
CORVALLIS PLANNING COMMISSION k Zo 7

o NOTICE OF DISPOSITION

CORVALLIS ORDER 2007034
ENHANCING COMMUNITY LIVABILITY

CASE Witham Oaks Conceptual and Detailed Development Plan

Tentative Subdivision PlatPLD0600012SUB0600005

REQUEST Approval of a Conceptual and Detailed Development Plan and
Tentative Subdivision Plat to create 221 residential lots and 16

common tracts within 577 acres of land zoned PDRS6Low
Density Residential with an Planned Development Overlay and

369acresof land zonedPDAGOSAgricultural Open Space
with a Planned Development Overlay Approximately498acres

of the site including the 369 acre portion zoned PDAGOS
would either remain undeveloped as natural open space or be

contained in common tracts The Detailed Development Plan

proposes to construct a mixture ofsingle family detached homes

and attached townhomes within the 577acre PDRS6portion
of the site and is contingent upon approval of a public rightof
wayvacation request for Circle Boulevard A review of the right
ofway vacation request will be conducted by the Corvallis City
Council at a later date 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 Detailed Development Plan

APPLICANTS Matrix Development
OWNERS 12755 SW 69hStreet

Suite 100

Portland OR 97223

LOCATION Undeveloped 9462acre property on the north side of Harrison

Boulevard west of the Church of Jesus Christ of Latter Day
Saints and south ofWitham Hill Drive The site is composed of

the following tax lots Benton County Assessors Map 11528
Tax Lot 2300 and Map 11533 Tax Lots 1000 1100 and 1101

The Corvallis Planning Commission conducted a review of the above case on March 21
April 4 and April 21 2007 and found that the request should be approved with the

attached Conditions of Approval The Planning Commission has adopted the findings
contained in the portion of the April 21 2007 minutes that demonstrate support for

approval of the request and the March 14 2007 staff report
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If you are an affected party and wish to appeal this decision appeals must be filed in
writing with the City Recorder within 12 days from the date that the order is signed The
following information must be included

1 Name and address of the appellants
2 Reference the subject development and case number if any
3 A statement of the specific grounds for appeal
4 A statement as to how you are an affected party
5 Filing fee of24000

Appeals must be filed by 500 pm on the final day of the appeal period When the final
day of an appeal period falls on a weekend or holiday the appeal period shall be extended
toi00 pm on the subsequent work day The City Recorder is located in the City
ManagersOffice City Hall 501 SW Madison Avenue Corvallis Oregon

They proposal staff report hearing minutes and findings and conclusions maybe reviewed
attlieCommunity Development Department Planning Division City Hall 501 SW Madison
Avenue

David Graetz Chair
Corvallis Planning Commission

Signed April 19 2007

Appeal Deadline May 2 2007

Expiration DatesIf Not Appealed May 2 2010 Conceptual and Detailed
Development Plan

May 2 2009 Tentative Subdivision Plat

FOR PLANNED DEVELOPMENTS
If no appeal is filed by the appeal deadline the Conceptual Development Plan shall be
valid for three years If the applicant has not submitted a Detailed Development Plan
application for the Planned Development or its phases thereof within this period the
approval shall expire on May 2 2010 At its discretion and without a public hearing the
Planning Commission may extend the approval one time for up to two additional years if
it finds that conditions have not changed If an extension is desired the applicant is
required to file a written request for the extension with the CitysPlanning Division prior
to the expiration date
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If the Conceptual Development Plan was approved as part ofa combined Conceptual and

Detailed Development Plan package the expiration date of the Conceptual Development
Plan shall be the same as that of the Detailed Development Plan unless an extension

request was filed and granted as described above

If no appeal is filed by the appeal deadline the Detailed Development Plan shall be valid

forthree years If the applicant has not begun construction within this period the approval
shall expire on May 2 2010 At its discretion and without a public hearing the Planning
Commission may extend the approval one time for up to two additional years if it finds that

conditions have not changed If an extension is desired the applicant is required to file a

written request for the extension with the CitysPlanning Division prior to the expiration
date

FOR TENTATIVE SUBDIVISION PLATS

If no appeal is filed by the appeal deadline the tentative subdivision plat shall be valid for

two years If the applicant has not submitted a final subdivision plat within two years with
appropriate assurances for improvements if applicable the approval shall expire on May
2 2009 At its discretion and without a public hearing the Planning Commission may
extend the approval one time for up to one additional year if it finds that conditions have

not changed If an extension is desired the applicant is required to file a written request
for the extension with the CitysPlanning Division prior to the expiration date
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CONDITIONS OF APPROVAL FOR PLD0600012 and SUB0600005
The following conditions ofapproval have page references on the left side which indicate
where in the staff report discussion and analysis is made relative to that specific condition

Page
No

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

Modified at Report except as modified by the conditions below or unless a

hearing requested modification otherwise meets the criteria for a Minor
Modification andor a Tentative Plat Modification Such changes
may be processed in accordance with Chapters 24and 25 of

the Land Development Code

Specific aspects of the Conceptual and Detailed Development
Plan approved through PLD0600012SUB0600005include but
are not limited to the following

a Development Standards shown on Attachments I19 and I

20 except as modified by Condition ofApproval No 5

b Architectural and Pedestrian Design Menu shown on

Attachments I37 andI38 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

e To the extent that the minimum garage orientation

standards shown on AttachmentI38 ofthe staff report
conflict with any of the exhibits included in Attachment I the
standards shall apply
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Page Condition
Condition LanguageNo No

12 2 Consistency With Policy9513Prior to approval of the final

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 zerolotlineattached

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 PDRS6portion 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 3 Side Yard Easements Consistent with LDC Section3330
24 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 RS6standards
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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Page Condition
No No

Condition Language

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 6 Street Trees and Public Utility Connections Street trees
27 shall be installed consistent with the spacing shown on

Attachment I86of 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 no
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 Acceptable 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 Required 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 Condition
Condition LanguageNo No

29 9 Home Owners Association Landscaping Maintenance

Landscaping located within each of the tracts and installed along
Modified at the public streets constructed or improved through Conceptual

hearing 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

14

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 10 Landscaping Standards for Tracts with

Pathways
b Condition 11 Landscaping Standards for Tracts with

Natural Resources

30 10 Landscaping Standards for Tracts with Pathways

a Landscaping within Tract P Tract 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 and 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 a

fourfoot 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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Page
No

Condition
No Condition Language

31 32 11 Landscaping Standards for Tracts with Natural Resources
and 50

Modified at a Tract C In order to maintain the existing seasonal

hearing 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

suggested by a professional ecologist and reviewed and
approved by City Staff shall be applied toreestablish
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 ofnonnative 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 14

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 and reviewed and approved by City Staff 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 14

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 and approved by City
Staff The CCRscreated for this project shall require
that native plant landscaping be maintained along these
slopes in perpetuity and prohibit the placement ofyard
debris or other personal property within any portion of
Tract M
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Page
No

Condition
No

Condition Language

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 ofApproval No

14

c Tract KPortions of Tract K that are graded to

construct Street A shall be landscaped with a either

mixture of native plants proposed in the applicants
habitat enhancement plan or comparable a mixture
deemed appropriate for this location by a professional
ecologist and reviewed and approved by City Staff
These requirements shall be satisfied by landscaping
plans submitted consistent with Condition of Approval No

14 Fences constructed along all lot lines shared by a

portion ofTract Kcontaining 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 AFences constructed along all lot lines shared

by a portion of Tract A containing property zoned

PDAGOSLots 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 applications to DSL
related to this project a copy of the applications shall be
provided to the City for review and comment See Conditions of

Approval 21 and 24 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 Tract M shall be devised AttachmentI277
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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IPage
No

Condition
No Condition Language

27 and 13 Geotechnical Analysis Prior to issuance of excavation and
50 grading permits for the site the applicant shall submit a

Modified at geotechnical analysis for the developable portion of the site
hearing 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
Chapter 25 Otherwise development of the site shall occur
consistent with the recommendations contained in the

geotechnical analysis

2T and 14 Landscaping Plans The following landscaping provisions shall
33 apply to overall development of the site

Modified at

hearing 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 a 12inch trunk caliper four feet above the ground
at the time of installation except for natural area

plantings Tracts A C M and K Trunk caliper for
trees placed in these areas shall be seedlings or shall
otherwise conform to the standards established by the
applicantsconsultant The detailed irrigation system
plan shall indicate source ofwater 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

0

H

m

X
w

Page 10 of 30



Page
No

Condition
No

Condition Language

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 of the required landscaping plan This

maintenance plan shall provide measures to assure all
new plantings attain the minimum 90 percent ground
cover required by LDC Section4220within 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 Tracts C M and K

where no irrigation is allowed

c Security for Landscape Installation and Maintenance

Foreach 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 otherLDCapproved
financial security shall be provided to the City to secure

installation ofall 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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Page Condition
No No Condition Language

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 Sign Standards The applicants request to vary from the sign
standards for the RS6District is not approved All signage

Modified at installed for the project shall conform to the applicable standards
hearing of the RS6District as contained in Chapter 47 The area of

the vertical face of the monument supporting the sign shall be
limited to 48 square feet

43 17 Tree Preservation Report A final determination of the

protection measures required for all trees shown as preserved
or potentially preserved on Attachment166 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
Section4220c All plans submitted for issuance of permits
related to site grading construction ofpublic improvements
installation of landscaping or construction of individual dwelling
units shall depict the location and requisite protection zone of
each preserved tree

46 and 18 Special Building Height Determination On Lots 14 through
47 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 Grading Impacts The
proposed grading plan shall be modified to the minimum extent
necessary to eliminate grading impacts that extend into either
the PDAGOS portion 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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Page Condition
Condition Language

No No

51 20 Riparian Corridor Design Standards For the portion of the

existing creek proposed to be realigned due to construction of

Modified at Circle Boulevard the applicant shall

hearing
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

14

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 21 RemovalFill Permits Consistent with LDC Section
59 45100b3the applicant shall include documentation of an

ACOEDSLapproved removalfill permit with materials

submitted to the City for issuance of required excavation and

grading permits See Conditions of Approval 12 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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Page
No

Condition
No Condition Language

64 95 24 Wetland Mitigation and Monitoring 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 twoyear 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 a

followup 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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Page
No

Condition
No

Condition Language

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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Page Condition
No No Condition Language

69 and 26 Traffic Impact Analyses Each development phase after
70 Phase I shall provide nearterm updated TIAs to confirm

Modified at specific timing of the NW Witham Hill Drive NW Circle
hearing Boulevard intersection improvements based on LOS and

warrants These intersection improvements may include signal
alternatives such as roundabouts

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 effects on other
area intersections and identify needed improvements if build
out is delayed beyond 2011 The TIAs required by this

condition shall be performed when Oregon State University
classes are in session with the exclusion of Dead Week and
Finals Week

These longterm TIA area intersections 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

It is expected that actual intersection improvements will be

implemented via the Citys Capital Improvement Program If
needed intersection improvements have not been programmed
into the Citys Capital Improvement Program by the last phase
of development or 2011 whichever is sooner the applicant
shall be required to install needed intersection improvements
through the Public Improvement by Private Contract process

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 9
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 Phasina 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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Page
No

Condition

No
Condition Language

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 rightofway
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 right
ofway for all local street locations concurrent with the relevant

phase of development The final plat shall include all rightof
way 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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Iage Condition
No No Condition Language

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 or written statement of No
Modified at Change from original environmental assessment in

hearing accordance with Land Development Code criteria to the Citys
Engineering Division for review and approval The
environmental assessment shall include information necessary
for the City to evaluate potential liability for environmental
hazards contamination or required waste 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

Modified at at the sites northern property boundary south through the site
hearing 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 which result in additional impacts to

wetlands reductions to drainageway dedication areas grading
above the 8foot threshold or impacts to third parties 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

Modified at of curb and gutter sidewalk and planter strips on the south
hearing 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 clefthand 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 20year life
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Page Condition
Condition Language

No No

75 34 NW Harrison Boulevard Phasing The developer shall

improve the NW Harrison Boulevard and NW Circle Boulevard

intersection including all turn lanes and adjacent curb and

Modified at gutter see Conditions No 33 for extent of street improvements
hearing and No 38 for timing of planter strip and sidewalkmultiuse

path improvements to City standards concurrent with the

construction of NW Circle Boulevard Optionally the applicant
could demonstrate subject to approval by the City Engineer
that based on updated traffic impact analysis and accepted
transportation engineering criteria the intersection

improvements may be deferred to a later Phase

Notwithstanding the above the intersection improvements and
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 LDC244009prior 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 a3foot clearance from all obstacles as well as3foot
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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IPage Condition
No No Condition Language

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

8Iand 38 Phasing of Pedestrian Facilities For connectivity and
82 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
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No No

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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No No Condition Language

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 1 S level
waterline or the NW Circle Boulevard 2nd 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 Drainagewav 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 Citys Drainage
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

96 50 Drainagewav 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
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96 51 Flow Control Structure at Outfall 2 The applicant discussed
a flow control structure for Outfall 2 in the narrative 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 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

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

Modified at designed consistent with criteria outlined in Appendix F of the
hearing Citys Storm Water Master Plan and criteria outlined in the

King County Surface Water Design Manual except that the
water quality design storm shall be 09 in 24 hr MRCS Type
1A 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

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

Modified at easements from impacted property owners OSU owns
hearing 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 or

agreement acceptable to the City Engineer shall be submitted
with the plans for public improvements If an appropriate
easement or agreement 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
4129 and41210 shall be considered when deviating from
aboveground open detention and water quality facilities

98 58 Stormwater Drainage Facilities Desgn If the proposed
stormwater drainage facilities cannot be constructed to City of
Corvallis and King County criteria as configured create

Modified at additional wetland impacts or do not do not meet the terms
hearing specified in the MOU agreement with OSU 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

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
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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

NA 61 Circle Boulevard Neighborhood Traffic Calming Project
added by

The applicant shall participated in a Neighborhood Traffic

Planning Calming Program project as outlined below

Commission

The applicant shall participate as 221 homes or
whatever the final number of approved homes is within

the identified recovery area Further the applicants
participation shall be based upon the percentage of
homes within the drawn boundary of the recovery area

The applicants participation in the project shall not be

finalized until all appeal time periods have expired for

the approvals of the Witham Oaks land use

applications being sought by the applicant
The applicant shall participate in installation of traffic

calming features along Circle Boulevard from the

Witham Hill Drive intersection down to 29th Street
consisting of up to 5 speed tables

The applicant shall provide the full amount of their

percentage of participation in advance of the installation
of the appropriate traffic calming features as

determined through the Corvallis Neighborhood Traffic

Calming Program subsequent to the final traffic calming
proposal being presented by the neighborhood for

approval and authorized by the City Council

NA 62 CCR Notice of Agricultural Activities The applicant shall

added by
include a provision in the Covenants Conditions and

Planning Restrictions CCRs created for the Home Owners

Commission Association formed for this development that notifies the home
owners of the smells and sounds generated by the adjacent
agricultural uses and clarify that these activities area likely to

continue for an undetermined period of time
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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 Grading 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

N

D SDC Reimbursement Where it is anticipated that there will be System
Development Charge SDC reimbursements from City funds to the developer for m
qualifying extracapacity facilities built by the developer the developer shall obtain xa written agreement with the City regarding the monetary amount of the requested u

reimbursement as well as the anticipated construction time line for the qualifying
improvements prior to initiating construction of these facilities A written request
for SDC reimbursement may be directed to the City Engineer who will review and
forward the request to City Council

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 chapter216of 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
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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 wilt 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 1S 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 N
issues for 2d level servicesie 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

m

site that may require booster pumps or pressure reducing valves
x
w

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
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 andorarterial 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

Belt Am that has not yet been developed and is currently under County
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jurisdiction An alternate access off of NW Circle Boulevard would be the Citys
preferred 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
consideration and not complicate long term maintenance activities that might
occur within the easement area
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allowing such deviations that wouldntotherwise be possible with a standard subdivision

We have tried to minimize 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 to Exhibit H for examples ofthe

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 PedestrianOrientedDesign Standards ofChapter410 The homebuilder has not

yet designed the houses as it is premature in the process to do so However with respect
to building orientation and privacy as identified in the Code Update we propose that each
home will incorporate the following

Buildueg Orientation Privacy and Facades

homes thatwill be oriented toward and have primary entrances facing the street

side yards that will exceed3 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

Criented Design Standards we propose that each home contain at least three of the

following features

Menus for Pedestrian Features and Design Variety
I Covered front porches with aminimum dimension of36 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 andlor 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 812and 1012
6 Eaves with aminimum 18inchoverhang
7 Architectural details such as beam ends eave brackets

divided lights or pergolaltrellis work integrated into

windows nooks dormers eaves etc

windows with grids or

the building facade for
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Please see the attached examples Exhibit IT ofhomes which contain some ofthe above
listed features These do not represent the exact homes that may be constructed on siterather are intended to present visual examples of common features which comply with
the above provisions

Garage Door Orientafion The City of Corvallis Comprehensive Plan policy 925j
listed above states that domestic garages are to be located behind houses or otherwise
minimised 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 a menu 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 minimise 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

M

1 The gazage shall be oriented toward a rear or side public street
2 The front of the garage shall not project any closer to the street than 2feet m

behind a minimum 10foot wall ofliving area ofthe home facing the street
3 The garage shall be recessed a minimum of4 feet behind any habitable living w

space of the residence OR if the garage is flush with or in front ofthe house
a maximum of four feet a covered parch shall extend a minimum of 6 feet
from the face ofthe house and be a minimum of36 squaze 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 15 ofits 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 oflot sizes Together the variety of housing types and Iot sizes will providefor a varied streetscape and a pedestrian friendly environment Front yazds 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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one side ofthe majority ofthe street to minimize 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 halfto reduce conflicts with
the extension ofCircle Boulevard It will stay on the west side ofCircle 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 ofCircle to the north Where the multimodalpath 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 property boundary From the multiusepath terminus at Harrison Boulevard a5foot
sidewalk will extend to the east to connect to Circle Boulevard

Pedestrian accommodations aze made via the following provisions
Sidewalks aze provided on both sides of the street excepting the lower half of
Circle Boulevard from Harrison Boulevard to Street A and Street A an the east

side ofCircle from the comeroflot 221 to the corner of lot 208

Realignment ofnorthern of 12foot multimodal path through site The path
will stay in its current location until it meets itsintersection with Street A From
here it will remain on the west side of and parallel to Circle Boulevazd 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 hazd surface trail from Circle Boulevard to Arnold Park between the

existing Latter Day Saints Church and the 5 acre pazcel to the north
A 5foot hard surface trail from the 12foot multimodal path along Circle
Boulevazd 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 ofthese lots it will then become soft surface through the open
space area to the north where it adjoins the CitysWitham Hill Natural Area Pazk
to the north

A5foot hard surface trail from the westerly terminus ofStreet 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 atHarrison Boulevard to the easterly property boundary
10foot multimodal trail along Hamson 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 azeas 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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IV PUBLIC HEARING Witham Oaks Conceptual and Detailed Development PlanTentative

Subdivision Plat PLD0600012SUB0600005

A Opening and Procedures

The Chair welcomed citizens and reviewed the public hearing procedures Staff will

present an overview followed by the applicantspresentation There will be a staff report
and public testimony followed by rebuttal by the applicant limited in scope to issues raised

in opposition and surrebuttal by opponents limited in scope to issues raised on rebuttal

The Commission may ask questions of staff engage in deliberations and make a final

decision Any person interested in the agenda may offer relevant oral orwritten testimony
m

Please try not to repeat testimony offered by earlier speakers It is sufficient to sayyou w
concur with earlier speakers without repeating their testimony For those testifying this

evening please keep your comments brief and directed to the criteria upon which the

decision is based

Land use decisions are evaluated against applicable criteria from the Land Development
Code and Comprehensive Plan A list of the applicable criteria for this case is available

as a handout at the back of the room

Persons testifying either orally or in writing may request a continuance to address

additional documents or evidence submitted in favor of the application If this request is

made please identify the new document or evidence during your testimony Persons

testifying may also request that the record remain open seven additional days to submit

additional written evidence Requests for allowing the record to remain open should be

included within a persons testimony

The Chair opened the public hearing

B Declarations by the Commission Conflicts of Interest Ex Parte Contacts Site visits or

Objections on Jurisdictional Grounds

Conflicts of Interest Commissioner Weber is serving as a volunteer on a project
along with Ms Valiant and with Ms Woodside civil engineer on the project It is
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unrelated tothis project and itwill not impact herabilityto beimpartial in herdecisionmaking
2 Ex Parte Contacts None
3 Site Visits All Commissioners present
4 Objections on Jurisdictional Grounds None

C Staff Overview

Associate Planner Eric Adams said the application is for approval ofaConceptualDetailed
Development Plan and Tentative Subdivision Plat for Witham Oaks a 9462acre
undeveloped site located on the north side of Harrison Boulevard west of 35 Street and
east ofthe intersection ofWalnut53ro Street and Harrison Boulevard The Comprehensive
Plan designation is a mixture of Residential Low Density 577acres and Open Space
Conservation 369acres Zoning for the developable part of the site is Residential Low

Density RS6 with a Planned Development overlay The other portion is zoned
Agricultural Open Space with a Planned Development Overlay Mr Adams reviewed
designations and uses for the surrounding areas

The applicant wishes to create a 221lot subdivision with 51 acres of open space The
extension ofCircle Boulevard from its current terminus at the northern boundary of the site
to the intersection at Harrison Boulevard and improvements to Harrison Boulevard
consistent with arterial street standards are also part of the project The realignment of
Circle Boulevard will require arightofway vacation which will take place outside of this
process through a review by City Council

D Legal Declaration
N

Deputy City Attorney Coulombe said the Commission will consider the applicable criteria
as outlined in the staff report and he asked that citizens direct their testimony to the criteria

min the staff report or other criteria that they believe are applicable It is necessary at this
time to raise all issues that are germane tothis request Failure to raise an issue or failure w
to provide sufficient specificity to afford the decisionmakers an opportunity to respond
precludes an appeal to the State Land Use Board of Appeals on that issue

The failure of the applicant to raise constitutional or other issues relating to proposed
conditions of approval with sufficient specificity to allow the local government to respond
to the issue precludes an action for damages in Circuit Court

E Applicants Presentation

Terri Valiant Pahlisch Homes spoke on behalf ofLegend HomesMatrix Development the

ownerapplicant of the property Pahlisch Homes is under contract to help with the land
use process The applicant has been in the planning stages for this site for a couple of

years since it was annexed into the City The applicant has been working constantly on

this project and has held between 8 and 10 meetings with the neighbors and different
interest groups The applicant has met with City staff and with a myriad of agencies and

commissions representing City County State and Federal interests The applicant has
received a lot of feedback on what the community is looking for and what the important
issues are The various agencies have provided the regulatory parameters and an
indication ofwhat will be needed in order to proceed through development of the site The
applicant has performed tree inventories wetland ecology studies and delineations
topographical and soil surveys and traffic studies and has submitted the best plan
possible for development of this site Though the public is used to seeing the property as

open space it is private property and the owners have an interest in developing it The
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site plan shoots for the lower densityange of 38units per acre The density range for this

district is 2 to 6 units per acre so the 38units is midrange

At time of annexation approximately 38 of the site was placed into Open Space
Conservation With this proposed development plan another 16 of the site has been

added for a total of54open space overall Ms Valiant showed a site plan and indicated

the treed hillsides and the wetlands areas that make up the open space Corvallis

Comprehensive Plan 9513calls for a range of housing types the applicant has planned
for a range of lot sizes from 3300 to 13000 square feet which should allow for types from

attached zerolotline homes to singlestory and twostory homes on larger lots

Ms Valiant explained that during meetings with neighbors and stakeholders two key
issues were connectivity with maintaining the multiuse path and concern regarding the

extension of Circle Boulevard The multiuse path will be realigned at the north end but will

keep its alignment through the south There will be a trail connection to the north as a soft

surface path The perimeter will be kept in open space with development taking place
within the interior areas and maintaining good connections throughout the project area

Proposed architectural design guides are in line with the Land Development Code which

calls forpedestrianoriented design The applicant has also proposed mitigation for a small

amount of wetland fill which will be required when Circle Boulevard is extended through
the property The rightofway vacation that is contingent upon the site plan approval
would move the Circle Boulevard rightofway over to the east side of the site thereby
avoiding most of the wetlands

Ms Valiant referred to a letter and attachment from Pahlisch Homes dated March 21
2007 with comments relating to the Conditions of Approval Attachment A They have

made some recommendations for changing the Conditions and she will highlight four of w
them during the last part of the presentation The submittal includes a new traffic

mitigation analysis for the intersection of 29th Street and Grant Avenue

Thomas Bauer traffic engineer with PTV America Inc gave a brief overview of the

methodology used in the traffic analyses He said he has been involved with this project
for about ten years The trafficanalyses focused on all the intersections to the east south
and north around the development The key component of the system is obviously the

extension of Circle Boulevard From the applicantsperspective it is adequate to wait until

Phase 2 of the development to complete the extension They have submitted a proposal
for some minor changes to the intersection of 29th and Grant Avenue to take some of the

pressure off of this intersection in the interim which would take the intersection from a level

of service E to a level of service D

Scott J Ferre Water Resources designer with OTAK spoke regarding the stormwater

management plan Three general issues need to be targeted with development of the

plan water pollution as generated by residential developments ensuring that the existing
flows to the wetlands do not get cut off and ensuring that there are no impacts to the

downstream system including the OSU dairy facility and the drainageway that flows to Oak

Creek The elements that address these issues include a collection and command system
that picks up water through the lots upstream of the wetland area This collection system
will then pipe water down to water quality treatment facilities which will remove pollutants
so that water distributed out to the wetlands will be clean The water will be distributed via

aflowspreader system instead ofa single point of discharge into the wetlands area which

will evenly spread the water out over the wetlands Wetlands have a tremendous amount

of storage capacity which will help to absorb flows from the developed area Any runoff

that is not utilized by the wetland will be captured into a shallow pond down along the north
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side of Harrison Boulevard which will ensure a similar amount of runoff through the OSU

dairy facility so there should not be erosion or flooding problems

Ms Valiant said that the wetlands have already been disturbed in that the multiuse path
has changed the hydrology of the site The hydrologist determined that adding water to
the system will be beneficial The applicant worked extensively with OSU and over

designed the drainage system to ensure that the dairy facility is not impacted by the flows
from the development In exchange a drainageway easement across OSUs property will
be dedicated to the City

The applicant requests the following changes to staffs proposed Conditions ofApproval
1 Allow the extension of Circle Boulevard to be completed with Phase II ofdevelopment

which would require a change to the wording of Condition 28
2 Review Condition 5 which addresses lot coverage This project is being reviewed

under the old Land Development Code which had a40lot coverage maximum The
applicant is asking for 60coverage to be applied instead Short ofthis request they
would ask that there be a tiered approach with singlestory versus twostory since
there is a demand for singlestoryhomes

3 Review Condition 18 and the way heights would be measured for homes on

approximately 10 lots

4 Strike Condition 12 and the Habitat Enhancement Plan since staff has since found
that safe harbor provisions do not apply Fish have never been documented on the
site The applicant has done a lot ofwork with Dick Brainerd on habitat enhancement
and would still be willing to do the Habitat Enhancement Plan but believes it is neither
appropriate nor necessary to have Department of State Lands DSL review the plan
Their concern is that DSL has such a backlog of plans to review it would delay this
project H

m

In response to questions from Commissioner Weber Ms Valiant responded as follows w
Referring to Condition7comments Ms Valiant clarified that the applicant does not agree
with staffs interpretation of attached units but accepts what staff has proposed Her
concern is that this has never been the interpretation ofattached in the past Most people
would prefer to have the garages attached rather than the living area

The applicant has not as yet submitted a mitigation plan to DSL but will be doing so soon

Mitigation would be done entirely on site and the acreages are contained in the document

The applicant has been talking with the representatives of the Beit Am Jewish Community
and is confident that they can come up with an agreement for gaining a slope easement
on Beit Ams property if it is necessary Therefore Circle Boulevard should be able to be
relocated as planned which will minimize additional impact on the wetlands Condition 32
addresses what has to happen if Circle does have to be realigned with an impact on the
wetlands In a worst case scenario there would be room to accommodate more mitigation
within the Habitat Enhancement area Staffs proposed requirement to require ongoing
monitoring initially gave them some concern but actually does seem reasonable in that the
wetlands and the stormwater intricately tie together Realistically the development will
take close to five years to build out and the stormwater drainage will likely end up being
monitored for close to ten years which is a lot longer than is typically required

Commissioner Howell expressed his concern for the proposed alternative development
standards where some of the attached unit lots which are used to meet the 10 variety
standard as required by Corvallis Comprehensive Plan Policy9513 are also then having
an increase to 70 in lot coverage for some of these lots The increase could undermine
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the effort to have affordable units inthat larger homes could then be placed on these lots

Ms Valiant said she would follow up with a written response giving a breakdown of lot

sizes

In response to other questions from Commissioner Howell Ms Valiant replied as follows

In light of the fact that throughlots are discouraged the developer worked on 1012

different site plans to find a design that would work far the lots backing up to Circle

They have looked at configurations such as having an alley toaccess those lots One

of the neighboring property owners had concerns relating to proximity to her property
and getting adequate buffering to maintain some privacy This configuration with an

open space buffer makes some allowance for her concerns

StreetE was not linked to Street B in order to limit the impact on large trees in that

area

The sign is being placed in its proposed location to provide the most visibility Vision

clearance requirements will be met The applicant is asking for avariance to allow for

an additional four square feet in size

Commissioner Hann expressed some concerns about the lack of pedestrian orientation

with the layout of the lots Only one housing facade schematic offers asideloading
garage and there are no alleys used for rearloading Ms Valiant replied that the side

loading garage schematic calls for a much wider lot The alley configuration would be

more expensive and create more impervious area She will also address this issue in her

written response ap

Relating to trees on the site Ms Valiant says she is confident that the site plan protects w
trees in the way that was presented to the voters at the time of annexation Using an

overhead she showed where trees will be lost some of which will be larger oaks Trees

have been preserved in Tract C An accurate count is difficult to make but over the entire

site the number of trees that will be cut including those that are invasive will be only 5

10 of the overall number

Commissioner Saunders said that in her notes she has the information that only 47 out of

236 significant trees would remain and asked if this was correct She will verify this

information with staff

Commissioner Saunders referred to the schematics shown onI222 andI226 and said

that the garages seem to take up more than onehalfof the front elevations It does not

look like the garages are minimized at all though the text in the application describes steps
that the applicant would take to minimize garages Ms Valiant said that the illustrations

are typicals and might likely be altered for what actually gets built on site The

Commissioners should rely on the text in the application rather than these illustrations

The intent will be to minimize garages through recessing garages or bringing covered

porches out She is not aware of any City requirement to limit a garage to a certain

percentage of the front area The building plans at time of the building permit will be

reviewed under the pedestrianoriented guidelines that are proposed

In response to another question from Commissioner Saunders relating to the request for

a waiver from the solar access provisions Ms Valiant said the applicant is asking for this

waiver in order to achieve affordable housing through lot size for the attached units

Another reason is because of site development considerations for the 54of the property
being preserved for open space The plans were designed with solar orientation in mind

Nothing would preclude solar panels from being used by homeowners
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Commissioner Saunders said that the applicant submitted the application under the old
Land Development Code but appears to want to use certain aspects of the new Code Ms
Valiant said that part ofbeing a planned development is being able to use variations from
standards The newer concepts can be applied when it seems appropriate to propose
variations

Commissioner Gervais said she also questions the pedestrian friendliness of the extra
narrowlots with the two car garages She asked about the setbacks ofas little as five feet
between the houses and the use of reciprocal access agreements betweenthehouses
Ms Valiant said that the access agreements are staffs suggestion and the applicant
would prefer not to apply this Ifapplied anactivepassiveeasement can be used which
would allow for a fence to be installed She has not seen a similar situation before and
believes that staff might have been looking at the wrong footnote

Commissioner Gervais said that in Tract C it appears that some significant oaks are being
saved but many trees are being taken out between lots 6 and 8 and in the area of the
road Ms Valiant said it was necessary to strike a balance between preserving as many
trees as possible while obtaining the density thatwas required for development There are
limitations on the numbers of homes that can be served by aculdesacand there are also

grade limitations for the road in this area Bath of these limitations played into the final
design An arborist report in the packet speaks to this area

Commissioner Gervais then asked about the construction of the holding ponds Mr Ferre
said that it would be one facility in the uplands consisting of two pond areas about fourfeet
deep which is about the depth of the ditch there now The ponds will be hydraulically
connected to the ditch along the north side ofHarrison Boulevard Staff is adamant about m

no grading in this area These are not detention ponds as they will drain and will be dry win the summer

Commissioner Gervais expressed her surprise at the traffic report indicating that the Level
of Service would remain at the A level for 35th Street Harrison and 36th Street
Harrison since these intersections are only one block apart Mr Bauer explained that a

traffic impact analysis basically computes avolumetocapacity ratio but does not take into
consideration the actual signal timing since this can be changed Ms Valiant added that
Circle Boulevard will be taking some of the eastbound traffic eventually

Commissioner Weber asked about the reciprocal access easement and whether four feet
was enough Ms Valiant said it was

Commissioner Weber asked about the upland location for the holding ponds and whether
this was the same area that Ms Valiant had indicated could be used forwetland mitigation
Jasmin Woodside OTAK said that the wetlands mitigation will not interfere with the
holding ponds but would be done in some smaller portions of that area aswell as wetland

enhancement workwhich would count toward mitigation If the mitigation cannot be done
completely on site the applicant will look at getting some credits in a wetlands bank

Commissioner Weber again asked about Circle Boulevard rightofway and possible
impingement onto the neighboring property to the east Ms Woodside stated that the
rightofway is entirely on the applicantsproperty but the concern is that it is adjacent to
the property line which could require some grading on the neighboring property Final
engineering might determine a need for a slope easement

The following responses were given In response to additional questions from
Commissioner Weber
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With reference to the driveways for the Latter Day Saints LDS Church and the Beit

Am property being less than the required minimum distance from the proposed
CircleHarrison intersection Ms Valiantsaid the applicant had notyet had discussions

with the LDS Church on this issue but had sent notices of the neighborhood meetings
to the Church The issue is that if the intersection were moved to the west to maintain

the spacing it would have a greater impact on the wetlands With the Beit Am

property there are opportunities for putting in an improved driveway in a better spot
since it will have frontage on the Circle extension
In reference to Condition 45 the water line is the only utility that might require looping
Ms Woodside said that only a few of the lots might require 3 level water service to

serve the second floor levels of potential homes Instead of connecting up to the 3d

level water service through the heavily forested property booster pumps would likely
be used
With regard to Condition 58 Ms Woodside said that the stormwater drainage
facilities design is conceptual at this point OTAK is confident that they will be able

to meet King County standards when the final calculations and design are submitted

to the City Their only issue is that if minor adjustments are made to the plan they
would prefer not have to go through a Major Modification review process

F Staff Report

Associate Planner Eric Adams said the application is presented in detail in the staff report
and he briefly reviewed the Land Use Compatibility Natural Features Circulation Public

Facilities and Services Franchise Utilities and SolarAccess issues related to the proposal ti

In terms of compatibility and basic sitedesign the applicant has requested to vary certain f

developmentstandards relating to lot size setbacks lot coverage lotwidth street frontage m

along those lots and platting standards for the minimum depthtowidth ratio Conditions K
of Approval 3 through 7 have been recommended to address additional needed w

consistency with applicable criteria In general the remaining portions of this site that will

not contain lots would have open space and landscaping buffers to provide some

separation from local streets and collector streets With regard to visual elements staff

concurs with the applicants menu of design standards with the addition of Condition 8

specifying that facades have a minimum of 15windows

Mr Adams noted that staff does not support the request for an increase to the area of the

proposed monument sign for the reasons cited in the staff report

There are substantial natural features on the site basically related to significant vegetation
hillsides and the wetland riparian areas Of the 51 acres set aside as open space 45

acres would be within the RS6 developable area There is a recommended Condition to

limit lot coverage to bring the overall open space standard within the RS6area to be

consistent with Land Development Code standards

In response to questions from Commissioners relating to the number of trees that would
be eliminated andor provided through the proposal Mr Adams referred to pages 1719

of the staff report Across the site 196 more trees would be planted than would be

removed The figures referred to by Commissioner Saunders relate to trees north ofStreet

C

Essentially two acres of wetlands will be impacted by the project Of that amount
approximately 05 acre is related to impacts other than those necessary for the

construction of Circle Boulevard or Harrison Boulevardie related to the construction of
local streets or grading for specific lots internal to the site These impacts are not allowed
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through the current standards of the Land Development Code so part of the Planned

Development process is being used to vary from that standard The applicant mentioned
that they previously intended to rely on the Habitat Enhancement Plan to mitigate impacts
related to buffers along the wetland In absence of applying that standard they believe
that the Habitat Enhancement Plan should no longer apply Staff pointed out that the
Habitat Enhancement Plan was always contemplated to be a mitigating feature for impacts
to that 45 acre of wetland impacted by the project but not by the Circle or Harrison
Boulevard improvements In looking at those numbers the ratio is essentially 26to 1
which is roughly the same as what was intended in terms ofmitigating for the Safe Harbor
buffer If the proposed plan is approved through this process the applicant will still have
to go through approvals related to DSL and Department of Environmental Quality permits
The City will be privy to that process and will receive copies of the information to ensure

consistency with Conditions recommended by staff specifically Conditions 23 and 24

Mr Adams also noted

The improvements to Harrison and Circle Boulevards have been discussed in terms
oftiming aswell as the traffic impact analysis and improvements mitigation to various
intersections surrounding the site If the project has not been built out by year 2011
traffic impact study updates would be required to ensure consistency with those
mitigation efforts
The variations tostreet standards are for the most part to decrease impacts on natural
features and are supportable given the benefits
The pedestrian amenities will be provided through the site both along local streets and

through some of the tracts

Publicaccess easements will be secured over all of the pathways that are not included m

within new rightofways so that those facilities will become available for anyone within X
the community who wanted to access the open space areas that abut the site w

Three new transit shelters will be built as part of this proposal two on either side of
Circle Boulevard and one on the north side of Harrison

In terms of the public utilities as noted by the project engineer the site can be served by
2d level water with the use of pressure boosting devices or pressure reducing valves The
storm drainage system is best characterized as a hybrid system that relies on both
naturally existing systems aswell as manmade features The stormwater system will meet

quality requirements and maintain the same discharge rates and volumes

The applicant has requested awaiver from the solar access standards On average73
of the units appear to meet either the current standard or the standard that was adopted
with the new Land Development Code In order to mitigate that deficiency the Earth
Advantage program will be adequate

Given the findings and Conditions of Approval included in the staff report staff
recommends approval of the application

G Public Testimony in favor of the application

Gloria Chaves 4190 NW Dale Drive said that her property is next to the Witham Oaks
site She has enjoyed the beautiful view for more than 20 years but she was in favor of
the annexation and supports the development of this site by Matrix Development She
attended all ofthe neighborhood meetings and was impressed with how the applicant dealt
with all of the negative and positive comments Corvallis is fortunate to have such a

respectable company develop this property As mentioned earlier Matrixreconfigured their

plans to help her keep the value of her land Ms Chaves urged the Commission to

approve the plan
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David Soloff 6260 NW Ponderosa spoke on behalf of the Beit Am Jewish Community
He addressed Conditions ofApproval 28 32 and 45 Beit Ams property currently has a

rightofwayfora driveway that extends down to Harrison Boulevard Unfortunately under

the proposed configuration this driveway rightofwaywill be very close to the new Circle

Boulevard intersection with Harrison Boulevard Beit Am has an agreement in principle
with Matrix Development that will allow Beit Am to have a curb cut onto Circle Boulevard
in exchange for giving up access onto Harrison Boulevard They will also agree to give
Matrix Development the necessary easement to access water across their property and

complete the looped system Finally they will be willing to give Matrix the easements
needed to ease the grading for Circle Boulevard The Beit Am Community supports the

applicantsrequest to delay the extension of Circle Boulevard until Phase II as they would

like to delay the impacts of that extension for as long as possible

Walt Pritchard 5250 NW Highland Drive spoke on behalf ofMidValley Bicycle Club He

said that Ms Valiant has attended several Bicycle Advisory Committee meetings and has

incorporated their suggestions into the plan including linkages that provide access to the

bike path from the end of aculdesac The MidValley Bicycle Club supports approval of

the application

H Public Testimony in opposition to the applicants request

Louise Marquering 1640 NW Woodland submitted written testimony Attachment B
and requested that the record be held open so that she can submit her fourth concern

in written form She said that the citizens do not have all the information that the

Commissioners received and will need time to review it One concern addressed in her op
written testimony relates to the fourtosixfoothighmasonrywall Another concern relates

to the monument sign and its location The size and location are not consistent with the w
local neighborhood Her third concern relates to the granting ofTractA to the City so that

there can be an integrated management plan for Tract A as well as the Witham Hill Natural

Area as she proposes in her testimony and in accordance with Corvallis Comprehensive
Plan Policy422She will submit additional written testimony

John Foster 1205 NW Fernwood submitted written testimony Attachment C and said

that several of the Conditions of Approval will need to be satisfied before there is enough
information to approve the project The geotechnical analysis should have been done

years ago and depending on the results it could force a Planned Development
Modification He cited other Conditions ofApproval as contained in his written testimony
that should precede approval So many bits and pieces of information are coming in that

Mr Foster does not believe the applicant has submitted a Detailed Development Plan that

can be approved He supports approving the Conceptual Development Plan and having
the applicant come back with a complete Detailed Development Plan Mr Foster believes
there is a need to resolve the status ofTractA which is now Agricultural Open Space and

believes it would be good to ensure that this tract does not get developed He would like

to lock down the developer by approving the Conceptual Plan because this plan is so

much better than it could be He also supports the Condition that makes the wetlands the

applicantsresponsibility for a long period of time

William Kemper 3730 NW Harrison submitted written testimony Attachment D He

has been a resident for 29 years Mr Kemper believes ideally that this project should not

be developed as supported by eight annexation requests over the past 28 years but he

realizes that the property is now annexed and development will occur He read from his

written testimony and reviewed his areas of greatest concern which include storm runoff

and the impact on the wetlands and traffic impacts with the extension of Circle Boulevard
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Logan Norris 4045 NW Dale Place said that he was surprised to hear that there is no
traffic impact analysis for Dale Street This is the closest existing street that will intersect
with Circle Boulevard once the extension is completed The route through Dale Street to
Witham Hill Drive might seem illogical but with its five uncontrolled intersections it might
attract traffic and the impacts should be addressed

Carolyn Simmons 1302 NW Souza Place said that she agrees with Mr Norris
comments about Dale Drive It should be just a oneway exit and notatwowaystreet She
also supports Louise Marqueringscomments about the masonry wall

Bi Davison Herrera 4035 NW Dale Place thanked the Commissioners for their detailed
attention to these matters She is concerned about the number of persons who already
live in that area She has seen in other places what these kinds of expansions do to the

quality of life Ms Herrera supports the comments made by Ms Marquering and Mr Norris
and will be submitting more information

Edward Epley 3053 NW Harrison said he has been a resident at this site for over 40

years He cited Corvallis Comprehensive Plan Policy324aand requested that Harrison
Boulevard not be modified until problems actually occur which might be 20 years down the
line Comprehensive Plan Policy921charges the Commissioners with maintaining and
protecting existing neighborhoods Using Harrison Boulevard for more traffic will split the
Harding neighborhood into two Comprehensive Plan Policy 1121speaks to community
livability and again the additional trafficwill significantly impact the Harding neighborhood
Comprehensive Plan Policy 131218requires the City to maintain the scenic character of
Harrison Boulevard Land Development Code section2420dstates that a purpose for
review into ensure that plans foster a sense of neighborhood identity and are protected
from adverse effects of heavy traffic This project does not foster neighborhood identity for o

the Harding neighborhood In accordance with Land Development Code section4060
there are already enough bus pullouts and another should not be constructed along
Harrison m

Elizabeth Schwartz 3930 NW Witham Hill Drive Apt 64 submitted written testimony that w
is included with the staff report She agrees with several of the previous speakers
especially in regard to the Circle Boulevard extension which will change the quiet character
of the northwest community to a much busier and more heavily used area Ms Schwartz
uses the multiuse path every day and she will have to drive to Bald Hill to have a similar

experience The additional driving could have an impact as well

Mark Knapp 958 NW Sycamore 19 said that he has concerns about the development
even though he does not five by it He quoted someone who said Suburbia is where the

developer cuts down all the trees then names the streets after them In 1998 the citizens
of Corvallis decided that in the year 2020 they wanted their City have a population of
between 57500 and 63500 Two years later the US Census Bureau determined that the
population had a population of49322 Last year Portland State University estimated that

a population of Corvallis had grown to53900 even though the economywas in a recession
in those intervening years Corvallis could beheaded towards a population of66300 in the
year 2020 thereby exceeding the upper limit envisioned by its citizens This project could
add another 1000 people to our population Added to other development in our City the
Witham Oaks plan is one more example of why the planning process in Corvallis overall
violates the vision articulated by its citizens in 1998 This development could also add
another 300 vehicles to Corvallis with the additional pollution and noise The 2020 Vision
Statement also states that auto trips will be down through close coordination of land use

and transportation decisions which will encourage walking and bicycling Culdesacs do
not encourage pedestrians and fewwill walk through this development The Witham Oaks
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proposal is a discredited suburban model that violates thevision ofthe citizens of Corvallis

Goal 13 of the Corvallis Comprehensive Plan declares that land use in the City shall be

based on sound economic principles Continual growth is unsustainable

Neutral testimony

The Chair reminded people that speaking neutrally removes rebuttal rights

Douglas Henry 3270 NW Circle Boulevard handed out a picture of Circle Boulevard

Attachment E and said that he was speaking on behalf of the Circle Boulevard

Neighborhood Association in which there are 50 homes located along Circle from 29tH
Street to Lantana Drive It also includes the homes on Arbol Place and Juniper Place

Through time the neighborhood has seen a steady increase in traffic volume and the

number of speeders Many residents have called police and asked for increased patrols
but the Police Department is limited in what they can do Mr Henry is making a formal

request for the placement of speed humps on upper Circle Boulevard to serve as traffic

calming devices He referenced Comprehensive Plan Policy 1135which states that local

streets shall be designed and built to discourage high speed throughtraffic

The neighborhood conducted an official speed survey with astonishing results Thirtytwo
percent of the4875 cars observed were speeding which translates to 1560 speeders
This tally was taken only during peak rush hours It is projected that there will be an

additional 2100 car tripsday generated from the 221 proposed homes in Witham Oaks

