
CORVALLIS 
ENHANCING COMMUNITY LIVABILITY 

CORVALLIS 
CITY COUNCIL AGENDA 

July 16, 2012 
6:00pm 

(Executive Session at 5:30 pm) 

Downtown Fire Station 
400 NW Harrison Boulevard 

[Note: The order of business may be revised at the Mayor's discretion. 
Due to time constraints, items 011 the agenda not considered will be 

continued to the next regularly scheduled Council meeting.] 

COUNCIL ACTION 

5:30pm- Executive Session under ORS 192.660(2)(b)(d) (status of discipline/dismissal of a public 
employee; status of labor negotiatio11s) 

6:00pm- Regular Meeting 

I. CALL TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III. ROLL CALL 

IV. PROCLAMATION /PRESENTATION /RECOGNITION 

V. VISITORS' PROPOSITIONS- This is an opportunity for visitors to address the City 
Council on subjects not on the agenda or not related to a public hearing. Each speaker is 
limited to three minutes unless otherwise granted by the Mayor. Visitors' Propositions will 
continue following any scheduled public hearings, if necessary. 

VI. CONSENT AGENDA- The following items are considered to be routine and will be enacted by 
one motion. There will be no separate discussion of these items unless a Council member (or a 
citizen through a Council member) so requests, in which case the item will be removed from the 
Consent Agenda and considered separately. If any item involves a potential conflict of interest, 
Council members should so note before adoption ofthe Consent Agenda. [direction] 

A. Reading of Minutes 
1. City Council Meeting- July 2, 2012 
2. For Information and Filing (Draft minutes may return if changes are made by the 

Board or Commission) 
a. Airport Commission- May 1, 2012 
b. Arts and Culture Commission- June 28, 2012 
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Bicycle and Pedestrian Advisory Commission - June 1, 20 12 
Commission for Martin Luther King, Jr. - May 21, 2012 
Historic Resources Commission -June 7, 12, and 19,2012 
Housing and Commur~ity Development Commission - June 20,2012 
Parks, Natural Areas, and Recreation Board - June 2 1, 2012 
Planning Cornmissiot~ - June 6 and 13, 2012 
Public Art Selection Commission -June 21, 2012 
Watershed Management Advisory Cornmission - April 25, 2012 

B. Confi~nlation of Appointments to Advisory Boards, Commissions, and Committees 
(Budget Commission - Ragsdale, Downtown Commission - Pastega) 

C. Confirmation of Reappointments to Advisory Boards, Commissions, and Committees (Arts 
and Culture Commission - Segel, Parks, Natural Areas, and Recreation Board - Griffiths) 

D. Announcement of Appointments to Advisory Boards, Commissions, and Committees (Ar-ts 
and Culture Commission - Rodgers; Capital Improvement Program Com~nission - 
Humphreys; Citizens Advisoly Commissior~ on Civic Beautification and Urban Forestry - 
Snow; Citizens Advisory Commission on Transit - Weaver de Balan; Downtown 
Commission - Williams; Downtown Commission Parking Committee - Heuchert; Parks, 
Natural Areas, and Recreation Board - MacMullan; Public Ar-t Selection Commission - 
Spencer) 

E. Announcement of Vacancies on Advisory Boards, Commissions, and Committees (Board 
of Appeals - Gerding; Citizens Advisory Com~nission on Civic Beautification and Urban 
Forestry - Castle; Comlnittee for Citizen Involvement - Pierson-Charlton) 

F. Approval of an application for a Limited On-Premise Sales liquor license for Jatinder Pal 
Singh, owner of TriValley Food Mart #102, 5500 SW Philomath Boulevard (Change of 
Ownership) 

G. Approval of a permit to occi~py the public right-of-way (Oregon State University steam line 
project) 

H. Ackno\vledgn~ent of receipt of updated Advisory Boards, Con1missions, and Committee 
directory 

I. Schedule an Executive Session for July 16,2012, at 5:30 pm under ORS 192.660(2)(b)(d) 
(status of discipline/dis~nissal of a public employee; status of labor negotiations) 

J. Schedule an Executive Session for August 6,  2012, at 5:30 pm or following the regular 
meeting under ORS 192.660(2)(d) (status of labor negotiations) 

VII. ITEMS REMOVED FROM CONSENT AGENDA 

VIII. UNFINISHED BUSINESS 
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IX. STANDING COMMITTEE REPORTS, ORDINANCES, RESOLUTIONS, AND MOTIONS 

A. Human Services Committee-July 3, 2012 
1. Corvallis Farmers' Market Annual Report [direction] 

B. Administrative Services Committee- None. 

C. Urban Services Committee- None. 

D. Other Related Matters 

1. A resolution accepting an Oregon Department of Transportation grant ($8, 964) 
for bus stop solar light fixtures procurement, and authorizing the City Manager to 
sign grant documents, to be read by the City Attorney [direction] 

X. MAYOR, COUNCIL, AND STAFF REPORTS 

A. Mayor's Reports 

B. Council Reports 

C. Staff Reports [information] 

1. City Manager's Report- June 2012 
2. 2011-2012 City Council goals update 

XI. NEW BUSINESS 

XII. PUBLIC HEARINGS-7:30pm 

A. A continued public hearing to levy assessments on properties within the Downtown 
Economic Improvement District 
ACTION: An ordinance amending Corvallis Municipal Code Chapter 10.07, 

"Economic Improvement District," as amended, to be read by the City 
Attorney [direction] 

B. A public hearing to consider an annexation request (ANN12-00001- Sather Annexation) 
ACTION: Approval for advance publication of Notice of Receipt of Ballot Title 

[direction] 

XIII. ADJOURNMENT 

For the hearing impaired, a sign language interpreter can be provided with 48 hours' notice prior to the 
meeting. Please call541-766-6901 or the Oregon Communications Relay Service at 7-1-1 to arrange for 
TTY services. A large print agenda can be available by calling 541-766-6901. 

A Community That Honors Diversity 
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TO: 

FROM: 

DATE: 

RE: 

I. ISSUE 

MEMORANDUM 

Mayor and City Council 

Ken Gibb, Community Development Directo 

July 11, 2012 

Continuation of a Public Hearing and Decision to Adopt a Final Ordinance 
Authorizing a Voluntary Economic Improvement District 

At their June 18, 2012, public hearing regarding the authorization of an Economic 
Improvement District to fund the Downtown Corvallis Association, the Council granted a 
continuance of the hearing in order to allow time for the DCA to contact downtown property 
owners and ensure that the rate of participation in the proposed District achieved the 
required 67% of valuation within the District. As part of this process, the DCA further 
refined the District boundary to align with the areas where a concentration of owners have 
agreed to participate. A map of the amended boundary is included in these materials as 
Attachment A. Attachment C contains the original materials provided to Council for the 
June 181

h meeting, for reference. 

As of the writing of this report, the amended boundary and remonstration reversals 
received result in a participation rate of 73.9%, which exceeds the minimum 67% valuation 
threshold . Attachment B contains a list of all eligible properties within the proposed 
District, including information on remonstrances and reversals of previous remonstrances. 

The table below provides a synopsis of the total value of the District, as revised, as well as 
the value and percentage of properties whose owners have remonstrated from participation 
in the assessment in writing at the time of this report. 

Market Value x Percentage of Total Value of 
Market Value $1.25/$1,000 Value of District District 

2012 Assessment Remonstrances Remonstrated Assessment 

$90,338,991 .75 $112,243.59 $29 254.68 26% $82 998.91 

Per State Statute, the District must maintain 67% participation in the District for the EID to 
be approved. As indicated above, the current rate of participation is above that threshold. 
Should property owners choose to remonstrate during the public hearing, those values will 
be added to those already remonstrated in order to calculate the percentage of 
participation. Property owners who have already remonstrated, but choose to reverse their 



remonstrance will be added back into the assessment roll. At the conclusion of the public 
hearing, Councilors are asked to adopt an Ordinance establishing the EID (Attachment 
D) and the proposed rate of assessment for each participating property, which is $1.25 per 
$1 ,000.00 in market value. 

II. Action Requested 

At this time, staff request that the City Council hold the public hearing, allowing the public 
to testify regarding the EID, and allowing property owners the option to remonstrate from 
participation in the assessment district, or reverse prior remonstrances. Following the 
close of the public hearing, and if the percentage of participation in the assessment is 
greater than 67% of the value within the proposed District, the Council is requested to 
adopt an Ordinance establishing the EID and the amended boundary, and the rate of 
assessment for each property. 

Reviewed and Concur 

r, City Attorney 

Attachments 

Attachment A- Map of Proposed EID Boundary (Amended) 
Attachment B -Assessment Spreadsheet as of July 11 , 2012 
Attachment C- June 16, 2012 City Council EID Packet (for reference) 
Attachment D- Ordinance Adopting the EID and Rate of Assessment 



~EID 
~Boundary 

Exempt 
Properties 

NOTE: The boundary shown 
on this map is a graphic 
representation of the 
properties included in the 
EID assessment area. Exact 
property information is 
included in the attached 
spreadsheet detailing 
specific properties included 
in the District. 
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PROPERTIES WITHIN THE AMENDED BOUNDARY OF THE DOWNTOWN ECONOMIC IMPROVEMENT DISTRICT 

MAP TAXLOT SITUS MARKET VALUE ASSESSMENT REMONSTRANCES 

11535CA 06700 360 NW 5TH ST CORVALLIS, OR 97330 $649,650.00 $812.06 

11535CD 00200 240 NW 4TH ST CORVALLIS, OR 97330 $480,435.00 $600.54 

11535CD 00800 UNASSIGNED CORVALLIS, OR $406,535.00 $508.17 -$508.17 

11535CD 00900 560 TO 582 NW VAN BUREN AVE CORVALLIS, OR 97330 $984,558.00 $1,230.70 

11535CD 04600 425 SW MADISON AVE CORVALLIS, OR 97333 $2,041,191.00 $2,551.49 -$2,551.49 

11535CD 04700 116 TO 132 SW 4TH ST CORVALLIS, OR 97333 $1,200,143.00 $1,500.18 -$1,500.18 

11535CD 04900 456 SW MONROE AVE CORVALLIS, OR 97333 $1,787,712.00 $2,234.64 

11535CD 05000 UNASSIGNED CORVALLIS, OR $327,669.00 $409.59 

11535CD 05100 453 TO 459 SW MADISON AVE CORVALLIS, OR 97333 $701,727.00 $877.16 

11535CD 05200 451 SW MADISON AVE CORVALLIS, OR 97333-4718 $194,994.00 $243.74 

11535DB 05100 504 NW 4TH ST CORVALLIS, OR 97330 $183,405.00 $229.26 

11535DB 05200 512 NW 4TH ST CORVALLIS, OR 97330 $251,882.00 $314.85 

11535DB 05500 534 NW 4TH ST CORVALLIS, OR 97330-6411 $214,795.00 $268.49 

11535DB 05700 455 NW TYLER AVE CORVALLIS, OR 97330 $838,833.00 $1,048.54 

11535DB 05800 UNASSIGNED CORVALLIS, OR $173,950.00 $217.44 

11535DB 05900 533 NW 5TH ST CORVALLIS, OR 97330 $177,765.00 $222.21 

11535DB 06000 529 TO 557 NW 5TH ST CORVALLIS, OR 97330 $897,155.00 $1,121.44 

1153SDB 06100 504 NW 3RD ST CORVALLIS, OR 97330 $229,770.00 $287.21 -$287.21 

11535DB 06500 532 NW 3RD ST CORVALLIS, OR 97330 $1,055,720.00 $1,319.65 

11535DB 06800 521 NW 4TH ST CORVALLIS, OR 97330 $171,500.00 $214.38 -$214.38 

11535DB 06900 529 NW 4TH ST CORVALLIS, OR 97330-6410 $352,170.00 $440.21 -$440.21 

11535DB 07000 535 NW 4TH ST CORVALLIS, OR 97330 $398,866.00 $498.58 

11535DB 11100 303 NW HARRISON BLVD CORVALLIS, OR 97330 $357,324.00 $446.66 

11535DB 11200 UNASSIGNED CORVALLIS, OR $178,955.00 $223.69 

11535DB 11300 420 NW 3RD ST CORVALLIS, OR 97330 $382,775.00 $478.47 

11535DB 11400 430 TO 432 NW 3RD ST CORVALLIS, OR 97330 $285,495.00 $356.87 -$356.87 

11535DB 11700 365 TO 385 NW HARRISON BLVD CORVALLIS, OR 97330 $684,915.00 $856.14 -$856.14 

11535DB 12000 435 NW 4TH ST CORVALLIS, OR 97330-6408 $291,410.00 $364.26 -$364.26 ATTACHMENT B- 1 



1153508 12100 360 NW TYLER AVE CORVALLIS, OR 97330 $467,688.00 $584.61 

1153508 12500 442 NW 4TH ST CORVALLIS, OR 97330 $425,717.00 $532.15 

1153508 14000 300 NW 3RO ST CORVALLIS, OR 97330 $1,046,132.00 $1,307.67 

11535DB 14100 UNASSIGNED CORVALLIS, OR $200,616.00 $250.77 

11535DB 14200 UNASSIGNED CORVALLIS, OR $601,887.00 $752.36 

11535D8 14300 335 NW 4TH ST CORVALLIS, OR 97330-4806 $1,782,499.00 $2,228.12 

11535DB 14500 UNASSIGNED CORVALLIS, OR $200,460.00 $250.58 

1153508 15400 415 NW 3RD ST CORVALLIS, OR 97330-6402 $594,555.00 $743.19 

11535DC 01200 257 NW VAN BUREN AVE CORVALLIS, OR 97330 $571,195.00 $713.99 

11535DC 01300 UNASSIGNED CORVALLIS, OR $202,302.00 $252.88 

11535DC 02200 225 TO 235 NW 4TH ST CORVALLIS, OR 97330 $1,260,586.00 $1,575.73 -$1,575.83 

115350C 02300 215 NW 4TH ST CORVALLIS, OR 97330 $298,183.00 $372.73 

11535DC 02500 215 NW JACKSON AVE CORVALLIS, OR 97330 $1,809,564.00 $2,261.96 -$2,261.96 

11535DC 02600 244 NW 2ND ST CORVALLIS, OR 97330 $670,105.00 $837.63 

11535DC 03200 220 TO 230 NW 1ST ST CORVALLIS, OR 97330 $1,089,279.00 $1,361.60 

11535DC 03300 240 NW 1ST ST CORVALLIS, OR 97330 $198,331.00 $247.91 

11535DC 03400 250 NW 1ST ST CORVALLIS, OR 97330 $656,453.00 $820.57 

11535DC 03500 207 NW 2ND ST CORVALLIS, OR 97330 $639,454.00 $799.32 

11535DC 03700 223 NW 2ND ST CORVALLIS, OR 97330 $480,990.00 $601.24 

11535DC 03800 225 TO 235 NW 2ND ST CORVALLIS, OR 97330 $627,457.00 $784.32 -$784.32 

11535DC 04500 160 NW JACKSON AVE CORVALLIS, OR 97330 $290,775.00 $363.47 

11535DC 04600 133 TO 135 NW 2ND ST CORVALLIS, OR 97330 $322,451.00 $403.06 

11535DC 04700 129 NW 2ND ST CORVALLIS, OR 97330 $195,477.00 $244.35 -$244.35 

11535DC 04800 127 NW 2ND ST CORVALLIS, OR 97330 $184,372.00 $230.47 

11535DC 04900 115 TO 121 NW 2ND ST CORVALLIS, OR 97330 $354,574.00 $443.22 

11535DC 05100 103 NW 2ND ST CORVALLIS, OR 97330 $197,574.00 $246.97 

11535DC 05200 207 TO 215 NW MONROE AVE CORVALLIS, OR 97330 $280,642.00 $350.80 -$350.80 

11535DC 05300 106 NW 2ND ST CORVALLIS, OR 97330 $145,533.00 $181.92 -$181.92 

11535DC 05400 108 NW 2ND ST CORVALLIS, OR 97330 $329,447.00 $411.81 -$411.81 

11535DC 05500 120 NW 2ND ST CORVALLIS, OR 97330-4720 $327,068.00 $408.84 
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11535DC 05600 128 NW 2ND ST CORVALLIS, OR 97330 $291,913.00 $364.89 -$364.89 

11535DC 05700 136 NW 2ND ST CORVALLIS, OR 97330 $203,853.00 $254.82 -$254.82 

11535DC 05800 144 NW 2ND ST CORVALLIS, OR 97330-4720 $345,613.00 $432.02 

11535DC 06000 235 NW MONROE AVE CORVALLIS, OR 97330 $2,312,979.00 $2,891.22 

11535DC 06200 375 NW MONROE AVE CORVALLIS, OR 97330 $390,702.00 $488.38 

11535DC 06300 110 TO 128 NW 3RD ST CORVALLIS, OR 97330 $846,462.00 $1,058.08 

11535DC 06400 140 NW 3RD ST CORVALLIS, OR 97330 $1,080,878.00 $1,351.10 

11535DC 06500 153 NW 4TH ST CORVALLIS, OR 97330 $379,210.00 $474.01 

11535DC 06700 127 TO 131 NW 4TH ST CORVALLIS, OR 97330 $454,445.00 $568.06 -$568.06 

11535DC 06800 121 NW 4TH ST CORVALLIS, OR 97330 $435,813.00 $544.77 -$544.77 

11535DC 06900 375 NW MONROE AVE CORVALLIS, OR 97330 $1,079,362 .00 $1,349.20 

11535DC 07000 311 SW MADISON AVE CORVALLIS, OR 97333 $821,775.00 $1,027.22 

11535DC 07100 128 TO 136 SW 3RD ST CORVALLIS, OR 97333 $529,698.00 $662.12 

11535DC 07200 124 SW 3RD ST CORVALLIS, OR 97333 $181,307.00 $226.63 -$226.63 

11535DC 07300 120 SW 3RD ST CORVALLIS, OR 97333 $181,307.00 $226.63 -$226.63 

11535DC 07400 116 SW 3RD ST CORVALLIS, OR 97333 $181,387.00 $226.73 -$226.73 

11535DC 07600 111 SW 4TH ST CORVALLIS, OR 97333 $754,667.00 $943.33 -$943.33 

11535DC 07800 127 SW 4TH ST CORVALLIS, OR 97333 $737,564.00 $921.96 -$921.96 

11535DC 08000 351 TO 355 SW MADISON AVE CORVALLIS, OR 97333 $404,931.00 $506.16 

11535DC 08100 219 TO 235 SW MADISON AVE CORVALLIS, OR 97333 $514,321.00 $642.90 

11535DC 08300 136 TO 140 SW 2ND ST CORVALLIS, OR 97333 $350,400.00 $438.00 

11535DC 08900 104 SW 2ND ST CORVALLIS, OR 97333 $559,323.00 $699.15 

11535DC 09000 100 SW 2ND ST CORVALLIS, OR 97333 $262,597.00 $328.25 

11535DC 09100 103 SW 3RD ST CORVALLIS, OR 97333 $296,885.00 $371.11 

11535DC 09200 113 SW 3RD ST CORVALLIS, OR 97333 $382,264.00 $477.83 -$477.83 

11535DC 09300 119 SW 3RD ST CORVALLIS, OR 97333 $495,446.00 $619.31 -$619.31 

11535DC 09400 121 SW 3RD ST CORVALLIS, OR 97333 $303,684.00 $379.61 

11535DC 09500 137 TO 139 SW 3RD ST CORVALLIS, OR 97333 $525,516.00 $656.90 

11535DC 09600 259 SW MADISON AVE CORVALLIS, OR 97333 $742,019.00 $927.52 

11535DC 09700 255 TO 257 SW MADISON AVE CORVALLIS, OR 97333 $371,215.00 $464.02 
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11535DC 09800 251 SW MADISON AVE CORVALLIS, OR 97333 $237,228.00 $296.54 -$296.54 

11535DC 09900 UNASSIGNED CORVALLIS, OR $403,806.00 $504.76 

11535DC 10000 126 TO 134 SW 1ST ST CORVALLIS, OR 97333 $1,154,820.00 $1,443.53 

11535DC 10200 103 TO 107 SW 2ND ST CORVALLIS, OR 97333 $1,050,000.00 $1,312.50 

11535DC 10400 123 TO 129 SW 2ND ST CORVALLIS, OR 97333 $533,798.00 $667.25 

11535DC 10500 133 TO 135 SW 2ND ST CORVALLIS, OR 97333 $175,767.00 $219.71 

11535DC 10600 137 SW 2ND ST CORVALLIS, OR 97333 $386,335.00 $482.92 

11535DC 10700 143 SW 2ND ST CORVALLIS, OR 97333 $1,372,853.00 $1,716.07 Reversed 

12502AB 00300 246 SW 1ST ST CORVALLIS, OR 97333 $199,602.00 $249.50 Reversed 

12502AB 00400 240 SW 1ST ST CORVALLIS, OR 97333 $808,369.00 $1,010.46 Reversed 

12502AB 00700 215 TO 231 SW 2ND ST CORVALLIS, OR 97333 $947,150.00 $1,183.94 

12502AB 00900 233 SW 2ND ST CORVALLIS, OR 97333 $994,648.00 $1,243.31 Reversed 

12502AB 01000 246 SW 2ND ST CORVALLIS, OR 97333 $98,865.00 $123.58 

12502AB 01100 242 SW 2ND ST CORVALLIS, OR 97333 $99,684.00 $124.61 

12502AB 01300 214 SW 2ND ST CORVALLIS, OR 97333 $271,864.00 $339.83 

12502AB 01400 204 TO 216 SW MADISON AVE CORVALLIS, OR 97333 $907,561.00 $1,134.45 -$1,134.45 

12502AB 01401 208 SW 2ND ST CORVALLIS, OR 97333 $313,755.00 $392.19 

12502AB 01500 260 SW MADISON AVE CORVALLIS, OR 97333 $1,092,360.00 $1,365.45 -$1,365.45 

12502AB 01600 217 TO 219 SW 3RD ST CORVALLIS, OR 97333 $267,743.00 $334.68 

12502AB 01700 229 TO 231 SW 3RD ST CORVALLIS, OR 97333 $205,165.00 $256.46 

12502AB 01800 UNASSIGNED CORVALLIS, OR $200,865.00 $251.08 

12502AB 01900 275 SW 3RD ST CORVALLIS, OR 97333 $3,846,845.00 $4,808.56 

12502AB 02000 340 TO 344 SW 2ND ST CORVALLIS, OR 97333 $429,066.00 $536.33 

12502AB 02800 248 TO 252 SW JEFFERSON AVE CORVALLIS, OR 97333 $204,907.00 $256.13 

12502AB 02900 303 SW 3RD ST CORVALLIS, OR 97333 $752,852.00 $941.07 -$941.07 

12502AB 03100 UNASSIGNED CORVALLIS, OR $202,644.00 $253.31 -$253.31 

12502AB 03200 385 SW 3RD ST CORVALLIS, OR 97333 $469,524.00 $586.91 -$586.91 

12502AB 03700 115 SW WASHINGTON AVE CORVALLIS, OR 97333 $1,206,192.00 $1,507.74 

12502AB 04100 411 SW 2ND ST CORVALLIS, OR 97333 $567,461.00 $709.33 

12502AB 04500 439 SW 2ND ST CORVALLIS, OR 97333-4445 $466,732.00 $583.42 
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12502AB 04600 445 SW 2ND ST CORVALLIS, OR 97333-4445 $483,778.00 $604.72 -$604.72 

12502BA 00100 311 SW JEFFERSON AVE CORVALLIS, OR 97333 $330,117.00 $412.65 -$412.72 

12502BA 00101 250 SW 3RD ST CORVALLIS, OR 97333 $660,786.00 $825.98 

12502BA 00200 234 SW 3RD ST CORVALLIS, OR 97333 $511,043.00 $638.80 

12502BA 00300 230 SW 3RD ST CORVALLIS, OR 97333 $929,001.00 $1,161.25 

12502BA 01100 458 TO 468 SW MADISON AVE CORVALLIS, OR 97333 $1,082,609.00 $1,353.26 

12502BA 01200 215 SW 5TH ST CORVALLIS, OR 97333 $204,672.00 $255.84 

12502BA 03000 350 SW 4TH ST CORVALLIS, OR 97333 $995,445.00 $1,244.31 Reversed 

12502BA 03101 UNASSIGNED CORVALLIS, OR $44,994.00 $56.24 Reversed 

12502BA 03300 350 SW 4TH ST CORVALLIS, OR 97333 $843,397.00 $1,054.25 Reversed 

12502BA 03400 350 SW 4TH ST CORVALLIS, OR 97333 $190,703.00 $238.38 Reversed 

12502BA 03600 324 TO 326 SW 3RD ST CORVALLIS, OR 97333 $976,530.00 $1,220.66 

12502BA 03700 316 TO 322 SW 3RD ST CORVALLIS, OR 97333 $358,270.00 $447.84 

12502BA 04400 349 SW 4TH ST CORVALLIS, OR 97333 $239,960.00 $299.95 -$299.95 

12502BA 04500 442 SW 2ND ST CORVALLIS, OR 97333 $922,655.00 $1,153.32 -$1,153.32 

12502BA 04600 400 SW 2ND ST CORVALLIS, OR 97333 $408,343.00 $510.43 -$510.43 

12502BA 04700 400 SW 2ND ST CORVALLIS, OR 97333 $290,588.00 $363.24 

12502BA 04800 401 TO 411 SW 3RD ST CORVALLIS, OR 97333 $686,369.00 $857.96 -$857.96 

12502BA 04900 421 TO 425 SW 3RD ST CORVALLIS, OR 97333 $567,702.00 $709.63 -$709.63 

12502BA 05000 429 SW 3RD ST CORVALLIS, OR 97333 $407,706.00 $509.63 -$509.63 

12502BA 05100 450 SW 3RD ST CORVALLIS, OR 97333 $4,063,941.00 $5,079.93 

12502BA 12900 536 SW 2ND ST CORVALLIS, OR 97333 $255,727.00 $319.66 

12502BA 13000 524 SW 2ND ST CORVALLIS, OR 97333 $201,767.00 $252.21 

12502BA 13100 510 SW 2ND ST CORVALLIS, OR 97333 $403,413.00 $504.27 

12502BA 13200 500 SW 2ND ST CORVALLIS, OR 97333 $349,287.00 $436.61 -$436.61 

12502BD 00500 521 SW 2ND ST CORVALLIS, OR 97333 $634,656.00 $793.32 

12502BD 00600 535 SW 2ND ST CORVALLIS, OR 97333 $890,448.00 $1,113.06 

12502BD 00700 545 SW 2ND ST CORVALLIS, OR 97333 $1,218,733.00 $1,523.42 

$87' 791,302.00 $109,739.13 -$28,337.56 
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MIXED USE PROPERTIES 

ELIGIBLE 

MAP TAXLOT SITUS MARKET VALUE ASSESSMENT %ELIGIBLE ASSESSMENT REM OS. 

