
MEMORANDUM

TO Mayor and City Council

FROM Ken Gibb Community Development Director

DATE May 14 2007

RE Appeal of a Planning Commission Decision regarding a Conceptual
and Detailed Development Plan and a Tentative Subdivision Plat

Witham Oaks PLD0600012SUB0600005

I ISSUE

On April 18 2007 the Planning Commission approved a Conceptual and Detailed

Development Plan and a Tentative Subdivision Plat fora946acre site that would

create 221 residential lots and 16 common tracts within 577 acres of land

zoned PDRS6Low Density Residential with an Planned Development
Overlay and 369 acres of land zoned PDAGOSAgricultural Open
Space with a Planned Development Overlay and

allow the construction of a mixture of single family detached homes and

attached townhomes within the 577 acre PDRS6portion of the site

Approximately 498 acres of the site including the 369 acre portion zoned PDAGOS
would either remain undeveloped as natural open space or be contained in common

tracts In addition to other Conditions of Approval initiation of the Conceptual and

Detailed Development Plan is contingent upon approval of a public rightofway
vacation request for Circle Boulevard ExhibitII264 A review of the rightofway
vacation will be conducted by the Corvallis City Council at a later date Various Land

Development Code LDC standards such as those related to building setbacks
minimum lot size street design and wetland preservation are proposed to be modified

through the Conceptual and Detailed Development Plan

On May 2 2007 Mr Mark Knapp Ms Rebecca Wilson Ms Elizabeth Schwartz and

Mr Jason DeLorenze jointly filed an appeal of the Planning Commissionsdecision to

approve the Conceptual and Detailed Development Plan and Tentative Subdivision Plat

Exhibit I The LDC specifies that the City Council hear appeals of Planning
Commission decisions regarding these land use applications
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II BACKGROUND

The subject site was annexed into the Corvallis City Limits after the corresponding
ballot measure was passed by Corvallis voters on November 2 2004 At that time the

Comprehensive Plan and LDC designations that were approved for the subject site by
the City Council and Planning Commission ANN0400004CPA0400002 and ZDC04

00004 became effective Exhibits II140 through II156 These designations were in

place when the application for the subject Conceptual and Detailed Development Plan

and Tentative Subdivision Plat proposal was submitted to the Planning Division

ExhibitsII135 through II136

As discussed in the Staff Report to the Planning Commission development proposed
on property subject to a Planned Development Overlay is required to be reviewed and

approved through the Planned Development process Exhibit II6 The applicant
submitted the requisite application for a Conceptual and Detailed Development Plan

and a Tentative Subdivision Plat addressed the relevant Comprehensive Plan Policies

and LDC criteria through the application and participated in the subsequent public
hearing process Exhibits II IV V VI and VIII

III DISCUSSION

A Planning Commission Action

Specific criteria and policies that apply to the proposed development were addressed in

the March 14 2007 Staff Report to the Planning Commission Exhibit II Generally
the criteria require that the application be consistent with LDC requirements
Comprehensive Plan Policies and any other applicable policies and standards adopted
by the City Council In approving this application PLD0600012 et al the Planning
Commission adopted findings contained in the minutes of the March 21 2007 April 4
2007 and April 18 2007 Planning Commission hearings that demonstrate support for

approving the request as well as findings from the March 14 2007 Planning
Commission Staff Report Exhibits II IV V and VI

Supplemental to these materials were nine memoranda that Staff submitted to the

Planning Commission for their consideration Exhibits IV through VIII and IX These

memoranda transmitted either additional public testimony additional application
materials or analyses completed by Staff in response to information submitted by the

applicant

B List of Exhibits

Exhibit I Appeal Statement from Mr Mark Knapp Ms Rebecca

Wilson Ms Elizabeth Schwartz and Mr Jason DeLorenze
received May 2 2007
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Exhibit II Staff Report to Planning Commission dated March 14 2007

Exhibit III Planning Commission Notice of Disposition for Witham Oaks
including final Conditions of Approval

Exhibit IV Draft Minutes of the March 21 2007 Planning Commission

Hearing

Exhibit V Final Minutes of the April 4 2007 Planning Commission

Meeting

Exhibit VI Draft Minutes of the April 18 2007 Planning Commission

Meeting

Exhibit VII March 14 2007 Memorandum to Planning Commission

Copies of Attachments D through D2

Exhibit VIII March 21 2007 Memorandum to Planning Commission

Additional Application Materials

Exhibit IX Public Testimony received after April 4 2007 Planning
Commission Meeting and before the close of Record at

5OOPM on April 11 2007

Exhibit X Witham Oaks Comprehensive Plan Designations and Area

Neighborhood Centers

Exhibit XI May 8 2007 Memorandum to Mayor and City Council
NollanDolan 5th Amendment Takings Guidelines

Exhibit XII Public Testimony Received Between April 20 2007 and

May 11 2007

C Appeallssues

The May 2 2007 letter submitted by the appellants Exhibit I identifies six issues that

they believe are grounds for an appeal including issues raised by the appellants in

verbal and written testimony to the Planning Commission as reflected in the March 21
2007 public hearing minutes Exhibit IV and Exhibit IX The following evaluation

includes the applicantsgrounds for appeal relevant review criteria established by the

CitysComprehensive Plan LDC and other adopted documents and staffs discussion

and analysis of each issue raised on appeal Although only six issues were raised on

appeal it should be noted that the City Council hearing on this matter is a de novo

review which means that the City Council may at its discretion raise and address

other issues in relation to applicable decision criteria in its consideration of this land use

application
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Additionally the City Council is referred to the analysis completed by Staff of the

applicantsdevelopment proposal Exhibit II The issues identified by the appellant
have been thoroughly analyzed through the documents noted above and findings that

the development as conditioned would be consistent with applicable LDC review

criteria and Comprehensive Plan policies were made by the Planning Commission

based on these analyses Exhibit III

1 Issue Raised on Appeal Development Proposal would Destroy Too Many
Significant Trees

The Appellantsletter dated May 1 2007 cites Comprehensive Plan Policy466and

states

VVe assert that the second provision Hof Policy466 will not be met because

1 the development consists oflarge houses whose footprint exceeds the

normal limit in the Land Development Code and 2 the growth ofplanted oak

trees in urban areas is stunted by the predominance ofpavement So if the

development goes forward there will never be aYreecovered hillside

appearance There will only be a suburban rooftop appearance

StaffAnalysis

Applicable Comprehensive Plan Policies

466 On treecovered hills the design ofdwellings and their placement shall be planned
to retain a sufficient number of trees to preserve a greentreecovered hillside

appearance If a proposed development pattern would result in the loss ofa tree

covered hillside appearance assuming the development plan has been designed to

minimize the loss ofexisting trees to the extent that it is safe and practicable the

development may proceed provided the following provisions are met 1 the loss

of trees is further minimized by development techniques such as clustering and 2
a sufficient number of new trees are planted to recreate at maturity a green tree

covered hillside appearance

Applicable Land Development Code Criteria

Section4220 GENERAL PROVISIONS Chapter 42 Landscaping Buffering and

Screening

c Significant plant and tree specimens should be preserved to the greatest extent

practicable and integrated into the design ofa development Trees of8inor

greater diameter measured at a height of4 ft above grade and shrubs excluding
blackberries poison oak and similar noxious vegetation over 3 ft in height are

considered significant Plants to be saved and methods of protection shall be

indicated on the detailed planting plan submitted for approval Existing trees may
be considered preserved only if no cutting filling or compaction of the soil takes

place between the trunk of the tree and the area 5ft outside the treesdripline In
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addition the tree shall be protected from damage during construction by a

construction fence located 5 ftoutside the dripline

Section4230REQUIRED TREE PLANTINGS

Tree plantings in accordance with the following standards are required for all parking lots

for 4 or more cars public street frontages and along private drives more than 150 ft long
Trees shall be planted outside the street rightofway except where there is a designated
planting strip or City adopted street tree plan

Selection ofspecies may be made from the list in Section4260 Alternate selections must

be approved by the Director following written request Frequency of trees in planting shall

be determined by the type of tree used Trees in parking areas shall be dispersed
throughout the lot to provide a canopy for shade and visual relief See recommended tree

list for examples in each category

Street Trees

Medium canopy treesMaximum 30 ft on center spacing
Large canopytreesMaximum 50 ft on center spacing

Section4260RECOMMENDED STREET TREES

The following species are appropriate trees for street tree and parking lot planting
situations Other varieties may be used only with approval by the Director

Medium canopy trees

Acer platanoides Almira Almira Norway Maple
Acer platanoides var Norway Maple
Acer rubrum Armstrong Armstrong Red Maple
Acer rubrum Deric Deric Red Maple
Acer rubrum Scalon Scalon Red Maple
Carpinus betulus purpurea Purple European Hornbeam

Cercidiphyllum iaponicum Katsura Tree

Carpinus caroliniana American Hornbeam

Cladrastic lutea American Yellow Wood

Fagus sylvatica Heterophylla European Beech

Fraxinus oxicarpa Flame Flame Ash

Fraxinus holotricha Morain Morain Ash

Fraxinus pennsylvanica lanceolata MarshallsSeedless Ash
Phellodendron amurense Amur Cork Tree

Prunus blieriana Newport or Thundercloud Flowering Plums

Prunus campanulata Taiwan Flowering Cherry
Prunus serrulata Kwansan Kwansan Flowering Cherry
Prunus subhirtilla Autumnalis Autumn Flowering Cherry
Virus calleryana Bradford Bradford Pear

Quercus phellos Willow Oak

Saphora iaponica Japanese Pagoda Tree

Styrax iaponica Fragrant Snowbell

Tilia cordata Little Leaf Linden

Large canopy trees

Acer rubum spec Red Maple
Acer saccharum Sugar Maple
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Ginko biloba Ginko

Gleditsia triacanthos var Moraine Thornless Honey Locust

Liriodendron tulipifera Tulip Tree

Paulownia tormentosa Empress Tree

Platanus acerifolia Sycamore should have a 12 wide planting area
Quercus coccinea Scarlet Oak

Quercus robur White Oak

Quercus rubra Red Oak

Because of their strong central trunk growth pattern or large mature size these

trees should not be planted beneath overhead utilities

An analysis of the potential impacts to significant vegetation resulting from the subject
Conceptual and Detailed Development Plan is contained on Pages 17 through 19 and

Pages 40 through 43 of the March 14 2007 staff report to the Planning Commission

Exhibits II17 through II19 and II40 through II43 Additional analyses related to the

landscaping proposed within common areas and natural open space tracts is provided
on Pages 29 through 33 Exhibits II29 through II33 The analysis on Page 17 notes

that a total of 538 street trees would be planted as a result of the development which is

196 more trees than would be removed This does not include trees planted within

formally landscaped common areas

Policy466 requires two methods of mitigation to be incorporated with a development
proposal to minimize the loss of existing trees The appellants contend that the second

of these has not been satisfied by the subject Conceptual and Detailed Development
Plan because the growth of planted oak trees in urban areas is stunted by the

predominance of pavement As shown on ExhibitII285 the applicant has not

proposed to plant oak trees in planter strips or common areas associated with the

project All of the proposed street tree species are listed in LDC Section4260as

recommended street trees

On Page 19 of the March 14 2007 staff report to the Planning Commission Staff note

that based on the height potential of the proposed street tree species it is reasonable

to conclude that atreecovered hillside appearance would result Exhibit II19 This

conclusion was reached based on a review of the height range of the proposed tree

species as listed in the Sunset Western Garden Book and the Manual ofWoody
Landscape Plants2 The average potential height for all of the proposed street tree

species combined is 45 feet with a maximum average height of 75 feet and a minimum

average height of 30 feet Given that the height of dwellings proposed by the applicant
would be limited to no more than 30 feet it is therefore reasonable to conclude that at

maturity a majority of the proposed street trees would be taller than the surrounding
dwellings thereby recreating atreecovered hillside appearance

Sunset Western Garden Book Eighth Edition Elizabeth L Hogan Editor Sunset Publishing
Corporation Menlo Park CA 1992

2
Manual of Woody Landscape Plants Fourth Edition Michael A Dirr Stipes Publishing

Company Champaign Illinois 1990
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The second premise of the appellants argument that atreecovered hillside

appearance would not result rests on the contention that the development consists of

large houses whose footprint exceeds the normal limit in the Land Development
Code As noted on Page 21 of the staff report the applicant has requested to

increase the maximum allowed lot coverage from 40 percent to 70 percent for attached

dwellings and from 40 percent to 60 percent for detached dwellings Exhibit II21
This aspect of the proposal was analyzed on Pages 24 and 25 of the staff report
Exhibit II24 through II25 In order to generate an amount of open space within the

PDRS6portion of the project that is comparable to what would have resulted from

development through the base RS6 standards Staff recommended and the Planning
Commission approved a Condition of Approval that limits the maximum lot coverage to

40 percent on lots with an area of6500 square feet or more Condition 5 Given this

condition Staff found that an additional 175 acres of open space would be created
which is025 acres more than would result through application of the RS6 coverage
standard This area on a lotbylotbasis would presumably be conducive for planting
trees and be in addition to area provided within planter strips and common areas

Therefore more area would be available for achieving atreecovered hillside

appearance through development of this site than would have been generated by the

RS6lot coverage standards

Conclusion on Appeal Issue No 1

A total of at least 196 more trees would be planted through the proposal than would be
removed In combination with the amount of open space created by the project and the

opportunities it provides for even more trees Staff believe the subject Conceptual and

Detailed Development Plan would result in atreecovered hillside appearance This

conclusion is consistent with the Planning Commissions decision as outlined in

Exhibits III and VI

2 Issue Raised on Appeal Development Proposal would Probably Damage
Wetlands

On Pages 2 and 3 of their May 2 2007 letter the appellants state the following

Ifthe development were allowed to proceed it is probable that the damage to

wetland habitat would violate the public interest as stated in CPP491andin

CPP4103and in CPP4109

The following discussion addresses this point of the appeal Specific findings related to

Comprehensive Plan Policies4914103 and4109which were presented through
the March 14 2007 staff report to the Planning Commission are also identified
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Staff Analysis

Applicable Comprehensive Plan Policies

491 Significant watercourses lakes and wetlands shall be preserved or have their

losses mitigated in order to maintain clean water support natural vegetation
protect the aquatic habitat retain existing significant public vistas and provide
wildlife habitat and recreation sites Sitespecific buffering and setback

requirements may be required as necessary to achieve protection

4103 Significant drainageways shall be kept in a natural state to protect tree lines
maintain their natural functions and enhance native plant species to the maximum

extent practicable

4109Negative impacts on habitat and migration corridors for birds wildlife aquatic life
and on open space and the recreation qualities of significant drainageways shall

be minimized

Findings related to the criteria cited above as well as other applicable Comprehensive
Plan Policies and LDC sections are provided in the March 14 2007 staff report to the

Planning Commission These findings are grouped into three general categories

stormwater qualityquantity
wetland impacts and

riparian corridor impacts

a stormwater QualityQuantity

Findings concerning potential impacts from stormwater qualityquantity are provided on

Pages 38 through 40 60 through 65 and 92 through 97 of the March 14 2007 staff

report Exhibits II30 through II40 II60 through II65 andII92through II97 The

conclusion from those findings found that the applicant addressed the applicable criteria

cited in the staff report Findings specific to Comprehensive Plan Policies4914103
and4109are presented on Page 59 Exhibit II59 as well as within the Public

Facilities Section of Part I of the staff report In addition to aspects of the subject
proposal Staff recommended and the Planning Commission approved Conditions of

Approval 1 23 24 25 46 47 48 49 50 51 52 53 54 55 56 57 and 58 to ensure

consistency with these criteria Besides ensuring that final engineering documents

submitted to the City for review would contain information stipulated by the Corvallis

stormwater Master Plan these conditions also establish an integrated long term

wetland monitoring framework that relies on subsequent approvals from the Oregon
Department of Environmental Quality DEQ and the Oregon Department of State

Lands DSL Key aspects of these state agency reviews include a determination of the

extent and type of wetland mitigation required as a result of the subject development
as well as a determination that the applicantsproposed stormwater management plan
Exhibits 11344 through II380 would achieve water quality standards established by
the state for urban runoff As approved the respective conditions require the applicant
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to provide the City with documentation of state agency approvals prior to initiating any
development activity on the site

b Wetland Impacts

Findings concerning identified and potential impacts to wetlands resulting from the

proposed development are provided on Pages 30 through 32 38 through 40 48

through 65 73 80 81 and 93 through 98 of the March 14 2007 staff report Exhibits
II30 through II32 II38 through II40 II48 through II65 II73 II80 and II81 and 11

93 through II98 The conclusion from those findings found that the applicant
addressed the applicable criteria cited in the staff report In addition to aspects of the

subject proposal Staff recommended and the Planning Commission approved
Conditions of Approval 1 11 12 13 21 23 24 25 32 48 49 54 55 and 58 to

ensure consistency with these criteria As with the Conditions of Approval listed above

that pertain to stormwater runoff these conditions require the applicant to provide the

requisite information necessary to demonstrate consistency with applicable standards

contained in the Corvallis stormwater Master Plan and Land Development Code prior
to the initiation of any development activity on the subject site In addition the applicant
is require to obtain the necessary permits from DSL and DEQ for development impacts
that would occur within wetlands As noted in the staff report the type and amount of

mitigation necessary to compensate for these impacts would be determined through a

coordinated review of the permit applications eg removalfill activities by these state

agencies

Given the integral nature of the applicantsproposed stormwater management plan and

the long term vitality of the remaining and mitigated wetlands Staff recommended and

the Planning Commission approved a wetland monitoring strategy that the applicant is

required to include as part of the permit application to DSL Condition 24 The details
of this plan are described on Pages 63 and 64 of the March 14 2007 staff report
Exhibits II63 through II64 This approach is consistent with applicable
Comprehensive Plan Policies including those cited by the appellants in that it would

1 be dependent upon subsequent wetland delineation and site hydrology studies that

document resultant alterations to drainageways native plants species and aquatic life
on the site and 2 provide an opportunity to mitigate impacts to these resources that

may materialize subsequent to completion of development activities on the site The

appellants acknowledge the difficultly in knowing for certain at this time whether such

impacts would occur As required by Policies4914103and4109the monitoring
and mitigation approach approved by the Planning Commission also recognizes this

uncertainty but creates a framework for remedying unforeseen impacts if in fact they
do occur

c Riparian Corridor Impacts

Findings concerning identified and potential impacts to riparian corridors resulting from
the proposed development are provided on Pages 30 through 32 38 through 40 48

through 65 73 80 81 and 93 through 98 of the March 14 2007 staff report Exhibits
II30 through II32 II38 through II40 II48 through II65 II73 II80 and II81 and II
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93 through II98 The conclusion from those findings found that the applicant
addressed the applicable criteria cited in the staff report In addition to aspects of

subject proposal Staff recommended and the Planning Commission approved
Conditions of Approval 1 11 12 13 20 21 22 23 24 25 32 48 49 50 54 55 and

58 to ensure consistency with these criteria With the exception of Conditions of

Approval 22 and 50 these conditions are essentially the same as those pertaining to

potential wetland impacts Conditions that address wetland and riparian resources

were intentionally interrelated in order to synchronize documentation of potential
impacts to these natural resources as well as to coordinate the design of necessary

mitigation

Conclusion on Appeal Issue No 2

The March 14 2007 staff report to the Planning Commission presented findings related

to Comprehensive Plan Policies4914103 and4109 as well as other criteria

concerning water qualityquantity wetland and riparian corridor impacts Where

necessary Staff recommended and the Planning Commission approved specific
Conditions of Approval as noted above to ensure that the subject proposal would be

consistent with those criteria The decision of the Planning Commission to approve the

subject request was based in part on the findings presented in the March 14 2007
staff report as well as the reasons stated in minutes from the associated public
hearings Exhibits III and VI The issues raised by the appellants regarding impacts to

wetlands and riparian areas were addressed by these findings

3 Issue Raised on Appeal Development Proposal would Create an

Incompatible SuburbanstyleNeighborhood

On Pages 3 and 4 of their May 2 2007 letter the appellants contend that the subject
Conceptual and Detailed Development Plan is inconsistent with Comprehensive Plan

Policies924and 925 Items AB E and J The appellants also raise issue with

the proposed grade of Local Streets D and G of the subject development Exhibits 11

276 and II277 which is regulated by the Corvallis Land Development Code

The following discussion addresses this point of the appeal Specific findings related to

Comprehensive Plan Policies924 and925which were presented through the

March 14 2007 staff report to the Planning Commission are also identified

StaffAnalysis

plicable Comprehensive Plan Policies

924 Neighborhoods shall be pedestrianoriented Neighborhood development
patterns shall give priority consideration to pedestrianbased uses scales

and experiences in determining the orientation layout and interaction of

private and public areas
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925 Development shall reflect neighborhood characteristics appropriate to the

site and area New and existing residential commercial and employment
areas may not have all of these neighborhood characteristics but these

characteristics shall be used to plan the development redevelopment or

infill that may occur in these areas These neighborhood characteristics are

as follows

A Comprehensive neighborhoods have a neighborhood center to

provide services within walking distance of homes Locations of

comprehensive neighborhood centers are determined by proximity
to major streets transit corridors and higher density housing
Comprehensive neighborhoods use topography open space or

major streets to form their edges

B Comprehensive neighborhoods support effective transit and

neighborhood services and have a wide range of densities Higher
densities generally are located close to the focus ofessential

services and transit

E Neighborhoods have a mix of densities lot sizes and housing
types

J Neighborhoods have automobile parking and storage that does not

adversely affect the pedestrian environment Domestic garages are

behind houses or otherwise minimizedeg by setting them back

from the front facade of the residential structure Parking lotsand

structures are located at the rear or side of buildingsOnstreet

parking may be an appropriate location for a portion of commercial
institutional and domestic capacity Curb cuts for driveways are

limited and alleys are encouraged

Applicable Land Development Code Sections

Section4070STREET REQUIREMENTS

Location grades alignment and widths for all public streets shall be considered in

their 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 the safety and capacity of the street network is not

adversely effected The following standards shall apply

1 Location of streets in a development shall not preclude development of

adjacent properties Streets shall conform to planned street extensions

identified in the Corvallis Transportation Plan andor provide for

continuation of the existing street network in the surrounding area

2 Grades shall not exceed 6 percent on arterial streets 10 percent on

collector streets and 15 percent on local streets

Findings related to Comprehensive Plan Policies 924and 925 are provided on Pages
15 through 29 of the March 14 2007 staff report the Planning Commission Exhibits II

15through II29 Findings related to LDC Section40701 are found on Pages 76 and
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77 Exhibits II76and II77 The conclusion from those findings found that the

applicant addressed the applicable criteria cited in the staff report In addition to

aspects of the subject proposal Staff recommended and the Planning Commission

approved Conditions of Approval 1 3 4 5 6 7 8 14 25 30 31 and 35 to ensure

consistency with these criteria The following discussion reviews these findings in four

categories

Street Design Standards

Neighborhood and Pedestrian Scale

Pedestrianoriented Design
Neighborhood Service Centers

a Street Design Standards

The appellants contend that the proposed development is essentially a giant culde
sac that would be readily accessible only from the east This contention appears to

place emphasis on vehicular access it is important to note that vehicular access to the

development site is limited by a number of factors including topography patterns of

existing development shared boundaries with open space and Oregon State University
agricultural lands and the location of natural features within and bounding the site

Regardless Staff highlight the points of access for vehicular pedestrian andor bicycle
traffic that would be available at each of the four sides of the subject site Exhibit 11

272 Clearly the portions of the site that would abut Circle Boulevard contain the

primary points of access for each of these transportation modes However proposed
or existing connections at the north and south ends of the site would at a minimum
allow for pedestrian travel to and through the site along pathways While the efficacy of

a street connection along the western boundary of the site was considered at length by
the Planning Commission Exhibit VI the inclusion of a street stubie Street J was

approved consistent with LDC Section4070i1 Therefore while the site would be

accessible primarily from Circle Boulevard connections to existing or planned
transportation infrastructure would be facilitated at all four sides of the site

The appellants also allege that the grade of streets proposed by the developer would
make routine bicycling impossible for most residents This point of the argument is

applied specifically to Streets G and D ExhibitsII276 and II277 which the

appellants note would have grades between 4 to 145 percent These streets would be

classified as Local Streets by the Corvallis Transportation Plan given that the function
of such streets is to serve traffic within neighborhood areas and facilitate access

between the Collector Street system and land uses adjoining Local Streets As noted in

LDC Section4070i2 the grade for Local Streets shall not exceed 15 percent
Additionally Comprehensive Plan Policy467a which was cited on Page 43 of the
March 14 2007 staff report states that development should be planned to fit the

existing topography Findings presented in the staff report and made by the Planning
Commission that are relevant to this criteria concluded that the proposed development
is consistent with this Policy Exhibits II43 and VI Therefore as designed and

approved Streets G and D are consistent with the applicable criteria
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b Neighborhood and Pedestrian Scale

As noted by the appellants the basis for determining the consistency of a development
proposal with pedestrianfriendly goals of Policies924and 925is provided in part
through the Background of Comprehensive Plan Article 90 A portion of that
discussion states the that the accepted national and international standard for

determining the size of a comprehensive neighborhood thus defined is the distance a

person can walk easily in five to ten minutes This equates to a distance of roughly 14

to 12 mile from the core of a comprehensive neighborhood to its edge The

discussion goes on to note the following

A comprehensive neighborhood core or focus is typically the location of a mix of uses

possibly including a small public open space shops services civic functions and

connections to public transportation Within a 14mile fiveminute walk of the core is the

highest concentration of housing Medium density housing is generally located within a

ten minute walk of the core Up to a one mile radius from the core of the comprehensive
neighborhood is a secondary area which typically is the appropriate location for low

density housing It is likely that when Corvallis is analyzed and mapped to determine

appropriate locations for potential comprehensive neighborhood centers the greater
portion of existing low density or immediate neighborhood areas in the City will fall into

this category of secondary area Good connections for bicycles and pedestrians from

secondary areas to the more intensive core area are vital

Two neighborhood centers are identified on the Comprehensive Plan Map within

immediate proximity to the subject site As shown on Exhibit X the southwest corner

of the subject site is approximately 12 mile from the nearest of these which is located

at the intersection of Harrison Boulevard and 53d Street However the portion of the

site that would actually be developed for residential use is approximately 12to 1 mile

away from this Major Neighborhood Center while the Minor Neighborhood Center at

Grant Avenue and 29h Street is approximately 34 to 1 mile away Therefore the

subject site is outside of the largest radius noted in the Comprehensive Plan as the

critical distance between the core of a comprehensive neighborhood and its primary
service area From that perspective the proposed Conceptual and Detailed

Development Plan does satisfy the goal noted for secondary areas by providing the

type of bicycle and pedestrian facilities desired for connecting secondary areas with

the more intensive core of a neighborhood center

In order to analyze the compatibility of the proposed Conceptual and Detailed

Development Plan with the developed neighborhoods within an immediate proximity to

the site Staff calculated the average density for all Low Density Residential land within

12 mile of the site Exhibit II16 On a related point the appellants contend that the

neighborhood created by the proposal would be one of nearly uniform density and lot

size in violation of CPP925B and E If the same standard that is used for

determining the size of a comprehensive neighborhood ie a 12 mile radius is

applied to this premise the result is that the 313 acres of RS35and RS5 land within
12 mile of the site contain a total of 775 residential lots Based on Benton County
parcel data the average lot size within this area is approximately 11000 square feet
with a maximum lot size of approximately 75000 square feet and a minimum lot size of

approximately4000 square feet As a comparison the proposed development would
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result in 221 new lots with an average lot size of approximately5600 square feet a

maximum lot area of approximately 13000 square feet and a minimum lot area of

approximately3000 square feet The applicant notes that this range of lot sizes is

distributed into three lot size categories approximately 37 percent are less than 5000
square feet approximately 30 percent are between 5000 and 6000 square feet and

approximately 33 percent are larger than6000 square feet Exhibit II217

While the subject development site is outside of a comprehensive neighborhood core
it is within secondary areas of two identified neighborhood centers and to that end
would comprise a portion of a larger existing secondary comprehensive neighborhood
once developed As demonstrated above the proposal would contribute 221 additional

residential lots that are generally consistent with the broad range of lot sizes currently
existing within 12 mile of the siteie the comprehensive neighborhood of which the

development would be a portion The development would also broaden the range of

observed lot sizes by introducing lots that are smaller than currently exist Therefore
the subject development proposal would diversify the overall density observed within

the existing neighborhoods and contribute to the corresponding lot size heterogeneity

c Pedestrianoriented Design

The appellants also contend that the proposed development does not satisfy the intent

of Policy925Jdue to an insufficient offset distance between the face of a garage
and the living space of the corresponding dwelling Findings specific to this criteria are

provided on Page 28 of the March 14 2007 staff report to the Planning Commission

Exhibit II28 Additionally a discussion on this aspect of the proposal by the Planning
Commission can be found in the April 18 2007 meeting minutes Exhibit VI Through
that discussion the Planning Commission found that the proposal was consistent with

the applicable criteria as conditioned

d Neighborhood Service Centers

The last point of the appellants argument that the proposed development is contrary to

goals of the Comprehensive Plan rests on Goal 13 of the Oregon Statewide Planning
Guide Article 12 of the Corvallis Comprehensive Plan responds to Goal 13 which is

concerned with energy conservation In citing this Goal the appellants appear to

contend that the subject site should not be available for residential development
because it is too far from the nearest significant commercial zoning As noted above
the development districts for this property were established when it was annexed into

the City Limits in 2004 The proximity of the site to essential services commercial or

otherwise was addressed through this land use decision and found to be consistent

with the goals of the Comprehensive Plan No change to these designations was

proposed through the subject Conceptual and Detailed Development Plan and
therefore the issue raised by the appellants is not germane to the subject proposal
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Conclusion on Appeal Issue No 3

The March 14 2007 staff report to the Planning Commission presented findings related

to Comprehensive Plan Policies924and 925 as well as other criteria concerning
neighborhood compatibility pedestrianoriented design and availability of alternate

transportation modes Where necessary Staff recommended and the Planning
Commission approved specific Conditions of Approval as noted above to ensure that

the subject proposal would be consistent with those criteria The decision of the

Planning Commission to approve the subject request was based in part on the findings
presented in the March 14 2007 staff report as well as the reasons stated in minutes

from the associated public hearings Exhibits III and VI The issues raised by the

appellants regarding neighborhood compatibility pedestrianoriented design and

availability of alternate transportation modes were addressed by these findings

4 Issue Raised on Appeal Development Proposal would Build a Large
Number of Houses with No School Nearby

On Pages 4 and 5 of their May 2 2007 letter the appellants contend that the subject
Conceptual and Detailed Development Plan is inconsistent with Comprehensive Plan

Policy 1051The following discussion addresses this point of the appeal

StaffAnalysis

Applicable Comprehensive Plan Policies

1051 The availability of adequate school facilities and services shall be used by the City
as a factor to direct urbanization

1434Urbanization shall be contained within the Urban Growth Boundary and shall

occur incrementally through the annexation process Limited interim development
consistent with Benton County clustering regulations may be permissible

Article 50 Definitions

The definition of words and terms below is intended to explain the meaning of the words

and terms in the context of the Plan The definitions are not intended to have applicability
outside the Corvallis Comprehensive Plan context

Urban Land that is developed at urban densities or intensities or that has urban services

Urbanization Process ofconverting land from urbanizable to urban

The appellants contend that the proposed development would create an unmet need
for the public education of children because there would not be a school nearby for
children that live in the development to attend Comprehensive Plan Policy 1051

requires that the availability of adequate school facilities and services be used by the

City as a factor to direct urbanization Article 50 of the Comprehensive Plan defines
urbanization as the process of converting land from urbanizableie rural to urban
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while urban is defined as land that is developed at urban densities or intensities that

has urban services As noted in Policy 1434 urbanization shall occur incrementally
through the annexation process

Prior to the 2004 passage of the annexation measure for the subject site both the

Planning Commission and the City Council reviewed an analysis completed by Staff of

the ability to provide the site with urban services among which was the availability of

adequate school facilities ANN0400004 Order 2004117 The following is an excerpt
from that analysis

The subject site is within the Corvallis School District and will be served by Jefferson

Elementary School Linus Pauling Middle School and Corvallis High School The District

uses two methods to calculate the anticipated impact of new development on the School

District Method I assumes that 30 of the potential dwelling units will have children
and that each of these units with children will have 15 children Method 2 assumes that

there will be05 children for every potential dwelling unit The district can estimate

anticipated growth in the number of children based on the number of proposed
residential dwelling units but they cannot determine the age of those children until they
enter the school system

For the purpose of determining the impacts to school facilities The City requires that the

maximum development potential for the site be considered As mentioned previously a

maximum of 346 residential units could be constructed on the residential land proposed
for annexation Using the methods mentioned above the anticipated impact on the

School District is between 156 and 173 students The School District is currently
constructing new facilities to meet the future demands including a new Middle School

and a new High School It is aso important to keep in mind that the School District is

responsible for providing new facilities to meet the anticipated needs of the community
and will respond to the growth of the community as it occurs3

In arriving at a decision to refer the annexation proposal to Corvallis voters the

Planning Commission and City Council relied on this analysis and found that the

Comprehensive Plan Policies cited above were satisfied Therefore the appellants
raise an issue that was addressed through the annexation process for the subject site
and that is not germane to reaching a decision on the proposed Conceptual and

Detailed Development Plan

Conclusion on Appeal Issue No 4

The appellants contention that adequate school facilities are not available to serve the

proposed development is not at issue through the proposed Conceptual and Detailed

Development Plan as this aspect of urbanizing the site was previously addressed by
the Planning Commission and City Council and as determined through the annexation

process was found to be consistent with the Comprehensive Plan

s
Witham Oaks Planning Commission Staff Report ANN0400004 et al City of Corvallis June

21 2004 Pages 2223
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5 Issue Raised on Appeal Development Proposal would Shield the

Developer from Public Participation

On Page 5 of their May 2 2007 letter the appellants contend that Condition of

Approval No 13 fails to hold the developer accountable to public scrutiny This

Condition requires the applicant to complete a geotechnical analysis for the

developable portion of the site including the boundary with Tract A and submit that

analysis to the City for review prior to the City issuing excavation and grading permits
for the site Exhibit III10 The full language of Condition of Approval No 13 is

provided below

Geotechnical Analysis Prior to issuance of excavation and grading permits for the site
the applicant shall submit a geotechnical analysis for the developable portion of the site

including the boundary with Tract A that assesses the existing surface and subsurface

hydrology and soil types and presents conclusions on how the proposed development will

impact these site characteristics If the report finds that adverse impacts cannot be

mitigated consistent with this approval a Planned Development Modification shall be

required consistent with LDC Chapter25 Otherwise development of the site shall occur

consistent with the recommendations contained in the geotechnical analysis

StaffAnalysis

Applicable Comprehensive Plan Policies

225 The City shall strive to ensure that all public information on land use planning
issues is available in an understandable form is accurate and complete and is

made available to all citizens as soon as possible after receipt ofan application
The City shall continue to take advantage of the best available technology for

dissemination of this information

Applicable Land Development Code Sections

Section4090PUBLIC IMPROVEMENT PROCEDURES

It is in the best interests of the community to ensure public improvements installed in

conjunction with development are constructed in accordance with all applicable City
policies standards procedures and ordinances Therefore prior to commencement of

installation of public water sanitary sewer storm drainage streetlights street bicycle or

pedestrian improvements for any development site developers shall contact the City
Engineer to receive information regarding adopted procedures governing plan submittal

plan review and approval permit requirements inspection and testing requirements
progress of the work and provision ofeasements dedications and asbuiltdrawings for

installation ofpublic improvements All work shall proceed in accordance with those

adopted procedures and all applicable City policies standards and ordinances

Whenever any work is being done contrary to the provisions of this Code the Director may
order the work stopped by notice in writing served on the persons engaged in performing
the work or causing the work to be performed The work shall stop until authorized by the
Director to proceed with the work or with corrective action to remedy substandard work

already completed
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Comprehensive Plan Article 2 Citizen Involvement addresses Statewide Planning
Goal 1 which requires the City to develop a citizen involvement program that ensures

the opportunity for citizens to be involved in all phases of the planning process Policy
225mirrors this goal by requiring that all information received as part of a formal land

use proposal is made available to all citizens as soon as possible after receipt of an

application As noted by the appellants a geotechnical analysis is not a required
element of an application for a Conceptual and Detailed Planned Development
Therefore neither the Comprehensive Plan nor the LDC mandate that this type of

information be made available for public review as part of the land use planning
process

As noted in LDC Section4090 other types of information that are relied on to reach a

final engineered design for a Conceptual and Detailed Development Plan are similar in

this regard Through the CitysPublic Improvement through Private Contract PIPC
process an applicant finalizes the design of public streets and utilities which involves

information that while consistent with the detailed parameters of a land use approval is

provided by statelicensed professionals based on established engineering principles
and generally is not scrutinized by the general public prior to construction However
such information would be readily accessible for public review if requested and in the

case of the subject proposal the required geotechnical report would be included

Despite the fact that the language of Condition of Approval No 13 notes that the report
shall be submitted to the City prior to issuance of excavation and grading plans this

information is also a prerequisite for obtaining approval of PIPC permits which are

authorized before the excavation and grading permit is issued Therefore from a

procedural prospective the results of a geotechnical report would be available for public
scrutiny and such information would be available for review by the public prior to

issuance of either type of construction permit

Further Condition of Approval No 13 does allow for additional public review and

comment on the subject proposal if deemed necessary through the Planned

Development Modification process Regardless of whether the results of a geotechnical
report mandated an approval of either a Minor or Major Modification to the subject
Conceptual and Detailed Development Plan the general public would be provided
notice of such a request and be able to submit testimony The initial decision reached

through either type of request would be subject to an appeal to either the Land

Development Hearings Board or the City Council for further review as noted by LDC

Chapter 25 Planned Development Therefore Condition of Approval No 13 does not

subvert the general publicsaccess to the land use planning process

Conclusion ofAppeal Issue No 5

As discussed above Condition of Approval No 13 does not have the effect of limiting
or preventing public review of a geotechnical report required for the subject proposal
The Planning Commissions imposition of this condition was not discordant with the

goals of Comprehensive Plan Policy 225 or with Goal 1 of the Oregon Statewide

Planning program
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6 Issue Raised on Appeal Development Proposal would Fail to Use

Sufficient Solar Energy for Home Heating

On Page 6 of their May 2 2007 letter the appellants raise issues with how the

proposed Conceptual and Detailed Development Plan would provide mitigation for not

satisfying the solar access standards contained in LDC Section4620 Findings
specific to this criteria are provided on Pages 99 through 102 of the March 14 2007
staff report to the Planning Commission Exhibits II99 through II102 Additionally a

discussion on this aspect of the proposal by the Planning Commission can be found in

the April 18 2007 meeting minutes Exhibit VI Staff do not offer additional findings
in response to this aspect of the appeal

D New Information

In response to the applicantsobjection before the Planning Commission to conditions

of approval recommended by Staff regarding the timing of improvements to Circle

Boulevard Staff presented a memorandum to the Planning Commission on April 18
2007 that supplemented essential nexus and rough proportionality findingsie
NollanDolanfindings contained in the March 14 2007 staff report The following
discussion refines those findings to focus solely on the merits of the subject request
without providing additional background on case law precedent A corresponding
memorandum from the City Attorney presents guidelines pertaining to NollanDolan

takings which replaces the case law discussion presented in the April 18 2007
memorandum to the Planning Commission Exhibit XI

1 Basis for Determining Nexus and Rough Proportionality

a Essential Nexus

As discussed in the March 14 2007 staff report to the Planning Commission there are

essentially four types of transportation impacts related to the proposed construction of

221 single family residential dwellings which would occurwithin through and outside

of the subject site These include the need to provide and maintain requisite levels of

pedestrian circulation
bicycle circulation
vehicular circulation and

public transit circulation

The most obvious relationship between the proposed 221 single family homes and the

subject transportation facilities is the need to provide access to these units from the

existing sidewalks bike lanes and vehicular travel lanes that front the site As

observed with comparable residential developments providing this access also results
in additional traffic related to each of these modes of transportation both on new and

existing facilities The applicant has noted that the proposed new local streets and

improvements to Circle Boulevard and Harrison Boulevard have been designed in order
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to serve this additional traffic volume as well as accommodate existing traffic that

would use these facilities By constructing the new sidewalks bike lanes and vehicle

travel lanes as conditioned the applicant would mitigate the impacts on existing
transportation infrastructure thatwould otherwise result Therefore there is an

essential nexus for requiring the applicant to construct these facilities

It should be noted that the applicant does not raise issue with constructing these

facilities but rather the timing of when the facilities should be constructed Based on

the analysis submitted on April 4 2007 the applicant contends that the degree of

impact requiring mitigation through the proposed condition does not actually materialize
until Phase 2 of the project or at the time the 78th dwelling unit is constructedie 77

units in Phase 1 plus one ExhibitV79 through V88 Regardless of the number of

units constructed either projectwide or through a certain phase the nexus described

above remains intact The analysis submitted by the applicant confuses this aspect of

the essential nexus test by relying on propositions that are actually related to

determining the rough proportionality of the recommended mitigation to the impacts
caused by the development By stating that the subject conditions of approval are not

related to the impacts caused by the development the applicant prematurely arrives at

a conclusion that is presumably based on propositions which consider a relationship
between the extent of the impacts and the rough proportionality of the recommended

mitigation rather than a relationship between the nature of the impacts and the

recommended mitigation Had the conditions required the applicant to dedicate open

space or some othernontransportation related form of mitigation in order to address

impacts related to traffic volume then it could be concluded that the exaction was not

related in nature to the impacts

The contested conditions of approval in the subject case are aimed at mitigating
impacts incontrovertibly anticipated to result from construction of the proposed project
ie 221 single family dwelling units regardless of whether it is built in multiple phases
or all at once As noted in the March 20 2007 supplemental traffic study
memorandum that was submitted on April 4 2007 Exhibits V89 through V92 traffic

impacts related to the contested conditions would materialize with construction of

Phase 1 which is why the applicant has proposed to reconfigure the vehicle and bicycle
travel lane striping at the intersection of Grant Avenue and 29th Street as an alternative

to constructing Circle Boulevard

A review of the traffic data submitted by the applicant indicates that the suggested
improvement in Level of Service LOS experienced for the PM peak hour at the

intersection of Grant Avenue and 29th Street with Phase 1 is incorrect First the

accepted methodology for determining PM peak hour traffic volume requires the

analysis to occur between the hours of400 PM and 600 PM and use counts from the

four greatest consecutive counts at 15 minute intervals The applicantsdata does not

analyze the four highest consecutive 15 minute intervals in the PM peak hour period
Secondly the value at which LOS D changes to LOS E is090 As shown in Table 2

of the April 4 2007 memorandum the PM peak hour would generate a LOS E without

the extension of Circle Boulevard By reconfiguring the intersectionstravel lanes the

applicant has determined that a LOS D would result with Phase 1 but relies on a value
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of0899 to reach this conclusion see footnote 1 of Table 3 It is not standard to rely
on numeric values of more than two significant digits when determining the transition

between one LOS and the next Therefore the value reported by the applicant should
be090 which equates to a LOS E Given these inaccuracies in the traffic analysis
the applicantsproposed method for diminishing the degree of traffic impact is flawed
and inadequate

The applicant contends that only Phase 1 of the project should be considered when

determining the extent to which the nature of impacts are related to the proposed
mitigation In completing an essential nexus and rough proportionality analysis
governments are not required to constrain the scope of their analysis to only those facts
that favor the economic model for a given project As a residential project buildsout
the number of units constructed in any given phase routinely change from whatwas

contemplated at the time the land use approval was granted Projects such as

Willamette Landing Grand Oaks Park at Timberhill and Stoneybrook each of which is

a development undertaken by the applicant in this case have experienced fluctuations

in the number of units built with each phase Therefore in addition to the fact that

traffic impacts requiring mitigation would occur through Phase 1 of the subject project it

is not only reasonable but prudent for the City to consider the transportation impacts of

the subject project as a whole as the subject process through which an approval could

be granted for this case is the last opportunity to consider the impacts and require
appropriate mitigation

b Rough Proportionality

As noted in Exhibit XI when a government imposes an exaction as a condition of

granting a discretionary land use approval it is required to demonstrate that the

exaction is related in nature and extent to the impacts anticipated from a proposed
development In general the analysis must show that an exaction is roughly
proportional to 1 the burden placed on the government by the development andor

2 the benefits the development gains from the exaction The applicant has concluded
that the exactions related to constructing Circle Boulevard are not roughly proportional
to either the transportation impacts caused by Phase 1 or the financial burden placed
on the applicant as a result of this requirement In reaching this conclusion the

applicant relies on a false premise that the alternate method of mitigation discussed

above is feasible adequate and logical Additionally the applicant does not account

for benefits derived by the development through making these improvements even if

only Phase 1 is considered Neither does the analysis contemplate related burdens

that the government must account for if the required improvements were constructed

with Phase 2 even if Phase 2 is actually initiated within one year after completion of

Phase 1 There is the possibility that real estate market fluctuations could delay
construction of Phase 2 to beyond one year after construction of Phase 1 The

following discussion responds to these aspects of the applicantsrough proportionality
analysis

A rough proportionality analysis must rely on variables that are capable of accurately
quantifying such a relationship between impacts and exactions The applicant has

Page 21 of 26



chosen to rely on a monetary variable to demonstrate the proportionality of traffic

impacts related to construction of Phase 1 of the project As used by the applicant
Staff note that monetary cost is an imprecise variable for quantifying such impacts as it

fails to demonstrate how this relationship compares to the transportation system within

the area that would be impacted by the development A valid rough proportionality
analysis relates the impacts benefits and burdens specific to a given development
project to a larger area upon which the impacts from the development would occur

The applicant has neglected to demonstrate how exactly the required street

improvements are not roughly proportional because a comparison to the surrounding
area of impact is not included with the analysis Regardless it should also be noted

that doing so would be difficult if such an analysis relied solely on a monetary variable
as the value of money has fluctuated drastically over the period of time during which

surrounding residential development has occurred

Some types of exactions such as those related to extra capacity transportation
improvements can have the overlapping effect of serving the needs of a development
itself in addition to offsetting impacts that the development will cause elsewhere While

the recommended improvements to Circle Boulevard would benefit both the subject site

and the overall public transportation system it is important to note that the majority
portion of this Neighborhood Collector recommended to be improved is internal to the

siteie not characterized as frontage or offsite improvements The applicant does

not account for other benefits the subject development derives from constructing the

Circle Boulevard improvements with Phase 1 First not only would emergency

response vehicles be able to use the fully improved street to reach the development
but so would residents of the development in the event that the access at Circle
Boulevard and Witham Hill Drive was blocked during an emergency Second while

alternate modes of transportation such as pedestrian and bicycle traffic could rely on

the existing multiuse path to travel between Harrision Boulevard and Witham Hill Drive
transit services could not be directly provided to the site until Circle Boulevard is

constructed Transit shelter locations are included with the subject proposal and would

be provided on the east and west sides of Circle Boulevard as well as the north side of

Harrison Boulevard Third residents of the development would benefit from a decrease

in the amount ofoutofdirection travel Absent construction of Circle Boulevard
residents of the development would have to travel north along the existing portion of

Circle Boulevard and then either east or west before being able to drive south to the

next major transportation corridor

Lastly the burdens placed on the City and community by delaying construction of Circle

Boulevard can also be considered through a rough proportionality analysis Such

burdens include detrimental impacts to traffic volume on existing streets which would

contribute to degradation of current LOS at intersections studied by the applicant eg
Grant Avenue and 29hStreet The potential magnitude of impact would increase with

each year that construction of these improvements is delayed and no guarantee exists

that Phase 2 would occur within one year after completion of Phase 1 Not only would

these additional trips accelerate the need for required street maintenance but
residences that are adjacent to existing Collector and Arterial streets which would

otherwise be relied on to serve the site would be impacted by an increase in traffic
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volume related to both the development site and background traffic eg Witham Hill

Drive Grant Avenue 29th Street and 36th Street It is conceivable that this burden of

additional traffic volume would impact surrounding Local Streets once the capacity of

existing Collector and Arterial Streets becomes saturated Also similar to the residents
of the development a comparable degree ofoutofdirection travel would continue to

exist for current residents of surrounding residential development by delaying
construction of the subject facilities

2 Supplemental Nexus and Rough Proportionality Analysis

The following discussion provides a nexus and rough proportionality analysis for the

improvements to Circle Boulevard and the Harrison Boulevard intersection that are

contested by the applicant in their April 4 2007 analysis

Findings related to the nexus established between traffic impacts caused by the

proposed development including Phase 1 and the recommended mitigation are

presented above in Section I The remainder of this discussion presents a rough
proportionality analysis that is specific to the traffic impacts related to the subject
proposal and the recommended mitigation of constructing Circle Boulevard concurrent

with Phase 1

a Quantification of Traffic Impacts

As noted in the applicantstraffic study Exhibit 206 while a total of 221 dwelling units

would be constructed through full buildout of the project only 77 dwelling units would

be constructed with Phase 1 Based on the trip generation rate used by the Institute for

Transportation Engineering for a single family dwelling a total of 102 PM peak hour

trips would be generated by each of these dwellings Therefore a total of 225 trips
would be generated at the PM peak hour at full buildoutof the site and a total of 78

trips would result from construction of Phase 1 The applicantsvehicular trip
distribution analysis assumes that with the construction of Circle Boulevard 50 percent
of these trips would travel north along Circle Boulevard to the intersection at Witham

Hill Drive and 50 percent would travel south to the intersection at Harrison Boulevard

The applicantstraffic analysis also assumes the percentages of trips that would

distribute to existing streets such as Harrison Boulevard Witham Hill Drive Grant

Avenue and 29th Street Exhibit II325 However these percentages account for the

connection of Circle Boulevard with Harrison Boulevard Therefore if Circle Boulevard

was not constructed with Phase 1 of the project no traffic could proceed south on

Circle Boulevard and these distribution percentages would increase accordingly
Consequently it is reasonable to assume that the noted percentages for Witham Hill

Drive Circle Boulevard and Grant Avenue would double as a result As applied to

Grant Avenue a total of 30 percent or 23 of the 78 trips generated by Phase 1 during
the PM peak hour would arrive at the intersection of Grant Avenue and 29th Street As

a result of these trips the current LOS D degrades to a LOS E with the 2007

construction of Phase 1 By constructing Circle Boulevard and making the intersection

improvements at Harrison Boulevard with Phase 1 the number of trips arriving at the
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intersection of Grant Avenue and 29h Street will decrease to the extent that a LOS D is

preserved Therefore the recommended mitigation is related in nature to the

anticipated traffic impacts associated with Phase 1 and would function to alleviate

those impacts in an acceptable manner

The burden placed on the applicant by requiring these improvements with Phase 1

amounts to the difference between extending Circle Boulevard through the site and only
constructing it to the intersection with Street A ExhibitsII266 and II272 Put

another way the difference amounts to a total distance of approximately 1450 feet of

street improvements beyond what would be necessary to provide at least one looped
Collector Street access to Phase 1 Additionally it should be noted that this portion of

Circle Boulevard is designated as a Neighborhood Collector by the Corvallis

Transportation Master Plan The level of improvements for this type of street are

similar to a Local Street with the exception of the extra capacity attributed toonstreet

bicycle lanes and wider planter strips The width of the street dedicated to facilitating
vehicular traffic is the same as a Local Street as described in Corvallis Transportation
Master Plan Even if the applicantscontention that only Phase 1 should be considered

through the rough proportionality analysis was correct and assuming that the project in

total was only 77 lots the Land Development Code and the Transportation Master Plan

would still require afullyimproved second point of access to the site which would

mandate an improved Local Street at a minimum

To relate the1450foot length of Neighborhood Collector Street improvement to other

typical residential developments in the RS6 District it is appropriate to consider the

number of lots proposed with Phase 1 the corresponding PM peak hour trips generated
by that phase and the minimum frontage of each lot that would depend on access to

Circle Boulevard The minimum lot width allowed in the RS6District is 50 feet

Typically a Local Street is doubleloaded with lots along either side of the street

Assuming that each lot along a Local Street was only 50 feet wide then that 50 feet of
street frontage would be shared by two opposing lots Assuming that each dwelling
generates 102 PM peak hour trips each trip would be associated with 25 feet of the

corresponding street length This results in a Street Length Demand Density SLDD of

00408 trips per foot of street length 102 trips per dwelling unit25feet of street length
per dwelling unit 00408 trips per foot of street length

With the construction of Circle Boulevard half of the 78 trips associated with Phase 1

would rely on the portion of Circle Boulevard south of Street A to travel south to

Harrison Boulevard Therefore 385PM peak hour trips would rely on this section of

street By dividing this number of trips by the SFDD for 77 50foot wide lots 385
trips00408 trips per foot of street length the result is a Local Street length demand of

9436feet of street This equates to 65 percent of the1450 feet of Circle Boulevard

improvements necessary to mitigate traffic impacts resulting from Phase 1 Despite
that this percentage is less than 100 percent it can be reasonably concluded that the

recommended form of mitigation to address traffic impacts associated with Phase 1
remains roughly proportional to those impacts This strict numerical quantification does

not account for the total impact related to full buildout of 221 lots nor does it consider

the fact that the applicant would receive the associated benefits described above
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Lastly the applicant would be eligible to apply for reimbursement of the monetary cost

difference to construct the extra capacity portion of the Neighborhood Collectorie on

street bike lanes and a wider planter strip through the CitysSystem Development
Charge program Each of these factors further substantiates the conclusion that the

recommended form of mitigation is roughly proportional to the impacts caused not only
by Phase 1 but by the project as a whole

Conclusion on Essential Nexus and Rough Proportionality

Construction of Circle Boulevard with Phase 1 of the subject project would not only
ameliorate traffic impacts caused by the overall project but through Phase 1 alone

When compared to other comparable forms of residential development the burden

placed on the subject application by the recommended form of mitigation has been

demonstrated to be roughly proportional Given the discussion and findings presented
above the recommended from of mitigation for addressing traffic impacts related to the

proposed development is related in nature and extent to those impacts

V REQUESTED ACTION

With respect to the appeal of the Planning Commissions decision to approve the

application for the Witham Oaks Conceptual and Detailed Development Plan and

Tentative Subdivision PlatPLD0600012SUB0600005 the City Council has the

following options

OPTION 1 Uphold the Planning Commissionsdecision to approve the

request or

OPTION 2 Uphold the Planning Commissionsdecision to approve the

request subject to new or revised conditions of approval
deemed necessary by the City Council or

OPTION 3 Reverse the Planning Commissionsdecision to approve the

request thereby denying the request

From the facts presented and based on the findings above the Planning Commission

and Staff recommend that the City Council approve Option 1 above If the City
Council agrees with this recommendation amotion to approve and uphold the Planning
Commissionsdecision to approve the subject application would be based upon the

criteria discussions and conclusions contained within the March 14 2007 Planning
Commission Staff Report the findings in support of approving the application
expressed in the minutes of the April 18 2007 Planning Commission Meeting the

findings in the May 14 2007 Memorandum from Community Development Director

Ken Gibb to the Mayor and City Council regarding this appeal and the findings in the

minutes of the May 21 2007 City Council meeting which support approval of the

application
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MOTION I move to approve the applicantsrequest for a Conceptual and

Detailed Development Plan and a Tentative Subdivision Plat and

uphold the Planning Commissionsdecision to approve the

applicationPLD0600012SUB0600005subject to the review and

approval of formal findings and a final order

Review and Concur

S Nelson City Manager

Page 26 of 26



ECEIIED
MAY 2 2007

Community Development
May 1200IanningDivision

Witham Oaks Appeal
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3

We request that the Corvallis City Council deny the recent development request for Witham

Oaks We submit this appeal to overturn the decision made by the Corvallis Planning
Commission on a42vote in approving the Witham Oaks Conceptual and Detailed

Development Plan and Tentative Subdivision PlatPLD0600012SUB0600005

The grounds for our appeal are numerous In summary we find six particular areas where the

development proposal violates the public interest of the citizens ofCorvallis and the governing
documents that are supposed to protect that interest

The Witham Oaks Development Proposal would

1 destroy too many significant trees

2 probably damage wetlands
3 create an incompatible suburbanstyleneighborhood
4 build a large number ofhouses with no school nearby
5 shield the developer from public participation and

6 fail to use sufficient solar energy for home heating

In several instances we note where the development proposal violates aparticular
Comprehensive Plan Policy CPP

1 The proposed development would violate the civic trust because it differs substantially from

the annexation proposal that was approved by less than 50 percent ofthose who voted in the

2004 election with 11997 in favor 11353 opposed and3603 not voting

Campaign literature mailed to every voter by Legend Homes the applicant declared that avote

for the annexation would save the oak trees on the property A similar argument was put forth

on pages 1720ofthe 2004 Benton County voters pamphletl

Three years later we now see that the development would cut down 189 ofthe 236 oak trees on

the 58 acres being cleared for houses and it would clearly violate CPP466

On treecovered hills the design ofdwellings and their placement shall be planned to

retain a sufficient number oftrees to preserve a green treecovered hillside appearance

If a proposed development pattern would result in the loss ofatreecovered hillside

appearance assuming the development plan has been designed to minimize the loss of

existing trees to the extent that it is safe an practicable the development may proceed
provided the following provisions are met 1 the loss oftrees is further minimized by

m
X
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development techniques such as clustering and 2 a sufficient number ofnew trees are

planted to recreate at maturity a green treecoveredhillside appearance

We assert that the second provision will not be met because 1 the development consists of
large houses whose footprint exceeds the normal limit in the Land Development Code and 2
the growth ofplanted oak trees in urban areas is stunted by the predominance ofpavement So if
the development goes forward there will never be atreecovered hillside appearance There
will only be asuburban rooftop appearance

The 1973 aerial photograph ofthe site in question shows far fewer large trees than presently
exist Human control ofthe land appears to have ended shortly thereafter

We reel that trees should get the same treatment as motor vehicles The traffic analysis in the
development proposal predicted the number ofmotor vehicles up to 20 years into the future and
it compared the number in anobuildscenario against the number with 221 more houses It is
reascnable to do the same for trees which utilize photosynthesis to increase their number
without a build scenario Therefore the number of trees that would be sacrificed for housing is
actually far greater than the number indicated by merely counting those to be cut down today
This observation is particularly true because the area to be developed has the greatest potential
for ecological succession on the site

N

m
w 2 Tlie proposed development would create anunacceptable risk to wetland habitat Such

habitat is acritical component ofthe ecological support for the City ofCorvallis

The mitigation plan offered by the developer is inequitable compensation for the intact integrity
ofthe ecosystem as it currently exists The building paving and grading activities by the

developer would be extensive Although the planning details may claim that there would be
mitigation for the sudden introduction ofmore than 40 acres of impervious surfaces history
demonstrates that such attempts to replace ecology with engineering often fail When land is
developed into streets and houses the increased volume ofrunoffand areduction in groundwater
recharge can destabilize nearby stream channels destabilize instream habitat and lower the
available groundwater supply

Furthermore the extension ofCircle Boulevard would necessarily create a700foot source of
motor vehicle runoff that would follow the grade from east to west into the wetland The impact
on the wetland from Circle Boulevard would be much greater than the existing impact from
HarrionBoulevard because the ground along Harrison slopes down to the south away from the
wetland

If the development were allowed to proceed it is probable that the damage towetland habitat
would violate the public interest as stated in CPP491

Significant watercourse lakes and wetlands shall be preserved or have their losses

mitigated in order to maintain clean water support natural vegetation protect the

2



aquatic habitat retain existing significant public vistas and provide wildlife habitat and

recreation sites

and in CPP4103

Significant drainage ways shall be kept in a natural state to protect tree lines maintain

their natural functions and enhance native plant species to the maximum extent

practicable

and in CPP4109

Negative impacts on habitat and migration corridors for birds wildlife aquatic life and

on open space and the recreation qualities ofsignificant drainage ways shall be

minimized

Condition 24 would extend the period for monitoring the performance ofmitigation However

the increased observation would provide insufficient protection because mitigating damage to a

delicately balanced biological system is more akin to putting toothpaste back into a tube than to

fixing a flat tire
M

m

3 The proposed development is essentially agiantculdesacthat would be readily accessible X
only from the east That violates the city objective to buildpedestrianfriendlyneighborhoods w

that flow together into comprehensive neighborhoods as stated in Article 9 ofthe

Comprehensive Plan

Apedestrianfriendly environment is critical to the success ofa comprehensive
neighborhood and thus the neighborhoodoriented development concept Ifthe scale and

distance between housing and a focus ofdaily activities is too great transportation
options based on walking such as walking cycling and public transportation become

less desirable and less viable choices The accepted national and international standard

for determining the size ofa comprehensive neighborhood thus defined is the distance a

person can walk easily in five to ten minutes This equates to a distance ofroughly 14to

12mile from the core ofa comprehensive neighborhood to its edge

and in CPP 924

Neighborhoods shall be pedestrianoriented Neighborhood development patterns shall

give priority consideration to pedestrianbased uses scale and experiences in determining
the orientation layout and interaction ofprivate and public areas

Grade is another factor that prevents the site from welcoming pedestrians In a letter to the

Planning Commission on Apri14 Terri Valiant of Pahlisch Homes admitted that the steep terrain

ofWitham Oaks precludes pedestrianfriendly alleys without the widespread construction of

expensive stepped foundation walls

3



The grade ofthe streets proposed by the developer would make routine bicycling impossible for
mostresidents Street G is typical running north tosouth through the middle ofthe

development It would feature a grade ranging from 40 to 68 percent The longest street in the
developed area Street D would feature insane grades of123and 145 percent to be traversed
by only the most athletic fraction ofthe population We find it highly improbable that the
residents of such aneighborhood with steep isolated streets would walk or bicycle to any
significant degree

Instead the developer would promote motorvehicle use by building houses with prominent two
car garages As noted by Commissioner Gervais the number and spacing of garage driveways
on the streets would further discourage pedestrians The developer claims compliance with CPP
925J by setting the garages back a few feet We argue that adevelopment with zero alleys and
221 curb cuts for twocargarages is such agross violation ofthe spirit ofthe Comprehensive
Plan that no mitigation can be sufficient to excuse it

With the exception ofattached houses at the fringe the neighborhood would be one ofnearly
uniform density and lot size in violation ofCPP925Band E

We also note with great concern that the development proposal would implement more ofthe
discredited zoning philosophy ofseparating residential and commercial space Contrary to the

op plannung goal ofneighborhood centers in CPP925Aand as shown above the new houses

X would be built about amile from the nearest significant commercial zoning The separation of
w homers from workplaces obstructs the critical goal ofusing energy and material resources more

efficiently as directed by the Oregon Statewide Planning Guide

Goal 13 Enery Declares that land and uses developed on the land shall be managed
and controlled so as to maximize the conservation ofall forms ofenergy based upon
sound economic principles

The proposed houses on lots 191 206 and 207 seem to betray an intent to squeeze profit from the
land to the detriment ofthe common interest Ifthe goal were to create an actual neighborhood
community there would be amore substantial space for community gatherings at the end of
Street E

4 The closest school to the proposed development would be Harding Elementary However
that school was closed in 2001 due to budget problems In particular the Corvallis School
District found that the school needed an expensive structural upgrade According to the
recommendations ofthe Consolidation and Closure Committee in 2001 In arecent facilities
study the south wing ofthe Harding building was identified as high risk for life safety in the
event of a moderate earthquake The report concluded that Harding was one ofthree

elementary schools in the district where upgrades may not be cost effective due to the overall
condition ofthe building

It is reasonable to expect that the age distribution ofthe people living in the proposed
development would be similar to the rest ofCorvallis which has 15 percent ofits population
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under 15 years old2 So there would be at least 100 children living in the 221 new houses

However there would be no nearby school for the children to attend

The proposed development would create an unmet need for the public education ofchildren It

would cause urbanization todirect where schools should be built which would be the reverse of

CPP 1051

The availability ofadequate school facilities and services shall be used by the City as a

factor to direct urbanization

5 A geotechnical analysis is essential for measuring the risk ofbuilding houses on steep slopes
like those in the development proposal3 Such astudy is not required by the Land Development

Code but the Planning Commission accepted the recommendation ofstaff members to require
one as a condition for excavation and grading permits

Our objection to Condition 13 is that it fails to hold the developer accountable to public scrutiny
ofthe results If the analysis is important enough to potentially block development then the

public should be afforded the opportunity to comment on the analysis regardless ofwhether it s

finds saturated soil unsuitable for development or stable soil with little risk
m

However the condition would only require an opportunity for public comment if the w
geotechnical analysis were unfavorable to development Ifthe developer secured apositive

report the public would be shut out and development ofthe site shall occur

The issue is one ofcompliance with the spirit ofOregons Public Meetings Law

Open government laws benefit both government and the public Citizens gain by having
access to the process of deliberation enabling them to view their government at work

and to influence its deliberations Government officials gain credibility by permitting
citizens to observe their informationgathering and decisionmaking processes Such

understanding leads to greater trust in government by its citizens
a

We contend that a geotechnical analysis is part ofthe deliberation about whether replacing awild

hillside with ahousing development is awise idea We also note that citizen involvement is the

first goal ofthe Corvallis Comprehensive Plan

Goal 1 calls for the opportunity for citizens to be involved in all phases of the

planning process

2httpCorvallisareaconnectcomstatisticshtm
shttpwwwocsorstedupagelinkswhatsnew20050620floodjan06floodshtml
httpwwwkgwcomnewslocaUstorieskgw010606newsfloodingweather4f71ce89htm1

ahttpwwwopenoregoncomNew PagesAQuick ReferenceGuideshtml
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6 The report by the Corvallis Planning Department notes that the development proposal fails to
meet the performance standard for solar energy in Section4620ofthe Land Development
Code

Residential subdivisions and planned developments on parcels ofmore than 1 acre shall
be designed so that solar access protection as defined in Chapter 16 is available at

ground level to a minimum of80 percent ofthe buildings with sufficient eastwest
dimension to allow the long axis ofthe building to utilize solar energy

The developer argues that a waiver from the solar access standard is partly justified by the
agreement to set aside 54 percent ofthe site as open space primarily the wetland to the south
and undisturbed forest in the northwest corner However we find that argument specious
because development in those areas would violate the public interest to an evengreater extent

Serving the public interest in one area is no justification for a code waiver elsewhere The true
source ofthe problem seems to be adesire to maximize profit and the number ofhouses
resuliting in tight spacing between them

The developersapplication offers a solar access study that is accompanied by three depictions of
shadows on the property in the morning at noon and in the afternoon Incredibly there are no

trees shown So on one hand we are told that the developer will plant enough trees to recreate a

m treecovered hillside appearance consistent with their earlier campaign promises to save the
trees but then on the other hand we are offered asolar access study that appears to be based

w on no trees at all

A further argument is that a waiver ofthe solar access standard would be justified by the

developersparticipation in the Earth Advantage program which claims to produce houses
that are 15 percent more energy efficient than the building requirements of Oregon state code
The primary issue is how to reduce carbon dioxide emissions that are responsible for

anthropogenic climate change Houses not heated by solar energy are primarily heated by
natural gas or electricity The standard requires 80 percent ofthe houses to have an entire wall
exposed to the sun at ground level between 900AMand 300PM The developer claims that
73 percent ofthe houses would satisfy the requirement Given our observation about trees we

suspect that number would be much less once the planted trees begin to partially shade adjacent
houses Our contention is that the extra carbon emitted by houses with insufficient solar energy
would be greater than the reductions provided by greater energy efficiency

We note that the preservation ofthe trees in the northwest corner would not offset asignificant
amount ofcarbon emissions from the failure tomeet the solar standard because the forest has
already reached its climax stage
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Adverse Impacts for Appellants

May 1 2007

The decision by the planning commission to approve the Witham Oaks Conceptual and Detailed

Development Plan and Tentative Subdivision PlatPLD0600012SUB0600005affects the

appellants adversely in one or more of the following ways

1 Decreased quality oflife due to increased traffic pollution and noise in our residential

neighborhoods

2 Decreased property value due to increased traffic incompatible housing developments and

increased housing density in an area that is currently sought after for the lack thereof

3 Decreased quality of life due to loss ofaunique wildlife habitat and open space that is

bicycle pedestrian and wheelchair accessible one that provides quietness and refuge in an

area close to roads houses and apartments

4 Emotional distress at the apparent inability of our elected or appointed officials and taxpayer

supported staff to rigorously uphold several of the Corvallis Land Use Development codes
the Corvallis Comprehensive Plan as well as the values put forth by Corvallis citizens in the

Corvallis 2020 Vision Statement

m
Mark Knapp
958 NW Sycamore Ave 19

Corvallis OR 97330

Rebecca Wilson

1540 NW Woodland Dr

Corvallis OR 97330

1
Elizabeth Schwartz

3930 NW Witham Hill Dr 64

Corvallis OR 97330

Jason DeLorenze

3930 NW Witham Hill Dr 64

Corvallis OR 97330
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Finally this development proposal contains too many conditions of approval that are essentially
exemptions from the Land Development Code We think it makes amockery ofthe land
development process

m

X
W
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Corvallis OR 97330
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3930 NW Witham Hill Dr 64

Corvallis OR 97330
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Corvallis Planning Division

Report to Planning Commission
PC Hearing March 21 2007

Report March 14 2007

Staff Eric Adams 7666908

TOPIC ConceptualDetailed Development Plan and Tentative

Subdivision Plat

CASE Witham Oaks PLD0600012SUB0600005

REQUEST Review and Approval of an Application for aConceptualDetailed
Development Plan and a Tentative Subdivision Plat

APPLICANT Matrix Development
OWNER 12755 SW 69th Street Suite 100

Portland OR 97223

LOCATION An undeveloped property on the north side of Harrison Boulevard
west of the Church of Jesus Christ of Latter Day Saints and south

of Witham Hill Drive The site is composed of the following tax

lots Benton County AssessorsMap 11528 Tax Lot 2300 and

Map 11533 Tax Lots 1000 1100 and 1101

ACRES 9462 acres

COMPREHENSIVE Residential Low Density 577 acres
PLAN Open Space Conservation 369 acres
DESIGNATIONS

EXISTING Low Density Residential with a Planned Development
DEVELOPMENT Overlay PDRS6 577 acres

DISTRICTS
Agricultural Open Space with a Planned Development
OverlayPDAGOS 369 acres

T

x
w
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PUBLIC COMMENT A total of 76 public hearing notices for this land use case were

mailed on February 27 2007 As of March 9 2007 three pieces of
public testimony were received by the Planning Division A pre
notification of this hearing was sent to all neighborhood
associations concerned citizens and groups on record on

February 14 2007

ATTACHMENTS A Proposed Site Plan
B Comprehensive Plan Map
C Zoning District Map
D Existing Conditions

D1 Existing Site Topography
D2 Reference Contour Lines

E Notice of Disposition Order 2004117Witham Oaks
Annexation Comprehensive Plan Amendment and Zoning
District Change

F Excerpt Corvallis Open Space and Hillsides Report
G StaffIdentified Applicable Criteria

N
H Public Testimony
I ApplicantsNarrative Graphics and Application

Narrative I2 I60
Design Exhibits I62 I91

w Traffic Studies I91 I148
Stormwater ReportI149 I185
OSU MemorandumI186 I189
Wetland Delineation I190 I191
Historic Aerial PhotosI192 I197
ODFW Letter I198
Tree Evaluation I199 I201
Building TypicalsI202 I227
Earth Advantage InformationI228 I266
Monument Sign Plan I267

Native Seed Mixtures I268
Habitat Enhancement PlanI269 I278

WetlandRiparian InventoryI279 I292
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SITE AND VICINITY

The subject site is located north of and adjacent to Harrison Boulevard west of 36h Street It has

approximately 1300 feet of frontage along Harrison Boulevard The intersection of Circle Blvd

and Witham Hill Drive is located approximately1000 feet to the northwest of the northern edge

of the property The Harrison Boulevard53rd Street intersection is approximately 1200 feet to

the west of the propertys westerly boundary

The subject parcel and lands to the north west and south are located outside the City limits but

within the Urban Growth Boundary Directly to the north is the 35acre City open space area

which is not within the City Limits Abutting this future open space area to the northnortheast are

the Witham Hill apartments To the east abutting the site are lands that are within the City limits

and developed with single family residences a church Church of Jesus Christ of LatterDay

Saints and the326acre Arnold Park Also a5acre synagogue site which is outside ofthe City
Limits is located directly north of the existing Church of Jesus Christ of LatterDay Saints That

property is not currently developed but does contain a gravel road that provides access to the

southern portion of the property The land to the south on the opposite side of Harrison

Boulevard contains the Oregon State University Dairy Research facility The land to the west

contains the Oregon State University OSU Poultry facility which consists of several buildings
most of which are used for bird rearing and research Attachment D c

The site is currently undeveloped although it is the original Witham homestead The site has

been used for pasture and orchards The northwestern portion of the site contains a portion of

Witham Hill as designated in the CitysOpen Space and Hillsides Report Attachment F x

Topography for the site is defined by a ridge line that extends along the majority of the northwest
w

boundary and then continues north of the site to the top of Witham Hill The southeast facing

slopes of this hill compose most of the upper northern area of the site However a portion of

the west facing slopes of an adjacent ridge that extends along the eastern boundary of the

property are also included in the development area Portions of both slopes contain gradients in

excess of 20 percent The remainder of the site consists of lowland areas at the toe of these

slopes most of which contain wetlands The lower southern portion of the site is partially
cleared and contains an extensive wetland area The upper portion of the site is wooded with a

mix of deciduous and evergreen trees

The northern portion of the site is dominated by Oregon White Oak trees with some large

Douglas Fir and other trees mixed in such as Cherry and Maple Attachments D andI66 The

middle area of the site is more gradually sloped than the northern portion of the site and includes

grasslands shrubs and a remnant orchard area Much of this area has been overgrown with

invasive exotic plants such as Himalayan blackberry Scotch broom and English hawthorn In

the lower portion of the site the small stream that flows to the south from the northeast corner

of the site and fans out into the larger wetland area in the southerly third of the property This

portion of the site includes areas of wetland prairie wetland shrub an ash grove and the small

riparian corridor Attachments D andI191

As part of their proposal the applicant has performed a delineation for the wetlands contained
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within the subject site Attachments 1190 andI191 Based on information submitted by the
applicant the delineated boundary ofthe Locally Significant wetland is slightly different from that
shown on the Local Wetland Inventory Map adopted by the City of Corvallis and approved by the
Department of State Lands compare Attachments D andI191 Regardless portions of the
wetland area would be impacted as a result of the development proposal Othersignificant natural
features contained within the site include large stands ofWhite Oak in the northern portion of the
site and in general the hillsides that predominate this area as well Attachments D and D1

The City of Corvallis recently installed a sewer line and amultimodal path within the public right
ofway ROW for Circle Boulevard which traverses the center of the parcel and generally
parallels the small stream as it extends through the site

Comprehensive Plan designations forthe site include Open Space Conservation and Residential
Low Density Attachment B Properties immediately to the north are designated as Open

Space Agriculture or Residential High Density West and south of the site properties are

predominately designated as Open Space Agriculture and are outside of the City Limits The
established residential neighborhood located west of the site is designated as Residential Low
Density

The subject site is zoned as a combination of Agriculture Open Space with a Planned
Development OverlayPDAGOSand Low Density Residential with a Planned Development
OverlayPDRS6 Consistent with theirComprehensive Plan designation properties to the east
are zoned Low Density Residential RS35All other properties immediately abutting the site are

w outside of the City Limits and are assigned zoning districts by Benton County Those to the east
and south are designated as Public by the County while the CitysWitham Hill Open Space park
is designated as Urban Residential UR5 Other properties immediately north of the site that are

within the City Limits are zoned High Density Residential RS20

RECENTAND PERTINENT REVIEWS AND APPROVALS

The following land use approvals have been granted for the Witham Oaks site

2004 An application for Annexation of the site into the City Limits as well as

accompanying Comprehensive Plan Amendment and Zoning District Change was

reviewed by the Planning Commission and the City Council Attachment E The

Comprehensive Plan Amendment and District Change were approved contingent
upon a favorable election result for the Annexation measure which was passed
Corvallis voters on November 2 2004

APPLICANTSPROPOSAL

The applicant is seeking approval of a Conceptual and Detailed Development Plan and a
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Tentative Subdivision Plat that would allow the phased creation of 221 residential lots and 16

common tracts within 577acresofPDRS6and 369 acres ofPDAGOS Approximately498

acres of the site would either remain undeveloped as natural open space or be contained in

common tracts The Conceptual and Detailed Development Plan proposes to construct a mixture

of single family detached homes and attached townhomes within the 577 acre PDRS6portion
ofthe site which involves the relocation of a portion of the existing Circle Boulevard public ROW

Pending approval ofthe subject request a review of the public ROW vacation request would be

conducted by the Corvallis City Council at a later date The resultant gross density for the

residentially zoned portion of the site is 38 units per acre Various Land Development Code

standards such as those related to building setbacks minimum lot size street design and

wetland preservation are proposed to be modified through the Conceptual and Detailed

Development Plan Several Comprehensive Plan Policies related to land use natural features

hillside protection transportation public facilities and energy are applicable to this application

Attachment G

As part of the proposal Circle Boulevard would be extended from its current terminus which is

just south of Witham Hill Drive to connect with Harrison Boulevard As shown on Attachment

69 the southerly half of the existing public ROW dedicated for Circle Boulevard would be

realigned to the east while a short segment immediately to the north of this section would be

shifted slightly west Anew Local Street network would be extended into portions of the site that

lie on the west and east sides of the Circle Boulevard extension Attachment A Two of these

Local Streets would intersect Circle Boulevard Street A and StreetB Street A would provide
access to portions of the site on either side of Circle Boulevard Where StreetA intersects Circle

Boulevard the multiuse path that currently extends through the site would join these transportation x
facilities and continue north along the west side of Circle Boulevard At Street B the multiuse w

path would cross to the east side of Circle Boulevard and continue north along its current

alignment Two sets of traffic calming measures would be installed within the paved portion of

Circle Boulevard to facilitate safer pedestrian and bicycle crossing movements at Street A and

Street B and potentially regulate traffic speeds along Circle Boulevard Attachment 177

In addition to the new sidewalks constructed as part of the Local Street network several new

paved and soft surface pedestrian paths would be installed at key locations throughout the site

Attachment177 Public access easements would be placed over each of these facilities in an

effort to decrease travel distances to locations including the open space area north of the site and

Arnold Park which is located east of the site Proposed structural and facility improvements to

Harrison Boulevard would also include the extension of the existing multiuse path to the west

along the north side of the street from its current terminus Anew sidewalk would also be

provided to the east along the north side of Harrison Boulevard where it would connect with the

existing sidewalk in front of the Church of the LatterDay Saints

As noted above a substantial portion ofthe site contains significant natural features The integrity
and long term protection ofthese areas was partially addressed atthe time the site was annexed

Boundaries for the Comprehensive Plan Map and corresponding Zoning Map designations were

intended to preclude the majority of these areas from future development While no impacts to

Locally Significant wetlands or significant vegetation within the boundaries of the PDAGOS
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portion of the site are proposed impacts to both of these natural features would occur within the

PDRS6portion of the site As noted on AttachmentI68 of the 1987 delineated acres of
wetland approximately 2 acres would be removed as a result ofthe proposal the majority ofthis

impact is related to the extension of Circle Boulevard In general the majority of impacts to

significant trees would be contained within two areas of the PDRS6 portion of the site

AttachmentI66 In the westcentral area the remnants of an old apple tree orchard would be
removed This area does contain a few significant oaks as well The other area is generally
described as the north portion of the site While the impacted significant trees in this location
include maple oak and cherrytrees the majority ofthose proposed for removal are oak trees that
range in trunk diameter between 8 and 50inches A large open stand of oaks in this area is

proposed for protection through the creation of a tract Tract C

Through the proposal a Home Owners Association would be formed to handle such items as

maintenance of the common areas and certain pedestrian paths New formal landscaping is

proposed throughout the site including along all new Local Streets and Circle Boulevard and
within most of the common tracts Attachments I86 through I90 However the naturally
established native plants within Tracts A H and M and a portion of Tract K would remain
unaltered

cc The existing topography for the site would be modified through the proposal As shown on

AttachmentsI79I84andI85 three tiers of lots would be created along aneastwest axis and
a northsouth axis through the site The applicant has attempted to limit cuts and fills throughout

t the site However approximately 35 percent of the site would contain cuts andor fills in excess

w of 8 feet Attachment I80

CRITERIA DISCUSSION AND CONCLUSIONS

Applicable Comprehensive Plan Policies

129 The applicable criteria in all land use decisions shall be derived from the Comprehensive Plan
and other regulatory tools that implement the Plan

To approve a Conceptual and Detailed Development Plan the proposal must comply with the

applicable Comprehensive Plan policies and relevant sections of the Land Development Code
LDC The applicable criteria discussion of the proposal as relevant to these criteria and
conclusions based on criteria applicable to the land use request are presented below

The findings on the applicable decision criteria identified bythe Corvallis Comprehensive Plan and
the LDC culminate with a conclusion for each section of the report The overall recommendation
to the Corvallis Planning Commission is consistent with the direction provided by these
documents
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REPORT FORMAT ACTIONS REQUIRED

This report is broken into two primary sections based on applicable review criteria Part I

Conceptual and Detailed Development Plan and Part II Tentative Subdivision Plat Based on

the conclusions reached for each of these sections the Planning Commission is asked to either

approve the request with recommended conditions approve the request with modified conditions

or deny the request

ti

x
w
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PARTI

Conceptual and Detailed Development Plan

CONCEPTUAL AND DETAILED DEVELOPMENT PLAN REVIEW

Applicable Land Development Code Sections

Section2520PURPOSES

Planned Development review procedures are established in this chapter for the following purposes

aPromote flexibility in design and permit diversification in location of structures

b Promote efficient use of land and energy and facilitate a more economical arrangement of

buildings circulation systems land uses and utilities

c Preserve to the greatest extent possible existing landscape features and amenities and
utilize such features in a harmonious fashion

d Provide for more usable and suitably located recreation facilities and other public and
common facilities than would otherwise be provided under conventional land development
procedures

e Combine and coordinate architectural styles building forms and building relationships
within the Planned Development

fProvide the applicant with reasonable assurance of ultimate approval before expenditure of

complete design monies while providing the City with assurances that the project will retain
the character envisioned at the time of approval

t
W g Promote and encourage energy conservation and

h Provide greater compatibility with surrounding land uses than what may occur with a

conventional project

254004ReviewCriteria

Requests for approval of a Conceptual Development Plan shall be reviewed to assure consistency
with the purposes of this chapter policies and density requirements ofthe Comprehensive Plan and

any otherapplicable policies and standards adopted by the City Council In addition the following
compatibility factors shall be considered

Basic site design the organization of uses on a site
Visual elements scale structural design and form materials and so forth
Noise attenuation
Noxious odors
Lighting
Signage
Landscaping for buffering and screening
Traffic
Effects onoffsite parking
Effects on air and water quality

As noted in LDC Sections 2520 and 254004 to approve a Conceptual and Detailed
Development Plan it must be found that the request is consistent with the Comprehensive Plan
applicable sections of the LDC and other policies and standards adopted by the City Council
The following analyzes the ability of the subject proposal to satisfy the overall development
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standards of these documents and specifically LDC Section 254004 Additionally LDC

Sections2520 notes that the intent of the Planned Development review process is to allow for

a more flexible approach to site planning and development Approval of a Detailed Development
Plan is the final step in site planning and the LDC requires the Plan to also be reviewed according
to specific criteria outlined in Section254004 To facilitate the following discussion the request
is reviewed within a context formed by relevant Comprehensive Plan Policies and LDC criteria

These criteria are grouped into the following six categories

A Land Use
B Compatibility
C Natural Features
D Circulation
E Public Facilities and
F Solar Access

A LAND USE

Comprehensive Plan Policies

Franchise Utilities

321 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize

A Preservation of significant open space and natural features

B Efficient use of land

C Efficient use ofenergy and other resources

D Compact urban form

E Efficient provision of transportation and other public services and

F Neighborhoods with a mix of uses diversity of housing types pedestrian scale a

defined center and shared public areas

932 Where a variety ofdwelling types are permitted by the development district innovative site

development techniques and a mix of dwelling types should be encouraged to meet the range

of demand for housing

935 Residential developments shall conform to the density ranges specified bythe Comprehensive
Plan and be of housing types permitted by the applicable zoning district

936 The development review process shall not result in the exclusion of needed housing at

densities permitted by underlying district designations or result in unreasonable cost ordelay

949 Residential development should consider and accommodate to the maximum extent possible
the future needs of senior citizens

9513 New subdivisions and planned developments of more than 5 acres in low density districts shall

incorporate two or more of the following elements in at least10of the total acreage

A Zero lot line or attached dwellings where allowed

B Minimum allowed lot area or

C Dwelling size less than 1200 square feet

c
x
w
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The proposed Conceptual and Detailed Development Plan as conditioned is consistent with
Policies 321932935and9513 for the following reasons By proposing a mixture of 221
single family detached and attached units the applicant would provide a diversity of housing types
over the entire 5775acrePDRS6portion of the site The resultant gross density for the site
is 38 units per acre which is slightly less than the median density allowed in the RS6 District
which is 4 units per acre Approximately 38 percent of the lots would be5000 square feet or less
Lots of this size allow for a compact urban form and are more efFiciently constructed with

dwellings that are less than 1200 square feet in area Smaller lots also allow for the creation of
common open space areas within an overall development area The proposed site plan includes
16 tracts that contain a total of 514 acres of open space As discussed above the majority ofthe

significant natural features located within the property would be contained in these tracts
Excluding the area contained in Tracts A M and K the majority ofwhich is within the PDAG
OS portion of the site approximately 45 acres of the remaining PDRS6portion of the site
would be retained as open space

Due to the south facing slopes of the site the ability to take advantage ofyear round passive solar

exposure is considerable However developing a site like this in a compact mannerwith reduced
minimum lot sizes and setbacks has the result of limiting the number of structures that meet the

Citys current solar access standards As discussed further in the Solar Access Section of Part
I the applicant has proposed an alternate standard for assessing the effectiveness of solar
exposure Based on this standard 84 percent of the homes have the opportunity to gain benefits
from passive solar exposure Assuming this alternate standard is deemed appropriate the site
plan would make efficient use of energy and other resources by decreasing the potential reliance

w on power generated for heating and cooling through conventional means

Lastly due to the proposed extension of Circle Boulevard the transportation network within this
area of Corvallis would decrease the outofdirection travel for motorists bicyclists and

pedestrians as they commute between the northern and western portions of the City
Correspondingly an expansion of the Corvallis Transit System is likely to occur as a result of this
proposal and the applicant has included a new transit stop near the intersection of Harrison
Boulevard and Circle Boulevard Additionally the new network of pedestrian amenities would
increase opportunities for reaching both the Witham Hill Open Space and Arnold Park as well as
the multiuse path that currently extends through the site These pathways would be available for
use by the general public and allow for both pedestrian and bicycle traffic

Despite these general consistencies the applicantsproject narrative has not specifically
addressed how the proposal satisfies Policy9513 which in part draws on Policies 936and
949 as a response to providing affordable housing Based on the square footage of each lot
85 of the 221 lots are less than5000 square feet in area which is the minimum lot size for the
RS6 District The total area of these lots is 846 acres which equates to approximately 29

percent of the net developable area of the siteie total area contained by lots not including
tracts or streets Lots 157 through 171 and 212 through 219 are intended to be bu ilt with attached
units The total area of these lots is approximately 19 acres which equates to 7 percent of the
net developable PDRS6 area of the site No discussion has been provided to indicate if
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additional units would be constructed as zero lot line or if any of the proposed structures would

have a gross floor area of1200 square feet or less Therefore only one of the three potential
methods for addressing specific housing options has been verifiably incorporated with the site

plan

As applied to other Low Density residential Planned Developments that are greater than 5 acres

the intent of Policy9513 is that two of the three elements listed each comprise 10 percent of the

net developable area of the site For the subject proposal Item B would be provided in

approximately 29 percent of the net developable area of the site while Item A would only be

provided over an area equal to approximately 7 percent of the site Therefore based on the

language of Policy9513 either an additional area equal to 3 percent of the site would have to

contain attached units or 10 percent of the net developable area would have to contain dwellings
of less than 1200 square feet The introduction of additional attached or zero lot line units would

require reconfiguration of the proposed lotting pattern which may result in associated changes
to the proposed grading and utilities plans Therefore to arrive at favorable findings for the

proposal the feasibility of either of these two options ensuring the subject proposal is consistent

with Policy9513should be analyzed
tf additional lots were dedicated to the purpose of being constructed with attached units through
a condition of approval the proposed grading and utility plans would have to facilitate this

alteration A review of the proposed grading plan limits the remaining lots available for this

residential dwelling type to Lots 90 through 93 and Lots 96 through 99 The grades proposed in

the area of these lots are gradual enough to allow for minor adjustments across these lots that r
would not result in a significant redesign of the utility plan tentative plat or open space tracts

In total Lots 90 through 93 and Lots 96 through 99 contain approximately 087 acres which

equates to 3 percent of the net developable area of the site When combined with the lots already s

proposed to contain attached units approximately 10 percent of the net developable area would w
contain attached units and Item A of Policy9513 would be satisfied

Given that the applicant has substantially surpassed the minimum percent area required to satisfy

ItemBit is reasonable to allow flexibility in achieving the intent of Policy9513 through alternate

means For example rather than dedicate an equivalent of 10 percent of the site the applicant
could be required to construct dwellings with a gross floor area of1200 square feet or less on

lots that total 3 percent of the net developable portion of the site When combined with the

existing 7 percent of the site that would contain attached units doing so would accomplish the

desired intent of the Policy which is to provide a mixture of affordable housing options while

retaining the current benefits offered through the proposed planeg natural features protection

open space compact urban form etc A dwelling of this size is more likely to be considered

affordable and have the potential to satisfy the housing needs for a broader crosssection of the

community Given that dedicating smaller lots for this purpose would constitute a more efficient

utilization of the range of lot sizes proposed only lots that are less than5000 square feet should

be considered If the lots currently intended to contain attached units are excepted from those

available the smallest lot capable of being developed with a1200 square foot house would be

approximately4072 square feet AttachmentI72 Assuming the dwelling was a single story

a1200 square foot house would result in a lot coverage of less than 40 percent for the smallest

lot available which is consistent with the current RS6 standards However note that the

applicant has requested to vary from this standard and allow a maximum lot coverage of 60

percent for detached units A total of 62 lots that are5000 square feet or less would be available

through this scenario The applicant should indicate which of these lots would contain dwellings
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that are less than1200 square feet prior to approval of the final subdivision plat

Based on the analysis provided above either of the two options discussed would be viable
methods for satisfying the intent of Policy9513 Therefore the applicant should be allowed to
choose which option is most feasible based on other various factors related the proposed project
Condition 2