One prediction is a60 increase in traffic which translates to an additional 700 speeders
on Circle Boulevard each day Many of the homeowners along Circle have to back into the

street which makes for a dangerous situation and will only get worse Drastic measures

are needed to correct the situation Mr Henry referenced Comprehensive Plan Finding
113jwhich states As traffic congestion increases as it has on Circle it detracts from m

residential livability He also referenced Comprehensive Plan Finding 74gwhich states

Noise from speeding traffic constitutes excessive sound This is a hazard to the public w
health safety and quality of life For this reason the Neighborhood Association is

proposing that speed humps be installed at 330foot intervals from just west of Lantana

Drive to the midpoint of Dogwood and Firwood Streets Mr Henry has asked the developer
of Witham Oaks to defray the majority of the cost which will be about 20000 for the 5

speed humps Residents will be asked to pay from5080 per household MatrixLegend
Homes has agreed to participate in the funding of these humps

Additionally the Homeowners Association is requesting that a traffic circle be installed at

the intersection of Circle Boulevard and Witham Hill Drive It would be a more

environmentallyfriendlyway of dealing with the intersection and would discourageprevent
through truck traffic Mr Henry referenced Comprehensive Plan Finding 113jThe

Association also proposed that the City and the Witham Oaks developers come to some

agreement to share the costs of the traffic circle He pointed out that the handout

Attachment E showing the speed humps only shows four with one located off the map

at the lower end

Carly Davis 3450 NW Circle Drive submitted written testimony and a news article

Attachment F She said that she agrees with Mr Davis comments She cited

Comprehensive Plan Policy 1135which states Local streets shall be designed and built

to discourage high speed through traffic Ms Davis supports the addition of a traffic circle

at Circle Boulevard and Witham Hill Drive but one more like those constructed in Bend
which are larger in circumference She hopes that MatrixLegend Homes will add the costs

of the speed humps to their budget as they have kindly said they would This agreement
needs to be written into the Conditions of Approval
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Paul Davis 3705 NW Sylvan Drive attends the LDS church immediately to the east of the
proposed Circle intersection with Harrison Boulevard The facility is heavily used by church

members and he strongly suggests that the Circle Boulevard extension be moved to 150
feet away from their driveway entrance if possible The risk associated with additional
accidents would outweigh the impact to the wetlands

J Rebuttal by Applicant

Ms Valiant said that she would be getting back in writing to the Commission on the issues
that have been brought up

K SurRebuttal None

L Discussion relating to keeping the public hearing open

Commissioner Bird suggested that the public hearing be continued as she thinks there
were people who left who did not get to testify because of the late hour Planning Manager
Towne said that the continuance could happen and still meet the 120 day deadline He
further said that the traffic study information relating to the intersection of 29th Street and
Grant Avenue was new so it might be that the public hearing could be continued though
limited to the new information only Mr Gibb suggested that if the public hearing is
continued the Commissioners should determine whether those who have already testified
would be able to testify again or if testimony would be limited to the newly submitted
information relating to the 29th and Grant intersection

Motion Commissioner Howell moved to continue the public hearing until April 4 2007
based on the fact that additional traffic report information had been submitted by the

applicant Those who testified tonight will be able to testify on the traffic report only Those c

who did not testify tonight can testify on any part ofthe plan Commissioner Bird seconded
the motion which passed unanimously

There was discussion about the implications for holding the record open for additional
m

written testimony after a continuance ofa public hearing Staff said they would have that w
recommendation for the Commissioners at the April 4 2007 meeting The Chair reminded
the audience that they were welcome to submit written testimony prior to and during the
continued public hearing on April 4 2007
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Theresnterite ere

March 21 2007

Planning Commission

City ofCorvallis

501 SW Madison Avenue

Corvallis OR 97339

RE Witham Oaks PLD060001SUBtbUOl1ti

Dear Planning Commission Members

Pitq xira

Tavcsav e

ilCJl
r0t

Pan1

Thank you for taking the time to read the submittal packet and staff report Iknow this is
alot ofinformation to read and digest and weappreciate your commitment to the

community We have worked for twoyears on this project During this time wehave
consulted with numerous specialists from ecologists azborists traffic geoteehnical and
civil engineers wetland specialists state and federal agencies involved in wetlands fish
habitat riparian coaidorsdrainageways etc as well as neighbors and City staff The
resultofthese efforts is a site plan that addresswhatwe have heard as being the most

impoitant elements to development ofthis site protection ofthe signifieaitresources
pedestrian connectivity neighborhood compatibility a reasonable density lots ofopen
spaces and natairal areas and layout that meets the communitysand citysplanning and

transportation goals

While we worked out most issues with staffprior to the final report there are a few
clazifications to the conditions ofapproval that we feel arewarranted to make the project
more easily implemented Due to time constraints during the hearing I will not have the
opportunity to go through each condition ofapproval ratherwill highlight those which
have greater implicions ifleft as currently worded I haveprovided staffa copy ofthis
letter as well with the hopes they canresearch the issues and come to the hearing with a

recommendation onanyamendmens to the conditions as eturently worded The attached
document has a tracked changes feature which shows our proposal amendments to the
conditions

Thanks for your time in reviewing this document I know you have a lot to read and
digest We will be ready to answer or try to answerall your questions at the hearing

a

i

M

m
X
w

Sincerely

Tem Valiant
Pahlisch Homes

Fahlisch Homes Lnc

Berit549 SW Mill mew way Suite 100 Bend Oregan97702 54138567b2 fax 54l3856742

Cortis 515 StdWestern Boulevard Corvallis Oregon 97333 54L742I02 fax 5417541411
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DATE March 21 2007
TO City of Corvallis Planning Commission
FROM Mike Goodrich Legend Homes

RE Witham Oaks Draft Conditions ofApproval

Lot Coverage

Proposed 40for lots over 6500 feet

A maximum 40lot coverage eliminates larger homes added for diversity of

neighborhood larger homes serve large families extended families sharing the
same residence special circumstancesie accessible housing in singlelevels or

twostorywelevator
A mix ofwideshallow and narrowdeepplans provides architectural diversity and
enhances streetscape 40lot coverage eliminates more narrowdeep plans as lot

depths are typically similar and only widths vary
Grand Oaks was allowed apercentage of lots up to 50through the modification

process in phases 5 6 and 7 This worked well and allowed a diversified product
mix and streetscape
There is significant interest for singlelevelhousing in Corvallis It serves those
with needs for accessibility or adaptability Requires a larger footprint for all

N

rooms to be on one level but many ofthese homeowners do not prefer a large yard
to maintain an a Less than a60lot coveyw y rage standard makes it unlikely that m

many singlelevelhomes could be built in the project
It was our intention to construct singlelevelhomes where possible on the w
southern lots adjacent to the wetlands reducing impacts both from Harrison and
the wetland itself The proposed lot coverage standard would force us to go two
stories on those homes

Nearly all ofthe over 6500 square foot lots in this project are located at or very
near the perimeters ofthe developed area There is a significant amount ofopen
space at these perimeters Additional open space created by arestrictive lot

coverage standard on these lots would therefore be adjacent to proposed common
areas and not in aposition to balance them to the interior ofthe developed area

A 60lot coverage standard is consistent with that allowed in RS6zones under
the newly adopted standards



DATE March 21 2007

TO City ofCorvallis Planning Commission

FROM Mike Goodrich Legend Homes

RE Witham Oaks Draft Conditions ofApproval

Condition 18 Special Building Height

Proposed 30 height to be measured from lowest point ofgrade within 5 offoundation

regardless ofoverall slope over footprint Lots 14 through 19 and lots 31 through 34

The City has allowed an alternative measurement method for lots with grades
sloping over 10 within the footprint in the past This method established adatum

point 10 above the lowest grade and measured from there This method used

with success in Timberhill

The lots in question originally had grading with retaining or slopes at the rearof

the lot which allowed for conventional home construction with the garage

adjacent to living area on the main floor Staffworking with the developer
revised this grading and pulled the slopes to the midpointofthe lot This grading
necessitates garageunder construction on these lots

The proposed measurement method would allow for only asinglestoryofliving
area above the garage This method of construction is very expensive per square
foot as the single level ofliving space carries the burden ofthe costs for the entire

roof and the significant engineering excavation foundation and retaining m

expenses involved in putting the garage underneath the home
The resultant singlelevel homes would not have the additional desirability of w
views to support these additional costs

The resultant singlelevelhomes would not appeal to those with accessibility or

adaptability needs as most singlelevel homes do as access to the living area either

from the sidewalk or from the garage will require navigating a full flight ofstairs



lion A represents the lowest elevation within 5 feet of the exterior
wall of a building

When elevation A is less than 10 feet below elevation B the da
tum from which to measure the height of a building is elevation B
and should be determined as indicated in Figure No 4

t2

gG
p g
laf p

Nrr

OI
ml0

When elevation A is more than 10 feet below elevation B a da
tum which is 10 feet above elevation A is first determined The
height of the building is then measured from this last established
elevation as indicated in Figure No 5

x

0
M

i
r JIMORE THANIO

LESS THAN 10

FIGURE N04

DETERMINATION OF BUILDING HEIGHT IN

Section 420STORY
Sec 420

STORYis that portion of a building included between the upper sur

face of any floor and the upper surface of the floor next above except
that the topmost story shall be that portion of a building included be

tween the upper surface of the topmost floor and the ceiling or roof
above If the finished floor level directly above a usable or unused un

derfloor space is more than 6 feet above grade as defined herein for
more than SOpercent of the total perimeter or is more than 12 feet above
grade as defined herein at any point such usable or unused underfloor
space shall be considered as a story

FIGURE NO 6

In calculating the number of stories in a building the
code makes reference to the total perimeter of the

building What would be the total perimeter for the hillside dwell
ing illustrated in Figures Nos 6 and 7

FIGURE NO7WEST ELEVATION

The intent of the language total perimeter is to define
the outer limits of any particular level under consider

ation Therefore in the case depicted the total perimeter for the
lowest level would be bounded by the retaining wall the down
slopeexterior wall and the east and west exterior walls The dwell
ing illustrated has two stories and a basement for the downslope
segment

m

X
w

FIGURE NO S



PTV America Inc

112E NE 2nd Street Suite 204

Corvallis UR 97330

Phone 5417545836

Fax 5417546837

wwwptvamericacom

MEMO

To

From

Cc

Date

u
14t

O17 IV

traffic mobility logistics

A y 1T

o J
SAS RECEIVED

xns21

Keith Turner PE City of Corvallis

Thomas Bauer PE PTOE PTV America

March 20 2007

APR 42001

Community Development
Planning Division

Subject 29th at Grant Mitigation Analysis for Witham Oaks TIA

The purpose of this memo is to specifically analyze the option of a small interim mitigation for the

intersection of 29th Street at Grant Avenue This intersection is expected to reach aVC ratio of

091 which corresponds to LOS E in the 2007 AM peak period under nobuild conditions Its poor

performance has prompted the City of Corvallis to request the construction of the entire Circle

Boulevard extension as part of Phase 1 of the Witham Oaks development

A closer look at the operation of this intersection reveals that the southbound approach is

responsible for the poor AM peak operation Currently the intersection lane geometry provides
for an exclusive rightturn lane and a shared through and left lane for this approach Changing the

lane configuration to a shared right and through lane and an exclusive leftturn lane improves the

operation for 2007 AM peak Phase 1 build no Circle extension conditions to a VC ratio of080

which corresponds to LOS D an 11 reduction in saturation Figure 1 below shows the proposed

approach lane reconfiguration
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March 21 2007

To the Planning Commission

Louise Marquering
1640 NW Woodland Drive
Corvallis Oregon 97330
7530012
patchlLCaolcom eanys cCrn

Testirron1erve
m

I have four concerns about the Witham Oaks Development plan

oncern 1 Four tosixfootmasonry wall

Comp Plan 921 City land use decisions shall protect and maintain neighborhood
characteristics in existing residential areas

LandUse Code254004 Review Criteria include Noise attenuation

s

4
r

On p29 of the staff report the develeoper proposes a four to sixfoot high masonry wall that
would extend along the rear of Lots 1 through 3 and 157 through 171

Lots 1 thought 3 and 157 through 171 will have yards that back onto Circle Boulevard The

proposed masonry wall will be built between those lots and Circle

The construction of a four to sixfoot masonry wall is inconsistent with neighboring residential

areas Higher up on Circle Boulevard the houses that face Souza and back onto Circle have six
foot high wooden fences Homes in the Sunview addition that face Lance Way and back onto

Witham Hill Road have sixfoot high wooden fences and buffering plantings Homes in the

Walnut Park subdivision that face Acey Way and back onto Walnut Boulevard have sixfoot
wooden fences berms and buffering plantings In the Timberhill area across from Hoover School
the homes that back onto Walnut Boulevard have sixfoot wooden fences and buffering plantings
There are no sixfoot high masonry walls in the area They are inconsistent with local
neighborhoods

This masonry wall is proposed to be built between the homes and the multiuse path that was

constructed in 20022003 Many people use that path on a daily basis for pleasure exercise and
to enjoy the wildlife Wooden fences and buffer plantings exist along the upper portions of the

path The lower part of the path goes through open space and wetlands This masonry wall will
be inconsistent with the rest of the path and would significantly alter the experience of those who
use the Multiuse path Masonry walls are not pedestrian friendly Masonry walls are fortresslike

and exclusionary They are not welcoming to pedestrian traffic

Masonry walls reflect noise I have stopped many places along Highway 34 and heard the cars go
by But when I stopped at the Linn County Animal Shelter nearI5 which has asixfoot
concrete wall the noise was horrendous A wooden fence and buffer plantings absorb the noise
A masonry wall would reflect noise back onto the multiuse path which would significantly alter

the experience of the people walking on the path

I ask that you require a four tosixfoot wooden fence possible berms and buffer
plantings in order to be consistent with other neighborhoods and allow continuity on the
multiuse path Do not allow a wall to be built between part of the development and the

neighborhood

MAit 2007
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Concern 2 Construction of a monument sign at the corner of Harrison and Circle

Comprehensive Plan Policies925LNeighborhood building and street proportions relate to
one another in away that provides a sense of enclosure

On page 36 of the staff report there is disucssion of a monument sign Consistent with LDC
section479009 the applicant has submitted a signage plan for the proposed development The
proposed monument sign would be constructed at the northwest corner of the intersection at
Circle Boulevard and Harrison Boulevard

I wonder why the proposed sign is so far from streets A and D The proposed location certainly
does not provide a sense of enclosure At some point in time Tract M will be turned over to
the city The location of the sign implies that all of Circle Boulevard and Tract M are part of the
development I believe the location of the monument sign should be north of Tract M at the
entrance to Streets A or D It should not be at the entrance to a neighborhood collector street

While a monument sign of this type is allowed under the LDC this sign is inconsistent with the
local neighborhoods There are no monument signs designating the Cedarhurst Walnut Park
Sunview Edgewood Estates Forest Hill or Woodland Park developments There is a wooden
not lighted sign at one of the entrances to Timberhill Many apartment complexes do have
monument signs to advertize their location but none of the neighborhoods do Rather than c

blending into existing neighborhoods this monument sign will set the neighborhood apart 0

I propose that you recommend moving the monument sign closer the the tracts that are m
to be developed

x
w

Concern 3 Granting Tract A to the City
When this development was first proposed it gained support from the electorate because 396
acres ofPDAGOS are to be made unavailable for future development and tentatively are to be
granted to the city The upper ridge on the northwest corner of the development is to be
connected to the Witham Hill Natural Area

The Open Space Advisory Commission is working on ecosystem management plans for each of
the Open Space Areas purchased in 2000 If there is any way of allowing or encouraging the
developer to integrate management plans for Tract A with the city plans for managing the
Witham Hill Natural area it would benefit the natural features The OSAC will be determining
their prioities for Witham Hill Natural Area in the next few months The most likely common

goal is to preserve the white oaks at the top of Witham Hill and along the ridgeline in TractA
Already the white oaks on the ridge are being overtaken by Douglasfirs The OSAC was told
that timeliness is really important in preserving the upland prairie and white oaks by removing
excesive woody undergrowth If those firs can be removed in the near future the oaks have a

much better chance of surviving than if the firs are left until the property transfer is complete In
addition it is easier to remove firs at a smaller diameter than to wait and do it after another four
or five years of growth

I propose that you work with the developer to come to an understanding that will allow
integrated management of Tract A and the Witham Hill Natural Area



John W Foster
1205 NW Fernwood Circle

Corvallis OR 97330

jwfinat@comcastnet
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21 March 2007

Testimony for the Planning Commission on Witham Oaks

I do not believe this plan is yet ready for fmal approval but I believe there
are reasons for giving it preliminary approval I suggest that you approve it
only as a conceptual plan and send it back to the developer for additional
work

The staff report contains 60 conditions and 12 development related
concernsatotal of 27 pagesraising questions about whether this

proposal is really ready for approval Some of the conditions are easily
complied with and others are as much waivers as conditions but there are

some that could require significant changes to the plan after you approve it

Condition 2 requires that the developer choose one of two options either of
which will change the layout of the plan you are considering Why not have
the developer decide what plan he will follow before you give approval

Condition 13 requires a geotechnical analysis thatdepending on the

resultscouldforce a Planned Development Modification Why not wait
for the geotechnical analysis before approving something that might have to

be redone

Conditions 20 and 23 require DEQ and DSL approvals These approvals
may or may not be consistent with what the Planning Commission is being
asked to approve

Condition 54 requires a stormwater maintenance plan

Condition 57 requires offsite easementsinaddition to the agreement
withOSUforthe drainage plan If the developer cannot acquire the
easements another major modification to the plan may be required Why not

have the developer get the easements first

m
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Condition 58 questions whether the stormwater facilities can be
constructed to the required standards Perhaps further study of the problem
should precede approval

Even so there are some reasons why you should go ahead now

The city needs a resolution of the status of TractA the timbered area not

being developed The staff report assumes that it will become city owned
conservation land but as long as it remains in private hands or with
agricultural zoning there are serious potential problems When the citizens
voted for annexation they were voting to save these trees not to build over

200 houses or to extend Circle

It would also be useful to lock down the developer as much as possible to
the current plan This plan will create serious traffic problems add to urban
sprawl add children to an area without a school and put increased pressure
on 4SU agricultural programs among other problems Nevertheless it is
actually slightly better than what the developer originally said he would do
More important it is vastly better that what the zoning rules allow

Perhaps the best solution would be approval of a Conceptual Plan but not

m

a Detailed Development plan The developer has submitted only one plan
x
w

for both but the plan could be approved as a conceptual plan with the staff
report conditions added At the same time the zoning of the open space
parcels could be changed from agricultural to conservationwhatis already
in the Complan

This would give the developer some assurance of future approval as well
as the opportunity to rework the plan to conform to the many conditions of
approval and to explore alternate solutions to the problems identified by
Staff

Whatever you decide you should uphold condition 24 which extends the
time the developer is responsible for the drainage and wetland plans No
one knows whether these plans will work and we probably wontknow until
after the usual periods of responsibility have expired Ifthe plans work the
condition costs the developer almost nothing If they do not the developer
not the tax payers would be responsible for fixing the problem



William LKemper
3730 NW Harrison Blvd

Corvallis OR 97330

Witham Oaks Plan Comments

March 21 2007
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Ideally this project should never be developed as supported by 8

annexation requests over 28 years But it is now annexed and
development will occur

Staffapproval of these plans was based on the imposition of sixty 60
conditions Imposing these conditions on the development at a

minimum is critical to the mitigation of this large development in an

area with significant wetlands and steep slopes

Having lived on Harrison Blvd for over 25 years I have witnessed the
increased traffic flow firsthand as well as storm runoff flooding my
western neighbors front yards and driveways I have major concerns

over this development and want every possible action taken to ensure that

there is minimum impact from this development

Areas of greatest concern

o Storm runoff and the impact on the remaining wetlands
Conditions 23 24 47 48 49 51 52 53 54 55 56 57 and 58

o Traffic Impact New traffic flows have resulted from the

construction of the two traffic lights on Harrison Blvd at 35 and

36 Streets Anecdotally this has resulted in traffic backups on

eastbound Harrison from 36th St to almost Witham Drive past my
house at 3730 NW Harrison
Condition 26 plus an initial traffic study to establish a base point
for review and approval prior to any development

Condition 28 plus an analysis ofthe impact ofthe construction of
Circle Blvd to Harrison Blvd with or without traffic calming
devices on traffic flows to through and from the development and
ifwarranted requiring the installation of traffic calming devices by
the developer Also consider not having Circle Blvd connect to

Harrison Blvd which would mitigate some of the impact on the
wetlands as well as the impact of traffic onHarrison Blvd

M
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Private driveways line Circle from Highland Drive to

Park Circle Blvd is already crammed with cars motorcycles

s
1 3

2007

Residents must back into heavy traffic each day Add to this children going

to and from school each day and it is a dangerous mix A 60 increase in

traffic will also increase the high number of speeders in our neighborhood

HELP

It is reasonable and correct to ask developers to write into a

Budget a20000 allocation for SPEED HUMPS on the west

end of Circle in the block going into Woodland Meadow Park

City Planners recommend a traffic control device at Witham and Circle

Note the safety data for traffic circles over signals Attached is an article

from the March 17 2007 GazetteTimes Not only are traffic circles safer

for us seniors they are the traffic device of choice for all citizens

Let the CircleWithamintersection be the first well designed

roundabout or TRAFFIC CIRCLE in Corvallis USAs east coast

has installed countless well designed traffic circles as has

Bend Oregon Please pay attention to traffic safety study

research and write in a Witham Hill Drive Circle Blvd

TRAFFIC CIRCLE

lansainnirtlis5ion
etieRan tureierec3

D

Thank you Carly Davis 3 0 NWCircle Blvd CorvallisOr97330

r

i

m

x
w



C1OO1

UvOvHu
h

IHOw0OO

OF1
w

y
O

O
y

O
O

o
n

v
ctf

y
cd

U
x

a
v

O
L

t
o

f
v

w

v
p

c
a

h
Ov

bUA
bA

i
C

O
C

3
a

O
Y

O
d

v
O

vai
eii

b
A

v
x

u
40

v
y

p
v

OL
3

V
v

api
cpe0

bA
Op pNp

5

v
v

b
y

v
C

7
cC

O
c

O
u

b
A

b
A

r
v

O
ff

y
v

O
cs

p
v

y
p

v

y
O

b
A

C
3

O
h

O
O

tC
O

O

v
v

v
ac4i

UM
y

N
O
Nw
cOb

A
b

A

W
O

a
J

O
v

cUd
v

v
2

3
v

W
v

Op
cd

U
O

UO
w

O
v

Q
w

O
ia

W
O

yv
cd

yj
vii

1
i

c
J

p
pp

iN
W

v
v
t
3

v
U

v
o

N

Z
o

Q
vn

y
o

u
any

O
a

Q
o

o
v
im

O
p

v
v

y
j
aiO

a

b
v

v
r

v
O

a
v

0
v

y
v

v
O

3
b

v
pmmHm2CW



Correspondence Regarding
Witham Oaks

PLD0600012 SUB0600005
received after the April 4 2007

Planning Commission Hearing
and before close of the Record at

5 pm on April 11 2007
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Louise Marquering April 9 2q
EI1640 NW Woodland Drive J D

Corvallis OR 97330

5417530012 CorvallisMatters@aolcom
R 9

Re Witham Oaks Development Concerns
immunity Developmea

Inconsistencies in toand through requirments pg1OII

Street J which leads to the OSU property is designated as a to and through That piece of OSU property is

clearly designated as no admittance and there are no development plans for at least fifty years
The owner of the Chaves property to the northeast requested acut de sac at the end of Street A rather than a to

and through to her property Sometime in 2002 both Laura Evenson and I heard Gloria Chaves state that she

wanted Circle Blvd to go through because she wanted to access Circle if she decided to develop her property

Unfortunately I cannot locate evidence ofher statement

To me it seems inconsistent to require a to and through to a property that is not likely to be developed and

allow acul de sac where the current owner at one time mentioned the potential for development
l

Circle Boulevard extension

I agree with the city that Circle Boulevard should be completed before Phase 1 If it is not completed until the
end of Phase 2 in order to get toHarrison the 77 residents of Phase I will have to up Circle to Witham go right

eonto Witham to36th then go south on 36th to Harrison To demand that much extra driving seems excessive

29th and Grant

Right now you are also considering an application for the Wilson Woods zonechange One of the issues for that

development is increase in traffic at the intersection at 29th and Grant That traffic issue is based on the current

Wilson Woods zoning If you approve the Wilson Woods zone change that will change the data upon which the

Witham Oaks traffic impact studies werebased

Which applicant gets the approval and which applicant causes the intersection to fail

The same question can be asked for the intersection at 29th and Harrison Which applicant will you approve and

which one gets to pay for necessary alterations to the intersection

M

C

t

w

Dale Traffic Implications
That there has been no study of the traffic implications to the DaleKlein neighborhood is outrageous Once a

signal is constructed at Witham and Circle people will regularly cut up Dale and Klein toavoid the signal



Monday Apri19 2007

Corvallis Planning Commission

Re Witham Oaks Development Plan

written public testimony

RECEDED

Uommunitp Development
planning Division

We live in the Polk and Witham Drive neighborhood in Corvallis Recently the City of
Corvallis installed traffic lights at the intersections ofHarrison Blvd and 35th 36
streets The introduction of these traffic lights caused a tremendous increase in the traffic

rushing north on Witham Drive in an effort to short cut the light and beat the traffic Our
concerns were heightened as the cross traffic on Polk at Witham Drive was causing many
more neaz collisions with the increased traffic on Witham Drive It is not unusual toheaz
the screech oftires as people try to race through the intersection We are thankful that the

City ofCorvallis heard our concerns and will be installing stop signs on all corners of
Polk and Witham Drive With the increase in traffic caused by 221 homes as proposed in
the Witham Oaks Development Plan this will most certainly change the quality of life
that we have grown to appreciate in our neighborhood

There are several small children in our neighborhood and the increased traffic now makes
X it a dangerous street We can only imagine what the impact will be ofhaving 221

additional homes adding hundreds ofcars a day to the equation We certainly feel that

t the addition of221 homes would severely impact the neighborhood and our quality of

w Iife

Having observed the standing water in many parts ofthe 95 acres of the proposed
Witham Oaks Development site we are deeply concerned by the proposed removal of
342 trees These trees have been on this property for many years and their root structure

helps prevent erosion Disturbing the earth for the construction of221 homes placement
of streets and services in this azea will also heighten the level oferosion and endanger the
ecosystem balance in the wetland areas While the plan does call for replanting in the
area it will take yeazs to rebuild the root structure that is currently helping to maintain this
site

The increased traffic on Harrison as aresult ofthe proposed Witham Oaks Development
Plan will put an additional burden on the city for street andrightofwayimprovements
A portion ofHarrison Blvd between 35th and 53rd does not have curbs and sidewalks
The lack of sidewalks will increase the safety hazard for pedestrian traffic The lack of
curbs will make it more difficult to maintain the road surface with the increased traffic of
hundreds ofcars a day with the proposed Witham Oaks Development Plan

Tom and Mona Easley



RECEIVED
April 9 2007

APA 1 02001

Planning Commission
Community Development

planning Division

752802 AM Today in ten minutes another 100 cars traveled 36th street in

front of my house a residential street with no businesses at the rate of

600hour Vehicles excluded from counting were either crossing 36 or at the

end of it unseen from my driveway A 25 MPH speed limit sign in front of my
house is frequently ignored by vehicles trying to beat the lights at 36th and
Harrison or to gain speed before going uphill

Traffic volume and speed are safety concerns The crosswalk on Polk and 36th

was removed Students now exiting a bus after school are crossing 36th in high
traffic just as vehicles are accelerating to go uphill I have witnessed cars

braking so close to students that their eyes bulged in fear People on 36 also
have trouble backing out oftheir driveways safely

X
At the top of Witham Hill two complexes have 3 87 apartments This doesnt
count any houses For over 30 years we heard that traffic on 36th would decline
with the extension of Circle Boulevard from Witham to Harrison Instead still w
more building occurred and traffic worsened

Regardless of what you think of Witham Oaks development please support the
extension of Circle Boulevard from Witham to Harrison to give us some traffic
relief 36th is a two lane residential street lacking a crosswalk for students and
cannot safely handle traffic that is greater than many downtown streets

ook

3555 NW Polk Av

Corvallis Oregon 97330





April 10 2007

Dolores Emery
3507 NW Polk Avenue

Corvallis OR 97330

Dear Planning Commission
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Area of Concern

Traffic Along 36th

Street and its effect

on Polk Ave and

35th Street

The timely extension of Circle Boulevard is imperative Its timeliness is a matter of city

integrity common sense and most of all safety The city has promised for more than

20 years to extend it to Harrison Boulevard In the meantime the traffic down residential

streets has exploded causing unsafe and unintended consequences

As an example of unsafe and unintended consequences take the effect of the 36th

Streetsburdensome traffic on my corner Polk Avenue and ThirtyfifthStreet The

corner is a pickup and dropoff site for Corvallis school buses At least 4 times each

school day children are picked up and dropped off Since the installation of the two

lights near 36th and Harrison drivers have started using Potk to avoid the two lights

In addition there is no crosswalk at the corner of 36th and Polk a very very busy

residential street Our young citizens characterized by their developlyappropriate but

unsound judgment must cross a street with no marked crosswalk and often very fast

traffic The speed limit is 25 mph but drivers rarely follow that limit It is not unusual to

see cars traveling in excess of 40 mph To make a decision that will result in more traffic

along 36th Street only increases the danger Of course there are other areas of traffic

concerns all along 36th but I am limiting this letter to the one I know best

Continuing to increase the traffic on 36th puts and unfair and unsafe burden on these

residential streets It is only common sense to extend Circle Boulevard concurrently with

the construction of the new homes To delay the extension will cause only more traffic

hazards along already heavily burdened streets and their neighboring streets

Thank you for your consideration

Sincerely

RECEIVED
APR 10 200

Community Development
Planning Division
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RECEIVED
Sunday April 08 2007

APO 1 02001
To City of Corvallis

Planning Commission CommunityDevlopme
PlanningIivisioa

From Stella Coakley
93839 NW Jackson

Corvallis OR 97330

5417536215

RE Additional testimony Witham Oaks

After the public hearing portion of the Witham Oaks on April 4 the staff
provided answers to questions apparently asked earlier by the Commissioners
One answer related to an issue that I had raised in my testimonyie why is
there adeadend Street J abutting the University research lands The city staff
response suggests that it was the city rather than the developer who had made
that requirement in anticipation of future development There appears to be no

reason related to code that requires this

I request again that this deadend portion be eliminated and converted to
a culdesac in order to maximize a buffer to the research property at this pointX The likelihood that the university will change the use of this property is extremely
low and to change it to a use that would be compatible with egress through a

residential area even less It would be a mistake for residents to anticipate that
w this residential area would be expanded to the west at this point

Based on the exchanges on the 4th and additional testimony presented I
strongly urge the Planning Commission to turn down the current request until
such time as the conditions laid out by staff have been met and issues raised by
the public have been addressed This includes the ability to deal with 100 year
water events

Thank you for the thoughtful consideration and open process that you
have provided for the discussion of this planned development



Upper Circle Neighborhood Association
3270 NW Circle Boulevard

Corvallis OR 973301764
TT

APR i 1

Tuesday April 10 2007

Dear Corvallis Planning Commission Members

For the past several months we have held meetings and tried to

keep each other informed abort problems with the volume and speed of traffic

thrjugh our neighborhood We have conducted an official traffic survey that

found 32 of traffic is speeding

As you know the Witham Oaks Subdivision of 221 homes will add

2100 car trips per day If 32 are speeding this means an additional 700

speeders through here each day Our solution To ask the developer to fund
a majority of the costs of 5 speed humps on upper Circ le Boulevard to slow

down the traffic They have agreed to this plan and will pay around 83 of the
costs Each homeowner will be asked to pay 5080 for the remainder a

small sum to pay that will reap such large benefits

We have also asked that atraffic circle roundabout be installed at
the intersection of Witham Hilf and Circle Boulevard This will be more envi

ronmentally friendly than a traffic signal It is a known fact that cars emit a lot
of fumes while waiting for lights to change and these fumes will blow into
Woodlands Meadow Park and then down Circle into the air we breathe

We have heard concerns from other NW neighborhoods about our

plans for speed humps We are a neighborhood collector and have the right
to take care of our own traffic concerns We feel our speed hump plan will not

negatively impact any other part of NW Corvallis

We the undersigned support this speed hump and traffic circle
plan
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Petition for Placement of Speed Humps on Upper Circle Boulevard Continued
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Petition for Placement of Speed Humps on Upper Circle Boulevard Continued
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Petition for Placement of Speed Humps on Upper Circle Boulevard Continued
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Page 1 of 1

Crowell Sharon

From Rod Terry terryr@peakorg
Sent Wednesday April 11 2007 1127AM

To Crowell Sharon

Subject Witham Oaks testimony
Attachments Witham Oaks Testimony ATT564245htm

Please give these comments to the Planning Commission

Iwill be at the Coast meeting with aclient this afternoon Ifyou have questions andIve left please
leave amessage and I will get back to you tomorrow morning

Thanks
Rod Terry 7540059

RECEIVED
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community Devolopment
planning Division
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Istrongly urge the Planning Commission to reject the Witham Oaks Development

The development as designed is not sustainable

This development does not meet the intent ofthe Corvallis Solar Access ordinance

According to the ordinance the lots are to be laid out to optimize solar potential for the

homes that will be built So that a home owner will have the opportunity now or in the

future to utilize the sun for energy production Studies have also shown that properly
oriented lots can reduce energy costs up to 20 as compared to the same house on a non

optimized lot This is simple direct energy savings and without PV or domestic hot water

systems factored in

This development is a standard 1970s layout No attempt has been given to reduce street

infrastructure or dependence on cars

No community gardens and if the CCRs are the same as their other developments a

homeowner would not even be able to plant a single tomato plant in their front yard if a

neighbor objected
No provisions for a integrated neighborhood smallscale commercial areas as desired

by the City and its citizens

No location or provision for neighborhood energy production facility now or in the

future

No provisions of on site water retention for summer imgation
More lawns will result in pesticides and fertilizers eventually making there way into the

ground water and surface run off

Potential for massive destabilization of the hillside do to the massive cutting filling and

tree removal Has the developersrain water management plan been analyzed by an

independent agency to see what would happen in a weather event to match the 1996

flood How would this effect Harrison OSU property and the increased water flow into

the river system After the development is finished I believe it would be prudent ofthe

City to require aperformance bond large enough to compensate for such damages The

bond should be in effect for at least 10 years If indeed the developer is confident with the

design this should not be aproblem

All ofthese issues have been addressed by more environmentally consciousness

developers across the country in the last decade This development and the houses

proposed are nat the homes and neighborhoods which will give Corvallis and its citizens

amore sustainable and secure future

Please reject this development as it is currently proposed The future owners ofthese

homes and all the rest of Corvallis deserve better

Thank you

Rod Terry Designer RECEIVE
1010 NW 32nd St

Corvallis OR 97330 ppR 1 1 2041
7540059

Community Dcvslopmcnt
Planning Division
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Crowell Sharon

From CorvallisMatters@aolcom
Sent Wednesday April 11 2007 1154AM

To Crowell Sharon

Subject Witham Oaks testimony
Attachments April 11 testimony D

have attached testimony for the Witham Oaks development
Louise Marquering
7530012

See whatsfree athttpwwwaolcom

t
x
W

APR 1 12007

Community Dcvelopmeat
pigDivision

4112007



Louise Marquering April 11 2007
1640 NW Woodland Drive

Corvallis OR 97330

5417530012 CorvallisMatters@aolcom

To the Planning Commission

Re Witham Oaks Application

Wetland and Riparian Areas

On pages 60 and 64 of the staff report there is discussion ofthe appropriate buffer width I believe the 50foot
buffer should apply Ifthe applicant had applied under the new land use code the buffer would be required to be
75 for wetlands ofthis size 22 acres Since this application was filed under the old land use code I understand
that 50footbuffer is acceptable To allow it to be any less than that will not protect the wetlands The

hydrological balance is so delicate that maximum protection is necessary

RECEIVED
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RECENED
April 9 2007

Corvallis City Planning Commission

Community Development Planning Division

PO Box 1083

Corvallis OR 97339

Dear Commissioners

APR 1 1 2Q01

Community Development
Planning Divlsioa

I live at 3535 NW Circle Boulevard and have lived here since 1969 Iraised my family here As such I
have both a personal and historical perspective on development affecting this road The effort to keep
Circle Boulevard neighborhoods livable has been a 38year struggle

Many aspects of Circle Boulevard are wonderful because in addition to the residential development along
it it has neighborhood shopping centers Albertsons and Ritchies an elementary school middle school
public swimming pool churches and a nearby senior living center It is a walkable and livable street
with the exception of the intensity ofthe traffic on it Despite its many assets Circle Boulevard is one of
the most poorly planned arteriaUresidential streets in the City

Circle Boulevard is not a Iimitedaccess thoroughfare unlike Walnut Circle Boulevazd was originally
p planned to be a handsome treelinedboulevard with a planted median strip In order to get people to pay

for the street the City encouraged homes to be constructed with individual driveway access onto Circle
X Boulevard Later the City took away the planted median strip and incorporated leftturn lanes Then in

order to win Council support for the extension ofCircle Boulevard from Lantana Drive to Witham Hill

Drive Circle was designated to be anarrow winding country road befitting Woodland Meadow Park

w Instead what the City gave us could better be described as astraight shot through the park Over the
years drivers have become increasingly contemptuous ofthe livability ofour neighborhood as evidenced
by their manner of speeding along Circle Boulevard and by their disregazd ofcrosswalkrightsofway

Since Albertsons was planned as a neighborhood shopping center folks on the south side of Circle
should be able to safely cross Circle Boulevard to get to the shops there Oae of the deaths on Circle
Boulevard occurred while the victim was in the 17 Street crosswalk another death occurred in mid
block and yet another occurred near Ritchies All the victims were adult pedestrians struck down by
cars And as some ofyou may remember our dear friend Joel Davis was fatally injured in the winter of
1995 as the result ofa bikecar collision on Circle Boulevard neaz his home Now because of increased
traffic the entire length ofCircle Boulevard is dangerous as well as becoming unlivable

West of 29 Street Circle Boulevard is classified as a neighborhood collector In this area Circle
Boulevard narrows twice at Dogwood Drive and at Lantana Drive the eastern entrance to
Woodland Meadow Park Eastbound speeding traffic exits countrylike surroundings Woodland
Meadow Park and instantly finds itself in a residential neighborhood Most of this traffic continues to
move even faster as it goes on down Circle Boulevard in front of homes with individual driveways
backing out onto the street There is significant additional traffic entering Circle Boulevazd from Lantana
Drive so the traffic volume on Circle Boulevard in front of homes is even higher than that exiting
Woodland Meadow Park

The increased traffic flows on Circle Boulevard will increase the wait time for people attempting to get
out oftheir driveways Singlefamilyhomes front Circle Boulevard from Lantana to Highland each
with its own individual driveway letting out onto the street Just gating out onto Circle Boulevard has
become much more hazardous in recent years due to the already increased traffic volumes on the street



Often when I turn into my driveway eastbound traffic coming from behind routinely uses the bike path
in order to shoot by me on the right The time has come in fact it arrived a long time ago todo

whatever is necessary to reduce the extreme hazards posed by the use of Circle Boulevard in its

present manner

At the time of the Parkland Addition Annexation request staff report dated July 29 2002 which

preceded the current application data taken from Traffic Smithy A Traffic Survey Service of a traffic

monitoring study conducted on Circle Boulevard just west of Lantana on Jamiary 31 2001 showed that

948of eastbound traffic and 969ofwestbound traffic were traveling at speeds in excess of the

posted 25 miles per hour mgh speed limit The situation on February 1 2001 was essentially the same

with 951ofeastbound and 956ofwestbound traffic exceeding the speed limit This was not a few

dozen cars but rather 2680 seed limit violations on the 31 January 2001 and 2615 on the lg of

February 2001 for a total of5 295 vehicles traveling in excess of the speed limit of 25 mph in two davs

A more recent speed study conducted in January and February 2007 referenced and submitted by
Doug Henry in his comments to you dated March 21 2007 on the current request for the Witham

Oaks Planned Development highlights that the speeding on Circle Boulevard has not abated since

2001

The Traffic Impact Analysis prepared for the Parkland Addition Annexation and Development by
Iimovative Transportation Concepts Inc dated May 2002 indicated that

A speed study was conducted along Circle Boulevard south of Witham Hill Drive to

determine if trafficcalming devices are necessary The posted speed is currently 2fi

mph The speed studies show that traffic consistently travels at higher speeds than the X

posted speed

Trafficcalming devices should be placed along Circle between Ulfitham Hill Drive and X
Juniper Place and along the Circle extension in order to discourage cutthrough traffic W

and speeding along this route It is recommended to construct five trafficcalming
devices along the Circle extension from Witham Hill Drive to Harrison Boulevard The

current conceptual development plan is proposing three traffic circles at the intersections
and two speed tables A series of speed tables are also being considered for installation

on Circle between Witham Hill Drive and Juniper Place to provide offsite traffic

mitigation

In followup comments provided to the Planning Commission dated March 21 2007 as part of this

development review the developer Matrix Development Corporation has committed to participating in

installation oftrafficcalming features along Circle Boulevard from Witham HillDrivesintersection with

Circle down to 29 Street consisting of up to five speed tables The upper Circle Boulevard

Neighborhood Association strongly support this

Iwent to City Public Works to get recent traffic volume information and found that no recent traffic

volume information is available so Iam including old information from the Parkland Annexation request
As of 1998 Harrison west of30 Street has 15838 cars per day on it East of 35x Street they have

12084 cars a day West of36 Street they have 7240 cars per day and east of36 Street they have

8458 Circle west of 99W has 17143 cars per day east of9 Street it has 12832 cars per day west of

9th Street it has 15661 cars per day East ofHighland it has 14994 cars per day and west of Highland
it has 15119 cars per day As of2000 west ofKings Circle has9095 cars per day East of 29 Street

1999 it has 7497 cars per day and west of29s Street it has5356 cars per day Surely this indicates

that Circle and Harrison Boulevards are already carrying enormous amounts of traffic for residential

neighborhoods
2



In the Traffic Impact Analysis dated November 2006 done for the current application Witham Oaks
Development prepared by PTV America Inc page 11 of that study references 2005 Traffic Volumes
When I requested current traffic volume information on Circle Witham Hill Drive Walnut Grant 29
Street and Harrison from City Public Works Iwas told that this information was not available The
information that was available was as old as the Parkland Annexation information that I already had I
am including a City map dated June 1988 entitled Average Daily Traffic Volumes which is the type
of information updated of course that should be readily available to City taxpayers when they have
concerns about the impacts ofnew development on their neighborhoods

Amazing as it may seem Circle Boulevard and Walnut Boulevard had federallyfunded arterial studies
which included Environmental Impact Statements EIS As part ofthat the City did carbon monoxide
level tests on Circle Boulevard 2025yeazs ago and found that their levels exceeded the allowable levels
far residential dwellings This was in the region between Albertsonsand Highland Drive The traffic
levels must be generating horrific levels of carbon monoxide since that time which creates an unhealthy
and unlivable environment for existing residents

There should be a roundabout instead of a traffic signal at the intersection of Witham Hill Drive and
Circle Boulevard The nature and use ofWoodland Meadow Park demands it Fumes and noise from the
cars backed down the hill would be an environmental disaster to the Park and surrounding residential
neighborhoods

0
N One last thing about Circle Blvd too many 18 wheelI5size trucks are coming up Circle attempting to

x get to Philomath or the Coast The weight limit sign of6 tons was removed from the Park and placed at

29 street It is visible but for some reason the trucks now just proceed to Witham Hill Ihope that the

City seriously considers moving forward with the second leg of the Eastside Bypass in order to keepI5
x type trucks outofdowntown and offour neighborhood streets
W

We hope that the Planning Commission will endorse trafFccalmingmeasures at Witham Bill Drive
and on Circle Boulevard from Harrison to 29 Street

Sincerely

lllGZv
Elinor Griffiths
3535 NW Circle Boulevard

Corvallis OR 97330

3
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April 11 2007

Corvallis City Planning Commission

Community Development Planning Division
PO Box 1083

Corvallis OR 97339

RECEIVED
APR 1 1 2001

Community Development
Planning Division

Dear Commissioners

N
N

t

W

I live at 3535 NW Circle Boulevard and have lived here since 1969 I raised my family here As such I
have both a personal and historical perspective on development affecting this road The effort to keep
Circle Boulevard neighborhoods livablehas been a38year struggle

The streets and cars issues ofthe Witham Oaks development are one issue but the preservation of the
19 acre wetland and the tree canopy are quite another Hopefully the developer and the City will strive to
do everything they can to protect the wetland and significant trees Ivan Gilder in developing the area

north of Circle Blvd Lantana Jamison Elmwood and Norwood etc was quite successful in keeping
significant trees alive and beautiful The Grand Oaks development in West Corvallis bears no

resemblance to the oak tree azea that was annexed into the City as a reseazch technology pazk Basically
that azea wasclear cut except for ravines and the azea ofhomes above Reservoir Road were built on fill
huge boulders brought in by truck I am very much concerned that the cut and fill construction on the
property where steep slopes exist will seriously damage the wetland Perhaps fewer homes in those areas

should be built and more trees kept protecting the wetland and the Witham Hill tree canopy

Throughout the Natural Features Inventory process conducted by the Planning Commissions City
Council and the County David and I and others gave testimony expressing our concern about clear
cutting and protecting wetlands We also attended many Open Space committee meetings specifically to
address the protection needed for this wetland on this Witham Oaks property

The realignment of Circle Blvd to avoid the wetland is necessary and I hope that issues between the
developer and Mrs Chaves and the LDS Church are resolved before this public process is complete

Ihope that this wetland will one day become one ofthe most prized pazks in the Cityspark system Like
the acquiring of Woodland Meadow Park citizen efforts to protect the Witham Oak Wetland property has
taken many years ofeffort

Sincerely

Elinor Griffiths
3535 NW Circle Boulevard

Corvallis OR 97330



Bike Lane Changes at 29th and Grant

Adams Eric

Page 1 of 1

From Matt and Susan matnsusn@comcastnet

Sent Tuesday April 10 2007529 PM

To rossan@coasoregonstateeduiriscat@peakorg Prichard@proaxiscomjmschube@comcastnet
joel@brewbeercc Diabled per Keefer31307FGF Martyr Jon joshstorer@earthlinknet
cohnstar@orsteduSusieNelson@linnbentonedu Adams Eric Namba Lisa Whinnery Joe

