
MEMORANDUM 

December 21,201 1 

TO: Mayor and City Council 

FROM: Ken Gibb, Community Development Directo d 
RE: First Annual Public Hearing for the FY 12-13 Corvallis Community Development Block 

Grant and HOME Investment Partnerships Program Action Plan Development Process 

Federal Community Development Block Grant (CDBG) and HOME Investment Partnerships 
(HOME) program guidelines, as well as the City's CDBG/HOME program Citizen Participation 
Plan, call for the City to hold two public hearings annually to receive comments from citizens. 
These hearings offer opportunities for public comment regarding the housing and community 
development needs of low income Corvallis residents, and offer an opportunity for citizens to 
provide feedback about the City's performance in its recent use of CDBG and HOME funding. 

I1 Background 

In July of 2000 the City of Corvallis became an entitlement community for purposes of the 
CDBG program, a federal program administered by the U.S. Department of Housing and Urban 
Development (HUD) that allocates funds to states and cities in order to support them in their 
efforts to meet local affordable housing and community development needs. A year later, in July 
of 2001, the City became a participating jurisdiction for the HOME program, another HUD- 
administered program that focuses federal resources specifically on the creation or retention of 
housing opportunities that will be affordable to low, very low and extremely low income people. 

As an entitlement community/participating jurisdiction, the City creates a Consolidated Plan 
every five years to guide its use of CDBG and HOME funds. The current Plan was completed in 
May 2008, and covers the period FY 08-09 through FY 12-13; the City is currently operating in 
its fourth year under this Consolidated Plan and beginning to plan for its fifth. 

In preparation for carrying out HUD-funded activities in FY 12-13 a one-year Action Plan must 
be developed. The intent of the Action Plan will be to lay out the means by which CDBG and 

. HOME funds will be allocated to community projects and activities in order to meet the needs 
and address the goals identified in the five-year Consolidated Plan. 

At the time this report is being written, HUD has not yet finalized the CDBG and HOME 
allocation amounts for the coming year, but has given jurisdictions planning estimates for both 
programs. Based on HUD's estimates, the City would receive $460,744 in CDBG funding and 
$295,759 in HOME funding for FY 12-13. These figures represent decreases relative to FY 11- 
12 allocations for both programs: -6% for CDBG, and -25% for HOME. 



111. Discussion 

Plan Development 

Under the process outlined in the City's CDBGIHOME Citizen Participation Plan, the Corvallis 
Housing and Community Development Commission (HCDC) plays an integral role in gathering 
public input and developing the City's Consolidated Plans and Action Plans. Consistent with the 
body's charge, the HCDC will take a leadership role in reviewing applications for FY 12-13 
CDBG and HOME funding support. The Commission's recommendations will come forward 
for Council consideration in a second public hearing next April. 

In their past work on assessing needs and establishing priorities for the City's CDBG and 
HOME programs, the HCDC has developed and followed these guidelines: 

1) All funds expended in support of housing and community development needs should 
primarily benefit low and very-low income residents, with an  emphasis on assisting 
those with the very lowest incomes where possible. In so doing, the City will be assured of 
meeting the federal expenditure requirements of the CDBG and HOME programs. 

2) To the greatest and most practical extent possible, funds should be allocated to uses 
from which they will return to the City to be recycled to meet future demands. This 
philosophy has served the City well in the past and is responsible for sustaining a portion of 
the housing loan programs we continue to offer today. If the federal CDBG and/or HOME 
programs are cut drastically or cease to exist, maintaining a healthy, recycling loan h d  
balance will hedge against a future in which little or no outside funding assistance may be 
available to the City. 

3) Where the City contemplates using CDBG funds to support social services, funds 
should be used to underwrite new community projects and programs, to expand 
existing programs, or to continue programs currently receiving CDBG funding, rather 
than using CDBG funds to replace other current sources of City funding for ongoing 
activities. HUD guidelines strictly prohibit the use of CDBG funds to replace, or "supplant" 
other City funding for the same activity. 

4) Methods should be developed to use funds to serve segments of the population that are 
typically or historically under-sewed. The CDBGIHOME Consolidated Plan process 
requires that jurisdictions identify gaps in their community's ability to meet current low and 
moderate income needs, and then take steps to fill them. By funding new projects and 
programs, or continuing to support programs that have recently received CDBG funding, the 
City will be able to serve residents who fall within those gaps, and will also avoid 
supplanting restrictions. 

5) The City's CDBG and HOME programs should build upon organizational efficiencies 
and strengths, and consider these elements in determining overall program goals. 
Program efficiency can be attained by focusing efforts on programs and projects that 
minimize the staff-related costs of oversight and monitoring (e.g., by funding a small number 



of larger community-based capital projects in a year, rather than several smaller ones). In 
addition, it is typically more difficult to assure compliance with CDBG and HOME 
guidelines when funding external programs or services than it is when using funds for 
eligible uses that are delivered from within the City organization; the City is financially 
responsible to HUD for assuring that &I program requirements are met whether it, or a grant 
sub-recipient, is delivering programs or services. Thus a mix of internally- and extemally- 
managed programs and activities should he maintained. Finally, the organization currently 
operates a set of successful core housing assistance loan programs that should be maintained 
in order to insure future program availability. 

6) Every effort should be made to gather meaningful, and helpful, public input in 
determining how best to apply CDBG and HOME allocations to community needs. In 
order to achieve this objective, the citizen participation process must avoid simply meeting 
HUD's "statutory requirements for citizen involvement" that are outlined in the Consolidated 
Plan guidelines. Instead, in addition to meeting the requirements, the City should take steps to 
seek out and listen to those who have benefitted or might benefit from CDBG- or HOME- 
funded programs and projects, and to encourage their participation in ways that make their 
contributions to the process both easy and meaningful. 

7) Program designs and project expenditures should consider both the long term and 
short term benefits of both the direct programlproject beneficiaries, and of the 
community as a whole. This principle is intended to assure that expenditures not only meet 
needs in the short term, but that they also attempt to provide long term solutions that prevent, 
or at least delay as long as possible, recurrence of the original need. For example, capital 
housing or facility projects should be expected to provide long term commitments to 
affordability or the provision of services; rehabilitation program loan limits should not be set 
so low that they preclude substantial building improvements and instead promote only 
cosmetic, or immediately-needed, cover-ups. 

Activities Eligible for Fundinp Under the Current Consolidated Plan 

The Corvallis Consolidated Plan for FY 08-09 through FY 12-13 identifies the following 
activity types as eligible for funding with CDBG and/or HOME resources: 

1. Creation of new housing, or the long-term commitment of existing housing for 
occupancy by low income owners or renters; 

2. Facilitation of home ownership opportunities for low income households; 
3. Rehabilitation of housing occupied by low income owners andlor renters; 
4. Development of public improvements or facilities to support affordable housing or the 

delivery of social services to target populations; 
5. Support for the creation of supportive housing units for homeless and special needs 

populations; 
6. Funding for social service activities through the Human Services Fund; and 
7. Support for citizen access to economic opportunities through microenterprise 

development. 



The Consolidated Plan has established numeric, housing-related goals toward the 
achievement of which the allocation of funds will be applied during the five year period it is 
in use. These goals fall into three primary areas: the creation of new affordable housing 
opportunities; the preservation of affordable housing through rehabilitation activities; and the 
creation of supportive housing opportunities for special needs populations. The following 
table depicts these larger goals, more refined sub-goals within each, and breakouts of what 
the programs have achievedfwill likely achieve during the four year period beginning with 
FY 08-09 and ending with FY 11-12, as well as what will still need to be achieved for the one 
year that will remain under the current Consolidated Plan. 
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Action Plan Development/Reauest for Provosals Process Outline 

A Request for Proposals process seeking applications for projects that would be eligible 
during FY 12-13 for CDBG andlor HOME funding was initiated in October 201 1. Proposals 
for capital project funding must be received by January 5,2012; services funding proposals 
must be received bv Januarv 6. Detailed staff reviews of urouosals will be carried out durinn " 
January/February; 6ased onthe letters of intent to apply tor ~ D B G  andlor HOME funding 
received from agencies in November, the following summary of requests has been prepared: 

Funding Source I Anticipated Requests I Ertinzated Funds Available 
I I 

CDBG CapitalIMicroenterprise 

organization, but also Ci ty-~~eratedhousin~~habi l i ta t ion and down payment assistance loan programs. 
The HCDC's allocation discussions will balance requests for external funding with housing rehab and home 
ownership goals as they develop their recommendations for the Council. 

CDBG Human Services 

It is likely that at least some and perhaps many of the entities that will be submitting FY 12-13 
funding proposals will attend the January 3 public hearing to present a description of their 
projects. Such attendance is not mandatory, however, and will not factor into the HCDC's 
development of allocation recommendations for future Council consideration. Rather, the 
HCDC recommendations will be based on the merits of each proposal as they are reviewed by 
and then presented to the Commission, and by the extent to which projects are feasible, ready 
to proceed, and address the priorities of the City's current Consolidated Plan. 

$250,000 

It is also likely, and desirable, that during the Council's public hearing citizens and others with 
interest will present program feedback, discuss community needs, and suggest ideas for longer- 
term projects as well. It is hoped that this discussion will help guide the HCDC's future 
Consolidated Plan development and outreach efforts by suggesting at least a few areas for 
investigation. 

$75,000 to $125,000* 

HOME 

I 
*A range is shown here because these funds support not only capital projects external to the City 

$177,000 

V. Summaw and Action Requested 

$69,000 

As noted in Section I of this report, the first public hearing of each year is held simply to 
provide an opportunity for community input about past and future CDBG/HOME program 
efforts, and no decisions or actions on the part of the City Council are required. 

$670,000 

Review and Concur: 

$265,000 



MEMORANDUM 

TO: Mayor and City Council 

FROM: Ken Gibb, CommuniQ Development Direct 

DATE: December 27,201 1 

RE: McFadden industrial Annexation (ANN1 1-00001) 

The Land Development Code specifies that the City Council makes final decisions on placing 
Annexations on the ballot for voter approval. 

The Pianning Commission has made a recommendation to the City Council regarding the 
placement of the NcFadden lndustrial Annexation on the May 15, 2012, ballot (ANN1 1- 
00001). Additionally, the Planning Commission has approved the Zone Change request 
(ZDC3 1-00002), which is contingeni upon the City Councit placement of the Annexation on 
the May "1$ 2012, ballot and voter approval of the measure. Upon annexation, a zone of 
PD(GI) (General Industrial with Planned Development), as well as a WillametZe River 
Greenway Overlay, would be applied to the McFadden property (Exhibit C), The Planning 
Commission also decided to approve Planned Development (Conceptual and Detailed 
Development Plan) and Willametfe River Greenway - Conditional Development Permit 
applications associated with the Annexation request, The Conceptual and Detailed 
Development Plan includes conditions of approval, as well as development of a pubfic 
sidewalk along the site's Highway 20 frontage and iandscaped berm improvements near the 
southwest corner of the site (Exhibit F), The Willamette River Greenway - Conditional 
Development Permit approval is retated to the proposed sidewaDk improvements, for that 
portion of the public sidewalk that would be located within the WRG Ovsrfay. 

No appeal was filed regarding the Planning Commission's decision to approve the Zone 
Change, PIanned Development, and Willamette River Ereenway Conditional Development 
Permit. Therefore, the Planning Commission's decision on this matter is final (subjed to City 
Councif placement of the proposed Annexation on the ballot and voter approval of the ballot 
measure), and this staff report wiii not address the Zone Change, Planned Development, and 
Willamette River Greenway Conditional Development Permit. 

MCFADDEN ItaDUSTRIAL ANNUVirlON {AMH? 1-00001) 
CITY COUNClL STAFF REPORT 
PAGE 1 of fi 



I i .  BACKGROUND 

The applicant proposes to annex a total of 88 acres into the City of Corvallis. This includes 
85.43 acres of private property associated with Tax Lot 1308, and 2.57 acres of Highway 20 
public right-of-way. 

November 16,2af 4 : The Planning Commission held a public hearing on the above- 
referenced Annexation, Zone Change, PIanned Development and 
Willamette River Greenway Conditionat Development Permit. The 
Planning Commission deliberated on the Annexation, Zone 
Change, Planned Development and Wiflamege River Greenway 
Conditional Development Permit, and decided to 1) recommend 
that the City Council place the proposed Annexation before the 
voters on the May 15,201 2, ballot; and 2) approve the proposed 
Zone Change, Planned Development, and Willametre River 
Greenway Conditional Development Permit, contingent upon 
Annexation. The Planning Commission adopted the findings 
contained in the November 16, 201 1, meeting minutes (EXHIBIT 
El that demonstrate support for approval of the request, as well 
as Findings from the November 9,201 I, Staff Report (EXNfBIT F). 

Focus af this Discussian 

Since the Planning Commission's decision r ~ a r d i n g  the Zone Change was not appealed, 
this discussion will focus solely on the Annexation request, 

General: 
Specific criteria and policies which apply to all aspects of the proposed Annexation were 
addressed in Part I of the Novembef 9,10"1, Staff Report to the Planning Commission. The 
Planning Commission adopted the information and findings in the November 9,201 5 ,  Staff 
Report and made findings of support at its November 16,201 1, meeting regarding the 
requests. Relevant topics addressed in the November 9, 20"1 .l, Staff Report to the Planning 
Commission include the following cr i te~a and discussion (EXHIBET F): 

Annexation 
b Applicant's Proposal (page 3) 
v Annexation Review Criteria and Findings (page 8) 

1, Demonstration of Public Need (pages 9-27) 
2. Advantages to the Community Qutvveigh Disadvantages (page 

28) 
3. Site is Capable of Being Served by Urban Services &t Facilities 

(pages 28-39) 
4. Compatibility (pages 40-44) 

v Summary and Conclusions on Annexation (page 45) 

PACFADDEN IMDUSTRRL ANNEXAVIDM (ANN1 1-m001) 
CITY COUNClL STAFF REPORT 
PAGE 2 of 0 



Annexation: 
Consistent with Land Development Code Sedion 2.63.30.08, the Planning Commission's 
recommendation regarding the placement of an annexation request on the battot is 
fowarded to the City Council for a final decision. As outlined above, the November 9, 201 1, 
Staff Repont to the Planning Commission presents a compIete aanlysis of the relevant 
criteria. The Planning Commission adopted this analysis and voted unanimously to 
recommend that the Council pface the McFadden Industrial Annexation request (ANN1 I- 
00004) on the May 45, 2012, ballot. The Planning Commission found that there is a public 
need for the Annexation, tkat the annexation would provide more advantages than 
disadvantages to the community, that the site is capable of being served by urban sewices 
and facilities, and that annexation of the subjed property would result in compatible 
development. Given the above discussion, it is conctuded that the proposed Annexation is 
consistent with the applicable review criteria. A draft resolution, in support. of the annexation 
request as well as a proposed ballot title is included in EXMIBIT A, 

Clarification Reuardins Buildable Land Inventow Data Presented to Planninq 
&=ommissi~rr 
Attachment B to the November 9, 201 1, Staff Repofl to the Planning Commission contains 
excerpts of the "1998 Buildable Land Inventory (BLX), including Tabfe 5-2 (EXHIBIT F - Page 
"110)& This table shows, after factoring in bath need and supply of industrial land within the 
City limits, that the surplus amount of industrial land projected in 2020 is 482 acres. Page 12 
of the Planning Commission staff report references the 482 acre figure, and discussion on 
that page is based on this surplus amount of available industrial lands. It should be noted 
that this figure includes tand within both the General Industrial (Gf) and intensive Industrial 
(11) designations. 

fable 8 From Appendix G of the BLl was prepared in December of 19998, in anticipation of the 
City's adoptian of new mixed-use Comprehensive Plan tand use designations. The new 
mixed-use designations were later implemented in 2006, through adoption of Phase "If the 
tand Development Code update. By factoring in the amount of industrial lands available, 
after considering the new mixed use land use designations, the amount of surplus industrial 
land in the Gi'ly" supply was projected to be less than the original amount presented in Table 
5-2, by approximateiy 84 acres, Table 8 was not presented to the Planning Commission, nor 
discussed in the staff report. The dlference in amount of the anticipated surplus industrial 
tand does not change the underlying findings presented by staff in the Planning Commission 
staff report: that in 1998 it was projected tkat the City would have an oversupply of vaeant, 
industdally designated lands in 2020. Because the underlying arguments in support of the 
annexation are unchanged by the digerences in the BLI data presented here, it is unlikely the 
Planning Commission would have decided differently. However, in the interest of providing 
accurate information, staff have provided this clarification. 

Table 5-2: 482 acres 
Table 8: 398 Acres 
Difference: 84 acres 

MCFADDEN iNDUSTRiACANNEWITION (ANNlt-00051) 
CITY COUNCIL STAFF REPORT 
PAGE 3 of 3 



Update on Progress of Public lm~rovemenf Plan Review for Highway 210 Sidewalk 
Condition of Approval ;tf: 4 (EXHIBIT Ci - Page 4) requires that, prior to City Council" hearing 
on the annexation, all items required for issuance of permits for the public improvements 
associated with the proposed sidewalk along Highway 20, be compieted and on file with the 
City. The reason that public improvement plan authorization and security is required at this 
time relates to the need to "lock in'9he Conceptual and Detailed Development PIan (CDDP) 
and associated conditions of approval as soon as possible, if voters approve the annexation 
in Nay. LDC Section 2.5.50.09(a) states that one way a CDDP cannot expire is if public 
improvements associated with the DDP are installed andfor bonded within five years 
following the approval. If Condition # 4 is fuliy satisfied, the CDDP approval wiil not expire. 
Therefore, the conditions of approval associated with the Planned Development will apply to 
development of the propem in perpetuity. 

This approach is necessary in order to satisv concerns about the Oregon State 
Transportation Planning Rule (TPR), As part of the Planning Commission support of this 
annexation application, the Commission approved the zone change to General Industiral with 
a Planned Development and Willameee River Greenway Overlays, contingent upon voter 
approval of the annexation, The TPR applies where a zone change occurs, and the potential 
land uses and associated vehicle traffic leads to a '"significant effect" on any Oregon 
Department of Transpoe~tion (ODQT) Saciliiry in the vicinity of the subject propeey. 
Determination of significant effect may require that the associated ODOT facility be upgraded 
in some manner to address deficiencies in the transportation system. 

Additional conditions of approval specific to the McFadden Annexation timit the overall floor 
area associated with industrial uses on the site (maximum of 855,906 square feet) and the 
amount of vehicle trips generated by those industrial uses (719 AM trip ends, and 736 PM 
trip ends), so that the intensity of development and related traffic is no greater than what can 
occur under the current Benton County Urban Industrial zone. These conditions have the net 
effect of ensuring that the change in zoning from Benlon County's Urban Industrial zone to 
the City's General lndustrial zone has no significant effect on ODOT facilities. 

ODOT has reviewed this approach, along with the McFadden Annexation application, and 
finds it acceptable in terns of addressing TPR (EXHIBIT F - Page 30, Page 60, Page 62, 
and Page 4884). 

As of the date of this Staff Memorandum to City Council, the applicant has obtained public 
improvement pfan authorization for the subject public sidewalk, but has not completed the 
bonding for the public improvements. Staff anticipates that an update will be provided on the 
status of the public improvement financial security at the January 3, 2012, City Council public 
hearing on this matter.. 

MCFADOEtrl Ifs'DUSTRRl ANNEXATION (ANN? 1-50W1) 
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Exhibits: 

Exhibit A. Draft Resolution to schedule an election on May 15, 2012, and forward the 
McFadden Industrial Annexation to the voters, and proposed Bailot Title 

Exhibit B: Comprehensive Plan Map 

Exhibit C: Existing and Proposed (if Annexation Measure Passes) District Designation 
Map 

~xhibit  D: Order 201 1-055: Planning Commission Notice of Disposition, dated November 
18,2011 

Exhibit E: November 16, 201 I, Minutes of the Planning Commission, including Wrilten 
Testimony Received at the November 16,201 1, Planning Commission public 
hearing 

Exhibit F: November 9, 201 1, Staff Report to the Planning Commission 

Review and Concur: 

MCFADDEN INDUSTRIAL ANNEMTWN (ANNll-00001) 
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DRAFT

Resolution 2012-___ - McFadden Industrial Annexation (ANN11-00001) Page 1 of 5

RESOLUTION 2012 - _____

A RESOLUTION FORWARDING THE MCFADDEN INDUSTRIAL ANNEXATION TO THE
VOTERS AT THE MAY 15, 2012, ELECTION, AND DIRECTING THAT NOTICE OF THE
ELECTION AND PUBLICATION FOR THE MEASURE TO BE VOTED UPON BE GIVEN.  

Minutes of the meeting of January 3, 2012, continued.  

A resolution submitted by Council person _________________________.

WHEREAS, the Corvallis Planning Commission held a duly-noticed public hearing on
November 16, 2011, regarding the McFadden Industrial Annexation; and

WHEREAS, the Corvallis Planning Commission voted unanimously to recommend that the
City Council place the McFadden Industrial Annexation on the May 15, 2012, ballot; and

WHEREAS, the Corvallis City Council has held a duly-noticed public hearing on January 3,
2012, regarding the McFadden Industrial Annexation; and

WHEREAS, the City Council held deliberations regarding the McFadden Industrial
Annexation on January 17, 2012; and

WHEREAS, the City Council found that the McFadden Industrial Annexation complies with all
applicable decision criteria, as evidenced in the findings contained in Exhibit A (which
consists of the complete Staff Report to the City Council, including attachments, and dated
December 27, 2011) and by this reference incorporated herein, the Planning Commission’s
verbal findings in support of recommending placement of the McFadden Industrial Annexation
on the May 15, 2012, ballot (as noted in the minutes of the November 16, 2011, Planning
Commission meeting), and the City Council’s verbal findings in support of recommending
placement of the McFadden Industrial Annexation on the May 15, 2012, ballot, (as noted in
the minutes of the January 3, 2012, City Council meeting) 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF CORVALLIS RESOLVES
THAT:

A primary municipal election shall be held on May 15, 2012, beginning at 7 am and continuing
to 8 pm on the same date.  The election shall be conducted and votes thereafter counted,
canvassed, and returned by the Benton County Elections Office.  

THE CITY COUNCIL OF THE CITY OF CORVALLIS FURTHER RESOLVES that the
findings contained in Exhibit A (which consists of the complete Staff Report to the City
Council, including attachments, and dated December X, 2011) and by this reference

M
C

FA
D

D
EN

 IN
D

U
ST

R
IA

L 
A

N
N

EX
A

TI
O

N
 - 

(A
N

N
11

-0
00

01
) 

C
IT

Y 
C

O
U

N
C

IL
 S

TA
FF

 R
EP

O
R

T 
EX

H
IB

IT
 A

 - 
1



DRAFT

Resolution 2012-___ - McFadden Industrial Annexation (ANN11-00001) Page 2 of 5

incorporated herein, the Planning Commission’s verbal findings in support of recommending
placement of the McFadden Industrial Annexation on the May 15, 2012, ballot (as noted in
the minutes of the November 16, 2011, Planning Commission meeting), and the City
Council’s verbal findings in support of recommending placement of the McFadden Industrial
Annexation on the May 15, 2012 ballot, (as noted in the minutes of the January 3, 2012, City
Council meetings) are hereby adopted.

THE CITY COUNCIL OF THE CITY OF CORVALLIS FURTHER RESOLVES that the
McFadden Industrial Annexation, which would annex approximately 88 acres of land
generally located west of Highway 20 and the Willamette River, south of Circle Boulevard,
and north of Waterworks Avenue, to be zoned GI (General Industrial) with Overlays for a
Planned Development (PD) and Willamette River Greenway, is to be submitted to the legal
voters of Corvallis, Oregon, for their approval or rejection pursuant to Corvallis City Charter
Section 52 at an election to be held on May 15, 2012, between the hours of 7 am and 8 pm. 
This election will be conducted by mail-in ballots, with ballot information being sent to voters
two to three weeks prior to the election.  Citizens may vote by mailing in ballots or dropping
off ballots in a drop zone anytime prior to 8 pm on May 15, 2012. 
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DRAFT

Resolution 2012-___ - McFadden Industrial Annexation (ANN11-00001) Page 3 of 5

LEGAL DESCRIPTION OF THE SITE

The following described real property, all located in Benton County, Oregon, shall be annexed
to the City of Corvallis upon obtaining a favorable majority vote of the people:  

Legal Description of Arthur L. McFadden Property and
Portion of U.S. Highway 20 Right of Way for Annexation

Commencing at a 1-3/8 inch brass cap at the southwest corner of the Archimedes Stewart Donation
Land Claim No. 46 in the west one-half of Section 25 of Township 11 South, Range 5 West of the

Willamette Meridian, Benton County, Oregon; thence South 22º52'00" West 890.11 feet to a 5/8 inch
iron rod at the most northerly corner of that property conveyed to Hewlett-Packard Company in

Benton County Deed Record M-201764-95; thence along the most northerly line of said
Hewlett-Packard property South 36º17'44" West 1057.22 feet to a 5/8 inch iron rod at the most

westerly corner of said Hewlett-Packard property, being the TRUE POINT OF BEGINNING; thence
along the lines of said Hewlett-Packard property the following courses: South 62º28'02" East 222.76
feet to a 5/8 inch iron rod, North 34º20'51" East 330.37 feet to a 5/8 inch iron rod, North 45º56'16"

East 332.51 feet to a 5/8 inch iron rod, South 71º39'08" East 247.23 feet to a 5/8 inch iron rod, North
73º31'35" East 187.04 feet to a 5/8 inch iron rod, South 00º21'47" East 368.37 feet to a 5/8 inch iron
rod, South 53º36'14" West 399.48 feet to a 5/8 inch iron rod, South 00º21'25" East 287.03 feet to a

5/8 inch iron rod, North 89º38'43" East 323.10 feet to a 5/8 inch iron rod, South 00º21'47" East 721.70
feet to a point being witnessed by a 5/8 inch iron rod which bears South 25º54'59" East 1.00 feet of

the true corner; thence continuing along said Hewlett-Packard west line South 25º54'59" East 1162.03
feet to a 5/8 inch iron rod at the northerly right of way line of U.S. Highway 20, said additional highway
right of way acquired by the City of Corvallis in the State of Oregon Circuit Court Case No. 95-10096;
thence along the northerly right of way line of said Highway 20 South 64º30'15" West 337.85 feet to a

5/8 inch iron at the point of curvature (Highway 20 centerline station 497+66.9); thence continuing
along said northerly right of way line along a 3869.71 foot radius curve to the left 166.25 feet (the long

chord of which bears South 63º16'24' West 166.24 feet) to a 5/8 inch iron rod at the end of said
additional right of way acquired by the City of Corvallis (Highway 20 centerline station 499+31.0);

thence along the end of said additional right of way South 27º57'26" East 20.00 feet to a 5/8 inch iron
rod at the northerly right of way line of said Highway 20; thence along the northerly right of way line of
Highway 20 along a 3849.71 foot radius curve to the left 177.28 feet (the long chord of which bears

South 60º43'24" West 177.27 feet) to a 5/8 inch iron rod at the point of tangency (Highway 20
centerline station 501+06.9); thence continuing along said northerly right of way line of Highway 20
South 59º12'56" West 1019.40 feet to the southeast corner of that property conveyed to Linn and

Sylvia Averill in Benton County Deed Record Book 167, Page 280, said point being witnessed by a
3/4 inch iron pipe which bears North 27º00'43" East 0.43 feet of the true corner; thence along the east
line of said Averill property North 27º00'43" West 174.94 feet to a 3/4 inch iron pipe at the northeast

corner of said Averill property; thence along the north line of said Averill property North 88º57'51"
West 79.43 feet to a 3/4 inch iron pipe at the northwest corner of said Averill property, also being on

the east line of that property conveyed to Kathleen and William Ten Pas in Benton County Deed
Record 2004-365498; thence along the east line of said Ten Pas property North 26º26'41" West 16.65
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feet to a 3/4 inch iron pipe at the northeast corner of said Ten Pas property; thence along the north
line of said Ten Pas property North 84º31'05" West 19.05 feet to a 5/8 inch iron rod at the most

westerly southwest corner of that property conveyed to Arthur McFadden in Benton County Deed
Record M-185094-94; thence along the west line of said McFadden property North 00º19'44" West

2789.00 feet to a 5/8 inch iron rod at the most westerly northwest corner of said McFadden property,
also being on the easterly right of way line of the Southern Pacific Railroad; thence along  said

easterly right of way line North 36º17'44" East 203.91 feet to the true point of beginning.  Containing
85.43 acres of land, more or less.  

Together and with that portion of U.S. Highway right of way described as follows:
Beginning at the aforementioned Southeast corner of said Averill property; thence South 27º00'43"
East 60.00 feet to the southerly right of way line of Highway 20; thence along said southerly right of

way line North 59º12'56" East 1023.20 to the point of tangency (Highway centerline station 501+06.9);
thence continuing along said southerly right of way line along a 3789.71 foot radius curve to the right
337.28 feet (the long chord of which bears North 61º57'16" East 337.17 feet) to a 5/8 inch iron rod at

the point of curvature (Highway 20 centerline station 497+66.9); thence continuing along said
southerly right of way line North 64º30'15" East 338.43 feet; thence North 25º54'59" West 80.00 feet

to a 5/8 inch iron rod at the northerly right of way line of U.S. Highway 20, said additional highway
right of way acquired by the City of Corvallis in the State of Oregon Circuit Court Case No. 95-10096;
thence along the northerly right of way line of said Highway 20 South 64º30'15" West 337.85 feet to a

5/8 inch iron at the point of curvature (Highway 20 centerline station 497+66.9); thence continuing
along said northerly right of way line along a 3869.71 foot radius curve to the left 166.25 feet (the long

chord of which bears South 63º16'24' West 166.24 feet) to a 5/8 inch iron rod at the end of said
additional right of way acquired by the City of Corvallis (Highway 20 centerline station 499+31.0);

thence along the end of said additional right of way South 27º57'26" East 20.00 feet to a 5/8 inch iron
rod at the northerly right of way line of said Highway 20; thence along the northerly right of way line of
Highway 20 along a 3849.71 foot radius curve to the left 177.28 feet (the long chord of which bears

South 60º43'24" West 177.27 feet) to a 5/8 inch iron rod at the point of tangency (Highway 20
centerline station 501+06.9); thence continuing along said northerly right of way line of Highway 20
South 59º12'56" West 1019.40 feet to the southeast corner of that property conveyed to Linn and

Sylvia Averill in Benton County Deed Record Book 167, Page 280, said point being witnessed by a
3/4 inch iron pipe which bears North 27º00'43" East 0.43 feet of the true corner and being the point of

beginning.  Containing 2.57 acres of land, more or less.  

The above described properties contain a total of 88.00 acres of land, more or less.  The Basis of
Bearings for the above described area is from Benton County Survey No. 9025.
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BALLOT TITLE 

The following shall be the ballot title of the measure to be submitted to the city’s voters: 

CAPTION:

02-______ : PROPOSED ANNEXATION OF THE MCFADDEN SITE 

QUESTION:

Shall the 88-acre McFadden Industrial Annexation site be annexed? 

SUMMARY:

Approval of this measure would annex approximately 88 acres into the City of
Corvallis, including 85.43-acres of private property and 2.57 acres of adjacent
Highway 20 right-of-way. The site to be annexed is located west of Highway 20
and the Willamette River, south of Circle Boulevard, and north of Waterworks
Avenue.  The 85.43-acre McFadden site will be zoned PD(GI) (General
Industrial with Planned Development and Willamette River Greenway Overlays),
if the annexation is approved. 

The City Recorder is authorized and directed to give notice of the submission of this question
to the voters, including a true copy of the complete text and the ballot title for the measure in
the form in which it shall be printed on the official ballot and any other information required by
law to be published.  That notice shall be published in not less than two successive and
consecutive weekly issues of the Corvallis Gazette Times.  

_______________________________

Upon motion duly made and seconded, the foregoing resolution was adopted and the Mayor
thereon declared said resolution to be adopted.   
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Community Development 
Planning Division 

501 SW Madison Avenue 
Cowallis, OR 97333 

ORDER 201 1-055 

CASE: FAcFadden industrial Annexation 
{ANNIq-00001 I ZDC11-00002 I PLDl"IO0002 I WRGii=0000*5) 

A v- 
0 
0 

REQUESY: The applicant requests that the Planning Commission recommend that the City o 9 
Council place a measure on the May 15,2012, ballot to annex 88 acres of privately- r r 

owned land and Highway 20 right-of-way into the City Limits. The applicant also z z 
requests that the Planning Commission approve a Zone Change to zone the site 55. 
General industrial with Planned Development and Wiliamette River Greenway z 
Overlays. The applicant is also requesting a Conoeptual Development Plan appraval 
that proposes specific conditions of approval for the subject annexation site, and 

E 
Detailed Development Plan and Willamette River Greenway Conditional w I- 

Z CY 
Development approval to construct a public sidewalk along the subject site's 2 0 
Highway 20 frontage, with additional landscaping improvements. The current 5 3 
Benton County zoning of the property is Urban Industrial-2OfPUD with various 5 :  
County Overlays. The Zone Change, Conceptual and Detailed Development Plan, g"- 
and Willamette River Greenway Conditional Development decisions would be 13 
contingent upon passage of the annexation measure on the May 2012 ballot. 02 z z 2 s . -  w 3 d  

IBPPLICAPdR Gazeley & Associates OWNER: Arthur McFadden !$Jz OoI- 

7275 NE Haugen Road 401 SW Alder Street u- >- O k x  
Cowallis, OR 97330 Portland, OR 97204 Z o w  

LOCATION: The site is located at 1350-1520 NE Highway 20. It is shown on Benton 
County Assessor's Map 1 1-5-25, as Tax Lot 1308. 

DECISION: The Cowallis Planning Commission conducted a public hearing on November 
16,201 1, closed the public hearing, deliberated, and decided to forward the 
requested Annexation to City Council with a recommendation to place the 
request on the May 2012 election ballot. The Planning Commission also 
decided to approve the requested Zone Change, Conceptual and Detailed 
Development Plan, and Willametle River Greenway Conditional Development 
Permit applications, subject to voter approval of the Annexation measure, and 

Order 201 1-055 
McFadden industrial Annexation (ANN1 1-00001 1 ZDCl1-00002 1 PLDI 1-00002 1 WRGl1-0000$) 
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subject to the attached conditions of approval, including a revision to 
Condition # 8 as presented in the November 16,201 1, Staff Memorandum to 
the Planning Commission. The Planning Commission adopts the findings 
contained in the November 9,201 1, Planning Commission Staff Fieport, and 
the portions of the November 16, 201 1, Planning Commission minutes that 
demonstrate support for the Planning Commission's actions. 

If you are an affected party and wish to appeal the Planning Commissionk decision, appeals must 
be filed, in writing, with the City Recorder within I 2  days from the date that the order is signed. The 
following information must be included: 

I. Name and address of the appellant(s). 
2. Reference the subject development and case number, if any. 
3. A statement of the specific grounds for appeal. 
4. A statement as to how you are an affected party. 
5. Filing fee of $840.10 ($420.05 If appealed by a recognized Neighborhood h 

r 

Association). 0 
0 
0 
4 
r 

Appeals must be filed by 5:00 p.m. on the final day of the appeal period. When the final day of an z 
Z appeal period falls on a weekend or holiday, the appeal period shall be extended to 500 p.m. on 

the subsequent work day. The City Recorder is located in the City Manager's Office, City Hall, 501 - 
SW Madison Avenue, Corvallis, Oregon. Z 

E a 
w  i- 
Z K 

% 2 
$ 2  

k 
2 s 
a m  

Signed this 18th day of November, 201 1, 5 =f ; g x  
Appeal Deadline I Effective Date: Tuesday, November 30,201 1, at 5 p.m. fS0k 

a o g  
Effective Period of the Conce~tual and Detailed Development Plan: O k x  k * x  
Unless appealed, and contingent upon passage of the Annexation measure, the Conceptual and I o w  
Detailed Development Plan will expire on November 30, 2016. 

Effective Period of the Willamette River Greenwav Conditional Deverooment Permit: 
Unless appealed, and contingent upon passage of the Annexation measure, the Willamette River 
Greenway Conditional Development Permit will expire on November 30,2013. 
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betow, or unless a requested modification ofhewise meets the criteria far 
Minor Planned Development Modiflation, Such changes may be 

and Transeortation Plannina Rule - Any modification to condition # 7 below 
which proposes an increase in the prescribed maximum vehicle trips 
requires submittal of a Planned Development Modification application to 
the City, to allow for review and comment on the application by ODOT. 
Materials in~iuded as part of the Planned Development Modification 
applimtion shall include a discussion on the recansideration of the 

Deed Restriction for Subiect Pra~e*- Upon voter approval of the 
requested Annexation, and as park of the processing of pemits as require 
in the conditions below, the applicant- shall submit a deed restriction 
document to the City for review, approval, and recording with the Bentan 
GounQ Records and Licenses Office. The deed restriction shall include th 
complete language of the conditions outlined below that limit floor area an 
vehicle trips. The applicant shall pay the costs of filing the deed restriction 
with the Benton Counfy Records office. 

Any future Planned Development Modification approval that involves 
changes to the proposed limits on Roor area and vehicle trips shall include 
a mndition of approvat that requires amendments to the deed restridion 
outlined in this condition, in order to inform cunent and future owners of 
the subject property of any changes to the appliable development 

iri I- 
2 PL 

5 2 
4 IJJ 
3 f 
5 2 2 
Q ?  Z i3 

z = %  
g o c  
4'E 
b i i g  
E o w  
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Prior to City Council's hearing of ANN1 1-00001, the public improvements 
shown in the Detailed Development Plan and submitted with case PIP1 1- 
1530 shall be secured in accordance with LDC 4.0.20. Improvements 
consist of the installation of the public setback sidewalk along the sites 
US, Highway 20 frontage along with a dedication of ROW or the granting 
of an easement to acmmmodate the improvements. In order to secure the 
public improvements, the applicant shall prepare Public Improvement by 
Private Contract (PIPC) permits. The plans shall be authorized and all 
permit items required for issuance of the permit shall be completed and on 
fire with Development Review Engineering. The permit shall be ready to 
issue and the ROW dedication or easement shall be ready to be filed upon 
successful annexation to the City. An environmental assessment shall be 
provided by the developer (grantor) for all lands to be dedicated to the 
public or City per LDC 4.0.100.g. 

xation approval (based on the results of the May 15, 2012, 

the easement documents for recording. If the voters approve the 
nexation request, the applicant. shall provide fees to the City of Corvaliis 
that the easement may be recorded with the Benton County Records 
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Applications, as outlined above, are defined as Detailed Development Pla 
I Planned Development Modifications, building shell permit, and tenant 

Maximum T r i ~  Ends - Future development proposals on the subject site 
shalf calculate trip ends for traffic analysis purposes based upon the 
current applicable International Traffic Engineers (ITE) land use code. 
However the total trip ends at full build out shall not exceed the following 
categories of total trips which are based upon the current ITE land use 
code for industrial parks. 

AM peak hour 0.8411,OOO sq. ff. x 855,906 sq. ft. = 719 trip ends 
PM peak hour 0.8611,000 sq. R. x 855,906 sq. ft. = 736 trip ends 
Weekday 6.9611,000 sq. R, x 855,906 sq. ft. = 5,957 trip ends 

Trip ends for incremental applications shall not exceed a proportional 

the cumulative total of ail applications at full build out, the floor area shall 
be the lesser of the FAR calcufation (as calculated per Condition #6) or th 
floor area used in the trip end calculation methodology. 

3 
$ k 
3 2 
$ 2  
E k 
2 s 
n m  " 6 

r gsn  
2 8 
8 g 3  
B o w  
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e plans submitled for public improvements (PIPC). Prior to issuance of 

rotection fencing consistent with LDC Section 4.12.60.f. However, if the 
nat location of the required public sidewalk and/or its expansion in width 
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Landscarse Constwction Documents (LNDj- Plans submitled for the 
required landscape and irrigation permit shall contain a specific planting 
plan (including correct Latin and common plant names), a Significant 
Vegetation preservation plan addressing existing sEgnEficant trees identified 
on Sheet C2,2, in the vicinity of construction, irrigation plans, details, and 

Planting% shalt be provided as shown on Sheet C2.2 - Detailed 
Development Plan, with the exception of street trees along the Wiahwav 20 
frontaae and exce~t as modified below and shall wmply with LDC Chapter 
4.2, As proposed, medium and large canopy trees and groundcover shali 
be provided on the iandscaped berm. Additional ground cover, shrubs, and 
trees shall be provided in the area of the landscaped berm to ensure that 
the landsmping meets the height, opacity, and maturiw time prescribed in 
LDC 3.24,30.03.a, 4.2.30.a.4,4.2.40, and 4.2.50. Tree plantings shall 
match planting standards adopted by the U&an Forester. The landscape 
construction documents shall include an overlay drawing which iliustrates 
proposed plantings and existing and proposed underground utilities, in 
order to ensure that plantings and utilities meet the separation 
rsquiremsnts outlined in LDC $j 4.2.30.b. Excsptians lo the ptantings 
shown on Sheet C2.2 may be zldministxlatively approved by the 
Oevelaprnent Sewices Division where, due to plant availabiiiQ or 

shall mest the LDC 
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This financial assurance is to cover the required three year landscape 

cludes achieving the minimum 90 percent 

provide a report to the Development Services Division just prior to the end 
of the three year maintenance period for the 3-Year Maintenance Bond 
initiated by this Detailed Development Plan, as prescribed in LDC 3 
4.2.20.a.3 of the LDC. The report shall be prepared by.a licensed arborist 
or licensed iandscape contractor and shall verify that 90 percent ground 
coverage has been achieved, either by successful plantings or by the 
installation of replacement plantings. The Director shall approve the report 

I I prior to release of the guarantee. 

Development Related Concerns: 

A. Future Detailed Development Plans shall address the extent of improvements along 
the site's frontage. Street trees, roadway, bicycle, and pedestrian improvements 
shall be consistent with the City's Land Development Code, the Transportation Plan, 
and the Parks & Recreation Facilities Plan. 

B. Future Detailed Development Plans shall complete a TIA in accordance with LDC 
2.5.40.01 4.5 and 4.0.60.a. The City Engineer shall define the scope of the traffic 
impact study based on established procedures. 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 future overalt site 
development proposals. 

a 
w  I- 
z IY 
3 52 
J w 
a g  

2 
y ;I 
nu) 

=! 

g 5 n  
n o t  
2:g 
o t x  
I o w  
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C. As part of the first phase of any future Detailed Development Pfan appfication, the 
applicant shall include plans to widen the pubiic sidewatk along the site's Highway 
20 frontage to 12 feet, and the entire facility shatl be wnstructed to the City's off- 
street multi-use path standards. Additionally, the applicant shall dedicate a public 
access easement over any portion of the widenad multi-use path facility that is 
lomted on private propee. Ptease note that the location of this path could change 
to accammodate required travel lanes on U.S. Highway 20. 

D. The existing 16 inch waterline along U.S. Highway 20 is located approximately 1 5 
feet north of the existing ROW in a 20 fool wide easement. Depending on future 
lane configurations, the existing waterline may end up within, or close to, the future 
landscape strip. Per LDG 4.2.30.be2.d, trees may not be planted within 10 feet of 
public utility fines. This may preclude trees from being planted within the landscape - 

;; strip. Street trees that cannot be accommodated within the park strip may be 
located on the west side of the sidewalk I multi-use path as necessary, to avoid o 

4 
utilify conflicts. .c 

f 
Z 

E. With future development, the application proposes Eo seme the site by constructing 5 
a 46 inch waterline through the site, conneding the existing 16 inch and 30 inch z 

wtedines. This improvement is wnsistent with the City" Water Master Pfan. 0 
I- 

2 
F. Future Detailed Development Plan phases on the site that create more than 5,000 w  I- z CL 

@ of pollution generating impervious su~aces will be required to construct 5 !? 
stormwater quality facilities.. Stormwater quafjty fadtities shalf be designed in 2 2 
accordance with criteria established in Appendix F of the Stormwater Master Plan k 
and the most recent version ofthe King County, Washingfan, Surface Waferdesign $!J 5 

nV) 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 - ;gx 
storm, 0.9-inch 2dhr rainfall event with NRCS Type 1A disMbution. g o +  

s ~ E J  
G. Future detailed development phases on the site that create more than 25,000 ft2 of , , 

impervious surfaces wilt be required to constmct stomwater detention facilities in = o w  
accordance with the LDC section 4.0."130,. Detention facit ities shall be designed 
to maximize storm water infiltration. Maintenance of these facilities is most 
e~ciently provided with open systems because they facilitate visible evaluation of 
system cctnditions and accommodate routine, low-technology maintenance 
practices. Open systems also allow stormwater cantact with vagctation and soil to 
enhance water quality, infiltration, and maintaining the propedy functioning 
hydrologicat and bioiogicaf condition of open drainageways, The storm vvater 
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 
King County, Washington, Surface Water Design Manual, and shall be designed to 
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Planning Commission Notim of Disposition 
Page 9 of 10 



capture run-off so that the run-off rates from the site after development do not 
exceed the pre-developed conditions, based on the 2-year, 5-year, and 1 0-year, 24- 
hour design storms, 

t-i, Future development of the site shall require the installation of a City standard street 
light system in accordance with LDC 4.0.70.a and 4.2.80.f. 

Order 201 1-055 
McFadden Industrial Annexation (ANN11-00001 I ZOC11-00002 1 PLD11-00002 1 WRG11-00001) 
Planning Commission Notice of Disposition 
Page 10 of 10 
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Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 9733 

Approved as corrected, December 14,201 1 
CITY OF CORVALLIS 

PLANNING COMMISSION MINUTES 
Novernber 16,2011 

Present 
James Feldmann 
Jennifer Cervais, Chair 
Frank Hann, Vice Chair 
Tony Howell 
Roger Lizut 
Ronald Sessions 
Jasmin Woodside 
Biff Traber, Council Liaison 

Staff 
David Coulombe, Deputy City Attorney 
Kevin Young, Planning Division Manager 
Jeff McConnell, Development Engineering Supervisor 
Ted Reese, Development Review Engineer 
Jason Yaich, Associate Planner 
Claire Pate, Recorder 

Excused Absence 
Tad Abernathy 
Jim Ridlington 

SUMMARY OF DISCUSSION 

Industrial Annexation (ANN1 1- ballot; Recommend approval, 

For information only 
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Attachments to the November 16,201 1 minutes: 

A. Revisions to Condition of Approval #8, submitted by Planner Jason Yaich. 

B. Written testimony, submitted by Marcy Eastham, Executive Director of the Corvallis Chamber of 
Commerce. 

C. Written testimony, submitted by Dona Gaver. 

D. Written testimony, submitted by Curtis Wright. 

CONTENT OF DISCUSSION 

The Corvallis Planning Commission was called to order by Chair Jennifer Gervais at 7:00 p.m. in the 
Downtown Fire Station Meeting Room, 400 NW Harrison Boulevard. 

0 

r 
I. VISITOR'S PROPOSITIONS: There were no propositions brought forward. o o 

0 

11. PUBLIC REARING - McFadden Industrial Annexation (ANNll-00001, ZDCll-00002, 
4 
2- 

PLDll-00002, WRGll-00001) 2 
Z a 
V 

A. Opening and Procedures: z 
51 
I- 

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 ;i 

w  I- 
testimony, followed by rebuttal by the applicant, limited in scope to issues raised in opposition Z: of 

2 2 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 2 f interested in the agenda may offer relevant oral or written testimony. Please try not to repeat U, 

testimony offered by earlier speakers. It is sufficient to say you concur with earlier speakers 5 ;I 
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. 3 - ;gs 
Land use decisions are evaluated against applicable criteria fiom the Land Development Code 2 0 I- 
and Comprehensive Plan. A list of the applicable criteria for this case is available as a handout 
at the back of the room. 

E o w  

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 - none 
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2. Ex Parte Contacts - Commissioner Woodside knows Creed Eckert personally but it will 
not affect her ability to make a fair and impartial decision. 

3. Site Visits - by Commissioners Feldmann, Gervais, Howell, Sessions, and Woodside 
4. Objections on Jurisdictional Grounds - none 

C. Staff Overview: 

Associate Planner Yaich said the request is for placing on the ballot a measure to annex the 
McFadden property, which is located in northeast Corvallis, on the west side of Highway 20 
and the Willamette River and approximately % of a mile north of downtown. The property 
abuts the railroad tracks on the west side. It is 88 acres in size, with approximately 85.5 of that 
private property and the remainder ODOT right of way for Highway 20. Planner Yaich showed 
aerial photographs of the existing conditions. The site is currently farmed and is a relatively flat 
site. It contains two single-family homes: one is along Highway 20 frontage near the southwest 
corner of the site, and the other is accessed off a central driveway in the center of the property 

h 

%- along with a horse barn and other farm structures. The west side of the property contains 
0 mitigation wetland and heavy brush. The Corvallis Comprehensive Plan designation for the 

property is General Industrial (GI) and it is surrounded by lands with the same designation on 4 
the east, west and north sides. There is a small area offsite to the southwest with a Medium 5 
Density-Residential designation. The existing County zoning designation is Urban Industrial z 
and has several County overlays on it for floodplain management, Greenway management, and 9 

Z natural features. For the most part, it is surrounded by property in the city limits, with the 9 
exception being three properties in the southwest corner which are outside the city limits. The I- 

Natural Hazards Map shows that the west one-third of the property has a High Protection 100- 2 
year floodplain. Related to that floodplain, there is a locally protected-wetland of special w z z I- 
significance and a High Protection Riparian Corridor on the site. On the southeast portion of the 5 2 
property along the Highway 20 frontage there is a 120-foot High Protection Riparian Corridor 
associated with the Willamette River. 

g I 
E :: 
2 s There are four requests under consideration, and the first one is a recommendation to City 

Council for placing the annexation of the 88 acres on the May 2012 election ballot. Contingent z =1 
upon approval of the annexation, the additional requests are for a Zone Change to GI zone with o 
overlays for Planned Development and the Willamette River Greenway; a Planned 
Development Conceptual and Detailed Development Plan request; and finally the Willarnette 2 8 & 
River Greenway permit. Planner Yaich finished the overview by showing an overhead of the " - * Z  o t x  
applicable Corvallis Land Development Code criteria, as outlined in the staff report. He also I O U  
directed attention to a staff-proposed revision to Condition of Approval # 8, in a-memo dated 
November 16,20 1 1 (Attachment A). 

D. Lena1 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. 
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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: 
Tim McFadden spoke on behalf of his father, Arthur McFadden, applicant. He introduced the 
development project team which included Sandra Gazeley and Creed Eckert, Gazeley & 
Associates; Lyle Hutchens, Devco Engineering; and Todd Mobley, Lancaster Engineering. He 
commended and thanked the City staff for working with them over the past two years to ensure 
that all aspects of the application were discussed and resolved prior to the public hearing 
process. 

Project Manager Sandra Gazeley said that they had worked closely with the adjacent neighbors 
to maintain good communications, and had received valuable feedback from them. She then 
highlighted some of the decision criteria points relating primarily to the public need for the 
annexation. A 

Article 8 of the City's Comprehensive Plan states: "The challenge Corvallis faces is to continue 
B 
0 

diversifying its economic base while retaining the stability and quality of life that has marked 
P 
I- 

f its past." Ms. Gazeley said, that statement was adopted by the City in 1998 and certainly still 
rings true today. However, she noted, it is extremely difficult to diversify when there is not a - a 
sufficient inventory of General Industrial (GI) land to provide choices in the market. The z 
application includes analyses by economic development specialists establishing that many 
traded sector industries that have been identified as compatible with this community require 
relatively large sites. Mike Williams, Industrial Lands Specialist with Business Oregon, said 
that Corvallis has been repeatedly and routinely bypassed for scale projects over 20 acres due to % z 
a lack of ready-to-go, larger-scale land inventory. In its findings regarding industrial land, % 2 

w 
Article 8 of the Comprehensive Plan also acknowledges that: "...Many f m s  require areas of at a g  
least 30-50 acres." Their application includes information from economic development k 
professionals that provide findings that Corvallis does not have an adequate supply of larger, 
vacant GI land sufficient to provide choices in the market. Ms. Gazeley said she had recently 
spoken with Bob Warren, State of Oregon Business Development Officer for Linn, Benton and 
Lane Counties. He gave her permission to quote him. He further reinforced their applications' 
findings that large industrial sites were very important in a community's inventory, and quality 
large sites are incredibly hard to find. 

Ms. Gazeley said Corvallis has extremely limited choices in this land use designation. Every E o w  

vacant GI site over 20 acres is located in the southwest quadrant of the City, and all of them 
have been within the City limits for at least twenty-five years. With 100% of the inventory in 
one location, there is clearly and absolutely no geographic balance. The City's Land 
Development Information Report (LDIR) does not currently factor in wetlands as a 
development constraint. In defining "development constraint," Oregon Department of Land 
Conservation and Development's Administrative Rules prominently cite wetlands: 
"Development constraints means factors that temporarily or permanently limit or prevent the 
use of land for economic development. Development constraints include but are not limited to 
wetlands ...." South Corvallis sites are dominated by locally significant wetlands. In an 
executive summary of an industrial land report for a current project, Council of Government's 
staff states that the extent of wetlands in the mid-Willamette valley has been identified, both 
locally and at the state level, as an industrial development barrier. When wetlands are present 
on an industrial site, it is usually necessary for the developer to obtain removal-and-fill permits 
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from both Department of State Lands and the Corps of Engineers. This permitting process adds 
time, effort, expense, and uncertainty to the development process. Employers who might 
otherwise be interested in a parcel of land will likely be dissuaded when considering the delay, 
the expense and the uncertainty inherent with extensive wetlands. 

Ms. Gazeley said there are also significant issues and constraints relative to provision of public 
services to the vacant GI sites south of town. This is discussed both in the application and in the 
staff report. When those issues are coupled with predominant wetlands, it becomes questionable 
whether these properties are reasonably available as part of a Five-Year Inventory of GI land. 

Another constraint for certain types of employers is the presence of the Airport Approach 
Safety Zone, within which some of the southern GI sites are located. Federal regulations 
prohibit places of public assembly, uses that may cause electrical interference with navigational 
or radio signals, or any use that can impair visibility for pilots including glare, smoke and 
steam. They also prohibit uses which create bird strike hazards such as water impoundments. 

t- This could be problematic for storm water detention resulting in another potential development o 
constraint. About 100 acres of .the south GI land are constrained by the Airport Approach o o 
Safety Zone. Additionally, the quantity and quality of power in south Corvallis might suffice B 

T- 

for some businesses, but will not suffice for those requiring greater quantities of redundant = 
electrical power which is available at the subject site. z 

9 
Having one's total inventory in one geographic location that is not easily or cost-effectively Z 

serviced and has numerous physical and use constraints does not equate to reasonably g developable land such as one might expect in a Five-Year Inventory, nor does it equate to a 
sufficient inventory to provide choices in the market place. Ms. Gazeley said that, in addition to w I- 

Z CL: 
offering geographic balance, the McFadden property provides substantially different 5 2 
characteristics than the southerly GI land. In a letter included with the application, Mike J W 

Williams, State of Oregon, wrote: "Several things recommend and differentiate the McFadden a g  
site including large parcel size, availability of quality electrical service, proximity to Hewlett- k 

2 Packard (H-P) campus and transportation connectivity." Yesterday, Bob Warren, Business , 
Oregon, told her that the site has regional significance; that it offers unique advantages in its z =! 
size, proximity to H-P, OSU and emerging businesses, its transportation connectivity, and E z "  0 
quality power. 4: 

9 0 ~  
John Secrest, former Corvallis Economic Development Director, stated in the application that L L > ~  

the McFadden property provides a significant opportunity for Corvallis to diversify its YE3 
inventory of industrial property. The current properties available have significant barriers to 
development and do not represent an adequate supply of property to ensure choices in the 
market place. He went on to say that the annexation of this property would help to ensure that 
Corvallis actually has buildable property which addresses the Five-Year supply of GI land. The 
fact is that there is vigorous competition for the most desirable traded sector employers. With 
all of its amenities and quality of life, Corvallis should be highly competitive for the types of 
employers it seeks to attract and retain, but it is repeatedly and routinely bypassed due to a lack 
of industrial land inventory. The City's Comprehensive Plan, which was adopted in 1998, 
references "stable economic conditions." While the City has not been hit as hard as some, even 
in Corvallis the days when the citizens can take for granted economic stability are past. Many 
people choose to live in Corvallis because the outstanding quality of life is a hallmark of this 
community. There are aspects of the City's overall livability that are inherent in its location in 
the Willamette Valley; but other livability factors depend on family-wage jobs and a sufficient 
tax base to fund education, public amenities and services. Maintaining the quality of life cited 

Planning Commission Minutes, November 16,201 1 Page 5 of 18 



in the Corvallis Comprehensive Plan is possible when there is a healthy, stable economy. The 
applicant realizes that the decision criteria, the livability indicators and benchmarks are not 
weighted. When viewed on balance, however, they believe that there are substantial findings 
that the advantages of this proposal markedly outweigh any potential disadvantages. 

Creed Eckert, Gazeley & Associates, stated that as discussed in the staff report this application 
satisfies the applicable decision criteria, including key benchmarks and livability indicators. 
The applicant's Conceptual Development Plan (CDP) preserves just over 34 acres of protected 
natural features, or 40% of the total area. Ivir. Eckert said that some natural features on this site 
are intended for a high level of protection, including Highly Protected Riparian Corridors, 
Flood Plain and wetlands of special significance. Adoption of the applicant's CPD and Detailed 
Development Plan (DDP) will protect in perpetuity the most valuable resources on the site from 
future impacts of development. The plan incorporates a minimum 25-foot safe harbor setback 
from the wetlands, which contain virtually all of the natural features located in the northerly 
and westerly sectors of the property. 

A 

r 
Annexation will permit the City to oversee its own environmental protections for the site's o o 
inventoried natural features, some of which are targeted for high level protection. This seems 0 

4 
preferable to relying on the County to enforce these important e~ivironmental regulations which r 

f actually originate with the City. Two riparian corridors on site are associated with Garfield 
Creek, and one corresponds with the Willamette River Greenway. The applicant's DDP rS. 
includes a request for Conditional Development to construct a public sidewalk and landscaping z 

0 improvements within the Willarnette River riparian corridor. Consistent with applicable 
benchmarks, this sidewalk would connect to and extend the existing sidewalk fronting H-P for 
a distance greater than 350 feet. The Willarnette River is located across Highway 20 from the 

2 
subject property, greatly diminishing, and possibly eliminating, any functional value which $ k? 
might otherwise be served by this mapped riparian area. Consistent with the Conditional 2 2 
Development criteria, the City Engineer has deemed the proposed pedestrian and landscaping < 
improvements as necessary in the riparian zone to maintain the functional transportation k 
system. The DDP incorporates an urban berm and landscaping in excess of standards adjacent 2 
to the site's only neighboring residential uses on the southwest corner. These are designed to nV) 
increase compatibility and respond to specific comments received in a voluntary neighborhood Z 6 
meeting. Future development would also observe Corvallis' GI zone requirement for a $25' 

minimumloo-foot setback from the residential zone, as compared with a 25-foot minimum a s =  
setback standard under current County regulations. soti5 lL*z 

ol=x 
Z o w  

In terms of compatibility, annexation with a Planned Development (PD) Overlay will result in 
much higher levels of compatibility with the immediate neighborhood and the community in 
general than the levels that could occur if it were to remain under County jurisdiction. Some of 
the specific uses permitted in the current County zone have more nuisance characteristics than 
those that could occur in the proposed City GI zone with a PD Overlay district. Outright 
permitted uses in the current zone include manufactured homes sales and repair, aggregate 
processing, concrete and asphalt batch plants, transportation terminals and commercial kennels 
as a home occupation. Conditional uses, subject only to administrative review in the current 
zone, include junkyards and correctionaVlaw enforcement facilities. Only two decision criteria, 
relating to public health and safety, are considered for these staff decisions, while City 
requirements for similar decisions include addressing thirteen compatibility factors in a public 
forum. With adoption now, the applicant's proposed zoning establishing even an outright 
permitted use in the future would require consideration of fourteen compatibility factors 
through the City's DDP procedures, along with the other DDP decision criteria. While the title 
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of the County's Planned Unit Development might appear similar in terminology to the City's 
Planned Development, the processes and requirements are not comparable. The County's PUD 
process comes into play only with the land division and typicaIly does not involve a public 
hearing. Adoption of the applicant's CDP would go further towards reducing impacts from this 
site by prohibiting certain uses normally permitted in the GI zone, including dog kennels, scrap 
operations, and explosives storage. 

In summary, the applicant has strived to create the framework for a future development profile 
which responds to the natural conditions on the site and is more desirable to the neighbors as 
well as to the community in the types and characteristics of activities that could otherwise 
presently occur. 

Lyle Hutchens, Devco Engineering, spoke to Conditions of Approval 6 and 7 ,  which are 
specifically engineering and quantitative-oriented. They are measures proposed by the applicant 
to help hold the impacts of this development to be similar to what could be developed under the 
County zoning. Condition of Approval #6 limits Floor Area Ratio (FAR) on the property and 
#7 limits the total trips from the future development of the property. Both are quantitative-type 
measures that can be controlled through future development proposals, with the intent that 
those types of related impacts would not exceed what would occur should current, existing 
property be developed under the County zoning. The proposed FAR is similar to the FAR 
under the Planned Development Overlay approval for the adjacent H-P property. 

Commissioner Howell referred to the revision of Condition of Approval # 8, as proposed by 
staff. His understanding is that what is awkward about this proposal is application of the 
Transportation Planning Rule (TPR) requirements. The Commission reviewed a similar case 
with the 49*' Street annexation proposal which was not recommended for approval. In that case, 
the applicant did not have much detail in the general land use plan nor in the Conceptual 
Development Plan (CDP). With this application, there is detail in the general land use plan to 
show - without any obligation.to do it this way - that an industrial development at this site is 
feasible and can be made to be compatible with the surrounding uses. The difficulty in this 
application is without a fully-detailed CDP there is no way to find that a future Detailed 
Development Plan (DDP) is consistent in that the proposed CDP only shows a sidewalk. His 
understanding is that staff has proposed the revision to Condition #8 as a way of solving that, in 
that it indicates that the next step would be to do more of a site-wide CDP with the occupant. If 
there are any variation requests at that time, the Commission will then be able to see how they 
impact the whole site, rather than considering small pieces of DDPs where the Commission has 
never seen the whole picture. Ms. Gazeley said her understanding of what Commissioner 
Howell was saying was that there would be a need for a somewhat-detailed CDP for the whole 
site prior to or at the time that the first DDP is submitted with the first industrial user, even if 
that user is not using the whole site. Commissioner Howell agreed that this was his reading. Mr. 
I-lutchens said that they were comfortable with the wording. Specifically, they are in agreement 
that whenever the first DDP comes in there would be a CDP in accord with the requirements in 
the Land Development Code that would then update the current CDP. 

Commissioner Howell asked for more discussion about the sidewalk and location of the water 
line and where they might end up if an acceleration lane and a turn lane get put in along 
Highway 20. He referred to the graphic in attachment C2.2. Development Review Engineer Ted 
Reese said that the existing water line is located approximately fifteen feet north of the existing 

* 

right-of-way line, with a twenty-foot easement on the north side of ODOT's right of way. 
Depending on final configurations, which will not be determined until a DDP comes into effect, 

Planning Commission Minutes, November 16,201 1 Page 7 of 18 



if it goes to a four-lane section the water line will be underneath the highway itself. If it goes to 
a three-lane section it will probably be located somewhere in the landscape strip. Commissioner 
Howell said that his understanding then is that the plan is to go ahead with the sidewalk but that 
the applicant is asking for leeway in waiting to plant trees in the planter strip. Mr. Hutchens 
said that was correct, in that ODOT will not respond to how the intersection and turn lane 
section will look like until they have an application, and that the applicant does not have a 
development yet to make that application. It is a bit of the chicken and the egg situation. The 
graphic is the applicant's interpretation, based on the Transportation Master Plan, of what is 
likely to happen. They have tried to locate the sidewalk far enough back so that hopefully it will 
not be impacted by the final design. It will definitely be impacted in the area of the driveway 
approach off of the highway, and the applicant is accepting of the fact that they might not have 
guessed right with the location as shown in drawing C2.2, and that the whole sidewalk might 
have to be relocated when an actual development proposal comes forward and they get the 
input from ODOT through an approach application. At that time, they would know where to 
plant the trees. 

A 
%- 

Commissioner Howell asked if the existing trees would be impacted by the interim sidewalk. o o 
Mr. Hutchens said they were trying to locate it so that existing trees would not be impacted. If 
they are impacted, they understand that there is a requirement for value-equivalent replacement. 

9 
%- 

f 
Z 

Commissioner Howell referred to the livability indicators and benchmarks, and specifically to 5. 
distance to transit. He asked if they have anticipated any chance of pedestrian connectivity for Z: 

people to get from this site to Circle Boulevard, and if they have had any talks with H-P to this 
effect. Ms. Gazeley said that they had not had that conversation with H-P, but that H-P has 5 
been very open to everything else they have had discussions on. The more southerly part of w I- 
their campus is becoming a bit more open and the applicant would be happy to have those z PI 

conversations. 5 52 UJ 

5 f 
Commissioner Feidrnann asked if the sidewalk would eventually be widened, what the width 5- 
would be and of what material it would be constructed. Mr. Hutchens said that the initial width $ 3 
is for five feet, and would go to twelve feet as a multi-use path. Both the initial path and the I=I * 

z =! expansion would be of concrete. - 
$:$ 

Commissioner Howell asked about the potential other multi-use path along the railroad, and O O I -  
soiiij asked them to describe what the land is like between the railroad and wetlands. Mr. Hutchens + 
o t - x  said that it consists mostly of blackberries and brush. The applicant is providing a fifteen-foot 

easement along the railroad right-of-way and there is lots of talk about connectivity with the 
rails with trails project and how it will all come together. With future planning, there will 
definitely be bicycle and pedestrian connections through the property. Ms. Gazeley added that 
they have an agreement with H-P for an emergency access through their property to access the 
applicant's property in an emergency situation. This access is shown on the General Land Use 
Plan sheet C2.OB. 

Commissioner Woodside asked why the landscape berm was not a part of the PIPC plans that 
had already been submitted. Mr. Hutchens said that they will be part of a separate application 
through Development Services in that they are private and not part of the public infrastructure. 
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F. Staff Report: 

Planner Yaich reviewed the four requests, stating that they are interdependent in that the Zone 
Map change does not happen unless the annexation gets approved, and the Conceptual and 
Detailed Development Plan and the Willamette River Greenway Conditional Development 
decisions would also be contingent upon passage of the annexation measure. 

The Zone Map Change would apply the General Industrial (GI) zone to the entire site as the 
base zone, with the Planned Development (PD) and the Willamette River Greenway (WRG) 
overlays applied to the site as well. The PD includes a Conceptual and Detailed Development 
Plan (CDP) with proposed Conditions of Approval, and a Detailed Development Plan specific 
to the sidewalk and landscape berm improvements. The WRG permit is tied in with the 
sidewalk improvements because of their location relative to the Greenway. 

The annexation review criteria come from Land Development Code section 2.6.30.06. There 
h 
T- are four primary criteria: that there is a demonstrated public need for the annexation; that there o 

are more advantages to the community than disadvantages; that the site itself is capable of 8 
being served by urban services and facilities; and that it has addressed the compatibility criteria. C? 

T- 

Relative to public need, the Land Development Code states three main factors to be considered, 
f 
Z 

the first of which is the Five-Year Supply of Serviceable Land. Absent a City Council policy 5. 
Z relating to this, the applicant chose to look at City data which includes the 1998 Buildable Land 

Inventory (BLI) which projected land use needs through the year 2020. They also looked at the 
2010 Land Development Information Report, which evaluates lands within the City limits. In 5 
looking at the applicant's analysis, it is important to remember that there are offen times w I- z  IY 
Comprehensive Plan policies that may support or not support the applicant's arguments. 
Looking at straight numbers, the 1998 BLI indicates that there is sufficient supply of Iands in 

2 I2 
the grouped category of General Industrial and Intensive Industrial lands within the City limits. 

$ k! 
In fact, there is a 482-acre surplus in the 1998 BLI. That number has not changed much since !k 

g 2 1998. It is important to note that the 1998 BLI also evaluated land use needs within the Urban 
Growth Boundary and this property was designated at the time as General Industrial and so was g i 
considered to be part of that supply. ~ z T  o 

p u . '  
a O C  As addressed earlier by the applicant, there are other factors to consider rather than sheer o m 

numbers: ownership, location, size and serviceability of those lands. In looking at the existing 8 3 supply, 96% is located in south Corvallis. City-wide, 74% of the General Industrial lands are IOW 
less than 20 acres in size for the individual parcels. As noted previously, there are several 
constraints to those south Corvallis GI lands. Primarily, they are lands that are west of the 
railroad tracks, which would require constructing commercial-grade crossings. They also 
require intersection improvements with the highway, extension of City services for some 
distance as described in the staff report, and have wetlands that would require mitigation and 
permitting through the Oregon Department of State Lands. The applicant did a comparison of 
the south Corvallis lands with the McFadden site. The McFadden site, excluding the wetlands, 
has over 50 acres that could be developed with general industrial uses. As noted in the staff 
report, the site is well-served with existing public infrastructure and has good access to 
Highway 20. The applicant argues that it will add to the diversity in terms of location, size, 
ownership and serviceability. It is important to note that the Land Development Code does 
allow the Planning Commission to consider these factors in the arguments presented by the 
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applicants. The City staff is not independently reviewing these claims with third parties and 
verifying documentation, and it is up to the Planning Commission to make the determination of 
whether the advantages outweigh the disadvantages. 

Planner Yaich said the applicant already spoke about some of the statements in the 
correspondence provided by Business Oregon, as well as correspondence from John Sechrest. 
Looking at Comprehensive Plan policies that might support the applicant's arguments, Policy 
8.2.1 states that: "The City and County shall support diversity in type, scale, and location of 
professional, industrial and commercial activities.. ." Policy 8.9.1 states that: "The City shall 
designate appropriate and sufficient land in a variety of different parcel sizes and locations to 
fulfill the community's industrial needs." 

Land Development Code section 2.6.30.07.c gives the adopted livability indicators and 
benchmarks, fourteen of the applicable nineteen of which are met by the applicant. The 
applicant partially complies with three of them but will fully comply once certain public 
infrastructure is provided, consistent with the City's Master Plans. The applicant is non- e 

'C- 
0 compliant with two, one of which deals with number of police officers/1000 persons and the 

second related to the level of service of nearby intersections which include intersections o 

downtown, the Van Buren and Harrison bridges, and Highway 20 at Circle Boulevard. Table 3 
5' 
r 

f on page 18 of the staff report has a complete discussion of how the application complies with 
the various indicators and benchmarks. 5. 

z 
The second criteria for annexation is that when evaluating all the factors and data, in balance 
there are more advantages than disadvantages. The applicant's arguments for this criterion go 
back to the discussion of Five Year Supply of Lands, choices in the marketplace, and the 

;li 
w I- 

compliance with the livability indicators and benchmarks already noted. z tK 
2 22 

w 
The third criterion is asking whether or not the site is capable of being served by urban services 5s 
and facilities. This gets at public transportation, public utilities and franchise utilities. The u. 
applicant has provided correspondence from all of the applicable franchise utilities which $ 
indicate that the site is capable of being served. In terms of transportation facilities, it is nV] 
important to talk about the Transportation Planning Rule (TPR). Because the site has frontage z =! - 

o z  
on Highway 20, ODOT has jurisdiction. The TPR is triggered because an annexation requires a 5 5 $ 
zone change request, and the TPR states that when evaluating the impacts of that change it is "01- 

soijzj necessary to determine whether that change in zoning will have a significant impact on the ,, ,. 
transportation facilities. If yes, improvements to the public transportation system might be O C x  
required. Therefore, the applicant submitted a Transportation Impact Analysis. The scope 

sow 

considered impacts based on full build-out of the site, and the conceptual worst-case scenario is 
tempered by the proposed limiting of the Floor Area Ratio (FAR) and trip generation, as noted 
earlier and in the staff report. There is also a component of the application that evaluates 
development that would be possible under the present County zone. With the limits placed on 
the FAR and trip generation, development would be no more intense under the zone change 
than could presently occur under the County's zoning and rules. Correspondence from ODOT 
concurring with the approach is included in the application. In terms of other public utilities, 
the site is served by water and sewer systems, and the applicant must meet the City's water 
quality and water quantity standards for managing stormwater runoff. 

The fourth criterion relates to demonstration of compatibility. The General Land Use Plan is a 
very general concept which will also have Conditions of Approval applied to the site. The 
general concept includes the limit on floor area and trip generation, and that wetlands will be 
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protected per Land Development Code standards. There is a more detailed land use plan 
submitted which conceptually lays out the buildings and parking to start to address some of the 
issues relating to pedestrian-oriented design, getting parking behind the buildings, etc. 

In regard to the Zone Change, the applicant is proposing a GI base zone with the Planned 
Development (PD) and Willamctte River Greenway (WRG) overlays. This is contingent on 
voter-approval of the annexation. Interestingly, the WRG overlay does not appear on either the 
City's Comprehensive Plan Map nor on the Zone Map currently; however it is part of the 
original 1980 Greenway Overlay report that was prepared with the adoption of the 1980 
Comprehensive Plan. It does show up on Benton County's maps. The GI zone is one of four 
possible choices per Table 2.2-1 in the Land Development Code. Review criteria for the zone 
change relate back to the base zone standards for the industrial district. The assumption is that 
if the site is developed according to those standards then there will be compatibility. There are 
standards in the GI zone that address compatibility adjacent to residential development which is 
where the 100-foot setback comes from. As noted in the Planned Development part of the 
application, the applicant is going above and beyond what the base requirements are for that 
setback and buffer by planting a landscape berm. 

The purpose of applying the WRG overlay is to address state-wide Planning Goal 15 and to 
ensure that any development within the Greenway overlay meets the Land Development Code 
criteria that address development within that space. There are exccrpts in the staff report 
showing that original 1980 report and the location of the WRG boundary, in Attachment B-6. 

Accompanying the Planned Development, there is a Conceptual and Detailed Development 
Plan. There are no plans shown on the Conceptual Development Plan for industrial uses 
specifically; it is limited to the proposed Conditions of Approval and the Public Improvement 
Plans for the Highway 20 setback. These have already been submitted and are included as 
Attachment E to the staff report. The proposed Conditions of Approval deal with trip 
generation limits and a Floor Area Limit of .23. As the applicant stated, they are proposing to 
voluntarily limit some of the additional uses that might otherwise be allowed in the GI zone. 
The conditions also cover the multi-use path requirements, because the site is identified on the 
City's Master Plans for potentially two multi-use paths to traverse the site. There has already 
been a discussion about the staff-proposed modification to Condition of Approval #8 which 
deals with the requirement for future development phases to come back through the klajor 
Modification process and get a more refined Conceptual Development Plan and Detailed 
Development Plan for each phase. 

As noted in the staff report, staff had some modifications to the conditions as proposed by the 
applicant. Two of the conditions that are being brought forward by staff are responding to 
concerns by ODOT - one of them is to ensure that any future development will continue to 
reevaluate the Transportation Planning Rule. Tied in with that would be additional 
Transportation Impact Analyses for each phase of development to understand what types of 
transportation improvements, if any, would be required. There is also a catch-all condition to 
make sure that if there is ever a proposal to modifji the Floor Area Limit or the Trip Generation 
Limit, ODOT will always be involved in the review. Another modification to the conditions 
came from ODOT, which is to apply a Deed Restriction to the property to inform potential 
fixture owners of development restrictions. There are a few other, more minor staff proposed 
modifications as noted in the staff report. 
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The Detailed Development Plan is limited to the sidewalk improvements along the highway 
and the landscaped berm at the southwest corner of the site. The applicant has shown a 
potential maximum sidewalk setback that falls within the WRG boundary. 

The multi-use path proposals were brought up at the Bicycle and Pedestrian Advisory 
Commission and the Parks and Recreation Board meetings and correspondence from those 
meetings is included in the staff report. 

The Willamette River Greenway (WRG) permit review criteria are included in Land 
Development Code section 3.30.40. A lot of these criteria are to encourage access to the river to 
the maximum extent possible. Obviously, with the highway dividing access to the site, it is 
problematic to do this. However, the proposal meets criteria for preserving viewpoints along 
the river, and the natural vegetative fringe is fairly minimal, though there are approximately 
four significant trees along the frontage. 

Planner Yaich stated that two additional pieces of testimony were ,distributed which were A 

received just prior to the hearing (Attachments B & C). In summary, staff find that the 2 
applicable criteria for the Zone Change, the Conditional and Detailed Development Plan and 3 
the WRG permit are satisfied. Staff has identified the arguments made by the applicant relative 
to the annexation request as well. The recommended motions are that the annexation request be f 
forwarded to City Council for voter consideration on the May, 2012, ballot, and that the Zone 9 
Change be approved contingent upon voter approval of the annexation and the Planned z 
Development and WRG be approved subject to voter approval of the annexation and to the 
Conditions of Approval. 3 

id, 
The Chair asked if any commissioners had additional preliminary questions of staff, and asked z lx 

that any questions of staff that could be held until aRer public testimony be held until that time. 5 2 
5 2 

Commissioner Feldmann asked if it might be possible to provide bicycle and pedestrian access 
by using Waterworks Avenue and Cornell Avenues, or other access ways across the City Public 
Works property which might tie in to the right-of-way along the railroad on the McFadden 
property. Staff explained that there were unknown variables related to connectivity through the 
City-owned property. Some of that has to do with natural features such as the Garfield Creek 
drainage way and the riparian corridor that would have to be crossed to make a physical 
connection from the McFadden site through City property to the existing bikepath at Cornell. 
Waterworks provides access to the Public Works yard, and Cornell Avenue provides for a 
limited private access across the railroad tracks as an additional exit point because of the 
presence of chlorine gas on the City site. The railroad gave permission to use the crossing in a 
limited way only, and not for public access. For this reason, there is a gate across Come11 that 
remains closed. Additionally, there are hazards on the property associated with the spreading of 
waste material and the wastewater lagoons. The future Fire Department training tower will also 
likely be moved to a portion of that area. Commissioner Feldmann opined that if there were an 
opportunity at some point, it would be appropriate to consider that linkage. 

Commissioner Howell asked about the sidewalk termination on the south end, and asked 
whether the dead end transitioned back to the bike lane or whether there was some other 
arrangement. Development Review Engineer Reese said that the plans were currently under 
review and a letter has been sent back to the applicants. Staff has proposed that the southwest 
end of the sidewalk, where it abuts the residential properties, be terminated with a Type 3, 
visible barricade with a concrete connection out to the curb where there would be a ramp for a 

T e :: 
2 s 
0 2  z - 

E o w  
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connection for bicycles and pedestrians. There is not enough room within the right of way to 
extend it further without getting rid of buffering for the residential properties. Commissioner 
Howell asked if the PIPC permit process would give staff the ability to assert the need for that 
connection back to the bike lane, or would it need to be added to a Condition of Approval. Staff 
said that would not be necessary, that the PIPC review process in place was enough. 

Commissioner Howell said that since the Conceptual Development Plan was for the entire site, 
even though not detailed, he asked whether some of staffs proposed Development-Related 
Concerns which use "shall" and "will require" might be more appropriate as Conditions of 
Approval. He asked that staff and the applicant consider this question as they finish out the 
public hearing portion of the application review. 

Commissioner Hann asked if the inventory of available GI land included only vacant land, or 
also included land that was occupied. Additionally, he asked if there was a potential for loss of 
GI land, such as with Evanite, and whether this was factored in. Staff said that the Land - Development Information Report of 2010 only looked at vacant lands; though changes could be 
made, it would be hard to anticipate what those changes might be. o o 

4 
r 

Commissioner Hann spoke to the fact that this property would be part of the gateway into the f 
City and asked if there was some mechanism for ensuring that the look would overall improve z 
the look of the City. Staff said that the Land Development Code would require the setback from 5 
the riparian corridor which improves the look, and the PD overlay allows for visual Z 

0 compatibility criteria to be considered which might provide some opportunity to get at that , I- 

issue; but this is not identified in the Land Development Code as a gateway area. s 
ill I- 
z iY 

In response to a question fiom Commissioner Sessions, staff said that the Airport Commission, 
along with other Boards and Commissions, would have been notified that the annexation 

2 2 
A UJ 

request was under consideration, but they have not commented on the application. Councilor 3 
Traber said he was not aware of any real discussion of this annexation at any of the Airport 
Commission meetings he has attended. 2 2 

n (0 - A 

Commissioner Woodside asked what would happen if the developer does not meet Condition 
#12 which specifies a date by which landscape improvements should be installed. Staff stated 
that it would not mean that the Planned Development would go away, but would likely be 2 0 5 
pursued as a Land Development Code violation. However, plans have already been submitted & 5 
for PIPC, and as proposed those plans should be ready to be issued and secured. E O W  

G. Public Testimony in favor of the application: - 

Marcy Eastham, Executive Director of the Corvallis Chamber of Commerce, said she was 
representing the Chamber's Government Affairs Committee which is a group of members and 
community individuals interested in the economic vitality and health of this region. She 
highlighted some of the information contained in her written testimony (Attachment 3). She 
said that in previous years, under the guidance of John Sechrest, the Chamber was active in 
trying to develop and grow the properties in south Corvallis at the Corvallis Municipal Airport 
Industrial Park. This has been an extreme challenge for them, and has been tasked back to the 
Economic Development Commission as they explore what their options are. Just in the past 
year, there have been numerous inquiries for buildable land in the 20-40 acre range and it is not 
available in a location that businesses are looking to locate. Co-location, particularly for traded 
sector businesses, is incredibly important and the location of the McFadden property adjacent to 
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H-P and with easy access to Highway 20 is very desirable. Secondly, construction of the 
sidewalk along Highway 20 will provide safety for pedestrians and joggers. There are a lot of 
people from H-P who jog in that area. The McFadden property is the largest, single rural 
industrial property in the Urban Growth Boundary and this location will be attractive to both 
new and expanding businesses. There are businesses in this community that are growing, and as 
they grow they are looking for places to reestablish themselves. Finally, one of the important 
considerations is availability of stable power. Having the H-P substation located directly next to 
the McFadden property adds to this stability. The Chamber supports growth that is planned, 
thoughtful and desirable, and this annexation proposal falls into that category. 
Commissioner Gervais asked Ms. Eastham for some examples of the types of businesses who 
have looked at Corvallis and could not find an appropriate piece of property. Ms. Eastham said 
that they had mostly clean-tech companies who did not believe that the available H-P parcels 
were large enough. 

Curtis Wright, 3325 NW Poppy Drive, submitted written testimony (Attachment D) and spoke 
in favor of recommending to City Council an annexation vote for the McFadden property. He - 
served on the Prosperity that Fits development plan steering committee and also on the City's 6 o 
Budget Commission. It did not take long to realize the profound challenges Corvallis faces in o 

4 
achieving economic well-being and assuring adequate funding for City services. It needs more r 

f better-paying jobs and more tax revenue especially if it wmes from properties that do not draw 
as heavily on city or school district services. Annexing the Mcfadden property into the City 9 
would be a sound and sensible step in the right direction toward helping to solve both of those z 

0 problems. The McFadden property has the location and available services that are more like I- 
what businesses are looking for than most of the industrial land elsewhere in Corvallis. It is ;i 
more likely that development will happen here faster, creating more jobs sooner. Because this w I- 
property is not in any of the joint City or County Enterprise zones, new development on this z fY 

2 2 property will generate new property taxes immediately. Annexing the McFadden property can , 
create those positive opportunities. That is good for Corvallis. s f 

f fu-  
Annexing the McFadden property can also prevent negative possibilities and that is even better 2 2 
for the citizens of Corvallis. There are some significant natural resources on a portion of the 
property. While the County standards for protection and preservation are stringent, our City's 

* 2 z - 
0: 

are far stronger. With this property in our City, mother nature fares far better than if we leave 65, 
her out in the County. It is his understanding that the County zoning would allow for a 801- 
vehicular parts procurement operation, which he believes is "government-speak" for auto junk $ 
yard. This is not likely what the citizens would want next to the beautiful H-P campus, across 5 3 
from the Willarnette River and along a major highway into our beautiful downtown. City 
zoning would not permit this to happen. He asked that the Commission please give the voters 
that chance to vote on annexation of the property. 

H. Public Testimony in opposition to the applicant's request: - none 

I. Neutral testimony: - none 

The Chair reminded people that speaking neutrally removes rebuttal rights. No one came 
forward. 
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Additional questions of staff: 

Commissioner Howell asked staff if they had given thought to any of the Development-Related 
Concerns being recast as Conditions of Approval. Planning Manager Young said that his 
preliminary thought was that the Concerns are forecasting the need for potential improvements 
in conjunction with future development and staff do not believe that we are in a position to 
require certain improvements at this time, given concerns about disproportionate exactions. 
Typically, the next time staff review a new development on the property they will go back to 
this land use decision and look at both the Conditions and the Concerns and base the 
requirements for a future Detailed Development Plan in part upon what are in the Concerns. 
Engineer Reese said that the Development-Related Concerns that address needs under the 
purview of Public Works are typically already legislated in the Code or are contained in the 
City's Master Plans. It would be better not to encumber the applicant with those as conditions 
at this time. 

J. Rebuttal bv Applicant: 

s 
Mr. Eckert asked to respond to a concern shared by one of the commissioners about whether 4 
the Airport Commission had been notified of the proposal. Both the Airport Commission Chair 5 
and the Airport Manager coordinated with Mr. Eckert personally in preparation of the z 
application, and they were certainly aware of the proposal, and even supportive. He could not 9 
say that the Commission as a whole had considered it, however. Z 

0 
K. Sur-rebuttal: 5 

Y t- z lY 
L. Additional time for applicant to submit final argument: 2 2 

The applicant waived the additional time to submit written argument. 

M. Close the public hearing: 
g =! 

MOTION: Commissioner Howell moved to close the public hearing. Commissioner Hann o ?  
seconded the motion and it passed unanimously. g f  Y 2 s :  

N. Discussion and Action by the Commission: &'-I o t x 
= o w  

Commissioner Hann said his biggest concern coming into the meeting was the current 
availability of GI land. He thinks the applicant did a great job of distinguishing the different 
types and variety of industrial land that is available and made a good case for why this 
annexation is important. 

MOTION: Commissioner Hann moved to recommend that the City Council place the 
proposed Annexation request (ANN1 1-00001) on the May 2012, ballot. This motion is based 
on fmdings presented in the November 9,201 1, Staff Report to the Planning Commission, and 
findings made by the Planning Commission during deliberations on the request. Commissioner 
Howell seconded the motion. 

Commissioner Howell agreed with what Commissioner Hann said about a good case made for 
the need for this type of industrial land even though there is an excess of available industrial 
land. He found the applicant's arguments persuasive in that there appear to be barriers to 
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developing those south Corvallis properties, though at some point the time might be right for 
marketability of those parcels. He also appreciates the case they made about other protections 
that annexation provides, apart from just the availability of land. Commissioner Gervais said 
she agreed with those arguments as well. 

Commissioner Sessions said that from the City's point of view there should be very little 
resistance to annexing this piece of property, versus the potential of having the County monitor 
the process of development. It seems that the City would have much more control over the 
process and provide a better product in the long run. 

Commissioner Hann said he believes that people might feel there is a lack of information about 
how this will look once developed, and would encourage the applicant to share as much 
information as possible along this line. 

Commissioner Feldmann said he agrees with many of the strengths of this proposal but believes 
that the connections to the west and north for bicycle and pedestrians fall short of the mark and - 
do not score very high on livability. However, he does not see an easy way to address this given 6 o 
the constraints that have been discussed. o 

4 
+- 

Vote on the Motion: The motion passed unanimously. f Z: - 
5 

MOTION: Commissioner Hann moved to approve the Zone Change request (ZDCll-00002), z 
contingent upon the City Council's placement of the associated Annexation request on the May 0 
2012 ballot and upon voter approval of the ballot measure. This motion is based on Findings k 
presented in the November 9, 201 1, Staff Report to the Planning Commission, and findings 3 I- 
made by the Planning Commission during deliberations on the request. Commissioner Lizut z cf 

seconded the motion. 

Commissioner Howell said that though there might be other options for zoning designations that 
could have been selected, this is still the most flexible zoning in terms of the types of uses and it 
is similar to HP's zoning designation. It makes sense to apply it in this case. 

Vote on the Motion: The motion passed unanimously. 

MOTION: Commissioner Woodside moved to approve the Planned Development request 
(PLD11-00002), contingent upon the City Council's placement of the associated Annexation 
request on the May 2012 ballot and upon voter approval of the ballot measure. This motion is 
based on Findings presented in the November 9, 2011, Staff Report to the Planning 
Commission, and findings made by the Planning Commission during deliberations on the 
request. Included in the motion is adoption of staff-proposed revisions to Condition #8, in 
memorandum dated November 16, 201 1. Commissioner Howell seconded the motion. The 
motion passed unanimously. 

MOTION: Commissioner Lizut moved to approve the Willamette River Greenway Permit 
request (WRGll-00001), contingent upon the City Council's placement of the associated 
Annexation request on the May 2012 ballot and upon voter approval of the ballot measure. This 
motion is based on Findings presented in the November 9,201 1, Staff Report to the Planning 
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Commission, and findings made by the Planning Commission during deliberations on the 
request. Included in the motion is adoption of staff-proposed revisions to Condition #8, in 
memorandum dated November 16,201 1. Commissioner Hann seconded the motion. The motion 
passed unanimously. 

Deputy City Attorney asked the commissioners to confirm that the last two motions included 
adoption of all proposed Conditions of Approval recommended as part of the staff report, as well 
as the staff-revision to Condition #8; and they so a f f i e d .  

0.' Appeal Period: 

The Chair explained that the decision will be effective 12 days from when the Notice of 
Disposition is signed, unless an appeal is filed with the City Recorder. 

III. PLANNING COMMISSION MINUTES: 

A. October 19,201 1: h 

Revision: On page 7, last sentence, change "east" to "west" side of Conser. 
;S 
0 
0 

MOTION: Commissioner Hann moved to approve the minutes as revised. Commissioner 9 
r 

Feldmann seconded the motion and it passed unanimously. f 
2 

IV. OLD BUSINESS: 3 
z 

Commissioner Gewais asked staff for a brief discussion about what are considered preliminary 
questions of staff and what are not. Her concern is ensuring that questions and discussion are limited 
prior to the public getting their opportunity to testify. The general consensus was that preliminary 
questions should generally be limited to those which bring up issues that a commissioner would like 2 8 
the applicant to address for the benefit of all. Additionally, preliminary questions can be asked which .J UJ 

alert staff to the need for follow up in addressing some detail of the proposal or interpretation of the 5 f 
Code. E L  

5L? 2 
V. NEW BUSINESS: 

A. Plannin? Division Update: 

Planning Division Manager Young shared to following information: 

1. City Council approved the extension of land use approvals, as recommended by the Planning 
Commission. 

2. There has been a Council request to look into considering appeals "on record" as opposed to 
"de novo." A de novo appeal is generally a "do over" process, in that City Council looks at 
the whole thing, including all of the decision criteria. An "on record" appeal, as he 
understands it, the discussion would be confined to the issues that are raised on appeal versus 
everything. This then might limit the submittal of new information into the record. There are 
pros and cons to this. One of the concerns staff has heard over the years is that an applicant 
will change their proposal in between Planning Commission and City Council so that the two 
bodies are not really looking at the same project. Council Liaison Biff Traber added that he 
has heard the same concerns, and it has the effect of making the process more expensive as 
well as making the Planning Commission's process of less use. Commissioner Howell said 
that another route to achieving the same goal would be to not allow applicants to change their 

Planning Commission Minutes, November 16,201 1 Page 17 of 18 



proposal, though they can still appeal a decision. They could then be offered a less-costly "re- 
application" fee. There was additional discussion about the pros and cons of the various 
options, and commissioners were encouraged to share their thoughts with Councilor Traber 
and others on City Council. 

3. There will be a special hearing on December 14,201 1, in lieu of December 2 1, 201 1, to hear 
the Heart of the Valley redevelopment project. The December 71h, 201 1, meeting is also 
cancelled. Commissioner Gervais said she will likely not be attending the December 14, 
20 1 1, meeting. 

4. In response to comments and a request from some commissioners, Mr. Young said they 
would alert the commissioners as to when staff reports are ready so that they might be picked 
up earlier than they would receive them through the mail. 

VI. ADJOURNMENT: The meeting was adjourned at 9:30p.m. 
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Date: November 16,201 1 

To: Planning Commission 

From: Jason Yaich, Associate Planner - Community Development Department 

Re: McFadden Industrial Annexation 
(ANN1 1-00001 I ZDC1 1-00002 / PLDl1-00002 1 WRG1 1-00001 ) 
Revisions to Condition of Approval # 8 

C- 

2 
After release of the November 9, 201 1, Staff Report to the Planning Commission, a 2: 

S 
revision has been proposed by staff to further clarify Condition of Approval #8 (page 77 of z 
the staff report). 0 C a 

x 
The clarification is intended to better outline the necessary land use approval process that g & 
is required for future phases of development on the Annexation site, should the Annexation 5 
be forwarded to City Council and be approved by the voters. ;: 2 - 
The revision to Condition of Approval # 8 is as follows: E :: 

5 2 
Planned Development Approval for Future Phases : a? Z - 
Future phases of development beyond the scope of work identified in the Detailed Development 0 $ g s w  
Plan (Sheet C2.2 - sidewalk and landscaped berm) are required to be processed using the City's 
Planned Development provisions in LDC Chapter 2.5, which requires a Major Modification to q 8 i  l ~ r z  
the Conceptual Development Plan shown on Sheet C2.1, and Detailed Development Plan O k x  
approval for each phase. Z o w  
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C o w l  lis 
Chamber 
of Commerce 

Date: November 16,201 1 
We're ail for business. 

To: City of Corvallis Planning Commission 
Thank ycc~ to utlr 1-eadii~g 
Inv~s to r s  for your support. 

From: Corvallis Chamber of Commerce Government Affairs Committee 

Ptalinurn Leading Investors: 

Gckl Leading Investors: 

My name is Nlarcy Eastham, and I am the Executive Director of the Corvallis 

Chamber of Commerce. I am here tonight representing the Chamber's 

Government Affairs Committee. The Committee is comprised of Chamber 

members who are interested in the economic vitality and economic health of 

our region. We are very interested in having sufficient buildable land in 

Corvallis to help grow employers and jobs for the future. We are here to 

support the proposal for the McFadden property annexation now before the 

Planning Commission. 

Land supply is an issue in many Oregon communities. Those cities that are 

willing to increase the supply and diversity of available land stand to be 

ahead of the game as the economy recovers. Those communities that sit 

idle now and fail to plan will be at a distinct disadvantage in attracting new 

business. 

We believe this annexation proposal should move forward for the following 

reasons: 

- The location of the McFadden property - adjacent to the Hewlett- 

Packard campus and abutting Hwy 20 - makes it a desirable property 

for industrial development. The property is designated as General 

Industrial in the Corvallis Comprehensive plan, so annexation into the 

Ci is a natural next step to development of the property. 
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- The construction of a sidewalk along Hwy. 20 will provide safety for 
, ,... L H e , pedestrians and joggers who are frequently seen using the bike lane 

$c:,O1"'.C-' 'r" ' " """' '.'" and shoulder of Hwy. 20 in front of the McFadden property. 
3 

&,- , ... ',<. 8 - The McFadden property is the largest single rural Industrial property 

in the urban growth boundary in Northwest Corvallis. In the past, the 

Chamber has received many inquiries from potential employers who 

were seeking larger properties for their businesses. This property 

would have met the needs of several of those companies had it been 

within the City with available City services. Annexation of this 

property makes it an attractive location for both new and expanding 

businesses. In my experience, there currently are not sufficient - r 
0 

industrial property choices in Corvallis. 0 
0 
4 
T- 

2 - Availability of stable power is also a plus. The HP substation z 
4 

provides adequate electricity to meet the needs of most businesses. z 
0 

Power access has long been a perceived challenge at the Corvallis I- 4 

Municipal Air Park in South Corvallis. 

A growing thriving community is as much about leadership as it is about the 2 L 
2"- 

overall economy. This is an opportunity for the leaders in Corvallis to take a I- "- 
% 2 

step foiward for the benefd of the general public. z; 6 =! VJ 
0' 

We support growth that is planned, thoughtful, and desirable. We believe 

this annexation proposal falls into that category. 

Thank you for the opportunity to share the Corvallis Chamber's Government 

Affairs Committee's support of the proposal before you tonight. 



/' 
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McFadden Annexation - Manning Commission Testimony -11 11 D 
My name is Curtis Wright. I reside at 3325 NW Poppy Drive, here in Corvallis. 

NOV 1 6 2011 ..- 
I'm here to speak in favor of your recommending to the City Council an 
annexation vote for the McFadden property. ~cmdtyZ)cv@~opmt*  

P lmsb?b 
As some of you may know, I served on the Prosperity That Fits Economic 
Development Plan Steering committee, and now serve on the City's Budget 
Commission. It didn't take being on either body very long to realize what 
profound challenges our city faces in achieving economic well-being and 
assuring adequate funding for city services. 

We need more jobs, more better paying jobs in Cowallis. We need more tax 
revenue, especially if it comes from properties that don't draw as heavily on city 
or school district services. A - 

0 

Annexing the McFadden property into our City is a sound and sensible step in 0 
0 

the right direction toward helping to solve both of those problems. B r 

f 
The McFadden property has a location and available services that are more like z 
what businesses are looking for than most of the industrial land elsewhere in 5 

Z 
Corvallis. It's more likely development will happen here faster, creating more 0 
jobs, sooner. And because this property isn't in any of the joint City/ County I- 

Enterprise Zones, new development here will generate new property taxes here, 2 
immediately. % z 

2 2 
Annexing the McFadden property can create these positive opportunities. That's A UJ 

good for Corvallis. 5 f 
E L  

Annexing the McFadden property can also prevent negative possibilities. And 5 2 
that's even better for the citizens of Corvallis. 

a m  
p =! ('3 

As I understand it, there are some significant natural resources on a portion of 65w 
the property. While the County standards for protection and preservation are 3 3 ~  

aom 
stringen6 our City's are even stronger. With this property in the City, Mother b c z  
Nature fares better than if we leave her out in the County. I O U  

As I understand it, the County's zonin would permit a "vehicular parts 
procurement operation" here. I think & at's government-speak for what most of 
would call an auto junkyard. Is that really the kind of development the citizens 
of Corvallis want next to the beautifid I-3P campus, across from the beautiful 
WilIamefte River, on a major highway into our beautiful downtown? Our City's 
zoning wouldn't permit it. With this property actually in the city, Beautiful 
Cowallis doesn't risk an eyesore on land most people already think is within city 
limits. 

Creating positive opportunities. Preventing negative possibilities. It's what the 
citizens of Corvallis can do, if  you give them a chance to vote on annexing the 
McFadden property. Please give the voters that chance. Thank you. 
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Corvallis Planning Division 
Report to the Planning Commission 

Planning Commission Hearing: November 16, 201 1 
Staff Report Prepared: November 9,201 1 

Staff: Jason Yaich, (541) 766-6908 

TOPIC: Annexation, Zone Change, Conceptual and Detailed Development Plan, and 
Willamette River Greenway Conditional Development 

CASE: McFadden Industrial Annexation 
(ANN1 1-00001 1 ZDCI 1-00002 1 PLDI 1-00002 1 WRGI 1-00001) - 

;5 
0 

REQUEST: The applicant requests that the Planning Commission recommend that the City 8 Council place a measure on the May 15, 2012, ballot to annex 88 acres of ,- 
privately-owned land and Highway 20 right-of-way into the City Limits. The 
applicant also requests that the Planning Commission approve a Zone Change 5 
to zone the site General lndustrial with Planned Development and Willamette 
River Greenway Overlays. The applicant is also requesting a Conceptual 0 

Development Plan approval that proposes specific conditions of approval for the 2 
subject annexation site, and Detailed Development Plan and Willamette River z or 

2 0 Greenway Conditional Development approval to construct a public sidewalk z~ CL 

along the subject site's Highway 20 frontage, with additional landscaping 
improvements. The current Benton County zoning of the property is Urban 
Industrial-2OIPUD with various County Overlays. The Zone Change, Conceptual 5 2 
and Detailed Development Plan, and Willamette River Greenway Conditional 2 
Development decisions would be contingent upon passage of the annexation ' U 
measure on the May 201 2 ballot. g%$ 0s: 

APPLICANT: Gazeley & Associates OWNERS: Arthur McFadden 3 
7275 NE Haugen Road 401 SW Alder Street 

& a  
I O W  

Corvallis, OR 97330 Portland, OR 97204 

LOCATION: The site is located at 1350-1 520 NE Highway 20. It is shown on Benton County 
Assessor's Map 1 1-5-25, as Tax Lot 1308. 

SITE AREA: 88 acres (Tax Lot 1308: 85.43 acres; Hwy 20 Right-of-way: 2.57 acres) 

COMPREHENSIVE PLAN DESIGNATION: GI - General Industrial 

EXISTING COUNTY ZONE: Urban Industrial-20lPUD (includes Floodplain Management 
Overlay, Greenway Management Overlay, and Natural 
Features Overlay in the Corvallis Urban Fringe designations) 

MCFADDEN INDUSTRIAL ANNEXATION 
(ANNII-00001 1 ZDCll-00002 / PLDll-00002 / WRGl1-00001) 
PLANNING COMMISSION STAFF REPORT 
PAGE 1 of 80 



PROPOSED CITY ZONE: GI (General Industrial) with Planned Development and 
Willamette River Greenway Overlays (the Willamette River 
Greenway Overlay would only cover a portion of the site that 
is adjacent to the river) 

PUBLIC COMMENT: On October 26, 201 1, 50 public notices were mailed or emailed, and 
the site was posted. No comments have been received as of the date 
of publication of this staff report. A prenotification of this hearing was 
sent to all neighborhood associations, concerned citizens, and groups 
on record on May 9, 201 1, and again on October 11,201 1. 

ATTACHMENTS: 
A - City of Corvallis GIs Maps 

A- I Vicinity Map 
A- 2 Existing Conditions / 2010 Aerial Photograph 
A- 3 Comprehensive Plan Map 
A- 4 Zone Map (Existing and Proposed) 
A- 5 Natural Hazards Map 
A- 6 Natural Resources Map 

B - City of Corvallis - Supplemental lnformation 
B- 1 201 0 Land Development lnformation Report (Excerpts of Tables and Charts Identifying 

Vacant lndustrial Lands in City limits) 
B- 2 1998 Buildable Lands Inventory (Excerpts of lndustrial Land Use Needs inside City 

limits and within Urban Growth Boundary) 
B- 3 Park and Recreation Facilities Plan (Excerpts of adopted Trails Plan) 
B- 4 Transportation Plan (Excerpts of adopted Trails Master Plan and Bikeway System 

Routes) 
B- 5 Staff Identified Review Criteria - Comprehensive Plan Policies and Land Development 

Code 
B- 6 Willamette River Greenway Boundary lnformation (Excerpts from Comprehensive Plan 

and 1980 Willamette River Greenway Repon') 
B- 7 Parks, Natural Areas, and Recreation Board Minutes (May 19, 201 1) 
B- 8 Bicycle & Pedestrian Advisory Commission Minutes (June 3, 201 1) 

C - Correspondence from Other Agencies 
C- 1 Oregon Department of Transportation 
C- 2 Oregon Department of State Lands - Wetlands Program 
C- 3 Oregon Department of Land Conservation and Development 
C- 4 Oregon Department of Parks and Recreation 
C- 5 Benton County - Email and Response from Greg Verret, Planning Director for Benton 

County 

D - Application Narratives & Graphics 
Annexation Narrative (D-6 through D-64) 
Zone Change Narrative (0-65 through 0-75) 
Planned Development Narrative (0-76 through D-92) 

w I- 
Z tK 

ZE 
$ 2  
ZL 
I-"- 5 
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9 o w  
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WRG Permit Narrative (D-93 through D-106)
Graphics (Attachments, Figures, Drawings: D-107 through D-130)
Appendix (Transportation Impact Analysis, Proposed Conditions of Approval, TPR

Memorandums, County Zoning Analysis, Utility Demand Calculations: D-131 through
D-406)

E - October 31, 2011, PIPC Submittal

APPLICANT’S PROPOSAL
The applicant proposes to
annex a total of 88 acres
into the City of Corvallis.
This includes 85.43 acres of
private property associated
with Tax Lot 1308, and 2.57
acres of Highway 20 public
right-of-way. 

A General Land Use Plan
(GLUP) is included in the
application that shows one
way in which the site may
be developed (Attachment
D - Page 127). The GLUP
is for illustrative purposes
only, and does not
constitute a site plan that
defines future development.
The proposed GLUP shows
the general location of
development that could
occu r  on  t he  s i t e
(approximately 51.27
acres), as well as areas of
the site set aside for Natural
Features protect ions
(remaining 34.16 acres).
The GLUP also illustrates a
potential building layout
cons is ten t  w i th  the
proposed General Industrial
zone (Attachment D -
Page 128).

Upon annexation, the applicant requests a Zone Change to replace the Benton County Zone
(Urban Industrial-20/PUD) with the City’s GI (General Industrial) Zone and to place both a Planned
Development (PD) and Willamette River Greenway (WRG) Overlay on the site (Attachment A-4).
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According to the Oregon Department of Transportation (ODOT), a Zone Change (or designation 
of a City Zone upon annexation in this case) is considered to be an amendment to a land use 
regulation, as described in Oregon Administrative Rule 660-012-0060 (Attachment C-I). Such 
an amendment is one of the actions that trigger consideration of the State's Transportation 
Planning Rule (TPR). 

Per the TPR and where it is demonstrated that the proposed Zone Change leads to an intensity 
of development that causes a "significant" affect on transportation facilities managed by ODOT, 
ODOT may require mitigation or a mechanism to ensure mitigation to the affected State 
transportation facilities. "Significant effect", in this context, explores whether the Zone Change 
could allow development that would generate traffic impacts that would degrade the performance 
of a state transportation facility below acceptable levels. The proposed Zone Change and its 
associated General Industrial land uses have the potential to significantly affect levels of service 
at the intersections of Circle Boulevard and Highway 20 (NE 2nd Street), as well as at the Harrison 

h 

Boulevard and Van Buren Avenue bridges that intersect Highway 20 in the downtown area. ;; 
0 Therefore, the TPR should be considered in reviewing the Zone Change portion of this application. 5 
F 

Typically, traffic mitigation associated with a land use application is satisfied through a condition f 
of approval of the application; however, Annexation and Zone Change applications cannot be g 
subject to conditions of approval. Because Annexation and Zone Change applications cannot be z 
conditioned, the typical mechanism for satisfying the need for traffic mitigation is not feasible. 
Consequently, the applicant requests approval of a Planned Development - Conceptual and 2 

w I- Detailed Development Plan (CDDP). The proposed Conceptual Development Plan covers the = & 
entire 85.43 acre site, and includes proposed conditions of approval limiting the overall 5 22 
development potential on the site based on a proposed maximum floor area ratio and maximum $ 
vehicle trips generated(Attachment D -pages 81 and 82). By voluntarily limiting the development 
potential on the subject property, the application begins to address the question of whether or not 8 
there is a significant effect on the associated ODOT transportation facilities, by comparing o a 

z =! development scenarios possible under the Benton County zone with the Conceptual Development - 0 
Plan envisioned with this application. This is discussed in further detail, in Part II and Part Ill of this 5 
staff report. $3: 

L) -z  o t x  Detailed Development Plan (DDP) approval is requested to allow construction of a public sidewalk E 0 w 
along the site's Highway 20 frontage, and a landscaped berm along the site's southwest corner 
(Attachment D - page 130). Other than the sidewalk and landscaping improvements, the 
applicant is not proposing additional development at this time. A condition of approval is proposed 
which requires future development not covered within the scope of the proposed DDP to be 
reviewed according to the City's Planned Development process. Prior to future development, the 
applicant will be required to submit a Major Modification to the existing DDP or to submit a new 
DDP for review and approval. 

The CDDP is capable of receiving conditions of approval and the applicant is proposing conditions 
of approval which will limit floor area and trip generation associated with future site development 
such that application of the TPR thresholds results in no need for mitigation at this time. The 
proposed limit on floor area is 855,906 square feet (or a 0.23 F.A.R.). The proposed limit on 
generated vehicle trips is 719 AM peak hour trips, and 736 PM peak hour trips. As proposed, the 
total floor area at build out would be the lesser of 855,906 square feet or the floor area associated 
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with the trip cap. ODOT has reviewed this methodology for addressing the TPR, and has 
concurred with the approach and conditions of approval. 

Because CDDPs can expire and PD Overlays can be administratively removed, the applicant 
proposes to "lock in" the CDDP approval in perpetuity by providing construction drawings and 
financial security for all public improvements related to the proposed sidewalk. The applicant 
proposes to complete design and financially secure the proposed sidewalk improvements before 
the City Council public hearing for the annexation application. This approach to preserve the 
CDDP approval in perpetuity is consistent with the requirements of LDC 5 2.5.50.09. 

Upon development of the site, and with future DDPs, the applicant will be required to provide 
public utilities, address compatibility with neighboring properties, and mitigate for impacts to traffic. 
The applicant has indicated that there is no intent to impact the site's natural features located on 
the western portion of the site. The application includes a detailed discussion of how public streets, - 
water, sanitary sewer, stormwater, and other infrastructure needs could be accommodated on the 6 

0 site to serve the most intensive possible development scenario under the proposed PD(GI) zoning o 
5' designation. A traffic impact analysis has also been provided that identifies the impacts to nearby 

intersections and required mitigation (Attachment D - Page 133). f z 
is. 

SITE AND VICINITY Z: 
0 The site proposed to be annexed consists of one tax lot. The right-of-way abutting the site's I- 

frontage along Highway 20 is also proposed to be annexed to allow for future annexation of d 
w I- adjacent properties. The Willamette River is located on the east side of the site's Highway 20 z t~ 

frontage. A portion of the site's northwest corner abuts the Southern Pacific Railroad line. 5: 
A 
s 

The site is actively farmed. Two single family residences and various farm-related outbuildings are 
located on the site (Attachment A-2). Physically, the site is relatively flat, with a gentle slope 5 
toward the western property line. The site and all of the abutting properties have a Comprehensive o 2 
Plan Designation of General Industrial. Three properties, located outside of City limits, near the U 
site's southwest corner have a designation of Residential - Medium Density (Attachment A-3). 3z'" 

a z :  
2o2iii 

The site has a County zone of Urban Industrial-201PUD, and includes County Floodplain u- >- Z 
o t=x  

Management, Greenway Management, and Natural Features in the Corvallis Urban Fringe r o w 
Overlay designations. To the north are the Hewlett Packard campus and Corvallis Business Park 
1 Corvallis Station, which have a City zone of PD (GI). To the west is the City of Corvallis waste 
water treatment plant and Public Works yard, which has a City zone of GI (Attachment A-4). The 
neighboring residences to the southwest are outside City limits and have a Benton County zone 
of UR-5 (Urban Residential with 5 acre minimum parcel size). 

The site contains the High Protection 1 OO-Year Floodplain (Attachment A-S), two High Protection 
Riparian Corridors, and an associated Proximate, Locally Protected Wetland of Special 
Significance (Attachment A-6). There are no other Natural Features regulated by the Land 
Development Code on the site. 
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CRITERIA, STAFF REPORT FORMAT, AND ACTION REQUIRED 
This report responds to Annexation, Zone Change, Planned Development (Conceptual & Detailed 
Development Plan), and Willamette River Greenway Conditional Development (WRG) criteria and 
applicable Land Development Code (LDC) development standards. The adoption of the 2006 LDC 
fully implements the Comprehensive Plan, as acknowledged by the Department of Land 
Conservation and Development (DLCD). Therefore, Comprehensive Plan Policies will be 
addressed in this report only to the extent that they clarify any ambiguities regarding LDC 
standards, and where they aid in analysis of the Annexation review criteria. 

This report is organized into four parts. Part I discusses the Annexation request, Part II discusses 
the Zoning District Change, Part Ill discusses the Planned Development request, and Part IV 
discusses the WRG Conditional Development request. All four parts are organized by the review 
criteria of their respective LDC Chapters outlined below: 

I Part II: Zone Chanqe 

Part IV: Willamette River Greenwav Conditional 
Development' 

Base LDC Review Criteria' 

Chapter 2.6 - Annexations 
Demonstrated Public Need - Sections 2.6.30.06.a 
and 2.6.30.07 
Advantages and Disadvantages to the community 
- Sections 2.6.30.06.b and 2.6.30.07 
Site's capability of being served by urban services 
- Section 2.6.30.06.c 
Com~atibilitv - Section 2.6.30.06.e 

Chapter 2.2 - Zone Changes 
Compatibility - Section 2.2.40.05.a 

Chapter 2.5 - Planned Development 
Compatibility - Sections 2.5.40.04.a and 2.5.50.04 
Natural Resources and Natural Hazards Factors - 
Sections 2.5.40.04.b and 2.5.50.04 
GI zone standards - Chapter 3.24 

Chapter 2.3 - Conditional Development 
Compatibility - Section 2.3.30.04 

I Chapter 3.30 - WRG Overlay Criteria 
Review Criteria - Section 3.30.40 

I ' additional LDC review criteria apply to Part Ill and Part IV, based on scope of proposed sidewalk development - see 
applicable parts of this staff report for more detail I 

Based on the conclusions reached in the staff report, the Planning Commission is asked to 
recommend that the City Council either place or not place the Annexation on the May 2012, ballot. 
The Planning Commission is also asked to either approve or deny the Zone Change, Conceptual 
and Detailed Development Plan, and WRG Conditional Development, all of which would be 
contingent upon the City Council placement of the Annexation request on the May 2012, ballot, 
and upon voter approval of the measure. 
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PART I: ANNEXATION 

A. Purposes and Procedures of Chapter 2.6 - Annexation 

Land Development Code Section 2.6.30.06 states that requests for Annexations shall be 
reviewed to ensure consistency with the purposes of Chapter 2.6, applicable policies of the 
Comprehensive Plan, particularly Article 14 of the Comprehensive Plan, and other policies and 
standards adopted by the City Council and State of Oregon. The purposes of Chapter 2.6 are 
provided below: 

Section 2.6.20 - PURPOSES 
h 

The procedures and review criteria for proposed Annexations are established for 
the following purposes: 

a. Maximize citizen involvement in the Annexation review process; 2 
Z 
3 

b. Establish methodology to evaluate need, serviceability, and the economic, z 
environmental, and related social effects of proposed Annexations; 2 

I- a 
c. Provide adequate public information and sufficient time for public review X  

before an Annexation election; % k 
5 2  

d. Ensure adequate time for City staff review; and 2; C :: 
e. Allow for simultaneous review of multiple Annexation proposals. 2 5 

n * 
The applicant submitted applications for an Annexation, Zone Change, and Planned 6 Development, by the deadline of March 31, 2011, as specified in LDC $j 2.6.30.02. The 5 z 9 
applicant also submitted a companion Willamette River Greenway Conditional Development Q a 
application on May 6, 201 1, consistent with direction from City staff and in order to achieve $ compliance with Statewide Planning Goal 15. O C X  

Z o w  

During review of the application and based on the complexity of some of the issues, it was 
determined by staff and the applicant that additional time should be spent refining the 
application. This led to the realization that the original target of a November 201 1 ballot 
measure was not feasible in terms of meeting all of the scheduling requirements associated 
with Annexation requests. Therefore, the applicant voluntarily requested that the Annexation 
measure be considered for the May 2012 ballot instead. 

A prenotification for the application was mailed on October 11, 201 1, and a public hearing 
notice was mailed and the site was posted on October 26,201 1, which provided the public with 
information regarding the proposal. A schedule has been prepared for the application to ensure 
that public hearings before the Planning Commission and City Council can be accommodated, 
as well as preparation and public review of the ballot title, publication of a display 
advertisement as required by the LDC, and publication of the annexation explanatory 
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statement in "The City" newsletter prior to the May election on the matter. Staff find the 
purposes of Chapter 2.6 have been met by the proposed Annexation request. 

LDC Section 2.6.30 - PROCEDURES 

An application filed for Annexation shall be reviewed in accordance with the following procedures: 

2.6.30.01 - Determination of Annexation Type 

The Director shall determine whether an application is for a Minor or Major Annexation as follows: 

a. Minor Annexation - Intended to address situations where properties are proposed for 
Annexation and, by virtue of their size and development potential, have negligible impacts on 
surrounding properties and neighborhoods, and on the community as a whole. These 
Annexations are typically proposed to gain access to public services, such as sanitary sewer 

C-C 

and water facilities, before actual Health Hazards are declared; to incorporate infill sites into g 
the City; andlor to allow a limited level of urban development to occur on existing parcels. 
Minor Annexation provisions are not intended to provide piecemeal Annexations whereby a 4 
property owner within the county partitions a small piece of land specifically to be classified f as a Minor Annexation, and then continues to partition small sites and propose multiple Minor 
Annexations. 4 

Z 
An Annexation shall be considered Minor if all of the following conditions exist: EE 

I- 
d 

1. No more than one parcel is involved; G I- 
Z OL 
z 0 2. For residential Annexations, the parcel is capable of providing not more than 10 4 a 

dwelling units (at maximum allowed density per gross acre). For commercial and industrial -I 

Annexations, the parcel is no greater than one acre; and 2 f E ul 
io 3 

3. City services are contiguous to the parcel. 2 rn 
U 
g =! 

When addressing the review criteria in Section 2.6.30.06.a and Section 2.6.30.06.b, a Minor O 
Annexation proposal need not provide the same level of detail as a Major Annexation proposal. 5 ' 
See Section 2.6.30.06 and Section 2.6.30.07 for specifics. All other submittal requirements and 8 5 review criteria, however, are applicable. 3 % ~  

a t 2  
b. Major Annexation - An Annexation shall be considered Major if it does not meet all three O " 

conditions for a Minor Annexation as outlined in "a," above. 

The annexation application involves one 85.43 acre parcel (Tax Lot 1308) that has a General 
Industrial Comprehensive Plan designation, and 2.57 acres of abutting ODOT right-of-way. 
Based on the size of the subject parcel, the subject Annexation cannot be considered a Minor 
Annexation as outlined in LDC 5 2.6.30.01(a), and therefore, shall be considered a Major 
Annexation. 

Review criteria for consideration of an Annexation are listed in LDC § 2.6.30.06, as follows: 

2.6.30.06 - Review Criteria 
Requests for Annexations shall be reviewed to ensure consistency with the purposes of this 
Chapter, applicable policies of the Comprehensive Plan, particularly Article 14, and other 
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applicable policies and standards adopted by the City Council and State of Oregon. 

Annexations can only be referred to the voters when the proposed Annexation site 
is within the City's Urban Growth Boundary (UGB), and where the findings below are 
made. The criteria are highlighted in bold type. 

The subject property is located within the Corvallis Urban Growth Boundary. Findings 
associated with the four additional applicable criteria outlined under LDC 9 2.6.30.06(a), LDC 
§ 2.6.30.06(b), LDC § 2.6.30.06(c), and LDC § 2.6.30.06(e) are outlined below. Criterion under 
LDC § 2.6.30.06(d), which requires Comprehensive Plan Map amendments for Open Space- 
Conservation or Public Institutional designations, is not applicable to this specific request, 
because the subject site is not identified as open space or general community use on adopted 
City master plans. 

B. Demonstration of a Public Need for the Annexation A 

.c 
The first criterion to consider in reviewing an Annexation request is whether or not there is a 
public need for the additional land and associated potential uses of that land. There are many 
ways that need can be demonstrated, and LDC 5 2.6.30.06(a) provides guidance on what 
factors to consider when evaluating public need, as follows: f 

5 

LDC Section 2.6.30.06(a) 

The applicant has demonstrated a public need for the Annexation - 
2. Maior Annexations - Factors to be considered in evaluating public need for Major -' 

Annexations shall include, but are not limited to: 
I' 

a) The five-year supply of serviceable land of the Annexation's land use category (single- 3 ;i 
n * family, multi-family, Commercial, or Industrial). Annexations of land designated as Public 

Institutional, Open Space-Conservation, or Open Space-Agriculture on the Comprehensive 0 g z s  
Plan Map are exempt from this criteria; ZJ IL P o i -  

Z G i i j  
b) Availability of sufficient land of this type (single-family, multi-family, Commercial, or IL + 

Industrial) to ensure choices in the market place. Annexations of land designated as Public 0 !Z x 
lnstitutional, Open Space-Conservation, or Open Space-Agriculture on the Comprehensive B o w  

Plan Map are exempt from this criteria; and 

c) Compliance with adopted community-wide livability indicators and benchmarks relative 
to Major Annexations, as identified in Section 2.6.30.07.c. 

The City shall provide annually updated Citywide data for the applicant to use in calculating supply 
and demand for the major land use categories (single-family residential, multi-family residential, 
Commercial, and Industrial). Residential land supply and demand data shall be calculated using 
housing units. Commercial and Industrial land supply and demand data shall be calculated using 
acres. 

The required data sources and methodologies for use in determining land supply and demand for 
Major Annexations, and the requirements for addressing community-wide benchmarks, are 
outlined below in Section 2.6.30.07. 
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LDC Section 2.6.30.07 

All of the provisions within this Section are required for Major Annexation proposals except for 
proposals or portions of proposals that include land with Comprehensive Plan designations of 
Public Institutional, Open Space-Conservation, or Open Space-Agriculture. Lands with these map 
designations are exempt from the provisions within "a," and "b," below. Minor Annexation 
proposals are subject only to the provisions in "c," below. 

a. Determining Five-Year Supply of Serviceable Land -Serviceable land is land within the City 
limits capable of being served by public facilities. 

When calculating a five-year supply of serviceable land, applicants shall refer to and follow 
the Council Policy addressing the five-year supply, as amended from time to time. This 
Policy outlines the accepted methodology and will result in more uniform application 
submittals. 

b. Providing information on land availability to ensure choices in the market place - 
Comprehensive Plan Policy 14.3.6 states that "factors to be considered in evaluating 5: 
public need for Annexation may include ... the availability of sufficient land of this type to o 

9 ensure choices in the market place." Minor Annexation applications are not required to 
include information on market choice. However, Major Annexation applications shall f 
provide this information. Appropriate and encouraged market choice topics include, but z 
are not limited to: s. z 
1. Information regarding a housingljobs balance; 0 

t- a 
2. Housing rental rates and prices; 

3. Vacancy rates; and 

4. A comparison of housing costs related to incomes, land prices, and land 
availability. 

The City does not independently review and verify documentation of this nature. 
Therefore, an applicant's market choice arguments shall be developed by a recognized 
professional in the field. Additionally, the applicant shall identify the methodologies used 
and the sources of information. 

The Director will summarize the applicant's arguments and methodologies in the staff 
report provided to the hearing authority, and identify them as the applicant's arguments. 
The hearing authority shall determine the validity of the arguments based on the 
information provided by the applicant and on public comments during the public hearing 
process. The hearing authority shall also determine to what extent these arguments affect 
the criteria in Section 2.6.30.06.b. 

c. Providing information on community-wide livability indicators and determining compliance 
with adopted community-wide benchmarks - 
I. The City has just begun the process of identifying livability indicators to ultimately 

assist in the development of community-wide benchmarks. Additionally, many of 
the community-wide livability indicators are not applicable to Annexation 
proposals. 

2. Table 2.6-1 -Livability Indicators and Benchmark Criteria provides interim direction 
to applicants in addressing livability indicator and benchmark criteria. As the 
community further develops these livability indicators and benchmarks, this 
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Section of this Code shall be updated accordingly. 

a) The livability indicators and benchmarks in the following table are intended to be 
balanced and identified as advantages and disadvantages relative to an Annexation 
proposal. Compliance with all benchmarks is not required. However, when balanced 
and viewed in aggregate, the decision-makers need to find that the advantages to the 
community outweigh the disadvantages. 

b) The number of applicable livability indicators and benchmarks varies, depending on 
. the Comprehensive Plan Map designation@) of the property involved in the Annexation 

request, as well as whether the Annexation is categorized as a Minor Annexation or 
a Major Annexation. 

c) For those livability indicators and benchmarks that require distance measurements 
from an amenity to a proposed Annexation site, measurements shall be taken from the 
average point within the Annexation site. 

Land Development Code 3 2.6.30.06(a) above provides three factors that are to be used in 
determining whether an applicant has demonstrated a public need for the annexation. The 
factors to be weighed in this application include, but are not limited to, the five-year supply of 
serviceable lndustrial land, the availability of sufficient lndustrial land to ensure choices in the 
market place, and compliance with the community-wide livability indicators and benchmarks. 
LDC 3 2.6.30.07 provides methodologies for determining land supply and demand, and 
consistency with community-wide benchmarks, which are factors used to demonstrate a public 
need for the annexation. An evaluation of the three factors affecting public need, relative to the 
Annexation request, is as follows: 

Five-year Supply of Serviceable Land 
To calculate the five-year supply of serviceable land, LDC 5j 2.6.30.07(a) refers to a City 
Council Policy, which is yet to be developed. Since the Council Policy referenced in the 
LDC does not exist, the applicant has provided alternative sources of information which 
are intended to address the five year supply of serviceable lndustrial lands within City 
limits. Data sources used in the analysis provided by the applicant include the City's 
current 2010 Land Development Information Report (LDIR), the 1998 Corvallis 
Buildable Lands Inventory, and Corvallis Comprehensive Plan, as well as the DLCD 
lndustrial and Other Employment Lands Analysis Guidebook (October 2005) and the 
Prosperity That Fits Economic Development Plan, prepared by the community in 2006. 
The applicant has also provided references, either in writing or via verbal 
communication, from Business Oregon and the past Economic Development Director 
of the Corvallis-Benton Chamber Coalition. The applicant's findings are outlined below. 
Where applicable to data or publications produced by the City of Corvallis, staff have 
verified that the information is accurate. 

Demand for lndustrial Lands Usina 1998 Analysis (Buildable Lands Inventory) 
In calculating five-year supply of serviceable land, it is important to know what the 
present and future demand is. The Corvallis Buildable Land Inventory (BLI) was 
completed in 1998 and projects trends regarding land need and supply based on 1996 
data. The BLI anticipates a sufficient supply of what is designated as lndustrial land (GI 
and Intensive lndustrial zones) to meet the projected demand over the 1996-2020 
planning period. This is based on a calculated demand for lndustrial lands of 44 gross 
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acres within the City limits. At the time of the 1998 analysis, there was a surplus of more 
than 482 acres of this type within the City limits (Attachment B-2 - Page 12). However, 
the BLI indicates that slight variations in employment growth by as little as one percent 
(1 %) could lead to a significant increase in demand for GI-designated lands (up to an 
additional 240 acres), as shown in Table 5-3 of the 1998 BLI (Attachment 8-2 - Page 
13). Therefore, the 1998 demand of 44 acres could be underestimated if factors 
change. It should be noted that a significant amount of time has lapsed since the 1998 
BLI, and the City has yet to publish an update to demand calculations for various land 
uses. However, the 1998 BLI planning period calculated demand through the year 2020, 
and there has been no City effort since that time to change the methodology or 
assumptions used in the 1998 BLI for calculating demand. 

Other Factors That Affect Demand for lndustrial Lands 
In calculating demand relative to a five-year supply of serviceable lndustrial land, the 
applicant points out that it is important to consider additional factors beyond the net 
area of available industrial lands within City limits. To better determine the five-year 
supply based on what the market needs are, industrial land with particular 
characteristics such as individual parcel size, diversity of ownership, geographic 
distribution, and serviceability should be examined. The applicant cites recent trends 
in industrial land development and employment opportunities related to those industrial 
uses that suggests that factors such as individual parcel size and serviceability play a 
big role in whether an industrial-based employer is likely to locate a facility at any given 
location. This is supported by the statements provided in the applicant's references. 

Some of the findings associated with market demand, provided by the applicant, and 
documented in the attached references include: 

Demand is partly driven by availability of a particular class of 
industrial land (Business Oregon, Attachment D - page 55) . Recent trends show that particular segments of the industrial 
employment market demand large (20+ acre) parcel sizes 

rn Corvallis has lost recent opportunities to attract new employers 
"due to a lack of ready to go larger parcel land inventory" 
(Business Oregon, Attachment D - page 55) . The McFadden property provides a significant opportunity for 
Corvallis to diversify industrial property inventory (John 
Sechrest memo, Attachment D - page 57) 
The McFadden property would provide a serviceable alternative 
to existing industrial land supply elsewhere in City limits (John 
Sechrest memo, Attachment D - page 58) 

The Business Oregon memorandum cites qualities of the McFadden property such as 
parcel size, large capacity of quality electrical service, proximity to the Hewlett-Packard 
campus, and transportation connectivity as characteristics which many existing General 
lndustrial properties within the City limits do not have. Therefore, the applicant argues, 
the McFadden property meets certain criteria relative to market demand and five-year 
supply based on that demand, that the City's existing supply of vacant, General 
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lndustrial land does not. A discussion of available, vacant GI lands within City limits is 
included below. 

In evaluating other factors presented by the applicant, it is important to consider 
Corvallis Comprehensive Plan (CCP) policies which may or may not support those 
arguments. Consideration of the applicable CCP policies is supported in the Annexation 
review criteria (LDC Ij 2.6.30.06). Applicable CCP policies that address issues of 
industrial employment and land use include: 

2 
z 

In addition to these CCP policies, which support the applicant's arguments for - 

increasing the diversity of available vacant industrial lands in terms of size and location, z 
it is important to acknowledge that the City's adopted Comprehensive Plan map has 
already designated the subject property as suitable for General lndustrial uses, and the 2 
applicant's proposed Zone Change is consistent with that designation. w z I- PC 

z n 
a ii 

Vacant Industrial Lands within Citv < k! 
The applicant cites data from the 2010 Corvallis LDlR (Attachment B-I), which E 

I- indicates that there are approximately 406 acres of vacant GI lands in Corvallis. This 5 $ is about 81 acres less than the amount identified as vacant and unconstrained in the a 
1998 BLI. Despite the difference (which might be attributed to development that has f P 
occurred since 1998) and based on the demand for General lndustrial lands in the 1998 $ , U. 
BLI, a simple comparison of the acreage associated with the 1998 demand and the a * I- 

q O P  2010 supply of GI lands indicates there is sufficient GI land within the City limits of IL >- 
Corvallis in terms of overall supply. O k x  

I O U  

However, as the applicant states, this is an over-simplified analysis of supply and 
demand, and further factors, as warranted by the LDC criteria relative to choices in the 
marketplace (LDC Ij 2.6.30.07.b) should be considered. As discussed above, these 
additional factors include a discussion about serviceability, distribution, parcel size, 
ownership, and other development constraints such as Natural Features protections. 
Analysis of these factors is supported by the serviceability criteria in LDC Ij 2.6.30.06.c 
and LDC $j 2.6.30.07.a, and choices in the marketplace criterion in LDC Ij 2.6.30.07.b. 

Serviceability 
The LDC does not define "serviceable." Nearly all land within the Urban Growth 
Boundary is proposed to be served by City services at some point in the future. 
Adoption of the City's master plans such as the Transportation Master Plan and Storm 
Water Master Plan are testimony to the City's long term vision of providing urban level 
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services to land identified within the City limits of Corvallis, and to lands within the 
Urban Fringe, as those lands are annexed. However, currently there are lands even 
within the City Limits that cannot be immediately served by City services, because of 
the condition and extent of the existing systems, physical distance between the subject 
properties and facilities intended to service those lands, and other constraints that 
hinder provision of services. Therefore, it is clear that while there may be a surplus of 
General Industrial lands relative to the calculated demand of the 1998 BLI, it is not true 
that all of the surplus lands are serviceable. The applicant provides information on the 
serviceability of the vacant GI lands identified in the more recent 2010 LDIR. 

The majority of the lands designated as GI within City limits are concentrated either in 
south Corvallis, or in northeast Corvallis in the vicinity of the subject Annexation site. 
Because of this geographic concentration, there are several common factors that affect 
serviceability of these lands. The applicant provides an in-depth analysis of the - 
characteristics and serviceability of these lands, as compared to the McFadden 5 

0 lndustrial Annexation property in the narrative (Attachment D - Pages 17 through 30). o 

A simplified summary of the applicant's findings are included in the table below. 4 
.c 

f - 

water 

Table 2: Utilities Comparison L 

5 

sanitary sewer 

power 

z 
0 I- 
d 

City and franchise 
utility service 

transportation 

current: constrained due to 
need to extend water 

South Corvallis GI properties 

master plan: constrained due 
to need to extend 24" water 
lines along Herbert Avenue 

McFadden property 

current: 33" adjacent to 
some lots, other lots do not 
have adjacent sewer access 

future: requires extension of 
services between 400-2,000 
feet to serve some of the 
large parcels 

I 

current: 4 megawatts, no 
redundancy 

existing: several large 
parcels have unimproved, 
gravel access, rural-level 
railroad crossinas 

current: located in first level 
water service area, 16" and 
30" mains along site 
boundary 

master plan: on site 
extension of 16" line 
connecting two existing lines 
paid for by developer 

36" main exists along west 
and north sides of site 

master plan: existing line 
may need to be upgraded to 
48" 

20 megawatts, redundant 
sources 

existing: improved arterial 
highway along site frontage, 

2 
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CCP policies address serviceability of lands relative to urbanization, and the following 
CCP policy supports the applicant's discussion on the serviceability comparison of the 
south Corvallis industrial lands and the proposed Annexation site: 

future: require extension of 
fully improved public street 
network with access and 
signal improvements at 
highway and railroad, 
improvement of substandard 
railroad crossings 

The applicant's arguments relative to serviceability are supported by CCP 10.2.6, since 
the applicant has indicated a willingness to pay for the necessary infrastructure, and 
because the extent of necessary public infrastructure improvements associated with the 
McFadden site is less than that required to achieve serviceability of industrial lands in 
south Corvallis, thus leading to a cost-effective method of providing public services to 
land already designated for industrial uses. The applicant has also provided 
correspondence from applicable utility companies that indicate that the McFadden 
property can be readily serviced (Attachment D - pages 59 through 63), consistent 
with the criterion for serviceability. As noted in the discussion below on vacancy rates, 
96% of vacant GI lands within City limits are located in south Corvallis, and are affected 
from a serviceability standpoint as noted in the table above. 

future: potential deceleration 
/ acceleration lanes along 
site frontage, existing bike 
lanes, proposed sidewalk 

Conclusion on Five-Year Sup~lv 
As noted above, supply and demand are inter-related. In order to calculate a five-year 
supply, it is important to understand what the demand is for any given land use 
category. The 1998 BLI is one source of information that can be used to determine 
demand or need for land with a specific use classification. The City provides data 
related to availability or supply of vacant lands of given land use designations, through 
publication of the Land Development Information Report. A simple comparison of 
demand and supply of General Industrial lands within City limits indicates that the City 
has a surplus in terms of overall acreage. 

However, the applicant has provided data and arguments that suggest that simple 
comparison of acreage of supply versus demand is overly simplistic, and does not 
position the City well for attracting a variety of industrial employers who are looking for 
properties with specific characteristics that may not be represented in the current supply 
of vacant General Industrial lands in City limits. The applicant's conclusions on demand 
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for vacant General lndustrial lands with specified characteristics are supported by the 
references provided in the Annexation application. The specified characteristics include 
serviceability, individual parcel size (> 20 acres), diversity of ownership, Natural 
Features-related development constraints, and geographic distribution of industrial 
lands. Consideration of these other factors are supported by Comprehensive Plan 
policies (CCP policies 8.2.1, 8.9.1, and 10.2.6), components of the community's 
"Prosperity that Fits" report, BLI discussion on provision of balanced and unconstrained 
land supply, and by the market choice topics outlined in LDC 5 2.6.30.07.b, as more 
thoroughly discussed below. 