11535DC 02400 347 TO 365 NW JACKSON AVE CORVALLIS, OR 97330 $418,989.00 $523.74 50% $261.87 

11535DC 03600 217 TO 221 NW 2ND ST CORVALLIS, OR 97330 $290,600.00 $363.25 50% $181.63 

11535DC 05000 111 NW 2ND ST CORVALLIS, OR 97330 $232,270.00 $290.34 50% $145.17 

11535DC 08200 138 TO 142 SW 2ND ST CORVALLIS, OR 97333 $660,509.00 $825.64 50% $412.82 

11535DC 07700 117 TO 121 SW 4TH ST CORVALLIS, OR 97333 $449,283.00 $561.60 50% $280.80 -$280.80 

11535DC 07500 100 TO 114 SW 3RD ST CORVALLIS, OR 97333 $1,018,113.00 $1,272.64 50% $636.32 -$636.32 

12502AB 03400 337 TO 361 SW 2ND ST CORVALLIS, OR 97333 $937,376.00 $1,171.72 50% $585.86 

$2,547,689.75 $2,504.46 -$917.12 

TOTAL MARKET VALUE IN DISTRICT $90,338,991.75 

TOTAL ASSESSMENT VALUE $112,243.59 

TOTAL REMONSTRANCES -$29,254.68 

TOTAL REVENUE $82,988.91 

PERCENT PARTICIPATION 73.94% 

LESS THAN 1% OF RMV? 0.0919% 

67% = $75,203.21 

DIFFERENTIAL $7,785.70 

ATTACHMENT B- 6 



MEMORANDUM 

TO: Mayor and City Council 

FROM: Ken Gibb, Community Development Director~ 
DATE: June 14, 2012 

RE: Public Hearing and Decision to Adopt a Final Ordinance Authorizing a 
Voluntary Economic Improvement District 

I. ISSUE 

Following the public hearing and City Council's subsequent authorization on April16, 2012, 
for staff to notify property owners of the proposed assessment amounts for the Economic 
Improvement District (EID), State Statutes 223.112-132 require a second public hearing 
to be held. This hearing allows affected property owners and the public in general to 
provide testimony regarding the proposed EID, and allows commercial property owners 
located within the district, a final opportunity to remove their property from participating in 
the assessment district. 

Staff notified all commercial property owners within the proposed District of their individual 
proposed assessment amounts on May 18, 2012, and provided an opportunity to remove 
properties from the assessment area on or before June 18, 2012. Since the notice was 
mailed, staff· have received a number of remonstrances, and calculated that, in it's 
originally-proposed configuration, the District would not meet the threshold of 67% of the 
valuation within the District participating in the assessment. For this reason, and as in prior 
years, the DCA has proposed to amend the boundary of the proposed District in response 
to patterns of remonstrations along the outer . edges of the District, as shown in 
Attachment A. As of the writing of this report, the amended boundary results in a 
participation valuation of 72.3%, which meets the participation requirement for the 
establishment of the EID. Attachment B shows the originally proposed boundary for 
reference. 

The table below provides a synopsis of the total value of the District, as revised, as well as 
the value and percentage of properties whose owners have remonstrated from participation 
in the assessment in writing at the time of this report. 

Percentage of .Total Value of 
Market Value Market Value x 1.25 Value of District District 

2012 Assessment Remonstrances Remonstrated Assessment 

$107,732,659.75 $134,665.82 $37 402.58 27.7% $97 263.35 

ATIACHMENT C · 1 



Per State Statute, the District must maintain 67% participation in the District for the EID to 
be approved. As indicated above, the current rate of remonstrance is below the 33% 
maximum. Should property owners choose to remonstrate during the public hearing, those 
values will be added to those already remonstrated in order to calculate the percentage of 
participation. Property owners who have already remonstrated, but choose to reverse their 
remonstrance will be added back into the assessment roll. At the conclusion of the public 
hearing, Councilors are asked to adopt a Final Ordinance establishing the EID and the 
proposed rate of assessment for each participating property, which is $1.25 per $1,000.00 
in market value. 

II. Action Requested 

At this time, staff request that the City Council conduct a public hearing, allowing the public 
to testify regarding the EID, and allowing property owners the option to remonstrate from 
participation in the assessment district. Following the close of the public hearing, and if the 
percentage of participation in the assessment is equal to 67% of the value within the 
proposed District, the Council is requested to adopt a Final Ordinance establishing the EID 
and the amended boundary, and the rate of assessment for each property. 

Reviewed and Concur 

Jim Patterson, City Manager 

Attachments 

Attachment A - Map of Proposed EID Boundary (Amended) 
Attachment B - Map of Originally Proposed EID Boundary 
Attachment C- Assessment Spreadsheet as of June 13, 2012 
Attachment D - Final Ordinance Adopting the EID and Rates of Assessment 
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Legend 

c:::J Amended .Boundary 

Exempt Properties 



Legend 

c::J EID Boundary 

~ Exempt Properties 



PROPERTIES PARTICIPATING IN THE DOWNTOWN ECONOMIC IMPROVEMENT DISTRICT 

MAP TAX LOT PROPERTY ADDRESS OWNER MARKET VALUE ASSESSMENT 

11535CA 06500 310 nw 5TH ST CORVALLIS, OR 97330 SPAKOSKYJAY $1,358,301.00 $1,697.88 

11535CA 06700 360 NW 5TH ST CORVALLIS, OR 97330 INVESTMENT MORTGAGE PROPER' $649,650.00 $812.06 

11535CD 00200 240 NW 4TH ST CORVALLIS, OR 97330 BENTON COUNTY $480,435.00 $600.54 

11535CD 00900 560 TO 582 NW VAN BUREN AVE CORVALLIS, OR 97330 GRAY MICHAEL W & KIMBERLY A $984,558.00 $1,230.70 

1153SCD 04600 425 SW MADISON AVE CORVALLIS, OR 97333 WHITE HUGH RICHARD $2,041,191.00 $2,551.49 

11535CD 04700 116 TO 132 SW 4TH ST CORVALLIS, OR 97333 SURFRON & SOONER CO $1,200,143.00 $1,500.18 
1153SCD 04900 456 SW MONROE AVE CORVALLIS, OR 97333 CONNARD CHRISTIE M & $1,787,712.00 $2,234.64 

11535CD 05000. UNASSIGNED CORVALLIS, OR CORL ROBERT D & MAUD K,TR $327,669.00 $409.59 

1153SCD 05ioo 453 TO 459 SW MADISON AVE CORVALLIS, OR 97333 CORL ROBERT D & M AUD K,TR $701,727.00 $877.16 

11535CD 0~200 4515W MADISON AVE CORVALLIS, OR 97333-4718 COLEMAN JOHN N $194,994.00 $243.74 

1153SDB 05100 504 NW 4TH ST CORVALLIS, OR 97330 SEKERMESTROVICH PETER & LIND/ $183,405.00 $229.26 

11535DB 05200 512 NW 4TH ST CORVALLIS, OR 97330 LINDA $251,882.00 $314.85 

11535DB 05500 534 NW 4TH ST CORVALLIS, OR 97330-6411 STEPHENS CARY B & LORI J $214,795.00 $268.49 

1153SDB 05700 455 NW TYLER AVE CORVALLIS, OR 97330 SEKERMESTROVICH PETER & LIND/ $838,833.00 $1,048.54 

11535DB 05800 UNASSIGNED CORVALLIS, OR RINGO ROBERT G $173,950.00 $217.44 

11535DB 05900 533 NW 5TH ST CORVALLIS, OR 97330 RINGO ROBERT G $177,765.00 $222.21 

1153SDB 06000 529 TO 557 NW 5TH ST CORVALLIS, OR 97330 RINGO ROBERT G $897,155.00 $1,121.44 

1153SDB 06500 532 NW 3RD ST CORVALLIS, OR 97330 OF CORVALLIS $1,055,720.00 $1,319.65 

11535DB 07000 535 NW 4TH ST CORVALLIS, OR 97330 OREGON Kl SOCIETY $398,866.00 $498.58 

11535DB 07500 534 NW 2ND ST CORVALLIS, OR 97330-6444 SAUNDERS JASON L & BARKER KIM $218,990.00 $273.74 

11535DB 11100 303 NW HARRISON BWD CORVALLIS, OR 97330 A THOUSAND HILLS LLC $357,324.00 $446.66 

1153SDB 11200 UNASSIGNED CORVALLIS, OR MCMENAMIN$ INC $178,955.00 $223.69 

1153506 11300 420 NW 3RD ST CORVALLIS, O.R 97330 MCMENAMIN$ INC $382,775.00 $478.47 

1153SDB 12100 360 NW TYLER AVE CORVALLIS, OR 97330 RODGERS GARY A & JULIE H $467,688.00 $584.61 

11535DB 12500 442 NW 4TH ST CORVALLIS, OR 97330 EASTGAT€ LLC $425,717.00 $532.15 

11535DB 14000 300 NW 3RD ST CORVALLIS, OR 97330 RINGO ROBERT G, TR $1,046,132.00 $1,307.67 

~153SDB 14100 UNASSIGNED CORVALLIS, OR DSK INC %MCDONALDS REST AURA $200,616.00 $250.77 

~1535DB 14200 UNASSIGNED CORVALLIS, OR BARRffiGEORGE FULLER $601,887.00 $752.36 
() 

$1,782,499.00 $2,228.12 ~1535DB 14300 335 NW 4TH ST CORVALLIS, OR 97330-4806 BARRETT GEORGE FULLER 

~1535DB 14500 UNASSIGNED CORVALLIS, OR DSK INC %MCDONALDS REST AURA $200,460.00 $250.58 _, 
<11535DB 15400 415 NW 3RD ST CORVALLIS, OR 97330-6402 ANDERSON CHARLES L,TR $594,555.00 $743.19 
' 
'i1535DC 00400 305 NW 2ND STCORVALLIS, OR 97330 ROWLEE HOWARD JAMES & SALLII $249,702.00 $312.13 

11535DC 01200 257 NW VAN BUREN AVE CORVALLIS, OR 97330 THIRD & VAN BUREN PROPERTIES I $571,195.00 $713.99 



MAP TAX LOT PROPERTY ADDRESS OWNER MARKET VALUE ASSESSMENT 

11535DC 01300 UNASSIGNED CORVALLIS, OR THIRD & VAN BUREN PROPERTIES I $202,302.00 $252.88 

1153SDC 01800 228 TO 240 NW 3RD ST CORVALLIS, OR 97330 HUGH WHITE, ET Al. $203,853.00 $254.82 

1153SDC 01801 UNASSIGNED CORVALLIS, OR HUGH WHITE, ET Al. $407,706.00 $509.63 

1153SDC 01802 UNASSIGNED CORVALLIS, OR HUGH WHITE, ET Al. $203,853.00 $254.82 

11535DC 02200 225 TO 235 NW 4TH ST CORVALLIS, OR 97330 HUGH WHITE, ET Al. $1,260,586.00 $1,575.73 

11535DC 02300 215 NW 4TH ST CORVALLIS, OR 97330 JACKSON PLACE LLC $298,183.00 $372.73 

11535DC 02600 244 NW 2ND ST CORVALLIS, OR 97330 PASTEGA MARIO $670,105.00 $837.63 

11535DC 02700 . 201 NW 3RD ST CORVALLIS, OR 97330 THIRD & JACKSON BULDING LLC $437,494.00 $546.87 

11535DC 02800 215 NW 3RD ST CORVALLIS, OR 97330 THIRD & JACKSON BULDING LLC $275,691.00 $344.61 

11535DC 03200 220 TO 230 NW 1ST ST CORVALLIS, OR 97330 101 JACKSON LLC $1,089,279.00 $1,361.60 

11535DC 03300 240 NW 1ST ST CORVALLIS, OR 97330 ENDEX PROPERTIES LLC $198,331.00 $247.91 

11535DC 03400 250 NW 1ST ST CORVALLIS, OR 97330 ABBYS FURNITURE INC $656,453.00 $820.57 

11535DC 03500 207 NW 2ND ST CORVALLIS, OR 97330 KATZ JEFF,AG $639,454.00 $799.32 

1153SDC 03700 223 NW 2ND ST CORVALLIS, OR 97330 ENDEX PROPERTIES LLC $480,990.00 $601.24 

11535DC 04500 160 NW JACKSON AVE CORVALLIS, OR 97330 145 SECOND LLC $290,775.00 $363.47 

11535DC 04600 133 TO 135 NW 2ND ST CORVALLIS, OR 97330 KATZ JEFFREY B $322,451.00 $403.06 

1153SDC 04800 127 NW 2ND ST CORVALLIS, OR 97330 MEGY JEFF $184,372.00 $230.47 

11535DC 04900 115 TO 121 NW 2ND ST CORVALLIS, OR 97330 KATZ JEFFREY B $354,574.00 $443.22 

11535DC 05100 103 NW 2ND ST CORVALLIS, OR 97330 MARWONG PROPERTIES LLC $197,574.00 $246.97 

11535DC 05500 120 NW 2ND ST CORVALLIS, OR 97330-4720 TOM KETA K, TR $327,068.00 $408.84 

11535DC 05800 144 NW 2ND ST CORVALLIS, OR 97330-4720 OSU FOLK CLUB THRIFT SHOP $345,613.00 $432.02 

11535DC 06000 235 NW MONROE AVE CORVALLIS, OR 97330 FIRST INTERSTATE BANK $2,312,979.00 $2,891.22 

11535DC 06200 375 NW MONROE AVE CORVALLIS, OR 97330 US NATIONAL BANK OF OREGON~ $390,702.00 $488.38 

11535DC 06300 110 TO 128 NW 3RD ST CORVALLIS, OR 97330 COPPER GUTIER PROPERTIES LLC $846,462.00 $1,058.08 

1153SDC 06400 140 NW 3RD ST CORVALLIS, OR 97330 OLIVETTI THAD C & SHANNON A $1,080,878.00 $1,351.10 

11535DC 06500 153 NW 4TH ST CORVALLIS, OR 97330 GLI REALTY CO $379,210.00 $474.01 

1153SDC 06900 375 NW MONROE AVE CORVALLIS, OR 97330 US NATIONAL BANK OF OREGON~ $1,079,362.00 $1,349.20 

~1535DC 07000 311 SW MADISON AVE CORVALLIS, OR 97333 WENDEL DEE, TR $821,7?5.00 $1,027.22 

f;l1535DC 07100 128 TO 136 SW 3RD ST CORVALLIS, OR 97333 JDTOPS LLC $529,698.00 $662.12 

~11S35DC 08000 351 TO 355 SW MADISON AVE CORVALLIS, OR 97333 HAMLIN MAGEE ENTERPRISES LLC $404,931.00 $506.16 
m 
~1535DC 08100 219 TO 235 SW MADISON AVE CORVALLIS, OR 97333 BOUDREAUX LESTER J JR,TR $514,321.00 $642.90 

<;11535DC 08300 136 TO 140 SW 2ND ST CORVALLIS, OR 97333 CRYSTAL THEATRE PROPERTIES LLC $350,400.00 $438.00 
(j) 

11535DC 08900 104 SW 2ND ST CORVALLIS, OR 97333 LUCAJUSTICE INDUSTRIES LLC $559,323.00 $699.15 

11535DC 09000 100 SW 2ND ST CORVALLIS, OR 97333 UTILE GREGORY E $262,597.00 $328.25 



MAP TAX LOT PROPERTY ADDRESS OWNER MARKET VALUE ASSESSMENT 

11535DC 09100 103 SW 3RD ST CORVALLIS, OR 97333 BURTCO REAL PROPERTY LLC $296,885.00 $371.11 

11535DC 09400 121 SW 3RD ST CORVALLIS, OR 97333 HOANG KIMBER $303,684.00 $379.61 

11535DC 09500 137 TO 139 SW 3RD ST CORVALLIS, OR 97333 WIKE NANCY KATHLEEN $525,516.00 $656.90 

11535DC 09600 259 SW MADISON AVE CORVALLIS, OR 97333 DAY RONALD G & GARNETIA l,TR $742,019.00 $927.52 

11535DC 09700 255 TO 257 SW MADISON AVE CORVALLIS, OR 97333 COLEMAN JOHN N $371,215.00 $464.02 

11535DC 09900 UNASSIGNED CORVALLIS, OR POST OFFICE PROPERTIES LLC $403,806.00 $504.76 

11535DC 10000 126 TO 134 SW 1ST ST CORVALLIS, OR 97333 CORVALLIS INDEPENDENT PROPER' $1,154,820.00 $1,443.53 

11535DC 10100 130 SW MONROE AVE CORVALLIS, OR 97333 146 INVESTMENT CO ETAL $410,382.00 $512.98 

11535DC 10200 103 TO 107 SW 2ND ST CORVALLIS, OR 97333 FAHERTY BRIAN P $1,050,000.00 $1,312.50 

1153SDC 10400 123 TO 129 SW 2ND ST CORVALLIS, OR 97333 SWAMPlAND PROPERTIES LLC $533,798.00 $667.25 

1153SDC 10500 133 TO 135 SW 2ND ST CORVALLIS, OR 97333 HESSEL STEVE $175,767.00 $219.71 

1153SDC 10600 137 SW 2'No ST CORVALLIS, OR 97333 HOANG KIMBER T $386,335.00 $482.92 

12502AB 00300 246 SW 1ST ST CORVALLIS, OR 97333 BLACKLEDGE ERIC R $199,602.00 $249.50 

12502AB 00400 240 SW 1ST ST CORVALLIS, OR 97333 BLACKLEDGE ERIC R $808,369.00 $1,010.46 

12502AB 00700 215 TO 231 SW 2ND ST CORVALLIS, OR 97333 ODD FELLOWS #7 $947,150.00 $1,183.94 

12502AB 00900 233 SW 2ND ST CORVALLIS, OR 97333 BLACKLEDGE ERIC R $994,648.00 $1,243.31 

12502AB 01000 246 SW 2ND ST CORVALLIS, OR 97333 CITIZENS BANK OF CORVALLIS $98,865.00 $123.58 

12502AB 01100 242 SW 2ND ST CORVALLIS, OR 97333 CITIZENS BANK OF CORVALLIS $99,684.00 $124.61 

12502AB 01300 214 SW 2ND ST CORVALLIS, OR 97333 PIZZA IS OUR LIFE LLC %MCFARLA~ $271,864.00 $339.83 

12502AB 01401 208 SW 2ND ST CORVALLIS, OR 97333 THOMPSON DENNY R II $313,755.00 $392.19 

12502AB 01500 260 SW MADISON AVE CORVAlliS, OR 97333 THE 06S $1,092,360.00 $1,365.45 

12502AB 01600 217 TO 219 SW 3RD ST CORVALLIS, OR 97333 CITIZENS BANK OF CORVALLIS $267,743.00 $334.68 

12502AB 01700 229 TO 231 SW 3RD ST CORVALLIS, OR 97333 CITIZENS BANK OF CORVALLIS $205,165.00 $256.46 

.12502AB 01800 UNASSIGNED CORVAlliS, OR CITIZENS BANK OF CORVALLIS $200,865.00 $251.08 

12502AB 01900 275 SW 3RD ST CORVALLIS, OR 97333 CITIZENS BANK OF CORVALLIS $3,846,845.00 $4,808.56 

12502AB 02000 340 TO 344 SW 2ND STCORVALLIS, OR 97333 SEMADENI ENRIQUE & DEBRA KAY $429,066.00 $536.33 

12502AB 02800 248 TO 252 SW JEFFERSON AVE CORVALLIS, OR 97333 FIELD CHARLES E & LYNETIE A,TR $204,907.00 $256.13 

:J2502AB 03700 115 SW WASHINGTON AVE CORVALLIS, OR 97333 BENTON COUNTY HISTORICAL SOC $1,206,192.00 $1,507.74 
-1 

$567,461.00 $709.33 )12502AB 04100 411 SW 2ND 5T CORVALLIS, OR 97333 BENTON COUNTY HISTORICAL SOC 

~ilz5ozAB 04500 439 SW 2ND ST CORVALLIS, OR 97333-4445 
~ 

CORVALLIS RAILWAY & NAVIGATIO $466,732.00 $583.42 

!;l!2502BA 00101 250 SW 3RD ST CORVALLIS, OR 97333 KATZ FAMILY LTD PARTNERSHIP $660,786.00 $825.98 
-1 

LAMPTON JOHN P & AMY H, TR $511,043.00 $638.80 <12502BA 00200 234 SW 3RD ST"CORVALLIS, OR 97333 
' 
'12502BA 00300 230 SW 3RD ST CORVALLIS, OR 97333 BRANDS DAVID $929,001.00 $1,161.25 

12502BA 00500 215 SW 4TH ST CORVALLIS, OR 97333 LIPMAN BUILDING LLC $1,989,155.00 $2,486.44 



MAP TAX LOT PROPERTY ADDRESS OWNER 

12502BA 00700 255 SW 4TH ST CORVALLIS, OR 97333 CREES LLC 

12502BA 00800 363 SW JEFFERSON AVE CORVALLIS, OR 97333 LIPMAN BUILDING LLC 

12502BA 01100 458 TO 468 SW MADISON AVE CORVALLIS, OR 97333 REYNOLDS INVESTMENT GROUP ll 

12502BA 01200 215 SW 5TH ST CORVALLIS, OR 97333 REYNOLDS INVESTMENT GROUP ll 

12502BA 03600 324 TO 326 SW 3RD ST CORVALLIS, OR 97333 BANK OF AMERICA OREGON c/o N• 

12502BA 03700 316 TO 322 SW 3RD ST CORVALLIS, OR 97333 JOLMA MILLIS & MILLER INS 

12502BA 04000 301 SW 4TH ST CORVALLIS, OR 97333 JEFFERSON PLACE OFFICES LLC 

12502BA 04700 400 SW 2ND ST CORVALLIS, OR 97333 SATLLC 

12502BA 05100 450 SW 3RD ST CORVALLIS, OR 97333 SAFEWAY STORES INC #4333 c/o C 

12502BA 12200 316 SW WASHI~GTON AVE CORVALLIS, OR 97333 ANDERTON RENTALS 

12502BA 12900 536 SW 2ND ST CORVALLIS, OR 97333 ALLAN PROPERTIES LLC 

12502BA 13000 524 SW 2ND ST CORVALLIS, OR 97333 ALLAN PROPERTIES LLC 

12502BA 13100 510 SW 2ND ST CORVALLIS, OR 97333 ALLAN PROPERTIES LLC 

12502BD 00500 521 SW 2ND ST CORVALLIS, OR 97333 521 SECOND LLC 

12502BD 00600 535 SW 2ND ST CORVALLIS, OR 97333 HENNESSY KRISTINE G 

12502BD 00700 545 SW 2ND ST CORVALLIS, OR 97333 HENNESSY KRISTINE G 

TOTAL MARKET VALUE WITHIN DISTRICT AND CORRESPONDING ASSESSMENT 

MIXED USE PROPERTIES 

MAP 

1153SDC 

1153SDC 

11535DC 

11535DC 

12502AB 

~ 
() 
:c 
s: 
m z 
-; 
() 

' 
0> 

TAX LOT PROPERTY ADDRESS 

02400 347 TO 365 NW JACKSON AVE CORVALLIS, OR 97330 

03600 217 TO 221 NW 2ND ST CORVALLIS, OR 97330 

05000 111 NW 2ND ST CORVALLIS, OR 97330 

08200 138 TO 142 SW 2ND ST CORVALLIS, OR 97333 

03400 337 TO 361 SW 2ND ST CORVALLIS, OR 97333 

OWNER 

JACKSON PLACE LLC 

BEAVER APARTMENTS LLC 

HOCHFELD PAUL & JANET,TR 

CRYSTAL THEATRE PROPERTIES LLC 

COX THEODORE W 

TOTAL ASSESSMENT VALUE OF All PARTICPATING PROPERTIES WITHIN THE DISTRICT 

MARKET VALUE ASSESSMENT 

$204,867.00 $256.08 

$315,782.00 $394.73 

$1,082,609.00 $1,353.26 

$204,672.00 $255.84 

$976,530.00 $1,220.66 

$358,270.00 $447.84 

$2,227,592.00 $2,784.49 

$290,588.00 $363.24 

$'4,063,941.00 $5,079.93 

$769,138.00 $961.42 

$255,727.00 $319.66 

$201,767.00 $252 .21 

$403,413.00 $504.27 

$634,656.00 $793.32 

$890,448.00 $1,113.06 

$1,218,733.00 $1,523.42 

$76,540,809.00 $95,676.01 

MARKET VALUE ASSESSMENT % ELIGIBLE ASSESSMENT 

$418,989.00 $523.74 SO% $261.87 

$290,600.00 $363.25 50% $181.63 

$232,270.00 $290.34 50% $145.17 

$660,509 .00 $825.64 50% $412.82 

$937,376.00 $1,171.72 SO% $585.86 

$1,587.34 

$97,263.351 



ORDINANCE 2012-_ 

AN ORDINANCE AMENDING MUNICIPAL CODE CHAPTER 10.07 (ECONOMIC 
IMPROVEMENT DISTRICT), ESTABLISHING A BOUNDARY, AND IMPOSING 

ASSESSMENTS ON PROPERTY WITHIN THE DOWNTOWN VOLUNTARY 
ECONOMIC IMPROVEMENT DISTRICT 

WHEREAS, ORS 223.112-223.132 permits the creation ofEconomic Improvement 

Districts, and; 

WHEREAS, the City Council of the City of Corvallis in 1993, authorized the City to create a 

voluntary Economic Improvement District on the downtown area, and; 

WHEREAS, the City Council of the City of Corvallis previously adopted Ordinance 2002-13 

on April15, 2002, which amended Municipal Code Chapter 10.07 to clarify procedural items, 
the formula for apportioning costs, levy limitations, and the term of the District, and; 

WHEREAS, a public hearing in the matter of establishing such a district was held before the 

Corvallis City Council on Aprill6, 2012, deliberations occurred on April16, 2012, and after the . 
public hearing deliberations the City Council adopted Resolution 2012-04, on April16, 2012, to 

establish the district, and; 

·WHEREAS, a second public hearing was held before the Corvallis City Council June 18, 

2012, to consider the appropriate amount of assessments to be imposed upon property within the 

District, and; 

WHEREAS, fewer than 33% ofthe property owners in the District, by value of the property, 

have remonstrated against es~blishment of the District; 

NOW THEREFORE, the City of Corvallis ordains as follows: 

Section 10.07.060. Voluntary Nature of Assessment; Exclusion of Property. Pursuant to ORS 

223.118, the Economic Improvement District project above shall be undertaken, but assessments. 
shall not be levied on any lot or parcel of property if the owner of that property submitted written 

Ordinance - Page 1 of 2 
An Amendment to Chapter 10.07, to Re-authorize the Economic Improvement District 

and Impose Assessments 
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objections at the public hearing. Such properties are hereby excluded from assessment and the 

individual property and assessment data hereinafter set forth shall recognize such exclusion. 

Section 10.07 .150. Individual Property and Assessment Data. Individual property and 

assessment data is set forth in the sheets attached hereto as Exhibit "B" (Property List as· of close 

of public hearing June 18, 2012) and by this reference incorporated herein. 

PASS ED by the City Council this __ day of June, 2012. 

APPROVED by the Mayor this __ day of June, 2012. 

EFFECTIVE this __ day of ____ _, 2012. 