Cc mcaro@exchangenetnetsaleoe@yahoocomwbyrne@peakorg monkeytree@peakorg

Subject Bike Lane Changes at 29th and Grant

Hello Everyone

Regarding the original message below

There seems to be some confusion here The proposed new lane cantbe both a dedicated right
turn lane and a straight through lane If it is indeed a straight through lane also serving as a right
turn lane then Andy Ross is rightthat configuration exists elsewhere in town and we cantvery
well protest Some scary examples come tomindproceeding north on Hwy 99 or 9th Street at

Circle

Can anyone clarify
M
N

Itsnice to see all the interest

Susan Christie
X

e

Original Message x
The plan as described by Walt at the meeting has been confirmed by Planning The developer has proposed to W

put the bike lane to the right of the dedicated vehicle right hand turn lane which is also the through lane as you

head south on 29th at Grant The other lane would be a dedicated left turn only If the bicyclist wanted to go

straight through the intersection and stayed in the bike lane the turning action of the vehicle would put them in

jeopardy

4112007



Page 1 of 1

Adams Eric

From John Foster jwfmat@comcastnet
Sent Wednesday April 11 2007922 AM

To Adams Eric

Subject more testimony on Witham Oaks

Attachments Witham Oaks3doc

Testimony is attached I realize that as this application keeps getting dragged out it adds significantly to your
work Thanks for your time

N

X

Z
x

W
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John W Foster
1205 NW Fernwood Circle

Corvallis OR 97330

jwfinat@comcastnet RCEIVI

APR 1 1 2007

Some Additional Thoughts on Witham Oaks

Community Development
Planning Division

This is my third written testimony on this application but I believe everything here

addresses the discussions and written material from the hearing on 4 April

Will the extension ofCircle relieve problems at 29th and Grant It seems unlikely

In 2002 Thomas Bauer submitted turn figures for the Parkland Addition Memo from

Thomas Bauer to David Dodson June 9 2002 He also submitted equivalent figures for

2007

According to the 2002 report there were a total of total of 557 South bound trips on29h
at Harrison in the AM rush hour Mr Bauers 2007 figures indicate 409 trips a

decrease of 148 trips

There were 449 northbound PM rush hour trips at the same point in 2002 and 448one
lessin2007

If the figures are correct traffic on 29th is not the problem there has already been a

diversion

It is hard to see how the extension of Circle would change the traffic level on Grant
The shortest route from the corner of Harrison and Circle to any point on Grant would
still be going east on Harrison and then turning north probably on 36th to Grant Cars
taking Philomath and 35th to Harrison would also get to Grant the same way the do now
Even those who went via Circle would probably turn south on Witham Hill to Grant

People are driving on Grant either because their destination is near Grant or their point of

origin is near Grant

Traffic seems to have increased on Hamson primarily because ofthe lights at 35th
AM rush hour turns from 35th east bound onto Harrison have increased from 178 to 319
PM rush hour turns south on 35th have gone from 184 to 280 AM turns south have gone
from 238 to 244

N

c
t
X

W



When should Circle be extended

c
N

X

t
x
w

The developerslawyer really didntseem to understand the citys insistence on the early
extension ofCircle

If the city is concerned about reducing traffic on Harrison this is avery temporary fix
With the early development ofWitham Oaks there will soonbe an overall increase and
any improvement on Hamson would be offset by a traffic increase on Circle

The city might however be concerned that both economic conditions and the special
difficulties ofdeveloping the property will mean long delays in completing the early
phases ofWitham Oaks and so the extension ofaCircle

The developer may also be worried about a long delay There was some discussion that
interest on a loan to extend Circle would be less than the extra cost ofbuilding a

temporary road for construction This would be true only if the loan was for a year or

two Interest on a loan offiveor perhaps 20years would be very different

If long delays or perhaps even the failure to complete Witham Oaks are aconcern
should the Commission approve the project

Is drainage problem on Witham Oaks the equivalent drainage on other
developments

Staff and the developer both made the point that drainage for other large developments
such as Timberhill has been handled after approval in the past and so can Witham Oaks
The difference between Witham Oaks and Timberhill however is that Timberhill does
not drain into awetland and drainage from Timber Hill never threatened the properties
across the street Moreover we should remember that development at Timberhill did
contribute significantly to flooding at Arthur Circle and just a few years ago Timberhill
was trying to get acity park converted to adrainage basin to deal with unanticipated
drainage problems

The Apri12 Stormwater Management memo

This memo added slightly to the explanation ofhow the plan will work but the bottom
line still is that we need five years or more after the development is completed to see if
the plan really works

There has been some concern about meeting the 120 day limit on the proceedings
although Staff appears to think this really isntmuch ofaproblem Ifit does become a

problem LDC205001b says

After an application is accepted as complete any revisions to it shall be regarded as a

new application



The developer can argue that the 2 April memo and other material submitted recently are

only answers to questions by the Commission but it could also be argued that they
constitute new information thus arevision to the application and so 120 days should

start on 4 April when the latest information was received by Planning Division

ti
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Adams Eric

From Brad Upton iriscat@peakorg
Sent Tuesday April 10 2007935 AM
To Adams Eric

Subject webWitham Oaks proposed intersection modifications

Importance Low

This is an enquiry email via s from Brad Upton iriscatQpeakorg

Hello Eric

At last Wednesdays Planning Commission meeting April 4 the Witham Oaks developer
proposed modifications to the intersection of Grant and 29th Specifically it was

proposed to add a dedicated left turn lane for motor vehicles headed south on 29th
configure the other southbound motor lane for straight through and right turning vehicles
and maintain a bicycle lane to the far right hand side of the intersection again this is
the southbound on 29th portion of the intersection of Grant and 29th

This configuration would put bicycles going straight through the intersection in direct

N conflict with motorists turning right west onto Grant This is an unacceptable design

X The developer should be required to extend Circle Blvd to Harrison during phase 1 of the
Witham Oaks project in order to eliminate the need to modify the intersection of Grant and
29th

W If it is of any relevance I serve on both the City Bicycle and Pedestrian Advisory
Committee and the Benton County Bike Advisory Commission

Thank you for considering these comments

Brad Upton
Corvallis

1



Page 1 of 1

Adams Eric

From Whinnery Joe

Sent Monday April 09 2007 1102AM

To Walt Prichard MVBC Rep Andy Ross Brad Upton Jack Schubert Joel E Rea Jon Martyr Josh

Storer Rosie Toy Susan Christi Susan Nelson Wendy Byrne Eric Urbigkeit Margaret Caro
Rosie Toy Commission Member

Cc Adams Eric Namba Lisa

Subject WalYs comment about Bike Lane changes @ 29th and Grant

At the BPAC meeting on Friday near its conclusion Walt mentioned that the developer of Witham Oaks sub

division Harrison Heights has proposed putting in a right turn lane with the bike lane to the right of that at 29tH
and Grant The changes to the intersection would help it meet warrants when additional traffic is forced through
this intersection as a result of the developer requesting not to complete Circle Blvd through to Harrison during
the first phase as had been previously recommended and proposed by BPAC The reconfiguration of the

intersection would put bike riders intending to go straight through the intersection in direct conflict with those

right hand turn vehicles Objections to this proposal must be made in writing to Eric Adams in Community
Development before the end of the day on this Wednesday the 11th of April As staff to the commission and

representing bike riders throughout the community Iwould like to state for the record our opposition to this

proposal as well Eric Thanks and let me know if yuo need additional clarification

N

t

W
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Adams Eric

From Brad Upton iriscat@peakorg
Sent Monday April 09 2007 1147AM

To Whinnery Joe Walt Prichard MVBC Rep
Cc Andy Ross Jack Schubert Joel E Rea Diabled per Keefer31307FGF Martyr Jon Josh

Storer Rosie Toy Susan Nelson Wendy Byrne Eric Urbigkeit Margaret Caro Rosie Toy
Commission Member Adams Eric Namba Lisa

Subject Re WalYs comment about Bike Lane changes @ 29th and Grant

Hi Joe

Just to be clear I believe the Witham Oaks developer proposed putting the bike lane to the
left of the right turn lane Ie at the 29th street southbound intersection with grant there
would be a right turn motor lane furthest to the right a bike lane immediately to the left of
the right turn motor lane and then astraightleft turn motor lane

Therefore there would not be a direct conflict between straight going bicyclists and right
turning motor traffic

0
M

X

s
x
w

However bicyclists planning to turn right west on Grant would not have their own lane
and must share the lane with right turning motor traffic Furthermore motorists turning
right west on Grant would have to cross the bicycle lane in order to access the right turn
motor lane

The proposed intersection modification represents a degradation ofbicycle service for these
reasons BPAC should still be on the record as against the proposed intersection
modification

The proper solution would be for the developer to complete Circle Blvd through to Harrison

during the first phase and not making any changes to the Grant29th Street intersection

Should individuals submit written comments in addition to these emails Eric Adams is

copied on these email correspondences

brad

Whinnery Joe wrote

At the BPAC meeting on Friday near its conclusion Walt mentioned that the developer of Witham
Oaks sub division Harrison Heights has proposed putting in a right turn lane with the bike lane to

the right of that at 29m and Grant The changes to the intersection would help it meet warrants
when additional traffic is forced through this intersection as a result of the developer requesting not

to complete Circle Blvd through to Harrison during the first phase as had been previously
recommended and proposed by BPAC The reconfiguration of the intersection would put bike riders

4112007
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intending to go straight through the intersection in direct conflict with those right hand turn

vehicles Objections to this proposal must be made in writing to Eric Adams in Community
Development before the end of the day on this Wednesday the 11th of April As staff to the

commission and representing bike riders throughout the community Iwould like to state for the

record our opposition to this proposal as well Eric Thanks and let me know if yuo need additional

clarification

T
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x
w
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April 10 2007

Elizabeth Schwartz Jason DeLorenze
3930 NW Witham Hill Drive apt 64

Corvallis OR 97330

541 7523416

To the Corvallis Planning Commission and residents

As a resident ofCorvallis I am deeply concerned about the Witham Oaks Development
project Ihave written two prior public testimonies in reference to those concerns Here I
will address one concern more specifically the extension of Circle Boulevard and its impact
on the wetland ecosystem and the neighborhood

The wetland area is ofprimary and immediate concern As it currently stands the wetland is
awonderful peaceful place to walk through and a valuable habitat to maintain within
Corvallis city limits I strongly support the developersintention ofgifting the 19 acres of
wetland to the city And I encourage the city to accept this gift and incorporate it into the
citys open space program It will be a perfect addition to the two nearby open spaces the

M Woodland Meadow on Circle Blvd and Witham Hill Dr and the Witham Hill Natural Park

X up the hill from the proposed development This trio ofpublic lands would be a prime
example of the ecosystems that used to stretch across this area and would be a treasure tow

c Corvallis residents
t
x
w Unfortunately setting the wetlands aside for the city isnt enough It is an extremely

vulnerable ecosystem and will take some effort to preserve The development is going to put
serious pressure on the wetland area and we need to be vigilant in maintaining it It is

imperative that we make sure that runofffrom the development will be minimized and that
fill from the building sites will not pollute or clog the wetland The way that Circle
Boulevard is developed in that area is ofequal importance Fragmenting ecosystems exposes
them toplant invasion and deterioration which in some cases can ultimately lead to a

complete loss ofthe native community Traffic is known to reduce bird populations in the
surrounding area These effects have been scientifcally proven in ecosystem after ecosystem
but the vulnerability ofwetlands necessitates greater vigilance on our part

In order to minimize these deleterious effects I suggest downgrading the proposed Circle
Blvd extension from aneighborhood collector to a local street All existing techniques to
reduce through traffic should be explored and employed wherever possible That could
include extremes such as turning the extension into aoneway street to traditional
mechanisms like incorporating traffic circles and speed bumps Every potential solution
should be entertained and discussed so that Circle Blvd can have the least amount of impact
possible

These suggestions do not come just from my wish to maintain the ecosystems and the quiet
neighborhood thatIve come to love Ive recently learned that back in 1979 there was

discussion about having Circle Blvd designated an arterial street It was found however that
the slope ofthe hill and the intersection with so many natural areas the meadow oak forest
and wetland made it apoor choice Walnut Blvd is the arterial street for this area and it is
meant to hold that traffic The existing section ofCircle Blvd between 29th and Witham Hill



Dr wasnot planned for high traffic and the residents that live in the homes in that area have

had to deal with increasing traffic over the years Is it fair to them to increase that even

further and force them to back out oftheir driveways onto an extremely busy street And is

it fair to force them to endure the fumes from idling traffic We cannot just consider the

needs of the new development We must balance that with the needs of existing
neighborhoods with longtime residents and tax payers as well as those ofthe ecosystem as a

whole

I ask you to take this chance to create a real balance ofall of the needs ofthe city of Corvallis

Taking comprehensive steps to preserve the wetlands including reducing Circle Boulevards

negative impacts will be apowerful step in that direction

Sincerely
Elizabeth Schwartz

M
M
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X
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Matthews Kathleen

From David K Mellinger DavidKMellinger@yahoocom
Sent Wednesday April 11 2007 358 PM
To Planning
Subject webcomments on proposed Witham Oaks development

Importance Low

This is an enquiry email via s from David K Mellinger DavidKMellingerQyahoocom
I would like to draw your attention to three matters regarding the proposed development at
Witham Oaks

1 Through traffic on Circle Blvd When Circle Blvd is built through to Harrison St
Circle becomes the most direct route to get from many places to Philomath and Newport
These places include Ninth St Albany points north of Albany on I5 given the
difficulty of getting to Walnut and the large amount of traffic on Philomath Blvd
Drivers of trucks large and small as well as many car drivers will start to use Circle
regularly and frequently This is incompatible with the use of land surrounding Circle
both the houses that have been built close to it and Woodland Meadows Park near the top of
Witham Hill I dontknow the relevant sections of City code that apply but Im sure

some parts of it say that our parks should maintain a parklike atmosphere having large
numbers of trucks and cars going through the middle of one does not do this My suggested
remedy is not to put Circle through to Harrison I realize that this may not be a popular
option with road pl

M anners soIlloffer an alternative put a large number of trafficcalming devices
speed bumps on Circle as it goes up and down Witham Hill

X

2 Housing density on Circle The developer has proposed putting a large number of high
density houses indeed the highest density of his development very close to Circle
and the multiuse path This will radically change the character of this path from thej pastoral bucolic feel it has now to a ve much more urban one ThisrY path is extremely
popular in my experience more people use this path than use Bald Hill primarily because
it is so accessible one doesntneed to get in a car to get there It may look less
popular simply because there arenta large number of cars parked at it but the if you
compare the number of actual people passing by on the path and passing by the Oak Creek
entryway to Bald Hill the users of the Circle multiuse path predominate by a substantial
margin Again I dontknow the relevant section of City Code but I would think that some

part of it emphasizes preserving natural features and character

3 The sign A large monument sign is unnecessary either on Circle or on Harrison or on
Witham Hill Drive This is especially true given the high demand for housing in
Corvallis It will be unsightly especially on Harrison which has quite a pastoral
character at the point where Circle is to intersect Please do not permit a sign to be
built there Street signs ie streetname signs are plenty good for informing people
how to get places and monument signs announcing developments are simply advertisements
for the developer We just dontneed or want it

1



Page 1 of 1

Adams Eric

From matnsusn@comcastnet
Sent Monday April 09 2007 1204 PM

To Adams Eric

Cc Whinnery Joe Namba Lisa Walt Prichard MVBC Rep

Subject Bike Lane Changes at Intersection of 29th and Grant

Good morning Mr Adams

Iam amember ofthe MidValley Bicycle Club and a former chairperson ofthe Corvallis

BicyclePedestrian Advisory Commission I amalongtimebicycle commuter advocate for sensible

transportation and bicycle tourist

I amwriting to express my emphatic objection to degrading the bicycle facilities at the intersection of

29th and Grant As I understand it the developer of Witham Oaks subdivision intends to reconfigure the

intersection to include arightturnmotor vehicle lane with the bike lane to the right ofthat Such

an arrangement would put cyclists going straight ahead in direct conflictwith rightturning motor

vehicles

We must not allow this unsafe redesign It should not evenbe legal It would be a real embarrassment M
for Corvallis as acommunity that prides itselfon being aBicycle Friendly Community at the Gold

level aspiring to Platinum In an effort to envision sensible means oftransportation for our community
X

for the 21st century our goal must be to continue to make walking and bicycling as safe as possible for

our citizens t
x
w

Our past efforts have paid off Our modal shares for bicycling and walking are much higher than the

national and state averages Lets keep this momentum going and do even better

The developer must conform to our high standards for pedestrians and cyclists We must not lower our

standards to meet those ofthe developer Ifthe developer wants to promote increased automobile traffic
he should be required to complete Circle through to Harrison now not later

Iappreciate your careful attention to this matter and thank you for reading
Susan Christie
716 NW 15th Street
Corvallis

4112007



RECEIVED
APO 1 1 Z00

tqiap
PlanarDivision

April 11 2007

Planning Commission

City ofCorvallis
501 SW Madison Avenue

Corvallis OR 97339

m

RE Witham OaksPLD060001SUB06OOOQS7
X

Dear Planning Commission Memberss
x
w

We wanted to cl a few issues that were raised either bY y you or members of the

public For ease ofreading we have summarized the issues by topic However in order
to address many of these issues an academic discussion of land use planning needs to

happen as there seems to be a great deal ofmisunderstanding on some peoplespartover

what is private versus public space what resources are protected and why others are not
necessary code criteria and Comprehensive Plan policies that apply and market
conditions that influence development of larger parcels

First ofall this property is not only with the City ofCorvallis Urban Growth Boundary
but it is also within the city limits This means that as population increases in the
Corvallis area our City is required to accommodate a large percentage of that growth
This reduces the amount and type of development pressure on our agricultural and forest
resource lands This is state law a progressive land use framework and worthy of
attention This is a sustainable land use approach on a macro level Sustainable land use

on a micro level is what happens onour particular piece ofproperty

Development ofthis parcel will place residential development close to core services and
destinations such as parks trails multi use path Witham Hill Natural Park Midge
Cramer trail Bald Hill work OSU EPA downtown School District offices Kings
BLvd commercial area etc so we can preserve our farm and forest resource lands are
and people can ride bikes orwalk to their destinations etc

Pahlisch Homes Inc

Bend 549 SW MillView Way Suite 100 Bend Oregon97702 54138567b2 fax41385b742
Carvattis 515 WWestern Boulevard Corvallis Oregon97333 5417542102 fax5417541411

p a h 1 i s c h h o m e s c o rn rhiF



The site is almost 95 acres total Corvallis land prices aze some ofthe highest in the state

Like it or not generally only lazger developers can afford to purchase properties of this

size Given what was paid for the property and understanding that Matrix is a for profit
company they are not anonprofit a certain level of development is necessary

However on the other hand when this property was put to the voters a couple of years

ago we understood that the only way Corvallis voters were going to vote in favor of

annexing this property was to place a Planned Development PD Overlay on the

property and designate a lazge percentage of the site within an Open Space Conservation

zone This provided assurances that the most important natural features on site would be

preserved The remaining 57 acres of the site has a Low Density Residential designation
on it which requires a density between 2 and 6 units to the acre By placing a PD

overlay on the property additional neighborhood compatibility variety ofhousing and

open space issues are required to be addressed with the site plan As mentioned at the

hearing the intent of aPD is to provide flexibility in the design and layout ofasite which

wouldntotherwise be allowed through a standard subdivision which doesntrequire
open space trails variety ofhousing types architectural control etc As an example the

housing developments to the northnortheast east and southeast were created through
standard subdivision processes several decades ago When looking at an aerial photo
there are no open spaces no trails no variety in housing types and many of the streets

ti

end in culdesacs While many people enjoy this area this is not what is envisioned

through the Planned Development process or the criteria we are required to address X

through our application

Preservation of Natural Features The other important factor to consider is the Natural w
Features Planning Process that took place within the last several years Corvallis

undertook a massive and comprehensive inventory of the natural features oak groves
oak savannah streams wetlands hillsides habitat types etc within City limits and the

Urban Growth Boundary UGB This inventory was followed by a communitywide
prioritization process where all the citizens were encouraged to help prioritize which

natural features to preserve knowing that not everything within the City limits or L7GB
could be saved Again if growth is to occur within the City limits a balancing of what

is protected versus what is developed has to occur This prioritization process included
an ESEE analysis which looked at the Economic Social Environmental and Energy
impacts of such prioritization In essence as a community we have already identified

the most important natural features to preserve on this particulaz property We followed

this prioritization process and placed Open Space Conservation zoning over these areas

of high priority areas thereby restricting development to the center 57 acres that are

zoned Low Density Residential Development of these 57 acres under the Planned

Development criteria requires open spaces with trail connections connected street

systems where practicable and not impacting natural resources a variety of housing
types architectural guidelines neighborhood compatibility and a density within the

allowed range

Beyond the 38of the site placed in an Open Space Conservation zone at the time of

annexation an additional 16 of the total site was placed within additional open space
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tracts with the proposed site plan This brings the total amount of open space on site to

54 This provides for lazger buffers from surrounding parcelslots protects natural

resources provides trail linkages through open spaces offers visual relief and minimizes
development impact With the remaining 46ofthe site development needs to occur to

help provide the benefits described above The resulting development is below the
middle ofthe density range for a gross density of23 units to the acre and a net density
of 38 units to the acre We therefore meet the intent of the Planned Development
process and are consistent with the communitysprioritization of which natural
features should be preserved on this site

Use of Oven SaaceTrail Comments were raised regazding the allocation and
effectiveness of the proposed open space azeas and impacts to use of this open space
including the multiuse path by the proposed development We are proposing open
space tracts to preserve the natural features which were identified as being most

important to the citizens These open space tracts also serve the dual purpose of

providing a natural and vegetated buffer between the proposed development plan and the

adjoining propertiesneighborhoods

With respect to the issue of continued public use of the open space site as referenced

M in Tara NierenbergsMarch 29 email there is a misconception among not only Ms

Nierenberg but other members of the public that this property is public open space First
X of all the entire property is not public open space rather it is private property with a 60

foot public rightofway traversing the site within which the sewer line and multiuse

x path are located The code section she references LDC 40110 does not imply
w adjoining lands should become public open space This 60foot public rightofwaywas

established first and foremost for the construction of the sewer line and secondarily to

provide a walking path from the terminus of Circle Boulevazd to Harrison Boulevard
The section of the code that she references allows for public easements andor
dedications for infrastructure in this case a sewer line and trails identified in the Citys
Transportation Plan or Trails Plan This path allows the public to traverse the site on a

public trail consistent with Land Development Code Section40110 Land for Public

Purposes This area will be maintained through the lower portion ofthe site However
as Circle Blvd is extended some realignment of the northern end of the multiuse path
will be necessary Nonetheless apublic connection through the site will be maintained
The multiusepath will cross Circle Boulevard Dale Drive Streets A and B for fmal
connection to Harrison Boulevazd As such the public will continue to have the ability
to utilize the public path and will continue to enjoy the sense of open space that
surrounds the path as they do today

Wetlands HydroloQV and Storm water

Wetlands A wetland delineation was completed and verified as accurate and

approved by the Oregon Dept ofState Lands and the Army Corps ofEngineers This

approval was based on soil surveys plant surveys surveying by our consulting
wetland specialists and surveyors and field reviewedverified by DSL staff The
wetland boundary shown on the submittal exhibits is the approved wetland boundary
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We understand the communitysdesire to preserve the integrity and function of the

wetland and we agree with this goal While the wetland is valuable from a

hydrological ecological and social perspective it needs to be understood that the

wetland on site today is not a pristine wetland rather has a history of severe

disturbance including agricultural practices plowing grading city installation of
sewer line and multiusepath illegal mudbogging by individuals a couple of years

ago invasive nonnative plant species placement of toxic garbage such as oil cans

tires etc The hydrology of the site was altered when the city installed the sewer

line and multiusepath through several years ago

Protecting the function of the wetland is critical to the development In order to do

this we have avoided to the maximum extent possible impacts to the wetlands There

are approximately 2 acres of wetland impacts that aze a direct and indirect result of

the required extension of Circle Boulevard The connection is identified in the Citys
adopted Transportation System Plan as providing a critical eastwest transportation
connection through the city Our proposed right ofway vacation moves the location

ofCircle Boulevard to minimize impacts to the wetlands

Wetland Mitigation and Bonding There are no proposed impacts that are directly rn

and solely related to individual lot development Rather as mentioned above the

required extension ofCircle Blvd creates the direct and indirect wetland impacts We X

will have to mitigate for these impacts consistent with local state and federal laws
We propose mitigating on site where possible with wetland creation and s
enhancement Through mitigation there overall wetland acreage will increase area w
and the existing degraded or disturbed wetland areas will be enhanced Wetland

mitigation work will be completed by our consulting wetland specialist who has a

PhDin Ecology This plan will require review and approval by the Oregon Dept of
State Lands and the Army Corps ofEngineers

The Department of State Lands will require a bond for the wetland mitigation As

such it is duplicitous for the City to also require a bond The amount ofDSLs bond
is based on the estimated construction cost plus contingency to insure that corrective
measures are needed plus the cost of monitoring the mitigation area for 5 years The

bond is high enough to ensure the mitigation gets implemented In addition they will

require 5 years of monitoring the mitigation areas to insure they meet the success

criteria The monitoring will start once the mitigation areas have been completed

HydroloyAs mentioned above the hydrology ofthe wetland has been modified by
past activities and is very short The wetland is wet during the winter and early
spring rains and then dries out very quickly This is reflected by the few Oregon ash

in the wetland which become stressed by the middle of the summer This is

particularly true for the wetland on the west side ofthe path The concern is that the

development upslope of the wetland will intercept the water from upslope and

effectively dry out the wetland Under existing conditions as rain falls on the

existing land and wetlands it is attenuated and stored by vegetation and depressions
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But after development some vegetated ground will be replaced with pavement and

rooftops The pavement and rooftops will impede rain water from being stored and
utilized and instead will force it to flow into catch basins and pipes at higher rates

than would occur under existing conditions These higher flows will be controlled
and routed via a detention facility so that impacts to the natural system are

minimized

Under existing conditions the upland areas proposed for development have relatively
steep slopes and poorly drained soils providing very limited infiltration opportunities
The frequent occurrence of flowing and standing water observed throughout the site
is likely due to the steep slopes and poorly drained soil which impedes the downwazd
movement of water The majority of site infiltration likely occurs in the flatter
wetland azeas where water stands for longer periods oftime

The nature ofthe storm water management plan allows opportunity for infiltration by
utilizing nonlined storage and treatment facilities and by dschazging and spreading
treated storm water over an approximate 20 acre wetland area As flows travel

throughout the wetland area they will infiltrate much as they do today

o The hydrology of the wetland will be further enhanced by strategically placing logs
obtained on site and weirs in the existing ditches and existing fire ruts which act as

C ditches Currently the ditches and fire ruts channel water quickly out of the
wetlands The logs and weirs will slow the water movement through the wetland and
result in the wetland being wetter than currently In addition the site still has micro

w topography from when it was farmed back in the 1950s The past farming activities
resulted in regular patterns which serve to funnel water out of the wetlands Again
logs and weirs will be used to break up these drainage patterns The result will be

greater residence time of the water in the wetlands

Finally due to the history of disturbance the wetlands are dominated by exotic and
invasive species and there aze very few native species in the wetland The created

portion of the wetland mitigation area and the azeas identified for wetland
enhancement will be planted with native species The result will be a higher quality
wetland with more natural hydrological patterns and native vegetation than the

existing conditions

Questions were raised about storm water flows from Dale Drive north of the site
During rain events the surface flows from Dale Drive flows from the lots on Dale
drive down along the ease side ofCircle where it crosses to the west side down slope
and enters the road ditch This water will be captured on the east side ofCircle by the
storm drain This water will be dischazged to the upland buffer associated with the
wetlands on the east side ofthe walking path Currently this water is untreated when
it enters the ditch Discharging to the upland buffer prior to it entering the wetland
will serve to treat the water prior to it entering the wetland In addition to this water

quality function the dschazging to the upland buffer and wetland will provide some
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detention which isntprovided by the current ditch Finally it will help maintain the

hydrology ofthe wetland on the east side of the walking path

Grading at back of lots adiacent to wetland areas Lots 106116 and Lots 155156

have grading that is within the boundary ofeach lot Each ofthese lots are graded so that

there is aflatarea for the house and then sloped down to meet existing grades The reason

the slope is contained within the lot is due to the adjacency in some areas with the Open
Space Conservation zoning boundary wetland boundary and habitat enhancement azea

Should the Planning Commission decide that the slope area should be outside the

boundary of the lot it would create slopes outside the lots within areas that require HOA

maintenance and place the fence at the tope ofthe slope In some cases this may create

situations where fill is placed in the wetland However it could also allow the slopes to

be a part of the habitat enhancement plan Should you decide youd prefer to have the

graded slopes outside the lot lines this would be possible for lots 114116which would

place the slope within the homeownersassociation maintained tract and a part of the

habitat enhancement plan azea The slopes shown on the other lots aze located within the
back 15 feet ofthe lot and will be the responsibility ofthe homeowner

t
Traffic Transportation Related

X

Circle Extension During the recent hearing considerable discussion centered on the

timing of extending Circle Boulevazd We explained that requiring the extension of x
Circle Boulevard with Phase 1 rather than Phase 2 is not constitutionally supportable w

because there is no nexus or rough proportionality between the impacts ofPhase 1

and extending Circle Boulevazd When conducting the nexus and proportionality of

extending Circle Boulevard only the impact of Phase 1 can be considered The
future impacts of other phases or who is developing Phase 1 is irrelevant We feel

our position that Circle Boulevard should not be extended until Phase 2 is no different
than if a mom and pop builder were building only 77 homes on the site would

requiring an extension ofCircle Boulevard be an appropriate condition

The discussion at the hearing focused on if there was a cost savings associated with

extending the street with Phase 1 and if the only added costs for the extension were

additional loan carrying costs

The handout that compared the costs ofextending Circle Boulevard with Phase 1 and

Phase 21ed to some confusion The handout compares the difference in cost between

constructing the fire access road on Circle Boulevard with Phase 1 and the cost offull

build out of Circle Boulevard with Phase 1 No money will be saved if Circle

Boulevazd is fully constructed with Phase 1 If only a fire access road is constructed

with Phase 1 it will be constructed with acrushed aggregate base at a thickness

designated by the geotechnical engineer That same crushed aggregate base will then

be incorporated into the final road section that is constructed with Phase 2 It is

possible that some additional gravel may need to be added to repair any compaction
from construction vehicles but this replacement is expected to be minimal If full
build out of Circle Boulevazd occurs with Phase 1 the same crushed aggregate base
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used to construct the fire access road will be used in construction of the final road
section Therefore regardless ofwhen Circle Boulevazd is extended during Phase 1
a crushed aggregate base will be installed estimated to cost 275090 The
additional 498062 is incurred only if Circle Boulevazd is completely built out with
Phase 1 In sum there is no cost savings ifCircle Boulevazd is extended with Phase
1

How the applicant pays the additional 498062 is not relevant to the constitutional
analysis Nevertheless understanding how lazge projects aze financed may shed
some light on why the applicant is unwilling to absorb an additional 498062 of

unjustified costs with Phase 1 The most obvious concern is cash flow Developing a

large project requires extraordinary upfront costs such as the installation ofthe entire
stormwater treatment and storage system not just the system for Phase 1 before a

single home is sold Paying all ofthese upfront costs is not simply a matter ofadding
another few million dollars to the overall construction loan Lenders determine what
loan amount is available for acquisition and development on each phase based upon
the overall value ofthe total number of lots within that phase The overall value ofa

phase is determined by an appraisal and the lender will provide abank loan that does
not exceed 80 of the appraised value for that phase With the heavy load on upfront

X costs associated with the upper porkion of Circle wetland mitigation stormwater
treatment and storage and habitat enhancement the amount of equity required
already exceeds 20of the total value ofthe 77 lots planned in Phase 1 The costs

w for fully extending Circle Boulevazd would be additional costs that will not be
covered by a loan

In simple terms 100 of the additional 498062 incurred with the full improvement
ofCircle Boulevazd with Phase 1 will be out of pocket cash not a development loan
Therefore the applicant will not be simply paying a bit more interest if Circle
Boulevazd is extended with Phase 1 Circle Boulevard will require a significant
capital contribution which is a cash flow concern that also results in the lost

opportunity for the applicant touse the almost halfa million dollars to leverage other
projects

Safety Along Harrison Boulevard Comments were made relative to the safety of
pedestrians and bicyclists on Harrison Boulevard Currently Harrison is constructed
with two travel lanes and two bicycle lanes but not curb landscape strips or

sidewalks so walkerjoggers are forced on to the street We propose to add

curbgutterlandscape planter strip and sidewalkpath along our frontage with
Harrison Blvd Specifically we propose a5foot sidewalk along Harrison Boulevard
from the 12foot multimodal path terminus at Harrison Boulevard to the easterly
property boundary and a 10foot multimodal trail along Harrison Boulevazd to the
west property boundary These improvements will provide greater safety along
Harrison Boulevard

Construction Traffic Construction traffic will be required through contract to use

Harrison west to 53ra
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OSUs request to monitor trips at intersection of Harrison and 30a OSU has

requested that Matrix provide transportation impact monitoring on an annual basis
similar to what is required of OSU at this intersection This intersection was not

identified by staff as warranting additional trip generation studies or monitoring We

were required to include the intersection of Harrison29 Harrison35 and

Harrison36 intersections in our Traffic Impact Analysis We will be required to

provide updates to the TIA with each phase ofdevelopment which will include these

intersections OSU is required to monitor the intersection ofHarrison30a due to its

functional relationship to campus generated traffic The mitigation strategies
identified as critical turn lane movements aze rightinrightout movements at this

intersection Traffic to and from Witham Oaks would likely be through movements

or right turn offHarrison onto 30th both ofwhich are consistent with the identified

mitigation strategies

Access drive issues with LDS church Our proposed realignment ofCircle Boulevazd

minimised the most immediate conflict which is the Beit Am access drive off

Harrison Blvd The proposed right of way vacation places the centerline of the

proposed Circle Boulevard within approximately 495 feet of the Beit Am gravel
driveway centerline and within approximately 1065 feet from the centerline of the

LDS churchs westerly most driveway As part of our Planned Development
proposal we specifically requested the ability to deviate from the existing location to

the proposed The request included a 465foot deviance from the distance needed

between access ways By placing Circle Blvd where it is proposed we are able to X

provide Beit Am frontage on Circle which enables them to eliminate their driveway
approach on Harrison which is closer in proximity to Circle Hamson Blvd

intersection than the LDS driveway w

Miscellaneous Land Use Issues

Home Owners Association The city will require establishment of a Home Owners

Association for maintenance ofprivate open space tracts trails and other areas such

as architectural control that is to be enforced by the HOA The Home Owners

Association is governed by the Oregon Planned Community Act which requires
financial reserves for maintenance These reserves establish the necessary funding to

assure management of the private facilities will be adequate Furthermore since the

developer of the property is also the home builder there is a built in incentive to have

the HOA fully functioning and maintaining the community in an attractive and safe

manner Our experience with HOAs over the past 20 years is that in communities

such as these there is a great deal of pride in ownership that has occurred over the

years Given the individual investments made by the homeowners the HOAs are

generally very active and involved organizations and neglect is not an issue

Agricultural Operations and Effect on New Homes We are well awaze ofthe smells
and sounds generated by the adjoining agricultural uses We have proposed to place a

covenant which is included in the CCRs and runs with the title on each lot that warms

the property owner of the right to continued farming operations by the adjoining
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property owners Such warning will include language regazding smells and sounds
associated with such agricultural practices

Completeness EnEineerin Plans Details The technical teams involved with this
project have been extremely thorough in their analysis of this site This is an iterative
and phased process with final design beginning after the approval process To require
final design prior to approval would be mute since conditions of approval often change
elements of the site plan or design Additionally requiring final engineering prior to

approval is unprecedented and would constitute a significant and disproportionate
financial burden on the developer

As staff stated we have been awaze of the criteria from the beginning Our engineering
design has always been focused on the criteria set forth by the City ofCorvallis which
include King County and OSU criteria for storm water management In addition we will
be submitting an overall storm water management plan for approval by the Department of
Environmental Quality DEQ Division of State Lands DSL and the Army Corp of

Engineers ACOE This project has been a great effort in balance Normally at this time
in the process we aze required to prove the feasibility of the design facilities meeting the
layers of criteria required by all the agencies listed above Due to the sensitivity of this
site and the proximity to the wetlands we have provided City staff with extensive and
detailed information from theXPSWMM HydrologicHydraulic Model This is
technology that models unsteady flow conditions and provides a realistic estimation of

X the interaction between Best Management Practices and the natural existing drainage
way

More importantly however is that the land use planning review process is intended to
w demonstrate feasibility is this project feasible and does it meet the land use planning

criteria In other words with conditions ofapproval can this project meet the necessary
criteria for final construction This project is feasible and will meet all applicable criteria
for final engineering After the land use process final site plans documents and detailed
engineering plans aze completed to meet all the conditions ofapproval These documents
and detailed engineering plans aze submitted to the City staff for review During this
review process staff ensures that the submitted materials meet the conditions ofapproval
and any other detailed standazds or criteria required Permits for construction and plat
recording can not happen until this process has been completed to staffs satisfaction
Therefore there are several review layers that have to occur before any construction can

occur

Conclusion This site is traversed everyday by a lot ofpeople myself included and is
therefore very visible We understand peoples concerns over how development will
affect or interact with the multiuse path surrounding streets neighborhoods and the
natural systems located on this site and adjoining properties We have done extensive
research and planning for this site We have been involved with approximately 30

neighborhood meetings or meetings with boazds and commissions over the past couple
of years The feedback received is reflected in the Detailed Development Plan before
you The process we went through over the last two yeazs is ideal in terms of community
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involvement Through this process we have tried to address as many concerns raised as

possible

We have an outstanding technical team with years of scientific and technical experience
needed to assure the site plan minimizes impacts to the natural system and enhances those

portions of the natural systems that are currently degraded We have confidence in you
as decision makers that the necessary conditions of approval will be placed on the

development to ensure it meets the communitysland use goals and applicable Land

Development Code criteria We also have confidence in staff that final documents and

engineered plans will be reviewed for consistency with all applicable technical criteria

Thank you for the opportunity to clarify the issues or questions you raised We hope we

have provided you with the information needed to move forward with a positive
recommendation

Sincerel

i

Terri Valiant

Pahlisch Homes

X

s
x
w
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Adams Eric

From Mark Knapp geocogent@yahoocom
Sent Wednesday April 11 2007458 PM

To Adams Eric

Subject Witham Oaks Development Proposal

Dear Planning Commissioners

The worsening ecological news of our age and the Witham Oaks Development Plan
are strongly related The proposal to turn easily accessible open space into 221
lots of suburban housing is a prime example of reckless disregard for the evidence
of our looming demise

As you know the Corvallis Comprehensive Plan and the Land Development Code
are largely derived from the input received from nearly2000 Corvallis citizens in
1997 That was before the Intergovernmental Panel on Climate Change issued its
third report in 2001 and its fourth report this year The scientific evidence is now

X conclusive that human activity is driving the planet into rapid and catastrophic
w climate change See attachment for details

w The Corvallis 2020 Vision Statement was also created before another decade of
evidence for looming resource scarcity There is now a developing consensus that
we have reached a peak in the extraction of petroleum from the Earth and a

decline in the availability of oil is imminent The impact of that scarcity will be
widespread even reducing the ability to make critical fertilizer for the crops we

eat

Furthermore there is mounting evidence of fresh water scarcity loss of soil
fertility destruction of wildlife habitat and toxic overload of the environment The
Los Angeles Times even reported last year that the oceans are dying

So what would the citizens of Corvallis say today What would their revised vision
be for the future this beautiful city I think the evidence clearly shows that
continual growth is entirely unsustainable

However the Witham Oaks Development Plan would bring such growth in spades
It would add about 1000 people to Corvallis and the twocargarages of the
suburban construction would invite 400 more cars into our city

Even the Corvallis Comprehensive Plan declares that land use in the city shall be
based upon sound economic principles Its eighth listed objective calls for land
development that will contribute to a healthy stable and diversified economy in
Corvallis Well I say that an economy based on continual growth of production
and increasing consumption of finite resources is about as unsound and
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unhealthy as we can get

Heresthe first listed objective in Section 11 of the Corvallis Comprehensive Plan

Encourage only development that maintains andorimproves the existing quality
of life of residents Adding 1000 more people and 400 more motor vehicles does

neither It would degrade the quality of life here

The second listed objective is to identify and protect resource lands from
encroachment by urban development Well the Witham Oaks project is such

encroachment

City leaders seem determined to continue the broad pavement of Circle Boulevard

until it connects with Harrison Boulevard Such insistence demonstrates glaring
ignorance of the evidence I mentioned above Motor vehicles are destined for
extinction Circle Boulevard is already connect to Harrison for the kind of transit
that will matter most in the future humanpowered transit Pedestrians bicycles
and even humanpowered cargo vehicles can already travel from Harrison to

Witham Hill Therefore from a perspective of sustainability the need to

complete Circle Boulevard is a red herring in the argument about whether Witham X
Oaks should be developed

Another argument in play is that the citizens of Corvallis endorsed development w
when they voted to annex the Witham Oaks parcel in 2004 But it seems to me

that the voters were unethically manipulated The election campaign by Matrix

Development was apparently one of extortion which by definition is the

attempt to gain something of value through the threat of violence In this case
the developer gained the opportunity for large profit by threatening to clearcut
the land if the voters didntpass the annexation measure Furthermore the

campaign advertising asked the voters to save this tree while displaying a

beautiful large oak not from the site itself

Now we have a development proposal to cut down 189 of the 236 oak trees on the

58 acres being cleared for houses Given the margin of victory of the annexation

campaign 11997 in favor 11353 opposed and 3603 not voting it would be

quite reasonable to question whether the citizens would agree to annexation

today if they could see the details of the proposal to kill so many oak trees

I live one block away from Circle Boulevard and about two miles downstream from
the hundreds of extra SUVs and minivans that Pahlisch Homes would like to invite
into Corvallis Every day I already see too many carbonspewing climate
wreckers on Circle Boulevard most of them exceeding the speed limit and

thereby terrorizing bicyclists and pedestrians The impact of further motor vehicle
traffic on Circle Boulevard is a cost of doing business that the developers would
externalize into the neighborhoods of Corvallis If the extra pollution noise
pavement and crashes could be dumped into their neighborhoods instead
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perhaps they would reconsider those twocargarages on every house

What you have as Planning Commission members is a serious dilemma Global
warming looming resource scarcity increasing habitat loss and toxic overload of
the environment have essentially knocked the ethical legs out from underneath
the planning process in Corvallis Continual growth cannot be justified not
ecologically not morally

Rejecting the Witham Oaks development proposal would be an important piece in
stopping suicidal growth in the Willamette Valley You have the power to do so
but you will need to show some leadership Saying that your hands are tied is no

longer credible because that would presume that the wrist straps were not
ethically and legally corroded

If I am wrong and the City of Corvallis were successfully sued by the developer
that would not be the worst possible outcome No the worst possibility is that our

grandchildren and all future generations will curse us for as long as they live in a
x ruined world that we left for them

Note that I am not saying that the Witham Oaks development would be the end
w of the world Such a conclusion would miss the point which is that the project

is one more big piece of an insane process

Whatsthat you say Its not your job to reduce global warming or resource

depletion

If its not your job then whose job is it Is it only the job of remote international
governments and agencies with no real accountability Or perhaps its only the
job of individual citizens They are encouraged to recycle or stop driving for one

day a week Thatslike using a Qtip to pick splinters off of humanityscoffin
while their government continually meets with developers gets out its big old
hammer and drives in another nail

Monumental societal irresponsibility is only the sum of the irresponsibility of
individuals and communities Corvallis is probably the most intelligent and
forward thinking city in the Willamette Valley If we cantget it right if we

cannot set an ethical standard who can So far we seem to be like the rats of
Hamelin because technically we have no other option but to follow the Pied
Piper to our demise

As Planning Commissioners operating under unethical guidelines you are like
soldiers in a war against nature and ultimately back against humanity itself I
urge you to be conscientious objectors to this madness

Mark Knapp
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958 NW Sycamore Ave 19

Corvallis OR 97330

ATTACHMENTS

February 2 2007

Global Warming Very Likely ManMade Unstoppable

A UN group of scientists says temperatures and seas will rise for
centuries no matter how much humans control pollution

by Seth Borenstein

Associated Press

PARIS The worlds leading climate scientists said global warming has begun is

very likely caused by man and will be unstoppable for centuries according to a

new report

The scientists using their strongest language yet on the issue said now that X

the world has begun to warm hotter temperatures and rises in sea level would
continue for centuries even if greenhousegas concentrations were to be
stabilized The report also linked the warming to the recent increase in stronger w

hurricanes

The observed widespread warming of the atmosphere and ocean together with
ice mass loss support the conclusion that it is extremely unlikely that global
climate change of the past 50 years can be explained without external forcing and

very likely that it is not due to known natural causes alone said the report by the

Intergovernmental Panel on Climate Change a group of hundreds of scientists
and representatives of 113 governments

It took delegates just 90 minutes to agree on the signature statement that
describes how sure scientists are about global warming being caused by man The

phrase very likely translates to a more than 90 percent certainty that global
warming is caused by mans burning of fossil fuels That was the strongest
conclusion to date making it nearly impossible to say natural forces are to blame

What that means in laymanslanguage is we have this nailed said top US
climate scientist Jerry Mahlman who originated the percentage system

Sharon Hays associate director of the Office of Science and Technology Policy at

the White House welcomed the strong language of the report

Its a significant report It will be valuable to policy makers she told The
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Associated Press in an interview in Paris where hundreds of scientists and
government officials were meeting to discuss global warming

Hays stopped short of saying whether or how the report could bring about change
in President Bushspolicy about greenhouse gas emissions

The 20page summary of the panels findings due to be officially released later in
the day represents the most authoritative science on global warming

The new language marked an escalation from the panels last report in 2001
which said warming was likely caused by human activity There had been
speculation that the participants might try to raise the ante to virtually certain
humans cause global warming which translates to 99 percent probability

The panel predicted temperature rises of2115 degrees Fahrenheit by the year
2100 That was a wider range than in the 2001 IPCC report

However the panel also said its best estimate was for temperature rises of3271
degrees Fahrenheit In 2001 all the panel gave was a range of25104 degrees

o Fahrenheit

On sea levels the report projects rises of723 inches by the end of the century
That could be augmented by an additional 48 inches if recent surprising polar ice
sheet melting continues