2. Sufficient Land to Ensure Market Choice 
A summary of the applicant's arguments related to market choice, sources of data, and 
methodologies is provided below. Per LDC 5 2.6.30.07(b), the Planning Commission 
shall determine the validity of the applicant's arguments based on the information - 
provided by the applicant and on public comments during the public hearing process. ;5 

0 The Planning Commission shall also determine to what extent the applicant's o 
4 arguments affect the criteria in LDC 5 2.6.30.06(b) (i.e. the Annexation provides more 

advantages to the community than disadvantages). f 
z s 

LDC § 2.6.30.07(b) provides examples of four market choice topics that the applicant z 
can use to provide arguments for land availability to ensure choices in the market place. g 
The four topics are: information regarding a housingljobs balance; housing rental rates ;i 
and prices; vacancy rates; and a comparison of housing costs related to incomes, land $ & 
prices, and land availability. Not all four topics are applicable to a discussion concerning 5 2 
choices in the market place for industrially-designated lands, and the City has yet to -I 

develop the referenced policy on housingljobs balance, so the applicant has chosen to 5 f 
focus on the LDC-provided topic of vacancy of industrial designated lands, as well as 2 5 alternate methods for assessing availability of sufficient industrial land to ensure choices o 2 
in the marketplace. The discussion and data provided by the applicant comes from 5 
sources who are recognized professionals in the field of industrial real estate 5 u 
development and job 1 business creation. These sources include an lndustrial Lands 2 8 Specialist and Clean Technology Recruiter from Business Oregon and a past Corvallis u >. 

oc-, Economic Development Director, associated with the Corvallis-Benton Chamber m 0 
Coalition. 

a. Information regarding a housingljobs balance; 
Provision of General lndustrial lands encourages growth of employment as land 
is developed with industrial uses. However, the City has not yet developed a 
study that evaluates what the proper balance is between jobs and housing. This 
factor cannot be fairly evaluated. 

b. Housing rental rates and prices; 
Not applicable to proposed land use of General Industrial. 

c. Vacancy Rates; and 
The applicant cites the City's 2010 LDlR as a source of inventoried vacant 
industrial properties within City limits. The applicant notes that a large number 
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of the vacant industrial properties located inside City limits are ten acres or less 
in size, and are concentrated in two geographic regions of the City - south 
Corvallis near the Airport, and northeast Corvallis, near the Corvallis Business 
Park / Corvallis Station / HP campus. The applicant notes that there is a 
geographic concentration in south Corvallis of the majority of vacant GI lands, 
which lack basic infrastructure for development purposes, and that these 
variables greatly reduce choices in the market for "shovel ready" GI lands. 

According to the 2010 LDlR data, there are twenty-three (23) vacant parcels 
which are either exclusively zoned GI or have a mix of zones with some portion 
being GI. The total area of vacant GI lands, according to the 2010 LDlR data is 
approximately 406 acres (Attachment B-I). Of the 23 vacant parcels, 17 are 
twenty acres or less in size (74%). 16 of the 17 are less than four acres in area. 
A large percentage of vacant GI lands in City limits (389 acres, or 96%) is 

A 

located in south Corvallis near the Corvallis Industrial Park. Of the 389 acres E; 
0 located in south Corvallis, 348 acres (90%) are located west of the Southern o 
9 Pacific / Venell Farms rail line. As noted in the discussion above on ,- 

serviceability, the GI parcels in south Corvallis generally require a greater degree 
of infrastructure investment than the subject annexation site. The applicant's ZS, 
arguments related to the market choice criterion are supported by the LDlR data z: 
and maps. [ 

w I- d. A comparison of housing costs related to incomes, land prices, and land = = 
availability. 2 52 
Not applicable to proposed land use of General Industrial. d 2 g 

Other Market Factors Raised in the Application 2 3 
The applicant has provided information from recognized professionals in the field of I: 
industrial and economic development (Attachment D - Pages 55-58) that indicates - 5 

Z z T  certain sectors of the industrial employment market involve businesses that are seeking ; =, 11. 

industrial lands equal or greater than 20 acres in size, that have basic infrastructure 2 8 
such as sewer, water, and electricity in place. These arguments appear to be supported 8 
by statements made in economic development correspondence provided by the E o u 
applicant (Attachment D - page 55.): 

"Con/allis has been repeatedly and routinely bypassed for scale projects over 20 acres 
due to a lack of ready to go largerparcel inventory. In your case, the absence of visible 
demand is evidence of the absence of inventory." 

3. Compliance with Community-Wide Livability Indicators and Benchmarks 
LDC Table 2.6-1 provides the livability indicators and benchmarks that are intended to 
be balanced and identified as advantages or disadvantages relative to an Annexation 
proposal. The LDC does not require compliance with all the benchmarks; however, 
when balanced and viewed in aggregate, the decision-makers need to find that the 
advantages outweigh the disadvantages. 
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The applicant has provided a table analyzing the applicable livability indicators in 
relation to the proposed Annexation. The following table is excerpted from the 
applicant's narrative (Attachment D - pages 46 through 53), includes the applicable 
livability indicators with the applicant's analysis, and includes an added column for 
Staff's analysis. 

applicant has provided 

proposed development on processing andlor materials that 
Annexation). the subject site assembling of indicates that the site 

andlor on products, provided a can be developed with 
adjacent permit is not required some level of 
properties within from the Oregon industrial park uses, 
the UGB. Department of even without City 

Environmental facilities such as 
Quality public water and 

2. Vehicle and public sewer. 
manufactured 
dwelling sales and/or 
repair. 

3. Transportation 
terminals and 
warehouses. 

4. Vocational school. 
5. Aggregate 

processing, and 
concrete and asphalt 
batch plants. 

6. Outside storage of 
materials, except 
junkyards as defined 
in BCDC 51.020. 

7. One dwelling required 
for the employer or 
employee for 
management or 
safeguarding of the 
industrial use. 

8. Farm use and forest 
use. 
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residential properties 
at the southwest 
comer of the site (289 

Detailed Development 
Plan concurrent with 
the Annexation and 

with a Detailed application is limited in 
scope to construction 
of a public sidewalk, 
and the majority of 
future development on 
the property would 
require subsequent 
Detailed Development 
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Across RR tracks. the Annexation site to 
these existing facilities 
is hindered by railroad 
tracks and Natural 

practical access would 
need to occur along 
Highway 20 and Circle 
Blvd., which is more 
than 0.5 mile of travel 

concerning extension 
of the public sidewalk 
and connection to 
existing sidewalk at 

extension of app. 1375' 
far exceeds the 350' 
sought in the benchmark. 

previously mentioned, 
Highway 20 along the 
site frontage contains 
bike lanes in both 
directions. The site is 

Based on anticipated 

by bicyclists of the 
sidewalk, for safety 
reasons. However, as 
the area continues to 
develop, provision of a 

warranted consistent 
with City master plans 
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CONCERNS A and C 

City's transportation 
master plan and LDC, 
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uch time as owners' 
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Distance to 
Shopping 

Distance from 
neighborhood 
shopping 
opportunities 
(both existing 
and planned). 

Annexation site 
is within 0.5-mile 
of neighborhood 
shopping 
opportunities 
(existing and 
planned). More 
advantage 
associated with 
shorter 
distances from 
existing (as 
opposed to 
planned) 
shopping 
opportunities 
andlor location 
within 0.5-mile 
from existing 
shopping 
opportunities. 

d Complies 

Annexation site is 0.39 
miles from a nearby 
shopping center. Site is .5 
miles from fronts of both 
Big K and Carmike 
Theaters. 

d Complies 

However, there are 
limitations on direct 
access to the Corvallis 
Station / Corvallis 
Business Park site 
due to the railroad and 
lack of public street 
routes other than NE 
2" Street and NE 
Circle Blvd. 
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benchmark for a jobs 1 

could be anticipated 
that Annexation of 

Annexation would 

stressed economic lands by addressing 
the characteristics of 
size, ownership, and 
location. By improving 
the choices in the 

Industrial lands, there 
is greater potential for 
the vacant and 
underutilized lands to 

protected according to 
LDC standards. 

Lighting, 
Chapter 4.5 - 
Natural Hazards 
and Hillside 
Development 

Natural Resource 
protection is proposed 
consistent with the 
pertinent sections of the 



the new public sidewalk is 

Annexation provides 
greater environmental 

County and State 
protections, regulations. 

line and/or bus Route 1 and 7 (HP 
campus stop): 0.42 

nnexation site. 
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andlor Arterial 
boundary of the site 

classified as an 
I 0.25-mile and Arterial Highway. The 

does not contain 
standard Arterial Hwy 

planters strips and 

to develop to urban 
standards. Refer to 
the submitted Traffic 
Impact Analysis, and 
conditions of approval. 
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on City population, 
and ability for City to 

outside of the control 

cenfer of Annexatio from center of 

Existing public water 

urban-level 
development, 
such as clustered 
housing, etc., 
existing on the 
proposed 
Annexation site. 

Boundary (UGB) 
that already 
contains some 
public 
improvements 
developed to 
City standards, 
and urban-level 
development on 
part of the site, 
is considered 
more 

hydrants, a sanitary 
sewer main and 
associafed easements 
are already located on 
site. 

frontage and along 
north side of site meet 
City standards. 

Existing public sewer 
lines along north and 
northwest part of site 
meet City standards. 
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Compliance with Livabilitv Indicators and Benchmarks 
Of the 19 applicable livability indicators, the proposed annexation would fully comply with - 
14, partially comply with 3, and not comply with 2 of the indicators. The LDC does not 
provide guidance on whether each livability indicator is granted equal value in balancing 
the advantages and disadvantages contemplated by Section 2.6.30.07.c,2(a), and " 

5 compliance with all benchmarks is not required. The LDC Section states that "when 
balanced and viewed in aggregate, the decision-makers need to find that the advantages 5 
to the community outweigh the disadvantages." z 

0 
C 

Business Zone 
intersection of 
SW Third Street 
and SW Monroe 
Avenue. 

Conclusion on Public Need for the Annexation d 
w b- 

The applicant provided information and arguments regarding the five-year supply of $ 
serviceable land of the annexation's land use category, the availability of sufficient land of a a 

-I w this type to ensure choices in the market place, and compliance with the community-wide a IY 
livability indicators and benchmarks. k 

co 2 
J 

In regards to the analysis of the five-year supply of serviceable land, and choices in the 2 
market place for GI lands, staff find that there is approximately 406 acres of developable 9 5 
General Industrial land within the City limits. However, 96% of the available lands are , 3 
geographically concentrated in south Corvallis, and 90% of the south Corvallis GI lands are 2 8 
not immediately serviceable due to physical constraints or the need to extend City services. 

5 o w  

site is within 3.8 
miles from the 
intersection of 
SW Third Street 
and SW Monroe 
Avenue, within 
the boundaries 
of the Central 
Business Zone. 

The applicant has also provided additional information and arguments regarding the 
availability of serviceable General Industrial land within the City to ensure choices in the 
market place, and has provided market data that supports those arguments. As specified 
by LDC 9 2.6.30.07(b), the City does not independently verify market choice arguments 
presented by the applicant. This staff report simply summarizes the applicant's data and 
arguments for decision-makers' consideration. 

Lastly, the applicant has provided information regarding the consistency of the proposed 
Annexation with community-wide livability indicators and benchmarks relative to Major 
Annexations, as identified in Section 2.6.30.07(c) and LDC Table 2.6-1. Although it is not 
clear to Staff if all livability indicators are to be granted equal value in the evaluation of the 
advantages and disadvantages of the annexation, Staff find that the proposed annexation 
would fully comply with 14, partially comply with 3, and not comply with 2 of the 19 
applicable indicators. 

approximately 1.25 miles 
from this intersection. 
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C. The Advantages to the Community Outweigh the Disadvantages 

LDC Section 2.6.30.06 

b. The Annexation provides more advantages to the community than disadvantages - To provide 
guidance to applicants, examples of topics to address for the advantages versus 
disadvantages discussion are highlighted in Section 2.6.30.07. 

2. Major Annexations - Major Annexation proposals shall include a discussion of 
advantages and disadvantages in terms of the methodologies outlined in Section 
2.6.30.07. Applicants are required to document the methodologies and criteria used. 
The Director will review the applicant's arguments, but will not conduct independent 
research to verify or justify them. 

I 

The applicant's discussion regarding five-year supply of serviceable land, availability of 
those lands to ensure choices in the market place, and full compliance with 17 of 19 
livability indicators and benchmarks provides the bulk of the applicant's argument that the ' 

f proposed annexation provides more advantages to the community than disadvantages. The 
additional market study information and correspondence from Business Oregon and the 5. 
former director of the Benton Corvallis Chamber Coalition provide evidence that supports 
the arguments relative to choices in the market place. Per Section 2.6.30.06(b).2 noted 
above, City Staff are to review the applicant's arguments regarding the advantages and 5 
disadvantages to the community, but will not conduct independent research to verify or 2 k 
justify them. It is consistent with the LDC criteria in 2.6.30.06(b-2) to have decision makers 5 2 

w consider the arguments presented by the applicant above, and find whether or not, when a - a: 
U. viewed in aggregate, the arguments for five-year supply of serviceable land, choices in the U. 

marketplace, and livability indicator conformance, in addition to any other arguments made 
by the applicant, equate to the annexation being advantageous for the community. 

D. The Site is Capable of being Served by Urban Services and Facilities Required with 
Development 

LDC 2.6.30.06.c 
c. The site is capable of being served by urban services and facilities required with 

development -The developer is required to provide urban services and facilities to and 
through the site. At minimum, both Minor and Major Annexations shall include 
consideration of the following: 
1. Sanitary sewer facilities consistent with the City's Sanitary Sewer Master Plan 

and Chapter 4.0 - lmprovements Required with Development; 
2. Water facilities consistent with the City's Water Master Plan, Chapter 4.0 - 

lmprovements Required with Development, and fire flow and hydrant 
placement; 

3. Storm drainage facilities and drainageway corridors consistent with the City's 
Stormwater Master Plan, Chapter 4.0 - lmprovements Required with 
Development, Chapter 4.5 - Natural Hazard and Hillside Development 
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Provisions, and Chapter 4.1 3 - Riparian Corridor and Wetland Provisions; 
4. Transportation facilities consistent with the City's Transportation Plan and 

Chapter 4.0 - lmprovements Required with Development; and 
5. Park facilities consistent with the City's Parks Master Plan. 

The following section evaluates the proposal's compliance with Section 2.6.30.06(c) and 
Chapter 4.0 - lmprovements Required with Development of the LDC (Attachment 8-5). 
Evaluation occurs under three broad categories: Circulation, Public Facilities and Services, 
and Franchise Utilities. 

Circulation 
The following discussion addresses criteria related to vehicles, bicycles, pedestrians and 
transit. 

Vehicular Circulation: 

4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS f 
Z 
5 

a. Traffic evaluations shall be required of all development proposals in Z: 
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 W I- 
Analysis (TIA) is required, if required by the City Engineer. The TIA shall be = IY 
prepared by a registered professional engineer. The City Engineer shall 5 2 
define the scope of the traffic impact study based on established procedures. -f 

The TIA shall be submitted for review to the City Engineer. The proposed 3 $ 
TlA shall reflect the magnitude of the project in accordance with accepted 
traffic engineering practices. The applicant shall complete the evaluation and 2 3 
present the results with an overall site development proposal. zccn 

e. Development sites shall be provided with access from a public street or a Z z Y  
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 

standards, the abutting street shall be improved to City standards along the fJ 

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 

Transportation Plan and Table 4.0-4 - Street Functional Classification 
System. 
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The applicant's site is accessed from U.S. Highway 20, between NE Water Works Avenue 
and HP's southern access. 

U.S. Highway 20 

U.S. Highway 20 is designated as an arterial highway and is under Oregon Department of 
Transportation (ODOT) jurisdiction. The section of U.S. Highway 20 adjacent to the 
applicant's site is partially improved to City standards with two travel lanes, bike lanes and 
concrete curbs and gutters. Future City standard improvements will include a center turn 
lane, setback sidewalks, and landscape strips. The detailed development plan proposes 
to construct the setback sidewalk along the site's frontage (see Part Ill of this staff 
report). Future detailed development plans will need to address the extent of additional 
improvements along this frontage (Development Related Concern A). %- 

8 
0 

~kans~or ta t ion  Planning Rule T- 4 
f 
5: 

The Zone District Change required with the annexation triggers the State's Transportation 4 
Planning Rule (TPR), OAR 660-01 2-0060. If, as a result of potential development allowed 2 

0 by the Zone District Change, the performance standard of an existing or planned I- 

transportation facility is worsened below the accepted level, the TPR requires the impact 3 
w I- to be mitigated. In this case, the applicants have demonstrated that the zone change from z cr 
z 0 the County's Urban lndustrial zone to the City's General Industrial zone, would not result a 

in an increased demand on the transportation system, and therefore would not worsen the $ 3 
performance of the existing or planned transportation facilities. E k 

2 s 
The applicants have demonstrated this by showing a reasonable level of development that a a d  could be expected under the County's zoning rules. Both the Benton County Planning , Y department and ODOT have reviewed and concurred with the applicant's feasibility study g 3 IA 
given the County zoning designation and ability for the site to be served with water and 2 8 sewer without the need to connect to City services. b c ~  

I O U  
The applicants have proposed Conditions of Approval to be placed on their site that would 
limit the Floor Area Ratio (F.A.R.) of future development, and that would place a cap on 
trips that could be generated from future development on the site, if it is annexed into the 
City. The trip cap will ensure that, as a result of the zone district change, the performance 
of existing and planned transportation facilities will not be worsened. 

Trip Generation 

A trip generation study was conducted for the site. The applicants have proposed 
Conditions of Approval to limit both the FAR on the site as well as a cap on the maximum 
allowable number of trips from the site. Using the FAR proposed in the applicant's 
proposed condition of approval, trip generations were calculated based on the proposed 
General Industrial zoning of the applicant's site. The trip generation rates for development 
are based on standards established by the Institute of Transportation Engineers and are 
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published in the ITE Trip Generation Manual, 8th Edition. One "trip" is defined as a vehicle 
leaving from or arriving at the site. 

ITE land use code 130, Industrial Park was used in the study. The worst case development 
scenario, limited by the proposed FAR condition, would generate 71 9 AM peak hour trips 
and 736 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 and Traffic lmpact Analysis (TIA) was 
conducted. 

Traffic lmpact Analysis 

As previously discussed, the applicant's have proposed Conditions of Approval to be 
placed on their site that would limit both the Floor Area Ratio and to place a cap on trips 

A 

that could be generated from future development on the site, if it is annexed into the City. E; 
0 The proposed trip cap would result in less AM and PM peak hour trips than what is possible o 
9 under the current County zoning. Even though the traffic impact from future development 

under the proposed annexation would be no more intense than the current County zoning, f 
per LDC § 2.6.30.03.i.4 the City asked for a Traffic lmpact Analysis (TIA) (Attachment D - 
page 133) to be completed for the worst case scenario under the proposed annexation. Z 

12 Having a TIA included with the application will give the decision makers and City residents I- 

an understanding of the potential impacts from development on the site, if under City 3 
jurisdiction. w I- 

Z fY 

3 2 
The proposed Detailed Development Plan does not include interior site development of 2 2 
industrial uses, and is limited in scope to a public sidewalk and landscape berm 
improvements. Without a specific plan for industrial development, a conceptual worst case 2 
scenario was used for the TIA. The City allowed the Traffic Engineer to use data from the a z =! Corvallis Area Metropolitan Transportation Plan, Destination 2030 (CAMPO) report and the o gzc? Corvallis Willamette River Crossing (CWRC). Traffic counts for a few intersections are also , 3 u 
included in the TIA that were not included in the two reports. 2 8 &  u >- 

oc, ODOT staff have expressed some concerns regarding the applicant's TIA, but are in z o w 
agreement that the trip cap and F.A.R. limitation will ensure that there is no "significant 
effect", per the TPR. City staff have determined that data and analysis presented within the 
TIA are sufficient to show the impact to the current transportation system if development 
were to occur on the site. 

Future Detailed Development Plan applications will need to complete a TIA in accordance 
with LDC § 2.5.40.01 .g.5 and 4.0.60.a. The City Engineer shall define the scope of the 
traffic impact study based on established procedures. 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 (Development 
Related Concern B). In this manner, potential mitigation for transportation system impacts 
can be considered in relation to a specific development proposal for the site. 
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Conclusion on Vehicular Circulation 

Given the discussion above, the McFadden Annexation has demonstrated that, with 
improvements, the existing street network can accommodate development of the subject 
property consistent with the City's Land Development Code and the Transportation Plan. 

BicvcleIPedestrian Circulation: 

4.0.30 - PEDESTRIAN REQUIREMENTS 

a. Sidewalks shall be required along both sides of all streets, as follows: 
2. Sidewalks on Arterial, Collector, and Neishborhood Collector Streets - 

Sidewalks along Arterial, Collector, and Neighborhood Collector Streets shall 
be separated from curbs by a planted area. The planted area shall be a 
minimum of 12 ft. wide and landscaped with trees and plant materials 
approved by the City. The sidewalks shall be a minimum of five ft. wide. An 
exception to these provisions is that this separated tree planting area shall 
not be provided adjacent to sidewalks where they are allowed to be located 
within Natural Resource areas governed by Chapter 4.12 - Significant 
Vegetation Protection Provisions and Chapter 4.13 - Riparian Corridor and 
Wetland Provisions. This separated tree planting area shall also not be 
provided adjacent to sidewalks where they are allowed to be located within 
drainageway areas governed by regulations in Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions. 

3. Sidewalk Installation Timins -The timing of the installation of sidewalks shall 
be as follows: 
a) Sidewalks and planted areas along Arterial, Collector, and 

Neighborhood Collector Streets shall be installed with street 
improvements. 

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 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. 

4.0.40 - BICYCLE REQUIREMENTS 

a. On-street Bike Lanes - On-street bike lanes shall be required on all Arterial, 
Collector, and Neighborhood Collector Streets and constructed at the time of street 
improvements. 

Public set back sidewalks do not exist along the site's U.S. Highway 20 frontage. Setback 
sidewalks and planter strips are City standards and components of safe public sidewalks 
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that are taken into consideration when determining serviceability. The 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. 

rn Mature street trees may reduce vehicle speed. 
rn 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. - 
o A break in hard surfacing with added pervious area. r o 

li: 
Public Sidewalk alona Arterial Hiahway F 

r 
r 

The applicants have proposed a Detailed Development Plan to install the setback sidewalk z: 
along the site's U.S. Highway 20 frontage. The applicant is proposing that, prior to the City 3 
Council's hearing of ANN1 1-00001, the public improvements shown in the detailed z: 
development plan shall be designed and secured in accordance with LDC Section 4.0.20 
(see Condition # 4). The proposed improvements consist of the installation of the public 

w !- setback sidewalk along the site's U.S. Highway 20 frontage, along with a dedication of p ~ :  

ROW or the granting of an easement to accommodate the improvements. In order to 2 g 
secure the public improvements, the applicant shall prepare Public Improvement by Private -i 

5 Contract (PIPC) permits. The plans shall be authorized and all permit items required for u- 
issuance of the permit shall be completed and on file with Development Review g 8 Engineering. The permit shall be ready to issue and the ROW dedication or easement shall P 2 be ready to be filed upon successful annexation to the City. An environmental assessment - 5 r, 
shall be provided by the developer (grantor) for all lands to be dedicated to the public or $ 2 9  

City per LDC § 4.0.100.g (see Condition # 4). 05: !+ZI 
u- >- 
O k x  The location of the proposed sidewalk is within a Highly Protected Riparian Corridor z IJJ 

associated with the Willamette River. The City Engineer has deemed the sidewalk 
necessary in order to maintain a functional system per LDC 5 4.13.50.b.2 as it will likely be 
the only sidewalk along this stretch of U.S. Highway 20. The opposite side does not have 
room to accommodate a sidewalk with the edge of the highway located on top of the river 
bank. Typically when sidewalks extend through protected corridors they are placed 
curbside per Table 4.0-I-Street Functional Classification System, footnote 8, of LDC 4.0. 
In this case, the City Engineer has determined that setback sidewalks will be more 
beneficial in order to locate the facility further from the river and to reduce the uninterrupted 
pavement width associated with U.S. Highway 20. 

Multi-Use Paths and Citv Master Plans 
The Trails Master Plans for the City (Transportation Plan - Figures A-3 and A-4, and 2000 
Park and Recreation Facilities Plan - Map # 7 and # 8) identify conceptual trail1 multi-use 
path I bike path alignments along the site's Highway 20 frontage and along the site's 
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western boundary at the Southern Pacific Railroad line. However, these alignments are 
conceptual in nature and are not considered precise alignments for these paths. 

Multi-Use Path (Hiqhwav 20) 
The City's Parks & Recreation Facilities Plan and the Transportation plan show a proposed 
traillmulti-use path along the site's U.S. Highway 20 frontage. The Plan does not detail on 
what side of U.S. Highway 20 the trail would be located. Staff have reviewed the site and 
have determined that the trail should be located on the north side of the highway, adjacent 
to the applicant's site. It has been determined the path and sidewalk should be a combined 
facility. The Bicycle and Pedestrian Advisory Commission and the Parks, Natural Areas, 
and Recreation Board have agreed with this determination. The south side of the highway 
is located directly on top of the bank of the Willamette River, without room to accommodate 
a multi-use trail. The applicant has proposed, with future development of the site, the 
setback sidewalk along the Highway could be widened for use as the multi-use path, - 
consistent with the Parks & Recreation Facilities Plan and the Transportation Plan. As part g 

0 of the first phase of any future Detailed Development Plan application, the applicant shall o 
Q include plans to widen the public sidewalk along the site's Highway 20 frontage to 12 feet, 

and the entire facility shall be constructed to the City's off-street multi-use path standards. 
Additionally, the applicant shall dedicate a public access easement over any portion of the 
widened multi-use path facility that is located on private property. Please note that the z 
location of this path could change to accommodate required travel lanes on U.S. Highway 
20 (Development Related Concern C). 5 

w + 
z oL 

Multi-Use Path Easement (Railroad Aliqnment) 2 2 
The applicant has proposed to provide a public multi-use path easement along the < @ 
northwest property line, parallel to the railroad tracks. A multi-use path constructed at this Z f= I- location is referenced as a "needed bike path" on the adopted Transportation Plan - Trails u, 2 
master plan. At this time, it is uncertain how feasible it will be to construct off-site & 2 
connections north and south of the subject property. A completed multi-use path Z 5 a 
connecting NW Circle Blvd. through the HP campus, through the subject site, and through f 
the City waste water treatment plant to the existing path at the Hwy 99W overpass would 2 require extensive study and additional right-of-way acquisition. At this time, provision of a LL >- 

ol -x  public access easement is sufficient to create the possibility that the trail might someday E o 
be constructed. 

With submittal of the PlPC application, required per Condition # 4, the applicant shall 
provide draft documents for dedication of a public access easement over the west 15 feet 
of the subject property, where it abuts the Southern Pacific Railroad Line ( see  Condition 
# 5). Prior to City Council review of the Annexation request, the applicant shall finalize and 
prepare the easement documents for recording. If the voters approve the Annexation 
request, the applicant shall provide fees to the City of Corvallis so that the easement may 
be recorded with the Benton County Records and Licenses Office, upon certification of the 
Annexation results. 

Public on-street bike lanes exist along the U.S. Highway 20 site frontage. As detailed 
above in the Vehicular Circulation section, future Detailed Development Plan phases will 
need to address the extent of improvements along the site's frontage. Improvements shall 
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be constructed concurrent with development of the site (Development Related Concern 
A). 

Conclusion on BicvcleIPedestrian Circulation 

Given the discussion above, the McFadden Annexation has demonstrated that, with 
improvements, the existing bicycle and pedestrian circulation network can accommodate 
development of the subject property consistent with the City's Land Development Code, 
the Transportation Plan, and the Parks & Recreation Facilities Plan. 

Transit 

4.0.50 - TRANSIT REQUIREMENTS 

a. Development sites located along existing or planned transit routes shall, where T- 

appropriate, incorporate transit stops and shelters into the site design. These z f 
improvements shall be installed in accordance with the guidelines and standards of 
the Corvallis Transit System. z 

b. Development sites at or near existing or planned transit stops shall provide safe, 9 
convenient access to the transit system, as follows: 
1. All Commercial and Civic Use developments shall provide a prominent 5 W I- 

entrance oriented toward Arterial, Collector, and Neighborhood Collector Z rr: 
Streets, with front setbacks reduced as much as possible to provide access 5 2 
for pedestrians, bicycles, and transit. 

2. All developments shall provide safe, convenient pedestrian walkways 
$ 2  
Z L  

between the buildings and the transit stop, in accordance with the provisions I- 

of Section 4.0.30.b. 2 s 
P * 

.J 
q j u ,  Corvallis Transit System (CTS) Limited Service Route C2 currently provides service to U.S. , 9 

Highway 20 along the site's frontage. 
98; 

Conclusion on Transit k g 3  
sow 

Given the discussion above, the McFadden Annexation has demonstrated that the existing 
transit network can accommodate development of the subject property consistent with the 
City's Land Development Code and Transportation Plan. 

Overall Conclusion on Circulation 

Given the information contained in the application and the discussion above, the existing 
circulation network, with improvements, can accommodate development of the subject 
property consistent with the City's Land Development Code, the Transportation Plan, and 
the Parks & Recreation Facilities Plan. 
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2. PUBLIC FACILITIES AND SERVICES 

The following discussion addresses criteria related to public water, sanitary sewer, storm drainage, 
street lights and franchise utilities. 

2.6.30.06 - Review Criteria 

c. The site is capable of being served by urban services and facilities 
required with development -The developer is required to provide urban 
services and facilities to and through the site. At minimum, both Minor and 
Major Annexations shall include consideration of the following: 
1. Sanitary sewer facilities consistent with the City's Sanitary Sewer 

Master Plan and Chapter 4.0 - lmprovements Required with 
Development; 

2. Water facilities consistent with the City's Water Master Plan, Chapter 
4.0 - lmprovements Required with Development, and fire flow and 
hydrant placement; 

3. Storm drainage facilities and drainageway corridors consistent with 
the City's Stormwater Master Plan, Chapter 4.0 - lmprovements 
Required with Development, Chapter 4.5 - Natural Hazard and Hillside 
Development Provisions, and Chapter 4.1 3 - Riparian Corridor and 
Wetland Provisions; 

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: 
I. 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 serving electric utility for the City-owned and operated street lighting 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 City. 

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 
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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: 
I. 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. 

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. 

4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

b. Areas Where Trees May Not be Planted - 
I. 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. 

Water 

The proposed annexation site is located in the City's first level (elevation 210-290') water 
service area. There is an existing 16 inch waterline located along the U.S. Highway 20 site 
frontage, and a 30 inch waterline along the site's northern boundary, adjacent to the 
railroad ROW. 

The existing 16 inch waterline along U.S. Highway 20 is located approximately 15 feet north 
of the existing ROW in a 20 foot wide easement. Depending on future lane configurations, 
the existing waterline may end up within, or close to, the future landscape strip. Per LDC 
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§ Section 4.2.30.b.2.dI trees may not be planted within 10 feet of public utility lines. This 
may preclude trees from being planted within the landscape strip (Development Related 
Concern D). 

With future development, the application proposes to serve the site by constructing a 16 
inch waterline through the site, connecting the existing 16 inch and 30 inch waterlines. This 
improvement is consistent with the City's Water Master Plan (Development Related 
Concern E). 

The applicant has provided water system calculations showing that the proposed 
annexation can be served by the existing water system with the proposed improvements. 

Sanitary Sewer 
c. 

The proposed annexation site is located within the City's Northeast drainage basin. There H 
is an existing 36" sewer pipe located along the north and northwest portions of the site. 8 The City's Wastewater Utility Master Plan indicates that the existing pipe will have capacity 
until the City reaches a population of 80,000. At that time, a 48" pipe is proposed in the 
Master Plan to serve the drainage basin. S 

Z 
0 The applicant has provided sanitary sewer calculations showing that the proposed I- 

annexation can be served by the existing sanitary sewer system. 3 s & 
Storm Drainaae 5: 

;I I 
The proposed annexation site is located within the Garfield basin. The existing U.S. 
Highway 20 frontage has concrete curbs and gutters, catch basins, and a piped drainage Y 2 
system, owned and maintained by ODOT. Future development will be required to comply 2 
with the City's water quality and quantity standards in accordance with the LDC § 4.0.130 o co Z z 9  and appendix F of the City's Storm Water Master Plan. The applicant's General Land Use , =, u- 
Plan (Attachment D - page 128) shows open area that could be used for the purpose of 2 8 
stormwater quality and detention. bC$ 

aour 
The applicant proposes to serve future development by either discharging stormwater into 
the Garfield Drainage Basin along the west side of the property, or to gain access from 
ODOT and discharge across the Highway, directly into the Willamette River. 

The applicant has provided storm water calculations for the site (Attachment D - pages 
397 through 406). The calculations have demonstrated that development on the site will 
be capable of meeting the City's stormwater quality and detention requirements and 
Appendix F of the City's Storm Water Master Plan. 

Future Detailed Development Plan phases on the site that create more than 5,000 ft2 of 
pollution generating impervious surfaces will be required to construct stormwater quality 
facilities. Stormwater quality facilities shall be designed in accordance with criteria 
established in Appendix F of the Stormwater Master Plan and the most recent version of 
the King County, Washington, Surface Water design Manual. The water quality facilities 
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shall be designed to remove 70 percent of the total suspended solids (TSS) entering the 
facility during the water quality design storm, 0.9-inch 24-hr rainfall event with NRCS Type 
1 A distribution (Development Related Concern F). 

Future Detailed Development Plan phases on the site that create more than 25,000 ft2 of 
impervious surfaces will be required to construct stormwater detention facilities in 
accordance with the LDC $j 4.0.130.b. Detention facilities shall be designed to maximize 
storm water infiltration. Maintenance of these facilities is most efficiently provided with 
open systems because they facilitate visible evaluation of system conditions and 
accommodate routine, low-technology maintenance practices. 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 shall be designed consistent with both 
criteria outlined in Appendix F of the Storm Water Master Plan, and criteria outlined in the - 
most recent King County, Washington, Surface Water Design Manual, and shall be g 

0 designed to capture run-off so that the run-off rates from the site after development do not o 
4 exceed the pre-developed conditions, based on the 2-year, 5-year, and 10-year, 24-hour 

design storms (Development Related Concern G). s 
a: 
5 

Street Liqhts a: 
E! 
t- 

Currently there are no street lights in the vicinity of this project. Future development of the 3 
w I- site would require the installation of a City standard street light system (Development z t~ 

Related Concern H). 2 2 
a 2 - 

Overall Conclusion on Public Utilities k 
2 2 

Given the discussion above, the McFadden Annexation has demonstrated that the existing n 2 
water, sewer, stormwater, and streetlight networks, with improvements, can accommodate U 
development of the subject property consistent with the City's Land Development Code and g2.r 
applicable Master Plans. nzft 

LL >- 
or-, 
Z o w  

Franchise Utilities 

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. In accordance with 
LDC 2.6.60.03.i.1, the applicant has provided letters confirming the ability to serve the site 
(Attachment D - pages 59 through 63). This criterion is met. 
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E. Compatibility 

The final criterion used in evaluating Annexation requests involves the following 
compatibility criteria: 

LDC Section 2.6.30.06(e) 

e. Compatibility - The application shall demonstrate compatibility in the following areas, 
as applicable: 

I. Basic site design -the organization of Uses on a site and its relationship to 
neighboring properties; 

*.. 

2. Visual Elements (scale, structural design and form, materials, etc.); r; 
0 
0 
0 

3. Noise attenuation; 

4. Odors and emissions; 

5. Lighting; 

6. Signage; 

7. Landscaping for buffering and screening; 

8. Transportation facilities; 

9. Traffic and off-site parking impacts; 

10. Utility infrastructure; d 
00 

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

12. Consistency with the applicable development standards, including the % 0 w 
applicable Pedestrian Oriented Design Standards; 

13. 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. 

Consistent with Section 2.6.30.06(e) above, Staff will analyze the Annexation request for 
compatibility in the following areas, as applicable: 
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Basic Site Desian - The oraanization of Uses on a site and its relationshir, to neishboring 
properties 
As stated previously, the GLUP is not a binding DDP and represents one way the site could g be developed in the future, if annexed. Because the GLUP is not a binding development 8 
plan, staff would err to analyze it as a development plan for compatibility with surrounding 
uses. The applicant made application for a CDDP concurrent with the Annexation f 
application. The CDP for the site is identical to the GLUP, and includes the proposed 9 conditions of approval, which limit floor area and trip generation to below the development 
intensity feasible under Benton County zoning standards (Attachment D - page 129). g However, DDP approval has only been requested for the public sidewalk improvement 2 along the site's Highway 20 frontage and for the landscaped berm located at the southeast 2 & corner of the site. Future DDP approval would be required prior to any additional 2 2 development on the site. A compatibility analysis of the development proposed for the site , u 
will occur at that time. aQ'- 

g k 

Basic Site Design 
Visual Elements 
Noise Attenuation 
Odors and Emissions 

e Lighting 
Signage 
Landscaping for Buffering and 
Screening 

The GLUP does demonstrate how the site might be developed with buildings, vehicle 
parking, pedestrian access, and utilities consistent with the GI Zone. In general, the 
buildings and associated uses are concentrated on the eastern half of the site, to avoid any 
development impacts on the site's Natural Features. Approximately 51.27 acres of the 
85.43 acre site would be developable after excluding the Natural Features. The GLUP 
shows buildings located such that they meet the GI Zone 100-ft. setback required adjacent 
to residential uses, near the southwest corner of the site. The neighboring uses to the 
southwest are currently outside the City limits and have a Comprehensive Plan designation 
of Residential - Medium Density. It is anticipated that these neighboring properties would 
be compatible when the site is developed at an urban level, because of the 100-ft. setback 
required by the GI zone, and because future development on the McFadden property will 
require Detailed Development Plan approval. 

. Transportation Facilities . Traffic and off-site parking impacts 
Utility Infrastructure 

e Effects on air and water quality 
. Consistency with the applicable 

development standards, including 
the applicable PODS 

. Natural Features 

Based on the above analysis, staff find the annexation, if approved by the voters, will 
provide additional General Industrial zoned property within City limits that is subject to the 
LDC development and design standards. This will result in site designs for development 
that would be compatible with adjacent industrial and low density residential development 
in the City, based on the GI zone development and buffering standards. 
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Visual Elements (scale, structural desiqn and form, materials, etc.) 
No building designs were submitted with the annexation request. Development that occurs, 
as future Detailed Development Plans are approved, will need to be consistent with the GI 
zone development standards and the compatibility criteria in LDC 2.5.40.04. Staff find that 
urban level development within the site and vicinity will be visually compatible, and that 
building scale, design, and form will comply with City Standards. 

Noise Attenuation, and Odors and Emissions 
If annexed, it is anticipated that the land would be developed to GI zoning standards. As 
such, it would be anticipated that the noise, odors and emissions would be typical of 
industrial development, and compatible with the neighboring properties to the north and 
west, with the same designation. Additionally, it should be noted that the GI Zone includes 
a special building setback of IOO-feet when abutting residential uses, which would minimize - 
any impacts to the existing residences to the southwest of the subject site. Potential ;5 

0 impacts associated with a specific development will be addressed with future Detailed o 
Development Plan submittals. This criterion is satisfied. 4 

r 

f 
Liahtinu and Siunaqe Z 

4 
If annexed, exterior lighting and signage on the site would be subject to the requirements z 
for lighting and signage in Section 4.2.80 and Chapter 4.7 of the LDC. These requirements g 
would ensure that resultant lighting and signage on the development site would be ;i 
compatible with neighboring properties. Potential impacts associated with a specific $ 5jZ 
development will be addressed with future Detailed Development Plan submittals. 3 g 

2 2 
Landscapins for Bufferins and Screening k 
Refer to the discussion in Part Ill of this staff report for landscaping associated with the a 3 
frontage improvements. Additional landscaping requirements will be determined with 2 a 
submittal of future Detailed Development Plans, and will be required to be consistent with Z 6 N 

standards in place at the time of submittal. As discussed in Part Ill below, and when future 5 f 
phases are developed, staff find the proposal will be compatible with neighboring o 0 I- 
properties. d"' $ &  

I O u f  
Transportation Facilities, Traffic and Off-site Parkinq Impacts, and Utility Infrastructure 
Refer to the discussion above, under the criterion for urban services and facilities required 
with development. As discussed above, the site is currently served by water and sewer 
services along the site's borders. Transportation facilities are available to the site via 
Highway 20. The applicant's TIA analyzed impacts to the transportation system resulting 
from development at the anticipated highest intensity expected based on the proposed 
limits on floor area and trip generation. This level of development is at, or below, the 
intensity permissible under current Benton County zoning rules (Attachment D -page 264) 
The provision of adequate street, bicycle, pedestrian, and transit improvements at the time 
of future phases of development will mitigate impacts associated with the development. A 
detailed discussion of the traffic impact study is included above in Part I, Section D of this 
report and findings related to the transportation facilities in that section of this report are 
hereby incorporated by reference as findings under this criterion. 
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A portion of the transportation system requirements are addressed with development of the 
proposed sidewalk, discussed in more detail in Part Ill of this staff report. 

In conjunction with future phases of development, a new TIA will be required to assess the 
specific traffic impacts that would be created by the development plan for the site (see 
Condition # 2 and Development Related Concern B). The TIA will need to assess 
whether the traffic impacts from the proposed development will need to be mitigated by the 
off-site improvements or other measures. Staff will collaborate with ODOT and evaluate 
any necessary mitigation, conduct a rough proportionality analysis of the traffic impacts, 
and either require the necessary mitigation to be completed by the applicant, or 
recommend denial of Phase II development until such time as the necessary mitigation is 
in place. All on-site parking requirements will be addressed in conjunction with Phase I1 
development and building permit processes. 

h 

The applicant has demonstrated that the necessary utility infrastructure to serve 6 
0 

development on the site can be provided in compliance with City requirements. In 0 
Q conjunction with Phase II development, staff will ensure that all necessary public - 

improvements are in place or financially secured to the satisfaction of the City Engineer f 
prior to occupancy of buildings on the development site. - a 

Z 

Effects on Air and Water Qualit 12 
Development on the subject si tss anticipated to involve industrial and manufacturing uses 5 

UI I- consistent with the GI zone. LDC § 3.24.30.05 requires that each use, activity, or operation = 
in the GI zone comply with applicable local, state and federal standards and that the uses 5 2 
not create odor, vibration, noise, dust, smoke, or gas-related nuisances. d $ g 
Because the applicant proposes to apply the Planned Development Overlay to the site, 2 ;! 
future phases of development require discretionary review through the Detailed o * 

'i? =! Development Plan approval process. This provides an additional level of review relative to 0 o 
specific uses and their impacts on air and water quality. Z z P  

3 lL clol- 
zr jz  

As such, air and water quality impacts are anticipated to be negligible, in part because 4 ; water quality measures will be required for stormwater leaving the site, consistent with City E 0 UI 

standards, at the time of development, and because of the additional DDP compatibility 
review requirements. Air emissions are monitored by the Oregon Department of 
Environmental Quality (DEQ). The DEQ indicates that the City of Corvallis is in compliance 
with all Federal and State air quality regulations. 

Consistencv with Develooment Standards, includina PODS 
The proposed Planned Development Overlay and Condition #8 requires Detailed 
Development Plan approval for future development of buildings, uses, and site 
improvements. The GI zone development standards do not require compliance with the 
pedestrian oriented design standards in Chapter 4.1 0 of the LDC. However, because of the 
PD Overlay, compatibility criteria relative to basic site design and visual elements will be 
analyzed with future DDP applications, to ensure consistency with the GI zone and to 
address basic site planning principles relative to pedestrian orientation and architectural 
compatibility. Because the site will be subject to a Planned Development, future DDPs may 
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include requests to vary from development standards. Any such requests would be 
reviewed for compatibility with the future DDP application. 

Preservation and/or Protection of Siqnificant Natural Features and Natural Hazards 
The site contains the following Natural Features: 

Natural Hazards (Attachment A-5) 
o High Protection 100-Year Floodplain 

Natural Resources (Attachment A-6) 
High Protection Riparian Corridor (Willamette River) 

a High Protection Riparian Corridor and Proximate Wetland of Special 
Significance (Garfield drainage basin) 

h 

All applicable Natural Features have been identified in the application materials. The 5; 
0 Hazards and Resources all have a High Protection status. Development proposed as part o 
9 of the Detailed Development Plan component of this application affects the 120-ft. High 

Protection Riparian Corridor. Discussion in Part Ill of the staff report evaluates the impacts f 
of the proposed sidewalk and landscape improvements on the Riparian Corridor, as well 
as applicable exemptions outlined in LDC Chapter 4.13 that permit the sidewalk and z 
landscape improvements. 

w I- Other than the proposed sidewalk identified in the DDP, the applicant is not proposing any = g 
encroachment into the remaining Natural Resources and Hazards on site. As discussed 5 2 
in further detail in Part Ill, staff find the proposal is consistent with the Natural Features -I 

protection criterion in LDC 5 2.6.30.06.e.13. 5 f 
E L  5 2 

Conclusion of Com~atibilitv Analvsis 0 2  
The GLUP is not a binding development plan and should not be analyzed for compatibility G 
with neighboring uses. Development currently proposed is limited to the public sidewalk 5 
and landscaped berm, and discussed in greater detail in Part Ill of this staff report. 2, Additional development beyond that identified in the DDP will be subject to a future DDP L * 

0 ' - x  approval, where a complete compatibility analysis will occur. The annexation application E Zi: w 
was reviewed for compatibility and staff found the annexation is compatible with 
neighboring uses for each of the criteria noted above. 

Part I: Summary and Conclusions 
Staff have reviewed the annexation request and found that it complies with the application 
requirements, and the purposes of Chapter 2.6 -Annexation. In terms of the review criteria, 
staff reviewed and provided analysis on each of the criteria except for LDC Sections 
2.6.30e06.a.2(b) and 2.6.30.06.b.2, which clearly state that City staff are not to review or 
provide evaluation and recommendation. The applicant's arguments have been provided 
for those criteria. Per LDC Sections 2.6.30.06.a.2(b) and 2.6.30.06.b.2, the Planning 
Commission shall determine the validity of the arguments based on the information 
provided by the applicant and on public comments during the public hearing process. 
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The applicant has provided information and arguments stating that there is a public need 
for the additional General Industrial land. Staff reviewed the five-year supply of serviceable 
land and found that the City has not determined an accepted methodology for determining 
what would be the five-year supply of Industrial land. The 1998 BLI indicated that in the 
year 2020, the city would have a 482-acre surplus of industrial land. The applicant cited 
figures from the 2010 LDlR that indicates there is a minimum of 406 acres of General 
Industrial land within the City limits. Staff note that not all of this land is readily serviceable, 
but are not able to calculate a precise quantity of serviceable land without clear guidelines. 
Staff found that the annexation would increase the supply of industrial land in the City. 

Staff also reviewed the annexation's compliance with adopted community-wide livability 
indicators and benchmarks. Staff found that of the 19 applicable livability indicators, the 
proposed annexation would fully comply with 14, partially comply with 3, and not comply 
with 2. 

CI 

r 
0 
0 Staff found the annexation site is capable of being served by urban services and facilities, o 
4 which are already present at the site boundary or that would be required with future 

development. With improvements, the transportation networks and public facilities could 
be accommodated by the proposal. 5 

z 
Lastly, Staff found the proposed annexation request would be compatible with each of the 
13 compatibility criteria, as noted above. 2 

w  I- 
Z CY 

Based on the criteria, findings, and conclusions stated above, it is recommended that the 5 2 
Planning Commission recommend to the City Council, to FORWARD the 88-acre 2 2 
annexation request for consideration of annexation (ANN1 1-00001 ) by the voters of the City Z 

I- of Corvallis, at the May 2012, election. A motion to forward the annexation application : 3 
would be based upon the criteria, discussions, and conclusions contained within the o 2 
November 9,201 1, Staff Report to the Planning Commission, and upon the reasons given D m 
by the Planning Commission members during deliberations on this application. A 5 2 
recommended motion is provided at the end of this staff report. 08: 2 "Q 

E o w  
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PART 11: ZONE CHANGE 
(District Designation Upon Annexation) 

A. Summary of Proposal 

The applicant proposes to amend the Official Zoning Map by applying a base zone of GI 
(General Industrial) for the entire subject site, which is contingent upon voter approval of 
the annexation. Additionally, the applicant proposes to apply a Planned Development 
Overlay (as part of the Conceptual & Detailed Development Plan request) and a Willamette 
River Greenway Overlay, to the subject site, should the annexation be approved by voters. 

B. Land Use 
0 
0 

Base Zone - General Industrial Desiunation o 
9 

LDC Table 2.2-1 identifies zoning map designations that are consistent with the underlying 
f Comprehensive Plan land use designation of General Industrial. LDC Section 3.24.10 z 

discusses the purpose of the GI Zone. - a 
z 

TABLE 2.2-1 
COMPREHENSIVE PLAN AND CORRESPONDING ZONING MAP 

DESIGNATIONS (not including zone overlays) 

u 
A 

Zcu ,  
Z z P  .a: 
Soiiii 

Section 3.24.10 - Purpose L L + I  ol-x  
This is the primary zone that implements the General lndustrial So 

INDUSTRIAL 

General 

, 

Comprehensive Plan designation. It is intended to provide appropriate 
locations for a variety of General lndustrial Uses including Manufacturing and 
related activities with few, if any, nuisance characteristics. This zone prohibits 
Residential Uses except as authorized in Chapter 4.3 - Accessory 
Development Regulations. 

INDUSTRIAL 

RTC Research Technology 
Center 

MUE Mixed Use Employment 
GI General lndustrial 
C-OS Conservation - Open Space . 

LDC Table 2.2-1 indicates that the GI Zone is one of four potential Zones that can be 
applied to properties with a Comprehensive Plan designation of General Industrial. The 
subject property currently has a Comprehensive Plan designation of General lndustrial 
(Attachment A-3) and a County Zoning Designation of Urban Industrial-20iPUD (20 acre 
minimum site area) (Attachment A-4). Staff find the proposed General lndustrial base 
zone is consistent with the Comprehensive Plan designation of GI (General Industrial), and 
LDC Table 2.2-1. 
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Planned Development Overlay 
In addition to the new zone designation of GI, the applicant requests that the site receive 
a PD Overlay, consistent with LDC Section 2.5.10(d). Land Development Code Sections 
3.32.30 and 3.32.40 describe the implementation and initiation processes associated with 
assigning a non-residential PD Overlay to a site. Those LDC sections are provided below. 

Section 3.32.30 - IMPLEMENTATION 

Property may be designated with a Nonresidential PD Overlay in any of the following ways: 
a. Upon Annexation in accordance with Chapter 2.6 -Annexation; 
c. In conjunction with a Zone Change in accordance with Chapter 2.2 -Zone 

Changes. 

A Nonresidential PD Overlay can also be applied through the use of the provisions in Chapter 
2.5 - Planned Development, which allow such an Overlay in conjunction with approval of a p 
Conceptual andlor Detailed Development Plan. However, Nonresidential PD Overlay 8 

0 established in accordance with Chapter 2.5 only remain as long as there is an active 9 
Conceptual Development Plan on the site (active defined in Section 2.5.40.09) or an active 1- 

Detailed Development Plan on the site (active defined in Section 2.5.50.09). f 
Z 
s 
z 

Section 3.32.40 - INITIATION g 
A Nonresidential PD Overlay may be initiated in any of the following ways: 

LU I- a. An application filed by a property owner on property(ies) with a nonresidential land z rr: 
use designation, in conjunction with an Annexation, Comprehensive Plan Map 
Amendment, or Zone Map Change; and under circumstances when the property 

5 2 
-I LU 

owner states and the hearing authority finds the applicable underlying zone 3 
standards are not adequate to do address the following concerns: E L  

1. Circulation or other common facilities issues; 2 2 
2. Resolution of issues related to an unusual site configuration, steep 
topography, or Significant Natural Feature; 

0 2  
Zzjrc  

3. Assurance of comprehensive planning and coordinated development where z 9 
the property is large andlor has mixed uses; or 25: 
4. Compatibility issues where it is desirable to locate more intensive land uses a O 
next to less intensive residential land uses. O k x  "->I 

sow 
Consistent with LDC Sections 2.5.1 O(d) and 3.32.30, the applicant requests to apply a Non- 
Residential PD Overlay in conjunction with the Annexation, Zone Change, and Planned 
Development (CDDP) applications. The applicant requests the PD Overlay and subsequent 
CDDP as a mechanism to attach conditions of approval for development on the site that 
will ensure that, with development, the provisions of the Oregon Transportation Planning 
Rule (TPR) will be addressed to the satisfaction of ODOT. The TPR is a comprehensive 
planning requirement that cannot be addressed in any other fashion, consistent with legal 
principles and the City's rules and regulations. Approval of Annexation and Zone Change 
requests cannot, by the nature of the request, be conditional. However, the CDDP 
associated with the PD Overlay is capable of receiving conditions of approval. The 
proposed conditions of approval, associated with the CDDP, are discussed in further detail 
in Part Ill of this staff report. 

The request to apply the PD Overlay is consistent with LDC Section 3.32.40, because the 
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PD Overlay would enable the applicant to satisfy the requirements of the TPR at the time 
of development, which could not occur otherwise. 

Willamette River Greenwav Overlav 
The applicant requests that the site receive a Willamette River Greenway (WRG) Overlay. 
The Purposes of the WRG Overlay are described in LDC Section 3.30.10, as follows: 

Section 3.30.10 - PURPOSE 
The Willamette River Greenway is an Overlay that coincides with the adopted Greenway 
boundary and applies to all development permitted by the underlying zones. The objectives 
of this Overly and this Chapter are as follows: 

a. Protect, conserve, enhance, and maintain the natural, scenic, historical, economic, 
and recreational qualities of lands along the Willamette River; 
b. Maintain or improve air and water quality within the Greenway; 
c. Implement goals and policies of the State's Willamette River Greenway Program as 
required by the Oregon Revised Statutes, as amended; A .c 

d. implement policies of the City's Comprehensive Plan; o o 
e. Establish standards and requirements for the use of lands within the Willamette 8 
River Greenway in the City of Corvallis; .c 

f. Provide for review of any intensification of Use, change of Use, or development 5 
within the Greenway; Z 

5 
g. Increase and maintain public access to and along the Willamette River to create 
urban recreational opportunities, provide linkages to other transportation corridors, 2 
and provide for multiple use of urban land; and I- a 
h. Ensure development is consistent with floodwater flow mitigation and management X 
of a Natural Resource or Natural Hazard. $ k 

T 1? 
The boundary of the WRG Overlay was previously delineated through adoption of the City's 4 

1982 Comprehensive Plan, and associated 1980 Willamette River Greenway - 5 
5 Comprehensive Plan Report, which includes Greenway boundary maps adopted by the City 5 2 and State of Oregon (Attachment B-6 - Page 8). The applicant proposes to apply the o z r! WRG Overlay, consistent with the adopted Greenway boundary maps. Application of the 0 w 

WRG Overlay to the subject site provides consistency between the City's Official Zoning 5 2 
Map and Statewide Planning Goal 15, and requires approval of a WRG Conditional 2 8 Development Permit for any development proposed within the WRG Overlay (see Part IV g 2 of this staff report). E o w  

Conclusion on Land Use Designation and Zone Overlavs 
The proposed zone of GI (General Industrial) with PD and WRG Overlays is found to be 
consistent with the underlying Comprehensive Plan designation of General Industrial, the 
purposes of the GI Zone as defined in LDC Section 3.24.10, LDC Chapters 2.5 (Planned 
Development) and 3.32 (Non-Residential Planned Development Overlay), as well as LDC 
Chapter 3.30 (WRG Overlay). 

C. Compatibility 

LDC Section 2.2.40.05 

a. Review Criteria for Zone Changes, Except Those Requesting to Apply or Remove a 
Historic Preservation Overlay 
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Quasi-judicial Zone Changes shall be reviewed to determine how they affect City 
facilities and services, and to ensure consistency with the purposes of this Chapter, 
policies of the Comprehensive Plan, and any other applicable policies and standards 
adopted by the City Council. The application shall demonstrate compatibility in the 
following areas, as applicable: 

1 Basic site design (e.g., the organization of uses on a site and the uses' 
relationships to neighboring properties); 

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

3. Noise attenuation; 

4. Odors and emissions; 

5. Lighting; 

6. Signage; 

7. Landscaping for buffering and screening; 

8. Transportation facilities; 

9. Traffic and off-site parking impacts; Z 
0 
t- 

10. Utility infrastructure; x a 

1 1  Effects on air and water quality (note: a DEQ permit is not sufficient to meet 
$! t jZ  

this criterion); 3 2 
$ L 

12. Consistency with the applicable development standards, including the 
applicable Pedestrian Oriented Design Standards; 2 ;! 

nu) 
13. Preservation andlor protection of Significant Natural Features, consistent with E 6 

Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - $ z t Natural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum =) '- 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 2 8 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland & Provisions. Streets shall also be designed along contours, and structures shall g 
be designed to fit the topography of the site to ensure compliance with these 
Code standards. 

The proposed Zone Change is consistent with the compatibility criteria outlined in LDC 
Section 2.2.40.05(a) above, as follows: 

Basic Site Desian, Visual Elements, Landscapinq for Buffering and Screeninu. 
Consistencv with Development Standards, and Natural Features 

If the subject site is annexed into the City limits, the Zone Change application is 
necessary so that a City zone may be applied to the site. As noted previously, the 
applicant requests a GI (General Industrial) Zone, with Planned Development and 
Willamette River Greenway Overlays. The GI zone is characterized primarily with 
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outright permitted uses that are industrial in nature (see Attachment B-5 - pages 
31 through 34 for permitted uses and development standards), consistent with 
the underlying Comprehensive Plan Designation of General Industrial. All properties 
to the east, north and west of the subject site have a GI zone and an underlying 
Comprehensive Plan Designation of General Industrial. The subject site and 
neighboring properties to the north and west that are undeveloped or 
underdeveloped will be subject to the development standards of the GI zone, such 
as setbacks, building heights, landscaping, parking, and public improvements. 
Development that occurs consistent with the GI zone standards is considered to be 
compatible with surrounding development. The applicant has taken the further step 
of proposing to not allow kennels, scrap operations, and explosive storage uses, 
which are otherwise allowed in the GI zone (Condition # 9). 

Three properties at the southwest corner of the site are located outside of City limits, 
A 

and have a mix of General Industrial and Residential-Medium Density designations, ;5 
0 as illustrated on the Comprehensive Plan map (Attachment AS). Each of the three 9 properties contains a single-family home. As part of the CDDP application, the - 

applicant is proposing to construct a raised, landscaped berm, which is intended to 
buffer the more intensive industrial uses that might occur on the McFadden property 5 
from the adjacent residences. Additionally, the GI Zone contains a special 
development setback of 100-feet along GI property lines where the abutting F 
properties are residential, which applies in the case of the three properties to the 2 

w i- southwest. The application materials indicate the location of the 100-ft. setback z pr 
2 0 (Attachment D - page 130). Development of uses consistent with the standards of a a 

the GI zone is considered to be compatible with surrounding residential uses based $ 3 
on adherence to this special setback, and the proposed landscaped berm provides 
an additional buffer beyond the base GI zone requirements. $ s 

a m  
5 1 Additionally, application of the PD Overlay on the site ensures that compatibility o 0 

between any future industrial development and the abutting residences will be Z z 9  

addressed, as the site builds out and future development is reviewed through the 2 Planned Development / Detailed Development Plan process. Given the above u- T otsx discussion, staff find the proposed GI Zone is compatible with neighboring properties z o w 
and zones, and meets the compatibility criteria listed in LDC 
2.2.40.05(a.I),(a.2),(a.7), and (a.12). 

Establishment of the Willamette River Greenway Overlay on the site ensures that 
any development proposed within the WRG Overlay area, except that exempted by 
LDC Section 3.30.30, will be required to go through the Conditional Development 
review process. This provides an additional level of compatibility review for uses 
abutting Highway 20 and the Willamette River. Additionally, a High Protection 
Riparian Corridor is located along the site's Highway 20 frontage (Attachment A-6). 
The High Protection Riparian Corridor standards in LDC Chapter 4.1 3 ensure that 
the only development present within the Riparian Corridor along the site's Highway 
20 frontage will be the Arterial Highway frontage improvements and driveway access 
for future development interior to the site. This provides an additional level of 
compatibility related to overall site design, visual elements, and open space, 
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consistent with LDC 2.2.40.05(a.l), (a.2), (a.7), and (a.13). 

* Noise Attenuation, Odors and Emissions, and Effects on Air and Water Quality 
The applicant requests a PD Overlay to be placed over the entire site in conjunction 
with the Zone Change and CDDP applications. Future development plans will be 
required to be reviewed for compatibility, based on the criteria noted above, through 
the Planned Development - Detailed Development Plan review process. As such, 
staff find the request for the GI Zone is compatible with surrounding uses in terms 
of noise, odor, and emissions impacts. As noted in the purpose statement of the GI 
Zone outlined in LDC 3.24.1 0, development is characterized, in general, by industrial 
uses that have few, if any, nuisance characteristics. Staff find that the criteria 
outlined in LDC Section 2.2.40.05(a.3), (a.4), and (a.1 I )  are satisfied. 

* Lishtinq and Signaqe 
A 

The Zone Change portion of this application does not include lighting or signage. r; 
0 Lighting and signs on the site are anticipated to be developed consistent with LDC o 
5' standards, and are therefore considered to meet the compatibility criteria for lighting 

and signage in LDC Section 2.2.50.05(a.5) and (a.6). f 
Z 
4 - 

* Traffic and Off-Site Parkins Impacts I Trans~ortation Facilities z 
Refer to the discussion in Part Ill of this staff report, which addresses transportation g 
system impacts, parking and traffic associated with potential future development of 
the site. The CDDP discussed in Part Ill allows conditions of approval to be applied $ 
to the development site that address transportation system impacts and the State 3 2 
Transportation Planning Rule. As discussed in Part Ill, the criteria for traffic and $ 2 
transportation system impacts are satisfied. The existing circulation network, with 23. (= 
improvements, can accommodate development of the subject property consistent I- 

2 $ with the City's Land Development Code, the Transportation Plan, and the Parks & n 
Recreation Facilities Plan. 5 =! 

0' 
$ 2 9  

4 n3U. 
Utilitv Infrastructure 2s: 
Part I of this staff report contains a detailed discussion concerning the utility demand u + 

0 I - x  calculations associated with the proposed Annexation and Zone Change. As noted ,,, 
in that discussion, the site is currently served by public sewer and water lines which 
run along the property boundaries. Additionally, as noted in that discussion, the 
potential maximum demand associated with development of anticipated industrial 
uses can be satisfied based on a combination of existing utility services, and known 
planned infrastructure improvements identified on City master utility plans. The 
applicant has noted what the planned infrastructure improvements are, has provided 
utility demand calculations that support the known demand and has acknowledged 
that future phases of development require infrastructure improvements, and that the 
costs of the improvements are to be born by the property owner. The criterion for 
utility infrastructure compatibility outline in LDC § 2.2.40.05.a.10 is satisfied. 

Summaw and Conclusion of Compatibilitv Analvsis 
Given the above discussion, staff find the proposed Zone Change application is consistent 
with the applicable criteria and compatible with neighboring uses. 
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D. Consistencv with Statewide Planninq Goal 15 (Willamette River Greenwav) - 

The applicant proposes to apply the Willamette River Greenway Overlay to a portion of the 
subject site. The delineation of the WRG Overlay is proposed to match that shown on the 
original greenway boundary maps included as part of the City of Corvallis' 1980 
Comprehensive Plan adoption (Attachment B-6). The original greenway boundary maps 
are included within the 1980 Comprehensive Plan report entitled "Comprehensive Plan 
Report - Willamette River Greenway", and are referenced as a Supporting Document to 
Article 6 of the current Corvallis Comprehensive Plan. Application of the WRG Overlay to 
the City's Official Zoning Map, in a location consistent with the original adopted greenway 
boundary, ensures compliance with Statewide Planning Goal 15, by requiring that future 
development on the site, if annexed, be reviewed in accordance with the City's Willamette 

A 

River Greenway Permit 1 Conditional Development Permit process, outlined in LDC Chapter ;5 
3.30. 

0 
0 
3 
%- z 
Z 

Part 11: Summarv and Conclusions 5 
Z 
E! The GI Zone is consistent with the underlying General Industrial Comprehensive Plan I- 

Designation. The request to place a PD Overlay on the entire development site is s 
consistent with the applicable review criteria in LDC Sections 2.5.10(d) and 3.32.30. k 
Development that occurs consistent with the standards in the GI zone is considered 2 
compatible with adjacent properties developed to the same standards. The GI zone 2 k! 
includes a special setback where GI-zone properties abut residential uses, and the 
application materials indicate compliance with the setback standard. Additionally, the 2 
applicant is proposing a raised, landscaped berm adjacent to the nearby residences, as 8 ; part of the CDDP application. The berm and CDDP, ensures an additional level of o 
compatibility review for the subject site. it52 $3: 
Based on the criteria, findings and conclusions above, it is recommended that the Planning 
Commission APPROVE the proposed Zone Change application (ZDCI 1-00002) for the n o w 
subject site. The Zone Change approval would be contingent upon a successful annexation 
vote in the May 2012, election. A motion to approve would be based upon the criteria, 
discussions, and conclusions contained within the November 9, 201 1, Staff Report to the 
Planning Commission, and upon the reasons given by the Planning Commission members 
during deliberations on this application. A recommended motion is provided at the end of 
this staff report. 

-- 
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PART Ill: PLANNED DEVELOPMENT 
(Conceptual and Detailed Development Plan) 

A. Summary of Proposal 

The applicant is requesting approval of a Conceptual and Detailed Development Plan 
(CDDP). 

Conceptual Development Plan 
The Conceptual Development Plan is limited in scope to seven proposed Conditions of 
Approval (Attachment D - page 81 and 82, and table below). The "proposed 
development area" identified on Sheet C2.1 (Attachment D - page 129) is intended to - 

E; illustrate the limits of development due to protection of the Natural Features located on the g 
western portion of the site, and based on the proposed limit on floor area. The proposed 4 

T- 

Conditions of Approval, intended to apply to the entire subject property in perpetuity, are 5 
as follows: z 

9 

Y 
-I 

Z G *  
$ z T  
Q Z :  5 0 iij 
LL > 
0 k x 
S o w  

application, specific public improvements shall be constructed or 
financially secured in accordance with LDC 2.4.40.08. The public 
improvements include the construction of a public sidewalk located 
parallel to Highway 20 along the southerly boundary of the subject 
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2 

- 

(sic), and providing a public access easement over the sidewalk's 
route. 

In order to financially secure the public improvements, the applicant 
shall prepare Public Improvement by Private Contract (PIPC) permit 
documents. The PIPC design and plans shall be authorized for 
construction by the City engineer and all required permit documents 
shall be completed and on file with Development Review 
Engineering. Prior to the City Council hearing, the permit shall be 
complete and ready to issue and the Public Access Easement shall 
be in the possession of Development Review Engineering and 
ready for filing should the annexation request be successful. 

Future development proposals on the subject property shall be 
limited to a maximum Floor Area Ratio (FAR) of 0.23. The 
maximum FAR for the site being calculated as 0.23 (85.43 acres x 
43,560 square feetlacre) = 855,906 square feet of floor area. The 
maximum floor area for an incremental application approach shall 
be proportioned in relation to the developable area included in each 
application . The cumulative total floor area of all increments shall 
not exceed 855,906 square feet. 

Yes - see 
discussion 

below 



As noted in the table above, staff is suggesting revisions to some of the proposed 
conditions (see Conditions of Approval at the end of this staff report and discussion below), 
as well as new conditions of approval. 

Future development proposals on the subject property shall 
calculate trip ends for traffic analysis purposes based upon the 

Detailed Develo~ment Plan 
The Detailed Development Plan, as proposed, is limited in scope to construction of a public 
sidewalk along the site's Highway 20 frontage, and a landscaped berm located near the 
southwest corner of the site. The sidewalk construction also involves approximately two 
feet of fill, and removal of three existing significant trees along the frontage. 

4 

5 

6 

7 
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current applicable International Traffic Engineers (ITE) land use 
code. However the total trip ends at full build out shall not exceed 
the following categories of total trips which are based upon the 
current ITE land use code for industrial parks: 

AM peak hour 0.84/1,000 sf x 855,906 sf = 71 9 trip ends 
PM peak hour 0.86/1,000 sf x 855,906 sf = 736 trip ends 
Weekday 6.96/1,000 sf x 855,906 sf = 5,957 trip ends 

Trip ends for incremental applications shall not exceed a 
proportional calculation using the above rates. For either an 
individual application or for the cumulative total of all applications at 
full build out, the floor area shall be the lesser of the FAR 
calculation or the floor area used in the trip end calculation 
methodology. 

The applicant shall grant a fifteen-foot easement parallel and 
proximate to the railroad right-of-way, along the subject parcel's 
northerly boundary, for the purpose of a potential future public-use 
trail or path. Said easement shall be in the possession of 
Development Review Engineering and ready for filing, should the 
annexation be successful. 

Future Detailed Development Plans shall incorporate consideration 
of the City's adopted plans for multi-use path(s) or trail(s) within the 
subject property. If determined appropriate by the City, this will 
include, but not be limited to, widening the currently proposed 
sidewalk to a full-width multi-use path. 

The following uses which are otherwise permitted in the City's 
General Industrial (GI) Zone, are prohibited in the subject Industrial 
Planned Development: 

3.24.20.01 .a.2.c(2) - Kennels 
3.24.20.01 .a.2.i - Scrap Operations; and . 3.24.20.03.a - Explosive Storage. 

Future development applications for the subject property shall be 
processed through the City's planned development process in place 
at the time the application is made. 

Yes - see 
discussion below 

Yes - see 
discussion below 

No 

No 



Condition of Approval # 4, as proposed, is intended to serve as a mechanism to ensure 
that, if approved, the Detailed Development Plan does not expire. The condition requires 
City review and authorization of a Public Improvement by Private Contract (PIPC) permit 
for the proposed sidewalk, but does not address the proposed landscaped berm, identified 
on the DDP. The applicant submitted the PIPC construction drawings on October 31,201 I 
(Attachment E -case PIP1 1-1530), which are currently being reviewed by staff. Condition 
# 4 also addresses City approval of the security for the public improvements, prior to City 
Council review of the Annexation request. By securing (bonding) the public improvements 
associated with the sidewalk, the Detailed Development Plan will not expire, per LDC 
Section 2.5.50.09.b(1). This will have the effect of locking in place, the proposed Conditions 
of Approval on the subject property. Enforcement of the conditions of approval related to 
limits on floor area and trip generation is a critical piece for ensuring that the project 
complies with the Transportation Planning Rule, as discussed in more detail in Part I of this 

A 

staff report. v- 
0 
0 
0 

B. Applicability and Purposes of Chapter 2.5 - Planned Development 4 
v- 
.P 

LDC Section 2.5.10 
z 

a. The Procedures of this Chapter are Applicable When - 2 
1. A property owner requests a Conceptual andlor Detailed Development Plan 

concurrent with a specific project review 5 w I- 
z; iY 

d. On Nonresidentially Designated Properties - Upon approval of a Conceptual 
Development Plan on nonresidentially designated land, a Nonresidential Planned 

2 2 
Development Overlay is placed on the site and shown on the Official Zoning Map 5 :  
for as long as the Conceptual Development Plan remains active (unexpired). Upon 
approval of a Detailed Development Plan on nonresidentially designated land, a 5 3 
Nonresidential Planned Development Overlay is placed on the site and shown on 0 '3 
the Official Zoning Map for as long as the Detailed Development Plan remains Zt ju,  
active, as defined in Section 2.5.50.09.c. In cases where an approved Conceptual '? 
andlor Detailed Development Plan is no longer active, the associated Nonresidential 8 k 
Planned Development Overlay is automatically removed from the Official Zoning 2 0 ~  

LL*z 
Map. O k x  

= o w  
LDC 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 procedures; 
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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 
development standards such that the intent of the development standards is still met. 

As noted under Part II of this report, the applicant requests a PD Overlay zone to be placed 
on the subject site, in conjunction with the proposed Conceptual and Detailed Development 

C4 

Plan (CDDP). In that analysis, staff found that the request for a Non-Residential PD F; 
Overlay was consistent with the processes of LDC Sections 3.32.30 and 3.32.40. The 

8 findings from Part II that demonstrate compliance with LDC Sections 3.32.30 and 3.32.40 
are incorporated as findings here by reference. If the requested CDDP is approved, the site f 
would contain a PD Overlay and the procedures in LDC Chapter 2.5 would be invoked with 2 
development. z 

0 
I- 

The intent and purposes of the Planned Development is to permit flexibility in the land ;i 
development process, allow preservation of Significant Natural Features, and allow for $ 
innovation in site planning and architectural design. The applicant does not request any 5 2 
flexibility from development standards with the CDDP application. 5 2 - E k 
Conclusion on Aoplicabilitv and Purooses of Chaoter 2.5 - Planned Development 2 2 Given the above, staff find that the procedures of Chapter 2.5 - Planned Development are 
applicable to the subject site and that the CDDP is consistent with the purposes of Chapter 5 
2.5. $ 2 9  Gtt 

C. Review Criteria 
s w i  
LL >- 
s f i  --  

LDC Section 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 - 
I. Compensating benefits for the variations being requested; 

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

3. Visual elements (scale, structural design and form, materials, etc.); 
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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 F: 
this criterion); o 

0 
C) 

4 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 f 

Z 

14. Preservation andlor protection of Significant Natural Features, consistent with 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Z 

Natural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
0 

Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 5 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland & 
Provisions. Streets shall also be designed along contours, and structures shall 2 2 be designed to fit the topography of the site to ensure compliance with these , 
Code standards. < c W  

E :: 
2.5.50.04 - Review Criteria for Determining Compliance with Conceptual Development Plan 2 5 
Request for approval of a Detailed Development Plan shall be reviewed to n * 
determine whether it is in compliance with the Conceptual Development Plan. The 
Detailed Development Plan shall be deemed to be in conformance with the 
Conceptual Development Plan and may be approved provided it is consistent with 
the review criteria in Section 2.5.40.04 above, provides a clear and objective set of 
development standards for residential Detailed Development Plans (considering the 
Detailed Development PIan proposal, required adherence to this Code, and 
Conditions of Approval), and does not involve any of the factors that constitute a 
major change in the Planned Development. See Section 2.5.60.02 -Thresholds that 
Separate a Minor Planned Development Modification from a Major Planned 
Development Modification. 

Consistent with LDC Section 2.5.40.04(a) and 2.5.50.04 above, staffwill analyze the CDDP 
request for compatibility in the following areas: 
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Compensatinu benefits for the variations beinq reauested; 
The proposed CDDP does not require any variations from LDC standards. Staff find the 
criterion in LDC Section 2.5.40.04.a.1 is not applicable. o 

0 
9 

. Compensating Benefits for 
Requested Variations to LDC 
Standards 

. Basic Site Design . Visual Elements 
e Noise Attenuation 
. Odors and Emissions 
o Lighting 
o Signage . Landscaping for Buffering and 

Screening 

T- 

Basic Site Desiqn (Oraanization of Uses on a site and the Uses' relationship to neighboring 5 
properties); 2: 

5 The CDDP includes construction of a 64 ,  wide public sidewalk and 12-ft wide landscape 
park strip along the site's Highway 20 frontage, consistent with the City's Arterial Highway 2 
development standards, as outlined in LDC Table 4.0-1. The ultimate location of the 5 
sidewalk and associated park strip are dependent upon final approval of the western curb g & of Highway 20, based on ODOT review of driveway access permits and future development z 0 

a a scenarios. The plans submitted as part of the PlPC review (Attachment E) illustrate the , LU 
sidewalk as being between 12 and 40 feet from the existing curb. aE 

g k 

. Transportation Facilities 
o Traffic and Off-site Parking Impacts 
. Utility Infrastructure . Effects on Air and Water Quality 
0 Design equal to or in excess of the 

types of improvements required by 
the standards in Chapter 4.10 - PODS 

o Preservation and/or protection of 
Significant Natural Features 

in 2 
As part of the CDDP, the applicant is proposing conditions of approval which provide a 2 I: financial and design surety for the subject sidewalk. The CDDP also includes development g _ 
of a raised, landscaped berm along the site's southwest corner, and has not been 5 z '3 
illustrated on the PlPC submittal. The intent of the berm is to address comments received 
from a public meeting that the applicant conducted with the neighborhood, and to ensure 3 
an additional level of compatibility between future industrial development and the existing $ 5 3 residences, that would not occur if the site were developed according to base GI Zone 
development standards. The applicant is required to submit construction permit applications 
for the landscaped berm in order to fulfill the scope of the proposed Detailed Development 
Plan (see Conditions # 11, 12, 13, and 14). 

Since the applicant is not requesting any variations to LDC standards as part of the CDDP 
request, and the proposed sidewalk, parks strip, and landscaped berm are consistent with 
LDC standards, the proposed CDDP is considered to be consistent with the criterion for 
basic site design. 

Because it is conceivable that the curb and sidewalk could be removed and relocated in 
the future, if future development on the site triggers installation of acceleration and 
deceleration lanes by the City and/or ODOT, there is the potential that any street trees 
installed at this time might also be removed (see discussion in Part I). 
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The applicant is proposing that future development for the remainder of the subject site be 
required to go through the Planned Development Modification review process. This means 
that any future development on the subject site will require additional Detailed Development 
Plan(s) approval (Condition # 8). Consequently, the compatibility of future phases of 
development will be evaluated at the time of future DDP review. When development occurs 
with future DDP approval(s), the proposed development would be subject to GI Zone 
development standards such as building height limitations, setbacks, landscaping, parking 
and public facilities. These development standards would help to ensure compatibility with 
neigh boring properties. 

Based on the above analysis, staff find the requested CDDP, which includes the proposed 
Conditions of Approval, and Detailed Development Plan approval for the public sidewalk, 
planter strip, and landscaped berm, will result in development that is compatible with - 
neighboring properties relative to the criterion for basic site design. ;5 

0 
0 

Visual Elements (scale, structural desiqn and form, materials, etc.); Q 
-4- 

Other than the proposed 6-ft. wide public sidewalk and landscaped berm, the applicant is f 
not proposing additional development within the scope of the Detailed Development Plan, g 
which would be subject to the visual elements criterion. As conditioned, the sidewalk and 
landscaped berm improvements will be constructed to city standards, and therefore are ' 
considered to be compatible with surrounding development. 5 
Noise Attenuation, and Odors and Emissions; 
Development of the proposed sidewalk and landscaped berm is not anticipated to create 
noises or produce any noxious odors and emissions. As such, it is anticipated that the 
proposed development associated with the Detailed Development Plan will be compatible 
with the neighboring properties, and is consistent with the applicable criterion in LDC 
Section 2.5.40.04.a(4) and (5). 

Li~htinq and Sianaae; 
No lighting or signage is proposed with the CDDP. With development of future phases, 
exterior lighting and signage on the site would be subject to the same compatibility review 
and the LDC requirements for lighting and signage in Sections 4.2.80 and Chapter 4.7. 
These standards would ensure that all future lighting and signage on the development site 
would be compatible with neighboring properties. 

Landsca~ina for Bufferina and Screeninq; 
The proposed Detailed Development Plan includes a landscaped berm (Attachment D - 
Page 130). The landscaped berm is intended to provide a visual and sound buffer between 
the existing residences located along Highway 20 and future industrial development on the 
McFadden site. The proposed landscaped berm is a solution that has been provided by the 
applicant to address some of the concerns raised by residents in the neighborhood, at a 
pre-development meeting arranged by the applicant. The applicant is proposing a mix of 
deciduous and evergreen trees and ground cover. The applicant will need to apply for the 
necessary permits and construct the berm consistent with LDC Chapter 4.2 - Landscaping, 
Buffering, Screening and Lighting, and is proposing to construct the berm with this Detailed 
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Development Plan, in order to get the plant materials established so that they will have time 
to mature prior to future development on the subject site (see Condition # 11). 

In order to ensure that an effective visual and sound buffer has been provided, consistent 
with LDC 3.24.30.03.a, the plans submitted for permits shall meet the 80 percent opacity, 
minimum six-ft. height, and 18 month plant maturity standards identified in LDC 
3.24.30.03.a. Additionally, the berm should be extended toward Highway 20, such that its 
southerly extent is matching the boundary of the Willamette River Greenway, as illustrated 
on Sheet C2.2 (Attachment D - page 130). A specific height, and extension of the berm 
will ensure that a suitable buffer has been provided for the adjacent residences. Therefore, 
a condition of approval has been provided which addresses the permit requirements and 
construction standards for the berm (see Condition # 11). Staff find that the proposed 
landscaped berm, if constructed according to the screening standards in 3.24.30.03.a, will 
provide an effective buffer between the existing residences and future industrial 

I-.. 

development. T; 
0 
0 
P The Detailed Development Plan (Attachment D -page 130) illustrates required street trees 

along the site's Arterial Highway frontage. The PlPC submittal (Attachment E) illustrates 
34 large canopy Sugar Maple trees along the proposed public sidewalk. However, the S 
applicant is proposing to defer installation of the street trees until future phases of z+! 

E! development (Attachment D - page 86), citing the concern that the trees if installed at this I- a time, might need to be removed once the extent of future lane improvements to Hwy 20 is x 
IJJ I- known. Staff concur with the proposal to defer installation of the street trees, based on the z or 
2 0 applicant's rationale, and based on LDC § 4.2.20.a.2, which states that all required a a 

landscaping shall be completed prior to the issuance of a Certificate of Occupancy. Since 
Certificates of Occupancy will not be issued until future Detailed Development Plans and g 
associated buildings are permitted and inspected, deferring the landscape installation is 3 
consistent with LDC provisions (see Development Related Concern A). a ?  zr;* 
As conditioned, the proposal is consistent with the criterion in LDC 2.5.40.04.a.8. 

52iF .a: 
$ 0 ~  

Transportation Facilities. Traffic and Off-site Parkinq Impacts, and Utility Infrastructure; b 
E o w  

Oregon Department of Transportation staff have indicated that the proposed zone change, 
from Benton County Urban Industrial-201PUD to Corvallis PD(GI) requires analysis of 
whether development allowed'by the zone change could result in a "significant effect" to 
any affected ODOT facility, per OAR 660-01 2-0060(1 )(c)(C) (Attachment C-I ). The 
applicant addresses this Oregon Administrative Rule in the following ways: 

1. Provision of a Traffic Impact Analysis that analyzed multiple intersections 
affected by vehicle trips generated as a result of conceivable industrial 
development on the site. The TIA includes an analysis of pre-development 
level-of-service (LOS), post-development LOS, and post-development with 
mitigation LOS, for the affected intersections. 

2. Analysis of potential development scenarios under Benton County zoning 
rules, and comparison with City zoning rules. In the comparison, and as part 
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of the CDDP application, the applicant is proposing a voluntary limitation on 
overall intensity of development through proposed conditions of approval. 
The proposed limitations on development include a maximum limit on both 
floor area (0.23 floor area ratio, or 855,906 square feet for the net 85.43 acre 
site area) and trip generation (maximum 719 AM peak hour, 736 PM peak 
hour, and 5,957 weekday trip ends). The applicant proposes to limit overall 
development on the site to the lesser of the proposed floor area ratio or trip 
end calculations (Conditions # 6 and 7). 

ODOT has commented on this approach as follows: 

"In ODOT's opinion, the TPR would not apply to the development that is 
proposed, if the City of Corvallis includes the measures stated in my previous 
email as conditions of site development: 

a) the trip cap limitation on the scale of possible development should 
be described in the chain of title so that purchasers are informed g 
about the extent of development that is possible, and 4 

b) an additional condition of approval should call for reconsideration r 

of OAR 660-012-0060 before the vehicle trip cap is changed to f 
z 

allow more trips. " 5 
(Attachment C-'l - Page 9) z 

0 

The applicant does not propose conditions of approval requiring a re- 
consideration of TPR if future development proposals include an increase 
in either the F.A.R. or trip ends, and deed restrictions that inform potential 
future property owners of the development restrictions that apply to the 
property, as recommended by ODOT (Attachment C-I - page 9). The 
net effect of the proposed conditions, according to the applicant's 
proposal, is a development intensity at final buildout, that falls below what 
could be developed according to the existing County rules. 

The conditions recommended by ODOT would ensure compliance with the 
State's Transportation Planning Rule and provide a public service to 
potential future property owner's by fully disclosing development 
restrictions that would apply to the subject property, if the annexation is 
approved by the voters. Staff recommends that the Planning Commission 
adopt the recommended conditions of approval (see Conditions 2 and 3). 

3. Proposal to ensure that the Detailed Development Plan and related 
conditions of approval never expire by applying for and obtaining 
authorization of PIPC construction permits for a public sidewalk along 
Highway 20 frontage (Conditions # 6 and # 7). Once the applicant has 
obtained PIPC authorization and has bonded for the proposed public 
improvements, the Detailed Development Plan will be considered "locked- 
in", consistent with LDC 2.5.50.09. 

The provision of adequate street, bicycle, pedestrian, and transit improvements at the 
time of future development will mitigate impacts associated with the development. A 
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detailed discussion of the traffic impact study is included above in Part I, Section D of 
this report and findings related to the transportation facilities in that section of this report 
are hereby incorporated by reference as findings under this criterion. 

Beyond the sidewalk improvements proposed as part of the DDP, most transportation 
system requirements would be addressed in conjunction with future DDP applications 
for the site. It is anticipated that lane improvements may need to occur to Highway 20 
along the site's frontage. As shown on the GLUPICDP, these requirements can be 
accommodated on the subject site. No additional public street improvements are 
required of this site, based on LDC criteria. 

In conjunction with future development, it is anticipated that a new TIA will be required 
to assess the specific traffic impacts that would be created by the development plan for 
the site. The TIA will need to assess whether the traffic impacts from the proposed 

h 

development will need to be mitigated by the off-site improvements or other measures. 5 
0 Staff will evaluate any necessary mitigation, conduct a rough proportionality analysis of o 

the traffic impacts, and either require the necessary mitigation to be completed by the 4 
C 
r 

applicant, or recommend denial of future development until such time as the necessary 5 
mitigation is in place. All on-site parking requirements will be addressed in conjunction g 
with future Detailed Development Plan submittals. z 

0 
I- 

As discussed in Part I of this staff report, the applicant has demonstrated that the ;i 
necessary utility infrastructure to serve development on the site can be provided in w z I- az 
compliance with City requirements. In conjunction with future development, staff will 5 2 
ensure that all necessary public improvements are in place or financially secured to the 2 2 
satisfaction of the City Engineer prior to issuance of Certificates of Occupancy. g k 

in 2 
AS noted in Part I of this report and above, the Transportation Planning Rule (TPR) is a a 2 
statewide administrative rule that is applicable to this land use application. The applicant 9 N 

intends to address the requirements of the TPR through a condition of approval that will 5 fG: ensure that, in conjunction with future development on the site, the requirements of the 2 TPR are addressed. Staff have worked with the applicant and ODOT to develop this a g 5  
strategy to address the TPR consistent with state and local regulations, and support the E 
proposed condition (see Conditions # 2, #6, and #7). 

Because expiration of the PD or removal of the PD Overlay through an administrative 
process would nullify Conditions 6 and 7, thereby nullifying the assurance that the TPR 
would be addressed with future development on the site, it is necessary for the 
applicant to ensure that the CDDP cannot expire. One way to do this, per LDC Section 
2.5.50.09, is to install or bond for all public improvements related to the first phase of 
the project. Accordingly, staff recommend Condition # 4 which requires the applicant to 
install or secure phase I public improvements, per LDC Section 2.4.40.08. 

Staff have also provided conditions # 2 and 3, in order to satisfy ODOT's concerns 
about ensuring compliance with the TPR and to provide notice to potential future 
property owners of the development restrictions that would be applied to the subject 
property, should the annexation be successful at the ballot. 



Effects on Air and Water Qualitv (Note: a DEQ permit is not sufficient to meet this 
criterion); 
Development proposed as part of this DDP will not require stormwater quality measures 
because the proposed development does not exceed the threshold of new pollution 
generating impervious surfaces (see Development Related Concern F). 

Future phases of development on the subject site are anticipated to be similar to other 
industrial development within Corvallis. As such, air and water quality impacts are 
anticipated to be negligible, as long as the uses are consistent with those permitted 
outright in the GI zone, and in part because water quality measures will be required for 
stormwater leaving the site, consistent with City standards, at the time of Phase I1 
development (see Development Related Concern F). Air emissions are monitored by 
the Oregon Department of Environmental Quality (DEQ). The DEQ indicates that the 
City of Corvallis is in compliance with all Federal and State air quality regulations. - - 

b 
0 Desiun equal to or in excess of the types of improvements required bv the standards in 0 

Chapter 4.10 - Pedestrian Oriented Desiqn Standards; and 9 
C- 

The design requirements and standards of Chapter 4.10 - Pedestrian Oriented Design 
Standards do not apply to development in the GI Zone. 55 

Z 

Preservation and/or Protection of Sianificant Natural Features 
As noted in Part I of this staff report, the site contains portions of the High Protection 
100-Year Floodplain, High Protection Riparian Corridor for both the Willamette River w I- z fY 
(along the site's Highway 20 frontage) and a local stream (on the western quarter of the 2 2 
site), and a Locally Protected Wetland of Special Significance. The provisions of LDC 
Chapter 4.1 1 - Minimum Assured Development Area (MADA) do not apply to the 5 f 
development site because the extent of the Natural Features on the site does not 5 5 5 
exceed the threshold that establishes applicability of MADA. Therefore, the identified P * 
Natural Features are subject to full protection, except for development that is exempt z =! o", 
per the provisions of Chapter 4.5 - Natural Hazards and Hillside Development, and g z 9  

Chapter 4.13 - Riparian Corridor and Wetland Provisions. The applicant is proposing 
SoEi that future development subject to the Conceptual Development Plan will be consistent U. * T 

with the Natural Features protections of the LDC. Additionally, as discussed in Part I, ol=x 
Z o w  

the applicant cites the following LDC provision, which provides an exemption for the 
public sidewalk that is proposed within the High Protection Riparian Corridor of the 
Willamette River: 

Section 4.13.50 - USE LIMITATIONS AND EXCEPTIONS WITHIN HIGHLY 
PROTECTED RIPARIAN CORRIDORS AND RIPARIAN-RELATED AREAS 

b. Building, Paving, and Grading Activities -The placement of structures or 
impervious surfaces, as well as grading, excavation, and the placement of fill, are 
prohibited. Exceptions to the drainageway restrictions may be made for the 
purposes identified in items 1-7 of this Section, provided they are designed and 
constructed to minimize adverse impacts to Riparian Corridors and 
Riparian-related 
Areas. 



2. The location and construction of streets, utilities, bridges, bicycle, 
and pedestrian facilities within Highly Protected Riparian Corridors 
and Riparian related Areas must be deemed necessary to maintain a 
functional system by the City Engineer. This Code, City 
Transportation and Utility Master Plans, and other adopted City 
plans shall guide this determination. The design standards of 
Chapter 4.0 - Improvements Required with Development shall be 
applied to minimize the impact to the subject area; 

Staff find that the proposed sidewalk is consistent with the City's Transportation Master 
Plan, because it fulfills a requirement for completion of Arterial Highway frontage 
improvements, which includes the park strip and setback sidewalk. The sidewalk and 
park strip are components of the street and pedestrian facilities identified in the 
exemption in LDC 4.13.50.b.2, "necessary to maintain a functional system". The 
applicant has indicated that existing significant vegetation may need to be removed in 
order to accommodate the public sidewalk. Tree removal is subject to the similar - 

r 
0 

exemption. However, care should be taken to minimize unnecessary removal (see o o 
Condition # 10). Staff find the proposal is consistent with the criterion relative to Natural 
Features protections. The proposed landscaped berm is located in a portion of the site, 2 
outside of the delineated Natural Features. Therefore, the proposed landscaped berm is 3 
not subject to the Natural Features protection standards identified above. z 

0 
Summary and Conclusions of Compatibility Analvsis 5 
The proposed development associated with the DDP is limited to placement of fill and g & 
constructing a public sidewalk improvement along the site's Highway 20 frontage, and 5 2 
construction of a landscaped berm located in the southwest corner of the site. Future 
phases of development will be subject to additional Planned Development review 

$ 2  
processes and compatibility of future development with adjacent properties will be p k 

2 2 determined with the future application processes. Given the above discussion, staff find , u, 
that the proposed CDDP is compatible with neighboring properties and uses. 2 =! 

$ 2 9  
Parks, Natural Area, and Recreation Board Discussion (Mav 19, 201 1) - g ~ ;  ao!?! 
The proposed public sidewalk was presented to the Parks, Natural Areas, and b &  I o w  
Recreation Board (PNARB) on May 19,201 1 (Attachment B-7). PNARB made two 
recommendations on public multi-use paths associated with the subject property: 

1. Hishwav 20 path - The ultimate configuration should be a combined public 
sidewalk / public multi-use path facility, of 12 feet in width to accommodate a mix 
of pedestrians and bicyclists. The ultimate location of the path and its alignment 
would be determined once ODOT has finalized plan approval for any acceleration 
/ deceleration lanes fronting the subject property and lane re-configuration for 
Highway 20. The ultimate location would be known once the final location of the 
western curb has been determined, so that a minimum 12-ft. wide planter strip 
can be accommodated. Path completion should be linked to development of 
industrial uses on the property. 

2. Railroad path - An easement of 15 feet should be acquired at this time to allow 
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for a potential future path along the site's western railroad track frontage. 
Because of several unknown factors related to potential alignments for the 
railroad path and connectivity through adjacent parcels, actual construction 
should not be required at this time. 

Bicycle & Pedestrian Advisorv Commission Discussion (June 3, 201 1) - 

The proposed public sidewalk was presented to the Bicycle & Pedestrian Advisory 
Commission (BPAC) on June 3,201 I (see Attachment B-8). BPAC was informed of 
the recommendations of PNARB, and concurred with the recommendations for the two 
trail alignments. 

Refer to the discussion below for an in-depth review of applicable criteria associated 
with the multi-use paths, and related conditions of approval and development related 

A 

concerns. T 
0 
0 
0 

D. Chapter 4.0 - lmprovements Required with Development 9 
T 

f 
z 

The public infrastructure associated with the Detailed Development Plan is limited in 9 
scope to a public sidewalk along the site's Highway 20 frontage. As discussed in Parts I 
and II of this staff report, future development of the site consistent with the GI zone will 
likely trigger the need for additional public improvements, although the scale of required 3 
improvements may be tempered by the proposed conditions of approval, which are w I- z PL 
intended to limit the floor area of industrial uses and the number of vehicle trips 3 2 
generated. The following discussion evaluates the CDDP relative to compliance with J w 

applicable standards in LDC Chapter 4.0 - lmprovements Required with Development. 2 Evaluation occurs under three broad areas: Circulation, Public Facilities, and Franchise 2 8 
Utilities. The primary discussion on public improvement requirements is contained in n * 
Part I of this staff report, which are summarized below for reference purposes. g l 

O'f' 
$ 2 9  

Conclusion on Vehicular Circulation Q Z ~  !i+ijii 
The scope of the Detailed Development Plan proposal is limited to a public sidewalk, L L S Z  o c x  which in terms of land use, does not generate vehicle trips. The applicant has provided s UI 

a TIA, and discussion in Part I of this staff report evaluates the potential maximum level 
of industrial development on the site and its impacts on the public transportation 
system. As discussed in the findings in Part I, the site can be adequately served by the 
existing public transportation network that serves the site, or as conditioned, can 
support improvements to the vehicular circulation system that currently serves the site. 
The existing street network can accommodate development of the subject property 
consistent with the City's Land Development Code and the Transportation Plan. 

Conclusions on BicvcleIPedestrian Circulation: 

Public on-street bike lanes exist along the applicant's frontage of Highway 20. As 
discussed in Part I, the City's Parks & Recreation Facilities Plan and Trails Master Plan 
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shows a proposed traillmuiti-use path along the site's Highway 20 frontage. The 
applicant has proposed a condition of approval which requires that with future phases of 
development, the proposed sidewalk will be widened to twelve feet, to support a public 
multi-use path, consistent with the City's adopted facilities plans. 

The applicant has also proposed a condition of approval, to provide a public access 
easement for a potential public multi-use path, to be located along the subject site's 
shared western border with the railroad. This alignment is consistent with the Park and 
Recreation Facilities Plan (Attachment B-3, page 4) and Trails Master Plan (Attachment 
8-4). As discussed in Part I of this staff report, the DDP and proposed conditions of 
approval are consistent with the criterion for public pedestrian and bicycle 
improvements, in LDC § 2.5.40.04.a. 

Conclusions on Transit 
A 

The site is currently served by CTS Limited Service Route C2, along the Highway 20 T- o 
frontage. As discussed in Part I, the criterion for public transit service is satisfied. 0 

0 
9 
T- 

Overall Conclusion on Circulation f 
Z 

Given the discussion above, the proposed Conceptual & Detailed Development Plan for g 
the McFadden Industrial Annexation has demonstrated that, with improvements, the z 
existing circulation network can accommodate development of the subject property E! t- 
consistent with the City's LDC, Transportation Plan, and the Parks & Recreation 
Facilities Plan. 

2. PUBLIC FACILITIES AND SERVICES 
2 

As discussed in Part I of this staff report, the applicant has provided utility demand 2 s calculations that examine the maximum potential development conceivable under GI nV) 
zone standards. The sidewalk and landscaped berm will not create the need for g z! 

O W  
additional improvements to public utility systems. The following discussion addresses 8 f 2 
criteria related to public water, sanitary sewer, storm drainage, and street lights, and 28: incorporates the findings in Part I of this staff report, by reference. "-*z or-, 

E o w  
Water 
As noted in Part I, there is an existing 16 inch waterline located along the U.S. Highway 
20 site frontage, and a 30 inch waterline along the site's northern boundary, adjacent to 
the railroad right-of-way. Based on the submitted utility demand calculations, the site is 
capable of being served by public water that is either existing, or that can be provided 
through enhancements to the system. Such enhancements would be required to be 
included with future Detailed Development Plan approvals. As discussed in Part I, the 
criterion for provision of public water service to and through the site is satisfied. 

Sanitary Sewer 
There is an existing 36" sewer pipe located along the north and northwest portions of 
the site. The City's Wastewater Utility Master Plan indicates that the existing pipe will 
have capacity until the City reaches a population of 80,000. At that time, a 48" pipe is 
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proposed in the Master Plan to serve the drainage basin. As noted in Part I of this staff 
report, the applicant has provided sanitary sewer calculations showing that the 
proposed annexation can be served by the existing sanitary sewer system. 

Storm Drainage 
The applicant proposes to serve future development by either discharging stormwater 
into the Garfield Drainage Basin along the west side of the property, or to gain access 
from ODOT and discharge across the Highway, directly into the Willamette River. As 
noted in Development Related Concerns F and G, future Detailed Development Plan 
submittals will be required to address the City's stormwater quality and quantity 
standards. The applicant has submitted stormwater demand calculations as part of the 
Annexation and Zone Change applications, and has demonstrated that the site is 
capable of being served with public stormwater facilities, consistent with LDC standards. 

CI 

6 
Street Liuhts 0 

0 

As noted in Part I of the staff report, there are no street lights in the vicinity of this 4 
'C- 

project. Future development of the site would require the installation of a City standard 
street light system (Development Related Concern H). 9 

z 
Overall Conclusion on Public Utilities El 
Given the discussion above, the development site is currently served by public water, 5 

w b- sanitary sewer, and stormwater lines. Future Detailed Development Plan submittals will z pc 
need to demonstrate that services can be provided, based on specific demands of the 5 2 
uses presented in future applications. However, the utility demand calculations provided -I 

5 as part of the Annexation (Part I) and Zone Change (Part II) requests, indicate that the 
site can be adequately served by public utilities. 2 3 n m  
3. Franchise Utilities 

Existing franchise utilities are located in the vicinity of the subject site. As noted in Part I, $ 8 & and in accordance with LDC Section 2.6.60.03.i.1, the applicant has provided letters u- >- 
confirming the ability to serve the site with future phases of development. ol -x  

s o w  

Part Ill: Summary and Conclusions 

The standards of LDC Chapter 2.5 - Planned Development are applicable when 
flexibility from development standards are requested or when the development site is 
subject to a PD Overlay. The requested Zone Change application includes a proposal to 
place a non-residential PD Overlay over the entire development site, based on the 
requested CDDP. The applicant is not requesting variations to LDC development 
standards at this time. 

As conditioned, the CDDP is consistent with the applicable development standards of 
the LDC. Additionally, staff find the proposal is compatible with the neighboring 
properties and uses. 
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Based on the criteria, findings and conclusions above, it is recommended that the 
Planning Commission APPROVE the proposed Conceptual and Detailed Development 
Plan (PLDI 1-00002), subject to the recommended Conditions of Approval contained at 
the end of this staff report, and contingent upon passage of the annexation vote. A 
motion to approve would be based upon the criteria, discussions, and conclusions 
contained within the November 9, 201 1, Staff Report to the Planning Commission, and 
upon the reasons given by the Planning Commission members during deliberations on 
this application. A recommended motion is provided at the end of this staff report. 
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PART IV: WILLAMETTE RIVER GREENWAY PERMIT 

A. Summary of Proposal 

The applicant proposes to construct a 6 4 .  wide public sidewalk along the site's 
Highway 20 frontage, consistent with the City's standards for Arterial Highway frontage 
improvements (see Sheet C2.2 - Attachment D - page 130). The final alignment and 
location of the sidewalk is not known at this time, because it is unknown whether or not 
the existing western curb on Highway 20 will need to be relocated, as part of the 
CitylODOT review of the construction drawings. Additionally, future development on the 
site may trigger additional frontage improvements such as acceleration and deceleration 
lanes, which may necessitate future removal of the curb and sidewalk. Once the final 
curb location has been determined through the PIPC and ODOT permitting process, the 
proposed public sidewalk would meet the City's Arterial Highway construction 
standards, and be set back 124.  to the west of the curb. The applicant proposes a 
condition of approval (see Attachment D - page 81), which addresses the sidewalk 
permitting requirements and establishment of financial security for construction of the 
improvements. 

The applicant has accounted for uncertainty in the final curb location by illustrating the 
proposed sidewalk as being located 12-feet from the existing curb, and noting that the 
ultimate location may be as far west as the line delineated as "potential maximum 
sidewalk setback on Sheet C2.2. Regardless of the ultimate location of the sidewalk, 
based on known variables, the sidewalk will be located somewhere within the site's 
proposed Willamette River Greenway Overlay. Therefore, the proposed sidewalk 
development is subject to the Willamette River Greenway Conditional Development 
approval process. There is also the potential that existing significant trees along the 
site's frontage will be removed in order to accommodate the required sidewalk 
alignment. As depicted on Sheet C2.2, the applicant also proposes to install the 
required large canopy street trees within the newly created park strip, but intends to 
defer installation of the required street trees until development of the site occurs, 
consistent with future Detailed Development Plan approval. 

B. Applicability and Purposes of Chapter 3.30 - Willamette River Greenway Overlay 

Section 3.30.20 - CONDITIONAL DEVELOPMENT 
Development within this Overly, regardless of the classification in the underlying zone, 
requires Conditional Development approval in accordance with the provisions of 
Chapter 2.3 - Conditional Development. In addition to notification requirements of 
Chapter 2.0 - Public Hearings, written public notice and a Notice of Disposition shall be 
mailed to the Oregon Department of Parks and Recreation. Development as used in this 
Section includes change of Use, intensification of land, or intensification of Water 
dependent 
or Water-related Uses, except for those activities listed as exemptions in Section 3.30.30 
below. Development also includes proposed increases in air discharges that require permit 
approval by the Oregon Department of Environmental Quality (DEQ). 
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The proposed public sidewalk is considered development, per the definition in LDC 
Chapter 1.6. Because of this, Conditional Development approval is required per LDC 
Section 3.30.20. The proposed landscaped berm is located outside of the delineated 
boundary of the WRG Overlay, and is not subject to the WRG Conditional Development 
review criteria. 

C. Review Criteria 

Section 3.30.40 - REVIEW CRITERIA 
Conditional Development within the Willamette Greenway Overlay may be approved only 
when the Planning Commission, after considering cumulative effects within the City's 
Greenway, finds that the development standards in Section 3.30.50 and the following 
criteria are met: v- 

0 
0 a. Public access to and along the river shall be provided to the maximum o 

extent 4 v. 

practicable and to the extent that public access does not interfere with 
established Uses on the property. 

f 
Z 

b. Significant Natural Hazards and Natural Resources shall be protected 9 
consistent with the requirements of Chapter 4.5 - Natural Hazard and 2 

Hillside Development Provisions, Chapter 4.11 - Minimum Assured 0 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection j 

w  I- Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions, and = 9! the Natural Resource provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. 2 2 

c. Significant natural and scenic areas, viewpoints, and vistas shall be < 1 
preserved. k 

d. The quality of air, water, and land resources in the Greenway shall be 
protected to the maximum extent practicable. 

y 2 
n * 

e. The Minimum Assured Development Area (MADA) shall be consistent with z -' 
Chapter 4.11 - Minimum Assured Development Area (MADA). 0 0  

Z z Y  
f. The natural vegetative fringe along the river shall be protected and 

enhanced to the maximum extent practicable to ensure scenic quality, 2s; 
aom 

protection of wildlife, protection from erosion, and screening of Uses from u- >. I 
the river. O k x  S o w  

g. Any public Recreational Use or facility shall not substantially interfere with 
established Uses on adjoining property. 

h. Maintenance of public safety and protection of public and private property, 
especially from vandalism and trespass, shall be provided to the maximum 
extent practicable. 

i. Extraction of aggregate deposits shall be conducted in a manner designed 
to minimize adverse effects on water quality, fish and wildlife, vegetation, 
bank stabilization, stream flow, visual quality, noise, and safety, and to 
guarantee necessary reclamation. 

1. Development, change, or intensification of Use shall provide the maximum 
possible landscaped area, open space, or vegetation between the activity 
and the river. 

k. Development shall be sited to maximize distance from the river to the 
greatest extent practicable. 

1. In applying "a," through "k," above, to development proposals within the 
Willamette River Greenway, consideration should be given to the provisions 
of this Code, Corvallis 2020 Vision Statement, Comprehensive Plan, 
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Downtown Streetscape Plan, Riverfront Commemorative Park Plan, and 
other applicable City documents. However, where conflicts arise, direction 
must be taken from the Corvallis Comprehensive Plan and this Code. 

Highway 20 separates the subject site from access points to the Willamette River. 
Additionally, access to the Willamette River at this location is infeasible due to a steep 
bank, which lies on the east side of a guardrail along Highway 20. The sidewalk 
provides visual access to the river for its users. The criterion relative to river access is 
considered not applicable. 

As discussed in Part Ill of this staff report, the subject site's frontage is located within a 
High Protection Riparian Corridor, which extends 120-feet westward from the top-of- 
bank (Attachment A-6). As noted in the discussion under applicable review criteria in 
Part I, the City Engineer finds that the proposed public sidewalk is a necessary portion 
of streets and pedestrian facilities identified on the City's Transportation Master Plan, A 

and is therefore subject to the exemption under LDC 9 4.13.50.b.2. Staff find that the E; 
0 
0 

criterion in LDC Section 3.30.40.b is satisfied. As noted in Part Ill of this staff report, the 4 
r 

MADA provisions of LDC Chapter 4.1 I are not applicable to the subject development f 
site. Therefore, the criterion in LDC Section 3.30.40.e is not applicable. z 

is. 
z 

The proposed public sidewalk will be constructed at grade along the site's frontage, 12 
feet west of the ultimate curb location. Construction of the at-grade sidewalk is not $ 
anticipated to have a significant effect on vistas and viewpoints along the river, and in w I- 
fact, will likely create new viewing opportunities of the river, for the public. The sidewalk Z PL 

is not anticipated to have negative effects on the quality of air, water, and land 2 2 
J w 

resources within the greenway. Staff find that the criteria in LDC 3.30.40(c) and (d) are 5 $ 
satisfied. 5 

2 lri 2; iO 
The applicant has identified two (2) evergreen and two (2) deciduous trees, located J z5.-  
along the site's Highway 20 frontage, that may be impacted by the construction of the 5 z 9 
sidewalk. Because the exact location of the sidewalk cannot be determined at this time, n 
it is uncertain if the identified trees will need to be removed, or if they will be impacted in 2 O lA*z 
any way. Due to their distance from the river and their size, the existing trees do not O ! Z X  
provide any shade to the river nor do they contribute to erosion protection along the B o w  

riverbank, so their riparian function is limited. Because the trees are located within the 
High Protection Riparian Corridor, and were within the bounds of the Riparian 
Assessment Study Area, they are required to be preserved per LDC Sections 4.2.20(c), 
4.12.60(f), and 4.13.50(a). Since there may be a conflict in LDC requirements for both 
providing a public sidewalk along a certain alignment, and preserving existing riparian 
vegetation affected by the sidewalk alignment, the LDC conflict will need to be 
addressed through other criteria. 

It is possible that the trees can be removed and replaced per a stream restoration or 
enhancement plan, consistent with LDC Section 4.13.50. However, due to the 
separation of the site's eastern border from the Willamette River caused by Highway 20, 
the intent behind the riparian enhancement provisions may not be satisfied. Provision of 
the required street trees in conjunction with future development is considered to be 
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complementary to the intent of providing an enhanced riparian corridor, and mitigates 
for any potential loss of existing significant vegetation. Staff find that the criterion in LDC 
3.30.40(f) is satisfied. 

The proposed sidewalk is designed to "dead-end" at the south property line of the site, 
and to transition to an existing sidewalk at the north property line (HP campus). It is not 
anticipated that the sidewalk will interfere with, nor encourage vandalism or trespass on 
abutting properties. The criteria in LDC Section 3.30.40(g) and (h) are satisfied. The 
criterion in LDC 3.30.40(i) is not-applicable, because no aggregate extraction is 
proposed. 

The proposed sidewalk is located at the maximum distance permissible per the Arterial 
Highway standards (12-feet between the curb and sidewalk), and is thus located as far 
as possible relative to the Willamette River. This is consistent with LDC 3.30.400) and 

1 

(k). %- 

8 
0 

D. Consistencv with Statewide Plannins Goal 15 (Willamette River Greenwav) 9 - %- 

f 
z 

The Oregon Department of Parks and Recreation and the Department of Land 4 
Conservation and Development (DLCD) were notified of this land use application, and z 
have provided written correspondence (see Attachments C-3 and C-4). These g comments suggest that the City should make findings that the portions of the 
development proposal that are within the Willamette River Greenway boundary are k 
supported by Goal 15 and the WRG review criteria, in order to comply with the purposes 5 2 
of DLCD and Oregon State Parks notification. Staff discussion above and the 2 2 - 
conclusions below fulfill that requirement. k 

2 2 
Part IV: Summarv and Conclusions 6 ~JI 

ZTJW 
The requested WRG Conditional Development application includes a proposal to $2.; 

construct a 6 4 .  wide public sidewalk within the WRG Overlay. fG?: S U E  u * z  
As noted in the discussion above, the sidewalk is not anticipated to have adverse g 5 3  
impacts on the natural and scenic qualities of the Willamette River Greenway and 
associated Riparian Corridor. Additionally, staff find the proposal is compatible with the 
neighboring properties and uses. 

Based on the criteria, findings and conclusions above, it is recommended that the 
Planning Commission APPROVE the proposed WRG Conditional Development 
(WRGI I-OOOOI), contingent upon passage of the annexation vote. A motion to approve 
would be based upon the criteria, discussions, and conclusions contained within the 
November 9,201 1, staff report to the Planning Commission, and upon the reasons 
given by the Planning Commission members during deliberations on this application. A 
recommended motion is provided below. 
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Recommended Motions for the McFadden Industrial Annexation a~plication 

Recommended Motion for ANN1 1-00001 
MOTION: I move to recommend that the City Council place the proposed Annexation 

request (ANN1 1-00001) on the May 2012 ballot. This motion is based on findings 
presented in the November 9, 201 1, Staff Report to the Planning Commission, 
and findings made by the Planning Commission during deliberations on the 
request. 

Recommended Motion for ZDCI 1-00002 
MOTION: I move to approve the Zone Change request (ZDCI 1-00002), contingent upon 

the City Council's placement of the associated Annexation request on the May 
2012 ballot and upon voter approval of the ballot measure. This motion is based ;5 
on Findings presented in the November 9, 201 1, Staff Report to the Planning 0 

0 

Commission, and findings made by the Planning Commission during 4 
r 

deliberations on the request. f 
Z 
9 
Z 

Recommended Motion for PLDI 1-00002 0 
I- 

MOTION: I move to approve the Planned Development request (PLDI 1-00002), contingent 2 
upon the City Council's placement of the associated Annexation request on the $ & 
May 2012, ballot and upon voter approval of the ballot measure. This motion is 2 
based on Findings presented in the November 9, 201 I ,  Staff Report to the $ 2  
Planning Commission, and findings made by the Planning Commission during E k deliberations on the request, 1 ;! 

n * 

Recommended Motion for WRGI 1-00001 
MOTION: I move to approve the Willamette River Greenway Permit request (WRGI 1- 

OOOOI), contingent upon the City Council's placement of the associated 
Annexation request on the May 2012, ballot and upon voter approval of the ballot 
measure. This motion is based on Findings presented in the November 9, 201 1, 
Staff Report to the Planning Commission, and findings made by the Planning 
Commission during deliberations on the request, 
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All 

43, 
61,62 

61,62 

1 

2 

3 

Consistency with Plans - Development shall comply with the 
narrative and plans identified in Attachment Dl except as modified by 
the conditions below, or 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 LDC. 

Modifications to Conditions / Future Planned Development Modifications 
and Transportation Planning Rule - Any modification to condition # 7 
below which proposes an increase in the prescribed maximum vehicle 
trips requires submittal of a Planned Development Modification 
application to the City, to allow for review and comment on the 
application by ODOT. Materials included as part of the Planned 
Development Modification application shall include a discussion on the 
reconsideration of the applicability of OAR 660-01 2-0060 and the 
Oregon Transportation Planning Rule, as it is defined by OAR at the 
time of application. 

Deed Restriction for Subject Prooertv- Upon voter approval of the 
requested Annexation, and as part of the processing of permits as 
required in the conditions below, the applicant shall submit a deed 
restriction document to the City for review, approval, and recording with 
the Benton County Records and Licenses Office. The deed restriction 
shall include the complete language of the conditions outlined below 
that limit floor area and vehicle trips. The applicant shall pay the costs of 
filing the deed restriction with the Benton County Records office. 

Any future Planned Development Modification approval that involves 
changes to the proposed limits on floor area and vehicle trips shall 
include a condition of approval that requires amendments to the deed 
restriction outlined in this condition, in order to inform current and future 
owners of the subject property of any changes to the applicable 
development restrictions. 
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Prior to City Council's hearing of ANN1 1-00001, the public 
improvements shown in the Detailed Development Plan and submitted 
with case PIP1 1-1530 shall be secured in accordance with LDC 4.0.20. 
Improvements consist of the installation of the public setback sidewalk 
along the sites U.S. Highway 20 frontage along with a dedication of 
ROW or the granting of an easement to accommodate the 

34 5 

improvements. In order to secure the public improvements, the 
applicant shall prepare Public Improvement by Private Contract (PIPC) 
permits. The plans shall be authorized and all permit items required for 
issuance of the permit shall be completed and on file with Development 
Review Engineering. The permit shall be ready to issue and the ROW 
dedication or easement shall be ready to be filed upon successful 
annexation to the City. An environmental assessment shall be provided 
by the developer (grantor) for all lands to be dedicated to the public or 
City per LDC 4.0.100.g. 

All improvements must be installed, inspected and approved within 12 
months of Annexation approval (based on the results of the May 15, 
201 2, ballot measure). 

Public Access Easement - Prior to approval of the PIPC application 
(PIP1 1-1530), the applicant shall provide documents for dedication of a 
public access easement over the west 15 feet of the subject property, 
where it abuts the Southern Pacific Railroad Line, to the City. Prior to 
City Council review of the Annexation request, the applicant shall 
finalize and prepare the easement documents for recording. If the voters 
approve the Annexation request, the applicant shall provide fees to the 
City of Corvallis so that the easement may be recorded with the Benton 
County Records and Licenses Office, upon certification of the 
Annexation results. 
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subject property shall be limited to a maximum Floor Area Ratio (FAR) 
of 0.23. The maximum FAR for the site is 0.23 (85.43 acres x 43,560 
square feetlacre = 855,906 square feet of floor area). The maximum 
floor area for an incremental application approach shall be proportioned 
in relation to the developable area included in each application . The 
cumulative total floor area of all increments shall not exceed 855,906 

61,62 7 

Applications, as outlined above, are defined as Detailed Development 
Plan I Planned Development Modifications, building shell permit, and 
tenant improvement permit applications. All required applications shall 
include a table of existing and proposed uses within each building, as 
well as gross floor area and trip end calculations associated with each 
use. 

Maximum T r i ~  Ends - Future development proposals on the subject site 
shall calculate trip ends for traffic analysis purposes based upon the 
current applicable International Traffic Engineers (ITE) land use code. 
However the total trip ends at full build out shall not exceed the following 
categories of total trips which are based upon the current ITE land use 
code for industrial parks. 

AM peak hour 0.8411,000 sf x 855,906 sf = 719 trip ends 
PM peak hour 0.86/1,000 sf x 855,906 sf = 736 trip ends 
Weekday 6.9611,000 sf x 855,906 sf = 5,957 trip ends 

Trip ends for incremental applications shall not exceed a proportional 
calculation using the above rates. For either an individual application or 
for the cumulative total of all applications at full build out, the floor area 
shall be the lesser of the FAR calculation (as calculated per Condition 
#6) or the floor area used in the trip end calculation methodology. 

Applications, as outlined above, are defined as Detailed Development 
Plan I Planned Development Modifications, building shell permit, and 
tenant improvement permit applications. All required applications shall 
include a table of existing and proposed uses within each building, as 
well as gross floor area and trip end calculations associated with each 
use. 



applications for the applicant's property shall be processed through the 
City's planned development process in place at the time the application 

preserved to the maximum extent practicable and shall be illustrated on 
the plans submitted for public improvements (PIPC). Prior to issuance of 
construction permits for the public sidewalk, the applicant shall install 
tree protection fencing consistent with LDC Section 4.12.60.f. However, 
if the final location of the required public sidewalk andlor its expansion in 
width to accommodate the required public multi-use path impacts the 
trees such that they cannot be preserved in a healthy condition, then the 
affected trees may be removed. Prior to removal and issuance of the 
construction permits for the sidewalk, the applicant shall provide a 
valuation estimate to the City's Urban Forester. Upon approval of the 
valuation, the applicant shall re-plant an equivalent number of equal 
value trees along the site's frontage, in a location consistent with LDC 
Section 4.2.30.b. 
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Landscape Construction Documents (LND) - Plans submitted for the 
required landscape and irrigation permit shall contain a specific planting 
plan (including correct Latin and common plant names), a Significant 
Vegetation preservation plan addressing existing significant trees 
identified on Sheet C2.2, in the vicinity of construction, irrigation plans, 
details, and specifications for all required landscaped areas identified on 
the DDP, with the exception of street trees alonu the Hishwav 20 
frontase. The irrigation plans shall indicate source of water, pipe 
location and size, and specifications for backflow prevention. The 
irrigation system shall utilize 100 percent sprinkler head-to-head 
coverage or sufficient coverage to ensure 90 percent coverage of plant 
materials in three years. 

Plantings shall be provided as shown on Sheet C2.2 - Detailed 
Development Plan, with the exception of street trees alonu the Hiahway 
20 frontaae and except as modified below and shall comply with LDC 
Chapter 4.2. As proposed, medium and large canopy trees and 
groundcover shall be provided on the landscaped berm. Additional 
ground cover, shrubs, and trees shall be provided in the area of the 
landscaped berm to ensure that the landscaping meets the height, 
opacity, and maturity time prescribed in LDC 3.24.30.03.a, 4.2.30.a.4, 
4.2.40, and 4.2.50. Tree plantings shall match planting standards 
adopted by the Urban Forester. The landscape construction documents 
shall include an overlay drawing which illustrates proposed plantings 
and existing and proposed underground utilities, in order to ensure that 
plantings and utilities meet the separation requirements outlined in LDC 
§ 4.2.30.b. Exceptions to the plantings shown on Sheet C2.2 may be 
administratively approved by the Development Services Division where, 
due to plant availability or performance issues, minor changes are 
warranted. Plant substitutions shall meet the LDC performance criteria 
and maintain at least the minimum plant density and plant size as 
specified in this Condition. 
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approve the Annexation request, and once the applicant has received 
permit approval consistent with Condition # 10 above, the applicant shall 

assurance to the Development Services Division for review and 

Bond initiated by this Detailed Development Plan, as prescribed in LDC 
§ 4.2.20.a.3 of the LDC. The report shall be prepared by a licensed 
arborist or licensed landscape contractor and shall verify that 90 percent 
ground coverage has been achieved, either by successful plantings or 
by the installation of replacement plantings. The Director shall approve 
the report prior to release of the guarantee. 

Development Related Concerns: 

A. Future Detailed Development Plans shall address the extent of improvements along the 
site's frontage. Street trees, roadway, bicycle, and pedestrian improvements shall be 
consistent with the City's Land Development Code, the Transportation Plan, and the 
Parks & Recreation Facilities Plan. 

B. Future Detailed Development Plans shall complete a TIA in accordance with LDC 
2.5.40.01 .g.5 and 4.0.60.a. The City Engineer shall define the scope of the traffic 
impact study based on established procedures. 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 future overall site development proposals. 

C. As part of the first phase of any future Detailed Development Plan application, the 
applicant shall include plans to widen the public sidewalk along the site's Highway 20 
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frontage to 12 feet, and the entire facility shall be constructed to the City's off-street 
multi-use path standards. Additionally, the applicant shall dedicate a public access 
easement over any portion of the widened multi-use path facility that is located on 
private property. Please note that the location of this path could change to 
accommodate required travel lanes on U.S. Highway 20. 

D. The existing 16 inch waterline along U.S. Highway 20 is located approximately 15 feet 
north of the existing ROW in a 20 foot wide easement. Depending on future lane 
configurations, the existing waterline may end up within, or close to, the future 
landscape strip. Per LDC 4.2.30.b.2.dl trees may not be planted within 10 feet of public 
utility lines. This may preclude trees from being planted within the landscape strip. 
Street trees that cannot be accommodated within the park strip may be located on the 
west side of the sidewalk 1 multi-use path as necessary, to avoid utility conflicts. 

A 

E. With future development, the application proposes to serve the site by constructing a 16 6 
0 inch waterline through the site, connecting the existing 16 inch and 30 inch waterlines. o 

This improvement is consistent with the City's Water Master Plan. 9 r 
f 
Z F. Future Detailed Development Plan phases on the site that create more than 5,000 ft2 of 

pollution generating impervious surfaces will be required to construct stormwater quality z 
facilities. Stormwater quality facilities shall be designed in accordance with criteria 0 I- 
established in Appendix F of the Stormwater Master Plan and the most recent version of s 
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 $12 
facility during the water quality design storm, 0.9-inch 24-hr rainfall event with NRCS $k! 
Type 1A distribution. 

G. Future detailed development phases on the site that create more than 25,000 ft2 of 
impervious surfaces will be required to construct stormwater detention facilities in 
accordance with the LDC section 4.0.130.b. Detention facilities shall be designed to 
maximize storm water infiltration. Maintenance of these facilities is most efficiently 
provided with open systems because they facilitate visible evaluation of system 
conditions and accommodate routine, low-technology maintenance practices. 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 shall be designed 
consistent with both criteria outlined in Appendix F of the Storm Water Master Plan, and 
criteria outlined in the most recent King County, Washington, Surface Water Design 
Manual, and shall be designed to capture run-off so that 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. 

H. Future development of the site shall require the installation of a City standard street light 
system in accordance with LDC 4.0.70.a and 4.2.80.f. 
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Figure 3:     2010 Corvallis Vacant Lands, By Zone
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' MUC zone is attributed to property with a Planned Development (PD) Overlay that remained in effect after LDC map adoption. 



' Total area excludes public rights-of-way. 
MUC (Mixed-Use Commercial) zone is subject to previously approved Planned Development and associated conditions of approval. MUC zone 
is not present in the 2006 Land Development Code. 
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' MUC zone is attributed to property with a Planned Development (PD) Overlay that remained in effect afler LDC map adoption 

Amount of vacant acreage does not factor in areas that may be developable per MADA provisions. 



Table S-I. Comparison of land need and land supply, Corvallis UGB, 1996-2020 
Land Need - Land Supply - 

Plan Designation Net Gross Unconst. Redev Total Surplus1 
Acres Acres Vacant Acresa Buildable Deficit 

Acres Acres 

Agriculture 174 174 174 

CommerciallOffice 
Commercial (CBILCISA) 60 76 109 27 136 6 0 

Office (PAO) 176 220 32 1 33 -187 - 
237 296 141 28 169 -127 r 

CommlOffice Total o 0 

Industrial o 4 
Heavy Industrial (Gllll) 35 44 1,101 49 1,150 1,106 T- 

Light Industrial (LIIRTC) 86 108 82 4 8 6 -22 5 z 
Industrial Total 121 152 1,182 53 1,236 1,084 5 

0 465 465 
Z 

Intensive Development seeto+' 465 

Public-Institutional 525 657 94 0 94  -563 [ 
Residential 

Low Density Residential 337 438 3,876 3,876 3,438 
% z 

Medium Density Residential 122 156 673 673 516 
2 2 

Medium-High Density 101 126 99 7 107 -20 
$ k! 

Residential E k 
High Density Residential 16 21 7 8 15 -5 2 2 
Residential ~o t a l '  576 741 4,655 15 4,670 3,930 

a"' 
g =! 

No Plan Designation 16 16 16 
o g z e  

Total, All Designations 1,460 1,845 6,711 113 6,824 4,979 a s k  
Source: ECONorthwest, 1998. 2 0 ~  l L > Z  
a Redevelopable land includes commercial, industrial and multi-family residential (medium-high and oh, 

high) land. E Q W  
No land need was allocated to this sector. The Intensive Development Sector is a mixed use 
designation that can accommodate residential and commercial uses. 

A land inventory and need analysis that complies with state requirements 
for long-run planning is not the same as a market analysis for a development 
proposal, which typically has a short-run view (1-3 years). In  the short-run, 
land available for development may be constrained by lack of proper zoning, 
lack of services, neighborhood opposition to development, the situation and 
expectations of land owners and users, and so on. In the long-term; it i s  
reasonable to assume that prices, preferences, and policies will adjust so that 
land that is vacant and buildable becomes available for development. 

Thus, i t  is not uncommon for a long-run land need inventory to find 
ample land supply to meet state requirements at the same time land and 
housing prices are rising and developers and builders are having difficulty 



15% per year between 1990 and 1996. This report gives several reasons (e.g., 
lack of large-scale developers or builders, lack of parcels of sufficient size to 
allow large-scale development, annexation voting, speculation on vacant 
land, the cost of providing infrastructure) that explain why short-run 
problems with land availability and housing price can exist even when a long- 
run analysis shows ample land to accommodate expected growth. 

The City generally has sufficient land designated residential and 
industrial to accommodate expected growth, but some minor 
adjustments should be considered 

State statutes and good planning require a more detailed evaluation to 
determine whether the buildable land inside the UGB is planned in such a 
way that the amount of buildable land by plan designation (e.g., medium- 
density residential) is adequate to meet the needs for that use. It  is obviously 
possible to have a surplus of land in the UGB in. the aggregate, but not 
enough land designated for certain types of use. 

Not only does Corvallis have more than sufficient buildable land within 
the existing urban growth boundary to meet long-term growth needs; i t  also 
has sufficient buildable land designated for residential and industrial uses to 
meet projected needs for these broad land use categories. Some issues that 
require attention, and possible policies, are: 

* Residential land-a small deficit of land (estimated a t  25 acres) exists 
in the Medium-High- and High-Density Residential designations. 
Some additions to the medium-high-density plan designation from 
either of the lower-density residential designations would be 
appropriate. 

* Industrial land--a small deficit of land (estimated at 22 acres) exists 
in light industrial designations (LIIRTC). The City should either (a) 
continue to rely on its existing over-supply of Industrial land (GIJII) to 
meet Light Industrial needs, or (b) re-designate some Industrial land 
to Light Industrial to assure greater compatibility and choice among 
alternative Light Industrial sites. 

* Comrnercial/Of~ice Ea&a substantial deficit (estimated at  187 
acres) exists in land designated for office uses. The City could (a) 
continue to rely on its existing over-supply of Commercial land to 
meet more specific Office Commercial needs, and (b) re-designate 
some Commercial land (LC or SA) to Office (PAO) to assure greater 
compatibility and choice among alternative office commercial sites. 

* Public/institutional land-a substantial deficit (estimated at  563 
acres) exists for publidinstitutional land. Well over half of the need 
derives &om the City's policy stating that i t  should add 35 acres of 
parkland for every 1,000 peopre added to the City's population. For 
these uses the City is probably not required to re-designate land to 
address the potential deficit. The City can rely on its oversupply of 
low-density residential land, its subdivision and PUD process, and the 

dable land inventory because of its natural 
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Table 3-12. Refined estimate of housing and land need 
by type within the Corvallis UGB, 4996-2020 

Housing Typei Plan Units Expected Net Net to Expected Gross 
Designation Density Acres Gross Density Acres 

DUMet Assumption DUlGross 
Acre Acre 

-- 
Single Family 

Low Density 1,400 4.2 337 77% 3.2 438 

Medium Density 600 8.2 73 77% 6.3 9 5 

Subtotal 2,000 4.9 410 77% 3.8 533 

Multi-Family - 
r 

Medium Density 400 8.2 49 80% 6.3 6 1 0 
0 
0 

Medium-High Density 1,200 11.9 101 80% 9.5 126 9 
r 

High Density 400 24.4 16 80% 19.5 2 1 f 
Subtotal 2,000 12.0 166 80% 9.6 208 5 

4,000 7.0 576 77% 5.4 74 1 
4 

Total 

Source: ECONorthwest, 1998. 

Chapter 5 discusses the implications of this forecast for City policy 
(especially for the issue of whether more land is needed in the UGB), and 
how reasonable variations in the assumptions affect final conclusions and 
policy recommendations. z! 2 

3.2 DEMAND FOR NON-RESIDENTIAL LAND 
bi" 

The demand for non-residential land in the Corvallis UGB is a function of g d 
future employment, the density of employment, and the specific type of 0" 
employment on a given parcel. This section evaluates these variables and $ 2 9  
presents an estimate of demand for industrial land between 1996 and 2020. 2 2 ;  

3.2.1 EMPLOYMENT 0 - x  E C J U  

Employment growth is the usual variable used to drive estimates of the 
demand for commercial and industrial built space, and hence for the demand 
for commercial and industrial land. Appendix C describes in more detail 
various issues related to employment forecasts. It  concludes that: 

0 The number of employees in Corvallis in 1996 is estimated to have 
been 30,558 

The number of employees in Corvallis in  2020 will be 38,853. Between 
1996 and 2020 the City wi l l  have to accommodate over 8,000 new 
employees 

The great majority of that growth is in government, trade, and 
services (see Appendiv C for details). 



3.2.2 COMMERCIAL AND INDUSTRIAL LAND NEED 

We used employee-per-acre ratios to estimate demand for non-residential 
land. The general approach begins with sector-level employment estimates. 
Employment added during the analysis period is then divided by employee- 
per-acre ratios to yield net land need in acres by sector. The final step is to 
allocate office and non-office based employment by sector and to aggregate 
up to generalized land use types. 

Because detailed employment data have not been previously compiled by 
government agencies for Corvallis, we used information from the Eugene- 
Springfield metro area (1993 and 1994) to estimate employee-per-acre (EPA) 
ratios. The &st set of figures (ECONW estimate) are EPA ratios we 
developed using actual employment and land areas.6 The second set of 
figures are the EPA ratios LCOG used in the 1993 Buildable Lands 
Inventory for Eugene-Springfield. 

As Table 3-13 shows, the EPA ratios we calculated vary substantiaxy by 
sector, while the LCOG estimates were relatively constant. Manufacturing 
sectors tend to have lower EPAs than oflice-based sectors. Because we did 
not remove the vacant portions of partially-developed parcels and land in 
other non-employment based uses from the database, our EPA estimates are 
lower than LCOG's, which tend to look at  theoretical maximums under the 
assumption of efficient use of land and building space. 

Moreover, our evaluation of 1994 employment and parcel data indicate 
significant variation occurs within individual sectors. This is due, in part, to 
inefficiencies of land uses, and the fact that some employment occurs on 
parcels that are only partially used for that employment. Our analysis of the 
Eugene-Springfield data led to several other conclusions: 

Employment is not always consistent with plan designation. For 
example, commercial uses occurring on land designated for industrial 
uses. 

Some employment sectors provide difficulties in developing EPA 
ratios. For example, many construction-related businesses are based 
out of residences. 

Most businesses have some level of office-based employment 
associated with them. LCOG accounted for this in the Eugene- 
Springfield Industrial Lands Inventory by allocating a percentage of 
employment for each sector to office, and using differ~nt EPAs for 
office use. 

2 d 
z y g  g3u- n s s  

8 0 - x  
I O W  

etailed descriptio 



Table 3-13. Floor area and employee per acre ratios in the 
EugenelSpringfield area, 1994 

Division Title ECONW LCOG 
Estimates Estimates 

Agriculture, Forestry, and Fishing 
Mining 
Construction 6.4 3 5 

Manufacturing 12.6 2 5 

Transportation, communications, and 6.8 25 
utilities 
Wholesale trade 8.2 2 5 

Retail trade 21.2 2 5 

Finance, insurance, and real estate 22.4 44 
Services 
Public Administration 
- -- 

Source: LCOG, ECONorthwest. 

Table 3-14 uses employment forecasts by sector (Appendix C) and the 
EPA ratios in Table 3-13 to estimate non-residential land need for the 
Corvallis UGB between 1996 and 2020. To account for variations in 
employment densities, we used the LCOG estimates as a upper bound for 
each sector and rounded our EPAs up to the next higher increment of 5 for 
each sector. The analysis shows a net non-residential land need of 429 acres 
and a gross land need (assuming net land is 75% of gross land) of 536 acres. 

The output of the EPA ratio analysis is net and gross land need by sector. 
Generalized plan designations for non-residential use include heavy 
industrial (the City classifications of General and Intensive), light industrial, 
commercial, and office. To allocate that land need to specific plan 
designations, we made the following assumptions about which plan 
designations employment would be most likely to locate in: 

Heavy industry-includes lumber and wood products; food products; 
mining; agriculture, forestry, and fishing; other durable 
manufacturing; and other non-durable goods 

e Light industrial-includes machine and electrical equipment; 
construction; transportation, communication and utilities; and 
wholesale trade 

a >  Commercial-includes retail trade 
Office-includes finance, insurance, real estate; and services 

Although government employment is included in the land need estimate 
shown in Table 3-14, we assume all governmental employment will be 
absorbed on public land as shown in Table 3-15. 
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Table 3-14. Commercial and industrial land need by sector 1996-2020 

- Employment - Land Needs (Acres) 
Sector EPA 1996. 2020 1996-2016 1996-2020 1996-2020 

New Net Gross 

Manufacturing 7,639 8,789 1,149 64 80 

Lumber & Wood 10 611 641 30 3 4 I ,  

Mach & Electric Equip 20 6,325 7,130 804 40 50 

Other Durable 15 214 344 130 9 I 1  i 
Food Products 
Other Non-Durable 

Non-Manufacturing 
Ag, Forestry, Fishing 
Mining 
Construction 

TC&U 
Trade 

Wholesale Trade 
Retail Trade 

Finance, Insurance, Real Estate 25 947 1,354 407 16 20 

Services 20 6,417 9,617 3,200 160 200 

Government 20 9,167 10,583 1'41 5 71 88 

Total Wage and Salary Employment 30,558 38,853 8,295 429 536 

Source: Data compiled from OEA employment forecasts (1997) and Oregon Employment Department employment 
by sector (1997). Analysis by ECONorthwest 1998. 

Chapter 5 discusses the implications of this forecast for City policy 
(especially for the issue of whether more land is needed in the UGB), and 
how reasonable variations in the assumptions affect final conclusions and 
policy recommendations. 

, 
3.2.3 PUBUC/lNSTmtTlONAL LAND NEED 

Public facilities such as schools, hospitals, governments, churches, parks, 
and other non-profit organizations will expand as population-increases. Many 
communities have specific standards for parks. School districts typically 
develop population projections to forecast attendance and need for additional 
facilities. 