Applicable Land Development Code Sections

Section2530GENERAL PROVISIONS

Planned Development is an alternative development process that is permitted as Conditional
Development The following procedure allows for Planning Commission review of a Conceptual
Development Plan andorDetailed Development Plan The applicant may either select to process the
development proposal under a Detailed Development Plan where sufficient information has been
submitted in accordance with Section 2550 or may request only approval of a Conceptual
Development Plan in accordance with Section2540and later applyfor a Detailed Development Plan
However prior to issuing any building permits a Detailed Development Plan must be approved by the
Planning Commission

N
r

x
W

Section3320PERMITTED USES RS6 District

332001General Development

Primary Uses Permitted Outright

1 a Residential Use Types
Family

b Residential Building Types
Single Detached

Single Detached Zero LofLine
Duplex
Single Attached Zero Lot Line 2 units

Section332002Special Development Uses Allowed Through Discretionary Review

a Type 1 Conditional Development Subject to review in accordance with Chapter 23 and all
other applicable provisions of this Code

6 Planned Developments in accordance with Chapter 25

Section33720PERMITTED USES AGOS District

3372002Special Development UsesAllowed Through Discretionary Review

a Type I Conditional Development Subject to review in accordance with Chapter 23 and
Section33750below

3 Planned Development to be reviewed in accordance with Chapter 25

Both the RS6 District and AGOS District allow planned developments through a discretionary
review Regardless the proposed Conceptual and Detailed Development Plan includes uses that
are permitted outright in each zone Within thePDRS6portion ofthe site useswould be limited
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to a mixture of single family detached and attached homes No development is proposed within

the PDAGOS portion of the site with the exception of the extension of certain public

transportation facilities and public utilities which are in and of themselves not defined as uses

Conclusions on Land Use

Giventhe above it is concluded that the proposal is consistentwith the applicable Comprehensive
Plan Policies and LDC criteria or has been conditioned to that effect

B COMPATIBILITY

plicable Comprehensive Plan Policies

327 All special developments lotdevelopment options intensifications changes or modifications

of nonconforming uses Comprehensive Plan changes and district changes shall be reviewed

to assure compatibility with less intensive uses and potential uses on surrounding lands

Impacts of the following factors shall be considered

A Basic site designie the organization of uses on a site and its relationship to

neighboring properties
B Visual elementsie scale structural design and form materials etc
C Noise attenuation T

D Odors and emissions
E Lighting
F Signage
G Landscaping for buffering and screening x
H Transportation facilities and W

I Traffic and offsiteparking impacts

Comprehensive Plan Policy 327 presents compatibility criteria nearly identical to LDC Section

254004 Please refer to the following discussion for an analysis of these compatibility criteria

as relevant to the subject request Findings from that discussion are incorporated here by
reference as findings under this criterion

Applicable Land Development Code Sections

254004Review Criteria

Requests for approval ofa Conceptual Development Plan shall be reviewed to assure 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 In addition the following

compatibility factors shall be considered

Basic site design the organization of uses on a site
Visual elements scale structural design and form materials and so forth
Noise attenuation
Noxious odors

Lighting
Signage
Landscaping for buffering and screening
Traffic
Effects onoffsiteparking
Effects on air and water quality

Section255004of the LDC requires that a proposal for a Conceptual and Detailed Development
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Plan be reviewed against compatibility criteria listed in Section254004 The following
discussion reviews the subject proposal against these respective criteria through the following
categories

Basic Site Design
Visual Elements

Landscaping for Buffering and

Screening

1 Basic Site Desian

Applicable Comorehensive Plan Policies

Noise Noxious Odors Lighting and
Signage
Traffic and OffSite Parking
Effects on Air and Water Quality

324 In the case ofcompatibility conflicts requirements will be imposed on both sides ofa given
property line in the following manner

t
T

t
x
W

A Where both lots are undeveloped each will be required to provide transitional
elements when it develops

B The development in the more intensive development district shall provide the bulk of
the transitional elements but shall not be required to provide the full amount unless
the property in the less intensive district is already developed

921 City land use decisions shall protect and maintain neighborhood characteristics as
defined in 925 in existing residential areas

922 In new development City land use actions shall promote neighborhood
characteristics as defined in 925 that are appropriate to the site and area

924 Neighborhoods shall be pedestrianoriented Neighborhood development patterns
shall give priority consideration to pedestrianbaseduses scales and experiences in

determining the orientation layout and interaction of private and public areas

925 Development shall reflect neighborhood characteristics appropriate to the site and
area New and existing residential commercial and employment areas may not have
all of these neighborhood characteristics but these characteristics shall be used to

plan the development redevelopment or infill that may occur in these areas These
neighborhood characteristics are as follows

A Comprehensive neighborhoods have a neighborhood center to provide services
within walking distance ofhomes Locationsofcomprehensive neighborhood centers
are determined by proximity to major streets transit corridors and higher density
housing Comprehensive neighborhoods use topography open space or major
streets to form their edges

B Comprehensive neighborhoods support effective transit and neighborhood services
and have a wide range ofdensities Higher densities generally are located close to the
focus ofessential services and transit

C Comprehensive neighborhoods have a variety of types and sizes ofpublic parks and

open spaces to give structure and form to the neighborhood and compensate for
smaller lot sizes and increased densities
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D Neighborhood development provides for compatible building transitions in terms of

scale mass and orientation

E Neighborhoods have a mix of densities lot sizes and housing types

F Neighborhoods have an interconnecting street network with small blocks to help

disperse traffic and provide convenientand direct routes for pedestrians and cyclists
In neighborhoods where full street connections cannot be made access and

connectivity are provided with pedestrian and bicycle ways These pedestrian and

bicycle ways have the same considerations as public streets including building

orientation securityenhancing design enclosure and street trees

G Neighborhoods have a layout that makes it easy for people to understand where they
are and how to get to where they want to go Public civic and cultural buildings are

prominently sited The street pattern is roughly rectilinear The use and enhancement

of views and natural features reinforces the neighborhood connection to the

immediate and larger landscape

H Neighborhoods have buildings residential commercial and institutional that are

close to the street with their main entrances oriented to the public areas

I Neighborhoods have public areas that are designed to encourage the attention and

presence ofpeople at all hours of the day and night Security is enhanced with a mix

of uses and building openings and windows that overlook public areas

J Neighborhoods have automobile parking and storage that does not adversely affect

the pedestrian environment Domestic garages are behind houses or otherwise

minimized eg by setting them back from the front facade of the residential

structure Parking lots and structures are located at the rearorside ofbuildings On

street parking may be an appropriate location for a portion of commercial

institutional and domestic capacity Curb cuts for driveways are limited and alleys
are encouraged

K Neighborhoods incorporate a narrow street standard for internal streets which slows

and diffuses traffic

L Neighborhood building and street proportions relate to one another in a way that

provides a sense of enclosure

M Neighborhoods have street trees in planting strips in the public rightofway

1163 Pedestrian access shall be addressed in the review of proposed culdesacdevelopments
The City shall require pedestrian rightsofway interconnecting the ends of such streets

where feasible

11613 New commercial and residential development shall generally provide for a maximum block

perimeter of1500 feet except where it would negatively impact significant natural features

The existing neighborhoods within one halfmile of the site are predominately low density
residential neighborhoods While some of the residential development within this distance is

x
W
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situated in areas designated as High Density RS20 those areas are not the norm Within one

quartermile of the site only the Witham Hill Apartments are at a density that is greater than the
density proposed through the subject application

co

x
W

Of the residential lands that are within one halfmileofthe site 269 acres are zoned either RS35
or PDRS35 and they are developed with a total of 547 units for a gross density of
approximately 2 units per acre Another 44 acres are designated as RS5 and are developed
with a total of 228 units for a gross density of approximately 52 units per acre The average
density for the entire 313 acres within one halfmile of the site is 36 units per acre Therefore
in terms of density and dwelling types the proposed Conceptual and Detailed Development Plan
is comparable to the existing residential neighborhoods that are within the immediate proximity
of the site

Similar to these neighborhoods a mixture of single family detached and attached homes would
be constructed as a result of the subject proposal The new Local Street network providing
access to these dwellings would include pedestrian amenities such as sidewalks and be

supplemented with additional pedestrian pathways to reduceoutofdirection travel consistent
with Policies 1163 and 11613 Lastly consistent with Policy 9251 many of the common
areas that contain these pathways would be fronted by proposed dwellings thereby improving the

security and public observation of these spaces

While the applicant has proposed reduced minimum lot sizes and setbacks for both detached and
attached dwellings the scale of the development is anticipated to be similarto that of surrounding
neighborhoods Building heights would be limited to the existing standard of 30 feet When
combined with a typical Local Street ROW width of 50 feet the overall pedestrian environment
would be comparable to existing neighborhoods as well see Policy925L Consistent with

Policy925Parts A and Ccommon open space areas are strategically placed throughout the
site to provide breaks in building massing in those areas of the site where a majority of the lots
would have an area less 5000 square feet For example along Circle Boulevard those lots
intended for attached units Lots 157 through 171 and 212 through 219 would be buffered from
this Collector Street by both landscaped common areas and differences in elevation

Attachments I79 I86 andI88 Although the relationship was established through zoning
boundaries approved at the time of annexation the developable portion of the site is positioned
not only to protect significant natural features and open space but also to retain a sufficient

quantity ofthese open spaces so that individuals using them gain a sense of separation from the
development In this regard the proposal is consistent with Policy925Gby securing a

neighborhood connection to the surrounding landscape without compromising its inherent natural
qualities

Chapter 337of the LDC contains development standards for the AGOS District which requires
a 25foot wide setback when a property that is zoned AGOS abuts a residential district Portions
of the subject site are zoned PDAGOS As discussed further below the applicant has
requested to decrease the required setback in certain locations of the site Attachment I22
However this request applies to land that although zoned PDAGOSwould be included in
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tracts created as part of the proposal and made unavailable for future development Therefore

the reduced setback is not anticipated to cause compatibility conflicts in these areas of the site

In addition to the PDAGOS portion of the site the subject property also abuts parcels to the

west that are located outside of the City Limits and designated asAGOS on the Comprehensive
Plan map Attachment B Although provisions of Chapter 337 do not currently apply to these

parcels Policy 324 would suggest that a buffer between these two uses should be created

Consistent with this intent the applicant has proposed a 25foot wide tract Tract E that would

be landscaped to provide a buffer between the abutting land and Lots 33 through 44

Consistent with Policy925Mstreet trees would be installed in planterstrips along all ofthe new

Local Streets the extended portion of Circle Boulevard and the north side of Harrison Boulevard

that fronts the site AttachmentI79 These landscaping amenities are intended to enhance the

pedestrian environment buffer the public rightofaway from adjacent development areas and

reintroduce ecosystem services eg air quality water quality erosion control and energy

conservation that would have been previously delivered by natural vegetation proposed to be

removed as a result of development A total of 538 trees would be planted along streets

associated with the subject proposal Given that a total of 342 trees within thePDRS6portion
of the site are proposed to be removed an overall increase of at least 196 trees would result

across the site This increase does not include those trees that would be planted in common

areas or as part of the proposed habitat enhancement plan see the Natural Features Section of

Part I of this staff report for further discussion

465 On treecovered hillsides development shall be designed to preserve as many trees as

possible and tree removal shall be consistent with the approved development plan

466 On treecoveredhills the design of dwellings and their placement shall be planned to retain

a sufficient number of trees to preserve a green treecovered hillside appearance If a

proposed development pattern would result in theloss ofatreecovered hillside appearance

assuming the development plan has been designed to minimize the loss ofexisting trees to

the extent that it is safe and practicable the development may proceed provided the

following provisions are met 1 the loss of trees is further minimized by development

techniques such as clustering and 2 a sufficient number of new trees are planted to

recreate at maturity a greentreecovered hillside appearance

531 To increase the aesthetic qualities of the community and enjoy the engineering and

ecological benefits of trees the City shall require developers to plant appropriate numbers

and varieties of trees with all new development Such standards shall be maintained in the

Land Development Code

The Corvallis Open Space Hillside Report indicates that the significant portion of south facing

slopes on Witham Hill generally begin at an elevation of 340 feet and converge at the hilltop
which is at an elevation of approximately 476 feet Attachment F Between the 340foot contour

and the 370foot contour the distribution of existing trees can be characterized as a non

continuous canopy with clusters of trees separated by open area Attachments D2 andI66
Most of the existing trees within the PDRS6portion of the site that are located between these

ti

x
W
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two contour lines are proposed for removal with the exception of those located in Tract C As
shown on the applicantstree survey AttachmentI66 the developable portion of the property
as delineated by the PDRS6boundary line does not extend beyond a defined tree line that
begins northwest of Lot 32 and then continues northeast through the property This tree line
loosely corresponds with the 370foot contour line until reaching Lot 23 where it begins to move

upslope towards the 410foot contour line From this location the tree line generally follows the
PDRS6boundary and the410foot contour line toward the northeast where itthen shifts toward
the southeast and runs behind Lots 3 through 10 With the exception of an area immediately
north of Lots 10 and 11 none of the trees beyond the PDRS6boundary line or the 410foot
contour line are proposed for removal

The northsouth grading plan crosssection submitted by the applicant AttachmentI85 shows
that the rear of Lot 14 would be at an elevation of approximately 400 feet while the rear lot line
of Lot 11 would fall at an elevation of approximately 410 feet Both of these locations are at an

elevation that is below the tree line described above The majority of the trees in this portion of
the site are Oregon White Oaks which regularly attain a height of at least 40 feet Attachment
199 Based on this height and the vertical relationship of the tree line to the proposed building
pads for the northern tier of lots Lots 3 through 18 the crown of these trees would remain visible
above the roof line of dwellings constructed on these lots as viewed from locations in the
southern portion of the site The sameconclusion could be reached for the portion ofthe tree line

0o that extends behind Lots 19 through 32 as the building pads for these lots would generally be at
an elevation that is at least 10 feet lower than the foot of the adjacent tree line AttachmentI84

n Although it is not noted in the Open Space Hillside report or the Comprehensive Plan as a specific

w hillside requiring protection the west facing slope of the ridge that extends along the east
boundary of the site does contain gradients and vegetation similar to Witham Hill As shown on

the submitted tree survey 12 of the existing significant trees on this hillside would be removed as

a resultof development impacts However none of these trees are located outside ofthe PDRS
6 boundary The remaining significant trees in this area are essentially clustered in two groups
located above either the 330foot or 340foot contour lines which are adjacent to Lots 221 and
208 respectively AttachmentsI66 andI79 Given that the building pad for Lot 208 would be
at an elevation of approximately 324 feet the canopy formed by oak trees that are east of this lot
at the 340foot contour line would remain visible from locations in the southern portion of the site
The same amount of visibility would be retained for those trees east of Lot 221 based on the
differences in elevation between this lot and the adjacent cluster of trees

Given the above analysis it is anticipated that the development proposal would preserve a tree
covered appearance for the areas located outside of the PDRS6boundary However Policy
466is also intended to be applied to area that is available for development and thePDAGOS
portion of the site is not able to be used for residential purposes Therefore an assessment of
whether or not Policy 466 has been satisfied by the proposed development plan should also
focus on the PDRS6portion ofthe site There areessentiallytwo categories of significanttrees
impacted by the proposed site plan the remnant fruit tree orchard and the unconsolidated oak
tree mosaic generally located north of Street C In terms of maintaining a tree covered hillside
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appearance the fruit tree orchard is a lesser quality natural amenity than the oak tree grove The

orchard does not provide the prominent canopy that the oak grove does and the majority of it is

located below the 340foot contour line Attachment D2 Comparatively the oak grove has a

greater effect on creating a tree covered hillside appearance

The applicantsproject narrative cites Policy 466 and appears to rely on the open space set

aside in Tract A to balance impacts to trees that currently provide a tree covered hillside

appearance While the focus of assessing consistency with Policy 466 should be within the

developable portion of the site it should be acknowledged that a substantial portion of the 946

acre site area has been set aside to preserve natural features From this perspective the

proposed site plan has clustered lots in order to minimize tree impacts A similar approach has

been taken within the PDRS6portion ofthe site to limit the removal ofsignificant to the greatest
extent practicable given the proposed Local Street network In an effort to balance impacts to

significant trees within the oak grove the site plan does include strategically located tracts Tracts
C and N that would contain several large diameter oaks and other deciduous trees that would

contribute to albeit to a lesser extent a tree covered hillside appearance The 47 existing

significant trees located in these two tracts would be supplemented by an additional 173 new

street trees planted along Streets B C and E and the portion of Street D located north of

Street C Based on the submitted tree survey a total of 189 significant trees are proposed for

removal above StreetCAttachmentI66 The total number of trees located above Street C

after development would be a minimum of 216 47 existing 173 new Therefore more trees

would be located in this portion of the site than currently exist and based on the height potential
of the proposed street tree species AttachmentI90 it is reasonable to conclude that a tree

covered hillside appearance would result consistent with Policy466

4109 Negative impacts on habitat and migration corridors for birds wildlife aquatic life and on

open space and the recreation qualities of significant drainageways shall be minimized

4132 Development on land identified with significant plant communities or significant fish and

wildlife habitats shall be planned to minimize the impact on the significant resources

Please refer to the Natural Feature Section of this staff report for a discussion related to Policies

4109 and 4132 Findings from that section are incorporated here by reference as findings
under these criteria

Applicable Land Development Code Sections

Section3330 RS6DEVELOPMENT STANDARDS

rn

c
x
w
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Standard

a Lot Area
All single family building types 5000 sq ft minimum
Du lex 10000 s ft minimum

b Lot Width

Single Attached Zero Lot Line 50 ft minimum average
Single Detached 50 ft minimum average
Single Detached Zero Lot Line 50 ft minimum average

Du lex 100 ft minimum avera e

c Setbacks

Front yard 10 ft minimum
Rear yard 15 ft minimum
Combined front and rearyard 35 ft minimum z

Side yard
Single Detached 5 ft for each side yard
Single Detached and 8 ft minimum on one side of dwelling unit with zero

Attached Zero Lot Line setback 0 ft on opposite side
s

Duplex 10 ft for each side yard

Corner Lot On side abutting the street vision clearance areas in
accordance with Section4140

d Gara aCar ort Vehicle Entrance 19 ft minimum to back of desi Hated sidewalk

e Structure Height 30 ft maximum nor shall it exceed a solar envelope
a roved under Cha ter218 or46

f Lot Covera e 40 of lot area maximum

OffStreet Parkin See Cha ter 41

442003Lots General Requirements Chapter 44Land Division Standards

a Size and Shape Lot size width shape and orientation shall be appropriate for location of
thesubdivision and for the type ofuse contemplated No lot shall be dimensioned to contain

part of an existing or proposed street All lots shall be buildable and depth shall not

Minimum average rear yard may be reduced to 5 ft in cases where the provision and protection of
solar access to the proposed building and to buildings and buildable areas on adjacent lots can be
assured consistent with Chapter218

Where the average rear yard setback is reduced below 15 ft then combined front and side yard
setbacks must be at least 35 ft

Prior to building permit approval the applicant shall submit a recorded easement between the

subject property and abutting lot next to the yard having the zero setback This easement shall be
sufficient to guarantee rights for maintenance purposes of structures and yard but in no case

shall it be less than 5 ft in width
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generally exceed 2z times the average width Lot sizes shall not be less than required by
the Code for the applicable district Depth and width of properties reserved or laid out for

commercial and industrial purposes shall be adequate to provide for offstreet parking and

service facilities required by the type of use proposed

b Access Each lot shall abut upon a street other than an alley for a width of at least 30 ft

unless the lot is created through a land partition or minor replat in which case443001

below shall apply

The applicant has proposed an alternate set of development standards forthe PDRS6portion

of the site that vary from the existing RS6 District standards AttachmentsI5I6 and 7 The

requested variations are grouped into the following categories

Minimum Lot Size

a 928 square foot reduction 18 percent to the minimum lot size for detached single
family dwellings 4072 square feet minimum and

a 1672 square foot reduction 33 percent to the minimum lot size for attached

single family dwellings 3328 square feet minimum

Side Yard Setbacks T

an optional one foot reduction to the required side yard setback on lots that are

greater than 6200 square feet for building projections ie four foot minimum

setback
a one foot reduction to the required side yard setback for lots less than 6200 x
square feet that would be built with detached single family dwellings with an w

optional one foot reduction for building projections ie three foot minimum

setback and
a fourootreduction to the required side yard setback on the unattached side of an

attached unit with an optional one foot reduction for building projectionsie three

foot minimum setback

Maximum Lot Coverage
a 30 percent increase in maximum allowed coverage for lots containing attached

dwellingsie 70 percent coverage and

a 20 percent increase in maximum allowed coverage for lots containing detached

dwellings ie 60 percent coverage

Minimum Lot Width
a 22 foot reduction to the minimum width for lots on the curve of a streetie 28

feet minimum otherwise the minimum lot width is reduced from 50 feet to 33 feet

In addition to these development standards the applicant is also requesting to vary from the

definition of a Single Attached dwelling unit as noted in LDC Chapter 16 The current definition

states the following

Building Types
b Residential Group of building types consisting of the following

4 Single Attached Zero Lot Line Two dwelling units on separate lots but placed side

by side so that some building walls are in common for a minimum length of 5 ft at a
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common property lineFences trellises etc attached between buildings do not create
attached structures

As noted in the applicantsproject narrative the attached dwellings proposed forthis project may
be attached along a portion of the wall at the garage and may be detached or attached on the
opposite side AttachmentI7 Building elevation typicals contained in the application illustrate
how these units might be configured Attachments 1205I211I214I215I218I219I226
and 1227 These structures are not consistent with the LDC definition of an attached unit
because two units do not have a wall in common that separates the living space of these units
Under the current definition the dwelling unit is interpreted to be the portion of the structure
containing living space and not the garage

Although it is not noted bythe applicant the proposal also varies from certain standards contained
in Chapter44 of the LDC related to subdivision plats Section442003a ofthe LDC notes that
lots shall be buildable with a depth that does not generally exceed 22 times the average width
Several of the proposed lots would exceed this width to depth ratio Related to this standard is
the requirement noted in Section442003b that all lots must abut a street for a width of at least
30 feet As noted above a minimum lot width of 28 feet is proposed for lots that are located on
the curve of a street

N The following discussion analyzes each ofthe proposed development standards in terms of the
overall compatibility achieved by the project

a Proposed Minimum Lot Sizes
t
x
w The applicant notes that the proposed minimum lot sizes would allow greater flexibility for

providing a broader range of housing types Although not applicable to the subject application
the applicant makes a comparison between the proposed development standards and those
recently adopted through the 2006 Revised LDC which reveals that the minimum lot size

requested for both attached and detached units is greater than the revised standards The
applicant points out that approximately 37 percent of the proposed lots are less than5000 square
feet in area which amounts to 85 of the 221 lots AttachmentI22 A total of 23 of these lots
are intended for attached dwelling units

It is debatable to what extent reducing the minimum allowed lot size has the effect of generating
greater flexibility for providing a broader mix of housing types Presumably a5000 square foot
lot is no less capable of facilitating a detached single family dwelling than a smaller lot In fact
without corresponding adjustments to minimum setbacks and maximum lot coverage the opposite
would seem to be more accurate The same could be said for two abutting5000 square foot lots
constructed with attached dwellings In actuality the flexibility gained is an ability to construct
more of both types of units at the expense of the amount of open space afforded on a lotbylot
basis

By reducing the minimum required lot size the applicant is able to make more efficient use of the
PDRS6portion of the development site The total area contained by all of the proposed lots
is 285 acres on which 221 lots are proposed If each of the proposed lots that are less than
5000 square feet met the current minimum lot size the site would support a total of 210 lots
Thus the proposed minimum lot size reduction has a net effect of allowing 11 additional lots
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which is not anticipated to result in adverse compatibility impacts A review of the proposed
tentative subdivision plat shows that lots with a minimum area of less than5000 square feet are

randomly distributed throughout the site With the exception of those intended for attached units

Lots 157 through 171 and 212 through 219 most of these lots are internal to the site

AttachmentI72 Therefore the greater density and building massing that results from smaller

lot sizes would be buffered from the adjacent open space areas contained in Tracts A and M

As a result of the increased efficiency of land use the proposed reductions to minimum lot sizes

should be supported

b Minimum Side Yard Setbacks

The proposed reduction to the minimum side yard setback for detached dwellings is not

anticipated to result in significant compatibility impacts and in fact zerolotline dwellings are

allowed in thePDRS6 District Along an interior side yard the majority of two opposing building
elevations would not be occupied by projections meaning that a setback of four feet would be

maintained along most of the shared property line This onefoot reduction is insignificant in terms

sustaining an acceptable amount of privacy for occupants of either dwelling However it is less

than the fivefoot width deemed necessary for maintenance of structures and yard area by the

RS6 development standards see footnote No 3 of the table in Section3330 Therefore to

allow for these activities to occur in an efficient manner the proposal should be subject to the N

current requirement of providing easements in side yards that are less than five feet wide

Condition 3
t

For attached dwellings the applicantsproposed reduction to side yard setbacks has the effect w
of comparatively increasing the ratio of uninterrupted building facade to side yard area beyond
what would be allowed through the current standards For example when the requested setback

is applied to Lots 166 and 167 which at 33 feet wide is the narrowest width of any lot intended

for an attached unit the maximum potential uninterrupted front building elevation length for two

attached units constructed on these lots would be 58 feet 2x338 58 The unit on Lot 167

and the unit on Lot 168 would then be separate by a distance of eight feet four feet within either

side yard As a comparison on a two abutting 50foot wide lots the current RS6 development
standards would allow for an uninterrupted front building elevation length of 84 feet for two

attached units Under the proposed standard each foot of side yard setback distance between

a pair of attached buildings would correspond to 725 feet of building elevation 588 725
while the current standard would result in 525 feet of building elevation per foot of setback

8416 525 The result of this relationship is that the overall building massing is greater
through the proposed standard due to a decrease in separation between a pair of attached

dwellings However as a compensating factor the areas of the site that are proposed to contain

attached units would also have large landscaped common areas around three sides of each

grouping of lots AttachmentI88 These areas are anticipated to reduce the visual impact of

the building massing that would result from the decreased side yard setback proposed for

attached units Therefore the requested minimum side yard setbacks proposed forattached units

should be supported For additional findings related to this matter please refer to the discussion

on Visual Elements provided below

As with the detached dwellings the proposed side yard setback is less than the fivefoot width

deemed necessary for maintenance of structures and yard area by the RS6 District development
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standards see footnote No 3 of the table in Section 3330 Therefore to allow for these
activities to occur in an efficient manner the proposal should be subject to thecurrent requirement
of providing easements in side yards that are less than five feet wide Condition 3

It should be noted that the applicant has not requested to vary side yard setbacks as they apply
to exterior side yards on corner lots Per the current RS6 standard the setback in this area is
determined based on dimensions necessary to achieve an appropriate vision clearance area

This standard shall continue to apply to the subject proposal and in the event that a vision
clearance area required less than afivefoot setback a minimum of five feet should be provided
Condition 4

c Maximum Lot Coverage

The applicant has proposed to increase the maximum allowed lot coverage for lots containing
detached dwellings from 40 percent to 60 percent and for lots containing attached units from 40

percent to 70 percent Although the applicantsproject narrative does not discuss the reason this
increase is necessary it is presumably the result of a desire to retain the degree of flexibility
needed to place specific house plans on lots with a reduced minimum area The net effect of this

request similar to that of reduced minimum setbacks is the loss of open space that would
N otherwise be provided on a lotbylot basis The corollary to this effect is an increase in the

amount of impervious cover that would result otherwise However as the applicant points out
the 2006 Revised LDC permits up to 60 percent of a lotto be covered by a building and driveway
in the RS6District and does not limit coverage at all if the lot is constructed with an interior

w attached unit Regardless the subject application is not being reviewed against provisions of the
2006 Revised LDC so the following discussion analyzes how the proposed maximum lot

coverages would compare to the LDC standards that were in place at the time the subject
application was submitted

As noted above the total area of all proposed lots is 285 acres The RS6 District standard of
40 percent maximum lot coverage would generate a total of approximately 17 acres of open area

when applied to all lots combined As a comparison the proposed maximum lot coverage
standards would result in the creation of approximately 11 acres of open area for all lots
combined Not including Tracts A K and M which contain approximately 47 acres and are

mostly designated as PDAGosthe proposed site plan also contains approximately 45 acres

of open space in common areas located within the PDRS6portion of the site However as

noted above the resultant development aspects of the proposal should be reviewed based on the
area in which development could occur Therefore thePDAGOSarea should not be relied on

to offset impacts generated by requests to vary specific development standards

At approximately 155 acres of open space 1145 the proposal would provide 15 acres less
open space than would otherwise be created by the current RS6 maximum lot coverage
standard One way to bring the proposal into compliance in terms generating a comparable
amount of open space would be to limit maximum lot coverage to 40 percent on lots that are

greater than a certain area Using this approach if all lots greater than6500 square feet were

limited to a maximum coverage of 40 percent approximately 175 acres of additional open space
would be created across these lots A total of 49 proposed lots have an area greater than6500
square feet the smallest of which is6511 square feet On this lot a maximum coverage of 40
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percent would allow for2604 square feet to be covered by either a building footprint or driveway
which is greater than the coverage allowed by the current RS6 standards using a minimum lot

size of5000 square feetie2000 square feet Therefore even the smallest lots within those

lots greater than6500 square feet would be considered developable through the current RS6

development standards

It should be noted that using this approach to managing maximum lot coverage for the

development if fully realized would result in 025 acres more open space than would otherwise

be created by current LDC standards However this excess could be considered as anoffsetting
benefit that would balance the flexibility gained as a result of reduced minimum lot sizes and

setbacks and increases in maximum coverage for proposed lots smaller than6500 square feet

in area Based on this balanced approach the proposed lot coverage standard as modified
would create a sufficient amount of open space to compensate for decreases occurring on a lot

bylot basis and offset the potential impacts resulting from an increase in impervious area on

each lot Condition 5

d Minimum Lot Widfh

The final RS6District development standard proposed for reduction is minimum lot width While

the applicant has requested a reduction to as little as 28 feet the proposed tentative plat N
Attachment I72 shows that a majority of the proposed lots would have widths of 45 feet or

more In general those lots representing the greatest reduction in width are either intended for

attached units or are situated on aculdesacor curve of a street resulting in an average lot width

of greater than 45 feet for most lots w
Part ofthe reason for requiring a specific minimum lot width is to afford adequate area to construct

a driveway and install private utility connections for each dwelling while leaving sufficient area

along the street frontage of each house to install trees within the planter strip The applicant has

provided a conceptual landscape plan that shows the spacing of street trees along all new Local

Streets proposed with this project AttachmentI86 A review of the spacing between these

trees appears to be consistent with the species and potential size of each tree as noted in

Section4230of the LDC Therefore the requested minimum lots widths do not appear to result

in a conflict for providing a driveway making the required utility connections and installing the

required street trees for any given lot Condition 6 As a result the requested minimum lot

widths are not anticipated to result in compatibility impacts and should be supported

e Attached Unif Definition

As discussed above the applicant has proposed to construct attached units that are not

consistent with the current definition of Single Attached These dwellings would be attached at

a common building wall shared by the garage of each structure This configuration would be

contrary to the current LDC definition which has been interpreted to require that Single Attached

dwellings share a common wall between living spacesie main building of each unit

Part of the rationale for requiring that dwellings are attached in this manner stems from a desire

to use lot area efficiently The portion of each building that does not share a common wall must

subscribe to the side yard setback required by the specific development standards of a given
district So when an alternate method for attaching two units is used or a different portion of the
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structures share a common wall the result can be the creation of an inadequate side yard width
on what are generally two narrow lots Other benefits gained through this method ofconstruction
include increased energy efficiency and a comparative reduction in building materials used for
each dwelling

The second aspect of dwellings attached in the manner described by the current LDC definition
is how that method effects perception of dwelling density When two dwellings are attached

between living areas a portion of which generally occupies space along the front building
elevation the two units are commonly perceived as one dwelling when viewed from the abutting
street An alternate method that relies on the use an adorning architectural element egtrellis
would result in the scenario described above where narrow sideyards separate the two dwellings
Visually this development pattern evokes a sense of increased density due to minimal building
separation Based on the building typicals submitted by the applicant the former visual effect
is more likely to occur as a result of attaching two dwellings at a wall shared by the garage of each
unit Inmost of the examples provided by the applicant the garage is positioned toward the front
of the building and abutting the accompanying living space When attached building typicals
that show a garage situated toward the rear of the unit would result in sufficient separation at the

front lot line to avoid the latter visual perception described above due to the width needed for
driveways

N Based on this analysis the applicantsrequest to attach dwellings using a common wall shared

by garages is not anticipated to result in compatibility impacts However to ensure that a

sufficient amount of the common wall is shared between the two units a minimum of five feet of
the wall should be shared by each garage Further one side of the garage for each unit shoulds

w be attached to the living space of that unit so that a horizontal gap does not exist between the roof
line of the enclosed living space and that of the enclosed garage Condition 7

Land Division Standards

The purpose of generally restricting the ratio oflot width to lot depth as regulated by LDC Section

442003a is to avoid lots being dimensioned in a mannerto meet minimum lotarea that results
in an inefficient use of land For example in the MediumHighDensity Residential District RS
12 the minimum lot area is2200 square feet and the minimum width is 25 feet If a lot were

dimensioned based on these minimum standards the corresponding lot depth would have to be

88 feet which is more than 22 times the lot width In higher density residential districts this

lotting pattern would result in an inefficient use of land by allotting an excessive area to the rear

yard that could be used for other purposes eg common area pedestrian paths etc

While the applicable RS6 standards would not allow for this scenario based on minimum lot size

and width the applicantsproposed subdivision plat does include lots that exceed this ratio

However in most instances the need for this variance appears to bedirectly related to completion
of a lotting pattern influenced by changes in grade between the front and rearof certain lots For

example the rear lot line of Lots 67 and 68 must continue the pattern established by lots abutting
them to the westie Lots 63 and 64 However the grade at the front of Lots 67 and 68 is

approximately 10 feet below the grade at the rear of Lots 63 and 64 and thus to make Lots 67

and 68 buildable and allow for the necessary grade transition area their depth exceeds 22 times

the width of each lot Regardless of this fact the goal of avoiding the inefficient use of land
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through the subdivision process would be achieved by the proposed plat based on the gross

density it attains And assuming that the final grading plan is determined to be viable based on

results of a geotechnical analysis the proposed lots would be buildable see the Natural Features

Section of Part I of this staff report for further discussion on this matter Condition 13

As noted above in the discussion of proposed minimum lot widths a reduction to the minimum

distance along which a lot abuts a street is not anticipated to inappropriately limit access to any

of the proposed lots Condition 6

Section33740SETBACKS AGOS District

The following minimum setbacks shall apply to all structures otherthan fences or walls in the OSAG

District

a Boundary Area A setback of not less than 25 ftshall be provided along each OSAG District

boundary line where the line abuts any residential district

As discussed above the applicant has requested to reduce the setback required when a property
zoned AGOS abuts a residentially zoned site The locations of the subject property that would

be effected by this request would remain common open space tracts and unavailable for future

development Therefore no compatibility conflicts are anticipated as a result of this reduction N

Also discussed above is the inclusion of a25foot side buffer between land designated as AGOS Q

on the Comprehensive Plan map which is west of the subject site and Lots 33 through 44 The x
provision of this buffer is appropriate based on guidance contained in Policy324 regardless of w

the fact that the area in question is not within the City Limits Condition 14

Conclusion on Basic Site Design

Given the findings presented above and as conditioned the proposed Conceptual and Detailed

Development Plan is consistent with applicable Comprehensive Plan Policies and LDC criteria

2 Visual Elements

plicable Gomprehensive Plan Policies

921 City land use decisions shall protect and maintain neighborhood characteristics as
defined in925 in existing residential areas

922 In new development City land use actions shall promote neighborhood
characteristics as defined in 925 that are appropriate to the site and area

925 Development shall reflect neighborhood characteristics appropriate to the site and

area New and existing residential commercial and employment areas may not have

all of these neighborhood characteristics but these characteristics shall be used to

plan the development redevelopment or infill that may occur in these areas These

neighborhood characteristics are as follows

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 27 of 133



D Neighborhood development provides for compatible building transitions in terms of

scale mass and orientation

E Neighborhoods have a mix of densities lot sizes and housing types

H Neighborhoods have buildings residential commercial and institutional that are

close to the street with their main entrances oriented to the public areas

Neighborhoods have public areas that are designed to encourage the attention and

presence of people at all hours of the day and night Security is enhanced with a mix
of uses and building openings and windows that overlook public areas

J Neighborhoods have automobile parking and storage that does not adversely affect
the pedestrian environment Domestic garages are behind houses or otherwise
minimized eg by setting them back from the front facade of the residential

structure Parking lots and structures are located at the rear or side ofbuildings On
street parking may be an appropriate location fora portion of commercial
institutional and domestic capacity Curb cuts for driveways are limited and alleys
are encouraged

In an effort to address visual compatibility the applicant has proposed a menu ofarchitectural and

pedestrian design features AttachmentsI37andI38 The intent ofthese features is to create
amore varied built environment that is pedestrian oriented Attachments I202 throughI227

N

provide examples of how these features would combine to achieve these goals

Q The proposed design menu is consistent with Policies 921922 and cited portions of Policy
x 925for the following reasons The features proposed by the applicant result in neighborhoods
w composed ofvaried dwellings sizes and types which maintain orientation to the street but do not

allow the garage of each unit to be the prominent feature of the front facade Covered front

porches add architectural interest to the front of a building anddeemphasize garages A mixture
of exterior building materials and ornamentation would also act to differentiate one dwelling from

another so as to enhance architectural diversity along a street By including a certain percentage
ofwindows onstreetfacing facades the pedestrian environment has a greater potential of being
observed and therefore safer Similar design features have been successfully incorporated in
other residential planned developments such as Willamette Landing Stoneybrook Village and

Grand Oaks

As a point of clarification the applicantsproject narrative notes that building facades oriented
toward streets sidewalks and multiusepaths would contain a minimum window area However
two percentages are noted 15 percent and 20 percent AttachmentsI37 andI38 The intent
of providing a minimum amount ofwindows or glazing on a given building elevation is to increase

visibility of public areas and enhance their security as noted on Policy 9251 Previously
approved residential planned developments have incorporated this same approach eg
Timberhill Apartments and relied on an area equal to 15 percent of the building facade The

same standard should be applied to the subject proposal Condition 8

Conclusion on Visual Elements
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Given the findings presented above the proposed Conceptual and Detailed Development Plan

is consistent with applicable Comprehensive Plan Policies and LDC criteria as conditioned

3 Landscaping for Buffering and Screening

Applicable Comprehensive Plan Policies

323 The City shall addresscompatibility conflicts through design and othertransitional elements

as well as landscaping building separation and buffering

435 A buffer between urban density development and resource land shall be provided consistent

with Section 32 of this Plan to protect Open Space Agriculture and Open Space
Conservation lands from intrusion by urbanization and to protect urban lands from potential

impacts from forest or agricultural practices For forest and agricultural uses that currently
existonnonopenspace designated lands transitional buffering shall be provided to address

compatibility concerns

467 In areaswhere development is permitted standards in the Land Development Code for hillside

areas will achieve the following

G Demonstrate a concern for the view of the hills as well as the view from the hills

H Provide landscaping that enhances the identified open space resources N

469 Where development of hillsides occurs removal of vegetation will be minimized to control

erosion vegetation disturbed during development shall be replaced or enhanced through

landscaping x
W

41117The City shall continue to maximize preservation and restoration of existing upland natural

resource areasand wetlands by use ofdevelopment standards in the Land Development Code

UP12

531 To increase the aesthetic qualities ofthe community and enjoythe engineering and ecological
benefits of trees the City shall require developers to plant appropriate numbers and varieties

of trees with all new development Such standards shall be maintained in the Land

Development Code

The applicant has submitted a conceptual landscaping plan that addresses all portions of the

project AttachmentsI86 through I90 Landscaping located within each of the tracts and

installed along the public streets constructed or improved through this proposal would be

maintained by a Home Owners Association HOA formed for this development Condition 9
Included with this plan are designs for a four to sixfoot tall masonry wall that would extend along
the rear of Lots 1 through 3 and 157 through 171 The applicant has verbally communicated that

the exact location of this wall would be determined concurrent with finalized grading plans but

would be generally located behind these lots The final wall location should also take required
drainageway easements into consideration Development Related Concern L Specific
planting details are also provided for each of the proposed tracts A discussion of these areas

and analysis of the overall consistency of the landscaping plan with Policies323435467H
46941117 and 531 is provided below
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While each of the tracts provides open space from a site design perspective their primary
purposes are varied Tracts BEF L O and the westernmost portion of Tract K are

intended to function as buffer areas between the developed portion of the site and either adjacent
streets or AGOS areas Tracts IJ N and P serve as pedestrian connections between the

developed portion of the site and the open space located to the north and west while Tracts A
C H M and most of Tract K are designed to preserve areas of significant natural resources

The remaining tracts D and G account for miscellaneous area or provide a location for
stormwater facilities respectively

a Landscaping Standards for Tracts with Pedestrian Amenities

In additionto Tracts IJ N and P Tracts C E F K and M would contain either a hard
surface path eg asphaltconrete a soft surface path eg bark mulch or an informal
unimproved pedestrian connection AttachmentsI34 andI77 The landscaping proposed in
these areas varies from an ornamental treatment complete with groundcover shrubs and trees
to retention of the existing natural vegetation In locations of these tracts where grading would

impact the existing vegetation the proposed landscaping would beadequate to minimize potential
erosion impacts However given that Tracts P and a portion ofTractE are intended to provide
informal pedestrian access to the open space in Tract A there is the potential over time for

c pedestrian traffic and uncontrolled erosion to create a deeply incised trail similar to the one that
M currently extends north from the property into the Witham Oaks Open Space Park During times

of heavy precipitation trails that take this form become intermittent drainageways with a potential
for causing extensive erosion Therefore landscaping in these tracts should be managed to

specifically prevent channelforming trails from being established Similarly corrective action

w should be taken to repair the erosive downcutting currently occurring along the existing trail

through Tract A Condition 10

Comprehensive Plan Policy 9251 encourages public areas to be visible and secure To
facilitate achieving this goal tracts with pedestrian amenities should not be visually separated
from abutting lots in a way that precludes their observation Previously approved residential

planned developments have maintained visibility in these areas by limiting the height of fences
along lot lines that abut a tract with pedestrian amenities eg fourfoottall fences in Willamette

Landing A similarapproach should betaken with the subject proposal However due to grading
issues limiting fence height may have the unintended consequence of not affording residents of
the abutting lots a sense of privacy Therefore two options should be available either afourfoot
tall solid fence or a sixfoot tall fence that is constructed using an open design that does not

screen more than 60 percent of the view along the lot line shared by a tract and the subject lot
The following lots should be subject to this design standard 13 14 58 59 74 75 93 95 96
106 107 164 165 191 211 and 212 Condition 10

b Landscaping Standards for Tracts with Nafural Resources

A majority of the land contained by Tracts A C K and M is intended to be managed
consistent with its current natural conditions The applicant has discussed various concepts that
would be used to retain and enhance the native vegetation in these portions of the site

AttachmentsI38 andI39 Among these concepts is a proposal to dedicate two of these tracts
A and M to the City of Corvallis pending execution and completion of mutually agreed upon
management plans As ofthe date of this report the exact details of these plans have not been
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discussed with the Corvallis City Council The acceptance of any dedication of land within these

areas would require City Council approval Absent dedication these tracts would continue to be

managed by the HOA

Tract C is proposed to be managed in a manner that would promote the vitality of the existing

Oregon White Oaks found in this area of the site No irrigation would be installed in this tract in

order to maintain the existing seasonal fluctuations in soil moisture that are endemic to oak

woodlands The applicant has noted that after nonnative invasive species have been removed

from this area a native plant seed mix would be applied toreestablish appropriate groundcover
Two seed mixtures are listed in the application one of which ProTime 710 PDXPlus Green

Clover Plus Flowers does not required annual application of fertilizer or periodic mowing to

ensure continued seasonal growth In order to reduce impacts to the natural aspects remaining
in this tract after development this specific seed mixture should be used to avoid unnecessary

soil compaction related to mowning and to limit releases of fertilizer related pollution into the

areas downstream of the site consistent with Policies467Hand41117 Condition 11

In addition to retention of a majority ofthe existing Locally Significant Wetlands Tract M would

also contain stormwater management facilities that would be located within areas of upland that

are generally surrounded by wetlands compare Attachments I68 andI79 Landscaping
installed within these facilities would be consistentwith standards contained in the City of Corvallis

stormwater Master Plan that address water quality However these standards do not specifically
address landscaping on the exterior slopes of these facilities To the extent that the design and

function of these facilities would allow the exterior slopes should be planted with a mixture of

plants listed in the proposed habitat enhancement plan discussed below Condition 11

A portion ofTractMwould be used for a habitat enhancement plan that is proposed as mitigation
for impacts to the wetland and riparian areas located on the site Attachmentst269 through I

278 This area would generally be located east and south of Lots 108 through 118 and Lots 139

140 155 and 156 The plan would include strategic removal of nonnative invasive plant species
and reintroduction of native plants that are typical of upland meadows within the greater
Willamette Valley It should be noted that this area of habitat enhancement is not intended to

satisfy wetland impact mitigation requirements that may be imposed by the Department of State

Lands DSL AttachmentI26 However given the immediate proximity of these areas to one

another the habitat enhancement plan should be consistent with state regulations regarding
impacts to natural habitat and water quality within wetlands Therefore consistentwith Policies

467Hand41117 the applicant should include information on the habitat enhancement plan
with any application submitted to DSL for mitigation of wetland impacts Condition 12

Significant portions of the development would be visible from Tracts AK and M In order to

retain the inherent scenic value of these portions of the site certain landscaping treatments

should be used along the development boundaries For example given that dwellings
constructed on lots that abut Tract M would be at an elevation above the natural grade of the

tract two measures should be used to blend the development with the natural area First fences

constructed along lot lines shared with Tract M should be ofan open design that does not screen

more than 40 percent of the view along the lot line shared with the tract Second where grading
is required to establish the elevation of a lot the resultant slope should be landscaped with a

mixture of native plants proposed in the applicantshabitat enhancement plan Condition 11
Doing so would soften the abrupt edge otherwise created between the developed and natural

M

c
x
w
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portions of the site consistent with Policy467H The same landscaping approach should be
used within Tract M on slopes graded as a result of the construction of Circle Boulevard or

realignment of the multiuse path and within portions of Tract K that are graded to construct
Street A In support of Policy467G and H this buffering approach should also apply to
fences constructed along all lot lines shared by a portion of Tract A or Tract K containing
property zonedPDAGOS Lots effected by this requirementwould include all lots abutting Tract
A and Lots 208 220 and 221 Condition 11

Lastly the proposed monument sign Attachments 186 189 andI91 would be located in the
southeast corner of Tract M immediately adjacent to the intersection at Circle Boulevard and
Harrison Boulevard The front ofthe proposed sign would include a terraced planter and two new

deciduous trees are shown just behind the sign Given that the remainder ofthe area immediately
northwest of the structure would be maintained in its natural state additional landscaping should
be installed behind the sign to buffer its visual impact on this area consistent with Policy467H
Thus the remainder of the upland area in which the structure would be built should be planted
with a mixture of plants listed in the proposed habitat enhancement plan Condition 11

Applicable Land Development Code Sections

Section4220 GENERAL PROVISIONS

N

a Where landscaping is required by thisCode detailed planting plans and irrigation plans shall
be submitted for review with development permit application Development permits shall not

be issued until the Director has determined the plans comply with the purposes clause and

specific standards in thischapter Required landscaping for Planned Developments shall be

W reviewed and approved bythe Planning Commission and in no case shall landscaping be less

than that required by thischapter All required landscaping and related improvements shall
be completed or financially guaranteed prior to the issuance ofa Certificate of Occupancy
and shall provide a minimum 90 percent ground coverage within 3 years

b Appropriate care and maintenance of landscaping onsiteand landscaping in the adjacent
rightofway is the right and responsibility of the property owner unless City ordinances

specify otherwise for general public and safety reasons A City permit is required to plant
remove or significantly prune any trees in a publicrightofway Landscaping buffering and

screening required by the Code shall be maintained If street trees or otherplant materials do
not survive or are removed materials shall be replaced in kind

c Significant plant and tree specimens should be preserved to the greatest extent practicable
and integrated into the design of adevelopment Trees of8in or greater diameter measured
at a height of 4 ft above grade and shrubs excluding blackberries poison oak and similar
noxious vegetation over 3 ft in height are considered significant Plants to be saved and

methods of protection shall be indicated on the detailed planting plan submitted for approval
Existing trees may be considered preserved only if no cutting filling orcompaction of the soil
takes place between the trunk of the tree and the area 5 ft outside the trees dripline In

addition the tree shall be protected from damage during construction by a construction fence
located 5 ft outside the dripline

Section4230REQUIRED TREE PLANTINGS
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Tree plantings in accordance with the following standards are required for all parking lots for 4 or

more cars public street frontages and along private drives more than 150 ft long Trees shall be

planted outside the street rightofway except where there is a designated planing strip or City

adopted street tree plan

Selection of species may be made from the list in Section4260 Alternate selections must be

approved bythe Directorfollowing written request Frequency oftrees in planting shall be determined

by the type of tree used Trees in parking areas shall be dispersed throughout the lot to provide a

canopy for shade and visual relief See recommended tree list for examples in each category

Street Trees

Medium canopytreesMaximum 30 ft on center spacing
Large canopytreesMaximum 50 ft on center spacing

Section4240BUFFER PLANTINGS

Buffer plantings are used to reduce building scale provide 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

The submitted landscaping plans note the species and spacing of all street trees proposed to

be installed within planter strips along streets constructed with this project As noted above
and conditioned the spacing between trees is consistent with Section4230 The applicant
should confirm that the species selected for the final landscaping plans are either consistent

with the list provided in Section 4260 of the LDC or approved by the City Arborist Condition

14

Consistent with Section4220 the applicant should submit a final landscaping and irrigation

plan for the proposed project to the City for review and approval prior to approval of the final

plat for the subdivision or phases thereof Automated irrigation systems should be installed in

all planter strips shown along public streets and within common tracts that are proposed to

contain formal landscaping The landscaping plans should show relevant locations of trees

proposed to be preserved on Attachment 66 and include the protection area for each tree

as determined to be appropriate by a certified arborist see the Natural Features Section of

Part I of this staff report for addition discussion of this topic All landscaping should be

installed or financially secured prior to approval of the final platsOnce installation of the

landscaping is approved for the project by the City the applicant should provide the City with a

bond to ensure that all landscaping is maintained in a manner that achieves the minimum 90

percent coverage standard within a period of three years Condition 14

As discussed above landscaping has been proposed within areas of the site that are intended

to function as buffers The submitted landscaping plan as conditioned is consistent with

Section4240 No additional buffering measures are necessary

4 Noise Attenuation Noxious Odors Lighting and Signage

M
M

a
x
w
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Applicable Comprehensive Plan Policies

726 The City will encourage new development to be sensitive to the environment by having the
development avoid significant negative impacts on

B Noise or light pollution and

937 To the maximum extent possible in residential areas glare from outdoor lighting shall be
shielded and noise shall be limited

Applicable Land Development Code Sections

Section4790ALLOCATION PROVISIONS AND SIGN STANDARDS BY DISTRICT

The following provisions and design standards organized by district designation specify how a

propertystotal sign allocation may be utilized Unless specified elsewhere in these regulations
total sign allocation shall be determined by multiplying length of the propertysprimary frontage
by the primary frontage multiple which varies from district to district

M

Q

x
W

479001Sign Standards for All Residential Districts

Primary Maximum
Maximum

Maximum

Sign Type Frontage Sign Sign Height Sign Setback
Multi le Area Pro ection

Attached 110 s ft 5 s ft 16 ft 6 in

Temporary 110sq ft 5 sq ft 4 ft

Special Instructions

a Attached signs shall not extend above eaves

b Unless specified below signs shall be limited to one frontage

c Where a primary frontage exceeds 100 ft

1 Permanent freestanding signs are allowed minimum setback is 5 ft
2 Maximum height for temporary and freestanding signs is 6 ft
3 Maximum sign area is 16 sq ft
4 Illuminated signs are permitted

479009Signs in Planned Developments

A sign plan shall be required for all Planned Developments See Chapter 25 The plan shall
establish the location and allocation guidelines for signs in a way that ensures all parties in the
development have an equitable opportunity to communicate through signs without creating undue
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negative effects on surrounding properties The sign plan shall be reviewed by the following

procedures

a The plan shall be reviewed by the Planning Commission concurrently with Detailed

Development Plan review

b Before approving the sign plan the Commission shall find that the signs in the proposed

sign plan comply with these regulations and are compatible with the type ofdevelopment

existing and future surrounding the Planned Development Whereas otherdevelopment
standards in Planned Developments may be varied standards for signs in Planned

Developments shall not benefit the development to a greater degree than is otherwise

permitted by the provisions of these regulations

c An approved sign permit for each sign in a Planned Development shall be obtained prior to

construction or installation A proposed sign shall comply with these regulations and any

additional guidelines or conditions specified in the approved sign plan before a permit may

be issued for the sign

d Modifications of a Planned Development Sign Plan shall follow the provisions for a Major
Planned Development Modification Chapter 25

Section47110VARIANCE TO STANDARDS

There may be rare instances where a combination of strict application of the standards in this

chapter andor public safety concerns may preclude use of signs as a communication medium for

a primary frontage In these cases it may be appropriate to vary a particular standard to enable a

property owner to utilize signage in a manner similar to others in the district

c A variance request shall not be granted for any of the following
Size of a proposed sign
Limitations on visibility resulting from required landscaping
Location ofbuildings or other structures
Lack ofexposure on a primary sign frontage
Convenience or economic hardship to the applicant
Inclusion ofsigns otherwise prohibited by these regulations

d To approve a sign variance request the Land Development Hearings Board must find that

the application meets all of the following criteria

The type of the proposed sign is not ofa type prohibited by these regulations

2 The variance is the minimum remedy necessary to eliminate the hardship

3 The variance does not substantially subvert the basic regulating formula relating
the amount of sign area to the amount of sign frontage

4 No otheralternative solution that complies with these regulations is available to the

applicant

No impacts related to noise noxious odors or lighting are anticipated through the proposed
development plan The applicant notes that noise generated by the new residential

M

s
x
w
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neighborhood would be typical of that in surrounding areas However temporary noise
impacts related to construction of the development would occur as each phase of the project is
built Similarly long term emissions of noxious odors would not be generated by the project
other than those customarily associated with residential activities Nighttime lighting sources

anticipated within the new neighborhood are also noted as common for this type of
development New lights would be installed along all improved streets per City standards
There is also the potential for each homeowner to have exterior lighting fixtures installed on

and around their respective house In general none of these sources is anticipated to
generate lighting impacts different from those generally associated with residential
development It is also anticipated that the proposed monument sign discussed below would
be illuminated at night Consistent with Policy937 the applicant should only install full cut
off shielded fixtures except as allowed by City engineering standards for public streets

Condition 15

Consistent with LDC Section479009 the applicant has submitted a signage plan for the

proposed development AttachmentI91 The proposed monument sign would be
constructed at the northwest corner of the intersection at Circle Boulevard and Harrison
Boulevard AttachmentI86 This feature would be composed of masonry walls and
ornamental landscaping

c
M

While the footprint of this structure would be approximately 41 feet long and 16 feet deep the
actual signage area would depend upon the portion of this structure that contains lettering
Based on the definition of Sign Area in Chapter 16of the LDC the area of a sign is

x determined by the rectilinear perimeter that encloses the extreme limits of a sign A sign is
w defined as a device or mediumthatvisually communicates identifies advertises informs

announces or attracts attention to the subject thereof Based on the current LDC standards
for residential districts the maximum area for freestanding signs is 16 square feet when the

primary street frontage exceeds 100 feet The proposed location for the monument sign
satisfies this requirement However the applicant has requested to increase the allowed area

to 20 square feet to allow flexibility in finalizing a name for the subdivision see example on

AttachmentI91

Sections479009 and47110 provide guidance when considering signage for planned
developments and reviewing a request to vary from specific standards Section479009b
notes that signage plans proposed for planned developments shall not benefit the

development to a greater degree than is otherwise permitted by the provisions of Chapter 47
regulations Further Section47110cnotes that a variance to sign standards shall not be

granted based on desired convenience or perceived economic hardship while Section
47110drequires that a requested variance must be the minimum necessary to remedy a

hardship Based on the information provided by the applicant the perceived hardship
amounts to not knowing what the final name for the subdivision will be and upon final

determination that 16 square feet would be an insufficient area to display the name While
facts of this situation are not unusual to the subdivision process it cannot be concluded that
this complication amounts to a hardship but is rather an inconvenience Therefore the
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applicantsrequest to vary from the sign standards for the RS6 District should not be

supported Condition 16

Conclusion on Noise Attenuation Noxious Odors Liahting and Sianaae

Given the findings presented above and as conditioned the proposed Conceptual and

Detailed Development Plan is consistent with applicable Comprehensive Plan Policies and

LDC criteria

5 Traffic and Effects on OffSite Parkins

Applicable Comprehensive Plan Policies

1121The transportation system shall be planned and developed in a mannerwhich contributes

to community livability recognizes and respects the characteristics of natural features

and minimizes the negative effects on abutting land uses

1122The transportation system shall be managed to reduce existing traffic congestion and

facilitate the safe efficient movement of people and commodities within the community

1143All traffic generators shall provide adequate parking

Applicable Land Development Code Sections

Section4130OFFSTREET PARKING REQUIREMENTS

Minimum parking requirements for use types in all areas of the City with the exception of the CB

Central Business District are described in Sections4130athrough4130fMinimum parking

requirements for the CB District are described in Section41308

Residential Uses Per Building Type

1 Single Detached and Single Attached Zero Lot Line and Manufactured Homes

Vehicles 2 spaces per dwelling unit

Bicycles None required

2 Duplex Attached and MultiDwelling
Vehicles

Studio or Efficiency Unit 1 space per unit

1 Bedroom Unit 1 space per unit

2 Bedroom Unit 15spaces per unit

3 Bedroom Unit 25 spaces per unit

Bicycles
Studio or Efficiency Unit 1 space per unit

1 Bedroom Unit 1 space per unit

2 Bedroom Unit 15spaces per unit

3 Bedroom Unit 2 spaces per unit

The required bicycle parking may be located within a structure in

accordance with the provisions of Section4170
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As part of the proposed Conceptual and Detailed Development Plan the existing public street
network would be expanded in this area of Corvallis The applicant has included several new

Local Streets as well as the extension of Circle Boulevard to the south and improvements to
the existing portion of Harrison Boulevard that fronts the site All new vehicular pedestrian
and bicycle traffic related to the proposed development would be managed by this
infrastructure Please refer to the Circulation Section of Part I of this staff report for additional
discussion of the potential traffic issues associated with the subject proposal Findings from
that section are incorporated here by reference as findings under the above criterion

The applicant has addressed the parking requirements for the subject proposal Attachment I
41 While it is assumed that most of the 221 proposed lots would be constructed with

detached dwellings Lots 157 through 171 and 212 through 219 are intended for single
attached units Section4130a of the LDC notes that each detached dwelling shall provide
two offstreet vehicle parking spaces However the vehicle parking required for attached units

depends on the number of bedrooms each units contains The applicant has not indicated
how many bedrooms the proposed attached dwellings would have but has noted that all
proposed dwellings would be constructed with two offstreet vehicle parking spaces
Therefore even in the event that some attached units had three bedrooms a sufficient
number of vehicle parking spaces would be available As is customary for detached and

00 single attached dwellings it is assumed that demand for bicycle parking would be satisfied by
area inside the garage of each unit Given these features no additional offstreet parking is
required for the proposal

Q

w Conclusion on Traffic and Effects on OffSite Parkina

Given the findings presented above and as conditioned the proposed Conceptual and
Detailed Development Plan is consistent with applicable Comprehensive Plan Policies and
LDC criteria

6 Effects on Air and Water Quality

Applicable Comprehensive Plan Policies

462 Development on hillsides shall not endanger life and property nor land and aquatic
resources determined to be environmentally significant

4107To minimize the negative impacts of development stormwater runoff after development
should be managed to produce no significant reduction ofwater quality than prior to

development unless more appropriate provisions are identified in adopted comprehensive
storm water management plans

41112Development upslope of wetlands shall minimize interference with water patterns
discharging to wetlands and shall minimize detrimental changes in water quality for
waters discharging to wetlands

726 The City will encourage new development to be sensitive to the environment by having the

development avoid significant negative impacts on
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A Air and water quality

Approval of the requested Conceptual and Detailed Development Plan is not anticipated to

create significant impacts to regional air quality No new point sources of air pollution are

included with the proposal However nonpoint source air pollution such as auto emissions

would likely result from additional vehicle trips generated by individuals traveling to and from

the site It is difficult to manage nonpoint sources on a sitebysite basis Instead the

Department of Environmental Quality DEQ monitors airsheds When significant air quality

impacts are documented within an airshed areawide air quality programs are established

The DEQ has indicated that Corvallissairshed is currently in attainmentie in compliance
with all Federal and State air quality regulations It is concluded that the subject proposal will

not create significant cumulative impacts to airshed air quality

In general two broad categories of water quality issues are associated with any urban

development impacts related to sanitary systems and impacts related to stormwater runoff

While not necessarily an impact there is also the need to provide potable water to the new

dwellings The proposed development would include the expansion of the existing sanitary
and stormwater drainage systems as well as the extension of drinking water services into the

site AttachmentI78 Given that both the drinking water and sanitary systems are designed
as closed systemsie not intended for untreated external release potential impacts to wate

quality resulting from the proposed Conceptual and Detailed Development Plan are primarily
related to stormwater runoff Such impacts include but may not be limited to increases in

surface water runoff introduction of waterborne pollutants related to landscaping
maintenance operation of motor vehicles and soil erosion alterations to surface water

drainage patterns andor volume resulting in changes to seasonal average water body
temperatures and specific to the subject site alterations to surface water drainage patterns w
andor volume resulting in changes to existing soil moisture patterns necessary to sustain

wetlands To address these potential impacts the applicant has submitted a detailed

stormwater management report Attachment1150 throughI185

Consistent with Comprehensive Plan Policies462410741112 and726A the report
discusses how surface water runoff would be managed consistent with the City of Corvallis

stormwater Management Plan to 1 treat polluted surface waterrunoff before it is released

into the public drainage system and downstream waters 2 control the volume of surface

water that is discharged from the site and do so in a manner that matches the pre

developmentdischarge rates for specific precipitation events and 3 ensure that the drainage
pattern and volume of water flowing from the uplands on the site are not altered as a result of

development to the extent that the remaining wetlands are in danger of declining Further

discussion of the applicantsstormwater management plan is provided in the Natural Features

Section and the Public Facilities Section of Part I of this staff report The conclusion reached

from these discussions is that as conditioned the proposed method for addressing water

quality impacts is consistent with the applicable Comprehensive Plan Policies and LDC criteria

Relevant findings from these Sections are incorporated here by reference as findings under

the above criteria
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Conclusions on Effects on Air and Water Quality

Given the findings presented above and as conditioned the proposed Conceptual and
Detailed Development Plan is consistent with applicable Comprehensive Plan Policies and
LDC criteria

Overall Conclusions on Compatibility

In terms of compatibility the proposed Conceptual and Detailed Development plan presents
potential impacts related to hillside development development density open space buffering
visual compatibility and water quality The above analysis has reviewed the applicants
proposed methods for addressing these compatibility issues and where appropriate
recommended conditions of approval that are intended to resolve deficiencies in the
application Pending implementation of these conditions the subject proposal is determined to
be consistent with the applicable Comprehensive Plan Policies and relevant LDC criteria cited
above

C NATURAL FEATURES

The following discussion provides an overview of the natural features located on the subject
site and analyzes how the proposed Conceptual and Detailed Development Plan could impact
these attributes To facilitate the discussion the applicable criteria from the Comprehensive
Plan and LDC are reviewed in the three following categories

x
w

1 Significant Vegetation
2 Hillsides and Grading
3 Wetland and Riparian Areas

1 Significant Vegetation

Applicable Comprehensive Plan Policies

321 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize

A Preservation of significant open space and natural features

422 Natural features and areas determined to be significant shall be preserved or have their
losses mitigated andor reclaimed The City may use conditions placed upon development
ofsuch lands private nonprofit efforts and City State and Federal government programs
to achieve this objective

465 On treecovered hillsides development shall be designed to preserve as many trees as

possible and tree removal shall be consistent with the approved development plan

466 On treecovered hills the design ofdwellings and their placement shall be planned to

retain a sufficient number of trees to preserve a green treecovered hillside appearance If
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a proposed development pattern would result in the loss ofatreecovered hillside

appearance assuming the development plan has been designed to minimize the loss of

existing trees to the extent that it is safe and practicable the development may proceed
provided the following provisions are met 1 the loss oftrees is further minimized by
development techniques such as clustering and 2 a sufficient number of new trees are

planted to recreate at maturity a green treecovered hillside appearance

467 In areas where development is permitted standards in the Land Development Code for

hillside areas will achieve the following

C Preserve significant natural features such as tree groves woodlands the tree

meadow interface and specimen trees

H Provide landscaping that enhances the identified open space resources

Design developments that consider landscaping management that will minimize

the threat of fire on improved property spreading to wildland habitat

469 Where development of hillsides occurs removal of vegetation will be minimized to control

erosion Vegetation disturbed during development shall be replaced or enhanced through
landscaping

4616 Witham Hill

Development proposals on Witham Hill that include areas ofvisual contrast between forest j
and grassland habitat shall consider protection of the grassland open space that abuts the

forested area Where feasible building mass and other land development will be sited and

designed within areas of trees to retain visual contrast between grassland and the

vegetatedldeveloped areas

W

531 To increase the aesthetic qualities of the community and enjoy the engineering and

ecological benefits of trees the City shall require developers to plant appropriate numbers

and varieties of trees with all new development Such standards shall be maintained in the

Land Development Code

Applicable Land Development Code Sections

Section 4220 GENERAL PROVISIONS

c Significant plant and tree specimens should be preserved to the greatest extent practicable
and integrated into the design of a development Trees of8in or greater diameter

measured at a height of4 ft above grade and shrubs excluding blackberries poison oak
and similar noxious vegetation over 3 ft in height are considered significant Plants to be

saved and methods of protection shall be indicated on the detailed planting plan submitted

for approval Existing trees may be considered preserved only if no cutting filling or

compaction of the soil takes place between the trunk of the tree and the area 5 ftoutside

the treesdripline In addition the tree shall be protected from damage during
i construction by a construction fence located 5 ft outside the dripline
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A detailed discussion ofthe significant trees currently found on the site is provided above in
the Compatibility Section Based on Comprehensive Plan Policies 465466 and 531 the
conclusion reached from that review is that the proposed project would eventuallyreestablish
atreecovered hillside appearance However in terms of significant vegetation there are also

large areas on the middle and lower slopes of the site that are dominated by a mixture of
grasses shrubs and small trees as noted in the applicantshabitat enhancement plan
AttachmentI269 throughI278 While most of this vegetation has been classified as non

native or invasive species its presence deters soil erosion improves water quality and
provides habitat for various animals commonly found in urban and rural settings of the
Willamette Valley With the exception of Tract C a majority of the area containing these plant
communities would be removed as a result of development

As designed the gross density for the project is approximately 38 units per acre which is
roughly the median allowed in the RS6 District It is possible that if the project were proposed
at the minimum density required in the RS6 District which is two units per acre the resultant
area of disturbance could be less than what is mandated by the subject proposal However in
response to Comprehensive Policies422 and4616 it is reasonable to conclude that the
determination of which of the existing significant natural features merit preservation was

finalized at the time boundaries were created for the PDRS6 and PDAGOSportions of the
site From that perspective the Conceptual and Detailed Development Plan is consistent with
Policies3214654664674694616 and 531 for the following reasons

As discussed above in the Compatibility Section the applicant has designed the site to

w preserve significant vegetation and retain open space to the greatest extent practicable
Where losses are unavoidable new trees and other landscaping planted within common tracts
and along new public streets would perform similar ecosystem services previously fulfilled by
the existing vegetation Tracts B C E F and K would include landscaping that
enhances the existing native vegetation contained in Tracts A and M and the undisturbed
portion of Tract K as well as the open spaces north and west of the site In total this new

vegetation is anticipated to achieve the goals of minimizing erosion on graded slopes
providing shade to the new dwellings and drainage areas and comparatively reducing the fire
risk associated with unmanaged grasslands

AttachmentI66 provides a survey of the existing significant trees located on the site Section

4220cdefines a tree as significant if its trunk is at least 8 inches in diameter four feet above
the adjacent grade While the majority of trees determined to be significant on the site are

Oregon White Oak varieties of maple cherry fir and ash are also identified A total of 342 of
these trees are proposed to be removed due to grading impacts An additional 25 trees have
the potential to be preserved but due to potential grading impacts within their respective
critical root zones may also be removed A final determination of the potential to preserve
these trees should be presented by a certified arborist through a report that analyzes the entire

development site Special consideration should be madefor a phased grading approach and
the flexibility requested by the applicant to conduct limited grading activities beyond each

phase of the project The report should be submitted to the City for review and approval prior
to issuance of any grading permits While certain trees may necessitate protection of a larger
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critical root zone due to their species or established canopy in no case should the required
protection area be less than stipulated in Section4220c All plans submitted for issuance of

permits related to site grading construction of public improvements installation of

landscaping or construction of individual dwelling units should depict the location and requisite
protection zone of each effected tree Construction techniques should be consistent with the

arboristsrecommendations Condition 17

Conclusions on Significant Ve etqation

The applicant has addressed the protection and preservation of existing significant vegetation
consistent with the Comprehensive Plan Policies and LDC criteria cited above Open space

areas created through the proposed Conceptual and Detailed Development Plan such as

Tracts A C and K would preserve existing significant Oregon While Oaks Impacts to

existing significant vegetation are proposed to be mitigated by the installation of new

landscaping within common tracts and along new local streets It is anticipated that area

outside of the eventual building footprint for each lot would also be landscaped to further

supplement the overall vegetative cover for the site While the total area would be less than

the currently undisturbed PDRS6portion of the site in sum these spaces represent a

balanced approach to limiting impacts to significant vegetation to the greatest extent

practicable while achieving development at the average density for the RS6District

2 Hillsides and Grading

Applicable Comprehensive Plan Policies

M
d

a
t
x
w

422 Natural features and areas determined to be significant shall be preserved or have their

losses mitigated andlor reclaimed The City may use conditions placed upon development
of such lands private nonprofit efforts and City State and Federal government programs

to achieve this objective

465 On treecovered hillsides development shall be designed to preserve as many trees as

possible and tree removal shall be consistent with the approved development plan

467 In areas where development is permitted standards in the Land Development Code for

hillside areas will achieve the following

A Ptan development to fit the topography soil geology and hydrology of hillsides

and to ensure hillside stability both during and after development

D Align the built surface infrastructure such as roads and waterways with the natural

contours of terrain and minimize cutting and filling in developments

F Design developments and utilize construction techniques that minimize erosion and

surface water runoff

G Demonstrate a concern for the view of the hills as well as the view from the hills
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473 Prior to development the City of Corvallis may require sitespecific soil surveys and

geologic studies where potential hazards are identified based upon available geologic and
soils evidence When natural hazards are identified the City shall require that special
design considerations and construction measures be taken to offset the soil and geologic
constraints present in order to protect life and property and to protect environmentally
hazardous areas

4108Grading and filling in drainageways shall be regulated to prevent negative impact on the

channel floodway and flood plain riparian habitat wetlands and otherproperties Where

drainageways are disturbed through development the developer shall return the

drainageway to its natural state to the extent practicable

41016Where stream shading is not adequate development shall include planting of trees andlor
othervegetation to provide adequate shading SS7

41020The City shall promote the protection and enhancement ofstream channel structure for

deeper pool habitat that provides cooler water refuge areas at times of low stream flows

QL14

41112Development upslope ofwetlands shallminimize interference with water patterns
discharging to wetlands and shall minimize detrimental changes in water quality for
waters discharging to wetlands

t

Topography for the site is generally defined by the southfacing slope of Witham Hill and the

westfacing slope of an adjacent ridgeline that extends along the eastern boundary of the
property The toe of these two slopes meet at a creek that drains southsouthwest across the

x site While surface runoff and subsurface water from fihese slopes feed the creek the large
w wetland area in the southern portion of the site is also sustained by this hydrologic relationship

Water from these wetlands flows through culverts under Harrison Boulevard and after draining
lands owned by Oregon State University on the south side of Harrison Boulevard the creek

eventually connects with Oak Creek

The applicant has submitted a detailed grading and utility plan for the site Attachments 178

and 179 Supplemental to these plans are a slope analysis Attachment I67 a cut and fill
analysis AttachmentI80 two grading crosssections AttachmentsI84 andI85 and
vertical profiles for each of the new local streets Circle Boulevard and the improved portion of
Harrison Boulevard AttachmentI81 182 andI76

As shown on the slope analysis a majority of the PDRS6portion of the site contains

gradients of 15 percent or less However the grades for isolated facets of these slopes are in
excess of 16 percent particularly in the northern and eastern portions of the site along the

PDRS6boundary A comparison of the submitted slope analysis with the cut and fill

analysis indicates that portions of the site with grades between 16 and 20 percent coincide
with most instances where either cuts or fills in excess of eight feet are proposed This aspect
of the development proposal is relevant in terms of addressing consistency with previously
established precedent that Comprehensive Plan Policy467A is satisfied when individual
cuts or fills are limited to eight feet in any one location However in limited situations the

presence of mitigating circumstances such as steep slopes has been the basis for allowing
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cuts and fills to be greater than eight feet As proposed 22 percent of the site would contain

cuts andor fills in excess of eight feet AttachmentI80

It should be noted that the description of the proposed grading plan that is provided in the

submitted project narrative is not consistent with the various grading exhibits This is due to

revisions that were made to the grading plans after the project narrative was submitted In this

instance the submitted plan reflect the current proposal The revised plans show 1 the

depth of fill needed to construct Circle Boulevard generally being less than six feet deep
instead of more than eight feet deep 2 the largest cut proposed on the site is 125 feet and

would occur toward the rear of Lots 11 and 12 while the greatest amount of fill would be 107

feet and be placed toward the rear of Lots 61 and 62 3 grading necessary for creation of a

building pad on Lots 14 through 19 being positioned in the middle of the lot instead of at the

rear and 4 slight increases to the approach grades for Street A and Street B at their

intersection with Circle Boulevard but remain within the maximum grades allowed by the

Corvallis Transportation Master Plan

The grading plan for the site is influenced by the proposed vertical alignment for the extension

of Circle Boulevard The grade at which this Collector Street is constructed partially
establishes the corresponding elevation and grades of the intersecting Local Streets which

determines the elevation of lots that are accessed from these streets Thus when the grade
for Circle Boulevard is closer to the existing topography the intersecting local streets must be

steeper at some point along their length in order to gain the elevation necessary to avoid deep r

cuts into the hillsides when grading the building pad for each lot However the potential
flexibility to transition the difference in elevation between Circle Boulevard and the various

proposed lots increases as the distance between these points increases The applicant has

attempted to balance these variables with the additional factors of achieving a certain w
development density providing a mixture of housing types considering the visual impact of

development on the hillsides maintaining a certain amount of common open space and

protecting identified significant natural features AttachmentI35 Each of these factors is

discussed further below for the portions of the site that would contain either cuts or fills greater
than eight feet

a Grading Impacts Related to Cuts and Fills Greater Than Eipht Feet

As noted above most of the areas of the site that contain cuts or fills in excess of eight feet

also contain slopes between 16 and 20 percent Additionally there is also a relationship
between uphill lots requiring a cut in excess of eight feet and a corresponding fill on the

immediate downhill lots that would be greater than eight feet For example a portion of the cut

necessary to establish the building pad for Lots 11 12 16 17 and 18 results in a

corresponding fill of greater than eight feet on Lots 203 and 204 The same relationship exists

between the cut necessary for Lots 27 28 and 29 and the fill that would occurat the rear of

Lots 59 through 63 In both locations the elevation at front of the uphill lots would be carried

across Street D into at least a portion of the opposing downhill lots Although a downhill fill is

not necessary due to the natural contours Lots 23 24 32 33 and 208 would also experience
cuts of greater than eight feet to account for the existing slope at the back of these lots
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Two different approaches have been proposed by the applicant to make the uphill cuts in
these locations For Lots 11 12 23 24 27 28 and 29 the cut has been pushed to the back
of the lot which places the entire building pad at a lower elevation than the approach used for
Lots 16 17 18 32 and 33 For those lots the grade break would be positioned near the
middle of each lot resulting in the construction of splitlevel dwellings It should be noted that
Lots 14 15 19 31 and 34 would also have a grade break midway through each lot Thus
there would be a potential for the roof line of dwellings constructed on lots using the latter
grading approach to be comparatively higher than the houses constructed on Lots 11 12 23
24 27 28 and 29 when measuring from the adjacent grade at the rear of each lot In terms of
visual compatibility the dwellings constructed on Lots 11 12 23 24 27 28 29 and 208
would be tucked into the overall contour of the hillside and therefore have a greater potential
of preserving the views to and from the respective hills consistent with Comprehensive Plan
Policy467Parts A and G Additionally the entire ground floor of these dwellings would
be at the same elevation thereby potentially satisfying the housing needs of a broader cross

section of the community

The drawback of grading Lots 11 12 23 24 27 28 29 and 208 in this manner is that
alterations to the natural grade are brought closer to the abutting open space tracts and
significant vegetation As shown on the applicantstree survey AttachmentI66 the cluster
of trees shown at the rear of Lots 10 and 11 is noted as potentially preserved due to possible
grading impacts within the protection zone for these trees As viewed from upslope of the
developed portion of the site a more abrupt edge is created between adjacent open space
areas and the developed portion of the site when topography is reshaped this way In

x comparison the grading proposed for Lots 14 through 19 and Lots 31 through 34 retains more

w of the existing natural grade between the building pad for each lot and the open space to the
north and west Despite notations to the contrary on the submitted tree survey all of the
significant trees shown behind Lots 14 through 19 and Lots 31 through 34 would be preserved
as a result of grading in this manner

Given the concessions associated with each of the two grading approaches discussed above
two foreseeable impacts should be addressed by the subject proposal First in order to
diminish the visual impacts of dwellings constructed on Lots 14 through 19 and Lots 31

through 34 the maximum building height should be determined from the lowest finished grade
that is within five feet of the building footprint Condition 18 This approach is consistent with
the definition of Building Height contained in Chapter 16 of the LDC as provided below

Height of Buildings Vertical distance above a reference datum measured to the highest point of
anv noncabled roof or to the average height of the highest gable ofa pitched or hipped roof The
height ofa stepped or terraced building is the maximum height of any segment of the building
The reference datum shall be selected by either of the following whichever yields a greater height
ofbuilding

a Elevation of the highest adjoining sidewalk or ground surface within a5fthorizontal
distance of the exterior wall of the building when such sidewalk or ground surface is not
more than 10 ftabove lowest grade
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b Elevation 10 fthigher than the lowest grade when the sidewalk or ground surface

described in ais more than 10 ft above lowest grade

As noted in the definition the two methods used for determining building height are applied in

different situations If method b was applied to Lots 14 through 19 and Lots 31 through 34
the front of each dwelling could be 10 feet taller than the height at the rear of the dwelling and

be 10 feet taller overall This additional height allowance would result in the front building
elevation being up to 40 feet tall which is anticipated to cause unnecessary visual impacts on

the viewshed around the south slope of Witham Hill Although limiting building height in the

manner recommended may appear to make it impossible to construct atwostorysplitlevel
dwelling on the effected lots a review of the resultant grades contained on Lots 17 and 31
which would have the greatest amount of crosslotgrade change of any of the similarly graded
lots confirms that the height of a dwelling on either of these lots could be at least 13 feet at

the rear yard setback line Given that this measurement would be taken at the average height
of the highest gable of a pitched or hipped roof sufficient flexibility would be retained for

constructing a dwelling on these lots with the architectural standards proposed by the applicant
ie 18inch eave overhang with roof pitches of between 812 and 1012 However because

the architectural design of these dwellings has not been completed at this time it is

reasonable to allow the applicant flexibility from the minimum roof pitch proposed in order to

account for the recommended building height standard Condition 18
ti

The second necessary modification that should be made to the grading plan is a prohibition on

grading impacts that extend into either the PDAGOSportion of the site or that encroach into

the critical root zone of significant trees located within Tract A Condition 19 This limitation

would likely influence the grading on Lots 10 through 13 and Lots 23 through 30 more than the w
remaining proposed lots However when the depth of each of these lots is considered along
with the recommended maximum coverage amount the area of each of these lots provides an

adequate degree of flexibility to make adjustments to the grading plan in accordance with this

recommended modification

Placing these two Conditions of Approval on the proposed Conceptual and Detailed

Development Plan is consistent with Policies 422465and467 Limiting building heights
and grading impacts through these recommended methods would 1 preserve the views

from and of the significant natural area on Witham Hill 2 protect a greater amount of

significant vegetation which in turn would enhance the treecovered hillside appearance and

reduce potential for soil erosion and 3 result in a grading plan that deviates less from the

existing topography

In addition to the locations discussed above the other large portion of the site that would

experience grading cuts of more than eight feet is the area proposed for Lots 172 through 175

The existing topography in this location is characterized as the top of an isolated minor ridge
that falls south toward the wetland area This ridge tapers to the east to form the southeast

facing slopes of Tract C and to the west where it meets a loosely defined gully that currently
delivers surface flow to the wetlands in the southern portion of the site As with the rest of the

site the cuts in excess of eight feet in this location are the result of the proposed grade of the
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abutting street Street Cwould act as an eastwest connection between Street B and Street
D as well as being the north edge of blocks bounded by Streets G H and I Overall the

proposed vertical and horizontal alignment of Street C would follow the existing topography
except where it abuts Lots 172 through 175 If it followed the existing grades more closely the
vertical alignment for Street C would contain two additional grade transitions with slopes of

approximately six to seven percent AttachmentI82 and the building pad for Lots 172
through 175 would be at a correspondingly higher elevation In terms of pedestrian bicycle
and vehicle transportation the increase in slope percent would still be within the range allowed
for Local Streets by the Transportation Master Plan However the building pad elevation for
Lots 172 through 175 would be approximately 10 feet higher than currently proposed which
given the potential roof line height of dwellings located on lots to the south would increase the
visibility of dwellings constructed on Lots 172 through 175 from perspectives along the
southern portion of the site Thus similar to the grading approach discussed for Lots 11 12
23 24 27 28 and 29 the proposed grading plan would result in dwellings that are less visible
from lower elevations adjacent to and within the site Therefore it is reasonable to allow the

proposed variation in this location

b Grading Impacts onRparian and Wetland Areas

The applicant has submitted an exhibit that shows locations on the site where existing riparian
and wetland areas would be impacted by the proposed development AttachmentI68 The

majority of the impacted area is related to the of construction Circle Boulevard However
proposed improvements to Harrison Boulevard would require the removal of some wetlands in
the southern portion of the site as well The remainder of the impacts are the result of grading
activities related to proposed lots Local Streets or stormwater system facilities within the site

w A complete analysis of the impacts to these areas and proposed mitigation is provided below
in the Wetland and Riparian Areas Section of Part I of this staff report The following
discussion is limited to how the proposed grading plan would alter either the existing area and

alignment of riparian corridors and wetland areas or the surface drainage patterns that supply
water to these natural features

While the majority of the Locally Significant Wetlands associated with this property are located
in the southern third of the site they do extend north along the existing creek Attachment D

1 Based on the natural topography of the site surface water runofffrom the approximate
westerly twothirds of the site that is west of the existing multiuse path drains south and
southeast across the site until it infiltrates the wetland area or the riparian corridor

Conversely surface water from the eastern third of the site that is east of the multiuse path
drains west and southwest until it reaches the wetland and riparian areas in this portion of the
property The applicant has submitted an existing drainage basin map for the property and

surrounding area AttachmentI161 However the boundaries that form some of these
basins do not appear to correspond with the existing topography For example Basin East 7
B East 1 13 acres does not account for the fact that the slopes in this portion of the site
continue to the east and as shown the basin is disconnected from the existing creek which is
not consistent with existing topography in this location Similarly it is unclear why the southern
boundaries of Basin Central B Central 312 acres and Basin West B West 284 acres
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are perpendicular to the direction of surface water flow pattern that is suggested by existing
topography Despite these discrepancies if the basins were drawn to account for connections

with the wetland and riparian areas the general location of the northsouth drainage
boundaries for Basin West and Basin Central appear to be consistent with the existing
topography Therefore the overall distribution of surface water flow seems to be accurate for

these basins The same could be said for the three eastern basins that are located east of

Circle Boulevard if they were combined to form one basin

To determine how the proposed grading plan would alter existing surface water flow

distribution throughout the site the applicant has submitted a water quality basin map

AttachmentI163 The site is divided into five different basins each with a corresponding
connection to one of several water quality facilities that would treat surface water runoff

before it is released to either the riparian area or wetland compare Attachments I78 and 1

163 It should be noted that the total acreage for each of the postdevelopment basins only
accounts for the area within the PDRS6portion of the site while the map of the existing
basins includes area that is within the PDAGOSportion of the site and area that is offsite as

well Given these refinements it appears thatpostdevelopment the Central Basin and Wesf

Basin would drain a comparable amount of acreage and in combination with the proposed
storm water system deliver surface water to the same general area of remaining riparian area

or wetland Two exceptions to this conclusion include the crossslope inclusion of Lots 181

through 190 and the redistribution of surface flow in the area of Lots 1 through 10 Lots 165

through 171 and Lots 206 and 207 that would have drained east into the creek rather than

flowing south However redistributing the surface flow in this manner is not anticipated to

adversely impact the wetland area in the northern portion of the site because the wetland

would be removed as a result of constructing Circle Boulevard Please see below for i
discussion about impacts to the existing creek w

The grading and storm water utility system proposed for Lots 148 through 164 and Lots 208

through 221 would result in the creation of an isolated basin North Basin 7 and North Basin 2
that would drain to a water quality facility located in Tract G From there the treated runoff

would flow under Street A through a culvert before continuing to sheet flow across the

wetland area located south of Lots 155 and 156 Currently surface water in the area of Lots

148 through 164 would flow eastsoutheast while the area proposed for Lots 208 through 221

would drain west into the creek Similar to the other existing wetlands within the northern

portion of the site the construction of Circle Boulevard would eliminate the need for

continuation of the existing drainage patterns It should be noted that other than subsurface

flow and seasonal water table rise along the creek North Basin 7 and North Basin 2 would be

the only source of surface water proposed to sustain the wetlands immediately south of Lots

155 and 156 However based on conclusions reached by the applicantssubmitted storm

water management plan the postdevelopment surface water elevation within this portion of

the wetland would be sufficient to sustain it see below for further discussion

The fifth basin East Basin would essentially include area occupied by Circle Boulevard This

36acre basin would direct runoff collected within the street south to a proposed water quality
swale that would be located on the west side of the street and approximately 400 feet north of
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the intersection at Harrison Boulevard As shown on AttachmentI69 the existing ROW for
Circle Boulevard would berealigned to the east beginning just south of the proposed
intersection with Street A Although the applicant has not discussed how surface water from
the ridge east of the site would effect Street A and Lots 208 and 221 it is presumed that
flows would not be redirected from their current westerly drainage pattern Without being
redirected surface water would flow downslope across these lots and into Street A The
western edge of Street A would not include a sidewalk in order to decrease the amount of

grading required for construction of this street Therefore no concern would exist regarding
sheet flow undercutting the sidewalk or carrying debris onto it Given the landscaping
treatment recommended above through Condition 11 sufficient groundcover would be
established to address slope erosion issues As with the remainder of the site in order to
address potential slope stability issues on Lots 208 and 221 resulting from the proposed
grading plan the applicant should submit a geotechnical analysis for the entire site Condition
13

South of Lot 221 surface water would continue to flow west until it intersected Circle
Boulevard The existing ROW alignment for Circle Boulevard would allow surface water to
continue to flow west from the ridge into the riparian and wetland area that is east of the
existing multiuse path While shifting the ROW to the east would disrupt this flow pattern the
amount of wetland area impacted by constructing Circle Boulevard within the existing
alignment would be considerably greater than the proposed alignment AttachmentI26 To
allow continuation of the existing sheet flow pattern from the west facing slopes of the ridge to
the wetlands the applicant has proposed to install three culverts underneath Circle Boulevard
AttachmentI78 The culverts would collect water flowing along the eastern edge of the

x roadbed and direct it into various portions of the wetland area The applicantsstorm water
w management plan indicates that these features would work in concert with other water quality

and storage facilities to supply a sufficient amount of water to the wetland and riparian area

Other alterations to existing surface drainage patterns resulting from the proposed grading
plan include 1 the realignment of the existing creek beginning at the north property line to

just south of the intersection at Street A and Circle Boulevard and 2 the introduction of
surface water storage facilities in two isolated areas of upland at the southern end of the site
While the realignment of the creek would be necessary to construct Circle Boulevard within the

proposed ROW a comparable portion of the creek would have to be realigned if the street was

built in the current ROW Attachment D1 Surface and subsurface water infiltrates the

creek and it also carries runoff that originates from slopes to the north Realigning the creek
should not adversely impact its ability to continue receiving water from these areas and convey
it downslope At present this portion of the creek is moderately incised into silty loam soils
and is fairly linear with few meanders or natural pool structures Vegetation along the creek is
typical of the mixture of native and nonnative plants that predominate most of the middle and
lower slopes of the site Dense thickets of large shrubs shade portions of the creek until it
reaches the lower portion of the site To realign this section of the creek the applicant would
also have to demonstrate consistency with standards currently contained in Chapter 45 of the

LDC as well as applicable state law before receiving approval of necessary permits from DSL
and the Oregon Department of Environmental Quality Comprehensive Plan Policies4108
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41016 and41020 note the importance of returning disturbed drainageways to their natural

state through the development process and that streams should incorporate structures and

vegetation that allow cooler water temperatures during periods of seasonal low flow To

satisfy these goals the applicant should 1 incorporate a mixture of native plants into the

landscaping scheme along the realigned portion of the creek that would provide shade and 2

to the extent practicable use natural materials to periodically place structures within the

realigned creek that will create deep pool habitat These structures should be designed to

endure the flows expected to be caused by storm water runoff from 2 5 and 10year 24

hourstorm events Condition 20 Further discussion of these and other relevant Policies is

provided below in the Wetland and Riparian Area Section of Part I of this staff report

The two water storage facilities proposed in the southern portion of the site would be

connected by a relocated drainageway that currently extends along the northern edge of

Harrison Boulevard While the storage ponds would not impact wetlands excavation of the

new ditch would As discussed in the applicantsproject narrative the purpose of these

facilities is to regulate the release of excess flows to the downstream system Attachment I