W

But there is some cold comfort Some but not all of the projected temperature
and sea level rises are slightly lower than the projection of up to 35 inches in the
2001 report That is mostly due to use of more likely scenarios and would still
result in dramatic effects across the globe scientists said

Many scientists had warned that this estimate was too cautious and said sea level
rise could be closer to 35 feet because of ice sheet melting

Nevertheless scientists agreed the report is strong

Theresno question that the powerful language is intimately linked to the more

powerful science said one of the studysmany coauthors Andrew Weaver of the
University of Victoria who spoke by phone from Canada He said the report was
based on science that is rocksolid peerreviewed and consensus Itsvery
conservative Scientists by their nature are skeptics

The scientists wrote the report based on years of peerreviewed research and
government officials edited it with an eye toward the required unanimous approval
by world governments

In the end there was little debate on the strength of the wording about the role of
man in global warming
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That is a big move I hope it is a powerful statement said Jan Pretel head of
the Department of Climate Change at the Czech Hydrometeorological Institute

The panel quickly agreed Thursday on two of the most contentious issues

attributing global warming to manmade burning of fossil fuels and connecting it to
a recent increase in stronger hurricanes Negotiations over a third and more

difficult issue how much the sea level is predicted to rise by 2100 went into
the night Thursday with a deadline approaching for the report

While critics call the panel overly alarmist it is by nature relatively cautious
because it relies on hundreds of scientists including skeptics

I hope that policy makers will be quite convinced by this message said Riibeta

Abeta a delegate whose island nation Kiribati is threatened by rising seas The

purpose is to get them moving

The Chinese delegation resisted strong wording on global warming said Barbados

delegate Leonard Fields and others China has increasingly turned to fossil fuels
for its huge and growing energy needs and it asked that an ambiguous footnote
be added to the very likely statement

The footnote reads Consideration of remaining uncertainty is based on current X
methodology according to an official who was at the negotiations but was sworn

to secrecy

Meanwhile the US government delegation was not one of the more vocal groups
w

in the debate over whether warming is manmade said officials from other
countries And several attendees credited the head of the panel session Susan

Solomon a top US government climate scientist with quickly pushing through
the agreement

The Bush administration acknowledges that global warming is manmade and a

problem that must be dealt with Bush science adviser John Marburger has said

However Bush continues to reject mandatory limits on socalled greenhouse
gases

But this is a global issue

What youretrying to do is get the whole planet under the proverbial tent in how
to deal with this not just the rich countries Mahlman said Thursday I think
were in a different kind of game now

The panel created by the United Nations in 1988 releases its assessments every
five or six years although scientists have been observing aspects of climate

change since as far back as the 1960s The reports are released in phases this

being the first of four this year
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The next report is due in April and will discuss the effects of global warming
although there are elements of that in the current document

The report says that global warming has strengthened hurricanes including those
on the Atlantic Ocean such as Hurricane Katrina according to Fields the Barbados
delegate and others

It also said that an increase in hurricane and tropical cyclone strength since 1970
more likely than not can be attributed to manmade global warming The
scientists said global warmingsconnection varies with storms in different parts of
the world but that the storms that strike the Americas are global warming
influenced

Thatsa contrast from the 2001 report which said there was not enough evidence
to make such a conclusion And it conflicts with a November 2006 statement by
the World Meteorological Organization which helped found the IPCC The
meteorological group said it could not link past stronger storms to global warming

Fields said the new wording was very important He noted that insurance
companies which look to science to calculate storm risk watch the language
too

N

X

s Altered Oceans
x
w

A fivepartseries on the crisis in the seas

by Kenneth R Weiss and Usha Lee McFarling
photography and video by Rick Loomis

Kenneth R Weiss a Los Angeles Times staff member since 1990 has covered the
California coast and the oceans for the past five years

Covering narrow policy disputes over such issues as catch limits on fish and
permissible levels of ocean pollutants prompted him to think about the longterm
health of the seas He was further inspired by scientific lectures and papers
describing a gradual but profound transformation of the worldsoceans marked by
the decline of fish and marine mammals and the proliferation of primitive life
forms algae bacteria jellyfish

Weiss began reporting this series in 2005 and traveled widely to Australia
Panama and Jamaica to Midway Palmyra Atoll and the Hawaiian Islands and up
and down the coasts of California Washington Florida and Georgia
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Information Held for

Agenda Item OnIY Further Recommendations
Review

VI Old Business X

VII New Business X
A Planning Managers

U date

VIII Adournment 1240am

CONTENT OF DISCUSSION

The Corvallis Planning Commission was called to order by the Chair at700pmin the Downtown
Fire Station Meeting Room 400 NW Harrison Boulevard

VISITORS PROPOSITIONS There were no propositions brought forward

II PUBLIC HEARING CONTINUED Witham Oaks Conceptual and Detailed Development
Plan Tentative Subdivision Plat PLD0600012 SUB0600005 N

A Opening and Procedures
m

The Chair welcomed citizens to the continuation of the Public Hearing for Witham Oaks w
which began on March 21 2007 He then reviewed the public hearing procedures There
will be a staff report and public testimony followed by rebuttal by the applicant limited in

scope to issues raised in opposition and surrebuttal by opponents limited in scope to
issues raised on rebuttal The Commission may ask questions of staff engage in
deliberations and make a final decision Any person interested in the agenda may offer
relevant oral or written testimony Please try not to repeat testimony offered by earlier
speakers It is sufficient to say you concur with earlier speakers without repeating their
testimony For those testifying this evening please keepyour comments brief and directed
to the criteria upon which the decision is based

Land use decisions are evaluated against applicable criteria from the Land Development
Code and Comprehensive Plan A list of the applicable criteria for this case is available
as a handout at the back of the room

Persons testifying either orally or in writing may request a continuance to address
additional documents or evidence submitted in favor of the application If this request is
made please identify the new document or evidence during your testimony Persons
testifying may also request that the record remain open seven additional days to submit
additional written evidence Requests for allowing the record to remain open should be
included within a personstestimony

The Chair opened the public hearing
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B Declarations by the Commission Conflicts of Interest Ex Parte Contacts Site visits or

Objections on Jurisdictional Grounds

1 Conflicts of Interest None

2 Ex Parte Contacts None

3 Site Visits None
4 Objections on Jurisdictional Grounds None

C Staff Overview

Associate Planner EricAdams said there is an opportunity this evening for additional public
testimony For those who testified verbally at the March 21 2007 public hearing
testimony is limited to information that has been submitted since that time For those who

have not yet testified in these proceedings testimony may be presented on any part of the

application Mr Adams reviewed materials distributed this evening two staff memoranda

dated April 4 2007 with attached public testimony Attachments A and B a staff

memorandum dated April 4 2007 with attached additional application materials

Attachment C and testimony submittedthis evening from Rebecca Wilson Attachment
D and from Elizabeth Schwartz and Jason DeLorenze Attachment E Mr Adams said

staff is also prepared to answer questions received via email from Commissioners Weber

and Gervais

Planning Division Manager Fred Towne said staff received a significant amount of new

information today which it has not yet had the opportunity to analyze Staff recommends j
that the record be held open for seven days after which the applicant would have seven

additional days to submit final written argument Deliberations would then be held on April m

18 2007 Mr Towne said staff would not recommend a continuance as that would X

prevent the City from meeting the 120day mandated time frame required by State law w

Following brief discussion it was generally agreed to hold the record open for seven days

D Public TestimonrLin favor of the application None

E Public Testimony in opposition to the applicantsrequest

Stella Coakley 3839 NW Jackson submitted written testimony Attachment F and said

her primary concerns are related to the wetlands She strongly supports the staff

recommendation for five years of monitoring after the last phase of development She

would like to see more trees preserved on this land and feels the number of trees slated

for removal would substantially change the natural features in this area Ms Coakley
expressed concern that Street J abuts the OSU property as a dead end without any

easement to protect access to those properties she would like that situation modified

perhaps with a culdesac She thinks a monument sign at Circle and Harrison would be

inappropriate and that the fencing should be made ofwood in order to be consistent with

the neighborhood Ms Coakley believes there are many questions with the geotechnical
analysis and that expectations are not nearly as predictable as the developer would like

them to be

Tom Jensen 970 NW Garfield 6 said he has concerns about open space and traffic

impacts He said the layout shows much of the open space to be awkwardlyshaped
pieces smaller than one acre He said the traffic impact analysis shows 195am trips and

249 pm trips at full buildout averaging a little more than one trip per unit Mr Jensen
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said the transportation maintenance fee on his water bill suggests that each household is
responsible for96trips He questioned that differential asked that consideration be given
to traffic impacts further down Circle Boulevard and suggested that Engineering do an

actual trip count

Robert Mason 3635 NW Jackson submitted written testimony Attachment G He
expressed concern that the plan to form a Home Owners Association HOA does not
detail what is to be maintained HOAs are known to fail and responsibility then falls to the
City at the taxpayers expense He said the Conditions Covenants and Restrictions
CCRs should be described within the application and should include a clear warning
regarding the noise and smells related to the agricultural dairy research operations Mr
Mason said control of stormwater is of great importance to him and his neighbors and he
requested additional planning and analysis prior to City approval

Jason DeLorenze 3930 NW Witham Hill Drive referred to his written testimony previously
submitted Attachment E He said the traffic studies were conducted during finals week
and he does not feel they are an accurate representation of the traffic the area gets on a

regular basis Mr DeLorenze also stated that
the monument sign seems excessive and ridiculous
a concrete fence is a bad idea considering the character of the area
the proposed variance for lot coverage seems impractical and
wildlife does not consider small oneacre pieces of land as places to flourish and
thrive

r
mMarilyn Moore 3608 NW Tyler Place said she lives near the subject site and bikes or

drives on Harrison every day She expressed concern that Circle Boulevard will be carried w
through to Harrison Boulevard noting that Harrison is very narrow and potentially
dangerous from 36th to 29t Street Ms Moore recommended that left turns onto Harrison
from the development be illegal and that a traffic tight be put in at Witham Hill Drive and
Circle

Chava Neuhaus 3362 NW Roosevelt Drive submitted written testimony Attachment H
She said she believes that the voters who approved this annexation believed trees would
be preserved and that this proposal to remove 342 significant trees is a betrayal of the
voters trust She cited Comprehensive Plan policies465and467and said a reduction
in density of dwellings would address those goals Ms Neuhas called attention to the map
included with her written testimony on which she has indicated the trees proposed to be
cut and those that might be preserved if density was reduced

Karl Hartzell 750 SW C Avenue 15 said he is a member of the Marys Peak Sierra
Club and is speaking on their behalf He expressed concern about the Witham Oaks
proposal including

the loss of two acres of prime wetlands
removal of existing trees
destruction of precious and diminishing habitat
hydrological changes which are likely to create ground water problems for
homeowners and

impacts to OSU agriculture land
Mr Hartzell urged the Commission to defer consideration until the applicant meets all 60
Conditions of Approval outlined in the staff report and to reopen the hearing at that point
so the public can determine that the Conditions have been adequately met
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Jonathan Nash 3245 NW Crest Drive said he frequently uses themultiuse path and he

is concerned about the proposed number of new street crossings He suggested that

the four crossings proposed be minimized o just one He also said that

he is in favor of a light or fourway stop at Witham Hill and Circle
some small changes could allow further preservation of the wetlands
he agreed with previous testimony that voters were persuaded to annex this property
because they thought it would save trees and

he would like to see better linkages of park land and open space with the existing City
park so this area would be a more effective place for recreation

In response to an inquiry from the Commission Mr Nash said removing the extension of

Street A and relocating Circle a little to the east would help to reduce wetland impacts

Zel Brook 3555 NW Polk Avenue said she is concerned about the developersproposal
to delay the extension of Circle Boulevard She said she previously submitted testimony
Attachment A pages 3742 detailing a traffic count she did in front of her house during
the week of spring break during which she counted more than 300 cars per hour After

spring break the rate rose to between 400 and 600 cars per hour Ms Brook stated that

traffic in the area has been increasing over time 36th Street was not built for the current

level of traffic and additional trafficwould adversely impact this residential neighborhood
She would like to see an extension of Circle or some traffic relief on 36th Street as soon as

possible

Dave Mellinger 3798 NW Jameson Drive spoke about the importance of keeping areas

with natural character close to where people live He said use of the subject area exceeds

use of Bald Hill and it is convenient to where people live He said he would advocate

eliminating the high density housing or moving it further from the open areas and

preserving much of the natural character of that area Mr Mellinger said he would also ice
advocate trafficcalming measures to discourage excess traffic especially truck traffic m

Robert Moore 3608 NW Tyler Place said this is a fairly inconsistent proposition given that w
the neighborhood consists mostly of single family homes He questioned what impact this

development might have on property values Mr Moore said the area on Harrison between

36th and 53d is basically atwolane freeway and both sides are awash during the winter

He bikes at that location and feels it is a dangerous place He noted that OSU has a

locked agricultural facility adjacent to the property and questioned what impact ahigh
density housing tract might have on that

Larry Becker 3904 NW Clarence Circle addressed the issue of safety on Harrison He

stated that he runsand walks in that area The road is used by walkers runners children

families and dog walkers and it is very dangerous with fastmoving cars Mr Becker said

he is not convinced that residents will be ready to accept the strong smells associated with

OSU agricultural uses He thinks of this area as a landscape and would like to see it

preserved

John Foster 1205 NW Fernwood Circle requested that the record be held open for seven

days

Alice Burbott 4075 NW Dale Place said she has lived at this location for 35 years She

agreed with testimony in support of a traffic light at Witham Hill and Circle She expressed
concern that Dale Drive is not designed to take the amount of traffic that will come up that

road and she can assure the City that residents will request traffic calming devices Ms

Burbott also expressed concern about water runoff stating that she knows offour houses
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on Dale Drive with springs She questioned where all the water pouring off ofDale will go
if the wetlands are filled She pointed out the location of the fault in this area and asked
if serious consideration has been given to placing houses on the fault

F Neutral testimony

None The Chair reminded people that speaking neutrally removes rebuttal rights

G Questions of Staff

Staff responded to questions previously submitted by Commissioner Weber as follows

What is the possibility ofgranting conditional development approval only and requiring fhe
applicant to come backwhen engineering is finished to getdetailed development approval
That is a possibility and is within the purview of this body There will be more discussion
later about requirements for conceptual development and detailed development as well
as the detailed engineering that comes before a project commences construction

Is it true that there is no traffic study that accurately depicts current level ofservice LOS
at the 29t Street and Grant Avenue intersection nor one that predicts LOS at the same
intersection should the restriping proposed by the applicant be implemented
There are traffic studies indicating that the area is on the verge ofsuffering adverse LOS co

and this project is proposed to add traffic to that intersection Staff has not yet had time
to analyze the new information submitted

m

Given the number ofunknowns concerning storm drainage design on this project would
the granting ofa conditional development approval only assist in the process ofensuring
that the necessary design details are worked out to an adequate level prior to issuance of
a detailed development approval
Not necessarily Staff worked with the applicant to get what staff considered to be
adequate detail for a Detailed Development Plan application and it is normal for detailed
engineering to come after There is a modification process available for planned
development projects and staff set thresholds in the conditions to address components
such as stormwater design that are not specifically included in the Major Modification
criteria

Questions related to the staff report

Re Page 60 Why do we not know what the appropriate riparian buffer width is for the

drainageway Why are we asking the applicant to document this rather than telling them
what is required
The section of the drainageway that is proposed to be relocated with the construction of
Circle is located within a tract of land Staff has looked at the existing channel and the
width of the buffer proposed and believes it met the intent of the Land Development Code
LDC and would be adequate to serve that area

Re Page 70 Condition ofApproval 12 How is the construction traffic to be directedonto
NW Harrison Boulevard given the weight restrictions on vehicles more than 12 000 lbs
from 9 Street to the westerly City limits
The Municipal Code establishes a set ofweight limits in this area on Walnut Boulevard
Circle Boulevard and Harrison Those limits are designed to address through truck traffic
but do provide for needed truck access to sites that front the streets
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Re Page 76 Development Related Concern K What happens if the applicant is unable

to resolve this conflict and the driveways remain within 150 feet ofeach other in violation

of City standards
This situation has to do with the proposed extension of the Circle Boulevard landing near

the flag lot portion of the Beit Am property and the westerly driveway of the Latter Day
Saints LDS Church site staff is aware of the circumstance The proposed alignment
clearly preserves the wetlands to the best extent The applicant was able to communicate

with the Beit Am property owners and staff expects access to that property would be

established via Circle Staff has not yet had time to analyze all of the testimony received

including that from the LDS Church Staff review has indicated that the LDS access point
is far enough from Circle not to generate safety conflicts and therefore staff has accepted
this as a variance

Page 76 Is StreetJrequired to have an emergency vehicle turnaround at its dead end

Ifnot why not
As proposed Street J does not exceed 150 feet in length which is what the Fire

Department says it can effectively back out of Street J is there to facilitate an

interconnected local street network with possible development to the west

Page 79 Why are we requesting a reflectorized locking gate at the multiuse path
entrance south of Street A Unfortunately without a barrier to prevent it some people
will drive on this portion of the property and there is evidence of damage in the wetland

area There is a gate similar to that proposed at the bottom of the existing multiuse path
Staff may need vehicular access to the path for maintenance of the sanitary sewer

Page 80 What sort of mechanism could the Applicant provide to ensure maintenance

should the HOA cease to exist

Condition 1 states that approval is for the application as proposed or as modified by the

Conditions Since the applicant has proposed to form an HOA that body is part of the

approval therefore the City could require it to remain intact and functioning in a manner

to maintain the facilities as intended

Page 91 Do we know if there will be adequate Level 2 water pressure to serve all fire

hydrants required for the developments including the ones located athigher elevations

Yes based on staffs experience It will need to be demonstrated that the system will

maintain 20 psi and 1000 gpm to maintain fire requirements There is discussion in the

staff report about the possibility of using private booster pumps to meet domestic water

needs Both of these items will be addressed at the Public Improvements Under Private

Contract stage

Page 93 How do private storm drains work Where does the water go
Staff strives to minimize the extent of private storm drain systems but in this case the

topography is such that itwasdetermined that private easements along the back ofthe lots

are appropriate The water will be collected and tied into the public system Private

easements would be established with maintenance rights so all owners would have the

right to maintain or repair lines if needed

Page 97What level of engineering detail would the applicant need to provide to ensure

that the stormwater drainage system can be built to King County standards

There is agreat deal of detail to come Staff is comfortable that the applicant understands

the criteria thatthe system was designed accordingly and that thereare boundaries which

staff will be reviewing for compliance This is acomplex system which feeds wetlands and

r
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staff wants to be as sure as possible that it is a viable system The language in the
Condition which indicates staff is not certain the system can be built to standards is
unfortunate and could be revised The data submitted for this application is very similar
to most other detailed development plan applications of this size

Commissioner Weber suggested that consideration be given to revising the language in
that Condition

Re Condition 11a Do we know for certain that the other native plant mixproposedby the
applicant which purports to attract hummingbirds and butterflies would require fertilizer
andormaintenance
Staff contacted the seed company and confirmed that neither mixture would require
irrigation or mowing once the seeds have germinated However since some ofthe species
contained in the ProTime 712 PDX Habitat mixture have a comparatively taller growth
habit the dormant season remnants of this mixture would be more visible from abutting
properties and would place combustible materials closer to the canopy of oaks

Re Condition 11b With respect to the term Professional Ecologist is there some

professional licensing or accreditation that we can use to more clearly articulate what is
required for a person to claim this title

The Ecological Society of America provides accreditation for professional ecologists
requiring at a minimum completion ofa bachelors degree with at least 30 semester hours
of biological sciences 9 semester hours of ecology 12 semester hours of mathematical
and physical science and completion of at least one year ofpostgraduate experience in

ecological research and application ofecological principles

Re Condition 19 Who determines or defines where exactly the critical root zone is
located for significant trees
A certified arborist would confirm the location and extent of the critical root zone for each
tree identified as preserved through the application At a minimum this area would be five
feet outside of the dripline for each tree

ReCondition 24 Are the financial securitiesprovided by the applicant substantial enough
to ensure to that additional mitigation will be performed if required due to impacts For
example will a bond be issued to cover the cost ofadditional wetland mitigation How
could such a bond be issued when the extent ofadditional impacts arentknown
The financial security held would equate to 20 percent of the construction costs associated
with alt the water quality and detention facilities installed for the project The original intent
of the condition was to use retention of securities as insurance that the requirements
described in the Condition were completed prior to their release not necessarily that the
securities would be used to complete the mitigation itself A bond would probably not
afford the flexibility needed since it is not known what future impacts will be There are
other mechanisms for financial securities such as a Mutual Improvement Agreement

Commissioner Weber expressed concern that the applicant might walk away if it is cheaper
to do so Staff responded that there are other enforcement mechanisms within the LDC
and that if the work cost more than the security amount the applicant would still be legally
obligated

Re Condition 5 Couldyou provide information concerning the increase in allowable lot

coverage to 60 forall detached houses Are there otherprovisions in the new LDC for
providing open space that werenot included in the old Code to make up for the difference
in allowing greater coverage

ao
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No the revised LDC does not specifically contain additional criteria that balance a

comparative increase in allowed lot coverage However it is difficult to assess how other

new provisions related to natural features protection grading and pedestrian oriented

design would influence the site plan in this regard

Re Condition 8 This condition would this allow window coverage in the dormers orgables
to be included in the 15 Does the language proposed by the applicant make any

difference

No staff does not foresee that the proposed language would be different from what is

recommended

Re Condition 11 Could you provide information concerning the requirement for the

Habitat Enhancement Plan HEP and whether or not the changes to the size of the

riparian bufferzone around the drainageway would obviate the need for the HEP

The HEP was intended to offset impacts related to the riparian buffer stipulated through
Safe Harbor provisions If Safe Harbor provisions do not apply that would suggest the

HEP was no longer necessary However the proposed plan also results in impacts to

wetlands that are not allowed through the LDC unless approved through the Planned

Development process The HEP would be one way to mitigate these impacts This aspect
of mitigation is exclusive of that required through the Division of State Lands DSL
permitting process and absent some form of mitigating benefit it becomes more difficult

to make positive findings in support of the application

Re Condition 12 What would be the gain ofhaving the HEP evaluated by DSL

Staff has confirmed that DSL does not have jurisdiction to alter the HEP so long as it only
involves areas outside of the wetlands DSL did note that including this information with

the ermit a lication would not hinder or dela rocessin the a lication and mi ht hel
a

P pP Y p 9 PP 9 P j
inform their decision

m

Re Condition 14 Could the City Forester comment on whether or not seedlings would

be more appropriate in the areas noted by the applicant w

The City Forester has indicated that the use ofseedlings would be more appropriate in the

areas noted if the following is also done

1 the soil is scalped to remove competing weeds and grasses

2 grow tubes or weed barriers and mulch are provided for each seedling
3 a followup herbicide treatment is applied to keep competing vegetation at bay while

seedlings get established and

4 grow tubes are removed after three years

Re Condition 18 Would the change in roofpitch result in the ability to build an additional

story on the buildings
If no portion of the dwelling was wider than 40 feet and the height of each story no more

than 8 feet 4 inches as shown in the application materials adjusting the roof pitch to no

less than 612would allow for athreestory twostorywith garage under dwelling with an

average height of 30 feet Increasing the height of each story to 9 feet would result in an

average structure height of 32 feet using these same assumptions

Re Condition 33 What is the relevance of the additional language proposed by the

applicant
The developer was concerned that the existing language might be interpreted to mean

reconstructing Harrison Boulevard to full City standards The applicants proposed
language addition is acceptable to staff Staff will evaluate the design options at that

phase ofdevelopment and determine the most effective means ofmeeting City standards
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Re Condition 34 What is the rationale behind staffs recommendation to require the turn
lane to be constructed at the same time as the Circle Boulevard extension
The traffic studies were evaluated based on the assumption that the turn lane would be
constructed with the extension of Circle and not doing so would be considered new

information Given the posted speed and traffic levels staff felt constructing the turn lane
with the extension ofCircle would bethe prudent thing to do to ensure safe and convenient

pedestrian passage With regard to the thought of postponing development of the turn
lane until improvements on Harrison Boulevard are made staff said the first priority is the
extension of Circle the turn lane is less ofa priority One idea might be to require that the

applicant provide additional data in order to opt out of the condition

Re Condition 57What does an easement provide that the agreement does not

Oregon State University as a public institution prefers agreements over easements with
the City LDC Chapter336 includes language supporting these agreements with the City
and staff can accept an agreement andor easement

In response to questions submitted by Commissioner Gervais staff provided the following
responses

What are the standard setbacks from the upland edge ofa wetland
If Safe Harbor is applied the setback would be 50 feet from the uplandwetland edge In
the absence ofSafe Harbor therewould be a25foot buffer from the uplandwetland edge
unless the applicant has received approval of a DSL delineation which they have in this
case Therefore no setback applies

Re Condition 13 What is the reasoning for asking that the total site be subjected to

geotechnical analysis m

Staff has taken a second look and concurs with the applicants requested modification
w

Re Condition 11 If the applicants request to strike language referring to aprofessional
ecologist determining appropriate plantings is granted who decides what is appropriate
The decision would fall to whomever the applicant chooses to create the final landscaping
plans

Re Condition 11 The language related to Tract M appears to mean that the developer
needs to replant any disturbed soil regardless of where it falls in terms of homeowner
fence lines Did the applicant not interpret the condition correctly
Staff believes the applicant did interpret the condition correctly and takes issue with the

long term maintenance issues

Commissioner Howell asked if this situation argues for the graded area being outside the
fence and under the responsibility of the HOA and staff concurred

Re Condition 18 In the absence of conceptual drawings showing a garage under the
back of the house would approval allow for increased building height regardless of the
design
The architectural details presented are sufficient to satisfy the requirements of a detailed
development plan Attachment I shows an example of a design with the garage below

Re Condition 24 What is the reasoning for the fiveyearmonitoring for locally significant
wetlands and at what time would the fiveyearperiod begin
Staff recommends monitoring would begin at the groundbreaking for Phase 1 and extend
out to five years after buildout of the site This time frame is borrowed from typical
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requirements through the DSL permitting process for monitoring mitigated wetlands The

true impacts of the development would not be known until at least completion of the last

phase

ReCondition 31 Ifthe applicantsrequested language is approved who makes decisions

related to environmental assessment reports The City Engineer would make the

decisions The LDC requires an environmental assessment to be done when the City is

acquiring property through dedications Staff is agreeable to the proposed language

Regarding the intersection of29 Street and Grant Avenue Would the proposed striping
reduce the LOS enough that the additional trips generated by Phase 1 would not push it

back beyond acceptable levels
Staff has not yet had time to analyze the applicantsproposal

In response to inquiries from Commissioner Saunders staff provided the following
information

If the extension of Circle Boulevard is delayed would sidewalk improvements be delayed
as well
Condition 38 would provide for pedestrian improvements concurrent with Phase 1

regardless of the timing of the extension of Circle Boulevard

Could the wall be built of wood rather than masonry
There is no limitation in the materials used and no permit needed to construct the wall as

r

long as it is less than 6 feet tall

Regarding the HOA would an option be to have some kind of financial security if it fails m
Potentially However there is complexity regarding the amount of security that may be

needed An HOA may fail after several decades and it would be unusual to require a w
security over that length of time

In response to inquiries from Commissioner Hann staff provided the following information

Regarding the public testimony about traffic impacts on Circle Boulevard and ideas for

traffic calming do anyofthe ideas raised seem reasonable

The requests are reasonable and quite standard Staff reviewed the neighborhood traffic

calming program and related City Council policy Itwas noted that the neighborhood must

come to agreement and contribute financially

Regarding the potential impact on Dale Drive has this been considered

There was no formal analysis done to evaluate the impacts on Dale The theory is that
if you preserve the capacity of the major street system diversion onto local streets will be

minimized Staff noted City policies related to an interconnected system

H Rebuttal b A licant

Dana Krawczuk Ball Janik LLP Attorneys 101 SW Main Street Suite 1100 Portland

addressed testimony requesting the extension of Circle Boulevard with Phase 1 She

referred to her written testimony previously submitted Attachment C pages 1625
which includes an analysis and legal support for extending Circle Boulevard with Phase 2

of the development She made the following statements

Planning Commission April 4 2007 Page 11 of 20



A requirement for the extension of Circle with Phase 1 violates constitutional
limitations on exactions
There is no nexus between the impact of Phase 1 and the extension of Circle
Boulevard
The expense of extending Circle Boulevard is not roughly proportional to the impacts
of Phase 1
The cost of extending Circle with Phase 1 would result in an extra cost of about
500000
The burden of providing the proportionality is the Citys burden and
There has been no analysis in this regard by the City

Ms Krawczuk said the applicant has gone above and beyond on many things including
the habitat plan and open space but the project cannot bear the extra costs to extend
Circle with Phase 1 She asked that Condition 2be modified so that Circle is extended with
Phase 2

Terri Valiant Pahlisch Homes said she would like to reiterate the amount of effort time
and expense that has gone into this application She said there is a team of specialists
available to answer questions this evening including a traffic engineer awater resources

individual a wetlands specialist civil engineers and representatives of Legend Homes

Ms Valiant said she will address some of the larger issues that have come up Regarding
comments that the open space was not configured appropriately to save trees she noted
that balancing was done during the natural features process when the identified area was

adopted as high priority for preservation and that this was confirmed when the property r
was annexed The HOA will maintain the open space consistent with state requirements
and the applicant has had preliminary discussions with the City of Corvallis Parks
Recreation Department regarding a possible future donation She said a lot of thought and
consideration has been given to the establishment of open space K

w

Ms Valiant stated that the traffic counts are accurate and that staff has concurred She
acknowledged that there will be impacts from OSU agricultural uses and said the applicant
would agree to a deed restriction with each lot to make sure that is understood She
clarified that the wetlands would not be filled for lot development the wetland impacts
primarily result from the extension of Circle Boulevard which is a City requirement Ms
Valiant said there appears to be a need to describe for the benefit of the public how the
land use process works with the construction process At this level the applicant submits

engineered drawings to demonstrate that the project is feasible Staff adds conditions of

approval it believes are necessary to meet land use planning standards many of which
indicate what must be done when the applicant comes back for permits at which time
another whole set ofstandards must be met Ms Valiant said it is premature to askfor that
level ofdetail now Regarding the monument sign the proposed location is in response
to concerns from bicyclists and pedestrians about visibility as well as wetland and

drainageway issues

Ms Valiant addressed comments about potential conflicts with driveway access She said
the applicant worked with the Beit Am community and hopes to have a written agreement
that Beit Am will abandon the existing driveway and access off of Circle Boulevard She
said the applicant concurs with staffs balancing argument and believes in this case
minimizing impacts to the wetlands is more important than a potential conflict with the
driveway given that there are two driveways and this is infill Ms Valiant reviewed benefits
of the proposal including open space trails architectural features and a variety of lot
sizes and housing types She noted that adjoining properties generally have no trails or
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open spaces but do have uniformlotszes and housing types She referred to comments

from people who felt their trust had been betrayed and stated that those people were not

at any of the numerous meetings on this project at which the applicant consistently
explained the proposal which is consistent with the plan brought forward Ms Valiant

invited questions

Commissioner Bird said she does not see how the proposed changes at29th Street and

Grant Avenue will improve conditions there Since most of the traffic goes straight through
the intersection she believes the proposal would seem to increase risk to bicyclists over

the current configuration In response Thomas Bauer a traffic engineering consultant for

the applicant reviewed the proposed configuration which he said addresses deficiencies

in the southbound direction during peak hours He advised that the study indicated peak
hour usage of77 left turns 36 right turns and 326 straight through He acknowledged that

there is not a high number of left turns but noted that when there is a left turn traffic gets
held back

Commissioner Weber referred to the applicants proposed changes to Condition 11b
based on the fact that it does not want to dictate what people are permitted to plant inside

the fence She asked if all of the fill will be inside of the fence and Ms Valiant responded
affirmatively Commissioner Howell expressed concern that placing the slope within the

fence allows for no control over how it is vegetated as a way to buffer runoff into the

wetland One strategy he said would be to require that lots end at the top of the slope
and that the slope be within the Habitat Management Plan Ms Valiant said this would

probably require retaining measures and a revision to the grading plan Commissioner

Howell said he will be discussing with staff how the slope that will run off into wetlands

could be vegetated in an enforceable place that does not intrude on peoples lots and he

invited the applicant to provide suggestions in final written comment
H

Commissioner Hann asked for additional information about the applicants assertion that
m

completing the extension of Circle Boulevard with Phase 1 would cost an additional w
500000 Ms Krawczuk reviewed the cost breakdown from her memorandum previously
submitted noting that she divided the total cost by 77 homes because the City is

requesting the improvements be done with Phase 1 when only 77 homes will have been

constructed Ms Krawczuk stated that it is not fair nor proportional to require the extension

ofCircle with Phase 1 Commissioner Graetz said it appears the carrying costs to borrow

the funds required for the extension of Circle would be far less than the 275000 the

applicant will spend to partially improve Circle for temporary fire access Representatives
for the applicant explained that the partial improvements would need to be done for

construction regardless of when the full improvements are required Ms Valiant stated

that the developer wants to stage improvements so that income from selling lots will help
to fund those improvements Ms Krawczuk stated that the extension of Circle is not

proportional to the development of Phase 1 and that this is a line in the sand issue for the

applicant Commissioner Weber said she will be discussing this issue further with staff

If nexus is established she said then something will have to be done about traffic Brief

discussion followed

Surrebuttal

Zel Brook 3555 NW Polk reiterated that she conducted a count of vehicles passing in

front of her house She stated that traffic counts at 36th Street and Harrison Boulevard will

not include cars which go off on side streets to avoid the traffic lights on Harrison She
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said traffic in the area is at crisis level and she is very concerned about impacts to the
character of the neighborhood due to this excessive traffic

Ed Epley 3053 NW Harrison referred to the proposal for a gravel road for construction
He said Harrison Boulevard has a weight limit and he questioned which way the trucks
would go and whether the weight limit would be waived for construction traffic

J Additional time for applicant to submit final argument

The record was held open until April 11 2007 at500pm The applicant will then have
an additional seven days to submit final written argument Deliberations will be held on

April 18 2007

K Close the public hearing

MOTION Commissioner Bird moved to close the publichearing Commissioner Saunders
seconded the motion and it passed unanimously

III PUBLIC HEARING Wilson Woods Comprehensive Plan Map Amendment and District
Change CPA0600001ZDC0600001

A Opening and Procedures

The Chair welcomed citizens and reviewed the public hearing procedures Staff will

present an overview followed by the applicants presentation There will be a staff report
and public testimony followed by rebuttal by the applicant limited in scope to issues raised
in opposition and surrebuttal by opponents limited in scope to issues raised on rebuttal
The Commission may ask questions of staff engage in deliberations and make a final
decision Any person interested in the agenda may offer relevant oral or written testimony
Please try not to repeat testimony offered by earlier speakers It is sufficient to say you
concur with earlier speakers without repeating their testimony For those testifying this
evening please keep your comments brief and directed to the criteria upon which the
decision is based

Land use decisions are evaluated against applicable criteria from the Land Development
Code and Comprehensive Plan A list of the applicable criteria for this case is available
as a handout at the back of the room

Persons testifying either orally or in writing may request a continuance to address
additional documents or evidence submitted in favor of the application If this request is

made please identify the new document or evidence during your testimony Persons
testifying may also request that the record remain open seven additional days to submit
additional written evidence Requests for allowing the record to remain open should be
included within a personstestimony

The Chair opened the public hearing

B Declarations by the Commission Conflicts of Interest Ex Parte Contacts Site visits or
Objections on Jurisdictional Grounds
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CORVALLIS
ENHANCING COMMUNITY LIVABILITY

MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date April 4 2007

Re Witham Oaks Conceptual and Detailed Development Plan PLD0600012
et al Additional Public Testimony

The attached pieces of public testimony were submitted to the Planning Division between
March 21 2007 and noon on April 4 2007

This memorandum makes these comments public information
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Adams Eric

From David Eckert deckert@virginiavillageproductionscom
Sent Friday March 16 2007 131 PM

o Adams Eric

Subject Witham Oaks development comments

Comments for Planning Commission Hearing

Re Witham Oaks

The current submitted development plan you are considering for Witham Oaks excessively

impacts wetlands and other sensitive lands by altering the rainwater infiltration rates

and water table levels Mitigation techniques are inadequate to compensate for the

hyrdological changes such development will create

The land to be developed currently feeds water and nutrients in a balanced dynamic way to

the existing wetland A casual walk through this development site reveals a high water

table in the development area and multiple springs This entire ecosystem is also critical

to maintaining a healthy dynamic for the water table in the adjacent OSU agricultural
properties

We urge the Planning Commission to send back the current plan and request the developer to

return with a scaled back plan that will have far less hydrological impact

Thank you for your consideration

Annette Mills and Dave Eckert

2311 NW Van Buren Ave

Corvallis OR 97330

714515867

Dave Eckert
5714515867

PO Box 1980

Corvallis OR 97339

wwwvirginiavillageproductionscom
deckert@virginiavillageproductionscom
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MAR 2007

John W Foster
1205 NW Fernwood Circle

Corvallis OR 97330

jwfmat@comcastnet
Community Development 21 March 2007

Planning Division

Testimony for the Planning Commission on Witham Oaks

I do not believe this plan is yet ready for final approval but Ibelieve there
are reasons for giving it preliminary approval I suggest that you approve it
only as a conceptual plan and send it back to the developer for additional
work

The staffreport contains 60 conditions and 12 development related
concernsatotal of 27 pagesraising questions about whether this
proposal is really ready for approval Some of the conditions are easily
complied with and others are as much waivers as conditions but there are

some that could require significant changes to the plan after you approve it

Condition 2 requires that the developer choose one of two options either of
which will change the layout of the plan you are considering Why not have
the developer decide what plan he will follow before you give approval

Condition 13 requires a geotechnical analysis thatdepending on the
resultscould force a Planned Development Modification Why not wait
for the geotechnical analysis before approving something that might have to
be redone

Conditions 20 and 23 require DEQ and DSL approvals These approvals
may or may not be consistent with what the Planning Commission is being
asked to approve

Condition 54 requires a stormwater maintenance plan

Condition 57 requires offsiteeasementsinaddition to the agreement
with OSUforthe drainage plan If the developer cannot acquire the
easements another major modification to the plan may be required Why not
have the developer get the easements first
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Condition 58 questions whether the stormwater facilities can be
constructed to the required standards Perhaps further study of the problem
should precede approval

Even so there are some reasons why you should go ahead now

The city needs a resolution of the status of Tract A the timbered area not

being developed The staff report assumes that it will become city owned

conservation land but as long as it remains in private hands or with

agricultural zoning there are serious potential problems When the citizens
voted for annexation they were voting to save these trees not to build over

200 houses or to extend Circle

It would also be useful to lock down the developer as much as possible to

the current plan This plan will create serious traffic problems add to urban

sprawl add children to an area without a school and put increased pressure
on OSU agricultural programs among other problems Nevertheless it is

actually slightly better than what the developer originally said he would do

More important it is vastly better that what the zoning rules allow
m

Perhaps the best solution would be approval of a Conceptual Plan but not w
a Detailed Development plan The developer has submitted only one plan
for both but the plan could be approved as a conceptual plan with the staff

report conditions added At the same time the zoning of the open space
parcels could be changed from agricultural to conservationwhatis already
in the Complan

This would give the developer some assurance of future approval as well
as the opportunity to rework the plan to conform to the many conditions of

approval and to explore alternate solutions to the problems identified by
Staff

Whatever you decide you should uphold condition 24 which extends the
time the developer is responsible for the drainage and wetland plans No

one knows whether these plans will work and we probably wontknow until
after the usual periods of responsibility have expired If the plans work the
condition costs the developer almost nothing If they do not the developer
not the tax payers would be responsible for fixing the problem



Private driveways line Circle from Highland Drive to Woodland Meadow

Park Circle Blvd is already crammed with cars motorcycles and trucks

Residents must back into heavy traffic each day Add to this children going

to and from school each day and it is a dangerous mix A 60 increase in

traffic will also increase the high number of speeders in our neighborhood

HELP

It is reasonable and correct to ask developers towrite into a

Budget a20000 allocation for SPEED HUMPS on the west

end of Circle in the block going into Woodland Meadow Park

City Planners recommend a traffic control device at Witham and Circle

Note the safety data for traffic circles over signals Attached is an article

from the March 17 2007 GazetteTimes Not only are traffic circles safer

for us seniors they are the traffic device of choice for all citizens

Let theCircleWitham intersection be the first well designed

roundabout or TRAFFIC CIRCLE in Corvallis USAs east coast

j has installed countless well designed traffic circles as has

1 j Bend Ore on Plea eg s pay attention to traffic safety study
1

research and write in a Witham Hill Drive Circle Blvd
0
N

tJ

0o

Q
K

TRAFFIC CIRCLE
a

Thank you Carly Davis 3 0 NW Circle Blvd Corvallis Or97330
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William L Kemper
3730 NW Hamson Blvd

MAR
Corvallis OR 97330

Community Development
Planning Division

Witham Oaks Plan Comments

March 21 2007

Ideally this project should never be developed as supported by 8
annexation requests over 28 years But it is now annexed and

development will occur

Staff approval of these plans was based on the imposition of sixty 60
conditions Imposing these conditions on the development at a

N
minimum is critical to the mitigation ofthis large development in an

area with significant wetlands and steep slopes m

Having lived on Harrison Blvd for over 25 years I have witnessed the w
increased traffc flow firsthand as well as storm runoff flooding my
western neighbors front yards and driveways I have major concerns

over this development and want every possible action taken to ensure that
there is minimum impact from this development

Areas of greatest concern

o Storm runoff and the impact on the remaining wetlands
Conditions 23 24 47 48 49 51 52 53 54 55 56 57 and 58

o Traffic Impact New traffic flows have resulted from the
construction of the two traffic lights on Harrison Blvd at 35th and
36th Streets Anecdotally this has resulted in traffic backups on

eastbound Harrison from 36th St to almost Witham Drive past my
house at 3730 NWHarrison
Condition 26 plus an initial traffic study to establish a base point
for review and approval prior to any development

Condition 28 plus an analysis of the impact of the construction of
Circle Blvd to Harrison Blvd with or without traffic calming
devices on traffic flows to through and from the development and
ifwarranted requiring the installation of traffic calming devices by
the developer Also consider not having Circle Blvd connect to
Harrison Blvd which would mitigate some of the impact on the
wetlands as well as the impact of traffic on Harrison Blvd



Louise Marquering
1640 NW Woodland Drive
Corvallis Oregon 97330
7530012

March 21 2007

To the Planning Commission

patchlL@aolcom

I have four concerns about the Witham Oaks Development plan

Concern 1 Four to sixfootmasonry wall

MAR 2007

Community Development
Planning Division

Comp Plan 921 City land use decisions shall protect and maintain neighborhood
characteristics in existing residential areas

LandUse Code254004 Review Criteria include Noise attenuation

Onp29 of the staff report the develeoper proposes a four to sixfoot high masonry wall tha

would extend along the rear of Lots 1 through 3 and 157 through 171

Lots 1 thought 3 and 157 through 171 will have yards that back onto Circle Boulevard The

proposed masonry wall will be built between those lots and Circle

The construction of a four tosixfoot masonry wall is inconsistent with neighboring residential
areas Higher up on Circle Boulevard the houses that face Souza and back onto Circle have six
foot high wooden fences Homes in the Sunview addition that face Lance Way and back onto

Witham Hill Road have sixfoot high wooden fences and buffering plantings Homes in the
Walnut Park subdivision that face Acey Way and back onto Walnut Boulevard have sixfoot
wooden fences berms and buffering plantings In the Timberhill area across from Hoover School
the homes that back onto Walnut Boulevard have sixfootwooden fences and buffering plantings
There are nosixfoot high masonry walls in the area They are inconsistent with local

neighborhoods

This masonry wall is proposed to be built between the homes and the multiuse path that was

constructed in 20022003 Many people use that path on a daily basis for pleasure exercise and

to enjoy the wildlife Wooden fences and buffer plantings exist along the upper portions of the

path The lower part of the path goes through open space and wetlands This masonry wall will

be inconsistent with the rest of the path and would significantly alter the experience of those who
use the Multiuse path Masonry walls are not pedestrian friendly Masonry walls are fortresslike

and exclusionary They are not welcoming to pedestrian traffic

N
N

7

m

w

Masonry walls reflect noise I have stopped many places along Highway 34 and heard the cars go
by But when I stopped at the Linn County Animal Shelter nearI5 which has asixfoot
concrete wall the noise was horrendous A wooden fence and buffer plantings absorb the noise
A masonry wall would reflect noise back onto the multiuse path which would significantly alter
the experience of the people walking on the path

Iask that you require a four to sixfoot wooden fence possible berms and buffer

plantings in order to be consistent with other neighborhoods and allow continuity on the

multiuse path Do not allow a wall to be built between part of the development and the
neighborhood



Concern 2 Construction of a monument sign at the corner of Harrison and Circle

Comprehensive Plan Policies92SLNeighborhood building and street proportions relate to
one another in away that provides a sense of enclosure

On page 36 of the staff report there is disucssion of a monument sign Consistent with LDC
section479009the applicant has submitted a signage plan for the proposed development The
proposed monument sign would be constructed at the northwest corner of the intersection at
Circle Boulevard and Harrison Boulevard

I wonder why the proposed sign is so far from streets A and D The proposed location certainly
does not provide a sense of enclosure At some point in time Tract M will be turned over to
the city The location of the sign implies that all of Circle Boulevard and Tract M are part of the
development I believe the location of the monument sign should be north of Tract M at the
entrance to Streets A or D It should not be at the entrance to a neighborhood collector street

While a monument sign of this type is allowed under the LDC this sign is inconsistent with the N
local neighborhoods There are no monument signs designating the Cedarhurst Walnut Park
Sunview Edgewood Estates Forest Hill or Woodland Park developments There is a wooden mnot lighted sign at one of the entrances to Timberhill Many apartment complexes do have
monument signs to advertize their location but none of the neighborhoods do Rather than w
blending into existing neighborhoods this monument sign will set the neighborhood apart

I propose that you recommend moving the monument sign closer the the tracts that are

to be developed

Concern 3 Granting Tract A to the City
When this development was first proposed it gained support from the electorate because 396
acres ofPDAGOS are to be made unavailable for future development and tentatively are to be
granted to the city The upper ridge on the northwest corner of the development is to be
connected to the Witham Hill Natural Area