New growth will cause demand for parks on lands not now owned by the 
City. The City estimates that it currently has about 20 acres of parkland per 
1000 people. In the May 1991 Land Acquisition Strategy report, Corvallis 
specifies 35 acres of parkland for every 1,000 residents. Preliminary 
estimates are that there are 115 acres of vacant land designated as parkland. 
Given that the City does not currently meet the standards it is im~osine; on 

me that any vacant land the City owns f;tr 



1,845 acres. This need is fairly evenly distributed between residential land, 
non-residential land, and public/institutional land. 

Table 3-16. Summary of estimated land 
need, Cowallis UGB, 1996-2020 

Use Type Net Acres Gross 
Acres 

- 

Residential 

Single Family 

Low Density 337 438 

Medium Density 7 3 95 

Subtotal 41 0 533 

Multi-Family 
Medium Density 4 9 61 

Medium-Hig h Density 101 126 

High Density 16 2 1 

Subtotal 166 208 

Residential Total 576 74 1 

Heavy industrial 3 5 44 

Light Industrial 8 6 108 

Commercial 6 0 76 

Office 176 220 

Subtotal 358 447 

Public and Institutional 

Public 438 548 

Institutional 87 109 

Subtotal 525 657 

Total 1,460 1,845 

Source: ECONorthwest, 1998. 

'Indudes 'GeneraP and 'Intensive" industrial designations 

I S  
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Chapter 4 estimates the amount of land available to supply this estimated 
need; Chapter 5 compares the need to the supply and discusses implications I 

for City policy. 

Cowallis Land Needs Analysis 



Table 4-4. Vacant parcels by size class inside the Conrallis UGB in 1996 

Acres Number of Fully VacantlPartially Vacant Parcels (FVJPV) 

Plan Designation Total Fully Partially Total <I Acre 14Acres $9 Acres 10-19 2049 50 or More 
Vacant Vacant Parcels (FVIPV) (RIIPV) (FVPV) Acres Acres Acres 

(Wn'V) (FVIPV) ( F V W  (FVIPV) 
Agriculture 173.7 173.7 0.0 110 010 010 010 010 010 1 10 
Conservation 242.0 124.5 117.5 34/26 1113 14/15 514 313 111 010 
AEJOS Total 415.7 298.2 117.5 35/26 1113 14/15 514 313 111 110 
Central Business 3.3 2.0 1.3 1114 1113 011 0/0 010 010 010 
Linear Commercial 41.2 14.2 27.0 22/80 17132 4128 110 010 010 010 
Professional Administrative Office 32.2 15.8 16.4 2411 I 1817 612 Of2 010 010 010 
Shopping Area 64.0 33.8 30.2 15114 614 818 Ill 011 010 Om 
CommlOffice Total 140.8 65.8 75.0 72/89 52/46 18/39 2/3 011 010 010 

General lndustrlal 969.2 410.0 559.2 32/58 10113 11/29 2/6 312 214 414 
intensive Industrial 131.4 100.9 30.5 511 7 011 2/9 014 OM 1 10 2m 
Limited Industrial 36.3 30.1 6.2 1 319 816 313 110 1 10 010 010 
Research-Technology Center 45.4 28.7 16.7 1718 1011 514 212 011 Om 010 
Industrial Total 1,182.2 569.6 612.6 67192 28/21 21/45 511 2 416 314 614 

Intensive Development Sector 464.5 142.6 321.9 9/36 210 2/27 2/2 111 113 113 
Mixed Use Total 464.5 142.6 321.9 9136 210 2/27 212 111 1 13 113 

Public-Institutional 94.3 55.0 39.3 I O n  313 312 111 210 Ill 010 
Pubnnst Total 94.3 55.0 39.3 I O n  313 312 Ill 210 111 010 

Low Density Residential 3,875.7 1,947.4 1,928.3 614f921 4401492 981349 34/46 11111 21117 1 016 
Medium Density Residential 672.5 241.9 430.6 132/102 117160 10134 012 011 414 111 
Med-High Density Residential 99.5 67.2 32.3 41/31 32/25 515 2/0 110 111 010 
High Density Residential I .  7.3 2.9 4.4 9l7 815 112 010 010 010 010 
Residential Total 4,655.0 2,259.4 2,395.6 796/1061 5971582 1141390 36148 12/12 26122 I in 

Total 6,952.4 3,390.5 3,561.9 98911312 6931855 172/518 51ffO 22/23 32/31 19/15 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-98 



Table 43. Vacant land by plan designation within the Corvallis urban fringe in 
1996 

Acres 

Plan Designation Number Total Unavail. Gross Con- Net 
of for Dev. Avail. for strained Avail, for 

Parcels Dev. Dev. 

Agriculture 1 175.7 0.0 175.7" 2.0 173.7 
I 

Conservation 48 306.5 306.5 0.0 0.0 0.0 

AglOS Total 49 482.2 306.5 175.7 2.0 173.7 

General Industrial 29 574.7 10.0 564.7 75.7 489.0 - 
Intensive Industrial 19 228.1 53.8 174.4 49.5 124.8 6 0 

lndustrial Total 48 802.8 63.8 739.0 125.2 613.9 0 
9 

45 613.1 18.0 595.1 130.5 464.5 
r Intensive Development Sector 

Mixed Use Total 45 613.1 18.0 595.1 130.5 464.5 
f 
2: 

Public-Institutional 2 22.3 0.0 22.3 0.0 22.3 , 55. - 
L 

Pubtlnst Total 2 22.3 0.0 22.3 0.0 22.3 E! 
Low Density Residential 508 3,630.0 166.7 3,463.4 488.5 2,974.9 , 
Medium Density Residential 12 124.8 4.0 120.8 26.9 93.9 

5 
Med-High Density Residential 6 66.1 1.5 64.6 8.5 56.2 

* Sk 
Residential Total 526 3,821.0 172.2 3,648.8 523.9 3,124.9 

5 2 
A w 

No Data I 66.0 66.0 0.0 0.0 0.0 5 f 
No Data Total 1 66.0 66.0 0.0 0.0 0.0 , 

5 
, 5 s 

Total 671 5,807.4 626.5 5,180.9 781.6 4,399.3 a'" z =! 
Source: LCOGIECONorihwest, from City of Corvallis GIs 8 Benton County Assessor O m  

Z'"1' 
'Six of the seven parcels designated for Agriculture inside the UGB are owned by OSU and assumed to be 
unavailable for development. The assessor's data had no information about ownership of the seventh 8s; 
parcel, which totals 175.7 acres. The agricultural designation only allows development of one unit per 
parcel. If this designation is retained through the planning period, this parcel would not have any I Z$ 
significant development potential. For this analysis we treat it as buildable (assuming that it will convert to 0 - x  
urban uses during the planning period).  OW 

I 

4.2 VACANT LAND BY PARCEL SIZE 

Parcel size and location are important factors in providing a balanced land 
supply. Table 4-4 shows net vacant land by plan designation and parcel size 
within the CorvalIis UGB. The &st column of the table shows plan 
designation. The following three columns show total net vacant acres, net 
vacant acres on fully vacant parcels and net vacant acres on partially 
developed. The final five columns show the number of parcels. The &st 
numbers represents the number of fully vacant parcels; the second, the 
number of partially vacant parcels. 

Consolidated ownership of land can affect the availability of land for 
development. To assess whether consolidated ownership could impact the 



long-term availability of land, we looked for owners that had three or more 
parcels more than 10 acres in size. About 160 parcels met these criteria.3 

Analysis of individual ownership does not suggest that a handful of 
owners control the supply of vacant, buildable land. Note that for the 
purpose of this analysis, ownerships with similar assessor listings were 
considered, but some owners may have their property listed under multiple 
names. For vacant, unconstrained commercial land inside the city limits, two 
owners (out of 121) had 10 commercially-designated parcels (out of 161) 
totaling about 26 vacant, unconstrained acres (out of 141). For vacant, 
unconstrained industrial land inside the city limits, three owners (out of 77) 
had 15 industrially-designated parcels (out of 11 1) totaling about 102 vacant, 
unconstrained acres (out of 568). For vacant, unconstrained residential land 
inside the city limits, six owners (out of 1,027) had 63 residentially-designated 
parcels (out of 1,331) totaling about 490 vacant, unconstrained acres (out of 
1,530). For vacant, unconstrained residential land inside the UGB, 19 owners 
(out of 1,416) had 119 residentially-designated parcels (out of 1,857) totaling 
about 1,378 vacant, unconstrained acres (out of 4,655).4 

Our analysis is approximate. It  does not get to the details of vacant, 
buildable parcels with services immediately available, which some brokers 
we interviewed believe is owned primarily by only a few landowners. 

4.3 REDEVELOPMENT POTENTIAL 

Redevelopment potential deals primarily with parcels with developed 
structures that are judged as likely to be demolished and new buildings 
constructed in their place. Parcels with redevelopable potential include 
commercial, multi-family residential (District Designation RS-12 or RS-20), or 
industrial parcels. Not all, or even a majority of parcels that meet these 
criteria for redevelopment potential will be assumed to redevelop during the 
planning period. The issue of Izow much land might redevelop over the 
planning period is discussed in the next chapter. 

Table 4-5 shows a summary of developed parcels by improvementnand 
value ratio in 1996.5 Parcels with improvement~land value ratios of less than 
1:1 are considered to have more redevelopment potential, while parcels with 
improvementnand value ratios of more than 1:1 are considered to have less 

This does not include 64 parcels that met the criteria but did not have owner data in the GIs. 

These estimates probably understate the amount of consolidation. First, we had to estimate individual ownerships 
based on an exact match of owner names for each taxlot: errors in spelling or slight differences in data entry would 
cause us to identify two taxlots as having different ownerships, even though they really have common ownership. 
Second, though our report refers to parcels, we are actually dealing with tadots. In most cases they are the same, 
but i t  is  not uncommon for a parcel (a legally transferable lot of record) to consist of more than one taxlot, 
especially when the parcels are large. 

Developed parcels include parcels that are fully developed, and the developed portion of partially developed 
parcels. 



Table 5-1. Comparison of land need and land supply, Corvallis UGB, 1996- 
2020 

Land Need Land Supply (Gross Acres) 

Plan Deslgnation Net Gross Unconst. Redev Totel Surplus1 
Acres Acres Vacant Acresa Buildable Deficit 

Acres Acres 

Agriculture 174 174 174 

CommerciatlOffice 
A 

Commercial (CBRCISA) 60 76 109 2 7 136 6 0 .- 
0 
0 

Office (PAO) 176 220 32 1 33 -187 o C? 
CommlOffice Total 237 296 141 2 8 169 -127 T- 

Industrial f 
Z 

Industrial (GIIII) 35 44 1,101 49 1,150 1,106 - a 
86 108 82 4 8 6 -22 

Z 
Light Industrial (LIIRTC) 0 

Industrial Total 121 152 1,182 53 1,236 1,084 

lntenslve Development sect08 465 0 465 465 5 
Public-Institutional 525 657 94 0 94 -563 , 

2 t jZ  
Resldential 5 2 

Low Density Residential 337 438 3,876 3,876 3,438 
< 2 

Medium Density Residential 122 156 673 673 516 E :: 
Medium-High Density 101 126 99 7 7 07 -20 

f ;! 
Residential 

nV) z -r .- 
High Density Residential 16 21 7 8 15 -5 O F  
Residential Total 576 741 4,655 15 4,670 3,930 

89".  
No Plan Designation 16 16 16 a s k  3 

Total 1,460 1,845 6,711 113 6,824 4,979 O ~ Z  
Z O l u  

Source: ECONorthwest, 1998. 

" Redevelopable land indudes commercial, industrial and multi-family residential (medium-high and 
high) land. 
No land need was allocated to this sector. The Intensive Development Sector Is a' mixed use 
designation that can accommodate residential and commercial uses. 



Table 5-2. Comparison of land need and land supply, Corvallis city limit, 
1996-2020 

Land Need Land Supply (Gross Acres) 

Plan Designation Net Gross Unconst Redev. Total Surplusl 
Acres Acres Vacant Acres* Buildable Deflcit 

Acres Acres 

CommerciallOffice 

Commercial (CBILCISA) 60 76 109 27 136 6 0 

OMce (PAO) 176 220 32 1 33 -187 

ComrnlOffCce Total 237 296 141 28 169 -127 

lndustrfal I F 
0 

Industrial (GIIII) 35 44 487 4 0 526 482 o 0 

Light Industrial (LllRTC) 86 108 82 4 86 -22 4 .c 

Industrial Total 121 152 568 44 612 460 f 
Z 

Intensive Development ~ecto? 9 
Public-Institutional 525 657 7 2 72 -585 Z 

Residential 2 
Low Density Residential 337 438 90 1 901 463 ' 5 
Medium Density Residential 122 156 579 579 423 a !!k 
Medium-High Density 101 . 126 43 7 50 -76 
Residential 

2 2 
$ 2  

High Density Residential 16 2 1 7 8 15 -6 k 
Residential Total 576 741 1,530 15 1,545 804 5 3 
Total 1,460 1,845 2,311 87 2,398 553 cia 

Z - l w  
Source: ECONorthwest, 1998. , 2 2 8  
a Redevelopable land includes commercial, industrial and multi-family residential (mediumhigh and 

high) land. 28; 
L > . E  

No land need was allocated to this sector. The Intensive Development Sector is a mixed use 0 l - x  
designation that mn accommodate residential and commercial uses.  OW 

5.2 SENSITIVITY ANALYSIS 

Land needs analyses are premised on a number of as~u*~tions that have 
a profound impact on the outcome of the analysis. Key assumptions that go 
into land need are population and employment forecasts, development 
density, and demographic shifts. The supply analysis tends to be more 
empirical in nature-the rate of redevelopment is the key assumption on the , , 
supply side. 

Table 5-3 shows the sensitivity of land need and supply to selected 
variables. The intent of this analysis is to provide an estimate of land need 
under conditions to make the need greater: a scenario where population and 
employment grow faster than expected, densities are lower than expected, 



and redevelopment occurs at  a lower rate than  expected. If, under such 
conditions, sufficient land st i l l  exists to meet the forecasted need, then a 
strong case has been made that the UGB does not need to be expanded. 

Table 5-3. Sensitivity of land need and supply 
Change in Assumption 

Forecasts 

Increase 2020 
population forecast 

Increase 2020 
employment forecast 

Affect 

The City has an acknowledged 2020 population 
forecast of 58,461. The 2020 Vision process developed 
a forecast of 63,500. All other things being equal, this 
increases the residential land need by about 375 gross 
acres. Sufficient residential land exists to 
accommodate the additional need. 

Increasing the employment growth rate from 1.0% to 
2.0% annually increases commercial and industrial 
land need by about 690 gross acres (about 125%). 
About 450 acres of this additional land need would be 
for commercial land, while 240 would be for industrial 
land. 

Land Use 

Decrease 1996-2020 
average residential 
density from 7.5 dulnet 
acre to 6.0 dutnet acre to 
account for underbuild 

Decrease overall EPA 
from 20 to 15 

For al l  of  these scenarios, Corvallis st i l l  has a surplus of vacant buildable 
land. Even combining all of the factors described in Table 5-3 yields a total' 
land need of about 3,360 acres, whiIe reducing supply by only 50 acres: the' 

Corvallis needs 4000 units between 1996 and 2020 to 
accommodate population growth. Decreasing the 
density from 7.5 dulnet acre to 6.0 dulnet acre 
increases residential land need by about 23% (175 
gross acres). 

Decreasing the employee-per-acre ratio from 20 to 15 
yields an increase non-residential land need of about 
28% (about 150 acres). 

- 

Change the single- 
familylmulti-family 
residential split for new 
development from 
50%150% to 70% single- 
family and 30% multi- 
family 

Redevelopment potential 

The split of single-family and multi-family units impacts 
land needs. All things being equal, more single family 
units equates to a greater land need. For the base case 
analysis we used a 50%150% sfimf split, consistent with 
development trends in Corvallis over the past 5 years. 
The RELM model predicts a big shift: 70%/30% sflmf. 
Changing the split while holding densities constant 
increases the overall residential land need by about 
15% (about 125 acres) 

About 115 acres of land within the UGB were 
considered to have redevelopment potential. The base 
case assumption was that 25% of land with 
redevelopment potential would redevelopment between 
1996 and 2020. Land with redevelopment potential 
account for less than 0.2% of vacant land. Reducing 
the assumption to 10% would reduce redevelopment 
potential to about 50 acres. 

Source: ECONorthwest 



Table E-8. Developed Land by Plan Designation (city limit & urban fringe) 
All land inside the Contallis UGB 

Acres 
Max Percent of Percent 

Plan Designation 
Inside the clty limit 
Conservation 
AglOS Total 
Central Business District 
Linear Commercial 
Professional Office 
Shopping Area 
ComrnlOffice Total 
General Industrial 
lntensive Industrial 
Limited lndustrial 
Research-Technology Center 
Industrial Total 
Public-Institutional 
Publlnst Total 
Low Density Residential 
Medium Density Residential 
Medium-High Density Residential 
High Density Residential 
Residential Total 
Subtotal 

'Jrban Fringe 
.griculture 

Conservation 
AglOS Total 
General lndustrial 
lntensive lndustrial 
industrial Total 
lntensive Development Sector 
Mixed Use Total 
Public-Institutional 
Publlnst Total 
Low Density Residential 
Medium Density Residential 
Residential Total 
Subtotal 

Grand Total 

Number o f  Avg Parcel Parcel Min Parcel Acres by of Total 
Parcels Total Size Sixe Size Area Acres 

Notes: 
11 Developed category includes lands unavailable for development (i.e., perks, conservation areas, etc.) 

! 

Page E-9 



Table E-9. Developed Land by Zoning (inside city limit) 
All land inside the Coriallis City Limit 

Acres 
Percent of 

Number of Ava Parcel Max Parcel Min Parcel Total 
Zoning District 
Agriculture-Open Space 
AglOS Total 
Central Business 
Central Business Fringe 
Community Shopping 
Linear Commercial 
Professional and Administrative 
Office 
Shopping Area 
Shopping Area University 
Special Shopping 
CommlOfflce Total 
General Industrial 
Intensive lndustrial 
Llmited lndustrial 
Research Technology Center 
lndustrial Total 
Oregon State University District 
Publfnst Total 
Low Density ResidentiaI-3.5 
Low Density Residential5 
Low Density Residential4 
Medium Density Residential8 
Medium-High Density Residential 
High Density Residential 
Residential Total 
Grand Total 

Parcels 
4 

Total 
199.2 
199.2 
82.3 
17.8 
10.1 
93.8 

17.4 
28.4 
0.2 
3.0 

253.1 
139.8 

5.8 
9.0 

25.0 
179.6 
419.6 
419.6 

1,755.4 
320.2 
34.1 

327.0 
282.9 
275.1 

2,994.7 
4,046.2 

- 
Size 

49.8 
Size 

135.4 
Size 

4.1 

Notes: 
I/ Developed category includes lands unavailable for development (i.e., parks, conservation areas, etc.) 

Q$ tort(. 
nd dsftnalysis: raft 

Acres 
4.9% 

Page E-10 



Table E-15. Number of Fully Vacant Parcels by Plan Designation and Size Class 
All land inside the Corvallis UGB 

Count of Parcels 

Total 10-19 20-49 50 or More 
Plan Desinnation Parcels c l  Acre 14 Acres 5-9 Acres Acres Acres Acres 

Agriculture 1 1 
Conservation 34 11 14 5 3 I 
AglOS Total 35 11 14 5 3 1 1 
Central Business District 11 11 
Linear Commercial 22 17 4 1 
Professional Office 24 18 6 
Shopping Area 15 6 8 1 
CommlOffice Total 72 52 18 2 
General Industrial 32 10 11 2 3 2 4 
Intensive Industrial 5 2 1 2 
Limited Industrial 13 8 3 1 1 
Research-Technology Center 17 I 0  5 2 
Industrial Total 67 28 21 5 4 3 6 
Intensive Development Sector 9 2 2 2 1 1 1 
Mixed Use Total 9 2 2 2 1 1 1 
Public-Institutional 10 3 3 1 2 1 
Publlnst Total 10 3 3 1 2 1 
Low Density Residential 614 440 98 34 11 21 10 
Medium Density Residential 132 117 10 4 1 
Medium-High Density Residential 4 1 32 5 2 1 1 
High Density Residential 9 8 1 
Residential Total 796 597 114 36 12 26 11 
Grand Total 989 693 172 51 22 32 19 

Notes: 
?/Does not include partially vacant land 

Page E-16 I 



CmaIJix Pa& and Recwatim Farrtrber 8% 

I) 
1m B)r 

d) 

In this plan, Recreational Trails and Pathways are 
rl) 

emphasized, The primary purpose of this trails system is to 
provide recreational walking, bicycling and hiking 

I) 

opportunities. That is  not to say that these same trails may 
0 :  

also meet some transportation needs as well. 

The master plan identifies the primary trails within the 
community. In addition, local trails are needed to connect 
subdivisions with the city wide trail system. 

Tabk 1 3 
Summary of Traki Recommendations 

Contalhs fW?ning Area 

MCFADDEN INDUSTRIAL ANNEXATION 
(ANN1 1-00001 I ZDC11-00002 1 PLD11-00002 i WRGl1-00001) 
PLANNING COiAivllSSlON STAFF REPORT 
ATTACHMENT 8-3 (Page 1 of 4)  



MCFADDEN INDUSTRIAL ANNEXATION 
(ANN11-00001 I ZDC11-00002 1 PLD1'1-00002 I WKG11-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 8-3 (Page 2 of 4) 



MCFADDEN INDUSTRIAL ANNEXATION 
(ANN11-00001 / ZDC11-00002 / PLD11-00002 / WRG11-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT B-3 (Page 3 of 4)
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Comprehensive Plan 
Article 1. Introduction and General Policies 
1 . I  .8 City adopted indicators of livability shall be considered in making land use decisions. 

1 .I .9 The City shall work to develop community benchmarks that measure progress in 
achieving its vision. 

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. 

Article 2. Citizen Involvement 
2.2.5 The City shall strive to ensure that all public information on land use planning issues is 

available in an understandable form, is accurate and complete, and is made available to 
all citizens as soon as possible after receipt of an application. The City shall continue to 
take advantage of the best available technology for dissemination of this information. 

2.2.7 The City shall encourage dialogue between developers and citizens in the review of 
developments, and promote discussions to resolve development issues. 

Article 3. Land Use Guidelines 
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. 

3.2.2 Within a land use district, primary uses and accessory uses permitted outright shall be 
considered compatible with each other when conforming to all standards of the district. 

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

3.2.4 In the case of compatibility conflicts, requirements will be imposed on both sides of a 
given property line, in the following manner: 

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

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

3.2.6 The plans and actions of special districts, County, State, and Federal agencies shall be 
consistent with the Comprehensive Plan. 

3.2.7 All special developments, lot development options, intensifications, changes or 
modifications of nonconforming uses, Comprehensive Plan changes, and district changes 
shall be reviewed to assure compatibility with less intensive uses and potential uses on 
surrounding lands. Impacts of the following factors shall be considered: 
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A. Basic site design (i.e., the organization of uses on a site and its relationship 
to neighboring properties); 

B. Visual elements (i.e., scale, structural design and form, materials, etc.); 
C. Noise attenuation 
D. Odors and emissions 
E. Lighting 
F. Signage 
G. Landscaping for buffering and screening 
H. Transportation facilities; and 
I. Traffic and off-site parking impacts 

Article 4. Natural Features, Land, and Water Resources 
4.2.2 Natural features and areas determined to be significant shall be preserved, or have their 

losses mitigated, and/or 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. 

;5 
0 

4.7.1 Developments shall not be planned or located in known areas of natural hazards without o 
appropriate safeguards. 4 I- - 

1 
4.9.1 Significant watercourses, lakes, and wetlands shall be preserved, or have their losses z 

mitigated, in order to: maintain clean water, support natural vegetation, protect the 4 
aquatic habitat, retain existing significant public vistas, and provide wildlife habitat and z 
recreation sites. Site-specific buffering and setback requirements may be required, as 2 
necessary, to achieve protection. 5 

W I- 
4.10.1 Development within the Urban Growth Boundary shall conform to the Corvallis Z tY 

Drainage Master Plan which includes the site-specific provisions included in the 5 2 
1996 South Corvallis Drainage Master Plan and subsequent updates of these - - 2 2 
Plans. 

4.10.2 Significant riparian lands within the Urban Growth Boundary shall be identified and 
inventoried by the City or through the development process, and the City shall work to 
preserve and enhance native stream corridor vegetation on both public and private 
lands.(QL-6)) 

4.10.4 Within the Urban Growth Boundary, appropriate drainageway dedications and easements 
adequate for flood protection, conveyance of stormwater, channel access and 
maintenance protection of riparian environment, and channel migration shall be secured 
along all open drainageways needed for public conveyance of stormwater, prior to or at 
the time of development. 

.4.10.7 To minimize the negative impacts of development, stormwater runoff after development 
should be managed to produce no significant reduction of water quality than prior to 
development unless more appropriate provisions are identified in adopted comprehensive 
storm water management plans. 

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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Article 5. Urban Amenities 
5.2.1 Both public and private properties located along entrance corridors to the City of Corvallis 

shall be attractively landscaped, left as open space, or maintained as active agricultural 
or forest lands. 

5.2.2 Entrance corridors shall be adequately signed to appropriately welcome visitors to the 
community and direct them to points of interest and special events. 

5.2.6 The City shall ensure that trails are established, in addition to roads, which follow scenic 
routes to connect open space to residential areas, public sites, shopping areas, and 
downtown Corvallis. The trails network plan shall be used as the basis of trail 
development. 

5.5.1 1 The significant entry corridors that should be preserved or enhanced are the following: 
Highway 99W, both north and south of the City Center; Highway 34, between Tangent 
and the City Center; Highway 20134, between the City Center and Philomath; and 
Highway 20, between north Albany and the City Center. 

5.6.8 When possible, trails should be constructed prior to or concurrent with development or 
with the improvement of public facilities. 

Article 6. Willamette River Greenway 
6.2.1 The City and County shall balance the diverse and potentially conflicting uses of the 

Greenway by protecting, enhancing, and maintaining the natural, hydrological, scenic, 
historical, archeological, agricultural, economic, and recreational qualities of lands along 
the river. 

6.2.2 Any development or intensification of use in the Willamette River Greenway shall be 
subject to a Conditional Development review to assure compliance with adopted 
Greenway policies and development regulations and standards. The criteria shall: 

A. Provide for public access; 
B. Protect significant fish and wildlife habitats; 
C. Preserve significant scenic qualities and viewpoints; 
D. Protect air, water, and land resource quality; 
E. Protect flood-prone areas and significant natural areas and wetlands. 
F. Protect and enhance riparian vegetation and habitat to assure scenic 

quality, protection of fish and wildlife, and protection from erosion; 
G. Protect public safety, and public and private property; 
H. Protect adjacent private properties from the negative impact of public 

recreation uses and facilities; 
1. Protect from the negative impacts of mineral extraction; and 
J. Protect riverbank stability in a manner that protects fish and wildlife 

habitat and riparian vegetation. 

6.2.9 The City shall manage the uses on lands within or near the Greenway at the time of 
district designation, in order to maintain the qualities of the Greenway. 

Article 7. Environmental Quality 
7.2.6 The City will encourage new development to be sensitive to the environment by having 

the development avoid significant negative impacts on: 
A. Air and water quality; 
B. Noise or light pollution; and 
C. The hazards related to some types of waste materials. 
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7.3.7 The City of Corvallis shall actively promote the use of modes of transportation that 
minimize impacts on air quality. 

7.4.4 Noise abatement measures will be encouraged where higher intensive uses abut lesser 
intensive uses and where residential uses abut major roadways. 

7.5.1 All development within the Corvallis Urban Growth Boundary shall comply with applicable 
State and Federal water quality standards. 

Article 8. Economy 
8.2.1 The City and County shall support diversity in type, scale, and location of professional, 

industrial, and commercial activities to maintain a low unemployment rate and to promote 
diversification of the local economy. 

8.2.4 The City shall monitor the jobs I housing balance and develop strategies in response to 
that information to retain a balance over time. 

8.3.4 The City shall seek opportunities to minimize unemployment among all segments of the 
community. 

8.9.1 The City shall designate appropriate and sufficient land in a variety of different parcel 
sizes and locations to fulfill the community's industrial needs. 

8.9.2 In designating new industrial properties, and in redesignating properties to industrial 
zoning from other designations, the City shall work to diversify the locations of industrial 
properties within the community. 

8.9.3 Lands designated for industrial use shall be preserved for industrial and other compatible 
uses and protected from incompatible uses. 

8.9.4 The Land Development Code shall maintain standards for the purpose of minimizing the 
negative impacts of industrial development on surrounding properties. 

8.9.15 Industrial and commercial development adjacent to rail lines shall be designed 
and constructed in a way that does not preclude the future use of the rail facility. 

Article 9. Housing 
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 of 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 
characteristics are as follows: 
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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. 
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. 
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. 
Neighborhood development provides for compatible building transitions 
in terms of scale, mass, and orientation. 
Neighborhoods have a mix of densities, lot sizes, and housing types. 
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. 
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. 
Neighborhoods have buildings (residential, commercial and institutional) 
that are close to the street, with their main entrances oriented to the 
public areas. 
Neighborhoods have public areas that are designed to encourage the 
attention and presence of people at all hours of the day and night. 
Security is enhanced with a mix of uses and building openings and 
windows that overlook public areas. 
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. 
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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. 
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9.3.7 To the maximum extent possible in residential areas, glare from outdoor lighting shall be 
shielded and noise shall be limited. 

Article 10. Public Utilities 
10.2.2 The City shall provide urban public facilities and services to implement adopted 

community land use policies. 

10.2.3 ~he'location of facilities and utilities shall be planned and coordinated by the City 
and Benton County in advance of need, to the greatest extent possible. 

10.2.4 Urban development within the Corvallis Urban Fringe shall be subsequent to, or 
concurrent with, the provision of an adequate level of facilities and services. 

10.2.5 The City shall consider the level and type of public facilities that can be provided 
when planning for various densities and types of urban land uses. 

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. 

10.2.8 The expansion of public facilities or services within City Limits or the extension of 
public facilities or services to newly-annexed areas shall be accomplished 
through the Capital 
lmprovement Plan, as funding allows, or as a condition of development, or a 
combination of both. 

10.2.9 All developments shall comply with adopted utility and facility master plans and 
the Capital lmprovement Plan. 

10.2.1 1 Developers shall be required to participate financially in providing the facilities to 
serve their projects as a condition 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 site. 

10.4.1 Community land use planning shall be coordinated with utility agencies to assure 
the availability of services when needed. 

10.7.4 To promote a City standard of fire protection in areas annexed after adoption of 
this plan, new development in these areas shall be required to be served with 
municipal-level fire protection. 

Article I I. Transportation 
11.2.8 The following highway corridors shall be considered primary and important 

entryways or gateways into Corvallis: 
Highway 99W from the north (north of the City Center) 
Highway 99W from the south (south of the City Center) 
Highway 20 from the northeast (between North Albany and the City 
Center) 
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Highway 34 from the east (between Tangent and the City Center) 
Highway 20134 from the west (between Philomath and the City Center) 

Special attention shall be given to major entryways or gateways into Corvallis to 
ensure that they reflect and contribute to a positive and desirable image of the 
community. 

Development proposals shall be reviewed to assure the continuity of sidewalks, 
trails, multi-use paths, and pedestrian ways. 

The City shall coordinate with the Oregon Department of Transportation (ODOT) 
in implementing its highway improvement program. 

The transportation system shall reflect consistency with the Corvallis 
Comprehensive Plan, land use designations, and regional and statewide 
transportation planning efforts. 

Oregon Department of Transportation should fund, maintain, and improve all 
State highway facilities (highways 99W, 34 and 20) to meet level-of-service 
standards contained in the Oregon Highway Plan. When specific construction 
plans are proposed, ODOT should prepare comprehensive roadway designs that 
recognize urban usage for surface transportation modes, including facilities for 
pedestrians, bicycles, transit, drainage, curbs, and gutters. 

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. 

In addition to level-of-service and capacity demands, factors such as livability, 
sustainability, and accessibility shall be considered in managing the City's 
transportation system. 

Acquisition of land and/or easements for bikeways and trails shall be evaluated 
along with the need of land for parks and open space. 

Where bicycle and pedestrian facilities are combined, adequate width for the 
combined uses shall be provided. 

Safe and convenient bicycle facilities that minimize travel distance shall be 
provided 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. 

The City shall require safe, convenient, and direct pedestrian routes within all 
areas of the community. 
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Article 14. 
14.2.4 

Safe and convenient pedestrian facilities 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. 

The City shall encourage timely installation of pedestrian facilities to ensure 
continuity and reduce hazards to pedestrians throughout the community. 

The City should seek appropriate opportunities for increasing residential density 
and providing industrial and commercial development along existing and 
proposed transit routes. 

Urbanization 
Upon annexation, all lands shall be districted in a manner consistent with 
Comprehensive Plan designations. 

Urban level City utilities (i.e. water and sewer) shall be provided to private 
property only through annexation, except for areas not contiguous to the City that 
have been deemed health hazards by the Oregon State Health Department or its 
agents, and have signed a consent to annex. 

Urbanization shall be contained within the Urban Growth Boundary, and shall 
occur incrementally through the annexation process. Limited interim 
development, consistent with Benton County clustering regulations, may be 
permissible. 

Annexations can only be recommended to the voters where the following findings 
are made: 
A. There is a demonstrated public need for the annexation. 
B. The advantages to the community resulting from the annexation shall 

outweigh the disadvantages. 
C. The City and other jurisdictions are capable of providing urban services 

and facilities required by the annexed area, when developed. 

Factors to be considered in evaluating the public need for annexation may 
include, but are not limited to the following: 
A. The 5-year supply of serviceable land of this type to meet projected 

demand; 
B. The availability of sufficient land of this type to ensure choices in the 

market place; and 
C. Other factors, including livability benchmarks, as delineated in the Land 

Development Code. 

Information shall be provided to decision makers and the public related to 
consistency of the annexation proposal with established City policies and 
development regulations. 

Design elements shall provide transitions between various land uses and 
intensities where necessary to improve compatibility. 
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LAND DEVELOPMENT CODE 
Section 2,620 - PURPOSES 
The procedures and review criteria for proposed Annexations are established for the 
following purposes: 

a. Maximize citizen involvement in the Annexation review process; 

b, Establish a methodology to evaluate need, serviceability, and the economic, 
environmental, and related social effects of proposed Annexations; 

c. Provide adequate public infomation and sufficient time for public review 
before an Annexation election: 

d. Enstfre adequate time for City staff review; and 

e. Allow for simultaneous review of m~~ltiple Annexation proposals. 

Section 2.6.30 - PROCEDURES 

An application filed for Annexation shall be reviewed in accordance with the following 
procedures: 

2.6.30.01 - Determination of Annexation Type 

The Director shall determine whether an application is for a Minor or Major 
Annexation as follows: 

a, Minor Annexation - Intended to address situations where properties are 
proposed for Annexation and, by viltue of their size and development 
potential, have negligible impacts on sunoundlng properties and 
neighborhoods, and on the community as a whofe. These Annexations are 
typically proposed to gain access to public services, such as sanitary sewer 
and waterfacilities, before actual Healit1 Hazards are declared; to incorporate 
infill sites into the City; andlor to allow a limited level of urban development 
to occur on existing parcels. Minor Annexation provisions are not intended 
to provide for piecemeal Annexations whereby a property owner within the 
county partitions a small piece of land specifically to be classified as a Minor 

Annexation, and then continues to partition small sites and propose multiple 
Minor Annexations. 

An Annexation shall be considered Minor if all of the following conditions 
exist: 

1. No more than one parcel is involved; 

2. For residential Annexations. the parcel is capable of providing not 
more than 10 dwelling units (at maximum allowed density per gross 
acre) fo r  commercial and industrial Annexations, the parcel is no 
greater than one acre; and 

3. City services are contiguous to the parcel, 
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When addressing the review criteria in Section 2.6.3O.OS.a and Section 
2.6.30.06.b, a Minor Annexatron proposal need not provide the same level 
of detail as a Major Annexation proposal. See Section 2.6.30.06 and Section 
2.6.30.07 for specifics. All other submittal requirements and revlew crtterta, 
however, are applicable. 

b. Majot Annexation -An Annexation shall be considered Major if it does not 
meet all three conditions for a Minor Annexation as outlined in "a", above. 

2.6.30.02 - Application Filing Deadlines 

Annexation elections are scheduled for May and November of each year and 
application deadlines are established amordingly as follows: applications for Minor 
and Major Annexations must be filed with the Community Development Department 
before 5:00 p.m. on the last working day in September for a ballot election in May, 
and on the last work~ng day In March for a ballot election In November. 

2.6.30.05 - Staff Evaluation 

The Director shall prepare a report that evaluates rvhether the Annexation proposal 
includes adequate informatton for the hearing authority to determine the proposal's 
compliance with the review criteria in Sections 2.6.30.06 and 2.6.35.07. The report 
shall include a recommendation to the Planning Commission and City Council 
stating whether the Annexation includes adequate infomation for the electorate to 
make an informed decision. 

The Planning Commission and City Council shall determine whether the Annexation 
proposal complies with the review criteria and whether the Annexation request 
should be referred to the electorate. 

2.5.30.06 - Review Criteria 

Requests for Annexations shall be reviewed to ensure consistency with the 
purposes of this Chapter, applicable policies of the Comprehensive Plan, pafiicularly 
Article 14, and other. applicable policies and standards adopted by the City Council 
and State of Oregon, 

Annexations can only be referred to the voters when the proposed Annexation site 
is within the City's Urban Growth Boundary (UGB), and where the findings below are 
made. The criteria are highlighted in bold type. 

a. The applicant has demonstrated a public need for the Annexation - 
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2. Maior Annexations - Factors to be considered in evaluating public 
need for Major Annexations shall include, but are not limited to: 

a) The five-year supply of serviceable land of the Annexation's 
land use category (single-family, multi-family, Commercial, or 
Industrial). Annexations of land designated as Public 
Institutional, Open Space-Conservation, or Open Space- 
Agriculture on the Comprehensive Plan Nap are exempt from 
this criteria; 

b) Availability of sufficient land of this type (single-family, multi- 
family, Commercial, or Industrial) to ensure choices In the 
market place, Annexations of land designated as Public 
Institutional, Open Space-Conservation, or Open Space- 
Agriculture on the Comprehensive Plan Map are exempt from 
this criteria; and 

c) Compliance with adopted community-wide livability indicators 
and benchmarks relative to Major Annexations, as identified in 
Section 2.6.30.07.c. 

The City shall provide annually updated Citywide data for the applicant 
to use in calculating supply and demand far the major land use 
categories (single-family residential, multi-family residential, 
Commercial and Industrial). Residential land supply and demand data 
shall be calculated using housing units, Commercial and lndustrial 
land supply and demand data shall be calculated using acres, 

The required data sources and methodologies for use in determining 
land supply and demand for Major Annexations, and the requirements 
for addressing community-wide benchmarks, are outlined below in 
Section 2.6.30.07. 

b. The Annexation provides more advantages, to the community than 
disadvantages - To provide guidance to applicants, examples of topics to 
address for the advantages versus disadvantages discussion are highlighted 
in Section 2.6.30.07. 

1. Minor Annexations - Minor Annexation proposals shall include a 
general discussion regarding: 

a) ~dvantages and disadvantages of the Annexation, Examples 
include the existence of a Health Hazard situation or the 
existence of Significant Natural Features addressed 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, 
andlor Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. Also relevant is whether or not the Minimum 
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Assured Development Area information from Chapter 4.1 1 - 
Minimum Assured Development Area (MADA) is applicable; 
and 

b) Applicable livability ~ndicators and ben*marks identified in 
Section 2.5.30.07.c. 

2. Major Annexations - Major Annexation proposals shall incilude a 
discussion of advantages and disadvantages in terms of the 
methodologies outlined in Section 2.6.30.07. Applicants are required 
to document the methdologies and criteria used, The Director will 
review the applicant's arguments, but will not conduct independent 
research to verify or justify them. 

c. The site is capable of being sewed by urban services and facilities 
required with development - The developer is required to provide urban 
services and facilities to and through the site. At minimum, both Minor and 
Major Annexations shall include consideration of the following: 

1. Sanitary sewer facilities consistent with the City's Sanitary Sewer 
Master Plan and Chapter 4.0 - improvements Required with 
Development; 

2. Water facilities consistent with the City's Water Master Plan, Chapter 
4.0 - improvements Required with Development, and fire flow and 
hydrant placement; 

3. Storm drainage facilities and drainageway mrridors consistent with 
the Clty's Stormwater Master Plan, Chapter 4.0 - Improvemet>ts 
Required with Development, Chapter 4.5 - Natural Hazard and Hillside 
Development Provisions, and Chapter 4.1 3 - Riparian Corridor and 
Wetland Provisions; 

4. Transportation facilities consistent with the City's Transportation Plan 
and Chapter 4.0 - Improvements Required with Development; and 

5.  Park facilities consistent with the City's Parks Master Plan. 
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e. Compatibility - The application shall demonstrate compatibility in the 
following areas, as applicable: 

1. Basic site design - the organization of Uses on a site and its 
relationship to neighboring properties; 

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

3. Noise attenuation: 

4. Odors and emissions; 

5. Lighting: 

6, Signage; 

7. Landscaping for buffering and screening; 

8. Transportation facilities; 

9. Traffic and off-site parking impacts; 

10, Utility infrastructure; 

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

12. Consistency with the applicable development standards, including the 
applicable Pedestrian Oriented Design Standards; 

Preservation andlor protectiori of Significant Natural Features, 
consistent with Chapter 4.2 - Landscaping, Buflering, Screening, and 
Lighting, 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, 
and Chapter4.13 -Riparian Corrcdor 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. 
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2.6.30.07 -Methodologies for Some of the Review Criteria in Section 2,6,30,05 

All of the provisions within this Section are required for Major Annexatron proposais 
except for proposals or portions of proposals that include land with Comprehensive 
Plan designations of Public Institutional, Open Space-Conservation, or Open Space- 
Agriculture. Lands with these map designations are exempt from the provisions 
within "a,'and "b," below. Minor Annexatiori proposals are subject only to the 
provisions within "c," below. 

a. Determining Five-Year Supply of Serviceable Land - Serviceable land is 
land within the City limits capable of berng served by public faciiilies. 

When calculating a five-year supply of serviceable land, applicants shall refer 
to and foflow the Council Policy addressing the five-year supply, as amended 
from time to time. This Policy outlines the accepted methodology and will 
result in more uniform application submittals. 

b, Providing information on land avaijability to ensure choices in the 
market place - Comprehensive Plan Policy 14.3.6 states that "factors to be 
considered in evaluating public need for Annexation may include ... the 
availability of sufficient land of this type to ensure choices In the market 
place." Minor Annexation applications atre not required to include information 
on market choice. However, Major Annexation applications shall provide this 
information. Appropriate and encouraged market choice topics include, but 
are not limited to: 

I .  Informatjon regarding a housingljobs balance; 

2. Housing rental rates and prices; 

3. Vacancy rates; and 

4. A comparison of housing costs r-elated to incomes, land prices, and 
land availability. 

The City does not independently review and verify documentation of this 
nature. Therefore, an applicant's market choice arguments shall be 
developed by a recogn~zed professional in the field. Additionally, the 
applicant shall identify the methodologies used and the sources of 
information. 

The Director will summarize the applicant's arguments and methodologies in 
the staff report provided to the hearing authority, and identify them as the 
applicant's arguments. The hearing authority shall determine the validity of 
the arguments based on the information provided by the applicant and orr 
public comments during the public hearing process. The hearing authority 
shall also determine to what extent these arguments affect the criteria in 
Section 2.6.30.06.b. 
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c. Providing information on community-wide livability indicators and 
determining compliance with adopted community-wide benchmarks - 
I. The City has just begun the process of identifying livability indicators 

to ultimately assist in the development of community-wide 
benchmarks. Additionally, many of the community-wide livability 
indicators are not applicable to Annexation proposals. 

2. Table 2.6-1- Livability Indicators and Benchmark Criteria provides 
interim direction to applicants in addressing livability indicator and 
benchmark criteria. As the communityfurlher developsthese livability 
indicators and benchmarks, this Section of this Code shall be updated 
accordingly. 

a) The livability indicators and benchmarks in the following table 
are intended to be balanced and identified as advantages and 
disadvantages relative to an Annexation proposal. Compliance 
with all benchmarks is not required. Idowever, when balanced 
and viewed in aggregate, the decision-makers need to find that 
the advantages to the community outweigh the disadvantages. 

b) The number of applicable livability indicators and benchmarks 
varies, depending on the Comprehensive Plan Map 
designation(s) of the property involved in the Annexation 
request, as well as whether the Annexation is categorized as 
a Minor Annexation or a Major Annexation. 

c) For those livability indicators and benchmarks that require 
distance measurements from an amenity to a proposed 
Annexation site, measurements shall be taken from the 
average point within the Annexation site. 
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Table 2.6 - I - Community-wide Livability lndlcatars and Benchmarks for 
Annexation Proposals 
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0.25-mile to sidewalk. 

0.5-mile 10 mulb-use path. 

Connection to existing bicycle 
facilities and extension of them 
by at least 350 R., or 
connection to existing bicycle 
facilities and filling a gap 
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Affordable Housing using the 
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Screening, and L~ghting, 
Chapter 4.5 - Natural Hazard 
and Hillside Development 
Provisions, Chapter 4.11 - 
Minimum Assured 
Development Area (MADA), 
Chapter 4.12 - Significant 
Vegetation Protection 
Provisinns and Chapter 4 13 - 
Riparian Corridor and Wetland 
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to City standards with regard to 
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hool District policies, re: 
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Distance to 
Sewer and 
Water 

LIVABILITY 
INDICATORS 

Planned Public 
Utilities 

Livability indica 

DESCRIPTION 
OF LIVABILITY 
INDICATORS 

Distance to 
adequately 
sired public 
sanitary sewer 
and water lines 
needed to 
serve the site, 

Sanitary sewer and water 
facilities are proximate to the 
Annexation site. 

After some monitoring. 
distances for this benchmark 
may be specified in a future 
update of this Code, 

BENCHMARKS 

I Residential' I Applies I Applies I 

LAND USE 
DESIGNATION 

Minor 
Annex'n 

Types and 
extent of public 
utility 
improvemer?ts of 
sanitary sewer, 
water, and 
storm drainage, 
that are listed In 
City master 
plans, and 
would occur 
with urban-level 
development of 
the Annexation 

Major 
Annex'n 

It 1s wns~dered an advantage if 
the installation of publ~c uttlrties 
of sanitary sewer, water, and 
storm drainage, listed in City 
master plans, would enattle 
other sites within the UGE3 to 
ultimately develop. 

,rs andbenchnarks relating to the CowaBIis Vision 2020 Statement category of I 

mile of an existing public park. 

Distance to 
Downtown 

Distance of the 
Annexation 
from the 
Central 
Business Zone 
intersection of 
SW Third 
Sheet and SW 
Monroe 

It is cansidered an advantage if 
an Annexatian site is within 3.8 
miles from the intezsecliotl of 
SW Third Street and SW 
Monroe Avenue, within the 
boundaries of the Central 
Business Zone 

1 Public lnsl. I Applies 1 Applies I 
I I Avenue. 1 

1 Includes lands \siith a Con~p:ehensivr Plan Map desianation of Lo\- rcled~un~ filed~unr Hlgll, oi Hlqli 
Dertsity Res~denl~al. or MI& Use Resrdential. 

2. li"idudes lands wit11 a Comprehensive Plan Map desrgrratim of k41xed Use Commeraal, Prcfessronal 
Office. Central Business Zone, iimrted Industrial, L~rnited Industrial-Wfice, Mixed Use Employment, 
General Industrcal. intensive Industrial, Mtxed Use Tr~jnsrhonal, or General Industrral - ORce 

3 Includes lands w~th a Cmprehenslve Plan Map destgrratfon of Open Space-Consewatton and Open 
Space-Agnnilture 
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ZONE CHANGE 

Section 2.2.20 - PURPOSES 

This Chapter describes review criteria and procedural requirements for legislative and 
quasi-judicial Official Zoning Map changes to accomplish the following: 

a, Maintain sound, stable, and desirable development within the City; 

b. Permit changes in tone boundaries where appropriate; 

c. Ensure Zone Changes are consistent with the community's land use policies and 
goals; 

d. Lessen the influence of individual economic interests in the land use 
decision-making process; 

e. Establish procedures and criteria for applying Historic Preservation Overlays to, or 
removing Historic Preservation Overlays from, Designated Historic Resources; and 

f, Establish procedures and criteria for reclassifying a Designated Historic Resource 
in a National Register of Historic Places Historic District. 

COMPREHENSIVE PLAN SPONDINO ZONING MAP 

LI Limited Industrial 
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2.2.40.05 - Review Criteria 

a, Review Criteria for Zone Changes, Except Those Requesting to  Apply 
or Remove a Historic Presewation Overlay 

Quasi-judicial Zone Changes shall be reviewed to determine how they affect 
City facilities and services, and to ensure consistency with the purposes of 
thrs Chapter, policies of the Comprehensive Plan, and any other applrcabb 
policies and standards adopted by the City Council. The application shall 
demonstrate compatibility in the following areas, as appl~cable: 

1. Basic site design (e-g., the organization of uses on a site and the 
uses' relationships to neighboring properties); 

2. Visual elements (scale, structural design and form, materials, etc.): 

3. Noise atfenuation; 

4. Odors and etnissions; 

5. Lighting; 

6. Signage; - 

7. Landscaping for buffering and screening; 

8. Transportation facilities; 

9. Traffic and off-site parking impacts; 

10. Utility infrastnrcture: 

21. Effects on air and water quality (note: a DEQ perm~t is not sufficient 
to meet this criterion); 

12. Consistency with the applicable development standards, induding the 
applicable Pedestrian Oriented Design Standards; 

13. 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 4.1 1 - 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, 
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PLANNED DEVELOPMENT 

Section 2.5.19 - BACKGROUND 

it is the Intent of this Chapter to establish procedures that permit flexibility in the land 
development process, allow for better preservation of Significant Natirral Features, and 
allow for innovation in site planning and architectural design. 

The Planned Development process is established to allow the review and approval of 
Conceptual and Detailed Development Plans, to provide the mechanism for achieving 
greater flexibility and improved design in cases where the scope of proposed modifications 
to pre-stated standards exceeds that permitted through a Lot Development Option. A Lot 
Development Option allows minor modifications to required specification standards on an 
individual lot of record. The procedures for a tot Development Option are identified in 
Chapter 2.12 - Lot Development Option. 

a, The Procedures of this Chapter are Applicable When - 

1. A property owner requests a Conceptual andlor Detailed Development Plan 
concurrent with a specific project review; or 

2. A Nonresidential or Residential Planned Development Overlay, established 
in accordance with the provisions of Chapter 3.32 - Nonresidential PD 
(Planned Development) Overlay or Chapter 3.33 - Residential PD (Planned 
Development) Overlay, respectively, exists on the site and is shown on the 
City's OOfficial Zoning Map. 

Depending on the level of detail provided in a Planned Development application, a 
Planned Development project proposal is called a Conceptual Development Plan or 
a Detailed Development Plan. A Conceptual Development Plan provides general 
concepts for development on a site. A Detailed Development Plan prov~des the 
specifics for development on a site and is required following or simultaneously with 
approval of a Conceptual Development Plan. When a Detailed Development Plan 
is processed simultaneously with a Conceptual Development Plan, it is called a 
Conceptual and Detailed Development Plan. Upon PIanning Commission approval 
of a Detailed Development Plan or a Conceptual and Detailed Development Plan, 
Building Permits are issued consistent with that Plan. 
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a 

d. On Nonresidentiatty Designated Properties - Upon approval of a Conceptual 
Development Plan on nonresidentially designated land, a Nonresidential Planned 
Development Overlay is placed on the site and shown on the Official Zoning Map 
for as long as the Conceptual Development Plan remains active (unexpired). Upon 
approval of a Detailed Development PIan on nonresidentially designated land, a 
Nonresidential Planned Development Overlay is placed on 'the site and shown on 
the Official Zoning Map for as long as the Detailed Development Plan remains 
active, as defined in Section 2.5.50.09.c. In cases where an approved Conceptual 
andlor Detailed Development Plan is no longer active, the associaied Nonresidential 
Planned Development Overlay is automatically removed from the Official Zoning 
Map. 

Section 2.6.20 - PURPOSES 

Planned Development review procedures are established in th~s 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 
landsape 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 coorclinate 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 benefitswiihin the development site that compensate for the variations from 
development standards such that the intent of the development standards is still 
met. 
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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; 

1 1. Utility infrastructure; 

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

13. Design equal to or in excess of the types of improvements required by 
the standards in Chapter 4.10 - Pedestrian Oriented Design 
Standards" and 
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14. Preservation andfor 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 4.1 1 - Minimum Assured Development Area 
(IUIADA), Chapter4.42 - Significant Vegetation Protection Provisions, 
and Chapter4.13 - 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, Matural Resources and Natural Hazards Factors - 

1. Any proposed variation from a standard within Chapter 4.5 - Natural 
Hazarg and Hillside Development Provisions, Chapter4.11 -Minimum 
Assured Development Area (IVIADA), Chapter 4.12 - Significant 
Vegelation Protection Provisions, or Chapter 4.1 3 - 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 Pro~isiona, Ghapter4.11- Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant 
Vegetation Protection Providons, or Chapter 4.13 - Riparian Corridor 
and Wetland Provisions shatl involve an alternattve located on the 
same development site where the specific standard applies. 

2.5.50.04 - Review Criteria for Determining Compliance with Conceptual 
Deveiopment Plan 

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

Detailed Development Plan approval shall be effective for a five-year period from the 
date of approval. The approval shall expire if the applicant has not, within the five- 
year period: 

a. Single-phase Development - 
1. Installed andlor bonded for all public improvements related to the 

project; or 

2. Applied for and received foundstion permits for at least one building 
approved as part of the project. 

b, Multi-phase Development - 

1. Instalred andlor bonded for all public improvements related to at least 
the first phase of the project; or 

2. Applied for and received foundation permits for at least one butlding 
approved as pat4 of the project. 

c. An active Detailed Development Plan is defined as one that has - 

I. Not expired or been nullified; 

2. A Final Subdivision or Land Partition Plat filed and recorded; 

3. A Property Line Adjustment filed; 

4. Any Building or Construction Permits issued; or 

5. Any activities associated with Development as defined in Chapter 1.6 - 
Definitions. 
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WILLAME-E RIVER GREENWAY CONDITIONAL DEVELOPMENT 
2.3.30.04 - Review Criteria 

Requests for Conditional Developments shall be reviewed to ensure consistency 
with the purposes of this Chapter, policies of the Comprehensive Plan, and any 
other applicable pollcies and standards adopted by the City Council. The application 
shall demonstrate compatibility in the following areas, as applicable: 

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

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

e.  Noise attenuation; 

d. Odors and emissions; 

e. Lighting; 

f. Signage; 

g. Landscaping for buffering and screening; 

h. Transportation facilities; 

i. Traffic and off-site parking impacts; 

j. Utility infrastructure; 

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

I. Consistency with the applicable development standards, including the 
applicable Pedestrian Oriented Design Standards; and 

m. 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, Chapter 4.11 - 
Minimum Assured Development Area (MADA), Chapter 4.12 - Significant 
Vegetation Protection Provisions. and Chapter 4.1 3 - 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. 
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GENERAL INDUSTRIAL ZONE - PERMITTED USES 
Section 3.24.20 - PERMlnED USES 

3.24.20.011 - Ministerial Development 

a. Primary Uses Permitted Outright 

1. Civic Use Tvoes - 

a) Major Services and Utilities 

b) Minor Utilities - with towers not exceeding 75 R. in height, 
subject to standards in Chapter 4.9 - Additional Provisions 

c) Parking Services 

d) Public Safety Services 

e) Freestanding Wireless Telecommunication Facilities up to 120 
ft. in height, subject to the standards in Chapter4.9 -Additional 
Provisions. 

2. Commercial Use Tv~es - 

a) Agricultural Sales 

b) Agricultural Services 

c) Animal Sales and Services - 

1) Grooming - in conjunction with veterinary 

2) Kennels 

3) Auctioning 

d) Automotive and Equipment 

1 ) Fleet Storage 

2 )  Repairs - Heavy Equipment 

3) SaleslRentals of Farm and Heavy Equipment 
Note: SaleslRentals of Light Equipment requires a 
Conditional Development Review 
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e) Building Maintenance Services 

f) Construction Sales and Sewices 

g) Laundry Services 

h) Research Services 

i) Scrap Operations 

j) Technical Support Center 

k) Telemarketing Center 

I) Temporary Outdoor Markets 

mf Wholesaling, Storage, and Distribution 

1) Light 

2) Mini Warehouses 

3. Industrial Use T v ~ e s  - 
a) General lndustrial 

b) Limited Manufacturing 

c) Technological Production 

b. Accessory Uses Permitted Outright 

1. Essential Sewices 

2. Required off-street parking for Uses permitted in the zone in 
accordance with Chapter 4.1 - Parking, Loading, and Access 
Requirements. 

3. Other development customarily incidental to the Primary Use in 
accordance with Chapter 4.3 - Accessory Development Regulations. 

4. Colocatedfattached Wireless Telecommunication Facilities on 
nonresidential structures that do not increase the height of the existing 
structures by more than 20 ft., subject to the standards in Chapter 4.9 
- Additional Provisions. 
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3.24.20.02 - Special Development 

Conditional Development - Subject to review in accordance with Chapter 2.3 - 
Conditional Development and other applicable provisions of this Code. 

a. Automotive and Equipment - SaleslRentals, Light Equipment to be reviewed 
in accordance with Section 3.24.30.07 below. 

b. Freestanding Wireless Telecommunication Facilities greater than 120 ft. in 
height, sublect to the standards in Chapter 4.9 - Additional Provisions. 

c. Freestanding Wireless Telecommunication Facilities that do not meet the 
setback or spacing standard requirements of Sections 4.9.60.02.b and 
4.9.60.02.c in Chapter 4.9 - Additional Provisions. 

d. Colocatedlattacl?ed Wireless Telecommunication Facilities that increase the 
height of the existing structures by more than 20 ft., subject to the standards 
in Chapter 4.9 - Additional Provisions. 

3.24.20.03 -Getteral Development 

PIan Compatibilib Review - Subject to review in amrdance with Chapter 2.13 - 
PIan Compatibility Review and other appIicable provisions of this Code. 

a. Explosive or Fuel Storage 

b. Major Services and Utilities 

c. Projections such as chimneys, spires, domes, and towers, not used for 
human occupancy and exceeding 75 f t ,  in height, in accordance with 
Section 4.9.50 of Chapter 4.9 - Additional Provisions. Note: Flagpoles 
subject to requiremenk in Section 4.7.70.b of Chapter 4.7 -Sign Regulations 
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Section 3.24.30 - DEVELOPMENT STANDARDS 

3.24.30.02 - Setbacks 

a. Boundary Area - 
I. A setback of not less than 100 ft. shall be provided from any 

residential. Agriculture-Open Space, or Willamette River Greenway 
property lrne. Off-street parking and loading shall be permined in this 
setback area, except for the 35 ft. nearest the residential, Agriculture- 
Open Space, or Willamette River Greenway propel-ty line, which shall 
not be used for any Permitted Use, activity, or structure other than 
fences or walls, and shall be maintained and improved in accordance 
with 3.24.30.03 below. 

2. Exem~tions from These Reauirements - 

a) Those portions of property lines where driveways, accessways. 
and tvalkways are provided; and 

b) Lands along the Southern Pacific Railroad line south from 
Avery Avenue to the City limits. 

b. Along Streets -The following minimum setback for any structure shall apply: 

1. Arterial Streets - 50 ft, 

2. Coliector Streets - 40 ft. 

3. All other streets - 25 ft. 

Where a yard abuts both a street and a tone boundary line, the 35 ft, nearest 
the tone boundary shall not be used for any Pemitted Use, activity, or 
structure other than fences or walls, and shall be maintained and improved 
in accordance with Section 3.24.30.03 below. The boundary area as 
required in "a," above, may be counted in the wlculation of required setbacks 
along streets. 
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WILLAMETTE RIVER GREENWAY OVERLAY STANDARDS 
Section 3.30,10 - PURPOSE 

The Willamette River Green%tay is an Overlay that coincides with the adopted Greenway 
boundary and appiies to ali development pemiffed by the underlying zones. The objectives 
of this Overly and this Chapter are as foflov~s: 

a. Protect, consenre, enhance, and maintain the naturai, scenic, historicai, economic, 
and recreational qualfties of lands along the Willamette River; 

b. MainBn or improve air and water quality lpiithin the Greenway; 

c, implement goab and polic~es of the State's Willametie River Erflenway Program as 
required by the Oregon Revised Statutes, as amended: 

d. implement policies of the City's Comprehensive Plan; 

e, Establish standards and rqulrements for the us? of lands within the Willamege 
River Greenway in the City of Cor~ l l is ;  

I, ProGde for review of any intensification of Use, c-hange of Use, ar development 
within the Greenway; 

g. Increase and marnldn pubilc awess to aaa along the Wrflan7~tte River to create 
urban recreational opportunities, provide linkages to other transportation corridars, 
and provide for multiple use of urban land: and 

h. Ensure development is consistent with Sloodivater ftow mitigation and management 
of a Idatural Resource or Natural Hazard. 

Section 3.30.28 - CONCPnlONAt DEVELOPMENT 

Development within this Overly, regardless of the ciassification in the underlying zone, 
requires Conditional Developmnt approval in acwrdance andith the provisrons of 
Chapter 2.3 - Conditional DevftDopment. In addition to notification recluirements of 
Chapter 2.0 - Publ~c Heanngs, wraen publtc notice and a Notice of Disposition shall be 
mailed to the Oregon Department of Parks and Recreation, Development as used in this 
Section includes change of Use, intensification of land, or intensihation of Water- 
dependent or Water-related Uses, except for those activities tisted as exemptions in 

Section 3.30.30 below, Development also includes proposed increases in air discharges 
that require permit approval by the Oregon Department of Environmental Quality (DEQ]. 
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Section 3.30.40 - REVIEW CRITERIA 

Conditional Development within the Willamette Greenway Overlay may be approved only 
when the Planning Commission, after considering cumulatjve effects within the City's 
Greenway, finds that the development standards in Section 3.30.50 and the following 
criteria are met: 

a. Public access to and along the river shall be provided to the maximi~m extent 
practicable and to the extent that public access does not interfere with established 
Uses on the property. 

b. Significant Natural Hazards and Natural Resources shall be protected consistent 
with the requirements of Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.1 1 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Signihcant Vegetation Protection Provisions, Chapter 4.13 - Riparian Corridor 

and Wetland Provisions, and the Natural Resource provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. 

c, SignMmnt natural and scenic areas, viewpoints, and vistas shall be preserved. 

d. The quality of air, water, and land resources in the Greenway shall be protected to 
the maximum extent practicable. 

e. The Minimum Assured Development Area (MADA) shall be consistent with Chapter 
4.1 1 - Minirnum Assured Development Area (MADA). 

f .  The natural vegetative fringe along the river shall be protected and enhanced to the 
maximum extent practicable to ensure scenic quality, protection of wildlife, 
protection from erosion, and screening of Uses from the river, 

g. Any public Recreational Use or facility shalt not substantially interfere with 
established Uses on adjoining property, 

h, Maintenance of public safety and protection of public and private property, especially 
from vandalism and trespass, shall be provided to the maximum extent practicable. 

i. Extraction of aggregate deposits shall be conducted in a manner designed to 
minimize adverse effects on water quality, fish and wildlife, vegetation, bank 
stabilization, stream flow, visual quality, noise, and safety, and to guarantee 
necessary reclamation. 

j. Development, change, or intensification of Use shall provide the maximum possible 
landscaped area, open space, or vegetation between the activity and the river. 
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k. Development shall be sited to maximize distance from the river to the greatest 
extent practicable. 

I .  In applying "a," through "k," above, to development proposals within the Willamette 
River Greenway. consideration should be given to the provisions of this Code, 
Cowallis 2020 Vision Statement, Comprehensive Plan, Downtown Streetscape Plan, 
Riverfront Commemorative Park Plan, and other applicable City documents. 
However, where conflicts arise, direction must be taken from the Gorvallis 
Comprehensive Plan and this Code. 

Section 3.30.50 - DEVELOPMENT STANDARDS 

Proposed development within the Willamette Greenway Overlay shall compiy with the 
following standards: 

a, Site Modifications 

1. Except as provided in Section 3.30.30, above, existing predominant 
topographical features of the bank line and escarpment shall be protected 
and maintained. 

2. Disturbana necessary for construction or establishment of a Water-related 
or Water-dependent Use, as defined in Chapter 1.6 - Definitions, and 
measures necessary to reduce existing or potential bank and escarpment 
erosion, landslides, or Rood hazard conditions may be permitted upon 
approval by the Director. 

3. Stability shall be assured considering the stress imposed on the bank and 
land area between the low water mark of the river and Top-of-bank. 

4. The hydraulic and flood carrying capacity of the river and the hydraulic effect 
of the river on the bank shall be considered, and steps shall be taken 'to 
ensure minimal adverse effects by and upon the proposal. 
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5. The applicant shalt demonstrate adherence to the provisions of Chapter4.5 - 
Natural Hazard and Hillside Development Provisions. Chapter 4.11 - 
Minimum Assured Development Area (MADA), Chapter 4.12 - Significant 
Vegetation Protection Provisions, Chapter 4.13 - Riparian Corridor and 
Wetland Provisions, and the Natural Resource provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. 

6. If applicable, the applicant shall submit certification by a registered 
professionai engineer that the standards specified in "2,'"nd "3," above, 
have been met. Where necessary to properly evaluate a proposal, an 
applicant may be required to furnish further studies such as a soils sufvey 
and analysis, foundation study, or hydrologic study performed by competent 
professianals. 
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b. Landscaping, Natural Hazards, and Natural Resources- The follo~ving provisions 
shall apply: 

I. All areas of the site within the WRG Overlay shall be landscaped and 
addressed consistent with the provisions of the underlying zone; and the 
provisions of Chapter 4.2 -Landscaping, Buffering, Screening, and Lighting, 
Chapter 4.5 - Natural Hazard and Hillside Development Provisions, Chapter 
4.11 - Min~mum Assured Development Area (NADA), Chapter 4.12 - 
Significant Vegetation Protection Provisions, and Chapter 4.43 - Riparian 
Corridor and Wetland Provisions. 

Required landscaped areas shalt be continuously maintained, irrigated with 
permanent facilities sufficient to maintain the plant material, and covered by 
living plant material capable of attaining 90 percent ground coverage within 
three years. Required vegetation areas shall be subject to the provisions of 
Section 4.13.50.d. Landscaping and lighting shall be in accordance with 
Chapter 4.2 - Landscaping, Bufferrng. Screening, and Llghtlng. If there is a 
conflict between the provisions of Section 4.13.50.6 and Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Section 4.13.50.d shall 
prevail. 

3. Living plant materials shall be compatible with and enhance the riparian 
environment. 

c, Structures - All buildings and structures, including supporting members, and all 
exterior mechanical equipment shall be screened, colored, or surfaced to blend with 
the riparian environment. Surfaces shall be nonreflective. 

d, Signs and Graphics - In addition to compliance with applicable provisions relating 
to signs and graphics in Chapter 4.7 -Sign Regulations, no sign or graphic display 
inconststent with the purposes of the Greenway shall have a display surface 
oriented toward or visible from the Willamette River. 

e. Parking and Unenclosed Storage Areas 

1. Parking, loading, and unenclosed storage areas located within the WRG 
Overlay shall be screened from the river to the exbnt practicable in 
accordance with Chapter 4.1 - Parking, Loading, and Access Requirements 
and Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 

2. Parking, loading, and unenclosed storage areas located outside of but 
adjacent to the WRG Overlay shall be screened from such Overlay to the 
extent practicable. 
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f. Greenway Setback - Minimum building setback distances from the ordinary high 
water line of the Willamette River shall be as outlined in Table 3.30-1 - Minimum 
Setbacks. 

the northern City limits to the 
southern edge of 777 NE Second 

southern edge of 777 NE Second 
Street {Assessor Map No. 
11-5-35AD, Tax Lot 3000) to 

Setback distances do not apply to Water-dependent Uses that require a river bank 
location, or Water-related Uses that require direct access to the river. 

None of the minimum setbacks in this table shall conflict with the provisions of 
Chapter 4.5 - Natural Hazard and Hillside Development Provisions, Chapter 4.1 1 - 
kdinimum Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, Chapter 4.13 - Riparian Corridor and Wetland Provisions, or 
the Natural Resource provisions of Chapter 4.2 - Landscaping, Buffering, Screening, 
and Lighting. Should a confl~ct arise, the stricter provision shall prevail. 

4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

a. Traftic 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 prepared by a 
registered professional engineer. The City Engineer shall define the scope of the 
traffic impact study based on established procedures. 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 
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applicant shall complete the evaluation and present the results with an overall 
site development proposal. 

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 
standards, the abutting street shall be improved to City standards along the full 
frontage of the property concurrently with development. Where a development 
site abuts an existing private street not improved to City standards, and the 
private street is allowed per the criteria in "d", above, the abutting street shall 
meet all the criteria in "dm, 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 Transportation 
Plan and Table 4.0-1 - Street Functional Classification System. 

4.0.30 - PEDESTRIAN REQUIREMENTS 

a. Sidewalks shall be required along both sides of all streets, as follows: 
2. Sidewalks on Arterial. Collector, and Neiahborhood Collector Streets - 

Sidewalks along Arterial, Collector, and Neighborhood Collector Streets 
shall be separated from curbs by a planted area. The planted area shall 
be a minimum of 12 ft. wide and landscaped with trees and plant 
materials approved by the City. The sidewalks shall be a minimum of five 
ft. wide. An exception to these provisions is that this separated tree 
planting area shall not be provided adjacent to sidewalks where they are 
allowed to be located within Natural Resource areas governed by 
Chapter 4.12 - Significant Vegetation Protection Provisions and Chapter 
4.1 3 - Riparian Corridor and Wetland Provisions. This separated tree 
planting area shall also not be provided adjacent to sidewalks where they 
are allowed to be located within drainageway areas governed by 
regulations in Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions. 

3. Sidewalk Installation Timina - The timing of the installation of sidewalks 
shall be as follows: 
a) Sidewalks and planted areas along Arterial, Collector, and 

Neighborhood Collector Streets shall be installed with street 
improvements. 

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 Sidewalklstreet Stamps in existing sidewalks that will be impacted by 
the development. If such a Contractor Sidewalklstreet Stamp exists, it shall either 
be left in its current state as part of the existing sidewalk, or incorporated into the 
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new sidewalk for the development site, as close as possible to the original 
location and orientation. 

4.0.40 - BICYCLE REQUIREMENTS 

a. On-street Bike Lanes - On-street bike lanes shall be required on all Arterial, 
Collector, and Neighborhood Collector Streets and constructed at the time of 
street Improvements 

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 Corvallis Transit System. 

b. Development sites at or near existing or planned transit stops shall provide safe, 
convenient access to the transit system, as follows: 
I. All Commercial and Civic Use developments shall provide a prominent 

entrance oriented toward Arterial, Collector, and Neighborhood Collector 
Streets, with front setbacks reduced as much as possible to provide 
access for pedestrians, bicycles, and transit. 

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. 

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 serving electric utility for the City-owned and operated street lighting 
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 
City. 

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 
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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. 

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. 

Section 4.2.20 - GENERAL PROVISIONS 
a. Required Landscaping - 

1. Landscaping and Irrigation Plans - Where a landscape plan is required by 
this Code, by a particular 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. Building Permits, including 
Foundation Permits, shall not be issued until the Director has determined that 
the plans comply with the purposes clause and specific standards in this 
Chapter, any specific proposal(s), andlor Conditions of Approval that apply 
to the particular project. On a case by case basis, and where no Significant 
Natural 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, 
shrubbery, and trees. 

2. Installation - All required landscaping and related improvements, such as 
irrigation, etc., shall be completed prior to the issuance of a Certificate of 
Occupancy. Additionally, all required landscaping and related improvements 
within the public right-of-way, andlor required by Conditions of Approval in 
conjunction with recording of the Final Plat, shall be completed or financially 
guaranteed prior to the recording of a Final Plat. If an applicant chooses to 
financially secure landscaping and related improvements in order to record 
a Final Plat, such financial security shall be consistent with the provisions of 
this Code, shall 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 improvements. 
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3. Coverage within Three Years - All required landscaping shall provide a 
minimum 90 percent ground 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 nonresidential development, and 
nonresidential redevelopment that involves a 3,000 sq. ft. or 20 percent 
expansion, whichever is less, except that 20 percent expansions less than 
500 sq. ft. 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 City. This guarantee shall be established prior 
to the issuance of a Final Certificate of Occupancy and prior to recording of 
a Final Plat. Additionally, 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 this 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 arborist or licensed landscape contractor and shall verify that 90 
percent ground coverage has been achieved, either by successful plantings 
or by the installation of replacement plantings. The Director shall approve 
the report prior to release of the guarantee. 

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 4.1 1 - 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 lnventory. 
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. 

4.2.30 - REQUIRED TREE PLANTlNGS 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 to the street, except as 
allowed elsewhere by "d," below; 
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; 

ifj I- 
Z tY 
Z 0 an. 
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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 4.2.50 - SCREENING (HEDGES, FENCES, WALLS, AND BERMS) 
Screening is required where unsightly views or visual conflicts must be obscured or blocked 
and/or where privacy and security are desired. Fences and walls used for screening may 
be constructed of wood, concrete, stone, brick, wrought iron, or other commonly used 
fencing/wall materials. Acoustically designed fences and walls shall also be used where 
noise pollution requires 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 perpendicular line of sight, within 18 months 
following establishment of the primary use of the site. 
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HIGHLY PROTECTED RIPARIAN CORRIDOR DEVELOPMENT STANDARDS 

width of that Stream be reduced below the appropriate 

Section 4.53.50 - U S E  LIMITATIONS AND EXCEPTIQNS WfTWIPT HIGHLY 
PROTECTED RlPARlAN CORRIDORS AND RIPARIAN-RELATED 
AREAS 

Highly Protecbd Riparian Corridors are those which have been identified as warranting a 
high level of protection due to thefr environmental impottance and Natural Resource 
quality, Riparian-related Areas are defined as Proximate Wetlands, drainage easements 
and drainage dedications under the City's jurisdiction, and open space tracts that have 
been created for Riparian Corridor protection purposes. Additimally, 100-year Floodplain 
area serves an important Riparian Function. This area is mapped on the City's Natural 
Hazards Map, and is subject to the protections outlined in Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions, 

In addition to the requirements of the undertying zone, the follovving limitations and 
exceptions shall apply to aclivitiesMiithin Highly Protected Riparian Corridors and Riparian- 
related Areas, as mapped on the City's Riparian Corridors and Wetlands Map, 

a. Removal of Vegetation - Removal of vegetation from Riparian Corridors and 
Riparian-relaled Areas is prohibited, except for the following purposes: 

1. Stream restoration and enhancement programs; 

2. Removal of lnvasive andlor Noxious Vegetation as defined in Chapter 1.6 - 
Definitions. tf necessary, in conjunction with vegetation removal non-rip-rap 
erosion control measures shall be utilized: 
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6. Perimeter mowinglcutting of vegetation for fire hazard preventionlfuel 
reduction, provided such mowing/culting occurs no more than 20 ft, around 
structures: 

7. Continuation of agricultural activities occurring on a property prior to 
December 31,2004, such as grazing livestock, growing crops, etc. However, 
the use of herbicides or other pesticides, the application of synthetic 
fertilizers, and the storage of toxic materials in these areas is subject to 
applicable state and federal regulations, as well as the restrictions set forth 
in the Corvallis Municipal Code. 

8. Maintenance and protection of the function of City utilities and transportation 
facilities located within Riparian Corridors and Wetlands; 

9. Allowance of activities under an Oregon Department of Fish and Wildlife- 
approved restoration plan for improving Riparian Function. As a component 
of this plan, and as a means of controlling the spread of the weds 
throughout the Watershed, livestock may be permitted in areas with 
identified lnvasive andlor Noxious Vegetation: and 

10. Removal of Hazardous Trees - Requests for removal of Hazardous Trees, 
except in emergency circumstances, shall be reviewed by the City Urban 
Forester (or anotherqualified arboristland approved, conditionally approved, 
or denied by the Community Development Director. Any trees removed shall 
be repiaced by like native species or alternative approved native species 
listed on the Cily of Corvallis Native Plant List. 

b. Building, Paving, and Grading Activities - The placement of structctres or 
impervious surfaces, as well as grading, excavation, and the placement of fill, are 
prohibited. Exceptions to the drainageway restrictions may be made for the 
purposes identified in items 1-7 of this Section, provided they are designed and 
constructed to minimize adverse impacts to Riparian Corridors and Riparian-relatd 
Areas. 

2. The location and construction of streets, utilities, bridges, bicycle, and 
pedestrian facilities within Highly Protected Riparian Corridors and Riparian- 
related Areas must be deemed necessary to maintain a functional system by 
the City Engineer This Code, City Transportation and IJtility Master Plans, 
and other adopted City plans shall g ~ ~ i d e  this determination. The design 
standards of Chapter 4.0 - lmpr~veme~nts Required with Development shall 
be applied to minimize the impact lo the subject area; 
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Article 6. Willamette River Greenway 

6.0 Background 

A special natural feature of the Corvallis Urban Growth Boundary is the Willamette River. The 
State of Oregon has recognized the significance of the Willamette to both individual 
communities and the State as  a whole by a series of legislative acts culminating in Statewide 
Planning Goal 15 - Willamette River Greenway. 

A 

The general purpose statement of this Statewide Planning Goal is as follows: 

"To protect, conserve, enhance, and maintain the natural, scenic, historical, agricultural, 
I 
r 

economic, and recreational qualities of lands along the Willamette River as the Willamette 5 
Z 

River Greenway." 5 - 
C 

Statewide Planning Goal 1 5 requires the collection of avariety of specific data; requires that each 2 
City and County Comprehensive Plan be based on specific boundary, acquisition, and 2 
management considerations; outlines the required contents of the Oregon Department of 3 l- 
Transportation (ODOT) Greenway Plan; requires the establishment of cooperative management 2 P? 
plans between local governments and the ODOT; and requires implementing measures through 2 2 
ordinance provisions. 2 2 - 
The main purpose of the Willamette River Greenway is to protect and enhance the natural 

E t 
qualities of lands along the Willamette River while allowing development which is compatible 2 
with these qualities. This is to be accomplished both by purchase, or scenic easement of 

P * 
g d o  

significant lands, and by City and County land use review. o g  gst i  
There is no intention to purchase all the lands along the river, and much of the land will remain 2 8 5  
in private ownership. It should be noted that in Corvallis a majority of the land area within the L > Z  
Greenway boundary is in public ownership, already provides public access to the river, and if o c x  

B o w  
developed with sensitivity, will constitute a major asset to the City. 

6.1 Relevant Vision Statement Elements 

"We value our rivers, our streams, and our watershed, carefully managing them to protect the 
purity of our water, their aesthelic and biological qualities, and their value as recreational 
areas. The City's streams and wetlands act as the backbone for a system of "greerzlfingers" 
which weave thmiglz and connect the City's open space resources." 

City Council Approved Corvallis Comprehensive Plan 
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6.2 Willamette River Greenway 

Findings 

6.2.a Statewide Planning Goal 15, Willamette River Greenway, mandates local government to 
establish Greenway boundaries, allowed uses within the Greenway, and potential 
acquisition areas. 

6.2.b The City of Cowallis has an adopted Willamette River Greenway Boundary. 

6.2.c The Willamette River flood plain functions as a part of the river channel during flood 
events and is part of the river system. 

6.2.d Localjurisdictions retain the primary responsibility for implementation of the Willamette 
River Greenway, Statewide Planning Goal 15. 

6.2.e The Corvallis LandDevelopment Code requires a Conditional Development review for any 
intenszjkation, change of use, or development within the Greenway boundaries, urtless the 
proposal qzralifies for an exemption. 

6.2.f The Willamette River Greenway is an important part of the open space system of the 
Contailis Urban Growth Boundary. 

6.2.g The Willamette River forms the eastern edge of the Cowallis urban area. 

6.2.h The Greenway includes both urban and rural segments. The urban segment includes 
Greenway lands between the Urban Growth Boundary on the south and where Highway 
20 separates from the Willamette River orr the northeast edge of the City. Lands beyond 
the urban segment will remuin rural. 

6.2.i The Willamette River Greenl-vay is urban in character within the downtown area. 

6.2.j Maintenance of public access along the river is important to Corvallis citizens and is a 
requirement of the Willamette River Greenway, Statewide Planning Goal 15. 

6.2.k The downtown riverjCront area extends from the Willamette / Marys Rivers confluence, 
north to a point where the 2nd Street right-of-way converges with the Willamette River. 

6.2.1 The private lands in the Greenway located within the downtown area are suitable for 
commercial development and housing provided public access to the Greenwuy is 
maintained. 

City Council Approved Corvallis Comprehensive Plan 
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H. Protect adjacent private properties from the negative impact of public recreation uses 
and facilities; 

I. Protect from the negative impacts of mineral extraction; and 

J. Protect riverbank stability in a manner that protects fish and wildlife habitat and 
riparian vegetation. 

Tne City shall work with Benton and Linn Cou~ities on proposed developments in the 
Greenway and proposcd amendments to Comprehensive Plan policies or development 
standards related to the Greenway. 

The City shall work cooperatively with Benton and Lim Counties to maintain the natural 
characteristics of the Willamette River Greenway. 

Residential, commercial, and open space /recreation uses that are consistent with adopted 
Greenway policy and development regulations shall be encouraged along the downtown 
riverfront. 

The City shall develop a linear park on appropriate public land through the downtown 
riverfront areaconsistent with the January7,1997 Riverfront CommemorativeParkMaster 
Plan, or its successors. 

The City shall identify hazardous bank areas and identify suitable, environmentally 
sensitive mechanisms for riverbank stabilization. 

The City shall protect and enhance the natural features and flood plain functions of City 
lands within the Willamette River Greenway on the east side of the river. 

The City shall manage the uses on lands within or near the Greenway at the time ofdistrict 
designation, in order to maintain the qualities of the Greenway. 

Supporting Documents 

- E t 
3 2 
P * 
glrv q i 5 L  
$3: 
l L * i  
o c x  
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Item 
Comprehensive Plan Report - Willamette 
River Greenway 
Riverfront Commemorative Park Master Plan 
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CORVALLIS URBAN WILLAMETTE GREENWAY 
BOUNDARY MAPS 

P l a t e  I - S o u t h e r n  S e c t i o n  
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P l a t e  I11 - Downtown S e c t i o n  

P l a t e  V - P a r k s  and S o u t h  T h i r d  
S t r e e t  D e t a i l  

P l a t e  V I  - F l o o d  P l a i n  A r e a  

P l a t e  VII - Greenway Boundary  
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water  a n g l i n g .  (Book Three ,  S h e e t  63 of  197,  R ive r  mi l e  
134.5, Class I, 30.60 a c r e s  (Benton Coun ty ) . )  

J u s t i f i c a t i o n :  Recommended by t h e  Depar tment  o f  Trans-  
p o r t a t i o n  as s u i t a b l e  f o r  a c q u i s i t i o n .  T h i s  s i t e  is  
beyond t h e  u rban  C o r v a l l i s  Greenway b u t  s h o u l d  be 
i n c l u d e d  w i t h i n  t h e  Benton County Greenway. A c q u i s i t i o n  
w i l l  p r o v i d e  r ive r -o r  i e n t e d  p i c n i c k i n g ,  d a y  u s e  f i s h i n g  
o p p o r t u n i t i e s .  

e. Right-of-way a l o n g  Highway 20 t o  p r o v i d e  a b i c y c l e /  
p e d e s t r i a n  pathway f rom C o r v a l l i s  to  t h e  s t a t e  p a r k  
p r o p e r t y  a t  Half  Moon Bend, 

~ u s t i f i c a t i o n :  T h i s  p a r k ,  p lanned f o r  d a y  use, w i l l  
o f f e r  a n  e a s y  d e s t i n a t i o n  f o r  b i c y c l i s t s  and h i k e r s .  
The Half  Moon Bend S t a t e  Pa rk  shou ld  have  c o n v e n i e n t  
a c c e s s  f rom Highway 20 as w e l l  a s  f rom t h e  r i v e r .  I t  
shou ld  n o t  be r e s t r i c t e d  t o  u se  by b o a t e r s  o n l y ,  as is 
p r e s e n t l y  t h e  c a s e .  



FINDINGS AND RECOMMENDED POLICIES 

N e w  

Hew 

New 

The 1978 Comprehensive P l a n  c o n t a i n s  f i n d i n g s  and p o l i c i e s  pe r -  
t a i n i n g  t o  t h e  Greenway. Subsequent  t o  t h e  a d o p t i o n  of t h e s e  
f i n d i n g s  and p o l i c i e s  co r re spondence  w i t h  t h e  Oregon Department  
o f  T r a n s p o r t a t i o n  (which a l o n g  w i t h  LCDC is t h e  p r i n c i p a l  r e v i e w  
agency f o r  t h e  Greenway Goa l )  i n d i c a t e d  t h a t  s e v e r a l  o f  t h e  
p o l i c i e s  were d e f i c i e n t  i n  complying w i t h  t h e  r e q u i r e m e n t s  o f  t h e  
Greenway Goal .  The f o l l o w i n g  f i n d i n g s  and p o l i c i e s  i n c o r p o r a t e  
t h e  r e v i s i o n s  s u g g e s t e d  by t h e  Department  o f  T r a n s p o r t a t i o n .  

2.2 WILLAMETTE GREENWAY .-.- 

FINDINGS 

a. The C i t y  o f  C o r v a l l i s  h a s  a n  adopted  W i l l a m e t t e  River  
Greenway Boundary . 

- S t a t e w i d e  P l a n n i n g  Goal 1 5 ,  Willamette R ive r  Greenway, 9 
mandates l o c a l  government t o  e s t a b l i s h  Greenway Boun- z 
d a r i e s ,  a l l owed  u s e s  w i t h i n  t h e  Greenway, and p o t e n t i a l  E! 

!- 
a c q u i s i t i o n  a r e a s .  ;i 

- L o c a l  j u r i s d i c t i o n s  r e t a i n  t h e  p r imary  r e s p o n s i b i l i t y  k! k 
f o r  imp lemen ta t ion  o f  t h e  Wi l l ame t t e  R ive r  Greenway 
g o a l .  

2 2 
A w 
5 f - C o m p a t i b i l i t y  r ev iew p e r m i t s  a r e  r e q u i r e d  by t h e  C i t y  of  

C o r v a l l i s  f o r  a n y  i n t e n s i f i c a t i o n ,  change o f  u se  o r  5 
development  w i t h i n  t h e  Greenway boundar ies. $2 

nV) 
b. The W i l l a m e t t e  R i v e r  Greenway is a n  i m p o r t a n t  segment of  g $ $  t h e  open s p a c e  sys t em o f  t h e  C o r v a l l i s  p l a n n i n g  a r e a .  g f  Y 

c .  The W i l l a m e t t e  R i v e r  forms an  edge to t h e  urban  a r e a  o f  $3: 
C o r v a l l i s .  % Z E  

5 0 w  
Delete d.  Wi th in  t h e  p l a n n i n g  a r e a ,  t h e r e  a r e  s e c t i o n s  o f  t h e  

Greenway which have  r e s o u r c e  p o t e n t i a l .  More informa- 
t i o n  r e l a t e d  t o  t h e s e  r e s o u r c e s  is n e c e s s a r y .  

e .  The Greenway i n c l u d e s  b o t h  urban and r u r a l  segments .  I t  
is a n t i c i p a t e d  t h a t  l a n d  u s e s  s o u t h  o f  t h e  wa te r  i n t a k e  
and east  o f  t h e  a r e a  where Highway 20 l e a v e s  t h e  
W i l l a m e t t e  R i v e r  n o r t h e a s t  of  t h e  e x i s t i n g  C i t y  l i m i t s  
w i l l  r emain  r u r a l .  

f .  The Willamette Greenway is urban i n  c h a r a c t e r  w i t h i n  t h e  
downtown a r e a .  

g .  Maintenance  o f  p u b l i c  a c c e s s  a l o n g  t h e  r i v e r  is a re- 
q u i r e m e n t  o f  t h e  W i l l a m e t t e  River  Greenway Goal .  
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Steve DeGhetto, Assistant Director 
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Jackie Rochefort, Park Planner 
Mark Lindgren, Recorder 
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Visitors 
Jason Yaich 
James Ellison 
Bill Ten Pas 
Sandra Gazeley 
Tim McFadden 
Louise Marquering 
Lyle Hutchens 

CONTENT OF DISCUSSION 

I. CALL TO ORDER: Chair Betty Griffiths called the meeting to order at 6:33 p.m. 

MCFADDEN INDUSTRIAL ANNEXATION 
(ANNll-00001 / ZDCll-00002 / PLDll-00002 / WRG11-00001) 
PLANNING COMMlSSlON STAFF REPORT 
ATTACHMENT 8-7 (Page 1 of 3) 
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11. INTRODUCTIONS. Marc Vomocil, new board member, related he was Senior Forestry Manager for 
Starker Forest Inc. and previously helped refurbish the Avery Park locon~otive. New board member Don 
Willianls related that he was a manager at Good Samaritan. 

111. APPROVAL OF MINUTES. Griffiths said that in the beginning of the second sentence of the last 
paragraph of packet page 7, the name "Emery" should be deleted. The second sentence of the fifth 
paragraph on page 8 should read, "..one-third of dogs in the city are unlicensed." Randy Willard said 
the first sentence under Visitors' Propositions should read, "Corvallis City Councilor Jeanne Raymond, 
speaking as a citizen,..". Phil Hays said that on packet page 4, the first sentence of the second paragraph 
under Bald Hill Land Acquisition should read, "GLT retains a conservation easement onpart of the 
adjacent Bald Hill Natural Area,..". He said the last sentence on packet page 8 should read, "..Van 
Buren intersection and the slip lane..". Hays moved to passed April 21,201 1 minutes as corrected; 
Willard seconded; motion passed. - - 

0 

IV. VISITORS' PROPOSITIONS. Louise Marquering related that management plans for the Witham 0 
0 

Hill Natural Area, which the City owns, had been put on hold until a joint management plan could be F 4 
developed with the previous owner. She emphasized the need to remove fast-growing Doug Fir trees f 
that are crowding the native White Oaks. She said she'd previously brought the issue forward several z 

9 times and suggested at least girdling the Doug Fir on the south slope there so they stop growing. since z 
otherwise, the oaks will die soon. Operations Supervisor Dave Phillips replied that staff would 2 
investigate it this summer. Assistant Director Steve DeGhetto cautioned about Land Development Code 
considerations related to the property. Marquering said people at OSU Forestry had offered to assist in 2 W I- 
reilloval of the trees once they are identified. Phillips noted that the department had lost staff. Z IY 

2 0 a a 
V. McFADDEN PROPERTY ANNEXATION AND TRAIL PROPOSAL. Community Development -I a x  

Planner Jason Yaich related that the Planning Division had received a request for annexation. He E k highlighted information in the packet. He sought comments, concerns and recommendations associated 2 3 with possible Parks and Recreation facilities, such as trails identified in the Trails Master Plan. The n * 
Planning Commission will get the PNARB minutes to see PNARB concerns; it will then forward its gdcu 
recommendation to the Council and voters will then decide on the annexation. "$: g 5 ;  
The property is on 85 acres on Highway 20 near Hewlett-Packard. The property is currently farmed, 9 8 6  
with two residences. Yaich displayed maps and photos of the site. City facilities plans include a1 996 b&!j 
Transportation Plan Trails Master Plan, which includes bikeways. He noted the plan is conceptual in n o w  
nature and often changes over time. A potential bikeway is roughly parallel to the railroad tracks. The 
2000 Park and Recreation Facilities Plan includes a Trails Plan that includes a nlultiuse trail that could 
be located along Highway 20. Yaich said the concept of a trail along the Willamette River goes back 
many years; it's connected to the State Plan for the Willamette River Greenway, with a trail running 
along the river to Portland. 

He said Planning staff have been discussing key components of the application with applicants for a 
couple years. The application currently includes a 6' public sidewalk consistent with public arterial 
highway standards along Highway 20; the location would depend on where the curb ends up. 
Depending on the intensity of proposed development, ODOT may require highway improvements such 
as turn lanes. 

Hays noted the joint citylcounty trails connection planning process begun last summer includes the 
Corvallis-Albany path. Since there is an effort underway to make the connection (the pat11 could leave 
the Highway 20 north of Circle) it would be wise to get an easement on a sn1all corner of the property; 
it should not be a big impact on the property. Lyle Hutchens said the applicants would be in agreement 

MCFADDEN INDUSTRIAL ANNEXATION 
(ANN11-00001/ ZDC11-00002 / PLD11-00002 / WRGI1-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 8-7 (Page 2 of 3) 
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with that. He said the area with the railroad tracks with natural features overlays would be available for 
a path. Sandra Gazeley said a sidewalk would connect to a sidewalk on H-P property. Planner 
Rochefort said ultimately the site would have both a sidewalk and a multiuse path, it just depends when 
they get to that part of their project. 

Willard asked whether bike riders would use the sidewalk or ride on Highway 20; Yaich replied there 
were constraints to extending the sidewalk further south. There would be big impacts to several 
residences; also, further south, the Garfield drainage basin has a culvert under Highway 20 with a big 
slope; a sidewalk would require bringing in a lot of fill dirt into the riparian corridor. Yaich said the 
current application's detailed developnlent plan includes a sidewalk and landscape berm; a condition of 
approval would likely include a condition of approval that future detailed development plans, as the site 
develops, would provide a multiuse path along the frontage. Griffiths asked whether there would be 
both a sidewalk and a multiuse path; Yaich replied that he sought cotnment on whether there should be 
a shared wide sidewalWmultiuse path pedestrian-bike facility: Griffiths said she preferred as little 
concrete as possible. Rochefort asked Griffith about having a path along the railroad tracks; Griffiths 
said if the applicants agreed to an easement for it on the corner then that would be OK. 

F 
Marc Vomocil said he felt a sidewalk along the highway should be sufficient. DeGhetto said the city z 

9 
and the county were working on a path to go north along the railroad tracks. The plan presented tonight 
includes a potential sidewalk along Highway 20, which is an extension of the existing sidewalk. 
Rochefort said the applicants have the requirement to build a sidewalk and a multiuse path; whether or g 
not a multiuse path and a sidewalk should be combined or separated is the question and there are many 
options available. Hays said the plan for a path along the railroad is still very preliminary and could be % lZ 
funded by grants; Rochefort added the piece on the property could be funded by development: this is a 5 2 
common situation. Often, the only way to get a complete system built is to do it in pieces, though it can A W 

be awkward. 2 z 
I- 
y ;! 

Griffiths asked for discussion on whether the board recommended a sidewalk and multiuse path along n * 
Highway 20, or whether it should be combined. Vomocil said he preferred a combined multiuse and 
sidewalk. Rochefort said a n~ultiuse path would be 12' wide. Rochefort said the CityICounty were 
planning a trail along the railroad but there are also other plans of the greenway corridor along the 
Willamette River that show a trail. She asked Yaich whether he envisioned a possible conflict between 
pedestrians and bicyclists in a combined path; he replied that that is always a concern; wider is usually 
better. Rochefort related she's been yelled at by pedestrians for riding her bike on a multiuse path I O w  

(walkers felt it was a sidewalk). Griffiths felt it should be combined; Hays agreed. 

Griffiths asked for discussion on the issue of the applicants providing an easement or asking them to 
build the path. Vomocil suggested getting an easement. Hays noted getting an easement only required a 
very small part of the property and getting an easement was critical for the railroad path, though it may 
never happen; Griffiths agreed. Hays said if we ask for a multiuse path on Highway, then we should 
definitely ask for an easement along the railroad. 

Gazeley asked the width of a possible easement; Yaich replied the LDC specifies a roughly 15' 
easement. Hays asked whether the McFaddens property to the east and south would be a connection to 
development on that adjacent property; Hutchens replied that that was in 100 year floodplain, was 
zoned as EFU and had many more restrictions on it. The property in question tonight is in the UGB. 

VI. FENCED DOG PARK LOCATION. James Ellison related that he's long lived near the downtown 
dog park. He related that many of the dogs there are poorly controlled, poorly trained and are noisy. He 
said 33 residences are near the park and most residents hate it. He said there are typically 80-1 00 dogs a 

MCFADDEN INDUSTRIAL ANNEXATION 
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MINUTES 

June 3,201 1 

Present 
Brad Upton, Chair 
Joel Rea 
Susan Christie 
Dan Herford 
Evan Sorce 
Mike Beilstein, City Council 

Absent 
Cora Borradaile, excused 
Charles Fletcher 

Staff 
Lisa Namba, Public Works 

Visitors 
Vernon Huffman 
Jim Bowey 
Ali Bonakdar 
Theresa Conley 
Dean Codo 
Kelly Potter 
Lynn Evans 
Jason Yaich 
Sandra Gazeley 
Lyle Hutchens 
Rose Clarke 
Alden Gray 
John Roullier 
Walter Prichard 
Laura Duncan Allen 

SUMMARY OF DISCUSSION 

V. New Business 
Corvallis Area MPO - Bicycle safety 
education project 
McFadden Annexation multi-use path review 

* Proposed downtown portable sign regulations BPAC offered 

Bike parking standards review conditional support 
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BPAC Minutes 

June 6,2011 

Page 3 of 4 

Ali Bonakdar of the Corvallis Area Metropolitan Planning Organization (CAMPO) stated that CAMPO 
was given S 10,000 by the FHWA for a project focusing on bicycle safety and education. The project 
must be finished by the end of summer. Mr. Bonakdar asked BPAC for input on bicycle safety and 
education issues. Theresa Conley, also of CAMPO, presented a draft of the plan to the Commissioners. 
Chair Upton provided background on BPAC's safety and education recommendations from 2007 and 
stated that he has given that information to CAMPO. Ms. Conley detailed some ideas CAMPO is 
considering and stated that education on the rules of the road is key and will be a focus of the project. 

Councilor Beilstein suggested CAMPO both contact Gigi S i ~ n ~ n s  with Safe Routes to School regarding 
projects involving the end of the school year and coordinate with World Car Free Day in September. Ms. 
Conley said that she has spoken to these groups and is choosing to focus on the adult population. Chair 
Upton suggested providing education for motorists as well as bicyclists. Commissioner Herford C- 

2; 
encouraged CAMPO to fund at least one actual training event. Co~xlnissioner Christie suggested placing 8 
information on the City and OSU's web pages. She noted the number of new drivers in town in the fall 4 

.c 
and asked about speeding up the process of those new drivers getting used to the "bike culture" of f 
Corvallis. Co~missioner Sorce suggested holding an event on campus during the first week of school to z 
provide outreach to students. Mr. Bonakdar stated that time is a limitation and that the project should be 5 
wrapped up in early September, though there is the possibility of some flexibility. z g 
Mr. Bonakdar reported that CAMPO's Regional Transportation Plan is being updated and that it will 
incorporate BPAC's feedback. CAMP0 will hold a public meeting on June 15. W Z t- OL 

McFadden Annexation multi-use path review 
5 2 
2 I 

Jason Yaich from the Com~nunity Development Department's Planning Division presented an annexation , 
request and asked BPAC for feedback. The proposed plan includes a public sidewalk along the site's c"- 
Highway 20 frontage. The trails plan component of the City's Parks and Recreation Plan and 2 3 n * 
Transportation System Plans show a future multi-use path in this location and along the western property z , 
line. Planning is asking BPAC to consider the merits of having the developer install a multi-use path O F  
(MUP) along the Highway 20 frontage instead of the sidewalk. In May the Parks, Natural Areas, and g J Y  
Recreation Board (PNARB) recommended a 12-foot wide MUP along the Highway 20 frontage and an 5 8 
easement along the west property line for a future MUP. This trail connection is shown in the above- 
noted planning documents. Mr. Yaich provided details of the Land Development Code standards for I O w  
sidewalks along arterial highways (a 12-foot wide park strip and 6-foot wide sidewalk). A high-volume 
MUP must be 12 feet in width. In response to a question, Mr. Yaich stated that the Comprehensive Plan 
designation for the site is General Industrial and the applicant is proposing a General Industrial zone. 
There was discussion about the need for a sidewalk on the east side of the highway but the Commission 
recognized it wasn't possible to ask for that in conjunction with this annexation. The Commission agreed 
with the recommendation from PNARB for both the installation of a MUP along the Highway 20 frontage 
and an easement for a future MUP on the west property line. 

Proposed downtown portable sign regulations 
Kelly Potter from the Community Develop~nent Department's Planning Division presented proposed 
changes to the Land Development Code (LDC) that would establish standards for temporary and portable 
signs on sidewalks in the Central Business District and Riverfront areas of the downtown. The changes 
were developed and are recommended by the Downtown Commission. BPAC asked about the possibility 
of running this as a pilot or test program. Ms. Potter stated that that is not typical within the LDC, but 
that the regulations could be re-evaluated some time after implementation. In response to a question from 
Commissioner Sorce, Ms. Potter responded that enforcement would be complaint driven. Code 
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Yaich, Jason 

From: John.G.deTar@odot.state.or.us 

Sent: Friday, October 07, 2011 3:26 PM 
To: Yaich, Jason; Duane.J.Liner@odot.state.or.us 

Subject: ODOT Case # 3590 McFadden Annexation/Zone Change 
Hello Jason, 

A note for your staff repol-ts: The Oregon Highway Plan (0HP)'s mobility standard for a 
Regional Highway inside a Metsopolitan Planning Organization (MPO) area is measured as a 
volumelcapacity ratio. The OHP's standard inside an HPO is currently a VIC standard of 0.85. 
However, in January 2012, that standard will beconle a VIC target of 0.95. This could have 
implicatiolls to the extent of development that can be allowed on the property. I have attached a 
link to the proposed changes to the OHP. 



Department of Transportation 
Region 2 Tech Center 

John A. Kitzhaber, M.D., Governor 455 Airport Road SE Building A 
Salem. Oreaon 97301-5397 . ., 

Telephone (503) 986-2990 
Fax (503) 986-2839 

Date: October 6,201 1' File: T31-1 

To: Jason Yaich 
City of Corvallis 

Re: McFadden Property Annexation 
Revised TIA Review 

Lancaster Engineering submitted a memo on September 21, 201 1 to respond to comments 
made by ODOT and the City of Corvallis, regarding the revised TIA for the McFadden Property 
Annexation request. The June 17, 201 1 revision of the aforementioned TIA still has missing 
information and invalid assumptions, and is not acceptable to ODOT. 

This first set of comments is in response to the September 21, 201 1 memo from Lancaster 
Engineering. 
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Comment 
This comment states supporting documentation and pages from prior 
reports were included in the Appendix. Granted, but the Appendix of 
the June 17, 201 1 revised report still does not contain photocopies of 
the CAMPO and CWRC data sets, used to establish a Base Year set 
of volumes for this study. These data sets need to be provided to 
understand what data was used in the analysis. 
This seems reasonable. 
The June 17, 201 1 revised report still does not clearly state the 
analysis years assumed in this study. This is standard analysis 
procedure. 
As stated previously, photocopies of the traffic volumes used in the 
CAMPO and CWRC studies were not included in the June 17'~ 
revision. These copies need to be provided to understand what data 
was used in the analysis. 
It is correct to state that the Corvallis Willamette River Crossing 
(CWRC) Study included development of the applicant's property. 
The analysis for the CRWC included consideration of a no-build 
condition and build conditions before concluding that construction of 
a two-lane Van Buren Bridge would not resolve the traffic congestion 
problems in Downtown Corvallis. 



This set of comments are based on discrepancies noted in the June 17, 201 1 revised TIA. 
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Comment 
The analysis and the addendum state that the analysis was 
completed for a near-term development of the site, and then proceed 
to do analysis including transportation facilities that no government 
agency assumes will be constructed within the 2030 planning 
horizon. It is not a standard analysis procedure to make assumptions 
about transportation facilities that are not included within the effective 
transportation system plan. 
This seems reasonable. 
The Preliminary Signal Warrant analysis presented in the Appendix 
is adequate. 
The CWRC Report was completed in early 2009. It is reasonable to 
assume the signal timing used in this report was from 2007 or 2008. 
Signal timing is a dynamic process, and it is likely the timing in 201 1 
differs from what was used in the CWRC analysis. Updated signal 
timing sheets should have been used for this analysis rather than 
relying upon timing in use several years ago. 
The table presented on this page shows 6 years of ATR data on OR 
34, as the sole justification for the "no-growth" assumption. This is 
an error in logic. Six years of data from an ATR does not define a 
growth projection on a highway. ODOT uses 20 years of data, 
projected forward, to determine a growth rate. This is an industry 
standard. 

Also, one ATR does not define the growth rate for an entire city; 
particularly one the size of Corvallis, which has so many highway 
routes into and out of the community. Growth rate projections for 
Corvallis need to be based on data from the Corvallis Transportation 
Model. 

Paragraph 

8 o f 9  

8 o f 9  

Comment 
This paragraph cites data used in this traffic study was gleaned from 
the Corvallis Area Metropolitan Transportation Plan, Destination 
2030 (CAMPO) report and the Corvallis Willamette River Crossing 
(CWRC) report. However, photocopies of these data sets were not 
included in the Appendix of the Lancaster study. 
This paragraph cites the CAMPO, CWRC and manual count data 
were not factored to a common analysis year, because the 
consultant observed that one ATR site shows that traffic volumes in 
Corvallis had been relatively stable over the past few years. 
Developing a common analysis year is a standard procedure when 
preparing a traffic analysis, but that common analysis year should be 
based upon the transportation model, and not one data gathering 
location. No data was supplied in the Appendix of the June 17'~ 
revision, to allow verification of this assumption. 



If you have any questions regarding these comments, please contact me by phone at (503) 986- 
2857, or by e-mail at stephen.b.wilson@odot.state.or.us. 
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Comment 
This paragraph contends a Saturation Flow Rate of 1800 pcphpl was 
assumed for the Lancaster study, in accordance with the assumed 
flow rate used in the CAMPO and CWRC studies. This is a 
reasonable assumption. 
This section states the assumed trip distribution was based on a 
Select Zone Analysis (SZA) from the City of Corvallis' Travel 
Demand Model. However, a copy of the SZA was not included in the 
Appendix of the Lancaster study, to allow for assumption verification. 
The results listed in the CAMPO Study Table 4 indicate an analysis 
year of 2005. The results listed in the CWRC Figures 4 & 5 indicate 
an analysis year of 2007. The two manual counts were collected in 
August of 2009. A data set was compiled for this analysis from these 
three dissimilar sources, without factoring for growth and seasonality. 
This is an inappropriate assumption, especially when data supporting 
a "no-growth" contention is not available for review. Also, is data 
collected during August acceptable to Corvallis? In the past, staff 
has told ODOT that traffic counts conducted in August are 
unacceptable to the city because the community experiences such 
significant changes in traffic conditions during that month. 
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Department of l'ranspoptatian 
Regior~ 2 PIarming 

3700 SW Philnmatl~ Blvd. 
Cosvdlis, OR, 97335-11-17 

P l i n n ~  (541) 757-8287 
Eax: (542) 757-4290 . 

FILE CODE: 

Jason Yaich 
Cornnrunity Development Dcparlment 
City of CorvalIis 
Corvallis, OR 97331 

Leti~r submitted 
dwwonically o ~ ~ l j r  

Subject: h~fcFadden Zone Change, ZDC11-Dil0ll2 

Dear h3r. Yaich: 

nlarik you for providrng t l ~ c  Drcgon Department ol Transportation (ODOT) i z r i f i l  nc>Ece lced this 
proposed lard use acriorx anct the application materials. TI-& leff er is submitted to be part of t l~c  
public hearing rccwd. @DOT sliodd be carcsirlered a party to [lie land rrsr action and should be 
notified if mw inforn~aticm is submitted, if more hearings are to be held, or if the ilearing is 
extended. 

-fhe CorvaIlis Dcvclopnlcni Code specifies that a zone change application n u t  describe I-lte 
increased demand for facilities t l~ai  wiIl he generated by the proposed change in l a d  use 
designat<orxs. 121e Code also calls fur applications to itlenkify additional facilities required to 
meet increased demand, arrd phasing of such faciIities ir.1 accordar~ce wi& projected demand. 
The code also calls for a traffic impact study (TIS), if reqrrircd by fftc City Engineer. The 
application includes a TIS to respond to these appliccltio~~ req~"emeni-s. 

The City of Corvallis providecl ODOT with an electronic copy of the most recent trmsportaiton 
impact maIysis (TIA) on May 16,201'1. City staff requested all comments to be :ubnliited by 
May 20,2011. In this short time period, ODOT has been able to only partially rcvie~4~ the TIA. 
Listed l?elow are issues w-e have been able to identify in the lastfe-iv days. In the iollotzring 
table, 1 have referred to page xlun~bess and "PDF r'ages." Page nu~ixbers tvcrc provided in the 
report, but not in the appendix. Mihere "PDF Page" is used, it refers to the page ~twnbtar of Illte 
PDT: document proniided trt ODOT. 



ZDCll-00002 
Page 2 of 3 
May 20,201 1 

Uocurnent- 
Location - 

General reliance 
upon other 
docunlen ts 

Page 3 
Parapx~lx #it 

Page 5, 
Paragraph 1 

Page 9 
Paragraph 5 

Page 13 and Page 
21 

Page 17 (Figurt! 4) 
Page 18 (Figure 5) 
Page 19 (Figure 6) 

Issue 

The 17s states at several Iocatiorw tlmt information produced in other 
reports, hjlo of wl-iich wcrc prepared by 01X)T, has bee11 relied upon Lo 
prepare the 'TIS. f-Towever, the references used in the TIS are so gerterd 
that it is not possible to understru~d what itdormation has kc11 used, and 
in what nmmer. The TI5 sl~ould cite specilic references to these otlxer 
dements so that the reader c m  actually deternline what Fnfomtatio~i 
has been used. CZ'here analysis from other report9 has been used, 
photocopies of that otl~er analysis should tw includcd as an a1,yclxdix. 
This condition affects much of the analysis perforl~~ecl in tt1e 'MS- Mrithout 
more precise references, i t  i s  uinclear what source jmtifies critical factors 
in the intersection capacity analyses, such as lane capacity, truclc vol~~mcs, 
and peak hour factors. The ODOT reports referenced were prepared at 
different times. It is not possible to &an from the TIS what;& c io~e  to 
psoviii~ a common analysis year for the TIS analysis. 
The TIS should have jil~luded queuing analyses and traffic progression 
anaXysis at a11 intersections with traffic signals a ~ ~ d  a t  all intersectiozls 
where tr;tffic simTCLs are proposed. As a result, it is unclear how " ' . 
intersections will LY affected by sitc-relatcd traffic. 
The report does not make clear wl-tat assulllplions have been used to 
address future goruth in backgowid hraffif volumes. The malysis 
assumes the project is fully built-out i11 t hc  "nccu: fuhuc," but does riot 
establish what the "near future'' nieans. 
The description of the OR-99W/CircIe Bl17d intersection is not correct. 
The northbound approach contahs two northbound left-turn lanes. 
The report references "16storic traffic counts," but it does not establish 
when thme counts were taken and no copies of t11e referenced traffic 
counts were irxlucicd in tl-tc appcl1iliu. \Yithout this information, il is not 
possible to deternline ~k-l~ekher the cotmts were accomplished during an 
acceptable time of year. 
Gopera t ion  of existing intersections is provided on page 13. Tl~c samc 
intersections are evafua ted wiih ad~iitii3nal velticle traffic on page 21. 
Figures 4 and 5 inciicate 38 percent of site-generated traffic passes through 
the Circle Blvd/il Acres Road intersection, but interseclivn operations do 
not change. It is highly unlikel~z that this adciitionaI volume would p s s  .. . 

through the jntcrs~ction \\ritIiout having a nieasurable affect. 
The 'T1.A innpprupriately disiributrs site-!;eneraled vehicle trips into the 
tratlsporiation system. Van Buren Avenue is an arterial street- entering 
the do\vntou.rz area, but iio hxlwund velucles are generated from this 
street west of Fourth Skeet f,Figures 4 and 6). Ten percent of outbound 
ve11icIcs arc cliskibutcd to Second Street south of 1~a.n Burcn Avenue 
(Fipres 5 and 6). T1G.s ~nisallocates through traffic to a local stfeet a 
ps ted  speed n f  20 MPH 8x3 t provides access to downtown businesses. 



Pagc 22 
Paraqaph 4 

Page 24 (Figure 7) 
Pagc 25 (Figrrrc 8) 

Page 23 
Paragraph 

PDI; Pages 33 cYr 65 
Signal Mrarriilit 
Analysis 

PDF Pages 51 & 52 

I'DF Pages 46-70 

-- 
Tlirnugli traf&~>liouId be assigned to Fourth Street via Harrison 
Boulewrd. Ou tbounit vehicles on OR-99W entering downtown from the 
north are riot considered in tke trc&c distribution. 
A two-lane Va-i Gmen Bridge is assmcd to exist for this portion of the 
alialysis as ffxe only "practical nritig~tion" for hitersection operations. 
This bridge is neither planned nor is it progra~~med. A ht7cdane bridge 
does not exist, and there is no project m d:e State Transportation 
ImI)rovemeiit Program to consiruci a bridge. The Corvallis Metropolitan 
Planning Organizat5on's Regional Transportation Plan docs iiot assume 
that such a bridge will be constructed ~vittxin the 2030 plcmxing horizon. 
I1 is it1apprr)priate to rely upon this faciLity unless this s ~ i p ~ o v e ~ ~ r e n t  is 
ncedcd in oonjunctiort with proper9 de-ut?lopin~~. 
It is not clear wl~at  tkc traffic voiu~nes in these figures mean. For 
example, site traffic exiting the site southbormd and Uxc southlm~uxd US- 
20 traffic voIume docs not equal the traffic volumes shewn at h e  Second 
Street/ J3anaison Bouleva./ard htersection (#9). This intcrscclion is tlie 
ga tewajr intersection to kip distribu tion throughout dorvntoivn- if this 
m tersectio~l ~olt lme is incorrect, the i~~tersec~on valmcs at other 
locations may 11ot reliable. -- 
Tlds discussion presumes that lndjor kiiprovemcnts to siaie hightzray 
facilitie exist: a separate eastbounil right-h~m fane on Circle Blvd at US- 
20, a Lwo-lane Van Buren Bridge, and two ~~orthbound right-tUPli lanes at 
the OR-34/Corvallis Bjyass ~itcrscction. None of these projects are 
planned or programmed for construction. h~cluding tliese components in 
the a n i s i s  the11 reallocates vchicIc trips throughout tile 31ialysis area, 
resulting it1 sigriificantll; in~praved traffic conditiom. It is not ap13ropriaic 
to consizer sucl~ mitigattons utzlcss the project is: I) a funded project in 
the State Transporkation Iaiprovel~~ent Progani; 2) called for br the 
f~~ulcially corxstraincd portion of the Xegio~~al Transpix-tation Plan, or 3) 
is a nlitiga tion to be funded in conjnn~%on wit& the change in zoning. 
The signal ~varrant. analysis cornhmes 2030 traffic ci~ndiiiorts ivith site 
dcvclnpmciit. Tliis does not follow the procedures established by ODOT 
For prelinkary traffic signal warrants on a skate higiiway. The TIS does 
tiot substantiate Iiow its 2030 highway iralulnes were developecI. -43~0, the 
applicatio~i does no{ c o n t c ~ i  s~~fficient in forma tion tto understand how the 
minm and major approacl~ volumes were developed for thr signal 
cvarru~t axi.lysis. 
Tile OR-34/CorvalIis Bypass intersectio1-1 configuration docs not include a 
~out21bound rigl~t-iurn lane a t  the interstrction. Only one fane exists for 
sou~tl~bau~~d traffic. There is IIO discussion in QIC dmurnmt about (his 
~hange in the intersectio~i co~xfipation. 
Analj-sis pages jn the TIS apper~cfi~ have used ififiere~llc traffic flo'iv 
parameters--at some locations, thc paran~ctcr used is 1750 vc;.hicles per 
hour per lane (vphpI); at others, 1800 vp11p1, and at others 1900 v~?hpI. ----- -- 



lltc factors described above lead O W T  to conclude that the application does not fairly describe 
tlw increased denmid on facilities from the land uses &at would be provided by the application 
and tlile proposed rezoning. Without this information, it c m ~ o f  be ressonaldj? determined wlmt 
additional facilities s1iould be provided to respox~d to the increased demand. The TIS needs 
substi?r~tial modification in order to present the necdcd informalion. 

PDF Wges 4670 

Pleaqe provide ODOT with a oo111p1ete notice of decision, including any conditions of approval. 
Thc notice may be proviJ~ct elecbonically to: 

T ~ ~ T I S  does not provide a basis for these diffeGnt values. A cutwisk~~t ] 
traffic flow parameter sl~ould have been rrsed at dlI evaluated locations 
except where docu~enhtion is provided demonstrating that otl~er 1 
parameters are appropriate. However, the TIS does not proside arijr 

I 

justificcztion for using three different parameters. 
The TlS should clarify what information was used fo deternGne the traffic 
signal timing used in there analyses. 

If you prcfrr, a paper don~ment. can be mailed to: 
Plamii~g ,md Development I\?lanages 

ODOT Region 2 Hcatlqt~artcrs 
455 Airport Road, Building B 

Salem, OR 97301-5395 

Please call if you have any q~lestions. 

Jolm G. deTar 
Senior Region 131anner 

electrimic cc: 

Jeff PliIcCo~moll, City of Corv=iUis Lyle Hutcl~ins, Devco Lisa Nell, @DOT 
Ted Reese, City of Gonrallis Engjneering Am Battcn, ODOT 
Som Sarhursk, City of CoivaIlis Todd Iv4obley, Lamaster Dorothy Upton, ODOT 

Engineesing 



McFadden AnnexationIChange in Zo~l i~ig  Page 1 of 1 

Yaich, Jason 

From: DETAR John G [John.G.DETAR@odot.state.or.us] 

Sent: Tuesday, May 17,2011 4:36 PM 

To: Yaich, Jason 

Subject: McFadden AnnexationiChange in Zoning 

Jason 

ODOT agrees that the application materials dealing the package treatmctlt plant, \%llarnette 
River water right and extant well production are sufficient to demonstrate that the iildustrial use of 
dle property described in the applicatioil could occur in Benton County. In ODOTs opinion, the 
TPK would not apply to the development that is proposed,A the City of Corvallis includes the 
measures stated in my previous email as conditions of site development: 

a) the trip cap limitation on the scale of possible development should be described in the chain of 
title so that purchasers are infonned about the extent of development that is possible, and 

b) an additional condition of approval should call for re cons id era dot^ of OAR 660-012-0060 before 
the vehicle trip cap is changed to allow more trips. 

ODOT \\;ill present a separate email reviewing the traffic study that has been submitted. 

'2 son'e~gtoli~sg~at U~JCII old n ~ e r r p l a r ~ f  trees if1 IU~O.IP shade fbg isit1 inot sit." Gizek Prnr~e~er.i, 



Oregon Administrative Rule 660-012-0060 

Plan and Land Use Regulation Amendments 

(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or a 
land use regulation would significantly affect an existing or planned transportation 
facility, the local government shall put in place measures as provided in section (2) of this 
rule to assure that allowed land uses are consistent with the identified function, capacity, 
and performance standards (e.g. level of service, volume to capacity ratio, etc.) of the 
facility. A plan or land use regulation amendment significantly affects a transportation 
facility if it would: 

(a) Change the filnctional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan); 

(b) Change standards inlplementing a functional classification system; or 

(c) As measured at the end of the planning period identified in the adopted 
transportation system plan: 

(A) Allow land uses or levels of development that would result in types or 
levels of travel or access that are inconsistent with the functional classification 
of an existing or planned transportation facility; 

(B) Reduce the performance of an existing or planned transportation facility 
below the minimum acceptable performance standard identified in the TSP or 
comprehensive plan; or 

(C) Worsen the performance of an existing or planned transportation facility 
that is otherwise projected to perform below the minimum acceptable 
performance standard identified in t l~e  TSP or comprehensive plan. 

(2) Where a local government determines that there would be a significant effect, 
compliance with section (1) shall be accomplished through one or a combination of the 
following: 

(a) Adopting measures that demonstrate allowed land uses are consistent with the 
planned function, capacity, and performance standards of the transportation 
facility. 

(b) Amending the TSP or comprehensive plan to provide transportation facilities, 
improvements or services adequate to support the proposed land uses consistent 
with the requirements of this division; such amendments shall include a funding 
plan or mechanism consistent with section (4) or include an amendment to the 
transportation finance plan so that the facility, improvement, or service will be 
provided by the end of the planning period. 



(c) Altering land use designations, densities, or design requirements to reduce 
demand for automobile travel and meet travel needs through other modes. 

(d) Amending the TSP to modify the planned function, capacity or performance 
standards of the transportation facility. 

(e) Providing other measures as a condition of development or through a 
development agreement or similar funding method, including transportation 
system management measures, denland management or minor transportation 
improvements. Local governments shall as part of the amendment specify when 
measures or improvements provided pursuant to this subsection will be provided. 

CI 

(3) Notwithstanding sections ( I )  and (2) of this rule, a local government may approve an Z; o 
0 

amendment that would significantly affect an existing transportation facility without 4 
'C- 

assuring that the allowed land uses are consistent with the function, capacity and 
performance standards of the facility where: 

f 
Z 
5. 
Z 

(a) The facility is already perfornling below the mininlum acceptable performance 0 
standard identified in the TSP or comprehensive plan on the date the amendment I- Q 
application is submitted; ti 

2 tY 

(b) In the absence of the amendment, planned transportation facilities, 5 2 
A UJ 

improvements and services as set forth in section (4) of this rule would not be 5 f 
adequate to achieve consistency with the identified function, capacity or E L  
performance standard for that facility by the end of the planning period identified 5 3 
in the adopted TSP; n a  

g - l w  
u * 

(c) Development resulting from the amendment will, at a minimum, mitigate the 
g5z 

impacts of the amendment in a manner that avoids further degradation to the q 8 k  
L * 

performance of the facility by the time of the development through one or a 0 t= x 
combination of transportation improvements or measures; Zulu 

(d) The amendment does not involve property located in an interchange area as 
defined in paragraph (4)(d)(C); and 

(e) For affected state higl~ways, ODOT provides a written statement that the 
proposed funding and timing for the identified mitigation improvements or 
measures are, at a minimum, sufficient to avoid further degradation to the 
performance of the affected state highway. However, if a local government 
provides the appropriate ODOT regional office with written notice of a proposed 
amendment in a manner that provides ODOT reasonable opportunity to submit a 
written statement into the record of the local government proceeding, and ODOT 
does not provide a written statement, then the local government may proceed with 
applying subsections (a) through (d) of this section. 



(4) Determinations under sections (1)-(3) of this rule shall be coordinated with affected 
transportation facility and service providers and other affected local governments. 

(a) In determining whether an amendment has a significant effect on an existing 
or planned transportation facility under subsection (l)(c) of this rule, local 
governments shall rely on existing transportation facilities and services and on the 
planned transportation facilities, improvements and services set forth in 
subsections (b) and (c) below. 

(b) Outside of interstate interchange areas, the following are considered planned 
facilities, improvements and services: 

(A) Transportation facilities, improvements or services that are funded for 
construction or implementation in the Statewide Transportation Improvement 
Program or a locally or regionally adopted transportation improvement 
program or capital improvement plan or program of a transpol-tation service 
provider. 

(B) Transportation facilities, improvements or services that are authorized in a 
local transportation system plan and for which a funding plan or mechanism is 
in place or approved. These include, but are not limited to, transportation 
facilities, improvements or services for which: transportation systems 
development charge revenues are being collected; a local improvement district 
or reimbursement district has been established or will be established prior to 
development; a development agreement has been adopted; or conditions of 
approval to fund the inlprovement have been adopted. 

(C) Transportation facilities, improvements or services in a metropolitan 
planning organization (MPO) area that are part of the area's federally- 
approved, financially constrained regional transportation system plan. 

(D) Improvements to state highways that are included as planned 
improvements in a regional or local transportation system plan or 
conlprehensive plan when ODOT provides a written statement that the 
improvements are reasonably likely to be provided by the end of the planning 
period. 

(E) Improvements to regional and local roads, streets or other transportation 
facilities or services that are included as planned improvements in a regional 
or local transportation system plan or comprehensive plan when the local 
govemment(s) or transportation service provider(s) responsible for the 
facility, improvement or service provides a written statement that the facility, 
improvement or service is reasonably likely to be provided by the end of the 
planning period. 



(c) Within interstate interchange areas, the improve~nents included in (b)(A)-(C) 
are considered planned facilities, improvements and services, except where: 

(A) ODOT provides a written statement that the proposed funding and timing 
of mitigation measures are sufficient to avoid a significant adverse impact on 
the Interstate Highway system, then local gover~~ments may also rely on the 
improvements identified in paragraphs (b)(D) and (E) of this section; or 

(B) There is an adopted interchange area management plan, then local 
governn~ents may also rely on the improvements identified in that plan and 
which are also identified in paragraphs (b)(D) and (E) of this section. 

(d) As used in this section and section (3): 

(A) Planned interchange means new interchanges and relocation of existing 
interchanges that are authorized in an adopted transportation system plan or 
comprehensive plan; 

(B) Interstate highway means Interstates 5, 82,84, 105,205 and 405; and 

(C) Interstate interchange area means: 

(i) Property within one-half mile of an existing or planned interchange on 
an Interstate Highway as measured from the center point of the 
interchange; or 

(ii) Tile interchange area as defined in the Interchange Area Management 
Plan adopted as an amendment to the Orego11 Highway Plan. 

(e) For purposes of this section, a written statement provided pursuant to 
paragraphs (b)(D), (b)(E) or (c)(A) provided by ODOT, a local government or 
transportation facility provider, as appropriate, shall be conclusive in determining 
whether a transportation facility, improvement or service is a planned 
transportation facility, improvement or service. In the absence of a written 
statement, a local government can only rely upon planned transportation facilities, 
improve~nents and services identified in paragraphs (b)(A)-(C) to determine 
whether there is a significant effect that requires application of the remedies in 
section (2). 

(5) The presence of a trallsportation facility or improvement shall not be a basis for an 
exception to allow residential, commercial, institutional or industrial development on 
nisal lands under this division or OAR 660-004-0022 and 660-004-0028. 

(6) In determining whether proposed land uses would affect or be consistent with planned 
transportation facilities as provided in 0060(1) and (2), local governments shall give full 



credit for potential reduction in vehicle trips for uses located in mixed-use, pedestrian- 
friendly centers, and neighborhoods as provided in (a)-(d) below; 

(a) Absent adopted local standards or detailed infonnation about the vehicle trip 
reduction benefits of mixed-use, pedestrian-friendly development, local 
governments shall assume that uses located within a mixed-use, pedestrian- 
friendly center, or neighborhood, will generate 10% fewer daily and peak hour 
trips than are specified in available published estimates, such as those provided by 
the Institute of Transportation Engineers (ITE) Trip Generation Manual that do 
not specifically account for the effects of mixcd-use, pedestrian-fi-iendly 
development. The 10% reduction allowed for by this section shall be available 
only if uses which rely solely on auto trips, such as gas stations, car washes, 
storage facilities, and motels are prohibited; 

(b) Local governments sliall use detailed or local information about the trip 
reduction benefits of mixed-use, pedestrian-friendly development where such 
information is available and presented to the local government. Local 
governments may, based on such information, allow reductions greater than the 
10% reduction required in (a); 

(c) Where a local government assumes or estimates lower vehicle trip generation 
as provided in (a) or (b) above, it shall assure through conditions of approval, site 
plans, or approval standards that subsequent development approvals support the 
development of a mixed-use, pedestrian-friendly center or neighborl~ood and 
provide for on-site bike and pedestrian connectivity and access to transit as 
provided for in 0045(3) and (4). The provision of on-site bike and pedestrian 
connectivity and access to transit may be accomplished through application of 
acknowledged ordinance provisions which comply with 0045(3) and (4) or 
through conditions of approval or findings adopted with the plan amendment that 
assure compliance with these rule requirements at the time of development 
approval; and 

(d) The purpose of this section is to provide an incentive for the designation and 
implementation of pedestrian-friendly, mixed-use centers and neighborhoods by 
lowering the regulatory barriers to plan amendments which accomplisl~ this type 
of development. The actual trip reduction benefits of mixed-use, pedestrian- 
friendly developnlent will vary from case to case and may be somewhat higher or 
lower than presumed pursuant to (a) above. The Commission concludes that this 
assumption is warranted given general information about the expected effects of 
mixed-use, pedestrian-fi-iendly development and its intent to encourage changes to 
plans and development patterns. Nothing in this section is intended to affect the 
application of provisions in local plans or ordinances which provide for the 
calculation or assessment of systems development charges or in preparing 
conformity determinations required under the federal Clean Air Act. 



(7) Amendments to acknowledged comprehensive plans and land use regulations which 
meet all of the criteria listed in (a)-(c) below shall include an amendment to the 
comprehensive plan, transportation system plan the adoption of a local street plan, access 
management plan, future street plan or other binding local transportation plan to provide. 
for on-site alignment of streets or accessways with existing and planned arterial, 
collector, and local streets surrounding the site as necessary to implement the 
requirements in Section 0020(2)(b) and Section 0045(3) of this division: 

(a) The plan or land use regulation amendment results in designation of two or 
more acres of land for commercial use; 

(b) The local government has not adopted a TSP or local street plan which 
complies with Section 0020(2)(b) or, in the Portland Metropolitan Area, has not 
complied with Metro's requirement for street connectivity as contained in Title 6, 
Section 3 of the Urban Growth Management Functional Plan; and 

(c) The proposed amendment would significantly affect a transportation facility as 
provided in 0060(1). 

(8) A "mixed-use, pedestrian-friendly center or neighborhood" for the purposes of this 
rule, means: 

(a) Any one of the following: 

(A) An existing central business district or downtown; 

(B) An area designated as a central city, regional center, town center or main 
street in the Portland Metro 2040 Regional Growth Concept; 

(C) An area designated in ail acknowledged conlpreheilsive plan as a transit 
oriented development or a pedestrian district; or 

(D) An area designated as a special transportation area as provided for in the 
Oregon Highway Plan. 

(b) An area other than those listed in (a) which includes or is planned to include 
the following charactelistics: 

(A) A concentration of a variety of land uses in a well-defined area, including 
the following: 

(i) Medium to high density residential development (12 or more units per 
acre); 
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(ii) Offices or office buildings; 



(iii) Retail stores and services; 

(iv) Restaurants; and 

(v) Public open space or private open space which is available for public 
use, such as a park or plaza. 

(B) Generally include civic or cultural uses; 

(C) A core commercial area where multi-story buildings are permitted; 

(D) Buildings and building entrances oriented to streets; 

(E) Street connections and crossings that make the center safe and 
conveniently accessible fiom adjacent areas; 

(F) A network of streets and, where appropriate, accessways and major 
driveways that make it attractive and highly convenient for people to walk 
between uses within the center or neighborhood, including streets and major 
driveways within the center with wide sidewalks and other features, including 
pedestrian-oriented street crossings, street trees, pedestrian-scale lighting and 
on-street parking; 

(G) One or more transit stops (in urban areas with fixed route transit service); 
and 

(H) Limit or do not allow low-intensity or land extensive uses, such as most 
industrial uses, automobile sales and services, and drive-through services. 

Stat. Auth.: ORS 183 & 197.040 
Stats. Implemented: ORS 195.025, 197.040, 197.230, 197.245, 197.610 - 197.625, 
197.628 - 197.646, 197.712, 197.717 & 197.732 
Hist.: LCDC 1-1991, f. & cert. ef. 5-8-91; LCDD 6-1998, f. & cert. ef. 10-30-98; LCDD 
6-1999, f. & cert. ef. 8-6-99; LCDD 3-2005, f. & cert. ef. 4-1 1-05 



WETLAND LAND USE NOTIFICATION FORM 
(this form is to be completed by planning department sta ,-. 

DEPARTMENT OF STATE LANDS WETLANDS PROGRAM 
West side of Cascades, send to: 775 Summer Street NE, Suite 100; Salem, OR 97301-1279; (503) 986-5200 

East side of Cascades, send to: 1645 NE Forbes Rd., Suite 112 Bend, OR 97701; (541) 388-61 12 

1. County: BENTON 
City: CORVALLIS 
Responsible Jurisdiction: City Caunty 

2. APPLICANT: GAZELY AND ASSOCIATES LANDOWNER: ARTHUR MCFADDEN 
name name 

7275 NE HAUGEN ROAD 40 1 SW ALDER 
mailing address mailing address 

CORVALLIS. OR 97333 PORTLAND, OR 97204 
city, state zip city, state zip - LrT g-tF2Ty m ~ y ~  

(54 1)745-5368 (503)96 1-2652 i- - ' i  <a .j- g p i., ' 

phone phone Si 
3. LOCATION i5 

T l l S  R5W S25 % Tax Lot@) 1308 - APFQ 2 1 xnf 4 7 

Address 1350-1 520 NE HIGHWAY 20 
City CORVALLI S , . .?. .-" f - - '>103f z 
NWI quad map name CORVALLIS LWI - NORTH SUBAREA - N-GAR-W-1 .- . r P  *- ULuXz L ,rL".i#iI 4 

z 
4. ATTACHMENTS 2 

Attach all the following (with site marked): o LWI / NW1 Map (if no LWI map) o Parcel Map o Site Plan (if any) I- 

lf applicable attach: n Other 2 
w I- 

5. SITE MFORMATION z lY 

LWVNWI Wetland Classification Code+) 
Adjacent Waterway (if any) Zoning industrial (currentiv in county) 

$ 8  < 2 
6. PROPOSED ACTIVITY 

site plan approval FJ subdivision 1E3 Other annexation 
2 

[7 grading permit (ZS planned unit development 5 3 
conditional use permit [7 building permit (new structures) o m  

Project Description Annexation of 85.38 acre McFadden Industrial site, application of City GI (General Z - ~ N  
Industrial) zone upon annexation, and apuroval of a Conceptual and Detailed Develoument Plan in phases 
Completed bylcontact JASON YAICH Date APRIL 1. 201 1 E-Mail Jason.vaich~ei.~0~~1is.or.us 
Address PO BOX 1083. CORVALLIS. OR 97339-1083 Phone: (541) 766-6908 

LL >- 
DSL RESPONSE o h ~  

@I A removal-fill permit is required from the Department of State Lands &< 7 50 cyds 06 c J m u  5- ' = O W  

A removal-fill permit will be required when the development project procceds pt ~s LIoI J ~ L  ;n &As. 
A removal-fill permit may be required 

[3 A permit may be required by the Corps of Engineers (503-808-4373) 2 h $ ~ ' ~  SO; 15 ; * CL1 [nk 

fja Information needed includes: -4- weg;rnds rnny 
!A wetland deferminationldelineation report - see ro - p'*c+ 

C] State Permit # Cl was issued C] has been applied for 
IJ No removal-fill permit is required for the described project ifibecause: 
T L  SV-e S & W Z  ~ * ' f k f l h ? d r a ' c  (&&J ILL-~V'SI*C~~)S o n  /t bt.  

k b d i ~ e f ~ ~ c * r -  t AN OAS,  k r'.r oa t ;Lcd cmru/ { S  

~ C k m e n t s :  f&pm&rfi&d & dc C c m i f  &$ IYe$ad~ '21; ~ C S E O + .  $ f p , c J r r t  
P W + ~ B O ~  delinrr;& is nce&J )a cdc&rn;- ~/cjtie w e N ~ n 8  b v f i d a r t ' c ~ r .  