46 To achieve the volume needed to achieve release flows that match historic rates the

excavation in these areas would range from less than a foot to up to approximately 11 feet

deep northern extent of the western pond AttachmentI80 Although the southern portion
of the site is relatively flat the two locations proposed to contain the storage ponds are

approximately two to three feet higher than the surrounding wetlands This difference in T

elevation is sufficient enough to provide better growing conditions for woody vegetation that

has established dense cover at both locations While the removal of this vegetation is not

anticipated to impact existing drainage patterns it would decrease the potential habitat

currently existing on the site A foreseeable impact to existing drainage patterns that could

result from excavating these ponds includes alteration to the subsurface hydrology within the w

wetlands to an extent that these areas of comparatively lesser hydrostatic pressure would

allow subsurface water to seep out of the wetlands and into the ponds at a faster rate than

anticipated However based on results of the applicantsstorm water management plan the

surface water elevations in the surrounding portions of the wetland are sufficient to sustain

them

Conclusions on Hillsides and Gradin

The proposed grading plan has accounted for the existing natural features contained by the

site While portions of the site would contain cuts and fills in excess of eight feet the overall

grading plan reflects the existing topography Those locations where cuts and fills would be

greater than eight feet typically correspond with portions of the site that contain existing slopes
between 16 and 20 percent which limit the extent to which development can occur without

drastic grade transitions However the applicant has incorporated a stepped grading

approach at strategic locations in order to limit deep cuts and fills to the extent practicable
Conditions of approval have been recommended for locations of the site where cuts or fills in
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excess of eight feet would potentially result in compatibility issues or impacts to natural
features

The discussion provided above analyzes how the proposed grading plan could effect existing
drainage patterns Where impacts might occur conditions of approval are recommended as
either mitigation or to provide benefits that compensate for requested design flexibility While
significant changes would be made to localized physical attributes of how surface and
subsurface waterwould drain to the wetlands and riparian area the applicantssubmitted
storm waermanagement plan indicates that postdevelopment surface water elevations would
be sufficient to sustain the wetlands and riparian area The Wetland and Riparian Areas
Section below also addresses this issue

As a result the proposed grading plan is consistent with Comprehensive Plan Policies cited
above

3 Wetland and Riparian Areas

Applicable Comprehensive Plan Policies

4102Significant riparian lands within the Urban Growth Boundary shall be identified and
inventoried by the City or through the development process and the City shall work to

preserve and enhance native stream corridor vegetation on both public and private lands

G

X 41114To resolve wetland issues as early as possible in the development application process on

W land with hydric soils land with wetland vegetation andor land identified on a State or

national wetland inventory the City shall require a developer to submit at the time of
application a wetland determination or delineation from a qualified consultant This
professional analysis shall be submitted concurrently to the City and to the Division of
State Lands The City shall request comment from the Division ofState Lands on land
development applications requiring a public hearing

Consistent with Comprehensive Plan Policies4102and41114 the applicant has submitted
a recentlyapproved wetland delineation for the site AttachmentI190 A complete copy of
the subject application was provided to DSL for their review As of the date of this staff report
City Staff have not received any written comments from DSL

A comparison of the submitted wetland delineation with the Citys current boundary for this
Locally Significant Wetland indicates that the delineated boundary is slightly different compare
Attachments I191 and D Regardless the portion of the wetland area located in the
southern half of the site generally remains inside of the PDAGOS boundary Attachment I
70 Outside of this area the wetlands extend north along approximately twothirds of the
existing creek Due to the topography and existing drainage patterns the portion of the
wetlands located above the PDAGOSboundary is comparatively narrow

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 52 of 133



The following discussion analyzes the proposed physical impacts to wetland and riparian
areas on the site as well the potential water quality impacts that could effect how the

remaining wetland and riparian areas function Relevant Comprehensive Plan Policies and

Sections from the LDC are used as a framework for this discussion

a Physical lmacfs to Wetlands and Riparian Areas

Applicable Comprehensive Plan Policies

491 Significant watercourses lakes and wetlands shall be preserved or have their losses

mitigated in order to maintain clean water support natural vegetation protect the aquatic
habitat retain existing significant public vistas and provide wildlife habitat and recreation

sites Sitespecific buffering and setback requirements may be required as necessary to

achieve protection

4103 Significant drainageways shall be kept in a natural state to protect tree lines maintain their

natural functions and enhance native plant species to the maximum extent practicable

4109Negative impacts on habitat and migration corridors for birds wildlife aquatic life and on

open space and the recreation qualities of significant drainageways shall be minimized

41111 Regarding significant wetlands downstream ofdevelopment sites the cumulative

unavoidable losses of significant wetland acreage and function attributable to upstream
development should be mitigated by the City Such mitigation can be achieved in part
through dedication ofopen space drainageways and related natural infrastructure

41115The City shall encourage wetland mitigation to occur in the same basin UP7

41117The City shall continue to maximize preservation and restoration ofexisting upland natural

resource areas and wetlands by use ofdevelopment standards in the Land Development
Code UP12

4132 Development on land identified with significant plant communities or significant fish and

wildlife habitats shall be planned to minimize the impact on the significant resources

4135Development occurring in significant wildlife areas will set forth a plan of action to reduce

impact to significant identified areas

Applicable Land Development Code Sections

Section4580 DRAINAGEWAY EASEMENTS AND DEDICATIONS

Development can have a number of impacts on the drainage system and its associated water

quality These potential impacts include but are not limited to increases in the amount of surface

water runoff decreases in the time for stormwater destined for drainageways to reach peak flow

increases in water temperature and increases in the quantity and types of pollutants that may

enter drainageways To the greatest extent practicable the drainageways within the City are

intended to function as a wholistic natural system that includes both fishbearing streams and

otherstreams whose flow is recognized to have direct impacts on these fishbearing streams To

ensure that unnecessary negative impacts to this system are minimized and to provide and

M

Q
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maintain adequate stormwater facilities new development expansion ofexisting development or

redevelopment proposed on land abutting or containing an open natural drainageway shall

require granting of an easement under the conditions described in aof thissection over

lands suitable for conveying storm waters and for maintaining and operating an effective open
drainageway system The easement is intended to satisfy the purposes cited in Section4510
above and shall be reviewed and approved by the City Engineer

d Easement Width When an easement is required see Figure451 the appropriate width
shall be determined as follows

1 Forfishbearing streams or rivers with average annual stream flow greater than
1000 cubic feet per second the easement area shall include the watercourse
channel and additional width of75 feet from the top of bank on each side of the

watercourse

2 For fishbearing streams or rivers with average annual stream flow less than 1000
cubic feet per second the easement area shall include the watercourse channel
and additional width of 50 feet from the top of bank on each side of the

watercourse

t
x

W

3 For streams not indicated on Figure451as fishbearing the easement area shall
include the drainage channel plus additional width as determined by the following
formula

WFTOB 15x 5 ft

WFTOB Width From Top Of Bankie width of the easement area

needed on each side ofa drainageway channel

x Width of channel from top ofbank to top ofbank as

determined by the City Engineer or 30 ft whichever is less

Revegetation of streambanks New development on sites that contain or abut a stream or

drainageway shall ensure that the stream or drainageway is adequately shaded by trees
The following standards shall be used to determine what level of additional tree planting is

required

Shading of streambanks shall be provided within the easement area required to be

provided under sections4580d1through4580d6ofthis code

2 Revegetation Standards

a Streams that have a vegetated tree canopy in the area to be shaded are

compliant with these stream shading standards

b With the exception of the Willamette River which shall be addressed as

indicated in 3below streams that do not have a vegetated tree canopy in
the area to be shaded are subject to revegetation In areas without a tree

canopy native riparian trees with a minimum caliper size of1inch shall be

planted at 10 feet on center along the length of the stream bank All new

trees are required to be mulched with 4 cubic feet of bark chips and drip
irrigated for a period of three years toensure establishment

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SU60600005 Page 54 of 133



Note The area of revegetation identified in subsection 2 above shall be applied based

on a specific determination of the impacts from a sitesdevelopment to the affected

drainageway and a determination that the easement width is required to provide a

benefit to the drainageway that is roughly proportional to the developments

impact

Section45100 STANDARDS FOR PROPERTIES WITH WETLANDS

Development on land with hydric soils wetland vegetation or that contains a wetland identified on

a local state or national wetland inventory shall comply with State and Federal wetland

regulations as interpreted by the State and Federal agencies charged with enforcing such laws

Development is also subject to the following provisions

b The following safe harbor provisions taken from Oregon Administrative Rule 660

Division 23 also apply

1 For properties with wetlands that have a Wetland Delineation approved by the

Division ofState Lands DSL the protected wetland area shall be defined as the

uplandwetland edge as identified in the Wetland Delineation and graphically

represented on a site plan map

3 Division of State Lands Notification Required In addition to the restrictions and

requirements of this section all proposed development activities within any

wetland are also subject to Oregon Division of State Lands DSL standards and

approval Where there is a difference the more restrictive regulation shall apply
In accordance with ORS 227350 the applicant shall be responsible for notifying
DSL whenever any portion of any wetland is proposed for development No

application for development will be accepted as complete until documentation of

such notification is provided and no development shall be permitted until the City
has received verification of DSL approval for development on the subject site

Section45110 USE LIMITATIONS AND EXCEPTIONS WITHIN DRAINAGEWAYS AND

WETLANDSSUBJECT TO EASEMENTS AND SAFE HARBOR REGULATIONS

In addition to the requirements of the underlying zone the following limitations and exceptions
shall apply to activities within drainageways and wetlands and shall require prior review and

approval by the appropriate local state and federal agencies

a Removal of vegetation from drainageways is prohibited except for the following purposes

as approved by the City Manager or the City Managersdesignee
1 Stream restoration and enhancement programs

2 Removal ofnonnative vegetation

3 Planting of native plant species

4 For the development of waterrelatedorwaterdependent uses provided they are

designed and constructed to minimize impact on the existing riparian vegetation

x
W

5 Removal ofemergentinchannel vegetation that has the potential to cause flooding

6 Perimeter mowingcutting of vegetation or fire hazard prevention
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b Building Paving and Grading Activities Within drainageway and wetland areas the
placement ofstructures or impervious surfaces including grading excavation and the
placement of fill is prohibited except as stated below Exceptions to the drainageway and
wetland restrictions may be made for the purposes identified in items 14of this section
provided they are designed and constructed to minimize adverse impacts to the riparian or

wetland area In the case ofwetlands no development shall be permitted until the City has
received verification of DSL approval for development on the subject site or written
indication from DSL that the department is not concerned with the development

2 Construction of streets roads and pedestrian connections that are included in the

City of Corvallis Transportation Plan

Section45120 MITIGATION FOR DISTURBANCES TO DRAINAGEWAYS AND WETLANDS

Developers are encouraged to avoid impacts to drainageways and wetland areas Where impacts
cannot be avoided mitigation of impacts shall be required Mitigation shall be done in accordance
with local state and federal wetland laws and the following provisions

a Where a drainageway must be crossed or otherwise encroached upon to allow appropriate
development ofproperty crossings shall be constructed in accordance with engineering
standards adopted by the City

b Proximity to Impacted Area Wetland mitigation should occur as close to the impacted
n area as possible The mitigation site should have hydrological and soil characteristics that

are suitable for wetland restoration Also the mitigation site should retain sufficient
natural buffer so as to sustain a class ofwetland or habitat type that is typical of the

Q natural surrounding watershed There are four levels of incentives for restoration
Incentives shall be applied to property in a manner that is proportional to the amount ofW wetland mitigated The incentives are as follows

Section45130 VARIANCES

Variations from the standards in this chapter may be achieved through the Planned Development
process described in Chapter 25 Lot Development Option processes For any existing lot or

parcel demonstrated to have been rendered unbuildable by application of this ordinance the
property owner may apply for such variation from development restrictions and prohibitions found
in this chapter through the Lot Development Option prodcedures contained in Chapter212 of this
Code For situations in which a property owner can demonstrate that a mapping error has

incorrectly shown a drainageway or wetland on said property the map correction may be
processed through the Directors Interpretation prcedures identified in chapter216 of this code

Applicable Oregon Administrative Rules

6600230090Riparian Corridors

4 When following the standard inventory process in OAR 6600230030 local governments shall
collect information regarding all water areas fish habitat riparian areas and wetlands within
riparian corridors Local governments may postpone determination of the precise location of the
riparian area on lands designated for farm or forest use until receipt of applications for local

permits for uses that would conflict with these resources Local governments are encouraged but
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not required to conduct field investigations to verify the location quality and quantity of

resourceswithin the riparian corridor At a minimum local governments shall consult the

following sources where available in order to inventory riparian corridors along rivers lakes and

streams within the jurisdiction

a Oregon Department of Forestry stream classification maps

b United States Geological Service USGS75minute quadrangle maps

c National Wetlands Inventory maps

d Oregon Department of Fish and Wildlife ODFW maps indicating fish habitat

e Federal Emergency Management Agency FEMA flood maps and

f Aerial photographs

5 As a safe harbor in order to address the requirements under OAR 6600230030 a local

government may determine the boundaries of significant riparian corridors within its jurisdiction

using a standard setback distance from all fishbearing lakes and streams shown on the

documents listed in subsections a through fofsection 4 of this rule as follows

a Along all streams with average annual stream flow greater than 1000 cubic feet per

second cfs the riparian corridor boundary shall be 75 feet upland from the top ofeach

bank

b Along all lakes and fishbearing streams with average annual stream flow less than

1000 cfs the riparian corridor boundary shall be 50 feet from the top ofbank

c Where the riparian corridor includes all or portions of a significant wetland as set out in

OAR 6600230100 the standard distance to the riparian corridor boundary shall be

measured from and include the upland edge of the wetland

8 As a safe harbor in lieu of following the ESEE process requirements ofOAR 6600230040and

6600230050a local government may adopt an ordinance fo protect a significant riparian corridor

as follows

a The ordinance shall prevent permanent alteration of the riparian area by grading or by
the placement of structures or impervious surfaces except for the following uses

provided they are designed and constructed to minimize intrusion into the riparian area

A Streets roads and paths

6600230100Wetlands

3 For areas inside urban growth boundaries UGBs and urban unincorporated communities

UUCs local governments shall

a Conduct a local wetlands inventory LWI using the standards and procedures of OAR

1410860110 through 1410860240 and adopt the LWI as part of the comprehensive plan
or as a land use regulation and

b Determine which wetlands on the LWI are significant wetlands using the criteria

adopted by the Division of State Lands DSL pursuant to ORS 1972793band adopt the

list of significant wetlands as part of the comprehensive plan or as a land use regulation

ti

a
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4 For significant wetlands inside UGBs and UUCs a local government shall

b Adopt a safe harbor ordinance to protect significant wetlands consistent with this

subsection as follows

A The protection ordinance shall place restrictions on grading excavation
placement of fill and vegetation removal other than perimeter mowing and other

cutting necessary for hazard prevention and

As shown on AttachmentI68 1987acres of the site contain wetlands Impacts caused by
the proposed Conceptual and Detailed Development Plan would result in the removal of199
acres of these wetlands The majority of these impacts are related to the construction of Circle
Boulevard and improvements required along the north side of Harrison Boulevard Other

impacts related to development of the individual lots and Local Streets would effect wetland

and riparian areas to a lesser extent Consistent with LDC Section45100b3 the applicant
should include documentation of aDSLapproved development plan ie removalfill permit
with materials submitted to the City for issuance of required excavation and grading permits
Condition 21

The DSLapproved Local Wetland Inventory for the City of Corvallis notes that the wetlands

located on the subject site are classified as Locally Significant At the time the subject
application was submitted LDC standards regarding protection of riparian and wetland areas

c referenced Safe Harbor provisions from relevant Oregon Administrative Rules OAR
Section45110 of the LDC and OAR6600230090and 6600230100note that Locally

x Significant Wetlands and riparian corridors are to be protected through the development
w process unless impacts are necessary to construct streets that are planned through the

Corvallis Transportation Master Plan The extension of Circle Boulevard south to its
intersection with Harrison Boulevard as well as the full improvement of Harrison Boulevard to
Arterial Street standards have both been adopted through the Corvallis Transportation Plan
Therefore impacts to riparian and wetland areas on the site related to these improvements are

allowed to occur without a request to vary from applicable protection standards In order for
the remaining impacts to wetland and riparian areas to occur the applicant has requested to

vary from the protection standards as permitted through the Planned Development process by
Section45130

Consistent with Comprehensive Plan Policies41111and41115 and LDC Section45120
the applicant has noted that all proposed impacts including those related to construction of

Circle Boulevard and Harrison Boulevard would be offset through aDSLapproved mitigation
plan The review and approval of this plan has yet to occur Therefore prior to any

development activities occurring on the site the applicant should supply the City with a

complete copy of the approved plan that demonstrates DSL concurrence Condition 21 It is

the applicantsintent to complete required mitigation activities on the subject site rather than
in another portion of the same basin or in an alternate basin AttachmentI26 This

approach is consistent with LDC Section45120b which encourages mitigation to occur as

close to the impacted area as possible Such mitigation would be required by DSL regardless
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of whether or not the LDC contained protection standards for Locally Significant Wetlands As

a result the applicant has proposed a habitat enhancement plan as anoffsetting benefit to

compensate for the flexibility requested through the Planned Development process

The habitat enhancement plan is described in detail in the applicantsproject narrative and an

associated exhibit AttachmentsI27 throughI29 andI269 through I278 As noted in the

narrative a portion of uplands that is immediately adjacent to the wetland area and generally
east of Lots 114 through 117 would berevegetated with native plants after nonnative

invasive plants were removed Benefits derived from these activities would include improved
treatment of storm water runoff possible creation of additional wetland area revitalized

wildlife habitat and an increased amount of shade within the riparian and wetland area

These benefits are consistent with Comprehensive Plan Policies4914103410941111
41115411174132and4135

In addition to impacts in the wetland and riparian area the proposed plan is also intended to

provide mitigation for impacts to a 50foot wide buffer that based on criteria contained in LDC

Section4580d2 and OAR66002300905b is required for Locally Significant Wetlands

that intersect riparian corridors classified as small fishbearing Despite this aspect of the

proposal the applicant has questioned the applicability of this standard to the subject wetland

and riparian area AttachmentsI24 and 125 Two pieces of evidence are presented by the

applicant to substantiate the argument that the 50foot buffer should not apply The first

document is a copy of the sitewide riparian and wetland inventory that was completed as part
of the Corvallis Natural Features Project AttachmentsI279 throughI292 The second is a

letterfrom the Oregon Department of Fish and Wildlife ODFW AttachmentI198 As noted

by the applicant information gathered through the inventory suggests the presence of w
warmwater fish in the subject wetlandand riparian area While input from ODFW staff was

apparently relied on to reach this determination the submitted letter from ODFW notes that

the creek is unlikely to be used to a significant degree by native migratory fish cutthroat trout

included The letter does not specifically note whether warmwater fish are considered as

native migratory fish and neither Section4580d2 nor OAR66002300905bclarify if a

stream is only considered fishbearing if native migratory fish are present Therefore it is

unclear based on the evidence submitted by the applicant whether or not this creek is subject
to the 50foot buffer standard as the presence of a specific classification of fish that would

compel application of the standard has not been confirmed This is further confused by the

fact that the inventory information presented by the applicant was subject to a legal appeal at

the time the subject application was submitted

Figure 451from Chapter 45 of the LDC is a map of streams creeks and rivers within the

Corvallis Urban Growth Boundary that are identified asfishbearing consistent with the

requirements noted in OAR66002300904Attachment G31 While the Oak Creek

Drainage is noted on this map as a Small Fishbearing Stream the subject creek is not

Therefore for the purposes of consistency with the applicable LDC criteria the 50foot buffer

would not apply to the wetland and riparian area located on the subject site
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Absent consideration of the 50foot buffer and impacts that would take place within it the
habitat enhancement plan would continue to function as anoffsetting benefit to wetland
impacts not otherwise allowed by the LDC Based on the area impacted by development
activities within the 50foot buffer 25347 square feet a two to one ratio of enhanced habitat
area is proposed 51633 square feet Exclusive of impacts resulting from the construction of
Circle Boulevard and Harrison Boulevard a total of045acres of wetland and riparian area

would be disturbed on the site Assuming that a minimum ratio of two to one is an appropriate
measure for mitigating these impacts the proposed area of habitat enhancement is more than
adequate to offset impacts to the wetland However upland habitats do not function in the
same manner as wetlands to 1 provide appropriate growing conditions for hyrdophilic plants
2 function as natural water treatment and storage areas or 3 qualify as a substitute for
habitat types that are unique to wetlands These functions would presumably be restored
through the mitigation plan required by DSL Therefore when combined it is reasonable to
conclude that these two mitigation approaches are sufficient to compensate for wetland and

riparian impacts related to the nonexempt development activities listed in LDC Section
45110b

The other standard that must be addressed in the absence of the 50foot riparian buffer is a

determination of what the appropriate riparian buffer width would be per LDC Section
4580d3 The applicant has not considered this standard due to the presumption that the
50foot buffer would apply to the subject site In order to assure that a buffer is provided
commensurate with the formula for nonfishbearing streams the applicant should provide the

City with documentation of the appropriate buffer width and secure the necessary drainageway
easements consistent with Section4580a concurrent with recordation of the final plat for
this project or phases thereof Condition 22 Revegetation within the impacted drainageway

w as required by Section4580e has been discussed above and recommended through a

Condition of Approval where appropriate

One remaining issue should be addressed regarding the applicantscontention that the
wetland and riparian inventory completed for this site as part of the Natural Features Project is
incorrect In addition to requesting that the 50foot buffer not apply to the site the applicant
has also requested that the inventory be corrected to reflect testimony from ODFW on the

presence of fish in the subject creek The discussion provided above has noted the
inconclusive nature of this evidence Regardless because the actual information compiled
through the Natural Features Project was subject to a legal appeal at the time this application
was submitted the City is not able to apply that information through its review of this project
As a result the applicantsrequest to correct the inventory to reflect testimony from ODFW
cannot be considered at this time

b Water Qualify Impacts to Wetlands and Riparian Areas

Applicable Comprehensive Plan Policies

4107To minimize the negative impacts of development stormwater runoff after development
should be managed to produce no significant reduction ofwater quality than prior to
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development unless more appropriate provisions are identified in adopted comprehensive
storm water management plans

41016Where stream shading is not adequate development shall include planting of trees andlor

othervegetation to provide adequate shading SS7

4113 Lakes wetlands floodway drainageways and other urban streams are part of the

hydrological system and should be managed comprehensively

41112Development upslope of wetlands shall minimize interference with water patterns

discharging to wetlands and shall minimize detrimental changes in water quality for

waters discharging to wetlands

753 To improve water quality and quantity in the Corvallis area the City will continue to

develop regulations or programs to manage both point and nonpoint pollutants by

A Increasing public awareness of techniques and practices private individuals can

employ to help correct water quality and quantity problems

C Regulating siteplanning for new development and construction to better control

drainage and erosion and to manage storm runoff

D Increasing storage and retention of storm runoff to lower and delay peak storm

flows as appropriate

E Reducing streetrelated water quality and quantity problems and

F Increasing public awareness minimizing the use and encouraging the appropriate
disposal of polluting substances hat affect surface and ground water resources

756 Sediment removal using Best Management Practices shall be utilized prior to discharge of

all runoff from both public and private impervious areas QL1

758 The City shall work to ensure that harmful urban runoff is not discharged directly into

streamsQL5

The Policies cited above note the importance of managing hydrologic systems in a

comprehensive manner that minimizes development impacts related to polluted storm water

runoff loss of habitat and adverse changes to the quantity of water moving through these

systems Each of these Policies is directly applicable to the applicantsproposed method for

managing wetland and riparian resources contained within the subject site

The applicantssubmitted storm water management plan is intended to address the various

aspects of pre and postdevelopment hydrology of the site The design parameters used for

this analysis were obtained from the Corvallis Storm Water Master Plan SWMP and its

accompanying reference documents as noted on AttachmentI152 In addition to treating

polluted urban runoff from the developed portion of the site the proposed design would also

regulate the volume of water and the rate at which it is released into the remaining wetland

and riparian area before eventually discharging downstream of the site While the degree of

treatment achieved by the proposed water quality facilities is crucial to maintaining the vitality

T
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of these natural resources the volume and rate at which water reaches and leaves the
wetland and riparian area are equally important As noted above in the discussion of site

grading if modifications to the existing drainage patterns resulted in an appreciable alteration
to the amount of water infiltrating these areas additional loss ofwetland area could result

In order to predict the potential changes in sitewide drainage patterns resulting from the

proposed development the applicant modeled its existing hydrologyie topography soils
vegetation seasonal precipitation existing impervious surfaces and flow control structures
and then adjusted the model to account for proposed site grading increases in impervious
surfaces and new storm water management facilities Using model design storm events

stipulated by the SWMPie 2 5 and 10year 24hour precipitation events the applicant
then determined the appropriate locations and volumes for water quality and storage facilities
that would result in apostdevelopment surface water discharge volume and rate that matched
the historicpredevelopment conditions for each of the model storm events Additionally the
postdevelopment model was adjusted to account for the extra onsite water storage capacity
necessary to sustain the wetland and riparian area as well as satisfy a release rate stipulated
by Oregon State University that surpasses parameters stipulated by the SWMPAttachment
186

Given that the proposed water quality facilities would be designed according to standards
contained in the SWMP the stipulated water quality parameters would be satisfred These
parameters are intended to achieve the degree of water quality prerequisite for discharging
surface runoffto the public system which includes natural drainageways Therefore the

x proposed storm water management system would be consistent with applicable criteriaw

regarding water quality including Comprehensive Plan Policies410741112753756
and 758 Further as part of the process for receiving approval from DSL for proposed
wetland and riparian area impacts the Oregon Department of Environmental Quality will
review the proposed storm water management plan to ensure that water quality standards
mandated by state law would be achieved The applicant should provide documentation of the

DEQapproved plan with materials submitted for issuance of Public Improvement by Private
Contract PIPC permits Condition 23 For additional discussion and findings related to

public facilities and water quality features please refer to the Public Facilities and Services
Section of Part I of this staff report Findings from that discussion are incorporated here by
reference as findings under the above criteria

While the Corvallis SWMP does not explicitly mandate consideration of the storage capacity of

existing wetlands when determining postdevelopment storm water discharge rates the
applicant has done so consistent with Comprehensive Plan Policies regarding preservation of
wetland and riparian resources As discussed in the submitted storm water management plan
the postdevelopment hydrologic model determined the surface water elevations at specific
locationsie nodes throughout the wetland area in the southern portion of the site

AttachmentI162 Pre and postdevelopment maximum surface water elevations were

calculated at each of these locations for the design storms specified in SWMP Tables 6 7
and 8 of the applicants storm water management plan provide a comparison of the calculated

pre and postdevelopment elevations which show that for each storm the greatest change in

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 62 of 133



maximum surface water elevation at each node is an increase of no more than 017 of a foot
or approximately 12 inches AttachmentsI157I158 andI159 Therefore based on the

variables and assumptions used in the model the postdevelopment volume of surface water

reaching the wetlands and the rate at which it discharges from the site would match the pre

development conditions and at the nodes maintain an amount of water adequate to sustain

the wetlands

Due to the fact that the calculated postdevelopment storm water discharge rates are

dependent upon the existing natural storage capacity of the wetlands it is critical that the total

area of wetlands accounted for in the model does not decrease significantly For example if

changes occur to seasonal fluctuations in soil moisture patterns within the upper reaches of

the wetland the type and density of vegetation could be altered in a way that causes surface

water to flow downslope faster This would result in more water reaching the lower portions of

the wetland within a shorter period of time meaning that the upper portion of wetlands would

dry out sooner during periods of reduced precipitation Additionally the proposed storage
facilities might not have enough surplus volumeie freeboard to contain the excess runoff
A substantial loss of upper slope wetland vegetation could also result in the surface water

elevations increasing to a degree where alterations to the native wetland vegetation would be

observed in the lower portion of the wetland as well Long term innundation around the

proposed storage ponds could also degrade the function and structural integrity of these

facilities which are proposed to be dedicated to the City as part of the public storm water

system

While the applicantshydrologic model has accounted for a set of variables that can be

reasonably ascertained at this time there are also unknown factors that cannot accurately be w
quantified through the modeling process For example despite placement of three culverts

underneath Circle Boulevard its construction could disrupt existing hydrology due to the

introduction of a gravel roadbed with comparatively greater interstitial space than the native

silty loam soils in this area of the site Subsurface water would move downslope through the

gravel roadbed faster than the existing soils due to a increase in hydrologic subsurface

conveyance potential Other factors unaccounted for through this analysis include

undocumented subsurface water sources such as potential springs in the middle and lower

slopes of the site that may currently be feeding the wetland and be disturbed through
development Documentation of such features would occur through a forthcoming
geotechnical study for the site as recommended Given these facts it is reasonable to

conclude that a long term monitoring plan should be required for the remaining wetland and

riparian area to document additional impacts to these resources that may result due to

development Several ofthe Comprehensive Plan Policies cited above support this finding
specifically4135

As mentioned above the applicant would be required to obtain the necessary permits from

DSL and DEQ prior to initiation of any development activities Given that impacts to the

wetland and riparian area are anticipated a plan for mitigating those impacts would be

included as part of the applicantspermit request to DSL The applicant has noted that

mitigation activities would preferably occurwithin the development site If the mitigation plan is
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approved by DSL the applicant would be required to monitor the success and vitality of the
mitigatedie created wetlands for a period of five years after their creation which is a

standard requirement for DSL mitigation plans However given that mitigation activities would

likely be initiated concurrent with construction of the first project phase this monitoring period
could be completed prior to the last phase of this project being builtout The actual
effectiveness of the proposed storm water management plan would not be known until some

point after completion of the last phase Therefore it is not likely that DSLs typical monitoring
period would encompass buildout of the site nor would it consider impacts to remaining
native wetland and riparian areas In an effort to coordinate the regulatory oversight of these
resources the applicant should be required to extend the monitoring period required by DSL to
five years after completion of the last phase of the project and the monitoring efforts should
include the entire remaining wetland and riparian area on the site Similarly the City should

lengthen its typical twoyear public facilities warranty period to expire five years after buildout
of the site By making these two events coincident the opportunity is created for a

subsequent hydrology study and wetland delineation to occur which would 1 confirm the
extent of wetland and riparian area on the site at that time 2 document alterations to the

remaining wetland and riparian area that may have been a result of development and 3
determine if such alterations have adversely impacted the function or structure of the proposed
public storm water facilities If it is found that additional impacts have occurred the applicant
could be required to conduct additional mitigation prior to release of fnancial securities held by
the City through the PIPC process Condition 24

Conclusion on Wetland and Riparian Areas

With the recommended Conditions of Approval the subject request could be approved with a

greater degree of certainty that actual impacts to the wetland and riparian resources existing
on the site would be documented and mitigated Historically the consideration of impacts to
wetlands resulting from the development process has generally been limited to their removal
due to grading activities In this case the specific characteristics of the subject site warrant
additional monitoring and protection measures given the hydrologic relationship between the

upland and wetland portions of this site As noted above Comprehensive Plan Policies4113
and41112provide guidance that hydrologic systems should be managed comprehensively
and in a manner that minimizes impacts to the quantity and quality of water within these

systems The discussion above has provided a detailed review of the potential impacts and
the applicantsproposed mitigation approach Where appropriate Conditions of Approval
have been recommended to ensure consistency with the relevant Comprehensive Plan
Policies and Sections of the LDC Pending implementation of these conditions the proposed
Conceptual and Detailed Development Plan would support these criteria

Although the applicant contends that the 50ftbuffer should not apply to this wetland and
stream the proposal includes mitigation for impacts to areas within the 50ftbuffer area This

mitigation includes habitat enhancements at a ratio of land area of two mitigation to one

impact Since the buffer area is outside the actual wetland indicated by the delineation it is
by definition upland Whether the 50ft buffer applies or not staff believe upland mitigation at
the indicated ratio is adequate to address the impacts Mitigation for impacts to actual
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wetlands will be determined by the applicantsapproved filUremoval permit when it is issued by
the DSLACOE

Overall Conclusions on Natural Features

The above discussion has reviewed the existing natural features contained by the subject site

Specific impacts to significant vegetation hillsides and topography and wetland and riparian
areas have been analyzed The applicant has addressed the applicable criteria from the

Comprehensive Plan and LDC and noted how the proposed Conceptual and Detailed

Development Plan is consistent with these standards Where necessary Conditions of

Approval have been recommended to ensure that an approval of the subject request does in

fact achieve the purposes and intent of the Comprehensive Plan and LDC

D CIRCULATION

The following discusses the Major Modification request in relation to Comprehensive Plan

Policies and LDC criteria regarding circulation of vehicles bicycles pedestrians and transit

Vehicular Circulation

Applicable Comprehensive Plan Policies

1121The transportation system shall be planned and developed in a mannerwhich contributes to

community livability recognizes and respects the characteristics of natural features and

minimizes the negative effects on abutting land uses

1122The transportation system shall be managed to reduce existing traffic congestion and facilitate the

safe efficient movement of people and commodities within the community

1123The City shall develop and promote alternative systems of transportation which will safely
economically and conveniently serve the needs of the residents

1134The City shall maintain the carrying capacity and viability of major arterials and othermajor streets

by developing adopting and implementing access control standards that restrict or reduce curb

cuts and other direct access points require adequate rightsofway setback lines and road

improvements as part of the development process

1135 Local streets shall be designed and built to discourage high speed through traffic

1139Adequate capacity should be provided and maintained on arterial and collector streets to

accommodate intersection levelofservice LOS standards and to avoid traffic diversion to local

streets The levelofservice standards shall be LOS D or better during morning and evening
peak hours ofoperation for all streets intersecting with arterial or collector streets and LOS C

for all other times of day Where levelofservice standards are not being met the City shall

develop a plan for meeting the LOS standards that evaluates transportation demand management
and system management opportunities for delaying or reducing the need for street widening The
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plan should attempt to avoid the degradation of travel modes other than the singleoccupant
vehicle

co
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11311Private driveway access shall be limited on all existing and future arterial streets to reduce
interference improve safety and preserve traffic capacity New residential driveways shall not

directly access arterial streets where alternate access can be developed At the time of
development or redevelopment opportunities to restrict or combine access points along arterials
should be pursued

11312New local streets neighborhood collectors collector streets and arterial streets shall be located
and designed to manage traffic volume and speed to minimize negative impacts on abutting land
uses

13121The City shall work to ensure that development within the west Corvallis Urban Fringe is
consistent with the West Corvallis North Philomath Plan

131218The City shall maintain the scenic character ofWest Hills Road Harrison Boulevard Oak Creek
Road Reservoir Road and Philomath Boulevard through mechanisms such as gateway
standards or securing easements to preserve existing vegetation or views

West Corvallis North Philomath Plan Policies Chapter 6 6

CI2 Require landowners and developers to incorporate designated streets trails bikeways and transit
facilities into their plans and to provide adequate connections to adjoining properties

CI3 Require frequent intersections within subdivisions and other developments at least one full
intersection per 350 feet of street length within residential developments and neighborhood
villages excluding any Research and Technology areas to provide more direct routes for
pedestrians and bicyclists

CI4 Prohibit the use ofculdesacswithin residential areas inside the UGBs of Corvallis and Philomath
unless terrain or existing road patterns require them Shorttermculdesacs and street stub ends
may be allowed to provide later connections to adjoining properties

CI6 Require sidewalks on both sides of a street as part of new development wherever feasible Allow
sidewalks on only the developed side of a street when the street forms the edge of designated
open space

C126 Align new roadways to maintain vistas of hillsides

Applicable Land Development Code Criteria

LDC 4070Street Requirements

a Traffic evaluations shall be required ofall development proposals in accordance with the
following
2 If the traffic evaluation identifies levelofservice conditions less than the minimum

standard established in the Corvallis Transportation Plan improvements and
funding strategies mitigating the problem shall be considered concurrent with a

development proposal
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c Local streets shall be designed to discourage through traffic NOTE For the purposes of

this section through traffic means the traffic traveling through an area that does not

have a local origination or destination To discourage through traffic the following street

designs shall be considered as well as otherdesigns intended to discourage traffic

1 Straight segments of local streets should be kept to less than a quarter mile in

length and include design features such as curves and T intersections

2 Local streets should typically intersect in T configurations rather than4way
intersections to minimize conflicts and discourage through traffic Adjacent T

intersections shall maintain a minimum of 125ftbetween the nearest edges of the

2 rightsofway
3 Culdesacs should not exceed 600ftnor serve more than 18 dwelling units

d Development sites shall be provided with access from a public street improved to City
standards in accordance with the following
1 Where a development site abuts an existing public street not improved to City

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

frontage of the property concurrent with development
2 Halfstreet improvements as opposed to fullwidth street improvements are

generally not acceptable However these may be approved by the Planning
Commission or Director where essential to the reasonable development of the

property Approval for halfstreet improvements may be allowed when other

standards required for street improvements are met and when the Planning
Commission or the Director finds that it will be possible to obtain the dedication

andor improvement of the remainder of the street when property on the other side

of the halfstreet is developed
3 To ensure improved access to a development site consistent with policies on

orderly urbanization and extension of public facilities the Planning Commission or

Director may require offsite street improvements concurrent with development

To provide for orderly development of adjacent properties public streets installed

concurrent with development of a site shall be extended through the site to the edge of the

adjacent propertyiesin accordance with the following
1 Temporary deadends created by this requirement to extend street improvements

to the edge of adjacent properties may be installed withoutturnarounds subject to

the approval of the Fire Marshal

2 In order to assure the eventual continuation or completion of the street reserve

strips may be required in accordance with244004

3 Drainage facilities shall be provided to properly manage storm water runofffrom

temporary deadends

i Location grades alignment and widths for all public streets shall be considered in their

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 the safety and capacity of the street network is not adversely effected The

following standards shall apply
1 Location of streets in a development shall not preclude development ofadjacent

properties Streets shall conform to planned street extensions identified in the

Corvallis Transportation Plan andlor provide for continuation of the existing street

network in the surrounding area

2 Grades shall not exceed 6 percent on arterial streets 10 percent on collector

streets and 15 percent on local streets
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3 As far as practical arterial streets and collector streets shall be extended in

alignment with existing streets by continuation of the street centerline When

staggered street alignments resulting in T intersections are unavoidable they
shall leave a minimum of200 ft between the nearest edges of the two rightsofway

4 Centerline radii ofcurves shall not be less than 500fton arterial streets 300fton

collector streets and 100fton local streets

Development shall include underground electric services light standards wiring and

lamps for streetlights according to the specifications and standards of the City Engineer
The developer shall be responsible for installation of underground conduit for street

lighting along all public streets improved in conjunction with such development in
accordance with the following
1 The developer shall coordinate with the City Engineer to determine the location of

future street light poles
2 The streetlight plan shall be designed to provided illumination meeting standards

set by the City Engineer
3 The standard street light installation is a wood pole
The developer shall install such facilities and make the necessary arrangements with the

serving electric utility for the Cityowned and operated street lighting system to be served

at the lowest applicable rate available to the City Upon the Citysacceptance ofsuch

development improvements the street lighting system exclusive ofutilityowned service
lines shall become the property of the City

LDC40110Land For Public Purposes
m

a Easements for public sanitary sewer water storm drain streetlight pedestrian and

bicycle facilities shall be provided whenever these facilities are located outside a public
Q rightofway in accordance with the following
x 1 When located between adjacent lots easements shall be provided on one side of a

u lot line
2 The minimum easement width for a single utility is 15 ftThe minimum easement

width for two adjacent utilities is 20 ftThe easement width shall be centered on the

utility to the greatest extent practicable Wider easements may be required for

unusually deep facilities

b Public utility easements with a minimum width of 7 ft shall be provided adjacent to all

street rightsofway for franchise utility installations

c Where a development site is traversed by a drainageway or water course drainageway
improvements in accordance with the Corvallis Drainage Master Plan and a drainageway
dedication in accordance with the requirements of Chapter 45 shall be provided to the

City

e Where existing rightsofway andor easements within or adjacent to development sites are

non existent or of insufficient width dedications may be required The need for and widths
of those dedications shall be determined by the City Engineer

h Environmental assessments shall be provided by the developer for all lands to be
dedicated to the public or City An environmental assessment shall include information

necessary for the City to evaluate potential liability for environmental hazards
contamination or required waste cleanups related to the dedicated land An
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environmental assessment shall be completed prior to the acceptance of dedicated lands

in accordance with LDC40110h1 2 and 3

The subject site will be accessed from the extension of NW Circle Boulevard between Witham

Hill Drive and NW Harrison Boulevard A proposed local street connection to Dale Drive
located to the east of the site will provide connectivity between neighborhoods Adeadend

street connection to the adjacent OSU property to the west has also been proposed to provide
for future connectivity

The applicant submitted a traffic impact analysis TIA dated November 2006 TIA1 to

evaluate potential developmentrelated traffic impacts at nine surrounding intersections

Attachments I98 through I148 The November 2006 TIA was supplemented by a January
2007 update memo TIA2 Attachments 192 through I97 The January 2007 TIA added the

intersections of NW Circle Boulevard and NW Grant Avenue with NW 29h Street The

January 2007 TIA also modified the analysis method for selected intersections to present
results based on intersection Volume to Capacity VC ratios which City Staff prefer for

development related analysis purposes A total of six intersectionswereevaluated in the

January 2007 TIA

These TIAs find that most existing area intersections will operate within acceptable
performance criteria through buildoutof the proposed project without modification Two

existing intersections will require mitigation with buildoutof the proposed development

The intersection of NW Witham Hill Drive and NW Circle Boulevard is expected to merit

signalization around 2009 with commencement of Phase 3 Each development phase after x
Phase I should provide nearterm updated TIAs to confirm specific timing of this signalization w

based on Level of Service LOS and warrants In order to ensure that the submitted traffic

impact analysis remains consistentwith actual buildout phasing of the project updated TIAs

should be required to address the timing of signalizing the intersection at NW Witham Hill

Drive and NW Circle Boulevard and document effects on other area intersections if buildout

is delayed beyond 2011 Condition 26

The January 2007 TIA shows intersection of NW 29t Street and NW Grant Avenue operating
at substandard AM peak hour LOS in 2009 The 2009 result is based on an error in

interpreting traffic count dates The substandard LOS operation may already be present This

finding is a crucial point supporting Staffs recommendation that NW Circle Boulevard be

extended with Phase I of the proposed development As shown in Figure 11 of the November

2006 TIA the extension of NW Circle results in an overall reduction of trips in the area east of

the site providing partial mitigation Attachment1131 Without the extension of NW Circle

Boulevard traffic from the development may be pushed onto local streets in existing

neighborhoods not currently receiving through traffic

Physical improvements to existing intersections distant from a development site such as 29tH
Street and Grant Avenue are most efficiently administered by the City through its Capital
Improvement Program Developers contribute funding towards these improvements through
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System Development Charge fees Staff recommend that the intersection of NW 29 Street
and NW Grant Avenue be included in an updated TIA for the last Witham Oaks development
phase If intersection improvements have not been programmed into the CitysCapital
Improvement Program by the time of the last phase or 2011 whichever is sooner the

applicant will be required to install intersection improvements to achieve minimum LOS D at
this intersection through the PIPC process Condition 26

It should be noted that existing vehicle counts for several of the intersections were taken

during OSUsdead week and finals week June 2 9 2005 Institute of Traffic Engineering
ITE guidelines caution against collecting traffic counts during special events holidays
construction periods bad weather or other times when conditions at the study site or in its
vicinity may affect site trip generation

The January 2007 TIA addresses this point by stating that although schedules for OSU
students might be different during dead week and finals week they still constitute OSU

being in full operation In addition the applicant cited that all other Corvallis schools were in full

operation Therefore they did not expect that the traffic volumes would be any lower than
during the middle of the term

Staff would prefer to avoid traffic counts during these periods especially in the vicinity of OSU
Because these TIAs analyze intersection performance beyond proposed 2011 project buildout
to 2027 no significant final conclusion will be affected by the traffic count dates if the proposed
buildout schedule is maintained However the January 2007 TIA shows that asidefrom NW

w 29th Street NW Grant Avenue as discussed above the intersections of NW 29tt Street NW
Circle Boulevard and NW Harrison Boulevard NW 29th Street may degrade to substandard
LOS after 2011 To address timing of future effects traffic study updates for any phase
occurring after 2011 should include these intersections and incorporate new counts conducted
during time periods consistent with ITE guidelines Condition 26

The above discussion identifies a nearterm and a longer term TIA update recommendation
The near term updates commence after Phase I and address the timing of signalizing the
intersection of NW Circle Boulevard and NW Witham Hill Drive The longer term updates
commence with the last phase of development or 2011 whichever is sooner to address
effects on the intersections of NW 29th Street NW Grant Avenue NW 29h Street NW
Circle Boulevard and NW Harrison Boulevard NW 29th Street

Municipal Code Section610060020 restricts vehicles over12000 pounds loaded weight on

the following streets NW Harrison Boulevard between 9th Street and the westerly City limit line
of Corvallis NW Circle Boulevard between NW Witham Hill Drive and NW Lantana Drive and
NW Walnut Boulevard between NW 9th Street and the westerly City limit line of Corvallis A
defense is provided to access premises fronting the affected streets In order to best conform
with the Municipal Code minimize the effects of construction on surrounding neighborhoods
and expedite construction traffic to the major street system all construction traffic over 12000
pounds should be directed to NW Harrison Boulevard then west to 53d Street then south to

Highway 2034 Condition 27
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In order to facilitate further discussion of the transportation network the Vehicular Circulation

section is divided into three parts Part I is a discussion of the NW Circle Boulevard extension

between Witham Hill Drive and NW Harrison Boulevard Part II is a discussion of NW Harrison

Boulevard improvements and Part III is a discussion of the proposed local street network

internal to the site

Part I NW Circle Boulevard Extension

The Corvallis Transportation Plan identifies NW Circle Boulevard as a Neighborhood Collector

street that traverses the site in a northsouth alignment from Witham Hill Drive down to NW

Harrison Boulevard A portion of NW Circle Boulevard was constructed from Witham Hill Drive

south approximately 1125 feet as part of the 20022003 Capital Improvements Projects The

remaining extension of NW Circle Boulevard has been proposed to be constructed with this

development

City standards for Neighborhood Collector streets include two 10foot wide travel lanes two 6

footwide bike lanes standard curb and gutter and two 5foot wide sidewalks separated from

travel lanes by 12foot wide planter strips all located within a 66foot wide rightofwayROW
The application has proposed a street design that meets these criteria with the following
variances ti

the sidewalk on the west side of NW Circle Boulevard south of Street A Station
100to 1570 was eliminated in order to preserve the existing wetlands

s

AttachmentI77 x

the sidewalk on the west side of NW Circle Boulevard from Street A Station
w

1570 north to Street B Station 2240 was eliminated and replaced with the

12foot wide multiuse path
the sidewalk on the east side of NW Circle Boulevard from Street B Station
2240 to the north edge of the property site boundary Station 2740 was

eliminated and replaced with the 12foot wide multiuse path
the planter strip width along the west side of NW Circle Boulevard between

Stations 100 to400 narrows down to a minimum of 76 to accommodate the

proposed left turn lane onto NW Harrison Boulevard and to preserve the existing
wetlands
the planter strip width along the west side of NW Circle Boulevard through the

intersections of Street A Stations 1490 to 1720 and Dale Street Stations
2450to2730 narrows down to a minimum 86to accommodate the

proposed centerline traffic calming dividers and

the planter strip width along the west side of NW Circle Boulevard between

Stations 1720 to 2175has been reduced to 86to accommodate the

relocated stream channel width as well as to preserve open space in Tract F

The variations to the sidewalk multiuse paths and planter strips are discussed below in the

BicyclePedestrian Circulation Section of Part I of this report
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The application identifies the timing of the extension of NW Circle Boulevard from its current
terminus at the sitesnorthern property boundary south to Street A in Phase 1 of the
development The applicant has proposed to construct the south half of NW Circle Boulevard
from the south side of Street A to NW Harrison Boulevard in Phase 2 TIA2 or Phase 3
application narrative In the interim between Phases 1 and 2 the applicant has proposed to
construct a temporary gravel road within the lower half of NW Circle Boulevard for fire access
As discussed above this road would also facilitate construction traffic access to NW Harrison
Boulevard

Land Development Code Section4070e requires that public streets installed concurrent
with the development of the site should be extended through the site to the edge of the
adjacent propertyies In addition to the Citys to and through requirement constructing NW
Circle Boulevard in the first phase of development has several advantages

1 Commencing with Phase 1 this development will add traffic to the surrounding
area including the intersection of NW 29th Street and NW Grant Avenue As
discussed above 29th Grant may already be operating at substandard LOS
The extension of NW Circle to NW Harrison improves these surrounding
intersections by diverting traffic away from them onto NW Circle Boulevard
Maintaining the carrying capacity of major streets will minimize the penetration of

trips into the local street system and surrounding neighborhoods

2 In order to provide secondary emergency access and efficient construction traffic
routing the proposed alignment of NW Circle will already be rocked in with an

W allweather surface Completing the full street provides better emergency access
and is an incremental additional improvement

3 Certain features of NW Circle Boulevard may be eligible for System
Development Charges SDC and Zone of Benefit ZOB reimbursement

4 The applicant has proposed the completion of NW Circle Boulevard with Phase 2
development occurring as soon as 2009 Extending NW Circle with Phase I
represents a two year acceleration of the schedule as proposed In light of a

potential scenario where the remaining phases of the development are delayed
extending NW Circle Boulevard with Phase I completes this necessary
component of the Citystransportation system and eliminates the potential for
premature exacerbation of transportation system impacts Comparatively
construction of improvements is generally preferable to securing them

Based on the findings above and consistent with the Citysto and through requirements for
street improvements with development it is recommended that the applicant fully construct
NW Circle Boulevard to its terminus with NW Harrison Boulevard concurrent with the first
phase of development Condition 28
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The application has proposed a left turn lane for the southbound approach of NW Circle

Boulevard onto NW Harrison Boulevard which is consistent with the findings from the traffic

impact analyses It is recommended that this turn lane be constructed concurrent with the NW

Circle Boulevard improvements in the first phase of development Condition 28

The configuration of the NW Circle Boulevard extension illustrated in the Transportation Plan

coincides with the alignment of an existing 50foot wide public ROW through the site The

application has proposedrealignment of the southern half of NW Circle Boulevard to the east

in order to minimize wetland impacts The applicant has proposed swapping out a portion of

the existing ROW in exchange for the additional ROW along the east edge of the site

Because the Federal funding may only be used by the City to maintain utilities located within

public rightofway the City will need to retain an adequate width of the existing ROW in order

to access and maintain the existing multiuse path sewer line and associated manholes The

applicant should vacate 20 ofthe existing rightofway below Street A such that the

remaining 30 feet of ROW includes the existing multiuse path and extends a minimum of 5

feet beyond the outside edges of the existing manholes

An approval of the proposed Conceptual and Detailed Development Plan should be contingent

upon a subsequent approval for this ROW vacation The applicant should submit the rightof

way vacation for City Council approval consistent with an approval for the proposed
Conceptual and Detailed Development Plan and Tentative Subdivision Plat Approval for the

ROW vacation should be obtained prior to authorization of plans for public improvements for

the first phase of development Condition 29

The applicant will need to dedicate additional ROW as needed minus the 20 foot swapped w
area along the east edge of the property to construct NW Circle Boulevard as proposed in the

plans Condition 30 The final plat or phases thereof should include all ROW dedications

The City requires an environmental assessment for all dedicated lands in accordance with

LDC40110h Condition 31

The application shows the limits of improvements extending over adjacent property lines along
portions of the southeast side of NW Circle Boulevard The applicant cannot impinge upon

adjacent properties without appropriate easement agreements from these property owners As

part of the Public Improvements process the applicant will need to demonstrate that the

proposed NW Circle Boulevard alignment and ROW widths will be feasible to construct NW

Circle Boulevard as shown in the plans without impinging on adjacent properties Any
proposed realignments of NW Circle Boulevard should be considered a Major Modification

due to potential infringement on existing wetlands Condition 32

Part II NW Harrison Boulevard

NW Harrison Boulevard is designated as an arterial street in the Transportation Plan City
Standards for Arterial Streets include 12foot wide travel lanes6foot wide bike lanes
standard curb and gutter and 5foot wide sidewalks separated from the street by 12footwide

planter strips each side all located within a 70foot wide ROW The NW Harrison Corridor
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Study 1997 recommends that this section of NW Harrison Boulevard adjacent to the site
incorporate 10foot wide travel lanes

The section of NW Harrison Boulevard along the subject sitesfrontage is not improved to City
standards and currently lacks appropriate ROW width travel lane widths planter strips
sidewalks curb and gutter and enclosed drainage on both sides The applicant has proposed
the following street improvements two 12foot wide travel lanes two6foot wide bike lanes
standard curb and gutter on the north side of NW Harrison Boulevard a 5foot wide sidewalk
separated by a 6foot wide planter strip on the north side of NW Harrison Boulevard east of
the existing multiuse path a 10foot wide multiuse path on the north side of NW Harrison
Boulevard west of the existing multiuse path and relocation and regrading of the open
ditches on the north and south sides of NW Harrison Boulevard adjacent to the site In
summary the application has requested a variation to City standards for the following items

partial street improvements ie no curb and gutter sidewalk or planter strips
on the south side of NW Harrison Boulevard adjacent to the site due to the fact
that the southern adjacent property OSU has the potential to be developed in
the future at which time these improvements would be required
the existence of two sidebyside driveways located just east of the sites

d
southeast property corner within less than 150 feet from the proposed NW Circle

ti Boulevard intersection
the section of NW Harrison Boulevard from Arnold Park to the southeast
boundary of the subject site is not improved to City standards and is lacking
curb and gutter adequate planter strips and enclosed drainage on both sides

w the sidewalk west of the existing multiuse path was eliminated and replaced with
the proposed 10foot wide multiuse path consistent with the Corvallis Parks and
Recreation Master Plan and
the planter strip along the entire north side of NW Harrison Boulevard has been
reduced to6foot wide in order to preserve existing wetlands

The variations to the sidewalk and planter strips are discussed in the BicyclePedestrian
Circulation section of this report

Because the OSU property to the south of the site has the potential to be developed in the
future partial improvements to the south side of NW Harrison Boulevard are consistent with
City standards as well as the conditions set forth in the annexation plan for this site see NW
Witham Oaks Annexation ANN0400004CPA0400004ZPA0400004 Therefore it is
recommended that NW Harrison Boulevard be improved to full City standards with the
exception of the curb and gutter sidewalk and planter strips on the south side and narrower

10foot wide travel lanes as dictated by the NW Harrison Boulevard Corridor Study
Condition 33

The application has proposed a left turn lane for the eastbound approach of NW Harrison
Boulevard onto NW Circle Boulevard which is consistent with the findings from the traffic

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 74 of 133



impact analyses It is recommended that this turn lane be constructed concurrent with the NW

Circle Boulevard improvements in the first phase of development Condition 34

The structural condition of the NW Harrison Boulevard is unknown in some sections and may

not meet City standards As part of the Public Improvements Process it is recommended that

core samples from the street be obtained by the applicant and if necessary the street

structure should be improved to City standards Condition 33

The application has proposed that NW Harrison Boulevard improvements be constructed it

Phase 2 updated plans or Phase 4 application narrative It is recommended that the

developer improve the NW Harrison Boulevard and NW Circle Boulevard intersection

including all turn lanes and adjacent curb and gutter to City standards concurrent with the

construction of NW Circle Boulevard The remainder of the NW Harrison Boulevard street

improvements may be constructed concurrent with the last phase of development or within

five years from issuance of the public improvement PIPC permit for the first development

phase whichever occurs first Construction of these improvements should be secured

pursuant to LDC244009 prior to issuance of the PIPC permit for the first development
phase Condition 34

The applicant has proposed dedicating additional rightofway along the north side of NW

Harrison Boulevard adjacent to the site for construction of the proposed street improvements
Because the exact limits of the drainage swale and detention facilities are not known at this

time it is recommended that as part of the public improvement review the applicant dedicate ti
additional rightofwayalong the north side of NW Harrison Boulevard as needed to construct

NW Harrison Boulevard to the standards described herein The final plat or phases thereof

should include all rightofway dedications Condition 30 The City requires an environmental s
assessment for all dedicated lands in accordance with LDC40110h Condition 31 x

w

The application does not address offsite improvements to the north side of NW Harrison

Boulevard east of the project site On the north side of NW Harrison Boulevard curb and

gutter ends at Merrie Street which is located approximately one halfmile east of the site Curb

and gutter on the south side of NW Harrison Boulevard ends at 35th Street The section of NW

Harrison Boulevard west of the site falls under County jurisdiction as well as the West

Corvallis North Philomath Plan

The property along this section of NW Harrison Boulevard east of the site is generally
developed so consideration should be given to extending offsite street improvements In this

case functional vehicular bicycle and pedestrian improvements are present to serve the

proposed Witham Oaks development site The missing components consist of curb and gutter
and park strips Drainage in this area is functioning with roadside ditches consistent with

concepts presented in the West Corvallis North Philomath Plan Therefore it is not

recommended thatoffsite street improvements along NW Harrison Boulevard with the

exception of sidewalk be constructed east of the Witham Oaks property line with this

development
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City access standards require that driveway accesses be located a minimum of 150 from any
other access or Collector andor Arterial street intersection The two adjacent properties to the
east of the site Befit Am and Jesus Christ Church of the LatterDaySaints have sidebyside
driveways within 100 feet of the proposed intersection of NW Circle Boulevard and NW
Harrison Boulevard The driveway closest to the intersection approximately 50 feet to the

east belongs to a site Befit Am that has not yet been developed and is currently under

County jurisdiction The applicant has verbally stated that they are negotiating with this owner

to install an alternate access off of NW Circle Boulevard in exchange for eliminating the NW
Harrison Boulevard access which would be the Cityspreferred solution The second adjacent
driveway to the east belongs to the LDS church and is the second of two driveways used to
access their sitesparking lot It is recommended that this driveway conflict be resolved prior to
final approval of the public improvement plans Development Related Concern K

Part III Local Streets

City standards for Local Streets include 28foot pavement width standard curb and gutter
and two5foot wide sidewalks separated from the pavement by6foot wide planter strips all of
which are located within a 50foot wide ROW The Local Streets proposed in the application
meet these requirements with the following exceptions

cc

Streets A G and K are deadendculdesacs
Street J is a deadend street stub with noculdesac
the sidewalk on the east side of Street A adjacent to Tract K open space has

w been eliminated in order to preserve more open space

The variation to the sidewalk is discussed in the BicyclePedestrian Circulation section of this
report

All Local Streets should be constructed to City standards unless otherwise approved through
this application All Local Streets should be constructed in accordance with the phasing plan
presented in this application Condition 35

As per the West CorvallisNorth Philomath Policy CI4culdesacs and deadend street stubs
are discouraged unless they provide future connections to adjoining properties The applicant
has proposed culdesacs on Streets A G and K in order to preserve open space and
wetland features Preserving open space and wetland features is consistent with City wide

policies In addition the developer has provided pedestrian access from these culdesacs to
the existing pedestrian facilities Therefore it is recommended that theculdesacs on Streets
A G and K be approved

As per LDC4070ethe applicant has proposed to extend public street ROW Street J to
and through to the western property boundary of the site abutting property owned by OSU In
the event that development proposals and associated Comprehensive Plan amendments are

submitted for the OSU property the proposed ROW will accommodate a public street
extension
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The applicant should to dedicate a 50foot wide ROW for all proposed Local Streets
concurrent with the associated phase of development The final plat for each phase should

include all associated ROW dedications Condition 30 The City requires an environmental
assessment for all dedicated lands in accordance with LDC40110h Condition 31

The proposed Local Street system also includes a connection to Dale Drive which will provide
connectivity between neighborhoods

Conclusions on Vehicular Circulation

Per the preceding discussion and as conditioned the proposed vehicular circulation system
will comply with all applicable Comprehensive Plan policies Transportation Plan criteria and

Land Development Code criteria The proposed variances as conditioned are consistent with

Transportation Plan criteria which allows for modificaions through the PD process

The proposed development establishes a nexus for these improvements by creating the need

for a transportation system that provides facilities to accommodate the new development
related vehicular bicycle and pedestrian traffic The requirements for Arterial Neighborhood
Collectors and Local Street improvements to City and ODOT standards ensure that these

needs are met Requirements for Arterial and Neighborhood Collector Street improvements ti

as well as offsite street improvements provide communitywidetransportation benefits in

addition to meeting a certain level of local transportation needs The proposed development
benefits from these improvements in the form of safe vehicular and multimodal transportation
opportunities emergency vehicle access controlled drainage ongoing facility maintenance s
and environmental protection benefits provided by municipal street sweeping Some extra w
capacity features such as bicycle lanes striping extra pavement width andor structure may

be eligible for cost recovery through System Development Charges SDC reimbursement or

SDC credit application process Some local share feature costs such as sidewalk and curb

and gutter may be recoverable through the Zone of Benefit ZOB application process Given

these considerations the level of improvements required to the transportation system are

considered to be roughly proportional to the anticipated impacts of the proposed development

BicyclePedestrian Circulation

Applicable Comprehensive Plan Policies

1151 Bikeways shall be conveniently located be adequately constructed have minimal stops and

obstructions and have safe crossings on major streets

1152 Bikeways shall provide safe efficient corridors which encourage bicycle use Bicycle use of

major streets shall be considered as improvements are made to major transportation corridors

1165All arterial and collector streets shall have sidewalks constructed at the time of initial stret

improvement to encourage pedestrian use

11611The City shall encourage timely installation of pedestrian facilities to ensure continuity and reduce

hazards to pedestrians throughout the community

licable Land Development Code Criteria
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LDC4040Pedestrian Requirements

a Sidewalks shall be required along both sides ofall arterial collector and local streets as

follows

1 Sidewalks shall be a minimum of5ftwide on local through streets and a minimum
of4ftwide onculdesacs The sidewalks shall be separated from curbs by a tree

planting area that provides at least6ftofseparation 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 12ftwide and landscaped
with trees and plant materials approved by the City The sidewalks shall be a

minimum of 6ftwide NOTE This is a mistake and should be 5ftwide
3 The timing of the installation ofsidewalks shall be as follows

a Sidewalks and planted areas along arterial and collector streets shall be
installed with street improvements

b Sidewalks along local streets shall be installed in conjunction with

development of the site generally with building permits except as noted in

c below

c Where sidewalks on local streets abut common areas drainageways or

other publicly owned areas the sidewalks and planted areas shall be

installed with street improvements

b Safe and convenientpedestrian facilities that strive to minimize travel distance to the

ti 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

X 1 For the purposes of this section safe and convenient means pedestrian facilities

ul that are reasonably free from hazards which would interfere with or discourage
pedestrian travel for short trips provide a direct route of travel between

destinations and meet the travel needs of pedestrians considering destination and

length of trip
2 To meet the intent ofbabove pedestrian rightsofway connectingculdesacs

or passing through unusually long or oddly shaped blocks shall be a minimum of
15 ft wide When these connections are less than 220 ft long measuring both the

onsiteand theoffsiteportions of the path and they directly serve 10 or fewer on

site dwellings the paved improvement shall be no less than 5 ft wide Connections
that are either longer than 220 ft or serving more than 10 onsitedwellings shall
have wider paving widths as specified in Section4050c

3 Internal pedestrian circulation shall be encouraged in new developments by
clustering buildings constructing convenient pedestrian ways andlor constructing
skywalks where appropriate Pedestrian walkways shall be provided in accordance

with the following standards

a The onsitepedestrian circulation system shall connect the sidewalk on

each abutting street to the main entrance of the primary structure on the

site to minimizeoutofdirection pedestrian travel

b Walkways shall be provided to connect the onsitepedestrian circulation

system with existing or planned pedestrian facilities which abut the site but
are not adjacent to the streets abutting the site

e To ensure improved access between a development site and an existing developed facility
such as a commercial center school park or trail system the Planning Commission or
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Director may require offsite pedestrian facility improvements concurrent with

development

LDC4050Bicycle Requirements

a Onstreet bike lanes shall be required on all arterial and collector streets and constructed

at the time of street improvements

b Safe and convenient bicycle facilities that strive to 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
1 For the purposes of thissection safe and convenient means bicycle facilities

which are reasonably free from hazards which would interfere with or discourage

bicycle travel for short trips provide a direct route of travel between destinations

and meet the travel needs ofbicyclists considering destination and length of trip

c Adequate widths for pedestrianbicycle facilities shall be provided in accordance with the

following standards

1 8 ftbikepaths should be used where long term bicycle and pedestrian usage is

expected to be relatively low a neighborhood facility rather than acommunitywide
facility and with proper alignment to ensure adequate sight distance

2 10 ftshall be used as a standard width for twoway bikepaths
3 12 ftbikepaths shall be provided in areas with high bicycle volumes or multiple use

by bicyclists pedestrians and joggers

d To provide for orderly development ofan effective bicycle network bicycle facilities

installed concurrent with development of a site shall be extended through the site to the s
edge of adjacent propertyies x

W

Oregon Department of Transportation ODOT standards for multiuse paths require a3foot

clearance from all obstacles as well as 3foot shoulders at a 2 percent slope for all significant

grade breaks A 12foot to 1foot 121 longitudinal grade is allowed on multiuse paths for

distances not to exceed 500 feet Distances greater than 500 feet must provide level landings
It is recommended that the multiuse path design for this development meet these

requirements unless otherwise approved by the City Engineer In addition the multiuse path
entrance south of Street A should have a reflectorized locking gate installed by the developer
concurrent with the first phase of development Condition 36

All pedestrian trails and walkways not in public ROW should be privately owned and

maintained and subject to a public access easement As part of this maintenance the

applicant or responsible party should address weed abatement such that vegetation within 25

feet of all structures is maintained and complies with fire and life safety standards All private
paved pedestrian walkways should be designed so that their surface elevations are at least 6

inches above the adjacent ground elevations to minimize erosion and scouring potential
Careful attention should be given to existing and postdevelopment drainage patterns Prior to

issuance of construction andor building permits or prior to the recordation of the final plat for

the first phase of development whichever comes first the applicant should provide the City
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with written documentation that identifies the responsible partyies for long term maintenance
of these areas within the site If this entity is a homeownersassociation the applicant should
also provide a mechanism to ensure private maintenance of these areas in the event the
homeownersassociation ceases to exist All pedestrian trails and walkways both private and
public should be constructed to and through the site with each associated phase of
development Public access easements for all privately owned pedestrian trails and walkways
should be obtained concurrent with the final plat for their associated phase Condition 37

In order to facilitate discussion of the transportation network the BicyclePedestrian
Circulation section is divided into three parts Part I is a discussion of the NW Circle Boulevard
improvements Part II is a discussion of NW Harrison Boulevard improvements and Part III is
a discussion of the proposed local street network internal to the site

Part I NW Circle Boulevard

Standard bicycle and pedestrian improvements for a Neighborhood Collector include6foot
wide bike lanes and 5foot wide sidewalks separated from travel lanes by 12foot wide planter
strips on both sides of the street As mentioned previously the applicant has proposed a

pedestrian design that meets the Citys standards for a Neighborhood Collector with the

following variances

the sidewalk on the west side of NW Circle Boulevard south of Street A Station
1 00 to 1570 was eliminated in order to preserve the existing wetlands
AttachmentI77
the sidewalk on the west side of NW Circle Boulevard from Street A Station

x
w 1570 north to Street B Station 2240 was eliminated and replaced with the

12foot wide multiusepath
the sidewalk on the east side of NW Circle Boulevard from Street B Station
2240 to the north edge of the property site boundary Station 2740 was

eliminated and replaced with the 12foot wide multiusepath
the planter strip width along the west side of NW Circle Boulevard between
Stations 100to400 narrows down to a minimum of76to accommodate the

proposed left turn lane onto NW Harrison Boulevard and to preserve the existing
wetlands
the planter strip width along the west side of NW Circle Boulevard through the
intersections of Street A Stations 1490to 1720 and Dale Street Stations
2450 to 2730 narrows down to a minimum 86to accommodate the

proposed centerline traffic calming dividers and

the planter strip width along the west side of NW Circle Boulevard between
Stations 1720 to 2175 has been reduced to 86 to accommodate the
relocated stream channel width as well as to preserve open space in Tract F

Preserving wetlands and natural features when possible is consistent with the Citys
Comprehensive Plan Policies41094111241117 The proposed variances to the
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sidewalk and planter strips are consistent with Transportation Plan criteria which allows for

modifications through the Planned Development process

For safe and convenient pedestrian passage it is recommended that all public pedestrian
facilities along NW Circle Boulevard be constructed concurrent with the first phase of

development Condition 38

Part II NW Harrison Boulevard

Standard bicycle and pedestrian improvements for an Arterial Street include6foot wide bike

lanes and 5foot wide sidewalks separated travel lanes by 12foot wide planter strips each

side of the street The applicant has requested a variation to City standards for the following
items

partial street improvements ie no curb and gutter sidewalk or planter strips
on the south side of NW Harrison Boulevard adjacent to the site due to the fact

that the southern adjacent property OSU has the potential to be developed in

the future at which time these improvements would be required
the existence of two sidebyside driveways locaed just east of the sites

southeast property corner within less than 150 feet from the proposed NW Circle

Boulevard alignment
the section of NW Harrison Boulevard from Arnold Park to the southeast

boundary of the subject site is not improved to City standards and is lacking
curb and gutter adequate planter strips and enclosed drainage on both sides
the sidewalk west of the existing multiuse path was eliminated and replaced with

the proposed 10foot wide multiuse path consistent with the Corvallis Parks and x
Recreation Master Plan and

w

the planter strip along the entire north side of NW Harrison Boulevard has been

reduced to6foot wide in order to preserve existing wetlands

Preserving wetlands and natural features when possible is consistent with the Comprehensive
Plan Policies cited above The proposed variances to the sidewalk and planter strips adjacent
to the subject site are consistent with Transportation Plan criteria which allows for

modifications through the Planned Development process Because the adjacent OSU property
to the south has the potential to be developed in the future partial improvements to the south

side of NW Harrison Boulevard are consistent with City standards as well as the conditions

set forth in the annexation plan for this site Attachment E

For connectivity and pedestrian safety the sidewalk and planter strips along the north side of

NW Harrison Boulevard between NW Circle Boulevard and the existing multiuse path should

be constructed concurrent with the first phase of development The extension of the multiuse

path and planter strips on the north side of NW Harrison Boulevard west of the existing multi

use path may be constructed concurrent with the NW Harrison Boulevard street improvements
Condition 38
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The application does not address offsite pedestrian improvements east of the site Existing
sidewalk on the north side of NW Harrison Boulevard the project site terminates in front of the
LDS property approximately 100 feet east of the site Existing sidewalk on the south side of
NW Harrison Boulevard terminate at 35hStreet Planter strip is present along the north side
of Harrison along the LDS site and Arnold Park but it varies in width and lacks adequate tree
plantings between Arnold Park and the site No planter strip is present on the south side of
NW Harrison In order to ensure safe and convenient pedestrian passage and to satisfy the
Citys to and through policies it is recommended that the sidewalk along the north side of
NW Harrison Boulevard be extended east from NW Circle Boulevard to connect with the

existing sidewalk concurrent with the first phase of development Condition 39

Part III Local Streets

The standards for bicycle and pedestrian improvements on a Local Street are28foot wide
shared vehiclebicycle pavement surface6foot wide planter strips and 5foot wide sidewalks
The standard width for pedestrian paths not on Local Streets varies depending on use see
LDC4040b2 and4050 The applicant has proposed bicycle and pedestrian improvements
consistent with the Citys standard with the following variances

the sidewalk on the east side of Street A adjacent to Tract K open space has
oNO been eliminated in order to preserve more open space

the new pedestrian paths located throughout the site within tracts are shown as

5foot wide asphaltconcrete although they typically serve more than 10

dwellings and will most likely be used for bicycles as well as pedestrians which

w would require a minimum width of 8 feet see LDC Section4050c

Preserving natural features when possible is consistent with the Citys Land Development
Code The proposed variances to the sidewalk and planter strips on Street A are consistent

with Transportation Plan criteria which allows for modifications through the Planned
Development process Therefore elimination of the sidewalk along the east side of Street A
in order to preserve the open space as shown on Attachment177 should be allowed
Similarly the new proposed pedestrian paths should be allowed to deviate from the standard
minimum width of 8 feet If the minimum width standard were met the resultant grading would
exacerbate impacts already occurring in a majority of the areas where these paths are

proposed These paths are supplemental to the pedestrian and bicycle circulation system
provided by new Local Streets and are not anticipated to carry of volume of traffic that would
mandate a width greater than 5 feet

Sidewalks and planter strips along Local Streets should be installed concurrent with the

development of their associated phase typically with issuance of building permits or within
three years from the recording of the final plat for the associated phase except where

sidewalks on local streets abut common areas drainageways or other publicly owned areas

For those exceptions the sidewalks and planter strips should be installed with the street

improvements Private pedestrian paths and open space paths may be constructed concurrent
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with their adjacent development phase provided the Citys to and through criteria are

satisfied Condition 40

Conclusion on BicxclePedestrian Circulation

Given Conditions 36 through 40 the proposed bicycle and pedestrian circulation system will

comply with all applicable Comprehensive Plan policies Transportation Plan criteria and Land

Development Code criteria

The proposed development creates the need for a transportation system that provides
facilities to accommodate the new developmentrelated vehicular bicycle and pedestrian
traffic The requirements for Arterial and Local Street improvements to City standards ensure

these needs are met Requirements for Arterial Street improvements as well as offsite street

improvements provide communitywide transportation benefits in addition to meeting a certain

level of local transportation needs The development benefits from these improvements in the

form of safe vehicular and multimodal transportation opportunities emergency vehicle

access multiple circulation routes controlled drainage ongoing facility maintenance and

environmental protection benefits provided by municipal street sweeping Some local share

feature costs such as sidewalk and curb and gutter may be recoverable through a Zone of

Benefit application process

Setback sidewalks and planter strips are City standards and components of safe public
sidewalks that are taken into consideration when determining serviceability The applicant
benefits from these sidewalk and planter strip improvements in the form of

An enhanced aesthetic experience for pedestrians as the separation from motor

vehicle traffic decreases road noise prevents water from the roadway being
splashed on pedestrians and provides an enhanced sense of security
An enhanced environment for wheelchair users as the sidewalk can be kept at a

constant slope with the steeper slopes for driveway approaches built into the

planting strip section
An area for street trees sign posts utility and signal poles mailboxes fire

hydrants
Mature street trees may reduce vehicle speed
When wide enough a place for a motor vehicle to wait out of the stream of traffic

while yielding to a pedestrian crossing a driveway
A break in hard surfacing with added pervious area

Given these considerations the level of improvements required to the transportation system
are considered to be roughly proportional to the anticipated impacts of the proposed
development

Transit

Applicable Comprehensive Plan Policies

M

x
w

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 83 of 133



1171An improved public transportation system within the Urban Growth Boundary should be
established to improve the livability of the community to reduce pollution and traffic and to
reduce energy consumption

1174Arterial and collector street designs shall include evaluation for transit facilities such as bus

stops pullouts shelters optimum road design andonstreet parking restrictions as appropriate
to facilitate transit service

1177 The City should seek appropriate opportunities for increasing residential density and providing
industrial and commercial development along existing and proposed transit routes

Applicable Land Development Code Criteria

LDC4060Transit Requirements

a Development sites located along existing or planned transit routes shall where

appropriate incorporate bus pullouts and shelters into the site design These

improvements shall be installed in accordance with the guidelines and standards of the

Corvallis Transit Systemie bus pullouts are typically spaced at 1500ftapart

b New developments at or near existing or planned transit stops shall design development
sites to provide safe convenientaccess 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 ofSection
4040b

Corvallis Transit System CTS Route 8 currently provides westbound transit service to the

w site on NW Harrison Boulevard The nearest transit shelter for NW Harrison Boulevard is
located just west of Merrie Street approximately one halfmile east of the site The applicant
has proposed construction of a transit shelter and pad on the north side of NW Harrison
Boulevard approximately 100 feet west of the proposed NW Circle Boulevard Extension This
location is consistent with the Transportation Plan and the annexation plan criteria for this site

see NW Witham Oaks Annexation ANN0400004CPA0400004ZPA0400004 It is

anticipated that transit service will be routed along the new NW Circle Boulevard Extension

In order to accommodate the anticipated transit service route it is recommended that the

applicant provide rightofway for two additional shelter locations along the east and west sides
of NW Circle Boulevard The exact locations and dimensions of all three transit shelters and

pads should be determined as part of the public improvement plan review The concrete pads
along both NW Circle Boulevard and NW Harrison Boulevard should be constructed
concurrent with the first phase of development Condition 41

The proposed development establishes a nexus for these transit facility improvements due to
its additional ridership burden on the Corvallis Transit Service The development benefits from
these improvements in the form of safe and convenient multimodal transportation
opportunities and the reduction in vehicular movements within their development Therefore
staff find that the burden of providing these improvements is roughly proportional to the
benefits received by the development
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Conclusion on Transit

Per the preceding discussion the proposed Transit system will comply with all applicable
Comprehensive Plan policies Transportation Plan criteria and Land Development Code

criteria

Overall Conclusion on Circulation

Per the preceding discussion the existing public vehicular circulation network can

accommodate the proposed development consistent with applicable City criteria as

conditioned

E PUBLIC FACILITIES AND SERVICES

The following discussion addresses Comprehensive Plan Policies and LDC criteria related to

public facilities and services and franchise utilities

Applicable Comprehensive Plan Policies

4101 Development within the Urban Growth Boundary shall conform to the Corvallis Drainage
Master Plan which includes thesitespecific provisions included in the 1996 South

Corvallis Drainage Master Plan and subsequent updates of these Plans

4103 Significant drainageways shall be kept in a natural state to protect tree lines maintain their
Q

natural functions and enhance native plant species to the maximum extent practicable j

4104Within the Urban Growth Boundary appropriate drainageway dedications and easements

adequate for flood protection conveyance of stormwater channel access and

maintenance protection of riparian environment and channel migration shall be secured

along all open drainageways needed for public conveyance of stormwater prior to or at

the time of development

4107 To minimize the negative impacts of development stormwater runoff after development
should be managed to produce no significant reduction ofwater quality than prior to

development unless more appropriate provisions are identified in adopted comprehensive
storm water management plans

4108 Grading and filling in drainageways shall be regulated to prevent negative impact on the

channel floodway and flood plain riparian habitat wetlands and other properties Whre

drainageways are disturbed through development the developer shall return the

drainageway to its natural state to the extent practicable

41016Where stream shading is not adequate development shall include planting of trees andor

other vegetation to provide adequate shading SS7

41018The City shall inventory and identify natural intermittent streams within the Corvallis Urban

Growth Boundary that provide important hydrological water quality and aquatic habitat
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functions Those that are used for stormwater functions shall be protected using
mechanisms such as drainageway dedications and easements SS1

41019The Corvallis stormwater utility shall incorporate existing natural features such as streams
and wetlands as a means of managing urban funofWhen using these natural features for
urban stormwater needs stormwater management shall follow the guiding principle of

minimizing harm to these natural systems maintaining the natural functions and over

time repair any damage associated with past practices GP1

41112Development upslope ofwetlands shall minimize interference with water patterns
discharging to wetlands and shall minimize detrimental changes in water quality for
waters discharging to wetlands

4129 The City shall encourage practices that enhance groundwater recharge to maintain or

increase stream flow during dry periods QN10

41210The City shall encourage parking lots to be constructed of stable pervious surfaces that do
not degrade groundwater quality

1028The expansion of public facilities or services within City Limits or the extension of public
facilities or services to newlyannexed areas shall be accomplished through the Capital
Improvement Plan as funding allows or as a condition ofdevelopment or a combination
of both

00

1029Ali developments shall comply with adopted utility and facility master plans and the

Capital Improvement Plan
a

10210The City and County shall develop regulations and procedures which will encourage the
W appropriate development of public facilities and services within the Urban Growth

Boundary The cost of such facilities and utilities shall be borne by the benefitted

properties

10211 Developers shall be required to participate financially in providing the facilities to serve

their projects as a condition of approval

10212Developers will be responsible for the construction of all facilities internal to and fronting
their properties and for needed extensions of facilities to and through their site

1036 The City shall take steps to minimize the effects ofdevelopment on downstream drainage
systems through the use ofappropriate strategies as identified in the stormwater Master
Plan

Applicable Land Development Code Criteria

4080 Pubiic Utility Extensions

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 aabove required public utility
installations shall be constructed concurrent with development
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c Offsitepublic utility extensions necessary to fully serve a development site and adjacent
properties shall be constructed concurrent with development

d To provide for orderly development of adjacent properties public utilities installed

concurrent with development of a site shall be extended through the site to the edge of

adjacent propertyies

e All public utility installations required with development shall conform to the Citys
adopted facilities master plans

f Private onsite sanitary sewer and storm drainage facilities may be considered provided all

the following conditions exist

1 Extension of a public facility through the site is not necessary for the future orderly
development of adjacent properties

2 The development site remains in one ownership and land division does not occur

with the exception of land divisions that may occur under the provisions of4070f

above
3 The facilities are designed and constructed in accordance with the Uniform

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

Development Assistance Center prior to commencement ofwork

40701 Development shall include underground electric services light standards wiring
and lamps for streetlights according to the specifications of the City Engineer The

developer shall be responsible for installation fo underground conduit for street

lighting along all public streets improved in conjunction with such development in

accordance with the following
r

1 The developer shall coordinate with the City Engineer to determine the location of

future street light poles
2 The streetlight plan shall be designed to provide illumination meeting standards y

set by the City Engineer x
3 The standard street light installation is a wood pole W

40110Land For Public Purposes

a Easements for public sanitary sewer water storm drain streetlight pedestrian and bicycle
facilities shall be provided whenever these facilities are located outside a public rightof
way in accordance with the following
1 When located between adjacent lots easements shall be provided on one side ofa

lot line

2 The minimum easementwidth for a single utility is 15ftThe minimum easement

width for two adjacent utilities is 20ftThe easement width shall be centered on

the utility to the greatest extent practicable Wider easements may be required for

unusually deep facilities

4580 Drainageway Easements and Dedications

Development can have a number of impacts on the drainage system and its associated

water quality These potential impacts include but are not limited to increases in the

amount of surface water runoff decreases in the time for stormwater destined for

drainageways to reach peak flow increases in water temperature and increases in the

quantity and types of pollutants that may enter drainageways To the greatest extent

practicable the drainageways within the City are intended to function as a holistic natural
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system that includes both fishbearing streams and other streams whose flow is

recognized to have direct impacts on these fishbearing streams To ensure that

unnecessary negative impacts to this system are minimized and to provide and maintain

adequate stormwater facilities new development expansion ofexisting development or

redevelopment proposed on land abutting or containing an open natural drainageway
shall require granting ofan easement under the conditions described in aof this

section over lands suitable for conveying storm waters and for maintaining and operating
an effective open drainageway system The easement is intended to satisfy the purposes
cited in Section 4510above and shall be reviewed and approved by the City Engineer

w
a

x
W

a Easement While dedications are preferred at a minimum a drainageway easement shall
be required when

1 A parcel of land is divided into two or more parcels whether by land partitions or

subdivision
2 A permitted development ofany kind building parking lot etc is proposed on a

vacant parcel ofany size
3 A detailed Development Plan is proposed in accordance with Chapter 25 for a

parcel regardless of whether structures exist

b Easement Restrictions The easement shall contain sufficient restriction on the use of the

area to satisfy the purposes cited in Section4510above Restrictions shall apply to

structural improvements regrading filling or alteration of existing vegetative cover

d Easement Width When an easement is required see Figure451 the appropriate width
shall be determined as follows

3 For streams not indicated on Figure451as fishbearing the easement area shall

include the drainage channel plus additional width as determined by the following
formula

WFTOB 15x 5 ft

WFTOB Width From Top Of Bankie width of the easement area needed on each

side of the drainageway channel
x Width of channel from top of bank to top of bank as determined by the City

Engineer or 30 ft whichever is less

Note for nonfishbearing streams the easement identified in subsection 3above shall

be applied based on a specific determination of the impacts from a sites

development to the affected drainageway and a determination that the easement

width is required to provide a benefit to the drainageway that is roughly
proportional to the developmentsimpact In the formula 15x 5 ft the 5 ft can

be waived when the City Engineer finds that there is minimal risk that impervious
cover compaction or trenching activities will occur in this 5 ft area

6 If the federally designated 100year flood plain as determined by maps on file with

the City Engineer extends beyond the required width as specified above
additional easement widths shall be provided for flood management or to preserve

riparian areas Such dedications or easements shall no exceed 50 ftas measured

from the top of the bank

4590stormwater Detention Retention Measures

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 88 of 133



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 stormwater detention and retention in accordance with bof thissection

b When detention andlor retention are required
1 Development Projects that create impervious surtaces roads driveways parking

lots walks patios and roofs in excess of25000 square feet are required to

implement stormwater detention andor retention measures as specified in the

Corvallis Design Criteria Manual Detention facilities shall be designed to

maximize stormwater infiltration

45100Standards For Properties With Wetlands

45110 Use Limitations and Exceptions Within Drainageways and Wetlands Subject to

Easements and Safe Harbor Regulations

In addition to the requirements of the underlying zone the following limitations and

exceptions shall apply to activities within drainageways and wetlands and shall require
prior review and approval by the appropriate local state and federal agencies

a Removal of vegetation from drainageways is prohibited except for the following purposes

as approved by the City Managersdesignee
4 For the development of waterrelatedorwaterdependent uses provided they are

designed and constructed to minimize impact on the existing riparian vegetation
6 Perimeter mowingcutting of vegetation for fire hazard prevention

b Building Paving and Grading Activities Within drainageway and wetland areas the K
W

placement ofstructures or impervious surtaces including grading excavation and the

placement of fill is prohibited except as stated below Exceptions to the drainageway and

wetland restrictions may be made for the purposes identified in items 16ofthis section

provided they are designed and constructed to minimize adverse impacts to the riparian or

wetland area In the case ofwetlands no development shall be permitted until the City has

received verification of DSL approval for development on the subject site or written

indication from DSL that the department is not concerned with the development
2 Construction of streets roads and pedestrian connections that are included in the

City of Corvallis Transportation Plan

d Site Maintenance the limitations imposed by this section do not preclude the routine

maintenance of structures Maintenance of lawns planted vegetation and landscaping
shall be kept to aminimum and shall not include the spraying of herbicides or other

pesticides Where replanting is done vegetation shall be replanted with native species
Maintenance trimming of existing trees shall be kept to a minimum and under no

circumstances shall the maintenance trimming be so severe it compromises the trees

health longevity and resource functions Vegetation within utility easements shall be kept
in a natural state and replanted when necessary with native plant species

The applicant has presented a phasing plan that while not addressing specific phasing of

utilities should form the basis for phased utility installation As per City standards all utilities

should be extended to and through each phase that the subject utilities abut andor serve If

during review of public improvement plans for individual phases it is determined by the City
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Engineer that utility extensions or looping are required to meet development demands then
the developer should extend or loop the utility concurrent with whichever phase of
development creates the need Condition 42

Public accessways and appropriate access easements will need to be provided to all public
sewer and stormwater manholes detention and water quality facilities not located in public
rightofway Accessways should be constructed as allweather be at least 15feet wide and

capable of supporting 60000 pound maintenance vehicles The accessways should extend to
within 10 feet of all associated manholes with no more than a 15foot backup length unless
otherwise approved by the City Engineer Condition 43

Infrastructure cost recovery charges may apply to the NW Harrison Boulevard sewer and Dale

Drive sewer lines adjacent to the site The determination of applicable charges will be
determined during the public improvement review process Where it is determined that there
will be Infrastructure Cost Recovery charges the developer should pay their required share of
the costs prior to making any connection to any infrastructure system in accordance with

Corvallis Municipal Code Section218040 Development Related Concern F

Water

The proposed development lies within first second and third level water service areas First
level water service is available from a 20inch diameter ductile iron waterline in NW Harrison
Boulevard However since most of the proposed development occurs in the second level

area use of this line is not recommended Second level water service is available from dead

w end lines within the NW Circle Boulevard extension ROW 16inch diameter ductile iron the
Dale Drive ROW6inch diameter cast iron and off of NW Elizabeth Place6inch diameter
cast iron All three of these lines were stubbedoutwith the intention that they would be
looped as part of development occurring on the subject site Third level waterlines are

available from areas north of the site west of Woodland Drive and NW Witham Hill Drive fl
inch diameter cast iron However these lines do not abut the site

The applicant has proposed connecting to both of the existing second level waterlines in NW
Circle Boulevard and Dale Drive at the north end of the site The applicant has also proposed
extending the NW Circle Boulevard waterline south and east across an existing easement for
future connection to the existing NW Elizabeth Place stub However access completing this
connection to the NW Elizabeth Place waterline stub would require an easement across the

Belt Am property Tying into the NW Elizabeth Place stub would allow for looping of the
proposed system which is the Cityspreference Looping waterline connections at multiple
locations increases the performance of the public water system by providing 1 increased
pressures 2 increased available flows 3 increased water quality by means of frequent
replenishment of potable water within the system and 4 redundancy in the public system to
facilitate maintenance events Without connecting to the waterline stub in NW Elizabeth Plan
the proposed system would result in approximately 1500 feet of deadend second level
waterline Long deadend extensions of public waterline should be avoided in order to
maintain the performance standards listed above
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No deadend water tines should be constructed from the NW Circle Boulevard water line

extension If an easement cannot be obtained to loop the NW Circle Boulevard waterline to

the NW Elizabeth Place waterline it is recommended that the applicant extend the NW Circle

Boulevard waterline south to the intersection with the existing City easement that crosses over

the Beit Am property between this site and the Cityowned property this immediately north of

the LDS church A flushing station complete with an accompanying meter service and a

backflow prevention system should be installed at the terminus of this waterline and connect

to the public sewer system on NW Harrison Boulevard The looping of the waterline andor

installation of the flushing station should be constructed concurrent with NW Circle Boulevard

improvements in the first phase of development Condition 44

The applicant has proposed tying into the NW Harrison Boulevard first level water service and

extending this line approximately 500 feet north along NW Circle Boulevard Because there

are no other connections for First Level water service to the site this would create adeadend

line The applicant has stated that this line would only be used for fire hydrants and would not

be used for any domestic service within the Witham Oaks site Because the existing
structures located within this section of NW Circle Boulevard could be reached from the

existing fire hydrants on NW Harrison Boulevard it is recommended that no first level dead

end water lines be constructed off the NW Harrison Boulevard water supply Condition 44

The application also shows a general alignment for a Third Level waterline heading extending
from the site AttachmentI78 Some lots located at the north end of the site may be better
served by a Third Level system to improve water pressures in dwellings and hydrants at the

north end of the site Connection to this Third Level service would require an easement

through the open space property to the north of the site The open space purchase agreement
for this property states that the ownerbuyer currently the City will allow an easement across

the property at a mutually agreed upon location and with an alignment to be determined at a

later date for purposes of providing public water service access There are however several

significant trees in this open space tract that would complicate installation of this line