Mayor 

Attest: 

City Recorder 

Ordinance- Page 2 of2 
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ORDINANCE 2012-_ 

AN ORDINANCE AMENDING MUNICIPAL CODE CHAPTER 10.07 (ECONOMIC 
IMPROVEMENT DISTRICT), ESTABLISHING A BOUNDARY, AND IMPOSING 

ASSESSMENTS ON PROPERTY WITHIN THE DOWNTOWN VOLUNTARY 
ECONOMIC IMPROVEMENT DISTRICT 

WHEREAS, ORS 223.112 - 223 .132 permits the creation of Economic Improvement 

Districts, and; 

WHEREAS, the City Council of the City of Corvallis in 1993, authorized the City to create a 
voluntary Economic Improvement District on the downtown area, and; 

WHEREAS, the City Council of the City of Corvallis previously adopted Ordinance 2002-13 

on April 15, 2002, which amended Municipal Code Chapter 10.07 to clarify procedural items, 

the formula for apportioning costs, levy limitations, and the term of the District, and; 

WHEREAS, a public hearing in the matter of establishing such a district was held before the 

Corvallis City Council on April 16, 201 2, deliberations occurred on April 16, 201 2, and after the 
public hearing deliberations the City Council adopted Resolution 2012-04, on April16, 2012, to 

establish the District, and; 

WHEREAS, a second public hearing was held before the Corvallis City Council June 18, 

201 2, and continued on July 16, 2012 to consider the appropriate amount of assessments to be 
imposed upon property within the District, and; 

WHEREAS, fewer than 33% of the property owners in the District, by value of the property, 
have remonstrated against establishment of the District; 

NOW THEREFORE, the City of Corvallis ordains as follows : 

Section 10.07.020 Preliminary Estimate of Cost. The annual cost of the above-referenced 

activities is estimated to be $82,988.91. 

Section 10.07.150. Individual Property and Assessment Data. Individual property and 

assessment data is set forth in the sheets attached hereto as Exhibit "B" (Property List as of close 
of public hearing July 16, 201 2) and by this reference incorporated herein. 

Attachment D 1 



PASSED by the City Council this __ day ofJuly, 2012. 

APPROVED by the Mayor this __ day of July, 2012. 

EFFECTIVE this __ day of _____ , 2012. 

Attest: ---------------
City Recorder 

Mayor 
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TO: 

FROM: 

DATE: 

RE: 

I. ISSUE 

MEMORANDUM 

Mayor and City Council . 

Ken Gibb, Community Development Director~flr\L 
July 9, 2012 

Sather Annexation (ANN12-00001) 

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

The Planning Commission has made a recommendation to the City Council regarding the 
placement of the Sather Annexation on the November 6, 2012, ballot (ANN12-00001). 
Additionally, the Planning Commission has approved the Zone Change request (ZDC12-
00001), which is contingent upon the City Council placement of the Annexation on the 
November 6, 2012, ballot and voter approval of the measure. Upon annexation, zones of 
RS-12 (Medium-High Density Residential) and C-OS (Conservation- Open Space) would be 
applied to the Sather property (Exhibit B-5). 

No appeal was filed regarding the Planning Commission's decision to approve the Zone 
Change. Therefore, the Planning Commission's decision on this matter is final (subject to City 
Council placement of the proposed Annexation on the ballot and voter approval of the ballot 
measure), and this staff report will not address the Zone Change. 

II. BACKGROUND 

The applicant proposes to annex a total of 33.36 acres into the City of Corvallis. This includes 
31.65 acres of private property associated with Tax Lots 1100 and 1200, 0.54 acre of public 
right-of-way, and 1.17 acres of railroad right-of-way. 

June 6, 2012: The Planning Commission held a public hearing on the above-referenced 
Annexation and Zone Change applications (Exhibit D-1). Upon request 
by those testifying at the public hearing, the written record was held open 
an additional seven days. Additional written testimony was submitted by 
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the public and presented to the Planning Commission in a Memorandum 
from staff, dated June 14, 2012 (Exhibit C-13). 

June 20, 2012: Final written arguments and a response from staff related to Planning 
Commission questions was presented to Planning Commission in a 
Memorandum from staff, dated June 20, 2012 (Exhibit C-4). The 
Planning Commission deliberated on the Annexation and Zone Change 
(Exhibit C-1), and decided to: 
1) recommend that the City Council place the proposed Annexation 

before the voters on the November 6, 2012, ballot; and 
2) approve the proposed Zone Change, contingent upon Annexation. 

The Planning Commission adopted the findings contained in the 
June 6, 2012, and June 20, 2012, meeting minutes (EXHIBITS C 
and D) that demonstrate support for approval of the request, as 
well as findings from the May 30, 2012, Staff Report (EXHIBIT E). 

Ill. DISCUSSION 

Since the Planning Commission's decision regarding 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 May 30, 2012, Staff Report to the Planning Commission (EXHIBIT 
E). The Planning Commission adopted the information and findings in the May 30, 2012, 
Staff Report and made findings of support at its June 6, 2012, and June 20, 2012, meetings 
regarding the requests. Relevant topics addressed in the May 30, 2012, Staff Report to the 
Planning Commission include the following criteria and discussion (EXHIBIT E): 

Annexation 
• Applicant's Proposal (EXHIBIT E-3) 

Annexation Review Criteria and Findings (EXHIBIT E-6) 
1. Demonstration of Public Need (EXHIBIT E-8 through E-25) 
2. Advantages to the Community Outweigh Disadvantages (EXHIBIT 

E-25) 
3. Site is Capable of Being Served by Urban Services & Facilities 

(EXHIBIT E-26 through E-36) 
4. Compatibility (EXHIBIT E-37 through E-41) 
Summary and Conclusions on Annexation (EXHIBIT E-41 and E-42) 
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Annexation: 
Consistent with Land Development Code Section 2.6.30.08, the Planning Commission's 
recommendation regarding the placement of an annexation request on ·the ballot is forwarded 
to the City Council for a final decision. As outlined above, the May 30, 2012, Staff Report to 
the Planning Commission presents a complete analysis of the relevant criteria. 

The Planning Commission adopted this analysis and voted unanimously to recommend that 
the Council place the Sather Annexation request (ANN12-00001) on the November 6, 2012, 
ballot. The Planning Commission found that there is a public need for the Annexation, that the 
annexation would provide more advantages than disadvantages to the community, that the 
site is capable of being served by urban services and facilities, and that annexation of the 
subject property would result in compatible development. Given the above discussion, it is 
concluded 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 EXHIBIT A. 

IV. REQUESTED ACTION 

The City Council has the following options relative to the proposed Sather Annexation: 

Option #1: Approve placement of the Sather Annexation (ANN12-00001) on the 
November 6, 2012, ballot; or 

Option #2: Deny placement of the Sather Annexation (ANN12-00001) on the 
November 6, 2012, ballot. 

As evidenced by the findings contained in the May 30, 2012, Staff Report to the Planning 
Commission, the Planning Commission's verbal findings in support of placing the Sather 
Annexation on the November 6, 2012, ballot, (as noted in the minutes of the June 6, 2012, 
and June 20, 2012, Planning Commission meetings), and this July 9, 2012, staff 
memorandum to the City Council, staff and the Planning Commission recommend Option #1. 
If the City Council agrees with this recommendation, it is recommended that the Council 
entertain the following motion: 

MOTION: The City Council moves to tentatively approve the request and to 
place the annexation on the November 6, 2012, ballot, subject to 
adoption of formal findings to be prepared by staff, with 
consideration of the formal findings and the resolution to place the 
annexation on the ballot to occur at the next City Council meeting. 
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V. EXHIBITS AND ATTACHMENTS 

Exhibits: 

Exhibit A Draft Resolution to schedule an election on November 6, 2012, and forward the 
Sather Annexation to the voters, and proposed Ballot Title 

Exhibit B: Planning Commission 06.21.12 Notice of Disposition (Order 2012-039, 
Including Existing and Proposed (if Annexation Measure Passes) District 
Designation Map) 

Exhibit C: Planning Commission 06.20.12 Minutes (Deliberations; including 
Memorandums to Planning Commission, as follows:) 
Attachment A: June 20, 2012, Staff Responses to Planning Commission 

questions and Final Written Arguments from Applicant 
Attachment B: June 14, 2012, Additional Written Testimony received after 

June 6, 2012, Planning Commission public hearing 

Exhibit D: Planning Commission 06.06.12 Minutes (Public Hearing) 

Exhibit E: Planning Commission 05.30.12, Staff Report to the Planning Commission 

Review and Concur: 

SATHER ANNEXATION (ANN12-00001) 
CITY COUNCIL STAFF REPORT 

PAGE4of4 



RESOLUTION 2012 - __ 

A RESOLUTION FORWARDING THE SATHER ANNEXATION TO THE VOTERS AT THE 
NOVEMBER 6, 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 August 6, 2012, continued. 

A resolution submitted by Council person ___ ....;..__ ___ .....;_ __ _ 

WHEREAS, the Corvallis Planning Commission held a duly-noticed public hearing on June 6, 
2012, regarding the Sather Annexation; and 

WHEREAS, the ~~fM~J!i~?;f1an~~.~~0:f)! 
unanimously to r¥:~6~rli~~~. th '" h~z<.· 
November 6, 201~i~ ballof~·}·~nd 

~'<:-'/2 ~ <\:\tj~J 
:;;'/<'4\ ;'N'>"'>'o 

WHEREAS, the ~~~~~~~~tity 
2012, regarding the Sather Annexation; and 

;~and voted 

on July 16, 

WHEREAS, the City Council held deliberations regarding the Sather Annexation on August 6, 
2012;and 

WHEREAS, the City Council found that the Sather Annexation complies with all applicable 
decision criteria of Land Development Code Sections 2.6.30.06 and 2.6.30.07, as evidenced 
in the findings contained in Exhibit A. 

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

A general municipal election shall be held on November 6, 2012. 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 are hereby adopted. 

THE CITY COUNCIL OF THE CITY OF CORVALLIS FURTHER RESOLVES that the Sather 
Annexation, which would annex approximately 33.36 acres of land generally located west of 
SW 35th Street, and north of SW Western Boulevard, to be zoned RS-12 (Medium-High 
Density Residential) and C-OS (Conservation- Open Space), is to be submitted to the legal 
voters of Corvallis, Oregon, for their approval or rejection pursuant to Corvallis City Charter 
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Section 53 at an election to be held on November 6, 2012. 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 November 6, 2012. 
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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: 

Parcel 1 of Partiti 
3 and the Northea 
Meridian, Benton 

Together and With: 

EXHIBIT A 

quarter of Section 
the Willamette 

Parcel 2 of Partition Plat 2007-21, a Partition Plat of record located in the Northwest quarter of Section 
3 and the Northeast quarter of Section 4 of Township 12 South, Range 5 West of the Willamette 
Meridian, Benton County, Oregon. Containing 2.55 acres of land, more or less. 

Together and With: 
Tract "A" of Partition Plat 2007-21, a Partition Plat of record located in the Northwest quarter of 
Section 3 and the Northeast quarter of Section 4 of Township 12 South, Range 5 West of the 
Willamette Meridian, Benton County, Oregon. Containing 0.13 acres of land, more or less. 

Together and With: 
The Southern Pacific Railroad right-of-way described as follows: 
Beginning at the northwest corner of Parcel1 of Partition Plat 2007-21, a Partition Plat of record 
located in the Northwest quarter of Section 3 and the Northeast quarter of Section 4 of Township 12 
South, Range 5 West of the Willamette Meridian, Benton County, Oregon, said point also being on the 
south right-of-way line of the Southern Pacific Railroad; thence North 00°12'00" West 60.35 feet to the 
intersection of the north right-of-way line of the Southern Pacific Railroad and the northerly extension 
of the west line of said Parcel 1; thence South 84 °03'28" East 442.11 feet along said north 
right-of-way line to the point of tangency of said right-of-way (centerline station 111 +55.8); thence 
continuing along said north right-of-way along the arc of a 6030.58 radius curve to the left 409.48 feet 
(the long chord of which bears South 86°37'56" East 409.40 feet) to the intersection of said north 
right-of-way line and the northerly extension of the easterly line of said Parcel 1; thence along said 
northerly extension line South 00°09'55" East 60.02 feet to the most northerly northeast corner of said 
Parcel 1, also being on the south right-of-way line of the Southern Pacific Railroad; thence along said 
south right-of-way line and north line of said Parcel 1 along the arc of a 6090.58 foot radius curve to 
the right 415.54 feet (the long chord of which bears North 86°38'19" West 415.46 feet) to the 
aforementioned point of tangency; thence continuing along said south right-of-way line and north line 
of said Parcel 1 North 84 °03'28" West 435.94 feet to the point of beginning. Containing 1.17 acres of 
land, more or less. 
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Together and With: 
The SW Western Boulevard and SW West Hills Road rights-of-way described as follows: 
Beginning at the northwest corner of that property annexed into the City of Corvallis in Ordinance 
64-86, said point also being the point of beginning described in the City of Corvallis Annexation 
Ordinance 80-90, said point also being on the south right-of-way line of SW Western Boulevard; 
thence along the most easterly line of said property described in Ordinance 80-90 North 00°04'57" 
East 92.49 feet to the intersection of said easterly line and the south line of Tract "A" of Partition Plat 
2007-21, a Partition Plat of record located in the Northwest quarter of Section 3 and the Northeast 
quarter of Section 4 of Township 12 South, Range 5 West of the Willamette Meridian, Benton County, 
Oregon, said poi 29 of · southwest 
corner of said T 
said Tract "A" 
Tract "A"; thence 
foot radius curve 

curvature of said 
a 994.93 

feet) to a 5/8 inch iron rod at the southeast corner of said Tract "A", said point also being on the west 
line of that property annexed into the City of Corvallis in Ordinance 73-1 0; thence along the west line 
of said property described in Ordinance 73-10 South 00°09'56" East 80.00 feet to the south 
right-of-way line of SW Western Boulevard, said point also being the southwest corner of said 
property described in Ordinance 73-10 and also being on the north line of the aforementioned 
property described in Ordinance 64-86; thence along the south right-of-way line of SW Western 
Boulevard and said north line of the property described in Ordinance 64-86 along the arc of a 914.93 
foot radius curve to the left 295. 16 feet (the long chord of which bears South 81 oo 1 '28" West 293.88 
feet) to the point of beginning. Containing 0.54 acres of land, more or less. 

The total combined area of the property described above to be annexed into the City of Corvallis is 
33.36 acres of land, more or less. The basis of bearings for the above described lands is from the 
aforementioned Partition Plat 2007-21. 
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THE CITY COUNCIL OF THE CITY OF CORVALLIS FURTHER RESOLVES that the ballot 
title of the measure and the form in which it shall be printed on the official ballot is as follows: 

BALLOT TITLE 

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

CAPTION: 

SUMMARY: 

Approval of this measure would annex approximately 33.36 acres into the City 
of Corvallis, including 31.65 acres of private property associated with Tax Lots 
1100 and 1200, 0.54 acre of public right-of-way, and 1.17 acres of railroad right
of-way. The site to be annexed is located west of SW 351

h Street, and north of 
SW Western Boulevard. Approximately 30 acres would be zoned RS-12 
(Medium-High Density Residential) and approximately 1 acre would be zoned 
C-OS (Conservation -Open Space), 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. 

Councilor 

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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CASE: 

Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

CORVALLIS PLANNING COMMISSION 
NOTICE OF DISPOSITION 

Sather Annexation 
(ANN12-00001/ ZDC12-00001) 

ORDER. 2012~039 

REQUEST: The applicant requests that the Planning Commission recommend that the City 
Council place a measure on the November 6, 2012, ballot to annex 33.36 acres of 
privately-owned land, public right'-of•way, and railroad right~of-way into the City 
Urn its. The applicant also requests thatthe Planning Commission approve a Zone 
Change to zone the site Medium-High Density Residential (RS-12} and 
Conservation- Open Space (C-OS). The current Benton County zoning of the 
property is Urban Residential - 5 (UR-5}. The Zone Change would be contingent 
upon passage of the annexation measure on the November 2012 ballot. 

APPLICANTS I OWNERS: Alan C. Sather, Ronald C. Sather, Larry G. Sather 
3701 SW Western Blvd. 

LOCATION: 

DECISION: 

Order 201'2-039 

Corvallis, OR 97333 

The site is located at 3701 SW Western Blvd. It is shown on the Benton 
County Assessor's Map 12-5-04, as Tax Lots 1100 and 1200. The site also 
includes the abutting public rights-of-way for SW Western Blvd./ SW West 
Hills Road and the Southern Pacific railroad right-of-way. 

The Corvallis Planning Commission conducted a public hearing on June 6, 
2012, closed the public hearing, and decided to hold the written record open 
for seven additional days to allow for receipt of additional public testimony. 
Additional written testimony was re9eived and presented to the Planning 
Commission, along with final written arguments prepared by the applicant. On 
June 20, 2012, the Planning Commission deliberated, and decided to forward 
the requested Annexation to City Council with a recommendation to place the 
request on the November, 2012 election ballot, for voter consideration. The 
Planning Commission also decided to approve the requested Zone Change 
application (see Attachment B), subject to voter approval of the Annexation 
measure. The Planning Commission adopts the findings contained in the May 
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30, 2012, Planning Commission Staff Report, the Development Related 
Concerns contained in that Staff Report (see Attachment A), and the 
portions of the June 6, 2012, and June 20, 2012, Planning Commission 
minutes that demonstrate support for the Planning Commission's actions. 

The Planning Commission's decision on the Annexation request is a recommendation only, and 
is not an appealable decision. The decision on the Zone Change request may be appealed. If you 
are an affected party and wish to appeal the Planning Commission's decision on the Zone Change, 
appeals must be filed, in writing, with the City Recorder within 12 days from the date that the order 
is signed. The following information must be included: 

1. Name and address of the appellant(s). 
2. Reference the subject development and case number, if any. 
3. A statement of the specific grounds for appeal. 
4. A statement as to how you are an affected party. 
5. Filing fee of $907.30 ($453.65 if appealed by a recognized Neighborhood 

Association). 

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

Signed this 21st day of June, 2012. 

Appeal Deadline I Effective Date: Tuesday, July 3, 2012, at 5 p.m. 
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ATTACHMENT A: 
SATHER ANNEXATION AND ZONE CHANGE (ANN12-00001/ ZDC12-00001) 

DEVELOPMENT RELATED CONCERNS 

Development Related Concerns: 

A. Concurrent with future development of the site, public improvements for the site 
shall be installed per LDC Chapter 4. 0 -Improvements Required With Development 
and shall be consistent with the City's Master Plans. Dedication of additional Right 
of Way may be required. 

B. In accordance with LDC § 4.0.60.e.3, future development ofthe site will require the 
off-site extension of the new collector street to SW 351

h Street and intersection 
improvements associated with the connection of the new local street to SW 351

h 

Street Dedication of additional Right of Way may be required. 

C. 

D. 

The block pattern shown in the applicant's general land use plan includes a half 
s.treet frontage along the southern portion of the western boundary. Per LDC § 
4.0.60.e.2, half width street improvements. as opposed to full width improvements 
are generally not acceptable. If a street layout similar to this is proposed with 
development, a fuU width street, curb to curb, may be required concurrent with 
development. 

While local street connections at the southern boundary of the parcel are required 
to meet block perimeter standards, the City may not allow full access to and from 
the local streets to SW Western Boulevard and SW West Hills Road. Access 
limitations may include right in right out or emergency access only. Traffic studies 
required with future development will aid the City in determining the appropriate 
level of access 

E. Future development OQ the site will need to complete a TIA in accordance with 
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. 

F. A bicycle/pedestrian connection from the site's access on SW 35'h Street to the 
existing path located on the south side of SW Washington Avenue would be 
consistent with the path shown in the 2000 Parks & Recreation Facilities Plan, 
making walking or biking between the development and OSU's campus a viable 
option to vehicular travel. In accordance with 4.0.30.e, the Pranning Commission 
or Director may require off-site pedestrian facility improvements concurrently with 
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development to ensure improved access between a development site and an 
existing developed facility such as a trail system. Future development will need to 
evaluate a pedestrian connection along SW 351

h Street. 

G. With future development, installation of water lines shall be consistent with LDC 
Chapter 4.0 and the City's Water Master Plan. 

H. With future development, installation of sewer lines shall be consistent with LDC 
Chapter 4.0 and the City's Waste Water Utility Master Plan. 

I. 

J. 

Future development on the site that creates 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 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 1A distribution. 

Future development on the site that creates more than 25,000 ft2 of impervious 
surfaces will be required to construct stormwater detention facilities in accordance 
with the LDC § 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. 

K. Future development of the site shall require the installation of a City standard street 
light system in accordance with LDC § 4.0JO.a and 4.2.80.f. 

L. Concurrent with future development of the site, the applicant shall grant 7ft Utility 
Easements (UE) adjacent to all street ROWs according to LDC § 4.0.100.b. 
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ATIACHMENT 8 : 
SATHER ANNEXATION SITE AND ZONE CHANGE 

Zone Map (Existing and Proposed) 

I Sather Annex.:~tlon sne 
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CORVALLIS 
ENHANCIUG COMMUNITY LIVABILITY 

DRAFT 

Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

CITY OF CORVALLIS 
PLANNING COMMISSION MINUTES 

JUNE 20, 2012 

Present 
Jennifer Gervais, Chair 
Frank Hann, Vice Chair 
James Feldmann 
Jim Ridlington 
Roger Lizut 
Ron Sessions 
Tony Howell 

Excused 
Jasmin Woodside 
Roen Hogg, Council Liaison 

SUMMARY OF DISCUSSION 

Agenda Item 

s 

II. Deliberations- Sather Annexation 
& Zone Change (ANN12-00001, 
ZDC12-00001) 

Ill. Old Business 

IV. New Business 

v. Adjournment-7:45p.m. 

Planning Commission, June 20, 2012 

Staff 
Ken Gibb, Community Services Div. Mngr. 
David Coulombe, Deputy Attorney 
Jeff McConnell, Eng. Supervisor, Public Works 
Ted Reese, Civil Engineer, Public Works 
Jason Yaich, Associate Planner 
Mark Lindgren, Recorder 

Visitors 

Information Held for 
Only Further Recommendations 

Review 

X None. 

Motion passed unanimously to 
recommend that the City Council 
place the proposed annexation 
request on the November 2012 ballot. 
Motion passed unanimously to 
approve the zone change request 
contingent on the City Council's 
placement of the associated 
annexation on the November 2012 
ballot; and voter approval of the ballot 
measure. 

Motion passed unanimously to 
endorse the initiation of the text 
amendment relative to OSU street 
standards. 

X The next meetin will be on Jul 18. 

X 
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I 
II. DELIBERATIONS- Sather Annexation & Zone Change (ANN12-00001, ZDC12-00001): 

Chair Gervais asked for comments. Commissioner Lizut stated that the general public 
should have the opportunity to make the decision on what's best in this matter. 

Chair Gervais noted that Commissioner Tony Howell's questions to staff had been 
answered in the packet. She asked commissioners to declare whether there had been any 
ex parte contacts since the close of the public hearing. Commissioner Hann related he'd 
attended the OSU/Corvallis workshop; he said that Mr. Forrest was there and had reiterated 
his previous statements; Mr. Hann concluded that he felt it would not affect his ability to 
render an impartial judgment. 

She highlighted the suggested motion on page 52 in the packet. Commissioner Feldman 
moved to recommend that the City Council place the proposed annexation request on the 
November 2012 ballot; motion seconded by Commissioner Howell. 

Commissioner Howell cited the need for annexation criteria, including a public need for this 
type of land within a five-year window. He said the applicant made a strong case regarding 
the rate of rental vacancies being very low over a period of time. Even with existing similar 
projects on the table, there would still be a very low vacancy rate (estimated at 1.4% in 
testimony). 

Related to the benefits versus weaknesses of the proposal, the applicant distinguished 
between "affordable housing" and "housing affordability"; while the proposal will not be what 
is typically considered affordable, in terms of the market as a whole, it will lead to lower 
student demand for older housing if there is more competition. 

He said proposal disadvantages include that the location is not in the center of campus; 
however, it is still on the edge of it. He said the site's location of 0.9 miles from campus was 
still a reasonable walking and biking distance for students and it is also on multiple transit 
routes. Commissioner Hann concurred, saying 0.9 miles was only a twenty-minute walk. It 
should reduce intrusion into housing to neighborhoods to the north of campus and help 
moderate prices on rentals a little. He said the only problematic aspect was the distance 
from retail centers, but residents should be primarily students traveling to campus, where 
there is a concentration of retail available, so that shouldn't be a problem. 

Commissioner Feldmann said many public comments were related to what happens after 
annexing; he said the commission should not be concerned with that now. Commissioner 
Hann concurred; the commission should focus on recommending whether it should be put 
on the ballot, and it is up to the developer to make the case with the public and address 
concerns about traffic, parking, etc. 
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Commissioner Howell stated that concerns expressed about parking are related to similar 
types of development; there may be modifications that would better address parking needs 
of student-related housing. This property would include new city street standards, with 
parking on both sides, and so should have more capacity than other projects. It also meets 
current standards regarding parking, traffic and protecting natural features and presents a 
general land use plan that shows that it can meet all current standards. There is a possibility 
that if the annexation isn't until November, and there is not an application in place until a 
year after that, there would be newer standards in place that affect parking and other 
issues. 

Motion passed unanimously. 

Chair Gervais highlighted the zone change request. Commissioner Hann moved to approve 
the zone change request contingent on the City Council's placement of the associated 
annexation on the November 2012 ballot; and voter approval of the ballot measure. 
Commissioner Lizut seconded. 

Commissioner Howell highlighted testimony with concerns about zoning, noting that all 
zones compatible with the Comprehensive Plan have similar development standards. 
Without a change in the Comp Plan, this is really the only option available. Some testimony 
contended that annexation should be deferred until the Comp Plan was amended; that was 
considered both in the West Corvallis planning process and the last Comp Plan update, 
both of which occurred after the initial annexation request for this property, so there was 
public awareness of that issue. There was a request to change it through that process, so 
this had some review and the Council decided to keep it as it was in the current Comp Plan. 

Motion passed unanimously. 

Chair Gervais suggested that those opposed to the commission's findings attend the City 
Council meeting. Director Gibb added that the decision can be appealed to the Council, as 
well as the zoning recommendation. Commissioner Gervais said those opposed have 12 
days to appeal past the date of signing. 
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DATE: 

TO: 

FROM: 

SUBJECT: 

MEMORANDUM 

June 20, 2012 

Planning Commission 

Jason Yaich, Associate Planner 

Staff Responses to Planning Commission Questions and Final Written 
Arguments from Applicant Related to the Sather Annexation application (ANN12-
00001/ ZDC12-00001) 

On June 6, 2012, the Planning Commission held a public hearing to consider the Sather Annexation 
and Zone Change application. Upon request by the public, the Planning Commission decided to hold 
the written record open for seven additional days (June 13, 2012). The Planning Commission decided 
to close the public hearing. Written testimony has been received and was forwarded to the Planning 
Commission and applicant on June 14, 2012. 

On June 18, 2012, Planning Commissioner Tony Howell submitted a list of questions regarding the 
application, and requested that staff provide a formal response to those questions. The questions and 
answers are included as Attachment A to this memorandum. 

On June 19, 2012, the applicant submitted final written arguments related to the application and 
testimony received thus far. The final written arguments are included as Attachment B to this 
memorandum. 
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MEMORANDUM 

DATE: June 20, 2012 

TO: Planning Commission 

FROM: Jason Yaich, Associate Planner 

SUBJECT: Staff Responses to Planning Commission Questions Related to the Sather 
Annexation application (ANN12-00001 I ZDC12-00001) 

The following questions were submitted by Commissioner Howell. Answers are provided by staff: 

Question 1: 

At the hearing, staff indicated a transit route runs along Western. Written testimony indicates more 
than one route serving the site. Can you bring additional info on transit route(s) between the site and 
campus? 