IJ On-Site Visit By: Date: 
Response completed by: &G.;u kp,.- Date: A o / ; /  1 8 ,  ? b ( f  
* If the project is changed to involve fill or removal from the wetlands area, a state removal-fill pkrmit wit1 be required. 

h~:llunrw.oregonstate1ands.u~1'wet1andu~e~htm Ma~lings Completed September 2008 

MCFADDEN INDUSTRIAL ANNEXATION 
(ANNII-00001 1 ZDC?1-000021 PLDl1-00002! WRGI 1-00001) 
PLANNING COhl~~ISSION STAFF REPORT 
ATTACHhiENT C-2 (Page 1 of I) 



Page 1 o f  I 

Yaich, Jason 

From: Punton, Amanda [amanda.punton@state.or.us] 
Sent: Friday, April 29, 2011 ?:I9 PM 

To: Yaich, Jason 

Cc: Moore, Ed W 

Subject: Corvallis PAPA 001-1 1 (ANN1 1-001) 

Jason. 

Ed More asked that I send these comments on your proposed annexation directly. Some of this we have 
already discussed on the phone: 

The proposal submitted with the PAPA notice states that, "the applicant's natural resource 
protection plan consists of maintaining the minimum 'safe harbor' setbacks from all significant 
resources. [Page 101 It is not evident that this plan is consistent with the city's protection 
requirements for significant riparian areas and wetlands on the property. 

The proposal submitted with the PAPA notice does not address planning and review 
considerations for the portion of the property that is within the boundary of the Wiilamette River 
Greenway. However, correspondence with the city confirms that city staff is aware of Goal 15 
consistency issues. Notice to Oregon State Parks is required for all proposed new uses, 
expansions and intensifications of uses within the Greenway. Findings that the proposed bike 
path and other development within Greenway is consistent with Goal 15 and the city's 
implementation code should support a decision to approve the annexation and rezoning if these 
decisions will authorize the new use. 

Please call if you have any questions. 

Amanda 

Amanda Punton I Natural Resource Specialist 
Planning Services Division I Oregon Coastal Management Program 
Oregon Dept. of Land Conservation and Development 
800 NE Oregon #18 1 Portland, OR 97232 
office: (971) 673-09611 Fax: (971) 673-0911 
amanda.~unton@state.or.us I www.oreaon.qov/LCD/ 

511 01201 1 
MCFADDEN INDUSTRIAL ANNEXATION 
(ANN??-00001 i ZDC11-00002 1 PLD11-00002 J'n'RGil-00001) 
PLANNING COlvlMlSSlON STAFF REPORT 
ATTACHMENT C-3 (Page 1 of i) 
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Yaich, Jason 

From: Kathy Schutt [kathy.schutt@state.or.us] 

Sent: Tuesday, May 10,201 1 9:23 AM 

To: Yaich, Jason 

Subject: RE: I'm the Planning Manager at OPRD .... 
That's fine. Here's the address. 
OPRD 
Attn: Kathy Schutt 
725 Summer St NE, Ste C 
Salem OR 97301-1266 

We get a lot of these. We will decline to comment. Thanks. 

>>> "Yaich, Jason" <Jason.Yaich@ci.corvallis.or.us> 5/10/2011 7:51 AM >>> 
Thank you for your help on this Kathy. Our local zoning ordinance requires that we send Oregon State 
Parks a public notice of the land use hearings as well as a copy of the final decision, even if the original 
WRG boundary is unchanged. I n  this case, the development consists of nothing more than a public 
sidewalk along the west side of Highway 20 (the river is on the east side of the highway - immediately 
on the other side of the highway guardrail) 

Can you confirm a mailing address and contact name for such mailings? Currently we have the contact 
as Tammy Metherell at the following address : 

Attn: Tammy Metherell 

Oregon Parks & Rec. 

725 Summer Street NE, Suite 'C' 

Salem, OR 97301 

Jason 

From: Kathy Schutt [mailto:kathy.xhutt@state.or.us] 
Sent: Monday, May 02, 2011 7:55 AM 
To: Yaich, Jason 
Subject: RE: I'm the Planning Manager at OPRD .... 

u z4.a 
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Jason, unless the applicant wants to move the location of the WG boundary line itself, you don't 
need anything from OPRD. I f  they do, Amanda can give you the specific point in your process 
that you submit a request to us. That would be in the form of a letter asking for our comment 
on the proposed boundary change, attached to a copy of the application. 

I f  they are asking to apply an overlay on one side or the other of the current greenway boundary 
line, or on both sides. You don't need our official comment on it. In  fact, we only comment on 
local zoning, even along the river, if there are proprietary interests for OPRD such as state park 
next door. 

5/10/2011 
MCFADDEN INDUSTRIAL ANNEXATION 
(ANN1 1-00001 i ZDC11-00002 ! PLD11-00002! i%"RG1 I-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT C-4 (Page 1 of 3) 



Page 2 of 3 

Remember that your WG boundary line may be different than the boundary of a zone you might have. I f  
this is confusing let's talk on the phone. 503.986.0745 Kate 

>>> "Yaich, Jason" <Jason.Yaich@ci.corvallis.or.us~ 4/29/2011 2:00 PM >>> 
Hi Kathy 
I t  sounds like the property owner / applicant for this annexation request will be also applying a 
Willamette River Greenway Overlay to the property (as a zoning overlay), if the property is annexed into 
the City of Corvallis. The property already has a Willamette River Greenway Overlay on it as part of the 
Benton County zoning classification. 

I checked the original ODOT greenway maps (and the copy officially adopted by the City of Corvallis in 
1982 as part of the Greenway program), and it looks like this property should have the greenway overlay 
on it. 

The development application includes a public sidewalk, which will likely be within the Willamette River 
Greenway (abutting the existing US Highway 20, on the west side of the highway). The Willamette River 
is on the east side of the highway. 

They will be required to go through our WRG / Conditional Use process to account for any development 
within the newly applied greenway. 

Do you have a standard form for land use notifications for jurisdictions, so that I can send a copy of the 
land use application for your review ? Or is our correspondence enough to get the ball rolling? 

Here is a link to an on-line version of the application if that works. Otherwise, we can send paper: 

Folder: Application 

Please let me know if you have any updated process information for land use notifications. Thank you for 
your time. 

Jason Yaich 
Associate Planner (City of Corvallis) 

From: Kathy Schutt [mailto:kathy.xhutt@state.or.us] 
Sent: Tuesday, April 12, 2011 1:33 PM 
To: Yaich, Jason 
Cc: Amanda Punton 
Subject: I'm the Planning Manager at OPRD .... 
I was forwarded our email with questions about the WRG boundary criteria. I have fielded many 
questions like this from local jurisdictions over the last few years. 

You should talk with Amanda Punton at DLCD. You never know what DLCD's view will be on each 
of these specific situations without asking them. DLCD had been working on mapping but we have 
heard that they cut the position of the person who was working on that. OPRD does not keep 
mapping of the boundary. 

My advice, generally, is to keep the boundary where it is and the local government's record of the 
location is the best record of where that is. Changing the line location may not be the best, most 
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feasible, way to get where you want to go regarding what is allowed on either side of the line. 
Zoning should do that for you. Most jurisdictions who have considered moving the line have 
ended up deciding it is not worth the potentially difficult process. Proposing to move the line can 
bring out real controversy. But, it would be good for you to work with DLCD. Kate 

PLANNING CO?3MISSION STAFF REPORT 
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Yaich, Jason 

From: Yaich, Jason 

Sent: Wednesday, May 11,201 1 2:21 PM 

To: VERRET Greg J 

Subject: RE: LAND USE CASE REVIEW - McFadden Annexation Revisions 

Hi Greg, 
See my comments below. 

From: VERRET Greg J [mailto:Greg.VERRET@Co.Benton.OR.US] 
Sent: Wednesday, May 11, 2011 2:00 PM 
To: Yaich, Jason 
Subject: RE: LAND USE CASE REVIEW - McFadden Annexation Revisions 

Jason, 
I have a couple of questions for clarification: 

1. Is it clear that the subject property does not include land south of Hwy 20 (i.e., between the 
highway and the river)? It looks that way from the survey, but I would not want to see a remainder 
from the annexation to be created as a stand-alone parcel of land.[Yaich, Jason] The owner has 
confirmed that a portion of Tax Lot 1300 extends all the way from near Circle Blvd., 
down along the east side of Highway 20, abutting the Willamette River, and directly 
across from the subject site. Though we suggested inclusion of this property, the owner 
has declined t o  include this property in  their annexation proposal, and we felt they were 
not legally obligated t o  include it per LDC standards. 

2. It looks like the proposed annexation will leave a small island of County-jurisdiction land 
surrounded by City-jurisdiction -the 3 small residential parcels to the southwest. Does the city 
have any interest in encouraging these to annex at the same time? I know we recently missed out 
on an opportunity to annex some land on the other side of town that had a non-remonstrance 
agreement in place and would have resolved some issues to get annexed (I'm thinking of the 
properties off of Clarence Circle near the extension of Circle, which contain land in the City and 
land in the County). Just want to make sure we don't miss something.[Yaich, Jason] We raised 
this with the applicant, but I am unsure o f  what conversations they have had, i f  any, wi th 
those owners. 

And a couple comments that may or may not be pertinent: 
3. The applicant's map showing land use plan with natural features shows "100-year floodplain", 
but does not identify the protection level of that floodplain as a Natural Feature. Under County 
jurisdiction, this is "High Protection Floodplain." I don't know if that is supposed to carry over upon 
annexation, or if it would be "Partial Protection", but either way should probably be noted as such 
on the plan.[Yaich, Jason] The City considers that High Protection as well, and our existing 
(and newly adopted maps per the FEMA update) maintain that status. 

4. This site is included in the Benton County Inventory of Historic Resources (Site #609). It was 
not included on the Register of Historic Resources.[Yaich, Jason] Good t o  know. I'll include this 
info in the Planning Commission packet. 

5. Benton County gave land use approval to a wetland mitigation project in the northern portion of 
the property (within the floodplain), File No. LU-06-26. I doubt this will have bearing on the 
annexation, but thought I would mention it.[Yaich, Jason] Thanks for the info. That was part o f  
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the Home Depot project, wasn't it? The developer intends to fully protect the Natural Resources 
on site, throughout all phases of development (at least at this time). The site does not qualify for 
MADA, so technically,they should not encroach at all into the mapped Resource and Hazard 
areas, except for their sidewalk and access driveway on Hwy 20 (Highly Protected Riparian 
Corridor associated with Willamette River). 

If you have questions about any of these, let me know. 

....................................... 
Greg Verret, Director 
Benton County Community Development Dept. 
360 SW Avery Ave., Corvallis OR 97333 
(541) 766-6819 FAX:(541) 766-6891 
greg.verret@co.benton.or.us 
www.co.benton.or.us/cd 

From: Yaich, Jason [mailto:Jason.Yaich@ci.corvallis.or.us] 
Sent: Friday, May 06,2011 4:53 PM 
To: McConnell, Jeff; Reese, Ted; Young, Kevin; Braun, Gene; Penpraze, Tom; Rampenthal, Ron; 
Moser, Bruce; Brooks, Clay; Rochefort, Jacqueline; Sassaman, Jon; Fegles, Mike; Pusateri, Carla; 
City Attorney Brewer; Louie, Kathy; ODOT Reg 2 Planning Manager; MARDIS Joe L; IRVIN Roger 
M; VERRET Greg 3; DETAR John G 
Subjed: LAND USE CASE R M E W  - McFadden Annexation Revisions 

The applicant for the McFadden Annexation submitted revisions this afternoon. Please 
review and return any comments to me as soon as you can. The applicants are hoping to 
get this in front of the Planning Commission on June 1st. 

Please let me know if you have any questions. 

CITY OF CORVALLIS -ARCHIVES 
The following information is being provided to  you at your request. 

Folder: 5-6-2011 REVISIONS 
http://archive.ci.corvallis.or.us/Browse.as~x?sta~id=300499 

Jason Yaich 
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&piicant/Property Owner 

Proposal 

Site Address and 
Assessarts Map Number 

Project Planners: 

Project Design Management, 
Engineering and Surveying: 

Traffic Engineer: 

Arthur McFadden 
401 SW Alder Streej 
Portland, OR 97204 

Conscrlidated Application for: 

Annexation of 85.43 Acres ojGeneral Industria! Designated 
Land, Currently in the Urban Growth Boundary; 

* Zone Change from Bentdn County Urban Indtrstrial to City of 
Corvallis General fndustriuJJPlonned Development; 

* Concepeuaf and Detailed Development Phm; 

- Conditiorraf Developmen~illameLte River Greenway PernwiC 

Cazelq & Associates 
Sandra Gateley 
Creed A Eckert 
7z75 NE Haugen Drive 
Corvallls, OR 97330 
04217.15-5368 

Devcu Engineering 
Lyle Hutchens 
Steve Hatbri, PE 
Brian Sditar, PLS 
145 NE Conifer 
Corvallls, OR 97330 
f5111) 757-89fn 

tuncaster Engineerjog 
Torld Mobley, PE, PTOE 
321 SW 4th Avenue, Ste 400 
Pofliand, OR 972oq 
(5031 248-0313 
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adadden Annex, Zone Change, PO, Conditional Deveitrpmmt 
Annexatton Chapter 
August 4,2013 

5itp SummuT 

Site Area 85.43 Acres 

Corvallis Comprehensive Pfan Designation Urban Growth Boundary, General industrial (GI) 

Current Benton County Zoning 
and Plan DesSgnation Urban industrial - 2.0 Acre Minimum 

Planned Unit Development Overlay (UI zo 1 PUD); 
Wllamette River Greenway Overlay; Benton County 
Floodplain Management Overlay; Natural Features Overlay 
in Cowallis Urban fringe 

Proposed forwallis Zoniilg 

Proposed Cumprehensivr? 
Plan Designation 

General tndusrrial (Gl)/Planned Developmen: 
\Plilfamrtte River Creenway Overlay 

General industrial 

Siffnificant Natural Resources llighly Protected Riparian Corridors; Wetlands of Special 
Significance; wa Year Flood Plain and 
Witlamertp River Cr~enway 

TWO Single-Family Dwellings; Barn; Morse Stables; 
Farrner Clubhause Structure; Leased for Reid Crops 

!. "?ro5pe-i:ylhir Fitr " Cc:occi :(.so 
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McFadden Annex, Zorre Change, PD, Conditional Development 
8rtnsxa:icii Chapter 
August 4,2011 

The subject parcel is an 85.43 acre parcel of land, currently in residential and agricultural uses. I t  is located 
immediately west and adjacent t o  Mewiett Packard's campus near the comer of Circle Boulevard and Stace 
Highway 20. 

It appears, from information provided by City Planning staff, that the subject propeiry has been induded in 
the Qrvallis Urban Growth Boundary (UGB) since that political boundary was formed in 197q1 following 
Oregon's passage of Senate &ill loo, which created our statewide land use program and resulted in UCB 
planning. 

In 1978, the Csrvallir; Comprehensive Plan designation for the proposed Annexation site and the adjacent HP 
property was changed from LOW Density Residential to  Industrial (City of Cowallis land use application 
number C P A - ~ ~ X ) ,  and the portion of the HP ranpus that abuts Circle Boulevard was annexed into the City. 
Various annexations since 1980 would bring add~tionat portions of the c u m n t  HP campus into the Corvaliis 
city limits?) 

This proposal is ta annex the subject 85,qj acres of UCB land into the  city limits with a Generat Industrial I 
Pianned Beve lapent  Zoning and Comprehensive Plan Designation, the same Zone and Plan designation 
identified as appropriate for this site by the City's Comprehensive Plan since 1978. 

The application s for a Major Annexation, pursuant t o  Section ~.6,30.ot.b o' the City of Cowallis Land 
Development Code (LDC.) There is no industrial devefopment proposed or  currentiy pending, akhough 
approvaI of this application would provide the opportunity for future development under City, rather than 
Benron County, development standards. 

The Annemtion application is consolidated with the requisite Zone Change, as well a s  Conceptual and Detailed 
Development Plans, which include proposed Conditions that wouid fix the maximum Floor Area Ratio (FAR) 
and a trip generation cap for the entire site. implementation of the DDP will establish the entire site as an 
active Planned Development and permanentjy affix Conditions of Approval to  thesite. A maximum Floor Area 
Ratio of 0.23 would apply t o  the Planned Development in perpetuity. This FAR is based upon actual 
development 7n the vicinity. 

The current Benton County Urban Industrial zone allows a broad range of uses, many of which are comparable 
t o  those allowed in the Cib's GI zone in terms of traffic impacts. The application of a maximum FAR and trip 
generation cap to the entlre site, as a Condition of the Planned Development, provides that  the parcel's 
development potential under City jurisdiction will not exceed a "reasonable worsr case scenario" greater than 
that presently allowed under Benton County jurisdiction. (Please refer t o  the Appendix for a more detailed 
discussion of development potential under County standards, along with concurrence by Benton County's 
Development Director of trip generation potential under county negulations.] 

She final applimtion in this consolidated set of applications is a Conditional Development Permit Application 
for development in the Wiliamelte River Greenway. 
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r. City of Caffata Land Deelopinent Informatbn Report. Match zoti 
m. Bruce bird, Ucan Technology Recruiter, Business UF%gcn, Peeonaf CommunkaWon 
2 Micmel Mtiliiams. tndisuial LancSr Specialist, Bu$h;iness Oregon (Anached tetiei) 
4. John Sectrrrt5k (Attached h3rmonndurn) 
5 "FToSpWttY T W  no," Qctaber ZOCS 
6. Ec4mrnic Pr~dttctiv:~ af Employment a d  IndLStdal Land, Business Oregon, June mu? 
7. Corvaliis, BundabSe Lanils Inventory. June 1998 Page ANX-3 
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Annexation and trle esQblishment of the Planned Development would ensure protection of more than 28.5 
acres of sensitive, inventoried natural resources occurring in the northwest portion of the site, as per Ciy of 
Corvallis environmenPal standards. An additional 5.6 acres, located along the southerly boundary and lying 
within the Wllamette River Greenway Overlay, could only be developed per the City's Conditional 
Development Pennit standards. 

This parcel is presently bound on three sides by Corvallis city limits, constituting approximately 79% of the 
parcel's exterior boundary. The majority of abutting ptopeFties are zoned City of Cowallis General industrial, 
with the exception of a .32 acre residential parcel, S.L 1400 (t?,~,z~),  located at the subject tract's 
southwesterly corner, and also tying within the Corvallis UGB. That parcel is zoned Benton County Low 
Density Residential; however, it has a Corvallis Comprehensive PIan designation of General Industrial [GI). 
Resource Overlays, as noted on Page ANX-2, occur on the property, as well. Two additional UtB residential 
parcels, T.L. 3500 (11,5,25) and T.L 900 (11,5~35AA), are located west of T.L I~;OO, and are zoned Benton 
County, Urban Residential, 5 acre minimum (UR-5), although T.L. loo may have some City jurisdiction and 
zoning applicable on its western edge. The Cowallis Comprehensive PIan ultimately calls for Medium Density 
Residential designations on these two parcels. 

South of the site are Oregon State Highway 20; the Willamette River; frysting Tree Golf Course, and Linn 
County rural resource zoned land. Abutting the annexation site on 'ts east and north sides is the GI Zoned HP 
campus discussec previously. Also on the north, is a storage yard for Delta Fire, fnc., lessees from tlewlett 
Packard. Adjacent to the tract's northwesterty edge is the railroad right of way. West of the site is City of 
Cowallis G i Zoned land associated with the Corvallis Fire Department's learning facility, and the City's Public 
Works facilities. 

t.6.30.03 Prior to formal submittal of an application, the applicunt is encouraBd to 
participate in an infomat pre-application conference with Community Development 
Department stuff to discuss the proposaf, the oppricant's requirements, and applicant's 
materiofs developed in response to the Code's applicable requirements. 

The applicant anr his representatives have met with Cowailis Community Development, Public Works, Legal 
and Engineering Department staff in prr-application and other conferences, brrginnivg in May xoog, to k l l y  
dFscuss the pending appticatians and apylic;ible requirements. Oregon Departmenhf Transportation 
representatives were also in attendance, 

Applicattons for Annexation shall be made on forms pravided by the Director and shall be 
accompanied by the following: 

a. Locution and description of the subject propert;v(ies), induding all of the fot'ollowing, as 
relevant: address; tax assessor map and tax lot number" parcel number; written description of 
the boundarier of the proposal' and one set of assessor's maps of the subject site and 
surroundingarea, with the subject site outfined in red. 

1. City of Corvallk Land Devekrpment Infennation R e p &  March 2olt 
:. 6wce ~aird,Clean Tc<hnology Rccruitcr. Business Crcgon. Personal Cornrntmizat'an 
3 .  Mictiakl \\',ilijms, ind~stri3~ Lands Spe:i2liS!, Gusinfss Cregon (Attaclwd Lcttcr) 
4 John %&rest, (Attached MemoraMfum) 
5. "Prosperlly That Tits: October 2006 
6. Ccol~rnk Pradudiw of Emplwent a& indunrial Land, Businexi Oregon, June 2009 
7. Coivaflb, Sdldable Land5 Inventory, Jum 1998 
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The subject property" address, tax assessor and tax lot numbers are provided on the cover page of this set of 
applications and on the Gty's Application Forms. 

A copy of the pertinent Benton County assessor map is included at Attachment r .  

A legal debcriptiort of the proposed annexation site appears at  Atlactlmenl4. 

b. Signed consent by the subject property owner(s) and/or the owner's legal representative(s1 
to dispense with an election of the area t o  beannexed as provided by state law. 

The propeay owner has signed the appikarian Fom?, including an appfication for Annexation. Me is aware of 
and agrees to an election. 

c, d and e. These items specify the number, formal and quaiiv eof the Application Narrative and Graphics. 
Submittal of these materials has been coordinated with City staff and submitted as required. 

f. Boundary Survey of the property to  be Annexed, certified by a registered surveyor; and a 
legal description of the property and associated ri@taf-way adjacent to the property. Copies 
of the legal description shalJ be provided in both written and electronic format ... " 

Pfease see Attachment 4 for these requir~meills, 

Craphlc Requirements 

Graphics shall include the following information where applicable: 

I. Public Notice Map. Provided as Figure I. 

2. Existing Zoning Map. Provided as Figure 2. 

3. Comprehensive Plan Map Designations Provided as Figure j 

4. Existing Land Use Map. Pmvided as Figure 4. 

5. Sigrrificant Naturai FeaturesMap. Provided as Figure 5. 

Additional Graphics are provided a5 foitows: 

City of Cowallis Adopted Vt'illan~ette River Greenway- Figure 6 

Bentan County Floodplain Management Overlay-Figure 7 

Benton County Natural Features Overtay In the Corvailis Urban Fringe -Figure 8 

I. C ~ t y  of Conallis c and Deveiopmeot Infarmation Report, March 2a.t 
2, Bmce iaird,Ucan Technology Recruiter, Business Oregon, Ferronal Communication 

Michaeael Wliams, lndusuial LJndsSpecialict, Business Oregoo (Attached Letter] 
4. J o h  5echmst, (Attached Memocandum~ 
5. "Prosperity7hat Fits," October 2006 

6. Ewnomk pFdduaivity of Employment am industtal Land, Business Ongon, iune 2003 

7. Corntiis, BuildaMe Lands Inventory, June ,998 Page AN%-5 
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6. Stip~llates Further Graphirs Requirements: 

a) Vicinity Nap. Provided as Figure g, 

b) G~neral Land Use Plan Prnvideri at Drawings 0.0.4 and C?.oB 

cf The applicant may provide a more detailed Generaf Land Use Plan and may consolidate the Atlnexation 
proposal with other applications such as a Tentative Subdivision Plat. However, a Detailed Development 
Plan is not required at the Annexation phase, if the applicant chooses to consolidate land use 
applications, all of the submittal requirements as stated in other chapters of this Code shall be met. 

The applicant's Gerrerai Lsnd Use Plan is provided 10 demonstrate that the site ran reasonably and ieasibl) 
deweiop to City of Crrrvaliis urbai-t standards, witl'i greater amenities and protections than are required by 
Brntan County. 

i. Narrative Requirements 

The Nanatirre Far this Consolidated Appiitation set is comprised of four ehaptci.3 and an Appendik, which  b 
hereby incorporated in i t s  entirely. 

A written statement shall include the following information: 

1. Statement of the availability, capacity, and status of existing water, sewer, storm drainage, 
transportation, park and school facilities; and franchise utilities. The franchise utility 
companies shall provide a written statemerlt confirmhg the ability to serve the site The 
applicant shall obtain information from the affected service and utility providers using GIS 
base maps wliere availabfe. 

2. Statement of increased demand for the facilities that wflt be gmerated by the proposed 
Annexation. The applicant shall refer to the criteria of the City's facility muster plans, availabfe 
via the City Engineer, to ddemine the methodology used ?do estimate public facility demands. 
infomation related to an actual dweiopment propasat may be included for informalionat 
purposes. At minimum, the dernand calcuiarions associated with the fufl rarige of 
development potential (min. to mx.) under proposed land use designations shall be 
addressed in the analysis; 

3. Statement of additional facltities required to meet the increased demand and phasing of 
such facilities in accordance with projected demand. The applicant shall review adopted public 
facility plans' master plans, and capital improvement programs, and state whether additional 
facilities are planned or programmed for the Annexation area. Information related to an 
actual development p r o p o ~ i  may be included for informational purposes. 

r. City of Corvalls Land Ue*pment mfomation Repot%, March 203% 

2. Bruce bird, Clean T~znology Remiter, Business Oregon, Personal Communication 
J- kdkhaei Wiliarns, Inrtustriilt Landr;Specd$t, BusfmsOrepon {Attached Letter) 
4. John Sechr@st, (Attached Mernonndum) 
5. "Prosperity That Fits; OtVlber zoot 
6. Economic ProduttMviy of Enplopent and Imiusthl Land, Business Oregon, june 2009 
7. Corvaltrs, Buildable Lands inventory, June 1998 Page ANX-6 
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At minimum, the demand calcufationr associated with the full range of development potential 
(min. to rnax. under the proposed land use designations shall be addressed in the analysis; 

4. Traffic impact study, if required by the City Engineer. The City Engineer shall define the 
scope of the tragic impact study based on established procedures. Infomation rebted to an 
actual development proposal may be included for informational purposes. At minimum, the 
traffic calculations associated with the full range of development potential (min. to max.) 
under the proposed fand uses designations shall be addressed in the analysis. See also Section 
~.o,fio,a; 

5. Statement outlining the method and source of financing required to provide additional 
faciit'ties. 

Because the proposed Annexation dues rrot invalbe any irrdustrial deve?opmrn& there is no increased demand 
or required additionat facilities a t  this lime. Demand calculations evaluate the full range of deveiopment 
patentiat, as speirfied by the i.DC. Any actual change in demand for the above applicable Ic;icilities wiii be 
determined in conjunction with a future prcrposat for industrial development. 

WATER 

Tne subject p r o p e q  B located in the first Irvet water aewke area, and is inriuded in the st i~dy area of the  
Carvallis Water Distribution Sptem FacilHy Plan, A t6 'ka in  exists along the soutl-rerly edge oi' the site, and a 
30" mnta inexists along the narlkerly edge 0-I the size* As a City of Cowaftis Phase 2 Improvement (~o,ooa to 
bo,ooc population) the Facility Pian calls for a ?eikonnriction bettwen the two existing mainlines across the 
easterly boundary of this site. 

The Applicant recognizes that this rtetn: i i r w  is requir-ed l a  be installed, at the deueiraper's expense (subject to 
applicable SUC rertnbursement) in conjunction wit? future industrial site development 

The Facility PIan does not Identify any other needed improvemen% to the backbne system in the vicinity of 
the proposed annexation sire. 

Demand Calculations are inctuded in the Appendixto the Application set. 

SANITARY SEWER 

rhii subject properiy is; located irr the no~heas t .  basin nF the City of Cowallis Waste Wabr  Utility Plan, and is 
included in the Plan study area. A 317" stainline exists slang the westerly and northerly boundaries of the 
properly. The Master Plan doc.$ riot indicate any hydraulic grade deficiencies LIP through GQ,OOO ppuiation. 
At  80,ooo popuiatlon, and approaching fuli build-out in the urSban grawrh boundary, this line may have lo be 
upshed to 48''. 

r. City of Comilis land Oevwment Infomitian Report, March 2011 
1. B ~ c e  Laird, Clean Technology Recruiter. Business Oregon, Personal Communication 
3. M~chael Wlliams, Industrial Lands Spcialkt, BusineZs Oregon @&ached Letter) 
4. John Swhresi, (Attached Memorandum) 
5. "FrosperEty That Fits,* October zoo6 
6. tconomlcPmductlvityof Employment and industrial Land, BusinPrs Oregon, June 2009 
7. EorvaPis, Bull&bk lands Inventosy, June 1998 Page ANX-7 
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Sariitary sewer isrrprcvemei~tr needed to serve future industrial uses wii,iil be instailed a t  the cle~e!oper's 
expense, in conjunction with actual industria! site devefopmenr-. 

Denland calculations for Sanitary Sewer are included in the Appendix to thrs Application sex. 

The proposed Annekation site is iocaied in the tarfieid Creek Drainage Basin, which discharges under Nigilway 
zo to the Wiilamette River. The Carfieid drainage-s*ay is generally located irnn7edia:ely west of the proposed 
annexation site, or; land owned by the City of Cowailis;, If? tile City% S t o m  iYater @&aster Pfan, the properly is 
designated for industrial uses. The Stotm Water &"tsler Plan does identity that "tile cuivert crossing itrrder A 

r 
f i ighwq zii is uridwrized auring the $0 ymr stnrrrl event, but tizere appe13rs La be adequate storage VGIJIJIIIC h the o 

0 
overbr?rnk area for i~iatrr $!?at Iroua the main channel.'" o 

9 
From the t3ighwagp t o  the tailroad tracks along the northerly bocrnditrji ni the subject prope&y8 storm water 
modeling "si?owed no vdocities exceeding zhe erasian criten'a." 

Based upon the requirements of hppendb I- crf the Storm Water Master Pfan, developrr~rrrt of the site rhoufd 
demonstrate the safe passage of the iao year storm event flows. The existing 36" "Iterr crossing under 
Mighway l o  is rrndersized to convey ?a0 year stann evcnr flows. The applicant's Stcsm water Calculations, 
provided in the i-"ppendix, confim that the existing 36'' pipe does not have the capacity :n canttey the roo 
year s t a m  event. 

The Storm Water Calculalions show and recommend that a new -@-inch culaiert should replace the existing36- 
hch  ctrivert under Hwy. 20, Sketch 5K-I, included in the appliant'r Storm Water Calcuiafions, shotvs the 
linliis oi the too-year slann event surface water elievation. It clearly shows that. no existirig habitah!@ 
structure will be enur2elated by i? roe-year s t o m  event, 'Ffiis sketch rhouid demonstrate the safe passage af 
the 100-peas %Worm event. 

Any future development or? the property woulel be required t o  meet Stom LVi.iaer Master Plan and LDC 
requirements far detention arrd $stater quafky, Development dwinage paeerrrs would follow historic drainage 
paths across the McFadden propeej" to the G a ~ i e l b  Creek drainage-way. %arm water detention &auld meter 
drair~age at rates which would match tile historic site dischage rates in the undeveloped condition. Thus, 
there would he no perceptible impact to  PIokvs or  water levels in Cadield Creek. 

Ar an alternative, also pcr the SLorm Wa;er Master Plan, the applicant could elect t o  discharge treated water 
directry to the \Villafiiette River through a new discharge ppipe under Highszray 2 0 ,  ail, of course, strbjecl la 
approval of the permitting authorities. 

1. City of Eorvaitis tand kvelopment informalion Report, Mar& 2m1 
2. Bruce &!id, CleanTPchnoktgy RewrLet, Buihess Oregon, Personal Communkalion 
3. M~clraet Wflams, Indust&l Lands Spedalkt, Business Chcgon (Atbched ieiter] 
4. John Sechrest, (Attached Memonndum) 
5 "Prosw&ytyThat FZt~,~Ortobcrloa6 
6. Economic PrduaWty of Employment and IndustdaL Land, Bushes Oregon, June 200s 
7. COwalfis, Buiklirbfe ~~s Imntoty, Jwte r3gS Page ANX-8 

improvements to the s t o m  water drainage ~)~?ifi?m would be connructed in conjunction with propowd 
iildusfriat development. Qrher than any poiTbn eligible 'for SOC reimbursement, ail improvements would be 
at  the developer" expense. 
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The site fronts on U5 High\ilray 2 0  and presently has one primary road approach and ;a residential drivewag. 
onto the highway, These can be seen most clearly on the Existing Improvements n a p ,  Figure to. She 
applicant" T~rsnsporZalion tmpacfl~nalysis JTIA) i s  located in the Appendix to this Application set. The scope 
of work for the TlA was agreed upon with City engineeTing staff. 

The applicank is proposing a iin~itation on the maximun-r gross floor area and a trip generation cap for Future 
development a-b a level below that allowable under the existing County zoning. In order to  make the limitation 
enforceable, the proposed Annexatian and Zone change are accompanied by a concurrent Conwptuaf srrd 
Detailed Deveiupmenl Plan, to whicl-i this Condi;ion would be applied. Conditions of Approval of dre proposed 
CDP/DBP would provide assumnre that signgica-rt site devetopment may not occur in advance of needed 
mitigation. 

The CDPIDDP proposes a maximum Floor Area Ratio (FAR) af 0.23 for the entgre site and any individual 
development within, and a cap wn trip gerteration for all development. This FAR is consistent with acruai City 
of Cowallis Ci development in rhe immediate vicinaky. 

it i s  imporlant Pa note that this proposai will not result Fn an increase ir-i trip generation potential over that 
currently ailawed and planned, since a developrre?i?t af the same or greater intensity co~tld Pie constmaed 
under the County zoning iurisdiction. 

FOP.  purpose^ of analysis and LDC: compliance, the TIA assumes a hypothetical scenario in which Ihe site 
develops to full buildlaut immediateiy upon annexstion. As a pradical matter, this manner of development is 
clearly not a realisPIc expebation. it does, however, provide a useful assessment of the potential longhrm 
t ~ a n s p o r ~ i o r s  impacts t o  the capacity oaf. transportation infrastructure in the same manner that impacts to 
infrastructure are examifled Far \water, storrn avater and sewer capacity. 

The I l k ,  analyzes makimum potential Frrture trips as they would impact the existing transpoication system, and 
mit6igatior.r~ have been identifbd. At the time oF abuaf, proposed industrial devetopment on ti?@ site, a 
detaiied traffic irnpad study wifl be required, including detaiied operational analyses of roadways and 
intersections that will be impacted by the prcposed dev~fopnleni  A apprspriate, mitigation wili be 
impiemented to accompany deveiopment on the site a t  that time. The TIA identifies a number of mitigations 
that would be privately ^f-unded by the developer. With annexation, SDC's, pro-apeny taxes, and, in same 
instances, proportional share payments can make signif-icant contributions t o  larger scale projects that are 
community-wide or  regional in scope. inherent in tho accompanying Vianned Development is the mechanism 
that provides assurance that significant development an the sile may not occur prior to  nrcessargr mitigation 
to the transportation syfitem. 

it is nateb*fcarthy that maximum buiid-cti~t %vould not result in the functional re-classification of any streets or 
roadways, and impacts \vrssuid be mitigated through Condiiians; of tile Planned Development, including but not 
limited to placing a maximum h i t  upon Flaor Area Ratios (FAR'S.) 

I. CEty of ConatGs Land iXvetoprnent tnformation Repor., March 2011 
2. Bruce Laird, CkanTedinow Recruiter, Business Oregon, Penonal Communbtion 
3. h?ic.%el Williams, t ~ u f t r i a l  La& Specialist, Butiness Oregon (Attached Letter) 
4. John Sechmt, (Attached Memorandum) 
5 UProspefltyml Fits," Oct0be1'2006 
6. EconomkProductMty of E m p l o ~ f  and lodusmat land, Business Oregon, June 2wg 
7. Corvallts, Buildable Lands inventory, June tg$8 Page ANX-9 
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indrtstriai developmeii: on the subject pmpe~y  ir: assumed in the City's Comprehensive Plan. The proposed 
Annexation, wikfi accun~panyir:g CDPJ DDP, wi!i not cause ar-ry increase in trip genemtion pertentiat above Chat 
already permitted and assumed in the City" transportation slrstern plans. Please refer to the Transportation 
Impact Anatysis, Icrcated in the Appendix, for detai ed analyses, graphics and cafculations, 

The nearest park t o  the property is Garfield Park. Parks department personnei skated that they are not aware 
of any instance of industrial clei*elopment having had a notable impact upon Cowallis public parks in the past. 
As is the case with many commrrnity services anc facilities, propeky taxes and SDC's sst;ociated wit): tuture 
deveioprrient will contribute In communitysyitie benefits in park services and faciiiiies. 

Because the property is already zoned k r  Berifun County industria! uses, rezoning to Ciry General industrial 
uses sliuuld \?aye no effect upon avaliability, capacity or status of Corvisllis schuots. No further anaiysis 
appears necessaqi. 

FRPaNCWiSE UTILITIES 

Ali appIEcabie franchise utilities have proitided letters confirming their ability lo  serve the site. Piease refer to 
the Attachments Section of this AnrPexatinn Chaprer. 

All irnj,rovements and maintenance associated with the proposed DDP will be executed by tiie property 
oavner. As adt~ised by City staff, a financial guam:ee will be provided in an amaunt and fnnn approved by :he 
City, prior to the City Council hearing on the proposed annexation. 

6. Discussion demonstrating the public need for the Annexation. To provide consistency in 
reviewing Annexations, the applicant shall use tire information sources and methodology 
described k Section 2.6.30.07; and 

Please see the applicant's discussion 04 the Annexc~tior~ Hevieiv C r i r s b ,  LDC 2.6.30.06, for a ihoroug): 
description of the  public need far this Annexation. 

7. Comprehensive narrative of potentirrl positive and negative effects of the proposed 
Annexation related to "a," thaugh "c," below. For properties containing a Naturat Resource 
andlor Maturaf Hazard Overlay, the nar~t ive  shafl include a discussion of the applicable 
provisions of Chapter 4.5 - Natural Hazard and Hillside Development Provisions, Chapter 47% - 
Minimum Assured Devefopment Area (MADA), Chapter 4.12 -Significant Vegeution Protection 
Provisions, and Chapter 4.f3 - Riparian Corridor and Wetland Provisions. 

i. City or Conallis Land kvetopmcnt In%mtion Report, March 2031 

2. Wuce Laird, OeanTerhrwwy Recruiter, B u s W O w g w ,  Pemnal Cbmmunicatien 
j. Michael Wiilkrn$. tnduslriaf lands Speuatkt, Business OrQon:on(Atachad Letter) 
4. fohn %&st, [Auachd Memorandum) 
5. UPmspcNty7hat Fi&"October 20ob 
6. F c o n o m ~  PmrduaMty of Employment and Industrial land, &nine% Oregon, ~ u n e  2009 

Page RNX-I0 
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a] Issues of need, serviceability, economics, environmental, and related s~ciaf effects of the 
proposed Annexation on the community as a whole; 

The Following dtscussian of the Annexaiioii Revietv Criteria; the public need far the proposed action; and the 
application's substantiai conformance with the City's 'T~u?rnunicy-widt? I.tvat,itity Irtdiratars and Benchmarks 
for Annexation Proposals" comprises the connprei-ehensiue narrative of potentia! positive and negative effects 
of the Annexatio~ bnder this chapter. Additional supporting evidence rcfatlve to senriceabiiity appears in 
earlier portions of this document, as welt as in the Appendix; while economic and social effects are addressed 
foffowing the rhineen cismpatibigiiy fartars of 2.6.30,oG.e. 

b) Issuer of need, serviceability, economics, environmental, and related social effects of the 
proposed Annexation on the comprehensive neighborhood of which the Annexation will 
become a part; and 

It is anticipated that effects upon the con~prehensive neighborhood relative to the abave categories will be 
sirnitar to ttlose far the community as a whole, but an a marc localired scale. 

c) Proposed actions to mitigate negative effects/impacts. 

Cis part af the D3F, the applicant proposes providirrg a landscaped, earthen berm and substantial buffer 
piantitlgs adjaccri to the only residential neighbors to mitigate far impacts of fu ture  cons*msztion and 
industrial activity on the site, Any required mitigation for traffic or other impacts of a future devetopment 
proposal can be addressed through the DDP process. TI.let-c st-tould be no negative irnpacts associated with 
approval of A~?nexation. 

The information provided by the applicant shall be used to assist in weighing the advantages 
and disadvmtages of the proposed Annexation. The infomation shall address all aspects of 
the review criteria in Section 2.6.30.06, and the advantage and disadvantage shall be 
discussed in terms of those listed in the review criteria and further detailed in Section 
2.6,30.07. 

The fallowing discussion of the Annexation Review Criteria constitutes t h e  applicant" advantages and 
disadvantages analysis required under the above tDC subsection. Please see specifically, t h e  discussions on 
"'Deterrilining Five year supply of sewiceable land: (2.&,30.o7,a); "The availability crf sufr'icient land of this type 
to ensure choices in :he market place" (2(2,6,3s.o7.b]; and the finding that this proposal rumplies with 
seventeen of the nirleteen appikabfe community-wide tivability indicators and benchmarks ("'Cornmunliy- 
wide Livability indicators and Benchmarks Table" appears at the end of this chapter.) 

I. Dty 0.f Corvallis Land Revei~ment Infarmation Report, March 20%: 

2. Bruce Laird, UewT&mlw Recruiter, Business w a n ,  Pemnal Commu&catian 
3. Mid?aelwillram~ tndustriai La& Specialst, B u s k s s  Oregon (Attached Letter) 
4. john Sechsesr, (Attach& Nlcmorandum) 
r- "hospcwnMt Fits,"October 2006 
6. Ecommk W o d u M t y  of Empime* and lndustrwi Land, Busmess Oregon, June 2009 
7. Corvallis, Buildable La361 inventory, June 1998 Page ANXI 1 
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26.30.06 - Review Criteria 
Requests for Annexations sftall be reviewed to ensure consistency with the purposes of this 
Chapter, applicable policies of the Comprehensive Plan, particularly Article 74, and other 
applicable policies and standards adopted by the City Council and State of Oregon. 

PURPOSE OF THIS CHAPTER 

Consistency with the purpose of this chapter 1s er2ii;red by the appIlcatini~'~ sadtaereiire ta the applicaziori 
si~bnitral recluiremenis and satisfaction of the  decision rritcrb contained in Phi5 chapter of r k t ~  LBC. The - 

r 
applicant" disrussioil 05 Cumprehmsiue Pian Poiicies appears immediately fallowing tiresir Decision Criteria. o o 

0 

OTHER POLIClES AND/OR STANDARDS 9 
.r 

file applicanl has not beer? acivised of any other appXicaEr1e poitcies or standards wh!cit are required to be 
f 
2 

addressed In this Application set. 9 
Z 

Section 2.6.30.06 continues: 2 
Annexations can only be referred to the voters when the proposed Annexation site is within 
the City's Urban Growth Boundary (UCB), and where the findings below are made. The criteria 5 

w I- 
are highlighted in bold type. Z tL 

As discc~ssed above, this parcel has been included witila'rr the city's UCB, designated as Generat Industrial !and 
2 2 

far af ieast 32 years. 
< k! 
E :: 

~6,jo.od.a. The appfiurnt has demonrtrated a pubk meed for the Annexation - 2 2 
a"' 

2. &&r Annexations - Factors to be considered in evaluating publfc need for Major zd-$ 
0 

Annexations shalf include, but are not limited to: :fir 
a) The five-year supply of serviceable land of the Annexation's land use category (single- 28: 
family, multi-fomily, Commercial or Industrial). Annexations of land designated as Public "-*l 
InstRutional, Open SpaceConsentation, or Open Space-Agriculture on the Comprehensive Plan O k x  I o w  
Map are exempt from this criteria; 

b) Avaifability of sufficient [and of this type (singfe-family, multifamily, Commercia!, or 
Industrial) to ensure choices in the market place; and 

c) Compliance with adopted community-wide livability indicators and benchmarks relative 
to Majar Annexations, as identified in Section 2.6.30.0~,~. 

r. City of  Cwalr~ Land Development inlomalion &port, Mardrzov 
z Bruce laird, Cban Technology RmRer, Budness Oregon, Pemnal Commuc?icalion 
3. Midraet %Illams, lnclustriat Lands Spedalist, Business Oregon ( A t t x k d  Letter) 
4. John 5echresL, (Attackd Memonndum) 
5. *@osperity7hat Fits," Octcber zoo6 
6. Emomi: Pmdudi6ty of Emplopent and Industrial Land, Businrn OregonR June 2009 
7. Camitis, BuUdahlc Larid% tnuenioq, June tgg8 
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(* Please note: Because the final sentence of LDC Section z.6-lqa.n6.a.?. ref~renzres Section 2.6.30.07. a and b 
for "datu sourres and mefi~adologies" for establishing public need for annexattons, those subsections are 
excerpted and arndressed here.) 

Section ; I . G . ~ Q . o ~  dctsiis t he  ahrce approaches for establishing public need, which arc listed in LDC 
r.6.3o.oC;.a.l.a.-c., above. This tiarrsltilte addresses all of these, with particular anentian to the secolid and 
third approaches, concerning adequacy of the range a j  choices tn the GI Zone market piace and confomlance 
with identified romrnurrity jiv~bi/iLy indicrrtors and benchntnrks. 

In evaluating the public need For this annexation proposal, we have relied upon the foliowing data and 
sources of information: 

The ao%a Corvrrllis Lond Development In@rmaeion Report (tDIRj, March zafr 

City ojCon.allis Comprehensive Plan (Jurie zuoo) 

DLCO frrdustrial ondother Empfoynrenl Lands Analysis Guidebook, (Octaber2oog) 

Cowallis Bzildabie Lands Inventory (June 1998) 

"Prospfrig Thot fits"' AAR Ecorlarnic Deuefopment Plan far t=orvrtlJis arrd Bef~ton County, R e p n ~  and 
Action Pfan, (October zao6) 

Other sources of infomation are referenced wittlin the body of the text, 

26.30.07.a Determining Five-Year Supply of Sewiceable Land - Serviceable land is land within 
the City lmits capable of being sewed by public facilities. 

When calculatlnga five-year supply of serviceable fond, applicants shall refer to  and follow the 
Council Policy addressing the five-year supply, as amended from time to time. This Policy 
outlines the accepted methodology and will result in more uniform application submittals. 

Commtfnily Development staff indicate that the City Council policy referred t o  in the above seclian of the LDC 
h35 yet to be developed and adopted. Absrint a local dandard and methodology, Pianning staff advised the 
applicant's representatives to focus the "need" discussion on an evaluation of the City's existing supply af C1 
Zaned sand, as depicted in the ;?ow Land Develnprnerlt (nionnatinn Repar: {LDIR) and the  $998 Suifdabfe 
&nds inventory (BLI), con3pawd with the types of site characteristia which are necessary t o  provide an 
adequate range of market choicer under LDC Section 2.6.3(s.ab,a.2.b., above "A~oicailubility of siffiirient land 04 
this type (single-fornib, rn~ttifrlrnify~ cammercini, or industriar) to ensure chokes in the market glace." 

Prior to proceeding to that discussion, t~owevor, the zpplicant presents the idIrrwing background 
information: 

1. City of C&lis kind oevebpment Information Report, March 2011 

a. Bruce laird, Cfeaniechwlogy Recruiter, BurinessOfegon, Personal Communication 
j. Michael M'dlam, tnduslria! Lands Speddist, Busimw Ort!on (Attached ~ettor) 
4. John Sechrest, (Attached &mrandum) 
5. "Prusprityfhat Fits,- October 2006 

6. Ecowmk Productivity of Emptoyment and lndustrbl Land, Business Oregon, June 2009 
7. Cowallis, BundaOEe Lmds I m t u r y ,  June 1998 
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The State of Oregar1 is focusing its investments for recruitntent and infrastturrrure dollas on key industrqi 
sectors (businessnregon.ccrm) including two that are partitularly c o n ~ p a t i b i e  with the identified goats of this 
commrrnify: 

Clean Teci;nalogy/lrSene~~abSe Energy; and 
High lechnolctgy 

The cornmdnity-supponed 'Yrorpcrity 7 h ~ i  fits'' Report and Arfion PEan identifies certain targeted industry 
sectors as parttctrfarty desirable For iilrs n~arket, incloding: 

AiternativejR@nrwi3ble Energy; 
Pharrniiceutiral Device Delivery; 
Micratecihnology; 
High Technology; and 
Nanometrslogy, 

Bruce Laird, Ciean rechnoiogy Recruitment O-ificer 'ior the State of Oregon, states that there is a demarld for 
l ager  parcels of vacant industrial Iarzd to  accommodate the types of employers which this community has 
identRed as desiatrfe. ("X"'j Michael WiIfiams, lndusMai hflcr! Specialist with the State's '"usitless Oregontr* 
notes that, '"Globalization has increaxd the average project size so that 5% are seeing a number of larger 
projects on a regular basis."" 

Mr. tndiHiams cites a few recent successful Oregon project examples, at least sanre of which wouid be 
considered compatible with the Corvallis "'Prosperity That Fis" Action Plan: 

Sanyo Solar, located in Saiern on apprrrx. ao acres with an optton on an additionat 15 acres; SslaWorid. 
located in Millsboro on over 70 acres; Gmentecit, lota&d In H!!lsboro on over 50 acres; and f alaPo~ver, which 
coilsidered Corvallis, has since cammftted t-a a large industrial park in Portland. 

Michael Williams paints out the need to have an inventaq of multipie: industrial sites, and states that Cowallis 
is consistently passed over by potential businesses requiring sites of aver twenty acres. due to  this 
community's tack 3f inventory!') 

John Sechrest, with tint-hand knowiedg of Cowailis irdustrial recruitment efforts, having sewed as  the 
Economic Developtnent Director for CowaiIis f r o m  soob-2ala, provided a written anaiysis of the fonfaliir; 
tndustriai Land inventary relative t o  five year supptg and market choice, and notes that companies, in need of a 
large tract of land, such as a solar production facilib, are unable no find suitable sHes in ~orvallis.'~' 

A breakdown of tire data provided in tlre CCty's 2010 LOIR st?ows sixteen parcels of ten acres or less in the 
City" st inventory. Ttlese are sori.rewhat dispersed throughout the City, with the majority located in the 
sotithwest and norlhv?*esi quadrants. That may be adequate for the City's planning horizon for parcels of that 
size. Many tndustries, ho~revcr, have neeos for larger ~ i t e s . f " ~ ~ '  

1. City of forvallk Land Dcvebpmcnt lnbmatian Report, March Soil 
z Bruce Laird, Ckan iehmltrgq. Recruiter, Bosineu Ofegun, P e s m l  Communic;*tion 
3. Michaei Wnliams, Industrial La&$ S p M i i  Businerr, Oregon ( A W h r d  Le:terf 
4. John Sechrest, ( A t t a d  Memorandum) 
5. "Prospsrityshat Fltspsr" Octobw2obb 
6. Economic PrwJuclivity of Emplayment and IdusmI Land, Business Oregon,June 2oog 
7. Cowall&, EutMable Lalds lmefftury, June rgg8 
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For purposes of this proposed Annexation evaluation, we are addressing the need for vacant GI land 20 acres 
or greater in area. 

The current LDI R identifies 406 acres of vacant GI in the City's inventory (399 acres when Natural Features 
Constraints are factored in.) 

These raw numbers may give the impression that this acreage is adequate to meet the City's current and long 
range need for GI land. Upon examination, however, it becomes questionable whether quantity of land, 
alone, is sufficient to attract new industrial employers. 

There are approximately 352 acres of vacant Glland in parcels of 20 acres or greater. These sites are located in 
South Corvallis and are shown on the accompanying graphic. 

( 

Vacan t GI Zoned Parce ls 20 acres or Greater aloe all 
Located in South Corva lli s under Two Ownerships 

10 City of Corvallis Land Development Information Report, March 2011 

2. Bruce Laird, Clean Technology Recruiter, Business Oregon, Personal Communication 
3. Michael Williams, Industrial Lands Specialist, Business Oregon (Attached Letter) 
4- John Sechrest, (Attached Memorandum) 
5. "Prosperity That Fits," October 2006 

6. Economic ProductiVity of Employment and Industrial Land, Business Oregon, June 2009 

7. Corvallis, Buildable Lands Inventoryt June 1998 PageANX-lS 
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For purposes of this proposed Annexation evaluation, we are addressing the need for vacant GI land 20 acres 
or greater in area. 

The current lDIR identifies 406 acres of vacant GI in the City's inventory (399 acres when Natural features 
Constraints are factored in.) 

These raw numbers may give the impression that this acreage is adequate to meet the City's current and long 
range need for GI land. Upon examination, however, it becomes questionable whether quantity of land, 
alone, is sufficient to attract new industrial employers. 

There are apprOximately 352 acres of vacant Glland in parcels of 20 acres or greater. These sites are located in 
South Corvallis and are shown on the accompanying graphic. 

VOC(l(lt Gl Zoned PIII"cels 20 OQ'"es or Q-eoter ~ oU 
Loa!ted in Sooth CorvoU ls i.rder Tl'lo Ownerships 

t. City of Corvalifs Land ~velopment Information Report, March 1011 
I. Bruce laird, Clean TedY>ology Recruiter, BU~l Oregon, hn;onal Communialion 
3. Michocl Wilfiams, Ind".trl~1 Lands Spedalist, 8usine-<sOregon (AtlMMd len .... ) 
4. John SechrHt, (AtucM<f Memorondum) 
S. gProspertty That Fits,' October 1006 
6. Economic Productivity of Employment and Industrial Land, 8uslnH.s Oregon, June >009 
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For purposes of this proposed Annexation evaluation, we are addressing the need for vacant GI land 20 acres 
or greater in area. 

The currenl LDIR identifies 406 acres of vacant GI in the City's inventory C399 acres when Natural Features 
Constraints are factored in.) 

These raw numbers may give the impression that this acreage is adequate to meet the City's current and long 
range need for GI land. Upon examination, however, it becomes questionable whether quantity of land, 
alone, is sufficient to attract new industrial employers. 

There are approximately 3S2 acres of vacant Glland in parcels of 20 acres or greater. These sites are located in 
South Corvallis and are shown on the accompanying graphic. 

Voant or Zoned PlII"ceis 20 ocres or Greo:lt er (I(e sf! 
LO((Ited in Sooth CorvelHs order r ... o Ownerships 

I. City of Corva\l;s Ur>d !>evelopment Information Report, March 10" 
1. Bruce ulrd, Cltan TechrIology Requit~, Bu~ Oregon, ~,,;onal Communiation 
). Michocl Wi!iams,lr>dustrl~1 unds Sped:lII<t, Business Oregon (Atudlf.d lett"') 
4 . .Jotw\ Sechrest, (Atucked Memof1lndumj 
S. gProsperity That Fits,' October 1006 
6. Economic Productivity of Employment and Industrial LInd, 8uslness Oregon, June >oog 
7. Corvallis, Buildable ur>ds Inventory, June '998 PageANX-15 
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The City's LDIR considers certain natural features as constraints to development, and deducts a corresponding 
amount from the gross land area (about 7 acres of Glland is deducted.) 

The Corvallis LDIR does not factor in wetlands as constraints; however, the State of Oregon identifies 
wetlands as a key limiting factor in determining the economic potential of employment lands.(6) 

As shown on the City's Local Wetlands Inventory map, the vast majority of the City's vacant GI employment
land base is significantly impacted by wetlands. 
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McFadden Annex, Zone Change, PO, Conditional Development 
Anne~a t ion Cha~ter 

August 4, 2011 

The City 's LDIR considers certain natural features as constraints to development, and deducts a correspond ing 
amount from the gross land area (about 7 acres of Glland is deducted.) 

The Corvallis LDIR does not factor in wetlands as constraints; however, the State of Oregon identifies 
wetlands as a key limiting factor in determining the economic potential of employment lands.{6) 

As shown on the (ity's Local wetlands Inventory map, the vast majority of the City's vacant GI employment
land base is significantl¥. impacted by wetlands. 
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The City's LOIR considers certain natural features as constraints to development. and deducts a corresponding 
amount from the gross land area (abou t 7 acres of Gl land is deducted.) 

The Corvallis LDIR does not factor in wetlands as constraints; however, the State of oregon identifies 
wetlands as a key limiting factor in determining the economic potentia! of employment lands.l61 

As shown on the (i ty's Local wetlands Inventory map, the vast majority of the (ity's vacant GI employment
land base is significantll impacted by wetlands. . .- " ~ -

J ",, __ ,;~ 
u-gend 

, ...... LIy s .. ~;fi .. n' W .. I . .... 

• W .. I.o~dlUpL.M ~"""It 

c:l , .... 
• , ....... Lo!w .. L.....! 

• w.,L..ad. 

CO P-.. u V .. ;I'ooJ w .. u..d .. MI_. ,.-. . W • • I.00 ... f~W dot. ""' ... . 

0 "" ..... 
"" L.iL....t. 

0 s..bo.~UCII_""" l' 

r •• «I_..t.. ... 

W .. t-d ... -.....r.. ........ I .. .rp ..... 
OSL_ ...... .&... ......................... . 
,,.f .... _w. ............ PI.$ ..... __ ...... . 

..... I<.-..l.!;ptloo ..... 

~,_..."o..t. . .... f,. .. 
"'.;on""" 50._ n.-0...- Z",",d" 'IPS __ 

N.od.A_ . .. _O ....... ... , 

I"'"'_,_ ...... _, ... -,. .. r...~ 
,...,..... aM, -.I _Unoll ........... _ 10 .......... ~ '""'- -.., ... -........ 
_1-10 ~ .... pIotlooo_ all ....... 
......... , ...,... .. "r!" .... _ . I .. .n..-. 
... ..-IIOt"'''''''''I' .... __ ...-d.o ... 
~ .. L\"_ ...... ""'.O_ .... 0..,0.. 1>0. ___ • l--" .......... u.s. 
N-t Coo,. J u..;-...";Ok...,. • .........,. --
~-r..u '-"'..., ........... ..,. P.o<if"N tLIoio .. 
s.._ .. 
AI _ ...... ~..,. . ... c..,. Jc-..u;,. 
I).oo.~ ...... _,. ........... ..,. £0-_._,. 

-- . 
Sour.;e : CI ty of Corvallis webSIte: 
http://www .cI.corvallis.or.us/downLoads/cd/pLANNING/2006 LOeIL Wl _Map.pdf 

•. CltyofCo",.ll isund ~~~Lopmenlinfonnlllon R~rt. March 2011 
2. Bruce Uird, Clean TEdlnology Reauiter. BUSiness. Oregon. ~rso".,1 Communication 
}. Mlchlel Wiltilms.lndustrlal unds Specialist, lIu~ Oregon (At~ letlet) 
4. Johns..d nst.(Atu.d>ed Memo ... ndum) 
S. ~ProsperityTha t FIts,' Octobeno06 
6. (conomk ProductMtyof Employment 1M IMUSIl"tlI laM.Ilus/neuOregon. June 2009 
7. CorvaLlis, Bul\dilbieLaMS I~ntory, June ' 998 Page ANX-16 



McFadden Annex, Zone Change, PD, Conditional Development 
Annexation Chapler 
August 4,2011 

Mr. Serchrest reports that it kook nearty six years to  get the first 42 acres within the Airport Industria! Park 
shovel-ready, due in substantial part to the presence of wetlands, and the processes and agency reviews 
involved in :vetlard mitigation. He concludes that the predon2inance of wetiands on these sites, alone, makes 
it unlikely thakthey couid bc considered viable ~imployment lands in the City's five year suppfy,'"! 

Provision of services on vacant, S ~ u t h  C~rvali is ~ c p  acre+ parcefs of GI land and the proposed lhrsnexation site 
is discussed belo\* 

WATER 
SOUTH GI 20HE 
There are six (6) vacant GI Zoned parcels which are so  acres or greater in area. These are ail located along the 
west side of thdr raiiroad, extending from Ifebert Avenue on the south, t a  Goodnight Avenue on the north. 
(One add%ional parce!, T.L Goo (?2,5,1~j 1s located on the east side of the track&, but is pa&ialialry developed.) 

Five of the six t%~esterly parcels are adjacent to a 24'katirr main, wttich extends along the west side of the 
railroad tracks, frarn Goodnight Avenue to WePtzin Drive, serving the Airpofl trsdurrrial Park [AiP). T.L. 551 is a 
landlocked parcel, although It is in contiguaus ownership with 7.L goo. 'f.L go* does not lie directly adjacent 
lo publk water facilities, 

Phase I l l  of the City's Master Facilities Plan, intended 50 sewe a population af iio,ooodo,ooo, calls for  
extending 24" water lines eastfwesf along Herbert and 16-20" 'tines internally within this pariton of the GI 
Zone, as well as  wlithin the Airport industrial Park, 

PROPOSED AMDdEXATlOPJ! SlTE 
The subject propeer is located in the first level water rentice area, and Is included in the  nudy area of the 
Corvallis W t e r  Dstribution System Facility Plan. 14 16" main exists along the southerly site boundary, and a 
30" main exists along the norlherly site boundary, The Facillty Plan calfs fo r  a Phase !f improvement f5o,ooo 
to 6n,ooo population) of a r6'konnection between the two existing mainlines across the easterly boundary af 
the properly, The Applicant is zhtare that instaliation of the new line will be re~uired a t  the developer's 
expense (subject to any SDC-eiigible reinburseinen-rs] with any Future industrial building related development 
propasals. 

The Facility Plan does not Fdenelfy any other needed improvements to  the backbone water system in the 
vicinky of the McFadden property. 

SAPafTAW SEWER 
SCtlf W GI ZONE 
A 33'' sar~itary sel*Jer main runs along the east side of Tax Lots goo and 600, turnit~g to the east about midway 
no~hlsou th  up the easterly boundary of T.L. tion. Near the intersectiorr of Kiger island Dr. and W5 Highway 
ggW, .the public ~ni trrry sewer again turns noflkerly in the highway n'gh9oT-way. R City Public Works staff 
person confirms rhat Tax tors ?aa and zoo (12,5~35) are not adjacent t o  a sanitay sewer line. Contdburing 
about 44 acres and 108 acres respectively, two of the City% three largest GI zoned parcels do not currently 
have sanitary sewer lines, and wo~ild reqtiire fairly significant extertsions in order to be sewed. 

1. City of CorvaKi Land Oevelopment Infoormation Report, March zm1 
2. Bruce acu,UeanT&lagy Rwuiter, BusinessOregon, Personal Communimtim 
3. Michael Mmliams, Irdustrlaf lands SpecWkt, Busb?sri Oregon (Attached letter) 
). John %&rest, ( A € t a M  Memorandum) 
5. "ProsperJty+hat Fits: Octoberloob 
6. konomk Productivity of Emptoymmt and Indust&! iand, Business Oregon,June zoo9 
7. CON~!I'K, BulMabk tau& IrmemOy,A~um 1998 Page ANX- 17 
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in ttie case of 1.1. $00, saniixary sewer is presentby located approximately z,oao fee: to the sauri~, and senpice 
to this ioi would require at  ieast tisat much new public line. Serving T.L aaa from the south could nrean a 
minimum boo toot extension of public sewer, ii connection at  this nearest exisiing juncture, where the line 
diverts east toward Kiger Isiand, is even feasible. 

It is unknown auhether it may bc! feasible For 7. t .  $on to conrlect to existing sanitary sewer Facilities XO the 
north. This \\gotrid still require a minimum 400 to goo foot extension. 

PROPOSED ANHEMTIDM ZlTE 
The subject property is locared in the northeast basin of the City of Cowallis Waste W t e r  UiiliQ Pbn, and is 
inciuded in the Pan study area. A 3S'Qrzrainline exists aiong the westerip and noraherly boundaries of the 
property. Tire Msster Plan deer not indicate any hydwulic grade line deficiencies up through Oo,ooo 
population. At 80,000 population ai l t i  approaching full build-out in the urban grc\k&h boundary, t h ~ s  line may 
have to be upsized to 4&'' 

POWER 
SOUTH bX ZOQJE 
There are about q megawatts, uC pnlver currently svaifabie for all of thi? southerly GI sites and the Airport 
industrial Park, according to Mr. Eriir Andersson, spokesperson for Pacifico~p, 

l i  a prospective irdurtry required it, up to 60-90 megawatts could potrntialfy be provided upon constructton 
of a new substation, The cost ~wouid be in the miitinns of dollars, and woutd require impmvem~ntr, up t o  the 
existing k4ary" River substation. Mr. Anderrson notes that such improvenlents are typically at the user's 
expense and "PPhL docs not build powerfacfiities on speculation?" 

PP&L indicated that ail alternative to the above migt-rt be to upgrade the existing Maty's River Substation to 
provide 5-7 megatvatfs total. PP&l may eventually pay for rhe project under a long a range plan. 

He noted that the nor"lh end of  town currently I9215 higher quality and capacity power than the south end. 
Po\*~er at the south end of town is not redundant, meaning that H one source shuts down, power is not readily 
availabie from another substation. 

PROPCISED ANPdWTiODJ SITE 
Mr. Andl-rsson states that there is approxirnateiy zo MW of power currently avaiiabir? to the proposed 
Annexation site, 2r "enough to serve sc-rost of the recent solar industr:? leads from the State of Oregon." 
Unlike the suppiy to  the souther!). indusrriat sites, the electrical power a t  this site is redur-tdant pocver, so i f  one 
source is aft-iine, power i5 avaiiabie from another substation. 

"TMSPBRTATtd3M 
SOUTH 61 ZOFtE 
With the exception of one already pafiiafiy developed Gi parcel wirich Iies on the east side of the RR "Lack and 
one tot which fronts on SW Goodnight Avenue, the  public access for the suu"leriy Gi parcels in the city limits is 
SVat Herberf A!#i\lenue from the south, possibly 5W Goodnight Atrenue &on? the north, or an extension of 

1. City of  COW^&^ Land Oevelopment information Report, Mar& zort 
I. Bruce Laird. Ciesn Trcl;nolo~y RCcrui:er, Rbsi?css O:egon, Person3 Communicalion 
j. M i d i ~ c i  C'iilums, lodustri31 Lands Specialist. Dus(ncss Oregon ( A t ~ c h c d  Letter) 
4. Jotm S@&rest, (Attached Memorandum) 
5. "Prosperiiy7hat T i 7  October 2006 
6, Ecommk Prcductivit)' of Employment and Industrial Land, Busin&$ Oregon, June zdoq 
7. Cotvaltk, BuiEdabie Lands Inventory, June rg$8 Page APIX- 18 
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SET Rivergreen Aye, SW Herbert Avenlzf is a gravel road from Irs apron onto Highway ggtY westwrard $0 and 
beyond the rural raiiroad crossing. SW Goadnight Avent~e is a rural gravel road. 

The railroad crossings a t  Sbrd tiefbert Avenue and SW Goodnight A\'enues are minir~~atfy improved rural-type 
crossings. According to Dave Lanning, with 6067 Rail Crossing and Safety Sedion, prior to  any sign8icant 
development a n  the ;vest side of the tracks, the crossings would be required to  be brought, up ta a t  l e a s  a 
minimuns standard of an at-grade crossing with signalization. 

Assoriaxed with any significant level of inclustriai development on these f I parcels would be the costs sf 
improving a rural standard road to city standards; constructing raiiroad crossing(s) t o  ODOT standards; 
i!r"iersectian improvements at Wwy. 99t"i" with a traffic signal artd right turn lane; frontage road($) on the west 
side of the railroad to urban standards, and potentialfy, the extension o f  5WJ Rivergreen Ave. 

3raffic flaw on Highway 99W 'io and from these southerly sites is constrained and congested at times, due t o  
numerous residential and commercial properties occurring a t  short intervals with direct driveway access unto 
xhe highway. An additional factor in chis congestion 1s [tie: school zone jn the vicinity of Lincoln Eiementary 
School to  rile north of tile existing Ci Zoned lands. 

PROPOSED ANNEXATIORI SEE 
By comparison, tire proposed annexation site fronts on an improved arterial highway with existing bicycle 
lanes on both sides. No traffic is generated b m  the sautheasieriy side of US Highway so because of the 
location of the Wilfameite River. Individual drivebvay accesses to the highway are more limited in this location. 

This request is for tile annexation a$ primarily vacant industrial land, which could develop now atncler Benton 
County standards, Annexation, with the requested CDPiDDP, affords greater controts for the City with 
respect t o  the transportation systern. Traffic impacts of the site's oaxiinum development potential are 
addressed in the applicant" Tritnspartatlasl impact Analysis, tvhich nates t ranspa~at inn sJlsten? constraints 
and identifies mit-i@Uon measures. 

The developer would carry the burden of meeting City and QOOT standards in effect a t  the time of proposed 
development Transportation system imprsvenentr v~ouid be assured, prior t a  signgirant future indtistrial 
development a n  any portion of the parcel, through the mechanism af the Detailed Development Plan process 
and Conditions of Approkpal of the currently proposed Conceptuaf Development Plan, applicable In the entire 
site. Please refer t o  the wlated discussion in this chapter, Sec.z.6.3a.o6.e.3- Compatibiiity - Transpartation 
Facifities (p. Anx-32.) 

ALTERMATfVES TO AUTOMOBILE TRAVEL 
ZQUTW 61 ZONE 
CJ zoned parcefs in South Coruaiiis da  not offer alrernatives to  automobile transportation comparable to  those 
afforded by the proposed annexation site. The 5outh Ci Zone is not served by improved streets, bicycle or 
pedestrian faci!ities. The nearest CorvalIis Transit System stop proximate ta these sites is Stop B on  Route 6,  
"Rivergreen and Villa."' This is over a mile away from Herbert Ave~ue,  a likeiy means of vehictilar, bike and 
pedestrian access for the southerly 61 Zone fsppruximaleiy 5,475Vown Hlghway ggW, to  Herbert Avenue, to 
the railroad.) 

s, City of Corraliis Land Wuebprnent Information Repon, March 2011 

2. B w e  Lalrd,CLcanTechnolo&y Recruiter, BusinessOregon, Personal Communication 
3. Michael Wdliamh In;l~s:rial Lands Spbibt, Busbwss Oregon (A!ilbched Letter) 
4. John Sechm, [Miached hlcmorandum) 
5. UPr~sperilyThat n(s,*Oc-t zoo6 
6. Economic Proddvi(l of Employmenl and Industhi Land, Business Oregon, June 10og 
7. lowallis, Buildable Lands Inventory,lune 1998 Page ANX-19 
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PROPOSED ANNEMTION 41TE 
By comparison, there are existing bike lanes on both sides of Highway 20 along the entire frontage of the 
subject site. An existing sideu~afk is iocalcci along a srctlon of the 5fte9s soutt7.lreacterly Hwy. l o  frontage, 
extending a!ong a southerly portion of the NP campus. The Detailed Dr;velopmenl Plan, consoiibated wtth 
this Annexztlnn @piicalian, proposes ranstruaion of a pedestrian facility along the entire Hwy. ao frontage 
of the subject rite. 

The site is also currer~tly sewed by the foiiotving specific routes of the Contallis Transit Sp tem (US): 

Rotite C1: has a designated stop located near Mewlekt Packard's (HPs) southerly entrance to US Highbvay 20. 

This stop is apprsixlmateiy i,.lco"just over W mile)frnn the proposed annexation site. 

CTS Route C;! provides timired sersrce and has a stop appraximateiy cane half mife c.5 miie) sesbthwesi af the 
subject properly, Se t~ leen  ME Byron Place and N E  Rennif: Place, 

Router 1 and serve HP% sar2-h side from Circle Boufevai-d, fhe nearest stop to the subject sbe far Routes I 
and 7 is just .q3 rniiel; from the approximate center of site, 

The Linn Benton Loop Transit also stops at this ktia site a number of Grnes a day during the business week. 

In summary, the proposed hnexat ion area is bfner  situated reiative to  inh-;tstructure, serviceability and 
altemati\#es to automobife travel than the vacant southerig CL zones. Larger quantities of redundant electrical 
power can be provided witl~in more reasonable tkne frames to  the proposed annexation site than to the 
larger existing, vacant GI parcels currently in the City's inventory. Rs noted, extensive wetrand nliligatiur; 
would be required a; the southerl)~ GI sites. These falacto= directly affect a site" stiabiiie v~ithin a five year time 
frame. 

26.30.07.b. Providing infomation on {and awllability to ensure chofces in the market place - 
Comprehensive Plan Policy 14.3.6 slates that "factors t o  be considered in waluating public 
need for Annexation may include. .. the availability of sufficient land of this type to  ensure 
choices i? the market phce ... Appropriate and encouraged market choice topics include, but 
are nor limiled to: 

I. Infomution regarding a housin@jobs balance; 

4, A comparison ofhousingcoss refated to incomes, land prices, and h n d  availability. 

Among the abovte factors, jobsihousing balance and industrial rand vacancy rates appear t o  be the most 
perCinent to an industrial annexation request; hawever, the City does not currently have any infomation 
relative to a ilocai iobsifiousing balance, and is awaiting parciclpation in a hrure  regional study l o  evaluate this 
asped. Thus, there is no basefine or iar@"rd hourin@'jolrs balance benchmark, Wkhout a City lcfentified 
standard, desirable ratio or benchmark, appiicarrlr catrnai reasonably address this subsriterian, 

t. City ofComllisr;?nd Bevciopmenr Infomation Report, March 201% 

t Bruce taw, Clean T&nology Recruiter, Busirxlss Oregon, Person& Qmmuniation 
3. Michael WRiiams, Industrial Lands Specbrit, Bc&a$  Oregon (Aitaclied f.@tter) 
4. John %chrest, (Attacxd MemomndumJ 
5. "pmsperiry rhat ntsp Odokt2006 
6. Esommic PrrPriuctivitf of Onploymrnt and Industrial Lad, Busirreu. Oregm, dune 2009 
7. Coirallls, Etoildable Lands lnventocy, June 1998 Page ANX-20 
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Evfuch of the information in this section pertains to vacant GI zoned iand currentiy in the city limits, as 
inventoried in the City's solo Land Deveiopnent InFrPmatlon Report {LDIR), The LDC and fomprehensi\ce Plan 
do nnl require app-licanis far annexation to address land outside xhe City limits, hawever, because the Airport 
indusWa! Park (AIP) is serviced with city water, sewer and streets, we wilt also be referencing the A1P at points 
in our discussion. 

As noted earlier in titis chapter, the City's role LDlR shows sixteen parcels of ten acres or less in the City's GCI 
inventoq. These are somewhat dispersed throtrghout Z11e City, with the majority Ioca&d En the southwest and 
northwest quadrants. These may be sufecienh for the City's planning horizon for parcels of that size; 
however, as established above, many industries have needs for larger 

In the Planned Development chapter of this consolidated Application set, the applicant proposes a maximum 
rioor Area Ratio (FAR) as a Condirion of Approval, applied t o  the entire site, in perpetuiw. While this FAR may 
eliminate the site's potential to  develop under a "worst case" hild-our scenario, it does not limit tire site's 
viability for many firms seeking sites af a t  least twenty acres. This is illustrated if we look a t  some recent 
developments in the U.5. 

Pacific Norfhwest Examples: 

Sanyo Solar, Salem; 13o,ooo s,F. on 19.77 Ac. with an option on an additional 16 Ac.; Opened in Nov. xa3e;r. 
$Bo,ooa,ooo investment (SustainabiieISusinessOt-egon.cm, May 23, loti; Oregaritive.con?, Nov. aoog; City of 
Salem press release, Od. 2008.) 

SoiarbVorld, Millsboro; +Bo,ooa s.f. on a ske over 70 acres in size. Opened in April roo8. Added z~o,oOo sf. 
one year later. $44o,ooo,ooo ptanr (5ustainab~e8usinessQrtigon.ccprn~ Oet, 2008; Qregorrtive.com, Q c t  2009.) 

Genentech, Hiiisboro; jqo,ooo s.f, a n  75 Ac. (described as  a "park-like setting'hn Cenen-ter!? v~ebsite) 
Operational by phases: July 2008-April 2010; Sq0o,aOo,aOO investment fOreganLivc.com, April zero; 
PharmaceuticalTethnoiog~~com~ 2037; Genentech "Backgrounder'". 

S G L I B ~ ~ W  (Carbon fiber components for all-electric can) Moses Lake, WA.; 1541250 s.f. on 60 Ac.; 
Sioo,ooo,aoa plant under cnn%rubion; Aniicipated t o  be operational in 3rd quarter, 2017 (autoevolution.com, 
July 2010; The Seattle Times-Business /Tecf?nology, July solo; sgtgroup.camlinternationaIL May 2orr.) 

SofoPower, Portland; Announced in Jan, 2071, OriginaIly planned 500,000 s.P. on a 26 acre site, but now 
scheduled to break ground in aort Gthin a 2,80o hiindreci acre industria! park. Upon completion, esSlmatec?: 
$340,000,000 investment (~ustainabtefrusinessOrtig~n~c~rri, May 23, 20411; C)regonLive.com, Jan. 2017; 
Michael Williams, Business Oregon[3]; 'f he Oregonian, May 33, ;?or:) 

Other Recent U.S. Examptcs: 

SrhoM Solar, Mew Mexico: PBO,DOO sf .  on 80 Ac. Operational in spring 2009; Over giocr,oeo,oso investment 
(RenewableZnergyW~rlsi~com~ May 2009; GreenSechmedia.cm, May 2009; Reuters, June 2008). 

t. Cky of Conatfls land Dwelwment mformaticm Report, March 201: 

2. Bruce Laird, Cleaniechmlogy Recruiter, Business Oregon. Penonal Communication 
3. Mictwel W~:iiamr, Industrial Lands S>ccialist, Busir;css Oregon (Anached Letter) 
4. John SPrJmr$t, (Attached Memorandum J 
5. "Prasperity That Fits," October zoo6 
6. Ewnomk Produ&vWy of Employm& and lodustrial Land, Bushes Oregon, June zoo9 
7. Conallk, BuiMabie La& Inventory, June 1996 Page AAIX-2 1 
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Proterra, CreenviiEr, Sotrth Camlirra; (Fast charge batteries lor zero-emission, efectric buses) Planned 22o,ooo 
s.f, on 75 Ar., estimated sj3,croa,ooo Szciiity (energyrelatedne~'vs.com~ Feb. zoia). 

Confluence Solar, Clinton, Tennessee; aoo,ooa sf. an r5 ac. Construction pianned to begin skimmer 2017; 

estimated Szoo,ooo,oaa facility (cleanenergy.org, fan. ?or?; knoxriltebiz.cofn, Jan. lolz). 

The City of Cowaflis Buildable hands Inventory (Bi l f  recognizes that "purse! size and Iocation are irt~porlnnt 
factors in prutrMing a balanced land suppfy.'' 

The Canfaiiis LDiR nlap shatu5 the City's inventory of vacant GI land, desgt3ated in purple on ",he 

corresponding graphic, opposite. An important aspect of the City" vacant GI i~arceis greater tharz 20 acres, 
also applicable t o  the Airpofl Industria! Park, is that aoaX of the land is iocated in the extreme southern 
quadrant of the City. Choicer in the market place are significantly narrowed by that factor alone$4X71 

The CEtizens%dvisory Committee to the South Cowaliis Kefiinemenx Plan, adopted in 3998, noted that virtually 
ail  of the City" vacant 61 land was located in South Cowallis, This was apparently perceived as a geugrapt-ric 
imbalance a t  the time, and is  a canditiot~ wi~ich continues through the present. A marked geographic 
imbalance in avaiiabte iand can also have the effect of fimitirrg the ecanamic interests that have a voice in 
determining GI Zone dcveloprnenr, potential employment patterns and outcomes, 

The propasad annexation sire oHers considerable balance in location of the City's C1 tend base. 

r. City of Corvailis Lalid Cevelopmenl fnbmramn Report, h4arch 2in: 
2. Bruce Laird, Clean Techmlogy Recruiter, 8uftuftnes@~on, Personal f ommuniat$on 
j. Wchael Wliamh Indatrial lards Spedalkt, Busisless Oregon {Attached Letter) 
q. fohn W r e s t .  {Attached IrZernarandum) 
5. "Prorpefity That Rtr," Odokrzootj 
8. Ecarromic Produclivity of Employment and Industhi land, Businass Oregon, Jane 2mg 
7. Camitis, Bufldable mndsfnvento~, June ~ g y 8  
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1. City of Corvallis Land Development Information Report, March 2011 

2_ Bruce Laird, Clean Technology Recruiter, Business Oregon, Personal Communication 
3- Michael Williams, Industrial Lands Specialist, Business Oregon (Attached Letter) 
4. John Sechrest, (Attached Memorandum) 
5. I< Prosperity That Fits," October 2006 

6. Economic Productivity of Employment and Industrial Land, Business Oregon, June 2009 

7. Corvallis, Buildable Lands Inventory, June 1998 PageANX-23 
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In additior: to  parcel sizc and location, the imnrediale avaiiability of power cart bc E? critical factor in attracting 
industries thaz are cited as among those nwst compatible ivith the Contailis cui:ure and environment. Tile 
time and financial expenditures necessarq. "Lo upgrade power faciiities car! be a deal breaker wixen it comes to 
recruiting the most desirable industrial emPloi~ers.~'~ 

As referenced above, there are presently about 4 MW of pam&er available for ail of the southeriy Gi sites and 
tire Airport trrdustriai Park, which is outside rhe ciiy limits. A Pacific Pawer spokesperson repofis t17:s is mow 
than adequaie to serve the tenants presenily Iacated a t  6he REP, and in fact, provides a surplus for similar 
types of power usage. 

We points out, hawever, that "tnany industries targeted by the State 04 Oregor,, like "ciean tech' and %ata 
centers" ,require watts in tile double Figures." Twenty MW af redurrdant power is avaflabie t o  the proposed 
annexation site. 

We would aiso note that ail of the 20r ar. uacant CI parcels are heid in bvo ownerships. The City'; Buildable 
Larrds inventorjf notes, '"lrt same cases, strh o condition can iimit the true ovaibbility of racanl hnd irr tfre City's 
inverrtory, and may be considered a constrains, iinritirrg market clroices,'" 

Another issue whritm can be a determining fackor constmining market choice of GI land is the presence of the 
Airpurl O~eriay Zone / Approtrcla Safety Zone, which af?ects aboi?t roe% acres of tile southern GI bnd and a 
por"tion of the Ai-port lndustriat Park. The forvaliis City firnits is shown with the blue dashed fine a n  the 
applicable section of Benton Count)t'r Airgrrr; Overlay Zone map, opposite, and the Approach S ~ f e t y  Zone is 
depicted by the gold line. 

Federal Aviation Regulations prohibit ceeain uses in the Airport (Jveriap Zone, including ttw@?;e that rnay cause 
electrical interference with navigational signats or radio carnmunication; result In gfare in tile eyes of piion; 
with m a k e  or steam which could impair uisibiliv; and places sf public assembly among others. Ttrey lueher 
prohibit uses that create bird strike hazards such as water impoundment, which wouid prove prablematic for 
storm drainage detention. 

Mr. Sechresr notes a further significant constmint reiative Po the AIP, is that iand cannot be pr~vately owned, 
and that proved ta be an insurmountable sbstacie in attempting t o  recruit same k~usinesses:~' 

The percentage of vacant land in the City has seen steady decline since the late 7980% and eariy tggo's, 
dropping from just above 25% in 1986 to about 25% as of the most recent LDIR. This indicahs that the overali 
demand fur devektpabie land tn the city has remained generally cons;;int. During that lime, howewer, the vast 
majority of City linits acreage zoned for t l  uses has remained vacant and unused. 

Fcnily 354 acres of the City" sexisring vacant GI !and inventory has been within the city limits for 35 years jLD1R.j 
Ali of the Large Gi parceis an the west side of the RR were annexed in 7986. 50, for the past 25 years, thi-. 
agricultural land, desgnated Genera! Industrial lras stood vacant. These properPIes are technically considered 
City of Corvaliis "~mploymenr iands" yet t i ley remain undeveloped, and have not contributed substantially to 
the  C i r y * ~  rempfnymenf base 

1. City of torvalfis tand Ocvelapment Intomatian Report, Mar& aoii 
1. 8nrm Laird, Ckan rechnofogy Refruiter, Gusiness Oregon, Rmnal Com~nunicarion 
j. Michael Mliams, I n d s W b I  Lands Sperpecialist, Business Oregon (Attached Letter) 
q. John Strchresi, {Attached Rlcmorandum) 
5. "P~~~pcTftYThat Fit%" October 2006 
6 Economic PmducMt)' of Empluyment and Industrial Land, Buslness Oregon, June 2009 

7. Corvalik, BuiErlabk Lands Inwntory, J m  1998 Page APIX-21 
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The fact that Camtiis is being routinely passed over by ofhenvise highly compatible industries is, to a very 
significant degree, due ta a iack uf adequate choices in the market p!ace3i1c41 

Considering the localional, wcriands, power, limited ownership and use-restrictian characteristics of the 
existing GI parcels, there are supportable, cammunily-based F~ndings for annexation of the subject 85 acre 
parcel to markediy broaden industrial land market chaises in the City. 

EMPLOYMENT WMDS 

Corvallis and Benton County have no: been insulated against lrusiness ctasures and jab tosses, With a Imuary 
zon unemplrr)ment rate of abet~l 7 percent compared to abaut q percent Zen years ago, Corvallis can no 
fonger be assured of' the "'stabte eeonrimic cotiuitlons" ~ f w e n c e d  in Article 8 05 the Comprehensive Ptan, 
which addresser the City's Economy. Unempiojrment statistics don? take into account people who are 
underemployed, have mandataq furlough days, have foregone wage irrcrea~es~ have t a k n  safary cuts ar have 
ceased to took for emptoyment. 

This Comprehensive Pian &tick recognizes that "The ci~ailenge Contaliis fmes far the future is to continue to 
diversify its economic buse while: i-ctaiilirrg i ts  quulky of life that has marked its past." 

By signifkanliy broadeniftg the scope of type and location of 61 land available in the market place, the addition 
of We proposed Annexation site to the City" industrial inventoy car', hefp faciiitate meeting that challenge. 

ze;.3o.o7.c, ProvMing Infomation on mmmunFEy;wide livabiIQ indicators and detmining 
compliance with adopted comnuniiywfde h c h m a r k r  - 

7. The City has just begun the proctrs of identifjring livability Indicators t o  ultimately assist in 
the development of community-wide benchmarks. Additionally, many of the community-wide 
livability indicators are not applicable to Annexation proposals. 

2- Table 2.6.1- Livability Indicators and Benchmark Criteria provides interim direction to 
applicants in addressing livability indicator and ben&mark cn'terfa. As the community further 
develops these fivability indicators and benchmarks, this Section ofthis Code shall be updated 
accordingly. 

a) The livability indicators and benchmarks in the following table are intended to be balanced 
and identffied as advantags and disadvantages relative to an Anntrxation proposal. 
Compliance with ail benchmark is not required. 

However, when balanced and viewed in aggregate, the decision makers need to  find that the 
advanwges to the community outweigh the ditadvantages. 

1. Clty of Curdallis La& Deveiopment fnfbmation Report, March Zon 
2. Bruce Laird, Clean T C E R . ? O I ~ ~  Recruiter, Busin@~s Oregon, Personal Commun3cation 
3. Micllael WilLoir, lndusxriat !a& Specialkt, Business Oregon (Attached Letter) 
4. Job Sectwest, (Attached Memoiandum) 
5. "Prospe&That Fits," October 2006 
6. tconomic h o d u a w  of Employment and lndurtrial Land, Busiinss Oregon, June 2009 
7. Conallk, Butklabk L d r ;  Inventory, June tgg8 Page ANX-25 
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b) The number of applicable livability Indicators and benchmarks varies, depending on the 
Comprehensive Pian Map designationls) of the property involved in the Annexation request, 
as well as whether the Annexation is categorized as a Minor Annexation or a Major 
Annexatbn. 

c) For those livability indicators and benchmarks that require distance measurements (tom cm 
amenity to a proposed Annexation site, measurements shalf be taken from the average point 
within theannexation site. 

Section 2.6.3a.o7.c. is intended to guide applicants in addressing the community-wide liwahitiry indicators and 
benchmarks, and has been SoHowed In preparing this appticatian. 

Consistent with subsection 2.a- of the above excerpted LDC languat;P, the applicants have utiiized an 
evaluation of this proposal" conformance with the City's fdrntified li~abilEy indicators and benchmarks as  a 
significant measure for weighing the advantags and disadvantages of the Annexation application. 

The proposed Annexatinn meets a substantial majority of applimble Community-wide tivabiliv Standards and 
Benchmarks. Please refer to the ~p~~p_rz.i$yi~i~g-Lb~t~ig~iators and &enrhmarE;s Table, immediatety 
following the narrative in this chapter. 

~6.3a.06.b. The Annexalicn provides more advantages to the communit)r than 
disadvantages - To provide guidance to applicants, examples of topics to address for the 
advantages versus disadvantages discussion are ftighfighted in Section 2*6.30.07. 

2. Major Annexations - Major Annexation proposals shall include a discussion of advantages 
and disadvantages in terms of the methodologies outlined in Section 2.6.30.07. Applicants are 
required to document the methodologies and criteria used. 

Please refer to  the previous discussions on CiD~temining Five Year Supply at Serviceable Land" ((2.5.30.07a) 
and "The availability of suHicienr land af this type t a  ensure choices in the market placeY~(s.Li.3u.o~b.) 

In addition to retying upon the objective facts provided in the city% land use inverrtory, records and Lacal 
Wetlands Inventow the applicant's market choice discussions were provided by recognized prafessiana!s bt 
the field, who have reiied upon ;a market apprr;iac!3 methodalcrgy.('x33-,4) Sources of infomatian were identified 
as sgpulated in LDC: 2.6.3a.o7b. 

The proposed Annexatton provides a significant advantage to  the community, in that it addresses a public 
need For additional choices in the City's current lnvenrory of GI Zoned land. 

The benefits of- this proposal are fuflher illusbared by its confarrnance with the majority of City's 
identified livability indicators and benchmarks. 

1. City of Corvztllk Land Cevolopment Idomation Repart, March 201% 

t. Bruce Laird, CIean Tec?nology Recruiter, Business Oregon, Personal Communi~aUon 
3. Michef W ~ f m s ,  InrlLstrial tands Sp@Eialist, II.ushss Oregon (Attached Letter) 
4. John Wrest, (Attarkd Memorandum) 
5. "Prwp&vmat Fits, ' oct&er2006 
6. Lrowmk Productlvfty of Employment and Lnduztrlal Land, g;lshess Oregon, June 2003 
7. Conralfk, Buitdable Lands inventory, June 1998 Page AEdX-26 
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In fact, the application carnpiiars with i~ of the 19 applicabie livability indicators and benchmarks. Five af tile 
a4 lil~ability indicators and benchmarks do not apply t o  industnal annexations. In compiying with r7 of the 
City's 19 applicable livability indicators and benchmarks, and by meeting an identiireti pubtic need, the 
appiicaxican demoqstrates that the advantages of annexation outweigh the disadvantages. 

2.6.go.ob.c. The site fs capable of being served by urban hervIce~ and facgities required with 
development - The developer is required t o  provide urban service and facilities to  and 
through the site. At minimum, both Minor and Major Annexations shall include consideration 
of the fdlowing: 

City of Cowallls Construction Engineering personnel advised the applicants' representatives that they consider 
all land witkin the city limits to be "sewiceable*' with public hciiities. While this ir undoubtediy true, sonie 
locations present more challenges than others when providir~g water, sewer, power, &arm drainage and 
transpoeation faciilties. in some cases "servicing' one site over another can prove t o  be ii very stsriaus 
economic consideration and represent major public expenditures. This is espedatly true wiren vacant land 
does not abut an improved public street and/ o r  is not located adjacent to o r  near existing critical public 
utilities. 

b%th Cowafiis city limits and urban developmenr a n  three sides, the proposed Annexation sile stands ready to 
be iufiy sewiced. Water mainlines, fire hydran&, and san2ay sewer mainlines are already on site. Public and 
private improvements vtouid be constmeted as  part of the prkatc investment at the time of future 
development. 

Aii peflinent private utility providers with fwnchise agreements with the City of friwallis have provided 
bvrieen consent t o  provide sewices to the Annexation site. (Please see the Attachneniz inamediar~ly 
following this chapter.) 

7. Sanitary sewer facilities consistent with the Citfs Sanitary Sewer Master P!an and Chapter 
4.0 - Improvements Required with Development; 

The subject property is iocated in the noekeast basin of the City of Cowalik iVaste Njater Utility Plan, and is 
included in t11c Pfan study awa. A 36" mainline exists adong the westerly and northerigs boundaries of the 
propeny. The h"ratte Pian does not indicate any hydmulic grade deficiendes up through pio,aoa population. 
At 80,000 population, and approaching 5uII build-aut in the urban gi.ubv* bounday* this fine may have to be 
lipsjzed to 4.fYs. 

S a n i b ~  sewer inpro%~ements will be instagied at the d e v e i ~ p e f s  expense, in conjunction with future 
proposed industria! develapment. 

Demand calcuialians are included in the Appendix t a  this Application set, 

2. Water facacifities consistent wit11 the City's Water Master Plan, Chapter 4.0 - Improvements 
Required with Devefopment, and fire flow and hydrant placement; 

*. CiCy aiCorvalIis LM 33evdopment lnformatbn Report, March 2011 

2. Bruce Laird, CfeanTffhmO~ Recruiter, Businass Oregon, Pesomi Komm&tbn 
3. Michael Waliamr lndilsnial kart& SpecMit, Bwhass Oregon [ A m &  letter] 
q. John %&@st, (Atached M e m r a d u m )  
5. ' ' * C S f 3 ~ ~  T b t  %,- ( l ~ t ~ b e ~ 2 0 0 6  
6. Economic ProductMty of Employment and lndurtrlaf Land, 6winess Oregon, June zoo3 
7. Cowaliis, Buiidable Lands inventory, June rgg6 Page APIX-17 
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The subject property Is located in the first levei water service area, and i s  includer; in Hle study area of the 
Cowallis Water Distribiglion Syskrn Facility Plan, A 16'' main exists afong the southerly edge of the site, and a 
30'Qnain exists aiong the not-tl~eriy edge of the site. 8 s  a City of Confailis Phase 2 improvement (Sa,aco to 
So,noo population) the Facility PIan calfs for a 16' connection between the PWO existing ~nalniines across the 
easterly boundary of this site. 

This new line wiif be installed, a t  ihe deveiope-'5 expense (subject to applicable 50C reimbursemenrf in 
conjunction with proposed future industrial devetopment, The Fzrdljty Plan does not identify any other 
needed improvemeitts to  'tile backbone syszem in the vicinity of the proposed annexation site. 

Demand Caiculations are included in the Appendix to the Appiicatian set. 

3. Storm drainage facilities and drainagway corridors consistent with the City's Stormwater 
Master Plan, Chapter 4.0 - Improvements Required wlth Devebpment, Chapter 4.5 - Natural 
Hazard and Hillside Devefoprnent Provisions, and Chapter 4.~3 - Riparian Corridor and Wetland 
Provisions; 

The subject property is iocated in the Cadield Creek Drainage Basin which discharges under Highway 28 to the 
WiflameMe River. The Garfietd drainage-%vay is generaiiy located immediately west of this p ropr f f  on City of 
Cowailis owned iand. In the City's Stam Water Maste~ Plan, the subject propelzy is designated for industrial 
USES. 

The Storm Watcr Master PIan does identify that "the culvert crossing under Highcvay zo is ldndersized during the 
la ymr storm event, but there appears to beadeqwfe garage voiunre in the overbsnk area for avQier that leaves 
the main channel." From the highway ta  railroad tracks along the nofiherly boundary of the McFadden 
property, s t o m  water modeling "'showed no velocities exceeding the erosion criteria." 

Any future development an the propert_), would be required €0 meet S t o m  Watcr Master Plan and LDC 
requirements for detention and water quality, Devefepmcnt drainage patterns kvouid follow historic drainage 
paths across the site to the Carfieid Creek drainag~-~ay.  Storm water detention would meter drainage a t  
rates whirti would match the historic site discharge rates in the undeveloped condition. Thus, there wouid be 
no perreptibk impad to Bows or water Ievels in Garfield Creek. 

As an aiternative, also per the %om W t e r  Master Plan, the applicant couId elect t o  dlscharge treateci water 
directfy Lo the WillameC'ie River through a new discharge pipe under liimway 20, ali of course subject t o  
approval af the permitting autho~ties .  

Storm drainage improvements associated with fithure development worttd be the responsibility of the 
developer, although some portion may be eligible for SDC reimburr;ernertt. 

Storm drainage dernand calculations are inciuded in rhe Appendix of this application. 

t .  City ufcowatfis L a d  Deveiopment Lnformation Report, Fnarch 2o1r 
3. Bfuce Laird, Uean Techmlogy Recruiter, Business Oregon, Perxntai Commm!cation 
3. Michael William%, Industrial Lands SpectaftsX, Susines5 Oregon (Attnckd Letter) 
4 John %&rest, (Attadreo Memorandum) 
5. "PrwmThat Rts,'" October 2006 
6. E c c m i c  Productidty of Employment and Industrial Land, Businw Orcgcn, June zoo9 
7. CorvaKu, Buildable Lands Inventory, June $998 Page ANX-28 
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4. Transporlation facilities consistent with the City's Transportation PIan and Chapter 4.0 - 
Improvements Required with Devefopment; and 

The subject site has frontage and access to US ijighway so, an improved p~hIic  "'highway arterial" street, and 
can be fuZly served with transportation faci!ities ccnsiner-tt with this section and adopted City and OD01" plans, 
policies, and standards. 

As future development rs proposed undi?r Planned Development procedures, traffic impact studies will he 
undertaken by the developer, to fully e'saiuate traffic imparts relative to City of Cawallis and State of Oregor? 
srmdards. Appropriate mitigation h*~ill be implemented In conjunction with Crrture industrial development. 

Implementation of the Planned Lsevasbpmenb submitted in conjunction with the Annexation application, will 
provide for Ck3nditians of Approval to ensure that necessar). improvements, wili occur with proposed 
deveiopment. 

The proposed Annexation( Zone Change/ PBnned Development is ccsnsist~nt with the City" adopted 
Comprehensitfe Plan, This proposai will not result in an increase in trip generation potential on  the site beyond 
levels aiready incorporated in the Ckyk transportation pianning. The transporiallon system considered in the 
Regional I ransportation Ptan reflects rhe Icrngtem operation of: the systetn with urban development on the 
site, 

Approval of these Cotlsolidatecf Applications wit1 not alter ti-Kt functional classriication ud any surrounding 
roadways. 

5. Park facilities consistent with the City's Parks Master Plan. 

The nearest park to the annexation site is tan'leld Park. The applicant notes that the distanee t o  parks 
benchmatt: o f l a h i e  2.64 is no"rpplicab1e to industrial annexations. In persona! communication with the 
applicant" representative, City Parks' personnel stated they have not observed any prior instance of notable 
impacts on parks from industrial development. i"is k the case with rnany cclmmiinity services and faciiities, 
piope&y taxes and SDCs associated with future developmen: will conrrib~rte to cornmunity\vide benefits in 
park facilities and services. 

2.6.3o.ob.d. lf the Annexatfon proposal IncJudes areas plannd for open space, geiwaf 
community use, or pubtic or semi-publfc ownershifi tk Annexation request shall be 
accomwnied by a CompnrSrcmsfve Plan Map Amerrdment as oou(llned fn and U2:* below - 

I. Areas planned for open spaces or fituregeneral community use, 
including planned parks, preserves* andgeneral drainageway 
corridors, shall be re-designated on the Cmprehensive PIan Map as 
Open Space-Conservotion. 

t .  City of CorvaKs land Develapment lnfomtjon Report, March zorl 
I. k e  bird, Cksn Iccbmlogy Reauitei,  Business Oregon, Personal Cornmuribtion 
3. Midzael prlili$ms, Induz&ial Lands W d i s t ,  B u s i m s  Oregon (Attached Letter) 
4. John Sechrest, (Attached Memclandurn) 
5. UProspeiityThat TitstsnOctober zoo6 
6. Emmmic Prad&lw of Emplopant and rodustrisl Land, @usinpis Oregon, >me 2005 

7. C o w t k ,  Buildable Lands Inventory, June 1338 Page ANX-29 
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There are no open space or ger-reral community use areas associated with this Annexation? and CIDPIDDP. City 
staff have indicated the C i q  does nat desire dedication o.f the Carfieid Creek dralnagecvay, which will, 
nonetheless, be protected under LDC 4.13. 

The subject p r a p e ~ y  is already designated as General industrial on the Comaitis Comprehensive Plan. No 
Comprehcmsive Pian Map Amendment is necessary under this section. 

2. Existing, proposed, or ptanned areas of public or semi-public ownership, such as Oregon 
State University facilities or lands, rd.roo1 sites, City reservoirs, and portions of the Corvallis 
Municipal Airport, shall be re-designated on the Comprehensive Plan Map as Public 
Institutional. 

Such required Comprehensive Plan Map Amendments shall be filed by the applicant concurrent 
with the Annexation request, in accordance with Chapter 2.1 -Comprehensive Plan 
Amendment Procedures. 

No such uses are proposed. 

2.6.30.06.e. Cornpatlbifity - The appficatfon shaft clemonstrate conpotibflity In th& fuffowjRf: 
arm, as appffcabfe: 

1. Basic site design - the organization of Uses on a site and its relationship to neighboring 
properties. 

No industrial uses are proposed with this application package. 

Reviewing future proposed uses under the PP public processes wilf help t5 ensure optimal site design, 
ir-rcludingthe relationship of such uses to neigflboring properlier. 

A landscaped berm has been added to the DDD, as a direct result of input received a t  a neighborhood 
meeting, to buffer existing residences a t t h e  site's ssout'ntvestern corner from noise and visual impacts of 
future activities on site. 

2. Visual elements (scale, structural design and form, materials, erc.); 

The applfcant has sought and responded to input of the neighbars and modified the o~grginaf Deraifed 
Development Plan to: 

a. Insrail a substantiat, la~dsraped earthen berm adjacent 6 0  existing residences on tire Southwest; and 

b. Provide signWcant landscaping on and in the vicinity of the e a ~ h e n  berm to provide Purrher visual 
buffering and screening. 

I. City of Cowallis Lad &vefopmenl Information Report. March awr 
2. Wuce Laird, CkanTeTedwloIogy Remiter, Business Oregon, P e ( ~ ~ m i  Communica~~n 
3. Mickwl Wliams, Industrial La& Specialist, Business Oregon ( A W d  Lener) 
4. John Sedtresf, (Attached Memrandm) 
5. UProspeiffj71rat Fii,*October 2006 
6. Ewmmknodu&&y of Employment arcd lnductrial La&, msinessoregon, June aoog 
7. Corvalih, Buitdabtetands Inwntory, June $998 Page ANXJO 
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The scale and structural design, erc. OI al! future dcveispxnent wouid be subjed to the City's Detailed 
Clevetapment Pian review process and standards, Beyond the proposed ODP comprised of side~#atk, 
associated Iandscaped ber m, and buffer plantings, r m  development is praposed a t  this time. 

3. Noise attenuation; 

The above referenced earthen berm and associated landscaping proposed in the CDPIDDP are intendee and 
designed to have subsfar.rtial positive benefits reiative t a  noise attenuation. Any potential noise impacts 
associated with a future developnrent proposal tan be addressed through the Planned Development review 
process. - 

4. Odors and emissions; 5 
0 
0 

None are associated with the applicant" ppropnsat. ? 
'F 

5. Lighting; 
f 
z s. 

As stipulated in She PD Ckrspter ~f this Application Set, the  appiicant" Detailed Devetopmenl Plan (DDP) Z 
proposes constructing the berm and installing buPFer landscaping so that it may be established and benefit 0 
neighboring properties prior to any other developnlent occurring can the parcel. As w2h all proper"ties l~ithin 
the City of Ccrrvallis, lighting would be required to be shielded and direchd away h r n  neighbors, and to 

k 
othewise comply with the City's iightirrg sbndards. 

3 i- z a: 

6. Signage; 
2 2 
2 2 

None is proposed a t  this xlme. 

7. Landscaping for bufiring and screening; 

Consists of planting5 associalied with t h e  ea&hen berm, and is iiluswated on Drawing C L ~ .  

8. Transportation fan'llties; 

An evaluation of palcntlal transportatrun -faciliTy impacts has been ur~derz-aken by the applicant's fechnicai 
ream, in rnnsilttati~n with City Engineering and Planning YaF$ the Benton County Dmefapment Director and 
ODQI Staff. This assessnlenz Included analysls of derelapment scenarios under the existing Cciung zoning 
and the proposed City designatbn a.tith proposed Planned Devefapmenr Clrndisons. An evaiuation of the 
manner in which the State T m w o f i a t b n  PIanning Ruie applies was incorporated. 

Because the City of Corlraliis does not piace conditions cxfapprurai on annzxatiarls a r  zone changes, a Pianned 
Development, with Conceptual and Detailed Devclopmenf Plarr, is being requested concurrently with t l ie 
Annexatian/Zane Change. lmplementatian of in@ DDP wit! establish the entire site as  an active Planned 
Development and pemanentfy affix conditions of approval t a  the property. As future development i s  

1. City of Cawtiis Land k v b p m e n t  lnfomatddn Report, March 2on 
2. Bruce Latrd, Oean Technology Recruiter, 8usirx:ss Oregon, P m m l  Communhiion 
3. M%bf Vlltkrns, Industrial Lands Specklist, B ~ ~ s r  Oregon (Attached Letter) 
4. John-% [a t rahd Memorandum) 
5. " h m ' w T h a t  Fiu,"Ocl&r 2006 
6. Economu Praductivtty of Ernploymcfnt and IndustFal Land, Busln&ss Oregon, June 2009 
7. Corvalfis, Buildable Land$ Inventory, June i-6 Page ANX-3 1 
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proposed under Pfanned De~*elopment prnc-eclures; d~fgai!ed traffic impact studfes will be trnrlersaken by the 
developer, to fully evaluate traffic in~pacts refative to City of Corvatlis and State of Oregon standards. 
Appropriate nlitigation will br implemented In conjunction with future industrial deveiopment. 

h number of private-investment tmnsporration mltigatlons associated with tuture Site development have 
been identified in the applicant" TIR, and would be the responsibility of the developer. SDC's, Propeay Taxes 
and, in some instances, Proportional Share Payments can contribute in larger-xale improvements that are 
szammunity~~ide or regional in nature. 

The current Benton County Urban lrldustriai zone, allows a broad range af uses, many aF bvhich are 
comparable ta  ttrose aliawed in the City's Gi zone in terms of traffic iinpaets. The application cf a niaxlmum 
Fi4R and trip generation cap to the entire site as a Condition of the Planned Development provides that the 
parcei's development petentiaf under City j~irisdiction wifl not exceed a ""rasanable worst rase scenario'?han 
presently atlorved under Benton Coirnty jurisdictioi~. 

The County development scenario asumes: utilization of the applicant's extensive water righh and capacity; 
on-site Beatment for potable water; a water tower or pond for fire pralectian; and the use of a package 
sewer treatment plant. Please refer t o  the Appeildix For a more detaiicd discussion of devetoprnenr potential 
under County standards, atong with concurrence by Benten County's Development Director. 

The applicant is proposing a maximum building area in the City zoniw district that is less traffic intensive than 
a reasonable wo-st-case development scenario under the c~imenl Benton County zone. &g agreeing t o  a 
Candition enforcing this fimibtion, the appiirant is invoking subsection (z)(e) of the State Tmnspo~alion 
Planning Rule, The proposed Conditions of Approval ensure trip generation from the site will not exceed 
levels that are cuwen"ily pemitted under the existing zoning district. tn fact, the proposed Annexation, with 
2s associated Planned Beveiapment, will actually reduce the possible trip generation from t h e  site. 

With this maximum building area limitation, the Transportation Planning Rtrk will be satidied and the 
potential signiilcilni effect an  the transpoftation system will be mitigated. The Planned Development 
mechanism facili:atefi placement af appropriate Conditions of Approval that wiif apply to  ail subsequent 
industrial development a n  the properfy, With these Condirions of Approval in place, no further measures are 
necessary to  ensure compliance with the  TranspoTiatbn Planning Ruk. 

Pmnexation and Zone Change from an urban industrial County zone to a City industfiat zone wili not  change 
the functional classification af any surrounding roadv~ays~ 

For detailed disctrssion and catcuiittions, please refer t o  information provided by Bncaster Engineering and 
Devco Engineering. located in the Apperidix. 

g. Traffic and offsite parking impacts; 

The discussions immetiiately above, In earlier sections of this chapter and as  referenced in the Appendix, 
relate to  kraffir impacts. The proposed Annexation will necessitate a change in zoning wjth the transfer from 
Benton County Cu City of Cowallis jurisdrction. With the proposed maximum building area and trip generation 

I. CIty of  Cowa!iii land Devclkrprnent Infomation Report, March 2071 

?. flfuce Laird, Clean Terhnology Recruiter, Husinrss Cregon. Personal Communi:ation 
j. Michael Wdliamr, Industrial Lands Speiialist, fiusinesr Greg03 (Attached Letter) 
4. JohnSechrast ( A t t a w  Memorandum) 
5. "Prosperity Thai Fib," OcloScr 2006 
6.  Economic Productiviry of Empio)ment and Industrial Land, flurinw Oregon, June ,005 
7, CmUk, BulldaMe Lands tnvmtory, June $998 Page ANX-32 
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under the proposed Gl/Planned Devebpment, tibe subject site wiif generate fewer trips than a reasonable 
worst-case development scenario under thc existi7g Benton County lirbat-1 lndtjslrial zoning designation. 

With the maxitvum levef of development an the site, a TAR of 0.23 would restrfr. "T i5  amount of building 
coverage will result in ample sire area to provide all necessarl. parking supply Im meet the demand 09: future 
development. No off-site parking wilf be necessary. For co~?parisof~, the adjacent HP campus also has a FAR 
of 0.23, where all parking is contained a n  site. 

$0. Utility infrastmciure; 

Prior discussions of this Chapter have established that the subject property can reasernably be senticed with 
~itiiities. Please refer to the Appendix for Utility Demand Calcubfiuns, 

rr .  Effects on air and water quality (note: c DEQ permit is not sufiicient lo meet this criterion); 

She City" General industriai Zone does not permit those more intensive indo9rial ar"t\rities which are nomally 
associated with observabie adverse impacts upon sir and j or water sluaiit-y. No such negative ei?"erei wouid 
k expected ta resuit from Annexation. The DDP criteria, applicabfe to any ktture derle!opment proposal(s), 
provide further protection from such impam. 

12. Consistency with the applicable development standards, including the applicabfe 
Pedestrian Oriented Design Swndards; 

Annexation and the City" PPImned Dearelapment procedures et3sure that future develapn.ient addresses ail of 
the City's applicable de~ctopmcnt standards, which nay appear a more desinble alternative .For decision 
makers and voters than the site developing under Bentan County development regulations. 

Consistency with the POD% rviif be demonstrated at the Detailed Development stage for all future 
deveiopment proposais. 

r3. Preservation andfor protection of Sign@cant Noturaf Features, consistent with Chapter 4-2 - 
Landscaping B~~ffering, Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside 
Devetopment Provisions, Chapter 4.71 - Mlqimum Assured Development Area (MADA), Chapter 
4.12 - Signifiant Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor and 
Wetland Proviskns. Streds shali also Ire daigned along contours, and structures sllafl be 
designed to Ft the topography of the site to ensure compliance with these Code standords. 

Portions of the proposed artlrrexatian site contain sensitive natural resources, the majority of which lie in an 
approximate 28.5 acre area of the site's norttiwesteriy section. 

Figure g (Significant Natural Features) depicts an area af 2oo year ftoad plain, which is designated "high 
protection" acmrding to the cjty" natural hazards inventory mapping; a riparian corridor subject: to high 

1. Uty of Corvdtlk Lami &*$opmenf Infomation Report, March 2011 

2. Bruce Laird, Clean Technofogy R d r e r ,  Business Oregon, Persono! Ccmmonkaiion 
3. Nlichad Waibms, industrial Lands Sptiualist, Liudwss Oregon ( A t s c M  Letter) 
4. John %chest, ( A w c k d  Memorandum) 
5. @Proyw*That Fits: Oct&r2oo6 
5, Economic Productivity of fmployment and fnd&&i lard, Suslnens Oregon, June zoo9 
7. Cofwllii Bull&bEe Lands Inventory, June rgg5 
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protection status under LDC '.13; and wetlands of special significsilce aiso occur within rhc floodplain area, 
and are locally protected (City of Corvaliis Rimriot? Corn'flor and kVethnds Map). 

AIong the site's soulherfy frontage wit11 fiwy. 20 lies a 5.67 acre section designated a s  Wiilamette River 
Green~vay (WRC) Qverlay. Wi"ihin the same area, 3.0'3 a m 5  are designated as a Ripadan Corrfdor associated 
with the river. There are depicted on Figuws 5 and 6, 

The areas designated as WfZG and ripanan corridor aiang the frontage with Hwy. so have been axtensivety 
farmed in field crops far decades. The remaining ponion of "chese overiays are physically conlprised of a 
residence bvith associated yard and driveway; anda road serving the buildings on tile north partion of the site. 
As par% af this; application set, a CDPIDDP proposes a sidewalk be constructed to City standards. This facitlby 
would lie wi:l.lin the WRG and Ripariari Overlays adjacent to Hwy, so. A Condifionai Developmcrrt Permit / 
Wiilamette River Greenway Application accompanies this Consolidated Appfications, There do not appear -16 
be any true natural resources impacted by the proposed sidewalk, and this is discussed mare fully in the  
associated Planned Development and Corlditional Devetopment chapters. 

No signfficant vegetation is indicated on the City's natural resources invenkoiory as  occurring on the subject 
p r a p e ~ y ,  

With qa% of the site designated vvirfi protected overfays, MADA provisions of the code do not apply. The rite 
$5 relatively flirt, so the cclde's hiitside deveiopment standards d o  not appI?g, except that a ""tndslide Risk 
Area" "sociatad with the noriherly bank of the Willamelte Rfver is Eocated within 5oa feet of the Annexation 
site. Phis is discussed in greater detaii in subsequent portions of this Application Set. 

Mo other natural resources or hazards beyond those discussed above are known to be present on site. 
Conformance with LDC requiements reiative to naturat resources and overlays is ensured through 
Annexation, as these awas t ~ o u l d  then come under City jurisdiction and standards, fonfonnaflce may be 
further assured through Conditions af the appiicanvs Conceptual and Detailed Development Pian. The 
applicant's CDP atso volunkers a 25 foot 'safe harbor9etback Fron? the more sensitive protected natural 
areas for all development activkies. 

There positive environmental impacts uldpun the comprehensive neighborhood ofv~hich the Annexation site h 
a part- caufd r ~ o t  be assured If deveiopment were t o  occur under the less stringent, Bentan County 
development regutations and environmental protections. 

Preserving sensitive natural resources a n  this site under Uty of Corvslliis regulations tlrnuld have positive 
aesthetic impacts, as  wela as  positive health and livability Impacts for neighbors in t e rns  of prar~ct ing against 
the risk of water and air quality impacts, and maintaining natural s t o m  drainage patterns. 

These same positive impacts enjoyed by itre comprehensive neigf3borhood weuld afso benefit the rornmunity 
as a whole. 

1. City of Cowailis Land Development mfcrma&n Report, March 2031 

2. Bruce ?a!rd, Clcan Techno!oby Recruite:. Business Oregon. Persoral Comrnunicatisn 
3. Michael WUkarns, Industrial Ldrrdr Spccidliil, Bubi i ios  01cgon (Atldclxd Letter) 
4 JohnSejttwrms (&mi%& Memorarrdum) 
5, "ProsperftyThat Rts;~Octobcr~ou6 
6. Ecorrdmrk. PrDdudiLity of Employmenr and IndustrEal Land, Business Oregon, June aoog 
7. Corvalfs, Bsuitdabte Lanrk I~lucntofy, June rygS 
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SOCIAL AND ECONOMIC EFFECTS OF THE ANPIEXATION 

The private investment; associared with the proposed Annexation help to support desirable social services in 
the community. Economic rfrversif~cation is recogtlized as a eornmtrnity goat. Pravlcfing a wider range of 
employment rand can heip ro further thae goal. Furure business otritcttlt-es on the site can nsake a significant 
posirivfr jmpzb, helping ?G sfrrngtl~en the City's tar, base and to stabiiize funding for irnportani facilities, 
social programs and services. 

The social effects of tire site's annexadon upon the community as s whoie would be similar in nature to  those 
upon the comprehensive nrigt~borhood. Among these, the posit~ve cnttironmenral imparts discussed fn -the 
s e c t i o ~  immediately above are considered a very significant and beneficial sacla! in lpad lor all citizens of 
Cawallis, protecting water quaIity, green areas and fiabiht. 

Landscaping tmp;oven?ents associated with Future urban deveiopmant wnuld benefi; the  comprehensive 
neighborhood and the community as  a wfrote. 

Positive economic effect$ accruing as  a resutt of annexation, irlrluding increasing the City's oppoflunities to 
attract traded-sector employers, augmentir~g the tax base and coiatn'buting ts s thriving iacaf economy, t";ould 
likely he observed mare readily on a communrty-tvirie scale. 

The foilowing polities af the Cawailis Comprehrir~sive Pian derxh3instrat.f- the consistency of this Annexation 
application with the goats and objectives of the sty of towallis, as expressed rn Plan iicriicy: 

2.2.9 The City shall seek participation from citizens within the entire Urlxrn Growth Boundary 
in all land use planning. 

Consistent with this policy, the arinexation applrratiun process inrloives pirblir hearings befare the Planning 
Commlssian and City Council, and also requires subsequent ratification by Cowaliis voters. 

The Annexatian wouid heip ee, advance <he desired land use pattern witi-rin t h e  UGB by preserving signiftcant 
rlatural features, making efficient use of existifig public taciJIties and prflrmarirag an efffciertt use of the 
drt~elopable area, after nati~ral resources are protected, as mentioned above, This is consistent with rhe 
folbwing Cornallis Comprehensive Plan policy: 

3.2.1 The desired land use pattern wfthin the Comllis Urban Growth Boundary will emphasize: 

A. Preservation of significant open space and natural features; 

8. Efficient use of land; 

t Egicient use of energy and other resources; 

r. Ciwoi-ComUrs Land &~lopnrentlnlomalion Report, March 2011 
2 .  Eriiie Laird. Clean Techno!ogy Recruiter, Business Oregon, Pemnz l  Communicalion 
a. hliclxrc-l\'Ailinms. I~~du>iridl L a ~ i d ~  Soecialisl. Eusincss Orccon [AUJchtd Letter) ." . 4. ~ o h n  sectrest, (A- ~lemoar$tum) 
5 "Prasperity That Fs:' October 2005 
6. Economic Prodrtcrm of Employment and Industri?! Lad, BuJnS5  Oregon, June lo03 
7. Cowallis, Buiidabte La& Inventory, June 1 9 8  
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D. Compact urban form; 

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

The proposed implementation of an active Planned Development will help to ensure thar0ugt:t.r review tor all 
applicable f ity standards and desired land-use patterns. 

The applicant's preservation of sensitive protected resources is consisterit rsrill? the fallotving specific plan 
poiicies, h-om Article 4 ofthe pian, pefiaining ta environmental issues: 

4.2.2 Natural features and areas determined to be significant shalt be preserved, or have their 
losses mitigated, and/or reclaimed. The City may use conditions placed upon developmcmt of 
such lands, private nonprofit 

4.7.3 Prior to development, the City of Corvallis may require site-specific soil surveys and 
geofogic studies where potential hazards are identified bused upon available geologic and soils 
evidence. When natural hazards are identified, the City shall require that special design 
considerations and construction measures be taken to offset the soil and geologic constraints 
present in order to protect life and property, and to protect environmentally hazardous areas. 

4.g.r Significant watercourses, lakes, and wetlands shall be preserved, or have their losses 
mitigated, in order to: maintain clean wder, support natural vegetation, protect the aquatic 
habitat, retain existing significant public vistas, and provide wildlife habitat and recreation 
sites. Site-specific buffering and setback requirements may be required, as necessary, to  
achieve protection. 

4.70.2 Significant riparian fands within the Urban Growth Boundary shall be identified and 
inventoried by the City or through the development process, and the City shall work to 
preserve and enhance native stream corridor vegetation on both public and private lands. 

4.10.3 Significant drainagmays shall be kept in a natural state to  protect tree lines, maintain 
their naturaf functions, and enhance native plant species, to the maximum extent practicable. 

4.ro.q Within the Urban Growth Boundary, appropriate drainagavay dedications and 
easements adequate for flood protection, conveyance of stormwater, channef access and 
raulrttenar~ce proiecliurr uf ripuriun er~virorrrnerrt, and ~Iturrrtel rr~igrutiorr slrull be se~uredulortg 
all open drainageways needed for public conveyance of stormwater, prlor to or at the time of 
dwelopmen t. 

4.m.5 The City shulf develop stream comdor width and other standards and programs that 
preserve the properly functioning condition of streams. These standards can be varied by 
reach or basin and shall be determined bared on functional objectives such as: 

1. Ci ty  of Comtik Land Uevetopmem lofamation Report, Narcb 201s 
2. Bruce Laifd. Clean Tecnnology Recruiter, Bus;ncss Oregon, Persorai Communication 
j. hticheel Wii'iams, InCuStrial hnds  Specialst. Businesi Oregon (Ar:ached Lelter) 
4. John Sechresl. (Attached Memorandum) 
5.  " P r ~ ~ y  That Fits:' Ortobcrzoo6 
6. Economic Ptoducwof Employntrtnt and indu~tiiil Laild, Bu-Oregoo, Juneloog 
7. Cor~a0ls, BufMnble Lands Inventory, June 1998 Page ANX-36 
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A Preservation of the hydroiogic conveyance and storage capocity; 
B. Allowance for natural channel lateral migration and bonk failure; 
C. Allowance for channel widening and other channel modification that result from changes fn 
hydrology from future urban development; 
D. Proper st~udirg of the streom to rrrairltain or improve water quafity; 
E. Allowance for a vegetative management strategy that encourages native riparian species; 
F. Provision of a pollutant filtering zone for surfoce runogrf; 
G. ANowunce for natural stream processes to minimize stream channel, bank, and corridor 
maintenance needs; 
I+. Buffering of urban uses from stream processes; 
1. Provision of a source and delivery of lorge wood; 
J. Preservation of the 0.2-foot floodway; and 
K. Preservation or enhancement of habitat. 

4.1o.r8 She City shall inventory and identi& natural intermittent streams within the Corvollis 
Urban Crowth Boundary that provide important hydrological, water quality and aquatic 
habitat functions. Those that are used for stormwoter functions shall be protected using 
mechanisms such as drainageway dedicatiom and easements. 

4.71.77 The City shall continue to maximize preservation and restoration of existing upland 
natural resource areas and wetfands by use of devefopmmr standards in the Land 
Development Code. 

4.71.78 The City shall develop and implement incentives for developers and property owners to 
protect, entrdnce, and re-estabfislr wetlands, naturaf swales, vegetation, and groundwater for 
stormwater functions. 

Annexation permits the City to irnpternent the above paiicles reiafi~e tn protection and mitigation 
measures for sigi~iRcant naturat resources; and drainage fundions within the UCB. 

5.5.71 Thesignificant entry corridors that should be preserved or enhanced are the following: 

Highway ggW, both north andsouth of the City Center; Hi&way3q, b&ween Tangent and the 
City Cen~r;  Highv8ay 20/34, between the City Center and Philomath; and Highway zo,between 
north Albany and the City Center. 

City Planning Staff advise that the Annexatior~ site is not recognized as an entry or gateway corridor to the 
City, therefore not subject to this policy and i t s  imp1emen"ring code. However, in conjunction with future 
development, annexation wili provide for City landscaping and development standards rather than the 
inherently more rural provisions of Benton Cnung. 

7.3.7 The City of Conrollis shall actively promote the use of modes of transportation that 
minimize impacts on air quality. 

1. City uf Cwvaiiis Land 3evslapment Infofmatitin Repart, March loll 
2. bum Lalrd, &an Te&mloSy Rmuiler, Business Oregon, Personal CammuWtim 
3. Mlcbaal Wlwms, lnddstriaf UndsSpcdalkt, BuSlness Oregon (Attachrd Lextrr) 
4. John Sechrest, (Attach& Memorandum) 
f. " W ~ e r i t y m t  Fits," October ioos 
5. E m k  ProducCivity of E m p b p m t  and I&strial Land, % ~ 5 h N 5  Oregon, June 2009 
7. ConaIlk Bundabk ~ n d s  inventory, June $998 Page ANX-37 
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Annexation would actively pranrote air quality in that tile s i k  is located pritxlmate to  existing public transit 
and bicycle faciiifjes. 

82.1 The City and County shall support diversity in type, scale, and location of professional, 
industria!, and commerclaf actlvftles to mafntafn a low unemployment rate and to  promote 
diversification of the local economy. 

8.3.4 The City shall seek opportunities to rninimize unemployment among all segments of the 
community. 

8.9.1 The City shall designate appropriate and sumcient land in a variety of different parcel 
sizes and locations t o  Julfllf the community's industrial needs. 

8.9.2 In designating new industrial properties, and in re-designating properties to  industrial 
zoning from other designations, the City shall work to diversify the focatiorts of irldustrial 
properties within the communit.y, 

it is imperative to provide a range in characteristics, sizes, ownerships and location 05 General Industrial land 
in order to promote the economic vihlity, desired employment levels and economic diversity targeted by 
there policies. 

10.2.5 The City shall consider the Iwel and type of public facilities that can be provided when 
plonningfor various densities and types of urban land uses. 

As. demonstrated in this application, the proposed Annexation site is well siwaated relative t o  urban senlices, 
with some alreadjt located on the site. 

10.2.8 The expansion of public facilities or sewices within City Limits or the extension of public 
faciffties or services to newfy-annexed areas shall be accomplished through the Capital 
improvement Plan, as funding allows, or as a condition of dweiopment, or a combination of 
both. 

Annexation will pem?it the City lo ensure public Facifiiiies improvements, inctlicfea in Master Facility Plans, wilt 
be compteted through She ~ n b j e a  properkla, as a Condition of future dcvefopment. 

r0,q.r Cornmunib land use planning shall be coordinated with utility agencies to assure the 
availability of services when needed. 

Ali applicable franchise uliiity providers have atlached written cansent t o  provide service t a  the Annexation 
area. 

1, f ity of Cowallis Land Deebpment Information Report, March lolr 
2. Bruce Laird, Clean lerhnology Recruiter, Business Oregon, Personal cornrnun~cation 
j. Michael Wtlitarns, lndust~ial Lar:ds Sy~ecbiist. Business Orepon (Attached Letter) 
4. John %&rest, (Attacked MemoaMfum) 
5. *PrwrQTRat Fit%" October 2005 
6. Ewnomk Produrtivity of Empiwent and Indust&! Land, Business Oregonz Juw 2009 
7. Cowallis, BulMaMe Lands lnventory,iune 1998 Page AMX-38 
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ro.7,4 To promote a Uty sundard of ffre proteaio~~ in areas annex& after radopt!m of trtk 
phn, new development fn these areas shag be requircld to be =wed with municjpol-Ievef ffre 
pmrectiov, 

Ihs Annerarrort appiicstion meets the City's identrlied benchnrark far maximum distance from a fire station. 

rr.22 The Crunsporlation system sttaII be mamged to reduce exxlrtit~g trugic congation and 
facilitate the safe, egicient movement of people and commodities within the community. 

Please rcilrr fu  the Transporf-ation Impact Analysis. tPr'hiie no it^rdustriai lieveiapn~ent is associated with the 
Annexarion anst' Zone Change appiicathns, proposer! Planned Deuit.loprtlent Conrl~tions satisfy the  above 
pcticy, providing assurances that the Pian P o k y  can continue to be r:m f ~ i  all future cdevefnymerrk on the 
syrbjcz: parcel, 

n.rj.8 The 6rqon  Deprtment of Transpmtitltr shafl cottserurr. sidtrwafks at the time of 
h&hway improwmefib tss an ir~tegra? part of the gmprsvemmr and py the sidwafk 
lrnpro~emeni costs wi& 0h)IPOT p r a j ~ t  Bnds, 

The a~lpiican~prope~s~-)5 private investmen& as opposed trg the uEP of publsc monles for thrs purpose. 

92.1.5 The City sSt)h$ encourage fond use pattern and dweitapmat that: promote clusming 
and nulkjpfe sloes+ take artvantage of ener# @@&erst de$&ns, and 116xo1e ready acc=s to 
transit and oftier rmw@ erficient moil= aftmnspaflation. A tomtia~ where this is dslrrable is 
irr bile Cer~l;&Qty, 

12.2.6 The City shall acrivefy promote the use of ener@ eHicient mode of: transporntion. 

The proposed anntzxatbr? site has ready access to {i l~ l~ i i l  and regional krzinsir, 

r4.r.q Upon annexation, afl Iands shall Ire dlstricted In a manner rorssistent with 
Comprefrmsive Plan designations 

The CljPO zerling prapesetl for the Annexation sire ir consislent with the Corpdaiils Compr~hansiue Plan 
dealgnation of Zer-reral irudrastriai, appfied to :iris proper${ over k!tirty years ago. 

?q.3,2 Convetsim of urbonizotrie land to urlran uses shell k ixrsed un orcferly, economic 
provisfan of public utilities, fhcr'liLies, and services, 

Prcna*Mlng prtbiir tidlities, facillries and rensices to tfre .&.nnexi$tjon site is 14~;~monslrafed herein 10 be ordedy, 
consistent w c h  ex;siin& p~bi i t  litifit)# pPl;rns, 

Page ANX-39 
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14-3.5 Annexations can only be recommended to the voters where the following findings are 
made: 

A. There is a demonstrated pubfic need for the annexation. 
B. The advantages to  the community resulting from the annexation shajf outweigh the 
disudvantoger. 
C. The City and other jurisdictions are capable of providing urban services and facilities 
required by the annexed area, when developed. 

14.3.6 Factors to be considered in evaluating the public need for annexation may include, but 
are not limfted to thefollotuing: 

A. The 5-year supply ofserviceable fand ofthis type to meet projected demand; 
B. Theavailability of sufficient land of this type to ensure choices in the market place; and 
C, Other factors, including livability benchmarks, as detineated in the Land Development Code. 

Tl3e above Plan policies have been incorporated into the LDC as reuiei.s criteria for Annexation applications 
and are addressed herein. 

14.3.8 Information shall be provided to declsion makers and the public related to consistency 
of the annexation proposal with established City policies and dwelopment regulations. 

Tilfs Consal idated Applicason set: seeks to satisiy all appiicabie Comprehensive Pian Policies and LDC Decision 
Criteria, providing findings that support annexation. 

1. City of Cohhtand Development Information R a p c n ,  March ZOLI 
2. 8:uce Laird, C h n  Technology Recruiter, B u ~ s D r e g o n ,  Personal Comrnunkatton 
3. Alkhdel MIQliams, lndffitriai Lands Spcialist, Bus- Oregon (Attsched Letter) 
4. John Se&ri?s% (Attacked Memorandum) 
5. " F m ~ n t a t  Ftt%"Mtokr;~oob 
5. Economic Productivity of Em@opent and IndusZrSal Lad, Businers Oregon, June roo9 
7. Conrallk, Buildable Lands Inventory, June igq8 



Benchmark and Livability lndira?oa/NIcFadden Annexation 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 9-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-244 



Benchmark and Livability Indicacors/f\llcFaddn Annexation 

f i j  A ir~eaich tsciiity, wrrb'ctiotial ma Iaav ei~toiccmcni lacti~t*c$ 
Jufli i i~rrf,  or i m n y  Iabsld\ary or t,*crl~ny fur 11 :~  ri%rr%uIacl~rrn~~ 
fntirtcatian, procrs%n$: a t  a!+swntaiy a! praducsi whttr reqtilrc? a 
pk*rmit Itfficl tlla Oiceon Ilupsirtfncr~l ut Inv!to:irncillal Uodiiil; 
niay UP 8Itow~d l n  f tw  tlid11~.!r181 Lnnc by ronditi(iiisl u%rb pperrrvil 
approved Izy t1:r rlsn~tir,g Olffiriai ?fir rlecition re aptitawe a 
cbndit.srrsi ~ lzc  pcrrriit shall bc bared nlr tirdtcrp,$ that tile puitl'r 
hea!ttl .tnd *aalclv ru.11 qot Isc ~ubU~ir!t,~lly ,tilarlai by t l i ~  
pffyn?srd tisr whtw mnsrrli-ring rinuka, duu, udnf. gar, iutnes 
dlara, uibr~~onit~ srriic iv,liur pulltrtrtin, r*tlid\rort t?e~,~;d nr ctIPlwr 
twbinrrs rrupacti 

121 Idining: nl ar&rej:alc nr mtnat;rl rpkdrircr?, rnay bc allo~er*i rrr $lie 
Irrdiirtriol i c r ! ~  !9y condi~,uii,tr trstA uarnlrl dnrprlrv~d by il!c 
Plnnti~r~u Lazr~il~ti~ro~i, j>itr%udnt to UCUC 53 115 tlirauph $3  2JS 
I n  oLtdllloir Lu thc condttloOdI iise rritc-fld ctf ilCDC 53215,  
approval rctlurrc's Llrz i'idrinirig Comu?t%!on trrdli. t l i i*  iallui.:ml: 
tiftdrnf:~ 

{ ,  MtninE w~tt sin! %grrct~c;intly d#rnrittst% l t ~ r ,  abrlaly a! trtr*  
ianrl trr ilr used lor ultie* iac)lmir~rl rincs ir i  t l ~ e  l i~tdii ' ,  

dlld 

jlij lhc inrnLd ihnd wili Lit fi-elarrn~d la e tupoa:ra1>h~r 
ciiarocter dud rtdbllll~ enrn~~rc i l~ le  to, a)r ?tore 
conaiucrvk :u ~coi"r~d,  non ihtrrr!&$! rnilirilt~al I I  ra 
?h,irr, Ihi'~har,kc?rn$tt~~ cxistriig orlor to rrrinlurl; 
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Applicant's Bi$cus~ion Compties? 
!IC*d'.* , f ~ ~ * ~ ~ > ~ t ~ f ~ ~ l * i ~ ~ 7 ~ ~ > a ~ * ~ " i ? ~ v l b l o v  t ~ ~ K l t ~ ~  5 + r l s ~ I * t ~ ~ ~ n l ~ * i  

.... - . .. .*. .~"-,. ", .,.., " ~ -  ,.. ,. - .~ ," ' --" ." ....,. ' - -.. ", -.... " -.-. ..". . - , . , . 
~ d ~ ~ r n q  ~n the Eitf Percent~p,~' ctl the U W I ~ C I C T  at the it IsL co~i~idefccl an advantag.t* it :*90 pt?fcrtl? 7% ai iitn pcrimcicr er~ch~:!:rd ly f ~ t q  I:rrui:*,, Yd*a 

Ann@%ii(rPn iltr !hi?! iri i!~iclwr?d \~I l l i i f \  nr tit+ $zrtirneror at err irnnrrarion drp i* 
l h r  City litnits. ~ y : t t ~ i r ~  tl!c Cst.? 11rr11!%. 

"...".." -w.--.-.----.--.- -,---,-..--. ". . .. .- "" ~ "~ ",. ,... ", " ~" 

Ucvctoprncnt Plan:. Ctlfiiilrfr'rit ptatsrsi~.rfi a l  D~lJiicd I! i'i nal cnnr!dcren a ( l i ~ l ! ~ r ! i B @ ~  and may Critirc~~lufil anti t-ieiailpd B@welnpme!?t i'i;rris, arcnnrpartv !fir& Vci 
Beurlopmcnt Plan nnillar l~n ta r iv r  brr caoridfrcd s i  S ~ V ~ ~ I I ~ R R O I I S  II an Anncxatinn rcqclcst. 
Su!icftvicinrr I'iek rsilh zi:lnc*xartnn nrineXdtion tequrst is protca~rd 
ieqoe.ii concctnmily wilh 8 I f ~ t a i k ~ l  I 3 ~ w ~ l n n r n ~ n t  

i i l a n  i~r?djrrr Icniatlrb Stibtfivis:dlt Flcit, PWI? 

thatig.,h stirh laird r:rc deci%inni may ti. 
th;in& ,;fIsr ri,nrxaii!)ir. 

