
MEMORANDUM 

TO: Mayor and City Council 

FROM: Ken Gibb, Community Development Directo 

DATE: May 23,2008 

RE: Seavey Meadows (PLD08-00001, SUB08-00001) 

The applicant, Willamette Neighborhood Housing Services (WNHS), has submitted an 
application seeking approval of a Major Modification to a Conceptual and Detailed 
Development Plan and a Major Subdivision Replat to construct a mixture of single family 
detached homes, duplexes, triplexes, and four- and five-unit multi-family dwellings on the 
site. Forty-three (43) dwelling units are proposed on the subject, 3.46-acre, site. The 
development would also include a 1,700 square foot community building and approximately 
14,000 square feet of landscaped play areas and common areas. Planned Development 
approval is requested to allow variation to Land Development Code requirements regarding 
alleys, landscaping, parking, setbacks, and building design. 

On April 2, 2008, the Planning Commission held a duly advertised public hearing on the 
request. At that hearing, the Planning Commission honored a request to hold the record 
open. The record was held open for one week, following which, the applicant was allowed 
one week to submit a final written argument. The Planning Commission reconvened on 
April 16, 2008, deliberated, and voted to deny the applicant's request. The Planning 
Commission Chair signed the Notice of Disposition from that decision on April 18, 2008, 
(Attachment I). On April 28, 2008, the applicanffappellant appealed the Planning 
Commission's decision (Attachment 11). The applicanffappellant also granted a 21-day 
extension to the State's 120-Day rule to allow additional time to submit appeal materials. 
Additional appeal materials were received on May 20,2008 (Attachment It). A City Council 
public hearing has been scheduled for June 2, 2008, to consider the appeal of the Planning 
Commission's decision to deny the proposed Major Modification to a Conceptual and 
Detailed Development Plan and Major Subdivision Replat. 
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I\. BACKGROUND and DISCUSSION 

The 3.46-acre site is located south and east of Conser Street and contains Jasper Street 
and Sorrel Place. Seavey Avenue is located immediately to the south. An existing fourplex 
that is surrounded by the development site was constructed consistent with the 1982 
approval for Seavy Meadows. Improvements to Conser Street, Jasper Street, and Sorrel 
Place were also made at that time. Since that time, some of the sidewalks have buckled 
due to the growth of tree roots. No other development has taken place at the site since 
these improvements were made. Remnants of preliminary building pad excavation are still 
visible on recent City of Cowallis aerial photographs. Due to the soils in this area of 
Cowallis, these portions of the site have since gradually transformed into "constructed" 
wetlands. Other natural features found on the proposed development site include mature 
and sapling cottonwood trees, and non-locally protected jurisdictional wetlands. The site is 
essentially flat and lacks prominent topography. Immediately northeast of the site along 
Conser Street is the Conifer Village Subdivision. All other property within the immediate 
vicinity is currently undeveloped. A branch of the Southern Pacific Railroad runs past the 
site on the west side of Conser Street. Additional residential development is located on the 
opposite side of the railroad tracks. 

The site is designated as Residential - Medium-High Density on the Cowallis 
Comprehensive Plan Map, with Natural Resource Overlay Areas, as are other properties 
abutting the site to the south, east, and west that were also part of the original Seavey 
Meadows Planned Development. The Conifer Village Subdivision to the northeast is 
designated as Residential - Low Density, while undeveloped property across Conser Street 
to the north is shown as Residential - Medium Density on the Comprehensive Plan Map. 
The area to the south of Seavy Avenue, to the south of the site, is not yet annexed into the 
City, but is designated for Medium Density Residential Development on the Comprehensive 
Plan Map. 

Consistentwith its Comprehensive Plan designation, the site is zoned Medium-High Density 
Residential on the Cowallis Land Development Code Zoning Map, and is also subject to 
Planned Development and Natural Resource Overlays (PD(RS-12)). Undeveloped 
properties south, east, and west of the site that are also associated with the original Seavey 
Meadows Planned Development share this designation. The Conifer Village Subdivision to 
the northeast is zoned PD(RS-6), while the undeveloped properties to the north, across 
Conser Street, are zoned PD(RS-9) with Natural Resource Overlay areas. The area to the 
south of Seavy Avenue, to the south of the site, is not yet annexed into the City and 
therefore has no City zoning designation. 

Backaround 

1982 - On May 18, 1982, the subject site was annexed into the City Limits along with 
roughly 37 additional acres that were zoned either RS-9 or RS-12 with a Planned 
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Development Overlay. Subsequent to being annexed, the original developer proposed a 
Conceptual and Detailed Development Plan and Tentative Subdivision Plat that would have 
resulted in the construction of 296 dwelling units (PD-82-5). The Corvallis Planning 
Commission approved this request, with conditions, on October 6, 1982. 

Phase I of the Seavy Meadows development was initiated, which included construction of 
the existing portions of Jasper Street and Sorrel Place, as well as other infrastructure within 
the Phase I area, and the existing fourplex building on the site. However, construction of 
the remainder of the development faltered. When the developer defaulted on infrastructure 
debt service (Bancroft Bond) the City took possession of the Seavy Meadows site, with the 
exception of the existing fourplex at the southeast corner of Jasper Street and Conser 
Street. 

1991 - On March 6, 1991, the Corvallis Planning Commission approved a Detailed 
Development Plan and a Tentative Subdivision Plat for Conifer Village, Phases 4, 5, and 6 
(DC-91-1, PD-91-1, and S-91-1). This approval affected approximately 10 acres of the 
Seavey Meadows Detailed Development Plan by rezoning the property from PD(RS-12) to 
PD(RS-6) and approving a tentative subdivision plat intended for developmentwith detached 
single family homes. The City sold that portion of the Seavy Meadows development to the 
developer of Conifer Village. A portion of Conifer Village, Phase 5, was developed in this 
location and currently contains 38 single family houses. 

Proposal 

The applicant's proposal includes two land use requests: 1) a Major Modification to a 
Conceptual and Detailed Development Plan and, 2) a Major Subdivision Replat. 

The Conceptual and Detailed Development Plan approved for Seavy Meadows in 1982 was 
for a uniform development of attached fourplexes with shared private driveways. The 
proposed Major Modification would alter that plan to provide a mixture of single-family 
detached homes, duplex and triplex townhomes, and four- and five-unit multi-family 
dwellings on the site. Access to the dwellings would rely on the existing public streets - 
Conser Street, Jasper Street, and Sorrel Place - but would also involve the construction of 
two new private alleys. Improvements are proposed to portions of Conser Street, Jasper 
Street, and Sorrel Place to bring those facilities into compliance with current Corvallis Land 
Development Code street standards. The proposed private alleys would be located 
adjacent to parking areas serving the subject development, including 20 parking spaces 
along the alley serving the western side of the development site and 24 parking spaces 
along the alley serving the eastern side of the development site. 

The development is proposed in two phases. Phase I would include construction of seven 
single family homes for sale to low income families at 80 percent of median family income 
(MFI) or less. Phase II would include construction of 23 multi-family units, 9 attached 
townhouse units, and 4 duplex units for low income families making 60 percent of MFI or 
less. Due to funding variables, the applicant reserves the right to develop Phase 2 first. The 



applicant states that required public facilities necessary to serve project phases will be 
provided, as needed. 

The applicant has provided alternative site plans for portions of Phase \I. Sheet G2 of the 
applicant's graphics (Attachment Ill) shows alternative layouts for Buildings 10 and 11 and 
for Buildings 1, 2, and 3. As depicted on Sheet GI ,  Buildings 10 and 11 are "quad" units, 
which are four, single-level dwelling units that share common central space. These units 
are a type of development designed specifically for senior citizens to allow some level of 
autonomy in a group-living type environment. If the applicant is successful in obtaining 
special funding for this type of use, they will build the quad units. If the applicant is 
unsuccessful in obtaining funding, then the fourplexes shown on Sheet G2 would be 
constructed. The alternative design for Buildings 1, 2, and 3 is meant to demonstrate how 
those units could be configured to comply with POD Standards, with main entrances to the 
units facing the public street, and direct pedestrian connections from the front doors of each 
unit to the sidewalk along the public street (Conser Drive). The applicant prefers to 
construct the three triplexes as depicted on Sheet GI ,  with main entrances facing the private 
alley and with the front door of each unit within 200 feet of the public sidewalk along Conser 
Street. The applicant argues that this allows the development to face inward, towards the 
community building, and allows for the creation of more clearly demarcated private open 
space in the yards between the units and Conser Drive. 

The project will include a mix of incomes with 40 percent of the units at or below 60 percent 
of MFI. Project amenities will include a 1,700 square foot community building and roughly 
14,000 square feet of formally landscaped play areas and common areas. Parking is 
proposed through the use of both outdoor unassigned common spaces and private attached 
garages and driveways. Most of the required parking would be provided on the respective 
properties to be served, but the applicant requests to vary from parking standards to allow 
12 of the required parking spaces to be provided on the public streets serving the 
development. 

The 3.46-acre development site is surrounded by 27 acres of locally protected wetlands, 
which provide a long term natural landscape amenity. The City of Corvallis retains 
ownership of these areas and has indicated an intent to preserve the wetlands from future 
development. A variety of community amenities is available to the site including: two of the 
City's largest employers (Hewlett Packard and Good Samaritan Hospital); a community 
shopping centerjncluding a grocery store, within three-quarters of a mile of the site; public 
transportation adjacent to the site; a middle school within a half mile; and a City park within 
a half mile. 

The applicant has requested to vary from a number of Land Development Code 
requirements through the Planned Development process, and has proposed a number of 
compensating benefits for those variations, as shown in the following table: 



Code Variance 

LDC Section 4.2.30(a). Table 4.2-2 -The easterly 
private alley that provides access to the off-street 
parking spaces for Buildings 8, 9. 10 and I I does 
not include the requisite number of parking lot 
trees at either ratio listed in Table 4.2-2. -1 

LDC Sections 4.1.20.i.l(al- Each unit of the three 
triplexes accessed from the westerly private alley 
in Phase 2 generates a minimum vehicular parking 
demand of 2.5 spaces. for a total of 23 spaces. 
Due to the project's proximity to a transit route, the 
applicant requests a 10% reduction, resulting in 21 
required parking spaces. Eighteen of these 
required parking spaces will be provided in either a 
single-car garage or a private driveway associated 
with each unit. However, three of the required 
spaces are proposed to be accommodated along 
the public right-of-way for Sorrel Place. 

LDC Section 4.1.20.i.l (b) -The 1,700 square-foot 
community building generates a minimum 
vehicular parking demand of 9 spaces. The 
applicant requests that the local street, Sorrel 
Place, be allowed to accommodate these spaces 
rather than providing them on the development 
site. 

LDC Section 4.4.20.03(bl- With the exception of 
lots created for buildings 17 and 18 (detached 
homes), each of the proposed lots fronts on a 
public street other than an alley for a distance of at 
least 25 feet. 

LDC Section 4.10.70.05.bl6) - The applicant 
requests that the window coverage standards 
applied through Section 4.10.60.04.d(5) 
(multifamily PODS window coverage) be applied to 
the community building as well. 

Compensating Benefit 

Rather than installing medium canopy trees in 
planters between parking spaces, the applicant 
proposes to  plant large canopy trees behind the 
pedestrian walkway, as shown on Attachment 'I' 

The applicant notes that Sorrel Place is a dead- 
end street that does not extend beyond the 
boundaries of the site. No other properties 
abutting the street are currently developed or likely 
to be developed in the future. Therefore, 
relocating these required parking space to the 
public right-of-way will not cause compatibility 
conflicts or traffic circulation issues. Regardless, 
the applicant will install "No Parking" signs along 
the south side of Sorrel Place to ensure that 20 
feet of the 28-foot wide paved surface remains 
available for vehicular circulation. 

See response above. 

Lots 17 and 18 will front on Tract 'C', which also 
abuts the public right-of-way for Sorrel Place. The 
applicant will record a reciprocal access and 
maintenance easement over Tract 'C' to ensure 
access to these lots is orotected. 

Although the use of the community building could 
be classified as being civic in nature, its actual use 
pattern will be more similar to that of the 
associated residential buildings and not those of a 
typical civic use (e.g., a government building, a 
iibrary, or a fraternal organization). The applicant 
has designed the structure to be compatible with 
the proposed residential structures and to 
contribute to the residential character of the 
development. The residential window coverage 
standard requires that only 20 percent of building 
facades facing public streets contain windows or 
doors. Elevations of the community building 
exceed this requirement by at least 40 percent. 



comply with the applicable setback distances. The 
garage of the northeast unit of the existing 

Additionally, it won't always be necessary for 
vehicles to travel the entire length of the alley to 
reach a street. By designing the alley with a 
pavement width of 24 feet and providing parking 
spaces along its length, motorists would be able to 
urn their vehicles around and return to the same 

development site of the primary structure. The ith each of the duplex buildings, so even though 
parking spaces required for each of the duplex e parking spaces will not be on the same lot as 
units are proposed to be situated along the e primary dwelling, they will be controlled by the 

Plannina Commission Action 

Specific criteria and policies that apply to the proposed Major Modification to a Conceptual 
and Detailed Development Plan and Major Subdivision Replat were addressed in the March 
19, 2008, Staff Report to the Planning Commission (Attachment Ill). Specifically, pages 
9-98 of the March 19, 2008, Staff Report address compliance with LDC criteria applicable 
to the proposed Major Modification to a Conceptual and Detailed Development plan, and 
pages 99-104 address compliance with LDC criteria regarding the proposed Major 
Subdivision Replat. 

As reflected in the March 19, 2008, Staff Report to the Planning Commission, and minutes 
from the April 2, 2008, and April 16, 2008, Planning Commission meetings, City Staff 
recommended that the Planning Commission approve the applicant's requests, with 



conditions. The Planning Commission reviewed the application, heard public testimony, 
and voted to deny the application based on findings from the April 2, 2008, and April 16, 
2008, Planning Commission meetings that support the decision to deny the application 
(Attachment I). 

Ameai Issues 

Land Development Code section 2.19.30.02(d) - Hearings Authority states that appeals of 
Planning Commission decisions shall be reviewed by the City Council. Land Development 
Code section 2.19.30.01(c) states that all hearings on Appeals shall be held de novo (as a 
new public hearing), and the Council's decision is not limited to the stated grounds for 
appeal. Under the terms of LDC 2.19.30.01(c), the Council is charged with reviewing the 
application for consistency with the relevant criteria, and the Council is charged with 
reviewing the decision of the Planning Commission for errors. 

The Notice of Disposition of the Planning Commission's decision to deny the Seavey 
Meadows application (Attachment I) indicates the following three reasons for the denial: 

1. Failure to preserve, to the greatest extent possible, existing Significant Natural 
Features and landscape features and amenities, and use such features in a 
harmonious fashion, as expressed in LDC 2.5,20.c, and as required by LDC 
2.5.40.04, 

2. Failure to comply with Comprehensive Plan Policy 4.11.12, which states that 
"Development upslope of wetlands shall minimize interference with water patterns 
discharging to wetlands, and shall minimize detrimental changes in water quality for 
waters discharging to wetlands," and 

3. Failure to comply with LDC 2.4.30.04.b.4, which states, "Excavation and grading shall 
not change hydrology in terms of water quantity and quality that supports existing 
Locally Significant Wetlands andlor Riparian Corridors that are subject to Chapter 
4.13 - Riparian Corridor and Wetland Provisions. 

The Planning Commission made these determinations because Commissioners found little 
evidence in the record that supported compliance with these provisions. As a component 
of the appeal, the applicant/appellant submitted a hydrology report and wetlands analysis 
to provide the information that the Planning Commission found to be deficient. Following is 
an-analysis of the appellant's rebuttal of the Planning Commission's findings, based on the 
referenced documents. The Planning Commission's findings are shown in bold, the 
appellant's arguments are shown in italics, and Staff's analyses are shown in plain text. 

1. Failure to preserve, to the greatest extent possible, existing Significant Natural 
Features and landscape features and amenities, and use such features in a 
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harmonious fashion, as expressed in LDC 2.5.20.c, and as required by LDC 
2.5.40.04. 

"The two existing Significant Natural Features that exist on the site are wetlands and 
trees. The wetlands within the 3.46 acre development site were inventoried by the 
City and deemed to be locally significant but not locally protected. When the City's 
Natural Features regulations were being developed, decision-makers specifically 
considered a number of sites where natural features protections might conflict with 
economic, social, or energy goals of the community. One of the sites specifically 
discussed was the Seavey Meadows site and the City Council determined that 
approximately 5 of the 32 acres contained fewernatural features and in balancing the 
various needs, determined it to be locally significant, but not locally protected. At the 
same time, the remaining City-owned wetlands were listed as locally significant and 
locally protected. The wetlands slated for impact are significantly degraded in 
comparison to the surrounding wetland. They have been excavated and filled in the 
past, support limited wetland vegetation, and have had all topsoil removed. Utilities 
and compacted building footprints are already present within the wetlands slated for 
impact." 

"The City's Natural Features Inventory of Significant Vegetation Areas shows no 
significant vegetation within the 3.46 acre development site. However, Section 
4.2.20.d. 1 considers trees over 8-inches in diameter to be preserved to the greatest 
extent practicable and integrated into the design of a development. The majority of 
the existing trees are cottonwoods, most of which have grown adjacent to the existing 
paved areas as shown in the photos on the following page. These cottonwood trees 
are short lived, are too close together, and are prone to decay. Therefore, the 
applicant has recommended removing these frees and replanting the site with trees 
spaced further apart and varieties more suitable to the site conditions." 

The appellant is correct that the wetlands on the Seavey Meadows development site are not 
locally protected. Through the City Council's adoption of natural features protections, as 
part of the Phase I l l  Land Development Code Update, it was specifically determined that 
local protections would not be applied to the wetlands on the development site, as opposed 
to the surrounding wetlands, which received local protection. However, in finding that 
significant natural features were not preserved to the greatest extent possible, the Planning 
Commission expressed concerns regarding the impact of the proposed development on 
adjacent wetlands. This is reflected in Finding #3 below, which finds that the 
applicantJappellant was unable to demonstrate that the proposed development would not 
change hydrology in the area in a way that would have a negative impact on nearby locally 
protected wetlands. A complete analysis of this issue is found under the analysis of Finding 
#3. Findings from that discussion address the above finding as well. 

As noted in the March 19, 2008, Planning Commission Staff Report (Attachment Ill, page 
17), there are a number of existing trees on the site that are greater than 8 inches in 
diameter, which would typically be considered significant, per Land Development Code 



Section 4.2.20.d. However, per LDC Section 4.2.20.q if a site has been inventoried for 
natural features, and no significant vegetation areas have been identified on the site, then 
vegetation on the site is not protected by the Land Development Code. The 
applicantlappellant is not required by the Land Development Code to preserve any of the 
existing trees on the site, which are not considered to be a significant natural feature. 

Despite this, the applicant did conduct an inventory of the existing trees on the site, which 
finds that, with the exception of a single Spruce tree located to the west of the existing 
fourplex, all the trees on the site are volunteer Black Cottonwoods. This type of tree is a 
short-lived species that is prone to abnormal growth and decay. The applicant proposes to 
remove all Black Cottonwood trees on the site, but would preserve the existing Spruce tree. 
The applicant notes that the proposed landscaping plan will result in a variety of tree species 
in greater numbers than currently exist on the site. 

Staff conclude that the applicantlappellant is not required to preserve wetlands, trees, or any 
other significant natural feature on the development site itself. The issue of potential 
impacts of development on adjacent locally-protected wetlands is fully addressed under 
Finding #3 below, and findings from that discussion are incorporated by reference underthe 
above Finding. 

2. Failure to comply with Comprehensive Plan Policy 4.11.12, which states that 
"Development upslope of wetlands shall minimize interference with water 
patterns discharging to wetlands, and shall minimize detrimental changes in 
water quality for waters discharging to wetlands." 

"This policy is intended to ensure that land proposed for development does not result 
in detrimental impact from discharging into wetlands. I t  is important to note that there 
are existing catch basins and a 24-inch storm sewer main in Sorrel Place. The 
proposed development includes the installation of two Baysaver pollution control 
devices to filter additional runoff from the roads, alleys, and parking areas. All 
stormwater will be put into pipes and discharged into the City's storm drain system. 
Stormwater from the develo~ment will therefore c o m ~ l v  with Policv 4. I I. 12, as none 
of the site's stormwater will be discharged into the surrounding wetlands. since the 
wetlands to be impacted are currently degraded and separated hydrologically from 
the remaining wetlands, discharging stormwaterinfo the City's storm drain system will 
not affect the hydrology of the surrounding wetlands." 

The 3.46-acre development site is not located upslope of the adjacent wetlands. As noted 
in the applicantlappellant's hydrology report (Attachment II), the area is relatively flat, with 
stormwater ponding within the wetlands, and a general trend of stormwater sheet-flow to the 
east. Due to prior development of street and utility infrastructure on the 3.46-acre site, as 
well as excavation of building foundations, the existing grade of the development site is 
generally lower than that of adjacent areas. Constructed streets in the area, which include 
Conser Street, to the north and west; Jasper Street, in the middle of the site; and Sorrel 
Place, to the south, also serve as a barrier to the surface flow of water in the area. As noted 
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by the applicantlappellant, infrastructure on the development site will intercept stormwater 
on the site and direct it into the City's storm drain system. Because of these factors, and 
the fact that adjacentwetlands are "perched," meaning that they sit above largely impervious 
soils, with little direct groundwater connection, it is not anticipated that the proposed 
development would significantly disrupt existing water flow patterns that serve the adjacent 
wetlands. Because stormwater from the development site would be treated and released 
into the City's storm drain system, no detrimental change to water quality affecting the 
adjacent wetlands is anticipated. 

Staff conclude that the proposed development is not located upslope of adjacent wetlands, 
as specified in Comprehensive Plan Policy 4.11.12. Additionally, Staff conclude that the 
proposed development would not significantly disrupt existing water flow patterns that serve 
the adjacent wetlands, and would not create a detrimental change to water quality affecting 
the adjacent wetlands. 

3. Failure to comply with LDC 2.4.30.04.b.4, which states, "Excavation and 
grading shall not change hydrology in terms of water quantity and quality that 
supports existing Locally Significant Wetlands andlor Riparian Corridors that 
are subject to Chapter 4.13 - Riparian Corridor and Wetland Provisions. 

"It is important to understand the relationship of these two significant sites in regards 
to hydrology. The development site is physically separated from the surrounding 
wetlands by roads that include Conser Avenue, Jasper Street and Sorrel1 Place. To 
better describe hydrological impacts along the limited areas not bounded by streets, 
the applicant has retained the services of a hydrologist who is working with the 
projects wetland consultant. " 

The appellant has submitted a Hydrology Investigation, prepared by hydrologists, and an 
associated technical memorandum, prepared by a wetland biologist (Attachment Il). The 
Hydrology Investigation makes a number of findings, including the following: 

1. The development site and adjacent areas are relatively level, with a general drainage 
pattern that sheet-flows to the east, towards Steward SloughlSequoia Creek. 
Although agricultural activities, fill placement, and historic site excavation have 
altered the topography somewhat in this general area, the general drainage pattern 
remains sheet-flow to the east in most areas. 

2. Ground water levels in nearby water wells along Seavy Avenue are between 10 and 
20 feet below ground surface. Test pits dug on the site in 2007 to a depth of 8.6 feet 
did not encounter water. Site observations suggest that, "the shallow surficial soils 
do not readily release water to depressions/excavafions, and that the water within the 
northwest-southeast trending ditches and along the railroad tracks result from 
interception/collection of surface water run-off perched by the extremely low 
permeability soils." In other words, the soil in this area appears to be largely 



impermeable, which results in a "perched wetland" sitting above the impervious soil 
layer. 

3. The report states that, "The wetlands character of the area is believed due to 
seasonal precipitation falling on very low permeability clay sediments at the ground 
surface, and showing little influence of drainage from the higher alluvial plain to the 
west." In other words, the wetlands appear to be hydrated almost entirely from 
precipitation, with little evidence of significant sheet flow of water onto the site. 
Because the wetlands are perched, ground water would not typically replenish the 
wetlands. 

The technical memorandum prepared by the appellant's wetland biologist (Attachment II) 
comments on the Hydrology Investigation and makes the following findings: 

"The resultant hydrology report was consistent with our opinion that the hydrology of 
fhe adjacent wetlands would remain unaffected by the proposed development. The 
wetlands at Seavey Meadows are composed of a perched water table that is 
primarily precipitation driven as the water collecfs on top of poorly drained clay soils. 
The report identifies that there is a limited sheet flow occurring within the Seavey 
Meadows wetlands, as there is verylittle elevation change throughout the area. The 
impacted wetlands are further disconnected hydrologically from the adjacent areas, 
as they are surrounded by roads and fill If the development site surface water is 
redirected to the storm sewer system, this will have no effect on the adjacent 
wetlands since they are currently not receiving any sheet flow from these areas." 

Staff have reviewed the submitted materials in relation to the decision criterion in question 
(LDC 2.4.30.04.b.4). That criterion is as follows: 

Excavation and grading shall not change hydrology in terms of water quantity and quality that 
supports existing Locally Significant Wetlands andlor Riparian Corridors that are subject to 
Chapter 4.13 - Riparian Corridor and Wetland Provisions. 

Excavation and grading will be a necessary component of the proposed development. To 
accommodate proposed streets, utilities, homes, and other proposed improvements, 
excavation and grading within the 3.46-acre development site will be necessary. 
Hydrological analysis of the area confirms that the soils in the area are largely impervious, 
and have created a "perched" wetland sitting on top of largely impervious soils. This means 
that sub-surface water flows are not a component of the hydrology that supports wetlands 
in this area. As noted in the applicantlappellant's Hydrology Investigation, "The wetlands 
character of the area is believed due to seasonal precipitation falling on very low 
permeability clay sediments at the ground surface, and showing little influence of drainage 
from the higher alluvial plain to the west." This means that, for the most part, water that 
serves the wetlands in the area falls from the sky. Because of this, the applicant's proposed 
excavation and grading on the 3.46-acre development site would not have a significant 
impact on the hydrology of surrounding areas. Stormwaterthat falls on the development site 
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will be treated and directed into the Citv's storm drain svstem. therebv avoidina the ., 
possibility of creating negative water impacts in adjacent wetland areas. Based on 
the submitted materials, information, and analysis from the applicant/appellant's hydrologist 
and wetland biologist, Staff conclude that the proposeddeve~o~ment will not have a 
negative impact on the hydrology of the area, as described in the above criterion. 

Conclusion 

The Planning Commission made three findings to support its decision to deny the Seavey 
Meadows application: 1) the proposed development fails to preserve existing Significant 
Natural Features and landscape features and amenities to the greatest extent possible; 2) 
the proposed development fails to comply with Comprehensive Plan Policy 4.1 1.12, which 
relates to development "upslope" of wetlands; and 3) the proposed development fails to 
comply with LDC 2.4.30.04.b.4, which regards negative hydrological impacts to wetlands 
and riparian corridors. 

Staff find that there are no significant natural features, or landscape features and amenties 
on the proposed development site that require preservation. Impacts to adjacent significant 
features are addressed in the resoonses to findinas 2 and 3. Staff find that the aro~osed - . , 
development is not "upslope" frbm adjacent wetlands and will not result in negative 
interference with water patterns discharging to adjacent wetlands, nor detrimental changes 
in water quality for waters discharging to adjacent wetlands. The applicanUappellant has 
responded to the Planning Commission's determination that the issue of hydrological 
impacts from the proposed development was not adequately addressed by providing a 
hydrology investigation, and analysisof potential wetland impacts, based upon the hydrology 
investigation. Staff have reviewed these materials and concur that the proposed 
development will not cause negative hydrological impacts. 

For these reasons, Staff recommend that the City Council approve the appeal and reverse 
the Planning Commission's decision to deny the proposed Major Modification to a 
Conceptual and Detailed Development Plan and Major Subdivision Replat. 
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Ill. REQUESTED ACTION 

Maior Modification to a Conceptual and Detailed Development Plan 
With respect to the appeal of the Planning Commission decision to deny the Seavey 
~ e a d o w s  Major ~odification to a conceptual and Detailed Development Plan (PLDO& 
00001), the City Council has the following options: 

OPTION #I : Approve the proposed Major Modification to a Conceptual and 
Detailed Development Plan, subject to conditions from the 
March 19, 2008, Planning Commission Staff Report, as 
subsequently amended by Staff (Attachment VI), thereby 
reversing the Planning Commission's decision and approving 
the appeal; or 

OPTION #2: 

OPTION #3: 

Deny the proposed Major Modification to a Conceptual and 
Detailed Development plan, thereby upholding the Planning 
Commission's decision and denying the appeal; or 

Approve the proposed Major Modification to a Conceptual and 
Detailed Development plan with amended conditions of 
approval, thereby reversing the Planning Commission's decision 
and approving the appeal. 

From the facts presented in the March 19, 2008, Staff Report to the Planning Commission 
(Attachment Ill), as well as the facts presented in this May 23, 2008, Memorandum from 
Community Development Director Ken Gibb to the Mayor and City Council, Staff 
recommend that the City Council pursue Option # I ,  approving the Major Modification to a 
Conceptual and Detailed Development Plan request, subject to amended conditions, and 
direct Staff to prepare Formal Findings in support of the City Council's decision. 

Consistent with Option # I ,  the motion below is based upon the facts in the March 19,2008, 
Staff Report to the Planning Commission that supportthe Staff recommendation to approve 
the Major Modification to a Conceptual and Detailed Development Plan. This motion is also 
based on the criteria, discussions, and conclusions contained within the May 23, 2008, 
Memorandum to the Mayor and City Council from the Community Development Director; 
and the reasons given by the City Council, as reflected in the meeting minutes, during their 
deliberations on this matter. 

MOTION: I move to approve the proposed Major Modification to a Conceptual and 
Detailed Development Plan, and subject to adoption of Formal Findings and 
Conclusions. 
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Tentative Subdivision Plat 
With respect to the appeal of the Planning Commission decision to deny the Seavey 
Meadows Major Subdivision Replat (SUB08-00001), the City Council has the following 
options: 

OPTION #I : Approve the proposed Major Subdivision Replat, subject to conditions 
from the March 19. 2008, Plannina Commission Staff Report, as 
subsequently amended by staff ( ~ t t a l h m e n t ~ l ) ,  thereby reve;sing the 
Planning Commission's decision and approving the appeal; or 

OPTION #2: 

OPTION #3: 

Deny the proposed Major Subdivision Replat, thereby upholding the 
Planning Commission's decision and denying the appeal; or 

Approve the proposed Major Subdivision Replat with amended 
conditions, thereby reversing the Planning Commission's decision and 
approving the appeal. 

From the facts presented in the March 19, 2008, Staff Report to the Planning Commission 
(Attachment Ill), as well as the facts presented in this May 23, 2008, Memorandum from 
Community Development Director Ken Gibb to the Mayor and City Council, Staff 
recommend that the City Council pursue Option #? , approving the Major Subdivision Replat 
request, subject to amended conditions, and direct Staff to prepare Formal Findings in 
support of the City Council's decision. 

Consistent with Option # I ,  the motion below is based upon the facts in the March 19,2008, 
Staff Reportto the Planning Commission that support the Staff recommendation to approve 
the Major Subdivision Replat. This motion is also based on the criteria, discussions, and 
conclusions contained within the May 23,2008, Memorandum to the Mayor and City Council 
from the Community Development Director; and the reasons given by the City Council, as 
reflected in the meeting minutes, during their deliberations on this matter. 

MOTION: I move to approve the proposed Tentative Subdivision Plat, subject to 
conditions from the January 3, 2008, Planning Commission Notice of 
Disposition, and subject to adoption of Formal Findings and 
Conclusions. 
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ATTACHMENTS 

ATTACHMENT I - Planning Commission Notice of Disposition regarding the Seavey 
Meadows Major Modification to  a Conceptual and Detailed 
Development Plan and Major Subdivision Replat, signed April 18,2008 

ATTACHMENT11 - Appeal Letter, received April 28,2008, along with supplemental appeal 
information, received May 20, 2008 

ATTACHMENT 111 - March 19, 2008, Staff Report to the Planning Commission 

ATTACHMENT IV- Minutes of the April 2, 2008, and April 16, 2008, Planning Commission 
meetings 

ATTACHMENT V- Public Testimony submitted after close of the record for Planning 
Commission deliberations on April 9, 2008 

ATTACHMENTVI- Proposed Conditions of approval, as amended by Staff after release of 
the March 19, 2008, Staff Report to the Planning Commission 

Review and Concur: 

" "I 
1 ..-&- 

Jafi S. Nelson, 
4ify Manager 
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Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

CORVALLIS PLANNING COMMISSION a,c , . fm6ny .  j45, 
NOTICE OF DISPOSITION 

ORDER 2008 - 040 

CASE: Seavey Meadows (PLD08-00001, SUB08-00001) 

REQUEST: The applicant requests approval of a Major Modification to a Conceptual 
and Detailed Development Plan and a Major Subdivision Replat to 
construct a mixture of s~ngle family detached homes, duplexes, triplexes, 
and four- and five-unit multi-family dwellings on the site. Forty-three (43) 
dwelling units are proposed on the subject, 3.46-acre, site. The 
development would also include a 1,700 square foot community building 
and approx~mately 14,000 square feet of landscaped play areas and 
common areas. Planned Development approval is requested to allow 
variation to Land Development Code requirements regard~ng alleys, 
landscaping, parking, setbacks, and building design. 

APPLICANT: Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 

OWNER: City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339 

LOCATION: The subject site is located on the south side of Conser Street and 
north of Seavy Avenue in northeast Corvallis. The subject site is 
also identified on Benton County Assessor's Map 11-5-24 DC, as 
Tax Lots 500 through 3700. 

DECISION: The Corvallis Planning Commission conducted a public hearing on April 2, 
2008, and deliberated on April 16, 2008. The Planning Commission 
decided to deny the requested Conceptual and Detailed Development 
Plan and Tentative Subdivision Plat. The Planning Commission adopts 
the findings contained in the portions of the April 2, 2008, and April 16, 
2008, Planning Commission minutes that demonstrate support for the 
Planning Commission's actions. Specific findings to support the denial 
decisions include. but are not limited to: 

1. Failure to preserve, to the greatest extent possible, existing 
Significant Natural Features and landscape features and amenities, 
and use such features in a harmonious fashion, as expressed in 
LDC 2.5.20.c, and as required by LDC 2.5.40.04, 

2, Failure to comply with Comprehensive Plan Policy 4.1 1.12, which 



states that "Development upslope of wetlands shall minimize 
interference with water patterns discharging to wetlands, and shall 
minimize detrimental changes in water quality for waters discharging 

.- .. ..,: & "  

to wetlands," and 
. . 1,:- 

,.,,~ 
3. Failure to comply with LDC 2.4.30.04.b.4, which states, "Excavation 

! 
.r ,. l i  

. and grading shall not change hydrology in terms of water quantity 
and quality that supports existing Locally Significant Wetlands andlor 
Riparian Corridors that are subject to Chapter 4.1 3 - Riparian 
Corridor and Wetland Provisions. 

If you are an affected party and wish to appeal the Planning Commission's 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 appellant(s). 
2. Reference the subject development and case number, if any. 
3. A statement of the specific grounds for appeal. 
4. A statement as to how you are a n  affected p~r ty .  
5. Filing fee of $240.00. 

Appeals must be filed by 5:00 p.m. on the final day of the appeal period. When the 
final day of an appeal period falls on a weekend or holiday, the appeal period shall be 
extended to 5:00 p.m. on the subsequent work day. The City Recorder is located in the 
City Manager's Ofice, City Hall, 501 SW Madison Avenue, Corvallis, Oregon. 

David Graetz, Chair 
Corvallis Planning Commission 

Signed this 18th day of April, 2008 

Appeal Deadline: Wednesday, April 30, 2008, at 5 p.m. 
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MAIN 257 SW Madison Avenue LlNN COUNTY 745 Main Street EMAIL info@w-r1h8.org 
OFFICE Corvaiiis, OR 97333 BRANCH Lebanon, OR 97355 WEB WWW-nh8.0rg 

NEIGHBORHOOD 541.752.7220 541.259.2166 
800.403.0957 

HOUSING SERVICES 
800.403.0957 

541.752.5037 Fax 541.258.3791 Fax 

April 28,2008 

Ms. Kathy Louie, City Recorder hPR 2 8 2008 
Corvallis City Managers Office 
501 SW Madison Avenue Community Developmedt 

Planning Division 
Coivallis, OR 97333 lO;Z5 6.m I SCANNED I 

~ate-BY: 
Suwoct: Appeal of Seavey Meadows (PLD08-00001, SUB08-00001) 1 2  
Dear Ms. Louie: 

We wish to appeal the Planning Comnlission's April 16& decision on the Seavey Meadow project 
referenced above. As a participant in the Planning Commission public hearing, I am an affected party 
with standing. Y' - - 

C 

The grounds for this appeal are as follows: s 
$ s 
C 

1. The Planning Comnlission found the project failed to preserve, to the greatest extent o m 
practicable, existing Significant Natural Features and landscape features and amenities, and +: 
use such features in a harmonious fashion, as expressed in LDC 2.5.20.c, and as required by 6 

LDC 2.5.40.04. 

The two existing Significant Natural~eatures that exist on the site are wetlands and trees. The 
wetlands within the 3.46 acre development site were inventoried by the City and deemed to be 
locally significant but not locally protected. When the City's Natural Features regulations were 
being developed, decision-makers specifically considered a number of sites where natural features 
protections might conflict with economic, social, or energy goals of the comnunity. Oue of the 
sites specifically discussed was the Seavey Meadows site and the City Council determined that 
approximately 5 of the 32 acres contained fewer natural features and in balancing the various 
needs, determined it to be locally significant, hut not locally protected. At the sane time, the 
remaining City-owned wetlands were listed as locally significant and locally protected. The 
wetlands slated for impact are significantly degraded in comparison to the surrounding wetland. 
They have been excavated and filled in the past, support limited wetland vegetation, and have had 
all topsoil removed. Utilities and compacted building footprints are already present within the 
wetlands slated for impact. 

The City's Natural Features Inventory of Significant Vegetation Areas shows no significant 
vegetation within the 3.46 acre development site. However, Section 4.2.20.d.l considers trees 
over 8-inches in diameter to be preserved to the greatest extent practicable and integrated into the 
design of a development. The majority of the existing trees are cottonwoods, most of which have 
grow11 adjacent to the existing paved areas as shown in the photos on the following page. 



These cottonwood trees are shott lived, are too close together, and are prone to decay. Therefore, 
the applicant has reconmended removing these trees and replanting the site with trees spaced 
further apart and varieties more suitable to the site conditions. 

2. The Planning Commission found the project faiied to comply with Comprehensive Plan 
9 - - Policy 4.11.12, which states that "Development upslope of wetlands shall minimize 
\Y interference with water patterns discharging to wetlands, and shall minimize detrimental 
s 

i! changes in water quality for waters discharging to wetlands." 

C 
0 m This policy is intended to ensure that land proposed for development does not result in detrimental 
C 

3 impact from discharging into wetlands. It is important to note that there are existing catch basins 
and a 24-inch storm sewer main in Sollei Place. The proposed development includes the 
&stallation of two Baysaver pollution control devices to filter additional runoff from the roads, 
alleys, and parking areas. All stormwater will be  put into pipes and discharged into the City's 
stonn drain system. Stormwater from the development will therefore comply with Policy 4.1 1.12, 
as none of the site's stormwater will be discharged into the surrounding wetlands. Since the 
wetlands to be impacted are currently degraded and separated hydrologically from the remaining 
wetlands, discharging stoimwater into the City's s tom drain system will not affect the hydrology 
of the surrounding wetlands. 

3. The Planning Commission found the project failed to comply with LDC 2.4.30.04.b.4, which 
states, "Excavation and grading shall not change hydroiogy in terms of water quantity and 
quality that supports existing Locally Significant Wetlands andlor Riparian Corridors that 
are subject to Chapter 4.13 -Riparian Corridor and Wetland Provisions." 

The development site and the area proposed for mitigation both contain locally significant 
wetlands. LDC Section 2.4.30.04.b.4 is intended to ensure that excavation and grading 
activities does not alter the hydrology that supports existing Locally Significant Wetlands. 

It is important to understand the relationship of these two significant sites in regards to 
hydrology. The devel~pment site is physically s e p ~ a t e d  kern the sxncading :vetlar,ds by 
roads that include Conser Avenue, Jasper Street and Sorrel1 Place. To better describe 

'I * 



hydrological impacts along the limited areas not bounded by streets, the applicant has 
retained the services of a hydrologist who is working with the projects wetland consultant. 
The hydrologists report will not be completed before the appeal deadline, therefore the 
applicant requests a 21-day extension to the 120-day mle to provide additional time to 
submit this material. 

Attached to t h s  letter is the $240 appeal fee. If you have any questions, please contact me at 752-7220. 

Respectf'ully Submitted, 

w 
Jim Moorefield 
Executive Director 

Appellants Name and Address: 

Jim Moorefield 
Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 
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BECGidBdBCAL MEMORANDUM 

Hydrology Investigation 

Seavey Meadows Residential Development Site 
NE Conser Street, Corvallis, Benton County, Oregon 

1.0 INTRODUCTION 

At the request of Turnstone Environmental Consultants (TEC), EVREN Northwest, Inc. 

(ENW) investigated hydrologic conditions at Seavey Meadows in Corvallis, Oregon (see 
Figures 1 and 2). This work was conducted to evaluate potential hydrologic impacts to the 
area from the proposed Seavey Meadows Residential Development which includes single- 

and multi-family residential structures. 

The scope of work for this study included the following: rC - - 
Site reconnaissance c s 

a, 
e Review of geoiogic and hydrogeologic literature regarding the vicinity of the site E 

C 
0 

e Review of previous reports and applications for the proposed development +, m 

Acquisition and review of available topographic maps and historical aerial ;i. 

photographs 

Preparation of this Technical Memorandum 

For convenience, in the following discussion, the "Area of Interest" (AOI) is defined as the 
area enclosed by Stewart Slough to the north, the railroad alignment to the west, and a 

tributary to Steward Slough (alternately labeled Stewart Slough or Sequoia Creek on various 
reviewed maps) to the east and south. The A01 includes the proposed Seavey Meadows 
Residential Development, Seavey Meadows Wetlands Reserve, former Stewart Property, a 

multi-family structure located east of Jasper Street at its intersection with Conser Street, 
Seavy Road, and private properties. A large portion of this area is considered jurisdictional 
wetlands as previously delineated andlor described by TEC'. The Seavey Meadows 
Wetlands Reserve and large areas of the AOI are owned by the City of Corvaliis. The 

proposed Seavey Meadows Residential Development will consist of single- and multi-family 
structures. 

1 TEC. 2008, Seavey Meadows Wetland Delineation. February 1 2 ' ~ .  

Hydroiogy Investigation. Seavey Meadows Site, Corvallis. Oregon 
ENW Project: 447-08001-01 1 
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1.1 Review of Historical Photographs 

Historical aerial photographs (Appendix A) were acquired from the University of Oregon's 
Knight Library, and are summarized below. 

1936: The predominant drainage direction is eastward, based on Stewart Slough and its 
tributaries. The railroad right-of-way is developed at the west side of the area of interest, 
and NE Seavy Road is constructed within the southern portion of the AOI. The proposed 
Seavey Meadows Residential Development site and the Wetlands Reserve area appear to 
be under cultivation, with plowed fields evident. Several trees are aligned along a fence line 

across the northern portion of the area. A moderately incised northeast-trending tributary 
drainage is present in the northeast portion of the Wetlands Reserve Area and discharging 
to Stewart Slough in the approximate location of the current NE Conser Street bridge across 

Stewart Slough. A ditch is visible along the approximate alignment of the North Berm 
(Figure Z ) ,  intersecting both Stewart Slough at the east margin of the A01 and its previously 

described tributary in the northeast portion of the Wetlands Reserve. 

1944: The area is still under cultivation. The previously described drainage in the northeast 
portion of the Wetlands Reserve Area now appears to be extended southward in linear 
drainage ditches south-southeastward through the middle of the Wetlands Reserve, with 

additional linear segments extending to the railroad tracks and to another location along NE 
Seavy Road. 

1948: The subject area is still under cultivation; however site drainage patterns are largely 

obscured, except for the ditch along the future North Berm alignment. 

1956: The subject property is still under cultivation, and the drainage ditches are again 
visible. A new ditch appears to extend northward across the Wetland Reserve Area to the 

railroad alignment; the ditch previously extending to the natural drainage in the northeast 
corner of the Wetland Reserve appears to have been removed. 

1963: The subject property is still under cultivation. 

1970: The site is still under cultivation. Some riparian-type growth is occurring along the 

existing drainage ditches. A residential development has been constructed across the 
raiiroad tracks northwest of the Wetlands Reserve Area. Another residential developwnt is 

present on the east side of Stewart Slough. 

1978: The eastern portion of the Wetlands Reserve Area seems to be no longer cultivated, 
with incursion of nonagricultural vegetation. The western portion still appears to be 
cultivated, and the drainage ditches are still present. 

1982: The area to the north of the Wetlands Reserve Area is undergoing earthmoving, and 

the highly disturbed fill area in the northwest portion of the Wetlands Reserve Area appears 

Hydrology investigation, Seavey Meadows Site, Corvallis, Oregon 
ENW Proiect: 447-08001-01 2 
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TECHNICAL MEMORANDUM 

Hydrology lnvestigation 

Seavey Meadows Residential Development Site 
NE Conser Street, Corvallis, Benton County, Oregon 

1.0 INTRODUCTION 

At the request of Turnstone Environmental Consultants (TEC), EVREN Northwest, lnc. 
(ENW) investigated hydrologic conditions at Seavey Meadows in Cowallis, Oregon (see 

Figures 1 and 2). This work was conducted to evaluate potential hydrologic impacts to the 
area from the proposed Seavey Meadows Residential Development which includes single- 
and multi-family residential structures. 

0 
'7 - The scope of work for th~s study Included the following: - 

Site reconnaissance 

0 Review of geologic and hydrogeologic literature regarding the vicinity of the site 

Review of previous reports and applications for the proposed development 

Acquisition and review of available topographic maps and historical aerial 

photographs 

Preparation of this Technical Memorandum 

For convenience, in the following discussion, the "Area of Interest" (AOI) is defined as the 

area enclosed by Stewart Slough to the north, the railroad alignment to the west, and a 
tributary to Steward Slough (alternately labeled Stewart Slough or Sequoia Creek on various 
reviewed maps) to the east and south. The AOI includes the proposed Seavey Meadows 

Residential Development, Seavey Meadows Wetlands Reserve, former Stewart Property, a 
multi-family structure located east of Jasper Street at its intersection with Conser Street, 
Seavy Road, and private properties. A large portion of this area is considered jurisdictional 

wetlands as previously delineated andior described by TEC'. The Seavey Meadows 

Wetlands Reserve and large areas of the AOI are owned by the City of Corvallis. The 
proposed Seavey Meadows Residential Development will consist of single- and multi-family 
structures. 

I TEC. 2008, Seavey Meadows Wetland Delineation. February 121h 
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1.1 Review o f  Historical Photographs 

Historical aerial photographs (Appendix A) were acquired from the University of Oregon's 

Knight Library, and are summarized below. 

1936: The predominant drainage direction is eastward, based on Stewart Slough and its 
tributaries. The railroad right-of-way is developed at the west side of the area of interest, 
and NE Seavy Road is constructed within the southern portion of the AOI. The proposed 

Seavey Meadows Residential Development site and the Wetlands Reserve area appear to 
be under cultivation, with plowed fields evident. Several trees are aligned along a fence line 
across the northern portion of the area. A moderately incised northeast-trending tributary 

drainage is present in the northeast portion of the Wetlands Reserve Area and discharging 
to Stewart Slough in the approximate location of the current NE Conser Street bridge across 
Stewart Slough. A ditch is visible along the approximate alignment of the North Berm 

(Figure 2), intersecting both Stewart Slough at the east margin of the AOI and its previously 
described tributary in the northeast portion of the Wetlands Reserve. 

1944: The area is still under cultivation. The previously described drainage in the northeast 
.- .? - 

portion of the Wetlands Reserve Area now appears to be extended southward in linear - 
C 

drainage ditches south-southeastward through the middle of the Wetlands Reserve, with C 
8 

additional linear segments extending to the railroad tracks and to another location along NE E 
z 

Seavy Road. 2 
1948: The subject area is still under cultivation; however site drainage patterns are largely 2 
obscured, except for the ditch along the future North Berm alignment. 

1956: The subject property is still under cultivation, and the drainage ditches are again 

visible. A new ditch appears to extend northward across the Wetland Reserve Area to the 
railroad alignment; the ditch previously extending to the natural drainage in the northeast 

corner of the Wetland Reserve appears to have been removed. 

1963: The subject property is still under cultivation 

1970: The site is still under cultivation. Some riparian-type growth is occurring along the 
existing drainage ditches. A residential development has been constructed across the 
railroad tracks northwest of the Wetlands Reserve Area. Another residential development is 
present on the east side of Stewart Slough. 

1978: The eastern portion of the Wetlands Reserve Area seems to be no longer cultivated, 
with incursion of nonagricultural vegetation. The western portion still appears to be 
cultivated, and the drainage ditches are still present. 

1982: The area to the north of the Wetlands Reserve Area is undergoing earthmoving, and 

the highly disturbed fill area in the northwest portion of the Wetlands Reserve Area appears 

Hydrology Investigation. Seavey Meadows Site, Co~ai l i s ,  Oregon 
ENW Project: 447-08001-01 2 
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to be present. A new road (NE Conser Street) approaches the Wetlands Reserve from the 
north, crossing Stewart Slough and terminating at the approximate location of the (present- 

day) North Berm. 

1994: NE Conser Street is completed, and a residential development is constructed at its 
east side. NE Jasper Street and NE Sorrel Place are also constructed, and the current 
multi-family residence is visible at the intersection of NE Conser and NE Jasper Streets. All 

agricultural activity appears to have halted in the AOI, replaced by low, natural vegetation. A 
berm with established vegetation is visible extending from the railroad tracks to NE Conser 

Street. To the west of the railroad tracks ground has been cleared for new construction. 

Historical Photograph Summary. The aerial photographs described above show that the 

area was historically farmland. Principal natural drainage of the area was Stewart Slough 
and its tributaries, with the predominant drainage direction in the A01 to the east. A tributary 
drainage extended northeastward through the Wetlands Reserve Area to Stewart Slough. 

By 1936, some enhancement of drainage with development of drainage ditches had been 
completed. The drainage ditches were relocated in subsequent years to facilitate and 

enhance agricultural activities; however still discharged to locations along Stewart 
SloughlSequoia Creek. The eastern portion of the area was removed from cultivation first, 
and cultivation of the western portion may have continued into the early 1980s. In 1982, the 

fill mound in the northwestern portion of the Wetland Reserve Area was created during initial 

site preparation for the residential development to the north. NE Conser Street, NE Jasper 
Street, NE Sorrel Place, the existing multi-family structure in the proposed Seavey Meadows 

Residential Development, and at least one of the berms were present by 1994. 

Hydrology invesiigalion, Seavey Meadows Site, Cawallis, Oregon 
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2.0 SITE DESCRIPTION AND SElTlNG 

The proposed Seavey Meadows Residential Development is located between NE Conser 
Street and and NE Sorrel Place, on both sides of NE Jasper Street (see Figures 2 and 3). 
NE Conser Street curves northward from just east of the proposed Seavey Meadows 

Residential Development to its bridge over a tributary of Stewart Slough. The north-trending 
segment of NE Conser Street forms a boundary between a residential neighborhood on its 
east side and the Seavey Meadows Wetland Reserve along its west side. 

To the west of the proposed Seavey Meadows Residential Development and Wetland 
Reserve Area is a northeast-trending railroad right-of-way. On the west side of the railroad 

is a residential neighborhood. Residential neighborhoods are also located north and east of 

the AOI. 

2.1 Topography 
The AOI is relatively level, with an approximate average elevation of 216 feet (see Figures 4 
and 5). However, agricultural activities, fill placement, and historic site excavation have 
resulted in some local variations with significance (discussed in detail in Section 3.0). 

Stewart Slough is a branching drainage with a general eastward flow direction in the vicinity 0 

o i  the AOl. One branch of Stewart Siough forms an east-flowing north boundary to the AOI, -7 - - 
and crosses NE Conser Street at a bridge near the residential development to the north. C 

s 
b, 

The other branch of Stewart Slough (Sequoia Creek) forms both an east-flowing southern E 
boundary and a north-flowing east boundary to the AOI. The two (2) branches of the Slough s 

0 

have their confluence southeast o i  the NE Conser Street's Stewart Slough bridge. Available m 

topographic mapping (Figures 1, 4 and 5) shows the base of the Stewart Slough drainage z! 
east and north of the Seavey Meadows Wetland Reserve is at 206 to 198 feet elevation, 

incised into the fluvial terrace. 

2.2 Geology 
Geologic mapping in the vicinity of the area shows the subject property is underlain by 
Quaternary Lower Terrace deposits. These deposits are described as semi-consolidated 

cobbles, gravel, sand, silt, clay, and organic material, with surficial materials generally 
consisting of silty clay and fine sand. The unit is characterized by a low, undulating fluvial 

surface with meander scrolls and oxbow lakes.2 

The area to the east of Sequoia Creek (east of the AOI) is generally at 208 to 210 feet 
elevation, constituting a still lower fluvial terrace surface; to the west, across the railroad 
tracks, is a higher elevation alluvial plain (see Figure 4). 
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OGD Consulting performed a Foundation Investigation at the subject property in 2007.~ 
Four (4) test pits were excavated with a track-mounted excavator on April 5, 2007. The 
investigation focused on the nature and characteristics of the uppermost soils. The 
maximum depth of the test pits was approximately 8.6 feet. Ground water was 
encountered in the test pit explorations. However OGD Consulting noted indications of 

surface water ponding during wet winter months which was inferred to perch on the highly 
plastic clay present in surficial soils. This surficial topsoil was described as very soft to soft 
clay with some organic material, generally highly plastic with a blocky structure. The clay 
was wet at the time of the field investigation. Fill was locally present to approximately one- 

foot depth. 

The topsoil transitioned downwards to a highly plastic, soft to medium stiff, clay alluvium in 
the test pits. This material contained variable silt and was moist to wet at the time of the 

investigation. The clay extended to depths of between 1.9 and 4.0-feet below existing 
grades at the four (4) test pit locations. 

Below the highly plastic clay alluvium OGD Consulting encountered a silty clay alluvium. 
The silty clay was of medium plasticity and was moist at the time of the investigation. The 
clay included variable fine-sand content. 

2.3 Hydrogeologic Setting 

2.3.1 Surface Water 

A thin veneer of free water was observed on the ground surface in local locations within the 
Wetland Reserve Area, and ponded water was observed in the north-south trending ditches 
crossing the Wetland Reserve Area and along the railroad tracks at the west side of the 

AOI. All surface waters are described in detail in Section 3.0. 

As previously noted, Stewart Slough forms a northern boundary and Stewart 
SloughISequoia Creek forms an eastern and southern boundary to the AOI. Stewart Slough 

and Sequoia Creek are generally incised approximately 10-feet below the surrounding 
alluvial terrace, except for south of the proposed residential site, where it appears to be less 
incised. The area is outside the mapped 100-year flood plain, according to a general flood 

plain map on the City of Corvallis's web site. 

2.3.2 Ground Water 

Ground-water levels reported in water wells along Seavy Road are between 10 and 20 feet 
below ground surface. As previously stated, OGD Consulting did not observe any ground 

Bela, J.L. 1979. Geologic hazards of eastern Benton County, Oregon: Oregon Department of 
Geology and Mineral Industries, Bulletin 98, 122 p., maps 1:24,000, 1:62,500. 

3 OGD Consulting, PC. 2007. Foundation lnvesfigafion, Seavey Meadows Development, Conser 
Street. Corvallis, Oregon: Report prepared for Willamelte Neighborhood Housing Services, Project 
No. 715-07-01, 10 p., maps, figures, photographs, May 11 
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water recharge into its four (4) test pits (excavated April 5, 2007 to a maximum depth of 8.6 
feet), a finding consistent with the water well logs. Hydrogeologic mapping shows that 

ground-water flows in a southeasterly direction toward the Willamette River in this ~ i c i n i t y . ~  

4 Frank, F.J. 1974. Ground water in the Cowallis-Albany area, central Willamette Valley, Oregon: 
US Geological Survey, Water-Suppiy Paper 2032, 48 p., maps 1:62,500. 
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3.0 DISCUSSION 

3.1 Field Observations 

Lynn Green and Neil Woller of ENW visited the site on May 6, 2008, to observe site 
conditions. Also present at the time of the site visit were Douglas McRae of Willamette 
Neighborhood Housing Services and Jeff Reims of TEC. A photographic log is presented 
as Appendix B. 

The weather was cloudy but dry. There had only been a trace amount of rainfall during the 
previous five (5) days. There had been 1.63 inches of rainfall (-2.03 inches below normal) 
during the preceding month of ~ p r i l . ~  

As previously mentioned, several anomaious topographic features were noted on the fluvial 
terrace on which the AOI is located: 

Positive Relief Features 

Two (2) linear berms extend to the east from the railroad right-of-way berm 

(Western (RR) Berm) at the west side of the A01 across the Seavey Meadows 
Wetland Reserve. These berms are labeled in Figure 2 and 3 as North and 
Central Berm. The Central and North berms are nearly parallel. The North Serm 

crests at just over 220-feet elevation, while the more southerly Central Berm 
crests at a lower elevation (probably just under 218-feet, based on the available 
topographic mapping with two-foot contours). A South Berm was observed 

paralleling Seavy Road along the southern portion of the AOI. The original 
purposes of the berms are not known. Berms [designated "Western (RR) Berm" 
in this Memorandum] were also noted along and associated with the railroad 

tracks along the western margin of the AOI. 

A highly disturbed area consisting of mounded fill, thickly vegetated with 
Himalayan blackberries, is located in the northern portion of the A01 (see Figure 

2). The maximum elevation of this fill is estimated at just over 218 feet. The 
origin of this fill was interpreted to be associated with historic ground-clearing 
activity for the adjacent residential neighborhood to the north (based on a 1994 

aerial photograph described in Section 1.1). 

Several ditches were observed which are believed to have been elements of 
historical agricultural-related drainage practices on the property. Two prominent 

ditches were observed trending north-south in the Wetland Reserve area, and in 
the wetland area in the southern portion of the AOI, both roughly central within 
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these areas. The ditches are linear, and terminate within the wetland areas or at 
the North and South Berms. The ditches in the Wetland Reserve Area contained 
ponded water; ditches In the proposed Seavey Meadows Residential 
Development were dry. 

Several areas where soils had been previously prepared to receive proposed 
slab foundations in the proposed Seavey Meadows Residential Development 

were observed. These excavated areas appear to be completed around 214 feet 
elevation. 

3.2 Discussion of Depressions and Occurrence of Surface Water 

During ENW's site visit, several of the ditches in the Wetland Reserve Area were noted to 
contain ponded water, and ponded water was observed near the railroad tracks. Limited 
lateral spreading of surface water was observed at the terminuses of the two (2) central 

north-south trending drainages (at the North and South Berms). However the excavated 
foundations on the proposed Seavey Meadows Residential Development site were 
observed to have mud cracks exhibiting the shrink-swell property described in the 

geotechnical report. Near one of the excavated foundation areas were two (2) pits, possibly 
I. 

former test pits or utility excavations, that were approximately two (2) feet below grade. 7 - 
They were also observed to be dry (neither contained ponded water). Additionally some - 

C 

animal burrows within the Wetland Reserve area did not contain free (standing) water. c 
a, 

Similarly, as previously indicated, the test pits of OGD Consulting's geotechnical E 
G 

investigation did not encounter ground-water seepage although completed at a maximum o m 
depth of 8.6 feet. These observations suggest that the shallow surficial soils do not readily 
release water to depressionsiexcavations, and that the water within the northwest-southeast 

2 
trending ditches and along the railroad tracks result from interceptionlcollection of surface 
water run-off perched by the extremely low permeability soils. Based on these observations, 

surface water may be drained from the subject area through existing utility conduits (storm 
and sanitary sewer lines and/or excavation backfilliutility bedding). 

ENW did not observe any indication of influx of surface water from areas outside the AOI. 
Higher topographic elevations are present to the west of the railroad, and areas east of NE 
Conser Road were noted to be lower elevation (other than the residential properties which 

had fill placement prior to construction). The source of the water creating the wetlands 
appeared to be seasonal precipitation with extremely low infiltration rates (downward 
percolation) and saturation of the surface and shallow soils. The extremely iow infiltration of 
precipitation is attributed to the clayey character of the soils. 

The highly disrupted area between the west end of the North Berm and the fill pile(s) 
immediately to its north contained shallow ponded water. However, the ponded water at 
that location was aerially limited and thin (estimated at less than ten centimeters deep). 
This ponding seemed to be related to local excavation probably associated with the initial 
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placement of the fill pile to the immediate north, as well as surface runoff interception. This 
location also appears to be in close proximity to historical ditch alignments along the North 
Berm and northward across the Wetland Reserve areas, suggesting that the historical ditch 
backfill materials may continue to act as a conduit for surface water transport. 

Since the topographic grain of the area is very gently downward-sloping toward the east 
toward Stewart Slough, the prevalent perched water flow direction is inferred to be 
eastward; however the two central north-south trending ditches appear to intercept surface 

water and transport it to the north and south, respectively, within the AOI. Limited ponding 
of surface water was observed along the North Berm (observed in two (2) locations) and at 
the South Berm, implying partial impounding of surface water drainage. It should be noted 
that the ponding of surface water on the south side of the North Berm was present as a thin 

veneer of free water in two (2) local areas where the central north-south trending ditch and 
possibly a remnant drainage observed in historical aerial photographs draining towards the 
northeast intersected the North Berm. Similarly, ponding at the South Berm appeared to be 

associated with a historical drainage ditch location. These observations indicate the berms 
at the north and south end of the AOI have some capacity to impound water transported 
along current or historical ditch alignments. Ponding water observed both north of the North 

Berm and south of the South Berm suggested piping or seepage through the berms, 
indicated that complete impounding of surface water flow is not occurring; therefore these 

berm features appear to be semi-transparent to surface water transport. That ponding was 
not observed at other locations along the berms supports a general eastward flow for the 
surface water sheet flow parallel to the berms andlor permeability through the berms. 

4.0 CONCLUSlONS AND RECOMMENDATIONS 

The investigation, consisting of a site visit, research of the geologic literature, and review of 
historical development of the AOI, determined that the area is a fluvial terrace, with a higher 
alluvial plain to the west of the railroad tracks and a lower terrace surface to the east of 

Stewart Slough. The AOI has been modified by historical agricultural activities, including 
cultivation, development of drainage ditches, and some modification of the original terrace 
surface resulting in a slightly rolling topography. The wetlands character of the area is 

believed due to seasonal precipitation falling on very low permeability clay sediments at the 
ground surface, and showing little influence of drainage from the higher alluvial plain to the 

west. 

All perched water within the AOI tries to percolate downward to the regional ground-water 
table, located between ten and twenty feet below ground surface; however, due to the 
extremely low permeability of the clayey surficial soils, there is some sheet flow eastward 

toward Stewart Slough. The sheet flow is intercepted by existing and possibly historical 
(filled-in) drainage ditches. Ponded waters were present at the ditch locations, with 
spreading at the ditch terminuses at the North and South Berms, in the highly disturbed area 
in the northwest portion of the AOI, and in the roadway ditch paralleling Seavy Road, all 
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attributed to result mainly from interception of surface water sheet flow, but may also have 

some contribution, to a much lesser extent, from recharge from saturated soils in the shallow 
subsurface. 

There has been some previous discussion regarding improvement of the Wetlands Reserve 
Area by removal of the eastward-trending berms. In ENW's opinion, the berms have only 
limited capacity to impede surface water transport at intersections with existing or historical 
drainage ditches; however do cause the observed local ponding areas. The berms do not 
appear to be impeding surface water flow in other areas observed. ENW recommends the 

following with regards to removal of the existing berms within the wetland reserve area in the 
northern portion of the AOI: 

Limited impediment of surface water flow was inferred based on site reconnaissance, 
leading to pooling of surface water within the north-south trending drainages, and 
lateral spreading at the north and south terminuses at the North and South berms. 

Removal of these berms may reduce the ponding within the wetlands area. 

Exlsting plans for the proposed Seavey Meadows Residential Development call for 
redirection of site surface water run-off to the storm sewer system. Observations of dry, 

a mud-cracked soil within the foundation preparation areas and no ponding of water within r; - 
shallow excavations present in t i e  proposed residential deveioprnent area suggest that r; 
shallow water in that locality may be drained by existing utility conduits. c 

E 
r 
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5.0 LIMITATIONS 

We have prepared this Technical Memorandum for the Client and its agents for use in 
assessment of the subject property only. The observations described in this report should 

not be applied to other properties not specifically identified as the subject of this 
assessment. This report should be provided in its entirety for the project for which it was 
developed, and not for other purposes. The conclusions and interpretations presented in 
this report should not be construed as a warranty of conditions, but rather as observed 
conditions during the investigation. If conditions on-site change, modifications to this report 

would be required. 

The scope of this report is limited to observations made during on-site work; interviews with 
knowledgeable sources; public agency personnel; contractors licensed in the State of 

Oregon and review of readily available published and unpublished reports and literature. As 
a result, these conclusions are based on information and interpretations supplied by 

qualified parties, as well as our own observations. 

ENW performed this study under a limited scope of services per our agreement, in 
accordance with generally accepted professional principles and practices, and within the 

limitations of scope, schedule, and budget. No warrantee, expressed or implied is made. 
The scope of our work did not include assessment of the presence or absence of hazardous 
substances in the soil or groundwater below the site. 
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May 19, 2008 

Douglas McRae 
Wllamette Neighborhood Housing Services 
257 SW Madison Avenue 
Co~all is, OR 97333 

Community Dedopment 
plml,*g rliv;sion 

Subject: Technical Memorandum: Seavey Meadows Wetlands 

Dear Douglas, 

Turnstone Environmental has reviewed the condition and functions of the wetlands 
slated for impact at the Seavey Meadows site and considered carefully the concerns 
voiced from neighbors. Wetland boundaries were re-delineated, over 30 soil profiles 
were excavated, and a comprehensive flora inventory was completed in 2007. During 
the course of study, we have found the wetlands slated for impact to be considerably 
more degraded than the more pristine remainder of the site. 

Condition of wetlands slated for impact 
The impacted wetlands are situated within the 5 acre area that was slated for V) 
development in the early 1980's. Partial development of this site ensured. Twenty eight -$ - 
lots were platted in this area and excavation and fill deposition occurred on the site, - ,- 
altering the natural hydrology, soils, and vegetation. Utilities were placed within the c 
impact area, causing further ground disturbance and alteration of natural conditions. This 
area of the site contains small, fragmented wetlands that are separated by upland berms 

E 
.c 
0 

containing fill material. The wetland boundaries follow the pattern created by partial m 
construction of the existing housing projects. In addition to the dikes, fill, and 
infrastructure installments altering the site, the wetlands have been further affected by 

z 
the introduction of exotic plant species that likely are associated with the fill deposition. 

Wetland hydrology is marginal within this area due to the lack of connectivity caused by 
the fragmentation of the wetland areas with roads and fill for construction. As part of the 
excavation that occurred during the development, much of the nutrient rich topsoil was 
removed from the wetlands. As a result, vegetative cover is depauperate as the plants 
are rooted directly into the clay layer and plant species composition is markedly different 
in the wetlands slated for impact. When we compared plant species data from the impact 
area and the remaining acreage, there is a greater percentage of non native species 
found within the impact area. 

Changes anticipated in the surrounding wetlands from the mitigation plan. 
The Seavey Meadows wetlands are a remnant of the once extensive Wllamette Valley 
wet prairie system and have been affected by adjacent land use activities. To facilitate 
farming, two easffwest dikes were built across the ancient channel to block flood waters 
from the farmed fields. Later, fill was added creating a berm to the north and a dike 
placed along Seavey Ave. to the south of the site. These alterations have restricted the 
way water moves across the landscape. 
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The berms currently built through the Seavey Meadows wetland areas disrupt the 
natural conditions that once existed on the site. They have disconnected the site 
hydrologically and separated the wetlands into more isolated habitats. The berms are 
composed mostly of fill that was deposited across the wetlands creating distinct linear 
uplands intersecting the landscape. Because of the nature of the fill material used to 
construct the berms and disturbances to hydrology, the berms currently serve as 
pathways for introduction for invasive species into the wetland areas. Vegetation 
composition on the berms is almost entirely non native or invasive. Shrubs and trees, 
with the exception of the highly invasive Himalayan blackberry, do not grow on the 
berms. Rather, aggressive non native forbs and grasses primarily make up the species 
composition. 

The mitigation plan calls for removing the fill and restoring these areas to their historic 
grade, establishing wetland hydrology. Native plant species commonly found in 
Willamette Valley wet prairies will be planted on the hydric soils found under the fill. 
These actions will hydrologically reconnect larger wetland separated by the berms. This 
will remove a significant pathway that is introducing non native species that currently 

p" threaten the wetland. - - 
cr 
c Effects o f  new development on adjacent wetlands. 

; The construction of the proposed development will directly impact 1.65 acres of the 
c Seavey Meadows. There has been some concern among the community that the 
U 
m proposed development will negatively impact the adjacent wetlands, in particular the 
C) 

2 hydrological functions. The applicant retained Evren Northwest to conduct a hydrological 
study of the entire Seavey Meadows. The resulting hydrology report was consistent with 
our opinion that the hydrology of the adjacent wetlands would remain unaffected by the 
proposed development. The wetlands at Seavey Meadows are composed of a perched 
water table that is primarily precipitation driven as the water collects on top of poorly 
drained clay soils. The report identifies that there is limited sheet flow occurring within 
the Seavey Meadows wetlands, as there is very little elevation change throughout the 
area. The impacted wetlands are further disconnected hydrologically from the adjacent 
areas, as they are surrounded by roads and fill. If the development site surface water is 
redirected to the storm sewer system, this will have no effect on the adjacent wetlands 
since they are currently not receiving any sheet flow from these areas. 

Recommendations to minimize impacts on adjacent wetlands. 
To maintain the health of the existing wetlands at Seavey Meadows, additional 
measures should be considered. The applicant recommends the following conditions for 
this project: 

To enhance wetland hydrology functions within the adjacent wetlands, roof 
drainage from new structures along the east and west sides of the project 
could be dispersed with agencies approval on the ground surface, where 
grades permit. 
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. To protect adjacent wetlands from human impact from the additional residents of 
the development, an education program is recommended. Appropriately placed 
signs could be installed to educate residents about the ecological significance of 
the area and advise of appropriate conduct. 

e Stewardship of the future Seavey Meadows Wetland Preserve from the City, 
concerned community and future residents should be encouraged. lnvasive 
species management programs, the construction of boardwalks to facilitate use 
of the area while preventing soil compaction and vegetation disturbance, and 
enhancement plans could all be implemented by the prospective stewards. 

If you have any questions, please call us at 541-929-7542 

Sincerely, 

&& fe.0.m 

Jeff Reams 
Wetland Biologist 
Turnstone Environmental Consultants Inc 



TOPIC: 

CASE: 

REQUEST: 

Corvallis Planning Division 
Staff Report to the Planning Commission 

PC Hearing: April 2, 2008 
Report to Copiers: March 19, 2008 
Staff: Kevin Young, Senior Planner 

Major Modification to a Conceptual and Detailed Development 
Plan and Major Subdivision Replat 

Seavey Meadows (PLD08-00001, SUB08-00001) 

The applicant requests approval of a Major Modification to a 
Conceptual and Detailed Development Plan and a Major 
Subdivision Replat to construct a mixture of single family detached 
homes, duplexes, triplexes, and four- and five-unit multi-family 
dwellings on the site. Forty-three (43) dwelling units are proposed 
on the 3.46-acre site. The development would also include a 1,700 
square foot community building and approximately 14,000 square 
feet of landscaped play areas and common areas. Planned 
Development approval is requested to allow variation to Land 
Development Code requirements regarding alleys, landscaping, 
parking, setbacks, and building design. 

APPLICANT: Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 

OWNER: City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339 

LOCATION: The subject site is located on the south side of Conser Street and 
north of Seavy Avenue in northeast Corvallis. The subject site is 
also identified on Benton County Assessor's Map 21-5-24 DC, as 
Tax Lots 500 through 3700. 

LOT SIZE: 3.46 acres 

COMP PLAN 
DESIGNATION: Medium-High Density Residential 

ZONING 
DESIGNATION: Medium-High Density Residential (RS-12) with a Planned 

Development Overlay 
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PUBLIC 
COMMENT: On March 11, 2008, 217 Notices were mailed. As of March 19, 

2008, no public comments were received. A prenotification of this 
hearing was sent to all neighborhood associations, concerned 
citizens, and groups on record. 

ATTACHMENTS: A. 
B. 
C. 
D. 
E. 
F. 
G. 

Proposed Site Plan and Tentative Subdivision Plat 
Comprehensive Plan Map 
Zoning Map 
Natural Resources Map 
Natural Hazards Map 
Existing Conditions 
Notice of Disposition for Seavy Meadows (PD 82-5, S 82- 
2) 
Notice of Disposition for Conifer Village (DC 91-1, PD 91- 
I, s 91-1) 
Addendum to Seavey Meadows Wetland Delineation, 
submitted January 28,2008 
Excerpts from September 16, and 23, 2004, Planning 
Commission Minutes regarding Legislative 
Amendments to the City's Natural Features Project 
June 20,2007, Memorandum Regarding Tandem Parking 
Staff-identified Applicable Decision Criteria 
Application, Narrative, and Graphics 

SITE & VICINITY 

The 3.46-acre site is located south and east of Conser Street and contains Jasper 
Street and Sorrel Place (Attachment A). Seavey Avenue is located immediately to the 
south. An existing fourplex that is surrounded by the development site was constructed 
consistent with the 1982 approval for Seavey Meadows. Improvements to Conser 
Street, Jasper Street, and Sorrel Place were also made at this time. Since that time, 
some of the sidewalks have buckled due to the growth of tree roots. No other 
development has taken place at the site since these improvements were made. 
Remnants of preliminary building pad excavation are still visible on recent City of 
Corvallis aerial photographs. Due to the soils and relatively high water table in this area 
of Corvallis, these portions of the site have since gradually transformed into 
"constructed" wetlands (Attachment D). Other natural features found on the site 
include mature and sapling cottonwood trees, and non-locally protected jurisdictional 
wetlands. The site is essentially flat and lacks prominent topography. 

Immediately northeast of the site along Conser Street is the Conifer Village Subdivision. 
All other property within the immediate vicinity is currently undeveloped. A branch of 
the Southern Pacific Railroad runs past the site on the west side of Conser Street. 
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Additional residential development is located on the opposite side of the railroad tracks, 
(Attachment F). 

The site is designated as Residential - Medium-high Density on the Corvallis 
Comprehensive Plan Map, with Natural Resource Overlay Areas, as are other 
properties abutting the site to the south, east, and west that were also part of the 
original Seavey Meadows Planned Development (Attachment B). The Conifer Village 
Subdivision to the northeast is desianated as Residential - Low Densitv, while 
undeveloped property across consir Street to the north is shown as desidential - 
Medium Density on the Comprehensive Plan Map. The area to the south of Seavy 
Avenue, to the south of the site, is not yet annexed into the City, but is designated for 
Medium Density Residential Development on the Comprehensive Plan Map. 

Consistent with its Comprehensive Plan designation, the site is zoned Medium-High 
Density Residential on the Corvallis Land Development Code Zoning Map, and is also 
subject to Planned Development and Natural Resource Overlays (PD(RS-12)) 
(Attachment C). Undeveloped properties south, east, and west of the site that are also 
associated with the original Seavey Meadows Planned Development share this 
designation. The Conifer Village Subdivision to the northeast is zoned PD(RS-6), while 
the undeveloped properties to the north, across Conser Street, are zoned PD(RS-9) 
with Natural Resource Overlay areas. The area to the south of Seavy Avenue, to the 
south of the site, is not yet annexed into the City and therefore has no City zoning C? - - - 
designation. + s 

i! 
z 

PREVIOUS REVIEWS AND APPROVALS 0 m 
U 
3 

1982 - On May 18, 1982, the subject site was annexed into the City Limits along with 
roughly 37 additional acres that were zoned either RS-9 or RS-12 with a Planned 
Development Overlay. Subsequent to being annexed, the original developer proposed a 
Conceptual and Detailed Development Plan and Tentative Subdivision Plat that would 
have resulted in the construction of 296 dwelling units (PD-82-5). The Corvallis Planning 
Commission approved this request, with conditions, on October 6, 1982 (Attachment G). 

Phase I of the Seavy Meadows development was initiated, which included construction of 
the existing portions of Jasper Street and Sorrel Place, as well as other infrastructure within 
the Phase I area, and the existing fourplex building on the site. However, construction of 
the remainder of the developmentfaltered. When the developer defaulted on infrastructure 
debt service (Bancroft Bond) the Citv took ~ossession of the Seavv Meadows site. with the 
exception of'the existing f&rplex at the southeast corner of jasper Street and Conser 
Street. 

1991 - On March 6,  1991, the Corvallis Planning Commission approved a Detailed 
Development Plan and a Tentative Subdivision Plat for Conifer Village, Phases 4, 5, and 
6 (DC-91-1, PD-91-1, and 5-91-1) (Attachment H). This approval affected approximately 
10 acres of the Seavey Meadows Detailed Development Plan by rezoning the property 
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from PD(RS-12) to PD(RS-6) and approving a tentative subdivision plat intended for 
development with detached single family homes. The City sold that portion of the Seavy 
Meadows development to the developer of Conifer Village. A portion of Conifer Village, 
Phase 5, was developed in this location and currently contains 38 single family houses. 

APPLICANT'S PROPOSAL 

The applicant's proposal includes two land use requests: 1) a Major Modification to a 
Conceptual and Detailed Development Plan and, 2 )  a Major Subdivision Replat. 

The Conceptual and Detailed Development Plan approved for Seavy Meadows in 1982 
was for a uniform development of attached fourplexes with shared private driveways. The 
proposed Major Modification would alter that plan to provide a mixture of single-family 
detached homes, duplex and triplex townhomes, and four- and five-unit multi-family 
dwellings on the site. Access to the dwellings would rely on the existing public streets - 
Conser Street, Jasper Street, and Sorrel Place - but would also involve the construction 
of two new private alleys. Improvements are proposed to portions of Conser Street, Jasper 
Street, and Sorrel Place to bring those facilities into compliance with current Corvallis Land 
Development Code street standards. The proposed private alleys would be located 
adjacent to parking areas serving the subject development, including 20 parking spaces 
along the alley serving the western side of the development site and 24 parking spaces 
along the alley serving the eastern side of the development site. 

The development is proposed in two phases. Phase I would include construction of seven 
single family homes for sale to low income families at 80 percent of median family income 
(MF!) or less, Phase II would include construction of 23 multi-family units, 9 attached 
townhouse units, and 4 duplex units for low income families making 60 percent of MFI or 
less. Due to funding variables, the applicant reserves the right to develop Phase 2 first. 
The applicant states that they will provide required public facilities necessary to serve 
project phases, as needed. 

The applicant has provided alternative site plans for portions of Phase II. Sheet G2 of the 
applicant's graphics (Attachment M) showsalternative layoutsfor Buildings 10 and 11 and 
for Buildings 1, 2, and 3. As depicted on Sheet GI ,  Buildings 10 and 11 are "quad" units, 
which are four, single-level dwelling units that share common central space. These units 
are a type of development designed specifically for senior citizens to allow some level of 
autonomy in a group-living type environment. If the applicant is successful in obtaining 
special funding for this type of use, they will buitd the quad units. If the applicant is 
unsuccessful in obtaining funding, then the fourplexes shown on Sheet G2 would be 
constructed. The alternative design for Buildings 1,2, and 3 is meant to demonstrate how 
those units could be configured to comply with POD Standards, with main entrances to the 
units facing the public street, and direct pedestrian connections from the front doors of 
each unit to the sidewalk along the public street (Conser Drive). The applicant prefers to 
construct the three triplexes as depicted on Sheet G I ,  with main entrances facing the 
private alley and with the front door of each unit within 200 feet of the public sidewalk along 
Conser Street. The applicant argues that this allows the development to face inward, 
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towards the community building, and allows for the creation of more clearly demarcated 
private open space in the yards between the units and Conser Drive. 

The project will include a mix of incomes with 40 percent of the units at or below 60 percent 
of MFI. Project amenities will include a 1,700 square foot community building and roughly 
14,000 square feet of formally landscaped play areas and common areas. Parking is 
proposed through the use of both outdoor unassigned common spaces and private 
attached garages and driveways. Most of the required parking would be provided on the 
respective properties to be served, but the applicant requests to vary from parking 
standards to allow 12 of the required parking spaces to be provided on the public streets 
serving the development. 

The 3.46-acre development site is surrounded by 27 acres of locally protected wetlands, 
which provide a long term natural landscape amenity. The City of Corvallis retains 
ownership of these areas and has indicated an intent to preserve the wetlands from future 
development. Avariety of community amenities is available to the site including: two of the 
City's largest employers (Hewlett Packard and Good Samaritan Hospital); a community 
shopping center,including a grocery store, within three-quarters of a mile of the site; public 
transportation adjacent to the site; a middle school within a half mile; and a City park within 
a half mile. 

UZ 
The applicant has requested to vary from a number of Land Development Code - - - 
requirements through the Planned Development process, and has proposed a number of * 

s 
compensating benefits for those variations, as shown in the following table: 2 

r 
0 
m 

2 

LDC Sections 4.1.20.i.l(a) - Each unit of the 
three triolexes accessed from the westerlv ~r iva te  
alley in phase 2 generates a minimum vehi'cular 
parking demand of 2.5 spaces, for a total of 23 
spaces. Due to the project's proximity to a transit 
route, the applicant requests a 10% reduction, 
resulting in 21 required parking spaces. Eighteen 
of these required parking spaces will be provided 
in either a single-car garage or a private driveway 

1 associated with each unit. However, three of the ' required spaces are proposed to be 
accommodated along the public right-of-way for 

, Sorrel Place 

The applicant notes that Sorrel Place is a dead- 
end street that does not extend beyond the 
boundaries of the site. No other properties 
abutting the street are currently developed or 
likely to be developed in the future. Therefore, 
relocating these required parking space to the 
public right-of-way will not cause compatibility 
conflicts or traffic circulation issues. Regardless, 
the applicant will install "No Parking" signs along 
the south side of Sorrel Place to ensure that 20 
feet of the 28-foot wide paved surface remains 
available for vehicular circulation. 
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pplicant requests that the local street, Sorrel 

ct 'C' to ensure 

ibrary, or a fraternal organization). The applicant 
designed the structure to be compatible with 
proposed residential structures and to 

evelopment. The residential window coverage 

through this portion of the site. 

ided between Sorrel Place and the east-west 
on of the alley reduce the total distance that 

Additionally, it won't always be necessary for 
vehicles to travel the entire length of the alley to 
reach a street. By designing the alley with a 
pavement width of 24 feet and providing parking 
spaces along its length, motorists would be able 
to turn their vehicles around and return to the 
same street from which they'd originally accessed 
the alley. The maximum distance traveled in such 

I I a scenario would be no more than 260 feet. I 
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evelopment site of the primary structure. The ith kach of the duplex buildings, so even though 
arking spaces required for each of the duplex he parking spaces will not be on the same lot as 
nits are proposed to be situated along the he primary dwelling, they will be controlled by the 
asterly private alley, some of which also fall ame owner. Additionally, a public access and 
ithin the boundaries of Lots 8 and 9. aintenance easement will be recorded over the 

remain available to 

The Major Subdivision Replat proposes to create 12 residential lots on the site, along with 
three tracts. The residential lots vary in size from 2,747 to 39,141 square feet. The 
proposed tracts would serve a variety of purposes. Tract A, which would be approximately 
11,920 square feet in size, would contain the westerly alley within the development, but 
would not contain adjacent parking areas or sidewalks. Tract B, which would be 
approximately 10,072 square feet in size, would contain the easterly alley, as well as the 
sidewalk and planting strip to the north and west of the alley, but would not contain the 
adjacent parking areas. Tract C, which is approximately 3,621 square feet in size, contains 
a portion of the area necessary for fire apparatus to turn around at the east end of Sorrel V - - 
Place, but also would contain a shared basketball sport court (Attachment A). - 

C 
s 
B) 

E 
STAFF REPORT FORMAT, ANALYSES, AND REQUIRED ACTION 

.c 
0 m * 

The Land Development Code specifies that Planned Developments are reviewed by the ;i 
Planning Commission following a public hearing. The Code specifies that a Subdivision 
is administratively reviewed with the Community Development Director making a decision 
following notice to affected parties. No public hearing is required. However, because 
variations to the subdivision standards are requested, and to facilitate a comprehensive 
review, one public hearing before the Planning Commission is being held to consider both 
requests. Section 2.0.50.16 of the Land Development Code states the following: 

When more than one application has been filed at one time for a specific property or 
development, the review of those applications shall be coordinated as follows: 

a. If any of those applications would ordinarily be heard by the Planning Commission, 
all of the applications shall be heard by the Planning Commission at the same 
meeting, except as outlined in "b," below. For example, applications for Zone 
Changes areordinarily heard by the Land Development Hearings Board. When aZone 
Change is sought simultaneously with a Conditional Development; however, the two 
applications shall be considered together by the Planning Commission and no action 
by the Land Development Hearings Board shall be required. 

B. Applicationsordinarily heard by the Historic Resources Commission shall not befiled 
together (combined) with another application(s) requiring a public hearing that is 
ordinarily heard by some other hearing authority. Historic Preservation Permit 
applications and Historic Preservation Overlay-related Zone Change applications that 
are ordinarily decided by the Director, or the Director's designee, shall be filed 
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together (combined) with applications ordinarily heard by the Historic Resources 
Commission. In these cases, the combination of historic applications shall be 
reviewed by the Historic Resources Commission and no prior action by the Director 
shall be required. 

The Public Hearing before the Planning Commission is consistent with this requirement. 

The report is divided into two parts. Part I of this report reviews the criteria for a Major 
Modification to a Conceptual and Detailed Development Plan and Part II reviews the 
criteria for a Major Subdivision Replat. A comprehensive summary of conclusions and a 
staff recommendation follow at the end of the report. 
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PART l 

CONCEPTUAL AND DETAILED DEVELOPMENT PLAN 

REVIEW CRITERIA 

Section 2.5.40.04 - Review Criteria 

2.5.40.04 - Review Criteria 
Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
Council. The application shall demonstrate compatibility in the areas in "a", below, as 
applicable, and shall meet the Natural Resource and Natural Hazard criteria in "b", below. 

a. Compatibility Factors - 
1. Compensating benefits for the variations being requested 

2. Basic site design (the organization of Uses on a site and the Uses' 
relationships to neighboring properties); 

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

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation facilities; 

10. Traffic and off-site parking impacts; 

11. Utility infrastructure; 

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

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

14. Preservation andlor protection of Significant Natural Features,consistentwith 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions, Chapter4.11 -Minimum 
Assured Development Area, Chapter 4.12 - Significant Vegetation Protection 
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
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Streets shall also be designed along contours, and structures shall be 
designed to fit the topography of the site to ensure compliance with these 
Code standards. 

b. Natural Resources and Natural Hazards Factors - 
1. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 

and Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions shall 
provide protections equal to or better than thespecific standard requested for 
variation, and 

2. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions shall 
involve an alternative located on thesamedevelopmentsite where thespecific 
standard applies. 

For purposes of reviewing the applicant's proposal based on the criteria listed above, the 
applicable criteria have been grouped into the following five categories: 

A. Land Use and Purposes 

B. Natural Resources 

C. Compatibility 

D. Circulation 

E. Public Services & Utilities 

Within these categories, analysis of the merits of the proposal based on applicable 
Comprehensive Plan and LDC policies will be presented. Conclusions and 
recommendations will be given for the Planning Commission's consideration following the 
analysis of each component of the proposal. 

A. LAND USE AND PURPOSES 

Applicable Land Develo~ment Code Requirements 

Section 2.5.20 - PURPOSES 

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

Seavey Meadows (PLD08-00001, SUB08-00001) 



a. Promote flexibility in design and permit diversification in location of structures; 

b. Promote efficient use of land and energy, and facilitate a more economical 
arrangement of buildings, circulation systems, land uses, and utilities; 

c. Preserve, to the greatest extent possible, existing Significant Natural Features and 
landscape features and amenities, and use such features in a harmonious fashion; 

d. Provide for more usable and suitably located pedestrian andlor recreational facilities 
and other public andlor common facilities than would otherwise be provided under 
conventional land development procedures; 

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

f. Provide the applicant with reasonable assurance of ultimate approval before 
expenditure of complete design monies, while providing the City with assurances that 
the project will retain the character envisioned at the time of approval; 

g. Provide greater compatibility with surrounding land uses than would otherwise be 
provided under conventional land development procedures; and 

h. Provide benefits within the development site that compensate for the variations from 7 

development standards such thatthe intent of thedevelopment standards is still met. 7 - - - 
C 

The proposed Seavey Meadows development is consistent with a number of the listed c 

purposes for a Planned Development. The Planned Development process will allow i? 
C additional flexibility in the design and location of the proposed structures and parking o m areas, consistent with LDC 2.5.20.a. By facilitating compact development on a site .,- 

surrounded by protected wetlands, the Planned Development process will also promote 3 
the efficient use of land, consistent with LDC 2.5.20.b. By allowing variations from Land 
Development Code standards to allow more compact development, the proposed Planned 
Development will eliminate the need to encroach into protected wetland areas, consistent 
with LDC 2.5.20.c. Compensating benefits are proposed to compensate for the requested 
variations to development standards, consistent with the provisions of LDC 2.5.20.h. In 
conclusion, the proposed development is consistent with the purposes for a Planned 
Development. 

The proposed use type for the Seavey Meadows development is single-family residential, 
which will be accommodated with a variety of building types, including single detached, 
duplex, triplex, and multi-dwelling. The use type and building types are permitted outright 
in the RS-12, Medium-High Density Residential, zone, per LDC 3.6.20.01 .a. The proposed 
use and building type are consistent with Land Development Code requirements. 

The proposed land use and purposes of the proposed development are consistent with 
applicable decision criteria. 
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B. NATURAL RESOURCES 

Wetlands 

A ~ ~ l i c a b l e  Com~rehensive Plan Policies 

The following discussion addresses compliance with Comprehensive Plan Policies that 
relate to Natural Features on the subject site. 

4.2.1 Significant natural features within the Urban Growth Boundary shall be identified and 
inventoried by the City through the development process. These shall include: 

A. Seasonal and perennial streams and other natural drainageways, wetlands, 
and flood plains; 

B. Lands abutting the Willamette and Marys Rivers; 

C. Land with significant native vegetation as defined in the Oregon Natural 
Heritage Plan (1998), which may include certain woodlands, grasslands, 
wetlands, riparian vegetation, and plant species; 

D. Ecologically and scientifically significant natural areas; 

E. Significant hillsides; 

F. Outstanding scenic views and site; and 

G. Lands that provide community identity and act as gateways and buffers. 

4.2.2 Natural features and areas determined to be significant shall be preserved, or have 
their losses mitigated, andlor reclaimed. The City may use conditions placed upon 
development of such lands, private nonprofit efforts, and City, State, and Federal 
government programs to achieve this objective. 

Adoption and implementation of the natural features provisions in the 2006 Land 
Development Code, which are based on an inventory of natural features within the Urban 
Growth Boundary, and which put in place a land use system to preserve significant natural 
features, ensures consistency with Policies 4.2.1 and 4.2.2 above. 

4.10.6 In order to reduce peak runoff from impervious areas and maintain pre-development 
flow regimes, the City shall work to adopt standards such as the following: 

1. Minimize the proportion of each development site allocated to surface parking 
and circulation. 

2. Minimize the average dimensions of parking stalls. 

3. Use pervious materials and alternative designs where applicable, such as 
infiltration systems. 
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4. Modify setback requirements to reduce the length of driveways. 

5. Promote the use of shared driveways to reduce impewious surface in 
residential development. 

6. Promote disconnection of roof down spouts to reduce runoff going into a 
piped collection system or the street and encourage storage for reuse. 

7. Retain a larger percentage of vegetated area within all types of development 
to increase rainfall interception. 

8. Pursue the use of retention and infiltration facilities where the soils are 
suitable to control runoff volume, peak flow and promote dry season base 
flows in streams. 

9. Develop sub-surface storage as well as surface detention facilities. 

10. Evaluate additional restrictions on cuts in hillsides, especially in areas with 
near-surface groundwater. 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Cowallis' Y m 
impervious surfaces. - - - 

,d 

The proposed development is consistent with Comprehensive Plan Policies 4.10.6 and s 

7.5.5. The applicant has requested to reduce the amount of impervious surface area on E 
C 

the site that would normally be required for on-site parking. Instead, the applicant requests o 
m 

that a portion of the development's required parking be accommodated on the existing - 
public streets within the development. 2 

4.11.1 Consistent with State and Federal policy, the City adopts the goal of no net loss of 
significant wetlands in terms of both acreageand function. The City shall comply with 
at least the minimum protection requirements of applicable State and Federal wetland 
laws as interpreted by the State and Federal agencies charged with enforcing these 
laws. 

4.11.4 Wetlands within the Urban Growth Boundaryshall be identified and inventoried by the 
City or through the development process. 

4.11.5 Local wetland inventories, initiated by the City, completed consistently with State 
guidelines, and approved by the State shall also represent City-approved inventories 
that meet Statewide Planning Goal 5 inventory requirements. 

4.11.14 To resolve wetland issues as early as possible in the development application 
process on land with hydric soils, land with wetland vegetation, andlor land 
identified on a State or national wetland inventory, the City shall require a 
developer to submit, at the time of application, a wetland determination or 
delineation from a qualified consultant. This professional analysis shall be 
submitted concurrently to the City and to the Division of State Lands. The City 
shall request comment from the Division of State Lands on land development 
applications requiring a public hearing. 
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The proposed development is consistent with Comprehensive Plan Policies 4.11 .I, 4.1 1.4, 
4.1 1.5, and 4.1 1.14. Policy 4.1 1.1 states that the City's goal is no net loss of wetlands. 
The non-locally protected wetlands that would be impacted by the proposed development 
would be mitigated for, as required by the Oregon Department of State Lands (DSL) and 
US Army Corps of Engineers (COE). As proposed and conditioned, the project will comply 
with applicable State and Federal wetland laws. The wetlands on the development site 
and in the adjacent area are identified on the City's natural features inventory. ~dd i t iona l l~ ,  
the artplicant has commissioned a wetland delineation for the wetlands on the develoament 
site, which is under review by the DSL and COE (Attachment I). The City's ietland 
protection program was reviewed by the Oregon Department of Land Conservation and 
Development (DLCD) and was approved as part of the City's Goal 5 compliance program, 
consistent with Policy 4.1 1.5. The proposed development is consistent with applicable 
Comprehensive Plan Policies related to wetlands. 

Applicable Land Develo~ment Code Requirements 

4.13.40 - PROCEDURES 

Application - When development is proposed on a property containing or abutting a 
Significant Riparian Corridor or Wetland area, an application shall be submitted that 
accurately indicates the locations of these Natural Resources and the location of any 
proposed development. The application shall contain a description of the extent to which any 
Floodplain, Watercourse, or Wetland is proposed to be altered or affected as a result of 
proposed development and shall include the information in "a," and "b," below. 

b. For properties containing Wetlands, as indicated on the Corvallis Local Wetland 
lnventory Map - The submittal materials listed below are required. Additionally, all 
appiications will be reviewed to determine that all necessary permits have been 
obtained or will be obtained from those federal, state, or local governmental agencies 
that require prior approval. 

1. Site Plan - A  site plan that graphically depicts: 

a) All Wetland boundaries, as indicated on the Cowallis Local Wetland 
lnventory Map; 

b) A 25-ft. setbacwbuffer around the upland edge of locally and non- 
locally protected Wetlands, as mapped on the City's Local Wetland 
lnventory Map'. Proximate Wetlands shall not be included when 

Local Wetland Inventories are considered to provide a level of accuracy of within 25 f t  for identification of the 
Wetland-upland interface. Consequently, the 25-~setbacWbufferidentifiedinSection4.13.40.b.l.bisintended 
to ensure that significant Wetlands are protected consistentwith the requirements of OAR 660. Division 23 prior 

to the receipt of a Department of State Lands (DSL) approved Wetland Delineation. For development review 

purposes, a property ownermay propose development within this setbacklbuffer, and approval may be granted, 
contingent upon receipt by the City of an approved Wetland Delineation indicating that the proposed 

development is outside of lands determined to be Wetlands by the Department of State Lands. In such cases, 
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determining this 25-ft. setbacwbuffer location; and 

c) A Wetland Delineation of the boundaries of the Wetland area, with an 
accompanying site map, that has been accepted and approved by the 
Department of State Lands (DSL) may be substituted for the 
information in "b," above; 

4.13.80.02 - Procedures for Non-locally Protected Wetlands 

Deoartment of State Lands and US Armv Coros of Enaineers Notification Required - In 
addition to the restrictions and requirements of this Section, all proposed development 
activities within any Wetland are also subject to Oregon Department of State Lands (DSL) and 
US Army Corps of Engineers standards and approval. Where there is a difference, the more 
restrictive regulation shall apply. In accordance with ORS 227.350, as amended, the applicant 
shall be responsible for notifying DSL and the Corps of Engineers whenever any portion of 
any Wetland is proposed for development. 

No application for development will be accepted as complete until documentation of such 
notification is provided, and no site development permits, such as Grading and Excavation 
Permits, Public Improvements by Private Contract Permits (PIPC), and 6uildjng Permits, shall 
be issued until the City has received verification of DSL and Corps of Engineers approval for 
development on the subject site. Non-locally Protected Wetlands are shown on the City's V) 

Local Wetlands Inventory Map. 'C; - - - 
C 

This section reviews the criteria for natural resources present on the subject site. The s 

development site contains Locally Significant Wetlands that are not locally protected, per E 
.c 

the City's Natural Resource Map (Attachment D). To the south of the development site o m 
are Locally Protected and Locally Significant Wetlands, and to the north, on the opposite 3 side of Conser Street, is a high protection riparian corridor. The area on the north side of 
Conser Street is within a high protection riparian corridor because it contains proximate 
wetlands to the tributary to Sequoia Creek that flows under Conser Street to the north of 
the development site. 

When the City's Natural Features regulations were being developed, as part of the Phase 
Ill Land Development Code Update project, decision-makers specifically considered a 
number of sites where natural features protections might conflict with economic, social, or 
energy goals of the community. One of the sites specifically discussed was the Seavey 
Meadows site. The City owns approximately 30 acres in this area, which include the 
subject development site, as well as approximately 25 acres of undeveloped land that 
contains Locally Significant Wetlands on all four sides of the development site. In 2004, 
when the City's natural features protections were being considered for adoption, the City 
had already obtained a fill permit from the Department of State Lands (DSL) to fill 1.67 
acres of wetland within the approximately 5-acre site that is currently the subject of this 
application (this figure includes right-of-way area). The City's intent was to develop 
affordable housing on the 5-acre area and to preserve the remaining wetland areas. The 

no development permits shall be issued prior to receipt of said Wetland Delineation. 
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decision-makers determined that this was an appropriate balancing of affordable housing 
goals and resource-protection goals and decided to designate the 5-acre development site 
is Locally Significant, but not Locally Protected, Wetlands. Conversely, the decision- 
makers designated the remaining City-owned wetlands in the area as Locally Significant 
and Locally Protected (Attachment J). 

In order to renew fill permits that were issued for the site, the applicant has recently 
completed an addendum to the original Seavy Meadows wetland delineation (Attachment 
I). This delineation is currently under review by the Oregon Department of State Lands 
(DSL) and the US Army Corps of Engineers (COE). The delineation found additional 
wetland areas in the northeast corner of the 5-acre portion of the site that had been slated 
for development. Consequently, the applicant has designed a development project that 
will avoid impacts to this new wetland area in the northeast corner of the site, which 
explains why the street frontage for the area of Buildings 10 and 11 has been truncated. 

The applicant has provided a wetland delineation for the site, but has not yet obtained a 
letter of concurrence from DSL regarding the delineation, per LDC 4.13.40.b.l.c. The 
delineation of wetlands on the site differs from the City's wetland inventory data for the site. 
Prior to development on the site, the applicant will need to obtain a letter of concurrence 
from the Department of State Lands regarding the submitted wetland delineation 
(Condition 2). Regardless of their exact location, the wetlands on the site are not locally 
protected. Because the development area contains wetlands that are not locally protected, 
development is allowed, contingent upon satisfaction of State and Federal requirements 
regarding wetland impact. For this reason, a condition of approval is necessary to ensure 
that DSL and COE approvals are in place prior to development on the site (Condition 2). 
Locally Significant and Locally Protected Wetlands on adjacent properties will not be 
affected by this development. As conditioned, applicable LDC criteria related to wetlands 
are satisfied. 

Sianificant Trees 

Apolicable Land Development Code Reauirements 

Section 4.2.20 - GENERAL PROVISIONS 

c. Protection of Shrub, Ground Cover and Tree Specimens in inventoried Areas of the 
Adopted Natural Features lnventory Map dated December 20, 2004 - 
1. For shrub, groundcover, and tree specimens within the areas inventoried as 

part of the Natural Features Inventory, preservation requirements shall be in 
accordance with the provisions of Chapter 4.5 - Natural Hazard and Hillside 
Development Provisions, Chapter4.11 -Minimum Assured Development Area 
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, and 
Chapter4.13 -Riparian Corridorand Wetland Provisions. See Adopted Natural 
Features lnventory Map dated December 20,2004, for information regarding 
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areas inventoried as part of the Natural Features Inventory, 

2. Plants to be preserved and methods of protection shall be indicated on the 
detailed planting plan submitted for approval. Existing trees and shrubs shall 
be considered preserved if the standards in Section 4.12.60.f are met. 

d. Protection of SignificantTree and Significantshrub Specimens Outsideof Inventoried 
Areas of the Adopted Natural Features lnventory Map dated December 20,2004 - 
1. Significant Tree and Significant Shrub specimens outside of the areas 

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

As shown on Attachment M (Sheet 1-3), the development site contains many trees that 
are greaterthan 8 inches in diameter, as measured four feet from the ground. These trees 
would typically be considered significant, per Land Development Code Section 4.2.20.d. 
However, per LDC Section 4.2.20.c, if a site has been inventoried for natural features, and 
no significant vegetation areas have been identified on the site, then vegetation on the site I- 

r is not protected by the provisions of LDC 4.2.20.d. Consequently, the applicant is not - - 
required to preserve any of the existing trees on the site. - 

CI 
C 

The applicant has included an inventory of the existing trees on the site, which shows that, 
with the exception of a single Spruce tree located to the west of the existing fourplex, all 
the trees on the site are volunteer Black Cottonwood trees, which are a short-lived species 
prone to abnormal growth patterns and decay. For this reason, and to accommodate the 
proposed development, the applicant proposes to remove all the Black Cottonwood trees 
from the site, but will preserve the existing Spruce tree. The applicant notes that the 
proposed landscaping plan will result in the planting of a variety of tree species in greater 
numbers than currently exist on the site. The proposed tree removal is consistent with 
Land Development Code requirements. 

Slope and Floodplain Hazards 

As noted, the development site is flat and contains no slope hazard areas (Attachment E). 
The development site is also outside the 100-year floodplain. Therefore, the natural 
hazard and hillside development provisions of LDC Chapter 4.5 do not apply to this 
development. 
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Conclusions 

As conditioned, the proposed development will minimize impacts to significant natural 
features on the site, consistent with Land Development Code requirements and with 
applicable Comprehensive Plan Policies. In fact, with the adoption of the Natural Features 
provisions in the Land Development Code (implemented on December 31, 2006), the 
natural features Comprehensive Plan Policies have been fully implemented. 

C. COMPATIBILITY 

Following is a complete listing of applicable Land Development Code requirements related 
to compatibility. Following each cited LDC section is a brief discussion of compliance with 
the subject standard. 

Applicable Land Development Code Reauirements: 

The subject site is zoned Medium-High Density Residential with a Planned Development 
Overlay (PD(RS-12)). The applicant has proposed to construct a variety of building types 
within the development, including detached single family, duplex, triplex, and multi-family 
dwellings. These building types are permitted outright in the RS-12 Zoning District. 

The following table provides both the RS-12 Zone's development standards and a 
determination regarding the proposal's compliance with those standards. 

Section 3.6.30 - RS-12 DEVELOPMENT STANDARDS 

Table 3.6-1 
Standard 

a. Minimum Density 

b. Maximum Densib 
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Comolies? 

c. Minimum Lot Area 

d. Minimum Lot W~dth 
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12 units per acre. Applies to the 
creation of Land Divisions. 

20 units per acre. Applies to the 

Complies. 43 Dwelling units on 
the 3.46-acre site equates to a 
density of 12.43 unitslacre 

Com~lies 
creation of Land ~ivisions. 

2,200 sq, ft. per dwelling unit 

25 f t  

Complies. All proposed lots will 
have at least 2,200 sq. ft. of land 
area per dwelling unit. 

Complies. Each lot is more than 
25 feet wide. 



Setbacks t------ 
2. Rear yard and Side 

yards 

Interior attached 
townhouses exempt 
from interior side yard 
setbacks.) 

a) Single 
Detached 

b) Single Attached 
and Zero Lot 
Line Detached 

C) Duplex and 
Multi-Dwelling 

d) Abutting a more 
restrictive zone 

3. Corner Lot 

See also "k," and "I," 
below. 

1 For Detached Zero Lot Line dwelling units, prior to Building Permit approval, the applicant shall 
submit a recorded easement between the subject property and abutting lot next to the yard having 
the zero setback. This easement shall be sufficient to guarantee rights for maintenance purposes 
of structures and yard, but in no case shall it be less than five ft. in width. 

Standard 

10 ft. minimum; 25 ft. maximum 
Also, unenclosed porches may 
encroach into front yards, provided 
that a minimum front yard of 5 ft. is 
maintained. 

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

5 ft, minimum each side yard 

0 ft. one side; 8 ft. minimum on 
opposite side2 

10 ft. minimum each side 

10 ft. minimum 

10 ft. minimum on side abutting the 
street. Vision clearance areas in 
accordance with Section 4.1.40.c of 
Chapter 4.1 - Parking, Loading, and 
Access Requirements. 
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Complies? 

All buildings comply with the 10 
ft. min. front yard setback. 

Buildings I, 2, 3, 8, 9, and 12 - 
16 comply with the 25 ft. 
maximum setback. Buildlings 4, 
5, 6, and 7 qualify for the 
exemption to the max. front yard 
setback, per LDC 4.10.60.01.a.2 
(See the PODS discussion later 
in this staff report) The applicant 
has requested to vary from the 
max. front yard setback for 
Buildings 17 and 18. It appears 
that a variation to the standard 
would also be necessary for 
Buildings 10 and I I .  This is 
discussed in the section of this 
staff report related to variations 
to standards. 

All proposed buildings on lots 
comply with side and rear yard 
setbacks and with usable yard 
requirements. 

All buildings on corner lots 
comply with the corner lot 
setback requirements. 



Seavey Meadows (PLD08-00001, SUB08-00001) Page20of 113 

f. Minimum 
GaragelCarport 
Setbacks 
1. Garagelcarport 

entrance 
facinglparallel 
to the street 

2. Garagelcarport 
entrance 
sidewayslperpe 
ndicular to 
street 

See also "k," and "I," 
below. 

9. Minimum Setbacks and 
Buffering from Actively 
Farmed Open Space- 
Agricultural (0s-AG) 
Land 

See also "k," and "I," 
below. 

h. Maximum Structure 
Height 

I. Maximum LoVSite 
Coverage 

Standard 

19 ft. minimum 

10 ft. minimum 

Setbacks from alleys in accordance 
with Section 4.0.60.1 of Chapter 4.0 
- Improvements Required with 
Development. 

Garageslcarports are also subject 
to the provisions in Chapter 4.10 - 
Pedestrian Oriented Design 
Standards. 

When residential development is 
proposed abutting Actively Farmed 
0s-AG Land, a minimum 50 ft.-wide 
continuous plant or planvberm 
buffer is required. It is the 
applicant's responsibility to provide 
this buffer. 

The minimum setback for lands 
adjacent to Actively Farmed 0s-AG 
Land is 100 ft. Any intervening 
right-of-way may be included in the 
100-ft. setback measurement. 

Structures that existed on 
December 31,2006, and that would 
fall within the 100-ft setback from 
Actively Farmed 0s-AG Land shall 
not be considered as non- 
conforming structures and no 
additional buffering is required to 
maintain the existing development. 

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

70 percent of lot area maximum; 
interior attached townhouses 
exempt from this provision. 

Green area is calculated per lot. 

Complies? 

Complies. All new garages 
comply with the 19 foot setback 
requirement from the edge of 
streets. Garages backing into 
the western alley also comply 
with this standard, although it is 
not required for garages on 
alleys. The existing garages on 
the east side of the existing 
fourplex do not meet the 19 foot 
standard, but the alley garage 
setback requirement is 14 feet 
from centerline of the alley, 
which is met. 

The development site does not 
abut actively farmed 0s-AG 
land. This criterion is not 
applicable. 

Complies. None of the proposed 
buildings will exceed 35 feet in 
height. 

Complies. Lot coverage on each 
of the proposed lots is less than 
70%. 
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and Access Requirements has requested to vary from on- 
site parking requirements. See 
discussion of parking 

Pumps and Similar 

Pumps and Similar 

P. Riparian Corridors & 
Locally Protected 
Wetlands 

See Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

Some provisions of Chapter 4.13 
apply because of wetlands on the 
site, but the site does not contain 
locally protected wetlands. See 
the preceding discussion of 
natural features in this staff 
report. Complies as conditioned 
in that analysis. 



Section 3.6.40 - MULTIPLE BUILDINGS ON ONE LOT OR SITE 

q. Landscaping 

r. Required Green Area, 
Private Outdoor Space, 
and Common Outdoor 
Space 

To provide privacy, light, air, and access to the dwellings within the development, the following 
minimum standards shall apply to multiple residential buildings on a single lot or site in the RS-12 
Zone: 

a. Buildings with opposing windowed wallsshall be separated by 20 ft. 

Standard 

See Section 3.6.50, below, and 
Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting. 

See Section 3.6.50. below. 

b. Buildings with windowed walls facing buildings with blank walls shall be separated by 15 
ft. However, no blank walls are allowed to face streets, sidewalks, or multi-use paths. See 
Chapter 4.10 - Pedestrian Oriented Design Standards. 

Complies? 

Compliance with landscaping 
requirements is discussed in 
more detail in the landscaping 
section of this staff report. 
Findings from that discussion are 
incorporated by reference as 
findings under the above 
criterion. 

Complies, as conditioned. See 
discussion below. 

c. Buildings with opposing blank walls shall be separated by 10 ft. As stated in "b," above, 
no blank walls are allowed to face streets, sidewalks, or multi-use paths. See Chapter 4.10 
- Pedestrian Oriented Design Standards. 

d. Building separation shall also apply to building projections such as balconies, bay 
windows, and room projections. 

e. Buildings with courtyards shall maintain separation of opposing walls as listed in "a," 
through "c," above. 

f. Where buildings exceed a length of 60 ft. or exceed a height of 30 ft., the minimum wall 
separation shall be increased. The rate of increased wall separation shall be one ft, for 
each 15 ft. of building length over 60 ft., and two ft. for each 10 ft. of building height over 
30 ft. 

g. Driveways, parking lots, and common or public sidewalks or multi-use paths shall 
maintain the following separation from dwelling units built within eight ft. of ground level. 

1. Driveways and parking lots shall be separated from windowed walls by at least 
eight ft.; sidewalks and multi-use paths shall be separated by at least five ft. 

2. Driveways and parking lots shall be separated from living room windows by at 
least 10 ft.; sidewalks and multi-use paths shall be separated by at least seven ft. 

3. Driveways and uncovered parking spaces shall be separated from doorways by at 
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least five ft. 

The above standard pertains to situations where there are multiple residential buildings 
on a single lot in the RS-12 Zone. Therefore, the standards do not apply to the single 
family detached and duplex portions of the site. These standards do pertain to the 
remaining areas of the site, including Buildings I ,  2, 3, 4, 5, 6, 10, and 1 I. These 
residential buildings maintain the required minimum 20-foot separation for windowed 
walls. Additionally, where the buildings exceed 60 feet in length (triplexes are 
approximately 77 feet long, five-plexes are approximately 80 feet long, and quads or 
fourplexes are approximately 90 feet long) the additional separation requirements are 
maintained. 

The proposed private alleys and parking areas are separated from windowed walls of 
each dwelling unit by at least eight feet, from living room windows by at least 10 feet, 
and from doorways by at least five feet. Each of the internal and public sidewalks is 
separated from windowed walls by at least five feet and from living room windows by at 
least seven feet. Staff note that actual building designs may change and recommend a 
condition of approval to ensure that the subject standards are addressed through the 
building permit process (Condition 3). The subject standards are also met for the c'a 

9 
existing fourplex on the site. As conditioned, these standards are met. - - - 

C 
K 

Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING a, 
E 
C 

3.6.50.01 - Green Area 0 m 
1. 

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

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

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

3.6.50.06 -Location of Green Area 
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In determining where Green Areas should be placed on a development site, 
consideration shall be given to the following: 

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

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

c. Enhancing park sites adjacent to the convergence of sidewalks andlor 
multi-use paths; 

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

e. Enhancing opportunities for passive relaxation and recreation for 
residents, employees, andlor visitors within a development site. 

The applicant's submitted materials indicate that lot coverage will be well below the 
70% maximum for all lots, leaving at least 30 percent of each lot available to meet 
green area requirements. Green area locations are consistent with the requirements of 
LDC 3.6.50.06. Common Green Areas # I ,  2, and 3 are dispersed throughout the 
development site to serve adjacent residents. These areas will provide recreational 
opportunities for residents. Additional green areas adjacent to individual dbellings will 
provide opportunities for passive recreation and relaxation for residents. The applicant 
has also submitted landscape plans showing that at least 10% of each lot will be 
furnished with required vegetation. However, Staff note that the submitted building 
designs are "typicals" and final building designs may vary. To ensure compliance with 
green area requirements, a condition of approval is recommended to make sure 
landscape plans and building permits for buildings on the site comply with green area 
requirements (Condition 3). As conditioned, this criterion is met. 

3.6.50.02 - Private Outdoor Space Per Dwelling Unit 

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

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

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

d. Private Outdoor Space shall be screened or designed to provide privacy for 
the users of the space. 

e. Private Outdoor Space may be considered as part of the 30 percent Green 
Area required under Section 3.6.50.01, if it is located on the ground. Upper- 
story balconies cannot be counted. 

3.6.50.03 -Common Outdoor Space Per Dwelling Unit 

a. In addition to the Private Outdoor Space requirements of Section 3.6.50.02, 
Common Outdoor Space shall be provided in developments of 20 or more 
dwelling units, for use by all residents of the development, in the following 
amounts: 

1. Studio, one- and two-bedroom units: 200 sq. ft. per unit 

2. Three or more bedroom units: 300 sq. A. per unit 

b. The minimum size of any Common Outdoor Space shall be 400 sq. ft., with 
minimum dimensions of 20-by-20 ft. 

c. A Common Outdoor Space may include any of the following, provided that UJ 
they are outdoor areas: recreational facilities such as tennis, racquetball, 9 - 
and basketball courts, swimming pool and spas; gathering spaces such as - - 
gazebos, picnic, and barbecue areas; gardens; preserved natural areas 

\Y c 
where public access is allowed; and children's tot lots. cu 

E 
b: 

d. The Common Outdoor Space may be considered as pert of the 30 percent tj 

Green Area required under Section 3.6.50.01. The Common Outdoor Space m 

shall not be located within any buffer or perimeter yard setback area. 2 
e. A children's tot lot shall be provided for each 20 units. The minimum 

dimensions for any tot lot shall be 20-by-20 ft., with a minimum size of 400 
sq. ft. The tot lot shall include a minimum of three items of play equipment 
such as slides, swings, towers, and jungle gyms. Any one or a combination 
of the following shall enclose the tot lot: a 2.5 to 3 ft.-high wall, fence, or 
planter; or benches or seats. 

f. Where more than one tot lot is required, the developer may provide 
individual tot lots or may combine them into larger playground areas. 

9. Housing complexes that include 20 or more dwelling units designed for 
older persons do not require tot lots. However, Common Outdoor Space 
shall be provided as specified in  "a" through "d" above. 

3.6.50.04 -Option to Combine Private and Common Outdoor Space 

a. The private and Common Outdoor Space requirements may be met by 
combining them into areas for active or passive recreational use. Examples 
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include courtyards and roof-top gardens with pedestrian amenities. 
However, where larger Common Outdoor Spaces are proposed to satisfy 
Private Outdoor Space requirements, they shall include pedestrian 
amenities such as benches or other types of seating areas. 

b. The combined outdoor space may be covered, but it shall not be fully 
enclosed. 

Except for the four units of each senior quad building, each of the proposed dwelling 
units is provided with a Private Outdoor Space of at least 48 square feet, with minimum 
dimension of no less than six-by-eight feet. Landscaping consisting of shrubs, 
groundcover, and perennial plants will be installed along edges of each Private Outdoor 
Space to create privacy for residents, as shown on the applicant's landscape plans 
(Attachment M (Sheets 1-1, 1-2)). The applicant states that a vegetative buffer at least 
three feet tall will be established in these areas to enhance privacy. To ensure that 
detailed landscape plans address this requirement, a condition of approval is 
recommended to ensure that landscaping in required private outdoor space areas 
provides a level of screening that will provide some degree of privacy to users of the 
space (Condition 4). 

To satisfy the Private Outdoor Space requirements for the senior quad buildings, the 
applicant relies on Section 3.6.50.04 (the option to combine private and common 
outdoor space) to provide this space as part of the total common outdoor area 
apportioned to these units. Two common outdoor areas are proposed in the eastern 
portion of the site; a 4,270 square foot common green between Buildings 10 and 11, 
and a 3,000 square foot basketball court to the south of Buildings 17 and 18. If the 
senior quad dwellings were constructed , the minimum Common Outdoor Space 
demand generated by Buildings 8 through 18 would be 4,300 square feet. A total of 
7,270 square feet of common open space would be provided east of Jasper Street, 
leaving a surplus of 2,970 square feet, which is more than sufficient to accommodate 
the 384 square foot Private Outdoor Space demand generated by the senior quad units 
(8 X 48 sq. ft,lunit)(See Table 3). The following tables illustrate requirements for 
outdoor common space: 
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Table 2 - Common Outdoor Space -West of Jasper Street 

Total Common Outdoor Space Provided West of Jasper St. 6,800 sq. ft. 

Unit Type - Bldg. #'s 

Triplexes - Bldgs. 1, 2, 3 

Five-plexes - Bldgs. 4, 5, 6 

Extra Common Outdoor Space Provided 1,100 sq. ft. 

Table 3 - Common Outdoor Space - East of Jasper Street 

Number of 
bedrooms 1 
unit 

3 bd. 

Total Required Common Outdoor Space 5,700 sq. ft. 

1, 2 bd. 

Total Required Common Outdoor Space (with Fourplex) 5,100 sq. ft. 