The Open Space Advisory Commission is working on ecosystem management plans for each of
the Open Space Areas purchased in 2000 If there is any way of allowing or encouraging the
developer to integrate management plans for Tract A with the city plans for managing the
Witham Hill Natural area it would benefit the natural features The OSAC will be determining
their prioities for Witham Hill Natural Area in the next few months The most likely common

goal is to preserve the white oaks at the top of Witham Hill and along the ridgeline in Tract A
Already the white oaks on the ridge are being overtaken by DouglasfirsThe OSAC was told
that timeliness is really important in preserving the upland prairie and white oaks by removing
excesive woody undergrowth If those firs can be removed in the near future the oaks have a

much better chance of surviving than if the firs are left until the property transfer is complete In
addition it is easier to remove firs at a smaller diameter than to wait and do it after another four
or five years of growth

Ipropose that you work with the developer to come to an understanding that will allow
integrated management of Tract A and the Witham Hill Natural Area



To Corvallis Planning Commission
Eric Adams Planner

We are writing regarding The Witham Oaks Annexation Development Plan We

own the house at 3555 NW Polk Ave at the comer of 36th and Polk The area that

we live in is residential One side of our house Polk Street is a designated local

street The 36th street side of our house is a designated collector street We have

lived here over 30 years in a significantly historical house that has been listed in

Oregon for the Curious During this same time period traffic on 36 has

continued to climb to an alarming rate In a study done Nov 2006 there were

145 AM and 141 PM peak trips going down Witham on 36th toward Harrison

Because of increased numbers of apartments being built on Witham Hill and

vicinity and the lack of the extension of Circle Boulevard at the same time traffic
has gotten worse Witham Hill Oaks Apartments alone contain over 130

apartments that can now go down our street but could also share with Circle if it
was extended Oak Vale Apartments contain over 257 units that can now most

conveniently go down our street that could also travel Circle via if it was extended
N

This does not count any other apartment or housing units currently existing at the

top of the hill that could be diverted to share traffic with Circle if it was extended

allowing travel to OSU The halfway point between 36th and Harrison and the w
Walnut loop to Harrison is beyond Walnut Street This means that to save time it

is most likely that cars from the following streets are likely to travel Witham Hill
to 36th street down our street rather than being able to also use Circle when it is
extended These streets are Woodland Douglas Elmwood and Canary adding a

total of many many more houses to the mix

If Circle was extended this traffic could travel on Circle as well This does not

count any houses on additional side streets that would likely use Circle either This

means that anyone in over 387 apartment units plus more houses living in

those areas will Iikely chose 36th street in front of our house as the most

expedient way to travel each time they go to an event such as a football game at

the stadium Gill Coliseum LaSells Stewart Center CH2MHill Alumni center or

to another OSU event These are even higher volumes of cars for these regular
OSU events that are likely well over the already high volume indicated in the 141
to 145 vehicletrip studies During some of these OSU related events we have seen

cars lined up in front of our house going towards Harrison and OSU Since the



traffic light has been installed at 36th it has reduced their high rate of speed only
slightly

Drivers have few options they cannot oon 35th out to Harrison because it is only
a one way street the wrong wad This high volume of traffic on 36 will continue
until we get some relief from the extension of Circle Blvd The longer the wait for
the extension of Circle the worse the traffic is likely to be

According to Mr Adams the turn Lane proposed near 29th and Sams station turns
left into the direction of Fred Meyer onto Grant not up Witham Hill so this turn
lane will not help mitigate traffic on 36th street At the last hearing on this issue
the developer suggested that Circle Blvd not be extended until a phase two or later

part of the project The developer recommended a later time for the extension of N
Circle than city staff

m
We oppose the developers later extension of Circle This means that further
delays will cause still worse increased traffic onto 36th When we moved into this w
house over 30 years ago we understood that at some time Circle Blvd would be
extended to help mitigate traffic on 36th Circle has not been extended for the over

30 years we have been here and traffic has only grown worse

If you compare 36th street to 29th street also a collector street there is commercial
development on 29th street including Sams Station the First Alternative Schmidts
and several other commercial stores None of these type stores exist on 36th street
in front of our house yet the traffic has continued to increase here in an area of
residential houses and no businesses

We would like to see the extension of Circle to mitigate traffic as soon as feasible
not later on in the development project The extension of Circle Blv should occur

not longer than one year after the completion of the first house in the development

We would also like to see minimal signage for the development project and a

stipulation for upkeep of the appearance of any signage placed there
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1 Brook and Brad Whiting
3555 thNW Polk Av 36 and Polk
Corvallis Oregon 97330
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John W Foster fiAR 2 6 Z1
1205 NW Fernwood Circle

Corvallis OR 97330 Community Development
jwfinat@comcastnet Plannin8 Division

24 March 2007

Additional testimony on Witham Oaks

The Beit Am Property An agreement between Beit Am and the developer would solve

some problems with the lower portion of Circle such as eliminating the Beit Am pipestem
driveway and allowing the developer to grade on Beit Am property along Circle Such an

agreement should come before approval ofa detailed development plan It should not be

something to be negotiated after approval

There is however a further problem to such an agreement Presumably Beit Am plans
to do something with their five acres Alternatives that have been mentioned include a

synagogue aschool and a residential development of up to 30 houses If Beit Am

receives access from Circle will a single access road be sufficient Even if the pipestem
were retained we could easily see two access points leading to asingle choke point Is

access through the LDS parking lot an acceptable alternate fire route To avoid future

problems this is something that should be addressed now not put offuntil Beit Am

applies for annexation or a county building permit Perhaps Beit Am should have two

separate access points on Circle

Condition 28 There is no need to extend Circle with phase one The supposed benefit

to this extension would be a very TEMPORARY reduction oftraffic on Harrison due to

the transfer of some ofthat traffic to Circle With the completion of about 70 houses
traffic on Harrison would reach thepreextension level With or without extension
traffic would continue to increase on Circle with the construction ofevery house

Arguments for the extension of Circle generally relate to the doubtful proposition that

it will improve circulation throughout the city We should remember that this part of
Circle is designated as aneighborhood collector not an arterial or an alternate route for a

federal highway According to this designation Circle is needed only to funnel the traffic

that originates from the neighborhood If so there clearly is no need for Circle in phase
one before there is aneighborhood

There is however an implied contradiction in the Transportation Plan in that it makes

Circle aneighborhood collector but says that it will be needed presumably for other

reasons when the city reaches 62000 population Even so the Transportation Plan

makes it clear that the extension is not needed until population rises considerably
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If the city still wants Circle extended with phase one a light or traffic circle will have to

be installed at Witham Hill and Circle sooner than currently planned



Bus Transportation There is a lot more involved in public transit for Witham Oaks
than building a few bus shelters

It is unreasonable to expect people in Witham Oaks to walk all the way down to Harrison
to catch the route 8 bus or to walk up to Witham Hill Drive for the route 1 bus Sending
the 8 bus up through the developed part of the property will increase the time and
distance of that route significantly CTS should be asked if this is feasible

Rerouting the 1 bus from 36th Street to the Circle extension would take away bus service
from established neighborhoods that already have more people than Witham Oaks will
have at build out There would be no service between Circle to the north and Harrison to
the South and no service west of29th the 7busan area about 10 blocks by 10
blocks CTS should be asked if such achange is desirable or feasible

The bottom line is that the Planning Commission should be aware that Witham Oaks
cannot have public transit without costs to areas already served by CTS
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RECEID

Corvallis Planning Commission

Attn Eric Adams Planner

MAR p

Coaunont Developmentpg Division

600 NW 36tH
Corvallis OR 97330

March 26 2007

We are opposing the delay in implementing the extension ofCircle Boulevard contained

in the Witham Oaks development plan We live at 36tH StPolk Ave This delay would

greatly increase the traffic in front of our house which is already quite large for a

residential neighborhood This traffic is anoise problem and a safety concern for both

people and animals as many motorists using 36tH fail to abide by the residential speed
limits The recent removal of the school crosswalk at Polk has made the speeding
problem worse and increased substantially the hazards for middle school and high school

students as well as the general public in crossing the road Traffic has also increased on

the local streets as people try to avoid the lights at the Harrison36thintersection There

have already been accidents as the cross traffic attempts to get across Polk trying to beat

the continual line oftraffic Thus the delay in extending Circle and the resulting increase

of traffic due to a further increase in planned housing aggravates a situation that has

already been deteriorating

Another problem with the increased traffic is the long delay on the traffic lights at

Harrison which already backs up the traffic to Polk on busy mornings Often the traffic
doesntmake it through one cycle of the light and thus it continues to back up During
the time we have lived here the traffic has gotten heavier and heavier due to the

construction not only of single unit housing but in particular the multiunithousing It is
not isolated to the peak travel times as is much traffic in other locations This is because

of ahigh percentage ofstudents living in the apartments they are constantly coming and

going to classes and work and there is ahigh traffic flow on 36th the entire day The
Circle extension would at least remove the west bound traffic from Witham Hill from

using that intersection

As per the original development plan the developer should pay for the cost ofextending
Circle The public has already paid for the beginning ofthe extension which was

completed several years ago The annexation was finally approved by voters in part due
to the promise of extending Circle to relieve the burden of traffic from surrounding
neighborhoods It is only logical that the roads be built first to service the development
not after it is already built We are concerned if the developer postpones this construction
that there will be a further large increase in noise backed up traffic and accidents and
stress an already heavily trafficked neighborhood

WU

James and Cindy Kitchen
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Adams Eric

From Tara taranhome@comcastnet
Sent Thursday March 29 2007630 PM

To Adams Eric

Subject Witham Oaks testimony

Dear Eric and Planning Commission

Iwould like you to consider not passing the Witham Oaks development plan

The first concern is based on the criteria in Section45120which states that the mitigation site
will retain sufficient natural buffer so as to sustain a class ofwetland or habitat type that is typical of the
natural surrounding watershed Wetland mitigation tends to have a high failure rate due to the lack of
water sources that provide equitable flow and recharge This mitigation plan is inequitable
compensation for the intact integrity ofthe ecosystem as it currently exists Moreover waiting 5 years to
monitor after the final phase is complete is not in the range ofa temporal scale recommended by any
natural resources protocol that Iam aware of It will likely be too late for any kind ofrecovery at that
point

45110 b Building Paving and Grading activities although the planning details may state that there
will be mitigation for the increase in impervious surfaces the impact ofa 220 unit development its
parking allotments and new road counterparts will vastly increase the amount of impervious surface
such that unanticipated cumulative negative impacts are bound to incur to the riparian wetland and
interconnected upland ecosystems When land is developed increased volume ofrunoff and reduction in
groundwater recharge can destabilize nearby stream channels andinstream habitat as well as lower the
available groundwater supply

There has always been adisconnect between Oregon landuseplanning and water planning Oregon
counties and communities are not required to develop water planning efforts They are required to
follow planning goals set by the State but there are no measures in place that ensure water availability
and quality for every development that is planned and approved

6600230090Riparian Corridors Were there sufficient field investigations for wildlife and the
wildlife habitat loss that would occur with this development This development would fragment
wildlife habitat for up to 10 known species ofbirds and other wildlife

Traffic The quality of the traffic flow will be significantly negaitvely impacted on Witham Hill Dr an

area that draws residents for its more rural nature And the quantity oftraffic flow that will occur at the
35th St lights will eventually impart great costs if not in the short term then in the midterm because it
will be a ripple effect to other traffic flow locations that will need to be modified

40110 Land for Public Purposes Although a bike path will still run through this development the
intent ofthe land will no longer be fora public purpose Rather it will be a linear corridor in amatrix
of private overdevelopement Open space is one ofthe salient qualities that draws people to Corvallis
and this development would destroy the feeling ofopen space that currently thrives in this area Open
space is critical to a communitys mental health and leadership If you open yourself to the natural
environment you will find personal and specific answers to the leadership challenges and opportunities
you face Stephen Covey Personally I am deeply saddened thinking that my daughter will not be
able to grow up being able to safely walk to and enjoy this rejuvenating open space area It is an area

rn
N

H

m

X
W

3302007



Page 2 of 2

that our family greatly values we enjoy the quiet and since we are able to walk there we do not

contribute to traffic orpollution With this development we would be pushed to drive to another open

space area as would many others in the vicinity

When one tugs at a single thing in nature he finds it attached to the rest ofthe world John Muir

I urge you to consider the known unknowable and uncertain costs and value the integrity ofthis

interconneted riparian wetland and upland ecosystem as well as the immeasurable addedvalue ofthe

open space by disapproving this development plan

Thank you for your time
Tara Nierenberg MSForestRiparian Ecology
15 year Corvallis resident
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City of Corvallis

Planning Commission

501 SW Madison

Corvallis Oregon 97330

32407

MAR 2 7 2007

Community Development
Planning Division

Please Extend Circle Boulevard soon to help alleviate same of the heavy traffic on

36 Street in front of my house The voters have already approved the annexation
and I would like to see Circle extended without more delays

Ci
Anne Swanson
642 NW 36 St

Corovallis Oregon 97330
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Testimon from Dou las M Hen 3270 NW Circle BoulevariE y
Y 9 rY

Corvallis Planning Commission on Wednesday March 21 2007
MAR 2

Community Development
I am here to speak on behalf of the Circle Boulevard NeighborhoodAEiavision
tion Our homes are located along Circle Boulevard from 29th Street going
west to Lantana We also include the homes on Arbol Place and Juniper
Place About 50 homes are represented

Through time we have seen a steady increase in traffic
volume and the number of speeders Many of us have called the police and

asked for increased patrols But their department is limited by what they can

do 1 wish to make a formal request for the placement of speed humps on

upper Circle that will serve as traffic calming devices Reference citys com

prehensive plan article Eleven35Local streets shall be designed and built to

discourage high speedthrough traffic

We conducted an official speed survey with asonishing re
N

suits 32 of the4875 cars observed were speeding This translates to

1560 speeders Important point This tally was taken only during peak rush

hours and does not include any other times day or night See attachment for

complete survey results w

It is projected there will be an additional2100 car trips per

day generated from the 220 home Witham Oaks Subdivision prediction
is a 60 increase in traffic This translates to an additional 700 speeders on

Gircle each day We are a neighborhood collector and must back into the

street to get going This makes for a dangerous situation It will only get
worseAnddrastic measures are needed to correct it Reference compre
hensive plan article Eleven3jAs traffic congestion increases as it has on

Circle it detracts from residential livability

As you know cars that go faster emit more noise higher
pitch than slower moving autos Reference comprehensive plan article

Seven4g Noise from speeding tragic constitutes excessive sound This is a

hazard to the publichealth safety and quality of life We believe that speed
humps will remedy this situation and restore calm to our neighborhood and

have asked the developer of Witham Oaks to defray the majority of these

costs To help local residents will be asked to pay 5080 per household

The humps will be at 330 foot intervals from just west of Lantana and go to the

midpoint between Dogwood and Firwood Streets We have worked closely



Testimony from Douglas M Henry 3270 NW Circle Boulevard to the
Corvallis Planning Commission on Wednesday March 21 2007

Page 2

with Steve Rogers and he estimates the total cost of this project at20000
A breakdown of these costs is as follows 3250 per speed hump x 5
16250 This covers asphalt marking tape signage and labor but It does
not cover the cost of inflation hence the request for20000

The Matrix Development CorporationLegend Homes has

agreed to participate in the funding of five speed humps based upon the per
centage of homes within the drawn boundary of the recovery area

M
M

We also request a traffic circle be installed at the intersection of m
Circle and Witham Hill We understand the city has future plans to install a x
traffic light at this location But we feel a traffic circle will be more environmen w

tally friendly For example as cars are stopped at a stop light their emissions
will spread into Woodland Meadows Park and the prevailing westerly winds
will carry these pollutants on down Circle Boulevard and into the air we

breathe Another reason for the circle is to discourageprevent throughtruck
traffic especially large trucks that may try to use this as a shortcut to Highway
20 and on to the Coast We have recently seen an inexplicable rise in large
truck traffic in this area and can only think their numbers will rise unless effec
tive counter measures are taken Reference comprehensive plan article

Eleven3jGood methods are available that can be used to discourage
throughtraffic in residential areas We propose the city and the developer of
Witham Oaks reach some agreement to share the costs of this traffic circle

There are safety health environmental and livability issues
involved here Corvallis has always prided itself with high standards in each
of these areas It is time to address these at this critical juncture in time We
hope you will support these requests

If you have any questions regarding any portion of this testi

mony please call me at 7527126 or email me at douglasmhenry@peakorg



Speed Survey Summary
Upper Circle Boulevard Corvallis

Dates January 30 31 and February 1 2007 and February 6
7 and 8 2007

Use of radar gun from the Corvallis Police Department

Persons Who Conducted the Survey Steve Anderson Bili

Ayers AI iyabelt and Doug Henry

Times730900am and47pm each day 20 hours spent
observing during week 1 and 20 hours during Week 2

Locations Various Locations on Circle between Lantana and M
Dogwood

m

Results 4875 cars observed of which1560 were speeding x
32

w

The average 85th percentile speed was 323mph The 85th

percentile speed ranges from 305mph to 35 mph

See further data summary page attached
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J1
City of Corvallis

Planning Commission

501 SW Madison

Corvallis Oregon 97330

32707

IAR 2 82001

Community Development
Planning Division

I walk my dog on 36 street and have noticed the level of traffic there long before
work begins at 8 AM If drivers had the option of going down Circle to Harrison in
addition to traveling on 36t1i it might give drivers an additional choice if they are going
in the direction of OSU or downtown which would help reduce traffic on 36l

The developer stated at the Last planning commission hearing that they were

considering delaying the extension of Circle even longer than city staff recommended
Because there are hundreds of apartments at the top of Witham Hill that frequently
travel on 36t it would help relieve some of the traffic if Circle were extended from
Witham Hill to Harrison as people have been waiting for less traffic on 36t I would
like to see the extension of Circle as one of the earliest stipulations for the

development

291w 5S
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RECEIVED
Richard M Hines

458 NW 36th St YAR 2 8 2001Corvallis OR
97330

Community Development7586089
Planning Division

To whomever it concerns

Recently members of our neighborhood have been noticing a great increase in the

traffic on NW 36th St At one time there was talk ofthe City extending Circle Blvd on

thru to Harrison but I am hearing this is being placed back on the shelf possibly for

another 5 years or so Meanwhile the traffic in our RESIDENTAL neighborhood
continues to increase And often times this traffic does not pay attention to the posted
25MPH signs This has many concerns for my self and numerous neighbors Perhaps a

topic ofdiscussion at the next City Council meeting A thoughtperhaps a four way

stop at the corner of36th and Fillmore say would either deter some traffic using 36th to

save time or at the very least slow some of this traffic down Thank you for listening
R Hines
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CIVED
March 28 2007

Attn Members ofthe Corvallis Planning Commission A 2 g 2047Re Submission of Written Testimony following the meeting of32107 tobe continued
on4407 of Agenda Item IV Public Hearing Witham Oaks Conceptual and

DevelopmentDevelopment PlanTentative Subdivision Plat PLD0600012 SUB0600005 planning Division
Submitted bv Cazolyn Simmons 1302 NW Souza Place Corvallis OR 97330

Tel 7580271email CrCAROLYNl7aaolcom
Item327

B Visual Elements Construction of a 6 masonry wall along multiuse path is not compatible
with the surrounding area Construction ofamodest wooden fence with
attractive landscape features would be more compatible

C Noise attenuation Traffic noise will drastically increase on Circle Blvd Witham Hill Dr
Harrison Blvd and the neighboring streets specifically Dale Drive
Dale Place Souza Place Kline Place Kline Drive and Fernwood Drive

F Signage Proposed sign with lighting is not appropriate to site oG LandscaningBufferin See Babove
I Traffic

Since it is inevitable that Dale Drive must be a through street it is imperative that
m

it be marked and used as an EXIT ONLY ROAD Putting Dale through will seriously X

impact the approximately 48 homes in the existing subdivisions NO TRAFFIC STUDY
w

HAS BEEN DONE OR PRESENTED FOR THESE STREETS as listed in Cabove
NOR THE POTENTIAL IMPACT WITHAM OAKS WOULD HAVE UPON THEM
CURRENTLY THE 5 INTERSECTIONS IN THIS EXISTING SUBDIVISION
HAVE NO TRAFFIC CONTROLS This has always been aquiet family neighborhood
It should never become a two way through street to the extension ofCircle Blvd Never

Item4109HabitatMigration
The proposed removal ofnoninvasive existing treeswill have serious negative consequences
on the existing habitat ofthe area namely deer rabbit bird populations and more Also the
extensive planned removal ofmature trees will affect airqualityaswell as weather patterns such
as the natural upward air flow which currently travels up and along the multiuse path area and
cools upper air in the hot Summer months along the ridge ofWitham Hill Concrete and asphalt
are not environmentally friendly
Item 753Water Quality
C and D Only conceptual plans have been presented for storm water runoff We must have the

Hard Numbers BEFORE the plan goes ahead not after
Water retention and runoff into the Harrison ditch have not been presented beyond the
conceptual plan Water runoff is aHUGE ISSUEPROBLEM whose solutions
MUST be presented with detailed specifications BEFORE the plan proceeds

In conclusion this written testimony addresses only a few ofthe 60conditions yet to be entirely
met by the Witham Oaks Developers and addresses only a few ofmy deep concerns regarding the
negative impacts this proposed development will have on our quality of life here in Corvallis
Respectfully Suh ed

Cazolyn Simmons
NW Corvallis



OSU Facilities Services

130 Oak Creek Building
Corvallis OR 97331

Oregon State
5417370917

UNIVERSITY

Thursday March 29 2007

Mr Fred Towne Senior Planner

City of Corvallis Community Development Department
Planning Division

501 SW Madison Avenue

Corvallis Oregon 97331

Re Witham Oaks Development

Dear Mr Towne

RECEIVED
MAR 3 p 1007

COtYDevelopmcntPlanningDision

This letter serves as OSUswritten response to the Witham Oaks Conceptual and Detailed

Development PlanTentative Subdivision PlatPLD0600012SUB0600005OSU wishes to

bring attention as a matter ofpublic record two considerations 1 the proposed wetland impacts
and mitigation strategies proposed along Harrison Boulevard and 2 the traffic analysis report
completed by PTVAmerica Inc

Wetland Considerations

OSU was approached by Matrix Development through apreliminary planning process to discuss

potential stormwater management strategies OSU and Matrix Development completed a

Memorandum ofUnderstanding on August 15 2006 toensure that the preliminary storm drain

system proposed at the Witham Oaks Development would be realized

OSU wants to restate the agreement with Matrix Development that final engineering drawings of

the stormwater facility plans will be provided to both the City and OSU Facilities Services for
review and approval OSU must approve any material change from the preliminary stormwater

management plan and any change that affects the direction flow volume quality or location of
water that will migrate across OSU property

Transportation Considerations

A condition ofapproval for the OSU Campus Master Plan was the inclusion ofa Base

Transportation Model BTM to ensure that transportation mitigation strategies were included as

the campus grows The model includes analysis for trip distributions based on identified uses

within each sector The City has accepted the premise ofthe BTM and the method ofcalculation

The approved master plan includes a section LDC33670d Campus Master Plan Monitoring
where OSU is required to provide an update to the BTM which includes traffic counts to be

updated on a5year cycle new development and if known future development square footage
and use type based on the existing modelscategories to be included in the model assumptions
on a per sector basis and new parking areas or roadways that may have an effect on traffic
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OSU Facilities Services

130 Oak Creek Building
Corvallis OR 97331

Oregon State
5417370917

UNIYER3ITY

volumes or patterns The code requires OSU to complete an annual update report which includes

any transportation improvements identified in the BTM

OSU is concerned about the intersection at 30 and Harrison The OSU BTM Section424
identifies this intersection currently operating at a LOS F during the AM and PM peak times The

report proposes a mitigation strategy to restrict turns from 30 street to right turn only during peak
hours if a backup persists Since this is aCity road the proposed mitigation is for consideration by
the City but it is something OSU needs to consider to track transportation impacts in this area if

development occurs The added traffic as aresult of the Witham Oaks Development site as acut

through or a destination could add to the difficulty ofthis intersection

Due to the length of time ofthe full buildout scenario ofthe Witham Oaks development and the
size ofthe subdivision OSU would request for consideration by the City that Matrix Development
produce asimilar monitoring report focused on traffic impacts as identified in the November 2006
PTVAmerica report The annual monitoring report will enable Matrix to continually update and
refine the report to account for the ongoing development The report should also be available for m
public review x

W

If you have any questions about the information provided in this letter please feel free to contact

me at5417370917 or emailpattymcintoshaoreaonstateedu

Sincerely

iFh
Patricia J McIntosh
Interim Campus Planning Manager
Facilities Services
130 Oak Creek Building
Corvallis OR 97331

Page 2



April 2 2007
IVEIL

Community Development Planning Division APR 2
PO Box 1083

Corvallis OR 97339 Community Development
Phone 7666908 Planning Division
Fax 7541792

Re Witham Oaks Conceptual Detailed Development PlanTentative Subdivision Plat
PLD0600012

Attention Eric Adams

Planning Division

Please accept these comments for the April 4 2007 Hearing regarding the Witham Oaks Subdivision

After having reviewed the Planning Commission Staff Report I would like to commend the staff on the
review and recommendations I am concerned that all conditions be fully met especially 17 20 22
23 24 31 and 36 before development proceeds

I do appreciate the clause 321for Efficient use of energy and other resources The site if

developed has great potential for solar energy if only passive through such simple requirements as

appropriate orientation height design and overhangs Please encourage this

I support most of the staffs 60 recommendations and would like assurances that those concerns are

fully addressed before the project proceeds I am concerned about the loss of and damage to
wetlands through development stormground water management and diminished water and air

quality In addition the biodiversity of the area will be decreased with the removal of25of Oregon
White Oaks which are being replaced by nonnative species The Natural Features Overlay and

community expect these to be addressed

Recommendation 24 Wetland Mitigation and Monitoring Plan requests extending to 5 years after

completing of the last phase of the Conceptual and Detailed Development Plan an objective
monitoring of wetland and riparian areas This must be strongly enforced or we could end up with

Oops Im sorry which helps no one especially the irreplaceable wetlandswildlife I support holding
financial securities until all mitigation is complete

There are many things to consider when approving developments but I encourage you to hold

developers to the standards the community is demanding including the Natural Features Overlay
energy efficiency and environmental assessments and protections

Thank you

Leslie Redpath
3085 NW Autumn St

Corvallis OR 97330
7570312
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CDocuments and SettingsadamseLocalSettingsTemporary InternetFilesOLK22Planning Letter Witham Oaks4407doc April 2
2007
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APR 2 2001

Community Development
Planning Division
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Louise Marquering
1640 NW Woodland Drive
Corvallis OR 97330
5417530012 CorvallisMatters@aolcom

Re Witham Oafs I3evelflpmentCancerns

Ar 2 01

Community Development
PIanning Division

Regarding the 2 foot buffer between OSU lands and the lots 33 through 44

p17 Policy324would suggest a buffer between these two uses should be created

Why is the buffer only proposed between lots 33 and 44 and not Street J OSU has indicated
that they do not have plans to develop their property for at least fifty years and it is debatable
whether they ever will Why isnta buffer also needed to prevent pedestrians from accessing the

OSU property from the end of Street J If there is to be a buffer shouldntit also extend across

Street J
Who will plant the buffer area and when Who will monitor it to make sure that the
homeowners maintain that buffer rather than use it for private gardening What kind of plants
will be planted in the buffer to discourage pedestrians from accessing the OSU property One

suggestion is to allow the poison oak to continue to grow in place and plant native shrubs such

as Oregon Orape

Trees

Policy465On tree covered hillsides development shall he designed to preserve as many
trees as possible and tree removal shall be consistent with the approved development plan
Cbip Platt921 City landuse decisions shall protect and maintain neighborhood
characteristics in existing residential areas

Many people supported this annexation because the developer planned td preserve the trees

Trees were preserved in the construction ofnearbyneighborhoods in Forest Hill Edgewood
Estates andboth apartment complexes tothenorth of thepraposeddevelopment
Is removal of 342 trees consistent with what the voters expected when they supported this

annexation Wouldalower housing density preserve more trees To be consistent with local

neighborhoods and preserve trees a decrease in housing density should be considered

p8182 Oondition 38 Phasing ofFedestrian Facilities As a person who uses the current

multiuse path almost daily I really appreciate the recommendation that these facilities be

completed with the first phase of the development Promoting safety during construction is of

the utmost importance The neighbors who use the area definitely favor as little disruptionto
their routines as possible

FYI Condition 10 p30 the erosive downcutting currently occurring along the existing
trail thraughTractA I appreciate trail maintenance but the downcutting and erosion on

this trail is due to repeated vehicle traffic about 15 years ago Those deep ruts were created by
tires in the very wet soil
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Stormwater and Wetland Mitigation Plans

The proposal seems to be incomplete based on material that the applicant is still submitting and
all of the studies that still need to be completed IVIy eoncem is that the public will have no input
if the application is approved without the studies being completed Several conditions together
indicate lack of detailed analysis about the geological and hydrological functions on this
property Some of the conditions that still have to be met involve studies on storm water runoff
and wetland mitigation plans I am concerned that storm water plans are incomplete and that
there are no engineered calculations for preand post development peak stormwaterrunoff
flow I ask that you not approve this development until those are clarified Everything hinges
on those as yet incomplete studies These conditions show that there are many questions that
need to be answered before this application is approved

p64 I really support the city on Condition 24 recommending a five year warranty period
after build out for the public facilities in the riparian and wetland areas In Timberhill Seavy
Meadows Cedarhurst and other housing along Harrison and the area east of Sequoia Street
water problems occurred after the developer left The homeowners end up paying for the work
necessary to prevent water from entering their homes Because of all the incomplete studies and m
the complexity of the stormwater and wetland management plans this is an excellent x

Wrecommendation

p95 97 Condition 56 Fencing will not be allowed around any of the stormwater

detention facilities unless otherwise approved by the City Engineer Fences would impede
wildiife and are not aestheticaliy pleasingHwever the public will have no input on whether
or not fences will be placed if the calculations from the study show that there could be more

water and the ponds will exceed the3H1V The stormwater storage facilitiesmustbe designed
so that no fences are required It could indicate building fewer house to allow for larger ponds
with sides less than the 3H1V

Conditionl3Geotechnical Analysis
We have been asking for years for a geoteehinical analysis of the property We read about cities
all over the country where landslides occur and we wonder why the developer was ever allowed
to build there Please be sure the studies are complete before this application is approved

p48 Drainage Basin Map has boundaries that do not appear to correspond with the existing
topography

p95 Condition 51 52 the design and location of the flow control structure for Outfa112
was not addressed or shown on the plans

p97 Conditions 54 55 and 56 Water Quality and Detention Facilities

p98 Condition 58 Stormwater Facilities Design Given the complexity of the stormwater

drainage system it is not clear at this time wetland mitigation



To Department ofPublic Works

Corvallis OR

Transportation Department
Attn Som Sartnurak

From Cazolyn Simmons

1302 NW Souza Place

March 28 2047

RECEIVED Received

APR 3
MAR 2 2007

Corvallis OR 97330
rlem PUBLIC WORKS

541 7580271 PlanningDivision
CrCAROLYNaaolcom

Re Proposed connection ofDale Drive with the Circle Blvd Extension as part of the

Proposed 221 home Witham Oaks Development to be constructed between Witham Hill
Drive and Harrison Blvd

Mr Sartnurak
I am writing to urge you to see that Dale Driveifwhen it goes through as part ofthe proposed
Development Witham Oaks will ONLY BE USED A5 AN EXIT FROM CIRCLE as

opposed to being used as both an entrance and an exit

I have proposed this idea more than once to the Developers but they tell me I must go through
the Transportation Department and that is why I am writing you I am not aware ofanyone being
opposed to this proposal

Please let me know that you have received this written request and please carefully consider

making Dale Driveoneway0UT

The 48 homes and 5 intersections existing now have shared these streets without any
kinds oftraffic controls Please help keep our neighborhood quiet and safe

Sincerely

Carolyn Simmons

I am also enclosing acopy ofthe written testimony I amsubmitting to the Planning Commission
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March 28 2007
Attn Members ofthe Corvallis Planning Commission
Re Submission ofWritten Testimony following the meeting of32107 to be continued

on4407 ofAgenda Item IV Public Hearing Witham Oaks Conceptual and Detailed

DevelopmentPlanTentative Subdivision Plat PLD0600012SUB0600005
Submitted bv Carolyn Simmons 1302 NW Souza Place Corvallis OR 97330

Tel 7580271amail CrCAROLYNaaocom
e

Item327
B Visual Elements Construction ofa 6 masonry wall alongmultiuse path is not compatible

with the surrounding azea Construction ofa modest wooden fence with
attractive landscape features would be more compatible

CNoise attenuation Traffic noise will drastically increase on Circle Blvd Witham Hill Dr
Hazrison Blvd and the neighboring streets specifically Dale Drive
Dale Place Souza Place Kline Place Kline Drive and Fernwood Drive

F Signal Proposed sign with lighting is not appropriate to site
G Landscapin ufferin See B above
I Traffic

Since it is inevitable that Dale Drive must be a through street it is imperative that m

it be marked and used as an EXIT ONLY ROAD Putting Dale through will seriously X
impact the approximately 48 homes in the existing subdivisions NO TRAFFIC STUDY w

HAS BEEN DONE OR PRESENTED FOR THESE STREETS as listed in Cabove
NOR THE POTENTIAL IMPACT WITHAM OAKS WOULD HAVE UPON THEM
CURRENTLY THE 5 INTERSECTIONS IN THIS EXISTING SUBDIVISION
HAVE NO TRAFFIC CONTROLS This has always been aquiet family neighborhood
It should never become a two way through street to the extension ofCircle Blvd Never

Item4109HabitatMigration
The proposed removal ofnoninvasive existing trees will have serious negative consequences
on the existing habitat ofthe azea namely deer rabbit bird populations and more Also the
extensive planned removal ofmature trees will affect air qualityaswell as weather patterns such
as the natural upwazd air flow which currently travels up and along the multiusepath area and
cools upper air in the hot Summer months along the ridge ofWitham Hill Concrete and asphalt
aze not environmentally friendly
Item 753Water Quality
C and D Only conceptual plans have been presented for storm water runoff We must have the

Hard Numbers BEFORE the plan goes ahead not after
Water retention and runoff into the Harrison ditch have not been presented beyond the

conceptual plan Water runoff is aHUGE ISSUEPROBLEM whose solutions
MUST be presented with detailed specifications BEFORE the plan proceeds

In conclusion this written testimony addresses only a few ofthe 60 conditions yet to be entirely
met by the Witham Oaks Developers and addresses only a few ofmy deep concerns regazding the
negative impacts this proposed development will have on our quality oflife here in Corvallis
Respectfully Submitted

Carolyn Simmons
NW Corvallis



April 3 2007

4045 NW Dale Place

Corvallis Oregon 97330

bettyloganacomcastnet
7526014

Corvallis Planning Commission

RECEIVED

APR 27

Community Dcvelopmeat
Planning Division

I write concerning the Witham Oaks Planned Development The impact ofincreased
traffic especially in Dale Drive is my primary concern but I also comment on speed
control on Circle Blvd east ofLantana

Dale Drive With the inevitable increased congestion that will occur at Witham Hili

Drive and Circle Blvd I feel traffic from the Witham Oaks subdivision will use Dale

Drive as an alternate route to Witham Hill Drive Dale Drive Kline Place and the short

segment ofFernwood Circle between Kline Place and Witham Hill Drive are small

residential streets with four uncontrolled intersections Increased traffic will present
danger to residents as well as those who may detour through the neighborhood

A condition ofdevelopment should include provisions to eliminate this increased traffic

A couple ofoptions seem logical tome

1 Limit access from Circle to Dale to local traffic only
2 Add stop signs on Dale Drive at the intersection with SouzaPlace and at the

intersection with Kline Place I believe these would discourage through traffic

In addition a stop sign on Fernwood Circle at the intersection with Kline Place is

needed toprevent collisions due to traffic and poor visibility at this intersection

To facilitate traffic planning for these streets the current amount oftraffic on them

should be determined before Circle is extended to Dale Drive This will provide a

quantitative basis for judging the impact of the development and options outlined above

Circle Boulevard I amopposed to the proposal for speed bumps on Circle east of

Lantana Circle is an arterial and installation of speed bumps will cause traffic to divert

through adjacent residential areas Local residents are rightfully concerned about limiting
speed but I see this as amatter of rigorously enforcing the existing speed limit in that

area

I will be pleased to enlarge on any of these points if youwish

Sincerely

Logan A Norris

CC Scott Zimbrick Jim Mitchell
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30 March 2007

Planning Commission

City of Corvallis

attn Eric Adams

501 SW Madison St

Corvallis Oregon 97333

To the Planning Commission

RECEIVED
APA 4 I

CaamigtqDtvel
iopraent

I have lived at the address below on NW 36th Street since early 2003 and have
noticed since then an increase in vehicle traffic on 36th I believe that the

long planned and expected Circle Blvd Extension from Witham Hi11 Dr to

Harrison Blvd would be a significant benefit to traffic flow especially with
the development of the new subdivision on Harrison west of Merrie in this part
of Corvallis and reduce some of the traffic pressure on 36th Street

This is therefore a request that the City proceed with the Circle Blvd Exten

sion at the earliest possible date

Thank you for your consideration of the above

Douglas Leedy

532 NW 36th

StetCorvallis Ore n 97330

7382611
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Adams Eric

From Aaron Liston listona@peakorg
Sent Wednesday April 04 2007 857 AM
To Adams Eric

Subject webWitham Oaks Condition 11

Importance Low

This is an enquiry email via as from Aaron Liston listona@peakorg

In regards to Condition 11 The ProTime 710 PDXPlus Green Clover Plus Flowers is

definitely not a native plant seed mix Only two of the 10 included species are native
California poppy and dwarf yarrow In the past native sources of grass and flowers were

difficult to obtain However today groups like the Corvallisbased Native Seed

Network are developing the growermarker supply chain Both Salix Associates and the

Institute of Applied Ecology could assist you in developing a grass and flower mix that

included localsource native plants
Sincerely
Aaron Liston

Herbarium Director

Dept of Botany and Plant Pathology
Oregon State University
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Steven J Kthgier Apri12 2007
641 NW 36 Street

Corvallis OR 97330 D
The City of Corvallis Planning Commission

APR 4 7Corvallis Oregon

Community Development
Corvallis Planning Commission Planning Division

I am a lifetime resident ofour city and a Iongtime resident ofthis northwest
neighborhood and I am writing to express my concerns about traffic along 36th street

between Witham hill and Harrison blvd

My concerns are twofold Speed and volume It is common for traffic to move along
36th street at 35mph noted when the police radar display was stationed near my house
when the posted speed limit is 25mph Police traffic patrols are rare on this section of
36th street and so cars routinely accelerate over the posted speed this situation appears to
have been exacerbated by the addition ofthe traffic light at the corner of36th and
Harrison Over the years the large apartment complexes on Witham hill and Walnut
have increased the population density dramatically resulting in acorresponding increase
in traffic volume

Having lived on 30th street for 10 years I understand that speed bumps can slow traffic
effectively The effect ofspeed bumps on 30th street was dramatic I am asking that the
commission consider a similar solution on 36th street

I am also asking the commission to consider expediting the extension ofCircle Blvd to

accommodate amore natural traffic flow Circle being a main arterial is much better
suited to serve not only the WithamhillWalnut population but the planned development
between Circle and 53d street as well

Thank you for giving my concerns due consideration

Sincerely

Steven Krygier
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iiD
To the Corvallis Planning Commission
501 SW Madison
Corvallis Or 97333

4407

APR 4 2007

Community Development
Planning Division

Summary
1 Traffic on 36th street can be heard from every point in my house even parts of

the house that are near the alley almost halfway down Polk street towards 35th

My house was built in 1953 and faces the corner of 36th and Polk with a carport on

Polk as well as 36th It is architecturally significant and has been listed in the book

Oregon for The Curious Traffic has been increasing over the years and is

noisier frequently above the speed limit I can hear this at every point in my house
all day long especially if someone is playing booming music that reverberates

2 Traffic on 36th street exceeds the rate of traffic in many parts of downtown
Corvallis even though there is no commercial development and 36th is only
residential Traffic going past my house typically accelerates if people are going
up Witham hill or if they might be in a hurry far some reason as they are coming
down 36th

3 During Spring freak most traffic on 36th comes down from Witham Hill
towards Harrison and not the opposite After Spring Break sometimes more go up

4 Traffic has increased dramatically during the more than 30 years I have lived
here because more housing has been built There are two apartment complexes at

the top of Witham Hill with 387 apartment units in them This does not count

any of the houses The halfway point between 36 and the Walnut loop is beyond
Walnut Street almost to Walnut Park This means that it is most expedient for
cars to travel over Witham Hill to 36th street each time there is work or an event

at OSU football basketball LaSells Ch2M Hill Alumni Center work atlnear

OSU

5 Traffic is constant all day long on 36th street sometimes worse than others
with cars backed up in front of my house two blocks from Harrison We were

informed when we moved here in the 1970s that Circle Boulevard would be
extended towards Harrison to help mitigate traffic on 36th The annexation passed
but that still has not happened Instead at the last hearing on Witham Oaks the

developer spoke about delayin extending Circle for years We oppose this
because the rate of traffic is becoming worse on 36th and drivers have few other

options
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6 The traffic lights oa 36t and 35h have had little effect an us Large numbers
of cars still speed past our house beyond the speed limit of 25 MPH constantly
The one way from Harrison to 35 does not help us The turn lane the developer
spoke of on 29th will not affect us because it is too far away and turns toward Fred
Meyer Cars make more noise now when they accelerate and exceed the speed
limit in front of my house

7 The crosswalk at 36 and Polk has been removed The school bus lets students
off on 36th and Polk in front of my house and I watch many students cross 36
with no cross walk each time the bus lets them out in front of my house

Traffic Count on 36bSt and Poik
I could not count any cars at the ends of 36 street because I
trom my dnveway so the actual trtlic count on 36 is probablyhigher than this

Time period exceeds a rate of 300 carshour
Exceeds rate of400 carshour
Exceeds rate of 500 carshour
Exceeds rate of 600 carshour

there were very few bikes and bikes were not counted buses and trucks counted
each time they passed just like cars

According to my traffic data kept in 10 minute segments in front of my house on

springy break traffic exceeded a rate of 300 cars per hour starting at the
following times 746 AM 749 822 842 845 53 1144 1210 PM
1232PM111121 PM113123 PM 147 240 PM 304 PM 347 PM 414

PM 504 PM 512 525 536548 6 PM and 714 PM Basically this was all day
long during Springy Break when we have less traffic than usual This starts early
in the morning and goes well into the evening After SDrin break the rate of
traffic often exceeded 400 and 500 cars Der hour and went beyond 600hr

Springy Break32607 Monday
246 PM to254 PM 8 minutes
38 cars

One additional minute 9 minutes
44 cars in 9 min rate 48 cars per minute293 per hour Many are over the speed
limit
This count was done with my neighbor across 36 street

504 PM to 514 PM ten minutes82 cars rate 82 cars per minute492 per

hour Many are over the speed limit

M

m

x
W



Tuesday32707Spring Break

530 AM I can hear traffc in my bedroom 2 block from 36 facing the alleyway
and towards the back yards of the houses on 35
6507 AM 24 cars 144hour
740750 AM 48 cars 288 per hourgoinup towards Witham Hill and the
rest towards Harrison As I left the cars got faster and faster beyond the 25MPH

speed limit presumably as people are late for work
837847 42 cars 252 per hour
512522 PM 77 cars 462 per hour

Wednesday32807 Spring Break
658708 AM 7 cars 42 cars per hour 3 going uphill towards Witham
749759 AM 62 cars 372hour 13oing uP towards Witham Hill
822832 AM 53 cars 318hour 12oing up towards Witham Hill
12 noon1210 47 cars 282ihour 25 going up Witham Hill from Harrison
12101220 56cars 336hour 32 going up towards Witham Hill from
Harrison
147157 PM 47 cars 282lhour 16 going up towards Witham Hi11

718728 PM 44 Cars 264hr 17 going up towards Witham Hill from Harrison

Thursday32907 Spring Break
556606 AM 6 cars 36hr
Harrison
647657 AM 16 cars 96hr
657707 AM 21 cars 126hr
707717 AM 33 cars 198hr
717727 AM 41 cars 246hr

1 of them going up towards Witham Hill from

5 of them going up Witham Hill from Harrison
5 or them going up Witham Hill

13 going up towards Witham Hiil
10 going up towards Witham Hill

746756 AM 58 cars 348hr 13 going up towards Witham Hill
757807 AM 37 cars 222hr 12 going up towards Witham Hill

8428S2 AM 55 cars 330hr20 of them going up towards Witham Hill

853903 AM 55 cars 330hr20 of them going up towards Witham Hill
11401150 AM 54 cars 324hr 13 of the cars going up towardWitham Hill
including one police car

12321242 51 cars 306hr 17 going up 36 towards Witham Hill
111121 PM 53 cars 318hr 24 on 36 uphill to Witham Hill
3030313 PM 26 cars 156hr l I going up 36 to Witham
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347354 PM 57 cars 342hr 25 going up 36th to Witham Hill
714724 PM 51 cars 306hr 30 going up 36 towards Witham Hill

Friday31007Snrin Break

735745 AM 34 carsttal 204hr13 of them going up 36 towards Witham
Hill many above 25MPH
746756 AM 48 cars total288hour 8 of them going up 36th towards Witham
Hill

833843 41 cars 246fhr 15 going up 36th towards Witham Hill

845855 58 cars 348hour I4 traveling on 36 up towards Witham Hill
940950 45 cars 270hour I I traveling on 36th up towards Witham Hill
113123rM 53 car 318hour 19 traveling on 36th up towards WithamHill
147157 54 cars 324hour 15 traveling on 36th up towards Witham
20521S 47 cars 282hour 16 traveling on 36th up towards Witham
240250 50 cars 300hour 21 traveling on 36th up towards Witham Hill

304314 51 cars 306hr 20 traveling on 36th up towards Witham Hill
414424 52 cars 312hr 13 traveling on 36th up towards Witham Hill
513523 76 cars 456hr 37 traveling on 36th towards Witham Hill
525535 56 cars 336hr 44 traveling on 36th towards Witham Hill
536546 65 cars 390ltr 40 going on 36th uP towards Witham Hill
548558 66 cars 396lhr 31 going on 36th up towards Witham Hill
558608 52 cars 312hr 20 of them going up 36th towards Witham

