..6.~-. -::1:..::::9=8=1 ____ _ 

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 
questions 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 regartiing 
the Congregate Care Center and outlined an alternative process 
for amending the Comprehensive Plan to allow a medium high 
density residential district (RS-12). 

John Morgan, Morgan, ~yan 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 build this year. 
He further requested a 30-day period for an extension and that 
the Council initiate 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. 
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EXCERPTS FR0t,1 THE CORVALLIS CITY COUNCIL MEETING OF _..JAwp~r:..::!i:-:1~6.~... • ....::1~9::.::8:.,::1 ____ ~ 

Planning Director Coffee and Deputy City Attorney R.odeman 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), 

.. ··.'. 

•,- : :-o. o,,;!""; • • ') , .• , ' •• • •' ''-' • ' ,I ,\.!, ~,: ... .. ;'t ,o;1: ' '! l .. o-.lo, j , .._ 

• 

• 

• 
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. · EXCERPTS FRDr·1 THE Ct ·.ALLIS CITY COUNCIL MEETIN(1 OF March 2, 1981 

D. FINANCE DIRECTOR 1 S REPORT: Finance Director Thompson 
directeci the Council 1 s attention to an appeal of the Planning 
Commission decision, PD-80-9 - Corvallis Congregate Care Center 
(Elks Drive). It was moved, seconded, ana unanimously passec1 to 
set the appeal hearing for April 6, 1981 at 8:00p.m., the place 
undetermineci. 

.. -.... . . . . · .... ::,. . ... . . ·. ·. ~ .. ":'_· .. ·· . 
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, I rr·' 
LEASE AR.cA PLAN 
{or CG>LSO# f COLSON CON..STRL/CTION · 

tn LOT .!!1.HL.K 3 1 ELKS ADDITION TO 
THE CITY OF CORVALLIS 

N1 THE H.C. .t...E'WIS OL.C 47) T//5,~ RSW1 W.AI. 
.BeNTON COL/NTYJ OREGON 
NARCII IS,~ 1..98.3 SCA,LE: I"- lOt)' 

.. 

trjllf'RATIY£ 
Tht3 pla,n ,rep,.e.3eA~.s a, a,.tNJ ,." 
be leased f'PlMt the co,.ya//,1$ Elks 
Loafge /o,. ,.~t!' /ocal"to.n o-1' ,.M 
Co/1..9~'".!Ja'l"e #ou.sMq Ce"-1-& ~,. 
AcTive E/afe,.'r. TKe r't:t~"C~I ..,.~ 
a,nc( acrea:;e ~,.~ ;a~<e,p ,t'~ ,.h~ 
Ol"cntlec.,.s; renatt'"/17/1 O/lq J~.I'#C­
I'!tJI'I$ a-net ct?m,.o.ut>ea' IJa..sed t:JI'I s~-.~te 
p/ar- of' E/k.s Aeee:h7""1t:J/1. T'ltJS Atop 
do#s //Of ,.epre.se,nr a Dt?vneta,ny 
..stt,.vsy. 
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CORVAlliS 
~CQ14.11/MN UY*II• 

Jerry Nelson, True~ee 
Corvallis Blu BPOB ~1413 
3892 NW .1a11eson 
Corvallis, OR 91330 

R!: Minor Land Partition 86-2 

Dear Mr . Nelson : 

CotamuJ>Iry One~ Semen 
Pl4nni'ng and Hous11>9 
180 NW F"l flh Srreet 
P.O. Box 1083 
CorvaUis. Or~;10n 97339·108·3 
(503) 757-6908 

The CitY staff hae co•ple~ed tbeir reviaw of your requee~ for a 
Minor Land Partition on the parcel identified •• A••-•or •a Map 
•tt-6-23A . Tax Lots 1000 and 1100. Listed below are Conditione 
of Approval you will need to •••t before the Minor Land Partition 
can be approved. You have one year troll the date of this letter 
in which to complete the condition8, after whicb tiae this 
application will become null and void . 

Conditions of Approval 

1. A survey and new legal descriptions contoraing to the 
standards established by the Land Development Code, Section 
113, shall be eubmi~ted prior to final ~roval . The map 
containing the survey also needs to show all structures , 
driveways and easements. 

2. Permanent easemente tor the following shall be submitted 
~rior to final ~pproval : 

a. Access to the Elk's Lodge parcel acrose the 
Congregate care cent'er parcel. 

b . Any utilities crossing one parcel to serve the other. 

lt you hav~ any questions regarding these conditions or th~ M1nor 
Land Partition. !e~l free to contact ~• at 7&7-&908 . It 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:lh 
cc: Elizabeth Papadopoulos, Uti"lity and Transportation S~trvices 

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 

MINOR LAND PARTITION APPROVED BY: 

Community Development Services Manager 

City Engineer 

Reference Benton County Surveyor's Office 

2 

Date 

Date 

Date 

cs 
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COI{VALLIS 
E1111M4.:••1G Cl'~•••uwr t ~·~•t>• 11 ~ 

dune 23, 1988 

corvallis Elks 8POE 14l2 
4114 Elks Drive 
Corvallis~ or. 97330 

RE: Minor Land Partition No. MLP-88-2 

Dear Sir/Madam: 

Comrnumly Oevt'loproent Services 
lluth.lhlq .ororl lh' l'lt•PIIIPMI 

511 l SW Mmh~'lll Alll'IU.IP 

I' o Hull wa3 
Corvallt•, Urnq r\11 'l7J34 1063 
(50:11 7b l fi!ll!!1 

'l'he City staff has completed its review of your request for a 
Minor Land Partition located oh 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 o£ this letter to 
complete tbe conditions of approval, 1a£ter which time your 
application will become null and void. 

Conditions of J\ppro11al 

1. Prcvide a 50 foot-wide access flag from parcel 3 to Elks 
Drive. This piece o1 land shall be made a part of parce.J 3. 

1. . The location of the saoitary sewer service lateral shall be 
determined and verified in the field. If ~he sanitary sewer 
service lateral for the Elks Lodge crosses the access flag 
for parcel J a temporary private easement is needed. This 
easement s hall be written so that it terminates upon 
dedication to the city right-of-way. The easement shall 
also clearly indicate which part is responsible for 
constructing a new service lateral . Its future location 
will be determined by city staff when its relocation bec omes 
necessary. 

1 . Consolidate tax lots within parcel 1 so that tax lot 1400 
qoes 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 . Provide a 20 foot-wide public utility easement across 
parcel 2 for the extension of the public waterline to parcel 
3 . city Engineering Staft will work with the applicant to 
determine the appropriate location for the easement. 

Ntf tl ~ 
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CORVALLIS ELKS BPOE 1413 
~INOR L..I\ND PJ\R'riTION NO. MLP-88-Z 
~tune 23, 1.988 
Page 2 

G. Provide a 20 foot-wide public utility easement, across tbe 
eastern edga of parceJ 2, for the possible extension of 
sanitary sewer from Elks Drive to parcel 3. City 
Engineering staff will work with the ~pplicant to determine 
the appropriate locatlon for the e~sement. 

/. Have the approved parceL configuration monumented and 
su=veyed. All easements .shall be shown on the survey map. 

~- Update the partition map to reflec~ 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' OO'' W. This will include all land previously 
approved for the Regency use through PD-81-1. 

1 0 . Legal descriptions shall be proyided for parent parcels 
(existing) and all new parcels. 

Review of your application by £n9ineering Services and the Fire 
Department also raised issues relative to the future developmen t 
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: 

L. Copies of the survey map are submit ted 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 ori9inal survey map. 

J. Original survey map is brought to City of Corvallis 
Development Services to obtain necessary City signatures. 

4. Original survey map with required City signatures is filed 
witb the County surveyor . 

5 . A copy of the filed survey map and legal descriptions are 
provided to Deve.lopment Services for recording of the minor 
land partition. 
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CORVALLIS ELKS BPOE 141J 
MINOR LAND PARTITION NO. MLP~BS-2 
June 23. 1988 
Page 3 

Upon completion of the conditions of approval, the survey and 
l ega l descriptions will be recor ded by the City at Benton county 
Recorder's Office . A recording charge of $5.00 per page {8 l/2 x 
11) shall be paid by the applicant. !l'he recording fee should be 
paid when this letter is returned. Please make checY.s payable to 
Benton county Recorder. 

It you have any questions concerning the above conditlonsf please 
f eel free to write or call (757-6929), If you agree to the 
above conditions, please sign the Minor Land Partition Agt:eement 
and return this letter to Development Services. 

Sincerely, 

.J~ P I<.Mr" 
Joseph P. Kasper 
Associate Planner 

sh 
cc: Elizabeth Papadopoulos 

Darrell Kahl 
Dave Artz 

I hereby agree to the abave conditions of approval of ~tinor Land 
Partition (MLP-BB-2) . 

Signature of Legal Owner 

MlNOR LAND PARTITION APPROVED BY: 

Development Services Manager 

City Engineer 

Reference Benton county Surveyor's Office 

Date 

Date 

Date 

cs. __________________ __ 
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Jo: Joe Ka~o~r. OavelooMenl SerViCEs 

;;~ub_tec·: Proooscd 1'111nor land t~ar-tit1on. HLP BB-2 
11 s-.,3fl tl 1000 ttc-l0 1101 1~00. <t44 tJI.J c:tlz. Or1 

fh~ Ells BPOE 1s orooo~1ng to ~reate Lhree parce!s or, t.he !Ide> c:urr-ent l v 
1 onl<.nnHlg the E ll·,s Lodge 0111d ll'lt! Regencv a • OIIQragate c,:~r!! facil!lv, 
lhe 51;e orlc!ncllv con~! led of twc oarr.el~ Cand lwo t:~.~ lnhl but 1n 
1996 and 182i GdOllLonal ta l~~D were ~r~ated Wl\hout ~1nor Ja~o 
ua~ · ltton aop~O~al. One of ~he~e l~~lot5 hd5 lnen been oold tn e·Fec: 
l'laltng U a S~l~arale carcf:l. fhe .:oncllolOn5 fer lk1;; prop:::-&ed o:~rt11.c 
1n~lude itc~s lhot w1l! meel our CPncern~ regard.n~ L~e ~he ear!le~ 
p~rcel creal&on. 

lh1s 1"1e1~o c.~o:lf1t.a•ne <:onddtont'l ,f i'lOPrcval 411d f'utura de,elonMen! , Jn~,;ern& 
tnat we woulu lJis tc ~al ~the de\etooer aware cr. 

~rQo~~ed oaruel 1 wht_h waul con•oln lhe lodQe an~ c lodge drl~ewav 
that Ls acc·es _IJ iro1>t the rcQencv oarcel. 1S ••tode ro ::f taxl, tr. e0ib: 
1400, and a cor tlon of I 100. Th~ae la.dots !'Ill t lle copsol!r.JoJI.f!rJ Lo ensure 
th~:~t that no oor t11m of the [Jarr.el would lotsr he sol~. In addltLon lf 
lhe EUs Lodge tl.i'!r"ccd de:~H•es lo r::ont1nue Uu~ng tie ec;slern drl !!W<"Y. an 
acc:es.s e<l.se~Menl ano l'la!nt.::rrance agre<:nenl "'houlrJ b~ :1reoere11 end recoroeo 

long Wlth the oarce! de~d5 

Propo~ed nar·r. I ., Whldl w;,uld t'<lnt;nn lt1~ Re:genc~ 1~ alr-e<:uJ• a olnQJe 
te~ loi ( ta lot 1131 ), How~ver the land \o ~t1e ::.oui:r of thtl r"(!DI!.ncv 

(tarcalt.l65 111lended to serve a~ noel'l soaoc: fnr lhe Re.c;encv. fhua the 
ooLJtne,..n bour1Uerv of Ctii"'C I 2 aholild b~ e>!Lendcd to H·e ;:;o"lh ta .nr:lude 
ha ooen qece ln add1t1on easeMent; ror the e len~lcn nf puUllC aewer 

ano wa~er to o~rcet } ar = n~ednd 

Prop{lSe;d par~el 3 { U1e soulttot"n port ten of laA lot 1 1~01 1!1 ••ndevelo[)ed, 
u,,LJer H~> tiJrrenl i?Onlng anot·o Jt•lately 15 sLnole-fal>aly Uwal11nbs could 
ue buill en lhJ, J.,nd. In ortJer Ia accc.JJ'!lodale lhc:~t 31qOUnl ol' UI3Velool'!ent 
nubltc u ltll ~I.~!! a:nd a road~lev II!Ust b~ exi.enderl l ~ ~he :>1 te Tit•!! oarcel 
cnuld ll4 1nt &ne oubl1c 5tor~ drain S1ileM bv -onnecttnQ !o the l&ne 
e ten~ed uo Tr~~ Au 4 UI'In Pl3c~ W-lPr ser 1~e ~ould be ~r-vJd~d fro~ · he 
ltn.:: hai "erve.11 1 t.::::: Ragenc:v ln order lo ell w f .ur~ e tens1 n Oi i.hsa 
l!ne 0 :0 root-~lde o~o11c uttlJlV ease~ent ac~OS5 ~he Regene u~rcel lS 

11ecess.:;ry. ;l,,n1 turv ::uer l not olrec1.1 1'1 e tlaule t=: oart:el .'i. The. !'losl 
log!tc.l loea~1on for a santlarv eewer e. ter;&Hin 1:, froM So.nHtWPIJd £1r111e, 

llel!clll5E i11al ~> tcn61on t.•oultl 1&11ve to cror.s rii"L/Uerl11 that ls unrJer another 
ownershto taMe lv extensu1n of service a nal auaranlaer;; I:Jr- l.llla re.aaon 
B -0 fcot-wldc oubllc U1.1llt ~~=eMeni rre~ Ell~ OrlV~ along le e3~ter-n 
l~n- of the ~~pencv ~arcel ~hould be D~"'O taed. 
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Parcel 3, as orooosed cloee nat ~buL a qu~li~ roao~cv tt 1 c~nn~~ L:d Lo 
Elt r. Or1ve V1o dn e~scMeni ac~o~~ lhe we~tdfl boundar of parcel 2 F~r 
rlev lcpment 01 care~' 3 he It would •equ1r~ con t u~tsGn of d 

s~anua~d aub!1c roodwcv -cJlowed b~ !ls deotcalson slnnQ w1•t 50 
foot-wide r~ghl o -•~ay. to \h clty. 110 caas,.,enl. ac:ce5:; would fut·ec 
ar:Jddtcnal negGltaltons •.1dt1 (ha owner £lf tiercel I l.lelore deveiQUN€H1L 
t;;CJUJ. u i.l;)CUr beent..fie of L h 1 !I an eaesl'lc!l' t acce 5 ~IOU 1 tl noi or•>Y 1 de for 
tm1e.t::ntlendv r:levtdoosb1e t:Jarc-:=ls :n addl~lon t•&t a e no •oo ~:~raohtc.:l 
or develnol'".eni. ,.~5tr1c;•LOfl "''llch l!lould ,.,ale <! ila 1 <!-cess unrea!lenabl;: 
Tn.,reipro= ;ne tJOullOdr_. c;,f narcf!J 1 ~nouJ<l be !'loved 50 ieet o Ltte east 
.'! Jtrl ll>e 1;:m1 •a lhe ~•e'!.t of the relocaterl bnundarv !Should be l"lade ' oarl. 
of Porce I 3 fo• rJUrreh l ~nd t u ltwe accenJ> needs. 