The exact locations and alignments of waterlines and services will be determined as part of

the public improvement process Extension of a Third Level water service to the upper portions
of the development site may not be the optimal service configuration This would involve

significant extension of waterline through a treed open space area to serve a limited number of

lots The applicant should be aware of potential water pressure issues for Second Level

servicesie insufficient pressure 40 psi on second stories at the north end of the site and
excessive pressures 85 psi at the south end of the site that may require private booster

pumps or pressure reducing valves As part of the public improvement plan review process

the applicant should provide calculations that show City standards for fire and domestic water

pressure have been met with the proposed system

If it is determined that private water booster pumps andlor pressure reducing valves are

required to maintain proper domestic service pressure deed restrictions should be recorded
for the affected lots to ensure that all future owners are aware of the need to maintain the

private booster pump or pressure reducing valves Condition 45

w

n

x
w
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Infrastructure cost recovery charges may apply to the NW Harrison Boulevard waterline

adjacent to the site The determination of applicable charges will be determined during the

public improvement review process Where it is determined that there will be Infrastructure
Cost Recovery charges the developer should pay their required share of the costs prior to

making any connection to any infrastructure system in accordance with Corvallis Municipal
Code Section218040 Development Related Concern F

Based on evaluation of the CitysWater Master Plan and given the conditions above the site
can be adequately served by the Cityswater system

Sanitary Sewer

The site is located within the Fillmore sewer basin Sanitary sewer service is available to the
site via the existing and the 12inch diameter sewer line in the NW Circle Boulevard Extension
which extends south and connects to the 15inch diameter sewer line flowing to the east in
NW Harrison Boulevard

The applicant has proposed a network of gravity sewer lines constructed within the new Local
Streets with the exception of a 250foot long section in Tract C and a 170foot long section
in Tract M that flow to the existing 12inch diameter sewer line traversing the site It appears
from the detailed design that all lots can be served with public sewer lines and that there will
not be a need for private sewer lines

Based on evaluation of the CitysWastewater Utility Master Plan it has been determined that

w the Citys sewer system has adequate capacity to serve the proposed development

Storm Drainage

The site is located within the Oak Creek drainage basin There are currently no enclosed
public storm drain lines adjacent to the site The closest storm drain line in NW Harrison
Boulevard to the east is near the intersection with NW Merrie Street Storm drains east of the
site have limited capacity to accept additional flows

Stormwater runoff from the site currently drains from north to south through the existing
wetlands There is an existing drainageway approximately 5 feet wide that runs roughly north
to south through the site paralleling and crossing the existing NW Circle Boulevard ROW for
much of its length and terminating into an existing channel approximately 5 feet wide and 2
to 3 feet deep that runs along the north side of NW Harrison Boulevard adjacent to the sites
southern boundary

The applicant has proposed realignment of the northern portion of this NW Circle Boulevard
drainageway that runs northsouth through the site in order to construct the NW Circle
Boulevard improvements The existing NW Circle Boulevard drainageway appears to be
approximately 5 feet wide along this northern reach
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There is an existing 18inch diameter culvertie Outfall 1 located at the southeast corner of

the site that currently conveys some runoff from the site south onto the abutting OSU property
The majority of the collected runoff from the site is conveyed west via the NW Harrison

Boulevard channel to an existing 18inch diameter culvertie Outfall 2 that crosses under

NW Harrison Boulevard and into a drainageway that flows across the abutting OSU property
south to Oak Creek A portion of the runoff from the site continues further west along the NW

Harrison Boulevard channel eventually crossing NW Harrison Boulevardie Outfall 3 and

also flowing south across OSU property to Oak Creek

The applicant has proposed construction of public and private drainage systems for the new

development that would deliver stormwater flows to four proposed water quality structures

WQ North WQ East WQ Central and WQ West located roughly across the middle and

lower half of the site just outside the designated wetland areas AttachmentI163 The

treated stormwater from the water quality facilities would then be distributed via sheet flow

across the existing wetlands at rates designed to match thepredevelopment flows

The applicant has proposed two detention facilities that would be located at the south end of

the site just outside the wetland boundaries These facilities would be used to store runoff

from the development until it can be released onto the adjacent OSU property at or below the

predevelopment flow rates The applicant has also proposed realigning the NW Harrison

Boulevard conveyance channel further north in order to accommodate the NW Harrison

Boulevard street improvements This channel would act as both a conveyance structure and

as an additional detention facility The existing NW Harrison Boulevard conveyance channel

appears to be approximately 5 feet wide and 1 to 2 feet deep adjacent to the site Portions of

the realigned channel may fall within the wetland area
t
x

Due to the complexity of the proposed storm water drainage system and to facilitate w

discussion the Storm Drainage section is divided into three parts Part 1 is a discussion of the

proposed enclosed public and private storm drainage system Part 2 is a discussion of the

proposed natural drainageway system and Part 3 is a discussion of the proposed storm water

quality and detention facilities

Part 1 Enclosed Public and Private Storm Drainaae System

The applicant has proposed two private storm drain lines at the far north end of the site
serving lots 181 to 190 and lots 200 to 205 respectively The applicant has stated that due to

the steep terrain in this area of the site it is not possible to convey the stormwater flows from

these lots to the public storm drain lines located in the adjacent streets The alternative to

creating these private stormdrain lines would have been to create public stormdrain lines

between every other lot which would have been difficult given the proposed minimum 3foot

sideyard setback

The LDC cites that all development sites should be provided with public utilities including
storm drainage Private facilities may be considered if three criteria are met LDC Section

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 93 of 133



4070k One criteria the development site remains in one ownership is not met in this
case However as discussed above topography and lot development standards present
limited opportunity to access standard public storm drains Therefore staff concur with the

applicantsproposal to utilize private storm drains These private storm drain lines should

have a private joint and several maintenance easement that will allow lot owners access for
maintenance purposes over the entire line The limits of these private easements should

extend across only the adjacent northern lots and not impinge upon the adjacent southern lots

Condition 46

The number and location of storm drain catch basins pipe location and sizing should be

determined during review of the public improvement plans All storm drain catch basins should
have trapping devices installed Condition 47

Part 2 Natural Drainageway System

As part of the plans for public improvements in the first phase of development the applicant
should include a detailed plan for realignment of the NW Circle Boulevard drainageway
consistent with the Corvallis Stormwater Master Plan and the King County criteria At a

minimum this plan should addressreestablishment of vegetation shading facilitation of

drainageway migration and water quality protection for the wetlands consistent with DSL

requirements and approval The applicant allotted 17 feet of width for the realigned NW Circle

Boulevard drainageway The plan will need to included adequate design details to

y demonstrate that the realigned drainageway will fit within the allotted width and that it will
facilitate the safe passage of the 100yr 24hr storm water event so that it does not present a

x safety hazard to adjacent dwellings structures and pedestrians As per King County criteria
w the slopes of all realigned drainageways should be no steeper thanone foot of rise in three

feet of run 3H1V Realignment of the NW Circle Boulevard drainageway should tie into and
not damage the existing channel that was installed as part of the NW Circle Boulevard

Extension Capital Improvement Project Condition 48

As part of the plans for public improvements in the first phase of development the applicant
should provide a drainageway easement along the entire length of the NW Circle Boulevard

drainageway The drainageway easement should be consistent with Land Development Code

criteria and the CitysDrainage Master Plan The applicant should provide a storrnwater

maintenance plan in accordance with King County criteria and a stormwater facilities

agreement in accordance with City criteria for the realigned portion of the NW Circle

Boulevard drainageway Because preservation of this drainageway is an integral component of
the wetland preservation plan the warranty period should be coincident with the
recommended wetland mitigation monitoring plan time frame or two years from acceptance
whichever is longer The drainageway easement should be recorded with the final plat for the

first phase of development Conditions 24 and 49

Public improvement plans should delineate the drainageway easement and should denote

locations for installation of the Citys standard Riparian Area protectioninformational signs
The signs should be installed at the corners and midpoint of each parcel abutting the
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drainageway easement at a distance of 3 feet behind the property line that delineates the

drainageway easement The signs should be purchased and installed by the developer
concurrent with the first phase of development Condition 50

In the submitted narrative the applicant discussed a flow control structure for Outfall 2
however the design and location of this structure was not addressed or shown on the plans
Previous applications for this site have noted that the drainage along Outfall 3 to the west of

the site may be impeded somewhat by topography and existing debris andor blocked
structures As part of the public improvement plan review process it is recommended that the

developer submit an engineered capacity analysis for all onsite storm drainage to examine

system capacity and to identify any mitigation requirements necessary to ensure sufficient

capacity In addition the applicant will need to provide detailed calculations demonstrating that

the new and existing culverts extending onto OSUsproperty will adequately accommodate

and control anticipated flows as per the Memorandum of Understanding dated August 15tH
2006 AttachmentI186 Condition 51

Part 3 Storm Water Quality and Detention Facilities

All storm water quality and detention facilities including the NW Harrison Boulevard

conveyance and detention channel should be designed consistent with criteria outlined in

Appendix F of the Citys Storm Water Master Plan and criteria outlined in the King County
Surface Water Design Manual As per King County criteria if side slopes steeper than the c

standard 3H1V are proposed or if embankment heights exceed 6 feet they should be

designed by a licensed geotechnical engineer Fencing will not be allowed around any of the

storm water quality detention facilities unless otherwise approved by the City Engineer As w
part of the plans for public improvements the applicant should provide engineered
calculations forpredevelopment and postdevelopment peak storm water runoff flows and

demonstrate that all storm drainage facilities are designed to match pre and post development
flows up to the 2 5 and 10year storm events or as consistent with the OSU Memorandum of

Understanding whichever is more stringent Publictoprivate transfers of all outfalls should

also be adequately addressed as part of these plans Design of all detention and water quality
facilities should be performed by a qualified licensed professional engineer and should be

subject to the review and approval of the City Engineer Condition 52

The design for the storm water quality and detention facilities including the NW Harrison

Boulevard conveyance and detention channel should include a landscape plan that details all

landscaping essential to ensure the proper function of the detention and water quality facilities

This functional landscape plan should be submitted as part of the plans for public
improvements The applicant should see that all associated functional landscaping associated

with the storm water quality and detention facilities be installed or that appropriate erosion

and sediment control measures are in place prior to any paving activity on the development
site All detention and water quality facilities landscaping should be consistent with City and

King County criteria and should be designed prior to acceptance of the public improvement
plans All water quality and detention landscaping should be designed and approved by a

qualified landscape architect Condition 53
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Because they are part of the public stormwater utility system all storm water quality and
detention facilities including the NW Harrison Boulevard conveyance and detention channel
should be located within public ROW dedicated tracts or subject to public drainage
easements consistent with Land Development Code criteria

The applicant should provide a stormwater maintenance plan in accordance with City and

King County criteria and a stormwater facilities agreement in accordance with City criteria
for the proposed water quality and water storage facilities Because the water quality facilities
are an integral component of the wetland preservation plan and the detention facilities are in
close proximity andor located within wetland mitigation areas the warranty period should be
coincident with the wetland mitigation monitoring plan time frame or two years from
acceptance whichever is longer Conditions 24 and 54

Groundwater quality and groundwater recharge infiltration should be considered when

designing the stormwater quality and detention facilities As per King County design criteria
the design for the water quality and detention system should identify the dry season water
table and minimize disturbance to groundwater patterns Infiltration facilities such as pervious
pavements are a recommended means of meeting detention requirements where soil and

slope conditions not steeper than 10 percent permit the use of infiltration facilities and where
the facilities will not have an adverse impact on the subject site or adjacent or downhill
properties The detention analyses should include a discussion on the feasibility of
implementing infiltration during both wet and dry seasons and a discussion on the feasibility of

using pervious pavement systems in the streets and onsite paved areas to minimize runoff
w and maximize infiltration Condition 55

The applicant has proposed an aboveground water quality structure located between Streets
I and H just south of proposed Lots 141 and 154 Because of the close proximity of this
structure to the surrounding properties this structure should meet the following criteria in
addition to City of Corvallis and King County criteria Condition 56

a Side slopes should not exceed a maximum 41 side slope
b Should facilitate the safe passage of the 100yr 24hr storm water event so that

it does not present a safety hazard to adjacent dwellings structures and

pedestrians
c Should be designed so that it does not require fencing per the King County

fencing requirements

OffSite stormwater Drainage and Easements

Developmentgenerated stormwater runoff from the site should not be allowed to cross private
property without appropriate easements from impacted property owners OSU owns property
downstream of the proposed development site The applicant has submitted a Memorandum
of Understanding with OSU to provide an agreement to address providing the City an

easement for the use and maintenance of the east drainage ditchie downstream of Outfall
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2 for water quality and flood control purposes The west drainage ditchie downstream of

Outfall 3 should also be addressed in this agreementeasement since the proposed detention

facilities may alter flows to it as well A drainage easement acceptable to the City Engineer
should be submitted with the plans for public improvements Condition 57

If proposed Conceptual and Detailed Development Plan is approved and an appropriate
easement cannot be obtained subsequent to the approval the applicant should be required to

initiate a Major Modification to the in accordance with the applicable sections of the LDC

The modification should include alternate design solutions to accommodate the surface

conveyance and water quality requirements of the proposed development The reconfiguration
of the onsite drainage facilities should not result in a decrease in buffering or open space

requirements conditioned with the proposed Conceptual and Detailed Development Plan

Comprehensive Plan Policies 4129and41210 listed above should be considered when

deviating from aboveground open detention and water quality facilities Condition 57

The proposed land use represents a significant increase in impervious area and merits

particularly careful attention to stormwater management Given the complexity of the

stormwater drainage system it is not clear whether or not the proposed stormwater drainage
facilities as shown in the application can be constructed to City of Corvallis and King County
criteria Permitting for the wetland mitigation plan is also required by DSL and DEQ If the

proposed Conceptual and Detailed Development Plan is approved and the proposed
stormwater drainage facilities cannot be constructed to City of Corvallis and King County
criteria as configured then the applicant should initiate a Major Modification to the to address

a storm drainage facility design that can be constructed to City of Corvallis and King County a
criteria Condition 58 x

w

In order to mitigate a development siteswater quantity and quality burdens on the public
stormwater system acceptable detention facilities and stormwater treatment facilities must be

provided Public maintenance of these facilities is most efficiently provided with open systems
because they facilitate visible evaluation of system conditions and accommodate routine low

technology maintenance practices Practices that enhance groundwater recharge to maintain

or increase stream flow during dry periods are encouraged as per Policy4129 and Appendix
F of the Citys stormwater Master Plan Open systems allow stormwater contact with

vegetation and soil to enhance water quality and infiltration The development receives the

following benefits from open public storm water quality and detention facilities ongoing public
maintenance avoiding the cost of installing underground detention pipe and associated all

weather access paths for the Citysmaintenance vehicles and maintaining the properly
functioning hydrological and biological condition of open drainageways Therefore staff find

that the burden of providing these improvements is roughly proportional to the benefits

received by the development

Street Lights
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Land Development Code Section4070has been amended to establish street lights as public
utilities The applicant should provide an engineered design for street light installation obtain

appropriate electrical permits from Development Services Division and install the street light
system concurrent with public improvements Street lights should be installed concurrent with
their respective phase of development Condition 59
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Overall Conclusion on Public Facilities and Services

Per the preceding discussion and given Conditions 42 59 the existing public facilities and
services network can accommodate the proposed Conceptual and Detailed Development
Plan consistent with applicable City criteria

FRANCHISE UTILITIES

Applicable Land Development Code Criteria

LDC40100 Franchise Utility Installations

a Where a land division is proposed the developer shall provide franchise utilities to the

development site Each lot created with a subdivision shall have an individual service

available or secured in accordance with provisions ofSection2440 prior to approval of

the final plat
b Where necessary in the judgement of the Director to provide for orderly development of

adjacent properties franchise utilities shall be extend through the site to the edge of

adjacent propertyieswhether or not the development involves a land division

LDC40110 Land For Public Purposes
b Public utility easements with a minimum width of7ftshall be provided adjacent to all

street rightsofway for franchise utility installations

Existing franchise utilities are located in the vicinity of the subject site Standard 7ft public
utility easements PUE are required adjacent to all public rightofway in accordance with LDC

40110 to allow for the future extension of franchise service

Prior to issuance of public improvement permits the applicant should 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 should conform to requirements outlined in Land Development Code Section40100
including provision of appropriate public utility easements The applicant will need to provide
confirmation that the franchise utilities have reviewed these plans prior to review by the City
Condition 60

F SOLAR ACCESS
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The following discussion reviews the proposed Conceptual and Detailed Development Plan

against relevant criteria from the Comprehensive Plan and LDC regarding energy efficiency
and solar access

glicable Comprehensive Plan Policies

i 1223The City shall require all future subdivisions planned developments and other major
developments plus commercial and industrial development be designed to reduce

demands for artificial heating cooling and lighting by considering topography
microclimates vegetation and site and structure orientation which maximizes southern

exposure The City shall develop incentive programs for those developments that

demonstrate sound energy conservation design andor construction such as density
incentives or similar programs

Applicable Land Development Code Sections

Section4620PERFORMANCE STANDARD

Residential subdivisions and planned developments on parcels of more than 1 acre shall be

designed so that solar access protection as defined in Chapter 16 is available at ground level to

the following

a South face of existing residential buildings adjacent to the development

b In residential subdivisions a minimum of80 percent of lots with sufficient eastlwest

dimension to allow orientation of the long axis of a building to utilize solar energy and

c In planned developments a minimum of80 percent of the buildings with sufficient

eastwest dimension to allow the long axis of the building to utilize solar energy

Section4630WAIVER OF STANDARD IN SUBDIVISIONS

A waiver from the requirements of Section4620above may be granted by the Planning
Commission to the minimum extent necessary to

a Preserve existing vegetation

b Reflect physical land development constraints related to the shape or topography of the

site

c Accommodate northfacing slopes of10 percent or more or

d Meet City design requirements for provision ofstreets drainageways utilities

landscaping and location of buildings consistent with minimum setbacks

Section4650WAIVER OF STANDARD IN PLANNED DEVELOPMENTS

For residential planned developments a waiver from the requirements of Section4620above

may be granted by the Planning Commission based on the provisions ofSection4630above or

to the minimum extent necessary to

rn
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a Meet a broad range of residential needs by encouraging use of innovative site

development techniques and a mix of dwelling types or

b Address future housing needs in the community by encouraging affordable housing as

defined in Chapter 16 to increase housing choices

A waiver may not be granted under this section unless the applicant demonstrates that the loss of

solar access for current and future generations has been mitigated by a substantial increase in

energy efficiency of the proposed dwellings over Uniorm Building Code requirements

0
0
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The applicant has submitted a solar study for the proposed development AttachmentsI73

through I75 A description of the study is presented in the project narrative which concludes
that the LDC criteria contained in Section4620are not satisfied by the site design Based on

the percent distribution of tots with an entire wall exposed to the sun between the hours of
900AM and 300 PM on November 21 the groundfloor of approximately 80 percent of the

proposed dwellings would have solar access to this extent for only two hours during that six
hour period of time As a result the applicant has requested a waiver from the solar access

standards

In support of this request the applicant points out that a substantial amount of the site has

been set aside as open space to protect natural features The resultant reduction in area of

the developable portion of the site has limited the flexibility generally available for orienting
streets in a manner that facilitates achieving the solar access standards Similarly the

reduced area available for development has forced the applicant to account for the existing
topography by aligning some of the proposed Local Streets and lots in a less than optimal
manner However despite these limitations an effort has been made to provide a mixture of

housing options and lot sizes that arguably demonstrate an innovative use of the site

As discussed in other sections of this staff report the applicant has determined the gross
density for the site based on the total acreage of both the PDRS6 and the PDAGOS
portions of the site To a certain extent the applicantsrequest to vary from solar access

standards relies on the contention that the proposed design barely achieves the minimum

density required in the RS6District In fact the gross density for the project is approximately
38 units per acre as opposed to 23 units per acre This miscalculation is central to the

applicantsargument that the site is constrained to such an extent that achieving solar access

becomes difficult However if the proposed site design did actually amount to a gross density
of 23 units per acre or roughly 132 units each dwelling would presumably be constructed on

a comparatively larger average lot size with greater flexibility to obtain solar access Thus the

applicantsargument actually amounts to a question of which is more valuable to the

community an efficient use of residential land that achieves the median density for the RS6

District or meeting the minimum solar access standards for residential planned developments

To answer this question additional aspects of the applicantsargument should be considered

Approximately 73 percent of the proposed dwellings would have an entire wall exposed to the
sun between the hours of900AM and 300 PM on November 21 based on the submitted

solar study The applicant points out that under the 2006 Revised LDC the solar access
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standard is achieved if a minimum of 30 lineal feet of a building wall for each dwelling gains
exposure at the ground level However as with the applicable LDC standard the revised

provisions stipulate that at least 80 percent of the dwellings satisfy this minimum requirement
Thus the proposed design would still be 15 dwellings shy of achieving the revised solar access

standard if it were applicable to this proposal

One of the reasons listed in Section4650b for granting a waiver to the solar access

standards in residential planned developments is the provision of affordable housing A

discussion provided above in the Compatibility Section recommends a Condition of Approval
with an option that would require that the gross floor area of at least 3 percent of proposed

dwellings be 1200 square feet or less Based on the limitations of this condition at least 8

dwellings would have to be constructed consistent with this square footage When compared

to the percent distribution of dwellings that satisfy the current LDC solar access standard

between 900 AM and 300 PM the compliance of 12 additional dwelling units would be the

minimum necessary to achieve consistency with this standard While the market value of

these homes cannot be determined at this time because construction may not occur for

several years it is reasonable to conclude that houses of this size would be comparatively less

expensive than units constructed at the modified development standards proposed by the

applicant In 2006 the 80th percentile median income for a family of four in Corvallis was

54500 The definition of affordable housing provided in Chapter 16 of the LDC notes that

no more than 30 percent of the monthly income for a family in this demographic could be used

for monthly rent or mortgage payments This equates to approximately1300 a month for a

family of four which is within the current potential range of monthly rent and mortgage

payments fora1200 square foot dwelling Therefore to the extent that can be logically

inferred the proposed project would provide affordable housing through the recommended

conditions and requested development standards

As an additional mitigating factor the applicant has proposed to construct each of the new

dwellings consistent with the Earth Advantage program AttachmentI228 throughI266

Among other features this method of construction results in a 15 percent increase in energy

efficiency over the minimum required by the Uniform Building Code Therefore the potential
reduction in energy efficiency resulting from the proposed development could be recovered

through the Earth Advantage program consistent with LDC Section 4650 and

Comprehensive Plan Policy 1223

The other energy efficiency factor to be considered is associated with constructing a

residential development above the minimum density required Doing so facilitates a compact
urban form that results in shorter travel distances between the commercial and residential

portions of a city Specific to this site greater than minimum densities result in more people

being located near a planned extension of transit services which are better supported by
densities resulting from clustered development By default a reduction in energy consumption
results due to more people living closer to the services they require and thus expending less

fuel to reach these services Similarly more people are served per mile of street or public

utility line which is an increased efficiency when considering the amount of materials used to

construct these facilities Therefore it is reasonable to conclude that he flexibility gained
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through the requested development standards balances a slight reduction to solar access with
increased efficiencies gained through specific construction methods and a compact urban
form

Conclusions on Solar Access

The applicant has proposed a construction method that would provide alternate efficiencies to
compensate for a requested variance to the LDC solar access standards In addition to other
offsetting benefits such as open space and protection of natural features the proposed site
plan as conditioned includes the potential for providing affordable housing and contributes
to a compact urban form When combined it is concluded that these features provide
sufficient gains in energy efficiency to grant a waiver to the applicable solar access standards

SUMMARY OF CONCLUSIONS AND RECOMMENDATION

Based on the criteria findings and conclusions discussed above it is recommended that the
Planning Cammission approve the proposed Conceptual and Detailed Development Plan
subject to the recommended Conditions of Approval and as shown in Attachments A and I Ao motion to approve would be based upon the criteria discussions and conclusions contained
within the March 14 2007 Staff Report to the Planning Commission and upon the reasons

given by the Planning Commission members during their deliberations as reflected in the
e minutes of the March 21 2007 and7or April 4 2007 Planning Commission hearingsr
x
w
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PART II
Tentative Subdivision Plat

TENTATIVE SUBDIVISION PLAT REVIEW

plicable Land Development Code Sections

243D04Review Criteria

Requests for approval of a tentative subdivision plat shall be reviewed to assure consistency with

the purposes of this Code pertinent development standards of the Code including Chapters

40Improvements Required with Development 41Parking Loading and Access

Requirements 42Landscaping Buffering and Screening 44Land Division

Standards and 45Flood Control and Drainage Provisions and density requirements of the

Comprehensive Plan

In order for a proposed tentative subdivision plat to be approved it must be found to be

consistent with the applicable standards of the LDC and purposes of Chapter42 An

extensive review of the subject proposal that analyzes the various aspects of the development
standards contained in Chapters 25334041424546 and 47 has been provided in

Part I of this staff report While some of the criteria contained in Chapter 44 were also

discussed in Part I a complete review is provided below along with a response to purposes of

Chapter 42

For findings relevant to all other LDC Chapters noted in Section243004 please refer to Part

I of this staff report Findings from the specific discussions provided above are incorporated
here by reference as findings under the applicable criteria contained in Chapters 334041

4244 and 45

1 Consistency with Purposes of Chapter 24

Applicable Land Development Code Sections

Section 2420PURPOSES

Land division review procedures are established in this chapter for the following purposes

a Ensure building sites are ofsufficient size and appropriate design for their intended uses and

lots to be created are within density ranges permitted by the Comprehensive Plan

b Minimize negative effects of development upon the natural environment and to incorporate
natural features into the proposed development where possible

c Ensure economical safe and efficient routes for pedestrians bicycles and motor vehicles

d Create residential living environments that foster a sense of neighborhood identity and are

protected from the adverse effects of heavy traffic and more intensive land uses and
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e Promote energy efficiency

The subject Conceptual and Detailed Planned Development would be constructed as a 221
lot residential subdivision As proposed development standards from the RS6 District would
be varied through this process to allow for a more efficient use of the developable portion of
the site as well as to create additional common open space areas to protect significant natural
features The resultant gross density for the site would be 38 units per acre which is within
the range allowed for the RS6 District and correponding Residential Low Density
Comprehensive Plan designation

As discussed above in Part I the requested development standards are anticipated to result in
buildable lots that would contain single family detached or single attached zero lot line
dwellings Where appropriate Conditions of Approval have been recommended to address
consistency with compatibility criteria listed in Chapter 25 of the LDC The overall project is
anticipated to provide a livable environment that is efficiently connected to existing public
utilities and transportation infrastructure The proposed Local Street network and strategically
placed common tracts would form the boundaries of the new residential neighborhood These
amenities would also function as buffers between the developed portion of the site and

surrounding natural open spaces while also providing connections between these aspects of
the overall site

t
0

Given the above discussion and relevant findings presented in Part I of this staff report the
proposed tentative subdivision plat is consistent with the purposes of Chapter 24

2 Consistency with Chapter 44 Land Division Standards
W

Applicable Land Development Code Sections

Section4420GENERAL PROVISIONS

442001Applicability

All land divisions shall be in conformance with the requirements of the applicable district and this
chapter as well as with all other applicable provisions of this Code Modifications to these
requirements may be accomplished through a Planned Development Chapter 25

442002Blocks

a General Length width and shape of blocks shall take into account need for adequate lot
size and street width and circulation recognizing limitations of the topography

b Size No block shall be more than 1200 ft in length between corner lines except along
arterial street unless the topography or location of adjoining streets justifies an exception
The recommended minimum length ofblocks along an arterial street is 1800 ft

As proposed each of the blocks created through the tentative plat would be consistent with
the above criteria Each block would be composed of lots of adequate size to be considered
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buildable and be bounded by a Local Street that meets the dimensional and improvement
standards contained in the LDC While less than1200 feet between corner lines those

blocks with the greatest perimeter would include pedestrian pathways between pairs of

bounding streets in order to shorten the distance traveled by pedestrians For example the

block formed by Streets C D F G and J would include a pathway between Streets D

and F AttachmentI77

442003Lots General Requirements

a Size and Shape Lot size width shape and orientation shall be appropriate for location of

the subdivision and for the type of use contemplated No lot shall be dimensioned to contain

part of an existing or proposed street All lots shall be buildable and depth shall not

generally exceed 2times the average width Lot sizes shall not be less than required by the

Code for the applicable district Depth and width ofproperties reserved or laid out for

commercial and industrial purposes shall be adequate to provide for offstreet parking and

service facilities required by the type of use proposed

b Access Each lot shall abut upon a street other than an alley for a width ofat least 30 ft

unless the lot is created through a land partition or minor replat in which case443001below

shall apply

As discussed in Part I of this staff report the proposed tentative subdivision plat would vary

from these two standards The depth of some of the proposed lots is more than 22 times the

width Due to either placement of a lot on a culdesac or curve of a street or due to desired

flexibility in lot size the applicant has also proposed lots that do not from on a street for at

least 30 feet The proposed modifications to these standards are not anticipated to adversely

effect the overall compatibility or function of these lots

c Through Lots Through lots shall be avoided except where essential to provide separation of

residential development from collector or arterial streets or to overcome specific

disadvantages of topography and orientation A planting screen easement at least 20 ft wide

shall be required adjacent to through lots in accordance with Chapter 42No rights of

access shall be permitted across this planting screen easement All through lots having

frontage on parallel or approximately parallel streets shall provide the required front yard on

each street except as specified in Chapter 42

d Lot Side Lines Side lines of lots as far as practicable shall be at right angles to the street

the lots face

None of the proposed lots would be considered through lots The rear of each lot either abuts

another lot or shares its rear lot line with a common tract To the extent practicable the side

lot lines for most lots are at right angles to the adjacent streets However the existing

topography and resultant grading plan have not allowed this consistently throughout the site

e Lot Grading Lot grading shall conform to the Citysexcavation and fill provisions

As discussed in Part I of this staff report the proposed grading plan is generally consistent

with the established excavation and fill precedent for residential planned developments

Approximately 22 percent of the site would contain either cuts or fills in excess of eight feet

However most of these locations coincide with locations on the site where existing slopes are

in excess of 16 percent As conditioned the proposed grading plan would be consistent with

applicable Comprehensive Plan Policies

0
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f Building Lines Building setback lines may be established in a final plat or included in
covenants recorded as a part ofa plat

g Large Lots In dividing land into large lots that have potential for future further subdivision a
conversion plan shall be required The conversion plan shall show street extensions utility
extensions and lot patterns to indicate how the property may be developed to

Comprehensive Plan densities and to demonstrate that the proposal will not inhibit
development ofadjacent lands

The applicant has shown the building setback lines on the proposed tentative plat As
discussed in Part I of this staff report the front and side yard setbacks would be modified from
current RS6 development standards The option of showing these setback lines would be
available to the applicant at the time the final plat or phases thereof is recorded

While some of the proposed lots would be large enough to divide further based on RS6
development standards doing so would require subsequent approval of a Planned
Development Modification If a future lot owner was interested in dividing their lot the Planned
Development process would afford ample opportunity for addressing the compatibility and
access issues related to such a proposal

Conclusions on Land Division Standards

Based on the findings made above and in Part I of this staff report the proposed tentative
c subdivision plat is consistent with most of the above criteria Requested deviations from

minimum lot frontage and the maximum lot depth to width ratio are not anticipated to result in
compatibility conflicts Overall the applicantsgrading plan accounts for existing topography
while protecting natural features and minimizing impacts related to the developed portion of
the site

x
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Summary ofConclusions for Tentative Subdivision Plat Reauest and Recommendation

Given the discussions and related findings provided in Parts I and II of this staff report the
proposed tentative subdivision plat is consistent with the applicable Comprehensive Plan
Policies and LDC criteria As conditioned the requested deviations from certain development
standards are anticipated to result in a new residential neighborhood that is compatible with
the existing developed areas immediately proximate to the site Reduced minimum lot sizes
and setbacks would allow the applicant to construct a mixture of housing types provide a

greater amount of common open space and protect significant natural features on the site

Based on the criteria findings and conclusions discussed above it is recommended that the
Planning Commission approve the proposed Tentative Subdivision Plat subject to the
recommended Conditions of Approval and as shown in Attachments A and I A motion to
approve would be based upon the criteria discussions and conclusions contained within the
March 14 2007 Staff Report to the Planning Commission and upon the reasons given by the
Planning Commission members during their deliberations as reflected in the minutes of the
March 21 2007 andor April 4 2007 Planning Commission hearings

Recommended Motion for Conceptual and Detailed Development Plan PLD06000152
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MOTION I move to approve the subject Conceptual and Detailed Development Plan

PLD0600015 to allow construction of the construction of the proposed residential

planned development as conditioned and shown on Attachments A and I

Recommended Motion for Tentative Subdivision Plat SUB06000051

MOTION I move to approve the subject Tentative Subdivion Plat SUB0600005 as

conditioned and shown on Attachments A and I

CONDITIONS OF APPROVAL FOR PLD0600015 and SUB0600005

The following conditions of approval have page references on fhe left side which indicate

where in the sfaffreport discussion and analysis is made relative to that specific condition

Pa a Nog
Condition

No
Condition Language

All 1 Consistency with Plans Development shall comply with the

narrative and plans identified in Attachments A and I of the Staff

Report except as modified by the conditions below or unless a

requested modification otherwise meets the criteria for a Minor

Modification andor a Tentative Plat Modification Such changes

may be processed in accordance with Chapters 24 and 25 of

the Land Development Code

Specific aspects of the Conceptual and Detailed Development
Plan approved through PLD0600012SUB0600005 include
but are not limited to the following

a Development Standards shown on Attachments I19 and I

20 except as modified by Condition of Approval No 5

b Architectural and Pedestrian Design Menu shown on

Attachments I36 andI37 except as modified by Condition of

Approval No 18

c Commitment to use the Earth Advantage program in

constructing all dwellings approved as part of the Conceptual
and Detailed Development Plan AttachmentsI31 andI228

throughI266 and

d Pedestrian amenities listed on AttachmentI50
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Page No CoNition Condition Language

12 2 Consistency With Policy9513 Prior to approval of the final I
plat for the first project phase the applicant shall choose one of
the following options to demonstrate consistency with
Comprehensive Plan Policy9513 and convey this choice
through a letter submitted to the Community Development
Director

Option A Lots 90 through 93 and Lots 96 through 99 shall
be dedicated for the purpose of constructing zerolotline
attached units which in combination with Lots 157 through 171
and Lots 212 through 219 the total lot area shall equate to at
least 10 percent of the net developable area of the PDRS6
portion of the site

Option B Indicate which of the proposed 62 lots with an area

of between 5000 and 4072 square feet shall be constructed
with a dwelling that has a gross floor area no more than 1200
square feet prior to recording the final plat or relevant phases
thereof A deed restriction shall be recorded for each effected
lot concurrent with recordation of the final plat or relevant
phases thereof Cumulatively the selected lots shall constitute
an area equal to at least 3 percent of the net developable area

of the PDRS6portion of the site If the lots are distributed
over more than one recorded phase the applicant shall be
responsible for tracking which lots have been recorded
consistent with this condition and provide the City with a

summary of the lot area balance remaining as each phase is
recorded

23 and 24 3 Side Yard Easements Consistent with LDC Section3330
The applicant shall record mutually beneficial easements
between lots that are developed with a side yard setback of four
feet or less The easement language should note that the
owner of each respective lot is allowed to temporarily occupy
the side yard of the abutting lot for the purposes of maintaining
their side yard and house The easements shall be shown on

the final subdivision plat or phases thereof

24 4 Exterior Side Yard Setbacks Per the current RS6

standards the exterior side yard setback shall be determined for
relevant lots based on dimensions necessary to achieve an

appropriate vision clearance area as required in the Corvallis
OffStreet Parking and Access Standards In the event that a

vision clearance area requires less than afivefoot setback a

minimum of five feet shall be provided
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Pa a Nog
Condition Condition Language

No

25 5 Lot Coverage Standards The following lot coverage

standards shall apply to this development

a Lots constructed with Single Family Attached Dwellings
Maximum of 70 Percent

b Lots less than6500 square feet constructed with Detached

Dwellings Maximum of 60 Percent and

c Lots greater than 6500 square feet constructed with

Detached Dwellings Maximum of 40 Percent

25 and 27 6 Street Trees and Public Utility Connections Street trees

shall be installed consistent with the spacing shown on

Attachment IX of the staff report In the event that a conflict

arises between a street tree location and connections for a

dwelling to public utility lines the tree may be moved within the

abutting planter strip as allowed by the City Forester but in ho

case shall a required tree be omitted If no other compromise
can be reached the public utility connections shall be installed

under the driveway for that dwelling

26 7 Acceptible Method for Attaching Units The applicants
proposal to attach dwellings at a common wall shared by two

garages shall be allowed To ensure that a sufficient amount of

the common wall is shared between two dwelling units a

minimum of five feet of the wall should be shared by each

garage Further one side of the garage for each unit should be

attached to the living space of that unit so that a horizontal gap

does not exist between the roof line of the enclosed living space
and that of the enclosed garage

28 8 Reauired Percentage of Windows Consistent with the

applicantsproposal any building facade oriented toward a

street sidewalk or multiuse path shall contain a minimum

window area of 15 percent The area of the facade shall be

considered as the exterior wall situated between the adjacent
ground and the tallest eave of the corresponding roof
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Page No
CONoteon Condition Language

29 9 Home Owners Association Landscaping Maintenance
Landscaping located within each of the tracts and installed
along the public streets constructed or improved through
Conceptual and Detailed Development Plan shall be maintained
by a Home Owners Association HOA formed for this
development Landscaping shall be maintained consistent with
the maintenance plan required through Condition of Approval
No 15

The Covenants Conditions and Restrictions CCRs drafted
for the HOA shall reference the required landscaping
maintenance plan approved for this development and include
language from the following Conditions of Approval

a Condition 11 Landscaping Standards for Tracts with

Pathways
b Condition 12 Landscaping Standards for Tracts with

Natural Resources

30 10 Landscaping Standards for Tracts with Pathways

a Landscaping within Tract PTract E and Tract A shall be
managed to prevent erosive downcutting in conjunction with

informal pedestrian pathways that may be established
through these areas Similar preventative measures shall

apply to areas of Tract A that contain unimproved
pathways Concurrent with construction of the asphalt
concrete pathway in Tract N corrective action shall be
taken to fill the existing incised informal trail through Tract
A anal prevent further erosive downcutting The

landscaping maintenance plan created for this development
shall include specific strategies for addressing this
requirement

b Fencing installed along lot lines shared with a tract that
contains a pedestrian path shall be limited to either afour
foot tall solid fence or a sixfoot tall fence that is
constructed using an open design that does not screen

more than 60 percent of the view along the lot line shared
by a tract and the subject lot The following lots are subject
to this design standard 13 14 58 59 74 75 93 95 96
106 107 164 165 191 211 and 212
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Pa a No
Condition Condition Languageg No

31 32 11 Landscaping Standards for Tracts with Natural Resources

and 50
a Tract C In order to maintain the existing seasonal

fluctuations in soil moisture that are endemic to oak

woodlands no irrigation systems shall be installed in this

tract After nonnative invasive species have been removed

from this area a native plant seed mix ProTime 710 PDX

Plus Green Clover Plus Flowers shall be applied to re

establish appropriate groundcover No fertilizers shall be

used in this tract unless necessary to guarantee
germination of the initial application of native plant seed

The landscaping maintenance plan devised for this project
shall include lowimpact maintenance activities to manage

seasonal accumulation of understory detritus and include

regular removal of nonnative invasive plants This plan
shall minimize activities that cause unnecessary soil

compaction or that rely on herbicides to control invasive

plants within this tract These requirements shall be

satisfied by landscaping plans submitted consistent with

Condition of Approval No 15

b Tract M To the extent that the design and function of the

water quality facilities proposed to be located in this tract

will allow the exterior slopes shall be planted with either a

mixture of native plants listed in the proposed habitat

enhancement plan or a comparable mixture deemed

appropriate for this location by a professional ecologist
The same landscaping approach shall be used within Tract

M on slopes graded as a result of the construction of Circle

Boulevard or realignment of the existing multiuse path
These requirements shall be satisfied by landscaping plans
submitted consistent with Condition of Approval No 15

Fences constructed along lot lines shared with Tract M

shall be of an open design that does not screen more than

40 percent of the view along the lot line shared with the

tract Where grading is required to establish the elevation

of a lot that abuts Tract M the resultant slope shall be

landscaped with a mixture of native plants proposed in the

applicants habitat enhancement plan or a comparable
mixture deemed appropriate for this location by a

professional ecologist The CCRscreated for this project
shall require that native plant landscaping be maintained

along these slopes in perpetuity and prohibit the placement
of yard debris or other personal property within any portion
of Tract M
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11 cont The remainder of the upland area located northwest of the
proposed monument sign shall be planted with a mixture of

plants listed in the proposed habitat enhancement plan or a

comparable mixture deemed appropriate for this location by
a professional ecologist These requirements shall be
satisfied by landscaping plans submitted consistent with
Condition of Approval No 15

c Tract K Portions ofTractK that are graded to construct
Street A shall be landscaped with a either mixture of native

plants proposed in the applicantshabitat enhancement
plan or comparable a mixture deemed appropriate for this
location by a professional ecologist These requirements
shall be satisfied by landscaping plans submitted consistent
with Condition of Approval No 15 Fences constructed

along all lot lines shared by a portion of Tract K containing
property zoned PDAGOS Lots 208 220 and 221 shall
be of an open design that does not screen more than 40

percent of the view along the lot line that is shared with the
tract

d Tract A Fences constructed along all lot lines shared by
a portion of Tract A containing property zoned PDAGOS
Lots 3 through 30 shall be of an open design that does not
screen more than 40 percent of the view along the lot line
that is shared with the tract

31 12 Habitat Enhancement Plan The applicant shall include
information on the proposed habitat enhancement plan with any
application submitted to DSL for mitigation of wetland impacts
When the applicant submits a permit applicationsto DSL
related to this project a copy of the applicationsshall be

provided to the City for review and comment See Conditions of

Approval 22 and 25 for related requirements

The proposed habitat enhancement plan shall also be
incorporated with the overall landscaping maintenance plan
created for this project Appropriate lowimpact maintenance
methods that ensure long term success of the habitat
restoration area within TractMshall be devised Attachment
1X Similarly the landscaping maintenance plan shall include
activities necessary to manage the natural resources within the
habitat enhancement area in a manner that discourages re

introduction ofnonnative invasive plants
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27 and 50 13 Geotechnical Analysis Prior to issuance of excavation and

grading permits for the site the applicant shall submit a

geotechnical analysis for the entire siteie the developable
and undevelopable portion of the site that assesses the existing
surface and subsurface hydrology and soil types and presents
conclusions on how the proposed development will impact these

site characteristics If the report finds that adverse impacts
cannot be mitigated consistent with this approval a Planned

Development Modification shall be required consistent with LDC

Chapter 25 Otherwise development of the site shall occur

consistent with the recommendations contained in the

geotechnical analysis

27 and 33 14 LandscingPlans The following landscaping provisions
shall apply to overall development of the site

a Landscape Construction Documents Prior to recordation

of the final plat or phases thereof the applicant shall

submit for approval by the Community Development
Director 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 comply with

LDC Section 42 and other conditions of this approval All

trees shall have at least a12inch trunk caliper four feet

above the ground at the time of installation except for

areas landscaped with a mixture of plants listed in the

habitat enhancement plan Trunk caliper for trees listed in

the habitat plan shall conform to the standards established

by the applicantsconsultant The detailed irrigation system
plan shall indicate source of water pipe location and size
and specifications of backflow device as well as head type
and placement The irrigation system shall utilize 100

percent head to head coverage or sufficient coverage to

assure plants cover 90 percent of the landscaped areas

within 3 years The landscape plans shall address the

following additional requirements

Continued on next page
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14 cont b Landscape Installation and Maintenance Landscaping
shall be installed along Circle Boulevard and Harrison
Boulevard concurrent with improvement of these streets

Landscaping required along all new local streets shall be
installed concurrent with the construction of each abutting
lot In the event that a tract abuts a local street the

landscaping within that tract shall be installed concurrent
with street improvements related to that phase of the
project Required landscaping shall be illustrated on the

landscape plan submitted to comply with Item a above
except where due to plant availability or performance
minor changes that meet the Code criteria and maintain at
least the minimum plant density and plant size are

authorized

A maintenance plan for all plantings required through this

approval shall be created by a licensed landscape architect
and be provided to the City concurrent with submittal ofthe

required landscaping plan This maintenance plan shall
provide measures to assure all new plantings attain the
mimimum 90 percent ground cover required by LDC
Section4220 within 3 years from the date of installation
The maintenance plan shall include measures necessary to
enhance natural growth of all installed landscaping and

incorporate requirements from relevant conditions of this
approval A permanent irrigation system containing the

elements described above in Item a shall be installed
within all landscaped areas as needed except within Tract
C where no irrigation is allowed

c Security for Landscape Installation and Maintenance For
each phase of the project all required landscaping shall
either be installed or financially secured prior to the

approval of the final plat If landscaping is financially
secured a Performance Bond or other LDCapproved
financial security shall be provided to the City to secure

installation of all landscaping within the approved
Conceptual and Detailed Development Plan prior to

approval of required landscaping plans Depending on

which approach is used to attain final plat approval the
applicant shall provide the City with a Maintenance Bond or
other LDCapproved financial security that covers 50

percent of the costs for landscape materials and labor plus
costs for administration associated with all landscaping
installed within the subject site either prior to recordation of
the final plat or prior to release of the Performance Bond
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36 15 Monument Sign Lighting Fixtures Lighting fixtures installed

to provide nighttime illumination of the approved monument sign
shall be full cutoff shielded lighting fixtures that minimize glare
and light pollution

37 16 Sian Standards The applicants request to vary from the

sign standards for the RS6 District is not approved All

signage installed for the project shall conform to the applicable
standards of the RS6 District as contained in Chapter 47

43 17 Tree Preservation Report A final determination of the

protection measures required for all trees shown as

preserved or potentially preserved on Attachment I66 shall

be presented by a certified arborist through a report that

analyzes the entire development site Special consideration

should be made for a phased grading approach and the

flexibility requested by the applicant to conduct limited grading
activities beyond each phase of the project The report shall
be submitted to the City for review and approval prior to

issuance of any grading permits

While certain trees may necessitate protection of a larger
critical root zone due to their species or established canopy in

no case shall the required protection area be less than

stipulated in LDC Section4220cAll plans submitted for

issuance of permits related to site grading construction of

public improvements installation of landscaping or

construction of individual dwelling units shall depict the location

and requisite protection zone of each preserved tree

46 and 47 18 ecial Building Height Determination On Lots 14 through
19 and Lots 31 through 34 the maximum building height shall

be determined from the lowest finished grade that is within five
feet of the building footprint The applicant is allowed to

reduce the approved minimum roof pitch 812 for dwellings
constructed on these lots to account for the corresponding
building height determination

47 19 Tract A Tree Preservation and Gradina Impacts The

proposed grading plan shall be modified to the minimum

extent necessary to eliminate grading impacts that extend into

either the PDAGOSportion of the site or that encroach into

the critical root zone of significant trees located within Tract

A Prior to issuance of grading permits in these areas

fencing shall be installed to clearly indicate these boundaries
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51 20 Riparian Corridor Design Standards For the portion of the

existing creek proposed to be realigned due to construction of
Circle Boulevard the applicant shall

a incorporate a mixture of native plants into the
landscaping scheme along the realigned portion of the
creek that shade the drainageway These details shall
be provided on landscaping plans submitted for review
and approval consistent with Condition of Approval No
15

b to the extent practicable use natural materials to
construct structures within the creek that will create

deep pool habitat At a minimum these structures
should be designed to endure flows expected to be
caused by storm water runoff from at least 2 5 and

10year 24hour storm events These features shall be
documented with information submitted to DSL andor
DEQ for necessary permits pertaining to realignment of
the creek see Condition of Approval Nos 22 23 and

24

58 and 59 21 RemovalFill Permits Consistent with LDC Section
45100b3 the applicant shall include documentation of an

ACOEDSLapproved removalfillpermit with materials
submitted to the City for issuance of required excavation and

grading permits See Conditions of Approval 13 23 and 24
for related requirements

60 22 Riparian Corridor Easements In order to assure that a

riparian buffer is provided commensurate with the formula for

nonfishbearing streams the applicant shall provide the City
with documentation of the appropriate buffer width and provide
the necessary drainageway easements consistent with Section
4580a concurrent with recordation of the final plat for this

project or phases thereof

63 23 Storm Water Management Plan The applicant shall provide
the City with documentation of the DEQapproved storm water

management plan with materials submitted for issuance of
Public Improvement by Private Contract PIPC permits See

related Conditions of Approval 20 and 21
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64 95 24 Wetland Mitigation and Monitorina Plan Through its

and 97 submittal to DSL for necessary removalfill permits the

applicant shall propose to extend the monitoring period
required by DSL for mitigated wetlands to five years after

completion of the last phase of the Conceptual and Detailed

Development Plan and propose to monitor the entire

remaining wetland and riparian area on the site for that period
of time For all water quality and water storage facilities

approved for this project the City shall lengthen its typical two

year public facilities warranty period to expire five years after

buildout of this project In order for the City to release

financial securities held through the PIPC process the

applicant shall complete afollowup wetland delineation and

hydrologic study which addresses all wetland and riparian
areas on the site and submit this report to DSL for their

review This report shall

a confirm the extent of wetland and riparian area on the

site at five years after buildout of the project

b document alterations to the wetland and riparian area

that may have been a result of development and

c determine if such alterations have adversely impacted
the function or structure of the proposed public storm

water facilities

If additional wetland and riparian area impacts are found to

have been caused by development of the approved project
the applicant will be required to conduct additional wetland

mitigation as determined necessary by DSL and alter the

design of the approved storm water management plan to avoid

further impacts These activities shall be completed prior
release of financial securities held by the City through the

PIPC process
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85 99 25 Public Improvements Not withstanding Condition 1 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 Citys
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 of Corvallis DEQ and Oregon Health Division
requirements for utility separations The plans shall conform to
the City of Corvallis Standard Construction Specifications and
shall be accompanied by engineered calculations supporting
proposed line sizing Engineered studies for all utility systems
shall be provided to ensure that development of adjacent
properties and drainage basins is accommodated by line sizes
grades and locations Public improvement plan submittals will
be reviewed and approved by the City Engineer under the
procedures outlined in Land Development Code Section
4090
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69 and 70 26 Traffic Impact Analyses Each development phase after

Phase I shall provide nearterm updated TIAs to confirm

specific timing of the NW Witham Hill Drive NW Circle

Boulevard signalization based on LOS and warrants In order

to ensure that traffic impact analyses remain consistent with

actual buildout phasing of the project updated TIAs shall be

required to address the timing of signalizing NW Witham Hill

Drive NW Circle Boulevard and effects on other area

intersections if buildout is delayed beyond 2011 The

intersection of NW 29th Street and NW Grant Avenue shall be

included in an updated TIA for the last Witham Oaks

development phase If intersection improvements have not

been programmed into the CitysCapital Improvement
Program by the last phase of development or 2011 whichever

is sooner the applicant shall be required to install intersection

improvements to achieve minimum LOS D at 29th Grant

through the Public Improvement by Private Contract process
To address timing of future effects any traffic updates for any

phase occurring after 2011 shall include NW 29th Street NW

Grant Avenue NW 29th Street NW Circle Boulevard and
NW Harrison Boulevard NW 29th Street intersections and

shall incorporate new counts conducted during time periods
consistent with ITE guidelines

71 27 Weight Limit Restrictions Municipal Code Section
610060020 restricts vehicles over 12000 pounds loaded

weight on the following streets NW Harrison Boulevard

between 9th Street and the westerly City limit line of Corvallis
NW Circle Boulevard between NW Witham Hill Drive and NW

Lantana Drive and NW Walnut Boulevard between NW Stn

Street and the westerly City limit line of Corvallis A defense
is provided to access premises fronting the affected streets

In order to best conform with this Municipal Code minimize

the effects of construction on surrounding neighborhoods and

expedite construction traffic to the major street system all

construction traffic over 12000 pounds shall be directed to

NW Harrison Boulevard then west to 53d Street then south to

Highway 2034

73 28 NW Circle Boulevard Phasing NW Circle Boulevard

Improvements including the left turn lane onto NW Harrison

Boulevard shall be constructed concurrent with the first phase
of development
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73 29 NW Circle Boulevard RightofWay Vacation The applicant
has suggested an alternative alignment for NW Circle
Boulevard that will minimize wetland impacts A portion of the
rightofway associated with the alternative NW Circle
Boulevard alignment may be swapped with 20 of the existing
rightofway concurrent with development Prior to the first
phase of development the developer shall initiate the vacation
process as outlined in Land Development Code Chapter 28
The applicant shall vacate 20 of the existing rightofway
below Street A such that the remaining 30 feet of rightofway
includes the existing multiuse path and extends a minimum of
5 feet beyond the outside edges of the existing manholes
Approval of the Conceptual and Detailed Development Plan is
contingent upon receiving approval for this rightofway
vacation The applicant shall submit the rightofway vacation
to City Council for approval consistent with the approved
Conceptual and Detailed Development Plan and Tentative
Subdivision Plat for the first phase of development Approval
of the rightofway vacation shall be obtained prior to
authorization of plans for public improvements for the first
phase of development The final plat shall include all rightof
way vacations

73 75 30 RightofWay Dedication The applicant shall dedicate
and 77 additional rightofway as needed along the south and east

edges of the property to construct Circle Boulevard and NW
Harrison Boulevard as proposed in the plans Approval for the

rightofway dedications for NW Circle Boulevard and NW
Harrison Boulevard shall be obtained prior to authorization of
plans for public improvements for the first phase of
development The applicant shall also dedicate 50 feet of

rightofway for all local street locations concurrent with the

relevant phase of development The final plat shall include all

rightofway dedications As part of the Public Improvements
process the applicant shall demonstrate that the proposed
rightofway widths are feasible to construct all streets as

approved in the Conceptual and Detailed Development Plan
without impinging on adjacent properties or wetlands unless
authorized through this approval
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73 75 31 Environmental Assessment Prior to approval of the final

and 77 plat for each phase of development the applicant shall submit

an environmental site assessment in accordance with Land

Development Code criteria to the CitysEngineering 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 cleanups related to land dedicated for public use along
NW Circle Boulevard NW Harrison Boulevard or the public
streets internal to the site

74 32 NW Circle Boulevard Street Improvements NW Circle

Boulevard shall be constructed to full City standards unless

otherwise approved through this application from its terminus

at the sitesnorthern property boundary south through the

site to the intersection with NW Harrison Boulevard as

approved herein Improvements shall also include a left turn

lane for the southbound approach of NW Circle Boulevard

onto NW Harrison Boulevard and appropriate safety
provisions for pedestrian crossings Any alterations to the

proposed alignment of NW Circle Boulevard shall be

considered a Major Modification due to potential infringement
on existing wetlands

75 33 NW Harrison Boulevard Street Improvements NW

Harrison Boulevard shall be improved to full City standards
unless otherwise approved through this application with the

exception of curb and gutter sidewalk and planter strips on

the south side and narrower 10foot wide travel lanes as

dictated by the NW Harrison Boulevard Corridor Study
Improvements to the NW Harrison Boulevard and NW Circle

Boulevard intersection shall include alerthand turn lane for

the eastbound approach onto NW Circle Boulevard As part of

the public improvements process the applicant shall also

determine the existing structural condition of NW Harrison

Boulevard and if necessary improve the existing structure to

City standards
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75 34 NW Harrison Boulevard Phasina The developer shall
improve the NW Harrison Boulevard and NW Circle Boulevard
intersection including all turn lanes and adjacent curb and

gutter to City standards concurrent with the construction of
NW Circle Boulevard The remainder of the NW Harrison
Boulevard improvements shall be constructed concurrent with
the last phase of development or within five years from
issuance of the public improvement PIPC permit for the first

development phase whichever occurs first Construction of
these improvements shall be secured pursuant to LDC
244009 prior to issuance of the public improvement PIPC
permit for the first development phase

77 35 Local Street Improvements All local streets shall be
constructed to City standards unless otherwise approved
through this Conceptual and Detailed Development Plan

80 36 MultiUse Path Design ODOT standards for multiuse paths
require a 3foot clearance from all obstacles as well as 3foot
shoulders at a 2 slope for all significant grade breaks A
121 longitudinal grade is allowed on multiuse paths for

distances not to exceed 500 feet Distances greater than 500

feet must provide level landings It is recommended that the
multiuse path design for this development meet these
requirements unless otherwise approved by the City Engineer
All locations where the multiuse path intersects with a street
shall be designed to maximize public safety In addition the
multiuse path entrance south of Street A shall have a

reflectorized lockable gate installed by the developer
concurrent with the first phase of development
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80 37 Pedestrian Trails and Walkways All pedestrian trails and

walkways not in public rightofway shall be privately owned

and maintained and subject to a public access easement As

part of this maintenance the applicant or responsible party
shall address weed abatement such that vegetation within 25

of all structures is maintained and complies with fire and life

safety standards All private paved pedestrian walkways shall

be designed such that their surface elevations are at least 6

inches above the adjacent ground elevations to minimize

erosion and scouring potential Careful attention shall be given
to drainage patterns Prior to issuance of construction andor

building permits or prior to the recordation of the final plat for

the first phase of development whichever comes first the

applicant shall provide the City with written documentation that

identifies the responsible partyies for long term maintenance
of these areas within the site If this entity is a homeowners

association the applicant shall also provide a mechanism to

ensure private maintenance of these areas in the event the

homeownersassociation ceases to exist All pedestrian trails

and walkways both private and public shall be constructed to

and through with each associated phase of development
Access easements for all privately owned pedestrian trails and

walkways shall be obtained prior to final plat for their

associated phase

81 and 82 38 Phasina of Pedestrian Facilities For connectivity and

pedestrian safety the sidewalk and planter strips along the

north side of NW Harrison Boulevard between NW Circle

Boulevard and the existing multiuse path shall be constructed

concurrent with the first phase of development The extension

of the multiuse path and planter strips on the north side of

NW Harrison Boulevard west of the existing multiuse path
may be constructed concurrent with the NW Harrison

Boulevard street improvements

82 39 OffSite Pedestrian Improvements In order to ensure safe

and convenient pedestrian passage and to satisfy the Citys
to and through policies the sidewalk along the north side of

NW Harrison Boulevard shall be extended from NW Circle

Boulevard east to connect with the existing sidewalk
concurrent with the first phase of development

M
N
r

c
t
x
w

Witham Oaks ConceptualDetailed Development Plan PLD0600012 SUB0600005 Page 123 of 133



N
r

e
z
x
w

Page No
CoNition Condition Language

83 40 Phasing of Local Street Pedestrian Improvements
Sidewalks and planter strips along local streets shall be
installed concurrent with the development of their associated
phase typically with building permits or within three years from
the recording of the final plat for the associated phase except
where sidewalks on local streets abut common areas

drainageways or other publicly owned areas For those
exceptions the sidewalks and planter strips shall be installed
with the street improvements Private pedestrian paths and

open space paths may be constructed concurrent with their

adjacent development phase provided the Citys to and

through criteria are satisfied

85 41 Transit Facilities Concurrent with first phase of

development transit shelter easements and standard concrete
shelter pads shall be provided along the north side of NW
Harrison Boulevard and along the east and west sides of NW

Circle Boulevard The exact locations and dimensions of the
three transit shelter pads shall be determined as part of the

public improvement plan review All rightofway dedications
shall be shown on the final plat for the first phase of

development

90 42 Project Utility Phasing The applicant has presented a

phasing plan which while not addressing specific phasing of

utilities shall form the basis for phased utility installation As

per City standards all utilities shall be extended to and

through each phase that the subject utilities abut andor
serve If during review of public improvement plans for
individual phases it is determined by the City Engineer that

utility extensions or looping are required to meet

development demands then the developer shall extend or
loop the utility concurrent with whichever phase of

development creates the need

90 43 Public Access Public access structures and appropriate
access easements shall be provided for all public sewer and

stormwater manholes detention and water quality facilities not
located in public rightofway Access structures shall be all

weather minimum 15 wide and capable of supporting 60000
pound maintenance vehicles The access structures shall
extend to within 10 of all manholes with no more than a 15
backup length unless otherwise approved by the City
Engineer
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92 44 Water Service Pressure If it is determined that private water

booster pumps andor pressure reducing valves are required to

maintain proper domestic service pressure deed restrictions

shall be recorded for the affected lots to ensure that all future

owners are aware of the need to maintain the private booster

pump or pressure reducing valves If utilized private booster

pumps shall include Uniform Plumbing Code compliant check

valves

92 45 Waterline Connections No dead end water lines shall be

constructed off of the NW Harrison Boulevard 15 level

waterline or the NW Circle Boulevard 2d level waterline

extension If an easement cannot be obtained to loop the 2nd
level NW Circle Boulevard waterline to the NW Elizabeth
Place waterline the applicant shall extend the NW Circle

Boulevard waterline south to the intersection with the existing
City easement adjacent to the Beit Am property and a

flushing station shall be installed at this terminus that contains

a meter service a backflow prevention system and connection

to the public sewer system on NW Harrison Boulevard The

looping of the waterline andor installation of the flushing
station shall be constructed concurrent with the first phase of

development

95 46 Private Enclosed Storm Drainage As part of the public
improvement process in the first phase of development the

applicant shall demonstrate how the provisions of LDC4080f

for private stormwater facilities are satisfied prior to final plat
The private storm drain lines shall have a private joint and

several maintenance easement that will allow lot owners

access for maintenance purposes over the entire line The

limits of these private easements shall extend across only the

adjacent northern lots and shall not impinge upon the

adjacent southern lots

95 47 Storm Drain Catch Basins The number and location of

storm drain catch basins pipe location and sizing shall be

determined during review of the public improvement plans All

storm drain catch basins shall have trapping devices installed
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95 48 Realignment of NW Circle Boulevard Drainagewav As
part of the plans for public improvements in the first phase of
development the applicant shall include a detailed plan for
realignment of the NW Circle Boulevard drainageway
consistent with the Stormwater Master Plan and the King
County criteria At a minimum this plan shall address re

establishment of vegetation shading facilitation of

drainageway migration and water quality protection for the
wetlands consistent with DEQ and DSL requirements The

applicant allotted 17 feet of width for the realigned NW Circle
Boulevard drainageway The detailed plan shall include
adequate design details to demonstrate that the realigned
drainageway will fit within the allotted width and that it will
facilitate the safe passage of the 100yr 24hr storm water
event so that it does not present a safety hazard to adjacent
dwellings structures and pedestrians As per King County
criteria the slopes of all realigned drainageways shall be no

steeper than 3H1V Realignment of the NW Circle Boulevard
drainageway shall tie into and not damage the existing
channel that was installed as part of the NW Circle Boulevard
Extension capital improvement project

95 49 Drainageway Easements and Maintenance As part of the

plans for public improvements in the first phase of

development the applicant shall provide a drainageway
easement along the entire length of the NW Circle Boulevard
drainageway The drainageway easement shall be consistent
with Land Development Code criteria and the CitysDrainage
Master Plan The applicant shall provide a Stormwater
maintenance plan in accordance with King County criteria
and a stormwater facilities agreement in accordance with City
criteria for the realigned portion of the NW Circle Boulevard

drainageway Because preservation of this drainageway is an

integral component of the wetland preservation plan the

warranty period shall be coincident with the wetland mitigation
monitoring plan time frame specified by this approval or two

years from acceptance whichever is longer The drainageway
easement shall be recorded with the final plat for the first

phase of development
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96 50 Drainageway Signing Public improvement plans shall

delineate the drainageway easement and shall denote

locations for installation of the Citys standard Riparian Area

protectioninformational signs The signs shall be installed at

the corners and midpoint of each tract abutting the

drainageway easement at a distance of 3 behind the property
line that delineates the drainageway easement The signs shall

be purchased and installed by the developer concurrent with
the first phase of development

96 51 Flow Control Structure at Outfall 2 The applicant
discussed a flow control structure for Outfall 2 in the narrative
howeverthedesign and location of this structure was not

addressed or shown on the plans Previous applications for

this site have noted that the drainage along Outfall 3 to the

west of the site may be impeded somewhat by topography
and existing debris andlor structures As part of the public
improvement plan review process the applicant shall submit
an engineered capacity analysis for all onsite storm drainage
to examine system capacity and to identify any mitigation
requirements necessary to ensure sufficient capacity In

addition the applicant shall provide detailed calculations

demonstrating that the new and existing culverts extending
onto OSUs property will adequately accommodate and control

anticipated flows as per the Memorandum of Understanding
dated August 15th 2006
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96 52 Storm Water Quality and Detention Design All storm water

quality and detention facilities including the NW Harrison
Boulevard conveyance and detention channel shall be

designed consistent with criteria outlined in Appendix F of the

Citys Storm Water Master Plan and criteria outlined in the

King County Surface Water Design Manual As per King
County criteria if side slopes steeper than the standard 3H1V

are proposed or if embankment heights exceed 6 feet they
shall be designed by a licensed geotechnical engineer
Fencing will not be allowed around any of the storm water

quality detention facilities unless otherwise approved by the

City Engineer As part of the plans for public improvements
the applicant shall provide engineered calculations for pre

development and postdevelopment peak storm water runoff
flows and demonstrate that all storm drainage facilities are

designed to match pre and postdevelopment flows up to the
2 5 and 10year storm events or as consistent with the OSU
Memorandum of Understanding whichever is more stringent
Publictoprivate transfers of all outfalls shall also be

adequately addressed as part of these plans Design of all

detention and water quality facilities shall be performed by a

qualified licensed professional engineer and shall be subject to

the review and approval of the City Engineer

97 53 Storm Water Quality and Detention Facility Landscaping
The design for the storm water quality and detention facilities

including the NW Harrison Boulevard conveyance and
detention channel shall include a landscape plan that details

all landscaping essential to ensure the proper function of the
detention and water quality facilities This functional landscape
plan shall be submitted as part of the plans for public
improvements The applicant shall see that all associated

functional landscaping associated with the storm water quality
and detention facilities be installed or that appropriate erosion

and sediment control measures are in place prior to any

paving activity on the development site All detention and

water quality facilities landscaping shall be consistent with City
and King County criteria and shall be designed prior to

acceptance of the public improvement plans All water quality
and detention landscaping shall be designed and approved by
a qualified landscape architect
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97 54 Storm Water Quality and Detention Facilities Maintenance

The applicant shall provide a stormwater maintenance plan
in accordance with City and King County criteria and a

stormwater facilities agreement in accordance with City
criteria for the approved water quality and water storage
facilities Because the water quality facilities are an integral
component of the wetland preservation plan and the detention

facilities are in close proximity andor located within wetland

mitigation areas the warranty period shall be coincident with

the wetland mitigation monitoring plan time frame specified by
this approval or two years from acceptance whichever is

longer

97 55 Groundwater Quality and Recharge Groundwater quality
and groundwater recharge infiltration shall be considered
when designing the stormwater detention facilities As per King
County design criteria the design for the water quality and

detention system shall identify the dry season water table and

minimize disturbance to groundwater patterns Infiltration

facilities such as pervious pavements are a recommended

means of meeting detention requirements where soil and slope
conditions not more than 10 permit the use of infiltration

facilities and where the facilities will not have an adverse

impact on the subject site or adjacent or downhill properties
The detention analyses shall include a discussion on the

feasibility of implementing infiltration during both wet and dry
seasons and a discussion on the feasibility of using pervious
pavement systems in the streets and onsite paved areas to

minimize runoff and maximize infiltration

97 56 North Water Quality Facility The proposed aboveground
water quality structure located between Streets I and H and

just south of proposed lots 141 and 154 Water Quality North
shall meet the following criteria in addition to City of Corvallis

and King County criteria 1 side slopes shall not exceed a

maximum 41 side slope 2 the design shall facilitate the safe

passage of the 100yr 24hr storm water event so that it does

not present a safety hazard to adjacent dwellings structures
and pedestrians and 3 the design shall not require fencing
per the King County fencing requirements
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98 57 Offsite Stormwater Drainage and Easements

Developmentgenerated stormwater runoff from the site shall
not be allowed to cross private property without appropriate
easements from impacted property owners OSU owns

property downstream of the approved development site The
applicant has submitted a Memorandum of Understanding with
OSU to provide an agreement to address providing the City an

easement for the use and maintenance of the east drainage
ditch for water quality and flood control purposes The west

drainage ditch shall also be addressed in this
agreementeasement since the proposed detention facilities
may alter flows to it as well A drainage easement

acceptable to the City Engineer shall be submitted with the

plans for public improvements If an appropriate easement
cannot be obtained the applicant shall be required to initiate a

Major Modification to the approved Conceptual and Detailed

Development Plan in accordance with the applicable sections

of the LDC The modification shall include alternate design
solutions to accommodate the surface conveyance and water

quality requirements for the approved development The
reconfiguration of the onsite drainage facilities shall not result

in a decrease in buffering or open space requirements
conditioned with the approved Conceptual and Detailed
Development Plan Comprehensive Plan Policies 4129and

41210 shall be considered when deviating from above

ground open detention and water quality facilities

98 58 Stormwater Drainage Facilities Design Given the

complexity of the stormwater drainage system it is not clear at
this time whether the proposed stormwater drainage facilities
as shown in the application can be constructed to City of
Corvallis and King County criteria DSL permitting for the
wetland mitigation plan is also required If the proposed
stormwater drainage facilities cannot be constructed to City of
Corvallis and King County criteria as configured then the

applicant shall initiate a Major Modification to the approved
Conceptual and Detailed Development Plan to address a

storm drainage facility design that can be constructed to City
of Corvallis and King County criteria
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99 59 Street Lights Land Development Code Section 4070has

been amended to establish street lights as public utilities The

applicant shall provide an engineered design for street light
installation obtain appropriate electrical permits from

Development Services Division and install the street light
system concurrent with public improvements Street lights shall

be installed concurrent with their respective phase of

development

99 60 Franchise Utilities 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 Section40100 including provision of appropriate public
utility easements The applicant shall provide confirmation that
the franchise utilities have reviewed these plans prior to review

by the City

Development Related Concerns

A Mailbox Locations As part of the plans for public improvements the applicant shall

show proposed mailbox locations with approval from the Post Office as well as

sidewalk transitions required by City Standards

B Excavation and Gradina Plans Prior to issuance of any construction permits the

applicant shall submit an excavation and grading plan including erosion control

methods to the Citys Development Services Department for review and approval

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 andor

excavation one or more acres of the site Additionally any permits required by
other agencies such as the Division of State Lands Army Corps of Engineers
Oregon Department of Environmental Quality Oregon Department of

Transportation or Benton County shall be approved and submitted to the City prior
to issuance of any City permits

D SDC Reimbursement Where it is anticipated that there will be System
Development Charge SDC reimbursements from City funds to the developer for

qualifying extracapacity facilities built by the developer the developer shall obtain a

written agreement with the City regarding the monetary amount of the requested
reimbursement as well as the anticipated construction time line for the qualifying
improvements prior to initiating construction of these facilities A written request for
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SDC reimbursement may be directed to the City Engineer who will review and
forward the request to City Council
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E ZOB Applications Zone of Benefit ZOB cost recovery may apply for the NW
Harrison Boulevard and NW Circle Boulevard street improvements including turn
lanes and traffic signals The applicant may apply for ZOB cost recovery for
improvements that benefit other property owners adjacent to the improvements as

outlined in chapter 216 of the Corvallis Municipal Code The applicant must submit
a written request within one year from the acceptance of the public improvements in
order to be considered for reimbursement

F Infrastructure Cost Recovery Infrastructure cost recovery charges may apply to the
NW Harrison Boulevard sewer and water lines and the Dale Drive sewer lines

serving or adjacent to the site The determination of applicable charges will be
evaluated during the public improvement review process Where it is determined
that there will be Infrastructure Cost Recovery charges the developer shall pay their
required share of the costs prior to making any connection to any infrastructure
system in accordance with Corvallis Municipal Code218040

G Signing Striping Plans As part of the public improvement plans the applicant
shall include a plan for street striping and signing All striping and signing shall

conform to the MUTCD and City standards and policies All costs associated with
striping and signing shall be borne by the developer

H Street Names and Assigning Street Addresses All street names need final

approval from the Development Services Division prior to filing of the final plat for
each phase of development Street addresses are assigned by the Development
Services Division Requests for street addresses are to be submitted in writing to
the Development Services Division accompanied by a copy of the approved
tentative or final subdivision plat with the approved street names The scale of the

drawing shall be 1 to 100 Street addresses will be assigned within 15 working
days of receipt of a complete request

I Domestic Water and Fire Requirements The water distribution system and

associated hydrants shall be designed to provide a minimum fire flow of 1000 GPM
at 20psi for the single family development portion of the site As part of the public
improvement plan review process the applicant will need to provide calculations
that show that City standards for fire and domestic water pressure have been met
with the proposed system If these requirements cannot be met using 15 or 2d level
water services the applicant will need to provide alternative designs as part of the
public improvement review process The exact locations and alignments of
waterlines and services will be determined as part of the public improvement
process The applicant shall be aware of potential water pressure issues for 2nd
level services ie too low pressure 40 psi on second stories at the north end of

the site or too high pressure 85 psi at the south end of the site that may
require booster pumps or pressure reducing valves

J Third Level Water Access The application shows a general alignment for a third
level waterline heading north from the site Some lots located at the north end of
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the site may be better served by a third level system to improve water pressures at

the north end Connection to this thirdlevel service would require an easement

through the open space property to the north of the site The open space purchase
agreement for this property states that the ownerbuyer currently the City will allow

an easement across the property at a mutually agreed upon location and with an

alignment to be determined at a later date for purposes of providing public water

service access There are however several trees in this open space tract making
this option less desirable

K NW Harrison Boulevard Driveway Conflict City access standards require that

driveway accesses be located a minimum of 150 from any other access or collector

andor arterial street intersection The two adjacent properties to the east of the site

have sidebyside driveways within 100 feet of the proposed intersection of NW

Circle Boulevard and NW Harrison Boulevard The driveway closest to the

intersection approximately 50 feet to the east belongs to a site Befit Am that has

not yet been developed and is currently under County jurisdiction An alternate

access off of NW Circle Boulevard would be the Cityspreferred solution The

second adjacent driveway to the east belongs to the LDS church and is the second

of two driveways used to access their sites parking lot It is recommended that this

driveway conflict be resolved prior to final approval of the public improvement plans
It is recommended that this issue be resolved prior to final approval of the public
improvement plans

L Decorative Wall Placement Within Tract F Final placement of the approved
decorative wall within Tract F shall take the required riparian easement into r
consideration and not complicate long term maintenance activities that might occur

within the easement area

z
x
w
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0

CORVALLIS
ENNNNAa CORVALLIS CITY COUNCIL

NOTICE OF DISPOSITION

ORDER 2004 117

CASE Witham Oaks Annexation Comprehensive Plan Amendment and

Appeal of a Zoning District Change ANN0400004CPA04OOOD2 and

ZDC0400004

TOPIC Annexation ANN0400004 Comprehensive Plan Amendment CPA04
00002 and appeal of the Planning Commissions approval of a Zoning
District Change ZDC0400004

0

n
c
w

LOCATION Undeveloped 9462 acre property on the north side of Harrison Boulevard
west of the Church of Jesus Christ of Latter Day Saints and south of
Witham Hill Drive Also included is the Circle Blvd rightofway from the
current City Limits boundary to the intersection with Harrison Blvd and the
Harrison Blvd rightofway from the current City Limits boundary to the
western edge of the property The site is composed of the following tax
lots AssessorsMap 11528 Tax Lot 2300 and Assessors Map 115
33 Tax Lots 1000 1100 and 1101

APPLICANT Terri Valiant
Pahlisch Homes
515 SW Western Blvd

Corvallis OR 97333

OWNERS Starlite LLC
5931 NW Burgundy Dr

Corvallis OR 97330

REQUEST To place an annexation measure on the November 2004 ballot to annex

the 9462 acre property into the City of Corvallis along with adjoining
rightsofwayalong Circle Blvd and Harrison Blvd Also contingent upon
a successful annexation vote in November 2004 to amend the

Comprehensive Plan Designation for the property from 9462acres of
Low Density Residential to 3687 acres of Open Space Conservation
and 5775 acres of Low Density Residential Also contingent upon a

successful annexation vote in November 2004 to change the zoning of
the property from County Urban Residential Zoning to 3687acres of

PDAGOSOpen Space Agriculture with a Planned Development
Overlay and 5775acres ofPDRS6Low Density Residential with a

Planned Development Overlay

PLD0600012 et al
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DECISION The Corvallis City Council conducted a review of the application as

outlined above on August 9 2004 and deliberated on August 30 2004

The Council voted to place the Annexation measure on the November 2

2004 ballot and adopted Resolution 2004 25 Exhibit A to submit the

question of the 9635acre Annexation to the voters The Council voted to

approve the requested Comprehensive Plan Map Amendment and

adopted Ordinance 2004 14 Exhibit B to enact the Comprehensive
Plan Amendment contingent upon passage of the Annexation measure at

the November 2 2004 election The Comprehensive Plan Amendment

would designate 3687 acres of the site for Open Space Conservation

and 5775acres for Low Density Residential The Council also voted to

uphold the Planning Commissionsdecision on the District Designation
and deny the appeal thereby approving the requested Zoning District

Change contingent upon passage of the Annexation measure at the

November 2 2004 election The Zoning District Change would change
the zoning of 3687 acres of the site to PDAGOSOpen Space
Agriculture with a Planned Development Overlay and would zone the

remaining 5775acres of the site for PDRS6Low Density Residential r
with a Planned Development Overlay The Council also adopted the

T

Formal Findings dated August 26 2004 to support its decisions on the

Annexation Comprehensive Plan Amendment and Zoning District

Change Exhibit C
x

The proposal staff report hearing minutes and findings and conclusions may be w

reviewed at the Community Development Department Planning Division City Hall 501
SW Madison Avenue

If you wish to appeal these decisions an appeal must be filed with the State Land Use

Board of Appeals within 21 days from the date of the decision

Mayor Helen Ber

City of Corvallis

Signed this day of August 2004

Attachments
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BEFORE THE CITY COUNCIL

OF THE CITY OF CORVALLIS

FINDINGS WITHAM OAKS ANNEXATION COMPREHENSIVE PLAN

AMENDMENT AND APPEAL OF ZONING DISTRICT CHANGE

In the matter of a City Council

decision to place the Annexation

request on the November 2004
ballot approve the

Comprehensive Plan

Amendment subject to

Annexation and to uphold the

Planning Commissionsdecision
deny the appeal and approve the

District Designation subject to

Annexation

PREAMBLE

ANN0400004
CPA0400002
ZDC0400004

This matter before the Corvallis City Council is a decision regarding a proposed
Annexation Comprehensive Plan Amendment and an appeal of the Planning
Commissionsapproval of a District Designation The subject area is a9635acre site

located north of Harrison Boulevard west ofArnold Park and the Church of Jesus

Christ of LatterDay Saints southwest of Witham Hill Drive and east of Walnut

Boulevard The site includes 173 acres of Harrison Boulevard and Circle Boulevard

rightofway If the annexation vote is approved the Comprehensive Plan Map would

be changed to designate 5775 acres of the area as Low Density Residential and 3687

acres as Open Space Conservation Zoning District changes would follow these

designations and would add a Planned Development Overlay zone to the property
Resultant zoning would be 5775 acres of Low Density Residential with a Planned

Development Overlay PDRS6and 3687 acres of Open Space Agriculture with a

Planned Development OverlayPDAGOS The applicant is Pahlisch Homes The

current owner of the property is Starlite LLC The property to be annexed includes
AssessorsMap Number 11528 tax lots 2300 Assessors Map 11533 tax lot 1000

1100 and 1101 and portions of the Harrison Boulevard and Circle Boulevard rights of

way

On July 1 2004 the Planning Commission held a public hearing on the above

referenced Annexation Comprehensive Plan Amendment and District Designation
requests At this meeting a request was made to hold the record open which

extended the comment period to 500 pm on July 8 2004 The applicant consented to

Page 1 of Findings and Conclusions
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six days to rebut testimony submitted during the time the record was held open On

July 14 2004 the Planning Commission received and considered the additional written

testimony and held deliberations on the requests The Planning Commission voted to

1 recommend that the City Council approve the Comprehensive Plan Amendment
contingent upon an affirmative annexation vote 2 approve the proposed District
Designation contingent upon an affirmative annexation vote and upon Council approval
of the Comprehensive Plan Amendment and 3 recommend that the City Council place
the requested Annexation on the November 2 2004 ballot A notice of the decision
was mailed on July 15 2004 Order 200493

On Juiy 26 2004 an appeal of the Planning Commissionsdecision on the District

Designation was received from Robert Mason John Foster Elinor Griffiths and Louise

Marquering

The City Council held adulyadvertised de novo public hearing on the application on

August 9 2004 At this meeting a request was made to hold the record open which
extended the comment period to 500 pm on August 16 2004 The applicant was

allowed an additional seven days to respond to these comments ending at500 pm on

August 23 2004 On August 26 2004 staff provided the City Council with this
additional correspondence amemorandum outlining the order of actions and
recommended motions for the project and the subject findings On August 30 2004

c the City Council received and considered the additional written testimony and held
deliberations on the requests After consideration of all the testimony and evidence the

City Council voted to 1 place the Annexation measure on the November 2 2004
w ballot 2 approve the requested Comprehensive Plan Amendment subject to

Annexation and 3 deny the appeal thereby upholding the Planning Commissions
decision and approve the District Designation subject to Annexation

Applicable Criteria

All applicable legal criteria governing review of this application are identified in the staff

report to the Planning Commission dated June 21 2004 the supplemental staff memo

to the Planning Commission dated July 9 2004 the Minutes of the Planning
Commission hearings dated July 1 and July 14 2004 the staff memo to the City
Council dated August 2 2004 the staff memo to the City Council dated August 23
2004 and the Minutes of the City Council hearings dated August 9 and August 30
2004

FINDINGS RELATING TO ISSUES ON THE ANNEXATION

ANN0400004

1 The City Council accepts and adopts the findings included in the Staff Report to
the Planning Commission dated June 212004 which support placing the
Annexation measure on the November2 2004 ballot The City Council adopts

Page 2 of Findings and Conclusions
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as findings those portions of the Minutes of the Planning Commission meetings
dated July 1 and July 14 2004 that demonstrate support for placing the

Annexation measure on the November 2 2004 ballot The City Council

specifically accepts and adopts the rationale given during deliberations by
Planning Commissioners expressing their support for placing the measure on the

ballot as reflected in the Minutes of the Planning Commission meeting of July 14
2004 The Gity Council accepts and adopts the findings included in the August
2 2004 Memorandum to the City Council which suppark placing the Annexation

measure on the November 2 2004 ballot The City Council also adopts as

findings those portians of the Minutes of the City Council hearings dated August
9 and August 30 2004 that demonstrate support for placing the Annexation

measure on the November 2 2004 ballot The City Council specifically accepts
and adopts the rationale given during deliberations in the August 30 2004

meeting by Council Members expressing their support for placing the measure

on the ballot The findings below supplement and elaborate on the findings
contained in the materials noted above all of which are attached and

incorporated within When there is a conflict between these findings and the

abovereferenced findings incorporated by reference these findings shall prevail

2 The City Council notes that the record contains all information needed to

evaluate the Annexation decision for compliance with the relevant criteria

3 The City Council notes that the Phase III Land Development Code Update
process which is currently underway reviewed Natural Features Inventory data

for all areas within the Citys Urban Growth Boundary On March 8 2004 the

City Council accepted the Draft Preferred Land Use Scenario which identified

which of the inventoried natural features were considered significant enough to

warrant local protections As noted in the June 21 2004 Planning Commission

Staff Report significant resource areas were identified on the subject property
including wetlands and areas with significant vegetation

4 The City Council notes that the following Comprehensive Plan Policies provide
direction for decisions to place annexation proposals on the ballot

Applicable Comprehensive Plan Policies

1435 Annexations can only be recommended to the voters where the following findings
are made

A There is a demonstrated public need for the annexation

B The advantages to the community resulting from the annexation shall

outweigh the disadvantages

C The City and other Jurisdictions are capable of providing urban services

and facilities required by the annexed area when developed

Page 3 of Findings and Conclusions
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9436 Factors to be considered in evaluating the public need for annexation may include
but are not limited to the following

A The5year supply of serviceable land of this type to meet projected
demand

B The availability of sufficient land of this type to ensure choices in the
market place and

C Other factors including livability benchmarks as delineated in the Land

Development Code

The Council notes that in order to forward an annexation to the voters they must

find that there is a demonstrated public need for the annexation The Council
notes that Comprehensive Plan Finding 1431states as follows

Annexation is the manner in which a Clty adds new territory to its corporate limits When
and if a City desires to add territory is based on a number offactors that change over time
to address the public need

The Council notes that Comprehensive Plan Policy 1436provides clarification
r as to which factors should be considered in evaluating need but also allows for

additional need factors to be considered as demonstrated by the language
Factors to be considered in evaluating the public need for annexaionmay
include but are not limited to the following The Council notes that based on

w this language it is possible to find that even if Factors 1436AB and C were
not satisfied it would be possible to find that there is a public need for an

annexation based on other factors Based on this observaion and information
in the record the Council finds that there is a demonstrated public need for the
Witham Oaks Annexation The Council finds that the proposed annexation
would add to the amount of low density residential land in the City thereby
increasing available choices in the marketplace The Council also finds that
there is a public need to protect identified significant natural resource areas
within the Urban Growth Boundary and that the proposed annexation is the best
currentlyavailable means to ensure that the significant resource areas on the
site would be protected from development The Council finds that the protection
of the identified natural resource areas on the site is consistent with
Comprehensive Plan Policies42241324134 and 553

5 The Council notes that Section263003of the Land Development Code which
relates to application requirements for annexation applications contains the

following requirement

k Narrative demonstrating need for the urban development proposed for the

annexation area need should be demonstrated based upon a factual analysis of
the following factors

Page 4 of Findings and Conclusions
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1 Availability within the Clty of undeveloped land designated for proposed
urban development

2 Analysis of immediate shortterm 1 to 5 years demand for proposed
urban development

3 Probable phasing of proposed urban development consistent with

projected demand for period in which the annexation area is expected to be

developed

The Council notes that the preceding requirement is an application requirement
and does not constitute a decision criteria for an annexation application
Applicable decision criteria for annexation decisions are found in LDC Section

263007The Council finds that direction regarding the determination of public
need is appropriately contained in Comprehensive Plan Policy 1436and is not

located in LDC Section263003krelating to application requirements The

Council finds that there are legitimate reasons why application requirements
regarding need would require applicants to provide a detailed factual analysis of

need but that these requirements are not wholly determinative of the question of

public need as stipulated in Comprehensive Plan Policy 1436

6 The Council notes that the applicant has submitted a memorandum discussing
alternatives for how storm drainage might be routed from the subject site a

Attachment II1184 of the August 2 2004 Memorandum to the City Council
The memorandum discusses three options for routing stormwater from the site

1 drain west to Oak Creek 2 drain east to the Citys storm system and 3 drain F

south across OSU property to Oak Creek The Council notes that the applicant
has not applied for Subdivision or Planned Development approval that would

allow development on the residential portion of the site at this time The Council w

notes that these approvals would be necessary prior to allowing development on

the property if it were under the Citys jurisdiction The Council notes that City
Engineering staff have reviewed the Annexation Comprehensive Plan

Amendment and Zoning District Change proposals and have concluded that

storm water from potential development on the site can be accommodated in

compliance with City standards The Council notes that detailed plans for the

accommodation of stormwater from the site have not been prepared because a

specific plan for development of the site has not been completed The Council

notes that Development Related Concern 8 from the June 21 2004 Staff

Report to the Planning Commission puts the applicant on notice that storm

drainage facilities serving the site will be required to provide both water quality
functions and detention consistent with King County and City standards The

Council notes that Public Works Engineering staff have concluded that it is

feasible to provide stormwater service to the subject site consistent with City
standards and that future development of the site will be required to comply with

City standards The Council finds that the proposedannexation will not result in

significant negative impacts to the Citys stormwater system because

Page 5 of Findings and Conclusions
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development on the site will not be allowed to create such negative impacts
Based on this analysis and the information in the record the Council finds that
the City is capable of providing stormwater service to the subject property
commensurate with the needs of existing and proposed increases as is required
by LDC criterion263007

7 The Council notes that the applicants submitted a Traffic Impact Analysis TIA
which analyzed the impacts of site development on the existing transportation
system in the area The Council notes that the TIA evaluates traffic impacts
resulti g from full development of 5775 acres of the site under the Low Density
Resid ntial with Planned Development Overlay PDRS6zoning designation
but d es not anticipate significant traffic impacts from the3687acre portion of
the sit proposed to be zoned Agricultural Open Space with a Planned
Devel pment OverlayPDAGOS The Council notes that significant traffic

impac s were not anticipated from the PDAGOSportion of the site for the
follow ng reasons

1 Nearly all outright permitted uses within the AGOS district including
animal husbandry horticulture cultivation and storage and row field

crops are not significant generators of traffic

2 The applicant clearly states theirdesire to protect the natural resources on

the AGOS portion of the site and are unlikely to develop a use in those
w areas which would be likely to create compatibility conflicts with the

portion of the site they intend to develop with residential uses The
Council notes that if the Conservation Open Space Zoning District were

available it would be applied to the area consistent with the requested
Conservation Open Space Comprehensive Plan Designation Until the
City adopts aConservation Open Space Zone Chapter 22 of the Land

Development Code directs that properties with a Comprehensive Plan
designation of Conservation Open Space receive a Zoning Designation
of Agriculture Open Space The Council notes that the Agriculture
Open Space zone is currently the least intensive zoning district available
per the Land Development Code and is most consistent with the desire to
protect natural resource areas

3 Development of the one outright permitted use in the AGOS zone which
could generate significant traffic Research Facilities and Services is not

a realistic expectation considering the following factors

a The configuration and location of the properties proposed for the
AGOS zone would not easily lend themselves to this type of

development Much of this area contains steep slopes and is
difficult to access and all of these areas contain significant natural
features

Page 6 of Findings and Contusions
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b Given the requested Planned Development Overlay on the AGOS

portion of the site any development on these properties would be

subject to Planned Development approval In this approval
process impacts to natural features would be a key consideration

and would make approval of any significant development proposal
in these areas problematic The Planned Development approval
process would also require an analysis of traffic impacts resulting
from the proposed development and would ensure that traffic

impacts from the development would be addressed at that time

c The applicant has stated its desire to preserve the areas with

natural features and is unlikely to allow development in these areas

in a manner that would create compatibility conflicts with the

residential development it wishes to pursue on the remaining 5775

acres of the site

Given the above analysis and information in the record the Council finds that the

submitted Traffic Impact Analysis adequately anticipates traffic impacts that

would result from the proposed Annexation Comprehensive Plan Amendment
and Zoning District Change Furthermore the Council finds that the City is

capable of providing transportation services to the subject property
commensurate with the needs of existing and proposed increases as is required
by LDC criterion263007 r

t
x
w
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FINDINGS RELATING TO ISSUES ON THE
COMPREHENSIVE PLAN AMENDMENT CPA0400002