Sunday April 1 2007

10231033 AM 38 cars 228hr 14 going up 36th towards Witham Hill
143 153 PM 39 cars 234hr IS going up 36th towards Witham Hill
345355 PM 48 cars 288hr 23 going up 36th towards Witham Hill
425435 PM 47 cars 282Ihr 27 going up 36th towards Witham Hill
543553 PM 57 ears 342hr 2I going up 36th towards Witham Hill

Monday April 2 2007

643652 AM 27 cars 162hr 3 going up 36th towards Witham Hill
653703 AM 32 cars 192hr 9 going up 36th towards Witham Hill
735745 AM 82 cars 492hr 13 going up 36th towards Witham Hill
745755 AM 87 cars 522hr 24 going up 36th toward Witham Hill
755805 AM 76 cars 456hr 24 going up 36th towards Witham Hiil
855905 AM 52 Cars 312hr 18 going up 36th towards Witham Hill
905915 AM 50 cars 300hr 20 going up 36th towards Witham Hill
935945 AM 63 cars 378hr 20 going up 36th towards Witham Hill
945955 AM 64 Cars 384hr 24 going up 36th towards Witham Hill
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10061016 AM 51 cars 306hr 17 going up 36 towards Witham Hill
115012 NOON 65 cars 390fhr 36 oingzp 36 towards Witham This is the
first time more cars have ogne up than are coming down Witham on 3 6th
12021212 PM 72 cars 432hr1 39 going up 36th towards Witham
12121222 PM 54 cars 324hr 21 going up 36th towards Witham Hill
256306 PM 57 cars 342lhr 33 going up 36th towards Witham Hill

308318 PM 53 cars 342Hr 25 going up 36th towards Witham Hi11
411421 PM 64 cars 384hr31 going up 36th towards Witham Hill

458508 PM 83 cars 498hr1 44 going up 36th towards Witham Hill
521531 PM 116 cars 696hr59 going up 36th towards Witham Hill
540550 PM 88 cars 528hr 38 going up 36th towards Witham Hill
551601 PM 98 cars 588hr 46 going up 36th towards Witham Hill
622632 PM 62 cars 372hr 30 going up 36th towards Witham Hill
622658 PM 65 cars 390hr 32 going up 36th towards Witham Hill
725735 PM 34 cars 204hr 14 going up 36th towards Witham Hill

Tuesday April 3 2007
735745 AM 83 vehicles 498hr 15 going up 36th towards Witham
756806 AM 82 vehicles 492hr 28 going up 36th to Witham
823833 AM 69 cars 414hr 28 going up36th towards Witham w
844854 AM 78 cars 468hr 22 going up 36th towards Witham
931941 AM 63 vehicles 378hr 29 going up 36th towards Witham
101010 AM 39 cars 234hr 16 going up 36th towards Witham
112122 PM 54 cars 324hr 23 going up 36th towards Witham
146156 PM 62 cars 372hr 20 going up 36th towards Witham
242252 PM 61 cars 366hr 26 going up 36th toward Witham
306316 PM 85 cars S10fhr 45 going up 36th towards Witham
339339 PM 66 cars 396hr 29 going up 36th towards Witham
417427 PM 73 cars 438hr 35 going up 36th towards Witham Hill

439449 PM 81 cars 486hr 44 going up 36th towards Witham Hill
4505 PM 90 cars 540hr 40 going up 36th towards Witham Hill
5510 PM 93 cars 558hr 63 going up 36th towards Witham
512522 PM 113 cars 678hr 57 going up towards Witham HiII
537547 PM 92 cars 552hr1 48 going up towards Witham Hill

547557 PM 99 cars 594hr 56 going up towards Witham Hill
610620 PM 76 cars f456lhr 44 going up towards Witham Hill
6507 PM 62 cars 372hr 29 going up 36th towards Witham Hill
19 cars were traveling on 36 in 5 minutes from853858 PM



Thank you for considering this traffic information

Z rook
3555 NW Polk 36 and Polk
Corvallis Oregon 87330

7536241
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RECEIVED

Apri14 2007

Corvallis Planning Commission

501 SW Madison Avenue

Corvallis OR 97333

APR 42001

Community Development
Planning Division

RE Witham Oaks Planned Development PLD0600012SUB0600005and the

proposed Circle Blvd relocation

Dear Planning Commission Members

Irepresent the Corvallis Stake Physical Facilities of the Church ofJesus Christ ofLatterday
Saints LDS The Corvallis Stake Center is the37yearold church building just east ofthe

proposed CircleHarrison intersection shown on the December 19 2006 plans of the Witham

Oaks Planned Development

We have no objections to the proposed residential development nor do we oppose relocating
Circle Blvd However we believe that ifCircle Blvd is to be relocated its intersection with

Harrison Blvd should not be within the required 150 feet from the nearest access We base this on

adopted policies ofthe Corvallis Transportation System Plan26010 and Comprehensive Plan

1121 both ofwhich have the same top priority for transportation planning

The transportation system shall beplanned and developed in amanner which contributes

to community livability recognizes and respects the characteristics ofnaturalfeatures
and minimizes the negative effects on abutting land uses

We believe the proposed Circle Blvd is wellintended but the proposed location ofthe

intersection with Harrison Blvd does not comply with the three criteria ofthe above policy
minimizing negative effects recognizing natural features and contributing to community
livability

Minimize Negative Effects The proposed Circle Blvdrightofway near its intersection with

Harrison Blvd is directly adjacent to a25foot flag lot of the Beit Am property our neighbor to

the west and north Our west entrance is approximately 30 feet from the Beit Am flag lot This

adds up to 55 feet ofseparation from our driveway to the proposed Circle Blvd rightofway This

is an insufficient distance for the safe operation of Harrison Blvd which our property abuts The

Corvallis LDS Stake Center is a heavyusefacility particularly during certain days ofthe week

Frequently our parking capacity is maximized and traffic demand on Harrison Blvd increases

accordingly

Furthermore Section4140ofthe Corvallis Land Development Code LDC states Accesses

shall be located a minimum of 150 ft from any other access street or intersection With about

1300 feet offrontage on Harrison Blvd the subject property has more than enough land to select

a safe intersection for Circle Blvd without having to request a variance that negatively impacts
existing land uses
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Finally Statewide Planning Goal 12 Transportation begins To provide and encourage a safe
convenient and economical transportation system OAR660015000012 We believe

realigning the rightofway ofan arterialcollectorintersection to within 55 feet ofan existing
access is not safe convenient or economical

Natural Features The existing Circle Blvd rightofwaybetween Witham Hill and Harrison was

surveyed in 1963 In 1996 the Transportation Plan said amultiuse path from Witham Hill to
Harrison was a top priority of10year improvement projects 104 A few years later the City
constructed the path using about 20 feet ofthe existing 80footrightofwayThe narrow path
did not meander through the wide rightofway as would have been most convenient rather it

exactly followed the easternmost 20 feet so as to reserve the remaining 60 feet for the future

expansion ofCircle Blvd as prescribed by the Transportation Plan In short it appears the City
has planned on using thisrightofway for Circle Blvd for over 40 years

The existing rightofway therefore should be the standard by which all other proposed
realignments are measured its intersection with Harrison is at least 150 feet to the nearest access
and the amount ofwetland area impacted according to the applicant is 363 acresno m

alternative should exceed this amount The applicants proposed Circle Blvd rightofway
impacts fewer wetlands but is well under the 150 feet required for driveway accesses There is an H
abundance of land on the site for the applicant to relocate Circle Blvd impact fewer wetlands m

than the existingrightofway and still meet the 150 feet requirement X
W

Community Livability We believe this residential and open space development will be a great
addition to the community We look forward to having new neighbors who will soon enjoy this
beautiful part oftown with us We believe their safety and our safety on the roads will be ensured

only iflivability sustainability and accessibility are priorities for new and existing streets

Comprehensive Plan 11310 Ifthe accessibility of our west entrance is restricted or eliminated
because Circle Blvd is located too close to it then the Comprehensive Plan the Transportation
Plan and the Land Development Codeall ofwhich say the CircleBlvdHarrison Blvd
intersection should be located farther to the west than is currently proposedwill lose
effectiveness in measuring community livability

For these reasons we believe the currently proposed location of the CircleBlvdHarnson Blvd
intersection is not in compliance with the intent and policies of state and local land use ordinances
and should be adjusted before approval is granted

Thank you for your time and consideration

Regards

JL G v

Paul Davis

Corvallis Oregon Stake Physical Facilities Representative
The Church ofJesus Christ ofLatterday Saints

Pauldaviscich2mcom
5417683584

Cc Eric Adams Associate Planner

Eugene Braun PE City Engineer
Terry Valiant Pahlisch Homes
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CORVALLIS
ENHANCING COMMUNITY LIVABILITY

MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date April 4 2007

Re Witham Oaks Conceptual and Detailed Development Plan PLD0600012
et al Additional Public Testimony

The attached piece of public testimony was submitted to the Planning Division between

noon and 500 PM on April 4 2007

This memorandum makes these comments public information
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Adams Eric

From Rana S Fostertweet37@junocom
Sent Wednesday April 04 2007439 PM
To Adams Eric

Subject Witham Oaks Testimony April 04 2007

Dear Corvallis Planning Commission
Concern about analysis of Annexation Notice of Disposition is this proposal for

development fulfilling the wishes of the community with relation to Notice of Disposition
How has this proposal varied from the original Annexation Finding of Factreasons peoplein the community voted for the land to be annexed

I recall being asked to consider voting for the annexation due to pending threat by
the owner to log off all or much of the sites Oregon White Oak

With this proposal a known number and location of individual Oregon White Oakother
hardwood spp from 850 inches25300 years diameter breast height DBH will be
removed Is there a way to provide compromise from the applicant for conservation of this
same amount of live Oregon White Oak on the parcel Steeper slope to north and attached to
OSU and City Open Space may be the location that can not be cut and filled for
homebuilding and roadways due to elevation above City Water Service

Could this area be extended by the owners to include the same number of trees and
diameter that are targeted for removal should there be trees that will be removed in this
area

Instead of planting nonnative commercial trees owner could dedicate that number of
trees on site to be conserved permanently and plantrelocate native hardwoods or Oregon m
white oak where overhead power lines are not located as landscaping plant material XWith Harrison Blvd becoming a storm water conveyance channel as proposed and to be Wdeveloped with a side walk with planting strip how much County right of way will be
eliminated This reach of Harrison Blvd
is considered historic for Federally Listed T and E species Sed
nelsonii and Benton County and State of Oregon are aware of this site I assume

mitigation will occur with the State for this spp loss
How will the use of NW Harrison Blvd north ditch used as a storm water convance

channel and sidewalk with planting stripe work to not destroy the right of way damage T
and E plants within it and protect the engineering design of the ditch and road bed itself
with x volume of water moving directly to Oak Creek outfall from ditch line on North side
of Harrison

With relocation of Circle to the east how are SDC for City owned Bike path paid for
then if Circle will not connect to or be near the existing bike path Will City Parks or

City Public Works pay for Bike Path if this path was built specifically to be paid for
when a future developer comes to construct Circle Hundreds of people use this bike path a

day hopefully they can continue to do so in future and perhaps will just enjoy endless
corridor of wood and plastic yard fences With Phased development will bike path be open
or closed due to construction hazard insurance requirements

With proposed developmentsubdivision plat is Circle Blvd relocation overtop of a part
of the Corvallis fault Noise levels from this location could be increased due to

hillslope reflecting all traffic noise out across the subdivisionwest and south from
this significant land form already in place due to perhaps historic floodflow erosion by
the Willamette River or perhaps this slope face is present due to Corvallis Fault

With location of this development the owners may note air quality issues with operation
of all historic AG zone The owners should not be allowed to sue as they should note this
in their deeds that they came to this site after AG zone was in place

Hopefully traffic impact studies historic and current jointly state or define the need
for traffic signals at both Circle and Witham Hill and Harrison and Circle Speed bumps
will be needed to slow the volume of traffic and reduce noise perhaps

Wetland delineation and cut and fill are significant and I would like more information
on both Off site movementengineeringcontrol of run off is not clearly presented

I am not in favor of the proposal as there are substantial information not present
related to hydrology and its management I object to this proposal for development as it

1



is unclear how Annexation Disposition relates to the current proposal what has changed
or been granted in this proposal with relation to what the voters requested by the vote

for Annexation There is not enough info in detail about storm water mg off site water

storage and movement to the waters of the State of Oregon

Thanks R Foster 1415 SW Brooklane Dr Cor OR
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CORVALLIS
ENHANCING CaMMUNITY LIVABILITY

MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date April 4 2007

Re Witham Oaks Conceptual and Detailed Development Plan PLD0600012
et alAdditional Application Materials

The attached materials were submitted on April 4 2007 by the applicant for the case
noted above Please note that Staff have not had an opportunity to review these materials j
and will not be able to comment on them at the April 4 2007 public hearing continuance
In order to provide an opportunity for Staff and the public to consider these materials the 00

applicant has authorized a 14day extension to the period within which a decision on the wsubject case must be made

This memorandum makes these materials public information
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Adams Eric

From Terri Valiant tvaliant@pahlischhomescom
Sent Wednesday April 04 2007 1034AM tl
To Adams Eric

Cc KrawCZUk Dana Cammuntyevetaoment

Subject FW Invitation to Attend aNeighborhood Meeting
P1anngisisn

Email committing participation in speed humps

From Randy RutherfordmailtoRRutherford@legendhomescom
Sent Monday March 26 2007 536 PM

To Terri Valiant

Subject FW Invitation to Attend a Neighborhood Meeting

fyi

From Randy Rutherford

Sent Wednesday March 21 2007 155 PM

To Douglas M Henry
Subject RE Invitation to Attend a Neighborhood Meeting

m
Dear Mr Henry X
Thank you for your continued interest in ensuring that Matrix Development Corporation and Legend
Homes are considered as aparticipant in your ongoing traffic calming efforts within the upper Circle

neighborhood As Terri Valliant committed at your neighborhood meeting on Monday March 12 2007

Matrix Development Corporation will commit to the following

We will participate as 221 homes or whatever the final of approved homes is within the

identified recovery area Further our participation will be based upon the percentage ofhomes

within the drawn boundary ofthe recovery area

Our participation will not be finaled until all appeal time periods have expired for the approvals
ofthe Witham Oaks land use applications being sought byMatrixLegend
MatrixLegendwill participate in installation oftraffic calming features along Circle Blvd from
the Witham Hill intersection down to 29th Street consisting ofup to 5 speed tables

MatrixLegend shall provide the full amount of our percentage ofparticipation in advance ofthe
installation ofthe appropriate traffic calming features subsequent to the final traffic calming
proposal being presented by the neighborhood for approval and authorized by the City Council

Doug we sincerely hope that our committment to participate in this neighborhood attempt to

address traffic saftey illustrates our committment to the community as well as flexibility in trying
to help solve some potential impacts to the larger neighborhood Please feel free to contact me

in order to further this agreement as you are able

Respectfully submitted

Randy Rutherford
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Matrix Development Corporation
Ph 5036208080 ext 260
Fx 5035988900
Cell 5039396682

Original Message
From Douglas MHenry mailtodoulasmhen aeako
Sent Tuesday February 27 2007 1251PM
To Randy Rutherford

Subject Invitation to Attend a Neighborhood Meeting

1250pmTuesday February 27 2007

Dear MrRutherford

Ifirst wanted to invite Terry Valiant to ourneighborhood meeting but was informed by your Corvallis office to
contact and invite you instead So please do notbe offended by the fact you are our second choice It will be on Monday at
700pmMarch 12 2007 at the residence of Bill Brandt 3490 NW Circle Boulevard Corvallis

Atthis meeting and upon the advice of Steve Rogers Director ofPublic Works for the City ofCorvallis we will
request Legend Homes to fund the placement of four or five speed humps on upper Circle Boulevard These will be placed
east of Lantana and west of Dogwood a distance of 330 yards from the 1st one to the 4th
We will show you the actual placement of these on amap at the meeting

This is but one of several meetings we have had

Among our activities We just completed an official trafficspeed study over a period of two weeks We observed traffic for co20 hours one week and another 20 hours during the second week at specific times and different specific locations We used a jpolice radar gun to record the speeds of each car and recorded these We found that 32 of the cars were speeding This is a F
high and alarming rate and translated into numbers equals 1560 speeders outof a tota14875 cars observed m

2
Steve Rogers has estimated the Witham Oaks development of 220 homes will generate2100 car trips per day If X

the majority of these cars travel down Circle which they may do it could increase by 700 the number of speeders through
LU

our

neighborhood Of course the further expansion of Witham Oaks will
increase these numbers

Again on the advice of Steve Rogers we will request your organization place 20000 in an escrow account with
the City of Corvallis to be used for traffic calming devices The city has estimated these to cost around3000 per hump or a
total of1215000 The actual cost of the humps may vary depending on inflation These are estimates and as you know the
numbers can change Any amount notused will be returned to your organization

The bottom line is that the residents in ourneighborhood are already frightened by the speeders through here We
have worked closely with the city police department and requested added patrols but their manpower resources are limited
and can only provide sporadic patrols not enough to cover the need So we feel that in order to restore a degree of calm
and peace of mind in our neighborhood your funding of these speed humps will provide a great deal ofgood will toward the
Witham Oaks development and your organization

We feel that it is important to lay all of these facts out to you prior to the meeting on March 12th so that you are
aware of all of the issues I look forward to hearing from you and hope you can attend ourmeeting

Doug Henry
3270 NW Circle Boulevard

Corvallis OR 973301764
Tel 5417527126
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Planning Commission

City ofCorvallis
501 SW Madison Avenue

Corvallis OR 97339

RE Witham Oaks PLD060001SUB0600005

Dear Planning Commission Members
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This letter is written to respond to questions raised during our presentation and public
testimony in opposition during the March 21St public hearing

IssueQuestion raised How are we meeting the 10rule for affordabilityattached and
how does this tie into the requested lot coverage

Response Lot coverage is not positively linked to affordability In fact with
land prices what they are a home that uses less land more lot coverage can be
more affordable by virtue of the lot price alone Legend Homes spends a

significant amount on windows to meet percentage of glazing window
requirements diverse architectural elements such as lap siding shake stone and

brick wider trim boards etc Those costs are similar on a 2400 square foot
home to a 1400 foot home Site preparation foundation and roof are major costs

and the size of the home particularly the lot coverage are not significant
impacts on those costs either While there is certainly some difference in hard

costs sticks and bricks per square foot those hard costs are still typically less

than half the cost of the home with lot costs permits SDCs commissions
insurance interest and other soft costs not having a direct relationship to square
footage of the home making up much of the balance Lot coverage standards

includes driveways sidewalks porches etc not just the footprint of the home

We have designed the lot sizes and grading in this plan to allow for a variety and

diversity of housing types We planned more affordableie small to mid range
sizes lots in the center of the project where grading is minimized and thereby
results in lower development costs We intend singlelevel housing on

appropriately flatter and more accessible lots in the southern portion of the site

adjacent to the wetland area where the privacy afforded by the open space will
result in higher lot costs to balance the costs of building on one level Attached

housing has been placed where grades are reasonable and impacts from Circle
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Boulevard would better support a lowerpriced product These lots are

narrower in order to accommodate attached homes Finally larger lots higher
price has been planned in the upper and steeper areas of the project where
grades dictate expensive construction techniques which are balanced by
proximity to open space and views

IssueQuestion raised Sign Standards in this case should include standard for fences
and walls which limit height to 6

Response We are amenable to accepting a condition of approval which limits
the structure to which the sign is attached to 6 feet in total height The sign will
use masonry and cultured stone and be heavily landscaped This together with
the vision clearance triangle will ensure compatibility with the surrounding area

The wall at the back of lots 157171 was proposed to be a concrete block with
cultured stone accents We are amenable to a condition of approval that

requires the wall to be limited to materials such as wood cultured stone or rock
to provide for an aesthetic that blends better with the natural surroundings and

neighborhood
cc

IssueQuestion raised Why didntwe provide alleys for a more pedestrian friendly less m

garage oriented development X
W

Response The primary reason was topography Given the slopes it is difficult to

implement the alleys minimize grading and create lots that dont entail

expensive stepped foundation walls site retaining walls and exterior concrete

steps that limit accessibility One of the development goals is targeting family
friendly housing with private usable back yards with gentle slopes Adding
alleys would have increased cuts and fills Itwas a balancing ofpolicies that we

were trying to achieve

IssueQuestion raised of trees removed from RS6area estimate of overall

Response Page 43 of the staff report states that 342 trees will be removed from
the RS6 zone These include significant trees as defined by Section4220of
the Land Development Code which includes any tree 8 or greater at a height of
4 feet above grade While we have not counted all the trees over the entire site
we estimate that the number of significant trees saved over those removed is at a

ratio of approximately 61 Many of the trees proposed for removal include

apples cherry fir and hemlock which compete with the native oaks

Additionally over 13 of the trees proposed for removal occur in the area of the

remnant orchard and include ornamental fruit trees and invasive Hawthorn

Roughly 107of the trees are proposed to be removed for the extension of
Circle Blvd as required by the Citys to and through requirement More

t



trees will be added through required landscaping for street trees than will be

removed

Tracts A and K are specifically established to coincide with the Open Space
Conservation designation placed on the property at the time of annexation

These tracts include a large number of mature oak maple and fir trees and

coincide with the areas designated for a high level of protection through the
Natural Features Planning Process So the Citys Natural Features process
placed priorities on preservation of natural features and we followed the Citys
goals At this time it was anticipated that the rest of the site was developable
and that future development would likely involve removal of the some of these

trees This was part of the balancing ofCitys goals for urban development

IssueQuestion raised Clarification on intent of Habitat Enhancement Plan

Response We have proposed a Habitat Enhancement Plan as part of our

overall development package We are still proposing to complete this plan as a

part of our proposal However we do believe that State Dept of Lands DSL
review of the plan is inappropriate as it is outside their regulatory authority and j
they have no criteria for which to review it under The area covered in the
Habitat Enhancement Plan area is located outside the wetland boundary not a

component of our wetland mitigation package and not under the jurisdiction of w
DSL It is burdensome and inappropriate to the applicant to require this
additional level of agency review We object to Condition 12 as we are

proposing the Habitat Enhancement Plan and feel it is appropriately handled
under Condition 1

IssueQuestion raised What does the wetland mitigation plan entail

Response Typically wetland mitigation plans and approval through the State

Dept ofLand and the Army Corps of Engineers occurs post development approval
The reason for this is thatfinalengineering of streets and development may change
through the land use process through compliance with conditions of approval As

such our final plan is still being completed and may be revised to meet conditions
of approval

However based on the plans in place today the estimated wetland impact is 20
acres We potentially have at up to 15 acres onsite suitable for wetland creation

mitigation We will propose enhancement of existing wetlands at a 31 ratio but
final review of enhancement has not been finalized Any amount remaining that can

not be mitigated on site will be mitigated in a local wetland bank We also plan to

make use of logs large woody debris that are removed on site to direct water from
the lower channel area out into the wetland and mitigation areas This makes
direct and beneficial use of exiting on site resources We will use the same method



throughout the west side fingers to force water up into the marginal wetland area

to try and support a wetter plant community This has the additional advantage of
delaying storm water flow concentration at the lower end of the site We have and
will continue to work closely with the Corps and DSL regulators to achieve the best
and most sustainable mitigation areas possible on the site

For Both DSL and the Corps of Engineers there is not a significant difference in
mitigation for what causes the impacts The extension of Circle Boulevard would
have an impact on the wetlands regardless of the proposed lot development and we

would have to mitigate for these wetland impacts

IssueQuestion raised Provide a summary of Storm water plan and answers to the
following questions

Why is the storm water report only conceptual at thispoint
How does the existingstorm water runoffdescription work today
How will the water quality treatment system work after development
How are we going to protect and preserve the wetland natural systems and our

neighbors downstream of the project
a
co

Response Why is the storm water report only conceptual at this point The level of
engineering plan detail is limited during the land use review process The

H
op

amount of information needed for construction is significant and costly to have Xcompleted It can be mute or significantly altered with conditions of approval w
that dictate changes to the land use design location or width of streets utility
connections cut and fill limitations storm water systems etc So during the
land use process preliminary engineering details factor in topographic
boundary and soil surveys cut and fill sections street alignment and site design
Once conditions of approval are finalized detailed engineering specific to the
construction of the infrastructure and grading are completed These details are

closely reviewed during what is referred to as the PIPC process Public
Improvement by Private Contract which includes storm water systems along
with streets water sewer power and grading These plans are reviewed against
the detailed technical specifications adopted by the City of Corvallis or otherwise
required through specific conditions of approval Approval of these plans
along with payment of performance bonds at 120 of the cost of the
improvement are required before any permits for construction are granted

How does the existing storm water runoff description work today
How will the water quality treatment system work after development
How are we going to protect and preserve the wetland natural systems and our neighbors
downstream oftheproject

Extensive planning design and modeling were performed to evaluate and
determine the best way to manage increased runoff from the project site We
used XPSWMM version 10 Software to model flows generated under both

existing and proposed conditions topography hydrology soils vegetation etc



and to determine how flows interact and travel through the existing wetland
areas Wayne Huber a Civil Engineering Professor at OSU developed EPA

SWMM which is the model that the EPA uses and upon which theXPSWMM

program is based The XPSWMM HydrologicHydraulic Model considers

unsteady flow conditions and provides realistic estimates of the interaction
between Best Management Practices and the natural drainage system

This level of modeling is not generally needed to develop a conceptual residential
storm water management plan but we felt that the complexity and delicacy of
the downstream natural systems necessitated a more detailed study

Please refer to the Memorandum from Scott Ferre with the OTAK Water

Resources Dept OTAK to provide more detailed answers to the specific
questions

IssueQuestion raised What are we doing to minimize garage appearance

Response As stated during the hearing and in the submittal narrative we are

following the pedestrian oriented design guidelines of the newly adopted code
which call for recessed garages and front porches together which serve to c

minimize the appearance ofgarages These standards are intended to implement
Comprehensive Plan policy925which states in part as follows

m
Development shall reflect neighborhood characteristics appropriate to the site and area

New and existing residential commercial and employment areas may nothave all of W
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

J Neighborhoods have automobile parking and storage that does not

adversely affect thepedestrian environment Domestic garages are behind

houses or otherwise minimized eg by setting them back from the front
facade ofthe residentialstructure

The newly adopted Code included provisions which were intended to implement
the above policy We propose that all the garages shall meet a least one of the

following four criteria

1 The garage shall be oriented toward a rearor side public street
2 The front of the garage shall not project any closer to the street than 2

feet behind a minimum 10foot wall of living area of the home facing the

street
3 The garage shall be recessed a minimum of 4 feet behind any habitable

living space of the residence OR if the garage is flush with or in front of
the house a maximum of four feet a covered porch shall extend a



minimum of 6 feet from the face of the house and be a minimum 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 15 of 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

Additionally we are proposing the following design features which provide
greater architectural interest and variation

1 Covered front porches with a minimum dimension of 36 square feet
2 A minimum area of 15 percent windows andor dwelling doors on

facades including garage facades facing streets sidewalks and multiuse

paths
3 2 different types of building materials such as rock andor brick column

bases and horizontal lap siding
4 A minimum of225inch trim or recess around windows and doors that

face the street
5 Increased roofpitches most likely between 812and 1012
6 Eaves with a minimum 18inch overhang ti
7 Architectural details such as beam ends eave brackets windows with

H
grids or divided lights or pergolatrellis work integrated into the building o0

fagade for windows nooks dormers eaves etc X
w

Together we feel garages are minimized through application of the above
standards

IssueQuestion raised Elaborate on timing of Circle 29thGrant and Harrison traffic
issues

Response As mentioned on our March 21 2007 lettermatrix on the conditions
based on staffs analysis the phasing of Circle Blvd with Phase Iis warranted

for the following reasons

1 to and through requirement
2 emergency access

3 SDCZone of BenefitEligibility
4 Completion of necessary components of overall transportation system

The to and through requirement can and has been historically met with
phasing provided the completed phasing plan provides for a complete to and

through connection which our proposal does There is also an issue of rough
proportionality which is addressed in the attached letter from Dana Krawczuk

Emergency access can be accomplished via a 20 foot wide gravel road and is

acceptable to the Fire Dept SDCZone of Benefit is an option the development



can utilize to recoup costs and is not a reason for requiring an extension that

isntroughly proportionate to the Phasing Plan

The transportation system impacts referenced in item 4 primarily responds to

the discussion on page 69 relating to the level of service at the intersection of 29tH
and Grant With the current methodology required there are some existing
critical turn movements that cause the intersection level of service to be 91
which is Ol over the acceptable level of service 90 for that intersection With

restriping the south bound 29th street movements from the existing right turn

and shared through and left turn lane to a shared right turn and through with a

dedicated left turn see attached graphic the intersection level of service is

improved to 80 which meets and exceeds the acceptable level of service This

improvement allows the transportation system to function acceptably with the
Circle Blvd extension occurring with Phase2

IssueQuestion raised Issues raised by the Church of the Latter Day Saints re their

westerly driveway access and proximity to the proposed Circle Blvd alignment

Response We had numerous neighborhood meetings to discuss the proposed
development plan and any issues that neighbors or adjoining property owners ti
may have In several cases we modified the plan to account for their comments

Representatives of the LDS church did not attend these meetings It wasntuntil m
at the hearing did we hear their comments about the proximity of Circle Blvd to

their western most driveway approach We spoke with them on March 27th X
W

about trying to hold a meeting with our traffic engineer and civil engineers to

look atpotential conflicts and how to address the conflicts We heard back from
them on Tuesday April 3rd stating their opposition to the proposed location of
Circle Blvd rightofway

We are assuming that the weekend service peak hours will provide little conflict
with the intersection of Circle and Harrison Blvd as the weekends at this
intersection are not peak am or peak pm times as found during the week

According to the TIA submitted with the application 15of the overall traffic
tofrom the Witham Oaks site will travel tofrom the east intersection at

Harrison35th While the representatives of the Church did say that activities
are planned during the week given the different peak hours for most of the

week we anticipate little traffic conflict with activities at the church
As part of the Planned Development process a balancing of goals is necessary to

realize benefits that wouldntotherwise be achieved with a standard subdivision

design

Our proposed realignment of Circle Boulevard places the centerline of Circle
Boulevard within approximately 495 feet of the Beit Am gravel driveway
centerline and within approximately 1065feet from the centerline of the LDS
churchswesterly most driveway As part of our Planned Development proposal

i



we specifically requested the ability to deviate from the existing location to the

proposed The request included a465foot deviance from the distance needed
between access ways By placing Circle Blvd where it is proposed we are able
to provide Beit Am frontage on Circle which enables them to eliminate their

driveway approach on Harrison which is closer in proximity to Circle
Harrison Blvd intersection than the LDS driveway We therefore minimize the

conflict and maximize protection of the wetlands

Should we shift the ROW and constructed street over 45 feet to meet the
standard of 150 feet distance we impact an additional 7500 square feet of
wetland and4800 square feet ofproposed wetland mitigation area

As with other infill projects throughout town that have driveways in close

proximity to intersections or other driveways caution is warranted Given the
other issues associated with wetland impacts the proposed alignment of Circle
Blvd provides on balance a greater overall benefit than if moved further to the
west

IssueQuestion raised Confirm that the TIA addressed the signals at Harrison35thand
Harrison36th There seemed to be some skepticism about the functioning ofthese newly
signalized intersections Also why was Dale Drive was not analyzed in the TIA

Response The Traffic Impact Analysis did address both signals Analyzed
with the requested VC ratio these intersections operate at levels of service
LOS A The currentwaitdelay times have to do with signal timing not with
the intersection capacity

When Traffic studies are undertaken the first step is to contact the city and

request from staff a list of intersections to be included in the study Dale Drive
was not included as it was not requested by city staff The proposed mitigation
of the intersection of Witham Hill and Circle Blvd should minimize any

potential use of Dale Drive for out of direction travel Should neighbors along
Dale Drive wish to further reduce potential use traffic calming devices could be

installed at the homeowners request through the Citys Neighborhood Traffic

Calming Program

IssueQuestion raised Confirm the issue of contribution of funds towards the speed
humps on Upper Circle

Response We met with the Upper Circle Neighborhood Association and

participated with them in discussions over the establishment of a recovery area

for speed bumps via the Citys Neighborhood Traffic Calming Program As the
attached email indicates we are willing to participate in the cost of these speed
bumps

M
ti

H

m
X
w



Thank you for the opportunity to clarify the issues or questions you raised We hope we

have provided you with the information needed to move forward with a positive
recommendation

Sincerely

Terri Valiant
Pahlisch Homes
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Technical Memorandum

TO Tem Valiant Jasmin Woodside PE

From ScottJ Ferre EIT

17355StYBoaner Ferry Rcl

COPIeS FileLake Druiega OR 97035

Phone 503 6353618

Fax 503 6355395 Date April 22007

UbjeCt Witham Oaks Stormwater Management Plan

Review

Project No 12059

Introduction

J

4

Conrnallit eveiapment
Planitll1ivson

This memorandum describes the design and operation of the Stormwater management plan SWMP
for the Witham Oaks Development proposed for construction in Corvallis Oregon

Extensive planning design and modeling were performed to evaluate and determine the best way to

manage increased runoff from the project site XPSWMM version 10 Software was used to model
flows generated under both existing and proposed conditions and to determine how flows interact
and travel through the existing wetland areas TheXPSWMM HydrologicHydraulicModel
considers unsteady flow conditions and provides realistic estimates of the interaction between Best

Management Practices and the natural drainage system A model such as this is not typically
required to develop a residential stormwater management plan but the design teamconcluded that
the complexity and delicacy of the downstream natural systems merited a more detailed study

The Witham Oaks Stormwater Management Plan is a compilation of work by a multidisciplinary
team of scientists architects and engineers The plan has been developed to maintain the existing
natural system and to minimize impacts to the downstream systems as a result of development

The SWMP consists of two main sections water quality and flow control

Water Quality
Water quality consists of treating collected runoff generated by rainstorms before its able to flow
into natural areas and waterways downstream The design of the water quality system for the
Witham Oaks project is based on and is in accordance with the 2002 City of Corvallis Stormwater

Management Plan and the 1998 King County Surface Water Management Manual KCSWMM The

Oregon Department of Environmental Quality DEQ Document titledStormuaterManagement Plan
Submzrnon Guidelinesfor KemovaFillPermitApplication Whicb Involve ImperuiourSurfacer from July 2005
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Page 2

Witham Oaks SWMP Review April2 2007

was referenced to develop the overall stormwater management plan

Existing Conditions How does it work today
Under existing conditions runoff from the land proposed for development upstream of the wetland

area flows overland and through aseries of small channels into and throughout the wetland area

These overland flows are filtered stored taken up by plants and evaporated as they flow though
and are utilized by the wetland These processes treat and condition the water and produce the

clear cool water that can be observed during storms Excess runoff not stored or utilized by the

existing wetland flows into the existing ditch along the north side of Harrison where it eventually
joins Oak Creek then Marys River then the Willamette River along its journey to the Columbia

River and then the Pacific Ocean

There is one larger channel that carries flows from the forested and partially developed hillside

upstream of the wetlands and the project site This larger channel originates as an existing ditch

along the west side of Circle north of the project site The ditch transitions to a more natural

appearing channel as it flows through the project and wetland area and into the ditch along the

north side of Harrison Harrison forms the southern boundary of the project site

Proposed Water Quality Treatment System How will it work after development
Under proposed conditions runoff generated by the developed land will be collected and conveyed
by a series of catchbasins and pipes under the streets throughout the development This system will

take the collected runoff to the water quality system The water quality system has been designed to

specifically treat pollutants commonly associated with residential developments

The waterquality system consists of a two part treatment process to address typical residential

pollutants The first part of the system reties on special manholes designed to pretreat the water

These pretreatment manholes are designed to remove larger sediment and floatable debris and

litter as well as oils and grease Afterpassing through thepretreatment manholes the runoff will be

divided and conveyed to four water quality treatment facilities including a vegetated biofiltration

Swale and three vegetated sedimentation treatment ponds One of the vegetated sedimentation

treatment ponds will be constructed as part of the detention facility These facilities will provide final

treatment and conditioning of the runoff through vegetative filtration settling plant uptake and

biological decomposition of pollutants typically found in residential runoff The facilities will be

organically shaped and blended into the topography of the land and will be planted with native

plants specifically selected for their abilities to uptake and remove certain types of pollutants All

four facilities will be located along and outside the upstream boundary of the wetland area

This waterquality system has been designed and modeled with technology beyond that typically
applied to residential developments To ensure that the system will work with and blend into the

natural environment the design teamhas produced a high level of detail and exerted agreat amount
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of effort to develop this plan The design team has also taken the time to explain the design and

operation of this system to neighbors the general public and the City of Corvallis

The City of Corvallis has been provided with design hydrographs for existing proposed and

proposed regulated flows for bothwaterquality and water quantity facilities the preliminary
stormwater management plan water quality facility design calculations and amemorandum dated

September 21 2006 describing the function and operation of the stormwater management system in
more technical terms

Careful thought and innovative lowimpact design solutions were engineered specifically for this

project using the latest research and knowledge of scientists landscape architects and engineers
from both academia and private water and natural resources consultants

Flow Control How are we going to protect and preserve the wetland natural systems and our

neighbors downstream of the project

Under existing conditions as rain falls on the existing land and wetlands it is utilized as described
above But after development some vegetated groundwill be replaced with pavement and rooftops
The pavement and rooftops will prevent rain water from being stored and utilized and instead will
force it to flow into catchbasins and pipes at higher rates than would occurunder existing
conditions These higher flows will be controlled and routed so that impacts to the natural system
are minimized

Once flows have been collected conveyed treated and conditioned as described above they will be
released from the waterquality facilities through level flow spreaders The flow spreaders have been

designed as a series of small openings that will drain the water quality facilities so that treated water

will radiate out along the ground in an even constant sheet flow along the upstream boundary of the
wetland The flow spreaders have been designed to mimic existing flow patters to allow water to get
to and follow the existing flow paths downstream of the development This will allow water to

reach every part of the wetland As in existing conditions excess runoff not stored and utilizedby
the wetland will flow to the ditch along the north side of Harrison

The ditch along the north side of Hamson will be improved and have two areas incorporated into it
that will allow excess runoff to pondproviding storage The ditch and the storage areas will drain

through a flow control structure and will function as a detention facility The flow control structure

has been designed to regulate released flows from the ditch and storage areas so that the

downstream system will not experience larger flows than it does today in accordance with the City of
Corvallis and Oregon State University
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March 30 2007

Planning Commission
coEric Adams

City ofCorvallis
501 SW Madison Avenue

Corvallis OR 97339

CorrrznityelcCment
Plnr a

clltrawciuItbJIIpcom

Re Proportionality Analysis ofCircle Boulevard Extension Witham Oaks
PLD060001SUB060005

Dear Members ofthe Planning Commission

This firm represents Matrix Development Corporation Matrix the property
owner and applicant for the above referenced project Please include this Ietter in the record

The purpose of this letter is to explain why NW Circle Boulevard should be
extended with Phase 2 not Phase 1 from a legal and common sense perspective From the
outset Matrix wants to emphasize that it agrees to extend Circle Boulevard our objection is to
the requirement in condition 28 that Circle Boulevard be extended concurrent with the first phase
ofdevelopment

A related concern is that the extension ofCircle Boulevard triggers the Harrison
Boulevard improvements Condition 34 The Harrison Boulevard improvements include the
new intersection with Circle Boulevard including adding turn Ianes on Harrison conditions 32

and 33 and improving Harrison Boulevard along the sites frontage to full City standards
condition 33 Matrix agrees that the Harrison Boulevard improvements should be constructed

concurrently with the extension of Circle Boulevard However if Circle Boulevard is extended
prematurely with Phase I then Phase 1 is unreasonably burdened with the costs for construction
ofboth the Circle Boulevard extension and Harrison improvements

I Legal Support for Extending Circle Boulevard with Phase 2

A Requiring the Extension of Circle Boulevard with Phase 1 Violates
Constitutional Limitations on Exactions

All exactions that are conditions ofapproval such as the extension of Circle
Boulevard and related Harrison Boulevard improvements must be reasonably related to and

roughly proportional to the impact ofthe proposed development to survive constitutional

MAPCDOC3PORTLAND562145I
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BALL JAN1K LL

Corvallis Planning Commission

March 30 2007

Page 2

scrutiny under Dolan v City ofTigard 512 US374 1994 To prevent unconstitutional

exactions Dolan demands that there be a nexus between the local governments interest and

imposition of a condition and a roughlyproportional connection between the condition and
the impact ofthe proposed development Requiring Circle Boulevard to be extended and the

NW Harrison improvements with Phase 1 rather than Phase 2 fails both prongs of the Dolan
test

i There is No Nexus Between the Impact ofPhase 1 and the

Extension of Circle Boulevard and Related Improvements to Harrison Boulevard

Inorder for there to be a nexus between the conditioned improvements and the
proposed development the improvements musk be related to the impact ofthe proposed
development In simple terms when analyzing omy the impact ofPhase 11 would the impact
justify the extension ofCircle and Harrison improvements Ifnot then there is no nexus

between requiring the improvements to be concurrent with Phase 1 Staff determined that Phase
1 would cause the intersection of29 Street and Grant Avenue to fail which would be mitigated
by the extension ofCircle Boulevard However Matrix has demonstrated that changing the lane
configuration ofthe 29th Street and Grant Avenue intersection mitigates the impact ofPhase 1 F

m
This interim mitigation measure will improve the function ofthe 29 Street and Grant Avenue

intersection which will continue to perform adequately oncePhase 2 is constructed and Circle X
w

Boulevard is extended Therefore extending Circle Boulevard is not needed to mitigate the
impact ofPhase 1 so there is no impactbased justification or nexus for requiring the extension
of Circle Boulevard and improvement ofHarrison Boulevard prior to Phase 2

ii Extending Circle Boulevard and the Related Improvements to

Harrison Boulevard are Not Roughly Proportional to the Impact of Phase 1

The cost ofextending extending Circle Boulevard and improving Harrison

Boulevard with Phase 1 is also not roughlyproportional to Phase 1 ofWitham Oaks Dolan

requires the City to make some sort ofindividualized determination that the exaction is related
both in nature and extent to the impacts ofthe proposed development on a specific facility 512
US at 391 No individualized assessment ofif the required improvements are proportional to

Phase 1 has been conducted by the City

The City cannot rely upon the future development ofPhase 2 to require the improvements with
Phase 1 Improvements based upon future development or impacts are impermissible As the

Oregon Court ofAppeals has stated The problem with that speculative approach is that Dolan

requires that the exactions imposed be related both in nature and extent to the impact ofthe

proposed development Schultz v CityfGrants Pass 884 P2d 569 573 Or App 1994
emphasis added by the court in Schultz In this case the proposed development includes

phases so the impacts of the development will be phased Therefore the timing ofmitigation
measures must correlate to the phased impact
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Extending Circle Boulevard and making the related improvements to Harrison

Boulevard with Phase I will add approximately 498062 to the cost ofPhase 1 Spread over the

77 homes in Phase I the cost is an additional6468 per home There City has not made the

required individualized determination if the additional6468 per home is related to the nature

and extent ofthe impacts ofthe first Phase Because the extension of Circle Boulevard and
Harrison Boulevard improvements are not needed to mitigate the impacts ofPhase I it is

unlikely that such aproportionality justification could be made Without an individualized
determination that the improvements are related in nature and extent to the impacts ofPhase 1
condition 28 fails the proportionality prong ofDolan

2 Common Sense Reasons for Extending Circle Boulevard vith Phase 2

In addition to not being required to mitigate the impacts of Phase 1 and that the

cost ofextending Circle Boulevard with Phase 1 is not constitutionally supportable there are

common sense reasons for waiting to extend Circle Boulevard Circle Boulevard will cross

through designated wetlands although the proposed realignment impacts less wetland area than
the alignment on the TSP At the March 21St public hearing members ofthe public requested
that the extension ofCircle Boulevard be delayed so that the wetland would not be impacted
until a later phase ofdevelopment If the Circle Boulevard extension is delayed until Phase 2 a

m

gravel emergency access road will beconstructed in the natural area3 However because the w
access road will not be open to the public for vehicular use the impact of the gravel road on

users ofthe mulitpath will be minimal Also because the gravel road is pervious there will be
less of an impact on stormwater than if the paved street is extended with Phase 1 In sum

delaying the extension of Circle Boulevard to Phase 2will preserve the natural area and wetland

for a few additional years

3 Conclusion

There is no transportation or safety based reason to extend Circle Boulevard and

improve Harrison Boulevard with Phase 1 Witham Oaks Therestriping of the 29h Street and
Grant Avenue intersection mitigates the impact ofPhase 1 so the extension ofCircle Boulevard

is not warranted until Phase 2 Despite the lack ofa transportation based need to extend Circle

Boulevard Matrix may have been willing to go above and beyond what was required if the cost

were not as significant As noted above and explained on the attached spreadsheet extending
Circle Boulevard and improving Hamson Boulevard with Phase 1 is a very expensive endeavor

Requiring the improvements with Phase 1 add almost half amiIiondollars to the cost ofPhase

1 Not only is this significant expense not related to or proportional to the impact ofPhase 1 it

The attached spreadsheet provides the calculation for the additional costs associated with

extending Circle Boulevard and constructing the Harrison Boulevard improvements with Phase

1
3

The Fire Department has not objected to using a gravel road for emergency access to Phase 1
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unnecessarily impacts a wetland and natural area prematurely Therefore Matrix Development

respectfully requests that the Planning commission modify Condition No 28 so that the

extension of Circle Boulevard and related Harrison Boulevard improvements are constructed

concurrent with Phase 2 of Witham Oaks

Sincerely

Dana L Krawczuk

Enclosure
cc Randy Rutherford Matrix Development Corporation

Tern Valliant Pahlisch Homes

David Coulombe City Attorney
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Additional Costs for Extending Circle Boulevard and Constructing Harrison Boulevard

Improvements with Phase 1 ofWitham Oaks

Estimated Cost to improve Circle Boulevard
from terminus ofPhase 1 to Harrison Circle South 755830

Estimated Cost to complete Harrison 140144

improvements with Phase 1

895974
Estimated cost to partially improve Circle
South far fire access 275090

620884
Estimated SDC Credits for Circle South 82010
Estimated SDC Credits for Harrison 40811

Total Additional Costs for Phase 1 498062

Divided by number ofhomes in Phase 1 77

Total Additional cost per home in Phase 1 6468

If Circle Boulevard is not extended with Phase 1 Circle South will be partially improved
iegravel surface for emergency access IfCircle Boulevard is extended with Phase 1 then
Matrix will not have the expense ofpartially extending Circle Boulevard Therefore to
determine the actual cost difference between extending Circle Boulevard with Phase 1 or Phase
2 the estimated cost to partially improve Circle South is subtracted from the costs for extending
Circle Boulevard and the Harrison Boulevard improvements