Number 
of units 

9 

15 

Unit Type - Bldg. #'s 

Total Required Common Outdoor Space (with Quads) 4,300 sq. ft. 

Total Common Outdoor Space Provided East of Jasper St. 7,270 sq. ft. 

Extra Common Outdoor S ~ a c e  Provided (with Four~lex) 2.170 sa. ft. 

Extra Common Outdoor Space Provided (with Quads) 

Required 
Common Area 

9 X 300 sa. ft. 

15 X 200 sq. ft. 

Number of 
bedrooms I 
unit 

2.970 sa. ft. 1 

Totals (in 
sq. ft.) 

2.700 

3,000 

As demonstrated by Tables 2 and 3, adequate common outdoor space will be provided 
for the development, in locations that will directly serve residents. As required by LDC 
Section 3.6.50.03.e and f, the applicant will provide a tot lot that will be at least 800 sq. 

Number 
of units 
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Required 
Common Area 

Totals (in 
sq. ft.) rc 

V - - - 



ft. in size within Common Green #I on the west side of the development. The Code 
section requires a certain number of play equipment items to be provided within these 
areas. However, the applicant would like to allow the residents of the development to 
determine the play equipment to be provided in the tot lot. To accommodate this 
request and ensure that the LDC requirement is met, a condition of approval is 
recommended (Condition 5). 

Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED 
DESIGN STANDARDS 

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

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

b. Developments subject to Conditional Development andlor Planned Development 
approval, as required by a Condition@) of Approval(s); and 

The proposed development would construct new buildings within a Planned 
Development. Therefore, compliance with Pedestrian Oriented Design Standards 
(PODS) is required. Following is an analysis of compliance with the applicable POD 
Standards in Chapter 4.10 of the Land Development Code. 

Section 4.10.50 - STANDARDS FOR DETACHED SINGLE-FAMILY, TWO-UNIT 
ATTACHED SINGLE-FAMILY, AND DUPLEX RESIDENTIAL 
BUILDING TYPES 

These standards apply to Buildings 8, 9, and 12 - 18, which are either single family 
detached buildings on individual lots or duplex buildings on individual lots. 

4.10.50.01 - Building Orientation, Privacy, and Facades Adjacent to Pedestrian Areas 

a. Orientation of Dwellings -A l l  dwellings shall be oriented to existing or proposed 
public or private streets, as outlined in this provision and in Chapter 4.4 - Land 
Division Standards, with the exception that Accessory Dwelling Units constructed 
in accordance with Chapter 4.9 -Additional Provisions may be accessed from an 
alley. Private streets used to meet this standard must include the elements in 
Chapter 4.0 - Improvements Required with Development. See Chapter 4.0 for 
public and private street standards. 

The orientation standard of this Section is satisfied when the provisions in  "I," 
and "2," below, are met. See Figure 4.10-1 - Allowed Access to Single-family 
Development When Lots Do Not Front Directly on a Street. 

1. Primary building entrances face the streets or are directly accessed by a 
sidewalk or multi-use path less than 100 ft. long; and 

2. Primary dwelling unit entrances open directly to  the outside and do not 
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require passage through a garage or carport to gain access to the dwelling. 

b. Privacy - If the side wall of a dwelling or accessory dwelling is on or within three ft. 
of the property line, ground floor windows or other openings that allow for visibility 
into the side yard of the adjacent lot shall not be allowed. Windows that do not 
allow visibility into the side yard of the adjacent lot, such as a clerestory window or 
a translucent window, are allowed. 

c. Windows and Doors -Any facade facing streets, sidewalks, and multi-use paths 
shall contain a minimum area of 15 percent windows andlor doors. Facades 
referenced in this provision include garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 percent 
requirement. 

d. Grading (Cuts and Fills) -Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

0\ 

Each of the single detached and duplex dwellings is generally consistent with the - - 7 - 
criteria cited above. Primary dwelling entrances for each unit face Sorrel Place, open .- 

K 
directly to the outside of the dwelling, and are less than 100 feet from the street along a 
private walkway. As shown on the applicant's typical elevations, the front facades of c z 
each dwelling will have at least 15 percent window coverage. None of the building walls o m 
for these dwellings will be within three feet of a property line. However, because the CI 

submitted designs are typical, and may be changed, and because the applicant has not 
3 

demonstrated that the duplex facades that face adjacent sidewalks to the side of 
Building 8, and to the rear of Buildings 8 and 9, comply with the 15% window and door 
requirement, a condition of approval is recommended to ensure that designs for these 
dwellings comply with PODS standards at the time of building permit review (Condition 
6). 

As noted previously, the site is relatively flat and will not experience significant 
topographical changes as a result of the proposal. None of the significant natural 
resources or natural hazards regulated by chapters of the LDC listed in Section 
4.10.50.01 (d) is present within the development footprint of the project. These criteria 
are met, as conditioned. 

4.10.50.02 - Maximum Widths of Street-facing GarageslCarports, Placement, and 
Materials 

a. Maximum Widths of Street-facing GarageslCarports 

1. Lots 2 50 Ft. in Width -For dwellings with front-loaded garageslcarports, 
t h e m o f  the garage wall or carport facing the street shall be no more 
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than 50 percent of t h e m  of the dwelling's street-facing facade. Front- 
loaded garageslcarports are attached garageslcarports with entrances 
facing the same street as the dwelling's entrance. Additionally, the term 
garage wall pertains to the whole wall and not just the doors. See Figure 
4.10-2A - Unacceptable Width of Street-facing Garage on a Lot 250 ft. and 
Figure 4.10-2B -Acceptable Width of Street-facing Garage on a Lot 250 ft. 

2. Lots < 50 Ft. in  Width -For dwellings with front-loaded garages, the area of 
the garage wall facing the street shall be no more than 50 percent of the 
area of the dwelling's street-facing facade. Front-loaded garageslcarports 
are attached garageslcarports with entrances facing the same street as the 
dwelling's entrance. The area shall be  measured in sq. ft. and, with the 
exception of gabled areas and second stories, the entire facade of the 
garage shall be measured. The interior of the garage determines the width 
of the garage facade, not just the garage doors. See Figure 4.10-3A - 
Unacceptable Street-facing Garage Area and Figure 4.10-36 -Acceptable 
Street-facing Garage Area. Both of these figures are located on the next 
page. For dwellings with front-loaded carports, the carports shall be 
subject to the same restrictions outlined in "1," above. 

b. Garage and Carport Placement - Garages and carports shall be placed only as 
indicated in the options below. The applicant shall indicate the proposed option@) 
on plans submitted for building permits. Additionally, measurements may be taken 
from the second floor of homes, provided the second floor spans across the entire 
garagelcarport. 

Gara~lelCar~ort Placement O~ t ions  - 
2. Front Accessed Garaae with Four-ft. Recess -Vehicular entrances face the 

street and are recessed at least four ft. from the front wall of the dwelling as 
shown in Figure 4.10-5 -Garage Facing Street and Recessed at Least Four 
Ft., on the next page. The recess from the front wall of the dwelling shall be 
measured from the front wait of the living space area, not from the front 
porch, a bay window, or other projection or architectural feature. 

8. Flush or Recessed Sinale Car Garaae -Vehicular entrances face the street 
and are flush with or recessed up to four ft. from the front wall of the 
dwelling, and the garagelcarport is a single-car garagelcarport that is a 
maximum of 12 ft. wide. These options are shown below in Figure 4.10-10 - 
Single Car Garage Access Recessed from Front Wall of Dwelling and in 
Figure 4.10-11 -Single Car Garage Flush from Front Wall of Dwelling. 

c. Garage and Carport Materials -Garages and carports, when provided, shall be 
constructed of the same building materials as the dwelling. 

The detached single family dwellings, Buildings 12 -1 8, contain front-loaded garages. 
Duplex Buildings 8 and 9 do not contain garages. Of the buildings with garages, only 
Buildings 12 and 17 are located on lots that are greater than 50 feet wide. For those 
buildings, which contain single-car garages, the width of the garage wall is less than 
50% of the width of the dwelling's street-facing facade. For Buildings 13, 14, 15, 16, 
and 18, the area of the garage facade is no more than 50% of the area of dwellings' 
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street-facing facades. 

As shown on the applicant's submitted designs (Attachment M (Sheets 0-4, 0-5 ) ) ,  
single car garages attached to each of the single family dwellings will be front-loaded 
and recessed by at least four feet from the living area. The same building materials 
used to construct the dwelling will also be used to construct the garage of each single 
family dwelling. 

However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6) .  

4.10.50.03 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu - Each home shall incorporate a minimum of one of the 
following three pedestrian features. The applicant shall indicate the proposed 
options on plans submitted for building permits. While not all of the pedestrian 
features are required, the inclusion of as many as possible is strongly encouraged. 

3 

1. Elevated Finished Floor - An elevated finished floor a minimum of two ft. ? 
above the grade of the nearest street sidewalk or streetside multi-use path. - - - 

C 
s 

2. Front PorcheslPatios - A  front porch or front patio a minimum size of six ft. 
deep by 10 ft. wide (60 sq. ft.), and covered by a minimum of 60 percent to E 

C 
provide weather protection. o m - 

3. SidewalkNValkwav to Front Door - A  minimum three-ft.-wide walkway 2 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door. This 
walkway shall not be part of the driveway area. 

Each of the proposed single family homes is shown with a front porch with minimum 
dimensions of at least six feet by 10 feet and a minimum area of at least 60 square feet 
A hard surface sidewalk, separated from the driveway and at least three feet wide, is 
proposed to extend from the public sidewalk to the entrance of each detached dwelling 
unit. 

Similarly, the front door of each of the duplex units is shown to be accessible from a 
street sidewalk via a hard surface walkway that is at least three feet wide. Passage 
through a driveway area will not be necessary. 

However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6) .  

b. Design Variety Menu -Roof forms shall be at least a 4:12 pitch. Additionally, each 
home shall incorporate a minimum of three of the following seven building design 

Seavey Meadows (PLD08-00001, SUB08-00001) Page 31 of 113 



features. The applicant shall indicate proposed options on plans submitted for 
building permits. While not all of the design features are required, the inclusion of 
as many as possible is strongly encouraged. 

1. Increased Roof Pitch - A  minimum 6:12 roof pitch. 

2. Eaves - Eaves with a minimum 18-in. overhang. 

3. Buildinq Materials - A t  least two different types of building materials 
including but not limited to stucco and wood, brick and stone, etc.. 
Alternatively, a minimum of two different patterns of the same building 
material, such as scalloped wood and lap siding, etc., on facades facing 
streets. These requirements are exclusive of foundations and roofs and 
pertain only to the walls of a structure. 

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

5. Increased Windows - A  minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be included 
in the base wall calculation when determining this minimum 20 percent 
calculation. 

6. Architectural Features -A t  least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, covered porches greater than 60 sq. ft. in size, balconies 
above the IS' floor, dormers related to living space, or habitable cupolas. If 
a dwelling is oriented such that its front facade, which contains the front 
door, is oriented to a sidewalk and no facades of the dwelling face a street, 
then the architectural feature may be counted if it is located on the front 
facade. 

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

As shown on the applicant's submitted plans, the proposed single detached and duplex 
dwellings would incorporate at least three of the following five design elements: 

Primary roof pitch of at least 6:12, with only a few at 4:12; . eaves with a minimum overhang of at least 18 inches; . two different types of wood siding patterns and/or materials (e.g., lap and board 
and batten, or lap and shingles); . trim around windows and doors that is at least 2.25-inches wide; or 
a window coverage area that is at least 20 percent of the total front building 
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elevation area 

However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6) .  

As conditioned, the proposed single family detached and duplex dwellings shall comply 
with the applicable Pedestrian Oriented Design Standards in Section 4.10.50 of the 
Land Development Code. 

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS THREE 
UNITS OR GREATER, TOWNHOME, TRIPLEX, FOURPLEX, AND 
APARTMENT RESIDENTIAL BUILDING TYPES 

These standards apply to Buildings I, 2, 3, 4, 5, 6, 10, and 1 I ,  which are either 
triplexes, fourplexes, or multi-familylapartment buildings on individual lots. 

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to Pedestrian Areas 

All building orientations, facades, and entrances shall comply with the following 
standards. 

a. Orientation of Buildings -A l l  dwellings shall be oriented to existing or 
proposed public or private streets, as outlined in this provision and in 
Chapter 4.4 - Land Division Standards, with the exception that Accessory 
Dwelling Units constructed in accordance with Chapter 4.9 -Additional 
Provisions may be accessed from an alley. Private streets used to meet 
this standard must include the elements in Chapter 4.0 - Improvements 
Required with Development. See Chapter 4.0 for public and private street 
standards. 

1. Primary building entrances shall face the streets or be directly 
accessed by a sidewalk or multi-use path less than 200 ft. long, as 
shown in Figure 4.10-13 -Primary Building Entrances Within 200 Ft. 
of the Street, below. Primary entrances may provide access to 
individual units, clusters of units, courtyard dwellings, or common 
lobbies. Entrances shall open directly to the outside and shall not 
require passage through a garage or carport to gain access to the 
dooiway. 

2. Open courtyard space may increase up to 50 percent of the building 
front beyond the maximum setback, as shown in Figure 4.10-14 - 
Open courtyards, below. Open courtyard space is isable space 
that shall include pedestrian amenities such as benches, seating 
walls, or similar furnishings, and shall include landscaping. For 
example, an apartment building in a Mixed Use Residential Zone is 
required to have a front yard setback of no more than 15 ft. If a 
developer desires to construct a u-shaped building with a 
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pedestrian courtyard in the center, then one half the width of the 
building, based upon the lineal footage of the building's street 
frontage, could be located farther back than the maximum setback 
of 15 ft. 

3. Offstreet parking and vehicular circulation shall not be placed 
between buildings and the streets to which those buildings are 
primarily oriented, except for driveway parking associated with 
single-family development. See Figure 4.10-13- Primary Building 
Entrances Within 200 Ft. of the Street for compliant locations of 
parking and circulation. An exception may also be granted for up to 
two parking spaces per dwelling unit for Duplexes and Triplexes, 
provided these spaces are within driveway areas designed to serve 
individual units within the Duplexes or Triplexes, as shown in 
Figure 4.10-15 - Driveway Exception for Duplexes and Triplexes, on 
the next page. Parking to the side of buildings is allowed in limited 
situations, as outlined in Section 4.10.60.02 below. 

Consistent with the criteria cited above, each of the triplex, quad, and five-plex units is 
accessible from a public street via a walkway that is less than 200 feet long. Although 
the front doors of the triplex units are within 200 feet of the sidewalk along Conser 
Street, the buildings are not oriented to Conser Street, as depicted in LDC Figure 4.10- 
13. Although doors on each unit face the street, there is no walkway directly connecting 
these doors to Conser Street. The north sides of the triplexes are designed to function 
more like back yards, with fenced, enclosed space in these areas. The applicant 
argues that the triplexes are architecturally oriented toward Conser Street, in 
compliance with the standard. The applicant argues that functionally, walkways to each 
of the north entrances are less likely to be used on a regular basis because on-street 
parking is not allowed along Conser Street, and because the dining room of each unit is 
at this end of the building - a space not typically associated with the primary entrance 
to a residence. Further, the applicant argues that extending the pathway to the south 
entrance rather than the north entrance of each unit allows the landscaped area north 
of the triplexes to remain uninterrupted, thereby providing a cohesive recreational 
space. The applicant states that if connections to the north entrance of each unit are 
required, they would prefer to remove the pedestrian pathway along the south side of 
the units so that the amount of impervious cover is not comparatively increased. Staff 
have explored this issue in detail and have determined that, for the orientation standard 
to be met, there must be a direct pedestrian connection from each of the doors on the 
north side of the units to the public sidewalk along Conser Street. If this design is 
utilized, the rear-loaded area of the triplexes effectively becomes the back yards of the 
units, and a pedestrian walkway through that area is not needed. To ensure 
compliance with the standard, a condition of approval is recommended (Condition 7). 

The five-plex buildings on the site are oriented towards Common Green #I and Sorrel 
Place to the south. Parking for these units is located to the rear of the buildings, in the 
private alley to the north. All units have a front door within 200 feet of the sidewalk 
along Sorrel Place. Buildings 4, 5, 6, and 7 effectively create a courtyard (Common 
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Green #I) that is planned to contain a playground and additional open space area. 
Because of this, the provisions of LDC 4.10.60.01 .a.2 allow up to 50% of the building 
frontages to be outside the maximum 25 foot setback along Sorrel Place. As shown, 
the buildings comply with this standard. 

Regardless of whether the applicant chooses the option to construct the two senior 
quads or two four-plex buildings in the eastern portion of the site, these buildings will 
not be oriented toward a public street. This is because the applicant's updated wetland 
delineation found an additional wetland area to the north of Building 10, which 
development will avoid. This significantly minimizes the potential for street orientation 
in this area. However, a pathway less than 200 feet long will connect the primary 
entrance of most of these units to the public sidewalk along Conser Street. If the 
fourplex design is utilized, Units 33 and 34 would have front doors slightly further 
(approximately 230 feet from the furthest door) than 200 feet from the sidewalk along 
Conser Street. All other doorways would be within 200 feet of Conser Street. A 
variation to this standard is warranted in this instance because it enables additional 
wetland preservation, and because the design of the fourplex units around Common 
Green #2, with convenient access to the parking area to the west, provides pedestrian- 
oriented design amenities that compensate for the additional distance to the street 
(Condition 6). This variation to standards is allowed through the Planned Development 
process. 

As conditioned, no parking areas would be located between buildings and the streets to c E 
which the buildings are oriented. As conditioned, and as varied through the Planned o m 
Development process with compensating benefits, the above standards are met. 2 

b. Percentage of Frontage -On sites with 100 R. or more of public or private 
street frontage, at least 50 percent of the site frontage width shall be 
occupied by buildings placed within the maximum setback established for 
the zone, except that variations from this provision shall be allowed as 
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 -Portion of 
Building Required in Setback Area on Sites with At Least 100 ft. of 
Frontage. For sites with less than 100 ft. of public or private street frontage, 
at least 40 percent of the site frontage width shall be occupied by buildings 
placed within the maximum setback established for the zone, except that 
variations from this provision shall be allowed as outlined in Section 
4.10.60.01.a.2, above. See Figure 4.10-17 - Portion of Building Required in 
Setback Area on Sites with Less Than 100 ft. of Frontage. 

Both of the proposed private alleys will be situated in separate tracts. This results in a 
lot being created to accommodate the three triplex buildings (Lot 12), a second lot that 
will contain the three five-plex buildings and the community building (Lot 1 I ) ,  and a third 
lot for either the senior quads or the four-plex dwellings (Lot 10). Lot 10 has less than 
100 feet of frontage along Conser Street. Lot 11 has 100 feet of frontage along both 
Jasper Street and Sorrel Place. Lot 12 has more than 100 feet of frontage along 
Conser Street, but less than 100 feet of frontage along Jasper Street. When a lot has 
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frontage on more than one street, Section 4.10.60.01(b) doesn't indicate if the criterion 
applies to all frontages. However, given that consistency with the criterion is 
determined based on the percentage of a building placed within the maximum setback, 
and that only front yard setbacks typically have a minimum and maximum distance, the 
standard can only apply to front yard setback areas. 

Lot 12 has approximately 300 feet of frontage along Conser Street, 50 percent of which 
is 150 feet. The north elevation of each of the three triplexes is approximately 77 feet 
long, for a total building length of 231 feet. With the additional 9 feet of right-of-way 
width proposed for Conser Street along the north side of Lot 12, the north wall of the 
proposed triplexes will be located exactly 25 feet from the street, in compliance with the 
above standard. 

The Sorrel Place frontage of Lot 11 is approximately 276 feet long and contains 
buildings within the maximum allowed front yard setback for a total length of 
approximately 90 feet. This constitutes less than 50 percent of the frontage length. 
However, as noted above, LDC Sections 4.10.60.01 .a(2) and 4.10.60.01(b) note that 
open courtyard space may increase the amount of building frontage located outside of 
the maximum setback up to 50 percent. This exception requires that only 25 percent of 
the street frontage stipulated in Section 4.10.60.01(b), or 50 percent of the original 50 
percent, must have buildings situated within the maximum allowed setback. This results 
in a minimum requ~red building frontage length of approximately 69 feet (276 x 0.25), 
which is satisfied by portions of the community building and Building 4 that are within 
the allowed maximum front yard setback of 25 feet. Consequently, the buildings on Lot 
11 will comply with this standard. 

Lot 10 has approximately 44 feet of street frontage on Conser Street. As noted 
previously, the lot is oddly configured in order to avoid a wetland area to the north of the 
lot. Because of the odd configuration of Lot 10, the narrow width of the lot's street 
frontage, and the existence of the existing fourplex to the west, with the need for access 
to the east, it is not possible to meet the frontage requirement for Lot 10. A variation to 
this standard is warranted because of the desire to preserve the wetland to the north of 
the lot. To compensate for the variation to the frontage requirement, the applicant has 
designed a pedestrian-oriented layout for Lot 10 that focuses the development around a 
central courtyard. Staff recommend allowing a variation to the standard in this instance 
(Condition 6). 

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

The applicant has provided building designs that comply with the above standard. The 
applicant notes on these elevation drawings that, "Floor plans and elevations are 
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typical. Final design may vary, but will comply with POD Design Standards." Because 
final designs may vary, a condition of approval is recommended to ensure compliance 
with the above standard at the time of building permit application (Condition 6) .  

d. Grading (Cuts and Fills) -Structures and on-site improvements shall be 
designed to fit the natural contours of the site and be consistent with the 
Natural Hazards and Natural Resource Provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. 

As noted previously, the site is relatively flat and will not experience significant 
topographical changes as a result of the proposal. None of the significant natural 
resources or natural hazards regulated by chapters of the LDC listed in Section 
4.10.50.01(d) is present within the development footprint of the project. This criterion is 
met. 

4.10.60.02 - Parking Location 

a. Standards 

1. Parking lots shall be placed to the rear of buildings. Ministeriai 
exceptions to this standard allow parking to the side of a building if 

E" 
s 

required parking cannot be accommodated to the rear. These o m 
ministerial exceptions may be granted in  the following cases: C 

;i 
a) Where lot depth is less than 75 ft.; 

b) Where parking on the side would preserve Natural Hazards 
or Natural Resources that exist to the rear of a site, and that 
would be disturbed by the creation of parking to the rear of 
structures on a site; 

c) Where a common outdoor space at least 200 sq. ft. is 
proposed to the rear of a site, and parking in the rear would 
prohibit the provision of this common outdoor space area 
for residents of a development site; andlor 

d) Where parking on the side would solve proximity issues 
between dwelling unit entrances and parking spaces. A 
proximity issue in this case involves a situation where a 
parking lot to the rear is in excess of 100 ft. from the 
entrances to the dwelling units being sewed by the parking 
lot. 

2. On corner lots, parking areas shall not be located within 30 ft. of a 
roadway intersection, as measured from the center of the curb 
radius to the edge of the parking area's curb or wheel stop. 
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Triplex Dwellings 

Required vehicular parking for the triplex units will be provided in rear-loaded garages 
and accompanying driveways to the rear of the units. As noted previously, the 
applicant proposes to locate three of the required parking spaces along the north side 
of Sorrel Place. These parking spaces are to the rear of the subject units, in 
compliance with the standards above. 

Senior Quads I Four-plex Dwellinas 

As discussed above, common parking spaces situated along the easterly alley are 
intended for use by residents of either the senior quads or the four-plex dwellings. The 
parking area would be situated to the side of these buildings rather than to the rear to 
allow the provision of common open space, consistent with LDC 4.10.60.02.a.l.c. 
These parking spaces comply with the above standards. 

Five-plex Dwellinqs 

Vehicular parking demand generated by each of the five-plex units will be satisfied by 
spaces located along the south side of the private alley that loops between Jasper 
Street and Sorrel Place. Buildings 4, 5, and 6 will be oriented so that these parking 
spaces are either to the rear or to the side of the structures. The applicant notes that it 
is necessary to situate the parking spaces to the side of Building 4 so that a 6,800 
square-foot common green area may be placed to the rear of the structure instead. 
These parking spaces comply with the above standards. 

4.10.60.03 - Ratio of GaragelCarport Facade to Street, Placement, and Materials 

Provisions for the ratio of garage and carport facades to the street, placement, and 
materials shall be as outlined in Section 4.10.50.02. 

Similar to the configuration of garages attached to the proposed single family homes, 
single car garages attached to each triplex unit are shown to be recessed from the front 
of the dwelling by at least four feet. The total area of the garage wall is less than 50 
percent of the total front elevation area of each triplex building. Building materials used 
to construct the habitable space of each triplex unit will also be used to construct the 
associated garage. However, since triplex designs are subject to change, a condition of 
approval is recommended to ensure that these standards are met through the building 
permit process (Condition 6). 

4.10.60.04 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu for Triplexes, Fourplexes, and Townhomes - Each 
Triplex, Fourplex, or Townhome shall incorporate a minimum of one of the 
following three pedestrian features. The applicant shall indicate proposed options 
on plans submitted for Building Permits. While not all of the pedestrian features 
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are required, the inclusion of as many as possible is strongly encouraged. 

1. Elevated Finished Floor - An elevated finished floor a minimum of two ft. 
above the grade of the nearest street sidewalk or streetside multi-use path. 

2. Front PorcheslPatios - A  front porch or front patio for each ground floor 
dwelling unit, with a minimum size o f  six ft. deep by 10 ft. wide (60 sq. ft.), 
and with a minimum of 60 percent of the porch or patio covered to provide 
weather protection. 

3. SidewalklWalkwav to Front Door - A minimum three-ft.-wide walkway 
constructed of a aermanent hard surface that is not aravel and that is 
located directly between the street sidewalk and thekont door. This 
walkway shall not be part of the driveway area. 

As shown on the applicant's submitted drawings, each of the triplex units will be 
constructed with a covered front porch, as will each of the four-plex and five-plex units. 
These porches will be consistent with the minimum dimensions and area noted in the 
criterion cited above. A hard surfaced walkway a minimum of three feet wide that is 
separated from a driveway is shown to extend from adjacent public sidewalks to the 
front door of each triplex, four-plex, and five-plex unit. Pedestrian access to each of the 

0\ senior quad buildings, if constructed, would also be provided in the same manner. T - 
However, since designs are subject to change, a condition of approval is recommended - - 

CI 
to ensure that these standards are met through the building permit process (Condition r 

6). E 
C 
0 

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch with at least a six-in. m 
C 

overhang. Mixed use buildings may provide flat roofs with a decorative cap, such 
as a parapet or cornice, that is a distinctive element from the main wall of the 

3 
building. Additionally, each structure shall incorporate a minimum of four of the 
following eight building design features. The applicant shall indicate proposed 
options on plans submitted for building permits. While not all of the design 
features are required, the inclusion of as many as possible is strongly encouraged. 

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

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

a) Off-sets or breaks in roof elevation of three ft. or more in height, 
cornices two ft. or more in height, or at least two-ft. eaves; 

b) Recesses, such as decks, patios, courtyards, entrances, etc., with a 
minimum depth of two ft. and minimum length of four ft.; andlor 
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C) Extensionslprojections, such as floor area, porches, bay windows, 
decks, entrances, etc., that have a minimum depth of two ft. and 
minimum length of four ft. 

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

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

5. Increased Windows - A  minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 20 
percent calculation. 

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

7. Architectural Features - A t  least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, oriels, covered porches greater than 60 sq. ft. in size, 
balconies above the first floor, dormers related to living space, or habitable 
cupolas. If a dwelling is oriented such that its front facade, which includes 
the front door, is oriented to a sidewalk and no facades of the dwelling face 
a street, then the architectural feature may be counted if it is located on the 
front facade. 

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

The applicant states that each of the proposed multifamily dwellings will incorporate the 
following design elements, at a minimum: 

. primary roof pitch of at least 6:12, with only a few at 4:12; 
eave overhangs of at least 18 inches; . minimum window area of at least 20 percent on facades that face streets, 
sidewalks, or multi-use paths; and . two different types of wood siding patterns andlor materials (e.g., lap and board 
and batten, or lap and shingles). 
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However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6) .  

4.10.60.05 - Service Areas and Roof-Mounted Equipment 

a. Service Areas -When provided, service areas such as trash receptacles shall be 
located to provide truck access and shall not be placed within any required 
setback area. When located outside a setback area, but within five-10 ft. of a 
property line, such service areas shall be screened on all sides with a solid fence 
or wall at least one ft. higher than the equipment within the service area and also 
screened with landscaping in accordance with landscape screening provisions of 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. When located 
outside a setback area, but greater than 10 ft. from a property line, such service 
area shall still be screened, but may be screened with landscaping only, provided it 
is in accordance with landscape screening provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. 

Service areas for residential building types other than single-family, duplex, and 
triplex units shall be located a minimum of 20 ft. from both on-site and off-site 
residential buildings. Transformers shall also be screened with landscaping. When 
service areas are provided within alleys, the alleys shall be constructed in 
accordance with the provisions in Chapter 4.0 -Improvements Required with r 

Development. - - 7 - 
Y 

Refuse enclosures are proposed within both multifamily portions of the site. One would s 

be located at either end of the group of parking spaces on the south side of the private 2! 
alley that is behind buildings 4, 5, and 6. A single enclosure is proposed in the alley C 

0 

adjacent to Buildings 10 and 11. A distance of more than 20 feet separates these m 
Y 

enclosures from adjacent residential buildings. The applicant proposes to screen the 3 
trash receptacles with fencing and landscaping. To ensure this requirement is 
addressed, a condition of approval is recommended (Condition 8). 

Roof-mounted mechanical equipment is not proposed on any of the proposed 
residential structures. As proposed and conditioned, the above standards are met 

4.10.60.06 - Pedestrian Circulation 

a. Applicability 

These additional pedestrian circulation standards apply to all residential developments 
with eight or more units. 

b. Standards 

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

2. Se~aration from Buildinas - Internal sidewalks shall be separated a 
minimum of five ft. from dwellings, measured from the sidewalk edge 
closest to any dwelling unit. This standard does not apply to the following: 

a) Sidewalks along public or private streets used to meet building 
orientation standard; or 

b) Mixed use buildings and multi-family densities exceeding 30 units 
per acre. 

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

d. Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks shall be 
concrete and shall be at least five ft. wide. Private internal sidewalks shall be 
concrete, or masonry; and shall be at least five ft. wide. Public multi-use paths, 
such as paths for bicycles, pedestrians, and emergency vehicles, shall be concrete 
and shall be at least 12 ft. wide. Private multi-use paths shall be of the same 
materials as private sidewalks, or asphalt, and shall be at least 12 ft. wide. All 
materials used for sidewalks and multi-use paths shall meet City Engineering 
standards. 

e. Crossings -Where internal sidewalks cross a vehicular circulation area or parking 
aisle, they shall be clearly marked with contrasting paving materials. Additional use 
of other measures to clearly mark a crossing, such as an elevation change, speed 
humps, or striping is encouraged. 

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

g. Lighting -Lighting shall be provided consistent with the lighting provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 

A continuous internal sidewalk system will be constructed through the development, 
including the multi-family portions of the site. The walkways will not only connect 
various portions of the site to each other, but will also connect with the adjacent public 
sidewalks along Conser Street, Jasper Street, and Sorrel Place. These walkways will 
be buffered from buildings and property lines by a landscaped area at least five feet 
wide. In portions of the site where walkways cross vehicular circulation areas, the 
applicant proposes to pave the walkways with contrasting materials. This would be 
necessary where walkways cross the private alleys, but would not be required where 
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individual driveways cross public sidewalks, or where public sidewalks cross public 
streets. A condition of approval is recommended to ensure this standard is met 
(Condition 9). Otherwise, walkways shall be vertically separated from vehicular areas 
by a height of at least six inches, and horizontally separated by a landscaping strip at 
least five feet wide. 

Where pathways abut common parking spaces, a six-inch vertical separation will be 
maintained between the walkway and the parking space, except for handicapped 
parking spaces where grade separation is prohibited. Additionally, the walkways will be 
7-1/2 feet wide in these areas to allow for vehicle bumper overhang, while still providing a 
walkway width of five feet. 

Compliance with lighting standards are addressed later in this staff report. Findings 
from that discussion are incorporated by reference as findings under the above 
criterion. As conditioned, the above criteria are met. 

Section 4.10.70 - STANDARDS FOR COMMERCIAL, INDUSTRIAL, AND CIVIC 
DEVELOPMENT 

These standards apply to Building 7, which is a 1,700 square foot community building m 
on Lot11. Y - - - 

4.10.70.01 -Applicability C 

5 
a. All new commercial, industrial, and civic building types and associated features, E 

C 
such as parking lots, within all zones that refer to Section 4.10.70 shall comply with v 

m 
Sections 4.10.70.02 through 4.10.70.05. .w 3 

The subject proposal includes the construction of a new 1,700 square-foot community 
building. This use is considered a Civic Use and is subject to the development 
standards contained in Section 4.10.70. 

4.10.70.02 - Building Orientation 

All buildings shall be oriented, as outlined in this Section, to existing or proposed public or 
private streets. See Chapter 4.0 - Improvements Required with Development for public and 
private street standards. Buildings on corner parcels shall be oriented to both streets 
bordering the property. Private streets used to meet this standard must include the 
elements in Chapter 4.0. 

The building orientation standard is met when all of the following criteria are met: 

a. Street Frontage Setback - A t  least 50 percent of the building's linear frontage is 
located within the maximum setback established for the zone for structures that 
have street frontage, as shown below in Figure 4.10-18 - Percent of Building 
Frontage Within Maximum Setback Area. An exception to this requirement pertains 
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to provisions elsewhere in this Chapter for development in the Neighborhood 
Center (NC) Zone. Expansion of a structure existing prior to December 31,2006, 
and in conformance with the Code on that date is deemed to meet this criterion, 
provided the area of expansion is between the street and the existing building 
frontage. 

b. Entrances -A l l  building sides that face an adjacent public or private street include 
at least one customer entrance. When the site is adjacent to more than one street, 
corner entrances at an angle of up to 45 degrees, from the largest of the two 
adjacent streets, may be substituted for separate entrances on adjacent streets. If 
the building does not have frontage along an adjacent street, direct pedestrian 
access to the street may be achieved by a sidewalk or courtyard connecting to a 
street no farther than 100 ft. from the building's pedestrian entrance. Examples of 
these requirements are shown below in Figure 4.10-19 -Site Development Element 
Locations. Buildings of less than 3,000 sq. ft. fronting on only one street may 
provide the customer entrance on the side of the building in lieu of the front, if a 
sidewalk or courtyard provides a direct pedestrian connection of less than 50 ft. 
between the entrance and the street. 

c. Parking and Vehicle Circulation - Off-street parking or vehicular circulation shall 
not be placed between buildings and streets used to comply with this standard, as 
shown above in Figure 4.10-19 - Site Development Element Locations. Where 
allowed by the underlying zone, outdoor vehicle display lots for sale of autos, 
noncommercial trucks, motorcycles, trailers with less than 10,000 lbs. gross cargo 
weight, motor homes, and boats may be located adjacent to streets, The parking 106 
perimeter landscaping requirements of Section 4.2.40 of Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting shall be met. 

f. Grading (Cuts and Fills) -Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

The community building is proposed to be located at the northwest corner of the 
intersection at Jasper Street and Sorrel Place. The front entrance to the building faces 
Sorrel Place, meaning the maximum front yard setback applies to the south facade of 
the building. One hundred percent of the building's southern facade is located within 
the 25-foot maximum setback from Sorrel Place, in compliance with Criterion a, above. 
The building contains one entrance facing each of the public streets (Sorrel Place and 
Jasper Street) that it is adjacent to, in compliance with Criterion b above. No parking is 
proposed between the building and the street. Instead the applicant has asked to be 
allowed to utilize a portion of the on-street parking available in this area to serve the 
community building. Criterion c above is met. 

The topography in the area of the community building is essentially flat. Proposed 
excavation and grading activities will not drastically alter this condition. None of the 
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significant natural resources or natural hazards regulated by chapters of the LDC listed 
in Section 4.10.50.01 (d) are present within the development footprint of the project. 
The above criteria are met. 

4.10.70.03 - Pedestrian Circulation Standards 

a. Requirements for New Development and Options for Expansions of a Commercial, 
Industrial, or Civic Structure, Consistent with Section 4.10.70.01.c - 
1. Continuous Internal Sidewalks and Multi-use Paths - A  continuous internal 

sidewalk, including associated necessary sidewalk crossings, no less than 
five ft. wide, shall be provided from public sidewalks or rights-of-way to all 
customer entrances, and between customer entrances of all buildings, as 
shown in Figure 4.10-19 -Site Development Element Locations. Sidewalks 
shall be direct and convenient and form a network of walking routes. 
Internal multi-use paths shall be no less than 12 ft. wide. 

2. Sidewalks alona Buildinq Walls -Sidewalks no less than five ft. wide shall 
be provided along the full length of building walls featuring a customer 
entrance and along any wall parallel t o  and abutting parking areas larger 
than eight parking spaces, except in situations where the sidewalk would 
not provide connectivity between an entrance and parking area. Where 
sidewalks are adjacent to  buildings, except along Shopping Streets, a five- 
ft.-wide foundation landscape strip andlor weather protection with planters 
shall be provided. These elements are noted in Figure 4.10-19 -Site - P" - 
Development Element Locations. - 

ii 
L 

3. Seoaration and Distinction from Drivina Surfaces -Where any internal 
sidewalk is parallel to and abuts a vehicular circulation or parking area, the 

E" 
C 

sidewalk shall be raised and separated from the vehicular circulation or 0 
m 

parking area by a raised curb at least six in. in height. In addition to this C) 

requirement, a landscaping strip at least five ft. wide, or wheel stops with 3 
landscaping strips at least four ft, wide, are strongly encouraged to 
enhance the separation of vehicular from pedestrian facilities. 

4. Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks 
shall be concrete and shall be at least five ft. wide. Private internal 
sidewalks shall be concrete or masonry pavers, and shall be at least five ft. 
wide. Public multi-use paths, such as paths for bicycles, pedestrians, and 
emergency vehicles, shall be concrete, and shall be at least 12 R. wide. 
Private multi-use paths shall be of the same materials as private sidewalks, 
or asphalt, and shall be at least 12 ft. wide. All materials used for public 
sidewalks and multi-use paths shall meet City Engineering standards. 

5. Crossinas -Where any internal sidewalk crosses an internal street, 
driveway, or parking aisle, the sidewalk shall be clearly marked with 
contrasting paving materials. Additional use of other measures to clearly 
mark a crossing, such as an elevation change, speed humps, or striping, is 
encouraged. 

6. Connection to Adiacent Properties or Streets - In addition to the sidewalk 
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connections required by the block development standards in Chapter 4.0 - 
lmprovements Required with Development, sidewalk connections shall be 
provided between internal sidewalk networks and all adjacent planned 
streets, sidewalks, and multi-use paths. Multi-use paths shall be connected 
with adjacent multi-use paths, sidewalks, andlor bike lanes. Where 
appropriate, such connections shall also be provided to adjacent 
residential properties. 

7. Plantina Strips - For lots abutting existing streetside sidewalks, sidewalks 
shall be reconstructed with a planting strip consistent with the 
requirements in  Chapter 4.0 - lmprovements Required with Development. 

The community building will rely on the internal sidewalk network that serves the 
remainder of the development site, as described above. These paved walkways are at 
least five feet wide and connect the various portions of the site with adjacent public 
sidewalks. As shown on the submitted designs for the community building, the north, 
south, and east elevations of the community building all have an entrance. Walkways 
are provided along each of these elevations and are separated from the building by a 
landscaped area at least five feet wide. However, since the design of the community 
building could change, a condition of approval is recommended to ensure that these 
standards are met through the building permit process (Condition 6). 

b. Additional Requirement for New Development and Additional List of Options for 
Expansions of a Commercial, Industrial, or Civic Structure, Consistent with Section 
4.10.70.01.d.l -New development shall comply with one of the following five 
options. Expansions in  accordance with Section 4.10.70.01.c shall add this list of 
choices to those presented in Section 4.10.70.03.a to obtain a larger list of options 
to comply with the requirements of Section 4.10.70.01.d.l. 

Options: 

1. Drivewav Consolidation - Removal o f  at least one driveway through 
outright removal or access consolidation, such that the net number of 
driveways for the site is at least one less than prior existing conditions for 
the site. 

2. Landscape Buffer - Construction or expansion of a landscape buffer 
between the back of a sidewalk and existing vehicle parking or circulation 
areas. The constructed or expanded landscape buffer shall, when 
completed, be a minimum of 20 ft. wide. 

3. Reduced Parking - Establishment of an agreement that shares parking 
between the subject site and an abutting site and results in a reduction of 
total parking spaces for the subject site to 90 percent or less of the required 
minimum. Such shared parking agreements may be used, provided the 
applicant demonstrates an adequate supply of parking for each use. 
Identification of surplus parking during peak periods, or surplus capacity 
provided due to off-peak use, are methods of demonstrating this adequacy. 

4. Covered Walkwavs - Installation of weather protection resulting in covered 
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pedestrian walkways between and around all buildings and between the 
primary building and adjacent public pedestrian facilities. 

5. Notarized Letter - Where development is proposed on property adjacent to 
existing five-lane arterial streets or highways, recording a signed and 
notarized letter with the Benton County Clerk from the owner of the 
development site agreeing not to oppose construction of a future median or 
pedestrian refuge. 

Most of the five options listed above are not attainable, based on the layout of the site 
and the location of the proposed community building on the site. The standards above 
are designed for sites that are more fully developed with commercial, industrial, or civic 
uses, not for this type of development, which contains a small civic use amongst a 
primarily residential development. However, the applicant has requested to utilize on- 
street parking to satisfy the parking requirement of the community building. Staff 
support this request, as is more fully explained in the parking section of this staff report. 
The request to reduce parking is consistent with the provisions of subsection 3 above. 
As explained in the parking discussion, the request to allow on-street parking could not 
be approved if the availability of surplus parking along the public streets within the 
development had not been established. Public streets within the development will 
contain a surplus of available parking spaces. Consequently, this standard is met. 

4.10.70.04 -Vehicle Circulation and Design Standards 

a. Parking Lots - 
1. Parking lots shall be placed to the rear of buildings in accordance with 

Section 4.10.70.02. Administrative exceptions to this standard are allowed 
based on the following provisions. To the extent that required parking 
cannot be located to the rear of the building due to other requirements of 
this Code or unusual site constraints, both of which are defined in the 
following paragraph, the amount of parking and vehicle circulation that 
cannot be accommodated to the rear of the building may be provided only 
to the side of the building. 

2. Other requirements of this Code may include, but are not necessarily 
limited to, significant Natural Resource and Natural Hazard provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions. Chapter 4.12 - 
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions; and Chapter 4.1 - Parking, Loading, and 
Access Requirements. Unusual site constraints may include parcels 
fronting more than two streets, irregular lot configuration, weak foundation 
soils, or other physical site factors that constrain development when 
considered with Building Code requirements. 

b. Corner Parcels - Parking areas shall not be located within 30 ft. of a roadway 
intersection, as measured from the center of the curb radius to the edge of the 
parking area's curb or wheel stop. 
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c. Parking Lot Access - Commercial driveway approaches shall be used to access 
parking lots from public streets. Parking lot approaches shall be located no closer 
than 50 ft. from local street intersections, as measured from the intersection of two 
rights-of-way lines. Approaches on collector and arterial streets shall comply with 
parking lot approach standards provided in Chapter 4.1 - Parking, Loading, and 
Access Requirements. 

As noted above, the required parking associated with the community building is 
proposed to be located along the north curb of Sorrel Place. Therefore, none of the 
criteria cited above are applicable because a parking lot is not being created. 

4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety 

a. Pedestrian Amenities Standards 

1. Weather Protection -Where new commercial and civic development is 
constructed immediately adjacent to (abutting) street sidewalks or 
pedestrian plazas, a minimum six-ft.-wide, weather-protected area, 
protected by such elements as awnings or canopies, shall be provided and 
maintained along at least 60 percent o f  any building wall immediately 
adjacent to the sidewalks andlor pedestrian plazas. An additional 
requirement shall include a minimum eight-ft. vertical clearance between 
the sidewalk and the lowest portion o f  the weather protection. This vertical 
clearance shalt be nine ft. for balconies. These requirements are shown 
below in Figure 4.10-22 -Weather Protection. 

2. Pedestrian Amenity Requirements -A l l  new development and substantial 
improvements shall provide pedestrian amenities as defined by this 
Section. The number of pedestrian amenities provided shall comply with 
the following sliding scale: 

Size of Structure or Substantial Number of 
Improvement Amenities 

< 5,000 sq. ft. 1 

5,001 - 10,000 sq. ft. 2 

10,001 - 50,000 sq. ft. 3 

> 50,000 sq. ft. 4 

3. Acce~table Pedestrian Amenities - Acceptable pedestrian amenities include 
the items listed below, some of which are shown in Figure 4.10-23 - 
Pedestrian Amenities: 

a) Sidewalks with ornamental treatments, such as brick pavers, or 
sidewalks 50 percent wider than required by this Code; 

b) Sidewalk planters with benches and public outdoor seating; 

c) Significant public art, such as sculpture, fountain, clock, mural, 
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etc.; 

d) Mini parks or plazas that provide a minimum usable area of 300 sq. 
ft.); and 

e) Street trees of a caliper 50 percent wider than required by this Code. 
This approach may include preservation of healthy mature trees 
adjacent to  the street sidewalk. 

4. Accessibility of Pedestrian Amenities - Pedestrian amenities shall be visible 
and accessible to the general public from an improved street. Access to 
mini parks, plazas, and sidewalks shall be provided via a public right-of- 
way or a public access easement. 

While the community building could be accessed from public sidewalks along Jasper 
Street and Sorrel Place, the building is not abutting those sidewalks because of the 
required 7-foot-wide utility easement required along both streets. Thus, weather 
protection is not required along the corresponding building elevations. The community 
building is primarily used by residents within the development and will have covered 
porches for enhanced weather protection at all three entrances. 

The proposed community building has a gross floor area of 1,700 square feet, which 
results in the requirement of providing one pedestrian amenity. The 6,800 square foot 
common green area west of the building provides a sizable "mini park," along with a 
playground, to serve patrons of the community building. Based on this analysis, the 
pedestrian amenity requirement has been met. 

b. Design Standards and Design Variety Menus 

1. Encroachments - Special architectural features, such as bay windows, 
decorative roofs, and entry features may, with City Council approval, 
project up to three ft. into public rights-of-way, provided that they are not 
less than nine ft. above the sidewalk. Trellises, canopies and fabric 
awnings may project 6.5 ft. into setbacks and public rights-of-way, provided 
that they are not less than eight ft. above the sidewalk. No such 
improvements shall encroach into alley rights-of-way. 

2. LoadinalService Facilities -Loading and service areas such as trash 
enclosures shall be located to minimize conflicts with public pedestrian 
areas; screened in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting; designed to provide convenient access for trucks; 
and designed to minimize noise and other impacts with adjoining uses. 
Service areas shall be located to the back or sides of buildings, or in alleys 
where available. Loading dock doors are encouraged to be placed in 
recessed areas or between buildings to minimize impacts to the pedestrian 
and human-scale aspects of the development. 

3. Roof-mounted Equipment - Roof-mounted equipment, such as heating, 
ventilation, and air conditioning equipment, shall be screened. Screening 
features shall be at least equal in height to the equipment, compatible with 
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roof lines, and constructed of materials used in  the building's exterior 
construction. Screening features include such elements as a parapet, wall, 
or other sight-blocking feature, etc. The roof-mounted equipment shall be 
painted to match the roof. 

4. Siqn Standards 

a) Pole-mounted, freestanding signs are prohibited in Neighborhood 
Center (NC) Zones. 

b) Blade signs placed under awnings are allowed along Shopping 
Streets. 

C) Remaining sign provisions are in  accordance with Chapter 4.7 - 
Sign Regulations. 

5. Liahtinq Standards - Lighting shall be provided consistent with the lighting 
provisions in Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting. 

None of the architectural features of the proposed community building will encroach into 
the adjacent public rights-of-way. The refuse enclosures located along the private alley 
to the north of the building will be used to collect trash generated at the community 
building. These facilities will be screened consistent with standards from LDC Chapter 
4.2, as discussed above. Roof-mounted equipment is not proposed in conjunction with 
the community building. 

A single sign is proposed for the entire development and will be located along Conser 
Street, immediately west of the Jasper Street intersection. The sign will be consistent 
with applicable standards from LDC Chapter 4.7. Compliance with lighting standards is 
addressed later in this staff report. Findings from that discussion are incorporated by 
reference as findings under the above criteria. The above criteria are met 

6. Windows -The provisions in this Section shall apply to placement and type 
of windows. Figure 4.10-24 -Windows and Glass Doors on Street-facing 
Facades is provided for context. 

a) Ground Floor Windows and Doors -Except for the Neighborhood 
Center (NC) Zone, which is addressed in "c," below, a minimum of 
60 percent of the length and 25 percent of the first 12 R. in height 
from the adjacent grade of any street-facing facade shall contain 
windows andlor glass doors. An exception may be granted if the 
expansionlenlargement is for space neither adjacent to a street nor 
open to customers or the public. Additional requirements for 
windows shall include the following: 

1) Ground floor windows shall be framed by bulkheads, piers, 
and sills such as are used in a recessed window, where 
applicable. Ground floor windows shall also have a Top 
Treatment such as a hood, awning, or a storefront cornice 
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separating the ground floor from the second story. 
Alternatively, all ground floor windows shall provide a 
minimum three-in.-wide trim or recession. The Base 
Treatment standards under Section 4.10.70.05.b.7.d, below, 
and the Top Treatment standards under Section 
4.10.70.05.b.7.e, below, shall be used as a guide for 
providing bulkheads and cornices that meet this standard. 

2) Window Type -Ground floor windows used to comply with 
"a," above, shall meet all of the following standards: 

a. Opacity of greater than 60 percent prohibited for any 
required window; and 

b. Ground floor windows shall allow views from 
adjacent sidewalks into working areas or lobbies, 
pedestrian entrances, or display windows set into 
the wall. Display cases attached to the outside wall 
do not qualify. The bottom of windows shall be no 
more than four ft, above the adjacent exterior grade. 

The south and east elevations of the proposed community building will face public 
streets. The placement, style, and design of windows along these elevations is 

C- 

consistent with many of the standards cited above from Section 4.10.70.05.b(6). The 9 - 
windows will occupy at least 25 percent of the first 12 feet in height from grade of each - - 

4.8 

elevation. On the east elevation the windows are framed by the transition in siding c 
materials and the support posts of the covered front porch, while on the south elevation, 
windows are framed by the roof eaves and eave brackets, as well as by vertical breaks 

E" 
I: 
0 

in the roof line. These methods of framing the windows are appropriate for the m 

residentially-influenced architectural style of the proposed building. All of the windows 2 
will be completely transparent and allow visibility into the building from adjacent 
sidewalks. 

Staff note that the floor plan of the proposed building does not allow windows to be 
placed along 60 percent of the applicable building elevations. Portions of the floor area 
dedicated to a restroom and storage areas preclude the introduction of either more or 
larger windows along the east elevation, which currently has windows and doors along 
28 percent of its length. On the south elevation, approximately 43 percent of the 
building wall is occupied by windows and doors. To achieve 60 percent, another 10 
feet of wall area would need to contain windows or doors. The floor plan of the building 
does not allow for this increase. 

Although the community building could be redesigned to comply with the standard, a 
commercial storefront-type building would not be appropriate in the residential context 
of this development. Although the use of the building is classified as civic in nature, its 
actual use patterns will be more similar to that of the associated residential buildings 
and not those of a typical civic use, such as a government building, a library, or a 
fraternal organization. The applicant has designed the structure to be compatible with 
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the proposed residential structures and to contribute to the residential character of the 
development. The applicant has requested that the window coverage standards 
applied through Section 4.10.60.04.d(5) (multifamily PODS window coverage) be 
applied to this building as well. This standard requires that 20 percent of building 
facades that face public streets contain windows or doors, which is achieved along the 
east and south elevations of the community building. Staff support the requested 
variation and find the enhanced compatibility of the community building design to be a 
compensating benefit for the variation from the standard. A condition of approval is 
recommended to memorialize this determination (Condition 6). 

7. Desian Varietv Menu - Each structure shall incorporate a minimum of three 
of the following five building design features. The applicant shall indicate 
proposed options on plans submitted for building permits. While not all of 
the design features are required, the inclusion of as many as possible is 
strongly encouraged. 

a) Buildina Walls -Building walls in excess of 30 ft. in length shall not 
exceed a heighvwidth ratio of 1:3 without a change in height of at 
least four ft., as addressed below in Figures 4.10-25A through C - 
Building Walls. 

b) Maximum Wall Seaments -A l l  building wall segments on all sides of 
buildings visible from public areas or adjacent uses shall be a 
maximum of 30 ft. in length. Building wall segments shall be 
distinguished by architectural features including at least one of the 
following: columns, reveals, ribs or pilasters, piers, recesses, or 
extensions. The segment length may be increased to a maximum of 
60 ft. if the segment contains integral planters, public art, or 
permanent seating such as a seating wall, that conform to the 
accessibility standards in Section 4.10.70.05.a.4. 

C) Entrances -Primary building entrances shall be clearly defined by 
recess or projection, and shall be framed by a sheltering element 
such as an awning, overhang, arcade, or portico. 

d) Base Treatments - A  recognizable Base Treatment consisting of at 
least one of the following: 

1) Thicker walls, such as a bulkhead, ledges, or sills as viewed 
from the exterior of the building; 

2) Integrally textured materials such as stone, stucco, or other 
masonry; 

3) Integrally colored and patterned materials such as smooth- 
finished stone or tile; 

4) Lighter or darker colored materials, Mullions, or panels; 

5) Detailing such as scoring, ribbing; moldings, or 
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ornamentation; or 

6) Planters integral to the building. 

e) TOR Treatments - A  recognizable Top Treatment consisting of at 
least one of the following: 

1) Cornice treatments, other than colored stripes or bands 
that are integral to the building design. Materials such as 
stone, masonry, brick, wood, galvanized and painted metal, 
or other colored materials shall be used; 

2) Sloping roof (4:12 or greater) with overhangs. Overhangs 
may be boxed with moldings such as Modillions, Dentils, or 
other moldings, as applicable; or contain brackets; or 

3) Stepped parapets. 

Consistent with the options provided above, the proposed community building will have 
wall segments that are less than 60 feet long and interrupted by horizontal offsets of 
approximately seven feet in depth. Foundation landscaping is proposed along these 
segments of the building to buffer its overall length. Entrances provided along the east 
and south elevations are proposed to be covered by a framed overhang with a gabled 
roof. This same roof pattern is continued across the entire structure and will have a 
minimum pitch of 6:12. However, since the design of the community building could 
change, a condition of approval is recommended to ensure that these standards are 
met through the building permit process (Condition 6). 

Conclusion Reaardina Develo~ment Standards and Reauirements 

As conditioned, the applicable development standards and requirements of the RS-12, 
Medium-High Density Residential zoning district have been met. 

LAND DEVELOPMENT CODE CHAPTER 4.6 - SOLAR ACCESS 

Ap~licable Land Development Code Requirements: 

Section 4.6.30 - PERFORMANCE STANDARDS 

Residential Subdivisions and Planned Developments on parcels of more than one acre 
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 - Definitions, 
is available consistent with the following: 

a. No reduction in Solar Access at ground level of the south face of existing 
residential buildings adjacent to the development; 

b. Within Residential Subdivisions, a minimum of 80 percent of lots contain 
sufficient eastlwest dimension to allow orientation of the following 
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minimum ground floor lengths of a building to use solar energy: 

1. 30 lineal ft. per unit for Single-family Detached dwelling units; and 

2. 15 lineal ft. per ground floor unit for dwelling units other than 
Single-family Detached dwelling units. 

c. In Planned Developments, a minimum of 80 percent of the buildinqs 
contain: 

I. Sufficient eastlwest dimension to allow the following minimum 
ground floor lengths of the building to use solar energy: 

a) 30 lineal ft. per unit for Single-family Detached dwelling 
units; and 

b) 15 lineal ft. per ground floor unit for dwelling units other 
than Single-family Detached. 

2. Additionally, for Single-family Detached dwelling units, a minimum 
of 100 sq. ft. of roof area, for the dwelling unit andlor the garage, 
which could allow the utilization of solar energy. 

The applicant has completed a solar access study for the proposed development, 
(Attachment M (Sheets N-l, N-2)). The app!icant's solar access study demonstrates 
that Solar Access Protection is achieved for at least 80 percent of the single family 
dwellings by preserving solar exposure for 30 lineal feet of the ground floor of each 
structure. The additional requirement of retaining a minimum roof area of at least 100 
square feet for solar access is also achieved for these structures. 

The solar access study also demonstrates that Solar Access Protection is 
accomplished for 80 percent of the duplex, triplex, and multiplex buildings at a rate of 
15 lineal feet per ground floor unit. The solar access study also demonstrates that solar 
access for the existing fourplex on the site will not be compromised by the proposed 
development. There is no other existing adjacent residential development that would 
have its solar access affected by the proposed development. This standard is met. 

Section 2.5.40.04 - COMPLIANCE WITH PLANNED DEVELOPMENT 
COMPATIBILITY FACTORS 

Applicable Land Development Code Requirements: 

2.5.40.04 - Review Criteria 

Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
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Council. The application shall demonstrate compatibility in the areas in "a," below, as 
applicable, and shall meet the Natural Resource and Natural Hazard criteria in "b," below: 

a. Compatibility Factors - 

1. COMPENSATING BENEFITS FOR THE VARIATIONS BEING REQUESTED: 

The applicant has requested a number of variations from standards. Following is a 
disc~ission of the requested variations and compensating benefits. In addition to the 
variations requested by the applicant, Staff have identified a few additional criteria for 
which variations would be necessary. These variations are also discussed at the end of 
this section. 

Code Variation Requested: 

LDC Section 4.2.301a), Table 4.2-2 -The easterly private alley that provides access to 
the off-street parking spaces for Buildings 8, 9, 10 and 11 does not include the requisite 
number of parking lot trees at either ratio listed in Table 4.2-2. -1. Large canopy trees 
are required at a ratio of one tree for each 12 vehicle parking spaces. Twenty-four 
vehicle parking spaces are proposed adjacent to the easterly alley. This would require 
two large canopy parking lot trees. 

In 

Compensatina Benefits: 

s 
Rather than installing medium canopy trees in planters between parking spaces, the 
applicant proposes to plant large canopy trees behind the pedestrian walkway, as E 

r 
shown on submitted landscape plans. o m 

C 

Analvsis 
.z' 

Although parking lot landscaping is usually provided within parking lot islands, 
landscaping along the perimeter of parking lots is also allowed, so long as it would 
provide shading and aesthetic benefits to the parking lot area. The applicant has 
located a 7 112-foot wide sidewalk immediately adjacent to the easterly parking lot area 
This is necessary to accommodate pedestrians traveling to and from vehicles. If a 
curbside planting strip were required, vegetation within the planting strip would be 
damaged by frequent foot traffic. The applicant's landscape plans show three large 
canopy trees and five medium canopy trees along the edge of the adjacent sidewalk 
that would provide shading and aesthetic benefits to the parking lot area, in compliance 
with the above standard. A variation to this requirement is not necessary. 

Code Variation Reauested: 

LDC Sections 4.1.20.i.l (a) - Each unit of the three triplexes accessed from the westerly 
private alley in Phase 2 generates a minimum vehicular parking demand of 2.5 spaces, 
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for a total of 23 spaces. Due to the project's proximity to a transit route, the applicant 
requests a 10% reduction, resulting in 21 required parking spaces. Eighteen of these 
required parking spaces will be provided in either a single-car garage or a private 
driveway associated with each unit. However, three o f  the required spaces are 
proposed to be accommodated along the public right-of-way for Sorrel Place. 

Compensatina Benefits: 

The applicant notes that Sorrel Place is a dead-end street that does not extend beyond 
the boundaries of the site. No other properties abutting the street are currently 
developed or likely to be developed in the future due to surrounding locally protected 
wetlands. Therefore, relocating these required parking space to the public right-of-way 
will not cause compatibility conflicts or traffic circulation issues. Regardless, the 
applicant will install "No Parking" signs along the south side of Sorrel Place to ensure 
that 20 feet of the 28-foot wide paved surface remains available for vehicular 
circulation. 

Analvsis 

With the south side of Sorrel Place posted "no parking," the amount of available on- 
street parking on the north side of the street is approximately 22 spaces (each parallel 
parking space requires 22 feet). Some additional on-street parking will also be 
available on Jasper Street, which will be widened to a standard 50-foot right-of-way 
width. Allowing three required spaces to be located on Sorrel Place will not significantly 
reduce the amount of available on-street parking on Sorrel Place and will be consistent 
with the direction of Comprehensive Plan Policies 4.10.6 and 7.5.5, which call for 
reducing unnecessary amounts of impervious surface area within developments in 
Corvallis. Staff support approval of the requested variation. 

Code Variation Requested: 

LDC Section 4.1.20.i.l(b) - The 1,700 square-foot community building generates a 
minimum vehicular parking demand of 9 spaces. The applicant requests that the local 
street, Sorrel Place, be allowed to accommodate these spaces rather than providing 
them on the development site. 

Compensatina Benefits: 

The applicant notes that Sorrel Place is a dead-end street that does not extend beyond 
the boundaries of the site. No other properties abutting the street are currently 
developed or likely to be developed in the future. Therefore, relocating these required 
parking space to the public right-of-way will not cause compatibility conflicts or traffic 
circulation issues. Regardless, the applicant will install "No Parking" signs along the 
south side of Sorrel Place to ensure that 20 feet of the 28-foot wide paved surface 
remains available for vehicular circulation. 
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Analvsis 

Staff note that the community building is primarily designed to serve residents of the 
development. The building may be used occasionally for meetings of outside parties, 
but the primary use of the building will be to serve residents, who would not drive 
vehicles to the community building. Although the LDC nominally requires nine parking 
spaces to serve a civic building of this type, it would be  wasteful and inconsistent with 
the direction of Comprehensive Plan Policies 4.10.6 and 7.5.5 to require an additional 
parking lot to be constructed to serve occasional visitors from outside the development. 
As discussed above, there will be adequate on-street parking on Sorrel Place to 
accommodate occasional visitors to the community building. However, to better serve 
residents of the development, who would be more likely to bicycle to the community 
building, and to compensate for the lack of on-site vehicle parking, a condition of 
approval is recommended to require additional bicycle parking facilities at the 
community building (Condition 10). As conditioned, Staff support approval of the 
requested variation. 

Code Variation Reauested: 
t- 

LDC Section 4.4.20.03(b) - With the exception of lots created for buildings 17 and 18 9 - - 
(detached homes), each of the proposed lots fronts on a public street other than an - .,a 
alley for a distance of at least 25 feet. c 

C 

Com~ensatina Benefits: 
C 
0 
m 
C 

Lots 17 and 18 will front on Tract 'C', which also abuts the public right-of-way for Sorrel 3 
Place. The applicant will record a reciprocal access and maintenance easement over 
Tract 'C' to ensure access to these lots is protected. 

Analvsis 

Tract C serves two purposes: to provide a basketball sport court for the benefit of the 
residents of the development, and to provide adequate area for fire apparatus to 
turnaround, if necessary. Because of these two uses, no vehicles should be allowed to 
park in the sport court area, and it would serve a function similar to a public street. A 
condition of approval is recommended to ensure that vehicles are not parked in the 
sport court area (Condition 11). As conditioned, Staff support the proposed variation 
to the standard. 

Code Variation Reauested: 

LDC Section 4.10.70.05.b(6) - The applicant requests that the window coverage 
standards applied through Section 4.10.60.04.d(5) (multifamily PODS window 
coverage) be applied to the community building as well. 
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Com~ensatina Benefits: 

Although the use of the community building could be classified as being civic in nature, 
its actual use pattern will be more similar to that of the associated residential buildings 
and not those of a typical civic use (e.g., a government building, a library, or a fraternal 
organization). The applicant has designed the structure to be compatible with the 
proposed residential structures and to contribute to the residential character of the 
development. The residential window coverage standard requires that only 20 percent 
of building facades facing public streets contain windows or doors. Elevations of the 
community building exceed this requirement by at least 40 percent. 

Analvsis 

Although the community building could be redesigned to comply with the standard, a 
commercial storefront-type building would not be appropriate in the residential context 
of this development. Although the use of the building is classified as civic in nature, its 
actual use patterns will be more similar to that of the associated residential buildings. 
The applicant has designed the structure to be compatible with the proposed residential 
structures and to contribute to the residential character of the development. The 
applicant has requested that the window coverage standards applied through Section 
4.10.60.04.d(5) (multifamily PODS window coverage) be applied to this building as well. 
This standard requires that 20 percent of building facades that face public streets 
contain windows or doors, which is achieved along the east and south elevations of the 
community building. Staff support the requested variation and find the enhanced 
compatibility of the community building design to be a compensating benefit for the 
variation from the standard. A condition of approval is recommended to memorialize 
this determination (Condition 6). 

Code Variation Reauested: 

LDC Section 4.0.60.j.2(n - Unless a garage accessed from an alley is oriented to the 
alley from zero to 45 degrees, the face of the garage must comply with the applicable 
setback distances. The garage of the northeast unit of the existing attached dwellings 
does not satisfy this exception. Therefore, the applicant requests a variance to the 
minimum rear yard setback distance along the east elevation of this unit. 

Compensatina Benefits: 

The applicant notes that the need for this variance results from proposing to construct a 
five-foot wide sidewalk and a six-foot wide planter strip along the west side of the 
abutting alley. These features are not typical of an alley and are not required by the 
LDC. However, the applicant desires to facilitate safe pedestrian circulation through 
this portion of the site. 
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Analvsis 

The standard in LDC Section 4.0.60.j.2(9, states "Garages adjacent to two-way alleys 
shall be located no closer than 14 ft. from the centerline of the alley unless they are 
angled from the alley zero degrees to 45 degrees ...." The subject garages are located 
at 90 degrees from the alley, but are located more than 20 feet from the centerline of 
the alley. Consequently, no variation to the alley standard is necessary in this instance. 
The proposed development complies with the applicable LDC requirement. However, 
Staff are concerned that the proposed new sidewalk adjacent to the existing garages 
could create conflicts between pedestrians and vehicles due to limited site distance. 
Therefore, Staff recommend a condition of approval to eliminate the sidewalk, which is 
not required by the Land Development Code (Condition 22). This issue is discussed in 
more detail later in the Pedestrian Circulation portion of this staff report. 

Code Variation Reauested: 

LDC Section 4.0.60.1.2.(b) - Due to the existing public street pattern and the need to 
provide two points of connection with these public streets, the westerly alley is more 
than 350 feet long. 

0) 
In 

Comuensa:inu Benefits: 
L 

The applicant notes that while the westerly alley is longer than 350 feet, pedestrian 
pathways provided between Sorrel Place and the east-west portion of the alley reduce 

E 
c 
0 

the total distance that must be traveled to reach a public street. Additionally, it won't - m 
always be necessary for vehicles to travel the entire length of the alley to reach a street. 3 
By designing the alley with a pavement width of 24 feet and providing parking spaces 
along its length, motorists would be able to turn their vehicles around and return to the 
same street from which they'd originally accessed the alley. The maximum distance 
traveled in such a scenario would be no more than 260 feet. 

Analvsis 

Vehicular access and emergency access to the development will not be compromised 
by the proposed variation to the standard. The proposed 24-foot wide alley will 
adequately accommodate two-way traffic. The proposed network of pedestrian paths 
and sidewalks on the site will facilitate access where a street might alternatively provide 
access. Because there is no negative impact resulting from the requested variation, 
Staff support the requested variation to the standard. 

Code Variation Reuuested: 

LDC Section 4.120.i.l(b)- Required vehicular parking spaces are to be provided on the 
development site of the primary structure. The parking spaces required for each of the 
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duplex units are proposed to be situated adjacent to the easterly private alley. Some of 
the parking spaces serving the duplex units will be provided on the duplex lots, in a 
parallel-parked configuration to the north of the units; however, some of the spaces 
necessary to serve the duplexes will be located in parking spaces adjacent to the 
easterly alley, contained within Lots 7 and 10. 

Com~ensatina Benefits: 

The private alley will be constructed in a separate tract, which will be owned by the 
applicant along with each of the duplex buildings, so even though the parking spaces 
will not be on the same lot as the primary dwelling, they will be controlled by the same 
owner. Additionally, a public access and maintenance easement will be recorded over 
the alley so that these spaces remain available to residents of the duplexes. 

Analvsis 

The applicant will retain ownership and control of the land on Lot 7 and of the entirety of 
development on Lot 10. Since the parking spaces will remain under the control of 
Willamette Neighborhood Housing Services (WNHS), to serve WNHS units, no conflict 
is anticipated. Staff support the requested Code variation. 

Code Variation Resuested: 

LDC Section 4.10.60.01.b - For sites with less than 100 ft. of public or private street 
frontage, at least 40 percent of the site frontage width shall be occupied by buildings 
placed within the maximum setback established for the zone. Lot 10 contains 
approximately 44 feet of street frontage on Conser Street. However, no portion of any 
building is proposed within the 25-foot maximum setback from Conser Street. 

Compensatins Benefits: 

The odd configuration of Lot 10 allows for the preservation of wetlands to the north of 
the lot. In addition, access must be provided to the existing fourplex to the west of Lot 
10. Protecting wetlands and accommodating existing development patterns are 
compensating benefits of the variation to the standard. 

Analvsis 

Lot 10 is oddly configured to avoid a wetland area located to the north of the lot. If 
there were not a wetland in this area, it would be possible to layout Lot 10 with a large 
amount of frontage on Conser Street, with buildings located as required by LDC 
4.10.60.01 .b. Additionally, the 44-feet of Lot 10 that abuts Conser Street is adjacent to 
the existing fourplex to the west. A private alley has been proposed to continue to 
provide access for two of the existing fourplex units, as well as to serve the new 
development. The resulting portion of Lot 10 that fronts on Conser Street does not lend 
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itself well to building placement. In lieu of this, the applicant has designed a pedestrian- 
oriented common green area to provide a pedestrian focus for Buildings 10 and 11. For 
these reasons, Staff support a variation to the subject Code standard. 

Code Variation Reauested: 

LDC Section 4.10.60.01 .a - For triplexes, fourplexes and other multi-family housing 
types, primary building entrances shall face the streets or be directly accessed by a 
sidewalk or multi-use path less than 200 feet long. If fourplexes are constructed on Lot 
10 instead of quads, Units 33 and 34 will be more than 200 feet, in pedestrian travel 
distance, from the sidewalk along Conser Street, which is the nearest public street. 
Unit 33 would be approximately 230 feet from the sidewalk and Unit 34 would be 
approximately 21 0 feet from the sidewalk. 

Compensatinq Benefits: 

Lot 10 has been configured to work around an existing wetland to the north, which 
eliminates the possibility of more direct pedestrian access to the sidewalk along Conser 
Street. The pedestrian-oriented design of the fourplex development, surrounding a 

r 
common green, provides a compensating benefit as well. 9 - - - 

L 

Although it might be possible to develop a pedestrian connection less than 200 feet c 
0 

long between Units 33 and 34 and the sidewalk along Sorrel Place to the south, this CI m 
connection would serve little purpose, as there isn't anticipated to be a need for 3 
pedestrians to travel frequently between these two areas. Similarly, to alter the site 
design in an attempt to move all fourplex units within 200 feet of the sidewalk along 
Conser Street would disrupt the proposed orientation of the units around Common 
Green #2. It is not possible to build fewer dwelling units and achieve the minimum 
density requirement for the development. Because the pedestrian travel distance from 
Units 33 and 34 is not significantly more than the 200 feet allowed by the LDC, Staff 
support a variation to the standard, with compensating benefits of wetlands protection 
and pedestrian-oriented design. 

Conclusion 

Staff find that the compensating benefits to be provided will adequately offset the 
impacts of the requested variations to standards. Staff find that this criterion is met 

2. BASIC SlTE DESIGN (THE ORGANIZATION OF USES ON A 
SlTE AND THE USES' RELATIONSHIPS TO NEIGHBORING 
PROPERTIES); 

Amlicable Com~rehensive Plan Policies: 
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3.2.1 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize: 

A. Preservation of significant open space and natural features; 

B. Efficient use of land; 

C. Efficient use of energy and other resources; 

D. Compact urban form; 

E. Efficient provision of transportation and other public services; and 

F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian 
scale, a defined center, and shared public areas. 

3.2.3 The City shall address compatibility conflicts through design and other transitional 
elements, as well as landscaping, building separation, and buffering. 

9.2.1 City land use decisions shall protect and maintain neighborhood characteristics (as 
defined in 9.2.5) in existing residential areas. 

9.2.2 In new development, City land use actions shall promote neighborhood characteristics (as 
defined in 9.2.5) that are appropriate to the site and area. 

9.2.4 Neighborhoods shall be pedestrian-oriented. Neighborhood development patterns shall 
give priority consideration to pedestrian-based uses, scales and experiences in 
determining the orientation, layout, and interaction o f  private and public areas. 

9.2.5 Development shall reflect neighborhood characteristics appropriate to the site and area. 
~~ ~ 

New an-d existing residential, commercial, and employment areas may not have all of these 
neighborhood characteristics, but these characteristics shall be used to plan the 
development, redevelopment,or infill that may occur in these areas. ~ h e s e  neighborhood 
characteristics are as follows: 

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

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

C. Comprehensive neighborhoods have a variety of types and sizes of public 
parks and open spaces to give structure and form to the neighborhood and 
compensate for smaller lot sizes and increased densities. 

D. Neighborhood development provides for compatible building transitions in 
terms of scale, mass, and orientation. 

E. Neighborhoods have a mix of densities, lot sizes, and housing types. 
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F. Neighborhoods have an interconnecting street network with small blocks 
to help disperse traffic and provide convenient and direct routes for 
pedestrians and cyclists. In neighborhoods where full street connections 
cannot be made, access and connectivity are provided with pedestrian and 
bicycle ways. These pedestrian and bicycle ways have the same 
considerations as public streets, including building orientation, security- 
enhancing design, enclosure, and street trees. 

G. Neighborhoods have a layout that makes it easy for people to understand 
where they are and how to get to where they want to go. Public, civic, and 
cultural buildings are prominently sited. The street pattern is roughly 
rectilinear. The use and enhancement of views and natural features 
reinforces the neighborhood connection to the immediate and larger 
landscape. 

H. Neighborhoods have buildings (residential, commercial, and institutional) 
that are close to the street, with their main entrances oriented to the public 
areas. 

I. Neighborhoods have public areas that are designed to encourage the 
attention and presence of people at al l  hours of the day and night. Security 
is enhanced with a mix of uses and building openings and windows that m 
overlook public areas. 9 - - - 

J. Neighborhoods have automobile parking and storage that does not C 
s 

adversely affect the pedestrian environment. Domestic garages are behind 
houses or otherwise minimized (e.g., by setting them back from the front !! 

.c 
facade of the residential structure.) Parking lots and structures are located o 

m 
at the rear or side of buildings. On-street parking may be an appropriate 
location for a portion of commercial, institutional, and domestic capacity. 3 
Curb cuts for driveways are limited, and alleys are encouraged. 

K. Neighborhoods incorporate a narrow street standard for internal streets 
which slows and diffuses traffic. 

L. Neighborhood building and street proportions relate to one another in a 
way that provides a sense of enclosure. 

M. Neighborhoods have street trees in planting strips in the public right-of- 
way. 

9.3.2 Where a variety of dwelling types are permitted by the development district, innovative site 
development techniques and a mix of dwelling types should be encouraged to meet the 
range of demand for housing. 

9.4.7 The City shall encourage development of specialized housing for the area's elderly, 
disabled, students, and other groups with special housing needs. 

9.5.1 The City shall plan for affordable housing options for various income groups, and assure 
that such options are dispersed throughout the City. 

9.5.2 The City shall address housing needs in the Urban Growth Boundary by encouraging the 
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development of affordable dwelling units which produce diverse residential environments 
and increase housing choice. 

The proposed site design generally complies with required site design elements such 
as building orientation and parking location. Where variations to these standards are 
requested, compensating benefits have been provided, as is discussed above. An 
internal pedestrian network is provided for, as required by LDC 4.10.60.06. The site 
design creates one additional access point on Conser Street, in addition to the existing 
connection at Jasper Street. The separation of the private alley from Jasper Street 
meets the City's spacing requirements. Two private alleys are proposed, both of which 
will be 24 feet wide, with no parking permitted within the alley itself. Because of the 
relative density of the proposed development and the potential for conflicts between on- 
street parking and fire equipment access needs, the 28-foot wide public streets (Jasper 
and Sorrel) are proposed to allow parking on only one side of the street. 

Fire Department comments on the proposed development are as follows: 

1. Private alleys shall be painted as fire lanes (red curbs with white lettering - NO 
PARKING - FlRE LANE). That marking should extend to both sides of the 
westerly private alley as it comes around to meet Sorrel Place. 

2. Sorrel Place and Jasper Street shall be restricted to allow parking only on one 
side of each street - along the north side of Sorrel Place and along the west side 
of Jasper Street. This restriction shall be indicated by signage along the south 
side of Sorrel Place and east side of Jasper Street stating "NO PARKING - FlRE 
LANE." 

A condition of approval is recommended to ensure that these issues are addressed with 
development (Condition 12). 

The proposed site design of the development is consistent with applicable 
Comwrehensive Plan Policies. The wrowosed develowment wrovides a comwact urban 
form'and creates a neighborhood with 4 diversity of housing types, pedestr/an scale, 
and shared public areas, consistent with Policy 3.2.1. Because of surrounding wetland 
areas that will be preserved, compatibility conflicts with adjacent existing development 
will be avoided, consistent with Policy 3.2.3. The site design accommodates the access 
needs of the existing fourplex, while expanding neighborhood qualities and housing 
variety on the site, consistent with Policies 9.2.1 and 9.2.2. The proposed development 
is pedestrian-oriented, consistent with Policy 9.2.4 and provides many of the 
neighborhood characteristics called for by Policy 9.2.5. Additionally, the proposed 
development makes use of innovative site development techniques and provides a mix 
of dwelling types, consistent with Policy 9.3.2. The incorporation of the "quad" units as 
a possible development option is consistent with Policy 9.4.7, which calls for the 
development of specialized housing for citizens with special housing needs, such as 
seniors. Finally, as an affordable housing development, the proposed development is 
consistent with Policies 9.5.1 and 9.5.2, which call for the provision of affordable 
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housing options dispersed throughout the City, which produce diverse residential 
environments and increase housing choices. 

As conditioned, the proposed site design complies with applicable Comprehensive Plan 
Policies and Land Development Code requirements. No compatibility conflicts are 
anticipated based on the site design of the proposed development. 

3. VISUAL ELEMENTS (SCALE, STRUCTURAL DESIGN AND 
FORM, MATERIALS, ETC.); 

The applicant has submitted sample plans and elevations for buildings on the 
development site to demonstrate how compliance with Chapter 4.10 (PODS), could be 
achieved. However, actual building designs may vary from those shown. Building 
locations will be as shown on the subdivision layout plan and buildings will be contained 
within the building envelopes shown on that plan. The number of bedrooms within units 
will remain as proposed and the parking serving each dwelling will remain as proposed. 
Additionally, compliance with Pedestrian Oriented Design Standards (PODS) will be 
required for all buildings on the site at the time of building permit application, except for 
variations to those standards approved by this land use application (Condition 13). 
PODS requirements for all buildings on the site include requirements for building 

V) 
orientation, pedestrian features, parking and garage placement, and design variety. “? - 
These requirements will ensure that buildings on the site will be visually interesting and - - 
compatible with nearby residential development. 4-8 

s 
a, 

Permitted building height in the RS-12 Zone is 35 feet. However, the applicant's 
E 
.c 
0 

submitted designs show two story buildings that are no taller than 30 feet, as measured m 
at the highest point on the building. Because fire access road width requirements 2 
increase to 26 feet if buildings are taller than 30 feet, as measured at the highest point 
of the building, and because proposed fire access roads do not all comply with that 
standard, a condition of approval is recommended to require that no buildings on the 
site shall be taller than 30 feet, as measured at the highest point on the building 
(Condition 13). The nearest existing development to the proposed development site 
(excluding the fourplex on the site), is the single family residential neighborhood to the 
northeast. This neighborhood is zoned Low Density Residential with a Planned 
Development Overlay PD(RS-6). The maximum permitted building height within the 
RS-6 Zone is 30 feet. Consequently, the height of buildings within the Seavey 
Meadows development will be consistent with that allowed in the nearest residential 
neighborhood. Although RS-12 development is anticipated to be more dense than RS- 
6 development, attached townhouses (3 - 5 units), duplexes, triplexes, and fourplexes 
are all building types that are permitted in the RS-6 Zone. Since these are, for the most 
part, the types of buildings proposed within the Seavey Meadows development, these 
building types are consistent with development in the RS-6 Zone. The one building 
type that is not permitted in the RS-6 Zone, the five-plex units, are located in the 
southwest corner of the development, at the furthest separation from the low density 
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neighborhood to the northeast. 

Based on this analysis, and as conditioned, Staff find that the visual elements of the 
proposed development will be compatible with surrounding development. 

4. NOISE ATTENUATION; 

No undue noise impacts are anticipated from the proposed development. Any noise 
originating from the proposed development is anticipated to be similar to noises heard 
within other residential areas of the City (e.g. lawn mowers, children playing, etc.). This 
criterion is met. 

5. ODORS AND EMISSIONS; 

No unusual odors or emissions are anticipated from the proposed development. This 
criterion is met. 

6. LIGHTING; 

Aaalicable Land Develoament Code Requirements: 

Section 4.2.80 -SITE AND STREET LIGHTING 

Pursuant to City Council Policy 91-9.04, "The City of CorvaNis is interested in well 
shielded, energy efficient street lighting sources that direct the light source downward 
where it is needed, not up or  sideways where i t  is wasted and causes glare, light trespass, 
and bright skies. " 

All developers shall submit a proposed lighting plan for approval that meets the functional 
security needs of the proposed land use without adversely affecting adjacent properties or 
the community. This criteria is satisfied upon compliance with the provisions listed below 
and shall be substantiated by the applicant's submittal of the necessary information to 
demonstrate compliance, such as information including but not limited to manufacturers' 
specifications: 

a. For safety purposes, lighting shall be provided in all areas designed to include 
pedestrian activities, such as streets, sidewalks, multi-use paths, parking lots, 
buildings, and plazas. 

b. With the exception of lighting for public streets, which is maintained by the City 
through a contract with an electric company, all other lighting used to illuminate 
streets, buildings, sidewalks, multi-use paths, parking lots, plazas, or the 
landscape, shall be evaluated during the plan review process associated with 
requests for permits. 

c. Site lighting that may be confused with warning, emergency, or traffic signals is 
prohibited. 

d. Light sources shall be concealed or shielded t o  the maximum extent feasible to 
minimize the potential for glare and unnecessary diffusion on adjacent property. 
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Compliance with this provision shall be demonstrated by ensuring that, when 
evaluated from a point four ft. above the ground, bulbs of light fixtures are not 
visible from adjacent property. 

e. All new Subdivision street lights and future street-light luminaire replacements 
within the existing street-light system shall be  flat-lens fully shielded luminaires. 

f. Standard placement of street lights shall be at intersections, in the middle of long 
blocks, and in dead end streets and long Cul-de-sacs. 

g. Background spaces such as parking lots shall be illuminated as unobtrusively as 
possible to meet the functional needs of safe circulation and of protecting people - .  . 
and property. Foreground spaces, such as building entrances and plaza seating 
areas, shall use local lighting that defines the space without glare. 

The applicant has submitted a site lighting plan for the proposed development that 
shows the ground illumination pattern for new private fixtures installed outside of 
buildings, around common green areas, and along the private alleys (Attachment M 
(Sheet M)). The applicant proposes 12-foot tall pedestrian-scale fixtures at the 
intersection of each alley with a public street and at the dead-end on Sorrel Place, 
within Tract 'C'. However, Public Works Staff have determined that these lights are not 
acceptable, and will require standard street lights in these locations (Condition 29). As 
noted on LDC 4.2.80.e, the new street lights shall have flat-lens fully shielded I- 

luminaires. All other exterior lights proposed for non-public areas shall comply with the 9 - - - 
applicable requirements of i D C  4.2.80 (Condition 14). As conditioned, ihis criterion is C 

met. s 
0 
E 
C 

7. SIGNAGE; o m - 
The applicant is proposing to install one monument sign immediately west of the 

2 
intersection of Conser Street and Jasper Street (see Attachment A). The applicant 
has not provided information regarding the size or exact location of the sign. The 
applicant states that permits for the sign will be obtained prior to installation to ensure 
consistency with the applicable standards from LDC Chapter 4.7 (Sign Code). Per the 
standards in LDC 4.7.90.01 .a, permanent monument signs are allowed where a site's 
primary frontage exceeds 100 feet. The Seavey Meadows site has more than 100 feet 
of frontage on Conser Street. To ensure compliance with all applicable Sign Code 
requirements, a condition of approval is recommended for the monument sign 
(Condition 15). As conditioned, this criterion is met. 

8. LANDSCAPING FOR BUFFERING AND SCREENING; 

Applicable Comprehensive Plan Policies: 

5.3.1 To increase the aesthetic qualities of the community and enjoy the engineering and 
ecological benefits of trees, the City shall require developers to plant appropriate 
numbers and varieties of trees with all new development. Such standards shall be 
maintained in the Land Development Code. 

5.3.3 The City shall encourage the use of large-canopy trees. 
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The ~rooosed develooment is consistent with Com~rehensive Plan Policies 5.3.1 and 
5.3.3. AS discussed below, the applicant has proposed planting an appropriate number 
and variety of trees within the development, as required by the Land Development 
Code. ~dd i t iona l l~ ,  the applicant has proposed planting large canopy trees in a number 
of areas where there is adequate space to support such a tree. 

A ~ ~ l i c a b l e  Land Development Code Requirements: 

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

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

1. Street Trees - 

a) Along streets, trees shall be planted in designated landscape 
parkway areas or within areas specified in a City-adopted street tree 
plan. Where there is no designated landscape parkway area, street 
trees shall be planted in yard areas adjacent i o  the sireet, except as 
allowed elsewhere by "d," below; 

b) Along all streets with planting strips in excess of six ft. wide and 
where power lines are located underground, a minimum of 80 
percent of the street trees shall be large canopy trees; 

C) Planting strips on Local Connector and Local Streets shall be 
planted with medium canopy trees; and 

d) If planting strips are not provided on Arterial, Collector, and 
Neighborhood Collector Streets, an equivalent number of the 
required large and required medium canopy trees shall be provided 
in other locations within common open space tracts on the site, or 
within the front yard setback areas of the parcels and lots adjacent 
to the street. Such plantings in-lieu-of street trees shall be in 
addition to the mitigation trees required in Section 4.12.60; 

2. Along alleys, trees shall be planted on the sides of the alleys at a minimum 
of one tree per lot; and the trees shall be located within 10 ft. of the alley; 

3. Along sidewalks and multi-use paths not located along streets, a minimum 
five R.-wide landscaping buffer is required on either side of the facility. 
Examples of sidewalks and multi-use paths not located along streets 
include pedestrian and bicycle connections between Cul-de-sacs or 
between residential areas and neighborhood centers, etc. Within these 
buffers, trees shall be planted at least every 30 ft., or as determined by the 
type of tree used. See Table 4.2-1 -Street Trees and Table 4.2-2 -Parking 
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Lot Trees; 

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

5. The distance between required trees shall be determined by the type of tree 
used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot Trees; 
and 

6. Trees in parking areas shall be dispersed throughout the lot to provide a 
canopy for shade and visual relief. 

Table 4.2-1 -Street Trees 

Medium-canopy trees: - Maximum 30 ft. on-center 
trees that normally reach spacing 
30-50 ft. in height within 
30 years 

Large-canopy trees: - Maximum 50 ft. on-center 
trees that normally reach 30-50 ft. spacing 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

Table 4.2-2 - Parking Lot Trees 

Medium-canopy trees: - Minimum one tree per eight cars 
trees that normally reach 30-50 ft. 
in height within 30 years 

Large-canopy trees: - Minimum one tree per 12 cars 
trees that normally reach 30-50 ft. 
in height within 30 years, but 
exceed 50 ft, in height at maturity 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

j. Alley standards shall be as follows - 
2. Additional Standards for Alleys Servinq Residential Use Tvpes - 

c) Street trees shall be provided on eitherside of the alley tract, outside the tract, 
at the rate of one tree per lot, consistent with Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting. Such street trees are also required in 
cases where the Director approves an exception to the requirement for the 
alley to be in a separate tract, for infill developments less than two acres in 
size; 

As a result of the proposed development, most of the existing curbside sidewalks along 
Jasper Street, Sorrel Place, and Conser Street will be reconstructed as separated 
sidewalks. A new 12-foot wide planting strip and five-foot wide sidewalk will be installed 
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along the south side of Conser Street, from the intersection at Jasper Street to the westerly 
site boundary. The curbside portion of sidewalk along Conser Street abutting the existing 
fourplex on the site is proposed to remain in place. The fourplex is not part of the 
proposed development, and reconstruction of a setback sidewalk in this area may conflict 
with existing landscaping and other improvements in that area. A six-foot wide planting 
strip and a five-foot wide sidewalk will be constructed along both sides of Jasper Street, 
as well as along the north side of Sorrel Place. The applicant's submitted landscape plans 
show those areas will be landscaped with a combination of turf and appropriate street trees 
at the spacing distances noted in Table 4.2.-1 of Section 4.2.30. Large canopy trees are 
proposed in the 12-foot-wide planting strip areas along Conser Street, while medium 
canopy trees are proposed along Jasper Street and Sorrel Place. In accordance with LDC 
Section 4.2.30.a.1, Parts (a) and (d), one large canopy tree will be planted behind the 
sidewalk along Conser Street that is adjacent to Building 10. The applicant discussed with 
Staff whether street trees should be planted along the south side of Sorrel Place. Fencing 
is a necessary design element in this area to prevent easy encroachment into the protected 
wetland area to the south of the street. Approximately 5 feet of the site would remain on 
the south side of the street, and it was determined that, with fencing and adjacent 
wetlands, it would be difficult to maintain street trees in this area without potential negative 
impacts to the adjacent wetland. Consequently, no street trees are proposed on the south 
side of Sorrel Place. 

Several pedestrian walkways extend throughout the development. Landscape buffers at 
least five feet wide parallel these paths. Submitted landscape plans showthat the requisite 
number of trees noted in LDC Section 4.2.30.a(3) will be planted along either side of the 
paths at the minimum spacing required, unless the pattern is interrupted by a building or 
other obstruction that would compromise the health of a tree at maturity. 

Two common parking areas are proposed as part of the private alleys that loop through the 
site. The westerly parking area includes planter islands that will contain medium and large 
canopy trees consistent with the requirements of LDC 4.2-2. However, in order to provide 
the minimum number of spaces required in the easterly parking area for the duplex and 
contemplated quad, or four-plex, dwellings, the applicant decided not to include parking lot 
trees in islands. Rather, the applicant proposes to plant medium and large canopy trees 
behind the adjacent pathway, where space allows. Three large canopy and two medium 
canopy trees are proposed adjacent to the parking area, in compliance with the parking lot 
tree requirements. 

Both of the proposed private alleys will be situated in separate tracts. Trees are shown 
along both of the proposed private alleys as they loop through either portion of the site. 
Consistent with LDC Section 4.0.60.j.2.c, at least one tree will be planted within each lot 
abutting the alleys, in an area adjacent to the alley. 

Although the applicant's submitted landscape plans generally demonstrate compliance with 
the standards discussed above, detailed landscape plans, as well as maintenance 
obligations, must be obtained in order to comply with the above LDC requirements. To 
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ensure compliance with these requirements, a condition of approval is recommended 
(Condition 4). 

Based on this analysis, and as conditioned, the applicant has demonstrated compliance 
with applicable street, alley, and parking lot tree requirements. 

Section 4.2.40 - BUFFER PLANTINGS 

Buffer plantings are used to reduce apparent building scale, provide a transition between 
contrasting architectural styles, and generally mitigate incompatible or undesirable views. 
They are used to soften rather than block viewing. Where required, a mix of plant materials 
shall be used to achieve the desired buffering effect. At minimum, this mix shall consist of 
trees, shrubs, and ground cover, and may also consist of existing vegetation, such as natural 
areas that will be preserved. 

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

Parking, Loading, and Vehicle Maneuvering Areas - 
a. Buffering is required for parking areas containing four or more spaces, 

loading areas, and vehicle maneuvering areas. Boundary plantings shall be 
usedto bufferthese usesfromadjacent properties and the public right-of-way. 
A minimum five-ft.-wide perimeter landscaping buffer shall be provided 
around parking areas; and a minimum 10 ft.-wide perimeter landscaping buffer 
shall be provided around trees. Additionally, where parking abuts this 
perimeter landscape buffer, either parking stops shall be used or planters 
shall be increased in width by 2.5 ft. On-site plantings shall be used between 
parking bays,aswell as between parking baysand vehi~lemaneuverin~areas. 
Low-lying ground cover and shrubs, balanced with vertical shrubs and trees. 
shall be used to buffer the view of these facilities. 

Decorative walls and fences may be used in conjunction with plantings, but 
may not be used alone to comply with buffering requirements. 

b. In addition to any pedestrian refuge areas, each landscaped island within and 
around parking lot areas shall - 
1. Include one or more shade canopy trees; 

2. Be a minimum length of eight ft. at its smallest dimension; 

3. Include at least 80 sq. ft. of ground area per tree to allow for root 
aeration; and 

4. Include raised concrete curbs around the perimeter. 

c. Connecting walkways through parking lots shall have one or more canopy 
shade tree per 40 linear ft. Driveways to or through parking lots shall have 
one or more canopy shade tree per40 linearft. on each side. These trees shall 
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be planted in landscape areas within five ft. of the walkways and driveways, 
respectively. 

The applicant's submitted landscape plans show buffer landscaping around parking areas 
for four or more vehicles, as required by the Code cited above. These landscaped areas 
are shown to contain shade trees and adequate soil area, and are of adequate size, per 
the above standards. However, detailed landscape plans are necessary to ensure thatthe 
specific types of landscaping proposed comply with the standards above, and a 
maintenance obligation is necessary to ensure that required landscaping will be maintain. 
To ensure compliance with these requirements, a condition of approval is recommended 
(Condition 4). 

The applicant proposes to install a densely planted landscape buffer in the area north of 
the three triplex buildings, which has been designated as the front yard for Lot 12. 
Although standards from LDC Chapter4.10 require these structures to be oriented toward 
Conser Street, the applicant would like to create a substantial visual separation between 
the street and these dwellings. Conser Street is designated as a Collector Street and 
designed to carry traffic at a volume that is less than optimal for fostering a quality 
residential setting for these units. When combined with the maximum allowed setback 
distance of 25 feet, the applicant states that the landscaping will create a sheltered area 
for residents to conduct outdoor activities without feeling exposed to the vehicular-oriented 
street environment. Although staff recommend that direct pedestrian connections be 
provided from the front of these units to the sidewalk along Conser Street (see Condition 
7), there is no LDC requirement that prohibits the planting of landscape buffers in front yard 
areas, so long as pedestrian access is provided through these areas. However, landscape 
screening limitations will restrict the height of any landscaped screen or fence in the 
required front yard areas of the triplexes (the first 10 feet) to three feet (see below). 

Section 4.2.50 -SCREENING (HEDGES, FENCES, WALLS, AND BERMS) 

4.2.50.01 - Height Limit 

The height of hedges, fences, walls, and berms shall be measured from the lowest adjoining 
finished grade, except where screening is required for parking, loading, storage, and similar 
areas. In these cases, height shall be measured from the finished grade of such 
improvements. Screening is not permitted within Vision Clearance Areas, as determined by 
the City Engineer. 

a. Hedges, fences, and walls shall not exceed three ft. in height within any 
required yard adjacent to a street or within the Through Lot easement area of 
a lot. See Through Lot in Chapter 1.6 - Definitions. See also Chapter 4.4 - 
Land Division Standards for additional Through Lot requirements. The 
Director may grant an exception to this provision under the following 
circumstances: 

1. Where required by the Planning Commission to meet screening 
requirements; 
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2. Where an applicant wishes t o  allow portions of a screen to encroach 
up to two ft. into an exterior side yard, excluding the front yard area. 
This type of encroachment pertains to a screen that is designed and 
constructed with off-sets to prevent visual monotony. In this 
situation, the hedge, fence, or wall shall not exceed five ft. in height 
and shall maintain Vision Clearance Area standards; or 

3. Where an applicant wishes to allow portions of a screen to encroach 
up to five ft. into a Through Lot easement area. This type of 
encroachment pertains to a screen that is designed and constructed 
with off-sets to prevent visual monotony. In thissituation, the hedge, 
fence, or wall shall maintain an  average setback of 20 ft. from the rear 
property line, shall not exceed five ft. in height, and shall maintain 
Vision Clearance Area standards. Gates are required in rear yard 
fences on Through Lots, since it remains the property owner's 
responsibility to maintain the area outside the fence. In Multi-dwelling 
developments or Planned Developments and Subdivisions, a 20 ft.- 
wide planting area shall be established between the sidewalk and the 
fence. The planting area shall be designed to minimize maintenance 
and to ensure that coniferous trees are planted at least 15 ft. from the 
sidewalk. 

b. Notwithstanding the height restrictions outlined in "a," above, the height of 
solid fences and walls shall be limited to a maximum of four ft. along the 
boundaries of sidewalks and multi-use paths that are not adjacent or parallel p3 

tostreets. Examples of such situations includesidewalks and multi-use paths ? - - 
adjacent to pedestrian and bicycle connections between Cul-de-sacs or - 

* 
between residential areas and neighborhood centers, etc. The limitation on c 
these solid forms of screening is intended to increase visibility and public 
safety. Portions of fences above four ft. in height are allowed, when they are 

z 
.c 

designed and constructed of materials that are open a minimum of 50 percent. 0 m 
Fence and wall heights shall be measured from the grade of the sidewalk or C 

multi-use path. Fences and walls along sidewalks and multi-use paths shall 2 
be located outside of any associated rights-of-way andlor easement areas. 

c. Hedges, fences, and walls may exceed three ft, in rear and interior side yards, 
except when these yards abut a sidewalk or multi-use path, in which case 
provisions in "b," above, apply. Fences and walls over six ft. high require 
Building Permit approval prior to construction. 

d. Earthen berms up to six A. in height may be used to comply with screening 
requirements. The slope of a berm may not exceed 3:l. The faces of a berm's 
slope shall be planted with ground cover, shrubs, and trees. 

e. Long expanses of fences and walls shall be designed to prevent visual 
monotony through the use of off-sets, changes of materials and textures, or 
landscaping. 

4.2.50.02 - Sewice Facilities and Outdoor Storage Areas 

Trash dumpsters, gas meters, ground-level air conditioning units and other mechanical 
equipment, o the rse~ ice fa~ i l i t i e~ ,  and outdoorstorage areasshall beappropriately screened 
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with a fence, wall, or plantings, consistent with the landscape screening provisions in this 
Section. When located adjacent to a residential zone, outdoor components associated with 
heat pumps, ground-level air conditioning units and similar kinds of equipment that create 
noise shall not be placed within any required setback area. Additionally, if such equipment 
is located adjacent to a residential zone and between five - 10 ft. of a property line, it shall be 
screened with a solid fence or wall at least one ft. higher than the equipment. When such 
equipment is located adjacent to a residential zone and outside a required setback line, and 
is greater than 10 ft. from a property line, standard screening requirements in this Section 
shall apply. 

Fences are proposed to be installed in various portions of the site. To create privacy for 
the residents of the single family detached homes, the applicant requests the option of 
installing a six-foot tall privacy fence along the rear lot line of Lots 1 through 7.  Where the 
fence passes between the rear of unit 12 and the adjacent walkway, the height of the fence 
would be limited to four feet, as required by Section 4.2.50.01(b). Side yard fences might 
also be used on both sides of units 12 through 18. The other fence proposed will extend 
along the perimeter of the site and through the landscaped area north of the three triplex 
buildings. This ornamental split-rail fence will be a maximum of four feet tall and simply 
serve to denote the boundaries of the development and not function as a screen. 
Landscaping is proposed along all fences to prevent a monotonous appearance. To 
ensure compliance with LDC 4.2.50.01.a, a condition of approval is recommended to limit 
hedges and'fences within any required yard area, such ;ithe front yards of Lot 12, from 
exceeding three feet in height (Condition 4). 

Three common trash enclosures are proposed to occupy the site; two in the westerly 
private alley and one along the easterly private alley. Fencing andlor landscaping will be 
used to screen these facilities, as required by Section 4.2.50.02. Condition 8 will ensure 
this standard is met. 

As conditioned, the proposed development will comply with applicable landscaping 
requirements. 

9. TRANSPORTATION FACILITIES; 

This topic is discussed in detail in the Circulation portion of this staff report. Findings and 
conclusions from that discussion are incorporated by reference as findings and conclusions 
under the above criterion. 

10. TRAFFIC AND OFF-SITE PARKING IMPACTS; 

Traffic 

Applicable Com~rehensive Plan Policy: 

11.3.9 Adequatecapacity should be provided and maintained on arterial and collectorstreets 
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to accommodate intersection level-of-service (LOS) standards and to avoid traffic 
diversion to local streets. The level-of-service standards shall be: LOS "D" or better 
during morning and evening peak hours of operation for all streets intersecting with 
arterial or collector streets, and LOS "C" for al l other times of day. Where level-of- 
service standards are not being met, the City shall develop a plan for meeting the LOS 
standards that evaluates transportation demand management and system 
management opportunities fordelaying or reducing the need forstreetwidening. The 
plan should attempt to avoid the degradation of travel modes other than the single- 
occupant vehicle. 

The applicant conducted a traffic impact analysis (TIA) for the proposed residential 
development. The TIA finds that the proposed Seavey Meadows development can be 
developed while maintaining acceptable levels of service for the surrounding transportation 
system. No operational deficiencies are identified in the build-out year, with orwithout site 
generated trips. Staff concur with the findings of the TIA. The findings of the TIA and 
Staffs analysis of traffic impacts are discussed in more detail later, in the Circulation 
section of this staff report. Findings from that discussion are incorporated by reference as 
findings under the above criterion. Staff find that traffic impacts from the proposed 
development will be within acceptable levels, consistent with Land Development Code 
requirements and Comprehensive Plan Policy 11.3.9. 

Off-Site Parkinq Impacts 
E 

Applicable Comprehensive Plan Policies: 
s - 
0 

7.5.5 The City shall attempt to limit unnecessary increases in  the percentage of Corvallis' .W m 
impervious surfaces. 3 

11.4.1 The City shall manage on-street parking to permit the safe and efficient operation of 
the transportation system. 

11.4.3 All traffic generators shall provide adequate parking. 

11.4.7 The City shall investigate opportunities for reducing minimum off-street parking 
requirements in areas with adequate on-street or area parking facilities. Factors such 
as good transit and pedestrian access should be considered. 

Applicable Land Development Code Criteria: 

Section 4.1.20 - GENERAL PROVISIONS 

1. Location of Required Parking - 
1. Vehicles 

a) Vehicle parking shall be located consistent with Chapter 4.10 - 
Pedestrian Oriented Design Standards, such that it does not 
separate buildings from streets except for driveway parking 

Seavey Meadows (PLD08-00001, SUB08-00001) Page 75 of 113 



associated with single-family development. An exception may also 
be granted for up to two parking spaces per dwelling unit for 
Duplexes and Triplexes, provided that these spaces are within 
driveway areas designed to serve individual units in the Duplexes 
and Triplexes, consistent with Figure 4.10-15 - Driveway Exception 
for Duplexes and Triplexes. Parking to the side of buildings is 
allowed in limited situations, as  outlined in Chapter 4.10 - 
Pedestrian Oriented Design Standards. 

b) Vehicle parking required for Residential Uses in accordance with 
RS-1, RS-3.5, RS-5, RS-6, RS-9, RS-SU, RS-12, and RS-12U Zone 
provisions shall be provided o n  the development site of the primary 
structure. Except where permitted by sections 4.1.30.g.4 and 
4.1.50.02 below, required parking for all other Use Types in other 
zones, as well as Residential Uses developed in accordance with 
RS-20 and MUR provisions, shall be provided on the same site as 
the Use or upon abutting property. Street right-of-way shall be 
excepted when determining contiguity, except on Arterial, Collector, 
and Neighborhood Collector Streets, where a controlled 
intersection is not within 100 ft. of the subject property. 

2. Bicvcles -Bicycle parking required for all Use Types in all zones shall be 
provided on the development site in accordance with Section 4.1.70, below. 

k. Unassigned Parking in Residential Zones - 
1. Vehicles - Multi-dwelling units with more than 10 required vehicle parking 

spaces shall provide unassigned parking. The unassigned parking shall 
consist of at least 15 percent of the total required parking spaces and be 
located such that they are available for shared use by all occupants within 
the development. 

2. Bicycles - Multi-dwelling units with more than 10 required bicycle parking 
spaces shall provide bicycle shared parking. The shared parking shall 
consist of at least 15 percent of the total required parking spaces, to be 
located such that they are available for shared use by all occupants within 
the development. 

4. Parking Reduction Allowed - 
1. A reduction of up to 10 percent of required vehicle parking may be allowed 

if a transit stop, developed consistent with Cowallis Transit System 
guidelines and standards, is located on-site or within 300 ft. 

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS 

Minimum parking requirements for Use Types in all areas of the City, with the exception of 
the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections 
4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB) 
Zone are described in Section 4.1.30.9. 

a. Residential Uses Per Building Type - 
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1. Sinale Detached and Sinqle Attached -Zero Lot Line, and Manufactured 
Homes- 

a) Vehicles - Two spaces per dwelling unit. 

b) Bicvcles - None required. 

2. Duplex, Attached, and Multi-dwellinq - 

a) Vehicles 

1) Studio or Efficiency Unit One space per unit. 
2) One-bedroom Unit One space per unit. 
3) Two-bedroom Unit 1.5 spaces per unit. 
4)  Three-bedroom Unit 2.5 spaces per unit. 

b)  Bicvcles 

1) Studio or Efficiency Unit One space per unit. 
2) One-bedroom Unit One space per unit. 
3) Two-bedroom Unit 1.5 spaces per unit. 
4) Three-bedroom Unit Two spaces per unit. I- 

b. Civic Use Types - 9 - - - - - 
s 

Unless noted otherwise, number of spaces refers to  vehicle parking requirements, and the 
number of spaces for bicycle parking shall be 10 percent of required vehicle parking or two i 

.c bicycle spaces, whichever is greater. However, where fewer than three vehicle spaces are o 
required, then only one bicycle parking space shaN be required. m 

2. Communitv Recreation Buildinas -One space per 200 sq. ft. of gross floor 
2 

area. 

The applicant has requested to vary from the requirement in LDC Section 4.1.20.j.l.b, 
which states that required parking for development in the RS-12 Zone must be located 
on the same development site is the primary use. Although it could be argued that the 
entire Seavey Meadows area constitutes the development site, typically, vehicle parking 
is located on the same lot as the primary use. In most areas of the development, this is 
the case. However, in a few locations, (three spaces serving the triplexes that would be 
located on a public street, nine spaces serving the community building that would be 
located on a public street, and two or three spaces serving the duplex buildings that 
would be provided on an adjacent lot) the applicant has requested to be allowed to vary 
from this standard. Staff support the requested variations for reasons explained earlier 
in the Compensating Benefits portion of this staff report. Findings from that discussion 
are incorporated by reference as findings under the above criterion. In all other cases, 
required parking is located on the same lot as the development it serves. Most of the 
parking required to serve the triplex units is located within, or in front of, a single car 
garage in each unit. Required parking for the five-plex units is located to the north of 
the units, in the portion of Lot 11 that abuts the private alley. Required parking for the 
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quads or fourplexes is located to the west of the units, in the portion of Lot 10 that abuts 
the private alley. Required parking for the detached single family homes on the site is 
provided within, or in front of, the single car garage within each unit. 

As noted, the single family detached and triplex units rely on tandem parking, with one 
space within a garage and one space in front of that garage. Development Services 
Staff recently issued an Update to the City's Off-Street Parking and Access Standards 
that clarifies situations in which tandem parking is allowed (Attachment K). The 
Update states that tandem parking is allowed for the following residential building types: 
Single Detached, Single Detached (Zero Lot Line), Duplex, Single Attached (Zero Lot 
Line), Attached (no more than three dwelling units), and Manufactured Homes. As 
proposed, Lot 12 contains 9 attached dwelling units. In this configuration, tandem 
parking would not be allowed. To remedy this situation, a condition of approval is 
recommended to require each of the attached triplex units to be located on a separate 
lot (Condition 16). Staff have determined that it is possible to divide Lot 12 into three 
lots, in compliance with applicable platting standards. In this configuration, the triplexes 
would comply with the standard, and tandem parking would be allowed. Alternatively, 
the Planning Commission could allow a variation to the tandem parking rule for the 
triplex units, without changing the lotting pattern. 

The original Conceptual and Detailed Development Plan for Seavy Meadows (PD 82-5, 
Attachment G) requires two on-site parking spaces for each dwelling unit, as well as 
0.38 off-site parking spaces per unit for guest parking. This was described as "an 
experiment" in the decision, but it remains the applicable parking requirement for the 
existing fourplex building on the site. The fourplex is provided with two on-site parking 
spaces per unit, as required. Based on the referenced condition, an additional 2 guest 
parking spaces should be available to serve the fourplex (4 X 0.38 = 1.52 spaces). As 
proposed, on-street parking would be available on the west side of Jasper Street. 
There is approximately 60 feet of on-street parking to the east of the triplex buildings 
and approximately 110 feet of on-street parking to the east of the five-plexes and 
community building. These two areas provide space for seven on-street parking areas. 
Consequently, with the previously calculated 22 on-street parking spaces on the north 
side of Sorrel Place, the approximate total amount of on-street parking estimated to 
serve the development is 29 spaces. Allowing three spaces for the triplex, up to nine 
spaces for the community building, and two spaces for guest parking for the existing 
fourplex, fifteen on-street spaces remain available to serve overflow parking needs 
within the development. As noted previously, allowing some on-street spaces to count 
toward required parking is consistent with Comprehensive Plan Policy 7.5.5, which calls 
for a reduction in impervious surface areas, such as on-site parking spaces, on 
development sites. The requested on-street parking is also consistent with Policy 
11.4.7, which calls for the City to explore, "opportunities for reducing minimum off-street 
parking requirements in areas with adequate on-street or area parking facilities." The 
policy notes that factors such as good transit and pedestrian access should be 
considered. The development is served by an existing transit stop and is also served 
by an internal pedestrian circulation system that will make it easy for residents to walk 
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to the community building rather than drive their cars. Based on this analysis, Staff find 
that the parking requirements of the existing fourplex are met, while allowing a sufficient 
amount of on-street "overflow" parking to remain available on the site. 

Vehicle Parking 

The following tables illustrate vehicle parking requirements for the proposed 
development. Table 4 illustrates the requirement if the senior quads are built, and 
Table 5 illustrates the requirement if fourplexes are built. 

Unit Type 

Single Family 
Detached 

Duplex (2 
bedroom) 

Senior Quad (1 
bedroom) 

Triplex (3 
bedroom) 

Number of Parking Demand 
Units,Square Ratio 

Footage 

2 spaces per 
dwellina 

1.5 spaces per unit I 
1 space per unit I 8 

2.5 spaces per unit I 

Quads 

Spaces Provided 

22.5 - 10% = 21 (3 on street) 
20.25* 

I Five-plex I 1 space per unit 6 
I1 bedroom) I 

I Five-plex I 1.5 spaces per unit 
(2 bedroom) 1 9 1  13.5 / 71 
Community 1 space 1200 sq. ft. 1,700 sq. ft. 9 9 (on street) 
Building 

TOTAL 77 78 
(2 on street, 76 on 

NOTE: * Relies on I0  percent reduction due to proximity ofpublic transit services on Conser Street, 
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Table 5 - Required Vehicular Parking with Four-plexes 

Unit Type 

Single Family 
Detached 

Duplex (2 
bedroom) 

Four-plex (3 
bedroom) 

Triplex (3 
bedroom) 

2 spaces per 7 14 14 
dwelling 

1.5 spaces per unit 4 6 6 

2.5 spaces per unit 8 1 20-10%=18* 18 

2.5 spaces per unit 9 22.5 - 10% = 21 (3 on street) 
20.25" 

I t 

Five-plex 1 space per unit 6 6 6 
(1 bedroom) 

I Five-plex I 1.5 spaces per unit I 9 I 13.5 ( 
(2 bedroom) 

NOTE: * Relies on 110 percent reduction due to proximity ofpublic transit services on Conser Streel. 

Based on the calculations shown, if the senior quad buildings are built, there will be 
ample on-site parking provided with the need for only two on-street spaces to serve the 
development. The fourplex option represents the "worst-case" scenario. If that option 
is constructed, an adequate amount of on-site and on-street parking will be available to 
serve the development, as has been previously discussed. As varied through the 
Planned Development, and as conditioned, the vehicle parking needs of the proposed 
development will be met. 

Bicvcle Parking 

The following tables illustrate bicycle parking requirements for the proposed 
development. Table 6 illustrates the requirement if the senior quads are built, and 
Table 7 illustrates the requirement if fourplexes are built. 
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Table 6 - Required Bicycle Parking with Senior Quads 

Spaces Provided 

2 spaces per unit 18 (wlin garages) 

1.5 spaces per unit 

1.5 spaces per u 

I Four-plex (3 I 2 spaces per unit 
bedroom) 

Triplex (3 
bedroom) 
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Five-plex 
(1 bedroom) 

2 spaces per unit 

1 space per unit 

9 

6 

18 18 (wlin garages) 

6 6 



As can be seen from the above tables, adequate bicycle parking will be provided to 
serve the proposed development under either development scenario. In some cases, 
required bicycle parking is dependent upon proposed building designs, which may be 
subject to change. Some of the required bicycle parking to serve units within the five- 
plex would be located in external storage closets that are designed as part of some of 
the dwelling units. To ensure that bicycle parking requirements are met if building 
designs change, a condition of approval is recommended (Condition 13). All required 
bicycle spaces comply with the covering, dimensional, and locational requirements for 
bicycle parking in the LDC. As conditioned, bicycle parking requirements are met. 

11. UTILITY INFRASTRUCTURE; 

This topic is discussed in detail in the Public Services and Utilities portion of this staff 
report. Findings and conclusions from that discussion are incorporated by reference as 
findings and conclusions under the above criterion. 

12. EFFECTS ON AIR AND WATER QUALITY (NOTE: A DEQ 
PERMIT IS NOT SUFFICIENT TO MEET THIS CRITERION); 

Although the development site is surrounded by significant wetlands, stormwater from 
the development site will be treated and directed into a public piped stormwater system 
that will avoid directing stormwater from the development site into the adjacent 
wetlands. Additional discussion regarding stormwater management and treatment can 
be found in the Public Services and Utilities portion of this staff report. Findings from 
that discussion are incorporated by reference as findings under the above criterion. 
Development of the site will be required to comply with erosion control standards, which 
are addressed through the grading and excavation and erosion control permitting 
processes. No significant impacts to water quality are anticipated from the proposed 
development. 

Air emissions are monitored by the Oregon Department of Environmental Quality 
(DEQ). The DEQ indicates that the City of Corvallis airshed is in compliance with all 
Federal and State air quality regulations. No significant air or water quality impacts are 
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expected as a result of this proposed development 

Based on the preceding analysis, this criterion is met 

13. DESIGN EQUAL TO OR IN EXCESS OF THE TYPES OF 
IMPROVEMENTS REQUIRED BY THE STANDARDS IN 
CHAPTER 4.10 - PEDESTRIAN ORIENTED DESIGN 
STANDARDS3; AND 

As discussed in the section of this staff report regarding compliance with Pedestrian 
Oriented Design Standards, and as conditioned, the proposed development will provide 
a design equal to or in excess of the PODS standards. Where variations from POD 
standards have been requested, compensating benefits will be provided due to the 
alternative designs, as allowed through the Planned Development process. Findings 
from that discussion are incorporated by reference as findings under the above 
criterion. This criterion is met. 

14. PRESERVATION AND/OR PROTECTION OF SIGNIFICANT m 
9 

NATURAL FEATURES, CONSISTENT WlTH CHAPTER 4.2 - - - - 
LANDSCAPING, BUFFERING, SCREENING, AND LIGHTING, ,- 

c 
CHAPTER 4.5 - NATURAL HAZARD AND HILLSIDE 
DEVELOPMENT PROVISIONS. CHAPTER 4.11 - MINIMUM 

E 
-5 " 

ASSURED DEVELOPMENT AREA (MADA), Chapter 4.12 - m 

SIGNIFICANT VEGETATION PROTECTION PROVISIONS. AND 3 
CHAPTER 4.13 - RIPARIAN CORRIDOR AND WETLAND 
PROVISIONS. STREETS SHALL ALSO BE DESiGNED ALONG 
CONTOURS, AND STRUCTURES SHALL BE DESIGNED TO FIT 
THE TOPOGRAPHY OF THE SlTE TO ENSURE COMPLIANCE 
WlTH THESE CODE STANDARDS. 

Compliance with these standards is addressed in detail in Section B of this staff report. 
Findings from that discussion are incorporated by reference as findings under the 
above criterion. This criterion is met. 

b. NATURAL RESOURCES AND NATURAL HAZARDS FACTORS - 
I. ANY PROPOSED VARIATION FROM A STANDARD WITHIN 

CHAPTER 4.5 - NATURAL HAZARD AND HILLSIDE 
DEVELOPMENT PROVISIONS, CHAPTER 4.1 1 - MINIMUM 
ASSURED DEVELOPMENT AREA (MADA), Chapter 4.12 - 

3 
Redevelopment and reconsrruct~on of bu~la~ngs in existence and perln~tted in zon ng prior lo 
Iecetnber 31 2006 are allowed wrsuanl lo the reaJlremenls of Sectlon 4 10 70 01 - ADD cab I tv . . , . 
of Chapter 4.10 - Pedestrian oriented Design standards. 
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SIGNIFICANT VEGETATION PROTECTION PROVISIONS, OR 
CHAPTER 4.13 - RIPARIAN CORRIDOR AND WETLAND 
PROVISIONS SHALL PROVIDE PROTECTIONS EQUAL TO OR 
BETTER THAN THE SPECIFIC STANDARD REQUESTED FOR 
VARIATION; AND 

2. ANY PROPOSED VARIATION FROM A STANDARD WITHIN 
CHAPTER 4.5 - NATURAL HAZARD AND HILLSIDE 
DEVELOPMENT PROVISIONS, CHAPTER 4.1 1 - MINIMUM 
ASSURED DEVELOPMENT AREA (MADA), Chapter 4.12 - 
SIGNIFICANT VEGETATION PROTECTION PROVISIONS, OR 
CHAPTER 4.13 - RIPARIAN CORRIDOR AND WETLAND 
PROVISIONS SHALL INVOLVE AN ALTERNATIVE LOCATED 
ON THE SAME DEVELOPMENT SITE WHERE THE SPECIFIC 
STANDARD APPLIES. 

No variations to the standards within Chapters 4.5, 4.1 1, 4.12, or 4.13 of the Land 
Development Code have been requested. This criterion is not applicable. 