Ow· re:. rd:o tn '1 ate that Lh~ o::JO\l~::~r· • ->l:lllf:r se:r-v1 ·e Je;~~al ·or tnE ;: 
Lodge nd eros~ the araa where tne acte 5 fla~ for oarce ! wtJI he 
I c;:ale d lr thJs I'- the C•Se a onl/al.e e.a;;~Menl for Lne o:r"osslng ts 
nece:u .. ttry. Hr,t.lever tlie C:J lv does not all~1w prH•al.:! fa,;llilie; to cr.:.s;. 
11ui.Jl.!r. rlQh15-ol'""•4av so oJIIen lhe ac.;ces!i lag Hi d!!rl~ ·aled l • ltte c.d:. 
Lhe laleral would ha.e to be abandcnert and relac~led. 

Uhen devei:>OMIW 1!1 orooo!:lilri for oar~d 3 l ta e ucclt!d h•et ihe owner 
or the oarc.el wl II l"orl WIth Lhe owner n f the oarcel 11r L3nd to the we;;t 
ln cr·d..,r t.o de,eJoo bett!:r 011bJ1c utll tv locatlcn!!i Fore el"'!olc oul:l.;: 
s~n1tar sewer ~!pht be orovldEd fr"o~ SaL~rwaod 0~1va. This at Qn~ent 
~ould ~eve bott prcp:rt1e& ana 5l~C6 ll woulo be slw~ ar han a l~ne 

c~ sslng ihe reoen~~ oarc~J ~he dev2loper could realize~ coat ~e ings. 
Ll t ew1 ~e 1 stor ,, rlr ~ 1 nagt= ore 1 ded FroM .-a 1 nwood au J d serve U1e western 
s1de of osrcal ;!i. F1nallv w1Ler- foJ• tl<Jrca! 3 woultJ neecJ to be loooed 
Th<1 line could cur1nect froM lhe RegencY lir•e cnJID c r.::e13 and Lhe 
orooer~v to Lhe ~est. and ll~ 1r'~ (he wa\e~l!ne Jn 5 tinwood D~lve. Th~ 
loooed ltne ~oulg erve ~11 o r lhe oroaerL!es 1t cro5·c_ dnd ma cc~t the 
de•elooe- of oar~eJ 3 less then alternate &11gnmenL~ aJht 

CONOI rJON~ OF nPPROUnL 

Provide ~ 50 foot-~t~e ~cc~ •laQ Fro~ oarce - lc El~ 
OJ.BCe of l3nU shall be Pliide a o.ort of ca,...cel 3. 

-. • l .S 

2. The Loc.:dtl:in of the aanlterv .sewer t>ervice laier·c!l .hall I:!<! rletarMinecl 
urld yer·tfted U"l the:: held. If rhe santt:~rv sew&r ::er !Ce 13tar:sl :or the 
Ell Lodge croae~s ne acca&e tlag ror nareet 3 a le~oorory o~lvete 

00ll-tl!'leril 15 net.t:led, ~h1& ea--eMf!ll1. a hall ba ~o.•rlt ten 1:1" ttlal h \er'•l na;-ali 

uo11n r.aedtr;.c•tton to the c.tv or t.he rJgt~t-17f-way. Th" easf!lant hall a!c:o 
cl!!a·ll. 1nd1tal a rJhtch oat t 1s resoomuble for CHHrEitr•ucl.tng a fJtlW 
e.orv1.0 l"'teral. fls futur<!locabon will be daL:!I"I'!II ,tHJ b~o ctlv etdPf 
wh~n 1ts relnca\1QO become~ necetsar~. 

3. Con~ol~date a Lot~ W!\~ n nar~el I s tha !a 
becoMe a seoa1 ate parcel. 

ct 1A00 do ~ not 

Prcrvlde and record a r•tmtprocal !'latntenartce a11d l.!~.:cc.~s _asef!lerli 
betw.,er cereals I and Z Fo1 ~.; nllnuetJ u c• 1 he f.lle!>terrt flle. Lc.~dg., 
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5 ProVide 20 rool-wlde DUiliLC: 11t1btv eoil5e,ldnl rlcrocf pt\ Cl':i 2 t~r lhe 
exten:don uf h!l oub[tc walerl r,e ~o oarcel .3. lly EnQ.Lne,rlfiCI t~r 
WLll ~2rk wL h lhe ~ool1cdn~ tn de•~rm1ne 1he aoorcor_al: o etlon -~r 

P e ""'""e~•enl 

eogE< or o.;r •• e I ' 

for the oosiSLblt! e tens ton or ll!nl l.:wv sc.1t.ote~r• trtJ~l Ell<s Or.tve LQ rat r::e1 3 
• •• atv EIIQJnaertnp s~aff wdl ,,,,,,..] l•tlth the afJOllc;Finl {o delerf!ltte lhe 
ttooropr!:>\"' lo aL on "or Llie eaeel'\.::nt. 

'7. ltav::: the aporoved oar-el cunt l~urat.ane. MIJifui'lenl;:;o anti -IJ ve .,d l_ 

aa:.cr.~en!~ 11hal I be ehc... n .h- ~urv,., l'!aCJ. 
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At'I'U C:A1 I() N run: 

M IN OR LAND PAH.TfTION & 
LOT LINE ADJUSTMENT 

Cn•tWHt~HI \ l .)"·~lal•nto fi 
Utt'~'"'lCHt 
I' 0 li••• tUtl\ 
( "'"llll (.)M !7JI9•1UWI 
1S1 +6905 " •• • 

1\PPll CAI(f; 

111\UPE H 1¥ 0\.INEft• : NAME ____ __;s:...;a:...;m::.e=._;;.a;;.s__;.a..;.b.:.o_v.:.e _________ ...:PilONE _____ _ 
ADDRESS. ______________________ _ 

S IGN~lURE:._ ______________ --rr.-
lil 

' Whtrt th t o"nor llnd tDPih;onrs d fl lor', wrHto, oufllor h e.tlo" by ovne r Is ~""ooutrtH.I , 

PR tlf'EI1 rY L OCfl'f I ON: 11001\E S S __ ..;:;4.::.4.::.4.....:.N.:::.W_E::.L,.,K~S~D::.:R~I:...:Vc:E,__ ______ ___,-::-::-=-~=--:-,-:; 
1000,1100,1101 

ASSESSOR ' S 111\1' NO. __ ..:..I.L.!-:..5~-;;..:2:.::3:.:;A:._ _ ___ TIIX LOf~O:::......, _ _ _ 

f Tht Alttuorts Hap Hv11tMr lto~nshlp/rtno•l t tc tlon) tnd the tax Lot "u"btr c • n bt 

lound on your tax sl e l tPJ\O f\t on f ht vpper lt lt J lde or bt f J'It At: snJor's o'l lco. l 

liEVELOI'~IUH 015rfliCT T . L . 1100- Rs 3 . 5} T.L. 1000&1400- P.A.O./T.L. I 101- P.D. 

EXJS'! JNG USE OF PROPERTY T . L. 1 100-vacant,T.L. 1000&1400-Ellts 
T.L. 1101-Regent Retirement Center 

f1110f'OS£() USE OF PROPERTY Existing z.oni.ng /use to remain 

OAr£ UF LIIST f!MTITION ( If Kno-wn) ------

PROPOS£0 LOT SIZES - Parce i Jo;l.l{ 1. 7.76 Acres 1J 2. 5 . 69 Acres )tX3. 3.12 Acre 
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DRAFT PROPOSED ZONING & COMPREHENSIVE PLAN MAP CHANGES 
{Includes Planning Commission & City Council Recommendations) 

Last Rwlsed 11-8-2000 

__ ... __ 
-------------·-·-­-------------------------·---

-~---0---

·-­-------·---
-----

.., .. __ 
~ ::.:.~t=t- I 
..J =--===-- 1 
) ==:.- I 
) r=rn;;e:a: I 
) -- I 
) c:==..-=... I 
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Excerpt from adopted Comprehensive Plan Map and 
Zoning Map corrections I 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 portion (Tract B) is unchanged from its previous 
MD (Medium Density) designation. associated with case 
CPA-81-4. 
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A 
CORVALLIS 
ENHANCING COMMUNITY LIVABILITY 

CASE 

REQUEST 

APPLICANTS: 

LOCATION 

CORVALLIS PLANNING COMMISSION 
NOTICE OF DISPOSITION 

ORDER: 2006-025 

Satinwood District Change and Tentative Subdivision Plat 
(ZDC05-00009, SUB05-00005) 

1 . Removal of a Planned Development Overlay from a vacant 
1 0.12-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 additional5.89-acre parcel). 

9th Street Partners, LLC 
202 NW 6th Street 
Corvallis, OR 97330 

OWNERS: Samaritan Health Services 
3600 NW Samaritan Drive 
Corvallis, OR 97330 

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 
fnllnutinn infnrrno:ttinn rn11e>t ha inl"'ll1rlarl· 
1\...111\.JVYIII~ II IIVIIIII;..4LIVII II U .. AUL U\...1" IIIVJUU\J\...1. 

1. Name and address of the appellant(s). 
2. Reference the subject development and case number, if any. 
3. A statement of the specific grounds for appeal. 
4. A statement as to how you are an affected party. 
5. Filing fee of $240.00. 

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:\CD\Pianning\Development Review\District Change\ZDC05 Cases\ZDCOS-00009 Satinwood District 
Change\Dispositions\PC _Dis position. 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 
at the Community Development Department, Planning Division, City Hall, 501 SW Madison 
Avenue. 

~ ~ ~-r=:? :f±·~~ 
David Graetz, Chair 
Corvallis Planning Commission 

Signed: February 16, 2006 

\~ppeal Deadline: February 28, 2006 

·Expiration 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. If 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. 

L:\CD\Pianning\Development Review\District Change\ZDC05 Cases\ZDC05-00009 Satinwood District 
Change\Dispositions\PC _Disposition. wpd 
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Page No. 
Condition 

No. 

All 1 

CONDITIONS OF APPROVAL 
(ZDC05-00009/S U 805-00005) 

Condition Language 

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. 

L:\CD\Pianning\Development Review\District Change\ZDC05 Cases\ZDCOS-00009 Satinwood District 
Change\Dispositions\PC _Disposition. wpd 
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Page No. 
Condition 

Condition Language 
No. 

23and 24 2 Tree. Preservation and Re12lanting -As proposed by ttje applicant 
and shown on Attachment G-46, 13 exfstlng significant trees wlll be 
preseNed on the subJect site. A certified arborist shall specity, in a 
singular report completed for the entire slta, the provisions necessary 
to ensure survival of retained significant trees klentltred on 
Attachment G-46 as "Existing T(ees to be Saved." This report will be 
submitted to the City for review and approval prior to issuance of any 
excavation and grading, erosion control, PI PC, 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 or 5 feet outside the canopy's dripline. consistent 
with Section 4.220.c of the Land Development Code. To assure this 
protection, a minimum 5-foot high aonstructlon fence shall be 
Installed 5 feet outside the canopy's drlplfne prior to any grading and 
excavation of the development site. An exception may occur upon 
Inspection and a recommendation by a certlned arborist. Existing 
trees and aonstructlon protection fenees shall be Illustrated on an site 
plans submitted for excavation, erosion control, PI PC, or building 
permits. 

a . A. Deed Restriction on Tree Removal and Tree Planting: 
Concurrent with recordation of the Final Plat, lots 1, 2, 22, 23. 
and 34 shall have deed restrictions recorded agalnsllhem to 
prohibit cutting significant trees noted for preservation on 
Attachment G-46. ShoUld the ·health of the tree pose a safety 
hazard, removal or limited pruning may occur upon inspection 
and a recommendation for pruning or removal by a certified 
arborist. The City Forester shall be contacted before any 
significant tree ·on these lot~ is removed due to a hazardous 
situation. Concurrent with recordation of the Final Plat, lots 7-
12, 14-33, 35, and 36 shall have deed restrictions recorded 
against them that inform U1e lot owner thai 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 to the City for review and approval. 

b. To ensure that some of the eXisting tree canopy coverage on the 
development site is restored, the applicant or developer will 
Install a total of 291 new trees, distributed as shown on 
Attachment G-44 within lots 1-4, 7-12, 14·33, 35-37.44,45, anrl 
52-55, and Tract "A". All trees installed In these locations will 
have a minimum trunk caliper of 114 inches at the t1me of 
Installation. As proposed by the applicant, a separate automatic 
irrigation system Will be installed to mainiain the trees located In 
lots 7-12, 14·33, 35, and 36. 

c. Replaceme11t trees shall be chosen from the list of spectes 
provided In LOG Section 4.2.60, or as approved by the 
Community Development Director. 

L:ICD\Pfannfng\Development Review\District Cl'lange\Z.DC05 Cases\ZOC05-00009 Satinwood District 
Change\Disposflions\PC _orsposltioo.wpd 
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Page No. 
Condition 

Condition Language 
No. 

28 and 29 3 Landsca~ing Construction and Maintenance -The following 
landscaping provisions shall apply to overall development of the site: 

a. Landscape Construction Documents - Prior to issuance of PI PC 
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 LOG-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 

I I 
well as along new local streets and within Tracts "A", "B", and 
"C". A Maintenance Bond (or other LOG-approved financial 
security) shall be provided to the City to cover 50 percent of the 

I I costs for landscape materials and labor (plus costs for 
administration) associated with landscaping installed along all 

• • • •• • • - • H • :' u-!! • H --:." streets ana Wltnln 1 racts A , ts , ana L.; • 

L:\CD\Pianning\Development Review\District Change\ZDC05 Cases\ZDC05-00009 Satinwood District 
Change\Dispositions\PC_Disposition.wpd 
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28 and 29 3 d. Home Owners' Association 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 "8", and Tract"C". 
·;·.f.;; ·; 

". 

28 4 Review and Aggroval 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 entireiy contained within the 
respective lots. 
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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 1O-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 mav 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 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 4.0.90. 
Note: Land Development Code Section 4.0.70 has been amended 
to establish street lights as public utilities. Under the revised Code 
Section, developers shaii provide an engineered design for street 
light installation; obtain appropriate electrical permits from the 
Development Services Division; and install the street light system 
concurrent with public improvements. 

31 8 Riaht-of-Wav 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 

1 Improvements. 
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32 9 Transfer of Satinwood Street lmgrovement 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 11 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 Strig 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 vvater 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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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 
Aumann Building. 

38 15 Sanitary Sewer Relocation - Concurrent with the construction of 
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. 

L:\CD\Pianning\Development Review\District Change\ZDC05 Cases\ZDCOS-00009 Satinwood District 
Change\Dispositions\PC_Disposition.wpd 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (90 of 156) 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 157 of 241



EXH
IB

IT X - PA
G

E 565

Page No. 
Condition 

Condition Language 
No. 

1,:. 

l~i;' 

39 16 Public Detention Facility Design & Maintenance Agreement- As 
part of the plans for public improvements the applicant shall provide 
engineered calculations for j:>re-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 1 0-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()[pownhill properties. The detention analysis shall contain 
a discussion on the feasibility of implementing infiltration during both 
wet ancl dry seasons. 

The design 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 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 detention 
facilities are accepted by the City. 
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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 downhill 
properties. The water quality analysis shall contain a discussion on 
the feasibility of implementing infiltration during both wet and dry 
seasons. 

All water quality 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 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 Landsca~ing 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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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 PI PC), 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. A signed writing from the Lessee declaring its 
support for the subdivision (SUB05-00005). 

Development Related Concerns 

A. Mailbox Locations- Mailbox locations shall be coordinated between the developer and the 
Post Office as.part of the public improvements construction process. 

B. Excavation and Grading Plans- Prior to issuance of any construction permits, the applicant 
shall submit im excavation and grading plan, including erosion control methods, to the 
City's Development Services Departmentfor 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. 

C. 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; Armx Corps of Engineers; Railroads; County; or Oregon Department of 
Transportation;. shall be approved and submitted .to the City prior to issuance of any City 
permits. 