Please see the CTS transit map. http://www.d.corvallis.or.us/downloads/pw/CTS-Schedules
SystemMap.pdf. Transit routes 3, C3, 8 and the Philomath Connection all provide service from 
Western Boulevard to OSU's campus and back. 

The OSU Shuttle bus has a stop at the southwest corner of the Reser Stadium parking lot 
adjacent to Western Boulevard. See the map, 
http:/ /oregonstate. ed u/dept/facilities/taps/sites/defaultlfiles/ShuttleBrochure20 11-REV -3-16. pdf. 
This stop is 0.53 miles (2,800') from the site's southern access to Western Boulevard. 

Question 2: 

What is the mileage for a pedestrian or bicyclist from the site to central campus? 

It is 0.90 miles from the access point on 35th Street to the Memorial Union. This is along 35th 
Street, the Washington Way path, and 26th Street. 

Question 3: 

Would the local streets on the site typically have parking on both sides, and would the collector 
typically have bike lanes but no parking? 

Yes, the standard for a local street is to have parking on both sides. Collector streets typically 
do not have parking, but do have bike lanes. 
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Question 4: 

Although dependent on actual development, what off-site improvements would a development similar 
to the GLUP be required to provide? 

A development similar to the one shown would likely be required to provide pedestrian and 
bicycle improvements along 35th Street to connect the site and the existing path along 
Washington Way. They would also be required to construct a collector street between the site 
and 35th Street, as well as any intersection improvements identified in the submitted Traffic 
Impact Analysis, to accommodate traffic impacts associated with development of the site. 
Public utilities, such as the sanitary sewer line, will need to be extended to the site. 

Question 5: 

Testimony indicated that a 1 00-foot width of the existing riparian vegetation along Oak Creek would 
be lost. How does the required protected riparian corridor width compare with the current vegetation 
width? 

In some locations, the existing riparian vegetation at the northeast corner of the site extends 
further west than the 100-Ft. Highly Protected Riparian Corridor, the High Protection Floodway 
Fringe, and the 0.2-ft. Floodway, so the Land Development Code protections would not apply 
to that portion of the riparian vegetation. 
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D 
e n g i n e e r i n g i n c. 

June 20, 2012 

Mr. Jason Yaich 
Associate Planner 
Planning Division 
City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339 

245 NE Conifer P.O. Box 1211 Corvallis, OR 97339 (541) 757-8991 Fax: (541) 757-9885 

SUBJECT: Sather Annexation and Zone Change Application (ANN12-00001/ZDC/12-00001) 
Final Written Arguments 

Dear Mr. Yaich: 

In response to the public testimony provided at the Planning Commission Hearing of June 6, 2012, 
and the Additional Written Testimony Submitted Regarding the above application, dated June 14, 
2012, we would like to offer the following comments: 

GENERAL 

Both oral and written testimony in favor of the application was submitted by the public. This 
testimony stressed the suitability of the location and zoning of this land to provide much-needed 
student housing for the community. 

Overall, our final written arguments address the following areas of concern: 

• Availability of land to ensure choices in the marketplace (review criterion) 
• Lack of affordable housing (criterion: Community-wide Livability Indicators and Benchmarks 
• Traffic (criterion: Advantages Outweigh Disadvantages) 
• Availability of transit, either City or OSU Shuttle (criterion: Capable of Being Served) 
• Capacity of Fire Station #2 (criterion: Capable of Being Served) 
• Other concerns that do not pertain to any applicable review criteria 

Following is a detailed response to each of the above areas of concern, as relevant to applicable 
review criteria. Testimony that does not address any specific criterion is not refuted, as this testimony 
is irrelevant to the Planning Commission's decision. 

AVAILABILITY OF LAND TO ENSURE CHOICES IN THE MARKETPLACE 

A critical element of the demonstration of public need for the annexation is the fact that there does 
not exist at this time a suitable quantity of available land of this type to ensure choices in the 
marketplace. This is evidenced by the rental vacancy rate holding steady at < 1% for several years in 
a row. 
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Mr. jason Yaich 
Associate Planner 
June 20, 2012 
Page 2 

While the completion of existing housing projects under construction, as well as approval of 
additional projects that have been proposed, will have an effect on the current housing shortage, it 
will not be sufficient to increase the rental vacancy rates to desirable levels. Similarly, the role that 
OSU will play by constructing on-campus housing also has a limited effect on the student housing 
shortage. Market research performed by the applicant indicates that, even with the construction of 
7th Street Station, Tyler Street Townhomes, Harrison Apartments, Campus Crest at Witham Oaks off 
campus, and the planned 270-bed dormitory that OSU proposes to construct on-campus, as a result 
of the projected increase in student enrollment, by 2015 there would still be a net deficit of available 
housing for students to rent. The projected vacancy rate in Corvallis for rental housing would still be 
only 1.4%. While this will constitute an improvement over current conditions, it is far from a solution 
to the housing shortage in our community. 

Pursuant to the above, it is fairly certain that OSU's enrollment will, in fact, continue to grow; 
attached is a copy of OSU's housing projected enrollment numbers for the next several years. The 
projected student enrollment in 2019 is anticipated to be nearly 1 Oo/o greater than current 
enrollment. While much speculation can be made about the actual future of higher education 
enrollment within Oregon and elsewhere, it is reasonable to assume that the most credible source 
concerning actual future trends is OSU. 

Lastly, while it is very important that the Collaboration Corvallis project is in the p~ocess of developing 
a plan for the City to accommodate the increased number of OSU students, both current and 
projected, it is not clear if, when, or how this collaborative project will address the pressing housing 
shortage. The existence of this potentially important collaboration is not grounds for denial, since the 
application meets the above applicable criterion. There is no objective reason to assume that the 
Collaboration Corvallis project will result in an increase in available land that will ensure significantly 
more choices in the marketplace than are available now. 

lACK OF AFFORDABlE HOUSING 

Affordable housing, as defined in the LDC, is housing that is provided at below-market cost. As a 
result of this, it is typically not provided by the private sector. For survival in the marketplace private 
businesses must develop housing that provides them a return that is compatible with existing market 
conditions. For that reason, affordable housing is nearly always developed by non-profit 
organizations, which rely either on government subsidies, private charity, or both, to compensate for 
the difference between the below-market rate at which the housing is sold/rented and the actual 
market cost of development. In Corvallis, the two non-profit organizations that develop affordable 
housing are Willamette Neighborhood Housing Services and Benton Habitat for Humanity. While it 
would certainly strengthen the application if one of these entities were involved, the application is 
being put forward by a private sector developer who intends to construct for-profit student housing. 
The application does comply with the majority of livability indicators and benchmarks put forth by 
the LDC, so the Planning Commission will need to determine the relative importance of this single 
livability indicator. 

Furthermore, pertaining to the larger issue of housing affordability in Corvallis (a different issue, 
though related to affordable housing), principles of economics indicate that an increase in the supply 
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Mr. jason Yaich 
Associate Planner 
June 20, 2012 
Page 3 

of available housing in the face of an existing demand will serve to lower prices throughout the 
market city-wide. 

TRAFFIC 

As indicated in the original Application and Traffic Impact Analysis, at a worst case scenario of full 
build-out at maximum density, options exist that would mitigate the traffic impact on the local street 
network so that all intersections operate within the acceptable levels of service (LOS) dictated by City 
standards. Much of the concern expressed in opposition testimony is directed at the claim that many 
of the students will bike or walk to campus. It is important to keep in mind that even under the worst 
case scenario, mitigations can be performed with development that would maintain acceptable LOS 
at all nearby intersections. In other words, the application does not rely on residents walking, biking, 
and/or using public transit to maintain acceptable LOS; that can be met under the worst case. If, on 
a given day, not one single resident uses an alternate transportation mode to commute to and from 
their residence, the traffic levels would still be acceptable per City standards. That many residents on 
many days will likely use alternative modes of transportation only serves to improve the performance. 

The section of the traffic impact study quoted by james and Lois Rawers references the specific traffic 
impacts anticipated at the intersection of SW Western Boulevard at SW West Hills Road. Specifically 
looking at the traffic volumes for this intersection, the worst-case development of the site would result 
in an increase of 3.5% during the morning peak hour and 4.1% during the evening peak hour. These 
comparisons are made between year 2034 background conditions (without development on the 
subject properties) and year 2034 background plus site trips conditions. This is the correct baseline 
for comparison for a planning-horizon analysis. Existing traffic volumes are not directly relevant to the 
calculation since substantial traffic growth will occur at the intersection regardless of whether the 
subject properties are developed or not. Both projected growth calculations are below 5 percent, as 
correctly reported in the traffic impact study. Actual impacts associated with future development are 
likely to be significantly less than those reported ~or the worst-case sc~nario. 

Regarding traffic impacts at other areas, it is true that the worst-case development is projected to 
generate 299 PM peak hour trips; however no single roadway or intersection will accommodate all of 
these site trips even under a worst-case scenario. Instead, these trips will be divided between the two 
access locations (on SW Western Boulevard and on SW 35th Street), and will travel to the north and 
south on SW 35th Street, and to the east and west on SW Western Boulevard. Accordingly, the 
calculations provided by james and Lois Rawers are fundamentally flawed. The actual increases in 
traffic projected on SW 35th Street north of the site access, on SW 35th Street south of SW Western 
Boulevard, on SW Western Boulevard east of SW 35th Street and on SW Western Boulevard west of 
SW West Hills Road are all less than 10 percent for the morning and evening peak hours. 

AVAILABILITY OF TRANSIT 

As indicated in the original application, the CTS Routes 3, C3, 8, and the Philomath Connection 
currently provide service to SW Western Blvd/SW West Hills Road along the site's frontage. 

In addition, the Parking and Transportation Working Group of the Collaboration Corvallis project is 
reviewing the OSU Master Plan as it pertains to shuttle service. This is being done for purposes of 
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Mr. jason Yaich 
Associate Planner 
June 20, 2012 
Page 4 

improving shuttle service efficiency and effectiveness. A possible outcome of this review could be the 
expansion of shuttle service to include SW 351

h St, especially if this site is annexed and a significant 
quantity of students are living in the immediate vicinity. While it is not established that this route 
expansion will actually occur, the application does already meet the requirement for City transit 
service as noted above. The potential for future additional shuttle service to OSU is an added bonus 
that strengthens the application. 

CAPACITY OF FIRE STATION #2 

Per Jeff Prechel, Corvallis Fire Marshal, the annexation of the subject site would have a "nominal" 
effect on the ability of Fire Station #2 to adequately serve and protect the portion of Corvallis under 
its jurisdiction. The details of site development, such as the design of emergency vehicle access 
and/or whether or not buildings are constructed with fire sprinkler systems, have a greater impact on 
a station's ability to provide effective service than the quantity of dwelling units within a territory. As 
the details of site development are to be ascertained at a later date, it is to be assumed that the site 
will be developed in accordance with Corvallis Fire Department standards and that, as such, it is 
capable of being adequately served by them. 

CONCERNS THAT DO NOT ADDRESS APPLICABLE CRITERIA 

Much, of the opposition testimony did not pertain to the review criteria that are applicable for 
annexation. This testimony consisted primarily of: concerns about the design/layout of the submitted 
General Land Use Plan (GLUP), dissatisfaction with existing Land Development Code standards 
and/or Comprehensive Plan Designation of the site, concerns about stormwater quality and/or runoff 
effects from development, concerns about altering the semi-rural nature of surrounding areas, and 
concerns about the construction of off-site improvements (or lack thereof). 

With respect to the GLUP design and layout, it is imperative that the Planning Commission bear in 
mind that the purpose of the GLUP is to demonstrate that the site can be developed to the ?PPiicable 
development standards of the proposed zoning designation, not to .demonstrate how the site will be 
developed. The reasoning behind this requirement is that it would not be advisable to annex a site 
that, due to unusual size, dimensions, access capabilities, Significant Natural Features or any other 
development constraint, could not be developed according the applicable standards of the LDC. The 
GLUP for this site that was submitted with the application demonstrates that the site is developable 
per LDC standards; that is ail it is intended to do and all that it is required to do. Any concerns about 
the actual development of the site would be addressed with the appropriate reviewing body after 
annexation with the submission of detailed development or permit plans. 

Dissatisfaction with existing LDC standards, in particular the applicable parking standards, should not 
be grounds for denial of the application; neither is unhappiness on the part of some members of the 
public with the existing Comprehensive Plan Designation of Medium-high Density Residential. The 
LDC standards must be met by all developers. The discussions about whether or not the LDC parking 
standards are adequate for student housing are not relevant to this annexation application. 

The Comprehensive Plan Designation of Medium-high Density Residential has been in place for this 
site since the 1980's; the entire Comprehensive Plan Map was reviewed as part of the most recent 
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LDC update performed in 2006, and the Planning Commission rejected an application in 2005 that 
involved a Comprehensive Plan Amendment to change the designation to Low-density Residential. 
The City has made it clear that it consciously intends for this land to be developed at medium-high 
density levels; this annexation application unequivocally proposes to comply with this requirement. 

On a related note, concerns about the alteration of the semi-rural nature of surrounding areas are not 
supported either by the LDC or by state law; neither are concerns about the impacts of development 
on existing Significant Natural Features in the area. This site is located within the Urban Growth 
Boundary; according to the Comprehensive Plan, the LDC, and Oregon State Planning Rules, it is 
intended to be developed to urban densities. Again, the Comprehensive Plan Designation of this site 
and surrounding areas has been reviewed by the City and was maintained during the most recent 
update to the Comprehensive Plan Map. Potential compatibility issues have therefore been 
recognized and the LDC standards developed to mitigate potential compatibility conflicts. Issues 
including but not limited to noise, traffic, parking, landscape buffering, setbacks, stormwater 
detention and quality treatment and protection of Significant Natural Features can and will be 
resolved through the detailed development plan approval process. While compatibility issues are 
included as annexation review criteria, without the submission of a Detailed Development Plan in 
conjunction with the annexation application, the de facto resolution of these issues is provided by the 
enforcement of all applicable LDC standards at the time of development. 

Lastly, the lack of existing off-site pedestrian facilities on SW 35th Street is recognized by the 
applicant; it is anticipated that the City will require construction and/or improvement of existing 
facilities with development of the site. All street improvements at the frontage of the site along SW 
Western Blvd/SW West Hills Rd, as well as the intersection of the new Collector Street and SW 35th 
Street are also anticipated by the applicant. In addition, the applicant recognizes the potential need 
for additional off-site mitigations that would facilitate safe bicycle and pedestrian route across SW 35th 
Street and to OSU campus. However, as with the other concerns noted above, these are not relevant 
to the applicable review criteria, but are issues to be resolved upon site development, through the 
detailed development plan application or permit review process. 

If you have any questions, please do not hesitate to call me. 

Lyle E. Hutchens 
Project Manager 

PJW:LEH/PJW 
11~439 jyaich tlnJI written arguments.06·20·12.doc 

Enclosures: OSU Projected Enrollment 
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Fall Headcount, Actual and Projected 1 

through 2019 

2000 (Actual) 2,784 2,842 16,777 19,029 5,502 17,843 

2001 2,978 3,088 18,032 245 20,185 5,469 19,008 

2002 3,418 3,139 18,774 387 21,841 5,478 20,044 

2003 3,287 3,236 18,974 373 23,117 5,505 20,034 

2004 3,338 3,373 19,159 438 23,486 5,161 20,339 

2005 3,533 3,351 19,236 491 24,015 4,989 20,394 

2006 3,425 3,157 19,362 495 24,284 5,002 20,388 

2007 3,433 3,318 19,753 497 24,999 4,836 20,376 

2008 3,666 3,525 20,320 510 21,507 

2009 

2011 (Projected) 4,554 4,241 24,920 763 30,409 5,298 23,271 

2012 4,718 4,309 25,730 839 31,352 5,396 23,520 

2013 4,843 4,369 26,305 872 32,054 5,486 23,736 

2014 4,930 4,421 26,748 889 32,607 5,567 24,019 

2015 4,967 4,443 26,989 893 32,853 5,607 24,189 

2016 5,041 4,504 27,365 907 33,348 5,687 24,488 

2017 5,107 4,560 27,722 920 33,794 5J61 24,794 

2018 5,180 4,624 28,111 933 34,281 5,843 25,132 

2019 

1 This projection was made In May 2010. 
'In this report, OSU Cascades had nine students who were double-counted in Fall 2001 and one in Fall2003. 

Source: OUS Institutional Research, Fall Fourth Week Enrollment Reports. 

Actual and Projected Fall Enrollment 
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FINAL WRITTEN ARGUMENTS I STAFF RESPONSES TO PLANNING COMMISSION QUESTIONS 
ATTACHMENT B-1 (Page 6 of 6) 

2014 

4,731 

4,878 

5,030 

5,032 

4,772 

4,879 

4,889 

5,037 

5,349 

6,105 

6,202 

6,312 

6,403 

6,441 

6,530 

6,613 

2016 2018 

69,508 

73,883 
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MEMORANDUM 

DATE: June 14, 2012 

TO: Planning Commission 

FROM: Jason Yaich, Associate Planner 

SUBJECT: Additional Written Testimony Submitted Regarding the 

Sather Annexation application (ANN12-00001 I ZDC12-00001) 

On June 6, 2012, the Planning Commission held a public hearing to consider the Sather Annexation 
and Zone Change application. Upon request by the public, the Planning Commission decided to hold 
the written record open for seven additional days (June 13, 2012). The Planning Commission decided 
to close the public hearing. Written testimony has been received and is included as attachments to 
this Memorandum. 

SATHER ANNEXATION (ANN12-00001 / ZDC12·00001) 

ADDITIONAL WRITIEN TESTIMONY 

PAGE 1 OF 1 
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City Planning Commission 
Sather Annexation 
(ANN12-0000IIZDC12-00001) 
June 13, 2012 

DearCPC, 
Section 2.6.20(b )Purpose of annexation- provide student housing. Will this developer not be able to fill 

units due to high pricing, fees/parking charges/lease agreements, area location away from campus, owned 
and managed from out of state, or from downturn in students attending college, or the input from current 
and any pending student housing from other developments? Will pricing LDC 2.6.30.07(b)2 Housing 
rental rates and prices for these units be beyond normal for this area making them unaffordable or if 
leased, a percentage of units sublet or staying empty in the summer? Is leasing from this company 
difficult or known to be problematic for student renters? Do lease holders they get their refunds back or 
are they charged for everything upon move out? What is the occupancy rate for this firm for their target 
market, students? 

Housing affordability did not comply on page 19, and this point was not discussed and should be, 
since there are 2 student housing projects built and pending, (Good Sam) that add or detract depending on 
who is talking, for area livability, ease of access to OSU/affordability/lease terms, and each corporations 
set of: fees, fines, parking charges per extra car, fees for onsite security, fees for pets, utility cost, ect. 

Residents as voters, may never hear about affordability for this development in the annexation request 
at all and possibly this is a huge issue, as would be statistic about their ability to rent these many units with 
this many single beds, already built and pending with close in access to OSU. 

OSU Housing and Dining have current vacancy figures for their old and newest residence halls/ student 
housing. Staff note in general in community meetings, the problems with trying to house students if they 
want to be independent. All this is documented, no question. 

Children: Will students with family find it hard to live here and thus be excluded? 
I see one play area with three play items listed in parcel 2, so will this be it for play area for children? 

Will children/students be able to safely travel across inside the development and cross by bike and walk to 
Adams Elemetary/OSU if any of the connections to Western, West Hills and 35th Street are not controlled! 
signaled? 

Since the combination of these parcels into one parcel takes in locally significant riparian and riparian 
wetland, floodplain into which sidewalks/bridges and water treatment/catchment, all buried utility are 
engineered due to area elevation/gravity feed are conceptualized for review to some detail. 

These uses in or near riparian area and loss of this many acres of wetland once connected to the north 
as flood plain for the unincised Oak Creek, and hardened areas/increase use of herbicide, pesticide, 
fertilizer, dormant spray, pet waste put on site over life of the development will add up/ combining to 
decrease water quality for Oak Creek, continuously, and depending on engineering of these water 
detention areas, could increase flow volume to this area, negatively impacting area parcels with in channel 
(Oak Creek) further erosion, higher flood flows due to displacement in 100 year flood plain (High 
Protected Floodway Fringe) Attachment A-5, by sidewalks/planting strips, hardened areas, road way, 
foot/bike bridges(3?) across Oak Creek to 351

h. This amount of hydrologic impact could be significant to 
highly protected areas and to Oak Creek itself. 

The wetland survey found discrepancies between survey done in 2000 see D-177. Current evaluation 
describes area noted as upland, is currently not upland due to standing water, water loving plants and 
disturbed soil. 

Is this a problem? Did this area erode to lowland due to drainage from under the rail road right of 
way/flood scour since twelve years ago? If so this is evidence for some sort of hydrology that needs to be 
disclosed to this site from offisite due to build out by RR/OSU/City of Corvallis in this area. 

Of wetland acres to be mitigated the total does not include Oak Creek (0.36acres) which will be heavily 
impacted due to it's low elevation and the need to locate buried utilities near/within/to and thru and 
connected to this area and it's important use as "stormwater" drainage outfall to Oak Creek. 

With the addition of multiple ped and bike pathways being built into this area to cross Oak Creek at 
least three times I think I am seeing, this many acres of riparian floodplain wetland should be added to the 
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total mitigation amount as currently is omitted. 

Drainage from railroad right of way may currently be flowing under this rr right of way, south bound 
into parcel2, and from hillslope 15-20% slopes with associated springs/water table seep onto site from the 
west. 

Drainage issues along 35th could also be problematic for the function of 35th since March/ April20 12 
flood flows are not disclosed/documented/discussed in this annexation request and, this request does not 
defme perhaps how flooding impacts this site, 35th right of way ditch, or tax lots to the east side of parcel 1. 

I want to know what type of flooding occurs here since flood flows crested to Oak Creek RR crossing, 
what area was also flooded on these parcels. Will the undeveloped parcels on east side be flooded/used as 
drainage area and made unsaleable? 

With area hydrology better defined, any area fill, buildout development here, can increase flood plain 
displacement can add to property damage locally, and add more volume continuously, during winter and 
spring to the Marys River from Oak Creek. Oak Creek may not have any water quality problems in this 
stretch at this time for pollution(chemical,fecal), sediment or temperature. Since some portion of this 
creek may be listed as able to be fish bearing, this may be locally significant to area ecology. 

If the site is built to RS-12 annexed county land, into Corvallis with development pennit 
application, we will have no public input or knowledge of control over what is done to floodplain and put 
into Oak Creek from this rather large parcel with undisclosed amount ("over 5000ft squared") page 28, of 
hardened square feet to be developed to RS-12. Staff notes on page 29, Storm Drainage that, 25,000 
square feet of hardened surface will need storm drainage LDC 4.0.130.b. ofwhich the public may be 
unable to participate in if this is a no public input, building fermit process as it is appearing to be. 

Section 2.6.30.06.c I do not see any bus stop on 35t . Who pays for a new line and stop? 
Wondering how crossings of Oak Creek in the project by sidewalk will connect to 35th Street if three 
sidewalk ROW are noted? How will this developer control and deal with surrounding private property? 
Will these owners have to look at a perimeter fence? 

What will control access to RR ROW by pedestrians if this route is faster to get to the north or campus? 
How often will residents drive 675+ cars and will this add to area congestion? Will children be able to 
safely cross inside the development and get onto 35th, Western and West Hills to walk or bike to Adams, 
town, OSU? Will wait time to exit or enter these two parcels be extensive with traffic flow currently using 
Western, West Hills and 35th? 

Ability to enjoy ones property in rural setting, will be degraded significantly from this development, 
adding an undetermined flux of cars to access the area making multiple trips to OSU and to shop/go to 
work/recreate. With livability benchmark spread sheet noting 13 of21 comply, will the 8 which do not 
comply be critical to address before annexation and if the applicant develops under building permit, it is a 
lost cause that their is public hope these criteria are mitigated? 

Possibly this is difficult to do with this type of proposal as after annexation, the site can be quickly 
developed without public input using this very detailed and expensive application as development request 
adding in only a few more details such as grading plan, utility easement location, lighting, traffic 
engineering and complete and submit traffic study. 

Will an assortment of crimes increase with this amount of infill with this out of area development 
corporation's foci group, youth as students? What is the one person noted by the corporate developer as 
security doing here? We have notice of this security person, as detail possibly to peaceful locals to know all 
is managed cmTectly here with one person security force, and an out of state developer as manager. 

To reduce stress on residents here, will the developer give up/create some area for open spaces and 
park benches? Generally these areas are put into constrained areas where building can not occur, and 
could fragment and impact pristine natural futures and add stress of over use/abuse/foot traffic pressure, 
lawn care waste dumping into fringe unbuildable remaining natural futures if no green space or 
park/pocket parks/benches are planned. No one has time to sit possibly in this development? 

Will lessee's all get in car's and drive will be the kind of energy here with no stopping to enjoy any 
time on foot? OSU folks all may have only minutes to get to class, so will drive and park 600 cars 
someplace. 

Noise from parties, trash pick up, constant noise pollution from lawn care two stroke engines/cars 
starting up, cars moving about will be in this County zone, be ongoing. Light pollution into this County 
zone may create issues with local property owners such that it decreases their residential value due to 
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something coming after they built. 
WiJJ solar access be lost for any of the private parcels which are developed from this developments 

concept and multi level RS-12 or higher density? 

Along the south property line next to Western how are people going to get to these buildings and where 
wiJJ they park? LCD 2.6.30.069(e) Compatibility- there may be no access by car to the far south west 
comer buildings. 

WiJJ people park on Western and access the parcel on foot here? If so, is parking on Western at this 
location is allowable by City and OSU? Will entrance or exit to OSU Foundation be slowed down if 
more traffic uses the neighborhood collector onto 351

h Street waiting to tum, dealing with local back up of 
cars in this area, normally? During game days, access to this site will be limited for x time period. 

After annexation and building permits are issued, how will the public be informed about traffic study 
results from this development because of annexation will impact area residents driving times in this much 
more congestion at x time and during game days? 

I question if the city looked at the old wetland delineation in comparison to the current delineation to 
look at constancy, missing data, if any area botany may have been importantly noted in 2000 or 
overlooked/wrong season from the prior wetland delineation or is the City relying on DSL to do this 
evaluation? 

currently not upland. Is this a problem? Did this area erode to lowland due to drainage from under 
the rail road 

Since this area has upland, possibly cultural resource is probable in the upland. Site is disturbed but 
hopefully wiJJ be surveyed for culturally significance after annexation and building permit application. 

Thanks for your review and recommendation to City Council and thank you for your term as a dedicated 
volunteer! I appreciate your time and energy contributed to a better Corvallis. 

Sincerely, R.Foster 
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Yaich, Jason 

From: 
Sent: 
To: 
Subject: 

Hello Jason, 

kundab@comcast.net 
Wednesday, June 13,2012 4:17PM 
Yaich, Jason 
Proposed development Retreat at Oak Creek 

I attended last weeks city council meeting regarding the proposed Sather Annexation, Retreat at Oak 
Creek, and appreciate the opportunity to comment. Although I did not speak in opposition to the 
annexation at the meeting I am writing about my concerns regarding the proposed annexation and 
the impacts that such a development would have to the local neighborhood and city. 