-" "-- - --- -"-a - -- -- -- 
bnncctkky wr%;utmsion of BicytC it I*, cl~nrtdered an.a,!nt$gcnu: it 
and Prdrrtrisn Facilities *mpravc.mrftt% prei)(zvd as pan o' tlrr- 

a?rtexalro:t requc>l wairld canner! tn 
and Phtenti nxistrnf tiiqrlc nnd 
i# d~%rian iocllt'iws 

.." "- -" .* .. .. ," -.-. . " .... 
Connetinn to eni*.finj; 0redc?ir4mr Iaolitim fhc lXBP aropases uxtcrrs'art nl xi new srda$vslk fac;!ity slang \ k t  Yc: 
nnll cxlrt?Pinn tif tlirttt! try at :o.cSt 150 lr.; e l  enlirc $it~)hl$!ltw*y ImntAgC, CitntiCCli~r~; ~ i l l f  tiit? ea%!etty l it? 
ronnccticm lo cxlstinp, pedestrian facitllica. pi.npcr(y. lhts rrtension wwirid he tictvrren i,d6%Y nnri 1,714', 
and iilliny, a i:np botweap oxir,?ir-r: r)cdenri8n oxcr~din]: the 3:&' mrmlrt in It%%; bftjirhntark. 
tari:itie.,ol al lwsl t!lO YI ,  

Aeicii:an~i t~iryciaf&ulttit~t will !ti? tnctildccl 23% part of n ii.tririv !".K 
Conneclic>n to exi$!tiif: bicycle briiilies aird 
i-xr~n%ino nt Vicm hy a! Ira4 35B fI.; or 
connectinn tn axi!,tin:: bicwk l a c t r i l ! ~  arrd 
liilil-8 s g,xp LICIWCP:I ~ ~ E l t i f l g  bL?cIe IJfilitit?? 

or at tcQx? 100 Yt.  
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Type and ~ Y I L ? ? ! ~  a[ ~ u n i i ~  
fran+wJri,?ttou ~ntgrnven~et?ti. t~irxre't, 
~~IGYCII: OL'JOU!I~~I) that r ~ r ~ f  11s:uil i n  
Ctry rrt,i$tl'r tfl~n-.  rid ivurrid orcirr 
wrttr cirban levvl du#c!op!ironr nl 
Allne~dti0~51:f 

Benchmarks 

t i  ih  ~t t~ i \ !d~ - f~ f i  I ~ I P  ,%i i~~t i : i j : t>  if publib 
iraniporidlloii imbrwiatroenr?; lirreet. 
blCy:kL'. F)IS~I'&~TIJ~\) 3fl" tli3tdli~'S ~4lItl illP 
~nncxatirjm, a4 list.f~d ~ii t i t y  IVId?:Cr P!an, Zirld 
titic *auld ~ 'nab i~"  oihur %$:PI w~ttttr~ Tlte 
Urban Grawtlr mldnddrv [u ~~ l i i t~~a tc iy  
d~ueini, 

%rilltr*ilfl irli~irovsntcnts aa5orra:ed wtth 4snttca:inn end Yes 
fhxrige to  City a l  Cofv~ilii% bcneiai Jndrotrral bvouid bv iorisrsirrtt 
wrttr Cwfvnlli\ ir,lrrspuita8Iort pldnrring decumt*nn dnd Pnecrrreri ar 
tnrric of Anrtcxntion via ccncuricnt LUIS and LfOP a$toiit,~~trii~\ 

...... ~. . . ' .. .. .. .. " ...~',- " --" --- "..---"*---------.---.--.." "- 
Distance m Shappin~ Dirisncii liam !tclghbo&ood *upsinn Annexatbn site rt 'iviMin ,5 m i l ~ ~  o l  ;\nltef~ition site is  .39 rntiel konr a rtcariby Giaop~rl:? contcr. Prs 

c~ppr:ttut~itie% {both vxihting ijrpd nuiglrbnrhunti ~ficrpjrinu: rit.i>oriiinitie% site it "5 rlriier frnm imiits af ba:n DIE K and Camrtke Zlicalr!$ 
planned), icirsi~ng: or plsnn.td) Mote jdvantsi:c: are 

dssurt,rtt"rf kb+ilIi i R ~ n e r  dirtdrues from 
e ~ ~ s ~ t i i * ,  {as opiriltcu tn plennzdl iltup~nn&: 
ai]pollut)ittC% btt1@/0r iiiCdlioi1 ~dr t l l r r i  .S fllrlQS 

froirr tr%lrt,rte rhsppini: apiiiirtt~n~~~c?, 

,-,--*-.,--* ---- ' .-,*,.- "" ~ "," "." "." - "  ,. """" - 
Aflcrdabtc: Woung itotlirri:: atlerdebliily t i  ir tor%rideil*rl rrr rtiuarric@ i f  nlnic Ilran 50 No! 4iipiteabic to l i s ~ b  Annehiitio:~. NJii 

pefccnr st the pro;,uircf bnu%ini: uni% .tic 

cialiilled si-alf<,rdablc". 
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Livabitity Indicators Description tJcnchmarkr 

- - 
Lconamtc Oivcrsrfiralioo [iaderrrty tn type. %ate, orid 'oreirrn 01 $1 1% cofrtrd~rer! i r r  .,tdvsnld&c t t  rlrt. 

~ m f ~ ~ r n n ~ , i I ,  mdi~arr~il, an4 ;mr;c*rellnn rrrluetr rtlfipoflr dfw(v51ty tn the 
c~rnn$rrcibl a ~ i t v i t i ~ ~  ta rnsat)t.t!n d LY$IC. %i<alc, atid ioc~llt>tr id ~ ~ - O ~ C ~ S I C ~ I ~ \ + I ,  
Iri~%* trtncmp"aymml rate stsd to lt%rlil;lrta!, and ronrmcrrial ?r:tutltr% to 
grortwlc diuut%thratloc af ttxe local tnoinlcin a {ow ~~!%ern~~lnymrtri ruic .inrl tsr 
~ c o t t f l m ~  ysmmntr. Baurrc~f!rdltnfi r%f !hi. locl,l 

etonanti 

",.. , ' .  - .. ", . . 
ti jr,lttrr applicanl't objr?c:ivr lo dtir?rriiy Iltc C~:y'!i fnrki(i!rial lnrtif 1)o~c Yes 
by .adtflrtt: a T~ZIS~IVBI~ /rlrf!c /JZIPQ~ whatr~ ii i~idf! rdrq:e VI Ir\wr 
inrri,$i*c zcldu.;:rial u,c$ could occur, ,tnd iocotin#: GI rnrrerl lnntl it, 

+w?rtn Ca~slrvnlli% npynterl tn uirltraily ,$!I witran! inU11rifia1 linif in tire 
6iN beinl: lavilteci i i t  ssrilh Cnrv.tl:i$. 

&cios zitd f i ~ r ~ e n t ~ ~ o l  anr!e~bllinn C'en*+slr?~t~ M ti) liriiilirgnt Ildtur~t T-i~tufrl 
ri le +?t!tt I;6i?ntl.t.int Narnral C ~ n h t r r %  pmlt?alan.: r,$$*<itt+d bv Chnptrr 81 Z 

\and\cnp~n& %trt(lrt.irir hrrt.FnmF* 2.arrtl 
f~ghlini: C h n w r  d 5 Nnrsrrai Malard m d  
bflils!da 0cve)a;tmont Pleii:t*ns, Chriplcr 
J $ I  Mrrsmi~nt Atr.ire(5 ciDrri*~lnpmml Ared 
Ih?liUh) Llnntw 4 l k  Sqnifrcanl 
Vcgrfattop Pre~itcf-fin @fowrrov, and 
(iiaptcr 4 13 I:~pari.rr (arndnr  7nci 

VJt.ll;l!t~l I'tt)v)s~~ri% 

li IS c~tiiii lt'rc~? a n  advnrr$ajii? bf  S,p:~ilttarir 
W slum1 rclrt,~tx*% err t;tutcc:tid Liifa~gil 
Ar~li%?ttan, % I P ~ F I *  ~ILL'Y lqrt\i !?c bialfer 
pfotrtcird mlhrn tfic crrv 
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61rc bua sror~ iocatisr, ct+rr!iidc Hli C ~ O I D L ~ ' ~  tbetwc'eri Nb Uyiori Place 
ar~d r4k Rcfirrta Pi,irc) iz .lltaUt b r n i i a  frafi! rr?niivr of Annt*xrttuir %+It' 

--*- -- --- -" -- "-" --mmm-- " -  "-- - ----- 
f?ral*ncr: to nmrfsi Cail~ctor ontl~o'vr Us%Easrr* $0 ne(drl',l Eeikitrr ,br a/oi Arlcrt~l 
Artoriai Slrwtjsj tliar woariu S L ' ~ Y L ~  the 5lrc~t(I.J tnat ~taul if  bewe Ltir ~tupawL1 
r ~ r ~ p ~ ' t ~ d  Atrnexrlt~ori $ile d i d  1% fidly FInr~eaqlla~r $lie I$ .- 21 ntdrs ,ind z i  c~l l~er  
cnlpruvcd ro Clly %t6riliarrfr or tr fully ,ll?p~0Vrd 10 Klly sliinitard~ ur I, 

~rnrlrovdn iu l r r v  zr,lnoereic k i th  *tnj;icict*d i a  f*if tfaonnrris tilth regbrci M 
ra(:ard lu bcurlcb ?ctd pt%dm!r~n h i r ~ ~ l e  and pcdc*,!ir-rn I~~iirlbcr 
lalliif1e.c 

- -*--- --"- -- - * -"* - - --- - ---- - - -- 
5dbllli~dfl bo l l~ td~ ty  U! AllriC~aL*Oti ~ . ~ i s  JIIL'CII~ abiiti: d ~rt i i tr~  0 1  US Y t %  
Wwy 20 '01 115 Itnrrd! I r r l  whiclr r!, irnproucd &a c ~ t y  sianrtsiti, w ~ l h  
te&tfd to !J%C~L!@ +11d @ ~ L < G * ~ I I I + ~ ~ I  laic+lt:teh &*I$!\ bicyc!<- Idr~e* 
sxtc.nritrri; dcrale Pile %LIIBPLI prnfierly dnd rifirri ol wdy 9idcwsih 
rrrtrtin,itini? 775" we,: altia A ~ n s ~ , i i ~ ~ i s  ?irce 5 snuttrrrriturlrfilrv-iL i 

".-."," ~ ~ - - - ~ v ~ - - - ~ ~ . ~ ~ . . , . . , . - ,  ..-. "__".'"." "-" ,,,.- "I," ..ll" I,-.-- "." " .". -" ..... .I " .̂ ..," ...- ; ... .-"l-." ..,. "."1 ".I1 

Intersectinn Lr:vel-, df Service for irirerst?ct~ar~s nl Lc?wr.i$ ot !%!tvirr for inti-rsccliaeb a! arterial Exiriirri: tr?w!s s l  Si~rvicc lrir srrccls drsil i:ltrtai.trion~, rrrb6rr thr?  ti0 

.irtivt~i i;~rtd/rtt cnlieCtoi ~t(c.st$, ,a; rrigf/or collcerdr cjrrfeik slfecxttl nu atto hr~ttexattat! wtcdrc no! ioriduiive lu rrtcctlnf$ this. bct~tllrrratk. 
dcrcrmincd irv IRC City's Ir~llirc prapo'.al, J, delerrt!a!rd by iir.r<ily % 7raHir 
tnfl.rccur, w1lhi;i d onctmilv tlrtl'O1- O# tafiit($i*r, ,irld ~i$rif7ritiIY ~ 1 t i i : i  4 a r 1 ~  nrilc 
fhu 'iiir* r.bdrui nf Ihp ule, will bi' ; Icwl nl i r r c r r  

"0" or Lleltct Inilowiog drli,ct 11.rc.i 
elevciopnrent of the Ailriuxation sire 

- --- 
~ r u c k ~ & t a e  ~outer  Ur-tuaoi~nar~an ullrucbrralirr;rouic~) Ifufi, Irafiiir. a$ro;cuteel wrlra urban iric~t truck lrdlfl;, 11 .cnv, dcli>~i.'lwCi will8 J U : U I ~  ~,ib~!rt I~vc-! de~t-lo~l!!lili! $ 4  6. 

dr~ruie@rrti.rrt of In*. yrupazva ~innexariai? ivlli bo rau:ed entn U5 Wtgnwav 311 and w!! nor rmpacl iomi or lami 
nrlt not rcbulb rti urimdrp, travel rsutc.s on ran:rretui .;trcera th:oii~h re\tdr!ui.t! rte~~hliurf&ml% 
LOE~I  Ot iO~*lt  CBlllllC tVf IIfTCi', Ibibjiifih 
resriantil n~l~:hbiiriinodr 
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Benchmark and Livability lndicators/McFadden Annexation 

Livability Indicators Description Benchma~ks Applicant's Discussion Complies? 
- ...- - -" -..--.--..l.---.------...-..-. - !!~~~?&~"~P'"P~!~?~~~E%."W"L~~!IY!~"I'~Y~"~~~~~O~~""~L"C~~~~~!I~~"~ 

LocalSchool Capacity /Travel Time Stitdent enrollmenl, capacity, and Public schaols !hat wo,~ltl scrvc the ldotepplirahie to industrial anilcxation requests per CUC Table 2.6-1 W/A 
average cincs sire or public ichoolr l o  Annexitlion siw ore tin! nvercrorvded. 
serve the annexation site. tlistancr to Cantallis School District goal.; for average 
pttblic elmrentary achool, class rircs rtlay vary arnotiy, frndt:r. 

". " .̂ I.X _--" .._.ll__.l..__. -. ..-_ .-. .. _.  - , -- .._. .... . .C.....-.._-.IX... _"^__.__ .. .- I.I _Î  ^ . -.-_-.l̂ _la_. I I _ _ ~ _ _  _ _ _  
Palice Response Time FItrnlbcr of pniice offircrs per 1,OOU At  fcait 1.2 officers ncr 1,OW 0er:ons City Manager's office indicates a City poprrlalioi~ o i  54.890 on March No. 

persons residing within City limits. residing within City limits. 25,201 1. 66 officers are neces$;in/ to mccr the hcnchmnrk. City s i  c~ut 01 
rontpl~mc~ 

COrvslli!, Polirc Ueparttoent cntployr 58 sworn rrfliccrb, with 48 Rilt""Y"i 'In' 

patrollin$ tile streets. no dlrr-el 
#.*irrt 

CI!~ has between an 8-18 ntf~rer deltc~l per rli- bcnrhmark 
Artncvat~on wailid riot a l ien th17. rondtttot~ 

- . - .  .- .- " - .". --.- ~ ". ". .-.. ...-. "". " .... . - .~ .. ." """ "".~-".- " - . .. " 

Distance from Fire Stntion Distance fmm an existine lire ;mrion. All buildohlc porlians o l  thc;~nncxattnn ares Dovfrrtown fire nlallnn Is approrinrntoly 1,07 milcs lrorn center oi yes 

are within 1.5 mile.; tlf a fire station with an Annrxolion sitc. 
engino company' 

Public Improvements Type and extent ni public Anncxntton n l   partt tally dcvclnped land hnnewnttnn crte 15 psrtlally drvclopec! C~ly water mains, fire Yrb 

tmpru~emrntr duv~loped to Ctty wflhtn tlrc Urbiln Growtit tiound,try (1IGli) tiydranls, ,I santlary '.cwcr mew ntld , i r~oct~let l  earrnienls arc 
standards, and urban ~ v e l  lliat already cnnlatnr. %om@ pilhl~r aiready locatcd on s~tc 
development, sucti as c lur tcr~d tnipmverrrents devefoped to Ctly rtnndnrds. 
hmlstnn, elc, cxlstlng on the prtrpo5~d and ~urhan-IPVPI development on part of the 
ifffneyatton site sire, I!, rotrr~dctlid marc ddv;lntap,cour. to tllr 

Ctty than arlrrcvntlnn of r l n d r v c l ~ p ~ d  innti 
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Benchmark and Livability llrdicators/McFaddcn Artncxrllion 

Livability Indicators Ooscription 
- - " - - - "  - "-  - - 

arsiinrnZE:tu ~awG:and Witt~r thtante iu adcu~~aiirty rczcci puGL- 
uoirsry scwcr asid wa!er !!neb tiworred 
LC> <t21%fl lilt! I,!&* 

.,. .. -, , .& ~... ..-- "... .* " . ...- .." ." ."" -<,.*. ..-~, "a,, 

Planned PubUcUtiJitkkcr Types arid exlent a! auhiie ulttrrv 
crrrprovaii~attta of %$nnarp w*.*t*r, 
w,tlsr and i la i rn draif~age liral are 
Lici~r? cn Cdy rriarrsr pknr. ,and wRiCh 
wnuid occur with ~lrttan.:euci 
dt.vi.iepn~mk ot ltxv dnirsxatior! iirii, 

A!:rr mrnr mniiiiutrrtg rii~tarscfi fnt this A dI) pcit)ia water tikiln 4% also locat~d i n  tliii. ~ r o a  the w e  ,,lbu 

buitdin1srL m y  hu II)~CIL ed tn a tu t i l f ~  totltairh d 16 w d l ~ ~  rnatir riaat rts ~ ~ ~ u l i l u r l y  bottnd~icy willi~tr dii 

updare nf khi., fudc cr~it'ii~izni lhrii C U I I I ~  rantairi %anl;dry sewer !ri thc ki:brih anrf I;, 

iurter~tly irrvccf hy City waivi, 

,", , "~ ~ ' .-*..----. " ,-.- ., .- ", . 
It  ir; curraideted a n  adnn!;ipe ai itlr: lhe Ctty '~  tV3wr ivlarter Piat? ricprcu luiuie 16' water liow canficilrtia: to i  

it1rtD11dlinn BI #tuirl!l ulila;ir$. of hanitary oxirriiri:R~air~%di.~ttliotid!mi%~ 
%ewer, water and r?c8rrn drx2r~)ag(?, irstcd In 
fily fnosrr?? piaiii, rvarrln enobi'. tathvr sirs$ Ttlis rotrlts lrhsip faciirtals iututu ur@itr%.lc*iii \CIVICS lo UCt% b i l ~ i  5W 81 
withiir the UGU t~ullimateiyd~velup. anrtuwlton t ~ l e .  

Reiatkff lo thc CutxqNis Vatan Z@ZOS181#nlent Cert?gary of *Ccflfw/ Citva 

D~ItWntr? ta Urtwit ta~a Dr,idrrcr ol t l l ~  ariiicx.it,arz triirri liw 11 rh frtiruderve *rrri ddvd~tlapi! $I .rrr Aftrisx~~lion \dc.syprun~t~tatdy 1 25 ntrler tralrl iliii inZvr$dcLtnrl 'eb 5 

:enlr,t! tncnmi~triai Uu5inr?.c lo';c dnnectatiort srto 15 $%ritilcr 3 8 milt!!, !toin (he 
tnirnertintt ot 9WTtt1rd Hrul t arrd tltturrcCl!on al 5W 1h!fd Street ant! SW 
5W Monroe iWeriuv ~ o i i i a r  Aurvlus, withrrr I ~ P  tii?i~nderrr*% (11 

tlic Centr,rl LIUlkrrci< tnjic 
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1 titi- of I_Lr)lvxaEF~.- Land kieiopnnrrad fnft3~~1gttnn fgr;.i:t;rt h 4 d r t h  2111 1 

5- "Prrtsper~t~ That Fils," Ar-i ECarltatt~ic Dcv~lctlii~t~rtt Pi.;tfl iitir Catvall~o, anil tic*ntcan Cn~$n!y# 
Kc*p~ia atad Astican Plan, igcsol~er ZDOb 



RE, Paomsd Arrnexatwn of &ZcEadden 1~rfu~trtdl5tt~ j Jorwlti~ UGB, Aha sdwtgi~~g rtnder f i e  
authortty caf OSS 797 797 

We are wrgtlrxg &its 4es-tr.r-P in s ~ p ~ o s i  of Me acnexsttan nf tw M641fadderl I*~dtl$ttt81 site t f l  COTVIL:IIS 

Qregcn. Cfelrabzarrr~n has increased the average pioJed $Ere sa that, ~8%: are seeieing at rrumber af larger 
pmjects cn e regular hs r r  Cawallis has been Fer)&;atedI.{ and io~%lneQ bypassed for smFe pr~diects t~j.wi?r 

20 acres due .to i?, tack of ready to g;ua bqcs pacrri land t i l~entoq, ft l  ~ V I L I  ~ ~ k e ,  tlte abwr%r;e of v~sibtr 
demand 15 evdeaire of k". eatsence rsfiwentoq No one shops at a stwe wit35 .I@ or Limited inventow 

iVs: wautd also I ; r b  Itl eanpkraoze the arniff to have a@ ir$beenloP{ 81 t.nuiGr;rle f;irrs. Laqe 11~*err have ve*y 
~pbci%f st56 needs that are oat met by maslsizes. Furrher, muktplc cboires inmease tho communE.rgls 
cet8?pelitiuenssi; because potential users tatill more likely make eikrr to evaluate artd visit your 
cnmm~dnliy if they have etraic~:lrs, reducing risk and increasing their ehai?ccs for success 

From our erpersnte in MOUr ~0117munily arid with companies faaking for sites sirwilisr to the MrFadden 
parcel, several things rr"cr?mmend and dRe:rsrntlata the %kc in your 03~eraII CtP# S D ~ Z  Inl&ntorf, 

+ Po?en:IaJ larger siar of parmi 
a Av;iild2$ility ~fli%:aIe (larger k b ~ C i l y j  $u;lI~ly efceAE"jll semlme 
e Site nerghf3~rhaod)proxtrnit"~ ta HP ca:ampudacce:rrsr to sep1jies 
* T a p o g r a p h y m t  !eve! 
a 4rrl~~p~ltilki0;% conne~fjviw 

We~errl %uixes%r'i~l projaart, er;amples it: Qraignn 
r GenentetSl, laate5 HnlZlsbra: Ov~r50 & c r ~  
x SoiarVdorSbB, Omarted W~~!L%M: Older fQ acres 
r %ioPtiwer, iincating m Wii'iisrmviiie {cansidered Cdruaiirs) SWrQW SF on apprax 25 ;sties, 
~1 I;~nw S a l a ~  iacated S a l ~ ~ n ~  around 20 acres [@US ar an"mm1 @IUS r?gaifo!a a%&acerit 16 ecreij Tab! 

rrh-ra~d 36 acre rage- 



Woi-idwrae, there 8s sbrang intsrrrs: 3rd dev~:opmenr rra nnev~bszabie energy and reurea iechnoicg&tss Ti-e 
table bcfabwa~ t:i; a frst of ewriperiies ahat ivede enwlancarr8en:s sncc t ~ ~ r  be$?ning ef ZGG9. WhJe 
nane ogiehese firms landed irr firegan, we ~s cansiaered by n-rwny of the ftrrns 

Teslafl~yars 390 
Xrreq~r? Power/Clairtoyan: Energy 320 

Vestas" JIM 
UO REG - A Power S O  

REC* 150 
flndail 144 

Green258 124 
L f i  Cham I zd - * *to 

AijfannrzilAC PPrnpubon 202 
Yemrm TW 

Undtsclaed" " %t!3 

Etcctrrc Car: 
Solar 
Wlnd 
Witid 
Salar 
Wgna 
5arar 

Ctetney 
ELrinr;c Vehick 

Wit:& 
B P ~ ~ P {  

bl;3bSr$hi Neavy Indurtrtes" W Arkansas &i~llnbi 
Watt Sa'iir* 82 New kf&gikn Solar 

Mfssan Leaf 3a:tc-y 0 Tenrestlar. Battery 

Bascf? Solar 50 Germany 5dar 
' ans%dw*r? Dr%#o,onP*Suurcr: t.83 

We consider thrs addition to Cawallis' industrial inventory na he reisrtfvety mailr%r, g,vt;n the CttkJ% 512e, 

errrrnt; nventory of intfurttiat siws, labor farce, and Wniveral@ relahd mvr?stmbzrr%s Cawatits is  
insmdibly crilmpelitEve in  this spaset and v,~e vgauld encourage the uddttian crfzuiQbie land irrvenen~f Ilisiir 
the @firfadden rile Into your wmmunky 



,rts the Ecc3not1uc Deic!13pme:11 D~rccfo: far Ci~r-iitljts tciinl 2(Hfh rlirct~igh 3110, I t4as s,-sp~n~lt>le firr 
tire et  dluattt~n &nil m;irSr~tinp i.6 in Bentan i . i ~ ~ ~ n t : r  The T\ltFaddrn Indlisirint X3rupercy n ,?i a rcpis 
a$ ii~c;cuision during rnj  !lane in Ctrrs,rilrr, and balrcd cn il iilark~t apprt2ucl-i merht~doiopq.. 1 avould IEkc 
to atitirne my undrrsttrndlng oftfie opponunity- 

Ttkr ?ct;Faddcn Ptcrpcrt)' prcvidrs a slge~fictlnt sppor~unicq fist Con-dlis ((b bi\crsil;/ inclu\irsd klrt>peri) 
~nurntt~ry, ensuring 213 liiieq~ia~~f st~pply ofii'i dildbti: Gentian1 trtliu>rrial Land  upp ply and pravrclrng 3 
sigrrific;ini ciio~ce 111 thr  m;uL;il place. -1-i"li" ctirrcnt praiprsrzrcs a~aiiabit: hrtvc significant barrirr~ to 
development anit dl> not represent an udequstr supplj nf properrj m ensrise cilotccs in ihc mnrhetpliicc 

In Corvnitis, the primary st aifable indu.ztrrai toned property i s  rFtc Corirnilrs c2~rport lndcrsrr-iul Park 
fCAiPC . Thii 15 typically the fir51 ctnri crnly propcftl wi.;ich i> submitted rn response ro s sire seltxtc~~ 
lnqsjlry in Curvaili\, 11 pro% ideb 42 acres c t f  ihc?biel re:~rlj property. with a passihlc expansion to 143 
acres nTavailable pruprl) ,  When rnarke~ing Ihc C A P  For pmspctive clients, sevcrai b*m*crs have 
come: trp in ~iiacussic*ns, CVikcn tdking LO Sojar :nanufactunltg tompdniea, rhc: qtiantity and rcdundnncy 
of the pntver 31  fie CAlP u s  a scailirrg paint in llne crankersariart, Wiih some ceroperatiijn and 
istrurziina~ion with tire Power company, the Ailyon Comrnissi~r~ was snaking ssnie progress on rethlcing 
kllr allrlsuat time and cost for purring 3 power sracion ar rbe CAIP. cRon has not yet becn 
ccsmpletcd. For compnnics which iwrc moving a significant amount nf pritclita bj ri-iick. the issue of 
the school ronc on xeutli TIzirci stteer $%as ~~reseiited a5 1.1 barrier to getting tt? the 1-3 Hightsny corridor 
ilnwtrvec tire nrosr hquenilq artiet~laterl isst~lz was the issue of private o.itnert;ldp of Imd. There src 
se\eral dci-rlopr~~enr profci;;ianals (;I hu rejected upporrtinirtcs at the CAD' t~aszd on the land os~~rzcrs'hilt. 

Thcrc arc additisnrif propenies directly nonfi of the CAtP bt.hic.h co~~stituir tlte b~ilh of the jnllustricll 
pro~~enies available in the county White the inellistrial zoned proprlny fro111 Ct~ott!light tu t l r r l ~ e n  
tjvenuc would pr~jvidr fns private: nwnership of propcab those properties still hnvt rhc same isstirs 
with n luck ofpolvr-r redundancy and csyacjr!, as weif a i  tilt: hr~f l~e  irsbies. Addirionallq; louking at rhe 
t txrd ititldrrd fnvcntsrj i2.J,trL), nruch of this land is idciliif-i~d as %Yr:lf;lntf or L x i i l f y  Slgnjfi~afii 
tVe11and. When you ad3 to this that the bulk of the property is on rile uacst side ufa  ralway right of  
way, with minimal crossing improvements. the ncttrnt nvnilahifity of rilis propeny is duuhrfui. These 
b,crrriers significantly tinlit the likelilraud Ihst any of (hex  properties \\ill hc crarltidcrcd ivhen cnmparezi 
aguinst indusrrial propertic1 in tile l~rigllb~ring counties. 

I t  torlk close to six years (0 get the first 42 acres of C X P  propcay shirt~rl read5. This invol\rzd wnrliing 
ulilll several .;tart and federal agencies, ccraardinsting iviria constlltants, arid wiring for various ax:aiyr;s 
to be dofie, The ~c t tand  dclinrniion, the crclarirsn of the mirigarion pim, mi;d the associated 
romrnainicativn wit11 tlsr Olegon Depanmerrt of-Srzlte Lands, it12 1% Pim~y Corps of Engineers and the 
EP.4 all ndded to rile complexity of the process.. Land requirirtg si112iar or pearer improrerncntr and 
prcscedures is ncst a viable past of a f ive yew srtpply of indusrfi J land, 



. .  " TIxr $Ita%v!e:i-P;~ch.*t~I lliPr Fac i f i~ ie*  u r l  tSlr<!c nlid ,tic tile i~r$sL re:c;ri~n;ng iz:!~dllifl) ~ar?ed  pr:P~eil)= 
n-illi3 f:cilit: hn. lxcn h ~ i i i  ~ T C L  14' thc plan.. Iitiii:br:ics til:r: rerprire bi:ililliicl>, or rite iaz.out to xbuir 
ntz a spccif~cntions i~cjt:iJ be TL~ICJ out, Those ccoii~rriii: dcvci~:pmcnr opponuniries aIioir do not ~ f i ~ ~ f i  

%sir11 [;"PC current f,iciiriies sccuriiy need, c;. structiirc arc uniikeil:; ta mahe any i~cadt~ay, Tile I If" 
i~cilitier border thC 3TzFadilcn properr). Xnnzxaiion rif r h i b  sit? v.,i)klIii provide opp~ttlir~ities for 
ciusiericg rdani.d tzu;irress~s for renett ahic crrerzy ar related i r~sn t~f ;kc . r~zr i~~~ industries. Gonncciit~g I@ 

the ~ i r r h  beirig dime sr tire O%+"r5-13 - Qlcp~r: x3110 and h h i ~ i i  Initituiit. \iilu!,! 3r11plif> thr C ~ P P & J ; L " ~ U R ~ ~ ~ -  

i;-r the area. T h e  ~ ( i t t e r  t ~ t f i ~ ~ ? ~ i ~ t i ~ ~ t . i r ; r :  plot ideri rir  tPle i f2 faciliries are t3;c Pe\r ir? i l x  ct:untjJ* i.ttrril:r,iij 
prot'idirrg 2OLlit '  ~f lacaiinl7lz [?on rr u it11 ter!r?rid:i;ii p~1\ber $cedi. 

Th; rn:?jority of other itiifu.it~ial pn>l.it.nies ir, rile I_a:lcl Iriieluctry an; srnal! rtnal scarrrrzd prirperti~.";. 
They ;lrz u i i t ~ ~ I l j  at ,&> rm:tIl For t i t ?  inilatiries corr;i:;s frai.rt [he Bdsiness rjsegon program, 

Tke Srste Buziuesa Lead pmcesr horn B~!sir,rss Oregnn f~ tz~nels inquiries irorn site a e f r t r ~ m  fi7r 

companies xoutld itre counrij. T i ~ e s c  leads ask hr atailable g~rope~~ies which are able tu nieri rlie 
aeciis OF the p~kefitia1 client. There aicr nmny Incluirics from lllc silic for wiiicir tlzrrr: are nn prupertir~ 
v.hrch rrditrt^.s? tfzc critcriz of ttlc clicnr- As xn. ettamj7ls, co:np,rnies which need private ownei3l-sip of;* 
large lracl t7f i:knd S U C ~  ;!i CL S311r predtli'tioli facility x e  ur~:ihle 10 find suii:ihli: sjtcs in  Condlis, I l ic  
hIc;i;adJeo property w o ~ ~ l d  protide ra mzarmingfttl dtematii.~: to the C A F a n d  r l ~ c  GI Ijiiir p"-rccls " ; t i~I l i i i  

the city liniii3, Thiz ~ ~ C J F C R >  pro! i d t z  for 5 1 Acres zi.i~jcii \vcruPd have the ability tu h:we private 
oes*ncrship, 2Ohttri of Polrer iind rerlund,icr pnwrr ser.t~c~-, "l3c1-c arc RO cchc~oi zones Fct~vcctt alx 
propen? ficd tfre 1-5 kJi2htv~p. rtirridor 

Anitexation of [his propcrry I-iclps ctnsnrt rEi:if Cortalli'i : I C I I I ; I I J ~  hzs bi~ild-able property ai'hich 
3ddrcsses the five ycnr supplil) oi" Gerreral Induslrial Land. f t  atan provide3 a. significtlnr s i t e f i l i i t i ~ ~  to 
!he C A P  and %ruth C:orvallis GI properties. pi~viding s:.r irrryannr;t citaicr in the xwdrket plzc-r for 
intlscrri~! tt'3ij>f"yeri-, 

John Scchrrzr 
Cnrztrtiiis Ecr>rri>mic Devejt>pr~~ent Dixec~ur (20(1)6-10! 0)  



Cnmmst \will bc :rhlr to providc scwice, rt? the hfci3sbddcrm bndustrittli s i x  trcx ilor 1308, if 
the propefly i s  dewlrspcd, 



si;sld~~j"t~.,'esi N ~ l l l h d j  Ccmp?cir:y f ,c~c:pany~ %*iil p"%*& natural ga$ $rre+jcc 
f t ~ y  ;r.,uAzri~.j u.2 in &-h;i-e des~$.b:~.e J 1~~3&~::.n ar,v2 31r&+ 5ell;ice igg ayawjtle 

" * at the 4s.t %ire p r  csci::: lo: therekt aa; or prior the t i z ~ ~  tif ~ati-7 QE t h ~ : e ~ ~ & .  

N&>rti.%~:~cst Xd29rd 69s  CQZT",F~,"P,~ opemtew2dcr d ~ e  ju~&dicf%ag.-, and ~llbject PO 

tkc Ruleel and Rcgd:<ans of the Pablic VHiily Coz~mi&~:~i~nelr (f5-'dC$ af Orege~i, 
Sei-v*is4: i> psotcidcd ~nrsuL7.t ha :he { r j ~ ~ w i  ~ C ~ ~ C I :  $clJ aeguja),tdrrs] oS 
Cs:npazy or, fj?c ;seitk the FIX. liSzich Tarifi i s ' s  subjec;s: to ehaqgc as provi,i;Sed b5- 
law, "I-t-~e Csmpaq- Enst.;sib, orvris and mab~tsim all. f~~cil~bes up ta and inirZdudin;~ 
the meter gcrr;u&ql ti:) the  provkii-?r& af sach Tariii, FaeilEhes heyorzd the meter 
are ~APC responslbi2iy nf the bidder or a.svncr, 

Sincerely, 

a 
X z z z 12 < 2 
E k 
5 2 
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LL > 
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This fetter i s  tn sene as filr~nal conlrnitmcnl tilax Allied Waste of Conallis ~vili  
provide Solid Wasre remtzvnt nt ttle pmpi3sd dfcFadden development. This efevelopnlc~t 
lies within ntIr franchisect. service area and any and all future Recycling or SoIid ISaso 
reinoval needs iviil he rnet xr ithin rile par;lmeress a,l'o~tr busincss plan. 

Sincerely: 
kfarc Wibbens 
Site Supeneisor 
Allicd \\*aste o f  C~rsaflis 

*--- -- --- 
% ! I ! ~  %0:iG! 3: C ~ ~ i 3 r i r ~  t 3 0 i\i E it~O!"IJI Rid* 

Co~i.nri~, Gk 373X 
541 7:4 @4;144 1 FAX 541 754 04.48 
;~~#*~.nr,i~buncts3 ci3rn 



Regarding Benton Ccstirrfy fax lot # f 308 (Tot+inslrip 1 1 S. Range 5 tV. Sectiai125") Pacf iic 190tsr;.r 
rnnintnins thee-pilass: uverizcacl heilities along h e  Albany-Cuwdiliis l" l$~tvq  [GS X I L ~ ~  20). Yr 
appears from rhe prupeay descriptiori rrcciwd firanr rflr title campmy. we have adctrluote 
existing facilities to serve eXeetrictti po\v*.r via w ovcr?lead or unciergrasmd fine extensinn. 1F 
31ly~fi1e is ifilerestei.f in rcquuginp ~ i c w  eiirctrical sewice, pfease call our Btrsitrrss Centzr ar (888) 
721-7070 ta makc ihc rcquest. 

PIcase do not hesitate to call if you fisve any fuuraher questions. 

I 

Pacific Power 
(54 1) 967-6193 



To : 
Mr. Tim IvkFadden 
72775 RF EE~trgcn Dr 
Corvallib, Or 97310 

w-: 
&IcFf"'addt Indu2;rrial An~~:~xat i i r r ;  
1350 f-ltvy 20, 1370 HE ktw:; 20 
6 15% 0% Ww9y 20 
Tax Lor 1305 
~ d p  T I 1s; n sn;; as. 
G~rvstlis, Or. 97230 

To Whom It May Concern. 
Qcvest Corpoiacion can and will provide teiepkune service tu the prc~pcrty described us 
Tax lot 1305 of Benton Courzry records map "I I iS, R 5W, Sec 25. 
Addresses givcn to Qtt'est wcre 1350, 1370 and 1530 NE Bghway 20, CorvaIIis, OK 
97330. 

'bnt!t-5 Truly, 

Curt Meadows 

Qiuest SP. Design Engineer 
541-484-"1632 
Cur t .~Veado~vs@Q~~sP, .~~m 



Neighborhood $.qee$ing H.gak%ce 
for the Proposgd Arairaexatg~n at 

$350 NW Highway 2%31 
Gowa391st Oregom 

Gazeley 8 Associates and Devco Et~gineer-li-rg are assisting tile progseriiy 
owt2ers/appficant;s with an application for arlnexailors to the City of 
Carv~IIir and we would like your input, We will be cctr~ducting our first 
ir~formal neighborhood nwceting at 7 : O O  pm srr March 15, 2031, a t  t h e  
Gonrallls-Genton CaunW Chamber Gszilitifarl office, 4917 NW 2"%treet, 
CarvaSlis, Oregon, Paeicipants wiil hawe an opportunity to review the 
fsroposaf and provide somnlents before tile annexatIan appllcatian is 
submitted to the Gilry, The meeting wit! be in the Starker Meeting 
Roam of the Chamber 08icr;s. 

We have eltempted to notify ati property owners and residents within 
the Ci&% notification area and would encoumge you to cantact others 
svha "jru feel may have an ifiterest In Slae proposal, 

The attached drawtng S~C~VJ~ZTS t h e  subject property, 

IF ysu %v,zxauld ilke additional Znfi,rmat!orr or have any questions about 
ttle annexation apptication, please cantact: Sandra Gazefey at  Gazefey 
& AssocEa:es, [541)745-5368 or Lyle t-!ufcherrr; al' PPe\$ea Engineering, 
(545 1757-8991 

When: Marc11 15, 2011 

Wjq.19~9 2 Cawallis- Bentan County Ctlamber Coalition Office 
420 fdw 2"" Str~ct; 
Carvatlis, Oregon 

&2: Proposed AnnexaUon ern the City of Cswef!Zt; 
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Ilie propasal is to change khe zoning jtirirdctian and district of the proposed Annexation site, 
gram Bentan County Urban !ndu+krial, PUD Dverlay [dss incdtdflixig ttxree additionat averfays: 
'%reenway Mafiagement Overlay"; 'YFloodplah Management S3rvertay"u;iand 'Watural 
Features Overhy h the Corvattis F~nge"') to a City of C~wdllib General tndustrial disaice with 
Planned Development Overlay, In addititm, because apprfixirnnleiy 5,B$ acres of the 85-43 
acre parent parcel appear to fall withSn the ElfElismatte River Greenway (WRG), as identified 
by tlte Shale cf gregon and admlnisterrd under sfatcwtde PIenrrin~ Gaal annexation also 
requires waaaning the affected portion of the site to 'Wf"fG Overlayr'. 

2,r.qo.ol -AppFication Rquireme83tr 
W i ~ a l  tfnc Dlt-estar deems any requlx e~orl. beiaiv uascacccssary for the prupe 
ewlkiatian 40 propos~d appfscatioq ic  may be walwd 

a, Cefjwa! Requirements 

!terns 3-5 stiprshte the form and qsraratiy of af>p!~caaiart nzatrraals, and etai:se have been 
s&afsm~rred as required 

6. Graphic Requirerrrcnts - 

a, P ~ b l $ c  M~trcxk &tap I'grara 9 
b. Xi.sning Map Fsgure 2 
c Clprnprehcsasave Pian Des$ixfa:ions Pigure 3 
d* f aisllng ha%d U s r  Map Frgure 4 

e, S:g~rit-,nni: tdabra! features Map Fmguse 5 



McFadden Annex, lane Change, PD, Conditlonai Development 
Zone Change Chapter 
August q, 2011 

8. Statement of availability, capacity, and status of existing water, sewer, 
storm drainage, transport-ation, park and school facilities. The applicant shall 
obtain this information using CIS base maps where available; 

g, Statement of increased demand for the facilities that will be generated by 
the proposed change in land use designation. The applicant sfialf refer to the 
criteria of the City's facility master plans, available via the City Engineer, to  
d~termine the methodology used to estimate public facility demands. 
fnformation related to an acruaf devejopment proposaf may be included for 
informational purposes. 

A t  mlnirtlum, the demand cafculations associated with the full range of 
dcvefopmen! potential @in. Lo rnax.) under current vs. proposed b n d  uses 
designations shalt he addressed in  the analysysts; 

to. Statement of additional facilities required t o  meet the increased demand 
and phasing of such facilities in accordance with projected demand. The 
applicant shall review adopted public facility plats, master plans and capital 
improvement programs, and state ~thether additional facilities are planned 
or programmed for the subject area. information reluted to an actual 
development proposal may be included for informational purposes. At 
minimum, the demand calculations associated with the fulf range of 
development potential (min. to mx.) under current v5. proposed land uses 
desigrlations shall be addressed in the analysis; 

i r .  Traffic lmpact Study, if required by the City Engineer. The City Engineer 
shali define the scope of the Traffic Irnpact Study based on established 
procedures. Information related to an actual development proposal mny be 
included far irtformotionof purposes. At minimu~n, the traffic calculations 
associated with the full range of development potential [mh. to  max.) under 
current vs. proposed land uses designations shall be addressed In the 
analysis. See also Section rl.o.6o.a. Statement outlining the method and 
source of financing required t o  provide additional facilities; and 

Bircause this proposal does nal invaliro- any industrial dcvetcryment, there i i  nu actual 
increased demand or required addiii~nal tazilitics ak Shrs time, Demand caicuhtians and 
analysis evaluate the  fuII mnge of dc.sstopman% potential, as specified in the LDC. %my actual 
changc in demand for the above appiicable facilities kviif be detetmined in cunjunctiart with a 
future propaw! for irldr~striai de\rtalnpment 

WATER 
The subject pmpi?rCy i s  located in the first level water service area, and is included In the 
study area of the flowatiis Water Ifistn'hUfi(i.n System Facility Plan. A 15" main exists along 
the southerly edge of the site, and a jo'bmain exists along the northerly edge sf the site. Ar 
a City of tawallis Phase a Improvement (~s,oos to 60,000 popularion) the Facii~ty PIan dafis 
far a .rG'kcunnectisln between the two exlsting nlaintines across the sas"eq8y boundary of this 
site.. 
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k5eFaddcn Azirnex, Zrmc Change, PD, Cot~drt*t?i"rai Dhsvei.np>%ertl 
Zarri-. a~igngk<Ci~apLer 
R t n g ~ ~ i  4, roPi 

Based upan the rc~qusrrmcn& a? Apwndxra 6 of ?phg SIMrti $~"B:CI~ A435ter k3;?-bal ~ S Y C I D P ~ ~ ~ S ~  
nf site sh:>txld de5~onstratc the sale passage ail the aoo y.:a: stern1 event flaws, 3he 
e:<i-;:ing 3h'' E U ~ V B ~  cas ing  under Wagbb-gay la Bs s~noicrsfted aro con%*ey Tao yea?' S I O P ~ ~  eV+ns 
f t ~ w a .  f fme apf>Liii~~;~i'~ Starm Water Cal~ubrjton-, pro~:il?ed $21 :he A$>ptzdta, c~r~ i t rn l  ilra; the 
exrsfrfig 3F" pipe do$$ nu?-, have thy cag2c*Lf to csnve-p ths :QC YCBj gtoffn e'b'e:~$ 

Storm Water Caira,s13;rrons -,hay: and rrsorarrngnd Ih3t a ~ 2 a ~  +$i.baa:la ekiivurt "9auTd 
repiace alse ex;&$rng 3o.lni;lh cudrvert undei bB%*by .  l a  SkctcEn Ski-"I ~wc#udcd 1- %fie opp!icatrt*s 
%20;.rr;i Wakcr halcola"siorss, sEx?$v?i, the tE~r+jt% of $he ~oo-year ~tarrn PVQW surface water 
eks,l$$,>n It rl~,?*l:, 317u~*<5 that ;m ~sx:x3rrrg laehit;ib%t: atnlcrrrr~? wia! baa r:,*rr,date*rf @hy a roo. 
:*at storrm <veni Ths f ghe~~n  sa.a~tu:J cjet~er'~si1atr ttle F ~ C  P ~ ~ W ~ E T  nt ;he rzr-6-ycsr storm 
P, Ca"ak. 



h4cFnddern i\nt,cx, Zar?e Change, PD, Conditienai Drtrciopment 
Zone Change Chapter 
AU~UC 4, zalr 

Any furws, dcvelrrpmenb on the propeay wou9d be rcqsr;red ti; meel S t o m  Water Fvasaer 
P?ats and LDC rcqnlremenes for detention and water quality, Dcvekpment dt3Inagc patkerns 
avautd follnva O~ista~tit drainage paths across. the $*tcFadden propefiy to the Garfield Creek 
drainage-way, Storm water detention would meter drairlagc at r a k s  wirich wsafd rraatch the 
historic. sirc dfscharge rater in dhc r~ndevelopcd cnnditmn, Thus, thew  would be na 
perccpttbte impart ta itaws or water Eevels; h Garfield Creek, 

As an alternative, a f m  per the Starrm Water f*qasls.r Pfari, t l ~  ag~pIEtanS could elect to 
discharge lreared water directly la the WilanaaLLe River through a new discharge pipe under 
Higi~way 20, ail, of course, subject to itppxtval af the permitting authrsritles. 

TRANSPQRTATtrSH 
The site honts on U S  Highway 20 and prcseeantg has one primav mad npprzraehand a 
sesidenual dr.gvcway onlo the high-*yay. These ran be seen most ckalSy an the fxiadng 
Irr?pruvemearts map* Figure .an. T ~ E  appiicant*~ Tran%por?;aitz;;ir Impact AneiysBs {TiA) is 
%raa<ated in She Apgscr~djx to this Application bet. Thc scope of auark fov 4k2e TIA was agreed 
upon with City eragincering staff* 

t h e  appiicana as proposlrrg a ItrrrtBatEan an toe maximum grass fioor area a~lld a tnp generabon 
far f ib%i l?6  d ~ v e i n p m ~ n t  at a Ipvpl bkifiw thar aISi"rwah!@ rtssdsr the ex i~ t ing  ra i~n ty  ~ a n i n g  

In order So make the I#mi:atirra enfsrccabk, the gareapascs$ AcEexaCian and Zone change are 
aecaamparlied by a cmcunent hanreisttlai sfid Delailed DcveXrspment Pien, to w l t k l ~  this 
CaninditIara would be applied, Conditions of hppraval of the propglq;ad CDPjDBP tndo~fd provide 
asstimncc %hat sknificarnt site sdeveifipment mag nol occur in advane of ~~eit"Cied initigatjo11. 

The CISPjDDP proposes a maximum Eloar Area Ratla {FAR) of o.a$ in! the entire site and any 
indivfdudl developrr~mt within, and a cap on trip ger~eratjot? far all develrspmrmk. This FAR is 
e~bnsjstenf with actual City of Cowallis Gi dazre4opa11cnb In the immedrate vicinity. 

it 85 imps~r"b;jint to note that this proposal wilt nos: resub in an if3crease tr? trip generatran 
poterztlal over that cuwentiy afiotved and plaraared, srrict: a dev~lopriger~t of the same or 
greater intensity coljid be coo-tsaruch.acd undzr tLg2 Caiinty zoning jtinsdlction. 

FOP P U T ~ O S ~ S  OF analysis aptd LDC mmplrance, ihc TiA assumes a I\ppothekicai scenario in 
t,.rhicb She site develop$ to fuii brjiidasat immrdra"ceiy upon annexation, As a prafisica1 matter, 
this manser of dereS@pmenP is dear& not a reahsti~ expectati~n~ Ik  does, ttmvever, provide a 
~ s e f d  asscssnzen"rof %lie potential longterm tran5ph7-&;71if~n $%pacts fa the capacity of 
isn~spanatbrr~n dn.h-arlxuctnrs tn aise same manner that inrpar;b> lo infraksstrucrure are 
exarrlmert far water* starm bvailar and sewer capacity. 

The TrA a~alyzes potcctial future i f ips  JB they t v i ~ ~ l d  1mpx1: Ik2":icxisting rraxspartation 
sjszairs, and appropriate njiligatinals hage becn identrfbed.. 
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McFadden Annex, Zone Change, PD, Conditiowl Development 
Zone Change Chapter 
August 4,2ol? 

- -- - 

it i s  ~~oxea.;ariky &!-?at nraxirnni~~ buiid*ou: wuzafri not resulr in tine kiig~atorral reclass;ificaaiasn of 
a r ~ y  streels or roadways, and impacb tvould be r?lrtigatecf Ihwug!.r Con?r;Lbns of the Plarasled 
Developmcrtt, incitidrng but r13t lin~ited t o  pfacing s ma~iw8tim it!"tfit upon Tlucrr &rea Patios 
[FAR'S.) 

At the time of actual, proposed industrial daveiopiricnl on the site, a deta:ird traffrr impart 
i;eig.dy w&.ii? be reifuired, including detailed operatiat~ai ailaiyssrs 09 ruada,~aya and jntessections 
that wilt be irnj-racfed by the firopaseci development. As ap~rnpr ia te~ ;.,mi$igatiorr wilt be 
impfernenicd to accompany dewetapmcnl on the sitc at ahat titnr. Any addttionai arrd 
tipgraded facilities speciiic "163 proposed future dcaselrcsprnent an this dte bvili be eonsfrucled 
csnrister~t i i 6 r t l . i  City and ODOT rtar~dards. Infaeretit ir; the accompanying Pranned 
De%gebpment, $5 the mechairhtsm that afso prcslridcx assumnce that sgraii~anr derefaprnrnr 
un tlir site may not occur prior lo netessay miligation to the trar?ipcrl;a%ion system 

ir~citistrral de\aetsr?pment on the rubjecr prcperty is  assumed $11 rhe City" C~lomyrelnen~ive Plan. 
The proposed Cumaili% General ir~dustrial Zone desgnatbn, ~6th  accompangiing CGfJ DDP, 
wBI not cause any increase in tr:g generadon p~terrtlal above liraf aireaicfy permrtied and 
assumed h ihtl City" transparkatiarr %ys?errr prans. 

Please refer to the Sransparlation In~pac"l%tnaiysis, focatcb Irr 6Fxe Appendix far fur"r:rcr 
disrusiion arrd ar-ralgsis. 

FARM4 
The nearest park to the prupek"ey ts Cadieid Park Parks department personnrl staled that 
they are not av~are of any instance of industrial development hav'tng ha:h direct Ernpart 
upan Cura*aifts public parks tn the past, and nu iurll~er analysts randcr this category appears 
warranted. 

SCHGQS 
Bi;caibse tlse propefiy is already zoned for Benton Qlourllty t~sdustrral uses, rezoning 1.0 City 
I;cnl;i;71 iildustrial uses shobld Imve no effect upon availabilii). rapadty or status of Curvaiiis 
brhaots. tdo further analysis appears rmeceisay- 

12. Statement of the reasons far the Change, and llow the proposaf nteets 
tlre review criteria in Section 2.2.$3,a5. 

The site is currently zoned Benton Cattnry Urban fnrdusrh! (UI$ Tt*~es?v Acre kqinlmum Lot: 
5izc, Planned Unol Development (V i i  >a.PLEEr), with a rrurslber of additbnai oueriay zencs  
affecting the site as noted an Page ZC-1 uf this chapter. 

In the event of City approval of the propsed A1~13exalion~ a Zone Clrange recfuircd ta kit- 

district the :i:e from , Bentan County to a Qtj. of C~rvallis indtsstrial disted. The appficanc: 
proposes a zunirig district O F  City of ircsrualli~ Genesaf jndustriai, Pbrjnrd DeveEopment 
(GlJPD), co;rsistrr.it tvitil l i i e  iong-standing C~omprci.ienc,ive PEan dssigr7ation for thc sjee 05. 
General induskiai (GI). In addition, because 5-67 acres ot ti la site are located within the 
Wiilarr-rette Wlver Gratenwajt &%n;RGj as ncder\tilted by the State of Oregon, the aHecte:s pafiton 
of the site must also be rezoned to reflect a bVl-",C Oucrby. 

Page ZC- 5 



McFadden Annex, Zone Ci~ange, PO, Candiilonai Development 
Zonechangechapter 
August 4,2011 

This Appliilation set cansalMatcs the Annexatiort, request with rtle requisite Zone Change 
agplica"ci9n; Conceptual and Detaiied Development Plans; and Cunditianai Development 
Pernit in t t ~  bVKG Zone, ta permit construction OF a public use sidebvatk per the applicant's 
proposed DDP, 

The falkrving discussinn Iltustrates haw tbc propasat aronfoms to the City% ereview criteria 
for ;.r Zone Change. 

2.2.4o.o~ - Revfew Criteria 
a. Review Criteria for Zane Changes, Except Ttlsre Requestitrg to Appl}~ or 
Rerrlove a Historic Presenration Overlay 

Quasi-judicial Zone Changes shall be reviewed t o  determine how they affect 
City facilities and services, and to  ensure consistency with the purposes of 
this Chapter, policies of the Comprehensive Plan, and any other applicable 
policies and standards adopted by the City Council. The application shall 
demonstrate compatibility in the following areas, as applicable: 

7. Basic site design (e.g., the organization of uses on a site and the uses' 
refatior~ships t o  ~~eighboring properties}; 

This Consolidated Appiicatior? see includes a Conceptuis! and OataiEed Devein~ment  Plan, 
which enwre pmtectinn of s i g n s a n e  narrlrai rc.rai,rc-kas, %%bile prnvMing that all future 
development prop as at^ are reviewed far standards and pa!icfes in place at the time. 

A5 a direct result ab ixlput received at a neighbrrrhoaci meeting, a landscapad bem and 
tandscaping narih of the berm, have been added to the applicant's prapased Oelaifed 
Developmen1 Plan, ra buffer existing residences at the site's southivesfem corner b r n  
potential noise and visual impach of f~slure acGvitier, an site. 

2, V~SUQ! elements (scale, structural design and form, materiais, etc.} 

The scaie and rtftletural design, elc. of at1 future dekfelopment bvaulb Ire subled ta tho City's 
Detaited Oeveirrpment Plan review process and sbndards, Beyond the sidewalk proposed 
with the arirampailyir.rg DDP, and buffer Imfi~oitement5, ;is specified ir? itens (a) and {I;) 
beit-rtv, na development Is proposed el Ltsir, t!me. 

The applicant has soughi. and responded te input of tile neighbors and mod!fted the artginai 
Detaiied Developmenr PIan to: 

(a) lniralf a substantiaf, landscaped earthen berm adjacent Lo existing resider~ces to tile 
soutlrtvest; and 

(b) rro~ide significant landscaping an  and in khc viciniicy of the earthen berm to provide 
further ~ i sua l  buffering and streenlng. 

I- 

: 3 
"k 
a 2B < 2 

E:: 
a $2 

p, 
Z - ' m  

o m  ;zv 
8 n3LL 

28: 
&>-I 
ot :x  
B o w  

Page ZC- 6 



NcFadsfen Annex, Zone Change, PO, Conditional Bevelopment 
Zone Change Chapter 
August 4, zort 

3. Ncrise attenuation; 

The earthen berm and assortated tdncisclaptng are 1n"eended and des3g:lcd to hare subslantraf 
pasltiwe brnnftb refatwe IJJ naisa attenuation. Futen"btai noad? impacts assslrtatcd r?isPR a 
iutkgre development proposal ~381 be addressed tl?r~~dgiZ the Plaalncd Deuelspnter'rt revie$%* 
process. 

4. Odors and emissions; 

None are associated with the appiicaril" prspcrra?. 

5. Lighting; 

As srEpl3t:ated m the f;aibsv:ng FD Chapter of this appiieeiiian set, the applicant" seralied 
Devslnpmcnt Paan (DDP) propo5ei, canstr-uctitrg tine berm ~ f t l c l  i115ta11111g buffer Sarrds~aptng, 
5 s  rha: j., may Ise ertabi~sl*led and benefit neighbarrng prrrpertiei prior :a a:sy otlter 
deirelctpmcrit occurring on tile par& Thk wilt heip mrtigate patcrmtral future lrghr tmpacts 

As t*~ttS, all, piojzerties t.cttl.iira t h ~  Crtp ot COI\*;P!!~~, IlgM2ijrsg i.joufd be reqrrrred to be shrclded 
arrd ditercted away Isom ncigkbcrrz, and to otirerwise comply wrli~ 5179 Clitg#'r; ligl?ting 
standards, 

>done is  pmpascd ac this time. 

7. Landscaping for buflering and screening; 

Conz;kts af giantingi a$socfahed xvith the earthen berm and buffer area, as iilcrstrered on 
Drav#ir?g el.). 

8. Transportation facilities; 

Please see the applicant's Transpafiation impact ~na!yr;is set. Beyond a public slcieiibu"aik, ara 
new banspufiation farriiities are proposed In ronjisr~ctiaas with this Zone Clrange. 

g. Traffic and aff-site parking impacts; 

Pfease see the TIA cancernirzg traffic impacts- No aRsite parking v+iN occur in carajrmction 
tvirh thjs proposal3 nor is it foreseeabie with any f~jkure deveil7ipment. The site is 85.43 acres 
in area, and is dt.l?y capabje of ront;iinmg a!$ fdturil parking owsfre. 

so. Utility infrastructure; 

As discussed in prior sections of ahis Zone Change chapter; in the Annexation chapter; and rn 
the Viitibflenrancf Calculdtlrrras (I~cated in Appendix) this proposed Zane Change wrsuid 
not have an adverse impact upon public utsiihy infrastrttciur-ri. 
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17. Effects on air and water quality [note: a DEQ pennit is not sufficient to 
meet this criterion); 

The proposed Cerrcrai Indus"lriai Zane does not permit those msr? intensive industrial 
activities normally associaled with rrbservable adwsw impacts upon air and [or water ql~8llky. 

S u d ~  uses, if allotved, are more appmpsrately iocsted in an intensive industrial zoning 
districts. No such nsgati~~e effects would be expected tfj resulk fmm the Zone Citange. The 
Fldr~necl Deve!apr:>eni. process provides further protrc~,ion fi-om such impacts. 

The applrcant is  proposgng the iailo%ving Crsndition of Approval to fur"i2ier protect neighbors 
and the canirnuntty against adverse Inpaas  ingon water, air; naire and other resources: 

"The fr\l!a*,%qing uses a*.e nom-.l!y pemitted in the  City% Gener3l I.tdii;trisl (GI) Tone brnt ar* 
prohibited In the Mcfaddeo Jsrdustrial Pf-anned Devetaprnerxt: 

3.aq.ra.sst.a.a. (cf(2) Kennels 
3.24.2o.ot.a.s. ( i )  Scrap Operations; and 
3.24.2o.og.a. Explosive Storage." 

12. Consistency with tile applicable clevelopment standards, Incltrdir~g the 
applicable Pedestrian Oriented Design Standards; 

Future proposed development wlfl be reviewild Phr~ugh Ihe Pi) praccsa far ronsislency tv!bk 
appikxhlp Pi~velnpment standards. Tkr  applicant's Detailed Debtejrtlprneni Pian is consistifnt 
with applicable devetopmeatt standards. 

13. Preservation and/or protection of Significant Natural Features, consistent 
with Chapter 4.2 - Landscaping, B~ujering, Screening, and Lightirlg, CI~apter 
4.5 - Natural Hazard and Hillside Development Provisfons, Chapter 4.71 - 
Minimum Assured Developmenl. Area (MADA), CIiapter 4.12 - Simificant 
Vegetation Protection Provisions, and Chapter 4.73 - 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. 

Z?ga~n 5 depicts Signifirznt Natural Features. The applrmnl. proposes maintaining a n?inii~uum 
25-foot Issafe harbaf setbark from all significant resourc-ces. Rfhite the requifed placement of 
the proposed sidei*~sIk is tvitk~ils a WWG and Rlpariara Overlay, no actual rcsoi!rct.rs or riparian 
vegetation exist wlth2n tI-ritse overiayl;, (Paease refer to  the iast chaprer in the Appiication 
set.] 

The sale harbor apprnaci.1 far the balance rtf significant features an  the site precludes 
encroachment upon the floodplain, wetlat~bs and protected riparian c ~ i ~ i c f o r  associated with 
Cedield Creek, Please see Drawing C2.1., tor-rcepkuai Developrnenl Plan. 

Upon Annexation and adoption of the proposed CDP, the natural resource area depicted on 
the applicant" CCDP wilf be subject to t l ~ e  City's jiarisdlcticln and environmental protections 

Page ZC- 8 
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Thr City WRG OverEay may be appfied to ti le site u w n  Annexatiun and Zone Change 

The CDP pmcess can cnsurs tila: any farritrs: rnlcrtsr sbecas and slrtlrture; are desrgntd lo frt 
the curstours of the sa:e eort~iett":~~ witit tilit; statzdarrl. 

Cl f i "  fC%;Clkll$EZ AND SERVlCES 
Piease refer in the preceding discsrssions of this Chapter, Pone Cttarsge Appltcatiorr 
Rcquirelsrents, LDC Sectinn z.z,qo.u2,a, $8, Pg anc?;i;?cj, for a discussion of 217. proparjed Zanc 
Change" maximum patcnoiai effect on public fstril%ier. Further T3hrusr;Inns S ~ S Q  appear in 
thc Appetldix, as t.u.eii as in the Ao~ehation Chaplerof this AppliraCian set- 

Tha ""Alt~chments'~eokian of tire Anmexa"rior: chapter contain; cummitmenk to sert*icc 
ierlers from ail ueitlrant Cranchtse uUa:tes in the C1ry. 

PURPOSES OF SflAPTER 2,2 
Include tine foilawing 

a, Maintab sound, stable, arrd desirable developmtlnt within the City; 

b. Permit hnnges in zone bouadaries where approprictte; 

c. Ensure Zone Charsges are consistent with the community's Iatld trse policies 
and goats; 

d. Lessen the influence of individuaf ctonemic Interests in the land use 
decision-making process; 

e. Establfsh procedures and criteria fir appiying Historic Preservation 
O~erlo).; Lo, or removing Historic Presenralian Qverloys fmm, Designated 
Historic Resources; and 

fa Establish proctldures atld criteria for rrclassifyif~g a Designated ftistoric 
Resource In a National Rglster of Historic P b e a  Historic District. 

items 6. and C,, aboige ar2 not app-rltcabie, 

With respect till items a.- d., above: 

An~exat ion and Zone Change, with the associated trat?(;itbn f ron~ rural to urban standards of 
development, helps to ensure more desirable and eampalible devclopmmt w.,.lthtn this 
prede;.rriirranliy urban evvrrsnment, 

- 
E :: 
g 2 
n * z - r w  
0'- $ z V  

nDLL 28; 
LL>z 
0 t= x 
S o w  

The appftra:it's prcjpasai to place a Pnarrrrcrl Of;bfcioprnea:t dosigx~stion an the entire propcray 
ensures that aYI devcfapmer?t or7 the ir~dusiriali!s zoned site is subject lo the detarfed Crty and 
pubi i~ review procedures of the Conceptua: and Detailed Qo;k*eicrpri~rerrt Pian processes. Ti.-?is 
ensures consirlcncy 5arlt:rth applicable pdltcies, 2% % a " ~ f i  3": standarcis rsf the LDC, intended to 
address sub (a), above. 



hlcfadden Annex, Zane Change, PO, Conditional Dcvelapmeni: 
Zone Change Chapter 
August 4, 2011 

The site has been desgnated as General industrial I UGB on the Camprehcnsive Plar-r map 
since 15178, dernonsirating i t s  planr.'r&d uiii and i ts  approprl-iaieness for a City of Corvaliir; 
General IndusWrlal zoning district (iletn b). 

The Comprehensive PIan is the ctliei source a i  a community" land-use related policies and 
goals Pi discussion of the Consolidated Application" consistency with the goals and policies 
of the Comprehensive Plan appears in the Annexatlan Chapter, 

As rroterl in the Annexation Chapter, the Citizens; Advisory Committee ( U C )  t a  the South 
Cortiaflis Refinement Plan, adopted i r i  399ti. noted at that  tirne, that: virtuafly all rrf the C&yss 
vacant, Genetill Industrial-jraned land war lorated in South Cawallis. This was apparently 
perceiwd as a geographic imbalance, Such a circumstance can also have the effect of 
Iirniting the ecasomic interests tvhich have a voice in determining GI Zcne derelopmenf, 
patterns and outcomes, 

Mol-cover, all of the Ctltly vacant, aa acre or greater GI Zoned parcels in the City" current 
inventoryl a total of six tax %ots, are under ttvo ownerships. This extremely iinjited ownership 
pattern risks rendering a sub.stantia1 portibn of the city's industrial land base unavailable as 
employment Iands, 

Diveisifyii.rg both the geographic bafance and ownership paltern of the City's existing 61 
Zone land base works: directly tsl: 'Yess;m the influence of individrial economic intewsts in 
the land use decision-making process.'"dFrom itern 6, above,] 

CQiWIPREHEMStVE PWFa 
As mentioned above, please refer to the Annexation Chapter of this doctrment for a 
tharcsugh discussion 1;-5 the Consafidaked Apptication" ssubstans-ial conformance with the 
goats and gotiriea of %he Carvatlis Comprehensive Plan. 

QTHER POLICIES AND STANDARDS 
Any remaining policies and standards af Pihe City of Carvaliis net discussed in this 
Cor~sotidated Appfication set can be addressed through subsequent Detailed Developmermk 
Plan reuiebv, 

Page ZC- ro 
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COMf EPTUAL AND DETAiLED DEVELOPMENT PLAN 

OVERVIEW 

This application is submitted pursuant to LDC Chapter 1.5.1023, which provides that a 
Conceptual and Detailed Development PIan may be submitted simultaneously. A Conceptual 
Development Plan (CDP) is proposed for the entire parcel, as shown in Drawing Cz.?. A 
Derailed Development PIan (DDP) is proposed -far a sidewalk parallel to Wwy. zo, a 
landscaped berm and additional landscape buffer adjacent to  neighboring residential 
properties. These are depicted in Drawing Cz.2. 

Will) its location proximate to the industrially zoned WP Campus, adjacent residences, 
frorltage on Mwy. so and with ~ignificant environmentally sensitive resources, tltis site lends 
itseif t o  the Planned Development provisinns. 

There are no buildings, industrial uses or interior site improvements proposed at  this time, 
No phasing or land division is proposed in ronjunclioi? with this CDPlDDP, Future design, 
inctudinp: any proposed buildings, site design beyond the current DDP, or any praposed land 
division will be subject to the fuli review and requirements of the C5P)DDP sections of the 
LDC. City standards in effect at ihe time of a development proposal will be me2 or exceeded, 
ensured by the City's DDP process. 

Proposed Conditions of Conceptual Development Plan Approval on the entire PD w ~ ~ l l d  fix 
the maximum Floor Area Ratio and trip generation, and provide the mechanism for 
assurance of mitigation measures to addrrss future traffic-related impacts, including those 
that may be required by the Transpariation Planning Rule. 

Once Conditions of Approvaf are ~tstablished with this CDP/DDP, they are binding upon the 
entire site. financially guaranteeing and subsequently ~onsiructing the lrnproveinents 
described above renders this Nonresidential Planr-ted Deveiopntent "active" per LDC 
definition. The establishment af an active Planned Development provides that Conditions of 
Approval are carried foward in perpetuity. 

REqUIREMENTSI(\N D CRITERIA - 
CONCEPTUAL DEVELOPMENT PMN 

2.5.4a.o~ -Appllcatien Requlremenb, C~h-onceptual Develepmcnt PIan 
Witen the Director deems any requirement below unnecessary for proper 
ew/cration ofa  proposed a/apliration, it may be waived. 

Bier; arc no buildings, hdur;triai uses or interror site tmpravernents propased at thra; time, 
R D ~  is there phasrng or !and diiiisipn rri canlui~crian ~ v i t k  tbits CDPiDSPP, Ihr Piar~ning h39:rcctsr 
has, tjaer~tore, waived certain requirements of Chapter 2.5 lisar would othcnvise h3e rec{lsirccl 
when there i s  a ~ S ~ S P I ? C ~ ~ I C  r3p?"i!apment prnplas33- This appiicafioc? makes hitif note oaf einesc 
exccptfonr. 

Page Pa-l 
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Prior to formal submittal of an appticatian, the applic~nt is encouraged to participate in an 
informaf pre-application conference with Community Development staff to discuss the proposaf, 
the applicant" requirements, and the applicant's maten'afs devekoped in response to this Code's 
applicable requirements. 

The design and aypilcations before you are the result of more than t:vn years aC coordination 
bcrthveen the applicant and his project team with City PvbEic Work, Legs! and Csmmunity 
Development persannef and OOdlT stas. 

AddltianalXy, foilaswing an informal infarmatian-shadng meclhg, :a \*:hicrh ail nearby 
residents and pioperrg owners were irrarited, the applicant" iini:hl deveiaprament ptans were 
mocfifetf, based upon irzpul from rite alterrdccs, 

Those changes ere reflected in the CD%a/DBP bafere this bod5 and include tire creatwn of a 
Jaridscaped berm and the estaEatishmilnt of a iandscaped area lrr the north of Ihc berm far 
visus! and noise buffering. 

LDC 2e5.40.0t furtiler prescribes natePialr required as part af a CDP Application: 

o, The subject saddress; and Benton Caunly Tax ASSE~~SQT'S map number% am providcd orr t i le  
rover page of the Annexation Cl?apPer of this Application Se t  A copy of the  assessor's map 
$3 iacased at Atlac!rmenf r, with t i le subject praof7e"ty outiinecf in red* A iegai description OF 
ihe  property is locared sl.Attachmeni: 4, 

b. Signer3 consent by the propcPay owner rs provided on the City% Applkatirrtl Form 

c. thrtnuglz e, stiprliafe the Farm and qi~ar~tiry n f  apfrliatinn materials, and these haup been 
submitted as required, 

f, Grwhic Requit"etule1'1ts 

Graphics rrreeting these requiremen% have been pmvided as fotiaws: 

r. Public Notice Map, rigure t 

2. Zoning Map, Figure 2 

3. Comprehensiite Plan Map, Figure 3 

4. Exisling Land Use Map, Fggilre 4 

5. Significant Maluraf Features ifiapr Figure 5 

6. Site Pion ottd Related Grrdplllc~ teqttiremeiles ark provided at  Figtires ?o and $1 and Dwwlngs 
Cz aA and Cz.aii 

Page PD-2 
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. ,. 1 -  I nc prapc-.r;ed Cs~rceptual DcreIi3grr;eri; fitan is  shs*//ydt? nr: Os;i;bi?:g zlz,,! , artd tire proposed 

Deeolied Dc$;f:lnpmc'ih Plan is shcvin on Drawing C2.2. 

Tirtrs. are rrla kuildffig;, i:ldbiitri;a5 uses or irsterlor r s t k  impr*>venienti- proposed ax thb itme. 
i i~c rc  ti; no ghasiitir, or sand divnsiat-r in csfijtrncrrrars a ~ u r h r  t%ts  CL?,"IL"il)DP, ranare design, 
Includinp any proposed buildings, site desig? bevorrd the current DDP, as any proposed !and 
dtv~~risri, a.31rfl be ivhject to bile full rea*iaw and r+~rgcirre~meil8.r of the cDPkDBP ~ e c ! i ~ f l s  o l  k11e 
LDL. 

Ci:y starrdards ira e-if~rr at the erme of 2 B~%~i*laprn-~err;t prsg~nsai ittill 3 . a ~  nrcl or enseesled, 
err\t?re19 bje k i l t .  City" DDP process- 

5iiscv no land ziiivi~mon, structrrral or other diiadelapauer?r i s  presiznti-$ propnsec! b a y a d  that 
c52plctcd 018 dne DDF [Dr~i.~r"lir& C2.2) raairy aspect: of lbhure snd~r t rb l  cfk-ve!opnte~~t an k l ~ t  
site arc u n k n o ~ n  at t h : ~  Z8imb= A!E proposed aspcarts %-tit be simb?pc"so fuli CiWiC and public 
rcapse$v tIkrougF, the DOP precess 

?pic Foiii7vfit~g cor1~te!>~~21 PD glaptri~ elaxs,~er?rs from LDC :-5.;t1.0s.f,6,(t+) arck ei.tS.ler no: 
i+pppl;;ab;e u~ ini"easib%r for this Appliaiion %k and were v$a~vr.d by the Phnnirsg Dirrcher 
arnrr! these Is a soksequerae DDP f ~ r  d~*.elop:r;ealr heyond t8tc ;tdiaw"i t5~fewiik, bcnn arid 
landscaping, shown on Dragwing k.2, 

LDC 2.5.a:0.0.6.6,Q.(b] s~rbssckbn (29 rr t:oa ag~piicable beeaosa r ~ s  are berrzg crez~od; 
ss*ihsectaon ( 3 )  a.: no strucrures arc prapos~rl; 3 r d  ele:~~'nts 001" (5) end 16) arc eat f ~ e s i b l c  
4ncr x*rzagt rtrcet and laerfeawisri fa-ciiity crsnfsguresirsn~, are yet tct be dekcmlined, Note the 
appllr-ant3 GgnenF Land Use Plan does prov~dc a gcne:si v,.tlqizuiar ciic\i?alron g,attcirs as 
rc:ialired rmder iDC Ar?nexation prox9isisiss, Itern [me) was a153 cleferred ~intil, a subseq~ena 
OBP. 

Fcrtlare site design ivill be revleiwed plirsrranz td .)lirauraii~ns zsf tiw RBP i:kapter and ori-iar 
starldard~s r ~ i  afae LDC, ainr?g wit!? Cundribrrs of Approval ;rlla;l.srad In curnjtjnrtiot~ with the 
current CDFiDDP. 

& Narrative AequiretncnEs 

A written stelement shall include thefoltacving informatintl 

r. Staternen: of planning objectives to be archieyed by the subject 
deveiopmeni This statement shot/ include o dirscription af the propased 
det?dupmetll, the rationale &hind t i le aJ~umptianz and c h o i c ~  mad% and a 
rl isc~rssi~n af how the application rnercts the  review criteria in t.5.qo.oq 
beica~v, includiq the cfrtvelapment str~nc3crrida required by this C~drr: 

As stated ir': i-h:c Biren;ic.bii, cvi& its jocatiirn ilrra;r*rsati," Pi. the rrldoit~~&%2y :ofled WP Carnpus 
adlrc-t~nl rer.~Px;c"~"~rt~s, kontiige on ijrvg. 20 and with srprrltrcznt elnvr~ar~me~rali., sensitive 
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resrzurc-ces, this site !ends Itself to the purpores and sslsjectivl;..; oE: the Planned Development 
f.sruvisiila-is. 

Additionally, appfyii3.g a CDPIDDP tn the proposed annexstion site facilitates the allapickmena 
06 f onditio;ls of Approval tisat ensure sztisfactio:~ of the Oregon Transportairor; Plannieg 
Rule {TPRf, Proposed Conditions a i  Conecptual Devatopment Plan Approval aHecl-ing the 
entire part:?! vgsuid Itx Ili* bz-raxirnut-ta FToor Area Ratio for a?! future dereiopmen:, and 
pisvide the ~nechanism for assurance of mitigation measures to address future trai$-iZe-related 
impacts, induding tl.ioce that  may be required by the TPR. 

B~rause  tllr LDC does not perrnit the City to attach conditions to snnexalions OF zone 
changes, aa;d due t3 the fact that :he 7 f fi requires potential traffic impacts be add:ssscd a t  
the rime rrf il Par-re ChangeF the applicaalt, Citys., and ODgSr c~~rlcuared that a COP appeared ;as 
the appropriate means to address potentmi dmHac m.ipacts of the amexation and Ci zonrng. 

The Corvaliis Park$ Naturai Areas an& Resource Board (FMARB) and the Rlcycie r%: Pcldcserian 
Cori~f~lissEo~ (BPAC) have revfswsd this; proposal relative ", adopted City plans that shsov 
future mui"a3-use paths of traits Bowred tllrtrugh this site, Both bodies have requwled a 
fifteen.foaZ easement near the pmpesty?."~ nartherly boundaq  and the raifrrrad right*+-tzsag 
f o r  a poletrGai future PUUIEC eraif, 

Both tile PB;iARB and SPAC stsa expressed a prefelrnre that, ultimately, there .e,riyc-~~ld be a 
shared bicycicJper3estrim kcility frof~ting 0i.r Hvfiy. 20. Tltere was pro recammeradaliori kom 
either body regarding timing of consrrucziora af a Siulf-~vldth, multi-use path. As noted earilea, 
there arc cunentfy bicycle taraes a n  both aides of Hwy. 26 in this vichiity, The applicant 
proposes that dcrgn anti r0nstrudion of a iufi-%~irStjCi, rnulti-us~ patht as vdcil as any interiwf 
bicyck and pedestrian ways, be reviewed with a future DIPSF as par% af an tnregmtrd 
approach 2.0 providing both the fteig!3%iorhood and ahis site with optiot?;s far nxulfrple 
tmnspo~atmn modes. 

Conditions of Conceptuai Dercluprnen% slarx Approval wid! he!p to ernsure ccumpali~rlity with 
neighlaenring uses and provide assuran~-e that public impraw~tments, inclkiding but nat lirrliteri 
m transporialiora irnprovemcnts, are met. Ejy ertabtishlng ""acrivrM",hereby nen-resrtndable, 
Planqed Dcr-gelapment status by means ml- the near term constructior: zn4 installation of 
improren?eiats ~pcriiFtecd with tbc proposed DDP, adopted Condihii-dns foIIow the entire: site bi 

pergsettrity. 

FoElowifig are the appllean$% propored Cenditirrnls of Conceptual tf$es*etopmeat 
Plan WppsaaeE: 
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PROPOSED COiiiD!T18%5 OF APPROVAL 

4.  Prior la City Coundi'r hearirrg L?S the h1cFaclden Annexation application, specific 
pirbirc rmp: ouarnergts sl~all be Efnansttatiy secured in sccordar2cc \v#h LDC "l4.aa.08. 

7izc public imprnvcrrzcnts rnctude the tanstructior? af s public side~*~calk located 
paralicl to Highway 26 along the ~ s u i h e r i y  bs-unday or' tbc suhjeci;, and prr?vid:r.ag a 
putriie acces3 easerncnt aver tire sidetvaik" route* 

irr mder to finiiiacially secure the publrr in3pi-ovenents, the applicarrt slaail prepare 
FubJii Irriprovcrnenk by Psivate Cuntraci (PIP<] permit dacurrarnts- The PlPC design 
and plans shaii be authodaeb for canstrutttiaer by the Ci ty  engcneer and a!! required 
perfnit. ducumet~ir; sl.rrti! be rumpleted and an Ftle with Dai$*eIopmr-?i:l. FQevie\i 
Eiigincering. Prior to the f i ty  Council hearing, the permi: shali he compiete and really 
to issue and ",he Public ACLCSS Easeinent st;all be in the p~sse?*si~t? ~i Dc;rrcelopr:zzlrri 
Review Engineerrrtg and ready for irl:rag should the annexation request be wrcesi;.iu$. 

I F~iiru;~ rieuetopm~nz proposals 017 the subject pmprrgy sht;lX be iimiked to a maximttn-r 
Fbsf Area Ratio {FAR) aF 0.23. The maximum FAR for the sit*. beirig calculated as 0.23 

(85.43 acre+ x 43#560 square i ie~tjzcre) --. 8 ~ 5 ~ 3 0 E  square #cat of fbos area, The 
t-naximum fluor area for an incren~en'cai applicstron approach i;hafE be proprsrlioned in 
relztisn lc the developable area inrtrmded i r ~  each agspilcakian. The curnuiatiue to"t! 
flow area of all incr;lmenls ohall naz exceed 855.9~6 square feet. 

3. Future dcvelaprrte~-iI prapusata a n  the sublect properly rhsli calculate try ertds fa r  

traffic anaiysis purposes based upon tlic current applicable Inlernatbnal Traffic 
Engineers flTE) faad tase code. However the totar trip ends at full build out sirail not 
cxcecd the folla$ving catcgorieii af tatzi trips, **vfsirEs arc Dascb upctra the currcnl ITE 
land USE code for indastrial parks. 

AM peak hour 0.8q/~,aoa st x 855,906 sf = 714 trip errdr 
PA$ peak !?our o.8h]n,uoa d x 855.906 sf = 736 trip ends 
iA4eekr"iay b.g@/.a,ooo sf x 855,906 sf = 5.957 trip ends 

Trip erids (131 incremel~tal applications shall trot exceed a proparlionas cnicuiariun using the 
above rates. 

F c ~  eitl~er an individ~aal application or for the ctirnulativr: total of ail applicakions at Fuii build 
act, the floor area lshail be the lesser of the PAR calc~tfatian ar the f i~es r  ares used in the trip 
rind calculation n~etitudwiogy, 

4, The appE~"at shall grant a fif"ceen-(knot eaaemenc paraliel and proxtmate to Ithe 
safiroad right-of-tvay, along the silbjcct parcel" sortherfy bri~ndary, for thz ~ U F ~ C I S C  

ot a potentiai future public-r~se trisii or path. 5atd casemen: siaaSI tar in the posscssicsn 
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of Ciripelspmen; Review Engineerhg and ready fca fiiing, should thc annetiariora be 
slacressfstl 

5. Future FSctaiie&' Deaielopment Plans shaii incnrpnrati- consid~ratinn of t i f ~  City's 
adopted pIans for rrtulti-use path@) or traii(sj svithi:~ tirc rubjcct property. !I 
determined appropi-;ate lay the  CityI this will include, but not be  fimItcd ta,  widening 
the rurre'ntiy pmpatsed sidewalk tv a ful!-widkf-t mititi-use path, 

6. The iullo~ving uses whrch are obherr~dise pcrmitled in the City" Ge;eneral tndilr;rrial (GI? 
Zone, are proMibifad in the  auhject. industrial Planned Deveiupmertt: 

3,zq.lo.al-a.z.(cX23 Kennsfs 
3.~q.2o.ni.a.2.1]i) Scrap Operations: and 
3.24.sa.ag.a. Expiosivrr 5Zomge. 

7* Future develapnlcnt applications fur the subject prope&y shall be processed 
through the City" Planned Deveiopmenr process in plxe a1 the time the appSicaliora 
is made 

The Floor" Area Ratia of 0.23, proposed in the above cond~fions, is based upon actua! 
development conditions in the vicinity. The adjacen"lHesvle8 Packard pmpert;y is also zoned 
Planned Develspmrn: (Genera[ Industria:> and has an sclitle Detailed Development Plan 
(DDP). Tile I-!Fi Campus DOP fixed Phc maximum huitding ili?tor area at 3.8 mFilion square fret. 
Over the 778.54 acres af gross land area an rlae HP campus, that equates to a ibar area ratio 
of 0.23. 

Wth the above coobiticrn~, mutual planrriing objectives sf the appiicanf, City c i  Ctaniallts and 
State of Oregoal are met. 

Consistency p.~ith the purp~t~es  and sinbstancs~ OF the PB criteria is discussed fufiilrr under :he 
CDC 2.5.4a.s%$, Review Critilria, belew, 

Discussiosi 0 8  the ;3ropcsr-"d DDF" sanfcrmance 2vilh t h ~  Conceptual D&tefapmcnt Plan 
reviean;! miteria, LDC z.S.ga,oq, ZoElocvs this section. 

r. quntltitative data for the following where  appropriate: 

As drscilssed, tllerc arc nu bkrliding~, industrial uses or Interior site Smpro~ements proposed 
a t  -this It'trre. Fkrture design, including any proposed buifdings, srtr design beyond the trurrerrt 
DDP, o r  any prapoli~d land &vision wiil be slrbjea to the luil r e ~ i e ~ v  and re~uiremcnti of tire 
CBPjDDP sr?rltirsns 01 ;91e LDC. City standards in effect at the lirne of a deuelapnenl: prcaporai 
will be met or exceeded, ensured by the City's DDP process. 
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Much of t h r  int'onz:ation requested urrrder tMs sectton as applicable ru a sabsesjlient DDP for 
additio:tai de~~elapmeni heyand "ii?e public sidewalk, berm and %andscaping prapo-"db\ the 
appiicar~i'.; DDP, Dratt:if;g C2.z Us such, tEse fullovdlng ror~ceyrtbat PD narrative elements 
from %,5.~0,0~,&,2 are etthsr 110; applzrabie ar nor feasgble far thfa Appltcation set and were 
utaired by the Plarsntrrg Dtrcitur pcnding a seibsequi=r7t DDP fat deueliipmcnx bekonc! Lhc 
current p i~t~ i ic  sidewalk, berm and landsraping sltorvn on Drawing C2.2: 

LDC P.rf.qD.Ol.g.2 (a) ir not appiicah'fe to industrial PD's; -rubsection Qb), (d), (el ano (h] arc 
nr;C appticable since nu wcw strutbures are proposed. WOLF; that we do tnot knmv FFloor Area 
Ratios. of specific future developmcrat, however, the site as a s,.ahoie may nat excezd a FAR of 
0~23. Ftnaliy, Itern (9) rs not fcasibfe since off street parking requ:rements asiociated with 
future indr~skrial develcrprneni cannot be dcrenninecf oZ this time. 

The baiancr 0; iniorma?ion required under this iectfon appears beiuiv: 

c) Parcel size; 83.43 Acres 

f )  Total square footage oJGreen Area; 

As defined in LEC Ch. 7.6, with :he exception of the existing re5idential use, the erittrc WRG 
associated wi;h this DDP ri.iobicS remain a5 Green Area. Clpan ~\usrsc#slion, Crecn Ama rvuulii 
comprise $veil in excess o: 4r: of the proposed 85.45 arre iSIfaiirl,ed Deveiopmeitl, due Ir; the 

 on. are3 that es~nuld be ciesiguated tor 1"irzturai Resource prate-t' 

3. General statement outlining timing, respansibiiities, and financial 
assurances for all public and non-p~tblic itnprovements such as irrigatiorl, 
private roads and drives, landscape, and maintenance; 

All improvement.; and mainronanrr associared with the current DDP wiii be sxecukei: by the 
property o*,+l;..er, except that t;zaReena!rcn; ret;l;onzibiiiQ for the pubitt sidcwaIk wiii be 
determined Foilowing the expiratinn rsf a one year maintenanre agreement bettveen the 
oivrmcs and city, Accorcttn& to Cily Phraning psnannel, for ifre initial year fallawing 
cons-tructian, t i le owner sl-iail be responsible for mairtttlining the sidewalk; afler that point, 
tile city and nbvner will work together %a identify who wiit awume n~a in tzna t~cc  
respansibitily, 

Atso, as dQvr:ed by City staff, a financial guarantee mwt. be provided in an ameurrt. sfid form 
apprai*cd by "ihu City, prior to the City Council hearing a n  the annexation, All improvements 
wiii bc instailed wRhin elgi-rteen marrfks of arrnexatitars or sooner. ( I  his j~ sameahat 
deperrdrnt upon review tirnes by iucal and slate agencies, advi~or)* eomn-;ittee(.;), 3s well as 
PiPC and other permitting procedures.) 

I- 
Q 

3 I- z IY 

5 2 
2 2 
zu- 
l-"- 
3 2 
n"n 
g -l r 
o * g s 

9 8 
b z 
E o w  

q. Statement describing phases ofproiect, if proposed, 
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Phasing is rtor proposed, Fcture birilding d~~eioprsrent pmposats; must be stl'lararibed so the 
Cilg For Derailed Deveioprr~errl Pian review are4 public hearing, Ff any phssing 14 propowd In 
the fuetlre, it wiEi be subpre to the  provisions of LDC 2.5k.qo-o?.g.4.faj-W and the DDP rcvievd 
criteria. 

in t l ~a  ever% fl~ture pilasing t's gmposed, the "'pemafient tsoii~sitinna! features, Isu#ers* [anti) 
prijtectke areas" hinplemcniea' as part of ihis CGP/DDP will help to preve~kt "delrirrsent 
to".. &.&joining prt3perlies satst in the F"gbrlf3ed Deve/opme83tfi "tern rf, in this sutrsedian). 

Buffering in excess nf nioirnum stanhrds is berng prepa5r.d bcewecn this site and 
neighbn~ng residential uses as a pax3 a i  the curtent DDP. 

5. Traflic impact study, if required by the City Engineer. The City Engineer 
shall define the scope of the tragic impact study based on established 
procedures. See Section q.o.6o.a; and 

The appkcsnt" tmaffic anaiysii;, provided bf Larrcaster EngineeringT is Iecatcd in the Appcndlx 
to this Application Set, kt nates that Conditianr akZ;1chi~?d La the Ptirnned Development 
pmvide assurances to heip s-aliafy the TPR and future City requirements. 

There are ne negative tmffle impace z?;sociatrrd wMh this f DQDDP, rather it helps funher 
tire City's goals ii;h farifltsating a?ternatives to lndividuai ar-ttomrrbiie fi-~v~spurlatiun* 
Speriiieally, She site is adjacent to or within a hait miie of three bus FOIJ~ES and derrgnatcd 
stapt;. This propara! also promotes the fkyPs goal 02: farriiitating tranrpartarian modes other 
than thase, ~ f l i c h  are peboleurn-based. The  site abtlts exgsting bicycle iactlities rn ti5 
High~vay 20; additionally, the DDP wit! implement a publk use sidewaik along the site's 
frontage with I-lwy. to ,  wefl in advance sf future interior development., The proposed 
sidewalk will connect with the existing fariiitji aktsrg HPk southerly bot~ndary, and will s e w  
to enhance safety nf pedestrians, both in the near term, and at; future druelopment accun, 
Please refer to Drawing C2.7. 

9. tnfornlation requif-ed by Chapter 4.5 -Natural Hazard and Hillside 
Development Provisions, Chapter 4.l.r - Minitnun1 Assured 
Development Area [MADrc(fI Chapter q.tr -Significant Vegetation 
Protection Provisions, and Chapter q,U - Riparian Corridor and 
Wellat7d Provisions, as applicable. 

Et is noted that 3 'Wgh Risk Laradslid~ Awefg assochted bqith the north bank of the 
WIIIamette Rbct Is indicated as s very narrow zig-zag fine at7 the City" Naturai Hazards 
IPILTE~~OQ* Map. Thti Iocatiar; OF the tjighifi~ay inlercedlng between the riteerb;snk and 
propuscd sidewalk currslrrsriiora appears to sign:niflcantZ>* minimize any risk of riverbank failure 
resirking from the DDP. 

The typical LDC requirement far a geotccE.mica1 report and site assessment far sny  
development within 500 feet  af such a feature should not apply tor conikwetiun 02 the 
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side~.>~aik and eartlrer; berm, since the fealt?rp in question retares only to the eriabjrshed rwer 
barnk and Iha: feature t-e ss~aratrzd frorrl tiw srnbject property by thc adlrji17:ng ti:glrway zu, - r lie appiicarlt seeks relief from tftit: staildard btrxeber zlre PD pruceduses. 

MADA provisions, of Chapter do not apply $0 the subject propert), and na stgnrftcant 
i sgelatiota ir in*~entorsed on tire properly or" affected by the CDfajOC3P, Ripariart and wctlalld 
areas occurring in the north arrd ia/.,esterly poeions or the pripparsy will be p m f e c t e d  under 
the apyitcant's f DP, corrsistent ~6ti.r hDL Clrapter 4"t3. Piease see Dratvrng f ~ l ,  Conceptual 
Deveinpnent Pian. 

A pcaftion of klie DDP I!es rvithirs a isi~okrsiu,d Rlpariarl hr r idor  ass~ciabrd with t t~r Wii iar~~et te 
R~vcr, as weii as a par",ron of the kad81i.lim;rekte D%i\*er C r e e w a y  Ob'eri'j~y. i h i ~  Consnlrdated 
Application set, ti-terefore, includes appiicabun for Conditional Den*ciopme:il in the WRC 
0$*erisy. Piease r-sfer tr, the drscussion olnder the cnrrespond8ng criterion in tile foliowing 
chapter, iandrlaonai Drvalo~ment in WRG Overlay Zone (LDC 2.3.30.n.r.g.) 

2.5.40.04 -Review Criteria 
Requests for the approval of a Conceptual Developntent Plan shall be 
reviewed to errslrre consistet~cy with tile purposes of this Ct~npter, 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 Nat~rral Hazard criteria 
in "b," below: 

e@--1t&E-Q-QL\dELOPR9rENT PURPQZS 
The particular purposes GI planned developmer::, LDC ;.y.2u.a,-lz,., which are most pertitlent 
EW this, GDPjDDP include sirb(c] cancerning pres~rv~ng Signffrcant Haluraf Features to the 
greatest exlr?nt p~s~itils?; rub(d) w&h respect 30 pfoviding off-street pcdcstrian facilrties 
along the subject frontage for a mere ""useabisr and stiltabiy irsca:edV ~acrliry; fe) regardsng 
[srlsviding the appiirant wiih ;a reasonable assurance of approita! p r i ~ t  In the expendittire 05 
co~r.rpfcfe design monies and assuring the City af the chal-arker of the developi.irent; and Ig), 
vghich encourages increasing compatibility t.ritl? neighbors over convenGionai efet.clopment 
approaches* 

As drscussed above, crraly one variation to deuefopmens staridards, referenced under puqoso 
(h) i s  requested with this CDPbDBP, 

G9i%Prt&FegpsBliEEMn' 
The disczzssiorr af pe&inent cclmprehen.clvc pisn policies contained in the Arronxation Chapter 
of this Appirca:wr; !Set salisfies rkis portion of the critririai-i and is hereby irazorporirted by 
reference into hi-tis Planned Development Chapter. 

s l l i  City pIaris and policies will bi;: aziliercd to a i  appltcabie to lhii CDPjCOP 
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a, Compatlblffty Factors - 
I ,  Conlpeitsuting benefits for the variations being requested; 

The Plaraned DeileBopmenl is nost proposed primartfy to seek reiicf frafr? developmen; 
stzndardr;, but tc permit attaching Conditiarrs of AgprovaX to address patentiaf futitre %raf%-~ic 
impacts of itse annexation site. The CDF;fDDP provides substa:?tit4f benefits in that 5l affords a 
meclmanism for detailed anafyscs and rnrtigattfsg measures relatlvc "f potentral future traffic 
impacts; pmtectior; of significant natutai remurres; campaiihifiiy rncarures k r  resider'rtial 
and covorar,L- neighbors aborc Ohese provided under County standards; irnplcn.rentatian of 
tirkrar~ rattier than rural devefcrpmenr; 2nd spponunities- bur fui-thrr staff and public review 
against standards and r i s q u i r  trs e f fec ta t  ?he trme of all propasee' itrture industrial 
devclapmeok. 

Additional ber2efats arc that :he DDP sibe%*s.dalk cai-cstsucaion, with a %ubs"rnkiaf setback from 
the higi?wq travei Ianes, k pmposed to cake place prior to interior site development, 
~nsur ing  that it is Iri place Scr the saiPtity of pcd~strians, regzrdless of the tltning, location, 
slate or y3o:entiai future pfiasirig uf any indusfiria! develapmenL These ptaarlsiisns wourd 
ag,pear to wore than compensate for the requested dewration to standards. 

Ihc applicant requests variation to tire standard aa LBC 4-5.70.03~ t"thith requires a Site 
A.;scssment and Geofechi'iiesi Report for conscructkrg the sidewalk kcrf&%tIn 500 feet of ahid 
Wi i lamr~e  Rrvefr; north bank, 

The lacation of I.llgt:tb~ay 20 beiwcen thc DDFt and ti le riverbank greatly Inrrca.;e5 tile slatriiity 
a i  !and ccar~tours sn site, That highway facility and the Stale's ongoing ii~vzttvement to 
ensure river bank stability significantiy reduces the risk of slope faiiase on the VJiiEsmette 
River bank ss a result of proposed DDP ramtruction an the op~osite side of llle i-rlgt~ivay, 

The qpticant further notes that requiring Zuff fandsraping 3nataifaUt>n Iirr the Zvgelvc foot w;be 
pianling strip along H a y .  2~ prior to any further site deveiopment and betore the exact 
nalure ai futarre deuefopnlen$ is kr:own, makes it. l~igk~ly likety that mast of the landscaping 
\would be rit.s"it.6yird in tEne process of future deveI~pn?cnf 01 [an] id~ntE8ed !ndustriaf userts) 
and construding t h e  associated highktray impmvemenrs. 7bZs fador and the benefits aP the 
proposed CDWDDP suppor-t ?the appticarrt" request to defer full fatrdssaping sknlil a future 
DDP is brought beitsrc the City, In the interim, the appiicani: prcrpases rerrcdinp and 
maintaining the affected area for erosioz"rcontro!. 

bertefis associated %glrF.f the proposed Pianned Development oppear to sgnifirantly 
conpenrate; far the variation requested. 

1. Basic site design [the orgdnizallorr of User on a site and ?.he User" 
relationships to neighborjngpropt-rties]; 
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B a 5 ~  SlIe de*r!gt? is  fa bc determined :n conji3nctinr; 693i11 a fu r t t r~  D D b q o r  addieronai 
deveiopmem beyond that depicted on Drawing 0.2. 

Ths near term ct-on~tlruc~lon of ;a bernr and tnstaliation of landsraprng assocbted with the 
app!!rani% crritrexrk GiDP wli bifffer ncigt3bcssfng residences Srmn hecare ransireiction and 
industrrai actiscities on the site. Piease set; 0:-ahving Cz.2. 

The pro&o%~?d maxrrra&$rn F~ROS Area Ratio ii cwnrrstenl izlttlt that of the adjacent: active 
General IndustrBB Planned Devetwprrmene, $fie k1P campus, 

3. Visual elements (scale, ~trffctura/ design and form, materials, rtc,); 

Tile biiEilring rlcpirtcd ai-i Bras<:ing 0.2 ~vi f i  work t o  rcdtrce visual ifi?.npacfs oi  i l ~ t u r ~  ac"i@iieies 
on the property upan tare oniy neigilboring reliden=, to the southmest, 

q. Noise attenuation; 

The iandsrsperi easiiheii Serin and additional buffer landscaping of the DDF are designed and 
intended tc provide noise atcecuatlan bcnef~ts for the neighboring residents. 

5. Odors and emissions; 

No oC'nr ar enisriw?~~ impacts are anticipsteci in c~~nlunetiran with this CDFSIDDP. 5his 
potential impact category will be evilluatcd upon a future DDP far zsdditianai development 
an the site. 

6. Lighting; 

5.80 lighting ir proposed. This elernenit, is to he revleb*>erf through rho RDP pmcess at the rime 
further de~e fopm~nt .  

No signqe i i  proposer!. 

6. Landscaping for btlffering and screening; 

Piease see 3rawing Cd,& Agpircailt's UDP, for proposed landscape bufferrssg m %he victnity ai 
i h c  nearest rrsideritial ncrghbors. 

g. Transportatian facilities; 

No riru rra~sportafinr, laziltt~er are proposed beyorld extension of %he publtc sidewaik, 
Please see :he applicant" traffic. anafysis located in chi; Appendix of this docunrent, 
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ro, 'Traffic and off-site parkir?g impacts; 

Aecaiisr l i ? ~ r e  are no prwuscb r:kw brrlMing5 ur it;:itt5k~ial usesa 2% snnknowrl r141at !eve$ of 
~ansportation-ieiateb-4 imprwvement; will be required in conjur~ct3iir~ with fueiire prap~sed 
development. The COP xvauld ensure, thrcaagh C o n d i ~ i a ~ s  of iippruvai, that there is a %rip 
generation cap and na?aximtarr? r"loarArea RatIa for any devciopment and the site as a tvholc, 
and f u e h c r  prorcdes a mechanism far the rirflto rcqtiise that future proposed devaiopnrenr 
on the site rntrst mitigate i ts  traffic impacts. 

Aside from the above FAR and trip ganewtian Iitnitatians, pratectii;n of the  erivircsnmentaIly 
senriti.de resources, and aron#ormafnre with Crty devrlrspmcnt statkdards, it is  unknoivn at thrs 
time byhat the Fdtrnre site design may be, 

The site is aver 85 acres in area, and as such, is  capabt~  of sairsfying off-street parkiiag 
requirements ui t i le t83C entirely on-site at  such time as those are deiersli~3eel. 

Please see the  applicant's ir~~Mrc Impact Analysis, at the Appendix ta this document. 

I r .  Utility infrastructure; 

This AypDkation 5et ha?; demonstrated in priar disccrssiens that the pmpeey can be semir,ed 
tvitti pubtic utilities without public expensc, but ratifrer with private investment, and bvtthnut 
compa"tibifrty Issues. 

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

None are anticipated to resetk from the current COP/)IDDQ, This wit! be evaluated '~hrough the 
DDF review process a: the time at a iidraher deveiopmtsnt ysropo.sai for the propeer. 

13. Design equal to or in excess of tlre types of improvements required by the 
siandords I n  Chapter r j . ~  - Pedest6an Oriented Design 
Standards~; and 

1 hrs ivrti be evaluated upon the Cttyk receipt of a developmerat pxoposat Ereycrrlgi the 
stdewafk, berm and landscaping depicted on the Izijrrenf, DDP. 

iq. Preservation and/or protection of Significant Natural Features, consistent 
with CFtapter 4 2  - Landscapi~g, BuEering, Screening, and Lighting* Chapter 
4.5 - Natural Hazard and Hiifside Development Provisions, Chapter 4,n - 
hqinirrrlrm Assured Development Area (MADA), Chapter $.a - Significant 
Vegetation Protection Provisions, and Chapter 4.73 - Riparian Corridor and 
Wetland Provisions. Streets shall also be designed aiong contours, and 
structures shall be designed to fit the topography of the site to ensure 
compliance with these Code standards. 
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At#gust4,ao%r -- 

No nwi *,:re r%\ are prapslrcii ts i t f i  the CCPl13Dr"". FsDF' b'r~c$s:irelr*@nts Bar ftitc:ars %Bevr:.icrp:i~ent 
iv11I canbar:rc t!ral: a s y  rilttgr~Qr rirebt5 and strur,~~are: rrru:plv kvit1-i t tvs ilt~rmg3laaii>ilitv I~ I~ZWUBE" .  

b. Wrstarof Rmeurc~ and kdarilrsf Wamrds Factam - 
r, Any proposed variatiarr fm a ~t@~'11&rd withidl CItajlter 4,s - BaJatura! 
Mnsurcf and Milfside Developnent Pasrciis~~ns, CB~erptezr 4.11 - Minbrrtam 
Assured Dcvelopmmt Arm {MADAJ, Chapter +.ta - 5ignifiwr.it Vegetation 
Protection Provisiom, or Chapter 4.13 - Ripadan forrfdar artd Wetland 
Provisions shall provide pralertrons equal to or better then the spetcifrc 
rtundtird reqiiested fir variation; and 

- the agplir,ai~b request5 varihtion to thc stasadasd ax LESC 4,5~0-03, wZlcta req~irr-s a SLE 
85sar..s.a*s:~nt and id"xcn"acchnkal Rcp:art for ek;ilatrusal:ny t!?c side*%aik, witbin 500 feet 06 the 
Rfallaga9elrd Rt*>crps nerUi bznk The kocstrirf: tire high+vay interceding kep,,veeaz the 
*tt@r~ta;.n:c arxi p s s p s e d  sidcwz:", cou3S:r~rdtf>i"sf~pcars, lo s$bnii~";c?t~:Sb rxa~nim:zi,: any risk of 
ni*crb,s.ak failure rerutt~ag Jropp: the OD!. 

t, Any proposed variation from a ~Mndard %*8iahfsl Chapter q.5 - Marural 
H ~ z n r c l  @:id Hiiisjde Derdaprae~t Pfo~~i$10rts, Chapter 4 3 3  - Minimum 
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Assured Development Area (MABA), Chapter 4.~2 - Significant tIegetation 
Protection Provisions, or Chapter 4.73 - Riparian Corridor and Wetland 
Provisions shall involve an alternative located on the same development site 
where the spec/fic standard applies. 

R%ite a varla"lion to the requirement for a Site Assessmen; and Geotechoical Repart is being 
requester?d, this criteriorr does no? appear to apply, 

Srrtian 2.5.50 - DRAILED DEVHLQP&+EMTPMN REVIEW PRXEDURES 

QgeRViEbV 
The DDP is submitted for Cl-ie desrgn 2nd esn~tructlnrr cri' a piibEic sidevBtalk, wtlich is  separated 
from the travel fanes af Xiwy. 20 by a t ~ ~ e l v e  foot wide pianting strip ta city standards; dieslgn 
and conrtruction nf a Xandscaped berm to serve as a visual and sound bufFer betaveerr the 
existing re.;iderncr?s and future industrial devctuprrserat and ccrnstruchinri astirldes; and the 
creation of a landscaped area nafih of the landscaped berm CO provide additicrr-ral buffering 
for the nearby residences, Plcasc see the appDcankds DBP at Dmtsring C2.z- 

The lac-aiiolr and improvements standards i~efore you were developed in consultation wrth 
City Engineering and Planning staff. Tile precise, final Iocatlan of the srdeava!k catmnr be 
determined as ad tha'e; wrlting, pending Flar.~ning Commissian rifeterninations and the PIPC 
process. For that reason, as rec~mmended by City s t a f t  the DDP iliustrateb the approxbrrate 
prapored sidehvafk losali~n and grapiricaliy depicts tPrr r*?csS noe-rherly potcntioi baunrlary at 
the sldewafk, shouid thcra be adjustments necessary- 

City standards far an arterial hfghevay require a ~weive-faor planting stnp belivean the  curb 
and stdelvailc. Rased rfpcin the recnmm~ndations of City Engineering, the proposed DDP 
conforms with this and otkrcr standards for s pedestrian ifizsllity along an arterial higlacuay. 

2.5.5o.or -Application Requirements 

When the Director deems any reqcrirenlent below unnecessary far the groper 
evaluatiorr ofa proposed application, it may be waived. 

items 2,5.ljo,o$.a.;.; z; 6; and 5 are mnsz: raiitabiy cleferred urihiit such time as a 
develapmenl plan is  proposed bejitrnel the pubtie sidewail;, berm and betfler plankings- !tents 
j, 9 and 30 are not applicabie to a planned industrial dewfopmenik, 

if;fifh respzer tr itern q. until such time as t l ~ a r  is s propcssed erse with associated approved 
DDP, the appticarjt is  requuriinp that the lat?dseape pianrrr~g betweefi the highst8lilay curb and 
adswalk he deferred. Because it rr; unkno\vk.n at this "Lme wllat the specific sire design for a 
future proposed industry migilt be, 3 significant panion of any landsceping insralird 
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conzurrenlij with b k l ~  pijhlirl: s8de~;ylalk v~ould IlkeIy bt- destroyed vat\? rcqilrrcd ~mprnvexirents 
iu  U5 I-iigi~gvsy 20 and future on-site devebpmenl, 

i h c  apptrcant understands that t h e  plaslting strtp and srrea"e?sces will be required ijesigri 
and ii~.jha!latian of landscaping in this area wotrld bci, rniise a{ljlrt>prialsr ii? crsnji~nrlirit.~ with 
prirapox""isi/Pn liuiiding devrtctpnrttn~ Rather than instail the  iasiprovemerils at this ti:~ie, it 
is proposed that this area he reseeded foreros~zir.r controt 35 par2 of this r!r~~h;iaspmerxt, 

Please rrote that eisjr request for deferment does not inciude the iandsraprd berm or 
planting area riortl? of the berm depicted in Draw~ng Q,l, i h e  esfabtrshment of thew 
elements Is seen as a desiwbte near-tern? inzprovcment to help provide buffering and nois* 
attei~uat!on kt rjearby homes. 

Because tkc balance of the Pianned DeveiisprnFinl outside the current DDP i s  subject to lire 
F ~ f l  requirements a i  the CDP/BDP pmslisions, and due Ira the Fact that any landscaping 
iirtpruvemcnu along fiwy. ~o irrrtalCt.d ;at t h l ~  time are likefy 30 be riestroyad durlng 
conslmxrtbn, the applicant is requea"cing that landscaping associated k*litl% the sidebvaEk 
inr;ta!fat:irii be rvmpieted at tkie :;me ssf further development al the srte. 

b. Narratlrre Requiremen& 
in addition to the narrative reqrrirements specified for a Conceptual 
Development Plan in Section 1.5.qo.ot above? the Detailed Developmertt Pfuir 
shall include: 

r. Proposals for setbacks or building envelope% jot areas where Land 
Division is anticipated, and number of parkingspaces to be provided 
(per grass floor area or per number of units); 

Not applicable to this DDP, 

a. Detailed statement outlining tkning, ressportsihilitit.s,fis and assurances for all 
public and non-public impravernenls such as irrigation, private roods and 
drives, landscape, snd maintenance; 

All rngprovemcnts and maintenance associated with the current ODF evlll be executed by the 
prnpeny owner. Ar. advised by City staff, a Fsi3ancial guarantee must: be prilvlded in ari 
amount and lorin approved by the Cityi prior to the City Council hearing a n  the ;snnez;aiion. 

AiI improvements #;rill be instalter! wr'ihiai eigf?teerr months; e;l annexation or sooner {This 8s 
iism~v,thai dependent upon r;;vlctu trrnes by local and shake agencies and permitting 
procedures.) 

3. Propased methods of energy conservation; and 

This is ri?sr,t pertinent ta i? future DDF" for ~ndestriaf development of the subject pmper&y, 
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$. Statement erddrezslng compotlbi!ity of proposed devefopment to edjacent 
land uses relating lo suclt iten~s as arhitecturaf ctlaratter, building typ'p% and 
fteigfrr rsfpruposed structures, 

2.5.58.03 - 5tnff Evaluation 
The Director shall prepare o report that eva/uatrrs whether rhe Detailed 
Development Plan complier with the reiriew cn'teriu in Secrlon 2.5.50.04 
taelsw. The report shall Ir~cltide a rerornmer-rdatian for approval or dertiuf 
and, if needed, a list of conditiorjs fbr the PIonnirrg Commission to considw if 
nn approval is grur~red. 

Pie;i% see the prior discussion an this chapter of the appksra~t's pmpcszd Conditions ~f 

Approval for Cuxrreptuat Uz:~elopmen:, Piarz, Ns DDP eondrtSons are P F O P O S ~ ~  

k.5.Sa.orf - Revierv lfritr~rla far D&errmining Campfiance with fanscrptua! 
Development Plan 

Request for approval of a Detailed Developrnenr Plan s/lulj be reviewed to 
determine $&ether H is in compliance with the Conceptual Development 
Plun. 

The Detaiied Devefopment Han shall be deemed to be in conformance wlth 
the Conceptual Der~elopment. Plan and may be apprsvcld provided it is 
cansistent with the revieirc, criteria in Section z,$,qa.aq a l t o v ~  provides a 
clear and objective set BJ development standards for residential Detcrikd 
Develapmet~l Plans (cor~sideritlg the Detailed Deveioptsler~r Pfun proposal, 
required adherence to this Code, and Conditions of Approtraf), and does nut 
invofve any of the factors that constitute a major change in the Planned 
Development, See Sation 2.5.Cio.oz - "Thresholds tkiat Separate a Minor 
Planned Deiiel~pm~nf Modiffcation from o Major Planned Development 
Modiflcalion. 

The DDP is submitted concurrently wrkh and fully consistent with the CDP. 
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C D M D ~ ~ O N P ~ L  DEVELOPMENT PERMJT FOR DaP CBNSIRUSXION IN 
THE M81LLAk4ETIE RIVER GREENWAY 

BACKGROUND AND PROPOSAL: 

Ctrrrentty, tile subject property is -.an& as Menlon Gaunt?;, Urban inellrsirial, wit13 a Planrrcsl 
Unit Dcvefnpment overlay. Additianal County overlap affeedng the site include the 
"Creenway Maoagemcrrt OverSay'" associated with the b\'#'rllsmcrtte River Creetlway; 
"LFJtrodptain k5anagement Overlay" and a "'Naturat Features Overlay" in the Cowallts Urban 
Fringe. m, Ci iy  ui Corualiir overlay sorte corresponding to the County's Greenbvsy 
Management Overiay, "tViltamette River Greenway"" ,auld be applied 50 the zone map, in 
the event of approval af this cansol!daled Application set. 

7 % ~  7973 O-ego0 legislature passed thc Willamette Rivet- Greenway Act, In rg7S, the 01-cgon 
Department of kznd Consenration and Deveiapmenr included the Wiltametfrt River Greenway 
as one of Oregon's Scaretvlde Pbnning Goa1s, Coal rg,  requiring rhaa public access, native 
vegetation, and scenic views br mnsidered when plannlrlg new develapments~". 

Because the proposed Detailed Development Plan [DtJSt) inctudes sidiatvalk roristructlon 
within a portion of the;. Stare of Bregon's Witfarnette River Grecmivsy, the Corvallii LDC 
requires an appliraliar~ for Condit~arlal DeveStlpment Pernlit t s  facilitate the DDP. Please 
refer to  Figure 6 for a grztphie iliustrarron of the Greenway, and the appt~rant's DDP, Draiving 
cr.2, for rRe relationship of Chz proposed sidewalk ea ehr greenway bnundaq. 

The sidewalk tocatian and fm'provement standards before you were developed in 
consriltati~n with City Engineering and Planning Staff. The precise, Iinaf location of the 
sidebvalk cannot Be slercrmined as of this writing, pending determinations by the Pfartning 
Commission; City Cauncil: further staff revleiit of the recommendations of the Parks, Natural 
Areas and Rerreattun Baard (PNARB) and Bicycle and Pedestrian Advisory Committee 
CBPAC); OCQT requirements; and the PiPC process, 

For that reason, the DDF iliustraler the location stipuhted by City staff, and graphicatiy 
depict?; the mast northerly potenrirrl bounriaw sf the adeivalk, should there be adjrrs"iments 
necessary following those revie~vs, The uftiinare engineered plans will reflect final 
determinations Iolfatving the above-referenced reviews. 

City standards for an arterial highiwy require a twelve foot planting strip between the cmta 
and sidewalli, i-snd, based upon the reconrmendations af City Engineering, the DDP canforms 
to t h i s  and other standards for a pedestrian faciiity alox~g an arteriai highway. As discuszed 
in the Planned Dcvcloprnena chapter, the applicant requests defermerit of full landscaping 
installatian until there is future site development and higliway improvements. 

I he proposed 5id~wzlk tvoufd adjrait? the existing sidetvaEk atofzg the sodthersi boundary 08  
tile FIP campus. 

we--- 

' WillameMe Greenway A r t  {113132), by Kattly Tucker, from the Oregon History Prcgect. 
"" Cfty laf Shereitng 14% tvebsite: frrtp://wwn~.eit~~ofshare/ine,com~indrx.a~px/page=f;9~ 
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Remaining elernen& of the DDP, specifically, the landscaped berm and landscaped buffer 
area, are located outside o f  the WRG, 

CODE REqUIREMENTS FOR CCINDlflONAL DEfSEEP3Pfi4ENTPERJt.fIh 
3% THE WRG OVERMY ZOHE 

The Cornallis LBC describes the Wiliamette River Greenway Overlay tone: 

f HAP?'ER 330 
WjLLAIWETPE RIVER GREENWAY (WE@ OVERMY 

Section 3.30.10 - PURPOSE 

The Willamette River Greenway is an Overlay that coincides with the 
adopted Greenway boundary and applies to  all developnlent perniltted by 
the underlying zones. The objectiws of this Overlay and this Chapter are as 
f&Jows: 

a, Protect, conserve, enl~arlce, and maintain the natural, scenic, historjcaf, 
economic, and recreational qualities of l ~ n d s  along the Willamette River; 

b. Maintain or improve air and water quality within the Greenway; 

c. tmplemerlt goals und poiicies of the Stare's Willametle River Green~tay 
Program ss required by the Oregon Revised Statutes, as amended; 

d. impiement policies of the City% Campret~er;sive Plan; 

r, Establish standards and requirements for the use of lands within the 
Willornet t e River Greenway in the City of Corvalfis; 

f. Provide for review of any intensiJ~cation of use, change of use, or 
developtnent wlthirl the Greenway; 

g. lnrrease utrd tnnintair~ public access Lo and alang the Wiifamette River la 
create urban recrecitional opportutlilirs, provide linkages to other 
transportation corridors, and provide for tnuftiple use of urban land; and 

h Ensure devefopment is consistent with floodwater fIow mitigetion and 
monugement of a Naturaf RC?SOUTCC or  M~tura I  Hazard. 

u 
g d m  

0'" g52 
9 8 b  
E o w  
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Development wirl'iin tisir Overlay, regardless of the cfrrssification in the 
underlying zone, requires Conditional Development approval in accordartce 
with the provisions of Chapter 2.3 - Conditional Development. In additiorr lo 
notification rerfuiren~ents of Chapter 2.0 - Public Hearings, written public 
notice and a Hotice of Dis{~osition sltall be nlailed to the Orisgan Deparllinent 
of Parks and Recrmtior~. Devefoprnrrrt as used in this Section includes 
chrtt~ge of use, irtten~ification of lank or intensification of Water-dependent 
or water-rehted t~ses, except for those activities listed as exemptions in 
Sectinn 3.30.30 below. 

Develojmmnt includes proposed increases in air discharges that require 
permit upprovaf by the Oregun Depcrlmetit of Environmental Quality (DEQf. 

Consistent with the above requirernenl for Cor,ditional Deve!opment Permit 
approval for ony development witfrin the MfRC Dverluy, this rlrapter now 
proceeris to o discussion of 1DC Chapter 2 3  requirements for Conditbt?a1 
Devefopment Permit. 

LDC 2,j.go.or.g; Narrative Requirements for a Conditiondl Oevdopment 
Penwit: 

A written statement shnfl irlclude ille foilowing infarmatkn: 

r, Stalemerit of the planttir~g o4eciives lo be achieved by tfie proposed 
d~ve!opment. This statement shafr' inriude cr dtlscription of the proposed 
devefopment, the rationale befrind the assumptions and choices made, and n 
discctssiclt? of Itotv the application meets Ihe review criteria in Section 
2.3.3o.oq beiow, including the develapment standards required by this Cod% 

Constarction of a Cfxy standard sidewalk is proposed, as drscussed in the previous PD 
Chapter, and as ili~~slrated OR Dravgirtg C2.2. The peb~~t ra r ,  facility wgllrtd be bdlif. along the 
sire's frcjntagc on Mwy. 20. The new pedestrian way 14 pP~pf36ed IC be c~)i3skructtbd well tn 
advance af tuture industrial devcbpment, in feul %within eighteen n~crnrhs or Xesr of 
annexation, ensuring tinitety provision of the pedestrian foctlfq far the enlire site% Ireratage, 
regardtess of We .cake, location orfisssing sf a future inttraf irrdvsrrlat deveiapmeral pmposai, 

x 
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Carxstriictbn rsf the proposed sidewafk renders th is  eritire site an "*AclPvre Planned 
Development." Among other objerPives, the Planned Cicvcbpment aspect of titis api?ficatiarr 
wiii %acil&a:e the attachment c;f Conditions of s"ipprova1 that ensure satisfaction of the 
Oregon Trar$spwrla"rion Planning Ruie CIPRZ. The Planned Dczicioprnenh also rstablishee; 
protectians for f h ~  sigi~ificant, ~;~~vir~lnmentaIIy sensitive resources dong the nodhcriy arlri 
westerly pc&lon:, of the %tee, 
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As discijssed above and in the Planned Dzvelopnaent chapter of these consofidatrd 
appllcarlorts, fhc UBF is suhm.ittcd for rile design and cclnsirtiction of a pubfie sidetvaik along 
the site's frontage an  V5. Mghway za; design and construction raf a Iandscapcd berm t o  
puvide a itisut-r! bn:ffer and noiac oltrenuatisrr betr%*een the existing residences and future 
industrial development ancl cor~struction acrfvi%ics on  the sRe; and the creation of a 
landscaped area north of the lat3dscaped berm to prauldc. additionat bufrierrng for these 
nearby residences. 

This request is consistent with the purpwes of the CandWioml Development Permikhaprer 
as specified in Chapter 2.3.20, in that i t : 

'Terrnit(s) ...p ublic and private development that provide(s) u cammur-fity 
service in focations related to their service areas; 

Ensures that Conditional Development k compatible with i t s  imtnediate area 
and the affected part of tire community; (and) 

Pernlits uses when potentialiy adverse effects can be miti$ated." 

Adverse impacts iare nor anticipated as a result of this request, as there are no actual WRG 
resources within this area. River views wilt rtot be impacted by cctttstr~~ctbcn of the sidetvelk 
and view protection can be incorporated into landscape design. 

The proposed sidrwaik pragides private Investment in a public facifity, promoting enhaneed 
s a f ~ t y  for pedestrians in the near r e m  and in the fature. 

As disc~tsseci in the PD Chapter, Phis p r a p ~ ~ a l  on/y seek reltlcf Pronr one appticablc 
development standard, contrary lo the numerous deviations to standards sometimes 
requested under -the PB umbrslla, Piease see the PD Chapter for the applicant" request lo 
wake a gratechnical site assessment and report for the propased ddewtrik, a requirement 
based solely upuri the pruximity of rlre Mrillamette River bank8 wl-rich is zctually located or? 
the opposite slde af the hQhway fr0n.r the subject property, The applicant seeks defement 
of, but no1 relief from, installation of ful4 landscaping in the pfanting strip, 

This appilsaticn demensmtes conpiiance with remaining detrelopmeni. standards of the City 
of Conrailis, incIudhg but not limited to those applicable in the WRG Overlay Zane. 
Subsequent discussions of this chapter iftatstrate the application's confomance with the 
review 6riierI~ for a C ~ n d i l i ~ n a i  Deve!apment 33a3rmbt. 

t. quantitative data for the following where appropriate: 

a) Total nun~ber and type of dtvelfit~g units; 

This criterion is naa sppiicabiu to the CDPjLVRG. 
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b) Square footages of all structures 

N.A. 
c) Parcel size; 

The scrbject propefiyientkiz proposed Planned Deue1oymerrt ir; 85.43 acres in area. Please 
see Attachment 2, Boundary Survey. Ma land divisiors is pmpipscd. 

df Proposed lot coverage of biiildings ond strtJctures, where knowr~; 

e) Cross densities per acre; 

N.A. 

0 Total square joofage of Green Area; 

A; defined In LDC Ch. 2.6, the exczepllon of the existing rerideotial use, the entire WRf 
associated with tf?ic, DDP *~jotlld remain as Green Area. Upon m~rexation, Green Area 3vould 
coinpr'isc weti in excess of 40% of Ihc proposed 85.43 acre Pbnned Deveirspment, slide $n the 
area that avould be designated for Natural Resource prkatectgon. 

g} Total number of parking spaces (cornpact, rtancfard, Inar~dirffpped, bicyrle) 
and a breakdown of flow parking is consistent with this cCQde8s requirements; 
ar-td 

h) Totaf square footage of norrresidentiaf connruction; 

3. Detaifcd statement outlining tirnir~g, ratrrponsibifities, and financial assurances for all 
p~nbfic and non-public in~provanents such as irrigatiorr, private rouds and dr-ives, 
landscape, arrd mainfei~ance; 

A!! required impravemenrs and ather i~frat;Pructurc assodaled with the DDP warrid be 
instrmlied at the property otvnefs expense. Llketa~ise, a13 mairrxenance assactared wreh lhc 
current GEiP wlil be executed by the appfaanh. Fnltf~wing a standard ane year maintenance 
agreement Lretix~~en the oivraer and City, under which the oa\<rrer agrees to maintain the 
sMewatk far $ 1 3 ~  Initial year fttllowhg cunitrrsclisn, the applicant urrdershnds that 
pixamanent maintenance responsibillv far the sidewalk; wS16 be established with either the 
owner or city, per standard pracedurer; of the City of Corvallis. 

A frnaocia! guarantee for construction of the proposed public facDty will be provided irt an 
amount and form apprt3ved by the City, prior to the City Cauncii hearing on these 
conszatida"Led appfkaktans, At! improvements wilt be Inualiec?: wiuhin eighteen months cf 
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annexation or sooner, (Jhrs i s  swmew%rat deper~cfcflr upon re vie^,^ times by Iocai arrd stare 
agencies, ws well as pernitring and inspectian firaredur~s.) 

4. Statement describingphaser of project, ijproposed. Phases shall be: 

a) Substarliially arid jFunefionally self-contained and self-sustaining bvieh regard 
to access, parking, utilities, Green Areas, and similar physical features; and 
capable of srrbstatitial occupancy, operation, clnd maintenance upon 
completion of construction and devetopment; 

b] Arranged to avoid conflicts between higf~er and lower density development; 

cf Properfy related to other services of tiye community as a whole and lo those 
facilities and sewices yet to be provided; and 

d) Provided with such temporary or pemnnenr transitional features, bufferr, 
or. prcrlective areas as may be required to prevent damage or detriment to 
any cornplered phases and to adjoining properties rtot in the Conclitionef 
Development. 

There is nt? phasing associated with the t-ernditiona! Deivelopr;ienl Fcnnii Ayplirraiion, the 
UT)P or Conso!rcfaied Application set. The sidabvalk, berm and landscaping would all be 
c o n ~ I r ~ c t e d  within the stipulated eighteen n~on th  Xime franae. 

While phasing is not proposed, 11 r'r, noted that the proposed landscaped berm and additional 
landscaped buffer area for neigfilaoring residences are proposed ta:! be instalfed in 
rorljunflian with the sidewatk, weit in advance of carban iridustrial devclrjpnzenl, This ivili 
a i f ~ w  tire landscaping t o  nore  futiy mabrre, thereby more effccririely screening and buFEering 
nearby residential properties. 

5. Traffic impact study, if required by fire City Engineer. The City Engineer shall define 
the scope of the erufjic impact study based on established procedures. See Section 
tp?,6o.a; 

None as%uciated L Y ~ P ~  the CDPfLVRC Application. 

6, Statement addressing cornparibifity of proposed developmet~t ~ ~ i i l l  adjacent iand 
uses retoting to such items a5 architectural character, building type, and heigl'lt of 
proposed structures; and 

7. fJroposals for setbacks or building envelopes, fot amus %*here lar?d divisiotl is 
nnticipatcd, and number of parking spaces t a  be provided per gross floor area or per 
number of unlts. 
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8. information required by Chapter 4.5 - Natural tjazard and Hillside Devefopment 
Provirions, Cllapter 4.n - ia"irlimum Assured Development Area (MADA), Chapter 4,$2 
- Significant Vegetation Protection Provir;ions, and Chapter 4.13 - Rfpariufi Carridor 
and Wetland Provisions, as apph'cable. 

Among t h e  atjave, caniy Chaptei 4.33, (Riparian Coniffas) provisions, apply ro this Cantliiaional 
Development Permit. The proposed ~idewaik en~foaches upon an area designated as a 
"Hlghfp Probecied Riparbn Corridor" far the Mtiilameil-c Rizrcr, ti is r~ueed~ f.iovtever, that the 
?+past majority of tbis area depicted as ripavran corridor has teen in agriculturat use for many 
years. En addition to the farmed Cieid crops, the area csnsist~ of a field approach road, 
roadtvay for uses at the hack of the sire, hame site with essac;rated driveway and yard area- 

foflowing is a discussion of ri~e appficabie secsilsnrr of LDC Chapter. 4.33: 

Section 4.13.50 - USE LfMk'FilTlONS AND EXCEPffONS WtTtilN t-IICkftY 
PROTECTED RIPARtAN CORRIDORSAND RIPARIAN-RELATED 
AREAS 

... t'n addition t o  the requirements of the underiying zane, the folfawing 
limitations and exceplion?z rfiall appIy fa ac?ivEties within Highly Protected 
Ripariarl Corn'do~ and Riparian related Areas, as mapped an the City's 
Riparian Corridors and Wetbnds Alap, 

a, Removal of Vegetation - Removal of vtgetolian from Riparian 
Corridars and Riparian-related Areas is prahibite4 except for the 
foflowing purposa: 

2. Removaf of fnvasive and/or Noxious Vegetation us defined in 
Chapter 3.6 -DeJii?irions. If necessary, in conjunctian with 
vgetation removal non-rip-rop erosion control nleasures shall 
be utilized; 

3. Substitutiorr of focal saurre native plant species fornon-native 
pltlutts. Such local source native plant species shall originate 
from stock rallecred from wild plants withirr 75 miles of 
planting site; 

As discussed elsebvhere in thrs section, the designated riparian area ira this vicinity $is flat what 
wasuiel be cansidered a naluraf resource. The site? has haen farm~d with rotering field crops 
and In reridenzial use for decades. The only vegetation that would be removed %%auld be 
rirrwnativc., in\*aslvc andjar noxicus, The aaur.lrr% required mairri-enance af Esndscapcd areas 
witkin the riparian zone of the Witlamene River would be rsnsisleni with LDC 4.43.50.f. 

b. Building, Paving, and s;rudingAceivitiots -The placement of structures or  imperviaus 
surfaces, ns well as gfadit~g? excavation, and the placement of fill, are prohibited. 
Exceptions l o  the drainage whly restrictions may be rnade for the purposes identified En 
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items 7-7 of this Section, provided they are desigened and constructed to minirnize 
adverse impacts to Riparian Carrfdors and Riparidn-related Areas. 

2. The rocation and construction of streets, utilities, bridgs* bicycle, and 
pedestrhn Jaeiiities within HkhIy Protected Riporfan Cowidors and Riparian 
related areas must be deemed rrecessary to maintain a functional syslern by the 
CIty Erlgineer. 

TItk Code, City Transpastatian and Utility Master Plans, ond other adopted City plans 
shell guide this determination. The design standards of Chapter 4.0 - fmpravements 
Required wilh Development shall be applied to minimize rhe impact to the subject area; 

City developn~en"Lsfandards, codes and policies require that sidewalks be constructed along 
public stleers either in  cnnjrinction eith or prior to urban deueinpmeftt, and the City Engineer 
has confirmed thet this is required. As detailed in  the PD ci>aplef, this proposed pedestrian 
facility is proposed far constrtlclian prior to Future urban development, thereby !leiping to 
maintain a functional system. 

The applicant agrees to provide ;a riparian canidor easement, cansisterat \%iiih ?able 4.73-2. tn 
addition, a public arccss eascmcilz: wtll permit public usc of the sidewalk on private propcray, 

i t  is  noted ;hat the City" sapping of the WRG may be in need af a map refinement andjur 
correction in order to accurately portray the Greenway* This doer not apply la thc mapping 
of the riparian corridor, This consolidated application set does not seek to affect any rnzp 
ramcndment, reRnement or comestion rela"lve fc? naturat features of the Comprehensive 
Plan. 

2.3.30.04 - Review Criteria for Conditional Deveiapmenk Plan 

Requests for Conditional Developments shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies of the 
Comprehensive Pian, and any other applicabte paiicies and standards 
adopted by the City Council. 

The applicatiotl shall demonstrate compatibility {in the folfowing areas, as 
applicable: 

a, Basic site zfaign - the organizatbn of IJsbses on a site and its relationship In  
neighboriq properties, 

Tile propased iocation of the sldet~alk~ wLschile potentialiy subject m modification, Is ct>ns;isteni 
avitls City standards far iii7 a&erial highway, incarporating a twelve foot wide planting strip 
between the curb and sMebvalk. Actual sidewaik canstrarction drawings bviil reflect final 
design dcteminatians. 

The propas& sidewalkr Itas been designed on the site to  (in] prot*ide linkage to tl-tc existing 
public sidewalk along HPk southerly trounday; and (hJ servt. tho interior ol the Planned 
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Dh.v@lopiniln*, up frofit, regardless of how dargc or snsail a papcentage nt the enlrre PD rr: 
proposed far future development, and regamdless 01 this lime frame DI the locatton nf an 
ini-ilal derelaprrrent prapasai. 

Tile ultimate instalialior? of urban hndscsping bvirhiil the tivetve rani wide piianting strip wrif 
encourage drilterl; to reduce speedr?>cdertrians must: c~lrrentiy r13e the striped bicycle 
lanes within the t-righlvay. The prlaprrsed ~idcrta-~alk will  provide significant separation of 
pedestrians from travel lanes. Balk of the above cnfianee the safety a"it$ac existing system. 

Ultlmale wrbair Iandscaprng wjtlrin this area wifi also add aklrarirve viprsclal elements, reskiit~f~g 
in health benefits such as inrprokted air quaaliry. 

The proposed DDP, whrcil is  the subject of this hnclltionai Densalopnaen9 Pernlit, has been 
designed to respond to existing er>nditjkans in the neiglsborhuob, 

b. Visual efenlents Ocale, structurt?l design and form, materials, eic,); 

A4 discursesti, the oniy deveiiapfn~na prop(;9=d within the WRC, arxd the:rt?by requiring 
CcjndiXiunat Beve!opnten% PcnPrll approval, is  the requiieb public sidewalk depiczed OF? the 
DDP. No stmcturai or significant other development is pmposed, 

Beyond the sidewalk and associakecl landscaping strip, the berm and htrffer ptantings, no 
devetopmes.lt B proposlzd at this lime. 

The zrppircant has sought and responded to Input 01 the neighbors and nordiirsd the adginal 
Detailed Development PIari to: 

1. install s substantial, kandscaped earthen berm adjacent i o  exishng rcddeoicerj an 
the southwrsP; and 

a. Roarifie a subsrantfa1 Iandscaperl btrfPer on arpd in Ule vicinily @f the earthen bern? 
til provide further visuai buffering and sereer?ing. 

i.?ciC!?cr of the above proposed impp.ovenoenks occurs wiillin the %fRG. 

Beyand tempora~f irnpaeh of canstruetian, no noise impact5 are associated with the FDF. 

The es&hen bemi and assilriaRed landscapir~g, white: loczLed outsicie csf the riparian carridor 
and WRf, are intended and designed ta have st~bfiantiat pasitivc bbcnchts relatkcr ta rzoxse 
atteiluatilsn far residents relative to future ronrlr.r?cti~n and industria! aclkitb-ies on the  site* 

d. Odar?; and emlsslarts; 

None are assacisred with the applicant3$ proposal. 

'?k~/ty oFShoref;ne, kY.4 website: ht@://~vww.cityofshoreiine.com/index,asp~/page-595 
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Mrs lrghting is proposed ir.i association with t h i s  Conditional Deirelopment PermSt application. 
As latiptiltt~d ira the PD Chapter of this iipplieatintl Scl, the app1icanY"setaifed Development 
Plan (DDP) proposes constwning the berm and installing buM~r landscaping so that R may 
be bvell eskabfisked and berrefit neigl^tboring properties both vtslnatty and wSefr Ight and noise 
atknuation prior to any d~velopment accurring on the parcel's interior. 

Mnne 15 proposed, 

g. Landscaping for buffering and screcmfng; 

Orher khan as discussed earlier in this chapter, no transportation facilities are impacted* 

i. Traffic and off-site parking impacts; 

j. Utility infrastruaure; 

The DDP r3ad associated conslrercGan in the WRG shou!d hawe no abvene hipart upon t i le 
public utifrv in&iastrwcture. The presence of uailiQ elasemerrtr in the vicinity will be 
incarparated into the design review PIPC process, 

k E#ecr& on air and water quality [note: a DEq permit: is not sufficient to meet tilis 
criterion); 

No negative effects would bc expectell to result. from the DDP kvi t l - l i~  the WRG. 