D. 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. 
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E. Franchise Utility Pl;;ms :.. 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 4.0.1 00- 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; street 
lights; proposed driveway locations; vision clearance triangles for each intersection; street 
striping and signing (in conformance with the M UTCD ); and proposed street tree locations. 
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Satinwood District Change and Subdivision 
(ZDC05-00009, SUBOS-00005) 

Proposed Zoning District Designations 
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Satinwood District Change and Subdivision 
(ZDC05-00009, SUBOS-00005) 

Existing Conditions 

NOTE: Aerial photograph taken in 2004. 
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TOPIC: 

CASE: 

REQUEST· 

APPUCANT: 

LOCATION: 

ACRES: 

COMPREHENSIVE 
PLAN DESIGNATION: 

EXISTING 
DEVELOPMENT 
DISTRICT: 

PUBLIC COMMENT: 

CorvalliS Planning Division 
Report to the Planning Commission 

Public Hearing - February 1. 2006 
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 
(2:0C05·00009. SUBOS-100005) 

Removal of a Planned Development Overlay from a vacant 
1 0.12-acre property, whi•ch is currently zoned Low Density 
Residential with a Plannt~d Development Overlay (PD(RS-3.5)), 
and approval of a Tentative Subdivision Plat creating 57 lots and 
associated tracts on the 1 0.12-acre property. as well as on an 
additional 5.89 acres zoned RS-3.5. 

9'" Street Partners, LLC OWNER: 
202 NW 6'" Street 
Corvallis, OR 97330 

Samaritan Health Services 
3600 NW Samaritan Drive 
Corvallis, OR 97330 

The subject site is located at the southeast comer of the NW Elks 
Drive and NW Satinwood Streelintersection, and is also noted as 
Tax Lots 100 and 200 on Benton County Assessor's Map 11-05-
2:3AD 

1().01 Acres 

Public Institutional (Tax Lot 100), and a combinat1on of 
R•es1dential- Low Density and Residential- Medium-High 
D·ensity (Tax Lol200) 

Low Density Resident1al (RS-3.5) with a Planned Development 
Overlay (PO) (Tax Lot 1 00), and a combination of RS-3.5 and 
Medium-High Density Re·sidential with a Planned Development 
Overlay (PD(RS-12)) (Tax Lot 200) 

A total of 259 public hearing notices for th1s land use case were 
m.alled on January '11 , 2005. As of January 20. 2005, one piece 
of public testimony was received 

Satinwood D1stnct Change and Tentative Subdi\IISIOI1 (ZDC05-000091SUB05·00005) Page 1 of 51 
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APPLICANT'S PROPOSAL 

fhe applicant requests the Planned Developme!'t Overlay (PO) be removed from from Tax lot 100. 
which 1s currently zo!'ed PO(RS~3 5) This would result 1n RS·3 5 :aoning for this parcel 
(Attachment C) Removtng tl'le PO rrom the property would allow development to occur consistent 
With RS-3.5 01strtct standards and other applicable lDC requirements. without need or a pobHc 
hearing or compliance wtth Planned Development crilena 

In addit1on to the District Change request, the applicant has also apphed for approval or a Tentallve 
SubdiVISion Plat effecting both Tall Lot 100 and Ta11 Lot 200 A total of 57 lots would be created 
through the proposed subdivision. as well as lhree common \facts. It Is Important to note that Tract 
·a· conta1ns the entire area ofT ax Lot 200 that ls zoned PD(RS-12) The applicant has chosen nol 
to sutxl1V1de this portion of the parcel In order to avoid hav1ng to apply for a MaJor Modification to 
a Detailed Development Plan The Detailed Development Plan that was approved for The Regent 
Congregate Care Faciltty (DC-81·2. PD-81·1 ). which was constructed on the parcel lmme~h<!lllly 
north of the PD(RS 12) portion of Tax lot 200, also applied to that portion ol Tax Lot 200 
Therefore, any de~lopment on lh1s portion of T aY Lot 200 would require a land use apprcv111 
througll the Planned Developmenl pro•:ess 

CRJIERIA, DISCUSSION. ANP CONCLUSIONS 

In order for the Planning Commission to approve a Distnct Change request ano a Sutl<livislon 
proposal, the application must comply with applic:able Comprehensive Plan Policies and relevanl 
sections of the LDC The applicable cnteria. discussion of the proposal as relevant to these cnlena, 
and conclusions based on criteria applicable to the requested District Change and Subdivision are 
presented below 

BEPORJ FORMAT and ACTIONS REQUIRED 

Applicable Comgrehensjve Plan Pohc~ 

1.2.9 The appllcabl• criteria In all land use d•ctstons shill be donved I rom the Comprehonslve PIM 
nnd other regulatory tools thatlmplemont the Plan. 

The findings presented below are based on dec1s1on crltena Identified by the Corvallis 
Comprehensive Plan and the LDC Conclusions for each secllon of the report. and the overall 
recommencJation by Staff to the Corvallis Planmng Comm1ssion are comustenl with the diree110n 
provided by these documents 

Applicable Land Develooment CocJe Sec:lionlsl 

2.0.50.15- MulllplaApplh:..atioM Flh!CI Togethet 

When more than on!! apphc:<!tlon has been fllod lit one limo for a specific: ptopvtly or development, and 
any or those .:~pplleaUons would ordinarily be hoard by thn Pl~nnlng Commission, all oftheapplleauons 
shall be heard by the Planning Comrnlulon ;~t li1e same meeting. 
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Based on ORS §197.307, the applicant argues that the PO should be removed from the sUbJect 
property because the Plann•ed 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 a Conceptual Development Plan or Detailed Development Plan are currently 
approved for this property, tlhe current request must be honored based on additional 
requirements established b~· the Oregon Land Conservation and Development Commission 
(LCDC), as noted below. 

Applicable Requirements of the Land Conservation and Development Commtssion. 

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 de,ciston. as stated 1n the letter, is as follows. 

"Work Tasks 11 and 12 .are approved, subject to tl~e adoption offhe following specific revisions to 
Ute Corvallis Land Developmenr Code within 90 d.ays following any final appellate judgement on 
review of Corvallis' perl•odic review: 

(1) With the consent of lhe property owner, to• remove lhe PO overlay zone from residentially 
zoned property t'or which no Conceptual o•r Detailed Development Plan has been approved 
and is still In existence; and 

(2) To provide a process where a property owner may request and the City must approve the 
removal of a PO or PO overlay zone from residentially zoned property w here the residenlla/ly 
zoned property t1oes not have a Derailed Development Plan or a Conceptual Development 
Plan that includtts a Detailed Deve/opmenl' 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 PO 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 Comprehenstve F'lan Policies: 

Article 1. Introduction and General Policies 

1.0 Background- Sllate Planning Conteltt 

The Corvallis Comprehensive Plan is required to 21ddress Oregon's Statewide Planning Goals and 
Guidelines. as summarl1:ed here: 

Goal10- Housing- Specifies that each Ci'ly must plan for and accommodate needed 
housing types (t•(plcally, multi-family and manufactured housing). It requires each City to 
inventory its buildable residential lands, project future needs tor such lands, and plan and 
zone enough buildable land to meet those needs. It also prohibits local plans from 
discriminating aoalnst needed housing types, 

The purpose behind Statewide Planning Goal10 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) 
encour(l9e 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. lhe City needs to apply 
clear and objective development standards for deve~loped and undeveloped residential lands 
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A. LAND USE 

6J:mltcab!e Comprehensive Plan Policies 

40.11 Low Oonslly Rosldontlill : 2 to 6 unl\5 por aero 

Those areas will provldo low density residences and necess;sry urban services to maintain stablct 
resldenllal neighborhoods. 

Applicable Land Develoomeol Code Sectionls) 

Secllon 3.1 10 ·PURPOSE (RS-3.5 District) 

This dlstricl lmpiemenlli tho Low Density Compronen&lve Plol'l doslgnatlon, which allows a rangtt of 
2.0 dwelling 1m Its per aero. Ills int(lnded to provide low donsity famlly res1dantlai areas together 
with a full range of urban services tn orderto maintain stable residen!llll neighborhoods 

Section 3.1.20 · PERMITTED USES (RS·3.5 Otsltlcl) 

3., .20.01 • General Development 

A Pnmary Uses Permitted Outright 

!•I Resldenttal Us• Types 
• Family 

{b) Rosldentlal Bulldl11g Typos 
• Single Ootaehed 

The proposed use for !he 57--tot subdivision ts single--family res•dentral, which 1s an allowed land 
use within the proposed RS-3.5 District. The resultant density 1S 3.6 units per acre, wh1ch is 
Within the development density range required by the proposed RS-3.5 District. Other RS·3.5 
development standards. such as mimmum lot size and setbacks. are discussed below in the 
Compatibility Secllon. 

Conclusions on L~ 

The proposed Subd1vis1on meets ali LDC land use standards for the requested D1stnct. With the 
exception of standards that must be assessed through the building perm1t process. Therefore 11 
is concluded that the Subdivis1on proposal satisfies the applicable LDC land use criteria. 

B. NATURALFEATURES 

For purposes or the subdivision rev1ew and approv~l process. the extent of natural features on 
the svbject site is limited to signrficant vegetation and the existing topography As noted tn the 
applicants narrative. the subject s1te conta1ns a substantial number ol comfer lrees and 
deciduous trees (Attachments 0 and G-45) Many of these trees meet LDC cnteria for 
des1gnat1on as Significant vegetahon The follow1n!) discussion describes LDC requirements for 
preservat1on of significant vegetation and how the applicant proposes to meet these standards 
Proposed site preparation acliV1t1es and preliminary grading plans are also described 
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Apphcable Land Deyelopmenl Code Sect•onlsl 

4.2.20 ·GENERAL PROVISIONS 

n Whore land$cap1ng Is required by thos Code, dolallod planting plans and orrlgatton plans !.hill 
be submoltod tor mvlow with development permit oppllcatlon. OI!Volopment pormlts shall not 
b!l Issued until tho Ol"cto1 h<~s determined tile plans comply wllll tho purposes Cllnlso and 
spoclflc standards In this chapter. 

~; Slgnlrlcant plant anu trllo specimens &hould be preserved to the greatest ext!!nl practicable 
a no Integrated Into theileslgn of a development Trees of 8-ln. or greater diameter measured 
at a height of 4 rt above grade and shnobs (excluding bl~tckberrles, polsol1 o-.k, <1nd similar 
noxious vegetation) over 3 rt In height are consldnrod slgniOcant Plants to be saved and 
methods of prolectlon s11all be Indicated on the del ailed planting plan submlltnd for :~pproval 
E•lstlng trees may bo considered preserved only if no cuttlng, filling, or compaction of the 
soli t,11(115 place b11twoco the truoll of th11 lree and the are11 ~ It outside the tfel''~ drlplfne. In 
addition, the tree sllall bo protected from damage during coostrucllon by a construction 
fence located 5 ft outside thu drlpllno 

42.30 • REQUIRED TREE PLANTJNGS 

Tree plantings In accordance with tho following standard5 are roqulrod for all parking lots for 4 or 
rnnr• c~rs, publfc street front~gos, &'ld aloog provale dr1vn more th"n 150ft long Trees s1'1uff De 
planted outsldo the slroet right-of-way oxcopt whoro thoro Is • designated planting strip or City 
udopled street tree plan. 

Soleclion of species may be made from the fist In St~cllon 4 . .2 60. Alternate selections rnust be 
approved by the Director following written request. Frequency of trees In planting shall be 
determined by the typo of tree u~;ed. Treas 111 parking areas shall be dlsporsvd throughout tho lot 10 
provide a canopy for shade and vu1ual roliof (See recommended tree list for ollilmples; In each 
ciltogory). 

Medium canopy t,.,....es 
Large canopy treee 

Sueetlreu 
Maximum 30ft on center spacing 
Maximum 50 ft on center $pacing 

As stated in the applicant's prOJeCt narrative and shown on submi1ted drawings. the site conte1ns 
two distinct groves of Douglas Fu trees, as well as other conifer and deciduous trees that are 
randomly distributed throughout the stte. The applicant estimates that there are approximately 
1,440 trees in the two densely planted Douglas Fir groves. and another 36 trees generally 
located along the boundanes of the site (Attachment G-45) Of these trees. the applicant has 
approximated that a total of 534 are stgniflcant based on critena contained tn Section 4.2.20(cl 

Attachment G-46 notes that a total of 19 slgn1flcant trees will be preserver~. all of whooh a,e 
located along the boundanes of the site None of the Douglas Fir trees contarned tn either 
grove are proposed for preservation due to several factors. Ftrsl. the development plan lor the 
s1te Includes grading the existing topography 1n order to create building pads for each lot. 
Attachment G-47 provides two cross-sections of the resultant stepped profile of the stta To 
acc:ompllsh this grading profile. none of the trees in either Douglas Flr grove can effectively be 
preserved Notwithstanding Untform Building Code provisions, lne LDC does nollimit the exlenl 
or grading activ•lles completed through development (Condition G) Second. the appl1cant has 
provided a discussion on the logistics and llmitattons of altempUng to preserve portions or the 
Douglas Fir groves that might not dtrectly be impacted by the proposed grad1ng plan Sloped 
a•ea between the buildtng pads could potenttally be left undisturbed and provide space for 
preservation of ex1sllng Douglas Ftr tees. However. the manner in which these trees wera 
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have established a depende·ncy on one another for support. espec1ally the trees that are internal 
to each grove. The applicant has stated in the submitted project narrative that a ma)onty of the 
trees are in poor health as a result of these conditions Expenence has shown that the removal 
of trees from groves planted in a similar manner weakens the overall structural strength of the 
grove, and makes the remain1ng trees susceptible to ''wind throw'' In a residential setting. th1s 
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 a manner that Included a "cnlleal mas.s" to address the concerns noted above. 
While such an approach WOIJid be poss1ble, the benefits derived from preserving trees 1n thiS 
way would be concentrated 1n 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 Sat1nwood Street. An additional 175 trees are shown 
in the planter strips along thBse streets. In total, 291 trees would be planted on the site 
(Conditions 2 and 3). Combined with the 13trees proposed for preservation. 304, or 
approximately 57 percent of the 534 significanttree•s projected to exist on the site will be 
preserved or replanted. 

Section 4.2.20(c) requires that significant vegetat1on 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 wem 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 !:14 percent of the trees that existed on each site prior to 
construction. In each case, .additional trees were mqulred to be planted on individual lots to 
compensate for those removed as a result of either public Improvements or building 
construclion 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 Ad clition was not as structured or continuous as the groves on the 
subject site. Therefore, the l:ree distribution allowed greater flexibility for Incorporating existing 
Significant trees with the overall development plan ~or these subdivisions. 