Let me begin by stating that, in general, I am not anti-growth or against well planned developments, in 
fact, I would be in favor of annexation of the Sather property if the zoning were to remain low density 
and the development was for family housing. I am opposed to this development because I feel the 
impacts that such a high density development would have on the local neighborhood and city/county 
infrastructure have not been adequately addressed. 

The first question that came to my mind at the meeting was why doesn't OSU do something to 
address the lack of student housing and why does the city feel compelled to approve yet another 
development specifically targeted for students, when there are three that I know of, currently under 
development? If additional housing is needed, would it not be cheaper to build student housing in 
multi-level buildings on campus property, such as the recently completed International Student Living 
and Learning center, than off campus? This would also result in less traffic as the students would 
already be on campus. 

Although the developers emphasized planned improvements to existing walk and bike paths, I did not 
see a comprehensive plan on what/where those improvements would be. Currently, no sidewalk 
exists along 35th street from the OSU Foundation property north. From the overlay that I saw it 
appeared that the property annexation would not abut 35th street, which makes one wonder who 
would be responsible for improvements along 35th street, the county? If the annexation is approved, 
without such a comprehensive plan, what guarantee does the city have that those improvements will 
be made? 

I believe the comment made by the developer, that the majority of students would walk, ride bikes or 
take public transportation to the university was overstated and is wishful thinking. I live in the Cole's 
Crossing neighborhood, which is directly south of the proposed development and has several houses 
occupied by college students, and I very seldom see students walking or riding their bikes. To the 
contrary, I have witnessed increased traffic and more cars parked on the neighborhood streets. On 
average each home that is occupied by students has four individuals and each appear to own a 
vehicle. The resulting parking situation is exasperated even further when friends are visiting and their 
vehicles are also parked on the narrow neighborhood streets. To assume that a majority of the 
anticipated 650 plus student residents would not drive to and from classes is not realistic based on 
proximity of the development to where the classrooms on campus are located, and student traffic I 
have witnessed in my neighborhood. 

Although the current university term is nearly completed, and student traffic has diminished, I would 
encourage the city council members to spend some time observing the traffic flow on 35th 

-...... 
0 
0 
0 
0 
'1-
~0:: zo 
Za.. 
<(W -o:: 
ZLL 
aLL 
-<( 
I-I-
~en 
W...J z- ..... zU...-z, 
..... ::>0 
0::01-
W(.J[ij 
::I:>--
1-1-::I: <C->< cnuw 



Street between highway 34 and the railroad crossing north of Oak Creek, and on Western between 
the intersection of 30th Street and the highway 34 intersection. During typical rush hour times it is 
nearly impossible to make a left hand turn from Western onto Deon Drive or a left hand turn from 35th 
onto Western. In addition it is very difficult to access Western from either Sw Ivy Place or Deon 
Drive. The placement of a new access street, into the development with over 650 residents, directly 
across from Deon Drive will make it nearly impossible to access Western without some sort of traffic 
control. 

Others have stated concerns regarding parking in the development, additional protection of Oak 
Creek from 650 plus residents, speeding traffic coming from highway 34 east onto Western around 
the blind corner near SW Ivy Place and Deon Drive and lack of sidewalks, all concerns which I share 
and hope that the council will seriously consider before making their decision. 

As I stated earlier, I am not opposed to development but would encourage that development of the 
Sather property be limited to lower density family housing and not high density student housing where 
nearly every student would be driving to and from the development on already congested streets. 

Thank you for your consideration. 

Brad Kunda 
3715 SW Deon Drive 
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Yaich, Jason 

From: Carl Niedner [cdn@coelo.com] 
Wednesday, June 13, 2012 4:45PM 
Yaich, Jason; Carl Niedner 

Sent: 
To: 
Subject: Input regarding Retreat At Oak Creek project 

Jason--

I understand you are collecting input regarding the proposed "Retreat at Oak Creek" project. 

I live near the proposed annexation site, at 3535 SW Oetjen Avenue, and have researched and testified as to 
relevant neighborhood impact issues concerning similar projects in the past. 
I haven't yet had time to update my research, but I would like to advise you of several broad topics of concern 
that warrant deeper analysis: 

1. Traffic impact: as I understand, the proposed project has traffic entrances/exits only on West Hills road 
near the junction with Western Blvd. This situation is likely to intensifY both the inconvenience and the 
danger associated with this area, particularly around peak traffic times of 0730-0830. 

2. Excess density. The proposed housing density of roughly 79 individuals per acre, or 50,8000 per square 
mile, is excessive in relation to the local neighborhood, the city as a whole -- and, in fact, comparable to 
that of Manhattan (69,500 per square mile). This situation will create a gross imbalance in the character 
ofthe city in this area. 

3. Provision of emergency services. Corvallis Fire Station #2, first due for the proposed location, will be 
absorbing a significant increase in its service volume this coming July 16, due to the closure of Fire 
Station #5. The proposed project (approximately 2600 students) will generate a significant number of 
emergency calls of the types typically associated with students, which will further increase the load on 
Station 2. These factors should be studied and understood using the City's emergency services 
resource planning tools prior to action on the application. Secondary access provision for emergency 
responses should also be considered for a project of this magnitude. An entrance/exit on 35th Street 
would greatly enhance both the traffic impact and emergency services readiness of the project. 

4. Neighborhood cohesiveness: the proposed project is a monoculture of transient student housing. No 
provision is given for neighborhood unity (retail congregation points, pocket parks, etc.), diversity of 
population or architecture, or affordable non-student housing. 

5. Automobile trip generation: based on anecdotal experience from our neighborhood, the developer's 
claims that residents' class commutes will be "primarily bicycle- and pedestrian-based" warrants 
scrutiny. 

6. Developer reputation: neighbors' experience with similar projects undertaken by the same developer 
should be reviewed by sources not directly involved in the approval process. 

I respectfully request the opportunity to present more detailed research regarding these topics at upcoming 
public hearings on the project. 

Thank you very much for your service to the City we love! 

Sincerely, 

Carl D. Niedner 
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Yaich, Jason 

From: 
Sent: 
To: 
Cc: 

Subject: 

Hi Jason, 

Anne-Marie Barnes [amf1952@comcast.net] 
Wednesday, June 13, 2012 10:58 AM 
Yaich, Jason 
'Bruns, Jacque' Bruns; Jmealy@psionetics.com; 'Dick Carozza' Carozza; 'Sue Carozza' 
Carozza; Rachel Polansky; 'Kurt Smith (Co-Chair)' (Co-Chair); 'Bruce and Tina Read'; 
'Courtney Louie'; 'Brad Kunda' Kunda; 'Charlene Yager' Yager; 'Rod & Suzanne Rappe' 
Suzanne Rappe; lena@psionetics.com; Paul Yager Yager; 'Pavan Kumar Hanumolu' 
Hanumolu; 'James Huynh'; 'Jim Olsen'; Chip Cover; JON D POLANSKY POLANSKY 
Re: Sather Annexation - OPPOSED 

In short, I am NOT in favor of the proposed Sather Annexation. My husband and I were the 2nd 
occupants of Coles Crossing. We moved into our new home in May of 2888 and have enjoyed our 
small community of neighbors as well the quiet parcel of land directly across from Dean 
Drive. 

I have been a longtime resident of Corvallis since the 1960s, attended public schools, and 
then went on to OSU where I graduated in 1975. I lived off-campus in an apartment. Back 
then, there was adequate on-campus housing for students as well as plenty of off-campus 
apartments and houses for rent by students. 

My biggest concern, at this point, is what it will do to home values in Coles Crossing as 
well as the surrounding neighborhoods. Not to mention the increased traffic and noise levels 
which will occur--especially on OSU home football games. Currently, our street is overrun 
with cars on game days!! 

I think OSU should rise to the occasion and figure out where they can build more student 
housing on campus so the students don't end up my backyard (so to speak). :-) 

Sincerely, 

:-) 
Anne-Marie Barnes 

On Jun 13, 2812, at 9:38 AM, Yaich, Jason wrote: 

> Hi 
> Your email was received, but there is no message. Did you intend to submit testimony? 
> 
> Jason Yaich 
> 
> -----Original Message-----
> From: Anne-Marie [mailto:amf1952@comcast.net] 
> Sent: Tuesday, June 12, 2812 5:51 PM 
> To: Yaich, Jason 
> Subject: Sather Annexation 
> 
> 
> 
> Sent from my iPhone 

1 



Sather annexation tax lots 11 00 and 1200 

Testimony against the annexation 

June 10, 2012 

Dr. Ryan Mehl Biochemistry and Biophysics Department 
610 SW 351

h St. 2011 Agricultural Life Science Building 
Corvallis, OR 97333 Oregon State University 
r:y_an.m_ehl~oreggn$tate.ed\d 

There has been a great deal of documentation about protecting Oak Creek and 
the riparian corridor in the Sather annexation documents. In this documentation 
there is no mention of the current or expected human impact on the section of 
Oak Creek that is part of the Sather property. Currently with no students living 
near the Sather property a constant and regular number of students visit the 
creek daily. These students walk from the Oregon State campus walk down the 
train tracks and enjoy sitting in and interacting with the creek. A random sampling 
of 20 days between April 1st and June 1st 2012 have shown that a minimum of 5 
students per day visit Oak Creek. An average of 8 ± 2 was sampled for that 
period. 

Since the current student interaction with the creek is significant, it can only be 
expected that with 650 OSU students living directly next to Oak Creek that the 
number of students interacting with the creek significantly. The students will need 
to cross it multiple times daily, which will also likely dramatically increase the 
human traffic in the creek and riparian corridor. The annexation documents make 
no mention of what increase in human traffic is expected, how this increase in 
traffic will effect the protect wild life area, or how traffic will be mitigated as to not 
adversely impact Oak Creek or the riparian corridor. 

Based on the documentation, it is clear that the overall width of the riparian 
corridor will be narrowed by about one half its current width. This will remove 
about half of the trees within 100 feet of the creek edge. Removing half of the 
vegetation in the riparian corridor will remove natural buffering capacity that 
handles the current OSU student interactions. An increase in student contact with 
the creek and riparian corridor along with removal of a significant portion of the 
vegetation will have a significant impact on the health of the natural area. The 
request here is that the annexation be put on hold until two items are satisfied. 
(1) The appropriate data on the student impacts of Oak Creek or the riparian 
corridor can be gathered. (2) The appropriate measures can be agreed on that 
will protect the area in question from an increase in student traffic. 



Yaich, Jason 

From: 
Sent: 
To: 
Subject: 

Hello, 

Martha Smith [meps737@comcast.net] 
Wednesday, June 13, 2012 12:04 AM 
Yaich, Jason 
Sather Annexation 

My name is Martha Smith; I live in the Cole's Crossing neighborhood. We are located directly 
across Western Blvd. from one of the proposed entrances to "The Retreat at Oak Creek" - the 
development planned if the Sather Annexation is approved by voters. 

My concerns about the annexation are many, but my biggest worries are about parking and 
traffic changes in the area. 

PARKING 
1. The developers claim that "Most Retreat residents will bike or walk to campus." Regardless 
of the validity of this claim, most of those residents will also own cars, and those cars 
must be parked somewhere. City code does not allow sufficient parking to handle a development 
built expressly for students. Because this particular property is isolated from other 
neighborhoods and streets, and I assume no parking will be allowed on either Western Blvd. or 
35th St., there will be no place for overflow parking except in the two small neighborhoods 
across Western (Cole's and Ivy St). 

2. The simple question that must be answered before annexation and development: Where will 
the cars go? 

TRAFFIC 
1. Understanding that most residents will own cars, knowing that Corvallis weather does not 
encourage biking or walking much of the school year, and acknowledging that most residents 
will use their cars for many activities in town, there will be a significant increase in 
traffic in and out of the development and at the intersection of 35th St. & Western Blvd. 
That intersection is already very busy during rush hours. There is no left turn lane on 
northbound 35th St. 

2. The traffic patterns are already busy, sometimes confusing, and always a bit dangerous on 
Western Blvd. from 35th St. west past the point where Western splits and West Hills Rd. 
begins. Even a controlled entrance/exit will exacerbate existing problems. 

3. My second question: Who bears the responsibility for making changes and improvements on 
those streets and intersections and when will changes be made? 

It seems that the city is currently in the process of trying to respond appropriately to the 
burgeoning need for student housing and the effect this has on our community. Collaboration 
Corvallis, with its three work groups - Planning, Parking/Traffic, and Livability - is an 
ongoing project. The results of their studies and recommendations could resolve many of the 
parking and traffic issues involved, but only if the annexation does not go before voters 
until after their work is done. 

I believe that it is a mistake to approve annexation of the Sather property until these very 
serious issues are resolved and that a development of this size must not occur until 
Collaboration Corvallis has completed its work and its recommendations are in place. 

Thank you, 
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Martha Smith 
3730 SW Dean Drive 
Corvallis 
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Yaich, Jason 

From: 
Sent: 
To: 
Subject: 

Hello -

Sue Carozza [secarozza@yahoo.com] 
Tuesday, June 12, 2012 5:00PM 
Yaich, Jason 
Proposed annexation at Western & 35th 

I want to add my concerns regarding the proposed annexation of the land by Western and 35th 
for high density apartments, presumably for OSU students. I'm sure I echo others concerned 
about traffic and parking congestion. I would strongly suggest a realistic approach to 
estimating the required amount of parking spaces the project would have to include. Although 
there seems to be an operating assumption that these residents will walk to campus, they will 
still have cars to park at their residence. We have direct experience with this in Cole's 
Crossing, where there are multiple houses with student residents. They by and large walk or 
bike to campus. But our street still looks like a used car lot. Our fear is that our street 
will be seen as convenient "overflow" parking. We already experience this every home football 
game - I was once trapped in my own driveway for a game because of parking on both sides of 
the street plus partially in front of my drive. 

The other primary issue is traffic entering Western Ave. With the curve in Western just after 
35th, plus the other street feeding in there it is already a nightmare trying to get onto 
Western. Any additional traffic there will dramatically increase the odds of collisions or 
worse - there is a lot of foot and bike traffic on Western and there is no sidewalk for a 
good part of that stretch. 

At a minimum, I hope the planning board members all tour the area and get a sense for the 
traffics patterns and issues. 

Thank you for the opportunity to comment, and I appreciate your efforts -

Sue Carozza 
3735 SW Deon 

Sent from my iPad 
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June 11, 2012 

City of Corvallis 
Planning Commission 
501 SWMadisonAve. 
Corvallis, Or. 97331 

Re: Sather annexation/development 

Dear Commissioners: 

RECEIVED 
JUN 1 2 2012 

I own the property directly west of the proposed annexation/development and appreciate you 
considering my following comments: 

I attended the meeting held by the developers and received a copy of the proposed layout of 
the development. At that meeting, I was informed this map was only a "conceptual" layout, 
and "that anything could change." I heard that comment several times at the meeting. It seems 
confusing to me that this proposal could be presented to the neighbors in such vague terms. What 
exactly would be changed? It was unsettling. 

On this particular "conceptual" drawing, two lower roads and several sidewalks empty directly onto 
Hanson Street, which is a privately-owned drive. Is the ultimate plan to empty some of the 
traffic onto Hanson Street, even though it is a private drive? Hanson Street is not wide enough 
to accommodate much traffic. 

Does the developer plan any on site parking at the complex. If so, how many spaces for 650 residents? 

When the developer and engineer presented the plan at the meeting June 6, they kept throwing 
out the 1% vacancy rate in Corvallis, but presented no statistical study which would include all 
the units presently under construction. 

The developer and engineer presented no traffic statistics or traffic studies that would support 
this magnitude of development. How could this be omitted during their presentation? 
The developer also stated that their company was the first to propose such a development on the 
Sather property. The same development was proposed a couple years ago by another 
developer. The developer's presentation sounded more like a used car salesman pitch, than the 
enormous project it is. 

During their presentation both the developer and the engineer claimed this would relieve the 
"residential neighborhoods" of living next to the students. Are the residents next to the proposed 
development chopped liver? It would impact all of the residents surrounding the area greatly. 