Conclusion reaardincr Com~atibility 

The proposed development, as conditioned, will comply with all development standards 
of the Medium-High Density Residential zone, including the Pedestrian Oriented Design 
Standards, with the exception of specific variations from standards allowed through the 
Planned Development process. As conditioned, the proposed development will not 
create compatibility conflicts, as required by LDC Section 2.5.40.04. The proposed 
development is consistent with applicable Comprehensive Plan Policies. 

D. CIRCULATION 

The following discussion addresses criteria related to vehicles, bicycles, pedestrians 
and transit. 

Vehicular Circulation: 

Applicable Comprehensive Plan Policies 

11.2.1 The transportation system shall be planned and developed in a manner which 
contributes to community livability, recognizes and respects the characteristics of 
natural features, and minimizes the negative effects on abutting land uses. 

11.2.2 The transportation system shall be managed to reduce existing traffic congestion 
and facilitate the safe, efficient movement of people and commodities within the 
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community. 

11.3.9 Adequate capacity should be provided and maintained on arterial and collector 
streets to accommodate intersection level-of-service (LOS) standards and to avoid 
traffic diversion to local streets. The level-of-service standards shall be: LOS "D" 
or better during morning and evening peak hours of operation for all streets 
intersecting with arterial or collector streets, and LOS "C" for all other times of day. 
Where level-of-service standards are not being met, the City shall develop a plan 
for meeting the LOS standards that evaluates transportation demand management 
and system management opportunities for delaying or reducing the need for street 
widening. The plan should attempt to avoid the degradation of travel modes other 
than the single-occupant vehicle. 

Applicable Land Development Code Criteria: 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

a. Traffic evaluations shall be required of all development proposals in 
accordance with the following: 
1. Any proposal generating 30 or more trips per hour shall include Level of 

Service (LOS) analyses for the affected intersections. A Traffic Impact 
Analysis (TIA) is required, if required by the City Engineer. The TIA shall be ~n 
prepared by a registered professional engineer. The City Engineer shall ‘? - - 
define the scope of the traffic impact study based on established proced 

- 
c. 

u res . s 
a, 
s 
L 

The TIA shall be submitted for review to the City Engineer. The proposed c 
0 

TIA shall reflect the magnitude of the project in accordance with accepted m 
traffic engineering practices. The appiicant shall complete the evaluation 
and present the results with an overail site development proposal. 

2 

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

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

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

8. Right-of-way and improvement widths shall be as specified in the 
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Transportation Plan and Table 4.0-1 - Street Functional Classification 
System. 

Section 4.0.100 -LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

N E  Conser Street 

NE Conser Street is designated as a collector street. Per the LDC Table 4.0-I-Street 
Functional Class System, collector streets require a 68 ft ROW. The ROW should 
accommodate 11 ft travel lanes, 6 ft bike lanes, 12 ft planter strips, and 5 ft setback 
sidewalks. The existing conditions for NE Conser Street are a ROW of 50 ft and a 
roadway with 12 ft travel lanes, 5 ft bike lanes, 5 ft curbside sidewalks, and no planting 
strips. Although the bike lanes are not standard, they meet the minimum safety 
requirement listed in LDC Table 4.0-I-Street Functional Class System, Footnote 3, and 
the total roadway width matches the LDC requirements. The applicant has proposed to 
remove the existing curbside sidewalk along the south side of NE Conser Street and 
install 12 ft landscape strips and a 5 ft setback sidewalk. Because the City currently 
owns this land, no additional right-of-way dedication is required. The property along the 
north side of NE Conser Street is not proposed to be developed and has Locally 
Protected Wetlands mapped over a significant portion of the site. No landscape strip or 
sidewalk improvements are proposed or required in this location. 

Prior to the final plat, required public and franchise utility improvements should be 
installed or secured in accordance with the provisions of Section 2.4.40.08. Public 
improvements include, but are not limited to, 12 ft landscape strips and 5 ft setback 
sidewalks. The final plat shall show additional ROW along the NE Conser Street ROW 
frontage in order to achieve a total of 34 ft from the original ROW centerline (Condition 
18).  

NE Jasper Street 

NE Jasper Street is designated as a local street. Per the LDC Table 4.0-I-Street 
Functional Class System, local streets require a 50 ft ROW. The ROW should 
accommodate a 28 ft roadway, 6 ft landscape strips and 5 ft setback sidewalks. The 
existing conditions for NE Jasper Street are a 28 ft roadway, no landscape strips, and 4 
ft curbside sidewalks. The applicant has proposed to remove the existing sidewalks 
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and install 6 ft landscape strips and 5 ft setback sidewalks. 

Prior to the final plat, required public and franchise utility improvements should be 
installed or secured in accordance with the provisions of Section 2.4.40.08. Public 
improvements include, but are not limited to, 6 ft landscape strips and 5 ft setback 
sidewalks. The final plat shall show additional ROW along the NE Jasper Street ROW 
frontage in order to achieve a minimum total of 50 ft of ROW (Condition 19). 

NE Sorrel Place 

NE Sorrel Place is designated as a local street. Per the LDC Table 4.0-I-Street 
Functional Class System, local streets require a 50 ft ROW. The ROW should 
accommodate a 28 ft roadway, 6 ft landscape strips and 5 ft setback sidewalks. The 
existing conditions for NE Sorrel Place are a 28 ft roadway, no landscape strips, and 4 
ft curbside sidewalk along the north side. The applicant has proposed to remove the 
existing sidewalk and install a 6 ft landscape strip and 5 ft setback sidewalk along the 
north side. The south side of NE Sorrel Place is not proposed to be developed and has 
Locally Protected Wetlands mapped over its entirety. No landscape strip or sidewalk 
improvements are proposed or required in this location. r- w - - - 
Prior to the final plat, required public and franchise utility improvements should be .- 
installed or secured in accordance with the provisions of Section 2.4.40.08. Public s 

improvements include, but are not limited to, 6 ft landscape strip and 5 ft setback .c g 
sidewalk along the north side of NE Sorrel Place. The final plat shall show additional o m 
ROW along the NE Sorrel Place ROW frontage in order to achieve a minimum total of 
25 ft from the original ROW centerline (Condition 20). 2 

Private Alleys 

Internal vehicular circulation of the site is proposed via 2 private alleys. The alleys are 
proposed to be 24 ft wide with 90" parking along one side. As proposed and shown on 
the Tentative Plat, the alleys will be placed in separate tracts. Prior to the issuance of 
building permits, the developer should construct the private alley improvements. The 
alleys should be built to City standards as outlined in LDC 4.0.60.j (Condition 21). 

The proposed westerly alley is more than the maximum 350 ft allowed under LDC 
4.0.60.j.2.b. This is due to the existing development pattern and locations of NE Jasper 
Street and NE Sorrel Place. The applicant states this is to decrease the total amount of 
impervious paving area and to maximize the size of the common green space. It 
should also be noted that all access to dwellings are within 350 ft from either 
connection of the alley to a public street. Staff support the requested variation. 

The applicants state the proposed alley alignments do not meet the requirements of 
LDC 4.0.60.k.5, however, this standard does not apply to alleys, it is intended for 
separation of local street intersections. 
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Trip Generation 

A trip generation and Traffic Impact Analysis (TIA) was conducted for the proposed 
development in May of 2007. An addendum was produced on February 25,2008 that 
updates the report with the currently proposed mix of housing types. The trip 
generation rates for development are based on standards established by the Institute of 
Transportation Engineers and are published in the ITE Trio Generation Manual. 7th 
Edition. One "trip" is defined as a vehicle leaving from or arriving to the development. 

ITE land use codes of Single Family Detached (210), Apartment (220), Residential 
Condominium~~ownhouse (230), and Senior Adult Housing (252) were used in the 
studies. The maximum peak hour generation from either the revised development 
scenario or the alternate development scenario would produce 54 PM peak hour trips. 
The City of Corvallis typically defines an impact as 30 or more peak hour trips to a 
single intersection. Because the calculated peak hour trip total is higher than the City's 
threshold, a trip distribution analysis was conducted and a Level Of Service (LOS) 
analysis was conducted at four intersections that would be impacted by this 
development. They are the intersections of NE Conser Street with NE Jasper Street, 
NE Seavy Avenue, and NE Walnut Boulevard, along with the intersection of NE Walnut 
Boulevard with NE Circle Boulevard. The analysis determined that none of the affected 
intersections will fall below their existing LOS. No mitigation is required due to traffic 
impacts. 

Conclusion on Vehicular Circulation 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 
and Land Development Code requirements. The existing public vehicular circulation 
network can accommodate the proposed development consistent with applicable City 
criteria. 

BicvclelPedestrian Circulation: 

Applicable Comprehensive Plan Policies 

11 3 . 2  Bikeways shall provide safe, efficient corridors which encourage bicycle use. Bicycle use 
of major streets shall be considered as improvements are made to major transportation 
corridors. 

Applicable Land Development Code Criteria 

Section 4.0.30 - PEDESTRIAN REQUIREMENTS 

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

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

d. To provide for orderly development of an effective pedestrian network, pedestrian 
facilities installed concurrently with development of a site shall be extended 
through the site to the edge of adjacent property(ies). 

f. Prior to development, applicants shall perform a site inspection and identify any 
Contractor SidewalWstreet Stamps in existing sidewalks that will be impacted by 
the development. If such a Contractor SidewalWstreet Stamp exists, it shall either 
be left in its current state as part of the existing sidewalk, or incorporated into the 
new sidewalk for the development site, as close as possible to the original location 
and orientation. 

Section 4.0.40 - BICYCLE REQUIREMENTS 
0) 

b. Safe and Convenient Bicycle Facilities - Safe and convenient bicycle facilities that - ? - 
minimize travel distance to the greatest extent practicable shall be provided in - 

C 

conjunction with new development within and between new Subdivisions, Planned s 
Developments, commercial developments, industrial areas, residential areas, 
transit stops, and neighborhood activity centers such as schools and parks, as 

i$ 
r 

follows: 0 
m 
5 

1. For the purposes of this Section, safe and convenient means bicycle 
4 

facilities that are free from hazards and provide a direct route of travel 
between destinations. 

NE Conser Street is designated as a collector street according to the Transportation 
Plan. LDC table 4.0-1- Street Functional Classification System, specifies 6 ft bike 
lanes, but Footnote 3 of the same table lists 5 ft as the minimum safe width. The 
existing bike lanes are 5 ft in width and the overall roadway width matches the minimum 
width required for a City standard collector street. NE Jasper Street and NE Sorrel 
Place are local streets according to the Transportation Plan. LDC table 4.0-1- Street 
Functional Classification System, specifies that bikes and vehicles are to share the 
roadway. No additional bicycle facilities will be required with this development. 

As outlined in the Circulation section, the existing sidewalks are currently curbside 
within and fronting the development. LDC table 4.0-1 - Street Functional Classification 
System, specifies 12 ft setback sidewalks adjacent to collector streets and 6 ft setback 
sidewalks adjacent to local streets. 

Setback sidewalks and planter strips are City standards and components of safe public 
sidewalks that are taken into consideration when determining serviceability. The 
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applicant benefits from these neighborhood street improvements in the form of; 

An enhanced aesthetic experience for pedestrians as the separation from 
motor vehicle traffic decreases road noise, prevents water from the 
roadway being splashed on pedestrians and provides an enhanced sense 
of security. 
An enhanced environment for wheelchair users as the sidewalk can be 
kept at a constant slope with the steeper slopes for driveway approaches 
built into the planting strip. 
An area for street trees, sign posts, utility and signal poles, mailboxes, fire 
hydrants, etc. 
Mature street trees may reduce vehicle speed. 
When wide enough, a place for a motor vehicle to wait out of the stream 
of traffic while yielding to a pedestrian crossing a driveway. 
A break in hard surfacing with added pervious area. 

With an exception, the applicant has proposed constructing 12 ft planting strips and 5 ft 
setback sidewalks, concurrent with development, along all public street frontages. The 
one exception is along NE Conser Street, east of the intersection with NE Jasper 
Street. This section already has a 4-plex developed along the frontage, and further 
east, the area has been delineated to contain wetlands. The sidewalk is proposed to 
remain curbside along this portion of the frontage. 

The applicant has also proposed an on-site pedestrian network to serve the proposed 
development. As discussed in the PODS section, the pedestrian paths comply with 
PODS standards. However, the design of the proposed pedestrian sidewalk on the 
north and west side of the easterly private alley (adjacent to the existing fourplex) 
creates potential conflicts between pedestrians and vehicles backing out of garages, 
where vision clearance is very limited. As proposed, the sidewalk would be 
approximately one foot from the edge of one of the existing garages, leaving very little 
ability for a driver backing out of the garage to look for pedestrians. This private 
sidewalk is not required and is not currently present on the fourplex site. To avoid 
creating a potential conflict, a condition of approval is recommended to eliminate this 
sidewalk from the proposed site design (Condition 22). 

Conclusion on BicvclelPedestrian Circulation 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 
and Land Development Code requirements. The existing public bicyclelpedestrian 
network can accommodate the proposed development consistent with applicable City 
criteria. 
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Transit 

Applicable Comprehensive Plan Policies: 

11.7.1 An improved public transportation system within the Urban Growth Boundary should be 
established to improve the livability of the community, to reduce pollution and traffic, and 
to reduce energy consumption. 

Corvallis Transit System (CTS) Route 7 currently provides east bound service to NE 
Conser Street along the frontage of the proposed development. A bus stop is located 
on the southwest corner of NE Conser Street and NE Jasper Street. Concurrent with 
development, a 5 ft wide concrete connection should be made between the sidewalk 
and the curb at the existing bus stop location (Condition 23). 

Conclusion on Transit 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 
and Land Development Code requirements. The existing public transit network can 
accommodate the proposed development consistent with applicable City criteria. T- 

4, 

Overall Conclusion on Circulation 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 2 

conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 0 
m 
C 

and Land Development Code requirements. 3 

E. PUBLIC FACILITIES AND SERVICES 

The following discussion addresses criteria related to public water, sanitary sewer, 
storm drainage, street lights and franchise utilities. 

Applicable Comprehensive Plan Policies 

10.2.6 The type, location, and phasing of public facilities and utilities shall be based on 
actual needs, desired levels of service, cost-effectiveness, andlor property owner 
willingness to pay for infrastructure. 

10.2.12 Developers will be responsible for the construction of all facilities internal to and 
fronting their properties and for needed extensions of facilities to and through their 
site. 

Applicable Land Development Code Criteria 
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Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

q. Development shall include underground electric services, light standards, wiring 
and lamps for streetlights according to the specifications and standards of the City 
Engineer. The developer shall be responsible for installation of underground 
conduit for street lighting along all public streets improved in conjunction with 
such development in accordance with the following: 

1. The developer shall coordinate with the City Engineer to determine the 
location of future street light poles. 

2. The streetlight plan shall be designed to provide illumination meeting 
standards set by the City Engineer. 

3. The standard street light installation is a wood pole. 

The developer shall install such facilities and make the necessary arrangements 
with the sewing electric utility for the City-owned and operated street lighting 
system to be sewed at the lowest applicable rate available to the City. Upon City's 
acceptance of such development improvements, the street lighting system, 
exclusive of utility-owned service lines, shall be and become the property of the 
City. 

Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 

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

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

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

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

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

f. Private on-site sanitary sewer and storm drainage facilities may be allowed, 
provided all the following conditions exist: 
1. Extension of a public facility through the site is not necessary for the future 

orderly development of adjacent properties; 
2. The development site remains in one ownership and Land Division does 

not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
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located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

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

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

b. Areas Where Trees May Not be Planted - 
1. Trees may not be planted within five ft. of permanent hard surface paving 

or 
walkways, unless special planting techniques and specifications are used 
and particular species of trees are planted, as outlined in Section 4.2.40.c or 
approved by the Director. These limitations apply most frequently in areas 
such as landscape parkways, pedestrian walkways, and plaza areas, where 
there may be tree grates. 

2. Unless approved otherwise by the City Engineer, trees may not be planted: 
a) Within 10 ft. of fire hydrants and utility poles; 
b) Within 20 ft. of street light standards; 
c) Within five ft. from an existing curb face, except where required for 

street trees; 
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water m 

line; C? 
or - - - 

e) Where the Director determines the trees may be a hazard to the - 
8 

public interest or general welfare. E! - 
Section 4.2.80 -SITE AND STREET LIGHTING 

s 
$ 
ij 

f. Standard placement of street lights shall be at intersections, in the middle of long 3 
blocks, and in dead end streets and long Cul-de-sacs. 

The proposed development is located in the City's first level water service area 
(elevation 210-290'). Existing, there is a 12 inch line in NE Sorrel Place, an 8 inch line 
in NE Jasper Street, and four 4 inch lines that extend north from the 12 inch line into the 
previous development. 

The existing 4 inch lines are not located correctly for the proposed development. The 
applicant is proposing to abandon the existing lines in place, except where they are 
located under proposed building footprints, where they will be completely removed. 
The abandoned utilities will become the property of the overlying property owner or the 
HOA. According to ORS 952-001-0070, the owner of the utility, including abandoned 
utilities, will be required to register with the Oregon Utility Notification Center and be 
able to locate the utilities upon request. The City prefers complete removal of all 
abandoned utilities (Condition 24). 
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A new public waterline is proposed to be installed in the eastern alley. It will loop 
around the existing 4-plex development, tying into the existing 8 inch line located in NE 
Jasper Street. The proposed alignment parallel and south of NE Conser Street is not 
an appropriate location for a waterline. In order to avoid conflicts between trees and 
utilities, waterlines are typically installed under the northern or western portion of a 
roadway. The proposed looped waterline should continue north from the alley, under 
the northern portion of NE Conser Street, and then west until it makes a connection 
with the existing line that crosses NE Conser Street (Condition 25). 

Domestic water service is proposed to be provided by individual water meters for the 
detached, single family houses. Group meters will be used to serve the multi-family 
units. 

The applicant is proposing to install three new fire hydrants. They will be located at the 
west end of NE Sorrel Place, at the northeast corner of NE Sorrel Place and NE Jasper 
Street, and at the southwest corner of NE Conser Street and the proposed private alley. 
The placement of these hydrants was coordinated through the Corvallis Fire 
Department. 

Any new public waterline, fire hydrant, or water meter located outside of a public ROW 
should be placed in public waterline easement. The minimum easement width for a 
single utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. 
The easement width shall be centered on the utility to the greatest extent practicable. 
At the time of final plat, a minimum 15 ft public easement should be granted along the 
entire length of the proposed public utility, centered on the utility(Condition 26). 

Sanitaw Sewer 

The proposed development is located within the Northeast Sanitary Drainage Basin. 
Existing, there is a 12 inch line located in NE Sorrel Place, an 8 inch line located in NE 
Jasper Place, and four 8 inch lines that extend north from the 12 inch line into the 
existing development. 

The existing 8 inch lines located outside of ROW are not located correctly for the 
proposed development. The applicant is proposing to abandon the existing lines in 
place, except where they are located under proposed building footprints where they will 
be completely removed. The abandoned utilities will become the property of the 
overlying property owner or the HOA. According to ORS 952-001-0070, the owner of 
the utility, including abandoned utilities, will be required to register with the Oregon 
Utility Notification Center and be able to locate the utilities upon request. The City 
prefers complete removal of all abandoned utilities (Condition 24). 

The single family houses will be served with individual 4 inch laterals. The multi family 
units will be served with private group sanitary sewer lines. 
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The private sanitary sewer lines will be private up to the public ROW line. In 
accordance with LDC 4.0.70.f, Private on-site sanitary sewer facilities may be allowed, 
provided all the following conditions exist: 

1. Extension of a public facility through the site is not necessary for the future 
orderly development of adjacent properties; 

2. The development site remains in one ownership and Land Division does not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

This development does not require the extension of facilities through the site for future 
development. It meets the provisions of 4.0.60.d through the creation of a home 
owners association that will be in charge of collecting fees and performing any required 
maintenance. When permitted to construct the private sanitary sewer system, the ~n 
developer will be required to submit for plumbing permits that will require the system be 'P - - 
designed and constructed to current Uniform Plumbing Code Standards. - .,- 

s 
a, 

Storm Drainaqe Ci 
s 
0 

The proposed development site is located within the Sequoia Creek Drainage Basin. m 

Existing, there is a 24 inch line that transitions to a 30 inch line located in NE Sorrel 3 
Place, a 12 inch line located in NE Jasper Street, and four 10 inch lines that extend 
north from the 24/30 inch line into the existing development. Curb inlet catch basins 
exist on site serving NE Jasper Street and NE Sorrel Place. 

The existing 10 inch lines are not located correctly for the proposed development. The 
applicant is proposing to abandon the existing lines in place, except where they are 
located under proposed building footprints, where they will be completely removed. 
The abandoned utilities will become the property of the overlying property owner or the 
HOA. According to ORS 952-001-0070, the owner of the utility, including abandoned 
utilities, will be required to register with the Oregon Utility Notification Center and be 
able to locate the utilities upon request. The City prefers complete removal of all 
abandoned utilities (Condition 24). 

Private storm drainage systems are proposed to be installed in the private alleys. The 
private storm drainage system will be private up to the stormwater detention facilities. 
In accordance with LDC 4.0.70.f, Private on-site storm drainage facilities may be 
allowed, provided all the following conditions exist: 

1. Extension of a public facility through the site is not necessary for the future 

Seavey Meadows (PLD08-00001, SUB08-00001) Page95of 113 



orderly development of adjacent properties; 

2. The development site remains in one ownership and Land Division does not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

This development does not require the extension of facilities through the site for future 
development. It meets the provisions of 4.0.60.d through the creation of a home 
owners association that will be in charge of collecting fees and performing any required 
maintenance. When permitted to construct the private storm sewer system, the 
developer will be required to submit for plumbing permits that will require the system be 
designed and constructed to current Uniform Plumbing Code Standards. 

The proposed development will be creating more than 25,000 ft2 of impervious 
surfaces. In accordance with the LDC section 4.0.130.b, the applicant should 
implement storm water detention. Detention facilities should bedesigned to maximize 
storm water infiltration. Maintenance of these facilities is most efficientlv lsrovided with 
open systems because they facilitate visible evaluation of system condiiihns and 
accommodate routine, low-technology maintenance practices. Open systems also 
allow stormwater contact with vegetation and soil to enhance water quality, infiltration, 
and maintaining the properly functioning hydrological and biological condition of open 
drainageways. The storm water detention facilities should be designed consistent with 
both criteria outlined in Appendix F of the Storm Water Master Plan, and criteria 
outlined in the King County, Washington, Surface Water Design Manual, and should be 
designed to capture run-off so the run-off rates from the site after development do not 
exceed the pre-developed conditions, based on the 2-year, 5-year, and 10-year, 24- 
hour design storms (Condition 27). 

This development will be creating more than 5000 ft2 of new pollution generating 
impervious surface. Therefore, in accordance with the Corvallis Off Street Parking and 
Access Standards, the development will be required to construct a stormwater quality 
facility. Water quality facilities shall be designed in accordance with criteria as 
established in the most recent version of the King County, Washington, Surface Water 
design Manual. The water quality facilities shall be designed to remove 70 percent of 
the total suspended solids (TSS) entering the facility during the water quality design 
storm, 0 . 9  24-hr rainfall event with NRCS Type 1A distribution (Condition 28). 

The applicant has proposed to install private underground detention pipe systems and 
private water quality manholes that will be located in the alleys. Although the code 
allows private stormwater systems, the City Engineer would prefer underground 
detention and water quality systems to be public when associated with residential 
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subdivisions that will end up under multiple ownerships. This will help assure proper 
maintenance and functionality of the system (Condition 29). 

With the stormwater detention and water quality facilities to be publicly owned, they 
should be located inside of a public storm drainage easement. The minimum easement 
width for a single utility is 15 ft. The minimum easement width for two adjacent utilities 
is 20 ft. The easement width shall be centered on the utility to the greatest extent 
practicable. At the time of final plat, a minimum 15 ft public easement should be 
granted along the entire length of the proposed public utility, centered on the utility 
(Condition 26). 

Street Licihts 

There are two existing street lights serving this site. They are located at the 
intersections of NE Conser Street with NE Jasper Street and NE Sorrel Place with NE 
Jasper Street. In accordance with 4.0.60.q, development should include five additional 
public street lights built to City standards. They should be placed at the intersection of 
NE Conser Street and the private alley, between the two intersecting alleys on NE 
Jasper Street, at the west end of NE Sorrel Place, at the east end of NE Sorrel Place, r- 
and mid block on NE Sorrel Place between NE Jasper Street and the eastern dead end '? - - 
(Condition 30). - z 

L 
0) 

The applicant has proposed installing 12 ft tall pedestrian scale light fixtures instead of E 
public street lights. These will not be allowed in lieu of public street lights built to City C 

0 

standards. m 
-Y 

;i 
Overall Conclusion on Public Utilities 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Comprehensive Plan criteria and Land Development Code 
requirements. 

Franchise Utilities 

Applicable Land Development Code Criteria: 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

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

Existing franchise utilities are located in the vicinity of the subject site. Concurrent with 
the final plat and in accordance with LDC 4.0.100., 7 ft utility easements (UE) should be 
dedicated, as shown on the preliminary plat, along all street ROW'S (Condition 31). 
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Nexus and Rouqh Pro~ortionality 

Construction of public improvements, as cited above, implement legislatively prescribed 
standards. Nexus and Rough Proportionality findings may not be required. However, 
given the benefits to the development of dedicating ROW and constructing the 
prescribed improvements, including, but not limited to, roadway, planting strips, 
setback sidewalks, and streetlights, Staff find that the requirements have nexus and are 
roughly proportional to the benefits received. 

CONCLUSION AND RECOMMENDATION - CONCEPTUAL AND DETAILED 
DEVELOPMENT PLAN 

Based on the criteria, findings, and conclusions discussed above, staff recommend that 
the Planning Commission Approve the request for approval of a Major Modification to a 
Conceptual and Detailed Development Plan as shown in Attachments A and M, and 
as conditioned in this staff report. 
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PART I I 
MAJOR SUBDIVISION REPLAT 

DETERMINATION OF A MAJOR REPLAT 

Auulicable Land Develoument Code Sections: 

Section 1.6.20 - COMMON WORDS 

Replat (Major) - Land use process that is used when parcels within a recorded Subdivision 
are reconfigured such that four or more parcels are created or deleted in a calendar year. 
Procedures for this type of land use application are outlined in Section 1.2.110.03 -Special 
Development, Chapter 2.4 - Subdivisions and Major Replats, and Section 2.4.50 - Major 
Replat. 

Section 2.4.50 - MAJOR REPLAT 

An application for a Major Replat shall be reviewed and processed in accordance with the 
Tentative and Final Subdivision Plat procedures in Sections 2.4.30 and 2.4.40 above. 

Q, 
As described above, the subject Planned Development proposal would result in the 7' - 
reconfiguration of lots that were created through the original Seavey Meadows Detailed - - 
Development Pian. The Final Plat for Seavey Meadows, Phase 1, created 32 C 

s 
residential lots and two tracts. The proposed development modifies the existing lotting 
pattern and reduces the number of lots to 15, including three tracts (Attachment M 

E 
11: 
0 

(Sheet H)). .t- m 
3 

REVIEW CRITERIA 

Section 2.4.30 - TENTATIVE PLAT REVIEW PROCEDURES 

When an application is filed for a Subdivision, it shall be reviewed in accordance with the 
following procedures. 

2.4.30.04 - Review Criteria 

b. Residential Subdivisions - Requests for the approval of a Residential 
Tentative Subdivision Plat shall be reviewed to ensure consistencv with the 
clear and objective approval standards contained in the following:-the 
City's development standards outlined in the applicable underlying Zoning 
Designation standards in Article Ill of this Code; the development 
standards in Article IV of this Code; the standards of all acknowledged City 
Facility Master Plans; the adopted City Design Criteria Manual; the adopted 
Oregon Structural Specialty Code; the adopted international Fire Code; 
the adopted City Standard Construction Specifications; the adopted City 
Erosion Prevention and Sediment Control Ordinance; and the adopted City 
Off-street Parking Standards. Additionally, the following criteria shall be 
met for Residential Subdivisions and the application shall demonstrate 
adherence to them: 
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1. Consistency with the applicable development standards, including 
the applicable Pedestrian Oriented Design Standards; 

2. Preservation andlor protection of Significant Natural Features, 
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, 
and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area 
(MADA), Chapter 4.12 -Significant Vegetation Protection Provisions, 
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
Streets shall also be designed along contours, and structures shall 
be designed to fit the topography of the site to ensure compliance 
with these Code standards; 

3. Land uses shall be those that are outright permitted by the existing 
underlying zoning designation. 

4. Excavation and grading shall not change hydrology in terms of 
water quantity and quality that supports existing Locally Significant 
Wetlands andlor Riparian Corridors that are subject to Chapter 4.13 
- Riparian Corridor and Wetland Provisions. 

A Residential Subdivision that conforms to these criteria is considered to meet all 
of the compatibility standards in this Section and shall be approved. A Residential 
Subdivision that involves Uses subject to Plan Compatibility or Conditional 
Development review, or that involves a Zone Change, shall meet the applicable 
compatibility criteria for those Plan Compatibility, Conditional Development, and 
Zone Change applications. 

Part I of the staff report has responded to all of the LDC criteria identified above, except 
for the platting standards that are contained in Chapter 4.4 and portions of Chapter 4.0 
regarding land for public purposes. The remainder of this narrative focuses on these 
standards as they apply to the subject proposal. 

Section 4.4.20 - GENERAL PROVISIONS 

All Land Divisions shall be in  compliance with the requirements of the applicable zone and 
this Chapter, as well as with all other applicable provisions of this Code. Modifications to 
these requirements may be made through the procedures in Chapter 2.5 - Planned 
Development. 

The proposed replat will reconfigure the private property of the existing fourplex 
dwelling on the site. As shown, the replat would expand the area of the private lot to 
include adjacent areas that are currently owned by the original Homeowner's 
Association of Seavy Meadows. Because improvements are proposed within these 
areas, including location of a waterline and construction of setback sidewalks along 
Jasper Street, it is necessary to obtain consent from the current owner of the land (the 
Seavy Meadows Homeowner's Association), and to clarify who will retain ownership of 
these areas in the future. To address this issue, a condition of approval is 
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recommended (Condition 32) 

Comrnents from the Benton County Suweyor's Office indicate that the name "Seavy 
Meadows" cannot be used for the Subdivision Replat. The applicant will need to 
choose another name for the subdivision replat (Development Related Concern F). 

4.4.20.02 - Blocks 

a. General -Length, width, and shape of blocks shall be based on the 
provision of adequate lot size, street width, and circulation; and on the 
limitations of topography. 

b. Size - Blocks shall be sized in accordance with the Block Perimeter 
provisions within Section 4.0.60.11 of Chapter 4.0 - Improvements Required 
with Development. 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

n. Block Perimeter Standards - The following Block Perimeter requirements 
apply to all development projects. Exceptions to these requirements may 
be approved for development that is smaller than one acre and situated in .? 

0 
areas where the street patterns are established and do not require '7 - 
connections to the development. - - 

d - 
C 

1. Residential Standards - 0) f 
L 

a) Com~lete Blocks -Developments shall create a series of 0 m 
complete blocks bound by a connecting network of public 
or private streets with sidewalks. When necessary to 3 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, andlor to 
Significant Natural Features, blocks may be bound by 
walkways without streets. 

b) Maximum Block Perimeter -The maximum Block Perimeter 
shall be 1,200 ft. Block faces greater than 300 ft. shall have a 
through-block pedestrian connection. 

c) Variations Allowed Outriaht - Variations of up to 30 percent 
to these block distances may be allowed outright to 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, to 
Significant Natural Features, to existing street patterns, 
andlor to existing development. 

As discussed in the Circulation Section of Part I of this narrative, the public streets 
constructed as part of the original Seavey Meadows subdivision will not be reconfigured 
as part of the subject proposal. Street improvements, such as the installation of 
planting strips and setback sidewalks will improve Jasper Street and Sorrel Place to 
comply with the City's local street standards. New blocks are formed as a result of the 
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introduction of two new private alleys 

When Phase I of the Seavy Meadows site was originally developed, a block pattern for 
the entire development was approved that allowed multiple shared private driveways 
accessed from public streets. That block pattern would not comply with current block 
perimeter standards. However, Jasper Street and Sorrel Place were built consistent 
with that approved plan. Since that time, the presence of significant wetlands 
surrounding the development site, and the desire to preserve these wetlands, has 
precluded additional street connections from the Phase I site to the west, south, and 
east. Given this context, the proposed development has maximized opportunities for 
connectivity within the Phase I site, creating private alleys that will provide a looped 
connection between Jasper Street and Sorrel Place and between Jasper Street and 
Conser Street. Given the constraints of the site, there are no opportunities to create 
complete blocks through the development of adjacent parcels. Therefore, these 
standards are met, to the extent practicable, on the subject site. 

4.4.20.03 - Lot Requirements 

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate for the 
location of the Subdivision and for the Use Type contemplated. No lot shall be 
dimensioned to contain part of an existing or proposed street. All lots shall be 
buildable, and depth shall generally not exceed 2.5 times the average width. Lot 
sizes shall not be less than required by this Code for the applicable zone. Depth 
and width of properties reserved or laid out for commercial and industrial purposes 
shall be adequate to provide for off-street parking and service facilities required by 
the type of use proposed, unless off-site parking is approved per Chapter 4.1 - 
Parking, Loading, and Access Requirements. 

Each of the proposed lots is consistent with the standards described above. No lot is 
smaller than the minimum allowed in the RS-12 zone, all of the lots are buildable, and 
the dimensions of each lot do not result in the depth of any lot being more than 2.5 
times its width. This criteria is met. 

b. Access - Each lot shall abut a street other than an alley for a distance of at least 25 
ft. unless: 

1. The lot is created through a Land Partition or Minor Replat, in which case 
Section 4.4.30.01, below, shall apply; andlor 

2. The lot meets the exemption in "a," or "b," below: 

a) Residential lots involving Single-family Detached; Single-family 
Attached, two units; or Duplex dwellings, provided: 

1) Front doors are less than 100 ft. from a street and are 
accessed by a sidewalk or multi-use path; and 

2) Vehicular access is provided via an alley. 
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With the exception of Lots 1 and 2, created for Buildings 17 and 18 (single family 
detached homes), each of the proposed lots front on a public street other than an alley 
for a distance of at least 25 feet. The applicant has requested to vary from this 
standard for Lots 1 and 2. Staff support the requested variation. Discussion of this 
request may be found in the portion of this staff report regarding Compensating 
Benefits. Findings from that discussion are incorporated by reference as findings under 
the above criterion. Lots 1 and 2, which are occupied by Buildings 17 and 18, will front 
on Tract 'C' for a distance of at least 25 feet. 

d. Lot Side Lines -Side lines of lots, as much as practicable, shall be at right angles 
to the street the lots face. 

e. Lot Grading - Lot grading shall conform to Chapter 4.12 - Significant Vegetation 
Protection Provisions; and the City's excavation and fill provisions. 

g. Large Lots - In dividing land into large lots that have potential for future further 
Subdivision, a conversion plan shall be required. The conversion plan shall show 
street extensions, utility extensions, and lot patterns to indicate how the property 
may be developed to Comprehensive Plan densities and to demonstrate that the 
proposal will not inhibit development of adjacent lands. 

m 
The side lot lines of each of the proposed lots are at right angles to the streets they 0 

7 

front on to the extent practicable. - - - 
-Y 
s 

The site's topography is essentially flat and none of the existing vegetation is subject to 
protection measures contained in LDC Chapter 4.12. The preliminary excavation and 

E 
s 
0 

grading plan demonstrates that the development will retain the overall existing m 
topography and be consistent with the City's grading standards. 8 
While the lots proposed to contain the triplex and multiplex units are large enough to be 
further subdivided, the applicant has no intent of doing so in the future. Any request to 
accomplish this would have to be approved through a subsequent Planned 
Development approval that would afford the opportunity to address street and utility 
extensions and lotting patterns. These criteria are met. 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

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

e. Where street, trail, utility, or other rights-of-way andlor easements in  or adjacent to 
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development sites are nonexistent or of insufficient width, dedications may be 
required. The need for and widths of those dedications shall be determined by the 
City Engineer. 

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

The proposed tentative plat shows the locations of the site where public easements are 
granted to facilitate the construction and maintenance of public infrastructure. 
Easements will be finalized through necessary documentation and in conjunction with 
recording the Final Plat. Because the City of Corvallis currently owns the property, 
right-of-way dedication will not be necessary to expand the roadway widths adjacent to 
the development, as is typically required. Instead, the City will deed only the portion of 
the site that will be used for the private development to Willamette Neighborhood 
Housing Services, and retain the remaining areas for right-of-way. 

CONCLUSION AND RECOMMENDATION - TENTATIVE SUBDIVISION PLAT 

As conditioned and modified by variations requested through the Planned Development 
process, the proposed subdivision complies with all applicable subdivision 
requirements. Based on the criteria, findings, and conclusions discussed above, staff 
recommend that the Planning Commission Approve the request for approval of a Major 
Subdivision Replat, as shown in Attachments A and M, and as conditioned in this staff 
report. 

RECOMMENDED MOTIONS 

RECOMMENDED MOTION FOR APPROVAL OF A MAJOR MODIFICATION TO A 
CONCEPTUAL AND DETAILED DEVELOPMENT PLAN 

Motion: I move to approve the proposed Major Modification to a Conceptual 
and Detailed Development Plan (PLD08-00001). My motion is based 
upon the staff recommendation to the Planning Commission. 

RECOMMENDED MOTION FOR APPROVAL OF A MAJOR SUBDIVISION REPLAT 

Motion: I move to approve the proposed Major Subdivision Replat (SUB08- 
00001). My motion is based upon the staff recommendation to the 
Planning Commission. 

Seavey Meadows (PLD08-00001, SUB08-00001) Page 104 of 113 



Recommended Conditions of Approval 
The following conditions of approval have page references on the left side which 
indicate where in the staff report discussion and analysis is made relative to that 

specific condition. 

Pg# Cond I Ref I 1 CONDITIONS I 
all Consistencv with Plans - Development shall comply with the plans 

identified in Attachments A and M of the staff report, unless a 
requested modification otherwise meets the criteria for a Minor 
Planned Development Modification. Such changes may be 
processed in accordance with Chapter 2.5 of the Land Development 
Code. 

DSL Concurrence and Fill Permit - Prior to any site work, or issuance 
of any City Permit for work on the development site, the applicant 
shall provide Planning Division Staff with documentation from the 
Department of State Lands concurring with the applicant's wetland 
delineation for the site. 

Prior to any site work, or issuance of any City Permit for work on the 
development site, the applicant shall provide Planning Division Staff 
with an approved fill permit from the Department of State Lands and 
any other required permits from the US Army Corps of Engineers or 
the Oregon Department of Environmental Quality for the proposed 
develo~ment. 

RS - 12 Develo~ment Standards - Building permit applications for 
build~ngs on the subject development site shall demonstrate 
compliance with all applicable RS-12 Development Standards, as 
referenced in LDC Section 3.6.30, 3.6.40, and 3.6.50, except as 
varied by this approval. Approved variations include the following: 

a. Variation tothe 25-foot maximum front yard setback for 
Buildings 10, 11, 17, and 18 

b. Variation to on-site parking requirements, as discussed, for 
Buildinas 1. 2. 3. 7. 8. and 9. 

I I 4 1 Landscaoe Plans: 

a. Landsca~e Construction Documents - Prior to issuance of 
PlPC permits, the applicant shall submit for review and 
a~oroval bv the Plannina Division Manaaer. landsca~e 
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I 

construction documents for this site which contain a specific 
planting plan (including correct plant names in the Latin 
format) for proposed landscaping, trees, shrubs, and 
groundcover. Plans for an automatic irrigation system to 
irrigate this landscaping shall also be submitted for review and 
approval. lrrigation is required in planting strips along Conser 
Street, Jasper Street, and the portions of Sorrel Place that do 
not abut single family detached, or duplex units. Irrigation is 
also required in required green areas, for required alley trees, 
and in parking lot landscape buffers. The detailed landscape 
plans shall be generally consistent with the landscape plans 
submitted for land use approval, and shall address the 
following requirements, as well as other requirements 
addressed in the staff report: 

1. Landscaping surrounding private outdoor open space 
areas shall provide some level of screening for privacy 
purposes, consistent with LDC 3.6.50.02.d. 

2. Address parking lot buffering for parking areas with four 
or more parking spaces, consistent with LDC 4.2.40. 

3. The height of hedges and fences within required yard 
areas shall be limited, consistent with LDC 4.2.50.01 

4. Required screening of trash receptacles, per LDC 
4.10.60.05 (see also Condition 8). 

b. Landscape Maintenance Bond -Al l  required landscaping for 
the development shall be planted or financially secured prior to 
the following thresholds: 

1. Street trees and planting strip landscaping along 
Conser Street, shall be planted in conjunction with 
PIPC improvements. 

2. Green area landscaping, street trees along Jasper 
Street and Sorrel Place, parking lot landscaping, and 
alley trees shall be installed on, or adjacent to, each lot 
prior to approval of final inspections for the final 
dwelling unit on each lot. 

All required landscape areas shall be designed to achieve a minimum 
of 90% ground coverage within 3 years. A 3-year maintenance bond 
for street trees and planting strip landscaping, green area 
landscaping, parking lot landscaping, and alley trees shall be 
provided prior to the City's on-site approval of the plantings. The 
landscape bond shall be submitted to Planning Division staff for 
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future residents in the selection of playground amenities for the 

building designs from the building elevations that were provided by 
the applicant, building permit information for all buildings on the 
proposed development shall demonstrate compliance with applicable 
POD standards, with the exception of the following variations 
approved through the Planned Development process: 

a. If the fourplex option is chosen for Buildings 10 and 11, Units 

46, 
52, 
53, 
58 

34, 
72 

41, 
74 

7 

8 

33 and 34 may be constructed with front doors located more 
than 200 feet from the nearest public sidewalk. 

b. With either design option (fourplexes or quads), Buildings 10 
and 11 may be constructed without complying with the 25-foot 
maximum front yard setback or building frontage requirement. 

c. The community building (Building 7) shall demonstrate 
compliance with the multifamily PODS window coverage 
standards (LDC 4.10.60.04.d.5) instead of the standards of 
LDC 4.10.70.05.b.6. 

Please note that building permits for buildings within the development 
will need to demonstrate compliance with the mandatory design 
requirements of Condition 13 as well. 

Tr i~ lex Orientation - Designs for the triplex units (Buildings 1, 2, and 
3) shall be revised at the time of building permit application to show a 
direct, paved walkway connection from the front doors of each unit on 
the north side of the buildings to the sidewalk along Conser Street. If 
the applicant wishes, the walkway shown on the north side of the 
alley to the south of the triplexes may be eliminated. 

Screenina of Trash Enclosures - Detailed Landscape plans shall 
demonstrate compliance with the screening requirements of LDC 
4.1 0.60.05. Prior to approval of the final inspection for the latter of 
Buildings 4, 5, or 6, the required screening shall be in place for 
adjacent dumpsters. Similarly, prior to approval of the final 
inspection for the latter of Buildings 10 or 11, the required screening 
shall be in place for the adjacent dumpster. 



I demonstrated with permit materials for these private improvements. 

43 9 

57 

57 

64 

65, 
82 

Seavey 

Pedestrian Crossinss - Where pedestrian walkways cross private 
alleys, contrasting paving materials shall be used, in compliance with 
LDC 4.10.60.06.e. Compliance with this standard shall be 

10 

11 

12 

13 

Meadows 

Bike Parkina at the Communitv Buildins - To compensate for the lack 
of on-site vehicle parking to serve the community building, the 
applicant shall install eight bicycle parking spaces to serve the 
community building, of which, four shall be covered. The bicycle 
parking shall be installed prior to approval of the final inspection for 
the community building. 

No Parking in S ~ o r t  Court - Tract C, the proposed "sport court" 
located to the south of Buildings 17 and 18, shall be posted, "no 
parking." "No Parking" shall be painted along all curbs surrounding 
the court area. 

Fire Access Requirements - Compliance with the following fire 
access requirements shall be demonstrated either through the PlPC 
permit process, or through the permit process for private 
improvements on the site. 

a. Private alleys shall be painted as fire lanes (red curbs with 
white lettering - NO PARKING - FIRE LANE). That marking 
shall extend to both sides of the westerly private alley as it 
comes around to meet Sorrel Place. 

b. Sorrel Place and Jasper Street shall be restricted to allow 
parking only on one side of each street - along the north side 
of Sorrel Place and along the west side of Jasper Street. This 
restriction shall be indicated by signage along the south side 
of Sorrel Place and east side of Jasper Street stating "NO 
PARKING - FIRE LANE." 

Visual Com~atibilitv - To ensure compatibility within the development, 
as well as compatibility with nearby developed areas, the following 
design elements of all proposed buildings on the site shall be 
mandatory. Compliance with this requirement shall be demonstrated 
through the building permit process. 

a. Buildings shall be contained within the building envelopes as 
shown on the applicant's February 25, 2008, plan set, or shall 
comply with applicable setback requirements of the zoning 
district. 

b. Buildings shall contain the same number of bedrooms as 
proposed on the applicant's February 25, 2008, plan set. 
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applicant, and approved by the Planning Commission. 
d. Exterior materials for all buildings shall be taken from the list of 

"typical exterior materials," as shown on the applicant's 
February 25, 2008, plan set. 

e. Buildings shall comply with POD standards, consistent with the 
stipulations of Condition 6. 
Buildings shall be no higher than 30 feet, as measured at the 

applicant shall demonstrate compliance with the applicable 

requirements, the applicant shall revise the final subdivision plat for 
the development to place each triplex on an individual lot that 

within the application or this staff report shall not be considered final 
engineered public improvement plans. Prior to issuance of any 
structural or site utility construction permits, the applicant shall obtain 
approval of, and permits for, engineered plans for public 
improvements from the City's Engineering Division. The applicant 
shall submit necessary engineered plans and studies for public utility 
and transportation systems to ensure that adequate street, water, 
sewer, storm drainage and street lighting improvements are provided. 
Final utility alignments that maximize separation from adjacent 
utilities and street trees shall be engineered with the plans for public 
improvements in accordance with all applicable LDC criteria and City, 
DEQ and Oregon Health Division requirements for utility separations 
Public improvement plan submittals will be reviewed and approved by 
the City Engineer under the procedures outlined in Land 
Development Code Section 4.0.80. 
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or secured in accordance with the provisions of Section 2.4.40.08. 

Construction of sidewalks may be deferred until development of the 
site and reviewed as a component of the Building Permit. However, 
in no case shall construction of the sidewalks be completed later than 
three years from the recording of the Final Plat. The obligation to 
complete sidewalk construction within three years will be outlined in a 
deed restriction on affected parcels and recorded concurrently with 
the Final Plat. Public improvements include, but are not limited to, 6 

87 

87 

20 

21 

ROW lm~rovements - Prior to the final plat, required public and 
franchise utility improvements on NE Sorrel Place shall be installed 
or secured in accordance with the provisions of Section 2.4.40.08. 
Construction of sidewalks may be deferred until development of the 
site and reviewed as a component of the Building Permit. However, 
in no case shall construction of the sidewalks be completed later than 
three years from the recording of the Final Plat. The obligation to 
complete sidewalk construction within three years will be outlined in a 
deed restriction on affected parcels and recorded concurrently with 
the Final Plat. Where sidewalks abut common areas, the sidewalks 
and planted areas shall be installed with street improvements. Public 
improvements include, but are not limited to, 6 ft landscape strip and 
5 ft setback sidewalk along the north side of NE Sorrel Place. The 
final plat shall show additional ROW along the NE Sorrel Place ROW 
frontage in order to achieve a minimum total of 25 ft from the original 
ROW centerline. 

Private Allevs - Prior to the issuance of building permits, the 
developer shall construct the private alley improvements. The alleys 
shall be built to City standards as outlined in LDC 4.0.60.j. At the 
time of final plat, the applicant shall create separate, privately owned, 
tracts for the alleys. Installation of the private alleys will be subject to 
permitting through the City's Development Services Division. 



Eliminate Sidewalk on north side of Easterlv Allev - To avoid potential 
conflicts between pedestrians and vehicles, the applicant shall 
eliminate the proposed sidewalk along the north and west sides of 
the easterly alley on the development site. 

23 Sidewalkrrransit Connection - Prior to final plat, a 5 ft wide concrete 
connection shall be made between the sidewalk and the curb at the 
existing bus stop location. 

Abandonment of Public Utilities -All existing utilities that are 
proposed to be abandoned in place shall become the property of the 
overlying property owner or the HOA. According to ORS 952-001- 
0070, the owner of the utility, including abandoned utilities, shall 
register with the Oregon Utility Notification Center and locate the 
utilities upon request. The City prefers complete removal of all 
abandoned utilities. 

Public Looped Waterline -The new public waterline that is proposed C- 
7 

to be installed in the eastern alley and loop around the existing 4-plex .i - - 
development, tying into the existing 8 inch line located in NE Jasper - 

* 
Street Shall continue north from the alley, under the northern portion c 

of NE Conser Street, and then west until it makes a connection with g 
the existing line that crosses NE Conser Street. The proposed C 

0 

alignment parallel and south of NE Conser Street is not an m e 

appropriate location for a waterline as it will be in conflict with trees 3 
that could be planted over the line. 

Public Utilitv Easements -A t  the time of final plat, all public utilities 
located outside of a public ROW shall be placed in a public utility 
easement. The minimum easement width for a single utility is 15 ft, 
and for two adjacent utilities it is 20 fi. The easement width shall be 
centered on the utility. 

I Stormwater Detention - Concurrent with development, stormwater 

I detention shall be implemented. Infiltration and open storm water 
facilities shall be considered. The storm water detention facilities 
should be designed consistent with both criteria outlined in Appendix 
F of the Storm Water Master Plan, and criteria outlined in the most 
recent version of the King County, Washington, Surface Water 
Design Manual, and should be designed to capture and release run- 
off so the run-off rates from the site after development do not exceed 
the pre-developed conditions, based on the 2-year, 5-year, and 10- 
year, 24-hour design storms. Installation of the private portions of the 
storm drainage system will be subject to permitting through the City's 
Development Services Division. 
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Development Related Concerns: 

96 

67, 
96 

97 

97 

101 

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

A. Excavation and Gradina Plans - Prior to issuance of any construction permits, 

28 

29 

30 

31 

32 

the applicant shall submit an excavation and grading plan, including erosion 
control methods, to the City's Development Services Department for review and 

Stormwater Quality - Concurrent with development, stormwater 
quality shall be implemented. Water quality facilities shall be 
designed in accordance with criteria as established in the most 
recent version of the King County, Washington, Surface Wafer 
design Manual. The water quality facilities shall be designed to 
remove 70 percent of the total suspended solids (TSS) entering the 
facility during the water quality design storm, 0.9" 24-hr rainfall event 
with NRCS Type 1A distribution. 

Public Stormwater Facilities -All required and proposed, 
underground, stormwater detention and water quality facilities shall 
be publicly owned and maintained. This will help assure proper 
maintenance and functionality of the system. 

Street Liahts - Prior to the final plat, street lights shall be installed or 
secured in accordance with the provisions of Section 2.4.40.08. Five 
new public street lights shall be constructed to City standards. They 
should be placed at the intersection of NE Conser Street and the 
private alley, between the two intersecting alleys on NE Jasper 
Street, at the west end of NE Sorrel Place, at the east end of NE 
Sorrel Place, and mid block on NE Sorrel Place between NE Jasper 
Street aiid the eastern dead end. 

Utilitv Easements -A t  the time of Plat, 7 ft utility easements (UE) 
shall be dedicated along all street ROWS. 

Consent from Affected Prolsertv OwnersfPlat Revision - Prior to final 
plat approval, or prior to development on the subject properties, 
whichever comes first, written consent to the alteration of the owner's 
property boundary, and to the development proposed on the owner's 
property, shall be provided from each affected property owner. 
Additionally, the final plat may be modified to retain the current 
configuration of the Durrant Property, if desired by the applicant. 

approval. 
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B. 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, 
andlor excavation, one acre of the site. Additionally, any permits required by 
other agencies such as the Division of State Lands; Army Corps of Engineers; 
Railroads; County; or Oregon Department of Transportation, shall be approved 
and submitted to the City prior to issuance of any City permits. 

C. Infrastructure Cost Recovery - Where it is determined that there will be 
lnfrastructure Cost Recovery payments from past public improvements the 
developer shall pay their required share of the costs prior to receiving any 
building permits in accordance with Corvallis Municipal Code 2.18.040. 

D. Streetsca~e Plan -As  part of the public improvement plans, the applicant shall 
include a "streetscape" plan that incorporates the following features: composite 
utility plan; street lights; proposed driveway locations; vision clearance triangles 
for each intersection; street striping and signing (in conformance with the 

CC) r 
MUTCD); and proposed street tree locations. r - - - 

.cI 

E. Subdivision Name - The County Surveyors Office notes that the name "Seavy s 
Q1 

Meadows" has already been used by a recorded plat within Benton County. E 
Another subdivision name will need to be selected prior to recording of the final c o 
plat for the Major Subdivision Replat. .- m z 
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C JMMUNITY DEVELOPMEN - DEPARTMENT 
P.O. Box 1083, Corvallis, OR 97339-1083 

Planning (503) 757-6906 
Housing and Redevelopment 757-6981 
Building 757-6929 

XOTICE OF DISPOSITION 

ORDER - 82-70 

CASE PD-82-5, S-82-2 - Seavy Meadows 
APPLICANT Gary Gorman 

, 913 NW Grant Avenue 
Corvallis, OR 97330 

ASSESSOR MAP 11-5-24, Tax Lots 1000, 1104, 1105, 1107 & 1108 

REQUEST The applicant is requesting approval of a 
detailed planned development for the entire 
parcel and a tentative plat approval for Phase I 
of this proposed housing development. 

m 
(V 
7 - - - 
C 

The Planning Commission conducted a review of the s 

proposed request on October 6, 1982 and found that the request i! s 
should be anora 0 

-ed with conditions and adopts the findings m -. 

of fact and conclusions contalned in the staff report 3 
, dated 9-30-82, and the Planning Com7lission 

minutes date 10-6-82. -- 
If you are an affected party and wish to appeal this decision, 
appeals must be filed within 10 days from the date of decision, 
in writing, with the City Recorder. The following information must 
be included: 

a. Name and address of the appellant (s) . 
b. A reference to the subject development and case number, if any. 
c. A statement of the specific grounds for appeal. 
3. A statement as to 110% you are an affected party. 
e. Filing fee of $62.00 (no fee required for an appeal of the 

Community Development Director's decision). 
" - 

Appeals must be filed by 5:00 p.m. on the final day of the appeal 
period. When the final day of an appeal period falls on a weekend 
or W i d a y ,  the appeal period shall be extended to 5:00 p.m. on the 
subsequent work day. 

The City Recorder's Office is located in the Law Enforcement Building, 
Finance Department, 180 NW 5th Street. 

/-' 



File Number PD-82-5/S-82-2 

Subject/Location Seavy Meadows - North of Seavv,  e a s t  of  SPRR 

Approval by PI- . . Date - - 

CONDITIONS O F  APPROVAL 

Condi t ions  of t h e  De ta i l ed  Development P lan  

1. A d e t a i l e d  landscape p l an  i n d i c a t i n g  l o c a t i o n ,  type  and s i z e  of 
a l l  p l a n t  m a t e r i a l s  t h a t  w i l l  be p l an t ed  a s  p a r t  of  Phase I 

-3 
N 

development s h a l l  meet t h e  approval  of t h e  Community Development 
F D i r e c t o r  p r i o r  t o  i s s u i n g  bu i ld ing  permi t s .  Th i s  p lan  w i l l  conform - - - t o  t h e  g u i d e l i n e s  of t h e  d e t a i l e d  development p l a n  and t h e  d i scuss i l  
C 
C: above. I t  w i l l  be reviewed i n  terms of i t s  a b i l i t y  t o  s o f t e n ,  

E" sc reen ,  o r  o therwise  suppor t  t h i s  development p a t t e r n .  Fencing, 

.c t r a s h  and u t i l i t y  s c reen ing ,  a p p r o p r i a t e  e l e v a t i o n s ,  ground 
o p a t t e r n s ,  i r r i g a t i o n ,  and o t h e r  r e l e v a n t  d e t a i l s  s h a l l  be included 
m - i n  t h i s  p lan .  
3 

2 .  Seavy Avenue s h a l l  be r e a l i g n e d  a t  i t s  i n t e r s e c t i o n  wi th  Conser 
S t r e e t  and improved t o  C i r c l e  Boulevard i n  con junc t ion  wi th  
Phase I development. A f u l l  s t r e e t  improvement i nc lud ing  curbs ,  
d ra inage ,  paving,  sidewalk (on one s i d e  o n l y ) ,  and removal of t h e  
abandoned p o r t i o n  of Seavy Avenue w i l l  be  r e q u i r e d .  The improve- 
ment of  t h a t  p o r t i o n  of Seavy Avenue t o  t h e  e a s t  of t h e  r e a l i g n -  
ment i s  r e q u i r e d  i n  conjunc t ion  wi th  Phase 111 o r  p l a t t i n g  of 

I a d j a c e n t  l and  and p r i o r  t o  t h e  p l a t t i n g  of t h e  a r e a s  shown a s  
Phase I V  a n d / o r h a a s  V. A l l  improvements s h a l l  be designed and 
cons t ruc t ed  t o  meet t h e  approval  of  t h e  C i t y  Engineer.  

I Conser S t r e e t ,  from Seavy Avenue t o  t h e  n o r t h e a s t  l i n e  of Phase I ,  i and t h e  p u b l i c  s t r e e t s  w i t h i n  Phase I s h a l l  be cons t ruc t ed  wi th  
Phase I. The improvements s h a l l  i nc lude  cu rb ing ,  s t r e e t s ,  
d r a inage ,  and walks;  t h e s e  s h a l l  be  designed and cons t ruc t ed  t o  
meet t h e  approval  of  t h e  C i t y  Engineer. Walks s h a l l  be cons t ruc t ed  
wi th  t h e  p u b l i c  s t r e e t  cons t ruc t ion .  

3. No b u i l d i n g  permi t s  s h a l l  be i s sued  f o r  any u n i t  access ing  a  
p r i v a t e  driveway u n t i l  assurances ,  meeting t h e  approval  of t h e  
C i t y  Engineer ,  a r e  made f o r  t he  c o n s t r u c t i o n  of t h e  e n t i r e  p r i v a t e  
griveway, and underground power, g a s ,  t e l ephone ,  and TV c a b l e  

' w i t h i n  t h e  p r i v a t e  driveway easements. The p r i v a t e  driveways 
s h a l l  be designed and cons t ruc t ed ,  i nc lud ing  curb ing  and dra inage ,  
t o  meet t h e  approva l  of t h e  C i ty  Engineer.  Val ley  g u t t e r s  s h a l l  be 

\ c o n c r e t ~ .  
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SPECIAL R E 9 U I  REMENTS AND C O N L I I T I O N S  (CONTINUED) 

Legal instruments delineating the maintenance responsibility 
for private driveways and access rights and maintenance 
responsibility for maneuvering areas (including outside of 
Phase I) opposite the Phase I garages shall be recorded prior 
to or simultaneously with the plat. The City shall be a party 
to these covenants and restrictions and said covenants and 
restrictions shall be approved by the City Attorney. 

Maneuvering areas on the opposite side of the private driveways 
from any garage or parking area shall be constructed prior to 
or in conjunction with the opposite side garage. 

Garages (and carports) that are shown on the applicant's common 
drive detail as adjacent to the 24-foot private access easement 
shall have clear vehicular openings (doors) of a minimum of 
10 feet in width. An alternative would be to move those 
particular garages away from the private driveway an additional 
4 feet and reduce the clear opening width to 9 feet. 

Fences along private driveways shall be set back a minimum of 
3 feet from the back of the curbs. In 

N - - 
The small triangular parcel created by the realignment of Seavy - - 
Avenue shall be landscaped and included as a right-of-way dedi- C 

s 
cation. The abandoned section of Seavy Avenue shall be removed 
with the street construction and that area shall be planted. E 

5 
5 

Guest parking proposed in the Phase I development represents an +a 

experiment with respect to the number of spaces provided. Future 3 
phases may be required to provide additional guest parking. 

Based upon staff's observations, future phases may be required to 
alter this development pattern in order to provide additional 
parking spaces. 

A public drainageway dedication including all land within 20 feet 
of or east of the top of the bank near the east property line is 
required. The dedication area shall be surveyed and monumented. 
The dedicated property shall be free of all liens and encumbrances 
at the time of dedication. The drainageway dedication will be 
made concurrently with Phase V. A legal description and ease- 
-merit will be provided with Phase I. Use restrictions on the 
easement will be specified in the subdivision covenants, codes 
and restrictions and will meet the City Engineer's approval. 

The intrusion of portions of the PD plan into the drainageway 
dedication are not approved. 

Irrigation meters are required in the common areas; the locations 
of these meters shall meet the approval of the Utilities Director. 
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SPECIAL FIEQUIREEIENTS AND CONDITIONS (CONTINUED) PD-82-5/~-82-2 (10-6-82) 

13. The 2-acre park w i l l  be ded ica t ed  t o  t h e  C i t y  p r i o r  t o  t he  
approval  of t h e  f i n a l  p l a t  f o r  Phase I V  o r  Phase V. This  dedi-  
c a t i o n  s h a l l  be given c l e a r  o f  l i e n s  and encumbrances. I t  s h a l l  
meet t h e  approval  of t h e  Parks  D i r e c t o r ,  C i t y  Engineer ,  and t h e  
Community Development D i rec to r .  The d e d i c a t i o n  s h a l l  be surveyed 
and monumented, 

1 4 .  Attached u n i t s  s h a l l  be b u i l t  s imul taneously .  

15. P r i v a t e  s t r e e t  s i g n i n g  w i l l  be r equ i r ed  wi th ,  o r  p r i o r  t o ,  p r i v a t e  
s t r e e t  cons t ruc t ion .  Such s i g n i n g  s h a l l  meet t h e  approval  of t h e  
C i t y  Engineer. 

1 6 .  " F i r e  Lane, No Parking" s i g n s  w i l l  be l o c a t e d  a long  t h e  p r i v a t e  
d r i v e .  This  s ignage w i l l  meet t h e  approva l  of  t h e  F i r e  Marshall .  

Condi t ions  of t h e  T e n t a t i v e  P l a t  
(D 

17. The Phase I p l a t  s h a l l  i n c l u d e  t h e  Conser S t r e e t  right-of-way, - - - t h e  new Seavy Avenue right-of-way, a l l  7-foot  u t i l i t y  and s e r v i c e  
C) easements a d j a c e n t  t o  p l a t t e d  right-of-way of l e s s  than  6 0  f e e t  
s i n  width. fS 
5 18. The t a x  l o t s  f o r  t h e  land n o t  included i n  t h e  t e n t a t i v e  p l a t  s h a l l  
m = be conso l ida ted  p r i o r  t o  f i n a l  p l a t  f o r  Phase I. 
a 

1 9 .  Storm dra inage  f a c i l i t i e s  and t h e  s a n i t a r y  sewer system s h a l l  be 
designed and cons t ruc t ed  t o  meet t h e  approva l  of t h e  C i t y  Engineer. 

2 0 .  U t i l i t y  and s e r v i c e  easements s h a l l  be provided t o  meet t h e  approval  
of t h e  C i ty  Engineer. Except where a d j a c e n t  t o  right-of-way, t h e  
minimum easement width  s h a l l  be 15 f e e t .  

2 1 .  P u b l i c  w a t e r l i n e  ex t ens ion  a r e  r e q u i r e d  t o  s e r v e  t h i s  subdiv i s ion .  
The w a t e r l i n e s  s h a l l  be  designed and c o n s t r u c t e d  t o  meet t h e  
approva l  of t h e  U t i l i t i e s  D i r ec to r .  The p r o v i s i o n  of water  s e r v i c e  
i s  s u b j e c t  t o  e x i s t i n g  C i t y  p o l i c i e s ,  o rd inances  and s tandards .  

22. F i r e  hydran ts  and f i r e  f lows s h a l l  be provided f o r  a l l  phases t o  
meet t h e  approva l  of  t h e  F i r e  Chief .  

23. Mailbox l o c a t i o n s  s h a l l  be approved by t h e  Pos tmas te r  and C i t y  
Engineer.  P r i o r  t o  f i n a l  p l a t t i n g ,  a s su rances  f o r  mailbox 
i n s t a l l a t i o n  w i l l  be r equ i r ed .  

24. An easement f o r  b i c y c l e  and p e d e s t r i a n  movement s h a l l  be shown 
on t h e  d e t a i l e d  development p l an  a d j a c e n t  t o  t h e  SPRR r a i l r o a d  
t r a c k s .  This  easement s h a l l  be i n d i c a t e d  on t h e  f i n a l  p l a t .  
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NOTICE OF DISPOSITION 

ORDER 91-12 

CASE 

APPLICANT 

LOCATION 

REQUEST 

DC-91-1, PD-91-1, 5-91-1, Conifer Village IV, V, V1 

SK Enterprises 
P.O. Box 734 
Corvallis, OR 97330 

Along Conser Drive south of Conifer Boulevard 
(Assessor's Map Number 11-524DA, Tax Lots 500,700, 
900, and 1100 plus Assessor's Map Number 11-5-24, 
Tax Lots 201, 1114, and 1502). 

District Map changes from PD(RS-9) and PD(RS-12) to 
PD(RD-6) and approval of a Detailed Development 
Plan and tentative Plat for Conifer Village IV and 
V. The subdivision would establish 63 single- 
family lots with an average lot area of 7,500 
square feet. 

m 
The Corvallis Planning Commission conducted a review of the r - 
proposed request on March 6, 1991 and found thac the - - 
request should be approved with conditions and adopts the * 

s 
findings of fact and conclusions contained in the staff report 
dated February 22, 1991. i -5 
If you are an affected party and wish to appeal this decision, z ,- 
appeals must be filed within 10 days from the date of decision, ;r" 
in writing, with the City Recorder. The following information 
must be included: 

a. Name and address of the appellant(s). 
b. A reference to the subject development and case number, if 

any. 
c. A statement of the specific grounds for appeal. 
d. A statement as to how you are an affected party. 
e. Filing fee of $102.00 (no fee required for an appeal of the 

Planning Director's decision). 

Appeals must be filed by 5:00 p.m. on the final day of the appeal 
period. When the final day of an appeal period falls on a 
weekend or holiday, the appeal period shall be extended to 
5:00 p.m. on the subsequent work day. 

The City Recorder is located in 
City Hall, 501 SW Madison Avenue. 

Attachment H-1 



SPECIAL REOUIREMENTS AND CONDITIONS 

File Number: DC-91-1, PD-91-1, 5-91-1 

Subject/Location: Conifer Village IV, V and VI - Along Conser 
Drive south of Conifer Boulevard, Assessor's Map Number 11-5- 
24DA, Tax Lots 500, 700, 900 and 1100 plus Assessor's Map Number 
11-5-24, Tax Lots 201, 1114, and 1502. 

Approval by: Cornallis Planning Division Date: March 6, 1991 

CONDITIONS OF APPROVAL 

1. Prior to issuing building permits, the applicant shall 
submit for approval a site/landscape plan that addresses 
the following: 

A. Concurrent with public improvements, the developer shall 
establish, along the South property line of the subject 
property, a 5 foot high fence and appropriate trees. These 
trees shall be able to screen rear yards from apartment 
views but not obstruct the dwelling's solar access. 

B. Concurrent with building permits, the developer shall 
continue along Conser Drive, the establishment of street 
trees and exterior side yard fencing that is consistent 
with the site and landscape plans specified in Conifer 
Village I, 11, and 111. Fences shall be set back 10' from 
the property side of the sidewalk. 

C. All required street trees shall be specified by their 
Standardized Plant Name and those on the north side of the 
cul-de-sacs shall be "solar access friendly" trees. 

2. Concurrent with development of the site, a drainageway 
dedication must be provided to the City for the natural 
drainageway illustrated along the eastern property line 

3. Prior to final plat of Conifer Village V, documentation 
from the Division of STate Lands and the Corps of Engineers 
indicating that this project is not subject to their 
jurisdiction shall be provided to the City. If permits 
from these agencies are needed, copies of those permits 
shall be provided prior to final plat. 

4. Easements must be provided for all portions of the sanitary 
sewer and storm drain systems which are located outside the 
public right-of-way. 
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The full length of the common driveway shall be curbed and 
drained, and constructed concurrent with the public 
improvements. The final plat shall indicate ownership, 
access rights, and maintenance responsibilities for the 
common driveway. In addition, the CC & R's shall specify a 
method to resolve property owner disputes related to the 
maintenance and management of this shared driveway. 

Prior to development of Conifer Village V, there shall be 
an improved pedestrian walk connecting the existing 
concrete path (located on the north side of Stewart Slough 
west of Conser Drive) to the grass maintained area of 
Village Green Park. If requiring rail road easements would 
delay development, then staff may approve all or part of 
the final plat and issue permits given the applicant 
provides appropriate assurances to fund trail construction. 

prior to issuance of any construction permits, the 
applicant shall submit engineered plans for public streets 
and walks, water, sanitary sewer, and storm drain for the 
approval of the City Engineer. m 

m 
Prior to issuing building permits in Conifer Village IV, r - 
the applicant shall demonstrate that dwellings will meet - - 

c. 
Land Development Code energy performance criteria or an s 
equivalent energy performance such as that achieved by the 
"Super Good Cents" program. E 

Jz 
u 
m 

Prior to final plat in Conifer Village V, Solar Envelopes C) 

will need to be constructed for each lot that is solar 3 
access protected and this information shall be 
appropriately recorded with the plat. 

It shall be specified that trees are not subject to the 
height standard of the Solar Envelopes and that full solar 
access protection can only be assured by successfully 
obtaining a Solar Access Permit from the City. 

Prior to issuing building permits in Conifer Village V, the 
applicant shall provide the City with dwelling designs that 
include functional passive solar systems and these designs 
will be boldly marked as solar options and made available 
to potential buyers as an option the developer is willing 
to build. 

At the time of building permit review in Conifer Village V, 
if a home protected by a solar envelope does not have its 
long side facing south, then the home will be built to the 
conservation provisions of Condition 8. 
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SUBJECT PROPERTY 
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Addendum to Seavey Meadows Wetland Delineation 

Re: Seavey Meadows Wetland Delineation Project 
Permit #: 21862-FP 

RECEIVED 

Prepared for: 
Willamette Neighborhood Housing Services 
And The City of Corvallis 

Prepared by: 
Turnstone Environmental Consultants 
P.O. Box 816 
Philomath, OR, 97370 