Due to the densely planted groves and proposed grading plan, the subject proposal relies 
heavily on replanting to meell 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. ;3 port1on 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 c:omparable 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 Section 4.2.20(c), it is assumed that tree preservation 
reqwements were included i1n the LDC to address the importance of reta1ning the ecosystems 
services (e.g , air quality, waRer quality. energy conservation) that mature trees provide to the 
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commumty Approximately 7 5 acres. or 47 percent ol the 911e are currently canopied by the 
ex1st1ng trees Assum1ng that each of the 304 trees proposed to be preserved or replanted on 
the s1te ach1eves an average canopy area of 800 square-feet. a total of 5.6 acres. or 35 percent 
of the site would be canopted Stalisheal analysis of the canopy area range for the tree species 
listed in LOC Chapter 4 2 suggests a high probab1Hty of achieving th1s standard. 1f the applicant 
Installs trees from th1s Irs! throughout the site (Condltton 2) The mean canopy of the trees 
listed 1S 1.000 square-feel. and the med•an canopy IS 890 liquare-fee1 While the maximum 
potenllal ecotog1cal benefits of 304 trees will not be reali4ed lor ~lle~st 15 to 20 years. 
redistributing trees throughout the site will prov1de a greater port1on of the s1te. and the 
community as a whole, w1th those benefits G111en the atyp1cal manner In wh1ch the ex1sllng 
trees were established th1s method of reta1ning the long-tetn'l ettliOgical benefits assoc1ated 
with mature trees attempts to effectively balance th1s goal W1th the hous1ng needs for Corvalll~ 

Conctustons on Natyrat Features 

The applicant has proposed an altemat1ve to stnct preservation of sigmhcant trees that cunenttv 
ex 1st on the site As described above. the proposed grading plan does not allow for a 
substantial port10n of these trees to be preserved The LOC does not restrict the extent to WhiCh 
a s~e can be graded through the development process. except for prov1s1ons enforced through 
tM Umversal Bu1ldlng Code Therefore, those trees shown on Attachment G-44 and 
Attachment G-46 constitute an effort by the applicant to preserve stQmllcant ll'$5 to the 
•greatest extent pracUcaDit-". as requtred by Sectton 4 2.20 When combined with the addlttonaf 
trees proposed lobe replanted. the site would be reforested to an extent that provides a canopy 
area comparable to that afforded by the existing Douglas Ar groves Given these elements or 
lhe proposal. the application IS consistent w1th the apphcable LOC criterta listed above 

C COMPATIBILITY 

Determlnmg the land use compatibility of a proposed subdiVision reqUires rev1ew of LOC 
standards presented In Chapters 4.2 (Landscap1ng) and 4 4 (L~nd 01ViS10n Standards). as well 
as the relevant district's development standards. These port1ons or the LOC Identify 
development standards mtended to. tn part. ensure the compaltblllty ot a development proposal 
w1th ex1stmg and future surrounding land uses. Specifically, Cl'lapiE'~r 4.2 addresses 
comratibllity through buffenng and screenlng mechanisms. while Chapter 4 4 and the district 
development standards present requirements designed to Implement an overall functional 
pattern of development Within the City The fotlow1ng d1scussion idenhfles how the proposed 
SubdiVISion meets these compatibility requirements 
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street each lots faces. as lar as pracucaole 

e Lot Greding: Lot grading sh;sll conform to tho City's c:xcav11tlon ;snd till provisions 

The applicant has prov1ded an excavation and grading plan (Attachment G-46) Accompanying 
cross-sections Indicate that cuts 1n existing topography will be up to approximately 13 feel deep 
(north of Lot 181. with fills up to approximately 10 feet deep (south of Lot 261 An excavation 
and grad1ng perrn11 lhal adrlresses eros1on control and I he construction of proposed retaining 
walls w111 be required through the development process No excavation or grad1ng actiVIties may 
legally occur prior to Issuance of the required permits (Condition 6) 

f Building Liner;: Building setback tines may be establfsllod In il final plat or Included In COVOII~nts 
recorded as a pal1 of a plat. 

fhis cntenon will no1 be addressed until the Final Pial is recorded 

g. Large Lots· In dividing land Into largo lots that have potential for future lurthor subdiVi!Sion, a 
conversion plan shall be required. The conversion plan shall show street extensions utility 
utenslons, and tot patterns to Indicate how the property may be developed to Comproh&I!SIVII 
Plan denstlles and to demonstrate that the proposal will not Inhibit d.welopment of .adjacenl 
lands 

A conversion plan is not required as part of the proposed subdivtsion. The only large lot created 
through the subdrvision is Tract ·a , whtch is subject to Planned Oevelopmet1t rewew proVIStons 
Therefore, no development or future partitioning of lh1s Tract may occw wtlhout a Oetalled 
Development Plan approval 

4.2.40 - BUFFER PlANTINGS 

Bulferplanttngs are used to reduce building ~cale, provide transition between contrasting 
architecturol styles, and generally lllitlgate Incompatible or undesirable vtews. They aJe used to 
soften rather than block v1ewlng. Whero rGquired, a m1x of plant materials shall bo used to achieve 
the desired buffering eff oct. 

4.2.50 ·SCREENING (HEDGES, FENCES, WALLS, BERMS) 

Scre~~ning Is used where unsightly vtows or visual conflicts must be obscurvd or blocked end wflore 
privacy ;,nd neurlty are dn1rcd. Fenc.os and walls used ror screening mily be con5llueted of wood. 
concrQie, stone, brick, and wrought Iron, or other commonly used fencing/Wall material&. 
Ac;oust1cally designed fencos and Wtllh; are also usod where noise poilu lion requlrt~s mitigation, 

Wl1e1'9 landscaping Is usod for reCiuired scroonll'lg, it sllall be at le~sl 6 ft In helght and be at lent 80 
percent opaque. ;ss seen from a perpendicular line or sight, within 18 months lollowlng 
establishment of the primary use or th11 silo. 

4.2.50,01 • Ho1ght Lhnlt 

The height of hedges, fences, walls, and berm shalf be measured from the lowest adjoining finlshod 
grade. ol(cept whoro used to CCirTiply WtUt screening requirements for pariUng, loading, storage, and 
s1miJar areas. In these cases, he1ght shall be measured from the finished grade of such 
Improvements ScreQOing Is not permitted within vision claoranco areas, as dotormlned by the City 
Engineer 

a Height of hedges, fonces, and walli may not exceed ~ II In height wlth1n a required lront yord, 
uterlor side yard (stde yard facing street) or tho roar yard or a through lot (o~<cept whoro roqulrod 
by the Code or the Planning Commission to meet screening roQurremonts or as pormlttlld in "b" 
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to C11y standaros for Collector streets. mcludlng the o11-s1te section of missing staewalk 
beginning on the north side of NW Elks Dnve. or enter into an agreement With the Ctty • 
Including ftnanc•al secunty. that provided for the extenston when 11 was required by future 
development to the north. Samantan Health Serv1ces chose to financially secure lhe1r 
obligation •n the form of a $325,000 lien, whtch was attached to the subJect slle Pnor to ftnal 
approval of a Mmor Land Partitton or a Final Plat of the subject stte, the property ownar or the 
subjeCt s1te and Samantan Health Servtces should demonstrate that the $325,000 hen, 
currently placed on the property to financ1ally secure public 1mprovements to NW Satinwood 
Street, has been either transferred to another property tllal is a portton of the Good Samantsn 
Hospital Campus and/or presently owned by Samaritan Health Servrces, or an alternate fom1 
of security prov1de<l (Condition 9) 

Internal Local Streets 

The applicant has proposed to construct a local street network through the development sits 
These street extens1ons will provide the site with public access to the public street network. 
The proposed local streets should be situated w1th1n 50-ft public ROW's dedicated to the Ctty 
that tnclude standard 28-ft of pavement. curbs and gutters. landscape stnps and stdewalks 
(Condltio11s 11 and 12). Ttmlng of sidewall< Improvements IS discussed 1n more detatl wflhfn 
the Bicycle/Pedestrian Circulation Section of tots report 

To address neighborhood concerns wtth cut-through traffic in the near-by tletghborhoorls, the 
applicant has offered to establish an escrow to support haffic calm1ng measures on several 
nearby streets The applicant has proposed that prior to final plat approval, the applicant wrll 
place $10,000 1n escrow to support traH1c calming measures within one half mrle oflhe 
proposed subdiv1S10n that are approved by the C1ty wilhtn three years from the date the plat 1s 
recorded. Cons1deralton for, and implernentalton of traffic calming measures should be 
considered and approved through the Crty's Neighbort,ood Traffic Calm1ng Program and 
funded by the applicant's escrow (Condition 19) 

Traffic Impact Analysis 

The applicant's TIA 1s composed of a tnp generatton for the site unoer the Comprehens1ve 
Plan des1gna11on ol Residential - Low Density for the ex1sting PD(RS-3 5) zoning This 
antlc1pates traffic 1mpacts from dens1ty poss1ble under that d1striol des1gnatlon. For 
comparative purposes. the TIA also addresses lri.o generation for the proposed developmenl 
under the proposed RS-3 5 zoning The lflp generation rates for development are based on 
standards established by the Institute of Transportation E;nglneers and ara published In the 
ITE Tnp Generat1on Manual. 7" Edtllon One "l11p• is deftned as a vehicle leavmg from or 
arrivtng at the developmenl 

Single-Family Detached Hous1ng land uses (ITE #210) w~re evaluated ror the s11e under lhf' 
two low density zoning dlstncts and the proposed subdivision Table 1 summarizes the 
applicant's nndings 
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Tab e 1. Potential Trip Gener.ations u d n er RS-3.5 Zoning District 

AM-Peak Hour PM-Peak Hour 
ITECode# Land Ulse Scenano Umts 

TotaJ Enter ExJl Total Enter Ex1t 

210 Maximum Potential Development 96 DU 72 18 54 97 61 36 
PD(RS-3.5) Single Family Detached 

Housing 

210 Maximum Pot·entiat Development 
Proposed RS-3 5 Single Fam1ly 87 DU 65 16 49 88 55 33 

Detac~Jed 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 ha•s 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 tlhe 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 tl1at yields 57 DU or 43 vehicles per the AM peak hour and 58 
vehicles per the PM peak 11our. 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 99W, were found to be operating at an acceptable LOS "D" or better currently and 
through the project build-out The intersection of NW Elks Drive and Hwy 99W has been 
operatrng at an unacceptable LOS on the NW Elk.s Drive leg of this T-intersection since 1998. 
Since Highway 99W operattes 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 mobility stapdards. A left tum 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 wit.h 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 TIJ~ also assumed that about half of the site traffic is to and from lhe 
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 tnps per peak hour that would typically 
constitute a LOS analysis at an intersection. 

Finally, the intersection of I'JW Satinwood Street and NW Walnut Boulevard experiences long 
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east-bound left turn queues during Wilson Elementary School student amvals, whtch coinc1des 
with the GSRMC AM peak traffic. A recent May ~!005 traffic study for the Corvallis Clinic 
Ambulatory Surgery Center discussed thts conge:stion at the intersection. The May 2005 study 
noted that the traffic signa II timing at the intersection of NW Satinwood Street and NW Walnut 
Boulevard is configured sc' that the eastbound left tum lane on NW Walnut Boulevard receives 
a large amount of green ti rne allowing the left turn lane to clear. For added efficiency, the 
pedestrian crossing on NW Walnut Boulevard runs concurrent with the eastbound left tum 
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 tum lane queuing 

Conclusion on Vehicular Circulation 

Based on evaluation of thE! trip generation levels, proposed conditfons above, review of the 
Corvallis Transportation Plan, and coordination with other road authorities, it has been 
determined that the proposal is consistent with City development criteria under tis maximum 
potential level of development. Per the precedins1 discussion and as condttioned, the existing 
public vehicular circulation network can accomm01date the proposed development consistent 
with applicable City criteria. 

2. Bicycle/Pedestrian Circulation 

Applicable Land Development Code Section(s) 

LDC 4.0.40 - Pedestria1n Requirements 

a. Sidewalks shall be required along both sides of all arterial, collector, and local streets as 
follows: 
1. Sidewalks s-hall be a minimum of 5-ft wide on local through streets and a minimum of 4· 

ft wide on cui-de-sacs. The sidewalk!> shall be separated from curbs by a tree planting 
area that pr.r>vidcs at least 6-ft of sept~rnlion between sidewalk and curb. 

2. Sidewalks along arterial and collector streets shall be separated from curbs 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 l)f the installation of sidewalks shall be as follows: 
a. Sidewalks and planted areas nlong arterial and collector streets shall be 

inst;llled with street improvements. 
b. Side•walks along local streets shall be installed In conjunction with development 

of the site, generally with buih~ing permits, except as noted in (c) below. 
c. Where sidewalks on local streets abut common areas, drainageways, or other 

publ·icly owned areas, the sldowalks and planted areas shall be installed with 
stre13t 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 do3velopments, commercial developments, 
industrial areas, residential areas. transit stops, and neighborhood activity centers such as 
schools and pat•ks, as follows: 
1. For the purposes of this section, ''saf•e 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 pedeslri;!ns considering destination and length of trip. 

4.0.50 • Bicycle Requimments 

a. On-street bike lanes shall be required on all arterial and collector streets and constructed at 
the time or streE!t improvements. 
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Part II 
Tentative Subdivision Plat 

REUL'EST 

B~CKGROf.'ND 

Th. properll' wh"'" 11 ''"' .\'1tb;ct'l IJ/1111.\ rlflp/lcmuw t'onsw •• of f5.XJ aCt<'\ ufv<tm/11 
lund I hut t~ ,·tlrrnrtlv owtwd lw G<111d \"umuritcm llt~SJIIfcJ} The western }(I aero~• of tlu~ 
J'rllf'Vl) \I'll~ pul'/ uj Ncmnmg ,Jrcu j wiflti11 t rii(Jt/ Sumclritun '1 Ffo.vpllcll r Cllllf'm /'lull 
n,e Pt.mmng ( rJI/U/II.Wnnn•c·t:n/11· uppruW!Url boundar_~ clt.lll1'< ri'LlJ(I5-0tJtiJ /) llhlch 
rcrtlrll'>i.l I IIi• urelljrmn th• J/t1~p11al L'OIIIflll\ 

T1rc m(rmnalitJit lit lit•· lollowittg ntJrNJ/11'1! lw.• h~rm pr.:pcm:J wuh lite cl.).\flllll/111111 tlrm 
th~: Di:itt Jet ( 'hllll$1! I'IJI{IIf'fl lu r.:mm·. lht: PD '"'t·rltl)• ,,.ill b~t upproc~ttl pr/ur tu u1 
t'fi/IC!Irtolll \I itfi rl f/n,ll font/ /1,{('(/t'C/.V/11/11111 lht! fJrllfliJM:U WflrfiW.~/(111 

SJTe A ,VD J'ICINITI 

T1t< l'tltfll/1 IS.~ I llo!Tt! ~ill r'0/1.11,1/f n/ two /ttY /w, tJzut urt> lti<'Ott•d o~l rl/ 'ILIIIIlwruul 

.\lrr:o!l "''" 1u11llt n} Elk:. 0fll't r lthu·hmtn/1 I & IJJ lh•· land 1.1 {11;/rt rl{ll /u//Ji.h tltw 
flln!) \HUth md w~J/, •IIIII •I guoJ portlcm nj tit• ~lit' r.• f11t1111t!d 11'/llt .lrm~:/a.• tirttt'lt.l 
\loll rt{lh,• fir trl!l!.r w•· 5~ 1.2 lndr(l 111 ./irlllli!lt!t /Jrr, L'//1' uurth 11/ the •itt h tilt' 
('tJn·,r/li\' L'lilliL .mtl it.f rL\ICJl'/11/o!d pw/cl11g 1111 r,, tlrt' 11urth rmrl .:wtl.\ th•• lwmmlt 

lJuildlrt.~ wltilt! /urlha 1111h, r!rh/r.l th( Regttl/ Rt!tm:lllf!lll Rc~rJc!ltr!. Sfllllh ulld II'L'IIuj 

Itt: Illl' ll't' t!:l:t.fltn~ •Ill •h•l(mrl/ '""''('' 
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J/amltml.l 11urcd ahm't'. 

ll Ac:cut&&. Eaol\lot '11~11 abut upon a stre"' othor H•an an -.lloy lor a Width of at toa&t 
JO ft unless the lot Is created through a laM partition Ot minor raplltl tn Which c:asa 
4.4.30 01 b~tlow ehall apply 

IJ lfiJf11 Jh J'' upt•Jt,J Yllb1Jt1•/ /lin ti/1111 II{XJ/1 ~ 
\/Til!! I /Uf (1 ,,•fdtlt ,, '" '•'Ill/ 111 IN/ I hi' II<JrtfJII t' ,, (rJ/ft'llllltJ.I!,<' f/.111 _,_.I ·~ JIJ.(I!I/ 

c. Through lots: Tllrough lots shalt bo avoided except where essential to provltJe 
soparaUon ol rnldon llal development from collector or ~rtorl11lstroets or to 
ovoraumo spec•llc dlsauvonlitge$ or topography and orlenuatlon. A planting screen 
easemorllalleast 20 1\ willa shall be rvquired ad)nc.~nt IQ thruugl• tot:s In 
•ccordance with Chapter 4 2 No rights or access •h•ll b~< permlttod ac;ross lilts 
planting screen oasomonL Alltflrough lots having frontage on parallel or 
approximately parallel streets shall provide the required front )'lrd on otlch street. 
eJ~oept u spuc:lfll!ll In Chapter 4.2. 