The estimated cost to improve Circle Boulevard through Phase 1 is 807360 or52of
the total cost for the entire Circle Boulevard extension1563190 The total estimated SDC

credits for the entire Circle Boulevard extension are 170856 Therefore we estimate that

Circle Souths proportion the Circle Boulevard SDC credits is approximately 48or82010
of the total SDC credit To determine the actual cost of improving Circle South the estimated
SDC credits for Circle South are subtracted from the construction costs for Circle South

The estimated SDC credits for the Harrison Boulevard improvements are40811 To
determine the actual cost of improving Harrison Boulevard the estimated SDC credits for
Harrison are subtracted from the construction costs for Harrison Boulevard

Attached is a spreadsheet that details the construction cast estimate
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PTV America Inc

t 128 NE r5ci an eet Sirite204
Corvallis OR 37330

PhoneSAi7546836
Fax 54i7546837

wwwptvamericacom

MEMO

RECEIVED
APR 4 Zpp

Community Developiaent
Punning Division

o n
V

traffic mobility logistics

To Keith Turner PE City of Corvallis

From Thomas Bauer PEPTOE PTV America

Cc

Date March 20 2007

Subject 29t at Grant Mitigation Analysis for Witham Oaks TIA

The purpose of this memo is to specifically analyze the option of a small

interim mitigation for the intersection of 29t Street at Grant Avenue This

intersection is expected to reach a VC ratio of 091 which corresponds to

LOS E in the 2007 AM peak period under nobuild conditions Its poor

performance has prompted the City of Corvallis to request the construction

of the entire Circle Boulevard extension as part of Phase 1 of the Witham

Oaks development

A closer look at the operation of this intersection reveals that the

southbound approach is responsible for the poor AM peak operation

Currently the intersection lane geometry provides for an exclusive right
turn lane and a shared through and left lane for this approach Changing
the lane configuration to a shared right and through lane and an exclusive

leftturn lane improves the operation for 2007 AM peak Phase 1 build no
Circle extension conditions to a VCratio of080which corresponds to LOS

D an 1 1 reduction in saturation Figure 1 below shows the proposed

approach lane reconfiguration
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Figure 1 Proposed SB Approach Lane Reconfiguration for 29th Street at Grant Avenue
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Pf U 2007

To City ofCorvallis Planning Commission f Svr
From Rebecca Wilson t

1540 NW Woodland Dr

Corvallis OR 97330

Subject Witham Oaks Development Plan

As a nearby resident ofthe proposed Witham Oaks development I would like to speak
out in opposition to the proposed plan

Before the vote on Measure 0248in 2004 for the annexation ofthis area I received a

flier authorized and paid for by the Citizens for aLivable Corvallis see back page This

flier headlined boldly with ENVIRONMENTAL ALERT stated that a YES vote will

Save Oregon White Oak trees

Set aside permanent open space
Preserve wetlands

Add bike and pedestrian paths

So misleading was the flier evenI who was aware of the development plan at the time
had to read it over a few times in order to determine what aYes vote actually meant

Similar arguments were put forth in the Benton County voters pamphlet Nov 2 2004
ppB17B20 It is my feeling that many residents of Corvallis may not have been fully
aware of the outcomes ofa yes vote on this measure

In their proposed plan Matrix Development has in part fulfilled the abovestated

promises Not all ofthe Oregon White Oaks will be removed permanent open space and

wetlands will be set aside and bike and pedestrian paths will be added

However Iquestion whether the citizens would have voted yes on this plan if they had

known that a total of 342 significant trees including Oregon White Oak maple cherry
fir and ash were to be removed with apotential of25 morep42 staff report Would

they have voted yes if they had known that the viability ofthe preserved wetlands

could be seriously and irreversibly endangered 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 quantified through the modeling
process and that ifmodifications to the existing drainage patterns resulted in an

appreciable alteration to the amount of water infiltrating these areas additional loss of

wetland area could result and that effectiveness ofthe proposed storm water

management plan would not be known until some point after completion of the last

phase pp62 64 staff report Would the citizens have voted yes if they had known

that the additional bike and pedestrian paths spoken ofwill mostly be those along paved
streets in a crowded development and that the area would potentially no longer be a

place to which they were drawn for those activities
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Unfortunately the citizens did vote yes on measure 0248and now it is in the hands of
the Planning Commission to approve or disapprove the current development proposal
for the Witham Oaks area From what I can ascertain several questions remain Many
reports were either incomplete wetland remediation wastewater traffic or inaccurate
presence offish pp 5960staff report before the hearing on March 21St 2007 It was

necessary for the Corvallis Planning Division to include 60 conditions for ap royal for
this development plan Perhaps this inordinate number of conditions reflects the

uniqueness ofthis scarce wetland and oak savanna within the heart of Corvallis

I urge you to seriously consider whether the Comprehensive Plan Policies and Land

Development Codes have been or could everbe adequately addressed specifically the

following

Comprehensive Plan
465On tree covered hillsides development shall be designed to presence as many trees as possible and tree removal
shall be consistent with the approved development plan
466On tree covered hills the design of dwellings and their placement shall be planned to retain a sufficient number of
trees to preserve a green tree covered hillside appearance
4109 Negative impacts on habitat and migration corridors for birds wildlife aquatic life and on open space and the
recreation qualities of significant drainage ways shall be minimized
4132Development on land identified with significant plant communities or significant fish and wildlife habitats shall be m

planned to minimize the impact on the significant resources

491 Significant watercourses lakes and wetlands shall be preserved or have their losses mitigated in order to maintain Wclean water support natural vegetation protect the aquatic habitat retain existing significant public vistas and provide
wildlife habitat and recreation sites

4103Significant 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
4109Negative impacts on habitat and migration corridors for birds wildlife aquatic life and on open space and the
recreation qualities of significant drainage ways shall be minimized
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

4135Development occurring in significant wildlife areas will set forth a plan of action to reduce impact to significant
identified areas

Land Development Code
4220GENERAL PROVISIONS
c Significant plant and tree specimens should be preserved to the greatest extent practicable and integrated into the

design of a development Trees of 8 in 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 5ft outside the trees drip line In addition the tree shall be protected from damage during construction by a

construction fence located 5 ft outside the drip line

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 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 on off site parking
Effects on air and water quality

Section4580DRAINAGEWAY EASEMENTS AND DEDICATIONS
Development can have a number of impacts on the drainage system and its associated water quality



Iask you would approval ofthis development especially in its current incomplete state

of planning truly benefit the future of our special community And finally Iurge you to

take the steps necessary to create that vibrant livable town described in the Corvallis

2020 Vision Statement

Corvallis 2020 Vision Statement

Open Space and Habitat

Our natural features hillsides floodplains streams wetlands and other natural areas are protected and treasured

Wildlife habitat areas scenic areas and other natural areas help shape development patterns as we grow Our natural

open space helps buffer flood events purify our air and water provide recreational and educational opportunities and

reinforce thecommunitysdistinctive character Corvallis has identified its open space resources and has established

criteria and priorities for open space protection

Corvallis is encircled by an emerald necklace of parks scenic vistas natural habitats and farm and forest lands that

define thecitysboundaries The OSU Research Forests and the OSU agricultural research lands located within easy

walking distance to campus also contribute to the unique character of Corvallis as a land grant college community
Corvallis has established a common open space with Philomath which provides recreational opportunities wetland

protection and community identity to each city

We value our rivers our streams and our watershed carefully managing them to protect the purity of our water their

aesthetic and biological qualities and their value as recreational areas The citysstreams and wetlands act as the
backbone for a system of green fingers which weave through and connect the citysopen space resources These

green fingers provide trail corridors and habitat areas where native plants and wildlife grow and flourish in their natural

state These green fingers widen out at communityscale parks and open space preserves and are easily accessible to

neighborhoods 07

Developers and homeowners are encouraged to use natural landscaping which integrates and presences the existing

significant vegetation on homesites and commercial developments increative and environmentally sound ways Habitat tr
disturbed during construction is restored and enhanced fn

X
W

Thank you

1GtC
Rebecca Wilson
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April 2 2007

Elizabeth Schwartz Jason DeLorenze

3930 NW Witham Hill Drive apt 64

Corvallis OR 97330

541 7523016

atiutay tfi

hcmS APR
2007 uSGhul

telc reMTo

the Corvallis Planning Commission and residentsI

have several concernsinreference tothe planned Witham Oaks Development project The first

regards the Circle Boulevard extension Theextension ismeant to becomeamain thoroughfare

connecting opposite sides oftownItwould completely change the character ofthe

area which currently getsmostly local traffic The comprehensive planpromises that The

transportation systemshall be planned and developedina manner which contributes tocommunity

livability recognizes and respects the characteristicsofnatural features and minimizes

the negative effects on abutting land uses 1121page 37AsIsee it the extension

ofCircle Boulevard will add more traffic than necessarytothe Witham Hill and Harrison

Boulevard areas Harrison Blvdwill already havean influx oftraffic from the new development

To make Circle Boulevarda quick route across thenorthern portionof townwill

only worsen thisproblem As it will track closely with the multi usepath for some distance

it will make the path amuch lesspeaceful and welcome place to walk As a daily user
of the existing pathI do not welcome the thought of walking alonga busy highway each day

Overall it will not only affect the path but it will significantly and negatively alter the ti character

ofthe surrounding areas onWitham Hill by transforminga relatively quiet area intoa

traffic arteryH m

If

the Circle Boulevard extension isapproved against my recommendationsit should not be X done

without additional traffic studies The current studies were incomplete and oftenw conducted

during OSU dead and finals weeks AttachmentI93 Though the applicant asserts
that OSU isfully operational duringtheseweeksIwould point out that many students particularly

graduate students do not have finals and are free to leave town during the finals period

The traffic reports should attempttomore accurately represent normal traffic patternsI
would also like to see traffic slowing devices recommendedby other citizens intheir testimonies

from March 212007 They recommended traffic circles and speed bumps to slow

traffic and help maintain the pedestrian friendly neighborhood atmosphereof northwest Corvallis

Please keep these recommendations inmind when amending approvingthedevelopment

planMy

second concernisin regards to the excessive tree removal from the site Residents voted for

the annexationofthe property only after threats from the developerof clear cuttingThe campaign

laid out by the developer for annexation was based onasave this tree philosophy Now
that the plan is out it preserves only47 of 189 existing significant trees staff report pg19

This isin contrast tothe comprehensive planpoliciesas stated in 466the design of dwellings

and their placement shallbe planned to retain a sufficient numberoftrees page

17 and 4220c Significantplant and tree specimens should bepreservedto the greatest

extent practicable and integrated into the design of a development page41 In order

tocomply with the expectationsof voters when they agreed to the annexation as well as the

comprehensive plansown policiesit is imperative thatalarge numberofsignificant trees



remain on the property As the surrounding neighborhoods all have a large number of

existing significant trees requiring tree preservation of the new development project will not

only satisfy the voters but also help the new neighborhood blend with existing developments

Third I would like to address the layout ofthe proposed development The applicant is
asking for a variance to allow fora2030 increase in allowable lot coverage page 21
paired with a decrease in the side yard setback to under 5 ft page 23 The tight lot spacing
is impractical for home maintenance and repair and is riot in keeping with the character ofthe

surrounding areas I ask that you deny these variance requests in order to create amore

practical homeowner situation and to better blend the new development with existing
neighborhood

Similarly a goal ofthe comprehensive plan as stated in article925jDomestic garages are

behind houses or otherwise minimized eg by setting them back from the front facade ofthe
residential structure Parking lots and structures are located at the rear or side of buildings
page 15 The applicant reiterated this in attachment Ipage 38 However the building
typicals in attachment I 202227 show garages that dominate the homes and are prominently
placed At the hearing on March 21 2007theapplicanfstated that these were just typicals
and not exact replicas ofthe homesThis is mieh too vague a portion ofthe development
plan Prior to acceptance of the proposalaecurate representations of the homes should be

presented and adherence to those plans shouldbe a condition ofapproval

As expressed by other residents of Corvallis I see a definite need for ageotechnical analysis
ofthe property It is imperative that these studies be completed prior to further development
planning or approval Across the country wehave seen towns that allow developers to move

ahead with building before fully investigating thee stability ofthe soil This kind ofoversight
can lead to disastrous results and shouldbeavoided at all costs

Lastly Iwould like to address the monument sign and masonry wall Both are obscenely and
unnecessarily large The monument sign they are proposing is larger than the maximum
allowed size page 36 I am also opposed to the materials proposed For the wall in
particular awooden structure wouldblend into the environment and reduce noise
reverberation better than amasonry wall There is no need for such huge and obtrusive
structures in a neighborhood entrance and they should be reduced to a more reasonable size

Iask you to remember that the comprehensive plan is meant in part to protect existing
neighborhoods and the encompassing ecosystem So many components ofthis plan the
extension of Circle Blvd the significant tree loss and associated wildlife habitat the tight
neighborhood layout etc conflict with that goal Please make an effort to resolve these
issues and help to make the proposed development snore acceptable to the surrounding
residents before approving this plan

Thank you
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Elizabeth Schwartz

Jason DeLorenze
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Tuesday April 03 2007

To City of Corvallis

Planning Commission

From Stella Melugin Coakl
3839 NW Jackson
Corvallis OR 973 0

5417536215

RE Witham Oaks development Plan

PLD0600012SUB0600005

Ead9jp f 97
Id

APR K
a

There are numerous issues within this development proposal that are of

concern to residents of Corvallis Among them are

1 Those who have watched the ebb and flow of the wetlands on this property
believe that the proposed density exceeds that appropriate to this area Earlier

studies of the wetlands showed that they were substantially greater than 1987

acres It is of concern that the calculations done in regards to what is necessary

for mitigation has been limited to a 24 hour precipitation or a10yearwater event

p 62 and that the issue of the springs on the property has apparently not

been considered in the calculations

I strongly support the recommendation that the developer be responsible for 5

years of monitoring and mitigation of the wetlands after the last phase of the

developmentp64 Without this safeguard the homeowners and the city are

likely to end up with expensive modifications to deal with water issues that are

likely to accompany the development of this hillside Following the completion of

the multiuse path there have been additional flooding issues in the surrounding
fields and every effort should be to return the runoff rate toprepathsewer line

installation

One possible way to assure that the wetland delineation is adequate would be to

leave the development of the adjacent area until the last phase ofbuildout This

could allowonsite adjustments without disrupting existing homes

2 In addition to the questions about adequacy of water management are the

issues of how many significant trees will be removed The proposed removal of

342 trees with the potential for an additional 25p42 is not consistent with the

promises made at the time of annexation Indeed the threat of a clearcut was

likely the tipping point for the approval of the annexation The development as

laid out suggests that the preservation of trees will be greatly limited by the

housing density requested and the impact of grading I request that every effort

be made to preserve more of the significant trees so that this development will be

consistent with surrounding neighborhoods
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3 Lack of setback or limited access to OSU property via Street J To deadend
this street adjacent to the OSU property would invite entry onto the research
lands by residents of this area Consistent with the proposed in yard setbacks
for lots 3344 suggest a culdesac be created to ensure that the buffer is
maintained in perpetuity There are no plans for the university to develop or
change the use of the agricultural research property adjacent to this development
so it makes no sense to have adeadend street at this location

4 To be consistent with surrounding neighborhoods no monument sign should
be allowed for this development and most certainly not at the proposed location

5 Fencing should be 46 foot wood and a combination of berms and buffer
plantings should be used to ensure that the multiuse path remains open to
citizens A masonry fence would be unfriendly reflect noise and be inconsistent
with the surrounding neighborhood

6 Geotechnical analysis It is critical that this be done and that no development
be allowed unless homes can be constructed safe from water flow and land
slippage have visited neighborhoods in Portland where relatively new homes
are already moving down hillsides due to the steep slopes and cutdowns that
were used when the houses were constructed Dependent on precipitation and
other weather factors such movement may take some years before it occurs

When however it does the developer is usually longgone and the homeowners
and other citizens are left with the cost of mitigation

0
0
r

m

x
w

In summary I believe the Planning Commission should deny this development
request until more of the issues within the City Staffs conditions have been
addressed by the developer
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The developersplan needs revision in two key areas before it merits city
approval

First they plan to form a Home Owners Association to maintain common

tracts within the development and enforcement of Covenants Conditions
and Restrictions OCRs No details are provided to assure anyone what is
maintained and what is not Moreover a Home Owners Association is

primarily a legal strategy that allows a developer to shift his responsibility to

maintain his properly to others Home Owners Associations are known to

fail because of poor planning or lack of skill among Association leaders
This lapse in responsibility when it occurs as it has in the past falls to

others such as the City to pick up the pieces at taxpayers expense

Examples are the Skyline West or Ponderosa development and a smaller

development on Reservoir Road near the County Fairgrounds

As well none of the CCRsis described and this is a major shortcoming
The CCRsshould include one clear warning to new homeowners that a

working agricultural dairy research operation is functioning nearby that will

expose them to the noise and smells of dairy animals from time to time

Buyers should understand that the University has a legal right to operate
their facility as they see fit The CCC is the appropriate place to provide this
information as a deed restriction and the developer should do so before the

development plan is approved

Secondm the control of stormwater is most important to me and my

neighbors The University has stipulated through a memorandum of

understanding signed August 15 2006 by the representatives of the

developer and the University that stormwater storage and control facilities
will be designed to detain up to the 100 year proposed peak flow from the
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oect to channels crossing the OSU property This is a conservative
figure t a has major cost implications for the developer Although points of

ttswreemtare scattered throughout the text of the development plan
seeppg6of development plan text no mention of it is included in the
60 conditions the City of Corvallis has imposed on the development The

developer should state somewhere in his development plan that the 100
year peak flow of stomnwater from the development applies to conditions
2451525354555657 58 and particularly to Major Modifications to the
approved conceptual and detailed development plan that are defined by City
of Corvallis and King County criteria Staffapproval of these plans was

based on the imposition of the 60 conditions Acceptance of these
conditions while critical to the mitigation of this development in an area

with significant wetlands and steep slopes may not be sufficient to meet the
more rigorous OSU 100year requirement for stormwater control

N

I believe more planning and analysis in these two areas is required before the m
development plan receives City approval x
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Many people supported this annexation because the developer planned to preserve the

trees Is the removal of 342 significant trees consistent with what the voters expected
when they supported this annexation A greater number of significant trees could be

preserved if the number of planned houses were reduced I propose reducing the number

ofhouses from 221 to 123 By eliminating 98 houses on the steepest slopes and on land

that contains the largest clustering of trees many of the concerns raised about this

development are effectively addressed The reduction in density of houses would still

result in adensity consistent with the RS6 designation at 123 units5775 acres or21

units per acre

Please refer to the attached map which shows preserved trees in yellow and proposed
reduction in dwellings in blue

Preservation of agreater number of trees by reducing the density of dwellings addresses

many ofthe concerns raised by the public

Fewer of the significant trees would need to be removed

Reduction in erosion trees add stability to hillsides

Fewer streets would be needed resulting in fewer impervious surfaces further

reducing runoff and erosion

Reduced trafficnoise

Maintain voters trustavoid betrayal of voters wishes In an aggressive PR

campaign by theownersdevelopers of the property voters were led to believe

that the trees would be spared not cut if they voted for the annexation
Maintain consistency with local neighborhoods which preserved trees ie Forest

Hill Edgewood Estates and both apartment complexes to the north of the

proposed development

Comprehensive Plan Policies
465On treecovered hillsides development shall be designed to preserve as many trees as possible and

tree removal shall be consistent with the approved development plan
467In areas where development is permitted standards in the Land Development Code for hillside areas

will achieve the following
A Plan development to fit the topography soil geology and hydrology of hillsides and to ensure hillside

stability both during and after development
B Preserve the most visually significant slopes and ridgelines in their natural state by utilizing techniques
such as cluster development and reduced densities

C Preserve significant natural features such as tree groves woodlands the tree meadow interface and

specimen trees
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CORVALLIS
ENHANCING CCMMUNITV LIVABILITY

CITY OF CORVALLIS
PLANNING COMMISSION MINUTES

April 18 2007

Present
David Graetz Chair

Karyn Bird Vice Chair
Jennifer Gervais
Frank Hann

Tony Howell
Denise Saunders

Patricia Weber

Excused
Brandon Trelstad
Dan Brown Council Liaison

SUMMARY OF DISCUSSION

Community Development
Planning Division

501 SW Madison Avenue
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Staff
Jim Brewer Deputy City Attorney
Ken Gibb Community Development Director

Keith Turner Development Engineering Supervisor
Eric Adams Associate Planner

Bob Richardson Associate Planner

Jackie Rochefort Parks and Recreation

Claire Pate Recorder
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1 Visitors Pro ositions
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ZDC0600001
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CONTENT OF DISCUSSION

The Corvallis Planning Commission was called to order by the Chair at700pm in the Downtown
Fire Station Meeting Room 400 NW Harrison Boulevard

1 VISITORSPROPOSITIONS

There were no propositions brought forward

I1 DELIBERATIONS WITHAM OAKS CONCEPTUAL AND DETAILED DEVELOPMENT
PLANTENTATIVE SUBDIVISION PLAT PLDO600012 SUB0600005

Chair David Graetz welcomed citizens and stated that the Public Hearing on this item was held

on March 21 2007 and was continued on April 4 2007 By request the record was held open
for 7 days for additional written public testimony The applicants final written comments were
received this afternoon Planning Commissioners have received both the additional testimony
and the applicants final written comments Deliberations will occur this evening

A Declarations by the Commission Conflicts of Interest Ex Parte Contacts Site visits or

Objections on Jurisdictional Grounds None

N
B Staff Update

H
m Associate Planner Eric Adams gave an update on the case and called attention to the

X applicants final written comments Attachment A in response to the testimony submitted

w after the public hearing was closed on April 4 2007 but before the record was closed on

April 11 2007 Additional handouts included staffs Revised Recommended Conditions of

Approval Attachment B dated April 18 2007 and staffs Supplemental Transportation
Infrastructure Nexus and Rough Proportionality Analysis Attachment C dated April 18
2007

The proposed revisions to the Conditions of Approval should be compared with the

applicants suggested changes to the Conditions contained in a packet dated March 21
2007 The majority of the changes are related to Public Works items and several reflect

changes requested by the applicant Other changes arestaffgenerated Staff reviewed

the changes highlighting the reasons behind each one

Development Engineering Supervisor Turner referred tostaffproposed Condition 34 and

corrected the language in the second sentence to read Optionally the applicant could

demonstrate

Commissioner Weber asked staff to walk her through the last two paragraphs of the

Supplemental Transportation Infrastructure Nexus and Rough ProportionalityAnalysis Mr
Adams explained that a rough proportionality analysis is intended to look at the impacts
in this case traffic associated with a given development and compare those impacts to

the type of mitigation recommended to address those impacts In this case staff looked
at the number of trips associated with the 77 dwelling units proposed in Phase I as well
as the 221 eventual units at build out The number of trips was then related to the number
of lineal feet ofstreet improvements being required to determine whether there was rough
proportionality Staffs conclusion is that it is roughly proportional to require the
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recommended form of mitigation based on that analysis The term Local Street Demand

Density LSDD was generated by staff and in this case the factor applied is based on a

residential zone of RS6 with homes having 50 feet of street frontage The demand

generated equates roughly to 65ofthe street improvements but other factors weigh in
such as the benefits the applicant accrues through providing the recommended mitigation
and the burden on the public if the mitigation were not required This is the Citys
individualized determination in response to the request in the applicantsmemorandum of

April 18 2007 and staff is comfortable with this analysis

C Discussion and Action by the Commission

Commissioner Weber supported having a motion to approve the Conceptual Plan only
which would entail the applicant coming back with a more finalized Detailed Development
Plan In response to a question from Commissioner Gervais Commissioner Weber said

this might require that some of the conditions be rewritten She believes that the

application is not complete enough and there are too many unknowns such as the lack of

a geotechnical report At least six Conditions of Approval relate to a potential for a Major
Modification review to be triggered Overall though she thought it was a good plan if

everything fell into place as they outlined

In response to a question from Commissioner Howell staff said that in their opinion the

applicant had satisfied the required submittals for a Detailed Development Plan and
normally no more would be required of an applicant at this point in a project Many of the

Conditions of Approval are included to provide clarification for when a Major Modification j
review would be triggered since Land Development Code Chapter25does not currently
have language specific to these items The applicant takes on a risk of triggering a Major m

Modification process if far example the geotechnical analysis shows a potential for X
adverse impacts If there is a potential for a Major Modification review being triggered by w

more than one Condition of Approval the applicant takes on the burden of coordination so

the review would involve just one process Community Development Director Ken Gibb

said staff are comfortable with what has been submitted and with the Conditions as

recommended but it is up to the Commission to decide what meets their test

Commissioner Gervais said she does not believe this application is in the public interest
and would not be able to support even the Conceptual Development Plan She believes
the application falls down in many areas in meeting the defining statement for Planned

Developments Innovation and use of new techniques of project and architectural design
that are in the public interest

Commissioner Saunders said she agrees with Commissioner Gervais She understands
that the owner has a right todevelop this property and that it will be developed but it is her

job to ensure that it is developed in a way that is consistent with the values of the citizens

of Corvallis Most of the significant trees are going to be removed and replacement is not

the same as preservation The houses are going to be dominated by garages and will be
onculdesacs that look strikingly similar to each other Solar access standards are not

met nor is the requirement for waiver of those standards met with very little affordable

housing being built

MOTION Commissioner Saunders moved to deny the Conceptual and Detailed

Development Plan PLD0600012 The motion wasseconded by Commissioner Gervais
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Commissioner Weber said that the majority of the significant trees is not necessarily being
cut down just on the section of the property that is being developed On the property as

a whole five out of every six trees are being preserved They are being clustered in an

area that might eventually be deeded over to the City The idea is to maintain natural
features on a portion of the property but still allow for development on the other part The
site would not be developable otherwise to RS6densities In response to a question from
Commissioner Hann Ms Weber said that she is using information on numbers of trees

preserved from the applicants response The five out of six is just an estimate since their
forester had not done an actual count of trees on Tract A
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Commissioner Gervais cited many of her reasons for supporting the motion to deny the
application as follows

Comprehensive Plan Policy 462 states that development on hillsides shall not

endanger life and property nor land and aquatic resources determined to be

environmentally significant However the proposed Conceptual Development Plan
will remove dozens of significant mature oaks and impact a Locally Significant
Wetland and a potentially fishbearing creek

Comprehensive Plan Policy463states that treecovered hillsides within the City
Limitsshall retain atreecoveredappearance priorto developmentreview On these

hillsides clear cuts andothersignificant tree removal should not be permittedpriorto
development No existing trees will be maintained throughout much of the

development despite the existence ofhundreds ofsignificant trees including Oregon
white oaks Only when street trees mature will this policy be met but medium size
street trees are unlikely to replace the look of an oak grove canopy
Comprehensive Plan Policy 467 B states that in hillside areas the intention is to

preserve the most visually significant slopes and ridge lines in their natural state by
utilizing techniques such as cluster development and reduced densities

Comprehensive Plan Policy4616is specificto Witham Hill Where feasible building
mass and other land development will be sited and designed within areas oftrees to
retain visual contrast between grassland and the vegetateddeveloped areas With
the exception of Areas C and K no provision was made to preserve trees on any

significant scale

Comprehensive Plan Policy4132 Development on land identified with significant
planf communities orsignificant fish and wildlife habitats shall beplanned to minimize
the impact on the significant resources The issue here is whether to consider the

agricultural open space as part of this development or not

Comprehensive Plan Policy4136The City shall consider mechanisms such as

density transfer and reduced densities as a means toprotect significantplant wildlife
and fish resources This site is zoned RS6 and the proposed housing density is

roughly midway between the minimum and maximum allowed density
No density reduction appears to have been considered although this site has

significant natural features Although the applicant is to be commended for creating
area C the overall variances requested increase the density of housing despite the

ecological and environmental significance of this site This leaves plenty of potential
to downgrade density in areas of the site that harbor significant densities of natural
resources as in the uppermost part of the development site
The Conceptual Development Plan includes numerous long blocks in excess of 300
feet andculdesacswhich are specifically prohibited as perthe West CorvallisNorth
Philomath Plan Policies page 66 staff report The stub abutting OSU lands should

be removed as the land is not zoned for development and adeadendstreet does not

facilitate traffic turning
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Commissioner Gervais said that the application also falls short of meeting the following
Comprehensive Plan Finding92k encourages car storage behind the building
fronts main entries windows and porches oriented to the street andsimilarsetbacks

Of these guidelines rearparking storage and similar building massing are important
enough that they might be codified as requirements
Comprehensive Plan Finding 92nDesigning streets that are balanced for

pedestrians cyclists and motorists promotes the development ofcommunity The

applicant relies very heavily onfrontloading garages that appear to result in building
frontages that are up to 50garage door based on presented typicals The menu

of options presented on PageI38 ofthe staff report does not in Ms Gervais opinion
meet the spirit of the above policies especially as Items 1 and 4 are unlikely to be

used in the current lot layout In addition reduced lot frontages ofup to44 to a 28

footwidth with afrontloading garage means that curb cuts could potentially take up

nearly the entire frontage cuts assumed to be 19 to 25 feet This will sharply reduce

opportunities for cars to be parked on the street requires 19 feet of curb and in

addition means that cyclists and pedestrians will need to cope with a very challenging
environment where much of the sidewalk or roadway has the potential for cross

traffic This is a particularly undesirable situation in a residential neighborhood where

it is expected that children will be out on the sidewalk

Comprehensive Plan Policy 924Neighborhoods shall be pedestrian oriented

Neighborhood development patterns shall give priority consideration to pedestrian
based uses scales and experiences in determining orientation layout and interaction

ofprivate and public areas

Comprehensive Plan Policy925F 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 bicycle
ways These pedestrian and bicycle ways have the same considerations as public op
streets including building orientation securityenhancing design enclosure and street X
trees w

Comprehensive Plan Policy925J Neighborhoods have automobile parking and

storage that does not adverselyaffect the pedestrian environment Domestic garages
are behind houses orotherwise minimized curb cuts fordriveways are limited and

alleys are encouraged None of these design features is in this proposed
development
Comprehensive Plan Policy 9251 Neighborhoods have public areas that are

designed to encourage the attention and presence of people at all hours of the day
and night
Pedestrian orientation does mention varied housing design but manyfeatures are not

met including the provision ofporches most typicals dontshow porches and the one

porch dimension given is a minimum of 36 square feet which does not qualify as an

outdoor living space that would promote eyes on the street and minimized garages
and curb cuts Instead porches are offered as mitigation to garages that are flush

with the face of the houseI38 Much of the applicants discussion on this issue is

predicated on new Land Development Code standards which do not apply to this
case

Blocks are up to 400 feet in length and with reduced side setbacks and requests for

variances in lot coverage the overall massing is incompatible with existing
development across Circle Boulevard incompatible with nearby open space and

agricultural land use and incompatible with the goal ofapedestrianoriented design
that promotes easy orientation and movement through the development
Comprehensive Plan Policy9251 states that developments should include public
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areas that are designed to be encourage the attention and presence ofpeople at all
hours of the day and night

Commissioner Saunders further cited Land Development Code 4220 which states that
significant trees should be preserved to the greatest extent practicable and

Comprehensive Plan Policy465along those same lines The application is also not
consistent with Comprehensive Plan Policy925Jwhich says that domesticgarages are

to be behind houses or otherwise minimized nor with the solar access standards in Land

Development Code4620 nor Comprehensive Plan Policy9513 intended to help provide
affordable housing Finally the use of the culdesacs is contrary to Land Development
Code4070c3

Commissioner Howell said that he has reviewed proposals for this property at least five
times starting with proposals that included the area that the City purchased for open
space He agrees with John Fosters testimony that this is the best proposal submitted so

far and could well be the best proposal the applicant will be submitting It is a difficult site

that is costly to develop What is good about this proposal is that the portion of the

property deemed highly significant in terms of natural features has become Open Space
Conservation The other areas have mixed value though there are oaks in the upper
portion of the property to be developed Part of the tradeoffto preserve this open space
around the perimeter is that there is more compact development which leads to loss of
solar access and less ability to do alleys because of the slopes The application does a

much better job at trying to maintain the wetlands bringing storm water back to the surface
in a way that distributes it around the wetland which could even improve the situation It
is hard to ask more ofa developer There are Conditions Mr Howell would like to have

modified but as a whole the proposal meets the standards

Commissioner Hann understands that there will be more detail coming as part of the
m

process from this point forward but what bothers him the most is falling short of meeting
X Comprehensive Plan Policy925 reflecting neighborhood characteristics appropriate to

the site aswell as the lack of pedestrian orientation The applicant lists a number of things
which could be done to make this site less vehicularoriented but only chose one the

setbacks with the garage in front A rationalization for this choice is that it will preserve the
ability to create affordable housing but there is no assurance of this There is also the

uncertainty with the Latterday Saints LDS Church access point and proximity to where

Circle Boulevard will intersect with Harrison Boulevard There are so many vagaries with
the proposal and the overall design for the project is uninventive

Commissioner Bird said this applicant had done a tremendous amount ofwork in adifficult

area to develop Her one disappointment is the traditional approach to developing There

should have been more creativity in clustering and in not making the garages as

prominent The long strings of houses will be monotonous But the applicant has done
a lot of workwith mitigating the wetlands though there is uncertainty about what the impact
of the drainage system will be Solar impacts are another concern and she will look for
solar mitigation if this goes forward Ms Bird agrees that extension of Circle Boulevard is

necessary with Phase I of the project

Commissioner Howell said that this application is based on the thencurrent Land

Development Code and Comprehensive Plan The new Code would not require preserving
any of the trees in the developable area since they had been evaluated and deemed non

significantand therefore not protected There will not be a net benefit in this area towait
for anew application Mr Howellsview is that the changes and modifications the applicant
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has made in order to work with the eare better than what could be expected from a

straight subdivision application witii5tat the ability to look at the Comprehensive Plan

policies The application meets a number of Comprehensive Plan policies in providing
adequate density within a compact area that preserves some open space within the

developed portion A straight subdivision would likely not preserve some of the smaller

openspace areas or would not have the connections between blocks

Deputy City Attorney Jim Brewer commented that a general rule is that if there are

reasonable Conditions which would allow for the Conceptual and Detailed Development
Plan to be approved then the Planning Commission is required to impose those

reasonable Conditions rather than to deny the application It is up to the Commissioners

to make that determination

Commissioner Hann said that it was hard for him to accept that this is as good as it gets
as Commissioner Howell is implying when the design does not really offer those things
that we say we stand for in terms of apedestrianoriented environment etc

Commissioner Bird said she will vote against the motion and will look to addressing
Conditions

Commissioner Saunders asked staff about the new Land Development Code and

protection of significant trees Staff said that Chapter 42 in the new Code would still

require significant trees and vegetation to be preserved to the extent practicable even if

they were outside of an area identified for protection
ti

Vote on motion The motion failed 42 with Commissioners Saunders and Gervais

supporting the motion and Commissioners Hann Bird Howell and Weber in opposition
m

MOTION Note confains friendly amendment language offered by Commissioner Weber X
Commissioner Howell moved to approve the subject Conceptual and Detailed w

Development Plan PLD0600012to allow construction of the proposed residential

Planned Development as Conditioned and shown in Attachments A and I of the staff

report with modification of Conditions by staff dated April 18 2007 and based on the

findings in the staff report relating to rough proportionality dated April 18 2007 and the

deliberations by the Planning Commission Commissioner Weber seconded the motion

Commissioner Hann raised his concern about the proximity of the extension of Circle

Boulevard to the LDS Church driveway Staff said that the applicant had requested a

variance for this distance and that the LDS church has not indicated there is an issue with

the request Staff believes that separation of 1065feet is sufficient enough given the

traffic volume and the fact that the Church does have a second access to their parking
area The preservation of wetlands seems to outweigh a concern that there will be an

issue with the driveway The Church could appeal on the basis that the request does not

conform toa Land Development Code requirement but has not indicated that they would

Chair Graetz suggested taking possible amendments to the Conditions of Approval in

order starting with Condition 1 The basis of consideration will be the original Conditions

of Approval as amended by the April 18 2007 memorandum from staff

Condition 1

Motion to Amend Commissioner Saunders moved to add item a as follows
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e Minimum garage door standards To the extent the standards shown on page
I38 of the staff report conflict with any of the exhibits included in Attachment I the
standards shall apply The motion was seconded by Commissioner Gervais and

passed unanimously

Condition 2
Commissioner Saunders asked if the waiver of solar access standards obviated using
Option B in that they have tobase it on having affordable housing Staff said

they felt both options were feasible but that she might be right Option A language
could still remain whether or not there actually is a choice of using it in the end

Condition 9
Motion to Amend Commissioner Weber moved to change the numbers referring
to Conditions 11 and 12 to Conditions 10 and 11 respectively The motion was
seconded by Commissioner Bird and passed unanimously

Commissioner Howell further moved to change Condition of Approval 15 to
Condition of Approval 14 in the first paragraph The motion was seconded by
Commissioner Bird and passed unanimously

Condition 11

Commissioner Weber referred to the term professional ecologist and staffs
information that a certifying board was the Ecological Society of America She
supports having the clarifying language in the Condition since it is good practice when
requiring professional consultations to have some reference to what makes a person
qualified to perform the consultation

00
Motion to Amend Commissioner Weber moved to amend section b last

X paragraph by adding after a professional ecologist the words certified by the
Ecological Society of America The motion died for lack of a second

Commissioner Gervais said she was a member of the Ecological Society of America
and does consider herself a professional ecologist but this group is only one ofmany
wellregarded professional societies Many professional and qualified ecologists might
not seek this certification as it is not the best use of their time

Motion toAmend Commissioner Howell moved to amend Condition 11 as follows
incorporating friendly amendments added by Commissioners Weberand Saunders
a replace references to Condition ofApproval 15 with Condition ofApproval 14
b add the phrase and approved by city staff after the language deemed

appropriate by a professional ecologist and

c in Section a eliminate the reference to ProTime 710 PDXPlusGreen Clover
Plus Flowers and after native plant seed mix add suggested by a professional
ecologist and reviewed and approved by City staff

The motion was seconded by Commissioner Gervais and passed unanimously

Condition 12

Commissioner Gervais said that the Habitat Enhancement Plan specifies removing
nonnative vegetation and replanting with native vegetation in Tract M adjacent to
the upland She believes it would be more beneficial to have the work done on Tract
A in order to remove trees competing with the growth of the oaks The area to be
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mitigated in Tract M will continue to be surrounded with exotic vegetation and the

track record for those kinds of restorations is not very good The mature oaks in Tract

A are more significanf and appear to be in trouble from competing vegetation

In response to comments and a question from Commissioner Howell staff said that

if the Commission deemed that a shift of mitigation work would be adequate and

comparable then the Commissioners could make it a requirement Chair Graetz

pointed out that such ashift might involve a rework of the Habitat Enhancement Plan

starting on pageI270 of the staff report Commissioner Weber said she could not

support a motion to this effect in that crafting language that would be enforceable

would be an issue

Condition 13
In light of staffs recommended change to Condition 13 Commissioner Hann asked

what would happen if a geotechnical report were to find adverse impacts to the

wetlands or other portions of the undevelopable area Would an additional study be

triggered Staff said that the assessment was only being done on the developable
portion of the site but if therewere impacts that triggered a Major Modification review

at that time one could take into consideration impacts to the undevelopable site Staff

went on to explain what a geotechnical assessment includes and stated that they
were satisfied with the amended language

Condition 16

Commissioner Howell expressed his concern that the standard for the size of text of

a sign which is 16 square feet in a residential district does not really take into

consideration the monument or base that the sign might be placed on Itseems that

the applicants wall some 41 feet in length might not meet the expectation ofwhat is

allowed by the sign ordinance Staff said that there was a wide variation in edifices

used for holding the signs at other developments such as Grand Oaks Willamette m
Landing and the Park at Timberhill Height could be limited to four feet if it is in a

front yard or front lot line The actual sign area would be consistent with the w
standards but the base for the sign is discretionary and compatibility could be the

basis for setting a standard as noted in Land Development Code479009

Motion toAmend Commissioner Howell moved to modify Condition 16 by adding
the phrase The monument supporting the sign will be limited to 48 square feet in

size The motion was seconded by Commissioner Bird

Commissioner Howell said that this change would make the monument substantially
smaller than what the applicant requested but large enough to provide for a base for

the sign Limiting the square footage of the vertical face is the intent of the motion

The motion passed unanimously

Condition 20

Motion to Amend Commissioner Bird moved to amend Condition 20 section a by
changing the reference to Condition of Approval 15 to Condition of Approval 14 The

motion was seconded by Commissioner Howell and passed unanimously

Condition 22

In response to a question from Commissioner Weber relating to why the bufferwidths

are not already known staff explained that the bufferwidths are known for the section
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that is undisturbed There is a section on the west side of Circle Boulevard north of
Street A that would be relocated as a result of construction ofthe street As a result
of the realignment and reconstruction the width from topofbank totopofbank will

change from current Conditions Although there is a conceptual grading plan from
which one could reasonably ascertain where the eventualtopofbankwill fall it would
be more appropriate to wait until the final grading plan to make that determination
The buffer for anonfishbearing stream is dependent on the width of the stream

In response to a question from Commissioner Howell Mr Turner said there are two
issues being discussed those associated with Condition 22 the Riparian Corridor
Easements and Conditions 48 and 49 which might interrelate with this

Commissioner Gervais said she had extreme discomfort with the stream having been
declared nonfish bearing It is her understanding that the Fish and Wildlife person
said he did not think that migratory fish are present which means salmonids while the
Oregon Administrative Rules OAR quite cleary say that fish do not have to be
salmonid Mr Adams affirmed that the State definition would include all fish and does
not discriminate Staff falls back on the fact that when complying with the OARs in

developing Corvallis Safe Harborordinance the materials relied on demonstrated that
this creek was not fishbearing There was no evidence contrary to this until the
inventory was conducted Because the information was under legal appeal when the

application was submitted staff could not rely on it in their analysis However the

applicant has introduced the information as part ofthe application so now there would
c

be the opportunity to consider it Staff has noted the discrepancy but has not taken
a stand on it The standards in place at the time of submittal would conclude that this
is not afishbearing stream The difference would be in applying a straight 50foot
buffer as opposed to applying the formula in Land Development Code4580d3 If
the50foot buffer is applied the length ofthe creek there would be locations along the

W creek where the buffer is not being satisfied Commissioner Weber said she thought
that the application was written with the assumption that the 50footbuffer did apply
which is why the Habitat Enhancement Plan was included Mr Adams agreed but
said the issue is that the 50foot buffer was not applied to the remainder of the creek
that does not intersect the wetland

Commissioner Bird said that it would be better to err on the side ofassuming there are

fish as opposed to ignoring this possibility in light ofconflicting information

Commissioner Howell said that Land Development Code4580d refers to figure
451forthe large and small fishbearing streams and the illustration does not include
this branch Mr Adams said that he is not aware ofa provision in the Code that would
allow for modification of the map through the development process The OARs
regulating Safe Harbor require consideration of the following resources Oregon
Department ofForestry Stream Classification maps US Geological Survey75minute
quadrangle maps National Wetland Inventory maps Oregon Department of Fish and
Wildlife ODFW maps indicating fish habitat FEMA flood maps and aerial
photographs The new evidence was the portion of the Natural Features Inventory
specific to this site relating to wetland and riparian corridors that suggested the
presence ofwarmwater fish It did not confirm the presence merely suggested they
might be present The other piece of evidence introduced by the applicant is a letter
from staff of ODFW saying it was unlikely that native migratory fish are present in this

part of the stream
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Commissioner Gervais stated her concern that the problem with warmwater fish is

that they are not present during all seasons of theyear Recent OSUODFWresearch

shows that there are species of fish that go so far as to move into the temporary
waterways in crop fields that are flooded to a depth of about six inches

City Attorney Brewer said that though the inventory itself is not a standard the fact

that someone has placed the inventory into the record allows the Commissioners to

rely on the factual information in the inventory Whether this information is more

persuasive than evidence that there are not fish present is something the Planning
Commission must wrestle with

Motion to Amend Commissioner Saunders moved to amend Condition 22 by
replacing it with the following language The applicant shall provide the City with

documentation ofthe appropriate bufferwidth and provide the necessarydrainageway
easements required forfishbearing streams concurrent with recordation of the final

plat for this project or phases thereof The motion was seconded byCommissioner

Gervais

In response to a question from Commissioner Hann staff said that the way the site

plan is currently configured aspects of the site would fall within the 50foot buffer

width making development problematic Mitigation would likely not be conditionable

Commissioner Hann said that instead of making the leap to assuming it is a fish

bearing stream it might be preferable to have a Condition requiring mitigation if the

stream is determined to befishbearing

Commissioner Gervais said that the responsibility for proving it is notafishbearing
stream should fall on the applicant She is concerned that it is hard to establish
absence of fish especially if it is a seasonal fish For the sake of natural resource

preservation it is safer to assume that fish are there than to prove the opposite
X

Commissioner Howell said that the City had opted to have a formula for protecting
w

nonfish bearing streams As the City applied Safe Harbor they had undertaken

identifying fishbearing streams by using the previouslymentioned maps and

databases He would be uncomfortable using criteria not intended to be used to make

this determination and thereby make it unpredictable to someone who wanted to

develop their land If there were harder data to contradict the finding that would be

more persuasive The ordinance language refers to the illustration and in order to

deviate from what it shows there should be strong evidence of the presence offish

Commissioner Weber agreed with Commissioner Howell Legally the Commissioners
should stand on the definition they have at hand

Commissioners Bird and Saunders said that because there is information that fish

could possibly exist it is appropriate to act on that information and take steps to

provide protection

In response to a question from Commissioner Hann City Attorney Brewer said that

though the inventory is not considered as a standard it can be considered as

evidence Applying information from the inventory could be considered a deviation

from the standard in the Land Development Code
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Initial Vote on the Motion The vote was tied with Commissioners Bird Saunders
and Gervais voting in favor and Commissioners Howell Hann and Weber opposed

Chair Graetz asked for additional discussion so they could take one more deciding
vote on the motion

Commissioner Gervais made additional comments in support of applying the
protection of a 50foot buffer noting the ecological impacts on this site These
resources are of particular value to the citizens of Corvallis and there should be a

finding of sufficient evidence that the stream isfishbearing so it can be protected as
a resource Commissioner Hann said that in light of Commissioner Gervais
comments about the ecological sensitivity of this area he will support the motion