I. Consistency with the applicoblc development standards, including the upplicabte 
Pedestrian Oriented Design Standards; 

Approual OF the proposed tronditionai Development bvithin the bVRZ wiil help to fafaciiitate 
implementation of the City% POD standards and facilitates pedestrian twvei and access in 
general. All ce7nstructirsn wi!! be trs City and DDOT standards. 

rn. Preservation and/or protectinn of Significant Natural Features, canslslet~l with 
Cllapter 4.2 - Landscaping, Buflering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and ijillslde Devefopment Provisions, Chapter q.ri - hitinlmurn Assured 
Developmetlt Area (MADA), Chapter 4 . a  - Sigf~ifiant Vegetation Protection 
Provisions, and Chapter 4.~3 - Ripariurt Corridor and Wetland Provisions. Streets shall 
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also be desigt~ed along contours, and structurs shall be dcsipecf to fit the 
topography of the sire l o  ensure compliance with these Code standards. 

Whiie the DDP does Ire taithm an area designated for npar-ran pnllleciion and as WRC, no 
physical rrsaurcei; !lave treeif alrsclrwed t*~i?iiahirr this area, 

Thr pmposed sfCc\va;taiF; bvrit be desrgnrd to f i t  the tapograpl-iy of the: site, 

2.3.30.ro - Review Criteria far Determining Compliance with an Approved 
Conditional De~elogment 

A. Buitding Pernlit or other site development per t~ i r  request shall be reviewed 
to determine whether the request is in subotnntial compliance with the 
approved Conditional Development. It shall be deemed to be in substantiof 
compliance if it is consisterit with the review criteria It2 Section 2.3.30.013, does 
not involve modifications to this Code's development standards, and does not 
involve cha13ges to any specific requirements estabiisf~ed at the tinre of 
Conditional Devefopment approvaf. 

Specific requirements include Conditions of Approval, this Code's 
requirments, and all aspects of the applicant% proposal that were approved 
as part of the Conditional Devt.fopn~enl, 

As disr_rass& above, the appi!cantSs DDP, as pmpnsed, has min2rnaE impacts upon the W R t  
and riparldrr zone. The appricant understands that Condrticrns nf Wppraval may f~mlt f l t ~  
ODPk encroachment upon khe IVRC and assocbted pcotecied riprjrlarr area. 

Section 3.30.40 - Review Criteria for Conditional Uevefopment in the WRG 
Overlay Zone 

Conditianal Devdopment $v.Yiihin the bYiflametl-e Greenway Qveriuy may be 
approved only when the Platlning Commission, after wnsidering turnu/alitive 
effects within the City's Greenmy, finds that the devdoprnent standards ir~ 
Section 3.3o.50 and the following criteria are met: 

a. Public access to atld aleng the river sttall be provided to the maximum 
extent pradicable and to the extent that public access does nat interfere 
wirh established uses orr the property. 

The appiica4t rsstcs that the bank on the satfiR side of the highkt'ay is not %vide eno~sgh and is  
too steep to facltilate publtr access: to the .riuer along this stretch, 
More importantl.gr, for purposes sf this applcatiun, tire subject prape&jt and proposed 
sidctadalk are Iircatnd acftxi1; the US tiigfnwoy %ti rig11Qotev+*ay iimm the Wltramette River; and 
as such, avsutsf nut impact any ekistirsg or psi~-klnriai frtture public access to the river, 

b. Significant Natural Marards and Natural Resources shall be protected 
cmsistent with the requiremenb of Chapter 4.5 - RIaturaf Hazard and Hillside 
Development Pretvisims, Chapter q.tf - Minimum Assured Development Area 
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{MADA}, Chapter 4.72 - Significant Vegetation Protection Provisions, Chapter 
4.13 - Riparian Corridor and Wetland Provisions, and the Natural Resource 
provisions of Citapter 4.2 - Landscaping fjuflering, Screening and Lighting. 

Piease see prior discussions of Illis chapter and cansolidaced &ppficar$on Set fa: a 
demonstration a4 how the prupasa! conforms to this rt-irerbn. 

t. Significant natural and sreriic areas, viewpoinb, and vbtas dlall be preserved. 

None arc identified on or immediately abutting the subject property, 

d. Tfie quality of air; water, and land resources in tfie Greenway shall be protected to the 
maximum extent practicable. 

Cunstrucfiorr of ta public sidewalk in the WRC, an the uppusitr side of the highway frunr the 
river bank, is nat expected to have any adverse imparts upon air, water or land resources in 
the Greenway or abutting areais, 

Conditions, of appr~vaf and praacisinn? ofthe LDC can iimicrhe extent of any impacts of Sutetre 
acitvitit?s within the bVKC. 

e, The Minimum Assured Development Area [MADA) shall be consistent with Chapter 
4.32 - Minimurn Assured Developmerit Area @ADA). 

The MADA rs not applicable to this tzhapter or application. 

f. The natural vegetative fringe dong the river shall be protected and enhanced to the 
maxirnunr extent practicable to ensure scenic quality? protection of wildlife, protection 
from erosion, and screening of uses from tite river. 

The DDP vvoutd not have zrt effect upctn the vegetative fringe along the river, because the 
lsubtecr propesl-y an6 propared constructton adrvity are separated fa om the rive; barik by the 
extensive highway right of way. 

g. Any pubfic Recreutional Use or facility sftall not substantinlly interfere' w f t h  
established uses on adjoinir~g property. 

h. Muintetlanre of public safety find protection of publEc and private property, especblly 
from vandafistn arid trespass, shall be provided to the maximum extant practicatsle, 

Placemer3t of the pubiir sidewalk twelve Feet .Cram the fliture curb for US Highway l a  
eni~ances the safety of pedestrians utliaing the fzcility, 

i. Extraction of aggregate deposits shall be conducted in a manner designed to minin~ize 
adverse effPcts ort waler qtdaHty, fist3 and wildlife, vgetatiorc bank stabilization, stream 
flow, visual qualitjf, none, and safety, and to guarantee necessary reclamotior?. 
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NL' aggregate or mineral extraaicn is pianracd ~ ~ 4 t h  this DDP, 

j. Deveiapment, chatlife, or intensification of use shall provide the maximum possible 
landrcrnped area, open space, or vgetation berweetr the activity atld the river. 

"1e f5DP i s  rcparzred {ram the river by &I5 liighway 30. rhe Cltb requires a minimum or 
twelve feel of landscaped area between the curia of an anerSat highway and army future 
sidewaik. City E~gincerit-ig staff have indicated that any greater separation is undesirable, as 
it reduces the likcfiE~ood that pedestrians- wiEi use the facility. The DDP pneposes the 
maximum landscaped area between the river and new sidewalk as recammended by city 
staff, 

k, Development shall be sited to rnaximize distarrce from the river to the greatest extent 
prac-fira bke. 

Please see the above paragpapis. 

I. In appljfing through "k," aubau~ to devefopmetlt proposals withie the Wiflarnette 
River Greenway# consjcferation sii~auld be gilten to the prayisions c$ this Code, Cawaliis 
2020  ?)ision Statement, Comprehensive Plitrq, Downlobvn St~etscape Plon, Riverfront 
Csmn~emor<ztive f"wrk Platl, attd other applicable City documents. 

However, wherr conflicts arisep direction must be taken from the Corvaills 
Comprellerrsive Plan rrnd this Code. 

Ma I onfiicl with pmvisbns st this code; the Coslraliis 2 ~ ~ 0  tiisiors Itatcmenk; Co:rsmprc?I?ensive 
F"3sr7; Dotflt-rtown 5tl"eet~c~pe Pfan; Rives;lrsni Coriomem~mtive? Park Pian or any other 
applicabk CtLy document has been idenrifkd by the eppiicrai'it or staff, 

The artivities pmposeb tvitl~ln the WRt; are permitted, based upon positive findings of fact 
relative fo applicable sectians of the  LDC, as: cited above. 
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Lcgnl Description o f  rkhur  L. 3t1cFaddon Propert? and 
Pirr%iun of K S. I-iig11w ;lv X i  Right i? T Way fur ;"innexation 

Co~nmencing ar a 1 -3:g inch brass cap st the S O ~ I ~ ~ % V C S I  ~ ( ~ m e r  afthe Archimedes Sretvnn 
Donation T,znd Claim No 46 in the \vest one-halfi~f Srcticm 25 wP7o\ixship I 1 Sourti, 
Range 5 West oi'rlle Wiltan~ettr: kteridian, Bentort Cotnnty, Orcgcrn: t f ~ n c e  South 
22'52'00" [Yest R9Q. 1 I feet tip a 5 S inch iron rnd nk the mtlsi northerly ct7iBi.r or" thirr 
pr~2perty cnnvi~jed ru He\tizn-Packmd Cofnpnny in Benton C'rrunty Dced Recard M -  
201964-95: thence ainng the most nn1therl3 line of mid Ilewlen-Packard proFrty South 
3641 7"43"' I$"est 11157.22 feet 10 a 3, S incir iron roil at the must weiter/ju corner of said 
He\t.tert-Packard prrrpeq. being the TRUE POINT BF' BEGP$WmG; tf-~ence along the 
lines of rzid Hewlek-Packnrd grspeny h e  Follo\viving courses: Saurh 6298'(3'9"? Exst 
222.76 fees to a 515 inch irurl rcrd, North 3.120'51 'Tasr 330.37 feet m a S i S  inch iron rnJ, 
NO~T~P 45'56' 16" East 332.5 1 feet to n 543 ine1:tr iron rod, Sou& 71"39?05'T~asr 24X2J feer 
m a 5iS itich injn sod, North 739 1 '35" East 157,134 feet to a 518 irncit iron rod, South 
00°21 VTTasf 365.37 feet to a 5 8  inch iron rod, Ssutt? 53"36" 14'' 389.45 frcr to a 
418 irrdl irat~ rod, SoutI~ 00'21 "25'T~ast 287.133 feet ro a 518 inch iratl rod, Kanh 
89'38943 %st 323.4 0 fcct to a 5 4  inch iron rod. Soutlr UV21'47" E s r  721.70 kct  ta a 
paint being ~vitnessed by it 5:X it~cch iron rod asthiclt bears South 25"54'59" East 'I .TtU fece 
afthe true comer: therice coflfinuing along $%id f-IewiekPackmd west tine Sourh 
25'54'59"" East 1 162.03 feet ro a ii8 in611 iron rod at the nonlserly right af way line of 
U,S, Hightvay 20, said addiriunai highway right of way acquired by the City of tawallis 
in the State a f  Oregon Circuit Court GaeNo. Ir)5-l0096; thence stony the na~her iy  rigtrr 
of way iitx ef said EIighway 211 Sourh i jP3U" IS" West 337,85 feet to a SJS inch iron ar 
itit point of curyakure ( i I ig i lw.~ j  20 ccr~terline station 497-66.4); rhence eonrirluing along 
said nuriherly right of s a y  line along a 3869.71 feel radius fume to the IcR 166.25 feet 
[the lung chord of which bcars Soutti 63"I624* T,"ITest l66.24 feet) %a a 518 inck iron red at 
tire end of said addirioant right of way acquired by she City of Conrnflis {I-!igtttva> 20 
ceilterlinl: station 499-3 i '0): thence along the end of said additional right al'wny South 
27"57'26" Ensr 2O.00 feel So n 5i8 inch i r ~ n  rod st the noisherly sight of wag. line ofsaid 
Wighwa>- 220: thence along ttne northerly rig111 of w ~ y  line ofE.liyhtvay 20 along a3849,7 I 
Xboe radius curve to  the left 177.3 feet (the tang chor.4 of which bears Soudl 50P33224'' 
%Vest 177.2Wcetj to a 5."% inch irsrt rad tit the point OF tar3gency iMiglz\tay 20 cenrerliilt. 
station 50 I-06.9); tlrence continuing along said northerly right af  WE^ line of Highway 
20 South 59"12"56" West 1 U 19.40 feet In the soutfieast comer of that property conveyed 
to Litm and Sylvia Averill in Hcnrun Goitnty Deed Record Bank 167, Page 280- said 
point being \t-itnessecl by a 3/4 inch iron pipe \vhicfi iscars Xadh 27'00'83" East 0.43 feet 
of the true comer: thence alot~g the east line of =id .Averili prop&&?; North 27B0G343'' 
ITrest 174.44 feet to a 3 4  inch iron pipe at the ftraaheast comer of said Averill pmperey: 
thence along the north line o f  said i-tvcrili properay Nnnh 8X0S7'51" West 79,U feet to n 
3 4  inch iron pipe at h e  nt.t&i~\vesn earner of said Averill property, also beim on the ea t  
line of that property conveyed to Kathleen and Witliatn Ten Pas in Bencorz County Deed 
Record "704365.198; drencr along the east line of said Ten Pas propex9:y Nostir 
26"26'4 1" West 16.65 feet ao a 3!3 incir irnn pipe at rhc nurtt~rwt corner o f  said Ten Pns 
praprty: thence along rlte north fine o f  said Tei3 I'as propsay N n ~ h  947 1 '05" 'West 
i 9.05 fret to a 5 % inch isam mil rtr the most tvesterly southwest comm af  ibztr property 
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convcycd t i 9  ,4r~jF!:i ? 5 i ~ %  d~ide*~. tn I3ea:on C'~\rrni%. i>ccd Kar,.aird 31-3 XS%PJ-kid, th2rrre 
sHaag ahc %\rst hnc aB soid >.fi:$'ilddcn pnapcng >*".oi"tlz MYlYs'4S' N"s; 11"31d4,f~L) fee; :o a 
S3 b inch iron rod nr rkriz moa v+cstei;%: no&a~krs",k"a"cnc~ caP~aiJ Ai~Fad~i~ra  prnresJ;n>. al5ti.s 
being on e a : ~  caslkifrtl) figni ofug tnne of the Sot~~he"r*"iiscif~c Rbi,arln?atl, thdrrc; along 
a i d  c&ae:"r!: ngha: r_rl i v ~ :  lice Surth 36*'l7%4" '-as$ 2113.91 tect !Q tmr paaxnt mf' 
bcginrxarig. Ct*~ntattring S5.41 nsrils gbfiaital, marc or 1~56 ,  
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T f ~ i s  Transportation lrnpaut Analysis (7'1.4) is prepared expressly to satisfy Cftapter 2.6 of tlte City of 
Gorvallis Land Devcl~aptnent Code. Ir is a tool for use by tire City to d e r e n ~ u e  the generat transpor- 
tation inrfzlsots frum de~*dupmc.n~ of ltrr sire fur use in piarininp and prioritizing msportation im- 
protenlent projects. It is iznportanr to itate illat in this uniquc circumstance. the anrze.rutiutl @[lie 
srnrbji:crp~.o~>et*~, ~ v i l i  not restilt itl orv fncreir.sc irr  pt~tc~ztiul !rip prier-agi~t~, siiict" a d~vclolitx~int of 
tllc swic intensity could be consrruc.ted cuns'ntty under the Cwnry zcming dsipat ion.  

Morcovv;f, industrial developmeni an the subject property is assumed in the City's Comprel~ensive 
Plan, ?heproposed memiion will not cnusr any increase in trip gcnmiion potcntinl over whai is 
atready pemitted and &at fhe wnsponation system is already planned for. Tlie anncxsrjnx~ doesn't 
increase lhe necessary Lmllsportation inrrastxuckurr', but the TIA is a useful tnol lirr the City trt better 
priurlttzt: the frla~~runp and implejnentstion ofinfrrtsfrurt~~re projecfs U~rvl base alre;trJL. bee.% identi- 
fietl. 

The scope sf'lvork for this TLii \ws agreed i ipa wi& City cnEinezring staff and examines a scnrarin 
where the site develops to hill build out imrnediateiy upon annexation. ?Iris was m-pressly reqitircd 
by !lie City. As a practical matter. illis ruanncr of dc%felapment is dear& nor a tealistic expmtatiun, 
It does ho\sever provide a usehi rrssessnlear ofihe Inng.tmnr trallsporiation itnpcts to the capacity 
of tmnsponation infrastruut~~rr in the rime mmnm that ix~ipcts to in f rasmctu~  a1-e examined tar 
watrzi, siam.rvaterl and sewer capigcity. 

As such, this TZA is  nc?t intended to satisfy the detailed analysis policies and med~odology require- 
ments of the Qrcgon Dupar!nlent of Trmspwtion (ODUT] for specific dcmlopmcntprajects. 0th- 
ptr alnrrers relevant to ODOT suclr as satisfaction of the "Tfanspotiatton Planning ftulc VPR) have 
been addressed in other mstunals, to which UDOT has agreed. 

At the t i i ~ ~ e  of devclo~>rnent, a detailed TIA will be rrquimd that prclvides a mare detailed exarnirta- 
tion of tfitfftc i~trpacts spcigc to tire dcvclopment prctfrcased, At tkar time, it triill bi. appmprinte to 
scope a TIP, that daes mrct Cl138T analysis requirm~~nts, sitice there wili then be direa irxrpncrs tn 
bath City and State faciliiies. 

Other dctailed mfiic analyses such as a full qu~uing analysis will also be pro~idcd at that time. 
Queuing 3s rtnr addressed hrrre, since this study i s  anly inrcnded to address the capaciry of tfre trans- 
paflation sptern and provide marc general infon~lation regarding the level ufinfa~nucture that will 
Ix required. Qucuirtg Is nlnre appmpriarcly aitchsscd at tile time ~"ideelopmcnt, when there: is 
greater cerzainb regarding the timing and size of  de\dopn\cnt. 

TIIis revised TIA iitcorpo~tes revisions bxtsed on eoriwiai!s received from ODOT daied May 20, 
MI 1 and h z r t  thy City of Oarvnllis dated June 7,201 1 .  



I Eigl~tgi-s$h arm oi'indmrda! !a&& i s  prymsed fur alrrrtsatiatrr into nha: Ctty of  ro'rtra%Ilia Th is  
~nrrex~t iun will rrccemirstc s c'nmge in zoning Efrilrrr tlrr" cunent Drnitsaa Courr~ f1rbs;n fnd~swiisl 
dcsightztiora 10 Ciry raff"on2atlis Grnerrrl ftrdijatritd rruna, 

? Utsdzr eatsrmg corrd~iicms, nm-arly ail ofthe study amwCit irrl@rbectianc are apwttmg acceptably rim- 
ing the rnomsng and wming peak brou~, The intersrctic~~rrrr of  iiighurey 34 at the Xestpon- 
Cej~~*slIIs 1 Jigh\*pay i3j?>ar;rs and Van 8wea Axeeaut: st Zb SZTCCZ are cumr~tty xpo~crcf ars operat- 
i$lg wr:h r a l u m e ~  =&Y_C~A~I~:: ifr;temmlr;on capaciqj- 

% Utirtt-tcr ym: 2030 WdEc cmdiiions, ar zirt~trlrcn uf e~ttiorriit drficicneirji werr idartificd irr the 
C"ityes <:<3tvaiIis Afea Mer.r~~~aNLlli~~lb ~rasx~~~ff lhl l i~i1 i3!t111* fiesfif$~rj1331 2C130 mpttl did  the cot%*&!- 
Ib !Villitrne@c IGt~er Oassing ~vtrt. Appmpfiatc? mitigarbrs $%ere labo aecnnx~nhtrrdd in saia.sc 
dtp~:utnt"ltt~ to i";ddw$s 101lg-8~1x11 deficieacim Ric ~ t > p b &  gotre ctafgge tvil.1 nH result in d z  
n ~ d  for additiorre9 arfr-sils: trmswnakiexa istfmsgmdure bqo;id wbax has otradp hat jdm~t i f id  
in the ~fbm%en:*ntiof?ed doeauaeikrs- 

6 Bte a~j lk ra t  ghmp& a iimEnit2~ia~~ ifslr f;42r Prnmxirnk~t~~rf~ss flw# am*% af ~USZER fGeve$opim~1 
63:s $he suV$~t.%t propsy ar B55** s q a s ~  feet, i*, #cla*ri k k w  aimr 3% #lio\tahlat- unth xhe exisfiilg 
C4-vwny zening 1s o&s no m&e &e %jmr-sation aifombk- the mmxatit~a md zoae aiiza~ge zap- 
pticatif~n & aaomp%ni& % s eclhnmmt deveiapflama apl%i$astsatt diat haw this cc*n&- 
rioa a@!3&.. 



A torn1 of approsimately 56 acres of industrial laztd IS proposed far annexation into the Ciry ufCta+- 
valiis ?%is annexatinn %\-ill necessitate a change in zoning fmm the cumnt Benton Courify Urbm 
Ix!duskial dcslgnntion lo the City of Cowallis General Industrial zone. 

Future c3evelc~~~mettt of tlre site is propsed ta consist af an industrial park with a gross floor area of 
855,906 square feet, 141is is sligtibly sraaliet ibun the sx~exirntm of 593,328 sqwre Tket that i s  allow- 
etble under the existing County rrtning. 

I11e puqjose rtf his a~ralysis: k to addr~x ~llc rrquircments of the C'ity uCCor~allis for ~ppruvul of 
the propnsed zone cl.rnnge. ~ ~ r a n a l y s i s  will ~ncludc an usaminntian af existing Facilities srrd o p r a -  
tion. a discussion aTnh.r. increased trafic th81 could be attributed to Ll~e propsed zone crlrangc, and a 
detmination of 554,yflai adclitiurlal hc i l i t ia  may he ~cjuirert to suppun future dwetopn~ent of tlre site, 

I-Mie subject pmpery is located on the noail~vcst side of Nr 2";" Street, immediately west of the ex- 
k i n g  I-Iewlett Packard campus and is cuncniiy under apricuimett use, ?'lie site wiII take access es- 
rrlnsivcly vie N i V  2'"' Street, sp~~r~ximotely inid-rsny between NE Wntenvarks Street and Ihe I4ewlctt 
Pnck~rd c~mpus  errtrrurce. 

Based an discussions with City of Cowallis slafl; the sea s~bject 10 analysis inciudm tile iirtersec- 
tions of: 

* NW Aveaue (I_[rvy, 20) at the Site Accltss 
NW 2M Avenue (Nrvy, 20) at the WP Access 
I-ii&t\ydy 20 at NE Circle Boulevard 

o NE Circle Boulevard at Waltlut Boulevard 
* NE Circle BouIeuard at 7% 4 Acre Seruet 
* N CirclcBoulrvard at OR 99W 
* NH" Circle Boulevard at NW 9'' 5tmer 
s Cnwallis-Lebanon Highway [OH 34) at the Mewport-Cowallis f figh\\ry Bypass 

N?V Lianison Boulevard ar m V  2& Srreet 
* M W Vim Buren Avenue at NM" 2*d "Keel 

hW lIarrison Boulevarcl at NW 3'd Street 
a NW Van Durtrn Avenue at NW 3'' Streel 
1 NW tlnrrisaa Boulet>arii at W 4'' Street 

NW Van Buren .4\*cnue st N5.V 41h Street 

a 
w  I- 
z tY 
2 2 
2 2 
E :: 
2 z 
nV) 

B o w  
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NW 2"' Stcgel (Nighwily 20) is clss~ifie<t by tllc O~goai K)ep.parlnarrrt oSTrttn$prfntian as i-a Rsgional 
Niglnvay. It generally has a two-lane mss se~tion north. of HE Rrarm$torks Street m d  a tkrec-lane 
crass-section including s center, nvn-wwp icfr-turn Ei~ne ro the sou&. South of hW Van Buren Ase- 
nuc it is a rtne-way road southbound, \vit.ilh t\\*o travel fanes. ~ ~ 1 ~ '  Strecr bs a statutory sped limit 
sf55 mph along the site fmnfagc, bur rssnsiliaris to a 35 mph posted speed Sinlit souill sf .title site. I t  
Illis pii\tcJ shoulders in the site vicinity, 

The existing WP Campus access on Ilig11-y 213 i s  eontroll& by a srap sign on the sotlmst-hound 
HP a m a s  zppmach. Thmugh rmEc tratxling along Migh~vay 20 is fae-fluwing, l"he gilrthcast- 
hnuttd iiigJitiiay sppmach has a lee-Wrn lane and a fhau& h e .  The southwdsst-bun& high\vay ap- 
pmach hm a tfrrough lane and a right-turn lane. The southeast-bound HP accas apigmaclr has B 

tefiitfirougf~ lane and a rjlpht-ilmr lam. ?he higbt-turn fane is aceompnied by an aocc1emtinn lane 
soutlshund oti f-li&x\~y 120 alrsr dtoivs veiticles $to enter thelrigltway nn&m yield contra1 and merge 
with rhroa& uirfd-ie, 

NE Circle BouIwmd has a twu-lane cmss-secliotr itilmediately wwcst ~IHidlwily 20, \54dming to a 
five-lane cmss-section including a center t\\i'~-svay lcR-turn Xme appmximaaefy 2,CKX8 feet west of 
Hig11vr.q 20. It has B posted S~CLX! of45 mph between Highway 20 and NF, W~tnut  B o u f e t ~ ~ d ,  and a 
35 mph sspecd limit west of NE Walnut- Eouteward~ 

The intersection of Ffighuray 20 st HE C i d c  Rnulevard is clanbBlled by a eaRc signal. The no&- 
wa!-ltrru~d q>fzrrrsclr hits n frft-turn falrz a~ td  a tirrough Lane. The sautlirvest-bouad qpraadt  has a 
iSln2ugh Zsr~e artd a right-runt :we. ' f i e  sautPleas~-hund C k l c  B a u l c v d  approaclx has s sin@ Ianc 
fsrati mozFant-nts. Vdlicls  lumirlg Icfi from Nig!iltvay 20 onto NE Circle Bnu3ewrsf musi yield to 
oncomine ~rafic. 

NE U%lnut Boutcvard bas a the-fane c r u ~ - ~ c r i n n  includixlg a rater two-way IcR-turn lane md n 
posted speed lintit uf 35 mph illin d-rc vicinity of NE Circlc Tanxrlem&!. 11 has curbs, @ti= and side- 
walks an both sidm of rkr roadway. 

Ttre ir1te~;cction of EIE Circle Rauletfnrd at NE 't%falnut Street is mmollrd by a @aEf-fic.aigrtd with 
protecisted/pm~Gtled left-turn phasing. TTte south ieg ufthc intcmection is farm& by tlxe MP Caitvpus 
trrtrincsr. "Ixe aslbourrd a ~ ~ r o a c h  has a Sefr-knl farte, trfln through hncs and s ~gh1-Wrn larae. "rile -. 
wesfbilund approach bas a IeL't-gum lane, s thmugh fane and a sha;ed ~ f t r o u ~ ~ ~ ~ 6  lane. The narih- 
bautad and southbo1,3und nppraaches each 11nvc a lefi-mrn lane and shwd zPlfou$&g~t lone.. 

Ifighwny 9tdW is cl&sifiecl by rhe Oregon Defsan~nwrt of 'rmgpnation as a Regional fiighway. It  
gmemliy has a iwo-fane cr~~sa-sectiorr, but widens cn four Zaues h m  spprorintstety 500 Feet sourh of 
P3 Circle Xfmievard to ammxienaiely $0 feet nt>nts of Pa Conifer Boulewrd. A~?gmxEtttetely O,ZfM 
feet north n?Wit Btrclranan Avenue i t  d i vwa  to fonn n caopler, wigh noahbound tmflrc: on 3" 
Street and s6rtfrfibund tmEe on NU' -Igh Streei, The w!ed npwd Iimil i s  SC) ntpfi in ffre sectjon 
nnriXr of rlic coufllet, reduces m 40 rnftl~ bnxrem rkr: sttlrt of the coupEet and 500 f& north sf Polk 
Avenue. and d u c a  hn11sr ta 25 mylr between Po& Avenue and tttc sauih md of d ~ r  couplet. 

I$re intersecliun ofM Circle Boulcvarc? at Higt:il\sray Ql)$tr is earzkmlled by an sri&fil-piraw kmfTic tlig 
11al. All stpgroacllcs h~vepmtetcrect tea-turn ~*ltasinp. " n ~ e  mstbourtd apflowll has n irf\*rum h e ,  
two ffirougl, fanes and a right-tam hnc. Thc northbgund approach has dual lefi-tun1 lanes* ~ s ,  arougl~ 



nzrd a shaibcd tlaruu@~/ngbl-runt lanr, 31tr 0 t h ~  two approaches each hiwe 8 Irfr-turrt Iane, 8 tltrough 
Innc and u siiimed rhrcrugh'iig!~!lrl lane, 

NW gut YLPCL'I has a five-lane cross-seetiat\ including a crnrer ~WO-IV~J* left turn lane wit11 n posted 
speed dimit  of 35 mptr in the vicinity of NW Circle Roulrvard. Curbs, gtittms. sidetvalks and bicycle 
lanes are ir i  place on h t i x  sides of the roadway, 

The intersection of N\I" G'iirle Bnuleunrd at NiyW 9''' Srrccr is eonwnf ted by un ci&t-phase &aff!c sig- 
nal. All aflproaelies t law a IeEi-turn lane ~4012 protected ltlmsing, a through lam- ~ n r l  il shared 
rtlrougltltigtet latte. 

*l he Comi~His-Lebanon N i g h w  [OIi 34) is clnssiiieit by rite Oregon aa u Stu~ctewidc Expressruny. 11 
has n fivelane cross-section inctudirig a center twa-way left-runi lmc mst of dlc: Mesport-Corvnllis 
Highway Bylmss. 7b rl~e west, it divides into a couplet F~"ont~ed by flarrisorl Boulevard and Van f3u- 
refi Bvcnuc, Tltc Harrison Boulevarci h r i d ~ e  hzs rwa \vrsitmlmd travel Ianm, which tvidert m a 
thzee-lane crass mcticsrr w e ~ t  u ~ H W  2'' Strt%i, The 6bnn B ~ W I  Street irsjtlge !rag a single msthu~ind 
trai'el iimr, nisa widerting tu n rhree-lane cross-sction u a t  uf f*iW Slrcc.;, 11 has a posted speed 
Enrit of49 mph in the sianiry ofthe tu'evafl-f  wallrs I f r g h e ~ y  B~ypas, reducing ttr 22 mmph ap- 
ttranitnalely 600 feet to the wmr ns fhc couplet begins. 

n ~ e  intmecfion oTQR 34 st ihr Nc\\?)ofl-C*wallis Highway Bypass is controlled by a rnGc signal 
Pzotsted left-turn plming is  provided Scrr the easrbotmd md \ticstbound ifitrrueerioa approaches, 
whik fltc rtortllbnunri rind sourhbmnd ham ~ ~ i n e d  {eft-r~tm pl~asinp. *f?1r msrbaua4 and weel- 
bouild app~usches each bave a Icfi-rum lane, a ~Etmugkt lane and a shared rhmugtt!egl~a Isnc Tk~r 
nofihbour~d anomacin lms ia sI-rftfed Icft~thrsurZ~ Iurac arid an cxdusive rig31t-runt. Inne. The sautlr- * .  ... - 
h n n d  approach Itits a single, dtarerl Isnc Sitr all movements, 

-Ihe inlersrchon s f  hJ#' Mamson Boulevard at NW 2""trect ir con&otlcd by a trafFrc sig~xal, TItc 
t'~~cstbound Elamson Unvlevard apl3roach hss a lefidthraugli lunc and a ~hrouglv'nght lane. The north- 
bound 2""~eet approach has a left-tam lanc and il Iltrough lane 'Ihe srruihbound approarch has a 
tlzrausit lane and a ~glrt-turn Iarac. 

The inlrssectiun ufNW Van Burm Avenue at &&Iz 2'' SStscer Is controllwi by n tmEc sigrmal. 231s 
eastbottnd I4arriron Baulrvild approadz has a teftitttrough fatie, an esclusive thritugh lane and a 
thraugIdrigilk lane. "lwhc soukhbound approach Irur; a left-turn lane and an exclur;i\e thrauph lane, The 
sautl~ Icg ofttit. i r t r ~ ~ r i n n  has nu al~yroach lanes since 2"" Strcrt is a anc-\vuy wed southbouad 
south of flnrrisun Bnulevard. 

711e izstmectioxt Malrisun Boulet.ctrd at WV 3" Street is e~ntmUed by a ~ a E e  s i ~ ~ a l .  l-t~c 
westbound 7Ianison BouJsuard ilpprwacir lras two tlrrcaugh fanes and r tkrougi~:iririgl!tlir lane. Tile rtarflr- 
bound ~ p p r ~ a c h  his an cxcJusibfe iefi-tun) iatlr, a shared Ie1:t:thrrzugb rune auti au trxcfusiwc: rhruugI~ 
lane. 

Tnc intersection of NW Van Buren Avcnue at NU' 3" Street is canualled by a h-nfic signal. The 
e,~st!mund Van Buren Avenue upproacfr has a kliJthrsu& iane and two &xelu.cirre zEtroug21 IIIUICW~. The 
nadhbaund appmach has rwa exciusivc &mugb tan= and n thmrughirighs fear. 



"fie intersection oFN\S" Nanison Boulevard cr R"\V 4'' Street is cantrolled by a mffic signal. Ihe 
xrmthund appmach hits a IC~L;~!KQU& lane and two exclusive thmugh Iancs, 7he sc~uthbnund ap- 
proach has a Icfiithrrzuglt lane and an exclwirr tllrouglt ianc. 

The intrrr;ectiorr of l\iW Van Buren Averiiie at H W  4".'" Streel is  c43ntrolled by i t  traffic sig~latl. Tfre 
eastbound Van Btrrrsn rbvenue ~lppruact~ ftas three exclusive rhrougli imes and a fight-turn t;utt.. The 
buuihbound upprosdl hits a fcftItf1rougix latle and two aclosiue throu& lartcs. 

Figure 1 an page nine shows the project sludy area, including the mdpis intcpseciion corrfrwtioc\s 
nad traffic currtrol ddcvices ns well as t11e location af the subject proJxrry. 
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SV~CSUI  ~ X S R S ~ P C I ~ ~ ~ ~ ~ O R  piianalltng and analysi~ fcfmns faavc h<:n ~xw~calrsly pqsurd in analyze signtf- 
icanf intraections and dercuniae ntrtmtittl ntitib~atiori, 7Tre Cnrarlfli?; Area MMdsc~pt!tirrm ?iran&~~sa- 
lion Plan, X>arinntinn 7,030 {~itc~il) rspora kiiirlYrliti S L : V ~ ! I  inlcrsecfz~tf~, witt;i;llt t lx  City, rriclud- 
In8 s 15urnblrr of the subject iiltewmtiuns, TStc s u k ~ ~ t  irttcnccriono that an. dlstzuvscrf irr tlrar mport 
end sage dso in~tudttld in tItis study areit are: 

"Titese tntmccrielns rs'crr. slmlalyzd for h t t r  mrminp ~rrd ex*.\.s;.nirlp peak hwrir crsnPliriuns 

!diarurEc C Y ~ ~ % C  counts were U B C ~  81 rhs ir~tenc~dun cjf Circle Uortlevard and IVainut I3o~tevard and 
tltc NX1 cnmpus access unto HIghw;ey 20, sincc thc3e inrcnectriina Herr  F ~ O I  ind~libed in the afnrmerr- 
Iraned td;actrmcnrs. TmfEc cnmt &iiia is  provided iin the appendix, 

I-ar ktoih rlic CAMPO and CiVRC, rmffic a>una and nvt~ilal~ie iittcmcdticsxm xtndysis clrutpttt w a e  
wed far thi; WA~ to stablish baudbe, or "*existi~~;g~~sa;nifi~irt.rrs, B";itsc coi~diti~ns &?reseat a base 
iiilc fw ax~ t ina i~ t t  aof future conditi- md Bmvc ken adjwtcd fer se1~lansl tta~jlfima6, 10 &is re- 
pra ,  :Inc ~ * t ~ l u ~ f g a  were ni74 &-it3-& to a c~s~m~oa  aniardfprs yea;., as frhey we l;"iwaliy i ~ t m d d  E" 
sbyrb*k-ar IawIEm ca~~d%i:in~~x Mw~mvm* &paic muaia ia Cc~nsllia Eaw &w, band tit be rciati*&y 
S W ~ ~ C ,  {PC ira sttale istsiarscs, dkwmQ?ag* &-I.*. dw 8s ecot~otn~ earidiriovir, A 'r'rd~i%bi across a 
swl l  astgah~ in re iw for ba&jis,.;7 maditl~81s %ill SS,@ *71-1$~6al4~* change f%w ~%r"?,a119 ~f l i $ ~  maQysi+ 







Bath &e GAXIIPO and Cisruallis Wilamette E v a  Cmssing repons atralyzc rhc study m a  mtcrsrc- 
tioris for exisring condidons. The CAMP(> repan did a o ~  B J ~ B ~ ~ Z C  Fbr mortring peak I~our cnncliriuns; 
titerefw, Some nfrhe snrdy area irrrerr;eclinttr; were on1y anafyiled far e.;et~ig_e p e l  hour et~ndiiiuns. 
Upon conpnnng recent nnanual tumuig movmcnt cozlnts and tile llistoricd data, it vvas determind 
that the eve~rii~g peak bout volumes generally cxcecd ~ h r  ~~lorningwak {tour volumes. Sirnilirrly, the 
opcratinnal analysis r e s u l ~  indicate that ihc cvcning peak itour is Ihc critical period. Aecardinply. 
tlte ptinnclw hens ofrllis analysis is nrt interrecritrtt gerratiat~ dudng tlte evening peak Irour. 

For afI signalized intmscctianu, A saturntion flow rite o f  18015 passmgm cars pctr hour per lane \rus 
used, ?his i s  consisterlt with the s ~ ~ a l p i s  done- for borh CAWPO and CRrRC'. All ~ n l y a i s  prtnmo- 
ters from barb doeutnents were xpreduted to the extent possible to replicate inlersedion perfor- 
tnance. TLIh includes tm-raf-Tii. signid liruirtg &a, peak: hour factow, heavy ~~ehielc pe t l rapes ,  and 
other analysis psmmeters. 

The C.bbfPO repan shews that the sttlily int~rscctions along Circle Boblcvard are functioning tvirhin 
accel~tablc city stmdards, illrhough the intersection of  CireJe DouIrvanf at ftiighway 20 was found tn 
excecd ODQUT's ilk ratio standard. 

lix additioit, CorvalIls ta'illanrene Ether Crossing rc-por~ identified only tswo subject intcrscctions that 
cufrcntiy e x c d  either the City's or OD0 l"-8 operational standards. 1 hc interst?rrrus 01'2~' "1rmt at 
Van B u m  Avenue is Iuz~ctioaing olrm capitciw during the cvcning peak hour as well as farnctioning 
wirtr rcwsannbfy high delays. Muetr of the remorr tltis irr~mctiorr opernres unzcceptably is  the num- 
ber uE lanes it: reritrced h r t r  three txxvel lanes ia one. This results in x hrte imbalance ant1 long 
qumw iz~ the center tttrrougli lane, 

Ilkcinrcrscaion ofthe Soutit Bypass a& Higlltway 34 wils nltja shewn La exceed ODUr's npcsatisnal 
s;lai-rdards. %te dacumer~r also rcgaorts that the intcmection is subject to high ddcirtys itnd fang tqueucs 
it1 the ivestbund direction. 

Level ofservice arid t-jc mlias far tittle momi.iig and everking pmk Ilours sf the study iritmcctions axe: 
shawvri in rbe rnhlcs on pages 24 glad 25. 

Gky ofConsllia ci3rablistres level uf swvrce and vii: ratio stattdarrls for af~rzdked ;and rsnsimali;zed 
intersections En the f 946 Kmnspr,nation Plan These sandads  aft bas& on anaiph procedura det- 
irrg hck to 1955, \&iclt nrc ruth~r antiquated compared in m o d a  intesccEion iuiatysia me&ads. 
For this report, tcvcls of service and v ~ c  ratim we reported bnsed on c u m t  ~nethaclolngy in the 
Pf&If,t .~* Cuj>i~cifl: Mrrrtcril2llD@. Other doro~nents which used diructfy in &is rrpaif sttel~ as 
@&I1"13 sr~cl CWRL>alst3 use thts same meb!i&olegy, so cansiszcncy is tr8rical. The e.%ceptiorr ta 
this is fhe intarseclin~s arilrc IIP cainpus BCCLSB with I.figI~%vay 10, which is dis~wssrd irr derail later 
this repax%. 



To fuestirnirrc trips for hot11 City and Caunty zoning scenarios, trip nres Earn the maiurtl Ce$ncra- 
tic~ti, Eighth Edition, puhlklicd by die Irrstitute orTmnspurtaIiou Eqineers fiTE) wwi: used, Since 
both agencies ellaw &an iildustn'al uses irt [Jlr two mriers l?eirrg compred, land use cede 130, J t r -  
dgat~int ParkT was used in lxlth sccna~os. In addition, voe;lriunal ?;c.f~ools aw sllo+f*& as aa odrighr 
use in fllc Coirslm~~ aonkig district. Sp&fir uses are; adcl~%~fd in more derail blorv 

As es~ntrlislied in other spplicatilm niaterials. a baseline lwei ofdeveloprnent in the cumttt Brraien 
County Uthm lndu~frjal ;cone has kc% rslbblisircd by a ~ilztsinlun~ flour area ratio (FAR) ofO.4. 
13mlton Cornty Commkmity Deveiopnient consumed with the use s f  firis FAR, A tutal of 5 1.27 scres 
an. devefelopable and nut encuxz~bt.~cd by City nntml Features ova3ays. Using rrttis acreag and FAR, 
a totd of 8%-328 squan: feet caf building m a  eauXd k conctnteked. Under the City zming, rhu ap- 
giicnat i s  pruposing a anlasimum flwr mea of 4155,9n5 squm fwr, or 37,422 squ~re feet jess &an the 
ret~~onablc wurst-case dcvctoprne~,t under tllc County zoning. 

Alrhaugl~ there is tin specific industrial use prnpsed at &is time, ilrc range wfuses da i  would he 
allawt?il in the CounQ zoning district were masnined, fh.unty code allnws typical urban iridttstrinl 
uses such as reseiireh, testing, rnanufkcluring, and esseinbly of~uduc ts .  12ltc best mate11 for this 
wide variety of uses is eitfter Ge~~w.cr/ Light irjd~~r.rrial ar Ittd~t>ioIIJnr.K. Of the two, Gcctte~w/Lip;.hr 
I~;jtf~strial llns file btghcst trip ratm, In srdcr to malarain a rwonable de\~r;.lopm@rrt 8,ssurnptiun. the 
higher of r t~c  tsvo uses was i h m w  oui, and fiz&tistrfrrlPark \qras used. 

fa addition to Ihe pmilsusiy mcnliorled indttsrrid uses, rhe Cuunty m n h g  district dlaws a ~~ocslion- 
af schaoi. Accordingly, it %tw assum& that the total buildhg im h cbt: G w t y  of893,329 sqctnrc 
Sect would indude SOP00 square Fmt dwofrd to rr vacations1 schaol, with the* balance as Industrial 
Park. Ti-, clculate 1 4 % ~  trip gcneradnn ofrttc t~atlztionaf school, trip rat= were used iiom I=dtld-usr 
code; 534 JuniuriCot~rtrrruri~ Crulltdgr. Titi: trip satcs are has& on the buiiding floor area. The dc- 
scfiptiosl in &c TEE manual of this mtegov ststt3~, ''771is Iand u x  includes two-jtecsr jtmior, cotximu- 
nity, or tmhicaf c~l lega .~ '  

For cor~sigtency and Fnr 8 mAxsenal~le developtnent sssurf~ptic~x~~ Lhe land-use catcguq bd~rsbini Park 
was uscd for dcvetopmrnt wder thc City zoning di~trict. Thc City zoning cadc daes not specifically 
ailaw vo~*ra.ira~~al scl~ools as irtt nutrik:l$frr aiiot$r~d we. 

Ihe  rahlr below affes a compasigt~n ofrfie trip geirtwtioa ptenti:rl for e~tlr  scerra60, Dersited trip 
gaiemrion cn!eulations me atraclxed to Lkig  menromdtrm. 



"TfPBP GKHEX-t riOS SI-'&~&IAKY 

Aifp\f Pt-tzk i l r~ i t r  fdJf Ikak liout. fjkckcf67y 
kr,irttcba 20~;:otrrtig 

X0,OOn 91" Vot:akiunal School 239 2i)J 2z2t#1 
813,328 aT lndustfial Park 683 EiVLJ S , G N  

Total Czaatnrjr Zoning 832 902 73M 
c:ip Zn9tlttg 

895.328 st* 'industsiut Peak 740 768 6.2 18 



Tfre birccricmnl $istribufion of tire rrip was dcrjved based or) the roxsum~?tf,lieti~ that ali site trips ivill 
enter arrd crrr rio. $8 sillgle mint af access otr MW Z~ AVPII~IC. In arliditlan, dcqtirtetiott data takcn 
Frt11.n e Selt~r Zone Asx i~ment  (SZRI rrhrsinmf fr~trn QDOT"?; Travet Bemzirrd Mode! h r  tile Car- 
wllis arcir was cornpird with ckisling tmvc! pattcrn"Zift the project r:tudy area, 

la this tc~ised Ti4, the trip (fs~rihtim pittteni was fzvised !W drx;r~as*~r %Ire irrnouni of  trslPIic m- 
srgrted $0 NtV ?*' Street muih of NLV Va~r Mt~rat AVCYIM, dmpite the SA Emm tile mode1 sbuwing 
illis an a pinxirinmi ~kutc. RDCjT kid . r a i d  cnmcm refisding the ag*&~rc$pe;ttt?t~iqs ofrbc prior bis- 
tf"ibutiorr, since SSW trd Avn?ue i?; ea Iwai street, 'In diis revi=d P'CW~~,  ~ C W H  t r ip ere r:sign& tro SW 
-rd Attez~sne and artere trips are ssig~ed to NW Piarrison and P."W 9F;ata Buren Averaises oTSW 4" 
Street, 

r'igajfe 4 an jmge 17 ~ l ~ o a s s  ~ h f :  tiirrctino:rf dtaraibu!Sarn wd os:3ignrnmt uFxfite :rip during r l z r  morn- 
ing peak ham. Figure 5 rn page t 8 slno\s~s tBc dirariana3 disnpiksnrfjua and ~l%nigmme~t or" sire trips 
duhag 'ilw evwEing gx9k hear.. Rgme ti an p g c  19 sha\\,s a ddi~il view aftkc inboiintlnd and autbafnd 
trip dinfibaimra Venb_gcs through jke D~~vrnto%% Cm21lis grid. 









Oregon" Transpfiatinn Plnntling Rule (TPR) ensures that the tnnsporl;ition systm is capable of 
supporting potential increases ix i  uaffic inrtrrity that could result Eorn ehmgrs to adopted plms and 
land use ~guf- t '  tons. 

The annexation and change frorn uji urban indus~iiiial Cc?unty zone to a City industrial zone wili not 
clienge the functional classii'lcntions of ,my su~oundinp rond;vays. 

As csplairied in tlie Trip Gmcmtian section of Chis analysis, the a~plicaat is pmposing a mtlliimum 
building a m  in tlre City zoning district that i s  considembly less trefEc intensive than a ressonuble 
worst-case develoma~tlt ltnder the current Rertton County zoning. By fiiniting the rnnxirnwli leveI of 
dcvelogment. penaissible on tbc propmy to a Kcvc.1 that doel; aok exceed what is ailowable under ex- 
isting conditions, thc applicant hus assured &at irtc~cases in traffic fronl Bie ~-rmposed deb~eiapmenr. 
cantrot rcsutt in a significmt affect as defined under the TPR. 

Because the City of Con*allis does not place conditions ofnppmval on annexation or m n r  change 
applicatians. a Planned Bcvdopincnt Overlay rqucst and a Dctnil Devclopmmi Plan ~tpplicirtioa 
x<,s?lI be submitted concumnlly with thc wning application, This eizebtes ffle City to affix condidons 
of appmval to the prujtrrty and t.nsure tlrar ihey will apply to any subsequent devcfop~icnl plans for 
the p ropeq  as adiiiiivnal cievetupment occurs in the future. 

A de~ailed mwvmndum nddrtvsing t~.iacfi spccifrc ClenIeflh of  the 'Iimsptlrtation Plnnnmg Kuule is 
inctuded in the iecltnical appendix. 

bqcfadden Properly Anneralion - TanspoiE76on lrnpscl h.aIyslf. - June 17,201 ? 



SITE REVR-OPbiEXT 1kfPACTS 

To rletcmine tlxc intpiicks t)f ibvetctpamerrt on the sruit)l am intenection, tile site triific vulumcs fmrn 
Figura 4 and 5 were added to the existing mominp and evcnhg peak haw traffic valui~~cs. Figures 
7 & S or1 papa 22 and 23 sitaw tljs susrl ol'existing k~f@c volumes and sits trips &am devetopncnt 
of thesite, This was donc at the directim nf City af  Corvallis staRto ifeinorrstmte the incrctncfitsl 
impacfs oJ' site sire\felqment on the Imnsp~n&tivn sysltrrrr in accordance with IJ3C 2,6.30.83,i.2 i'nr 
intmectians tlrat require miiisfic>i~ upurr rite edditiun of? traffic, improvements wen: identified :do 
mitigate the impirrts orsiic mffic in occordancc wifit'n LDC 2.6.30.03.i.3. 

"17ir tPihles on pages 24 and25 slmtr, the aj3emtirzn afthe study a1tl.a tn!a.s&tians lmth far c~isfirs;?. 
ctrnditiuns aiid witix devt"1aprnmt of'tl~c site. Detsikd rapacity anslysis workshets are incltrtted in 

In gmcr~1, ntiligaiiuns wsrz: selected that are calisistcnt with identified nmnspoptaiian projects in both 
C A W 0  md CWKC. 1 he irxrcrscctians nfthc South Bypass a! Wighu'ay 34, Van Buren Avcnitc st 
PQ~ueet, and Harrisorr Boufcvard nt zn' Street experience poor op~a t iun  duritlg tile peak hours, 
wlticit is wdl dncutnirrxted in prior snalyxs, To ~nitignte the inrpacts d tile site, local improsmenis 
were ideirtifilzd tir;tb arc 11ui cillcrl uui specificnily in CAMP0 or CU%RC. I,nnprcm trarisptmarion 
planning cffc~rts such tls thc CRXC repart seek system-wide sdukians to titi8 tmffic cottmskiotr, As 
explsincd ia derail ia this rcparr, tranic From rlcveloptns~tl of Ihe rite is isiclttdtd in these lonptem 
plaaurirrg cFfwns and pt system-xide solution is still spg~rcxpriafe. tlowcvc$, to vatirrtisfy the City's LWC, 
sn~allw luea! imprcsvcm,.menrs were identified thnt would mitigate the impacts fmnl dirvelopm~wt of  h e  







LEVEL Of; SERWCE SmEillARY 
Table 1 of2 

AM Peak Hour PM Peak Hour 
I;C)S vie LOS v/c 

Site llcrlcrc.~s/Ji~,pIti~+c~~ 20 
Existing Coilditions -- -- -- -- 
Existing + Site Trips F s1.0 F r1.0 
Exist + Sitc, Mitigat&* D 0.76 C" 0.85 
* fnstalll signal, NB Icii-rum lane, Sf3 right-turn Ifme, 2 egress lanes 

XP Accc~%~ff~gl i~t~ay 20 
Existing Conditions - -- C 0.03 
Existing 4 Sitc Trips -- -- E* 0,07 
*LOS D based on Resenre Gpcity & 1996 Tmnspnrtation l2~m 

Cilrltr Jloolrcnrdtifigh~t~~~y 20 
Existing Conditions -- - U 0,S9 
Existirig + Sitc Trips - -- F 1.19 
Exist + Site, Mitigated* -- -- C 0.84 
* Constntet sepnrate EB left and right-nrm lanes on Circle Batllevnrd 

Circkr Buufi.1 nxdfiI'ulitut Borrtet ar d 
Existirig Conditions - - C 0.37 
Existirlg + She Trip - - C 0.46 

Circle Bor~im,ardi4 AtSrc% .51rc>d 
Existing Conditions -- me A 0.45 
Existing + Site Trips -- -- B 0.58 

Circle Boub~~at-dIWigI~~i~ny 99 li" 
Existing Corrditions -- -- C 0.72 
Existir~g + Site Trips -- -- D 0.82 

Circle ~artlrt.nrd/p' Str.eet 
Exisling Grrnditians - - B 9.69 
Existing + Sire Trips -- -- D 0.7-5 

LOS = Level of Service 
ulc Volume-to-Capacity Ratio 

h4cFadden Propriy hnnexiilion - Trsnspe&tlon Empact -%alpis - June 17,20: 1 



IaEVEL CIF SERFr1IIE SLitX3lriRV 

Table 2 or2 

AX Peak Hour P&l PC& Hour 
I,OS vic I.OS vlc 

Sa~irlr &pnss/&iigl~rr.ny 34 
Existing Conditiorts E 0.98 F 1.35 
Existing 4 Site -1-rips E 1 .a4 F 133 
Exist + Site, Mitigated* E 0.91 F f .06 
* Consrnict dual; NB riglzr-tun1 Inncs or! South Bypass 

Mrrn.is~)n ~uufcr~ut.dl2" Siri~cy~ 
Existing Conditions F 0.82 C 0,79 
Existing + Site Trips F 0.85 C 0.90 
Exist + Sitc. Mitigated* C 0.74 L' 0.83 
* Construct WB right-nun lane on Elamison Boulevxd 

%rz ~~ttrerr ~illwlrtt712'~ SSII.CC?I 
Existing rnndikinns t l  0.76 F 1 Of3 
Existing + Site Trips 1) 0.76 F 1.18 
Exist + Sitc, Mitigated * C D.52 C 0.57 
* Bridge widening or qlacemcnt for txvo El3 tnrx el lanes 

IIavi,rort ~ou/cltni'd/3" Street 
Existing Condirions A 0.65 A 0.63 
Existing 4 Site Trips B Odt ;  A 0,6S 

Van Buren ~ r r ? ~ ~ i c / ~ '  Street 
Esigtitlg f onditiaxta R 0.64 D 0.89 
Existing i- Sire Trips B 0.69 D 0.90 

Nctr~isurr ~ozile~artI/#~freet  
Existing Conditions I3 0.56 f3 0.59 
Existing i Sire 'Trips I? 0.57 U 0.61 

Fan Btrwr ~1*erflte/4" Street 
Existing Conditions A 0.47 R 0'57 
Esistiag +- Site Trips R 0.49 B 0.60 

I.OS = h e 1  of Service 
vtc = Irolumc-to-Capacity Ratio 



With c~))lzpltqe build out of rllr siie, the access ti3 Highway 20 ivjli Sail ant1 apa-ate aver capacity ;IS 
an unsig~idized inresection, TmRi~ic signal vsamm1s will clmrly bi: satisfied, and separate lei? nnd 
right-turn lanes on Hi&~hway 20 tVii1 also be required. Wirli &me mitigations in place, the intcmrc- 
tion will operate accwtsbly tit site build out ns shown in thc fabibla above. 

Tttc sire access htemecrion was anslyzed for wullic sipal  rzrawdn@ iili accu&~ce triil-r prt~cedurm - 
from UDCaT's Analysis Froc&urt"$ Mmual. T w  t>Fibc i ~ R i c  signal wamnts h r n  tInt2{#9 Manuirl ;5 
ori Unifom Control Devices (MUTCD), published by the U.S. Dmrment of Trmpmtion,  Fedrrr- o o 
81 Higilway Adrtlinismtion, wme ~uutluated ot rtlc intmwbon under trie existing plus sire trips mn- 4 
didoas. The two %*wants evaluated are the Mirtimun.r Vekcular Volume Warrant, FtPamnt 1, and .C 

tlte Pnnk Etarw Wnmnt, Wucanr 3. "RIG Gght-turn d l~c t ion  was calculatrrt in nccnrrtzanee wit11 f 
ODOT policy, IIhr 70-perccmt warrants were used since travel speeds on Highway 20 nn: in excess z 
of 40 mph. 

a 
r - 
; 

Wighrv~~v 2U ttf NP AC<*~S.E. IZ 

Baeci on f-I[gI~tr*~y L'nj~tteirfr~itfnntrtri 2000 netttodolog>< this intmsection d e p d s  Tfom Iwcl af 5 
service C to lcvcl orsiznilzt. E &ih addition af site: trips. ft  is importan1 to under:rstnt~~d thnr &is level %! k 
of service spplirs otr& ta Ute feCt turns exiting the campus. l E s  vafurne is vcty 10%; with only sewn 
vchiclcs during rhe ehafning pcak hour. "f ie  muiuing 1,556 vchiclcs mtering tile intersmiion dur- 

2 2 
ing &c peak fiou~ are either free Rou~ing with no delay or are ommting at u favornlsfr level ds*; $ % 
rrice. This le&-turn witrrxr is very law since drive= betide6 nor& arc much more canz*mient'iy 
sewed by the direct access to Circle Baukvard. 

f i r  t ime rcasous, it is neither kltacticaf nor rcso~~~tit~iidcci rnitigatinn k probided for anly sevei~ ve- 
hicles du&g the peak hour. Moreover, when examined in terms oFReservc Capacity, which i s  con- 
sistenl with the City% f W6; Tri*nspor"mtio~ Plan, l i ~ e  left-Ium movement out uf tilesite has s ramc 
capcity of i 12 velliclw, I l l i s  etluares to an rrc~ptsblc frve! of service D irr Table 3-10 uf the 
Tmnspo~ation Plan. 

N&Ji~qv 30 (11 Ckcfe Barrlrterlrd 

Pxeserrtly Bere is only a single e~stbaurrd lane an Circle Bauleuart-f as it ilpproadtrs IIi$wriy 20. 
Tile ChiI.3f'O n23srt idea1i5es a four-lane cmss-section on Circle Ruulevarrl :rs a I:i~iar~~ial!y Con- 
mined Pmject. %qlile there i s  a rigb!-mm narc ;ll the intmectio~, a queue oTieft-mming vehieies 
easily blacks a c a s  to Ehe Bar& epprrroch. Xnstalling dud Icfi-turn laam mJ s r i a l - t m  lalc would 
mitigate the impacts &om site dm~elopment and garrally be consistent w4& the cnnf pnt ian  of 
Cirrrlc Boutward &at is cr>f~sidered in the C&%PEP i ~ zu r t .  

A-r discussed prtlriously, these tf1rii.c ktmsec;'ctions are eunmfb apating o~vereapxitg. durjng peak 
cunditions, wltich will k exac~~batcd by aadditiansl km@c h m  ilic sia. Zlicre are rra FinmnnciaIb 
Corrstreiired iirnltrnvanme identilied in either the CpWPCj ar C\rPRC E p n s  tor tltis intmsectian, 
since these rlc4cunmts consitter a system-rvidc imirrover~xent, 



The 2030 pt ojccred irvfiic valtmme,~ strere obtzii~ltci fPom the City's Comllis Area bfetroplita~t 
Tmnspss~ation Plan, Illestinrrrictn "2030 (CAMP01 rapopt, Tkterel?ctrt irzctudetr 2630 iraltkt~tes For the 
strtdy in&en;ectinns along Circle Boulevard. 

For dte inlmeciizms in thc dos*ntown are%. the Corvallis Willnsttatr Riwr Crosslag rcpun tws uscil. 
This regxln iticfu&s prr$ecttlzt 2030 b~f f i c  volumes far rile subject iilimections in tlrc datwtlifit~ 
arm. Thc Conretiis !lTiiltlmettc River Cl'mssing report inclirtles nmuftiple build acenafios that identify 
specific improvements to the subject streas m d  intmeetias~s. It is stated in the s u m w  of the re- 
port that tf~e no-buiid sccriaria canfon~~cd inusl ctoseiy fu ff~c voIuines analyzed it1 ltrc CAMPO re- 
pan and for this the nu-build vcrlumes were used fnr this analysis. 

Becteuec the subject prnp&%qf is wirllin tire Urhn Gras+f!lr floun&ry strld is incltidrd ns dttvelupablr 
area in ibr City's Comprehensive Plan, the Icnpacts of the industrial development "ittithin rhc City we 
included in the C M I S  end ConratfEs Willamette Riter Crossing reports. The roncl~tsinns and mi- 
tigatiorts fur 2030 corrditinns shorr?~ in those report ~ t . i l f  include the site traffic. While some opera- 
rionul pmblerns err? ider~tified under ifre year 2010 no-build cortcijtions analysis, al~l>rupriute mitiga- 
tions are nlsu identified for tkac rleficicitcic$+ 31s propogd City zoning wil l  not result in tile need 
Tar additional mitigatiorrs irr 2030 beyond ttiosi: eox~itnnplaled in the previous analyses. 

Figt~rs? 9 on page 28 sliows ttre )fear 20311 eventrtg ymk Iluair 1r~ft2c volutrtes. 
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Tlre applicsnt tias proposed that e maximum grass floor arm afS55.906 squarer feet bc established 
for &he suttjrct pro~ye~y:. 716s lizlritariun will ensari: titar !lie rnasi~at~un clciie16lyrrrctat ptet~tial of the 
subjecr pmilelrly is klo\v %vt~ar is allawabie undcr d ~ c  existirrg touxity zoning. 

In order to snake tkr proposed nmasimutn floor arm eniinrcenble, the applicitnt his prowsrd a devcl- 
opnlcnt concurwnrly with the mne~ation and mnc change propsal. The &\~elopmenr will cnnsist 
only of irtstdlatina nCa sidewnlk alorrg illr; site frontage; htrwever if will becnclir~tberrrl w i h  the 
propnsed rrraxitntrrn gross floor area restfiction, which :hvilI apply to all Future developtne~st applica- 
tions far the proper&. Using Ihzs approach. the zpplicant and Ciky have an appropriate means La 
ereme an mikrcaMc limiratinrl on future dmiopmmi afthe propeay, 

City of Cowallis Land Drvrttoy,a~err[ &de Cbapicr 2.6 uuitt&iiins reskew criterro for smexot~oas, *I%e 
criteria that apply to transpfltltian and traffic impacts are qualed in itulier md addrt-ssed individual- 
ly below, 

T'hc existing capacity and upration ofthe nanspadniion spfm is addressed in thc hist ing Cnadl- 
tiom =ction b~~ir tning on page fLe, 

2.&3U.Df(i)(zl 
Srctteacrttr q{'her@o.~@lrt de~nnnd-f&t. rl1efrrcif1fit.s rl~at rriill he g@t~et.ul~rJ lv rke prqi>$e~f  A~tntre.ri~ti~srr. 
Tite npplitlutrr sl1all ~@CY ti? f11e r~itrzriu nf'tire City i t f i rr- i l l~8 nrmrcr pfurt.s, eztl?tihh!e tttn the Gfty E ~ I -  
git~incrm to deternrinu liw m~~tf t f~c/ f> / f~&~ r~seff I0 ~ ) ~ f i ~ ~ t a ~ ~ ~ ~ f l i b ~ i ~ ~ ~ ~ c ~ ~ i ~  tE~n:~zrttl;(.. /nfi)rtilfili@it re2~ft'N! 
m at1 acnrrzl dtri'~~tapnmitprqrk>*~l may bc inclrrricifI@r i ~ f o m u f i o r m l p ~ ~ p u . ~ ~ ~ ~ ~ .  Ar minfrrrrini, rlrc 
iientanil cn fcrrlrrrisrrs rmc~cicifcrt rt*ifir zjirJrfi rnrlga i?lc.t~?optnen/porc*n/inl &in, 10 ~ I C L X . ]  under 
pr~pweri &ad irscs desigilarinrz~ $half riL, adciresscd i t i  r l r ~  nnrrbsis: 

"k examine the bcremenral impacts af develomcnt on the site. tbe site trips were added to existing 
morning and evcning peak hour traffic a-olumc\, Thc impacts of lkt  site wire quanrigcd and result- 
ing intcrsccriotr Im~~rnvcmcnts were idmtified. Thro is explained .din detail in the Site Dcvelnpmrnr 
Impacts section begi~azirig on page 21. 

hl$&asn Proway Annrtxatlon - "iranwmlion impscl Analysrs - Jum 17,201 3 



_7*&3U.#.3(0f3) 
,YItitr:nzr.rrr r~~itl~li~i~~ncrlJi~ciIi~ic.c rrquir~9d msrf lftr !r~m-~ttsi:iI Rmxr~zd rndpltg~~irtg qf',~11chfacili- 
rics irr rrcsarriunce tcitfi pf.oj~zc!i¶d cfc*mzcirrci. The tip~plil'anf sirrift re~iC?t~* ir'tiapted pt~bfic~fircilj~y~"1~~ns. 
mzisfer plnra, nud rn~~~ikr! irry~n~t.~.mcwl~~rc'fgr1itti3'. nrui srale tvheffter nrf~Iifiorml$~cilifi~~s map i~/aitjtt*cI 
nrpr~grgtlttrred~fir ifre Anrre.xcrliori urea, X?!flit~frrrinn refate<! to rrtr rrdldnt de~+e~op~ne?~lprop~sa~ nrc;.~~ 
be. i?~rlud@d jbr irfuntm~~iomnfprtr~~uo~".~~ Af rriir~irtrtrtr~, Ihe (-1etrwtid t:u~cuiuiifft~s u~sffcittte~d nti!/r /he 
fit11 rnrtge ofclevelnj~tiiwd p~f~llticzf (ntiti. i%) nrtx.) ~utder tflc' propaxed [and trses dcsk~~arions ,~f~a'mN 
I ~ P  I I ~ L I P F S S C ~  irt f/re ot~e(vsis: 

With the props& limisaaioa orr devdopntent en rkc site, tl~e i~crea$ed dansnd 8 result of the 
praposetl mnexation is zeru. The eventual dewdopmsr~t iviI1 be ctonsisttnt with the City tof Camallis 
Cornpru'1mivc Plan rtnd will not incrmse dcveloplaent potential nbovc ivbnt was cansiderd in ihr 
Transpanatinn Sststem Plan. Still, deveiopmmt of rhe site &if add trips, tu the transw~atian srsstm 
that are cumnt6not  pmeni. As stated p~c\.irruslq., site trips were s&ed to ssisiing'intcmcet& 2.a- 

furiles and mitignlinns \vm id~qtiEcld a a rrt.su11 of site de\relapment. 31au;e mitigaticms we idwfi- 
Eed an prrg 2 f . 

l31e scope c f  work for this traFlic impact study wa.~ negotiated n<th he City rrf &ranallis. In ad&- 
tiou, thc Oregon Dcparttmen~ of Traaspfintion (ODOTj did p m ~ d c  n detnild ss6opr of work for ti 
rrafiie impc t  study in July of Zltll9. "Ihat scai3e nf work was prepared consrdehng en essurncd irr- 
crafns~in &vefopmen:nl puterrtiill on itle site in n~rt\cing $ir<xn the &atair Counly tirilal Induskrial mile 
to  &r: City of G~rtxllis Grnaal Jttdustrjilt %sic. As dai1aratn5ied in the Trip Gcaerstion analysis: itn 
page 14, the- nnnmrrcion as prc'rposrri sill dccreust. the d e d a p m m t  pimtial of thc sir& B ~ s u s e  of 
this, thc scope of &is reporf is more limired in scope thnrt ihc lufy 2009 scope prosided by OBQT. 

i t  is recognkecd that at the time of significant dcvulopmcnt on tthc site, a dzrtniled traffic intpsd study 
wifi be rcynired, itlcluding detsitc<% :if~>eratianrtl analyses of roadwnp and inmscctions tltnt will hs 
impacted by the rievelopxnsrtr us ympused. As al>pmopn'nre, tnr'tigafion will k pmpsed $la eccara- 
modate dcvetopmmt on idle site ar rjrat tttnc. 

At the time ufsig~ilicant develupal~~t  on ilra site, tmnspurlatiotr bcilitics cvilf be iirryrilscd as sp- 
prop~atc to mrnpIy wiih Ch:"hapt;rr4.0. Becanse rhe, annexatinn and change in zoning is crtrnsistcnr 
with the City's; sdoptrctd Comprchatsivrz I%n and wiiI nor raulit in an i n ~ ~ e a s c  in trip genmtion pu- 
tarrial an the sit% the rranspanatian system cansidered irr the Regional Tmnsprtatinn Man wfleels 
tltu lonptcarn a ~ a t i o n  of &c systcnl with urbarl devetapu~m~ on Uzc sitc. 



Tile City'e C"ortiprei~:fretxsivc tal;rrr tosasiders urb:irt rrtdustn"sl dcvrluprtciknt 011 l f l ia  srtr, and DItr pro- 
posed GI riesignakiua is cansisteat tvith the Plan. As such, the ilrrncxatlon, esinhlishntenr of dtc GI 
Wac, aird r\cntual clcc~lopn~cnt an tlitc silc 1s grircmlly cntt~tatihlt. \r,itli sttrmunding wtinshmrtatlan 
fi3cflities. 
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To: Jason Yaich, City of Cawallis 

FRO,M: Todd E. Mobley, PE, PTOE 

DATE: September 2 1,20 1 1 

SUBJECT: McFadden Annexation 
Response to Commwls cllt ?1A Addendum 

This ~nen~omndum is written in response to comments from both the O w n  Deparment of 
Transpartation (0DOT) and the City of Contallis. Comments &om both agencies were received 
following the submilCal of the Surle 17,201 1 Revised Tmnsportittion Impact Analysis.(TIA). The 
memom~dum should be consideid an addendum to the 1'IA. 

Before addressing these comments, it is important to reiterate some points from the Report Purpose 
section on page three of the n A .  The following points are discussed in detail in that .%tion: 

-+ Ihe  annexation of the subject property will not result in any i n c m e  in potentiat trip 
generation. V~a t  is, the level of development considered in iliis 71A could be constructed 
today, without the subject annexation, within the current County zoning. 

-+ ?%is is  intended to be a limited-scope report. The scope of work was agreed upon with the 
City of Corvallis before work on the TIA began. It is not intended to satisfy ODOT3s 
detailed analysis policies md metf~odology requirements. The TranspoFtation Planning Rule 
has already been addressed to the satisfaction of ODO?'. 

-+ The TIA is prepad expressly to satisfy Chapter 2.6 ofthe City of Cornailis Land 
Development Code. It is a tool for use by the City to deternine the reasonable worst-case 
tmsportation iri~pacts from development ofthc site ibr use in planning and prioritizitig 
transportation improvement projects. 

-+ 'J'rips froin develapment of this site arc a~retldy accounted for in recent mnsportation 
planning dmuments such as CAMPQ and tine Contallis Willameb fiver Crossing (CWRC) 
reports. 

Originally, comments were received from OM3T foliowing the submittal of the prior May 6,201 1 
TXA. The O W T  comnlents are dated May 20,201 1. The TIA was subsequeniiy revised and the 

" 

current June 17,201 1 versior~ incorporated many of the OMIT comments. This is explained in the 
last: paragraph on page three ofthe cumnt T1A. Despite these revisions, O W T  simply re-issued 
&eir May 20,201 1 comments in response to the June 17,201 1 EA.  Tl~ose Eomrnents are quoted in 
italics belo\+f with a response immediately following. Where appropfiate, individual eatnmmts are 
truncated for brevity. 



Jason Yaich 
September 2 1,20 1 1 

Page 2 of 1 1 

Ilze TIS states at several locations that inforrnafiotr prduced in other reprls, two of which were 
prepared by @DOT, h a  beet? relied upon toprepme the TIS.,. Where ana@.~is@o~iz other reports has 
been wed, phofocopies of ~ I M I  other analysis should be i~tcluded as an appendix ... 
In the June 17 'I'IA, suwrting documentation and pages h r n  prior reports are included in the ap- 
pendix. In addition, specifi references arc: included in the 71A to make it char which report is rcfe- 
renced and for what data. 

T k  TIS slrazrld / m e  included queuing ma&se.s and trufic ~~rogreaion analysis at aN inferscctiorzs 
with t r e e  signuIs u?zdui d l  irtIersecfior&s w11ere fra@c sigvtais are proposed. As a resrtit, it is m z -  
cieur how intersections will be aJecfed by site-refafed fr@c. 

As explained on page three of the TlA and below in item #I8 of the CiQ of Corvallis wmments, 
queuing calculatior~s arc not provided, nor arc they necessary fbr the purpose of this analysis. 
Queuing calctilations will be included in subsquent tr&c impact studies that will be required at 

the time of development. This was discussed with City staff prior to the submittal of the June 17, 
201 1 TIA. 

Tht. repar1 dues not make clear iviurf assumtpfions Izwe been rured to addrr?sfidizire gmwtlt in fiack- 
groutld rrctflc vo1u1ne.s. flze anu&sis aszrmef the project isfdk built-out in the "nmrfurure, '" barf 
does isor e+~rublish whnf "nearfrttt~re" ntemis. 

The June 17,201 1 TlA clearly documents that the site trips from full development of the site were 
added to existing traflFic volumes. The reasming for this approach is discussed in detail oil page 
three of the TXA. 

Tile de.scription of ii?e OR-YYW/Circle Blvd infersectiori is not correct. The norlkbout~d upprouch 
conl'aifts two northbound lefi~urn lanes. 

The description was corrected in the June 17,201 1 TIA. 

The reporf reJerertce.s "historic Ira-c counts, " but if does nol establish ttrlien flzese cotin~s ~verc fuk- 
en and rzo copies ofthe retrertced fr&c counts were included in the appendix. 

In the June 17,201 1 TLA and below in item #i7 of the City cornmcnts, fl~e dates and details of specif- 
ic traffic count data are given. In addition, trrtFfic count data was included in the appendix. 

 figure^ 4 und 5 indicate 38percent of site-generated f ra fc  pmsa throzrgh the Circle BlvcVS 
Acre.s Road intersecfion, but irtfersection opralians rla not change ... 

The entire capacity analysis was uftdated in the June 17,201 1 TIA and this comment is no lonpr 
qplicable. The revised TIA shows a measurable impact from site traffic. 



Jasotl Yaich 
September 2 1,201 '1 

Page 3 of l J 

Tile T& inupprfp~-iure& disrriht~~es size-gcnmuted vehicle frfp.7 info ffle Irunsporfafiorz sysfenr. Y m  
Buren A~cniu~ is an arteriui street mfering Ifit. dow,mwsn area, but no inhorrrrd ~whicles ure generat- 
ed from this sireet wesf off;uwfh Street. Ten percent ofotrrhourzd vehicle.~ are distribgite<l to Secortd 
Streef snuffi qf YQIT Daren Avenue. T/fis ntisuIIocates throrcgfi traflc to a i d  sireet with n posled 
.speed of 20 mph IPtarprovincs m e s s  fo htvntown busi~zes.~tts ... 

The trip distribution was revised foflowing the May 6,201 1 11A to address these comnlents as ~vell 
as olllers from the City of Corvallis. The revised June 17,201 1 TIA reflects 'the updated dislribution. 
Tllis is also discussed in item #9 below in the City of Corvallis cornmen&. 

A two-Ime FUPI Bmetz bridge b ussutrtedto exBtfw thisprtiort #the mu&$& as the only '>raclic- 
ul lnitigufiorl " fm iniersecfion operution: 27ze bridge is neither piatzned nor is 1 progrmtnied A 
two-lane bridge does not exist, mil f k r e  is nopro~~ect in /he Sfate Trmspor/ation lirq)rovement Pro- 
gram to c o n s ~ z ~ c ~  o bridge. TIE Comafiis McfropoIitan Pla~t~ling .C2qm&atior1's Regional Trans- 
porlation Plan does not u.vsume that such a b&ge wiif be constrzlcteil ;vithi,t the 2030&nrrirtg Im- 
rizon. It is irrappropria& lo rely upon jItisfu&/i@ unless xhis irnprot~ernoni is ~eedcd ril c o r ~ c t i o n  
with propry deve fopment. 

A two-lane bridge is not "'relied upon" in inhe TIA. It is not t l ~ c  burden of this TIA to show that im- 
pravenletib to accommodate the annexation ant planned or even funded. It has: been well estab- 
lished, and ODOT has agreed, that the site a n  generate as much trafEc today, under the County zon- 
ing, as if will aftcr annexalian into the City. As such, thew is no inereax: in trip generation patenrial 
GS a result of this amexation, and the planned long-tenn m s p m t i o n  system need not cllange as a 
result of itais application. It is tnte that neither Ihc STlP nor CAMP0 consider a two-lane bridge. 
Still, the need for a Lnir~sportation solution is evident, hence the prepmtion of the Cowallis WilIa- 
metre River Crossing (C'VVRC) report. A ttansportation solution like those considered in the GWRC 
report is necded for future throughout Corvallis as \all 8s portions of Benton and Linn Coun- 
ties. 

Chapter 2.6 of the CorvalIis Land Development Code q u i r e s  thd 3nIfashucttiw needs be identified. 
A two-lane bridge is identiftcd as a solution lo a rcxognirzd capacity constraint and absent ariy c)tf~er 
adopted or planned improvement, the TIA notes that this would resolve the conslraint, 

... site iruflc exiiittg tfw site so~fhb<~ur&a~d h e  soutMounfi US-20 fra$c voftdnie does not e q d  fhe 
tpaflic volurnex sJlowrz at the Second Sireet/Hmi~on Boulevapd infmsectiort ... 
79tese volumes are not equal, nor should they be equal. Betbveen athe site access location and the in- 
teswtion of Swond Street and Fhison Boulevwd there are five public s&& intersetions and 
many cammcrcial driveways. ft is impossible for the @a%c volumes between these locations to bal- 
ance. 

%is dixussion prmztmes that ntajor i~ttproveniei?is to siufe Ii&h~q~facilifies exist. ..I$ is nor uppro- 
priafe to consider such mitigafiom ut2le.w fhc pmjecf i.s : I) afidedproject irt the State Trc~nsporta- 
iirjn I~pro~rement Program, 2) calied for in ihefiu~~eial& con.~iruinedporlion of the Repionf11 



Jason Yaich 
September 21,20 1 1 

Page 4 of 1 1 

Transprfatior~ Plan, or 3) is a mitigafioii to be$mded itt conjunction with lhe change iw zorting 

As explained in detail on page three of the TIA, this report is intended only to address Chapter 2.6 of 
the Gorvaflis Land Development Code (LRC). Tlie LI3C does not mandate that assumed improve- 
ments be planned or funded in the same manner that the Transpoi.Pation Plmning Rule does. it is 
absolutely appropriate to consider impmvments titat may not be reflected in the three items stated. 
Chapter 2.6 simply requires that needed inFrastructure be identified, which this TIA does. 

71te signal nwrrant analysis cornbitie:r 2030 fruflc condiliorw with the site developenk This does 
nor follow the procerlures established by QDQT:.. 

1 % ~  prior TLA based the signal warrant on 2030 conditions, however this has been revised. Tile June 
17,201 1 TIA makes use of ODaT's preliminary signal w m t  analysis sheet for existing tmfic 
volumes pius site trips from assumed developmetit on the site. Supporting material is included in the 
appendix. 

The OR-34/Corvalik Bypaas.r infersecfion cor$igu&ian does riot inclz~de u so~fhbounli right-~urtz 
lane at this inteef,sccfion. Only one larze exi.sts for soulhbouttd trafic. 

This comment was noted and the TIA was revised accordingly in Ule June 17,201 1 report. 

Ana&.r&pages in the TfS appndir b e  ustdd~$erent traficflnw parmefeefs - at some locc~lions, 
the pamefer  %red is 1750 vehicles~ per hnurpcr lane (vphpr); a& ntlters, 1800 vphpl, and at ofhers, 
1900 vphpl...A co~isistenz trqijicJlowparume& should bcr used. 

For the revised TIA, a saturation flow rate of 1800 vphpl was used for all signalized intersections. 
This is consistertt with tile parameter used in both the CAMP0 and CWRC reports. 

131(r i%y shouid cforijzt whur infornzalion was used to determine tfit. lr&c sigrtui liming in f?tese una- 
&sm. 

When available, tm%c signal timing was taken directly from the analysis done for the CWRC report. 
In fact, the existing conditions analyses at these interwetions directly use the signal timing and ca- 

pacity analysis output from this report. llle o~ttput in tile appendix from the GWRC is noted as such. 



Jason Yaich 
Scpternber 2 1,20 1 1 

Page 5 of 1 1 

Comments from the City an: contained in the September 7,20 11 memo fmm Ted Reese in I'ublic 
Works Engineedng. Like the OL)01'coments, each are quoted in italics with a response itnme- 
diately following. 

I. J o h  &Tar from ODOTsent an e-mail ia J m n  Ynich on Scipember 7,2011 sfalir~g that ODOT 
does nor have ary addifionuI corntttents bewnd their May 20, 2011 review. In addifion  key 
stated /hat fk revised TM did trot addres.~ i k i r  concerns Please addres.~ ODOT's cutnntenfs. 

ODOT conzrncnts wcrc addressed individually in the previous seetion of&% memorandum. 

2. In the Executive S~~nsrnay, ifem 4 i d ~ g g s  tnifigalion fop the &veIoptneni sile. The mifigafiofr 
idenftped should also identi& tlreir eons trainis. 
- The imta/fatiofr of a fru#c signal at fltcr sites acce.ss upill mquire an approved ODQT ncce.ss 

p m i f .  
- The mitigaiior~ ar CircIe Blvd atid U Y ~  20 specijies rfuel (sic) easfbound fef~ furn lnres, how- 

ever there m nof duel (sic) norlhEtuwjd Iancs to accepr those turn larzes. 
- r l l ~  mitignfio~s at the South Bypass afzdI&yl3$ sho211d identi* I& ODOTis cilreaa'y in flze 

planning stages ofthis imprownietzl, 
- Tlze dditim of u fm3e on fhe Iran Bztren Bridge will require a new bridge, This is not a 

planned 0007' improvernett f in /fie Mum. 
- 2% ddiiion of a w~tbomdrighf turn /ane@om Hamison Avtl to 2ridSircei nlry require the 

widonirrg of tire Hwrison Sfreef Bridge atldthis is nor a planned 0007' impror~enrerzt in f l~e 
fuzzre. 

Constraints for identified mi(igation are noted. tt should be understood that the TIA is task& with 
identifying iahstwcture that would be naasary if .the site were to develop to its maximum poten- 
tial immdiately u p n  annmation, In some instances, the individual improveinen& may not be part 
of an adopted plan. In the csse of the inkrsections afong Iimison and Van Buren in the domown 
core, a larger solution is k ing corisided by OTlOT and the City, as examirled in great detail in tile 
Corvallis Willamelte River Crossing study. Still, this TEA is tasked with IdentiQing improvements 
at individual intersrntions to mitigate impacts on a system that is already expected to operate over 
capacity. As such, same of these impwvemmts identified in the TIA an: not part of an adopted plan, 
and iFa larger community-wide or regional solution is adopLed, some of the impmvernents identified 
in the ??A m y  not be necessary, 

3. The above i~rprovett~en~s were identwedfo mit&ate &velopntmf qf111e site. Pleme povide a 
conclusion tkrf discuss~s tlie femahilify (sic) ofpropsdmifigation soiutiom. 

Some ofthe improvements identified in the %A, such as coastmction of a new bridge or widening 
an existing bridge, would be quite sxpnsive, which has s p u d  investigation by the City and 0EWT 
into larger solutions. Developmertt on the subject site is alread'considered in long-range tmnspor- 
tation planning eMbrts such as CAMP0 and the Corvallis Willamette River Crossing reports. Dcvel- 
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opniont on this site, just like the majoriQ offuture development in Congallis as well as pI"trtians of 
Rcrltnn and Lint? Counties, can help facilitate these types of l~fge-sale tmnspcrrlation solutions ?Elat 
~ l l f~ i lo t  xasonabty tte rquired of a single applicant. 

Other improvemen& are quite feasible. For example, co~lstntction ofa drivcjVay to scwe Ihc site 
fmm iJighway 20 will require an approach permit frorn O W T  itnd the eventual installaliotl of a tritf- 
fic signal would also require similar approvals. ?hesc are e m t &  and rypiml af development 
proj%L$, p;rfticularly projects of this gorentid size, 

4. Oil I M ~ P  6, Zndj>ompwh, the descr@ti~n nflc~toes Ir~ct~tdes rr I%fl/lttraarg!~ lane exitifg the f-fP 
cumpz~s. A f h ~ t i g h  lme it? t& lmafia~t h s v  nor &xi,$!. 

773e cc>mtion is noted. %This is a "'T" ssha@ intcmtion and tbc subjwk iane is simpiy si Ieft-tum 
Esne wish no stlared through mvemenr. 

tiott is noted. The dcscripian of fJtsrrifarl fPouievmd lkvas in cmr, as i t  was intended to 
dcwritae Vm Bum11 Avenue, 

?Ae cnrreciion is noted. This is a text error arid slroltld read that the shred lmc is  s right-turn and 
Brough larre. The intersection analysis wms conducted with the eomocl configuration. 

7, Ctrr~jage I @  if i . ~   red tirut I& t r d c  vulumcs uSserf,fiot~t prevour  ̂rcport.~ were ncrf ur?'jttstcd lo a 
e a ~ i r ~ ~ o ~  ctno&sis year: All ~jolurnes sjguuM be dja~ieci lo itte sa~ir? iz~za&sis yaw. 

Page 10 itlcludes jttsriGcatian for why baseline tm%c volttme chfn was not adjwtd to a common 
year. In dis-cussing &is in mow deb2 on our Wlemkr  13,20 J t c;rrrtFerenm call, City slaKre- 
quester3 additional &tn to dwmmt that brafl"~: voftlif~m hare hen stPrhlo ar decmsinl; in w n t  
yeam. 'Re tabfo: blow shows tm%c vofumes f m  t11c Automatic Ikrtfic Rsader  ( A m )  Swion 
on I4ighway 34 a s!3oa dist4tnce of &wallis, Tills b the tr A4"R to CorvlPllis and pmvicir-s 
the k t  fnistofic tmEc cotmt data. 

i2 
% Iii 
2 
$ 2  
E k 
2 3 
c3 * z-1, 
0 '0 

B o w  

%I-rs tabk also not= whw dirt tli-tfiic eounb were w!Iwt& Iirr Ihi: Ghrhi4N and Cowstiis WifLrneite 
River Cmiising ~ p & .  As ccleatly sho~n,  tntNFic volurne? have gmtem11y dcctinlfd &ginning in 
2@038&. Moreover, thc m E c  caunts canduct& for the two ~ b j c c t  %ports Eve= cutlmted in 2005 and 
2007, tho two fti&eg offhe ptlrvbus six ye=. 28 I0 show4 sm irtcra* in traffic VOIIIIIP~, but stil! 
not to the levef uf either 2M5 or 2007. 
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AutomaGtic Traffic Recorder Shtion 22420J 0 R  34 near Riverside Drlve 
Avemge Daily 

Year Traffic Notes 
2005 28,201 CAMP0 data collected 
2006 27,813 
2007 27,927 CWRC dak collected 
2008 26,342 
2009 26,861 
2010 27,576 

"Ibese data demonstrate tltat the basetine traflic volumes used in the TIA are acctirate and defensible 
itild that no adjushent is needed to create a common analysis in year. In fact, the CAMPO and 
CWRC would have to be factored down to represent current conditions. 

8. Utl page 13 in tlze f s t pmu~uph  U is siuled thaf " y o n  comparing remilt mutntal turning nrove- 
mepit cozmrs mtd the I~isioricnl rfatu, i$ was de~emined that fhe everzingpeok hour voIu~nes gen- 
era/& exceed the morning peak holrr volzimes. " Plea~e include the duia &at w a s  wed fo 7nake 
ihr;r C U ~ G ~ W ~ Q E ,  

The data referred to is included in the TIA. While there may be instmces at specific locations where 
monting peak. hour volumes are higlter, the evening peak hour is generally higher tt~roughout the ma- 
jority of the tsansporlation system. Also, City slaffag~cd in a confemna call on September 13, 
201 1 that use of the evening peak hour, and the rnornifrg peak hour where data is avaitable, is ac- 
ceptable. 

9. On page 16 the pip dis~ribrrtiotl is iliscrrsrrd: The b& dislribzition assigtfnaenis fw AMu#d PA4 
peak hours are the .ranle. Reviewing Figases 2 mtd 3 the aisfing trips for the AM cnld PMrienk 
hours do not hfwe the .suntepercentage dkbibufian. IB additio~l, the majority ojkltiped hotrr 
for Hwy 20 is tzotpreserzied in order to make a valid comparitori. It would be expected that ikc 
trip distributiansfor AMmd PMpeuk Izoz~rs wozfld nrore closely fallow the &sting h-iys, 

As addtessed in the previous section on ODUr comments, the trip distribution svas originally ques- 
tioned in the May 20,201 1 nlemo from ODCIT. Fallowing &is, the diskibutioil was discussed with 
City saffomd w v e d  changes were made. Specifically, the distributiort of trips within the downtown 
grid was djjustcd as well as the assignment ortrips in the ilorthwesi portion of ate study area along 
Circle Boulevard at Walnut BoulevaKf and Hightsriry 99W. 

Rgc  16 ofthe TIA explains that the trip dishibudo~~ was derived based on data from ODOTs Travel 
Demand Madel for the Chwallis area and utas compared to existing travel patterns in the project 
study area. The primary concern with the original distribution was that it xflected conditions at the 
end of the planning period and illat the analysis is in the TIA considers new-term conditions, As 
such, %fie abovc-referenced changes were discussed wilt1 City sts@md revisions were made. 
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Use ofthe Tmvel Demand Model to determine the trip distribution is the most accurate methodology 
in this case, as the model exarnines macroscopic, region-wide trip origins and destinations and as- 
signs trips to Ihe system accordingly. Some manual adjustments to the model results are appropriate 
to make modifications when looking at a smaller study area such as this. This method is superior to 
siniply examining existing traffic volunies alone. 

For e m ~ p l e ,  tile 68% that is sliown to and from the north on fjighway 20 includes trips to Circle 
Rouievanl, Highway 99W to the north and Highway 20 to the north, since this is the most direct 
route for these trips. ?%at is not to say that 60 percent of existing trafTic volume on llighway 20 is 
from the north. To use such a small, specific sampic of data would ignore the regional context of 
trips that are generated by a development of this size. The model provides that context, with appro- 
priate manual adjusmtents to the distribution to reflect near-term travel *@ems. 

10. (In page 24, iir the Level of Service Summzry luble, the mitigation proposed for Circle BIvrl and 
11%~ 20 conflicts with b e  mitigation proposed in the Executive Suntniary and 11je IfCilgSi~a- 
lized Intersection Capcity Artaly.~is. 

For brevity because it is a note within a table, the mitigation in the level of service sunlmary table is 
less descriptive tllan the full text and the Executive Summary. To clarify, the subject mitigation in- 
cludes duat left-turn lanes and a separate right-ium lane. 

11. Otz pges 24 micl25, ihe L m l  of Srirvice Summmy tables repurl the LOS as well us the Volurr~e 
over CupuciQ (V/G)for the ,~tudy i~jtersectiotis. 2% Cip qf Corvallis kas adopted a LOS table in 
the Cify 's 1996 Tra~sportatio~~ Plun, tabk 3-7. The reported LO$@ Cify infcr.~ectiu?~s itl the 
rn~&~sis do nol nzafch the LOS criteria f o l d  it] fabk 3-7 of the Trans~mrtatim Plan. The TIA 
did not doc~mlet?l an alteri~afive ?nethod of delernlitzing the LOS. PIeuse irzclde tables, charts, 
&or expImutions to docu~enf why the reported I//C would report a LOS that does nor ~nafch 
the C!iQ '.s adopted,s~mdard~, or report the LC8 based on ~f te  City's standmds uring Y/Cper la- 
ble 3-7. 

I"h e p a d p h  at the bottoni of page 13 of the TXA documertfs the use of the current indtntw ssta- 
dard for level of servica: calculation in l i a i  ofthe methodology in the City's Trnnsprtation Plan. 
The level of service shtdard is based on delay and i s  enunierated in the appendix of the TEA. 

12. C% page 24 arrd 25. tfre k v e l  of set-vice Sm~t#mq$~ tables displays (sic) a ~iimber of irrconsisfe~l- 
cies, 
- Ar the site access and Ifwy 20 itztersgtiou fav the a i s t i ~ g  -t- site tipf, nzitigated scenario, the 

AMpeak holrr displays a V/C of 0.76 with a LOS ofD while the PMpeak hour displuys a 
higher V/C of 0.85 artd a lower LOS of C. 

- A! the IIP accclss and Ifivy 20 it~ter.~eciiurjfor the existing + site trips scenario, tlrc! PMpeak 
h u r  V/C is d i s p q e d a ~  otlly 0.07 but the LOS is failing at E. 

- At the infwsectio~i for Ffmriso~a W a n d  ZndSmef, the AMpeclk hour for exis!ing -5 site 
trips displuys a Y/C of 0.M und a LOS of K For tl~e PMpeak hour it d i ~ l a y s  a Y/C of 0.90 
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attdci LOS C TItere is 9ro explm~atfo~ rv& 11te I2it4/2er4k hour curt he triglzer hui also 
have u lower LOS, - At the i~rtersecti~nfor Hurriso~i Bltdanci bd Streef, flte IMl~eak /ioit~&>r exisling -i. sire 
ir&>sS miiigatecJdi,~pIq~~ u I*/C qf 0.83 utzd u LOS; cgt: Tire some f~iier,~eeticj~zfor AMpeak 
I w r t r  existing conlliliotts displuys .a f~~tver V/C' (gas32 bttt a t+arse t C),f q f F, - At the Inlersecfinn rg krr Buret? Blvfi unrf 2tzd SIF~PI ,  fjie ai.~rirzg + site @x$, miligated PM 
pa& IJGW displays a V/C' of0.87 a& a LO<Y rj'C ~ ~ j t i i e  the AMpeak horr~ misting a d  exist- 
irzg + siltr fr@s disyluy Iwer V/C :F &@. 75fr?r fic>tlr cad higlte~ f&OS:% r?fDfoup hr~Jz. 

'Ihe? huIl&4 mmrrirmts a b ~ e  do 11ot irrdicstc inconsistaxcics. 71rc results art: carrat, and masistent 
with irrilusliy-garrdard inremtion si~aiyis rrrethodolebgim. Tkre apwrr; la be twa fund~1115cnt311 
am%s of ntisundefiwding: 

-8 f xvcl of s?en*ice is a s s i p 4  a letter gadc k e d  arnb orr m ~ ~ g e  &Ifg~per r*e/tie!lc, Irolume- 
U p c i t y  ratio is a sewrate rnmszre L18a &docs- not Memine b e t  of ~ w k e .  

-4, The ~tatiamhip kiwwn vdc mtia ofievc! ofsemiw a n  be maIt digwent at unsi@aliz& 
inkwfioms a m p r e d  to s i m i i a d  infmctians. 

At 8 sigsdizd intesectkn, 3 is enti=& psibfe  to fl8~e a hirJlcr v k  mtio svith a favortpbie IeveI af 
swim in one =enaria, and have the r w e m  'be m e  in trtlol?tnw. E3ua to vdtinns in mGc valumr-r; 
or signat tirt.lin& one seerlaria wtttd a m i e  more refill-icn~y lkrtn the otf~er, contribdng ta this re- 
sulk, Still, the TS:SM!& are nal inmsistenl ar inc . The n~ast ssi@iricnnl factor to ectrlsider is that 
unlikc in $kc 1996 Tmnsportration Plat, fevel of xwicrc is: darning4 by dctay, not the vfc mio. 

At an unsignatiad interseetian such as the gSP awes3 1~ kfighway 20, i t  ;nay bc di%cult to turn left 
Prom Ulc campus access onto the Itighw~y, d drivers may incur long delays (and poor level of ser- 
vice) m&ing this movement. f dll, the cupom& for left tunis can Ix? consideratab higher than the 
de~llmd volume. 'f-his results in poor level of sewice Ixtst-ct on delay, but a f01v V/G ratio. 

11-7. c l ) r f~~ge  26 signal wymaHrs are discussedfor the sites mc&,v fu t J ~ y  20, ~ ~ U W L ~ X ~ ~ P  fhe w31rrmr 
.af~a&ris is nClb incfuiIed in ihe appe~dk* 

%@re Is a 13mliminury Tr$n?c SigmI E itnalyzi~ skwt ussing O W T  pmdures  in the appmdix 
of she I"fA. it is  the third sheet khiad the "Site Ammsm tab in rite nsm~ldix, 

14. C h  pflr" 26 ilaere is: rl&mwion aha8 tlte dud fefi turn f t~tes af the irzter,tectio~~ ofCJircJe md 
IIwy 2II. There is a w m ~ f e ~ t  abatt a rig31t fur88 fmw. 73iii,v sI~owir 133eo~t?~kte~zcj~ rt3ftIg the utir- 
rr m?rtii~n?i &turn fate c~~$gm&tiorrs ikr~dlgJiu~f the rejm@ a s  weif as nuf cii,%~w*~ii~g fk need 

$ 3 ~  as r~clditio?ral latzc c3tt Nt~y 20 i~ ~ r d w  to upkpceiw  he t f ~ q j  w r ~  !rn#esa 

a 
% z 
z 0 
4 n < 2 
E :: 
2 2 
n * z -l P4 
zy? 
" 3 ~ .  
g o c  
a Q Z  
b c 
Z i  Q " 

As esphined in iten$ #I0 a h -  ttre mitigtiun mnsiaXe~d is addition ufduxt a-asfhund fefi-tml 
laws arid a @pmie xigh:-turn lane. This weald q u i r e  the carnstruexion sfa w a n d  northiouncf lane 
oft I3EEr;llway 20 to senne & a s m n d  rmiving lane -Far the dltut tefi nrtst.cnlcnt, 
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IS. The append& includes Level ofS'etvice Criteriu arid a ~uble reiutittg delay to LOX Tjie City de- 
rertftiries LO$ based on V/C per table 3-7 qf ilte Ci& :T I996 Transpor~afiott Plan. LO&' through- 
rtur the report should be h e d  0n the Cily :I' &opted standard~ for LOS, unless ODOT has spe- 
c @ ~  tnobiiioa staradards fhal rr~ot~Idsupereede (sic) the City 's. Tftose Cl)DOfl'star~dards sliotrld be 
cfeurly defined 

The City" 1996 Tmnsportation Plan makes use of methodology contained in thc 1985 Highway Ca- 
pacity Mmual [HCM). All recent tmsporteEion planning efforts such as C A W 0  and CWRC make 
use ofthe current metIlodofogies established in the 1994 I-ICM. Prior City of Cowallis comments 
raised this issue arid quested that the TIA either utilize the older methods orjustify the use of 
something different. The aforementioned discussion on page 13 ofthc TIA provides the reques~ed 
jusliftcation. QDOT standards are based on vlc ratios, but still make use of the newer methodology. 

16. Zae append& includes 2 pages of courzt data. This count data isfor PWpeak hour only, if docs 
?lor include AMpenk how counts. 

The count data included in tfie appendix is for the intersations of Higl~way 20 at the WP campus 
access and Circle Boulevard at Walnut Boulevard. No morning peak hour data is available at these 
intersections. A discussion of the morning peak hour data and analysis is provided in iletn ff8 above, 
and City staff confirmed that this is acceptable in a confc~nce call on September 13,20 1 I .  

17, T h  appertdin includes 2puges of count data. Both the ruw cortrtf numbers mdcou& numbers 
Njzztsied with the peak hour fac for do not correlate to those lisfed in$gure 3, page 12. 

In some instances, the raw count data shown in the appendix rvas rounded to the nearest fivc ve- 
hicles, which is common practice in preparation of a 'RA. For through &if%=, parZicrltarly at the in- 
tersection ofthe HP access with Highway 20, the through traMic volumes were balanced 6 t h  adja- 
cent intemtions to provide consistency in the data as required by O W .  Also, this balancing of 
volumes resulted in sligirtly higher volumes fur through tratraffic, resulting in a ]nore conservative 
analysis. 

18. The al~prtndir includes 2 pages ofOprafioria1 A~talysis Results from the Contalllis WiIIan~effe 
River Crossiitg / Van Buren Bridgic Proposed Solufiot~s~ Within the results ure existing BSth per- 
cmiiie queues. Site tr@.s Itrere not udded lo those queues i~i  this malysis so a&lI uttdemtrndfng 
ofthe inpacfs@o~z the .site are (sic) not availabk fie exisfi~g queues crre /&reds of feet Io~zg. 
Adding Eturrdreds of r~zore cam to these @cues will have a huge eflect. 

id, 
Z ELC 
3 2 < 2 
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The referenced queues from the CMIRC report are for existing conditions, and in some cases, inter- 
sections that are over capacity. If trips are added to these intersectioi~s that are over capacity, then 
qucues will increase ftccordindy. kiowever, the purposc of this analysis is to identifjr intersection 
improvements sl~ould the site develop immediately to the maximum allowable density. In those in- 
stmees when intersections are over capacity, improvements are identified to improve intersection 
opemtion, which would also mitigate excessive queuing. 
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Moreclver, queuing is not intended to be a part ofthe scope of this TIA and is not included, as dis- 
cussed on page three of the TIA. This was discussed with City staffat a meeting on June 7,201 1 
and agn:cd upon prior to submittal of the repart. 

19. 2% IJCM Signalized intersecfion Capucip Analysis reports included in ffre uptrtndir are reporf- 
irtg inczcmrate LOS und V/C. Tire V/C ratios for i~~dividud nrovertlena were itof bala~tcedancl 
therefore rqfleci rcsufts ihuf are not accurate fo how /lze signals rwe or wjli be timed in tJzejleld. 

TIlc reported LOS and v/c ratios in the appendix are not "inacc~rate"~ they are consistent with 
adopted transporbtion plans such as the CWRC. In many instances, traf'lie signat timing is not im- 
plen~eilted in the field tllat would balance v/c ratios for individual movements. These baseline re- 
sults are included in the appendix, but they are the produd of in-depth analyses from CAMP0 and 
CXXC that livere completed with many months of review and input from the public, ODOT, and the 
City of Corvallis, The scope of those reports is cor~siderably largcr than this limit&-scope TIA. For 
tf~e purpose ofthis TJA, the results from CAMPQ and CWRC are taken to be accurak and coact.  

Whi Ie a number of text errars and similar minor edits are recognized through the comments received 
from OEX)T and t l~e City, the lecl%nical results and fmdings of the "LlA tm wiiabie and defensible. 
The TIA addresses Chapter 2.6 of the LDC, which is its expmss purpose. The scope is consistetli 
with that agreed upon by City staff at the beginning of the 'rib preparation. 

Through the preparation and subsequent revisions of the TIA, the applicant and Lancaster Engineer- 
ing have worked closely with City staffto ensure tl~at applicable approval criteria an: satisfied. It 
sllouid be noted that an earlier version of the TlA was n?vis& and resubmitted, based priniwily on 
OD0l'"s comments, with macoopemtion of City staR 
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TO: Jason Yniclr, City crfCor\~aIlis 

rCcr~ t : .  Sandra Cwclcy, Gazcley atld Associstrts 
Lylc 1-futchc;ns.. Devca Engirirreering 

Fplohf: Tudd E. Prtubley- PE. 3ITOE / 

D ~ l c  May Ly5, 201 1 
1~ 

SUBJECT: McFadden Properly A~vseacarioti 
WDATED: Tmnsporrdion Planning Rule Crrmpli~ncc 

This memomrtdum is Intcadcd to rcgilaec tile prior teclantcal ntemunricf~mn g$tcytarltsl by k.anc~stet 
Bnginmfing, dated March 28,201 1. Ravisiot~s to fhc .walysis have bmn made in rcspottse to canz- 
rnenfs meetings bet~veen tfie applicant's corrsultnrnt team, the Ctty o f f  an*stiis, rutd the O ~ g o n  
incpartnlcnt nf'l'ransfmrtafiim [QDOT). In xdditicsr~, a ?'nnspnrtatian Impacr Analysis (TIA) has 
Ixwn pvm4:d and is submitid under separate cover. Ttlc'FZh i s  prepamd ~a)a?Git;(lillly fo address the 
&m@~ddticm criiez5,ia u;t~fi;ritted irt tile Ciry o f  Cam~iliS Land Ucvdapment Code Cllapter 2.6 
(Annexations]. For diis mason, criten'o in Chapter 2.6 arc: acrt raddrmsed iit this memaran- 
durit; tatl~er, eritcria in &e Tr.msf.sstatiun PlmtGng Rule (TPR) are eea~iilerl. SpecEGciilly. 
the ckmge in trip generufian patentin! of ttic site due En the proposed amcxuiiwn is ruralyterl. 

A total of approximately Rb acres af indusi.ii;~l Oarrd is proposed fix nnneclxa~inn into the Cit) of Cor- 
valiii;. This annesrttion will nccssitakr: a ckmng in zoning h m  the cment  Bmion Cowtgi Urban 
irldusrrial dlssi~alian ta tfu: City of Covallis General ludustrid znne. 3"iiis zone rhangc nct-cessl?arm 
tbr- nccd to address the nsq~ircmena .so% the Tmaspwrtaiun Fl&ng Rule QTPR) as set forth in Ore- 
go11 Adrminisr:ative ltlitcs (OAR] libO-DlZ-0050. 

?his mcmonndum add~sses the applicable enfcria from El~ttl soun.t% and canpan.s llkc reasonable 
woBt-Ease trip generation pnteritial of thc antrmafiurl property under both fhc existing and propascrl 
zoning desipstioas. 

"Tea rstimatu trips t j r  boil1 City and Comtymning s~cnrrrios~ trip rates froax %l~e nra~artuf Trip Cimrru- 
tiott, Eighth FdBcttl, publisl~cd by tlre Ensiitul'c of7'rawportaiinn J;,nginmn (ITE) were used. Since 
b6ti1 ag~atics allow urban, industrial uses in !lie Lwa zones hu-ing comprlred, land use code f 30, hz- 
$rr~'irJirf P61r.k~ wits ased in both srenarios In additiurr, ~wi-itinnal sclrmls arc al!t>t**cd FJS srz out~gtlr 
uw: trs [lie County zoning district. SpciTte t~lici ;us a d d r e d  in inmora: detail below. 



As cstablislred in other appljcalion ma~edals, a baseline levcI of devclopmeill in ihc cumnt Birstt)t\ 
Coutlty Url~an itldusttiai zone has been ncstahlisiied by a n~aximunl floor nma rntin (FNi] of 0.4. 
Benton Co.1111y Crm~n~utlity De\lclopntimt foncumtd rvitlt tbc use o f  this FAR. A total 01" 5 1.27 a c ~ s  
are dcvelopahlr art$ not ertcurvlkrfd by City aatwa! fmturrs overfays. Using this acreage and FAR, 
a total uf 393,328 squm fee! of buildirtg area could be ~~rnstmcied. Ui~tlder ahc City zoning, the *p- 
plicutf is p p s h g  a maxirnurn fiiwxlt-nrca nl"855,IJb)ei square feet, nr 37,422 s ~ u m  feet less fflan tlre 
remanable wrstsase development imder &he Gour~ty zoning. 

Allhnsgh there is no s;~ecilic industrial use prowed at rlais lime, the range of uses tila 
upould &e allewcd irr fha County mning diswicr were marnincd. County ctwlc dlows typical a r b  
i ~ r d ~ t r i a l  uses s.tc1h as research, testing, manufac&tifing, and ascmbly of prducts. The best mat& 
for tdiis wide variely of a s s  is eiifier General bghI I~riltrs~rial or Jtidt~~s~ri~zf Park. C)f the Izvo, Gets- 
ercil LigEid il~rilurr-iul has %Ire trigliest ;strip rates. En order to mainrttin 3 ~asonabfe devcltnpment as- 
suaiption, the: higher af lltc two uses was tftmogva out, nrrd fnr/s4sbrirt! 13rtrk was a&. 

In addition to the prcviaus!y mcntiond industrial uses, lfic Cotutty zoning district allows a 
vowtional school. Aecsrdingky, i t  was assunled that the totaI building area in the County ot-893,328 
square fret ~fould indudc 80,Wi) sqmrc fmt devoted 10 a vmationa! school, witti &fie balance as fn- 
rlustr-iai Park. To mlctxlate ifte trip ge,cilcmticm of the rocatianal sehfl~J, trip rates were used Fmnl 
land-uric code 543, .ilrrrioriCirtrtmu~ii~~ Cnl/ege. The !rip rates we based on the building flmr a m ,  
Die description Itr the ITE manual ofthis crrtcgav states, ''This land use includes two-yttar juuior, 
cornrnunit), ur teetmieal~collcg~." 

i i  consistericy and for a rcasanablr dcvclnpment ,~fsumptiun, the land-use eatqory Jtrrfirv- 
rrib~t Park was us& for dcrreIopanenr under the City zonie diaricr. The City zoning code docs not 
s~cifically allrav vmatiunal scllmlu as en outri@li allutrfed use, 

Ihc khIc klotv oEca a ccrmgarisen oFthr trip generation patmtid Tor c;t& thenario. k- 
f i l i i ~ Y E  trip gcnerafion mlcufafians are at~ched to this mcmorandunt. 

c;fy Zntt&g (as P~oposcdf 
855 936 sflndustrial Park f l 9  736 5,458 -"--:'-- 



5ssan aa"alch 
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Thc'WR is in place io ensure that the trattq3onation systcrn i s  czpabic nf suppjrting possible in- 
crosses In traffic irrtcrtsity tltut could result koni ct~anga to atlnpted plans and laad use ic:egk\rraxions, 
Thc applicable e1rtnrnl.c of the TPR arx eaclcft qotlted directly in irdics betow, with o response direct- 
ly Foliowing. 

.*y.ve?tt /3fati: 
C4f Allat$+ Irrrid uses I L ~ ~ ~ I J  uJ<ier~cfop~ticnr &hat c-uztM resrrlt in crpcs i7r /iqi(i"l$ UJ 

funvcl or accc.w tlrrrt nrr itrcaifsi.~tcr,f theI;tttci$atml c ~ a s s ~ c ~ r f i a t t  q/-s:rr sic- 

istirig or frbrrrtrd r rm. r~mr~~zt i~~~~fuc i I i~v ;  

In this case, subsations (a] and (b) do not apply sixice thcpmposcd annexatinn i s  eonsistcnt with the 
61ty n f t l ~ ~ a l l i s  Carnprelrensive Plan snrd atflcr Inng-tcm planning dneunicnffi such as [lie Corual%is 
Area Mt3Q Reginnal Transportation Plae .n$sume urban development an tile s~tF?jrct prwayLL Mm+ 
over, Lltc snrlexatturl and chiatge frotll B ~ P  url?arr lirdustriai County zottu tc? a City inciuslrinl ;lane will 
not change kite funcfiansl classifi~akinns ofmy sumounrling roadways. 

Subsectiun (c) d m  apply however, rss subswtion IC) would likely k satisEed witbout n iimitstiua 
an the icwl ofdclvelupn~cnt uc~rlcr the City zoning scmdtrio. The itqbnd ' h m p ~ a t i o n  I%n 
(RTP) wfcrenced, ahve  slloass signifiemt congestion and a number of intemwtinns that m wittijn 
the potcrttlnl isiarlcnce srca ofthis site tiat at prqjccllcd itu perfturn1 below nlinirnurrt perfnrmaitee 
stnr~danjts nt the planning horizon, -1'~ Lftr rxfcnt tlrat the propod  anrrcxatinn a id  &%on& ~ t l  zonilmp 
could i n ~ ~ z i s c  the trip gcr~cratiurt p~fenttd of ate site, tErcrc wouid be a signiilcma aEeci per 660- 
012-@O,QfrUf 1 )(FI{C) 
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Page 5 of S 

Tlzc prolmscd annexation o f t t ~ c  ;lilfchciifct~ p n ~ ~ r t y  wil l  r~cccssitatc a clta~tgc in zoning ~ v i t i ~  the 
rrat~fcr from Bcrtiou County la rllc City o f  Corvnllis, Wilt1 tIm prepused ntaxillrum builditlg arca uf 
655,906 sqitnre feet under the proposed City of Cornallis G G I I L ~ ~  Xndusfrinl zoning desigaatirm. the: 
subject site will getrcnleJh.rser trips that1 a reasonable wont-case dcvelspmcnt under the cxist~ng 
Bcnlon County Urbinn h d u s t ~ a l  wning daignatiun. 

kVirh Ellis tnasitaunz huildirrt,! m a  linlitatiort, l l r ~  "Tf"R in Ot"cK 660-012-0060 will be s:i!isiicd a1td I i ie  
potcrtlial siptiili~"rtrxt cffett to tE~c tmmpoflatlott systcrn will be mitigated. A mrlchmism is p ~ ~ p u s d  
that will ensure the appropriate conditions otapprotlai will be pul in place and wilt apply to ail sub- 
sequeiit industrial dcvrlepment an the propcay. Witli thcsc conditions orapproval in place, ria fur- 
ther mitigations we necessary. to ensure compliance with thc TPR. 
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LEVEL OF SERVICE 

Level of service is used to dieschb:: the quirfiry of traffic flow, iteveis of service 
A to C arc considered good, md rural marts are usually desi_mted for level of service 6. 
Urban streets and sign~lizerl intersections are tfiically designed for level of service D. 
Level of service E i s  considered m be the limit of acceprdlile delay. For unsignalized 
intersections, level of service E is generally cansidered acceptable. 13efe is a nlore 
canzplete description of levels of service: 

&are1 oJC,~r?mice 84: Very low detay at interscctiorrs, with all traffic signal cycfes 
clearing and no vehicles ivaitirig 6~ouglt more thm om signal cycle. Qn hipb$vays, law 
volu131c and high speeds, witti speeds not restricted by other vel~ieles. 

Level of seneire B: Owrating speeds b e g i ~ n g  to be af"fecr& by other traffic; 
shon baffic delays at intersections, Higher average intiersectinn delay than for Jevel s f  
service A resulting from tnore vehicles stopping. 

LPLTI' o f ~ ~ m i c i ?  C: Oprating speccfs and marieuverabiliry c f o ~ l y  controlled by 
other trafiic; higher delays at inlerscctinns than ftor Iwd trf service B due to a signrift- 
cant number of vchiclcs stopping. Mot dl signal cycXcs clcar i l~c waiting vchthictcs. Tfu's 
is the recomnendced d a g n  standard for rural hxghrvays, 

Level uj senrice D: Tolerable nperatitlg speeds; Ion8 traffic delays occur at in- 
rtrsections. The irkfluertccr of congesdoi~ is ~raticeabfe, At tra'ffjc signals many vehicles 
stop, and the prol2orrion of vd~icles not stopping declines. "file n u n ~ k r  of signal cycle 
failures, for which vehicles must wait zlrough more than one sips1 cycle, are 
noticeable. This is wicxl iy  Ehc design level for urban simalized intersectiom. 

Level ofser~ice E: Restricted speeds, very long traffic delays at a a e c  signals, 
arid traffic vdumw neat- capacity, Ffow is unstable so that any intermption, na matter 
how nrinor, wiIl cause queues to fonn and semice to deteriomtr: to level af sewice F, 
TraFiic signal cycle failures arc frequent wcurrellcrs. For tmsipdlk<ed i~iterswsions, 
Ievd of service E or beller i s  ges~erally considered acceptable, 

Lec~zrel ufseniice F: Exbeme deliys, resallialg iu long queues t v ~ c i l  xnay intederc 
with other rrdffic nloveinents. Them may be stoppages of long dur;ttiou. and speeds 
may drop to zero. There may be ~cquenr sign& cycle fsilures. Levd of sewice F will 
rq.picatly rcs~~lt tvhen vehicle arrival rates are seater fbm capacity. Jr is  considered 
wcceprable by most drivers, 



LEVEL OF SERVICE CRlTERlA 
FOR SIGMALEED IMERSECTfONS 

LEVEL OF SERVICE CRlTERt'l4 
FOR UNSIGMAkiZED IAlTERSECT!QMS 



Highway 28 at MP Acccss 
Circle Batrlevnrd at Walnut Boufevard 
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TWlP GENEWTIOM CALCULATIONS 

Land fir: JuniodCammunity Callqe 
Lnrrd Use Ccrde: ,940 

VczriUbfe: laOa Sq Ft Gross moor Area 
Variable Ycirlztc: 80 

ii&l PEAK WOm 

Trp Raft?.' 2.518 

P&i PEAK H O m  

Dip Rate: 2.54 



TRIP GENERATION CALCULATIONS 

ht1d Urn: Industrial Park 
Im1d flse Cnrle: f3U 

Varia!~Ie: 1,000 Square I%et 
Virhble Qi11zt~tily: 8 13.3 

&I% PEAK MOtR 

Trip Rare: 034 

%%EKF)bV 

Trip Jinu: 6.96 

Source TRIP GENEMTIDN, Eimth Editim 

PM PEAK f lOUR 

TPiJl Rate: 0.86 



TRIP GENERATION CAtCULATlOftJS 

Lnznd Use: It~dustriaI Park 
Lntld Use Code: 130 

Varr'abl@: 1 ,OBO Square Feet 
Variable Qtianfip: 593 ,J 

A?*% PEAK P-IOUPI 

Trip Rate: 0.84 



TRIP GEMEMTION CALCUMIONS 

Lcxttd Use: Ir~dustrial Park 
Lnnd Use C~iie: 130 

Vctriablc: I ,WQ Square Feet 
Vuric~hEr Q~1utttity: 855.9 

AM PEAK HHOLgX 

Dip Eae: 0.84 

fYEEfiDA'i7 

Trip Rate: 6.96 

SATURDAY 

Trip Rare: 2.49 



CAMPO Internetion Operations Analysis October, 2008 

Mobility Standard, (2) ODOT OHP M&ility Standard - STA, and (3) City of Contallis. 
2) Intwsectians wtth an asterisk I*) vl~erc: e~aluated with the traffic signal in place. 
3) I-Cghlighted cells represent the location *#&ere mobility standard was not satisfied. 



Figure 4: 2007 Traffic Qperations - Weekday AM Peak Hour 

2007 Exlstlng Conditions 
Qpnmtional Analysis Rcnsults 

AM Prsk Hour 

- Pue: vic.-W)U and LOS<Cily (8) 

- w: *el, at W = F  

- 95th Pcrwnutu (luow 
- Ci = XX mi. ropr%-ssntk Iimgih ol qwue 
heyonit naawt study m a  IMers~ction 

I'L.hrtruiy .?OlIS 
I'lrgc 20 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-391 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-392 



Srrs ACCESS 

Existing plus Site Trips Conditions 
Traffic Signal wamnts 

Existing plus Sire Trips - Mitigated 



WCM Unsignalized intersle~tion Capacity Analysis 

9 -+ t L 4  

tC, 2 stage (s] 
ti= (51 2 2  9.5 3.3 
pa queue free % 58 0 87 
& c~ysttciy {vemj 636 52 452 

A@ylroach Defay (sf 4.7 305.7 
Approach LOS F 

Average Delay 23.34 
fntersection Caa;lilcity Utllita!bn 58.9% ICU Level of Senrice 
Analysis Perid (min) 15 

Existing .i Site 730 arn 5151201 1 Baseline 
LANCASIER ENGINEERING 

Synchro 6 Light Report 
Page f 
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MCM Signalized Intersection Capacity Analysis 

3 + * % \ a /  

Fit Protected 
Satd, Flow (protj IS44 1731 2748 1485 $693 15f5 
Flt Permittsd 0.95 2.00 1.00 1.00 0.95 1.00 
Satd. Flow (perm] I644 3731 1748 1485 1693 1555 
Volume (vph) 236 500 600 354 77 52 
Peak-hourfactor,PHF 0.88 0.88 0.88 0.88 0.88 0.88 
A@. Flow (vph) 268 558 682 402 88 58 
RTOR Reduction (vph) 0 0 0 255 0 42 
LaneGraupFfowfvph) 21i8 568 682 147 88 27 
Heavy Vehicles (%I 4% 4% 3% 3% 1% 1% 
Turn Typa Prot Perm Perm 
Protected Phases 7 4 8  6 
Permirted Phases 8 ti 
Actuated Green, G (s) 9.0 35.0 22.0 22.0 17.0 17.0 
EffftctiveGreen,g(a) 9.0 35.0 22.0 22.0 17.0 17.0 
Actuated@CRatio 0.15 0.58 0.37 0.37 0.28 0.28 
Qearanm Time (s) 4.0 4.0 4.0 4,0 4.0 4.0 
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 
LarteCirp Gap [v&) 247 $010 641 545 *Itto 429 
vis Ratio Prot co, f6 0.33 c0.39 c0.05 
vls Ratio Perm 0,lQ 0,01 
vJc Ratio 1.09 0.56 1.06 0.27 0.18 0.04 
Unifom Delay, d l  25.5 7.8 1S.Q 13.h 26.3 15.6 
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 
Incmmenta2 Delay, d2 81.8 0.7 53.8 0.3 0.8 8.2 
Delay (s) 107.3 8.5 72.8 f 3.6 17.3 15.8 
Lev& of Sewice F A E S B B  
Approach Delay Is) 40.1 58.8 16.6 
A p a c h  LOS D D 8 

Sum of last time Is) 12.0 
ICU Level of Service 3 

Existing + Site 7:30 am 5151201 1 Mitigated 
LANCASTER ENGINEERING 

Synchro 6 Light Report 
Page 1 



HCM Signalized Intersection Capacity Analysis 

.9 4%- + < L /  
EBL GBT",WBT WBW " S8L 

- - 
M6v@merJt 
Lane Conftgurations 
!deal Flaw {vphpi) 

9 4 t $ . F P r ?  
7800 IS00 1800 1800 1800 1800 

TolaZ Lost lime (s) 4.0 4.0 4.0 4.0 4.0 4.0 
tans Cftil. Factor 3.00 3.00 1.oQ 1B3 t .05 1.00 
Frt 1,OO 1.00 1.00 0.85 1.00 0.85 
IFft Protwted 0,95 1.00 1.00 LO0 0.95 1.00 
Satd. Flow {protf 1644 173f 1748 1485 1693 1515 
Fit Permined 0.95 3.00 1,OO 1.00 0.95 1,00 
Sat&. Flow {perm) 1644 1731 1748 1485 1693 1515 
Volume (wph) 62 510 602 93 349 232 
Psak-hour factor, PMF 0.88 5.88 0.88 0.88 0.M 0,88 
Mj. Flow [vhj  70 580 684 106 397 264 
RTORReduction(vph) 0 O 0 62 0 179 
Lane Group FfwIvph) 70 580 6% 44 397 85 
Heavy Vehicles (%) 4% 4% 3% 3% 1% 1% 
Turn T p  Prot Perm Perm 
Protected Phases 7 4 8  6 
PermiMed Phases 8 6 
Actuated Green, G Is) 3.0 31.0 24.0 24.0 18.3 18.3 
EVe~flvs Green, g (s) 3,O 33.0 24.0 24.Q 18.3 18.3 
ActuaiedglCRatio 0.05 0.54 0.42 0.42 0.32 0.32 
Clwance Time (sf 4-0 8,0 4.0 4.0 4.0 4.0 
Vehicle Extension (sl 3.0 3.0 3.0 3.0 3.0 3.0 
hne ~ r p  ~ a p  fvph) 86 936 732 622 561 484 
vls Ratio Prot 0.04 c5.34 c0.39 G0.23 
v& Ratio Perm 0.03 0.06 
v/c Ratio 0.81 0,62 0.93 0.07 O,73 0.18 
Uniform Delay, dl 26.9 9,1 15.9 10.0 175 l4.1 
Prqression Factor 1.00 1.00 1.00 1.00 1.00 1.00 
LncrementalDe!ay,& 42.3 1.2 "f.9 0.0 8.6 0.8 
Belay {s) 69-2 10.3 39.8 10.0 25.9 14.9 
Level d Sewice E B G B C B  
Approach Delay (sf 16.7 31.5 21.5 
Approach La8 B C G 

ltitersection Summaw 
HCM Average Control Delay 23.8 HCM Level of Service C 
HCM Volume to Capaci 
&~r;fuated Cy~ie Length I 
Intersection Capacity Utilization 67.5% ICU Level of Se 
dnl-ilysis Period jrninj 13 

e Gritical Lane Grottp 

ry ratio 0.85 
Is1 57.3 5m of iost rims (s) i 26 

wice 

Existing + Site 4:00 pm 515i2011 Mitigated 
LANCASTER ENGINEERING 

Synchro 6 Ugh1 Report 
Page f 



Existing Coridititrrrs 
Exisring plr~s Site Trips 



HCM Unsignalited Intersection Capacity Analysis 

cSH 1091 1700 1700 1700 242 606 
Vo!ume to Ceacity 0.02 0.32 0.27 0.00 0.03 0.38 
Queue Length 95th (fa) 2 O Q O 3 43 
Control Delay ls) 8.6 0.0 0.0 0,Et 20.4 14.5 
Lane LOS A G B 
broach  Delay {s] 0.4 0.0 $4.7 
Afaproach LOS B 

Intersection Summary 
Average Delay 2.9 
Intsrs@ct&n G~aclPy Wtilmtion 110.2% ICU Lev81 crf Sewice 
Analpis Perid Imn) f 5 

Existing 4:00 pm 5/5/2011 Baslrne 
LAMCASTER ENGINEERING 

Synchro 8 tight Report 
Page i 



HCM Unsignalized Intersection Capacily Analysis 

3 + * - Q k $  

Median lypt? None 
Median storage veh) 
Upstream signal (N) 
pX, platoon unblocked 
vC, conftiding volume 565 1566 562 
vC1, stags 1 conf vof 
&2, stage 2 conf vol 
vCu, unblockM vol 565 1568 562 
1C, single (s) 4.1 6.4 5.2 
tC, 2 stage (s) 
tl= Is1 2.2 3.5 3.3 
pO queue free % 97 93 57 
cM wac!W (vehk) 997 120 52% 

Volume Zs Capacity 0.03 0.56 
Queue Length 95th fit) 2 0 
Contrat Drj.tay (s) 
Lane L0S 
Appm;rch Delay (ti) 0.2 0.a d 7.6 
mroactl LQS C 

I&ersm4m Gmmary 
Average Delay 2.5 
InZersecfion Capa~ity &ilization 53.9Ye ICU Level of ServZa? A 
Analysis Period (rnin) 15 

Existing .r Site 4:00 pm 5151201 1 Baseline Synchro 6 Light Report 
LANCASTEFS ENGINEERING Page 1 
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HCM Signalized Intersection Capacity Analysis 

t . 3  P r ' b  

%34 I '75 435 282 2 a  
r,PMF 0.95 093 0.95 0.95 0.95 0.95 

5-62 128 79 458 297 300 

Turn Type Prot Perm 
Protected Phases 2 1 4 8  
Pemltld Phases 8 
Actuated Green, G Is) 28.7 6.5 22.7 22.7 22.7 
ErJ&cfwu Grew, g ($1 28.7 6.5 227 22.7 22.7 
Actuated slC Ratio 0.40 0.09 0.32 0.32 0.32 
clearanci~irne ($1 4 3  
Vehicle Extension (s) 3.0 
Lane Grp Cap [vphf 671 
vls Ratio Prat c0 -4 ? 
trls Ratio Perm 
vlc Ratio 1.02 
Unlkrm Oela& dl 2t,4 
Progression Factor 1.00 
Ineremen&i Dpiay, d2 38.8 
Delay (s) 60.1 
Lmsl of: &3ltriCe E 
Amroach Delay fs) 60.1 
@roxR LO5 E 
e w i k n  Summarv 
WCM Averago Control Dgsly 383 HGM Level of SeMm 0 
HCM Volume to Capacity ratio 0.88 
Actuated Cycle Length ($1 71 '4 Sum of lost time fs) 13,5 
lntarse~tion Capacity Utilization 70.7% ICU Levet of SFttviee C 
Anatysis Perid (minf 15 
c Critical Lane Group 

Existing 4:00 pm 5151201 1 Baseline 
MNCASTER ENGINEERING 

Synchro 6 Lib! Report 
Page l 



HCM Signalized Intersection Capacity Analysis 

Maw&*~f - @Bc- SER ME& i,%ET* ~ N T  @WR " 

d --  
Lane Configurations 
wean ROW l~pbgj  

9AP ? + + g a  
l800 163a8 1mO 3800 1800 18W 

Total Lost Ume (sf 4.5 4-5 4.5 4-5 4.5 
lane Faaar 1.00 0 1.90 3-00 1&0 
Frt 0.96 3.00 1.00 1.00 0.85 
FI: Protect& 0.96 0.95 1.00 9B0 t,W 
Satd. Flow (protj 1657 1876 1765 1748 1485 
Flt P~rnltled 

Peak-hourfactor,PHF 0.95 0.95 0.85 0.95 0.95 0.95 
Adj. Flow fvph) 562 206 373 532 317 300 
RTOR Redatctian (vph) 15 0 0 0 O ?96 
LaneGroopFIswfvph) 753 0 373 532 3f7 104 
Heavy Vehicles (Oh) % 1% 2 %  2% 3% 3% 
Turn T p  Pml Pem 
Proimted Phases 2 1 4 8  
P@m&& Phases 8 
Acntated Green, G (3) 27.7 9.6 27.1 27.1 27.1 
ERaim Green, 9 (s) 27,7 9.8 27.1 27.1 27.9 
Acluatecl giC Ratio 0.36 0.12 0.35 0.35 0.35 
Gleraranc~ Time (s) 4.5 4.5 4.5 4.5 4.5 
Vehicb Extension (s) 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap ( ~ 1 1 )  589 207 a%.?- 0 537 
vfs Ratia Pro1 c0.45 ~0.22 c0.30 0.18 
vfs Ratio Farm 0.07 
vlc Rath t -28 1,80 0.87 0.52 0.20 
Unitofm Delay, dl 25,1 342 23.7 20.2 57.8 
Prwressian Factor 1.00 5 .QO I .00 I .a0 9.00 
Incrr?mr;rntal Delay, tX2 138.2 379.5 12.3 0.8 0.2 
Delay (sf 363.3 413.6 36.0 21,O f8.0 
Lwef at Sewice F F D C B  
Appro2ich Belay (s) 163.3 19t.6 19.6 
Approach LO5 F F B 

Existing + Site 4:00 prn 5/5/2013 Baseline Syncilro 6 Light Reparl 
CANCASTER ENGthlEERtPiG Page I 

r 



f-lCM Signalized Intersection Capacity Analysis 

Flt Protected 0.95 1.00 0.95 1.00 1.00 1.00 
Satd. Flow (prot) 3285 1515 1676 1765 1748 1485 
FR Permitted 0.95 1,OO 0.95 1.00 1.00 1.00 
Satd, Row (perm) 3285 1515 1676 1765 1748 1485 
Vatume (vph) 534 $96 3% 505 301 285 
Peak-hourfactor,PHF 0.95 0.95 0.95 0.95 0.95 0.95 
Ad). Flow fvh)  562 206 373 532 317 300 
RTORReduction(vph) 0 704 0 O 0 201 
Lane Group Flow (vph) 562 102 373 532 317 99 
Heavy Vehicles i%S 1% 1% 2% 2% 3% 3% 
Turn Type prn+ov Prot Perm 
Protected Phases 2 1 1 4 8  
Permined Phases 2 8 
Actuated Green. G (a) 18.6 37.8 19.2 25.4 25.4 25.4 
Bfective Green, g (s) 18.6 37.8 19.2 25.4 25.4 25.4 
Actuated g/C Ratio 0.24 0.49 0.25 0.33 0.33 0.33 
Ctearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 
VehicteExtension(s) 3.0 3.0 3.0 3.3 3.0 3.0 
b n e  Grp-p (uphf 797 836 420 58.2 579 492 
vfs Ratio Rot ~(1.77 0.03 ~0.22 ~0.30 0.18 
vls Ratio Perm 0.04 0.07 
vlc Ratio 0.71 0.12 0.89 0.91 0.55 0.20 
Uniform Delay, dl 26.5 10.5 27.7 24.6 2'l.O 18.4 
Progression Factor 1.00 1.00 1.00 1.03 1.00 1.00 
Incremental &lay, d2 5.2 0.1 19.7 18.5 -I.$ 0.2 
Delay (s) 31.7 10.6 47.5 43.0 22.0 28.5 
Level d' Service G E l D D C B  
Approach Delay ($1 26.1 44.9 20+4 
AW,IO~C~ LOS c a a 

Sum of lost time ($1 13.5 
ICU Level of Service G 

Existing t Site 4:00 pm 5/5/2011 Mitigated 
LANCASTER ENGINEERING 

Synchro S Light Report 
Page 1 



Existing Conditions 
Exisril~p plus Site Trips Conditions 



HCM Signalized Intersection Capacity Analysis 
7: Circle Boulevard & W a l n ~ ~ t  Boulevard 6!312011 

- r \  + - t  t / C k i  J 
pavqent EBL EBT EBR W 8 t  WBT WBR NBL MBT HBR 8%- S T  SBR 
Lane Configurations 
ideal Flow (vMp1) 

$s f+ I?" "g% 7 T. 3 % 
f800 'I800 7800 180G $800 t8QO ?800 1800 1800 1800 $I300 1800 

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4,O 
lane ULiI. Factor 1.00 0.95 J.00 1.00 0235 f.00 i * O Q  1,OO -1-00 
Frpb, pedhikes 1.00 1.00 1.00 1.00 1.00 1 .DO 0.98 1.00 0.99 
FIN, ~Wikes 1.00 1.00 1.00 1.00 3.00 f ,OO 1.00 1.00 1.00 
Frt 1 .OO 1.00 0.85 l.00 0.98 1.00 0.92 J.00 0.90 
F& Protected 095 1,00 1.00 0.95 1.m 43-95 1.00 0.95 1.00 
Satd, Flow (pro$) 1693 3386 1515 1693 3293 1676 1599 1660 1553 
Fft Permitted 0.95 1.00 4-00 0.95 l.00 0.95 1.00 0.95 1.00 
Satd. FIow (perm] 1693 3386 1515 1693 3293 1676 1599 1660 1553 
Vdume (vph) 33 503 34 4G 320 67 90 55 60 62 10 22 
Peak-hourfactor,PHF 0.95 0.95 0.95 0.95 0.95 095 0.95 0.95 0.95 0.95 0.95 0.95 
Adj. Fie* (vph) 35 529 36 11 3 8  Fd. 95 58 63 65 11 23 
RTOA Reduction (vph) 0 0 27 C 24 0 0 34 0 0 14 0 
taneGroup Flow (vph) 35 529 9 11 377 0 95 87 0 65 20 0 
Confl. Peds. (#/hr) 1 6 3 
Neavy Vehicbs (%) 1% 1% 1% 1% 1% 4% 2" 2% 2% 3% 3% 3% 
Turn Type Prot Perm Prot Prot Prot 
Protected Phases 7 4 3 8 5 2 1 6  
Permined Phases 4 
Actuatd Green, G (s) 4.0 17.5 77.5 0.8 14.3 7.2 32.5 3 2  28.5 
Effective Green, g fs) 4.0 17.5 17.5 0.8 f 4.3 7.2 32.5 3.2 28.5 
Actuated gl& Ratio 0.06 025 025 0.01 020 0.40 0,46 0.05 0.41 
Clearance Time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4,O 
Vehicle Extension (s) 3.0 3.0 3.0 3.6 3.0 3.0 3.0 3.0 3'0 
Lane Grp Cap (vph) 97 847 379 19 673 172 742 76 632 
vis Ratio Pml 0.02 ~0.36 0.01 cO.11 ~0.06 c0,05 0.04 0.01 
VJS Ratio Perm 0.01 
v/c R atlo 0.36 0.62 0.02 0.513 0.56 0.55 0.12 0.86 0.03 
Uniform Delay, d l  31,8 23.3 19.8 34.4 25.0 29.9 10.6 33.2 12.5 
Pragression Factor 1 ,QO 1 .OO 1.00 1.00 1 .OO 1-00 1.00 1 .OO 3.00 
Incremental Delay, d2 2.3 3.4 0.0 36.3 1.1 3.8 0.3 56.8 0.1 
Delay ((s) 34.2 24.8 19,8 70.7 28.1 33.7 10,9 90'0 12.5 
Level of Service C C B E C  C B F B 
Awfoach Delay (s) 25.0 27.3 20.8 63,4 
Approach LOS C C C E 

fnf@%&lw Summary 
^._II_- 

HCM Average Control Delay 27.9 HCM Level of Sewice C 
NCWI Volume to Capacity ratio 0.37 
Actuated Gycle Length (s) 70.0 Sum of lost time (s) 16.0 
interseGiion Cqacity Utilization 41 -3% SGU Lt?w~l of S~;anri~@ A 
Analysis Period (min) 15 
c Critical Lane Group 
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HGM Signalized intersection Capacity Analysis 
7: Circle Boulevard & Walnut Boulevard 6/3/20 1 I 

- 3  B ' + t 4 ,  f P b 1  J 
, EBL EBLEBR WE- WL . fJ- 
Lane Conf~~uraUons 
Me& FEaw fvpslpt) 

4 H f  "i% Y B 9 "%p 
?BOO "f89 6@0O 18(90 4600 1WO 1800 1800 1800 38015 1800 2800 

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
h e  Util. Factor 1.00 0,95 1.08 1-00 0.@5 1.00 1.m 1-00 LOO 
Frpb, pedibjker 1.00 1 .0o 1.00 1 .W 1.00 1.00 0.98 t .OO 0.99 
~ p b ,  ptsmhes 0 l+ao 1,0a $,so 1.w 1 , ~  2-00 ~,oa i.ao 
Frt 1.00 1.00 0.85 3.00 0.97 1.00 0.92 1.00 0.30 
l'lr Pr&e&ed 0.95 1.00 1,OO 035 1.00 095 3-teO 0.95 5,00 
Sard. Flow fpratj 1693 3386 1515 1693 3282 1676 '6601 3660 15% 
FI PmM& 0.95 1.00 f .W 0'95 1.00 15.95 1.00 0.95 -t,oO 
Satd. Fbw (perm) 1693 3386 $515 1693 3282 1676 1601 1660 1554 
V0fuine {vphj 33 S 2  34 348 541 179 90 55 60 77 10 22 
Peak-hourfactor,PMF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 O.95 8.95 0.95 0.95 
A@. ROW (vh )  35 592 36 f J  B9 125 95 58 63 5381 I f  23 
RTORReduction(vph) O 0 25 0 32 0 O 41 0 0 16 0 
Lane Gmup Rovd a.rpt7) 35 5192 11 11 862 O 95 80 0 81 $8 0 
Confl. Peds. (iilhrf 1 6 3 
bleaw Yehides ("lo) 1% 1% 1% 1% 1% 1% 2% 2% Pb 3% 3% 3% 
Turn Type Prot Perm Prot Pro1 Prot 
Protetraf Phases 7 4 3 8 5 2 1 6  
Permitted Phases 4 
ktuatd Green, G (c;) 4,O 18.2 182 0.3 35.0 6.4 21,4 3.5 18-6 
Enective Green, g js) 4.0 18.2 18.2 0.8 I5.0 6.4 21.4 3.6 18.6 
Actuatrjcj@C Ratio 0.07 0,50 0.30 B,Ot 0.25 0.11 0.36 0.06 Q,31 
Clearance Time (8) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
V & C ~  E~xt@~$ion (8) 3.0 3.0 3.0 3~3 3.0 3.0 3+0 3*0 3,O 
bane Grp Cap (wh] f 13 1027 460 23 821 179 579 100 482 
uls Ratio Earot 0,152 cfr.17 0.01 M.20 e0,OCi &,05 O,B5 O,0d 
vls Ratio Perm 0.03 
VIE Ralb 0.31 0.B 8,QZ 0'48 0.81 0.53 0,24 0.83 0.M 
Uniform Delay, dl  26.7 17.6 14.7 29.4 23.3 25.4 "1.1 27.19 14.5 
Prograssltul F a o r  0.48 0.54 0.011 3.00 3.W l,fM 'i.al 1.00 1,OO 
Incremental Delay, d2 1.3 0.7 0.0 "r.8 5.8 3.0 0.5 37,2 15.f 
D@iay fs) 14.2 10.2 0.6 44.2 26.9 28.4 13.6 65.1 14.8 
tovsl of al~ervic~ B B A D C  G B E B 
Wprmch Offfay Is) 9.9 27.2 21),1 50.2 
Apprmch LOS A C C 0 

WCM Average Gon~rol Delay 21.1 C 
HCM Vclfuma b Cam~iiy ratio 0.46 
Actual& Cyck Lewh Is] 60.0 Sum of lost time (sf $2.0 
Inter~dian Gew~gy 'UZitiraZion 46.5% lGLf I-ctwl of SeTVjm A 
Analysis Perid fmhf 15 
c Critirrafb-rrrreGmp 
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HGM Signalized lntersediort Capacity Analysis 
18: Circle Botrtevard & 4 Acres Road ~ji3120t f 

>+' I  ( " " " 4 c 4  t P B  J 
Movemen! ' EEL EBI EBR WEL WEZT WSR NBL NET NYR SEL SBT SEIH 
Lane Gmfiguratiotls, Z 69 f 9 9% T 4 *%+ 
Meal now (vph?jf) 1800 $800 3800 ifW0 $800 18M1 1800 180a 3800 9800 1800 '1800 
Total Lost tine (s) 4,O 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
L a ~ e  Utif, Factor f -00 0.95 1,Mf 1 .00 0.95 0.95 0.95 '1 .a0 
Frpb, pedlbikes 1.00 1.00 0.98 1.00 1.00 1.00 0.99 0.98 
PIP$, ~ b i k e s  '1.00 3.00 ~ , a a  9.00 i,oa 3,oo I,OD t ,a0 
Frt 1.00 1.00 0.85 1.00 1.00 1 -00 0.95 0.88 
Fit Prcstscted 0.95 I,00 1.00 0.95 $,OD 05% 0,97 I ,a0 
Satd. Flow (prot) 1693 3386 1486 1676 3352 1608 1542 1530 
Flt Permitted 0.95 1.00 7 '00 0,95 1 ,a0 0.50 0,70 1 ,QO 
Satd. Slow fperm) ti693 3386 1486 $676 3352 1022 1107 1530 
Volume [vh] 6 437 1B4 91 529 1 352 0 91 0 1 10 
Peakhour factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0 0.94 0.96 0.94 
Adj. Flow {qh] 8 4935 206 97 563 1 374 II 7 0 1 I t  
RTORRoduction[vpt~) 0 O I28 0 0 0 1) 32 0 0 8 0 
LaneGrwp Flaw (rtptrf 6 485 7s 97 564 Q 2133 236 5 0 4 D 
Confl, Peds. (iffhr) 4 4 9 
Xeaw Zlet-itctcls (Y*) 1% 1% 1% 2Y* 2% 2% 1% 1% 3% 1% 7% 7% 
Turn Type Prot pm+ov Prot pm+pt Perin 
P~tmBd P h ~ m  7 4 5 3 8  5 2 I; 
Permitted Phases 4 2 6 
Ac!uat&rd Green, 6 (8) 0.8 15.5 21.7 4.8 19.5 26-7 26.7 16.0 
Effective Green, gt (s) 0.8 16.0 227 4.8 20.0 27.2 272 3 6.5 
Actuated glC Ratb O.Of 0.27 0.38 0,08 0.33 0.45 0.45 0.28 
Clearance Time fs) 4.0 4.5 4.5 4.0 4.5 4.5 4.5 4.5 
Vehick Extension (s) 3.0 3.0 3'1) 3.1) 3.0 3,O 3.0 3.0 
Lane Grp Cap (vpfi) 23 903 661 f34 $417 528 550 421 
VIS Ratio Pit)! 0.00 0.14 0.02 ~0.06 c10.17 O+W &,05 0.130 
ufs Ratio Perm 0.04 0.13 d.15 
vle Ratia 0.25 0.51 0.12 (3.72 0.50 0.38 0.43 a.or 
Ulliform Delay, d l  29.3 18.7 12.1 27.0 16.0 10.4 1k.2 -15.8 
Frwresskin Factor 1.00 7-00 3-00 3 ,0Q $.a0 1.00 5.00 1 -€XI 
Incremental Delay, d2 6.0 0 3  0.1 17.5 0.4 0.5 0'5 0,0 
O@l;t~ [sf 35.3 10.2 12.2 44.5 16A $0'3 i t .?  15.9 
Level r>S Sanrice D B B D B  B 13 B 
mroach DfjIay (sl 17.2 20.5 71.3 f5.9 
Approach LO5 f3 C B B 

Ir~te:sct!lior> Sur~~r!?ar;' 
HCM Averaac Conlrol Dclav 16 9 HCh4 Lcvcl of Service f3 

Aduatd Cycle hng th  ($3 60.0 Sum of lost time (s) 
Int@rsa!on Cap%$@ NiRzation 48.8% IGU Lw31 at Senrice 
Analysis Pod& frnin) 15 
c Cfl~m1 kna Group 
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XCM Signalized lr~lersecliorl Capacity Analysis 
18: Circle Boulevard 82 4 Acres Road 6t3f2011 

) - + t  & " " - k g  f P I 4  4 
Moverneat EBL EBY EBR WBL SLBT WBR NBt NBT NBR SB1, 5BT 8BR 
Lane Canfigurations 
Ithat Flow {\rphpl) 

"$+ F P +F t .p%; & 
1800 two $800 $800 laao 9800 frxlo $goo ~ s o o  1800 iaoo lea0 

Total tost time (s) 4,0 4.0 4.0 4.0 4.0 4.0 4.0 4'0 
lane Ulil. Factor 1.00 0.95 1.00 I .OO 0.95 0.95 0.95 1.00 
Frpb, pdmkes 1 .OO 1 ,OO 0.98 1.00 1 .OO 1.00 0.99 5.98 
Fipb, pedmikes 1.00 1.00 1.00 . 1.00 t .0O 1.00 4 .M) 
Frt 1.00 1.00 0.85 1.00 1.00 1.00 0.95 0.88 
Fit Protecfed 0.95 1.00 I.00 0.95 1.00 0.95 0.97 "to0 
Satd. Flow (pro!) 1693 3386 1484 1676 3352 1608 1542 1530 
Fit Permitted 0,95 1.00 7.00 0S5 3.00 0.60 0,68 '1 ,00 
Satd Frat9 (prm) 1693 3386 1484 1676 3352 $012 1077 1530 
Volume (vph) 6 498 134 91 750 9 352 0 91 0 1 10 
Peak-houriacior,PHF 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 
Rdj. Flow (trph) 6 528 206 97 798 1 374 O 97 0 3 $1  
RTBRReduction(vph) 0 0 125 0 0 0 0 34 0 O 8 0 
Lane GroupFtovJf'vph) B 528 Id.! 97 799 0 203 235 O 0 4 5 
Gonfl. Peds. (#!hr) 4 4 9 . . 