Tltll' majurln n( tltt (ll'tlflll.\'1'.1 /tJt 1 IH//Imvc tlllrrr /filii/ •w.l• 111 ''"'' ltJrtL, ,,bllttl!lg 

art tmpnll'i!J puhltC' ··tr.:<'t llt.:l'1 · are til..: lhr<,ltt!h /qt., 11 :. 3, J I o'O 5 >1 '' htA"· , .:11r 
\'<lltl• (lhll/ """(/ \imlllltltltl "''trt!cl fit Elb VI ill! nit \c! /ll'l''"" IIIII hlli'L jl).,,,, 
"'"" rt·ar tnr.J lund~t·npt! l'fl.f.-ml'/11( /lri! POXPntt/11.( ll'lllmdmlt' m•rf fhm!Jv tmtl 
Krlllllltklll•'' um/11 J:]1-11J/ tall ,znllllc!t'lttf'IJI f<!I•H along tit• t'U\t'lllt'lll /t1111tdw) 
L'la.lf.>tlu th, ltumr.. 1 /,!1/u.:l:mml l..i) 

d. Lot Sldo Lines: Side lines of lot$,U far as pntctJcabte, shall be at right angles to 
the strcd !helots f1oe. 

Ill/or 1itlt 1/1~<~ rtrt' <If riglu omg/t!~ In 1111 ~trt·rt, 111/h tltt 1'\r'•'JIItmt •If litH f.,r, at/hi! 

l'IIC(IIf tfll.' t'll/ "•'•lllt'l, htiiiC\'I!f u/1 Ofl! in ''01//fl/iull~t: 11/fh t/11 flltjlll/1!1/lt'nl\ IIOit':/ 

<Jbtwt 

... lot Cradlnp; Lot grading &hill conform to th1l Clty'a excavation and fill proviSion.; • 

.-1 c'imd111~· md I ru p,.,.,<'fl'U//Utl Plun ha• bt:t:ll whmillt•dwl/11 tit I• ilf'fJirnttllm 

r lllcl{ lunl'tll {J TM •lpJiltWnl /t,L, 11/.m mhmm~·l (~~"~!/''' t H ttum' 1t hit It di'JJJ I · 
ddmrufl! tit~ t»IWIIg ~ttdr.• m r, lwmm In th~ f'lliJHm·J lf.ru.J~·t /.11/a.ltntcll/ J 11 
\ltHr ,,,,·mJ (ill <ltlpt.l flit.! I a1 slu111n w•tht•J•Ium Stllllt'. .~radill!f 111tht11 riii·Jr•mr 
,(1,.,/ htulrllltft "'tl'<tC~ '·' l<lllllol~trabll mt!d~tr ,mJ n'Pt• u/1) ujl. c·a u ,·/umg~ "' 
d .. IWIIlfl ,,, ,,,If) t1 jell /I! <I nil' appiJ.·ant II' II/ fi/0\'(,/, tltt! ' In h :/It II ~<!UIItcillllrnl 
l'"fJCif/ )\,(II J;f<l:/m~ U•tJ t'.~(UI U/1</11 j}f.JtL\ W/f wJ.mtii~Jjt I [,ui/olmg f~l!l/11 1'1• 
prtJfh'lttl J..711JIIIg 11 '" cmnpltalltf 1• till tit< Itt J ~\C<t~ull•m•mJ }t/lfJI'tJ\ 1>11111• 

Building Lines. Building sotbaek lines may ba est1bll&tu!d In <11 1Tn1t pl1t or 
tncludeoln covenants rocordod u a part of a piaL 

.\~•thm:h /ut tltt• l'l'tJfHHt d Joltm:ttlrdl 1> til bt tn • tm/unntmrr I\' tilt tltt J(,\ J :1 
dnorlofi/1/NII •lttmhml.• IJtm:d wt rtl'iMhl•orltut••l t'C'ttH'rm. lhtt omplu 11111 '·' 1111rr.:ur.1 
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tn lmposmg t/Jttu Nlll'kti• .1 >dl>ucfr., ji1r wm~· /111~ lh,· rt!at yrml ,,·thuck /nr /l)t' 1 J 

through :!II will bc· mt'l'<'t"<'rl)rum ]5·/t!c:/tu !Q-/t•et Tit, rear ••ml l<'fhut·k {m hm 
Jf1 rhrlltNh JJ ollld lm., 1: Lind 2 will bo lmrt'oJ:rt:tllrwrl 3j JC•'II•I 35·{1.'<'1, Tho,., 
rJdttwnal wlhott:"' 1111/ /), ,,•corJt·ol m do'• rl!'t'HI'It'l/,,11., "" the fnt• "ht!tl tit~ ;1nul 

{11<11 I.\ (/lo Q Ill /)II' C~olllll" 

g Large Lots. In dividing land Into latge lols that have potential for future further 
subdivision a conversion plan shall be requ1r11d The conversion plan shall shoW 
street extensions, utntty CJCtet•slons, an<llot palloms to Indicate how tho property 
may be developed to Comprehensive Plan donsltlas and to d11monstrato that the 
proposal will not Inhibit dovolllpment of adjacent lands. 

DE~'£1.0PMI:.WTST.·ll'v7>.·tRDS 

.Jpp/iruhh l.<~ntl Dc'I'ClCipnt!'IU ( ud,· s,-,·rinn·. 

Section 3.1 30 • RS-3.6 Development StDndards 

a. Lot Area· 8.000 square foot minimum 

Tire 11ppl!ro111 Is 111/l!ro.·stt•d in .\uhdi\•fcling '"" fJI npertl' 1t1 c1tlou for t'UIW~t:tl(/11 "' 
f/ng/e:Jo.umlv home' 4s nu:lt o!crt:h lm I~ a rmnimu/11 OJ .'!,IJQI) HJII/JI"t fi•cr 111 
C'llmpliunt e "lilt /Itt• •tundwd' 11uled 11hu1·c 

b. Lot Wtdth- 65 foot (minimum avorago) 

1/f lots ll'ithlntlw propt1\<'li Hlhtliw~ll)n c1rt' lit h·u~l 05-let•tln ll'it/tlr ,,,. hm•t• a 
"'''''llltt/11 W'<riiJ.:I /c11 11 tdtlr of (t5·/l!rt ,, t"rmrpliUiro.:!' 11J1h tit~ 111tnimrmt Jutwrdtlt 

e Setbacks· front Yard: 
Rca• Vard: 
Side Yard (lnler1or); 
Corner Lot: 

2S loot minimum 
2S foot mlnirtlum 
8 foot minimum 
20·/eot on !lldc OlbUttlng tl10 sttoOt 

11//ltllltl! /'lt~ffdl11~t 11'1/ltfnthr fl/11/)1/.~f!t/ •ubdi1 '"""II' ill bt ,.,,lslrm•tt•cl rn 
0:11111(1//111/L'C 11'11/t t/U' ,11!/httdCY t/11/L'U ,t/ltii'L' 
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c: Local streets shall be designed to discourage Hno~Jgh traffic. NOTE; For tho 
outposes of tilTs section. "throuqh traffic" means the traffic tniVeiTng through an 
.lreil that does not lll•ve a local orlglnlllon or desrlrr11tfun To dlec:ourage thro11gh 
traffic the following street designs .;;hell be con9fcl11red, as well lfi other dii'Signs 
lntenc.lod to dl5c:ourage tnffic; 

1. Straight segments of local street$ should be ktpt •o less than a quaner mile tn 
length, and Include design reatores such a~ curves <~nd "T" Intersections 

'l. Local strcots should typically Internet in "T'' configurations rather than 4-way 
lntonsr:c:Uons to mlnlmlzo conflicts and discourage through traffic:. Adjacent 
"T" lntersecllons shallmofntaltt a minimum or 125ft b11twer.olho nearest euges 
of the 2 right& -of-way. 

3 Cui-de-sacs should not ot~ed 600 It nons11rve more than 18 dwelling unlh!l. 

7/u: llf('t'/ clt\lgn wm.., I'•Wtlt o/a nufltht'r n/ {tJr/111'\ I II• nrtghhwii~Jllll ~'l'r~•\l!d '' 
\Irons: c4:.wn: jt)r lht' .>Ubclll'isiUII/U ltm•r: u .11n:et C'IJIIIRI'IIWIICJ Cf~ Drn·t• m unlrr ''' 
W'''''"' an <IIIIIC'IIt' ffil:jlm·l~\' !1~11 th(l{ IWII/t/11(11 ,.,.,,,;,.. til, f'tlljr'~'lll'ubc, It I ,.,..,, 1 

Sallln• und. I Itt rlt) 1 ro/m· t~cn'.') prni'I.<WII\ rt:t{llir~cltlt~t muJnrit) of th•• .vr1c:N~ m 
tltll s11hdil'isimr '" br ttrtt'nlc tl //IIIII 'ti\'/1\\C:II din•,·lilln Tlrt \ll't't'llu)~Jtl/ ttlw r~f/t't'l\ 
(/w nr'll!lthon nml < '1/1' '.1 chwtrt 10 dtxrtJUrtWt'. drtl't:wm•• 011 '\ttliii\111/UI mul Elks. 

j, lilt! pm)l:fl wm h,•Jtl!f ci<'Slf!llt'd tht• llt'IJ!hhurhoutl c'Xfll n.~l!d a \lrtln,g d<'Mr• 10 

uiJdrll.rltlrr <'llt-lhr•mgh truj(l!' ,, '"" ntmrhy ul!t,t(hborlt•"'" •I .~mu/ur L'unt:em wu.1 
rw,·c:d by tht' rtetglttoon· wht~ntlt·· Futrwuy Vin1 Sltbrlt.-illv" lith pmpu,~tlln /V'i8 
r.o;-98-00IJ()'YI • .It that tcml! lilt drvchtpt!r rJjft:f('d II• place .:>4.000 111 <•St·row /o vuppon 
rmffi~ ~:u/111ing me<t.lllre.,· 011 w!wml m!drhy •·fru/.t Sinct thattimc• the nd£hborJmmf 
hm tlvetlthc tll(lttGy lo I~L\UI/1 Sl!\'l'ral spc.:d hllltlfl'. intht•ir u~i)lhhorhcmJ Orr 
llf'J'{Iculll 0./ thfs fJf'IJit'L'I hu.\ aflert!tl /11 f•{Ot< S 10,111!0 itt c.\t r/111 /rl WJ!(Ittr/ IN.(}ir. 
,·almm~ IIII!O.vltr•·sjor lht· fiO:IJ:hborhotttl Tu etmtrt! tiu:juml• uu lt:J.:tl h> lhtt f<w,ll 

n~tp.lthcJrltuocl, ll't' tn·w•wwnd trq[/ic cctlmmg III<'IJ.\WI!.\ Ill! drtm.• "'' tiu1/Jer tltun u 
/wiT mtle trom the prc•prt.IL'tl xubJi\'U//J/1 1'u ctUIII'L' J/tt< un·w·:. lhl' uppiH:ont 
t't!l/1/t'.'ll tit~; C. 'il) 1//lfl<J.Ic' tllc• jnlltJu mg .·nndl!lmr nJ "JIJIIomltm tltt• whJn•hlmr 

fr.I!Uk..Qllmittt. · Prtur tu fmul pl!!lllfJ/)r<)\'(1/, tl11 ctpp/i,atll ulflr,fuc'<' ~ /1/,000 111 

.. wml\' tu ILIJIJIIJrt trctf/1•• r'clfltiiii#'III•'C/\1/rt• 1111/tln ,,, IIIII] mile v}lh~· fllllf'II.IL'J 

lllbdl\•i.•tmr 11·h" II urt• !IJlJHUIW/ b1• the- ( ill• 11 Ullin tlun l'l!ttn {rllill//1( Ju/1/ lfw 
(111111• tih•d wrtlt B<·nton ( 1111111)' 

til flt,·al 11rtcl~ wt1h111 rlt, ptnpc•.led :nthdll'l.mm ha•'l! •mm:ltt '''~1111!111• rhw """ /fl> 

than u •JUttrwr mtli in lomgth in •.'DIIIfliUIIIi: with tlt<1 'trutgltJ 1/fl'<!llt!/-!itl~'llt 
rt!lfll/l"r/111!/lh 1/te ltJcul strr.'<•ls Wtlhm lltt•propt~u~tl •ul>divtwm hem• I 
111/ttr ""'""" tlrtiiiJre 11111inmmm oj I.'J·J<'t•t ht'OI't:•'" tht tll'ltft'.\1 tNI,t;tl' ·•I r}w: 

f/?,llt~-rJ/·11 uv. ill tnmplimtc·c: 11'11/1 1/ltl 11111 rH:C/Itm ~i!pllr,,t/Uil rtqlltrt'fllt'nl~ 

!111 f>l'nf&'ct t:llutu/lt.l mn t•tt/ dt! 11/t'l llrt'jin11.1 11~ur till uort/m,•.\t lllflttlr IJ{t/,,: 
(1f11J•'Cioltlt.l lr Jill'/ cll'l'l' 'lill fl'•'t m lt•rtgth flottiWCt!fl l'l'lllt'r 11111'~'1 Clml wn•t',\ ~ /m, 

r 
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I .'fijtml ll'lt/1• ro'L'/flrtl<'tllan·•··~' l'nlf:llll'/11 11111 1, I'Hrd<'ll Ill I VY/1 (\f. ~0/1 ~.'.Nil) /til 

tl.nprt•f•all /It,• /ol<'.ll.•'nl •ttlll ,,, lrllftlllllt /lwldm,•• Th,• t'U•ftnt<lll .rrtuu//)•.m••r.l 
tho nortlwmt r.ornr1 tJ/ Jw 2 J m ,;,, f''''l'"-'•'d wh,Jil'l\1(111 cmJ 11 /IIIII pal'• ol lit, 
uppllt<~lll "fi"vf 1•1111)' m c•umtriJJ..'I 11'1< 11 .:tl·/11<11 ~tlJ, pul'td ''""~'"''" b4'tlt <'t:llth. 

r:u/.d,•- •<H ttttd tltr o u•tmg Al!l 'I• dr/1'1 "tthiiiiJ '"!""''"' tr<J<"/ I I 1!'! (JcL'C\\o<iJ\ 

11 11/l~<. fl<ll't'cl "' IIW•'I 1/11 l'IIJ ' lumlim: tt'I/UII't1111t rt/1 1.1111/ u~//lmw lf'rtfl)! /ou,J ·d 
knncl: c/1111"/1 """"r''' hehrnd '"' ''"•'1111//1. nw hol/urt/1 "til"""" ~,,,.,~1!/10.:\1 
l'l!hkl•·' 111 ,,., , _,. hll/ll'tll di.•cnurtt~'' tf•ll' tu tluy •·t•ll/ullur 111., 

d . Oovolopment snos shall be provided with access from a public atroot Improved to 
City 11111ndards In accotdanca With the> following· 

1. Wharo a development site ilbuts on tll(isllng public strao1 not rmprovod 10 City 
sliindatds, the abutting streol shall be Improved to City ' tll11dards illong tho lutl 
fronl.ilgc.> or the property c:o11curront with davefopmant. 