1 The City Council accepts and adopts the findings included in the Staff Report to

the Planning Commission dated June 21 2004 which support approval of the

Comprehensive Plan Amendment The City Council adopts as findings those

portions of the Minutes of the Planning Commission meetings dated July 1 and

July 14 2004 that demonstrate support for the Comprehensive Plan
Amendment The City Council specifically accepts and adopts the rationale
given during deliberations by Planning Commissioners expressing their support
for the Comprehensive Plan Amendment as reflected in the Minutes of the

Planning Commission meeting of July 14 2004 The City Council accepts and

adopts the findings included in the August 2 2004 Memorandum to the City
Council which support approval of the Comprehensive Plan Amendment The

City Council also adopts as findings those portions of the Minutes ofthe City
Council hearings dated August 9 and August 30 2004 that demonstrate

support for the Comprehensive Plan Amendment The City Council specifically
accepts and adopts the rationale given during deliberations in the August 30
2004 meeting by Council Members expressing their support for the

Comprehensive Plan Amendment The findings below supplement and
elaborate on the findings contained in the materials noted above all of which are

attached and incorporated within When there is a conflict between these

x findings and the abovereferenced findings incorporated by reference these

w findings shall prevail

2 The City Council notes that the record contains all information needed to
evaluate the Comprehensive Plan Amendment decision for compliance with the
relevant criteria

3 The City Council notes that the Phase III Land Development Code Update
process which is currently underway reviewed Natural Features Inventory data
for all areas within the Citys Urban Growth Boundary On March 8 2004 the

City Council accepted the Draft Preferred Land Use Scenario which identified

which of the inventoried natural features were considered significant enough to
warrant local protections As noted in the June 21 2004 Planning Commission
Staff Report significant resource areas were identified on the subject property
including wetlands and areas with significant vegetation

4 The City Council accepts and adopts the findings in the preceding section of the

formal findings relating to the annexation decision which support approval of the

Comprehensive Plan Amendment specifically including but not limited to the
discussion of demonstrated public need
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5 The Council notes that the applicants submitted a Traffic Impact Analysis TIA
which analyzed the impacts of site development on the existing transportation
system in the area The Council notes that the TIA evaluates traffic impacts

resulting from full development of 5775 acres of the site under the Low Density
Residential with Planned Development Overlay PDRS6zoning designation
but does not anticipate significant traffic impacts from the3687acre portion of

the site proposed to be zoned Agricultural Open Space with a Planned

Development OverlayPDAGOS The Council notes that significant traffic

impacts were not anticipated from the PDAGOSportion of the site for the

following reasons

1 Nearly all outright permitted uses within the AGOS district including
animal husbandry horticulture cultivation and storage and row field

crops are not significant generators of traffic

2 The applicant clearly states their desire to protect the natural resources on

theAGOS portion of the site and are unlikely to develop a use in those

areas which would be likely to create compatibility impacts with the portion
of the site they intend to develop with residential uses The Council notes

that if the Conservation Open Space Zoning District were available it

would be applied to the area consistent with the requested Conservation M

Open Space Comprehensive Plan Designation Until the City adopts a r
Conservation Open Space Zone Chapter 22 of the Land Development
Code directs that properties with a Comprehensive Plan designation of

Conservation Open Space receive a Zoning Designation of Agriculture
Open Space The Council notes that the Agriculture Open Space zone

is currently the least intensive zoning district available per the Land w

Development Code and is most consistent with the desire to protect
natural resource areas

3 Development of the one outright permitted use in the AGOS zone which

could generate significant traffic Research Facilities and Services is not

considered a realistic expectation considering the following factors

a The configuration and location of the properties proposed for the

AGOS zone would not easily lend themselves to this type of

development Much of this area contains steep slopes and is

difficult to access and all of these areas contain significant natural

features

b Given the requested Planned Development Overlay on the AGOS

portion of the site any development on these properties would be

subject to Planned Development approval In this approval
process impacts to natural features would be a key consideration
and would make approval of any significant development proposal
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in these areas problematic The Planned Development approval
process would also require an analysis of traffic impacts resulting
from the proposed development and would ensure that traffic
impacts from the development would be addressed at that time

c The applicant has stated their desire to preserve the areas with
natural features and is unlikely to allow development in these areas

that would create compatibility conflicts with the residential

development they wish to pursue on the remaining 5775acres of
the site

Given the above analysis and information in the record the Council finds that the
submitted Traffic Impact Analysis adequately anticipates traffic impacts that
would result from the proposed Annexation Comprehensive Plan Amendment
and Zoning District Change Furthermore the Council finds that the City is

capable of providing transportation services to the subject property
commensurate with the needs of existing and proposed increases as is required
by LDC criterion263007

6 The Council notes that the Transportation Planning Rule TPR requires that
r actions such as Comprehensive Plan and Land Development Code

Amendments be evaluated for impacts to transportation facilities The Council
notes that the TPR states that if an amendment significantly affects a

transportation facility one or more listed actions shall be taken The Council

w notes that significantly affectsisdefined as a set of results generally associated

with proposals that increase trip activity The Council notes that the proposed
Comprehensive Plan Amendmen would change the Comprehensive Plan

Designation for the property from 9462acres of Low Density Residential to

5775 acres of Low Density Residential and 3687 acres of Qpen Space
Consetvation The Council notes that the Traffic Impact Analysis submitted for
this application found that there would be a reduction in traffic impacts resulting
from the proposed change The Council notes that staff concur with this

analysis Based on this analysis and upon information in the record the Council

finds that the proposed Comprehensive Plan Amendment and Zoning District

Change would not significantly affect a transportation facility and therefore no

OAR66001200601 action is required The Council finds that the proposed
Comprehensive Plan Amendment and Zoning District Change are consistent
with the stipulations of the Transportation Planning Rule
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FINDINGS RELATING TO ISSUES ON THE APPEAL

OF THE DISTRICT DESIGNATION ZDC0400004

1 The Council notes that on July 26 2004 an appeal of the Planning Commissions

decision to approve the District Designation ZDC0400004 was received from

Robert Mason John Foster Elinor Griffthsand Louise Marquering The Council

accepts and adopts the findings included in the August 2 2004 Memorandum to

the City Council that specifically respond to the issues raised in the appeal and

which demonstrate support for the Planning Commissionsdecision to approve
the Zoning District Change

2 The City Council also accepts and adopts the findings included in the Staff Report
to the Planning Commission dated June 21 2004 which support approval of the

Zoning District Change The City Council adopts as findings those portions of the

Minutes of the Planning Commission meetings dated July 1 and July 14 2004

that demonstrate support for the Zoning District Change The City Council

specifically accepts and adopts the rationale given during deliberations in the July
14 2004 meeting by Planning Commissioners expressing their support for the

Zoning District Change The City Council accepts and adopts the findings
included in the August 2 2004 Memorandum to the City Council which support 11

denial of the appeal and approval of the Zoning District Change The City Council

also adopts as findings those portions of the Minutes of the City Council hearings
dated August 9 and August 30 2004 that demonstrate support for denial of the

appeal and approval of the Zoning District Change The City Council specifically
accepts and adopts the rationale given during deliberations in the August 30
2004 meeting by Gouncil Members expressing their support for the Zoning District w

Change The findings below supplement and elaborate on the findings contained

in the materials noted above all of which are attached and incorporated within

When there is a conflict between these findings and the abovereferenced

findings incorporated by reference these findings shall prevail

3 The City Council notes that the record contains all information needed to evaluate

the appeal of the Zoning District Change decision for compliance with the relevant

criteria

4 The City Council notes that the Phase III Land Development Code Update
process which is currently underway reviewed Natural Features Inventory data

for all areas within the Citys Urban Growth Boundary On March 8 2004 the

City Council accepted the Draft Preferred Land Use Scenario which identified

which of the inventoried natural features were considered significant enough to

warrant local protections As noted in the June 21 2004 Planning Commission

Staff Report significant resource areas were identified on the subject property
including wetlands and areas with significant vegetation
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5 The City Council accepts and adopts the findings in the preceding sections of the
formal findings relating to the Annexation and Comprehensive Plan Amendment
decisions which support approval of the Zoning District Change specifically
including but not limited fio the discussion of compliance with the requirements of
the Transportation Planning Rule

CONCLUSION

ca

x
w

The City Council finds that the requested Annexation Comprehensive Plan Amendment
and District Designation comply with all applicable review criteria and are consistent with
the Citys Comprehensive Plan and Land Development Code

The City Council finds that the request to place the Annexation measure on the November

2 2004 ballot complies with alt applicable criteria and therefore the Annexation request
is Approved The City Council finds that the Comprehensive Plan Amendment to re

designate 3687 acres of the site as Open Space Conservation complies with all

applicable criteria and provides assurance that identified significant natural features will be

adequately preserved Accordingly the Comprehensive Plan Amendment is APPROVED
subject to passage of the Annexation measure The Council finds thatthe proposed District

Designations are consistent with the amended Comprehensive Plan designations and

comply with all applicable decision criteria The Planning Commissions decision to

approve the District Designation is upheld and the request is APPROVED subject to

passage of the Annexation measure

DATED August 31 2004
MAYO
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J1

C RECOMMEYQDATIONS

1 Add to the Citys Open Space Hillside Inventory the

area within the Corvallis Woodland Meadow Park

2 With the exception of existing publiclyowned prop

erties remove Forest Acres Hill from the Citys
Open Space Hillside Inventory

3 Revise the Comprehensive Plan Map from Open Space
Conservation to Low Density Residential for

privatelyowned properties as shown in Map 18

6 WITHAM HILL

A RESOURCE INVENTORY

The 1979 Open Space Report recognizes that Witham Hill

is a builtupon hill and that existing vegetation is

critical to the view of the hill

B REFINEMENT OF THE INVENTORY

As suggested by the Open Space Report Witham Hill

includes builtup areas In effect the visually most

prominent areas of the hill from the existing Corvallis

City limits area the north and east slopes are the

most extensively developed gortions Maps 15 and 16

depict topography landcover and ownership patterns
Most of the west and southwest slopes of the hill are

owned by Oregon State University and are currently
designated OpenSpaceAgriculture

The inventory area has been expanded to include addi

tional hillside area north of the 1979 boundary area

above the 340foot contour as shown on Maps 14 15 16
and 17

C IDENTIFICATION OF CONFLICTING USES

Low Density Residential development is a potentially
conflicting use with the Witham Hill open space

resources in areas not currently developed that are

designated for future residential development

D ECONOMIC SOCIAL ENVIRONMENTAL AND ENERGY CONSEQUENCES

With tYie exception of land owned by Oregon State

University the hillside area is designated for resi
dentia development because of the proximity of the site

to developing areas of the City and suitability of the

site for accommodating urban development The south
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portion of the hill as shown in Map 17 has also been
designated for a potential research technology center

In order to minirnize the adverse social and environ
mental consequences of anticipated development it is
recommended that policies be adopted which encourage theretention of the area of visual contrast between forestand grasslands and significant vegetation

E RECOMMENDATIONS

1 Refine the Citys Open Space Inventory to delete
reference to the builtup portions of Witham Hill

2 Refine the Citys Open Space Inventory to include
the area above the 340foot contour as shown in
Map 17

3 No changes in the Citys Comprehensive Plan are
necessary This recommendation provides for continued lowdensity residential and research
technology center development in appropriatelydesignated areas

ao

r
4 As an important consideration in providing for open

space when developing the hill development proposals for properties that include areas of visual
contrast between forest and grasslands habitat
shall give consideration to opportunities for con

w servation of grasslands open space that abuts the
forested area Where feasible it isrecommended
that building mass and other land development be
sited and designed within areas of trees so that
visual contrast between grasslands and the
vegetateddeveloped areas is retained

5 As a policy for potential future development areas
with slopes greater than 20 percent as identifiedin Map 15b shall be retained in Open SpaceConservation uses

7 BALD HILL

A RESOURCE INVENTORY

Bald Hill is the most visually prominent hill located
between Corvallis and Philomath In conjunction with
the nearby hills called Double Hill PhilomathCorvallis
Hill and PhilomathSkyline Hill the 1979 Open SpaceReport suggests that Bald Hill acts as a backbone for
a buffer separating Philomath from Corvallis

The Open Space Report indicates that housing and nearbyindustrial development has compromised the aesthetic

PLD0600012 et al
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Witham Oaks

Conceptual and Detailed Development Plan Tentative Subdivision Plat
PLD0600012 SUB0600005
StaffIdentified Applicable Criteria

Applicable Comprehensive Plan Policies

129 The applicable criteria in all land use decisions shall be derived from the Comprehensive
Plan and other regulatory tools that implement the Plan

321 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize

A Preservation of significant open space and natural features

B Efficient use of land

C Efficient use ofenergy and other resources

0
c
T

C
c
x

W

D Compact urban form

E Efficient provision of transportation and other public services and

F Neighborhoods with a mix of uses diversity ofhousing types pedestrian
scale a defined center and shared public areas

323 The City shall address compatibility conflicts through design and other transitional
elements as well as landscaping building separation and buffering

324 In the case ofcompatibility conflicts requirements will be imposed on both sides ofa

given property line in the following manner

A Where both lots are undeveloped each will be required to provide
transitional elements when it develops

B The development in the more intensive development district shall provide
the bulk of the transitional elements but shall not be required to provide the
full amount unless the property in the less intensive district is already
developed

327 All special developments lot development options intensifications changes or

modifications of nonconforming uses Comprehensive Plan changes and district changes
shall be reviewed to assure compatibility with less intensive uses and potential uses on

surrounding lands Impacts of the following factors shall be considered

A Basic site designie the organization ofuses on a site and its relationship
to neighboring properties

B Visual elementsie scale structural design and form materials etc
C Noise attenuation

PLD0600012 et al
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D Odors and emissions
E Lighting
F Signage
G Landscaping for buffering and screening
H Transportation facilities and

I Traffic and offsiteparking impacts

422 Natural features and areas determined to be significant shall be preserved or have their

losses mitigated andlor reclaimed The City may use conditions placed upon

development ofsuch lands private nonprofit efforts and City State and Federal

government programs to achieve this objective

435 A buffer between urban density development and resource land shall be provided
consistent with Section 32of this Plan to protect Open Space Agriculture and Open

Space Conservation lands from intrusion by urbanization and to protect urban lands from

potential impacts from forest or agricultural practices For forest and agricultural uses

that currently exist onnonopen space designated lands transitional buffering shall be

provided to address compatibility concerns

462 Development on hillsides shall not endanger life and property nor land and aquatic
resources determined to be environmentally significant

465 On treecovered hillsides development shall be designed to preserve as many trees as

possible and tree removal shall be consistent with the approved development plan

466 On treecoveredhills the design of dwellings and their placement shall be planned to

retain a sufficient number of trees to preserve a green treecovered hillside appearance If

a proposed development pattern would result in the loss ofatreecoveredhillside

appearance assuming the development plan has been designed to minimize the loss of

existing trees to the extent that it is safe and practicable the development may proceed
provided the following provisions are met 1 the loss of trees is further minimized by
development techniques such as clustering and 2 a sufficient number ofnew trees are

planted to recreate at maturity a green treecovered hillside appearance

4616 Witham Hill

Development proposals on Witham Hill that include areas ofvisual contrast

between forest and grassland habitat shall consider protection of the grassland

open space that abuts the forested area Where feasible building mass and other

land development will be sited and designed within areas of trees to retain visual

contrast between grassland and the vegetatedldeveloped areas

467 In areas where development is permitted standards in the Land Development Code for

hillside areas will achieve the following

G Demonstrate a concern for the view of the hills as well as the view from the hills

H Provide landscaping that enhances the identified open space resources

469 Where development ofhillsides occurs removal ofvegetation will be minimized to control

T

r
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erosion Vegetation disturbed during development shall be replaced or enhanced through
landscaping

473 Prior to development the City ofCorvallis may require sitespecific soil surveys and

geologic studies where potential hazards are identified based upon available geologic and
soils evidence When natural hazards are identified the City shall require that special
design considerations and construction measures be taken to offset the soil and geologic
constraints present in order to protect life and property and to protect environmentally
hazardous areas

491 Significant watercourses lakes and wetlands shall be preserved or have their losses

mitigated in order to maintain clean water support natural vegetation protect the aquatic
habitat retain existing significant public vistas and provide wildlife habitat and recreation
sites Sitespecific buffering and setback requirements may be required as necessary to

achieve protection

4101 Development within the Urban Growth Boundary shall conform to the Corvallis Drainage
Master Plan which includes thesitespecific provisions included in the 1996 South
Corvallis Drainage Master Plan and subsequent updates of these Plans

4102 Significant riparian lands within the Urban Growth Boundary shall be identified and
inventoried by the City or through the development process and the City shall work to

preserve and enhance native stream corridor vegetation on both public and private lands

4103 Significant drainageways shall be kept in a natural state to protect tree lines maintain their
natural functions and enhance native plant species to the maximum extent practicable

W 4104Within the Urban Growth Boundary appropriate drainageway dedications and easements

adequate for flood protection conveyance of stormwater channel access and

maintenance protection of riparian environment and channel migration shall be secured

along all open drainageways needed for public conveyance of stormwater prior to or at

the time ofdevelopment

4107To minimize the negative impacts of development stormwater runoff after development
should be managed to produce no significant reduction of water quality than prior to

development unless more appropriate provisions are identified in adopted comprehensive
storm water management plans

4108Grading and filling in drainageways shall be regulated to prevent negative impact on the

channel floodway and flood plain riparian habitat wetlands and other properties Where

drainageways are disturbed through development the developer shall return the

drainageway to its natural state to the extent practicable

4109 Negative impacts on habitat and migration corridors for birds wildlife aquatic life and on

open space and the recreation qualities of significant drainageways shall be minimized

41016Where stream shading is not adequate development shall include planting of trees andor

othervegetation to provide adequate shading SS7
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41018The City shall inventory and identify natural intermittent streams within the Corvallis Urban

Growth Boundary that provide important hydrological water quality and aquatic habitat

functions Those that are used for stormwater functions shall be protected using
mechanisms such as drainageway dedications and easements SS1

41019The Corvallis stormwater utility shall incorporate existing natural features such as streams

and wetlands as a means of managing urban funofWhen using these natural features for

urban stormwater needs stormwater management shall follow the guiding principle of

minimizing harm to these natural systems maintaining the natural functions and over

time repair any damage associated with past practices GP1

41020The City shall promote the protection and enhancement of stream channel structure for

deeper pool habitat that provides cooler water refuge areas at times of low stream flows

QL14

4113 Lakes wetlands floodway drainageways and otherurban streams are part of the

hydrological system and should be managed comprehensively

41111 Regarding significant wetlands downstream of development sites the cumulative

unavoidable losses of significant wetland acreage and function attributable to upstream
development should be mitigated by the City Such mitigation can be achieved in part

through dedication of open space drainageways and related natural infrastructure

41112Development upslope of wetlands shall minimize interference with water patterns
discharging to wetlands and shall minimize detrimental changes in water quality for cfl

waters discharging to wetlands
T

41114 To resolve wetland issues as early as possible in the development application
process on land with hydric soils land with wetland vegetation andor land

identified on a State or national wetland inventory the City shall require a W
developer to submit at the time of application a wetland determination or

delineation from a qualified consultant This professional analysis shall be

submitted concurrently to the City and to the Division of State Lands The City
shall request comment from the Division of State Lands on land development
applications requiring a public hearing

41115The City shall encourage wetland mitigation to occur in the same basin UP7

41117The City shall continue to maximize preservation and restoration of existing upland natural

resource areas and wetlands by use of development standards in the Land Development
Code UP12

4129 The City shall encourage practices that enhance groundwater recharge to maintain or

increase stream flow during dry periods QN10

41210The City shall encourage parking lots to be constructed of stable pervious surfaces that do

not degrade groundwater quality

4132Development on land identified with significant plant communities or significant fish and

wildlife habitats shall be planned to minimize the impact on the significant resources
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4135Development occurring in significant wildlife areas will set forth a plan of action to reduce
impact to significant identified areas

m
r
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W

41117The City shall continue to maximize preservation and restoration ofexisting upland natural
resource areas and wetlands by use of development standards in the Land Development
Code UP12

531 To increase the aesthetic qualities of the community and enjoy the engineering and
ecological benefits oftrees the City shall require developers to plant appropriate numbers
and varieties of trees with all new development Such standards shall be maintained in the
Land Development Code

726 The City will encourage new development to be sensitive to the environment by having the
development avoid significant negative impacts on

A Air and water quality
B Noise or light pollution and

753 To improve water quality and quantity in the Corvallis area the City will continue to

develop regulations or programs to manage both point and nonpoint pollutants by

A Increasing public awareness of techniques and practices private
individuals can employ to help correct water quality and quantity problems

C Regulating site planning for new development and construction to better
control drainage and erosion and to manage storm runoff

D Increasing storage and retention of storm runoff to lower and delay peak
storm flows as appropriate

E Reducing streetrelated water quality and quantity problems and

F Increasing public awareness minimizing the use and encouraging the
appropriate disposal of polluting substances that affect surface and ground
water resources

756 Sediment removal using Best Management Practices shall be utilized prior to discharge of
all runoff from both public and private impervious areas QL1

758 The City shall work to ensure that harmful urban runoff is not discharged directly into
streamsQL5

921 City land use decisions shall protect and maintain neighborhood characteristics

as defined in925 in existing residential areas

922 In new development City land use actions shall promote neighborhood
characteristics as defined in 925 that are appropriate to the site and area

924 Neighborhoods shall be pedestrianoriented Neighborhood development patterns
shall give priority consideration to pedestrianbased uses scales and experiences
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in determining the orientation layout and interaction ofprivate and public areas

925 Development shall reflect neighborhood characteristics appropriate to the site and

area New and existing residential commercial and employment areas may not

have all of these neighborhood characteristics but these characteristics shall be

used to plan the development redevelopment or infill that may occur in these

areas These neighborhood characteristics are as follows

A Comprehensive neighborhoods have a neighborhood center to provide
services within walking distance of homes Locations ofcomprehensive

neighborhood centers are determined by proximity to major streets transit

corridors and higher density housing Comprehensive neighborhoods use

topography open space or major streets to form their edges

B Comprehensive neighborhoods support effective transit and neighborhood
services and have a wide range of densities Higher densities generally are

located close to the focus of essential services and transit

C Comprehensive neighborhoods have a variety of types and sizes ofpublic
parks and open spaces to give structure and form to the neighborhood and

compensate for smaller lot sizes and increased densities

D Neighborhood development provides for compatible building transitions in

terms of scale mass and orientation

E Neighborhoods have a mix of densities lot sizes and housing types

F Neighborhoods have an interconnecting street network with small blocks

to help disperse traffic and provide convenient and direct routes for

pedestrians and cyclists In neighborhoods where full street connections

cannot be made access and connectivity are provided with pedestrian and x
bicycle ways These pedestrian and bicycle ways have the same W

considerations as public streets including building orientation security
enhancing design enclosure and street trees

G Neighborhoods have a layout that makes it easy for people to understand

where they are and how to get to where they want to go Public civic and

cultural buildings are prominently sited The street pattern is roughly
rectilinear The use and enhancement of views and natural features

reinforces the neighborhood connection to the immediate and larger
landscape

H Neighborhoods have buildings residential commercial and institutional
that are close to the street with their main entrances oriented to the public
areas

Neighborhoods have public areas that are designed to encourage the

attention and presence ofpeople at all hours of the day and night Security
is enhanced with a mix of uses and building openings and windows that

overlook public areas
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J Neighborhoods have automobile parking and storage that does not

adversely affect the pedestrian environment Domestic garages are behind
houses or otherwise minimized eg by setting them back from the front
facade of the residential structure Parking lots and structures are located
at the rear or side of buildings Onstreet parking may be an appropriate
location for a portion of commercial institutional and domestic capacity
Curb cuts for driveways are limited and alleys are encouraged

K Neighborhoods incorporate a narrow street standard for internal streets
which slows and diffuses traffic

L Neighborhood building and street proportions relate to one another in a

way that provides a sense of enclosure

M Neighborhoods have street trees in planting strips in the public rightof
way

m
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932 Where a variety of dwelling types are permitted by the development district innovative site

development techniques and a mix of dwelling types should be encouraged to meet the

range of demand for housing

935 Residential developments shall conform to the density ranges specified by the

Comprehensive Plan and be of housing types permitted by the applicable zoning district

936 The development review process shall not result in the exclusion of needed housing at
densities permitted by underlying district designations or result in unreasonable cost or

delay

937 To the maximum extent possible in residential areas glare from outdoor lighting shall be
shielded and noise shall be limited

949 Residential development should consider and accommodate to the maximum extent

possible the future needs ofsenior citizens

9513 New subdivisions and planned developments of more than 5 acres in low density districts

shall incorporate two or more of the following elements in at least 10of the total acreage

A Zero lot line or attached dwellings where allowed

B Minimum allowed lot area or

C Dwelling size less than 1200 square feet

1028The expansion of public facilities or services within City Limits or the extension of public
facilities or services to newlyannexed areas shall be accomplished through the Capital
Improvement Plan as funding allows or as a condition of development or a combination
of both

1029All developments shall comply with adopted utility and facility master plans and the

Capital Improvement Plan
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10210The City and County shall develop regulations and procedures which will encourage the

appropriate development of public facilities and services within the Urban Growth

Boundary The cost of such facilities and utilities shall be borne by the benefitted

properties

10211 Developers shall be required to participate financially in providing the facilities to serve

their projects as a condition of approval

10212Developers will be responsible for the construction of all facilities internal to and fronting

their properties and for needed extensions of facilities to and through their site

1036The City shall take steps to minimize the effects of development on downstream drainage

systems through the use of appropriate strategies as identified in the Stormwater Master

Plan

1121The transportation system shall be planned and developed in a mannerwhich contributes

to community livability recognizes and respects the characteristics of natural features

and minimizes the negative effects on abutting land uses

1122The transportation system shall be managed to reduce existing traffic congestion and

facilitate the safe efficient movement of people and commodities within the community

1123The City shall develop and promote alternative systems of transportation which will safely
economically and conveniently serve the needs of the residents

T

1134The City shall maintain the carrying capacity and viability ofmajor arterials and other

major streets by developing adopting and implementing access control standards that

restrict or reduce curb cuts and other direct access points require adequate rightsofway
Xsetback lines and road improvements as part of the development process

W

1135Local streets shall be designed and built to discourage high speed through traffic

1139Adequate capacity should be provided and maintained on arterial and collector streets to

accommodate intersection levelofservice LOS standards and to avoid traffic diversion

to local streets The levelofservice standards shall be LOS D or better during morning
and evening peak hours ofoperation for all streets intersecting with arterial or collector

streets and LOS C for all other times ofday Where levelofservice standards are not

being met the City shall develop a plan for meeting the LOS standards that evaluates

transportation demand management and system management opportunities for delaying
or reducing the need for street widening The plan should attempt to avoid the

degradation of travel modes other than thesingleoccupant vehicle

11311 Private driveway access shall be limited on all existing and future arterial streets to reduce

interference improve safety and preserve traffic capacity New residential driveways shall

not directly access arterial streets where alternate access can be developed At the time of

development or redevelopment opportunities to restrict or combine access points along
arterials should be pursued

11312New local streets neighborhood collectors collector streets and arterial streets shall be

located and designed to manage traffic volume and speed to minimize negative impacts on

abutting land uses

PLD0600012 et al
ATTACHMENT G8



1143 All traffic generators shall provide adequate parking

1151 Bikeways shall be conveniently located be adequately constructed have minimal stops
and obstructions and have safe crossings on major streets

1152 Bikeways shall provide safe efficient corridors which encourage bicycle use Bicycle use

ofmajor streets shall be considered as improvements are made to major transportation
corridors

1163Pedestrian access shall be addressed in the review ofproposed culdesacdevelopments
The City shall require pedestrian rightsofway interconnecting the ends ofsuch streets

where feasible

1165All arterial and collector streets shall have sidewalks constructed at the time of initial stret

improvement to encourage pedestrian use

11611The City shall encourage timely installation of pedestrian facilities to ensure continuity and
reduce hazards to pedestrians throughout the community

11613New commercial and residential development shall generally provide for a maximum block

perimeter of1500 feet except where it would negatively impact significant natural
features

c00c 1171 An improved public transportation system within the Urban Growth Boundary should be
established to improve the livability of the community to reduce pollution and traffic and
to reduce energy consumption

1174Arterial and collector street designs shall include evaluation for transit facilities such as

W bus stops pullouts shelters optimum road design andonstreet parking restrictions as

appropriate to facilitate transit service

1177The City should seek appropriate opportunities for increasing residential density and

providing industrial and commercial development along existing and proposed transit
routes

1223The City shall require all future subdivisions planned developments and other major
developments plus commercial and industrial development be designed to reduce

demands for artificial heating cooling and lighting by considering topography
microclimates vegetation and site and structure orientation which maximizes southern

exposure The City shall develop incentive programs for those developments that
demonstrate sound energy conservation design andor construction such as density
incentives or similar programs

13121The City shall workto ensure that development within the west Corvallis Urban Fringe is

consistent with the West Corvallis North Philomath Plan

131218The City shall maintain the scenic character of West Hills Road Harrison Boulevard Oak
Creek

Road Reservoir Road and Philomath Boulevard through mechanisms such as gateway
standards or securing easements to preserve existing vegetation or views
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Applicable Land Development Code Sections

Chapter 16Definitions

Building Types
b Residential Group of building types consisting of the following

4 Single Attached Zero Lot Line Two dwelling units on separate lots but

placed side by side so that some building walls are in common for a

minimum length of 5ft at a common property line Fences trellises etc

attached between buildings do not create attached structures

Height ofBuildings Vertical distance above a reference datum measured to the highest point of

any nonGabled roof or to the average height of the highest gable of a pitched or hipped roof The

height ofa stepped or terraced building is the maximum height ofany segment of the building
The reference datum shall be selected by either of the following whichever yields a greater height
of building

a Elevation of the highest adjoining sidewalk or ground surface within a5ft

horizontal distance of the exterior wall of the building when such sidewalk or

ground surface is not more than 10 ft above lowest grade

b Elevation 10 ft higher than the lowest grade when the sidewalk or ground surface

described in ais more than 10 ft above lowest grade

Section2420PURPOSES

Land division review procedures are established in this chapter for the following
rn

purposes

a Ensure building sites are of sufficient size and appropriate design for their

intended uses and lots to be created are within density ranges permitted by the

Comprehensive Plan W

b Minimize negative effects ofdevelopment upon the natural environment and to

incorporate natural features into the proposed development where possible

c Ensure economical safe and efficient routes for pedestrians bicycles and motor

vehicles

d Create residential living environments that foster a sense ofneighborhood identity
and are protected from the adverse effects of heavy traffic and more intensive land

uses and

e Promote energy efficiency

243004Review Criteria

Requests for approval of a tentative subdivision plat shall be reviewed to assure

consistency with the purposes of this Code pertinent development standards of the Code

including Chapters 40 Improvements Required with Development 41 Parking Loading
and Access Requirements 42 Landscaping Buffering and Screening 44Land
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Division Standards and 45 Fiood Control and Drainage Provisions and density
requirements of the Comprehensive Plan

Section2520PURPOSES

Planned Development review procedures are established in thischapter for the following
purposes

a Promote flexibility in design and permit diversification in location of structures

b Promote efficient use of land and energy and facilitate a more economical

arrangement ofbuildings circulation systems land uses and utilities

c Preserve to the greatest extent possible existing landscape features and

amenities and utilize such features in a harmonious fashion

0
ti
T
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W

d Provide for more usable and suitably located recreation facilities and other

public and common facilities than would otherwise be provided under
conventional land development procedures

e Combine and coordinate architectural styles building forms and building
relationships within the Planned Development

fProvide the applicant with reasonable assurance of ultimate approval before

expenditure ofcomplete design monies while providing the City with assurances

that the project will retain the character envisioned at the time of approval

g Promote and encourage energy conservation and

h Provide greater compatibility with surrounding land uses than what may occur

with a conventional project

Section2530GENERAL PROVISIONS

Planned Development is an alternative development process that is permitted as

Conditional Development The following procedure allows for Planning Commission
review of a Conceptual Development Plan andlor Detailed Development Plan The

applicant may either select to process the development proposal under a Detailed

Development Plan where sufficient information has been submitted in accordance with
Section2550or may request only approval of a Conceptual Development Plan in
accordance with Section2540and later apply for a Detailed Development Plan However
prior to issuing any building permits a Detailed Development Plan must be approved by
the Planning Commission

254004Review Criteria

Requests for approval of a Conceptual Development Pian shall be reviewed to assure 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 In addition the

following compatibility factors shall be considered
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Basic site design the organization of uses on a site
Visual elements scale structural design and form materials and so forth
Noise attenuation
Noxious odors

Lighting
Signage
Landscaping for buffering and screening
Traffic
Effects onoffsiteparking
Effects on air and water quality

Section3320PERMITTED USES RS6 District

332001General Development

a Primary Uses Permitted Outright

1 a Residential Use Types
Family

b Residential Building Types
Single Detached

Single Detached Zero Lot Line ti
Duplex

T

Single Attached Zero Lot Line 2 units

Section332002Special Development Uses Allowed Through Discretionary Review

x

a Type I Conditional Development Subject to review in accordance with Chapter 23 and W

all other applicable provisions of this Code

6 Planned Developments in accordance with Chapter 25

eu nn c nCVLIPRACIITCTAAIf1AD11C

Standard

a Lot Area

All single family building types 5000 sq ft minimum

Du lex 10000 s ft minimum

b Lot Width

Single Attached Zero Lot Line 50 ft minimum average

Single Detached 50 ft minimum average

Single Detached Zero Lot Line 50 ftminimum average

Du lex 100 ft minimum avera e
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Standard

c Setbacks

Front yard 10 ft minimum
Rear yard 15 ft minimum
Combined front and rearyard 35 ft minimum s

Side yard
Single Detached 5 ft for each side yard
Single Detached and 8 ft minimum on one side of dwelling unit with
Attached Zero Lot Line zero setback 0 ft on opposite side 3

Duplex 10 ft for each side yard

Corner Lot On side abutting the street vision clearance areas

in accordance with Section4140

d GarageCar ort Vehicle Entrance 19 ft minimum to back of desi Hated sidewalk

e Structure Height 30 ft maximum nor shall it exceed a solar
envelo e a roved under Cha ter 218 or46

fLot Covera a 40of lot area maximum

OffStreet Parking See Cha ter 41

N
P
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Section33720PERMITTED USES AGOS District

3372002Special Development UsesAllowed Through Discretionary Review

a Type I Conditional Development Subject to review in accordance with Chapter
23 and Section33750below

Planned Development to be reviewed in accordance with Chapter 25

Section33740SETBACKS AGOS District

The following minimum setbacks shall apply to all structures other than fences or walls in
the OSAG District

Minimum average rearyard may be reduced to 5 ft in cases where the provision and protection of
solar access to the proposed building and to buildings and buildable areas on adjacent lots can be
assured consistent with Chapter218

Where the average rearyard setback is reduced below 15 ft then combined front and side yard
setbacks must be at least 35 ft

Prior to building permit approval the applicant shall submit a recorded easement between the

subject property and abutting lot next to the yard having the zero setback This easement shall be
sufficient to guarantee rights for maintenance purposes of structures and yard but in no case

shall it be less than 5 ft in width
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a Boundary Area A setback of not less than 25 ftshall be provided along each

OSAG District boundary line where the line abuts any residential district

4040Pedestrian Requirements

a Sidewalks shall be required along both sides of all arterial collector and local

streets as follows

1 Sidewalks shall be a minimum of5ftwide on local through streets and a

minimum of4ftwide onculdesacs The sidewalks shall be separated
from curbs by a tree planting area that provides at least6ftof separation
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 12ftwide and

landscaped with trees and plant materials approved by the City The

sidewalks shall be a minimum of6ftwide NOTE This is a mistake and

should be5ftwide
3 The timing of the installation of sidewalks shall be as follows

a Sidewalks and planted areas along arterial and collector streets

shall be installed with street improvements
b Sidewalks along local streets shall be installed in conjunction with

development of the site generally with building permits except as

noted in c below

c Where sidewalks on local streets abut common areas

drainageways or otherpublicly owned areas the sidewalks and

planted areas shall be installed with street improvements

b Safe and convenient pedestrian facilities that strive to minimize travel distance to

the greatest extent practicable shall be provided in conjunction with new

development within and between new subdivisions planned developments
commercial developments industrial areas residential areas transit stops and

neighborhood activity centers such as schools and parks as follows

1 For the purposes of this section safe and convenient means pedestrian
facilities that are reasonably free from hazards which would interfere with

or discourage pedestrian travel for short trips provide a direct route of

travel between destinations and meet the travel needs of pedestrians
considering destination and length of trip

2 To meet the intent of babove pedestrian rightsofway connecting cul

desacs or passing through unusually long or oddly shaped blocks shall be

a minimum of 15 ft wide When these connections are less than 220 ft long

measuring both theonsite and theoffsiteportions of the path and they
directly serve 10 or fewer onsitedwellings the paved improvement shall

be no less than 5 ftwide Connections that are either longer than 220 ft or

serving more than 10 onsite dwellings shall have wider paving widths as

specified in Section4050c

3 Internal pedestrian circulation shall be encouraged in new developments by
clustering buildings constructing convenient pedestrian ways andlor

constructing skywalks where appropriate Pedestrian walkways shall be

provided in accordance with the following standards

a The onsitepedestrian circulation system shall connect the

sidewalk on each abutting street to the main entrance of the primary
structure on the site to minimizeoutofdirection pedestrian travel

M
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b Walkways shall be provided to connect theonsitepedestrian
circulation system with existing or planned pedestrian facilities
which abut the site but are not adjacent to the streets abutting the
site

e To ensure improved access between a development site and an existing developed
facility such as a commercial center school park or trail system the Planning
Commission or Director may require offsite pedestrian facility improvements
concurrent with development

4050Bicycle Requirements

a Onstreet bike lanes shall be required on all arterial and collector streets and
constructed at the time of street improvements

b Safe and convenient bicycle facilities that strive to 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
1 For the purposes of this section safe and convenient means bicycle

facilities which are reasonably free from hazards which would interfere
with or discourage bicycle travel for short trips provide a direct route of

ti travel between destinations and meet the travel needs ofbicyclists
considering destination and length of trip

c Adequate widths for pedestrianJbicyclefacllities shall be provided in accordance

Q with the following standards
1 8 ft bikepaths should be used where long term bicycle and pedestrian

W usage is expected to be relatively low a neighborhood facility rather than a

communitywidefacility and with proper alignment to ensure adequate
sight distance

2 10 ft shall be used as a standard width for twoway bikepaths
3 12 ft bikepaths shall be provided in areas with high bicycle volumes or

multiple use by bicyclists pedestrians and joggers

d To provide for orderly development of an effective bicycle network bicycle
facilities installed concurrent with development of a site shall be extended through
the site to the edge of adjacent propertyies

4060Transit Requirements

a Development sites located along existing or planned transit routes shall where

appropriate incorporate bus pullouts and shelters into the site design These

improvements shall be installed in accordance with the guidelines and standards

of the Corvallis Transit Systemie bus pullouts are typically spaced at 1500ft

apart

b New developments at or near existing or planned transit stops shall design
development sites to provide safe convenient access to the transit system as

follows
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2 All developments shall provide safe convenient pedestrian walkways
between the buildings and the transit stop in accordance with the

provisions of Section4040b

4070Street Requirements

a Traffic evaluations shall be required of all development proposals in accordance

with the following
2 If the traffic evaluation identifies levelofservice conditions less than the

minimum standard established in the Corvallis Transportation Plan

improvements and funding strategies mitigating the problem shall be

considered concurrent with a development proposal

c Local streets shall be designed to discourage through traffic NOTE For the

purposes of this section through traffic means the traffic traveling through an

area that does not have a local origination or destination To discourage through
traffic the following street designs shall be considered as well as other designs
intended to discourage traffic

1 Straight segments of local streets should be kept to less than a quarter mile

in length and include design features such as curves and T

intersections

2 Local streets should typically intersect in T configurations rather than 4

wayintersections to minimize conflicts and discourage through traffic

Adjacent T intersections shall maintain a minimum of 125ftbetween the

nearest edges of the 2rightsofway
3 Culdesacsshould not exceed 600ftnor serve more than 18 dwelling

units

d Development sites shall be provided with access from a public street improved to

City standards in accordance with the following
x

W

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

City standards the abutting street shall be improved to City standards

along the full frontage of the property concurrent with development
2 Halfstreet improvements as opposed to fullwidth street improvements

are generally not acceptable However these may be approved by the

Planning Commission or birector where essential to the reasonable

development of the property Approval for halfstreet improvements may be

allowed when other standards required for street improvements are met

and when the Planning Commission or the Director finds that it will be

possible to obtain the dedication andor improvement of the remainder of

the street when property on the otherside of the halfstreet is developed
3 To ensure improved access to a development site consistent with policies

on orderly urbanization and extension of public facilities the Planning
Commission or Director may require offsitestreet improvements
concurrent with development

e To provide for orderly development of adjacent properties public streets installed

concurrent with development ofa site shall be extended through the site to the

edge of the adjacent propertyies in accordance with the following
1 Temporary deadends created by this requirement to extend street

improvements to the edge of adjacent properties may be installed without
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turngrounds subject to the approval of the Fire Marshal
2 In order to assure the eventual continuation or completion of the street

reserve strips may be required in accordance with244004
3 Drainage facilities shall be provided to properly manage storm water runoff

from temporarydeadends

i Location grades alignment and widths for all public streets shall be considered in
their 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 the safety and capacity of the street network is not

adversely effected The following standards shall apply
1 Location ofstreets in a development shall not preclude development of

adjacent properties Streets shall conform to planned street extensions
identified in the Corvallis Transportation Plan andor provide for
continuation of the existing street network in the surrounding area

2 Grades shall not exceed 6 percent on arterial streets 10 percent on

collector streets and 15 percent on local streets
3 As far as practical arterial streets and collector streets shall be extended in

alignment with existing streets by continuation of the street centerline
When staggered street alignments resulting in T intersections are

unavoidable they shall leave a minimum of200 ft between the nearest

ti edges of the tworightsofway
T 4 Centerline radii ofcurves shall not be less than 500fton arterial streets

300fton collector streets and 100fton local streets

I Development shall include underground electric services light standards wiring

W and lamps for streetlights according to the specifications and standards of the City
Engineer The developer shall be responsible for installation of underground
conduit for street lighting along all public streets improved in conjunction with
such development in accordance with the following
1 The developer shall coordinate with the City Engineer to determine the

location of future street light poles
2 The streetlight plan shall be designed to provided illumination meeting

standards set by the City Engineer
3 The standard street light installation is a wood pole
The developer shall install such facilities and make the necessary arrangements
with the serving electric utility for the Cityowned and operated street lighting
system to be served at the lowest applicable rate available to the City Upon the

Citysacceptance ofsuch development improvements the street lighting system
exclusive of utilityowned service lines shall become the property of the City

4080Public Utility Extensions

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 aabove required public utility
installations shall be constructed concurrent with development

c Offsite public utility extensions necessary to fully serve a development site and
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adjacent properties shall be constructed concurrent with development

d To provide for orderly development of adjacent properties public utilities installed

concurrent with development of a site shall be extended through the site to the

edge of adjacent propertyies

e All public utility installations required with development shall conform to the Citys
adopted facilities master plans

f Private onsitesanitary sewer and storm drainage facilities may be considered

provided all the following conditions exist

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

orderly development of adjacent properties
2 The development site remains in one ownership and land division does not

occur with the exception of land divisions that may occur under the

provisions of4070fabove
3 The facilities are designed and constructed in accordance with the Uniform

Plumbing Code and other applicable codes and permits are obtained from

the Development Assistance Center prior to commencement ofwork

40100Franchise Utility Installations

a Where a land division is proposed the developer shall provide franchise utilities to

the development site Each lot created with a subdivision shall have an individual

service available or secured in accordance with provisions ofSection2440prior
to approval of the final plat

b Where necessary in the judgement of the Director to provide for orderly
development of adjacent properties franchise utilities shall be extend through the

site to the edge ofadjacent propertyieswhether or not the development involves

a land division

40110Land For Public Purposes

a Easements for public sanitary sewer water storm drain streetlight pedestrian
and bicycle facilities shall be provided whenever these facilities are located outside

a public rightofway in accordance with the following
1 When located between adjacent lots easements shall be provided on one

side ofa lot line

2 The minimum easement width for a single utility is 15 ftThe minimum

easement width for two adjacent utilities is 20 ftThe easement width shall

be centered on the utility to the greatest extent practicable Wider

easements may be required for unusually deep facilities

b Public utility easements with a minimum width of 7 ft shall be provided adjacent to

all street rightsofway for franchise utility installations

c Where a development site is traversed by a drainageway or water course

drainageway improvements in accordance with the Corvallis Drainage Master Plan

and a drainageway dedication in accordance with the requirements of Chapter 45
shall be provided to the City

e Where existing rightsofway andlor easements within or adjacent to development
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sites are non existent or of insufficient width dedications may be required The
need for and widths of those dedications shall be determined by the City Engineer

h Environmental assessments shall be provided by the developer for all lands to be
dedicated to the public or City An environmental assessment shall include
information necessary for the City to evaluate potential liability for environmental

hazards contamination or required waste cleanups related to the dedicated land
An environmental assessment shall be completed prior to the acceptance of
dedicated lands in accordance with LDC40110h1 2 and 3

Section4130OFFSTREET PARKING REQUIREMENTS

Minimum parking requirements for use types in all areas of the City with the exception of
the CB Central Business District are described in Sections4130athrough4130f
Minimum parking requirements for the CB District are described in Section4130g

a Residential Uses Per Building Type

1 Single Detached and Single Attached Zero Lot Line and Manufactured
Homes

Vehicles 2 spaces per dwelling unit

Bicycles None required
ti
r 2 Duplex Attached andMultiDwelling

Vehicles
Studio or Efficiency Unit 1 space per unit
1 Bedroom Unit 1 space per unit

x 2 Bedroom Unit 15spaces per unit
W 3 Bedroom Unit 25spaces per unit

Bicycles
Studio or Efficiency Unit 1 space per unit
1 Bedroom Unit 1 space per unit
2 Bedroom Unit 15spaces per unit
3 Bedroom Unit 2 spaces per unit
The required bicycle parking may be located within a structure in

accordance with the provisions of Section4170

Section4220 GENERAL PROVISIONS

a Where landscaping is required by this Code detailed planting plans and irrigation
plans shall be submitted for review with development permit application
Development permits shall not be issued until the Director has determined the

plans comply with the purposes clause and specific standards in this chapter
Required landscaping for Planned Developments shall be reviewed and approved
by the Planning Commission and in no case shall landscaping be less than that

required by thischapter All required landscaping and related improvements shall
be completed or financially guaranteed prior to the issuance of a Certificate of

Occupancy and shall provide a minimum 90 percent ground coverage within 3

years

b Appropriate care and maintenance of landscaping onsiteand landscaping in the
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adjacent rightofway is the right and responsibility of the property owner unless

City ordinances specify otherwise for general public and safety reasons A City

permit is required to plant remove or significantly prune any trees in a public
rightofway Landscaping buffering and screening required by the Code shall be

maintained If street trees or other plant materials do not survive or are removed

materials shall be replaced in kind

c Significant plant and tree specimens should be preserved to the greatest extent

practicable and integrated into the design ofa development Trees of8in or

greater diameter measured at a height of 4 ft above grade and shrubs excluding
blackberries poison oak and similar noxious vegetation over 3 ft in height are

considered significant Plants to be saved and methods of protection shall be

indicated on the detailed planting plan submitted for approval Existing trees may

be considered preserved only if no cutting filling or compaction of the soil takes

place between the trunk of the tree and the area 5 ftoutside the treesdripiine In

addition the tree shall be protected from damage during construction by a

construction fence located 5 ft outside the dripiine

Section4230REQUIRED TREE PLANTINGS

Tree plantings in accordance with the following standards are required for all parking lots for 4 or

more cars public street frontages and along private drives more than 150 ft long Trees shall be

planted outside the street rightofway except where there is a designated planting strip or City

adopted street tree plan
ti

Selection of species may be made from the list in Section4260 Alternate seections must be r

approved by the Directorfollowing written request Frequency of trees in planting shall be

determined by the type of tree used Trees in parking areas shall be dispersed throughout the lot r

to provide a canopy for shade and visual relief See recommended tree list for examples in each

category W
Street Trees

Medium canopy treesMaximum 30 ft on center spacing
Large canopytreesMaximum 50 ft on center spacing

Section4240BUFFER PLANTINGS

Buffer plantings are used to reduce building scale provide 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

Section4420GENERAL PROVISIONS

442001Applicability

Ali land divisions shall be in conformance with the requirements of the applicable district

and thischapter as well as with all other applicable provisions of this Code Modifications

to these requirements may be accomplished through a Planned Development Chapter
25
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442002Blocks

a General Length width and shape ofblocks shall take into account need for

adequate lot size and street width and circulation recognizing limitations of the

topography

b Size No block shall be more than1200 ft in length between corner lines except
along arterial street unless the topography or location of adjoining streets justifies
an exception The recommended minimum length of blocks along an arterial street
is 1800 ft

442003Lots General Requirements Chapter 44Land Division Standards

a Size and Shape Lot size width shape and orientation shall be appropriate for
location of the subdivision and for the type ofuse contemplated No lot shall be
dimensioned to contain part ofan existing or proposed street All lots shall be

buildable and depth shall not generally exceed 2ztimes the average width Lot
sizes shall not be less than required by the Code for the applicable district Depth
and width of properties reserved or laid out for commercial and industrial purposes
shall be adequate to provide for offstreet parking and service facilities required by
the type of use proposed

0
ao
T

W

b Access Each lot shall abut upon a street other than an alley for a width of at least
30tunless the lot is created through a land partition or minor replat in which case

443001below shall apply

c Through Lots Through lots shall be avoided except where essential to provide
separation of residential development from collector or arterial streets or to
overcome specific disadvantages of topography and orientation A planting screen

easement at least 20 ft wide shall be required adjacent to through lots in
accordance with Chapter 42 No rights ofaccess shall be permitted across this

planting screen easement All through lots having frontage on parallel or

approximately parallel streets shall provide the required front yard on each street
except as specified in Chapter 42

d Lot Side Lines Side lines of lots as far as practicable shall be at right angles to

the street the lots face

e Lot Grading Lot grading shall conform to the Citysexcavation and fill provisions

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

included in covenants recorded as a part of a plat

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

subdivision a conversion plan shall be required The conversion plan shall show
street extensions utility extensions and lot patterns to indicate how the property
may be developed to Comprehensive Plan densities and to demonstrate that the

proposal will not inhibit development of adjacent lands

Section4580 DRAINAGEWAY EASEMENTS AND DEDICATIONS
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Development can have a number of impacts on the drainage system and its associated

water quality These potential impacts include but are not limited to increases in the

amount ofsurface water runoff decreases in the time for stormwater destined for

drainageways to reach peak flow increases in water temperature and increases in the

quantity and types of pollutants that may enter drainageways To the greatest extent

practicable the drainageways within the City are intended to function as awholistic

natural system that includes both fishbearing streams and other streams whose flow is

recognized to have direct impacts on these fishbearing streams To ensure that

unnecessary negative impacts to thissystem are minimized and to provide and maintain

adequate stormwater facilities new development expansion of existing development or

redevelopment proposed on land abutting or containing an open natural drainageway
shall require granting of an easement under the conditions described in aof this

section over lands suitable for conveying storm waters and for maintaining and operating
an effective open drainageway system The easement is intended to satisfy the purposes

cited in Section4510above and shall be reviewed and approved by the City Engineer

a Easement While dedications are preferred at a minimum a drainageway easement shall

be required when

1 A parcel of land is divided into two or more parcels whether by land

partitions or subdivision
2 A permitted development of any kind building parking lot etc is

proposed on a vacant parcel of any size
3 A detailed Development Plan is proposed in accordance with Chapter 25

for a parcel regardless ofwhether structures exist

b Easement Restrictions The easement shall contain sufficientrestriction on the use of the

area to satisfy the purposes cited in Section4510above Restrictions shall apply to

structural improvements regrading filling or alteration ofexisting vegetative cover

d Easement Width When an easement is required see Figure451 the appropriate width

shall be determined as follows

1 Forfishbearing streams or rivers with average annual stream flow greater than

1000 cubic feet per second the easement area shall include the watercourse

channel and additional width of 75 feet from the top ofbank on each side of the

watercourse

2 For fishbearing streams or rivers with average annual stream flow less than 1000
cubic feet per second the easement area shall include the watercourse channel

and additional width of 50 feet from the top of bank on each side of the

watercourse

3 For streams not indicated on Figure451 asfishbearing the easement area shall

include the drainage channel plus additional width as determined by the following
formula

WFTOB 15x 5 ft

WFTOB Width From Top Of Bankie width of the easement area

needed on each side ofa drainageway channel

ao
r

Q

X
W

PLD0600012 et al
ATTACHMENT G22



x Width of channel from top of bank to top of bank as

determined by the City Engineer or 30 ft whichever is less

e Revegetation ofstreambanks New development on sites that contain or abut a stream or

drainageway shall ensure that the stream or drainageway is adequately shaded by trees
The following standards shall be used to determine what level of additional tree planting is

required

1 Shading of streambanks shall be provided within the easement area required to be

provided under sections4580d1through4580d6ofthis code

2 Revegetation Standards

a Streams that have a vegetated tree canopy in the area to be shaded are

compliant with these stream shading standards

b With the exception of the Willamette River which shall be addressed as

indicated in 3 below streams that do not have a vegetated tree canopy in
the area to be shaded are subject to revegetation In areas without a tree

canopy native riparian trees with a minimum caliper size of1inch shall be

planted at 10 feet on center along the length of the stream bank All new

trees are required to be mulched with 4cubic feet ofbark chips and drip
irrigated for a period of three years to ensure establishment

N

Note The area of revegetation identified in subsection 2 above shall be applied based
on a specific determination of the impacts from a sitesdevelopment to the
affected drainageway and a determination that the easement width is required to

Q provide a benefit to the drainageway that is roughly proportional to the

developmentsimpact
W

4590 stormwater Detention Retention 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 stormwater detention and retention in accordance with bof
this section

b When detention andor retention are required
1 Development Projects that create impervious surfaces roads driveways

parking lots walks patios and roofs in excess of25000 square feet are

required to implement stormwater detention andor retention measures as

specified in the Corvallis Design Criteria Manual Detention facilities shall
be designed to maximize stormwater infiltration

Section45100 STANDARDS FOR PROPERTIES WITH WETLANDS

Development on land with hydric soils wetland vegetation or that contains a wetland identified
on a local state or national wetland inventory shall comply with State and Federal wetland

regulations as interpreted by the State and Federal agencies charged with enforcing such laws

Development is also subject to the following provisions
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b The following safe harbor provisions taken from Oregon Administrative Rule 660

Division 23 also apply

1 For properties with wetlands that have a Wetland Delineation approved by the

Division ofState Lands DSL the protected wetland area shall be defined as the

uplandwetland edge as identified in the Wetland Delineation and graphically

represented on a site plan map

3 Division of State Lands Notification Required In addition to the restrictions and

requirements of this section all proposed development activities within any

wetland are also subject to Oregon Division of State Lands DSL standards and

approval Where there is a difference the more restrictive regulation shall apply
In accordance with ORS 227350 the applicant shall be responsible for notifying
DSL whenever any portion of any wetland is proposed for development No

application for development will be accepted as complete until documentation of

such notification is provided and no development shall be permitted until the City
t has received verification ofDSL approval for development on the subject site

Section45110 USE LIMITATIONS AND EXCEPTIONS WITHIN DRAINAGEWAYS AND

WETLANDSSUBJECT TO EASEMENTS AND SAFE HARBOR REGULATIONS

In addition to the requirements of the underlying zone the following limitations and exceptions
shall apply to activities within drainageways and wetlands and shall require prior review and

approval by the appropriate local state and federal agencies

a Removal ofvegetation from drainageways is prohibited except for the following purposes

as approved by the City Manager or the City Managersdesignee
1 Stream restoration and enhancement programs

2 Removal of nonnative vegetation

3 Planting of native plant species

4 For the development ofwaterrelated orwaterdependent uses provided they are

designed and constructed to minimize impact on the existing riparian vegetation

5 Removal of emergent inchannel vegetation that has the potential to cause flooding

6 Perimeter mowingcutting of vegetation for fire hazard prevention

b Building Paving and Grading Activities Within drainageway and wetland areas the

placement of structures or impervious surfaces including grading excavation and the

placement of fill is prohibited except as stated below Exceptions to the drainageway and

wetland restrictions may be made for the purposes identified in items 14ofthis section

provided they are designed and constructed to minimize adverse impacts to the riparian or

wetland area In the case of wetlands no development shall be permitted until the City has

received verification of DSL approval for development on the subject site or written

indication from DSL that the department is not concerned with the development

2 Construction of streets roads and pedestrian connections that are included in the
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City of Corvallis Transportation Plan

t

C
t
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d Site Maintenance the limitations imposed by this section do not preclude the routine
maintenance ofstructures Maintenance of lawns planted vegetation and landscaping
shall be kept to a minimum and shall not include the spraying of herbicides or other

pesticides Where replanting is done vegetation shall be replanted with native species
Maintenance trimming of existing trees shall be kept to a minimum and under no

circumstances shall the maintenance trimming be so severe it compromises the trees

health longevity and resource functions Vegetation within utility easements shall be kept
in a natural state and replanted when necessary with native plant species

Section45120 MITIGATION FOR DISTURBANCES TO DRAINAGEWAYS AND WETLANDS

Developers are encouraged to avoid impacts to drainageways and wetland areas Where impacts
cannot be avoided mitigation of impacts shall be required Mitigation shall be done in accordance
with local state and federal wetland laws and the following provisions

a Where a drainageway must be crossed or otherwise encroached upon to allow

appropriate development of property crossings shall be constructed in
accordance with engineering standards adopted by the City

b Proximity to Impacted Area Wetland mitigation should occur as close to the
impacted area as possible The mitigation site should have hydrological and soil
characteristics that are suitable for wetland restoration Also the mitigation site
should retain sufficient natural buffer so as to sustain a class ofwetland or habitat

type that is typical of the natural surrounding watershed There are four levels of
incentives for restoration Incentives shall be applied to property in a manner that

is proportional to the amount of wetland mitigated The incentives are as follows

Section45130 VARIANCES

Variations from the standards in this chapter may be achieved through the Planned Development
process described in Chapter 25 Lot Development Option processes For any existing lot or

parcel demonstrated to have been rendered unbuildable by application of this ordinance the
property owner may apply for such variation from development restrictions and prohibitions
found in this chapter through the Lot Development Option prodcedures contained in Chapter 212

of this Code For situations in which a property owner can demonstrate that a mapping error has

incorrectly shown a drainageway or wetland on said property the map correction may be

processed through the Directors Interpretation prcedures identified in chapter 216of this code

Section4620PERFORMANCE STANDARD

Residential subdivisions and planned developments on parcels of more than 1 acre shall
be designed so that solar access protection as defined in Chapter 16 is available at

ground level to the following

a South face of existing residential buildings adjacent to the development

b In residential subdivisions a minimum of 80 percent of lots with sufficient
eastwest dimension to allow orientation of the long axis ofa building to utilize
solar energy and
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c In planned developments a minimum of 80 percent of the buildings with sufficient

eastwestdimension to allow the long axis of the building to utilize solar energy

Section4630WAIVER OFST4NDARD IN SUBDIVISIONS

A waiver from the requirements of Section4620above may be granted by the Planning
Commission to the minimumeaentnecessary to

a Preserve existing vegetation

b Reflect physical land development constraints related to the shape or topography
of the site

c Accommodate northfacing slopes of 10 percent or more or

d Meet City design requirements for provision of streets drainageways utilities

landscaping and location ofbuildings consistent with minimum setbacks

Section4650WAIVER OF STANDARD IN PLANNED DEVELOPMENTS

For residential planned developments a waiver from the requirements of Section4620

above may be granted by the Planning Commission based on the provisions of Section

4630above or to the minimum extent necessary to

a Meet a broad range of residential needs by encouraging use of innovative site

development techniques and a mix of dwelling types or

b Address future housing needs in the community by encouraging affordable

housing as defined in Chapter 16 to increase housing choices

Awaiver may not be granted under this section unless the applicant demonstrates that the

loss ofsolar access for current and future generations has been mitigated by a substantial

increase in energy efficiency of the proposed dwellings over Uniform Building Code

requirements

Section4790ALLOCATION PROVISIONS AND SIGN STANDARDS BY DISTRICT

The following provisions and design standards organized by district designation specify
how apropertystotal sign allocation may be utilized Unless specified elsewhere in these

regulations total sign allocation shall be determined by multiplying length of the

propertysprimary frontage by the primary frontage multiple which varies from district to

district

a an n Rinn Standards fer All Residential Districts

Primary Maximum Maximum Maximum

Sign Type Frontage Sign Sign Sign Setback

Multi le Area Hei ht Proection
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Attached 1 10 sq 5 sq ft 16 ft 6 in
ft

Temporary 110 sq 5 sq ft 4 ft
ft

Special Instructions

a Attached signs shall not extend above eaves

b Unless specified below signs shall be limited to one frontage

c Where a primary frontage exceeds 100 ft

1 Permanent freestanding signs are allowed minimum setback is 5

ft
2 Maximum height for temporary andfreestanding signs is 6 ft
3 Maximum sign area is 16 sq ft
4 Illuminated signs are permitted

479009Signs in Planned Developments
ca

r

00
Asign plan shall be required for all Planned Developments See Chapter 25 The plan
shall establish the location and allocation guidelines for signs in a way that ensures all

parties in the development have an equitable opportunity to communicate through signs
Q without creating undue negative effects on surrounding properties The sign plan shall be

reviewed by the following procedures
W

a The plan shall be reviewed by the Planning Commission concurrently with Detailed

Development Plan review

b Before approving the sign plan the Commission shall find that the signs in the

proposed sign plan comply with these regulations and are compatible with the type
ofdevelopment existing and future surrounding the Planned Development
Whereas other development standards in Planned Developments may be varied
standards for signs in Planned Developments shall not benefit the development to

a greater degree than is otherwise permitted by the provisions of these regulations

c An approved sign permit for each sign in a Planned Development shall be obtained

prior to construction or installation A proposed sign shall comply with these

regulations and any additional guidelines or conditions specified in the approved
sign plan before a permit may be issued for the sign

d Modifications of a Planned Development Sign Plan shall follow the provisions for a

Major Planned Development Modification Chapter 25

Section47110VARIANCE TO STANDARDS

There may be rare instances where a combination of strict application of the standards in
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thischapter andor public safety concerns may preclude use ofsigns as a communication

medium for a primary frontage In these cases it may be appropriate to vary a particular
standard to enable a property owner to utilize signage in a manner similar to others in the

district

c A variance request shall not be granted for any of the following
Size of a proposed sign
Limitations on visibility resulting from required landscaping
Location ofbuildings or other structures
Lack of exposure on aprimary sign frontage
Convenience or economic hardship to the applicant
Inclusion ofsigns otherwise prohibited by these regulations

d To approve a sign variance request the Land Development Hearings Board must

find that the application meets all of the following criteria

1 The type of the proposed sign is not of a type prohibited by these

regulations

2 The variance is the minimum remedy necessary to eliminate the hardship

3 The variance does not substantially subvert the basic regulating formula

relating the amount of sign area to the amount of sign frontage
ti

4 No other alternative solution that complies with these regulations is ro
available to the applicant

Applicable Oregon Administrative Rules
x
w

6600230090Riparian Corridors

4 When following the standard inventory process in OAR 6600230030 local

governments shall collect information regarding all water areas fish habitat riparian
areas and wetlands within riparian corridors Local governments may postpone
determination of the precise location of the riparian area on lands designated for farm or

forest use until receipt ofapplications for local permits for uses that would conflict with

these resources Local governments are encouraged but not required to conduct field

investigations to verify the location quality and quantity of resourceswithin the riparian
corridor At a minimum local governments shall consult the following sources where

available in order to inventory riparian corridors along rivers lakes and streams within

the jurisdiction

a Oregon Department ofForestry stream classification maps

b United States Geological Service USGS75minute quadrangle maps

c National Wetlands Inventory maps

d Oregon Department of Fish and Wildlife ODFW maps indicating fish habitat

e Federal Emergency Management Agency FEMA flood maps and
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fAerial photographs

5 As a safe harbor in order to address the requirements under OAR 6600230030 a local

government may determine the boundaries of significant riparian corridors within its

jurisdiction using a standard setback distance from all fishbearing lakes and streams
shown on the documents listed in subsections a through fofsection 4 of this rule as

follows

a Along all streams with average annual stream flow greater than 1000 cubic feet

per second cfs the riparian corridor boundary shall be 75 feet upland from the top
ofeach bank

b Along all lakes and fishbearing streams with average annual stream flow less
than 1000 cfs the riparian corridor boundary shall be 50 feet from the top of bank

cWhere the riparian corridor includes all or portions ofa significant wetland as

set out in OAR 6600230100 the standard distance to the riparian corridor

boundary shall be measured from and include the upland edge of the wetland

8 As a safe harbor in lieu of following the ESEE process requirements of OAR 660023
0040 and6600230050 a local government may adopt an ordinance to protect asignificant
riparian corridor as follows

a The ordinance shall prevent permanent alteration of the riparian area by grading
00 or by the placement of structures or impervious surfaces except for the following

uses provided they are designed and constructed to minimize intrusion into the

riparian area

A Streets roads and pathss
x
w

6600230100Wetlands

3 For areas inside urban growth boundaries UGBs and urban unincorporated
communities UUCs local governments shall

a Conduct a local wetlands inventory LWI using the standards and procedures
of OAR 1410860110 through 1410860240 and adopt the LWI as part of the

comprehensive plan or as a land use regulation and

b Determine which wetiandson the LWI are significant wetlands using the
criteria adopted by the Division ofState Lands DSL pursuant to ORS 1972793b
and adopt the list of significant wetlands as part of the comprehensive plan or as a

land use regulation

4 For significant wetlands inside UGBs and UUCs a local government shall

b Adopt a safe harbor ordinance to protect significant wetlands consistent with
thissubsection as follows

A The protection ordinance shall place restrictions on grading
excavation placement of fill and vegetation removal other than perimeter
mowing and other cutting necessary for hazard prevention and
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Applicable West Corvallis North Philomath Plan Policies Chapter 66

CI2 Require landowners and developers to incorporate designated streets trails bikeways
and transit facilities into their plans and to provide adequate connections to adjoining
properties

CI3 Require frequent intersections within subdivisions and otherdevelopments at least one

full intersection per 350 feet of street length within residential developments and

neighborhood villages excluding any Research and Technology areas to provide more

direct routes for pedestrians and bicyclists

CI4 Prohibit the use ofculdesacswithin residential areas inside the UGBs of Corvallis and

Philomath unless terrain or existing road patterns require them Shortterm culdesacs

and street stub ends may be allowed to provide later connections to adjoining properties

CI6 Require sidewalks on both sides of a street as part ofnew development wherever feasible

Allow sidewalks on only the developed side of a street when the street forms the edge of

designated open space

CI26 Align new roadways to maintain vistas of hillsides
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City of Corvallis

Planning Commission
PO Box 1083
Corvallis Or x7333

Gi l JJrL Grda d7 S

yO4 IdW j4th st

Corvallis Or 7JJO
eb 21 2017

T o the Planning C om mie s ion Community Development
Planning Division

If the Witham Oafs development is approved and the traffic pileup at
the 35th street lights increases from todaysoneblocklong extent to
two or three blocks you will begin to hear from drivers

The proposed 220home Witham Gaks subdivision was vetoed two or three
times by voters Why they finally gave in might be attributed to

fatigue or threats of clear cutting the acreage Whatever the
reason it wax a mistrke

Besides excess traffic there will be conflicts between residents and
OSU agriculture over odors from the manure piles and other conflicting
uses The rural nature of the area surrounding the countyfairgrounds
will be spoiled and the stage set for new encircling development

Traffic signals at 35th and 3oth streets will probably have to be
redesigned given the glut of cars and that will be only one of
the new expenses

You can avert these problems by disapproving the development or

you crn cope with the resulting chaos Just dont try to
charge preaent residents for the extra expensesn

wi erely

Gty Ci 6Ye
Jea ne Ftiha
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Adams Eric

From duane liner danburyuconn@hotmailcom
Sent Sunday March 04 2007 1040AM
To Adams Eric

Subject Witham Oaks Conceptual and Detailed Development Plan Tentative Subdivision PI

Mr Eric Adams

Please see below some questions and comments regarding Witham Oaks
Conceptual and Detailed Development Plan Tentative Subdivision Plat
which has a Public Hearing scheduled for March 21 2007

Questions
1 Are there materials on the Internet for review I could not find any at least not
easily on the City web site

2 Will a traffic signal be installed on Harrison at the new intersection
Was a traffic study done to evaluate the need for such

I will not be able to attend so please consider these comments

N

r

s
X
W

1 If a traffic signal will not be installed at this time will a left turn lane from
Harrison Blvd east bound to the new Circle Blvd be included If a left turn lane is not
proposed then I think it should be conditioned as a requirement for safety rear end
accidents and traffic movement cars stuck in line behind some one trying to make a
left

2 As part of the original annexation mention was made of connecting to the multiuse
trail that goes to the covered bridge If this multimodal feature is not part of the
plan then Id recommend for the with holding of final approval of the plat conditional
upon the City determining if sufficient efforts to achieve this feature have been pursued
I would recommend the City facilitate discussions with this developer and OSU to make this
connection a reality I believe the developer has had some discussions on this but has
probably dropped it as some roadblocks were hit I would expect that the City has goodworlcing relationships with OSU and together a solution that would be beneficial to the
City and OSU communities can be achieved I feel this connection of the multiuse trails
is a golden opportunity that should not be missed and should be pursued vigorously I
hope the City an developer share this feeling and agree to make this happen
I voted for this annexation because and only because of the mention of this connection

Mr Adams thank you in advance for considering these comments and for any answers you can

supply me regarding my two questions

Sincerely

duane j liner

3213 NW Harrision Blvd

Dontmiss your chance to WIN 10 hours of private jet travel from Microsoft Office Live
httpclkatdmtcomMRTgomcrssaub0540002499mrtdirectOl
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March 9 2007

Elizabeth Schwartz

3930 NW Witham Hill Drive apt 64

Corvallis OR 97330

541 7523016

To the Corvallis Planning Commission and residents

I have been aresident of Corvallis for the past three years In 2004 I moved from upstate
New Yorlc where my entire family still lives to the west coast in order to get some room

to breathe I love this area because it hasntbeen tainted byoverdevelopment the way
the east coast has I fell in love with Corvallis because of all the parks and open spaces
because the town seemed to recognize that there is great value in leaving land

undeveloped and that there are intangible gains that come from not trying to squeeze
every penny out of each acre ofland Quoting from the Corvallis Parks and Recreation

website Open space benefits our community in many ways It offers opporhuuties for

recreation It provides ecosystem servicesprocesses that contribute to economic human
and wildlife wellbeing It adds beauty and pleasure and gives relief from the hard

surfaces ofthe city landscape This philosophy is exactly what I was looking for when I

moved to Oregon

Upon arriving in Corvallis I moved immediately into the Oak Vale apartments at the top
M

of Witham Hill Drive Since moving there we have fallen in love with the area and
T

continually tallc about how it is so nice to be close to everything but away from the bustle

of downtown Corvallis We live close to campus but are removed from the activity the

traffic and the noise Adding to the peacefulness that comeswith living in that area is x
the multiusepath and trails that extend just behind our apartment complex We consider w

this area our backyard and use it daily We walls our dog through the trails and do daily
training exercises with her along the multiusepath There are neighborhoods all around

us that we also walls in but we prefer the multiusepath because it is away from cars and

distractions and is safer for our little puppy The calm quiet solitude ofthe path is much

more enjoyable to us than wallcing through any neighborhood and the proximity to our

house means we use it continually I run along the path and we pick blackberries there in

the summer It is an essential part of the lifestyle that comes from living in the Witham

Oaks area

Obviously in my ideal world that area would be left untouched I would love to see it

purchased by the town and added to the adjacent open space area so that we and

everyone else who recreates there could continue to enjoy it for a long time to come

At the same time I recognize that the land is privately owned and it is zoned for light
residential development I iry to see it through the owners perspective Hes been

paying taxes on the land but has not been financially recouping anything He

understandably wants to gain back those losses and make some profit offofthe land So

Im trying to be understanding and realistic I went downtown to see the plan with the

PLD0600012 et al

ATTACHMENT H3



hopes that it wouldntencroach too much on our use of the area and that I wouldnthave
to write this letter

However the plan as it is currently written is unacceptable It asks the residents of our

area to sacrifice far too much First and foremost the extension of Circle Boulevard to
Harrison Boulevard would severely detract from the Witham Oaks region It would
become amain thoroughfare connecting opposite sides of town It would completely
change the character ofthe area which currently gets mostly local traffic There are many
other ways to get to Harrison Boulevard They may not be as direct but the few minutes
that people would save driving along the proposed Circle Boulevard extension are not
worth the destruction ofthe atmosphere that the residents of our area enjoy

The path would also lose much ofits appeal under the current development plan It
would essentially become a sidewallc and would be like walking through any other
neighborhood in Corvallis The sounds ofthe birds and frogs that accompany us on our

wallcs would be replaced by typical neighborhood noises cars driving by lawnmowers
running people sitting in their backyards etc Tnie halfofthe path would still be
surrounded by wetlands but the path is not that long to begin with The feel ofthe area
which is currently its greatest asset would be entirely different

And lastly the effect on wildlife and the wetlands is certainly going to be drastic I know
that there is a plan in place to filter water back into the wetland area but I cannot believe

r that there will not be an incredible amount ofrunoffduring the winter months that will
pollute the lower lying areas There are better people than me to speak to the wildlife
effects but I expect that loss ofhabitat will have a large impact on the birds small
mammals and deer that live in that area

w

With all those concerns in mind I offer up a compromise that I hope will give the owner

what hes looping for while preserving the general feeling and value of the area for those
of us who use it so frequently I suggest eliminating the Circle Boulevard extension

completely from the plan because ofthe drastic change it will impose on the areas traffic
flow and general neighborhood feel The development would be accessed from Harrison
Boulevard only but would be generally connected to other neighborhoods via the multi
usepath The area surrounding the path should be left as abuffer so that the path can

maintain its secluded feel It will most assuredly get a lot more use and will not be as

peaceful as it currently is but at least it wouldntbe surrounded by houses on either side

Under this recommended plan I see gains and losses on all sides The current owner

would be able to profit from the land he has paid taxes on for so long but not as much as

he had hoped to in his original plan The rest of the community that uses that area so

much would have to sacrifice some ofthe peace and solitude that we enjoy but not all of
it and wedbe able to use the area in much the same way as we currently do The major
loss would be to the wildlife and natural areas but if development is to happen that is
inevitable
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As you deliberate about the Witham Oaks development project I ask you to seriously
consider the impact that it will have on the northwest Corvallis community Approving
the plan as it currently is would destroy the atmosphere ofthe area And at the minimum
I ask for a development plan that addresses the concernsIve listed here and reduces the

impact felt by those ofus who live in the area and use the trails and multipurpose path so

frequently

Thank you so much for your time

Sincerely

Elizabeth Schwartz

a

x
w
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VITHAM OAKS
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WITAAM OAKS

DETAILED DEVELOPMENT PLAN

TENTATIVE SUBDIVISION PLAT
RIGHTOFWAYVACATION

VARIANCE

PROPOSAL We request approval of the following applications a Conceptual and

Detailed Development Plan Tentative Subdivision Plat aRightofWay Vacation and a

Variance on a 9462 acre parcel of land The noted applications would enable the

following

Preservation of54ofthe site in open space

Creation of 221 single family lots ofvarying sizes for a variety ofhousing types
Site specific development standards for individual lot development
A Home Owners Association to maintain common area tracts within the

development and enforcement ofCovenants Conditions and Restrictions GCBs
Extension of Circle Boulevard from its current terminus through the site for a

connection with Harrison Boulevard
Improvements toHarrison Boulevard along the sites frontage
Local streets to serve the interior of the development
Walking trails and open space tracts throughout the development and for offsite

connections to the Witham Hill Natural Area Park to the north and Arnold Park to

the southeast
Reconfiguration of the northern iz of the existing 12foot multimodal path
through the site at the north end for safe pedestrian and bicycle movement in

coordination with the extension ofCircle Boulevard
Realignment of the rightofway for Circle Boulevard to avoid impacts to the

locally significant wetlands and

Signage appropriate for the development

DESCRIPTION OF STIE The subject site is located north of and adjacent to Harrison

Boulevard and west of 36 Street It has approximately 1300 feet of frontage along
Harrison Boulevard The southern terminus of the recently extended Circle Boulevard is

located approximately 1000 feet to the north Circle Boulevard was extended in June

2002 to the sites northerly boundary in order to provide access to the City of Corvallis

3Sacre Open Space area now referred to as Witham Hill Natural Park located adjacent
to and northerly ofthe subject parcel The Hamson Boulevazd53rd Street intersection is

approximately 1200 feet to the weft of the propertyswesterly boundary

The subject pazcel was annexed into the City in 2003 The lauds to the north west and

south are located outside the City limits but within the Urban Growth Boundary Directly
to the north and part ofthelazgerparent parcel is the 35acre With Hill Natural Area Park

ti
a

s
x
w
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Abutting this open space area to the northnortheast are the Witham Hill apartments With
the exception of a5acre parcel on the south end abutting the site to the east are lands
within the City limits and developed with singlefamily residences a church and the326
acre Arnold Park A lot line adjustment approved by Benton CountyLDO124 resulted

in the transfer of 083 acres of land along the eastern perimeter of the site from the

previous ownership to six ofthe adjacent property owners along the eastern boundary The
land to the south across Harrison Boulevard contains the Oregon State University Dairy
Research facility The land to the west is primarily undeveloped with the exception ofthe

Oregon State University OSU Poultry facility which contains several buildings most of
which are used for bird rearing and research and a few rural residences

The site is currently undeveloped and has been historically used for pasture and orchards

The northwestern portion ofthe site contains a portion ofWitham Hill as designated in
the CitysOpen Space and Hillsides Report The lower southern portion of the site is

partially cleared and contains 1987 acres of delineated jurisdictional wetlands Ex70
The wetland area extends in a north south shaped fmger up the drainage way toward

the north The entire wetland area and adjacent uplands are dominated by nonnative

vegetation with very few native plant species present Many ofthe dominantnonnative

species are invasive in wetland and upland prairies and woodlands in the Willamette

Valley These include English hawthorn domestic pear Armenian Himalayan
blackberry Scots broom sweetbriar rose and several species ofpasture grasses

i East of the creek are open meadows dominated by nonnative pasture grasses with
Q scattered small trees and shrubs including English hawthorn domestic apple domestic

x pear Armenian Himalayan blackberry and sweetbriar rose There are a few native
w Oregon ash and Oregon crabapple growing in this azea as well Also on the east side of

the creek is an area of fill that is dominated by dense Armenian blackberry English
hawthorn and Suksdorf s hawthorn This area is proposed for either a storm water

retention pond or a wetland mitigation site The stream corridor on the east side of the
bike path has a narrow broken overstory ofsmall trees including Oregon ash Suksdorfs

hawthorn and English hawthorn The northern third of this reach has very little woody
vegetation and is dominated by dense pasture grasses Habitats on the west side of the

creek and bike path have more woody vegetation because they have been heavily invaded

by English hawthorn and Armenian blackberry A patch of young Oregon ash forest is

located near the south boundary of the site on both sides of the bike path n general
invasive plant species have severely impacted the plant communities on the site A few

native herbaceous species are present mostly in areas west ofthe bike path However no

native dominated plant communities remain on the site

Storm water runoff from the developed and undeveloped portions ofWitham Hill is carried

down slope to the subject site via a drainage channel along the west side of Circle

Boulevard The drainage channel enters the subject site and continues south along the west

side of the 12foot multi use path and then crosses under the multiusepath via a culvert

approximately 1a of the way into the site This fans the storm water out a bit to the east

and then a smaller channel crosses back over to the west side of the multiuse path
approximately 200 feet north ofHarrison Boulevard where again the storm water is fanned

Attachment I 3
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out across the site There exists a smaller channel in this area that traverses through the

wetland area at the south end ofthe site to reach the ditch along Harrison Boulevard

The site generally slopes south toward NW Harrison Boulevard with the eastern portion of

the property sloping down toward the west Some slopes in the northwest and easterly

portions of the site exceed 20 Exhibit 6 Oregon White Oak trees dominate the

northern portion of the site Several large Douglas Firs and other invasive trees shrubs

and grasses are competing with the Oregon White Oaks and native vegetation in this area

The central area of the site is more gradually sloped than the northern portion of the site

and includes grasslands shrubs and a remnant orchard area Much of this area has been

overgrown with invasive exotic plants such as Himalayan blackberry Scotch broom

English hawthorn Cherry Holly and poison oak A drainage channel which begins at the

northeast corner of the site with the channel extending from the roadside ditch along Circle

Boulevard splits partway down the slope and fans out into a larger wetland area in the

southerly third of the property on either side ofthe multiuse path This portion ofthe site

includes areas of wetland prairie wetland shrub an ash grove and the small stream

corridoz Exhibit 7 It also includes areas ofupland that are outside the delineated wetland

boundary

DESCRIPTION OF REQUEST We request approval of a Conceptual and Detailed

Development Plan to allow for development of a residential Planned Unit Development
on 4320 acres of the parent parcel of 9462 acres Approximately 5142acres or 54 e

of the total site are excluded from the developed portion of the site as protected open

space either via Comprehensive Plan zone of Open SpaceConservation or establishment
of common open space tracts The open space areas contain wetlands stands of Oregon Q

White Oaks and steep slopes as well as wallsing trails and landscaped common areas

w

The remaining 4320 acres 46 ofthe site are proposed to accommodate the following

Creation 221 lots of varying sizes3328 to 12899 square feet for a variety of

housing types
A gross density of23 units to the acre and anet density minus open space areas
of 51 units to the acre both ofwhich are within the density range for the RS6

zoning district
Establishment of development standards for individual lot development
Establishment of a Home Owners Association to mamtam common area racs

within the development and enforcement of Covenants Conditions and

Restrictions GCBs
Extension ofCircle Boulevard from its current southerly terminus through the

site for aconnection with Harrison Boulevard
Establishment of local public streets to serve the interior ofthe development
Establishment ofwalking trails and open space tracts throughout the development
and for offsite connections to the Witham Hill Natural AreaPark to the north and

Arnold Park to the southeast
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Reconfiguration of the existing 12foot multimodal path through the northern

portion of the site for safe pedestrian and bicycle movement in coordination with
the extension of Circle Boulevard
Retention of the existing location of the 12foot multiuse path through the
southern portion ofthe site for continued use and enjoyment ofapath through the

large open space area

Vacation and reestablishment of the rightofway for Circle Boulevard to avoid
wetlands at the south end near Harrison Boulevard

O

N

K
W

The proposed development is aPlanned Development which allows for deviations from
the underlying development standards provided an overall benefit is achieved by such
deviations that would not otherwise be possible through a standard subdivision The
most significant overall benefit is the preservation of54 of the site in open space and a

trail system that connects the development with open space and developed park areas and

existing trails Flexibility and innovation are used in the creation of development
standards for the individual lots The following matrix outlines the requested
development standards as part ofthe overall development plan

DEVELOPMENT STANDARD MATRIX
otAre
Y

s 4tached 4 200 s Sizt
u 4 5 200 C fts 6 2U0 s ft P y yrDscusson

k1
tY1 yi11II1111 i1 i

x
y 1f t S

v1AhllliM
A n ir 67f7 1l 71f MWti7All lyfl A 115IlT d t J

ftltyt4

44 y 7 y3d11 1xS Ma1yyLIjh 1f lla r n 41 AifeVhfPlSAY N

I Jif 33 42 S2 62 The different lot widths allow for
1

N

wdth7 minimum minimum on minimum a variety oflot sizeshousing
ps x average types and arange ofprices
lxi t some lots are narrower at the

street due to the streets

r curvature

IVIag lot 70 60 60 60 Our proposed lot coverages were

icoverahe designed to meet the new

4 k forthcoming code standards for
d

j

II5Y the RS6 district These lot
AS

5

3 A y y
r coverages allowfor a variety of

F t y
SU4

house types and styles and lot
Uktir rr1E

tirzgd coverage commensurate with lot

tetawhaa size and housing e

etlacks
frost Housel2 HouseI2 Hause I2 Housel2 These are the min proposed

Porch ID Porcls 10 Porcl10 oreh IO setbacks for each lot Setbacks

Garage 19 Garage 19 Garage 19 Garage 19 may be increased on a lot by lot
r

basis These standards allow for

garage and driveway parking so

that each lot provides at a

minimum the 2 required offstreet

Parking spaces

side D one side and 4 w 1 4 w 1 S w 1 Allows for architectural projections
4 on allowance allowance allowance andprovides greater interest along

unattached for bldg for bldg for bldg side ofhouse The attached homes

r side projection projection projection may have a portion of the garage
r exam le exam le exam le with a common wall along the
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IoAea Attaehed 4 20Q sq ft 5 200 sqft 1 6 Z00 sq ft cwt a Aascussion Y

fire place fire place fire place property line The entire length of

or bay or bay or bay the home may not be attached On

M1 t window window window the unattached side a 4 foot side
a andwill be utilized

e IS 15 15 15 Meets the minimum 15 foot rear
Y ar

ly yard setbac

T

Height s 30 30 30 30 Meets the standard

maz

COMPARATIVE MATRIX OF EXISTING FORTHCOMING AND

PROPOSED DEVELOPMENT STANDARDS
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t tanard Estuag New Code Proposed r DiscuSsionsdii
f

r aCodet4 to be adopted P X

r r
s

rr f 4 t r ti 123106 staiidard a

DetachdY w 5 4 ft 4 ft reduction on lots that are

p 1
4

0ft setback 0ftsetback 0 on attached generally less than 6 200

f t Att h d ht Y
a a ed and on one side on one side side and 4 on

s uare ee ac e omes

mJ e hc
t0 1g117e with 8 ft min with 8 ft unattached

be attached alon a

r g

a po tion of the wall at the
t opposite Side min side garage and may be detached

Opposite or attached on opposite side
r r

s

t srde
Gara e 19 ft 19 ft 19 ft No deviation is requested
FIeiht t 30 ft 30 ft 30 ft No deviation requested
Lot 40 60 6070 Additional lot coverage

ouera e Interior requested and designed to be
j

fi3t ft townhomes no consistent with new et to beY
t max lot adopted RS6standards

tirzitytRytarri covers e

OfstCeetr t 2 s aces 2 s aces 2 s aces No deviation requested

ar n

N Through the Planned Development process deviations from standards are allowed Iu

N order to accommodate and protect significant natural features provide additional open
space and trail connections work with the topography on site and provide for a range of

r lot sizes and housing types we are requesting deviations from the following specific
standards

x
w Chapter3330 Development Standards

Reduction in lot sizes

1 foot reduction in the side yard setbacks

Reduction in lot widths
Increased lot coverage

Chapter33740aAGOS Setbacks

Reduced building setback for structures abutting the AGOS district in the
northern and eastern portions ofthe property Some structures may be within 25
feet ofthe AGOS boundary line

Chapter4040a1and 2 Improvemeats Required with Development
Ori arterials and collectors requirement for sidewalks to be separated from curbs

by a tree planting area aminimum of l2 feet in width and sidewalks 6 feet in
width We are requesting a6 planter strip and a5 foot sidewalk along Harrison

to minimise impacts to the wetlands in this location We are also requesting a

reduced planter strip36 along a portion of Circle to accommodate the stream

channel and 12 multi use path and a sidewalk 5 feet in width
We are also requesting asidewalk on one side ofthe street in two locations

Circle Boulevard in the lower halfofthe site from Harrison to Street Aand the

Witham Oaks Development Plan 6
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StreetA extension east from Circle Boulevard This request is tominme

impacts to significant natural features wetlands and hillsidestrees respectively

Chapter 4080 Improvements Required with Development

Development site means each lot and each lot needs to have its own individual

connection to the public system Some lots may have private storm water

conveyance systems across their yard within an easement In order tomnme

exceeding the 8 cut and fill requirement to the extent possible some lots are

proposed with a daylight basement option Doing so would eliminate the

potential of discharging foundation drains and roof drains into the public streets

on which these lots front therefore we are proposing aprivate storm system n1 the

backofthese lots as shown onthe preliminary utility plan see exhibit 150

Chapter4140a2 Standards forOffStreet Paridng and Access

Reduced distance between Circle Boulevard and nearby driveway access ways

The Land Development Code requires 150 feet between accesses driveways
and intersections Our proposed realignment of Circle Boulevard places the

centerline ofCircle Boulevard within approximately 495feet ofthe Beit Am

gravel driveway centerline and within approximately1065 feet from the

centerline ofthe LDS churchswesterly most driveway

Chapter4510 Safe Harbor provisions
Reduced buffer from upland edge of riparian corridor wetland The City of

Corvallis has adopted the States Safe Harbor provisions as interim standards

until such time the new Land Development Code is adopted December 31

2006 The interim Safe Harbor provisions required a 50 foot buffer from the

upland edge of the riparian corridor Because the Citys Natural Featares

inventory maps identify the stream channeUdrainage way on site as having fish

present the upland edge ofthe riparian corridor is considered to be the wetland

boundary However based on information from Oregon Dept of Fish and

Wildlife it is unlikely fish are present Exhibit D on site and likely that the

Citysinventory is incorrect Please refer to amore detailed discussion under the

Detailed Development Plan section below

Chapter4620c Solar Access provisions for Planned Unit Developments
Reduced percentage ofbuildings with solar access at ground lever We propose

on average that 726of the proposed homes have one full wall exposed to the

sun with 84 ofthe proposed homes having one full wall exposed to the sun at

noon on November 21St
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CONCEPTUAL AND DETAILED DEVELOPMENT PLAN

As the Conceptual DevelopmentPlan and Detailed Development Plan are the same we

will address the criteria for the establishment of these together

APPLICABLE COMPREHENSNE PLAN POLICIES

321The desired land use pattern withintte Corvallis Urban Growth Boundary will

emphasize

A Preservation ofsignificant open space and naturalfeatures
B Efficient use of land
C Efficient use ofenergy and other resources
D Compact urban form

Efficient provision oftransportation andotherpublic services and

F Neighborhoods with amix ofuses diversity ofHousing types pedestrian scale a

defined center and shared public areas

d
0
N

C
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4Z1Significant natural features within the Urban GrowttBoundary shall be identfed
and inventoried by the City or through the development process 7iesesltall

include

A Seasonal and perennial streams and other natural draitage ways wetlands and

floodplains
B Lands abutting the Willamette and Marys Rivers
C Land with sign cant native vegetation as defined in the Oregon Natural

HeritagePlan 1998 whicl may include certain woodlands grasslands
wetlands riparian
vegetation andplant species