November 2007 

Community Development 
Plas~ning Division 
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TURNSTONE ENVlRONMEN7-AL CONSULTANTS INC 
~~~ 

Speciaiizing in natural resource inveniories, environmentai assessments and anaiysfs 
w. tumsioneenv;mnmental.com 

E,t,. , c ? o ~ . ? > L s ? A L  c z t + s w : :  ) a , k : s  P.O. Box 816, Philomath, OR 97370 541.929.7542 

Oregon Division of State Lands 
Attn: Wetlands Program Manager 
775 Summer Street NE 
Salem, OR 97310-1337 

January 7,2008 

Subject: Re-issuance of Jurisdiction Determination, Seavey Meadows, Corvall~s, Benton 
County, Oregon. 
Permit # 21862-FP 

Tumstone Environmental Consultants (TECI) conducted an update of a wetland delineation at the 
above referenced property in March of 2007. The attached documents and figures serve to satisfy the 
standards of the Department of State Lands (DSL) for the re-issuance of the Jurisdictional 

o Determination received for the 1998 wetland delineation. 
e 
7 - - The report describes the field indicators present on the site observed at the site a"d states our - .- findings, which describe minor changes to the wetland boundary in the eastern part of the impact 
C 
Q, 

area. Figures are attached depicting the changes to the wetland boundary -from the previous 

E delineation work, which occur out of the planned impact area. We found the remainder of the wetland 
c delineation we inspected to be accurate. 
0 
m 
C 

3 Please let me know if you have any questions or if you would like to discuss our findings further. 

Best regards, 

Katie Arhangelsky 
Botanist -Wetland Ecologist 
Turnstone Environmental Consultants, Inc. 
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WETLAND DELINEATION I DETERMINATION REPORT COVER FORM 
This fom constitutes a request for a jurisdictional determination by the Department of State Lands. It must be fully completed 

and signed, and attached to the front of reports submitted to the Department for review and approval. 

Wetlands Program Managerloregon Department of State Lands 
775 Summer Street NE, Suite 100 

Salem, OR 97301-1279 

- 
@ Applicant i? Owner Name, Firm and Address: Business phone # 
City of Cowallis -- Willamette Neighborhood Housing Home phone # (optional) 
Services FAX # 
P.O. BOX 1083 F-mail. - . . . -. . . 
Corvallis, OR 97339 

Authorized Legal Agent, Name and Address: Business phone # 
FAX # 
E-mail: 

I either own the property described below or I have legal authority to allow access to the property. I authorize the Department to access 
the property for the purpose of confirming the information in the report, after prior notification to the primary contact. i 
TypedlPrinted Name: . .  Signature: 
Date: 

Project and Site lnformation (for latitude & longitude, use centroid of site or start & end points of linear project) 
Project Name: Seavey Meadows Latitude: 44 34' 50" N Longitude: 123 15' 27" W 

I/ Ci ty : Cowallis Coun ty : Benton 1 )  NWI Quad@ : 3 
Wetland Delineation information 

// Wetland Consultant Name, Firm and Address: Phone # (541) 929-7542 11 

Proposed Use: Residentiallopen 

Project Street Address (or other descriptive location): 
Conser St and Jasper St 

Tax Map# 11 0524 T - - - 
* 
C 
@ 

Township 12s Range 5W Section 24 SW QQ I14 E 
Tax Lot (s) JZ 0 

Waterway: River Mile: u m 

P I3 Mitigation bank site 

Industrial Land Certification Program site 

Jeff ReamslKatie Arhangelsky, Turnstone Environmental FAX # (503) 621-9581 
Consultants E-mail address: jeff@turnstoneenvironmental.com 
P.O. Box 816 ,- 

Phiiomath, OR 97370 
The information and conclusions on this form and in the attached report are true and correct to the best of my knowledge. 

Partition, re-plat, lot line adjustment 

Habitat restoration project 

Consultant Signature: 
W t v h / , %  

R-F application will be submitted within 90 days €3 Other: reissuance of expired JD 

Other information: Y N 
Has previous delineation/application been made on parcel? €3 If known, previous DSL # 21862-FP 

Date: September 1 2 , 2 0 q  

11 Does LWI, if any, show wetland on parcel? LWl wetland code: 1 

Primary Contact for report review and site access is @ Consultant Applicant/Ow@r Authorized Agent 

Wetlandwaters Present? €3 Yes No / Total Wetland Acreage: 

Delineation Purpose: 
// R-F permit application submitted with delineation @ Sale, purchase, lease etc. 11 

DSL Reviewer: Report Tier: 5 I 2 Cl 3 DSL WD # 

Date Delineation Received: - 1  - 1 - DSL Project # DSL Site # 

Scanned: Final Scan: 5 DSL WN # DSL App. Attachment 1-3 
I 
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4.0 Introduction 

The Seavey Meadow site is a 30.14 acre site owned by the City of Corvallis of which the 
majority is wetlands. The site has been the subject of development plans in the past, and 
is currently proposed for development by the Willamette Neighborhood Housing 
Services (WNHS). A Jurisdictional Determination was issued for the site based upon a 
wetland delineation conducted in 1998 by Wetland Environmental Technologies, Inc. 
(WET), but development plans stalled. As Jurisdictional Determinations are valid for a 
period of not more than five years as per OAR 141-090-0045, WNHS seeks a re- 
issuance of the original Jurisdictional Determination to allow the project to move forward 
as planned. Wetland biologists from Tumstone Environmental Consultants conducted a 
review of existing information, several field visits and onsite inspections, and re- 
delineation of the segment proposed for development in March of 2007. This report 
documents our findings of the re-inspection. 

2.0 Site Location 

Seavey Meadows is located between NE Conser Street and Seavey Avenue within the a 
City of Corvallis, Benton County, Oregon. Tax information is T 1 I S  R 5W Sec 24 %, and r - - 
LatiLong is 44 34' 50" N & 123 15' 27" E. The site totals 30.14 acres with a localized - +r 

project impact area of approximately 5 acres. This re-issuance request only considers s 
the 5 acre impact site, which is centered on NE Jasper Street. The project site is located 
in an abandoned urban housing development, and footprints for the former project 

z 
r 
0 

remain from the 1980's. The remainder of the acreage is currently utilized as a wetland m 
preservelopen space. Surrounding land uses include commercial, residential, and 
transportation. 

2 

3.0 Project History 

The Seavey Meadows site initially had a proposed development known as "Seavey 
Meadows 11" rn the early 1980's that was slated to contain over 350 units. A 3 acre 
portion of the plan was platted for 28 lots during this time, and the four exist~ng units on 
site were a part of this development. This area of the site containssmall, fragmented 
wetlands that are separated by upiand berms and they follow the pattern created by 
partial construction of the existing housing projects. Development of the site by the City 
of Corvallis was initiated again in 1996, and it was decided to develop only a 5 acre 
portion of the site and preserve the remaining 25 acres as wet prairie. As part of this 
work, a full wetland delineation of the site was conducted and a removal-fill permit 
application was submitted. The delineation received concurrence and the removal-fill 
permit was granted. 

Development of the site and initialization of the removal-fill permit received stalled, but 
the City of Corvallis is now prepared to move forward with the permit, mitigation, and 
construction plans outlined in 1998. The purpose of the project is to construct low to 
moderate income housing on approximately 5 acres of the 30 acre site, and to protect 
significant wetlands on the remaining acreage. The site plan has changed and updated 
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since the last removal-fill permit was first issued, but the current site plan calls for slightly 
less wetland impacts than the previous plan. 

3.1 Pasf Wefland Delineations/Jurisdictional Deferminations 

Wetlands on the site were previously delineated in July 1991 by EDSl and more recently 
in October of 1998 by W.E.T., Inc. A compensatory mitigation plan was developed for 
the proposed development activity in 1999 and permits subsequently issued and 
renewed. The 1998 delineation investigated the entire Seavey Meadows property and 
found 20.05 acres on the site to be jurisdictional wetlands. For the sake of space and 
time during the 1998 delineation, plots were not placed in areas where the 
wetland/upiand boundary was "obvious" (W.E.T., lnc 1998) or in areas where many 
minor fills within the wetlands did not convert the areas to uplands. The study found 
wetland boundaries to be distinct, and the functions and values of the wetlands on the 
site as poor to good. The delineation concluded that most of the site qualifies as a 
Jurisdictional wetland. 

For the purposes of the current project, we considered closely the data taken in the 
current 5 acre area of impact. Throughout the 30 delineated acres, 25 plots were placed. 
In the area we investigated, 5 plots were placed (plots 16-20), 2 in uplands and 3 in 
wetland areas. At the time of the 1998 survey, no saturation was present in the soil and 
the line between uplands and wetlands appears to have been drawn heavily on the 
presence or absence of live oxidized root channels and on the vegetation, as all plots 
had very hydric soils with low chroma colors and mottling within 10". 

4.0 Field inspection 

As per the request of the WNHS and the City of Corvaliis TECI reviewed the 1998 
delineation for Jurisdictional Determination re-issuance purposes, the area of 
investigation was limited to the eastern section of the area of impact along the two main 
housing footprint areas and extending north along the northeastern property corner to 
the road (see Figure 1: Area of Investigation). A site visit was conducted by Kat~e 
Arhangelsky and Jeff Reams on March 6, 2007 to determine wetland status along the 
new proposed property line, and again on March 21, 2007 to re-de$heate the wetland 
boundaries. The wetland delineation and determination were conducted using ACOE 
routine methodology from the ACOE Wetland Delineation Manual (1 987). 

During our initial determination on March 6" it appeared that some areas within the area 
of impact originally mapped as uplands contained saturation within 12 of the soil. Our 
field visit in mid March comes right at an early part of the growing season, and different 
observations of saturation were observed. We had saturation throughout the area with 
the exception of the fill containing areas adjacent to the house footprints. In the direct 
vicinity of the 1998 delineation's Plot 19, which was called upland in the previous 
delineation, we had saturation at 8" and open water at 10" (our Plot 2). The 1998 report 
noted the hydric soils at Plot 19, but was not considered to be wet presumably due to the 
lack of oxidized root channels and the different species composition of grasses. A return 
visit 15 days later on March 21" revealed the continued presence of hydrology in this 
area, and the area of impact was re-delineated based on our observations. Unlike the 
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previous delineation, we chose not to rely heavily on the vegetation parameter in these 
areas since the area is relatively disturbed compared to the other areas of Seavey 
Meadows. The placement of a few inches of fill has allowed some weeds and grasses to 
establish that are not characteristic of wetlands. Since the fill likely contained additional 
seed sources and the constant mowing and maintaining of the area contributes to the 
disturbance, we chose to treat these fill areas as disturbed and not give the vegetation 
parameter equal weight as it receives in the other areas of the site. The extremely hydric 
soils and saturation levels of these areas, as well as the similarity to control plots across 
Conser Road to the north further contributed to our decision to call this area wetland. 

Additionally, because we were looking only at approximately 5 acres in our field visit 
instead of the entire site, we were able to allow more time to place test plots and provide 
an additional level of effort to fine tuning the delineation. During our field investigation, 
we examined numerous soil profiles throughout the area of impact, and selected 5 to 
demonstrate the changes found in our delineation. Data is included in Appendix B. 

5.0 Results of Findings 

Timing our field inspection during the early part of the growing season and viewing the 
vegetation parameter in the fill areas with less significance resulted in a few minor 
changes to the delineated boundary within the area of impact. In the northeast corner of 
the impact site, the originally mapped 5736 squaie foot wetland was found to be 
connected hydrologically to the two southern wetlands that lie in the footprints of the 
abandoned housing development. Some of our data was found to be consistent with the 
previous delineation; most of the areas around the housing footprints remain the same 
and we identified similar upland areas between the housing footprints. 

It does not appear that the site experienced any hydrologic changes during the 
intervening years that increased the size of the wetland in the northeast corner. In fact, 
based on conversations with Michael McCabe of the Oregon Department of State Lands, 
the isolation of the Seavey Meadows wetland areas by transportation corridors could 
have made the site drier over the years. Rather, it is likely that the timing of the original 
delineation during one of the driest times of the year along with the reliance on 
secondary indicators of hydrology missed some small areas of wetlands during that time. 
A more in depth study focused on one small area during the optmum time of the 
growing season made some small adjustments to the wetland boundary. 

The western part of the area of investigation (the site of 1998 plots 4, 5, and 6) was 
investigated and matches the conclusions of the original wetland delineation. 

6.0 Conclusions 

The 1998 delineation and subsequent concurrence by the Department of State Lands 
remains accurate for the areas of fewer disturbances throughout the site. In these 
portions of the delineation lines were drawn based on the lack of hydric soils as well as 
saturation (Plots 21, 22: W.E.T. 1998 delineation). However, in the areas to the east in 
the area of impact, wetland boundaries were found to differ slightly due to the presence 
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of primary hydrology indicators during our field investigation. The delineation within the 
housing footprint area will need to be amended to include the additional areas to the 
northeast that were found to be saturated during the more recent March 2007 field visit 
that were previously thought to not have any hydrology indicators (see Figure 2- March 
21, 2007 Re-delineation). The 1998 delineation of the area of investigation should be 
replaced with Figure 2. 

As a result of the re-delineation of the wetland boundaries, Willamette Neighborhood 
Housing Services redesigned the project and further reduced impact on the wetlands. 
Originally 1.67 acres of wetland was slated for impact. Under the current approved 
project, the applicant plans to impact 1.65 acres of wetland. 
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DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Corvallis Date: 3/2?107 File # - 
ProjectIContact: Seavey Meadows Site Det. by: KAA. JTR 
Plant Community: disturbed Plot # p1 
Plot location: just south of Conser Rd 
Recent Weather: 
Do normal environ. conditions exist? Y X N If No, explain: - 
Has Vegetation X Soil Hydrology 0 been significantly disturbed? 

Explain: Veqetation has been spraved and tilled in past. consists ~rimarily of aqricultural weeds. 

Tree Stratum 
Status/ Raw % Cover1 Re/% Cover 

VEGETATION 

SaplingIShrub Stratum 
Total Plot Cover: -% 50%: -% 20%: -% 

Status1 Raw % Cover/ Re1 % Cover 

Herb Stratum 
Status1 Raw % Cover1 Rel % Cover 

1. Holcus lanatus FAC 20 
2. Festuca arundinacea FAC- 30 20 
3. Rurnex acetosella FACU+ 10 20 ,- 

In 
4. Leontondon autumnalis FAC 10 'C; - 
5. Daucus carota NOL 5 - - 

* 
6. 8 

7. 
8. 

E 
I: 

9 
0 m 

10. 3 

Percent of Dominant Species that are OBL, FACW, FAC (not FAG-): 50% 
Other Hydrophytic Vegetation Indicators: - 
Criteria Met? YES X NO Comments: Veqetation valid onlv marginallv due to disturbance levels. 
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Wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P I  

SOILS 
Map Unit Name: Dayton silt loam Drainage Class: 

On Hydric Soils List? Y X N Has hydric inclusions? Y C] N 

Depth Range Matrix Redox concentrations' Redox ~epletions' Texture 
of Horizon Coior * abund.IsizelcontrasVcolorllocation (matr~x or poreslpeds) 

0 - 4  10 YR 312 gravelly silt loam 

4-10" 10 YR 412 7.5 YR 416 5%, fine silt loamlclay 

10-1 6" 10 YR 411 7.5 YR 516 15%, fine silt loamlclay 

Hydric Soil Indicators: 
N Histosol ConcretionslNodules (wlin 3 ;  > 2mm) 
L" Histic Epipedon ,- a High organic content in surface (in Sandy Soils) - - - C] Sulfidic Odor C] Organic streaking (in Sandy Soils) 
C 
s 0 Reducing Conditions (tests positive) [? Organic pan (in Sandy Soils) 

X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 
X Redox features within lO"(e.g., concentrations)[? Meets hydric soil criteria 3 or 4 (ponded or flooded for 

0 long duration) m 
Y 

3 C] Supplemental indicator (e.g., NRCS field indicator): - 

Criteria Met? YES X NO Comments: .................................................................................. .................................................................................. 
HYDROLOGY 

Recorded Data 
Recorded Data Available C1 Aerial Photos C] Stream gauge Other C] No Recorded Data Available 

Field Data 
Depth of inundation: none 

Primary Hydrology Indicators: 
C] Inundated 
[71 Saturated in upper 12 inches 
C] Water Marks 
C1 Drift l ines 
0 Sediment Deposits 

Drainage Patterns 

Depth to Saturation: none Depth to free water: none 
- - 

Secondary Hydrology Indicators (2 or more required): 
0 Oxidized Root Channels (upper 12") 

Water-stained Leaves 
0 Local Soil Survey Data 

FAC-Neutral Test 
Other: - 

Criteria Met? YES NO X Comments: 

DETERMINATION 

WETLAND? YES NO X Comments: 
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" 
DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benion City: Cowallis Date: 3/21/07 File # 
ProjectIContact: Seavev Meadows Site Det. by: KAA. JTR 
Plant Community: disturbed Plot # 
Plot location: just south of Conser Rd 
Recent Weather: 
Do normal envtron. conditions exist? Y X N C] If No, explain: - 
Has Vegetation X Soil Hydrology been significantly disturbed? 

Explain: Veqetation has been soraved and tilled in past, consists primarily of aqricultural weeds. 

Tree Stratum 
Statusl Raw % Cover1 Ref % Cover 

VEGETATION 

SapIinglShrub Stratum 
Total Plot Cover: -% 50%: -% 20%: -% 

Status1 Raw % Cover1 Rel % Cover 

Herb Stratum 
Statusl Raw % Cover1 Rel % Cover 

1. Holcus lanatus FAC 30 
2. Festuca arundinacea FAC- 20 20 
3. Vicia sop. NOL 10 20 C)  

V) 

4. Deschampsia caesoitosa FACW 10 r - 
5. - - 
6. C 

- 5 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 66% 
Other Hydrophytic Vegetation Indicators: - 
Criteria Met? YES X NO [rl Comments: Veqetation valid only marqinallv due to disturbance levels. 
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wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P2 

SOILS 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N C] Has hydric inclusions? Y C] N 

Depth Range Matrix Redox concentrations' Redox ~e~ le t ions '  Texture 
of Horizon Color * abund.lsizelcontrast/colorllocation (matrix or pores/peds) 

0-4" 10 YR 412 7.5 YR 416 5%, fine silt loam 

4-1 0" 10 YR 411 7.5 YR 414 5%, fine silt loamlclay 

10-1 6" 10 YR 511 7.5 YR 414 15%, fine silt loamlclay 

tiydric Soil indicators: 
C] Histosol C] Concretions/Nodules (wlin 3"; > 2mm) 

3 [? Histic Epipedon C] High organic content in surface (in Sandy Soils) 
r - C] Sulfidic Odor C] Organic streaking (in Sandy Soils) - - Reducing Conditions (tests positive) C] Organic pan (in Sandy Soils) 
" s X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 

X Redox features within 10"(e.g., concentrations)n Meets hydric soil criteria 3 or 4 (ponded or flooded for 
c long duration) 
O m C] Supplemental indicator (e.g., NRCS field indicator): - - 
3 

Criteria Met? YES X NO q Comments: - .................................................................................. .................................................................................. 
HYDROLOGY 

Recorded Data 
C] Recorded Data Available C] Aerial Photos Stream gauge C] Other C] No Recorded Data Available 

Field Data 
Depth of inundation: none 

Primary Hydrology Indicators: 
C] Inundated 
[I] Saturated in upper 12 tnches 

Water Marks 
C] Drift Lines 
C] Sediment Deposits 
[? Drainage Patterns 

Depth to Saturation: ffl Depth to free water: 8" 
- .-+ 

Secondary Hydrology Indicators (2 or more required): 
[Zi Oxidized Root Channels (upper 12") 
[? Water-stained Leaves 

Local Soil Survey Data 
FAC-Neutral Test 

q Other: - 

Criteria Met? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO Comments: 
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DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Cowallis Date: 3/21/07 File # - 
ProjecffContact: Seavev Meadows Site Det. by: KAA, JTR 
Plant Community: disturbed Plot # 
Plot location: just south of Conser Rd, on too of berm 
Recent Weather: 
Do normal environ. conditions exist? Y X N 0 If No, explain: - 
Has Vegetation X Soil Hydrology 0 been significantly disturbed? 

Explain: Area has had fill dirt placed on it in the past. 

VEGETATION 

Tree Stratum Herb Stratum 
Status1 Raw % Cover1 Rel % Cover Status1 Raw % Cover1 Rel % Cover 

1. 1. Holcus lanatus FAC 40 
2. 2. Festuca arundinacea FAC- 30 20 
3. 3. Poa sop. NOL 10 20 

SaplingIShrub Stratum 5. 
Total Plot Cover: % 50%: % 20%: -% 6. 

Status1 Raw % Cover/ Rel % Cover 7. 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 66% 
Other Hydrophytic Vegetation Indicators: - 
Criteria Met? YES X NO Comments: Veaetation valid only marainallv due to disturbance levels. 
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wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P3 

SOILS 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N Has hydric inclusions? Y [7 N 13 

Depth Range Matrix Redox concentrations' Redox ~epletions' Texture 
of Horizon Color abund./sizelcontrasffcolor/location (matrix or poresfpeds) 

0-6" FILL 10 YR 312 gravelly silt loam 

6-1 0 10 YR 412 7.5 YR 414 20%, fine silt loamlclay 

10-1 6" 10 YR 411 7.5 YR 414 25%, fine silt loamlclay 

Hydric Soil Indicators: 
[7 Histosol 0 ConcretionslNodules (wlin 3"; > 2mm) 

(D 
m [7 Histic Epipedon High organic content in surface (in Sandy Soils) 
'F - [3 Sulfidic Odor C1 Organic streaking (in Sandy Soils) - - C] Reducing Conditions (tests positive) C] Organic pan (in Sandy Soils) 
.y 
s X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 

X Redox features within 10n(e.g., concentrations)[7 Meets hydric soil criteria 3 or 4 (ponded or flooded for 
13 long duration) 
2 [3 Supplemental indicator (e.g., NRCS field indicator): - 
z 

Criteria Met? YES X NO iZ] Comments: - .................................................................................. .................................................................................. 
HYDROLOGY 

Recorded Data 
jZ] Recorded Data Available Aerial Photos Stream gauge [Zi Other [7 No Recorded Data Available 

Field Data 
Depth of inundation: none 

Primary Hydrology Indicators: 
[51 Inundated 
X Saturated in upper 12 inches 
[3 Water Marks 
C] Drift Lines 
C] Sediment Deposits 

Drainage Patterns 

Depth to Saturation: 10" Depth to free water: 14" 
- * 

Secondary Hydrology Indicators (2 or more required): 
Oxidized Root Channels (upper 12) 
Water-stained Leaves 
Local Soil Survey Data 
FAC-Neutral Test 

[I] Other: - 

Criteria Met? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO Comments: This plot is located in the highest elevation area of the 
investigated site. The soil is saturated despite fill. When pit was left open, accumulated open water at 11" 
after 20 minutes. Veg not characteristic of a wetland, but BPJ says due to mowing and fill placement this 
parameter is only marainally useful. 
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DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benlon City: Cowallis Date: 312 1/07 File # - 
ProjectIContact: Seavev Meadows Site Det. by: KAA, JTR 
Plant Community: disturbed Plot # 
Plot location: just south of Conser Rd, on top of berm 
Recent Weather: 
Do normal environ. conditions exist? Y X N [? If No, explain: - 
Has Vegetation X Soil Hydrology been significantly disturbed? 

Explain: Area has had fill dirt placed on it in the past. 

Tree Stratum 
Statusl Raw % Coverl Rel % Cover 

VEGETATION 

SaplingIShrub Stratum 
Total Plot Cover: -% 50%: -% 20%: -% 

Statusl Raw % Coverl Rei % Cover 
1. 
2. 
3. 
4. 
5. 

Herb Stratum 
Statusl Raw % Coverl Rel % Cover 

1. Deschampsia caespitosa FACW 15 
2. Rumex acetosella FACU+ 30 
3. Holcus lanatus FAC 25 
4. Grindelia inteqrifolia 
r 

FACW 5 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 50% 
Other Hydrophytic Vegetation Indicators: - 
Criteria Met? YES X NO [3 Comments: Veqetation valid onlv marainallv.dwe to disturbance levels. 
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Wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P4 

SOILS 
Map Unit Name: Davion silt loam Drainage Class: 

On Hydric Soils List? Y X N C] Has hydric inclusions? Y CJ N C] 

Depth Range Matrix Redox concentrations' Redox ~e~ le t i ons '  Texture 
of Horizon Color * abund.lsizelcontrasffcolor/location (matrix or poreslpeds) 

0-4" FILL 10 YR 312 gravelly silt loam 

4-10" 10 YR 411 7.5 YR 414 lo%, fine silt loam 

10-16" 10 YR 511 7.5 YR 416 20%, fine silt loam/clay 

Hydric Soil Indicators: .- - Histosol I? ConcretionslNodules (wlin 3"; > 2mm) 
= +8 jZ] Histic Epipedon I? High organic content in surface (in Sandy Soils) 

Sulfidic Odor I? Organic streaking (in Sandy Soils) 
Reducing Conditions (tests positive) Organic pan (in Sandy Soils) 

5 X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 
X Redox features within 10"(e.g., concentrations)n Meets hydric soil criteria 3 or 4 (ponded or flooded for 

ong duration) 
13 Supplemental indicator (e.g., NRCS field indicator): 

Criteria Met? YES X NO Comments: - .................................................................................. .................................................................................. 
HYDROLOGY 

Recorded Data 
[3 Recorded Data Available Aerial Photos Stream gauge C] Other No Recorded Data Available 

Field Data - + 
Depth of inundation: none Depth to Saturation: 3" Depth to free water: 8" 

Primary Hydrology lndicators: 
[? Inundated 
X Saturated in upper 12 inches 
13 Water Marks 
13 Drift Lines 
[? Sed~ment Deposits 

Drainage Patterns 

Secondary Hydrology lndicators (2 or more required): 
I? Oxidized Root Channels (upper 12) 
C] Water-stained Leaves 
I? Local Soil Survey Data 
I? FAC-Neutral Test 

Other: - 

Criteria Met? YES X NO 0 Comments: 

DETERMINATION 

WETLAND? YES X NO [Z1 Comments: This area was previously delineated as upland by the 1998 
delineation. 
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DEPARTMEhIT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Corvallis Date: 3/21/07 File # - 
ProjectIContact: Seavev Meadows Site Det. by: KAA. JTR 
Plant Community: disturbed Plot # 
Plot location: east of proiect by fence alonq adiacent property 
Recent Weather: 
Do normal environ. conditions exist? Y X N [? If No, explain: - 
Has Vegetation X Soil [? Hydrology been significantly disturbed? 

Explain: Area has had fill dirt placed on it in the past. 

Tree Stratum 
Statusl Raw % Cover1 Rel % Cover 

VEGETATION 

SaplingIShrub Stratum 
Total Plot Cover: -% 50%: -% 20%: -% 

Status1 Raw % Coverl Re1 % Cover 

Herb Stratum 
Statusl Raw % Coverl Rel % Cover 

1. Festuca arundinacea FAC- 30 0)  
V )  

2. Taraxacum oficinale FACU 30 .7 - 
FAC 10 

- 
3. Holcus lanatus - = 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 50% 
Other Hydrophytic Vegetation Indicators: - 
Criteria Met? YES X NO C] Comments: Veaetation valid onlv marqinallv due to disturbance levels. 
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Wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P5 

SOILS 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N C] Has hydric inclusions? Y N C] 

Depth Range Matrix Redox concentrations' Redox Depletions' Texture 
of Horizon Color * abund./size/contrast/color/location (matrix or poreslpeds) 

0-4" FILL 10 YR 312 gravelly silt loam 

4-10" 10 YR 411 7.5 YR 414 lo%, fine silt loam 

10-1 6" 10 YR 411 7.5 YR 416 20%, fine silt loamlclay 

Hydric Soil Indicators: 
0 (D C] Histosol [I] ConcretionslNodules (wlin 3"; > 2mm) 
C; Histic Epipedon C] High organic content in surface (in Sandy Soils) 
E C] Sulfidic Odor C] Organic streaking (in Sandy Soils) 
z C] Reducing Conditions (tests positive) [I] Organic pan (in Sandy Soils) 

X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 

c X Redox features within lO(e.g., concentrations)C] Meets hydric soil criteria 3 or 4 (ponded or flooded for 
ong duration) 

C C] Supplemental indicator (e.g., MRCS field indicator): - 

Criteria Met? YES X NO C] Comments: - .................................................................................. .................................................................................. 
HYDROLOGY 

Recorded Data 
C] Recorded Data Available C] Aerial Photos [I] Stream gauge Other C] No Recorded Data Available 

Field Data 
Depth of inundation: none 

- .-+ 
Depth to Saturation: 9" Depth to free water: - 

Primary Hydrology Indicators: Secondary Hydrology indicators (2 or more required): 
C] inundated ; : C] Oxidized Root Channels (upper 12") 
X Saturated in upper 12 inches Water-stained Leaves 
C] Water Marks [I] Local Soil Survey Data 
[I] Drift Lines C] FAC-Neutral Test 
Ci Sediment Deposits [3 Other: - 
C] Drainage Patterns 

Criteria Met? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO Comments: This area was previously delineated as upland by the 1998 
delineation. 
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Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

Approved as corrected 09-30-04 
CITY OF CORVALLIS 

PLANNING COMMISSION MINUTES 
Natural Features Project - Legislative Amendments 

September 16,2004 

Present 
Bill York, Chair 
Ed Barlow-Pieterick 
Tracy Daugherty 
Tony Howell 
Patricia Weber 

Excused 
Karyn Bird 
Jane B. Barth 
David Graetz, Vice Chair 
Vicki McRoberts, Council Liaison 

Staff 
Kelly Schlesener, Planning Manager 
Kathleen Gager, Associate Planner 
Kevin Loso, GIs Technician 
Claire Pate, Recorder 

SUMMARY OF DISCUSSION 

Agenda Item I 
I 1. I Welcome, Introductions, and Agenda Review I 

D~sc~ss.on and De'lberat~ons on the Code Amendments Not 
Assoc~ated w~th Cnaoters 4 5. 4 13 4 11 and 4 12 

II. 

~~ ~ 

A. Existing chapte;s changed to 'place New Natural Hazards 
and Natural Resources Regulations in Both Application 
Materials Sections and Review Criteria Sections 

B. Existing Chapters Changed Minimally to Place References 
to the New Natural Hazards and Natural Resources 
Regulations 

C. Chapters Changed and Creation of a New Chapter to 
Address State Laws and LCDC Periodic Review Decisions 

Discussion and Deliberation of the Comprehensive Plan Map 
and Text Amendments within the City Limits 
A. Questions Raised Related to the Comprehensive Plan Map 
B. Division of State Lands Requested Changes to Wetlands 

Designations within the City Limits 

Regarding Needed Housing 
D. Elimination of Chapters 2.15 Hillside Development and 

Density Transfer, and 3.18 Regional Shopping Center 
E. New Chapters and Medium Revisions 

I IV. / Next Steps I 
I V. I Adjournment 
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CONTENT OF DISCUSSION 

The Corvallis Planning Commission meeting of the Natural Features Project Legislative 
Amendments was called to order by the Chair at 7:00 p.m. in the Downtown Fire Station 
Meeting Room, 400 NW Harrison Boulevard. 

I. Welcome, Introductions, and Aclenda Review 

Chair York said that this is a continuation of the public hearing process forthe Legislative 
Amendments Related to the Natural Features Project (CPA04-00003, LDT04-00001, 
ZDC04-00007). Thedeliberations involve amendments to the Comprehensive Plan Text 
and Comprehensive Plan Map. 

II. Discussion and Deliberation of the Comprehensive Plan Map and Text 
Amendments for Areas within the Citv Limits 

A. Questions Raised Related to the Comprehensive Plan Map: 

1. Seavy Meadows: 

The Seavy Meadows project went through a public process several years ago. 
Ms. Schlesener showed a transparency with the two wetlands areas. The area 
south of Conser Drive, shown in a box, contains approximately five acres with 
a 1.6 acre site of wetlands, which is the project site. The entire wetlands site 
is approximately 30 acres, and applying the Minimum Assured Development 
Area (MADA) would leave approximately 15 acres that could be developed. 
The five-acre site intended for development is only one third of that area. A fill 
permit has been approved for 1.67 acres of the land within that 5-acre area for 
an affordable housing project for the City. Director Gibb has agreed to put a 
conservation easement on the balance of the undeveloped land after the 
development is completed. He feels that it would be premature at this point to 
declare this site locally protected, as it might create issues with the previously 
approved plan for development. 

Commissioner Howell said there are two possible directions: to not designate 
the south portion which was inventoried as a separate wetland; or designate 
it but know that the City has a plan to use less than one third of the available 
MADA, but would register the value of the rest of it. His calculations are that 
about 7 acres would be developable if MADA applied to the south part. This 
item will be tabled until the next meeting, so that Director Gibb can address 
Commissioner Howell's concerns. 

2. 4865 & 4905 Philomath Blvd., Katherine Phillips property: 

Katherine Phillips has requested that the small portion of a larger tree grove 
that is on her property be removed. Though the portion of the tree grove on 
her property does not have a dominance of native trees, the overall tree grove 
does. This grove was selected for high protection because it is one of the only 
tree groves remaining in this area. Ms. Phillips would not need the MADA to 
develop, as she has more than a sufficient percentage of land available, even 
if the tree grove portion is protected. The owner of the property to the east has 
not been heard from, but Ms. Phillips was inquiring about that property in case 
she wanted to purchase it. Commissioner Weber referred to Ms. Phillips' 
statement that she would like to harvest her fruit and collect firewood. Staff 
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Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

Approved 10-06-04 

CITY OF CORVALLIS 
PLANNING COMMISSION MINUTES 

Natural Features Project - Legislative Amendments 
September 23,2004 

Present 
Bill York, Chair 
Ed Barlow-Pieterick 
Jane B. Barth 
Tracy Daugherty 
Tony Howell 
Patricia Weber 

Excused 
Karyn Bird 
David Graetz, Vice Chair 
Vicki McRoberts, Council Liaison 

SUMMARY OF DISCUSSION 

Staff 
Ken Gibb, Community Development Director 
Fred Towne, Senior Planner 
Kathleen Gager, Associate Planner 
Kevin Young, Associate Planner 
Claire Pate. Recorder 

Commissioner Howell's 9/23/04 Memorandum 
C. Chapter 4.13 

CONTENT OF DISCUSSION 

The Corvallis Planning Commission meeting of the Natural Features Project Legislative Amendments 
was called to order by the Chair at 7:00 p.m. in the Downtown Fire Station Meeting Room, 400 NW 
Harrison Boulevard. 

I. Welcome. Introductions. and Aqenda Review 

Chair York said that this is a continuation of the public hearing process for the legislative 
amendments related to the Natural Features Project of the Land Development Code Update 
Phase Ill (CPA04-00003, LDT04-00001,ZDC04-00007). The deliberations involve amendments 
to the Comprehensive Plan Text and Comprehensive Plan Map. 
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b. Willamette Park discussion will be deferred until later. 

c. Are the Wetlands S-WIL-W-7 and S-GOO-W6 on the composite Natural Features 
Map? Staff's response is that they are on the Riparian and Wetlands Map. 

d. Seavy Meadows discussion will be deferred until later. 

e. Dating of individual maps. Staff will not be going back to renumber and date the 
earlier drafts of maps, but the maps that area adopted by City Council will be dated. 
This adoption will be for an Inventory as well, and will be dated. It was noted that if 
another effort of this sort were to occur, part of a future contract document could be 
the requirement to date all maps and data sheets. 

6. Other comments 

a. Section 4.13.40.01.b.l (Page E-116) Commissioner Weber suggested that the 
phrase "Non-Locally Protected wetlands'' be substituted with "Proximate wetlands." 

b. Section4.13.40.01 .b.Z(Page E-117) Commissioner Webersuggested that the phrase 
"or non-Proximate" be inserted between the words "Protected" and "wetlands" in the 
first sentence. 

Staff and Commissioners concur with these changes. 

MOTION: Commissioner Daugherty moved approval of Chapter 4.13, with changes 
as noted above. Commissioner Barth seconded the motion which passed 
unanimously. 

D. Map Amendments - Carry Over items 

1. Willamette Park - Staff used overheads to show the map and to show Parks and 
Recreation's recommendation. They are in agreement with it having a high level of 
protection, and staff proposes to classify it as an Open Space and Drainage area, rather 
than a portion of the Riparian Corridor. It would be assigned High Protection Riparian 
Corridor standards. 

Commissioner Howell asked if there was language in the open space areas of the text 
defining high-protection? Staff said that this would be designated as part of the mapping. 
Staff will make more it visually apparent. 

2. Seavv Meadows - Director Gibb used overheads to show Seavy Meadows. The entire 
wetlands site is approximately 30 acres. He stated that the inventory shows everything 
north of Conser Drive as being locally significant wetlands. The area south of Conser is 
also shown as locally significant on the inventory. A fill permit has been approved for 
1.67 acres of the land within that 5 acre area for an affordable housing project for the 
City. He feels it would be premature at this point to declare this site locally protected, as 
it might create issues with the previously approved plan for development. Staff's 
recommendation is to take the area north of Conser and have local protection on it. In 
light of the extensive process the City went through seven years ago to do a balancing 
of interests on this property - balancing wetland protection with City investment, 
infrastructure that is outstanding, and housing opportunities -the area south of Conser 
(Seavy Meadows area) would not be designated as locally protected and would have a 
five-acre site set aside for development. This 5-acre site is less than the 7.12 acres that 
would be allowed to be developed with application of MADA. Director Gibb agrees to put 
a conservation easement on the balance of the undeveloped land after the development 
is completed. 

Commission concurs with this approach. 
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3. RTC - Article 40 and Chawter 3.26 

Ms. Gager handed out a nine-page document on grey paper outlining proposed changes 
to the RTC provisions, in accordance with direction from the Commission at the previous 
meeting. These changes, in effect, take the RTC off as a Comprehensive Plan 
designation, make it an underlying zone, establish where the zone would be able to be 
applied in the industrial areas, and establish the standards. 

Staff is recommending that it be an underlying district. The district itself would not be an 
overlay and would not have an expiration time on it. But because of how the RTC district 
is structured, where it is a 50-acre minimum and the idea was that there would be an 
overall plan submitted, staff is also recommending that there be a Planned Development 
overlay requirement and a Planned Development Conceptual Plan required at the time 
the district is put on a property. The Conceptual Plan could expire in three years, but the 
district would not go away. Before someone could build in the district, they would have 
to have approval of another Conceptual Plan, if the first had expired. 

Chair York asked about extensions to the time limit, and Ms. Gager pointed out that one- 
year extensions were granted by language in Section 3.26.20.02.b. 

Commissioners concur with this concept and minor language changes to clarify the one- 
year time extensions. 

MOTION: Commissioner Barlow-Pieterick moved to accept all three map and text 
changes as proposed by staff above. Commissioner Weber seconded the motion and 
it passed unanimously. 

Ill. Next Steps 
- 

Staff stated that the balance of the Chapters will be reviewed at the next meeting on September + 
30, 2004. Chair York suggested that cross-references to the memoranda in advance would be 

s 

helpful to have. At the next meeting, Commissioners should be prepared to arrive 15 minutes 
early and write up on the white board their items from the public comment that they wish to 

E 
s 
0 

discuss. Anything not up on the white board will then not be discussed, and no changes will be 
.4d m 

made in the draft text related to the omitted items. 2 

IV. Adiournment 

The meeting was adjourned at 10:45pm. 
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M E M O R A N D U M  

TO: Dan Carlson, Development Services 
Mike Fegles, Development Services 
Ken Gibb, Community Development 
Fred Towne, Planning 
Kevin Young, Planning 
Jim Mitchell, Public Works 
Gene Braun, Public Works 
Keith Turner, Public Works 
Som Sartnurak, Public Works 

F'ROM: Development Services 

DATE: June 20,2007 

SUBJECT: Update to Off-Street Parking and Access Standards; addition of Tandem Parking 
Standard 

BACKGROUND 

The Community Development Department has seen a substantial increase in the number of 
proposed and permitted developments that are incorporating tandem parking into their designs. 
Many of these developments are proposing the use of tandem parking within enclosed ground- 
level garages, and/or tandem parking more than 2-cars deep, which most City staff perceives as a 
nonfunctional design that will inevitably increase the demand of adjacent on-street parking. 
Staff is aware of past instances where tandem parking was permitted through outright and 
planned development. Thus, staff felt there was a need for a clear and consistent standard to 
address the specific circumstances and requirements that would permit tandem parking in the 
City's Off-Street Parking and Access Standards. 

DlSCUSSION 

The following language has been added to the City's Off-Street Parking and Access Standards as 
paragraph I.B. This addition resulted in the re-numbering of the subsequent paragraphs in 
Section I. The language includes the proposed definition, permitted development type, and 
dimensions of a Tandem Parking Stall: 

I.B. Tandem Parkine. - Tandem parking is the parking of two vehicles, one in front of or 
behind the other, which requires one of the vehicles to be moved in order for the other 
vehicle to enter or exit. Two cars parked in such an arrangements shall be referred to as a 
tandem parking stall. Tandem parking is sometimes referred to as stacked parking. 
Tandem parking is not parallel parking. Tandem Parking is permitted only for the 
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Staff - Identified Applicable Decision Criteria 
Seavey Meadows (PLD08-00001, SUB08-00001) 

Applicant Land Development Code Requirements: 

Section 1.6.20 -COMMON WORDS 

Replat (Major) - Land use process that is used when parcels within a recorded Subdivision 
are reconfigured such that four or more parcels are created or deleted in a calendar year. 
Procedures for this type of land use application are outlined in Section 1.2.110.03 -Special 
Development, Chapter 2.4 - Subdivisions and Major Replats, and Section 2.4.50 -Major 
Replat. 

Section 2.0.50.16: 

When more than one application has been filed at one time for a specific property or 
development, the review of those applications shall be coordinated as follows: 

a. If any of those applications would ordinarily be heard by the Planning Commission, b 
all of the applications shall be heard by the Planning Commission at the same (D 

meeting, except as outlined in "b," below. For example, applications for Zone 'L; - - - 
Changes are ordinarily heard by the Land Development Hearings Board. When a .w 
Zone Change is sought simultaneously with a Conditional Development; however, s 
the two applications shall be considered together by the Planning Commission and 
no action by the Land Development Hearings Board shall be required. 

E 
5 

B. Applications ordinarily heard by the Historic Resources Commission shall not be 
filed together (combined) with another application(s) requiring a public hearing 
that is ordinarily heard by some other hearing authority. Historic Preservation 
Permit applications and Historic Preservation Overlay-related Zone Change 
applications that are ordinarily decided by the Director, or the Director's designee, 
shall be filed together (combined) with applications ordinarily heard by the Historic 
Resources Commission. In these cases, the combination of historic applications 
shall be reviewed by the Historic Resources Commission and no prior action by the 
Director shall be required. 

Section 2.4.30 - TENTATIVE PLAT REVIEW PROCEDURES 

When an application is filed for a Subdivision, it shall be reviewed in accordance with the 
following procedures. 

2.4.30.04 - Review Criteria 

b. Residential Subdivisions - Requests for the approval of a Residential 
Tentative Subdivision Plat shall be reviewed to ensure consistency with the 
clear and objective approval standards contained in the following: the 
City's development standards outlined in  the applicable underlying Zoning 
Designation standards in Article Ill of this Code; the development 
standards in  Article IV of this Code; the standards of all acknowledged City 
Facility Master Plans; the adopted City Design Criteria Manual; the adopted 
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Oregon Structural Specialty Code; the adopted International Fire Code; 
the adopted City Standard Construction Specifications; the adopted City 
Erosiori~revention and Sediment control-ordinance; and the adopted city 
Off-street Parking Standards. Additionally, the following criteria shall be 
met for Residential Subdivisions and the application shall demonstrate 
adherence to them: 

1. Consistency with the applicable development standards, including 
the applicable Pedestrian Oriented Design Standards; 

2. Preservation andlor protection of Significant Natural Features, 
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, 
and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area 
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, 
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
Streets shall also be designed along contours, and structures shall 
be designed to fit the topography of the site to ensure compliance 
with these Code standards; 

3. Land uses shall be those that are outright permitted by the existing 
underlying zoning designation. 

4. Excavation and grading shall not change hydrology in terms of 
water quantity and quality that supports existing Locally Significant 
Wetlands andlor Riparian Corridors that are subject to Chapter 4.13 
- Riparian Corridor and Wetland Provisions. 

A Residential Subdivision that conforms to these criteria is considered to meet all 
of the compatibility standards in this Section and shall be approved. A Residential 
Subdivision that involves Uses subject to  Plan Compatibility or Conditional 
Development review, or that involves a Zone Change, shall meet the applicable 
compatibility criteria for those Plan Compatibility, Conditional Development, and 
Zone Change applications. 

Section 2.4.50 -MAJOR REPLAT 

An application for a Major Replat shall be reviewed and processed in accordance with the 
Tentative and Final Subdivision Plat procedures in Sections 2.4.30 and 2.4.40 above. 

Section 2.5.20 - PURPOSES 

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

a. Promote flexibility in design and permit diversification in location of structures; 

b. Promote efficient use of land and energy, and facilitate a more economical 
arrangement of buildings, circulation systems, land uses, and utilities; 

c. Preserve, to  the greatest extent possible, existing Significant Natural Features and 
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landscape features and amenities, and use such features in a harmonious fashion; 

d. Provide for more usable and suitably located pedestrian andlor recreational facil- 
ities and other public andlor common facilities than would otherwise be provided 
under conventional land development procedures; 

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

f. Provide the applicant with reasonable assurance of ultimate approval before 
expenditure of complete design monies, while providing the City with assurances 
that the project will retain the character envisioned at the time of approval; 

g. Provide greater compatibility with surrounding land uses than would otherwise be 
provided under conventional land development procedures; and 

h. Provide benefits within the development site that compensate for the variations 
from develo~ment standards such that the intent of the development standards is 
still met. 

Section 2.5.40.04 - Review Criteria 

2.5.40.04 - Review Criteria 
Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
Council. The application shall demonstrate compatibility in the areas in  "a", below, as 
applicable, and shall meet the Natural Resource and Natural Hazard criteria in "b", below. 

a. Compatibility Factors - 
1. Compensating benefits for the variations being requested 

2. Basic site design (the organization of Uses on a site and the Uses' 
relationships to neighboring properties); 

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

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation facilities; 

10. Traffic and off-site parking impacts; 
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11. Utility infrastructure; 

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

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

14. Preservation andlor protection of Significant Natural Features, consistent 
with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 
4.5 -Natural Hazard and Hillside Development Provisions, Chapter 4.11 - 
Minimum Assured Development Area, Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. Streets shall also be designed along contours, and structures 
shall be designed to fit the topography of the site to ensure compliance 
with these Code standards. 

b. Natural Resources and Natural Hazards Factors - 
1. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 

and Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions 
shall provide protections equal to or better than the specific standard 
requested for variation, and 

2. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 -Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions 
shall involve an alternative located on the same development site where the 
specific standard applies. 

Section 3.6.30 - RS-12 DEVELOPMENT STANDARDS 

!Land Divisions. 

c. Minimum Lot Area 12,200 sq. ft. per dwelling unit 

Table 3.6-1 

Id. Minimum Lot Width 125 ft. 

a. Minimum Density 

b. Maximum Density 

Staff - identified Applicable Decision Criteria 

Standard 

12 units per acre. Applies to the creation of 
Land Divisions. 

20 units per acre. Applies to the creation of 
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1 For Detached Zero Lot Line dwelling units, prior to Building Permit approval, the applicant shall 
submit a recorded easement between the subject property and abutting lot next to the yard having 
the zero setback. This easement shall be sufficient to guarantee rights for maintenance purposes 
of structures and yard, but in no case shall it be less than five ft. in width. 

e. Setbacks 
1. Front yard 

2. Rear yard and Side yards 

Interior attached townhouses 
exempt from interior side yard 
setbacks.) 

a) Single Detached 
b) Single Attached and 

Zero Lot Line Detached 
C) Duplex and Multi- 

Dwelling 
d) Abutting a more 

restrictive zone 

3. Corner Lot 

See also "k," and "I," below. 

f. Minimum GaragelCarport Setbacks 
1. Garagelcarport entrance 

facinglparallel to the street 

2. Garagelcarport entrance 
sidewayslperpendicular to  
street 

See also "k," and "I," below. 
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Standard 

10 ft. minimum; 25 ft. maximum 
Also, unenclosed porches may encroach into 
front yards, provided that a minimum front yard 
of 5 ft. is maintained. 

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

5 ft. minimum each side yard 
0 ft. one side; 8 ft. minimum on opposite side' 

10 ft. minimum each side 

10 ft. minimum 

10 ft. minimum on side abutting the street. 
Vision clearance areas in accordance with 
Section 4.1.40.c of Chapter 4.1 - Parking, 
Loading, and Access Requirements. 

19 ft. minimum 

10 ft. minimum 

Setbacks from alleys in accordance with Section 
4.0.60.j of Chapter 4.0 -Improvements Required 
with Development. 

Garageslcarports are also subject to the 
provisions in  Chapter 4.10 - Pedestrian Oriented 
Design Standards. 



Actively Farmed Open Space- abutting Actively Farmed 0s-AG Land, a 
Agricultural (0s-AG) Land minimum 50 ft.-wide continuous plant or 

plantlberm buffer is required. It is the 
See also "k," and "I," below. applicant's responsibility to provide this buffer. 

The minimum setback for lands adjacent to 
Actively Farmed OS-AG Land is 100 ft. Any 
intervening right-of-way may be included in the 
100-ft. setback measurement. 

Structures that existed on December 31,2006, 
and that would fall within the 100-ft setback 
from Actively Farmed 0s-AG Land shall not be 
considered as non-conforming structures and 
no additional buffering is required to maintain 
the existing development. 

hed townhouses exempt from this 

located outside a setback area, but within 

wall at least one ft. higher than the 
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Section 3.6.40 - MULTIPLE BUILDINGS ON ONE LOT OR SITE 

n. Natural Hazards and Hillsides 

0. Significant Vegetation 

P. Riparian Corridors & Locally Protected 
Wetlands 

4. Landscaping 

r . Required Green Area, Private Outdoor 
Space, and Common Outdoor Space 

To provide privacy, light, air, and access to the dwellings within the development, the following 
minimum standards shall apply to multiple residential buildings on a single lot or site in  the RS-12 
Zone: 

M 

Standard 

See Chapter 4.5 -Natural Hazard and Hillside 
Development Provisions. 

- 
See Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting and Chapter 4.12 - 
Significant Vegetation Protection Provisions. 

See Chapter 4.13 - Riparian Corridor and 
Wetland Provisions. 

See Section 3.6.50, below, and Chapter 4.2 - 
Landscaping, Buffering, Screening, and 
Lighting. 

See Section 3.6.50, below. 

. . 
yc 

a. Buildings with opposing windowed walls shall be separated by 20 ft. - r - - 
b. Buildings with windowed walls facing buildings with blank walls shall be separated by 15 C 

s 
ft. However, no blank walls are allowed to face streets, sidewalks, or multi-use paths. See 
Chapter 4.10 - Pedestrian Oriented Design Standards. E' 

r 
0 m 

c. Buildings with opposing blank walls shall be separated by 10 ft. As stated in "b," above, 
no blank walls are allowed to face streets, sidewalks, or multi-use paths. See Chapter 4.10 3 
- Pedestrian Oriented Design Standards. 

d. Building separation shall also apply to building projections such as balconies, bay 
windows, and room projections. 

e. Buildings with courtyards shall maintain separation of opposing walls as listed in "a," 
through "c," above. 

f. Where buildings exceed a length of 60 ft. or exceed a height of 30 it., the minimum wall 
separation shall be increased. The rate of increased wall separation shall be one ft. for 
each 15 ft. of building length over 60 ft., and two ft. for each 10 ft. of building height over 
30 ft. 

9. Driveways, parking lots, and common or public sidewalks or multi-use paths shall 
maintain the following separation from dwelling units built within eight ft. of ground level. 

1. Driveways and parking lots shall be separated from windowed walls by at least 
eight ft.; sidewalks and multi-use paths shall be separated by at least five ft. 
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2. Driveways and parking lots shall be separated from living room windows by at 
least 10 ft.; sidewalks and multi-use paths shall be separated by at least seven ft. 

3. Driveways and uncovered parking spaces shall be separated from doorways by at 
least five ft. 

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

3.6.50.01 - Green Area 

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

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

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

3.6.50.06 - Location of Green Area 

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

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

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

c. Enhancing park sites adjacent to the convergence of sidewalks andlor 
multi-use paths; 

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

e. Enhancing opportunities for passive relaxation and recreation for 
residents, employees, andlor visitors within a development site. 

3.6.50.02 - Private Outdoor Space Per Dwelling Unit 

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

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

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

d. Private Outdoor Space shall be screened or designed to provide privacy for 
the users of the space. 

e. Private Outdoor Space may be considered as part of the 30 percent Green !a 
r- 

Area required under Section 3.6.50.01, i f  it is located on the ground. Upper- ? - 
story balconies cannot be counted. - - 

C 
c 

3.6.50.03 -Common Outdoor Space Per Dwelling Unit 2 
E 
r 

a. In addition to the Private Outdoor Space requirements of Section 3.6.50.02, o 
m 

Common Outdoor Space shall be provided in  developments of 20 or more w 

dwelling units, for use by all residents of the development, in the following 3 
amounts: 

1. Studio, one- and two-bedroom units: 200 sq. ft. per unit 

2. Three or more bedroom units: 300 sq. R. per unit 

b. The minimum size of any Common Outdoor Space shall be 400 sq. R., with 
minimum dimensions of 20-by-20 ft. 

c. A Common Outdoor Space may include any of the following, provided that 
they are outdoor areas: recreational facilities such as tennis, racquetball, 
and basketball courts, swimming pool and spas; gathering spaces such as 
gazebos, picnic, and barbecue areas; gardens; preserved natural areas 
where public access is allowed; and children's tot lots. 

d. The Common Outdoor Space may be considered as part of the 30 percent 
Green Area required under Section 3.6.50.01. The Common Outdoor Space 
shall not be located within any buffer or perimeter yard setback area. 

e. A children's tot lot shall be provided for each 20 units. The minimum 

Staff - Identified Applicable Decision Criteria Attachment L - 9 



dimensions for any tot lot shall be 20-by-20 ft., with a minimum size of 400 
sq. ft. The tot lot shall include a minimum of three items of play equipment 
such as slides, swings, towers, and jungle gyms. Any one or a combination 
of the following shall enclose the tot lot: a 2.5 to 3 ft.-high wall, fence, or 
planter; or benches or seats. 

f. Where more than one tot lot is required, the developer may provide 
individual tot lots or may combine them into larger playground areas. 

g. Housing complexes that include 20 or more dwelling units designed for 
older persons do not require tot lots. However, Common Outdoor Space 
shall be provided as specified in "a" through "d" above. 

3.6.50.04 -Option to Combine Private and Common Outdoor Space 

a. The private and Common Outdoor Space requirements may be met by 
combining them into areas for active or passive recreational use. Examples 
include courtyards and roof-top gardens with pedestrian amenities. 
However, where larger Common Outdoor Spaces are proposed to satisfy 
Private Outdoor Space requirements, they shall include pedestrian 
amenities such as benches or other types of seating areas. 

b. The combined outdoor space may be covered, but it shall not be fully 
enclosed. 

Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED DESIGN 
STANDARDS 

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

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

b. Developments subject to Conditional Development andlor Planned Development 
approval, as required by a Condition(s) of Approval(s); and 

Section 4.0.30 - PEDESTRIAN REQUIREMENTS 

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

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

d. To provide for orderly development of an effective pedestrian network, pedestrian 

Staff - Identified Applicable Decision Criteria Attachment L - 10 



facilities installed concurrently with development of a site shall be extended 
through the site to the edge of adjacent property(ies). 

f. Prior to development, applicants shall perform a site inspection and identify any 
Contractor SidewalMstreet Stamps in existing sidewalks that will be impacted by 
the development. If such a Contractor SidewalMstreet Stamp exists, it shall either 
be left in its current state as part of the existing sidewalk, or incorporated into the 
new sidewalk for the development site, as close as possible to the original location 
and orientation. 

Section 4.0.40 - BICYCLE REQUIREMENTS 

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

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

t- 
Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS Ic 

7 

a. Traffic evaluations shall be required of all development proposals in 
accordance with the following: 

E 
1. Any proposal generating 30 or more trips per hour shall include Level of c 

0 
Service (LOS) analyses for the affected intersections. A Traffic Impact m 
Analysis (TIA) is required, if required by the City Engineer. The TIA shall be 
prepared by a registered professional engineer. The City Engineer shall 

z 
define the scope of the traffic impact study based on established proced 

ures. 

The TIA shall be submitted for review to the City Engineer. The proposed 
TIA shall reflect the magnitude of the project in accordance with accepted 
traffic engineering practices. The applicant shall complete the evaluation 
and present the results with an overall site development proposal. 

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

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

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

f. Easements or dedications required in  conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

1. Alley standards shall be as follows - 
2. Additional Standards for Alleys Servinq Residential Use Types - 

C) Street trees shall be provided on either side of the alley tract, 
outside the tract, at the rate o f  one tree per lot, consistent with 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 
Such street trees are also required in  cases where the Director 
approves an exception to the requirement for the alley to be in a 
separate tract, for infill developments less than two acres in size; 

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

8. Right-of-way and improvement widths shall be as specified in the 
Transportation Plan and Table 4.0-1 - Street Functional Classification 
System. 

n. Block Perimeter Standards -The following Block Perimeter requirements apply to 
all development projects. Exceptions to these requirements may be approved for 
development that is smaller than one acre and situated in areas where the street 
patterns are established and do not require connections to the development. 

1. Residential Standards - 

a) Com~lete Blocks - Developments shall create a series of 
complete blocks bound by a connecting network of public 
or private streets with sidewalks. When necessary to 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, andlor to 
Significant Natural Features, blocks may be bound by 
walkways without streets. 

b) Maximum Block Perimeter - The maximum Block Perimeter 
shall be 1,200 ft. Block faces greater than 300 ft. shall have a 
through-block pedestrian connection. 

Staff - Identified Applicable Decision Criteria Attachment L - 12 



c) Variations Allowed Outriaht - Variations of up to 30 percent 
to these block distances may be allowed outright to 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, to 
Significant Natural Features, to existing street patterns, 
andlor to existing development. 

q. Development shall include underground electric services, light standards, wiring 
and lamps for streetlights according to the specifications and standards of the City 
Engineer. The developer shall be responsible for installation of underground 
conduit for street lighting along all public streets improved in conjunction with 
such development in  accordance with the following: 

1. The developer shall coordinate with the City Engineer to determine the 
location of future street light poles. 

2. The streetlight plan shall be designed to provide illumination meeting 
standards set by the City Engineer. 

3. The standard street light installation is a wood pole. 

The developer shall install such facilities and make the necessary arrangements Q) 

with the serving electric utility for the City-owned and operated street lighting 
F IC 

system to be served at the lowest applicable rate available to the City. Upon City's - - 
acceptance of such development improvements, the street lighting system, - .,- 
exclusive of utility-owned service lines, shall be and become the property of the s 
city. E 

C 
0 

Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) m z 
a. All development sites shall be provided with public water, sanitary sewer, storm 

d 

drainage, and street lights. 
b. Where necessary to serve property as specified in  "a" above, required public utility 

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

adjacent properties shall be constructed concurrently with development. 
d. To provide for orderly development of adjacent properties, public utilities installed 

concurrently with development of a site shall be extended through the site to the 
edge of adjacent property(ies). 

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

f. Private on-site sanitary sewer and storm drainage facilities may be allowed, 
provided all the following conditions exist: 
1. Extension of a public facility through the site is not necessary for the future 

orderly development of adjacent properties; 
2. The development site remains in one ownership and Land Division does 

not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
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the Development Assistance Center prior to commencement of work. 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

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

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

Section 4.1.20 - GENERAL PROVISIONS 

j. Location of Required Parking - 
1. Vehicles 

a) Vehicle parking shall be located consistent with Chapter4.10 - 
Pedestrian Oriented Design Standards, such that it does not 
separate buildings from streets except for driveway parking 
associated with single-family development. An exception may also 
be granted for up to two parking spaces per dwelling unit for 
Duplexes and Triplexes, provided that these spaces are within 
driveway areas designed to serve individual units in the Duplexes 
and Triplexes, consistent with Figure 4.10-15 - Driveway Exception 
for Duplexes and Triplexes. Parking to the side of buildings is 
allowed in limited situations, as outlined in Chapter 4.10 - 
Pedestrian Oriented Design Standards. 

b) Vehicle parking required for Residential Uses in accordance with 
RS-1, RS-3.5, RS-5, RS-6, RS-9, RS-SU, RS-12, and RS-12U Zone 
provisions shall be provided on the development site of the primary 
structure. Except where permitted by sections 4.1.30.g.4 and 
4.1.50.02 below, required parking for all other Use Types in other 
zones, as well as Residential Uses developed in accordance with 
RS-20 and MUR provisions, shall be provided on the same site as 
the Use or upon abutting property. Street right-of-way shall be 
excepted when determining contiguity, except on Arterial, Collector, 
and Neighborhood Collector Streets, where a controlled 
intersection is not within 100 ft. of the subject property. 

2. Bicycles -Bicycle parking required for all Use Types in all zones shall be 
provided on the development site in accordance with Section 4.1.70, below. 
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k. Unassigned Parking in Residential Zones 

1. Vehicles - Multi-dwelling units with more than 10 required vehicle parking 
spaces shall provide unassigned parking. The unassigned parking shall 
consist of at least 15 percent of the total required parking spaces and be 
located such that they are available for shared use by all occupants within 
the development. 

2. Bicvcles - Multi-dwelling units with more than 10 required bicycle parking 
spaces shall provide bicycle shared parking. The shared parking shall 
consist of at least 15 percent of the total required parking spaces, to be 
located such that they are available for shared use by all occupants within 
the development. 

q. Parking Reduction Allowed - 
1. A reduction of up to 10 percent of required vehicle parking may be allowed 

if a transit stop, developed consistent with Cowallis Transit System 
guidelines and standards, is located on-site or within 300 ft. 

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS 

Minimum parking requirements for Use Types in all areas of the City, with the exception of r 

the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections 00 

4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB) 
'7 - - - 

Zone are described in  Section 4.1.30.g. +a 
s 
m 

a. Residential Uses Per Building Type - E 
5 

1. Sinclle Detached and Sinale Attached -Zero Lot Line, and Manufactured C 5 
Homes- 3 
a) Vehicles - Two spaces per dwelling unit. 

b) Bicvcles - None required. 

2. Du~ lex .  Attached, and Multi-dwelling - 

a) Vehicles - 
1) Studio or Efficiency Unit One space per unit. 
2) One-bedroom Unit One space per unit. 
3) Two-bedroom Unit 1.5 spaces per unit. 
4) Three-bedroom Unit 2.5 spaces per unit. 

b) Bicvcles - 

1) Studio or Efficiency Unit - One space per unit. 
2) One-bedroom Unit One space per unit. 
3) Two-bedroom Unit 1.5 spaces per unit. 
4) Three-bedroom Unit - Two spaces per unit. 
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b. Civic Use Types - 
Unless noted otherwise, number of spaces refers to vehicle parking requirements, and the 
number o f  spaces for bicycle parking shall be 10 percent o f  required vehicle parking or two 
bicycle spaces, whichever is greater. However, where fewer than three vehicle spaces are 
required, then only one bicycle parking space shall b e  required. 

2. Communitv Recreation Buildinqs -One space per 200 sq. ft. of gross floor 
area. 

Section 4.2.20 - GENERAL PROVISIONS 

c. Protection of Shrub, Ground Cover and Tree Specimens in Inventoried Areas of the 
Adopted Natural Features lnventory Map dated December 20, 2004 - 

1. For shrub, groundcover, and tree specimens within the areas inventoried 
as part of the Natural Features Inventory, preservation requirements shall 
be in accordance with the provisions of Chapter 4.5 - Natural Hazard and 
Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
See Adopted Natural Features lnventory Map dated December 20, 2004, for 
information regarding areas inventoried as part of the Natural Features 
Inventory. 

2. Plants to be p r e s e ~ e d  and methods of protection shall be indicated on the 
detailed planting plan submitted for approval. Existing trees and shrubs 
shall be considered preserved if the standards in  Section 4.12.60.f are met. 

d. Protection of Significant Tree and Significant Shrub Specimens Outside of 
lnventoried Areas of the Adopted Natural Features lnventory Map dated December 
20,2004 - 

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

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

a. Tree Plantings - 

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

1. Street Trees - 
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a) Along streets, trees shall be planted in designated landscape 
parkway areas or within areas specified in a City-adopted street tree 
plan. where there is no designated landscape parkway area, street 
trees shall be planted in yard areas adjacent to the street, except as 
allowed elsewhere by "d," below; 

b) Along all streets with planting strips in excess of six ft. wide and 
where power lines are located underground, a minimum of 80 
percent of the street trees shall be large canopy trees; 

C) Planting strips on Local Connector and Local Streets shall be 
planted with medium canopy trees; and 

d) If planting strips are not provided on Arterial, Collector, and 
Neighborhood Collector Streets, an equivalent number of the 
required large and required medium canopy trees shall be provided 
in other locations within common open space tracts on the site, or 
within the front yard setback areas of the parcels and lots adjacent 
to the street. Such plantings in-lieu-of street trees shall be in 
addition to the mitigation trees required in Section 4.12.60; 

2. Along alleys, trees shall be planted o n  the sides of the alleys at a minimum 
of one tree per lot; and the trees shall be located within 10 ft. of the alley; m 

m 
v 

3. Along sidewalks and multi-use paths not located along streets, a minimum - - - 
five ft.-wide landscaping buffer is required on either side of the facility. .- 
Examples of sidewalks and multi-use paths not located along streets s 

include pedestrian and bicycle connections between Cul-de-sacs or g - 
betwee; residential areas and neighborhood centers, etc. Within these r o 
buffers, trees shall be planted at least every 30 ft., or as determined by the +d m 
type of tree used. See Table 4.2-1 -Street Trees and Table 4.2-2 -Parking 
Lot Trees; 

3 

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

5. The distance between required trees shall be determined by the type of tree 
used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot Trees; 
and 

6. Trees in parking areas shall be dispersed throughout the lot to provide a 
canopy for shade and visual relief. 

Table 4.2-1 - Street Trees 

Medium-canopy trees: - Maximum 30 ft. on-center 
trees that normally reach spacing 
30-50 ft. in height within 
30 years 

Staff - Identified Applicable Decision Criteria Attachment L - 17 



Large-canopy trees: - Maximum 50 ft. on-center 
trees that normally reach 30-50 ft. spacing 
in  height within 30 years, but 
exceed 50 ft. in height at maturity 

Table 4.2-2 -Parking Lot Trees 

Medium-canopy trees: - Minimum one tree per eight cars 
trees that normally reach 30-50 ft. 
in  height within 30 years 

Large-canopy trees: - Minimum one tree per 12 cars 
trees that normally reach 30-50 ft. 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

b. Areas Where Trees May Not be Planted - 
1. Trees may not be planted within five ft. of permanent hard surface paving 

or 
walkways, unless special planting techniques and specifications are used 
and particular species of trees are planted, as outlined in Section 4.2.40.c or 
approved by the Director. These limitations apply most frequently in areas 
such as landscape parkways, pedestrian walkways, and plaza areas, where 
there may be tree grates. 

2. Unless approved otherwise by the City Engineer, trees may not be planted: 
a) Within 10 ft. of fire hydrants and utility poles; 
b) Within 20 ft. of street light standards; 
c) Within five ft. from an existing curb face, except where required for 

street trees; 
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water 

line; 
or 

e) Where the Director determines the trees may be a hazard to the 
public interest or general welfare. 

Section 4.2.40 - BUFFER PLANTINGS 

Buffer plantings are used to reduce apparent building scale, provide a transition between 
contrasting architectural styles, and generally mitigate incompatible or undesirable views. 
They are used to soften rather than block viewing. Where required, a mix of plant 
materials shall be used to achieve the desired buffering effect. At minimum, this mix shall 
consist of trees, shrubs, and ground cover, and may also consist of existing vegetation, 
such as natural areas that will be preserved. 

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

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

Decorative walls and fences may be used in conjunction with plantings, but 
may not be used alone to comply with buffering requirements. 

b. In addition to any pedestrian refuge areas, each landscaped island within 
and around parking lot areas shall - 

1. Include one or more shade canopy trees; 

2. Be a minimum length of eight ft. at its smallest dimension; 

3. Include at least 80 sq, ft. of ground area per tree to allow for root 
aeration; and tn w 

r 

4. Include raised concrete curbs around the perimeter. - - - 
* 
s 

c. Connecting walkways through parking lots shall have one or more canopy 
shade tree per 40 linear ft. Driveways to or through parking lots shall have i! 

.c 
one or more canopy shade tree per 40 linear ft. on each side. These trees o 
shall be planted in landscape areas within five ft. of the walkways and m 
driveways, respectively. 3 

Section 4.2.50 - SCREENING (HEDGES, FENCES, WALLS, AND BERMS) 

4.2.50.01 - Height Limit 

The height of hedges, fences, walls, and berms shall be measured from the lowest 
adjoining finished grade, except where screening is required for parking, loading, storage, 
and similar areas. In these cases, height shall be measured from the finished grade of 
such improvements. Screening is not permitted within Vision Clearance Areas, as 
determined by the City Engineer. 

a. Hedges, fences, and walls shall not exceed three ft. in height within any 
required yard adjacent to a street or within the Through Lot easement area 
of a lot. See Through Lot in Chapter 1.6 - Definitions. See also Chapter 4.4 
- Land Division Standards for additional Through Lot requirements. The 
Director may grant an exception to this provision under the following 
circumstances: 

1. Where required by the Planning Commission to meet screening 
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requirements; 

2. Where an applicant wishes to allow portions of a screen to 
encroach up to two ft. into an exterior side yard, excluding the front 
yard area. This type of encroachment pertains to a screen that is 
designed and constructed with off-sets to prevent visual monotony. 
In this situation, the hedge, fence, or wall shall not exceed five ft, in 
height and shall maintain Vision Clearance Area standards; or 

3. Where an applicant wishes to allow portions of a screen to 
encroach up to five ft. into a Through Lot easement area. This type 
of encroachment pertains to a screen that is designed and 
constructed with off-sets to prevent visual monotony. In this 
situation, the hedge, fence, o r  wall shall maintain an average 
setback of 20 ft. from the rear property line, shall not exceed five ft. 
in height, and shall maintain Vision Clearance Area standards. 
Gates are required in rear yard fences on Through Lots, since it 
remains the property owner's responsibility to maintain the area 
outside the fence. In Multi-dwelling developments or Planned 
Developments and Subdivisions, a 20 ft.-wide planting area shall be 
estabiished between the sidewalk and the fence. The planting area 
shall be designed to minimize maintenance and to ensure that 
coniferous trees are planted at least 15 ft. from the sidewalk. 

b. Notwithstanding the height restrictions outlined in "a," above, the height of 
solid fences and walls shall be limited to a maximum of four ft. along the 
boundaries of sidewalks and multi-use paths that are not adjacent or 
parallel to streets. Examples of such situations include sidewalks and 
multi-use paths adjacent to pedestrian and bicycle connections between 
Cul-de-sacs or between residential areas and neighborhood centers, etc. 
The limitation on these solid forms o f  screening is intended to increase 
visibility and public safety. Portions of fences above four ft. in height are 
allowed, when they are designed and constructed of materials that are open 
a minimum of 50 percent. Fence and wall heights shall be measured from 
the grade of the sidewalk or multi-use path. Fences and walls along 
sidewalks and multi-use paths shall be located outside of any associated 
rights-of-way andlor easement areas. 

c. Hedges, fences, and walls may exceed three ft. in rear and interior side 
yards, except when these yards abut a sidewalk or multi-use path, in which 
case provisions in "b," above, apply. Fences and walls over six ft. high 
require Building Permit approval prior to construction. 

d. Earthen berms up to six ft. in height may be used to comply with screening 
requirements. The slope of a berm may not exceed 3:l. The faces of a 
berm's slope shall be planted with ground cover, shrubs, and trees. 

e. Long expanses of fences and walls shall be designed to prevent visual 
monotony through the use of off-sets, changes of materials and textures, or 
landscaping. 
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4.2.50.02 - Service Facilities and Outdoor Storage Areas 

Trash dumpsters, gas meters, ground-level air conditioning units and other mechanical 
equipment, other service facilities, and outdoor storage areas shall be appropriately 
screened with a fence, wall, or plantings, consistent with the landscape screening 
provisions in this Section. When located adjacent to a residential zone, outdoor 
components associated with heat pumps, ground-level air conditioning units and similar 
kinds of equipment that create noise shall not be placed within any required setback area. 
Additionally, i f  such equipment is located adjacent to a residential zone and between five - 
10 ft. of a property line, it shall be screened with a solid fence or wall at least one ft. higher 
than the equipment. When such equipment is located adjacent to a residential zone and 
outside a required setback line, and is greater than 10 ft. from a property line, standard 
screening requirements in this Section shall apply. 

Section 4.2.80 - SITE AND STREET LIGHTING 

Pursuant to City Council Policy 91-9.04, "The City o f  Corvallis is interested in well 
shielded, energy efficient street lighting sources that direct the light source downward 
where it is needed, not  up or  sideways where it is wasted and causes glare, light trespass, 
and bright skies." 

All developers shall submit a proposed lighting plan for approval that meets the functional 
security needs of the proposed land use without adversely affecting adjacent properties or IC. 
the community. This criteria is satisfied upon compliance with the provisions listed below w .- 
and shall be substantiated by the applicant's submittal of the necessary information to - - 
demonstrate compliance, such as information including but not limited to manufacturers' - 

4- 

specifications: c 
a, 
t 

a. For safety purposes, lighting shall be provided in all areas designed to include c 
pedestrian activities, such as streets, sidewalks, multi-use paths, parking lots, 0 

m 
C 

buildings, and plazas. 3 
b. With the exception of lighting for public streets, which is maintained by the City 

through a contract with an electric company, all other lighting used to illuminate 
streets, buildings, sidewalks, multi-use paths, parking lots, plazas, or the 
landscape, shall be evaluated during the plan review process associated with 
requests for permits. 

c. Site lighting that may be confused with warning, emergency, or traffic signals is 
prohibited. 

d. Light sources shall be concealed or shielded to the maximum extent feasible to 
minimize the potential for glare and unnecessary diffusion on adjacent property. 
Compliance with this provision shall be demonstrated by ensuring that, when 
evaluated from a point four ft. above the ground, bulbs of light fixtures are not 
visible from adjacent property. 

e. All new Subdivision street lights and future street-light luminaire replacements 
within the existing street-light system shall be flat-lens fully shielded luminaires. 

f. Standard placement of street lights shall be at intersections, in the middle of long 
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blocks, and in dead end streets and long Cul-de-sacs. 

g. Background spaces such as parking lots shall be illuminated as unobtrusively as 
possible to meet the functional needs of safe circulation and of protecting people 
and property. Foreground spaces, such as building entrances and plaza seating 
areas, shall use local lighting that defines the space without glare. 

Section 4.4.20 - GENERAL PROVISIONS 

All Land Divisions shall be in compliance with the requirements of the applicable zone and 
this Chapter, as well as with all other applicable provisions of this Code. Modifications to 
these requirements may be made through the procedures in Chapter 2.5 - Planned 
Development. 

4.4.20.02 - Blocks 

a. General -Length, width, and shape o f  blocks shall be based on the 
provision of adequate lot size, street width, and circulation; and on the 
limitations of topography. 

b. Size - Blocks shall be sized in  accordance with the Block Perimeter 
provisions within Section 4.0.60.n of Chapter 4.0 - Improvements Required 
with Development. 

4.4.20.03 - Lot Requirements 

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate for the 
location of the Subdivision and for the Use Type contemplated. No lot shall be 
dimensioned to contain part of an existing or proposed street. All lots shall be 
buildable, and depth shall generally not exceed 2.5 times the average width. Lot 
sizes shall not be less than required by this Code for the applicable zone. Depth 
and width of properties resewed or laid out for commercial and industrial purposes 
shall be adequate to provide for off-street parking and service facilities required by 
the type of use proposed, unless off-site parking is approved per Chapter 4.1 - 
Parking, Loading, and Access Requirements. 

b. Access - Each lot shall abut a street other than an alley for a distance of at least 25 
ft. unless: 

1. The lot is created through a Land Partition or Minor Replat, in  which case 
Section 4.4.30.01, below, shall apply; andlor 

2. The lot meets the exemption in "a," or "b," below: 

a) Residential lots involving Single-family Detached; Single-family 
Attached, two units; or Duplex dwellings, provided: 

1) Front doors are less than 100 ft. from a street and are 
accessed by a sidewalk or multi-use path; and 
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2) Vehicular access is provided via an alley. 

d. Lot Side Lines -Side lines of lots, as much as practicable, shall be at right angles 
to the street the lots face. 

e. Lot Grading - Lot grading shall conform to Chapter 4.12 -Significant Vegetation 
Protection Provisions; and the City's excavation and fill provisions. 

g. Large Lots - In  dividing land into large lots that have potential for future further 
Subdivision, a conversion plan shall be required. The conversion plan shall show 
street extensions, utility extensions, and lot patterns to indicate how the property 
may be developed to Comprehensive Plan densities and to demonstrate that the 
proposal will not inhibit development of adjacent lands. 

Section 4.6.30 - SOLAR ACCESS PERFORMANCE STANDARDS 

Residential Subdivisions and Planned Developments on parcels of more than one acre 
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 -Definitions, 
is available consistent with the following: 

a. No reduction in Solar Access at ground level of the south face of existing 
residential buildings adjacent to the development; 

m 
t6 

b. Within Residential Subdivisions, a minimum of 80 percent of contain 7 - 
sufficient eastlwest dimension to allow orientation of the following - - 
minimum ground floor lengths of a building to use solar energy: C 

% 
1. 30 lineal ft. per unit for Single-family Detached dwelling units; and E 

s 
0 
W 

2. 15 lineal ft. per ground floor unit for dwelling units other than 
Single-family Detached dwelling units. 2 

c. In Planned Developments, a minimum of 80 percent of the buildinqs 
contain: 

1. Sufficient easffwest dimension to allow the following minimum 
ground floor lengths of the building to use solar energy: 

a) 30 lineal A. per unit for Single-family Detached dwelling 
units; and 

b) 15 lineal ft. per ground floor unit for dwelling units other 
than Single-family Detached. 

2. Additionally, for Single-family Detached dwelling units, a minimum 
of 100 sq. ft. of roof area, for the dwelling unit andlor the garage, 
which could allow the utilization of solar energy. 

PEDESTRIAN ORIENTED DESIGN STANDARDS 

Section 4.10.50 - STANDARDS FOR DETACHED SINGLE-FAMILY, TWO-UNIT ATTACHED 

Staff - Identified Applicable Decision Criteria Attachment L - 23 



SINGLE-FAMILY, AND DUPLEX RESiDENTlAL BUILDING TYPES 

4.10.50.01 - Building Orientation, Privacy, and Facades Adjacent to Pedestrian Areas 

a. Orientation of Dwellings -Al l  dwellings shall be oriented to existing or proposed 
public or private streets, as outlined in this provision and in Chapter 4.4 - Land 
Division Standards, with the exception that Accessory Dwelling Units constructed 
in accordance with Chapter 4.9 -Additional Provisions may be accessed from an 
alley. Private streets used to meet this standard must include the elements in 
Chapter 4.0 -Improvements Required with Development. See Chapter 4.0 for 
public and private street standards. 

The orientation standard of this Section is satisfied when the provisions in '7,'' 
and "2," below, are met. See Figure 4.10-1 -Allowed Access to Single-family 
Development When Lots Do Not Front Directly on a Street. 

1. Primary building entrances face the streets or are directly accessed by a 
sidewalk or multi-use path less than 100 ft. long; and 

2. Primary dwelling unit entrances open directly to  the outside and do not 
require passage through a garage or carport to  gain access to the dwelling. 

b. Privacy - If the side wall of a dwelling or accessory dwelling is on or within three ft. 
of the property line, ground floor windows or other openings that allow for visibility 
into the side yard of the adjacent lot shall not be allowed. Windows that do not 
allow visibility into the side yard of the adjacent lot, such as a clerestory window or 
a translucent window, are allowed. 

c. Windows and Doors -Any facade facing streets, sidewalks, and multi-use paths 
shall contain a minimum area of 15 percent windows andlor doors. Facades 
referenced in this provision include garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 percent 
requirement. 

d. Grading (Cuts and Fills) -Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

4.10.50.02 - Maximum Widths of Street-facing GarageslCarports, Placement, and 
Materials 

a. Maximum Widths of Street-facing GarageslCarports 

1. Lots 2 50 Ft. in Width - For dwellings with front-loaded garageslcarports, 
t h e m o f  the garage wall or carport facing the street shall be no more 
than 50 percent of t h e m  of the dwelling's street-facing facade. Front- 
loaded garageslcarports are attached garageslcarports with entrances 
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facing the same street as the dwelling's entrance. Additionally, the term 
garage wall pertains to the whole wall and not just the doors. See Figure 
4.10-2A - Unacceptable Width of Street-facing Garage on a Lot 250 ft. and 
Figure 4.10-28 -Acceptable Width of Street-facing Garage on a Lot 2-50 ft. 

2. Lots < 50 Ft. in Width - For dwellings with front-loaded garages, the area of 
the garage wall facing the street shall be no more than 50 percent of the 
area of the dwelling's street-facing facade. Front-loaded garageslcarports 
are attached garageslcarports with entrances facing the same street as the 
dwelling's entrance. The area shall be  measured in sq. ft. and, with the 
exception of gabled areas and second stories, the entire facade of the 
garage shall be measured. The interior of the garage determines the width 
of the garage facade, not just the garage doors. See Figure 4.10-3A - 
Unacceptable Street-facing Garage Area and Figure 4.10-38 -Acceptable 
Street-facing Garage Area. Both of these figures are located on the next 
page. For dwellings with front-loaded carports, the carports shall be 
subject to the same restrictions outlined in "1," above. 

b. Garage and Carport Placement - Garages and carports shall be placed only as 
indicated in the options below. The applicant shall indicate the proposed option(s) 
on plans submitted for building permits. Additionally, measurements may be taken 

T- 
from the second floor of homes, provided the second floor spans across the entire Q, ,- 
garagelcarport. - - - 
Gara~elCa?p~rt  Placement O~ t ions  - 

L 
2. Front Accessed Garaae with Four-ft. Recess - Vehicular entrances face the s 

street and are recessed at least four ft. from the front wall of the dwelling as 0 m 
shown in Figure 4.10-5 -Garage Facing Street and Recessed at Least Four 

.y 

Ft., on the next page. The recess from the front wall of the dwelling shall be 2 
measured from the front wall of the living space area, not from the front 
porch, a bay window, or other projection or architectural feature. 

8. Flush or Recessed Sinale Car Garaae -Vehicular entrances face the street 
and are flush with or recessed up to four ft. from the front wall of the 
dwelling, and the garagelcarport is a single-car garagelcarport that is a 
maximum of 12 ft. wide. These options are shown below in Figure 4.10-10 
Single Car Garage Access Recessed from Front Wall of Dwelling and in 
Figure 4.10-11 -Single Car Garage Flush from Front Wall of Dwelling. 

c. Garage and Carport Materials -Garages and carports, when provided, shall be 
constructed of the same building materials as the dwelling. 

4.10.50.03 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu -Each home shall incorporate a minimum of one of the 
following three pedestrian features. The applicant shall indicate the proposed 
options on plans submitted for building permits. While not all of the pedestrian 
features are required, the inclusion of as many as possible is strongly encouraged. 

1. Elevated Finished Floor - An elevated finished floor a minimum of two ft, 
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above the grade of the nearest street sidewalk or streetside multi-use path. 

2. Front PorcheslPatios - A  front porch or  front patio a minimum size of six ft. 
deep by 10 ft. wide (60 sq. ft.), and covered by a minimum of 60 percent to 
provide weather protection. 

3. SidewalWWalkwav to Front Door - A  minimum three-ft.-wide walkway 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door. This 
walkway shall not be part of the driveway area. 

b. Design Variety Menu -Roof forms shall be at least a 4:12 pitch. Additionally, each 
home shall incorporate a minimum of three o f  the following seven building design 
features. The applicant shall indicate proposed options on plans submitted for 
building permits. While not all of the design features are required, the inclusion of 
as many as possible is strongly encouraged. 

1. Increased Roof Pitch - A  minimum 6:12 roof pitch. 

2. Eaves - Eaves with a minimum 18-in. overhang. 

3. Buildinq Materials - A t  least two different types of building materials 
including but not limited to stucco and wood, brick and stone, etc.. 
Alternatively, a minimum of two different patterns of the same building 
material, siich as scalloped wood and lap siding, etc., on facades facing 
streets. These requirements are exclusive of foundations and roofs and 
pertain only to the walls of a structure. 

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

5. Increased Windows - A  minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be included 
in the base wall calculation when determining this minimum 20 percent 
calculation. 

6. Architectural Features - A t  least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, covered porches greater than 60 sq. ft, in size, balconies 
above the 1" floor, dormers related to living space, or habitable cupolas. If 
a dwelling is oriented such that its front facade, which contains the front 
door, is oriented to a sidewalk and no facades of the dwelling face a street, 
then the architectural feature may be counted if it is located on the front 
facade. 

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

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS THREE UNITS 
OR GREATER, TOWNHOME, TRIPLEX, FOURPLEX, AND APARTMENT 
RESIDENTIAL BUILDING TYPES 

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to Pedestrian Areas 

All building orientations, facades, and entrances shall comply with the following 
standards. 

a. Orientation of Buildings -Al l  dwellings shall be oriented to existing or 
proposed public or private streets, as outlined in this provision and in 
Chapter 4.4 - Land Division Standards, with the exception that Accessory 
Dwelling Units constructed in accordance with Chapter 4.9 -Additional 
Provisions may be accessed from an alley. Private streets used to meet 
this standard must include the elements in Chapter 4.0 - Improvements 
Required with Development. See Chapter 4.0 for public and private street 
standards. 

1. Primary building entrances shall face the streets or be directly 
accessed by a sidewalk or multi-use path less than 200 ft. long, as m 
shown in Figure 4.10-13 -Primary Building Entrances Within 200 Ft. m 
of the Sfreet, below. Primary entrances may provide access to -7 - - 
individual units, clusters of units, courtyard dwellings, or common - 

C 

lobbies. Entrances shall open directly to the outside and shall not c 
require passage through a garage or carport to gain access to the Q) 

doorway. 
E 
C 

2. Open courtyard space may increase up to 50 percent of the building 
front beyond the maximum setback, as shown in Figure 4.10-14 - 
Open Courtyards, below. Open courtyard space is usable space 
that shall include pedestrian amenities such as benches, seating 
walls, or similar furnishings, and shall include landscaping. For 
example, an apartment building in  a Mixed Use Residential Zone is 
required to have a front yard setback of no more than 15 ft. If a 
developer desires to construct a ushaped building with a 
pedestrian courtyard in the center, then one half the width of the 
building, based upon the lineal footage of the building's street 
frontage, could be located farther back than the maximum setback 
of 15 ft. 

3. Off-street parking and vehicular circulation shall not be placed 
between buildings and the streets to which those buildings are 
primarily oriented, except for driveway parking associated with 
single-family development. See Figure 4.10-13- Primary Building 
Entrances Within 200 Ft. of the Street for compliant locations of 
parking and circulation. An exception may also be granted for up to 
two parking spaces per dwelling unit for Duplexes and Triplexes, 
provided these spaces are within driveway areas designed to serve 
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individual units within the Duplexes or Triplexes, as shown in 
Figure 4.10-15 - Driveway Exception for Duplexes and Triplexes, on 
the next page. Parking to the side of buildings is allowed in limited 
situations, as outlined in Section 4.10.60.02 below. 

b. Percentage of Frontage - On sites with 100 ft. or more of public or private 
street frontage, at least 50 percent of the site frontage width shall be 
occupied by buildings placed within the maximum setback established for 
the zone, except that variations from this provision shall be allowed as 
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 - Portion of 
Building Required in Setback Area o n  Sites with At Least 100 ft. of 
Frontage. For sites with less than 100 ft. of public or private street frontage, 
at least 40 percent of the site frontage width shall be occupied by buildings 
placed within the maximum setback established for the zone, except that 
variations from this provision shall be allowed as outlined in Section 
4.10.60.01.a.2, above. See Figure 4.10-17 -Portion of Building Required in 
Setback Area on Sites with Less Than 100 ft. of Frontage. 

c. Windows and Doors -Any facade facing streets, sidewalks, and multi-use 
paths shall contain a minimum area o f  15 percent windows andlor doors. 
This provision includes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 
percent requirement. 

d. Grading (Cuts and Fills; -Strictures and on-site improvements shail be 
designed to fit the natural contours o f  the site and be consistent with the 
Natural Hazards and Natural Resource Provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (FIIADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. 

4.10.60.02 - Parking Location 

a. Standards 

1. Parking lots shall be placed to the rear of buildings. Ministerial 
exceptions to this standard allow parking to the side of a building if 
required parking cannot be accommodated to the rear. These 
ministerial exceptions may be granted in the following cases: 

a) Where lot depth is less than 75 ft.; 

b) Where parking on the side would preserve Natural Hazards 
or Natural Resources that exist to the rear of a site, and that 
would be disturbed by the creation of parking to the rear of 
structures on a site; 

c) Where a common outdoor space at least 200 s q  ft. is 
proposed to the rear of a site, and parking in the rear would 
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prohibit the provision of this common outdoor space area 
for residents of a development site; andlor 

d) Where parking on the side would solve proximity issues 
between dwelling unit entrances and parking spaces. A 
proximity issue in this case involves a situation where a 
parking lot to the rear is in excess of 100 ft. from the 
entrances to the dwelling units being sewed by the parking 
lot. 

2. On corner lots, parking areas shall not be located within 30 ft. of a 
roadway intersection, as measured from the center of the curb 
radius to the edge of the parking area's curb or wheel stop. 

4.10.60.03 - Ratio of GaragelCarport Facade to Street, Placement, and Materials 

Provisions for the ratio of garage and carport facades to the street, placement, and 
materials shall be as outlined in Section 4.10.50.02. 

4.10.60.04 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu for Triplexes, Fourplexes, and Townhomes - Each 
Triplex, Fourplex, or Townhome shall incorporate a minimum of one of the V) 

following three pedestrian features. The applicant shall indicate proposed options 0) r 

on plans submitted for Building Permits. While not all of the pedestrian features - - - 
are required, the inclusion of as many as possible is strongly encouraged. + 

s 

1. Elevated Finished Floor - An elevated finished floor a minimum of two ft. 
above the grade of the nearest street sidewalk or streetside multi-use path. 

i 
r 
$i * 

2. Front PorcheslPatios - A  front porch or front patio for each ground floor 4 
dwelling unit, with a minimum size of six ft. deep by 10 ft. wide (60 sq. ft.), 
and with a minimum of 60 percent of the porch or patio covered to provide 
weather protection. 

3. SidewalMWalkwav to Front Door - A  minimum three-ft.-wide walkway 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door. This 
walkway shall not be part of the driveway area. 

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

1. Trim - A  minimum of 2.25-in. trim or recess around windows and doors that 
face the street. Although not required, wider trim is strongly encouraged. 
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2. Buildina and Roof Articulation - Exterior building elevations that 
incorporate design features such as off-sets, balconies, projections, 
window reveals, or similar elements t o  preclude large expanses of 
uninterrupted building surfaces. Along the vertical face of a structure, such 
features shall be designed to occur o n  each floor and at a minimum of 
every 45 ft. To satisfy this requirement, at least two of the following three 
choices shall be incorporated into the development: 

a) Off-sets or breaks in roof elevation of three ft. or more in  height, 
cornices two ft. or more in height, or at least two-ft. eaves; 

b) Recesses, such as decks, patios, courtyards, entrances, etc., with a 
minimum depth of two 14. and minimum length of four ft.; andlor 

c) Extensionslprojections, such as floor area, porches, bay windows, 
decks, entrances, etc., that have a minimum depth of two ft. and 
minimum length of four ft. 

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

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

5. Increased Windows - A  minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 20 
percent calculation. 

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

7. Architectural Features - A t  least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, oriels, covered porches greater than 60 sq. R. in size, 
balconies above the first floor, dormers related to living space, or habitable 
cupolas. If a dwelling is oriented such that its front facade, which includes 
the front door, is oriented to a sidewalk and no facades of the dwelling face 
a street, then the architectural feature may be counted if it is located on the 
front facade. 

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

4.10.60.05 - Service Areas and Roof-Mounted Equipment 

a. Service Areas -When provided, service areas such as trash receptacles shall be 
located to provide truck access and shall not be placed within any required 
setback area. When located outside a setback area, but within five-10 R. of a 
property line, such service areas shall be screened on all sides with a solid fence 
or wall at least one ft. higher than the equipment within the service area and also 
screened with landscaping in accordance with landscape screening provisions of 
Chapter 4.2 -Landscaping, Buffering, Screening, and Lighting. When located 
outside a setback area, but greater than 10 R. from a property line, such service 
area shall still be screened, but may be screened with landscaping only, provided it 
is in accordance with landscape screening provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. 

Sewice areas for residential building types other than single-family, duplex, and 
triplex units shall be located a minimum of 20 ft. from both on-site and off-site 
residential buildings. Transformers shall also be screened with landscaping. When 
service areas are provided within alleys, the alleys shall be constructed in 
accordance with the provisions in Chapter 4.0 -Improvements Required with 
Development. 

4.10.60.06 - Pedestrian Circulation 

a. Applicability 

These additional pedestrian circulation standards apply to all residential developments 
with eight or more units. 

b. Standards 

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

2. Separation from Buildinas - Internal sidewalks shall be separated a 
minimum of five ft, from dwellings, measured from the sidewalk edge 
closest to any dwelling unit. This standard does not apply to the following: 

a) Sidewalks along public or private streets used to meet building 
orientation standard; or 

b) Mixed use buildings and multi-family densities exceeding 30 units 
per acre. 

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

d. Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks shall be 
concrete and shall be at least five ft. wide. Private internal sidewalks shall be 
concrete, or masonry; and shall be at least f ive ft. wide. Public multi-use paths, 
such as paths for bicycles, pedestrians, and emergency vehicles, shall be concrete 
and shall be at least 12 ft. wide. Private multi-use paths shall be of the same 
materials as private sidewalks, or asphalt, and shall be at least 12 ft. wide. All 
materials used for sidewalks and multi-use paths shall meet City Engineering 
standards. 

e. Crossings -Where internal sidewalks cross a vehicular circulation area or parking 
aisle, they shall be clearly marked with contrasting paving materials. Additional use 
of other measures to clearly mark a crossing, such as an elevation change, speed 
humps, or striping is encouraged. 

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

g. Lighting - Lighting shall be provided consistent with the lighting provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 

Section 4.10.70 - STANDARDS FOR COMMERCIAL, INDUSTRIAL, AND CIVIC DEVELOPMENT 

a. All new commercial, industrial, and civic building types and associated features, 
such as parking lots, within all zones that refer to Section 4.10.70 shall comply with 
Sections 4.10.70.02 through 4.10.70.05. 

4.10.70.02 - Building Orientation 

All buildings shall be oriented, as outlined in this Section, to existing or proposed public or 
private streets. See Chapter 4.0 - Improvements Required with Development for public and 
private street standards. Buildings on corner parcels shall be oriented to both streets 
bordering the property. Private streets used to meet this standard must include the 
elements in Chapter 4.0. 

The building orientation standard is met when all of the following criteria are met: 

a. Street Frontage Setback - At least 50 percent of the building's linear frontage is 
located within the maximum setback established for the zone for structures that 
have street frontage, as shown below in Figure 4.10-18 - Percent of Building 
Frontage Within Maximum Setback Area. An exception to this requirement pertains 
to provisions elsewhere in this Chapter for development in the Neighborhood 
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Center (NC) Zone. Expansion of a structure existing prior to December 31, 2006, 
and in conformance with the Code on that date is deemed to meet this criterion, 
provided the area of expansion is between the  street and the existing building 
frontage. 

b. Entrances -A l l  building sides that face an adjacent public or private street include 
at least one customer entrance. When the site is adjacent to more than one street, 
corner entrances at an angle of up to 45 degrees, from the largest of the two 
adjacent streets, may be substituted for separate entrances on adjacent streets. If 
the building does not have frontage along an adjacent street, direct pedestrian 
access to the street may be achieved by a sidewalk or courtyard connecting to a 
street no farther than 100 ft. from the building's pedestrian entrance. Examples of 
these requirements are shown below in Figure 4.10-19 -Site Development Element 
Locations. Buildings of less than 3,000 sq. ft. fronting on only one street may 
provide the customer entrance on the side of the building in lieu of the front, if a 
sidewalk or courtyard provides a direct pedestrian connection of less than 50 ft. 
between the entrance and the street. 

c. Parking and Vehicle Circulation - Offstreet parking or vehicular circulation shall 
not be placed between buildings and streets used to comply with this standard, as 
shown above in Figure 4.10-19 - Site Development Element Locations. Where 
allowed by the underlying zone, outdoor vehicle display lots for sale of autos, 
noncommercial trucks, motorcycles, trailers with less than 10,000 lbs. gross cargo Q) 

Q) weight, motor homes, and boats may be located adjacent to streets. The parking lot F 

perimeter landscaping requirements of Section 4.2.40 of Chapter 4.2 - Landscaping, - - - 
Buffering, Screening, and Lighting shall be met. - c 

f. Grading (Cuts and Fills) -Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards .c 

0 
and Natural Resource Provisions of Chapter 4.2 -Landscaping, Buffering, .,a m 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 3 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

4.10.70.03 - Pedestrian Circulation Standards 

a. Requirements for New Development and Options for Expansions of a Commercial, 
Industrial, or Civic Structure, Consistent with Section 4.10.70.01.c - 
1. Continuous Internal Sidewalks and Multi-use Paths - A  continuous internal 

sidewalk, including associated necessary sidewalk crossings, no less than 
five ft. wide, shall be provided from public sidewalks or rights-of-way to all 
customer entrances, and between customer entrances of all buildings, as 
shown in Figure 4.10-19 - Site Development Element Locations. Sidewalks 
shall be direct and convenient and form a network of walking routes. 
lnternal multi-use paths shall be no less than 12 ft. wide. 

2. Sidewalks alona Buildina Walls -Sidewalks no less than five ft. wide shall 
be provided along the full length of building walls featuring a customer 
entrance and along any wall parallel to and abutting parking areas larger 
than eight parking spaces, except in situations where the sidewalk would 
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not provide connectivity between an entrance and parking area. Where 
sidewalks are adjacent to  buildings, except along Shopping Streets, a five- 
ft.-wide foundation landscape strip andlor weather protection with planters 
shall be provided. These elements are noted in Figure 4.10-19 -Site 
Development Element Locations. 

3. - Sexa t ion  and Distinction from Driving Surfaces -Where any internal 
sidewalk is uarallel to and abuts a vehicular circulation or parkina area, the 
sidewalk shall be raised and separated from the vehicular circula%on or 
parking area by a raised curb at least six in. in height. In addition to this 
requirement, a landscaping strip at least five ft. wide, or wheel stops with 
landscaping strips at least four ft. wide, are strongly encouraged to 
enhance the separation of vehicular from pedestrian facilities. 

4. Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks 
shall be concrete and shall be at least five ft, wide. Private internal 
sidewalks shall be concrete or masonry pavers, and shall be at least five ft. 
wide. Public multi-use paths, such as paths for bicycles, pedestrians, and 
emergency vehicles, shall be concrete, and shall be at least 12 ft. wide. 
Private multi-use paths shall be of the same materials as private sidewalks, 
or asphalt, and shall be at least 12 ft. wide. All materials used for public 
sidewalks and multi-use paths shall meet City Engineering standards. 

5. - C r o w  - Where any internal sidewalk crosses an internal street, 
driveway, or parking aisle, the sidewalk shall be clearly marked with 
contrasting paving materials. Additional use of other measures to clearly 
mark a crossing, such as an elevation change, speed humps, or striping, is 
encouraged. 

6. Connection to Adiacent Pro~erties or Streets - In addition to the sidewalk 
connections required by the block development standards in Chapter 4.0 - 
Improvements Required with Development, sidewalk connections shall be 
provided between internal sidewalk networks and all adjacent planned 
streets, sidewalks, and multi-use paths. Multi-use paths shall be connected 
with adjacent multi-use paths, sidewalks, andlor bike lanes. Where 
appropriate, such connections shall also be provided to adjacent 
residential properties. 

7. Plantina Strips - For lots abutting existing streetside sidewalks, sidewalks 
shall be reconstructed with a planting strip consistent with the 
requirements in  Chapter 4.0 -Improvements Required with Development. 

b. Additional Requirement for New Development and Additional List of Options for 
Expansions of a Commercial, Industrial, or Civic Structure, Consistent with Section 
4.10.70.01.d.l - New development shall comply with one of the following five 
options. Expansions in accordance with Section 4.10.70.01.c shall add this list of 
choices to those presented in Section 4.10.70.03.a to obtain a larger list of options 
to comply with the requirements of Section 4.10.70.01.d.l. 

Options: 
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1. Drivewav Consolidation - Removal of at least one driveway through 
outright removal or access consolidation, such that the net number of 
driveways for the site is at least one less than prior existing conditions for 
the site. 

2. Landscave Buffer - Construction or expansion of a landscape buffer 
between the back of a sidewalk and existing vehicle parking or circulation 
areas. The constructed or expanded landscape buffer shall, when 
completed, be a minimum of 20 ft. wide. 

3. Reduced Parking - Establishment of a n  agreement that shares parking 
between the subject site and an abutting site and results in  a reduction of 
total parking spaces for the subject site to 90 percent or less of the required 
minimum. Such shared parking agreements may be used, provided the 
applicant demonstrates an adequate supply of parking for each use. 
Identification of surplus parking during peak periods, or surplus capacity 
provided due to off-peak use, are methods of demonstrating this adequacy. 

4. Covered Walkwavs - Installation of weather protection resulting in covered 
pedestrian walkways between and around all buildings and between the 
primary building and adjacent public pedestrian facilities. 

5. Notarized Letter - Where development is proposed on property adjacent to 
-? existing five-lane arterial streets or highways, recording a signed and o 

notarized letter with the Benton Gounty Clerk from the owner of the - 'Y 
development site agreeing not to oppose construction of a future median or - - 

+3 pedestrian refuge. i! 
4.10.70.04 -Vehicle Circulation and Design Standards E 

C 

a. Parking Lots - 
1. Parking lots shall be placed to the rear of buildings in accordance with 

Section 4.10.70.02. Administrative exceptions to this standard are allowed 
based on the following provisions. To the extent that required parking 
cannot be located to the rear of the building due to other requirements of 
this Code or unusual site constraints, both of which are defined in the 
following paragraph, the amount of parking and vehicle circulation that 
cannot be accommodated to the rear of the building may be provided only 
to the side of the building. 

2. Other requirements of this Code may include, but are not necessarily 
limited to, significant Natural Resource and Natural Hazard provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions. Chapter 4.12 - 
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions; and Chapter 4.1 - Parking, Loading, and 
Access Requirements. Unusual site constraints may include parcels 
fronting more than two streets, irregular lot configuration, weak foundation 
soils, or other physical site factors that constrain development when 
considered with Building Code requirements. 
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b. Corner Parcels -Parking areas shall not be located within 30 ft. of a roadway 
intersection, as measured from the center of the curb radius to the edge of the 
parking area's curb or wheel stop. 

c. Parking Lot Access -Commercial driveway approaches shall be used to access 
parking lots from public streets. Parking lot approaches shall be located no closer 
than 50 ft. from local street intersections, as measured from the intersection of two 
rights-of-way lines. Approaches on collector and arterial streets shall comply with 
parking lot approach standards provided in Chapter 4.1 - Parking, Loading, and 
Access Requirements. 

4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety 

a. Pedestrian Amenities Standards 

1. Weather Protection -Where new commercial and civic development is 
constructed immediately adjacent to (abutting) street sidewalks or 
pedestrian plazas, a minimum six-ft.-wide, weather-protected area, 
protected by such elements as awnings or canopies, shall be provided and 
maintained along at least 60 percent o f  any building wall immediately 
adjacent to the sidewalks andlor pedestrian plazas. An additional 
requirement shall include a minimum eight-ft. vertical clearance between 
the sidewalk and the lowest portion of the weather protection. This vertical 
clearance shall be nine ft. for balconies. These requirements are shown 
below in Figure 4.10-22 -Weather Protection. 

2. Pedestrian Amenitv Requirements - A l l  new development and substantial 
improvements shall provide pedestrian amenities as defined by this 
Section. The number of pedestrian amenities provided shall comply with 
the following sliding scale: 

Size of Structure or Substantial Number of 
Improvement Amenities 

< 5,000 sq. ft. 1 

5,001 - 10,000 sq. ft. 2 

10,001 - 50,000 sq, ft. 3 

> 50,000 sq. ft. 4 

3. Acceptable Pedestrian Amenities - Acceptable pedestrian amenities include 
the items listed below, some of which are shown in Figure 4.10-23 - 
Pedestrian Amenities: 

a) Sidewalks with ornamental treatments, such as brick pavers, or 
sidewalks 50 percent wider than required by this Code; 

b) Sidewalk planters with benches and public outdoor seating; 

c)  Significant public art, such as sculpture, fountain, clock, mural, 
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etc.; 

d) Mini parks or plazas that provide a minimum usable area of 300 sq. 
ft.); and 

e) Street trees of a caliper 50 percent wider than required by this Code. 
This approach may include preservation of healthy mature trees 
adjacent to  the street sidewalk. 

4. Accessibilitv of Pedestrian Amenities - Pedestrian amenities shall be visible 
and accessible to the general public from an improved street. Access to 
mini parks, plazas, and sidewalks shall be via a public right-of- 
way or a public access easement. 

b. Design Standards and Design Variety Menus 

1. Encroachments - Special architectural features, such as bay windows, 
decorative roofs, and entry features may, with City Council approval, 
project up to three ft. into public rights-of-way, provided that they are not 
less than nine ft. above the sidewalk. Trellises, canoples and fabric 
awnings may project 6.5 ft. into setbacks and public rights-of-way, provided 
that they are not less than eight ft. above the sidewalk. No such 
improvements shall encroach into alley rights-of-way. 

2. LoadinalService Facilities - Loading and service areas such as trash 
enclosures shall be located to minimize conflicts with public pedestrian 
areas; screened in accordance with Chapter 4.2 -Landscaping, Buffering, 
Screening, and Lighting; designed to provide convenient access for trucks; 
and designed to minimize noise and other impacts with adjoining uses. 
Service areas shall be located to the back or sides of buildings, or in alleys 
where available. Loading dock doors are encouraged to be placed in  
recessed areas or between buildings t o  minimize impacts to the pedestrian 
and human-scale aspects of the development. 

3. Roof-mounted Equipment - Roof-mounted equipment, such as heating, 
ventilation, and air conditioning equipment, shall be screened. Screening 
features shall be at least equal in height to  the equipment, compatible with 
roof lines, and constructed of materials used in the building's exterior 
construction. Screening features include such elements as a parapet, wall, 
or other sight-blocking feature, etc. The roof-mounted equipment shall be 
painted to match the roof. 

4. Siqn Standards 

a) Pole-mounted, freestanding signs are prohibited in Neighborhood 
Center (NC) Zones. 

b) Blade signs placed under awnings are allowed along Shopping 
Streets. 

C) Remaining sign provisions are in accordance with Chapter 4.7 
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Sign Regulations. 

5. Liahtina Standards - Lighting shall be  provided consistent with the lighting 
provisions in Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting. 

6. Windows -The provisions in this Section shall apply to placement and type 
of windows. Figure 4.10-24 -Windows and Glass Doors on Street-facing 
Facades is provided for context. 

a) Ground Floor Windows and Doors - Except for the Neighborhood 
Center (NC) Zone, which is addressed in "c," below, a minimum of 
60 percent of the length and 25 percent of the first 12 ft. in  height 
from the adjacent grade of any street-facing facade shall contain 
windows andlor glass doors. An exception may be granted if the 
expansionlenlargement is for space neither adjacent to a street nor 
open to customers or the public. Additional requirements for 
windows shall include the following: 

1) Ground floor windows shall be framed by bulkheads, piers, 
and sills such as are used in a recessed window, where 
applicable. Ground floor windows shall also have a Top 
Treatment such as a hood, awning, or a storefront cornice 
separating the ground floor from the second story. 
Alternatively, all ground floor windows shall provide a 
minimum three-in.-wide trim or recession. The Base 
Treatment standards under Section 4.10.70.05.b.7.d, below, 
and the Top Treatment standards under Section 
4.10.70.05.b.7.e, below, shall be used as a guide for 
providing bulkheads and cornices that meet this standard. 

2) Window Type -Ground floor windows used to comply with 
"a," above, shall meet all of the following standards: 

a. Opacity of greater than 60 percent prohibited for any 
required window; and 

b. Ground floor windows shall allow views from 
adjacent sidewalks into working areas or lobbies, 
pedestrian entrances, or display windows set into 
the wall. Display cases attached to the outside wall 
do not qualify. The bottom of windows shall be no 
more than four ft. above the adjacent exterior grade. 

7. Desian Variety Menu -Each structure shall incorporate a minimum of three 
of the following five building design features. The applicant shall indicate 
proposed options on plans submitted for building permits. While not all of 
the design features are required, the inclusion of as many as possible is 
strongly encouraged. 

a) Buildinq Walls - Building walls in  excess of 30 R. in  length shall not 
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exceed a heighffwidth ratio of 1:3 without a change in height of at 
least four R., as addressed below in Figures 4.10-25A through C - 
Building Walls. 

b) M a x i m u m l l  Seaments -A l l  building wall segments on all sides of 
buildinas visible from public areas or adiacent uses shall be a 
maximum of 30 ft. in lingth. Building wail segments shall be 
distinguished by architectural features including at least one of the 
following: columns, reveals, r ibs or pilasters, piers, recesses, or 
extensions. The segment length may be increased to a maximum of 
60 ft. i f  the segment contains integral planters, public art, or 
permanent seating such as a seating wall, that conform to the 
accessibility standards in Section 4.10.70.05.a.4. 

c) Entrances - Primary building entrances shall be clearly defined by 
recess or projection, and shall be framed by a sheltering element 
such as an awning, overhang, arcade, or portico. 

d) Base Treatments - A  recognizable Base Treatment consisting of at 
least one of the following: 

1) Thicker walls, such as a bulkhead, ledges, or sills as viewed 
from the exterior of the building; 

2) lntegrally textured materials such as stone, stucco, or other 
masonry; 

3) Integrally colored and patterned materials such as smooth- 
finished stone or tile; 

4) Lighter or darker colored materials, Mullions, or panels; 

5) Detailing such as scoring, ribbing, moldings, or 
ornamentation; or 

6) Planters integral to the building. 

e) Top Treatments - A  recognizable Top Treatment consisting of at 
least one of the following: 

1) Cornice treatments, other than colored stripes or bands 
that are integral to the building design. Materials such as 
stone, masonry, brick, wood, galvanized and painted metal, 
or other colored materials shall be used; 

2) Sloping roof (4:12 or greater) with overhangs. Overhangs 
may be boxed with moldings such as Modillions, Dentils, or 
other moldings, as applicable; or contain brackets; or 

3) Stepped parapets. 
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4.13.40 - PROCEDURES 

Application -When development is proposed on a property containing or abutting a 
Significant Riparian Corridor or Wetland area, an application shall be submitted that 
accurately indicates the locations of these Natural Resources and the location of any 
proposed development. The application shall contain a description of the extent to which 
any Floodplain, Watercourse, or Wetland is proposed to be altered or affected as a result 
of proposed development and shall include the information in "a," and "b," below. 

b. For properties containing Wetlands, as indicated on the Corvallis Local Wetland 
lnventory Map - The submittal materials listed below are required. Additionally, all 
applications will be reviewed to determine that all necessary permits have been 
obtained or will be obtained from those federal, state, or local governmental 
agencies that require prior approval. 

1 Site Plan - A  site plan that graphically depicts: 

a) All Wetland boundaries, as indicated on the Corvallis Local Wetland 
Inventory Map; 

b) A 25-ft. setbacwbuffer around the upland edge of iocally and non- 
locally protected Wetlands, as mapped on the City's Local Wetland 
lnventory Map2. Proximate Wetlands shall not be included when 
determining this 25-ft. setbacwbuffer location; and 

C) A Wetland Delineation of the boundaries of the Wetland area, with 
an accompanying site map, that has been accepted and approved 
by the Department of State Lands (DSL) may be substituted for the 
information in "b,'," above; 

4.13.80.02 - Procedures for Non-locally Protected Wetlands 

Department of State Lands and US Armv C o r ~ s  of Enqineers Notification Required - In 
addition to the restrictions and requirements of this Section, all proposed development 
activities within any Wetland are also subject to Oregon Department of State Lands (DSL) 
and US Army Corps of Engineers standards and approval. Where there is a difference, the 
more restrictive regulation shall apply. In accordance with ORS 227.350, as amended, the 
applicant shall be responsible for notifying DSL and the Corps of Engineers whenever any 
portion of any Wetland is proposed for development. 

2 
1.ocal Wetlaml Inventories are considered to provide a level of accuracy ofwithin 25 ft. for identification of the Wetland- 

upland interface. Consequently, the 25-ft setbacklbuffer identified in Section 4.13.40.b.l.b is intended to ensure that 

signiFlcant Wetlands are protected consistent with the requirements of OAR 660, Division 23 prior to the receipt of a 

Department of Stale Lands (DSL) approved Wetland Delineation. For developlnelit review purposes, a property owner 

may propose development within this setbacklbuffer, and approval may be granted; contingent upon receipt by the City 

of an approved Wetland Delineation indicating that the proposed development is outside of lands determined to be 

Wetlands by the Department oSState lands. In such cases, no development permits shall be issued prior to receipt of said 

Wetland Delineation. 
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No application for development will be accepted as complete until documentation of such 
notification is provided, and no site development permits, such as Grading and Excavation 
Permits, Public Improvements by Private Contract Permits (PIPC), and Building Permits, 
shall be issued until the City has received verification of DSL and Corps of Engineers 
approval for development on the subject site. Non-locally Protected Wetlands are shown 
on the City's Local Wetlands Inventory Map. 

Applicable Comprehensive Plan Policies: 

4.2.1 Significant natural features within the Urban Growth Boundary shall be identified and 
inventoried by the City through the development process. These shall include: 

A. Seasonal and perennial streams and other natural drainageways, wetlands, 
and flood plains; 

B. Lands abutting the Willamette and Marys Rivers; 

C. Land with significant native vegetation as defined in the Oregon Natural 
Heritage Plan (1998), which may include certain woodlands, grasslands, 
wetlaids, riparian vegetation, and plant species; 

D. Ecologically and scientifically significant natural areas; 

E. Significant hillsides; 

F. Outstanding scenic views and site; and 

G. Lands that provide community identity and act as gateways and buffers. 

4.2.2 Natural features and areas determined to be significant shall be preserved, or have their 
losses mitigated, andlor reclaimed. The City may use conditions placed upon 
development of such lands, private nonprofit efforts, and City, State, and Federal 
government programs to achieve this objective. 

4.10.6 In order to reduce peak runoff from impervious areas and maintain pre-development flow 
regimes, the City shall work to adopt standards such as the following: 

Minimize the proportion of each development site allocated to surface 
parking and circulation. 

. Minimize the average dimensions of parking stalls. 

Use pervious materials and alternative designs where applicable, such as 
infiltration systems. 

Modify setback requirements to reduce the length of driveways. 

Promote the use of shared driveways to reduce impervious surface in 
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residential development. 

. Promote disconnection of roof down spouts to reduce runoff going into a 
piped collection system or the street and encourage storage for reuse. 

Retain a larger percentage of vegetated area within all types of 
development to increase rainfall interception. 

Pursue the use of retention and infiltration facilities where the soils are 
suitable to control runoff volume, peak flow and promote dry season base 
flows in streams. 

Develop sub-surface storage as well as surface detention facilities. 

Evaluate additional restrictions on cuts in  hillsides, especially in areas with 
near-surface groundwater. 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis' 
i m p e ~ i o u s  surfaces. 

4.11.1 Consistent with State and Federal policy, the City adopts the goal of no net loss of 
significant wetlands in terms of both acreage and function. The City shall comply with at 
least the minimum protection requirements of applicable State and Federal wetland laws 
as interpreted by the State and Federal agencies charged with enforcing these laws. 

4.11.4 Wetlands within the Urban Growth Boundary shall be identified and inventoried by the City 
or through the development process. 

4.11.5 Local wetland inventories, initiated by the City, completed consistently with State 
guidelines, and approved by the State shall also represent City-approved inventories that 
meet Statewide Planning Goal 5 inventory requirements. 

4.11.14 To resolve wetland issues as early as possible in the development application 
process on land with hydric soils, land with wetland vegetation, andlor land 
identified on a State or national wetland inventory, the City shall require a 
developer to submit, at the time of application, a wetland determination or 
delineation from a qualified consultant. This professional analysis shall be 
submitted concurrently to  the City and to the Division of State Lands. The City 
shall request comment from the Division of State Lands on land development 
applications requiring a public hearing. 

3.2.1 The desired land use pattern within the Cowallis Urban Growth Boundary will emphasize: 

A. Preservation of significant open space and natural features; 

B. Efficient use of land; 

C. Efficient use of energy and other resources; 

D. Compact urban form; 
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E. Efficient provision of transportation and other public services; and 

F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian 
scale, a defined center, and shared public areas. 

3.2.3 The City shall address compatibility conflicts through design and other transitional 
elements, as well as landscaping, building separation, and buffering. 

9.2.1 City land use decisions shall protect and maintain neighborhood characteristics (as 
defined in 9.2.5) in existing residential areas. 

9.2.2 In new development, City land use actions shall promote neighborhood characteristics (as 
defined in 9.2.5) that are appropriate to the site and area. 

9.2.4 Neighborhoods shall be pedestrian-oriented. Neighborhood development patterns shall 
give priority consideration to pedestrian-based uses, scales and experiences in 
determining the orientation, layout, and interaction o f  private and public areas. 

9.2.5 Development shall reflect neighborhood characteristics appropriate to the site and area. 
New and existing residential, commercial, and employment areas may not have all of these 
neighborhood characteristics, but these characteristics shall be used to plan the 
development, redevelopment, or infill that may occur in these areas. These neighborhood Q) 

0 
characteristics are as follows: v - - - 

A. Comprehensive neighborhoods have a neighborhood center to provide .,- s 
services within walking distance of homes. Locations of comprehensive 
neighborhood centers are determined by proximity to major streets, transit E" 

s 
corridors, and higher density housing. Comprehensive neighborhoods use o 
topography, open space, or major streets to form their edges. m 

C 

3 
B. Comprehensive neighborhoods support effective transit and neighborhood 

services and have a wide range of densities. Higher densities generally are 
located close to the focus of essential services and transit. 

C. Comprehensive neighborhoods have a variety of types and sizes of public 
parks and open spaces to give structure and form to the neighborhood and 
compensate for smaller lot sizes and increased densities. 

D. Neighborhood development provides for compatible building transitions in 
terms of scale, mass, and orientation. 

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

F. Neighborhoods have an interconnecting street network with small blocks 
to help disperse traffic and provide convenient and direct routes for 
pedestrians and cyclists. In neighborhoods where full street connections 
cannot be made, access and connectivity are provided with pedestrian and 
bicycle ways. These pedestrian and bicycle ways have the same 
considerations as public streets, including building orientation, security- 
enhancing design, enclosure, and street trees. 
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G. Neighborhoods have a layout that makes it easy for people to understand 
where they are and how to get to  where they want to  go. Public, civic, and 
cultural buildings are prominently sited. The street pattern is roughly 
rectilinear. The use and enhancement of views and natural features 
reinforces the neighborhood connection to the immediate and larger 
landscape. 

H. Neighborhoods have buildings (residential, commercial, and institutional) 
that are close to the street, with their main entrances oriented to the public 
areas. 

1. Neighborhoods have public areas that are designed to encourage the 
attention and presence of people at al l  hours of the day and night. Security 
is enhanced with a mix of uses and building openings and windows that 
overlook public areas. 

J. Neighborhoods have automobile parking and storage that does not 
adversely affect the pedestrian environment. Domestic garages are behind 
houses or otherwise minimized (e.g., by setting them back from the front 
facade of the residential structure.) Parking lots and structures are located 
at the rear or side of buildings. On-street parking may be an appropriate 
location for a portion of commercial, institutional, and domestic capacity. 
Curb cuts for driveways are limited, and alleys are encouraged. 

K. Neighborhoods incorporate a narrow street standard for internal streets 
which slows and diffuses traffic. 

L. Neighborhood building and street proportions relate to one another in a 
way that provides a sense of enclosure. 

M. Neighborhoods have street trees in planting strips in the public right-of- 
way. 

9.3.2 Where a variety of dwelling types are permitted by the development district, innovative site 
development techniques and a mix of dwelling types should be encouraged to meet the 
range of demand for housing. 

9.4.7 The City shall encourage development of specialized housing for the area's elderly, 
disabled, students, and other groups with special housing needs. 

9.5.1 The City shall plan for affordable housing options for various income groups, and assure 
that such options are dispersed throughout the City. 

9.5.2 The City shall address housing needs in the Urban Growth Boundary by encouraging the 
development of affordable dwelling units which produce diverse residential environments 
and increase housing choice. 

5.3.1 To increase the aesthetic qualities of the community and enjoy the engineering and 
ecological benefits of trees, the City shall require developers to plant appropriate numbers 
and varieties of trees with all new development. Such standards shall be maintained in the 
Land Development Code. 
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5.3.3 The City shall encourage the use of large-canopy trees. 

11.3.9 Adequate capacity should be provided and maintained on arterial and collector streets to 
accommodate intersection level-of-service (LOS) standards and to avoid traffic diversion 
to local streets. The level-of-service standards shall be: LOS "D" or better during morning 
and evening peak hours of operation for all streets intersecting with arterial or collector 
streets, and LOS "C" for all other times of day. Where level-of-service standards are not 
being met, the City shall develop a plan for meeting the LOS standards that evaluates 
transportation demand management and system management opportunities for delaying 
or reducing the need for street widening. The plan should attempt to avoid the 
degradation of travel modes other than the single-occupant vehicle. 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis' 
impervious surfaces. 

11.4.1 The City shall manage on-street parking to permit the safe and efficient operation of the 
transportation system. 

11.4.3 All traffic generators shall provide adequate parking. 

11.4.7 The City shall investigate opportunities for reducing minimum off-street parking 
requirements in  areas with adequate on-street or area parking facilities. Factors such as 
good transit and pedestrian access should be considered. 

11.2.1 The transportation system shall be planned and developed in a manner which contributes F r 
to community livability, recognizes and respects the characteristics of natural features, 9 - 
and minimizes the negative effects on abutting land uses. - - 

C 
s 

11.2.2 The transportation system shall be managed to reduce existing traffic congestion and 
facilitate the safe, efficient movement of people and commodities within the community. 

i? 
C 
0 
m 

11.3.9 Adequate capacity should be provided and maintained on arterial and collector streets to \Y 

accommodate intersection level-of-service (LOS) standards and to avoid traffic diversion 3 
to local streets. The level-of-service standards shall be: LOS "D" or better during morning 
and evening peak hours of operation for all streets intersecting with arterial or collector 
streets, and LOS "C" for all other times of day. Where level-of-service standards are not 
being met, the City shall develop a plan for meeting the LOS standards that evaluates 
transportation demand management and system management opportunities for delaying 
or reducing the need for street widening. The plan should attempt to avoid the 
degradation of travel modes other than the single-occupant vehicle. 

11.5.2 Bikeways shall provide safe, efficient corridors which encourage bicycle use. Bicycle use 
of major streets shall be considered as improvements are made to major transportation 
corridors. 

11.7.1 An improved public transportation system within the Urban Growth Boundary should be 
established to improve the livability of the community, to reduce pollution and traffic, and 
to reduce energy consumption. 

10.2.6 The type, location, and phasing of public facilities and utilities shall be based on actual 
needs, desired levels of service, cost-effectiveness, andlor property owner willingness to 
pay for infrastructure. 
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10.2.12 Developers will be responsible for the construction of all facilities internal to and fronting 
their properties and for needed extensions of facilities to and through their site. 
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APPLICATION 

Community Development Planning Division 
501 SW Madison. P. O. Box 1083 

For sta€fuse only 
Case Number f'!-A68-0000 \ , 5 ~ 6 o % - o m o  Date Filed 01 -28 -&' 

Fee e r t q g  Receipt # c/7-36 Planner \/o ku 4 

CORVALLIS Corvallis, OK 97339-1083 
C Phone:(541) 766-6908, Fax (541) 766-6936 

, . . email: plaming@ci.corvallis.or.us 

Please tell u s  about yourself and your request: C h e c k  the following item(s) that apply to your 
application. 

A n n e x a t i o n  Planned Development~major m i n o r  
- Conditional Development 2 Planned Development (Conceptual) 

Comprehensive Plan Amendment - Planned Development (Detailed) 
Tentative Plat Subdivision - Planned Develop (Nullification) 

- District Change P l a n  Compatibility Review 
From H i l l s i d e  Density Transfer 
To L o t  Development Option 

- Minor Land Partition - Willamette River Greenway 

Please give us a brief summaly of the action requested: 
Reauestina approval of  a Maior Modification to a Conceotual and Detailed Development Plan, and a 

Major Tentative Subdivision Reolat to allow the construction o f  seven detached sinzle ffamlv  home.^, six 

duulexes, three triplexes, three five-ulexes, and a communih, center building on approximatelv 3.58 acres 

s w v y  
Name of Project: Szeim-Meadows Planned Develooment 

Applicant's Name: Willamette Neiphborhood Housing Services Phone 541-752-7220 

Address 257 SWMadison Avenue FAX 541-752-5037 

Date \,zz- 
Phone 541-766-6900 

Address P.O.Box1083 FAX 541- 754-1 792 

S i p a  

L/ 
Project Staff (name & address): 

Planner David Dodson - Willamette Valley Planninp Phone 541-753-1987 

311 SWJefferson. Cowallis. OR 97333 FAX 
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Architect Sara Berpsund - Berpsund Delanev Architecture Phone 541-683-8661 

1369 Olive Street, Eupene. OR 97401 FAX 

Civil Engineer David Morris - Endex Enpineerinp Phone 541-928-1181 

2532 Santiam Hwv SE. #324, Albanv 97322 FAX 

Please tell us about vour site: 

Location address (or general vicinity, side of street, distance to intersection) 
Ap~roximatelv 3.58 acres ofPD(RS-12) land that is south and east o f N E  Conser Street and 
north o f N E  Seavev Avenue. 

*Assessor's Map Number(s) Related Tax Lot(s) 
1. 11-5-24DC 60500 throuph 3700 , 
L. 

*The Assessor's Map Number (Township, SectioniRange) and the Tax Lot Number (parcel) can be 
found on your tax statement or at the Benton County Assessor's OEce) 

Lot Area 3.58 acres 
Development District (i.e. zone) PD/RS-12) Med-Hiph Residential with a PD Overlav 
Comprehensive Plan Designation Residential - Medium-High Density 

Attachments: E31 Existing Site Map rn Site Plan Ixl Narrative rn Viciniw Map 

E31 Floor Plans E31 Elevations 

rn Solar Easements and lor shadow studies 

li3 Other See application submittal 
(If drawings are larger than 8 % x 14", submit 7 copies.) 

Please tell us about the surrounding area: I 
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NOTE: The attachments submitted should include sufficient 
information about adjacent lands to indicate the sitc's relationship 
with these lands (i.e. maps should indicate nearby structures, 
densities, road, bike, and pedestrian systems, etc.) 

Please tell us more about the proposed development and its site: 

1. On your plans, include the following: Site boundaries, points of access, topography (show 
contours), flood plains, water courses, significant vegetation, existing roads, utilities, 
pedestrian or bikeways, and any existing easements. Please note there are additional 
specific graphic and narrative requirements for each type of application. 

2. Are there existing structures on site: Yes B No If Yes, illustrate them on your plans 
and describe their current use, the type of structure, and the square footage. 
The propertv is currentlv vacant with the excention ofstveet and utilitv im~rovements. 

3. For your project, please indicate the uses proposed and describe the intended activities: 
The avalicant intends to constmct new single familv and multi-familv dwellinrs on the 
site, as weN as a communitv center building to be used bv residents o f  the new homes. 

4. Will the project be completed in phases: Yes No If Yes, please explain. 
The project is vroaosed to be completed in two ~hases. The first phase will include the 
pronosed detached single familv homes. while the second phase will contain the multi- 
familv homes and the communitv center build in^. Dwe1ling.s constructed in Phase I will 
be made available for ~urchase, while those constructed in Phase 2 will be retained in 
ownershiu by Willamette Nei~hborhood Housing Services. 

Proposed Uses 

# of acres Percent 

Use Type or sq ft of site 

Residential 

Medium-High 

5. Site Cover 

Impervious 

-New Structural 

footprints 
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/ # ofacres I percent I I 1 ii of acres I Percent 
Use Type or sq I? of site I Coverage Type or sq ff of site 

I I 1 

Commercial 

Ofiice 

Industrial 

Mostly non-impervious 
Open Space 

- Parks 

- Drainageways 
Open Space All Other 

1.99 acres 56% 

- Parks Green areas or yards, 
- Drainageways walks, patios, and 
- Other landscape areas 

Total 3.58 acres 100% Total 3.58 acres 100% 