2 Hall-fltreot tmprovomcn~. as opposed to tull-wrdth straellmprovomems, are 
oon!'rillly nnt acceplable, Howevor. these may be approverl by tile Plilnnln!J 
Cornml5slon o r Director where essential to the reasonable devetoprnont or the 
property. Approval for half-sltcet Improvements may be allowed Whlln other 
stancJatds roqulretJ for street Improvements are mor ~nn when the Planning 
Commrsslon or tho OlrPctor nnos tllal it will b~' poulbt" to nbt;lln tne 
dedication and/or Improvement of tho rem.1lndor of rha 'i treet when propeny on 
the other sldo of the ho1lf~treet ls developed. 

3 To ensure Improved ae~ces~ to • clevolopmerll slto cons islonl with policies on 
of'doriy urbilnlr.ltlon and .XIonslon or public facllltl os the Planning Commission 
or Otroclo r m:1y r~ulre clf·s tte slreat lmprcvemvnts concurr<JIIl with 
development 

,\,/(Jflllo,fll/ Sltl/1'1 tlltd L/k.1 h•ffllll 11'1 /lolfh f'lib/1(' f/ri't'l., 1/1111 htH< f>tl'lll/1/f'llil' tJ lol 

1 1r1 \trmJolt ol1 Ott' "Jifilt,·tml 11 111 fl/'"11111!; 111 'tlllfll't: uuJ 1 t'l•lm·• tilt till hHdt' 
Jillii'h oi/J othmJ: lilt• ,,.,f,·,-t H of.' II{ 1111.'11' 1/r o't/\ Ill nrdo'/ til ,r,/t/t • •l llrtr,:h/Jrorfl~<oJ 

r.,,,,rm <1111{ 111 tHit<t1t',. fi•:Jrfi'IUII •tll~h Tltt• "'" td1 11 o1/A.1 111// /:tr '>'/'lllruto•oi 
)mm ,It !1/'tt.cJI '~' ltm.-n "" 1/~i•'hlfltflll /.:! ltll i.uidltlllllltl r1 •ltl·••f.l! ut llltlf" 

,,,,. ... Jil 111(/J 
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rhr al/cmCI .·ttt:tl ullmf: /llc/lldt·\ clllll/("111/\lllt'l/('\, The l'l'ilerw illlf1lit~ thtll 
11tlt:11 ill Irs ci/QIIJ! Lflll•·,~tor \'(I'L'I'IN /It: fJ·jl!t:l Ill II' II lilt l't'l tht rah/1! /111(11,/ 111/ D< 
'11<'11\111 I () ~0.1 fi mtlkmc'.\ rl~tll <ide 11 rilL 11/um: t'tl//c o·wn i•< !J-fc•c•t 111 1\'ldlh Tho 
Ctl.) ltu.f I)Jllc·a/1) r~</1111'4' I'' S jnut\Hdl'. wlo ••ai~JIIr iltc·•c t.JCIItllt'.' <.llld tlrL• prt>Ju'l 

I• Itt tVlmplt17111'• 11111h tim ,,.,,u/rt•nll'lll ill.• .rJc wulh '"' ••llh.tr ,,,1!• ''' llc'lt /o.:t1/ 
•II'• ~'' ure >·/•'•'1111 11 rdtlt 17r. Hdc•lt•cr/h .1/·twnd 1111' t'll/·cf• •W• 1 wt (·/t't'f in'' 1tltl1 
•vhlc:h t:Xi.'l'l'tl.• th~ L'll) ' mlnim11111 f/trmlur,l u/1·1.-t'l !II/ nnr pt·c/r111 hm wft:walk• 
oll'l' 1/IL'/1!{;11 1' illl'lllllfl/1111/f 1 II 11/t lh• L'/'/(c'llrl llfl(t: /flO< IlL 

3 Tho liming of ~he intl~llnllon ol ldewau .... shall be \'IS follows: 

(ill ShJewatks anrt planted ateas atonu anenat and coltect<lr streets shalt be 
tnstallod with stre11t lmprovomont:s. 

(b) Sidewalks <~long local streo's shall be lnstallod In conjunction with 
development of the site, gener:~lly with building pc.rmlts, except as nt>ted In 
(C) below. 

(c) Where osidowalk$ on local slrellt' abut common aroas, dralnogeWllys, or 
other pubt/l:ly owned areas, tho llldew:slk$ and plantod aro111a &hall be 
ln•t~Ued Wllh streotlmprovernal!ts 

flit Cippf/lclllf llllc'lltJ.t (rl ffi.Wtl/llht! \IJI!\011/b Jftmy 1/n <'fll/t<tlrH .1'/fr!l'/' //tel 
lu>lcl.l<!lf'lll/oll•'ifllill th• pwk.,lriN u(ltltht• /amlll'upin).! "11hi11 the ]ll;fntlt wtJ,• 
lunctu·apt• t:ll\1.'/tll'll/ bl!lwultht: lir/t'II'C1/1t • ·•mcflrtt'lll with 1trn•1 ""f'''"' '1'11!1/11 /In 
~tcl,•wnlh and lunJi.lruptnJt t1'11hmtltr rmrlwr1p1 <lhllllirrg 11'1/L't\ I /J. wr.J ( ll'rllabu 
h, lmftl/l,·d wtllt ~ll'<'tt mrpm\'~'1'11<'/U,I '17~<• lfmJJc:apln}! witl11n trac•t I •rtll tlf.fo h. 
tmtull~tl•·llltt'flrrt•lll wlrh 111 nllt/lfll'lll't'm•·nt~ 7Jrl• .:tt>/11 .... ~ rllm uti WQtl!r lf"allt\ 
/undll.'llfJhiJ; 11 illltllllt:d (JIId II[Ji.!ftllftma/ ul the \tll/11! /IHIC 1/:.· (mh/w \fr<'i!fl nrt• h11i/1 
1ht .rrdt•wcJII.s and hmd.~''t.Jf'ille ll'lll11n t/11: park<tnf" u{mrg lilt r 'llttllning lrwul 
Strt'/!1.\ w/1{ br: 11/Sfi//IC'tf tlf thl! /11/ll' I!UI'h /tJ( IS Jt•W{upel/ {iro:rt~/llft' Jilt' 1/t/t!IV<tikl 
amJ ltmJ." :q'inL II'Jthm 1/r~ Jlf•Jit:L'/,\ parkMnp.' 11 t/1 /o, 111\/•lllr:tl in ,·,mrpltmr.:r wit It 
('II} 1/n11.fu11/\ 

b. Safe and conv•nlanl pedestrian facilities tnat strtvo 'o minimize tntvol distance to 
the greatest e~ttont pr;~clfcabl&llh.all be provided 111 conjunction with now 
development within and between new subdivisions, planned developments, 
commercial developments, industrial areas, residential areas, tr.~nsltstops, and 
neighborhood ac:uvity c:enteno such u school~r <~nd pam. as follows. 

1. For the purpos11s or this seallon, "safe and convenient" means pedestrlatt 
facilities that are reasonably free from hazards which would lnt.erfere wltll or 
discourage pedcstrl3n tr:tvol for short trips; provide ;a direct route of t111vol 
between dullnatlons; and meet the tr.~val n~eds or pl!destriams c:onsldenng 
dosllnaUon and length of trip. 

2. To mee1 tho Intent of "b" abovo, ~dtstrlan rlghts-ol-way connecting 
c:ul-de-saca or pass1ng through unusually long or oddly shaped blocks shall b .. 
a minimum of 16 ft wide Whell these connpcllons are le$S than 220 It long 
(measuring both the on -<'lite and the off-site ponlons of the patlll afld tho~ 
dlroctiy serve '0 or fewer on-stto dwellings, ~~~e paved lmprovt~ment Sh;Jll tie no 

]J 
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plans shall be submitted for rev low wiLh development permit lppll(:atlon 
Ouvelopm•lnt permits shall not bo lssuod unlll tho Director hH determined tllu 
pion~ comply w1th tho purposes cla~n~o ~ncJ spec Ill(: SIAildlrda tn this chapter 
Roqufrcd J.andsc:splng ror Planuod Developments sh~ll be reviewed and approved 
by tho Planning Commission. and In no caee shslllandscapl11g be tasr; tha11 th31 
noqulrod by tills chapter All required landsc;tplng ami rohlted lmprovomellt'i ahall 
r..c comptl.ltoCI or flnancraUy guarnruood prior to tho tssuancu ol • Certiflosta ot 
Occup11ncy anti shall provide a minimum 110 pen:e111 ground coverage wltllfn 3 
years. 

.\en~ /n'c'l ••Ill tJ/.11• /1•• lfll"tall.:u In the n·ar l'flr•J., uf hH1 thruuvh I J •md lot.1 ..JJ ,11,./ 
JIJ l/tl'\1 lt•'t:\ 1<'1///JL' /11.\lt.J//t!t./ ell l}w 1111111' /IIIII! the: 1/tl!c:lll'l'll.l rlfl l/l.lltll/r••/ ,,,., 
11 1// hlll'L' lln ottlll1mtltlc rmd<'tl!• mmd 11 flgtllum .1_\'.\tt:m f•Jt t'O< II lut /It, 1r,•u1 mth• 
r~ul 1 ur./1 o( tllc'vt lot> will ht lllllllllfllll••./ /11 the ind11 iiJuo~/ lrmtll'llll ,,.,., 

c. Significant plant and trOil spuclmuns ahould be pruservcd to 11111 greatest ~ent 
oracucabt" ~nd Integrated Into tho dosign of a development. Trees of Sin. Or 
greater dlamttar meawrfll at a hoiglll of4 feat above grade and shrubs (excludlnq 
blackb41rrlos,PQison oak, and arm liar noxlou.a vegetaUon) over 1 foot In height o,.., 
Wrt!Jidorollslgnln<:.ant. Pl .. n14 to be Slll()d and methods of protection shall ba 
lndlaotod on tho detailed planting plan aubmlttod ror approval. Eltistlng trees mJy 
be consldorL!d prcsolrvod only If no cutting, filling, or compaction or tho solltakos 
place betwa~:n the tnmk of the t ree and th11 area s foot outside tho tree's drlpllne 
In addllton tho tree shall bo protcchul from d~rnage tlurlng con,.trucltun by • 
con:struct.ccm fence located S feot outside the drlpll11e 
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Extslmf! Tret•t 

TJ,~ (1{1[1/IC'WI( hU.\ l'<:ltJi/1/tU (} pfllf<·"•unul \1/I"Vt'\'Ur tu Ill\ t•nlufl' o/IW/Ilb<!i ofth~ ff<'<'' 

ov~r 8-mche~ m .Tiam~rer. as shull'n on rill! Fxl.\ting l '<>g<'tmll1fl uJubit. (·lnaclrmem 
H) Within the 8.~-3 5 porrion of rlu: [lffiJI!t'l, the northern prof<'<' I hmmdm:r contmlzs 
:!:! signiflt'IJI'IIt/ 't!C.I', w}!Jie the soulh uml svurhens/ prOJi!L'I areu conta/IIS 8 Sl.mificunl 

trC!I!S 

The ••ire was origmalll' plumed a.1 alrt!L ,farm w/J/1 approxinuu~h I .J.IO tir trees tltut 
rtmg~ fmm 5 to I J-mc/1et in Jiom<'IL r m hrt!VSI he1ghr ( Oflff) fh,• <'lll"rf!nl pro pal~ 
ull'nt' l ha.~ thL1 lund injor~sr J~jerrul Tile applicant 11111!/lds '" hurww th<.fir tr~.:' 
pr1vr to tit'l'i!lnpmt:nl 7111'<'1! lrallvecl~ ll'l're dnnc throUJ!h tl~r: W"''<' trom f!t!SIIO ll't'.l t 

One II'U.I dt/lll' through the south.:,·nmusl gro\'c. one 11'<1.1 dom through tile <'mlt!t', 1111<1 

one was clone ot the northern end. On~1· .?6% nf the o·crs i ll the south transect 11 '1!1'1! 

over 8-mdu:.1· 111 diameter, while .J./% vftllf: tre11s In the n(lrth trci!IS<'I.'t wae 
significam and 3:!% in the 1111drlle lt uppears as ifrhe nortlll!m third of the trees 
l••erc plantt!d .mr!Ier u.1 tlu:y <11'1! t't,mldetab~\ larg"r lj you cl'v ug<: rh.: ·''g/!i}icanJ 
trees jnund In all three transects. u r.:.w/Jj in J.J% being YiJ,.'1Jifinmt Since euch 
indi\'IJual tnc wa.1 nor ilrve11toncd we h( n•c .:onfen·arivl'll• t.\1/mur .. J that 35% of till· 
trees within the trl!e farm arr: over 8-i71chn DBH lind are ccmsidcruci rigllificant 

There{ort! 5[/.J 11 ,•e.l wlthm tht trl!l! farm are 11gmjicant 

The tlrwglw;flr rrees thut were plnnt~:cl as part ufthe tree farm have beenpnorll' 
mainlaimtrl Th,~ tree\ have nfll been prupt::rly managed, w/,,·h lmve put new·ly all oj 
the trl'l!~ 1111dt:r .~tress. The 1rees comper.: )or light and mllrlenl.l with mu.\1 onll· 
recen•ing whut IS minimally required 

lj these 1rec.1 wert: thinned in vrder ro pn·,w:rw~ rhem in tlw fmm or rear yards o; the 
lor.• then tht· tre~.\ II'Ould be l'llillt·rahle /o wind Jamagl! and pu.w u blflll'-down threat 
to the lwmes It i.1 impvrrant U>l't'IIIL'IIIht•r thor these n·e>i!.l' ,,.. currem(v in an 
overg/'011'17 ~tunc/ rhat support each otlu;r When trees are rhm11~:d, \Yind tunnels <11'1! 

ofren created and tree.\' can no longer rl!ly tJn the suppnrtoj /he mf;accmt tree~. 
Properly tllinm:cl Jouglas fir trees lzuw ,, lupereJ mmk. which aliiJln them ro 
ll'itlutund h1!<11~1 w1ml~. Tr11e.l ~m:ll u; tlte n11cs oil tlri..1 viii! h,n· .. • mimmal trunk tllptr 
and ure rlum~fnn• highh• 11tl11emhlc ttJ wtnd damage anJ h/u"·-ciiJII'/1 tflhey art• 
lhmned 

In summary. lilt• RS-J 5 port1nn uj the Hh' nmtCJin~ a fl}{u/oj 53-1 ,Hgfli/h:a/11 trl!c~ 

Narurul Feature~· !m·eflloo• .md Ngiflhburlwvd Cmtcems 

In prep•tratwn jhr tile City'& adoption 11{1•he natural jelflllrt'' ll'<ll'k. the Citv 
<'l'tltpli!teci tJn .~xten~iW? 111\'t'nlnrl o_t iWttJral.fet~lllr<l ll'lthrn the url>t/11 gruwrh 
/Juwul..sr·., 17u: im•cnron· inc/uJ,·cl ·i,gll/f;· .mt sumds J/ tr , t.mtf tlu~ fi'e li'IU ~,1 

identifit'd ~ ha1 ·i11g anv signij/c{ll:t tun~' uj 1rees 

J9 D~umbt•r J 9 .:un5 
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tlthvugJ. th, lll'il!lrhurr wimtlll4'lld<·•i I he ncighhurhm'd UIUt/ng <lppr, Ci1JI4' fh,• 
ao•llit('lll ><IIIII <!Jih<' /fu jl/1111 r)w) • Ul\(rll:t• thtlll/11')1" II I' ,, ,,. rlwllCIIIIJrltllt• 

/Nft!/11 111 J,,, ,. IIIII¥ I''" Ill!; tit' IW1Khhor/l(lm1 mtrtllll;·'• tJ: olhtl/1111<: (ll!tgllb•<r.J (o} 

/Ire blll/1/tttf.:•lltfit•d which lrt•t•r thf!J "~miL• I tile. o.~ppllnmtl•t rw • til uj tirt• lrrt• 
lhi1tll'l.'fl ld<•Jtll/ic••l 11<11'<' ht•cn 1<1/"''t'/4'<1 Jm flrt'"'r\'ol//1111 

Tru f'r<!!t'l11!1/ll ll .,,,/ BenluL'Ct/11.'1!/ 

11/f lfUtl/ll,y. 