A Ecologically and scientifically significant natural areas

E Sign cant hillsides
F Outstanding scenic views attd sites and

G Lands thatprovide community identity attd act as gateways and buffers

422Natural features and areas determined to be significant shall bepreserved or have

their losses mitigated andor reclaimed The City may use conditions placed upon

development of suclt lands private nonprofit efforts and City State and Federal

government programs to achieve this objective

43SA buffet between urban density development and resource land shall beprovided
consistent with Section 32 ofthis Plan to protect Open Space Agriculture and Open
Space Conservation lands from intrusion by itrbanizatiotz and to protect urban lands

from potertialimpacts from forest or agricultural practices Forforest and agricultural
uses tleat currently exist onnonopen space designated lands transitional buffering
shall beprovided to address compatibility concerns

462Development on hillsides sltal notezdanger life arzdproperty nor land and aquatic
resources determined to be environmetztally significant

46S On treecovered hillsides development shall be designed to preserve as many trees as possible
azd tree removal slcall be consistent with the approved devedopmertt plan
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466On treecoveredhills the design ofdwellings and theirplacement shall beplanned to retain a

sufficient number oftrees to preserve a green treecoveredhillside appearance If aproposed
developmentpattern would result in tle loss ofatreecoveredhillside appearance assuming the

developmentplan has been designed to minimize the loss ofexisting trees to the extent that it is safe
andpracticable the development mayproceed provided thefollowingprovisions are met I the loss

of trees is furtherminimized by development techniques such as clustering and2 asufficient
number ofnew trees are planted to recreate at maturity a green treecoveredhillside appearance

4t7Inareas where development is permitted standards in the LandDevelopment Codeforhillside

areas will achieve thefollowing
A Plan development tofittze topography soil geology artdIydrology ofhillsides and to

ensure hillside stability both during and after development
B Preserve the moss visually significant slopes and ridgelines in theirnatural state by utilizing

techniques such as cluster development andreduced densities

C Preserve significant naturalfeatures such as tree groves woodlands thetreemeadow

interface andspecimen trees

D Align the built surface infrastructure such as roads and waterways with the natural

contours of terrain and minimize cutting and ftlling in developments
E Minimize soil disturbances and the removal ofnative vegetation and avoid these activities

during winter months unless impacts can be mitigated
F Design developments and utilizeconstruction techniques thatminimize erosion and surface

waterrunoff
G Demoizstrafe aconcernfor the view of the hills as well as tle view from the hills

H Provide landscaping that enhances the identified open space resources

IDesign developments that consider landscaping management that willminimize the threat of

fire on improvedproperty spreading to wildland habitax

469Where development of Iillsides occurs removal ofvegetation will be minimized to control

erasion Vegetation disturbed during development shall be replaced or enlanted through
landscaping

4616Witham Hill

Development proposals on tlzamHill that include areasofvisual contrast between

forest and grassland habitatsltalconsiderprotection of the grassland open space that

abuts tleforested area NIzerefeasible building mass and other land development will

be sitedand designed within areas offrees to retain visualcontrast between grassland and tle

vegetated developed areas Areas with slopes greater than 20 on the west side of Witham Hill as

identifzed in the Open Space Hillside Report November 1983 shall be retained in Open Space
Conservation uses

491 Signfcant watercourses lakes and wetlands shall bepreserved or have their losses

mitigated in order to maintain clean wafer support natural vegetation protect the

aquatic habitat retain existing significant public vistas andprovide wildlifeIabitat and

recreation sites Sitespecjcbuffering and setback requirements may 6e required as

necessary to achieveprotection

4IOIDevelopment within the Urban Growth Boundary shall conform to the Corvallis

Drainage Master Plan which includes thesitespecific provisionsincluded in t1e1996

South Corvallis Drainage Master Plar and subsequent updates oftlese Plas

4102Significant riparian lands within the Urban Growth Boundary shall be identified and

inventoried by the City or through the development process and the City shall work to preserve and

enhance native stream corridor vegetatooi on both public andprivate
lands OL6
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4103Significant drainage ways shall be kept in a natural state to protect tree lines maintain tfieir
naturalfunctions and enhance native plant species to the maximum extent

practicable
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4104Within the Urban Growth Boundary appropriate drainage way dedications and

easements adequateforfloodprotection conveyance ofstorm water channel access and

maintenance protection ofriparian environment and channel migration shall besecured

along all open drainage ways neededforpublic conveyance ofstorm water prior to or at

the time ofdevelopment

4107To minimizetle negative impacts ofdevelopment storm water runoff after
development shouldbe managed to produce no signfcant reduction ofwater quality
thanprior to development unless more appropriate provisions are identified in adopted
comprehensive storm water managementplans

4108Grading andfilling in drainage ways shall be regulated to preventnegative impact on the

channel floodway and floodplain riparian Habitat wetlands and otherproperties
Where drainage ways are disturbed through development the developer shall refurn the

drainage way to its natural state io the extentpracticable

4109Negative impacts on habitat and migration corridorsfor birds wildlife aquatic life
ard on open space and tlee recreation qualities ofsignant drainage ways shall be

minimized

41111Regarding significant wetlands downstream ofdevelopment sites the cumulative

unavoidable losses ofsignificant wetland acreage andfunction attributable to upstream
development shouldbe mitigated by the City Suclt mitigation can be acltieved inpart
through dedication ofopen space drainage ways and relatednatural infrastructure

41112Development upslope ofwetlandsslallminimize interference with waterpatterns
discharging to wetlands and shall ntinintize detrimental changes in water quality for waters

discharging to wetlands

4132Development on land identified with significantplant communities arsign cantfish and

wildlife habitats shall beplanned to minimize the impact on the signcartt
resources

4134The City shall encourage tleretention oflarge variedltabitat areas ort private and

public lands including inventoriedplant communities

521Both public and private properties located along entrance corridors to the City of
Corvaltis shall be attractively landscaped left as open space or maintained as active

agricultural orforest lands

SS2Parks and open space areas sltall helpslape and guide urban development

553 The City sltall explore creative incentives and development mechanisms to

encourage protecting sign cant open space resources Such mechanisms could include

density transfer ze clustering transfer of development riglts Open Space
Conservation districts and special district provisions that could allow development at

lower densities than otherwisepermitted

556Open space is a basic community infrastructure like roads and utilities andslzould
befunded at feast inpart by comrnercial and residential development and redevelopment
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558Maintaining large tracts ofundeveloped open space resource land outside the Citys
Urban Growth Boundary especially along the Citys entrance corridors is important to

the community identety and the creation ofeffective community gateways

559 The City shall take a proactive role in acquiring and protecting the open space

needed to complete a linked greenbelt around the Urban Growth Boundary

924Neighborhoods shallbepedestrianoriented Neighborhood developmentpatternssholl
give priority consideration to pedestrianbased uses scales and experiences in

determining the orientation layout and interaction ofprivate andpublic areas

925Development shall reflect neighborhood characteristics appropriate to thesite and area

New and existing residential commercial and employment areas may not have all of these

neighborhood characteristics but these characteristicsshall be used to plan the development
redevelopment or infill that may occur in these areas These neighborhood characteristics are as

follows
A Contprelensive neighborhoods leave a neighborhood center to provide services within

walking distance ofhomes Locations of comprehensive neighborhood centers are

determined by proximity to major streets transit corridors and higher density housing
Comprehensive neiglcborhoads use topography open space or major streets to form tleir

edges
B Comprehensive neighborhoods support effective transit and neighborhood services and have

a wide range ofdensities Higher densities generally are located close to thefocus of
essentialservices and transit

C Comprehensive neighborhoods have a variety of types and sizes ofpublic parks ardopen o
spaces to give structure and form to the neighborhood and competsatefor smaller lot sizes y

and increased densities

D Neighborhood developmentprovides forcompatible building transitions in terms ofscale

mass and orientation

Neighborhoods have a mix ofdensities lot sizes and housing types
FNeighborhoods have an irtierconnectingstceet network with small blocks to help disperse

traffc andprovide convenient anddirect routes forpedestrians and cyclists In

neighborhoods wherefull street connections cannot bemade access and connectivity are

provided with pedestrian and bicycle ways Thesepedestrian and bicycle ways have the

same considerations aspublic streets including building orientation securityenhancing
design enclosure andstreet trees

G Neiglborhoods have a layout that makes it easy forpeople to understand where they are and

how to get to where they want to go Public civic and culturalbuildings are prominently
sited The streetpattern is roughly rectilinear The use anderhancement of views and

naturalfeatures reinforces the neighborhood connection to the immediate and larger
landscapes

H Neighborhoods have 6uildirtgs residential commercial ard institutional that are close to

the street with their main entrances oriented to tlepublic areas

L Neigltborleoods leave public areas that are designed to encourage the attention andpresence

ofpeople at all hours ofthe day and night Security is enhanced with a mix ofuses and

building openings and windows that overlook public areas

J Neighborhoods have automobile parking and storage that does not adversely affect the

pedestrian environment Domestic garages arebehind houses or otherwise minimizedeg
by setting teem back from thefrontfacade ofthe residentialstructure Parking lots and

structures are located at the rearor side ofbuildings On streetparking may bean

appropriate locationfor aportion ofcommercial institutional and domestic capacity Curb

cutsfor driveways are limited and alleys are encouraged
K Neighborhoods incorporate a narrow street stmtdardfor internalstreets which slows and

diffuses Traffic
L NeigJborhood building and street proportions relate to one anotlerin a way that provides a

sense ofenclosure

t
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MNeiglbarhoods lave street trees iz planting strips in thepublic riglstofway

932Where avariety ofdwelling types are permitted by the development district
innovative site development techniques anda mix ofdwelling types shouldbe encouraged
to meet the range ofdemandfor housing

935Residential developments shall conform to the density ranges specified by the

Comprehensive Plan andbe ofhousing types permitted bytte applicable zoning
district

949Residentialdevelopment shouldconsider andaccommodate to the maximumextent

possible the future needs ofsenior citizens

9513New subdivisions andplanned developments ofmore than Sacres in low density districts
slall incorporate two ormore ofthefollowing elements in at least 10 oftletotal acreage

A Zero lot line or attacheddwellings where allowed
B Minimum allowed lot area or

G Dwelling size less than1200 square feet

1029All developments shall comply with adopted utility and facility masterplans and the Capital
Improvement Plan

102IIDevelopers shall be required to participatefinancially in providing thefacilities to serve
theirprojects as acondition ofapprovaC

0
N I02I2 Developers will be responsiblefor tine construction ofallfacilities internal to and

fronting theirproperties and for needed extensions offacilities to and through their site

Q 1121The transportation system shall be planned and developed in a manner which

t contributes to community livability recognizes and respects the characteristics ofnatural

j features and minimizes the negative effects on abutting land uses

1122The transportation system shall be managed to reduce existing traffic congestion
and facilitate the safe efficient movement of people and commodities wittin the

community

1123The City sltal develop aztd promotealternative systems of transportation wJichwill

safely economically and convezientlyserve the needs of the residents

II2I2The transportation system shall reflect consistency with the Corvallis Comprehensive Plan
land use designations and regional adstatewide transportation planning efforts

1139Adequate capacity should beprovided and maintairedon arterial and collector streets to

accommodate intersection levelofservice LOS standards and to avoid traffic diversion to local

streetsIhelevelofservice standards shall beLOS D or better during morning and evening peak
Izours ofoperationfor all streets intersecting with arterial or collector streets and LOS Cforall

oilier times ofday Where levelofservicestandards are not being met the City sleall develop a plan
for meeting the LOS standards that evaluates transportation demand management mzd system

management opportunitiesfar delaying or reducing tlee needforstreet wideniztg Tlieplan sltozzld

attempt to avoid the degradation of travel modes otcer than thesingleoccupant vehicle

I13IOIn addition to levelofservice and capacity demandsfactors such as livability
sustainability and accessibility
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11312New local streets neighborhood collectors collector streets andarterial streets shall be

located and designed to manage traffic volume andspeed to minimize negative impacts on abutting
land uses

1143All traffic generators shallprovide adequate parking

1163Pedestrian access shall be addressed in the review ofproposedculdesacdevelopments The

City shall require pedestrian rightsofway interconnecting the ends ofsuch streets where feasible

1ISIBikeways shall be conveniently located be adequately constructed have minimal stops and

obstructions and have safe crossings on major streets

II52Bikeways shallprovide safe efficient corridors which encourage bicycle use Bicycle use of
major streets shall be considered as improvements are made to major transportation corridors

II57A11 new collector andarterial streets shall be designed to accommodate bicyclefacilities

IISI2 Safe and convenientbicyclefacilities that minimize travel distance shall beprovided witJcin

and between new subdivisions planned developments shopping centers industrialparks residential

areas transit stops andneighborhood activity centerssuch as schools parks and shopping

1164New development and redevelopment projects slzall encourage pedestrian access by providing
cotvezientuseful and directpedestrian facilities

II66Safe and convezientpedestrian facilities that minimize travel distance s1all beprovided by
new development within and between new subdivisions planned developments shopping centers

industrialparks residentialareas transit stops and neighborhood activity centers such as schools

parks and shopping

1167Where minimizing traveldistance has the potential for increasingpedestrian use direct and

dedicatedpedestrian paths slzall beprovided by new development

1223The City shall require all future subdivisions planned developments and otlermajor
developments plus commercial and industrial development be designed to reduce demandsfor

artificial Beating cooling andIigeting by considering topography microclimates vegetation and

site and structure orientation wlzicJz maximizes soutlcern exposure The City shall develop incentive

programs for thosedevelopments that demonstrate sound energy conservation design andor

construction suczas density incentives or similar programs

13121TJte City shall work to ensure that development willintyre west Corvallis Urban

Fringe is consistent withtce West Corvallis NostJr Phidomath Plan

13126TheCity shall revise t1e Land Development Code to require a clear edge between open

space and developed areas This edge shall be defined by the use ofstreets orpublic trails or by
other means wlichencourage visual orphysical access to the open space

131218The City s1a11 maintain the scenic character ofWest Hills Road Harrison Boulevard

Oak Creek Road Reservoir Road andPltilomath Boulevard through mechanisms

such as gateway standards orsecuring easements to preserve existing vegetation or

views

Article 40 Comprehensive Plan Map Legend

401Residential UseDesignations

4011Low Density Resideztial2 to 6 unitsper acre
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These areas willprovide low density residences and necessary urban services to
maintain stable residential neighborhoods

OPENSPACE CONSERVATIONDESIGNATIONNOT IN COMPREHENSIVEPLAN

FINDINGS IN COMPLL4NCE WITH COMPREHENSIVE PLAN
POLICIES The proposed site plan achieves the rare standard of 54 of the
site placed in permanent open space These open spaces are primarily comprised
ofoak trees forested hillsides and wetlands all of which have been identified on

the citysnatural features inventory as areas of high protection The developable
area of the site contains few natural resources and gentler terrain Street
connections provide safe looped access ways and the extension of necessary
street connections per the citys adopted Transportation Master Plan Circle
Boulevard will be extended to Harrison Boulevard with on street dedicated bike
lanes Trails are provided throughout the site to provide alternative pedestrian
connections and provide pedestrian connections to open spaces offsite trail

systems andor existing parks and natural areas consistent with the

Transportation and Parks and Recreations Master Plans

Collector streets are extended through the site and improved along site frontage
c per the Transportation System Plan Local public streets serve every lot within

N the development and are designed to provide a connected internal street system
with future street connectivity to the west Water and sewer lines are extended

throughout the site to serve each lot consistent with the adopted Water and
Wastewater System Plans Storm water is treated and detained on site to

w standards which meet and exceed those adopted by the City ofCorvallis

Individual lot development provides for a variety of housing sizes and styles
within the allowed density range adequate parking on each lot and within the

public local street system Homes will address Pedestrian Oriented design
guidelines to ensure development is completed on a pedestrian scale with
attractive street aesthetics and minimised garages Homes will be attached and
detached single family to be compatible with the surrounding development and
consistent with the uses allowed in the RS6 zoning district Energy
conservation is maximiedby the sites south facing layout which enables up to

84 of the homes to utilize solar gain during the midday Additionally the

homes will be built to the Earth Advantage energy savings program standards

A landscaped buffer between the proposed lot development and the OSU owned
land which is currently in agricultural use is provided to provide use separation
and a visual buffer Medium and large canopy street trees are proposed along all
streets to provide for shading and additional vegetative cover to enhance the

public aesthetic Individual Iot development and overall site development is

stepped down the hillside to minimize impacts associated with grading The
entrance to the city limits along Harrison will be retained as wetland area minus

necessary street and storm water improvements thereby providing a visual
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buffer from the development to the north and retaining the natural aesthetic

along this gateway to the Cityswest side

Compliance with the Citys Transportation Master Plan necessitates the

extension of Circle Boulevard which will require some wetland fill in the

northern and southern portions of the site This fill impacts both the wetland

area and the associated buffer However the impacts to the wetland and its

associated buffer are greatly reduced by the proposed realignment of Circle

Boulevard A fill permit issued through the Division of State Lands DSL will

require mitigation consistent with Federal and State Law We anticipate
mitigation efforts to be completed on site in compliance with DSL guidelines as

well as the Army Corps of Engineers requirements In coordination with our

mitigation efforts we are proposing a Conceptual Habitat Enhancement Plan
which will serve to minme development impacts to the wetland edge through
removal ofnonnative invasive species and the planting ofnative species that are

suited to wet conditions and improved habitat values Exhibit L

For more detailed descriptions of the proposal and supporting findings of

compliance with Land Development Code Criteria and general Comprehensive
Plan Policies please refer to the discussions below Given the findings above

and the discussion below the proposal is consistent with the stated

Comprehensive Plan policies applicable to the development

APPLICABLE LAND DEVELOPMENT CODE CRITERIA

Chapter 33 RS6LowDensity District

Section3320RS6Permitted Uses

3310Purpose

This district implements the Low Density Comprehensive Plan desigiation whiclc allows a

range of26dwelling unitsper acres It is intended to provide a broader variety ofsinglefamily
housing types than in other Low Density districts This district alsopermits smaller lots t1an

generally allowed in the RS35 and RS5districts and encourages greater efficiencies in

provision ofstreets utilities andusable open space

332001GeneralDevelopment

a Primary Uses Permitted Outrigltf

1 a Residential Use Types
Family

b Residential Building Types
Single Detached

Single Detached Zero lot line
Duplex
Single Attached Zero lot line 2 units

PRPSEDPC11l3IleTrG The proposed development is for the creation of 221 single
family detached 198 and attached homes 23 both ofwhich are permitted outright uses

T

N
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within the district The development plan achieves agross density of23 units to the acre

and a net density minus open space areas of 51 units to the acre both ofwhich are

within the allowed density range ofthe RS6 zoning district Therefore the proposal is
consistent with the applicable standard
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Chapter 337AGOS AGRICULTUREOPENSPACE DISTRICT
Section33720PERMITTED USES
33720OIGeneralDevelopment

aPrimary Uses Permitted Outright

PROPOSED FINDING We are notproposing any developed uses within the AGOS
areas other than the extension ofnecessary infrastructure Streets and utilities are

allowed in AGOS zoning district as these are necessary elements to the uses allowed
within the district Please refer to the discussion below on our proposed deviation from
the special buffering and setback requirements

Section33740SETBACKS

Tliefollowing minimum setbacks shall apply to all structures other than fences or walls in the OSAG
District

a Boundary Area A setback ofnot less than 25ft shall beprovided along each OSAG
District boundary line where the line abuts any residential district

Section337SO SPECIAL B UFFERING
When residential development isproposed next to AGOS land a continuous plant orplantberm buffer
is required along lot lines where dwellings are proposed within 100ft ofAGOS land lot lines Tlie

responsibility ofproviding such a buffer shall be that oftJe applicant ofproposed new development
whetter residential or agriculture uses

PROPOSED FINDING Please refer to the discussion below under Discussion of
Proposed Development Standards for the projects proposed deviation from this standard

Chapter 45FLOOD CONTROL STORMDRAINAGE RIPARIAN AND WETLAND PROVISIONS

Section4SIQPURPOSES
These provisiosare intetded to reduceflood damage and loss of life in areas subject to periodic
flooding They are also intended to protect open natural streams drainage ways and wetlands as

integralpar7s oftfte City environment They are also itteded to maintain botlt the hydrological and

biological funetiors of open drainage way and wetland systems in accordance with the Corvallis
Storm waterMaster Plan tleAdministrative Rule OAR Chapter 660 Division 23 that implements
Statewide Planning Goa15 Open Spaces Scenic and Historic Areas and Natural Resources and

otfter State and Federal regulations including Goal 6 Air Water and Land Resources Quality
Goal 7 Areas Subject to Natural Disasters and Hazards and Goal 11 Public Facilities and

Services These provision are important in order to matage storm water drainage mittintize
maintenance costs protect properties adjacent fo drainage ways improve water quality protect
riparian and wetlandplant and animalhabitats andprovide opportunitiesfor trail linkages

Consistent with the Corvallis Comprehensive Plan these provisions are atso intended to minimize
harm to natural systems from their use as a storm water facility to preserve the lrydrolagic
conveyance and storage capacity to allow for naturalclannel lateral migration and batik failure
and for channel widening and other channel mod cation that result from changes in hydrology
from future urban development to provide proper shading of the stream to maintain or improve
water quality to allow for a vegetative management strategy that encourages native riparian
species to provide a pollutant filtering zone for surface runoff to allow for natural stream
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processes to minimize stream channel bank and corridor maintenance needs to buffer urban uses

from stream processes and to provide a source for delivery of large wood

Corvallis is required by Periodic Review Work Task 13 June26 2000 to adopt interim standards

that regulate impacts to riparian and wetland areas within its jurisdiction These interim standards

implement the StatessafeIarbor provisions consistent with OAR 660 Division Z3 and shall

apply until the City has completed the full Goal S process for inventorying natural features
balancing their protection against other community and statewide needs eg housing and

economic development and developing new standards to implement the results of this effort Once

this effort is complete a thorough review of this chapter shaIbe completed either to adopt new

standards or to amend existing standards to address floodplain protection storm drainage and

riparian and wetland areas

Section 4SI00STANDARDS FOR PROPERTIES WITH WETLANDS

Development on land with hydric soils wetland vegetation ortlat contains a wetland identified on a

local state or national wetland inventory shall comply with State and Federal wetland regulations
as interpreted by the State and Federal agencies charged with enforcing such laws Development is

also subject to the followingprovisions
a Development plans tleat avoid impacts to wetlmds on a development site may use lot sizes

within the project that are reducedfrom district minimums by up to 25 percent and may

receive aper acre density bonus for nonwetland acreage equal to one third 33 13

percent of the districtsminimum densityper acre or one andone half1 unitsper acre

whichever is greater The density bonus is to be added to the maximum allowed density for
land useson the development site

b The following safe Harbor provisions taken from Oregon Administrative Rule 660
Division 23 also apply
1 For properties with wetlands that have a Weiland Delineation approved by the Division

of State Lands DSL the protected wetland area shall be defined as the upland
wetland edge as identified in the Wetland Deliteation and graphically represented on N

a site plan map

OAR 660 Section 23 subsection 90 states

S As a safe harbor in order to address the requirements under OAR6600230030 a local

government may determine the boundaries of sign cant riparian corridors within its W

jurisdiction using a standard setback distancefrom allfrstbearing lakes and stream shown on

the documents listed in subsections a through fl of section 4 ofthis rule asfollows
i b Along all lakes and fish bearing streams with average annual stream flow less than

1000 cfs the riparian corridor boundary slall be 50feetfrom the top ofbanlt

PROPOSED FINDING Please refer to the discussion below under Discussion of
Prvpvsed Development Standards for the projects proposed deviation from this standard

Chapter4620SolarAccess Performance Standard

Section 4610PURPOSES
This chapter is intended to require that opportunities for use ofsolar energy beprotected during the

design ofnew residential subdivisions and residential planned developments Solar energy can make

a significant longterm contribution to the Citys energy supply Use of this energy can be

encouraged by providing andprotecting solar access for use ofproperty owners

Section4620PERFORMANCESTANDARD

Residential subdivisions and Planned Developments of more than 1 acre shall be designed so

that solar access as defined by Chapter16 is available at ground levelfor thefollowing

c In Plarzrzed Developments a minimum of 80 of the buildings witle sufficient
eastivestdimension to allow the long axis of the building to utilize solar energy
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Section4650WAIVER OF STANDARD I1V PLANNED DEVELOPMENTS
For residentiad planned developments a waiver from the requirements ofSection4620above may
begranted by the Planning Commission based on the provisions ofSection 4630above or to the

minimum extent necessary to

aMeet a broad rangeof residential needs by encouraging use of innovative site development
techniques and a mix ofdwelling types or

b Addressfuture housing needs in the community by encouraging affordable housing as

defined in ChapterL 6 to increasehousing choices
A waiver may not begranted under this section unless the applicant demonstrates that tleloss

ofsolar accessfor current andfuture generations has been mitigated by a substantial
increase in energy effzclency oftleproposed dwellings over Unform Building Code

requirements
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PROPOSED FINDING Please refer to the discussion belowunder Discussion of
Proposed Development Standards for the projects proposed deviation from this standard

Chapter479009 Corvallis Sign Regulations A sigzplan shall be required for all Planned Unit

Developments See Chapter 25 The plan shall establish the location and allocation guidelines for
signs in a way that ensures allparties in the development have an equitable opportunity to communicate

through signs without creating undue negative effects onsurrounding properties

PROPOSED FINDINCC Please refer to the discussion below under Discussion of
Proposed Development Standards for the projects proposed deviation from this standard

DISCUSSION OF PROPOSED DEVELOPMENT STANDARDS

1s stated in Chapter 25 of the Land Development Code Planned Developments
specifically Section2510BACKGROUND development regulations withprestated
requirements often frustrate innovation and use of new techniques of project and
architectural design that are in the public interest but were not contemplated when

requirements were adopted It is the intent of the Planned Development chapter to

establish those procedures necessary to permit flexibility in the land development
process Furthermore Section2520PURPOSES states the following

Planned Development review procedures are established in this chapter for the following
purposes

a Promoteflexibility in design andpermit diversification in location ofstructures
b Promote efficient use of land and energy and facilitate a more economical

arrangement ofbuildings circulation systems land uses and utilities
c Preserve to the greatest extent possible existing landscape features and amenities

and utilize suchfeatures in a harmoniousfashion
d Provide for more usable and suitably located recreation facilities and other

public and common facilities than would otherwise be provided under

conventional land developmentprocedures
e Combine and coordinate architectural styles building forms and building

relationships within the Planned Development
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f Provide the applicant with reasonable assurance of ultimate approval before
expenditure of complete design monies while providing the City with assurances

that the project will retain the character envisioned at the time ofapproval
g Promote and encourage energy conservation and

h Provide greater compatibility with surrounding land uses than what may occu

with a conventionalproject

With these purposes and background in mind we are proposing specific development
standards for the proposed development The standards meet existing underlying
standards in some cases but require deviation from some underlying standards The

overall benefit ofallowing the proposed deviations is to develop a creative and flexible

site design which achieves the following

54of the site in open space

Preservation ofthe sitessignificant natural features
a range oflot sizes
development standards that allow for avariety ofhome sizes and styles
street cross sections that respond to the natural terrain and presence of existing
significant natural features
walking trails and open space tracts throughout the development and for offsite

connections
a gross density of23 units to the acre

adevelopment plan that provides a connected street system
adevelopment that is stepped down the hillside
architecturally appealing development on individual lots and

pedestrianorienteddevelopment

As such we are the proposing specific development standards as outlined in the table

below

COMPARATIVE MATRIX OF EXISTING FORTHCOMING AND

PROPOSED DEVELOPMENT STANDARDS
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Below is a list of the deviations requested with a discussion of the benefits received by
the proposed deviation

Chapter3330 Development Standards

Reduction in lotsizes
1foot reduction in the sideyard setbacks

Reduction in lot widths

Increased lot coverage
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JUSTIFICATION Through the proposed development standards lot widths and sizes

are varied from what would bepermitted in the R56 district so as to provide smaller lots

for the attached townhomes avariety of house plans on lots of varying widths and sizes

and lot coverages that are commensurate with the new forthcoming code standards The

distribution of lot sizes if fairly even with approximately 37 of the lots being below

5000 square feet approximately 30 of the lots between 5000 6000 square feet and

approximately 33 of the lots over6000 square feet in size This variety will increase

the visual appeal from the street avoids a monotonous pattern of5000 square foot lots
enables choices in the marketplace and creates a community intended for diverse

ownership from young couples and retirees or emptynesters to growing families Many
of the new standards lot coverages lot sizes and widths are similar to what the new

forthcoming code will be requiring thereby making the development compatible with

other new developments in town Additionally our gross density with the proposed lot

sizes is only 23 units to the acre which is just above the minimum density allowed

within the RS6 zoning district With larger lot sizes we would have difficulty meeting
the minimum density onsite which would necessitate developing areas that we currently
have put into open space

Chapter33740aAGOS Setbacks

o reduced building setback for structures abutting the AGOS district in the

northern and easternportions of the property Some structures may be within

25feet of the AGOS boundary line

JUSTIFICATION The intent ofthe buffering and setback requirements of the AGOS

district is to address compatibility issues between agriculturally based and residential

uses Where the development abuts the OSU agricultural land to the west a25foot

landscaped buffer within a common open space tract behind and adjacent to the rear of

the lots is proposed to minimeconflicts between the agriculturallybasedresearch uses

to the west and the proposed residential uses on the subject site Additionally each lot

has aminimum 15 foot setback from the rear property line fence so at aminimum a40

foot setbackbuffer is provided between uses When the property was annexed a couple
of years ago we pursued a Comprehensive Plan Amendment to designate the areas of

significant resources as Open Space Conservation on the Comprehensive Plan Because

there is no Open Space Conservation zoning district to implement the OSC designation
on the Comprehensive Plan the only alternative was to propose AGOS zoning
However no agricultural use is intended or proposed in these areas As such we self

imposed the underlying standard for the setback along the north south and east sides

These areas have no agricultural uses and therefore no conflict occurs

To achieve the large amount of open space on site we are requesting a variance from

the ZSfoot setback for the following lots that abut the AGOS district 330 107 108
115 116 140 155 and 156 208 and 221 The benefits achieved on site as aresult of the

open space zoning is 54 of the site in open space and the area left for development
being significantlymnimred This achieves community wide planning goals for the

preservation of open space and visually preserving the tree covered hillside appearance
and wetlands The goals of providing open space protecting natural resources and
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achieving the mnmum gross density on site are achieved through allowed deviations
from underlying setbackbuffering standards Without such deviation and with the goal
of meeting the stated density onsite fewer internal open space areas and trails would be

provided which is not the intended outcome ofthe Comprehensive Plan

Chapter4040a1and 2 Improvements Required with Development
On arterials and collectors requirement for sidewalks to be separated from
curbs by a tree planting area a minimum of 12 feet in width and sidewalks 6

feet in width

JUSTIFICATION We are requesting deviations from the street standards tomnmze

impacts to the wetlands in the southern portion of the site preserve trees in the northeast

portion ofthe site and to allow for adequate room for the streamdrainage way and 12
foot multiuse path in the northern portion of the site Specifically we propose a 6

planter strip and a 5 foot sidewalk along Hamson to reduce impacts to the wetlands in
this location We also request a reduced planter strip86 along aportion ofCircle to

accommodate the stream channel and 12 multi use path and a sidewalk 5 feet in width

Ex 170

We are also requesting a sidewalk on one side of the street in two locations Circle

r Boulevard in the lower half of the site from Harrison to StreetA and the Street A
N extension east from Circle Boulevard These requested deviations are intended to

rnnime impacts to significant natural features wetlands and hillsidestrees
respectively Without the requested deviations there would be increased impacts to

significant natural resources and trail connections through the site Additionally in

w order to accommodate the wider street sections the site design would have to be

modified which could result in either reduced densities smaller lots or reduced open
space areas

Chapter 4080 Improvements Required with Development
development site means each lot and each lot needs to have its own

individual connection to the public system

JUSTIFICATION In order to minimise exceeding the 8 cut and fill requirement
lots 181190 and 200205 are designed to accommodate basement homes Doing so

eliminates the potential for discharging foundation drains and roof drains to the public
streets on which these lots front As such we are proposing aprivate storm system along
the back ofthese lots as shown on the preliminary utility plan see Exhibit 150 These

lots will have a private storm water conveyance system across the lots within an

easement The easement will be described on the face of the recorded plat with
maintenance responsibilities and benefits outlined in the CCRs Without such a

deviation individual lot development costs are increased significantly for the

homebuilder This cost is passed on to the homebuyer Additionally the end result of
the requested deviation is individual lot development that is stepped down the hill

consistent with City policy
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Chapter4140a2Standards forOffStreet Parking and Access

Reduced distance between Circle Boulevard and nearby driveway access ways

JUSTIFICATION The Land Development Code requires 150 feet between accesses

driveways and intersections Our proposed realignment of Circle Boulevard right of

way places the centerline of Circle Boulevard within approximately 495 feet of the

centerline ofthe Beit Am gravel driveway to the east and within approximately 1065 feet

from the centerline of the LDS churchs westerly most driveway which is further to the

east from the Beit Am driveway We have contacted representatives of Beit Am to

discuss the potential for providing a curb cut approach to their site where it fronts Circle

Boulevard While no decision has been made this is apossibility in the future We are

requesting the ability to provide this curb cut without the need for going back through the

process to apply for a Planned Development Modificiation We would anticipate that the

access way is gated or barricaded inside the lot to prevent traffic from accessing this

undeveloped 5 acre site Regardless of whether or not Beit Am accepts a curb cut along
Circle Boulevard for future access purposes if our ROW vacation request is approved
we anticipate that future development ofthis site would require closing their access along
Circle given its proximity to the driveway for Jesus Christ of the Latter Day Saints

church Without the requested deviation the right ofway for Circle Boulevard will be

required to be located further to the west resulting in increased impacts to the locally
significant wetland

Chapter4510Safe Harbor provisions
reduced setback from upland edge of riparian corridor wetland The City of
Corvallis has adopted the States Safe Sarbor provisions as interim standards

until such time the new Land Development Code is adopted Dec 31 2006
The interim Safe Harbor provisions required a 50foot bufferfrom the upland
edge of the riparian corridor Because the Citys Natural Features inventory
maps identify the drainage way on site as being fish bearing the upland edge
of the riparian corridor is considered to be the wetland boundary

JUSTIFICATION During the CitysNatural Features Inventory process the drainage
way through the site was identified on the inventory data sheets as having fish present
Wetland specialists on site felt it was unlikely that fish would be present In researching
tbe inventory work we discovered that neither the City nor the Citys consultants actually
documented fish present but rather relied on information provided by someone at OSU

name unknown and ODFW staff We were given the name of the appropriate staff

person at ODFW to discuss the fish bearing issue in greater detail This individual stated

that ODFW has never documented fish present in the stream Furthermore based on a

couple of site visits within the last year ODFW have determined that it is unlikely to be

used to any significant degree by native migratory fishplease refer to Exhibit F We

therefore the city has incorrectly identified the stream on site as fish bearing
Furthermore we find several discrepancies on the inventory data sheet and what we have

been told by several consultants that have spent many hours onsite n the field assessing
the onsite wetlandstream resource The data sheets provided by the City ofCorvallis
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Inventory process Exhibit M states that the stream has not been modified that warm

water fish are present and that the wetland site is not appropriate for educational use We
believe all of these data statements are incorrect because

The stream has been significantly modified through the site by the construction
ofthe cityssanitary sewer line and raised 12foot multi use path
Fish have not been documented on site neither by the City its consultants nor

the State Dept of Fish and Wildlife and

Based on discussions with several interested parties within the community this
wetland area is ideal for educational use given the presence of the path and its

proximity to OSU

Section45130 allows for the City to correct mistakes in the inventory explaining

For situations in which a property owner can demonstrate that a mapping
error has incorrectly shown a drainage way or wetland on saidproperty the
map correction may be processed through the Directors Interpretation
procedures identified in chapter 216of this code

Based on discussions with the consultants for the City and the letter from the Oregon

N Dept of Fish and Wildlife we have demonstrated that the City has not adequately
documented fish present in the stream on site It is presumptuous to apply astandard to a

resource when the presence of such resource has neither been document by the City its

o consultants or the State Through this Detailed Development Plan and related

applications we request that the City correct the inventory to reflect the more accurate

w and site specific information submitted that demonstrates that the drainage is not fish

bearing

While we believe that the evidence supports correcting the error in the inventory in an
abundance ofcaution we have addressed the approval criteria applicable to fish bearing
streams We request that the City make findings in the alternative 1 that the inventory
included amistake and the drainage way is in fact not fish bearing and 2 the applicant
has nonetheless gone above and beyond the requirements and is providing enhancement
measures that would comply with the criteria applicable to fish bearing streams

Pursuant to Chapter45130 we request a variance through the Planned Development
process to the safe harbor standard which established a 50 foot buffer from the wetland
edge Justification for deviating from this standard is as follows

First ofall as noted in the narrative above describing site conditions the existing wetland
is not apristine Rather it has a history ofdisturbance as described below

A series of aerial photos dating back to 1944 shows plowing in the wetland for

farmingagricultural uses a road extending through the wetland to serve the

homestead to the north Exhibit E
Nonnative invasive plant s taking hold when agricultural activities ceased
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Citysextension ofasanitary sewer line through the site in the 1990s
Construction ofthe raised 12foot multiuse path through the site
Unauthorized4wheel drive activities on site through the wetland area as late as

20045and

Unauthorized garbage dumpingactivity

Secondly the Safe Harbor standard is an interim standard that will no longer be applied
to new development as of Dec 31 2006 It will become an interim standard that is to be

repealed and replaced with a forthcoming provision for no buffer requirement In other

words if this application had been submitted a few months later no buffer standards

would apply at all Therefore the buffers that are provided and enhancement offered

exceeds what is required by the Citysnew regulations

Thirdly the 50 foot buffer area impacted by development that doesnt qualify for

exemption lots or isnt going to be mitigated via our forthcoming wetland mitigation
plan for the extension of necessary infrastructure is a fairly small and defined area south

of Street A and north ofthe proposed water quality facilities south of lot 106 We have

significantly reduced the potential impacts to the wetlands and the potential 50 foot safe

harbor buffer through the proposed realignment of Circle Boulevard By moving Circle

Boulevard to the east we reduce the impacts as follows
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Impacts to 140996 sq ft 86614 sq ft 54382 sq ft

Wetlands 125 acres

Impacts to 158137 sq ft 121796 36341
Buffer 83 acres

There are several areas of the site that extend into the 50 foot setback but which are

necessitated by infrastructure improvements extension of Circle Boulevard and

improvements to Harrison Boulevard Mitigation for these areas will be included in our

wetland fill permit application packet subject to DSL and the Army Corps of Engineers
review and approval We anticipate mitigation for these impacts to occur on site
consistent with state and federal requirements We do not want to propose enhancement

work or other mitigation type work within the wetland area that may serve to be a cross

purposes with what will ultimately be proposed through the wetland fill permitting
process Anticipated impacts associated with lot development encroachments within the

50foot setback area include potential for erosion associated with grading activities and

loss of existing vegetation and associated habitat Prior to any grading activities an

Erosion Control Plan consistent with city standards is required to be reviewed and

improved by City staff with erosion control fencing in place prior to on site work

Relative to vegetation and habitat loss the site is dominated by nonnative invasive
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species No native dominated plant communities exist in this area Nonetheless the

existing plant communities do provide some habitat value albeit nonnative habitat
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Within this area there are 12 lots and portions of 2 streets that either abut or are within the
50 foot setback area A small area is impacted along the very rear of the property lines
for lots 8486 and 105 and a portion of the culdesac for Street G In this area a

vegetated bioswale will be created to treat storm water run offbefore dispersing it to the

wetlands below Reduction ofnonnative invasive species will take place for the creation
of the proposed storm facilities and be replaced with plants species appropriate to the
conditions and functions of the bioswale as specified in the King County Storm water

Management Manual which the City has adopted as its standard Additionally in the
area west ofthe multiusepath below street A and north ofthe water quality facilities
that are near lot 106 the following lots have aportion ofthe lot within the 50foot buffer

106108 115117 140 and 155156 In general the wetlandupland boundary in this
area is approximately 3360 feet in length With the proposed site plan approximately
2085 feet 62 would meet or exceed the 50 foot setback distance between the

developed area and the wetlandupland boundary The remainder 1275 feet 38
would have a distance of less than 50 feet Of this remaining 38 approximately 695
feet 21 would have a 25 to 50 foot buffer and approximately 500 feet 15 would
have abuffer less than 25 feet Only2 of the area along this distance would have no

buffer

To address impacts associated with the reduction of the 50 foot buffer in these areas we

are proposing a separate Conceptual Habitat Enhancement Plan Exhibit L for areas of
the site described below and graphically represented on EX 70 As noted in the

Conceptual Habitat Enhancement Plan the entire wetland area and adjacent uplands are

dominated by nonnative vegetation with very few native plant species present Many of
the dominant nonnative species are invasive in wetland and upland prairies and
woodlands in the Willamette Valley These include English hawthorn domestic pear
Armenian Himalayan blackberry Scots broom sweetbriar rose and several species of

pasture grasses

Per the recommendation contained within the Conceptual Habitat Enhancement Plan
proposed enhancements will focus on increasing native woody vegetation and controlling
invasive exotic trees and shrubs near the proposed development and along the creek
Enhancement measures will be implemented between the development area and the bike

path from Street A east of lot 156 south to the area adjacent to the east side of lot 107

Attachment A of the Conceptual Habitat Enhancement Plan Proposed enhancement
measures include the following

Removecontrol nonnative woody vegetation A variety ofmethods is available

including manual cut with chainsaws mechanical mowing brush hog and
chemical herbicide A combination of methods likely will be necessary For

example shrubs and trees such as Armenian blackberry and English hawthorn can

be mowed or brush hogged but will resprout from the cut stumps The stumps
can be treated topically with herbicide immediately after cutting and resprouts
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can be treated with afollowup topical application Broadcast spraying of

herbicides should be avoided to minimise impacts onnontarget species including
birds invertebrates and remnant native plants

2 Plant native trees and shrubs that are appropriate to the site and to the particular
habitats present Plantings will occur both in uplands and along that portion of

the stream corridor that extends from Street A south along the west side of the

path Planting stock should be obtained from local seed or cuttings Importation
of plant material from distant sites or other ecoregions is discouraged because

planting stock may not be adapted for the local site conditions and may

negatively impact genetics of local native species A list of native species that

could potentially be used is included in Attachment B with information about

habitat and hydrologic requirements and habitat values Native trees and shrubs

should be planted along the stream to enhance stream habitat and water quality
In upland areas clumped and more widely spaced plantings will allow

intermittent views from the developed area into the wetlands and vice versa and

protect additional site values associated with open habitats

The proposed enhancement measures will improve habitat values in several ways

Exotic invasive trees and shrubs currently impact much of the site and surrounding
habitats by infilling valuable open habitats displacing native plant and specialist
invertebrate species and providing a seed source for infestation of other sites Efforts to

remove these species will open habitat for native species that will be planted to replace
the exotics and will reduce their spread to surrounding habitats through dispersal by birds

and other wildlife While many ofthe exotic species provide some wildlife habitat values

in the form of food cover and nesting habitat their overall impact on the site and

surrounding areas is to reduce species and habitat diversity and to crowd out native plant
species to which local wildlife species are adapted

Streamside plantings of native trees and shrubs can have several beneficial effects on

stream habitat water quality and downstream conditions in Oak Creek Woody
vegetation will shade the stream which will help to keep summer stream flow cooler

Dense roots ofwillows creek dogwood and other riparian shrubs will help to knit the soil

together to resist the erosive force of the stream and stabilize stream banks resulting in

less down cutting of the stream channel and less sediment carried downstream The

network of roots also will filter sediment and pollutants preventing or slowing their

release into the stream Downstream fish habitats will benefit from cooler cleaner flows

coming offthe site

Areas away from the stream will also benefit from plantings of native trees and shrubs

The plantings will increase habitat diversity on the site especially if much of the

remainder of the site remains in arelatively open prairie condition Plantings of Oregon
white oak Valley ponderosa pine and a mix of native shrubs will provide structural

diversity food and cover for resident and migratory songbirds small mammals insects

and other invertebrates The plantings will partially screen the developed area from the

wetlands and from more distant viewpoints Dense patches of appropriately placed
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shrubs can be used to restrict access from some parts of the wetlands to control impacts
from humanuse
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According to the Oregon Natural Heritage Information Center ORNHIC no rare

species have been documented on the site A population ofNelsons checkermallow
Sicalcea nelsoniana federal and state listed as Threatened is documented along
Harrison Boulevard approximately 1a mile west of the Witham Oaks site The

agricultural history of the Witham Oaks site and the degraded nature of the habitats

present in the proposed habitat enhancement area make it very unlikely that Nelsons

checkermallow is present The proposed enhancements are not anticipated to impact
Nelsonscheckermallow or other rare species

The total square footage of lots and portions of Street G culdesacand Street A that are

within the 50 foot buffer area is 25347 square feet We propose a 21 ratio of
enhancement to impact Per the attached map included in the Conceptual Habitat
Enhancement Plan the total area to be enhanced is 51633 square feet

Although a wetland mitigation plan has not been completed at this time the
enhancements outlined in this conceptual plan could be coordinated with and

complementary to wetland mitigation activities on the site For example streamside

plantings of native trees shrubs and herbs could be extended north along the stream

corridor through the developed area to the northern boundary of the development
property providing connectivity to habitats in the Citysopen space parkland to the north

Also if native prairie type habitats are specified in the mitigation plan the woody
vegetation planted for habitat enhancement will increase habitat diversity in an otherwise
more open landscape

In addition to the habitat values improved via implementation of the Habitat

Enhancement Measures proposed above the wetland system function and habitat values

will be improved with the following

Improved treatment ofstorm water runoffprior to entering wetland area

Wetland mitigation activities conducted on site and which may include native

plantings creation of additional wetland area andor areas of wetland

enhancement
Clean up of debris within the wetland area concurrent with development of the

upland areas

Monitoring of the siteie more eyes on the site for prevention of illegal
unauthorized activities within the wetland

Given the measures above we have adequately mitigated any impacts to wetlands and

wetland buffers that might have occurred without the implementation of the full 50 foot

buffer and the realignment of Circle Boulevard

Chapter4620cSolar Access provisions for planned rlJnitDevelopments
reduced ofbuildings with solar access atground levee
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NSTIFICATION The standard for solar access currently applied to planned
developments requires a minimum of 80 of the buildings with sufficient eastwest

dimension to allow the long axis of the building to utilize solar energy As outlined

above the Land Development Code requires that planned unit developments provide the

right to unobstructed solar access for at least four hours between gam and 3pm on

November 21 of each year Furthermore the code states that aminimum of 80 of the

buildings in aPUD must have sufficient eastwestdimension to allow the long axis ofthe

building to utilize solar energy and designed so that solar access protection is available at

ground level A shadow study completed for this layout EX 120122 indicates the

following
at 9 am b7 ofthe proposed homes have an entire wall exposed to the sun

at 12 pm 84 of the proposed homes have an entire wall exposed to the sun

at 3pm 67ofthe proposed homes have an entire wall exposed to the sun

On average over the course of the 6 hours during the middle of the day on November

21St 73 of the homes have an entire wall exposed to the sun Of the 221 homes

approximately 125 over 56 of the lots are primarily oriented such that the long axis of

the building is on au eastwest axis and could utilize solar energy via roofpanels 78 or

26 of the lots are oriented in such a manner that the front or rear of the house has

southern exposure and the long axis runs in a north south manner Most often it is the

front and rear portions of the house that have the greatest window coverage and ability to

for solar gain Many ofthe lots are on an angle between the northsouth and eastwest

axis and therefore could benefit from frontrear solar gain and solar panels on the roofs

Nonetheless the site plan does not meet the solar standard

Alternatively the new forthcoming Phase 3 update to the Land Development Code to be

adopted Dec 31 2006 modifies the solar access standards to consider solar access based

on a minimum of 30 lineal feet ofa dwelling gaining solar exposure at the ground floor

As noted above based on the current layout and building setbacks 73 of the homes

will have an entire wall exposed to the sun during the hours between gam and 3pm on

November 21St Given the lot widths and setbacks these homes will have at least 30

lineal feet ofwall gaining solar exposure consistent with the forthcoming standard

The requested waiver from the solar standard for the proposed Planned Development is

appropriate and balanced by the following benefits
Over 54 of the site has been placed in open space thereby miniming the

developable portion of the site consolidating the development pattern and

allowing greater protection ofthe sites natural resources

37 of the lots are either below5000 square feet in size the underlying zoning
standard or attached townhomes This allows a range in lot sizes dwelling types
and the retention of large areas ofopen space

The shape the site sets the east west street grid pattern given the north south

orientation of Circle Boulevard and minimal distance for east west connecting
streets
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The topography is such that the north end ofthe site requires aneastwest street

orientation to maintain adequate street grades and preserve the northern portion of
the site in open space
The central and southern portion of the site creates lots that are primarily oriented
on the eastwest axis such that the long axis of the building can utilize solar

energy
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To balance the energy issue Legend Homes the homebuilder for the development will
build the homes to an Earth Advantage Certified standard which means the homes will
exceed the minimum UBC energy efficiency standard by 15 Please refer to the Earth

Advantage program information attached as Exhibit I Additionally individual home
owners will have the ability to further their solar energy utilization through the

application of solar roofpanels Given the fact that 56of the homes will be oriented in

such a manner that the long axis of the building and roof is primarily on an eastwest

grid panels could be utilized on these homes as well as the homes on a more diagonal
ax15

Upon annexation 39 ofthe site was placed in Open SpaceConservation zoning The

proposed detailed development plan adds another additional 15 to open space areas

thereby providing 54 of the site in open space The purpose of this was to provide
permanent protection ofsignificant natural features additional enhancement areas for the

wetlands and to provide some usable open space within the development for additional

walking trails and pocket park areas The result of this planning effort is a site that

provides the community with a larger benefit ofpermanent open space and protection of

its significant natural resources The disadvantage is that is creates a site plan with a

significantly reduced developable area When developable area is reduced constraints on

how the land is laid out have greater impact necessitating some creative planning for

circulation lot sizes lotting pattern density etc The site plan creates agross density of

only 23 units to the acre which is just above themnmundensity requirement for this

site If a larger developable area had been created lots could have been larger making
the solar standard easier to achieve If aII the lots were bigger and oriented in such a

manner to have the front or rear of the house maximize solar gain higher housing costs

and less open space would result In summary the Planned Development process strives
to achieve balance between competing goals While significant open space was achieved
with this site solar access is slightly compromised Individual home owner choices

could further the solar potential on this site

We feel that 54 of the site in open space is a greater long term benefit to the

community Most ofthe homes have an entire wall exposed to the sun for 6 hours during
the day Solar access is achievable on individual homes via roof panels Energy
efficiency is achieved through more stringent self imposed building standards than
required by the Uniform Building Code As such preservation of natural features
additional open space walking trails and homes will be built to Earth Advantage
standards is sufficient mitigation and provides adequate balancing ofgoals for the site
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Chapter 25 PlannedDevelopment
Section254004Review Criteria

Requests for approval of a Conceptual Development Plan shall be reviewed to assure

consistency with the purposes of this chapter policies and density requirements of tle

Comprehensive Plmt and any other applicable policies and standards adopted by the City

Council In addition the following compatibilityfactors slall be considered

Basic Site Design
Visual Elements
Noise Attenuation
Noxious Odors

Lighting
Signage
Landscapingfor Buffering and Screening
Traffic
Effects onoffstreetparking
Effects on air and water quality

Basic Site Design The 5775 acres of developable area is generally limited to the center

ofthe site with the Open SpaceConservation areas surrounding the development area to

the north northwest east and south 54 or 5142 acres of the total site are preserved as

open space either via Comprehensive Plan designations of Open Space Conservation or

in common open space tracts Within the developable area are 221 single family lots 23

of which are attached homes and 198 detached homes Lot sizes range in size from3328
to 12899 square feet The attached townhomes are located on both the east and west

sides of the proposed Circle Boulevard extension The distribution oflot sizes is fairly
even with approximately 37 of the lots being below5000 square feet 30 of the lots

between50006000 square feet and 33of the lots over6000 square feet in size The

larger lots tend to occur on the boundary with the Open SpaceConservation areas so as

to provide more transition from the smaller lots sizes on the interior of the site

Circle Boulevard is proposed to be extended from its current southern terminus on the

north end to Harrison Boulevard to the south We are proposing moving the right of way

for Circle Boulevard from the center ofthe site on the south half ofthe properly to the

east so as to avoid wetlands At the northeastern edge of the site are 8 attached single
family homes and 6 detached single family homes served by adeadend local street A

off Circle Boulevard This street is dead ended to allow for mare open space and

preservation of a small view corridor between our site and the property to the north

owned by Gloria Chaves Additionally we are pursuing a lot line adjustment with Mrs

Chaves along this northerly property boundary to allow for future access to Mrs Chaves

properly when future redevelopment on her property occurs As noted in Exhibits 9 and

lI the area subject to the lot line adjustment will allow an access drive to be alignedwith
Street B It is anticipated that this lot Line adjustment will be submitted in 7anuary of

2007 Should this lot line adjustment be approved it will reduce the total amount of open

space in this area by 8232 square feet which is a reduction ofonly0004 ofthe total

open space on site
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Across Circle Boulevard to the west are 15 single family attached homes that are

separated from Circle Boulevard by both the 12 foot multiuse path and Tract F which
will accommodate the open drainage way associated plantings and a trail The lots are

accessed by local streets I and C and have atrail that roughly splits these townhouse lots
into two separate groups and connects to the multiuse path along Circle Boulevard At
the north end of the site where the property gains elevation and adjoins the Open Space
Conservation area to the north are lazger lots that are served by street D that roughly
parallels the Open Space Conservation boundary The first Circle Boulevard intersection

Street B from the north end is approximately 350 feet south of the centerline of the
intersection ofCircle Boulevard with Dale Drive The streets in this northern section run

primarily in an eastwest direction due to the topography maximum street grade
requirements and the boundary ofthe open space area
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Within this general northern area is a grouping of large mature Oregon White Oak trees
that have been preserved within Tract C with a soft surface trail connection through the

site The trail connection continues between lots 13 and 14 across the street to the

northwest to provide access to the CitysWitham Hill Natural Park to the north The

preservation of the oak trees is supported by a survey Exhibit 5 and azborist report
Exhibit G that identifies the tree species diameter at breast height and general health of
the tree Last winter the lazge 65 oak tree located on the area that is nowutilized as lot

172 fell down All other trees within this area remain The trail will be field located to

ensure protection ofthe oaks

Consistent with Comprehensive Plan policies relative to the West CorvallisNorth
Philomath specifically 13126and 131218 the site preserves large amounts of open
space to preserve the Oregon white oak trees and the wetlands along Harrison Boulevard
This site plan defines and protects the open space areas from the residentially developed
areas Preservation and enhancement ofthe wetland area maintains anatural corridor or

gateway to the city along Harrison Boulevazd

As the development extends down the hill the grades become less steep and the lot sizes

begin to decrease to accommodate a different house size The perimeter street follows

the open space area along the west side of the site in anorthsouth direction and then
turns to an eastwest direction along the southern portion of the site to run along the

wetlands Lots 31 to 43 have Tract E between the rear ofthe lots and the adjoining OSU

property with a landscaped buffer behind lots 3443 to address issues of incompatibility
due to the adjacent agriculturallybased uses and to meet the requirement for such

buffering as outlined in Chapter 337AGOS zonuig district In the center and southern

portion ofthe site the majority of the blocks run in anorthsouth direction as topography
allows A second intersection Street A with Circle Boulevard is provided
approximately 600 feet south of the centerline of the northerly intersection Street B
Within the central portion of the site are several smaller open space areas that provide a

visual break from the lotting pattern additional open space areas and aneastwest trail

connections from the western terminus of street A through the site to Street D This
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allows for pedestrians to travel westerly through the site in open space tracts tominimize

out ofdirection travel and meet the intent ofthe block length standard

The 12footmultimodal path will stay in its current location through the southern half of

the site and then be realigned in the northern half to reduce conflicts with the extension of

Circle Boulevard It will stay on the west side of Circle Boulevarduntil it reaches the

northerly intersection at which point it will cross Circle Boulevard atthe north end of the

intersection with Street B to connect with the existing path on the east side of Circle to

the north Where the multimodal path terminates at the south end it will be reduced to

be 10 feet in width and redirected to the west where it will terminate at our property

boundary From the multiuse path terminus at Harrison Boulevard a5foot sidewalk

will extend to the east to connect to Circle Boulevard

Pedestrian accommodations are made via the following provisions
Sidewalks are provided on both sides of the street excepting the lower half of

Circle Boulevard from Harrison Boulevard to Street A and Street A on the east

side ofCircle from the corner oflot 221 to the corner of lot 208

Realignment of northern 1z of 12foot multimodal path through site The path

will stay in its current location until it meets its intersection with Street A From

here it will remain on the west side of and parallel to Circle Boulevard and then

cross Circle on the north side of the intersection with Street B where it will

continue up to its connection with the existing location on the east side ofCircle

to the north
A 10foot hard surface trail from Circle Boulevard to Arnold Park between the

existing Latter Day Saints Church and the 5 acre parcel to the north

A 5foot hard surface trail from the 12foot multimodal path along Circle

Boulevard to Street C between lots 164 and 165

5foot hard surface trail connection from Street D to Tract A between lots 13 and

14 From the back of these lots it will then become soft surface through the open

space area to the north where it adjoins the CitysWitham Hill Natural Area Park

to the north

A foothard surface trail from the westerly terminus of Street A through Tracts

I and J for connection to Streets F and D

5foot soft surface trail from Street C to Street D through Tract C

5foot sidewalk along Harrison Boulevard from the 12foot multimodal path

terminus at Harrison Boulevard to the easterly property boundary

l0foot multimodal trail along Harrison Boulevard to the west property

boundary
Two areas have been created between lots 3 and 4 and 30 and 31 to allow

unimproved trail access to the open space areas These are areas to be left in

their natural state with no improved landscaping proposed The intent of these

areas is to allow some pedestrian movement to and from the open space areas
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In July 1996 the West CorvallisNorthPhilomath Plan was completed which developed a

framework for future development on the west side of Corvallis and north ofPhilomath

The subject property is within this area The plan was based largely on the desire for
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defined urban areas the protection of and planning for open spaces pedestrian oriented

neighborhoods that provide for a mix of housing development that is sensitive to the

natural environment and interconnected transportation systems

0
M
N

s
x
w

The proposed development plan includes approximately 54 of the total site as open

space either in natural open space areas identified as Open Space Conservation on the

Comprehensive Plan or within the PD RS6 zone but set aside as common open space

tracts The amount and location ofthe open space areas provide anatural transition to the

more developed residential areas to the north and east and the agricultural based OSU

lands to the west and south With the exception of the town homes on the east site of

Circle Boulevard the site plan offers larger lots on the north and southern boundary of

the developed portions of the site to provide a natural transition from the Open Space
Conservation areas and the smaller lots on the interior of the sate The town homes are

separated from the existing residential development to the east by a minimum of 30 feet

of elevation change and approximately 200 feet of horizontal distance Additionally
within Tract K are existing trees and shrubs that we plan on retaining as they exist today
based on neighborhood comments and requests at our 2 neighborhood meetings There

will be a visual contrast between the preserved treed areas and wetlands from the

residentially developed portions ofthe site The layout respects the natural terrainviathe

street layout grading proposals and placement of the steepest slopes in Open Space
Conservation designation

Grading Comprehensive Plan Policy467acalls for development to fit the topography
of the site As can be seen on Exhibit 60 portions ofthe site contain slopes in excess of

20 grade As demonstrated on Exhibits 171 and 172 the development steps down

the hillside to the greatest extent practicable given the limitations on street grades

preservation of opens space and significant trees street connectivity and individual lot

development needs More specifically the area of Circle Boulevard from about 120

south of Street A to the southern edge of Street B is proposed to be raised in

elevation in excess of 8 to address a myriad of potential design public safety and

functionality issues that would not otherwise exist

The alignment of Circle Boulevard through this area existing as well as

proposed resides in the low point of the existing drainage channel bounded

to the east and west by slopes exceeding 20 in some places Furthermore
the existing channel has a bottom slope approaching 6 exhibiting
velocities and potential for scour that would create the need for heavily
armored embankments and would pose ahazard to the public during times of

heavier rainfall Elevating Circle Boulevard through this proposed area of

higher population will reduce normalize the flov within the channel to

approximately21minimising velocities and the potential for scour This

21 grade will also provide a gentler grade for the multiuse path through
the area closest to the proposed channel realignment providing an additional

measure of safety for those using these facilities also allowing the channel to

have a broader aesthetic appeal
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2 If left at current grade roadways intersecting Circle Boulevard Streets A

and B would be forced to cut deeply into the existing hillside in order to

meet safe stopping sight distances and to create intersections that will meet

currentADA design criteria Even with deep cuts these streets would still

exhibit grades nearing the maximum allowable 15 With the elevation of

Circle Boulevard these streets intersecting Circle Boulevard will now have

approach grades between 2 and 53 and intersection designs can meet

and comply with ADA and City of Corvallis requirements for safety and

accessibility

Lots are created to provide for adequate room for a house and small amount ofyard space
within the rear of the lots For the most part the stepped down grading occurs on lots

that fall within the steepest areas of the site or lots just outside these areas so that the

grading can catch up to the topography Lots 1036 5364 123128172180192199

have more grading at the back ofthe lot This lowers the home from the adjoining open

spaces along lots 1036 providing a greater aesthetic transition between the AGOS areas

and the individual lotshomes by reducing the height of the homes on the lots This is

intended to provide for usable yard transition from the steeper open space area at rear of

the lot or to provide a defined transition down the hillside Without the grading at the

rear of the lot the driveway would be much steeper and the homes would have a garage

that is under the house requiring the homeowner carrying small children groceries etc to

navigate stairs up into the house from either the street or the gazage It adds significant
cost the construction of the home which is ultimately passed on to the homeowner This

is counter productive to the goals that are intended to provide housing at reasonable costs

choices in the market place and economic vitality We have heard loud and clear from

homeowners that garages under the houses are neither desired nor affordable While we

understand the citysgoal in stepping the lots down we have provided the stepping down

at the rear of the lot as opposed midway through Iot which forces this transition at the

front of the house However in an effort to address Comprehensive Plan Policy467a

and provide fora variety of housing styles we have stepped Lots 181190 and 200205

down midway through the lotto provide houses that have awalkout basement

In general the 8 cut and fill standard is primarily found in the area along and adjacent to

Circle Boulevard from behind lot 2 to the south through both Streets A and B Other

areas exceeding this standard are located in portions of lots 2326 28293134 5962

172175 181 and 201204 Overall only a small percentage 35 of the grading on

the lots exceeded the 8 foot rule The greatest cut is 146 on Lot 19 and the greatest fill

is 126 on Lot 159 Pursuant to the forthcoming Land Development Code Chapter 45

provisions for hillside development allowing cutsfills to exceed the 8 foot standard is

appropriate on steeper hillsides when street and pedestrian alignment is necessary or

connections are needed per the Citys adopted Transportation Plan and there are

protections for significant natural features We are requesting the ability to exceed the

existing 8 foot standard to extend Circle Boulevard at adesirable grade make appropriate
local street connections meet block perimeter standards provide trails and protect

significant Oregon White Oaks With Planned Developments reasonable deviations

from the underlying standards are justified provided an overall benefit is achieved by
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allowing such deviations that wouldntotherwise be possible with a standard subdivision
We have tried tomnme the areas that exceed the 8 foot standard while providing 54
of the site in open space extending trail connections providing a range of lot sizes and

housing types to meet and balance other goals desired by the CitysComprehensive Plan

Visual Elements Visual elements of a development plan are found in a variety of
features layout landscaping and architectural styles The layout is described above

Landscaping is addressed in the Landscaping Section below

Architectural Elements of the houses We are proposing two housing types detached
and attached single family residential These homes may be a combination of single
single and 2 and twothree story homes to provide a variety of development patterns
housing styles price ranges and floor plans please refer toExhibit H for examples of the

typical house elevations The three story homes are for those lots in the north where
there may be a walkout basement on a terraced lot lots 200205 and 181190
Additionally there may be homes that are on side slopes with garages under the above
stories While not yet adopted the forthcoming Land Development Code addresses
visual elements and humanscale development patterns The homes to be built within the

proposed development will substantially conform to menu items listed in the yettobe
adopted PedestrianOriented Design Standards of Chapter 410 The homebuilder has not

yet designed the houses as it is premature in the process to do so However with respect
M to building orientation and privacy as identified in the Code Update we propose that each
N

home will incorporate the following

Building Orientation Privacy and Facades

x homes that will be oriented toward and have primary entrances facing the street

w side yards that will exceed 3 feet so as to ensure privacy
Garages that meet the standards outlined below

In order to address visuaUstreet facade issues consistent with the forthcoming Pedestrian
Oriented Design Standards we propose that each home contain at least three of the

following features

Menus for Pedestrian Features and Design Variety
1 Covered front porches with aminimum dimension of 36 square feet
2 A minimum area of 20 percent windows andor dwelling doors on facades

including garage facades facing streets sidewalks and multiusepaths
3 2 different types ofbuilding materials such as rock andor brick column bases and

horizontal lap siding
4 A minimum of225inchtrim or recess around windows and doors that face the

street
5 Increased roofpitches most likely between 812 and 1012
6 Eaves with aminmum 1Sinch overhang
7 Architectural details such as beam ends eave brackets windows with grids or

divided lights or pergolatrellis work integrated into the building facade for

windows nooks dormers eaves eta
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Please see the attached examples Exhibit I ofhomes which contain some of the above

listed features These do not represent the exact homes that may be constructed on site
rather are intended to present visual examples of common features which comply with

the above provisions

Garage Door Orientation The City of Corvallis Comprehensive Plan policy 925 j
listed above states that domestic garages are to be located behind houses or otherwise

minimized eg by setting them back from the front facade of the residential structure
The current Land Development Code contains no specific standards that apply this

policy Within the last two years the Planning Commission has been interpreting this

policy through the application of specific garage standards in developments such as

Willamette Landing The Planning Commission approved amenu of garage options that

were found to meet the intent of the Comprehensive Plan policy relative to garage

minimisation We support this policy and proposes explicit garage door orientation

standards to balance the following objectives 1 create an attractive humanscale

pedestrian environment 2 minimize the garage appearance relative to the house and 3
provide variety in the neighborhood street scenes To achieve the objectives the

following minimum garage standards are proposed We propose that all the garages shall

meet a least one ofthe following four criteria

1 The garage shall be oriented toward arear or side public street
2 The front of the garage shall not project any closer to the street than 2feet

behind a minimum 10foot wall ofliving area ofthe home facing the street
3 The garage shall be recessed a minimum of 4 feet behind any habitable living

space ofthe residence OR if the garage is flush with or in front ofthe house

a maximum of four feet a covered porch shall extend a minimum of 6 feet

from the face ofthe house and be aminimum of 36 square feet

4 The garage doors shall be oriented away from the street at a minimum 90

degree angle side loaded garage The side wall of the garage facing the

street must have at least 15of its area as windows Asideloaded garage is

defined as a garage whose doors open at a 90 degrees or greater angle to the

front street

The homes proposed will include detached and attached single family residential homes

on a variety of lot sizes Together the variety ofhousing types and Iot sizes will provide
for a varied streetscape and a pedestrian friendly environment Front yards will be

landscaped in a typical residential fashion with grass groundcovers shrubs and

ornamental trees Street trees will be planted within the planter strip between the street

and sidewalk

Noise Attenuation Site construction will create temporary noise associated with the

operation of equipment Long term noise will be typical of residential development as

found in the surrounding neighborhoods No additional mitigative measures are

necessary
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Noxious Odors Noxious odors generated on site will be typical with residential

development Homes will be constructed to meet or exceed Uniform Building Standards

No additional mitigative measures are necessary
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Lighting Homes will have downward shielded lighting so as to not create glare on

adjoining properties Intersections will be Lighted with shielded or downward facing
lighting so as to reduce the amount of glare projected on neighboring homes

Signage Free standing monument signage will be placed at the northwest corner of the

Circle Boulevard intersection with Harrison Boulevard Sign materials will be composed
of manufactured stone or other brick type materials with integrated landscaping
components More specifically the architectural structure upon which the signage will
be attached is a maximum of 7 feet 2 inches tall and is approximately 41 1z feet long A

landscaped planting bench area runs along the majority ofthe face of the structure for

an overall length of 34 feet 8 inches This bench area is up to 5 feet deep to

accommodate ornamental plantings and to help break up the mass of the structure The

shape of the structure is linear but in somewhat of aushape with the two wing areas

that are approximately 13 feet long extending off the main face ofthe structure at roughly
a45 degree angle Please refer to Exhibit J for a graphic representation of the proposed
structure

Section479001 ofthe Land Development Code limits signage in aresidential district to

total of 16 square feet It is requested that avariance be approved that would allow for an

additional 4 square feet ofsignage area Because the final name ofthe subdivision is not

yet determined final approval is subject to both city and county staff review to avoid

duplication ofnames it is requested that the total sign area be allowed to be 20 square
feet This should allow adequate room for lettering if a longer name is chosenapproved

It is anticipated that some lighting may occur with the monument signage Should

lighting be installed it will be directed away from the street and line ofvision ofmotorist

to reduce safety conflicts Please refer to the variance section below for amore detailed

description of the sign plan variance requested

Landscaping for Buffering and Screening Much ofthe site will be left in Open Space
Conservation tracts and will be managed to protect and enhance the existing native

environment However tracts A and C are primarily intended to serve as Oregon White
Oak preserve areas For tract A subsequent to all land use approvals associated with this

application we propose dedicating much of this area and the wetland to the City of

Corvallis In doing so a mutually agreed to management plan completed by a third parry
specialist will be prepared and used for longterm management of this area For Tract A
these practices will most likely mimic work that has already been initiated in the Witham

Hill Natural Area park which includes the removal of nonnative and native invasives

that threatened the viability of the oaks Examples of such species are Douglas fir trees

cherry hawthorn holly blackberry etc Should the city not agree to receive this area as

a donation maintenance responsibility of the open space areas will be turned over the

Home Owners Association Maintenance and use provisions ofthese areas as well as all
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other common open space tracts will be clearly spelled out in the CCRs that are recorded

with the final plat Additionally as it typically done the face ofthe final plat will list the

open space tracts use and maintenance responsibilities

With tract C this tract is to be owned and maintained by the HOA with the goal of

protecting the Oregon White Oaks While removal of underbrush and larger competing
nonnative plants scotch broom trees blackberries etc will occur to further protect the

long term viability of these native oaks some seed mix Protime Ecology mix Exhibit

K for groundcover will be spread to add an desired aesthetic No irrigation will occur in

this area and the seed mix that is proposed will be spread in the spring while

temperatures are warmer and rainfall is present to aid in germination As noted above
the large 65 oak that was standing in the area where lot 172 is now located fell last

winter 2005 Please refer to Exhibits 181 and 184

Tract M is mostly comprised of wetland and Open Space Conservation open space to be

retained for the most part in its natural state Some areas that are outside the wetland

boundary will be utilities for storm water facilities All landscaping associated with any

storm water facilities will be required to comply with King County standards as adopted
by the City Additionally some wetland mitigation will occur on site due to the wetland

fill areas associated with the Circle Boulevard extension Wetland mitigation work may

include some native and wetland plantings that could serve to firther enhance the

vegetation in this area Plantings proposed will be reviewed and approved by the Oregon
Dept of State Lands DSL and the Army Corps ofEngineers

Landscaping along Circle Boulevard will include large canopy street trees within the

landscape planter strips and riparian tolerant plantings along the open drainage channel

that parallels Circle Boulevard on the north end All local internal streets will be

landscaped with medium canopy street trees planted in coordination with utility and street

tree spacing requirements Front and rear yard landscaping will be typical ofresidential

development and may include ornamental trees grass shrubs perennials and annuals

Please refer to Exhibits 180 184 which graphically represent the proposed planting
plan for common open space tracts and street trees

Traffic We propose the extension ofCircle Boulevard to the intersection with Street A

with the first phase of development A graveled drive with an approved locked or

breakaway gate will be extended with the first phase from Street A to Harrison for

construction traffic and emergency response crews The remainder of Circle Boulevard

will be extended with the Phase 3 Harrison Boulevard improvements are proposed to

occur with Phase 4

A Traffic Impact Analysis was prepared for the project and it included with the report
Exhibit A In summary the TIA analyzed several intersections affected by
development of the site including the extension of Circle Boulevard to Harrison

Boulevard The intersections included in the scope of the analysis were identified and

approved by the City of Corvallis based on city policy for appropriate distances from the

c
N

a
s
x
W

Attachment I 40
Witham Oaks Development Plan 39 PLD0600012 et al



development site The findings of the report state that the intersection ofCircleWitham
Hill is expected to operate at a level of service LOS E during AM peak hours under
20092010 with Phase 3 and a LOS of F with 20102011 anticipated build scenarios A
LOS F is expected for both AM and PM peak hours under 2027 Build Conditions A

mitigation measure to address these deficiencies is to signalize the intersection by 2009
with Phase 3
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The TIA also found that the Harrison Boulevard29 Street intersection is expected to

operate at LOS E during the PM peak ofthe 2027 no build scenario In other words with
our without our development this intersection will experience a LOS E during the PM

peak hours in 2027 The following recommendations have been prepared to address the

operational deficiencies identified with the analysis

Signalize the intersection ofCircleWitham Hill Drive by completion of Phase 3

AB or 3A in 2009

No mitigation is recommended for the intersection ofHarrison Boulevard and 29
Street since volume reduction from diverted trips to Circle Boulevard extension

improves the operation of the intersection to an acceptable LOS

Please refer to the attached Traffic Impact Analysis for amore detailed description ofthe
intersections studied anticipated impacts and proposedmitigation

Effects on offstreet parking Consistent with the Land Development Code each home
will provide for 2offstreet parking spaces On street parking will be provided via local
streets No additional mitigation is necessary

Effects on air and water quality The proposed development is not expected to

generate air impacts beyond that of other typical residential developments Typical air

quality impacts include air conditioning and heating unit exhaust and smoke and odors

associated with outdoor cooking facilities such as barbeques Exhaust from vehicles will
also be added None of these are anticipated to reach beyond the levels anticipated for
residential development of this size and density

With respect to water quality please refer to the detailed discussion of storm water under
the Tentative Subdivision Plan Storm Drainage section below

Please refer to the attached Storm water report Exhibit B and subdivision section below

for a more detailed description of how storm water will be treated Homes will be
constructed with elements and features that meet or exceed Uniform Building Code
standards

There is an existing well on site a remnant from the original homestead This well will
be abandoned per the standards and practices required by the State Dept of

Environmental Quality
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We are also requesting the ability to grade beyond the limits of the individual phases so

that overall a balanced cut and fill can occur As is current practice grading is typically
limited to the phase boundary of that particular platted phase If we are not allowed to do

this we will be importing soil with some phases Phase n and exporting soil in others

Phase 4 Our request is intended to reduce the number of construction trips in and out

of the site with heavy equipment thereby reducing development costs and potential
traffic issues Our Erosion and Sediment Control Plan would cover the areas to be

expanded to so that all precaution is taken to minimize soil erosion and sediment

transport No additional mitigation is necessary

SUMMARX CONCLUSIONS FOR CONCEPTUAL AND DETAILED

DEVELOPMENT PLAN The proposed development plan meets the purposes and

standards for both Conceptual and Detailed Development Plans The deviations

requested allow for innovative site planning and abalancing of goals overall The site

plan achieves a rare standard of over 54 of the site in permanent open space The

proposal meets the purpose and intent of a Planned Unit Development and the

overarching goals ofthe City of Corvallis Comprehensive Plan
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TENTATIVE SUBDIVISION PLAT
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Applicable Comprehensive Plan Policies Please refer to the Detailed Development Plan for a

more detailed listing ofapplicable Camprelzensive Plan policies

321 The desired land use pattern with the Corvallis Urban Growth Boundary will

emphasize
a Preservation ofsign cant open space andnaturalfeatures
b Effzcient use of the land
c Efficient use ofenergy andother resources

d Compact urbanform
e Efficient provision of transportation and otherpublic services and

f Neighborhoods with a mix ofuses diversity ofhousing types
pedestrian scale a defined center and shared public access

925 Development shall reflect neighborood characteristics appropriate to the site and

area New and existing residential commercial and employment areas may not have

all oftlese neighborhood characteristics but these characteristics shall be used to plan
the development redevelopment or infrll that may occur in these areas These

neiglborhood characteristics are asfollows
a Comprehensive neighborhoods leave a neighborhood center to provide services

within walking distance of homes Locatiors of comprehensive neighborhood
centers are determined by proximity to major streets transit corridors and Higher
density housing Comprehensive neighborhoods use topography open space or

major streets to form their edges
b Comprehensive neighborhoods support effective transit arzd neigltborltoad services

and have awide range of densities Higher densities generally are located close to

thefocus ofessential services and transit

c Comprehensive neighborhoods have avariety of types arzd sizes ofpublic parks and

open spaces to give structure and form to the neiglzborizoad and compensate for
smaller lots and increased densities

d Neighborhood development provides for compatible building transitions in terms

ofscale mass and orientation

e Neighborhoods rave a mix ofdensities lot sizes arzd housing types
f Neiglborloods save an interconnecting street network with small blocks to help

disperse traffic arzd provide convenierst and direct rouses for pedestrians and

cyclists In neiglborlioods cohere full street connections cannot be made access

and connectivity are provided with pedestrian and bicycle ways T7iese pedestraar
and bicycle ways have the same considerations as public streets including building

orientation securityenhancing design enclosure andstreet trees

g Neighborhoods have a layout that makes it easy for people to understand where

they are and how to get to where they want to go Public civic and cultural

buildings are prominently sited T7ie street pattern is roughly rectilinear The use

and enhancement of views and natural features reinforces they rzeigliborhood
connection to the immediate and larger landscape

h Neighborhoods have buildings residential commercial and institutional that are

close to tJtesheet with their main entrances oriented to the public areas

i Neigltborltoods Isave public areas that are designed to encourage the attention and

presence ofpeople at all hours of the day and night Security is enhanced with a

mix of uses acrdbuilding openings and windows that overlook public areas

j Neigltborltoods Itave automobileparking and storage thatdoes not adversely affect
the pedestrian ersvironrnent Domestic garages are behind 1toases or otherwise

minimized eg by setting them back from tze front facade of the residential

structure Parkiatg lots and structures are located at the rear or side of the
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buildings Onstreet parking may be an appropriate location for a portion of
commercial institutional and domestic capacity Curb cuts for driveways are

limited and alleys are encouraged
1 Neighborhoods incorporate a narrow street standard for internal streets which

slows and diffuses traffic
Neighborhood building and street proportions related to one another in a way that

provides a sense ofenclosure

m Neighborhoods have street trees inplanting strips in the public rightofway

11613 PEDESTRL41 New commercial and residential development shall generally provide

for a maximum block perimeter of1500 except where is would negatively impact

significant naturalfeatures

Applicable LandDevelopment Code Criteria

Section243004Review Criteria

Requests for approval of a tentative subdivisionplat shall be reviewed to assure consistency with the

purposes of this Code pertinent development standards of the Code including Chapters 40

Improvements Required with Development41Parking Loading and Access Requirements 42

Latdscaping Buffering and Screening 44 Lmtd Division Standards and 45Flood Control

and Drainage Provisions and density requirements oftleComprehensive Plan

Water Service This site is located within the Citys first second and third level water

service areas First level water service isavailable from a20inch line located along
Harrison Boulevard This line runs along the entire south frontage of the site Level one N
water would extend northward on Circle Boulevard approximately 500 but would not

be used for any domestic service within Witham Oaks or any currently developed r

properties The majority of the development in this application is located within the
s

second level water service area x
w

The City has constructed a 16inch 2nd level waterline with the extension of Circle

Boulevard to the northeast This waterline extension has been looped to the existing 8

inch waterline in Dale Drive Second level water service also exists to the southeast

from an existing 6inch line in Elizabeth Place While there is an existing City of

Corvallis easement rurmuig toward Elizabeth Place a connection cannot currently be

made without additional easements through existing residential properties Development
of our site can occur without this easement However in order for this general area to

meet the Citysadopted Water Distribution System Facility Plan the citywould need to

obtain the above described easement

Based on preliminary site plans the only use of level 1 water will be for fire hydrants
located along the southern end ofCircle Boulevard or on Harrison Boulevard adjacent
to our site Second level service would be extended from an existing 16 second level

water line at the intersection of Dale Drive and Circle Boulevard The level 2 system
could be looped if a connection were provided to an existing line deadended in

Elizabeth Place We will extend a12inch line easterly from the property line toward

Elizabeth Place and will terminate at the end of an available City of Corvallis easement

to provide a future connection point The existing 8inch line in Dale Drive is currently
connected to an existing 16cinch line and will not be changed Third level water is
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available if needed by extending a connection to an existing8inch distribution system
within the apartment complexes to the north Third level water may only be required to

serve possible 2nd floor taps in lots to the extreme north ofthe site A true determination

will be made during final engineering when floorplans are matched to precise water

models

Sanitary Sewer Service An existing 12inch sanitary sewer traverses the site from

north to south This sewer connects with another existing 12inch line along Harrison

Boulevard and continues to the city grid to the east

The existing sewer line is sufficient to adequately serve new residential development on

the site however additional facilities will need to be installed to comply with the Citys
to and through policies

When developed a network of gravity lines constructed within the local streets would

serve homes on this site These lines would gravity flow to the 12inch sanitary sewer

traversing the site All sewer lines would be constructed in conformance with adopted
City standards Access to all sanitary sewer manholes would be provided within street

rightsofway or public utility easements

c Storm Drainage Thefollowing information on the proposed storm water management
N plan was provided by our Water Resources Engineer Scott Ferre with Otak Inc In

accordance with the City of Corvallis water quality design standards the 1998 King
County Surface Water Management Manual KCS was referenced for water

quality facility selection and design The Oregon Department of Environmental Quality

w DEQ Document titled Storm water Management Plan Submission Guidelines for
RemovalFillPermit Applications Which Involve Impervious Surfaces from July 2005

was referenced to develop the storm water management plan for the proposed
development

Baclcround The Witham Oaks Development is proposed for construction upstream of

an existing wetland area which falls under the jurisdiction ofthe Oregon Division of State

Lands DSL DSL can require existing wetlands tobe preserved or mitigated if they are

impacted by development The water quality plan for Witham Oaks has been designed to

meet City of Corvallis and DEQ water quality guidelines and to meet DSL requirements
for the wetland areas through careful selection of water quality facility discharge
locations

The three primary concerns associated with runoff from the proposed Witham Oaks

development include

Pollution such as sediment bacteria fertilizers pesticidesherbicides grease and

oils
Increased wetland water surface elevations resulting in inundation and destruction

ofwetland habitat and vegetation
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Decreased wetland water surface elevations resulting in drying up and destroying

wetland habitat and vegetation

Water quality facilities will be used to treat runoff for pollution and to help condition

runoff prior to discharge to downstream systems Increased wetland water surface

elevations could occur from increased runoff resulting from an increase of impervious

area associated with the development Decreased water surface elevations could occur

due to infiltration and overland flows being cutoff by impervious surfaces and

collection conveyance systems that concentrate flows and discharge them to single

outfalls This could prevent water from spreading out and flowing through parts of the

wetland

Proposed Water Quality System Overview Runoff generated by the proposed

development will be collected and conveyed by a series of catch basins pipes and open

channels for conveyance to water quality facilities Water quality facilities are designed

to treat flows prior to discharge to the wetland area Once flows are treated the water

quality facilities will discharge flows along the upstream wetland boundary in a manner

that flows will be spread out over the wetland area to help maintain existing condition

wetland water surface elevations throughout the entire wetland area This will be

accomplished by utilizing flow spreaders located along the upstream boundary of the

wetland

As treated water flows overland through the wetland area water will infiltrate evaporate

and store in vegetation and soil depressions and in the existing shallow pools that

develop in portions of the wetland area as it does today Excess runoff not captured by

the wetland area will flow through the wetland to an existing ditch and into storage areas

downstream and outside of the existing wetland area These storage areas will regulate

the release ofexcess flows to the downstream system as described later in this report

Methodology A method was needed to address the possibility of the proposed

development impacting water surface elevations of the existing wetland area and to help

design storage areas to regulate increased flows The software model XPSWMM

Version 10 was selected to evaluate possible wetland water surface elevation impacts

Both existing and proposed condition modes were developed

TheXPSWMM models were developed using two model layers Flows were calculated

in the models runoff layer using the Santa Barbara Urban Hydrograph method and an

SCS Type lA storm distribution Precipitation depths for 24hour events were obtained

from the City of Corvallis Storm water Management Manual

The hydraulic layer was used to model the wetlandsgeometry and flow properties as a

large broad rough shallow open channel The wetland geometry was determined by

surveying many points throughout the wetland and by developing adigital terrain model

in Auto Cad Cross sections were obtained from the digital terrain model and entered

into the XPSWNIM natural cross section editor Field observations were made to

estimate appropriate properties for modeling wetland flows

T

N

a
s
x
w

Attachment 1 46

Witham Oaks Development Plan 45 pLD0600012 et al



Wetland flow properties for this project include shallow subcritical flows with very low
velocities over a very rough tumultuous flow path Roughness coefficients based on

field observations were selected and adjusted until model results indicated typical
wetland flow properties using existing condition flows
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After determining that the existing condition model results were indicative of field
observations proposed condition water surface elevations were modeledusing proposed
condition flows A comparison was made between the modeled existing and proposed
conditions flows to estimate how the proposed condition flows affect the wetland water

surface elevations

Results show that proposed condition flows have little effect on the existing condition

water surface elevations The natural processes of wetlands such as infiltration
evaporation and depression storage work to reduce flows The existing wetland area

downstream of the proposed development also has broad shallow areas that form pools
during storm events A slight increase in water surface elevation over a broad wetland

with these features results in a very large addition ofnatural storage Thus the increased
flows from the proposed development spread out over the large wetland area and result in

very little increase in water surface elevation

After increased flows spread out and are reduced by the wetland area flows that are not

stored by the wetland will be held in the storage areas downstream ofthe wetland which

will regulate flows to the downstream system These storage areas will work to store

excess water so that it cantaccumulate and cause excessive ponding in the wetland

A proposed flow control structure located at the outfall to an open channel flowing south

through Oregon State University Dairy Property OSU will regulate some ofthe excess
flow An existing 12inch culvert which conveys flows from the existing ditch to the west

along the north side of Harrison will be Ieft in place and will work to regulate the

remaining excess flows to the west

These control structures in combination with the storage areas will work torxinimie

impacts to the downstream system Excess flows will be regulated so that flow rates

released from the developed site match flow rates released under existing conditions for

the 2 5 and 10year 24hour storm events as specified by the City of Corvallis In

addition flow regulation and storage will work to match the developed 100yr24hour

flow from the site to the existing 10year 24rhour flow from the site to the open channel

through OSU as specified by OSU

Conclusion The storm water system developed for the proposed Witham Oaks

development is designed to treat storm water in accordance with the City of Corvallis

Standards and DEQ Cruidelines AnXPSWMM Model was constructed to evaluate the

wetlandsresponse to the proposed development and to design storage areas which will

regulate flows to inimize downstream impacts Please refer to the Witham Oaks Storm
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water Management Plan for tabulated existing and proposed condition model results
and adiscussion ofthe results

As noted in the Planned Development section above in order to minimize exceeding the

8 cut and fill requirement to the extent possible some lots are proposed with a daylight
basement option Doing so would eliminate the potential of discharging foundation

drains and roof drains into the public streets on which these lots front therefore we are

proposing aprivate storm system in the back of these lots as shown on the preliminary
utility plan see Exhibit 150

Streets The City of Corvallis Transportation Plan Map calls for a neighborhood
collector street Circle Boulevard to be developed through the site between Harrison

Boulevard and Witham Hill Drive The City constructed the first 1100 feet ofCircle

Boulevard from Witham Hill Drive in 2003 to serve the newly acquired open

spacepark tract to the north of the project site We propose the extension of Circle

Boulevard to Harrison Boulevard to match the existing Circle Boulevard which was

constructed to Urban Local Collector standards Please refer to Exhibit 170 for a

detailed graphic on the proposed street cross sections As noted in the PUD section we

are requesting deviations from the street standards for portions of Circle Boulevard due

to the presence of wetlands in the southern half and the drainage channel and 12foot

multi use path in the northern half

The property is currently bisected by an 80footwide rightofway originally intended

for the future extension of Circle Boulevard Years ago the City constructed a multi

use path and sanitary sewer line along this alignment This rightofway currently
crosses directly through much of the delineated wetlands It is our desire to minmie

impacts to the wetlands To achieve this we are proposing the realignment of Circle

Boulevard to the eastern property line boundary Exhibit80

The City of Corvallis Transportation Plan Map designates Harrison Boulevard adjacent
to the site as an arterial street Harrison Boulevard is currently developed to rural road

standards with two 10 foot asphalt travel lanes 6foot bike lanes gravel shoulders

and roadside ditches There are no sidewalk facilities adjacent to the property A

sidewalk is located along the north side of Harrison Boulevard just east of the site
where it is extended to and through the Jesus Christ of the Latter Day Saints LDS
church site There is a gravel access drive between our site and the LDS church site

The gravel drive provides access to the undeveloped 5 acre Beit Am site north of the

LDS site which is still within the County We have met with representatives ofthe Beit

Am site to discuss providing access to their5acre site from Circle Boulevard so that

the access drive along Harrison Boulevard could be eliminated As ofthe time of our

application submittal no decision has been made by the Board ofDirectors for Beit Am

Should this access drive be eliminated we would propose the construction of a sidewalk

from our easterly property corner on Harrison to connect to the westerly terminus of the

sidewalk in front ofthe LDS church site
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Along Harrison we will construct curbs at the outside edge ofthe existing on street bike

laneand provide a 6 foot landscape planter strips This is a deviation from the 12 foot

standard and is intended tomnmeadditional impacts to the adjoining wetlands along
Harrison From the existing multiuse path a5 foot sidewalk will be extended to the east

and a 10 foot multi use path to the properly boundary to the west consistent with the

Parks and Recreation Master Plan

The Circle Boulevard alignment north of Street A will remain within the current Circle

Boulevard rightofway but has several issues to be addressed with this project The

existing Circle Boulevard to the north ofour site does not align itself with the center of
the existing onsite rightofway Rededicating the rightofway to the west to align
with the existing Circle Boulevard would remove properties near Dale Drive from

bounding the rightofway and would create a gap ofapproximately 12 feet between the
terminus ofDale Driveand the new Circle Boulevard We are proposing to build anon

centered alignment which will be gradually brought back to alignment through the site