Turn Type Prol pm+ov Prot Pm+Pt Perm 
Pwt~ted  Phases 7 4 5 3 8  5 2 6 
Permitted Phases 4 2 6 
Actuated Green, G (s) 0.8 17,O 22.5 4.13 21.0 25.2 252 152 
Effective Green, g (s) 0.8 17.5 23.5 4.8 21.5 25.7 25.7 15.7 
Ar=tuated dC Ratio 0.01 0.29 8.39 0.08 0.36 0.43 0.43 0.213 
Cfearance Time (sf 4.0 4.5 4.5 4.0 4.5 4.5 4.5 4-5 
Vehicie ExAnsion (st 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 23 988 680 134 1201 493 508 400 
vls Ratio Prof 0.00 0.36 0.01 ~0.06 cB.24 0.04 c0.05 0.00 
vis Ratio Perm 0.04 0.14 c0.15 
V ~ C  Ratio 0.26 0.5% 00.12 0.72 0.m 0.43 0,46 0,Ol 
Uniform Delay, dI 29.3 17.8 11,6 27.0 16.2 11.4 12.2 36.4 
Prqr&ssjapl Factor 2,OO 1.00 1,00 2 0.4@ 1,ao l,Oo 1 .OO 
Incremental Delav, d2 6.0 0.6 0.1 14.8 1.2 0.6 0.7 0,O 
blay ($1 35.3 18.4 11.7 49.2 8.6 31.9 '12.9 f 6.4 
Lev@! af % ~ c e  D B B D A  El B B 
w a a c h  Dday (s) 16.7 13.0 12.5 16A 
Approach LOS B 3 B B 

Sum of lost Erne (s) 12.0 
!GO L~Q& of f k v i ~ e  8 

Existing + Site 4:00 pm 5i512011 Baseiine 
UNCASTER ENGINEERING 

Synchro 6 tight Repon 
Page 1 
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HCM Signalized Intersection Capacity Analysis 

3 - 3  e + r a ,  t $ - I t  4 

Prolect8ci Phases 7 4 3 8 5 2 1 8  
Permitted Phases 4 
Actuated arm, G lsl 2.9 f 6.4 16.4 7.5 21.0 3.6 15.2 4.9 155 
Effective Green, g Is) 2.9 16.4 16.4 7.5 21.0 3.6 15.2 4.9 16.5 
Acluat~glCRatio 0.05 0.26 26,f?13 0.12 0.31 0.06 025 0,0S 0'27 
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 
V~hicb Eaension fs) 3.0 3.0 , 3,0 3 3  3,0 3.0 3,0 3.0 3.0 
Lane Grp Cap fvph) 79 896 391 205 111 1 189 811 131 863 
vls Ratto PrM O,W 0.37 c0,12 ~0.23 0.04 c0.21 0.arj c0.17 
vls Ratio Perm 0.05 
vlc Ratio 0.90 0.63 0,lQ 1.02 0.59 0.78 0.87 0.72 0.63 
Uniform Delay, d l  29.4 20.1 17.7 27.2 17.7 28.8 22.5 27.9 20.0 
Prqressgon F a o r  1.m t .W 1 ,OO 1 .a0 1.m "I00 1.013 3.50 1-00 
Incremental Delay, d2 67.3 1.4 0.2 68.0 1.8 26.5 12.6 17.1 3.4 
D@fZty ts) 96.7 21.5 17.9 95.3 19.5 45.3 35.0 44.9 23.4 
Level of Service F C B F B  D D D C 
Appraach Dstay (s) 26.2 35.3 36.7 26.5 
Apprmch 10.3 G D D C 

tnt@mBaft %cdmmary - 
HCM Average Control Delay 31.5 HCM Level of Service C 
HCM Volume la C&pacSy ratio 0.73 
Actuatd Cycle Len~th fs) 62.0 Sum of lost time (s) 9.0 
Inferwtfon G w c i $  Utifieation W.4% ICU Lwe! st Se~im G 
Analysis Period (min) 3 5 
c Critical W e  Group 

Existing 4:00 pm 5151201 1 Baseline 
WNCASTER ENGINEERING 

Synchro 6 Light Report 
Page 1 



MGM Signalized fnlersection Capacity Analysis 

j-.., / - % ?  f P B Z J  
Mavemea .- , -. Ei3L E B T a H B L  WBT=BL %BT HER i3BL SBT S R  
Lane Configurations 
Ideal Flow [v#pfj 

$h Ik* f WaF "i 4% "pcrs 
1800 ? N O  1800 "1800 1800 5800 1800 lEUXl 1800 1800 38W 18UO 

Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 
Lana Utit. Factor 3.00 0.95 1.011 f .OD 0.95 0.97 0.95 1.00 D.EB5 
Frpb, p a i k e s  1.00 1.00 0.98 1.00 0.99 1.00 1.00 i .OO 1.00 
FlM, MlMkes 1.00 9.00 11.00 t ,OO 1.00 1 .00 1.00 $,Off 1.00 
Frt 7.00 7 .00 0.85 1.00 0.97 1.00 0.99 1.00 0.98 
~t Protected o.% 1~00 1.00 0.95 1.00 0.95 $.a0 0.95 1 % ~  
Satd. Flow (protf 1693 3386 1479 1693 3256 3252 3303 1560 3241 
Fit ParrnltZed 0.95 1.00 1.00 0.95 1,00 0.95 1.00 0.95 3.80 
Satd. Flow (parm) 1693 3386 1479 1693 3256 3252 3303 1660 3241 
Volume (m) 63 337 256 203 720 189 128 588 5533 103 423 73 
Peak-hourfa&or,PXF 0.89 0.89 0.89 0.89 0.89 0.89 0.89 0.89 0.89 0.89 0.89 0.89 
Adj. Flow (vph] f l  SO3 288 228 809 212 I44 661 53 'f16 480 82 
ATOR Reduction (vph) 0 0 206 0 35 0 0 12 0 O 22 0 
Lane Group Flow 71 603 82 2 2  986 0 144 712 0 $46 540 O 
Confi. Peds. (frlhrf 10 21 3 2 
Heavy Yehides fX) 1% 1% 1% 1% 1% 1% 2% 2% Plo 3% 3% 3% 
Turn Type Prot Parm Prct Prol Prot 
Protscted Phases 7 4 3 8 5 2 1 6  
Permitted Phases 4 
Actuatwf Green, G (s] 2.9 47.4 17.4 7.5 22-0 3 9  14.2 9.9 15.9 
Effective Green, g (s) 2.9 17.6 17.4 7.5 22.0 3.2 14.2 4.9 15.9 
ActuatdglGRatia 0,UZi 0.26 0.28 0.12 0.35 0.05 0.23 0.BB 0.26 
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4 .  4.5 
Yehide Extension Is) 3.0 3.0 3.0 3,0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 79 960 415 205 1155 768 756 131 831 
vls Ratio Pro? 0.04 0.18 eD.13 &,30 0.04 ~0.22 0.07 ~0.17 
V/S Ratio Perm 0.06 
vlc Ratb 0.90 0.63 0,20 1,11 0.85 0,863 0.-94 0.89 0.65 
Uniform Delay, d l  29.4 19.5 37.0 27.2 18.5 29.2 23.5 28.3 20.6 
Progression F ~ t a r  3.00 3.00 l.00 2.00 1.00 1.00 '1.09 1.00 j.080 
Incremental Delay, d2 87.3 1.4 0.2 96.2 8.3 32.5 21.2 45.6 3.9 

Is) 96,7 20,9 17-2 123.4 24.8 69.6 44.7 73.8 24.5 
Level of Service F C B F G  E D E C 
Approach Delay (s) 25,4 42.8 47.5 3233 
Approach LQS C D D C 

Existing +Site 4:00 prn 5i5/2011 Baseline Spchro 6 Light Report 
UNCASTER ENGlNEERlNG Page t 



Existing Conditions 
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HCM Signalized intersection Capacity Analysis 
14: Circle Boulevard & 9th Street 613~011 

- + %  t ?  t r L  J 
uow@h~'d a EBL EBT EBB WBL Wf37" finlBR NBi  @BY .M SBL BBT SgR 
Lane Conf&uratims 
Ideai Row [v@pi) 

f 4% "$% 9 +t t $P 
1800 1800 3800 1800 1800 fa00 $300 jaoo .tmo ~ s o o  $800 tsoa 

Total Lost time Is) 4.0 4.0 4.0 4.5 4.0 4.0 4.0 4.0 
lane Util. Factor 1,QO 0.95 1.00 0.95 3.00 8.95 1.00 0.95 
Frpb, pedibikes 1.00 1.00 2.00 0.99 1.00 l.00 1.00 0.99 
mpb, pedibikes 7 .OD 1.00 a,ao $.a0 1,oo 1.00 +I ,OD t .oa 
Frtr 1.00 0.98 7.00 0.97 1.00 5.96 7.00 0.96 
Flt Prokm@d 0.95 1,OQ 0.95 1.00 0.95 1.M 0.95 Y "00 
Saki. Flow (prot) 1693 3306 1693 3254 1693 3231 1693 3225 
Fit Permlltecf 0.95 1.00 0.95 1.00 0.95 1.00 0.95 1.00 
Satd. Flow (perm) 1693 3306 1693 3254 1693 3231 1693 3225 
Voiume (vph) 1% 566 87 158 479 140 143 421 162 92 379 127 
Peak-hourfactor,PXF 0.93 0.93 0.93 0.33 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 
Mj. ROW (vprp) 181 609 94 $81 515 451 154 453 174 98 408 $37 
RTORRedoction(vph) 0 18 0 0 39 0 0 55 0 0 47 6 
hnc t  ~ r a u p  ROW (vp@ fa1 685 0 183 627 o 3% 572 6 99 498 o 
Confl, Peds. (#/hr) 7 2 8 3 22 

Turn Type Prot Prot Prol Prot 
ProtecW Phases 7 4 3 8 5 2 1 6  
Permitted Phases 
ActuatM Green, G (s) 9.6 16.1 9.5 36.1 8.8 22,6 4.7 "t.5 
Effective Green, g fs) 9.5 46.6 9.6 16.6 8.8 23.1 4.7 19.0 
Acruatcsd @C Ratio 0.14 0.24 0.44 0.24 8.43 0.33 0.67 0.27 
Ciearance Time (s) 4.0 4.5 4.0 4.5 4,0 4.5 4.0 4.5 
Vehicte Extension (sl 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane Grp Gap fvphf 232 784 232 772 213 1066 114 875 
vls Ratio Prot 0.tl ~0.21 0.1: ~0.99 c0.09 G0.18 0.06 9.35 
vfs Ratio Perm 
vlc Ratio 0.38 0.87 0.78 0.81 0.72 0.54 0.87 057 
Uniform Delay, dl 29.2 25.7 29.2 25.2 29.4 -19.j 32.3 225 
Prwresion Fa&or 1 .OO 1 .OD 1,ZIQ 1.00 1.00 1.00 1.00 t,o0 
Incremental Delay, 62 15.5 70.6 f 5.5 6.5 11.5 1.9 457 2,7 
Delay Is) 44.7 36.3 44-7 31,7 43.9 21,O 78.0 24.7 
Level of Service D D D C 0 C E G 
A m s h  Delay (s) 38.1 34.5 2&9 32.9 
Approach LOS a 6; C C 

!&&&&#$@ G@rnr;i3@ 
WCM Average Contra1 Delay 32.8 HCM Level of Senric8 C 
HCM Volume lo Capaci't), ratio 0*68 
Actuated Cycle Length (sf 70.0 Sum of lost time ($1 8.0 
tnterssMon Capcity UrilizaBon 67,PA fCU Lwei of Senrice C 
Analysis Period (min) 75 
c Criticat Larna Group 

Existing 4:00 pm 5i5!201$ Baseline 
1StNCASf ER UJGINEERING 

Synchro 6 Light Report 
Page 1 



HCM Signalized intersection Capacity Analysis 
34: Circle Boktlevard & 9th Street fii3.120 1 1 

j - - . )  4 " - Q - 4  t P k  4 
P/la~emanJ EBL EBT EBE u\bBL WBT VWBR NBL NET PaBR SBL SElf SBR 
Lane Gonligurafarrs 
Meal Flaw (upkg) 

9 9% grl JlPF 9 t F  ;$ 9% 
$800 1800 1800 $800 1800 18W 1806 $BOO 1800 1800 1800 $800 

Total Lost time (sj 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Ulil. Factor 1.00 0.95 f ,OO 0.95 $.a0 0.95 7.00 0.95 
Frpb, pemikes i.00 7.00 1.00 4.00 1.00 1.00 1,OO 0.99 
Ffpb, psWkes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.QO 
Fft 1.00 0.98 1.00 0.97 1.00 0.96 1 .OO 0.96 
Flt Pratead D.95 1.00 0.95 f ,110 0.95 fl,OO 0.95 1.00 
Satd. Flow (prat) 1693 3309 3693 3270 1693 3221 1693 3225 
FJt Perm&& 0.95 4.00 0.95 1.011 0,95 1 -00 0.95 1,OO 

Peak-hourfactor,PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 
At$, Flow {vh) 181 632 94 237 603 157 154 453 $89 99 408 1337 
RTORRecluctEon[vphf 0 17 0 a 32 0 0 63 0 0 47 O 
LaneGmupFiaw (vpb) 181 70ES 0 237 722 0 154 579 0 I)9 498 O 

Protected Phases 7 4 3 8 5 2 Z 6 
Permitted Phases 
AcluElted Green, G (sl 9.7 16.4 "t.0 16.7 8.8 22.5 4.8 28.5 
Effective Green, g (sf 9.7 16.9 10.0 17.2 8.8 23.0 4.8 f 9.0 
~ctuatod g ~ e  Ratio 0 .140-24 0.14 0.21 0.12 0.33 o.ot 0.27 

4.0 4.5 4.0 4.5 4.0 4-5 

Lane Grp Cap [vphf 232 791 239 795 211 104.8 115 867 
Y/S Rario Prot, 0.1 1 ~ 0 ~ 2 %  0.14 c-Q.22 c0.09 ~0.18 0.06 0.15 
v!s Ratio Pen 
vlc Ratio 0.78 0.80 0.99 0.91 0.73 "g30.55 6.85 0.57 
Uniform Delay, dl  29.5 26.1 30.3 26.0 29.8 19.6 32.6 22.4 
Prwressbn Factar X ,OO -1 .GO 1.00 J ,CKJ 1.W 1.00 1.00 1,00 
incremental Delay, d2 15.5 12.8 55.7 13.9 11.9 2.1 44.1 2.8 
D@bY Is) 45'0 98,8 Slfi.Q 39'13 4.f-7 212 78.7 25.1 
Level of Sswice D D F D D C E C 
&pro& DcPtay ($1 40.1 503 2513 33.1 
Appraach LOS D D C C 

Intersection Sutnrnary 
I-ICM Averaae Con:roi Delav 38.5 t4CM Level of Service D 
HCWl v&& to C w ~ i t y  ritlcr 0.75 
Actuated Cycle Length (s) 70.7 SUM of lost tine (s) 72.0 
Ink~aectlon *c&y Utilizason TO+?% ICU LeveI of Se*e G 
Analysis Periad (mh) 15 
c Cdtical Lane Graup 

Existing + Site 4:00 pm 519201 1 Basetine 
LANCASTER ENGlNEERlNG 

Synchro 8 Light Report 
Page 1 



WCR W o r k s h ~ t s  
Existir~p plub Site Trip 

Existing pltlq Site - Mitigal-rtcd 
C 



HCM Signalized Intersection Capacity Analysis 

- . %  6 ' i i 7  t r l  J 

1 .W 0.95 0.97' 0.88 1.00 1.00 1.00 1.00 
Frpb, pmkes 1,m 1.W 1,W 1.00 I,00 1,OO 1.00 l,Oa 
Fig, pemk6s 1.00 t.@ 1.00 1.00 1.00 1.00 1.00 1.00 
kt 1.00 1.00 f .OO 0,E 1.00 0.85 1.00 0.85 
R Protect& 0.95 1.60 0.95 3.00 0.95 1 .  1.00 1.00 
Sat@. Row (prot) 1710 3359 3100 2590 1479 1404 1800 1530 
Fit PemiiRd 0.95 f.00 0.95 1.00 0.74 r.00 1.m ?.m 
sat@. ROW Iptam) 1710 3339 3100 2590 1145 1404 I800 1530 
Peak-hour factor, PWF 092 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Mj. fkilv [vph) 5 1022 33 707 1543 5 98 5 663 22 27 
RTOR Reduction (vph) 0 3 0 0 0 0 0 0 9 0 1 9  
Lane Gtoup Flaw {vphl 5 1052 0 701 1548 0 O 103 6% 22 8 
Confi. Peds. (#fir) 
Navy V&i&s ("id, 0% 2% 0% 7% 4 0% f7% U% 9% OX 133% 
Turn Tvw Prot Prof nrsf13m Penn DlllilJV Perm 
~totec ih  Phases 7 4 3 2 3 6  
Permitled Phases 8 2 2 6 
Aciuated Graan, G (s) 0.9 30.7 17.0 45.8 24.5 41.5 24.5 24.5 
EHeclive Gresn, g (s) 0.8 313.7 17.0 48.8 24.5 41.5 24.5 24.5 
Actudled @ Mf O.01 0.36 0,2O 0.55 0.29 0 8  0.29 0.29 
Ciearame Time fsj 4.0 5.0 4.0 5.0 4.0 4.0 4.0 4.0 
Vehicle Extemign Is? 3.0 3.0 3.0 3,O 3.0 3.0 3.0 3,O 
Lane Gp Cap {vpi~) 16 1203 519 1423 330 7511 518 440 
9!s Ratio Prot 0.00 0.32 N.23 c0.17 0.01 
vls Wio Perm c0.60 0.59 0.29 0.01 
vf6 0.28 0.87 1.14 t.09 0.31 0.87 0.04 0.02 
Uniform D&y, dl 41.8 25.5 34.1 19.2 23,8 19.5 21.9 21.7 
PrqrassEM1 factor 1.00 1 .OO 4.m r m  1.00 Z.00 r.00 3.00 
lmmenial Deby, d2 8.3 7.3 822 5t.5 2'5 10.9 0.2 0.1 

f@ 50.1 32.8 116.3 70.7 26,2 30.4 220 2i.8 
levet of SenriGe D C F E c c c e  
@Po& Delay IS) 32.9 29.8 21.9 
Approach LOS C C C 

Intersection Summary 
WCM Average Central Dalay 60.6 HCM b v d  of SerJice E 
HCM Vohme to Caoadtv ratio 0.68 
~ c t u a ~  ~ y &  hn'@g~ (ij 85.2 sum of lost time tsj 
Intsr%&n Capad& Ulrhzatton 83.3% ICU Level of Ssitcice 
halyvis Period (min) 15 
c Cnt~cal Lane Group 
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Van B ~ l f ~ m y p a ~  - Exisftrig AM Peak (07:36-03,36) 
David Evans and Associates, inc. 



HCM Signalzed Intersection Capacity Analysis 

Flt Permitted 0.95 1.00 0.35 1,OO 0.74 1.00 0.95 1.00 
Said. Row (perm) f710 3338 311W) 2589 1139 1404 1731 1530 
Pe&-hour fador, PHF 0.92 0.92 0.92 O.E 0.92 0,92 0.92 0.92 0,92 0.92 0.92 0.92 
w. gvph) I f  9565 54 CIW $060 2 109 2 946 2 5 22 
RTOR Rdaiian {vpk) 0 3 0 0 0 0 0 0 1 0 0 1 6  
Lane Group Fbw (vphf 1 1 1 6 1 6  0 6 0 3 1 0 6 2  O 0 111 945 0 7 6 
Heaq Veh i is  (%j OX 2% 0% 7% 4 0% 't7% 0 9% 0% 0% 0% 
Turn T p  Prot Prrrl custom Perm pmiov Perm Perm 
Protected Phases 7 4 3 2 3 6 
Pernitled P h w  8 2 2 6 6 
Actuated Green, G is) 0.9 30.7 17.0 46.8 24.5 41.5 245 24.5 
E#ecZve Green, g fs) 0.9 31.7 17.0 47.8 24.5 41.5 24.5 24.5 
Actuated glC Ratio 0.01 0.37 023 0.56 028 0.49 0.29 0.29 
cfeararlce Bme ($1 4,O 5,0 4.0 5.0 4.0 4.0 4.0 4.0 
VeHde f xtensien (s) 3.0 3.0 3!3 3.0 3.0 3.0 3.0 3.0 
h e  Grp Cap {vphj 18 1242 619 4453 328 750 498 440 
vis Ratio Pro1 5.Qi c0.48 0.19 c0.25 
V& &% fJ@'erm 0.41 0.10 0.42 0 0.00 
V& Ratio 0.61 1,30 0.97 0.73 0.34 1.26 oar om 
Uniform Delay, dl 420 26.8 33.9 13.9 24.0 21.8 21.7 21.7 
Prograssion Facior t .00 I .OO 1.00 I.@ 1.00 1.00 i 1.00 
Wemental Dday, d2 88.7 141.5 295 t .9 2.8 327.6 0.f 0.1 
Dolay ($1 90,7 268-2 63.4 15.8 26.7 $49.5 23.8 21.8 
Leve! of S e ~ m  F F E 3 C F C C 
Appfoactt Delay (sj 167.7 f 36.6 21.8 
 roach LOS F F C 
lriterseclion Summary 
HCM Average Conrrol Delay 108.1 HCI.', Level of Service F 
HCM Volume to Capcity ratio 1.28 
m a t e d  Gycie Length (sf 85.2 Sum of 40~i time Isj 8.0 
Intersedbn Cap&ty UtiQzlation 114.7% ICU Level oi Senice H 
Analysis Periad (minf 15 
c Grltical lane Group 

Van Eiuremypss - Existing PM Peak [f 6:30-17:30) 
David Evans and Asdale$, Ine, 



WCM Signalized Intersection Gapacity Analysis 

P - - %  4 " " c 1  t P i  4 
Momment EflL EBT EBR -W&R WBR2 WBt H@T N W  681 88R2 
Lane Configurations 
#deal Flow (vpbpl) 

""F% 77 P& 4 s b 4  
1800 f800 lllOB l8OO 1800 1800 18QO IBW 18W la00 1800 

Total Lost time (s) 4.0 4.0 4.0 4+0 4.0 4.0 4.0 
tans Utit. Factor 1-00 0.95 0.97 0.88 1.00 l.00 1-00 
Frt f -00 0.99 1,OO 0,85 1.00 0.85 0.93 
flt Protected 0.95 j.00 0.95 1.00 0'95 1.00 f.00 
Satd. Flow lprot) 7676 3334 3100 2640 1684 1404 1633 
Flt Permiikd 0.95 f .OO 0.95 1.00 0.70 1.00 I .OB 
Satd. Flow (perm) 1676 3334 3100 2640 1231 1404 1633 
Volume (uph) 5 961 37 650 1515 5 725 5 612 20 25 
Peak-hourfactor,PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 2.92 0.92 
Adj. F~OW fvph) 5 $045 40 707 $647 5 136 5 663 22 27 
RTOAReduction(vph) 0 3 0 0 O 0 0 0 $6 20 D 
Cane Gwup FIow (vph) 5 $082 0 770 11652 O 0 141 647 29 0 
Heavy Vehicles f%) 2% 2% P A  7% 2% 2% 2% 2% 9% 2% P!o 
Turn Type Prot Pmcarslom Perm pm-mv 
Protected Phases 7 4 3 2 3 8  
Permitted Phases 8 2 2 
Actuatcsfl Green, G (s) 4.1 34.4 16.5 46.8 20.6 37.1 20.6 
Effective Green, g (s) 4.6 34.9 17.0 47.3 21.1 38.1 21.1 
Actual& giC Ratio 0.05 0.41 0.20 0.56 0.25 0.45 0.25 
Clearance "Tme (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 
Vehicle Extension (sf 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lana Grp Gap (Y@) $ 3  33G9 620 $4-69 SM3 $95 405 
vls Ratio Prot 0.00 c0.32 0.23 c0.19 0.02 
v/s Rag0 Perm rrlB.63 0 .  % 0.27 
vlc Ratio 0.05 0.79 1.14 1.12 0.46 0.93 0.07 
Uniform Deiay, d l  38.1 21.9 34.0 "1.9 2Z-1 22.2 24.4 
Pragression Factor 1 .OO 1 .OO 1 .OO 1.00 1.00 1.00 1.00 
Sncr8mentcli Detay, d2 0.3 3 2  81.4 65.5 4.9 19.2 0.3 
Delay (s) 33.4 25.1 115.4 84.4 32.0 4f .4 24.3 
Level of Sewice D C F F 6; 0 @ 
Aaproach Delay (s) 25.1 39.7 24.8 
w~o;w:~ LCSS e 13 G 

intersection Summary 
HCM Average Control Delay 65.4 I-ICM Level of Service E 
HCM Volume to Caoacitv ratio 1-04 
Actuatd Cycle ton13tk (s) 85.0 Sum of tost he is] 8.0 
lnterssction Capacity Utilization 83.7% ICU Level of Service E 
Analysts Perlad (minf 15 
c Critical Lane Group 

Existing + Site 7:30 am 5151201 f Baseline 
LAMCASTER ENGINEERING 

Synehro 6 Light Rspart 
Page 1 



HCM Signalized Intersection Capacity Analysis 

6 " t ?  t r b  J 

MvGEe%r - ,  , EBt, E@T E8R WFIIl WBR @Bm ME%- H$r"IB dSR ,:@a -W B R 2  
Lane Configurations 
$&@a! Flow IwphH] 

9 4.8 sPg 4 f 4 
18W 1800 1BOO 1800 1800 I800 1800 18QO -t8M 1800 1800 1800 

Total Lost time (8) 4.0 4-0 4.0 4.0 4.0 4.0 4.0 
Lafie &it. Factor 1.00 0.95 0.97 0.88 1.00 1.OQ t .00 
Frt 1.00 0.99 1.00 Oa85 1,OO 0.85 0.91 
FI1 Protmled 0.95 1 .OO 0.95 1,OO 0.95 1.00 0.99 
Satd. Flow @rot) 1676 3327 3100 2640 1684 1404 1589 
f l t  PemiRd 0.95 1.00 0.95 I ,OO 0.72 1.00 0.97 
Satd. Flow (perm) 1676 3327 3100 2640 1265 1404 1550 
Wume [vph) 10 1533 85 555 lo00 S 109 5 870 5 5 20 
Peak-hourfactor,PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
m. RW (vph) 11 I666 92 ti03 1087 5 l t8  5 Mfi 5 5 22 
RTORRaductron(vph) 0 5 0 0 0 O 0 0 2 0 16 0 
Lane Group Flaw (vphf 11 l753 0 6003 7092 0 0 123 94.r 0 $6 O 
Heavy Vehicles pk) 2% Po 2% 7 2% 2% 2% 2% 9% 2% 2% 2% 
Turr? Type  rot Protcustom Pem prn+ov Perm 
Protected Phases 7 4 3 2 3 6 
PernEid Phases 8 2 2 6 
Actuated Green, G fs) 0.3 34.1 13.5 47.3 22.5 36.0 22.5 
Elfactive Oreen, g Is) 0.8 346 14,5 47.8 23.0 37.0 23.0 
Actuated g/C Ratio 0.01 0.41 O.t 7 0.57 0.28 0.44 0.28 
Ctearance T i e  (s) 4.5 4,s 4.5 4.5 4.5 4 3  4,s 
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
Lane GP GW fvm) $6 5377 Sf9 1509 348 689 426 
V/S Ratio Prot 0.01 ~0.53 0.19 c0.23 
vls Ralio Perm 0.41 0.10 0.44 0.03 
vlc Ratio 0.69 1 .27 1.16 0.72 0.35 1.37 0.54 
Uniform Delay, dl  47.3 24.5 34.8 13.1 24.3 23.3 222 
Progression Factor I .OO 1.00 1.00 1.00 1.00 1.00 1'00 
Irrcremental Delay, 62 80.W28.8 92.4 1.7 2.8 175.9 0.2 
Delay (s) 121.4 153,3 127.2 14.8 27.1 199,2 22.4 
Level of Sewice F F F E3 C F C 
Approach Delay fs) 153.1 179-4 22.4 
Approach LOS F F C 

c Critical Lane Group 

Existing + Site 4:00 pm 5/5i2011 Baseline 
LANGASTER ENGlNEERiNG 

Synchro 6 Li~h t  Report 
Page 1 





Lane Group Ftowirfph) I f  1753 0 1303 3092 0 0 123 $43 
2% 2% 2% 

Pwmittad Phases 8 2 2 6 
Actuated Green, G (s) 0.3 34.1 13.5 47.3 22.5 35.0 22.5 
Egmtive Green, g [s) O.8 34.6 14.0 4723 23.0 37.0 23.0 
Actuated giC Ratio 0.01 0.41 0.17 0.57 0.28 0.44 0.28 
Clearance Time (s) 4-5 4.5 4.5 4.5 6.5 4.5 4.5 
Vehicle Extension fs) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 
mno ~ r p  cap ~vpbf ra 7377 528 1~19 3118 1211 426 
vls Ratio Prot 0.01 c0.53 cO.19 ~0.13 
uls Ratio Perm 0.41 0.10 0.25 0.0% 
vlc Ratio 0.m 1.27 1.16 0.72 0.35 0,78 0.04 
Uniform Delay, d l  41.3 24.5 34.8 13.1 24.3 19.8 22.2 
Progression Factor 1.00 1.00 f .OC 1.00 3-00 1.00 1-00 
Irrcrementc?l Delay, 62 88.1 '128.8 92.4 1.7 2.8 32 02 
Delay (s) 121.4 153.3 127.2 14.8 27.1 23.1 22.4 
Level of %wim F F F B C C C 
Approach Delay (s) 153.1 23.5 22.4 
AQpxaach LO5 F G G 

Intersection Sumnlary 
HCM Average Control Delay 85.3 HCM Level of Service F 
HCM Volume to Capacity ratio 1.06 
Ackrat& G@b Length {sf 83.6 Sum af lost time {sf 8.0 
Intersection Capacity Utilization 93.0% 1Cff Level of Service F 
Pxlafysis PeriM (fninf 15 
c Critical Lane Group 

Existing i Site 4:00 pm 5fii201 I Mitigated Synchro 6 Light Report 
LANCASTE R ENGINEERING Page 3 
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HCM Signalized Intersection Capacity Analysis 
7: Harrison & 2nd Street r mzom 

0 0 0 1 %  
1800 3800 1800 I800 

Fli Prol%i& 1.00 0.95 1,OO 1.08 1.00 
Sald. Flag {protj 3236 1710 1800 $782 1515 
Fit Permitted 1 .OO 0.54 1.00 1.00 1.00 
a t d .  FIOW (perm) 321 s sn ram 1782 1515 
Peak-hMlr :actor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 
Mj. FW (vph) 0 O O $28 1239 266 5 245 O 0 277 351 
RTOR Red~tction fvph] 0 0 0 0 2 0 0 0 0 0 0 0 9  
Lane Group Ftaw (vph) 0 0 0 0 1613 0 5 245 0 0 277 342 
Heavy Vehicles (%) 0% 13% 2% 4% 1% 0% 0% 0% 0% 1% 3% 
Turn Type Rrm Perm Perm 
P~)&ted Phases 8 2 6 
Permi8d Phases 8 2 6 
Actuate8 Gren, G (s) 32.5 38.5 38.5 38.5 38.5 
Ef feve Green, g (sJ 32.5 38.5 383 38.5 38.5 
Acruated glC Ratio 0.41 0.48 0.48 0.48 0.48 
Clearance Erne (sf 4.5 45 4.5 4.5 4.5 

Lane GrP Cap (@I 1307 470 866 858 723 
vls Ratio Prot 0.14 0.16 
vk R~alii R r m  050 0.01 c0.23 
vJc Ratio 123 0.01 0.28 0.32 0,47 
Un$om Delay, dl 23.8 10 8 12.5 12.7 13.9 
Ptogression Factor 1.00 0.72 0.56 f.00 1.00 
In~emental Dehy, d2 112.1 0.0 0.8 1.0 2.2 
Delay (s) 135.9 7.8 7.8 t 3 1  16.t 
Level d Senrice F A A  B 13 
&Proa& D&Y (st 0.0 135.9 7.8 15.0 
Apptoach LOS A F A B - - " -- -" - " - -  % "  

fiilersltcbn giimmety 
KCU Average CmZrol Delay 92.9 HCM Lavd of 81vice F 
XCM Volumtz to Capacily ratio 0.82 
Actuated Cycle Length fsf BOA Sum of bst tinto fs) 9.0 
Ilersarrlh Capacity Uziiizalion 83.1% ICU Lev& of Service E 
Analgcsis Period (rninj 15 
c C&ml Lane Group 

tlarl tkye~%ypass - ExiSng AIM Peak (07330-08:30) 
David Evans and &5wiatas, Inc. 

Sgrirchro 7 - Report 
JWR 



HCM Signalized Intersection Capacity Analysis 
7: Harrison & 2nd Street 11712008 

0 0 0 10s 
I500 1800 1800 1808 1 7800 I800 1 

Lane US, Factor 0.95 1.00 1 m  3.00 I.00 
~ r t  0.38 1.00 I .OO 1.00 0.85 
Flt Proiected I .fX) 0.95 1.00 1.00 1.00 
&td. RW (prot) 3226 1710 1800 1782 1515 
R Permitled I .Ba 0.22 t,W 1,013 i.00 
SaM. ~iow  perm) 3226 400 tam 1782 1515 
Paakhour factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 
Adj. F!av (vph) 0 0 O 112 899 154 I1 319 0 0 638 367 
RTOR Redudion (vphf 0 0 0 0 1 5 0 0 0 0 0 0 3 0  
Lane Group Flow (upil) 0 0 0 0 1 1 5 0  0 1 1  319 0 0 638 337 
Heavy Vehicles ('$4 0% OX OX 2% 4% 1% 0% 0% 0% 0% 1% 1% 
Turn Type Perm Perm Perm 
Protect& Phases 8 2 8 
Perm#M F h ~ m  8 2 6 
Acbafed G r ~ n ,  G (s) 32.5 38 5 38.5 383 38.5 
ERectiwe Green, g (6) 33.0 39 0 39.0 39.0 39.0 
Acwared Q.'C FMO 0.41 0.49 0.49 0,49 0.49 
Clearance Time is) 4.5 4.5 4.5 4 5  4.5 
Lane Grp Cap [vph) 1331 195 878 869 739 
vls Ratb Pfol 0.18 c0.36 
v!s Perm 0.35 0,03 @+22 
vlc Ratio 0.86 0.06 0.36 0.73 0,116 
Unsorm Detay, dl 21.4 10.8 12.8 16.4 13.5 
Ptogressbn Factor 1.00 0-86 0.70 1.00 1.00 
Incremental Delay, d2 7.6 0.5 1.1 5.5 2.0 
Delay 29.1 9.8 10.0 21.8 15.5 
Level of Sewice C A B C 6 
Approach Delay (s) 0.0 29.1 10.0 19.5 
Approach LQS A C B 6 

Iniersec;ion Sumn~ary 
HCkl Average ConUoi Delay 22.7 HCM Level of Senrice C 
HCEA ~ r d u i e  to Capacity cab 0.79 
Actuated Cycle Length fs) 80.0 Sum of fast time (s) 
Interseciion CaM& Utitization 121 .O% ICU Level of SawrVm 
Analysis Period (min) 15 
c Cn'tiail Lane Group 

Van BufenlBypass - Exist,ng PM Peak (1630-17:30) Syncfiao 7 - Report 
David Evans and Assaciates, Inc. JWR 



WCM Signalized Intersection Capacity Analysis i 

) - - + " ? p  ( + " C * . ?  t " o . 4  4 
@&&$$t ".. EBt EBT" "" EBR ,#BL -@@T WGR - &BL @BY + WR 83% , Z@T S R  - 
Lane Configurations 
Edeal Fbw bfihpl) 

-4% ")i "P 
1800 1800 I800 4800 '5800 t800 ISQO 15(00 1800 1880 f800 $800 

Total Last time (s) 4.5 4.5 4.5 4.5 4.5 
tan0 ULII. Factor 0.85 4.00 1.00 1.013 1.08 
Fa 0.97 1.00 f .OO 1.00 0.85 
~ f t  Prote~leCf 1.00 0.95 1.00 .r.aa i.00 
Satd. Flow (prot) 3190 1676 1765 1782 f515 
nt ~emitlwf -I .GO 0.5+ 1.00 i .00 1.00 
Satd. Flow [perm) 31 90 901 1765 1782 3515 
Yofume (vph) 0 0 0 720 $165 380 5 336 0 o 291 351 
Peak-hourfacror,PHF 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 
Adj, Raw (vph) 0 0 0 128 3239 404 5 357 0 0 330 37'3 
RTORReduch'on(vph) O 0 0 0 34 O 0 0 0 O 0 8 
Lane GroupFIow(vph) O 0 0 O 1737 0 5 357 0 0 310 364 
Heavy VehEcles (YO] 2% 2% 22% 2% 4% 1% 2% 2% 2% 2% 1% 1% 
Turn Type Psm Perm Perm 
Protecfed Phases 8 2 6 
P~rm&ed Phases 8 2 6 
Ackraied Green, G (s) 32.5 38.5 38.5 38.5 38.5 
Effwtive Green, g Is) 32.5 313.5 38.5 38,s 38.5 
Actuated glC Ratio 0.43 0.48 0.48 0.48 0.48 
Gfeara~~:e Time ($1 4.5 4.5 4.5 4.5 4.5 
Lane Grp Cap (atph) 1296 434 849 858 729 
vls Ralio Prot 0.20 @,‘I 7 
V/S Rafio Perm O.M 0.01 ~0.24 
YIC Ratio 3.34 0.03 0.42 0.36 0,50 
Unifom Delay, dl 23.8 10.8 13.5 13.0 14.2 
Progression Factor 1 ,OD 1.31 0.86 1.00 1.00 
incremental Delay, d2 158.3 0.0 1.4 1.2 2,4 
D&ay (s) 182.0 14.2 13.0 14.2 36.6 
Level of Service F B 8 B B 

a& Delay ($1 0.0 l82,O $3.3 15.5 
Approach LOS A F B IE?, 

- - - *- - -.*- ,. v e- " - - 
Egf@&a&fi BS&&* " - 
HCM Average Control Deiay 119.9 HCM Lavet of Sew"ce F 
WCM Valume to Capacity mtlo 0.88 
Actuated Cycle Length (sf 80.0 Sum of lost time (s) 9.0 
interseetion Caipacity Utiiiatlon 317.5% 1GU Level af %ew!ce W 
Andysis Period (min) 15 
c Grithi Lane Group 

Existing + Site 230 am 5151201 1 Baseline 
LANCASTER ENGINEERING 

Synchro 6 Light Repart 
Page 1 



HGM Signalized Intersection Capacity Analysis 

)+I. 4 - C . q  t P k  J 

Total Lost time Is\ 4.0 4.0 4.0 4.0 4.0 
Lana Util. 0,95 1.00 1.00 1.00 1'00 
Frt 
Fit Protected 
Satd, FIow (pro!) 
Fft Permi&& 

Vaturns {vph) 
Peak-hour factor, PHF 
Mj. Fkrw {vph) 
RTOR Reduction (vph) 
Lana Grwp Flow ( v h )  
Heavy Vehicics 4%) 
Turn Type 
Protected Phases 

- 
105 

0.94 
112 

0 
0 

2% 
Perm 

1,OO 
0.95 
1676 
0.1 f 
187 
10 

0.94 
I I 
0 

1 3  
2% 

Perm 

Femft td  P ~ E L S ~ ~ S  8 2 6 
Actuated Green, G (s) 32.5 38.5 38.5 38.5 38.5 
Ekctive Green, 9 fs) 33.0 39.0 39.6 39.0 39.0 
Actuatd g/C Ratio 0.43 0.49 0.49 0.49 0.49 
Clearance Tine (sf 4.5 4.5 4.5 4.5 4.15 
Lane Grp Cap (vph) 1327 91 860 869 799 
vfs Ratio Prrtl 0'20 c0,M 
vfs Ratio Perm 0.37 0.06 0.29 
w/c Ratio 0.89 0.12 0.41 0.90 0.59 
Uniform Delay, dl 21.8 11.2 13.1 18.8 14.7 
Prwressian Factor 1 .DO 0.06 0.16 1.00 1.00 
Incromentai Delay, d2 9.3 2.5 1.3 14.6 3.4 
W a y  4s) 32,l 3.2 3.4 33,4 18.2 
Leval of Service G A A G E 
Approwh Dday (sf 0,O 3t ,"f 3.4 2-7'8 
Amroach LOS A C A C 

Intersection Summary 
t4CM Avcra~e Conrrol Dclav 26.1 I-ICM Level of Service C 
MCM ~olumft- to Capacity &fio 0.90 
Actuated Cycle Length {sf 80.0 Sum of lost: time (s) 8.0 
Intersection Capaciry Utilization 133.8% ICU L e d  of Senrice I4 
Analysis Period (minf 15 
c Crjtical L~ntn6t Gmup 

Existing + Site 4:OU pm 5/5/2011 Basaline Synchro 6 Ugh! Report 
LAMCASTER ENGINEERING Page 1 



WCM Signalized Intersection Capacity Analysis 
f 

lisl~vsrnFi~t~ " - EBT -e@R WgL M8T %&B %&L @ST -Nm- *S.S e%IT7r &W 
Lane Configurations 
fdeaf Ffow [vphpt) 

4%* rPI "i f f 
1800 $800 1800 l8OO 3800 1800 1800 I800 18OQ 1W0 1800 IMO 

Total Lost lime (s) 4.5 4.5 4.5 4.5 4.5 4.5 
bane Wit. Factor 0.95 1.00 1,00 1.00 7.00 1.00 
Frl 1.00 0.85 1.00 1.00 1.00 0.85 
F1E Prcltected 1.00 1.00 0.95 1.00 1.00 1.00 
Satd. Ffow (prot) 3299 1515 1676 1765 1782 1515 
FN PemniRed 1.W 1.00 0.51 1.00 1.00 1 .OO 
Satd. Flow (perm) 3279 1515 901 1765 1782 1515 
Velum@ {@hf O O O 320 $165 380 0 336 O 0 291 351 
Peak-hourfactor,Pt-iF 0.94 0.94 0'94 0.94 0.94 0.94 0.94 0.94 0.94 0'94 0.94 0.04 
Adj, Flow fvph] D 0 0 128 1239 404 5 357 0 0 370 373 
RTORReduction(vph) 0 O O 0 0 240 0 O 0 0 O 9 
LaneGroupFIow{uph) D 0 0 O 1367' 116 4 337 I) D 310 364 
Heavy Vehicles (%) 2% P A  PA 2 4% ?YO 2% PX 2% 2% 1% 11% 
Tom Type Perm Perm Perm Perm 
Protected Phases 8 2 6 
P%rmiE& 13hascs 8 8 2 16 
Actuated Green, G (sf 32.5 32.5 38.5 38.5 38.5 38'5 
Effwtitre Green, g (s) 32.5 32.5 38.5 38.5 38.5 38.5 
Actuated cJJC Ratio 0.41 0.41 0.48 0.48 0.48 0.48 
Ckarance Time (sf 4.5 4.5 4.5 4,s 4.5 4.5 
Lane Grp Cap fvph) 1332 615 434 849 858 729 
v!s Ratio Qmt 0-20 0.19 
vls Ratio Perm 0.42 0.1 1 0.01 ~0.24 
vlc Ratio 1.03 027 0.01 0.42 0.36 0.50 
Uniform Delay, d l  223.8 15.8 10,8 13.5 13.0 14.2 
Pfogresskm Factor 1.00 5 -00 1.31 0,86 1,00 1.00 
Incremental Delay, d2 31.6 1.1 0.0 1.4 i.2 2.4 
Deiay Is) 55.3 16.9 14.2 13.0 14.2 16.6 
Level of Service E B B B  B B 
m o a c h  &lay (s] 0.0 46.6 13.1 35.5 
Approach LOS A D 8 B 

.-, - *  * ? " "  - - , - - *  

H a g  3umrnw 
IJCM Average Control Belay 34.7 HCM Level of Sewice G 
HCM VaIume to Capacity ratio 0.74 
Actuated Cycle Length (s) 80.0 Sum of lost time (s) 
Intersection Capacity Utilization 86.6% ICU L w d  of Stan'ce 
Analysis Period {rnin) 15 
c Critiml Lane Group 

Existing a Site 7:30 am 5!5/20f I Mit$ated 
LAMCASTER ENGINEERING 

Synchro 6 Light Report 
Page 1 

! 



HCM Signalized Intersection Capacity Analysis 

) + " r  C + $ - a \  t P k J  *, 
Movement EBt EBT EBR %F3t WtJT WBR NBL MBT NBR SBt, $BT SBR 
Lane bnfigurations 
ldcaal Flow {vphprj 

c - Z ' C f 9 1 3 '  + $ 
$800 I800 1800 2800 $800 1800 1800 1800 l8OO ?EM3 18430 1800 

Total Lost time (s) 4.0 4.0 4,0 4.0 4.5 4.0 
Lana Uril. Factor 0.95 1.00 1.W 1.00 1,00 1.00 
M 1.00 0,85 1.00 1.00 1.00 0.85 
Flt Protgted 0.99 1.00 0.95 1.00 1.00 1-00 
Satd. Row (protf 3277 1515 1676 1765 1782 1515 
FJt Pennitfed 0.99 3.00 0.1 r,oo 1.00 1.m 
Satd. Fbw (perm] 3277 1515 187 1765 1782 1515 
Volume [vph) 0 a 0 305 845 379 10 328 0 0 739 438 
Peak-hourfactor,PWF 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 034 0,94 0.94 0.94 
Adi. F f a ~  (~ph)  0 El 0 112 8419 190 11 349 0 0 786 486 
RfOR Reduction (vph) 0 0 O 0 0 112 O 0 0 G O 30 
LiineOroupmw(tPph] 0 0 0 0 1011 78 11 349 0 0 788 436 
Heavy Vehicles (%) 2% 2% 2% 2% 4% 1% 2% PA 2% PA 4 %  1% 
Turn Type Perm Perm P%m Pen 
Protected Phases 8 2 6 
Pemind Phases 8 8 2 6 
Actuated Green, G (sf 32.5 32.5 38.5 38.5 38.5 38.5 
EBmtive Grr;en, g (s) 33.0 3B0 39,O 39.0 39,O 39.0 
Actuated glC Ratio 0.41 0.41 0.49 0.49 0.49 0.49 
Cleannce Time fsl 4.5 4.5 4 3  4.5 4.5 4.5 
Lane Orp Cap (vph] 1352 625 91 860 869 739 
vfs Ratb Brat 0.20 ~ 0 ~ 4 4  
vts Ratia Perm 0.31 0.05 0.06 0.29 
vlc Ratio 0-75 0.13 0,f2 0.41 0.95 0.59 
Uniform Dotay, dl 20.0 14.6 11.2 13.1 18.8 14.7 
Pwr@sion F~ctor t,OO 1.00 0.55 B.l6 1.05 1.00 
Incrementai Delay, d2 3.8 0.4 2.5 1.3 14.6 3.4 
Defay @) 23.8 15.0 3 2  3.4 33,4 18.2 
Leve1 of Service C B A A  C ES 
&pro&ch OQIay Is1 0.0 22.4 3-4 27.8 
A m w c h  LOS A C A C 

fetewMierr Summary 
HCM Average Gontro! Delay 22.3 HCM Level of Service C 
MCM ~aiume to Capaclly ratio 0.83 
Actuated Cycie Length (s) 80.0 Sum of lost time Is) 8.0 
Interssfion Capslclty Utlllzation 104,2% ICU Level of Service G 
Analysis Period (min) 15 
c Critical L ~ n o  Group 

Existing + Site 4:OR prn 5153201 1 Mitigated 
MNCASTER ENGINEERING 

Synchra 6 light Report 
Page 1 



WCR Warkshcets 
Existing plus Site Trips 

Existbtg plus Site -Mitigated 



MCM Signalized Intersection Capacity Analysis 
I I: Van Buren & 2nd Street 1 Ui2008 

5 0 0 0 0 0  
1800 1800 18013 I850 3800 1800 

1 .oa 1.m 0.85 
Flt Protect& 0.95 1.00 1.00 0.95 IM 
Satd. EW (pot) 1524 1748 7358 1629 1782 
Fft Perm;ned 0.95 1.00 1.00 0.95 1.00 
Sald, Flow fwrm) 1524 1748 1350 1629 1782 
Peak-hour factor, PHF 0.90 0.90 0.90 0.90 0.95 0.90 0,90 030 0.90 0,90 0.90 0.90 
Adj. Flow (vph) 261 922 128 5 O 0 0 0 0 161 261 0 
R1Z)R Reduclion (vph) 5 0 5 8 0 0 0 0 0 0 0 0 0  
Lane Graup Flow [vph) 261 922 70 0 0 0 0 0 0 161 261 0 
Heavy Vehides (%I 1% 3% h 0% 0% 0% 0% 0% 0% 5% 1% 0% 
Parking (#hr) 0 0 
Turn Type Perm Pe:m Perm 
Protect& Phases 4 6 
Perm%& Phases 4 4 6 
Actuated Green, G js) 43.5 43.5 43.5 27.5 27 5 
Effective Green, g fs) 43.5 43.5 43.5 273 27.5 
Wuated giC Rat@ 0% 0.54 0.54 0.34 0.34 
Clearance Time Is\ 4.5 4.5 4,5 4 5  4.5 
Lane Grp Cap (wpfi) 829 $50 734 550 6t3 
vis Raft Prol c0.53 cO.15 
vls Ratio Perm 0,17 0.05 0.10 
vlc Ratio 0.31 0.97 0.m 0.29 0.43 
Unifom bley, dl 10,O 17.6 8.8 19.1 20.2 
Progression Factor 2.03 1.97 5.51 2.22 1.19 
incremental Delay, d2 0.8 19,8 0.2 1.3 1.4 
Delay (sj 212 54.6 48.6 43.7 25.4 
Level of Service C D D  D C 
Appma& Delay ($1 47,3 0.0 0.0 32.4 
Approach LC@ D A A C 

Inlersection Surnmary 
HCM Average Control Delay 43.7 HCh: Level ol S e ~ c e  D 
HCM ~olume lo Capacity ratio 0.76 
Actuated Cycle Lertgttl(s) 80.0 Sum of bst Ime ($1 9.0 
Intersection Capacity Urlization 83.1% ICU Level of Sewke E 
haly$ls Period [mln) 15 
c Critical Lane Group 

Van Burenieypass - Exisiing Ak4 Peak (0730-08:30) 
David Evans and Assoc!ates, Inc. 



HCM Signalized Intersection Capacity Analysis 
4 I : Van Buren E3( 2nd Street 1n!2008 

9 - ' f .  % a ,  t F L f  -4 

34412315 120 0 0 0 0 0 0 428 3% O 
Heavy Vehicles (44) 1% 3% , &  0% 0% 0% 0% 0% 0% 5% 1% 0% 
Turn Type Perm Perm Perm 
Ptotected Phases 4 6 
Permitted Phiises 4 4 6 
Aetualed Green, G [sf 43.5 435 435 27.5 27.5 
Efiective Green, g js) 44.0 44.0 44.0 28.0 28,O 
Actualed gC Ratio 055 0.55 0.55 0.35 0.35 
Clearanm %me Is) 4.5 4.5 4.5 4.5 4.5 
Lane Grp Cap (vl"fi) 931 11 625 570 624 
vfs Ratio Pro! c0.71 0.20 
vfs Ratio Perm 0.20 0.08 00.26 
v/c Ratio 0.37 1.29 0.15 0.75 0.57 
Uniform Delay, dl 10.2 $8.0 8.8 22.9 21.1 
Progression Factor 1.78 1.63 d.iO 1.90 1.40 
lncremeniai Delay, d2 0.6 134.6 0.2 6.7 2.6 
DdaY (Sf 28.7 $63.9 36.3 50.3 32.2 
Level d Swim B F D  D C 

D@ky (5) 121.6 0.0 0.0 42.1 
Approach LOS F A A D 

HCM Average Control Delay 97.3 HCA4 L@v& ol Service F 
HGM Volume lo Capacily ratio 1 .Os 
Actuated Cyde Length (s) 80.0 Sum of iQsl time Is) 
I&rsec2ion Capad& Uliiitatiorr t%.tf"%, GI) Level of Service 
Andy$& Period (min) 15 
c C1-igtcal Lane Group 

Qan BurenlBypars - Exis?ing PA4 Peak ( f  6:30*t7:30f 
David Evans and Asmiate$, im. 



HCM Signalized Intersection Capacity Analysis 
1 1  : Van Buren Avenue & 2nd Avenue 6121201 1 

P - p - 3  4 - % 4  t P k  J 

Permiaed Phases 4 4 6 
Actuated Green, G (s) 43.5 43.5 43.5 27.5 27.5 
Effective Grean, g (s) 43.5 43.5 43.5 27.5 27,s 
Actuated g/C Ratio 0.54 0.54 0.51 0.34 0.34 
Cleamce Time (s) 4.5 4.5 4.5 4.5 4.5 
LaneGrp Cap (vph) 921 950 816 560 613 
vls Ratio Prol c0.53 ~0.15 
vis Ratio Perm 0.22 0.05 0.1 2 
vlc F3Eitia 0.41 0.97 
Uniform Delay, dl 10.7 17.6 
Progreslan Factor 2.15 1.97 
Incremental Delay, d2 1.0 19.2 
Detay (sf 24.0 53.9 
Level of Service Ci a 
Approach Delay (s) 45.6 
Approach LOS 5 

HCM Average Control Delay 40.5 HGM Lewl of Service D 
HGM Vatume to Capacity ratio 0.76 
Actuated Gycle Length (s) 80,O Sum of lost time (s) 9.0 
tntamectian Capaciiy Utiiization 130.8% IGU Level of Sewice H 
Analysis Period (min) 15 
G Critical Lane Group 

Existing + Site 730 am 5/%2011 Baseline 
LAMCASTER ENGINEERING 

Synchro 6 Light Report 
Page 1 



HCM Signalized intersection Capacity Analysis 
I f  : Van Buren Avenue & 2nd Avenue 6121201 1 

- + ' 9  6 " - % 4  " t P . 4  4 
=mant - EBT EBR WBT rBj@R NBL @aT WR 8BLh %%" SM 
Lane Configurations 
Idea! Flow (Wplf 

1 " F f f  "r 
1800 1800 "10 18011 1800 1800 l0QO '18W $800 1W 3800 18O21 

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 
Lane Utll, Factor 1-90 1.00 3.00  4.00 4,oO 
Fit 1.00 1.00 0.85 1.00 I .OO 
Flt Prated& 0.95 1.00 i.0(3 0.95 2.00 
Satd. Flow (protj 1693 1748 $500 1629 1782 
Fit Permitt& 0.95 J.OO S.00 0.95 l.W 
Satd. Flaw (perm) 1693 1748 1500 1629 1782 
Volume ( u p R f  3381115 180 0 0 0 0 B 0 513 331 0 
Peak-hourfactor,PWF 0.90 0.90 0.90 0.9B 0.90 0.90 0.90 0.90 0.90 0.30 0.90 0.90 
A@. F~OW (vfrhj 3?6 '12239 2&a O 0 Q O 0 21 570 368 0 
RTORReductian(vpSI) 0 0 80 O 0 0 0 0 0 0 0 0 
meGroupFiow(vpk) 376 '1239 120 O O 0 0 0 0 590 368 0 

Turn T y p ~  Perm Perm 
Protected Phases 4 6 
Permitted Phases 4 4 5 
Actuatd Green, G (s) 43.5 43.5 43.5 27.5 27.5 
E%&ve Green, g Is) 44.0 44.0 44.0 28.0 28.0 
Actuated @iC Ratio 0.55 0.55 0.55 0.35 0.35 
Clearance T~me Isl 4.5 4.6 4.5 4 5  4-5 
Lane GrpCap (vph) 931 961 825 570 524 
vls Ratia Pro1 ~0.71 0.21 
vls Ratio Perm 0.22 0.08 c0.35 
ltfe Ratio 0.40 1.29 0.15 3.00 0.99 
Uniform Delay, dl 10.4 18.0 8.0 26.0 21.3 
Progrembn Factor 1.68 -1.58 3.30 0.H 0.94 
Incremental Delay, d2 0.7 134.5 0.2 26.0 1.9 

($9 18.2 162.8 29.2 51.3 21 .B 
Level of Service B F C  D C 
M ~ O ~ C ~ I  D C ~ ~ Y  ($1 148.2 0.0 0.0 $gtJg,8 
Approach LOS F A A D 

Intersection Summary 
WCWt Averaae Control Delay 95.4 HCRA Laver of Service F 
WCM ~olu& lo capacity r&io ?,I8 
Actuated Cycle Length (s) 80.0 Sum of lost lime (s) 8.0 
Inle~sectlon CwaciQ lyiiization 14S,f3/0 ICU Levd af Sewice M 
Analysis Period (min) 15 
G Critical Lme Group 

: $ 
"k 

2 2  I 
k! 

E :: 
g 2 
n * 
s d a  
o * 6 2 P  

2s: 
s <oig 
" &).I: 
or-, 
% o w  

Existing + Site 4:00 pm 5/5/2011 Baseline 
LAMCASTER ENGINEERING 

Synchro 6 light Report 
Page 1 



HCM Signalized Intersection Capacity Ar~alysis 
I I: Van Buren Avenue & 2nd Avenue 6f3/20? 1 

p - I . " B  6 - + - " % ?  f b 1 . 4  

1800 "t00 let00 1800 1800 18(1;0 1800 

5"ermltt.r?d Phases 4 6 
Actuated Green, G Is) 43.5 43.5 27.5 27.5 
Elfectiw Qreen, g ($1 43.5 43.5 27.5 27.5 
Acbaied glC Ratio 0.54 0.54 0.34 0.34 
Clearme finre (s} 4-5 4.5 4.5 , 4.5 
Lane Grp Cap (vph) 921 1775 560 613 
vls R&b Prdt c0-32 c0,15 
vls Ratio Perm 0.22 5.12 
vlc Ratio 0.41 0-58 534 0.43 
Uniform Delay, dl 10.7 12.2 19.5 20.2 
Progression Factor 2-35 2.16 1.16 1*14 
Incremental Delay, d2 1.0 1.1 1.4 1.9 
Defay (s) 24.0 27.4 24.3 24.9 
level of Service C C C C 
Apprmch Delay is) 25.5 0.0 0.0 24.8 
Wproach LOS C A A G 

Irirsfser@n %~rn!~oxrary 
WCM Average Control Delay 26.1 HGM Level of Service C 
HCM Volume to Capacrty ratio 0.52 
Actuated Cycle Length (sf 80.0 Sum of lost time (sf 9.0 
fntarsection Cwacity Utifizalion 99.9% ICU Le~evef of Service F 
Analysis Period (min) 15 
c Critical t;mo Gruup 

Existing + Site 730 am Sf51201 1 Mitigat& Synchro 6 Light Report 
LAMCASTER ENGINEERING Page 1 



WCM Signalized lrrterseclicrn Capacity Analysis 
f 1 : Van Buren Avenue 86 2nd Avenue w3j2011 

' L -  K C ?  t / * I  J 

Peak-hourfactor,PHF 0.90 0.90 0.SD 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 
Aclj. Fbw (vgtr) 375 1239 2 B 0 0 0 0 0 570 368 0 
RTORReductbn(vph) 0 16 0 O 0 0 D 0 II O 0 0 
tansGroupFt~w[yph) 376 1423 O O 8 0 O 0 O 530 358 O 

Turn Type Parm 
Pratecfd Phases 4 6 
Perm8tsd Phasas 4 6 
Actuated Green, G (s) 43.5 43.5 27.5 27.5 
Eeect-ive Grwn, g fs) 44.6 440 28.0 2B.O 
Actuated @ Rdia 0.55 0.55 0.35 0.35 
Clearame Time Is) 4.5 4.5 4.5 4.5 
Lane Grp Cap (vptlj 931 1791 570 ti24 
vls Rallu Pxot tQ.44 021 
vls Ratio Perm 0.22 c0.35 
vtc Raib 0.49 033 1.00 0,SSt 
Uniform &lay, d t  10.4 14.4 26.0 21.3 
P r ~ r ~ d r m  Factor 1 .St3 1.65 6.95 0.92 
Incremental Deiay, d2 0.7 2.0 26.7 2.1 
Dday ($1 182 25.8 57.4 2t.B 
Lewd of Senrice B 4: D h: 
Approach D&ay Is) 24.2 0-0 0'0 39.7 
Apwoaeh LOS C A A D 

Inlerscclloil $umntary 
HClvl Averaoe Control Delay 29.5 HCIJ Level of Service C 
WCM yofur& to Gwacily r&io 0.87 
Actuated Cycle Length (sf 80.0 Sum of lost time (s) 8.0 
lniersecficn Cclpacity UtiiiaUon 11 7&5% ICU Lavet at Senrice H 
Analysis Periwrf (rnin) 15 
c Criiicai tam Group 

Existing + Site 4:CtCl prn 5151201 1 Mitigafezl 
MMCASTER ENGINEERING 

Synckro S Light Report 
Page I 



WCK Worksheets 
Existing plus Sirc Trips 



WC;M Signalized Intersection GapaciEy Analysis 

0 0 0 0  0 8 0 0 
IBW 180a 1800 1a00 tam 1800 1800 IW 

flt Prataded 1.00 0.95 1.00 
Said. F ~ w  (pntl] 19631 1541 3238 

Pe1-bur taaor, PWF 0.93 0.93 033 0.a 0.93 0.93 0.83 0.93 0.93 0.93 dW 0.43 
mi* r%w Iy@I 5 0 0 0 1 3 0 8  306 274 737 tl 0 0 0 
RfOR Red~ixan (~ f l j  0 0 0 0 4 9 0 7 3 0 0 0 0  
Lena G Q U ~  FW IVMI 0 o Q D 1 ~ 3  0 240 7 6 1 .  e o o a 
Heavy V&iW (XI 0% mi 09% 0 IN, 12% $12 1% 0% 091, OT.6 
Turn Type Berm 
Plot&& Phases 8 2 
Perniitted P h m  2 
Acuated Green, G (sj 32.5 38.5 38.5 
EflMve G r m ,  g (s) 32.5 38.5 38.5 
Acfuaied grC Rat@ 0.41 0,48 0,48 
Ckaranctr Time Is1 4.5 4.5 4.5 
Lane Grp Cap (vph) 1881 742 1.558 
vis Ratio Prot ~ 0 . 3 4  
vls Raiio Perm 0.16 023 
vic Ratio 0.83 0'32 0.49 
Unifwm Dalg, dl 23.3 12.8 fS,d 
Prwf%rslntl Faaciar 0.57 0.05 0.tB 
Inaemeniai Dcrli~y, d2 0.4 08 0.8 
D B ~ Y  (6) 12.5 1A 3 2  
Lev& of SefZe B A A 
&roach Delay ($1 0,0 125 2.8 0.0 
Mpmad~ LO5 A B h A 

1nfeWbn 50- 
WGF4 Avsrqe Control Rky 8.8 HCM Level of Sewice A 
MCM Vobme fo CapaGity r& 0.65 
Acluafad Cycle Length !sf 80.0 Sum of lost time ($1 9,5 
Intersection Capcity U5lizaGon 85.4% ICU Leve;! of Ssrvice F 
Analysis Period (min) 15 
G Crifica1 Lane Group 

Van Bir:eo%ypass - Exijiing AM Peak [07:3048:30] 
David Evans and Ass~ates, lnc. 

Synchto 7 - Report 
JWA 



HCM Signalized Intersection Capacity Analysis 
6: Harrison 8 3rd Sfreef lm2008 

P - . g  4 -  4 ' "T  t P 4 

0 0 0 0  0 0 0 0  
leoo  roo  BOO 1800 1 1800 la00 raoo taeo 

Total LIE! time (5) 4 .O 4.0 4.0 
Lane Util Factor 0.91 0.W O,91 
Frl 0.97 1.00 1 .OO 
Rt Proterl@ 1 .OO 0.85 1.00 
Said. Row (pro!) 6598 1561 3232 
Fit Permined 1 .aCt 0.95 1-00 

Peak-hour factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 
adj, F~OW (vp~t) D o o o t o i t  280 $27 898 o o a o 
RT0R Reb~tron (W) O O f I 0 5 6 0 2 3 7 0 0 0 0  
Lane Group Fluw (vph) 0 0 0 0 1 %  0 4 3 8 9 6 9  0 0 0 0 
Heavy ~eh'&es 0% 0% 4 Q?$ tX 1 %  1 1% Q4a ae% 0% OX 
Turn Type Perm 
Pro%&& Phastis 8 2 
Permind Phases 2 
Muated Green, G (s) 32.5 38.5 38.5 
Eff~tive Green, g (s) 33.0 39.0 39.0 
ktuatuated arC Ratio 0.41 0.49 0.49 
baranc67irne Is) 4.5 4.5 4.5 
Lane Grp Cap (vph] IF197 751 1576 
vls kt ia  Pmt c0.27 
vis Ratto Perm 0.28 0.30 
vic Rat30 0.65 0 %  0.61 
Uniform Dolay, dl 18.9 14.7 14.9 
Pf@xeSsian FacW 0.63 0.02 0,17 
Lnwementai Delayalr, d2 I .2 0.3 0.2 
kb' @I 13.1 0.7 2.1 
LeyeI of Sanrice B k k  
#o~"ch D&ay (5) 0,O t 3.1 2 ,O 0.0 
Approact1 LOS A B A A 

f n t c l f ~ n ~ s m m w  
HCNI Avariage Cantrol Delay 7.3 NCM Level af S8m-%e A 
HCM Volum8 to Capaciry mtio 0.63 
kctuated Cycle Length (s/ 80.0 Sum of last time 4s) 8.0 
Inismetion Capacity Ulilizaiion 1'12.5% ICU LWEI af %t-vke t.1 
Anetysk Par& frnin) 55 
c Critical 4ane Efaup 

F 
2 
9 
2 
0 c 
2 
%! 2 
5 2 
2 I 
E " -  c"- s 
0"' 

Z d $  55"- 
"oc 
ZoEi " ->z  
oc, 
% o w  

\/an Buren~Bypas~ - Existing PIvt Peak (1630-1730) 
David Evans and AssocJales, Inc. 



HCM Signalized lniersection Capacity Analysis 
14: Harrison Boulevard & 3rd Street tii15~011 

Y - . " . p  1. P k C  4 
Movemerir EEL EBT EBR WBL WBT WBR NBL NBT N6R S6L SBT S8R 
Lane Confauratians 
Ideal Flow (qhp!) 

ffF 3"i tEf 
9800 1800 f80Q 3800 1800 1800 5800 2800 1800 3800 1800 1800 

Total Lost time (s) 4.5 4.5 4.5 
Lane Util. Fa"actnr 0.91 0.83 0.93 
Frpb, perilbikes 0.99 1.00 1 .OR 
FIP~,  p m ~ g e ~  r .ca 0.83 I,BQ 
Frt 0.97 1.00 1.00 
Fit Pratecfed 1.00 0.95 1.00 
Satd. Flow (prot) 4595 1437 3244 
Ffl Pennitled 1 .OD 0.95 r .oO 
Satd. Flow {perm) 4595 1437 3244 
Vofums [vph) 0 0 0 0 7233 2863 255 685 0 0 O 0 
Peak-hourfaclor,PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 
A@. Flw {vph) 0 O O a 1 3 2 6 3 1 0 4 7 3 7  0 O O 0 
RTORReduction(uph) O 0 0 O 48 0 6 O 0 0 O O 
LansGroupFIow {vph) O O 0 O 1588 O 2613 "737 O 0 0 5 
Confl. P&s. f a r )  20 45 
H e w  Iletlictes (%) 2% T/o 2% 2% 1% 32% 1% 1% 2510 2% 20, 2% 
Turn Type Perm 
PfotPctad Phases B 2 
Permitted Phases 2 
Actuated Grsen, G (s) 32.5 363.5 38.5 
Effective Green, g (s) 32.5 38.5 38.5 
Aauatd giC Watia 0.43 0.48 0.48 
Glearance Time (5 )  4 3  4.5 4.5 
Lane GW Gap $867 692 1562 
vls Ratio Prot c0.35 
W/S Ratio P I J ~  0.19 0.23 
v/c Ratio 0.85 0.39 0.47 
Uniform Delay, d% 21 -5 $3.2 19.9 
Progression Factor 0.60 5.40 0.40 
increment&! Delay, d2 0.5 3.0 0.8 
Delay (s) 13,5 6.3 6.2 
twel of Ssnriee 13 i? A 
Approach Qetay (s) 0.0 13.5 6.2 0.0 
Approach LOS A B A A 

Intersection Sunirriary 
t4CM Average Coniiol Delay 10.7 HCM Lcvel of Service f3 
MCM Volume to Capacity ratio 0.65 
Actuated Gycb Len@k (s) 80.0 Sum of f o ~ t  lime ($1 9.0 
lnteaection Capacity tltifization 104.6% ICU Level of Service G 
Analysis Pefiocl {min) 15 
G Critical Lane Group 

Exisfing + Site 7:30 am U5120f I Baseline 
LANCASTER ENGINEERING 

Synchro 6 Light Report 
Page 1 



HCM Signalized intersection Capacity Analysis 
14: Harrison Boulevard & 3rd Street 612r2011 

1 -  4 +  t " 4  t P k d .  4 
Movement EBL EBT EBR VJBL NBT WBR NBL NE5T NBR 3E3L $B"rBR 
Lane Configuratiot~s 
Ideal Fiovd (phpi) 

ffP Fi 49 
1800 2800 1800 18013 1880 1800 3800 1800 18t10 1860 1880 5800 

Total Last time (sf 4.0 4.0 4.0 
Lane Utli, Factor 0.91 0.91 0.91 
Frt 0.97 1.00 f ,013 
Flt Protf~cted 1 ,OO 0.95 1.00 
Satd. Flow (protf 4607 ?541 3233 
Fit P@mitt& 1.00 0.35 1.00 
Satd. Flow (perm) 4607 1541 3233 
Youme (vph) 0 0 0 0 1 0 2 t  2 7 2 6 9 0 8 3 5  0 0 0 O 
Peak-hourlactor,PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 
Adj. Flow fvph) 0 fE Q 0 1098 2292 527 898 (1 0 Q 0 
RTORRaducfionfvph) 0 0 0 D 56 0 15 6 0 O 0 0 
LaneGrrsup Rowlvph) 0 0 0 0 '1.334 0 44tf 955 0 O O 0 

Turn Type 
Protected Phases 8 2 
PermieecJ Phases 2 
Adualed Green, G Is) 32.5 38.5 38.5 
Effe~Zive Green, g ($3 33.0 39.0 39.0 
Actuded glC Ratio 0.41 0.49 0.49 
Glsarmce T~ma Is! 4.5 4.5 4.5 
Lana Grp Cap (vph) 1900 751 1576 
vls Ratio Pfol c5.29 
vls Ratio Perm 0.29 0.30 
vir; Ratio 0'70 0.80 0,6f 
Uniform Delay, d l  19.4 14.8 14.9 
Progression Fador 0.81 0.10 0.fa 
Incremental Delay, d2 1.3 0.3 0.2 
Delay (8) 17.7 1.8 2.2 
Level of SmAm B A A 
Approach Ddety (5) 0.0 17.j 2.0 0.0 
Approach LO5 A B A A 

lnlersectior~ Sunlnlary 
t-ICFvl Avcragc Control Delay 9.5 HCIVI Level of Service A 
HGM Voiuma to Emcity ratio 0.65 
Actuated Cycte Length (s) 80.0 Sum of lost time {sj 8.0 
Intorsactian Capacity UlilizaGon I 17.4% ICU Level of Service !-I 
An Jysis Periosf (min) 1 5 
c Critical Lane Gmup 

a 
!! L 
2 2 
1 w 
3 
gu- 
g 5 
a" ;$q 
S U E  LLrz 
ot=x  
Sow 

Existing c Site 4:00 pm 5/5/20? 1 Baseline 
LANCASTER ENGINEERING 

Syn~hro 6 Light Report 
Page 1 
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WCM Signalized lnbrsection Capacity Analysis 
10: Van Buren &. 3rd Street 1/76008 

at, 

0 0 0 0 0  2 2 5 0 0 0  
3800 l8OO 1800 l8OD 1800 1 1800 1800 1800 1800 

Lane Utrl. Fadior 0.91 0.91 
Ffi 1.00 037 
FI1 Pratmed 1.00 i ,[fi) 
Sald. Ftm (prui) 4758 4&?& 
FII PetmiEd 1 .W 1 .a0 
SaM. Rmv (fteml 4758 4@9 
Pe&-hour factor, PWF 0.78 0.78 0.78 0.78 0.78 0.78 0.78 0.76 0.78 0.78 0.78 038 
Mj. Fwd (vph) 90122a 0 0 0 0 Ollt5 288 0 0 0 
RTOR Wuction (vphj 0 1 0 O Q O 0 0 1 9 O O O B  
Lane Group fbw (vph] 01304 0 O 0 0 0 1 3 8 8  0 0 0 0 
~mvy vehibs B) 2% 3% 0% OYG ay0 0% P PA Q OYQ m 
Pa&ing [#hfl 0 0 
"Turn Type Perm 
Protea& P W  4 2 
Permitled Phases 4 
Acluitted Green. G (s) 37 5 33.5 
EtfaGve &@en, g (sf 37,5 33.5 
actuated giC Ratio 0.47 0.42 
Clearance Time (s) 4 5 4.5 
b e  Grp Cap (vph) 2230 19% 
vis Ratio Prat ~0.30 
vls Ratio Perm 0.27 
vlc Rab 0.58 0.71 
Urriform Detzy, dl 15.6 f 92 
Prol~~esi~n Factor 0.61 1 C M )  

Immctntal bky, d2 1 .I 2.2 
(4 10.6 21.4 

L@ve! of %wick3 B C 
AQpfaach Oelay ($1 10.6 0.0 21.4 0.0 
Awoa& LOS B A C A 

i n t s i ~ n G & @ m a r ,  
NCM Average Contra! Way 16.2 HCM &vet of Service B 
NCM Voiome lo Capadty ratio 0.64 
Acluatd Cyck Leqth (sf 60.0 Sum af lost time (s) 9.0 
Intemcf~n CeptiGity Ciiliza6on 57.5% lCtt Level of Service 8 
Analysis Periad (mln) 75 
G Cfitical Lane Group 

Van EuceruBypass - Existing AM Peak (0790-08:30] 
Davld Emns and &&ales, Inc 

Syciiro 7 - &pft 
JWR 



HCM Signalized Intersection Capacity Anafysis 
"1: Van Busen & 3rd Street 11712008 

0 0 0 0 0  435 0 0 0 

4.0 
0.91 

1 .M1 0.943 
1 .OD 1.00 

&td. Flw Mot) 4754 4627 
m Per&#& 1 .Do 1 .M3 
Satd. Fbw lwmi 47% 4827 
Peak-hour factor, PHF 028 0,?8 0.18 6-78 0.78 0,78 0.78 0.78 0.78 0.78 0.33 0,78 
kdj. R0.i 141 150fj 0 0 0 0 0 1558 5 0 0 0 
RTOR Rduchon fvpk) 0 4 0 0 0 0 0 3 0 0 0 0  
b e  Group Fdow [vph) 0 1 6 3 7  0 0 0 0 0 2 1 0 7  0 0 0 0 

Turn Typ Perm 
& o & M  P h a ~ s  4 2 
Parmi@& Phse5 4 
m a t e d  Green, G (s) 37.5 33.5 
EN fictive Gmn, g [SF 38.0 34.0 
Actuald giC Rtio 0.48 0.42 
C1earanco Tim Is) AS 4.5 
Lane Grp Cap fvph) 2258 1968 
VIS Hetw Prof cO.46 
vis Ratia Perm 0.36 
vfc Rafio 0.13 1.07 
Uniform Delay, dl 16.8 23.0 
Prwe&n Factor 0.76 3 .a) 
Imem#nial Delay, d2 1.9 42.7 
D*P Is) 14.7 65.7 
Lev@! of Service B E 
@ F m  4) 14.7 0.0 55.7 0.0 
Fyylroxh LOS B A E A 

f~t&mlgi gumw 
HCM Average Control Delay 43.4 HCh4 Lwel of %Nice D 
HGWt Voiume to C a w  f2l;o 0.89 
Actuates Cy&Ia Lang& (%if 80.0 Sum of bst lime ($1 8.0 
Intent56tion Caps* UtifizaXian 67.B ICU Level of S.ewii C 
Analysis Period (mini 15 
c Cfitical Lane Grow 

Van Buraai@pass . Exisling Ptv+ Pmk (26:3&17:30] 
David Evans and Associates, fnc. 



E-iCM Signalized Intersection Capacity Analysis 
8: Van Buren Avenue & 3rd Street 6121;?011 

3 r c t z  t t k l  J 

1800 5800 1881) 1800 1800 1800 1800 3800 1800 

0.78 0.78 0.78 0.78 0.78 0.78 0.78 0.7B 0.78 0.78 
Adj. Flaw (vph) 901285 0 0 0 0 O l t 1 5 4 0 3  0 0 0 
RTORReduction(vph) 0 10 0 0 0 0 0 16 0 0 0 0 
LstneGroupFlow(vph) 0 $365 O 0 O 0 01502 0 O O O 
Heavy Vehicles (%) 2% 3% 2% 2% 2% 2% 2% 2Y0 2% 2% 2Yo P A  
Turn Type Perm 
Protected Phases 4 2 
Permittecf Phasss 4 
Actuated Green, G (s) 37s 33.5 
Effective areen, g Is) 37.5 33.5 
Actuatd glC Ratio 0.47 0.42 
Cfearance Time 4s) 4.5 4.5 
Lane Grp Cap (vph) 2230 1937 
vls Ratio Prot c0.32 
V/S Ratio Perm 0.29 
v/c Ratio 0.61 0.78 
Uniform Delay, dl 15.8 20.0 
Progression Factor 0.66 1.00 
Incremental Delay, 62 1.2 3.1 
Detay Is] 31.6 23.7 
Level of Service B C 
Approach Delay (s) 11.6 0.0 23.1 0.0 
Approach LOS B A C A 

fnte@e&orr Glrmmiuy 
HCM Average Control Delay 17.6 HCM Level of Service B 
HCM Volume to Capacity ratio 0.69 
Actuatod Cycle Length (s) 80.0 Sum af lost time (sj 9.0 
Intersection Capacity Ufaization 58.0% ICU Level of Service B 
Analysis Period (min) 15 
c Critical Lane Group 

s 
2 tji. 
3 2 
$ 2  
E :: 
5 8 
a"' 

'tS g5" .  
9 8 i  
".'-I o l - x  
I o w  

- . - -- ---- - -- - 

Existing i Site 7:30 am 5151201 1 Baseline Synchro 6 Light Repon 
LANCASTER ENGINEERING Page 1 



HCM Signalized Intersection Capacity Analysis 
612'L011 

! 
8: Van Buren Avenue & 3rd Street 

) - . \  1 8 - e ~  t a ' . - &  4 

1800 $800 180D 1800 

LaneGroupRow(vpfi) 0 1652 0 O 0 0 0 2128 0 0 O 0 
Heavy Vehick3s (Yo) 2% 3% 2% 2% 2% 2% 2% 2% 2% 2% 2% 2% 
Turn Tme Perm 
Protactad Phases 4 2 
Permind Phases 4 
Actuated Green, G (s) 37.5 33.5 
ERwtba Green, g (sJ 38.0 34.0 
Actuated gfG Ratio 0.48 0.42 
CIearmce Time ($3 4.5 43 
Lane Grp Cap (vph) 2259 1964 
virs Ratio Prot ~0.46 
v6s Ratio Perm 0.35 
vfc Ratio 0.73 1,08 
Uniform Delay, dl  16.9 23.0 
Progression Factor 0,78 1,OO 
Incremental Delay, d2 3.9 47.1 
Delay {s] 15.2 70.1 
Level of Setvia? B E 
bproach Delay (6) 15.2 0'0 70.5 0.0 
Awroach LQS B A E A 

t ~ ' t e f8do~  wa3"rw 
I?CM Average Control Delay 46.1 HCM Level of Service D 
MCM Volume to Cwa&& ratio 0.90 
Actuard Cycle Length (s) 80.0 Sum of lost time (s) 8.0 
lntelsedion Gapa~ity U tiliration M.546 Ib;U Level of S@N;IC@ C 
Analysis Period (rnin) 15 
c Gritical Lane Group 

Existing .- Site 4 :00 pnt 5151201 J Baseline Synchro 6 Light Repor? 
MMCASTER ENGlNEERlMG Page 1 
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HCM Signalized Intersection Capacity Analysis 
5: Harrison dt 4th Street 

0 0 0 3.53 0 0 0 0 0  
Heal FIow [vphg) leOO 1800 1800 f809 1800 1800 1800 1805 f800 1800 1600 18@0 
Toial Log time (s) 4.5 4 5 
Lane Ulil. Factor 0.91 0.91 
Ffi 1.00 0.98 
Flt Protea& 0.99 1 .DO 
Sztd. Flow (protj 4774 4663 
F11 permitted 0.99 I .aa 
Satd. Flw Iparm) 4TV 4663, 
Rah-hour factor, PHF 097 037 0.97 0.97 0.97 0.97 00.97 037 0.97 0.97 0.97 0.97 
Adj. Row {vph) 0 0 0 3 6 I 1 1 5 5  0 0 0 0 0 7 7 3  43 
RTQR R&%Uon (vphj a o o o s o o o o o ~ s o  
Lane Group Flow Ivph) 0 0 0 0 1 4 9 1  0 0 0 0 0 8 4 8  0 
Heavy Vehieks f416) 0% 0% 0% 4% 1% 5 0% 056 0 0% 4% 1% 
Turn Type Pern 
Protected Phms 8 6 
Pemitttfd Phases 8 
Actuated Green, G (sj 43.5 27.5 
EH~tive Green, g (s) 43.5 27.5 
Actuated giC Ratio 0.54 0.34 
Cleamnca, Tlme (8) 4.5 4.5 
Lane Grp Cap (vphj 2596 I603 
vls Ratio Pfoi &.lB 
vis Ratio Perm 0.31 
vlc Ratio 0.57 ff .53 
Uniform Dalay, dl 12.1 21.1 
Pragression Factor 0.54 I ,Od 
IncrmntaJ Delay, d2 0.6 1.3 
Delay 4s) 7.1 22.3 
Le J of Smke A C 
Apprwh Delay fs) 0.0 7,f 0.0 22.8 
Approach L05 A A A C 

HCM Averaoe Control Delay 12.8 HCM Level of Service B 
HCM volu& to capam 4~10 0.56 
Actuated Cycle Length ($1 80,O Sum of lost time [sf 
Intefs&mn Gapaciiy Uh'gzation 553% ICU Level of Servicts 
An#$& Petid {min) 15 
c Crilcai Lane Group 

Van Burenrfrypm - Exis!ing AM Peak f07:3D-0&30) 
David Evans and 8ssdcizis, lnc. 

Syncbro 7 - Report 
J WR 
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WCM Signalized Intersection Capecity Anatysis 
5: Harrison 8: 4th Street 1flI2008 

J 4  & * - % a t  t /B b . J  4 

0 0 0 365 0 0 0 0 0  
1800 1800 I$@ lBtjO 7800 18UO 18m 1BM) 1800 

F@ I .a0 0,953 
Flt Protected 0.99 1 .00 
Said. Fkw [prot) 4768 48537 
Ftt PeiniIZed O.Ft9 1.00 

A~I. Fkw (MI o a o 376 10% o o 0 0 0 toto 52 
RTOR Reduction (vph) O O O O 1 0 0 O O O O f O  
bane ~ m u p  F ~ W  ((vph) o a o 0 1 4 6 4  o a o a o ~ o s s  o 
Heavy Veh'Icles fX) E& oti, 0% 4% 1% 0% 0% 0% 0% mi 4% 1% 
Turn Type Perm 
Prate@& ~nases 8 6 
Rrmiged Phases B 
&tua!& Green, G ($1 43.5 275 
E#w&e G r m ,  g Is) 44.0 28.0 
Aduaied giC R a t i  0.55 0.35 
Ctearance Tune is) 4.5 4.5 
Lane Grp Cap (vph) 2622 1W 
v/s Ratio Prof 13.22 
tl& RatPo Pt?mi 0.31 
u:c Ratio 0.56 0.64 
Unifm Ddiay, dl 11.7 21.8 
P r ~ g r ~ o r t  hctar 0.43 1 .QC, 
InaamEnal Delay, dZ 0.7 1.9 
Delay (s) 5.7 23.7 
Level of %N;m A C 
Approach Dt~lay (sj 0.0 5.7 0.0 23.7 
&;KW Lo$ A A A C 
Inlsrsec?ion Summary 
HCM Average Control Delay 13.2 HCI.? L e d  o! SBNICB 8 
HCM ~olumtl to Cap&v fdtio 059 
Acbated Cyde Length Is] 80.0 Sum of lost time (s) 
InleffiMion Capacity Utiiiraiic~ 57,4% ICU Lwei of Service 
Analysjs Period (minf 15 
c Critical lam Group 

Van Borenrffypass - Exis%?g PWI Peak j1630-11:30) Synchro 7 - RepoQ 
David Evans wd 19sswkfes, Inc JVdR 



HCM Signalized intersection Capacity Analysis 
13: Harrison Boulevard & 4th Street 6l2i20-f 3 

9 - , , ( - % 4 L q  t P b . 6 . g J  

5800 1800 1800 

Volume [ q h )  O O 0 3 6 5 f 1 2 3  0 0 0 If 0 7 7 3  90 
Peak-hourfactor,PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 
Adj. Flow fwb] O 0 0 3 7 B f i 5 6 3  O O O Q 0 7 9 9  (34 
RTORReduction(vph) 0 0 0 O 22 0 0 0 0 0 18 0 
u p  0 a o o 1512 o o o o o 872 o 
-es I%) 2% 2% 2% 4% 7% 2% 2% 2% 2% 2% 4% 1% 
Turn T m  Perm 
Pmtmted Phases 8 6 
Psm&ad Phases 8 
Actuated Green, G Is) 43.5 27.5 
E@wW Oratln, g fs) 43.5 27,5 
Actuated glC Ratio 0.54 0.34 
Ckarance Time Is) 4.5 4 3  
Lane Grp Cap (v@) 2595 1604 
vIs Ratio Prot ~ 0 ~ 1 9  
vls Ratio Perm 0.32 
vlc Ratis 0.58 8,54 
Unifom &layf ddi 12.2 21 '2 
Pragressbn Factor 0.54 $ .OD 
Incremental Delay, d2 Q.6 7.3 
Delay fs) 7.2 22.5 
Level of Senrice A C 
Wproach mtay fs] 0.0 7.2 0.0 22.5 
mproach LQS A A A G 

- - - - - -  
l & 4 & k a  @@&rnw 
WCM Average Control Delay 12.8 MGM Lev@! of Sentice B 
HCM Vofume to Cstpa~ity ratio 0.57 
Actuated Cycle Length (s) 80.0 Sum of losl time fs) 9.0 
Inbrsecticn GapaclXy Utilizafietn ?56.$% ICU Level of %Nice B 
Analysis Period (min) 15 
c Critical Lana Group 

i 

Existing + Site 7:30 am 513201 f Baseline Syncllro 6 LigM Regott 
UNGASTER ENGtNEERlNG Page 1 



MCM Signalized Intersection Capacity Analysis 
13: Harrison Boulevard & 4th Street 6/2/2011 

) - + B  ( " O - C ?  f P b l  J 
M~vemrent EBL. EBT EBR WBL WBT WWBR NBL H&f NBR SBt SElT SBR 
Lane Configuratbns 
ideal Ftgw (vpt'tsrI) 

&+f ++8 
1800 1800 1800 1800 7800 1800 $800 3800 18610 180a 1800 18W 

Total Lost time (sf 4.0 4.0 
Lane Util, Factar 0.91 0.91 
Frt 1.00 0.99 
Fit Profwked 0-99 1-00 
Satd, Flaw (prot) 4756 4697 
Fit Permiad 0.99 ? .OO 
Sad. Fbw (perm) 4756 4697 
Udume ivph) 0 CI 0 435 1076 0 0 0 O 0 986 50 
Peak-hourfactor,PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 
Adj. Flow (vph) 0 O 0 4 4 8 l l O B  O 0 O 0 O l O l B  52 
RTORReductian(vph) 0 O 0 0 9 0 (3 0 5 0 7 O 
LansGralrp Ffotv (vph) 0 0 O O 15413 0 0 0 O O $063 0 
Heavy Vehicles (%) 2% 2% 2% 4% 3% 2% 2% 2% 2% PA d%OI 1% 
Turn Perm 
Protected Phases 8 6 
Permittad Phases % 
Actuated Green, G (s) 43.5 27.5 
Effective Green, g (sf 44.0 28.0 
Actuated g/G Ratio 0.55 0.35 
Clearance Time (s) 4.5 4.5 
Lam G ~ R  C ~ D  Ivphl 2616 1644 
V J ~  R ~ z ~ ;  ~ r o i  . ' 

. 

vfs Ratlo Perm 
vfc Rati3tia 
Uniform Delay, dl 
Prcgression Factor 
Incremental Delay, @ 
Detay Is) 
Level of Service 
Amroach Delay (s) 
Approach LOS 

Intersection Summary 
HCM Averaac Control Delav 14.1 HCIV~ Level of Service B 
HChA ~olu& ta GapacFty ratio 0.61 
Aduated Cycle Length fs) 80.0 Sum of lost time (s) 8.0 
Interswlction Capacity Utniration 59.2% ICU bvef OI Sewice B 
Analysis Perkxi (rninf i S  
G Critical Lane Group 

:; 
5 52 
A 
s 
5 - L  5 5 
a * 
zdm 

OL" 
g a p  
a3: 
LL >- =i 
O l - x  
E o w  

Existing + Site 4:00 prn 5151201 1 Baseline 
LAMCAST ER ENGINEERING 

Synchro 6 Light Report 
Page I 
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HCM Signafized Intersection Capacity Analysis 
9: Van Buren 8 4th Street llii2088 

- P 4 %  l i t - ?  t P \ " g . C  4 

0 0 0 0 0 0 3 9 5  

4.0 
0.91 
1 .Hi 

Fit Prot&ttd 0.99 
Said. FIw {pot] 4694 
Flt PermW 0.99 
%!d. Flow (mrml 4694 
Pe&-hour factcr, PHF 0.93 0.91 0,91 0.01 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 
Mj. t-ke ~vptt] 0 9 ~ 3 3 &  o o o o a 0 4 3 1 ~ 4  a 
RTOR ReaiuWn {v&dl] 0 0 0 0 0 0 0 o a 2 4 0  
Lane Group Fkw, {vptl) 0 $73 310 0 0 0 O Q O 0 1454 0 
Heavy V@Y&~S (Q PL 3% OX 0% 0% 0% 0% 0% OX 6% 2% 0% 
Turn Type Penn Petm 
Pmteaed Phass 4 EP 
brm&eti Phsses 4 6 
Actuated Grgsn, G (s); 32.5 32.5 38.5 
EH&e Green, g fsj 33.0 33.0 39.0 
ktuafed gEC Ratto 0.4f 0.41 0.49 
Cleatancr, 'Time ($1 4.5 4.5 4.5 
Lane Grp Gap (vh) 2007 631 2288 
vfs Ratio Prol 0.20 
vls Ratio Rtm c0.20 0.31 
vfc R&io 0.48 0,49 ~$64 
Uniform De!ay, df 11.3 17.3 f 52  
Pwession Factor 0 .  0.28 O.% 
tnaemtsstif Dee, 62 0.7 2.4 f .2 
hb ts) 7.0 7.3 14'9 
Level rri %GGE A A B 
@Prm& M Y  ($1 7.1 0.0 0 8  14.9 
Appmch LUS A A A B 

HCM Av~rags! Control O@ky 132 HCM Lev& of Service B 
WCM Volume, to Cap&& ratio 0.57 
Acrualed Cy& Length ts) 80.0 Sum of @st lime (s) 8.0 
InteWion G;lpaci& Utilization 55.1 X ICU Level of Service B 
Anat* I"erioll (min) 15 
c Ciiticcll lane Group 

Van Ekrren'Bypas - Existing PM Peak ($6:30-57:30j Syfichm 7 - Report 
David Evans and &soctales, lnc. JNR I 

I 



HCM Signalized Intersection Capacity Analysis 
5: Van Buren Avenue & 4th Street 6121201 1 - + . ,  t - 1  t ? \ I  J 
Movement EBL EBT EBR WBL WBT WBR N 6 L  NET NBR SBL SBT SBR 
Lane Configurations 
ideal FIow (vpfspl) 

+9"+ f 4++ 
1800 1800 I800 1800 1800 1800 1300 1800 1800 1800 3800 1800 

Total Lost time Isl 4.5 4.5 4.5 
Lane Util. ~act&r 
Frt 
Flt Protect& 1.00 1.00 0.99 
Said. Flow (protf 4865 1500 471 3 
Flt Permitted 1.00 1.00 0.99 
Satd, Flaw (perm) 4865 1500 471 3 
Vdurne (vph) o ~9 $50 0 o o o o o ass $55 a 
Peak-hourfactor,PHF 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 
Adj. Flow [vphf 0 8 6 7 3 6 5  D 0 0 0 0 0 3 1 1  940 0 
RTORReduction(vph) 0 0 48 0 0 O 0 0 0 0 33 0 
LaneGroupFIcnvIvph) 0 867 $17 O 0 O 0 0 0 0 1248 0 
Heavy Vehicles I%) 2% 1% 2% 2% 2% 2% 2O/0 2% 2% 6% 2% 2% 
Turn Type Psmf Perm 
Protected Phases 4 6 
Permitted Phases 4 6 
Actuated Green, G (s) 32.5 32.5 38,s 
EMecNvr, Green, g (s) 32.5 32.5 38.5 
Actuated glC Ratio 0.41 0.41 0.48 
Clearance Time (sl 4.5 4.5 4.5 
Lsne Grp Cap (vph) 1976 609 2268 
v/s Ratio Prot ~0.13 
vfs Ratio Perrrt 0.08 0.26 
vfc Ratio 0.44 0.19 0.54 
Uniform Delay, d l  17.2 15.3 14.5 
Prognssion Fdactor 1.00 1.00 0.41 
Incremental Delay, d2 0.7 0.7 0.8 
Delay (s) 17.9 16.0 6.7 
Level of Service B B A 
Approxh Defay (sf 17.6 0.0 0.0 6.7 
Approach LOS B A A A 

Intem@on Bqmmw 
HCM Averaae Control Delay 11.6 WCM Level of Service B 
XGM ~olu& to capacity ratio 0,49 
Actuated Cycle Length (s) 80.0 Sum of lost time (s) 9,O 
Intersection (=-city Utifrzation 47.1 O/o ICU Levet of Sarvice A 
Analysis Period (min) 15 
c Critical Lane Oroup 

- 
p :: s ;! 
CI * 
z d b  
o"' 

B o w  

Existing + Site 7:30 am 5151201 1 Baseline 
LANCASTER ENGINEERING 

Synchro 6 Light Repoit 
Page 1 



HCM Signalized Intersection Capacity Anaiysis 
5: Van Buren Avenue & 4th Streel 612r2011 

4 + - , ( - % ?  t P L i J  
Wsrnasnt EBL tt- ~ lllllii~ WBT WBR NIBL, &BT R~@R ~ B L  as SBR 
Lane Configurations 
Ideal Fbw {vwplj 

*ff f 4++ 
1800 $800 $800 180300 1800 is00 jsao t w o  rsoa woo tsm 1m0 

Total Lost lime Is) 4.0 4.0 4.0 
Lane Mil. Factor 0.91 1.00 0-91 
Frt 1.00 0.85 1.00 
Rt P f o t e ~ d  1.110 1,QO Oa% 
Saad. FIOW fprot) 4865 IE~W 4699 
Flt Permaed 3.00 1.00 0.99 
Satd. Flow (prrn) 4865 1500 4699 
Valume (wh) 0 891 315 0 0 0 0 0 O 401 1020 i3 
Pe&-hourfactor,PHF 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.31 
Adj. Fbw I\rph) 0 9 7 9 3 3 4  13 0 E)  O O O O 7 < 1 2 1  O 
RTORRMudion(vph) 0 0 29 O 0 0 0 0 0 0 23 0 
Lane aoup  Row (vph) 0 979 317 0 O O O O 0 O 1539 O 
Heavy Vehicles (%) 2% 1% 2% 2% 2% 2% 2% 2% 2% 6% 2% 2% 
Turn Type Perm Perm 
Protect& Phases 4 6 
P~rmiit@$ Phases 4 6 
Actuated Green, G fs) 32.5 32.5 38.5 
iENactie Green, g (s) 33.0 33.0 39.0 
Actuated @C Ratio 0.41 0.41 0.49 
Gfearance %me f s) 4.5 4.5 4.5 
Lane Grp Gap (vph] 2007 619 229 1 
V/S RaYV3 Ptot 0.20 
vis Ratio ~%rm co.ar 0.33 
v!c Ratio 0.49 0,51 0.67 
Uniform Delay, dl 17.3 17.5 15.6 
Progression Factor 1-00 1.00 0.4s 
incremental Delay, d2 0.9 3.0 1.3 
ffeiay fs) 38.1 20.5 9.0 
Level of Service B C A 
&proacfi Delay ($1 18.8 0.0 0.0 9.0 
Approach LOS B A A A - - - * "- 
Inte~sd3n 8amrnw 
HCM Average Control Delay 13.5 HCM Lev&! 5f Service B 
MCM Volume -to Crapaclw tyatio 0.60 
Actuated Cycle Length (sf 80.0 Sum of lost time (s) 8.0 
tntersection G ~ c i t y  Utiliz~t!on 56.7% tCtl k v d  d Setvice B 
Analysis Period (min) 15 
c Critical Lane Group 

Existing i- Site 4:00 pm 5151201 1 Baseline Synchro 6 tight Report 
LANCASTER ENGINEERING Pgc  1 I 
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As discussed iri vtjr Mdrch 18, 201 1 Iciter, ;he Transpuiiatiuri Pia~nning Rule UPRI riitlsr kc 
considered tvrtlt t h i s  ar-rneiaiion recjtres:. The iirs: aspect rn derermin~ng any IPR rrnpact rs 10 
establish the biis~itr~c k:aii~i generatton for the  propod) t r n d ~ r  its prrisrni zoning kn:ch is 1Srnton 
Coiinty tlrbdr, irrc1ljstri;xl. The acmi::pcriryirig icl?t"r and its cuniurrcijcr" hy Bcnlctn G o n ~ i y  
Cummuitity Drvelopnlent aiahlish a Sasriine irvei of rle~cfupineni uncier the Crrurrtj znnirig, tiiai 
tteirsq a Rarsr area ratio II*4K! of 0.4. 

srj, 1 ~ 8  ---- 
For the h.\cFaCid~n prrJy>er.iy ihar FAR rclatci to 8SiZ#2 squxe i c e ~  oi ~rrban inclustriai riom spare. 

$. 1 $2; i 2 6  
tE.4 x i3% ~?criii x. 33,5l;Ci sci it acre: = 8%- st; h 

513; 
\lit. have uscci 54~58 acrci tor the McFadden Faropefit as tiiat is the arc3 oi fsropcrtv not 
enainlh~recl by City natirral Cen~urcs o~eriayc. 

As you will nirre in uur litarch 223, 2tlli fetter, the i:laxifltti~'i? i l ~ f f r  a:Pa prop~sec! b y  tile nppirrant is 
$%6+x. i q  fi, pi~rs square ieet iesc t h s ~  tire Crpunfy basciinc 
t3*&y$lfj 2 -7&""fifl 

Bcsausc or the nsi* nr Errdustrial usp:, rvklirrh ape pmsi?>ie ttncicr both tile Kfrur~iy and City zoning 
cli.iigrtafrua:s, i i le  apyrrraf3riate 17E Land Cli;r Cuile tljr iraiirc genersiioi: cai~irl;i!t~nei 15 Industrrai Park 
iCode 1301, 



rrip Ends Trip Ends 
-.--. County Zoning City Zoning 

Rate 898,7119 sf 866,225 sf 

Tf1c Floor Area Ratio of 0.23 pmpoccd ictr the McFaddr!~ propcfiy under the Cit) zoning of Genera! 
Indudrial also is basecl tipnn actual dri~eiopment conditions, 'The adjacent ticivlef! Packard properly 
15 also ~cinocl gei~cr~~i  industrial and has an active Uctail Ucvclcspment Plan. The i-iP Canrpus land use 
approval fixed the r n ~ i r f i u n ~  buiklrng area at 1,8 million square feet. QVCI Ihe 7 78.54 a c r e  of gross 
land area on the HP canlptjs that equsitcs to li flour area r'ttio ai 0.23. 

?$;, 
Lyle E. t-tutc.!~oraz; 
Project Manay,er 

cc: Sandra Cwtseley, Gaz~iey and As5ociates 



Air. Greg lkrret 
Clrrmrz-iursity DeaeE~p~tent D~reckor 
Ben:ois Co i i~ ly  Crrmrr;l~ntrr D~i.elopment 
Planning Divtsian 
1360 5\V %very Akenue 
Corva!lrr;, OR 97333-5 139 

SbBjtC:f, Froposed itlrFacideil I n n r ~ a t ~ c i t -  
:a: Cil) srC Canailis 
Tt. 1303 Map 5 1 5 25 8b.4b a c w  

Dear Greg: 

\Zr are part o: the C O ~ S U I E ~ P ~ L  learn '<hi~h I& ascistrns t i e  h!craddc:.r, l:amliy ihts annexation 
appll~dtioii % part nf the applic,atin>n wiJ are rer$t.~ired 00 prc-pare a I raiirr in~pdct i"\aii;~k wlliclh 
adrfressei; tnc Siaie s Transj-icrrtaiiar: FPliannirlg Rule. In order ~ E T ~ : T I ~ ~ ~ I C  t h r  ir?~rc:nsntai .hang%. rn 
r r i p  t-iise~~c~n iihri- Pr-tSit; ct3unty tjilifa'i?. iridi?kirta! Zoning arid the yrlapobed Cit)-s Genera1 ~ildus~ri;ri 
Zoning. $ae must 6tab";oi-a a baselii~c lur g-incs rhi, properil toi.rid be ti~veluped i,niler rhe C o t ~ ~ s - ~  
zoning 

Ptz dn ckar:li~!e or E?c);Y the  btcfdefrie:~ prupixty rnrghi tievelop, ate hait? s t l~d i~d  a praflior, oi the 
clrrrioperi indusirrai property ii: I angerit i TIPT'li-ii~i suds  i; >t~mmarireri in t f x ~  dt~ztltrct flcior Arra 
K ~ C I C ~  (FAR trahic, This paitiriilctr de*wclojan;c.nb i t a s  5cicciebf for tb siri~riaritfirs ~ ( i  hc X!i Fzdalrn 
pfa"apt;rly which rrtciudes 

Det*t.iopaEp:e Area: 
TIP = 65.56 arrcs; 
h\ri"adcien = 18h.36 area h e 5  33-28 acres ~i IriIhrr&i f e a t ~ r p ~ ,  1- 31.58 atr.25 

TIP is sensccd by an or;-site rc;mrnljriit? %:*:,aim s~terrr az Mcfnriden :*b~a~l:E have 10 ilrr 

Tkc ftP ~ u d g  area is gzrcrnllii ierjed by a single polnt oiaccea ro Clid t-tigh*<\,eay 3.i The 
8-fckaddera pzopefip.soalci aiso have anlv a single point or acte2s I-i~si~wa*~ 26, 



- 
i he TIP uses are al1~t~:ed u n r k  BCDC Chapter 72, Urban ind~zirial bvhirii is thr' present 
zoning u i  the Iw\cFadt!cn prripefit" 

The TIP lob sizes and siting stacdanis rnea the BCOC Ghapkr 7 2  rec;irirtimcr~&, 

%e acki~~wicdgc &at the T?F" has Ciq  crf l,iilgenr sanitary sewer sewire, and that silch 
rr?urrrc;pal ser~icc ~vouid not Be akdiiiibie to the htcfadden property, Thus, the I'lP sturly 
area includes over 13 acres i20A of the study /and areal as Siacant and which could be 
allocated to an randke sanliar). setaei lreatnlent facility. 

In sr:mnlary, rive krr?!icve ihc devclcrpabic land area r;i the h\a.Fadden propeqi ccou!d be developed 
under is BCDC Chapter 72, Urban Industrial Zoning to floor area ratio of 0.40. We arc rcq~~csting 
p u r  cnnciirrence wi~h  this r:onrlas:on. 

t i  you have ariy q~ ie~t i r~ns ,  p1ex.r~. do not hesitate to call me. 

Sincerely, 

Project Manager 

Tangent Industrial Psoprty (TlPj Floor Area Ratio Table 
TIP Tax Map with Pmperties f4ighlighted 
TIP rfrrial Plzoko with Tax Lots and Areas 
McFadden Annexation Vicinity Map 
McFadden, Cuunly Zoning Map 
Benton Count). Ocvelapmer~l Code, Chzptcr 72,  lirhan lndtistrial 



Floor Area Ratian (FAR) Table 
Tangent industrial PraperZtg 

TIP" Tangent lndustrlat Park 
"MBI" Morse Bros. lnc. 

"Safe Havan" Safe Haven Humane Socioty 

(1) Fluor Arm Ralio (FAR) calccllated as (Flear Area + Storage Area) (Land Area) = FAR 

MCFADDEN INDUSTRIAL ANNEXATION (ANNII-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-464 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-465 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-466 
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2 SCALE iPJ FEE? 

TL 308 MAP "1 "2-05-25-0001 
CORVALLIS, OREGON 

August 2DQ9 





- 
77.0195 Purpnse. Th: I 'rbnn inclzic;rrrai .Lon? 5li:fIi p r~vrde  iirzss :uIs:rc mznr:fscnir:ng or other rndusrrial 
acti\i~it,> iaia occur iinide. tirhii k~ottf!i hoti~cfar~e~ *A iff~in Brrrkon Count?. [Ord 26, I h f  90-1312t~3 orif 
2007-0131,] 

432.105 Permitred t ses. The hi tan irlg uses arc ellwed Irr tile t rbm Xiadustrial Zoi~e. 

( 11 Rcsrarck fiti l i i~ rzsrrng Isbor:tto~f a i ~ d  hc1ltt;i Far the mmui'aet~u~rtg proccsstns andlor asstzmhirng 
~tiprcldiicts~ pm"i"ld a pcrrnlr IS not reqtiued iionz the Oregim Depnrirnrnr uf En\ t rnmrnra l  Qu:~tii> 

( 2 )  fbel-ricie nnd manufacnuzd d%vclling sales anclsar rzpzir 

( 3 )  Transportstictn r?rl~xtnais and  warehouse^. 

[ 4 j  Vact?rianal schacrl. 

{ 5 )  Xggegate processu;ig- and concrete and anpilsft bzteli pla~ts .  

(6) blitrutde starage a[ mare~~als, except ~mi:yxds as defrned rn BCC 2 I .BZB. 

( 7 )  One dttell~ng rcqcireuf for the rmplo_srr c>r r;~;lpl~lg~er fnr mnnzgcment or safeguardtng of the 
lnd~~striai use 

(5 1 Frtnn use and Eisresr use 

(1 )  A research facll~tl;, ~ O I S E C I ! O ~ ~ J  and law enforcement fitiliaes. junbsrd ,  or resting labaratow or 
hitrliqt for the mmufacicfiuzng fabricstion, proc~sslrap clr sssern51y of p i o d ~ ~ t s  wirich requires a permit 
finr~.t tk? nregnn nepnmli-rnr o f  Fnvironmcntnl Qt~ni rp  mny be nlloaed its the Errdttsrrial Zone by 
cauditianal use pernit appmsed by the Planning Official I-hi. derrsion m ~pprm-e a conditional .use 
pertnit shall bc based on Rildingz rlitrr li72 gnhlic Reolrla and safei~fi will aor be aibstaarially aEected by the, 
proposed trsr when crar~s~dering slnokt, dtst- odor. 52s. runles. gfare, cibr;ltirrr.i, noise water pcrlluiiurn. 
radtarioi~ k,lznrcl cr orlier nwcinus impacts 

{1) bfrrlrng of ngpegate ar rn~nerel resaiuctis may he diiroit-rtd In the Indtistnai Zone by condittnnal use 
pennit apprused by the Pfamit~g Comrnrssrun. p:iisima~t to B f  C 93.21 5 lehrougiz 53.235. In acldietclan to 
the condirian:~i in2 crrrcrra cti' BCC 53.215 approbal reqfiires rl?e Planning i'on3missl~n make :i3e 
falln\rilny Findgnps' 

(a)  bIiaing ~vill nor signiflca?ltly din~nish rhe abil~ry o f  tila land ta be nsrd for O ~ ~ I ~ Z I .  indtisinal uses 
$11 rite f t ~ ~ ~ e ;  and 

Ibj  The mtfied laud \*it1 b? rzciaimsd to t. icspograpiitc character atd srabiltty compa:abte to, or 
milre caeducl~s ru general, uon-mirring iiadui~tal uses thsu~, the charscrc-rtstlcs existing prior to 
mining. 

( 3 )  Rad:o ui crinmturlc~t~ol? tntv=r and accessory 6e1lities 



(3  )$'hers: ao suFGi number fafIc~vs rhr "'is desigcarroi~ on :he OCGcia! Iailing IXnp the Glrnimiim p;ii~el 
clr la1 S I Z ~  an rhc l r ic i~~s~lr t i  Zone slra!l be tdeacrnxai~etl k: the x:;iail o f  prvislic &calrircs ai:aliaklr The 
nriilinalrnl parcel or foi size 5h3!1 he' 

TS.JB95 Site Be\-efupmerrr Pbn. wjten a kutffiing aeidirinn. sew CO~I\TTGC~~C!I,  Or piaceinent of a swdctura 
ss prnpased in the Urbax Indcsrriat Ztsnt, t l~c appiarant sbal! submir a site det:eiopr.r,cnt ~ ~ , R , K I  prwr to the 
issumce of bu:ldtng penrtns A strt d.=i*ejot;anlr~i pjru2 t;lnalt conrain an appropsiare level af deiart slii?\ssng 
exisring and prepcscd iccsrlons of bu:ldings. acczss. parhng, frradiitg, Zarads~aprng~ dr8inagc. yrtter 
irilapIj sexage dispo33I, p ~ ~ b i l c  mlflrmes, a d  exirG~r 11gh2111g. The piail sin13 deimar~simie cc\rnpIlrrnce 
with sltirrg sirmrcfarsk priri r3ed rn BCC -2-4 10 anrl otherpr~~:lsiot.,; uf this cade [OIL! 90-0064, 8 r d  Z00af;li- 
CI2.2 21 

42,110 Siring Sbatrdsrds. Ali sirarcirires Incared in rbe Urban iInds~sniaf Zonc silail be sired ra 
compliznce. wit11 BCC Chapizr 99 and rile Gialinwtng ~bdrfioi;af narrdards- 

( I  j Ejthsr sx. cry st; 511311 be srJeq~rarel:; sen.ed b: wntcr, scwage disposal. S I ~ C * . I / S ~ ~ S  and rmprn~eci soltzts 
or final approval af the site ilevi.10pme~~ plan shall be cnnrixgnr on asanarrces k r  the p r ~ ~ i s r o n  of the 
oi.czt;snry fncil2rie.i 

17) "jke sert.;sck to s road r igi~t-~f-- \ha_~ shall be at 128~1 sixty (60)  feel. i t\<eilwfive jf 4) feet adjacent w 
tile road rtgl-ir-c?i=\x.l,.ca> sha!i be ut~iiztd priirzoriiy for jm?rldi~~ii~g. &aces, w,i;nlIs art3 &ri\ ew;t?+s. 

is)  side or reai ~~?.tf-la2cI: shdi be a i  j@:~st reii t f r t j  feer, except v?.llta adjacea: so a rc;ide:rtiai zone, nu 
it hiell case n+en~--Glie i-554 F c r  of ia;~dsraprd baffer. iilrluding e v i s~a l  scrctil af nip icsa than f i xe  IS) 
f h r  in iieiglar, shall bi. provided. 

(4) KO sie'tlja~k i s  rrqiiir~d far R ~SISLICEZ,~~  ~f 120 ~ g t i a z  f e ~ t  or less. Eairept ni~i'b 9 d p ~ ~ i i t  10 ;i 1~a tde~ t i3 i  
2~1n-i a 5:d3 at- ~ e ~ r ~ e t h i k  far3.z ~fcesshlry 51nlCNE n12y he reduced lo thrze f 31 &:sf :fdX sm?cnrre 

(a ]  Is detached iianl orher buiid~ngs by E:e (51 feet or more: 

Eh) Does mr exceed a fnetgkrr of  ~xenry  (20) f2ei; and 
(ci  Docs nut exceed ;m aarst of500 q u a r t  feet. 

I-";) Architectural ksttur% sjrdlj not project alors tkan t r t s  fpe; ftltir 3 reillitred r,cnblck 

( 6 )  A stnrcture tvhiiil is not a a . a w  deperlslent lisp shall hc placed at feast fifiy (501 feet from the ordi?xnry 
!rig& .ct-ater lrrle of my rivcr or n~qjor sczsnz, In rile CBSZ o f  B creek-and mrnar srrcam, li smicnrre \L hicia ts 
riot a :water dependent /IS? 5hdl be pfaccd ai lessa rl\rei~rq..ir;%~e /5j reel fr3m Ltie ordinary bid2 ~x-2119~ line 

( 7 )  Any srrrrciiuc: .\irl.tin 111s CsncSll;s Urban Gro%+~t?li D F I ~ : I P ~ B I ~  5h;i3! be at IWSI bveli~y-fivtl 425) feel 
fram tiac edge of ripnrnnn fiabifd~, eeidc:zePI by existing ncn-aqtmrrc vrrpersltioo which i s  generally 
dependmi upon a sessrarlaily high tsbie, or zt lrasr fony farfa] Fecr from zhc edge o f  rlre dminagev,ay, 
n hrchrscr is greater. 

(Sj A trnidsunpe pfa? ~11911 be nibanirre;.i @r rhe finr s~\cna>-t"ize 1153 fzsr uC all ~ e t b i j ~ t , ~  aCiJaceo1 tc i  a 
road in compli~mcc ~sllfl tile falIowi~/  f ~ ~ i a i t ~ ~ l i m  s~aadsrds 
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I Li) '1% V I S ~ O ~ I  c ~ ~ ~ ~ ~ R c c  3rza ~ i i ~ i l  be n~a:i;tur:ei 2: dii- ~z;tcrssct;on of two rt$i:s-i)f-;i;a:;. or n iigf?t-d- 
n a y  and a cfri\ei;va>- The .t 1sia11 cfrsrancr. am3 silall c:t~z:id rhrrr-y (301 feet From the inrcrsscrion of 
h e  rn,ohc-oir~ay lri~ei at  a ngi~t-caf-'~i,ny l!nc and n drsscu ;ur Ncr str~:ci~!t,". \ ~ ~ Z I ~ E I O R  or embnid:inenr 
shall be permitted i r ,  1 t Isicrr clenrance nrw irr e ~ c r s s  of r r w  i:) feel in h~igiiiii abi l r r  rile center of  rhc 
road or &I\-ezi a) , a d  

[ c )  Ofi=sn.tzer psiking ar?:r,- and ssrbacks ad+ i3cc  to ntic-indtisn~al z;li:ed arilss slisli br ndequa:elk 
landscaped and screened 

( 9 )  ,A simcr~:re 51J3!! 1101 exceed SISQ iGD) f . f  la hegji~. Snxcnires r ~ c h  as chs~u~eys. sptres. domes. 
iilr\aror shafi honsmgs. i~>ner;. 3ciia!;, fagpoles, agrictjln~al buildings, a id  other similar nbj,iecrs nor 
used for h t raas  ocnipancq a r t  nor saibjecr to rhr: hl~iiding height Iimiearions o f  ahis cudc 

I X 1 )  Accilss shall bi. de.;i~.ic-d it7 c8alsz- minimum ~ilrerfcrence with traffic motemenis ou ahuning smerr; 
!%'l~ilrf: necessary, aJditiotrai rigilrs-uf-,.t-a:? shall be dediearetf to n:aintsin adequate ~raffic circtllarion 
Sethacks shalI be re:leweJ w8,1.ireu reqrttrrilg a ded~cariox~ oran alfditio~rat right-of-way 

t 12) The anangelnent of bnilriii.xgs, parktng art&, am and other Facilities shsli he de~~g~,.ileli and arienrcd 
to m i ~ i n i z c  noise and glari. eff~cts ors adjricftnr propenles 

(13) .hifirinl li&ring, mclr~ding iiluminstecl signs nncl lights for psr!cir.rg arcos, shall be arranged and 
eoustrueted to avoid direct $are OK ~iareasoimzblc inzirrference wit11 the trse and eujoymeai of adjacrtttr 
properlie:. lord 16. Cjrd QO-0r36gm 01-d 97-0092. Ord XflC17-02371 



Mr, lason Yaich 
Assaciaic Planner 
Dwi?bpn?ent Sr?r\pisr.s 
City af Con~allk 
P.U, Box 1083 
Cowallis, OR 97339 

Dear Mr. t'aicfr. 

This project is primarily an application for the sulgjcn prctpeey to be anncxccf into the Cclr~allis city 
Imlits, I-foiever, dric In varbtls and rronfikting pri>cx?ss rcqtlir~mentlt of rhc Gv and state, largely 
based on the 7rr;nsponaticrn PI~tlning Rule, additior~al applications wifl be irtcfuded along avtrt~ the 
annexadon wquesr: Zone Change# Planned rPeveiopn7cnr Overfay, and Detailed Dcvetopmer?t Plan. 
Tht. reasoras and puq~a~es of thca? addikior~al applicarinra is explainerl helntv* and are sribrnitrkid ;if 
this tinlc for your preliminary mvic\v 

Ali proprrries t l~at  ;are- ivithin the CiZ) sf Cnwalfis tJrlsarr F r i r r g  are gisen Comprehensive Plan 
Designations that are consistent with the propused land use ttlrai v\*auid occur upon annemslrirxn in the 
City. For that reason, no Conigrcl~cnst6~e Plan Amendment is required witir annexation appticatiurrs. 
Ho\tevei, the praprrfiies in the t!rflan Fringe are roil soncd for Bcnrrin County land use, as is 
appropriate wililc they are urldct thc porvietv of the Caunty. Tfterefore, all afzt~exaLion applications 
need to !x acropnpanieci by a Zone Change application, to revise the sortirrg of the property iron1 
County typc3 lo City iypc; in  his cwc: from Cuttnly "Urban Inciitstrial" ka City "Cerrcral Incfustnal" 

Atl lard use appliratiurts are ssubtnittcci kc, ClDOS for their re.vtci$a aatrd comment. Upor5 p<efbnrinar). 
review with ODOT oi this annelcatinn and zone change request, OD8T determined that, El is 
appropriate to appty LIsc Stale Tmnspurlation Planning Rule (TFRI, The TPR requires that n-ritigtion 
I3e pruvided by the applicant as a result of dalf. negative impad on Siatc highway traffic Icceis: in this 
caw any rncreae In bdlitirs as a wsrrfk of lilr sonp change from Cotlnty to City, 

This panic~ffar ap($iication khuugh is prubbly sr~mewtlat unus~ral in that the applicant" proposal will 
actuaity rcdum the ievcl of beveiopmcnt c~:~nj>~wEf Lo that tvhirh muld be aifsie\#eci undcr the 
Cotrnty zoning i f  and when the City znt~ing is applicd pcrtd~e a~7plicant's reyt~est, The premise of the 
applicant's request i s  not that the TPR doe?; ncvk apply, hut m dizi Il~c requcst dues not rrwlt tn any 
degwdation of the State's facilities bryand that which wotlld be cxpeded ~tnrler the Coirnty zoning, 
and as s u h ,  TPR rctared rnirk~afion is not requirird. 'This apect w+ll be tiiscuss~d ftinhcr in the Traffic 
frt~pact Analysis srtbmi~xerJ wltl~ tile actt~al application t o  the City. 



Mr. Jason Yaich 
Development Services 
h 4 a m  
WY 5,201 1 
Page 2 

The documentation which compares the levels of development and the resulting trip generation 
under the County zoning to the applicant's proposal under the City zoning will be submitted under 
separate cover. 

The applicant does recognize that an actual development application which includes traffic 
generation will require ODOT approach permitting and the related highway facilities mitigation 
which could result from such an application. 

As stated above, the reason for this letter is to discuss the purpose and City process for the various 
applications. 

The typical mechanism available for the City to ensure that development related requirements will be 
satisfied is by placing a Condition of Approval on an application and then requiring said Conditions 
to be completed or adhered to as part of the proposed development. Corvallis has been reluctant to 
place conditions on rule changes such as Comprehensive Plan Amendments and Zone Changes. As 
such, the City of Corvallis does not place Conditions of Approval on either annexation or zone 
change applications; only on development applications. If annexation and zone change applications 
for a property are submitted without an associated development plan, the City cannot condition the 
application. Consequently, the applicant will be submitting a Planned Development (PD) Overlay 
requesl and a Conceptual and Detailed Development Plan (CDDP) application along with the 
annexation and zone change application. The purpose of the PO and the CDDP is to allow for 
Conditions of Approval to be fixed to the property and to have them apply to subsequent DDP's. The 
applicant's proposed Conditions of Approval are attached hereto. These Conditions are intended to 
establish a framework under which future development on the property and its resulting traffic 
generation does not exceed the County zoning baseline and as such, does not trigger the 
Transportation Planning Rule. 

In order to assure the Detailed Development Plan approval does not expire, as allowed under 
present City Land Development Code, the applicant proposes the following action which would, 
under the City's Land Development. code provisions, fix the Detailed Development Plan approval 
and Conditions of Approval to the property in perpetuity, or make the Detailed Development Plan 
"active" in perpetuity. 

a) Provide financial security for all public improvement related to the project. 
(LDC 2.5.50.09.a.1) 



The applicrlnk rc-zagr?ircs Li~ar the typical titning oi prcsctaztsg a iiitar.;ciai sr-curit) for public 
~mtpro\.crnrtlh musk be modiricd for  [his application process. The applicant also rrregnizcs that 
cotttrof of' these pmrrcsses 17tiist be entirelv in fhc hands of City staft griur to City Cna~ncii approving 
rile annexatinn to go keforc &hc taure.rs. Tgr that cncf, !he apl~iiranr prcjpfpses IO ~clmp!t?tci prior Lo tliv 
C~ty Cc9t>n(tl hearing Item ?.it>, 1 of ihc "'Propused Cuncfrttrrns ofripl>rov3i". 

If you have any qrcesiions, please do noi hesiiatc to call me. 



APPLICANT'S PROPOSED CBMDITLQNS OF ABPBOVAL. 

i Prtnv ro City Cot~ncil's hearing of illc Mrlarlden AnnPxation atvpl~ration, speciifr 
[ ~ ~ l a ~ i t l  ii~-iprovcn.icnt& shall Llc I~r~anrici!iy i c t  clrrd rn accordanm tr*tth LDC 2.3.4n.fPB. 

Thc pultlie rn3psnvcrt.rerib include ilre ~onstrrtckion ui n ptibiir sidet\'alh las;~ieci 
parallel to f-ligh\\av 30 t71ong the wuttrcriy t>ta~indary of the scrbjea, artci pfovidi~tg ;r 
fauhlic acres3 eiiscSment nvcr rhe sirie\l;,~lh's route, 

In order to frnancrall~~ secure the p~il>l~e improvernenrj, the nppli=nt sl~alt prepre 
Puitlir Imprt?vemenr by Pnvato Ctmrraa EPIPCI permit docuntents, I he PlPC r1csijir-i 
artd plans shall be ~tuttrorizeci for construttion t)y the City nnginc:c?i ancl all rccyuired 
pert~~it ~Iocutncnls stiall be cu~npletccl ,~ncJ on f i l ~  tvith Develi.ipr2let1~ Rewir;~tt 
Fftgrnrt*ring. Prior to tilo City Corinrii Z1eazi17g, the permit shall be contplete and 
ready to issttc artci tllc Public Arcc*ss Caserrtrt-rt si-rsli bc 1i-r the i>nuession [sf 

Devrllopment Review fngineering and ready for filing should the annernlian reqLirsl 
bt. succe5sfttl. 

1. luturc devi.lupi.tlerr~ prup~ls~~ii cin the subjctt prc~pcrty shall Lwj Iltnitcd to a rnaximiitl~ 
f tout Area Ratio {IARI of O.23. Ihe n~ilximurr? FAR ioi lhu sttc bcing ralrubcc! a5 

0.2 3 i85.43 acres x 43,360 square IPr.rJacm~ =- 855,cllffi %quare feet of floor area f hr 
mnhlmunr jfnor ,lira tnr an inr rrmrnt;tl applic aticln approarh shall bc pro~>nrtrunc?rl i r ~  
rrbtiotl t i i  the dcvclupable &red ~rlduded it? cdch aypii~&ion. Ttrr currlulalivr lot41 
~innr arm o i  all increments shail nlPt er.ceetl?153,90Ct sylrarc wet. 

3 future dcvclnptnen~ praposafs on the sutajerr prapcriy shall caicctlate trip ends Tor 
traffic analps pui/>cx~ti hastd upoil the riifrrent np~~ l i rah l~  irrternationnl liaff~r 
EltgFnwfs 117E) land use cadu. However rhp iota! ?rip ctrds ar iull b~~i ld  u1.11 shall inst 
exceed rile Tolloit*irag categtries o i  tordl trips, w'1SicI1 ;are based up2n the curteni 171. 
land use ccdc iur incii~strial parks. 

AM peak Ituitg i),B.?i? ,OW s i  s 855,9i;JI.r sf = 71 9 trip ends 
PM peak hour O,BE?;"i ,000 si x 355,911b sf = 736 trip cnds 
Lt"ccl;d;ly Ca.96/1 ,Cll)i? SI x R5i,ElClfl ii = 5,957 trip cnds 

Trip crlcla icir incren~cnral dpislicnticii~i shall no! excceci n ptctportrt>nal i-arc-inlation using ~ t ~ c :  
alxwe rates 

Tor eithrr an individual ajrpliratinn or for tlie cumu!a~ivc total < t i  all ,tpplications at frill huilti 
B L I ~ ,  t h ~  !loaf atea shall b the lesser US the MK raliulntion or tfie Iluctr area usvd in the tr ip  
end caici~lation rvrethncloic~gy, 

4. The applicant shall grant a ftil~en-hut etxsr?mcnt paralir4 and prt)xil.~lsle to tlic* 
raitrtmrl right-e~i-bvay along the sttbjrct parcel's nonheriy Iznirnrla~*~ For  tllr 
~LIT~IOSE ul el poirnLinl fitturc i~ssblic-uu. trail ur pait?, Said c;lse:ncnt shall be tr.r 



5. f-uturr. Derailed Dcvetcrpzncrri Plans st~a i l  incorpuratc runsttirra~iun r l t  thc City's 
aricrl>tcd ifllrns lor mrrlri-use pathis: or twilrsi. wiiilir~ tire ltil>jeci profrprfy li 
rfcr~rmined :ci;ippmpria"t b y  the City, this will inclrrdc, i ~ u i  not I:r liniited to, \\,irlerrtng 
the rutitxntiy proposd ~idcvd~~lk  to a ~ult-%*idth multi-use path. 