Description of other types (e.g. recreational facilities): Two common ween areas, a tot 
lot, and a communih, cenler buildinp. 

13 units per acre 

7. How will open space, common areas and recreational facilities be maintained? 

8. For proposed residential developments, are there any existing structures or trees on 
adjacent land which will reduce sotas access to your site between 9 a.m. and 3 p.m. on 
November 21? Yes • No If Yes, please illustrate these locations and their 
shadow impacts on your site map. 
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Please identify any citizen outreach efforts that you have undertaken prior to submitting 
this application: 

6 Mailed information regarding the proposed development to adjacent property 
ownerslresidents. 

I Held one or more neighborhood meeting(s) or open houses. 
r Held a project design workshop. 
I .  Met individually and/or conferred over the phone with citizens. 

Made site plans available for review. 
r Canvassed the neighborhood. .-~J 

Posted the project site with information about the proposal, and where to go for more 
information. 

,~ ~.,  
L.1 Other (please describe): 

Were changes made to the proposal as a result of citizen input? If so, what were they? 
The apolicant held several neiphborhood meetinrs which resulted in several channes that are 
noted in the nroiect narrative. 

.\iltl~or.i~ation sitr Staff and 1)ecihiun i\l;iker to Enter I.and: 1 
City staff, Planning Commissioners and City Councilors are eilcouraged to visit the sites of 
proposed developments as part of their review of specific land me applications. Decision maker 
site visits are disclosed through the public hearing process. Please indicate below whether you 
authorize City staff and decision makers to enter onto the property(ies) associated with this 
application as part of their site visits. 

C 1 authorize City staff and decision makers to enter onto the property(ies) associated with 
this application. 

- 
I I do not authorize City decision makers to enter onto the property(ies) associated with this 

application. 
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Seavey Meadows 

An Application for a 
Major Modification to a Conceptual and 

Detailed Development Plan and a 
Major Subdivision Replat 

Suhmifted to: 

CORVAlLLIS 
ENHANCING COMMUNIN LiVABlLiN 

The City of Corvallis 
501 SW Madison Avenue 

Corvallis, OR 97333 

Submitted by: 

Willamette Neighborhood Housing Sewices 
257 SW Madison Avenue 
Cowallis, Oregon 97333 

February 25,2008 
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Planned Development Narrative 

INTRODUCTION 

In 2004, the City of CorvaNisproposed that Willameite Neighborhood Housing Services 
(WNHs) take the lead role in development of aportion of vacant land along Conser 
Street in northeast Corvullis. The site is only a smull portion of a 30acre area known as 
Seuvey Meadows. A small portion of the site was pariially developed in the I980s, but a 
foreclosure led to the City taking over ownership of the property. m e  City filed for a 
wetland development permit with the Army Corps of Engineers a f i r  a lengthy community 
plunningprocess in 1998. The City viewed the site as their only remaining property 
appropriate for low to moderate income housing currently within the City Limits. Wifh 
the applicant having a recognized development background in @ardable housing, the 
City chose WNHS as the developer for the site. 

REOUEST 
0 
s? 

The proposal includes iwo land use requests, a Major Conceptual and Detailed '-Y - - - 
Development Plan Modification and a m major Subdivision Replat, the combination of C 

s 
which would reconfigure the development plan previously approved for Seuvey Meadows. 
The focus of the plan approved for Seavey Meadows in I982 was to provide a E 

Jz 
homogenous development of multiple four-unit attached townhome clusters with shared 0 

m 
ti 

private drivewuys. In comparison the proposed Major ModiJic&.on would introduce a 3 
maure of single f d l y  detached komes, duplexes, triplexes, amifour- andfie-unit 
multi-family dwellings to the site Access to the dwellings would rely on the existing 
public streets, Comer Street, Jasper Street, and Sorrel Place, but also involve the 
construction of two new privute alleys, (Attachments F and G). Improvemenis will be 
mnde to portions of Comer Streel, Jasper Street, and Sorrel Place to bring these facilities 
info compliance wirh current Corvallis Land Development Code street st&& 

The development will be split into two phases. The firstphase will be construction of 
seven single family homes.for sale to low income families at 80percent of median family 
income (MFI) or less. The secondphase will include comtruetion of 36 mulfi-family 
unitsfor low income families making 60 percent of MFZor less. Due to funding 
variables, the applicant reserves the right to develop Phase 2 first, and will commit to 
providing the required public facilities necessary to serve this phase of the project. 

With the exception of two senior quad buildings, the multi-fhmily units will be designed 
as townhomes. A 1,700 square foot community building with play areas will be 
constructed uajacent to 6,800 squme,feet of landscwed commons. The project will 
include a mix of incomes with 40percent of the units at or below 60percenl ofMF1. 
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Project amenities will include the community building and roughly 14,000 square feet in 
formally landscapedplay areas and commons. Parking is provided through the use of 
both outdoor unassigned common spaces andprivate attached garages and driveways. 

The site is surrounded by 27 acres of locallyprotected wetlan&, which provide a long 
term natural landscape amenity. Additionally, a variety of community amenities are 
immediately available to the site including: two of the City's largest emp1oyer.s (Hewlett 
Pachrd and Good Samaritan Hospital); a community shopping center within three- 
quarters ofa mile of the site (with Safeway as the anchor); public transportation adjacent 
to the site; a middle school within a halfa mile; and a Citypmk within a halfa mile. 

SITE AND VICINITY 

The 3.54 acre site is located south and east of Conser Street and contains Jasper Street 
and Sorrel Place, (Attachment A). Seuvey Avenue is located immediately to the south. A 
four-unit attached townhome that currently occupies aportion of the site was constructed 
consistent with the 1982 approval for S e m y  Meadows. Improvements to Conser Speet, 
Jasper Street, andsorrel Place were also made at this time. No other development has 
taken place at the site since these improvements were made. Remnanis ofpreliminary 
building pad excavation are still visible on recent City of Corva1li.s aerial photographs. 
Due to the soils and relatively high water table in this area of Corvallis, these portions of 
the site have since gradually transformed into informal "constructed" w e t l d ,  
(Attachment P). Other natural features found on the site include mature and sapling 
cottonwood trees, and non-locally protected jurisdictional wetlands. The site is 
essentially flar and lacks prominent iopography. 

Immediately northeast ofthe site along Conser Street is the Conijkr Village Subdivision. 
AN other property within the immediate vicinity is currently undeveloped A spur of the 
Southern Pacific Railroad runspasf the site on the west side of Comer Street. Adaitional 
residenfial development is located on the opposite side of the railroad, (Attachment B). 

The site is designated as Residential - Medium-high Density on the Corvallis 
Comprehensive Plan Map, as are other properties abutting the site to south, east, and 
west that were also part of the original Seuvey Mendaos Planned Development, 
(Attachment C). The Conifer Village Subdivision is designated as Residential - Cow 
Density, while undevelopedproperty across Conser Street to the west is shown as 
Residenhnhal - Medium Density on the Comprehensive Plan Map. 

Consistent with its Comprehensive Plan designation, the site is zoned Medium-High 
Residential on the Corvallis Land Development Code Zoning Map, and is also subject to 
a Planned Development Overlay (PD(RS-12)). (Attachment R). Undevelopedproperties 
south of the site that are also associated with the original Seuvey Meadows Planned 
Development share this designution. The Conifer Village Subdivision is zoned PD(RS-6), 
while the undevelopedproperties to the west, across Conser Street, are zoned PD(RS-9). 
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PREMOUS APPROVALS 

1982 - On May 18, 1982, the subject site was annexed into the City Limits along with 
roughly 37 additional acres that were zoned either RS-9 or R7-12 with a Planned 
Development Overlay. Subsequent to being annexed, the original developer proposed a 
Conceptual and Detailed Development Plan and Tentative Subdivision Plat that would 
have resulted in the construction of 296 dwelling units (PD-82-5). The Corvallis 
Planning Commission approved this request, with conditions, on October 6, 1982. 

1991 -On March 6, 1991, the Corvallis Planning Commission approved a Detailed 
Development Plan and a Tentative Subdivision Platfor Conifer Village, Phases 4, 5, and 
6 (DC-91-1, PD-91-J, and S-91-1). This approval eflected approximately 10 acres of the 
Seavey Meadows Detailed Development Plan by rezoning the property from PD(RS-12) 
to PD(RS-6) and approving a tentative subdivision plat intended for development with 
detached single family homes. A portion of Conifr Village, Phase 5, was developed in 
this location and currently contains 38 single family houses. In comparison, the Seavey 
Meadows Detailed Development Plan would have resulted in the construction of 

Y- 

approximaiely 76 attached dwellings in this same area. (V 
r?t - - - 
C 

NEIGHBORHOOD OUTREACH 
s 

E 
.c 

The applicant has held three neighborhood meetings prior to submittal of this o m 
application. The first two meetings where held in November of 2006 At that time the 
prqject was appr~~~~matelyfive mres in size and contained 60 dwelling units. Following 

2 
refinements anda reduction to the proiect acreage, due to the discovery of additzonal 
wetlands, the project area is now only 3.54 acres and contains 43 dwelling units. The 
new plan waspresented at a neighborhood meeting in January of 2008. 

ATTACHMENTS 

Viciniiy Map 
Surrounding Uses 
Comprehensive Plan Designutions 
2ning Designations 
SigniJcant Natural Features 
Phase 1 Detailed Developmenl Plan 
Phuse 2 Detailed Development Plan 
Phase 2 Detailed Development Plan Alternatives 
Tentative Subdivision Plat 
Landscape Plan 
Landscape Plan -Alternative 
Existing Trees 
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.I - Natural Features Mitigation Plan 
K - Grading and Paving Plan 
L - Site Utility P l~m 
M -  Lighting Plan 
N - Solar Study 
0 - Typical Building Plans and Elevations 
P - Trafic Impact Study Addendum 

CRITERIA. DISCUSSION, AhB CONCLUSIONS 

A~ulicable Comvrehensive Plan Policies: 

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

The following narrative responh to criteriafrom the Corvallis Comprehensive Plan and 
the Land Development Code (LDC) that are applicable to the subject land use requests. An 
analysis of the proposal's consistency with these criteria is provided, and, in the event that 
variationsfrom development standards are requested, the narrative notes alternate means 
for achieving the same benejit. 

As noted above, the proposal consists of two separate land use requests. To fac ih te  a 
review of the proposal, the narrative is divided info the hyo followingparts: 

Part I -  Major Conceptual and Detailed Development Plan Modijication 
* Part IZ- Major Subdivision Replat 
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MAJOR CONCEPTUAL AND DETAILED DEVELOPMENT 
PLAN MODIFICATION 

DETERMm7ATION OFA MAJOR PLANNED DEVELOPMENTMODIFICATION 

Applicable Land Development Code Sections: 

2.5.60.02 - Thresholds that Separate a Minor Planned Development Modificatiin from a 
Major Planned Development Modification 

a. The fadon identified here describe the thresholds that separate a Minor Planned 
Development Modifmtion from a Major Planned Development Modification. 

2. Change in dwelling unit density of five percent, except as noted in "3," below; 

3. Decrease in dwelling unit density by more than three units for development sites 
one acre or smaller in size, or decrease in dwelling unit density by more than five 
units or by more than five percent, whichever is less, for development sites 
larger than one acre; 

The original Detailed Development Plan approved for Seavey Meaabws allowed the 
construction of 296 dwelling units. Subsequent to that approval, the construction o f  
Conifr Village, Phme 5, reduced that original total by a6 least 38 dwelling units. The 
subject requesr seeks to limit development of remaining undevelopedpotions of the original 
Seavey Meadows site to only the 3.54 acres shown on Atkzchmenfs 'F' and 'G'. A total of 
43 dwelling units would be conshrcled on this acreage, which constitutes an 83percent 
reduction in the number of dwelling units that could have been constructed based on the 
combined effects of the Semey Meadbws and Conifer Village, Phase 5, approvals. 

4. Change in the ratio of the different types of dwelling units; 

All of the 296 units proposed through the original Seavey Meadows Detailed Development 
Plan were confgured as attached dwellings, withfour unils attached together in a 
')inwheel" arrangement, as demonstrated by the four homes that currently occupy the site. 
The subject proposal would introduce a mixture of dwelling types, including single family 
detached, duplex, triplex, and multiplex dwellings, none of whichfif the LDC definition of 
an attached unit. 

6. Change in the type and location of accessways and parking areas where offaite 
M t c  would be affected or which result in a less pedestrian-friendly 
environment; 
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Due to the fact that only 3.54 acres of the approximately 30 acres approved through the 
original Seavey Meadows Detailed Development Plan would be aheloped through the 
subject proposal, several changes to the types and locatiom of accessways will result. 
Arguably, these changes may affecf off-site trafic. However, given fhat fewer dwelling 
units would be constructed it is reasonable to conclude that the effects would be positive 
due lo comparatively fewer vehicle hips being generated. 

12. Decrease in project amenities for pedestrians or bicycles, recreational f a c i i i ,  
screening, andlor landscaping provisions by more than 10 percent; 

Similar to the reconfiguration of accessways, the subject proposal will result in fewer 
linealfief of new local streets being constructed when compared to the original Seavey 
Meadows Detailed Developmenf Plan. These streets would have included sidewalks and 
allowed bicyclists to travel throughout the development. Further, the original development 
plan included the construction of a 2-acre sports park, which is m longer being proposed 
Instead, the halanee ofthe currently undeveloped site would remain undisfurbed, most of 
which currently contains protected Locally Signifcant Wetlandj.. 

$3. Modification of architectural building elevation$ where any of the fotlowing 
occurs: 

a) Percentage of window coverage per elevation is decreased by more than 20 
pereent { m y  Meet the number and/or shape of win-); or windows are 
installed on a previously opecified blank wail on the perimeter of the site; 

b) Building materials for the main walls of the facades are changed; 

c) Any archit&ml feature is rcaduced by more than 20 percent Archiitural 
features include such items as the number of windows with trim, the 
number of dormers, the number of ~tlumns, the number of shutters, the 
square footage of porches, the number of window boxes, the linear footage 
of porch or deck railings, andlor the linear footage andlor height of 
parapets, reveals, andlor cornices, etc.; 

d) Roof pitch is reduced by 20 percent or more; 

e) Building offae?ai or rctcesses are reduced by more than M percent; or 

f) Garages or carports are eliminated; and 

As a result of the introduction of a variety of dzjierent dwellings types, most of the 
architectural details and materials listed in the criterion cited above will be chanped ., 
through the subjectproposal, (Attachment 0). For example, dwelling~proposed through 
the original Seavev Meaabws Detailed Developmenf Plan were sin,& story, "rambler" 
siyk &ellings wiih lap and board and batten kiding, topped by geifly sloping roo+. Most 
of the proposed dwellings will be two sfories and use a variety of exterior building 
materials, including lap siding, board and batten siding, and cedar shingles. While the 
roofpitch proposed.for each dwelling type would not be reduced)om what was originally 
approved, the roof line configurations would be diflerent. 
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14. Change to any aspects of the Plan invotving Natural Resources andlor Natural 
Hazards governed by Chapter 4.5 - Natural Hazards and Hillsides, Chapter 4.11 - 
~inimu'Assured ~evelopment Area, Chapter 4.12 - Significant Vegetation, and 
Chapter 4.13 - Riparian Corridors and Wetlands. 

The LDC did not contain the natural resource andmtural hazards provisions listed above 
when the original Detailed Development Plan was originally approved for Seavey 
Meadows. Regardless, the proposed site plan would protect the subsequently identijied 
Locally SigniJcant Wetlands ideniijied on the site. 

b. A modification that equals or exceeds the thresholds identified in Section 2.5.60.02.a 
shall be proc~sged as Major Planned Development Modification. 

Given the analysis presented above, the subject proposal qualifies as a Mcjor Conceptual 
and Detailed Development Plan Modzj?cation. 

REVIEW CRITERIA 

Avvlicable Land Develoument Code Sections: 
C 
s 

2.5.60.03 - Procedures for a Major Planned Development Modification E 
If a modiication is proposed that equals or exceeds the threahokfs described in Sttetion s 

0 
2.5.60.02, or if modifications to more than three factors that fall below the thresholds C m 
identified in Section 2.5.60.02 are proposed within a single calendar year, the changes shall 3 
be processed as a Major Pianned Development Modification. 

a. An applicant may petition for review of previously approved pkns for pu of 
modiing a Pianned Development, stating reawns for the change. 

d. In reviewing the proposed Modification, the Planning Commission shall fdlow the 
pmcedum herein required for Detailed Development Pian submi i t  and review. The 
Commission shall wnskler the review criteria in Section 2.5.50.04 to determine 
whether to authorize a Major Planned D e v e b v n t  Modiificstion. 

2.5.50.04 - Review Cmria for Determining Compliinee with Conceptual Development Plan 

Request for approval of a Detailed Development Plan shall be reviewed to determine whether 
it is in compliance with the Conceptual Development Plan. The Detailed Development Plan 
shalt be deemed to be in conformance with the Conceptual Development Plan and may be 
approved provided it is consistent with the review criteria in Section 2.6.40.04 above, 
provides a clear and objective set of development standards for residential Detailed 
Development Plans (considering the Detailed Development Plan proposal, required 
adherence to this Code, and Conditions of Approval), and does not involve any of the factors 
that con&te a major change in the Planned Development See Section 
2.5.60.02 - Threshokls that Separate a Minor Planned Development Modification from a Major 
Planned Development Modifidon. 
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This application narrative describes in detail the reasons for the proposed Major 
Modzj?cation and responds to the review criteria listed in Sections 2.5.50.04 and 2.5.40.04. 

2.5.40.04 - Review Criteria 

Requests for the appmval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
Council. The application shall demonstrate compatibility in the areas in *a,'' below, as 
applicable, and shali meet the Natural Resource and Natural Hazard criteria in "b," below: 

a. Compatibility Factors - 
1 Compensating benefii for the variations being requested; 

2. Basic site design (the organization of Uses on a site and the Uses' relationships 
to neighboring properties); 

3. Visual elements (scale, gtructuraf design and f~rm, materiais, etc.); 

4. Noise attenuation; 

5. Odons and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation facilities; 

10. Traffic and off-site parking impacts; 

11. Utility infrastructure; 

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

13. Design equal to or in excess of the types of improvements required by the 
standards in Chapter 4.10 - Pedestrian Oriented Design Standards'; and 

14. Preservation andlor protection of Significant Natural Features, consistent with 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Pmtection Pmvisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. Streets shall also be designed along contours, and structures shall 
be designed to fit the topography of the site to ensure compliance w&h these 

I Hedevelopmen! and reconstruction of bulldlngs in existence and permitted in zonlng prlor to 
December 31,2006, are allowed pursuant to me reaulrements of Section 4 10 70 01 - A~ol~cabilltv 
of Chapter 4.10 - Pedestrian 0&ted Design ~tand'erds 
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Code standards. 

Section 2.5.20 - PURPOSES 

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

a. Promote flexibility in design and permit diversification in location of structures; 

b. Promote efficient use of land and energy, and facilitate a more economical 
arrangement of buildings, circulation systems, land uses, and utilities; 

c. Preserve, to the greatest extent possible, existing Significant Natural Features and 
landscape features and amenities, and use such features in a harmonious fashion; 

d. Provide for more usable and suitably located pedestrian andlor recreational facilities 
and other public andlor common facilities than would otherwise be provided under 
conventional land development pmedures; 

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

f. Provide the applicant with reasonable assurance of ultimate approval before Ic 
(V 

expenditure of complete design monies, while providing the City with assurances that 9 - 
the project will retain the character envisioned at the time of approval; - - = 

L 

g. Provide greater compatibility with surrounding land uses than would otherwise be 
provided under conventional land development pmxiures; and c E" 

0 

h. Provide benefits within the development site that compensate for the variations from m * 
development standards such that the intent of the development standards is still met. %' 

While the overall site plan achieves substantial consislency with development standards 
contained in LDC Chupters 2.4, 3.6, 4.0, 4.1, 4.2, 4.4, 4.10, and 4.13, an approval of the 
proposed design would allow the following variances described below in Table 1. 
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1 -Requested LDC Variances and Prop( 

Cnde Variance 

LDC Section 4.2.30/ai. Table 4.2-2 - The 
easterly private alley that provides access to 
the off-street parking spaces for Buildings 8, 
9, 10 and I I does not include the requisite 
number ofparking lot trees at either ratio 
listed in Table 4.2-2. -1. 

LDC Sections 4.1.20.i. 1 /a1 - Each unit of the 
three triplexes accessedfiom the westerly 
private alley in Phase 2 generates a minimum 
vehicular parking demand of 2.5 spaces, for a 
total of 23 spaces. Due to the project's 
proximity to a transit route, the applicant 
requests a 10% reduction, resulting in 21 
requiredparking spaces. Eighteen of these 
required parking spaces will be provided in 
either a single-car garage or a private 
driveway associated with each unit. 
However, three ofthe required spaces m e  
proposed to be accommodated along the 
public right-of-way jar Sorrel Place. 

LDC Section 4.1.20.i.Ifi) - The 1,700 
square-foot community building generates a 
minimum vehicular parking demand of 9 
spaces. The applicant requests that the local 
street, Sorrel Place, be allowed to 
accommodate these spaces rather than 
providing them on the development site. 

LDC Section 4.4.20.030 With the 
exception of lots createdfor buildings 19 and 
20 (detached homes), each of the proposed 
lots fronts on a public sheet other than an 
alley jbr a distance of at lecrst 25 feet. 

Compensating Benefit 

Rather than installing medium canopy trees 
in planters between parking spaces, the 
zpplicant proposes to plant large canopy 
hees behind the pedestrian walkway, as 
shown on Attachment 'I: 

The applicant notes that Sorrel Place is a 
dead-end street that does not extend beyond 
the boundaries ofthe site. No other 
oroperties abutting the street are currently 
developed or likely to be developed in the 
future. Therefore, relocating these required 
varking space to the public right-of-way will 
not cause compatibility conflicts or trafic 
circulation issues. Regardless, the applicant 
will install "No Parking" signs along the 
south side of Sorrel Place to ensure that 20 
ket  of the 28-foot wide paved surface 
remains available for vehicular circulation. 

See response above. 

Lots 1 and 2 willfiont on Tract 'C ', which 
also abuts the public right-of-way,for Sorrel 
Place. The applicant will record a reciprocu 
access and maintenance easement over Tract 
'C ' to ensure access io these lots is proiected 
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applied through Section 4.10.60.04.d(5) its actual use pattern will be more similar lo 
(multifamily PODS window coverage) be that of the associated residential buildings 
applied to the community building as well. and not those of a typical civic use (e.g., a 

government building, a library, or afraternal 
organization). The applicant has designed 
the structure to be compatible with the 
proposed residential structures and to 
contribute to the residential character of the 
development. The residential widow coverage 
standard requires that only 20 percent of 
building facades,facing public streets contain 

accessedfrom an alley is oriented to the alley 
from zero to 45 degrees, the face of rhe 
garage must comply with the applicable 
setback distances. The garage of the 
northeast unit of the existing attached 
dwellings does not s a t i ~ b  this exception. 
Therefore, the applicant requests a variance 
to the minimum rear yard setback distance 
along the east elevation ofthis unit. 

variance results from proposing to construct 
a$ve-foot wide sidewalk and a six-foot wide 
planter strip along the west side of the 
abutting alley. These features are not typical 
of an alley and are not required by the LDC. 
However, the applicant de,rires to facilitate 
safe pedestrian circulation through this 
portion of the site. 



LDC Section 4.0.60. j.2.fil- Due to the The applicant notes that while the westerly 

public street. Additionally, it won't always be 
necessary for vehicles to travel the entire 
length of the alley to reach a street. By 
designing the alley with apavement width of 
24 feet and providing parking spaces along 
its length, motorists would be able to turn 
their vehicles around and return to the same 
street from which they'd originally accessed 

ch a scenario would be no more than 260 

LDC Section 4.120.i. l (b)  - Required The private alley will be constructed in a 

applicant along with each of the duplex 

maintenance easement will be recorded over 

As described in the various purposes of LDC Chapter 2.5, the Planned Development 
process is intended to allow for flexible implementation of development standards so that a 
project may achieve compatibility through alternate means. The subject proposal is 
consistent with these purposesfor the following reasons. 

By permitting the variances described above, the proposed buildings may be situated in a 
manner that still provides necessary vehicular access while focusing orientation toward 
common outdoor areas. I f  access from either a public or private street were required 
insteud offrom the proposedprivute alleys, either the overall development &jotprint would 
be larxcr or fewer affordable units could be constructed due to a wider street cross-section. 
Expanding the development footprint would likely impmt protected Locally Signijicant 
Wetlands that are located immediately outside of  the project boundary, while reducin~ the . . 

number of aJfordable housing units thut would detractfi.om the applicant's goal of 
providing a housing fype that is in short supply in Corvullis. 
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Overall, theproposedplan achieves a degree of compatibility that is greater than what 
would be achieved by sheict adherence to the applicable development slana7ard.r. Most 
notably, the variances requested allow the applicant to provide affordable housing with 
quuliiy recreational amenities, while constraining the development footprint and 
eliminating the need for additional paved surfaces that would otherwise push the area of 
disturbance into adjacent protected wetlands. From #his perspective, the variances 
requested are relatively inconsequential and can be readily balanced by compensating 
benefirs proposed by the applicant. 

The remainder ofthis project narrative responds to t k  compatibilily review criteria cited 
above for a Major Planned Development Modification (LDC Section 2.5.40.041. To 
facililate review of the proposal, the narrative is divided into the following sixparts: 

* Land Use 
Compatibility 
Natural Features 
Circulation 
Public Facilities and Services 
Solar Access 

LAND USE 

Apolicable Comprehensive Plan Policies: 

3.2.1 The desired land use pattern within the Cowallis Urban Growth Boundary will 3 
emphasize: 

A. Presewation of significant open space and natural features; 

B. Efficient use of land; 

C. Efficient use of energy and other resources; 

D. Compact urban form; 

E. Efficient provision of transportation and other public sewices; and 

F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian scale, a 
defined center, and shared public areas. 

9.3.5 Residential developments shall wnfom to the density ranges specified by the 
Comprehensive Plan and be of housing types permitted by the applicable zoning 
district. 

The proposed Major Planned Development Modi3cation is consistent with Comprehensive 
Pian Policies cited above for the following reasons. In comparison to the development 
plan approved for Seavey Meadows in 1982, the subject proposal would not significantly 

S~'mq Meadows Norrahw 13 February 25.2008 

Attachment M-19 



impact the Locally Signzycant wetlunds distributed throughout the original site. R e  
project eficiently achieves a density of 12 unitsper acre, by relying on a looped network of 
local streets and private alleys, rather than the disjointed series of multiple private 
driveways approved through the original development plan for Seavey Meadows. A 
mixture offive dzfferent residential building types is used to achieve the minimum required 
density of 12 units per acre. Existing public utility lines that were installed through the 
original development plan would be reconfigured where necessary, to facilitate the 
proposed arrangement of alleys and buildings. Many of the proposed dwelling units are 
configured to take advantage of common outdoor areas thai serve as cemaliwdpublic 
focal points for the development. Lastly, solar access requirements are achieved for a1 
least 80percent of the proposed buildings without impacting solar access for the four 
existing uttached units. 

Au~licable Land Develonment Code Sections: 

Section 3.6.20 - PERMKTED USES (RS-$2 Zone) 

3.6.20.01 - Ministerial Development 

a. Primary Uses PemiUed Outright: 

I. Residential Use TVWS - 

a) Family 

2. Residential Buildina Tvees - 
a) Single Detached 

d) Attached - Townhouse 

e) Duplex 

f) Multidwelling 

a) Community Recreation 

b. Accessory Uses Permitted Outright 

8. Other devebpment customarily incidental to the Primary Uses in 
accordance with Chapter 4.3 - A-ry Development Regulations 

As discussed above, .five dzflerenr residential building lypes are proposed through the 
subject Major Planned Development Modification Each of these is a type offamily 
residential use and listed as an allowed building type in LDC Section 3.6.20.Ol.a(2). 
Architectural details for each of the propose dwellings are provided on Attachment '0 '. 
The elevations andjloor plans are noted as "typical" so that minor udjusfments rnw be 
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made to the buildings prior to consiruction However, the overall appearance and 
arrangement of units will be as shown. 

The applicant requests the flexibility to construct one of two dz@erent dwelling types in the 
eastern portion of the site, (Attachments GI, G2, 03.1, and 03.2). While the overall intent 
of the project is to supply aflordable housing for the Corvallis communily, the applicant is 
also mare of the need for housing oriented toward senior citizens and disable individuals. 
One of the housing fypes proposed is described as a "senior quad': which would be a 
single story building composed of four units clustered around a centrat common area, 
(Attachment 03.1). The applicant is still assessing the viability of this dwelling type and 
may decide to comiruct a two story four-plex dwelling instead, (Attachment 03.2). 
Begradless of which dwelling type is chosen, the applicable development standards 
addressed through this application narrative can be satisfied. 

While the applicant anticipates that the community building will be usedprimarily by 
residents o f  the development, it is aka possible that other members from the wearer - 
Corvdlis community k f i e q u e n t  the facility for group activities (e.g., family reunions, 
neighborhood meetings, or holiday boutiques). This potential spectrum ofuses could m 
quaIzfL the building as a civic use type, and more speczj?cally, as a Community Recreation m 
use. Alternatively, the community building could also be viewed as an accessory use to the 9 - - - 
primary residential use. For example, a separate building that is located on the site of a - 

s 
larger apratmenf complex development imd contains laundry facilities, a fitness room, or a 

an entertainment lounge would be considered as an accessory use. From either E 
G 

perspective, the community building is allowed in the RS-I2 Zone. 0 
m w 

3 
COMPATZBZLZTY 

A~vlicable Comprehensive Plan Policies: 

3.2.7 All special developments, lot development options, intensifications, 
changes or modifications of nonwnfomning uses, Comprehensive Plan 
changes, and dict changes shall be reviewed to assure compatibility 
with leas intenshe uses and potentkt uses on surrounding lands. impacts 
of the following factors shall be considered- 

A. Basic site design (i.e., the organtration of uses on a site and its relationship 
to neighboring properties); 

8. Vffiual elements (i.e., scale, structural design and form, materials, etc.); 

C. Noise attenuation; 

D. Odors and emissions; 

E. Lighting; 

F. Slgnage; 
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G. Landscaping for buffering and screening; 

H. Transportation facilities; and 

1. Traffic and off-site parking impacts. 

Comprehensive Plan Policy 3.2.7 contains many compatibilityfactors that are similar to 
those listed in Section 2.5.40.04. In fact, the compatibility criteria from that Section ofthe 
LDC are more numerous and require the consideration ofpedeshim oriented design 
elements andpotential impacts to natural resources. In order to consolidate this narrative, 
the response to Section 2.5.40.04provided below is intended to subsume Policy 3.2.7. 

Avvlicable Land Development Code Sections: 

2.5.40.04 - Review Criteria 

Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other appliible pdiiies and standards adopted by the City 
Council. The application shdl demonsbate wmpatibiiii in the ar@as in "a," below, as 
applicable, and shall meet the Natural Resource and Natural Hazard c&ria in "b," below: 

a. Compatibilii Factors - 
1 Compensating benefits for the variations being requested; 

2. Basic site design (the organization of Uses on a site and the Uses' relationships to 
neighboring properties); 

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

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation facilities; 

10. Traffic and off-site parking impacts; 

11. Utility infnastnrctuw; 

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

13. Design equal to or in excess of the types of improvements required by the 
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standards in Chapter4.10 -Pedestrian Oriented Design Standards2; and 

14. Preservation andlor protection of Significant Natural Features, consistent with 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Comdor and Wetland 
Provisions. Saeets shall also be designed along contours, and structures shall be 
designed to fa the topography of the site to ensure compliance with these Code 
standards. 

Basic Site Desipn 

Applicable Comprehensive Plan Policies: 

4.2.2 Natural features and areas determined to be significant shall be preserved, 
or have their losses mitigated, andlor reclaimed. The City may use 
conditions placed upon development of such lands, private nonprofit 
effolts, and City, State, and Federal government programs to achieve this 
objective. 

9.2.1 City land use decbions shall protect and maintain neighborhood 
charactetfstb (as defined in 9.2.5) in existing widentiat areas. 

C 
9.2.2 In new development, City land use actions shalt pmmate neighborhood s 

characteMcs (as defined in 92.5) that am appropriate to tha site and area. g - 
s 

9.2.5 Development shall PeRect neighborhood characteristics appropriate to the o m 
site arsd am%. New and existing midential, commmial, and empfomnt * 

area5 may not have all of these neighborhood characteristics, but these 2 
characteristics shall be used to ptan the development, redevelopment, or 
infilf that may occur in these areas. These neighbomood characteristics are 
as follows: 

B. Comprehensive neighborhoods support effective transit and neighborhood 
sewices and have a wlde range of densit=. Wlgher d e n s m  generally are 
located close to the focus of essential services and transit. 

C. Comprehensive neighborhoods have a variety of types and sizes of public 
parkg and open spaces to give atnteture and form to the neighbomood and 
compensate for smaller larot sizes and increased densities. 

D. Neighborhood development provides for compatible building tansi(ions in 
terms of scale, mass, and orientation. 

E. Neighborhoods have a mix of densities, lot sues, and housing types. 

2 
Redevelopment and reconstruction of buildings in ex is ten~ and permitted in zoning prior to 
December 31. 2006, are allowed pursuantto the requirements of Section 4.10.70.01 -Applicability, 
&Chapter 4.10 - Pedesti+an Oriented Design Standards. 
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F. Neighborhoods have an interconnecting street network with small blocks 
to help disperse traffic and provide convenient and direct routes for 
pedestrians and cyclists. In neighborhoods where full street connections 
cannot be made, access and connectivity are provided with pedestrian and 
bicycle ways. These pedestrian and bicycle ways have the same 
considerations as public streets, including building orientation, security- 
enhancing design, enclosure, and street trees. 

G. Neighborhoods have a layout that makes it easy for people to understand 
where they are and how to get to where they want to go. Public, civic, and 
cultural buildings are prominently sited. The street pattern is roughly 
rectilinear. The use and enhancement of views and natural features 
reinforces the neighborhood connection to the immediate and larger 
landscape. 

H. Neighborhoods have buildings (residential, commercial, and institutional) 
that are close to the street, with their main entrances oriented to the public 
areas. 

1. Neighborhoods have public areas that are designed to encourage the 
attention and presence of peopfe at all hours of the day and night. Security 
is enhanced with a mix of uses and building openings and windows that 
overtook public areas. 

J. Neighborhoods have automobile parking and Btcrage that does not 
adversely affect the pedestrian environment. Domestic garages are behind 
houses or athemise minimhed (e.g., by setting them back from the front 
facade of the residential structure.) Parking lots and structures are located 
at the rear or side of buildings. On-street parking may be an appropriate 
location far a portion of commercial, institutional, and domestic capacity. 
Curb cuts for driveways are limited, and alleys are encouraged. 

9.3.2 Where a variety of dwelling types are permitted by the development district, 
innovative site develomnt techniques and a m a  of dwelling tyw should - -. 
be encouraged to m&t the range ofdemand for bowing. 

9.5.2 The City shall address housing needs in the Urban Growth Boundary by 
encouraging the davelopllPent of affordable dwdling units which pmduce 
&verse residential environments and in hewing choice. 

Besides the four attached units currently located on the site the only existing residential 
development within the immediate proximity is the Conger Village Subdivision This urea 
is zoned PD(RC-6) and was developed consistent with standards of this Low Density 
Residential zone. As such, the neighborhood characteristics are slightly different from 
what the proposed development will accomplish. Besides a comparatively increased 
average density, the site will contain a wide variety of dwelling types thut are configured 
around common areas. However, the majority ofthis development pattern will be situated 
m a y  from Comer Street. Other than the four existing attached units, three triplexes and 
one four-plex will he situated close to Comer Street, and these dwellings are designed with 
an architectural style and mussing similar fo that of a single family detuched home. T&s, 
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the new development will not be incompatible with the existing development patfern located 
northeast of the site. 

The design of the proposed site plan was injluenced by the four existing attached units, the 
established public street pattern, and the presence of Locally Significant Wetlanh along 
the periphery of the development foorint. Each of these development factors is being 
integrated with the proposed site plan, most notably the Locally SigniJcant Wetlands. The 
applicant hus designed the site plan to account for these constraints and provide a mixme 
of affordable housing types at a density allowed in the RS-12 Zone. Duplex and detached 
units, which are typically classifed as single family building types, are grouped together 
within the eastern portion of the site, while the most of the multi-family dwellings (ie., 
triplexes and multiplex units) me  grouped together in the western portion of the property, 
(Attachments F and G). The eastern portion of the site will also contain two four-plex 
buildings configured as four units that share a central common area or in either a 
traditional side-by-side arrangement, similar to that of the existing four attached 
dwellings. This arrangement will create a consistent residential use dynamic within either 
portion of the site, with Jasper Street serving as a buffer andpint of transition between 
the two 

t. 
t-7 

Along Conser Street, the front elevation of the three proposed triplexes will be buffered - - P? - 
from vehicular trafic traveling along this sheet by a landscaped fiord yard setback of 2.5 c 

c 
feet, similar to the landscape buffer existing along the north side of the four existing 
attached residences, (Attachment 1-1). Orienting the triplexes toward Conser Street is .c E 
consistent with the residential pedestrian oriented design standarcis@om LDC Chupter o m 

,d 

4.10. This results in the rear of these units facing a private alley with purking spaces along 
it Windows provided along the south elevation of these units will facilitating observation 

3 
ofthe alley and promote better security within this portion of the site. This is an important 
neighborhood feature within the western portion of the site, as the multiplex dwellings are 
positioned with either the side or the rear building elevation facing this segment of the 
private drive. To minimize the potential for conflicts between vehicles andpedestrians, a 
landscapedplanter strip will be installed between the private alley and the five-foot wide 
walkway that extends along the front of the tripkxes, (Attuchment El). 

On-site vehiculurparking is accommodated in a vuriety of ways, depending on the dwelling 
type and location of the site, (Attachments F and G). For the single family dwellings, a - - 
single car garage andprivate driveway will be used to meet the purking demand for these 
residences. The depth and width of each driveway is consistent with City of Corvalli~ 
srandarh, and they will be separated by a minimum of 12 feet to allow room for 
land.scaping between the edge of the driveway and the corresponding side yard lot line. A 
srmilar approach is proposed to provide parking spaces for the triplex units; however, five 
o f  the required vehicle parking spaces are proposed to be situated along the north side of 
Sorrel Place. Locating these spaces along the public street eliminates the need to pave 
more of the site. Parking for the multiplex and duplex buildings will rely on common 
purking areas situated along both of the private alleys. These spaces are oriented either 
parallel to the alley or us "head-in " spaces. To maintain suSficient width for pedestrians, 
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the walkway extending along either alley and the abuttingparking spaces will be 7% feet 
wide to allow for up to 2% feet of vehicle bumper overhang, resulting in an unobstructed 
walkway width of$ve feet. In addition to the sidewalk, buildings will be separatedfvom 
these parking spaces by a landscaped area at leust 10 feet wide, for a total separation 
distmce of approximately 18feet. 

Ample green space is provided around each of the dwellings to allow for outdoor activities, 
(Attachment I-I). Two common green areas are provided one in each portion of the 
development. The various multiplex dwelling units will be constructed to face these areas 
to provide community green space and encourage interaction amongst residents. Detached 
single family homes will be provided with at least 375 square feet of usuble yard per lot, 
consistent with RS-12 standarh. Where fences aren't proposed to establish separation 
between units, a mixture of turf; shrubs, and trees will be strategically planted to buffer 
buildingsJLom one mother and to enhunce privucy for residents. 

A continuous network ofpedestrian paths will allow residents and guests to walk 
throughout the developmeni and reach the lurger common open space areus and 
community building, us well us the pubic sidewalh along Conser Street, Jasper Street, and 
Sorrel1 Place. These paths will also provide residents with easy access to a route of the 
Corvallis Transit System thaf travels along Conser Street. 

Applicable Land Development Code Sections: 

Section 3.6.30 - RS-I2 DEVELOPMENT STANDARDS 

Table 3.6-1 

a. Minimum Density e. Applies to the creation of 
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Standard 

. Setbacks 
2. Front yard 10 ft. minimum; 25 ft. maximum 

Also, unenclosed porches may encroach intc 
front yards, provided that a minimum front 
yard of 5 ft, is maintained. 

2. Rear yard and Side yards 5 ft. minimum and each lot must have a 
minimum 15-ft. usable yard either on the sidc 

Interior attached townhouses or rear of each dwelling. Additionally, the 
exempt from interior side yard setbacks listed below apply for side yards 
setbacks.) not being used as the usable yard described 

above. 
a) Single Detached 
b) Single Attached and Zero Lot 5 ft. minimum each side yard 

Line Detached 0 ft. one side; 8 ft. minimum on opposite 
c) Duplex and Multi-Dwelling side" 
d) Abutting a more restrictive 

zone 10 R. minimum each side 

3. Comer Lot I 10 ft. minimum 

See also "k," and "I," below. 
10 ft. minimum on side abutting the street. 
Vision clearance areas in accordance with 
Section 4.1.40.c of Chapter 4.1 - Parking, 
Loading, and Access Requirements. 

Minimum Garagelcarport Setbacks 
1. Garagelcarport entrance 19 ft. minimum 

facinglparallel to the street 

Garageslcarports are also subject to the 
provisions in Chapter 4.10 -Pedestrian 
Oriented Design Standards. 

2. Garagelcarport entrance 
sidewayslperpendicular to street 

See also "k," and "I," below. 

1 For Detached Zero Lot Line dwelling units, prior to Building Permit approval, the applicant shall 
submit a recorded easement between the subject property and abutting lot next to the yard having 
the zero setback. This easement shall be sufficient to guarantee rights for maintenance purposes 
of structures and yard, but in no case shall it be less than five 8. in width. 

10 ft. minimum 

Setbacks from alleys in accordance with 
Section 4.0.60.j of Chapter 4.0 - 
Improvements Required with Development. 
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Lot Area and Development Dens& 

I. Maximum LoffSite Coverage 

r. Required G m n  Area, Private Outdoor 
Space, and Common Outdoor Space 

Attachment 'H' provides the urea of  each of the proposed lots. The smallest lot proposed 
(2,747 squarefeet) corresponds with most of the single family detached units, and is 
consistent with minimum lot size allowed in the RS-12 zone of 2,200 square feet. The 
following mathernutically demonstrates fhut each of the multijiamily lots is of sufficient area 
to support the number of dwelling units it contains. 

Standard 

70 percent of lot area maximum; interior 
attached townhouses exempt from this 
provision. 

Green area is calculated per lot. 

See Section 3.6.50, below. 

Lot 8: 2 units X 2,ZOOsf = 4,400sf actual lot area = 4,476sf 
Lot 9: 2 units X 2,200sf = 4,400~8 actual lot area = 4,467sf - Lot 10: 8 units X2,200sf = 17,600~8 actual lot area = 27,075sf 

* Loi 11: I5 unifsX2,200sf - 33,300~8 actual lot area = 39.14Isf 
* Lot 12: 9 unils X2,200sf = 19,800~8 actual lob area = 27,272sf 

Each of theproposed lots is at least 25feet wide. With a total of 43 unitsproposed, the 
resultant density across the entire 3.54 acre site is 12 dwelling units per acre, which is the 
minimum density required in the RS-12 Zone. 

Bcrildine Setbacks 

Setbacks for each of the proposed buildings are consistent with the standards cited in LDC 
Section 3.6.30, Parts (e) and (fi. As shown on Attachments 'F' and 'G: the h n t  elevation " 

building wall of each of the single family detached units is setbackfrom the front lot line by 
uf least I0 feet, and the associated unenclosed porches encroach into this urea by no more 
than five feet. Rear and side yard setbacks ure a minimum offive feet for each ofthe 
detached units, and a "usable yard" with a minimum urea of 375 square feet and minimum 
lineal dimension of no less than 15 feet is provided for each unit. Each garage associated 
with a detached single,family dwelling is setback at least 19,fiet,fiorn Sorrel Place. 

Both of the duplexes are consistent with the RS-I2 setback standards as well. Buildings 8 
and 9 are set backji-om Sorrel Place by the same distance as the detached single family 
homes. Usable yards are provided in the exterior side yard of Building 8 and in the 
easterly interior side yard of Building 9. Setback in the opposing inferior side yard 
between these two units ure a minimum of 10 feet wide. 
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Lot 11, which contains the community building and Buildings 4, 5, and 6, is fronted by 
Jasper ShEet and Sorrel Place. Except for the community building, the applicant ha.7 

oriented each of the buildings toward Common Green No. I and Sorrel Place, and 
therefore, has established setbacks on the assumption that this street abuts the front yard oj 
the lot. Correspondingly, exterior side yard setback ofat least 10 feet are provided along 
the east elevation of the community building and Building 6, while Building 4 is set back 
from the boundary with Tract 'C' by at least 10 feet, as required for a multj~amily building. 
Along Sorrel Place, Building 4 and the community building will be set backfiom the public 
right-of-way by10 feet. (It should be noted that the community building is shown as set 
back@om Sorrel Place by a distance of approximately 8 feet on Attachments 'F' and 'G : 
This is an error that will be corrected by shifrig the community building two feet north 
when it is constructed. Doing so will maintain the required minimum separation distances 
o f  5 feet and 20 feet between the adjacent internal walkwuy and the south elevation of " " 

Building 6, respectively.) While ~i i ldings 5 and 6 are set-back from sorrel Place himore 
than the dowed maximum distance of 25&et, their placement is consistent with an 
exception to this standmd that is allowed through LDC Section 4.10.60.01, Parts (a) and 
(6). (Please see below forfwrher discussion on the application S consistency with this 
standard) Along the north elevutwn of Buildings 4,5, and 6, a setback distance of at least G 
30 feet is providedfrom the south boundary of Tract 'C '. While the rear yard area north of - - 9 - 
Buildings 4, 5, and 6 contains common parking spaces abutting the south side of #he alley, .4d 

it also contains walkways and lumkcaped areas that comprise aportion of Lot I1 that C 

meets the dimensional requirements of a "usable yard. " However, the upplicant c i! 
anticiptes that residents will prefer the recreational opportunities aflorded by Common o m 
Green No. I rather than rely on this comparutively narrow, linear spwe. C 

3 
The three triplex buildings (Buildings 1, 2, and 3) are located on Lot 12 and have been 
oriented toward Conser Street to saris& standarh from LDC Chapter 4.10. 
Correspondingly, a setback distance of 25 feet is provided between the north elevation of 
these buildings and the public right-of-way for Conser Street. An exterior side yard 
setback of 10 feet is established between the east elevation of Building 3 and Jasper Street, 
while Building 1 is sepurutedfiom the western boundary of Lot 12 by approximutely 35 
feet. This area of Lot 12 is also intended to sati@ the requirement ofproviding a "usuble 
yard. " Each of the buildings is set buck 20 feetfiom the north boundary of Tract 'C: 
which abuts the "rear yard" 

Buildings 10 and 11 will be situated so that vehicular and pedestrian access is provided via 
the easterly private alley. Although Lot 10 has roughly 44.feet offiontage on Conser 
Street, the applicant considers the boundary with by Tract 'B ' to delineate the front yard 
for Lot 10. While none of the buildingsproposed to occupy the lot (i.e., Senior Quads or 
four-plexes) would be oriented toward the private alley, residents and guests will be 
accessing the structuresfrom the western portion of the lot due to the associatedparking 
spaces and walkways. From that perspective, the buildings contemplated to occupy Lot I0 
would be situated consistent with the required setback. At least 33 feel will sepmate the 
proposed maximum building envelope and the eastern boundmy of Tract 'B '. While 
Internal side yard setbackr of at least 5 feet will be provzded for both buildings along the 
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north and south boundaries of the lot, the proposed buildings will be constructed so that 
these areas also contain a "usable yard. " A sepuration distance of no less than 10 feet 
will be maintain along the western lot boundary, consistent with the minimum rear yard 
setback standard. 

The placement of the ederly private alley in a separate tract triggers the application of 
RS-12 setbacks to the east and south elevations o f  the four existing aftached units. Jasper 
L%reet is considered to abut the front yard of this lot, which resulfs in the need to satisfi the 
rear yard and internal side yard setback standurds along the west and south elevations of 
this building. Along the south elevation of the building, the proposedproperty boundary 
adjustment actual& results in the creation of at least a 10 foot setbackfrom the building 
wall. As shown on the tentative plat, (Attachment H)  the western boundary o f  Tract 'B ' is . . 

offset from the previous proper9 boundary for the four existing attached units by 
approximately one foot. Portions of the eust elevation (i.e.. the hearage for the northeast 
unit) are as close as one footfrom the boundary with Tract 'B '. While development 
standards contained in LDC Section 4.0.60.j.2(f) allow a garage to be up to 14 feetfrom 
the centerline of an alley, the requiredproperty line setback distances must be provided 

% unless the gurage is oriented io the alley from zero to 45 degrees, The subject garage does 
9 - - - not satisfy this exception. Therefore, the applicant requests a variance to the minimum 
C 
s 

rear yard setback distance dong the east elevation of the four existing attached units. 

It should be noted that the need for this request resultsfromproviding a six,foot wide 
planter strip and afive-foot wide sidewalk along the west side of the alley and including 
these amenities within the boundmies of Tract 'B' rather than placing them within ihe 
Durrant Property. l%e planter strip and sidewalk are not required components of an alley, 
but the applicant believes that safe pedeshiun circulation through this portion of the site is 
important. Additionally, the applicant did not feel is was appropriate to burden the current 
property owner with the long term maintenance of these amenities by placing them within 
the boundary of the Durrant Property. If the sidavalk and planter strip weren't provided, 
or ifthey were situated within the boundaries of the h r a n t  Property, then the required 
rear yard setback distance could have been established. Given the benefirs generated by 
configuring this portion of the site as proposed, the applicant believes the vuriance is 
just~jied. 

Lot Coverage and Green Area 

Aiiachments 'F' and 'G ' provide lot coverage information for each of the I2 lots that 
would be created through the development plan. The squure-footage of each lot covered by 
either building footprints or vehicular maneuvering areas (ie., individual driveways, 
common internal drives, and afire turnaround) is less than 70percent of the total lot urea. 

Please see the response to Section 3.6.50, below, .for information on green urea andprivate 
open space provided by the development plan. 
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Section 3.6.40 - MULTIPLE BUILDfNGS ON ONE LOT OR SITE 

To provide privacy, light, air, and access to the dwellings within the development, the 
following minimum standards shalf apply to multiple residential buildings on a single 
lot or site in the RS-12 Zone: 

a. Buildings with opposing windowed walls shall be separated by 20 ft. 

d. Building separation shall also apply to building proiect'~otls such as balconies, bay 
windows, and room projections. 

e. Buildings with courtyards shail maintain separation of opposing wails as listed in 
"a," through "c," above. 

f. Where buildings exceed a length of 60 R or exceed a height of 30 ft., the minimum 
wall separation shall be increased. The rate of increased wall separation shall be 
one ft. for each 15 ft. of building length over 60 ft, and two ft for each $0 ft. of 
building height over 30 R 

Attachment '0' provides elevations for each of the proposed dwelling types. Each of the 
four elevatiom of every building contains windows. The site plan indicates that buildings m 
longer than 60feet (Buildings I through 6) would be situated at least 21,feetfiom one d v 
another, consistent with Section 3.6.40. This distance applies to all architectural aspects - - - 
of the buildings, including balconies, bay windows, and room projections. None of the c s 
proposed structures are more than 30feet tall. Q, 

E 
r - 

g. Driveways, parking lots, and common or public sidewalks or multi-use paths shall 0 m 
maintain the following separation fmm dwelling units built within eight ft of 
ground level. 2 
1. Driveways and parking lots shall be separated fmm windowed walls by at 

least eight n; sidewalks and mutti-use paths shall be separated bv at least - 
five ft. 

2. Driveways and parking lots shall be separated fiom riving room windows by 
at least $0 ft.; sidewalks and multi-use paths shall be separated by at least 
seven ft. 

3. Driveways and uncovered parking spaces shall be separated from 
doornays by at least five ft. 

The proposedprivate alleys and parking areas are separatedfrom windowed walls of each 
dwelling unit by at least eight feet;from living room windows by at least 10 fee$ andfiom 
doorways by ut leastfive feet. Each of the internal siakwalks is separatedfiom windowed 
walls by at least five feet, andfiom living room windows by at least seven feet. These 
separation distances are also maintained for the four existing attached units. 
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Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING 

3.6.50.01 -Green Area 

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

b. Landscaping within the required Green Area shall be petmanently 
maintained in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. Landscaping shall primarily consist of ground 
cover, ferns, trees, shrubs, or other living plants andwith sufficient 
irrigation to property maintain all vegetation. Drought-tolerant plant 
materials are encouragsd, Design elCwnents such as internal sidewalks, 
pedestrian seating areas, fountains, pcok, sculptures, plantem, and similar 
amenitjeg may also be plitced within the pemnent Gretsn Areas. 

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

As noted above, no more than 70percent of each of the proposed lots would be covered by 
buildings or vehicular areas. The balance of each lot is retained us Green Area. 
Attachments 'F' and %'present information on the percentages of green urea for each lot, 
all of which huve at feust 30percent of their area either formally landscaped or improved 
with the types of design elements described in Section 3.6.50(b). Green Area is effectively 
arranged to create buflers between buildings, to sepuaie buildingsfiom vehicuIur areas, 
and to provide areas for outdoor activity. 

3.6.50.02 - Private Outdoor Space Per Dwelling Unit 

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

b. Private Outdoor Space, such as a patio or b a h y ,  shall have minimum 
dimensions of six-byeight K 

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

d. Private Outdoor Space shall be screened or designed to provide privacy for 
the users of the space. 

e. Private Outdoor Space may be considered as part of the 30 percent Green 
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Area required under Section 3.6.50.01, if it is located on the ground. Upper- 
story balconies cannot be counted. 

3.6.50.04 -Option to Combine Private and Common Outdoor Space 

a. The private and Common Outdoor Space requirements may be met by 
combining Mem into areas for active or passive recreational use. Examples 
include courtyards and roof-top gardens with pedestrian amenities. 
However, where larger Common Outdoor Spaces are proposed to satisfy 
Private Oubdoar Space requimments, they shall include pedestrian 
amenities such as benches or other types of seating areas. 

b. The eombimed outdoor space may be covered, but it shall not be fully 
enclosed. 

Ekcept for the four units of each senior quad building, each of the proposed dwelling units 
is provided with a Private Outdoor Space of at least 48 squure,feet, with minimum 
dimension of no less than six-by-eight&et. Attachments 'F' and 'G' note the locations of 
patios andporches associated with each of the units, while Attachment 'O'provides scaled 
dimensions of these amenities. Lamkcaping consisting of shrubs, groundcover, and 
perennial plants will be instulled along edges of each Private Outdoor Space to create 
privacy for residents, (Attachment 1-1). A vegetutive buffer at least three feet t d  will be 
established in these areas to enhance privacy. 

To satisfi the Private Outdoor Space requirements for the senior quad buildings, the 
applicant relies on Section 3.6.50.04 to provide this space aspart of the total common 
outdoor area apportioned to these units. Two common outdoor areas are proposed in the 
eustern portion ofthe site; a 4,2 70 square foot common green and a 3,0 00 square foot 
baskefball court. Ifthe senior quaddwellings were constructed, the minimum Common 
Outdoor Space demandgenerated by Buildings 8 through 18 would be 4,300 square feel. 
Assuming that the 3,000 square foot bashtball cowt was used to satis& the demand 
generated by each of the single family homes, that leaves 4,270 square feet of common area 
to account for the demand generated by the two duplexes and the two senior quad 
buildings. A total of 2,400 square feet would be required for these dwellings, leaving a 
surplus of 1,870 squure feet, which is more thun suficient to accommodate the 384 squure 
foaf Privute Outdaor Space demand generated by the senior quad units. 

In the event that front porches are not considered as Private Outdoor Space, then the 
applicant notes that Section 3.6.50.04 allows Common Outdoor Space to satisfy this 
requirement. This interpretation would effect the one-bedroom units contained in each of 
the$ve-unit multiplex buildings. Bused on the area required for a one-bedroom unit, ut 
least 1,488 square feet of common outdoor space would be needed to also meet the private 
outdoor space stadzrd ((6x200s- + (6x48s- = 1,488~8. As noted on Attachment 'G : 
Common Green No. 1 is 6,800 square feet in area, but is only required to be 5,700 square 
feet to satisfy requirements of Section 3.6.50 03. Thus, the surplus of I, I0 0 square feet is 
more than adequate to provide the totul minimum Private Outdoor Space required for each 
of the one-bedroom units contained in the five-plex buildings. 
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3.6.50.03 -Common Outdoor Space Per Dwelling Unit 

a. In addition to the Private Outdoor Space requirements of Section 3.6.50.02, 
Common Outdoor Space shall be provided in developments of 20 or more dwelling 
units, for use by all residents of the development, in the following amounts: 

1. Studio, one- and two-bedroom units: 200 sq. ft. per unit 

2. Three or more bedroom units: 300 sq. R per unit 

b. The minimum size of any Common Outdoor Spaee shall be 400 sq. ft., with 
minimum dimensions of 20-by-20 ft. 

c. A Common Outdoor Space may include any of the following, provided that they are 
outdoor areas: recreational facilities such as tennis, rawuetball, and basketball 
courts, swimming pool and spas; gathering spaces such as gaze-, picnic, and 
barbecue areas; gardens; preserved natural areas where publie access is allowed; 
and children's tot lots. 

d. The Common Outdoor Space may be considered as part of the 30 percent Green 
Area required under Section 3.6M.01. The Common Outdoor Space shall not be 
located within any buffer or perimeter yard setback area. 

e. A children's tot lot shall be provided for each 20 units. The minimum dimensions 
for any tot lot shall be 20-by-20 R, with a minimum size of 400 sq. R The tot lot 
shall include a minhnum of thaw items of play equipment such as slides, swings, 
towers, and jungle gyms. Any one or a combination of the following shall enclose 
the tot lot: a 2.5 to 3 fMigh wall, fence, or planter; or benehes or seats. 

Two Common Outdoor Areas are shown on Attachments 'F' and 'G ', one in eitherportion 
of the site. Common Green Area No. 1 (6,800 s j  is intended to satisfL the minimum area 
required for buildings I through 6, while Common Green Area No. 2 (4,270 sfi confains 
suficient square-footage to accozmt for almost all of the outdoor space required for 
buildings 8 through 18. In addition to Common Green No. 2, a 3,000 squure foot sport 
court is also provided in Phase I of the project that is large enough to account for the 
remaining outdoor space demand generated by Buildings 8 through 18. 

There are a total of 15 one- and two-bedroom units, and 9 three-bedroom units distributed 
amongst buildings I through 6. This results in a minimum required Common Outdoor 
Area of 5,700 square feet. Common Area No. I i.s of sufficient area to safisjj the common 
outdoor space requirement for these buildings. 

Zf the applicant chooses to construct the "senior quads", Buildings 8 through 18 would 
contain a total of 8 one-bedroom units, 6 two-bedroom units, and 5 three-bedroom units, 
for a total required Common Outdoor Area of 4,300 square feet. Thus, the total area 
contained by Common Green No. 2 and the sport court is sufficient to satisfi Section 
3.6.50.03(a) for these dwellings. Thi.~ remains hue ifthe applicunf chooses to comtrucf 
traditional four-plex dwellings instead of the "senior quads. " In that case, the bedroom 

~ ~ e y  Meadows Narrative 28 Feb- 25, 2008 

Attachment M-34 



unit composition for the easterlyportion of the site would be 6 two-bedroom units and 13 
three-bedroom units, for a total demand of 5,100 square feet of common outdoor space. 

In accordance with Section 3.6.50.01, Parts (6) through (e), each of the common outdoor 
areas is at least 20-by-20 feet; are not located in a required buffer area or setback; and 
based on the number of units, contain one tot lot with dimensions of at least 20-by-20 feet. 
At this point, the applicant has not chosen recreational amenities for the common green 
areas, or play equipment and a method of enclosure for the tot lot, and requests that these 
requirements be included as conditions of approval that are tied to the issuance of building 
permits. 

3.6.50.06 - Location of Green Area 

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

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

'-Y - 
b. Protecting lands where development m r e  intensive than a Green Area use - - 

may have a downstream impact on the ecosystem of the vicinity. The .,- 
s 

ecasyetem in the vicinity could include stands of mixed species and conifer a, 

trees, natural hydrological features, wildlife feeding areas, etc.; s E 
0 iu 

c. Enhancing park sites adjacent to the convergence of sidewalks andlor ..4 

mum-we p&hs; ;i. 

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

e. Enhancing oppomtnit i  for passive relaxation and recreation for 
residents, employees, andlor visitors within a development site. 

Given the considerations listed in Section 3.6.50.06 and the characteristics of the site, the 
applicant has chosen to locate the required Green Areas in a manner thut makes them 
easily accessible$-om each of the proposed dwelling units. 

Visual Elements 

As discussed dove, similar dwelling types are grouped together in separate portions ofthe 
site. In general, duplex and detached single family homes are located east of Jasper Street, 
while the triplexes and multiplex buildings are situated to the west. This relationship 
establishes a building mass and scale continuity across ihe site so thut each portion is 
differentiated hy its perceived density. Locating the duplex and single,family homes on the 
eastern portion of the site also addresses the need to place building styles in this urea that 
me compatible with the four existing single-story atfached units. However, while the 
multifamily buildings are of a larger scale and mass, they have been designed with many oj  
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the same architectural features as the duplex and single family homes. Details common lo 
the Crafisman style, such as combined side adf iont  xabled roofs, a mixture of window 
styles, eave brackets, coveredfront porches, and articulated exterior walls, give the 
multifnmily buildings an architectural style similar to that of the single family dwellings, 
(Affachment 0). These elements will serve to minimize the larger scale of the mulfifmily 
buildings by visually separating each unit from the others, despite being part of a larger 
building. 

The proposed dwelling arrangement also establishes a gradual building scale and building 
mass transition along Conser Street. The Conifer Village Subdivision, which is north of the 
site on the east side of Conser, is developed entirely with detachedsingle family homes. 
Beginning approximately 250feel north of the site, some of these dwellingsfront on Conser 
Street. By situating the various dwelling types as proposed the more intensive multfmily 
dwellings are further away from existing lower density, less intensive development. 

Applicable Land Develoument Code Sections: 

Section 3.6.30 - RS-12 DNELOPMENT STANDARDS 

Table 3.6-1 

Attachment '0 'provides scaled architectural elevations andjoor plans for each of the 
proposed buildings. At roughly 29 feet, the five-plex dwellings would be the tallest of the 
structures proposed. 

h. Maximum Structure Height 

Noise, Odors, Liphtinp. and Sipnagg 

Standard 

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

Auulicable Comnrehensive Plan Policies: 

7.2.6 The City will encourage new development to be sensitive to the 
environment by having the development avoid significant negative impacts 
on: 

B. Noise or light pollution; and 

Noise, odors, lighting, and signage patterns for the proposed development will be typical of 
those experienced in residential developments of similar densities. The applicant has 
proposed all exterior on-site lighting to have.fully cut-offf~tures. A Lighling Plan has 
been submitted which represents the photometric light levels anticipated throughout the 
sifc. An increase in noise from vehicular trafic and in exterior ambient lighting would be 

.Seuvev Meadnus Nmrdvc 30 February 25, 2008 

Attachment M-36 



expected in comparison to existing conditions. However, these aspects of development will 
only impact the site itselfand the immediate vicinity. Other than the four existing 
residential altached units, the next closest developed area is the Conifer Village 
Subdivision. All other parcels surrounding the site are currently undeveloped and will 
likely remain that way, given City of Contallis ownership and the presence ofprofected 
Locally Signi$cant Wetlands. 

No impactsfrom odors or signage are anticipaled by the applicant. Refue generated by 
residents of the development will be either gathered for collection at common trash 
enclosures located near the multifamily and duplex dwellings, or contained in private 
residential receptacles for the detached single family homes. Proposed signage will be 
installed consistent with standarh for the he-12 zone, us noted in LDC Chapter 4.7. 

Applicable Land Develovment Code Sections: 

Section 4.2.80 -SITE AND STREET LIGHTING 

Pursuant to City Council Policy 91-9.04, "The City of CorvaNis is interested in well 
shielded, enenergy efficient street lighting sources that direct the light source downward 
whem it is needed, not up or sideways w h e  it is wasted and causes glare, light Q) 

d 
trespass, and bright skies." y - - - .. 
All developem shal6 submit a proposed lighting plan for approval that meeta the c 
functional security needs of the proposed land use without adversely affecting 
adjacent propettias or the community. This criteria is satisfied upon compliance with r z 
the provisions listed below and shall be su-d by the applicant's submittal of o m 
the necessary information to demonstrate compliance, such as infomation including - 
but not li to manu9acturers' specifications: 2 
a. For safety purposes, lighting shall be provided in all areas designed to include 

westrian activities, such as streets, sidewalks, multiuse paths, parking lots, 
buildings, and plazas. 

b. With the exception of lighting for public streets, which is maintained by the City 
through a contract with an electric company, all other lighting used to iituminate 
streets, buildings, saewalks, multivsa paths, parking lots, plazas, or the 
landscape, shall be evaluated during the plan process associated with 
requests for permits. 

c. Site lighting that may be confused with warning, emergency, or traffic signals is 
prohibited. 

d. Light sources shall be concealed or shielded to the maximum extent feasible to 
minimize the potential for glare and unnecessary d i i s i on  on adjacent property. 
Compliance with this provision shall be demonstrated by ensuring that, when 
evaluated from a point four ft. above the ground, bulbs of light fixtures are not 
visible from adjacent property. 

e. AH new Subdivision street lights and future stmet-light luminaire replacements 
within the existing street-light system shall be flat-lens fully shielded luminaires. 
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f. Standard placement of street lights shafl be at intersections, in the middle of long 
blocks, and in dead end streets and long Cul-deaaes. 

g. Background spaces such as parking lots shall be illuminated as unobtrusively as 
possible to meet the functional needs of safe circulation and of protecting people 
and pmpem. Foreground spaces, such as building enttances and plaza seating 
areas, shall use local lighting that defines the space without glare. 

The applicant has submitted a site lighlingplan for the proposed developmenf thai shows 
the ground illumination pattern fir new private fixtures installed outside of buildings, 
around common geen areas, a& don& pivate alleys, (Attachment M). These 12-foot 
tdlpedestrian-scale fatwes will be of a design that is consisteiu with LDC Section 
4.2.80(d). These fixtures are proposed at the intersection ofeach alley with a public street 
and at the dead-end on Sorrel Place, within Tract 'C '. The applicant prefers to use the 
spec$ed$%ures in these locations rather fhan typical 30-foof tall poles so that a 
consistent residential illuminaiion pattern is maintained throughout the site 

section 4.7.90 -ALLOCATION PROVISIONS AND SIGN STANDARDS BY ZONE 

The following provisions and design standards, organized by zone designation, 
specify how a pmperty's total sign allocation may be used. Unless specSed elsewhere 
in these reguktions, -1 sign allocation shall be determined by mdpkying the lengul 
of the property's primary frontage by the primary frontage muftiple, which varies from 
zone to zone a6 descrfbed befow. 

4.7.90.01 -Sign Standa- for All Residential Zones Except MUR 

a. Table 4-7-1 - Reskientiat Zones Except MUR, and its associated special 
Instructions in "b," below, outline the sign siandards for all residential 
zones except the Mixed We Residential (MUR) Zone. The zones subject to 
Wb Section include: 

1. RS-1; 
2. RS-3.5; 
3. RSb; 
4. RS-6; 
5. RS-9; 
6. RS-WU); 
7. RS-12; 
8. RS-12(U); and 
9. RS-20. 

Table 4.7-1 - Residential Zones Except MUR 
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Sign Type 

Attached ( 0.10sq.ff I 5 sq. ff. I 16 ff. I 6 in. I NA 

Primary 
Frontage 
Muffiple 

Temporaty 1 0.10 sq. ff. 5 sq. ff. NA 4 ff. NA 

Maximum 
Sign 
Area 

Maximum 
Sign 

Projection 
Maximum 

Sign Height Setback 



Special Instructions - 
1. Attached signs shall not extend above eaves. 

2. Unless specified below, signs shall be limited to one frontage. 

3. Where a primary frontage exceeds 100 ft.: 

a) Permanent monument signs are allowed -minimum setback 
is five ft.; 

b) Maximum height for temporary and monument signs is six 
ft.; 

C) Maximum Sign Area is 16 sq. ft.; and 

d) Illuminated signs are permitted. 

4.7.90.09 -Signs in Planned Developments 

A sign plan shall be required for all Planned Developments consistent with Chapter 2.5 - Planned Development, whether or not variations from the requirements of this 
Chapter are requested. The plan shall establish the location and allocation guidelines ;; 
for signs in a way that ensures all parties in the development have an equitable 'Y - - 
opportunity to communicate through signs without creating undue negative effects on - 

* 
sumunding propertias. The sign plan shall be reviewed as follows: 5 
a. The sign plan shall be reviewed by the Planning Commiasion concumntly with the 

E 
C 

Detailed Development Plan. o m 
C 

b. Before approving the sign plan, the Commission shall find that the signs in the 3 
proposed sign plan comply with thii Code andlor are compatible with the types of 
devel t, existing and future, sumunding the Planned Devetopment. 

c. A Sign Permit for each sign in a Planned Development shall be obtained prior to 
construction or installation. A proposed sign shall comply with these regulations 
and any additional guidelines or conditions specified in Ule approved sign plan 
before a Permit may be issued for the sign. 

The applicant is proposing to install one monument sign immediately west of the 
intersection at Conser Sfreet and Jasper Street, (Attachments F' and G). The monument 
sign will be situated within the area located north of the triplex dwellings and will be 
accented by landscaping. Permits for the sign will be obtained by the applicant before 
installation to ensure consistency with the applicable standardsfrom LDC Chapter 4.7 

Lix&canin~ for Buffering and Screening 

A~ulicable Land Development Code Sections: 

Section 4.2.20 -GENERAL PROVISIONS 

a. Required Landscaping - 
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1. Landscapina and lrriqation Plans - Where a landscape plan is required by 
this Code, by a patiiular proposal, andlor by Conditions of Approval, 
detailed planting plans, irrigation plans and other related plans shall be 
submitted for review and approval with Building Permit applications andlor 
prior to the recordation of a Final Plat, as applicable. BuiMing Permits, 
including Foundation Pemtts, shall not be issued until the Director has 
determined that the plans comply with the purposes clause and specific 
sZandardB in this Chapter, any specific pmpwal(s), andlcr Conditions of 
Approval that apply to the particular proje&. On a case by casg basis, and 
where no Significant Nahrral Features would be impacted, the Director may 
grant an exception and allow the issuance of permits. Required 
landscaping shall be reviewed and approved by the Director, and in no case 
shall landscaping be less than that required by this Chapter. Landscaping 
shall consist of ground cover, shrubbey, and trees. 

2. Installation -All required landscaping and related improvements, such as 
inigation, etc., shall be completed prior to the issuance of a Certificate of 
Occupancy. Mditionalty, all required landscaping and related 
improvements within the public right-of-way, andfor required by Conditions 
of Approval in conjunction with recording of the Final Plat, shall be 
compbted or financially guaranteed prior to the recording of a Finat Plat. If 
an applicant chooses to financially secure landscaping and related 
improvements in order to tecord a Final Plat, such financial secucity shall 
be consistent wlth the previsions of this Code, shail be reviewed and 
approved by the Director, and shall be for an amount at least equivalent to 
120 percent of the cost of the installation of the landscaping and related 
imprwements. 

3. Coveme within Three Years -All required landscaping shall provide a 
minimum 90 percent gmund coverage within three years. A financial 
guarantee shall be provided for new residential development, with the 
exception of areas within single-family or Duplex lots. A financial 
guarantee shall also be provided for new nonresaential develommnt, and 
nonresidentiat redevelopment that involves a 3,000 sq. R or 20 percent 
expansion, whichever is less, except that 20 percent expansions less than 
500 sq. R are exempt. The financial guarantee shall cover maintenance for 
a three-year period from the date that the landscaping was installed by the 
applicant and accepted by the Ci. This guarantee shall be established 
prior to the issuance of a Final CerMicate of Occupancy and prior to 
recording of a Final Plat Addiiialty, this guarantee shall be consistent 
with the provisions of this Code, shall be reviewed and approved by the 
Director, and shall be for an amount that is at least equivalent to 50 percent 
of the cost of installation of required landscaping and related 
improvements, plus 20 percent of the 50 percent figure. 

To release thi i  guarantee at the end of the three-year period, the developer 
shall provide a report to the Director. This report shall be prepared by a 
licensed arbocist or licensed landscape contactor and shall verify that 90 
percent ground coverage has been achieved, either by successful plantings 
or by the installation of replacement plantings. The Director shall approve 
the report prior to release of the guarantee. 

b. Appropriate care and maintenance of landscaping on-site and landscaping in the 
adjacent right-of-way is the right and responsibility of the property owner, unless 
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City ordinances specify otheiwise for general public and safety reasons. A City 
permit is required to plant, remove, or prune any trees in a publii right-of-way. 
Pruning shall be in accordance with the American National Standards l W u t e  
(ANSI) A300 standards for Tree Care Operations. Landscaping, buffering, and 
screening required by this Code shall be maintained. If street trees or other plant 
materials do not survive or are removed, materials shall be replaced in kind. 

c. Protection of Shrub, Gmund Cover and Tree Specimens in Inventoried Areas ofthe 
Adopted Natural Features Inventory Map dated Dacember 20,2W14 - 
1. For shrub, groundcover, and tree specimens within the areas inventoried 

as part ofthe Natural Features Inventory, preservation require- shall 
be in accordance with the provisions of Chapter 4.5 - Natural Hazard and 
Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter4.12 -Significant VqeWon Protection 
Provisions, and Chapter 4.13 - Riparian CorrZdor and W a n d  Provisions. 
See Adopted Natural Features Inventory Map dated December 20,2004, for 
information regarding areas inventoried as part of the Natural Features 
Inventory. 

2. Plants to be preserved and methods of protection shall be indicated on the 
detailed planting plan submitted for  approval. W i n g  trees and shrubs 
shall be considered preservad if the standad in Seetion 4.12.60.f are met. m 

In 
e. Planterg and boundary amas used for required plantings shall have a minimum 9 - - 

diameter of five R, or 2.5 R. radius, inside dimensions. Where the euct, or the edge - 
* 

of these areas is used as a tire stop for parking, the pla-r or boundary plantings s 
shalt be a minimum width of 7.5 R. i! - 

L 

g. In no case shall shrubs, conifer trees, or other wmning be permitted within Vision m o 
Clearance Areas of street, alley, or driveway intersections, or where the City C 

Engineer otherwise deems such plantings would endanger pedestrians and 3 
vehiwles. 

The applicant has submitted a Landscape Plan for the proposed development, (Atlachment 
I-I). The applicant will provide the City with afinal landscaping and irrigation plan that 
achieves the coverage requirements noted in LDC Section 4.2.20.a(3). Submittal of this 
final plan will occur prior to the issuance of building permits.for each phase. 

Attachment '1-2' notes the location of trees that currently exist at the site. All of the trees 
that meet the LDC definition for a "significant tree" are Alack Cottonwoods, except one 
Fir tree located at the northwest corner of the four existing attached units. A total of 52 
Black Cottonwoods are proposed fo be removed in order to develop the site. While these 
trees would normally be subject to the protectzon provisions in LDC Chapters 4 2 and 4 12, 
the site was inventoried as part of the Natural Features project and not selected as a 
location where exisling vegetation should be protected Only porfiom of the existzng 
wetlands were distinguished in this manner. Therefore, the trees are eligible for removal 
wzthout consideration of n e c e s s q  mitigation. In addition, a number of these trees are 
located where new setback sidewulk~ are to be consiructed and will need to be removed in 
order to accommodate these improvements. Nevertheless, the applicant points out that at 
least 50 new medium canopy and large canopy trees will be planted throughout the site, 
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not including the new street trees lo be installed along Conser Street, Jasper Street, and 
Sorrel Place. 

Consistent with LDC 4.2.ZO(e), planters and boundary areas have a minimum diameter of 
at leastfive fief. None of the planters will be used as a tire stop for parking spaces. 

Vision clearance areas at each of the public street intersections and at intersections of 
public streets and private alleys are shown on Atrachment 'I: Proposed larukcaping 
features have been placed consistent with the Cify S transportation plan standards so that 
these areas will not be obscured. 

Section 4.2.30 -REQUIRED TREE PLANTINGS AND MAINTENANCE 

a. Tree Plantings - 
Tree plantings in accordance with this W o n  are required for all landscape areas, 
including but not limited to parking lots for four or more cars, public street frontages, 
private streets, multiuse paths, sidewalks that are not located along streets, alleys, 
and along private drives more than 150 fL long. 

I. Street Trees - 

a) Along streets, trees shalt be planted in designated landscape parkway 
areas or within areas specified in a Ci-adopted street tree pian. Where 
there is no designated landscape parkway area, street trees shall be 
alanted in yard areas adjacent to the &eeC except as a l h e d  elsewhere by 
'd," below; 

b) &ng all stmats with planting strips in excess cpf six ft. wfde and where 
power lines are located underground, a minimum of 80 percent of the street 
trees shall be large canopy trees; 

C) Planting strips on Local Conneetor and Local streeta shall be planted with 
medium canopy tretrs; and 

6) If planting strips are not provided on Arterial, Collector, and Neighborhood 
Collector Streets, an equivalent number of the required large and requited 
medium canopy trees shall be provided in other locations within common 
open space tracts on the site, or within the front yard setback areas of the 
parcels and fots adjacent to the street. Such p l a n t i  in4iauofstreet 
tmes shall be in addtiin to the mitigation trees required in Section 4.t2.60; 

3. Along sidewalks and multi-use paths not located along she*, a minimum fwe ft.- 
wide land-ping buffer is required on either side of the facility. Examples of 
sidewalks and multiuse paths not located along streets include pedestrian and 
bicycle connections between Cul-deeacs or between residential areas and 
neighbornod centers, etc. Wi i i n  these buffers, trees shall be planted at least 
every 30 ft., or as determined by the type of tree usad. See Table 4.2-1 - S W  
Trees and Table 4.2-2 - Parking Lot Trees; 

6. Trees in parking areas shalt be dispersed throughout the lot to provide a canopy 
for shade and visual relief. 
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Table 4.2-1 -Street Trees 

Mediumcanopy trees: - Maximum 30 ft. oncenter 
trees that normally reach 30-50 ft. spacing 
in height within 30 years 

Largecanopy trees: - Maximum 50 ft. oncenter 
trees that normally reach 30-50 R SP=ing 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

Table 4.2-2 - Parking Lot Trees 

Mediumcanopy trees: - Minimum one tree per eight cars 
trees that normally reach 30-60 R. 
in height within 30 years 

Largecanopy trees: - Minimum one tree per 12 cars 
trees that normally reach 30-50 it. 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMEWS 
s 

j. Alley standards shall be as follows - 0 
E 
c - 

2. Add i ina l  Standards for Allws Serving Residential Use Tvnes - o m 
4- 

C) Street trees shall be provided on either side of the alley tract, outside the 2 
tract, at the rate of one tree per lot, consistent with Chapter42 - 
Landscaping, Buffering, Seicreening, and Lighting. Such street trees are also 
required in  cases where the Directar approves an exception to the 
requirement for the alley to be m a separate tract, for i&lf developments 
fess than two acres in size: 

As a result of the proposed development, existing curbside sidewalks along Jasper Street, 
Sorrel Place, and Conser Street will be reconstructed as sepuruted sidewalks. A new 12- 
foot wide planter strip andfie-foot wide sidewalk will be installed along the south side of 
Conser Street, from the intersection at Jasper Street to the westerly site boundary. A six- 
foot wide planter strip and a five-fool wide sidewalk will be constructed along both sides of 
Jasper Street, us well us along the north side of Sorrel Place. These wrus will be 
landscuped with a combination of turf and appropriate srreet trees at the spacing distances 
noted in Table 4.2.-1 of Section 4.2.30. As noted on Attachment 7' large canopy trees will 
be planted along Conser Street, while medium canopy trees will be used along Jasper 
Street and Sorrel Place. In accordance with LDC Section 4.2.30.a.1, Parts (a) and (dl, one 
large cunopy tree will be planted behind the sidewalk along Conser Street that is adjacent 
to Building 10 
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Several pedestrian walkways extend throughout the development. Landscape buffers at 
leastfive feet wide parallel these paths. The requisite number of trees noted in LDC 
Section 4.2.30.a(3) will be planted along either side ofthe paths at the minimum spacing 
required, unless the puttern is interrupted by a building or other obstruction that would 
compromise the health of a tree at maturity. 

Two common parking areas are proposed us put? of the private alleys that loop zhrough the 
site. The westerly parking area includes planter islands that will contain medium canopy 
trees at a rate of one tree per every eight curs. In order to provide the minimum number of 
spaces required in the easterly parking area for the duplex and contemplatedfour-plex 
dwellings the applicant was not able to include parking lot trees in islands. Rather, the 
applicant proposes to plartl large canopy trees behind the adjwent pathway where space 
allows. A total of 24parking spaces are provided in this area, so, consistent with Table 
4.2-2, at least iwo large canopy trees will be planted By using large canopy trees in this 
manner, a comparable amount of shade will be created for the parking area as would have 
occurred if medium canopy trees were planted in islandv 

Both of the proposedprivate alleys will be situated in separute tracts. Trees ure shown 
along both of the proposedprivate alleys as they loop through either portion of the site. 
Consistent with LDC Section 4.0.60.j.2Q at least one tree will be planted along either 
alley within each abutting lot, (Attachment 1-11. 

Section 4.2.40 - BUFFER PLANTINGS 

Buffer plantings are used to reduce apparent building scale, provide a transition 
between contrasting architectural styles, and generally mitigate incompatible or 
undesirable views. They are used to soften rather than block viewing. Where required, 
a mix of p&nt materials shall be used to achieve the desired buffering effect At 
minimum, thb mix shall consist of trees, shrubs, and ground cover, and may also 
wnsist of exWng vegetation, such as natural areas that will be preserved. 

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

Parking, Loading, and Vehicle Maneuvering Areas. 

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

Decorative walls and fences may be used in conjunction with plantings, but may 
not be used alone to comply with buffering requirements. 
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b. In addition to any pedestrian refuge areas, each landscaped island within and 
around parking lot areas shall - 

1. Include one or more shade canopy trees; 

2. Be a minimum length of eight ft at its smallest dimension; 

3. Include at least 80 sq. ft. of ground area per tree to allow for root aeration; 
and 

4. Include raised concrete curbs around the perimeter. 

c. Connecting walkways through parking lots shall have one or more canopy shade 
tree per 40 linear ft. Driveways to or through parking lots shall have one or more 
canopy shade tree per 40 linear ft on each side. These trees shall be planted in 
landscape areas within five ft. of the walkways and driveways, respectEve&. 

As required by Section 4.2.40, buffer landscaping will be used between each of the triplex 
and multiplex buildings and around the purking areas, (Attachment 1-1). The landscape 
buffer8 located adjaent to p d n g  areas are consistent with the minimum dimensiom and 
soil area noted in Section 4.2.40, Parts (a) and (b), and will be planted with medium 
canopy trees where required. Landscape buffers along portions of the private alleys that 
do not contain purking spaces will also be planted with medium canopy trees at a spacing 

b 
consistent with Section 4 2 400 V) 

9 - - - 
Although not required, the upplicant proposes to imtall a densely planted landscape buffer - 

s 
in the urea north of the three triplex buildings, which has been designated as thekont yard 
for Lot 12. Despite standor& from LDC Chapter 4.10 that require these shuctures to be z E" 
oriented toward Comer Street, the applicant prefrs to create a substarptial visuul o m 

C 
separation between the street and these dwellings. Comer Street is designated as a 
Collector Street mzd designed to carry trafic at a volume thar is less than optimal for 

3 
fostering a qualify residential setfing for these units. When combined with the maximum 
allowed setback distance of 25 feet, the landscaping will create a sheltered area for 
residents to conduct outdoor activities without feeling exposed to the vehicular-oriented 
street environment. 

Section 4.2.50 - SCREENING (HEDGES, FENCES, WALLS, AND BERMS) 

Screening is required where unsightly views or visual conflicts must be obscured or 
blocked andlor where privacy and security are desired. Fences and walls wed for 
screening may be constructed of wood, concrete, w e ,  brick, wrought iron, or other 
commonly used fencinglwall materials. Acwsti i l ly designed fences and walk shalt 
also be used where noise pollution requim mitigation. 

Where landscaping is used for required screening, it shall be at least six ft. in height 
and be at least 80 percent opaque, as seen from a perpendiiular line of sight, within 18 
months following estabFihment of the primary use of the site. 

A chainlink fence with slats shall qualify for screening only if a landscape buffer is 
provided in compliance with Section 4.240, above. 
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4.2.50.01 - Height Limit 

The height of hedges, fences, walk, and berms shall be measured from the lowest 
adjoining finished grade, except where screening is required for parking, loading, 
storage, and similar areas. In these cases, height shall be measured from the finished 
grade of such improvements. Screening is not permitted within Vision Clearance 
Areas, as determined by the City Engineer. 

a. Hedges, fences, and walfs shall not exceed thw ft. in heigM within any required 
yard adjacent to a street or within the Through Lot easement area of a lot. See 
Through Lot in Chapter 1.6 - Definitions. Stre also Chapter 4 4  - Land Division 
Standards for additional Thr~ugh Lot requirements. The D i W r  may grant an 
exception to this provision under the following circumstances: 

1. Where m q u W  by the Planning Commission to meet screening 
requirements; 

2. Where an applicant wishes to allow portions of a screen to encroach up to 
two ft. into an exterior side yard, excluding the front yard area. This type of 
encroachment pertains to a screen that is designed and constnrcted with 
Otr-bjets to prevent visual mgnotony. In this situation, the hedge, fence, or 
wall shall not exceed five ft. in height and shall maintain Vision Clearance 
Area standanls; or 

Where an applicant wishes to allow portions of a screen to encroach up to 
five ft. into a Through Lot easement area. T h i  type of encroachment 
pertains to a screen that is designed and constructed with to 
prevent visual monotony. In this situation, the hedge, fence, or wall shall 
maintain an average setback of 20 R from the rear property line, shall mot 
exceed five ft. in height, and shalt maintain Vsion Clearance Area 
standards. Gates are required in rear yard fences on Through Lots, since it 
remains the property owner's rwponsibility to maimlain the area outside the 
fence. In ARulti&elting devMprnents or Planned Welspments and 
Subdivisions, a 20 *.-wide planting area shall be established between the 
sidewalk and the fence. The planting area shall be designed to minimize 
maintenance and to ensure that coniferous trees are planted at least 15 ft. 
from the sidewalk. 

b. Nowwanding the height restrktions outlined in "a," above, the height of solid 
fences and walls shall be limited to a maximum of four ft. along the boundaries of 
sidewalks and multi-use paths that are not adjacent or parallel to &mats. 
Examples of such situations include sidewalks and multiuse paths adjacent to 
pedestrian and bicycle connections between Culdegacs or between residential 
areas and neighborhood centers, etc. The limitation on these solid forms of 
screening is intended to increase visibility and public safety. Portions of fences 
above four ft. in height are allowed, when they are designed and constructed of 
m a W i s  that are open a minimum of 50 per& F e w  and wall heights shall be 
measured from the grade of the sidewalk or multi-use path. Fences and walls 
abng sidewalks and multiuse paths shall be located outside of any associated 
rightsof-way andlor easement areas. 

c. Hedges, fences, and walfs may exceed three ft. in rear and interior side yards, 
except when these yards abut a sidewalk or multi-use path, in whiih case 
provisions in "b," above, appty. Fences and walk over six ft. high require Building 
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Permit approval prior to construction. 

d. Earthen berms up to six K in height may be used to comply with screening 
requirements. The slope of a berm may not exceed 3:l. The faces of a berm's 
slope shall be planted with ground cover, shrubs, and trees. 

e. Long expanses of fences and walls shall be designed to prevent visual monotony 
through the use of off-$ets, changes of materials and textures, or landscaping. 

4.2.50.02 - Service Facilities and Outdoor Storage Areas 

Trash dumpstsrs, gas mates, ground-level air wnditioning units and other 
mechanical equipment, other service faciliies, and outdoor storage areas shall be 
appropriately screened with a fence, wall, or piantings, consistent with the landscape 
screening provisions in this Sectbm. When loeeted adjacent to a residential mne, 
outdoor components associated with heat pumps, ground-level air conditioning units 
and similar kinds of equipment that create noise shall not be placed within any 
requlred setback area Mditianally, if such equipment is located adjacent to a 
residential zone and between five - 10 lt. of a property line, it shall be screened with a 
solid fence or wall at least one ft. higher than the equipment. When such equipment k 
located adjacent to e ntsidmtiai zone and outside a required setback line, and is 
gregter than 10 ft from a property line, standard screening requimnenis in this 
Sedion shalt apply. 

Fences are proposed fo be installed in various portions of the site To create privacy for 
the residents of the single family detached homes, the applicant. requests the option of 
installing a six-foot tall privacy fence along the rear lot line of Lots I through 7. Where the 
fence passes between the rear of unit 12 and the adjacent walkway, the height of the fence 
would be limited to fourfeet, as required by Section 4.2.50.01@). Side yard fences might 
also be used on both sides of units 12 through 18. The olher fence proposed will extend 
along the perimeter of the site and through the landscaped area north of the three triplex 
buildings. This ornamental split-rail fence will be a maximum offour feet tall and simply 
serve to denote the boundaries of the development and not function as a screen. 
Landscaping will be used along all fences to prevent a monotonous appearance. 

Three common trash enclosures are proposed lo occupy the site; two in the westerly private 
alley and one along the easterly private alley. Fencing and/or lamkcaping will be used to 
screen these facilities, as required by Section 4.2.50.02. 

Transportation Facilities 

A~~Liable  Comprehensive Plan Policies: 

11.2.10 Development proposals shall be reviewed to assure the continuity of 
sidewalks, trails, multiuse paths, and pedestrian ways. 

11.3.4 The City shall maintain the carrying capacity and viability of major arterials 
and other major streets by developing, adopting, and implementing access 
control standards that mstrict or reduce curb cuts and other direct access 
points, require adequate rightsof-way, setback lines, and road 
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improvements as part of the development process. 

11.6.1 The City shalf require safe, convenient, and direct pedestrian routes within 
all areas of the community. 

11.6.4 New development and rfsievelopment pweets shall encourage pedestrian 
access by providing convenient, useful, and direct pedestrian facilities. 

11.7.5 New or redeveloped residential, retail, o f f i ,  and other commercial, civic, 
recreation, and other institutional facities at or near existing or planned 
transit stops shall provide preferential access to transit facilies. 

The proposed development will include the construction of new private transportation 
facilities, as well as the improvement of existingpublic streets. As shown on Attachments 
'F' and 'G ', a looped network of two private alleys will connect the residential portions of 
the site with Conser Street, Jasper Street, and Sorrel Place. Improvements to Conser Street 
will include the installation of a 12-foot wide planter strip and afive-foot wide separated 
sidewalk, beginning at the intersection with Jasper Street and ending at the western site 
boundary. Jasper street will be improved to contain five-foot wide separated sidewalks 
and six-foot wide planter strips, consistent with the standards for a Local Sheet. The same 
zmprovemnt will also take place along the north side of Sorrel Place. Additional right-of- 
way is proposed to be dedicated to extend Sorrel Place to the western boundary of the site. 
The iypical right-of-way width.fir a local street is SO feet, however, the original 
subdivi~ion plat for Seavey Meadows only dedicated n width of 40 feet for both Jasper 
Street and Sorrel Place. The applicant proposes to dedicate 1O-jeet of additional right-of- 
way width for Jasper Street and an additional width offive feet along Sorrel Place. Right- 
of-way will also be dedicated along the site's Conser Streetfiontage to facilitate fuiure 
improvements, (Attachments F and G). 

Pedestrian circulation will be facilitated by a new nefworkofpaths that connect all 
portions of the site with the abuttingpublic streets, (Attachments F and G). This will allow 
residents of the development to move safely throughout the site and enable them to reach 
public transit services currently provided along Comer Street. 

Applicable Land Development Code Sections: 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUiREMENTS 

j. Alley standards shall be as follows - 
1. Standards for Allevs Senrina both Residential and Nonreshfentiat Use Tvw 

a) Alleys sewing Residential Use Types shall be privately owned, with the 
exception of existing publicly owned alleys. Alleys sewing nonresidential 
Use Types may be private, but are strongly encouraged to be public; 

b) Alleys shall be concrete and designed consistent with City Engineering 
Standards; 
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C) Alleys shall be clearly marked to prohibit parking, unless designed to 
accommodate it; 

d) An alley sewing six or more dwelling units shall be contained within a 
separate, privately owned tract of land, and required setbacks shall be 
measured from the b'act property lines of the alley; 

e) Alleys shall be unobstructed at least to their minimum required width. 
Sewice areas provided aeawnt to alleys $ha!! not encroach into the alleys; 

0 Site layouts of alleys may include, but are not limited to, straight alleys, T- 
shaped alleys, Lshaped aibys, etc.; 

9) Although emergency access to structures is provided via stre- the 
majority of the time, in cases where an alley provides required emergency 
access to a stntcture(sj, the alley shall be a minimum of 20 ft wide and 
have adequate turning radii on curves. Ts, and Ls, where needed, to 
accommodate emergency vehiiles; 

h) Developments that intend to have garbage pick-up services andlor loading 
f a c i l i i  from alleys shall have adequate turning radii on curves, Ts, and 
Ls, where needed, to acwmmodate service vehicles and large trucks; 

r 

Public access easements shall be provided for all private alleys; [D 

9 - - - 
Private alleys shall be maintained by adjacent property owners, a property C 

owners' association, or through a privately administered arrangement s 

instituted by the developer. Maintenance responsibirities for prhrate alleys 
shall be ~~ in deed rest.rWons fibd with the Final P M  or prior to the 

!! 
C 
0 

issuance of fml ocwpancy pennits in cases where there is no plat to be - m 
filed; and ti 

k) Utilities within alleys shalt be placed underground. 

An 'L ' shaped private &ley is proposed in either portion of the site to provide vehicular 
accessfrom the headjacent public streets to the various dwellings. Both alleys will be 
situated is sepurate tracts and be maintuined by the uppliant. A public access easement 
will be recorded over each bact as required. 

Each ofthe proposed dwellings is set back@om the boundaries of either alley tract 
consistent with the standards for the &I2 zone. In the western portion of the site, either a 
rear or side yard setback would apply to the triplex and multiplex dwellings. Ik triplex 
dwellings would be at least 20 feetfrom the edge of the alley, while the multiplex buildings 
are set back no less than I7 feet. Within the eastern portion of the site, either 3ont or rear 
yardsetbacks would be applicable to the ussociated dwellings. A setback distance of at 
least I0 feet separates each dwelling@om edge ofthe alley. 

As noted on Attachments 'F' and 'G ', thepavement width for each dley is 24 feet, which 
does not include the common parking spaces provided along the alleys. This width and the 
c m e  radii used to design the alleys is suflcient to allow for emergency vehicle and service 
vehicle access. 
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2. Additional Standards for Allevs Sewinq Residential Use Types - 

a) One-way alleys shall have a minimum width of 12 R, and two-way alleys a 
minimum width of 16 R One-way alleys shall be clearly designed as one- 
way alleys and shall be signed accordingly; 

b) Alley segments shall not exceed 350 R; 

C) Street trees shall be provided on either side of the alley tract, outside the 
tract, at the rate of one tree per lot, consistent with Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. Such street trees are also 
required in cases where the Director approves an exception to the 
requirement for Uxe alley to be in a separate tract, for infit# developments 
less than two acres in size; 

d) Structures other than garages may be located along the outside boundaries 
of alleys with no setback required, pmvided they do not interfere with either 
the circulation of vehicles into garages or visual clearance; 

r) Garages adjacent to two-way alleys shall be located no closer than 14 R 
from the centerline of the alley unfess they are angled fmm the alley z e ~ a  

degrtaes t~ 45 degtecsg, in which case they m y  be hlcated along the outside 
boundaries of the alleys with no setback required. See Figure 4.0-1 - 
Osteges Oriented 60 Alley at 45 Degrees, Thereby AUowing E i  a One- 
way Alby or a Two-way Alley with Mo Ststback Required Between the Alley 
and the Garage and Figure 4.0-2 - Garages Oriented to Alley at Zero 
Degrees, Thereby Allowing a One-way Alley or a Two-way Alley with Mo 
Setback RaquM &stween the Alley and the Garage. 

Both alleys are designed tofitnction as two-way facilities. As noted above in the discussion 
on site landscaping, at least one tree will be planted within each lot that fi-ont.9 on either ., 
alley. Other than the resideniial dwellings, ;he only other structwespr&osed adjncent to 
the alleys are common trash enclosures. nese  facilities will immediatelv abut the edne of  - 
the alley but not hamper the circulation of vehiclt?s or constrain necessary lines qfsight. 

Garages for each of the proposed triplex units will be accessedj?om the westerly alley. 
The face of each garage is orientedparallel to the alley and set back from its centerline by 
approximately 40 feet. 

The centerline of the easterlyprivate alley is approximately 275 feet long, which is 
consistent with LDC Section 4.0.60.j.Z.@). However, due to the existing public street 
patern and the need to provide two points of connection with these public streets, the 
westerly alley is more than 350 feet long. The applicant notes that an additional 
connection could have been made between Sorrel Place and the east-west segment of the 
alley. Doing so would have signzficantly reduced the area of Common Green No. I and 
increased the total amount of impervious cover for the site Presumably, the 350-foot 
length maximum is intended to minimize the distance lhutpeople would have to travel 
before accessing a public street. The qjdicant notes that while the westerly alley is longer 
than 350 feet, pedestrian pathways provided between Sorrel Place and the east-west 
pariion of the alley reduce the total distance that must be truveled to reach a public street 
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Additionally, it won't always be necessary for vehicles to trmrel the entire length of the 
alley fo reach a street. By designing the alley with apavement width of 24feet and 
providingparking spaces along its length, motorists would be able to turn their vehicles 
around and return to the same streetfrom which they'd originally accessed the alley. The 
inuximum distance truveled in such a scenario would be no more than 260 feet. Taking 
these aspects of the site plan into consideration, the applicant believes that granting a 
variance to LDC Section 4.0.60.j.2@) is reasonable. 

k. Location, grades, alignments, and widths for aM public and private streets shall be 
consided in relation to existing and planned streets, topographical conditions, public 
convenience and safety, and proposed land use. Where topographical condiions 
present special circumstances, exceptions to these standards may be granted by the 
City Engineer provided that the safety and capacity of the &met network is not 
adversely effe&d. The fdlowing standards shall apply: 

1 Grading plans are required and shall demonstrate that the proposal does not 
w i n  any grade changes (cuts or fills) that are inconsistent with the provisions 
of Chapter4.5 - Natural Hazard and Hillside Development Provisions. Cut and fill is 
measured vertically from natural grade. The grading plan shall identify ail 
P cuts and fftls and the associated grade changes in R to dema 
adherence to this provision. Strtasts shall be designed along naturat contours. 

8. Right-of-way and imprwement widths shail be as specifiad in the Transportation 
Plan and Tabie 43-1 - Street Functiona1 Classification Sysbn. 
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. Lane widihs shown are the preferred consbuct(on standamkmstspply to existing mutes adjacent to areas of new development and 
to wwlysonsbuded mutes. On Art&al and Collador madways, an atsalute minimum for safety ccmems is 10 R Such minimums 
are ewe&edto m u r  anlyin locatiom wtwe exWing development along an estabiished subalandald mute or omer severs physical 
anMvhb3 predude combwWn &the perwred facility widM. 

. An absolute minimum width for safely concerns is five It, which is expected to ocurr only in locattom whwe existing development 
~ a n e 9 t l h o s h e d s u ~ r o u t e ~ O m e r s n r e r e p h y s ( o ( ~ p e d u d e ~ o f * p r e f e n e d f a d l t y w i m h .  
ParatW muilhse ppths in lieu of bike fanas are notappmpsiab the Merial-CdLectar spkm due to the multiple (emnRlcrs 
neatsd for bkycles at -ay and sfdmmlk intersections. In nme instances, -rated (but not atjsewm faciliw may provide a 
proper function. 

. &imW Highway speeds in the eerrbral Busines6 M dhw Canrnenial mnes in u&m areas may be 28-25 ntph. Traffk calming 
tabniques,~tirning,and~eaorteulllbeusedtoLeepWwriminthedegiredmaMgedspeedmges.Designofa 
corridol"~ ve8tieal and horizontal alignment will focus on providing sn enhanced degree of safety for UK managed speed. 

Streetddgn for w h  d s v ~ m a n t s h a l  pmvide foremwgemy and fire vehicle access. Street widths of less than 28 R shall be 
sppAed a6 a eDnddion through the S W i m n  pmess in Chapter 2.4 -Subdivisions and lRajw Replais andlor the 
pI.unwdDortelqmsn(.paFasshl~15-~Devalopment~mnditionma)rreqldrethedevotopartoehoosebehreen 
improving sbaetto the ZS-R standard or camWcting the namower slrwts wim parking bays placed lntenni(tently along the 
WueI length. The condition may requinrflre-suppresaive sprinkfer ayeterns for any M l i n g  unit more than 150 R horn a w n d a  
accesspornt ' T o b e a p p l i i i n R S B a n d ~ w n e s .  

. TRRic calmhq tindudes wch neawnes ar bulbed i-, speed humps, raised plsnted medians, midMock curb extensions 
traffic =ides, signage, and nried paving materials and is addressed in the Transpo-n Plan. 

. T h m u g h * p I . u n w d ~ R ~ P m c e o s , * h e p l a n t k r ( l o b i p W L a c s l a a n d a m u n Q t h e M b s o f a * - d e b a c s m a y  
be reduced or &inat&. 

As discussed above, all improvements to existing public streets will be consistent with the ., - 
respective st&d'~ for each transportation facility classzjication. No signiJcant 
alterations to the site's topography will be necessary in order for these improvements to be 
constructed. 

Please see the discussion on pedeshian oriented design standards, as well as the 
Circulation Section of Part I of this narrative, below, for additional information on the 
proposed transportation facilities. Relevant findings3om those discussions are 
incorporated here by reference as$ndings under the criteria cited above. 
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Traffic and Parking 

Applicable Comprehensive Plan Policies: 

11.3.9 Adequate capacity should be provided and maintained on arterial and 
collector sheets to accommodate intersection level-of-service (LOS) 
standards and to avoid traffic diversion to local streets. The level-of- 
sewice standards shall be: LOS "D" or better during morning and evening 
peak hours of operation for alt streets intersecting with arterial or collector 
streets, and LOS "C" for all other times of day. Where levelof-ice 
standards are not being met, the City shall develop a plan for meeting the 
LOS stendanfs that evaluates b l r w n  demand manatlement and 
system management opportunities for delaying or reducing-the need for 
street widening. The plan should attempt to avoid the degradation of travel 
modes other than the single-accupant vehkle. 

11.4.3 All traffic generators shall provide adequate parking. 

114.8 All new and redevelopcad institutional, commercial, and multi-family 
devetcpment shall provide bi icte  parlcing f a c i l i i  that include covered 
parking. 

V) 
(D 

A trafic study was performed for the proposed development to determine if transportation Y - 
system operational deficiencies would result, and thus, need to be mitigated in addition, a - - 

C) 

supjdemental addendum wasprepared to address changes to the unit mix, (Attachment P). c 
The study and addendum concluded that development of the site, as proposed, will not 
result in degradation of the current level of service experienced at af /kcd street 

E 
C 
0 

intersections to a point that mitigation is necessaiy. Please refer to the Circulation Section .,- m 
of this project narrative for a complete discussion. 2 

As mentioned above, adequate parking facilities will be provided for each ofthe proposed 
dwellings at the ratios stipulated by LDC Chapfer 4. I .  This includes areas for both vehicles 
and bicycles, (Attachments F and G). Please see below for fiather discussion. 

Applicable Land Development Code Sections: 

Section 4.1.20 - GENERAL PROVISIONS 

i. Location of Required Parking - 
1. Vehiies 

a) Vehicle parking shall be located consistent with Chapter 4.10 
Pedestrian Oriented Design Standards, such that it does not 
separate buildings from streets except for driveway parking 
associated with single-family develovment. An excention mav also 
be granted for up totwo parking spaces per dweliing unit for- 
Duplexes and Triplexes, provided that these spaces are within 
driveway areas designed to serve individual unm in the Duplexes 
and Triplexes, consistent with Figure 4.10-15 - Driveway Exceptisn 
for Duplexes and Triplexes. Parking to the side of buiklings is 
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allowed in limited situations, as outlined in Chapter 4.10 - 
Pedestrian Oriented Design Standards. 

b) Vehicle parking required for Residential Uses in accordance with 
RS-1, RS-3.5, RS-5, RS-6, RS-3, RS-SU, RS-12, and RS-12U Zone 
provisions shall be provided on the development site of the primary 
structure. Except where permitted by sections 4.1.30.g.4 and 
4.1.50.02 below, required parking for all other Use Types in other 
zones, as welt as Residential Uses developed in awordance with 
RS-20 and MUR provisions, shall be provided on the same site as 
the Use or upon abutting properly. Street right-of-way shall be 
excepted when determining contiguity, except on Arterial, Collector, 
and Neighborhood Collector St-, where a controlled 
intersection is not within 100 ft ofthe subjact property. 

2. Bicvcles - Bicycle parking required for all Use Types in all zones 
shall be provided on the development site in accordance with 
Section 4.1.70, below. 

k. Unassigned Parking in Residential Zones - 
1. Vehictes - Multi-dwelling units with more than 10 required vehicle 

parking spaces shall provide unassirrned parking. The unassigned 
parking shall consist of at least 15 pincent of thetotal requirei 
parking spaces and be tocated such that they are available for 
shared use by all occupants within the development 

2. - MukMwelling units with more than 10 required bicycle 
parking spaces shall provide bicycle shared parking. The shared 
parking shall consist of at least 15 percent of the total required 
paricing spaces, to be iocabed such that thsy are svailabfe for 
shared use by all occupants within the development. 

q. Parking Reduction Allowed - 
1. A reduction of up to 10 percent of required vehicle parking may be 

alfowed if a transit stop, developed consistent with Cowalli Transit 
System guidelines and standanls, is located on-site or within 300 ft. 

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS 

Minimum parking requirwnents for Use Types in all areas of the City, with the 
exception of the Central Business (CB) Zone and the Riverfront (RF) Zone, are 
described in Sections 4.1.302 through 4.1.M.f. Minimum parking requirements for 
the Central Business (CB) Zone are described in Section 4.1.30.g. 

a. Residential Uses Per Building Type - 
1. Sinate Detached and Sinqle Attached - Zam L o l  tine, and 

Manufactured Homes - 
a) Vehicles - Two spaces per dwelling unit. 

b) Bicycles - None required. 
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2. Duplex, Attached, and Multi-dwelling - 
a) Vehicles - 

1 Studio or Efficiency Unit - One space per 
unit. 

2) One-bedroom Unit - One space per 
unit. 

3) Two-bedmom Unit - 1.5 spaces per 
unit. 

4) Three-bedroom Unit - 2.5 spaces per unit. 

b) Bicycles - 
1) Studio or Efficiency Unit - One space per 

unit. 
2) One-bedmom Unit - One space per 

unit. 
3) Two-bedmom Unit - 1.5 spaces per 

unit. 
4) Three-bedroom Unit - Two spaces per unit. 

b. Civic Use Types - L 

io 
Unless noted otherwise, number of spaces refers to vehicle parking requirements, 9 - - 
and fhe number of spaces for bicycle parking shall be i B  percent o f  required - 

C 
vehicle parking or two bicycle spaces, whichever is greater. However, where fewer c 
than three vehicle spaces are required, then only one bicycle parking yMce shall 
be required. ; 

C 
L! 
I" 

2. CommuniW Recreation Buildinqs -One space per 200 sq. ft. of .d 

gross floor area. 3 

Section 4.1.70 -STANDARDS FOR BICYCLE ACCESS AND PARKING 

All bicycle parking facilities required in conjunction with development shall 
conform to the standards in  this Section. Bicycle parking shall be located on-site 
with safe, convenient access to the public right-of-way, and shall conform to the 
Bicycle Rack Specifications a d o w  by the City Engineer, as amended from time to 
time. 

a. Location 

1. Safe, convenient pedeshian access shall connect the bicycle 
parking area to the main entrance of the site's Primary Use. 

2. If the bicycle parking area is located within the vehicle parking area, 
the bicycle f a c i l i i  shall be separated from vehicular maneuvering 
areas via curbing or other barriem to prevent damage to parked 
bicycles. 

3. Curb cuts shall be instalid to pmvide safe, convenient access to 
bicycle parking areas. 
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4. Where bicycle parking facilities are not directly visible and apparent 
from the public right-of-way, entry and directional signs shall be 
used to direct bicyclists to the facility. 

5. Bicyck parking facilities shall be placed in a location convenient to 
the main entrance of the site's Primary Use. 

6. For security and convenience, bicycle parking facilities shall be 
located in areas visible to the adjacent sidewalks andlor vehicle 
parking areas within the site. 

b. Dimensions 

1. Bicycle parking spaces shall each be a minimum of six ft. by two ft. 

2. Overhead clearance in covered areas shall be at least seven ft. 

3. A minimum five %-wide aisle shall be provided beside or between 
each row of bicycle parking. 

c. Enclosures and Racks 

1. Bicycle parking facilities shall include lockable enclosures (lockers) 
in which the bicycle is stored, or stationary objects (racks) to which 
bicycles may be locked. 

2. Lockers and racks shall be securely anchored to the pavement or a 
structure. 

3. Bicyck racks and covered bicycle parking shall be designed 
consistent with the standards of the City Engineer. 

d. Covering 

1. At minimum, 50 percent of the required bicycle parking shall be 
covered unless the facility is in a public park or the Central 
Business (CB) Zone. 

2. If vehicle parking is covered, a proportionate amount of bicycle 
parking shall also be covered. However, the minimum amount 
specified in "1," above shall be provided. 

3. Covering for bicycle parking facilities shall be permanent and shall 
provide protection from precipitatjon. 

4. Covering may be provided by an independent outdoor structure, a 
parking garage, a wide rcof overhang, or a wide awning. Bicycle 
parking facilities may also be located within buildings, provided the 
other requirements of this Section are met. 

e. Lighting 

1. For security and convenience, lighting shall be provided in bicycle 
parking areas such that the facilities are thoroughly illuminated and 
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visible from adjacent sidewalks andlor vehicle parking areas during 
all hours of use. Lighting shall be consistent with Chapter 4.2 - 
Landscaping, Buffering, Screening, and LigMhg. 

The following tables present the minimum parking demand for eachproposed housing 
composition alternative by unil type. 

Single Family Deluched 2 spaces per I dwelling I 
Duplex (2 bedroom) 1.5 spaces per 4 6 

unit - 
Senior Quad (1 bedroom) 1 space per unit 8 8 I 
Triplex (3 bedroom) 2.5 spaces per 9 21 * 

unil 

Five-plex I space per unit 6 6 
(I bedroom) 

Five-plex 1.5 spaces per 9 14 
(2 bedroom) unit 

VOTB: * Relies on 10 percent reduction due to proximity ofpublic transit sewices on Conser Street. 

Four-plex (3 bedroom) 

Triplex (3 bedroom) 2.5 spaces per 9 21 * 
unit 
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NOTES: *Relies on 10percent reduction due to proximizy ofpublic tramit services on Conser Street. 

Detached Sin& Familv Dwellin~s 

Each of the detached single family dwellings will be constructed with a single car garage 
and a 19-fool long driveway that will be used to accommodate the two off-street vehicular 
parking spaces required by LDC Section 4.1.30.a.l(a). Bicycleparking,fir these units will 
be handled by space in the garage of each dwelling. 

Duplex. Senior Quads. and Four-vlex Dwellinps 

Common parking spaces located along the easterly private alley will be used to satis& the 
parking demandgenerated by each of the duplexes and either the senior quad or four-plex 
dwellings. A total of 24 common parking spaces are provided. Ifthe senior quads are built, 
a minimum of 14 spaces required to serve these dwellings and the two duplexes. lfthe two 
four-plex buildings were constructed insted the total demand would be 26 spaces. As 
allowed through LDC Section 4. 11.20.q(l), the applicant would account for a defciency of 
two spaces in this scenario by relying on the site 's proximity to an existing Corvallis Transit 
Service line that run7 along Conser Street. All 24 of the common parking spaces will be 
unassigned and available for use by any of the residences, consistent with LDC Section 
4. I .  20. k(1) 

Per Section 4.120. i. 1 (b), required vehicular parking spaces are to be provided on the 
development site of the primary structure. As noted above, the parking spaces required for 
each of the duplex units and either the senior qua& for four-plex dwellings is proposed to 
be siiuufed along the easterly private alley. While the boundaries of the lot containing 
either the senior quads or the four-plex buildings will include the parking spaces along the 
easterly alley, spaces required for each of the duplexes will not be contained an t h  lot for 
these dwellings. The private alley will be constructed in a separate tract, which will be 
owned by the applicant along with each of the duplex buildings, so even though the spaces 
will not be on the same lot as the primmy dwelling, they will be controlled by the same 
owner 

While configuring the spaces in this mannerpotentially increases the distance residents of 
the duplex units must truvel to reach their car, it also eliminates fhe potential for cars to 
detract fiom the visual appearance of the dwellings. Further, ifeach of the duplexes were 
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provided with a separate parking area (e.g., garage and a driveway), the opportunity for 
more conflict between vehicles and pedestrians would increase due to the distribution of 
vehicular movement over a larger portion of the site. Therfore, the applicant believes that 
urranging the pmking spaces us proposedprovides benefits that are at least comparable lo 
those thar would have resultedfom meeting the LDC st&d 

Up to 34 bicycle parking spaces are required for the duplex units, and either the senior 
qzurds or the four-plex dwellings, @ttachment G). This demand will be saiisJied through the 
combined use of$oor space within each unit and the 14-bike parking spaces located neur 
Common Green No. 2. Weather protection wiM be provided over at least 50percent of the 
bicycle spaces, all of which will be visible throughout the dayjPom adjocentpubllic spaces 
and illuminuted at night. 

Vehicular parking demand for the triplex units will be mostly aczommodated through the 
use ofprivate garages and driveways. As with the single family detached homes, a single 
car garage and 19-foot long driveway will be constructed with each unit in order to provide 
a total of l8parking spaces. When the 10% transit reduciion is applied then the required 7 

parking is reducedfEom 23 spaces to 21. The applicant requests that the north side of I. v 
Sorrel Place be allowed as a locution to provide the remaining three parking spacesS which - - rn 

constitutes a devialion.f-om LDC Section 4.1.20.j. I I@ Sorrel Place is designuted us a C 
s 

local street and will be located within a 45-fool wide right-of-way with 28feet ofpavement 
width On street parking is allowed on Local Streets per the Corvallis Transportation 

E 
C 
0 

Master Plan and standards contained in LDC Chapter 4.0. The applicant also notes that m 

Sorrel1 Place is a dead-end street that will likely only carry trafic related to the proposed z 
development. Allowing this paved sdace  to provide some of the requiredparking spaces 
eliminates the need for increasing the total amount of impervious cover an the site, and 
lessens the amount of stormwater run-offthat would otherwise be generated by the 
development. To ensure that only the north side of Sorrel Place is used for this purpose, the 
applicant will install "No Parking" signs along the split-rail fence proposed to extend the 
length ofthe south side of the street. Curbs extending along both sides of either alley will 
be painted red with white lettering "No Parking - Fire h. " 

Private garages attached to each of the nine triplex units will be used to provide required 
bicycle parking spaces for these dwellings. 

Multiplex L)wellinps 

Similar to the easternportion of the site, vehieularparking demand for each of the 
multiplex units is proposed to be provided along the south side of the private alley that 
loops between Jasger Street and Sorrel Place. A total qf 20parking spaces are shown in 
this location, which, based on the information presented in Tables1 and 2, is mficient to 
satisfy the minimum number of required spaces. 
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In conjunction with a 12-bike parking area located near Common Green No. 1,jloor space 
within some of the proposed multiplex units will be relied on to provide the remaining 
minimum number of bicycle parking spaces, (Attachment G). Weather protection will be 
provided over at least 50 percent of the common outdoor bicycle parking spaces, which will 
be visible throughout the daykom adjacent public spaces and illuminated at night. 

Communitv Building 

The proposed community building has a grossfloor area of roughly 1,700 square feet. This 
results in a minimum parking demand of nine parking spaces based on the ratio presented 
in LDC Section 4.1.30. b(2). As with aportion of the parking demand associated with the 
triplex units, the applicant requests that the north side of Sorrel Place be used to provide 
these parking spaces. Again, it is likely that residents of the development will be the using 
community building most of the time, and, therefore, be able to simply walkor ride a bike to 
reach the building rather than drive. On the rare occasion ihaf individuals do rfrive to the 
facility, Sorrel Place and Jasper Street are designed to accommodate on-streef parking, and 
the presence ofparked cars in this locution will not hinder the e$cientflow of h*@c along 
the street. 

As noted on Attachment '0 ', bicycle parking associated with the community building will be 
located on the coveredporches at the west end of the building. % LDC requires thut 
bicycle parking be provided at 10 percent of the minimum vehicular parking d e m d  or a 
minimum of nYo spaces, whichever is greuter. In this case of the community building, lwo 
bicycle spaces are required. The applicant proposes to provide four covered spaces. 

fiistinp Four Attached Units 

The Detailed Development Plan originally approved for Seavey Meadows stipulated fhut a 
total of 2.38parking spaces be provided for each unit. Two of these spaces were to be 
situated on the development site, while the remaining 0.38 space, which was intended to 
account for guests, could be accommoduted on the abutting public streets. The upplicant 
has confirmed that each of the units has one parking space in aprivate garage and one 
additional off-street space in either a driveway or elsewhere on euch of the respective lots. 
As for the 1.52 or 2 on-street parkingspaces (0 .38~ 4 = 1.52), the north side of Sorrel 
Place will remain available to satis& this requirement. 

Applicable Comprehensive Plan Policies: 

10.2.9 All developments shatl comply with adopted utility and facility master plans 
and the Capital Improvement Plan. 

202.11 Developers shall be required to participate financially in providing the 
facilities to serve their projects as a condition of approval. 

Seavev Meadows Nmrativc 54 bkbruary 25. 2008 

Attachment M-60 



10.2.12 Developers will be responsible for the construction of all facilities internal 
to and fronting their properties and for needed extensicns of facii'Rks to 
and through their site. 

The applicant has provided a utility plan that demonstrates how public utility services will 
be extended throughout the site, (A#achment L). All necessary facilities (i.e., water, 
sanitary, and storm drainage lines) are available to the site, and have adequate capacity to 
accommodate the construction of the new dwelling units and vehicular circulation areas. In 
certain locuiions of the property, existing service lines will be abandoned or realigned to 
facilitate development of the site us proposed. Please see the Public Facilities &Services 
Section of Part I ofthis project narrative forfurfher discussion on this topic. Findingsfrom 
thai dismsion are incorporuted here by reference ~Jindings  under the criteria cited 
above. 

Effects on Air and Water Oualilv 

Avplicable Comorehensive Plan Policies: 

7.2.6 The City will encourage new development to be sensitive to the 
environment by having the development avDid BignNkant negative impacts 
on: 

A. Air and water quality; 

Corvallis is currenfly in compliance with State and Federal air quality standards. Zt is 
anticipated that air pollution impacts resultingfrom the proposed improvements will he 
minimal and related to the additional motor vehicle tr@c associated with this type of 
residential development. 

The applicant does not anticipate adverse water quality impacts resultingfrom the 
proposed development. Each of the proposed buildings will be connected to public water 
lines. Stormwater run-oflgenerated by an increme in impervious materials fhroughout the 
site will be managed by new drainage lines, water quality facilities, and detention facilities 
installed by the applicant. These facilities will be constructed consistent wifh standardspit 
forth by the City of Corvallis through its Stormwater Master Plan and accompanying 
appendices. Please see the Public Facilities and Services section of Part I of this project 
narrative for fwrher discussion. Relevant findingsfiorn fhut discussion are incorporafed 
here by reference m findings under the criterion cited above. 

Pedestrian Oriented Desipn Standards 

Auplicabie Land Develovmmt Code Sections: 

Section 4.10.50 - STANDARDS FOR DETACHED SINGLE-FAMILY, NVO-UNIT 
AlTACHED SINGLE-FAMILY, AND DUPLEX RESiDENTIAL 
BUILDING NPES 

Seavey Mcudows Nurrutive 55 Febnrary 25.2008 

Attachment M-61 



4.10.50.01 - Building Orientation, Privacy, and Facades Adjacent to Pedestrian 
Areas 

a. Orientation of Dwellings -All dwellings shall be oriented to existing or 
propwed public or private streets, as outlined in this provision and in 
Chapter 4.4 - Land Division Standards, with the exception that Accessory 
Dwelling Units constructed in accordance with Chapter 4.9 -Additional 
Provisions may be accessed frwn an alley. Private simets used to meet 
this standard must include the elements in Chapter 4.0 -Improvements 
Required with Development See Chapter 4 a  for public and private street 
standards. 

The orientation standard of this Section is satisfied when the 
provisions in "1," and "2," below, are m e t  See Figure 4.W-I - 
Allowed Access to Single-femily Development When L& Do Not 
Front Directly on a Street. 

1. Primary building entrances face the Btrtntts or are dimctty 
accessed by a sidewalk or muiti.me path less than 100 fL 
long; and 

2. Primary dwelling unit entrances open directly to the outside 
and do not require passage through a garage or carport to 
gain access to the dwelling. 

b. Privacy - If the side wall of a dwelling or accessory dwelling is on or within 
thrae ft. of the proptriy line, gfwnd Rcor w i n d m  or other openings that 
ailow for vistibilii into the side yard of the adjacent lot shall not be allowed. 
Windows that do not allow visibility into the gide yard of the adjacent lot, 
such as a denstory window or a banslucent window, are allowed. 

c. Windows and Doors -Any facade facing streets, sidewalks, and multivse 
paths shail contain a minimum area of 15 percent wind- andlor doors. 
Facades referenced in this provtsion include garage facades. Gabled areas 
need not be included in the base wall calculation when determining this 
minimum 15 percent requirement. 

d. Grading (Cuts and Fills) - Structures and on-site improvements shall be 
designed to fit the natural contours of the site and be combtmt with the 
Natural Hazards and Natural Resource Provisions of Chapter 42 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provis'1oms, Chapter 4.11 - Minimum 
Assured Devdopmmt Area (MADA), Chapter 4.12 - %igniticant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Cbnklor and Wenand 
Provisions. 

Each of the proposed detached single family dwellings is consistent with the criteria cited 
above. Prima~y dwelling entrances for each unit,fnce Sorrel Place, open directly to the 
outside of the dwelling, and are less than 100,feerjirorn the sheet dong a private walkway. 
As shown on Attachment 'O', the,frontjacade of each dwelling will have at least 15percent 
window coverage. None of the building walls jbr these dwellings will be within three feet of 
a property line. 
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Each of the proposed duplexes is consistent with a majority of the standards cited above. 
Buildings 8 and 9 are oriented toward Sorrel Place and their from doors are less than 100 
feetfiom the adjacentpublic sidewalk Each of the primary dwelling entrances open 
directly to the outside and does not require passage through another portion of the 
building None of the exterior walls of the duplex buildings are within three feet ofa 
property line. As shown on Attachment 'O', each of the building elevations that face either 
a sheet or a sidewalk has at least l5percent of its area occupied by windows or doors. 

As noted above and on Attachment 'Kt the site is relativelyJrat and will not erporence 
signijcant topographical changes as a result of the proposal. None of the signijcant 
natural resources or natural h a r k  regulated by chaplers of the LDC listed in Section 
4.1 0.50.01 (4 are present within the development footprint ofthe project. 

4.10.50.02 - Maximum Widths of Street-facing GarageslCarports, Placement, and 
Materials 

a. Maximum Widths of Street-facing GarageslCarports 

1. Lots 2 50 Ft. in Width - For dwellings with front-loaded 
garageslcarports, t h e m o f  the garage wall or carport 

Lo 
facing the street shall be no more than 50 percent of the Ic 

widtt, of the dwelling's stre%t-facing facade. Front-toaded 'Y - 
garageslcarports are attached garagwicarports with - - 

,- 
entranetts facing the same stre& as the dwelling's entrance. s 
Addiionally, the term garage wall peltairts to the whole wall 
and not just the doors. See Figure 4.10-2A - Unacceptable 

E 
C 

Width of Street-facing Garage on a Lot 250  ft. and Figure o m 
4.10-28 - AcceptaMe Width of %&-facing Gsram on a Lot C 

250 ft. 3 
2. Lots < 50 Ft. in Width - For dweilings with hont-hded 

garages, the area of the garage wall facing ehe street shall 
be no more than 50 per&& of the area ofcfthe dwetting1s 
street-fac'i facade, F~-Ioaded g a w e s i c a m  are 
attached garageslcarports with entrances facing the same 
street as the dwelling's entrance. The area shaft be 
measured in sq. ft. and, with the exception of gabled areas 
and second stories, the entire facade of the garage shall be 
measured. The interior of the garage determines the width 
of the garage facade, not just the garage doors. See Figure 
4.10-3A - Unacceptable Street-facing Garage Area and Figure 
4.10 J B  - AceaptaMe Street-facing Garage Area. Both of 
these figures are located on the next page. For dwellings 
with front-loaded carports, the carports shall be subject to 
the same iastrtctions outlined in "1," above. 

b. Garage and Carport Placement - Garages and carports shall be placed only 
as indicated in the options below. The applicant shatl i n d i i  the proposed 
option(s) on plans submitted for building pemig. Additionally, 
measufements may be taken from the second floor of honws, pmwlded the 
second floor spans across the entii gara@carport. 
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GaraaelCarport Placement Options - 
2. Front Accessed Garaqe with Four-ft. Recess -Vehicular 

entrances face the street and are recessed at least four ft. 
from the front wall of the dwelling as shown in Figure 4.10-5 
-Garage Facing Street and Recessed at Least Four Ft, on 
the next page. The recess from the front wall of the dwelling 
shall be measured fmm the front wall of Ule living space 
area, not from the fmnt porch, a bay window, or other 
projection or architectural feature. 

8. Flush or Recessed Sinqle Car Garaae -Vehicular entrances 
face the street and are flush with or recessed up to four ft. 
from the front wag1 of the dwelling, and the gaagefcarport is 
a singlecar garagelcarport that is a maximum of 12 R wide. 
These options are shown below in Figure 4.10-10 -Single 
Car Garage Access Recessed from Front Wall of Dwelling 
and in Figure 4.10-11 - Single Car Garage Flush from Front 
Wall of Dwelling. 

e. Garage and Carport Materials - Garages and caq'mlta, when provided, shdl 
be ~0nS t~c ted  of the same building materials as the dwelling. 

Lots I through 6 are less than 50 feel wide along thefionl lot line, while Lots 7 is more 
than 50 feet wide. Correspondingly, the width affront loaded garages of fhe dwellings 
proposed for Lots I through 6 is less than 5Opercent of each dwelling's street facing 
facade. The same holds true for a comparison of the area of the garage wall with the area 
of the street-facing building elevation ofeach ofthe proposed single family dwellings, 
(Attachment 0). 

As shown on Attachment '0 ', single car garages attached to each of the singlejhmily 
dwellings will be front-loaded and recessed by at least four feet@om the living area. The 
same building materials used to construct the dwelling will also he used to construct the 
garage of each single family dwelling-. 

4.30.50.03 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu - Each home shall incorporate a minimum of one 
of the following three pedestrian features. The applicant shall indicate the 
proposed options on phns submitted for building permits. While not all of 
the pedestrian features are raquired, the inclusion of as many as possible is 
strongly encouraged. 

1. Elevated Finished Floor -An elevated finished floor a 
minimum of two ft. above the grade of the nearest street 
sidewalk or streetside mum-use path. 

2. Front PorchesIPatios - A  front porch or front patio a 
minimum size of six fL deep by 10 ft. wide (60 sq. ft), and 
covered by a minimum of 60 percent to provide weather 
protection. 
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3. SidewalWWalkway to Front Door - A minimum three-ft.-wide 
walkway constructed of a permanent hard surface that is not 
gravel and that is located directly between the street 
sidewalk and the front door. This walkway shall not be part 
of the driveway area. 

Each of the proposed single family homes will have afiontporctz with minimum dimensions 
of at leust six feet by 10 feet and a minimum area of at least 60 squure feet. A Ard surface 
sidewalk, separatedfrom the driveway and at least three feet wide will extendfrom the 
ptdblic sidewalk to the entrance of each detached dwelling unit. 

Similarly, the front door of each of the duplex units will be accessible@om a street sidewalk 
via a hard surface walkway t A t  is at lemt three feet wide. Passage through a driveway 
area wiN not be necessary. 

b. Design Variety Menu -Roof forms shall be at least a 4:12 pitch. 
Additionally, each home shall incorporate a minhnum of three of the 
following seven building design features. The applicant shall indicate 
proposed options on plans submitted for building permits. While not all of 
the design features are required, the inclusion of as many as possible is 
strongly encouraged. 

r- 
1. Increased Roof Pitch - A  minimum 6% roof pitch. r- '?I 

2. - Eaves - Eaves with a minimum 18-in. overhang. 

3. Buildins Materials -At least two different types of building 
materials including but not limited to stucco and wood, 

z 
s 
0 

brick and stone, etc.. Alternatively, a minimum of two 
\L. m 

different patterns of the same building material, such as 
scalloped wood and lap siding, &., on facades facing 

3 
streets. These requirements are exclusive of foundations 
and roofs and pertain only to the walls of a structure. 

4. Trim - A  minimum of 225-in. trim or recess around windows 
and d m  that face the street Although not required, wider 
trim is strongly encouraged. 

5. Increased Windows - A  minimum area of 20 percent 
windows andlor dwelling doors on facades facing streets, 
sidewalks, and multi-use paths. This provision includes 
garage facades. Gabled areas need not be included in the 
base wall mkulation when determining this minimum 20 
percent calculation. 

6. Architectural Features - A t  least one arch i i tura l  feature 
included on dwefrmg facades that face the stre& 
Architectural features are defined as bay windows, covered 
porches greater than 60 sq. ft. in size, balconies above the 
la floor, damem related to living space, or habitable 
cupolas. If a dwelling is oriented such that its front facade, 
which contains the front door. is oriented to a sidewalk and 
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no facades of the dwelling face a street, then the 