I've lived in Corvallis 25 years. I own and operate The Hanson Country Inn. Since I've lived 
here I've been very impressed with the Planing Commission's intent to preserve the 
livability, quaintness, and charm of our lovely little community. We've managed to keep out 
most of the "big box" stores, and we've preserved the quaintness of downtown Corvallis. 
Please don't let that effort end at the city limits. 
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I love OSU, raised both kids here, and feel privileged to be a business owner here. Please consider this 
proposed annexation and development carefully, and don't overlook the great impact it would have on 
this end of town. 

~~~v/f·~ 
Patricia Covey 
795 SW Hanson St. 
Corvallis, Or. 97333 
541-752-2919 
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Yaich, Jason 

From: 
Sent: 
To: 
Subject: 

Dear Planning Commission: 

JON D POLANSKY [jdpolansky@msn.com] 
Tuesday, June 12, 2012 3:14PM 
Yaich, Jason 
Sather Annexation Written Testimony for June 13, 2012 Planning Commission Meeting 

I oppose the Sather Annexation for the following reasons: 

1. There is not a need for this much additional student housing in Corvallis. The vacancy rate will already be much higher 
than one percent given the number of large and small construction projects under way or proposed within the city limits. 
Examples: campus Crest at Witham Oaks, Franklin Plaza, Hospital Site, Conser Street Site, 7th Street Station, ten 
bedroom duplex on 9th Street replacing single family home, , 26th Street, etc. Do not annex more land for student 
housing. Property values and real estate taxes will decrease if we over build. Vacancy rate is misleading since it is based 
on rental units not the number of available bedrooms. Student housing creates excessive numbers of bedrooms. Even a 
five percent vacancy rate is understated when student housing is being built. 

2. OSU has plans to build additional dormitories and is continuing to seek funding. The university should step up to the 
plate and provide more appealing student housing in place of aging, outdated dormitories. Current dormitories are not 
fully occupied. 

3.The result of the City-OSU Collaberation are yet to be determined and will impact the need for more student housing. 

5. City zoning does not properly address student housing. It does not differentiate between housing built for families 
versus build primarily for students. Parking requirements are inadequate and parking will spill into surround 
neighborhoods and streets. Students bring their cars and need a place to store them. 

6. Roads that border the property are inadequate to handle the added traffic. Funds must be set aside to rebuild both 
Western Blvd and 35th Street. Traffic backs up now at rush hour. 

7. City setback requirement from Western Blvd is too short to protect the charm and country feel of this neighborhood 
that borders rural areas. This zoning requirement that has a maximum setback of 25 feet from the road must be 
lengthened. The project needs to be buffered from the street. 

8. Student enrollment has increased due to the ease of obtaining student loans. This situation will change given the 
federal deficit and student loans now exceeding credit card debt in the US. 

9. The proposed Retreat at Oak Creek is to massive for our city. It should be built on the campus of OSU in conjunction 
with more student parking lots. 

10. The comprehensive plan needs to be revisited and revised before this property is annexed into the city of Corvallis. 

In summary, the City is not prepared to property meld a massive project like the Retreat at Oak Creek without causing 
unrepairable damage to our surroundings and way of life. 

Please do not recommend approval of the Sather Annexation. 

Thank you! 

Sincerely, 

Jon Polansky 
3714 SW Dean Drive 
Corvallis, Oregon 
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June 11, 2012 

Corvallis Planning Commission 

RE: SATHERANNEXATION 

I am writing in support of a motion to recommend the Sather Annexation be placed on 
the November ballot. 

This property has long been within the urban growth boundary and is in an ideal location 
for housing, including student housing. 

There is a clear need for student housing in Corvallis. This site has the advantage of 
being a large parcel that can accommodate a well-planned housing project without some 
of the adverse impacts associated with small parcels dispersed in neighborhoods 
surrounding campus. 

Clearly, urban services are readily available to the site (water, sewer, electric gas, etc). 
Bike routes are clear and accessible. At least two and maybe three transit routs serve the 
site. And distances are such that pedestrians can reach the central campus in a reasonable 
time. Some road improvements will be required, but those are typical for any 
development and will only improve the transportation system overall. 

Buffering of residential properties to the South can be appropriately planned in the final 
planning phase and will, of course, have to meet buffering standards in the land 
development code. While the neighborhood may change as a result of development, the 
Sather development must meet City standards and, as a result, this neighborhood will 
receive the same protections of all other neighborhoods in our community. 

I live in a neighborhood that has a comparably sized student housing cluster and I can say 
that our college-age neighbors are welcome. While they may exhibit some behaviors that 
occasionally frustrate some of us more mature residents, I consider this part of being a 
university community. Some of the mature residents also exhibit annoying habits; just 
pointing out that we are not all the same. 

If the City has failed in any single standard I would suggest it is in the parking standards. 
Our nearby student housing projects most assuredly do not have adequate parking and it 
spills over into nearby streets, some of which are not designed with dense parking in 
mind. Students bring cars to Corvallis even if they ride transit or a bike. And with the 
advent of electric vehicles, the personal vehicle is not a thing of the past as mass transit 
advocates would like you to believe. 

Rolland Baxter 
6002 SW Grand Oaks Dr. 
Corvallis, OR 97333 
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Yaich, Jason 

From: 
Sent: 
To: 
Subject: 

Importance: 

k_smith1342@comcast.net 
Monday, June 11, 2012 10:34 PM 
Yaich, Jason 
<web>Sather Annexation 

High 

This is an inquiry e-mail via Contact Us form: 
Kurt Smith 
k smith1342@comcast.net 

prefer phone contact: no 

My primary concern about the proposed annexation is the ultimate effect this will have on our 
public schools. As a retired school principal I am well aware of the issues related to 
declining enrollment and in my view this proposed annexation will exacerbate what is already 
a problem for the Corvallis Schools. 

The problem is affordable housing for families with public school-age children. If housing 
is not available or not affordable, people will choose to live elsewhere. This is happening 
at an alarming rate in this city. School enrollment is down to the point where the school 
will be cutting 20 staff positions next fall. They plan to cut over $4 million from their 
budget. 

The neighborhood where we live is directly across from this proposed annexation and we are 
quite concerned over issues that will affect us directly (noise, traffic, parking, 
congestion, the value of our homes, etc). While I don't disagree that they are issues that 
need to be addressed, they are not, in my opinion, issues that will likely do irreparable 
damage to a community. Losing the integrity of our public schools is. 

Solution: annex the Sather property for affordable housing; not student housing. 
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776 SW Lookout Drive 

Corvallis, OR 97333 

June 11, 2012 

Mr. Jason Yaich 

Associate Planner 

City Hall 

Corvallis, Oregon 

Dear Mr. Yaich: 

Subject: Sather Annexation Proposal 

RECEiVED 
JUN 1 1 2012 

Community L'eveiopment 
Planning Division 

We were in attendance at the Wednesday evening, June 6, meeting of the Corvallis Planning 

Commission, specifically during the hearing on the proposed Sather annexation. During their initial 

presentations, representatives of Devco and Williams & Associates made statements that, upon 

reflection, seemed questionable, without support or, simply, wrong. Following the hearing we studied 

the proposal materials that you have made available on-line, talked with Development Review Engineer 

Ted Reese at City Hall and conversed with the Directors of Housing and Planning for Oregon State 

University. Based upon our review of materials and our conversations, we feel we must share with you 

the following concerns and observations that, we believe, present a more realistic view of several issues. 

First. regarding statements made by the developers regarding anticipated effects of the proposed 

development on traffic volume: On page 19 of the application it is stated, ''Development of the subject 

property even under the worst-case scenario is projected to increase major-street traffic volume by less 

than 5 percent ...•... no mitigation is proposed at this location." 

However, the numbers in the traffic study tell a different story. Currently, during AM peak traffic 720 

vehicles traverse 35th Street past the site of the proposed development. With the addition of the 

development under the worst-case scenario, 256 vehicles would be added to morning peak traffic- a 

35% increase over the current volume. Likewise, during PM peak traffic 688 vehicles currently traverse 

35th Street, and 299 would be added with the development under worst-case conditions- a 43% 

increase. These increases far exceed the 5% cited in the application. We realize these numbers are only 

worst-case predictions for a development that has yet to be designed. Nonetheless, we are troubled by 

the lack of concern and somewhat cavalier attitude displayed by the developers regarding safety issues 

that will accompany this development. 

We note that the traffic study is based upon motorized vehicle volumes. During the May 31't Open 

House at the CH2M-Hill Alumni Center representatives of Landmark Properties focused on the Retreat 

at Oak Grove as "Oregon State's Premier Biking Community". If residents do, indeed, commute to 

campus by bicycle or foot rather than by car, we estimate the worst-case scenario could result in 400-

600 crossings of 35th Street by foot or bicycle during peak vehicle traffic times. Of further concern to us 
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are bicycle and pedestrian crossings during twilight and nighttime conditions. We believe our concerns 

are based in real issues of safety, and we would appreciate hearing a more thoughtful response than, 

"Don't worry. It will meet code." 

Second, regarding the predicted need for high-density, off-campus student housing: We question the 

conventional wisdom upon which city planners and the developers base their estimate of need for 

student housing in Corvallis. Needs cited by city planners and by OSU planners differ markedly from one 

another with the university anticipating a much smaller unmet need. We think a sharing of information 

and predictive models between the two planning entities is an imperative step to take before 

considering this or any other future housing developments. 

Furthermore, we take issue with the developer's statement (made during the hearing) that universities 

aren't building dorms because dorms are money-losers. This is not true according to OSU's planners, 

who were shocked at such a contention. Our local university administrators should be given credit for 

better fiscal management than the developer inferred. In fact, OSU designs and constructs buildings, 

including dormitories, for a "productive" life-time of 80-100 years. (We cannot think of any privately

owned student housing that would still be habitable at that age.) The university maintains its 

investment in residence halls by adhering to a schedule of continuous renovation/reconstruction. 

And ... Oregon State does build and open new residence halls. In 2011 it opened the International Living

Learning Center and, currently, is actively planning another new residence hall (architectural design 

complete and contractor chosen). 

We have noted that most university residence halls are located within the campus core (Sector C in the 

Campus Master Plan) and that most privately-owned, multi-student housing is located north and east of 

campus near the campus core. These locations are far closer to classes and activities, generally within 

walking distance, than would be the planned Retreat at Oak Grove. Not only will Retreat students have 

farther to travel, but, if they opt to drive, they will also need to find parking near campus where it is 

already hard to find an open space. 

Finallv, our own conversations with local business owners, school district administrators and university 

supervisors about the short supply of homes for families moving to Corvallis confirm our belief that 

family residences (not merely rental homes vacated by students moving to ih Street Station or The 

Retreat at Oak Grove) should be a priority equal to or greater than privately-owned student housing. 

Respectfully submitted, 

James and Lois Rawers 
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CORVALLIS 
ENHANCING COMMUNITY LIVABILITY 

DRAFT 

Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

CITY OF CORVALLIS 
PLANNING COMMISSION MINUTES 

June 6, 2012 

Present 
Jennifer Gervais, Chair 
Frank Hann, Vice Chair 
James Feldmann 
Tony Howell 
Roger Lizut 
Jim Ridlington 
Ronald Sessions 
Jasmin Woodside 

Absent 
Roen Hogg, Council Liaison 

SUMMARY OF DISCUSSION 

Agenda Item 

I. Work Session- Discussion and 
Direction Regarding Land 
Development Code Amendments 

Vi. n · ions 

III. Public Hearing- Sather Annexation 
and Zone Change (ANN12-00001, 
ZDC12-00001) 

III. Planning Commission Minutes: 
May 16,2012 

IV. Old Business 

v. New Business 

VI. Adjournment- 9:33 p.m. 

Planning Commission Minutes, June 6, 2012 

Staff 
David Coulombe, Deputy City Attorney 
Kevin Young, Planning Division Manager 
Brian Latta, Associate Planner 
Jason Yaich, Associate Planner 
Ted Reese, Development Review Engineering 
Jackie Rochefort, Parks Planner 
Terry Nix, Recorder 

Information Held for 
Only Further Recommendations 

Review 

X The work session will continue on 
June 13,2012, 7:00p.m. 

X 

X Record was held open until June 13. 
The applicant will then have seven 
days to submit final argument. 
Deliberations will be held June 20. 

Approved as presented. 

X 

X 
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• 
III. PUBLIC HEARING 

ZDC12-00001) 
SATHER ANNEXATION AND ZONE CHANGE (ANN12-00001, 

A. Opening and Procedures: 

The Chair welcomed citizens and reviewed the public hearing procedures. Staff will present an 
overview followed by the applicant's presentation. There will be a staff report and public 
testimony, followed by rebuttal by the applicant, limited in scope to issues raised in opposition 
and sur-rebuttal by opponents, limited in scope to issues raised on rebuttal. The Commission 
may ask questions of staff, engage in deliberations, and make a final decision. Any person 
interested in the agenda may offer relevant oral or written testimony. Please try not to repeat 
testimony offered by earlier speakers. It is sufficient to say you concur with earlier speakers 
without repeating their testimony. For those testifying this evening, please keep your 
comments brief and directed to the criteria upon which the decision is based. 

Land use decisions are evaluated against applicable criteria from the Land Development Code 
and Comprehensive Plan. A list of the applicable criteria for this case is available as a handout 
at the back of the room. 

Persons testifying either orally or in writing may request a continuance to address additional 
documents or evidence submitted in favor of the application. If this request is made, please 
identify the new document or evidence during your testimony. Persons testifying may also 
request that the record remain open seven additional days to submit additional written evidence. 
Requests for allowing the record to remain open should be included within a person's 
testimony. 

Planning Commission Minutes, June 6, 2012 Page 6 of 15 
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The Chair opened the public hearing. 

B. Declarations by the Commission: Conflicts of Interest, Ex Parte Contacts, Site visits, or 
Objections on Jurisdictional Grounds 

1. Conflicts oflnterest: None. 
2. Ex Parte Contacts: None. 
3. Site Visits: Commissioners Feldmann, Howell, Lizut and Ridlington. 
4. Objections on Jurisdictional Grounds: None. 

C. Staff Overview: 

Associate Planner Jason Yaich reviewed the request that the Planning Commission forward a 
recommendation of approval to the City Council to place the proposed Annexation request on 
the ballot for the November 6, 2012 election. The request also includes a Zone Change to apply 
the Corvallis RS-12 (Medium-High Density Residential) and C-OS (Conservation - Open 
Space) zones to the property if annexed. The site is located at 3701 SW Western Boulevard. 
The site also includes the abutting public rights-of-way for SW Western Boulevard/SW West 
Hills Road, SW Reservoir Road, and the Portland & Western Railroad right-of-way. 

Planner Yaich reviewed the site and vicinity. The 33.36-acre site is currently farmed for hay. It 
is relatively flat; however, it does slope upward toward the west part of the site and there is a 
hilltop on the central western portion of the site. There is a central driveway that comes off 
Western Boulevard to access the site. The property has a large area of wetlands which are not 
locally protected, protected vegetation along the west property line and the riparian corridor, 
and a floodplain associated with Oak Creek near the northeast corner of the site. The site has 
Residential-Medium High Density and Open Space-Conservation designations on the 
Comprehensive Plan. He reviewed surrounding zoning designations as noted in the written staff 
report. 

D. Legal Declaration: 

Deputy City Attorney Coulombe said the Commission will consider the applicable criteria as 
outlined in the staff report, and he asked that citizens direct their testimony to the criteria in the 
staff report or other criteria that they believe are applicable. It is necessary at this time to raise 
all issues that are germane to this request. Failure to raise an issue, or failure to provide 
sufficient specificity to afford the decision-makers an opportunity to respond, precludes an 
appeal to the State Land Use Board of Appeals on that issue. 

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

E. Applicant's Presentation: 

Patricia Weber, Devco Engineering, introduced herself and the project team: Blair Sweeney, 
Landmark Properties; Thad Higgins, land use planning consultant; Tom Dee, Turnstone 
Environmental; and Mike Ard, Lancaster Engineering. 
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Blair Sweeney, Development Manager with Landmark Properties, gave an overview of the 
organization, headquartered in Athens, Georgia, which develops, owns and operates privatized 
off-campus student housing. Oregon State University (OSU) has been growing at 5% to 8% per 
year, much above the national average, but has not seen the typical off-campus student housing 
players develop properties to take some of that demand; as a result, rental housing vacancy 
rates in Corvallis are under 1% which is very low. OSU and most universities are not building 
additional student housing; they are using the capital that they have to build income generating 
facilities and are outsourcing ancillary services like student housing. The good news for 
communities is that privately developed student housing pays local property taxes. Through this 
process, the organization has been seeking input from the neighbors, and has given great 
attention to bicycle and pedestrian amenities, traffic and parking solutions, and adding buffers 
and open space. They will continue to work with the neighbors through the site design process. 

Ms. Weber said the criteria for annexations are laid out in Chapter 2.6 and she will review each 
of them. 

Regarding demonstrated public need, Ms. Weber showed a graphic of the five year supply of 
serviceable land taken from the City's 2011 Land Development Information Report (LDIR). 
She said that, other than some small infill sites, there is no vacant RS-12 land within 1.5 miles 
of OSU. The majority of existing vacant land zoned RS-12 is the 42.5 acres held by Timberhill 
Corporation in the north hills; this land is heavily constrained by natural features, has no 
utilities in the immediate proximity, and it is arguable whether it can be considered serviceable 
at this time. The remaining smaller sites are not sufficient to ease the housing crunch for 
students and are not readily accessible to OSU. Regarding the availability of land to ensure 
choices in the market place, the rental vacancy rate in Corvallis is at less than 1% and the 
tightness of the rental market is having an impact on the single-family residential housing 
market. In shm1, Corvallis is experiencing a housing shortage and additional RS-12 land can 
provide the kind of dwellings OSU students will be looking to live in which is the best possible 
solution to the housing shortage. Regarding compliance with community-wide livability 
indicators and benchmarks, Ms. Weber said that of the 20 applicable indicators, the annexation 
would fully comply with 11 and partially comply with three. Two that are not met include 
employment/housing, which is not applicable because the City Council has yet to develop a 
metric by which this can be measured; and development plans because the annexation is not 
being processed with a detailed development plan. The development plan, when it is submitted, 
will either adhere to the RS-12 development standards or be required to go through the review 
process. 

Regarding the criterion as to whether advantages outweigh disadvantages, Ms. Weber said the 
full or partial compliance with 14 ofthe 20 livability indicators and the availability of Medium
High Density land in close proximity to OSU are clear advantages. Upon development, a new 
collector street would be added to the transportation network which would enhance circulation. 
Utilities are all immediately proximate to the site and would be extended through the site upon 
development. The development would provide increased tax base and construction jobs; the 
intention is for a significant portion of the construction and management to be sourced locally. 
Greater protections would be afforded to significant vegetation on the site. Traffic levels overall 
will be reduced as more students live closer to campus but, under the worst case scenario of 
maximum build-out, traffic levels could increase by up to 10% in the immediate neighborhood. 
This is not anticipated to occur because developing the site to maximum density is not really 
feasible given the natural features constraints and other requirements. Speaking of traffic, there 
are mitigation measures that can be taken to ensure all intersections in the area would operate at 
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a level C or greater. The most likely would be construction of a left-tum lane into the collector 
street. Neighbors have expressed concern that students may loop through the neighborhood to 
the south to get onto Western Boulevard heading eastbound; the traffic engineer has reviewed 
that scenario and determined that would not likely be a significant issue due to the longer route. 

Ms. Weber said the criteria related to capable of being served and dedicated open space are 
clearly met. Compatibility criteria will be addressed in the design and can be reviewed in detail 
at that time. In conclusion, Ms. Weber said the Comp Plan is clear on when annexations can be 
recommended to the voters and it is clear that all three criteria are met with this application. 

In response to an inquiry from Commissioner Feldmann, Ms. Weber said the applicant 
understands that linkages to existing offsite pedestrian and bicycle facilities are likely to be 
required as a part of the development and this would be determined with the development plan. 

Commissioner Feldmann asked if housing on campus would not provide income to the 
university. Mr. Sweeney said that housing does provide some revenue through housing fees, but 
it is not a profit generator for universities. He cannot speak specifically to OSU but he could get 
that information. Ms. Weber added that OSU Residential Services indicated to her that they 
plan to do nothing as far as additional residence halls because 80% of students who live on 
campus are freshman and the university is not anticipating a big increase in that population. 

Commissioner Woodside asked if protection of the highly protected significant vegetation 
would be designated in some way. Ms. Weber said the applicant does not anticipate asking to 
change the zoning for that area but it will be protected by the LDC. 

Commissioner Woodside asked if there is a sense why other student housing firms have not 
come to Corvallis. Mr. Sweeney said he thinks his firm was the first to recently identifY the 
Sather property as a potential development site. In general, there is not much land available of 
the size that makes it attractive for development for student housing. 

Commissioner Sessions said the applicant could purchase and develop this land without 
annexation; he asked what advantage there is to atmexation. Ms. Weber said the current county 
zoning would allow a maximum of six houses on 30 acres and the most dense county zoning 
would allow one dwelling per acre. 

In response to an inquiry from Commissioner Howell, Mr. Sweeney said the plan is to develop 
the larger parcel and for the Sathers to retain ownership of the smaller parcel; he is not sure 
what their ultimate plans are for that parcel. Commissioner Howell asked if the MADA could 
be invoked on the smaller parcel if it comes forward at a later time. Ms. Weber said that 75% 
of that parcel can be developed by rights; she believes that it didn't pencil out to apply MADA 
to that parcel. 

Commissioner Hann said he would challenge the assertion about OSU's intentions related to 
on-campus housing; at other meetings, the university has indicated it is reviewing options 
including additional and perhaps revamped housing. This project is not operating in a vacuum; 
there are other projects and proposals. His question is whether the applicant has really looked 
at need. Also, he has heard concerns about building something so specifically for students given 
that the demographics could chat1ge and this type of development could be a white elephant for 
the community in a few years. Mr. Sweeney said he has looked at many college towns over the 
last 10 years and Corvallis is the tightest rental market he has seen. Students are living in other 
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communities and renting rooms in single-family neighborhoods which is very atypical for a 
college community. He feels the market bears out his firm's research. His firm has found that 
building housing for students actually relieves pressure on housing in existing single-family and 
historic neighborhoods. Ms. Weber added that students would first pull out of neighboring 
communities and then out of single-family neighborhoods. A high density project next to 
campus will always have students because that is where students prefer to live. 

Commissioner Feldmann asked what would make this project specific to student housing. Mr. 
Sweeney said the project would be designed for the way students live with bedrooms of the 
same size and bedroom to bathroom parity; however, there would be no legal designation. 

F. StaffReport: 

Planner Yaich said the application is considered a Major Annexation subject to the four main 
review criteria as discussed by the applicant. The LDC outlines factors to consider when 
looking at public need, including the five year supply of serviceable land, availability of those 
types of lands to ensure choices in the market place, and compliance with the livability 
indicators and benchmarks. City data that is often used to answer questions about need include 
the 1998 Buildable Land Inventory (BLI) and the 2011 Land Development Infonnation Report 
(LDIR). The LDC also speaks to Comprehensive Plan policies as a way to determine public 
need. 

Regarding the five year supply of serviceable land, the BLI shows a projected 64-acre deficit of 
Medium-High Density (MHD) lands within the City limits by 2020. The property has had the 
MHD designation since the 1980s and the BLI considered it as part of that supply within the 
UGB. The BLI anticipates these MHD areas would be annexed into the City during the 
plmming period or offered suggestions to rezone other lands to meet the projected deficit. 
Going into the recent LDIR, between 60 and 69 acres of vacant RS-12 lands are available for 
development as of December 31, 2011. The applicant proposes that there might be other factors 
to consider such as ownership, location, size, and whether the land is serviceable; those types of 
considerations are supported by the BLI. Arguments presented by the applicant include that a 
large percentage of existing vacant RS-12 lands are in the Timberhill area, constrained by 
natural features, and with questionable serviceability; the LDC says the Commission may 
consider those arguments. The Comp Plan talks about encouraging a mix of residential land 
uses and densities throughout the City; and making sure that we provide lands for the 
community's housing needs to meet statewide and local planning goals. 

Regarding the second factor, ensuring choices in the mm·ket place, the applicant cites that 
properties are not necessarily serviceable even if they are in the City limits, that a large 
percentage of the RS-12 vacant lm1ds are less than one-half acre parcel size, and that this site 
starts to address concerns about the other parcels. The applicant also got into market choice 
topics which the LDC allows the Commission to consider, and talked about housing/jobs 
balance for which there is no developed policy. The applicant presented information about the 
rental housing rate which is supported by the City's Housing Division analysis. The applicant 
presented arguments about affordable housing and pressures on existing neighborhoods in 
terms of the rental housing market. 

Regarding the livability indicators, Planner Yaich said staff found that, of the 20 applicable 
indicators, the proposed annexation would fully comply with 11, partially comply with 3, and 
not comply with 6, as detailed in the written staff repmt. 
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Regarding advantages vs. disadvantages, Planner Yaich said the applicants arguments focus on 
the current vacancy rates, choices in the marketplace, and compliance with the livability 
indicators. Regarding whether the site is capable of being served, there are facilities in the area 
for public water, sewer and storm, and the applicant provided correspondence from the 
franchise utility providers showing the site can be served. The applicant's transportation impact 
analysis looked at the worst case scenario and found that access points would have acceptable 
levels of service. If the site were annexed, additional traffic studies and mitigation would be 
required. Compatibility factors would be addressed ifthe annexation is approved and the site is 
developed to RS-12 standards. He showed a graphic submitted by the applicant of one way the 
site could be developed according to the requested zoning. 

Planner Yaich said the zone change request is to apply City zones RS-12 and C-OS, contingent 
upon voter approval of the annexation. Both are consistent with the underlying Comp Plan 
designations on the property. He reviewed the applicable review criteria and Comp Plan 
policies for the requested zone change as detailed in the written staff report. 

G. Public Testimony in favor ofthe application: 

James Rodell said he began looking for a house to buy in Corvallis in 2006 but the market was 
so high that he moved to Oakville. He is a member of the Sustainability Coalition, a master 
gardener, and a volunteer for dial-a-bus. He attended a session on the proposed project last 
week and he was impressed; he is leaning in favor of the annexation. He said that the City and 
OSU are working to find ways to enhance one another's existence and, to him, this 
development is fraught with possibilities to further enhance that cooperation. While it's clear 
that there will be benefits in terms oftax revenue if this develops, he thinks there would also be 
infrastructure expenditures by the City; it would be interesting to see that roughed out. The 
project site is across the street from the OSU Center for Urban Horticulture and he thinks this 
might be a good interface. Mr. Rodell suggested that instead of arborvitae or boxwood, maybe 
they could put in edible landscaping. Solar panels on buildings could pump excess electricity 
back into the grid and potentially offset the expense of putting them in. If permeable paving 
goes down to something that is also permeable, groundwater runoff could be mitigated. These 
are just a few ideas he is putting out there for the developers to consider as they are developing 
their plans. 

H. Public Testimony in opposition to the applicant's request: 

John Polansky lives across the street from the proposed project. He said it is hard to know the 
public need if we don't know the university's position on building student housing. This project 
is currently outside the City; within the City there are projects either under construction or 
proposed that will impact the vacancy rate. We also don't know the outcome of the City/OSU 
collaboration project. He feels we need all of that information before we annex in additional 
housing for students. Student housing is very different from housing built for families; it 
requires more parking and the City has not addressed this. The project is proposed to have 675 
students who will need parking for their cars and their guests. He is concerned that parking will 
overflow into his neighborhood. Students who currently live in the neighborhood often have 
four cars per house; this has created a difficult situation because two cars can no longer pass 
through at the same time and it could create difficulties with emergency vehicles as well. This 
is a significant size project and we have to make sure we have the proper zoning requirements 
and rules to accommodate it. In other communities, a project like this would require widening 
ofthe street, crosswalks, and traffic signals. 
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Theres Waterhous is a business owner and citizen. Related to the issue of public need and the 
five-year supply of serviceable land, she said the LDC only seems to refer to supply for housing 
development and does not address issues of supply in terms of other goods and services. She is 
concerned about water issues within her local region. In North Corvallis around Elliot Circle, 
once the Pinot Gris Estates developed, wells went dry for farmers. She thinks the need for 
student housing is a problem created by OSU to address financial issues related to the whole 
state. We are looking at bringing in a transient population almost equal to the permanent 
resident population. A transient population will not care about aesthetics and local goods and 
services; they will have more interest in big box stores. She thinks the concept of a five-year 
supply of serviceable land is fundamentally flawed given the finite supply of developable land. 
She questioned whether the basic concepts within the LDC are sustainable over the long term. 

Mark Snodgrass said he is a long-time resident and business owner. He lives in Benton 
County, a couple of blocks west of the subject site, and he did not receive notice of this 
meeting. He said this was a professional presentation from an organization that wants to make 
money from our community. From a land use planning standpoint, while this site may be 
adjacent to campus, it is very unlikely that students will walk from this location to classes off of 
Monroe. It is hopeful they would take bikes, but many will take cars. We are talking about 
adding 675 cars as far away from the center of campus as you can get and still be adjacent to 
campus. It appears to him that this is poor land use planning. Corvallis has a high density zone 
north and east of campus. We are seeing infill with higher density housing and replacing single
family homes with multiple student properties; he believes that is good planning. Here, we are 
talking about putting high density student housing into a rural area. He is frustrated by the idea 
of annexing a large piece of Benton County when student infill housing is occurring. He has 
other concerns related to protection of wetlands, transportation issues, and protection of Oak 
Creek. The proposed development does not seem like good long-term planning for the people 
who live in this neighborhood. 

Mr. Snodgrass requested that the record be held open for 14 days. 

Lois Rawers said she lives in Benton County off of West Hills Road, and she did not receive 
notice of this meeting. Regarding the topic of need, she commented that she attended a seminar 
which included information about the City/OUS collaboration project, and she did not hear that 
the university intended to do nothing about housing. In fact, it was mentioned that one idea 
being considered is to require freshmen to live on campus. Regarding traffic, she has great 
concerns about the intersection of Western Blvd. and 35th Street which is already busy in the 
morning and afternoon when many people are driving to and from work and school. She hopes 
that many in the proposed development will walk or bike, but those that do will not go to the 
intersection but will go across 35th Street; she hopes that consideration will be given to ways to 
make that safe and not interfere with traffic flow. She said a large pmtion of the west side of 
351

h Street along the subject site is not proposed to be part of the annexation and will remain in 
Benton County. 

Ryan Mehl lives next to the subject site. He is a professor at OSU and he loves OSU, its 
students, and Corvallis. He understands the pros and cons of this proposal. He said these are 