Second vote on the Motion The motion passed 42 with Commissioners Bird
Hann Saunders and Gervais in favor Commissioners Howell and Weber in
opposition

Condition 26

Motion to Amend Commissioner Saunders moved to add a sentence to paragraph
3 as follows The TIAs required by this Condition shall be performed when classes
are in session with the exclusion of dead week and finals week The motion was

seconded by Commissioner Hann and passed unanimously

Condition 28

Commissioner Weber said she supports staffs wording as it is in this Condition and

j she believes that Mr Adams memorandum of April 18 2007 does an adequate job
H ofdemonstrating that the nexus and rough proportionality precedence are met Other
m Commissioners agreed with her comments

X
w Deputy City Attorney Brewer and Director Gibb asked for a short intermission to discuss

the potential impacts of the amended language for Condition 22 Upon reconvening Mr

Gibb said that in their opinion the rewrite ofCondition 22 could potentially eliminate 2025
lots in Phase I ofthe development in order to provide for the50footbuffer This reduction
could change traffic counts significantly and in turn might impact the nexus and rough
proportionality analysis They used AttachmentI68 to show the potential impact on lots

Commissioner Weber said a reduction might impact the justification for extending Circle
Boulevard with Phase I The important question is whether it is worth exchanging this
reduction in order to obtain marginal protection which will likely be compromised by the
construction of Circle Boulevard on a stream that may or may not have fish

Condition 22
Motion to Rescind previous motion to amend Condition 22 Commissioner
Weber moved to rescind the change to Condition 22 The motion was seconded by
Commissioner Howell

Commissioner Howell said that the impetus for impacts to the stream is the alignment
of Circle Boulevard Through all the iterations of proposals for this property the
direction from the City decisionmakers has been to favor protection of the wetland by
moving Circle Boulevard as far to the east as possible even though that sacrifices
some of the meandering of the stream channel Adding width to the buffer will not
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likely assist with recreation of a meandering stream Moving Circle Boulevard is a

tradeoff for protecting the wetlands and it does not seem appropriate to hold the

developer liable for losing that much property for a benefit that is not strongly justified

In response to a question from Commissioner Saunders staff said that Circle

Boulevard could still be built in accordance with exemptions allowed by the Land

Development Code as enabled by the safe harbor OARs

Commissioner Gervais said she agreed that exchanging the buffer for the extension

of Circle Boulevard might not be in the public interest but she is not happy with the

natural features protections that are part of this plan She said she would likely
abstain from the vote

Commissioner Bird suggested that the language be changed to require protection to

the best extent practicable

Commissioner Saunders suggested separate language requiring that a fish biologist
make a determination of whether the stream is fishbearing A determination that it

is fishbearing would then trigger a Major Modification Staff said they would have

difficulty in writing a Condition that goes beyond what was done for the two

determinations that led to the information in the natural resources inventorysheet and

in the letter from ODFW

In response to a question from Commissioner Weber staff said that the nexus and

rough proportionality would likely not be included if the language stayed as amended
Mr Gibb said his intent was just to point out the implications not necessarily to

influence the Commissioners decision

The motion passed unanimously with Commissioner Gervais abstaining

Condition 52

Motion to amend Commissioner Howell moved to modify Condition 52 to insert

the words except that as follows the King County Surface Water Design
Manual except that the water quality design storm shall be 09in 24 hr NRCS

Type 1A The motion was seconded by Commissioner Weber and passed
unanimously

New Condition 61

Commissioner Weber moved to add

friendly amendment suggested by Mr
Condition 61 as follows incorporating a

Turner

Upper Circle Boulevard Neighborhood Traffic Calming Project The

applicant will participate in ongoing traffic calming efforts within the Upper Circle

Boulevard neighborhood as follows

a The applicant will participate as 221 homes or whatever the final number of

approved homes is within the identified recovery area That participation will

be based upon the percentage of homes within the drawn boundary of the

recovery area

b The applicantsparticipation will not be finalized until all appeal time periods
have expired for the approvals of the Witham Oaks land use applications
being sought by the applicant

M

F

m
X
w
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c The applicant will participate in installation of traffic calming features along
Circle Boulevard from the Witham Hill intersection down to 29h Street
consisting of up to five speed tables

d The applicant is to provide the full amount of their percentage of participation
in advance of the installation of the appropriate traffic calming features as

determined through the Neighborhood Traffic Calming Program

Commissioner Howell seconded the motion Commissioners Saunders and Bird
expressed concern about not having a specific percentage of participation Mr

Turner explained how the Neighborhood Traffic Calming Program works The
motion passed unanimously

New Condition 62

Commissioner Gervais moved to add Condition 62 as follows with friendly
amendment from Commissioner Bird incorporated

Upland Habitat Enhancement Any upland habitat enhancement performed
as mitigation forwetland impacts shall be conducted such that the order of priority
given to upland mitigation will first remove competing vegetation from oaks in

TractsAand K as directed by a professional forester and in concurrence with

the City Forester Secondarily mitigation action shall address upland habitat in
Tract M

The motion was seconded by Commissioner Saunders

Commissioner Gervais said that Tract M is heavily compromised by hawthorn
and other invasive species The applicant has proposed removing invasive

m
species and replanting natives The problem is that the area being addressed is

w fairly small and there will likely be a lot of time effort and money spent that will
not have a lasting impact because of the seed pool and the vegetation pressure
surrounding the mitigation site The oak trees on Tracts A and K are being
crowded out by competing trees which will severely compromise the ability of the

oaks to persist It is the applicants intention to deed Tract A as open space but
it is not clear when this will occur Ms Gervais believes this mitigation should

happen as soon as possible in order to preserve the trees

Commissioner Howell said this seems to shift the plan entirely away from Tract

M and there would need to be clarification as to how the applicants attached
detailed plan is being replaced Commissioner Bird said she understands the

intent but would not want to change the work proposed since it is a component
of the whole plan to preserve the wetland Commissioner Weber also said she

supports the intent but felt that the applicants four pages of verbiage in the
Habitat Enhancement Plan could not be replaced by this one sentence in the
proposed Condition It will also be difficult for City staff to enforce without the
detail Staff said that acceptance by the City of Tract Awould be contingent on

implementation of a successful management plan for that tract Commissioner
Gervais goal will possibly be carried out anyway in the long term City staff will
be involved in determining the parameters for that monitoring with the Parks and
Recreation Departments overview In terms of timing of the mitigation the

applicant has informally offered the land but the City has not formally accepted
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it as yet It is not known exactly when any mitigation efforts will occur but the City
will not accept the land without an implemented management plan

The motion failed unanimously

Motion toAmend Commissioner Howell moved to add Condition 62 as follows

Agricultural Operations and Effects on New Homes theapplican shall place
a covenant in the Covenants Conditions and Restrictions CCRs to notifyfuture
residents that the smells and sounds generated by adjoining agricultural uses will

continue to affect the site in perpetuity The CCRs will be submitted to the City
for review and approval prior to recordation of the final plat or phases thereof

The motion was seconded by Commissioner Bird and passed unanimously

Commissioner Bird asked about Street J and the dead end stub provided for

eventual connectivity Her concern is with people parking and entering onto OSU

property since it is not likely that OSU would be developing their property any time

soon She said OSU has a strong concern about this issue Mr Turner suggested
that Street J could be reconfigured to be a blisteredout area similar to how Street

D makes its bend in the northeast corner of the site Doing so would make eventual

connectivity problematic however Commissioners Howell and Weber expressed
strong beliefs about connectivity and not eliminating the stub Itwas suggested that

the barrier could be moved inward to discourage people from parking at the end

Chair Graetz reconfirmed that the language in Condition 34 as proposed in staffs

April 18 2007 memorandum had been changed to read Optionally the applicant
could demonstrate

t

In response to a question from Commissioner Bird about the 29th Street Grant 00

Avenue redesign staff said the redesign will not happen now X
W

Commissioner Saunders asked about the wall brought up in testimony and changing
it from masonry to wood Staff said that in their opinion regardless of whether the

fence was constructed of masonry or wood the attached dwellings themselves along
Circle Boulevard would have agreaterpotential for reflecting sound back across Circle

Boulevard There was additional discussion about whether the concern regarding the

masonry wall was strictly related to noise or if it was also an aesthetic concern

Commissioner Gervais said that she felt a masonry wall would not be really
compatible with the neighborhood features Commissioner Weber said there would

be a shorter life cycle for a wood fence and it might have to be replaced Presumably
this would have to be done by the Homeowners Association

New Condition 63

Commissioner Saunders moved to add Condition 63 as follows

The masonry wall proposed by the applicant shall be constructed of wood and

shall be maintained in good condition by the Homeowners Association

The motion was seconded by Commissioner Gervais
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Staff said that the wall is to provide some visual separation between the street and
the units but would not likely be tall enough to provide sound buffering Some
grading will likely have to occur and the fence might need a foundation which
would be masonry Commissioner Hann said he thought the masonry might
provide greater privacy for the homes and he was not inclined to support wood
Commissioner Weber said if some masonry will be needed anyway she was not
sure what they would end up with if wood were put on top of it Commissioner
Saunders said her main concern is that it will look like a fortress The motion
failed 42 with Commissioners Gervais and Saunders voting in support and
Commissioners Weber Hann Bird and Howell voting in opposition

Commissioner Weber moved to adopt Mr Adams memo dated April 18 2007
relating to rough proportionality as aFinding Commissioners Howell and Webersaid
they would accept this as a friendly amendment to the main motion

m

E
m

X
w

Commissioner Gervais said she would not be supporting the Conceptual Plan since
the applicant has failed to meet the need as outlined in the Planned Development
process to demonstrate that this application is in the public interest There is no

improved design it is not pedestrian friendly it does not meet the needs of lower
income families it only marginally meets the requirements to save vegetation on the
site Ms Gervais finds it very problematic because there are so many things that this
development did right The community outreach was significant and heartfelt and the

applicant clearly acted on recommendations There was a real effort made to make
the wetlands work and she lauds those efforts But in the development design itself
she does not see any of the features that she would hope to see with a Planned
Development Overlay The fact that a new proposal might be worse is not a good
enough reason to support this one

Commissioner Weber said she will be supporting the application in that except for
a small number of exceptions it meets the requirements of the Land Development
Code in force at the time the application was submitted It is her understanding that
the Land Development Code is the mechanism by which the policies in the
Comprehensive Plan are implemented If an application meets the standards then
the Commission does not have justification to assert that it does not comply There
are a number ofvariances such as the request to make a few lots smaller in lot size
and to have some zerolotline setbacks The applicant asked for an increase in the

maximum lot coverage for which there is a Condition of Approval Allowing these
variances gives greater flexibility in lot design and allows for some smaller lots and

houses which might be more affordable The only other variance is for the 150foot
separation from the LDS Church driveway but this is justified by having increased
protection for the wetlands Staff have reviewed and concurred with the applicants
arguments for why the variances should be granted in the public interest

Commissioner Saunders does not agree that the application complies with the Land

Development Code and she referred to her previous comments in terms of
preservation of trees minimizing garages solar access standards culdesacs and
lack of affordable housing She believes that Corvallis deserves better

VOTE ON MAIN MOTION The motion passed with Commissioners Howell Hann
Weber and Bird voting in favor and Commissioners Gervais and Saunders in

opposition
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MOTION Incorporating friendly amendment by Commissioner Howell
Commissioner Weber moved to approve the subject Tentative Subdivision Plat SUB
0600005 as Conditioned and shown on Attachments A and I including all of the

revised and new Conditions made in staffs memo dated April 18 2007 the finding of

nexus and rough proportionality contained in staffs memo dated April 18 2007 and

in accordance with the deliberations of the Planning Commission The motion was

seconded by Commissioner Bird and it passed42with Commissioners Howell Bird

Hann and Weber voting in favor and Commissioners Gervais and Saunders in

opposition

D Appeal Period

The Chair explained that the decision will be effective 12 days from when the Notice

of Disposition is signed unless an appeal is filed with the City Recorder

III DELIBERATIONS WILSON WOODS COMPREHENSIVE PLAN MAP AMENDMENT AND

DISTRICT CHANGE CPA0600001ZDC06000011

Chair David Graetz welcomed citizens and stated that the Public Hearing on this item was held

on April 4 2007 By request the record was held open for 7 days for additional written public
testimony The applicants final written comments were received on April 16 2007 Planning
Commissioners have received both the additional testimony and the applicants final written

comments Deliberations will occur this evening

A Declarations by the Commission Conflicts of Interest Ex Parte Contacts Site visits or

Objections on Jurisdictional Grounds None

B Staff Update

Associate Planner Bob Richardson gave an update on the case relating to this property
located east of NW 29th Street between NW Polk and NW Tyler Avenues He called

attention to the packet of testimony and the applicants final written comments in response
to the testimony submitted after the public hearing wasclosed on April 4 2007 but before

the record was closed on April 11 2007 He showed some slides depicting what the 65

acre portion of the site going from RS6 to RS20would potentially look like assuming a

tenfoot standard setback and showing the height transition areas and the design
elements that would be required for the pedestrianoriented design standards

C Discussion and Action by the Commission

Questions from the Commission

Commissioner Hann asked about the traffic counts and the fact that they just barely fall

belowthe threshold of30tripshour Development Engineering SupervisorTurnersald that

incremental proposals have to be viewed on an incremental basis Thirty tripshour is a

rule of thumb threshold used to determine whether further analysis is required for any
intersection He presumed that most ofthe trips would be to the south though some would

go north
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ENHANCING COMMUNITY LIVABILITY

MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date April 18 2007

Re Witham Oaks Conceptual and Detailed Development Plan PLD0600012
et at ApplicantsFinal Written Response

Attached is the applicantsfinal written response to publictestimonypresevted on the case

noted above This memorandum makes these comments public information
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April 18 2007

Planning Commission
City ofCorvallis
501 SW Madison Avenue

Corvallis OR 97339

RE Witham OaksPLD060001SUB0600005

Dear Planning Commission Members

This letter is to serve as final written argument on comments received by the City ofN

j Corvallis through April 1 1 2007
H

Bike Lane Vehicle Lane issues at 29thGrant intersection Several ofthe comments

W received related to our proposedrestriping ofthe southbound travel lanes of29th at its
intersection with Grant As you recall thisrestriping offers additional support for the
phased extension of Circle Boulevard We proposed to change the existing exclusive
rightturn lane and a shared through and left lane to a shared right and through lane and
an exclusive leftturn lane The bike lane would be to the right ofthe shared

throughright turn lanes This would make the intersection operate at an acceptable level
ofservice

Members ofBPAC Bicycle and Pedestrian Advisory Committee submitted concerns

over conflicts that may arise between bicyclists utilizing the dedicated bicycle through
travel lane and the shared right turn and through lane for vehicles As one BPAC
member stated this configuration exists at intersections all over town whereby vehicles

turning right must coordinate with through movement bicyclists in designated bike lanes
Furthermore our traffic engineer stated that this is the common configuration than a

dedicated right turn lane Some examples of intersection in the vicinity that share this

configuration are as follows

HarrisonArnold Way 29th southbound 29th eastbound Harrison and northbound
Arnold Way
Kings Blvd and Grant all legs ofthe intersection
Harrison53ra westbound Harrison southbound 53ra
Kings Blvd Circle eastbound Circle and southbound Kings Blvd



Kings BlvdHamson southbound Kings
Monroe9th eastbound Monroe

Western Blvd30th 3 legs of the intersection not northbound 30th

Caution would be warranted as it is at other nearby intersections Our proposal does not

increase conflicts between users Rather it continues to accommodate both vehicles and

bicyclists while improving the level of service ofthe intersection so there is less of a

delay during peak hours

Summary ofTiming Circle Boulevard Extension Our prior submittals have detailed why
requiring Circle Boulevard to be extended with Phase 1 is not legally supportable In

sum the impact of Phase 1 on the transportation system does not warrant the extension of

Circle Boulevard Additionally the extension will cost an additional 498062 or
6468 per home which is not proportionate to the impact ofthe 77 homes in Phase 1

Additionally the cost of extending Circle Boulevard prematurely is an additional outof

pocket upfront cost that Matrix will incur prior to selling its first home

The City has not provided an individualized determination that requiring Circle

Boulevard to be extended with Phase 1 is related both in nature and extent to the impacts
ofPhase 1 on the transportation system This individualized analysis is required by the

constitution and without it the City has no basis on which to require the extension of

Circle Boulevard with Phase 1

To and Through Requirements City staff has requested that right of way for Street J be

extended to and through to our westerly boundary so that if and when OSU agricultural
m

land to the west develops our proposal does not preclude through street connections We w
understand the likelihood ofthe adjoining OSU land developing anytime in the near

future is extremely minimal We would accept a condition that requires the right ofway
for Street J to be dedicated with recordation ofthe final plat but the street not being
required to be constructed until such time OSU land to the west develops

With respect to Gloria Chaves property to the north in her letter that requested the to and

through requirement ofStreet A to her property she also requested open space buffers

between her property and ours and maintenance of the views she currently enjoys The

proposed culdesac allowed us to add an open space buffer between the properties and to

fan out the lots along the culdesacso that our proposed lots are placed in a manner

that opens up views from her home Through this layout we were able to achieve 2 of

her 3 requests Additionally the extension ofCircle Boulevard provides direct access to

her lot thereby satisfying the to and through requirement

Wilson Woods and effects on 29thGrant intersection The proposed zonechange for

Wilson Woods is ofa size and nature that the resulting trips generated were low enough
to not require a traffic study Needless to say the resultant traffic impact on the

intersection of29th and Grant is negligible



Thank you for the opportunity to respond to the comments received after the close ofthe

public hearing

Sincerely

Terri Valiant

Pahlisch Homes
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MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date April 18 2007

Re Witham Oaks Conceptual and Detailed Development Plan PLD0600012
et at Revised Recommended Conditions of Approval

Attached are revised recommended Conditions ofApproval Some of the revisions reflect

comments made by the applicant while others are presented as friendly amendments

by Staff
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Witham Oaks ConceptualDetailed Development Plan

and Tentative Subdivision PlatPLD0600012SUB0600005
Recommended Revisions to Conditions of Approval April 18 2007

Page Condition
Recommended Revisions

No No

1 26 1 12 No recommended revisions to original language

27 and 13 Geotechnical Analysis Prior to issuance of excavation and

50 grading permits for the site the applicant shall submit a

geotechnical analysis for the developable
portion of the site includingtheboundary

of 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 Chapter 25 Otherwise development of the site shall
occur consistent with the recommendations contained in the

geotechnical analysis Staff Recommended Revision

27 and 14 Landscaping Plans The following landscaping provisions
33 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 a12inchtrunk caliper four
feet above the ground at the time of installation
except for natural area plantings Tract A C M and K

Trunk caliper for trees

placed in the area shall be seedlings or shall otherwise

conform to the standards
established by the applicants consultant The detailed

Continued on next page
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Witham Oaks ConceptualDetailed Development Plan
and Tentative Subdivision PlatPLD0600012SUB0600005

Recommended Revisions to Conditions ofApproval April 18 2007
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Page
No

Condition
No Recommended Revisions

14 cont 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 Applicant Proposed Revision Staff

Concur

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 of the required landscaping plan This
maintenance plan shall provide measures to assure all
new plantings attain the attminimum 90 percent
ground cover required by LDC Section4220within 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

Continued on next page



Witham Oaks ConceptualDetailed Development Plan

and Tentative Subdivision PlatPLD0600012iSUB0600005
Recommended Revisions to Conditions of Approval April 18 2007

Page Condition
Recommended Revisions

No No

14 cont 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 Tracts C M and K where no

irrigation is allowed Applicant Proposed Revision

Staff Concur

c Security for Landscape Installation and Maintenance
Foreach 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

36 99 15 25 No recommended revisions to original language

69 and 26 Traffic Impact Analyses Each development phase after
70 Phase I shall provide nearterm updated TIAs to confirm

specific timing of the NW Witham Hill Drive NW Circle

Boulevard intersection improvements based on

LOS and warrants These intersection improvements max
include signal alternatives such as roundabouts

In order to ensure that traffic impact analyses remain

consistent with actual buildout phasing of the project

Continued on next page

ti
N

H

m
x
w



Witham Oaks ConceptualDetailed Development Plan
and Tentative Subdivision PlatPLD0600012SUB0600005

Recommended Revisions to Conditions ofApproval April 18 2007

N

H
m

X
w

Page Condition
No No Recommended Revisions

26 cont updated TIAs shall be required to address the timing of

effects on other area intersections and identify needed

improvements if buildout is delayed beyond 2011e
mverrrrn n n r nrratvC

StaffRecommended Revision

These longterm TIA area intersections

urshall 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 Staff Recommended
Revision

It is expected that actual intersection improvements will be
implemented via the Citys Capital Improvement Program If
needed 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 needed intersection

improvements m
through the Public Improvement by Private Contract process
Staff Recommended Revision

71 77 27 30 No recommended revisions to original language

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 or written
statement of No Change from original environmental
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

Continued on next page
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31 cont cleanups related to land dedicated for public use along NW

Circle Boulevard NW Harrison Boulevard or the public
streets internal to the site Applicant Proposed Revision

Staff Concur

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 which result in

additional impacts to wetlands reductions to drainagewax
dedication areas grading above the 8foot threshold or

impacts to third parties shall be considered a Major
Modification due to potential infringement on existing
wetlands Applicant Proposed Revision Staff Concur

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 20year life Applicant Proposed Revision

Staff Concur
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75 34 NW Harrison Boulevard Phasing The developer shall

improve the NW Harrison Boulevard and NW Circle
Boulevard intersection including all turn lanes and adjacent
curb and gutter see Conditions No 33 for extent of street
improvements and No 38 for timing of planter strip and
sidewalkmultiusepath improvements to City standards
concurrent with the construction of NW Circle Boulevard The
applicant shall demonstrate subject to approval by the City
Engineer that based on updated traffic impact analysis and

accepted transportation engineering criteria the intersection
improvements may be deferred to a later Phase

Notwithstanding the above the intersection improvements
and 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 Staff Recommended
Revision

77 95 35 51 No recommended revisions to original language
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 CitysStorm Water Master Plan and criteria outlined in
the King County Surface Water Design Manual The water
quality design storm shall be 09in 24 hr NRCS Type 1A 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 Staff
Recommended Revision
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52 cont Continued on next page

As part of the plans for public improvements the applicant
shall provide engineered calculations forpredevelopment
and postdevelopment peak storm water runoffflows 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 56 No recommended revisions to original language

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 or

agreement acceptable to the City Engineer shall be submitted

with the plans for public improvements If an appropriate
easement or agreement 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
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Continued on next page
57 cont 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 Applicant
Proposed Revision Staff Concur

98 58 Stormwater Drainage Facilities Desian fivee

If the proposed
stormwater drainage facilities cannot be constructed to City of
Corvallis and King County criteria as configured create
additional wetland impacts or do not do not meet the terms
specified in the MOU agreement with OSU 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 Applicant Proposed
Revision Staff Modified

99 59 60 No recommended changes to original language
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CORVALLIS
ENHANCING COMMUNITY LIVABILITY

MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date April 18 2007

Re Witham Oaks Conceptual and Detailed Development Plan Supplemental
Transportation Infrastructure Nexus and Rough Proportionality Analysis

On April 4 2007 the applicant for this case submitted a nexus and rough proportionality M

analysis that contests the constitutionality of Staffs recommendation that Circle Boulevard

be extended to and through the development site with Phase 1 of the project and that
associated improvements to Harrison Boulevard be completed at that time as well The m
following discussion is a response to that analysis and the new information contained
within it The additional nexus and rough proportionality findings presented below are w
intended to supplement those contained in the March 14 2007 staff report to the Planning
Commission on Page 72

I Nexus and Rough Proportionality Legal Precedent

An exaction is generally defined as a dedication of private property or a public easement
or construction of public infrastructure improvements imposed as condition of receiving a

discretionary land use approval For example Condition of Approval Nos 28 32 33 and
34 would each be considered exactions as would other conditions that require the

applicant to construct local streets and public utility lines grant public access easements
or construct offsite pedestrian improvements Given that the applicant has only raised

issue with transportation improvements related to certain public streets the analysis
provided below focuses on this type of exaction

As noted by the applicant in order for an exaction to be considered constitutional it must

be demonstrated as 1 related to impacts anticipated to arise from the proposed
development ie a rational nexus exists and 2 related in nature and extentie
roughly proportional to those impacts These legal tests were created through two US

Supreme Court cases Nolan v California Coastal Commission 1987 and Dolan v City
ofTigard 1994 respectively In addition to federal case law established through these

decisions the Oregon District Court of Appeals has expanded and refined these

tikk



precedents in several subsequent legal decisions related to land use approvals Many of
these cases are referenced below as necessary to further substantiate Staffs
recommendation that Circle Boulevard and the related improvements to Harrison
Boulevard be constructed with Phase 1 of the Witham Oaks project

II Basis for Determining Nexus and Rough Proportionality

A Nexus

The Nollan v California Coastal Commission decision requires that governments
demonstrate a rational nexus between an exaction and the anticipated impacts of a

proposed development In other words the development will create a type of impact or
need that the proposed exaction will logically help to solve or mitigate 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 occur within 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
v

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

m existing sidewalks bike lanes and vehicular travel lanes that front the site As observed
X with comparable residential developments providing this access also results in additional
w 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 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 that would
otherwise result Therefore there is a rational 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 78h dwelling unit is constructedie 77 units in Phase 1 plus
one 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 ofthe rational nexus test by retying on propositions that are

actually related to the rough proportionality test as illustrated by footnote 1 of the
applicantsanalysis The US Supreme Courtsdecision in Dolan expanded the rational
nexus test established in Nollan to require that both the natureie nexus and extentie
rough proportionality of an exaction be related to development impacts 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 Had the conditions required the

applicant to dedicate open space or someothernontransportation related for 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

Several Oregon District Court decisions have addressed the appropriate period of time in

which development related impacts should be assessed and corresponding methods of

mitigation imposed For example in Schultz v City of Grants Pass 131 Or App 220 884

P2d 569 the court found that imposing a condition of approval aimed at mitigating
impacts related to the potential development of up to 20 homes was not consistent with

Nollan and Dolan when in fact the applicant had only proposed atwolot land partition
In Schultz the City of Grants Pass relied on potential intensive future uses ofthe property
to justify the required exaction The contested conditions of approval in the subject case

differ in this regard in that they are aimed at mitigating impacts incontrovertibly anticipated
to result from construction of the proposed projectie 221 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 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 29h Street as an alternative to constructing Circle
Boulevard and the associated improvements at the Harrison Boulevard intersection

Despite the fact that travel lane configurations similar to that proposed by the applicant
currently exist at other intersections in Corvallis it is illogical to reconfigure an intersection
in a manner that knowingly creates a safety conflict between motorists and cyclists M
Additionally a review of the raw traffic count data submitted by the applicant indicates j
that the improvement in Level of Service LOS experienced for the PM peak hour
at the intersection of Grant Avenue and 29 Street with Phase 1 is incorrect First
the accepted methodology for determining PM peak hour traffic volume requires the W
analysis to occurbetween the hours of400PM and 600PM and use counts from the four

greatest consecutive counts at 15 minute intervals The applicantsdata indicates that the

counts were generated between the hours of500 PM and 700 PM and that four non

consecutive counts were used to determine the LOS resulting from the proposed land

reconfiguration 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 Dwould result with Phase 1 but relies on

a value of0899 to reach this conclusion As a result the difference between LOS D and

LOS E is a value of0001 Given the inaccuracies mentioned above for determining the

actual PM peak hourvolume this is an insufficient difference to substantiate the conclusion

that a LOS D is attained Therefore the applicantsproposed method for diminishing the

degree of impact that otherwise necessitates the improvement of Circle Boulevard and its

intersection with Harrison Boulevard is flawed and inadequate

Considering immediately ascertainable development impacts when determining the

constitutionality of an exaction is consistent with other relevant decisions of the Oregon
District Court ofAppeals For example in Hallmark Inns v City ofLake Oswego 193 Or

App 24 88 P3d 284 the court found that under Dolan the temporal benchmark for
determining rough proportionality including assessing developmentrelated impacts is

at the time the condition is imposed or very shortly thereafter Given that the inquiry is

necessarily forwardlooking it properly considers reasonable projected impacts from

permitted uses ofthe development rather than being limited to the impacts from a single
particular use of the site when the development application as approved allows a range



of uses reasonably generating a variety of impacts The court then went on to distinguish
the facts of the Hallmark Inns case from Schultz by noting that the range of potential
impacts could result without further applications or development While the use of the
property in the subject case is not in question 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 From that perspective the usewould be
that related to construction of 77 dwelling units rather than 78 The opinions from
Hallmark and Schultz do not require governments 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 wasgranted Projects such
as Willamette Landing Grand Oaks Park at Timberhill and Stoneybrook each of which
are developments 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 legally defensible that the City be able to consider the transportation
impacts of the subject project as a whole as the process through which an approval could
be granted for this case is the last opportunity to consider the impacts and require
appropriate mitigation

8 Rough Proportionality

As noted above Dolan requires that a government demonstrate that an exaction is related
M in nature and extent to the impacts anticipated from a proposed development 1n general

the analysis must shown that an exaction is roughly proportional to 1 the burden placed
on the government by the development andor2 the benefits the development gains from
the exaction The applicant has concluded that the exactions related to constructing Circle

W Boulevard and making the corresponding improvements to the intersection at Harrison
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 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 reviews responds to these aspects of the applicants rough proportionality
analysis

The difficultly of completing a defensible rough proportionality analysis is captured by a

comment from the Oregon District Court of Appeals opinion from McClure v City of

Springfield 175 Or App 425 28 P3d 1222 which noted that the roughproportionality
sic test requires a comparison of different kinds of things For example a comparison
between a particular number of vehicle trips and an increase in street rightofway area

involves different elements of a traffic scheme While the difficulty of such an analysis in
not insurmountable it must rely on variables that are at least capable of accurately
quantifying the rough proportionality relationship between impacts and exactions The

applicant has chosen to rely on a monetary variable to demonstrate the proportionality of
traffic impacts related to construction of Phase 1 of the project which is an imprecise
variable for quantifying such impacts and fails to demonstrate how this relationship



compares to the transportation system within the area that would be impacted by the

development

As upheld in Oregon District Court of Appeals decisions such as Hallmark Inns and

McClure a defensible 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 In Hallmark Inns the City of Lake Oswego compared
the length of a required pedestrian path and the number of employees that it would serve

on the applicantsdevelopment site to the total length of sidewalk and residents in the

neighborhoods flanking the development site Similarly the City of Springfield compared
the number ofvehicle trips generated by the proposed development to the number of daily
trips generated by two local roads used to access nearby arterials as well as comparing
the area and length of required street improvements to what was existing along the two

local roads In light of these legal precedents the subject applicant has failed 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

As noted in the Oregon District Court of Appeals decision from Art Picullel Group v

Clackamas County 142 Or App 327 922 P2d 1227 exactions can have the M
overlapping effect of serving the needs ofthe development itself rather than or as well as

offsetting impacts that the developmentwill cause elsewhere The court acknowledged F
that it is difficult to accurately quantify benefits in this regard but that clearly conditions m

that in whole or in part serve the needs of the development itself should be weighed x
differently than pure exactions of the kind that serve only to mitigate an impact of the

development on the public or public facilities The applicant does not account for other

benefits to the development that are derived from constructing the subject 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 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 provided to the site until Circle

Boulevard is constructed Transit shelters are included with the subject proposal and

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

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

in the amount ofoutofdirection travel Absent construction of Circle Boulevard and the

improvements to the intersection at Harrison 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 and improvements to the intersection at Harrison Boulevard must 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 29th Street
The potential magnitude of impactwould increase with each yearthat construction of these

improvements is delayed and no guarantee exists that Phase 2 would occurone year after

completion of Phase 1 Not only would these additional trips accelerate the need for

required street maintenance but existing 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 volume related to both the development site and
background traffic eg Witham Hill Drive Grant Avenue 29th Street and 36th Street And
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 these facilities

III 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 I The remainder of this memorandum presents a rough proportionality analysis
that is specific to the traffic impacts related to the subject proposal and the required
recommended mitigation of constructing Circle Boulevard and the improvements to the
intersection at Harrison Boulevard concurrent with Phase 1

A Quantification ofTraffic Impacts
M

As noted in the applicantstraffic study AttachmentI111 of the March 14 2007 Staff

m Report while a total of 221 dwelling units would be constructed through full buildout of

x the project only 77 dwelling units would be constructed with Phase 1 Based on the trip
w generation rate used by the Institute for Transportation Engineering for a single family

dwelling a total of102 PM peak hourtrips would be generated by each ofthese 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 applicant
has completed a trip distribution analysis that assumes that 50 percent ofthese 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 AttachmentI130 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 these distribution percentages would increase
accordingly It is reasonable to assume that the noted percentages for Witham Hill Drive
Circle Boulevard and Grant Avenue would at least 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 intersection of Grant Avenue
and 29th Street will decrease to the extent that a LOS D is preserved Therefore the
recommended mitigation in 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 AttachmentsI71 andI77 Put another

way the difference is a total distance of approximately 1450 feet of street improvements
beyond what would be necessary to provide at least one paved accessway 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 To relate this additional improvement
to other typical residential developments in the RS6District it is appropriate to consider
the number of lots proposed with Phase 1 the corresponding PM peak hour trips
generated and the minimum frontage of each lot that would depend on access to Circle

Boulevard The minimum lot width allowed in the RS6 District is 50 feet Typically a

Local Street is double loaded 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 of those trips would be associated with 25 feet ofthe corresponding street

frontage This results in a Local Street Demand Density LSDD of00408 trips per foot
of street frontage102 trips per dwelling unit25feet of frontage perdwelling unit 00408

trips per foot of frontage

With the construction of Circle Boulevard and the improvements to the intersection at

Harrison Boulevard halfof the 78 trips associated with Phase 1 would rely on the portion
of Circle Boulevard south ofStreet A to travel south to Harrison Therefore 385PM peak
hour trips would rely on this section of street By dividing this number oftrips by the LSDD M
for 77 RS6 dwelling units 385trips00408trips per foot of street frontage the result is
a Local Street frontage demand of9436feet of street This equates to 65 percent of what

would typically be required by a standard residential development in the RS6 District m

composed on 77 residential lots with a minimum lot width of 50 feet Given that this x
percentage is less than 100 percent it can be concluded that the recommended form of w

mitigation to address traffic impacts associated with Phase 1 of the project is roughly
proportional This 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 Lastly the applicant would be eligible for reimbursement of the

difference in monetary cost to construct the extra capacity portion of the Neighborhood
Collectorieonstreet bike lanes and a wider planter strip 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
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MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date March 14 2007

Re Witham Oaks Conceptual and Detailed Development Plan

PLD0600012 et alCopies of Attachments D through D2

Due to reduced image resolution resulting from the photocopying process copies of

Attachments D through D2contained in the staff report for the case noted above are not x
clear Legible copies of these attachments are included with this memorandum w
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CORVALLIS
ENHANCING COMMUNITY LIVABILITY

MEMORANDUM

From Eric Adams Associate Planner

To Planning Commission

Date March 21 2007

Re Witham Oaks PLD0600012 et al Additional Application Materials

The attached materials were submitted by the applicant on March 21 2007 A table that r
notes proposed modifications to conditions of approval recommended in the staff report
is forthcoming and will be provided to you at the March 21 2007 public hearing w
This memorandum makes this information public record



March 21 2007

Planning Commission

City of Corvallis
501 SW Madison Avenue

Corvallis OR 97339

RE Witham Oaks PLD060001SUB0600005

Dear Planning Commission Members

Thank you for taking the time to read the submittal packet and staff report Iknow this is
a lot of information to read and digest and we appreciate your commitment to the

community We have worked for two years on this project During this time we have
consulted with numerous specialists from ecologists arborists traffic geotechnical and
civil engineers wetland specialists state and federal agencies involved in wetlands fish

habitat riparian corridorsdrainageways etc as well as neighbors and City staff The
result ofthese efforts is asite plan that addresses what we have heard as being the most

x important elements to development of this site protection of the significant resources
w pedestrian connectivity neighborhood compatibility a reasonable density lots of open

spaces and natural areas and layout that meets the communitys and citys planning and

transportation goals

While we worked out most issues with staff prior to the final report there are a few
clarifications to the conditions of approval that we feel are warranted to make the project
more easily implemented Due to time constraints during the hearing Iwill not have the

opportunity to go through each condition ofapproval rather will highlight those which

have greater implications if left as currently worded Ihave provided staff a copyofthis
letter as well with the hopes they can research the issues and come to the hearing with a

recommendation on any amendments to the conditions as currently worded The attached
document has a tracked changes feature which shows our proposed amendments to the
conditions

Thanks for your time in reviewing this document I know you have a lot to read and

digest We will be ready to answer or try to answer all your questions at the hearing

Sincerely

Terri Valiant

Pahlisch Homes



wwwptvamericacorn

MEMO

traffic mobility logistics

To Keith Turner PE City of Corvallis

From Thomas Bauer PE PTOE PTV America

Cc

Date March 20 2007

Subject 29t at Grant Mitigation Analysis for Witham Oaks TIA

The purpose of this memo is to specifically analyze the option of a small

interim mitigation for the intersection of 29t Street at Grant Avenue This

intersection is expected to reach a VC ratio of091 which corresponds to

LOS E in the 2007 AM peak period under nobuild conditions Its poor

performance has prompted the City of Corvallis to request the construction

of the entire Circle Boulevard extension as part of Phase 1 of the Witham

Oaks development

A closer look at the operation of this intersection reveals that the

southbound approach is responsible for the poor AM peak operation

Currently the intersection lane geometry provides for an exclusive right
turn lane and a shared through and left lane for this approach Changing
the lane configuration to a shared right and through lane and an exclusive

leftturn lane improves the operation for 2007 AM peak Phase 1 build no

Circle extension conditions to a VC ratio of080which corresponds to LOS

D an 1 1 reduction in saturation Figure 1 below shows the proposed

approach lane reconfiguration
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Witham Oaks

Conceptual and Detailed Development Plan Tentative Subdivision Plat

PLD0600012 SUB0600005
Comp Plan Designations Neighborhood Centers
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CORVALLIS
ENHANCING COMMUNITY LIVABILITY

To Mayor and City Council

From David Coulombe Deputy City Attorney KJ C

Date May 8 2007

Re NollanDolan5h Amendment Takings Guidelines

CORVALLIS CITY ATTORNEY

456 SW Monroe 101

Corvallis OR 97333

Telephone 541 7666906

Fax 541 7527532

The applicant for the Witham Oaks project objected to staff proposed conditions of approval
related to the timing and construction of the anticipated Circle Boulevard extension Our office

was asked to prepare a brief summary of how the City should address takings analysis as part
ofthis land use application Although City Staffprepared areport to the CitysPlanning
Commission this memo does not review or comment on the analysis ofcase law presented in

that report

BACKGROUND

The Fifth Amendment ofthe United States Constitution among other things provides that no

person shall be deprived ofproperty without due process of law and that private property shall

not be taken for public use without just compensation The Fifth Amendment guarantee was

designed to bar Government from forcing some people alone to bear public burdens which in

all fairness and justice should be borne by the public as a whole Article I Section 18 ofthe

Oregon Constitution contains similar but not identical language notably there is no due process

requirement
An example would be the government building ahighway for use by the general public Ifthe

highway were built on privately owned property and the government did not pay the owner just
compensation for the use ofthat land it would be a taking ofthat property The benefit of

having the highway would flow to the general public but the burden ofproviding the land would

rest on the landowner The question of how much compensation would be just compensation
for aparticular case can be quite complicated and would include factors such as whether the

property owner has access to the highway and whether the property is more valuable because of

that access but in general the Constitutional requirement is for the public to pay fair market

prices for the property the public needs

On the other hand when a landowner proposes to develop private property in a manner that

would create burdens on systems owned by the public the government generally may prohibit the

development As an alternative to outright prohibition the government may in its discretion
protect the public interest by conditioning approval of the development on some concession by
the landowner such as aconcession ofproperty intereststhatmitigates the public burden that

t
w



Mayor and City Council

Page 2

May 8 2007

would otherwise justify prohibiting the development A condition of approval that seeks a

concession ofa property interest is anexaction

When government approves a land use development application conditioned upon an exaction
its authority to do so is subject to twoprocedural requirements the Supreme Court developed in
Nollan v California Coastal Commnand Dolan v City of Tigard

NOLLAN ESSENTIAL NEXUS REQUIREMENT
The first requirement is simply that the exaction and the ability to prohibit adevelopment must

share acommon purpose or in the Supreme Courts words they must have an essential nexus
An essential nexus simply means that the condition is reasonably related to the public need or

burden that the proposed use of land creates or to which it contributes This requirement creates

little difficulty if the decision maker first considers whether the condition is necessary for the

application to satisfy an applicable land use criterion If so then generally a reasonable
N

relationship or an essential nexus exists

X In the Nollan case the California Coastal Commission found that the proposed development
would block the view ofthe beach in violation of a requirement for development The

w Commission approved the development under the condition that the property owner dedicate an

easement across private beachfront to allow the public to cross from one public beach toanother
The Supreme Court determined no essential nexus existed because the Court did not believe
the easement allowing passage from one public beach to another was reasonably related to the

regulations related to the view of the beach or the proposed developmentsobstruction ofthat
view

DOLAN ROUGH PROPORTIONALITY REOUIREMENT

In the Dolan case the Supreme Court explained that there was a constitutional requirement that
the magnitude ofan exaction be similar to the magnitude of the projected impact from the

proposed development on the public systems InDolan the Court said we think that a term

such as rough proportionality best encapsulates what we hold to be the requirement ofthe Fifth

Amendment No precise mathematical calculation is required but the city must make some sort

of individualized determination that the required dedication is related both in nature and extent to

the impact ofthe proposed development The Court also found that this rough proportionality
could take into account both the benefit the public systems provide to the proposed development
and the burden the proposed development places on the public system

In applying this requirement it is useful to consider the polar examples On the one end of the

spectrum is the example in Dolan itself In that case the Court determined that the City of

Tigard had made no individualized quantitative finding that a required dedication ofa

bicyclepedestrian path would avoid excessive congestion attributable to the proposed expansion
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ofacommercial venture or that the required dedication ofapublic greenspace was related to the

drainage requirements of the proposed development The City simply concluded that having
such a path could offset some expected burden and that having the public greenspace was

required The decision makers may have been right but the Court found that the unsupported
conclusion was constitutionally insufficient On the other end of the spectrum where findings
demonstrate that the proposed project is the sole or principal beneficiary ofthe improvements
required to be made and that the requirements are responsive to impacts that the development
will have the government almost certainly would also succeed in demonstrating rough
proportionality The Dolan Court inferred the same when it noted thatdedications for

streets sidewalks and other public ways are generally reasonable exactions to avoid excessive

congestion from aproposed property use

The Council should note that where legislatively imposed exactions are systematically applied to

abroad class ofproperties and not on an ad hoc quasijudicial and discretionary basis then

Dolan findings may not be required If for example a land use application only contains a

request for a subdivision and the City only applies nondiscretionary subdivision standards then

NollanDolan findings may be unnecessary This is not a settled question and to the extent that

findings that support the application ofrequired standards for street sidewalk public utility and M
other exactions can be easily made our office believes that prudence dictates that such findings C

should be adopted In general aNollan nexus will always exist for conditions requiring
exactions for street sidewalk and utility systems Dolan rough proportionality findings by their t
individualized nature will depend on the specific nature of a given development j

In sum where the City approves a land use application on the condition ofan exaction which is

reasonably related to aburden on apublic system that the proposed land use creates or to which

it contributes or is related to the benefits the development directly gains from the exaction and

where the City makes an individualized determination that the required dedication is related both

in nature and extent to the impact ofthe proposed development then the City has not effected a

taking without just compensation or due process
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Adams Eric

From SuzMuz@peakorg
Sent Monday May 07 2007948 AM
To Adams Eric

Subject Witham Oaks feedback

Re Proposed Witham Oaks Development Appeal May 21 2007

Dear Mr Adams

As a citizen of Corvallis for over 23 years I recognize the delicate balance cities face
when making decisions about growth versus open space We are constantly faced with
decisions about how much to grow and what the nature of that growth will be

I feel that Corvallis has made good choices in this area over the years which is why I

choose to live here

Corvallis is consistently listed as one of the top ten places in the US in which to
live These listings note our commitment to open space liveability sustainability and
to community in essence our citizenrys obvious commitment to the long term interests
and well being of all Corvallis residents rather than the short term interests of those
who realize financial gain by developing land that afterwards can never be restored to
its natural state

I urge you and the Corvallis City Council members to continue this commitment to keeping
our city healthy for everyone in the long run by keeping Witham Oaks undeveloped and in
its natural state for the entire community to enjoy

N
The most valuable asset we as a community own is the feeling of connection and community
with our friends and neighbors In my view this is inspired and supported by values and
experiences that remind us of our connection with one another Natural open spaces are an

essential part of this process

s
Witham Oaks in its natural state is a vital part of the community experience in Corvallis

LLJCountless people enjoy its natural beauties friends and neighbors walk here daily and
enjoy friendly conversation and the relaxing nurturing experience of being in nature

If turned into a housing development we would not only lose this areasnatural beauty
but our Northwest Neighborhood would lose a place for friends and neighbors to meet each

day to experience connection and community I do not believe this kind of loss is
justified at any price

Building houses while destroying opportunities for community and connection does not make
sense especially if we are mindful that the choices we make today will affect future
generations

A towns character is built on the principles of its citizens Obviously there are as many
opinions and values as there are individuals However open space is a common denominator
that nurtures and sustains us as a community and that shapes the character of our town

into a place that remembers that something as simple as the fact that having oneshands
in the soil or one footsteps on a pathway in undeveloped space is essential to the
well being of the soul

I feel that overdevelopment destroys the soul of a city and that preserving these 95
acres of beauty and tranquility known as Witham Oaks is essential the the very soul of all
of us who share this community of Corvallis Are the profits of an outoftown development
company more important than the liveability of this community I think not Surely Matrix

Development can make their millions elsewhere However if we choose to allow development
of Witham Oaks we will NOT be able to replicate this unique natural wonder elsewhere

I urge you and the city council members to deny development of the Witham Oaks area and
to commit to leaving this property as open space for all citizens to enjoy I would
certainly be willing to step up along with my other Corvallis friends and neighbors to

1



purchase this property in order to leave it designated as open space for all to enjoy

I believe we owe this not only to ourselves but to our children and future generations

Sincerely
Suzannah Doyle
1020 NW 34th St

wwwSuzDoylecom
Corvallis resident since 1983
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