As outlined above the area ofCircle Boulevard from about 120 south of Street A to

the southern edge of Street B is proposed to be raised in elevation in excess of 8 to

address a myriad ofpotential design public safety and functionality issues that would

not otherwise exist

The alignment of Circle Boulevard through this area existing as well as

cv proposed resides in the low point of the existing drainage channel bounded to

te east and west by hills with slopes exceeding 20 in some places
Furthermore the existing channel has abottom slope approaching 6 exhibiting

x velocities and potential for scour that would create the need for heavily armored

w embankments and would pose a hazard to the public during times of heavier

rainfall Elevating Circle Boulevard through this proposed area of higher
population will reduce normalize the flow within the channel to approximately
21minmiming velocities and the potential for scour This 21 grade will

also provide a gentler grade for the multiuse path through the area closest to the

proposed channel realignment providing an additional measure of safety for

those using these facilities also allowing the channel to have abroader aesthetic

appeal
If left at current grade roadways intersecting Circle Boulevard Streets A and

B would be forced to cut deeply into the existing hillside in order to meet safe

stopping sight distances and to create intersections that will meet currentADA

design criteria Even with deep cuts these streets would still exhibit grades
nearing the maximum allowable 15 With the elevation ofCircle Boulevard
these streets intersecting Circle Boulevard will now have approach grades
between 2 and 53 and intersection designs can meet and comply with

ADAand City of Corvallis requirements for safety and accessibility

Within the development all streets are designed to local street standards with 14 foot

travel lanes including on street parking both sides 6 foot landscape planter strips and 5

foot sidewalks One exception to this is StreetA east ofCircle which has asidewalk on
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one side of the majority of the street tomnmze impacts cuts and removal oftrees to

the adjoining open space area

Trails Parks The 12footmultimodal path will stay in its current location through the

southern halfofthe site and then be realigned in the northern half to reduce conflicts with

the extension of Circle Boulevard It will stay on the west side of Circle Boulevard until

it reaches the northerly intersection at which point it will cross Circle Boulevard on at

the north end of the intersection with Street B to connect with the existing path on the

east side of Circle to the north Where the multimodal path terminates at the south end
it will be reduced to 10 feet in width and redirected to the west where it will terminate at

our properly boundary From the multiuse path terminus at Harrison Boulevard a5foot

sidewalk will extend to the east to connect to Circle Boulevard

Pedestrian accommodations are made via the following provisions
Sidewalks are provided on both sides of the street excepting the lower half of

Circle Boulevard from Harrison Boulevard to Street A and Street A on the east

side ofCircle from the corner of lot 221 to the corner of lot 208

Realignment of northern 12 of 12foot multimodal path through site The path
will stay in its current location until it meets its intersection with Street A From

here it will remain on the west side of and parallel to Circle Boulevard and then

cross Circle on the north side of the intersection with Street B where it will

continue up to its connection with the existing location on the east side ofCircle

to the north
A 10foot hard surface trail from Circle Boulevard to Arnold Park between the

existing Latter Day Saints Church and the 5 acre parcel to the north

A 5foot hard surface trail from the 12foot multimodal path along Circle

Boulevard to Street C between lots 164 and 165

5foot hard surface trail connection fxornStreet D to Tract A between lots 13 and

14 From the back of these lots it will then become soft surface through the open

space area to the north where it adjoins the Citys DJitham Hill Natural Area Park

to the north
A5foot hard surface trail from the westerly terminus of Street A through Tracts

I and J for connection to Streets F and D

foot soft surface trail from Street C to Street D through Tract C

5foot sidewalk along Harrison Boulevard from the 12foot multimodal path
terminus at Harrison Boulevard to the easterly property boundary
10foot multimodal trail along Harrison Boulevard to the west property
boundary
Two areas have been created between lots 3 and 4 and 30 and 31 to allow

unimproved trail access to the open space areas These are areas to be left in

their natural state with no improved landscaping proposed The intent of these

areas is to allow some pedestrian movement to and from the open space areas
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Chapter 24 Subdivisions and Major Replats

Section2420PURPOSES

Land division reviewprocedures are established in this chapterfor thefollowing purposes
aEnsure building sites are ofsufficient size and appropriate design for their intended uses and lots to

be created are within density ranges permitted by the Comprehensive Plan
b Minimize negative effects of development upon the natural environment and to incorporate natural

features into theproposed development wherepossible
c Ensure economical safe and efficient routesforpedestrians bicycles and motor vehicles
d Create residential living environments that foster a sense ofneighborhood identity and are protected
from the adverse effects ofheavy traffic andmore intensive land uses and

e Promote energy efficiency

243004Review Criteria

Requests for approval of a tentative subdivision plat shall be reviewed to assure consistency with the

purposes of this Code pertinent development standards of the Code including Chapters 40

Improvements Required with Development 41Parking Loading and Access Requirements 42

Landscaping Buffering and Screening 44 Land Division Standards and 45 Flood Control and

Drainage Provisions and density requirements of the Comprehensive Plan

Chapter40lmprovemenis Required with Development

Section4040Pedestrian Requirements

PROPOSED FINDING We are requesting a 5 foot sidewalk along Harrison to

N minimize impacts to the wetlands in this location We are also requesting a sidewallton

one side ofthe street in two locations Circle Boulevard in tbe lower half of the site from
Harrison to Street A and the Street A extension east from Circle Boulevard These

requests are to minimise impacts to significant natural features wetlands and

w hillsidestrees respectively The proposed tentative plat is in conformance with Section

4040due to the fact that sidewalks are planned along both sides ofthe streets excepting
a portion of Circle Boulevard and street A internal to the subdivision and pedestrian
ways are provided Exhibit 14 Additionally apedestrian connection is proposed across

Tract J between Streets F and D to meet the intent ofComprehensive Plan Policy 11613

which states that new residential development provide for amaximum block perimeter of

1500 feet The subdivision is planned in conformance with the requirements that

pedestrian travel must be safe and convenient avoiding long blocks

Section4050Bicycle Requirements

The proposed tentative plat is in conformance with Section4050 due to the fact that

bicycle travel will be accommodated via shared travel lanes on streets internal to the

subdivision 2 6foot bike lanes on Circle and Harrison Boulevards and the 12foot

multimodal path through the site

Section4060Transit Requirements

We are providing the concrete pad for a transit shelter along Harrison near the

intersection with Circle Boulevard Please refer to Exhibit 90 for a graphic
representation ofthis location We are not proposing the construction ofthe shelter only
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the concrete pad for the future construction of such shelter In addition should a shelter

be needed in the future along Circle Boulevard use of the landscape strip could be

converted to apad for shelters in either the north or south direction

Section4070StreetRequirements

Circle Boulevard from Harrison to Street A will consist of two 10 travel lanes two 6

bike lanes two 12 planter strips and a 5 sidewalk on the east side of the street From

Street A to Street B Circle Boulevard will consist of two 10 travel lanes two 6 bike

lanes a 12 planter strip and 5 sidewalk on the east side of the street and a86 planter

strip on the west side which separates the 12 foot multiuse path from the street North of

Street B Circle will consist of two 10 travel lanes two 6 bike lanes two 12 planter

strips and a 5 sidewalk on the west side of the street and the 12 foot multi use path on

the east side

Harrison Boulevard will propose curbs at the outside edge of the existing on street bike

lane and a 6 foot landscape planter strip This is a deviation from the 12 foot standard

and is intended to minimize additional impacts to the adjoining wetlands along Harrison

From the existing multiuse path a 5 foot sidewalk will be extended to the east and a 10

foot multi use path to the property boundary to the west consistent with the Parks and

Recreation Master Plan

All local streets are designed to meet the City of Corvallis street standards with 14 foot

travel lanes with on street parking 6 foot landscape planter strips and 5 foot sidewalks

The smallest curve radius in the development is 100 feet Streets will be constructed to

public standards with 35 inches of AC and 85 inches minunum of compacted base over

a prepared sub grade Please refer to Exhibit 17 for a graphic representation of the

proposed street crosssections

Section 4080Public Utility Extensions

All proposed building lots within the subdivision will be served with public water

sanitary sewer and storm drainage facilities consistent with the respective facilities

master plans adopted by the City of Corvallis These facilities will be installed

concurrently with development and extend to the boundaries ofthe site as described in

the attached exhibits As noted in the Planned Development section above in order to

minimise exceeding the 8 cut and fill requirement to the extent possible some lots are

proposed with a daylight basement option Doing so would eliminate the potential of

discharging foundation drains and roof drains into the public streets on which these lots

front therefore we are proposing a private storm system in the back of these lots as

shown on the preliminary utility plan see Exhibit 150

Section4090PublicImprovement Procedures

All construction of public improvements will comply with adopted procedures governing

plan submittal plan review and approval permit requirements inspection and testing
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work progress easements dedications and asbuilt drawings as required by Section
4090
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Section40100Franchise Utility Installations

Installation of all franchise utilities including electrical transmission natural gas
telephone cable television and street lighting will comply with adopted procedures
including those ofutility providers and those contained in Section40100

Section 4DIIOLandfor Public Purpose

The proposed tentative subdivision plat complies with the requirements of Section

40110 as adequate easements will be provided for all public facilities located outside of

public rightsofway Pedestrian connections within common tracts will be provided with

public access easements over them No public dedications of land are proposed at this

time other than for street rightsofway and drainage ways All easements and

dedications necessitated by this review process will be recorded on the face ofthe final

plat

Section40120MailDelivery Facilities

All mailboxes will meet USPost Office requirements

Section40130 Ponding Areas and Flood azards

The proposed grading and drainage plans submitted with the tentative plat will allow for
effective management of storm water runoff in accordance with City standards and

accepted engineering principles Please refer to the water quality and storm water

discussions above for amore detailed description ofproposed storm water facilities

Section41ParkingLoading and Access Requirements

Section4130OffStreet Parking Requirements

Section4140Standards forOffStreetParking andAccess

This section requires in part that all driveways accesses and private streets be designed
and constructed in accordance with City Engineering standards Each lot will provide for
2 offstreet parking spaces As noted in the narrative above we are requesting a

deviation from the 150 spacing standard for access ways Our proposed realignment of
Circle Boulevard right of way places the centerline of Circle Boulevard within

approximately 495 feet of the centerline ofthe existing but undeveloped Beit Am gravel
driveway and within approximately1065 feet from the centerline of the LDS churchs

westerly most driveway We have contacted representatives of Beit Am to discuss the

potential for providing a curb cut approach to their site where it fronts Circle Boulevard
While no decision has been made this is a possibility in the future We are requesting
the ability to provide this curb cut without the need for going back through the process to

apply for aPlanned DevelopmentPZodificiation We would anticipate that the access way
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is gated or barricaded inside the lot to prevent traffic from accessing this undeveloped 5

acre site Regardless of whether or not Beit Am accepts a curb cut along Circle

Boulevard for future access purposes if our ROW vacation request is approved we

anticipate that future development of this site would require closing their access along

Circle given its proximity to the driveway for Jesus Christ of the Latter Day Saints

church Without the requested deviation the right of way for Circle Boulevard will be

required to be located further to the west resulting in increased impacts to the locally

significant wetland

All streets will be unproved and vision clearance standards will be met No backing up

or maneuvering will be required with the proposed layout Driveways to the individual

homes will not exceed 15 slope

42Landscaping Buffering and Screening

The proposed subdivision is in compliance withthe purpose and standards of Chapter
42 The proposed landscape plan specifies typical plantings for street trees and open

space buffers consistent with City standards Street trees will be installed or guaranteed
as required by the City of Corvallis Customized landscaping of individual lots will

typically occur as houses are occupied though the developer may landscape some home

sites prior to occupancy A landscaped buffer is provided within tract E to meet the

intent of the buffering requirement of AGOS district Please refer to the landscaping
section above for a more detailed discussion related to this issue Exhibits 180184

contain the proposed landscaping plans for the project

44 LandDivision Standards

Section4420GeneralProvisions

Section 4220 established general dimensional standards for blocks lots and access

Section 4420 allows modifications to these requirements through the Planned

Development process The proposed tentative plat requires the following modifications

a Lot Size Flexible lot sizes below the 5000 square foot size are

requested The minimum lot size proposed is 3328 square

feet

b Access All lots are accessed by apublic street

c Through lots There are no through lots proposed

d Lot lines Not all lot lines meet at a right angle to the street due to

curvature of the street or culdesacs Some lots are

proposed with less than the standard width while others

exceed it These variations are necessary to meet the

density and provide for avariety of lot sizes for a variety of
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housing types consistent with the Comprehensive Plan

goals for neighborhood characteristics and the purposes of
aPlanned Development

e Lot Grading The 8 cut and fill policy is intended as a goal for

development on hillsides to mimic the topography to the

greatest extent practicable Given the significant reduction
of the developable area of the site requirements for street

grades and existing topography we are not able to limit

grading on site to only 8 feet Please refer to the Basic Site

Design section within the Conceptual and Detailed

Development Plan section above for a more detailed

discussion of lot grading Additionally Exhibits 60 160

and 161 are graphic representations of the slopes proposed
grading and grading analysis respectively ofthe proposed
grading plan
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f Building lines A 1foot reduction is requested from the required 5foot

side yard setback to allow for a more efficient use of the

land

g Large lots Several large lots are proposed due to the curvature ofthe

streets and adjacency to open space The largest lot is

12899 square feet in size

Section 45Flood Control and Drainage Provisions

Please refer the Conceptual and Detailed Development Section above for a detailed

discussion on the applicable provisions of Section 45 to this proposed development

CONCLUSIONS ON TENTATIVE SUBDIVISION PLAT With the Planned

Development overlay the proposed development is allowed deviations from the

underlying standards provided an overall benefit is achieved We have requested
deviations from standards as described above Given the benefit of significant amounts

of open space created on site and other benefits described above the requested
deviations are warranted The proposal is consistent with the applicable criteria for

Tentative Subdivision Plat approval and the intent and purposes of a Planned

Development
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RIGHTOFWAYVACATION

Note Review and approval ofthe Detailed Development Plan must occur prior to but is contingent upon

Approval of the Right of Way vacation We have packaged our request for the Right of Way Vacation as

supplementary information in support ofthe site plan and application for the DetailedDevelopment Play

Request We aze requesting approval ofaRightofwayVacation for the existing Circle

Boulevard to avoid and reduce impacts to the locallysignificantwetlands on site Please

refer to Exhibit 80 for a graphic representation of the area to be vacated and re

established

Section2820PURPOSES
77ie procedures and review criteria established in this chapter are used for vacatingpublic lands and

plats for tlee following purposes
a Permit vacation ofpublic lands not neededfor municipal purposes where it is consistent with

the community land use policies andgoals or

b Permit private ownership of public land where the proposed use of the lands promotes the

public welfare and

c Permit vacating ofall orpart ofundeveloped plats

2830OZApplication Requirements
a Applications submitted by property owners slall benade on forms provided by the Director

and be accompanied by a map of the area proposed to be vacated and such other information as

may be necessaryfor an adequate review ofapetition
b At the time the application to vacatepublic land is submitted thepersons filing the application

shall submit a letter or letters of consent from affected property owners For purposes oftlis

Code and in compliance with DRS 271080 affected property owners shall be defined as

follows
1 All abutting property owners and

2 Owners ofnot less than twothirds in area of the realproperty affected tltereby

283006 Review Criteria

A vacation may be approved if the City Councilfinds tlcat the request

a Is consistent witle the purposes of this chapter policies of the Comprehensive Plan and any

other applicable policies and standards adopted by the City Council

b Will not have a negative effect on access between public rightsofway or to existing properties

potential lots orpublic facilitiesutilities
c Will not have a negative effect on traffic circulation or emergency serviceprotection and

d Will serve the public interest present andrrture

PROPOSED FINDING The proposed vacation involves the full length of Circle

Boulevard right ofway as it crosses through our property We have proposed the full

vacation for precision and ease of surveying As currently aligned the citysrightof

way begins in the northeast corner of the site and traverses in a southwesterly direction

across and down through the site and through the middle of the identified locally

significant wetland system that exists in the southern portion of the site The vacation is

necessary to allow for a beneficial realignment of the proposed Circle Boulevard

extension from its current terminus to Harrison Boulevard The realignment shifts the

lower portion of the rightofway to the east along the property boundary thereby

avoiding the majority of the wetlands at the south end of the site The realignment
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significantly reduces the potential impacts to the wetlands and the potential 50 foot safe
harbor buffer as follows
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Impacts to 140996 sq ft 86614 sq ft 54382 sq ft

Wetlands 125 acres

Impacts to 158137 sq ft 121796 36341
Buffer 83 acres

A sanitary sewer line and 12foot multiusepath is located within the existing rightof
way The sanitary sewer line and path will remain in their current locations in the area

proposed to be vacated up to where Street A intersects with Circle Boulevard We

propose placing a public access easement over the path for public access and City
maintenance purposes The proposed rightofway vacation maintains public recreational
and city maintenance access to the multiusepath and underlying sanitary sewer line
respectively Leaving the current rightofway as is maintains the possibility for future

use of that area This is not necessary The only necessary element to these facilities is

an easement granted to the public and the City of Corvallis for awidth of20 feet 12 4

feet on either side
The proposed vacation is consistent with the purposes and review criteria of Chapter 28
because it

proposes a public access easement for use ofthe multi use path and maintenance

access to sanitary sewer line
is consistent with Comprehensive Plan policies41034109411124134and

1121which call for preservation of open space areas significant drainage ways
andninming impacts to resources Additionally the proposed vacation is
consistent with Comprehensive Plan Policies 11512 11641166and 1167

which tail for convenient and safe pedestrian and bicycle access

will not have anegative impacts on public access orpublic facilitiesutilities
will not have a negative impact ontraffic circulation or emergency service

protection and

will serve the public interest in the present and future by protection of the

wetlands and maintaining the through multiuse path connection from Harrison

Boulevard for connection to the north Where it adjoins Circle Boulevard
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VARIANCE TO THE SIGN STANDARDS FOR RESIDENTIAL PLANNIJD

DEVELOPMENTS

Section 479009 contains specific criteria for signs in Planned Developments while

Section 47110 contains specific criteria for variances to the sign standards Free

standing monument signage is proposed to be placed at the northwest corner of the

Circle Boulevard intersection with Hamson Boulevard Sign materials will be

composed of manufactured stone or other brick type materials with integrated

landscaping components More specifically the architectural structure upon which the

signage will be attached is amaximum of7 feet 2 inches tall and is approximately 41 Z

feet long A landscaped planting bench area runs along the majority of the face of the

structure for an overall length of 34 feet 8 inches This bench area is up to 5 feet deep to

accommodate ornamental plantings and to help break up the mass of the structure The

shape of the structure is linear but in somewhat ofaushape with the two wing areas

that are approximately 13 feet long extending off the main face ofthe structure at roughly
a 45 degree angle Please refer to Exhibit J for a graphic representation of the proposed
structure In summary we are requesting a variance from the sign standards of Section

479001c to allow for an additional 4 square feet of signage for a total monument sign
that is 20 square feet in size commensurate with the size ofcommunity and site frontage

Comprehensive Plan Policies
327A11 special developments lot development options intettsifications changes or modifications of

nonconforming uses Comprehensive Plan changes and district changes shall be reviewed to assure

compatibility with less itztettsive uses and potential uses on surrounding lands Impacts of the

followingfactors shall be considered

A Basic site design e the organization ofuses on a site and its relationship to neighboring

properties
B Visual elemetzts ie scale structural design andform materials etc
E Lighting
F Signage

521Botl public and private properties located along entrance corridors to the City of Corvallis

shall be attractively landscaped left as open space or maintained as active agricultural or forest
lands

131218The City shall maintain the scenic character of West Hills Road Harrison Boulevard

OakCreek Road Reservoir Road andPhilomath Boulevard through mechanisms such as gateway

standards orsecuring easements to preserve existing vegetation or views

Land Development Code Applicable Standards

4790OZ Sign StandardsforAll ResidentialDistricts

Special Instructions

c Where aprimaryfrontage exceeds 100ft
1Permanentfree standing signs are allowed minimum setback is 5ft
2Maximum heightfor temporary andfreestanding signs is 6ft
3Maximum sign area is 16 sqft
4 Ruminatedsigns are permitted

479009 Signs in Planned Developmetzts

M
M
N

s
t
x
w
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A sign plan shall be required for all Planned Developments See Chapter 25 The plan shall

establish the location and allocation guidelines for signs in a way that ensures all parties in the

development have an equitable opportunity to communicate through signs without creating undue

negative effects on surrounding properties The sign plan s1a11 be reviewed by the following
procedures

a Tlie plan shall be reviewed by the Planning Commission concurrently with Detailed

Development Plan review

b Before approving the sign the Commission shallfind that the signs in the proposed sign
plan comply with tltese regulations and are compatible with the type of development
existing and future surrounding the Planned Development Whereas other development
standards in Planned Developments may be varied standards for signs in Planned

Developments shall not benefit the development to a greater degree than is otherwise

permittedbytheprovisions of these regulations
c An approved sign permit for each sign in a Planned Development shall be obtainedprior to

construction or installation A proposed sign shall comply with these regulations and any

additional guidelines or conditions specified intte approved sign plan before a permit may
be issuedfor the sign

d Modifications ofa Planned DevelopmentSign Plan shallfollow the provisionsfor a Major
Planned Development Modification Cfiapter 25

N

n
t
x
w

Section47110 Variance to Standards

There may be rare instances where a combination of strict application of the

standards in this chapter andor public safety concerns may preclude use of

signs as a communication medium for a primary frontage In these cases it may
be appropriate to vary a particular standard to enable a property owner to

utilize signage in amanner similar to others in the district

1 The type of sign is not of a type prohibited by these regulations
2 The variance is the minimum remedy necessary to eliminate the hardship
3 The variance does not substantially subvert the basic regulating formula

relating the amount of sign area to the amount ofsign frontage
4 No other alternative solution that complies with these regulations is available

to the applicant

PROPOSED FINDINGS This sign type is permitted by the provisions contained within

Chapter 47 The unique hardship to the applicant is that the site is 94 acres overall with

no part of the developable fronting on Harrison Boulevard due to the presence of

wetlands along the sites frontage with Harrison Until very recently planned
developments were not required to provide a sign plan Signage was installed with the

construction of the subdivision without review of specific sign standards As such
signage for other developments such as Crrand Oaks is large and has the benefit of direct

frontage on the main entry way Additionally because the final name of the subdivision
is not yet determined final approval is subject to both city and county staff review to

avoid duplication of names it is requested that the total sign area be allowed to be 20

square feet This should allow adequate room for lettering if a longer name is

chosenapproved

The site frontage along Harrison Boulevard is approximately 1300 lineal feet Under

strict application ofthe frontage requirement asite with 101 lineal feet of frontage would
be allowed the same amount of signage as our site which has 12 times more frontage

Witham Oaks Development Plan 58
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Our request is to increase by only 25the sign area allowed when we potentially have

12 times more frontage that other properties subject to the same standard Therefore the

requested 4 foot deviation is the minimum necessary to eliminate the hardship and is a

small enough request that it does not substantially subvert the basic formula relating the

amount of signage to the amount of sign frontage No alternative solution is available to

us As such the proposed variance meets the review criteria

CONCLUSION Based on the information and proposed findings above with the

exhibits submitted with this narrative we meet the applicable Comprehensive Plan

policies and Land Development Code criteria for the following applications and therefore

respectfully request APPROVAL of each

Conceptual and Detailed Development Plan

Tentative SubdivisionPlat

RightofWay Vacation

Sign Variance

N

L
K
W
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LIST OF EXEIIBIT5

cfl

N

t
x
w

Engineered Exhibits

EX 10 Cover Sheet Vicinity Map
EX 20 Existing Conditions Map
EX 30 Existing Comprehensive Plan Designation
EX 40 Existing Zoning Designations
EX50 Tree Survey
EX 60 Slope Analysis
EX70 Wetland Delineations and Buffer area

EX 80 Proposed Right of Way Vacation

EX 90 Detailed Development Plan
EX 100 Phasing Plan

EX 110 Tentative Site Plan

EX 120 Solar Access Plan gam

EX 121 Solar Access Plan 12 noon

EX 122 Solar Access Plan 3pm
EX 130 Harrison Boulevard

EX 140 Circulation Plan

EX 150 Preliminary Utility Plan

EX 160 Preliminary Grading Plan

EX 161 Preliminary Grading Plan cutfill analysis
EX 162 Preliminary Profiles
EX 163 Preliminary Profiles

EX 170 Street Sections
EX 171 EastWest Grading Cross Sections

EX 172 NorthSouthGrading Cross Sections

EX 180 Preliminary Street Tree Plan

EX 1814 Landscaping Plans

EXL10 Sign Detail

Exhibit A Traffic Impact Analysis
Exhibit B Stormwater Report and Memo

Exhibit C Memorandum ofUnderstanding with OSU re Stormwater

Exhibit D Letter from the Division of State Lands re Wetland Delineation

Exhibit E Historic Photos of the site

Exhibit F Letter from ODFW re Fish Bearing Stream on Site
Exhibit G Tree Evaluation
Exhibit H House Elevations
Exhibit I Earth Advantage program information
Exhibit J Sign Plan
Exhibit K Seed mix for Tract C

Exhibit L Conceptual Habitat Enhancement Plan

Exhibit M Natural Feature Inventory Data Sheets
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MEMO

To Keith Turner PE City of Corvallis

From Thomas Bauer PE PTOE PTV America

Cc

Date February 1 2007

Subject Witham Oaks TIA Revision

1 V

traffic mobility logistics

1

d 17 1 Q

This memo serves as an addendum to the November 2006 Witham Oaks Traffic Impact Analysis

performed by PTV America based on revisions requested by staff It includes two additional study

area intersections These intersections are along 29 Street at Grant Avenue and Circle Boulevard

This addendum also utilizes a revised analysis procedure for all signalized intersections and the two

new study intersections This procedure utilizes alevelofservice LOS based on the volumeto

capacity vc ratio rather than control delay that was used in the November 2006 TIA Trip

generation and distribution in this analysis are unchanged from the November 2006 analysis

Revised Analysis Summary

The traffic analysis of this revision results in no significant changes in traffic operations for the

intersections along 29 Street at Grant Avenue and Circle Boulevard An updated levelofservice

table for all No Build and Build scenarios can be found in Tables 1 and 2 respectively Deficiencies

are identified for the future No Build scenarios at the intersection of Harrison Blvd and 35 Street

and along 29 Street at Harrison Blvd Grant Ave and Circle Boulevard These deficiencies are also

present in the Build scenarios but are not a result of the Witham Oaks development Deficiencies

identified in this analysis that were not identified in the November 2006 report are attributed to

the newvabased LOS thresholds used

Traffic Counts

Peak hour traffic counts were performed at the intersection of Circle Blvd and 29 Street on

January 23rd 2007 Traffic counts for Grant Ave and 29 Street were provided by the City of

ti

N

t
x
w
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traffic mobility logistics

Corvallis taken on January 12th 2005 All other traffic counts for the Witham Oaks TIA were

conducted during OSU dead week and finals week of 2005 All other Corvallis schools were still in

normal operation While dead week and finals week result in different schedules at OSU they still

constitute of OSU being in full operation As such the counted traffic volumes during dead week

are not expected to be lower than during any other weeks of the OSU school year In general
traffic volumes typically fluctuate around 10 on any given day This fluctuation is accounted for
in the standard traffic analysis procedures of the Highway Capacity Manual which were employed
for this TIA

ao
N

x
w

Principle Findings

The findings of this analysis are described as follows

All study area intersections operate at acceptable levels of service during peak hours with

the addition of Phase 1 site generated traffic and without the full Circle Blvd Extension

The intersection of Circle Blvd29th Street is expected to operate at LOS F during both peak
periods under both Build and No Build conditions by 2027

The intersection of Grant Ave29th Street is expected to operate at LOS E during the AM

peak hour under 2009 2010 and 2011 No Build conditions The intersection operates at

LOS E beginning in 2010 for the PM peak The 2027 No Build conditions are LOS F for

both peak periods For the Build scenarios this intersection is expected to operate at LOS E

for the AM peak beginning in 2009 with phase 3 A or AB through phase 4 in either

2010 or 2011 The PM peak begins to operate at LOS E with phase 4 in 2010 or 2011

The 2027 Build Out scenario is expected to operate at LOS F for both peak periods The

Grant Ave and 29th Street intersection only meets signal warrants under both 2027 Build

and No Build scenarios

The intersection of Harrison Blvd29th Street is expected to operate at LOS E during the

AM peak and LOS F during the PM peak of the 2027 No Build and Build scenarios

The intersection of Harrison Blvd35th Street is expected to operate at LOS E during the

AM peak of the 2027 No Build and Build scenarios

Attachment I 93
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Recommendations

9 V

traffic mobility logistics

Note These recommendations address expected deficiencies under No Build conditions

They could be initiated by the City to address deficiencies outside the influence or

responsibility of the Witham Oaks development There is no mitigation required as a

result of the impact of the Witham Daks Development based on this January 2007
analysis Deficiencies and mitigation recommendations for study area intersections not

included in this analysis can be found in the November2006 Witham Oaks Traffic impact
Analysis report

Signalize the intersection of Circle Blvd 29 Street when signal warrants are met

Signalize the intersection of Grant Ave 29h Street when signal warrants are met An

optional recommendation is to construct a roundabout A large adjacent traffic island

accommodates the necessary rightofway for a roundabout and a roundabout solution

would address the unique geometry of this 5leg intersection

Provide turn pockets for the SBR and WBR movements at the intersection of Harrison Blvd

29 Street Existing rightofway and existing sidewalk geometry allows for the SBR turn

pocket Existing pavement width on the east approach should allow for restriping to

accommodate the WBR turn lane Additional capacity restraints will still exist after these

improvements These capacity issues are to be addressed by the Harrison Corridor Plan

The intersection of Harrison Blvd 35th Street has recently been signalized With

these improvements the intersection is estimated to operate at LOS E during the

PM peak under all 2027 conditions Due to adjacent rightofway constrains no

improvements are recommended These capacity issues are to be addressed by the

Harrison Corridor Plan

Improvement Analysis

Results of the improvements analysis are shown below in Table 3 All recommended mitigation
measures improve the deficient intersections to an acceptable LOS with the exception of 29h and

35h Streets along Harrison Boulevard Harrison Blvd capacity constraints are to be addressed by
the Harrison Corridor Plan

N

x
w
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Table 3 Mitigated Level of Service

N

N

if

s
X

W

NOT REQUIRED TO MITIGATE THE IMPACTS ASSOCIATED WITH THE WITHAM OAKS DEVELOPMENT
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Harrison Blvd Add SBL and WBL AM B 069

29hStreet turn pockets pM E 092

Harrison Blvd AM E 098
No Miti atig on

35h Street PM C 070

Circle Blvd AM A 054
Si nalize

29th Street
g

PM A 052

Grant Ave
AM C 073

Si nalizeg
29th Street PM C 076

I a 2 LOS DeIy
Grant Ave AM A 77

Roundabout
29th Street

PM A 76

Roundabout analysis based on FHWA methodology
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7 NTRODUCTION AND EXECUTIVE SUMMARY

77 Purpose of the Report and Study Objectives

This report documents the traffic impact of the proposed Witham Oaks development site in

northwest Corvallis The purpose of this study is to analyze the traffic impacts for the AM and

PM peak hours on the street network in the study area caused by thesitegenerated traffic and

the extension of Circle Boulevard to Harrison Boulevard The following scenarios are analyzed

corresponding to development phases

2005 No Build

2007 No Build and Phase 1 Build Opening Day with partial Circle Blvd extension
2008 No Build and Phase 2 Build Partial Circle Blvd extension
2008 No Build and Phase 2 Build Full Circle Blvd extension
2009 No Build and Phase 3 AB Build Full Circle Blvd extension
2009 No Build and Phase 3A Build

2010 No Build and Phase 3B Build

2010 No Build and Phase 4 Build

2011 No Build and Phase 4 Build

2027 No Build and Build 20year planning horizon

Recommendations for improvements are made when intersections are projected to operate

below levelofservice LOS D An intersection must be operating at a LOS D or better to

meet the minimum LOS requirements set by the City ofCorvallis

72 Executive Summary

121 Site Location and Study Area

The Witham Oaks development is located in northwest Corvallis on Witham Hill Primary
access to the site will be provided by Circle Boulevard including its proposed extension to

Harrison Boulevard The study area includes a total of nine intersections

Circle BoulevardWitham Hill Drive

GrantWitham Hill36h Street

Harrison Boulevard 29 Street

November 2006 1
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Harrison Boulevard 35 Street

Harrison Boulevard 36h Street

Harrison Boulevard Witham Drive

Harrison Boulevard Merrie Drive

Harrison Boulevard Circle Extension

Harrison Boulevard 53 Street

co
rn
N

C

x
w

73 Existing Conditions

Under current traffic conditions all nine intersections in the study area are operating at

acceptable levels of services for both the AM and PM peak hours The subject site currently is

undeveloped and consists of field land with wetlands along the south boarder and increasing
tree stands up the hill to the north property boundary Amultipurpose path exists through
the site from Circle Blvd to Harrison Boulevard

131 Development Conditions

The Witham Oaks development will construct 198 single family detached housing residential

units and 23 attached townhouse residential units The new residential units will be

constructed over a 4 phase plan Circle Boulevard will be extended through the proposed site

to Harrison Boulevard along with the construction of phase 2 The new Circle Boulevard

extension will be constructed to neighborhood collector standards

132 Principal Findings

The findings of this analysis are described as follows

The intersection ofCircleWitham Hill is expected to operate at LOS E during the AM

peak hour under 20092010Phase 3 and a LOS of F with 20102011 Build conditions

A LOS F is expected for both AM and PM peak hours under 2027 Build Conditions

Signal warrants are expected to be met under 2009 conditions for all phase 3

alternatives and subsequent development scenarios

The intersection of Harrison Blvd29th Street is expected to operate at LOS E during
the PM peak of the 2027 No Build scenario

November 2006 2
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133 Recommendations

The following recommendations have been prepared to address operational deficiencies

identified during the analysis

Signalize the intersection of Circle Witham Hill Drive by completion of Phase 3 AB
or 3A in 2009

No mitigation is recommended for the intersection of Harrison Blvd and 29th Street

since volume reduction from diverted trips to Circle Extension improves the operation
of the intersection to an acceptable LOS
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2 PROPOSED DEVELOPMENT

The9462acre site is located north of Harrison Boulevard in northwest Corvallis The property
is within the urban growth boundary and is within the city limits East of the site are single
family homes and a church and apartment complexes are located to the northeast Directly
north of the property is a 35acre parcel that was recently acquired by the city as open space

The property to the west is owned by OSU and is used for poultry operations The southern

boundary of the site parallels Harrison Boulevard The location of the site and surrounding
roadways are shown in Figure 7 of Appendix A Study intersection locations are shown in

figure 2of Appendix A

Upon full completion of the development the property will include 198 single family detached

housing residential units and 23 attached townhouse residential units The new residential

units will be constructed over a 4 phase plan Phase 1 is expected to be completed by 2007

and includes 62 single family detached housing residential units and 15 attached townhouse

residential units Phase 2 is expected to be completed by 2008 and adds 45 single family
detached housing residential units Phase 3 is expected to be completed by 2009 and adds 49

single family detached housing residential units and 8 attached townhouse residential units

An alternative phasing plan divides the units of phase 3 into a 2009 phase 3A and 2010 phase
36 plan Phase 3A will include 43 single family detached housing residential units The

following phase 3B includes 6 single family detached housing residential units and 8 attached

townhouse residential units These units will either be constructed in a single phase 3 or

spread over 2 phases 3A and 36 Phase 4 is expected to be completed by 2010 if the units of

phase 3 or constructed in a single phase or 2011 if phase 3 is divided over two phases Phase

4 adds 42 single family detached housing residential units

Circle Boulevard currently ends south of the Witham Hill Drive intersection near the northeast

boundary of the site Access to the development for phase 1 will be provided by a partial
extension of Circle Blvd from the north Corresponding with phase 3 development Circle

Blvd will be extended through the site to intersect with Harrison Boulevard This analysis
covers the option of extending Circle Blvd with development phase 2 or 3 The functional
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classification for the extension will be neighborhood collector The new intersection of Circle

Blvd and Harrison Blvd will consist of single lane approaches with the addition of an

eastbound left turn lane onto Circle Blvd

A multipurpose path exists through the site of the proposed development from Circle Blvd to

Harrison Blvd The path provides access from west Corvallis to Circle Blvd for bicyclists and

pedestrians The section of Harrison Blvd along the southern property line will also be

improved to add curbs gutters and a 5foot separated sidewalk on the north side of the

roadway These improvements will tie into the existing bicycle lanes along Harrison Blvd

rn
rn
N

G

t

W
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3 EXISTING CONDITIONS

31 Transportation Facilities

311 Roadways

Roadways providing access to the site will be Harrison Boulevard Witham Hill Drive and the

Circle Boulevard extension Other key transportation facilities in the area will also be

impacted such as 35th Street 36h Street Grant Street and the existing sections of Circle

Boulevard Table 1 displays the functional classification and characteristics of the study area

roadways Existing lane configurations and current traffic controls are shown on Figure 3 in

Appendix A

Table 1 Classification and Characteristics of Study Area Roadways

fe rs

niRoatlway fP t
fif4k

Harrison Blvd

k si t Y
Classfratio
ffi4

Arterial

xSpeedk 6 t

2555

anes
ti

2

S deinia
rixiu

Partial

j

ages
p it

Partial

u

OGI1reewir ssPar in k 4

No

Walnut Blvd Arterial 3555 2 Yes Yes No

35h Street Arterial 2535 2 Yes Partial West Side

Witham Hill Dr Collector 25 2 Partial Yes No

Circle Blvd Collector 25 2 Yes Yes Yes

Grant Ave Collector 25 2 Yes Yes No

36 Street Collector 25 2 Yes Yes East Side

30h Street Collector 25 2 Yes No Yes

29 Street Collector 25 2 Yes Yes Partial

Merrie Drive Local 25 2 Yes No Yes

Witham Drive Local 25 2 Yes No Yes

312 Signalized Intersections

The intersections of 29thHarrison Blvd 35thHarrison Blvd 36hlHarrison Blvd and

53Harrison Blvd are currently operating as signalized intersections The intersection of

29thHarrison has left turn pockets on the north south and west approaches and operates with

protectedpermitted left phasing Due to the close proximity of the intersections at

35thHarrison and 36thHarrison they are operated by a single controller Left turn pockets are

NovemUer 2006 6
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provided on the east approach of 35hHarrison and the west approach of 36hHarrison

operating with protectedpermitted lefts Both the north approach of36hHarrison and south

approach of 35hHarrison have separate right turn lanes and the lefts operate with split

phasing with the operation as one controller These intersections were modeled as two

separate controllers for this analysis but measures such as lost time and maximum cycle length

were taken to account for this unique setup The intersection 53dHarrison Blvd has left turn

bays on all approaches and operates with protected left turn phasing The south approach

also has a right turn pocket

313TwoWay StopControlled Intersections

TheTintersection of Witham DriveHarrison Blvd has a stop sign on the north approach The

Tintersection of MerrieHarrison Blvd also has a stop sign on the north approach The

intersection of Witham Hiil DrCircle Blvd has stop signs on the east and west Circle

approaches The east leg has a right turn pocket

314AllWay StopControlled Intersections

The intersection of Witham Hill Dr36nGrant is a unique 4way stop controlled intersection

with a triangular island The southbound movement from Witham Hill Dr onto 36h

northbound right from 36h onto Grant and westbound left and right movements are all stop

controlled Norihbound from 36h onto Witham Hill Drive is uncontrolled and left from

Witham Hill Drive onto Grant is served with a left turn lane yielding to through traffic

315 Pedestrian and Bile Facilities

Moderate amounts of pedestrian and bicycle activity were observed in the vicinity of the site

Harding School Arnold Parl and Woodland Meadows Parl are major generators of

pedestrian and bicycle traffic Oregon State University also generates a substantial number of

bicycle trips Pedestrian facilities are well connected through sidewalks and multiuse paths

Bile lanes are provided along Harrison Blvd Circle Blvd and Witham Hill Drive connecting the

development site to Corvalliss extensive bicycle network

November 2006 7
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32 No Build Traffic Volumes

Turning movement counts for the AM and PM peak hours were obtained for each of the

study area intersEctions A growth rate of 2 percent per year as recommended by the City of

Corvallis for planning level studies was applied to the 2005 volumes to estimate future traffic

volumes Study area intersections with turning movement counts and their corresponding
count dates are shown in Table 2 Figures 4 through 9 in Appendix A show the No Build

traffic volumes far all scenarios

Table 2 Study Area Intersection Count Dates

fir2yr awX7f 4 q nt 6
Intersectlon n4 ixti sa
tar 111WLt Ya 1ttfitil3i 15 T

Count Dae
R jixr

Harrison Blvd 53rd St 10272005

Harrison Blvd Merrie Drive 672005

Harrison Blvd Witham Drive 672005

Harrison Blvd 36th St 682005

Harrison Blvd 35th 5t 692005

Harrison Blvd 9th St 682005

Grant Ave Witham Hill Dr 36th St 622005

Circle Blvd Witham Hill Drive 622005

33 Existing L5

A level of service LOS analysis was conducted for each intersection to determine current

operating conditions Level of service describes the quality of traffic flow at an intersection

An LOS A is the best and an LOS F indicates a failing intersection For twoway stop
controlled intersEctions the LOS and vehicle delay for the worst operating movement is

reported Intersection averages are reported for signalized and4way stop intersections

Another important measure for a capacity analysis is the volume capacity ratio This is the

ratio of the current or project demand to the capacity of the facility While the maximum vc

ratio measured at full saturation can be no greater than 10 it is possible to produce a vc

ratio greater than 10 when the volume is compared to an estimated capacity such as that

from the 2000 Highway Capacity Manual HCM 2000 A vc ratio greater than 10 is an

November 2006 g
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indication that the estimated capacity is insufficient for the project demand and queuing is

likely to occur

TRAFFIX a computational analysis program developed by Dowling Associates inc was used

to calculate the levelofservice intersection delay and volumecapacity ratio This analysis

conducted using TRAFFIX was based on the HCM 2000 Output sheets from TRAFFIX are

available in Appendix B The results of the existing conditions 2005 NoBuild analysis are

shown in Table 3

Table 3 LevelofService 2005 NoBuild Existing
1 rlly tS dqFitlkii iil1 Intersection

a

T eofYID FN L IControl@
IJ 1 r tT n

Y S F

iPeaCHourfbrE7 Y

r k4
xx rrr

fLOSr
Nre

LaPGfVlviy r lu

rtiarDelay1P
4

l tt

ecSiyq4 a tr tt
na

FUeih ir1ri L railL y d
PT fItl rat Ru4

rd
AM B 131 043

StreetHarrison Blvd 53 Signal PM i B 151 050

AM B 12J 0075BL
Harrison Blvd Merrie Drive 2Way Stop

PM B I 140 005 5BL

Harrison Blvd Witham AVl B 100 002 SBL

Drive
2Way Stop PM B 126 001 5B

h
AM A 47 038

StreetHarrison Blvd 3Ei Signal
PM R 44 045

h
APvI C Z97 057

StreetHarrison Blvd 36 Signal
pM A 46 0146

Grant Witham Hill 36h AfJI A 94 039

Street
4Way Stop PM B 100 039

AM C 163 016 WBL
Circle Witham Hill Drive 2Way Stop PM 0 i 140 020 VVBR

h
AM B 146 059

StreetHarrison Blvd 29 Signal
PNl B 152 075

331 Existing Deficiencies

An intersection must be operating at a LOS D or better to meet the minimum LOS

requirements set by the City of Corvallis All nine intersections in the study area are presently

operating at acceptable levels of services for both the AM and PM existing peak hours The

City of Corvallis did not have guidelines for minimum acceptable vc ratios at the start of this

analysis
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34 Transit Service

Bus service in Corvallis is provided through the Corvallis Transit System Of the eleven routes

serving the city the Witham Oaks residents may potentially utilize two Route 1 services

downtown OSU and northwest Corvallis It travels both directions on Witham Hill Drive

Route 8 connects downtown OSU and southwest Corvallis It follows Harrison Blvd

westward towards 53dStreet There is an existing stop located just north of the Circle Blvd

Witham Hill Drive intersection Route 1 also operates hourly
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4 TRAFFIC FORECASTS AND DISTRIBUTION

41 NonSite Traffic

411 Method of Projection and Generation

Forecast volumes for 2007 Opening Day 2008 2009 2010 2011 and 2027 20 year

horizon scenarios are calculated for the AM and PM peak hours at the study area

intersections A growth rate of 2 percent per year was applied to the 2005 traffic volumes as

recommended by the Corvallis Transportation Plan for planning level studies

42 Site Generated Traffic

421 Method of Generation

Trip generation analyses were performed for the development site plan scenarios using rates

from the 7 Edition of the ITE Trip Generation Manual Table 3 shows the results of the trip

generation analysis for each scenario Table 31 shows the cumulative trip generation for the

completed development
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422 Trip Distribution and Assignment

Witham Oaks Development Trip Distribution

The trip distribution percentages reflect traffic entering and leaving the proposed Witham

Oaks site after the Circle Blvd extension is completed to Harrison Blvd Table 5 shows the trip

distribution percentages that are applied to the proposed development The trip distribution

to and from the site is also detailed in Figure 10 in Appendix A Site generated traffic for each

phasing scenario is shown in Figures 12 through 18 of Appendix A

Table 5 Trip Distribution Percentages

nfiers nan a

wq iDlretlonk y

Pe enfiaaTcafifl xx o kf rnx alt acnOa za
Harrison53 10

Harrison35 15

South of Harrison29 5

East of Harrison29h 20

Grant29 15

East of Circle29 25

North of Circle29 10

43 Circle Boulevard Extension Diverted Traffic

Concurrent with Phase 2 construction of the development Circle Boulevard will be extended

to the south to intersect with Harrison Boulevard With the completion of the Circle Boulevard

Extension it is expected that traffic that would normally use the 29th Street to Harrison

Boulevard route between areas of west Corvallis and areas north of Circle Boulevard will begin

to use the more direct route of the Circle Boulevard extension The effect will be an increase

of traffic along the Circle extension and a reduction of traffic along the 29th Street and

Harrison Boulevard roadways

The AM and PM diverted trips were calculated using the updated Corvallis travel demand

model It is estimated that approximately 58 southbound and 65 northbound vehicles will use

the Circle extension when it is completed during the AM peak and 78 southbound and 87

northbound vehicles will use it during the PM peak The diverted traffic is expected to utilize

Attachment I 112
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the route of53dHarrison to CircleHarrison to CircleWitham Hill drive to bypass 29 Streets

and Harrison Boulevard when traveling between areas in west and north Corvallis

AM and PM diverted trips are taken into account for all scenarios with the Circle extension

As according to the Corvallis travel demand model it is expected that the new Circle extension

will cause a reduction in traffic volumes along 29 Street 36h Street Walnut Boulevard and

Harrison Boulevard Figure 11 of Appendix A shows the expected diverted trips caused by the

Circle Boulevard extension

5 STUDY SCENARIOS

51 No Build Scenarios

The 2005 and baseline no build analyses evaluate the no build levelofservice at the nine

existing study area intersections Future no build analyses are completed for each year of a

build scenario for a baseline comparison The lane configurations used in the 2005 and other

no build scenarios are existing conditions Figures 4 through 9 show the 2007 2008 2009

2010 and 2027 No Build volumes

52 Build Scenarios

This section analyzes the traffic operations in the 2007 Phase 1 2008 Phase 2 20092010

Phase320102011 Phase 4 and 2027 20 year horizon build scenarios Phase 3 is

analyzed both as a single phase as well as atwostage option phase 3A and 36 Phase 4 is

analyzed for both 2010 and 2011 due to the potential twostage phase 3 alternative Build

volumes include trips generated by the Witham Oaks proposed development Diverted trips
caused by the new Circle Boulevard extension are included for Phase 3 through Build Out

Phase 2 is analyzed with and without the diverted trips from the Circle Extension Build

volumes for scenarios with the extension were calculated by applying a 2 annual growth
factor to the 2005 existing volumes after the diverted trip adjustments were applied Figures
19 through 27 of Appendix A show the 2007 2008 2009 2010 2011 and 2027 Build

volumes
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53 LevelofServiceTables

Tables 6 and 7 show the results of the levelofservice LOS analysis for each intersection for

all nobuild and build scenarios For signalized and allway stop intersections the average

levelofservice intersection delay and vc ratio is shown Forunsignalized intersections the

levelofservice and delay for worst approach is shown Intersections expected to operate

worse than LOS D are shown in bold An intersection must be operating at a LOS D or better

to meet the minimum LOS requirements set by the City of Corvallis
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6 MITIGATION ALTERNATIVES

61 Deficiencies

Deficiencies identified during the analysis are listed as follows

Harrison Blvd29th Street LOS E in PM Peak under 2027 No Build conditions

Circle BlvdWitham Hill Drive LOS E in AM Peak under 20092010 Phase 3 A or B
and LOS F under 20102011 and 2027 Build conditions Also LOS F in PM Peak for
2027 Build condition

N
r

M

G

x
W

62 Signal Warrant Analysis

A signal warrant analysis was performed at the intersection of Circle BlvdWitham Hill Drive

Signal warrants are met under 2009 conditions for both phase 3 and 3A

63 Improvement Analysis

Circle BlvdWitham Hill Drive Signalization

The intersection of CircleWitham Hill is expected to operate at LOS E during the AM peak
hour under 20092010 Phase 3 and a LOS of F with 20102011 Build conditions A LOS F is

expected for both AM and PM peak hours under 2027 Build Conditions Signal warrants are

expected to be met under 2009 conditions for all phase 3 alternatives and therefore it is

recommended that the intersection be signalized by the completion of Phase 3 AB or 3A

Table 9 shows the mitigation results for this intersection
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Table 9 Mitigated LOS

5J fdxtfikf
z zti 4 a

a

4u H
3 yr

l

t
rttLtlyirlf

Type of
lvftrirrx r

7
k

bexu71a5sL
PdJjftDe ay 51 Fej8

r tt
rt Intersection 1t w5cenato igaton3tMi roiCortrol 44Pea Hlourqqp 0 xyn rsec i lv cYj

y 1 dbI Wi trlLtdi rvH rvw ifartisAl iN31d4 Ak JStE xnnr4 1N 1rNet

Circle Blvd 2009 Signalize Si l
AM A 95 049

gna
Witham Hill Drive Phase 3A Intersection PM B 102 030

Circle Blvd
2009

Signalize AM A 97 050
Phase 3 SignalWitham Hill Drive Intersection PM B 10 3 0 31
AB

Circle Blvd Signalize l
AM B 101 052

2010 Build Signa
Witham Hill Drive Intersection PM B 105 031

Circle Blvd Signalize Si l
AM B 102 053

2011 Build gna
Witham Hill Drive Intersection PM B 105 032

Circle Blvd Signalize lSi
AM B 128 072

2027 Build gna
Witham Hill Drive Intersection PM B 111 044

Harrison Blvd29th Street No Improvement

The intersection of Harrison29 is expected to operate at LOS E during the PM peak hour

under 2027 no build conditions However Harrsion29 is expected to operate with LOS D

during the PM peak hour under 2027 build conditions This improvement in LOS from the no

build to the build condition is attributed to a volume reduction for the southbound right

movement due to diverted trips from the Circle Blvd extension No mitigation is recommended

for the intersection of Harrison Blvd and 29h Street as a result of the planned development It

should be noted however that the calculated vc ratio for the 2027 PM Peal is greater than

10 and thus exceeds the calculated capacity The critical turning movement for this

intersection is the southbound right turn Adding an exclusive right turn lane with overlap

signal phasing will improve the L05 to C and decrease the vc ratio to 094 This mitigation

strategy is only a recommendation to improve background traffic operations and is not related

to the impacts of the Witham Oaks development
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7 FINDINGS AND RECOMMENDATIONS

The traffic impact analysis resulted in the following findings

The intersection of CircleWitham Hill is expected to operate at LOS E during the AM
peak hour under 20092010 Phase 3 and a LOS of F with 20102011 Build conditions
A LOS F is expected for both AM and PM peak hours under 2027 Build Conditions
Signal warrants are expected to be met under 2009 conditions for all phase 3
alternatives and subsequent development scenarios

The intersection of Harrison Blvd29th Street is expected to operate at LOS E duringthe PM peak of the 2027 No Build scenario

M

c

X
W

The following recommendations have been prepared to address operational deficiencies
identified during the analysis

Signalize the intersection of Circle Witham Hill Drive by completion of Phase 3 AB
or 3A in 2009

No mitigation is recommended for the intersection of Harrison Blvd and 29th Street
since volume reduction from diverted trips to Circle Extension improves the operation of
the intersection to an acceptable LOS
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Witham Oaks Development TIA Figure 3

Existing Lane Configurations
and Traffic Controls
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Witham Oaks Development TIA Figure 5
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Witham Oaks Development TIA Figure 10
Traffic Distribtuion
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Witham Oaks Development TIA Figure 11
Circle Boulevard Extension
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Witham Oaks Development TIA Figure 12

Site Generated Traffic
Phase 1
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Witham Oaks Development TIA Figure 13
Site Generated Traffic

Phase 2 Without Circle Extension
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Witham Oaks Development TIA Figure 15
Site Generated Traffic

Phase 3 AB



Witham Oaks Development TIA Figure 16
Site Generated Traffic

Phase 3A
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Site Generated Traffic

Phase 3B



Witham Oaks Development TIA Figure 18
Site Generated Traffic

Phase 4 Build Out
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Witham Oaks Development TIA Figure 20

2008 Build
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Phase 2 Volumes With Circle Extension
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Witham Oaks Development TIA Figure 22

2009 Build
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Witham Oaks Development TIA
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Preliminary Stormwater Report

Introduction
This report describes the preliminary stormwater management plan for the proposed Witham Oalzs

development located in the City ofCorvallis Oregon The project site is approximately 94 acres and

is located along the north side ofHarrison Boulevard approximately 05miles west ofthe

intersection ofHarrison Boulevard and 36 Street
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Regulatory Review
The City ofCorvallis adheres to the King County Surface Water Management ManualKCSYrNIM
This report references the 1990 hCSWNIlvI fox hydrologic calculations and the 1998 KCSWNIlvI for

water quality design requirements For water quantity the Citp of Corvallis requires the proposed
conditions peak runoff rate to match the existing conditions peak runoff rate resulting from the 2 5
and 10pear24hour storm events In addition to City requirements Oregon State University
Facilities Services OSU has requested that the proposed 100year flow match the existing 10year
flow for the outfall discharging directly to a drainage way that flows across the OSU Dairy property
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Preliminary Stormwater Report
Continued
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Soils
A review of the Benton County Soils Survey published by the Natural Resource Conservation
Service MRCS formerly SCS shows the site consists ofhydrologic soil group HSG C and D soils

Approximately 86 percent of the site contains HSG D soils HSG C soils provide limited infiltration
HSG D soils provide little to no infiltration resulting in greater runoff rates

Existing Site Description
Under existing conditions the site generally drains from the north to the south with an average relief
of seven percent An asphalt concrete AC path runs north and south through the site dividing the
site into east and west sections Runoff from the site drains southerly through wetland areas located
on both sides of the path and collects in a relatively flat ditch along the projects southern boundary
This ditch conveys some flows west of the site through a culvert Outfall 3 for discharge into a

drainage way that flows south to Oak Creek The remaining site flows are discharged to the south
from the ditch via two culverts that convey flows under Harrison Boulevard One of these culverts
is located east of the AC path Outfall 1 and the other is located west of the AC path Outfall2
Figure 1 shows a base map of the site and the location ofOutfalls 1 2 and 3 described above

Outfall 2 discharges to the upstream end ofa 1500foot long channel that flows to Oak Creek
Outfall 1 discharges to a pasture where flows eventually join the same 1500foot channel that
Outfall 2 discharges to

Proposed Conditions

Under proposed conditions site flows will be collected from developed areas and conveyed to

multiple water quality facilities located upstream ofthe wetland area The water quality facilities will
treat and release flows to structures which will disperse flows along the northern boundary of the
wetland water quality facilities are further discussed in the water quality section ofthis report and a

separate memorandum dated October 2006 These dispersed flows will then flow overland through
the wetland to the existing ditch along the projects southern boundary

The wetland will provide somestorage of the increased flows resulting from the development In
addition to the storage the wetland provides a Stormwater detention facility will be constructed and
will drain through outfalls 2 and 3 described above The Stormwater facility will be hydraulically
connected and will be graded to the same elevation as the bottom of the ditch along Harrison Flow
control will be provided upstream of culvert 2

The stormvater facility will be designed to regulate the proposed condition peak flows to match the

existing peak flows for the 2 5 and 10 year 24hour events at both outfalls In addition the 100

year flow from outfall 2 will match the existing 10year flow as requested by OSU See Figure 1 for a

base map of the site and outfall locations
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Preliminary Stormwater Report
Continued

Offsite Analysis
There are offsite areas which contribute runoffto the site located to the north west and east of the

site These offsite areas axe primarily forested with some existing development north and east ofthe

site The total area contributing runoffto the site including both onsite and offsite areas is

approximately 170 acres

Hydrology
Site cover consists offorested and open areas with a large wetland area located primarily on the

southern portion of the site For water quantity calculations the project site was modeled with XI

SWMM version 100 which was programmed to determine peak flows using the Santa Barbara

Urban Hydrograph SBUH method Parameters for use with the SBUH method were determined

as outlined by the KCSWMM Drainage basins weredelineated based on aerial topography survey

and existing and proposed site plans Separate hydrographs weregenerated for pervious and

impervious areas Figure 1 shows the contributing drainage basins for the site

The 2 510 and 100year24hour precipitation depths for the project site were calculated in

accordance with the City ofCorvallis 2002 Stormwater Management Plan Table 1 lists the

calculated site precipitation values

Ix d l
e llay hInF Ir

y

ti A 1mmI Ix

61 I 1 NI 111 I 1 1 I i Ala t x
n 1 I 1 I p 6 I

ry y 11 I 11 1 I d Tabie 1 I I C I II IP a
H Ili IFI i I pal ii1 I r tlp IG I Ihl ry it1 pl

w V fN I II n a j MIw mjfEu I1 i I ilal rlrti 6 11 ll rh P rest4Hou C1 rI l I1 a ritatoILDep hslll Iili luP I
I L I q r 9i4 1 I I ryry

1Ill1 VIIIIr 4 r n 4 rfR7r5h rnxnlml N rrtAlr6xYn d tl rnxifirul ixlrulwd Ir l r Uu d I I I W I Illllli d

Illt 1 III ri
yl1 q riM dia l 1 MWlIdIx l 1 1q dNPrIa L tNl a LIx 174 i III Irm Eve tl 1 NL1 P to hl a 1 11 Irll II PI jtuI S p 1 i WI

9 r 1 IR a V r V4t xl Im rh xl rr I EIna I iP1 I dGpII allr rG de t Imches I 1ppI 1 II Iu1I PI fl hI lIi I 1IIlIrIII IIIIr ilInlfitPx liraAhillxi9la1rrtlr l 1irrrI191altllII I a4111ulym r1I It I I I r rl yIkrl tl x111NIIBtI ilrralo ulrrla aI 1 Nm h r Lrrlru
2yr 255

5yr 291

10yr 364

100yr 473

Water Quantity
Existing Conditions XPSWMM Model

AnXPSWMMmodel was used to determine the volume needed in the Stormwater facility to

regulate developed condition flows The model also estimates changes to the water surface elevation

in the wetland area between existing and proposed conditions

Model geometry was obtained from an aerial survey supplemented by topographical data collected

by Otak survey crews The wetland area was modeled using crosssections extracted from a digital
terrain model generated in Auto Cad The wetland crosssections were modeled with a Mannings
r roughness value of05The limits ofthe model include the upstream northern boundary of the

wetland and the ditch along Harrison Boulevard
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Preliminary Stormwater Report
Continued

Three existing culverts were modeled as outfalls Outfalls 1 2 and 3 The culvert geometry was

obtained from Otak survey data Figure 1 shows model crosssection node and outfall locations

The model first calculated existing runoffhydrographs using the SBUH method discussed earlier
The hydrographs were then applied as inflow to nodes in the models geometry Model results are

located in Tables 2 through 8

Proposed Conditions XPSWMM Model

The existing conditions model was saved as a new file and modified for use as the proposed
conditions model In the proposed conditions model the outfall located east ofthe AC path Outfall
1 was removed Two nodes in the proposed conditions model geometry were modified to represent
the volume ofthe Stormwater facility downstream of the wetland and to model flow control from
the facility

The hydrology was also changed so that the model would calculate proposed condition hpdrographs
The hydrographs were then applied as inflow to nodes in the models geometry Model results are

M located in Tables 2 through 8

XPSWMM Model Results

Existing and proposed condition model results were compared to determine ifthe wetland and
W proposed Stormwater facility are adequate to match proposed condition flows to existing condition

flows resulting from the 2 5 and 10pear 24hour storm events and to meet the additional OSU

request Tables 2 through 5 list the proposed existing and change in peak runoffrates calculated by
the model The tables list data for the respective storm events including the 10 and 100year 24
hour storms The changes in peak runoffrates were computed by subtracting the existing rate from
the proposed rate Therefore a positive change indicates an increase in runoffunder proposed
conditions
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Preliminary Stormwater Report
Continued
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Tables 2 through 4 show decreased flows at both proposed outfalls for each listed storm event

Table 5 shows that the proposed 100yr event flow from Outfall 2 is less than the existing 10year
event as requested by OSU
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Tables 6 through 8 list model results for the proposed condition existing condition and change in

water surface elevations WSE for the wetland area at locations identified by node numbers The

node locations can be found on Figure 2

The tables list data for the 2 5 and 10year24hour storm events The change in WSE was

computed by subtracting the existing WSE from the proposed WSE Therefore a positive change
indicates an increase in WSE under proposed conditions
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Preliminary Stormwater Report
Continued
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4 28457 28446 011
5 28313 28305 008

6 28133 28122 011

7 27877 27868 009
8 27588 27585 003
9 27352 27349 003

i 27257 27244 013
I I 27137 27130 007

14 29195 29183 012
15 28857 28843 014
16 28546 28536 010
17 28409 28397 012
18 28281 28275 006
19 28114 28104 010
20 27871 27863 008
21 27698 27693 005

Nodes 3 through 11 are west of C path 14 through 21 are east of AC path
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Preliminary Stormwater Report
Continued
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3 29016 29007 009

4 28460 28452 008

5 28316 28311 005

6 28142 28130 012

7 27882 27873 009

8 27592 27590 002

9 27358 27355 003

10 27263 27254 009

I I 27141 27136 005

14 29204 29192 012

15 28868 28854 014

16 28553 28544 009

17 28418 28407 011

18 28286 28282 004

19 28120 28113 007

20 27876 27868 008

2 I 27702 27696 006

Nodes S through 11 arewest of Cpath 14 through Z1 are east ofrCpath
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Preliminary Stormwater Report
Continued
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14 2922 29209 011
15 28887 28875 012
16 28569 28560 009
17 28435 28426 009
18 28297 28292 005
19 28133 28127 006
20 27885 27878 007
2 I 27710 27704 006

Nodes 3 through 11 are west of ACnth 14 rhr1 c r L

Flow Control
A prelimtnarp flow control structure has been sized utilizingXISCj1VIM Orifice and welt

configurations are provided in Table 9 below The structure is proposed to be located at the

upstream end of the culvert modeled as Outfall 2

Water Quality
Water quality calculations were performed using methods in accordance with the 1998 King County
manual and the City ofCorvallis Stormwater Management Plan Figure 3 shows the proposed
development divided into basins for each respective water quality facility Also attached are

hydrographs used to calculate water quality flows and volumes
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Preliminary Stormwater Report
Continued

Calculations for the preliminary Swale designs have also been included for water quality facilities
titled WQ North and WQ East The Swale calculations represent the minimum requirements for
Swale design Figure 3 shows conceptual locations and footprints for each facility to show that the

chosen locations have adequate room to allow the placement of each facility

Water quality facilities titled WQ West and WQ Central have been designed as wet ponds The

Water Quality Basin Map lists preliminary volumes to be constructed for the wetponds
Table 10 below lists the water quality facility and the design flow or volume
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Facility Type Design Flow or Volume

WQ West Wet Pond 20036 ft3

WQ Central Cascading Wet Pond 28475 ft3

WQ North Swale 049ft3sec
WQ East Swale 069ft3sec

Water Quality flows and volumes are based on a 09 in 24hour storm event as required by the City of

Corvallis

The water quality facilities will release water to structures designed to disperse flows evenly along the

upstream wetland boundary The dispersed flows will be allowed to drain and infiltrate throughout
the existing wetland area as they do today

Conclusion

This report documents the preliminary Stormwater management plan for the proposed Witham
Oaks development located in Corvallis Oregon Stormwater will be collected and conveyed to water

quality facilities for treatment then dispersed from the facilities at multiple locations to the wetland

area Increased runoff resulting from the development will be lessened by wetland processes and

storage Flows not utilized by the wetland area will overland flow into a Stormwater facility
downstream of the wetland along Harrison Boulevard where they will be regulated for discharge to

the downstream system

One culvert will convey flows from the project site to the south under Harrison Blvd to an existing
open channel flowing through the OSU dairy property A second culvert will convey the remaining
flows to an existing ditch flowing west from the project site The ditch flowing west from the

project site eventually discharges through another culvert which also conveys flows to the south

under Harrison Blvd Both culvert crossings under Harrison Blvd drain to open channels which

flow to Oak Creek

iViJham Oakt
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Appendix A

Existing Condition Hydrographs
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Appendix B

Proposed Condition Hydrographs
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WQ North

Witham Oaks

S

Height

UserSupplied Data
Variable Name Unit

Side Slope 1 SS1 4 SS11

Side Slope 2 5S2 4 SS21

Swale Width W 4 feet

Lengthwise Slope 5 001 feetfoot

Peak Flow Rate Qpeak 049 cfs

Swale Height Height 15feet

Manning Coefficient n 024 e

Computed Data
Variable Name Unit

Depth d 416 inches W

Crosssectional Area A 187 sf

Wetted Perimeter WP 686 feet

Hydraulic Radius R 027 feet

Computed Peak Qpkcalc 049 cfs

Flow Rate

Computed Peak Vpkcalc 026ftsec

Velocity
Computed Length L 140 feet

Actual length w111 be minimum of 100 ft
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Hydrograph blot

Hydraflow Hydrographs by Intelisolve

Hyd Na 4

WQ North

Hydrograph type Combine

Storm frequency I yrs
Inflow hyds 39 40

Tuesday Jan 30 2007 216 PM

Peak discharge 049 cfs
Time interval 2 min

Hydrograph Volume 8308 tuft

t0
M

Q
t
k
W
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Q cfs

Hyd No 41 1Yr
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Hydrograph Plofi
1

Hydraflow Hydrographs by Intelisolve Tuesday Jan 30 2007 216 PM

Hyd No 39

WQ North DU Imp

Hydrograph type SBUH Runoff Peak discharge 048 cfs

Storm frequency 1 yrs Time inerval 2 min

Drainage area 2690 ac Curve number 98

Basin Slope 00 Hydraulic length 0 ft

Tc method USER Time of conc Tc 500 min

Total precip 090 in Distribution Type IA

Storm duration 24 hrs Shape factor NA

Hydrograph Volume 6779 cult

WQ North DU Imp
Q cfs Hyd No 39 1 Yr

D50
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v
co

0 2 5 7 9 12 14 16 19 21

Hyd No39

05o M

045

c
x

040 LJ

035

030

025

020

015

010

005

000
23 26

Time hrs

Attachment I 174

PLD0600012 et al



Hydrograph Plot

Hydraflow Hydrographs by Intelisolve

Hyd No 4q

WQ North DU Perv

Hydrograph type SBUH Runoff
Storm frequency 1 yrs
Drainage area 2810 ac

Basin Slope 00
Tc method USER
Total precip 090in
Storm duration 24 hrs

Tuesday lan 30 2DD7 2i6PM

Peak discharge 003cfs
Time interval 2 min
Curve number 86

Hydraulic length 0 ft
Time of conc Tc 1000 min
Distribution Type IA

Shape factor NIA

Hydrograph Volume 1528 tuft

0
ti
M

C
t
x
w

Q cfs
WQ Narth DU Perv

Hyd No 4D1Yr Q cfs
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WQ East

Witham Oaks

5

Diagram of Swale Variables Used In Spreadsheet

UserSupplied Data

Variable Name Unit

Side Slope 1 SS1 4 SS11

Side Slope 2 SS2 4 SS21

Swale Width W 4 feet

Lengthwise Slope 5 001 feetlfoot

Peak Flow Rate Qpeak 089 cfs

Swale Height Height 15feet

Manning Coefficient n 024

Computed Data
Variable Name Unit

Depth d 502 inches

Crosssectional Area A 237 sf

Wetted Perimeter WP 745 feet

Hydraulic Radius R 032 feet

Computed Peak Qpkcalc 069 cfs

Flow Rate

Computed Peak Vpkcalc 029 ftlsec

Veloci

Com uted Len th L 956 feet

Actual length will be minimum of 100 ft

T

ti
M

x
W
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Hydrograph Plot

Hydraflow Hydrographs by lntelisolve Tuesday Jan 30 2007276 PM

Hyd No 44

WQ East

Hydrograph type Combine Peak discharge 069 cfs
Storm frequency 1 yrs Time interval 2 min
inflow hyds 42 43

Hydrograph Volume 10282 cult

N
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Hydrograph Plot

HydraBow Hydrographs by intaiisolve

Hyd No 42

WQ East lmp

Hydrographtype S6UH Runoff
Storm frequency 1 yrs

Drainage area 3810 ac

Basin Slope 00

Tc method USER

Total precip 090 in

Storm duration 24 hrs

Tuesday Jan 30 2007 21 PM

Peak discharge 068 cfs

Time interval 2 min

Curve number 98

Hydraulic length 0 ft
Time of conclc 500 rnin
Distribution Type IA

Shape factor NA

Hydrograph Volurne 9602 cult
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Hydrograph Plot

Hydraflow Hydrographs bylntslisolve

Hyd No 43

WQ East perv

Hydrograph type SBUH Runoff
Storm frequency 1 yrs
Drainage area 1250 ac

Basin Slope 00
Tc method USER
Total precip 090 in
Storm duration 24 hrs

Tuesday Jan 30 2007216 PM

Peak discharge 001 cfs
Time interval 2 min
Curve number 86

Hydraulic length 0 ft
Time of conc Tc 1000min
Distribution Type IA

Shape factor NA

Hydrograph Volume 680 tuft
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Hydrograph Plot
2

HydraBow Hydrogrephs byinarsolva Monday Jan 22 2007 153 PM

Hyd1Vo 38

WQ Central

Hydrograph type Combine Peak discharge w 190cfs

Storm frequency 1 yrs Time interval 2 min
Inflow hyds 6

ue po UbtwwiHydragraph VOlume 28a75 Gm

Q cfs
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1D0
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Hyd No 38 1 Yr
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Hydrograph Plot

Hydraflow Hydrographs by interisolve Monday Jan 22 207 1Sd PM

Hyd rlo v

Basin Central DU mperviaus

Hydrograph type SBUH Runoff Peak discharge 190 cfs
Storm frequency 1 yrs Time inerval 2 min
Drainage area 10560 ac Curve number 98

Basin Slope 00 Hydraulic length 4 ft
Tc method USER Time of canc Tc 540 min
Total precip 094 in Distribution Type IA
Storm duration 24 hrs Shape factor NIA

Hydrograph Volume 26813 tuft
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hlydrogiraph Plod
2

Hydraflow Hydrographs by lnfalisotve

IC No f

BaSln Central Dl PeN10US

Hydrograph type SBUH Runoff

Storm frequency 1 yrs
Drainage area 11440 ac

Basin Slope D0
Tc method TR
Total precip 090 in
Storm duration 24 hrs

Monday Jan 22 200 154 RM

Peak discharge 003 cfs
Time interval 2 min
Curve number 79

Hydraulic length 0 ft
Time of conc Tc 1120min
Distribution Type IA

Shape factor iVA

Hydragraph Volume a 1862 tuft

Basin Central DU Pervious
Q Hyd No 6 1 Yr

Q S
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Hydroraph Plod

Hydraflow Hydrographs by Intelisolve Monday Jan 22 2D07 153 PM

Hyd No 37
Q west

Hydrograph type Combine Peak discharge 731 cfs
Stormfequancy 1 yrs Time interval 2 min
Inflow hyds 1 2

Wt P 1 Hydrograph Volume 20036 cuff
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Hydrgraph PIo

Hydraflnw Hydrographsylnfel3solve Mnnday Jan 22 2907152PM

Hyd hla i

Basin West DU mpervious

Hydrograph type SBUH Runoff Peak discharge 131 cfs

Storm frequency 1 yrs Time Interval 2 min

Drainage area 7320 ac Gurve number 98

Basin Slope 00 Hydraulic length 0 ft

Tc method USER Time of conc Tc DO min

Total precip 090 in Distribution Type lA

Storm duration 24 hrs Shape factor NA
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Hydrograph Plat

Hydratlow Hydrographs by Intelisolve

Hyd No 2

Basin West DU Pervious

Hydrograph type SBUH Runoff
Storm frequency 1 yrs
Drainage area 7930 ac

Basin Slope 00
Tc method TR55
Total precip 090in
Storm duration 24 hrs

Hydrograph Volume1588 cult
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finance and Administration

Dragon State University 640 Kerr Adrhinistration Corvallis Oregom97331 215G

phono 5417372447 Fax 5417373033

Oregon State 1VIElVIORA1iDUM OFUlDERSTANDIN
UNIV ER5I TY

h

26 b
This Memorandum ofUnderstanding is entered into on r

T
day of y

Matrix Development Corporation hereinafter Matrix and Oregon State U versify

hereinafrer OSU and serves to memorialize the preliminary storm drain system at the

Witham Oaks subdivision in Corvallis Oregon per the attached Draft 5tormwaterPeport

prepared by OTAK Inc Furthermore the Memorandum ofUnderstanding is intended to

demonstrate OSUs intent to provide an easement to the City ofCorvallis for stormwatcr

conveyance associated with development of the Witham Oaks site

RECITALS

WHEREAS Matrix is proposing development of asubdivision in the City of Corvallis to

be known as Witham Oaks Subdivision hereinafierSubdivision Located adjacent to and

north oflIarrison comprising approximately 94 acres total

WHEREAS OSU owns land across Harrison to the south and downstream from the

proposed development site owned by Matrix upon which the OSU dairy facility is located

WHEREAS existing stormwater passes thraugh the proposed development site via

public storm facilities culverts aid open ditches extending from the Circle Blvd terminus

Witham Tiill development areas and natural hillside runoff

WHEREAS the existing stonnwater is ultimately conveyed across OSU dairy lands to

the south via two culverts an easterly culvert that conveys stormwater across the field east of

the dairy facility and awesterly culvert that conveys stormwatervia a ditch along the west side

of the dairy During high storm events a third culvert along the development site frontage with

Harrison conveys water along the roadside drainage way to thewest toward Oak Creek

WIiEKEAS the developer has interest in utilizing the existing drainage ditch running

northsouth across OSU property to convey storm water from the subdivision site

WHEREAS OSU is willing to consider entering into an easement but finds more

detailed inrorrnation is required whichwill onlybe available when morespeciicdesign work is

completed for the subdivision

VJIERES the developer is interested in obtaining written acknowledgement that OSU is

uenable to an easement to dNlnonstrate to the city how ii will manage storm water from the

subdivision thus meeting its submission requirements for the subdivision

M

s
x
w
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WHEREAS without a ritten agreement from OSU that shows intent to provide the City
with an easement for the use and maintenance of stormwater facilities across OSU property the

development application is deemed incomplete and the development is unable to move forward

in the public review process

WIIEREAS Matrix and its consultant OTAK have indicated to OSU that Matrixs

proposed Stormwater Plan will i reduce the stormwater sheet flows that occur across the fields

to the east of the dairy and will minimize irnpaets from flooding

WIIEREAS OSU is willing to grant the City an easement provided that OSU i may

continue its current dairy operations and ii retains flexibility with regard to the future use of its

property

WHEREAS Matrix Iias provided OSU with the attached Preliminary Stormwater Plan

which amongst other things provides for tJre following

A Stormwater on the Matrix property will be collected and conveyed through a system of

catchbasins and pipes This system will deliver stormwater to facilities on the Matrix property
wllichwill provide effective water quality treatment Ihe treatment facilities will then discharge
stormwater to wetland areas on Matrixs property located south ofthe area proposed for

development
Q

x I3 The wetland areas will provide some storage for Stormwater In addition to the wetland
W

areas a storage facility will be constructed along the south project boundary This storage area

will discharge flows to the west in a ditch along the north side of Harrison Blvd and south to a

eharulel crossing the Oregon State University Dairy Operations Property A flow control

structure will be designed to detain flows fromthe proposed conditions 1 QOyr event aril convey

the existing 10yr event from the storage area to the channel crossing OSU

C The system will be desibied to detain up to the 100yr proposed peak flow while conveying
the 10yr existing peak flow from the project site to the channel crossing OSU No changes are

proposed for the channel crossing OSU

D the 12inchculvert under the gravel drive leading to the Poultry facility will not beupsized
This culvert will act as a control structure for the proposed system by backwatering stormwater

into the proposed storage area

E The culvert will be cleaned out by Matrix to eliminate current debris restrictions

F The easterly culvert will be capped to eliminate stormwater runoff to the south across the

fields to the east ofthe dairy

Tn consideration of the following covenants the parties agree as follows
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l OStJ approves the Preliminary Stormwater Plan attached hereto as Exhibit A

Prior to OSU granting the easement described belo final engineering drawings of the

stormwater facility plans will be provided to bath the City ofCorvallis and OSU Dept of

Facilities for review and approval 1hese plans shall be consistent with the City of Corvallis

Stormwater Management Plan criteria and the terms ofthe Preliminary Stormwater

Management Plan with the exception that OSU is requiring a more conservative design than

required by the Citys Stormwater Management Plan in that OSU requires Matrix to detain

up to the proposed 100year event peak flow rather than the proposed 10year event peak
flow Where conflicts of the two criteria occur the stricter ofthe rivo standards shall apply
unless otherwise agreed to by OSU Any change to the Preliminary Stormwater Plan as a

result of changes required through the public review process shat be reviewed and approved

by OSU Dept ofFacilities prior to finalization In all events OStJ must approve i any

material change liom the Preliminary Starrnwater Management Planand ii any change that

affects the direction flow volume quality or location of water that will rnirate across

0SUs property

3 Matrix agrees to build or caused to be built a Stormwater Ivlanagemcnt system in

eompliaice ruith the final Stoimvvatcr Management Plan approved by OSU

4 OSU agrees to grant to the City an easement permitting the City access to the east drainage

ditch for the purpose of using and maintaining the ditch for water quality and flood control

purposes The agreement shall be presented to OSU for review and approval In no event W

shall the agreement restrict dairy facility operationsradversely impact such operations by
the anticipated access and maintenaizce needs ofthe City of Corvallis Review and approval
shall not be unreasonably witliheld

5 The agreement shall remain effective in perpetuity or until such time this area i either no

anger needed for public Stormwater purposes or is dedicated to the City by OSU concurrent

with future development of the OSU dairy property hlotwithstanding the previous sentence

OSU may require either ij that the agreement not be recorded until after Matrix has built the

new Stonntivater Management system or ii language in the agreement be added that states

that the rights of the City automatically terminate in the event the Matrix development and

the approved Stormwater Management system is not completed by adesignated date Future

redevelopment of OSU property may be subject to applicable Stormwaterdrainage

provisions of the LandIevelopment Code

6 City access will be obtained via Harrison Boulevard and limited to the easement area Given

the unique needs and operations of the dairy land the City has agreed to advance notice to

USU for access purposes unless it is an emergency situation
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7 Typicalmainfenance aetivitirs permitted Uy thecigeement would include charting ruleris
gldaaris clearing stream affoceign debris tq reducepctcntiaJ frflooding rgdent htti7q1
holes will 6c plugged car filled tend banks will besttbiTied front grosign where needed

Cgpics ctiagencycgncspgndence relative tq the storm drainagessiem shall Uc made

AValh71leto OSU DeptgfFacilities

r OSU reservestile righttonullify this IvTOU ifduring the ecturse gfthe public ttviety process
usecestrictigns artplctced upgntS1J lznds which intcrfer with llttiry facility operations

10 Copie ofthe recorded ttgrcctncnt unci all constcucionpcrmit5 relntcd tq the startttuttea
fttcilifies rrhaU be pegvicled tq nS1Dept offacilities

We dq hereby agrecta the terms glthisagreement

lJrc t lute University G Date

avelopment CrC ff Q riircl Date
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Department of State Lands

z YeOI 775 Summer Street lvE Suite 100

Salem OR 973011279

e 5 a
Theodore R Kulongoski Governor 503 3783805

FAX 503 3784844

wwworegonstatelands us

November 30 2006
State Land B oand

Theodore R Kulongoslci
Randy Rutherford Governor

Matrix Development Corporation
12755 SW 69t Ave Suite 100 Bill Bradbury

Portland OR 97223 Secretary of State

Randall Edwards
State Treasurer

Re Wetland Delineation Update for Witham Oaks Site Harrison Blvd

Corvallis T11 S R5W Sec 33 TL 1000 1100 1101 Sec 28 TL 2300
DSL WD 060010 old WD 960240

Dear Mr Rutherford

The Department of State Lands DSL has completed our review of the revised wetland n

delineation for the site described above As you know this site is very difficult to M

delineate and numerous site visits were conducted by Randy Cunningham DSL the

Corps of Engineers and others The slope wetland on the western portion of the

property west of the multiuse path is particularly difficult due to a vegetation s

community that appears to be drier than the soils and hydrology of the site would x
w

indicate Rather than require hydrology monitoring through next spring at the October

20 2006 meeting between you Jim Goudzwaard Randy Cunningham Martin Schott

and myself we agreed upon the 2006 wetland delineation boundary as mapped on the

delineation map dated 110206

Please note that I have added the creek symbol to the map legend and changed the

annotation existing ditch to existing creek on the creek that runs down slope near the

multiuse path and through the ash forest wetland to the roadside ditch This creek has

been altered and moved around over the years but it is a natural creek

The wetland areas creek and ditch segments abutting wetland are subject to permit

requirements of the state RemovalFillLaw A state permit is required for fill or

excavation of 50 cubic yards or more of material in the wetland areas or below the

ordinary high water line of a waterway This concurrence is for purposes of the state

RemovalFillLaw only Federal or local wetland permit requirements may apply as well

The Army Corps of Engineers will make a determination for purposes of Section 404 of

the Clean Water Act

This jurisdictional determination is valid for five years from the date of this letter unless

new information necessitates a revision Circumstances under which the Department

may change a determination and procedures for renewal of an expired determination
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78 9

regon
Theodore R Kulongoski Governor

Ms Tem Valiant

Pahlisch Homes

319 NW Johnson Ave

Corvallis OR 97330

December 12 2006

Deax Ms Valiant

Department of Fish and Wildlife

South Willamette Watershed District Office

7118 NE Vandenberg Ave

Corvallis OR 973309446

541 7574186

FAX 541 7574252

OREGON

FlshWlldllle

This letter is in regards to our conversations on December 8 and 12 2006 concerning fish presence on

the 94 acre planned development at the 4500 block of Harrison Boulevard Corvallis OR In an email

dated December 6 2006 and sent to you Steve Mamoyac District Fish Biologist for the South

Willamette Watershed District stated

I amofthe opinion that the portion ofthe subject tributary occurring north ofHarrison Blvd is

unlikely to be used to any significant degree by native migratory fish cutthroat trout included This M

perspective is based on observations ofhabitat made by myself and my staff during two visits to the

site the most recent being in late November ofthis year If at some point in the future it becomes

necessary to test this assumption we maybe able to provide assistance in the form of sampling the s

subject site FYI small tributaries must be sampled during the wet season when migratory fish are w
most likely tobe present

Please contact me if you have any questions at541 757 4148 ext 251 orKarenMHans@stateorus

Karen ans

Salmon Trout Enhancement Program Biologist
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SrEY

605 Howard Avenue

EE CAQ Eugene Oregon 97404

Certified Arborists Phone 541 4611737

ccbo9oi2 Fax X541 4610091

Kevin Young
Corvallis Planning
501 SW Madison

PO Box 1083

Corvallis OR 97339

December 15 2005

Re Witham Oaks Tree evaluation

d
Introduction
A four hour site visit ofWitham Oaks was conducted on June 9 2005 The

purpose of the visit was to assess the grove of trees within the fingershaped
area of trees that extends south into Witham Oaks from the designated Open
Space along the north boundary This peninsula of land has been identified as

w an area of high protection by the City of Corvallis Plans project overview and

site orientation were provided by Terri Valiant of Pahlisch Homes Tree

diameters were supplied by the surveyor and are expressed as the diameter at

45 above grade

Observations

The evaluated area has two distinct tree species zones The upper zone is

dominated by young Mazzard cherries Prusaus avitsa followed by Oregon
white oak Quercusgarryanna Bigleaf maple lcersnacrophylluaand Douglasfir
Pseudotsugasaeniesii Most of the trees are in good health and stiuctural

condition Tree diameters are approximately815 diameter The understory
plants are native shrubs ferns poison oak and hawthorn and many nonnatives

such as blackberry and invasive grasses

The lower portion of the finger has a grove of mature broadspreading 4060

foot tall Oregon white oaks According to the survey the oaks diameters are

between 2055 In general the trees are in good to excellent health

Structurally the individual oaks have average defects for an unmaintained stand

of trees such as cracks cavities deadwood and broken limbs The understoiy
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is similar to the upper zone with native shrubs ferns poison oak and hawthorn

as well as many nonnatives such as blackberry Mazzard cherry and invasive

glasses

Conclusions
The trees in the lower zone are clearly more valuable for tree preservation than

the trees in the upper zone The nonnative Mazzard cherries throughout the

upper zone are considered invasive species that wi71 compete with the native

oaks maples and firs within this development and the City owned open space

to the north As a result this area has been selected for home and street

development

The Oregon wlvte oaks within the lower zone are fine examples of broad

spreading drought tolerant native tree that have grown relatively undisturbed

This area ofWitham Oaks has been designated as open space with afootpath

through it A cul de sac was designed for the street above the northwest edge
of this area to retain more of these trees

With proper safety analysis and pruning the mature oaks will be well adapted to

the proposed nonirrigated open grassland conservation area Also the path M
system for this area has been planned to minimize damage to the root systems

of the oak grove Tlvs proposed path will be 5 feet wide and map be a soft

surface such as bark mulch to reduce excavation soil compaction and

wimpermeable surface areas
x

Assumptions and Limiting Conditions

1 Care has been taken to obtain all information from reliable sources The

consultant can neither guarantee nor be responsible for the accuracy of

information provided by others

2 Consultant shall not be required to give testimony or to attend court by
reason of any report unless subsequent contractual arrangements are made

including payment of additional fees

3 Any legal description provided to the consultant will be assumed to be

correct No responsibility will be assumed formatters legal in character

4 Missing pages or alteration of any report invalidates entire report
5 Possession of a report does not imply right of publication without the prior

expressed written or verbal consent of the consultant

6 Neither all nor any part of the contents of a report nor Copp thereof shall

Ue conveyed to the public through advertising public relations news sales
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or other media without the expressed written or verbal consent ofthe

consultant
7 Information contained in a report reflects the conditions present at the tune

of inspection
8 Inspection is united to visual examination of accessible items without

dissection excavation probing or coring There will be no warranty or

guarantee expressed or implied that problems or deficiencies of the plants
or property in question may not arise in the future

Respectfully submitted

Nathaniel Sperry
ISA Certified Arborist PN 364

Candidate Member of American Society of Consulting Arborists
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Program OWerview

As abuilder you know the homes you create help shape the way the owners feel about their sur

roundings and overall environment We want to assist you in offering todays homebuyers houses

that make them feel good about their living spaces and generate a positive outlook for their future

Earth Advantage is a program thatpromotes energyefficiency and environmental sensitivity in

quality residential construction The program incorporates costeffective changes in construction

that reduce regional environmental impacts and conserve energy Earth Advantage will also build

your awareness about the latest building techniques and products that provide homeowners with

healthier indoor air

To qualify for Earth Advantage certification the program follows a typical construction project
from planning to planting site preparation foundation rough in finish work landscaping
and cleanup Each step of the project is rated against four speafic benchmarks with the

following criteria

1 Energy EfFiciency
Earth Advantage homes are 15 percent or more energyefficient than Oregon state codeoneof

the highest residental building codes in the United Statesrequires Highly efficient appliances
lighting windows and doors all make a difference in an Earth Advantage home Tighter 1louse

sealing concepts also help conserve energy and furnace and water heating efficienaes must

meet Earth Advantage specifications

2 Healthier Indoor Air

Healthier indoor air one hallmark of an Earth Advaltage home requires the installation of

mechanical ventilation systems To minimize chemical pollutants lowtoxinconstruction

materials are usedtllroughout the dwelling Specified sealers adhesives and paints meet

low volatile orgailic compound VOC specficatons

3 Environmental Responsibility
Adhering to high environmental standards Earth Advantage projects reduce the impact an

local and regional streams Materials used in an Earth Advantage dwelling are evaluated for

global environmental conditions promoting alternative highrated products that dramatically
reduce the rate of damage to ecosystems and species

4 Resource Efficiency
Earth Advantage dwellslgsuse resourceswisely A variety of products meet certification but

all are durable and long lasting Materials are sometimes made from recycled products or

natural substances that reduce timber conswnption Inaddition constructionpractices
minimizenonrecyclable waste and employs regulated waste cleanup methods

Individual resells and energy savings may vary
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The Earth Advantage program works for any residential builder whether you are asinglefam
ily contractor amanufacturer of manufactured homes amultifamily builder or landlord Thats

because benefits like energyeffiaency and healthier indoor air appeal to homebuyers and tenants

alike Todays consumers are interested in green building practices and by certifying your build

ings as Earth Advantage youreproviding them with the assurance that your residential dwellings
rnspect their concerns In demonstrating to your customers that you share their values you offer
added incentive over your competition Were here to ease the transition for you We offer

specialists who will assist in meeting certification applying for utility rebates and tax credits alzd

training resources This guide will help you become acquainted with construction practices and

speaal techniques that count toward certification Furthermore we providemarketing activities

such as advertising public relations and webbased efforts that give you opportunities to draw

the attention of new homebuyers and tenants

1 Points Worksheet
a Single family
b Multifamily
c Manufactured housing
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Homes

About Earth Advantage
New Homes

Find a Builder

Certification

Remodeling
Find a Remodeer

Registration

Financing

Special Features

Classes and Events

Sponsors
News

Contact Us

National Center

About

Sustainable Design

Facility Rental

Supporters

For Professionals

Builders

Remodelers

Individual circumstance and savings will vary Ask an Earth Advantage

representative for details

httpwwwearthadvantagecomlcertificationcomparisonasp

rnpare aln Earth Ac9varetage 6irne

On the surface an Earth Advantage home may appear quite
similar to other new homes But within the shell theres

significant difference Compare a new Earth Advantage home to

most other new homes Youll find features that positively affect

energy efficiency indoor air quality environmental impact and
just as important your overall comfort
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About Earth Advantage The Earth Advantaged certification process involves six steps
New Homes