architectural feature may be counted if it is located on the 
front facade. 

7. Architectural Details -Architectural detaik used consistently 
on dwellina facades. Architectural details are defined as 
exposed raker or beam ends, eave brackets, windows with 
grids or divided lights, or pergolasltrellii work integrated 
into building facades. If a dwelfing is oriented such that its 
front facade, which contains the front door, is oriented to a 
sidewalk and no facades of the dwelling face a street, then 
the a r c h i i u r a l  feature may be counted if it is h a t e d  on 
the front facade. 

As shown on Aitachment '0', the proposed detached and duplex dwellings will incorporate 
at least three of the folIowingfive design elements: 

Primary roofpitch of at least Grl2, with only n few at 4:12; - e m s  with a minimum overhang of at least 18 inches; 
&O dzxerent types of wood sidingpaiterns a d o r  materials (e.g., lap and board and 
batten, or lap and shingles); 

* trim around windows anddoors thai is at least 2.25-inches wide; or 
* a window coverage area that is at least 20percent of the totalfront building elevation 

area. 

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS 
THREE UNITS OR GREATER. TOWNHOME. TRIPLEX. 
FOORPLEX, AND APARTMENT RESIDENT~L BUILD~NG 
TYPES 

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to 
Pedwtrian Areas 

All building orientatioris, facades, and entrances shall comply with the folfwving 
standards. 

a. Orientation of Buildings -All dwellings shall be oriented to existing or 
proposed publk or private streets, as outlined in thii provision and in 
Chapter 4.4 - Land Standards, with the exception that Accessory 
Dwelling Units constructed in accordance with Chapter 4.9 -Additional 
Pmvisions may be accessed fmm an aliey. Private straets used to meet 
this standard must include the elements in Chapter 4.0 - lmpmements 
Required with Development. See Chapter 4.0 for pubtic and private street 
standards. 

1. Primary building entrances shall face the streets or be 
directly accessed by a sidewalk or mutt'- path less than 
200 ft. long, as shown in Figure 4.1043 - Primary Building 
Entrances Within 200 Ft. of the Street. below. Primary 
entrances may provide access to indhridual units, clusters 
of units, courtyard dwellings, or common lobbies. Entrances 
shall open directly to the outside and shall not require 
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passage through a garage or carport to gain a- to the 
doorway. 

2. Open courtyard space may increase up to 50 percent of the 
building front beyond the maximum setback, as shown in 
Figure 4.10-14 -Open Courtyards, below. Open courtyard 
space is usable space that shall include pedestrian 
amenities such as benches, seating walls, or similar 
furnishings, and shall include landscaping. For example, an 
apartment building in a Mixed Use Residential Zone is 
required to have a front yard setback of no more than 15 R 
If a developer desires to construct a uahaped building with 
a pedestrian courtyard in the center, then one half the width 
of the building, based upon the lineal footage of the 
building's straet from, could be IocaW faither back than 
the maximum setback of 15 ft. 

3. Off-street parking and vehicular circulation shall not be 
placed between buildings and the streets to which those 
buildings are primarily oriented, e m o t  for driveway pa*ing 
associated with singWamily devetopment See Figure +f O- 
13- Primary Building Entrances Within 200 Ft. of the Street 
for compliant locations of parking and circulation, An o, 
exception may a h  be granted for up to two parking sp- IC. 

per dwelling unit for Duplexes and Triplexes, provided these v - - 
spaces are within driveway arcaas dtrsigned to serve - 

.,- 
individual units wittrim the Duplexeg or Triplexes, as shown s 

0 
in Figure 4.10-15 - Driveway Exception for Duplexes and 
Triplexes, on the next page. Parking to the side of 

E 
C 
0 

buildings is altowed in limited situations, as outlined in m 
C 

Section 4.10.60.02 below. ;i 

Consistent with the criteria cited above, each of the triplex andfive-pler units are 
accessiblefi.om a public street via a walkway that is less than ZOO feet long. In the case of 
the triplex units, the walkway extends from the public sidewalk along Conser Street and 
connects with the entrunce on the south side of each unit. The upplicunt points out thut the 
LDC does not de$ne 'primary building entrance. " While the triplexes are architecturally 
oriented toward Conser Sheet, the south entrance to each unit is viewed as the primary 
entrance due to ihe direct access it provides to the living room and gurage of each unit, as 
well as the alley.  functional!^, walkways to each of the north entrances are less likely lo be 
used on a regular basis as on-street parking is not aloud along Comer Street, and because 
the dining room of each unit is at this end ofthe building - a spuce not typically associated 
with the primaq entrunce lo a residence Further, exfendzng the pathway to the south 
entrance rather than the north entrance of each unit allows the landvcaped urea north of 
the triplexes lo remain uninterrupted, thereby providing a cohesive recreational space. A 
comparison ofAttachments 'Gl'and 'G2' illustrates this point. Nevertheless, ij'connections 
to the north entrance ofeach unit are required, the applicant wouldprefer lo remove the 
pedestrian pathway along the south side of the units so thut the amount of impervious cover 
is not comparatively increused. 
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Regardless of whether the applicant chooses the option to construct the two senior q u d  or 
two four-plex buildings in the eastern portion of the site, these buildings will not be oriented 
toward a public street. However, a pathway less than 200 feet long will connect the 
primary entrance of these units to the public sidewalk along Conser Street. Based on the 
example shown in Figure 4.10-13 of the cluster offour buildings that are situated between 
two off-street parking areas, the applicant believes the proposed building co@guration 
satisfes LDC Section 4.10.60.a(l). In the figure, noone of the four buildings is oriented 
toward a public street, but its primary entrance is noted to be within 200 feet of a street. 

Consistent with 4.10.60.01.a(3), parking associated with the triplexes will be situated in a 
single car garage and accompanying driveway for each unit. Five additional parking 
spaces are requested along the north side of Sorrel Place, but not immediately in front of 
the triplex buildings. 

b. Percentage of Frontage -On sites with 100 ft. or RKW of public or private 
street fmntage, at least 50 percent of the site frontage width shall be 
occupied by buildings ptaced within the maximum setback established for 
the zone, except that variations from this provision shall be allowed as 
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 - Pottimn of 
Building Required in Setback Area on Sites with At Least 100 ft. of 
Frontage. For sites with less than 100 f t  of public or private gtreet frontage, 
at least 40 percent of the site fmntage width shall be occupied by buildings 
placed within the maximum setback estabtiihed for the m e ,  except that 
vMations fmm this provision shall be allowed as oWntad in Section 
4.10.60.01a.2, above. §ee Figure 4.10-17 - Portion of Building Required in 
Setback Area on S i i  with Less Than 100 ft. of Frontage. 

Both of the proposedprivate alleys will be situated in separate fracts This results in a lot 
being created to accommodate the three friplex buildings (Lot 12), a second lot that will 
contain the three five-plex buildings and the community building (Lot 11), anda third lot 
for either the senior quads or the four-plex dwellings (Lot 10). Lot 10 has less than 100 feet 
offiontage along Conser Street. Lot I 1 has 100 feet of3ontage along both Jasper Street 
and Sorrel Place. Lot 12 has more than I00 feet offrontage along Conser Street, but less 
than 100 feet offrontage along Jasper ,%wet When a lot has frontage on more than one 
street, Section 4.10.60.01(b) doesn't indicate ifthe criterion applies to allfrontages. 
Hmever, given that consistency with the criterion is determined bused on the percentage of 
a building placed within the muximum setback and that onlyfiont yard setbacks typically 
have a minimum and mmimurn distance, the applicant interprets this standard to apply to 
only theJiont yard streetfrontage. %refore, only Lots I1 and 12 are subject to this 
standard, as the front yard for Lot I0 abuts the eastern boundary of Tract 'B' not Comer 
Street and no other portion of the lot abuts a street, be it public or private. 

Lot 12 has approximately 257,fiet offrontage along Conser Street, 50percent of which is 
approximately 129 feet. The north elevation of each ofthe three triplexes is approximately 
77 feet long, for a total building length of 231 ,feet, (Attachment G). Except for the covered 
patios provided with each unit, each triplex is set backfiom the public right-of-way for 
Conser Street by 25 feet. The applicant is unsure whether placement of the buildings up to 
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the maximum allowed setback distance satisfes Section 4.10.60.01(6). Ifthis is not the 
case, then each of the triplexes can be shqted north so that their entire length is inside of 
the maximum setback distance. Such an adjustment could be accomplished through a 
condition of approval. 

The Sorrel Placefroniage of Lat 11 is approximaiely 255 feet long and contains buildings 
within the maximum allowed3ont yard setback for a total length of approximately 95 feet. 
This constitutes less than 50percent of the frontage length. Iliwever, Sections 
4.10 60.01.a(2) and 4.10.60.01 (b) note that open courtyard space may increase the amount 
of building frontage located outside of the maximum setback up to 5Opercent. (Note that 
Section 4.10.60.01.af2) states that an increase to the amount of street frontage with 
buildings located outside of the maximum setback, as required by Section 4.10.60.01 (b), is 
allowed if open courtyard space is present.) The applicant interprets this exception to 
require that only 25percent of the street@oniage stipulated in Section 4.10.60.01(b), or 50 
percent of the original 50percent, must have buildings situated within the maximum 
allowed setback This results in a minimum required buildingfiontage length of 
approximately 64.feet (255 x 0.25), which is satisfed by portions of the community building 
and Building 4 thut are within the allowed maximum front yard setback of 25 feet. 

r 
c. Wndows and Doom - Any facade facing streets, sidewalks, and multi-use co 

paths shall contain a minimum area of 15 percent windows and/or doors. 9 - - 
This provision ineiudes garage facades. Gabled areas need not be - 

Y 

included in the Lwse wall calculation when determining this minimum 15 s 
percent requirement g 

.c 
0 

At least 15percent of the area of each elevation of the triplex, four-plex, $ve-plex, and .w m 
senior quad buildings that would face streets, sidewalh, or multi use paths will contain 3 
windows a d o r  doors, (Attachment 0). 

d. Grading (Cuts and Fills) -Structures and on-site improvements shall be 
designed to M the natural contours of the site and be consistent with the 
Natural Hazards and Natural Resource Provisions of Chapter 4.2 - 
Landscaping, Buffeting. Screening, and Lighting, Chapter 4.5 - Natural 
Hazanl and Hillside Development Provisions, Chapter4.11 - Minimum 
Assured Development Area (RIIALIA), Chapter 4.12 -Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Coftidor and Wetland 
Provisions. 

As discussed above, the site is relativelyfit. Development of the site as proposed will not 
drastically alter its existing topographical relief: Consistency with requirements of 
Chapters 4.2 have been discussed above. The site does not contain any ofthe natural 
resources or natural hazards regulated by LDC Chapters 4.5, 4.11, 4.12, or 4.13. 

4.10.60.02 - Parking Location 

a. Standards 

i Parking lots &ail be placed to the rear of buiwinga. 
Miniserial exceptions to this standard allow parking to the 
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side of a building if required parking cannot be 
accommodated to the rear. These ministerial exceptions 
may be granted in the following cases: 

a) Where lot depth is less than 75 ft.; 

b) Where parking on the side would preserve Natural 
Hazards or Natural Resources that exist to the rear 
of a site, and that would be disturbed by the creation 
of parking to the rear of structures on a site; 

c) Where a common outdoor space at least 200 sq. ft. is 
proposed to the rear of a site, and parking in the rear 
would prohibit the provision of this common 
outdoor space area for residenfs of a development 
site; andlor 

d) Where parking on the side would solve proximity 
issues between dwelling unit entrances and parking 
spaces. A pmximily issue in this case involves a 
situation where a parking lot to the fear is in excess 
of 100 ft. from the entrances to the dwelling units 
being served by the parking lot 

2. On corner lots, parking areas shall not be located within 30 
ft. of a roadway inbwsection, as measured from the center of 
the curb radius to the edge of the psrking area's curb or 
wheel stop. 

Trinlex Dwellinps 

Required vehicularparking for the triplex units will be provided through the use of a 
garage and accompanying driveway corresponding to each unit, (Attachment G). However, 
as noted above, three of the requiredparking spaces are proposed to be located along the 
north side ofsorrel Place. lk use of a garage and a driveway to sati~& aportion of the 
requiredparking demand for each unit is consistent with standards noted in Section 
4.10.60.01.a(3). 

Senior Quads / Four-ulex Dwellinrs 

As discussed above, common parking spaces situated along the easterly alley are intended 
,for use by residents o f  either the senior quads or the four-plm dwellings. The parking area 
would be situated to the side of these buildings rather the to the rear so that open space may 
be provided in this area instead. 

Five-plex Dwellinrs 

Vehiculm parking demandgenerated by each ofthe five-plex units will be satisfied by 
spaces located along the south side of the private alley that loops between .Jasper Street and 
Sorrel Place, (Attachment C). Buildings 4, 5, and 6 will be oriented so that these parking 
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spaces are either to the rear or lo the side of the structures. The applicant notes that it is 
necessary to situate the parking spaces to the side of Building 4 so thut a 6,800 square-foot 
common green area may be placed to the rear of the structure instead 

4.10.60.03 - Ratio of GaragelCarport Facade to Street, Placement, and Materials 

Provisions for the ratio of garage and carport facades to the street, placement, and 
materiak shall be as outlined in Section 4.10.50.02. 

Similar to the configuration of garages attached to the proposed single family homes, single 
car garages attached to each triplex unit will be recessedfrom the front of the dwelling by 
at leust four feet, (Attachment 0). The total area of the garage wall is less than 50percent 
of the totalfront elevation area of each triplex building. Building materials used to 
construct the habitable space of each triplex unit will also be used to co~truc t  the 
associated garage. 

4.10.60.04 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu for Triplexes, Fourplexes, and Townhomes - 
Each Triplex, Fourplex, or Townhome shall incorporate a minimum of one 
of the fotiowing three an feahtres. The applmnt shalt indicate 
proposed options on plans s u b m i  for Building Pemits. Whit  not all of 
the pedegtrian features are required, the inclusion of as many as possible is 
strongly encouaged. 

1. Elevated Finished Floor -An elevated finished floor a 
minimum of two ft. above the grade of the nearest street 
sidewalk or streetside mufti-use path. 

.- 
2. Front P o r c h e s l P ~ ~ .  -A front porch or front patio for each .d 

-. 
wound floor dwellinu unit. with a minimum size of six ft. 3 
ieep by 10 ft wide (60 sq.k), and with a minimum of 60 
percent of the porch or patio covered to provide weather 
protection. 

3. SidewalWWatkwav to Front Door - A  minimum three&-wide 
walkway constructed of a pemnent ha& surface that is not 
gravel and that k located diretry between the street 
sidewalk and the front door. Thii walkway shalt not be part 
ot the driveway area. 

Each of  the trialex units will be constructed with a covered fiont norch. as will each ofthc " < 

four-plex andfive-plex units, (Attachment 0). These porches will be consistent with the 
minimum dimensions and area noted in the criterion cited above. A hard surfaced walkwav 
a minimum of three feet wide that is separatedfrom a drivewuy will extendfi-om adjacent 
public sidewalh to the front &or of each triplex, four-plex, andfive-plex unit. Pedestrian 
access to each of the senior quad buildings, if constructed, would also be provided in the 
same manner. 

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

1. - A minimum of 2.25-in. trim or recess amund windows 
and doors that face the street Although not required, wider 
trim is strongly encouraged. 

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

a) Off-sets or breaks in roof elevation of three ft. or 
more in height, cornices two ft. or more in height, or 

W6ft. 

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

C) Extensiondprojections, such as floor area, porches, 
bay windows, decks, entrances, etc., that have a 
minimum depth of two ft. and minimum length of 
four ft. 

3. Buildinq Materials - Buildings shall have a minimum of two 
different types of building materials on facades facing 
streets, ineluding but not limited to shtcco and wood, brick 
and stone, eatc. Alternatively, they shall have a minimum of 
two different patterns of the same building material, such as 
scalloped wood and lap siding, etc. on facacbs facing 
streets. These requirements are exclusive of foundations 
and roofs, and pertain only to the walls of a structure. 

4. lncressed Eaves W i  - Eaves with a minimum 18-in. 
overhang. 

5. Increased Windows - A  minimum area of 20 percent 
windows andlor dwelling doors on facades facing streets, 
sidewalks, and multi-use paths. This provision includes 
garage facades. Gabled areas need not be included in the 
base wall calculation when delemining this minimum 20 
percent calculation. 
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6. Increased Roof Pitch - A  minimum 6:12 roof pitch with at 
least a six-in. overhang. 

7. Architectural Features -At least one architectural feature 
included on dwelling facades that face the street. 
Architectural features are defined as bay windows, oriels, 
covered porches greater than 60 sq. ft. in size, balconies 
above the fist floor, dormers related to space, or 
habiible cupolas. If a dwelling is oriented such that its front 
facade, which includes the front door, is oriented to a 
sidewalk and no facades of the dwelling face a stmet, then 
the a r c h i r a l  feature may be counted if it is located on 
the front facade. 

8. A r c h i i d  W k  - h h i i r a l  detaik used consistently 
on dwelling facades that face streets. Architectural details 
are defined as exposed rafter or beam ends, eave brackets, 
windows wkth grids or true divkled tights, or pergolas 
integrated into building facades. If a dwelling is oriented 
such that its front facade, which indudes the front door, h 
oriented to a s i d m l k  and no facades of the M t i n g  face a 
street, then the architectural feature may be counted if it is 
located on the front facade. 

In 
Each of the proposed multifamily dwellings will incorporate the following design elements, 03 

at a minimum, (Attachment 0): 'Y - - - 
* 
s * primary roofpitch of at l e a f  6~12 ,  with only a few at 4t12, - eave overhangs of at leust 18 inches; z 
C - minimum window area of af least 2Opercent on fmudes thut face streets, sidewalks, or 0 
m 
C 

multi-use paths; and 3 
two different types of woodsiding patterns a d o r  materials (e.g., fqp and board and 
batten, or lap and shingles). 

4.10.60.05 - Service Areas and Roof-Mounted Equipment 

a. Service Areas -When provided, service areas such as trash receptacles 
shall be located to provide truck access and shall not be placed within any 
required setback area. When located o W i e  a setback area, but within five- 
10 ft. of a prvperty line, such service areas shall be screened on all sides 
with a solid fence or wall at least one ff. higher than the equipment within 
the s e w  area and also screened with landscaping in accordance with 
landscape Mxeening provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. When located outside a setback area, but greater 
than 10 ff. from a property line, such service area shaii still be screened, but 
may be screened with landscaping only, provided it is in accordance will, 
landscape screening provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. 

Sewice areas for residential building types other than single-family, duplex, 
and triplex units shall be located a minimum of 20 ft. from both on-site and 
offdite nasidential buildings. Tlzma(wme~s shaH afso be screened will, 
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landscaping. When service areas are provided within alleys, the alleys 
shall be constructed in accordance with the provisions in Chapter 4.0 - 
Improvements Required with Development 

Refuse enclosures are proposed within both mulfiyamily portions of the site. One will be 
located at eifher end of the group ofparking spaces on the south side of the private alley 
that is behind buildings 4, 5, and 6. A single enclosure would also be situated in the alley 
adjacent to Buildings 10 and 11. A distance of more than 20 feet separates these enclosures 
@om adjacent residential buikiings, (Attachment G). As discussed above, these facilities 
will be appropriately screened with fencing and landscaping. 

Roof-mounted mechanical equipment will not be used with any of the proposed residential 
strsrctures. 

4.10.60.06 - Pedestrian Circulation 

a. Applicability 

These additional pedestrian circulation standards apply to all residential 
developments with eight or more units. 

b. Standards 

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

2. Separation from Buildinas - internal sidewalks shall be 
separated a minimum of fwe ft. hom dwellings, measured 
from the sidewalk edge closest to any dwelling unit. This 
standard does not apply to the following: 

a) Sidewalks along public or private streets used to 
meet building orientation standard; or 

b) W i d  use buildings and multi-family densities 
exceeding 30 units per acre. 

c. Connectivity - The inkma1 sidewalk system shall connect all atrutling 
streets to primary building entrances. The internal sidewalk system shall 
wnnect all buildings on the site and shall connect the dwelling units to 
parking areas, bicycle parking, storage areas, all recreational facility and 
common areas, and abutting public sidewalks and multi-use paths. 

d. Sidewalk and Multiuse Path Surface Treatment - PuMic internal sidewalks 
shall be concrete and shall be at least five ft. wide. Private internal 
sidewalks shall be concrete, or masonry; and shall be at least five ft. wide. 
Pubtie multiuse paths, such as paths for bicycles, ns, and 
emergency vehicles, shall be concrete and shall be at least 12 ft. wide. 
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Private multi-use paths shalt be ofthe same materials as private sidewalks, 
or asphalt, and shall be at least 12 R. wide. Ail materials wed for sidewalks 
and multi-use paths shall meet City Engineering standards. 

e. Crossings -Where internal sidewalks cross a vehicular circulation area or 
parking aisle, they shall be clear@ marked with contrasting paving 
materiais. Additional use of other measures to ctearly mark a crossing, 
such as an elevation change, speed humps, or striping is encouraged. 

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

g. Lighting -Lighting shall be p m v M  consistent with the lighting provisions 
in Chapter 4.2 - Landscaping, Buffering, Screening, and !Aghting. 

A continuous internal sidewalk system will be constructed through the development, nol just 
within the multifamilyporiions of the site. The walkways will not only connect various 
portions ofthe site to each other, but also connect wiih the adjacent public sidewa1.b along r- 
Comer Street, Jasper Street, and Sorrel Place. These walkwuys will be bufleredj+om 00 

buildings andproperty lines by a landscaped urea at leastjive feet wide. In portions of the 
9 - - - 

site where walkways cross vehicular circulation areus they will be paved with contrasting - c 
materials Otherwise, walkways shall be vertically sepuratedflom vehicular areas by a 0 

heighr of at least six inches, and horizontally separuted by a landscaping strip at least five 
E 
f: 

feet wide. U 
m 
C 

2 
Where pathway abuts common parking spaces a six-inch vertical separation will be 
maintained between the walkway and purking space, except for handicappedpurking 
spaces. Additionally, the waIkways will be 7--'/ feet wide in these areas to allow for vehicle 
bumper overhang, while still providing a walkway width ofjve feet. 

Section 4.10.70 - STANDARDS FOR COMMERGUU, INDUSTRIAL, AND CNlC 
DEVELOPMENT 

a. All new commercial, industrial, and civic building types and associated 
features, such as parking lots, within all wnes that refer to W i o n  4.10.70 
shall comply with Sections 4.10.70.02 thmugh 4.1010.05. 

The subject proposal includes the construction of a new 1,700 sq~are~foot community 
building. This use could be considered to qualz3 us a Civic Use rather than an accessory 
use, and would then be subject to the development standarh contained in Section 4.10.70. 
Given this poteniial, the applicant has elected to respond to the relevant eriteria, below. 
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4.10.70.02 - Building Orientation 

AH buildings shall be oriented, as outlined in this Section, to existing or proposed 
public or private streets. See Chapter 4.0 -Improvements Required with 
Development for public and private street standards. Buildings on comer parcels 
shall be oriented to both streets bordering the property. Private streets used to 
meet this standard must include the elements in Chapter 4.0. 

The building orientation standard is met when all of the foliowing criteria are met: 

a. Street Frontage Setback - At least 50 percent of the building's linear 
frontage is lomted within the maximum setback estabimhed for the wne 
for structures that have street fmntage, as shown M o w  in Figure 4.10-18 - 
Percent of Building Frontage Within Maximum Setback Area. An exception 
to thim requirement pertains to provisions ekewhere in thii Chapter for 
devdopinent in the Neighborhood Center (W) Zone. Expansion of a 
structure existing prior to December 31,2006, and in conformance with the 
Code on that date is deemed to meet thii miterion, provided the area of 
expanskm is between the street and the existing building frontage. 

b. Entrances -All building sides that face an adjacent public or private street 
include at least one customer entrance. When the site is adjacent to more 
than one 9treet, comer entrances at an angle of up to 45 degrees. fmm Me 
largest of the two adjacent streets, may be substituted for separate 
entrances on adjacent . If the buitding does not have frontage along 
an adjacent street, direct pedesMan access to the Btrreet may be achieved 
by a sidewalk or courtyard connecting to a street no farther than I00 ft 
from the building's pedestrian entrance. Examples of these requirements 
are shown below in Figure 4.20-19 -Sits Devetopment E lement LocaUons. 
Buildings of less than 3,000 sq. ft fronting on only one street may provide 
the customer Antrance on the side of the building in lieu of the honf if a 
sidewafk or courtyard provides a d i r e  padestrian connection of less than 
50 ft. between the entrance and the street. 

c. Parking and Vehicle Circulation - Offdtreet parking or vehicular circulation 
shall not be placed between buildings and streets used to comply with this 
standanf, as sham above in Figure 4.10-19 - S i  Dev&pment Element 
Locations. Where allowed by the undsriying wne, outdoor vehicle disptay 
lots for sale of autos, noncommercial trucks, motorcycles, trailers with less 
than 10,000 lbs. gross cargo weight, motor homes, and boats may be 
located adjacent to streets. The parking Lot pwimeter landscaping 
requirements of Section 4.22AO of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting shall be met. 

f. Grading (Cuts and Fills) -Structures and on-site improvements shall be 
designed to f&t the natural corrtouffi of the site and be consistent with the 
Natural Hazards and Natural Resource Provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hilisie Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.?3 - Riparian Corridor and We*& 
Provisions. 
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The community building i s  proposed to be located at the northwest corner of the 
intersection at Jasper Street and Sorrel Place. As shown on Attachme& 'G ', the main 
building wall of the east elevation is set backfrom Jasper Street by a distance of10 feet for 
its entire length, except for a covered entry thatprojectsJive feet into this setback. The total 
length of the east elevation is approximately 28 feet, of which the covered enhy constitutes 
I1 feet. Along Sorrel Place, the main building wall of the south elevation is set back a 
distance of at least 8 feet. The total length of the south elevation is approximately 61 feet, a 
portion of which that is roughly 45&et long would be set backf2om Sorrel Place by a 
distance of 8 feet. Secfion 4.10.70.02(a) does not stipulate how the buildingf2ontage 
setback standard should be applied when a building is situated on a corner, and neither 
does the figure referenced in by that criterion. The &ica&points out that while both the 
east andsouth building elevations contain an entrance, consistent with Section 
4.10.70.02@), Sorrel Place should be considered as the primary .streetfrontage from which 
the maximum setback distance should be applied because the south building elevation is 
longer. Addiliomlly, it is requested that Sorrel Place be used for vehicular parking related 
to the community building. Given this interpretation, the .south elevation would be located 
in the j?o& yard and be consistent with the correspondingj-ont yardsetback ofthe RS-12 
zone and the rnaximum buildingfiontage setback standard of Section 4.10.70.02(a). 

As mentioned above, the required vehicularparking spaces related to the community a m 
building are proposed fo be located along the north side of Sorrel Place. While this is a 9 - - 
variance to standards contained in L X  Chapter 4.1, it does not constitute a variance to - 

C 

Section 4.1 0.70.02.c, as the parking would be located on the street to which the building is c a 
oriented and not behoeen the two. E 

c 
0 m 

Just like the remainingportions ofthe site, the topography in the area of the community 
building is essentially flar. 7he proposed excavation and grading activities will not 2 
drasticaliy alter these conditions, (Attachment K). Noee of the sipnificani natural resources 
or naiural hazards regulated by chapters of the LDC listed in Section 4.10.50.01(4 are 
present within the development footprint of the project. 

4.10.70.03 -Pedestrian Circulation Standards 

a. Requirements for New Development and Options for Expansions of a 
Commercial, Industrial, or C i i c  Structure, Consistent with Section 
4.10.70.01.c - 

I. Continuous Internal Sidewalksand Multi-use Paths - A  
continuous internal sidewalk. including associated 
necessary sidewalk crossings, no less-than five it. wide, 
shall be provided from public sidewalks or rights-of-way to 
all customer entrances, and betvveen customer entrances of 
all buildings, as shown in Figure 4.10-1s -Site Development 
Element Locations. Sidewalks shall be direct and 
convenient and form a netvvortc of walking mutes. Internal 
multi-use paths shall be no less than 22 ft. wide. 

2. Sidewalks alonq Buildina Walls - Sidewalks no less than five 
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ft. wide shall be provided along the full length of building 
walls featuring a customer entrance and along any wall 
parallel to and abutting parking areas larger than eight 
parking spaces, except in situations where the sidewalk 
would not provide connediity between an entrance and 
parking area. Where sidewalks are adjacent to buildings, 
except along Shopping Streets, a five*.-wide foundation 
landscape strip andlor weather pmtection with ptanters 
shall be provided. These elements are noted in Figure 4.10- 
19 -Site Development Element Locations. 

Separation a_nd Distinction from Drivinq S u r f a ~  -Where - 
any internal sidewalk is ~arallel to and abuts a vehicular 
cinuktion or parking aka, the sidewalk shall be raised and 
separated from the vehicuiar cirurktion or parking area by a 
raised curb at teast six in. in height. In addition to this 
requimnent, a landscaping strip at least five ft. wide, or 
wheel astops with landscaping strips at least four ft. wide, are 
strongly encouraged to enhance We separation of vehicular 
from pedestrian facilities. 

Sidewalk and Multi-use Path Surface Treatment - Public 
internal sidewalks shall be concrete and shall be at least five 
ft. wide. Pnivate internal sidewalks shall be concrete or 
masonry pavers, and shall be at least fwe ft. wide. Public 
multiuse paths, such as paths for bkyclas, pedestiians, 
and emergency vehicles, shall be concrete, and shaN be at 
least 12 ft. wide. Private multi-use paths shall be of the same 
materials as private sidewalks, or asphalt, and shall be at 
least 12 ft. wide. All materiafs used for public sidawatks and 
multi-use paths shall meet City Engineering standards. 

Crossings -Where any internal sidewalk crosses an internal 
street, driveway, or parking aisle, the sidewalk shall be 
cleafly marked with contrasting paving materials. Additional 
use of other measures to clearfy mark a crossing, such as 
an eievation change, speed humps, or striping, is 
encouraged. 

Connection to Adiacent Prooelties or Streets - In addition to 
the sidewalk connections required by the block 
development standards in Chapter 4.0 - Improvements 
Required with Development, sidewaik connections shall be 
provided batween internal sidewalk networks and all 
adjacent planned stmets, sidewalks, and muIti-use paths. 
Multi-use paths shall be connected with adjacent multi-use 
paths, sidewalks, andlor bike tanes. Where appropriate, 
such wnnections shaH also be provided to adjacent 
residential properties. 

Plantina Strias - For lots abutting existing streetside 
sidewalks, sidewalks shall be reconstructed with a planting 
strip consistent with the requireme* in Chapter 4.0 - 
improvements Required with Development. 



The community building will rely on the internal sidewalk network that serves the 
remainder offhe development site, as described above. These paved walkways are at least 
Jive feet wide and connect the various portions of the site with adjacent public sidewalks. 
As shown on Attachment '0 ', the north, south, and east elevations of the community 
building each h e  an entrance. Walkways are provided along each of these elevations and 
are separatedfrom the building by a landscaped area at leasf five feet wide. Given the 
required building setbacks along these elevations, it would not be possible toplace yet 
another walkway between the public sidewalk and the proposed building. 

b. Additional Requirement for New Development and Additional List of 
Options for Expansions of a Commercial, Industrial, or Civii Structure, 
Conskrtent with Section 4.10.70.01.d.l - New development shall comply with 
one of the following five options. Expansions in accordance with Section 
4.10.70.0t.c shall add thii kt of choices to pre%fmtd in Section 
4.10.70.03.a to &in a larger li of options to comply with the 
requirements of Section 4.10.70.01.d.l. 

1. Driveway Consolidation - Removal of at least one driveway 
through outright removal or access consoliclation, such that 
the net number of driveways for the site is at least one less 
than prior existing eorsditions fw the site. 

2. landscaw Buffer - Construction or expansion of a 
landscape buffer between the back of a sidewalk and 
existing vehicle parWng or circulation areas. The 
constructed or expand& landgcglpe buffer shall, when 
completed, be a minimum of 20 ft. wide. 

3. Reduced Palking - Establighment of an agreement that 
shares parking between the subject site and an abuning site 
and results in a auct ion of total parking spaces for the 
subject site to to percent or less of the mquired minimum. 
Such shared parking agreements may be used, provided the 
applicant demonshatea an adequate supply of parking for 
each use. Identification of surplus parking during peak 
periods, or surplus capacity provided due to offpeak use, 
are methods of demonstrating this adequacy. 

4. Covered Walkwavs -1nstalbtion of weather protection 
resultinn in covered pedestrian wallnvayg between and 
around all buildings and between the Gmary building and 
adjacent public pedestrian facilities. 

5. Notarized Letter - Where development is proposed on 
property adjacent to existing five-lane arterial streets or 
highways, wcording a signed and notarizod letter with the 
Benton County Clerk f m  the owner of the deveJopment 
site agreeing not to oppose construction of a future median 
or pedestrian refuge. 
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Of the options listed above, the applicant requests that the proposal be considered as 
demonstrating consistency with Part (3) of Section 4.10.70.03.b by reducing the total 
parking demand for the community building through the shared use of on-street spaces. A 
total of nine parking spaces are required to satisfj, the demand ratio assigned to this use. 
Rather than construct these spaces elsewhere on the site and increase the amount of 
impervious cover, the applicant has requested that the north side of Sorrel Place be used for 
these parking space instead. On-street parking spaces are generally viewed as shared 
spaces in most situations, as they are intended to handle the overj+low parking demand 
associated with surrounding properties. In this case, the subject development is the only 
parking demandgenerator, and only on rare occasions will residents of the site be likely to 
drive to the community building. The rest of the time, these spaces will remain mailable for 
use by individuals visiting the development. 

4.10.70.04 -Vehicle Circulation and Design Standards 

a. Parking Lots - 
I. Parking lots shall be placed to the rear of buildings in 

accordance with Section 4.10.70.02. Administrative 
exceptions to this standard are allowed based on the 
following provisions. To the extent that required parking 
cannot be located to the rear of the buiiding due to other 
requirements of thii Code or unusuat site constraints, both 
of which are defined in the following paragraph, the amount 
of parking and vehicle circulation that cannot be 
accommodated to the rear of the building may be provided 
only to the side of the building. 

2. Other requirements of this Code may mdde, but are not 
necessarily limited to, significant Natural Resource and 
Natural l+azard provisions in Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provisions. Chapter 4.12 - 
Significant Vegetation Protection Provisions, and Chapter 
4.13 - Riparian Conidor and Wetland Pmvisions; and 
Chapter 4.1 - Parking, Loading, and Access Requirements. 
Unusual site constraints may include parcels fronting more 
than two streets, irregular lot configuration, weak 
foundation soils, or other physical site factors that constrain 
development when considered with BulMing Ccde 
requirements. 

b. Comer Parcets - Parking areas shall not be located within 30 ft. of a 
roadway intersection, as measured from the center of the curb radius to the 
edge of the parking area's curb or wheel stop. 

c. Parking Lot Access - Commercial driveway approaches shall be used to 
access parking tots from public streets. Parking lot approaches shall be 
located no closer than 50 R. from focal street intersections, as measurced 
from the intersection of two rights-of-way lines. Approaches on collector 
and arterial streets shall comply with parking lot approach standards 
provided in Chapter 4.1 - Parlting, Loading, and Access Requinrments. 
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As noted above, the requiredparking associated with the community building is proposed to 
be located along the north curb of Sorrel Place. %refire, none of the criteria cited above 
are applicable because aparking lot is not being created 

4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety 

a. Pedestrian Amenities Standards 

1. Weather Protection - Where new commercial and civic 
development is constructed immediately adjacent to 
(abutting) street sidewalks or pedestrian plazas, a minimum 
six-@.-wide, weather-protected area, pmtected by such 
elements as awnings or canopies, shail be pmnded and 
maintained along at least 60 penent of any building wall 
immediately adjacent to the sidewalks andlor pedestrian 
plazas. An additional requimrnent shalt iilctwte a minimum 
eight-ft. vertical cfearance between the sidewalk and the 
lowest portion of the weather protection. This vertical 
clearance shall be nine It for balconies. These requirements 
are shown below in Figure 4.*522 -Weather Protection. 

2. Pedestrian Amenity Requirements - All new development 
and substantial improvements shall provide pedestrian 
amenities as d&ned by thii Section. The number of 
@ M a n  amenities provided shall comply with the 
following sliding scale: 

Size of Structure or Substantial Number of 
Improvement Amenities 

c 5,000 sq. ff. 1 

5,001 - 10,000 sq. ft. 

10,001 - 50,000 Sq. R 

> 50,000 sq. ft. 4 

3. Acceotabte Pedestrian Amenities - Acceptable pedestrian 
amenities include the items listed below, some of which are 
shown in Figure 4.10-23 -Pedestrian Amenities: 

a) Sidewalks with ornamental treatments, such as brick 
pavers, or sidewalks 50 percent wider than required 
by this Code; 

b) Sidewalk planters with benches and public outdoor 
seating; 

c) Significant public art, such as sculpture, fountain, 
clock, mural, etc.; 

d) Mini parks or plazas that provide a minimum usable 
area of 300 sq. ft.); and 
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e) Street trees of a caliper 50 percent wider than 
required by this Code. This approach may include 
preservation of healthy mature trees adjacent to the 
street sidewalk. 

4. Ac-ibilitv of Pedestrian Amenities - Pedestrian amenities 
shall be visible and accessible to the aeneral oublic from an 
improved street. Access to mini park; plaza4 and 
sidewalks shall be provided via a public right-of-way or a 
public access easement. 

While the community building could be accessedfrom public sidewalks along Jmper Street 
and Sorrel Place, the building is not abutting those sidewalks because of the required 
PUE 's. Thus, weather protection is not required along the corresponding building 
elevations. The community building is primarily used by residents within the development 
and will have coveredporches for enhanced weather protection at all three entrances. 

The proposed community building has a grossfloor area of 1,700 square feet, which results 
in the requirement ofproviding one pedestrian amenity. Tke 6,800 square foot common 
green area west of thz building is larger than required to satisfi the green area and outdoor 
space requirements related to development of the proposed residential buildings. A.s 
discussed above in response to development standards of the RS l2  Zone, a surplus of 612 
square feet remains after the requirements for green area, common outdoor space. and 
private open space are accounfedfor. Therefore, the applicant proposes to rely on this 
surplus area to satisfi 4.10.70.05.a.3(d). This space will be directly accessible to the public 
due to the abuttingpublic sidewalk along the north side of Sorrel Place. 

b. Design Standards and Design Variety Menus 

1. Encroachmen*; - Special arehiteehrral features, such as bay 
windows, decorative roofs, and entry features may, with City 
Council approval, project up to three ft. into public rights-of- 
way, provided that they are not less than nine ft. above the 
sidewalk Trellises, canopies and fabric awnings may 
project 6.5 ft. into setbacks and publie rights-of-way, 
provided that they ara not less than eight ft. above the 
sidewalk. t4o such improvements shalt encroach into alley 
rights-of-way. 

2. LoadinqlService Facilities - Loading and service areas such 
as trash enclosures shall be located to minimize conflicts 
with public pedestrian amas; screened in accordance with 
Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting; designed to provide convenient access for trucks; 
and designed to minimize noise and other impacts with 
adjoining uses. Service areas shall be located to the back or 
sides of buildings, or in alleys where available. Loading 
dock doors are encouraged to be placed in recessed areas 
or between buildings to minimize impacts to the pedestrian 
and human-scale aspects of the development. 
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3. Roofmounted Equipment - Roofmounted equipment, such 
as heating, ventilation, and air conditioning equipment, shall 
be screened. Screening features shall be at least equal in 
height to the equipment, compatible with roof lines, and 
constructed of materials used in the building's exterior 
construction. Screening features include such elements as 
a parapet, wall, or other sight-blocking feature, etc. The roof- 
mounted equipment shall be painted to match the roof. 

4. Sian Standards 

a) Pde-mounted, freestanding signs are prohibited in 
Neighborhood Center (NC) Zones. 

b) Blade signs placed under awnings are allowed along 
Shopping Streets. 

c) Remaining sign provisions are in accordance with 
Chapter 4.7 - Sign Regulations. 

5. Liahtina Standards - Lighting shall be provided consistent with the 
lighting provisions in Chapter 4.2 -Landscaping, Buffering, 
Screening, and Lighting. 

V) 

None of fhe archifectural feaiures of the proposed community building will encroach into Q) 

the adjacent public rights-of-way. 
9 - - - 
C1 
c 

The refuse enclosures located along the private drive immediately north of the building will 
be used to collect fPash generated at the communily building. These facilities will be s 

0 
screened consistent with standardsfram LDC Chapter 4.2, as discussed above. - m 

3 
Roof-mounted equipment is not proposed in conjunction with the community building. 

A single sign is proposed for the entire development and will be located along Conser 
Street, immediately west of the Jmper Street intersection. The sign will be consistent with 
applicable standardsfrom LDC Chapter 4.7. 

As shown on Attachments 'G' and 'M: site lighting will be installed to illuminate internal 
walkways, private drives, andparking areas. All private lightingfitures will be consisteni 
with the standards presented in LDC Chapter 4.2, as discussed above. 

6. Windows -The provisions in this Section shall apply to placement 
and type of windows. Figure 4.10-24 -Windows and Glass Doors on 
Sheet-facing Facades is provided for context. 

a) Ground Floor Windows and Doors - Except for the 
Neighborhood Center (NCJ Zone, which is addressed 
in "c," below, a minimum of BO percent of the length 
and 25 percent of the first 12 ft. in height from the 
adjacent grade of any street-facing facade shall 
contain windows andlor glass doors. An exception 
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may be granted if the expansionlenlargement is for 
space neither adjacent to a street nor open to 
customers or the public. Additional requirements for 
windows shall include the following: 

1) Ground floor windows shall be framed by 
bulkheads, piers, and silk such as are used 
in a recessed window, whew applicable. 
Ground floor windows shall also have a Top 
Treatment such as a hood, awning, or a 
storefront c o m b  separating the ground 
floor from the second story. Alternatively, all 
ground floor windows shall provide a 
minimum three-in.-wide trim or recession. 
The Base Treatment standards under Section 
4.10.70.05.b.7.d, below, and the Top 
Treatment standards under Section 
4.10.70.05.b.7.e, below, shall be used as a 
guide for providing bulkheads and cornices 
that meet this standard. 

2) Window Type - Ground floor windows used 
to comply with "a," above, shall meet ail of 
the following standards: 

a. Opacity of greater than 60 percent 
prohibited for any required window; 
and 

b. Ground floor windows shall allow 
views fmm adjacent sidewalks into 
working areas or lobbies, pedestrian 
entrances, or display windows set 
into the wall. Display cases attached 
to the outside wall do not qualify. The 
bottom of windows shall be no more 
than four f%. above the adjacent 
exterior grade. 

The south and east elevations of the proposed community building will face public streets. 
The placement, style, and design of windows along these elevationc. is consistent with most 
of the standurdc. cited above from Section 4.10.70.05.b(6). The windows will o c q g  at 
least 25percent of the first 12 feet in heightfrom grade of each elevation. On the east 
elevation the windows are framed by the transition in siding materia1.c. and the support posts 
of the coveredfront porch, while on the south elevation, windows are framed by the roof 
eaves and ewe brackets, as well LLF vertical breaks in the roof line. These methods of 
framing the windows are appropriate for the residentially influenced architectural style of 
the proposed building, which would not be compatible with the methods suggested above. 
Lastly, all of the windows will be completely transparent and allow visibility into the 
buildingfiom adjacent  sidewalk^ 
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Despite these consistencies, the floor plan of the proposed building does not allow windows 
to be placed along 60percent of the applicable building elevations, (Attuchment 0). 
Portions of the floor area dedicuted to a restroom and storage areas preclude #he 
introduction o f  either more or larger windows along the east elevation, which currently has 
windows and doors along 28percent of its length. On the south elevation, approximately 
43percent of the building wall is occupied by windows and doors. To achieve 60percent, 
another 10 feet of wall urea would need to contain windows or doors. Again, the floor plan 
of the building does not allow for this increase. Additionally, although the use of the 
building could be classified as being civic in nature, its actual use patterns will be more 
similar to that of the associated residential buildings and not those of a typical civic use 
(e.g., a government building, a library, or afi.aterm1 organization). The applicant has 
designed the structure to be compatible with the proposed residential structures and to 
contribute to the residential character of the development. Therefore, the applicant 
requests that the window coverage standards applied through Section 4.10.60.04.d(5) 
(multifamily PODS window coverage) be applied to this building as well. This standard 
requires that only 2Opercent of building facades that face public streets contain windows 
or doors, which is substantially achieved along the eust andsouth elevations ofthe 
community building. 

7. Desian Varietv Menu - Each structure shall incorporate a minimum 
of three of the following five building design features. The appliint 
shall indicate proposed options on plans s u b n r i i  for buikling 
permits. Whife not all of the design features an? required, the 
inclusion of as many as possible is strongly encouraged. 

a) Buildinq Walls - Building walk in excess of 30 ft. in 
length shali not ex- a heiglMlwidth ratio of 1:3 
without a change in height of at least four ft., as 
addressed below in Figures 4.10-2.A through C - 
Buading Walls. 

b) Maximum Wall Seamen@ -All building wall 
segments on all sides of buildings visible from 
public areas or adjacent uses shall be a maximum of 
30 ff. in length. Building wall segments shall be 
diinguished by architectural r@atures including at 
least one of the following: columns, meals, ribs or 
pilasters, piers, recesses, or extensions. The 
segment length may be ineressed to a maximum of 
60 ft. if the segment contains in-ral planters, 
public art, or permanent seating such as a seating 
wall, that conform to the accessibility standards in 
Section 4.10.70.05.a.4. 

C) Entrances - Primary building entrances shall be 
clearly defined by recess or projection, and shall be 
framed by a sheltering element such as an awning, 
overhang, arcade, or portico. 

d) Base Treatmants - A  recognizable Base Treatment 
consisting of at least one of the following: 
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1) Thicker walls, such as a bulkhead, ledges, or 
sills as viewed from the exterior of the 
building; 

2) Integrally textured materials such as stone, 
stucco, or other masonry; 

3) Integrally colored and patterned materials 
such as smooth-finished stone or tile; 

4) Lighter or darker colored materials, Mullions, 
or panels; 

5 )  Detailing such as scoring, ribbing, moldings, 
or ornamentation; or 

6) Planters integral to the building. 

e) Top Treatments - A  recognizable Top Treatment 
consisting of at least one of the following: 

1) Cornice treatments, other than colored 
stripes or bands that are integral to the 
building design. Materials such as stone, 
masonry, brick, wood, gafvanized and 
painted metal, or other cobred materials 
shall be used; 

2) Sloping roof (4:12 or greater) with 
overhangs. Chrerhangs may be boxed with 
moldings such as Modillions, Dentils, or 
other moldings, as applicable; or contain 
brackets; or 

3) Stepped parapets. 

Consistent with the optionsprovided above, the proposed community building will have 
wall segments that are less than 6Ofeet long and interrupted by horizontal offsets of 
approximtely seven feet in depih (Part 'b 7. Foundation landscaping will be used along 
these segments of the building to buffer its overall length (Part 'b '). Entrances provided 
along the east and south elevations will be covered by a framed overhang with a gabled 
roof (Part 'c 7. This same roofpattern is continued across the entire structure and will 
have a minimum pitch of 6:12 (Part 'e(2) 3. 

Natural Resources and Natural Hazarh 

Please refer to the Natural Resources section of Part I offhis project narrative for a 
response to the relevant Comprehensive Plan Policies and LDC criteria pertaining lo 
natural resources and natural hazards.  ind ding.^ and criteria from that di.scu.ssion are 
incorporaled here by refirence. 
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NATURAL FEATURES 

Applicable Comprehensive Plan Policies: 

4.2.2 Natural features and areas determined to be significant shall be preserved, 
or have their losses mitigated, andJor reclaimed. The Ci may use 
conditions placed upon development of such lands, private nonprofit 
efforts, and C i i ,  State, and Federal government programs to achieve this 
objective. 

Applicable Land Develovment Code Sections: 

Section 4.2.20 - GENERAL PROVISIONS 

c. Protection of Shmb, Ground Cover and Tree Specimens in Inventoried Areas of 
the Adopted Natural Features lnventory Map dated December 20,2004 - 
1. For shmb, groundcover, and tree specimens within the areas inventoried 

as part of the Natural Features lnventory, presewation requirements shall 
be in accordance with the provisions of Chapter 4.5 - Natural Hazard and 
Hillside Development Provisions, Chapter 4.33 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Pmtection 
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Pwvisins. Q) 

See Adopted Natural Features inventory Map dated December 20,2004, for Q) 

information regarding areas inventoried as part of the Natural Features v - - - 
Inventory. %! 

Section 4.12.20 -APPLICABILITY 
- 

0 
These pmvisions apply to areas of Significant Vegetation identified on the Significant .,- m 
Vegetation Map. Significant Vegetation includes: 3 
a. Highly Prctected Significant Vegetation (HPSV); and 

b. Partially Protected Signif~ant Vegetation (PPSV). 

Standards for development and vegetation management on sites containing 
Significant Vegetation are included below. 

Section 4.13.20 - APPLlCAf3lLlTY 

These provisions apply to Significant Riparian Corridor and Wetland areas, as mapped 
on the Cowalli Riparian Corridors and Wetlands Map. However, state and federal 
Wetland and riparian rreglutations will continue to appiy to Wetland and Riparian 
Corridor areas within the C i i ,  regardless of whether or not they are mapped on the 
Cowallis Riparian Corridors and Wetlands Map. Nothing in these regulations should 
be interpreted as superceding or nullifying stab or federal requirements. 

ThL. applicant has identged two categories of natural features that exist on the site; mature 
trees andjurisdictional wetlands. 
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As mentioned above andshown on Attachment 'I-A ', the site contains trees that would 
normally be considered as "signzj?cant" and, therefore, be subject to protection through 
LDC Chapters 4.2 and 4.12. However, as a result ofdeterminations made through the 
Natural Features Inventory project, these trees were not designated for protection and may 
be removed withouf compensatory mitigation. Nevertheless, the applicant points out that 
the primury species oftree currently found on the site is Black Cottonwood, which is a 
short-lived species that is prone to abnormal growth patterns and decay. 7I'heproposed 
landscapingplan, (Aitachrnent 1-1) will result in the planting of a variety ofnew tree 
species in greater numbers than what currently exists on the site. 

Attachment 'J' shows the location and extent ofjurisdictional wetlands that currently exist 
on the site. A comparison ofthis exhibit with the Corvallis Ripurian Corridor and Wetland 
map conarms that the wetlands proposed to be removed through development of the site are 
not subject to protection standark contained in LDC Chapter 4.1 3. Regardless, the 
applicant has completed and received Department of State Lands (DSL) concurrence of a 
formd wetland delineation for the site. (While the delineation approved by DSL expires in 
April 2008, the Army Corps. ofEngineers review of this same delineation expired in April 
2007. As a result, WNI-IS has hired a wetland specialist to complete an updated 
delineuiion.) The previous upproval allowed 1.67 acres of wetlands to be impacted, while 
the new delineation reduces the impacted area to 1.65 acres. Subsequent to re- 
authorization ofthe updated wetland delineation, the applicant will apply for a removal/fiN 
permil thut includes a proposal f m  mitigating the loss of these wetlands in a munmr 
consistent with DSL requirements. The applicant has submitted a copy of the new 
delineation with this application. 

CIRCULA TZON 

Auplicable Comprehensive Plan Policies: 

11.2.1 The transportation system shall be planned and developed in a manner 
which contributes to community liability, recognhes and respects the 
characteristics of natural featurn. and minimizes the neaative effects on - 
abutting land uses. 

11.2.10 Development proposals shall be reviewed to assure the continuity of 
sidewalks, tails, multi-use paths, and pedestrian ways. 

The following discussion addresses Comprehensive Plan Policies and LDC criteria 
pertaining to vehicular, pedestrian, bicycle, and transit facilities. 

Vehicular Facilities 

Applicable Comprehensive Plan Politics: 

11.3.5 Local mts shall be designed and built to discourage high speed through 
traffic. 
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11.3.6 Adequate street widths and routes shall be provided for emergmy and 
service vehicles while maintaining accessibility to abutting p r o m .  

11.3.9 Adequate capacity should be provided and maintained on arterial and 
collector streets to accommodate intersection level-of-service (LOS) 
standards and to avoid traffic diversion to local streets. The level-of- 
service standards shall be: LOS "D" or better during morning and evening 
peak hours of operafin for all streets intersecthg w'&h arterial or collector 
streets, and LOS #C" for all other times of day. Where kecof-senrice 
standards are not being met, the City shall develop a plan for meeting the 
LO$ standards that evaluates transportation demand management and 
system management opportunities for delaying or reducing the need for 
street widening. The plan should attempt to avoid the degradation of travel 
modes other than the singt~~ccupant vehicle. 

1 .  The Ci shall manage on-street parking to permit the safe and efficient 
operation of the transportation system. 

Au~licable Land Development Code Sections: 

Section 4.0.84) -PUBLIC AND PRIVATE STREET REQUIREMENTS 

a. Traffic evaluations shall be required of all development proposals in accordance r 
0 

with the following: 9 - - - 
1. Any proposal generating 30 or more trips per hour shall include Level of 

Service (LOS) analyses for the affected intersections. A Traffic Impact 
Analysis fTIA) is required, B required by the City Engineer. The TIA shall be 
prepared by a registered professional engineer. The City Engineer shall 
d&ne the scope of the traffic impact study based on established 
procedures. The TIA shall be submitted for review to the Ci Engineer. The 
proposed TIA shall reflect the magnitude of the project in accordance with 
accepted traffic engineering practices. The applicant shall complete the 
evaluation and present the mutts with an overall site development 
proposal. 

2. If the traffic evaluation idenMiea L e d  of Service (LOS) conditions less 
than the minimum standard established in the Corvallii Transportation 
Plan, improvements and funding stntegies mitigating the problem shall be 
considered concurrently with a development proposal. 

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

1. Where a development site abuts an existing public street not improved to 
Ci standards, the abutting street shall be improved to Ci standards 
afong the full frontage of the property concurrently with development 
Where a development site abuts an existing private street not improved to 
Ci standards, and the private street is allowed per the criteria in "d", 
above, the abutting street shall meet all the criteria in "dm, above and be 
improved to Ci standards along the full frontage of the property 
concurrently with development 
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2. Half-width street improvements, as opposed to full-width improvements, 
are generalty not acceptable. However, these may be approved by the 
Planning Commission or Director where essential to the reasonabie 
development of the property. Approval for half-width street improvements 
may be allowed when other standards required for street improvements are 
met and when the Planning Commission or the Director finds that it will be 
possible to obtain the dedication andlor improvement of the remainder of 
the street when property on €he other side of the half-width street is 
developed. 

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

1. Omding plans are required and shall demonatrate that the proposal does 
not contain any grade changes (cuts or fills) that are inconsistent with the 
provisions of Chapter 4.8 - Natural Hazard and Hiltside Development 
Provisions. Cut and fill is measured verticaliy fmm natural grade. The 
grading plan shall identify all proposed cuts and fills and the associated 
grade changes in ft. to demonstrate adherence to this provision. Streets 
*a!! be W i n e d  ajong natwai contours. 

2. Location of streets in a development shall not preclude development of 
adjacent properties. Streets shall conform to planned street extensions 
identified in she Cowanis Transportation Plan and/or provide for 
continuation of the existing street network in the surrounding area. 

3. Grades shall n& exceed six percent on Arterial Streets, 10 percent on 
Collector and Neighbomood Collector Streets, and 18 percent on Local, 
Local Connector, and Cul-d- Streets. 

5. Local street intersections shall be located a minimum of 125 ft. fmm any 
other street intersection. 

I. Where standards do not exist to address unusual situations, the Planning 
Commission or Director may require special design standards recommended by 
the City Enginaer as Conditions of development Approval. 

The applicant has conducted a iraffic impacl study and a supplemental addendum for the 
proposed development, which has been submitted with the application, (AttachmeM P). The 
addendum found that the trips generated under the proposed development and under the 
alternative were less than the trips generated under the original study. Page 9 of the study 
presents trip generation daia for each phase of the project, as well as a composite of both 
phases. Phase I results in a total of 23 AMpeak how trips and 39peak hour trips, while 
Phase 2 generates a total o f  19 AMpeak hour lrips and 17 PMpeak hour trzps Due to 
more than 30 trips being generated during the PMpeak hour by Phase I ,  a trip generation 
analysis was conducted to determine Sfany of the intersections effected by the proposal 
sufered a decrease in Level of Service (LOS) below category "D " Table 5, which is 
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presented on page 10 of the study, notes that none of the effected intersections meet this 
criteria, and, therefore, no trafic control mitigation is necessary. 

Access to the site will be mined from Conser Sireet, Jasuer Street, and Sorrel Place. Each 
of these streets is current& subsiandard and will be impkved through the subject proposal 
As mentioned above in the Compatibility Section, the sidewalkalong the south side of  - 
Censer Street that is west of Jaiper sheet will be reconstructed as a separated sidaoalk 
with a 12-foot wide planter strip between the sidewulk and the street. Sidewalks along both 
sides of Jasper Street will also be reconstructed as setbacksidewalks, consistent with 
standards for a Local Street. While Sorrel Place is also designated as a Local Street, ihe 
applicanl has been advised by the City that only the sidewalk on the north side of the street 
must be reconstructed as a separated sidewalk This approach is allowed through LDC 
Section 4.0.60.e(2). The City of Corvallis owns the property that is adjacent to the south 
side of the street and controls ifand when development muy occur. Additional public right- 
of-way will be dedicated to extendSorre1 Place west to the boundary of ihe project. 171e 
Cify has also advised the applicant that the curbside sidewalk along the south side of 
Conser Street and east of Jasper Street does not have to be reconstructed at this time due to 
the short distance of slreelfionfage the site has in this location. 

At the east end of Sorrel Place, the applicant will construct afire turn-around to facilitate e-2 
0 

the movement of emergency service vehicles. In addition $0 this improvement, the applicant C? - - - 
proposes to install "No Parking" s i p g e  along the south side of Sorrel Place. This will .+ 
alert residents andguests of the triplex units, as well as those individuals using the s 

community building that parking on Sorrel Place i~ only allowed on the north side of the .c i? 
street. 0 m - 
In addition to the improvements to these existing streets, the applicant will also be 

2 
constructing two new private alleys to provide access and off-street parking to both 
portions of the development. Cornistent with associated requirements, both alleys will be 
located in a separate iract in order to simplzh long term maintenance and access control 
issues. As shown on Attachments 'F' and 'G ', the alleys will include raised pedestrian 
walkways on both sides of the drive aisle. The walkways on the north side of each alley will 
be seuarated from the uavement bv a 6-foot wide landscawed area and six-inch tall curb. " 

On the south side of each drive, a row ofpependicularpurking spaces wiNfront the 
walkwavs. The width o f  these walkwavs has been increased to 7-1/2 feet to allow for * 

vehicle bumper overhand and a clear pathway width of at leastfivefeet, which is the typical 
widh of a sidewalk along a local street. Pavement widths along the alleys will vary 
bemeen 24 and 26 feet. Parallelparking will be prohibited along the north side of each 
alley to facilitate circulation of emergency response vehicles, leaving a clear width of at 
least 24 feet, @(Arrhment F). Based on the City of Corvallis Off-street Parking and Access 
Standardr, this widih will also be adequate to allow for maneuvering vehicles into andout 
of the perpendicular parking spaces without causing conpicis with the triplex units or ihe 
four existing atjached hellings. 
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The applicant notes that, along Jasper Street, the separation distance between Conser 
Street and the western alley is less than I25 feet, m required by Section 4.0.60, k(5). In 
addition, the separation distance between Sorrel Place and the eastern alley is also less 
than 125 feet. Unlike most fypical local street intersections, the amount oftrafic traveling 
through the site along these &ys will be comparatively minimal. As shown on Attachment 
7: udequaie vision clearance urem will be maintained at both intersections, allowing 
motorists to see cars entering or leaving the opposite drive, as well as pedestrians and 
bicyclists tluzt may be traveling along Jmper Street. Given these site conditions, the 
applicant requests thut the Cily Engineer grant an exception to the intersection separation 
standard as allowed be Section 4.0.60Q). 

n. Block Perimeter Standands -The following Block Perimeter requirements apply to 
all development projects. Exceptions to these requirements may be approved for 
development that is smalbr than one acre and situated in areas where the street 
patterns are established and do not require connectirons to the development. 

1 Residential Standards - 

a) Como* Blocks - Developments shall create a & of complete 
blocks bound by a connecting network of public or private streets 
with sidewalks. When necessary to minimize impacts to a 
designated wetland, to slopes greater than 15 p e r w e  to parks 
dedicated to the public, andlor to Signfieant Natural Features, 
Modcs may be bound by walkways without streets. 

b) Maximum Block Perimeter -The maximum Block Perimeter shall be 
1,200 f t  Block faces greater than 300 ft. shall have a through-block - 
pedestrian conn&. 

c) Variations Allowed Outriqht - Variations of up to 30 percent to these 
bfoek distances may be allowed outright to minimize impacts to a 
designated wetland, to slopes greater than 15 perwnt, to parks 
dedicated to the public, to Significant Natural Features, to existing 
street patterns, andlor to existing development. 

The street layout constructed through the original Seavey Meadows Planned Development 
will be retained by the subject proposal. However, previously approvedprivate accessways 
will be convertedfiom a series ofdead-endprivate drivespanked by clusfers oftownhomes 
to two looped alleys that will provide eflcient vehicular access to the higher density 
portions ofthe site. None of the blocks formed by these new private alleys have a perimeter 
that is greater than I,200feet, and no single block face is longer than 300.feet. Due to the 
exlensive amount of wetlandti surrounding the site, and no plans for a&itional 
development, Sorrel Place will remain a dead-end street on the emt. 

Pedestrian Facilities 

Auulicable Com~rehensive Plan Policies: 

14.6.1 The City shall require safe, convenient, and direct pedestrian routes within 
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all areas of the community. 

11.6.2 The community shall give special consideration to providing access for 
handicapped people. 

11.64 New development and redevelopment projects shall encourage pedestrian 
access by providing convenient, useful, and direct pedestrian facilities. 

11.6.6 Safe and convenient pedestrian f a c i l i i  that minimize travel distance shall 
be provided by new development within and between new subdivisions, 
planned developments, shopping centers, industrial parks, residential 
areas, transit stops, and neighborhood activity centers such as schools, 
parks, and shopping. 

Applicable Land Develovment Code Sections: 

Section 4.0.30 - PEDESTRIAN REQUIREMENTS 

a. Sidewalks shall be required along both sides of all streets, as follows: 

1. Sidewalks on Local. Local Connector, and Cul-de-sac Streets -Sidewalks 
shall be a minimum of five R wide on Local, Local Connector, and Cul-de- 
sac Streets. The sidewatks shall be separated from curbs by a hee planting 
area that provides at least six R of separation between the sidewalk and 
curb, except that ms separated hee planting area shalii not be providd 
adjacent to sidewalks whets they are allowed to be located within Natural 
Resource areas governed by Chapter 4.12 - Signifwant Vwetation 
Protection Provisions and Chapter 4.13 - Riparian Conidor and Wetland 
Provisions, Thk separated hee planting area shall also nut be provided 
adjacent to sidewalks where they are allowed to be located within 
drainageway areas govemed by regulations in Chapter 4.5 - Natural Hazard 
and Hilfgie Developmttnt Previsions. 

2. Sidewalks on Arterial. Collector. and Neiqhborhood Collector Streets - 
Sidewalks along Arterial, Collector, and Neighborhood Collector Sheets 
shall be separated from curbs by a planted area. The planted area shall be 
a minimum of 12 R wide and landscaped with trees and plant materials 
approved by the City. The sidewalks shall be a minimum of five ft. wide. 
An exception to thaw provisions is that this separated hee planting area 
shall not be provided adjacent to sidewalks where they are allowed to be 
located within Natural Resaurce areas governed by Chapter 4.12 - 
Significant Vegetation Protaction Pt'ovis~ons and Chapter 4.13 - Riparlan 
Corridor and Wetland Provisions. This separated tree planting area shall 
also not be provided adjacent to sidewalks where they are allowed to be 
located wmin drainageway areas governed by regulations in Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions. 

b. Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian 
facilities that minimize travel distance to the greatest extent practicable shall be 
provided in conjunction with new development -in and between new 
Subdivisions, Planned Developments, cornrnerciai developments, industrial 
areas, residential areas, transit stops, and neighborhood activity centers such as 
schools and parks, as follows: 
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1. For the purposes of this Section, safe and convenient means pedestrian 
facilities that are free from hazards and that provide a direct route of travel 
between destinations. 

3. Internal pedestrian circulation shall be encouraged in new developments by 
clustering buildings, constnicting convenient pedestrian ways, andlor 
constructing skywalks where appropriate. Pedestrian walkways shall be 
provided in accordance with the following standards: 

a) To maximize direct pedestrian travel, the onaite pedestrian 
circulation system shall connect the sidewalk on each abutting 
sbwt to the main entrance of the primary sbucture on the site. 

b) Walkways shall be provided to connect the onaite pedestrian 
circulation system with existing or planned pedestrian facilities that 
abut the site but are not adjacent to the streets abutting the site. 
When sidewalks or multi-use paths are provided, such as occurs 
through Culde-sacs or to provide pedestrian connections through 
areas where vehicles cannot travel, these facilities shall be 
bordered on both sides by a minimum of f i e  ft of landscaping. 
Additionally, solid fencing shall be limited to a maximum height of 
four ft along these areas to increase visibili i and puMi safety. 
Portions of fences above four ft. in height are allowed, provided 
they are designed and constructed of materiais that are open a 
minimum of 50 percent. 

c) Walkways shall be as d i m  as possible and avoid unnecessary 
meandering. 

d) Walkwayldriveway crossings shall be minimized, and internal 
parking lot circulation design shall maintain ease of access for 
pedestrians from abutting streets, pedestrian faciliies, and transit 
S ~ Q ~ S .  

e) With the exception of waWnnayldriveway crossings, walkways shall 
be separated from vehicle parking or maneuvering areas by grade, 
dfiewnt paving materiai, or landscaping. They shall be constructed 
in accordance with the sidewalk standards adopted by the City 
Engineer. This provision does not require a separated walkway 
system to collect drivers and passengers from cars that have 
parked on-csite unkw an unusual parking lot haxard exists. 

As discussed above, pedestrian improvements will be made to existing public streets that 
are a4ueent to the site. These improvements are consistent with stanabds for Collector 
Streets and Local Streets, unless otherwise directed by City Staff 

A new network of walkways within the site will facilitate pedestrian travel throughout the 
development and fo the abuttingpublic sidewalk. The walkways will be at least five feet 
wide and bufferedfrom adjacent buildings by landscaped areas. Pathways will also 
connect to the proposed handicapped accessible dwelling units. In general, 
walkway/driveway crossings are limited to the intersection ofeach private alley with an 
adjacent street. Adequuie visibility will be maintained in these areas to promote the safety 
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ofpedestrians. In all otherportions of the site where a walkway is adjacent lo a vehicle 
parking or maneuvering area, the walkway will be vertically separated by at least six 
inches, and in some instances horizontally separated by landscaping. An exception to this 
design standard is for handicapped accessible parking spaces along the eastprivate alley. 

Bicvcle Facilities 

Avplicable Comvrebensive Plan Policies: 

11.5.2 Bikeways shail provide safe, efficient corridors which encourage bicycle 
use. Bicycle use of major streets shall be considered as improvements are 
made to major tramportation corridors. 

11.5.8 All new and redeveloped institutional, commercial, and multi-family 
development shall provide bicycle parking facilities that include covered 
parking. 

Applicable Land Development Code Sections: 

Section 4 .04  - BICYCLE REQUIREMENTS 
h 

0 
b. Safe and Convenient Bicycle Facilities - Safe and convenient bicycle facilities '? - 

that minimize travel distance to the greatest extent practicable shall be provided - - 
in conjunction with new development within and between new Subdivbions, C 

s 
Planned Developments, commerrial developments, industrial areas, residential 
areas, transit stops, and neighborhood activity centers such as schools and x g 
parks, as follows: o m 

1 For the purposes of this Sectin, safe and convenient means bicycle 3 
facilities that are free from hazards and provide a direct mute of travel 
between dMniPtiow. 

No improvements are needed to the bicycle facilities associated with Conser Street, Jasper 
Street, or Sorrel Place. Conser Street is designated as a Collector Street and currently has 
a bike lane along the souih side of the street. Jasper Sireet andSorre1 Place are Local 
Streets, on which bicycles share the travel lane with vehicles. 

The applicant is proposing to insjall bicycle parking areas throughout the site as a means of 
providing the required number of spaces for each duplex and mulffamily dwelling. Access 
to these areas will be afforded by the new private alleys and a network ofpedestrian 
walkways. Lighting is proposed in all areas ofthe site where cyclists typically tend to ride 
or park a bicycle. In addition, the duplex and multifamily dwellings also have private 
storage rooms that can also accommodate bi~ycles. 

Transii Facilities 

Auplicable Comprehensive Plan Policies: 

11.7.5 New or redeveloped residential, retail, office, and other commercial, civic, 
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recreation, and other institutional facilities at or near existing or planned 
transit stops shall provide preferential access to transit facilities. 

Aa~licable Land Develovment Code Sections: 

Section 4.0.50 - TRANSIT REQUIREMENTS 

a. Development sites located along existing or planned transit routes shall, where 
appropriate, incorporate transit stops and shelters into the site design. These 
improvements shall be installed in accordance with the guidelines and standards 
of the Conratlis Transit System. 

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

2. All developments shall provide safe, convenient pedestrian walkways 
between the buildings and the transit stop, in accordance with the 
provisions of Section 4-0.30.b. 

A route of the Corvallis Transit System currently travels along Comer Street. Internal 
walkways proposed through the project will connect with the sidewalk along Comer so that 
residents and guests may saf ly  and eficiently access the transit system. No additional 
improvements to the transit system are necessary as a result of the proposal. 

PUBLIC FACILITIES AND SERVICES 

Aaplieable Comprehensive Plan Policies: 

10.2.9 All developments shall comply with adopted utility and facility master plans 
and the Capital Improvement Plan. 

10.2.11 Developers shall be required to participate financially in providing the 
f a c i l i  to serve their projects as a ccndifion of approval. 

10.2.12 Developers will be responsible for the construction of all facilities internal 
to and fronting their properties and for needed extensions of facilities to 
and through their sit& 

Aaalicable Land Development Code Sections: 

Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 

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

b. Where necessary to serve property as specified in "a" above, required public 
utiiity installations shall be constmcted concurrently with development. 

c. Off-site public utility extensions necessary to fully serve a development site and 
adjacent properties shall be constructed concurrently with development. 
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d. To provide for orderly development of adjacent properties, public utilities 
installed concurrently with development of a site shall be extended through the 
site to the edge of adjacent proper&y(ies). 

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

The applicant has submitted a utilityplan that shows the locations and alignments of new 
and relocatedpublic utilities, as well as the location ofprivate service lines andmeters, 
(Attachment L). The following discussion responds to Comprehensive Plan Policies and 
LDC criteria pertaining to the provision ofpublic facilities and services. 

Public Water Facilities 

There is an existing 12-inch diameter water main that runs along the north side of Sorrel 
Place. A new Rinch diameter public loop will be con~tructed to serve the private alley on 
the east side of the property and to service a newjre hydrant. The single family units will 
be served by individual meters tapped offof the main in Sorrel Place. The multifamily units 
will be served by group meters, which have the capacity to serve up to three buildings each. 
As apart of this project three new hydrants are being added. These hydrants have been 
laid out to meetjre code requirements that any point along a street must be within 250 feet a 
of a hydrant, or within 200 feet on dead endstreets. o 

C? - - - 
Sanitarv Sewer Facilities C s 

E 
There is an existing 12-inch diameter sanitary sewer main in Sorrel Place. The single z 

0 
family houses will be served by individual 4-inch diameter services tapped directly to the m 

C 

main in Sorrel Place. m e  mulhjiamily units will be piped so that several buildings share a 3 
single tap that will also connect with the existing main in Sorrel Place. 

Storm Sewer Facilities 

There is an existing 24-inch diameter storm sewer main in Sorrel Place. The existing street 
has its own catch basins. The new private alleys will be furnished with standurd curb inlet 
catch basins connected to the existing system, as shown on Attachment 'L '. Treatment of 
stormwater run-offpom the private alleys will be provided by means of a set of two 
Baysaver pollution control devices installed in new concrete manholes. Stormwater 
detention will be provided in buried oversizedpiping. Ofher treutment and detention 
options were considered but due to the tight nature of the site there was not room for above 
ground facilities. 

When the initial development activities for the original Seavey Meadows development took 
place, water, sewer, and storm laterals were constructed to !he north of Sorrel in four 
loculions. These utility clusters were to eventually extend underneath the proposed common 
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drives that would have provided access to the various dwellings. Based on the proposed 
layout none o f  these existing utilities are usable. These lines will be abandoned in place, 
except where they would be under new structures, in which case they will be removed. 

Franchise Utilities 

All necessaryfi-anchise utility lines eitherfront the site or are within immediate proximity of 
the proposed development. The applicant will coordinate with the appropriate private 
utility companies to ensure that these services ure available to each of the proposed 
structures. Franchise utilities will be installed in private easements or within the 7 foot 
PUE on the north side of Sorrel Place. 

S O U R  ACCESS 

Apalicable Comprehensive Plan Policies: 

12.2.3 The City shall require all future subdivisions, planned developments, and 
other major developments, plus commercial and industrial development, be 
designed to reduce demands for artificial heating, cooling, and lighting by 
considering topography, microclimates, vegetation, and site and structure 
orientatimn which maximizes southern exposure. The City shall develop 
incentive programs for those developments that demonstrate sound energy 
consewation design andlor construction, such as density incentives or 
similar programs. 

Avulicable Land Development Code Sections: 

Section 4.6.30 - PERFORMANCE STANDARDS 

Residential Subdivisions and Planned Developments on parcels of more than one acre 
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 - 
Definitions, is available consistent with the following: 

a. No reduction in Solar Access at ground level of the south face of existing 
residential buildings adjacent to the development; 

b. Within Residential Subdivisions, a minimum of 80 percent of contain 
sufficient east/west dimension to allow orientation of the following minimum 
ground floor fengths of a building to use solar energy: 

1. 30 lineal R per unit for Single-family Detached dwelling units; and 

2. 15 lineal R per ground Roor unit for dwelling units other than Single-family 
Detached dwelling units. 

c. In Planned Developments, a minimum of 80 percent of the buildinas contain: 

1. Sufficient easthest dimension to allow the following minimum ground floor 
lengths of the building to use solar energy: 
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a) 30 lineal R per unit for Single-family Detached dwelling units; and 

b) 15 lineal ft. per ground floor unit for dwelling units other than 
Single-family Detached. 

2. Additionally, for Single-family Detached dwelling units, a minimum of 100 
sq. ft. of roof area, for the dwelling unit andlor the garage, which could 
allow the utilization of solar energy. 

The applicant has completed a solar access study for the proposed development, 
(Attachment N). Solar Access Protection is achieved for at least 80percent of the single 
fami& dwellings by preserving solar exposure for 30 linealfeet of the groundJloor of each 
structure. The additional requirement of retaining a minimum roof area of at leust 100 
square feet for solar access is also achieved for these structures. 

Solar Access Protection is also accomplished for 80 percent of the duplex, triplex, a d  
mulliplex buildings at a rate of 15 lineal feet per groundjloor unit. 
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PART 11 

Mjl  JOR SUBDWISION $ll?'PLA T 

DETERMINATION OFA M4 JOR REPLAT 

Ap~licable Land Develo~ment Code Sections: 

Section 1.6.20 - COMMON WORDS 

Replat (Major) - Land use process that is used when parcels within a recorded 
Subdivision are reconfigured such that four or more pareels are created or deleted in a 
calendar year. Procedures for this type of land use application are outlined in Section 
1.2.110.03 - Special Development, Chapter 2.4 -Subdivisions and Major Replats, and 
Section 2.4.50 - Major Replat. 

Section 2.4.50 - MAJOR REPLAT 

An application for a Major Replat shall be reviewed and processed in accordance with 
the Tentative and Final Subdivision Plat procedures in Sections 2.4.30 and 2.4.40 
above. 

As described above, the subject Planned Development proposal would result in the 
reconfiguration of lots t l d  were created through the original Seavey Meadows Detailed 
Development Plan. The Final Plat for Seavey Meadows, Phase I ,  created 32 residential 
lots and two Pacts. The proposed development modifes the existing lotting pattern and 
reduces the number oflots to 15, ineluding three tracts, (Attachment H). 

REWE W CRITERIA 

Section 2.4.30 - TENTATIVE PLAT REVIEW PROCEDURES 

When an application is filed for a Subdivision, it shall be reviewed in accordance with the 
following procedures. 

2.4.30.04 - Review Criteria 

b. Residential Subdivisions - Requests for the approval of a Residential Tentative 
Subdivision Plat shall be reviewed to ensure consistency with the clear and 
objective approval standards contained in the following: the City's development 
standards outlined in the applicable underlying Zoning Designation standards in 
Article Ill of this Code; the development standards in Article IV of this Code; the 
standards of all acknowledged City Facility Master Plans; the adopted City 
Design Criteria Manual; the adopted Oregon Structural Speciaity Code; the 
adopted International Fire Code; the adopted City Standard Construction 
Specifications; Me adopted City Erosion Prevention and Sediment Contml 
Onlinance; and the adopted City Off-stwet Parking Standards. Addiinalty, the 
following criteria shall be met for Residential Subdivisions and the application 
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shall demonstrate adherence to them: 

1. Consistency with the applicable development standards, including the 
applicable Pedestrian Oriented Design Standards; 

2. Preservation andlor protection of Significant Natural Features, consistent 
with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 
4.5 - Natural Hazard and Hillside Development Pmvisions, Chapter 4.11 - 
Minimum Assured Development Area (MADA), Chapter 4.12 - Signifeant 
Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor and 
Wetland Provisions. Streets shall also be designed along contours, and 
structures shalt be designed to fit the topography of the site to ensure 
compliance with these Code standards; 

3. Land uses shall be those that are outright permitted by the existing 
underlying zoning designation. 

4. Excavation and grading shall not change hydrology in terms of water 
quantity and quality that supports existing Locally Significant Wetlands 
andlor Riparian Corridors that are subject to Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

A Residential Subdivision that conforms to these criteria is considered to meet all of 
the compatibility standards in this Section and shall be approved. A Residential 
Subdivision that involves Uses subject to Plan Compatibility or Conditional m 

r 
Development review, or that involves a Zone Change, shall meet the applicable - F 
compatibility criteria for those Plan Compatibility, Conditional Development, and Zone - - 
Change applications. C 

C 
2 
t 

Part I of this project narrative has responded to all of the LDC criteria identified above, .c 
0 

except for the platting standards that are contained in Chapter 4.4 andportions of Chapter ,- m 
4.0 regarding land for public purposes. The remainder of this narrative focuses on these 3 
standurd~ as they apply to the subjeci proposal. 

Section 4.4.20 - GENERAL PROVISIONS 

All Land  division^ shall be in compliance with the requirements of the applicable wne 
and this Chapter, as well as with all other applicable provisions of this Code. 
Modifications to these requirements may be made through the procedures in Chapter 
2.5 - Planned Development. 

4.4.20.02 - Blocks 

a. General - Length, width, and shape of blocks shall be based on the provision of 
adequate lot size, street width, and circulation; and on the limitations of 
topography. 

b. Size - Blocks shall be sized in accordance with the Block Perimeter provisions 
within Section 4.0.60.n of Chapter 4.0 -Improvements Required with 
Development. 
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As discussed in the Circulation Section of Part I of this narrative, ihe public street pattern 
established by the original Seavey Meadows subdivision is not altered by the subject 
proposal. New block are formed as a result of the introduction of two new private alleys. 
The size and shupe of these block is consistent with the standards contained in LDC 
Section 4.0.60(n). 

4.4.20.03 - Lot Requirements 

a. Size and Shape -Lot size, width, shape, and orientation shatt be appropriate for 
the location of the Subdivision and for the Use Type contemplated. No lot shall 
be dimensioned to contain part of an existing or proposed street. All lots shall be 
buildable, and depth shall generally not exceed 2.5 times the average width. Lot 
sizes shall not be less than required by this Code for the applicable zone. Depth 
and width of properties resewed or laid out for commercial and industrial 
purposes shall be adequate to provide for off-street parking and sewice facilities 
required by the trpe of use proposed, unless off-site parking is approved per 
Chapter 4.1 -Parking, Loading, and Access Requirements. 

Each of the proposed lots is consistent with the standards described above. No lot is 
smaller than the minimum allowed in the RY-12 zone, all of the lots are buildable, and the 
dimensions of each lot do not result in the depth of any lot being more than 2.5 times its 
width, (Attachment H). 

b. Access - f ach lot shall abut a street oiher than an alley foe a distance of at least 
25 ft. unless: 

1. The lot is created through a Land Partition or Minor Replat, in which case 
Section 4.4.30.01, below, shall apply; andlor 

2. The lot meets the exemption in "a," or "b," below: 

a) Residential lots involving Single-family Detached; Single-family 
Attached, two units; or Duplex dwellings, provided: 

1 Front doors are less than 100 ft. from a street and are 
accessed by a sidewalk or multiuse path; and 

2) Vehicular access is provided via an alley. 

With the exception of the lots created for buildings 19 and20 (detached homes), each of the 
proposed lots fi-onts on a public street other than an alleyfor a distance of at least 25 feet, 
(Attachment H). Lots I and 2, which are occupied by Buildings 17 and 18, will front on a 
Tract 'C'for a distance of a6 least 25 feet. 

The primary reasons for requiring a lot to have a certain amount of streetfrontage is to 
ensure the lot is accessible fi-om a public right-of-wcry and that suflcient width is agorded 
to accommodate a driveway and utility conneclions. Tract 'C' will be commonly owned 
and maintained so that rights of access cannot be eliminated or compromised by a single 
property owner. Vehicular access to andfrom Sorrel Place will be possible across the tract 
due to the proposed construction of afire-hoot turn around and a drivable basketball court 
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within the tract. Necessary utility connections will be installed underneath this circulation 
area so that both of the detached homes may be served. To facilitate each of these 
functions, the applicant proposes to place a public access and maintenance easement over 
the tract. As a result of these design considerations, the beneJits from having a lotfront on 
apublic street me achieved in an alternate manner with the same results. No additional 
measures are necessary to achieve consistency with the intent of the standarch cited above. 

d. Lot Side Lines -Side lines of lots, as much as practicable, shall be at  right angles 
to the street the lots face. 

e. Lot Grading -Lot grading shall conform to Chapter 4.12 - Siinifwnt Vegetation 
Protection Provisions; and the City's excavation and fill provisions. 

g. Large Lots -In dividing land into large lots that have potential for future further 
Subdivision, a conversion plan shall be wquired. The conversion plan shall 
show street extensions, ut i l i i  extensions, and lot patterns to indicate how the 
property may be developed to Comprehensive Plan densities and to demonstrate 
that the proposal will not inhibit development of adjacent lands. 

As shown on Attachment 'H', side lo1 lines of each of the proposed lots are at right angles 
to the sheets theyfiont on to the extentpracticable. tn 

r 

C? 
The site S topogr~ph~~ is essentiallyflat and none ofthe existing vegetation is subject to - - - 
protection measures contained in LDC Chapter 4.12. The preliminary excavation and * 

s 
grading plan demonstrates that the development will retain the overall existing topogruphy a, 

and be consistent with the City's grading standards, (Atiachment K). 
E 
r 
0 n ,- 

While the lots proposed to contain the triplex and multiplex units me large enough to be 2 
further subdivided, the applicant has no intent of doing so in the future. Any request to 
accomplish this would have to be approved through a subsequent Planned Development 
approval that would afford the opportunity to &ess street and utility extensions and 
lotting patterns. 

Section 4.0.1 00 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for hnro adjacent utilities is 20 ft. 
The easement width shall be centered on the utility to the greatest extent 
practicable. Wider easements may be required for unusually deep faci1Itie.s. 

b. Utility easements with a minimum width of seven ft. shall be granted to the public 
adjacent to all street rights-of-way for franchise u t i l i i  installat3ons. 

e. Where street, trail, utility, or other rights+f-way andlor easements in or adjacent 
to development sites are nonexistent or of insufficient width, dedications may be 
required. The need for and widths of those dedications shall be determined by 
the City Engineer. 
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f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not invoMng a Land Division, 
easements and/or dedications shall be recorded on standard forms provided by 
the C i  Engineer. 

The proposed tentafive plat shows ihe locations of the site where additional right-of-way is 
to be dedicated and where public easements are granted to facilitate the construction and 
maintenance ofpublic inj-asfructure. Easements and dedications will be$nalized through 
necessary documentation and in conjunction with recording the Final Plat. 

g. Environmental assessments shall be provided by the developer (grantor) for all 
lands to be dedicated to the public or Ci. An environmental assessment shall 
include information nsc-& for the city to evaluate potential liability for 
environmental hazards, contamination, or required waste cleanups related to the 
dedicated land. An environmental assessment shall be compieted prior to the 
acceptance of dedicated lands, in accordance with the following: 

I .  The initial environmental assessment shall detail the history of ownership 
and general use of the land by past owners. Upon review of this 
infomtion, as well as any site investigation by the Ci,  the Director will 
determine if the risks of potential contamination warrant further 
investigation. if further site investigation is warranted, a Level I 
EnviroMnental Asstwsment shalt be provided by the grantor, as described 
in "2," below. 

2. Level I Envimnmental Assessments shall include data collection, site 
reconnaissance, and report preparation. Data collection shall include 
review of Oregon Department of Envimnmental Quality records, C i  and 
County fire department records, interviews with agency paffionnel 
regarding citations or enforcement actions issued for the site or 
surrounding sites that may impact the site, review of available historic 
aerial photogtephs and maps, interv- with cumnt and available past 
owners of the site, and other data as appropriate. 

Site reconnaissance shall include a walking reconnaiBaance of the site to 
check for physical evidence of potentially hazardous materials that may 
impact the site. Report preparation shall summarize data collection and 
site reconnaksance, assess existing and future potential for contamination 
of the site with hazardous materials, and recommend additional testing if 
there are indications of potential site contamin-. Level I Envimnmental 
Assessment reports shall be signed by a registered professional engineer. 

3. If a Level I Environmental Assessment concludes that additional 
environmental studies or site remediation are needed, no construction 
permits shall be issued until those studies are submitted and any required 
remediation is completed by the developer andlor owner. Additional 
environmental studies andlor required remediation shall be at the sole 
expense of the developer andlor owner. The C i  reserves the right to 
refuse acceptance of land identified for dedication to public purposes if risk 
of liability from previous contamination is found. 

Prior to the Final Plar being recorded, an environmental assessment of all lam3 proposed 
for dedication to the City will be perjbrmed consistent with the requirements noted above. 
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Subject: Seavy Meadows Traffic Impact Study Addendum 

Memo Summary 

This memo serves as an addendum to the May 2007 Seavy Meadows Traffic Impact Analysis performed by 
P N  America. A trip generation analysis was conducted for the revised and alternative Seavy Meadows 
development plans. The traffic analysis of this revision results in no significant changes in traffic 
operations for the study area intersections. 

Revised Develo~ment Plan 

L 
The revised development is anticipated to include 6 one-bedroom units, 2 senior living quads (8 units), 13 
two-bedroom units, 9 three-bedroom units, and 7 singie family homes. The developrnent will occur over two 
phases with a total of 43 dwelling units. An alternative plan has also been evaluated with 8 additional three- 
bedroom units in place of the 8 senior living units, remaining with a totai of 43 dwelling units. Opening year 
for the revised developrnent plans is assumed to be 2009 with full build complete in 2010. 

Trip Generation 

A trip generation analysis was conducted for the proposed residential housing. The traffic generated by the 
site was calculated using a per-unit trip generation rate from ITE Trip Generation Manual, 7th Edition. 

The ITE trip generation land use, Single-Family Detached Housing (#210) and Residential 
Condominiu~ownhouse (#230) were used for the single family and attached three-bedroom units of the 
development. ITE trip generation land use, Apartment (#220) was used for the one and two-bedroom muiti- 
family units and Senior Adult Housing (#252) was used for the senior quads. 

Under the revised build-out development plan, a total of 37 trips are generated during the AM peak hour, 8 
trips entering and 29 trips exiting the development. During the PM peak hour, a total of 49 trips are 
generated, 32 trips entering and 17 trips exiting the developrnent. Table 1 shows the result of the trip 
generation analysis for the revised development conditions. 

Under the alternative development plan, a total of 41 trips are generated during the AM peak hour, 9 trips 
entering and 32 trips exiting the development. During the PM peak hour, a total of 54 trips are generated, 
35 trips entering and 19 trips exiting the development. Table 2 shows the result of the trip generation 
analysis for the alternative development conditions. 

Under the original (May 2007) proposed build-out conditions, a total of 42 trips were generated during the 
AM peak period, with 10 trips entering and 31 trips exiting the development. During the PM peak, a total of 
56 trips were estimated to he generated with 35 trips entering and 21 trips exiting the development. 

PTV America, Inc 
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traffic mobility logistics. 

Table 1. Revlsed Development Trlp Generation Analysis 

Table 2. Allernate Development Trip Generation Analysis 

Trir, Distribution 

The trip distribution remains unchanged from the May 2007 Anaiysis 

Traffic Analvsis Summaq 

Based on the trip generation anaiysis results, the revised and aiternative development plans for Seavy 
Meadows generate less trips than estimated under the original proposed development plan from the May 
2007 analysis. The May 2007 analysis is more conservative and identified no operational deficiencies, nor 
recommended any mitigation measures for the study intersections. Therefore, the Seavy Meadows 
Development, under revised or aiternative development plans, generates no significant traffic impact and 
subsequently requires no mitigation to the study intersections. 

PTV America. Inc. Page 212 

Attachment M-131 



PTV America, Inc. 
1 128 NE Second Street 
Suite 204 
Corvallis, OR 97330 
(541 ) 754-6836 
www.ptvamerica.com 

C!ammunitp Development 
Planning Division 

traffic mobility log~rtics 

Attachment M-132 



traffic mobitity log~rticr 

May 2007 

V) 
d 
C? - - - 
C 
s 

Prepared for: z 
Willamette Neighborhood Housing Services .C o 

257 SW Madison Avenue, Suite 1 13 m 

Cowallis, OR 97333 2 

Prepared by: 
PTV America, lnc. 
11 28 NE Second Street 

Suite 204 
Cowallis, OR 97330 

(541) 754-6836 
www.ptvarnerica.corn 

Attachment M-133 



TABLE OF CONTENTS 

Executive Summar 1 

Introduction 2 

Existing Conditions 3 

Traffic Impact Analysis 7 

Conclusions and Recommendations 11 

APPENDIX A - Figures 

APPENDIX B - 2007 Existing Conditions Level o f  Service Worksheets 

APPENDIX C - 2010 Background Traffic Level o f  Service Worksheets 

APPENDlX D - 2010 Total Traffic Level of Service Worksheets 

- 

Attachment M-134 



EXECUTIVE SUMMARY 

Willamette Neighborhood Housing Sewices proposes to construct a residential development 
south of Conser Drive at the intersection of Jasper Street in Corvallis, Oregon. The proposed 
development i s  anticipated to include 20 multifamily units, 10 townhouses, and 13 single 
family homes. Direct access to the site will be provided via Jasper Street. The development 
will be constructed over a two-phase period with full build-out anticipated in 2010. 

The findings of the intersection operational analysis documented in this study are summarized 
below. 

Summary of Intersection Operational Analysis Findings 

1. Unsignalized LOS and VIC ratio represents operations of critical movement only 

RECOMMENDATIONS 

As shown in the table above, no operational deficiencies are identified under background (no 
build) or future (build) traffic conditions; therefore, no mitigation measures are recommended 
as a result of the traffic generated from the proposed Seavy Meadows development. 

& PTV America, lnc $iY I 
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INTRODUCTION 

PROJECT DESCRIPTION 

Willamette Neighborhood Housing Services is proposing to construct a residential 
development south of Conser Drive near the intersection of Jasper Street in Corvallis, Oregon. 
The proposed development is anticipated to include 20 multifamily units, 10 townhouses, and 
13 single family homes. The project site, as shown in Figure 1, is predominantly vacant land, 
with an existing 4-plex on site. Jasper Street will provide direct access to the deveiopment site. 
The development will be constructed over a two-phase plan, with Phase 1 completion in 2009 
and full build-out with Phase 2 in 2010. The site layout i s  shown in Figure 2. 

SCOPE OF THE REPORT 

This report identifies the traffic impacts associated with the Seavy Meadows residential 
development, and was prepared in accordance with the City of Corvallis Transportation 
System Plan and Development Code requirements for Traffic Impact Analyses. An intersection 
is considered "impacted" when the development generates 30 or more trips through the 
intersection during the peak. Based on this guideline and direction from City of Corvallis staff, 
the following study intersections were selected for operational analyses: 

4 Conser Drive / jasper Street 

Conser Drive / Seavy Avenue 

Q Conser Drive / Walnut Boulevard 

Walnut Boulevard / Circle Boulevard 

This report addresses the following transportation issues for the study area: 

2007 existi:-; transportation system conditions during A M  and P M  peak 
periods; 

Forecast 2010 background traffic conditions (No Build) during A M  and P M  
peak periods; 

Trip generation and distribution estimates for the proposed development; 

* Forecast 2010 total traffic conditions with site generated trips during A M  and 
PM peak periods. 

PTVAmerica, /i,c r4 
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EXISTING CONDITIONS 

The existing conditions analysis provides an inventory and the current operational 
characteristics of the transportation facilities in the study area. The purpose of this 
analysis is to  provide a baseline comparison t o  future conditions. 

The site o f  the proposed development was visited and inventoried in May 2007 to 
collect information regarding site conditions, adjacent land uses, existing traffic 
operations, and transportation facilities in the  study area. 

SITE CONDITIONS AND ADJACENT LAND USES 

Willamette Neighborhood Housing Services is proposing to construct a 43-unit residential 
deveiopment south of Conser Drive near the intersection of Jasper Street in Corvailis, Oregon. 
The existing development site is mostly vacant land, with an existing residential 4-plex on site. 
The development site is currently surrounded by wetlands, open field land, and residential land :: 
use. C? - - - 

.,d 

TRANSPORTATION FAClLlTlES s 

Roadway Facilities .c g 
As shown in Figure 1, access to the site will be provided via Jasper Street. Other key 0 

m 
transportation facilities in the area will also be affected, such as Conser Drive, Walnut 2 
Boulevard, and Circle Boulevard. Table 1 displays the functional classification and 
characteristics of the study area roadways. Existing lane configurations and current traffic 
controls are shown in Figure 3. 

Table 1 

Classification and Characteristics of Study Area Roadways 

I JaS~er street I Locai I 25 I 2 I Yes I Yes I NO I 
I Conser Drive 1 Coilector 1 25 1 2 1 Yes 1 Yes 1 No 1 

PTVArnen'ca, Inc 
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Signalized lntersections 
The intersection of Walnut Blvd 1 Circle Blvd is currently operating as a signalized intersection. 

Left turn lanes accommodate protected-permissive left turn phasing for all approaches. A 
right turn pocket accommodates right turns f rom Circle Blvd to the entrance o f  the Hewlett- 

Packard campus on the south approach. 

Two-Way Stop-Controlled Intersections 
The T-intersection of Conser Drive / Jasper Street has a stop sign on the south approach. The 

T-intersection of Conser Drive / Seavy Avenue has a stop sign on the east approach, A small, 
raised island prevents heavy truck access to Seavy Avenue while maintaining all possible 

movements for smaller vehicles. Both intersections provide shared single ianes on all 
approaches. The T-intersection of Conser Drive / Walnut Blvd has a stop sign on the north 

approach, and a left turn lane accommodates left turns from Walnut Boulevard. 

All-Way Stop-Controlled lntersections 
- 
I here are no all-way stop-controlled intersections in the study area 

Pedestrian and Bike Facilities 
Low to moderate amounts of pedestrian and bicycle activity were observed in the study area 
adjacent to the site. Hewlett-Packard as well as other area employers attract commuter 
bicycle trips. Pedestrian facilities are well connected through sidewalks. Bike lanes are 
provided along all collector and a.rterial roadways in the study area. 

Transit Service 
Bus service in Corvallis is provided through the Corvallis Transit System (CTS). O f  the eight 
routes serving the city, the Seavy Meadows area residents may potentially utilize two routes. 

Route 1 serves the downtown Corvallis transit center, OSU, northwest Corvallis, Timberhill 

Shopping Center, and Hewlett-Packard. The closest service point along route 1 t o  the 

proposed development is at the intersection of Walnut Blvd and Conser Drive. Route 7 serves 
the downtown Corvallis transit center, OSU, Hewlet Packard, northeast Corvallis, and Good 

Samaritan Hospital. The closest service point along route 7 to the proposed development is at 

the intersection of Conser Drive and Jasper Street. Service is provided on weekdays from 
approximately 6:00 am to 7:30 pm, and on Saturdays from approximately 9:00 am to 5:00 pm 

with one hour headways. 

PTV America, Inc $b 
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TRAFFIC VOLUMES AND PEAK HOUR OPERATIONS 

Manual turning movement counts were obtained at the study intersections on May 9, 2007 

during the morning (7:00 - 9:00 am) and evening (4:00 - 6:00 pm) hours. Based on these 
counts, the peak hour periods were determined to be between 7:30 - 8:30 am and 5:00 - 6:00 

pm. The 2007 weekday peak hour turning movement counts are shown in Figure 4. 

Existing Levels of Service 

A level of service (LOS) analysis was conducted for each intersection to determine current 
operating conditions. Level of service describes the quality of traffic flow at an intersection. 

An LOS "A"  is the best and an LOS "F" indicates a failing intersection. This analysis reports 

the signalized intersection level of service based on the volume-to-capacity ratio, as defined by 
the City of Corvallis Transportation System Plan (TSP). Unsignalized intersection level of 

service is based on the intersection's capacity to accommodate the worst or critical movement. 

The volume-to-capacity ratio (vlc) is the ratio of the current or projected demand to the 
capacity of the facility. While the maximum v/c  ratio measured at full saturation can be no 

greater than 1.0, it is possible to produce a v/c ratio greater than 1.0 when the volume is 

compared to an estimated capacity, such as that from the 2000 Highway Capacity Manual 

(HCM 2000). A v/c ratio greater than 0.90 is an indication that the estimated capacity is 
insufficient for the project demand and queuing is likely to occur. 

TRAFFIXTM, a computational analysis program developed by Dowling Associates, inc. was used 

to calculate the intersection delay, v/c ratio, and LOS for unsignalized intersections. The v/c 

ratio calculated by TRAFFIX was used to calculate the LOS for signalized intersections as per 
the City of Corvallis TSP. 'This analysis conducted using TRAFFIX was based on the 2000 

Highway Capacity manual methodology. Output sheets from TRAFFIX are available in 

Appendices. The results of the existing conditions (2008 No-Build) analysis are shown in Table 

Recommendations for improvements are made when intersections are projected to operate 
below level-of-service (LOS) 'Dr. An intersection must be operating at a LOS 'D' or better to 

meet the minimum LOS requirements set by the City of Corvallis. 

5 
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1. Critical movement (unsignalized) 
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TRAFFIC IMPACT ANALYSIS 

The traffic impact analysis estimates how the study area's transportation system will operate in 
the year each development phase will be fully developed. The impact of traffic generated by 
the Seavy Meadows development during the weekday AM and PM peak hours was analyzed 
as follows: 

The planned developments were identified and reviewed 

* The background weekday AM and PM peak hour traffic conditions for the year 2010 
(no build) was analyzed. A two percent growth rate was applied to the existing traffic 
volumes to account for regional growth. 

* The future weekday A M  and PM peak hour site generated trips were estimated for 
each development phase year. 

e A trip distribution pattern was derived through a review existing traffic volumes and 
possible commuter routes to regional destinations. 

m m 
'? 

BACKGROUND TRAFFIC CONDlTlONS - - - 
C) 

The background traffic analysis identifies how the study area's transportation system will 5 
operate in the year the full development will be complete, but does not include trips generated g 

C from the development. Only regional growth factors are applied to the existing traffic o m 
volumes to account for future growth in the region. This analysis provides a baseline C) 

comparison for estimated conditions with the proposed development. 3 

Future Traffic Volumes 
Background peak hour traffic volumes were forecast for the year 2010 to account for 
anticipated growth in the study area. A growth rate of 2 percent per year was applied to the 
2007 traffic volumes for this forecast, as recommended by the Corvallis Transportation System 
Plan for planning level studies. The background traffic volumes forecast for 2010 are shown in 
Figure 5. 

Level of Service Analysis 
Using the forecast (no build) turning movement volumes, an operational analysis was 
conducted at the study intersections to determine the 2010 background traffic levels of 
service. Existing lane configurations were used for all scenarios in this analysis. As shown in 
table 3, all study intersections are forecast to operate at acceptable levels of service for the 
year 2010 without the presence of the development. 

PTV Amenca, Inc 
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I 

Table 3 

Conser Dr / Jasper S t  

Conser Dr / Seavy Ave 

Conser Dr 1 Walnut Bivd 

1 .  Critical rnovemeni (unsignalized) 

1 A M 1  A 1  27.0 0.33 1 Wainuf Blvd / Circir Bivd 1 signal , 

PROPOSED DEVELOPMENT PLAN 
Willamette Neighborhood Housing Services is proposing to construct a residential 
development south of Conser Drive near the intersection of Jasper Street in Corvallis, Oregon. 
The proposed development is anticipated to include 20 multifamily units, 10 townhouses, and 
13 single family homes. Jasper Street will provide direct access to the develo,pment site. The 
development will be constructed over a two-phase period, with Phase 1 completion in 2009 
and full build-out wiL'iase 2 in 2010. 

B 11.5 0.1OfWBR) 

2-Way 
Stop 

2-Way 
Stop 

2-Way 

1 PM 

TRlP GENERATION 
A trip generation analysis was conducted based on the proposed housing land use types. The 
traffic generated by the site was calculated using a per-unit trip generation rate from the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 7th edition. One "trip" is 
defined as a person leaving from or arriving at the development. The ITE trip generation land 
use, Single-Family Detached Housing (#210) and Residential Condominium/Townhouse 
(#230) were used for the single family and townhouse units of the development. ITE trip 
generation land use, Apartment (#220) was used for 20 multi-family units. Under the 
proposed build-out conditions, a total of 42 trips will be generated during the A M  peak 
period, with 10 trips entering and 31 trips exiting the development. During the PM peak, a 
total of 56 trips are estimated to be generated with 35 trips entering and 21 trips exiting the 
development. Table 4 shows the results of the trip generation analysis for the proposed build- 
out  conditions. 
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Table 4 

- 
C 

TRIP DISTRIBUTION o m 

The trip distribution percentages reflect traffic entering and leaving the proposed Seavy % 
Meadows site. These trip distribution percentages are based on a review of existing traffic 

movements and possibie commuter routes to regional destinations. Access from the site to 
the existing transportation network will be from Jasper Street onto Conser Drive. Of the total 
trips generated, 85% are estimated to head southwestaiong Conser Drive, with the remaining 

15% heading northeast on Conser Drive towards Conifer Boulevard and Hwy 20. Of the 
85% of the trips, 20% are estimated to head west along Walnut Blvd, 5% heading east Seavy 
Ave, and the remaining 60% heading towards Circle Blvd with an even distribution turning 
east and west. This trip distribution is detailed on Figure 7 

Based on the estimated trip distribution percentages, Figure 6 shows the assignment of the 
trips generated during the peak hours from the complete Seavy Meadows development. 

TOTAL TRAFFIC CONDITIONS 
The total traffic conditions analysis forecasts how the study area's transportation system will 
operate with the addition of the trips generated from the Seavy Meadows development. 

PTVAmerica; inc $b 9 

Attachment M-143 



$envy Meadows T~affic ln7pact Ana!b,.si.r May 200.7 

Future Build Traffic Volumes 
The site generated trips shown in Figure 6 were added to the forecast background traffic 
volumes shown in Figure 5 to calculate the total traffic volumes. So the total traffic volumes 

include the existing volumes, plus the regional growth rate and the estimated trips from the 
development. Total traffic volumes for the build-out condition are shown in Figure 8. 

Level of Service Analysis 
Using the total traffic turning movement volumes, an operational analysis was conducted at 
the study intersections to determine the 2010 total traffic levels of service. As shown in table 
5, all study intersections are forecast to operate at acceptable ievels of service for both years. 

Tabie 5 

Level-of-Service: 2010 Total Traffic Conditions 
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/ 5eavy Meadows il-affk /inpact kilab5ii May 2007 

CONCLUSIONS AND RECOMMENDATIONS 

Using Based on the results of the traffic impact analysis, the Seavy Meadows development can 

be developed while maintaining acceptable levels of service for the surrounding transportation 
system. No operational deficiencies are identified in the build out year, with or without site 

generated trips. Therefore, no analysis was required for the 20-year planning horizon or 

individual development phases, as according t o  City of Corvallis guidelines. The significant 

findings and recommendations of this analysis are summarized below. 

FINDINGS 

Existing Conditions 
During the weekday A M  and P M  peak hours, all study intersections currently operate 
at an acceptable level of service as according to City of Corvallis standards. 

t- 
V) 

Background Traffic Conditions C? - - 
Under forecast year 2010 (No Build), all study intersections are expected to operate at - 

C 

acceptable levels of service during the weekday A M  and PM peak hours. s 
a, 
E 
C 
0 

Proposed Development Activities C m 
The proposed development is estimated to generate approximately 42 trips (10 in / 31 3 
out) during the weekday A M  peak hour and approximately 56 trips (35in / 21 out) 
during the weekday P M  peak hour. 

8 Access to the development site will occur via Jasper Street to Conser Drive. 

Total Traffic Conditions 
9 Under forecast year 2010 (Build), all study intersections are expected to operate at 

acceptable levels of service during the weekday A M  and PM peak hours, 

RECOMMENDATIONS 
Based on this analysis, no operational deficiencies were identified under background or 

total traffic conditions; therefore, no mitigation measures are recommended as a result 

of the traffic generated from the proposed Seavy Meadows development. 

1 1  
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PLANNING COMMISSION MINUTES Dnte.&d~y:* 

April 2, 2008 

Present 
David Graetz, Chair 
Karyn Bird, Vice Chair 
Jennifer Gewais 
Frank Hann 
Tony Howell (arrived 7:00 p.m.) 
Denise Saunders 
Brandon Trelstad 
Patricia Weber 
(Recused from Corvallis Crossing 
Deliberations; arrived at 7:00 p.m.) 

Excused 
Steve Reese 
Stewart Wershow, Council Liaison 

SUMMARY OF DlSCUSSlON 

Staff 
David Coulombe, Deputy City Attorney 
Ken Gibb, Community Development Director 
Matt Grassel, Development Review Engineer 
Ted Reese, Development Review Engineer 
Jackie Rochefort, Parks Planner 
Kelly Schlesener, Senior Planner 
Kevin Young, Senior Planner 
Sarah Johnson, Assistant Planner 
Terry Nix, Recorder 

Approve the request. 
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IV. PUBLIC HEARING - Seavev Meadows (PLD08-00001. SUB08-00001): 

A. Openina and Procedures: 

The Chair welcomed citizens and reviewed the public hearing procedures. Staff will 
present an overview followed by the applicant's 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 sur-rebuttal 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 person's testimony. 

The Chair opened the public hearing. 

B. Declarations by the Commission: Conflicts of Interest, Ex Parte Contacts, Site visits, or 
Obiections on Jurisdictional Grounds 

1. Conflicts of Interest: 

Commissioner Weber said she has worked on projects with David Dodson in the past. 
She was once employed by the Civil Engineering firm for this project, but she no 
longer works for them. She has worked with Jim Moorefield of Willamette 
Neighborhood Housing Services (WNHS) on other affordable housing projects. She 
said none of these factors will interfere with her ability to be impartial. 

2. Ex Parte Contacts: 

Commissioner Weber stated that, as Planning Commission Liaison to the Housing 
and Communitv Development Commission, she participated in funding hearings in 
which the City made decisions to grant federal dollars to WNHS for the purposes of 
developing Seavey Meadows. She does not believe this will interfere with her ability 
to be impartial. 

Commissioner Howell stated that he was on the City Council between 1993 and 2002, 
during which time the Council considered a number of issues related to Seavey 
Meadows, including the dectsion to separate five acres of the site for the purpose of 
proceeding with applications to allow development. At that time, he voted to preserve 
the entire parcel, but the majority voted to proceed with development of the five acres. 
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tie does not believe these previous decisions will affect his ability to implement the 
current Land Development Code in a fair and impartial manner. 

3. Site Visits: Commissioners Bird, Gervais, Howell, Saunders, and Treistad declared 
site visits. 

4. Objections on Jurisdictional Grounds: None. 

C. Staff Overview: 

Senior Planner Kevin Young drew attention to items distributed this evening: 
1. A letter from City Manager Jon Nelson to Jim Moorefield, WNHS, dated January 17, 

2008, clarifying the City's intentions regarding the remaining wetland areas in Seavey 
Meadows (Attachment B); 

2. Testimony submitted after release of the March 19,2008, Planning Commission Staff 
Report, but prior to the April 2,2008, Planning Commission Hearing (Attachment C); 
and, 

3. Staff-proposed revised Conditions of Approval 24 and 27 (Attachment D). 

Planner Young said the request is for approval of a Major Modification to a Conceptual and 
Detailed Development Plan and a Major Subdivision Replat to construct a mixture of single 
family detached homes, duplexes, triplexes, and four- and five-unit multi-family dwellings 
on the site. Forty-three dwelling units are proposed on the 3.46-acre site. The 
development would also include a 1,700-square-foot community building and 

9 approximately 14,000 square feet of landscaped play areas and common areas. Planned 2 
Development approval is requested to allow variation to Land Development Code - 
requirements regarding alleys, landscaping, parking, setbacks, and building design. Mr. 8 

Young reviewed Existing Conditions, Comprehensive Plan Map designations, Zoning 
s District Map designations, Natural Resources Map designations, and Natural Hazards Map 0 

designations of the subject site and surrounding areas. He noted that the wetlands in the 
area were determined to be locally significant; however, in the balancing that occurred with 3 
consideration and adoption of the Natural Features Project, it was determined that 
wetlands on the proposed development site would not be locally protected. 

D. Leqal Declaration: 

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 
in the staff report or other criteria that they believe are applicable. It is necessary at this 
time to raise all issues that are germane to this request. Failure to raise an issue, or failure 
to provide sufficient specificity to afford the decision-makers 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. Applicant's Presentation: 

Jim Moorefield. WNHS Executive Director, introduced himself, David Dodson of Willamette 
Valley Planning, Sara Bergsund of Bergsund Delany Architecture, David Morris of Endex 
Engineering, Jeff Reams of Turnstone Environmental, and Douglas McRae of WNHS. 
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Mr. Moorefield said WNHS is a community-based, nonprofit community development 
organization. Its mission is to improve lives and strengthen communities through 
affordable housing, home-ownership opportunities, and economic opportunity. A number 
of years ago, the City Council set aside up to five acres of a 32-acre site for an affordable 
housing project, with the remaining 27 acres to remain in open space. Subsequent City 
Councils have renewed that decision as steps have been taken toward the project, 
including the decision to have WNHS be the developer. Over the past two years, WNHS 
has been working on site evaluation, site design, neighborhood meetings, and a financial 
plan. It was discovered that the original wetland delineation had mistakes, so the five-acre 
site with up to 60 units has been redelineated to a 3.46-acre site with 43 units. The State 
of Oregon was recently awarded federal funds to address a statewide need related to 
senior citizens and people with disabilities who are in nursing homes due to the lack of 
alternatives. To address this issue, a corner of the project has been designed to address 
two possible needs - up to eight units for low income housing or, if federal dollars can be 
obtained, two senior citizen quads, City data indicates that there are more than 5,700 low- 
income households in Cowallis, more than 82% of which are spending more for housing 
than the federal standards for affordability. It is recognized that having a decent place to 
live makes it more likely that a child will be successful in school and in life, and no family 
should have to choose between paying the rent and putting food on the table. City 
planning documents recognize the need to provide for affordable housing. 

David Dodson, Willamette Valley Planning, said the site contains trees and locally 
significant wetlands that are defined as not locally protected. The 1.67 acres of impacted 
wetlands are proposed to be mitigated offsite and the majority of the cottonwood seedlings 
are slated for removal. He reviewed elements of the proposed plan, including the 
buildings, landscape plan, connectivity, and parking. He noted that there is an alternate 
plan that would allow for the senior quads and requested approval of either option, 
depending on the available funding. The plan complies with all but eight of the applicable 
development standards. Deviations are minimal and are offset by compensating benefits. 
The applicant concurs with the staff report with the exception of Condition of Approval 7 - 
Triplex Orientation. Compliance with this condition would create front doors and porches 
on the north side of the house, which will rarely be used due to lack of on-street parking 
along NE Conser Street. Mr. Dodson reviewed a proposed alternative orienting the front 
of the triplexes to the interior alley, which functions more like a street. This option would 
provide for better pedestrian connectivity, allow for porches to face south for more year- 
round use, and allow for more yard area. Mr. Dodson said the intent of the Pedestrian- 
Oriented Design (POD) standards was to keep eyes on the street, that when considering 
how this project will function, it makes more sense to put eyes internal to the project where 
the majority of activity will occur. 

Commissioner Howell said the applicant's preferred plan treats the alley as private street, 
requiring through-lot requirements in the back which would remove much of the usable 
yard. Mr. Dodson said the applicant is proposing landscaping, a small berm and a rail-type 
fence adjacent to the sidewalk in the rear yards. He noted that the intent is to still have 
eyes on the street and not to separate the project from the street. Architect Sara Bergsund 
added that there would be a 12-foot parkway adjacent to Conser Street, then the sidewalk, 
18-feet of landscaping, and attractive housing backsides with porches. The intent is to 
create an attractive visual experience. 

Commissioner Howell asked for the applicant's thoughts on Condition 22 - Eliminate 
Sidewalk on North Side of Easterly Alley. Ms. Bergsund said the applicant's team believes 
their proposal for a setback sidewalk on both sides of the alley would be a little more safe, 
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but has no real objection to the proposed condition. Mr. Dodson added that, in his 
experience, vision clearance triangles are often based more on property lines than on curb 
or street lines. He said he would defer to the Planning Commission to make that decision 
based on what is in the best interest of the project. 

Commissioner Howell referred to issues related to building in a wetland area, noting that 
other developments have had a bad reputation for soggy carpets, etc. He asked if there 
is anything in the design to manage water issues. Dave Morris, Endex Engineering, said 
this project is not yet designed to that degree. Other projects with high water tables have 
been successfully designed using more excavation, deeper drainage systems, etc. 

Commissioner Bird stated that, if the Commission considers the applicant's preferred 
layout, the alley essentially becomes a private street. She asked if units 5 and 6 would not 
also need to be reoriented for consistency. Mr. Dodson said the applicant had originally 
proposed the alleyway as a private street but, due to issues with the Land Development 
Code, it is now identified as an alley. He said units 5 and 6 are not proposed to be oriented 
to the alley. The applicant is asking for a deviation for units 1, 2, and 3, which they believe 
is reasonable due to the proposed benefits and how the units will function. Commissioner 
Bird stated that, if she lived in units 1, 2, or 3, she would not want to be looking at the back 
of units 5 and 6. Ms. Bergsund reviewed attempts to address this concern, including the 
use of architectural detail to make an attractive facade on the back of units 5 and 6. 

Mr. Moorefield addressed Commissioner Howell's previous question about challenges 
associated with building in wetlands. Mr. Moorefield said it is unfortunate that assumptions $ 
are made based on some other developer who did a poorjob with fill, foundations, etc. He 2 
said the detailed design has not yet been done, but WNHS will own most of these homes "c 
for decades to come, and he assured that the organization is committed to doing it in the 
rightway. He referred to Camas Commons, a successful WNHS development in a wetland r 
area. 0 m 

C 

Commissioner Bird asked if there is any way to eliminate the three parking spaces on NE 
h 

Sorrel Place. Ms. Bergsund said the spaces are proposed due to the requirement for 2.5 
parking spaces for the attached dwellings. Mr. Dodson said the only option would be to 
put additional parking in part of the open space area, but the applicant believes it is more 
suitable to have usable open space as an asset. Commissioner Weber said the parking 
requirement is based on the concept that attached dwellings are often rentals occupied by 
several college students, each with their own car. She said she assumes that the families 
who will live in these homes are not likely to have 2 to 3 cars each, and Mr. Moorefield 
concurred. 

In response to an inquiry from Commissioner Weber, Mr. Dodson said the landscaping in 
units 1,2, and 3 will include a berm, shrubs, and turf. Commissioner Weber said she 
understands the constraints of the site, but she is struggling with the fact that the applicant 
is proposing to use this area for both a buffer and a usable back yard. She will want to 
discuss this further under deliberations. 

In response to an inquiryfrom Commissioner Weber, Mr. Dodson said the viability of using 
pervious pavement in some areas will be evaluated when the applicant gets into more 
detailed engineering. 

Commissioner Weber said she does not believe the usable yard requirements for the 
attached units are met as written; however, she understands that common outdoor space 
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can be used for mitigation. She asked if the applicant has done the calculations to show 
that the combination of usable yard and common outdoor space meets the requirements. 
Mr. Dodson said he will look into the issue. 

Commissioner Weber said she is uncomfortable with the design in which cars coming out 
of the driveways of units 17 and 18 would back out across the proposed sport court. She 
referred to 4.10.60.06.f. and asked if a more appropriate area could be found for the sport 
couri. Mr. Dodson said there are areas around town where temporary basketball hoops 
are placed at the end of cul-de-sacs onto which several driveways have access. He said 
there would be two driveways in this situation and there would be good visibility. Mr. 
Dodson said this is an effort to provide an additional site amenity and the developer 
believes it would be reasonable and safe. Commissioner Weber said she believes it is a 
different situation when parents set up a temporary basketball hoop versus a developer 
setting up a play area with the City's approval. 

Commissioner Weber said she is struggling with the request to deviate from the 350-foot 
alley standard. She asked what the connectivity on the west side accomplishes. Mr. 
Dodson said it provides for through connectivity for emergency access. Ms. Bergsund 
added that the proposed alley was originally intended to be a private street and evolved 
into a very expensive alley with curb and gutter, setbacks, and sidewalks. She said the 
developers went through a long process with ine Public ,Works Department before 
determining that this would be an alley rather than a private street. 

Commissioner Gewais referred to Condition 32. She said asked if any conversations had 
been initiated with the Seavey Meadows Homeowners Association (HOA) about the 
proposed improvements that fall within its boundaries. Mr. Moorefield said the majority of 
the property is owned by the City of Cowallis. WNHS has not had any conversations with 
the HOA. 

In response to an inquiry from Commissioner Saunders, Mr. Dodson pointed out the 
location of the existing and proposed water, sewer and drainage lines. He said the existing 
lines will need to be abandoned and the new lines are all internal to the site. 

Commissioner Trelstad asked who determines the impacts to the surrounding protected 
wetlands from this development. Mr. Dodson said many of the wetlands on the site are 
isolated and occurred due to excavation. Based on the configuration, he said, he does not 
believe there will be much of an impact on flow and connectivity of sutface waters. 

Commissioner Bird said the staff report makes mention of a HOA. Since this is an 
affordable housing development, she wonders if HOA fees might be an issue for the 
potential residents. Mr. Moorefieid said ownership of 36 units will transfer to the WNHS, 
which will rent them out. The primary expense of an HOA is typically for maintenance of 
common areas and that responsibility will fall to WNHS. 

commissioner Gewais asked for additional information on the wetlands redelineation. Jeff 
Reams of Turnstone Environmental said the delineation done five years ago recently 
expired. Another delineation was done in March, during which it was found that the 
northeast corner had greater saturation than previously indicated. The size of the wetland 
was increased accordingly. Commissioner Gewais asked if wetlands on the development 
site were created due to disturbance and Mr. Reams said he cannot be sure. 
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F Staff Report

Senior Planner Young reviewed portions of the staff report related to the request for a

Major Modification to a Conceptual and Detailed Development Plan including Land Use

and Purposes Natural Resources Compatibility Circulation and Public Facilities and
Services He stated that based on the criteria findings and conclusions discussed in the

staff report staff recommends that the Planning Commission approve the request
Planner Young then reviewed portions of the staff report related to the request for a Major
Subdivision Replat and stated that as conditioned and modified by variations requested
through the Planned Development process the proposed subdivision complies with the

applicable subdivision requirements Staff recommends that the Planning Commission

approve the request as conditioned

Commissioner Saunders asked on what basis the subject wetlands were designated as

locally significant but not locally protected Planner Young reviewed the balancing process
that was done during the Nature Features process It was recognized that these were

locally significant wetlands and itwas also recognized that there was an opportunity given
the existing infrastructure and development pattern for an affordable housing project The
decision was made that the majority of the wetlands would be preserved but that a portion
of the site would be a good candidate for affordable housing Community Development
Director Ken Gibb added that the City Council made a decision to allowdevelopment of up
to five acres around the disturbed area in 1998 This decision which has been reaffirmed
on a couple of occasions was factored into the balancing

c

G Public Testimonv in favor of the application None

Bruce McCune 1840 NE Seavv Avenue presented a power point presentation showing
several photographS of Seavey Meadows with areas of standing water native vegetation
and soils and wildlife He submitted written testimony Attachment E and outlined the
four major points contained therein as follows
1 He agrees with and supports Patricia Muir s previously submitted testimony
2 The citizens of Corvallis have never supported development of the SUbJect property
3 Building taxpayer subsidized housing for low income people in wetlands is unethical

and probably illegal
4 The City s charter states that it should exercise its powers to ensure equal protection

treatment and representation of all persons without discrimination including level of
income This project violates the City charter and should be denied

l
Q
E
c
J
C1

H Public Testimonv in opposition to the applicants request

Pat Muir 1840 NE Seavv Avenue referred to her previously submitted testimony She
said it is implicit in this proposal that the City will putan open space conservation easement
on the remaining portion of Seavey Meadows but that is not part of the application She

questioned the compatibility ofthe proposed development with surrounding land use when
most of the development will be right in the middle of the adjacent wetland It is

disingenuous to claim there will be no impact on the remaining locally protected wetland
Ms Muir said this whole area was considered the same kind ofwetland but part of it was

removed from local protection to allow for future development She stressed that this

property is owned by the City and she asked what business the City has in soliciting
development on a wetland She expressed support for the work of WNHS but said this

is a crummy place to put housing
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Susan Wechsler, 1820 NEVine Avenue, submitted written testimony (Attachment F). She 
owns property northeast of Seavey Meadows and Stewart Slough runs through her 
backyard. With the development that has already occurred in the area, she has witnessed 
significant degradation to the wetland, wildlife populations, and water quality. Ms. 
Wechsler was part of the citizens advisory committee on this issue 15 years ago, at which 
time citizens argued against development, citing preservation of the wetland, the active 
wildlife corridor, and the natural area. It now seems that this participation was a checkoff 
item so the City could proceed with the development as planned. She hopes that citizen 
arguments will be heard in a different context with the change of officials and increasing 
information about the fragile relationship we have with our environment. Ms. Wechsler 
asked the Commission to vote to preserve the remainder of this wetland. 

Sha~na Roaers. 1820 NE Vine Avenue, said she was here 13 years ago speaking on 
behalf of preserving Seavey Meadows as part of group called Kids Against Destruction. 
She said she supports affordable housing, but believes the plan to develop Seavey 
Meadows is unethical and does not fit into the sustainable vision that the City often 
invokes. One of the four guiding objectives discussed at the recent town hall meeting on 
community sustainability is to reduce and ultimately eliminate the community's contribution 
to encroachment upon nature and to protect our natural ecosystems. Ms. Rogers cited 
portions of the 2020 Vision Statement and Comprehensive Plan Policy 3.2.1. and said the 
proposal does not comply with these policies. She is here to continue line fight for Seavey 
Meadows and to hold the City accountable to its stated commitment to sustainability. 

David Lane, 2510 NE Seavv Circle, pointed out his property on the site map and said the 
adjacent field contains a lot of water. Any time impervious surface is added to the area, 
he is concerned about adding water to his yard. He cited Comprehensive Plan Policy 
4.1 1 . I ,  and said he believes the function of this place is going to be hard to replace. Mr. 
Lane expressed concern about water absorption, water quality, and wildlife. He said the 
applicant referred to the cottonwoods as seedlings and the City has indicated the trees are 
dispensable because of their nature. He appreciates these large cottonwoods, as well as 
the birds that inhabit them. Mr. Lane said this area is also a prime habitat for a mushroom 
that has been depicted in images back to 3500 B.C. and he questioned how this habitat 
could be replaced with a mitigation site. He suggested that consideration be given to 
turning the area into a park. 

Matthew Parks, 328 NW 13th Street. #1, said he does not believe the cottonwoods in this 
area can be called seedlings or short-lived. He said some of the maps show wetland areas 
separated by short distances, but this area was likely one large wetland at one time and 
he does not believe it can be said that the wetland is constrained within the given areas. 
Mr. Parks said he believes what WNHS is doing is very noble, but the project is in the 
wrong area. Commissioner Gervais commented that wetlands are delineated using very 
specific technical characteristics. Brief discussion followed. 

Rana Foster, 141 5 SW Brooklane Drive, submitted written testimony (Attachment G). She 
said a mitigation plan was not made available at the neighborhood meeting in January. 
She expressed concern about removal of the berms, and cited several threatened and 
endangered species that need upland habitat, as noted in her written testimony. Ms. 
Foster said the site utility plan shows the utility on NE Sorrel Place running due west and 
she questioned if this would constitute new wetland that should be included in the 
delineation. She said the City should be sure that cultural resource surveys are done as 
part of the trenching and ditching of the rights-of-way, and that maintenance of the rights- 
of-way is important due to potential compaction and weeds. 
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Douq Pederson, 1475 NE Seavv Avenue, said he grew up on this property and recalls 
getting in trouble for getting his pants wet up to the knees when walking through the 
subject site. He said he personally recalls that the cottonwood trees and wetlands existed 
at this location since at least the early 1970s. 

Irene Rolston. 2825 NE Conser Street, said she purchased her home about a year ago 
after renting for 11 years. She expressed concern about traffic and parking. Ms. Rolston 
said she does not find 80 additional vehicles passing her house each day to be acceptable. 
She expressed concern about the impact of the development on her property value. Ms. 
Rolston said she and her son both find a lot of enjoyment in the wetland area and she 
would hate to see that destroyed or built upon. 

Jennifer Avotte. 3098 NW Greenbriar Place, submitted written testimony (Attachment H). 
She said she has been testifying on behalf of Seavey Meadows for 20 years. The proposal 
should be denied for several reasons. In the discusiion on the ~eta i led Development@lan, 
she heard no consideration about avoiding impacts to the surrounding wetlands. Ms. 
Ayotte reviewed her career history and said she is currently the manager of the Benton Soil 
and Water Conservation District. Over her career, hundreds of thousands of dollars have 
been spent restoring wetlands because they are a valuable asset. This land, which is 
owned by the citizens, should be protected for its wetland value. Using public funds to 
destroy this wetland whiie using other pubiicfunds to create wetland is at cross purposes. 
Ms. Ayotte asked the Commission to deny the proposal, to not lose this valuable wetland 
through poor planning, and to not be sold a package that purports wetland protection when 