"¥nrrh.•t llflriiJ<'C/ />otmdun• • fl 
~/IIIII 1/111/ Smllllo'ol\1 pt OJ< <'I IIWI (I 

Th,• jullrmlll!: "'" ,,.,,, <lrtt pl11nm•d tn I••• lmMII~td llltto " ltt!c\ •vt/1 ht 11 mmlttomJ 

"' I 5·1nch DR II 

"~""'Ill ' fliiOJ'I' l lf!!tl tTt't') • I.JV 
llll'!(( C'llflfl/ '1' \1/l'ol 17\.'1!1 ':!\ 
'Trt ,., lllf~<'tlttwl.-r J,m.fh'ttpt• l'tl.~<'lll<'/11 altmt• ~11111\l'm•.t ami F. I~ '::1 
l'rt'l'\ fill tht• rcw l ltl'tll/tJp~ ha11k.1 t!f lut.\ tlu'tJUI'[h 3fl X· 

'l111rt 1-•' 

I lc!lclluj .ifi.J lit" olltd I!..'CIIIf11g trtl!\ 11 til hv pn·<trvetlm ll~•l•lflt•,/ m wrJ arowtillllt! 

r r r•tel'/ ll1c .tO 1 /rl!t' ( rt!prt:,t'llljii\IIJl 11r lttl/j (5~"{,) njthf <:ZLI /Ing .JJ J .~11?1111<•/fll 

trn•t Willi< Ill•' rllltl••flloJtr: /IJ "" m.:m.~e t!f 5 1 l tW!J.fllT ,•,u·lr <>f rht• ~ '"'" 1111• 11 
,·,m~lu,·rahll llftJr t: trl!~.~ tJum .me 1\]lhu /1 tin oJ1 mm1 m II' whJJ•'IlW/1.1 ;, ft111 11, ami 
cf•Jt'l llllltiii'IHJt: rho: ,,,ftflfhmal Ire!<' I ltmn~•lll'lltl 1 will fltllulltlltht'lt ••u•tt .\tlrtl' In 
~Wnnt({fl' t ilt' 11f1p/l('(ln/ }l!fl.\ i/11• ltlll/111'1/)! 11/ fill' Sif{l1!fir{lnt II If~.\ ll'tlh/n tJrt• /rt:'L'jtll Ill 

CJrt t/11/ 11/1/rllr/&' (tlr f lrl '.\'lf/'\ll f/1111 ,md 1111\ (lfllf'IJ,I •'tl/0 i.'Y/t'lll ll't'il· I o'•l't'~<'lllll.'lh< liiC' 

/11 an/a lt•llclitr'l'• u tlntruhlt ll't'l! U /11• 1111 ,,f h(ollth_l tu' l\' 11'1 1•1 

Section 4.5.50 · PROCEDURES 

Compflanc:e wl lh the provisions of this chapter shall be detemunod Ulrough the 
development review processes lllentotled In Chapter 1 2 • Leg1l Fr.~mework 
!Section 1.2.110) orthrough the building permltoreonstrvctlon permo& rovlew procon. 
Appllcauone ror building permits or other permits tor structures and other 
developmentJJelivltles on •lies contalntno the nood plain. nntur.ll dralnago areas, or 
wellancJ .roaa alu•ll be submitted 11nd revtowotl to 11ssuro devolopmentls reasonably 
sate from flooding and that riparian and wetlilnd areas are appr~p•laroly protected 
before ;my permll$ ant Issued or lmprovt~ments, cons\I'Ucllon. or developmrmt b11g1n 

77•e 1 111 ' l~ t/I,JIId J•u,·mr, 1/,rp /lh/t.'iltl!~ tht~lirntriC' :rmlt ,j,, 11111 CTilt Olllh•' t•i'}rt:t 
P'•'~rt TJr,• ·u, u uh"''l! the /rlfi·I'<'DI /lllo.lrlamana tlttrc.ul "" ~"'''"' tlrmn .. ~ • ., (lr 
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b Public utility easements with a mtnlmurn Wldth of 11'1 shill b11 provided 11cUacunt to 
all streot rights-or-way for franchise utility lmrtallatlons 

1- ranl"lnf•' tlllbt) .a .. ·trlt 1111 rlu ''lift. -J• tf m ••·ultll huvt /t '" '"""II od/11• :111 It/ .til 
111, rt •tghl·u/11111 1 0111 th•• /, llltl/11'< ~uhdtvl.•mll Jl/,t IIIIo lmw11111 

c Wl'lore <1 devolopment slta Is traversed lly a dralnageway or w;;ter course 
dralnageway lrnptoYoments "' aecordanc:e with the Corvallis Oto~inago Master Plan 
and a dralnageway dedlullon In accordanca wflh the roqulrernentu of Chapter .l.6 
shall be provided to tho City 

Tlt<!tt' art! ttu uvtn t<.llll"l•l rll .ltt~lllli,St:n.n~ tluu /lll'"'il th•f'"'l'•'fl ln·r.:jl'"t 11111 

t1 ll•'llu h IIIII Uf'p/tt.tl/>1,• 

d Where a development silo IS tr.~ver.usd by, or adjacantto, a IUiure traflllnllage 
Identified within eithorcl'le Corvallis fransportation Plan or the Trntls Master Plan 
cledlcalions of suitable Width to accommodate the l1'311 ftnllage shall bo provldod 
This wldlh shall bo dotermmod by the City Engineer c:onsldorlno the type of ti'Zitl 
facility Involved. 

/It at lll't• II( I ~ 1'111< IIIJ"Itlt 1/rf1~11 /m~ tu ml/111'1'111 """• olh• 1 /hun tftt l!llll'l~l!lli.'J 
1 dud.: "" n • llllh• b.t.w uftlt< . lumwm rlltlltling 1/tl Jli.Juor ,..,d, I'IIVt'tl acn ·~ 
•HI I 1.1 mtellcli.'J lm "Ill~ I 1'1!114'1 •·<'llld~~. 1unn·~~·~· p!'.f,••·trtmu •crkw~: ''' l'i.flf ,, /r111111l 
"' lt'/tl//1'1' 111 lilt• H.·gt•lll Rt'ltrl'l/11'111 }(prtfe"'' • .mrhf ·a.,· II! lilt' 1/rr.• lmK•N•' 

o Whore e~tlsllng 119hts-ol·way and/or easements wlltlln or adjacO!II to devclopmllnl 
sites are noncxlstont or ot lnsulflclont width, dedications may be roqulrod. The 
neod ror antJ widths or those dedications shall be dutorminod by the City Engtneor 

Itt} uldltunwl n!(lll·<•'·"'l'l' '"''''' •tt.'t'il\lllr\' ro ac; '"'"''"·'til• rhr I"''J~1to•d 
11 urr,prJrtrJITIIII 1111(11 ""'melll~ 11'111 b,• 1il'tiiCII!r:.l /tl tit• I Ill' 111 (loll/ "''"' jimllfJltJt 

f. Where easement or dodlcatlons are required In conjunction wnh land divisions, 
they sh;alt be recorded on the piaL Where il devetopmont does not ln.etllde <1 l11nd 
division, oasements and/or dtdltatlons sh<~ll be recorded on standard documttnl 
forms provided by the Cfty Engineer 

J/1 cf/.ll!ll/!'1111 •1111/ cft•tfti•,JIIollf fiHIICMII'tf Wtllt til&' fll'llf'tHrd \UPdll'/if/1111 11'1/1/t, 

rn·1ml~d un lht!/111•11 plor 

g. If the CitY has an HlhJrefit It\ Dcqulrtng any portion of ilproposed eubdi'lislon or 
planned development site tor a public purpose, other than ror thoae purposes 
listed ~ve. or If tho City has been advise-:! of such 1ntere't by a qchool r:!lslrl~tor 
other public agency, and there Is a reasonable assurance that steps wilt bo taken to 
acquire the land. th~t Planning Commission moy rvqulte those portions of fho lanu 
be reGervod for public ac:qulsltlon lor a perllld not ro exceed 2 yoars 

·~ 
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11. E11v1ronmental assessments llhall be provided by lhollaveloper lor all lands ICI llo 
deulcated to the public or City. An envlronmento~l assessment ehall lncludo 
tnformallon neee~ry lor the C1ry to eva1uat11 potential liability tor 1nv1ronmental 
haurds, contamination, Qt required waste cleanups relillfid to the dodlcatad land 
An envlrQnmentaluaassment eh:all be completed p11or to tho acceptance of 
dedi~;.Jtod lands In ;accordance with Che follo~lng. 

fne initial environmental anonmont shall detail the history of ownel"$hlp nd 
genoral use of the hsnd by paat owner& Upon rcvlnw of 1110 tnlorm~Uon 
provided by the gmntor, as well as any site investigation by the <:lty, the 
Director will dutemtlrte If \lie nsks of potential contamination Wilrrant fulll1tr 
investigation Whon turthersllo lnv1!8tlgaUon 11; warranted, • Levell 
Envlronmont.JI Assessment shall be provided by tho gra11tor. 

z Levell Eovoronmen~l AesesamoiiU. shall incl~dc datot r.ollectlon, aile 
reconnaissance, and report preparation. Data collection shall Include ravfow or 
Oregon Depertmont of Environmental Quality rocords, City and County nro 
department record~>. Interviews with ;;~goncy personnel rega!tling cit;;~tlon .. or 
\'nforcement actions lesued tor the sole or surrounding sites that may Impact 
the site. t8VIIIW of ;available hlsUlric oorlal photographs and maps. Interview.:~ 
with current an<! available p3Sl owoors ol 1M SilO, and other data as 
approprliltlt. Site rec:onnaiSNnco shall Include a walking reconnalnance ol 
the tile c:heclllng for phystcaii!VIdenee of potentially haz;.ardoue materials that 
may Impact tho site. Report prep•r;allon shall summanu data collection and 
sue reconnaossance, assess utstlng and futurr potonlh!l for contamltmtton of 
the site w1th haJ<~rdoUt> lnlllorlals and ({lcan111umd additional testmg II thorP 
are tndlcatloll$ of potential site confamln~tlon, Lovell Environmontlll 
As1>G:.sme11\ Hlports shall be slgnod by ~ r~tUblet~ld profes.slonal engineer 

s. If a L~vcll Environmental Assessment concludes ltlilt additional environmental 
studies or &ito remediation are needed no construction permits shall bo l&&ued 
unlllli1ose studies arv submtttGtl and an'JI'CIQUired remedtallon Is compleltd by 
lhe developer <~ndlor owner Additional envlronmontaf studies and/or requlrtd 
mmedlatfon sh~ll be •I tho solo e:tponae or the developer 1ndlor o"'ner. Tho 
City reserves U1e right to reruae accept.Jnce of land ldtmllfilld ror dcdloauon to 
1!Ub0c purposes If risk of habllity from previous contamlnallon ls found 

Titl' applt•·onr l• (// rmrdm·r n I i!\'t'/1 t m•trmmt<'lllttl 1.1 ''''·'"" 111 11111111 ,.,, .,., ''" 1 

''u/11/11(/ r.:muliOIII/11 t:j/otl,\ .~1 tlo'I'Ckd htt/fll'e oiiiiJ><.'rtiiiiiiJII' lf~m•of Ill /,tt:<J M 

tfo?dfL-<1/L'J fiJI pllhfit: USC' 

Section c.O 120 • MAIL DELIVERY FACIUTIES 

a In establtshtng pflc:ement or mall dollvery faclllllos locations or aldew<~llfs, 
bikeways, tntorsoctlons, o•1sung or future drlvew11ys, extsllng or future utthliDS, 
ttght..cf-way and ~troet width. and vehicle, blcyc:le and pedestrian mo~tements shall 
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CASE: 

REQUEST: 

APPLICANT: 

OWNERS: 

CORVALLIS CITY COUNCIL 
NOTICE OF DISPOSITION 

The Regent • Parking Addition 
(PLD07.00010, CDP07.00006, MRP07•00006) 

Comnwnl\y Developmenl 
Plann•ng Dlv1S1on 

501 SW Madison Avenue 
Corvallis, OR 97333 

ORDER # 2008 • 072 

An appeal of a Plannll'lQ Commission decis1on to approve a Major 
Modification to a Conceptual and a Detailed Development Plan. a 
Conditional Development Permit, and a Minor Replat to constru<.1 
adollional parking fof The Regent Retirement Residence. Planned 
Development approva11s requested to modify the boundary of the 
original 1981 Detailed Development Plan (case PD-81-1) and lo 
allow variation to Land Development Code requirements regarc;liog 
pedestrian landscaping, locatian of parking, through-lot buffer, and 
lot coverage I Green Area. 

Devco Engineering, lno 
PO Box 1211 
Corvallis, OR 97339 

BOC Corvallis. LLC 
1 120 NW Couch Sl - Sulle 730 
Portland. OR 97209 

Square G Developments. LLC 
4614 SW 47'" PI 
Corvallis, OR 97333 

LOCATION: The subject site is located at 440 NW Elks Dnve. The.subjeclslte 1S 

also Identified on Benton County Assessor's Map 11·5·23 AD. as 
Tax l ots 400 & 6400. 

DECISION: The City Council held a dUly-advertised de novo 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 tne 
Planning Commission's decision to approve lhe request. and 
consequently, approved the Major Modification to a Conceptual !lnd 
Detailed Development Plan, Conditional Development Pennil, 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 
September 2. 2008. the Cily Council adopted Formal Findings in suppor1 
ofits decision . 
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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. 

Charles C. Tomlinson 
Mayor, City of Corvallis 

Signed: 
LUBA Appeal Deadline: 

Attachments: 

September 2, 2008 
September 23, 2008 

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 Developr:nent 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 2.14.30.1 0. 
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CONDITIONS OF APPROVAL FOR THE REGENT~ PARKING ADDITION 
PLD07-00010 I CDP07-00006/ MRP07-00006 

Cond# 

I ~---·-·---· ....... n·---
CONDITIONS 

I \JUII:::OI;:>tt::II\OV VVILII rlc:lii:::O- LJC:VCIV!.JIIICIIl '=>IICIII \JVIIIf.JIY VVIlll LIIC IICIIICILIVC CIIIU 

plans identified in Attachments I & 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 I & 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 4.0.1 00, 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 to 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 I except as 
modified by the additional conditions below. Where a particular plant or 
irrigation standard is not specifically mentioned below, the plans shall 
comp1y with LDC Section 4.2. Ali trees shaii have at ieast 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. 

Additional Tree Plantings Required - In addition to the plantinqs 
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. 
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Co rid# 

5 
(continued) 

I 

6 

7 

CONDITIONS 

c. Tree Preservation - The applicant shall illustrate the existing significant 
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. lnsQections 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 shall 
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 Citv. This includes achievina the 
minimum 90 per.cent 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 I 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 I. 

e. 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 90 
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. 

Lighting- To minimize lighting impacts to the surrounding areas, the 

I 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. 

Signs - Any signs proposed in association with the parking lot construction 
shall comply with LDC Chapter 4.7. 
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Cond# 

8 

9 

I 
10 

11 

12 

13 

14 

CONDITIONS 

Raised Pedestrian Walk and Fire DeQartment 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 I driveway interface. The final design shall be acceptable to the City 
Engineer and Fire Department. 