Find a Builder Plan Review

Certification The builder meets with our specialist to review the building plans
Remodeling

Determining Materials and Methods
Find a Remodeler

Our specialist recommends the most costeffective way to meet
Registration Earth Advantage requirements

Financing

Special Features Consultation

Classes and Events During construction our specialist provides technical and
educational support to the builder and subcontractors

Sponsors
News WalkThrough
Contact Us Periodic onsite inspections during construction ensure the proper

installation of materials and appliances
National Center

Performance Testing
About Early on a forcedairsystem test rates the air loss levels in the
Sustainable Design ducting At the end of construction a blower door test

Facility Rental determines the air changes per hour in the home

Supporters Certification
At the end of the process if the standards are met the builder

For Professionals and the owner receive certificates that signify the home meets

Builders
Earth Advantage standards

Remodelers
Contact information
To learn more about the Earth Advantage programemall our Earth
Advantage team or give us a call at 888EARTH33 8883278433

cartie

Earth Advantage Homes National Center Privacy Pollc Contact Us

httpwwwearthadvantagecomcertificationprocessasp
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l BEIERWAYiO BUILD HOPES

As a builder you already build a successful house One that you know you can build and sell

profitably Earth Advantage does not change the features that make your homes sellit puts

you ahead of the competition Earth Advantage offers practical costeffectiveways to make your

present homes even better

You choose a set of measures thatfit your house style and budget You choose from options that

have been chosen for their comfort practicality efficiency environmental and healthier benefits

Each measure is only a small change But when they are combined the result is a better house

that contributes to a better environment

The Earth Advantage program takes a wholehouse approach to new construction and

remodeling The following characteristics are taken into consideration when building systems
measures and products are considered to be part of an Earth Advantage home The next section

provides details on program concepts and measures

Healthier Indoor Air

Earth Advantage homes have fewer allergens irritants smells and hazardous chemicals in the

living space Common indoor air pollutant sources are reduced Better fresh air ventilation

options remove stale air and bring in fresh air

Environmental Responsibility
Earth Advantage homes have several features that protect the natural environment

Naturescaping or landscaping with native hardy plants reduces the need for harmful

pesticides that injure wildlife Erosion control measures protect topsoil Rain water is put back

into soils rather than going down storm drains Construction waste is disposed of properly and

recycled as much as possible

Resource Efficiency
Earth Advantage homes use resources wisely They use recycledcontent building materials

such as drywall insulation and carpet that are made from wastes They help stretch our forest

resources by using wood more efficiently by1tnding other products to replace wood and by

promoting high quality materials made from smaller trees and wood byproducts Water is

conserved through efficient fixtures appliances and irrigation systems

Energy Efficiency
Earth Advantage certified homes perform 15 better compared toa home built with standard

building practices They have better windows more efficient water heating high efficiency

heating and cooling options and efficient lighting and appliances Interiors can be more quiet

and clean with fewer drafts cold spots and cold windows Comfort can be improved year

round

m 2005 Earth Advantage Inc All rights reserved
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Earth Advantage Residential Resource Guide
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The Earth Advantage staff can provide ducttesting and house tightness testing to Earth

Advantage builders These tests quickly show exactly where air leaks are forcosteffective home
sealing

Earth Advantage homes range from small specbuilt units to highend customs from the simplest
measures to the most high tech Costs vary accordingly But it is possible to put together a set of
measures that is affordable even on starter houses In general Earth Advantage measures cost

the same or a little more than standard practice Your Earth Advantage representative can help
you research and identify specific measures that can maximize effectiveness at the least cost

Earth Advantage also gives a name and an identity to your better building practices It lets your
customers recognize the added quality and extra value your homes provide

2005 Earth Advantage lncAll rights reserved
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Earth Advantage Residential Resource Guide

iIOW TO PARTYCTPATE
The Earth Advantage program is a working partnership between builders and Earth Advantage

Inc Builders select from a menu of options and agree to include them in their new homes in

accordance with Earth Advantage specifications Earth Advantage provides technical support to

builders and certifies completed homes as having met the Earth Advantage standards

Meeting the Standards

It is easy to meet Earth Advantage standards Follow the steps below

Meet with an Earth Advantage representative
Schedule an appointment by calling18883278433 The Earth Advantage representatives
will show you how easy it is to take advantage of the program They will explain the

standards and help you identify opportunities for making your homes Earth Advantage
Together you will review the Earth Advantage Points Worksheets and Earth Advantage

Agreement

Select the Earth Advantage measures you prefer
Earth Advantage is flexible and offers many options for meeting the standards The choice of

measures is up to you
as

Complete the Earth Advantage Agreement
After youve completed your final selection of measures you and an EarthAdvantage

representative sign the agreement

Begin construction x

Earth Advantage logos yard signs and other marketing materials also are available Contact W

an Earth Advantage representative for details

2005 Earth Advantage Inc All rights reserved
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Earth Advantaae Residential Resource Guide

During construction the Generai Contractor is responsible for communicatino the Earth

Advantage measures to subcontractors so they can provide the proper materials and installations

This is very important
Experience has shown that miscommunications are a potential weak link Making sure the subs and their

crews understand what is different on an Earth Advantage jobsite will ensure successful completion To

help you with this process an Earth Advantage representative can provide information sheets fqr specific
types of subcontractor work In addition Earth Advantage Staff may conductonsitevisits either on

request or to confirm that Earth Advantage measures have been installed

An Earth Advantage representative can be reached at1888EARTH33 32Z8433 or5039687160

Assistance

Earth Advantage staff can provide blower door air tightness testing to identify any major air leaks

Buildings with forced air heating can also receive a duct tightness test Throughout the construction

process an Earth Advantage representative is available to answer technical or programmatic questions
The cost for these tests will be part ofyour Earth Advantage agreement See the Earth Advantage
pricing sheet

0
M
d

Certification

Following completion and certification of the house the General Contractor receives an Earth

a Advantage certificate to present to the homebuyer

x
W

2005 Earth Advantage Inc All rights reserved
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Earth Advantaae Residential Resource Guide

EARTH ADVANTAGE CONCEPTS IN DETAIL

This section describes Earth Advantage concepts in more detail There is an explanation for why

some measures were included in the program and what environmental issue the measure

addresses Measures wereselected for the Earth Advantage program by extensive research into

environmental problems and evaluations of the cost and availability of solutions Each measure

makes only a small change But taken together a set of measures makes a significant

improvement in the environmental health of a building

Some measures such as nonpolluting interior paint can be carried out by selecting appropriate

products Other measures such as recycling construction waste involve building practices and

methods

Builders are encouraged to innovateif there is a better way please let your Earth Advantage

representative know

M
d

Q
t
X

W
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Earth Advantage Residential Resource Cuide

HEALTHIER INDOOR AIR
The quality of indoorairis an increasingly important concern for homebuyers Air inside new

homes may contain up to 100 times the pollutants of outdoor air The Inside Story A guide to

Indoor Air Quality EPA Publication 402K93007April 1995 Earth Advantage certified

homes are designed with measures to reduce sources of pollutants and improve fresh air

ventilation and to provide healthier indoor air

Healthier Indoor air requires the installation of mechanical ventilation systems To minimize

chemical pollutants lowtoxin construction materials are used throughout the dwelling Sealers
adhesives and paints meet low volatile organic compound VOC specifications

How to Achieve Healthier Indoor Air

There are three steps to take for healthier cleaner air in a new house or apartment

Eliminate or reduce sources of pollution
Earth Advantage focuses on several sources of pollution that can either be reduced or

eliminated The easiest pollutants to control are radon wood smoke and other combustion

byproducts interior paint and wood finishes and outgassing from carpet and pads Other

pollutants that are more difficult and costly to control include formaldehyde adhesives floor

coverings and pollution from garages Ail of the pollutants targeted by Earth Advantage
were selected because they are common in new homes health hazards well documented

by objective scientific research and practical to control using standard building practice and

available alternatives

N
M

o

x
w

Remove stale air bring in fresh air
All houses should have effective fresh air ventilation to control excess humidity odors and

carbon dioxide orstuffiness

Filter the air
Air filtration is the third leg of the stool in maintaining healthy indoor air Air filters can do

an excellent job of capturing small particles such as dust pollen dander mold and large
bacteria Several filtration options are available in the Earth Advantage program such as

media electrostatic and HEPA filters

Formaldehyde Control

Formaldehyde HCHO is a natural substance found in minute amounts in animals and plants At

higher levels formaldehyde is an irritant to most people It can cause headaches dizziness
mental impairment and a variety of other symptoms It may cause cancer in people exposed to

very high doses Formaldehyde ts found in several difFerent building materials but building
products of particular concern include particleboard and fiberboard MDF because the type of

glue used can outgas formaldehyde into the air
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What materials outgas formaldehyde
Interiorgrade particleboard and some types ofmediumdensity fiberboards are made with

ureaformaldehyde glue This glue readily decomposes into urea and free formaldehyde

especially in the presence of higher temperatures and humidity Particleboard is commonly

used for underlayment cabinet frames and shelving Fiberboard is used in cabinets and

paintable trim These materials can outgas formaldehyde for several years in a new house

Plywood oriented strand board OSB waferboardIjoists and all wood composites rated

Exterior or Exposure 1are made with phenolic resin orphenolformaldehyde glue
Although this glue contains formaldehyde the chemical bond is strong and it does not outgas
to a degree that it should cause any problems in normal use

What are the control options
There are three common formaldehyde control options

Seal exposed particleboard areas on cabinets

Formaldehyde can be sealed in Any waterresistant finish including laminate countertop

melaminetype plastics or wood finishes will reduce outgassing In cabinets it is usually the

backs and bottoms of the frames that remain exposed to the indoor air These exposed areas

can be sprayed with awaterresistant finish This is an extra step that requires careful

coordination to get done before the cabinets are installed

Seal particleboard underlayment
Sheet flooring such as linoleum laid over particleboard underlayment will seal out moisture M
and slow outgassing from thetop side of the boards Other particleboard surfaces can be

sealed wlth awaterresistant paint or wood finish

tJse formaldehydefree materials Q
Formaldehydefreemedium density fiberboard MDF such as Medex and Medite II can be

used to replace particleboard The material cost can range from 50 to 100 mare than W
particleboard

Combustion Products Control

Wood smoke contains many pollutants including

Respirable particulates so small they bypass the bodysdefense and go deep into the lungs
Benzoapyrene a powerful cancercausing chemical

Aldehydes chemicals that initate the lungs
Wood smoke is also an irritant to people with allergies and asthma

Doesntsmoke go up the chimney

Fireplaces and wood stoves have the potential to spill or draft combustion products into the

living space Fireplaces are especially prone to backdraft when the fire is smoldering and flue

draft is weak

The powerful fans in kitchen cook tops can pull smoke from stoves and fireplaces into the

home Forcedairheating systems often cause backdrafting When a heating system is
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starved for return air it can depressurize the house and pull air from fireplaces and wood

stoves

What about gas fireplaces
Burning natural gas can produce several pollutants including carbon monoxide nitrogen
oxides water vapor and carbon dioxide Under normal operation gas combustion does not

produce carbon monoxide but if a malfunction occurs carbon monoxide gas can be

generated end can cause carbon monoxide poisoning can occur This gas causes thatstuffy
feeling because it interferes with the flow ofoxygen to the body Nitrogen oxides are also

known to irritate the nose throat and lungs and to cause more colds and respiratory
problems in children

Is there a safe nonpolluting fireplace
The only sure way to prevent smoke from polluting a house is to not install a fireplace or

wood stove To have the cozy warmth firelight without the hazards of smoke or fire install an

electric fireplace Electric fireplaces look just like thewoodburning type with an attractive

mantel hearth and decorative face The units are easy to install because they do not require

safety clearances or a chimney flue The fireplace is installed completely inside the thermal

M envelope so heat does not escape to the outdoors

Other fireplace options for cleanerair

These options do not qualify for Earth Advantage points but can reduce pollution Brick and

masonry fireplaces such as the Russian fireplace or Kakkeloffen work by heating up a large
Ij mass that then radiates heat into the living space These fireplaces are less likely to back

draft any smoke into the hause because they bum short hot fires with a strong draft High
mass fireplaces give off gentle radiant heat for several hours after a fire The heat is very
comfortable

Seated combustion firepice
Sealed combustion gas fireplaces pull in outdoor air for combustion and exhaust pollutants to

the outdoors thus they are less likely to emit or backdraft pollutants into the house

Volatile Organic Compounds Control

Volatile Organic Compounds or VOCs are carbonbased compounds that evaporate readily into

the air Generally speaking hazardous VOCs are petroleumbased or contain chlorine VOCs can

also outgas from many common construction and finish materials

Why are VOCs hazardous

VOCs are a large group of chemicals that cause a wide variety of health problems including eye

and nasal irritation headache attention deficit loss of memory and coordination and impaired
brain and liver function VOCs include several known carcinogens
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They can easily cross body membranes such as skin or cell walls and they can be stored in body

fat

Where are VOCs found

In new homes there are many possible sources of irritating potentially hazardous VOCs The most

common include

Carpet carpet pad and carpet adhesive

There is controversy about the potential health hazards of carpet Some laboratory tests show

severe health effects on mice while others do not Many people report health problems they

attribute to new carpet However the carpet industry strongly denies that carpet outgases

any harmful chemicals Because there is disagreement about what if any hazards exist there

are no agreedupon standards fora safe carpet Generally wool cotton and natural fiber

carpets such as coir and sisal are less likely to outgas harmful chemicals

Interior paints
This includes both oil and latex types Most paints release VOCs into the home Often lowno

VOC products are manufactured without mercury or mercury compounds or pigments of lead

cadmium or other oxides

Interior wood stains and finishes

Wood finishes that are on site can be of concern especially if they are petroleum based ci
Examples include floor interior door and trims Wood finishes that are applied outside the

house should not outgas harmful vapors into the house

Q
Sheet vinyl flooring and vinyl adhesive

Sheet vinyl contains plasticizers chemicals that are added to keep the vinyl pliable These W
chemicals outgas VOCs Vinyl adhesives may outgas potentially harmful VOCs

Construction adhesives

These include framing panel plastic pipe carpet vinyl cove the countertop adhesives and

countertop adhesives

Some potentially hazardous finish materials have warnings such as Avoid breathing vapors
or Use only in awellventilated space However other materials may have no warnings

Some VOCs such as those from adhesives or wood finishes outgas quickly so they may be a

shortterm hazard But these VOCs can be absorbed by drywall or fabrics Other VOCs such

as those from carpets may take many months to outgas

How can VOCs be controlled

For each of the above materials there are saferaitematives thatare readily available and cost

about the same as the hazardous materials and products The challenge is to get subcontractors
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to accept using new products they may be unfamiliar with

Carpet pad and adhesives

Select a carpet with the CRI Indoor Air Quality Testing Program label This label shows that
the manufacturer tests carpets for VOCs Select awaffletypepad Specify lowVOC or water

based adhesive

Interior paint
Select lowVOC or solventfree latex paints Green Seai certified paint is a good choice as the

Green Seal organization has investigated the chemical composition of the paint and certified

the product as meeting their standards If choosing a Green Seal certified paint please note

that Green Seal VOC standard may allow a higher level of VOCs than Earth Advantage
standards Earth Advantage Healthier Indoor Air points may not all be awarded if the VOC

level exceeds the Earth Advantage standard you are trying to achieve Please check the paint
can for the VOC level of the paint

Wood finishes

M Waterbased stains and finishes including durable coatings for wood floors are available
from several manufacturers Their quality and performance is similar to solventbased

c products
t

Sheet flooring
x Install linoleum which does not emit irritating or harmful vapors Linoleum costs about theW

same as amediumquality vinyl to install Lowtoxicityadhesives are also available

Construction adhesives

Solventbased adhesives are being replaced by waterbased types with similar performance

Garage Separated or Sealed
The air in garages often contains pollutants from stored chemicals such as pesticides herbicides
cleaners hobby chemicals and auto exhaust If a forced air heating system is located in a garage
these pollutants can be pulled into the living space This happens when the supply and return air

are out of balance When there is a supply register in each room but only one or two return

registers the heating unit may be starved for return air and may pull air from the garage

How can garage pollution be controlled
Where possible separate the garage from the house No pollutants can enter the living space
from a detached garage

A forcedairheating system should be balanced so that supply and return airflows are the
same The return side ductwork in the garage should be carefully sealed especially around
filter holders
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Air leaks between the garage and living space can be sealed by caulking and sealing all

penetrations in the wall and ceiling and running a bead of caulk or adhesive between the

drywall and top and bottom plates and around the entry door

One benefit of checking duct tightness with an Earth Advantage duct blaster test is to make

sure air is not pulled from a garage into the living space

Radon Control
Radon is a natural element that is created as uranium decays into lead It is an odorless colorless

gas found everywhere in soil and rock When radon decays it gives off radioactive particles

alpha particles that can damage the lungs and cause cancer In the PGE service territory

testing of houses has found relatively few cases of elevated radon levels All of Oregon is either

rated Zone 2 Modest potential from 2 to 4 pCiLor Zone 3 mow potential less than 2 pClL
Information can be found at www egagoviaoradonzonemagoregonhtmand

www dhs state orusgublichealthrpsradonlevelscfm

Haw can radon be controlled

Radon in soil can be kept out of living spaces by using standard building practices Radon gas

cannot penetrate through solid materials So it can be blocked by a continuous barrier such M
as a blackpoly moisture barriers concrete slabs or basement walls Radon can leak through

holes The key is to seal all air leaks because they can also be radon leaks

c
Radon barriers
In crawl spaces a6mil black poly moisture barrier can block radon if the edges are x

overlapped and sealed The subfloor can block radon if all the air leaks and penetrations in iW

the floor are sealed Be sure to weatherstrip the crawl space accesshatch

When insulation is installed under the floor the foundation can be left open yearround so

any radon gas that does enterthe crawl space can also vent out

In slabongrade floors black poly blocks radon when laid continuously Seal all expansion

joints cracks gaps or holes in the concrete slab

In belowgradewalls any gaps or holes such as those around water lines should be sealed

Testing for radon

Inexpensive indoor radon test kits are available For information on purchasing a radon test

kit from the National Safety Council please go to www nscorpehcradoncougonhtm As

of this time there no practical method for testing soil for radon prior to construction and

predicting future radon in the completed house

Allergen Control
There are several broad categoriesofallergens moldmildew dust mites and pollens
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What are mold and mildews

Mold and mildew are the same thing Molds are fungi that release toxic chemicals into the air

Molds can cause severe chronic lowlevel health effects including allergic reactions headache
dizziness attention deficit memory loss sleep disturbance nausea skin rashes and gastro
intestinal problems More serious effects include cancer and autoimmune diseases

Moldsgrowwhere surfaces are wet or damp such as on wet framing wood or poorly drained

basement walls They can also grow where the relative humidity ishighgreater than 70

High humidity happens where there are cool surfaces such as where the house is badly
insulated outside wall corners and top plates or has air leaks tongueandgroovesubfloors
For example even in a room where the relative humidity is normal a carpet pad over a cold

floor can have a mieroclimate where the humidity is high enough to grow mold

Controlling molds

Keep surfaces warm and dry Make sure insulation is complete without gaps or voids air leaks

are sealed so they dontcause cool spots basement walls have proper drainage and damp
proofing and excess indoor humidity is controlled by exhaust fans

In the Pacific Northwest climate excess indoor humidity can usually be controlled by bath and

M
r kitchen fansHigh moisture sources such as indoor spa tubs and clothes dryers should be

vented outside

Q Earth Advantage Energy Standards require better air sealing and windows so homes are less

x likely to have cool spots where mold can grow Better bath and kitchen fans designedto
w exhaust excess humidity are the primary way to stop the growth of mold and control areas

with heavy moisture load Ventilation options such as the heat pump fresh airaddon whole
house ventilation systems and the heat recovery ventilator do a good job of controlling excess

humidity

What are dust mites

Dust mites are tiny insects so small that they cantbe seen by the nakedeye Dust mites live

on the skin flakes that humans continually shed so they are found in carpets and pads
bedding and furnitureany place that humans occupy Mite feces contain a protein that can

cause an allergic reaction About half of people with allergies and asthma react to dust mites

In some people the reaction can be very strong

In new homes there are two ways to control dust mites One is to install hard surFace flooring
such as wood the or linoleum in place of carpet and pad These floors can be kept clean of

skin flakes and mites Carpets and pads harbor mites and special vacuums or chemicals are

necessary to control them

The second option is to install a ventilation system that can keep the indoor relative humidity
below 50 At lower humidity mites cannot thrive

In the Pacific Northwest humidity in the house can usually be controlled by exhausting humid
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indoor air and bringing in drier outdoor air The exception is the summertime when air

conditioning may be needed to reduce humidity below 50Its important that the air

conditioning system be correctly sized so it will run long enaugh to dehumidify the home

adequately Oversized systems may not operate long enough to dehumidify the home and

thus may lead to moisture problems in the home

A ventilation system for humidity control would include a humiditysensing monitor a

humidistat and a control to tum the ventilation system on and off Ideally these controls

would respond automatically to changes in humidity but manual control is an option
In cool damp locafiions such as a very shaded site a dehumidifier may be needed to control

humidity and dust mites Both standalone and builtin to a heat pump forcedairsystem
models are available

Pollens

Filtration for controlling pollens is addressed in the next two sections Fresh Air Ventllation and

Air Filters

Fresh Air Ventilation
Whole House Ventilation options are 1 fresh air intake 2 freshairintake direct to the furnace

and 3 heat recovery ventilator HRV or energy recovery ventilator ERV
M

Fresh Air Intake
This system is the minimum allowed n the Earth Advantage program and requires the

installation of a central exhaust fan to ensure better daytodayairflow throughout the house

The system has three components s
x
W

A quiet central exhaust fan rated at 100 to 150 cfm at025wg at 15sone

A 24hour clock timer switch for the fan

Fresh air vents

The fan is set to run for at least eight hours per day This ensures that stale air is vented out

daily The central fan is separate from the bath and kitchen fans because these fans might not

operate every day or may come on only for very short periods

The clock timer switch is located in a utility area where it wontbe confused with a heating

control

The fresh airvents arelocated in each bedroom and onein the living area The vents allow

fresh outdoor air to flow through these rooms when thewholehouse fan is running

There are two types of fresh air vents The most common is a vent installed in the top of a

window frame The other type ofvent is installed on an exterior wall Closets located against

exterior walls are a good location for these vents

This measure requires fans that actual perform as ratedthat is a 50 cfm cubic feet per
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minute fan will really exhaust that much air Experience has shows that fans rated at01wg
the standard measure often dont perform Thatswhy the Earth Advantage program requires
fans rated at025wg

EARTH ADVANTAGE STAFF also recommends connecting all exhaust fans to smoothmetal
exhaust duct for good airflow

Fresh air intake ducted directly to the furnace

With a fresh air intake outdoor air is brought into the heating system and distributed through
the supply ducts This is usually done using four components

An outside air duct into the return air plenum ahead of the air filter
A motorized damper on the outside air duct

A smart control box

Awholehouse fan

The smart control box includes a clock timer When the box calls for ventilation the outside air

duct damper opens and the heat pump fan turns on The fan sends fresh air mixed with room

air through the supply ducts and registers
0

The wholehouse fan exhausts stale air When the thermostat calls for heating or cooling the
outside air damper does not open and thewholehousefan does not come on This prevents

w overventilating the house during peak heating and cooling periods
n

W Heat and Energy Recovery Ventilators

The heat and energy recgvery ventilators are a complete fresh air ventilation system providing
the best combination of comfort air distribution stale air removal air filtration humidity control

and energy efFiciency HRVs and ERVs costs range from around 1200 in a small house up to

about 2500 in large houses

Heat recovery ventilators HRVs
An HRV runs two separate air streams One is exhaust air The exhaust side picks up stale

air in the bathrooms utility room and kitchen and sends it outdoors The other side is the

supply air which delivers fresh air to bedrooms and living areas Each side is ducted
separately and theairflows are balanced An HRV can be combined with a heat pump

system to use the supply ducts to distribute fresh air

Inside the HRV unit there is a heat exchanger In winter heat from the stale air leaving the

house is transferred to fresh air coming in warming it and making it more comfortable In

summer heat is removed from outdoor air to cool the house The unit also filters the

incoming air

HRV controls offer the option of a humidity sensor that turns or ventilation when there is

excess moisture in the air This can help allergy sufferers by maintaining humidity below

50 and controlling dust mites
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Energy recovery ventilators ERVs
Energy Recovery Ventilators or Enthalpy Recovery Ventilators provide the same features

and benefits ofthe Heat Recovery Ventilator but has the added benefit of being able to

transfer a certain amount of water vapor from the exhaust air to the incoming fresh air

This feature is desirable in areas where it gets and stays cold This is becausethe system

helps maintain the humidity level of the inside air This can help make the indoor

environment more comfortable

Air Filters
Air filters are an option but are highly recommended to improve the air quality of the house You

can choose between media filters electrostatic or electronic filters and HEPA high efficiency

particulate arrestance filters

Media filters

Media filters are made out of paper plastic andor fiberglass Efficiency is usually measured by

a standard called ASHRAE 5276Atmospheric Dust Spot Efficiency or DSE Using this

measure a standard furnace filter is less than 5efficient

Media filters of 30 efficiency are a good alternative and are available in sizes to replace
standard furnace filters cost less than 10 and do not interfere with the airflow through the

heat pump or HRV

Electrostatic filters

These filters create an electric charge that attracts and traps particles making them clump up

and fall out of the air stream They are very efficient as long as they are cleaned regularly

There are two types theelectronic uses AC power to generate a static charge the

electrostatic uses the air flow itself to create a charge

These filters are often rated by arrestance so they have efficiency ratings of95 or higher A

rating of 92arrestance is roughly equivalent to 30dust spot efficiency in a media filter

The main concern with these types of filters is the quick drop in efficiency levels if the filter is

not maintained on a regular schedule If the filter is not maintained the efficiency level drops

very fast and the HVAC system can potentially blow particulate matter around the house If the

particulate matter on the filter becomes moist it can become a breading ground for molds that

then can be blown around the house

HEPA filters

Higher efficiency media filters are available The HEPA type thatcan remove more than 99

of particles is considered the most efficient However higher efficiencies may require a filter

box to be installed in the return plenum and ahighercapacity fan to overcomeairresistance
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ENVIRONMENTAL RESPONSIBILITY
Earth Advantage certified homes are designed to reduce the impact on the environment by
promoting environmentally sound building and landscape practices Earth Advantage measures

installed in a home are evaluated for their impact on environmental conditions Earth Advantage
promotes products that reduce damage to ecosystems and species Earth Advantage homes

include measures that minimize waste and promote environmentally sound building and

construction

Recycle Construction Wastes
Studies carried outbyMetro in Portland Oregon show that almost all the waste created during
construction of new homes can be recycled Studies also show that recycling can save money

compared to disposal

Major construction wastes by weight include wood scrap drywall scrap cardboard and

metalsall of which can be recycled Siteclearing wastes such as soil and organic debris may

also be recycled When all these wastes are recycled close to 80 or more of construction
waste can be recycled

For builders who do their own recycling the key is to keep wastes separated This means telling
the crew and subs where to put scraps into site dumpsters Some subs such es drywall and

electrical can sort their own wastes

There are also cleanup companies that will remove all scrap and see that it gets recycled They
usually do not require crews to separate materials and they can cost less than standard
disposal

To help contractors and developers recycle construction debris Metro in Portland has developed
a Construction Site Recycling Toolkit for the web This guide lists recycling facilities and their
distance from the construction site descriptions of accepted materials and includes helpful
maps This interactiveguide can be found at

httpwwwmetroreIqonoralarticlecfmArticleID727

Metro also publishes a very helpful recyclingguide for contractors It is available by calling 503

2343000 or on the web atwwwmetroreaionorgarticleefmArticieID899

Safe Disposal of Hazardous Waste
Building a housecan involve using many types of hazardous chemicals as defined by federal

laws Examples include adhesives solvents oilbased paints thinners and wood finishes pesti
cides herbicides form oil motor fuel oil and grease These chemicals and their containers

should be disposed of properly and never buried on site or dumped into the street or a storm

drain

Another waste that pollutes when it goes into storm drains is concrete waste washed from

trucks Storm drains empty into streams and rivers so any wastes dumped into them become
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water pollutants

The most effective way to prevent pollution by hazardous waste is to switch to safer

alternatives such as waterbased or lowVOC finishes cleaners sealants and adhesives Many

municipal waste collection stations accept hazardous wastes for a small fee

Recharging Groundwater

Recharging groundwater means returning rain to the soil instead of letting it run off the site

Rain water that runs off impermeable surfaces such as roofs driveways and streets into storm

drains causes a great deal ofdamage to streams and rivers This water is also lost to the soil

requiring irrigation with potable water to replace it

When rain runs off into storm drains local streams receive a lot of water in a short period
which erodes the stream bed and washes out animals fish insects and plants Storm water also

carries pollutants such as oil and grease from roadways and parking areas

In nature rain is absorbed into the soil and held by organic matter so water is available to

plant roots throughout the summer The soil also acts as a natural filter where pollutants can be

decomposed

There are several options for recharging groundwater
M

Drain roof into onsitebioswales or dry wells

Roof drains can be disconnected from storm sewers and connected to a surfacebioswale a

system asubsoil percolation field or a dry well In Washington and Clackamas Counties where X
drainage goes into the Tualatin River cleaning up nonpoint pollution is a priority In Portland W

the city is trying to reduce the load on the combined sanitary and storm sewers

The system is inexpensive if the trenching is done during foundation excavation Drains can be

plastic French drains wrapped by filter fabric and laid on a bed of gravel

Use permeable paving materials
A variety of concrete payers that drain water are available Some are opencell blocks Others

are payers or cobblestones with sand in the joints to let water into the soil

Permeable paving reduces runoff by letting rain water drain into the soil Concrete paving
blocks provide practical surfaces walking parking and traffiic yet allow water to pass through
A variety of styles and colors are available

Where water does run off impermeable surfaces it can be routed to landscaped areas which

sometimes are caned bioswales

Protect Soil
Healthy topsoil is valuable It contains organic matter and organisms that support healthy
plants and landscaping When topsoil is removed from a building site new landscaping
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installed over subsoil has to be supported by lots of water fertilizer herbicides and pesticides
until it can get established That means more chemicals are likely to be washed off into

streams where they may be harmful to birds and wildlife

Construction activities often contaminate surface water Grading activities remove plants and

other protective ground covers resulting in exposure of underlying soil Bare soil can then be

picked up by wind or washed away by rash or snow

Several options for protecting the soil are

Keep topsoil onsite

In this option healthy topsoil excavated for footings and foundations is stored on orofFsite and

respread during landscaping

Erosion control
All local jurisdictions require at least minimal erosion control on building sites such as black poly
soil fences or compost Smart more effecfive temporary measures to protect exposed soil are

recommended

BioBag recycled wood chip bags to intercept eroded

Geofabric mats to hold soil in place until new grass or plants are established

Temporary seeding to establish grass or ground cover

Compost mulch to cover soil and absorb the force of rain

Divert surface water flows away from or around exposed soilst
W Create settling basins or ponds

Use vegetated swales shallow ditches to filter soil out of surface water runoff

Clean out catch basins regularly ask your local street maintenance department

Where the developeris designing a site the choice of narrow streets can greatly reduce erosion

and loss of existing trees

Protect Existing Trees

Fcisting mature trees are a valuable feature in a new home They increase worth and livability
Trees

Clean the air by intercepting particulates
Absorb carbon dioxide

Provide cooling during summer by transpiring soil moisture into the air

Provide shade

Enhance privacy
Add beauty

Usually if existing trees are damaged or killed during construction it is through accidental

injurycutting off roots when trenching crushing roots with heavy equipment or smothering
roots by dumping soil over them Knocking ofF bark also weakens or kills trees
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Preventing such accidents requires clear communication between the general contractor and the

subs that operate heavy equipment on the site

Trees to be protected should be clearly marked The drip zone of each tree should be marked

with a fence ortapeline to keep equipment from working under the tree

Where necessary trees should be trimmed or pruned by a professional arborist

Naturescaping
Naturescaping means using native plants in landscaping Many native plants are already

popular such as vine maple Oregon grape salal and rhododendrons Others such as red

currant bunchberry or wild rose are less well known but also fit well into landscaping designs

Two naturescaping options are

Use Hardy Native Plants

Native plants offer several benefits They grow well in Oregon lolls so they require less

supplemental water and fertilizer They are resistant to many diseases and pests so they need

less herbicides and pesticides Their flowersand fruits provide food andhabitat for birds

butterFlies and wildlife They arewelladapted and hardy in our climate

A list of some common readily available and popular native plants can be found at

www cieanriverspdxorapdfnative plant listpdf or

www audubonportland oropdfnative plantspdf

Use less Lawn

In this option the total area of lawn on the site is reduced Lawn is replaced by other

landscaping

Lawn grass usually requires a lot of irrigation waterabout the same amount as we get in

annual rainfall 35 to 40 inches However lawn needs most of the water during the driest time

of year so natural rainfall isntadequate to keep a lawn green

Lawns also require a lotof fertilizer pesticides and herbicides to stay green and lush Birds are

especially prone to getting sick from eating insects treated with yard chemicals

Few homeowners are willing to reduce the water and chemicals and let their lawn be less than

perfect The most practical way to reduce the environmental effect of lawn is to reduce the

amount or area and use ground covers

Safe Outdoor Wood

Inthe past wood has been preserved from weather insects and rot with very hazardous

chemicals such as creosote and pentachlorophenol Wood preservatives such as CCA Copper

ChromiumArsenate were an improvement but still can be hazardous and can escape into the
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environment CCA is being phased out but may still show up in some lumberyards until

existing stock is depleted

Two options for outdoor wood

Use Safer Wood Protection

Wood treated with less hazardous chemicals is available When treated wood is used as mudsill
or foundation post the material has an extended life in moist conditions reducing maintenance
and enhancing longevity Alkaline Cooper Quat ACQ Copper Azole and Borate treated wood

or similar is required for these points No CCA or ACA type treated wood is allowed to claim
these points The phase out of the sale of CCA and ACA chemicals took effect December 31
2003 Existing stock of chemicals and treated wood can continue until existing stocks are

depleted

Note ACQ and copper azole are corrosive to untreated metal fasteners Check manufacturers

specifications for approved fasteners

Earth Advantage discourages use of naturallyrotresistant woods such as cedar and redwood
because these trees are scarce

co

Use Plastic Lumber

Waste plastics are being recycled into several types of plastic lumber Usually the plastic is

mixed with wood fiberglass or other fiber to give it tensile strength Highquality plastic lumber

appears to be weatherproof insectproof and rotproof without any hazardous chemical

x treatments One manufacturer claims its plastic lumber is much less slippery than wood when
W wet Plastic lumber can work well in outdoor applications such as decks fences and walkways

land Use
Within Oregon the urban growth boundaries have been established limiting the land available
for development Using the available developable land effectively is important

Size of Lot

The Metro 2040 planning goals in Portland call for increasing density around light rail stations

and at designated areas where facilities such as streets have the capacity for serving higher
densities Projects that support these goals help reduce urban sprawl and the loss of faun and

forest lands support transportation options and make efficient use of public facilities and

infrastructure roads sewers water Density levels that qualify for bonus points in the Earth

Advantage program are 10 singlefamily units per acre and 24 units for multifamily
developments of developable land

Size of Home

This measure rewards smaller houses The average size house being built in the United States

is2500 sq feet This is more than double the size of an average house built in 1950 1200 sq

feet Projections are that the average size of a house will continue to get larger Larger
houses mean that moreraw materials need to be consumed to build the house Couple this
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with the average size family becoming smaller much more raw material resources are being

consumed to house the average homeowner

While there are no measures associated with these concepts they are recommended by Earth

Advantage

Onecaror No Garage
Autos consume large amounts of energy and produce large amounts of air and water pollution

Reducing auto trips directly benefits the environment More and more homeowners are willing

to reduce auto travel and use public transportation for trips such as commuting Aonecar

garage indicates that the buyer will have one instead of two cars This option is most practical
for houses located near bus or light rail

No garage indicates that the homeowner will walk use public transit or other options such as

bicycles

Locate on Transifi Line
If you seleck this option the dwelling must be located close enough to a bus or light rail line to

make it very easy to use public transit The distance is negotiable but generally is not more

ti

than two blocks

The 1995 City Life project a mix of townhouses condominiums and a duplex is located in a

Portland neighborhood one block from a major arterial and bus lines No garages were included

in the project All the units sold within two months of completing construction t
x
W

Mixed Use Development
Developments that mix housing shopping and work are becoming more common For example
the Earth Advantage Belmont Dairy project in southeast Portland is designed with lofts above

onstreet retail stores The Earth Advantage Hollywood Library project has affordable housing

apartments above the library The Earth Advantage Museum Place South project incorporates a

grocery store at the ground level and apartments and condos above

The River District in Portland mixes houses retail shopping public buildings and office

buildings These developments encourage walking and bicycling by making distances

convenient for short trips and shopping

SunlightJSolar Options
Sunlight kills pathogens It is also important to mood helping prevent Seasonal Affective

Disorderatype of depression associate with dark winters

Orienting major glazing areas to the south is the simplest way to ensure sunny interiors as well

as the benefits of solar heating and natural cooling

Sun Tempering
Sun tempering orients major glazing areas to the south to take advantage of solar warming
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during winter and natural shading and cooling during summer Sun tempering can reduce

annual heating energy use by about 5 to 10 It can add day lighting to provide a sunny

interior and experience shows that Pacific Northwest buyers like day lighting Sun tempering
adds no cost it is a design measure

Sun tempering design guidelines include
50 or more of the summer sun dwellings glazing area faces south within t30
The south glazing is open to the sun in winter between900 am and300 pm on

December 21st and wontbe shaded by buildings or trees

South roof overhangs are 112 to 3 feet deep for summer shading

Natural cooling
In the Willamette Valley natural cooling can keep a house comfortable throughail but the

hottest days of summer

Natural cooling includes acombinationmixof the following measures

Westfacing glazing on living spaces is not more than 10 of the total glazing area The

purpose is to prevent summer overheating by low afternoon sUn

Overhanging eaves shade walls and windows in summer The overhang should be 112 to

3 feet wide

Vents along the full length of eaves or soffits and the roof ridge reduce the buildup of hot

air in attics

Large shade trees near a building cool it in two important ways First a tree absorbs hot

sun before it reaches the building Second a tree transpires water from the ground into the

air As this water evaporates from leaves the air is cooled Trees also temper the

x
w brightness of summer sunlight which makes it more comfortable for most people This

adds to the feeling of coolness

SolarWaterHeaters

In Oregonsclimate solar panels can provide about half a familysannual energy for hot water

Today solar systems offer improved more reliable protection from freezing as well as lower

maintenance With the Oregon State income tax credit for solar water heaters the initialcost

of a system is reduced and the payback is shorter Solar panels are also a good choice for

heating outdoor swimming pools
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RESOURCE EFFICIENCY
Earth Advantage certified homes are designed to use resources wisely Earth measures include

durable long lasting products made of recycled materiaisor natural materials that reduce the use of

natural resources such as timber and petroleum products Earth Advantage homes include

measures that minimize waste and promote environmentally sound building and construction

practices

Efficient Use of Wood
There are two ways to reduce the amount of wood used during construction

Use Composites
Composite wood products make much better use of trees than solid lumber When dimensional

lumber is sawn from a tree only about half the tree is used When a tree is chipped up and then

reformed into composite products such as oriented strandboard nearly all the tree is used

Composites such as floor trusses offer higher strength with less material A truss uses about

40 less wood than the samesize lumber joist Arid composites are usually precut to fit the

house plan so very little scrap is generated

Dimensional lumber must be cut from highstrength trees such as Douglas fir Composites can be

made from less valuable trees such as aspen or poplar

Wood especially wood from secondgrowth trees is often flawed Lumber may be warped
cracked or checked Lumber shrinks as it dries out which can cause problems such as drywall

corner cracks and squeaky floors Composites are straight and uniform and do not shrink

Examples of composite materials are

Floor trusses and subflooring
Studs

Rafters and beams

Interior trim

Decking

Use Advanced or Intermediate Framing
Advanced Framing includes several different measures that can reduce the amount of lumber

These can include
Wall framing on 24 module

Ladder blocking to replace stud channels

Sandwich headers

Reducing nonstructural components such as excess window cripples or headers on gable

ends

Drywall fasteners to replace blocking and nailer studs
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These measures were all developed by the National Association of Homebuilders in a research

report titled Reducing Home Building Costs with OVE Optimum Value Engineering Design and

Construction These measures have been accepted In codes They have been widely adopted
in practice CABO Code includes a chart showing when 24 framing modules can be used

Halfinch drywall can span 24 framing without waviness But if this is a concern high density
ceiling board can give more confidence at only slightly more cost about 10 Sidings such as

58T111 Channel and Reverse BoardandBattenare rated for 24span Insulation bans are

available in 2212width to fit the cavities

Intermediate Framing includes all the features of Advanced Framing except the module can

remain at 16 on center

Sustainable or Salvaged Wood
Another option is to use lowimpact wood that has either been recycled or sustainably harvested

Use Salvage Wood or Wood Replacements
Earth Advantage encourages the reuse of wood Many buliders have tried resawn lumber for

flooring beams and trims with excellent results Clear tightgrain wood is getting difFicuit to

c find and is very expensive So salvage wood is a viable alternative

t
New woodlike products have appeared that replace wood For example bamboo flooring that

F looks and performs like wood is available Bamboo is a type of grass that grows quickly

x Some forests are managed to harvest trees yet keep the forest healthy Trees are harvested
W individually and removed without damaging surrounding trees Cut branches and trimmings are

left to decay into new soil instead of being burned or chipped The healthiest and biggest trees

are left to seed future generations instead of being cut Harvesting is designed on a long
rotation so young trees have time to grow back and replace cut trees

These sustainable forests have been independently certified by organizations such as Scientific

Certification Systems and the Rainforest Alliance using the Forestry Stewardship Council FSC
certification system

NonwoodStructures

Several structural systems have been developed to replace wood framing The most common at

this time are foamcore panels foamfilled blocks filled with rebar and concrete and steel

framing These systems have many performance benefits compared to wood and may be cost

competitive depending on the type of building and the price of wood

Structural Insulated Panels Foam Panels
Foam panels sandwich expanded polystyrene EPS foam plastic between two sheets of

composite oriented strandboard OSB The assembly is glued together under high pressure
The panels are stronger than framing and more earthquakeresistant
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EPS contains no chlorofluorocarbons CFCs or chlorine and does not outgas harmful chemicals

To make EPS foam one quart of oil is expanded to make 40 quarts of foam Note that EPS is

not the same as blueboard

EPS does not bum or sustain a flame When exposed to high heat it does smoke The smoke is

toxic to humans but probably no more so than smoke from other building components or

furnishings

The panels have several benefits They are precut to the house plan so they can go up very

fast Because little cutting is needed not much waste is produced They contain about 75 less

wood than a framed wall Panels have higher insulation value reduce air leakage and resist

moisture and rot Some panels are treated with borates to keep insects from burrowing into

them Siding and drywall can be nailed into the panels

Insulated Concrete Forms

There are several ICF block systems on the market Most use expanded polystyrene EPS

blocks or panels that are laid up in courses rebar installed and concrete poured into cavities in

the blocks There are other systems such as Rastra uses recycled foam and a concrete mix to

create the blocks Another system uses waste wood shredded up and a concrete mix to create

the blocks

Like foam panels concretefilled ICF block walls are very strong and earthquakeresistant and

they go up quickly They also have high insulation values are airtight and are moisture

resistant

ICF blocks lend themselves to stucco exterior finishes Interior drywall is glued on or screwed

intometal strips embedded in the blocks Some builders fury out interior walls Blocks can also

be treated to resist insects

RerycledcontentProducts

Many building products are being made with materials that wereonce thrown away These

materials deliver performance and quality at competitive prices

For example recycled polyethylene terpthalate PET carpet made by Image Industries uses

plastic from soda pop and catsup bottles The company recycles more than 200 million pounds

of bottles per year into carpets

Recycled content products close the loop by diverting wastes from landfills and turning them

into new materials

Inhouse Recycling
To make it easier to recycle household wastes kitchens can be designed with builtin recycling
stations These stations can range from simple wire baskets on a cart to builtin cupboards and

drawers with removable containers
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Recycling storage can also be located in the garage or another utility area such as a laundry
room Household recyclables include newspaper magazines scrap paper metals plastic
containers dairy cartons glass and deposit bottles and cans

Drywall
Recycled drywall products include ail types such as underlayment soffits and green board All

drywall is covered with recycled paper

Insulation

Blownincellulose insulation is made from recycled newspaper and wood fiber The insulation

can be blown into attics and walls and some companies can wetspray into open wall cavities

Some fiberglass insulation contains recycled glass Rock wool is made from recycled mineral slag
left over from metal smelting Amoco green foamboard contains more than 50 recycled post
consumer foam scrap

Carpet
Image carpet is made from recycled plastic bottles The bottles are chipped up and melted The

plastic PEf is then extruded into fiber which is then dyed and woven

t

PET carpet is suitable for residential uses It is naturally stainresistant and does not outgas any
harmful or irritating chemicals

o
t

W Commercial carpet companies such as Shaw Collins Aikman and Interface recycle worn

carpet They are also recycling inhouse at their manufacturing plants

Ceramic Tile

Recycledcontent tiles look and perform like any other ceramic tile The difference is that they
contain recycled glass

Paint

Recycled unused waste paint is collected filtered and mixed to consistent colors and sold

through retailers in Portland and other areas

Brick

Mutual Materials makes bricks that contain about 15 recycled used brick saving on energy to

fire the new brick and reusing a waste material

Wall Coverings
The Homasote Company makes fabriccoveredDesignWall boards in a variety of colors The
board is 100 recycled cellulose and the fabric is jute The boards make good tack walls

Roofing
Several new roofing products include recycled materials CernWoodroof shingles are made
with a mix of wood fiber and cement
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Classic Products shakes are recycled aluminum Also available are recycled plastic roof gable

and soffit vents

Landscape Walls

A Portland company The Wail recycles concrete into outdoor landscape walls Recently the

company has developed an exterior recycled wall finish that looks like stone

Natural Flooring
Linoleum is made from natural nontoxic materials such as wood flour ground limestone pine

resin linseed oil cork jute and natural pigments It has excellent wear characteristics and is

available in a variety of colors and styles Linoleum is nontoxic and replaces sheet vinyl

flooringanoilbased product that may outgas harmful chemicals

Flooring is also available that is made from natural fibers including jute colt husk of coconut
and sisal These fibers are very tough and longlasting For flooring they are woven into

handsome fabrics in natural colors and dyed patterns

Concrete with Fly Ash

Fly ash is precipitated from coal smoke by scrubbers in smokestacks Fly ash has been mixed

into concrete for many years You can let your concrete supplier know you are interested in

using fly ash and ask if it is suitable for your application

Water Efficiency
Earth Advantage offers multiple ways to use water more efficiently

WaterefficientFixtures

Lavatory faucets with lowflow aerators can reduce water use by restricting

Watersaving Appliances
New energy and water efficient clothes washers and dishwashers offer an excellent opportunity
to reduce household water use

Efficient clothes washers can save both water and energy while reducing wear on clothes The

key is a design thatuses a horizontal drum so the washer is frontloading These washers use

much less water For example the Asko model uses 14 gallons per load as compared to 47 for

a conventional washersaving a typical family about 15000 gallons of water per year Because

these washers can spin faster and get more water out during the rinse cycle less drying is

neededusing less energy

The washers have no central agitator so clothes wearout less quickly They also use only about

half the detergent and rinse it out more thoroughly

New dishwashers use less than half the water and energy of conventional units They are also

much quieter Some have stainless steel interiors for extremely long life

M

t
x

W
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Irrigation Systems
Irrigation systems can be operated by timers and moisture sensors to ensure that water is not

wasted Timers are available from all major irrigation manufactures

Other watersaving irrigation options
Multicycling for multiple start timers
Low trajectory nozzles and pressurecompensating devices or microspray nozzles

Zoned systems
Lowvolume drip is an example irrigation systems

t

t
x
W

2005 Earth Advantage Inc All rights Reserved AttaChmerlt I 259

Zg PLD0600012 et al



Earth Advantage Residential Resource Guide

ENERGY EFFICIENCY

Earth Advantage certified homes are designed to perform at least 15 better than local building

practices High efficiency appliances lighting windows and doors all make a difference in Earth

Advantage homes In addition tighter housesealing practices and higher insulation levels help

reduce energy use Higher furnace and water heating efficiencies also improve the performance of

the house

Key Features of Energy Efficient Homes

When properly used in home construction energy features can help a home operate more energy

efficiently improve the indoor air quality enhance the comfort of the homeowners minimize

moisture problems and increase longterm durability of the home

The following features are ways to improve the energy efficiency of new homes

Create a continuous air barrier system
By creating a continuous air barrier system the air leakage between conditioned and unconditioned

iLTI

spaces can be minimized Understanding how alr moves m ana ouL or a ivy is o

following describes the forces that can cause air to move between conditioned and unconditioned

spaces

Air Leakage Driving Forces

Experience has shown that the air sealing measures in the 1992 Oregon Energy Code have helped
ensure much more comfortable draftfree new houses However Codeminimum sealing may leave

some gapsenough to cause discomfort problems and significant energy losses

All horses allow some amount of air infiltration through gaps holes and penetrations in the building

envelope The air exchange rate can be highly variable from house to house Recognized
standards recommend a maximum of035 air changes per hour approximately 13 of the air in the

dwelling is replaced in one hour The problem with a house that is not sealed well the air

infiltration comes in from crawlspaces attics garages and wall cavities This air can bring pollen

dust mold radon humidity insulation fibers and other contaminates into the house

The most important air leaks to seal are those at the top and the bottom of the house especially on

multistory houses This includes any air channels that run all the way from the bottom to the top of

the house such as duct or flue chases

Air leakage in a home is brought about through
Holes the larger the hole the greater the air leakage Large holes have higher priority for air

sealing efforts

Driving force a pressure difference that forces air flow throughahole Holes that experience

stronger and more continuous driving forces have higher priority
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The common driving forces are

Wind caused by weather conditions

Stack effect upward air pressure due to the buoyancy of air

Mechanical blower induced pressure imbalances caused by operation of fans and blowers

Wind is usually considered to be the primary driving force for air leakage When the wind blows

against a home it creates ahighpressure zoneon the windward areas and aloespressure zone

on leeward areas Outdoor air from the windward side infiltrates into the home while air exits from

the leeward side Wind acts to create areas of differential pressure which cause both infiltration
and exflitration

The temperature difference between inside and outside causes warm air inside the home to rise

while cooler air falls creating a driving force known as the stack effect The stack effect is weak

but always present Most homes have large holes Into the attic and crawl space or basement
Because the stack effect is so prevalent and the holes through which it drives air are often large it

is usually a major contributor to air leakage moisture and air quality problems

Poorly designed and installed forcedairsystems can create strong pressure imbalances inside the

home which can increase air leakage whenever the heating and cooling system operates In

addition unsealed ductwork located in attics and crawl spaces can draw pollutants and excess

moisture into the home Correcting duct leakage problems is critical when constructing an energy

Q efficient home

x
W Pay close attention to these areas

Recessed lights
One common air leakage area at the top of a house is created by recessed light fixtures The

fixtures not only leak air when the lights are on the heat of the light bulbs can actually drive

warm air into the attic orvaultcausing the fixture to act just like a warm chimney Airlock

type fixtures do not leak air Correct installation of these fixtures is important to keep the

integrity of the homesenvelope

Tub drains

Another big leak is the hole cut in the subfloor for the drain under tubs and showers This hole

may be as much as afootsquare One way to seal it is to cut a piece of foam board or plywood
to fit around the drainpipe and seal with expanding foam

Flue chases

Metal flues located inside chases may leak a lot of air because the chase is tall and it acts like a

chimney letting warm room air leak out One way to stop this leak is to seal between the flue
and the chase at the fire blocking A sheet metal collar can be cut to fit snugly between the

framing and the flue
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Windows
The Earth Advantage window Uvalue minimum is 035 instead of the Code minimum of040

Usually a Code window can be improved to Earth Advantage efficiency by adding argon gas fill

Manufacturers also offer difFerent types oflowemissivity or lowecoatings The more efFcient

windows may have a better coating and wider air space

Heating Systems

Heat Pump
Heat pump efficiency of HSPF 80or better for split systems separate indoor and outdoor units

Ductwork leaks sealed

The HSPF or Heating Season Performance Factor of80is recommended New units are now

available that are even much more efficient

The most efficient heat pump unit can be compromised by leaky ductwork Duct leaks can restrict

the amount of supply air reaching rooms reducing comfort Leaks on the return can pull in air from

an attic garage or crawlspace

Research studies conducted in the Pacific Northwest have shown that air leaks in typical forcedair

system ductwork can cause 15 to 30of the conditioned air to be lost Typically supply and return

ducts are in unconditioned spaces such as attics and crawls Ducts may leak at joints especially at

distribution plenums air handlers and at floor boots Panned joists are no longer allowed in

Oregon The air handler blower pressurizes the ducts forcing air out at the supply leaks and pulling

air into the return

The same studies have shown that unbalanced supplies and retums increase the overall leakage of

the house substantially This usually happens when there are more supplies than returns so the

return side balances the system by pulling in makeup air from attics garages or crawlspaces

Mastic or approved foil tape with thick adhesive is required for duct sealing Field studies have

shown that cloth duct tape may not stay sealed over time

Create a continuous insulation barrier

Install insulation continuously as possible between conditioned and unconditioned spaces Areas of

most concern are

Exterior walls

Floor systems over unconditioned or exterior spaces

Ceilings below unconditioned or exterior spaces

Wali areas adjacent to attic space such as knee walls and attic stairways

Wall areas that extend into unheated basements such as basement stairways

Select and install energy efficient windows

Design home with minimal east and west glass area locate additional glass on south side for

passive heating in winter months
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Use doubleglazed windows withUvales of 035 or better

Use lowemissivity coatings and other high performance features

Shade windows in summertime

Design heating and cooling system for efficiency
Select high efficiency equipment designed for local climate conditions

Size and install equipment properly
Use Manual S Residential Equipment Selection to help select the equipment for the home

published by the Air Conditioning Contractors Association ACCA
Use Manual J calculations for sizing the heating and cooling system published by ACCA
Eliminate potential for back drafting of combustion appliances
Install fresh air ventilation systems to Ming in outside air when needed

Seal ductwork
Design ductwork using Manual D published by ACCA

Size ductwork to meet the heating and cooling load of each room

Lay out ductwork to supply proper airflow measure airflow to assure comfort

5eal ail duct leaks except those in removable components with mastic or mastic plus fiber mesh

Seal leaks around removable components with the proper tape

Domestic water heating
Water can be heated by a variety ofsources electric gas warm wastewater propane and the

sun No matterwhatthe source is to heat the water using efFdent equipment and products that

control the use of water will make for acosteffective operation The following are measures that

should be considered for incorporated into your project

Electric

Tank Energy Factor EF of093 or higher On tanks over 60 gal EF 091
Gas

Tank Energy Factor EF of062 or higher
Instantaneous Gas

The use of demand water heater can eliminate up to 33 of the standby loss from

conventional tank models The unit must meet the Oregon Department of Energy Residential

Energy Tax Credit specifications for credit

Solar

A solar hot water system consists of a solar panel positioned on the roof of a dwelling facing
south or within 30 of south collecting the solar heat and transferring that heat to an exchanger
in a holding tank The preheated water from that tank flows into the main water heater which

allows the primary tank to use less energy to heat the water

Set tank fihermostafi at 120 F

Setiang the hot water tank temperature to 120 F saves energy and helps protect occupants
from accidental scalding The dishwasher can heat up its own water with its internal booster

heater
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Choose energy efficient appliances
Major appliances can use a significant amount of energy to operate Most appliances last far many

years with some last 20 or more years Therefore an appliance that isntas energy efficient as

other models will lock the homeowner into paying higher operating costs over the life of the

appliance

In general look for the Energy Stars label which ensures your client that the appliance is in the

upper tier of energy efficient models In the State of Oregon the Oregon Department of Energy

has a Residential Energy Tax Credit program that offers a tax credit on qualified major appliances

Please seewwwenergystateorusrestaxtaxcdthtm for more information on systems and tax

credit amounts

Dishwashers

Things to think about when selecting a dishwasher

Water heating accounts for close to 80 of energy use

Models using less water use less energy

Look for models that have light medium and heavy cycle options

Select models with supplemental or booster water heater and then set the water heater to 120

Model should have energy saving airdry ornoheat dry switch

Clothes Washers and Dryer rn

Things to think about when selecting a clothes washer
m

Select an energy and water efficient model typically a frontload washer though some topload
washers use as little water to wash the same size load as afrontloader d

Select a model that offers several wash and rinse cycles
x

Refrigerator
W

Things to think about when selecting a refrigerator
The most efficient models are in the 16 to20cubic foot range

Energy efficient lighting
Compact Fluorescent fixtures

These fixtures are designed to only accept fluorescent lamps The variety of available fixtures has

increased dramatically over the past few years

Compact fluorescent lamps
The number and sizes of compact fluorescent lamps has increased dramatically in the past few

years The options to look for are lamps that will provide the same type oflight quality of

incandescent models Look for lamps with a color rendering index of 82 or better and a color

temperature of 2700 to 3000 Kelvin

Ti3 T5 and T2 options
Many new fixtures have been developed that incorporate the T8 1 fluorescent technology This

smaller diameter bulb allows the fixture to have a smaller profile allowing it to be used in many

more locations than the T12 1 12 lamp fixture Newer developments have made the fluorescent

tube even smaller in diameter with the introduction of the T5 58and T214 lamps This has
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allowed the incorporation of the fluorescent lamps into applications such as under the base cabinet

and under top cabinet applications

Dimmer Switches
Dimmer switches are designed for lowering the light output of lamps This corresponds to using
lower energy though it is not an equivalent lowering of the energy consumption for all sources

Please note that not all fluorescent lamps can be dimmed Please check the manufacturers

directions for the lamp

Motion Sensor Occupancy Sensor

Motion sensors control the lighting by detecting either motion or heat in a space This can lower

the consumption of energy Please note that not all fluorescent lamps are compatible with these

controllers Please check manufacturers directions for the controller and lamp

Passive solar designs
Your homeswindows walls and floors can be designed to collect store and distribute solar

energy in the form of heat in the winter and reject solar heat in the summer This is called passive
solar design or climatic design because unlike active solar heating systems it doesntinvolve the

use of mechanical and electrical devices such as pumps fans or electrical controls to move the

solar heat

Five Elements of Passive Solar Design

Aperture Collector the large glass window area through which sunlight enters the building

Typically the apertures should face within 30 degrees of true south and should not be shaded by
other buildings or trees from 9am to 3prn each day during the heating season

Absorber the hard darkened surface of the storage element This surfacewhich could be that of

a masonry wall floor or partition phase change material or thatof a water containersitsin the

direct path of sunlight Sunlight hits the surface and is absorbed as heat

Thermal mass the materials that retain or store the heat produced by sunlight The difference

between the absorber and thermal mass although they often form the same wall or floor is that

the absorber is an exposed surface whereas storage is the material below or behind that surface

Distribution the method by which solar heat circulates from the collection and storage points to

different areas of the house A strictly passive design will use the three natural heat transfer

modesconduction convection and radiationexclusively In some applications however fans
ducts and blowers may help with the distribution of heat through the house

Control roof overhangs can be used to shade the aperture area during summer months Other

elements that control under andor overheating include electronic sensing devices such as a

differential thermostat that signals a fan to tum on operable vents and dampers that allow or

restrict heat flow lowemissivity blinds and awnings
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Performance Testing
To help ensure a properly designed and installed air handler system and the air tightness of the

shell of a home several performance tests can be conducted These tests will help identify

weaknesses in the systems being tested and help show where corrective measures can be taken to

improve the performance of the system being tested

Duct Testing The best method to ensure airtight ducts is to pressure test the entire duct

system including all boot connections duct runs plenums and air handler cabinet Much like

pressure test for plumbing ductwork can be tested during construction so that problems can be

easily corrected

In most test procedures a technician temporarily seals the ducts by taping over the supply
registers and return grilles Then the ducts are pressurized to a given pressure usually 25

Pascals This pressure is comparable to the pressure the ducts experience when the air handler

operates

The ducts are usually tested for tightness using a duct testing fan Measuring the airFlow

through the fan gives an estimate of the air leakage through unsealed seams in the ductwork

Blower DoorPesting While there are many well known sources of air leakage virtually all

homes have unexpected air leakage sites called bypasses These areas can be difficult to find

and correct without the use of a blower door This diagnostic equipment consists of a

temporary door covering which is installed in an outside doorway and a fan which pressurizes

forces air into or depressurizes forces it out of the building When the fan operates it is

easy to feel air leaking through cracks in the building envelope Most blower doors have

gauges which can measure the relative leakiness of the home

One measure of a homesleakage rate is air changes per hour ACFi which estimates how

many times in one hour the entire volume of air inside the home leaks to the outside The

example a home that has2OOQ square feet of living area and 8foot ceilings has a volume of

16000 cubic feet If the blower door measures leakage of 80000 cubic feet per hour the

home has an infiltration rate of 5 ACH The leakier the house the higher the number of air

changes per hour the higher the heating and cooling costs and the greater the potential for

moisture comfort and health problems

To determine the number of air exchanges per hour many experts use the blower door to create a

negative pressure of 50 Pascals on the home Fifty Pascals Is approximately equivalent to a 20

mileperhour wind blowing against all surfaces of the home

2005 Earth Advantage Inc All rights Reserved ttaCI1111Bnt I 266
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ECOLOGY MIX SPECIFICATIONS

Page 2

ProTime 710 PDXPLUS Green Cover Plus Flowers

Designed to provide green cover with persistent color from year to year without

supplemental irrigation or fertilizer after establishment Mowing is not recommended for

maximum bloom PDX PLUS does well in virtually all climatic zones Use a balanced

starter fertilizer Seeding Rate 15 20 Ibs per 1000 square feet depending upon slope

PR8820 Perennial Ryegrass
Eureka Hard Fescue

DwarF Yarrow

Dutch White Clover

Perennial Lupine
Salina Strawberry Clover

California Poppy
Sweet Alyssum
Shasta Daisy
Godetia

Loliurn perenne PR8820 56

Festuca ovina duriuscula Eureka 15

Yarrow millefolium 75

Trifolium repens 6

Lupinus perennis 5

Trifolium fragiferum Salina 3

Eschscholzia californica 3

Alyssum maritimum 2

Chrysanthemum maximum 15

Clarkia amoena 15

ProTime 712 PDX Habitat

The newest in our ecology seed line PDXHabitat features species selected to attract

butterFlies and hummingbirds to your site Additionally the low maintenance aspects of

our other environmentally friendly mixes are the backbone of this product

PR8820 Perennial Ryegrass Lolium perennePR8820 55

Quatro Tetraploid Sheep Fescue Festuca ovina 1 Quatro 15

Lemon Mint Monarda citriodora 5

Dutch White Clover Trifolium repens 5

Salina Strawberry Clover Trifoiium fragiferum Salina 5

Lupine Lupinus perennis
Godetia Clarkia amoena 4

White Yarrow Yarrow millefolium 3

Gold Yarrow Achillea filipendulina 2

Butterfly Weed Asclepias tuberose 1

M
tD

s
x
w

Mixes are subject to change without notice Attachment I 268
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Witham Oaks Habitat Enhancement Plan December 2006

Introduction

This report outlines conceptual habitat enhancement measures that are proposed as part of the

Witham Oaks development project These measures are proposed to address issues

associated with the presence of an intermittent stream on the site that may be a fish bearing

stream as identified in the City of Corvallis Natural Features Inventory that was conducted in

2002 and adopted in 2004 by the City Council City of Corvallis ordinance requires a minimum

50 foot buffer from the wetlandupland boundary of wetlands that are adjacent to a ashbearing

stream The Witham Oaks development plan proposes a reduction from the minimum buffer

standard along portions of the wetlandupland boundary adjacent to the southern edge of the

developed area

A wetland delineation completed in 2006 identifies wetlands adjacent to the stream The

wetland upland boundary in this area is approximately 3360 feet in length and under the

proposed site plan approximately 2085 feet 62 would have or exceed the 50 foot buffer

standard between the developed area and the wetlandupland boundary The remainder 1275

feet 38 would have a buffer of less than 50 feet More specifically approximately 695 feet

21 would have a 25 to 50 foot buffer approximately 500 feet 15 would have a buffer less

than 25 feet and approximately 80 feet 2would have no bufferie the development

boundary would be immediately adjacent to the wetland boundary The development plan the

wetlands that were delineated in 2006 and the location of the 50 foot buffer standard are shown

in Exhibit 71 in the application submittal

To compensate for the amount of area with reduced or no buffer habitat enhancement plantings

of native trees and shrubs and control of invasive exotic woody species are proposed for both

upland and streamside areas between the southeast edge of the development and the bike path

where the majority of reduced buffer is located The enhancement measures will be applied at

a 21 ratioie enhancement will be done on 2 acres for every 1 acre of reduced buffer area

The streamside plantings will provide stream shading for cooler summer water temperatures

filter sediments and intercept pollutants stabilize soil and streambanks to prevent channel

erosion and downcutting provide habitat for riparian invertebrates and improve connectivity for

terrestrial wildlife passage up and down the stream corridor Plantings in uplands will increase

habitat diversity on the site provide visual screening between the developed and undeveloped

areas and potentially could function as a physical barrier to restrict human access to the

wetlands Restricted access could benefit vegetation and wildlife by reducing disturbance

caused by the presence of people and pets

Current Conditions

The development site is located on a very gently sloping southerly aspect The stream

originates north of the site and flows along the west side of the bike path into the northern part

ofthe proposed development area crosses to the east side ofthe bike path and continues

flowing south through the wetland area It crosses back to the west side of the bike path about

200 feet north of Harrison Boulevard and leaves the site through a culvert that drains to Oregon

State University lands on the south side of Harrison Boulevard From this point it is conveyed

by a channelized ditch to its outfall into Oak Creek
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Witham Oaks Habitat Enhancement Plan December 2006

The entire wetland area and adjacent uplands are dominated by nonnative vegetation with very
few native plant species present Many of the dominant nonnative species are invasive in

wetland and upland prairies and woodlands in the Willamette Valley These include English
hawthorn domestic pear Armenian Himalayan blackberry Scots broom sweetbrier rose and

several species of pasture grasses

East of the creek are open meadows dominated by nonnative pasture grasses with scattered

small trees and shrubs including English hawthorn domestic apple domestic pear Armenian

Himalayan blackberry and sweetbrier rose There are a few native Oregon ash and Oregon
crabapple growing in this area as well Also on the east side of the creek is an area of fill that is

dominated by dense Armenian blackberry English hawthorn and Suksdorfs hawthorn This

area is proposed for either a stormwater retention pond or a wetland mitigation site

The stream corridor on the east side of the bike path has a narrow broken overstory of small

trees including Oregon ash Suksdorfshawthorn and English hawthorn The northern third of

this reach has very little woody vegetation and is dominated by dense pasture grasses

Habitats on the west side ofthe creek and bike path have more woody vegetation because they
have been heavily invaded by English hawthorn and Armenian blackberry A patch of young

Oregon ash forest is located near the south boundary ofthe site on both sides of the bike path

In general invasives have severely impacted the plant communities on the site A few native

herbaceous species are present mostly in areas west of the bike path However no native

dominated plant communities remain on the site

x Proposed Enhancements
w

Proposed enhancements will focus on increasing native woody vegetation and controlling
invasive exotic trees and shrubs near the proposed development and along the creek

Enhancement measures will be implemented between the development area and the bike path
from Street A east of lot 156 south to the area adjacent to the east side of lot 107 Attachment
A

Proposed enhancement measures include the following

1 Removecontrol nonnative woody vegetation A variety of methods is available including
manual cut with chainsaws mechanical mowing brush hog and chemical herbicide A

combination ofmethods likely wil be necessary For example shrubs and trees such as

Armenian blackberry and English hawthorn can be mowed or brush hogged but will resprout
from the cut stumps The stumps can be treated topically with herbicide immediately after

cutting and resprouts can be treated with afollowuptopical application Broadcast spraying of

herbicides should be avoided to minimize impacts on nontarget species including birds
invertebrates and remnant native plants

2 Plant native trees and shrubs that are appropriate to the site and to the particular habitats

present Plantings will occur both in uplands and along that portion of the stream corridor that

extends from Street A south along the west side of the path Planting stock should be obtained

from focal seed or cuttings Importation of plant material from distant sites or other ecoregions
is discouraged because planting stock may not be adapted for the local site conditions and may

Attachment 1 271
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Witham Oaks Habitat Enhancement Plan December 2006

negatively impact genetics of local native species A list of native species that could potentially
be used is included in Attachment B with information about habitat and hydrologic requirements
and habitat values Native trees and shrubs should be planted along the stream to enhance

stream habitat and water quality In upland areas clumped and more widely spaced plantings

will allow intermittent views from the developed area into the wetlands and vice versa and

protect additional site values associated with open habitats

Analysis of Benefits of Habitat Enhancement

The proposed enhancement measures will improve habitat values in several ways Exotic
invasive trees and shrubs currently impact much of the site and surrounding habitats by infilling
valuable open habitats displacing native plant and specialist invertebrate species and providing
a seed source for infestation of other sites Efforts to remove these species will open habitat for

native species that will be planted to replace the exotics and will reduce their spread to

surrounding habitats through dispersal by birds and other wildlife While many ofthe exotic

species provide some wildlife habitat values in the form of food cover and nesting habitat their

overall impact on the site and surrounding areas is to reduce species and habitat diversity and

to crowd out native plant species to which local wildlife species are adapted

Streamside plantings of native trees and shrubs can have several beneficial effects on stream

habitat water quality and downstream conditions in Oak Creek Woody vegetation will shade

the stream which will help to keep summer streamffow cooler Dense roots ofwillows creek

dogwood and other riparian shrubs will help to knit the soil together to resist the erosive force of

the stream and stabilize streambanks resulting in less downcutting of the stream channel and d
less sediment carried downstream The network of roots also will filter sediment and pollutants e

preventing or slowing their release into the stream Downstream fish habitats will benefit from

cooler cleaner flows coming off the site t
x

Areas away from the stream will also benefit from plantings of native trees and shrubs The
w

plantings will increase habitat diversity on the site especially if much of the remainder of the site

remains in a relatively open prairie condition Plantings of Oregon white oak Valley

ponderosa pine and a mix of native shrubs will provide structural diversity food and cover for

resident and migratory songbirds small mammals insects and other invertebrates The

plantings wilt partially screen the developed area from the wetlands and from more distant

viewpoints Dense patches of appropriately placed shrubs can be used to restrict access from

some parts of the wetlands tocontrol impacts from human use

According to the Oregon Natural Heritage Information Center ORNHIC no rare species have

been documented on the site A population ofNesons checkermallow Sicaicea neisoniana

federal and state listed as Threatened is documented along Harrison Boulevard approximately
4 mile west ofthe Witham Oaks site The agricultural history of the Witham Oaks site and the

degraded nature of the habitats present in the proposed habitat enhancement area make it very

unlikely that Nelsons checkermallow is present The proposed enhancements are not

anticipated to impact Nelsonscheckermallow or other rare species

Although a wetland mitigation plan has not been completed at this time the enhancements

outlined in this conceptual plan could be coordinated with and complementary to wetland

mitigation activities on the site Por example streamside plantings of native trees shrubs and

herbs could be extended north along the stream corridor through the developed area to the

Attachment I 272
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Witham Oaks Habitat Enhancement Plan December 2006

northern boundary of the development property providing connectivity to habitats in the Citys
open space parkland to the north Also if native prairie type habitats are specified in the

mitigation plan the woody vegetation planted for habitat enhancement will increase habitat

diversity in an otherwise more open landscape

m
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x
w
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Witham Oaks Habitat Enhancement Plan December 2006

Attachments

A Aerial photo map showing locations of enhancement activities

B List of native trees and shrubs suitable for habitat enhancement plantings
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Oregon Freshwater Wetland Assessment Methodology
Revised Edition April 1996

Wetland Assessment Summary Sheet
PHS

Pacific Habitat Services Inc

d
ti
d

C
t
x
W

Project Name Corvallis Natural Resource Inventory Wetland WCOAKW13

Project Location Benton County Wetland Types PSSPEM

Dates of fieldwork NA Approz Area acres 2506

OnsiteAssessment NO Investigators PF

Wetland IJocations East ofWalnut Boulevard north of Harrison Boulevard

Function and Condition Assessment Answers

Wildlife Fish Water Hydrologic Sensxtivty
Habitat Habitat Quality Control ao Impaci

Q2 A Q2 A Q2 B Q2 B

Q3 B Q3 C Q3 A Q3 A

Q4 C Q4 A Q4 A Q4 C

Q5 A Q5 B Q5 B Q5 A

Q6 A Q6 B Q6 C Q6 B

Q7 A Q7 C

Q8 B

Q9A
Q9B A

Results

Wildlife Habitat Wetland provides diverse wildlife habitat

Fish Habitat Wetlands fishhabitat function is impacted or degraded
WaterQuality Wetlands water uality function is impacted or degraded

Hydrologic Control Wetlandshydrologic control is impacted or degraded
Sensitivity to Impact Wetland is potentially sensitive to future impacts

Q2 B

Q3 C

Q4 B

Q5 A
O6 A

Function and Condition Assessment Answers
Enhancement

Potential
Education Recreation Aesthetir

Quality

Q1 Q1 C Q1 A Q1 A

Q2 Q2 A Q2 C Q2 A

Q3 Q3 A Q3 A Q3 A

Q4 Q4 A Q4 A Q4 A

Q5B Q5 A Q5 B Q5 A

Q6 Q6 B Q6 B Q6 A

Results

Enhancement Potential Due to diverse wildlife habitat this wetland cannot be enhanced

Education Wetland site is not appropriate for educational use

Recreation Wetland provides recreational opportunities
Aesthetic Quality Wetland is considered to be pleasing

M
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Oregon Freshwater Wetland Assessment Methodology
Functions and Conditions Summary Sheet PH5

Project Corvallis Natural Resource Inventory Wetland WCOAKW13

Location Benton County Approx Area acresc 2506

Date NA WetlandTypess PSSPEM

Result Wetland provides diverse wildlife habitat

More than one Cowardin class No adjacent Water Quality limited streams

Rationale Dominated by woody vegetation Adjacent land use is primarily agriculture
Less than 05 acres of openwater Wetland buffer is greater than 40

Result Wetlandsfishhabitat function is m acted or degraded
2550ofstream is shaded No adjacent Water Quality Limited streams

Rationale treainis in a natural channel Adjacent land use is rimarily agriculture
10of stream has instream structures Warmwater fish present in stream

Result Wetlandswaterquality functionis impactedordegraded
Primary water source is reci itation Wetland is more than 5 acres in size

Rationale Cantdetermine if wetland floods or ponds Adjacent land use is primarily agriculture
High wetland vegetation cover No adjacent Water Quality Limited streams

Result Wetlandshydrologic control is impacted or de raded

Wetland is not within 100 year floodplain Dominated by woody vegetation
Rationale Cantdetermine if wetland floods or ponds Agriculture downslo e ofwetland

Water has unrestricted flow out ofwetland Open space upslope ofwetland

Result Wetland is potentially sensitive to future impacts
Stream not modified Adjacent land use is primarily agriculture K

Rationale Water not talcen out Adjacent zoning is primarily development W

No adjacent Water Quality Limited streams Dominated by woody vegetation
Resulte Due to diverse yuildlife fiabitat this wetlandcannot be enhanced

Though the wetland generallyprovides diverse habitat portions ofthis wetland unit may

Rationale have enhancement potential

Result Wetland site is not appropriate for educational use

No access allowed to wetland Maintained public access within 250 feet

Rationale No visible hazards to public Wetland is not limitedmobility accessible

Public access to other habitats exist

Result Wetland provides recreational opportunities
Maintained public access within 250 feet Wetland provides diverse wildlife habitat

Rationale No boat launching can be developed No fishing is allowed

Maintained trails viewing areas exist No hunting is allowed

Result Wetlandisconsidered to be pleasing
More than two Cowardin classes are visible Wetland surrounded by natural areas

Rationale 50 ofwetland can be seen Natural odors present at wetland

No visual detractors are present Some traffic and natural noises are present
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Locally Significant Wetlands Criteria
ORS 1972793b

PHS

m
ti

a
t
x
w

Project Name Corvallis Natural Resource Lnventory Wetland WCOAKW13
Project Location Benton County ApprozAreaacres 2506

Date NA Wetland T ess PSSPEM
xc usaons This wetland cannot be designated as significant ifahe

answer to anyofthe criteria below is Yes
1 Is this wetland artificially created entirely from upland anc

a created for the purpose ofcontrolling storing or maintaining stormwatei No
b is used for active surface mining or as a log pone No
e is a ditch without a free and open connection to natural waters ofthe state No
d is less than 1 acre and created unintentionally from irrigation or constructio7 No
e created for the purpose ofwastewater treatment cranberry production

farm watering sediment settling cooling industrial water or a golf hazarc No
2 Is the wetland or portion ofthe wetland contaminated by hazardous

substances materials or wastes as per the conditions of ORS 14186350 1b No
Exclusion criteria satisfied No

Mandatory Locally SignifcantWetland Cateia This wetland is locally
significant if Yeshis the answer to any ofthe criteria below

1 Does the wetland provide diverse wildlife habitat Yes
2 Is the wetlands fish habitat function intact No

3 Is the wetlands water quality function intact No
4 Is the wetlands hydrologic control function intact No
5 Is the wetland less than 14mile from a water body listed by DEQ as

water quality limited water body 303d listand
is the wetlands water quality function intact or impacted or degraded No

6 Does the wetland contain a rare plant community No

7 Is the wetland inhabited by any species listed federally as threatened o

endangered or state listed as sensitive threatened or endangered No
8 Does the wetland have a direct surface water connection to a stream seginenl

mapped by ODFW as habitat for indigenous anadromous salmonidand
is the wetlandsfish habitat function intact or impacted odegraded No

Mandatory Locally Si nificant Wetland criteria satisfied Yes

Optional Locally Significant Wetland Criteria local governmentsmay
identify awetland as significant if Yes is the answer to the criteria below

1 Does the wetland represent a locally unique native plant communityand
provides divessewildlife habitat or habitatfor some species or

has a intact or impacted or degradedfish habitat function or

has a intact or impacted or degraded water qualityfunction or

has a intact or impacted or degraded hydrologic control function r No
2 Is the wetland publicly owned and used by a school or organizationand

does the wetland provide educational uses No

O tional Locally Significant Wetland criteria satisfied No

Locally Significant Wetland
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Wetland Characterization Sheet
PH5

Project Name Corvallis Natural Resource Inventory

Wetland Code WCOAKW13

Dates offield work NA Size acres 2506

Data Sheet Numbers OFFSITE Cowardin Classes PSSPEM

Investigators PF HGM Classes SF RFT

Location Legal
Other

Tax Lots

Hydrologic basin

Soil Mapped series

Hydrologic Source

T11SR SW S 33

East of Walnut Boulevard north of Harrison Boulevard

Oak Creek

Bashaw clay Amity silt loam Hazelair silt loam

Precipitation

Wetland Vegetation

TRFFfi CTRTTR VINES HERBS

ti
ti

Fraxinus latifolia Oregon Ash Agrostis tenuis Colonial Bentgrass x
Crataegus douglasii Douglas Hawthorn 7uncus tenuis Slender Rush W

Alopecurus pratensis Meadow Foxtail

Holcus lanatus Common Velvet Grass

Poapratensis Kentucky Bluegrass

Comments Locally Significant Wetland

OFFSITE Previously delineated DSL WD990556 Witham Hill area with slope wetland to Harrison

Combination ofscrub sluub65 and emergent wetland 35 with intermittent drainage from hill Zoned for

residential Existing land use is undeveloped abandoned pasture

Adjacent upland species Quercus garryanna Rhus divsersiloba Rubus discolor Festuca arundinacea
Pseudotsuga menziesii Crataegus monogyna Cytisus scoparius

COWARDIN CODES

PFO palustrine forested

HGM CODES

RI River Impounding

DADepressional Alkaline

E2F0 estuarine forested EZSS estuarine scrub shrub

PSS palustrine scrubshrub PEM palustrine emergent

EFB Estuarine Fringe Embayment EFR Estuarine Fringe Riverine

LFH Lacustrine Fringe Headwater LFV Lacustrine Fringe Valley

DO Depressional Outflow DCP Depressional Closed Permanent

S 51ope F Flats

t11M estuanne emergent

POW palustrine open water

RFT Riverine Flow Through

DB Depressional Bog

DCNP Depressional Nonpermanent
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Riparian Characterization Form

Corvallis Riparian Inventory

INFORMATION

tion of data point
Tributary to Oak Creels

south ofHarrison

Date

Onsite

Investigators

GPS Location 445701 N 1233009W

Map Number

7122002

OffSite

CRPF

Riparian Code

Reach Length 1575 feet

Hydrologic Basin OAK CREEK

W10

WCOAKR14

00
ti
r

s
t
X

W

WATER RESOURCE INFORMATION

Water Resource StreamRiver X Width 12 feet

LakePond Width feet

Wetland Width feet

LWI Wetland Code

Water present yearround Yes No D

Are salmonids present in the adjacent water resource Yes No C7

Is the water resource listed for temperature on DEQs 303dlist Yes No

Within FEMAmapped100year floodplain Yes No O

Mapped soil series Amity silt loam

Adjacent Land Uses Check as many as needed

Agriculture Residential Undeveloped
CommercialIndus Roads Forestry

Other

Dominant tree species FMSLATIFOLIA

Comments see other page
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Average slope in the riparian area Question 1

10110 D Between 10110 and 51 20 5120

Extentof impervious surface within the riparian area Question 4

Is the stream or water resource constricted by manmade features Question 8

Yes No

Does the orientation of the riparian area allow for shading of the water resource at midday in

summer Question 9

Yes No

Dominantvegetation layer within riparian area Question lo

Woody vegetation Herbaceous vegetation Bare ground

Does woody vegetation hang over the edge of the water Questions 11 14

Yes D No

Large woody debris in riparian area Question 15

Yes No O

Percent ofwater resource bordered by vegetated riparian area at least 30 feet wide Question 16

W

Degree ofdevelopment or human caused disturbance Question 19

How does the NRCS soil survey rank water erosion hazard ofthe dominant mapped unit in

the Riparian Area Question 5

low slight moderate high very high severe

What is the dominant vegetation at the top of bank if defined or edge ofwater resource Question 3

Woody vegetation D Herbaceous vegetation Bare ground

Are there flood prone areas adjacent flat areas depressions swales FEMA mapped 100year

floodplain etc beyond the top ofbank or edge of the water resource Question 6

Yes D No

Is woody vegetation trees shrubs vines greater than 1 meter32feet high dominant in the

flood prone riparian area

Yes No or no flood prone area present O

How many vegetation layersie canopymidstory groundcoerare present

More than 2 2 layers D 1 layer or unvegetated
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Riparian Width Determination

Corvallis Riparian Inventory
RIPARIAN CODE

WCOAKR14

te 7122002 Investigators CRPF

minanthee species Fraxinus latifolia

0
00

Q
s
x
w

Comments Narrow drainage to Oak Creels through OSU agricultural fields Riparian area

farmed with narrow fringe of woody vegetation at top ofbank

Left Right

Agricultural Agricultural
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Riparian Functional Assessment Answer Sheet PHS

Corvallis Riparian Inventory
RIPARIAN CODE

WATER QUALITY wcoR14

1 What is the average slope in the riparian area Score

a Less than 10110 3 pts

b Between 10110 and5120 2 pts 3

c Greater than 5120 1 pt

2 What is the dominant vegetation cover in the riparian area

a Woody vegetation trees shrubs vines greater than 1 meter 32 feet high 3 pts

b Herbaceous vegetation or woody vegetation less than 1 meter32 feet high 2 pts 2

c Bare ground 1 pt

3 What is the dominant vegetation at the top ofbank ifdefined
or edge ofwater resource

a Woody vegetation trees sluubs vines greater than 1 meter 32 feet high 3 pts
b Herbaceous vegetation or woody vegetation less than 1 meter 32 feet high 2 pts 3

c Bare ground1pt x
W

4 What is the extent ofimpervious surfaces within the riparian area

a Less than 10
3 pts

b Between 10 and 25 2 pts 3

c Greater than 25 1 pt

5 How does the Natural Resources Conservation Service formerly
Soil Conservation Service soil survey rank the water erosion hazard

of the dominant mapped unit in the riparian area Select the highest
water erosion hazard description if more than one is listed

a Low slight moderate 2 pts 2

b High severe very high 1 pts

Total Points 13

Function High 1214 pts Medium 811 pts Low57pts

FUNCTION IS HIGIi
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Riparian Functional Assessment Answer Sheet

Corvallis Riparian Inventory

FLOOD MANAGEMENT

RIPARIAN CODE

WCOAKR14

6 Are there flood prone areas adjacent flat areas depressions swales FEMA Score

mapped 100year floodplain etc beyond the top ofbanl or edge of the

water resource

a Yes 3 pts 3

b No p1 t

7 Is woody vegetation trees shrubs vines greater than 1 meter 32 feet high
dominant in the flood prone riparian area

a Yes 3 pts 1

b No or no flood prone area present 1 pt

8 Is the stream or water resource constricted by manmadefeatures

W eg channeIization riprap concrete wall
a No 3 pts 3

b Yes 1 pts

Total Points 7

Function High 89 pts Medium57 pts Low 34pts

FUNCTION IS MEDIiJM
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Riparian Functional Assessment Answer Sheet

Corvallis Riparian Inventory

THERMAL REGULATION

9 Does the aspect or orientation ofthe riparian area allow for shading ofwater

at midday in the summer

a Yes 3 pts

b No pt

10 What is the dominant vegetation layer in the riparian area

a Woody vegetation trees shrubs vines greater than 1 meter 32 feet high 3 pts

b Herbaceous vegetation or woody vegetation less than 1 meter 32 feet high 2 pts
c Bare ground1pt

11 Does woody vegetation hang over the edge ofthe water

a Yes 2pts
1 isb No p

Z
M
00

2 s
s
x
W

Total Points 7

Function High 78pts Medium 56pts Low34pts

FUNCTION IS HIGH
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x
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Riparian Functional Assessment Answer Sheet

Corvallis Riparian Inventory

WILDLIFE HABITAT

RIPARIAN CODE

WCOAKR14

12 How many vegetation layersie canopy midstory groundcover are present Score

a More than 2 layers 3 pts
b 2 layers 2 pts 2

c 1 layer or unvegetated 1 pt

13 What is the dominant vegetation layer in the riparian area

a Woody vegetation trees shrubs vines greater than 1 meter 32 feet lugh 3 pts
b Herbaceous vegetation or woody vegetation less than 1 meter 32 feet high 2 pts 2

c Bare ound 1 pt

14 Does woody vegetation hang over the edge of the water

a Yes 2 pts 2

b No 1 pt

15 Is large woody debris present within the riparian area

a Yes 3 pts 1

b No 1 pt

16 What percent of the water resource edge is bordered by a vegetated riparian
area at least 30 feet wide

a Greater than 40 3 pts
b Between 10 and 40 2 pts 3

c Less than 10 1 tp

Questions continued on nextpage
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Riparian Functional Assessment Answer Sheet
Pxs

Corvallis Riparian Inventory
RIPARIAN CODE

WILDLIFE HABITAT continued wCoaxR14

17 Is surface water present throughout the year Score

a Yes 3 pts

Nob 1 tp 1

18 Is there more than one type of water resourceeg stream wetland lakepond
withinor immediately adjacent to the riparian reach

a Yes
3 isp 1

b No pt

ao

19 What is the degree ofdevelopment orhumancaused disturbance eg buildings

impervious surfaces lawns agriculture trash in the riparian area

a Less than 25 3 pts

b Between 25 and 75 2 pts 3 K
c Greater than 75 1 pt W

Total Points IS

Function High 1923 pts Medium 1318 pts Low812 pts

FUNCTION IS MEDIUM
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Corvallis Natural Features Inventory
Supplemental Riparian Form

oD
d

Q

x
W

Basin OAK Reach WCOAKR14 Size acres 555

Map W1 Length feet 1575

Dominant Cover Type HERBACEOUS

ARA Cover Type Grass short lawn pasture
Other ARA Types NONE

of Total Cover Trees 2 Shrubs 2 HerbsNines 96 Bare 0

Dominant Cover Type
At Edge of Water WOODY

Edge ofWater ARA Type Open 30 canopy nonoak woods

Riparian System LOTIC

Trees

Type DECIDUOUS

Dominant Species Oregon ash Fraxinus latifolia

Secondary Species Douglas hawthorn Crataegus douglasiii

Total Cover O10 O 1050 O 5090 O 90

Invasive Cover O10 O 1050 O 5090 O 90

Native Cover O10 O 1050 O 5090 O 90

5hrubslSapling

Type DECIDUOUS

Dominant Species Douglas hawthorn Crataegus douglasiii

Secondary Species English hawthorn Crataegus monogyna

Total Cover O10 O 1050 O 5090 O 90

Invasive Cover O10 O 1050 O 5090 O 90

Native Cover O10 O 1050 5090 O 90

Herbaceous

Type MIXED

Dominant Species Himalayan blackberry Rubus discolor
Secondary Species meadow foxtail Alopecurus pratensis tall fescue Festuca arundinacea orchardgrass

Dactylis glomerata bentgrass Agrostis sp

Total Cover O10 O 1050 O 5090 O 90

Invasive Cover O10 O 1050 O 5090 O 90

Native Cover O10 O 1050 O 5090 O 90
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Corvallis Natural Features Inventory
Supplemental Riparian Form

Basin OAK

Reach WCOAKR14

Map W1

RTE Species
ORNHIC Plant Community O None Noted O Listed Community Noted

ORNHIC or Benton Co NSP List O None Detected O Potential O Listed Species Detected

Riparian Condition Assessment

Land Use within AGRICULTURAL

Land Use adjacent AGRICULTURAL

Infrastructure Impingement NONIMPINGED

In Channel Alteration UNALTERED

LWD Recruitment Potential LOW

Shade Potential MODERATE

RCA Functional Designation Nearly Fully Functional

Restoration Potential

Adjacent slopes of 15 or greater O1p O 1050O 5090 O 90

Undeveloped land within 50ft of top of bank O10 O 1050 O 5090 O 90

Within 100yrfloodplain O10 O 1050 O 5090 O 90

Low quality wetlands or hydric soils O10 O 1050 O 5090 O 90

Adjacent landscape areas O10 O 1050 O 5090 O 90

Opportunities AGRICULTURAL FIELDOSU DAIRY FIELDS

Current Efforts NONE OBSERVED

COMMENTS INTERMITTENT DRAINAGEWAY

ti

x
w
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