13. Ilw fol[otzing uaes wl~ich arc cithe~stst. i~crmit~erl in ihc Ci~y's General inrfusirkl ~ C i j  
Zartcl, ,ire t)ruflil~il~d in t17e subject I1~dil3tri;ll Planned Dcvt:l(~rpincnt: 

3.24.2t1,01.<1,2.ic'ri2i Kennels 
3.24.20.131 .a.Z,;i) %rap Djsersttotts; datd 
3,24.20,<13.;1, kxplr~sttfc Storage 

;J f-~tture dcveiopn~r~-rl ,~ppIicaiiuns Fur tfic subject IJrope?rly shall tic pruccsxd bt~ruugh 
itre Ciiyk PPlanneci Dev~fcrprtrcnt pro~ess in piate at I ~ P  iirnc the applicatirin is nlnrtc. 



May 5, 203-1 

Mr. john G. de l ar 
Senior Region Planner 
Oregon Departrnerlt of Transportatiorl 
2700 SW Philomath Boulevard 
Cowallis, OR 97333- 1147 

This ietrer and accomf~anying intc3rmation has keen prepared in suysport ocst the above rcfcrenced application 
ancJ spcciiirally in rcsponsc to your requlvi LO present inforn~arion further ~~ i~po" r ing  OUT preniise that a 0.40 
Floor Area Ratio ikhR\  is an appropriate buiidit>g deilsity iu wl.tid? h e  McFaddcn properky could bc drtveiopcd 
under the present Benton Caunly zoning designation of Urban Indtrsrtial. 

Our February 15, 201 3 ,  Ickier ttr the Uentun County Cumnlurtity Development Director, which is incluiied in 
the scll3ject application, dcxltnlenb as lo hob.; the 0.40 f'4R was determined. 

A ~ a c l ~ e d  hereto are Supplcmenraf Cafculattons dnc infatmatiotl supportirrg 11-11: feasibility r ~ f  providing waskc 
water treatment [human and industrial waste;, water (drinking and process), fire service, and parking on the: 
sire under tile presenl &uunty zoning. 

Plcare do not hesitate to call n-te if you have any qucr9tioi1s. 

L$;E. i-lutchens 
Project Manager 

LkH/nre 
CP:-:-r 1 5 %  jpjrlai v'i415.1Jii iiilc, 

Enclosures 

cc: Mr. Jason Yaich, City of Comtlis 



t"i'!cr clcr?l,?ncl, riil riics, i f~t i t l r i r idl  prupcrtaf jicr* C-ttu'.; 1Vatrr Distr ~l-rti:ion Fiat7 = i,-X g a l l i ~ ~ ~ i  per ai re pt3r 

Uaili water dern,~i~d ior all ilics - 1,750 za 5 1 2; acre; i91,260 pi!ons pt'r dab, 

Praics~ed .i%iztct ci2~1Ici he jtr~tcd tiii at:e tn cui>j~~~cttori 'iclth tire sturn? $\ate; diztctntron fatititics arid ri.cvcir.d iw 
iparious uses. As the fo!lt>itir?g i a j ~ i i l i l t i o ~ ~  rcd~rate over 4 ac!eS of developatsic arc3 rrntarn for anclllztnj uses, 



GE offers a broad ltne slpar.kage membrane based vmkr anil wastewafer treatment plank that arc ideal for 
flows from 200 gallons per day to 5 rntlllon gallons per day Tile srnytle and eficient design prcdums safe, 
retiable product u;abr white sgmfrmntly reduang capital and operating M)S!S. 

Pro-assembled and factory tested 

a M ~ n r m s  on-sits constmction costs 
Ennrums qu~ck ddeltvery and srmpl~fies plant start-up 

u Cost-effnclrve lor y~d~lally aII water fltratton appli~al~ons 

Superior effluent quality 

Uir l ias  prereit ulfra8ttiaiioi.t IUF), reverse 0 6 n ~ s t s  jRO) and wmlerrentary ia&no?cgres 
a Ideal far dtrzrct reuse 

Simple opemtiorr and maintenance 

Q Requires mcntmal operator swpems~on 
Most cnmpreiiensive cleaning capabiltly ensures pnsk system periornaance 

* S~ntficantiy reduces siudge generatton 

Industry leading design teams and long-term opeatlng experience enstrro ttiat GE customcrs rcccive 
toliable and trouble-free systems for: 

- Drfnklng Wager 
e. Wfastecvater R Water Recyclrn~ 
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I>ifp~'iww~! .ga ate) rorn'products eq~ilpimn$*~nt" uf mbr :l-~-rx:' ~j?~ad$rn jsp 

Application 
a* 

Single and dual-lrain, psckaged plants for $vastc$8#ater Irestnxnl ,!I. *..- - 3 

$ * X S  $ 

Capacihy 

Up to 110.0CiO GPU 

(416 m3!day) at Average Dally Flaw 

Up to 220,000 GPD 
(832 m3/dayf at Maximttm Oa~ly Fiow 

P4ultrple Z-MOD M un:ts can be linked logether to effictenliy and cost 
elfectivaiy provide hfgh qualrty permate to a conmon f e w a t e  colleel8olon p~pe 

ApplicaNan Depandsnl OpUons 

Grinder Pump 

Waste 7 ransfer 
Pump System 

F~ne  Scraenrns 
System 

Influent Flow 
bleasuremnr 

NaOCl Dosing 
Sysfem 

Citric fk3II' Dosing 
Sys(E-IIP 

mica! Co-Mu:nent Doslnl; 
System 

Coagulant Dosing 
System 

Rec~rcrrlation pump 

Process Tank 
Reratcon System 

I Purnps and va i~es  used to transfer wasfesvater from the 
1 bralogical tank to the n~mhrane  isttk 
I 
/Fine screen, emenlngs l~bndlitrg and absaatrcl equipnmtrrr! 

i Magnetic Fiaw fvletet used far measu~lrnent of incoming 
; wastev6ater Ilovi rate 
1 Dostng pumps and assocrated equrpmnl used ior ereanin@ 
organic fouling 

Dming puntps and asochted  equipmnl used far cfeanmg 
1 inorganrc scat~ng 

' Doslng pumps and assocrst@3 cqupmnt  tised br incrclr?.s:ng 
1 Total Nitroyen Removal 

Dasirtg pump a?d associated equtpmerit for inueascd 
phosphorous ienmvat 

Uostng p u r e  and anaEyzer rsqu~red for pH mnlroi of Ifre 
1 biologicat syslem 

Return Atl~va!rd Sludge Pumg for i w r w e d  TN lemaval 

g DutyfStandby filtration Blowers for susiaiiling the biologiml 
1 system 

I ~toiogtcal Diffusers arid valves used for air ab in canjvnctton w~th the 
Gu;pmni Pmmss Tank prcl~ess lank bbwer to rncrgase tfie absorpfton of nqgen rnta 

Diffuser System the mtxed trquar 

ARoxic System ' Mixer and cantrois rcqrttred to autmtrrstlly mix (ha enoxtc 
Mtut~g kyskern 

ERuent FLotv ,Magnetic Ffow Meter used for rwasuremn! ancl flolv totafing 

I Eftloen1 M~las~ireinent oi  enluent 
System EHTuent 7urbidtiy Turbidrly Meter and valves used for oiitrne lurbidrrp mnitoring 

Meter 

2 
uI f- 
Z rr: 
3 
2 2 
E t 
y 2 
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Ultravtolet System used for drsinFedmg the efiiue 

and Sneli Spares for punlps and blovieis ran ne su 
erergency main'enance 

Modrl MDF Tic Point ConnecZIans Dimensions operating weigtlt 
(GPO1 (GPD)'" Influent &&ent Drain L \tV H (lbs) 
- - -- - " 

1M4 90,008 20,000 2 '  i 5' 3' Fa'' 4'2" 9' 1 1  DO0 

"" Fhaximum 24 hour pcriodfmonth 

Major Equipment Manufacturers 

Z-h4OD M Tquipmnt 
Permwale punp 
Backpulm pprirrtp 
Submerstble punpt: 
Medranc Btowor 

Precess Blower 
Valves 
Chemiral pumps 
FLow and level masvremeni 

PLC componenh 

Manufacir~rei 
G 8 C  

GBL 
PBS 
R~etschb 
FI,Pnen 
i<c.'yslane. Chemlini., 
Pron~inettt 
E & W  
Kayo 

Kay Elet~eflts 
Con~~cele pre-cngrnaared pacicaga system from 
scfeenlng lit distrifect~on 
Flexible pie-tn~gineered options 
Sln5rt liveline from submittal Lo an apreting sys:am 
Strrpyle fa rnslall and operate 
in-S~tu cleaning tap8bility 
Full redirndancy a! average dariv Bow 
C o q a d  foolprint 
Regtdty expandank 
Eastly tn tq rahd  into an extsting focii~ty 
Dual train system are iuliy redunaant at average 
dally Ra*m 

Standard Foalurcs 
Epoxy coaled carbon steel nternbraire Ianks srou 
ecjuipmnt k a r r ~  



Pemeale puniijs, backpcjlsc punlpi. nmrimrane 
aecatio:i Blo~~ers backpolre tank arld asroanied 
vaiveii ate ilrzaurrid cn equgmnr Irarne 
Control panel wltlr Kayo PLC and HUI iniceace 
mauntec an sauri:msnl f ram 
ZwLbJee&3> 506 reinfarced ~iltr;lfrllralron rernbr8ne 



Id~~I-tra:n, gra-ongtnaercd above ground pacwged ptml lor 
wr%sIBt?vuator treafwnt 

Up to $#O,OOO GPD 
(378 n?ldrryf at Rvsraga Datly Flow 

Grinaer Puny Psw@s a m  r-tslws wwd to gn& arid trensgeirr 
vs2ste+#arer burn EQ lanh $0 f4he prc-8~ bnbi 

\h%stf. TraitsFer Pump Pums a& tfralue:i cis& b ?panstet ivaslob-ater from 

frcatuenl bimt Magnetic Ffw &%@tat wwal tar fmasvwmnt of 
hiSFas~f@mnt tncom4n~ bv17ftPLSJdtet &Xi 

Cittafcid Do3ing h s i n g  p u m ~ s  and assnciatsd snltrpmsnl usad for 
Oystern d e a n ~ n g  incfEIanic scaltng 

I Chern~ml Cn-Nutrient Dosing Dostng punlps anti asaoaatafl eyurpmi11 iraed fnr 
Sysientf; Systesr~ increasing Total M~lrogan Remavat 

Cnagulafll Daslng Doing pumg and assncialsd equlpmn: rnr tnweased 
System phosphorous remval 

pH Ccmtral Das~ng  p u m ~  and anaiytrf reqir*roci lor pH cantrot of 
the bsotogcm sycrtenl 

Other 

Spare Puar,-s aprd SnrH Spares far pms and biavt~ew can be w@Lsa 
Bbivers for emrgency rreatcrteroanm 

Y;tlerr-Brraiiie.i PLC: Upgrade to 8dlf.n-Bratiley PLC wmponecrls and WEdI 
fran-a Xoyo 



Z-PA08 S Above Ground System Gonflguratrons 

z-?mn s Eq~rfpmenr 

Permate pump 

Barkpuiscl pump 

Recfnuiatmn pun?;: 
Blaver 
Uafvas 
Chemical pumps 
Flow and Isvet Ilteasnrriimnt 
PLC wmpoc?enrs 

Key Benefits 
Cornpiek pre-cngrnsered package sys iem frotrt 
screenmg to d~stnferuon 
Flextble pie-engineered optioi~s 
fihnrmal ion-slta work - only two t~e-po~nts 
Flb!ogical tank and equipmen: fraem das~rfis 
minsccures fuo:prrtll and coflstr~~l~flf~ CUS:C 

In-Situ ccieantng capsbfi~ly 
Ftrli redur~danq at average daily flow 

Standard Features 
Epoxy coatad carbon steel tank vadh sno.;lc aeratPtc 
and mmbrane chambers 
Integmied self cleaning screen lccaied in the 
process lank 
Process and mn'brane aeralion blowers, petreate 
pimps oacFgulse pumps  and beckf~ulcs lanK 
mtmicd on the equtpmn: fiam 
Cantmi panel with PLC and HP81L interface r rat~rr t~d 
above ground 
ZeeL-V~edb 500 reinforced ui!ratritratron vembrafie 

a 
I- z fY 

2: 
3 
5- 
g 2 
n * 
g - ' w  
zOzY g3u- 
2 8 s  
ii.>i 
ol=x 
Zow 





k\,aiilr r!et?l;at~d for all Fncfi~istcial crses - 592.260 gdlian:, pci dai, 

- 5 3 $3337 
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a .. ~ ~ - a  - -- ' .. ....' -.a. d m - .  - 

%qgFi -pzcib3 cd !V*t ?4 rr, mi-2 (1: OF WZLZ bj. legal descrlptiarr: 
- - t .  

Laapbd4 

, ,. - .. Y ff.c@%lffe-*- --pî B 0,- A! 
-- 1 Secik*r A% Y.--.- I <  

rt, 
4, 

(2 )  TYPE OP FVORK: I TesLa- hi.- 8 i e c Z ~ S u ~ v ~ ~ ~ ~ n  -.-- 

f&~rh+; ~ : T P Y P Q  ---- - 1 -&L---. ~ l l r ~ l e a  ?&sri-iecr. Dare CZ-I-tB 
(4) PROPOSED USE: I i\&~nprssilte -- lii. pncqrere meh -- 

13unm::c C Czxnmaity a hd-i?li4rr:a g hngatbn - 1 ft 1) WATER BEARING ZONES: 
%ta:nat n fa;e;rhn L$ ~ h h r r  -&XLkw"$ 

t5) BORB HOLE CONSTRVCTTOS: Orprh ra;rhieh~rmi%+.ir iIr&Iaaid a Sped& Gar;$?mt~ionappmv3!J ye* x" D W L ~  dCom;lkbxri iLL~Ii  
v " B E;;: 

dnc Cwlnp, Lzner 
q 8 r  

F -7 

I i i I 1 C 
(8) WELL TESTS: 3Bnimum tebtisg ( b e  is I hear 

FIms-in: m Pcmp o R ~ ~ ! P I  e ~b D tbxfm%Gl 





(10) STATIC WATER LET-ti: 
2 kt. h:ow la$w&a- 
Areifin grcim~t-c 

(5) BORE EROT,E GOEBSTRL'CTfON: @ Specie! &n&mi:iun eF1,teni ye 33qxA diJltnpinrd \b'& 
Yea lZ13  63 

Expl?si~i;~e3ed t @ Typi > i n ~ e l ~ ~ t  



(2) TI7PE QF ttiOJilf: 
&! ?;*w %'dl C &ep~n Errit:rdfiton I? I~bsrrinti 

13) URII>L 3aTEOLS 
iLI tfatesr 

& aiiir 

(4) PROPOSED USE: 

{uabondod) %TaVnaer Well Csnslrtrntor Curtltication: 
I cartif? &at tbe wrk l perform4 oa bha er~rstr~eiioz2, df,>rdiirrn, or 

wbm~iIcn..menl af :h% well 5s iz rrsmpii&nea n"ih Ozqpton weleii ccl=mctiar: 
mtdmda. Sf&%&s"wJs weif iiaJ iniarmati.m rqmriarl shmut.c, are true to ray best 

W V C  Xuuabcr 
Si~rreal i)~ls? - 



From: 
Sent: 
To: 
Subject: 

Sandra Gazeley fsgazeley@csmcast.nei] 
Thursday. April 28 201 'l 12-37 PM 
Lyle kiirtehens 
i\l4cfadbep-\lllaler R~ghfs & On-Site Sewer 

M i ,  Lyle, 

Water 

I 've spoker~ dittk A r t h u r s  afld gotten sort!e inC~rmatian regafcfing water- t'lrgfttr and rJatcr 
availability a t  t h e  s i t e ,  T h i s  i s  based upan h i s  raerollection and h i s  conversation t11is 
morning ~ i t h  the gentlrrman who leases the land for  ag use, 

Three sources : 
B 

Property does have a olater right -to pump from river: currently gets about 4B0 gpm; water 9 
r ig t l t  established i n  1979 & iised every year; \dell appr*oximately i n  the middle of t l~is s i t e  a t  r 

about 568 gpm; well on river side, opposite t h i s  site a t  approx, 608 gpm f 
z 
5 
Z 

I really don't have any idea c.rllat's needed t o  provide f i r e  siippr'esrion and supply a sprlnkZcr E! 
system fop industrial structurqes, If: we co~lcln ' t  ge t  enough on-si te  stolqage (prrhapr with an 
at t ract ive water tor~er.) 1 was reading ahout ul t ra  high pressure. systems, which use a l o t  l e s s  k 

X 
iYater o r  a toinpressed a i r  foam system. Don't: know i - f  elrtier 07" those r v i l Z  f l y  w i t h  the 
County and State. % k 
Sewage Treatment 

5 
4 

You're probably very well versed i n  a l l  of the tecltnologies, bui srlsriising online, I, canie 
acrass a couple of  sites For onsi te  package plants Pt % i l l  send "those Links  along t h o  you- 

Sandra 
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County L U ~ ~ E  91%- w ul,cra!l inzr\iriiir~rl (SXT? 413aiit (if open >uxe req,, recncn: 
. - h 

2 a,. I$ t>" ,?I t>i itr@2,?rj $ r ~ t l , t ~ t r t , ~ l  pczf tiit, atL+e ! i t d  
;5 
0 
0 

Typital impervinus surface area .I .::! L 3 i 2 7  <tcit.,i 9 
= 16.01 x~ es 2- 

- 1 GCrlli,l)Dlr squaic rcct f 2 

5 
2 

Area allacated ta building footprints based 0 
Ltpnn the 0,40 FAR anrl assitn~ing all 
one-story birilcjingr; 

2 
X 

= 8-tfi,MO iqtiarp rrsr k! k 
0 C ace5 Area atlocated tn 3,000 parkin,. p 

2 2  
I@ 420 >ytrnrc kei pcr pl~b,tr'lg S p C e  

< %! 
k 

y ;! 
= 350,TtOO aclu~ire feel c1 * zdm 

o=' 
i r q ~  a t ; s i i t b ~ ~  tt idic,xe~ p117 ~ E A  lstjur t r j p  utiuer COLJII~\ L U I I I ~ I ~ ;  I{I% ~ d d t : $ ~ t ~ a !  prk.irzg Y~,LL e> I W  TUI+ pm>ibiis sl~lk $ 2 9  
chanse- 4: 

$ 0 ~  
_ ~ u I ~ I ~ s A ; ~ !  Spxr per ~ehtilrbior i l l  urr->ite pr i rL f~ tg  atl~i c i ~ i a i  b g z  I o w  

Miscellaneous areas atlocated for stoin-~ 
t4:arer detentton anti v*atcr qualiry' 

Vu~)i-"" i&"clbt.  respectrvc calculations in ai>plicai~on , \ppcnd~x 

Excess developable area ~v~tilr?bI~1 101. ancillary uses 
1 i ,608.000 - 85b,WU - -150,000 - 1115,0001 := 1'37,631jU scpiare feet' 

= 4.52 acres 

" If clrr~eloped ru pat Ling this z%oulci acid 400 [?atking spnccs to thc 1,RI)U c~rcountcd lor above 



Ctwe nirmhexi Far 
--- Koa es dr~sw-ipt'urt --- ---- ------l~yLfrologc s ~ n l  group 

Cover tyltv mzd liydrofogio conliirion 

m e n  SF)ZM @tiram. p a l s .  go& comes, c$:meimes* e tc j3  
Pow cta.rr&oiirr ('gs ewer c . . . .  

............. Fdrr co:or:d,tinn eot'pr5+* to 7P6'j 
Good eat~ditaon &m+5 cores 3 75%) . 

I m ~ r n i l u s  miw 
Pa\<tid p:ukIng la=, m6, Plrzrswxys, ere 

(enclu&~g ngi.,$sf-tss8y> , a * a *  

Streefs ilnd roads 
Pzvcd, cwbs mutip scum1 se% ers (esrlu&ng 
ri&n*ar=wayi ..................................... 
I'avcd, W n  ditrhes [ntdoding n&t-oC-%vayJ*. .,., . . , ,. 

................................... G n v d  ~irxclr~~!slrlrg right of-way) 
.................................... D~rt juicludirig ri@-of-wajri 

Western d e e n  urban areas 
Ka?rual desert 1,wdscilrfi~g (vfn"i~kf areas only] .s" ........... 
Rnirjcinl d w n ,  larrdscaping Cimpeniovs nccd bmer .  

desen shrub w~t i ,  1- to B~nch snrtd o r ~ \ ~ e Z  muirl; 
sad &&sin bnrda.;? 

.&?&an cJtstst15 
Carnt~&r& a d  bm1- .......... -.-..- .-.* .............* -.--*.-,.* 

ktdustnal . . . . . .  ,e e * .  . , , b s 

Rcsidcrt~d tlLIsicts by averag? lor size 
fW acre or less (LCI%%TI ~ O L L , ~ ]  ..... . . . . . . . . . . .  
r e  . . . . . . . . . . . . . . . . . . . . . . . . . . .  
LC3 acre .. ..... ..-.-. . . . . . . . . . . . . . . . .  
29fi ace . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  
Izirrc , ' . .  +* ~ * . . . . . . . . . . .  
2 acn2P3s .......................................................... .-.-... .....I. 

- 
E :: 
g 2 
t3"' 
g d *  
0" g 5 r 

9 8 i  
6 c g 
I o w  

?4@~'01y gmded wens 
(I~emrnta areas enly, na vegciarionj -.. --- -- -.. 

1 Aspage runoff e%ttdsEiih$, and I, = O'B 
3 The aswjhfr perrenr tnpriIous asea sho~w was o ~ ~ f  Yn de.\.elg?p iXIc cxtinp$c CXs. BEbcraximpnunq me ns toilom mrpem,orta amas me 

direct& connected rm t l i  &pm~ewstirm, impenmaw ma% have a GN of B, &rd per3ww m s s r e  mnsdcred q u i d e n %  to o-pen *ace m 
good io*dml~@c crii!rfi:ion CM$ lor orhe: 2iarflblnaIJorrs afcnn<ktrtl;sta rnsy be cutsiyurrd s ing  Cl$w W sr M 

8 Cbibis shows am qtrtr&ent m &asp of pasare. Cn'ornficiwac GN"s mar be canrputrrt b r  &crcambin;&os of open spare 
tawr qps  

P Camwsirct GFs for risiulal dtser! tnn&*:enL?$ %houfiI bc cxttnporml ?rlitsmg 6gur's'3 I o;M based ~ $ 1  Ute uwwnlolll-; srra pc-tiagc 
tCR ;1 fiS) &c pepl1atls area 6K. 'DIE pesncw area CGS me amm& wa3@ent to d-erlshwb ut paar W~PQ~O@C: cm&t30n. 

3. Compw~te C8.s te we k r  Gar de>ign et[ tcmpurw ZI~I~ :L~WC~S d u q  g m h g  and raaimmnshMlld t.c enmputcd mmg figwe 243 or Z 4  
based otsrl the dpgree of desclnpmrnt (!m$,err$~u* wea pertenage) ;wid rhr TF;'s Inr ;he newiymded pc.n.iol~ areirr: 
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Waterline, Sanitary Sewer, and Stormwater 
CalcuJaZions for 

NPcFadrlen Annexation 
Far 

NlrzFaclden 

Devco Job M9-414 
May 201 1 

Subject No, of Pages_ 
D Waterline Calculations 5 

Sanitary Sewer Calculations 8 
Stormwater Calculations 72 











Physical A d d r e  MMog Ad&sa 
245 NE Cmfw W P.O. BQX 121 1 
Cmolb Of? 97330 Cavc~!~& OR Pi339 





Sanitary Sewer Gai~ufatians 







Physical Address Moiling Address 
245 NF Cu*;tier Bvd. PO.BSX i211 
Ccm/l,2flE. OR 97330 CW/D!~IS. OR DiSJF 

e n g i n e e r i n g  i n c ,  8c~~~,vd.~evcoer.gineerii~g.f r;n~ (541) 757-8991 
Fox 561' 757-9885 

-"--"--..."----"--""-.-.. . .-". .-- 

---"- 
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CTmM PIPE CWACITY 
Full Flow (cubic Feet p r  second) 

X S l o p  f feet. per 100 feet) 
(in,) Pwtor 0.02 0.05 tf*ll) 0.20 0.35 0.50 0.75 1.00 I .25 11.50 1.75 2,Q 2.5 5.0 10.0 20.0 

q q i ,  "? : , a  ". 
- , i ' ,  - , C" 
r 

Pi, 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-508 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-509 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-510 
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Existing Existing Storm 

Post Development Detention Storage 



McFadden Annexat~on 
89-49 4-Stormwter Calculations 
Prepared by Steven C, P Hattori, P.E., Devco Engineering, inc Printed 05/05/2011 
HydroCAD@ 9 10 sin 03944 @ 2009 HydroCAD Software Solutions LLC Paae 2 

Area Listing {selected nodes) 

Area 
(acres) 

59 288 
15 805 
11),337 

59 288 
10.337 
15 805 

170.860 

Descnption 
(subcatchment-numbers) 

Meadow, non-grazed, MSG B (1 S) 
Woodslgrass comb , Fair, HSG B (IS) 
WootJstgrass comb , Good, HSG C (1 S) 
Urban induslr~al, 72% Imp, MSG B (35) 
Urban industr~al, 72% imp, HSG C (3s) 
Urban industrial, 72% imp, HSG D (3s) 
TOTAL AREA 

* 
%! k 
% 52 

IJJ 
5 
E L  
5 2 
a"' 
g d o  

0' $z? 
03: !i+z 
O k x  
E 0 w  



DineFadclen Annexation 
09-444-Stotormwator Calculations 
Prepared by Steven C. P. MaBori, P.E., Devco Engineering, Inc. Printed 051553201 1 
WydroCAW 9.10 sln 03944 Q 2009 HydroCAD Sofkvare Solutions LLC Paae 2 

i 
5011 Listing (selected nodes) 1 

Area Soil Subcaf~hment 
Iacresl Gmua Numbers 

0.000 MSG A 
134.381 WSG B ? S, 3s 
20.674 HSG G IS, JS 
15.805 HSG D 3s 
0.000 Other 

170.860 TOTAL AREA 



McFadden Annexation 
0941 4-Starmwater Calcut ations 
Prepared by Steven C.  P, Hattori, P.E., Devca Engineering, Inca Printed 05/05/2011 
HydroCAM8 9.10 sln 03944 O 2009 HydroCAD Software Solutions LLC Pape 4 

Pipe Listing (selected nodes) 

Line# Node In-invert Out-invert Length Slope n DismlMlidth Height Fill 
Number (feet) (feet) (feet) (Wft) (inches) (inches) (inches) 

'I 4P 100.00 9800 100 0 0.0200 0,013 12.0 0 0  0 0 



McFadden Annexation 
094i$_"Storrnwa1er Caiculatiorrs Type fA 24-hr 2-YR Rainfal/=2.fiOW 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 051051201 I 
HydroCADa 9.10 sin 03944 O 2009 HydroGAD Software Solutions LLC Paae 5 

Time span=I .00-24.00 hrs, dt=0.05 hrs, 461 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+Trans method - Pond routing by Slor-lnd method 

Subcatchment 1 S: Existing Runoff Area=85.430 ac 0.00% Impervious Runoff Depth>O.IEt" 
Flow Lenglh=I ,700' Tc=71.3 min CN=61 Runoff=1.36 cfs 1.285 af 

Subcatchment3S: Post Development Runoff Area=85,430 ac 72.00% impewious Runoff Depth>'l.45 
Tc=S,O min CN=89 Runoff=30.92 cfs 10.341 af 

Reach 2R: Existing Storm lnRow=1.36 cfs 1.285 af 
Outflow=1.36 cfs 1.285 af 

Pond 4P: Detention Storage Peak EIe~103.85' Storage=8.787 af lnflow=30.92 cfs 10.341 af 
Outfiow=I .35 cfs 1.549 af 

Total Runoff Area = 970.860 ac Runoff Volume = 1q.626 af Average Runoff Depth = 0.82" 
64.00% Pervious = 109.350 ac 36.00% lmpewiaus = 61.510 ac 



McFadden Annexation 
0941 4-Stormwater Calculations Type /A 24-hr 2- YR Rainfal/=2.5C)'" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/05/2011 
HvdfoCAlJfB 9.10 sln 03944 Q 2009 HydroCAD Software Solutions LLC P a ~ e  6 

Summary for Subcatchment 15: Existing 

Runoff = 1.36 cfs @ 20.05 hrs, Volume= 1.285 af, Depth> 0.78" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 1 .UO-24.00 hrs, dt= 0.05 hrs 
Type IA 24-hr 2-YR Rainfall=Z.fjO" 

Area (ac) CN Description 
59.288 58 Meadow, non-grazed, HSG B 
15.805 65 Woodsigrass comb., Fair, HSG B 
10.337 72 Woodslgrass comb., Good, WSG C 
85.430 61 Weighbd Average 
85.430 100.00% Pewious Area 

Tc Length Slope Velocity Capaciiy Description 
(n~in) (feet) (Wft) (Wsec) {cfs) 
36.2 300 0.0070 0.14 Sheet Flow, First 300' 

Range n= 0.1 30 P2= 2.50" 
35.1 1,400 0.0090 0.66 Shallow Concentrated Flow, Remainder to Creek 

Short Grass Pasture Kv= 7.0 fps 
71.3 1,700 total 

Subcatchment 1 S: Existing 
Hydrograph 

n I 

RunsR="1.38 cfs @ 28.05 hrs 
Type IA 24-hr 2-VR 
Rainfai!=2.50** 
RunoH Area=L35.$30 ac 
Runoff Vof urne=1.285 af 
RunoflF DepfChsB.1 a8" 
Flow Length='I ,700' 
Tc=71.3 min 

2 3 4 5 6 7 e 9 i o  ;I ri i 3  1'4 1s 16 ri i s  r$ zo 21 22 23 24 
Ttme (hours) 
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Summaq far Subcatchment 35: Post Development 

[49] Hint: Tcc2dt may require smaller dt 

Runoff = 30.92 cfs @ 7,94 hrs, Volume= 10.341 af, Depth=. 1.45" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Type IA 24-hr 2-YR Rainfall=2,5O" 

Area (ac) CN Description 
59.288 88 Urban industrial, 72% imp, HSG B 
15.805 93 Urban industrial, 72% imp, HSG D 
10.337 91 Urban industrial, 72% imp, HSG C 
85.430 89 Weighted Average 
23.920 28.00% Pervious Area 
61.510 72.00% Irnpewious Area 

Tc Length Slope Velocity Capacity Description 
(rnin) (feet) (WN) (Wsec) (cfs) 

5.0 Direct Entry, By inspection 

Subcatchment 35: Post Development 

Runofiz30.92 cfs @ 7.94 hrs 
Type lA 24-hr 2-WR 

RainfaIl=2.5Oi" 
Runoff ~re?=85.436 ac 

RunoFF VoItame=18,341 af 
RlanolFF Depth>l A5" 

2: 
a: 

1 2 5 4 5 G 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 
Tima (hours) 
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Summary for Reach 2R: Existing Starm 

1401 Hint: Not Described (OuNlow=lnflow) 

Inflow Area = 85.430 ac, 0.00% impervious, Inflow Depth 2 0.18 for 2-YR event 
Inflow = 1.36 cfs @ 20.05 hrs, Volume= 1.285 af 
Outflow = 1.36 cfs @ 20.05 hrs, Volume= 1.285 af. Atten= 0% Lag= 0.0 min 

Routing by Stor-lnd+Trans method, Time Span= 1 00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 

Time (hours) 
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Summargt h r  Pond 4P: Detention Storage 

Inflow Area = 85.430 ac, 72.00% Impervious, Inflow Depth s I .45'Vor 2-33 event 
Inflow = 30.92 cfs @ 7.94 hrs, Volume= "1.341 af 
OuMfow = 1.35 cfs @ 24.00 hrs, Volume= 1.549 af, Atten= %%, Lag= 963.8 min 
Prinrar), = 1 35 cfs @ 24.00 firs, Volume= 1.5413 af 

Rouling by Sfor-lnd method, Tim Span= 1.00-24,OO hrs, dt= 0.05 hrs 
Peak Elev= 1003.85' @ 24.00 hrs Surf.Area= 2.512 ac Storage= 8.787 af 

Plug-Flow detention time= 577,4 min calculated for 1.549 af (15% of inflow) 
Center-of-Mass det. time= 210.E) rnin ( 984.8 - 773.9 ) 

Volume Invert Avail-Starage Starage Description 
#I 100.00' 14.486 af 300.00"W x 300.00% x G6,00'W Prismatoid Z e . 0  

Device Routinq lnvert Outlet Devices 
#I Primary 100.00' '12.0" Rour~dGutvert 

t= 100.0" CMP, square edge headwall, Ke= 0.500 
Inlet / Ocrtlel Invert= 100.0Q" 198.00' S= 0.0200 T Cc= O.900 
R= 0.023 

Jf2 Device "1 100.QQ' 5-2"" Vert. Oribi~eIGrate 6= 0,600 
#3 Device 1 103.85" 5,2'Vert, OrificelGrat63 C= 0,600 
M Device I 104.68' 5.5" We& arificetGrate C= 0,600 

Primary OutFtow Max=?.JS cfs @ 24.00 hw MW=103,85' (Free Discharge) 
ulvert (Passes 7.35 GFS OF 6.44 cfs potential ROW) 
=Bti.ficefGrate {Orifice Controls 1.35 cis @ 9-17 fps) 
=OrificeIGrate ( Controls 0.00 cfs) 
=CfrilicelGrate Controls 0 00 cfs) 

$ 
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Pond 4P: Detention Storage 
Hydrograph 

, 

Inflow .&:rea=85.430 ac 
" " 

l ,nflpw=30 . ~2 cf~ @ 7 :94, h~s 
.Primary=1.3~ cfs @ ~4.,00 ' hr,s 

P~ak Eley=103,8!;' 
5torage=8:78.7 at 
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Pond 4P: Detention Storage 
Hydrograph 

Inflo,,¥ Area=85.430 ac 
Irflpw=30.92 cf~ @ 7:94, h~s 

Prima..y=1 .3!i cfs @ 24.00' hrs 
P~a!< Elev=1 03.8$' 
Stora'ge=8.787 af 

Time (hours) 

, , 
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Pond 4P: Detention Storage 
Hydrograph 

Inflo,,\, Area=~5.430 ac 
Irflpw=30.92 cf5\ @ 7_94 hI's 

Primary=1 .35 cfs@24.00'hr,s 
P~a!< Eley=1 03.8$' 
Stora'ge=8.787 af 

Time (hours) 

, , 
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Time spen=?.OCI-24.00 krs, dt=0.05 hrs, 481 points 
Runoff by SCS TR-20 rneaorl, UW=SCS 

Reach routing by Stor-lnd+Trans method - Pond routing by Stor-fnd method 

Sub~atchmentlS: Existing Runofl Area=B5.430 ac 0 00% Impemlous Run08 Dwth>CI.J?" 
ftw length=$ ,700' Tc=71.3 mrn GN=65 Runo+2.Q5 cfs 2 177 af 

Subcatehment3S: Post De~elopment Runoff Areaz85.430 ac 72.00% lmpewiows Runoff DepZh>l.B1" 
T~=5.0 min CN=89 Runoff=39 13 cfs 12.855 af 

Reach 2R: Existing Storm lnflow=2.05 cfs 2.177 af 
Outnow=2.05 cfs 2,177 af 

Pond 4P: Detention Storage Peak Elev=104.G7j7' Storage=10.903 af lnRw39.19 cfs 12.865 af 
Oulflow=2.05 cfs 1.958 af 

Total Runoff Area = 170,850 ac Runoff Volume .a 15.045 af Average RunoR t)epf#a -- 1+06*' 
64.00% Penriaus = 109.350 ac 36.00% Impenriaus = 61.510 ac 
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Summary for Subcatchment IS: Existing 

Runoff = 2.05 cfs @ 18.94 hrs, Volume= 2.177 af, Depth> 0.31" 

Runoff by SCS TR-20 method, UH=SGS, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Type IA 24-hr 5-YR Rainfall=2.90 

Area (ac) CN Descriptian 
59.288 58 Meadow, non-grazed, HSG B 
15.805 65 Woodslgrass comb., Fair, HSG B 
10.337 72 Woodstgrass comb., Good, HSG C 
85.430 61 Weighted Average 
85,430 100.00% Pervious Area 

Tc Length Slope Velocity Capacity Description 
(min) (feet) (Wft) (Wsec) (cfs) 
36.2 300 0.0070 0,14 Sheet Flow, First 300" 

Range n= 0.130 P2= 2.50" 
35.1 1,400 0.0090 0.66 Shallow Concentrated Flow, Fiemainder to Creek 

Short Grass Pasture Kv= 7.0 fps 
71.3 1,700 Total 

Subcatchment '1 S: Existing 
Hydrograph 

I 

RunoR=Z.Q5 cfs @ 48-94 hrs 
Type 1A 24-hr 5-VR I 

RainfalI=2.90'" 
RunoH Area=85.430 
Runoff Volume=2 

FIow Length=$,70 
Te=Tl.3 min 

2 3 4 5 6 7 8 9 10 17 12 T3 14 15 16 27 18 19 20 21 22 23 24 
Time (hours) 
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Sumnarjl Pot Subcatchment 35: Post Bevelopm~lnt 

[49] Hint: Tce2dt may require smaller dt 

Runoff = 39.1 9 cfs @ 7,93 hrs, Volume= 12.865 af, Depth> 1.81" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 1.00-24.00 krs, dt= 0.05 hrs 
Type IA 24-hr 5-YR Rainfall=2.90 

Area {ac) CN Description 
59.288 88 Urban industrial, 72% imp, HSG E? 
15.805 93 Urban industriai, 72% imp, HSG D 
10.337 91 Urban industrial, 72% imp, HSG C 
85.430 89 Weighted Average 
23.920 28.00% Pervious Area 
61.51 0 72.00% Impervious Area 

Tc Length Slope Velocity Capacity Description 
(mint (feet) (ft&) fWsec) (cfs) 

5.0 Direct Entry, By lnspecltion 

Subcatchment 33: Post Development 
Hydronraph 

RunoN=39t."f GFS @ 733 hrs 
Type IA 24-hr 5-VR 

Rsinfa!l=Z.BOw 
RunoPP Area=85.430 as 

Run@@ Valume="Ia.865 at 
Runoff Depth34.81'" 

Timr (hours) 
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Summary for Reach 2R: Existing Storm 

[401 Hint: Not Described (Outflow=lnflow) 

Inflow Area = 85.430 ac, 0.00% Impervious, Inflow Depth > 0.31" for 5-YR event 
Inflow = 2.05 cfs @ 18.94 hrs, Volume= 2.177 af 
Outflow = 2.05 cfs @ 18.94 hrs, Volume= 2.177 af, Alten= 0%, Lag= 0.0 min 

Routing by Stor-lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 

Inflow Area=8S.430 ac , 

Inflow=2.0S cfs @ 18.94 hrs 
Outflow=2.0S cfs @ 18.94 
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Summary for Reach 2R: Existing Storm 

[40J Hint: Not Described (Outflow=lnflow) 

Inflow Area = 
Inflow = 
Outflow 

85.430 ac, 0.00% Impervious, Inflow Oepth > 0.31" for S~YR event 
2.05 cfs @ 18.94 hrs, Volume= 2.177 af 
2.05 cfs@ 18.94 hrs, Volume= 2.177 af, Allen= 0%, Lag= 0.0 min 

Routing by Stor-lnd+Trans method, Time Span= 1 . 00~24 . 00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 
Hydrograph 

Inflow Area=85.430 ac 
Inflow=2,05 cfs @ 18.94 hrs 
Outflow=2.05 cfs @ 18.94 

McFadden Annexation 
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Summary for Reach 2R: Existing Storm 

[40J Hint: Not Described (Outflow=lnflow) 

Inflow Area = 
Inflow = 
Outflow 

85.430 ac, 0.00% Impervious, Inflow Depth> 0.31" for 5-YR event 
2.05 cfs @ 18.94 hrs, Volume= 2.177 af 
2.05 cfs@ 18.94 hrs, Volume= 2.177 af, Alten= 0%, Lag= 0.0 min 

Routing by Stor-Ind+ Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 
Hydrograph 

Inflow Area=85.430 ac 
Inflow=2,05 cfs @ 18.94 hrs 
Outflow=2.05 cfs @ 18.94 
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Summary for Pond 4P: Detenthan Storage 

Insow Area = $5.430 ac, 72.00% Impentious. Inflow Depth 3 1.81" far 5-YR event 
inflow = 39,19 sfs @ 7.93 hrs. tfofurne= 12.865 af 
Outflow = 2.05 Gfs @ 24.00 hrs, Volume= 1.958 af, &ten= 95%, Lag= 964.4 rnin 
Primary = 2.05 cls @ 224.00 hrs, Voiume= 1.958 af 

Routing by Stor-lnd method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Peak Elev- ?M,67' @ 24.00 hrs Surf.Area= 2.613 ac Storage= 10.903 a$ 

Plug-Flow detention lime= 612.0 rnin calculated for 1.958 aC (15% of inflow) 
Center-of-Mas$ del, time= 245.2 rnin ( 1,006.5 - 781.3 ) 

Volume Invert Avail.Storage Stora~e Description 
#1 100.00' 14.486 af 300.00"W x 300.00'L x 6.00"H Prismataid 2=4.0 

Device R~outinq Invert Outlet Devices 
%I Primary 100.00' 12.V Round Culvert 

I= 10O.O' CMP, square edge headwall, Ke= 8.500 
Inlet l Outiet Invert 100.00' / 138.0a" S= 0.0200 it Cc= 0.900 
n= 0.0f3 

SP2 Device 1 100,W 5.Z"" Ye&. OrificelGra'inte C= 0.500 
#3 Device 1 103.85' 5.2"' Vert 6rificeIGraPe 6= 0.G00 
3f.Q Device f 1M.W 5.5'" Vert, Srifice!Gmt~? 6= 0,600 

O~tFiow Maxz2.05 cfs @ 24.00 hrs t-IW="14.67' (Free Drscf?arge] 
lvert (Passes 2.05 cfs d 6.97 cls potential flow) 
OriBcelGrate (Orifice Controls 1.50 cfs @ j0.10, fps) 

=OrificrtlGrate (Orifice Cot%rols 0.55 cfs @ 3.74 fpsf 
=OrlficelGrate ( Controls 0.00 cis) 
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Pond 4P: Detention Storage 

. , 
Inflow Area=8S.430 ac 
" , 

Iflflov{=39.19 !:fs @ 7,93 hr,s 
Pr!ma..y=2.0S cfs @ 24.00 hrs 

, . Peak Elev=1 04.67' 
, Storage=10.903 at 
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Pond 4P: Detention Storage 
Hydrograph 

'nfl,ow Are~=85.430 ac 
l11f1oVo(=39.19 !:fs @ 7.93 hr,s 

Prima.y=2.05 cfs @ 24.00 hrs 
Peak Elev=104.67' 
Storage=10.903 at 

21 22 23 24 
Time (hours) 
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! 
~, 

Pond 4P: Detention Storage 
Hydrograph 

~nfl,ow Area=8S.430 ac 
IflfloVo(=39.19 !:fs @ 7.93 hr,s 

Prima..y=2.0S cfs @ 24.00 hrs 
Peak Elev=1 04.67' 
5torage=10.903 at 

21 22 23 24 
Time (hours) 
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Time span=1.00-24.M) hrs, dt=0.05 hrs, 461 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+Trans method - Pond routing by Stor-lnd method 

SubcatchmentlS: Existing Runoff Area=85.430 ac 0.00% Impervious Runoff Depthz0.58" 
Flow Length=? ,700' Tcz71.3 min CM=61 Runoff=3,46 cfs 4.153 af 

Subcatchment 3s: Post Development RunoRArea=85.430 ac 72.00% Impervious Runoff Depth>2.45" 
Tc=5.0 min CN=89 Runoff=54.06 ck 17.417 af 

Reach 2R: Existing Storm lnflow=3.46 cfs 4.153 af 
Ou&fiow=3.46 cfs 4.153 af 

Pond 4P: Detention Storage Peak Elev2105.91' Storage=14.226 af lnffow=54.06 cfs 17.417 af 
Outflow=3.45 cfs 3.187 af 

Total Runoff Area = 170.860 ac Runoff Volume = 21.559 af Average Rutroff Depth = 1.51" 
64.00% Pervious = *109.350 ac 36.00% lmpewious = 61.510 ac 
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Summary for Subcatchment 9 5: Ersiseng 

Runoff = 3.46 cis @ 17.19 hrs, Volume= 4.153 af, Depthr 0.58 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Type IA 24-hr 10-Y R Rainfall=3.60" 

Area (ac) CN Description 
59.288 58 Meadow, non-grazed, HSG 8 
15.805 65 Woodstgrass comb., Fair, HSG B 
10.337 72 Woods/grass comb., Good, HSG C 
85.430 61 Weighted Average 
85,430 100.00% Pervious Area 

Tc Length Slope Velocity Capacity Description 
(rnin) (feet) (Wft) (Wsecf (cfs) 
36.2 300 0.0070 0.14 Sheet Flow, First 300' 

Range n= 0.130 P2= 2.50" 
35.1 1,400 0.0090 0.66 Shallow Concentrated Flow, Remainder to Creek 

Short Grass Pasture Kv= 7.0 fps 
71.3 1,700 Total 

Subcatchment "S: Existing 
Hydrograph 

n 

Tima (hours) 
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Summary for Subcatchment 3s: Post Development 

[49] Hint' Tcc2dt may require smaller sit 

Runoff = 54.06 cfs @ 7.91 hrs, Volume= 17,417 af, Depth> 2.45 

Runoff by SCS T R-20 method, UH=SCS, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Type 1A 24-hr 10-YR Rainfall=3.60 

Area (ac) CN Description 
59.288 88 Urban industrial, 72% imp, HSG 3 
15.805 93 Urban industrial, 72% imp, HSG D 
10,337 91 Ufban industrial, 72% imp, HSG C 
85.430 89 Weighted Average 
23.920 28.00% Pervious Area 
61,510 72.00% Impervious Area 

Tc Length Slope Velocity Capacity Description 
(min) (feet) (ftlft) (Wsec) (cfs) 

5.0 Direct Entry, By inspection 

Subcatchment 35: Post Development 

Rutlafl=S4.06 cfs @ 7.91 hrs 
Type lA 24-0rr "t-VFI 

RaiofafI=3.@@'' 
Runoff ~rea=85.43@ ac 

Runoff Volume="r.417 af 
RunoP1F Depth32.45" 

1 2 3 4 5 6 7 8 5 10 11 12 13 16 15 16 17 18 19 20 21 22 23 24 
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Summary lor Reach 2R: Existing Storm 

[40] Hint: Not Described (Outflow=lnllow) 

Inflow Area = 85.430 ac, 0.00% Impervious, Inflow Depth> 0.58" for 10-YR event 
Inflow = 3.46cfs@ 17.19hrs, Volume= 4.153al 
Outflow = 3.46 cfs@ 17.19 hrs, Volume= 4 .153 af, Atten= 0%, Lag= 0.0 min 

Routing by Stor-l nd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 
Hydrograph 

Inllow=3.46 'cIs , , 

Outflow=3.46 
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Summary for Reach 2R: Existing Storm 

[40J Hint: Not Described (Outflow=lnflow) 

Inflow Area = 
Inflow 
Outflow 

85.430 ac, 0.00% Impervious, Inflow Depth> 0.58" for 10-YR event 
3.46 cfs@ 17.19 hrs, Volume= 4.153 af 
3.46 cfs@ 17.19 hrs, Volume= 4 .153 af, Atten= 0% , Lag= 0.0 min 

Routing by Stor-l nd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 

Time (hours) 
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Summary for Reach 2R: Existing Storm 

[40J Hint: Not Described (Outflow=lnllow) 

Inflow Area = 
Inflow = 
Outflow 

85.430 ac, 0.00% Impervious, Inflow Depth > 0.56" for 10-YR event 
3.46 cls@ 17.19 hrs, Volume= 4.153 al 
3.46 cfs@ 17.19 hrs, Volume= 4 .153 af, Atten= 0% , Lag= 0.0 min 

Routing by Stor-lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 

Time (hours) 



McFadden Annexation 
09-41 4-Stornruvater Caku tatiorrs Type IA 24-hr f 0- YR Rainfall=S 60" 
Prepared by Steven C,  P. Haltori, P.E., Devco Engineering, Inc. Printed 05105t2011 
HvdroCADB 9.10 sfn 03944 O 2009 HydroGAD Software Solutions LLC Paae 21 

Summary for Pond 4P: Dekntion Storage 

Inflow Area = 85.430 ac, 72.00% Impervious, lnfiow Depth > 2.45" for 10-WR event 
inflow = 54.06 cfs @ 7.91 hrs, Volume= 17.417 af 
Outflow = 3.45 cfs @ 24.00 hrs, Volume= 3.187 af, Atten= 94%, Lag= 965.3 min 
Primary = 3.45 cfs @ 24.00 hrs, Volunie= 3.187 af 

Routing by Stor-lnd method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Peak Elev= 105.91' @ 24.00 hrs Surf.Area= 2,768 ac Storage= 14.226 af 

Plug-Flow detention time= 646.2 min calcuiated for 3.180 af (18% of inflow} 
Center-of-Mass det. time= 290.6 min ( 1,035.2 - 744.6 ) 

Volume invert Avail.Storage Stora~e Description 
#I 100.00' 14.486 af 306.00'W x 350.00'L x 6.OO'X Prismatoid 2=4.0 

Device Routinn Invert Outlet Devices 
# I  Primary 100.00' l2.o.l Round Culvert 

L= 100.0' CMP, square edge headwall, Ke= 0.500 
Inlet 1 Outlet Invert 100.00' 1 98.00' S= 0.0200 Y Cc= 0.900 
n= 0.01 3 

#2 Device I 100.00" 5.2" V e h  OrificelGrate C= 0.600 
#3 Device I 103.85' 5.2" Vert. OrirficeiGrate C= 0.600 
M Device 1 104.68' 5.5" Vert. OrificelGrate C= 0.600 

OutFlow Max=3.45 cfs @ 24.00 hrs HVV=105.9T1 (Free Discharge) 
!vet% (Passes 3.45 cfs of 7.69 cfs potential flow) 
OrificelGraEe (Orifice Controls I .69 cfs @ 11.49 ips) 
OrificelGrate (Ofice Controls 0.96 cfs @ 6.53 fps) 

=OrificelGrate (Orifice Controls 0.79 cfs @ 4.81 fps) 
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Pond 4P: Detention Storage 
Hydrograph 

, , 

Inflow Area=8S.430 ac 
I " , 

Inflpw=5,4.q6 f:f~ @ 7.91 hr,s 
Primary=3.4~ cfs @ 24.00' hr,s 

P~ak ~ley=1 05.9; 0 

Storag'e=:14.226 at 

Time (hours) 
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Pond 4P: Detention Storage 
Hydrograph 

Inflow Area=~5.430 a,c 
Inflpw=54.116 cf~ @ 7.91 hr,s 

,Primary=3 .4~ cfs @ 24.00 hr,s 
P~ak I;ley=1 05.9~' 
Storag'e=:14.226 at 
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Pond 4P: Detention Storage 

Inflow Area=~5.430 a,c 
Inflow=54.06 cf~ @ 7.91 h~s 

Primary=3.4~ cfs @ 24.00 hr,s 
P~ak Elev=105.9f 
Storage=,14.226 at 
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So11 Map-Benlon County, Oregon 

MAP LEGEND MAP INFQRMbTlOPa I 
I Area of tntarast (AOI) g~ Very Stony Spot 

A.ca of lntcresl 1401) .p Wet Spot 

S p ~ t a l  Point Features 
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... Gtavaily spot 

@ Larrdf~ll 

Lava Flow 

& Marsh or swanip 
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Political Features 
CtbOS 

Water Features 
&cans 

Streams anii Canak 

Transportation 
++t Rails 
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Map Scale. 1:5,880 if prlnted on A slze (8.5" Y 11") sheet. 

She so11 surveys that comprise your A01 were mappod at 1:24,000. 

Please rely on the bar scale on each map sheet for accurate map 
measurements. 

Source of Map: Natural Resources Conservation Service 
Web Soil Survey URL: httpd/websOilsurvey,nrcs.u6d~.gov 
Coordinate System. UTM Zone ION NAD83 

Thw product IS tpeneratedtom the USDA-NRCS cedrfied data as of 
the version date@) tisted below. 

Swi Sufvey Area: Benton County, Oregon 
Survey Area Data: Vetston e, Feb 5,2010 

Date@) aenal images were photographed: 711812005; 81412005 

The orthophoto or other base map on which the sod l~nes were 
COmplled and digitired probably differs from the background 
Imagery displayed on these maps. As a result, some minor shifflng 
of map wit boundaries may be evident. 

yS!23 Natural Resources 
Conservation Service 

Web Soit Survey 
National Cooperabve Soil Survey 

5/4/2017 
Page 2 of 3 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-535 



Soil Map-@enton County, Oregon 

! 

Map Unit Legend , 

-- I 
Map IJnit Name Acrcc in AOI I Percent of AD! 1 

/ ~ o t a l s  far Area of Interest I 88.8 1 100.@% t 

----- ---- 
Natural Resources Web %I! Suwey 6/4120 1 1 
Conservation Sentice Nat~onal Cooperatlve SMI Suwey Page 3 of 3 



Hydrologrc Sotl Groug-Beriton County, Oregon 

z bb;. $5 8W rf;aw6 anA sue it3 s x 317 a t  
E" 

Fee! 
800 1m 

Natural Resources Web So11 Survey 
Consanrot~on Serviee Nat~onal Cooperal~ve So11 Survey 

>( 

%! k 
f 2 
J w " f 
FEU. 5 2 
nV) 
Z d b  
0- 

$ 2 9  
ga: 
<oiij 
L r f  
O k x  
B o w  



*iuapRa aq dew sarlcpunaq pun dirw 10 
&fbj!ys routw uwos 'ilnso~ e sy 'sdeur as%4 uo paLe@s~p hatierut 

wno~liy3eq ;~UI worj slay10 hqeqo~d pam15ip pug pa1~1idutm 
am sautljlos i)q1 ~pitp.? uo dam astzq Jayto ~o o)oqdoylto ayl 

~'Pz, p;nidrru mw {~y J~WL asphuc3 sq4 8Aaans (pa uy~ 



klydrologic So11 GroupBenton Cuunl)i Oregon 

Wydrloitsgic Soil Group 

Hydrologic Soil Group Summary by Map Unit - Benton County, Oregor~ 

Map unit ay~nbol I Map unit name I RatIng 1 ~ c r e s l n  AOI Percent of AOI 

'8 !Amity silt loam. 0 Zo 3 petcent slopes 1 C 1 10.5 12 I?& 

/ 157 1 Wapato silty clay loam, 0 lo  3 pstcent its 1G.1 18.5% 
I 

i I-___ - -  -- 1 slopes I ..--.---I--p----- J -- I 

170 1 \t.Jillamelte stYt loam, 3 la 12 percent 18 14 3 16 5% 1 
--- - --- -- - - i SIOPP?S 

-.---- -- - -L  _.. .. : 177 Woodbum sift loam 0 lo 3 percenl 1 B 
I ' siLyli?s 

/Totals for Area of Intentst i 86.9 j ~ao.o% j - -- - - -- - -- -- - -- - 

Hydroiog~c so11 groups are based on esttmates of runoff potential. So~ls are 
assigned to one of four groups according to the rate of water inflltratron when the 
soils are not protected by vegetation, are thoroughly wet, and receive precipitation 
from long-duration storms. 

The soils in the United States are ass~gned to four groups (A, B, C. and D) and 
three dual classes (ND, B/D, and CID). The groups are defined as follows. 

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly 
wet. These consist mainly of deep, well dralned to excessively drained sands or 
gravelly sands. Tnese soils have a high rate of water transmission 

Group 8, Sorts havtng a moderate infiltratton rate when thoro~~ghly wet, These 
consist chiefly of moderately deep or deep. moderately well drained orwell drained 
soils that have moderaiely fine texture to moderately coarse texture. These so~ls 
have a moderate rate of water transmission, 

Group C, Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or f~ne texture, These soils have a slow rate of water 
transmission. 

Group 5. Soils having a vevl slow ~nfiltration rate (h~gli runoff potential) when 
thoroughly wet. 1 hese consist chielly of clays that have a high shrink-swell 
poiential, soils that have a high water table soils that have a claypan or clay layer 
at or near the surface, and soils that are shallo*~ over nearly impervious material 
These soils have a very slow rate of water transmission. 

If a soil is assigned to a dual hydroiogic group (ND, BID, or CID), the first letter IS 

for drained areas and the second is for undrained areas, Only the soils that in therr 
natural condition are in group D are asstgned to dual classes. 

!&w tdatural Resources V3eb Soil Survey 5/4/2011 
a Cons~rvaflon Service NaLronal Cooperalive Soil S u m y  Page 3 of 4 



Hydrologic So11 Graup-Elenlon County, Oregon 

1 

Rating Options 

Aggregation Method: Dominant Condition 

Component Percent Cutoff None Specified 

Tie-bmak Rule: Lower 

LCjM Matural Resources Web Soii Survey 5141201 l / 
a Conservation Service Mational Cooperat~ve Soil Suffey Page 4 of4 
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99444-Stormwater Calculations 
Prepared by Steven @. P, Hattori, P.E., Devco Engineering, Inc. Prrnled 05/05/2041 
HydroCAD@) 9 10 s/n 03%4 O 21308 WydroCAD Safhare Solulitrns LLC Pap.? 2 

Area Listing (selected nodes) 

Area CN Description 
(acres) (subcatchment-numb~rs) 

45.006 98 Polluliorr Genarahng lrnperv~ous Surface (5s) 
A5.000 TOTAL AREA 



Q94"l-Starrnwater Caieulafians 
Prepared by Steve0 C. P, Waltori, P,E., Dev~a Engineering, Inc. Pnnted 051(35120f 1 
WdroCAW 9.10 sln OJN4 Q 2009 WvdroCAEI Sohiare Saiutions LLC Pase 3 

Sail Listing (selected nodes) 

Arm Soil Subcatcilment 
(acres) Group Numbers 

0.000 HSG A 
0.000 WSG B 
0.000 WSGC 
o.oau wsc D 
45.000 Other 5s 
15 000 TOTAL AREA 



Og4l&Stomwater Ca!cu!;alions Type Ik 24-hr WQ Rainfall=D. 90" 
Prepared by Steven C. P. Hatlari, P.E., Devco Engineering, Inc. P~nfed 05f05!20? 1 
HydroCAW 9.W ss( 03944 C 2QCIfj HydroCAD Soware Solutions LLC Pane 4 

Time span=1.00-24.00 hrs, di=0.05 hrs, 461 points 
Runoff by SCS 7%-20 method, UM=SCS 

Reach routing by Stor-lnd+Trans method - Pond routing by Stor-lnd method 

Sttbcal~hmentSS: Poliution Gencjrafing Runoff brea%S 000 a.c 100,000rb lmpemaus RunoR D~lpth>O.CjS*' 
Tc=S.D rnm CN=S8 Runa@S.Z0 cfs 2 BOO af 

Reach 8R: Biofiltration Smfr? Avg. Fim- Depth=0.33' Max Vel=Q.49 $s lnfiow8.20 cfs 2.600 ai  
n=0.200 Lz275.0' S=0.0200 T Capacity=51.85 cls OutBaw=7.97 ~k 2,566 al 

Total Runoff Area = 45.000 ac Runoff Voturne = 2600 af Average Runoff Depth = 0.69'" 
0.00% Pervious = Q.000 ac 100.00% lmpenrious = 45,008 ac 



09-rb? %Stormwater Galctalalions Type IA 24-hr WQ Rainfall=O. 90" 
Prepared by Steven C. P. Haltori, P.E., Devco Engineering, inc. Printed 051051201 1 
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Summafy for Subcatchment 55: Pollution Generating lmpefviotas Surface 

[49] Hint: TcQdt may require smailer dt 

Runoff = 8.20 cfs @ 7.89 hrs, Volume= 2.600 af, Depth> 0.69 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 1 .DO-24.00 hrs, dt= 0.05 hrs 
Type IA 24-hr WQ Rainfali=O.9V 

Area (ac) CN Description 
* 45.000 98 Pollution Generatina Impervious Surface 

45.000 100.00% impervious Area 

Tc Length Slope Velocity Capacity Description 
(min) (feet) (WR) (Wsec) (cfs) 

5.0 Direct Entry, By inspection 

Subcatchment 5s: PolluPion Generating Impewious Surface 
Hydrograph 

A 1 

Time (hours) 
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Summary for Reach 6R: Biofiltration Swale 

Inflow Area = 45.000 aC,100.00% Impervious, Inflow Depth :> 0.69" for WQ event 
Inflow = 8.20 cts @ 7.89 hrs, Volume= 2.600 al 
Outflow = 7.97 cts@ 8.14 hrs, Volume= 2.566 aI, Atten= 3%, Lag= 15.1 min 

Routing by Stor- lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Max. Velocity= 0.49 fps, Min. Travel Time= 9.3 min 
Avg. Velocity = 0.23 fps, Avg. Travel Time= 19.6 min 

Peak Storage= 4,463 cl@ 7.99 hrs 
Average Depth at Peak Storage= 0.33' 
Bank-Full Depth= 1.00', Capacity at Bank-Full= 51.85 cIs 

48.00' x 1.00' deep channel, n= 0.200 
Side Slope Z-va lue= 4.0 '{ Top Width= 56.00' 
Length= 275.0' Slope= 0.0200 '/' 
Inlet Invert= 100.00', Outlet Invert= 94.50' 

Reach 6R: Biofiltration Swale 

1 

Inflow Area=45.000 a'c , " .,., 
Inflo~='8.~0 cf!\ @ 7:89, hr,s 

, Outflo'IV=7.97 ~f~ @ 8.:14:hrl; 
Avg. F;low Deptt)=Q.3$' 

Max Vel;,0:49: fp:s 
n;'0:20'0 
L=275.0' 

5=0.0200 'I' 
Capacity=51 .85 cfs 

Time (hours) 

[ 

I 
I 

I 
I 
I 
I 

I 
[ 

I 

M
C

FA
D

D
EN

 IN
D

U
ST

R
IA

L 
A

N
N

EX
A

TI
O

N
 (A

N
N

11
-0

00
01

) 
C

IT
Y 

C
O

U
N

C
IL

 S
TA

FF
 R

EP
O

R
T 

EX
H

IB
IT

 F
-5

46

09-414_Stormwater Calculations Type IA 24-hr WQ Rainfal/=O.gO" 
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Summary for Reach 6R: Biofiltration Swale 

Inflow Area = 
Inflow 

45.000 ac, 100.00% Impervious, Inflow Depth:> 0.69" for WQ event 
8.20 cfs @ 7.89 hrs. Volume= 2.600 af 

Outflow = 7.97 cfs@ 8.14 hrs. Volume= 2.566 af. Men= 3%. Lag= 15.1 min 

Routing by Stor-lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Max. Velocity= 0.49 fps, Min . Travel Time= 9.3 min 
Avg. Velocity = 0.23 fps, Avg. Travel Time= 19.6 min 

Peak Storage= 4,463 cf@ 7.99 hrs 
Average Depth at Peak Storage= 0.33' 
Bank-Full Depth= 1.00', Capacity at Bank-Full= 51.85 cfs 

48.00' x 1.00' deep channel, n= 0.200 
Side Slope Z-value= 4.0 'r Top Width= 56.00' 
Length= 275.0' Slope= 0.0200·r 
Inlet Invert= 100.00'. Outlet Invert= 94.50' 

Reach 6R: Biofiltration Swale 

l,nfloVf Area=45.009 a.c 
InfloiN=8.~0 cfs. @ 7.89. hr.s 

Outflow=7.97 ~fs' @ 8 .. 14 h~s 
Avg. J;low Depth=0.33' 

Max Vel;=0;49. fp:s 
n=0:20'0 
L=275.0' 

5=0.0200 '/' 

Time (hours) 
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Summary for Reach 6R: Biofiltration Swale 

Inflow Area = 
Inflow 

45.000 ac, 1 00.00% Impervious, Inflow Depth > 0.69" for WQ event 
8.20 cfs @ 7.89 hrs. Volume= 2.600 af 

Outflow = 7.97 cfs@ 8.14 hrs. Volume= 2.566 af. Atten= 3%. Lag= 15.1 min 

Routing by Stor-lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Max. Velocity= 0.49 fps, Min. Travel Time= 9.3 min 
Avg. Velocity = 0.23 fps , Avg. Travel Time= 19.6 min 

Peak Storage= 4,463 cf@ 7.99 hrs 
Average Depth at Peak Storage= 0.33' 
Bank-Full Depth= 1.00'. Capacity at Bank-Full= 51.85 cfs 

48.00' x 1.00' deep channel. n= 0.200 
Side Slope Z-value= 4.0'" Top Width= 56.00' 
Length= 275.0' Slope= 0.0200·/' 
Inlet Invert= 100.00'. Outlet Invert= 94.50' 

Reach 6R: Biofiltration Swale 

l.nfloVf Area=45.000 a,c 
Inflow=8.~0 cfs. @ 7.89hr.s 

Outflow=7.97 ~fs' @ 8.,14 hr:S 
Avg. I7low Depth=0.33' 

Max Vel ;=0.49. fp.s 
n=0:200 
L=275.0' 

5 =0.0200 '/' 

Time (hours) 
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6,s BfOFIIaTRR.$TION FACILITY DESIGNS 

This section presents the mcriiods, detarls ofanaiysls, and desigx~ ccnrrria for b~oElrmt~orr swalcs ant1 filter 
strips Inctuderl tit G~ts section are tile hl?n~ving r;phtctfie factlity designas: 

"Bnsic Biafiltrcltion Swalcs," Sr?c~te~!t 6.3,1 

= "Wet Blnfiltmtion Sa.zlcs," Sect~on 6.3.2 (;D. 6.55) 

r "Crs~~trnuaus Inflow BiaGltrat~on S~alcs," Sccirnrr 6.33 j l~ .  6-58] 

* "'Basic Ftiter Stnps.'3ecbun 6.3.4 [p. 6-39] 

?s " K a ~ o w  Ares Fiiter Strips,"' Sectaon 62.5 ip. 6-66 1. 

The rnforn~aftan: presented far each fanlity 1s crrgani~d Into thc Followmg two rategones: 

1 RPeft-tad5 of  Aaalpis: Contams a step-by-stq proced~tre for d m ~ ~ t n g  a id  siztng each facility. 

2. Design Criteria: Crrittarns the dp.r?erslll$, spccifrc.at~ons, arrd nn t e~a l  recjiirremnents for each ~ C I J I I ~ .  

A biafifrrotit~c srmk is an npct7, gently sls>ixd, vegetated chanrref desig~ed for treatment of stomrwatzr 
(see tlre derarls 11% Flgurv- Qb3,1,A ti~raugh Figzr1-c: 63.1 .E begznninp ail page 6-52]. The pnmaty pallutant 
wrnavat mcdrairis~ns are Eltiation by glass blades wklch erci~atice serfimentntion, and trappmg and 
adhesion ofpolftttanb in the grass and thatch B~nfilrratton i.av;tlrs ge~icrs11~ du not remove drs~slcted 
pallra:anis et%ect~i%bly. 

Applications and Limitations 
A k.rofTiluatioa srvali: is drslgned so tfxai water will h w  evenly across tlre ciltirc width o f 8  denselj- 
vegetated area. A st\-aIc may bc designed T i  both treatmen? and consecyance nf ansite saom1warer Ilow. 
Tlris cotnbined rnse can reducc development costs by elimjnat~vlg the ncrd b r  seprrraze conveyance 
systems, 

D,oEltntlon ssvales sre best applied nn a relarivcly smll scale &ene~aiIy less than S acres ofznrl;rgrvious 
surface). They >spohxve1I along roadways, ~ v e w a y s ,  and parkmg lots. Swales arc more costiy to apply 
rn siftrations vrltere the swalc e t ~ m e l  would be deep; In deep swales, setfrsizading -1 infirblt thc 
necessav grass b~ot\-th, eiutting ut poor polltjrani remaval perfr~mancc. Some ~ c c i f t c  comtdcmtlnns 
fi7r t i t ~ f i i ~ i i o n  swde a ~ f i c a t ~ e n s  are as foilows: 

* A biofLLhntiatlswalc shsll not bc focatcd in a shaded ilrcn, For healthy getass ~ o w t h ,  a s w l e  
should receive a mlnimuin of 6 hours of sunltgf~t h i ly  duining the surnnler months rhroughaur fhc 
length of ihe s\~,.icilc. 

"% maintain healthy grass growth, a swtlle must dry bewren starms. It st.tlrll nor receive conttnuoin 
base flaws (suctt as seepage from a hill slope tkoughout the wmtcr) or be located in a high 
~aufidwaicr area, because sattiratr;.d sari coadrtiatls will kill gsss ,  tdth~rzse eondrtions are likely to 
occur, design aptioi?is g m n  under "'Design Criteria'", 5-43! shall be used, ut tile wet bbiofrltration 
swaie des~l;~r may be: tlsed [see Secttnn 6.3.2, p, 6-55, h r  &rails). 

* Stom~wat~r ruxnuffcar~ytng high crmreatt-atians af oil and grease rmpairs the Weatmeat capabif~ty of 
n swaie. Qil confro! optiom given in Sxtian 6.6 (p. 6-1 39) should be applied In rl?cse situations, 

r Modifying m existing drainage ditch to create an a~ginccred btoiillrallon swatr may be difficult 
diic to physical canstmints and because itjtches often senre as conveyance For flows Eon1 iarger affs~!c 
amas. 



SECXQH 6.2 GESBFtRL REQfllREX.EWS FOR RrQ FACIL1TlES 

Utilities n;ajf be Iacated 3n swsle side slopes clbare the FVQ design depth. Nowevms ktkc mpair or 
piacemen1 of uiilitles in S ~ V G ~  ride sfopw ~ q u i r r s  zgpss i tSc  mpien~entaljorr of emsiorl csfntrtli 
practices to prevent soik and sediment From reaclting the tacamcnt ~ c a  of kc  swale, 

,Vole: Cuff$zrfi afir waicr yuulii2;. mma irt Section 6'1 & fi-3jfi1~ i?g&r?naiiorr an irow rirrsfac2ln)v rtzny be 
rrserr' ro meel Core Reqztirenfetrf gf%. AIso see Tnhlt. 6.1. !+A on p g e  6-dfor glrid~zjrcr;. on wltich r f ~ ~  of 
brufilfrartan figale (basic* wei or contirzuorrs irdlott$ '10 use far a gi~rct~t set ofsite rhrrrrrcrerisric,r. 

6.3.1 .I METHODS OF m-af,VSPfj 
Biofrlb-ation swufe sizing i s  based on several vunablcs, including Cfie peak water quaiiky design flow, 
longitudinal slope, yegetdun freight, butto113 width, side slope, required hydnuiic residence time (i.e., the 
time rcquired Far Bow to travel the full Icngifr afthe sv;ale), and desiga Roiv depth. Swaics sized md 
buiit using the nr.;rhod of a15iysis outlined in this section and the required design criteria pr~sented 1x1 

Section 6.3.1.2 ate expected to meet the Basic 5Yater QuaIity menu goal oTgOYe TSS semnvxl. Procedu~s 
for sizing swales am sumarized t.clntva 

Step 1: Calcutatc dcsign flaws. The sivafe dcsip iis based an the water ~ursliry design finow QQil [see 
Section 6.2.2, g. 6-1 7, far a rie&dm of water quality desi@n fiasrf, Ea bioliikr is nsed Fur con'eyi~rzcr, 
the capacity req~iirements of Care Requxremttnt PA =lust bc met. These fiows mwr be esGmaied ~sisxg l?tc 
hy&olo~c analysis pmcedu~es descrjkd in derail in Chapter3, If the srvafc is located dorrmstrmm ofart 
anrsite dekntion facility, the stvale Raw slmli be. the 2-year rcfesx rate fmm the deteirtion fa'acifie. 

Step 2: CaEeutate s.~vsIe bat_tom width, T&c swaSe baltam wid& is cajculated based an M w i a g 4 s  
equation ibr open-chnnel flaw. This equztiarr csa be used to cafcuhte discharges as foilnlris: 

where Q = flow rate (cfs) 
rt = Mmrring's roughness coeirjcient {unitlcss] 
A = cross-sectional area of flow [sg 
R = hydmulie wdius [fl] = area divided by strerted perimeter 
s = tongiludinaf s l q e  

Far shaflow fiuw depths in swafes, channel side slrspes are ignored in d ~ e  calculat~an of bottom wirltlt. 
Use X~IC followkg itqtlat~ox~ fa simptified formi orMmiog's famula] to eslmlatiz frre swale batrani widtln: 

where b = bottoln width i0lfsttfizfi: (fi) 
= wder qualip dosip  now (cfk) 

r ~ % ~ =  N e n g ' s  rrrrughess recEeient for sheltnw flow conditions = 0.20 (uniilessf 
y = design Bow depth (K) 
4 = longitsldmal Slope &long direction of flaw) (ft/ft) 

See !'Water Depth and Base Flow" (pa 6-44) ta detcmGnc the allowable design water depth. Proceed lo 
Step 3 if the botZa~n width is calculalcd to be between 2 and 10 feet, 

A mlrrirxlun~ 2-foot battorn width. is required. TXlerefore, If the calculated bottom width is less t11lan 2 feet, 
increase the width to 2 fcet and recalculate the design flow dqttkp using Eqmtion 1/6-31 aa I"ollows: 
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where Q , ,  n,,, and s arc dtc sarnc vatilcs as usetf 111 Equation (6-21, but b = 2  feet 

I h c  masin~~rmhottom a 10 feet: ttiereiore if die cdculated bottom iailiith exccecls 10 feet, ti~cti otie 
aT the foI1av;ing steps is necessary to redttce the deslgrl batrom width: 

Increase ttte longihjdii~al slope 3 to a mnxnnum of6 itet in 100 feet (0.06 feet per foot) 

* Increase tl~e design flaw dcpthy to a maxrmunx o f 4  inches (0.333 feetj. 

s Rcrlucc the desigr %ow rate by reananglng the ~>va"ai lacatton with reqect to detention bctlltrcs; a 
wale located do%%listreanl af a detcz~ton factfrly may have a lower Flaw nte due tn Bo%v airerlllarlon 
in !he detentinr? facility. Hor\~cvcr, ifa scvalc is located dntvns2trarn of a dctenti~n fieiiity pmvrding 
Levet 2 or Level 3 fiaw contral, and i t  rs toraicd In tiI1 sotfa (according ie tile RCRTS soil pcrup in 

Ch3pfer 3). ihen the slsalc mllst be & S I ~ ~ P I C ~  as 8 t*r"cf bloiliirallm1 s"&li;rie {see Scxfion 6.3.2, p 6-55], 

Piace a divider lengtkaee along rhe s\x*atc botrc~ttl lmss seerrun] at least tl-see-qua@eri afthe swair 
icngzh {begmning at the inlet], without cnn~promising the &sign Sow depth and swak lateral s l o p  
requir-meilrs. See "Desi&% CCriiexia" ((p. 6-43) for s~vale divider rt.quirements. A ilow sprcn&r anus1 
be provided ar the inlet to evenly divide fit~ws into each half af t t~c srvale ~nsss section. See Secttor3 
6.2.6 [p, 6-33) far de~alls on flow spreaders. 

Step 3: Determine design flfiow* vdactty. To clculart! the design Bow vetocrtg; through rfrc swsle, use the 
Row co~xt~i~~titf" equarlon: 

\-tlere bf,*7= desiga Bow veIo~ity (fp) 
A ~i = b3 -b z$= ~ r ~ ~ s ~ - s e c i ~ o n a l  awa (s f i  OF flow at design deptl~ 
2 = side slope length per rmir heigirl: [e.g,, Z= 3 i f  side slopes are 3H:IV) 

IT tire: desikq flow velocity exceeds I foot per sccand. go back tc: Step 2 and mo&Ty one ar muse oftire 
dsign pawnletem jlan&tu&ind slop,  batarn svtdtil, or flow depih) to reduce the design Dclvp uelocrq to 
I fmt per secosd or less. If the desih% Row vel~cgty is cstcufated to be less than t faot per second, 
pr~wcd to Step 4. No"oie: It zs rieslvrjble lu Etaie the dcsigtz r~eiucip as inw nspossiblc, bufh so urpreve 
Crcrirlr~tent gfledivezres mid la: rcditce swole /etgiIt rrtifuzrertzanis 

Step 4: Calcutate slrnle fengfh. Gso: lhc followlrtg eq~li?tlari trt detemimte the necessary svtale Irngtlr ius 
aelixe-ve a hydredic residence iimc of ab hast I) rrllnutes (540 seconds,.): 

rvhercs I. = mirrimum allo~vahle sivrtc len@h tfi) 
li,,{= dcsiLp flaw vclacity (fps) 

The minimi~m sviaie length is 160 Get; herefare, if The swalc length, i s  calculated to be less tklarr 100 feel, 
mctreasc the length to a minrn~um OF t BO feet, leaving the boitun~ w~dth unchanged. I f a  larger swale 
ccluld be fitted on the site, comidcr using a grerdter length m increase the hydraut~c residence tin* and 
Itniprove Ille s ~ v a l e ' s p a l l u ~ ~ t  removal capabili~y. ffrtic csleulated length is too long for tile ske, or :Tit 



SECTION 6.2 GENER4L REQUIREMENTS FOR 5VQ FACII.ITIE$ 

would cause layout problems, sach as encroacllment into shaded arcas, proceed m Step S to Arrther mndiiy 
the layout. If the svvale ler~gth can be acconmodated on the sife, proceed to Step 6. 

Step 5: Adjust s~vale layout to fit on site. If the stvale lengfll calculated in Step 4 is too long for thesite, 
the length may be reduced (to a minimum of 100 Fket) by increasing the bonotn width up to a maximum of 
16 feet, as long as the 9 minute retention time is retained. However, the lengh carnot be increased tn 
order to reduce the bottom width because Maiming's depth-velocity-flaw rate reldionships would not be 
preserved. If the bottom width is increased to greater than 10 feet, a low dividing bena is needed to split 
the swafe cross section in half 

Length can be adjusted by findtrig tlie top area of the swale and providing an equivalent top area with the 
adjusted dbensions, 

a) Calculate the swaie treatment top area based on the swale fengtlt calculated in Step 4: 

A,, = (b'+bd@l Lt (6-6) 

where Alop = top area [so at the design treament depth 
b, = bottom width (R) calculated in Step 2 
h,,,, = the additional top width (rt) above the side slope for the design water ctcptb (for 

3:1 side slopes and a 4-inch water depth, b,,* = 2 feet) 
L, = initial length [fl) calculated in Step 4, 

b) Use fhe swale top s e a  and a reclueed swale !ength &to increase the bottnm ividth, using the follo~vtng 
equation: 

where LJ = reduced swale length {Er) 
hi = increased l3ottom width (@. 

c) Recalculate If& acco&g to Step 3 using the revised cross-sectiond area A,, based on the increased 
bottom width bf Revise the des ig  as necessary if tlre design Row vefacity exceeds I foot per second 

d) Rccalculale to assure that the 9 minute retention time is retained. 

Step 6: Provide cenveyance capacity for flows higher thitn BioAltmtion srvales nay be designed 
as Bow-through channels that convey Rows higher than the water quality design flow rate, or they n a y  be 
designed to incorporate a high-flow bypass upstream of the swale inlet. A high-fl ow b p s  usually 
results in a snlaller swale size (see flow splitter options, page 15-29, for more infom~ation on designing 
bypasses). If a high-flow bypass ir provided, this step is not needed, If no high-flow bypass is provided, 
proceed with the procedure belaw. 

a) Check the swale sized using Steps 2 tl~rough 5 above to determine whetl~er the swale can con\tey the 
25-year atid 100-year peak flows conslslent witb Uie conveyance requirements of Core Requirement 
i;tl in Gllapter 1. The roughness coefficient n in Manning's equation shall be selected to reflect the 
deeper flow conditions with less resistance provided by grass during these high-flow events, The 
bottom width (Step 2) should be calculated as per Section 4.4.1.2, "&lethods o f  Analysis" for open 
channels. 

b) The 100-year peak flow velocity (YIMt = QI&Ala6;1 based on the 100-year flow depth must be less than 
3.0 feet per second. If I/lw exceeds 3.0 feel per second, return Lo Step 2 and increase the bonanr width 
or Rattm the longimdinal slope as necessary to reduce the 100-year peak flow velocity to 3.0 feet per 
second or less. If the 1ongi.itudinal slope is flattened, the swale bottom width nlust be recalculated 
(Step 2) and meet all design criteria. 

U 
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6 ? i BASIC BIOFILttZ,?,Tlr!S SLV4LES-- DES!r;;"r c RITTi;f.i 

C )  Tire co;rvcy:ir~rc reyulrftrzlenu ~ r t  Core Reclcrin:meoi 4 (see Secilnrt 1.2 J! must 'sc mrr 

An efkeitve b~ofiltrarron swale ~rclr~evcs untftlmt sliee~ ilo~v over and tllroligil s densely vegetatecl area for 
a pertod ofseucrnl nrinutes, Ftgure 6.3.1.A (p. 6-51] shows a typical biofiilrtlt~un swale schematic Basx 
design reyulrelnerris for ncil~eving proper flow concfitiotls througl~ a bbiahftratjun swzlu are descntred beiow, 

Swale Geometry 
I .  S\vt.aft hn@nn~ widrli sitall be bemeen Z and 16 feet.'4 

3) Xfininium botttrirr width ts 2 fera ra allow Zor ease of mawtrip. 

b) If tire bottonl w3d1 esceeds 10 feet, a length-wise divider shali "o pruvzded. The & V I ~ C P  sllajl 
eaterid fronirm tile flow sprcadcr at the inlet far at least tfuee-qumers oPthe susele length. 

c) &laximum borttlm width IS 16 feet, exclucttng the wtdth uf the dt~ider. 

fire: tb1ziltcl;rpkc s,uniex muy &placed side by side provided /he JIt~rzf f t ~  each srvde is spht ~ r i  1Ac 
raies nrid sprmd sej~firi~rc[~*&r erxh srw~zle, rli@acertl ~ l t in le~  mny he ~ e p c ~ r ~ f c d  with n rw-ircal 
imlf, hu! ip ioav bent1 rspv~eerredfi~r caster rrtarr:teEczacrr mad brrar / ~ ~ t t i s c n ~ ~ c  iniegeroiran 

2- Tile longitudinal %lope (along &e directinn of  !la%) shdi k betweeil i percent and 6 percent. 

a! If the fongitadinal slopeis less rlrari 2.5 percent, underdraitrs rn i ts t  be prolGded (see next page 
and Figure 6'3.1 ,C, p 6-53. for undcrdmin qccificatio~lr). 

b) IT the luapitttdinal slope i s  less than 1 percent, the swate must he daigned according to the 
criteria prcsi-nted in Section 6,3.2 (p. 6-55) for wet. biofrltration swales. 

c) If the longrtudinnl sIupe exceeds 6 pcrcmt, check dams with venical drops of  I2  Inches ox less 
shali be pmv~ded to achieve a bt.tsanx sIope of 6 percent ar less hetivcert tire drop sections 

3, The stwile shali t3e flat in crass section wq*enr?tcular ru the flow ctlrrcti~n) to promae ficn Bow 
acmss Eke wt~nlr  wdth of khe swde, 

4. The minirrtutn s 5 ~ ~ 1 e  Icngth s h d  be 100 feet; no ~mxiniu~n lenga~ 8s set, 

5. Ttlc stvatc frcatment area (below the WQ dcsign water depth) shall be trrapemidal in cross-sectlcm, 
if trapezoidal, side stapes witftirt the treatment tarrnshoufd lac 3H:l\i or flatter wheneyer possible, 
but shall riot steepcr than 2N:lVc 

6 Side slope sectlnrrv above tbc trcatnrenr area may be steeper titan 3N:IV, subject fn the folluwtng 
pravisitlns: 

a) if itrcre 8s an igrserior side slopehcttr1ee.n I'rZ:IV %nipid 215:IV or~tsieic tile twaimeni ahla, the slnpc 
shall bc reinfarced with erosion cclrrtrol nenjng or mattlng dunrig construction. 

b) Any ir~tcn'ur slope steeper titan IH:ICz sslraff bi: commcted as a rockerf or structural retaining 
~s~r.olf'%tn prevent the surale slapm from sloughing, To ensure that adequate sunlight reacltes the 
swale botinnn, only one wzll can be taller than 2 feet. Ifpnssthle, the higher wall slrauld be on 
the nur:hetn or castem side ofthe swzfc to maxmizc the amount offtght reaching tire swalc 
hotrum, 

i"wped~cnce dlh klilka5m stmbs shw*s &at when Ule w<d& &meeds about $0 feet ll 6 dtBwlt to keep ?he ~mter bom 
bbming !ow.~.flsriu c&nnsts I! rrz &o dlflntit fO cnnstfud li"ar: M8m Cvef and i d & ~ u l  stwing tcl me side. BloEibrs am bast 
~m! i~cbd  Sk. bveling fke bolbrn aItBr axcavahng a r ~  aRor Be soii is ammde&l. A g~qk-wtdtil pass ~ 4 t h  a front-end Ioirde: 
prcoucas s better resoit ban a mulwle-tddb pass 

' 5  Soil Mcongjneerlng leclinlques may be used a$ an altemalivrz lo a rocitoryor structural retaining ivall 
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7. Curved srvalus 8:r errcouraged for acsthetac reasons, bm curves muat he gende to prevent erosion and 
allow for vehrck access to rentove sedima~t. Criteria for mmtenancc access mad cunges shall also 
be applied far stvn!r cutnFes {see Secf ori 5.3.1.1 far d e s p  of access roa&), 

Water Depth and Base Flow 
1 ,  A swale that will bc frequentiy motvcd, ns in commercial or landscaped areas, shall hwe a design 

water depth of  no more than 2 inclres (Q,17 feet) under the water qualify desigrl flow conditions. 

2. A s\vale illat tvifI not be frequently molrrerl, sue11 as along roadsirfes or in rural arras, shall havc a 
design i~nlcrr depft* eif na more than 4 incircs (0.33 feet] under the waxer quslitlf design fiotv 
conditions, 

3 f f a  s\i.;iIe is located do%l;nstrel;usn of a dcrerution raciliv providing Level 2 ilr Level 3 faow corttrol, 
arrd i t  ia loratmi i;~ iill boils {according to the KCIZTS sail ,mt1p in Cirzprer 33, &en the swalc must br 
Jeslgned as a wet biofiIiration nvsle (see Section 6.3.2, p. 6-55), 

4. If a swrcie will receive base flows because ofsceps and spritsgs omite, then either a low-fious drain 
shall be provided or a wet biofiltcarion swale shall be used. Low-$mv tfraiurs arc narrow surface 
drains filled witti p a  gravel that run Iengtl~wise &rough the swale to bleed off base Rows; they 
shautd not be confused with underdrair-rs. 1st gmcral base Rows less than U.Oi cfs per acre can be 
han&ed tvltfi a low-flow drain. If flows are Iikely to fae in excess a f  :iris level, a wet biofiftration 
su-ale shall be used. 

5. Ifa fotvdow drain is used, it shall extend llre enllrts lea%& of tf~e stvaIs. The drain shall be rr 
nlinirnunr of 6 inches deep, and i ts  width shall k nu greater tllan 5 pexent of the c;tlcui;rPed swsle 
bottom width; the wid& of the drain sI~~lll be in addition to Lhe rcquixxd boaom width, If an mutchond 
plate or concrete sump is used for flaw spreading at Ole swalc inlet, the plate or sump wall sl~all b r ~ e  
a v-i~otcij (mexir~~um top width = 5% ofswalc widw or Iioles to zllow preferential exit of low flc~ws 
into the drain. See Figure 1.3.1 .D (p. 6-34) for lotv-flow drain specifiratrons and details. 

Flow Velocity, Energy Dissipation, and fioav Spreading 
f . The maxin~um florv velocity haugh rlrc swalin wder the tvater quafip c-lcsim Row condieions shall 

not exceed I .B foot per smond. 

2.  The n%rrrSrnurta f l 6 ~  veloeie t h u g 1  the sfvale ua&ierthe peak 100-year Ifotv conditions shall rrut 
exceed 3.0 feet per second, 

3. A flow spreader shall be used at the inlet ofa  srvalc to dissipate energy and evenly spread m~~ufi'as 
sheet flow over !he swale bottom, Flow spreaders are rt.commeaded but not required at mid-length, 
For details oti tvnrious types offlow sprtadcrs, see Section 6.2.6 (p. 6-33), 

4. IF check dams are used tu reduct: tl'ie longitttdgt~al stage of the swele, a Bow spreader stlall. be 
provided nt &ih@ b i g ,  af  each verticst drop. Ttre q ~ a d e r  must span the width of  the swaie. An eExcrrgy 
dissipater daall also be provided if Bows leaviz~g the spreader conid be rrastve, 

5. IFa swde dhcbargcij Raws to a slope miher to a piped sfiten1 or confixled c h m e l ,  an e n e w  
dissipater slxail Fie provided at tbe wale outlet. Ti& rewirenrent also applies to d i s c l ~ ~ e s  from 
swale undcrdrrtins, Tile outlet energy dtsaipatcr mny be a riprap pad sizcd accordirrg to the 
specificatiorrs descdiwd in Table 4.2.2.A for convepnce system outfa115. 

i funderhins are ricqui~d by Criterion 2 under "'Swde: Geetmee" @. 6-43), they must, meet the 
following ctitcti51: 

1, Underdmtm must be nlade ofPlrC perkrated pipe fSDR 351, [aid parallel to the swle hottom and 
backfiifecl and bedded as shots% in Figtire 6.3.1 *C Cp, 6-53], 
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1- Fnr facslirlcs to be mdtntarned hy the Cauniy, tlte underdnin pipe nriisf he 6 rnciles or gre;lker rn 
diameter (Six ~ncitcs i s  thc smaliesr drorrieter pipe tttlat can be cleaned \vitheut ddnmage In 11.s pipe. I 

3. Sir itiches o f  clean drain rock ['I,-itrch nllnus) %nus1 bc tlhnvc the top of the p~pe, 

4 I%ic drain rack nlust be tcmi~ped t i !  geatesliie. Creorextilc req~t~rexnmts ax surlrm~nzcd in 

Tahle 6 3 ,  i ,A belaw, 

5. Tile underdrain nmst Intiitrate into the subsurface or  drala freely to an acceptable discharge point 

I Gsbtextlle Property I Value I Test Method I 
Grab Tensile Strength, r n ~ n  in 250 tbs?450 Ibs min. i ASTM 04659 

machlne and x-direction 

Grab Failure Strain, in machine ASTM D4632 
and x-machine direction 

I Puncture Reststance I BO f b s l j ~  lbs min. I RSTbf D04835 I 
80 Ibs/SD Ibs min. ASiM D4533 

I AOS 

.5 see - i m~n, ASTM f49494 

nimum values should be in tho weaker pdncipd ddirction. A11 numerrml values represent 
ininurn averqe roli vaiue (1.c , test results from any sampled lot shalt me& or exceed !he 
inimurn values in Xhc table), Stated values ars for noncritical and nonsevere applications. 

Swate Dlvidrar 
I. If a swnle drcidcr i s  used (suclr as rvl-tea stvale battom widths are peeter than t O  feet), the diaSrder 

silall be constructed of a firm material rhar wilf resisl weahr~ng  and not emde, such as treated 
lumber, cancrete, plsstic, ur cc)tffp;ieted soil seeded with grass. Selectien o f  divider m3tcsiaf shall &ke 
into cansidemtisn swale tnaintcnimce, espeei&liy mnwing, 

2. l"hc divides dldl have a nlinirnuai height of o13e inctr Irigilrr dlr?n -the water qirolity dcsigc water 
depth, 

3. Eartftefz berms shall be nrl stcepet tl~rin 211:IV. 

4 blarerials other than eanh {e.g. heated fmber, recycled plzst~c lumber, concrete, ctc.) slral! be 
embedded to H depth sufficient ta be sbtilc. 
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ILlip3cess 
I. For vvalt3~ to be n~ainsained by King Cowry, an access road shall be provided to itie stvdr ivliet and 

along one side of tile sivaIe according to the scf~cdule shown in Table 6.3.1.B beforv. f i f e .  C~gdtiiy 
sirccrs t?rrtlpnvcdprarkr~~g areas n+cejzr re, the top of slope ?my be coutttcd RS access, 

3. Zn areas awbidc critics1 m a  buffen, whceI strips rmde ofmod&x grid pavenzcnr may be built into 
the s;raEe bottom for nlaintmmnce vehicle access instead of an access road, l°bc subgrade fw the 
strips must be ertgmeered to support a vehicle weight of l5,W pounds and instdled according to the 
man~facktre~s recoinmendations 011 finn native soil or stntcf~rwl fill, not on the m m d e d  topsoils, 
Each strip shall be 18 inches wide and spaced as shotva in Figure 6.3.1 .E (p. 6-54]. The strip lattice 
should be fiiied or covered with native soil (no amendments required) ;uxd averreeded with grass. If a 
low-flow drain is also needed (see "'Water Deptll nnd Base Flow" on page 6-44), a portion ofthe 
wheel strip may bc Trued with pea gravel as appropriate to fonn the drain. Continuous vefl~cle access 
shall be provided to the wheel strips from the access road. If access to the wheeI strips is over ttte 
Gotv-sp~oder, then n grate (or other DDES appro\>ed metfrodf slaII k placed weer the flow-spreader 
for vehicle access. F a c e t  strips shall n#E be counted as trcammi m a ;  tilerefore, h e  savale Rotton1 
width must be increased accordingly, 

1. Two incl~es {wlinimum) of weltrotted cltmpojt shall be tilled rrito Ble entire swale treatmenr area to 
amend the topsoil unless the soil already has an organic content o f  1 percent or greater. This applies 
tu both till sails as well as sandy soils, In very coarse soils (gravels or courser), Lop soil must bc 
imported and amendrd to the required organic content. 

a) Comi>ost atus% be tilIed into ttte underlying native soil to a depth o r 5  inches to yevent the 
cornpast froni being -shed out ar~d ta avoid mating a defined layer of &ff"e~nt  seiI types fhol 
can prevent downlwd ~ c a l a t i o a  of writer. 

b) Compost slxaft not conrain any sawdust, straw, peen or under-rfimpjosred org~a ic  matter, or toxic 
or orhenvise h w f u l  materials. 

c] Gonlpost shall not contain ur~stcrifi~xd Ilsanrur because it can leach kcal coliform bactena into 
receiving waters. 

2, Soil or sod w~tfi a clay content o f p a t e r  tIan 10 pcrcenx should be avaiclcd. XP there is concern fir 
contamination of thc ui~derbing peund\raft?r, the swalt bosom shall Gr! lined with a treatment Liner to 
preverzt gound~hrater contminatlon, See Section 6.2.4 @. 6-23) for details on aatment  Imcr sptios~. 

l i9ROW 2009 Surface Water Design Mnnusl 
6-46 
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0945r;t_Slormwater GalcuPations 
Prepared by Steven C. P. Wattori, P.E., Devco Engineering, Inc. Printed 05/14/2011 
HvdroCAfXO 9.10 s in  03944 O 2009 WydroCAD Sohare Solut~ons LLC Paae 2 

Area Listing (selected nodes) 

Area CN Descrrption 
(acres) (subcatchment-numhers) 

264.600 88 Average Curve Number (6s) - 

15 805 93 Urban industrtal, 72% imp, HSG D (6s) 
350.030 TOTAL AREA 



894l4-Stormwafer Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05114BQ11 
HydroCAm 2.70 s in  03944 Q 2009 WydroCAO Softrvarc? Solubons LLG Paae 3 

Sait Listing {selected nodes) 

Area So11 Subcatchment 
(acresf Group Numbers 

0.000 WSG A 
59.285 HSG b 6S 
10.337 H5G C 6S 
15.805 I4SG D 6s 

264 600 Other 6s 
350.030 TOTAL AREA 



09-41 4-Starmwater CsrlccrlaQions Type /A 24-hr 100-YR Rai17fa//=4.70" 
Prepared by Steven C P, Hattori, P.E., Devco Engineering, Inc. Printed 05/14/2014 
HydroGADQ 9.10 sln 03944 Q 2009 HydroCAD Software Solutions LLC Paae 4 

Time span=$ 00-24.00 hrs, dtf0.05 hrs, 461 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Slor-ind+Trans method - Pond routing by Stor-lnd method 

Sulscatchment6S: Past Runoff Area=350.030 ac 17.57% impervious Runoff Depth~3.30" 
Flow Length=i,500' Tc=62 5 mfn CN=88 Runo#=206.51 cfs 96.334 af 

Reac1.r 7R: It2OYR Storm lnflow=206 51 cfs 96.334 af 
Outflow=206.51 cfs 96 334 af 

Total Runoff Area = 350.030 ac Runoff Votume = 96,334 af Average Runoff Depth = 3.31)" 
82.43% Pervious = 288.520 ac 17.57% fmpewious = 61.59 B ac 



09-414-Stormwater Calculations Type /A 24-hr 100-YR Rainl'all=4.7Ov f 
Prepared by Steven C. P. Hattori, P.E., D ~ V C O  Engineering, Inc. Printed 05/14/2011 E 
HydroCAW 9 18 sln 03944 Q 2009 HydroCAD Sofnvare Solutions LLC Paae  5 

Summaq for Subcatchment SS: Post Dearefopment-Annexation Area and Garfield ~ a s i n - 1 0 0 Y ~ ;  

Runoff = 206.51 cfs @ 8.65 hrs, Volume= 96.334 af, Depth> 3.30" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 
Type IA 24-hr 100-YR Rainfall=4.70" 

b 

Area (ac) CN Description $ 

59.288 88 Urban industrial, 72% imp, HSG B 
15.805 93 Urban industrial, 72% imp, HSG D ' - 

%- 

10.337 91 Urban industrial, 72% imp, HSG C ,: o o 
* 264.600 88 Average Curve Number - P ,  . fn - - - t6.-t. P o 

350.030 88 Wighied Average 1 9  
8 %- 

288.520 82.43% Pervious Area 
61.510 'I 7.57% Impervious Area 

z 
Z 
4 

TG Length Slope Velocity Capacity Description Z 
(mint (feet) (iVft) (Nsec) (cfs) 2 
62.5 7,500 2.00 Direct Entry, Minimum Pipe and Channel Flows I- 

; s 
S ~ b ~ a t ~ h m e n t  63: Post Development-Annexation Area and Garfield Basin-"IOOYR 

Hydrograph 

Runoff=2Q8,51 cfs @ 8.65 hrs 
Type IA 24-kr 180-VR 

RainfalI=rl-.TO"" 
RunofP Area=3SQ,030 ac 

Runoff Volume=S6.334 af 

Flow Length=7,50OS 

20 
I 0  
0 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 I 6  17 18 19 20 21 22 23 24 
Trme (hours) 

i ul- 
Z lx 
5 2 : $ 2  

k 
i J2 
' Q V )  

Z d o  
- o w  

, Ez '?  
Q Z k  
saijii 

l L L > Z  
9 o t x  

E o w  



09-414_Stormwater Calculations Type IA 24-hr 100-YR Rainfall=4.70" 
Prepared by Steven C. P. Hattori, P.E. , Devce Engineering, Inc. Printed 05/14/2011 
HydroCAD® 9.10 sIn 03944 © 2009 HydroCAD Software Solutions lLC Page 6 

Summary for Reach 7R: 100YR Storm 

[401 Hint: Not Described (Outflow=lnflew) 

Inflow Area = 350.030 ac, 17.57% Impervious, Inflow Depth> 3.30" for 100-YR event 
Inflow = 206.51 cfs @ 8.65 hrs, Volume= 96.334 af 
Outflow = 206.51 cfs @ 8.65 hrs, Volume= 96.334 af, Atten= 0%, Lag= 0.0 min 

Routing by Stor-Ind+ Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 7R: 100YR Storm 
Hydrograph 

, "" 
Inflow A~ea=350.030 ac 
, "" 

Inflow=206.51 cfs @ 8.65 hrs 
I , " , , , 

Outflow=206,51 cfs @ 8.65 hrs , " , " , , 

19 20 21 22 23 24 
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09-414_Stormwater Calculations Type IA 24-hr 100-YR Rainfa/l=4.70" 
Prepared by Steven C. P. Hattori, P.E. , Devco Engineering , Inc. Printed 05/141201 1 
HydroCAD® 9.10 sIn 03944 © 2009 HydroCAD Software Solutions lLC Page 6 

Summary for Reach 7R: 1 OOYR Storm 

[40] Hint: Not Described (Outflow=lnflow) 

Inflow Area = 
Inflow 
Outflow 

350.030 ac, 17.57% Impervious, Inflow Depth> 3.30" for 100·YR event 
206.51 cIs @ 8.65 hrs, Volume= 96.334 al 
206.51 cIs @ 8.65 hrs, Volume= 96.334 aI, Atten= 0%, Lag= 0.0 min 

Routing by Stor-lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 7R: 100YR Storm 

Inflow A~ea=350.030 ac 
Inflow=206.51 cfs @ B.65 hrs 

" , , 
Outflow=206.51 cfs @ B.65 hrs ., , 

09-414_Stormwater Calculations Type IA 24-hr 100-YR RainfaJ/=4.70" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05114/2011 
HydroCAD® 9.10 sIn 03944 © 2009 HydroCAD Software Solutions lLC Page 6 

Summary for Reach 7R: 1 OOYR Storm 

[401 Hint: Not Described (Outflow=lnflow) 

Inflow Area = 
Inflow 
Outflow 

350.030 ae, 17.57% Impervious, Inflow Depth> 3.30" for 100·YR event 
206.51 cfs @ 8.65 hrs, Volume= 96.334 af 
206.51 cfs @ 8.65 hrs, Volume= 96.334 af, Atten= 0% , Lag= 0.0 min 

Routing by Stor-lnd+Trans method, Time Span= 1.00-24.00 hrs, dt= 0.05 hrs 

Reach 7R: 100YR Storm 

Inflow A~ea=350.030 ac 
Inflow=206.51 cfs @ B.65 hrs I, , , 

O~tflow=2~6 .51 cfs @ B.65 hrs 
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Soil MapBenton County, Oregon 
/k4cFadden Annexation) 

MAP LEGEND 

Area of interest (MI) Very Sior~ony Spat a Arm d Intoras! (AOl) * WSwt 
Soils 

Sod Map Und& 

Specla1 Point foatr~res 
t.> e-t~$eui 

:. OrswRv Spat 

g laltdh!l 

v Rock Outcrop 

.E- Seeen@ E r n a  Soof 

6 StnkRds 

1; SiYe cr Chp 

0 Stony Spot 

r Other 

Specla1 Line Faaturns 
1- Euily 

* Short sx*p Slw* 

6 ,  Other 

Political Features 
@ CItlK4 

Water Features 
Oceans 

Streams and Canals 

Wraior Roaas 

,W Local Roads 

Map Scale' 1:13,500 if printed on Asizo (83 x 11'3 sheet. 

The so11 surveys that wmprise your AOt were nlspped at 1'24,000. 

Pieilse rely on the bar scale on eat? mag sheet for accurate map 
measurements. 

$aura of Map: Nstural Resourns Consrsrvabon Serurce 
Web Sol1 S u w q  URL- h£lp lhh"BL;'~a~l~u~ey.nfl=~ usda-gw 
Caordinste System: UYM Zone lON PIAD83 

This product is generated frarntht? USDA-NRCS certified data as of 
tha version dat@(s) llstpld below. 

Sail Suruey Area, Benton County. Qmgon 
Stlwey Area Data: Vers~on 9, Feb 5,2010 

Datefs) aerial images were photagnphed' 711 812005: 8tQE005 

Tha orlhaphato or other base map an which the soil lrnes were 
wmp~led ilnd dgiwed psobably drbm Imm the baekgrogfound 
fmayay &splay& on these maps. As a rasutt, some mtnor shiNing 
of mep untt boundaanea may be eeddsnt 

5flJi20r l 
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Sol Map-Benton County, Oregon McFaddgn Annexalton 

Map Unit beglend 

1 Bashaw clay, flooded, 0 to 3 percent slopes 1 15.3 1 
. -" 

4.3% / 
151 i Concord silt loam, 0 to 2 ~ercent s l o ~ e s  i 44.5 ' zd 

Eenton County, Oregon (ORO03) 

153 /Dayton slll loam, 0 to 2 percent slopes 1 124.0 ' 33.7% i 

Map Unit Symbol 

1157 ' ~ a p a t o  stlty clay loam, 0 to 3 percent slopes " ----- - 46.3 3 _L-." 1 2 9 % ~  -- 
i470 
)------ 

' Wllamette s~lt loam, 3 to 12 percent slopes -- 21.0 1 -- - -- - -- - - - 5 9%1 
-- i 

4 77 \Floodburn stlt loam 0 lo 3 percent slopes 87.4 : 24.3% / 

j Totals for Area of Interest I 368.9 1 100.0% ! 

/ 8 ' ~mt ty  sclt loam, 0 to 3 percant slopes 1 25.4 / 6.5% 

Map Unit Name 

Natural Resources Web So11 Survey 5/14/2011 
Cansewallon Serv~ce National Cooperai~ve Soil Survey Page 3 of 3 

Acras in AOI Percent of A01 
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Hydrologic Soil Group-Benton County, Oregon 
(McFadden Annexation) 
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MCFADDEN INDUSTRIAL ANNEXATION (ANN11-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-566
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Mydrologtc Soil Group-Bentan County, Oregon 
(M-dden Annexelion) 

MAP LEGEND 

Soils 
Soil Map Unlls 

Soil Ralingo 

I=l A 

NU 

ggjj B 

n 
n c 
&-yJ CiD 

a 
Not iesc or no: av&Mc 

MAP INFORMATION 

Map Seala 1:13.50D if printed tm A stye (@,ti" x 11") skeei. 

The soil survoys that camgrtss your A01 w r a  mapped at t.t$,OOO, 

Please re& on the bar scale on as& map sheet for atcumto map 
maasuremnts. 

Source olMap: Nstur~tl Resources Conwrvation Serrrca 
Web So11 Survey URL: littp.flwebsoiQunrey.nrcs.usda.gov 
Coordinate System: UTM Zone ION NAD83 

This product 1% generated from the USDA-NRCS eertifiad data as of 
the veison datels) list& betaw. 

Sail Suntey Amm. Banton County. Oregon 
Survey Area Date Venian 9, Feb 5.2010 

The otthaahota or olher barn man on which the sort Enrs wre 
cotripilcd 2nd diyrlced profi;ltly airsir boni thc backgrcrur~d 
rrna9t:iy d.zplayed on i l i e w  rilaps. As d result, some rn1110r stillling 
afmp unrt baunditnas may be evident 

TranrportBtion 
Rails 

lntcrrtalc W I Q ~ ~ ~ Y  

Local Roads 

9% Natural Rasaun~s 
Cons~rvatian Service 

Web Soil Survey 
Nsttmal Coowratrurc Soil Su~vey 

St41252 4 
Page 2 at 4 
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iiydrolugii Soil Graup-63antazt County Oteporl Mdadden Annaxaltorr 

Wydrotwtc so!! graups are basea orr estjmabs of runoff potential. Solis am 
assrgned ka o m  of fau: groups acc~rdtng to the rate sf water infilaratton when the 
soils are not protected by vqetation, are thomrighty wet, and t e~e~ve  precipIltat80n 
fmrtt long4uration storms. 

The solis In the Unlted Stahs are assigned to faur grocirrs (A, 6, 6, and 0) and 
three dual classes (ND, B/D, and Ci0) The groups are defined as follows. 

Group A, Sotis having a high rnfiltratlon rate (tow runoff potentfa!) when thoroughly 
wet These consist mainly of deep, well dralned lo @xcesstvety dfalned sands or 
gravelly sands These sa~ls have a high rate of water transnjiss~on. 

Graiin B. Sotls havrns a moderate ~nfltrattan rate when thorouahiv Wet, These 
consist chfefly of mo&rately deep or deep, moderately well dr&& orwell drained 
solls that have nraderatek~ fine texture to moderalelv coarse texture. These soils 
have s moderate rate of water transmission. 

Group C. Soils having a slo% iniitltation rate when Uioroughty wet. These consist 
chiefly of soris having a layer that impedes the dowr~ward movemnt of water or 
soils of mrctdsrateiy fine texture or fine textuse. These solis have a slow rate ofwahP 
transmtssion. 

Group O Soils having a very slow tnfiltration rate {hrgh runoN p~tential] when 
thoroughly wet These consist chiefly of clays that have a high shrink-sweI1 
ptentrai, soils that have a high water table, soils thaf have a claypan ur day layer 
at ai near the surface, and soils that are shalfcrrh! oveg nearly impervious material. 
These soils have a very slow rate of water transmisstort 

If a soil is assigned ta a dual hydrolog~c group (AID, B/D, or C/O), the F~rst letter is 
for drained areas and the second is for undrained areas Only the sods that In rllelr 
natural condition are ip group D are assigned to dual classes. 

Rating Options 

Aggregat~on &thoel- Dornrnant Condition 

Comp~nenl Percent d'ufoff: None SpsctMd 

Tle-brenk Role. Lower 

-------- - 
LSm Natural Rcsowrc~xz Web Soil S u ~ c y  51%4QfI13 

~onscwatiotl ~nrvlca Mattonal Cooperafrve Sorl Sutucy Page 4 of 4 



Tile Gnriield u-atushed lies betivecn the Dixon Creek watershed to the south and the Sequarn Creek 
watershed ro d1e north. The topography of the rvatershed 1s flat with dopes o i  less than 3 percent. 
'The i..ztershed's sods are poorly rlrauled silts, reflccmg the aftla's b ~ p n  as jIluoial terraces formed 
by the %'illamettc River. Tile upper reaches of die zvatershed are ahlost cotllpletelj- developed md 
their I g h  d e p e  sf'hprrvrousness contributes to 11xuc11 oF&t flows through the mlatixdy unda- 
uelopec! reaches do\vnsueam of Highivap 99. hfost of the watershed also expmences a hlgh 
groundwater tflble that reduces the xrolmne and rates of scozmvi?acer mr*luradon. 

The &field ts-attershed con&s. less &an 3% aaes, making it one of' the smallest watersheds .m &e 
Gol-valliis area. Ct,rrendj-, 70 pelcent of tile -.vatershed is zoned industriril. The City's comprel.teilsrve 
zoning indicates that, in the futm, the zoned industlial area may decrease to 61 percent; ho~x7ever, 
the amount of in~pernous surfaces will remain constant due to an increase in cotnrercial aonmg, 

LYiidesprcnd toad cfosures occurred m the Garfield vatexshed duung the February 1996 aoad event. 
Cbsures were repoited m rhe ripper reaches oE the Gariield drajnage systm~, along 51'"~eet, Gas- 
held i;\i.mue, and Clevelarid Avenue. 

10.2 WATERSHIED FINDINGS 

Infolmarion an w-arexshed conditions was obtained by working with City snff to identify mamcc- 
nance and operahon problems, and by modelk% dse. converarlce system for the exrseir~g and fuiute 
build-out scenarios, Figure 10-1 idenrifies the layout of the Garfield tvatesshcd drakage system arid 
some OF ihe major obse~r*ations made during the satexshed study. 

The &&age system m d ~ e  Iower reaches of the Gnrficld a-xtclrshed cotlsi~rs ~nosrlf; of open chsn- 
nels, 1%e chaanels Bow tixough City property that, fox the 111ost part, has a vegetative buffer 
bcm~een the channel and developed meiw, as shown in F i p e  18-2, Photo 1. Canopy coverage is 
ge~lerally good in the lowex =aches, ~ ~ 5 t h  Iaxge txees mid duchts oiwZaws bordering the charnet, 
The char~ne1 i s  dry m rhe s m n e r  and ctxisists mainly of packed earth, as shown in JZ@e f 0-2, 
Photo 2. Etde or  no canopy exists from the r&.oad tracks to &e upper reaches. Much of the. vege- 
tation along the cl~annel i12 this upper reach i s  blaclrlerq~ riuckec, as shown rn Figure 10-2, Photo 3. 
Tile channel bottom consists of b;rre earth; grns~ei and rroody debris nre absent from nlosr of rhe 
channel as shown in Figure 10-2, Photo 4. T h e  cha~inel arid stxcnr~ibanlis provide l ide liabitat value 
aad shout sps of erodmg d u m g  starnl flotvs. 
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TECHNICra hIEi?riORi4NUI_s"bI No. 3 
December 2000 
Page 2 o f  8 

Tablc Tbll-1. 1Vatershed and Subwatershed k c a s  

3 2  Des ip  Storm 

The design s tom utilized for t h i s  projecr was rhe rnirlfaU pattern from December 24 to 29,1998 ((see 
Table -4-1 m the Appendz*. Durrag chis 5-day period, 5.1 5 inches of rain fell, 3.64 iaches r a f  ~vfiich 
ielI m the 24-hour period beginnkg at 1:W p.m, an December 27. This 24-ham irtrensiq is 
appra~dz;irnsrely equal to the 10-).car event for CawaVis predicted by the Oregon CK~lotr: Sewice, 
m e  10-year event has a 10 percent chance of accur~ic~g in any given year or, in odler words, is 
expected to occlu 0x1 avexagc ancc in every 10 yrars). The &ays before md after rlis cadcal2.t hours 
were hcluded ir? tke rnodet a s  to d o t v  die modd t ime to come to equililsn~m. The entire 
December 24 to 2'3,1998 stcsrm fistcihudon is grnplred in TM1-3. 

'fhe rainid disnibrnoan fm the ocher staims modeled, the 2-, 5-,  2 5 ,  arld 100-year sranns, was 
obtained by mulupbing the 10-ycat storm ~*oIumr by flte factars hissed in ?hble Thfl-2. 

Tablc Thfl-2. Design Storm RainhU Multiplier 







YLJ -:- 
Hydiaflmv Express Extension for Aw~oCA50 Civil 3M) 2010 by Autodesk, Inc Saturday, May $4 201 1 

Cir Cufvert. 

Invert Elev Dn (ft) 
Pipe Length (ft) 
Slope (%) 
lnvert Elev Up (ft) 
Rise (in) 
Shape 
Span (in) 
No. Barrels 
n-Vaiue 
Inlet Edge 
Coeff, K,M,c,Y,k 

Embankment 
Top Elevation (fi) 
Top Wdth (ft) 
Crest Width (ft) 

= 82.50 
= 110.00 
= 1.45 
= 84.1 0 
= 36.0 
= Cir 
= 36.0 
= 1 
= 0.020 
= 0 
= 0,0018, 2.5, 0.03, 0.74, 0.2 

Calcufations 
Qmin fcfs) 
Qmax (cfs) 
Tailwater Elev (ft) 

Highligt~ted 
Qtotal (cfs) 
Qpipe (cfs) 
Qovertop (cfs) 
Veloc On (Ws) 
Veloc Up (es) 
HGL an (ft) 
HGL Up {ft) 
Hw Elev (ft) 
HWID (n> 
Flow Regime 

= 210.00 
= 150.94 
= 59.06 
= 21.36 
= 21.35 
= 85.50 
= 98.84 
= 100.26 
= 5.39 
= Outlet Control 



Hydraifow Express - Culvert Report - 0511 411 1 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-575 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-576 



Hydranow Express - Culvert Reporl - 05/14/11 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-577 
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MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
an COUNCIL STAFF REPORT 
EXHIBIT F-578 



Hydraflow Express Extension for Au!oCAD@ C1vil3DS 2010 by Autodask. Inc 

Cir Culvert 

Invert Elev Dn (ft) 
Pipe Length (ft) 
Slope (%) 
Invert Elev Up (ft) 
Rise (in) 
Shape 
Span (in) 
No. Barrels 
n-Value 
lnlet Edge 
Coeff. K,Wl,c,\i,k 

Embankment 
Top Elevation (ft) = 100.00 
Top Width fft) = 50.00 
Crest Width (ft) = 100.00 

Calculations 
Qmin (cfs) 
Qmax (cfs) 
Tailwater Elev (ft) 

Highlighted 
Qtotal (cfs) 
Qpipe (cfs) 
Qovertop (cfs) 
Veloc Dn (Ws) 
Veloc Up (Ws) 
I-IGL Dn (ft) 
HGL Up (ff) 
Hw Elev If?) 
HwID (fZ) 
Flow Regime 

Saturday, May 14 2011 

= 210.00 
= 210.00 
= 0.00 
= 16.71 
= 16.71 
= 86.50 
= 92.07 
= 95.41 
= 2.83 
= lnlet Control 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 I-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-580 



Hydraflow Express - Culvert Report - 05/14/1 I 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-581 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-582 



Hydraflow Express - Culveft Repoe - 0511411 '1 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-583 
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Stormwater Calculations and Information 8 



Revisad Waterline Calculations 
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MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-591 
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Base Gap Merl~ad Hydrant CocfEfrfienr: 0 Diameter uT Kydrant Port: fl 

Fiori at. 20 psi: 2264 





MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-594 
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MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-597 



Cir Calved f 
5 

Invert Eiev Dn (ft) = 82.50 Calculations 
Pipe Length (6) = l lQ.00 Qmin (cfs) = 0.00 

1 
i 

Slope (%) = 145 Qmax (efs) = 210 00 
invert Elev Up (8) 84.1 0 Tailwater Eiev (ft) = 0 
Rise (in) = 4 8 0  i 

Shape = Cir Highlighted 
Span fin) = 48.0 QZotal (cfs) = 210.00 
No. Barrels = 9 Qpipe (cfs) = 210.00 1 - 3 ', 
n-Value = 0.020 Qovertop (cfs) = 0.00 o 
Inlet Edge = 0 Veioc Dn (Ws) = 16.71 0 

4 
Coeff. K,M,c,Y,k = 0.0018, 2.5, 0 03, 0 74, 0 2 Vetoc Up (Ws) = 16.71 ! .F 

HGL Dn ( f t f  
! 

= 86.50 
Embankment MGL Up (ft) = 92.07 Z 

Top Elevation (Ft) = 100.00 Ww Elev (ft) s = 95.41 - 
$ Z 

Top Wdth (ft) = 50.00 HwfD (R) = 2.83 2 
Crest Vlidth (ft} = I00 00 Flaw Regime = lnfet Control 2 
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t-lvdtaflow Ex~ress - Culvert Re~oi-t - 05/14/11 

MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-599 
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MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-600 



MCFADDEN INDUSTRIAL ANNEXATION (ANNII-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-601 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-602 
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MCFADDEN INDUSTRIAL ANNEXATION (ANN11-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-603
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MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-605 
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MCFADDEN INDUSTRIAL ANNEXATION (ANNII-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-606 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-607 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-608 



MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-609 





MCFADDEN INDUSTRIAL ANNEXATION (ANN1 1-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT F-611 



CORVAJtLIS 
ENHANGING COMMUNW LIVABILITY 

MEMOWNDUNI 

DATE: December 21,201 1 

TO: Mayor and City Council 

FROM: Jason Yaich, Associate Planner 

SUBJECT: Correspondence with Councilor Raymond Related to the McFadden 
lndustrial Annexation (ANN1 1-00001) 

On December 19,201 1, Councilor Jeanne Raymond presented several questions to City 
staff regarding the McFadden lndustrial Annexation request. Attached are staff responses 
to those questions. 

The City Council should note that the Planning Commission has approved the 
associated Zone Change, Planned Development, and Willamette River Greenway 
applications, contingent upon Council placement of the annexation question on the May 
2012 ballot and passage of the annexation measure in the May election. There are a 
number of conditions of approval associated with those applications. However, 
because those decisions by the Planning Commission have not been appealed, the sole 
application under consideration by the City Council is the request to place the 
annexation measure on the May 2012 ballot. Consequently, the information provided 
here should be considered in light of the applicable annexation criteria, with an 
understanding that the specific details of the Zone Change, Planned Development, and 
Willamette Greenway applications are not subject to a City Council decision. 



From: 
Sent: 
To: 
Subject: 

Yaich, Jason 
Monday, December 19,201 1 3:24 PM 
Ward 7 
McFadden lndustrial Annexation questions 

Hello Councilor Raymond, 

The following are responses to questions you provided to Kevin Young, after discussing the McFadden lndustrial 
Annexation application with Kevin on December 19th at the Planning Division office. 

1. What is the building setback from the river? 
A 120-ft. High Protection Riparian Corridor setback applies to this site. This 120-ft. setback is measured from the 
top of bank of the Willamette River. This setback is illustrated on the proposed Detailed Development Plan (page 
13 of Exhibit D to the City Council staff report).There are two other development related setbacks that apply to 
the frontage /front yard of the McFadden property as well. The GI zone requires that all buildings be setback 
from the Highway 20 (arterial highway) right-of-way line a minimum of 50 feet (LDC Section 3.24.30.02.b.l). 
Additionally, a 100-ft. development setback applies to the southwest corner of the McFadden property because 
it abuts a residential property line at that location. The 100-ft. and 120-ft. setbacks are best illustrated on page 
13 of Exhibit D, to the City Council staff report (Detailed Development Plan). The 50-ft. setback is not illustrated 
on that page. The 120-ft. Riparian Corridor setback is more restrictive than the 504% arterial highway setback in 
this case because it extends further north into the site. 

2. What use types are precluded? 

The GI zone permits the following uses, which the applicant is voluntarily proposing to not allow (see Condition 
#9, page 6 of Exhibit D to the City Council staff report): 

* kennels 
scrap operations 

* explosive or fuel storage 

3. What is the difference between the County industrial zone versus the City General lndustrial zone in terms of 
review process and permitted uses? 

Uses permitted outright, and through the Conditional Development Permit process, are outlined in the City's GI 
zone, starting of page 143 of Exhibit F to the City Council staff report. Uses permitted outright, and through a 
Conditional Development Permit process in Benton County's Urban lndustrial zone are listed on page 469 of 
Exhibit F to the City Council staff report. 

4. What is the proposed #of  trips -trip cap? 

The applicant is proposing to limit the trip generation in the following manner: 

AM peak hour trips: 719 trip ends (max) 
PM peak hour trips: 736 trip ends (max) 
weekday: 5,957 trip ends (max) 



See Condition # 7 on page 5 of Exhibit D to the City Council staff report. Additionally, Condition # 6 on the same 
page of Exhibit D limits the maximum floor area ratio t o  no more than a total of 855,906 square feet for the 
entire development site. Both conditions work together so that "the floor area shall be the lesser of the FAR 
calculation (as calculated per Condition #6) or the floor area used in the trip end calculation methodotogy." 
Because of the tie between the two conditions, the actual trip generation cap outlined in Condition # 6 may fall 
below that specified in Condition # 7. 

Please let me know if you have any additional questions. 

Sincerely, 

Jason Yaich 
Associate Planner - City of Coivallis Planning Division 





MEMO UM 

DATE: January 3,2012 

TO: Mayor and Council 

FROM: Ken Gibb, Community Development Direc 

RE: Proposed Redevelopment Project 

Councilors and Staff have been receiving several questions and comments regarding a 
building permit application to develop multi-family housing at a site commonly known as 
Wilson Woods. The following will provide background and information about the status 
of the project relative to city permitting: 

The project site is located east of 2gth Street, between Tyler and Polk Streets and 
is about 2.56 acres in size. 

c About 1.76 acres of the site is zoned RS-20 (the City's highest density zone) and 
0.8 acres RS-9U, a medium density zone 

* The current zoning pattern (high and medium density mix) has been in place more 
than 30 years although specific development requirements have changed over 
time. Based on this zoning, at least 40 units are required to meet density 
minimums of the Code 

e Higher density multifamily housing is a permitted use in these zones and there is 
no Planned Development designation on this site. Therefore, there are no 
requirements for public notice and/or a public hearing for development activity 
that meets all provisions of the Land Development Code 

e The site is not located within a Historic District and is not listed in the local or 
national register of historic places. Therefore, the site is not regulated by local 
historic preservation codes 

B A demolition p e d t  was issued on December 28,201 1, for the purpose of 
demolishing the existing 40 units on the site. The permit was approved in 
accordance with Chapter 9 of the Cowallis Municipal Code. No public notice is 
required prior to issuance of a demolition permit 



6 Hazardous materials issues (such as asbestos removal) are typically regulated by 
Oregon DEQ. The City has no statutory authority to hold up permits based on 
these issues. Demolition permits, including that issued for the Wilson Woods 
site, include conditions that make the contractor aware of their legal obligations in 
terms of resolving hazardous materials issues. 

0 City staff are reviewing proposed plans for a project called the Tyler Street 
Townhouses, but a building permit has not yet been issued 

The plans propose 45-50 units with 107 parking spaces. These numbers are 
subject to revision during the plan review process in order to meet Land 
Development Code and Building Code requirements. 

Past, current and future information about the status of this project is available through 
corvalZispermrits.com and by referencing BLD 1 1 -0 1 1 94. 



January 3, 2012 Sandra Gazeley 

I n  developing this application, we've worked pretty closely with the adjacent 
residential and industrial neighbors. We've received valuable feedback & maintained 
good communication with these folks, 

I'm going to briefly discuss a few key points, primarily relating to the "public need" 
decision criterion for the annexation. 

The background section of article 8 of the City's Comprehensive Plan states: "The 
challenge Corvallis faces is to continue diversifying its economic base while retaining 
the stability and quality of life that has marked its past. " That statement was 
adopted by the City in 1998, and is certainly valid today. However, it's extremely 
difficult to diversify when there is not a sufficient inventory of General Industrial land 
to provide choices in the market. " 

Economic Development professionals have provided analyses in our application, 
*. establishing that many traded-sector industries, identified as compatible with this 

community, require relatively large sites and that Corvallis is lacking in such sites. 

Mike Williams, a State of Oregon Industrial Lands Specialist says, 
"Corvallis has been repeatedly and routinely bypassed for scale projects over 20 
acres due to a lack of ready to go, larger-parcel land inventory. " 

Findings in Article 8 of the Comprehensive Plan, regarding industrial land, also 
recognize that, "Many firms require areas of at  least 30 to 50 acres." 

On November 15th, I spoke with Bob Warren, the State Business Development 
Officer for Benton, Lane and Linn counties, He gave me permission to quote him, 
and he further reinforced the findings in our application, stating: "Large industrial 
sites are very important in a community's inventory, and quality large sites are 
incredibly hard to find. Corvallis has extremely limited choices in this land-use 
designation. " 

Every vacant, GI  site over 20 acres is located in the southwest quadrant of the city. 
All have been in the city limits for over 25 years. 

Just to the south of these sites, lies the Airport Industrial Park, which is not in the 
city limits and is not a factor in the decision criterion. We recognize, however, that 
the City owns, operates and maintains this area. While the airport area is suitable 
for many uses, it does not provide the characteristics needed by certain employment 
sectors identified in the "Prosperity That Fits" Action Plan as desirable for and 
compatible with this community. It's also in virtually the same location as the 
vacant, South Corvallis General Industrial sites. Article 8 of the Comprehensive Plan 
calls for a "variety of locations" and "diversity of locations" of industrial land within 
the community. With 100% of the larger GI  sites in one quadrant of the city, there 
is simply no locational diversity, 

The McFadden parcel offers, not only geographic balance, but also markedly different 
characteristics. It would make Corvallis much more competitive in  fostering the 
growth of existing businesses and in recruiting the traded-sector employers it hopes 
to attract. 

Page 1 of 3 



The City's Land Development Information Report does not currently factor in 
wetlands as a development constraint. I n  defining development constraint, DLCD's 
Administrative Rules prominently cite wetlands: (2) "Development Constraints" 
means factors that temporarily or permanently limit or prevent the use of land for 
economic development. Development constraints include, but are not limited to, 
wetlands.. . " 

The South Corvallis General Industrial sites are dominated by Locally Significant 
Wetlands. 

I n  the Executive Summary of a current Industrial Lands Project report, Council of 
Governments staff state: "The extent of wetlands in the Mid- Willamette VaNey has 
been identified both locally and at the state level as an industrial development 
barrier. When wetlands are present on a vacant industrial site, i t  is usually 
necessary for the developer to obtain removal-fill permits from both the Oregon 
Department of State Lands and the US Army Corps of Engineers. This permitting 
process adds time, effort, expense and uncertainty to the development process. " 

Employers, who may otherwise be interested in a parcel of land, are likely to be 
dissuaded when considering the delay, expense and uncertainty inherent in 
extensive wetlands. 

There are also significant issues and constraints relative to provision of public 
services to these vacant GI sites, discussed both in our application and in the staff 
report. 

Additionally, the quantity and quality of power in South Corvallis is sufficient for 
some businesses, but many require greater quantities of redundant electrical power, 
which & available at the subject site. 

When all of these issues are coupled with predominant wetlands, it becomes 
questionable whether these properties are reasonably available as part of a five year 
inventory of General Industrial land. 

Another constraint for certain types of employers is the presence of the Airport 
Approach Safety Zone, depicted by the gold line. The Southern General Industrial 
sites fall within the blue city limits line. Within this Airport Safety Zone, federal 
regulations prohibit places of public assembly, uses that may cause electrical 
interference with navigational or radio signals, anything that could cause impair 
visibility for pilots including glare, smoke and steam. They also prohibit uses which 
create bird strike hazards, such as water impoundments. This could be problematic 
for storm water detention, resulting in another potential development constraint. 

The Airport Approach Safety Zone directly affects about 100 acres of these South 
Corvallis sites. I n  speaking with the City's consultant who is currently updating the 
Airport Master Plan, I understand that this area will be increased to comply with 
current federal regulations. 

Total inventory in one geographic location; that is not easily or cost-effectively 
serviced; and has numerous physical and use constraints, does not equate to 
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reasonably developable land, such as one might expect in a "Five Year Inventory," 
nor does it equate to a sufficient inventory to provide choices in the market place. 

I n  a letter included in our application, Michael Williams, wrote: 
"Several things recommend and differen tiate the (McFadden) site including large 
parcel size, availability of quality electrical service, proximity to HP campus and 
transportation connectivity. " 

Bob Warren, stated, "This site has regional significance and offers unique 
advantages: size; proximity to HP, OSU and e m e r a  businesses; transportation 
connectivity; and quality power." 

John Sechrest, who was the Corvallis Economic Development Director between 2006 
and 2010 stated: "The McFadden property provides a significant opportunity for 
Corvallis to diversify industrial property inventory ... " 

"The current properties available have significant barriers to development and do not 
represent an adequate supply of property to ensure choices in the marketplace." 

"Annexation of this property helps to ensure that Corvallis actually has buildable 
property, which addresses the five year supply of general industrial land. " 

There is vigorous competition to attract and retain the most desirable traded-sector 
employers. With all of its amenities and quality of life, Corvallis should be highly 
competitive for the types of employers it seeks-to attract and retain, but it is 
'repeatedly and routinely bypassed due to a lack of industrial land inventory, " 

The Comprehensive Plan, adopted in 1998 references "stable economic conditions." 
While this City hasn't been hit as hard as some, even in Corvallis, the days when we 
can take economic stability for granted are gone. 

Many people choose to live in Corvallis because of the outstanding quality of life 
that's a hallmark of this community. There are aspects of the City's overall livability 
that are inherent in its location in the Willamette Valley, but other livability factors 
depend upon family- wage jobs and a sufficient tax base to fund education, public 
amenities, facilities and services. Maintaining the quality of life cited in the 
comprehensive plan is possible when there's a healthy, stable economy. 

We realize that the decision criteria, the livability indicators and benchmarks, are not 
weighted. When viewed on balance however, we believe there are substantial 
findings that the advantages of this proposal markedly outweigh any potential 
disadvantages. 
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CamaDlis 
Chamber 
c~ f  C~r~?ts%esce 
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Date: January 3,201 2 

To: Mayor Julie Manning and Corvallis City Council 

Thar-ili yoir io OUP Leadii-tg 
investors for your suppoi?. From: Corvallis Chamber of Commerce Government Affairs Committee 

F)iatinurn Laadrny investors My name is Marcy Eastham and I am the Executive Director of the Corvallis Chamber 

a +e 3i id "'s P n ~ t ~ ~ r a r L ~ ~  of Commerce. I am here tonight representing the Chamber's Government Affairs 
r+~):bc r i3 i j r  '. " 1 2 ~ ~  :'~3 --; 

Committee, which is comprised of representatives of both small and large Corvallis 
~3c l f , r  lob\Pr 

~ I J - , C F I  2 t 5i1. V L  area businesses. These Chamber members care about Corvallis and seek ways to 
Sro:isr, r\iqli,ari :C c :~ . .  PC support local business development and encourage job creation. 

Gold Leading Investors: 

~ v ~ ~ t ; ~ < j t ~ @ ~ ~ 2  F!j:flj{ar<2 f onight, we are lending our voice of support to move the proposed McFadden 

i-12 pit ti 1 !- annexation to the citizens of Corvallis for approval. Our testimony to the Corvallis 
Jea:;ne Srl~lli) & kssocieles, P.C. Planning Commission is in your packet this evening, and our position on this proposal 
?,il&i{e C'r~inpciii!g So!uti::ilr; 

.- -4+. f-',..Pe*r, fi,-$:,3rl cc), I . G~riiti LI - . , a i i , - ~ : i d i . i r  
remains as noted in the document submitted to the Commission. 

We believe that the annexation of this property will give Corvallis opportunities to 

expand job creation, encourage clean industry options, and provide space for small 

businesses to move to the next level. Having that type of space available is an 

important tool for keeping business in our community, and keeping jobs local. 

As we noted in our testimony to the Planning Commission, we support growth that is 

planned, thoughfful, and desirable. We hope the Council will recognize that this is an 

opportunity to take a step forward for the benefit of the citizens of our community and 

the future economic prosperity of our region. 

Thank you for the opportunity to share our support for this proposal. 

420 NW Second Street. Co~iall~s. Oregon 97530 1 541.757.1535 1 coruaIiiscl?atnber.com 
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My name is Curtis Wright. I reside at . here in Corvallis. 

I'm here to speak in favor of your approving an annexation vote for the 
McFadden property. 

As most of you know, I served on the Prosperity That Fits Economic 
Development Man Steering committee, and now serve on the City's Budget 
Commission. It didn't take being on either body very long to realize what 
profound challenges our city faces in achieving economic well-being and 
assuring adequate funding for city services. 

We need more jobs, more better paying jobs in Corvallis. We need more tax 
revenue, especially if it comes from properties that don't draw heavily on city or 
school district services. 

Annexing the McFadden property into our City is a sound and sensible step in 
the right direction toward helping to solve both of those problems. 

The McFadden property has a location and available services that are more like 
what businesses are looking for than most of the industrial land elsewhere in 
Corvallis. It's more likely development will happen here faster, creating more 
jobs, sooner. And because this property isn't in any of the Enterprise Zones, new 
development here will generate new property taxes immediately. 

Annexing the McFadden property can create these positive opportunities. That's 
good for Corvallis. 

Annexing the McFadden property can also prevent negative possibilities. And 
that's even better for the citizens of Corvallis. 

As I understand it, there are some significant natural resources on a portion of 
the property. While the County standards for protection and preservation are 
stringent, our City's are even stronger. With this property in the City, Mother 
Nature fares better than if we leave her out in the Countv. 

Willamette River, on a major highway into our beautiful downtown? Our City's 
zoning wouldn't permit it. With this property actually in the city, Beautiful 
Corvallis doesn't risk an eyesore on land most people already think is within city 
limits. 

Creating positive opportunities. Preventing negative possibilities. It's what the 
citizens of Corvallis can do, if you give them a chance to vote on annexing the 
McFadden property. Please give the voters that chance. Thank you. 
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