Fire DeQartment Access I 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 I the vehicle has cleared the area, the barriers immediately return to an upright 
position. Final design I product specifications shall be reviewed and approved 
by the Fire Department. 

Hillside DeveloQment Standards - Plans submitted for construction permits 
will need to comply with the Hillside Development standards identified in LDC 
Section 4.5.80 

Public Emergency Access Easement (Minor ReQiat - 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. 

Minor ReQiat - Final Plat Submittal Reguired - 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. 

(Minor ReQiat - 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. 

I 

Signature Block - (Minor ReQiat- Final Plat Review) -
Provide the following City of Corvallis case number I signature block on the 
fin::ll nl::lt· 

I ~i~ :f~orvallis 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 Re12lat - Final Plat 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 Reglat - 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 Reguired (Minor Re(21at- 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. 

E. Vision Ciearance - 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 wil! 
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 PLD0?-
0001 0 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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BEFORE THE CITY COUNCIL 

OF THE CITY CORVALLIS 

FINDINGS- THE REGENT PARKING ADDITION MAJOR MODIFICATION TO 

CONCEPTUAL AND DETAILED DEVELOPMENT PLAN I 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 

Deveiopment Permit/Minor Repiat; and 
to uphold the Planning Commission's 

decision, and denying the appeal. 

PLD07-0001 0 
CDP07-00006 

M RPO 7-00006 

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 deliberated 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 1 7, 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 

july 21, 2008. The City Councii deliberated, and after consideration of all the testimony 

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 I CONDITIONAL DEVELOPMENT PERMIT /MINOR REPLAT 

(PLD0?-0001 0 I CDP07-00006/MRP07-00006) 

1. The City Council accepts and adopts those findings made in the Staff Report to 

the Planning Commission, dated May 9, 2008, that support approvai 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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Development Permit, and ~v1inor Replat. The City Council accepts and adopts 

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, Conditional 

Development Peimit, and ~v1inor Replat. All of the above-ieferenced 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 1 7 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 Concems 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 a!! 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 Pian), 2.5.50.04 (Detaiied Development Pian), 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 FeaiUres, 

and Minor Replat. The issue categories are identified with Roman numeral, and 

findings are assigned chronological numbers. 

I. Compensating Benefits for the Variations Being Requested I 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 8-1 0 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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II. 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 1 7 of 145) and Pages 6-1 0 

of the July 11, 2008, staff memorandum to City Council. 

2. In response to Appeal Issue #1, the Council notes that the Planning Commission 

made a specific finding (Development Related Concern H) which states that 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 1 ~81 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. 

Ill. 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 Ill (page 18 of 145) of the July 11, 2008, 

staff memorandum to City Council. 

2. As discussed in the Incorporated Findings and the supp!ementa! findings, the 

Council finds that the proposal is consistent with the criteria relating to visual 

elements. 

IV. 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 Ill (page 1 8 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 Ill (page 1 8 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 

Appiicabie Criteria (LDC): LDC 4.2 .80.d. 

Relevant Conditions of Approval ("COAn): 6. 

1. The City Council notes that findings in response to the applicable criteria cited 

above are presented on Attachment Ill (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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VII. Siqnage 

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 Ill (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. 

VIII. 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 Ill (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; 4.0.60.1; 4.0.1 OO.e; 

4.1.40.a. 

Relevant Conditions of Approval ("COA"): 3. 

Page 7 of Findings and Conclusions 

The Regent Parking Addition- Major Modification to Conceptual and Detail Development Plan (PLD0?-0001 0) 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (148 of 156) 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 215 of 241



EXH
IB

IT X - PA
G

E 623

1. The City Council notes that findings in response to the applicable criteria cited 

above are presented on Attachment Ill (pages 21 through 26 of 145) of the july 

11, 2008, staff memorandum to City Council. 

2. As discussed in the incorporated Findings and the supplerr1ental findings, the 

Council finds that the proposal and related COA is consistent with the criteria 

relating to transportation facilities. 

X. 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. 

1. The City Council notes that findings in response to the applicable criteria cited 

above are presented on Attachment Ill (pages 26 and 27 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 traffic 

and off-site parking impacts. 

XI. Utility Infrastructure 

Applicable Criteria (CCP and LDC): CCP 1 0.2.11. LDC 4.0. 70; 4.0.1 OO.b; 4.0.130. 

Relevant Conditions of Approval ("COA"): 4. 

1. The City Council notes that findings in response to the applicable criteria cited 

above are presented on Attachment Ill (pages 27 through 29 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 utility infrastructure. 

XII. Effects on Air and Water Quality 

Applicable Criteria (CCP): CCP 7.3.7; 7.5.5. 
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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 Ill (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. 

XIII. Design Equal To or in Excess Of the Types of Improvements Required by the 

Standards in Chapter 4.1 0 - Pedestrian Oriented Design Standards: and 

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 4.1 0.60.01.a; 4.1 0.60.02; 4.1 0.60.06. 

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 Ill (pages 30 through 3 5 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 Ill (pages 36 through 39 of 145) of the july 

ll, 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 proposal and COA Is consistent with the criteria relating 
to significant 1'\atiJral features. 

XV. Minor Replat 

Applicable Criteria (LDC): LDC 2.14.30.05 ; 4.2.20.01, 4.4.20.02 ; 4.4.20.03 

Relevant Conditions of Aporoval ("COA'). II through 17 

I . The City Council notes that findings in response ro the applicable criteria cited 

above are pr~ente.d on Attachment Il l (pages 47 through 52 of 145) of the July 
11 , 2008, staff memorandum to City Council. 

2 As discussed tn 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 

A5 the body chan~ed with hearing appeals of a Major Modification to a Conceptual 
and Detailed Development Plan , Conditional Development Permit, and Minor Replat 
decis1on, the City Council having reviewed the record associated with the Mil.)or 
Modification to a Conceptual and Detailed Development Plan , r.onditinnal 
Development Permit, and Minor Replat application, considered evidence supportrng 

and opposing the application, finds that the proposal, as conditioned, adequately 
addresses the review criteria and Is found to be consistent wah the City's 

Comprehensive Plan. applicable sections of the Land Development Code. and other 
applicable approval criteda, The Ciry Council finds rhat Conditions of Approval are 
necessary to achieve compliance with the applicable criteria, and the condltlons 
adequi.\tely address Impacts related to the development. Therefore, the appeal Is 

DENIED, <1nd the City CouncTI upholds the Planning Commission derision to approve 
the Major Modification ro a Conceptual and Derailed Development Plan, Conditional 
Development Permit. and Minor Replat application (PLD07 - 0000 I O/CDP07-

00006/MRP07 -00006), 

Dated~~ '2., 2-u-1~ lie. 
Charles C. Tomlinson. MAYOR 
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CORVALUS 
E»11M<:•~~l\JNIT't' U'/IISIIITV 

CASE: 

REQUEST; 

OWNERl 
APl'LICANT: 

LOCATION: 

DECISION: 

CORVALLIS PLANNING COMMISSION 
NOTICE OF DISPOSITION 

Con1ntU111ly Developm~nt 
f'lanlli ng OivL.-.ion 

:.m 'i\V t>. 1.ldi"C•rt '\ 111enue 
flO Bo'" Hl~ 

Lol"'•llll .. _ 0!( q- {39·10$3 
i5-1 ll 766-onO~ 

I 1\~ (;i4 I ) 7<>i-17'n 

ORDER NO. 2013-034 

Coronado Tract B Apartments - Major Planned Development 
Modification (PLD12-00005) 

The applicant seeks approval of a Major Planned Development 
Modification to construct a 1 0-unlt apartment building on the 
Regent Retirement ResTdence Planned Development s1te As part 
of this application, the applicant requests to vary from development 
standards related to maximum vehtcle patl<:ing, grading area 
!Imitations, maximum front yard setback, and pedestrian onented 
design. 

Group B, LLC 
Attn · Rob Wood 
202 NW 6th Street 
Corvallis. OR 97330 

The 0 81 acre subject s1te is located approximately 600 reet south 
of NW Elks Dnve and east of NW Satinwood Street, at the east end 
of NW Mirador Place It is identified on Benton County Assessor's 
Map 11-6-23 AD as Tax Lot 6400 

The Corvallis Planning Commiss1on held a public hearing on June 5, 2013 At the 
hearing, a request to hold the record open an additional seven days was granted. 
Addit•onal public testimony was received by the Plannlng 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 Flnd1n~s in 
support of the Commission's decision were made dunng the deliberations of the June 
19. 2013 meeting 

The Commission's findings in support of the dectston to deny the application are 
reflected In the minutes from that meet1ng, but are generally summarized as follows 

Coronado TractS Apan:merlls (Pl0 12-00005) 
Plann,ng Commission NotiCe of Otsposlllon 
Orner 2013-034 
Page 1 or 2 

1\ \ illllll/ll/1111/ 111•11 IIHi tM\ II/I'I I /{II 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 

ATTACHMENT C (154 of156) 
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1. Failure to demonstrate consistency wtth the cul-de-sqc standards in LDC Section 
4.0.60.c 

2. Failure to protect significant trees on the site "to th.e greatest extent practicable." 
per LDC Section 4.2.20.d 

3. Failure to provide adequate compensating benefits for requested variartons from 
code standards, as requtred by LDC Section 2.5.40.04.a.1, and 

4. Lack of compatibility ln basic site design, visual elements, odors and emtssions, 
landscaping, and protection of significant natural features, per LDC Sections 
2 5A0.04.a.2, 3, 5, 8, and 14. 

If you are an affected party and wlsh to appeal thts decision, appeals must be filed in 
writing with the City Recorder within 12. days from the d-ate the order is signed. The 
following information must be included: 

1. Name and address of the appellant(s), 
2. Reference the subject development and case number, if any. 
3. A statement of the specific grounds for appeal. 
4. A statement as to how you are an affected party 
5~ Appeal filing fee of $734,70. 

Appeals must be filed by 5:00 p.m. on the final day of the appeal penod The City 
Recorder is located in the Clty Manager's Office, City Hall, 501 SW Madfson Avenue, 
Corvallis, Oregon. 

The proposal , staff report, hearing minutes. and disposition may be reviewed at the 
community Development Department Planntr1.9 Division , City Hall. 501 SW Mad)son 
Avenue. 

Signed: June 20, 2013 

Appeal Deadline July 2, 2013 at 5.00 PM 

Coronado Trac;t B Apartments (PLDlZ-00005) 
Piann1119 Commission Nollce of Dispos1hon 
Order 2013-034 
Page2 of2 

CORONADO TRACT B (PLD1~05) 
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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; 

7. 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 1 0 percent; 

10. Increase in the total ground area proposed to be covered by 
structures by more than 10 percent; 

11. 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; 
e) 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 be considered as a Minor Planned Development Modification only if it 
falls within the definition of a Minor Planned Development Modification described in 
Section 2.5.60.02.c. 

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 petition 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) 

Council 03-02-2015 Public Hearing Packet Coronado Tract B Section 4 Electronic Packet Page 225 of 241



EXH
IB

IT X - PA
G

E 633
review. The Commission shall consider the review criteria in Section 
2.5.50.04 to determine whether to authorize a Major Planned Development 
Modification. 

e. 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 -
1. Compensating benefits for the variations being requested; 

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

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

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

7. Signage; 

B. Landscaping for buffering and screening; 

9. Transportation facilities 

10. Traffic and off-site parking impacts 

11. Utility infrastructure 

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

13. Design equal to or in excess of the types of improvements required by the standards in 
Chapter 4.10 • Pedestrian Oriented Design 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, 
Chapter4.13- Riparian Corridor and Wetland Provisions, and Chapter4.14- Landslide 
Hazard and Hillside Development Provisions. Streets shall also be designed along 

CORONADO TRACT B (PLD14-00005) 
PLANNING COMMISSION STAFF REPORT 
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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 

2. Any proposed variation from a standard within Chapter 2.11 -
Floodplain Development Permit, Chapter 4.5 - Floodplain Provisions, 
Chapter 4.11 - Minimum Assured Development Area (MADA), 
Chapter 4.12- Significant Vegetation Protection Provisions, Chapter 
4.13 - Riparian Corridor and Wetland Provisions, or Chapter 4.14 -
Landslide Hazard and Hillside Development Provisions shall involve 
an alternative located on the same development site where the 
specific standard applies. 

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 
CORONADO TRACT B (PLD14-00005) 

PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D (PAGE 4 OF 18) 
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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 25ft. 
e. Setbacks 

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

2. Rear yard and Side yards 5 ft. minimum 

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

d) Abutting a more restrictive 10ft. 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/Site 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 properly maintain 
all vegetation. Drought-tolerant plant materials are encouraged. Design 
elements such as Internal sidewalks, pedestrian seating areas, fountains, 
pools, sculptures, planters, and similar amenities may also be placed within 
the permanent Green Areas. 

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 
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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 
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 habitat 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 buildings or structures for which a valid permit application 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. 

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. 

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 considered: 

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

2. Cui-de-sacs should not exceed 600ft. 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 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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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 ft. 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. ft. and resulting in at least 25,000 sq. ft. of post­
development impervious area are required to implement storm water 
detention and/or retention measures for the new and redeveloped 
impervious area as specified in the Corvallis Design Criteria Manual. 
Redeveloped impervious area consists of roof area and replaced 
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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 
Wetland 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. 

o. 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.g.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 be 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 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. 

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.· 
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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- 10ft. of a property line, 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. 

4.1 0.60.06 • Pedestrian Circulation 
a. Applicability 
These additional pedestrian circulation standards apply to all residential 
developments with eight or more units 

c. 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. 

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 pedestrian 
facilities. 

APPLICABLE DEVELOPMENT STANDARDS- CHAPTER 4.10 (PEDESTRIAN ORIENTED 
DESIGN) 

Section 4.10.60 ·STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS 
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THREE UNITS OR GREATER, TOWNHOME, TRIPLEX, 
FOURPLEX, AND APARTMENT RESIDENTIAL BUILDING TYPES 

4.1 0.60.01 - Building Orientation, Entrances, and Facades Adjacent to 
Pedestrian Areas 

a. 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 vehicular circulation shall not be place between buildings 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. 

b. 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 4.1 0.60.01.a.2, above. See Figure 4.10-16 - Portion of Building Required in 
Setback Area on Sites with At Least 100ft. of Street Frontage. For sites with less than 100ft. 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 

c. 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. 

4.1 0.60.02 - Parking Location 
a. Standards 

1. Parking lots shall be placed to the rear of buildings. 

4.1 0.60.04 - 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. 

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 
minimum of every 45ft. 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. 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. 

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

7. 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. 

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. 

4.1 0.60.05 Service Areas and Roof-Mounted Equipment 
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a. 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 five1 0 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 10ft. 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. 

4.1 0.60.06 • 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. 

c. 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 pedestrian facilities. 

g. 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 DEVELOPMENT) 

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 Extenuatin Conditions 

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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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 Zones 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. 

d. Individual Lot Grading Standards - These standards are in addition to 
Section 4.14. 70.04.c, above, and apply to lots which contain slopes equal 
to or greater than 10 percent, as mapped on the Natural Hazards Map. 

1. Maximum Allowed Cut Depth and Fill Height - The following 
standards govern the maximum cut depth and fill height: 

Extenuating Conditions Maximum Cut and Fill 
Height 

No Extenuating Conditions Eight-ft. Standard 

2. Gradable Area- In no case shall the cumulative impact of Mass 
Grading and Individual Lot Grading impact more site area on an 
individual lot than is allowed under the following standards: 

Medium-high and High Density Residential 
Development Zones 
RS-12, RS-12U, and RS-20 Zones 

Mass Grading Regulations: 

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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