it is actually wetland destruction. 2 - 

.y 

Adam Nilsson, 3410 NW Grant Avenue, said he grew up next to a wild area and watched 
2: 

i! it get fragmented and eventually disappear. He said the Seavey Meadows area is adjacent 
to a high protection riparian area, making it significant. The fact that the property had an o 
aborted development on it is no reason to fragment a wetland. Mr. Niisson loves Corvallis, 

m 

but he has seen quite a few poor planning decisions. As long as the community lets 2 
money talk louder than reason, it will be losing habitat to short-sighted ideas. He said let 
us just slow down and live in a nice place; there is no reason to develop everything. 

Mark Knapp. 131 NW 4th St M07, said that when citizens desire preservation of land for 
wildlife habitat, the biggest obstacle is usually the inability to put the land into public 
ownership. Here, we have land, Seavey Meadows, that is already publically owned, and 
the City government is choosing to develop this scarce and valuable habitat. Mr. Knapp 
asked several questions of City Staff, including: 

What makes Staff believe that continued growth is sustainable? 
When did the City and WNHS first discuss the idea of building houses on the wetland 
of Seavey Meadows? 
When did the Planning Division provide its first assistance in creating the current land 
use application? - When was the public first able to see the land use application? 
How much free time does the typical resident have to review land use applications? - what was the purpose of the Natural Features Inventory, given the insidious Minimun 
Assured Development Area (MADA) provisions that allow for destruction of natural 
areas? and, 
Which land survey was used to determine the acreage maintained throughout the 
application and staff report? 

Mr. Knapp said he concurs with the testimony of Pat Muir. He requested a one-month 
extension of the hearing so people have more time to read the lengthy proposal. 
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The Chair reminded that testimony should be directed to the subject application. 

Pat Conawav, 1825 NE Seavv Avenue, said she supports the testimony submitted by Pat 
Muir and she believes it is ridiculous to build low-income housing on wetlands. 

I. Neutral testimony: 

The Chair reminded people that speaking neutrally removes rebuttal rights 

Garv Rodaers. 950 NE Anqelee, said he owns and lives in the home that will have the most 
impact from this development. He said during the 1996 storms, many of the cottonwoods 
broke and he is afraid that some of the remaining cottonwoods will break and land on his 
shop. Mr. Rodgers said the proposed landscape plan leaves the largest cottonwoods and 
he would like to see them removed. He said he would love to see the sidewalk on the west 
side of Conser completed for safety reasons. Mr. Rodgers also asked about any plans for 
a bus shelter and covered bicycle parking, and said it would be good to have access to the 
sidewalk from the northwest corner o i  the development. 

Emelv A. Dav, P. 0 .  Box 268, said she has lived about one-quarter mile north of the 
proposed development for 11 years. She is speaking from the standpoint of a pedestrian 
who walks through tine area pushing her husband in a wheelchair, as weli as a driver who 
travels the area several times a day. She said that: - The ground is soggy and storm water sheet flows across the sidewalk from the field 

across from the proposed development through the month of May. - NE Conser Street is crumbling. The street has been reconstructed from the creek 
down through to the extension of Walnut, and three large sections north of the creek 
were patched last October. 
NE Conser Street is used as a bypass around traffic control systems, often in excess 
of the posted speed limit, 
Two areas, which she pointed out, contain what she considers to be blind curves. - There is a lot of wildlife in the area. 
She is concerned about the proposal for units 1, 2, and 3, that having a low fence 
along NE Conser Street will expose kids and dogs to an area with a lot of traffic that 
people tend to take at a very fast speed. 
She requested there be a condition of development requiring construction traffic to 
use Walnut and Circle, that there be some speed mitigation, and that the sidewalk on 
the west side of Conser be completed. 

Questions from the Commission: 

Commissioner Howell referred to the testimony that there is no certainty that the City will 
put a conservation easement on the remaining 27 acres. Community Development 
Director Gibb pointed out the letter from the City Manager to Mr. Moorefield (Attachment 
I) that lays out the past decisions and direction of the City Council regarding the creation 
of a conservation easement. Mr. Gibb said staff would anticipate placing a conservation 
easement on the undeveloped site in conjunction with the filing of a final plat. 
Commissioner Howell said it is awkward to assume a change that has not yet been 
approved. Brief discussion followed. Mr. Gibb said staff could come back with ideas on 
how to better formalize the fact that a conservation easement will be placed on the 
property, while still being consistent with the original Council direction on how this is to 
move ahead. 
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Commissioner Hann said the testimony seems to indicate there has been some 
advancement of the wetland area since the first survey. He asked whether this indicates 
that, with the road acting as a barrier, there is some reclamation of wetlands. Planner 
Young said he is not a wetlands expert and cannot say for sure. 

Commissioner Hann expressed concern that, if the Planning Commission denies the 
application, an appeal would go to the City Council. Planner Young said staff has 
discussed this with the City Attorney. The City Council is the appropriate body to hear an 
appeal and is also the appropriate body to make decisions regarding land under City 
ownership. Decision makers are expected to be fair and impartial. Director Gibb added 
that the City went through a public process many years ago to develop the chosen 
alternative, which is limited development and conservation of a majority of the site. 

Commissioner Hann expressed concern that the original approval in 1982 was made 
during a very depressed time for Oregon. He also expressed concern that there has been 
no public support for this project and that this may not necessarily be something that the 
community still supports. Director Gibb noted that the Planning Commission will need to 
base its decision on the review criteria. 

Commissioner Howell referred to testimony about ihe lack of evaluation regarding impacts 
of this development on t i e  surrounding wetlands. Planner Young said staff has to work 
from the applicable criteria. The development site contains locally significant but not locally 
protected wetlands, surrounded by locally significant and locally protected wetlands. He 
said it is staff's view that the impacts on this site would be more contained than in other r; 
scenariosdue to the fact that it is relatively flat, 2 

C 
C 

Commissioner Gervais said she is concerned because there is no data to indicate where i? the water on this site will go. She believes she is being asked to choose between the goals 
of affordable housing and wetland preservation. o RI 

C 

Commissioner Weber said the Division of Staie Lands (DSL) permit will require the 3 
applicant to submit a surface water management plan which shows that all historic flows, 
patterns, and rates are maintained. 

J. Rebuttal by Applicant: 

David Dodson said the Natural Features Inventorywas undertaken to balance the need for 
urbanizing lands within the City limits and preservation of natural features. He asked the 
applicant's wetlands expert to comment. Jeff Reams said he was chosen to go through 
the permitting process following the regulations of the DSL and Army Corps of Engineers. 
The delineation found that 1.65 acres of very degraded wetlands would be impacted. 
Following DSL guidelines, the applicant will do onsite mitigation, restoring 1.75 acres of 
uplands north of Conser Street. There are strict guidelines regarding the planting of native 
vegetation, as well as a five-year monitoring plan. Removal of the berms will result in a 
more contiguous wet prairie. 

Mr. Dodson clarified that when he referred to the cottonwoods as seedlings, he meant that 
the trees were likely grown from seed that blew ~nto the area and were not planted trees. 
He acknowledged that many of the trees are quite large. 

Mr Dodson referred to concerns about the lack of separat~on between the project and the 
adjacent wetlands He reviewed the proposed 48-inch tall fence along the perimeter of the 

Planning Commission April 2. 2008 Page 16 of 18 



project, which is intended as a defining edge, acknowledging that this will not keep people 
or dogs from entering the wetland area. 

Mr. Dodson said a solar study was submitted and is available through City staff. He said 
the bus stop will remain in place and bicycle parking will be provided based on Land 
Development Code standards. Regarding the requests for completion of the sidewalk on 
the west side of Conser, he said the applicant is meeting connectivity requirements and the 
sidewalk should probably be addressed as a CIP project. Mr. Dodson referred to concerns 
about the lack of assurances for protection of the adjacent wetlands, and said the applicant 
will work with the City to develop a condition to provide additional assurances, if that is 
possible. 

Mr. Moorefield referred to a statement from Commissioner Hann about a possible 
advancement of the wetland area. Mr. Moorefield said he understands that there was no 
advancement, but that the change was due to the first delineation being incorrect. Jeff 
Reams affirmed that to be correct. 

Mr. Moorefield referred to statements about the need to balance competing interests. He 
said the development site has been changed, the ground has been compacted, and it 
primarily contains invasive species. In this case, 1.65 acres of degraded wetlands are 
being destroyed, but there is an opportunity to get 1.75 acres of higher quality wetlands 
across the street, as well as a place for affordable housing. Mr. Moorefield believes this 
results in a plus. 

Bruce McCune referred to the statement that a public process led to the decision that this 
area should be developed. He said he was on that committee and the first thing the 
chairperson said was that the committee would not consider any proposal that did not 
include development. The neighborhood was told from the very start that the proposal for 
an open space park could not be on table. Mr. McCune referred to comments that the 
proposed site is degraded. He asked what Commissioners would do if they owned the 
largest wetland in the City and a small area in the middle of it was degraded. Would they 
restore the degraded area or build houses on it? Mr. McCune said this is a truly significant 
area and he would challenge officials to show him another one that is as large or as intact. 

David Lane said he supports affordable housing, but he does not believe this is the right 
site. In response to his inquiry, the applicant clarified which trees are proposed for 
removal. 

The record will be held open until April 9, 2008, 5:00 p.m. for additional written testimony. 
The applicant will have until April 16, 2008, 5:00 p.m., to submit final written argument. 
Deliberations will be held on Wednesday, April 16, 2008, at 7:00 p.m. 

L. Additional time for applicant to submit final arqument:: 

The applicant waived the additional time to submit written argument. 

M. Close the public hearinq: 

MOTION: Commissioner Bird moved to close the public hearing. Commissioner Trelstad 
seconded the motion and it passed unanimously. 
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V. OLD BUSINESS: None. 

VI. NEW BUSINESS: 

A. Senior Planner Kevin Young advised that the April 23, 2008, special Planning Commission 
meeting has been canceled. 

A. Community Development Director Gibb advised that the planning group that is working on 
the downtown urban renewal district has decided not to pursue placing the issue on the 
ballot this November. The group will continue its work with the intent of being ready for a 
vote in May, 2009. 

VII. ADJOURNMENT: The meeting was adjourned at 11:35 p.m. 
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Attachment A of these minutes 
refers to a different hearing that was also held 

on April 2, 2008, and so is not included 
with these attachments related to 

the Seavey Meadows hearing 



City Manager's Office 
501 S W  Madison Avenue 

PO Box 1083 
Corvalhs, OR 97339-1083 

(541) 766-6901 
FAX: (541) 766-6780 

e-mail: c~ty.rnanager@c~.co~ail~s.or.us 
ENHANCING COMMUNITYLIVABtL~ri 

Jim Moorefield, Executive Director 
Willamette Neighborhood Housing Services 
257 SW Madison Avenue, Suite 113 
Corvallis, OR 97333 

Dear Jim: 

This letter clarities the City's intent with regard to implementing protections for the portion of City-owned Seavey Meadows 
land that will not be developed as your organization builds affordable housing in the Seavey area in the near future. In 2004, 
WNHS was seiected by the City Council to build affordable housing on a site containiog up to five acres in the Seavey 
Meadows area. Seavey Meadows consists of a total of appro*tely 32 acres. A joint Division of State LandsICorps of r- 
Engineers removal-fill permit bas been issued to allow the wetland disturbance and mitigation that will resuit kom your T 
housing development activities. 2 

C 
C 

As the City Counciiconteqlated options for a, 
E of 2004, it also discussed the longer-tern future of the surrounding land that the City will continue to o m .  Consistent vnth ie 

approval of the original Seavey Meadows housing development~wetland protection plan in 1998, the Council concluded that a O 
conservation easement should be put in place on undeveloped land to  assure the desired level of local protection. Staff will m 

C 

forwa~d conservation easement paperwork to City Council once your land use application has received iinal approval a d  the 3 
areas of deveiopment and conservation are certain. 

Staff is also recomendmg, in conjunction with placement of a conservation easement, that City Council consider changing 
the land use designation for the Seavey area surrounding the WNHS housing development site &om Residential to 
Conservation-Open Space, and then shifting management of the City-owned portions of Seavey Meadows irom the 
Cornunity Development Depamnent to the Parks and RecreationDepartment. The latter would then determine, in 
conjuacdon with the placement of the conservation easement, how best to manage the healthand use of the property 
consistent with other City-owned natural areas. 

Please contact me rf you have questions about f h s  letter or the City's mtent mth regard to the future uses and dengnahons of 
its Seavey Meadows-area property 

Y ~ o n  S. Nelson 
City Manager 

Attachment 6 
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Seavey Meadows (PLD08 -00001, 
SUBOS-00001) 
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RECEIVED 
March 23,2008 

To: City of Co~al l i s  Planning Division 

From: Cliff and Barb Berg 

MAR 2 4 2008 

&mnnity Development 
Planning Division 

We are somewhat reluctant to submit testimony concerning the Seavy Meadows development plan 

under review, since the consensus in our neighborhood seems t o  be that the city will do whatever it 

wants to do with the property despite its classification as a wetland. Additionally we realize this 

testimony is only anecdotal and certainly not scientifically or legally researched. When we moved here 

from Albany in 1993 we inquired of our realtor about the  status o f  the open area and when and if it 
would be built on. They stated it was a wetland and b y  law could never be built on. We are not so 

naive that we believe everything said while looking at property. However, when finding out that the city 

owned a portion of the property we felt assured that Corvallis w i th  its environmental conscience would 

never allow building on such property especially i t s  portion. 

Since then, i t  seems time and time again that building on the wetlands especially by private entities was 

not permitted by different authorities. Vie recali attending several public hearings concerning this 

property and the different proposals seemed to be denied at least from our perspective. However, just 
Q) V- 

as often a new proposal emerged thus denying previous actions. Now another proposal, this time by 2 
the city, has come forth. Has the status of the wetlands changed to justify such a proposal? C 

s 

When walking in the area we have noted the city erected signs that state something to the effect E 
C 
0 

"Seavy Meadows ... sensitive wetlands ... no vehicles permitted". Now we not only are being asked to m 
allow vehicles but also construction in the area. This construction will not only destroy a sensitive and 2 
valuable resource, but require a large amount of fill t o  bring it up to required grade. This fill will only 

worsen "sheet flooding" that came within inches of ou r  neighbor's backdoors during the floods of 1996. 

An interpretive sign in the Jackson -Fraiser wetlands states that 57 per cent of the Valley wetlands have 

been destroyed. Is the city of C o ~ a l l i s  being a good land steward by adding to that amount? We 

respectively oppose any activity on this resource. 

Thank You 

Cliff and Barb Berg 

995 NE Angelee Place 

Corvallis, Or 97330 



To: Members of the Corvall~s Planning Comnlission / 1: 
From: Dr. Patricia Muir, Plant Ecologist. 1840 N E  Seavy Ave.. Corvallis, OR 97330 vb ' 
Re: Land Use Public Hearing on Seavy Meadows (PLD08-00001. SUB08-00001) 

Date: March 27, 2008 

It is hard to believe that 1 am testifying yet again against development in the Seavy 
Meadows wetland area in NE Corvallis, but here I am. I have been involved in land use 
issues in this area for nearly 20 years now, and over that time, I have seen the wetland 
open space acreage shrink by approximately half to its current approxilnately 30 acres. 
By now, we are talking only about land that is owned free and clear by the City of 
Corvallis -this isn't a private land use issue by any stretch of the imagination. Further, 
the land under discussion is part of the wetland complex that comprises planning units 
N-SEQ-M70-1 and N-VIIL-W-3, which were granred "locally significant" status under 
the Natural Features Provisions of the Land Development Code, implemented in Dec. 
2006; most of the area was also granted "locally protected" status at that time. 

I want to maice it clear that: 

e I did not receive the notice and invitation to comment on this proposal that the 
Staff Report indicates was mailed on March 11,2008 (see page 3). I would have 
commented zt that time had I received the  notice. 
I live over % mile from the subject property, on Seavy Ave. near its intersection 
with HWY 20. This area will not itself be directly affected by the development - 
that is; t h s  isn't a "not in my back yard" issue for me. 

e My opposition to development in the area would be just as fierce as it is today if 
high end housing were being proposed - I have nothing against moderate or low 
income housing. 

e My opposition has nothing to do with the details of this particular development 
plan. I attended all of the public information meetings that Willamette 
Neighborhood Housing Services sponsored at Cheldelin Middle School over the 
past year or so; and I believe that the architects and planners associated with the 
prqject have worl;zd hard ?a develop a good plan for the project - or as good a 
plan as is possible given that the proposed development site contains lands that 
have been deemed "locally significant wetlands." 

What am I concerned about? 

(1) I am concerned about the lack of comprehensive ~lanning evidenced in this case. 
You, the Planning Commission, are being asked to make a decision about one portion 
of a city-owned piece of land that has a11 old planned development overlay on it 
(dating back to 1982, Seavy Meadows Planned Development; see Attachments B & 
C in the Staff Report) without simultaneously making binding decisions concerning 
the disposition of the rest of the area. I believe that a Major Modificatio P E c E I ~ ~  Conceptual and Detailed Development Plan should not be made pieceme .a 



(2) A hearing on this proposed development should simultaneouslv address a plan for 
the remaining acreage. City staff indicate t h a t  they "plan" to (or "agree to") establish 
a conservation easement (or open space park designation, depending on what you 
read) on the approximately 27 acres of the Seavy Meadows wetland that would 
remain afier the proposed development is completed. (This is alluded to more than 
once in the Staff Report prepared for this hearing - e.g., see pages 5; IS, 64 [which 
claims that "Because of surrounding wetland areas thaf will be preserved.. ." [italics 
mine -there's no guarantee on that preservation!], 162 and page 164, Item D2.) Page 
7 and Attachment L-1 in the Staff Report (p 168, "Staff identifi ed applicable decision 
criteria;" Land Development Code section 2.0.50.16) notes thaf $more than one 
application i s j led  at a time for a spec[ficproperty or  development, all shall be heard 
by the Planning Commission at the same meeting. The Staff Report indicates that a 
decision to preserve the remaining acreage at Seavy Meadows is tied to completion of 
the proposed development - that is, "more than one application.. ." is implicit in 
this plan. You shouid rehse to hearths case until the City formalizes and brings up 
for public comment its plan to conserve the rest of Seavy Meadows under a 
conservation easement or as an open space park. 

(3) The wetland delineation for the subiect Drouertv is still under review bv the 
Division of State Lands (DSL) and the Armv Corns of Engineers (COE) (e.g., see 

.i 

page 14 of the Staff Report, referring readers to Attachment I ,  which contains review V 
materials submitted to DSL and COE). We know that most of the affected property 2 
has been delineated as jurisdictional wetland in the past, and that designation is iikely .- 

C 

to continue, but a decision should not be made until the most recent wetland 
delineation is either upheld or contested bv those agencies. In fact, my reading of 

i! 
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0 

materials in the Staff Report indicates that it may be illegal to make a decisio~l in lr m 
advance of such a determination, given that, according to Page 207 in the Staff 3 
Report, Land Development Code, Section 4.13.40, Procedures "...application must 
accurately indicate locations of signiJicant ~ ~ e t l a n d  area and location ofproposed 
development. " And b.1. "Site Plan must include graphic depiction of all wetland 
boundaries as indicated on Corvallis Local Wetland inventory Map.. ." How can 
these criteria be met if DSL and COE are still in decision-making mode about the 
most recent delineation?? 

(4) Residents in the area and local environmental groups, including Marys Peak 
Chapter of the Sierra Club, Audubon Society, the Corvallis Environmental Center, 
and Benton County Soil and Water Conservation District have provided, in the past, 
statements of support for preservation of Seavv Meadows as an open space park -- see 
http:/lcomcast.netl-seavvaveiseavv.htm1) for the open space park concept that has 
been developed over the years. Further, residents of the area were vocai about 
suo~orting designation of Seavv Meadows as a locally significant and protected 
wetland under the Natural Features Inventorv project. For example, if you look at the 
Draft Naturai Features Project Implentation Public Comments and Submitted 
Information from September 9,2004, you will see that only nine (9) written 
comments were submitted and over half (five) of these focused on Seavy Meadows in 
particular, all calling for it to be given "locally protected" status. To my knowledge, 



no resident of the area has ever testified in faxlor of development in the Seavy 
Meadows area before the City Council or tile Planning Commission in all of the years 
that proposals have been brought forth (and sometimes approved, for nearby areas of 
the hl~aao\ss..  T'ncsc cc~l~ccrns ratst issue, r c ~ ! a r d i ~ i ~  cri!eri~ i.cl:l~ed I O  comna~inili~~. 
- e . ~ . .  I.and Devrlopmtnt C'odc. 2.5.40.01, section a.2 Fron~ S;af!'Reoor: 
~t t ichment L-2, Re;iew Criteria; Page 171). You Commissioners are charged with 
considering the compatibility of the proposed development with "uses on a site and 
uses relationshzp to neighboringproperties. " The "neighboring properties" are 
almost exclusively "locally significant (or protected) wetlands," and "uses" include 
those of the plants and animals who rely on the  habitat that the wetlands provide and 
of the people who exercise, walk dogs, bird watch, and so forth in the area. 
Protection of the entire area as an open space park would be compatible with these 
uses and neighboring properties; building 4 3  dwelling units in the middle of the area 
is not. While the staff report claims that compatibility requiremenrs are met because 
of the existing zoning (PD(RS-I 1211, most o f  the area that i~nmediately surrounds the 
subject property has not been developed, hence the proposal is not compatible with 
the existing conditions on the site. 

(5) I do not see how the proposed development complies with Land Development 
Code Section 2.4.30 "Tentative Plat Review Procedures", .04, Review Criterion, 
2 -Preservation and/or protection of significant natural features, including 4.13, 
riparian corridor and wetland provisions and Criterion 4 -Excavation and grading 
shall not change hydrology.. ..water quality and quantity that supports locally 
significant wetlands - subject to Chapter 4.13 relating to riparian corridor and 
wetland provisions. (See Staff Report Attachment L-2, page 168 for these criteria.) 
How does building housing in a simificant natural feature foster its preservation and 
orlprotection? (The ciaim of compliance on page 11 of the Staff Report, "...proposed 
Planned Development will eliminate the need to encroach into protected wetland 
areas ..." is bogus. Even if we take "protected wetland" to mean designated as such 
under the Natural Features provisions in the Land Development Code as implemented 
in Dec. 2006 (which applies to all of Seavy Meadows except the subject property, 
which is designated "significant" but not "protected") the deveiopment will encroach 
-many more people, dogs and cats in the area; added traffic; noise; light; and altered 
hydrology all will encroach! For the same reasons, the Staff Report's claim @age i6) 
that "Locally significant and locally protected  letl lands on adjacent properties will 
not be afected. " is basically nonsensical. You cannot put 43 dwelling units in the 
middle of a piece of wetland without affecting much of it.) How do the elaborate 
plans for storing rain water runoff in open detention facilities (and so forth - see 
pages 82 and 96 in the Staff Report) for madual release into the City sewer svstems 
protect tlne water quantitv that feeds the adjacent wetlands? From the same section of 
the Staff Report, Land Development Code Section 2.5.20, Purposes, section c - 
"Preserve, to the grealesf extenr possible, existing SigniJicant Natural Featu~es ... and 
use such features in a harmoniousfashion. " .4gain; how does the proposed 
development comply with this criterion? I'm sorry, but it simply does not - housing 
in the middle of a wetland is not "harmonious" no matter how carefullv the housing is 
designed and constructed! 



(6) The plan to develop this area, approved in 1982 and modified in 1991. is old. It 
predates the full understanding of wetland values that we now have. predates most of 
Seavy Meadows having been delineated as iurisdictional wetland. and predates it 
subsequently being designated as a "locallv significant wetland" or "locally 
significant and protected" (depending on which piece you are talking about) by the 
Natural Features Inventory. These changes over the decades that have elapsed since 
that PD was approved should put the entire plan back on the table for review and 
revision, not just a piece of it. 

(7) I ah stmcic by a real hypocrisy on the part of the Citv. which prides itself on 
being a "green community." The City of Corvallis website's front page trumpets, 
"Country Home magazine named Corvallis a s  the 2008 Best Green Place to live in 
America." Signs on entry to Corvallis proclaim its bicycle and tree friendliness; 
"sustainability" is the buzz word in public meetings. The City undertook a widely 
publicized Natural Features Inventory. paying lip service to the importance of 
protecting natural features that were recognized as being "locally significant" or 
"locally protected." Yet here we have that same city seeking out development on a 
portion of a wetland that the Inventory deemed as "locally significant" (and would 
have deemed as "locally protected" if development wasn't pending on it!) Note page 
220 in the Staff Report (Attachment M-6), which states, "In 2004, the City of 
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Corvallis proposed that Willarnette Neighborhood Housing Services take the lead 2 
role in development of aportion of vacant land alone Conser Street in NE Corvallis. " * 

s 
Why should the city be in the business of soliciting development on city-owned 
Iocally significant wetlands? I recognize the existence of Minimum Assured 
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Development Area (MADA) language in the City's Building Code. This language C m 
was approved in large part so that land owners would not be unduly burdened if some 3 
or all of their land was deemed to be a locally significant natural feature. MADA 
code does not mean that that amount of area nlust be developed; underutilizing the 
MADA is legitimate and appropriate, particularly for this case where the City is the 
land owner!! I also recognize that the City can argue that it could develop on even 
more acreage in this vicinity under MADA provisions, but I contend that it should not 
be in the business of selling valuable wetlands to developers, no matter how virtuous 
the plans of those developers are. 

(8) I am concerned about the City's planned mitigation for the fili that would occur 
on a portion of the area to be developed. First, the City does not have a good track 
record when it comes to mitigation for wetland losses. Witness the fiasco in the 
triangle of land provided by the intersection of Walnut Bivd, "new" Conser Ave and 
"old" Conser Ave, where the city claimed it wouid accomplish some of the required 
mitigation for wetland losses that occurred when Walnut Blvd was extended to meet 
Circle Blvd. Last I knew, Division of State Lands had found this attempt 
unsatisfactory, and the City was undertaking "mirigation" elsewhere instead. Second, 
the proposed mitigation would involve removd of raised earth berms that run around 
the perimeter of portions of Seavy Meadows and run through it in some spots. 
Removal of these is likely to cause far more disruption than assistance. and they 



actually provide valuable cover and habitat heterogeneity for wildlife in the area. 
Further, they would provide places for people to walk while keeping their feet dry 
during the many months of the year that Seavy Meadows supports standing water, 
which would be useful if it were an open space park. 

My bottom line concern is, of course, for t he  wetlands and the values they provide, 
but you are all aware of those and I won't g o  into them here. A permit to place fill on 
a portion of this site has been approved by Division of State Lands, so you probably 
can't vote against this proposal on the basis o f  wetlands alone. However, please 
recall that Seavy Meadows is, as far as I know, the largest intact piece of wetland 
within the Corvaliis city limits. Intact, functioning wetlands have become very rare 
over the past century. The City should set an example of natural resource valuation 
by putting a conservation easement - or open space park designation - on all of the 
remaining acreage of Seavy Meadows as uart of a comprehensive approach to land 
use. Its doing so would lend support to the perception of it as a truly "green" town, 
concerned about sustainability and valuing open space and nahual features. Its not 
doing so undercuts this perception and, if development occurs, news of the action 
should be spread far and wide. 

Thank you for your time in deliberating on this important matter. Please consider 
whether future generations will benefit more from protection of Seavy Meadows as 
open space that provides recreational opportunities for the public as well as habitat 
and ecosystem functions or from housing plunked in the middle of the wetland. 



March 26,2008 
RE: Cowallis Planning Commission hearing, April 2, 2008, Seavy Meadows 

~0mmunityDevelopment 

To the Members of the City of Corvallis Planning Commission: Planning Dr\ls~on 

As you review the latest developnlent application f o r  the 3.5-acre plot situated within the 
valuable Seavy Meadows Wetland (PLD08-00001, SUB08-00001), I ask that you consider not 
only the ecological importance of the space but remember the history and community value of 
the area as well. I spent the first 18 years of my life playing with my neighborhood friends in the 
wetland, in doing so learning about the value of wetlands within the Willamette Valley. My 
friends and I considered Seavy Meadows to be such an asset to our neighborhood and the 
surrounding area that we independently formed a group we called Kids Against Destruction 
(KAD). Together we wrote and, shyly, delivered several testimonies in front of the City Council 
when we were only eight or nine years old. It is incredible to me that eight year olds were able 
to grasp the obvious importance of the wetlaiid but that ten years down the road, the battle with 
Seavy Meadows has yet to be settled. To me, it seerns clear that the negative environmental 
impacts associated with developing the land far outweigh the benefits of a small patch of low- 
income housing. 

As I am sure you are well aware, only one quarter o f  one percent (less than 1000 acres) of the 
original wetlands within the Willamette Valley exist today. Although this 3.5-acre piece may V) 

seem like an insignificant drop in the bucket, wetlands are rare enough that each drop counts. T 
Wetlands perform valuable services that are not easily replaceable. Because wetland soil is slow 2 - 
to percolate, wetlands regulate flooding during peak stormflows by serving as storage facilities c 
for large quantities of water that would otherwise have nowhere to go. Additionally, wetlands g 
reduce non-pomnt source pollution by filtering out contaminants before the water returns to the r 
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main bodies of water in the area. Wetlands provide habitat for a variety of plant and animal m 

species, including the Western Meadowlark, a bird that is included on the Oregon Sensitive 3 
Species List as "Critical." Seavy Meadows provides an ideal habitat for the Meadowlark, with 
large, open, grass-dominated areas for nesting. Developing the 3.5-acre plot situated within the 
wetiand would disturb the enhre area, making it less suitable for the Meadowlark's specific 
nesting criteria. Tufted hairgrass, Pacific treefrogs, Camas, and the Co~nmon Snipe are anlong 
the multitudes of other native species that call Seavy Meadows their home. 

In addition to S e a ~ y  Meadows filling a necessary ecologicai roie within the Corvdlis and Eenton 
County communities, one must remember that wetlands are no? viable options for housing 
developments. Seavy Meadows is underlain by Dayton Soil, a soil composed of silt-loam clay. 
Dayton Soil was designated by the Benton County Soil Surveys as unfit for construction 
Because the soil of the seasonal wetland swells when wet in wlnter and shrinks dramatically as it 
dries in summer, it is inclined to suddenly slump or shifi whlch can result in cracked or unstable 
foundations. While driving along Conser Boulevard (a road that was constructed on top of 
wetlands that are adjacent to Seavy Meadows), one can observe frequent large cracks and 
buckles in the road that are a result of the shrink and swell of the unstable ground. For a large 
part of each winter, Seavy Meadows appears to be a shallow lake rather than a grass prairie. 
Putting houses on top of this land will do nothing to change its natural tendencies to become 
saturated during the winter months. I believe we should build low-income housing in an area that 



is suitable for construction and will not require frequent, possibly expensive, repairs after a short 
amount of time. 

Several years ago, 1 was thrilled to learn that the local Natural Features Inventory recognized 
Seavy Meadows as a Locally Significant Wetland. I ask that we take this one step further and 
preserve Seavy Meadows as a Locally Protected Wetland. Although the need for low-income 
housing may be pressing in tile Corvallis area, I hope that you are able to see that construction on 
the meadows is a poor decision when thlnking about the long-term success and ease of a housing 
development. Construction will also have a profound negative impact on the health of the 
wetland itself, on the animals and plants that make Seavy Meadows their home, and on the 
general ecology of the surrounding area. 

Beyond the environmental importance, the preservation of Seavy Meadows would be a 
vindication for a neighborhood that has invested ail incredible amoul~t of time and energy in 
repeatedly battling off eager development proposals. It would reinforce the importance of 
community involvement and the power of the people, letting others know that in fact, Margaret 
Mead was right when she so wisely said, "A small group of thoughtful people could change the 
world. Indeed, it's the only thing that ever has." I would be able to te!! my Fliture children the 
story of KAD with a happy conclusion, perhaps inspiring them to take on challenges that at times 
will seem insurmountable in order to create change that they know is for the best. 

Thank you for your time. 

Sincereiy, 
4- v r i " d  

Sara Muir McCune 
345 Boyer Ave. 
Walla Walla, WA 99362 

Formerly: 1840 NE Seavy Ave, Corvallis, OR 97330 

References: 



From: 
Sent: 
To: 
Cc: 
Subject: 

Davisson, Larry [larry.davisson@hp.com] 
Monday, March 31,2008 2:26 PM 
young, Kevin 
Edith Agoff; id.raftboy@comcast.net 
Statement Regarding Land Use Public Hearing on Seavy Meadows (PLD08-00001, 
SUB08-00001) 

To: Members of the Corvallis Planning Commission 
From: Larry Davisson, Resident at 2560 NE Seavy Circle, Corvallis, Oregon 
Re: Land Use Public Hearing on Seavy Meadows (PLD08-00001, SUB08-00001) 

I completely agree with and support the Muir Imperative (Patricia M1uir's statement) and 
urge you to vote against the proposal. 

At an earlier planning meeting with the development company, the company representative 
painted our objections as NIMBY. In my case and in the case of many others, the man could 
not have been more wrong. I object to this project but I also think the developer is 
addressing a need for additional quality lower cost housing in our area and will welcome 
my new neighbors to the area if this project goes through. 

I object to this project because, as a resident in the area, I am aware Seavy Meadows has 
valuable and "significant natural features" that will be degraded or entirely lost if this 
development goes through. At the earlier planning meeting, where the neighborhood 
attendees were in effect called NIMBYs, I put a question of the value that will be lost if 
these homes are put into the middle of the meadows. Not surprisingly, the developer had 
no answer to my question. After all, his job is to develop properties - -  any discussion t- 
of lost value due to degraded natural features does not further his agenda. No attempt to 9 
quantivy the value of the natural features has been made in this plan. Seavy Meadows is h 
living ecosystem that has high value to its current residents and neighbors. As more C 

s 
wetlands private hands disappear to other development projects this resource will become 
rare and its value will increase over time. I urge the Planning Comission to place an 

.c appropriately high value on the natural features of this area and to protect them for the 
benefit of the city, the areas current users and for future generations. 

.y a * 
The potential piecemeal destruction of this wetland area is especially objectionable. Only 

Q 
details for developing 3.5 acres are contained in this proposal with vague references to 
protecting the other areas in the wetland. What about the remaining 27 acres? What are 
the detaiis behind the city's plan for these areas? How can the commission vote on this 
proposal without without these details? This proposal is an incomplete offering and I 
feel that a whole other set of issues lie behind the undisclosed details. 

As Patricia Muir sums up in her letter, I urge the planning commission to: 

"Please consider whether future generations will benefit more from protection of Seavy 
Meadows as open space that provides recreational opportunities for the public as well as 
habitat and ecosystem functions or from housing plunked in the middle of the wetiand." 

Sincerely, 

Larry Davisson 



March 30: 2008 

City of Corvaliis 
Planning Division 
PO Box 1083 
Corvallis, OR 97339 

&-unity Development 
Planning Division 

I own 5-1/2 acres iust northeast of Seaw Meadows. and have been there since 1986. In 
fact, Stewart ~ lou ih ,  which drains much of NE Corvallis, runs through my 'backyard' 
With the development that has already occurred in Seavy Meadows, I have witnessed 
significant degradation both to this wetland and to the wildlie populations on my 
property. Animals that were once plentiful are now a rarity. Due to the decreased 
wetland area, the quality of the water in Stewart Slough is much poorer than 20 years 
ago, which means that we are dumping increased quantities of pollutants into the 
Wiamette, that used to be absorbed by these wetlands. 

I was part of a "citizens advisory committee" o n  Seavy Meadows at least 15 years ago 
At that time, I was more ndive and idealistic than I am today, but 1 remain no less 
passionate about this wetland. 

First, a few words about that advisory committee: The citizens argued against 
development, citing the usual factors which included preservation of a significant 
wetland, as well as preservation of an active wildlife comdor, and an urban natural area. 
In hindsight, our participation seemed a necessary check-off item so lhat the city could 
proceed with development as already planned. Our more passionate arguments were 
often looked at askance, as thou@ we were nutcases, intent on blocking progress in the 
name of some sort of eccentric ideals dating back to the '60s. 

I'm hoping that in the past fifteen years, with a change of city and county officials, in 
light of increasing evidence about our fragile relationship with our environment, these 
arguments will be heard in a different context. There has already been significant 
building in this wetland over the last 20 years; what has been built over is already gone. 
That's the nature of development - unless people with vis~on take a stand, development 
moves relentlessly forward until there is nothing left to save. We have an opportunity to 
preserve what is left, to take the stand that our natural areas are important and valuable in 
their own right, and to quit acting l i e  'wetland mitigation' is just as good as wetiand 
preservation. I've seen some of the mitigation that has already taken place in the Seavy 
Meadows wetland: removing hedgerows because they were not deemed a 'natural 
feature', when in fact removal of these hedgerows actually degraded the value of the 
wetland for wildlife. The hedgerows were there as a result of birds eating thelr diet of 
seeds & bemes, sitting on power lines, and.. .well.. . defecating. I know I digress here, 
but it is simply to make the point that we will always be tempted to take the 'easy way' 
out: To build, instead of to preserve. To destroy, instead of to preserve. 



Have we learned anything in ihe past 20 years? I hope so. Please vote to preserve the 
remainder of this wetiand. 

RespectNly submitted by, 

Susan Wechsler 
1820 N.E. Vine Ave. 
Corvallis, OR 97330 
541 760-3402 
susanwechsleriij)comcast.net 



Young, Kevin 

From: Manlyn Koen~tzer ~ma~l~lko@comcast net] 

Sent: Wednesday, Apr1102,2008 4 42 PM 

To: Young, Kev~n 

Subject: Seavy Meadows Development 

2 April 2008 

Corvallis Planning Commissioners: 

I heartily agree with and support the Patricia Muir's testimony on the Seavy Meadows 
development and urge you to vote against it. 

The City should not be in the business of placing housing (even "affordable" housing) on its 
own property which contains wetlands. The wetlands are more important than the housing. 

'MADA should not be used at all on this property 

o Marilyn ICoenitzer 
E? 4240 SW Fairhaven Drive 
L 
C 
C 

Corvallis, Oregon 97333 
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RECEIVED 

4-2-08 LAND USE PUBLIC HEARING 
CASE: SEAVY MEADOWS (PDL08-0001, SBU08-00001) cimlmunity Devetopmct~rl~md 

planning Division 
WRITTEN TESTIMONY AGAINST ANY DEVELOPMENT PLANS FOR THE 
SEAVY MEADOWS WETLANDS (referencing Comprehensive Plan policies: 
3.2.1, 3.2.3,4.2.1,4.2.2,4.11.1,4.11.4,4.11.5, 4.11.9,4.11.14, 5.3.1, 5.3.3, 
7.5.5, 9.2.1, 9.2.12, 9.2.4, 9.2.5, 9.3.2, 9.4.7, 9.5.1, 9.5.2, 10.2.6, 10.2.12, 10.7.5, 
11.2.1, 11.2.2, 11.3.8, 11.3.9, 11.4.1, 11.4.3, 11.4.7, 11.6.4, 11.6.7, 11.7.4, 
11.7.5, 12.2.5 and Land Development Code Chapters: 1.2, 1.6, 2.0, 2.4, 2.5, 3.0, 
3.6, 3.33, 4.0, 4.1, 4.2, 4.4,4.6, 4.10, 4.13) 

The Seavy Meadows Wetlands is part of a much larger natural system (see City 
of Corvallis' Natural Feature inventory link above) and constructing buildings on 
this wetlands will destroy the site with repercussions substantially more than 
missing out on building more housing in Corvallis. We'll make just one, but 
significant exampielpoint here . .. The State of Oregon has less than 0.25% of 
Tufted Hairgrass wetland prairie. Seavy Meadows has 25 acres of Tufted 
Hairgrass wetland prairie. Well, one more example . . . the destruction of 
wetlands has been proven to be linked to the (State of Oregon list) of species 
extinction of the Western Meadowlarks, which have been seen and heard on the 
Seavy Meadows wet.lands. 

From Gazette-Times, Sunday, March 30, 2008, "Wetlands," page A6 

"We're going to reach a point where there's no land to mitigate on," 
Pascone predicted. "I envision it maybe stopping development in 
the valley unless the government steps in and creates some more 
wetlands banks." Further in the article, Cynthia Solie of the Oregon 
Cascades West Council of Governments states that "we're going to 
try to avoid wetland impacts . . ." 

We completely agree with the following statements from the Seavy Meadows 
website, htt~:llhome.comcast.net/-seawave/seavv.html confirm that building 
construction sites on the Seavy Meadows wetlands is unthinkable. How can we 
advertise our city to others as a 'green city' and 'a positive impact on the 
environment' by considering the destruction of wetlands for supposed cheap 
housing??? We cannot. We can't voice our concerns any clearer than below! 

- Seavy Meadows, including the area proposed for development, 
has been declared a significant feature in the City's Natural Feature 
Inventory. This does not preclude development, but it should be a 
factor to be considered. 



- WNHS proposes to use State and Federal tax dollars to subsidize 
the housing at Seavy Meadows. T h e  people of Corvallis already 
bought the land once, after it acquired the property and associated 
debt by foreclosure. The debt has been paid off -- you now own it 
free and clear. Now WNHS wants y o u  to pay for it again, using your 
money to build low-income housing - 

- People who buy the units will o w n  the dwelling but won't own the 
land, and they will have caps set o n  the profit they can make by 
selling the house in the future. It's hard to think of a stronger 
DlSincentive for maintaining the properties and for encouraging 
long-term, stable residents. 

- The planned development is more or less in the center of Seavy 
Meadows, fragmenting the wetland and reducing its value as open 
space and wildlife habitat. 

- Building hausing for low-income people in wetlands is unethical or 
worse. This seems to discriminate against financially 
disadvantaged people and racial minorities. It seems likely that this 
violates City, State, and Federal laws against discrimination in the 
use of ~ub l i c  funds. 

From February 12, 2002 letter from Steve Lindsey, Associate Planner, 
City of Corvallis, Community Development Planning Division: 

"The wetlands in the south area <Seavy Meadows, South of 
Censer> are smaller and less continguous than in the north area 
..." "The City Council, however, noted that the wetlands south of 
Sorrel Place were fairly contiguous good quality wetlands and it 
was determined that preservat~on of these wetlands outweighted 
the social and economic values related to develop~ng the whole 
area." 

There is so much new housing currently being built in the city of Corvallis that we 
don't see the necessity to destroy more wetlands to create additional, crowded 
housing, specifically, 43 dwelling units (single family detached homes, duplexes, 
triplexes, 1,700sqft community building, 14,000sq ft of landscaped play areas 
and common areas AND four- and five-unit multi-family dwelling units) on the 
proposed 3.46-acre site of Seavy Meadows - PLD08-00002, SUF308-00001, 
Benton County Assessor's Map 11-5-24 DC, as Tax Lots 500-3,700. 

Conser Street is fast becoming reminiscence of Ninth Street with its high volume 
of traffic, and a considerable percentage of those vehicles are not complying with 
the 25 mph SPEED LIMIT. We can't imagine what it would be like with 43 
dwelling units and the multiple cars per unit which would create off-site parking 



issues. And this is not considering just the tenants as there will be visitors, 
guests, family, etc., increasing the traffic volume. The noise pollution and lower 
quality of air pollution would be significantly increased, as would the sanitary 
sewer needs, the storm drainage needs - w e  don't believe the current facilities 
would easily accommodate this development proposal. We have read where 
water testing has proven that Sequoia Creek is one of the top two most polluted 
streams in the City of Co~al l is .  Draining t h e  wetlands and the run-off from the 
driveways and roadways on the wetlands will increase the pollution (higher peak 
flows of water and additional sedimentation levels) of this stream. 

From the Co~al l is  Planning Division Report to Planning Commission, PC 
Hearing, May 20, 1998, Case: PDM-97-20-Seavy Meadows Planned 
Development (PD-82-5): 

"Flooding - The majority of the site is flat, poorly drained, and at 
approximately the same elevation a s  the 100-year flood lev el (i.e. 
the site elevation is just above the 2 16' flood elevation." 

We feel that if any construction IS permitted on this 3.46 acre wetlands of Seavy 
Meadows, what is there to stop the momentumiprogress~on to building homes 
and multi-units on the rest of Seavy Meadows (north of Conser)? 

4-2-08 LAND USE PUBLIC HEARING 
CASE: SEAVY MEADOWS (PDL08-0001, SBU08-00001) 

Once again, we are are against any development 
plans for all of the Seavy Meadows wetlands. 

Henry Fields 

Eleanor Fields 

Heather Fields 

962 NE Angelee Place, Corvallis, Oregon, 97330 
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Resolution Concerning the Fate of Seavy Meadows 

April 1 998 

The long-term benefits of preserving t h e  wetland prairie in Seavy Meadows as 
open space far exceed the long-term benefits of a small amount of additional 
housing. 
The $1.2 million Bancroft debt was incurred in building Conser Avenue and 
associated sewers, which have been serving the community since 1983 (including 
hundreds of homes on cul-de-sacs off Conser Avenue). It is inappropriate to 
attempt to pay for Conser Avenue by developing a portion of the wetland. The 
debt should be paid out of the general fund. 
A new area of moderate to high density housing inserted into the middle of the 
wetland, as proposed by the City, will greatly diminish the wetlmd functions of 
the surrounding area. 
The highest and best use of Seavy Meadows for the benefit of the most people is 
as an open-space park containing a priceless piece of Oregon's natural heritage. 

We endorse the proposal of the NE Corvallis Neighborhood Association to set aside the 
entire 29-acre city-owned property in Seavy Meadows as an open-space park. 

(name) 

(representing) 

(date) 



Resolution Concerning the Fate of Seavy Meadows 

April 1998  

e The long-term benefits of preserving t h e  wetland prairie in Seavy Meadows as 
open space far exceed the long-term benefits of a small amount of additional 
housing. 
The $1.3 million Bancroft debt was incurred in building Conser Avenue and 
associated sewers; which have been serving the community since 1983 (including 
hundreds of homes on cul-de-sacs off Conser Avenue). It is inappropriate to 
attempt to pay for Conser Avenue by deveioping a portion of the wetland. The 
debt should be paid out of the general fund. 

e A new area of moderate to high density housing inserted into the middle of the 
wetland, as proposed by the City, will greatly diminish the wetland functions of 
the surrounding area. . The highest and best use of Seavy Meadows for the benefit of the most people is 
as an open-space park containing a priceless piece of Oregon's natural heritage. 

We endorse the proposal of the NE Corvallis Neighborhood Association to set aside the 
entire 29-acre city-owned property in Seavy Meadows as an open-space park. 

(name) 

(representing) 

(date) 



Resolution Concerning the  Fate of Seavy Meadows 

April 1 998 

e The long-term benefits of preserving t h e  wetland prairie in Seavy Meadows as 
open space far exceed the long-term benefits of a small amount of additional 
housing. 

e The $1.2 million Bancroft debt was incurred in building Conser Avenue and 
associated sewers, which have been serving the community since 1983 (including 
hundreds of homes on cul-de-sacs off Conser Avenue). It is inappropriate to 
attempt to pay for Conser Avenue by developing a portion of the wetland. The 
debt should be paid out of the general fund. . A new area of moderate to high density housing inserted into the middle of the 
wetland, as proposed by the City, will greatly diminish the wetland functions of 
the surrounding area. 
The highest and best use of Seavy Meadows for the benefit of the most people is 
as an open-space park containing a priceless piece of Oregon's natural heritage. 

We endorse the proposal of the NE Corvallis Neighborhood Association to set aside the 
entire 29-acre city-owned property in Seavy Meadows as an open-space park. 

(representing) 

(date) 
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Staff-Proposed Revised Conditions 
Seavey Meadows 

PLD08-00001, SUB08-00001 

Condition 24 w Abandonment of Public Utilities - A l l  existing utilities that are 
proposed to be abandoned in place shall be fully removed, unless 
otherwise approved by the City Engineer. If the City Engineer 
approves abandonment in place o f  any utilities, the utilities shall 
become the property of the overlying property owner or the HOA. 
The owner of the utilities, including abandoned utilities, shall 
register with the Oregon Utility Notification Center and locate the 
utilities upon request, as specified by OAR 952-001 -0070. 

Condition 27 &</ 
Stormwater Detention - Concurrent with development, stormwater 
detention shall be implemented. Infiltration and open storm water 
facilities shall be considered. The storm water detention facilities 
shall be designed consistent with both criteria outlined in 
Appendix F of the Storm Water Master Plan, and criteria outlined 
in the most recent version of the King County, Washington, 
Surface Water Design Manual, and shall be designed to capture 
and release run-off so the run-off rates from the site after 
development do not exceed the pre-developed conditions, based 
on the 2-year, 5-year, and 10-year, 24-hour design storms. 
Installation of the private portions of the storm drainage system 
will be subject to permitting through the City's Development 
Services Division. 

Attachment D 



To: Members of the Corvallis Planning Commission 
From: Dr. Bruce McCune, 1840 NE Seavy Ave., Corvallis, OR 97330 
Re: Land Use Public Hearing on Seavy Meadows 

(PLD08-00001, SUB08-0000 1) 

Date: April 2,2008 I 
/ 

I will give a short powerpoint presentation followed by four conc 
points: 

1.  I completely agree with and support the Muir Imperative 
(Patricia Muir's previously submitted testimony). This eloquent, 
clear statement of the land use issues strikes me as an imperative, a 
persuasive statement of the only logical outcome for this land use 
decision. The project violates several aspects of the City's Land 
Development code as listed in the Muir Imperative and should, 
therefore, be denied. 

The citizens of Corvallis have never supported development of 
this property. In all of the many hearings on this property over the 
years, no one other than developers have testified for development. 
When the fill permit application came before DSL over 50 written 
comments were received horn citizens, all opposing the permit 
Marys Peak Chapter of the Sierra Club, Audubon Society, the 
Corvallis Environmental Center, and Benton Countv Soil and ., 
Water Conservation District have written support for preservation 
of all of Seavy Meadows as an open space park 

3. The project proposes to use State and Federal tax dollars to 
subsidize housing that discriminates against low income people, by 
putting them in a wetland. Building taxpayer-subsidized 
housing for low-income people in wetlands is unethical and 
probably illegal. Doing so discriminates against financially 
disadvantaged people. 

4. The City's charter clearly states that it should "exercise its powers 
to ensure the equal protection, treatment and representation of all 
persons without discrimination, including ... level of income." The 
project therefore violates the City's charter and should be 
denied. Attachment E 



TESTIMONY RECEIVED 

March 30,2008 

City of Corvallis 
Planning Division 
PO Box 1083 
Corvallis, OR 97339 

o L 
' , % 3 0  $ 2,3720 i 

I own 5-112 acres iust northeast of Seaw Meadows, and have been there since 1986. In 
fact, Stewart  lo&, which drains much of N33 Corvallis, runs through my 'backyard' 
With the development that has already occurred in Seavy Meadows, I have witnessed 
significant degradation both to this wetland and to the wildlife populations on my 
property. Animals that were once plentiful are now a rarity. Due to the decreased 
wetland area, the quality of the water in Stewart Slough is much poorer than 20 years 
ago, which means that we are dumping increased quantities of pollutants into the 
Willamene. that used to be absorbed by these wetlands. 

I was part of a "citizens advisory committee" on  Seavy Meadows at least 15 years ago. 
At that time, I was more nave and idealistic than I am today, but I remain no less 
passionate about this wetland. 

First, a few words about that advisory committee: The citizens argued against 
development, citing the usual factors which included preservation of a significant 
wetland, as well as preservation of an active wildlife corridor, and an urban natural area. 
In hindsight, our participation seemed a necessary check-off item so that the city could 
proceed with development as already planned. Our more passionate arguments were 
often looked at askance, as though we were nutcases, intent on blockuy progress in the 
name of some sort of eccentric ideals dating back to the '60s. 

I'm hoping that in the past fifteen years, with a change of city and county officials, in 
light of increasing evidence about our hg i l e  relationship with our environment, these 
arguments will be heard in a different context. There has already been significant 
building in this wetland over the last 20 years; what has been built over is already gone. 
That's the nature of development - unless people with vision take a stand, development 
moves relentlessly forward until there is nothing left to save. We have an opportunity to 
preserve what is left, to take the stand that our natural areas are important and valuable in 
their own right, and to quit acting like 'wetland mitigation' is just as good as wetland 
preservation. I've seen some of the mitigation that has already taken place in the Seavy 
Meadows wetland: removing hedgerows because they were not deemed a 'natuml 
feature', when in fact removal of these hedgerows a c W y  degraded the value of the 
wetland for wildlife. The hedgerows were there as a result of birds eating their diet of 
seeds & berries, sitting on power lines, and.. .well.. . defecating. I know I digress here, 
but it is simply to make the point that we will always be tempted to take the 'easy way' 
out: To build, instead of to preserve. To destroy, instead of to preserve. 

Attachment F 



Have we learned anythng in the past 20 years? I hope so. Please vote to preserve the 
remainder of this wetland. 

Respectfully submitted by, 

Susan Wechsler 
1820 N.E. Vine Ave. 
Corvallis, OR 97330 
541 760-3402 
susanwechsleriij)comcast.i~et 



Seavey Meiidows 
jPLD08-030 :- S W 8 - W 0 )  
P"Z Hearing 
April 2.2008 

Dc~Corvafbs Hamkg Commission, 

I c m m  witk Dr. Patricia Mttss &ch 27,2908 testiinony. 

I am interested irr seeing this site as opempe not developed h t  if it m s t  
be filled md hlfdozcd, &err tk applicant should prove they h m t h e  right 
a d  privileged tr7 live trr this tirveI-y fast of its kind wetland prairie i& the 
Cmiiktis city Wt. on tbe %fV Boor, crf which mky perhaps a few of these 
a a a  exist inside Urtsm giowlh arms. 

To be sus"tb1e for more then a few j e s s  in a qtiic?dy &grading 
planet, the rQphmxit can do more for the m e  e e o b  then they &w they 

some degree & q t  to c d d m  im$ address: air, water. 
site, light, Paise poiktim.. . 

The a p p b  s h d d  iMfu and protect area hydnzfogy, Way, 
ecoIogy, dimate, light aid air pollutsm, kmk ofsi-lmm that exist in &is 
prrstine openspace ast: very high at thi.s time. 

A miti@on pian for l;s of ~ t 1 ~ ~ d s  md damage to wetiads frsm 
utility row, is miticaf. to review aad <he prrblicat this Pf: hearkg is missing 
&is &tZ. 

Ti pimtixg pian is h u t  dl iiiwasive noii Wive species. RON7 will need 
to be healed back with mtive species, m grade arrd right after bdtdazing, 
not ien years kter whm I is f i l l y  par$ for by Fbse  E. 

The r m  utikity work s b s  no p t m  for protectim to the remusee, in 
rmto&rm aid mg. af these disturbed zaes o&de Phase 1 and E. Will 
these row be at the s m e  devztim and wiN Ioeal wetland prairie seed be 

1 R h c t e  h v n y  R&WT 4-2-08 
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used to restore and dose over these eoinpacttd dU& lines? MiiM the city i&e 
responsibilrty for this or will the &bmt? 

If the a p p h d  is responsible Eiri W n g  the m e &  grade and speck to 
the rpv  &&/trpnrh &a tki d> tif be i h t i - M  i~ z ceditrt.~ of 
apprad. HOA nrdy be stmk with &is work for & we know and d s  will 
mcrve in d! the treilckkg mhrneS to i b  miqmcted s d  and right 
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TOPIC: 

CASE: 
FROM: 

April 2, 2008, Corvallis,Planning Commission Hearing 

Testimony on Major Modification to a Conceptual and Detailed Development Plan and ~ a ] o r . -  -- 
Subdivision Replat 

Seavy Meadows (PDL08-00001, SUB08-00001) 

Jennifer Ayotte, 3098 NW Greenbriar Place, Corvall~s, OR 97330 
541-7584645 

(Please add my support to the comments subm~tted by Pat Mutr and Bruce McCune as I won? be repeating 
potnts they have already stated so well,) 

I have been involved in efforts to preserve Seavy Meadows Wetland since we became owners of this 
property 20 years ago. We, of course, are the citizens of Corvallis. I t  is ironic to be trying to preserve a 
publicly owned piece of property with significant wetland values while the City is spending a tremendous 
amount of our resources.pursuing its development. It is even more ironic that the City of Corvallis, 
supposedly the leading proponent of comprehensive planning, refuses to address the impacts of 
development on this wetland in a comprehensive way. 

According to the Land Use Code map on the City's website, theentire 30 acres of Seavy Meadows still has a 
PD overlay and residential land use designations. The Planning Commission needs to insist that any 
modifications to the existing land use designations or PD overlays for Seavy Meadows be made for the entire 
parcel at the same time. This is the only way to assure that compatibility issues will be addressed in an 
integrated manner. % 
Over the past 20 years I have spent hours testifying at hearings. I have tried to lemn and-follow the rules 2 
around land use hearings and 'address all the appropriate criteria. But I have to tell you, that I am so C 

s 
frustrated by all this rationality! I wish I had the flamboyance to stage a protest or come tonight dressed as 
a frog, but here I am testifying again! However, I do want you to know that I am here representing the .c 
frogs and all the other species who were unable to come tonight. Please consider them part of my o m 
constituency, because I fear that this proposal is being marketed for humans only. And for consumers in .,- 

America - marketing is all about packaging. 3 

The packaging in this case, includes the City's 113 page report - itemizing technicality after technicality for 
page after page,- untii the details obscure the central issue - which is to build housing that will destroy 
wetlands. Please keep in mind, however, that while you can write all the words you want, words still cannot 
perform valuable wetland functions. 

When I first fell in love with Seavy Meadows 20 years ago, the wetland extended from Circle Blvd. to Conifer 
Ave. and west across the railroad tracks where the migrating snow geese would feed each spring.Before my 
time, this wetland extended through the current Village Green neighborhood and on north through Jackson 
Frazier Wetland. When our children were small, we lived near Seavy Meadows Wetland. We watched the fox 
catch mice there; heard symphonies of frogs; saw moonlight reflected in hidden pools of water; and 
disappeared into a forest of grasses that are taller than I am. So much water is contained in this wetland 
that algae grows on the sidewalks where the water overflows in the winter. It is a rare and fabulous piace 
and it is meant to be protected and cherished. 

From my observations over the last 20 years, these are some of the wetlands that have succumbed to 
development in this NE Corvallis neighborhood - 

First there was the K-Mart site on Circle, it narrowly avoided wetland regulations because of 
confusion over its agricultural status. 

Then the McFadden Annexation - that former rest area for snow geese became home for a 
manufactured housing development, apartment complexes and the Walnut Extension. 
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Then the C i  sold off the northern portion of Seavy Meadows along Conser Ave., adjacent to this 
proposed development, to be used for "affordable housing". Housing was built and more wetland 
was lost. 

* The apartment complex at Hwy. 99 &Conifer necessitated some wetland mitigation. But when the 
second phase of the apartments went in several years later, that small wetland mitigation site was 
destroyed, probably inadvertently, but who is watching' 

The City parceled off another piece of Seavy Meadows wetland for the Walnut Extension and the 
resulting re-alignment of Conser Avenue. This also required mitigation, but when touring the site 
several years ago with the Division of State Lands, they were dismayed that the mitigation site had 
not been maintained properly. I don't know i f that has been rectified. 

m Tonight's applicant, formerly called Corvallis Neighborhood Housing Services, built their very first 
affordable housing project in NE Corvaliis. As president of the NE Corvallis Neighborhood 
Association, I helped facilitate neighborhood participation and, ultimately, neighborhood support for 
this housing project and I received an award from the housing group for my efforts. Unfortunately, 
this effort also involved destroying some wetlands adjacent to Jackson Frazier Wetland. 

This, on a neighborhood scale, demonstrates how 99.99% of Willamette Valley wetland prairies have been 
destroyed. 

0 
9 For 15 years I have been employed in non-profit management in the environmental arena and have recently 
2 become manager of the Benton Soil & Water Conservation District. I have been involved professionally in 

concerns to those funding sources. It is imperative that we become more imaginative in our approaches to 
* our social issues instead of using them to justify actions that would otherwise be unacceptable. 3 

Please deny this planned development modification on the grounds that it is not compatible with the wetland 
that surrounds it. Help assure that we citizens, the owners of Seavy Meadows Wetland, don't lose this 
valuable wetland through piecemeal land use planning. Don't be sold a package that purports wetland 
protection when It's actually wetland destruction. 
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SUMMARY OF DISCUSSION 
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11. Deliberations Motion passed 5-1 to deny the 
Seavey Meadows proposed Major Modification to 
(PLD08-00001, SUB08-00001) the Conceptual and Detailed 

Development Plan, PLDO8- 

Motion passed 5-1 to deny the 

V. New Business Upcoming hearings: 
A. Planning Manager's Update May 7 - Reservoir Avenue 
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CONTENT OF DISCUSSION 

The Corvallis Planning Commission was called to order by the Chairat7:OO p.m. in the Downtown Fire 
Station Meeting Room, 400 NW Harrison Boulevard. 

I. VISITORS' PROPOSITIONS: 

There were no propositions brought forward 

11. DELIBERATIONS - Seavev Meadows (PLD08-00001, SUB08-00001): 

Chair David Graetz welcomed citizens and stated that the Public Hearing on this item was held on 
April 2, 2008. By request, the record was held open for 7 days for additional written public 
testimony. The applicant's final written comments were received on April 15, 2008. Planning 
Commissioners have received both the additional testimony and the applicant's final written 
comments. The Planning Commission will hold deliberations this evening. 

A. Declarations by the Commission: Conflicts of Interest. Ex Parte Contacts. Site visits, or 
Obiections on Jurisdictional Grounds 

1. Conflicts of lnterest: None declared nor rebutted. 
2. Ex Parte Contacts: None declared nor rebutted. 
3. Site Visits: Additional visits declared by all but Commissioners Graetz and Trelstad. 
4. Objections on Jurisdictional Grounds: None declared. 

Commissioner Reese stated that, as he was not present during public testimony, he would 
abstain from voting. 

B. Staff Update: 

Senior Planner Kevin Young called attention to a packet (Attachment A) containing public 
testimony submitted after the public hearing was closed on April 2, 2008, but before the 
record was closed on April 9, 2008. The packet also includes the applicant's final written 
comments, submitted April 15, 2008. 

Planner Young highlighted an email inquiry from Commissioner Gervais (Attachment B) 
and his response. He also referred to a page of Staff-Proposed New and Revised 
Conditions (Attachment C) ,  which included: 
A. Public Works Condition #24; 
B. Public Works Condition #27 - changes seen at the Public Hearing; 
C. An amended change to Condition #14; and 
D. New Condition #33 - Protection of Remaining Wetlands. 

Planner Young explained that Condition #33, proposed by staff, would require that, at the 
time of final plat approval for the development, the City grant a conservation easement on 
the remaining City-owned land within the original development site. City staff would also ask 
the City Council to initiate a change in land use designation, which would be a zone change 
to Conservation-Open Space. The Condition also provides that the City will consider 
additional measures to accomplish the goal of permanent protection, in addition to the other 
measures listed. 
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C. Discussion and Action by the Commission: 

Questions from the Commission: 

Commissioner Howell asked whether the original Planned Development (PD) was in effect, 
since there was some development on the site. Planner Young answered that in theory, 
since the PD was initiated, it remains valid; however, the adoption of the new Land 
Development Code placed local protection on the remaining wetlands, which presents a 
significant obstruction to development on those lands, regardless of whether a conservation 
easement or zone change were enacted on those properties. 

Commissioner Howell asked, given the Bi-Mart experience, whether the original approval 
would still be valid if someone tried to assert it, or would the new Land Development Code 
protections take place if the new owner didn't try to modify the PO in the remainder of the 
parcel. Planner Young replied that development of the remainder of the parcel could 
theoretically be done, consistent with the approved PD, vested by the old Land 
Development Code, which was in place a t  that time. Development Review Engineer Ted 
Reese added that a Detailed Development Plan was submitted. Mr. Young noted that such 
a developer would still need to meet all the state and federal regulations for wetland 
mitigation and other things that were not i n  place at the time of the PD, so there wouid be a 
significant financial implication resulting from the need to mitigate all the wetlands 
associated with the PD. 

Commissioner Howell asked if Condition #33 was enforceable ifthe City were to transferthe 
c'-J property with the conservation easement on it to someone else. PlannerYoung responded i ~ ,  

thatthe conservation easement wouid hold. He added that the Condition also asks the City 2 
Council to make a zone change. Also, under the new Land Development Code, the zone 
change could be made administratively (by staff) under most situations. o 

E 
C 

Commissioner Howell pointed out that if Willamette Neighborhood Housing Services o 
m 

(WNHS) failed to find financing to move forward, and a future Ciiy Council decided to sell .- 
the property to raisefunds, there would still have to be a land division that has not yet taken 3 
place. Planner Young replied that the entire parcel could theoretically be transferred. The 
triggering event could be a final plat for the new PD portion (three plus acres) or, if the City 
transferred the property to an organization such as the Greenbelt Land Trust, a 
conservation easement could be triggered. 

Commissioner Hann asked if there were any way of clarifying the sequence of timing. 
Planner Young answered that the transfer of the property would not happen until a final plat 
was approved, because a particular area is being considered for approval. The Planning 
Commission would be approving a tentative plat. The applicantwould submit a final plat: as 
long as it meets the requirements that were approved forthe tentative plat, the final plat can 
be filed with the County. At the time of the fiiing with the County, Condition #33, as written, 
would require the conservation easement be placed on the remainder of the property at the 
same time. Once the plat was filed and the conservation easement placed, the transfer of 
the 3.5 acres to the WNHS would be possible. 

Commissioner Howell asked if uncertainty overfunding forthe quad units would have to be 
resolved before a final plat and transfer of the property. PiannerYoung responded that the 
plat looks the same for either case. 
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Commissioner Gervais stated that concerns were raised in testimony regarding Land 
Development Code 2.0.50.16, Multiple Applications That Are Filed Together Should Be 
Heard Together. Since the application for  the PD conservation has not occurred, ii's not 
being dealt with here. Planner Young said that it is not being directly dealt with here; a 
condition of approval would be the Commission's method of dealing with it. 

Commissioner Howell cited testimony regarding protection of the remaining wetlands, 
specifically, maintenance of the site so i t  doesn't affect the wetlands. He asked about the 
key portions of the relevant language. PlannerYoung replied that the language was derived 
from the Ashwood development. Proposed Condition #34 was related more specifically to 
this site: 

"Maintenance Obligations: In its management of the development area, including 
management of the land area accommodating single-family homes on the development 
site, WNHS, or any affiiiated corporations that undertake ownership of the property, 
shall hire a licensed commercial operatorto apply any and all pesticides or herbicides 
on the site. This is required to minimize potential negative water quality impacts that 
might affect adjacent wetlands. The commercial operator shall be licensed by the 
Oregon Department of Agriculture, with licenses in the categories of Ornamental and 
Turf Herbicide, and Ornamental and Turf Herbicide and Fungicide, or other applicable 
categories, with the appropriate insurance for that license. The licensed commercial 
operator is to practice Integrated Pest Management as defined in ORS 634.650. The 
use of any pesticide material that contains any of the top ten leachable ingredients, as 
identified by the Oregon Department of Agriculture, DEQ, andlor USGS for Oregon, is 
strictly prohibited, with the exception of applications necessary to eradicate insect 
infestations affecting buildings' indoor living areas, andlor infestations affecting the 
safety of residents when other methods are ineffective. Lease agreements for all units 
within the development, including ground leases for the single-family dwellings, shall 
clearly state that individual homeowners are prohibited from applying pesticides, 
herbicides, fungicides, or fertilizers to the subject properties." 

Planner Young noted that there are several changes in the text. He related discussing with 
the applicant the situation where insect infestations within dwelling units are causing 
structural damage. The applicant requested that there be provision which would allow the 
use of these tvoes of ~esticides if other methods weren't workina. The other chanae had to , , - 
do with ground lease's, different from the Homeowners Association (HOA) management 
structure. In this scenario, WNHS or an affiliated corporation will retain ownership of all of 
the land in the site. The single-family homes will be sold and the owners will'own the 
buildings, but the ownership of the land will be retained by the parent group. These 
stipulations can be included in the lease agreements. 

Commissioner Gervais noted that there is a newly-delineated wetlands spot in the northeast 
corner of the site that has already been recognized, since the applicant has changed the 
development footprint to accommodate it. She suggested adding language to specifically 
recognize and protect that wetland. Planner Young replied that, indeed, the proposed plat 
would include that wetland area in land that would be retained by the City, and not 
transferred to WNHS. 

Commissioner Gervais clarified that the new wetland area would remain within City 
ownership. Planning Division Manager Fred Towne added that the delineation automatically 
expands the wetland boundary in that area for protection, so the wetland would become a 
High Protection Riparian Corridor Wetland. 
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Commissioner Gervais proposed another modification: 
"In addition to the top ten leachable ingredients, as identified by the Oregon 
Department of Agriculture, DEQ andlor USGS for Oregon; where if it states on the 
hazards portion of the product label that it is toxic to fish and aquatic life, then it shall 
be prohibited." 

Ms. Gervais noted there are a number o f  pesticides in wide use because of their general 
low toxicity to mammals that have been found to be causing extreme water quality problems 
in California. Those pesticides are differentiated only by the above statement in the hazards 
section of the label. The site is surrounded by wetland and the materials do have the 
potential to move into those highly protected wetlands. 

Commissioner Hann highlighted the letter from City Manager Jon Nelson which was 
included as part of the application. Manager Nelson indicated that staff was going to 
propose not only something similar to Condition #33, but aiso recommend transfer of the 
remaining property to the City Parks and Recreation Department. Mr. Hann asked whether 
future management of the area was under consideration. Parks Planner Jackie Rochefort 
replied that she believes the property will come to Parks and Recreation, where it will likely 
be maintained consistent with standards under a Wetland Prairie Management chapter in 
an operations manual currently being developed. The property would be managed in a way 
similar to other wetland sites and prioritized similarly to other open space sites, working with 
the Parks, Natural Areas and Recreation Board. ln 

L? 
Commissioner Hann pointed out that public testimony had objected to the less-than-ideal 2 
Parks and Recreation management of wetland areas along NW Walnut Boulevard. Parks = 
Planner Rochefort replied that the area along Walnut Boulevard was not managed by Parks @ 

and Recreation. E 
C 
0 m 

MOTION: Commissioner Howell moved to approve the proposed Major Modification to a * 

Conceptual and Detailed Development Plan, PLD08-00001, with Conditions proposed by 2 
staff and modified in the document of April 16, 2008, that contains amended Conditions 
#24,27, and 14 and new Condition #33. The motion is based on staff recommendation and 
discussions during deliberation by the Planning Commission. Commissioner Gervais 
seconded. 

Commissioner Gervais expressed concern regarding the basketball court behind two of the 
single-family houses. She related that Commissioner Weber had noted that play areas may 
not be appropriate there, since the area is also used for driveways. Ms. Gervais added that 
she is uncomfortable with the Sport Couic being counted as part of the caiculation of the 
amount of open space within the application. If it is not counted as open space, then there is 
the question of whether the development meets the requirements for the minimum amount 
of open space for these dwellings. She highlighted attachments M-33 and M-34. 

Planner Young replied that the Sport Court is 3,000 square feet in size. He cited pages 26- 
27 in the staff report, Tables 2 and 3, regarding Common Outdoor Space, which he said 
show that extra outdoor common space is provided, split between the area west and east of 
NE Jasper Street. Mr. Young added that there are two figures, because it is not known at 
this time whether the four-plexes will be built on Lot 10. He noted that he did the 
calculations on a worst case scenario basis and concluded that the extra common and open 
space areas come to about 3,200 square feet, so the Sport Court isn't necessarily required. 
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If the Commission decides to eliminate the Sport Court from the design, it could be removed 
without jeopardizing the provision of Common Outdoor Space within the development. 

Commissioner Howell asked whether changing the designation of the Sport Court as part of 
the plan would still protect the area from being a parking lot, versus being an access 
through to the parking spaces. PlannerYoung replied that there is a Fire Turnaround boot 
on a portion of the Sport Court which must be preserved at all costs. Eliminating the Sport 
Court would require modification or elimination of Condition #I I, which prohibits parking in 
the Sport Court. 

Planner Young stated that turning the Sport Court into a general parking area would block 
access of the two properties to their parking lot, so that change would not be desirable and 
might need appropriate signage. Commissioner Howell stated that he prefers to leave the 
area as conditioned; he is not concerned with only a few residents'cars passing through the 
play area. 

Commissioner Howell noted that, fifteen years ago, the entire thirty-acre site was proposed 
to be fully developed; now, only three acres are proposed for development. Since the 
original development proposal, staff, the public and successive City Councils have found 
ways other than selling off the parcel for development to pay off the Bancroft debt and are 
not recouping the debt payment with this WNHS development. The Natural Features 
process protects most of the site, but not the three-acre site. There was no testimony 
challenging the ability to develop this part of the property. However, there was testimony 
regarding protection of the remaining wetland. Proposed Staff Condition #33; Commissioner 
Gervais' proposed amendment for an additional Condition regarding maintenance; and 
staffs Condition regarding storm water detention are strong ways to protect the existing 
wetland. 

Commissioner Howell said the applicant had asked for modification of the units fronting on 
NE Conser Street; however, he supports staff's Condition to keep the units facing Conser 
Street, consistent with the Land Development Code. He stated he did not see that the 
applicant's proposal provided the most usable back yard space; actually, it is just as usable 
for children's play as a front yard. Mr. Howell suggests using a picket fence with a gate to 
protect playing children. Orienting the house toward the alley would benefit cars ratherthan 
kids playing. 

Commissioner Gervais asked how the development's wetland mitigation plan would be 
evaluated. Planner Young replied that it would be evaluated by the Department of State 
Lands (DSL). The City would not have a role, The DSL's evaluation of the plan is currently 
in process. Ms. Gervais suggested that the berms may perform a valuable function in 
buffering the wetlands from the railroad yard and the developments to the west, and prevent 
pollutants and other disturbances from encroaching, so removing the berms may not be the 
best mitigation use. 

Commissioner Gervais asked about the process for deciding whether or not a development 
will impact a wetland. The assertion is made that there will be no impact of the development 
on this locally protected significant wetland. She asked for clarification of the basis for that 
decision, since it is not explained anywhere in the staff report or analysis. Planner Young 
answered that there was a discussion on hydrology during the hearing; he noted that, 
though staff knew what it meant, perhaps the reasoning on wetland impacts should have 
been further elucidated. 
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Planner Young stated that, in regard to hydrology on the site, staff looked at past practice 
and the Ashwood Preserve project, where it was known that development upslope from a 
significant wetland would allow stormwater to flow into that wetland. However, in contrast, 
the Seavey Meadows site is very flat; if anything, it may be a little lower than some 
surrounding areas, so stormwater that falls on the site will be treated, released at a pre- 
deveiopment rate, and will go into the City's stormwater system. Therefore, the concerns 
raised about the Ashwood Preserve and Witham Oaks developments are not concerns that 
staff have with this development. Staff expects water quality impacts from the development 
on the wetlands to be negligible. 

Planner Young explained that staff looked at the amount of stormwater falling on the site. 
There is already impervious surface; NE Jasper and NE Sorrell Streets are already basically 
constructed. Stormwaterfalling onto the site has been diverted into the City system for the 
last twenty years, not into the adjacent wetlands. There will be some additional impervious 
surface added; stormwater falling onto i t  will be treated, collected and routed elsewhere. 
There is not a precise calculation of quantity of waterfalling on the site and how that would 
change in the future. Mr. Young noted it would be difficult to quantify exact hydrological 
impacts of the development, but staff believes the impacts would be small, and so consider 
the criterion met. 

Manager Towne added that the area is absolutely flat; there are streets to the north and 
south of the proposed development which act as significant barriers. Since there is no 
impetus for the water to flow in this direction, the impact of water entering or leaving the site 
would be limited. 

h 

'? 
Commissioner Howell noted that there is an undefined swale passing from the north side of > - 
the Pederson property to Stewart Slough. Occas~onal overland flow predominantly tends to - 
be between the northeast corner of this development and the southern part of Conifer c 

Village. g r: 
Commissioner Hann asked who is responsible for protecting and monitoring wetlands if 
construction extends into wet season. Manager Towne replied that the City requires erosion 
sediment control, The DEQ has designated the City as an agency to manage that; a staffer 
with significant training in water quality and hydrology has been hired to inspect such sites 
and to ensure that all measures are in place prior to actual construction. The roads to the 
north and south will also help protect the wetlands. Planner Rochefort added that Parks and 
Recreation monitors its construction activities adjacent to open space properties and 
applies its Operations Plan, which includes best management practices, and the Plan would 
apply to this site. 

Commissioner Trelstad asked whether it was safe to assume that there would be flow onto 
the site from the surrounding wetland, since the site seems to be lower than surrounding 
wetlands. Engineer Reese confirmed that his observation is that the site is probably lower 
than the adjoining wetlands, so it is more likely that there would be flow onto the site, as 
opposed to off of the site. Mr. Trelstad asked if the flow would have a negative impact on 
the surrounding wetlands. Mr. Reese replied that as long as the development doesn't lower 
the elevations further than they already are, he would assume that it would not drain any 
more than it does currently; therefore, he doesn't foresee any negative impacts. The 
placement of the roads will stay the same. An additional alley will be built on the west end, 
which would probably not be built any lower than the existing road, and may actually be a 
little higher, for drainage purposes. Mr. Reese's assumption is that drainage onto the site 
will not increase with the development. 
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Commissioner Hann noted that he understands the history of why the five acres was set 
aside for residential development potential, but 2.5.20, Purposes, Part C, states, "Preserve 
to the greatest extent possible existing significant natural features." Given that statement, he 
questioned how the City arrived at the point to develop to this density. Mr. Hann stated he is 
taken aback contemplating the scale of 43 dwellings built on a long, narrow strip. Planning 
Manager Towne replied that the proposed development is appropriate for the zoning of the 
site; the minimum density of the site is being used, as a mechanism for getting affordable 
housing. 

Commissioner Saunders stated that she cannot support the motion, for the following 
reasons: 

The applicant has not met the purposes of 2.5.20.q or demonstrated compatibility in 
terms of protection and preservation of significant natural features under 2.5.4004.a.14.; 
She has a particular concern for the adjacent locally significant and locally protected 
wetlands, which will not be mitigated under the proposal; 
The applicant's additional written testimony acknowledges that there will be hydrologic 
and human impacts on the surrounding wetlands, yet provides no specific evidence as to 
what those specific impacts would be; 
Staff did not discuss the hydrologic and human impacts, and there was very little 
testimony on the matter; 
Despite staff's explanation this evening, she is not convinced the scope and nature of the 
resulting hydrological impacts of development are well understood. Without that 
understanding, she believes that the Commission cannot find the proposal meets the 
policies and requirements of the Land Development Code, or even craft a condition to 
address the issue. 

Commissioner Saunders said the applicant acknowledges that there will be human impacts, 
but believes existing impacts would not be changed. Ms. Saunders believes that statement 
ignores the fact that there are bound to be impacts from the construction, traffic and 
increase in human activities from the development's 43 additional homes. Again, it would be 
difficult to craft a condition to ensure protection of the adjacent wetlands; existing proposed 
Conditions have to do with pesticide use and conservation, but don't address the multitude 
of other likely resulting impacts. Ms. Saunders emphasized that the applicant does a good 
job working to provide affordable housing, which is something the City really needs. She 
concurred with testimony that Seavey Meadows is a noble project, but in the wrong place. 

MOTION: Commissioner Gervais moved to approve a new amendment, Condition #34, with 
the additional language that, in addition to the statement above about products containing 
any of the top ten leachable ingredients, as identified by the Oregon Department of 
Agriculture, DEQ andlor USGS for Oregon, if the hazards portion of the product label states 
that the product is toxic to fish and aquatic life, it is strictly prohibited. Commissioner Howell 
seconded the motion, saying it is important for the protection of the existing wetlands and 
noting that if it is approved in the long run, the condition should be carried with it. Ms. 
Gervais noted that product labels are approved by the US Environmental Protection Agency 
(EPA); there is very specific language on each label. If the label does not include a warning 
stating a product is hazardous to fish and wildlife, then it is safe to assume that finding was 
not made. This is technical language that can be specifically defended, due to the EPA's 
rules concerning labels. Motion passed unanimously. 

Commissioner Trelstad concurred with Commissioner Saunders; while this proposed 
development has been likened to Ashwood Preserve, Seavey Meadows is different. 
Ashwood Preserve only nibbled at the edge of the wetlands issue, whereas Seavey 
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Meadows would take a big bite out of the middle of the wetlands. It is difficult to vote against 
the applicant and affordable housing, but this proposed development is in the wrong place. 
Mr. Trelstad said perhaps the Commission should have asked staff to explore the wetlands 
issue further. He contended that there will be flow from off-site to on-site of water that could 
detrimentally impact the surrounding protected wetlands. Mr. Trelstad noted the fact that the 
City's Natural Features process did not deem to protect all of the wetlands on this site. He 
beiieves that decision was politicai, not scientific, and the scientific view should outweigh the 
political here, 

Commissioner Gervais expressed concern that there is often advocacy for the need for 
affordable housing, but the proposed 43 houses would take a big chunk out of some of the 
last remaining wetlands within the City limits. She believes this is a bad choice. Not enough 
is known about the wetlands, and she is uncomfortable with the placement of the site in the 
middle of the wetlands, which were designated for political, not scientific, reasons. Ms. 
Gervais disagreed that the site is flat and that there wouldn't therefore be off-site impacts, 
and she does not believe the project complies with Land Development Code sections 
2.5.40.04, Compatibility issues; a.14, Preservation and Protection of the surrounding 
wetlands; or a.1, Compensating Benefits, especially given testimony that some of the 
existing housing has had problems, including environmental illness. It is not a fairtrade-off. 

Commissioner Howell stated that points about compatibility, hydrology, etc., are good points 
that can be legitimately interpreted differently. He noted that the City does not have the legal 
standing to deny development on the wetland outright, as the Land Development Code 
specifies that this site is not a protected wetland. The only avenue to bypass development 
of any kind is to address it with the owner of the property, which is a decision of the City 
Council and that probably will not change. Mr. Howell stated he supports the motion, since 
the ability to develop has aiready been decided and it is not the prerogative of the 
Commission to change that. The protections and the evaluation of the hydrology are 
adequate. 

Commissioner Hann stated he appreciated Commissioner Howell's comments, and he 
applauds the efforts of WNHS and the City to create needed affordable housing. However, 
it is still incumbent on the applicant to convince him regarding 2.5.20.C; the scale, density, 
the design, set in the middle of a wetland, simply does not meet that requirement. Section H 
states, "Provide benefits within the development site that compensate for the variations from 
development standards such that the intent of the development standards is still met." A 
number of the variances are put forward to ask for off-site parking, etc, to maintain the 
density of the number of units to be put on the site. If those needs can't be met on the lot, 
then the Commission should not allow those variances for a design of this scale and 
density. 

Deputy Attorney David Coulombe noted that a Purpose statement is not a mandatory 
approval criterion. Such a statement may inform Commission decisions, especially where 
there is ambiguity in a Land Development Code provision, but the applicant is not required 
to produce evidence of satisfying a Purpose statement as if it were a mandatory approval 
criterion. 

Main motion failed 1-5, with Commissioner Howell voting in favor 

Commissioner Howell asked if a motion was needed for the Major Subdivision Replat if the 
PD did not pass. Attorney Coulombe replied that the Commission should not presume that it 
has been denied, either. Mr. Howell asked if a positive vote on a replat would be awkward if 
there is not a PD Modification; Commissioner Graetz answered that it probably would be. 
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Manager Towne added t'nat if Commissioners voted against the proposal based on 
hydrology criterion, the hydrology criterion is a subdivision criterion. Mr. Graetz suggested a 
motion to deny the subdivision. 

MOTION: Commissioner Saunders moved to deny the proposed Major Subdivision Replat 
(SUB08-00001) on the grounds that it does not satisfy Land Development Code section 
2.4.30.04.b.2 and 4; Commissioner Gervais seconded the motion. 

Commissioner Saunders noted that part of the review criteria in the section she cited is that 
the Commission finds that excavation and grading will noi change the hydrology in terms of 
water quantity and quality that supports locally significant wetlands. There was no 
discussion of excavation or grading impacts on the adjacent wetlands in the staff report; 
there was no evidence in the hearing, either. 

Motion passed 5-1, with Commissioner Howell in opposition 

Attorney Coulombe noted the Commission still needed a motion to deny the PD. 

MOTION: Commissioner Gervais moved to deny the proposed Major Modification to the 
Conceptual and Detailed Development Plan, PLD08-00001. The motion is based on 
testimony provided by the Commission tonight. Commissioner Saunders asked that the 
motion be amended to include a statement that the applicant did not meet the Land 
Development Code review criteria set forth in 2.5.40.04a2 and a14, in 2.5.20~ or in 
Comprehensive Plan Policies 4.2.2 and 4.1 1 . I .  Ms. Gervais accepted the amendment. 
Commissioner Hann seconded the motion. Motion passed 5-1, with Commissioner Howell 
in opposition. 

D. Appeal Period: 

Chair Graetz stated that any participant not satisfied with the decision may file an appeal 
with the City Recorder to the City Council within 12 days of the date the notice of the 
decision is signed, which would probably occur the next day. The decision will be effective 
12 days from when the Notice of Disposition is signed, unless appealed. 

Ill. MINUTES March 19,2008: 

MOTION: Commissioner Trelstad moved to approve the minutes as presented; Commissioner 
Gervais seconded; the motion passed unanimously. 

IV. OLD BUSINESS: None 

V. NEW BUSINESS: 

A. Planninq Division Update 

The Planning Division Manager Fred Towne highlighted that the Commission will consider 
the Reservoir Avenue Realignment at its May 7 meeting. The Madrona Oaks Subdivision 
will be heard May 21. Waiting in the wings are the Evanite Riverfront Trail project and 
several others. 

A building permit has been submitted for the 7th Street Station site under the RS-12 
provisions; staff is now reviewing it. There has been concern raised that leaving D Street 
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open might aliow traffic to flow through the neighborhood, which is inconsistent with the 
previous PD approval. Therefore, the Council has asked to be kept in the ioop and may 
proceed to ciose that street through a process other than the land use process. 

Manager Towne noted that the terms o f  three Pianning Commission positions expire this 
year; application materiais will be sent out soon. He noted that no Corvallis board or 
commission members have yet resigned due to the state ethics reporting requirements. 
Commissioner Howell asked staff to keep the Commission apprised of developments; the 
legisiature will likely review the requirements in the next session. Mr. Towne noted that there 
is a provision specifically aimed at Planning Commissioners, that if a company you have 
worked for within the Last two years stands to make money under a project, then you are not 
allowed to participate in that decision. H e  opined that it probably did not apply to people 
working casually or on an interim basis for  a company, but suggested those with questions 
consult the City Attorney. Mr. Towne added that the provision was aimed at businesses, not 
organizations like OSU; making a declaration on a specific case will be fine. 

Vl. ADJOURNMENT: The meeting was adjourned at 8:22 p.m. 
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rc,,G.jb\cdk I~ILJ- QITVAL, 
DATE: Aprii 7,2008 

TOPIC: Additionai Testimony on Major Modification to a Conceptuai and Detaiied 
Deveiopment Pian and Major Subdivision Repiat 

CASE: Seavy Meadows (PDL08-00001, SUB08-00001) 

FROM: Dr. Patricia Muir, Piant Ecoiogist, 1840 NE Seavy Ave, Corvallis, OR 

This letter provides additional testimony to be added to the record for the Seavy Meadows Public 
Hearing referenced above. 

First, I appreciate the Pianning Commission's patience and carefui attention during the iong 
hearing on this case that occurred on April 2, 2008. It was gratifying to sense that 
Commissioners were listening to testimony with open minds. 

Second, I support the addit~onai testimony on th!s case submitted by Jennifer Ayotte subsequent 
to that hearing. Her testimony amplifies on several points that were addressed only br~efly at the 
hearing on thls case iast week (night of Aprii 2, 2008) and adds additional useful information and 
ideas. 

Third, I wish to try to set the record straight on some misieading testimony that was given at 
that hearing concerning the wetland status of the portion of Seavy Meadows on which 
deveiopment is currentiy sought. More than one speaker (and the Gazette Times on Aprii 3!) 
implied that the only reason that the subject area contains jurisdictionai wetlands is because past 
disturbance (i.e., initial excavations for planned buildings that were not built) created low areas 
in which water now collects. This assertion is blatantly incorrect. m 

The subject pmperty is underlain by the same Dayton soil that underlies most of Seavy 
Y 
2 

Meadows. +- 
C . The subject pmperty has the same drainage characteristics and topography as are found 

on the "locally protected" wetland portions of the City's property in the area (being z 
x 

separated from those only by Conser Ave., which is a human construction). o 
m - 

Dayton soils are, t o  quote the Soii Survey of Benton County Area, Oregon (VSDA, Soil 3 
Conservation Service in cooperation with Oregon Experlmental Stat~on), 

"deep poorly drained soils ... formed in water-deposited silts underiain by older 
materials .... Permeability is very siow. Rooting depth is restricted by a fluctuating high 
water table and a clay or silty ciay subsoii .... Drainage is difficult to establish because of 
inadequate outlets and the shallow depth to the siowiy permeabie ciay 
subsoii .... Subsurface drainage is difficult to estabiish .... Even if this soii is drained, control 
of the water table is difficult." 

This description goes on to state that Dayton soils have "serious limitations that are costly to 
overcome and that the use of the soii for the intended purpose is questionable" for: dweliings 
without basements, septic tank absorption fields, sewage lagoons (both of the former not 
relevant for the proposed development), piaygrounds, picnic areas, and paths and traiis. (Dayton 
soils are classified as 'severe" for these uses.) 

Please do not be influenced by testimony that creates the impressions that the subject acreage is 
a wetiand oniy because it has been disturbed. In fact, it is the case that it remains a wetiand 
even aterhaving been disturbed. Visit the site and witness the native tufted hair grass, a 
wetiand species, re-colonizing the partialiy excavated "footprints!" That species "recognizes" 
suitabie habitat, and is a clear indicator. 

Thank you for your time. 



DATE: April 7, 2008 

TOPIC: Additional Test~mony on Mapr Mod~ficatlon to a Concepxuai and Detailed 
Development Plan and Major Subd~v~sion Replat APR - 8 2008 

CASE: Seavy Meadows (PDL08-00001, SUB08-00001) 

FROM: Jennifer Ayotte, 3098 NW Greenbriar Piace, Corvalils, OR 97330 W r ~ ~ n r e i -  

541-7584645 
PlaMlng Di&m 

Th~s letter provldes add~bonal testimony to be added to the record for the Seavy Meadows Pubilc 
Heanng held April 2, 2008. 1 also want to apologize fo r  my outburst from the floor the evemng of 
the hear~ng. It was a long evenlng for all of us and I want to assure you that this outburst was a 
first for me and won't be repeated. 

On another note, this was the first hearing I've attended that had a 3 minute timer on pubiic 
testimony. When I reviewed the Ci tyr  Land Development Code's policies on public hearings, I 
found nothing about this '3 minute" limit, except that testimony needs to be brief and avoid 
redundancy. Since public testimony didn't begin until around 10:OO PM that night, I understand 
completely the need to be precise and timely in our comments. 

However, I would suggest that those testifying in opposition could have at least one or two 
speakers who are allowed a few extra minutes to provide an opening overview. Seavy Meadows is 
a particularly long lived and complex issue and would have benefited from someone like Dr. 
McCune having just a few more minutes with his Powerpoint presentation. 

d The applicant had a very lengthy time to discuss a range of issues not necessarily related to the 
? applicable land use criteria (the philosophy of their organization, etc.). I'm not necessarily 
2 objecting to this because I think that it is important to have context for a decision. But then we, 
* 
s the opposition, had to employ rapid fire testimony that was just barely understandable, i would 

like to see some variance in the 3 rninute"ruler' when appropriate. 

Additional reasons for denial of this detailed development plan in response to points 
made during the Public Hearing on April Znd, 2008. 

1. At the hearing, City Staff asked the Planning Commission to accept a verbal 
assurance that the remainder of the wetland will be protected with a conservation 
easement. 

How can the City "pre-guarantee" this conservation easement when, as I understand it, 
there is a public process required to remove the PD overlays from the rest of the wetiand? 
At the hearing, City Staff made a verbal Fatement about preserving the rest of the 
wetiand with a conservation easement. Apparently they sent a letter to the applicant 
relevant to this that was not included in the packet the public received. The C i  should 
address ail the wetland issues, iand use designations and PD overlays on Seavy Meadows 
in a comprehensive manner. 

It is not appropriate for the Planning Commission to base a decision on an action that has 
not taken piace. The following example from the history ofSeavy Meadows illustrates my 
point. 

In the 1980s, the original Seavy Meadows developer was supposed to deed to the City a 
two-acre parcel for a pocket park as a condition of the approval for his proposed 
development in Seavy Meadows. Through some oversight, this transaction never 
happened. When the developer defaulted on the City-backed Bancroft ioans several years 
iater, he retained ownership of the "park" because it had no pubiic improvements and no 
associated Bancroft debt. 

Additional Sea?, Testimoli)~ 4-7-OSFINXL Page 1 o f3  



~ ,. ...,. -, , - %is developer subsequentiy put in deveiopment proposals for this "park" iand and entered 
into disputes with the City over the wetiand iimitations of the property. The City spent a lot 

* ,~.",* C v. "9, , , .~ , . - . . . : $  ,. of resources deaiing with this issue and recently, the City purchased this two acre wetland 
for $200,000. It is now part of the pubiiciy owned Seavy Meadows wetland. 

&=::,-:,$ :,.:,, -;; ., ,.-.~- ,..a , This another reason why I feel the whole 'ity owned wetland should be approached with 
. . , . , one plan, including a reexamination of whether housing on the site is stiii an appropriate 

option. The surrounding area was not designated as a Significant Locally Protected 
Wetland when this housing proposal was first proposed. 

2. Land Development Code 2.5.20 states that Planned Deveiopments are used to assure 
compatibility with the surrounding iand uses. 

Questions about how the applicant intends t o  contain impacts to the surrounding wetiand 
have been raised by citizens both at the public meetings hosted by Wiilametk 
Neighborhood Housing and at the hearing o n  April Znd. However, the appiicant has chosen 
not to address how they will assure that their housing deveiopment is compatible with the 
surrounding sensitive wetland areas. For this reason, the application needs to be denied. 

Since the entire property has one pubiic ownership, we, the citizens of Corvaliis are 
responsible for developing a valid, integrated plan for this entire wetiand. It may be that 
there is a better use for this proposed development site than housing, a wetland mitigation 
bank for exampie. 

I am fortunate to live in a neighborhood that has some common green spaces maintained 1x7 
by our neighborhood association. But I can tell you that the common areas require U! 
constant vigilance - people have planted fruit trees there, built driveways into them, 2 
moved their fence iines into them to increase the size of their yards, and dumped their - 8 
yard waste in the creek's riparian buffer. 

This proposed development is tightiy configured into a very small space. "Where will the 
t! 
.c 
0 

children play?" was discussed at length at the public hearing. Since these houses are in the - m 
middie of a wetland that is dry all summer long, I can only guess. No one mentions the 
ground nesting birds, the snakes, the frogs, etc., who will be uprooted by an influx of 

2 
neighborhood cats, dogs, bikes, and kids. This is why I fear there is more interest in 
maintaining the semblance of a wetland, than assuring that it is a functionai one. 

The applicant makes no mention of, and assumes no responsibility for, the impacts their 
deveiopment may have on the surrounding wetland. They make no commitment to 
avoiding or repairing impacts to the rest of Seavy Meadows wetland. Are we to spend the 
rest of our iives protecting this area? 

3. Cowallis Comprehensive Plan 4.11.1 states that the City adopts the goai of no net ioss of 
significant wetiands in terms of both acreaoe and function. (underline is mine) 

This housing deveiopment was reduced by 1.67 acres as the result of a revision to the 
wetland deiineation. Rather than re-appiy to DSL for an addition to their wetland permit, 
the appiicant has chosen not to build on this acreage. However, because this 1.67 acres is 
squeezed between two housing deveiopments withoutany stipuiations for eiiminating 
negative impacts, it is likely that there wiil be losses of wetland acreage and/or function 
beyond those aliowed in the appiicant's DSL permit. 

Page 2 of 3 



4. Changes in approaches to affordable housing in C o ~ a l l i s  land use documents. 

The Land Deveiopment Code has been revised to require a greater mix of housing options 
within residential use designations with an eye to providing more affordabie housing. I 
have read that there are requirements associated with developments of a certain size that 
dweliings of smaller square footage must b e  included. This will add more "affordabie" 
houses in our neighborhoods, and increase the availability of 'affordable housing" 
throughout our City, which in my mind, is preferable for many reasons. This approach 
reduces the importance of the applicant's claim that this wetland is the last available piece 
of land for affordable housing in the City. 

It seems to me that perhaps we are moving away from the "iow income housing projed" 
model for affordabie housing and toward a healthy mix of housing that includes affordable 
housing in all of our neighborhoods. This would nullify the applicant's claim about the 
importance of building in this wetland. 

At the hearing, the applicant said approaches to funding affordable housing are changing 
and there is more money available so that housing construction is not "cheap". Does this 
eiiminate the need for "cheap" wetiand to be provided for affordabie housing? 

5. Cowallis Comprehensive Plan 4.11.10 states that City wetland management plans shall 
identiit areas suitable for wetland restoration and possible use for off-site mitigation. 

This disturbed wetland site, proposed for deveiopment, would be better used as a 
mitigation site to compensate for other wetland losses caused by urban development. This 
would aliow the entire City owned wetland to remain intact and assure that its ability to 
function as a Significant Locally Protected Wetland would not be compromised by a 
housing development. 

Addlfzonal Sea?, Tesnmony 4-7-08 F?XAL 



Comments on Case - Seavy Meadows (PLDO8-00001, SUB08-00001) 

Although there is a need for affordable housing within the Corvallis community, there is 
also a need to retain natural resources including this wetland area as defined in the 
included map. It is clear on this map that the proposed area for new residential structures 
is a defined wetland. Unless there is a way to guarantee that the existing surrounding 
homes will not be adversely affected by development of this property @articularly 
Stewart Slough), I think it would irresponsible t o  eliminate this wetland by building on it 
whether it is affordable housing or expensive housing. 

I think there may be an alternative site to look at for affordable housing. There is a parcel 
(tax account # 403566) that currently has a for sale sign on it. Although the current 
zoning on this property is industrial, perhaps an overlay of the area would show this 3.7 
acre parcel is an excellent option to pursue. 

I thank you for the opportunity to comment on this case. 

Sincerely, 

Doug Botlun 
1825 NE Noble Ave 
Corvallis OR 97330 
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To: Members of the Cowallis Planning Commissions 
APR - 6 2008 

From : Susie King I840 NE Noble Ave Corvallls OR 97300 
Community Development 

Re: Land Use Pubi~c Healing on Seavy Meadows (PLD08-00001-, S4JBO8-W001) P I W ~  Dimion 

The purpose of this letter is to present my "opposal" to the planned 'low income housing development 

currently planned on 3.46 acres' consuming parts of the Seavy Meadow which has been currently 

deemed locally significant wetlands. 

I am objecting to this because of the following reasons: 

1) Out of the 32 acres owned by Corvaliis in that area you have somehow chosen to designate the 

Wetlands portion as now buildable. See suggestions below. 

2) Cowallis City has thwarted the plans to build on that same location in the past even after good 
faith infrastructure development by other developers 

3) Now, it is deemed acceptable? Did City of Corvallis go thru due diligence to offer that property 

to other developers to produce the low income housing supposedly needed? Perhaps the due 

diligence of offering the same opportunity to other groups was done and I'm not aware but it 

seems there is a relationship that hasbeen built that is exclusive. 

4) How can more low income housing be needed in that particular area when the apartment 
buildings Dn the comer of Walnut and - Conser have constantiyhad "Available to rent/leasen 

signs present indicating an availability of rental property to others. 

5) There appear to be a surplus of available rental properties in the city especially with the buiiding 
of new / large mega-complexes up on campus. The planning commission should be looking at 

the solution from a wholistic, whole systems perspective. I am very concerned about a whole 

group ofviable apartments slowly losing maintenance attention because they can no longer 

fiRd student renters. Truly this is a PROBLEM I hope the planning commission is attending to. 

6) If the goal is for low income housing availability then hosting conversations with those 
apartment owners ( that are no longer as 'attractive' to student population ) to  ensure we 

suddenly don't have an onslaught of non-maintained apartments that were once viable. Why 

not take that funding money from state and federal grants and look a t  how we can recycle 

existing structures in our town to maintain on an overall support for what's available. This also 

applies to older homes in the area that will NOTfind success on the market place. But having a 

collaboration plan of action is viable. And seems to fit the cost scenario needed 

7) Host conversations on what's possible. It's a win-win. This also provides another needed 
disbursement of low income families to other Locaies. When the expectation is a certain 

standard of maintenance hopefully that will influence how/what is maintained at a personal 

level. 

8) The quality of living on a wetland could result in  more illness, mold, allergies as well as higher 
maintenance needs. We cannot control Mother Nature and with the evidence of recent years of 

considerable more water in our area, flooding and water overflow is a REAL and VALID concern. 



Considering causal ioop on this for the proposed low income famiiies- higher illness leading to 

either iost work hours OR attending work and making everyone else exposed which means 

lower productivity to the company overall and unreliable work force. Possibilities of economic 

impacts result. Company financials goes down - results in layoffs - results in unemployment - 
results in difficulties paying rent/mortgages. Your goal is to  promote healthy low income 

assistance/wholistic plans. Please reconsider t h e  longer term impacts. 

9) 1 am concerned about traffic patterns planned both within the site and as egress/ingress to the 
site from Conser. 

10) I am concerned that tall cottonwoods and native growth berm plants that house and support 

wildlife and to be torn down. You cannot replace that habitat with separately placed plants 

from Home Depot. 

11) I would like the City to be cohesive in their intentions/goals/ stated objectives. How can the 

planning commission ignore the sustainability plan? That is NOT right and the goal is for all City 

'silos' to be working to on an agreed upon INTENTION which turns into action. Seems like this 

ACTION is premature and out of alignment. 

12) Patricia Webefs admission during 'conflict o f  interests' and previous associations agenda items 

of her relationship both to the receiving party and the funding process, presents the paradox - 
how do we support the goa\ of low income housing and continue to keep our eyes on the long 

term viability of a valued area. 

I am grateful for the due diligence process of seeking City Owners responses to proposals (for we all are 

indeed owners of this city we live, work, and enjoy). I am opposing your plan from a wholistic, holistic 

worldview. 



From: nwrc.garyrodgers@gmail.com on behalf of Gary Roagers 
[garyrodgers@northwestrealtyconsultants.corn] 

Sent: Tuesday, April 08, 2008 7:48 PM 
To: Young. Kevin 
Subject: Seavy Meadows 

Here are a few concerns we have about thls project thar dld not come up in tne oral 
cestlmony. 

Please at least preserve the cities ability to install a sidewalk on the West side of 
Conser where none exists by Diane PI. Not having a sidewalk there is already a safety 
hazard, so please don't place an overlay or allow there to be a permanent werland 
designation on this narrow strip of land where a future sidewalk could be. 

The senior quads seems like a great idea to us. That would reduce traffic in & our of 
this new subdivision and present a calming, more mature force in these 43 unlts. 

The trees next to our home at 950 NE Angelee are a big concern to us. 
Two of them are leaning over our fence and shop. In the report 
presented last week it said cotronwood trees are a nshort lived species prone to decays'. 
We have already witnessed at least 5 of these trees break in windstorms. If most of this 
row of trees is removed there will be no wind protection for the remaining trees. 
Please remove these trees. And, don't get us wrong, we love trees, jusr not these trees a 
few feet from our property. 

Thanks 

Gary and Julie Rodgers 
757-1104 



Young, Kevin 

From: Meigs, Garrett [Garrett.Me~gs@oregonstate.edu] 

Sent: Wednesday, April 09,2008 12:16 AM 

To: Young, Kevin 

Cc: Meigs, Garrett 

Subject: Please Protect Seavy Meadows 

Dear Kevin Young: 

I am writing to express my vehement opposition to the proposed development on City-owned iand at Seavy 
Meadows (Case number: PLD08-00001, SUB08-00001). The proposed housing is not compatibie with socialiy- 
just and sustainable deveioprnent that must be the city's new paradigm. 

Instead of unsustainable housing, I fully support the establishment of an open space park that ali the City's 
residents can appreciate and save as a wild legacy for future generations. 

I love iiving in this city, which aspires to be green. Please make me and my peers proud to be C o ~ a l i i s  residents 
by permanently protecting Seavy Meadows and all other city-owned wetiands. 

Thank you very much for this opportunity. 

Sincerely, 

Garrett Meigs 
Graduate Research Assistant 
College of Forestry, OSU 

-- 
Garrett W. Meigs 
1080 SW 35th Street 
Cowallis, OR 97333 
ga~mei~s@oregons ta te .edu  



IN OPPOSITION 
My name is Ronjon Datta, I live at 3525 NE Londonbeny Way 

"I would like to comment as a bicjiclist over the proposed development of Seavy 
Meadows. I live In NE corvallis, on Londonberry Way (north of Conifer adjacent to 
Sackson-Fraizer Wetland), and I commute by bicycle everyday. Exploring the various 
routes between home and OSU, I discovered Conser Blvd - the most gorgeous part of my 
ride where I can take a large breath of relatively exhaust free air, and feel uncumbered as I 
pass through the undeveloped fields on either side of the road. It's a sigh of relief after a 
hard days work. Furthemore, there is very little traffic, which means a lot for a bicyclist. 

"Well", you say, "put your aesthetics and good feelmgs aside young man! We've got people 
to house!" I say those aesthetics are unequivocally essential! In such times where we are 
in desperate need of alternative fuel and clean air, bicycling holds the answer. There are 
numerous, significantly numerous, physically-able commuters who do not ride bicycles to 
work, instead choosing a car. 

And I can give you two reasons why they make t h ~ s  choice. 1) Bicycling appears 
UNSAFE in midst of potentially fatal traffic. 2) Bicycling appears unpleasant in the midst 

m of traffic and commercial routes, and uniform townhouse scenery. These happen to be the 9 
most efficient routes in Corvall~s, as well as the most dangerous (routes include 9th street 2 
[runs diagonal, crosses entire town], Hwy 20, Hwy 99W). .w 

5 
E 

For those who live north of Circle Blvd. and east of 9th street, the answer is Conser Blvd. C 
0 

One can ride as far as Circle, from Buchanan, on the OFF-STREET smooth-running trail m 
C 

between the railroad track and Hwy 99%'. From here the trail ends, and it is Hwy 99W, 3 
Hwy 20, or Conser to get further north. IF WE DEVELOP S E A W  MEADOWS, there 
wiIl be increased car traffic creating unsafe and undesirable bicycling conditions. Not to 
forget either, the aesthetic pleasure of riding through open fields (something valuable to the 
many of us stressed-out after work, and a rarity in urban settings). 

Corvallis is a town in a beautiful area, and I am proud to live in a town that has made 
efforts to be "Bicycle Friendly". To many of us the importance of bicycling is crucial and 
obvious; we must continue to create efficient and safe bicycle routes, as well as preserve 
the ones we have in order to encourage more people to bike. The development of Seavy 
Meadows impedes this effort. 

APR - 9 2008 



Young, Kevin 

From: Jessica E Prince [Jessica-business@msn.com] 

Sent: Wednesday, April 09,2008 1 : I2  PM 

To: Young, Kevin 

Jesslca E Pr~nce 
3420 A Oxford Cucle 
Con?alils Or 97330 

To Whom ~t May Concern, Kegardmg the proposed Scavy Meadows project 

I believe that Willamene Neighborhood Housing Services has the best interest of its clients in mind regarding this 
proposal. However, as a resident of Lancasier Bridge. one of WNHS's previous housing neighborhoods. I have some 
concerns about the proposed location of the Seavy Meadows project. The reason is this: Lancaster Bridge, also built on 
seasonal wetiand real estate, has had ongoing hydrological reiated concerns. Heaviug and settling has caused twisting, 
and shifting of the buildings. In addition, and more seriously, there has been a history of environmental health issues 
(molds) dating back many years, which have never been completely or effectively (in my opinion) managed to date. 
Some of these problems have reached the legal level and more may yet. Both of these issues are directly reiated to the 
fact that Lancaster Bridge is located adjacent to Jackson Frazier wetland, and is indeed built on wetland type soils. 

You may be aware of these issues, or some of them, but l wanted to state them for the record just in case. 

2 My intention and recommendation is not to discourage WNHS from pursuing their worthy goal of providing 
additional avenues of affordabie housing (I wouid be considered, after all, one of the target popuiation) but 
rather to make sure inai if the project proceeds the necessary precautions are taken to ensure that problems 
like the ones at Lancaster Bridge are considered as part o f  the pianning process. It would be to the benefit 

r: of the entire community to have additional affordable housing, however, issues like the ones raised here 
must be taken into consideration, and a pian implemented at all appropriate stages of the process to 

C ensure that they adequately addressed. This will save the City, WNHS and the residents of Corvallis much 
trouble, and set the right kind of precedent tor the future of affordable housing in Corvallis. 

Thank you for your time 

Jessica Prince 



Seavy Meadows 1s PLDOX-00001. SUBOS-000 gR - 9 2008 

To whom 1: may concern: Community Development 
Planning D~vision 

1 would like to voice my opposition to the proposed high density housing development for Seaq 
Meadows. Primarily, my opposition is based on the following areas of concem: 

1) Din~inishment of wetlands as an ecological benefit. 
Wetlanh play essential ecological roles in a number of ways. Primarily; they serve to provide habitat for 
both resident and migratory buds, resident fish and mammals, and native plants. Further, wetlands play an 
important role in filtering environmental contaminants from water that otherwise would end up in our 
rivers, oceans, and drinking water. Building upon wetlands not only removes important habitat, but also, 
due to that removal, has the potential and great likelihood for disturbing the ecological processes 
associated with them. The scope of a development's affect is certainly not limited to it's physical footprint, 
either. Increased inputs of various organic and inorganic compounds (hydrocarbons from automobile 
spillover, phosphate andnitrate fiom lawn fertilizers, etc.) affect a significantly greater area than that 
covered by the development, and can lead to toxic algal blooms, decreased fecundity in animals using the 
wetlands, and other problems. 

2) Location of proposed development. 
Not only is building on wetlands a poor cho~ce for the above listed ecological reasons, it is also a problenl 
due to the difficulty of altering a naturally inundated area. Based on several other nearby developments V) 
within wetlands, it is clear that developers either have chosen not to or have not been able to assure that 9 
inundation within their developments is avoided. Doing so would likely require large efforts in adding 2 
'fill' to the build site, further increasing the cost of development and its ecological impact. In addition, the \C) 

c 
proposed location for the development is not within easy walking distance of areas of commerce, thereby 
essentially making it a requirement that families that would live in the development own at least one (and i! 

s 
probably two or more) cars. First; it is reasonable to ask the question whether this is in line with the 0 

m 
fundamental concepts of aiding low-income families. Second, this would also add to traffic congestion 
and air pollution in our area, as it is likely that most or all of these families would utilize personal 3 
automobiles for the majority of their transportation. 

3) Scale and end-product of proposed development. 
I have some first-hand and second-hand knowledge of the 'end-product' of low income housing 
developments. In some cases, they can be wonderful things, in others, they can turn into areas associated 
with drug trafficking and violence. There is no doubt of the need for low income housing, and it is a 
wonderful thing to provide w i t h  a community. However, I would strongly recommend that the planning 
committee / city council takes time to look into the results of low-income developments in other 
communities to deternine whar factors make for a successful development and what factors are 
associated with negative results. There likely is no simple answer, but there should be at least several 
strategies that increase the chances of developing safe, effective low-income housing. 

4) Overall loss of wetlands and other options. 
Last but no: least, I believe it is far, far past time that we stop viewing wetlands as development 
possibilities, and start valuing them for their ecological and aesthetic values. While a monetary value in 
this sense is more difficult to calculate_ certainly the resuscitation and preservation and our regons natural 
areas provides a more important long-term gain than does replacing them with pavement, buildings and 
non-native plantings. Corvallis has recognized this already to some degree, as we already have an 
excellent example conserved wetlands in our own community -the Jackson-Frazier wetlands. How many 
people does this wetlands draw on a daily basis? How many people does it inspire? How many educators 
use it as a 'living classroom'? Do residents in the surrounding housing units complain because the 



wetlands hasn't been developed into more housing or businesses, or are they more likely to value the 
wetlands preservation and look on it with appreciation a n d  pride? I think these art essential questions to 
ask, and to me the answer is clear. We couid choose to continue to develop our remaining natural areas 
piece by piece, until they are nothing but pavement and cheaply constructed buiidings. This would likely 
increase the city's coffers. But then again, is Cowallis really that strapped for funds? Alternatively, we 
could work at preserving our natural areas, and instead develop an apprecia~ion for their beauty and 
ecological significance. While this may not directly pay a s  much financially, I think a greater payoff 
comes with a community that is happier, healthier and, as a result, safer. 

Thank you for your tlme and consideration. I urge you to carefully weigh the options, and hope that the 
city will choose for the wetlands. 

Matthew Parks 
328 hW 13th St. Apt. 1 
Cowali~s, Oregon 
97330 



Planning Commissioners: Communily Development 
h m m e t r  Development Planning Division 

When citizens desire the permanent presewafo%Ti'~?%ildlife habitat, the biggest obstacle is 
usually the inability to put the land into public ownership. Here we have land that is already 
publicly owned. 

Incredibly, our own city government has chosen to convert this scarce and valuable habitat into 
concrete foundations, asphalt driveways, and artificial lawns. The key phase of the destruction 
occurs when all of the topsoil (another scarce resource) is scraped off and unceremoniously 
dumped into a giant pile with the underlying clay. 

The Staff Report identifies Seavy Meadows as a project that would add 43 houses for families 
An average family has about 4.5 people. So the project invites almost 200 more people into 
Corvallis -with motor vehicles and all of the usuai American consumption. 

Adding insult to injury is that the city continually chirps about how "sustainable" it is -even recently 
touting the ridiculous designation as America's "greened city. On the contrary, the press release 
by Country Home Magazine seems to be nothing more than marketing for more migration into the 
Willametie Valley, 

The key piayers in the promotion of growth are Jon Nelson, the City Manager, and Ken Gibb, the 
Community Deveiopment Director. Comments made in surrebuttal at the public hearing on April 2 r- 
suggested that Mr. Gibb has been involved for many years in subverting the desire of the ? 
neighborhood to conserve all of the remaining wetland. Given that they work for the citizens of 2 
Corva!lis, I would like Nelson and Gib5 to answer a few questions: - 

s 
a 

1. What makes you think that continual physical growth is sustainable? E 
C 

2. Given that the combination of unprotected status and the new MADA provisions of 
LDC 4.1 1 aliows the City to destroy most of the remaining forest, wetland, and 
riparian habitat of Corvallis, what is the purpose of the Natural Features Inventory? 

3. Given that the primary mission of the Planning Division seems to be assistance for 
new construction that displaces natural resources, which City employees or elected 
officials, if any, are responsible for protecting the pubiic interest in conservation? 

I aiso have a question for Kevin Young, the Planner in this case: 

Exactly which land survey was used to determine the acreage mentioned 
throughout the application and the staff report? 

Finally, I concur with the remarks of Patricia Muir. Approval of the application at this time would be 
a violation of due process because the second half of the proposal - wetlands conservation on the 
remaining property - has been excluded from concurrent consideration. 

Rather can continuing the denial of our ecological predicament, I urge a deniai of any further 
housing construction on wetiands, I strongly oppose the Seavy Meadows land use application 

Mark Knapp 
131 NW 4th St #407 
Corvallis, OR 97330 
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April 15,2008 

City of Cornallis Planning Commission 
Mr. Kevin X'oung, Senior Planner 
501 SW Madison Avenue 
Cornallis, OR 97333 

Subject: Additional Written Testimony from the AppIieant 
(Seavey Meadows, PLD08-00001, SUB08-00001) 

CO 
b Dear MI. Young and Members of the Planning Commission: 
2 - 
C 

We have reviewed the additional written testimony submitted for Seavey Meadows, and would 

i! like to provide you with the following written response. 
c 
0 
m 
i 

3 A net gain in wetlands acreaee and functions will result from this project 

Testimony was submitted suggesting the project is not in compliance with Comprehensive Plan 
Policy 4.1 1.1 which states: 

4.12.1 Consistent with State and Federal policy, the City adopts the goal of no net loss of 
significant wetlands in terms of both acreage and function. The City shall comply with at 
least the minimum protection requirements of applicable State and Federal wetland laws 
as interpreted by the State and Federal agencies charged wiih enforcing these laws. 

The 3.46 acre development contains locally significant wetlands that are not locally protected. 
When the City's Nahud Features regulations were being developed, decision-makers 
specifically considered a number of sites where natural features protections night co&ct with 
economic, social, or energy goals of the community. One of ihe sites specifically discussed was 
the Seavey Meadows site and the decision-makers determined that approximately 5 of the 52 
acres contained fewer natural features and in balancing the various needs, determined it to be 
locally significant, but not locally protected. At the same time. the remaining City-owned 
wetlands were listed as locally significant and locally protected. 

Seavey Meadows was historically part of amuch larger contiguous system of wet prairies in the 
Willamette Valley. These systems depended on overland water flow moving through these areas 
over time and thus maintaining the unique wet prairie communities. Since that time the 
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construction of streets, railroad tracks, and the addition of impervious surfaces has constricted 
the system. Mike McCabe of the Department of State Lands suspects that because of surrounding 
development and restricted overland flow that Seavey Meadows has been drying out over the 
years. 

Part of the mitigation proposed for the 1.65 acres of impacted wetlands includes restoring 1.75 
acres of former wet prairie. This work will include removing berms and restoring hydrologic 
connections in a wetland that is currently divided, and planting native vegetation that is sorely 
missing in this wet prairie system. The result will be a net gain in wetlands within Seavey 
Meadows and improvements to the cwrent functioning of the wetland. Thus, the proposed 
development will exceed the requirements of Policy 4.1 1 .I which requires "no net loss of 
significant wetlands in terms of both acreage and function." 

Comaatibilitv with the surrounding wetland 

Testimony was submitted implying the project is not consistent with LDC Section 2.5.20. This 
section lists the purposes of a PD, one of which is  to provide greater compatibility with 
surrounding land uses than would otherwise be provided under conventional land development OY 

procedures. We see two major categories of potential offsite impacts on the surrounding open k 
2 

spacelwetlands: hydrologic and human impacts. c 
s 

As stated in our application, development of this site will require approval of a wetlands 
mitigation plan &om the Division of State Lands and the Army Corps of Engineers. Their o 

m 
approval comes with a variety of requirements related to protection of sutrounding lands both 5 
during and after construction, the treatment of stormwater runoff, and the creation of new a 
wetlands along with the planting and maintenance of wetland plants. 

Regarding human impacts: The Seavey Meadows open spaceiwetland area is already surrounded, 
divided, and impacted by urban development. Tbe addition of 43 housing units to the 
neighborhood may intensify some impacts (such as more people walking through the area) but 
will not create any impacts that do not already exist. (The existing public sheets within the 
proposed development site have become an occasional dumping ground for trash so that impact 
will actually be eiiminated by the proposed project.) Fortunately, the primary strategies for 
minimizing human impacts on the open space portions of Seavey Meadows are under the City's 
control: . First, the City has already described its plan to establish a conservation easement over the 

remaining 27 acres to provide the community with assurance that the remaining wetlands 
are preserved. . Second, we encourage the city to work with citizens on the creation of an open 
spaceiwetland management plan for Seavey Meadows. A management plan can identify 
land stewardship goals, how to maximize the land's value as open spacelwetland, and 
how to mitigate for damaging human impacts through land management policies and 
practices, educational efforts, and the consideration of seasonal restrictions on human use 
of the site. 
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Avoidin,a settiing and mold problems Iike those present elsewhere 

Testimony was submitted expressing concern about another project developed by W S ,  
Lancaster Bridge. The writer states that the project is adjacent to a wetland and has experienced 
settling, water intrusion, and mold problems. The writer warns against making the same mistakes 
at the proposed Seavey Meadows project. 

Lancaster Bridge is a 56 unit project that was completed in 1996. It is true the property has had 
some problems with water intrusion and mold, but statement that these problems have been 
caused by the settling of foundations is not accurate A few years ago one 4-unit building at 
Lancaster Bridge had a roof leak due to a defect in some roofing material and this leak led to 
mold. The defective roofing material was subsequently replaced on all 17 buildings at Lancaster 
Bridge. Then, in January of this year, one unit experienced water intrusion and mold problems 
that have since been repaired. The cause was determined to be the improper installation of 
flashing and vapor barriers when it was built in 1996. Once again, none of these problems are 
related to the settling of foundations. 

o In addition, as stated in our testimony on April 2nd, WNHS is committed to the use of 
? wnstrnction and engineering techniques that wiU assure a solid foundation and as dry a living 2 
~1 environment as can be achieved in the Willamette Valley. More specifically, WhWS will 
c consider techniques such as: z . Over-excavation of sub-grade and replace with drainage rock to allow for drainage. 
C 
0 rn Roadways to be lowest elevation to e l i n a t e  water trapped between curbs and buildings. 
m 
2 

s Use crawl spaces instead of slab on grade to permit ventilation of crawl space. . Foundation drain within crawl space and along perimeter stem wall to intercept water. 
I Install whole house ventilation system to help manage humidity and improve indoor air 

quality. 

WNXS understmds the long term value of a well built project and is committed to ensuring that 
this project will provide quality built affordable housing well into the future. 

The availabiIitv of other vacant land more suitable for affordable housinv 

Testimony has been submitted that assumes other sites must he available for the development of 
affordable housing. Only one site is specifically mentioned: nearby industrial land that is 
currently for sale. The property referred to is a 3.7 acre parcel at the Northeast corner of Walnut 
Boulevard and Belvue Street, across Erom Allied Waste. The property owner is asking $2.0 
million for the land, which is well over $500,000 an acre. Rezoning the property for residential 
use is highly unlikely, as this is one of the few remaining industrial sites in the City at the north 
end of town. The price is considerably more expensive than residential property and would 
therefore not be su~table for any housing project, and most especially an affordable housing 
project. This is just one of many examples of how difficult it is to find land for affordable 
housing in Corvallis. 
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The City also tracks the amount of vacant land through publication of the Land Development 
Information Report. The most recent report shows a continuing decline in the amount of vacant 
land in the city limits over the past 10 years, &om 23% in 1995 to 15% in 2005. More 
importantly, the mere existence of vacant land does not assure that the land is developable; that it 
is suitable for an affordable housing project (especially related to the cost of acquisition and 
development); or that it is actually for sale. 

For example, WNHS recently undertook a search for developable land for another housing 
project and it took us almost two years before w e  were able to secure a 1.6 acre site that works 
for this other project. Since the founding of our organization in 1991, five of the seven projects 
we've compieted that involve new construction have utilized land in public ownership. The 
primary reasons public ownership has been critical include the limited availability of privately 
owned sites, the high cost of what has been available, and the limited availability of capital for 
land acquisition and predevelopment financing for affordable housing (which in tum creates the 
need for sales tesms that private sellers do not readily accept). 

Even if some land was available that escaped our attention, a more important point is being 
obscurcxl: our proposed project will address only a &action of the housing needs in our 
community. As stated at the April 2""ublic hearing there are 5,740 renter households in 
Corvallis who earn 50% or less than the area median income, and 82% of these househoids pay r 

more for housing than the federal standard for affordability. Then there are all the people who 9 
work here but commute from other communities because they cannot find affordable housing in 2 

C 

Corvallis. In short, the existence of additional developable sites would be welcome, not because s 
a3 

we need a substitute for Seavey Meadows, but because this project is far from enough. f 
s 
$ 
.i; 

The availabilitv of other a~aroaehes to affordable housing 3 

Testimony has been submitted that the Land Development Code embodies other approaches to 
providing for affordable housing that should "...nullify the applicant's claim about the 
importance of building in this wetland." This testimony mentions Code requirements that require 
a diversity of housing types within larger developments and the importance of incorporating 
affordable housing throughout our city. 

It is true that a few years ago the Code and the Comprehensive Plan were amended to provide for 
more diversity of housing types than the Code had allowed in the past. However, these Code 
changes primarily affected low density residential areas and the subject site is a medium density 
residential area. More importantly, diversifying allowable housing types is only one tool among 
many that are needed to address our community's housing needs. By itself this strategy would 
not come close to addressing our community's affordable housing needs, would not address the 
state's Goal 10 requirements, and cannot act as a substitute for other strategies, including the 
requirement that we plan for the availability of higher density lands. 

In addition, the belief that small scale, scattered site housing development would somehow result 
in meeting our community's need for housing affordable to households earning 50% or less than 
median income (the target population of our project) ignores basic economics. The per unit 



development cost of such an approach would be prohibitively high; resulting rents or sales prices 
would be high; and productivity levels would widen, not close the gap in the supply of affordable 
housing. 

The Cowallis Riparian Corridor and Wetlands Maa identifies this site as available for 
development 

The City of CorvalIis has decided multiple times and inmultiple ways that the proposed 
development site should be used to address our community's housing needs: 
= Over ten years ago the City of CorvaLtis decided that five acres of what is now a 32 acre 

site should be developed for housing and that the remaining area should be preserved as 
open space. . Subsequent City Councils r&rmed that decision when they approved the city's 
application for a wetlands development permit and when they approved WNHS as the 
developer. 

.I Additional opportunities to reaffirm the decision were presented in the form of the 
Naturals Features Inventory and the resulting adoption of the Corvallis Riparian Corridor 

N and Wetlands Map. Both the Planning Commission and the City Council approved a Map 
c? that identifies the proposed development site as locally significant, but not as locally 2 
+r protected wetlands. 
C z 
E We understand that some people believe these decisions to be wrong; nevertheless, the decisions 
C 
o were made and our communig should be able to rely upon the rules being applied as they stand 
m C at the time of  application. We understand our plans are subject to review and conditions that 
3 affect a whole range of issues. But we have also proceeded with trust - and a considerable 

investment of time and money - in our community's adherence to policies that clearly identify 
the subject property as available for development. 

SustainabiIitv and balancing conuuunitv needs 