young adults who may not yet know how to be adults. With this proposal, we will be putting 
650 young adults next to a busy street, busy train tracks, and a piece of land we are trying to 
protect. The safety of the students and the safety to Oak Creek are at hand. There is nothing in 
the proposal that will prevent young adults in the creek or on the train tracks. We need to think 
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about how to protect this land and these young adults who will be forced to cross this small 
parcel and railroad tracks potentially several times a day. 

Martha Smith lives across Western Blvd. from the subject site. She agrees with a lot of what 
has been said in opposition to the proposal. Of the 18 houses in her neighborhood, one-third are 
student housing, most with four students almost all of whom own cars, and no on-street 
parking. Her concern is that almost all of the students will own cars and she wonders where 
these cars will go. She would like to see that question addressed before development. 

Suzanne Roppe lives near the subject site and owns a business in town. The traffic on Western 
Blvd. will be hugely impacted by this development. It is already dangerous when turning left 
into her development because there is no turn lane and people pass on the right. The applicant 
said they don't think there will be an issue with people wanting to cut through her 
neighborhood but she feels that will be something people will want to do because the 35th 
Street exit backs up at certain times of the day. There are children who live and play and wait 
for the bus in her neighborhood, and there have already been close calls. 

Charlie Owen lives across from the subject site and he is concerned about traffic. It is difficult 
to pull out onto Western Blvd. with the current traffic and he is concerned about the impact of 
additional cars. There is a shoulder on the side of Western that is used as an onramp; he is 
concerned about additional cars making it more difficult to negotiate that area, the lack of 
visibility, and the fact that many don't adhere to the speed limit there. He used to work on 
campus and enjoyed riding his bike to campus on dry days; during the school year, he thinks 
students will drive. 

Commissioner Sessions asked if Mr. Owen thinks the addition of turn lanes or traffic control 
devices would help in terms of overall safety of the vicinity. Mr. Owen said he doesn't know; 
there is not a lot of space between the intersection with West Hills Road and the site where 
traffic is anticipated to come out of development; 

Vida Krantz said she has heard a lot about cooperation. She asked if the developers will be 
asked for cooperation to put in parking underground; that would cut their profits but it would at 
least get cars off the road most of the time. She has heard a rumor for years that the subject site 
is over a major fault; she asked if the builders will be required to address that issue. She has 
also heard a rumor that there is serious consideration to cutting down the hill to make it safer 
for kids driving on West Hills Road. She asked why that hill would be cut down which would 
endanger treasured homes and the living of a lot of people. 

I. Neutral testimony: None. 

The Chair reminded people that speaking neutrally removes rebuttal rights. 

Questions of Staff: 

Commissioner Howell asked staff to address the notice rules for an annexation. Planner Yaich 
said the Land Development Code specifies notice for a 300-foot distance from the property 
boundaries. Commissioner Howell suggested that those who did not get noticed contact staff to 
determine if an error had occurred. 
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J. 

Commissioner Howell asked if the natural hazards study identified a fault in this area. Planning 
Manager Young said a decision was made when doing the study that the City could not provide 
a definitive map of faults in the City; that data layer is not maintained at this time. 

Commissioner Howell asked for staff comment regarding the concern about cutting into the 
hill. Public Works Review Engineer Ted Reese said West Hills Road is under the jurisdiction of 
Benton County. It is his understanding that they are slowly working to widen the road and add 
bike lanes. He does not know their timeline for this area. In response to further inquiry, Mr. 
Reese said staff has talked about offsite improvements to the east of the property and the desire 
to have a pedestrian connection between the new collector street and the existing path on 
Washington, but beyond that there has not been much discussion at a staff level about offsite 
improvements to the west that would be associated with the development plan. 

Commissioner Hann asked if the portion of property along 35th Street that would be retained by 
Sathers would prohibit any improvements. Mr. Reese said that any property along 35th Street is 
outside of this annexation proposal. He noted a letter in the staff report from OSU that indicates 
they are willing to participate in the future collector making a connection to 35th Street. 

In response to an inquiry from Commissioner Hann related to process, Planner Yaich said the 
Planning Commission will make a recommendation on the annexation to the City Council 
which will determine through a process whether to put the annexation on the ballot. If the site 
were annexed, there are options for development of the property. The development could meet 
all LDC standards in which case there is typically not a public process; or it could go through a 
process to vary from standards which would include an opportunity for public input. 

In response to an inquiry from Commissioner Feldmann, Mr. Reese said that, if the site is 
developed, a collector street will be required per the City's transportation plan. State law 
requires crosswalks at any intersections. Requirements regarding striping, etc., would come 
with the development proposal. The City is working to lock down funding for the railroad 
crossing and it is expected that crossing will be improved regardless of any future development 
proposals. 

Rebuttal: 

James Rodell said he was glad to hear the university is considering adding shuttle buses, and 
he likes the idea of providing special parking for this site. Maybe OSU could consider 
dedicating land for parking with suitable transportation with the hope that people in the 
development will walk, ride bikes, or take the bus and could go to the parking area if they 
wanted to get their car and go somewhere. 

K. Sur-rebuttal: 

Mark Snodgrass refeiTed to Mr. Rodell's comment that OSU has some intention to have 
shuttles; he is not sure that has been stated and he doesn't think OSU is in the business of 
shuttling students from the far end of campus to the dense end of campus. This proposal would 
put people as far from the center of campus as possible and still be adjacent to the university. 
This is no longer a practical place to put a high density student load given the way that 
Corvallis has grown and the actual traffic patterns and road use that has developed. He believes 
this is a bad annexation that should be denied. 
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L. Request to hold the record open: 

Chair Gervais said there was a request to hold the record open for 14 days. City Attorney 
Coulombe advised that state law requires that the record must be held open for a minimum of 
seven days upon request. In discussion, it was noted that the Planning Commission will make a 
recommendation to the City Council on this issue. The City Council will then hold a public 
hearing, tentatively scheduled for July 16, and there will be an additional opportunity for public 
input at that time. 

The record was held open until June 13, 2012, at 5:00 p.m. The applicant will have seven 
additional days to submit final written argument. Deliberations will be held on June 20, 2012. 

M. Close the public hearing: 

MOTION: Commissioner Lizut moved to close the public hearing. 
seconded the motion and it passed unanimously. 

Commissioner Hann 
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CORVALLIS 

Corvallis Planning Division 
Report to the Planning Commission 

Planning Commission Hearing: June 6, 2012 
Staff Report Prepared: May 30, 2012 

Staff: Jason Yaich, (541) 766-6577 ~II'IM•JCI>Ji; GO%~U'~II'Ill'•,'i01LIIY 

TOPIC: 

CASE: 

REQUEST: 

Annexation and Zone Change 

Sather Annexation 
(ANN12-00001 I ZDC12-00001) 

The applicant is requesting that the Planning Commission f01ward a 
recommendation of approval to the City Council, to place the proposed 
Annexation request on the ballot for the November 6, 2012, election. The 
request also includes a Zone Change, to apply the Corvallis RS-12 
(Medium-High Density Residential) and C-OS (Conservation - Open Space) 
zones to the property, if annexed. 

APPLICANT I OWNER: Alan C. Sather, Ronald C. Sather, Larry G. Sather 
3701 SW Western Blvd. 

LOCATION: 

SITE AREA: 

Corvallis, OR 97333 

The site is located at 3701 SW Western Blvd. It is shown on the Benton County 
Assessor's Map 12-5-04, as Tax Lots 1100 and 1200. The site also includes the 
abutting public rights-of-way for SW Western Boulevard I SW West Hills Road, 
SW Reservoir Road, and the Portland & Western Railroad right-of-way. 

33.36 acres (Tax Lots 1100 & 1200: 31.65 acres; Public Street Right-of-Way: 
0.54 acres; Railroad Right-of-Way: 1.17 acres) 

COMPREHENSIVE PLAN DESIGNATION: Residential - Medium-:High Density (MHO) and 
Open Space - Conservation (C) 

. EXISTING COUNTY ZONE: 

PROPOSED CITY ZONES: 
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Urban Residential-5 (UR-5) (one parcel per 5 acres of gross 
area, subject to the Planned Unit Development standards in 
Benton County Code Chapter 1 00) · 

Medium-High Density Residential (RS-12) and Conservation
Open Space (C-OS) 
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PUBLIC COMMENT: 

ATTACHMENTS: 

On May 16, 2012, 62 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 14, 2012. 

A - City of Corvallis GIS Maps 

A- 1 Vicinity Map 
A- 2 Existing Conditions I 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 
A- 7 Natural Features Datasheets for Vegetation Subpolygons and Tree Groves 

B - City of Corvallis - Supplemental Information 

B- 1 1998 Buildable Land Inventory (Excerpts of Residential Land Use Needs inside City 
limits and within Urban Growth Boundary) 

B- 2 2011 Land Development Information Report (Excerpts of Tables and Charts Identifying 
Vacant RS-12 Lands in City limits and other applicable data) 

B- 3 Park and Recreation Facilities Plan (Excerpts of adopted Trails and Open Space 
Plans) 

B- 4 Transportation Plan (Excerpts of adopted Transit, Trails, and Bikeway System Routes) 
B- 5 Staff Identified Review Criteria- Comprehensive Plan Policies and Land Development 

Code 

C - Correspondence to and from Other Agencies 

C- 1 Oregon Department of Land Conservation and Development 
C- 2 Benton County Community Development Department, County Zoning and Land Use 

History Information 

D - Application Narratives & Graphics 

D-1 through D-51 
D-52 through D-65 
D-66 through D-76 
D-77 through D-438 
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Annexation Narrative 
Zone Change Narrative 
Graphics (Drawings and General Land Use Plan) 
Appendices (Composite Wetlands Exhibit, Transportation 
Impact Study, Franchise Utility Provider Letters, DSL Wetland 
Notification and Delineation Report, Utility Demand 
Calculations, Boundary Survey, Geotechnical Site 
Assessment, Correspondence from City to Benton County, 
Correspondence from Corvallis 509J School District, OSU Real 
Property Representative Correspondence) 
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APPLICANT’S PROPOSAL
The applicant proposes to annex a total of
33.36 acres into the City of Corvallis. This
includes 31.52 acres of private property
associated with Tax Lots 1100 and 1200,
0.67 acres of public right-of-way associated
with SW Western Boulevard and SW West
Hills Road, and 1.17 acres of Portland &
Western Railroad 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 to
achieve the required minimum density of 12
dwelling units per acre (Attachment D -
Pages 74-75). 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 occur on
the site, as well as areas of the site set
aside for Natural Features protections. The
GLUP also illustrates a potential layout for
required public streets, and development of
buildings, pedestrian paths, open space and
vehicle parking, consistent with the
proposed RS-12 and C-OS zones.

Upon annexation, the applicant requests a Zone Change to replace the Benton County Zone
(Urban Residential (UR-5/PUD) with the City’s RS-12 and C-OS zones (Attachment A-4). 

The Zone Change required with the annexation triggers consideration of the State's
Transportation Planning Rule (TPR), OAR 660-012-0060.  Recent changes to the TPR, section
9, allow a local government to find that an amendment to a zoning map does not significantly
affect an existing or planned transportation facility if the following requirements are met:

a. The proposed zoning is consistent with the existing comprehensive plan map
designation and the amendment does not change the comprehensive plan map;

b. The local government has an acknowledged Transportation System Plan (TSP) and the
proposed zoning is consistent with the TSP; and

c. The area subject to the zoning map amendment was not exempted from this rule at the
time of an urban growth boundary amendment as permitted in OAR
660-024-0020(1)(d), or the area was exempted from this rule but the local government
has a subsequently acknowledged TSP amendment that accounted for urbanization
of the area.

In the case of this Zone Change application, the proposed zoning (RS-12 and C-OS) is consistent
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with the existing comprehensive plan map designations (MHO and C, respectively). The City does 
have an acknowledged TSP and the zoning is consistent with the TSP. This area has not been 
exempted from the TPR rule. With section 9 of OAR 660-012-0060 satisfied, no further action 
regarding the TPR is required. This is because the City's adopted TSP anticipates development 
on the subject site (and consequent traffic generation) consistent with the Medium-High density 
residential Comprehensive Plan designation for the site. 

The applicant is not proposing development at this time. If annexed, future development would 
be reviewed according to the City's Land Development Code (LDC) development standards. At 
this time, the applicant has not indicated that future development would involve any needed 
variations to LDC standards. Consequently, a Planned Development Overlay has not been 
requested for the site. 

Upon development of the site, the applicant will be required to provide public streets and utilities, 
and mitigate for impacts to traffic. The applicant has indicated that there is no intent to impact the 
site's natural features beyond what is permissible according to LDC standards. The application 
includes a detailed discussion of how public streets, water, sanitary sewer, stormwater, and other 
infrastructure needs could be accommodated on the site to serve the most intensive possible 
development scenario under the proposed RS-12 and C-OS zoning designations. A traffic impact 
analysis has also been provided that identifies the impacts to nearby intersections and required 
mitigation (Attachment D - Page 78). 

SITE AND VICINITY 
The site is located in west Corvallis, near the intersection of SW 351

h Street and SW Western 
Boulevard (AttachmentA-1), and consists of two parcels and various abutting rights-of-way. The 
rights-of-way abutting the site's frontage along SW Western Boulevard and SW West Hills Road, 
the right-of-way associated with the un-developed collector street which bisects the subject 
property, and the Portland & Western railroad right-of-way are also proposed to be annexed to 
serve the subject property and to extend infrastructure "to and through" the property. 

The site is actively farmed, and contains a large area of wetlands in the center of the farmed 
portion of the site that is not locally protected. Oak Creek crosses at the site's northeast corner. 
The site is bordered on the north by the Portland & Western Railroad line. The foundation of an 
old farm house and pump house are located near the center of the western portion of the site 
(Attachment A-2). Physically, the site is relatively flat, except for the western central portion of 
the site which has a small hillside containing the old farm house foundation and pump house. The 
southern 3 acres of the site contains a nut-tree orchard. The site is bordered on the west by 
cultivated farmland and The Hanson Country Inn bed and breakfast, to the east by two residences 
and the Oregon State University (OSU) Foundation building, and to the south by SW Western 
Boulevard. 

The site has Comprehensive Plan Designations of Residential- Medium High Density and Open 
Space- Conservation. The site is bordered by the same MHO designation to the west, by the 
Public Institutional designation to the north and southeast (OSU campus), and by Medium Density 
and Low Density Residential designations to the east and south (Attachment A-3). 

The site has a County zone of Urban Residential-5 (UR-5). To the north and southeast is the OSU 
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campus, which has City zones of OSU and RTC (Research Technology Center). Three parcels, 
owned by OSU, abut the east side of the property, and have an RS-9 (Medium Density 
Residential) zone (Attachment A-4 ). The neighboring residences to the south are zoned RS-3.5 
and RS-6 (Low Density Residential). 

The site contains portions of the High Protection 100-Year Floodway Fringe and 0.2-Ft. Floodway 
(Attachment A-5), and a High Protection Riparian Corridor and abutting Proximate Wetland in 
the northeast corner of the site (Attachment A-6), all associated with Oak Creek. There are also 
significant slopes, and Highly Protected and Partially Protected Significant Vegetation, in the 
west/central portion of the site. There are no other Natural Features regulated by the Land 
Development Code on the site. 

CRITERIA, STAFF REPORT FORMAT, AND ACTION REQUIRED 
This report responds to Annexation and Zone Change criteria and applicable Land Development 
Code (LOG) development standards. The adoption of the 2006 LOG 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 LOG standards, and where they aid 
in analysis of the Annexation review criteria. 

This report is organized into two parts. Part I discusses the Annexation request and Part II 
discusses the Zone Change request. The parts are organized by the review criteria of their 
respective LOG Chapters outlined below: 

Part 1: Annexation 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 
Compatibility- Section 2.6.30.06.e 

Part II: Zone Change Chapter 2.2 -Zone Changes 
Compatibility- Section 2.2.40.05.a 

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 November 2012, 
ballot. The Planning Commission is also asked to either approve or deny the Zone Change, which 
would be contingent upon the City Council placement of the Annexation request on the November 
2012, ballot, and upon voter approval of the measure. 
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PART 1: ANNEXATION 

A. Procedures for Annexation 

Applicable tmc Criteria 

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 aM in or 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 
and water facilities, before actual Health Hazards are declared; to incorporate infill sites into 
the City; and/or 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 
property owner within the county partitions a small piece of land specifically to be classified 
as aM in or Annexation, and then continues to partition small sites and propose multiple Minor 
Annexations. 

An Annexation shall be considered Min or 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). For commercial and 
industrial Annexations, the parcel is no greater than one acre; and 

3. City services are contiguous to the parcel. 

When addressing the review criteria in Section 2.6.30.06.a and Section 2.6.30.06.b, a Minor 
Annexation 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 review criteria, however, are applicable. 

b. Major Annexation -An Annexation shall be considered Major if it does not meet all three 
conditions for a Minor Annexation as outlined in "a," above. 

The annexation application involves a total area of 33.36 acres, and involves multiple privately 
owned parcels. The private property portion of that area includes Residential - Medium High 
Density and Open Space -Conservation land use designations on the City's Comprehensive 
Plan map. Based on the size of the subject annexation, the subject Annexation cannot be 
considered a Minor Annexation as outlined in LDC § 2.6.30.01 (a), and therefore, is 
considered a Major Annexation. 
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Review criteria for consideration of an Annexation are listed in LDC § 2.6.30.06, as follows: 

1Ji. 'plicable lllDC Criteria 

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 
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. 

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: 

A licable l.lliDC Criteria 

Section 2.6.20 ·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 methodology to evaluate need, serviceability, and the economic, 
environmental, and related social effects of proposed Annexations; 

c. Provide adequate public information and sufficient time for public review 
before an Annexation election; 

d. Ensure adequate time for City staff review; and 

e. Allow for simultaneous review of multiple Annexation proposals. 

The applicant submitted applications for an Annexation and Zone Change, by the deadline of 
March 31, 2012, as specified in LDC § 2.6.30.02. 

A prenotification for the application was mailed on May 14, 2012, and a public hearing notice 
was mailed and the site was posted on May 16, 2012, 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 
statement in "The City" newsletter prior to the November election on the matter. Staff find the 
purposes of Chapter 2.6 have been met by the proposed Annexation request. 
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The subject property is located within the Corvallis Urban Growth Boundary. Findings 
associated with the four additional applicable criteria outlined under LDC § 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. The 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 already has an identified Open Space - Conservation 
designation associated with the Oak Creek corridor open space (related to OS - 26 I Oak 
Creek, as identified on the 2000 Park and Rec Facilities Plan- see Attachment 8 3), and no 
other portion of the site is identified as open space or general community use on adopted City 
master plans. 

B. Demonstration of a Public Need for the Annexation 
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 § 2.6.30.06(a) provides guidance on what 
factors to consider when evaluating public need, as follows: 

Applicable L.DC Criteria 

L.DC Section 2.6.30.06(a) 

The applicant has demonstrated a public need for the Annexation· 

2. Major 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 Map 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 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. 

b. 

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. 

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 
public need for Annexation may include ... the availability of sufficient land of this type to 
ensure choices in the market place." Minor Annexation applications are 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: 

1. Information regarding a housing/jobs balance; 

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 them ethodologies 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 extentthese 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· 

SATHER ANNEXATION 
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1. 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 
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to applicants in addressing livability indicator and benchmark criteria. As the 
community further develops these 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. 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(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. 

Since the portion of the site that contains the Open Space- Conservation designation on the 
Comprehensive Plan is exempted from the review criteria under LDC § 2.6.30.06.a.2(A) and 
(B), the discussion concerning five-year supply of serviceable land and choices in the market 
place discussion will focus on the medium-high density residential land use designation that 
makes up the other portion of the annexation site. 

Land Development Code § 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 medium-high density 
residential land uses associated with this annexation request. The factors to be weighed in this 
application include, but are not limited to, the five-year supply of serviceable medium-high 
density residential land, the availability of sufficient medium-high density residential land to 
ensure choices in the market place, and compliance with the community-wide livability 
indicators and benchmarks. LDC § 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: 

1. Five-year Supply of Serviceable Land 
To calculate the five-year supply of serviceable land, LDC § 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 residential lands within City 
limits. Data sources used in the analysis provided by the applicant include the City's 
current 2011 Land Development Information Report (LDIR), the 1998 Corvallis 
Buildable Land Inventory, and applicable Corvallis Comprehensive Plan policies. The 
applicant has provided additional arguments for the annexation, regarding the five-year 
supply of RS-12 lands within City limits, as follows: 

• available vacant RS-12 lands are constrained further than 2011 Land 
Development Information Report figures based on additional constraints 
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associated with hillside development standards on a single, large RS-12 parcel 
containing slopes greater than 15% 

• As of 2012, and based on the rate of development of vacant RS-12 lands since 
1998, "within six years all of the vacant RS-12 land within the City could be 
owned by a single entity" (Attachment D - Page 21 ). 

As noted in the criteria in LDC § 2.6.30.07, staff will not independently evaluate 
arguments provided by the applicant. Where applicable to data or publications 
produced by the City of Corvallis, staff have verified that the information is accurate. 

Demand for Residential Lands Using 1998 Analysis (Buildable Land Inventory} 
In calculating the 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 shortage in the supply of Medium-High Density Residential 
(RS-12) land within City limits, over the 1996-2020 planning period (Attachment B-1 -
Pages 1, 8-10 and 13). In order to address the projected shortage, it is assumed that 
either lands in the Urban Fringe already designated as Medium-High Density 
Residential would ultimately be annexed within the planning period, and/or, as the BLI 
suggests, the City might "consider ... rezoning some Low-Density or Medium-Density 
Residential land to Medium-High and High-Density Residential " (Attachment B-1, 
Page 18). 

The BLI states that the City's "available land is close to need for ... 
medium-high-density residential (a deficit of 20 acres under base assumptions)" 
(Attachment B-1, Page 8). After consideration of additional Medium-High density 
development potential inherent in the new mixed-use zones applied after the 1998 
Comprehensive Plan Map update, the BLI projected that the overall deficit of Medium
High Density residential land within City limits would be 64 acres, by the end of the 
planning period (Table 8 - Attachment B-1, Page 13). 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. Based on the BLI assumptions and data, there is a need to 
address the deficit in available Medium-High Density land within the planning period. 
Annexation of the subject property is one option that addresses the City's need for this 
type of residential land. 

Vacant RS-12 Lands within City (2011 Land Development Information Report} 
The applicant cites data from the 2011 Corvallis Land Development Information Report 
(LDIR) (Attachment B-2, page 3), which indicates that there are approximately 69.11 
acres of vacant RS-12 lands in Corvallis. When factoring in constraints presented by 
the City's Natural Features protections, the amount of vacant RS-12 lands is reduced 
to 60.39 acres. It should be noted that the LDIR does not evaluate the development 
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potential inherent in the LDC Minimum Assured Development Area (MADA) provisions 
when factoring in Natural Features protections, so the total amount of vacant RS-12 
lands suitable for development may be somewhat more than the 60.39 acres reported 
in the 2011 LDIR. 

As noted above, the applicant has provided additional discussion concerning the trend 
in the absorption rate of RS-12 lands since the 1998 BLI was published, and notes that 
"within six years all of the vacant RS-12 land within the City could be owned by a single 
entity." This is based on the applicant's analysis of the rate of development of vacant 
RS-12 lands since the 1998 BLI was published, and assumes that rate would continue 
into the future. 

Additional factors to consider in evaluating the five year supply of serviceable RS-12 
lands include 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 § 2.6.30.06.c and LDC § 2.6.30.07.a, and choices 
in the marketplace criterion in LDC § 2.6.30.07.b. 

Serviceability and Other Factors Affecting Five-Year Supply 
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 
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. While there is a current surplus of vacant RS-12 lands 
according to the 2011 LDIR, it is not true that all of the surplus lands are serviceable. 

The applicant provides information on the serviceability of the subject site, but does not 
evaluate serviceability of other vacant RS-12 lands within City limits in detail. The 
applicant notes that the subject site is immediately adjacent to public water, sewer, and 
storm facilities, sufficient to serve the maximum development potential of the site, and 
that the intended market for the property is student housing for Oregon State University, 
which is located adjacent to the subject site. Refer to the discussion below regarding 
specific utility demand calculations and services available to serve the site. According 
to the 2011 LDIR data, a majority (67%) of the vacant RS-12 parcels are less than% 
acre in size. As noted by the applicant, a large percentage of the available 69.11 acres 
of vacant RS-12 lands in the City is associated with a 42 acre parcel located in the 
northeast section of the Timberhill development. That particular parcel has several 
Natural Features and topographic constraints to development. 

Corvallis Comprehensive Plan (CCP) policies address serviceability of lands relative 
to urbanization, as well as community housing needs and goals, and the following CCP 
policies support the applicant's discussion on the five-year supply of serviceable RS-12 
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lands and the proposed Annexation site: 

9.3.3 The City shall encourage a mix of residential land uses and densities 
throughout the City through the application of the criteria of the Land 
Development Code and through exploration of new approaches that 
respect the community's values. 

9.4.1 To meet Statewide and Local Planning goals, the City shall continue to 
identify housing needs and encourage the community, university, and 
housing industry to meet those needs. 

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, 
and/or property owner willingness to pay for infrastructure. 

The applicant's arguments relative to serviceability are supported by CCP 1 0.2.6, 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 
Sather site has been determined through the utility demand calculations provided as 
part of this application. As noted in the discussion below, the Sather site is already 
considered to be serviceable with regard to public facilities and utilities. 

The applicant has also provided correspondence from applicable utility companies that 
indicate that the Sather property can be readily serviced (Attachment D- pages 163 
through 165), consistent with the criterion for serviceability. As noted in the discussion 
below on vacancy rates of RS-12 lands, and of the availability of serviceable RS-12 
lands within the City limits, a large percentage of the existing available vacant RS-12 
lands are associated with a single parcel in the Timberhill development, and it is 
unknown at this time how feasible it would be to develop the subject property without 
a land use approval in place. 

Conclusion on Five-Year Supply 
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 RS-12 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 a simple comparison of acreage of supply versus demand 
is overly simplistic, and does not factor in other considerations that affect the five-year 
supply of serviceable RS-12 lands, such as diversity in ownership, location, and other 
constraints that affect serviceability. Consideration of these other factors is supported 
by CCP policies 9.3.3, 9.4.1, and 1 0.2.6, BLI discussion on provision of balanced and 
unconstrained land supply, and by the market choice topics outlined in LDC § 
2.6.30.07 .b, as more thoroughly discussed below. 
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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 § 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. 
The Planning Commission shall also determine to what extent the applicant's 
arguments affect the criteria in LDC § 2.6.30.06(b) (i.e. the Annexation provides more 
advantages to the community than disadvantages). 

LDC § 2.6.30.07(b) provides examples of four market choice topics that the applicant 
can use to provide arguments for land availability to ensure choices in the market place. 
The four topics are: information regarding a housing/jobs balance; housing rental rates 
and prices; vacancy rates; and a comparison of housing costs related to incomes, land 
prices, and land availability. The City has yet to develop the referenced policy on 
housing/jobs balance. The applicant has chosen to focus on the LOG-provided topic of 
vacancy of rental housing units in the City, as well as an alternate discussion on the 
current trend in student enrollment at OSU. The discussion and data provided by the 
applicant comes, in part, from a recognized professional in the field of housing in the 
City's Housing Division. 

a. Information regarding a housing/jobs balance; 
As noted above, a City policy has not yet been developed that outlines the City's 
goals relative to balancing job growth with creation of needed housing. 
Annexation of the site would allow development to occur at urban densities, 
which would create temporary construction jobs associated with new housing. 
Construction of the housing would add to the City's housing stock. Otherwise, 
without an adopted policy on housing and jobs balance, this factor cannot be 
fairly evaluated. 

b. Housing rental rates and prices; 
The applicant has not provided a discussion on rental price trends in the 
community, but has provided some data related to US Housing and Urban 
Development (HUD) fair market rents. 

c. Vacancy Rates; and 
The applicant cites current rental vacancy rates in Corvallis, and ties current and 
projected trends in the growth in the OSU student population, to what the 
applicant calls a "sub-optimal vacancy rental rate in the community." Currently 
the vacancy rate over the past year in Corvallis has hovered around 1%. At the 
time of writing this staff report, according to the City's Housing Division, the 
vacancy rate is at about 0.02%. 

To validate the applicant's arguments, the applicant cites information provided 
by the City's Housing Division staff that indicates a 5% vacancy rate is indicative 
of a "healthy" rental housing market. The applicant's argument for annexation 
relative to the topic of vacancy rates is that construction of student housing on 
the newly annexed RS-12 property would add to the availability of multi-family 
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housing choices, in particular for students of OSU, and that would help to 
increase the vacancy rate, thereby relieving the pressure to develop or 
redevelop student housing in more established residential neighborhoods 
surrounding the OSU campus. The applicant's conclusion on this topic is that 
currently "there is not an adequate amount of choices in the market place for this 
type of land, i.e. multi-family residential rental dwelling units.", based on the 
current demand. 

d. A comparison of housing costs related to incomes, land prices, and land 
availability. 
The applicant provided discussion on this topic. The applicant cites data that 
indicates that the median house price in Corvallis is approximately $250,000, 
and based on the HUD methodologies for determining affordability, the applicant 
states that "the majority of residential units for sale in Corvallis are well out of the 
price range of households with working class incomes ... " The applicant argues 
that the current state of affordable housing in Corvallis can be improved by 
Annexing the subject site, because adding additional multi-family rental units to 
the improve choices in the market will lessen the burden on the existing housing 
stock in terms of discouraging owners from opening their homes to renters, 
thereby adding to the stock of homes that can be purchased for owner 
occupancy. 

Other Market Factors Raised in the Application 
In the applicant's discussion on choices in the market place, issues of diversity in 
location and ownership of vacant RS-12 parcels are again brought forward. The 
applicant has also provided an argument that the average distance between a majority 
of the land area of existing vacant RS-12 lands and the center of the OSU campus (i.e. 
Memorial Union Quad) is 2.65 miles, and that this distance would encourage students 
who rent in those areas to use automobiles instead of walking or biking to campus, 
which would lead to additional parking and traffic issues in the neighborhoods 
surrounding the campus. It is approximately 1 mile between the center of the Sather 