A "sustainable community" addresses the triple bottom line of economic, social, and 
environmental goals and impacts. Our Comprehensive Plan and Land Development Code are 
required to do the same. 

Testimony has been submitted that essentially says environmental wnsiderations at this location 
should take precedence over economic and social considerations. That approach might be 
justified if we could site this project elsewhere or if our community did not have such a large gap 
in the supply of affordable housing. But even if we ignore those challenges, we believe the 
proposed project achieves a reasonable and well-considered balance: . The City of Corvallis is setting aside 27 acres of open spaceiwetlands in return for 

allowing up to 5 acres to be developed. We could have asked the city to aliow 
development on a portion of the 27 acres but we have not, believing that the balance 
we're achteving is the right one for this iocation. 

= The proposed project will result in a net gain in wetlands, not a net loss. 



. The mitigation plan will restore the hydrologic connections in a wetland currently 
dissected by man-made berms. We will also trade degraded wetlands for higher quality 
wetlands. 

s It's environmentally smart to locate housing near where people work and shop. The 
proposed project is located within waIking distance of Hewlett Packard, less than a mile 
from a major shopping and employment center, and within 1.5 miles other major 
employers (Samaritan Health and the Corvallis Clinic). 

a The proposed project will provide 43 much needed affordable homes for chiidren, their 
parents, and senior citizens. 

In summary, approval of th~s  project application is consistent with principles of sust 
and with the Corvallis Comprehensive Plan and Land Development Code. We hope the Pi,.. . 2 
Commission concurs and that you recommend approval of  the project 

Thank you for your consideration, 

Jim Moorefield 
~ x e c d v e  Director 
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From: Young, Kevln 
Sent: Tuesday, Apr~l 15,2008 10:OO AM 
To: 'jennifer gewais@oregonstate.edu' 
C c  : 'Brandon Trelstad', 'Dav~d Graetz', 'Den~se Saunders', 'Frank Hann'; 'Jennifer Gerva~s', 'Karyn 

B~rd'; 'Steve Reese'; 'Tony Howell', 'Tony Howell', 'Tr~sh Weber', Towne, Fred, We~ss, Ken;, 
Reese, Ted 

Subject: RE. <web>Seavey Meadows 

Maintenance Obligations - Prior to recordation of the flnal plat, the applicant shall 
submlt draft CC&Rs for the development for revlew and approval by the Plannlng Dlvrslon 
Manager. The CC&Rs shall address malntenance obllgatlons for Tract A that lnclude the 
prov~sions of LDC 4.13.50. Permanent signs with language llmlting chemlcal use wlthln the 
development shall be posted at each of the three accessways entering the development. 
Xddxtlonally, the CC&Rs shall note that, because of che proximity of the development to 
protected wetlands, ali landscape marntenance for the entlre site shall be the 
responsibility of the Homeowners Assoclatzon IHOA). The HOA shall hlre a Llcensed 
Commerclal Operator to apply any and all pesticides or heracldes on rhe slte. The 
commercral operator shall be llcensed by the Oregon Department of Agrlculture, wlth 
licenses m the categories of Ornamental and Turf/Herblclne and Ornamental and 
Turf/Herbaclde and Funglclde, oz. other applical categories, with the appropriate Insurance 
for that llcense. The Llcensed Commerclal Operator is to practlce integrated Pest 
Managementas defined in Oregon Revlsed StatGtes 634 650. The use of any pestlclde 
macerlal that concalns any of the top ten leachable ingredients, as ldentzfied by the 
Oregon Department of A~rlculture, Department of Ewxronment Quallty, and/or USGS for 
Oregon is strlctly prohlblted. Individual homeowners shall be prohlblted from applyrng 
pestlcldes, herbicides, funglcldes, or ferlllzers to thelr property. The CC&Rs shall also 
clearly state that the obllgatlon for maintenance of all tracts wlthln the subdxvlslon 
wlll be held by the EOA. 

The CC&Rs shall also contain a maintenance notice and main~enance requirements consistent 
i 

,,( , : /. ! .+-- -7 -6T??-y, : LGA-f i ub 



wlth the Clry's Storm Wazer Master Plan's (ana incorporated Klng County Washington Surface 
Water Deslgn Manual's) requirements for development ut~llzlng permeable pavement 



Staff-Proposed New and Revised Conditions 
Seavey Meadow 

(PLD08-00001, SUB08-00001) 

Condition 24 

Abandonment of Public Utilities -All existing utilities that are 
proposed to be abandoned in place shall be fully removed, unless 
otherwise approved by the City Engineer. If the City Engineer 
approves abandonment in place of any utilities, the utilities shall 
become the property of the overlying property owner or the HOA. 
The owner of the utilities, including abandoned utilities, shall 
register with the Oregon Utility Notification Center and locate the 

w 
'? 

utilities upon request, as specified by OAR 952-001-0070. 
2 
C 
s Condition 27 

Stormwater Detention - Concurrent with development, stormwater 
detention shall be implemented. Infiltration and open storm water 
facilities shall be considered. The storm water detention facilities 
shall be designed consistent with both criteria outlined in 
Appendix F of the Storm Water Master Plan, and criteria outlined 
in the most recent version of the King County, Washington, 
Surface Water Design Manual, and shall be designed to capture 
and release run-off so the run-off rates from the site after 
development do not exceed the pre-developed conditions, based 
on the 2-year, 5-year, and 10-year, 24-hour design storms. 
Installation of the private portions of the storm drainage system 
will be subject to permitting through the City's Development 
Services Division. 

(Turn Over) 



Condition 14 

Lighting - With the exception of public streetlights, which shall be 
installed consistent with the requirements of Condition 30, the 
applicant shall demonstrate compliance with the applicable 
requirements of LDC 4.2.80 with submittal of a site-wide external 
lighting plan to be reviewed and approved by Development 
Services Staff prior to occupancy o f  any building on the site. 

New Condition - 33 

Protection of Remaining Wetlands - At the time of final plat 
IC 

approval for the proposed development, the City shall grant a T 
2 

conservation easement on the remaining City-owned land within .w s 
the original Seavey Meadows - Wililamettedale Farms 0 

E 
development area. In addition, City Staff will also ask the City .c 

0 m 
Council to initiate a change in land use designation for the 4- 

3 
remaining City-owned land from Medium and Medium-High 
Density Residential with a Planned Development Overlay to Open 
Space - Conservation. The City shall also consider additional 
measures that would accomplish the goal of permanent protection 
of the remaining City-owned land on the Seavey Meadows - 
Willamettedale Farms site. 



Public Testimony regarding 
the Seavey Meadows application 
(PLD08-00001, SUB08-00001) 

received prior t o  completion of the 
May 23, 2008. Memorandum from the 

Community Development Director t o  
the Mayor and City Council 

regarding an appeal of the Planning 
Commission's decision t o  deny the 

application 



From: 
Sent: 
To: 
Subject: 

Young, Kevin 
Thursday. April 10, 2008 8:16 AM 
'Rana S Foster' 
RE: additional comment Seavey Meadows. 4-9-08. 

Rana, I'm sorry, but your testimony was submitted after the 5 pm deadline on April 9th and cannot be included in the 
record for the subject land use application. 

- kevin young 

- 
From: Rana S Foster [ r n a i l t o : t w e e t . 3 7 ~ m ]  
Sent: Wednesday, April 09, 2008 5:13 PM 
To: Young, Kevin 
Subject: additional comment Seavey Meadows. 4-9-08 

c< File: CPC April 9 Seavey Meadows comment..doc >> 



April 9, 2008 
Additional testimony 

Dear Corvallis Planning Commission, 

Condition 27 - Storm water detention 
If the site has 25,000 square feet o f  impervious surface and the 

area soils are hydricl confim~ed regional wetland, how well will 
site vault engineering function with this extra amount of run off 
entering the site, plus drainage of all this new impervious surface? 

We do not have the data from a pre and post development site > 3 
hydrologic survey. Will the underground detention vaults of .4- c 

undisclosed size and location, be filled with just surface run off E" 
s 

from "new" 25,000 square feet of sealed surface or will these o m 
C 

hopefully massive box vaults fail to do their job of capture and 3 
release similar to pre development release amount and release too 
much water to area openspaceslnext lowest clay layer elevation? 

How will the city be responsive to area wide flooding(pr0perty 
damage) if this occurs from this development site? 

Dayton soil consistes at the minimum of up to 60 inches of clay. 
We do not have discussion available about what will happen to the 
site, if it will be excavated and filled with fist sized basalt rock, 
there is concern for the price and to how these pits will interact 
with area surface and water table and wetland hydrology? How 
will these rock filled pits for foundation and roadway be drained? 

I see no site consideration for bioswale, or other open at grade 
catchment engineering designed into the landscaping. Biologically 
this is bad news for the surrounding wetland ecology and health. 
The development materials we see so far, and may be the last 
materials we see appears to rely on buried vaults which may be 
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compromised due to surface flowlwater table and wetland 
hydrology. Box vaults do not allow contaminated water to leach or 
biologically be processed to become cleaner. 

The City will allow 25000 square feet of an undisclosed amt. of 
run off to be put gradually into the next lowest location, our 
openspace as rare tufted hair grass wetland prairie. 

This parcel is one of the few if not the last remaining parcel of 
this type of ecosystem the City owns, with the applicant not 
discussion natural features of this site and the surrounding 
openspace in detail they appear to be omitting this discussion. The 
City acknowledges this site ecology in the letter which says the 
City will conserve the rest of this open space when both phases are 

P > 
C 

built out. Parks appears to be silent in this staff report about the 
c potential to create a park in this high quality predisturbed i 
c openspace upon which some of this subdivision will be built. 

3 In future the Parks Dept. if they cared to, could be able to 
quicltly make this into a lovely park using the existing roadbed, 
and utility perhaps to update it for use. More people will be able to 
use this site and it will remain intact, ecologically and 
hydrologically, undamaged by the City selling it for high and low 
cost housing depending on if both Phases are built. 

The implied future for the remaining City owned open space 
should be legally binding and not verbally agreed upon statement: 
if the site gets developed then the City will conserve the rest of the 
area in conservation easement. What LDC deal with conservation 
easement and this language may not exist in the LDC or in the NFI 
at this time. 

If Phase One is developed and the second phase, as low income 
phase is not developed, will the city still offer the implied 
conservation easement zoning or will they continue to sell off this 
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wetland and allow development to who ever can solve very serious 
engineering problems with this sites soils and hydrology? 

How many other subdivisions in this area, on DaytonJWaldow 
arehave quickly degrading property value due to site hydrology 
and wetland soils causing structural and personal damage to home 
owner's life and property here? What is the assessed value of 
these homeslparcels currently, and has it fallen due to contiliuous 
need to repair damage to these homes due to wetland soils and 
hydrology? Insurance rates for these homes could be higher. 

Condition 24: 
Utilities which are not currently on site should be routed overtop 

utilities to be removed and not be be aliowed to be trenched into 
City owned wetland. 

Public works department appears to fully grant and allow 
private utility companies to dig and trench in utility lines without 
doing any botaniclculturallanthropologiclarcheologic or sensitive 
vegetation survey. 

If any trenching is done, and the City Planning DeptlBuilding 
Dept./Public Works Dept ok's it there should be a cultural resource 
evaluation done. Where utility lines are to be inset in the wetland, 
these acres, must be added into the total acres of wetland to be 
destroyed under this application. 

Gas utility line appears to be put outside parcel to the south of 
Sorrel Place. 

The Army Corps of Engineers fill permit 2000-00003 has 
expired in 2007 so with this information being updated the public 
has less chance of reviewing this document if changes occur from 
the original permit. 
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This puts the public at a disadvantage, with no geotechnical 
report to understand area hydrology and soils, the developer is free 
to dig out all the clay and infill with rock aggrate for all we know. 
How will rock infill after all foundatioi~ clay is eliminated impact 
the rest of the city owned wetland's hydrology? 

I assume to build homes that at the lowest depth up to 60 inches 
of clay is unsafe to build upon and this clay as Dayton soil layer to 
60 inches will be eliminated in possible the first phase and then if 
the second phase is built, and there is money this clay will also be 
eliminated an buildings constructed on fill. 

I see no reference in the staff report to anthropological survey 
9 > work being important as trenching is done by utility companies the 
C 
s city has responsibility to the State of Oregon, to make sure these 
i? 
C 

corporations and the developer are not destroying cultural sites as 
0 
m 
C 

they blindly trench, compact the soil and create a weed bank area 
2 after they disturb the existing wetland. 

Off site movement and storage of fill, building material should 
not take place in areas that are wetland and openspace. 

Soil compaction in wetland is the most damaging process and 
these wetlands will never heal and will be damaged permanently. 
How is the owner, the City planning to protect the site surrounding 
the build site from compaction since this area is especially rare 
ecologically, and all the wetland soils are sensitive to damage from 
compaction? 

For the mitigation in the area, on City openspace, we need niore 
infomation. What all will occur with tlie berm fill? Will it be 
spread over top of the existing tufted hair grass wetland that in fact 
lakes many years to get to that state, and by putting fill over this 
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area, this single action will totally damage this wetland hydrology 
and ecology. 

What types of plants will be put in  the mitigated area? Will 
removal of the berms allow private property to flood in the event 
of flooding? Sheet flow in various locations due to grade and 
extensive Dayton soil connection to the SE outlet of Jackson 
Frazier Wetland may move and deflect into these berms. 

Berm removal should be considered together with or along side 
the potential future use of these berms as upland habitat for the 
species of plants in the habitat conservation plan(HCP) the city has 
signed onto with Benton County. 

Where is this discussed? and or is this part of the mitigation v > 
C) 

consideration to weigh the removal of a few berm and compaction s 

of the soil in doing so, or to leave the bemis and somehow manage c g 
them for rare uplai~d botany that does very well in wetland edges. 0 

m 

3 
Kinkaid lupine, Peacock larkspur, Willamette daisy, Bradshaw's 

lomatium all are being put in JFW and other areas, so why not put 
plan ahead to put some of these t and e plants in this location on 
the berrns and in the transistional elevation edge which connects 
the berms to the wetland- the most perfect ecologic place for many 
rare native plants and especially Bradshaw's lomatium. 

The City will need to have some areas that these HCP listed 
species will need to be mitigated for their loss(take) on County 
and private land in Benton county and on city of Corvallis 
property, so by using the berm area and saving the berm removal 
and mitigation for 1.67 acres lost, this funding will create and 
maintain this rare upland habitat within a very rare if not the last in 
the Willamette Valley, municipally owned tufted hair grass 
wetland. 
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No one is able to look ahead to be  innovative I guess, it is too 
complex and best to spend millions of dollars on creating this 
upland or dumping money to mitigation banks and perhaps using 
Park area as mitigation banks. 

Western Meadow Lark may be more able to use this area, if 
berms where revegetated to native prairie species such as the ones 
mentioned above and short and long grass native bunching grasses 
such as blue wild rye, native barley and festuca romerii. 

Parks Dept. may be the Dept. who has to deal with the HCP so 
they should be considering this option on these berms and 
considering the process of protection for the rest of this City 
ownered wetland if only one phase is developed and the second 

Oe > phase never gets developed for low income housing. 
C 
s 

E 
r 1 would like to see City Parks involved and they can not be 
0 
m * legally involved here due to the an outdated City Council 
3 agreement in the past to sell this site or some of this land for low 

income use. 

The land use by CC argument then may not be the same as today 
for this same use and or we as the owners have less guarantee the 
applicant who will buy or lease the land to build both phases. If 
the buildings do suffer due to poor location to build on, who is 
responsible, I guess the owners and the city? What recourse will 
the owners have and the renters to maintain their homes on land 
that is underlain by clay? 

How much money will this cost the City in the future if these 
homes, the road, sidewalk and surrounding wetland become 
damaged and degrade due to this areas complex soil base and 
hydrology? 
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This development application does appear to be responsible to 
its surrounding land base, so developing this to a City park would 
be the best and highest use, for permanent guaranteed conservation 
over the entire openspace acres using the in place utility and 
roadway, fill and very high quality rare wetland prairie comes 
already present. No money needs to be spent to create this areas 
park ecology, compaired the need to keep dumped into Sunset Park 
wetlands before it all turns to a weed bank. 

How is the City showing it is responsible for the future of these 
remaining wetlands when it appears to allow site drainage to be 
unfiltered biologically, to insure all run off will contain: all man 
made chemicals and fecal material, lawn chemicals, nitrogen, 
fertilizer, weed and feed, cat and dog waste, autoinobile chemicals, 
gas, antifreeze, oil, lead, mercury and ect. 

'? > 
How will the City know that these wetlands are degrading with \Y 

s 

every years input of these chemicals to this openspace? g 
C 
0 m 
C 

The City has EO baseline info or monitoring data about this sites 3 
ecology and biologic value. If we allow this development to occur 
it may be hugely damaging biologically if not hydrologically to the 
remaining area openspace as high quality almost weed free at this 
time tufted hair grass prairie. 

I disagree with developing this site for profit and or selling land 
owned by the city to trade for housing wealthy and lower income 
working class residents. David mentioned the in~portance of 
policing and views into this site, so this was a turn off, what is he 
talking about here and why? 

How safe are area children in this entire plat? Will the city ban 
dogs and cats as they will hunt in the wetlands and their waste will 
wash into the wetland, enhancing the establishment of weeds to 
which no one will manage and the edge around this development 
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will slowly destroy the openspace it is put into. With more weeds, 
more nitrogen, carbon, chemicals, undisclosed hydrologic impacts, 
yard clippings the openspace is set to become less healthy and less 
of a very high quality tufted hair grass prairie it is today and has 
been for 1000's of years. 

Restrictions to the HOA should be made to try to keep .this area 
intact and if things start to get out of balance the City will need to 
help the HOA get after weeds, landscaping plants that advance 
into the wetland, by: vine, seed or tossed over yard waste and 
cuttings. Irrigation of lawns niay lead to outwash of nitrogen and 
lawn chemicals directly into the openspace areas. I do not see 
bioswale separation between lawns and the openspace. 

0 
-? 

5: Planting plan does not include anything local or native. With site 
C 
s being so wet how well will all this nonnative landscaping fair? 
0 
E 
C 

Camas, msh, sedge, cattail, willow, poplar, tufted hair grass will 
0 
m fair will in wet areas if this entire site is not build on clay over 
3 capped by x depth of fill or clay removed for homes and roadbed 

and left for landscaped areas. 

Kids playing in allot of the street areas will have to face traffic as 
the run after loose balls and walk to get to school bus stop where 
ever that is. 

Thanks, Rana Foster 
141 5 SW Brooklane Dr. 
Corvallis, Oregon 
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From: 
Sent: 
To: 
Cc: 
Subject: 

Young, Kevin 
Thursday. April 10, 2008 8:19 AM 
'Olivia Duren' 
Towne, Fred 
RE: Testimony in opposition to Seavey Meadows (PLD08-00001, SUB08-00001) 

I'm sorry, Ms. Duren, but your testimony was submitted after the 5 pm deadline on April 
9th and cannot be included in the record of the subject land use application. 

- Kevin Young, Senior Planner 

..-.. Original Message----- 
From: Olivia Duren [mailto:shantiliv@hotmail.coml 
Sent: Wednesday, April 09, 2008 il:i3 PM 
TO: Young, Kevin 
Subject: Testimony in opposition to Seavey Meadows (PLD08-00001, SUB08-00001.) 

9 April 2008 

TO: Kevin Young, Senior Planner, Corvallis Planning Commission 

RE: CASE: Seavey Meadows (PLD08-00001, SUB08-0000:) 

First, I wish to commend the Planning Commission staff and City Council members for your 2 
hard and ongoing work on this case. When I attended the public hearing on 2 April, I was 
impressed with the professionalism and commitment to due process I saw thar night. Even as 
the hearing extended well into the evening, staff and council upheld their responsibility 
to the citizens to give fair hearing to all issues and come to a carefully considered and 
informed decision. I appreciated your unflagging attentiveness and diplomacy. 

The purpose of this written testimony is to register my whole-hearted opposition to the 
Major Modification to a Conceptual and Detailed Development Plan and Major Subdivision 
Replat being currently considered in the Seavey Meadows case, for the reasons below. 

The Review Criteria discussed in Section 2.5.40.04 states that a "Conceptual 
Development Plan shall be reviewed to ensure cqnsistency with purposes of ...p olicies and 
standards adapted by the City Council," including compatibility with criteria (91  
 rans sport at ion facilities, and (10) Traffic and off-site parking impacts. I believe that 
one of the many reasons the Seavey Meadows site is a woefully inappropriate place for a 
housing development targeted to any socioeconomic class is it's location on the fringes of 
Corvallis' social and economic activity. The Willamette Neighborhood Housing Services 
includes 2 K parking spaces for each of the 43 housing units because such a location 
forces residents to depend on private vehicles. Sure, there is a single bus route that 
services the area, but lines are not in operation past 6pm. The 'low income' populations 
this development claims to serve are likely to hold low-wage jobs at grocery stores, gas 
stations, restaurants, and hospitals that don't close at 5pm like white-collar employers 
Hewlett Packard and Oregon State University. I wholly disagree with the Staff Report's 
conclusion that the Plan "promotes efficient use of land" (LDC 2.5.20.b). Further, the 
city's charter clearly states that ic should "exercise its powers to ensure the equal 
protecrion, treatment and representation of all persons without discrimination, including 
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. . .  level of income." At $3.41 a gallon of gas and rising, dependence on car ownership is 
increasingly burdensome for the financially fragile. Certainly a parcel within biking or 
walkingdistance of the city's social and economic venues is a far more appropriate site 
for any kind of housing development. aikers and walkers also do far more to satisfy 
compatibility with Review Criteria (4) Noise attenuation, ( 5 )  Odors and emissions, and 
( 1 2 )  Affects on air and water quality. 

Others have testified as to the complete incompatibility of the Plan with Review 
Criteria (14) Preservation and/or protection of Significant Natural Features. Here I will 
only echo the sentiments that it is appalling that the City should violate its own agenda 
by designating Seavey Meadows a "Naturally Significant" wetland and then seek a developer 
to plunk a subdivision in the middle of it. As noted in the hearing on 4/2, Willamette 
Neighborhood Housing Services seems to have made great headway in deciding what kind of 
fence should line the development's backyards, but apparently overlooked the need to 
mitigate expected impacts of construction; utility and sewer replacement; disturbance and 
invasive weed spread; landscaping, household, and auto toxin contamination; altered 
hydrology and nutrient cycles; and fragmentation on this ecologically 'Significant' 
meadow. Do you really trust them with the stewardship of Seavey Meadows? 

Similarly, I echo the Commissioner's confusion at the developer's failure to consider 
the engineering complexities inherent to building on earth that is submerged for part of 
the year. Willamette Neighborhood Housing Services promised that they would 'do better' 
than others have done, but apparently forgot to figure out how they would keep owner's and 
renter's basements from flooding, foundations from failing, sewers from backing up, and 
other nasty problems in evidence elsewhere where people have built on wetlands. The 
developers seem to have spent more time deciding where the basketball hoops should go. Is 

> this the kind of careful consideration our low-income citizens deserve? 
* 
K 

Z I present only a handful of the many reasons why the plan to develop Seavey Meadows should 
be immediately dismissed. Public outcry against development has been decades-long and 
unwavering. We have spent far too much taxpayer treasure in consideration of this failing 2 and ill-advised plan. Please join your constituents and citizens of Corvallis in 
recommending the plan for development (PLD08-00001, SUB08-00001) be dismissed once and for 
all, and giving Seavey Meadows its deserving permanent protection. 

Thank you for your consideration 

Olivia Duren 

337 NW 11th St 

Corvallis OR 97330 

ATTACHMENT: The same testimony above, in MSOfflce document format 

More immediate than e-mail? Get instant access with Windows Live Messenger. 
http://www.windowslive.com/messenger/overview.html? 
ocid=TXT~TAGLM~WL~Refreshhinstantaccess~O420O8 
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From: Tracy Rupp [tracyruppl@yahoo.com] 

Sent: Thursday, April 10, 2008 9:05 AM 

To: Planning 

Subject: Seavy Meadows 

Dear Commissioners, 

I believe the time for public comment on this is almost up. My wife and I are concerned about this but are very 
busy - so busy we haven't had time to respond. 

Mostly we are in agreement with those voicing a strong concern about the wisdom of placing this housing 
development in an environmentally sensitive place. I have attended two meetings on this so far. The first treated 
it like a done deal -just explaining it to the public. Then, low and behold, follows a public hearing. At this hearing 
most of the time was spent going over the details of the construction. Finally, at the end, some hurried testimony 
was allowed on whether it is a good idea in the first place. Isn't that a lot like putting the cart before the horse? 

Judging from the discourse at the hearing with the commissioners, it seems a lot of questions, many of them of a 
fundamental nature, have not been resolved. 

One thing for sure, like one man testified, if you build it ii's a done deal - and too bad if it was a wrong choice 

What other options are there to balance a priority for affordable housing against a priority for a good env~ronment 
w~thln the city? 

In the decades ahead population pressures will certainly cause Corvallis to expand. Maintaining an 
environmental trust within the City limits wiii mean a better Corvallis in the future. 

Tracy Rupp 
25 year resident of Corvallis 

D o  Y o u  Yahoo!? 
Tired o f  spam? Yahoo! M a i l  has the best spam protection around 
http://mail.yahoo.com 



Page 1 of 1 

Young, Kevin 

From: Alan Deitch [alanjdeitch@yahoo.corn] 

Sent: Tuesday, May 20,2008 10:37 AM 

To: Young, Kevin 
Subject: Seavy Meadows devloprnent 

Kevin, 

Pursuant to the proposed affordable housing project named Seavy Meadows I fully support the project 
for a number of reasons: 

Having been in the real estate industry for nearly 14 years, our community is losing many high quality 
people who can't afford to live here. This provides a bit of affordable housing which is something 
espoused by our city. The parameters of the project insure that the housing is only available to those 
who meet the limited income requirements. Note that our schools have lost approx 1,000 students over 
the past 10 years. 

.d The wetlands issue appears to be result in a gain or at least no net loss of wetlai~ds. - 
3 
C) 

The organization WNHS has proven itself on many projects over many years. They are a huge asset to 
s 
(U 

the community, and have followed all the guidelines for this project. There is no doubt that this project 

fi will enhance the Seavy area, as their other projects have done over the years. 
L 
0 
m ,d If our city leaders truly want to honor the commitment to affordable housing, and a diverse 
3 community, this would appear to provide a great opportunity. Let's do the right thing. 

Thank you, 

Alan Deitch 
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Young, Kevin 

From: Nancy&Craig Leman [lemann@onid.orst.edu] 

Sent: Tuesday, May 20.2008 1.25 PM 

To: Young, Kevin; Linda Whiteman 

Subject: Seavey Meadows Project 

(This letter is intended to show support for the Willamette Neighborhood Housing Services' appeal for a review of 
its plan for affordable housing at Seavey Meadows.) 

May 20,2008 

To the Mayor and City Council of Corvallis, Oregon: 

I am writing to ask the city to reconsider the decision not to allow the Willamette Neighborhood Housing plans to 
go forward. 

In the early eighties (I believe it was), some of that Seavey land was slated to be a private housing project. 
proposed by a developer who later went bankrupt because of the down turn in home building in Cowallis. 

Many Co~a l l i s  people ~nvested in this doomed project that at the time seemed promising and would give a good U, 
return on their investment. r 

i. 
* 

When we have driven along Seavey Road since that time, I have always looked north toward the land and s 
wondered what was happening to it. Then when Willamette Neighborhood Housing decided to develop that area E for affordable housing, I was glad to hear about it and believed it to be a good location for the project. I still believe 
it is potentially suitable for that purpose. o 

m 
C 

Nancy Leman 2 
2702 NW Garfield 
Cowallis, OR 97330-2422 
lrna~onid,.c&edu 
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~IHY-ZI-ZBW 13: Sc' FERRANCE R HILL MD, PC 

835 N.W. C a p a & h  Dr. 
Corvallis, OR 97330 

May 21,2008 

CoNallis Mayor and City Council 
c/o Kevin Young 
Senior Planner 
City of C0~aIl.k 
PO Box 1083 
Corvallis, OR 97339-1083 

Dear h4ayor Tomlinson and Members of the Clty C O ~  

RECEIVED 

Community Development 
Planning Division 

The purpose o f W  letta is to your suppaa for Willamette Neighborhood Housing Services 
proposed development of 43 affoniable housing units !mom as Seavey Madom. As you 81-e 

aware, this project has been developwl over m y  years. At esch stage of development the City 
Counoil has voted to support it. 

I have senred on the volunteer Board of Dimtars of Wllamette FJeigbborhood Housing for over 
wen y e . .  Before that I was involved on the Boards for low income housinp in L h  and Benton 
Counties 'For mom than I 0 y m .  I know how difficult it is to Tud land for affordable housiug in the 
C o r d i s  area WNHS is pmposixig to take 1.65 arsrss of degmki wetland and replace with 1.75 
acres of hctioning w e t l d  within S w e y  Meadows in ordm to do this p j &  

WNHS has a proven traok record of providing safe, affordable, quality housing along with suppart 
services for tenants, A brieftour ofour properties would demonstraie this. WNHS also has alproven 
track record of working coopratively~ttt&e city and m y  ather organizations to achieve &-win 
solutions to complex challmges tM occur in development of these projects. 

Oace again, WNHS has coma up with a win-win situation for both the environment and low inwrne 
residents. I cannot urge you strongly enough to vote to overturn the Pplanning Commission's 
decision. 

Thmk you very much 

vi& President 
Willamette Neighborhood Rousing Senices 



Memorandum to: City of Corvallis City Council 
Re: Land use public hearing, Seavy Meadows, PLD08-00001, SUB08-00001 dk From: Sharon Nissen (2640 NE Seavy Place) and Patricia Muir (I 840 NE Seavy ~ve.)&$u 

gdu'. b 

Date: May 18,2008 

Attached please find 379 petition signatures in support of protection of &I of the city- 
owned 32 acres of Seavy Meadows under a permanent conservation easement, as 
opposed to the proposal by Willamette Neighborhood Housing Services, which would 
exclude approximately 3.5 acres from such protection. As stated in the petition header, 
the 379 signatories support the concept that, 

"This entire city-owned, locally-significant wetland is a valuable asset to our community. 
We request that the City Council approve the necessary amendments to the 
Comprehensive Plan to remove the existing Planned Development overlay(s), change the 
land use designation, and add a conservation easement to assure permanent protection of 
this wetland." 

Petition signatures were collected by residents who are committed to the protection of 
Seavy Meadows. Petitions were circulated in and around Cowallis by these residents 
between the most recent Planning Cominissioi~ action on the proposed development 
(April 16,2008) and May 18,2008. 

Community Development 
Piauuing Division 



WE SUPPORT PERMANENT PROTECIION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on alt 32 acres of Seavy Meadows in NF, Corvallis. This entire cityowned, locally-signiicant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a corse~vation easement to assure permanent protection of this wetland. 

Piease return to 1840NE Seavy Ave hy May 1,2008 



WE SUPPORT PERMANENT PROTECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our coinmunity. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

. 
Please retuin to 1840 NE Seavy Ave by May 1,2008 



WE SUPP0R.T PERMANENT P R O T E C n O N  O F  SWW MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a corservation easement to assure permanent protection ol'tilis wetland. 

I I 
Statement of petitioner: 1 am an unpaid, volunteer petitioner f l?  &-AA.&~ ~ + ~ ' - 2 ] 7 - ~ j y  

Ngme (signature) ;_7" Date 
Please return to 1840 NE Seavy Ave by May 1,2008 



WE SUPPORT PERMANENT PROTECTION OF SMVY ME4DOM!S 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a conservation easement to assure permanent protection of this wetland. 

Please relurn to 1840 NE Seavy Avo by May 1.2008 



WE SUPPORT PERMANENT PROTECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the followillg petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows it1 NE Corvallis. This entire cityowned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Coinpreheilsive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

1 Printed Name 1 Sim~ature / Date I Address 1 

I I I I I 
Statement of petitioner: I am an unpaid, volunteer petitioner 

Name (signature) Date 
Please return Lo 1840 NE Seavy Ave by May 1.2008 



WE SUPPORT PmMBNENT PROTECTTON OF S!3W MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent consenration 
easement on all 32 a r e s  of Seavy Meadows in NE Cowallis. This entire city-ow&, locally-significant wetland 
is a vaiuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a conservation easement to assure permanent protection of this wetland. 



WE SUPPORT PERMANF.NT PROTECTION Of SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Cowallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 
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Please return to iR40NE Seavy Ave by May 1,2008 



W E  SU1'POK.T PERMANENT PROTECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

Pieasereturn to I840 NE Seavy Ave by May 1,2008 



WE SUPPORT PERMANENT PROTECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a conservation easement to assure permanent protection of this wetland. 

.-, . 
i 

Please return to 1840 NE Seavy Ave by May 1,2008 



WE SUPPORT I'EIIMANENT PROTECTION OF SMVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. W e  support the establishment of a permanent conservation 
easement on aii 32 acres of Seavy Meadows in NE Cowallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
dcsignation, and add a comen/ation easement to assure permanent protection of this wetland. 

Please return to 1840 NE Seavy Ave by May 1,2008 -/ 



WE SUPPORT PERMANENT PROTECTION OF SEAW MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our co~nmunity We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a corservation easement to assure permanent protection of this wetland. 

Please return to i840NE Seavy Ave by May 1,2008 



WE SUPPOR-r I'EKMANENT PROTECTION OF SCAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our co~nmunity. We request that the City Council approve the necessary amendments to 
the Conlprehensive Plan to remove the existing Planned Development overlay(s), change the Land use 
designation, and add a comervation easement to assure pernlanent protection of this wetland. 
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Please return to 1840 N E  Seavy Ave by May 1,2008 



WL SUI'I'ORT PEKMANENl PROTEC rlON OF SLAW MEADOWS 
April 2008 

We, the undersigned, endorse the followillg petition. We support the establishmellt of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire cityowled, locaily-significant wetland 
is a valuable asset to our community. We request that the City Council approve tile necessary amendments to 
the Comprehensive Plan to remove the existing Planned Deveiopment overlay(s), change the land use 
desirnation. and add a comervation easement to assure ~ermanent vrotectioll of this wetland. 

,? Statement of petitioner: 1 am an unpaid, volunteer petitioner / 5&& 
flame @&natu&] Dale 

Piease return to 1840 N E  Seavy Ave by May I ;  2008 



WE SUPPORr PERMANEXI' PROTEC17ON OF SMVY MFADOWS 
April 2008 

We, the undersigned, endorse liie following petition. We support the establislme~lt of a permanent co~lservatioll 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetlaiid 
is a valuable asset to our community. We request that the City Council approve the necessary amend~uellts to 
the Comprehensive Plan to remove the existing Planned Developlnellt overlay(s), change the land use 
designation, and add a comervation easement to assure permallent protection of this wetland. 

1 Printed Name I Sie~iature 1 Date I Address 1 

Statement of petitioner: 1 am an unpaid. volunteer petitioner 
Date 

Please return to 1840 NE Seavy Ave by .May 1; 2008 
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WE SUPPORl- PERMANENT PROTECTION OF SEAW MEADON'S 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a pemlanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Developmellt overlay(s), change the land use 
designation, and add a colservatio~l easement to assure permanent protection of this wetland. 

Please return to 1840 NE Seavy Avc by May I ,  2008 



Ib. 
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Please return lo 1840 NE Seavy Ave by May 1,2008 



WE SUPPORT PERMANENT PROTEC-TION OF SWVY MEADOWS 
April 2008 

We: the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our commu~~ity. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a conservation easement to assure permanent protection of this wetland. 
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Please return to 1840 NE Seavy Ave by May 1; 2008 



WE SUPPORT PERMANENT PROECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the estabiishment o f a  permanent conservation 
easement on ail 32 acres of Seavy Meadows in NE Corvaliis. This entire cityowned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

W .  

A 

Statement of petitioner: I arn an unpaid, volunteer petitioner /kc' 1 3 + 2 e  
~ & e  (signature) ~ a t d  

Please retum to IS40 NE Saavy Avo by May 1,2008 





WE SUPPOKI' PERMANENT PROTECTION OF S E N  MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Cowallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessaq amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

Statement of petitioner: I am an unpaid, volunteer petitioner 
Name (signature) Date 

Please rehlm to 1810 NE Seavy Ave by May 1,2008 





WE SUPPORT PEliMANENT PRO1ECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on a11 32 acres of Seavy Meadows in NE Cornallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

/ Printed Name I Sirrnature ! Date ! Address 

I I I ! 
Statement of petitioner: I am an unpaid, volunteer petitioner 

Name (signature) Date 
Please return to 1840 NE Seavp Ave by May 1,2008 



WE SUPI'ORT I'ERMANENT I'ROTECCTION Of- SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. W e  support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Cowallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change thc land use 
desienation. and add a comervation easement to assure permanent protection of this wetland. 

Date 
Pieasc return to 1840 NE Seavy Avc by May 1,2008 



WE SUPPORT PERMANENT PROTECTION OF SEAVY MEADOWS 
April 2008 

We, the undersigned, endorse the following petition. We support the establishment of a permanent conservation 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessary amelldrnellts to 
the Comprehensive Plan to remove the existing Planned Develop~nent overlay(s), change the land use 
designation, and add a comervation easement to assure permanent protection of this wetland. 

Piease return lo 1840 NE Scavy Ave by May 1,2008 



- 
WE SUPPORT PERMANENT PROTECTION OF SEAVY MEADOWS 

pri.aQQ& ~ -- , 

We, the undersigned, endorse the following petition. We support the estahli 
easement on all 32 acres of Seavy Meadows in NE Corvallis. This entire city-owned, locally-significant wetland 
is a valuable asset to our community. We request that the City Council approve the necessaiy amendments to 
the Comprehensive Plan to remove the existing Planned Development overlay(s), change the land use 
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Name (signature) Date 
Please return lo I840 NE Seavy Ave by May 1,2008 



1804 SW Brooklane Drive 
Corvallis, OR 97333 

Corvallis City Council 
C/o Kevin Young 
City of Corvallis 
PO Box 1083 
Corvallis, OR 97339-1083 

Dear City Council Members: 

May 22,2008 

Community Development 
Planning Division 

I am writing to add my voice to thosc who support the development of affordable housing 
at Seavy Meadows. As a member of the board of Willamette Neighborhood Housing 
Services I am aware that this has become a controversial project. There is an immediate 
negative response when the words "wetlands" and "housing" among my friends. Once I 
am able to explain to them that this project really enhances the wetlands and addition 
provides much need affordable housing they view the project in s positive light. 

As a City we value the wetlands but also recognize the need for affordable housing. 
Many of our lower income workers are forced to locate outside Corvallis in order to find 
affordable housing. With gas prices soaring they are faced with an additional dilemma. 
We must make it possible for them to live within the city of their employment. 

Please give the Seavy Meadows project your approval. As a recent Gazette Times 
editorial stated, it is a win-win for our City. 

. ,k i t  
arbara Sackett 



Home Cal#e & Elder Services, PNC. 

2141 NW Fillmore Ave. . Corvallis, OR 97330 
(541) 757-0214 ' FAX (541) 752-1827 

May 21,2008 

Corvallis City Council 
City Planning Coinmission 
PO Box 1083 
Corvallis, Oregon 97339-1083 

RECEIVED 
MAY 2 2 2008 

Community Development 
Planning Division 

To Corvallis Planning Con~mission Members: 

We are writing to support the Willainette Neighborhood Housing Services proposal to 
build 43 new homes in the area known as Seavv Meadows. Our aeencv works with the .. , 
senior residents of Corvallis and the surrounding area. The units designed for housing 
seniors and people with disabilities, many of whom could live independently and have 
less than the median area income, are hii1lly needed in this cominu~ity. As-compared to 
other communities in close proximity to Corvallis; affordable, safe, and presentable 
housing for the less affluent is a rare commodity. Many apartinentsare two level, some 
are in multiple story complexes with stairs or elevators (a fire safety and mobi!ity concern 
for seniors and those with disabilities), and many have narrow access doors and hallways 
as well as other substandard conditions. 

We understand the need to preserve our wetlands and would want units built at Seavy 
Meadows to enhance those acres of wet prairie by eliminating the invasive plants in this 
partially developed area. We would expect Willamette Neighborhood Housing's design 
and building team to develop a complex that is not only affordable but has aesthetic 
appeal and is handicap accessible. 

We ask that the City Planning Con~mission seriously consider the appeal made by 
Willamette Neighborhood Housing Services. 

Sincerely, 

L%2~A Cathv 
Administrator, Case Manager 

Tlo & & F A  4. 
Deborah Reynolds 
Director 

Tia Knight 
Client Care Coordinator 



Ma) 2 I,  2008 

Kev~n Young, Senior Planner 
City of Corvallis 
P.O. Box 1083 
Corvallis. OR 97339-1083 

RE: Willamette Neighborhood Housing Services 
5eatc.j bleatlows Planned Deveiiopurenr Appiiciitiuu 

Dear Mr. Young: 

The Idinn-Benton Housing Authority supports the efforts of Willamette Neighborhood Housing 
Services (WNHS) to create more affordable housing in the City of Con~allis. WNHS has proven 
itself as a responsible community development organization. 

The I,inn-Benton Housing Authority partnered with WNHS to develop Calnas Commons, a 56- a 

unit affordable housing develop~nent on five acres of  land in SW corvallis. Before development 
P > 

started at Camas Commons, some neighbors voiced concerns about wetland issues related to the C 
s 

property. Through co~nmunity meetings, careful planni~lg and responsible development, WNHS 
addressed those concerns. 'I'oday, Camas Commons serves as an example oi the quality 

i? 
C 
0 

development that WNI-IS creates to improve Comallis neighborhoods. ,- m 
2 - 

Quality housing that is affordable to lower income families, seniors and persons with disabilities 
is central to the continued vitality of the City of Corvallis. 

I'lease contact me at 541.926.4497 ext 220 if I can provide any further information 

Executive Director 

Community Developmcnl 
planning Division 

I?7zpmviizg the Qualit)) o f  Ltfe in Liizrz aizd Beitton Co~trzties through Affovduble Housiizg 
I250 QUEEN AVE. SE * ALBANY, OR 97322 . 541-926-4497 * FAX 541-926-3589 E-mail: Mail@L-hha.org * TDD 541-926-8338 



May 20,2008 

Corvallis City Council 
C/O Kevin Young 
City of Corvallis 
PO Box 1083 
Corvallis, OR 97339-1083 

Comnunia Development 
Planning Division 

Re: Proposed Development of Affordable Housing at Seavey Meadows 

Members of the Corvallis City Council: 

As a board member of Willamette Neighborhood Housing Services, I strongly support 
the proposed development of affordable housing at Seavey Meadows. 

Because I'm also a committed environmentalist and wetland supporter, it may seem 
incongruous that I'd be willing to see housing built on a wetland. But part of the beauty 
of a wetland is that it's a natural feature. In this case, however, it is not. 

The 1.65 acres of wetland to be developed is a degraded site with compacted soils from 
previous development, and it doesn't function like the wet prairie surrounding it, which 
will be preserved. 

And since WNHS will restore 1.75 acres elsewhere in Seavey Meadows to compensate 
for the 1.65 acre loss, we're left with a net gain in natural wetlands. 

That this seems to have been reduced to merely a 'wetlands issue' is unfortunate. I ask 
the Council to revert back to the original and bigger picture by treating the housing of 
children, families and seniors as a priority in your decision. 

The Council has affirmed this decision multiple times over a several year period - I 
know, since I've been on the WNHS board for all of that time. It was a wise decision and 
the right decision before and, in my opinion, it is still the best decision today. 

Sincerely, 

JohnTappon 
251 1 NW Mulkey Ave 
Corvallis, OR 97330 
(541) 753-9936 



From: 
Sent: 
To: 
Subject: 

Mary Bentley [mary@valleycateringoregon.comj 
Thursday, May 22, 2008 4:15 PM 
Young, Kevin 
Seavy Meadows 

Kevin Young, Corvallis City Planner 

Dear Kevin, 
I am writing this letter in support of Willamette Neighborhood Housing Services proposal 
to build 43 affordable homes on the Seavy Meadow property. 
-Our community is in desperate need of affordable housing. Many of my co-workers can not 
afford to live in Corvallis -The location is near shopping, schools and major employers - 
There is a net gain of wetlands as more land is restored as wetlands -Ten years ago this 
property was designated for housing and wetlands. 
Now the City Council wants to change the plan without merit -Wiliamette Neighborhood 
Housing is the best developer for the plan. 
They care for the community and the folks who will be living in these home. They will 
keep the project consistent with the principles of sustainabiiity. They will do an 
excellent job as the developer and balance the environment with the housing needs of the 
community. 

Please consider approving the Seavy Meadows Development as presented by Willamette 
Neighborhood Housing. 

Thank you for your consideration 

Sincerely, 
Mary Bentiey 



From: 
Sent: 
To: 
Subject: 

Sue Hirsch [susanhi@proaxis.com] 
Thursday, May 22.2008 9:57 PM 
Young, Kevin 
WNHS plan for Seavey Meadows is OK 

Dear Mr. Young, and associated decision makers about Seavey Meadows, 

I have been scanning the letters to the editor about neighbors' protests of Seavey 
Meadows, and I think that NIMBY ism is manifesting itself in the guise of wetland 
concerns. It seems that planners and evaluators have long-term, clear plans to mitigate 
wetland factors and to put improved development on top of compacted abandoned 
development--and only 
in a small portion of the entire area. Therefore, the wetland-topic 
letter-writers should now be satisfied. 

Second, current standards for building affordable housing are extremely highs, so the 
housing will be of higher quality than some homes I'm hearing about that were (or are 
currently being) built poorly by private developers for profit. That should satisfy the 
folks who think that low 
income people "deserve better." Land prices in Corvallis are extremely 
high. There are no "better" lots available for affordable housing. 

A very current letter from D Sutherlin was telling. She ranted about the undesirability 
of Section 8 projects, and the associated tenants. 
Her bigotry and hatred and ignorance were profound. I know a woman in Section 8 housing. 

y She was abused for years, finally separated, got a HUD certificate, finished raising fine 
> children, is finishing graduate school, and already has two leadership-level jobs 
u counseling college students in diversity programs. Soon her income will be high enough 

that she will no longer get a housing voucher. She also helps her neighbors with the 
intimidating life step of applying to college to get 

.C out of poverty. I'd be proud to have her as my neighbor. Still, there 
are plenty of folks, rich and poor, who I would not want for neighbors. 

S 
If desired, my husband and I could live in almost any neighborhood, but we prefer SE 
Corvallis. We live near an 8 acre parcel that could be annexed and developed anytime, 
with up to 48 homes. It would change the character of our neighborhood and we wouldn't 
like it; but we'd likely adjust. However, I think my neighbors are open-minded, 
educated, and realistic down here, and we don't play the Nimby card very often. It 
concerns me if all the other neighborhoods successfully use Nimby tactics, because 
projects end up disproportionately in my neighborhood. 
Recently, a woman in SW Corvallis said a controversial development that would include 
townhouses, and therefore (shudder) renters, so it "should be in SE Corvallis." I recall 
some Timberhill residents were outraged that townhouses would be built. A few townhouses, 
rentals, and affordable housing units does not harm any neighborhood, and in fact can 
reduce the bigotry of Nimbys. We have a very diverse neighborhood, and 
it's great. 

My husband is USFS Ecologist with a bachelor's degree, masters degree, and P ~ D  in 
environmental science studies. When he's not working, he's devouring newspapers and 
journals every night in the couch next to mine--about policy, forestry, hydrology, mining, 
anything he can read. 
I think he is brilliant. He was eager to visit Seavey, and sees "no problemN with it, but 
won't testify because he is not a wetland technician. Perhaps we should leave wetland 
decisions to technicians and informed policy-makers, not to neighbors who may be 
manipulating wetland concerns. 

My background includes a masters degree in social work, with many courses related to 
poverty and policy issues. I live near several WNHS projects and do not find them 
problematic. 43 units doth not make an entrenched slum with gangland shooting and drug 
corners. Studies find that low income housing should be dispersed in mixed income 
neighborhoods, not consolidated in hundreds or thousands of units. I hope you will build 
that housing, and will continue to disperse affordable housing throughout this fine city. 



Lastly, I should add that I have done some contract work for WNHS, and am a donor. My 
small contract projects were stimulating, but not 
necessary for my general income. This letter would be the same if they 
never seek my editing again, and there is no conflict of interest. My passion for this 
topic is general Nimbyism. 

Thank you for considering my opinion 
Sue Hirsch 
955 SE Park 
Corvaliis, OR 97333 
758-0135 



MAY 2 3 2008 

May 23,2008 

Corvallis City Council 
c/o Kevin Young 
City of Corvallis 
PO Box 1083 
Corvallis, OR 97339-1083 

&mmunity Development 
planning Division 

Re: Proposed Development of Affordable Housing at Seavey Meadows 

Members of the Corvallis City Council: 

I am a board member of WNHS. I am writing to support the affordable housing 
development at Seavey Meadows. 

I bought a house near that area, on NE Manchester Street, in late 2004. If I had even 
waited even a couple of months to buy a house, I don't think I could have afforded to buy 
in Corvallis. 

Not everyone in Corvallis has a comfortable income even though the median income in 
Benton County is quite high. I feel lucky everyday that I managed to buy a house on an 
income of $24,000. 1 really believe that people who work hard and live in our community 
should be able to afford to buy a house. Unfortunately that dream is out of reach for 
many. 

One reason the Seavey Meadows development is so important is that it will have 7 land 
trust homes on the site. Land trust homes are one of the few options that can work for 
lower income homebuyers, and WNHS wants to be able to offer this option. When I was 
getting ready to buy a house, I read about land trust homes in the Portland area, and 
wished we had that option here. 

The wetlands that will be developed are actually low areas resulting from previous 
compaction when construction was first begun in the 1980's. WNHS will actually 
improve more wetlands than the acreage of the construction site. 

Corvallis urgently needs more affordable housing. I ask that you approve the Seavey 
Meadows project. 

Sincerely, 

Ann Gaidos-Morgan 
3565 NE Manchester 
Corvallis, OR 97330 
(541) 730-1509 



To: Members of the Corvallis City Council 
Sent: May 2 1,2008 
From: Clifford Berg 995 NE Angelee Place Corvallis OR 97330 
Re: Seavy Meadows 

The Seavy wetlands issue once again surfaces. I applaud and thank the planning 
coininission for their envirolunental consciousness for rejecting the proposed project and 
would ask the city council to do the same. 

During the planning commission meeting I heard many times "This is a noble project but 
in the wrong place". I agree. It would seem going forward with this development is not a 
wise choice for our city or its resident's future. What value can we place on a wetland? 
Since wetland area is dwindling within our city and valley, it might be considered 
priceless. 

However, some are saying we would only take a small portion of the 32 acre wetland and 
then make a better wetland next to it on the same wetland across the street. This is like 
cutting a hole in the middle of a blanket and sewing the cut out piece on another part of 
the blanket. What you have is a useless blanket with a hole in it or in this case a smaller 
wetland with an urban development. 

In addition to loosing this vital portion of about 3.5 acres, undoubtedly all of the portion 
of Seavey meadows that lies south of Conser street will also be destroyed because of the 
close proximity to the development. Conservatively, there will literally be a 100 plus 
extra sets of footprints on this area from the 43 dwelling units proposed. We know it will 
be impossible to keep people away from this "attractive nusience" in the backyard. 
Picture what his will look like in a few years. 

Also, has the issue of property taxes been looked into? Are they fair and equitable 
compared to others in the city? When checking the amount paid by Willamette 
Neighborhood Housing Services on some of the property they manage it appears not. 
I'm sure there is a logical explanation for this discrepancy, but this should be addressed if 
it has not already done. We as taxpayers should not be asked to not only provide the land 
for the development, but to also in essence pay part or all of the property taxes to provide 
city services. 

Respectfully submitted, 
Cliff  erg 9 

~ m m u n i t y  Development 
Pianaing Division 





Memorandum to: Corvallis City Council 
RE: Support for Planning Commision.~ denial of Major Modification to a Conceptual and 

Detailed Development Plan and a Major Subdivision Replat [Seavy Meadows (PLD08-00001, 
SUBO8-00001) 

From: Patricia S. Muir, Plant Ecologist, 1840 NE Seavy Ave, Corvallis, 97330 g~*?d 1 
Date: May 20,2008 i 

Before offering details concerning my opposition to Willamette Neighborhood Housing 
Services' (WNHS) application to build affordable housing on a portion of Seavy Meadows, 1 ask 
that you consider the following as you weigh your decision. 

(1) As City Councilors, it seems to mc that it is your duty to carry out the will of the people. 
What is the will ofthe people in this case? No citizen has ever, to my knowledge, submitted 
either oral or written testimony in support of development on any of the remaining city-owned 
acreage of Seavy Meadows. (Two letters in support of WNHS' application did appear this 
spring in the Corvallis Gazette-times, but both were written by members of WNHS' Board). In 
contrast, abundant testimony in opposition of further development of this wetland has been 
submitted in the current case (i.e., to the Planning Commission for its April 2 and April 16,2008 
hearings on the case) or in previous cases involving potential development on the wetlands (see 
http://comcst.net/-seavvave/seav~.htn~l for history). What does this suggest is the will of the 

h 
people? 9 

> 
.c) 

(2) Please remember that, if you approve the proposed development, you are assuming that a c 
major engineering feat can be accomplished on the site. This feat must ensure that: 

0 the development will not cause significant hydrological impacts to the surrounding 
i! 
C 
0 

locally significant & protected wetlands, - m 
e tile housing and pavement associated with the development will not be fraught with the 3 

difficulties often associated with building on Dayton soils, which underlie the subject 
property, and 
the housing will still be affordable, given the engineering required to meet the previous 
two requirements. 

Does the applicant ensure any of the above? The piecautioilary principle states, in essence, that 
if there is potential for harm associated with an activity, that activity should be avoided until 
there is certainty that harm can and will be avoided. Has the applicant demonstrated beyond 
reasoilable doubt that harm to the surrounding wetlands will be avoided, that the housing and 
associated infrastructure will be reliable over the long term, and that the housing will be 
affordable, given these necessities? To me, the precautionary prmciple sets a high bar in this 
case, and suggests that you should uphold the Planning Commission's denial of the application. 

RESPONSE TO W N H S ' S  APPEAL OF THE PLANNING COMMISSION'S DECISION: 

Now, for details (and please see the written testimony that I submitted prior to the April 2,2008 
and April 16,2008 Planning Commission hearings as well). RE WNHS' memorandum of 
appeal, submitted on April 28,2008 to the ~orvall is  City Manager's office: 

TP RL-EIVED 
MAY 2 23 2008 

Community Development 
Pi-g Division 



(1) Appeal of the denial on the basis of LDC 2.5.20.c and LDC 2.5.40.04, claims, in essence, 
that the Significant Natural Features on the site (wetlands and trees) are in fact not significant. - - 
\4'hile sc)n1q\ -. ha1 decraJsd. . - -. illc \\e~lands .- arc . srill >ici~i~icant. .- and, if  p r o ~ c c ~ d  lor c \  en c ~ l l ~ a n c ~ j ,  
it'thc\ wtr: used as miii~atian for a \\ctlanci.~:oii.ct - tlAe!\ll?r< I. \ \ . ~~ ! l d r i . hgu l~ rc .a?~ l~ .  ' fhe  
subject property has experienced more disturbance than the surrounding locally significant and 
protected wetlands, and so appears, temporarily, to b e  "degraded," however native facultative 
wetland species such as tufted hair grass (Deschampsia cespitosa) and popcorn flower 
(Plagiobothrysfiguratus) have recolonized the partially excavated areas, with populations that 
are increasing in extent each year. Further, water still ponds in the area, demonstrating clearly 
that it performs its valuable water storage, filtration, and gradual release functions. The seasonal 
ponding provides -ialuab.bie habitat for frogs, hirds. and other wildlife. WNHS' presentation of 
cottonwood trees as having been raised as a significant concern (because they are over 8" in 
diameter) - and their implicit claim that their significance is of the same magnitude as wetland 
status - raises a straw man that can readily be discounted; everyone knows that cottonwoods 
grow rapidly and I doubt that anyone would argue that development on the site should he 
prevented because there are - 25 year old cottonwoods there. 

(2) Appeal of the decision on the basis of Comprehensive Plan Policy 4.11.12 and, related, in 
WNHS' 3rd point, LDC 2.4.30.04.b.4 makes more than one unsupported claim regarding the 
reason that their application should not be denied in light of these policies. (a) "wetlands to be 
impacted are ...s eparated hydrologically from the remaining wetlands.. " and (b) "the 
development site is physically sepavatedfrom the surrounding wetlands by roads that include 
Conser Avenue, Jasper Street, and Sorrel Place. " This claim (collectively) ignores the fact that 
roads such as Conser Boulevard or Sorrel Place do not separate the wetlands from surrounding 
wetlands - they are connected beneath the surface, hydrologically!! What we see on the 
surface is only a small fraction of the picture -underground water moves from place-to-place in 
this system, and roads do not necessarily disrupt those connections. That is, Seavy Meadows is 
an integrated wetland system, given the underground hydrology of the area. The applicant must 
demonstrate conclusively that underground hydrological connections with adjacent wetlands will 
not be disrupted in ways that damage the hydrology of those wetlands. What hydrological 
studies have they undertaken to elucidate water depths and flow patterns in the Seavy Meadows 
sysrem? 

While, as pointed out by the applicant, the existing catch basins and storm sewer main in Sorrel 
place undoubtedly already de-water surrounding wetlands to some extent, the applicant must 
demonstrate convincingly that further de-watering will not result from the proposed 
development. 

INPUT FROM PROFESSIONAL HYDROLOGISTS: 

Bruce McCune and I visited the site with two professional hydrologists (one in company with 
Jemlifer Ayotte). One is an hydrologist at Oregon State University and the other is a consulting 
professional hydrogeologist. They agreed that, from the hydrological perspective: 

(1) There is no question that the proposed development will have an impact on hydrology of the 
area (not just the site); the only question is one of degree of impact. 



(2) There is a high potential that the entire Seavy Meadows area could be partially de-watered 
by drainage and other underground infrastructure installed as part of the proposed project. Has 
the applicant demonstrated convincingly that the entire area will not be "robbed" of its water 
recharge through the drainage, retention and other infrastructure facilities built as part of the 
development? According to the plan, water will be shunted directly to the Willamette River, 
rather than re-charging the surrounding wetland. Has the applicant proved that effects of this re- 
directing of water will be insignificant for the wetland complex? What hydrological studies were 
underlaken to demonstrate this convincingly? What uncertainties remain in the calculations and 
predictions? 

(3) The applicant must demonstrate thorough understanding of the hydrology of the entire Seavy 
Meadows complex. For example, does significant underground water flow from the other side of 
Conser Blvd to the subject site and beyond, or, conversely, does water from the subject site 
"feed" groundwater under other areas of Seavy Meadows? If major drainage is created on this 
site (as proposed explicitly in the case of water catchments and as is implicit, given that 
underground utilities will also serve as conduits for water drainage), what are the consequences 
for the hydrologic regime of the entire Seavy Meadows complex? 

OY 

(4) The applicant must demonstrate knowledge of whether the water table under the subject site '9 > 
is perched, at what depth the current water table is located, and the groundwater regime that 

c c 
characterizes the system at present. For example, if the water table is perched, and if the layer 
upon which it is perched is punctured by excavations associated with the proposed development, !i 

r 
has the applicant proved that this will not impact the hydrology of the surrounding wetlands? 0 m 

ad 

(5) The applicant must demonstrate that the proposed underground water detention facilities 
2 

have been previously demonstrated to be sustainable and successful on soil and ground water 
systems such as those at Seavy Meadows. For example, how do these perform when the ground 
is saturated with water, but the water level in the storage device is low -- if the detention 
facilities de-water but there is still significant hydrological pressure being exerted on them from 
below, do they basically "float" upwards because of hydrostatic pressure exerted from beneath? 

(6) The applicant should demonstrate that, at the larger watershed scale, this development will 
have "insignificant" consequences, in light of the cumulative effects of development that have 
occurred in the area over recent years (as enumerated in Jennifer Ayotte's written testimony to 
the Planning Commission on this case). 

(7) The applicant must demonstrate that their proposed, engineered, water retention system has 
the capacity to deal with major rainfall events. How have they demonstrated convincingly that 
the development will comply with Corvallis' storm water master plan? 

(8) The planned development is insensitive to its location in a wetland; such extensive 
development on such a site makes no sense economically, ecologically, or hydrologically 

ADDITIONAL COMMENTS: 



Beyond the hydrological impacts of the proposed development, 1 restate (from my written 
testimony of March 27, 2008), that the applicant has not demonstrated comoliance with LDC 
2.5.40.04 Sec a2 (regarding compatibility with uses on a site and uses relationship to 
neighboring properties) or with LDC 2.4.30.04 review criterion 2 (regarding preservation 
andlor protection of significant natural features) or with LDC Section 2.5.20, Pur~oses, section 
c (regarding preservation and harmonious use of significant natural features). Compatibility and - 
protection extend beyond hydrology; various plants and animals rely on all of Seavy Meadows as 
habitat. How will impacts on neighboring wetlands from greatly increased human activity, 
human uses of chemicals, pets, and so forth associated with the placement of 43 housing units on 
-3.5 acres positioned in the midst of a larger wetland system be avoided? I'm sorry, but the 
applicant's niei~tion of *'split rail fences" to keep people and their animals confined to the 
development site just doesn't cut it. The applicant must demonstrate that you can plunk the 
number of people associated with 43 housing units in the middle of a wetland without adversely 
affecting it. 

In short, the burden of proof that surroundine wetlands \?rill not be adverselv affected by the 
proposed development is on the applicant. Has the applicant demonstrated beyond a reasonable 
doubt that the proposed development will not have impacts on the surrounding wetland system, 
hydrologically or otherwise? 

Please set the bas high - there is very little of this type of wetland left to fight for. 

Thank you for your time. 



May 21,2008 

Corvallis City Council 
c/o Kevin Young, Senior Planner 
City of Corvallis 
PO Box 1083 
Corvallis, OR 97339=1083 

Community Development 
Planning Division 

RE: Proposed Development of Affordable Housing at Seavey Meadows 

Dear Honorable Members of the Corvallis City Council, 

As the current Board President of Willamette Neighborhood Housing Services, I am 
writing in support of the development of 43 new housing units at Seavey Meadows 

Based on the fact that ten years ago the City of Corvallis decided that five acres of this 32 
acre site should he developed for affordable housing, and that subsequent City Councils 
reaffirmed that decision and approved our organization as the developer, we have 
invested in a development plan that enhances the total area on several fronts. 

Willamette Neighborhood Housing Services proposal not only establishes housing units 
that fit with the current zoning requirements but it also improves and enlarges the 
surrounding wetlands. The development will occur on 1.65 acres of wetland and, in 
return, we are restoring 1.75 acres of other wetlands in Seavey Meadows. It is apparent 
that the 1.65 acres is already in a seriously degraded condition. Our plan is to return the 
other 1.75 acres to a true wetland state including planting species that are native to wet 
prairies and removing man made berms that inhibit the natural flow of water. 

Perhaps most importantly, we are playing by the rules established by the City of Corvallis 
and are meeting the ever increasing need in our City of providing clean, safe, affordable 
housing Both the Planning Commission and City Council approved a land use 
designation for this site several years ago that allows for exactly what we are proposing 
It is time to let us work within the frame work established several years ago and allow us 
to meet the needs of our lower income families, children and seniors Your decision to 
allow us to proceed is the right thing to do History has shown that WNHS knows how to 
complete developments the right way 

Thank you for your consideration, 

Clay Spence u - 

4156 NW Peppertree PI 
Corvallis, OR 97330 



May 21,2008 

Cowallis City Council 
C/O Kevin Young 
City of Corvallis 
PO Box 1083 
Cowallis, OR 97339-1083 

Re: Proposed Development of Affordable Housing at Seavey Meadows 

Members of the Cowallis City Council: 

The debate has been cast as low income housing versus wetland oresewation but in fact the 
project will result in both low income housing and also higher quality wetlands at Seavey 
Meadows because part of the old damage to the wetlands will be repaired. 

The wetlands to be repaired and restored is in the same drainage as the wetlands to be 
removed. The new housing will be adjacent to the existing units. 

The land in the request for planned development has been churned up and compacted by the 
equipment which was used to put in streets, water lines and sewer lines in 1982 when the 
owner at that time had permission to develop a larger area than is in the present plan. 

The present proposed construction project will result in permanently filling 1.65 acres of 
wetlands. To compensate for the permanent impacts, 1.75 acres of previously manipulated 
land from the original Seavey Meadows development plan will be restored and protected from 
further development. 

I hope that the Council will approve these plans to construct the low income housing on the site 
which they previously approved for development. 

Sincerely, 

Louise Ferrell, Board member, Willamette Neighborhood Housing Sewices 
1212 NWAlta Vista Dr 
Cowallis OR 97330 



RECEIVED 
May 23,2008 

City Council Members, 

MAY 2 3 2008 

Community Development 
Planning Division 

As a Board Member of the Willamette Neighborhood Housing Services, 
I strongly support the project proposal at Seavey Meadows. 

I have been a renter all my adult life and I fully understand the shortage of low 
cost, high quality rental units in Corvallis. 

The City Council originally approved this same project for low income housing 
ten years ago, but the project was not completed. 

The need for low incomc housing may be more pronounced now then it was ten 
years ago and this project, proposed by Willamette Neighborhood Housing Services, 
would add 36 rental units and 7 single family homes to the low income housing supply. 

'fhc construction of these units would talte place on 1.65 acres of degraded 
wetlands and WNHS would restore 1.75 acres of additional degraded wetland elsewhere. 
Instead of a net loss we see a net gain of not degraded but healthy wetlands. 

I support this project since it adds to the supply of low income housing in 
Corvallis and also adds to the acreage and restores the natural beauty of wetlands in 
Seavey Meadows. 

Thank you for your consideration. 

Sincerely, 

Mike Volpe 
1975 SE Crystal Lake Dr #13 1 
Corvallis, OR 97333 



Seavey Meadows (PLD08-00001, SUB08-00001) 
Proposed Conditions of Approval, as amended by 

Staff after release of the March 19, 2008, 
Planning Commission Staff Report 

Cond 
# 

1 

2 

3 

4 

CONDlTlONS 

Consistencv with Plans - Development shall comply with the plans identified 
in Attachments A and M of the staff report, unless a requested modification 
otherwise meets the criteria for a Minor Planned Development Modification. 
Such changes may be processed in accordance with Chapter 2.5 of the 
Land Development Code. 

DSL Concurrence and Fill Permit - Prior to any site work, or issuance of any 
City Permit for work on the development site, the applicant shall provide 
Planning Division Staff with documentation from the Department of State 
Lands concurring with the applicant's wetland delineation for the site. 

Prior to any site work, or issuance of any City Permit for work on the 
development site, the applicant shall provide Planning Division Staff with an 
approved fill permit from the Department of State Lands and any other 
required permits from the US Army Corps of Engineers or the Oregon 
Department of Environmental Quality for the proposed development. 

RS - 12 Development Standards - Building permit applications for buildings 
on the subject development site shall demonstrate compliance with all 
applicable RS-12 Development Standards, as referenced in LDC Section 
3.6.30, 3.6.40, and 3.6.50, except as varied by this approval. Approved 
variations include the following: 

a. Variation to the 25-foot maximum front yard setback for Buildings 10, 
11, 17, and 18 

b. Variation to on-site parking requirements, as discussed, for Buildings 
I, 2, 3, 7, 8, and 9. 

Landscape Plans: 

a. Landscape Construction Documents - Prior to issuance of PlPC 
permits, the applicant shall submit for review and approval by the 
Planning Division Manager, landscape construction documents for this 
site which contain a specific planting plan (including correct plant 
names in the Latin format) for proposed landscaping, trees, shrubs, 
and groundcover. Plans for an automatic irrigation system to irrigate 
this landscaping shall also be submitted for review and approval. 



lrrigation is required in planting strips along Conser Street, Jasper 
Street, and the portions of Sorrel Place that do not abut single family 
detached, or duplex units. lrrigation is also required in required green 
areas, for required alley trees, and in parking lot landscape buffers. 
The detailed landscape plans shall be  generally consistent with the 
landscape plans submitted for land use approval, and shall address 
the following requirements, as well as other requirements addressed 
in the staff report: 

1. Landscaping surrounding private outdoor open space areas 
shall provide some level of screening for privacy purposes, 
consistent with LDC 3.6.50.02.d. 

2. Address parking lot buffering for parking areas with four or 
more parking spaces, consistent with LDC 4.2.40. 

3. The height of hedges and fences within required yard areas 
shall be limited, consistent with LDC 4.2.50.01 

4. Required screening of trash receptacles, per LDC 4.10.60.05 
(see also Condition 8). 

b. Landscawe Maintenance Bond -All required landscaping for the 
development shall be planted or financially secured prior to the 
following thresholds: 

1. Street trees and planting strip landscaping along Conser Street, 
shall be planted in conjunction with PlPC improvements. 

2. Green area landscaping, street trees along Jasper Street and 
Sorrel Place, parking lot landscaping, and alley trees shall be 
installed on, or adjacent to, each lot prior to approval of final 
inspections for the final dwelling unit on each lot. 

All required landscape areas shall be designed to achieve a minimum of 
90% ground coverage within 3 years. A 3-year maintenance bond for street 
trees and planting strip landscaping, green area landscaping, parking lot 
landscaping, and alley trees shall be provided prior to the City's on-site 
approval of the plantings. The landscape bond shall be submitted to 
Planning Division staff for review. 

Playaround Amenities - Because the applicant wishes to involve future 
residents in the selection of playground amenities for the required 
playground in Common Green #I, playground amenities, as required by LDC 
3.6.50.03.e, shall be installed and inspected prior to approval of the final 
inspection on Building 7 (the community building). 

Pedestrian-Oriented Desian Standards - To allow some flexibility in building 
designs from the building elevations that were provided by the applicant, 
buildina wermit information for all buildinas on the wro~osed develowment 
shall demonstrate compliance with applkable POD standards, with the 
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exception of the following variations approved through the Planned 
Development process: 

a. If the fourplex option is chosen for Buildings 10 and 11, Units 33 and 
34 may be constructed with front doors located more than 200 feet 
from the nearest public sidewalk. 

b. ' 
With either design option (fourplexes or quads), Buildings 10 and 11 
may be constructed without complying with the 25-foot maximum front 
yard setback or building frontage requirement. 

c. The community building (Building 7) shall demonstrate compliance 
with the multifamily PODS window coverage standards (LDC 
4.10.60.04.d.5) instead of the standards of LDC 4.10.70.05.b.6. 

Please note that building permits for buildings within the development will 
need to demonstrate compliance with the mandatory design requirements of 
Condition 13 as well. 

Triplex Orientation - Designs for the triplex units (Buildings 1, 2, and 3) shall 
be revised at the time of building permit application to show a direct, paved 
walkway connection from the front doors of each unit on the north side of the 
buildings to the sidewalk along Conser Street. If the applicant wishes, the 
walkway shown on the north side of the alley to the south of the triplexes 
may be eliminated. 

Screenina of Trash Enclosures - Detailed Landscape plans shall 
demonstrate compliance with the screening requirements of LDC 4.10.60.05. 
Prior to approval of the final inspection for the latter of Buildings 4, 5, or 6, 
the required screening shall be in place for adjacent dumpsters. Similarly, 
prior to approval of the final inspection for the latter of Buildings 10 or 11, the 
required screening shall be in place for the adjacent dumpster. 

Pedestrian Crossinas - Where pedestrian walkways cross private alleys, 
contrasting paving materials shall be used, in compliance with LDC 
4.10.60.06.e. Compliance with this standard shall be demonstrated with 
permit materials for these private improvements. 

Bike Parkina at the Community Building - To compensate for the lack of on- 
site vehicle parking to serve the community building, the applicant shall 
install eight bicycle parking spaces to serve the community building, of 
which, four shall be covered. The bicycle parking shall be installed prior to 
approval of the final inspection for the community building. 

No Parkina in S ~ o r t  Court - Tract C, the proposed "sport court" located to the 
south of Buildings 17 and 18, shall be posted, "no parking." "No Parking" 
shall be painted along all curbs surrounding the court area. 

Fire Access Requirements - Compliance with the following fire access 
requirements shall be demonstrated either through the PlPC permit process, 



or through the permit process for private improvements on the site. 

a. Private alleys shall be painted as fire lanes (red curbs with white 
lettering - NO PARKING - FlRE LANE). That marking shall extend to 
both sides of the westerly private alley as it comes around to meet 
Sorrel Place. 

b. Sorrel Place and Jasper Street shall be  restricted to allow parking only 
on one side of each street - along the north side of Sorrel Place and 
along the west side of Jasper Street. This restriction shall be 
indicated by signage along the south side of Sorrel Place and east 
side of Jasper Street stating "NO PARKING - FlRE LANE." 

Visual Compatibilitv - To ensure compatibility within the development, as well 
as compatibilitv with nearby developed areas, the following design elements 
of all proposed buildings on the site shall be mandatory. ComplLnce with 
this requirement shall be demonstrated through the building permit process. 

a. Buildings shall be contained within the building envelopes as shown 
on the applicant's February 25, 2008, plan set, or shall comply with 
applicable setback requirements of the zoning district. 

b. Buildings shall contain the same number of bedrooms as proposed on 
the applicant's February 25, 2008, plan set. 

c. Parking serving each dwelling shall remain as proposed by the 
applicant, and approved by the Planning Commission. 

d. Exterior materials for al! buildings shall be taken from the list of 
"typical exterior materials," as shown on the applicant's February 25, 
2008, plan set. 

e. Buildings shall comply with POD standards, consistent with the 
stipulations of Condition 6. 

f. Buildings shall be no higher than 30 feet, as measured at the highest 
point of each building. 

g. The number of bicycle parking spaces within units shall remain as 
shown on the applicant's February 25, 2008, plan set. 

Lighting - With the exception of public streetlights, which shall be installed 
consistent with the requirements of Condition 30, the applicant shall 
demonstrate compliance with the applicable requirements of LDC 4.2.80 with 
submittal of a site-wide external lighting plan to be reviewed and approved by 
Development Services Staff prior to occupancy of anv building on the site. 

Sianaae - Prior to installation of the proposed monument sign on the site, the 
applicant shall obtain a sign permit for the proposed sign and shall 
demonstrate that the sign will comply with all applicable requirements of LDC 
Chapter 4.7. 

Triplexes on Individual Lots - To comply with tandem parking requirements, 
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the applicant shall revise the final subdivision plat for the development to 
place each triplex on an individual lot that complies with applicable platting 
standards. 

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

ROW Improvements - Prior to the final plat, required public and franchise 
utility improvements on NE Conser Street shall be installed or secured in 
accordance with the provisions of Section 2.4.40.08. Public improvements 
include, but are not limited to, 12 ft landscape strips and 5 ft setback 
sidewalks. The final plat shall show additional ROW along the NE Conser 
Street ROW frontage in order to achieve a total of 34 ft from the original 
ROW centerline. 

ROW improvements - Prior to the final plat, required public and franchise 
utility improvements on NE Jasper Street shall be installed or secured in 
accordance with the provisions of Section 2.4.40.08. Construction of 
sidewalks may be deferred until development of the site and reviewed as a 
component of the Building Permit. However, in no case shall construction of 
the sidewalks be completed later than three years from the recording of the 
Final Plat. The obligation to complete sidewalk construction within three 
years will be outlined in a deed restriction on affected parcels and recorded 
concurrently with the Final Plat. Public improvements include, but are not 
limited to, 6 f i  landscape strips and 5 ft setback sidewalks. The final plat 
shall show additional ROW along the NE Jasper Street ROW frontage in 
order to achieve a minimum total of 50 ft of ROW. 

ROW lm~rovements - Prior to the final plat, required public and franchise 
utility improvements on NE Sorrel Place shall be installed or secured in 
accordance with the provisions of Section 2.4.40.08. Construction of 
sidewalks may be deferred until development of the site and reviewed as a 
component of the Building Permit. However, in no case shall construction of 
the sidewalks be completed later than three years from the recording of the 
Final Plat. The obligation to complete sidewalk construction within three 



years will be outlined in a deed restriction on affected parcels and recorded 
concurrently with the Final Plat. Where sidewalks abut common areas, the 
sidewalks and planted areas shall be installed with street improvements. 
Public improvements include, but are not limited to, 6 ft landscape strip and E 
ft setback sidewalk along the north side of NE  Sorrel Place. The final plat 
shall show additional ROW along the NE Sorrel Place ROW frontage in I order to achieve a minimum total of 25 ft from the original ROW centerline. 

Private Alleys - Prior to the issuance of building permits, the developer shall 
construct the private alley improvements. The alleys shall be built to City 
standards as outlined in LDC 4.0.60.j. At the time of final plat, the applicant 
shall create separate, privately owned, tracts for the alleys. installation of the 
private alleys will be subject to permitting through the City's Development 
Services Division. 

Eliminate Sidewalk on north side of Easterlv Alley - To avoid potential 
conflicts between pedestrians and vehicles, the applicant shall eliminate the 
proposed sidewalk along :he north and west sides of the easterly alley on the 

I 
~ ~ I development site. 

. 

23 I Sidewalkrrransit Connection - Prior to final plat, a 5 ft wide concrete 
connection shall be made between the sidewalk and the curb at the existing 

I bus stop location. 

Public Loo~ed  Waterline - The new public waterline that is proposed to be 
installed in the eastern alley and loop around the existing 4-plex 
development, tying into the existing 8 inch line located in NE Jasper Street 
Shall continue north from the alley, under the northern portion of NE Conser 
Street, and then west until it makes a connection with the existing line that 
crosses NE Conser Street . The proposed alignment parallel and south of 
NE Conser Street is not an appropriate location for a waterline as it will be in 
conflict with trees that could be planted over the line. 

24 Abandonment of Public Utilities -All existing utilities that are proposed to be 
abandoned in place shall be fully removed, unless otherwise approved by the 
City Engineer. If the City Engineer approves abandonment in place of any 
utilities, the utilities shall become the property of the overlying property ownel 
or the HOA. The owner of the utilities, including abandoned utilities, shall 
register with the Oregon Utility Notification Center and locate the utilities 
upon request, as specified by OAR 952-001-0070. 
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Public Utilitv Easements -A t  the time of final plat, all public utilities located 
outside of a public ROW shall be placed in a public utility easement. The 
minimum easement width for a single utility is 15 ft, and for two adjacent 
utilities it is 20 ft. The easement width shall be centered on the utility. 

Stormwater Detention - Concurrent with development, stormwater detention 
shall be implemented. Infiltration and open storm water facilities shall be 



considered. The storm water detention facilities shall be designed consistent 
with both criteria outlined in Appendix F of the Storm Water Master Plan, and 
criteria outlined in the most recent version of the King County, Washington, 
Surface Water Design Manual, and shall be designed to capture and release 
run-off so the run-off rates from the site after development do not exceed the 
pre-developed conditions, based on the 2-year, 5-year, and 10-year, 24-hour 
design storms. Installation of the private portions of the storm drainage 
system will be subject to permitting through the City's Development Services 
Division. 

Stormwater Quality - Concurrent with development, stormwater quality shall 
be implemented. Water quality facilities shall be designed in accordance 
with criteria as established in the most recent version of the King County, 
Washington, Surface Wafer design Manual. The water quality facilities shall 
be designed to remove 70 percent of the total suspended solids (TSS) 
entering the facility during the water quality design storm, 0 . 9  24-hr rainfall 
event with NRCS Type 1A distribution. 

Public Stormwater Facilities - All required and proposed, underground, 
stormwater detention and water quality facilities shall be publicly owned and 
maintained. This will help assure proper maintenance and functionality of 
the system. 

Street Liqhts - Prior to the final plat, street lights shall be installed or secured 
in accordance with the provisions of Section 2.4.40.08. Five new public 
street lights shall be constructed to City standards. They should be placed at 
the intersection of NE Conser Street and the private ailey, between the two 
intersecting alleys on NE Jasper Street, at the west end of NE Sorrel Place, 
at the east end of NE Sorrel Place, and mid block on NE Sorrel Place 
between NE Jasper Street and the eastern dead end. 

Utilitv Easements -A t  the time of Plat, 7 ft utility easements (UE) shall be 
dedicated along all street ROW'S. 

Consent from Affected Propertv OwnerslPlat Revision - Prior to final plat 
approval, or prior to development on the subject properties, whichever 
comes first, written consent to the alteration of the owner's property 
boundary, and to the development proposed on the owner's property, shall 
be provided from each affected property owner. Additionally, the final plat 
may be modified to retain the current configuration of the Durrant Property, if 
desired by the applicant. 

Protection of Remainincl Wetlands -A t  the time of final plat approval for the 
proposed development, the Citv shall grant a conservation easement on the . . 
remaining city-owned land within the original Seavey Meadows - 
Willamettedale Farms development area. In addition, City Staff will also ask 
the City Council to initiate a change in land use designation for the remaining 
Citv-owned land from Medium and Medium-Hiah Densitv Residential with a 



Planned Development Overlay to Open Space - Conservation. The City 
shall also consider additional measures that would accomplish the goal of 
permanent protection of the remaining City-owned land on the Seavey 
Meadows - Willamettedale Farms site. 

Maintenance Obliaations - In its management of the development area, 
including management of the land area accommodating single family homes 
on the development site, WNHS, or any affiliated corporations that undertake 
ownership of the property, shall hire a Licensed Commercial Operator to 
apply any and all pesticides or herbicides on the site. This is required to 
minimize potential negative water quality impacts that might affect adjacent 
wetlands. The commercial operator shall be licensed by the Oregon 
Department of Agriculture, with licenses in the categories of Ornamental and 
TurfIHerbicide and Ornamental and TurfIHerbacide and Fungicide, or other 
applicable categories, with the appropriate insurance for that license. The 
Licensed Commercial Operator is to practice Integrated Pest Management, 
as defined in Oregon Revised Statutes 634.650. The use of any pesticide 
material that contains any of the top ten leachable ingredients, as identified 
by the Oregon Department of Agriculture, Department of Environment 
Quality, andlor USGS for Oregon is strictly prohibited, with the exception for 
applications necessary to eradicate insect infestations affecting buildings, 
indoor living areas, andlor infestations affecting the safety of residents, when 
other methods are ineffective. Lease agreements for all units within the 
development, including ground leases for the single family dwellings, shall 
clearly state that individual homeowners are prohibited from applying 
pesticides, herbicides, fungicides, or fertilizers to the subject properties. 

Development Related Concerns: 

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

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

B. Other Permits - Prior to issuance of any construction permits, the applicant shall 
be required to obtain a National Pollutant Discharge Elimination System 
(NPDES) permit if construction activity will disturb, through clearing, grading, 
and/or excavation, one acre of the site. Additionally, any permits required by 
other agencies such as the Division of State Lands; Army Corps of Engineers; 
Railroads; County; or Oregon Department of Transportation, shall be approved 
and submitted to the City prior to issuance of any City permits. 



C. Infrastructure Cost Recovery -Where it is determined that there will be 
Infrastructure Cost Recovery payments from past public improvements the 
developer shall pay their required share of the costs prior to receiving any 
building permits in accordance with Corvallis Municipal Code 2.18.040. 

D. Streetscape Plan - As part of the public improvement plans, the applicant shall 
include a "streetscape" plan that incorporates the following features: composite 
utility plan; street lights; proposed driveway locations; vision clearance triangles 
for each intersection; street striping and signing (in conformance with the 
MUTCD); and proposed street tree locations. 

E. Subdivision Name -The County Surveyors Office notes that the name "Seavy 
Meadows" has already been used by a recorded plat within Benton County. 
Another subdivision name will need to be selected prior to recording of the final 
plat for the Major Subdivision Replat. 
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From: 
Sent: 
To : 
Subject: 

Myrica McCune [mccune.myrica@gmail.com] 
Friday, May 23, 2008 2:31 PM 
Young, Kevin 
Seavy Meadows 

Dear Kevin, 
Below is written testimony regarding the issue of Seavy Meadows Development that will be 
discussed June 2, 2008. 
Thank you, 
Myrica McCune 

To: Corvallis City Council 
From: Myrica McCune, 725 SE Bell Avenue, Corvallis, 97333 
Date: May 23 2008 

I am writing to encourage the planning commission to deny a Major Modification to a 
Conceptual and Detailed Development Plan and a Major Subdivision Replat [Seavy Meadows 
(PLD08-00001, SUB08-00001). I agree completely with the points made by Patricia Muir in 
her written testimony on both March 31, 2008 and May 20, 2008. 
Chapter 4.13.10 in the Corvallis C~mprehenslve Plan of December 31, 
2006 specifically states that the purpose of section 4.13.10 is " to protect open, natural 
Streams, drainageways, Floodplains, and Wetlands as integral parts of the City 
environmentN. Seavy Meadows has been designated locally significant by the city's Natural 
Resources Inventory, and filling and developing on a portion of Seavy Meadows would be 
acting directly against the City's comprehensive plan. 
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Young, Kevin 

from: Matthew Blakeley-Smith [matopis@hotmaii.com] 

Sent: Monday, May 26,2008 6:18 PM 

To: Young, Kevin 

Subject: Seavy Meadows 

I would like to voice my opposition to any development of Seavy Meadows based on its importance as open 
space, its native plant community, and wetland function. 

Matt Blakeley-Smith 
812 SW 10th ST 
Corvallis, OR 97333 

Keep your kids safer online with Windows Live Family Safety. Help protect vour kids. 
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Senior and Disability Services 
1400 Queen Ave SE Su~te 206 * Albany, OR 97322 

(541) 967-8630 TTYNoice * I -800-638-051 0 TTYNoice 

m <  aaa* 
203 N Main St Toledo, OR 97391 

(541) 336-2289 * (541) 336-8103 TTYNoice (800) 282-6194 Area Agency on Aging 

May 27,2008 

Kevin Young 
Senior Planner 
City of Corvallis 
PO Box 1083 
Corvallis, OR 97339 

Dear Kevin, 

MAY 2 7 2008 

Gmnrunitp Development 
Planning Division 

I am writing this letter in support of the proposed development by Willamette Neighborhood 
Housing Services known as Seavey Meadows. The project is a worthwhile development of 
affordable housing for our Corvallis market at a time of economic struggles for many people in 
our community. These units are a necessary investment in helping to provide affordable, 
neighborhood oriented housing units for families as  well as older adults and people with 
disabilities. 

Our program, Senior and Disability Services, has in fact been working with Willamette 
Neighborhood Housing Services on the Seavey Meadows project. We see this project as an 
opportunity to develop affordable, accessible housing for older adults and people with 
disabilities who are hoping to move from nursing facilities to a more community oriented living 
environment with supports from service providers. Our program is a partner with the State in a 
Federal pilot program in which we hope to assist older adults and people with disabilities across 
our region of Linn, Benton, and Lincoln Counties. 

In each of the counties, we are assisting community development agencies such as Willamette 
Neighborhood Housing Services to partner with us to offer the necessary housing for this project. 
The Seavey Meadows project is a wonderful opportunity to support these efforts as well as to 
provide affordable, accessible, and safe housing for older adults and people with disabilities for 
years to come. 

We hope that the City of Corvallis will see the wisdom of approving this project and the wisdom 
of investing in housing capacity for our growing population of older adults and people with 
disabilities that will need a place to live in our community. 

Respectfully, 

Scott Bond 
Director 
Senior and Disability Services 

MEMBER GOVERNMENTS - COUNTIES: Benton, Lincoln and Llnn CIT1ES: Ada~r Vltlage, Albany, Brownsvllte, Corvailrs, Depoe Bay, 
Halsey, Harrisburg, Lebanon, L~ncoln C~ty, Lyons, Mlllersburg, Monroe, Newport, Philomath, Sao, Srletz, Sweet Home, Tangent, Toledo, 
Waldport, Yachats OTHER: Confederated Trrbes of Slletz, Port of Newport and Port of Toledo 



Testimony Submitted to Corvallis City Council 
for June 2,2008, Public Hearing MAY 2 7 2008 

Re: Seavey Meadows 

Disclaimer: 

Community Developme& 
Planning Division 

My employment by the City of Corvallis is unrelated to my concerns regarding the proposed 
Seavey Meadows development. I do not oppose the development, per se. However, I live near 
the proposed development site and drive and walk past the site daily, prompting my concerns 
regarding existing safety circumstances that could be worsened by developing 43 residential units 
(presumably with children) on the site. 

Ground Conditions: 

The area between NE Walnut Boulevard (Walnut), NE Seavey Avenue (Seavey), the railroad 
tracks, NE Conifer Boulevard (Conifer), and the eastern City Limits was recognized as a wetland 
many years ago. The applicant asserted to the Planning Commission that the i'wetiandsFi were the 
result of site excavation for a development begun and abandoned during the 1980s. People who 
resided along Seavey since the early-1960s told the Planning Commission that the proposed 
development site was a soggy wetland during the early-1960s - they got wet to their knees when 
they walked across the site. Which testimony is correct? 

Street Conditions: 

NE Conser Street (Conser) is crumbling. Approximately six years ago the section of Conser 
from the bridge over Sequoia Creek south to Walnut was re-surfaced in conjunction with the 
extension of Walnut. During October 2007 (last Fall) three sections of Conser north of the 
Sequoia Creek bridge were replaced - they were badly crumbled. A 43-unit development will 
likely increase traffic on a street that is already used as a "bypass" route - drivers apparently 
wanting to avoid traffic control devices or the slower-speed school zone on Conifer seem to treat 
Conser as a bypass or shortcut between Conifer and Walnut. Drivers on Conser often exceed the 
posted 25-mile-per-hour (MPH) speed limit. The Police Department's radar trailer and a Police 
Officer have been posted along Conser at various times, but the problem persists. The street is 
just inside the City Limits with fields on one or two sides, creating a somewhat rural atmosphere 
- drivers may forget that Conser is a residential city street with a low speed limit and not a rural 
road with a higher speed limit. (I admit that this is speculation based upon 1 I years of 
observations.) 

Blind Curves: 

Conser has two blind curves between Walnut and Conifer: 
a Just north of the Sequoia Creek bridge. This site has visibility problems because of the curve 

of the street, and the condition is exacerbated by speeding traffic. It is particularly dangerous 
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for northbound drivers attempting to turn onto NE Glacier Way and pedestrians attempting to 
cross corker to or from the pJth accessing Village Green Park. 
Just south of NE Angelee Place, at the northern edge of the proposed Seavey Meadows 
development site. This site has visibility problems because of high grass in the field across 
Conser from the proposed development site. The grass cannot be cut until June because the 
ground is . . . . . too soggy to support the weight of the grass-cutting equipment. At the end of 
May it is almost impossible to see pedestrians, joggerslrumers, bicyclists, and mid-sized or 
smaller/lower vehicles on the other side of the curve. 

Imaging driving southbound on Conser during Memorial Day weekend and.  . . when in 
the curve . . . finding that a child or family dog or cat is crossing Conser to ov from the 
open field - it may be too late for you to stop without hitting the child or pet. 

Street Use: 

-- - 
Walkers, joggers, and runners often travel two or t4hree abreast IW Conser, not on the adjacent 
sidewalk. Honking at them does not prompt them to move to the sidewalk. This is a prevalent 
problem weekdays before 8:00 am, during mid-day, and after 5:00 pm. Driving along Conser 
resembles maneuvering slowly through an obstacle course, dodging all the people, some walking 
dogs and other pushing strollers. Residents of the cul-de-sacs park at the neighborhood mailbox 
stations after 5:00 pm to collect their mail. During the Winter, they are parking in the bicycle 
lanes of Conser in the dark! Drivers must use the other lane to get around the parked vehicles, 
open vehicle doors, and drivers who are walking in the street; this puts the drivers in potential 
jeopardy from oncoming traffic, particularly where Conser curves! It's intimidating to drive past 
the cul-de-sacs around 5:30 pm on a Winter weekday evening. 

People who live in the area between WalnutISeavey and Conifer walk along Conser with their 
dogs before and after work (so in the dark during the Winter), allowing their dogs to run loose in 
the fields on either side of Conser and sometimes using the path to and from Village Green Park. 
Few of the dogs are on leashes, and, being dogs, they have a tendency to run . . . including across 
Conser . . . without checking first for traffic. Increased traffic from a 43-unit development could 
increase the risk of someone's pet dog being hit by a speeding driver. 

Various types of wildlife are oRen seen near the proposed Seavey Meadows development site 
and farther north along Conser. I had to stop one night this Spring while driving home because a 
racoon was trying to cross Conser toward one of the cul-de-sacs. We often see a hawk on the 
light poles along Conser. We had an opossum in our back yard for a long time, until it was 
trapped. If we add 43 houses to a wetland currently occupied by wildlife, the wildlife will be 
forced to find alternate housing and hunting areas, probably using more residential yards (current 
and future yards) as their routes. This puts more pets in danger of attack from wildlife, which 
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may be rabid, subjecting the pet and its owners to trauma, pain, rnedical expenses, and possible 
grief. 

Safe@ and Fences: 

I am concerned that children of the proposed Seavey Meadows development will increase 
pedestrian traffic crossing Conser, particularly children intrigued with exploring the wetland 
across the street or using the open field for playing. The applicant proposed a four-foot-high, 
two-rail, split-rail fence to separate yards of the proposed development from the sidewalk along 
Conser. I do not think that type of fence will be much of a deterrent for a child chasing after a 
ball that bounced across the street. I am afraid of unfamiliar dogs, having been chased, attacked, 
and bitten numerous times with bite scars as reminders of the attacks. When I walk past the 
proposed development site, I am usually pushing my husband in a wheelchair. I feel much safer 
when I pass a yard with a dog if the dog is on the other side of a six-foot-high, solid fence. A dog 
of any size or breed could get under, over, or through the proposed fence and attack a passing 
pedestrian or dog, creating more problems. 

Approval Reauests: 

If you believe the proposed Seavey Meadows development meets all of the City's development 
criteria, I would like you to consider the following development requests: 

Be sure the final design keeps the designated children's play area away from Conser, reducing 
the likelihood of children running into Conser to chase balls without looking first for traffic. 
Require the applicant to construct six-foot-high, solid fences to separate the yards from this 
dangerous section of Conser, thereby protecting the development's residents and passing 
pedestrians and dogs. The small size of the yards of the proposed development will leave 
very little space for children to play, potentially prompting them to cross Conser to a larger 
play area in the open field. Several existing yards along Conser are separated by six-foot- 
high, solid fences; and I do not find them "unfriendly," as the applicant's planner suggested to 
the Planning Commission. 
Keep the development away from the western curve of Conser. This curve is often traveled 
at a very fast speed; it seems drivers are testing how fast they can negotiate the curve and 
keep at least two wheels in contact with the street surface. Drivers often "cut" the curve or 
"swing wide" (depending upon their direction of travel), using the other travel lane. (I 
followed a pick-up truck driver this morning who used the wrong travel lane because he "cut" 
the corner.) This is extremely risky when a City bus is traveling through the curve! Visibility 
through this curve is a problem - now the field grass is high; when the development is built, 
what landscaping will be allowed along the curve that will not obscure visibility? 
Require that construction traffic access the development site from Walnut and not Conifer. 
Keeping construction traffic out of the existing neighborhood will reduce the irritation the 
development will cause for existing residents - soothe the neighbors by reducing impacts of 
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noise, dust, and neighborhood disruption - and will reduce wear and tear from heavy vehicles 
on the recently repaired street. - Require the applicant to include some type of traffic-calming or congestion-notification 
measures near the development site, such as signage to indicate that children are playing or 
an area of congestion is ahead. Neighbors will need to adjust their driving, walking, and 
parking habits as a result of the new development and increased activity; others entering the 
area (those who do not live in the area) should be cautioned to drive more slowly and be 
more alert for children. 

* Require the applicant to mitigate traffic issues along Conser that could be exacerbated by 
increased traffic from the proposed development. This could include: 
* Installing caution signs or lights or marked crosswalks on either side of the blind curve by 

the Sequoia Creek bridge and adjacent path to Village Green Park, enhancing safety for 
pedestrians crossing Conser. There is a curb cut to Conser eight steps from the path, but 
there is no corresponding curb cut on the east side of Conser; anyone pushing a stroller or 
wheelchair or using a motorized scooter (yes, we've seen them in the area) must use the 
bicycle lane to access a curb cut approximately one block away . . . near a blind curve 
where drivers often travel too fast! 

* Installing caution signs or lights at the curve at the western edge of the proposed 
development site, near the railroad tracks. This would, hopefully, encourage drivers to 
slow as they enter the expanded residential area. - Require the applicant (or someone!) to complete the sidewalk on the west side of Conser, so 

people will not need to cross Conser to access a continuous sidewalk and include intermittent 
curb cuts for wheelchair and stroller access. The sidewalk on the west side of Conser is 
missing a section approximately two blocks in length. 

I do not oppose affordable housing; my gosh, it took us three years to find a house we could 
afford! However, I question the quality of a living environment for children that will have 
extremely small yards, prompting the children to go elsewhere (across Conser to the open field?) 
to play. I also question placing a 43-unit development intended for children and senior citizens 
along an unsafe section of a street that has blind curves and high traffic speeds. 

Before you deliberate to your decision, I encourage you to visit the neighborhood and walk along 
Conser from Walnut to the Sequoia Creek bridge, particularly any weekday between 7:30 am and 
8:00 am, between 11:30 am and 1:30 pm, or after 5:00 pm. When you do, please observe the 
structural condition of Conser, the blind curves and poor visibility along Conser, the lack of 
sidewalk access along the west side of Conser, and the speed of traffic on Conser. This is our 
neighborhood; we welcome new residents, but we do not want new development to worsen 
existing safety conditions. 

Emely A. Day 
P. 0. Box 268 
Corvallis, OR 97339 
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Young, Kevin 

From: Fields, Eleanor J (ASO) [eleanor.fields@hp.comj 

Sent: Tuesday, May 27,2008 1 :I 7 PM 

To: Young, Kevin 

Cc: Fields, Eleanor J (ASO) 

Subject: Testimony for June 2-Seavy Meadows 

Importance: High 

Follow Up Flag: For Your Information 

Flag Status: Flagged 

5/27/08 submission of REBUTTAL testimony RE: Seavy Meadows (PLD08-00001, SUB08- 
00001) for 6/2/08 Land Use Public Hearing by City of Corvallis 

One Sentence Summary Statement: W e  continue to be AGAINST any construction 
or housing dev'eIopiiienP G";W~ kind on ar;y o f  thz 32-acrz Sea;? Meadov;~ ?Vetlands. 

As it is widely known and quite obvious, there is an abundance of new housing 
developments (of all varieties) currently being built all around the City of Corvallis, 
including huge apartment complexes adjacent t o  Oregon State University. The 
Willamette Neighborhood Housing Services (WNHS) proposal t o  build 43 (!) single and 
multi-dwelling units and a 1,700 square foot  community building and 14,000 square feet of 
landscaped play areas and common areas smack dab in the middle of Seavy Meadows 
Wetlands (all this major construction proposed on a 3.46-acre designated wetlands site) 
makes no common sense a t  all f o r  the City of Corvallis, as a whole entity, nor for the 
beautification and positive living environment of current NE Corvallis residents (citizens), 
specifically. 

The apartment complexes on Walnut Boulevard, adjacent t o  the Seavy Meadows, 
constantly have vacancies and fo r  rent signs plastered on the sides o f  the apartment 
buildings. Please review our previously submitted (4/2/08) testimony below for our 
genuine and serious concerns about the WNHS proposed building development which we 
believe will have a direct causation and result of increased noise pollution, air pollution, 
parking issues, increased flooding, water pollution (including run-off into already mega- 
polluted Sequoia Creek), increased t raf f ic  issues (with most likely an increase in traff ic 
accidents as many do not heed the posted 25 mph speed limit on Conser), decreased 
wetlands availability for plants and birds that are on the fast  tract fo r  extinction, and 
lower quality of livability f o r  the current residents in the neighborhoods surrounding the 
32 acres of Seavy Meadows. Many residents in NE Corvallis walk and bike daily for 
relaxation in our surrounding neighborhoods to enjoy i ts beauty and relish the fact that 
we currently live in a 'rural' setting within the City of Corvallis. 
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We have recently signed a petition (see below) recommending that the City of  Corvallis 
designate the entire 32 acres of Seavy Meadows Wetlands be saved from the WNHS 
proposed housing project, and that the 3 2  acres of  Seavy Meadows be wholly, officially 
and irrevocably designated as wetlands; especially in light of  the fact that  the City of 
Corvallis includes it and advertises it as a positive addition t o  Corvallis in i t ' s  public 
boasts of Corvallis as a "green city." The petition will be presented a t  the  Council meeting 
on June 2 (see cover memo below). 

Thank you once again f o r  the opportunity to  speak out AGAINST the WNHS proposed 
major subdivision on Seavy Meadows Wetlands. 

Respectfully submitted, 

Eleanor Fields 
Henry Fields 
Heather Fields 
9 6 2  NE Angelee Place 
Corvallis, Oregon 97330-6280  

Memorandum to: City of Corv~llis City Council 
Re: Land use public hearing, Seavy Meadows, PL 008-00002, SUBO8-00001 
From: Sharon Nissen (2640 NE Seavy Place) and Patricia Muir (1840 NE Seavy A ve.) 

Date: May 18, ZOO8 

A t  tached please find 379 pe tition shna tures in support o f  pro tection o f  all o f  the city- 
owned 32 acres o f  Seavy Meadows under a permanent conservation easement, as opposed 
to the proposal by Willame t te  Ne4hborhood Housing Services, which would exclude 
approximately 3.5 acres from such pro tec tion. As stated in the petition header, the 379 
slgna tories suppor t the concep t that, 

" This en tire city-owned, localk-s@nificant we tland is a valuable asset to our community. 
We request that the City Council approve the necessary amendments t o  the 
Comprehensive Plan to remove the existing Planned De velopmen t o verlay0, change the 
land use des~gnation, and add a conser vation easement to assure permanent pro tec tion of 
this we tland. " 

Petition stgna tures were collected by residents who are committed to the protection of 
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Seavy Meadows. Pe ti fions were circulated in and around Corvallis by these residents 
between the most recent Planning Commission action on the proposed development (April 
h5,2QQ8) and May 18, 2008, 

What follows is previously-submitted testimony against any housing developments or 
construction on Seavy Meadows Wetlands t o  be entered into written testimony/packets 
again. 

4-2-08 LAND USE PUBLIC HEARING 
CASE: SEAVY MEADOWS (PDL08-0001, SBU08-00001) 

WRITTEN TESTIMONY AGAINST ANY DEVELOPMENT PLANS FOR THE SEAVY 
MEADOWS WETkANbS (referencing Comprehensive Plan po!icie: 2.2.1, 2.2.3,Lb.2.1, 
4.2.2,4.11.1,4.11.4,4.11.5,4.11.9,4.11.14, 5.3.1, 5.3.3,7.5.5, 9.2.1, 9.2.12, 9.2.4, 9.2.5, 
9.3.2, 9.4.7, 9.5.1,9.5.2,10.2.6, 10.2.12,10.7.5, 11.2.1, 11.2.2, 11.3.8, 11.3.9, 11.4.1,11.4.3, 
11.4.7, 11.6.4,11.6.7, 11.7.4, 11.7.5, 12.2.5 and Land Development Code Chapters: 1.2, 1.6, 
2.0, 2.4, 2.5, 3.0, 3.6,3.33,4.0,4.1,4.2,4.4,4.6, 4.10,4.13) 

The Seavy Meadows Wetlands is part of a much larger natural system (see City of 
Corvallis' Natural Feature inventory link above) ~ n d  constructing buildings on this 
wetlands will destroy the site with repercussions substantially more than missing out on 
building more housing in Corvallis. We'll make just one, but significant example/point here 
... The State o f  Oregon has less than 0.25% of Tufted Hairgrass wetland prairie. Seavy 
Meadows has 25 acres of Tufted Hairgrass wetland prairie. Well, one more example ... 
the destruction of weflands has been proven t o  be linked to  the (State of Oregon list) of 
species extinction of the Western Meadowlarks, which have been seen and heard on the 
Seavy Meadows wetlands. 

From Gazette- Ti'mes, Sunday, March 30, 2008, "Wetlands," page A6 

"We're going to reach a point where there's no land to mitigate on," Pascone predicted. " I  
envision it maybe stopping development in the valley unless the government steps in and 
creates some more wetlands banks." Further in the article, Cynthia Solie o f  the Oregon 
Cascades West Council of Governments states that "we're going to t r y  to  avoid wetland 
impacts ..." 

We completely agree with the following statements from the Seavy Meadows website, 
http://h~me.comcast.net/~~eavy~ve/seavyhtml confirm that building construction sites -. 
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on the Seavy Meadows wetlands is unthinkable. How can we advertise our city t o  others 
as a 'green city' and 'a positive impact on the environment' by considering the destruction 
of wetlands for supposed cheap housing??? We cannot. W e  can't voice our concerns any 
clearer than below! 

1) Seavy Meadows, including the area proposed fo r  development, has been declared a 
significant feature in the City's Natural Feature Inventory. This does not preclude 
development, but it should be a factor t o  be considered. 
2) WNHS proposes to use State and Federal tax  dollars t o  subsidize the housing a t  
Seavy Meadows. The people of Corvallis already bought t h e  land once, a f ter  it acquired 
the property and associated debt by foreclosure. The debt has been paid off -- you now 
own it free and clear. Now WNWS wants you t o  pay for  it again, using your money to  build 
low-income housing. 
3) People who buy the units will own the dwelling but won't own the land, and they will 
have caps set on the prof it they can make by selling the house in the future. I t ' s  hard to  
think of a stronger b1Sincentive for maintaining the properties and for encouraging iong- 
term, stable residents. 
4)The planned development is more or less in t h e  center o f  Seavy Meadows, fragmenting 
the wetland and reducing i ts  value as open space and wildlife habitat. 
5) Building housing for low-income people in wetlands is unethical or worse. This seems to  
discriminate against f financially disadvantaged people and racial minorities. I t  seems likely 
that this violates City, State, and Federal laws against discrimination in the use of public 
funds. 
From February 12, 2002 let ter  from Steve Lindsey, Associate Planner, City of Corvallis, 
Community bevelopment Planning Division: 

"The wetlands in the south area <Seavy Meadows, South o-f Censer> are smaller and less 
contiguous than in the north area ..." "The City Council, however, noted that the wetlands 
south o f  Sorrel Place were fairly contiguous good quality wetlands and it was determined 
that preservation of these wetlands outweighed the social and economic values related t o  
developing the whole area." 

There is so much new housing currently being built in the ci ty o f  Corvallis that we don't 
see the necessity t o  destroy more wetlands t o  create additional, crowded housing, 
specifically, 43 dwelling units (single family detached homes, duplexes, triplexes, 
1,700sqft community building, 14,000sq ft of  landscaped play areas and common areas 
ANb four- and f ive-unit multi-family dwelling units) on the proposed 3.46-acre site of 
Seavy Meadows - PLb08-00001, SUB08-00001, Benton County Assessor's Map 11-5-24 
bC,  as Tax Lots 500-3,700. 
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Conser Street is fast becoming reminiscence o f  Ninth St reet  with i ts  high volume of 
t raf f ic ,  and a considerable percentage of those vehicles are not complying with the 25 
mph SPEED LIMIT.  We can't imagine what it would be like with 43 dwelling units and the 
multiple cars per unit which would create of f -s i te parking issues. And this is not 
considering just the tenants as there will be visitors, guests, family, etc., increasing the 
t ra f f i c  volume. The noise pollution and lower quality of a i r  pollution would be significantly 
increased, as would the sanitary sewer needs, the storm drainage needs - we don't believe 
the current facilities would easily accommodate this development proposal. We have read 
where water testing has proven that  Sequoia Creek is one of  the top two most polluted 
streams in the City of Corvallis. Draining the wetlands and the run-off from the 
driveways and roadways on the wetlands will increase the pollution (higher peak flows of 
water and additional sedimentation levels) of th is stream. 

From the Corvallis Planning Division Report t o  Planning Commission, PC Hearing, May 20, 
1998, Case: PDM-97-20-Seavy Meadows Planned Development (PD-82-5): 

"Flooding - The majority of the site is flat, poorly drained, and a t  approximately the same 
elevation as the 100-year flood level (i.e. the s i te elevation is just above the 216' flood 
elevation)." 

We feel that if any construction is permitted on this 3.46 acre wetlands of Seavy 
Meadows, what is there t o  stop the momentum/progression t o  building homes and multi- 
units on the rest of Seavy Meadows (north of Conser)? 

4-2-08 LAND USE PUBLIC HEARING 
CASE: SEAVY MEADOWS (PDL08-0001, SBU08-00001) 

Once again, we are are AGAINST any development plans f o r  all of the Seavy Meadows 
wet lands. 

Eleanor Fields 
Henry Fields 
Heat her Fields 

962 NE Angelee Place 
Corvallis, Oregon, 97330 
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CITY M A N A C i S  

R E A L T Y  OFFICE 

May 27,2008 

In regards to: Seavey Meadows Development 

City Council Members 
P.O. Box 1083 
Corvallis, Oregon 97339 

Dear City Council Members, 

Seavey Meadows project proposed by Willamette Neighborhood 
ponent of this project because I see that it brings together the human 

oderate income families while enhancing the environment through 
land of Seavey Meadows has been scaped, bermed and developed 
wetland. The berms prohibit the natural flow of water and the land 

d now contains non native plants some of which are invasive. 

roject proposes to rehabilitate the wetland by removing the berms, planting native 
5 years. The housing project will occupy a smaller portion of the 

ned for a neighborhood of low to moderate income families. 

a need for preserved natural areas as well as planned neighborhoods for lower income 
ies. Our community will gain two fold with this project. I encourage your support for this 

project. 

Carol Trueba 
Broker 
Board Member Willamette Neighborhood Housing Services 

KELLER WILLIAMSO REALTY Mid-Willamette . . . . .  
815 NW 9"' Street Suite L 195 * Corvall~s, O R  97330 * 541.738.7770 * Fax 541 738.77; 

www .liworegot~.cotn 
4 N  INDEPENDENT MEMBER BROKER 



Seavy Meadows Hydrology 
//I 

1 The Stormwater Plan /A 1 

s u r f a c e s  to storm drains  

JJ outftow to Willamette River 

Testimony before Corvallis City Council. June 2, 2008. 

Bruce McCune 

1840 NE Seavy Ave 

Corvallis OR 

I request that you uphold the Planning Commission's decision to deny the 
application PLD08-00001, SUB08-00001). 

1. This diagram shows the simplified hydrology implied by the developer. They 
propose that water from impermeable surfaces will be captured by the storm 
drainage system and shunted off site to the Willamette River with no impact to 
the surrounding area. 

RECEIVED 

-unity Development 
Planning Division 



4 
Seavy Meadows -- Water Inputs 

Development of 3.46 acres redirects the following inputs 
of water: 

I 12.3 acre-feet (= 4 million gallons) annually 

2.0 acre-feet (= 640,765 gallons) in January alone 

This total is currently divided between surface 
runoff and groundwater recharge. 

2. The natural system processes a tremendous amount of water. A 
development in Seavy Meadows will rob the surrounding wetlands of water 
that recharges the groundwater. Here's how. 



/ Hydrologic profile 

- - .. -- 

Source of information: EVREN Northwest, Technical Memorandum, May 2008 

3. The fate of these inputs depends on the hydrologic profile. The EVREN 
Northwest Technical Memorandum indicates a perched water table caused by 
a relatively thin clay layer at the surface. The deeper aquifer lies between 10 
and 20 feet below the surface. 



1 Effect of backfill / utility bedding 1 

Source of information: EVREN Northwest, Technical Memorandum, May 2008 1 

4. What happens when the clay layer is perforated by utilities, foundations, and 
other construction? Rock fill associated with these structures acts as a 
drainage path for water - this is the purpose of the fill. But in this case, the 
drainage is undesirable, because it traps surface water from the wetland, 
speeding drainage and depriving down-gradient areas of recharge. 
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WELL DRAINED LAYER 

5. The transport of surface water and ground water through and around 
drainage structures will result in losses in water from the surrounding wetland. 
Geotechnical studies demonstrate a perched water table on a thin (2-4' deep) 
clay layer, Therefore, rock fill associated with utilities and other construction 
will perforate the clay layer, allowing drainage out of the perched water table 
and into a deeper aquifer. This is like pulling the plug from a bathtub. 



1 Key Points from EVREN memo: 
1. Wetlands to be impacted are NOT "separated 
hydrologically from the remaining wetlandsJ' as 
stated in the appeal. They are connected by 
lateral flow of surface water. 

2. Rock fill (utility bedding) and storm sewers will 
capture surface flows and reduce recharge of the 
surrounding wetlands. (This is already 
happening, but will increase as drainage 
structures are supplemented.) 
3. Mitigation plan to remove berms is flawed 
because it will reduce surface water in the 
protected wetland: "the berms ... have some 
capacity to impound water." 

/ These points are presented in support of the Planning Commission's decision, 
/ 1 citing: LDC 4.11.12 , 2.4.30.02 criterion 2, 2.5.20, Purposes, section c, and 1 

12.5.40.04 Sec a2. 

6. These points are presented in support of the Planning Commissions 
decision, citing: LDC 4.1 1 . I 2  , 2.4.30.02 criterion 2, 2.5.20, Purposes, 
section c, and 2.5.40.04 Sec a2. 

The appeal should be upheld and the application denied. 



An alternative and better use for Seavy 7 

Meadows: use it as a rnitigation site for 
development elsewhere: 

1. Replace top layers of permeable fill in utility 
corridors with clay. 

2. Block ditches with shallow clay lenses. 

3. Retain berms and favor the return of native 
trees and shrubs on the berms. 

4. Restore components of the vegetation that 
have still not returned since abandonment of 
agriculture many years ago. 

These simple, inexpensive steps would favor the wetland ecosystem and 
provide an alternative to expensive mitigations elsewhere. 



[SPAM] <web>In regard to Seavey project 

From: "Maria ICirl<patricl<" <mariakp@conicast.net> 
Subject: [SPAM] <web>In regard to Seavey project 
Date: Wed, May 28,2008 1:10 pm 
To: mayor@council.ci.corvallis.or.us 

Thi s  1 s  an  i n q u i r y  e-mai l  v i a  % s  f rom:  Maria K i r k p a t r l c k  (mar i akp@comcas t . ne t )  
Mayor and C l t y  Councilmembers, 

I n  a  t ime  when t h e  human p o p u l a t i o n  i s  beg inn ing  t o  r e a l i z e  t h e  impact  of i t s  
d e m o l i t i o n  of open l a n d ,  i t  seems unfa thomable  t h a t  you wou ld  a l l ow c o n s t r u c t i o n  on 
open we t l and  s p a c e .  

Rega rd l e s s  o f  whac may have been a r ~ e m p t e d  o r  p l a n n e d  p r e v i o u s l y  f o r  t h e  a lmos t  
f o u r  a c r e s  a t  Seavey Meadows, t h e  t ime  has  come f o r  C o r v a l l i s  t o  d e c i d e  i f  it w i l l  
embrace what i s  l e f t  of n a t u r e  o r  s imp ly  mow i t  down. 

Th i s  a r e a  i s  popu la t ed  wi th  b i r d s ,  bees  and a n i m a l s .  Wild b i r d s  of p r e y  p e r c h  
f r e & e n t l y  overhead t o  hun t  t h e  f i e l d m i c e .  I t  used t o  home even more w i t h  f r e q u e n t  
s i g h t i n g s  of r acoons ,  d e e r  and f r o g s .  The f r o g s  have r e c e n t l y  d i s a p p e a r e d  and t h e  
r e s t  a r e  r a r e l y  s e e n .  Eradicating t h i s  space  means e r a d i c a t i n g  t h e i r  homes. They 
w i l l  n eve r  be  r e p l a c e d .  

I n s t e a d  of pav ing  over  what n a t u r e  has  c l a imed ,  why no t  t u r n  t o  o r h e r  l a n d  t h a t  
a l r e a d y  h a s  hous i cg  t h a t  i s  i n  d i r e  need of upgrades .  T h e r e  a l r e a d y  a r e  a r e a s  
w i t h i n  C o r v a i l i s  t h a t  have been deve loped  but  t h a t  c o u l d  be  r edeve loped  t o  s e r v e  a  
g r e a t e r  p u r p o s e .  I encourage  you t o  l ook  f o r  t h e s e  o p p o r t u n i t i e s  and p r e s e r v e  what 
i s  l e f t  of what makes C o r v a l l i s  such a  g r e a t  p l a c e .  

I urge  you t o  l e a v e  C o r v a l l i s  a s  n a t u r a l  a s  p o s s i b l e  f o r  f u t u r e  g e n e r a t i o n s .  Take a  
s t a n d  and hope o t h e r s  w i l l  f o l l ow your  example.  

Maria K i r k p a r r l c k  

Download this as a file 



DATE: May 28, 2008, submitted for Council Packet for June znd Public Hearing 

TOPIC: Testimony on Major Modification to a Conceptual and Detailed Development Plan 
and Major Subdivision Replat 

CASE: Seavey Meadows (PDL08-00001, SUB08-00001) 

FROM: Jennifer Ayotte, 3098 NW Greenbriar Place, Cowallis, OR 97330 
541-758-4645 

AR;ACMED: April 2"d testimony to the Planning Commission (Ayotte) 

The adversarial facing off of affordable housing versus wetland protection has set a very 
unpleasant tone for this case. Everyone agrees that affordable housing is a good cause. 
However, the real issue here is that the Planning Commission's denied this proposal because it 
does not meet the applicable land use criteria. Their decision was made thoughtfully, after long 
deliberation, and only one commissioner voted in favor of Willamette Neighborhood Housing 
Service's application, 

The City Council's decision is complicated by the possible perception of "conflict of interest" as 
the City is the owner of the proposed development site, has promoted its use for affordable 
housing, and is a potential funding partner for the project. The City Council must be able to 
thoroughly substantiate their ruling if they chose to overturn the Planning Commission's land use 
decision. 

I n  their decision, the planning commissioners recognized that designating a site for housing in 
Seavey Meadows was a 'political" decision and not a 'scientific" one. I t  is unfortunate that the 
City did not investigate how the proposed housing site will impact this significant, locally 
protected wetland. It is only now, with an application before us, that these critical considerations 
are being made. 

Seavey Meadows is a publicly owned piece of a rare ecosystem and the City's land use policies 
and specifications must be met. What we have before us is a very piecemeal proposal with a lot 
of unenforceable conditions attached to it and a lot of promises that it's all going to be fine. This 
is not the sound land use planning that our community takes pride in. We, the citizens of 
Corvallis, are the owners of this property and are responsible for protecting this valuable asset. 

The City Council must keep in mind that there are genuine reasons to be so concerned about the 
impacts of this housing on this piece of rare Willamette Valley Wetland Prairie: 

1. f t  is documented that 99.995% of Willamette Valley Wetland Prairies have 
already been lost to human uses. 

A major issue raised by the applicant is that it is only "fair" to develop 3.5 acres for 
human use and 'preserve" the rest. When only l/z of 1% of Willamette Valley rare 
wet prairie habitat remains, it seems more "fair" to preserve all of it for the non- 
human species which are dependent on these areas for their very existence. 

The West Eugene Wetlands Education Center states: ... less than one half of 1 % of the 
Wil/amette Valley wet prairie habitat remains, Regulato/y agencies, as well as local and 
federal governments struggle to protect and restore wetlands, but these efforts are not 
enough. Local community stewardship is essential to wetland protection and 
maintenance, hhft~:llwww,wewetlands.ors/ 

@ommunit.$ Development 
Piarialag Division 

Ayotte 



2. The Planning Commission ruled that the applicant has been unable to prove that 
they can contain human and hydrologic impacts to the surrounding wetland. 

The standard here is to assure that this locally protected significant wetland is indeed 
"preserved" in a functional state. 

3. There are 33 conditions of development for this housing project. Who monitors 
and enforces them? 

For example, who assures that only licensed applicators apply only EPA approved 
chemicals and that none of the landowners apply any chemicals at all? And what is the 
consequence if they do? Who monitors the health of the surrounding wetland and 
determines if the housing has a negative impact? And if there are negative impacts, how 
are they reported, repaired and financed? 

4. The Planning Commissioners expressed concern that with 43 units compressed 
into such a tight space, impacts to the surround wetlands are unavoidable. 

It is likely that this development will result in a net loss of wetlands which violates 4.11.1 
of the Comprehensive Plan goal that there is no net loss of significant wetlands in terms 
of both acreaqe and function. (underline is mine). 

5. Lack of comprehensive planning en this site wile iead to flsriher problems. 

For example, the applicant has asked for a variance from LDC Section 4.1.20.jml(a) to 
allow some of the required parking spaces to be in the public right of way along Sorrel 
(see Page 5, Table 1 o f  the Staff Report for the April .Td Planning Commission Hearing). 
However, Sorrel is the ONLY logical place for parking for public access to Seavey 
Meadows Wetland! It should not be designated as overflow parking for this housing 
development! 
At the last hearing, the City indicated that the City Parks Department will be managing 
the protected wetland areas. Since handicapped access is a major consideration in public 
use of public lands, Sorrel is the logical place for this and the variance should be denied. 
This is just one example of the lack of comprehensive planning regarding the interface of 
housing and wetland preservation on this site. Unfortunately, if this housing development 
is approved without a comprehensive look at the issues related to building in this 
sensitive area, some problems will emerge when it's too late to correct them. 

6. This site is unsuitable for housing and there have been numerous testimonials 
supporting this. 

There have been numerous testimonials at the neighborhood meetings and land use 
hearings about how undesirable this site is for housing, including mold and construction 
issues at the Lancaster Street affordable housing site, also a WNHS project (when they 
were called Corvallis NHS). Residents across this NE Corvallis neighborhood have testified 
about mold, wet rugs, settling foundations and the general incompatibility of putting 
housing in a wetland. Public funds would be better spent on an appropriate development 
site instead of spending a large amount of money on trying to turn a rare wetland into an 
inappropriate housing development. 

(Note: I may provide additional written testimony at the hearing itself, as time limitations have not allowed 
me to cite all the appropriate code to support my arguments, but the Council is probably aware of them 
anyway as they are cited the Planning Commission decision.) 

Ayotte 



DATE: April 2, 2008, Corvallis Planning Commission Hearing 

TOPIC: Testimony on Major Modification to a Conceptual and Detailed Development Plan and Major 
Subdivision Replat 

CASE: Seavy Meadows (PDL08-00001, SUB08-00001) 

FROM: Jennifer Ayotte, 3098 NW Greenbriar Place, Corvallis, OR 97330 
541-758-4645 

(Please add my support to the comments submitted by Pat Muir and Bruce McCune as i wont be repeating 
points they have already stated so well,) 

I have been involved in efforts to preserve Seavy Meadows Wetland since all of us, the citizens of Corvallis, 
became owners of it about 20 years ago. It is ironic to be trying to preserve a publicly owned piece of 
property with significant wetland values while the City spends a tremendous amount of our resources 
pursuing its development. It is even more ironic that the City of Corvallis, supposedly the leading proponent 
of comprehensive planning, refuses to address the impacts of development on this wetland in a 
comprehensive way. My comments tonight will focus on the incompatibility issues around putting this 
proposed housing development in the middle of a wetland designated to be protected as a "Significant 
Natural Feature." 

=iler the years I have come to appreciate the work done by folks like you, our volunteer Planning 
Commissioners and our City Councilors. I have spent many hours learning to understand the rules and 
address the applicable criteria in land use hearings. But after years of endless testimony, I am so frustrated 
by all this rationality! I wish I had the flamboyance to come before you tonight painted a muddy color and 
wearing a frog mask. I would tell you that I speak for the frogs and all the other species who aren't 
represented tonight. So, please consider them part of my constituency, because I fear that this proposal is 
being marketed for humans only. And for consumers in America - marketing is all about packaging. 

The package, in this case, includes the City's 113 page report - word after word, technicality after 
technicality, page after page, - addressing setbacks, and parking and tree planting and utilities - and all the 
details that obscure the central issue - which is building housing that destroys wetlands. Words may be 
strung together to convince us that this is a good idea, but words cannot perform the valuable functions of 
our wetlands and ultimately words will not sustain us. 

In Seavy Meadows, we, the citizens of Corvallis own almost 30 acres of rare wetland prairie. Consideration of 
this housing proposal within the wetland should include the impacts it will have on the rest of the wetland. 
The issue is not about developing an isolated 3 acre wetland as the proposal would like you to believe. The 
City's wetland strategy of divide and conquer should not be tolerated. 

One of the major purpose for the planned development overlay is to assure that development is compatible 
with surrounding land uses and natural features. According to the Land Use Code map on the City's website, 
the entire 30 acres of Seavy Meadows still has a PD overlay and residential land use designations. This entire 
site should be having the PD modification done at the same time to assure a true integrated approach to 
planning on this valuable site. 

When I first fell in love with Seavy Meadows 20 years ago, the wetland extended from Circle to Conifer and 
across the railroad tracks where the snow geese used to feed each spring, Before my time, this wetland 
extended through the current Village Green neighborhood and on north through Jackson Frazier Wetland. 
Our children were small when we lived near Seavy Meadows Wetland. We watched the fox catch mice there; 
heard symphonies of frogs; saw moonlight refiected in hidden pools of water; and disappeared into a forest 
of grasses that are tailer than I am. So much water is contained in this wetland that algae grows on the 
sidewalks where the water overflows in the winter. It is a rare and fabulous place and it is meant to be 
protected and cherished. 



Jennifer Ayotte 

From my observations over the last 20 years, these are some of the wetlands that have succumbed to 
development in this NE Cowallis neighborhood - 

@ First there was the K-Mart site on Circle, it narrowly avoided wetland regulations because it claimed 
to be an agricultural site. 

@ Then the McFadden Annexation - that former rest area for snow geese became home for a 
manufactured housing development, apartment complexes and the Walnut Extension. 

@ Then the City sold off the northern portion of Seavy Meadows along Conser Ave., adjacent to this 
proposed development, to be used for "affordable housing". Housing was built and more wetland 
was lost. 

@ The apartment complex at Hwy. 99 & Conifer necessitated some wetland mitigation. But when the 
second phase of the apartments went in several years later, that small wetland mitigation site was 
destroyed, probably inadvertently, but who is watching? 

e The City parceled off another piece of Seavy Meadows wetland for the Walnut Extension and the 
resulting re-alignment of Conser Avenue. This also required mitigation, but when touring the site 
several years ago with the Division of State Lands, they were dismayed that the mitigation site had 
not been maintained properly. I don't know if that has been rectified. 

@ Tonight's applicant, formerly called Corvallis Neighborhood Housing Sewices, built their very first 
affordable housing project in NE Cowallis. As president of the NE Corvallis Neighborhood 
Association, I helped facilitate neighborhood participation and, ultimately, neighborhood support for 
this housing project and I received an award from the housing group for my efforts. Unfortunately, 
this effort also involved destroying some wetlands adjacent to Jackson Frazier Wetland. 

This, on a neighborhood scale, demonstrates how 99.99% of Willamette Valley wetland prairies have been 
destroyed. That's right, 99.99O/0. 

For 15 years I have been employed in non-profit management in the environmental arena and have recently 
become manager of the Benton Soil &Water Conservation District. I have been involved professionally in 
numerous wetland restoration projects that have cost hundreds of thousands of dollars of public funds. 

I f  this proposal involves utilizing public funds to build housing that destroys wetlands, I will be registering my 
concerns to the funding sources. It is imperative that we become more imaginative in our approaches to our 
social issues instead of using them to justify actions that would otherwise be unacceptable. 

Please put aside all the minutiae of your report for a few minutes and decide whether this proposal really 
addresses the required compatibility issues. I hope you decide that we, the owners of this property, cannot 
approve this proposal because it ignores the impacts of development on the rest of Seavy Meadows 
Wetland. Don't be sold a package that purports wetland protection when it's actually wetland destruction. 
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Young, Kevin 
- - -- 

From: Kay Novak [novk@comcast.net] 

Sent: Wednesday, May 28, 2008 7:23 PM 

To: Young, Kevin 

Subject: Seavey Meadows appeal 

Dear Mr. Young: 

We have reviewed the information regarding the Willamette Neighborhood Housing Services plan for 
development of 3.46 acres of the 32 acre Seavy Meadows land. The plan will include restoration of 1.75 acres of 
wetland to replace 1.65 acres to be built upon. Restoration is to be accomplished by removal of man-made 
berms and planting of native meadow wetland species. We understand that 27 acres of undisturbed wetland will 
remain as protected and that the area in question has been degraded by previous development. 

We support the work of Willamette Neighborhood Housing Services to provide affordable housing for the elderly, 
disabled, and young families. While we also are greatly in support of the protection of natural welands, we 
believe that this situation is a reasonable use of land that has been damaged by poor development decisions of 
the past. The housing provided will meet serious needs not readily addressed in other ways. 

Please reconsider your denial of the application of Willamette Neighborhood Housing Services for the present 
plan of development and protection of the wetland acres remaining outside the 3.46 acres. Thank you for hearing 
our request. 

Sincerely, 

Kay and George Novak 
4941 SW Hollyhock Circle 
Corvallis, OR 97333-1 773 



Letter of Concurrence from the 
Oregon Department of State Lands 
regarding the Applicant's Wetland 
Delineation for Seavey Meadows 

PLD-00001, SUB08-00001 



Theodore R. Kulongoski, Governor Salem, OR 97301-1279 
(503) 378-3805 

FAX (503) 378-4844 
www.oregonstatelands.us. 

May 23, 2008 

Kent Weiss 
City of Corvaliis 
501 SW Madison Ave. 
Corvallis, OR 97333 

State Land Board 

Theodore R. Kulongoski 
Governor 

Bill Bradbury 
Secretary of State 

Randall Edwards 
State Treasurer 

Re: Wetland Delineation for Proposed Seavey Meadows Residential 
Project, Conser Street and Sorrel Place, Corvallis, Benton County, 
T I  1 S R5W Sec. 24DC (several tax lots); DSL WD #08-0073 

Dear Mr. Weiss: 

The Department of State Lands has reviewed the wetland delineation report 
prepared by Turnstone Environmental Consultants for the site referenced above. 
Based upon our review and my site visit in April, we concur with their delineation 
and conclusions. The wetland areas (approx. 2.25 acres within the study area), as 
mapped in revised Figure 6 (copy enclosed), are subject to permit requirements of 
the state Removal Fill Law. A state permit is required for cumulative fill or annual 
excavation of 50 cubic yards or more in the wetlands. 

This concurrence is for purposes of the state Removal-Fill Law only. Federal or 
local permit requirements may apply as well. The Army Corps of Engineers will 
review the report and make a determination of jurisdiction for purposes of the 
Clean Water Act at the time that a permit application is submitted. We 
recommend that you attach a copy of this concurrence letter to both copies of any 
subsequent joint permit application to speed application review. 

This concurrence is based on information provided to the agency. The 
jurisdictional determination is valid for five years from the date of this letter, unless 
new information necessitates a revision. Circumstances under which the 
Department may change a determination are found in OAR 141-090-0045 
(available on our web site or upon request). The applicant, landowner, or agent 
may submit a request for reconsideration of this determination in writing within six 
months of the date of this letter. 

Community Development @) 
Planning Division 



Thank you for having the site evaluated. Please phone m e  at 503-986-5236 if you 
have any questions. 

Sincerely, 

Jan& C. Morlan, PWS 
Wetlands Program Manager 

Enclosure 

cc: Jeff Reams, Turnstone Environmental Consultants 
Shelly Hanson, Corps of Engineers, Eugene 
City of Corvallis Planning Department 
Gloria Kiryuta, DSL 



Figure 2. Tax Lot Map 
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