Annexation site and the Memorial Union Quad, depending upon the path of travel. The 
applicant's final arguments on choices in the marketplace state that the supply of 
available rental units is insufficient to meet existing demand, and that the addition of the 
approximately 300 rental units that development of the Sather property would provide 
would help to meet the stated demand. 

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. 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 42 through 
50), includes the applicable livability indicators with the applicant's analysis, and 
includes an added column for Staff's analysis. 
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Annexation Average density Meet or exceed V' Complies The +-+ Partially 
Density of proposed the average density for the Complies . The City annexation density of land development site will be 

has not developed a relative to the within the City, at least 12.0 dwelling 
standard methodology average density developed, and units/acre. The average 
for calculating existing of land within the of the same net density of land within 
residential densities City that is type as the the City is 3.6 dwelling 
specific to the type of developed and of proposed units/acre. 

the same type annexation housing (in this case 

(single-family or (single-family or multi-family). The 

multi-family) multi-family). average density figure 

Note: provided by the 

Information applicant 

regarding approximates the -City's average overall .... 
existing density c 

residential density 0 
within the City c 

(3.15 dulac), based on c 
may be obtained 'I-
from the City's existing housing stock ~0:: 

(23,752 units) and zo 
annual Land za. 

land area within the <CW Development -o:: 
Information City limits exclusive of Zu. 

public rights-of-way Cu. 
Report. -<C 

(7 ,549 acres). 1-1-
~en 

V' Complies V' Complies 
W...J Rural Type of county Development on Z(3c.c 

Development development that land within the Current county standards Applicant's statement Zz"";" 
<C:::JW Potential could occur if Urban Growth allow development of is correct (see O::Qt-

property not Boundary is Manufactured Home Attachment C). wum 
:I:~-Annexed done in a Park, or Mining Additionally, County 1- :I: 
<C-X (depends on fashion that Operation, which residential standards cnuw 

county land use does not preclude urban-level in the U R-5 zone (one 
policies in effect preclude urban- development on subject dwelling per parcel) 
at time of level site. may preclude 
proposed development on development at urban 
Annexation). the subject site densities, depending 

and/or on on how residences 
adjacent are sited and 
properties within accessed. 
the UGB. 

Adjacency to City Percentage of It is considered V' Complies V' Complies 
the perimeter of an advantage if 
the Annexation " 50 percent of 2658' of perimeter Of the calculated site 
site that is the perimeter of adjacent to City Lim its I perimeter (5,641'), 
enclosed within an Annexation 5251' of total perimeter 3,043' currently abuts 
the City Lim its. site is enclosed length= 50.6%. City limits (54%). 

within the City NOTE: This 
limits. percentage may drop 
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Development Concurrent 
Plans processing of 

Detailed 
Development 
Plan and/or 
Tentative 
Subdivision Plat 
with Annexation 
Request. 

Distance to Distance to bike 
Bicycle and lanes. 
Pedestrian 
Access 

Distance to 
sidewalk. 

Distance to multi-
use path. 

Connectivity & It is considered 
Extension of an advantage if 
Bicycle and improvements 
Pedestrian proposed as part 
Facilities of the Annexation 

request would 
connect to and 
extend existing 
bicycle and 
pedestrian 

It is not 
considered a 
disadvantage 
and may be 
considered an 
advantage if an 
Annexation 
request is 
processed 
concurrently 
with a Detailed 
Development 
Plan and/or 
Tentative 
Subdivision Plat, 
even though 
such land use 
decisions may 
be changed 
after 
Annexation. 

0.5-mile to bike 
lane. 

0.25-mile to 
sidewalk. 

0.5-mile to 
multi-use path. 

Connection to 
existing 
pedestrian 
facilities and 
extension of 
them by at least 
350'; or 
connection to 
existing 
pedestrian 

Not considered a 
disadvantage. 
Annexation is not being 
concurrently processed 
with either a Detailed 
Development Plan or 
Tentative Subdivision 
Plat. 

1/ Complies 
Adjacent to existing bike 
lane. Distance to 
sidewalk= 0.1 mile. 
Distance to multi-use 
path= 0.5 mi. 

1/ Complies 
Development of new 
Collector Street would 
involve connection to and 
extension of existing 
bicycle bike lane at SW 
35th Street. It is 
anticipated that the City 
would require offset 
improvements with 

below 50% depending 
on whether or not the 
Portland & Western 
Railroad right-of-way 
is included in the 
annexation boundary. 

Not considered a 
disadvantage. 
Annexation is not 
being concurrently 
processed with either 
a Detailed 
Development Plan or 
Tentative Subdivision 
Plat. 

1/ Complies 
Applicants statements 
are correct. Sidewalk 
is present on SW 
Western Boulevard at 
site's southeast 
corner. Multi-use path 
(SW Washington 
Way) and bike lanes 
(SW Western Blvd. 
and SW 35th Street) 
are within 0.5 mile of 
the site. 

1/ Complies 
The applicant's 
statements 
concerning extension 
of the public sidewalk 
and bike lanes and 
connection to existing 
sidewalk and bike 
lanes is correct. This 
would occur at time of 

--~-~--------~----
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facilities. facilities and development, in the form development based 
filling a gap of extending the existing on LDC requirements. 
between sidewalk on the west side 
existing of SW 35th Street at the SEE DEVELOPMENT 
pedestrian very least, if not RELATED 
facilities of at extending the existing CONCERNS 
least 1 00'. sidewalk at the north side 

of SW Western Blvd.ISW 
Connection to West Hills Road from the 
existing bicycle intersection with SW 35th 
facilities and Street as well. 
extension of 
them by at least 
350'; or 
connection to 
existing bicycle 
facilities and 
filling a gap -between ..... 

0 
existing 0 

0 
pedestrian 0 

'I-
facilities of at ~0:: 
least 1 00'. zo 

Za.. 
<(W 

Planned Public Type and extent It is considered V' Complies V' Complies -a:: 
ZLL Transportation of public an advantage if The new collector street The applicant's aLL 
-<( lm provem ents transportation public is included on the City's statements are ............ 

improvements transportation Master Plan and will correct. ~en 
(street, bicycle, improvements enable other properties to 

W...J 
Z()co 

pedestrian) that (street, bicycle, the west to ultimately Zz-o; 
are listed in City pedestrian) develop. <C~w 

O::Qt-
master plans and would be W()jii 
would occur with installed with the J:~-1- J: 
urban-level Annexation, are <C-X en ow 
development of listed in City 
Annexation site. master plans, 

and would 
enable other 
sites within the 
Urban Growth 
Boundary to 
ultimately 
develop. 

Distance to Distance from Annexation site )(Does not comply )( Does not comply 
Shopping neighborhood is within 0.5-mile 

shopping of neighborhood Annexation site is Applicant's 
opportunities shopping approximately 1.1 miles statements are 
(both existing opportunities from nearest correct. Nearest 
and planned). (existing and neighborhood shopping shopping is at Sunset 

planned). More opportunities. Center which is about 
advantage 1 mile from the center 
associated with of the annexation site. 
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Affordable 
Housing 

Employment I 
Housing 

Housing 
Afford ability 

Balance of jobs 
and housing 

shorter 
distances from 
existing (as 
opposed to 
planned) 
shopping 
opportunities 
and/or location 
within 0.5-mile 
from existing 
shopping 
opportunities. 

It is considered 
an advantage if 
more than 50 
percent of the 
proposed 
residential 
housing units 
are classified as 
Affordable 
Housing using 
the definition of 
Chapter 1.6 -
Definitions. This 
benchmark will 
be refined with 
future updates 
to this cod e. 

X Does not comply 
None of the proposed 
residential units will be 
classified as Affordable 
Housing. 

To be Not Applicable 
developed as 
part of a future 
update of this 
Code, and 
following 
completion of 
regional studies. 

X Does not comply 
Applicant's 
statements are 
correct, if the site is 
developed as 
proposed. 

Not Applicable - As 
noted previously, 
development of the 
site, if annexed, will 
provide temporary 
construction jobs and 
add to the City's 
housing stock. 
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Natural Features Acres and Consistency v Complies v Complies 
percentage of with Significant The site contains Steep 
Annexation site Natural Feature Slopes, Significant If annexed, the 
with Significant protections Vegetation, a Riparian Natural Hazards and 
Natural Features specified by Corridor, and Floodplains, Natural Resources 

Chapter 4.2- which will be afforded on-site would be 
Landscaping, better protection under protected according to 
Buffering, the LDC than currently LDC standards. 
Screening, and apply. 
Lighting, 
Chapter 4.5-
Natural Hazards 
and Hillside 
Development 
Provisions, 
Chapter 4.11 - -..... 

0 Minimum 0 
0 Assured 0 

Development 'I-
~a:: 

Area (MADA), zo 
za.. Chapter 4.12- <(W 

Significant -a:: 
Zu.. 

Vegetation Cu.. 
-<( Protection 1-1-

Provisions; and ~CI) 
Chapter 4.13 - W...J 

Z(3o 
Riparian Zz~ 
Corridor and <:::::>W 

O::Qt-
Wetland wum 
Provisions. ::I:>-

1-1-J: <-X 
It is considered 

CI)UW 

an advantage of 
Significant 
Natural 
Features are 
protected 
through 
Annexation, 
since they may 
be better 
protected within 
the City. 

Distance to Distance from an Annexation site v Complies v Complies 
Transit existing transit is within 0.5-m ile Annexation site is 

line and/or bus of an existing approximately 0.1 miles Applicant's 
stop. transit line from nearest transit stop, statements are 

and/or bus stop. at SW 35th Street and SW correct. CTS routes 
Western Blvd. PC, C3, and 8 all abut 
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the site's southern 
edge on SW Western 
Boulevard. 

Distance to Major Distance to Distance to r/ Complies -<-+ Partially 
Street nearest Collector nearest Annexation site is Complies and/or Arterial Collector and/or adjacent to SW Western 

Western and 35th are Street(s) that Arterial Street(s) Boulevard, which is the 
Arterial streets. would serve the that would serve nearest Collector or 
However, these proposed the proposed Arterial fully improved to 

annexation site annexation site City Standards. 
streets are only 

and is fully 5: 0.25-mile and partially improved to 

improved to City is fully improved full City standards, but 

standards or is to City would be required to 

improved to City standards or is be upgraded as part 

standards with improved to City of development of the 

regard to bicycle standards with site. 

and pedestrian regard to bicycle 
SEE DEVELOPMENT facilities. and pedestrian 

facilities. RELATED 
CONCERNS 

Intersection Levels of service Levels of r/ Complies r/ Complies 
for intersections service for All adjacent intersections Future development 
of Arterial and/or intersections of to maintain level of on the site will need to 
Collector Streets, Arterial and/or service "D" or better. Turn complete an additional 
as determined by Collector lanes to be constructed TIA in accordance 
the City's Traffic Streets affected as required by actual with 4.0.60.a, and 
Engineer, within by the proposal, traffic generated by mitigate for traffic 
a one-mile radius as determined detailed development impacts to ensure 
of the site. by the City's design, in order to Level of Service "D" or 

Traffic Engineer, maintain Levels of better. 
and generally Service. 
within one-mile SEE DISCUSSION 
radius of the BELOW AND 
site, will be a DEVELOPMENT 
level of service RELATED 
"D" or better CONCERNS. 
following urban 
level 
development of 
the Annexation 
Site. 
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Local School 
Capacity I Travel 
Distance 

Police Response 
Time 

Distance from 
Fire Station 

SATHER ANNEXAflON 
(ANN12-00001/ ZDC12-00001) 

Student 
enrollment, 
capacity, and 
average class 
size of public 
schools to serve 
the Annexation 
site. Distance to 
public elementary 
school. 

Number of police 
officers per 1 ,000 
persons residing 
within City limits 

Distance from an 
existing fire 
station. 
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Public schools 
that would serve 
the Annexation 
site are not 
overcrowded. 
Corvallis School 
District goals for 
average class 
sizes may vary 
among grades. 
0.5- mile to 
public 
elementary 
school. School 
district policies, 
re: boundaries 
of closest 
schools or 
additional 
schools, factor 
into potential 
redefinition of 
school 
boundaries. 

At least 1.2 
officers per 
1 ,000 persons 
residing within 
City limits. 

All buildable 
portions of the 
Annexation site 
are within 1.5 
miles of a fire 
station with an 
engine 
company. 

The nearest public +->- Partially 
elementary school is 

Complies Adams Elementary, 
which is approximately Applicant's statement 

0.6 mile away. There is is correct concerning 

sufficient capacity at all distance to Adams 

public schools that would Elementary school 

serve the annexation site. (site is slightly further 
than benchmark of 
0.5-mile distance). 

Applicant has 
provided 509J District 
correspondence that 
suggests that the 
current public school -...... 
system has capacity 0 

0 
to serve the 0 

0 
annexation site. 'I-

~0:: 
zo 
zc.. 
ct:w -o:: 
ZLL 
DLL 
-<t: 
1-1-
~(I) 

55 officers/54,520 )( Does not comply W...J 
Z(jN 

people = 1.0111 ,oo ZzN 
persons Applicant's analysis is ct:=>w 

O::Qt-
correct. City is Wojjj 
currently out of :J:r::-1- :J: 
compliance with this <t:->< 
standard. Ability for 

en ow 

City to meet this 
standard is outside of 
the control of the 
applicant. 

v Complies v Complies 

The annexation site is Applicant's statement 
approximately 0.7 miles is correct. 
from the nearest fire 
station at 365 SW 35th 
Street. 



Public Type and extent Annexation of 1< Does not comply 1< Does not comply 
Improvements of public partially 

improvements developed land The Annexation site is Applicant's statement 
developed to City within the Urban undeveloped at this time. is correct. 
standards; and Growth 
urban-level Boundary (UGB) 
development, that already 
such as clustered contains some 
housing, etc., public 
existing on the improvements 
proposed developed to 
Annexation site. City standards, 

and urban-level 
development on 
part of the site, 
is considered 
more 
advantageous to -the City than ..... 

0 
Annexation of 0 

0 
undeveloped 0 

'I-
land. ~0:: 

zo 
Sanitary sewer 61' Complies 61' Complies za. 

Distance to Distance to c:3;W 
Sewer and Water adequately sized and water Sanitary sewer and water Applicant's statement -o:: 

Zu. 
public sanitary facilities are facilities are proximate to is correct. There are Cu. 

-c:3; sewer and water proximate to the the Annexation site. existing public 1-1-
lines needed to Annexation site. waterlines in 35th ~en 
serve the site. Street and Western 

W..J 
Z(jM 

After some Blvd., and an existing ZzN 
monitoring, sewer line in 35th 

c:3;:Jw 
0::01-

distances for Street. WOiii 
this benchmark :I:~-1- :I: 
may be c:3;->< en ow 
specified in a 
future update of 
this code. 

Planned Public Types and extent It is considered 1< Does not comply 1< Does not comply 
Utilities of public utility an advantage if 

improvements of the installation No public utilities that are Applicant's statement 
sanitary sewer, of public utilities included in City Master is correct. 
water, and storm of sanitary Plans. 
drainage, that are sewer, water, SEE DEVELOPMENT 
listed in City and storm RELATED 
master plans, drainage, listed CONCERNS 
and would occur in City master 
with urban-level plans, would 
development of enable other 
the Annexation sites within the 
site. UGB to 

ultimately 
develop. 

---- ~ ~--~-~---~ -- - -- ----------------- --
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Distance to 
Parks 

Distance to 
Downtown 

Distance from an 
existing public 
park. 

Distance of the 
Annexation from 
the Central 
Business Zone 
intersection of 
SW Third Street 
and SW Monroe 
Avenue. 

Annexation site )( Does not comply 
is within 0.5-mile The Annexation site is 
of an existing approximately 1.3 miles 
public park. from Arnold Park and 1.4 

miles from both Avery 
Park and Bruce Starker 
Arts Park. 

It is considered v Complies 
an advantage if 
an Annexation 
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 Annexation site is 
approximately 2.2 miles 
from the intersection of 
SW 3'd and SW Monroe. 

Compliance with Livability Indicators and Benchmarks 

)( Does not comply 
The applicant's 
statement is correct. 

v Complies 

Applicant's statement 
is correct. 

Of the 20 applicable livability indicators, the proposed annexation would fully comply with 
11, partially comply with 3, and not comply with 6 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 
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 
to the community outweigh the disadvantages." 

Conclusion on Public Need for the Annexation 
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 
this type to ensure choices in the market place, and compliance with the community-wide 
livability indicators and benchmarks. 

In regards to the analysis of the five-year supply of serviceable land, and choices in the 
market place for RS-12 lands, staff find that there are approximately 60 acres of 
developable RS-12 land within the City limits. However, a large percentage of the existing 
vacant lands zoned RS-12 is associated with a single large (42 acre) parcel geographically 
concentrated in Timberhill, and it is unknown whether or not this parcel is immediately 
serviceable due to physical constraints and the need to extend City services. 
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The applicant has also provided additional information and arguments regarding the 
availability of serviceable RS-12 land within the City to ensure choices in the market place, 
and has provided data that supports those arguments based on rental vacancy rates. As 
specified by LDC § 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 11, partially comply with 3, and not comply with 6 of the 20 
applicable indicators. 

C. The Advantages to the Community Outweigh the Disadvantages 

A licable Lme Griteria 

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. 

The applicant's discussion regarding five-year supply of serviceable land, availability of 
those lands to ensure choices in the market place, and full or partial compliance with 14 
of 20 livability indicators and benchmarks provides the bulk ofthe applicant's argument that 
the proposed annexation provides more advantages to the community than disadvantages. 
The applicant has provided a table of the advantages and disadvantages, which is a 
summary of the livability indicators and benchmarks discussed above (See Attachment 
D- Pages 25 through 27). Per Section 2.6.30.06(b).2 noted above, City Staff are to review 
the applicant's arguments regarding the advantages and disadvantages to the community, 
but will not conduct independent research to verify or justify them. It is consistent with the 
LDC criteria in § 2.6.30.06(b-2) to have decision makers consider the arguments 
presented by the applicant above, and find whether or not, when viewed in aggregate, the 
arguments for five-year supply of serviceable land, choices in the marketplace, and 
livability indicator conformance, in addition to any other arguments made by the applicant, 
equate to the annexation being advantageous for the community. 
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D. The Site is Capable of being Served by Urban Services and Facilities Required with 
Development 

This annexation criterion is divided into two sections. The first section discusses public sewer, 
water, storm drainage and other utilities. The second section discusses public transportation 
infrastructure for various modes of travel. 

Public Facilities and Services 

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

Applicable I..:.DC Criteria 

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 -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 corridors consistent with 
the City's Stormwater Master Plan, Chapter 4.0 -Improvements 
Required with Development, Chapter 4.5 ·Natural Hazard and Hillside 
Development Provisions, and Chapter 4.13 ·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: 

SATHER ANNEXATION 
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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. 
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4.0.70 ·PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 

a. All development sites shall be provided with public water, sanitary sewer, storm 
drainage, and street lights. 

b. Where necessary to serve property as specified in "a" above, required public utility 
installations shall be constructed concurrently with development. 

c. Off-site public utility extensions necessary to fully serve a development site and 
adjacent properties shall be constructed concurrently with development. 

d. To provide for orderly development of adjacent properties, public utilities installed 
concurrently with development of a site shall be extended through the site to the 
edge of adjacent property(ies). 

e. All required public utility installations shall conform to the City's adopted facilities 
master plans. 

f. Private on-site sanitary sewer and storm drainage facilities may be allowed, 
provided all the following conditions exist: 
1. Extension of a public facility through the site is not necessary for the future 

orderly development of adjacent properties; 
2. The development site remains in one ownership and Land Division does not 

occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

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 15ft. The minimum easement width for two adjacent utilities is 20ft. 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· 
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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 10ft. of fire hydrants and utility poles; 
b) Within 20ft. of street light standards; 
c) Within five ft. from an existing curb face, except where required for 

street trees; 
d) Within 10ft. 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. 
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Water 

The proposed annexation site is located in the City's first level (elevation 21 0-290') water service 
area. There is an existing 20 inch waterline located along the SW Western Boulevard and SW 
West Hills Road site frontage and an existing 20 inch waterline in SW 35th Street. 

The City's Water Master Plan does not show any additional transmission mains or oversized pipes 
in this area. With future development, installation of water lines shall be consistent with LDC 
Chapter 4.0 and the City's Water Master Plan (Development Related Concern G). 

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

Sanitary Sewer 

The proposed annexation site is located within the City's Lower Oak Creek drainage basin. There 
is an existing 1 0" sewer pipe located in SW 35th Street, south of where the new collector street 
will connect to SW 35th Street. The City's Wastewater Utility Master Plan does not show any 
additional transmission mains or oversized pipes in the area. With future development, 
installation of sewer lines shall be installed consistent with LDC Chapter 4.0 and the City's Waste 
Water Utility Master Plan (Development Related Concern H). 

The applicant has provided sanitary sewer calculations showing that the proposed annexation can 
be served by the existing sanitary sewer system. 

Storm Drainage 

The proposed annexation site is located within the Oak Creek drainage basin. There are not any 
existing storm drainage pipes adjacent to the applicant's site, however Oak Creek crosses through 
the northeast corner of the site. Future development will be required to comply with the City's 
water quality and quantity standards in accordance with the LDC § 4.0.130 and appendix F of the 
City's Storm Water Master Plan. The applicant's General Land Use Plan calls out areas in the 
northeast portion of the site for storm water management. The applicant proposes to serve future 
development by discharging storm water into Oak Creek after it is treated and detained. 

The applicant has provided storm water calculations for the site. 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 development on the site that creates more than 5,000 ftz 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 Storm water Master 
Plan and the most recent version of the King County, Washington, Surface Water Design Manual. 
The water quality facilities shall be designed to remove 70 percent of the total suspended solids 
(TSS) entering the facility during the water quality design storm, 0.9-inch 24-hr rainfall event with 
NRCS Type 1A distribution (Development Related Concern 1). 
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Future development on the site that creates more than 25,000 ft2 of impervious surfaces will be 
required to construct stormwater detention facilities in accordance with LDC § 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 1 0-year, 24-hour design storms (Development 
Related Concern J}. 

Street Lights 

Currently there are existing street lights along SW Western Boulevard, SW West Hills Road, and 
SW 351

h Street. Future development of the site will require the installation of a City standard street 
light system (Development Related Concern K}. 

Overall Conclusion on Public Utilities 

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

Franchise Utilities 

'A plicable !]DC Criteria 

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. 
Concurrent with future development of the site, the applicant shall grant 7ft Utility Easements 
(UE) adjacent to all street ROW's according to LDC § 4.0.1 OO.b (Development Related Concern 
L}. 
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Vehicular Circulation: 

A plicable I...DC Criteria 

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: 
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. 

4.0.60- PUBUC AND PRIVATE STREET REQUIREMENTS 

a. 

e. 

Traffic evaluations shall be required of all development proposals in 
accordance with the following: 
1. Any proposal generating 30 or more trips per hour shall include l...evel of 

Service (I...OS) 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 applicant shall complete the evaluation and 
present the results with an overall site development proposal. 

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 "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 4.0-1 -Street Functional Classification 
System. 

The applicant's site is located along the north side of SW Western Boulevard and west of SW 351
h 

Street. 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
PAGE 30 of 52 

-..... 
0 
0 
0 
0 
'1-
~0:: zo 
za.. 
<(W -o:: 
Zu. 
Ou. 
-<( ...... 
~(/) 
W...J 
Z(3o 
ZzM 
<:::Jw 
0::01-
Wuiij 
::I:>-
1-1-::I: <C->< cnuw 



SW Western Boulevard 

SW Western Boulevard is designated as an arterial street according to the City's Transportation 
Plan. The section of SW Western Boulevard adjacent to the applicant's site is improved to 
County standards with two travel lanes and bike lanes. City standards for an arterial street, per 
LDC Table 4.0-1- Street Functional Classification System, include 12 foot travel lanes, a 12 foot 
center turn lane, 6ft bike lanes, 12 foot landscape strips, and 5 foot setback sidewalks. Future 
development will need to address City standard improvements along the site frontage that may 
also include Right of Way dedications (Development Related Concern A). 

SW West Hills Road 

SW West Hills Road is designated as a collector street according to the City's Transportation 
Plan and is currently under Benton County's jurisdiction. The adjacent section of SW West Hills 
Road is improved to County standards with two travel lanes. City standards for a collector street, 
per LDC Table 4.0-1- Street Functional Classification System, include 11 foot travel lanes, an 11 
foot center turn lane at intersections with other collector or arterial streets, 6ft bike lanes, 12 foot 
landscape strips, and 5 foot setback sidewalks. Future development will need to address City 
standard improvements along the site frontage that may also include Right of Way dedications 
(Development Related Concern A). 

SW 35th Street 

While the site does not have frontage along SW 35th Street, there is existing Right of Way for a 
future collector street between the site and SW 35th Street that will be used as the primary access 
for the site. SW 35th Street is designated as an arterial street according to the City's 
Transportation Plan. The adjacent section of SW 35th Street adjacent to the applicant's site is 
improved to County standards with two travel lanes, bike lanes, and a non-standard asphalt 
pedestrian path on the east side. City standards for an arterial street, per LDC Table 4.0-1- Street 
Functional Classification System, include 12 foot travel lanes, a 12 foot center turn lane, 6ft bike 
lanes, 12 foot landscape strips, and 5 foot setback sidewalks. Future development will need to 
address off-site improvements to the intersection of the new collector street with SW 35th Street 
per LDC § 4.0.60.e.3 (Development Related Concern B). 

Future Collector Street 

The City's Transportation Plan identifies a future collector street through the applicant's site. The 
alignment of the street originates at SW 35th Street between two parcels owned by OSU that are 
within the City limits. The street alignment goes west from SW 351h Street, into the applicant's 
parcel where it turns north towards the railroad tracks. At the northern edge of the applicant's 
parcel the alignment turns back to the west and exits the applicant's parcel in its northwest corner. 
There is an existing 40 foot Right of Way, under Benton County's jurisdiction, that matches the 
City's Transportation Plan alignment and continues westward, south of the railroad tracks to SW 
53rd Street. 

The applicant's general land use plan includes a new collector street per the City's Transportation 
Plan, however, the alignment depicted in the general land use plan does not match the 
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Transportation Plan or existing Right of Way alignment. The applicants state the proposed 
alignment is preferable as it locates traffic and development associated with the street further 
away from the protected natural features on the site. The applicants have also correctly 
acknowledged that changing the alignment of the future collector street through their site would 
require future City of Corvallis/Benton County approval of a Right of Way vacation application 
along with dedication of Right of Way for the proposed alignment. 

In order to connect the applicant's site to SW 35th Street, an off-site extension of the new collector 
street will be required per LDC § 4.0.60.e.3. As discussed above, the existing Right of Way for 
the new collector street is 40 feet wide. Additional Right of Way will be required to build a City 
Standard street section. In an April17, 2012, email from OSU to the applicants, OSU states they 
would be open to discussions regarding potential Right of Way dedications. (Development 
Related Concern B). 

City standards for a collector street, per LDC Table 4.0-1- Street Functional Classification System, 
include 11 foot travel lanes, an 11 foot center turn lane at intersections with other collector or 
arterial streets, 6ft bike lanes, 12 foot landscape strips, and 5 foot setback sidewalks. Future 
development will need to address City standard improvements along this frontage (Development 
Related Concern A). 

Future Local Street Network 

The applicant's general land use plan shows a network of local streets and public walkways. The 
alignment shown demonstrates that block perimeter standards (LDC § 4.0.60.n) can be met. 
They have shown walkways where the street network would cross mapped natural features as 
allowed in LDC § 4.0.60.n.1.a. The street and driveway layout shown also complies with access 
standards, per LDC § 4.1.40.a. 

The block pattern shown in the applicant's general land use plan includes a half street frontage 
along the southern portion of the western boundary. Per LDC § 4.0.60.e.2, half width street 
improvements, as opposed to full width improvements are generally not acceptable. If a street 
layout similar to this is proposed with development, a full width street, curb to curb, would typically 
be installed concurrent with development (Development Related Concern C). 

Two local streets are shown to connect to SW Western Boulevard and SW West Hills Road. The 
intersections of additional local streets along the site's southern property frontage may be 
problematic with the existing conditions of the skewed intersection of SW Western Boulevard and 
SW West Hills Road. While local street connections at the southern boundary of the parcel are 
required to meet block perimeter standards, the City may not allow full access to and from the 
local streets to SW Western Boulevard and SW West Hills Road. Access limitations may include 
right-in/right-out or emergency access only. Traffic studies required with future development will 
aid the City in determining the appropriate level of access (Development Related Concern D). 
Nonetheless, an acceptable configuration of public streets can be accommodated on the subject 
site. 
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Transportation Planning Rule 

The Zone District Change required with the annexation triggers consideration of the State's 
Transportation Planning Rule (TPR), OAR 660-012-0060. Recent changes to the TPR, section 
9, allow a local government to find that an amendment to a zoning map does not significantly 
affect an existing or planned transportation facility if the following requirements are met. 

a. The proposed zoning is consistent with the existing comprehensive plan map 
designation and the amendment does not change the comprehensive plan map; 

b. The local government has an acknowledged TSP and the proposed zoning is 
consistent with the TSP; and 

c. The area subject to the zoning map amendment was not exempted from this rule 
at the time of an urban growth boundary amendment as permitted in OAR 660-024-
0020(1 )(d), or the area was exempted from this rule but the local government has 
a subsequently acknowledged TSP amendment that accounted for urbanization of 
the area. 

In the case of the associated zone change application (see Part II of this staff report), the 
proposed zoning is consistent with the existing comprehensive plan map designation. The City 
does have an acknowledged TSP and the zoning is consistent with the TSP. Consequently, the 
TPR does not apply to the subject application. With section 9 of OAR 660-012-0060 satisfied, no 
further action regarding the TPR is required. 

Traffic Impact Analysis 
A Traffic Impact Analysis (TIA) was completed for the proposed development. The TIA shows 
that site access points on SW Western Boulevard and SW 35th Street will have acceptable levels 
of service (LOS) if the worst case development scenario (maximum density of 20 units per acre) 
were to occur on the site. 

Per the Livability Indicators, LDC § 2.6.30.07.c Table 2.6-1- Community-wide Livability Indicators 
and Benchmarks for Annexation Proposals, a LOS analysis of affected intersections within a one 
mile radius of the site is required. According to the table, intersections that are generally within 
a mile radius of the site will be a LOS "D" or better following urban level development of the 
annexation site. The TIA identified four intersections within a one-mile radius of the site that, 
under the 20 year planning horizon and the worst case build scenario, will have a LOS of "E" or 
"F". For each of these intersections (SW 35th Street at SW Western Boulevard, US-20/0R-34 at 
SW 15th Street, US-20/0R-34 at SW 35th Street, and US-20/0R-34 at SW Technology Loop) 
mitigation was proposed that brought the LOS to "D" or better. The mitigation proposed is a 
southbound right turn lane at the intersection of SW 35th Street at SW Western Boulevard; a four 
lane highway section with left turn refuges and a south bound left turn lane at the intersection of 
SW 15th Street at US-20/0R-34; a four lane highway section at the intersection of SW 35th Street 
at US-20/0R-34; and a four lane highway section at the intersection of SW Technology Loop at 
US-20/0R-34. A four lane highway section is consistent with recommendations in the Corvallis 
Transportation Plan and the CAMPO study. 

Future development on the site will need to complete a TIA in accordance with 4.0.60.a. The City 
Engineer shall define the scope of the traffic impact study based on established procedures. The 
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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. At that time, 
the applicant shall complete the evaluation and present the results with an overall site 
development proposal (Development Related Concern E). 

Conclusion on Vehicular Circulation 

Given the discussion above, the Sather 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. 

Bicycle/Pedestrian Circulation: 

Applicable I...DC Criteria 

4.0.30- PEDESTRIAN REQUIREMENTS 

a. Sidewalks shall be required along both sides of all streets, as follows: 
2. Sidewalks on Arterial, Collector, and Neighborhood 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 
minim urn of 12ft. 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 Timing- 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 Sidewalk/street Stamps in existing sidewalks that will be impacted by the 
development. If such a Contractor Sidewalk/street 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 l...anes -On-street bike lanes shall be required on all Arterial, 

Collector, and Neighborhood Collector Streets and constructed at the time of street 
improvements. 
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Public set back sidewalks do not exist along the site's SW Western Boulevard and SW West Hills 
Road frontage. Setback sidewalks and planter strips are City standards and components of safe 
public sidewalks that are taken into consideration when determining serviceability. The applicant 
benefits from these neighborhood street improvements in the form of; 

• An enhanced aesthetic experience for pedestrians as the separation from motor 
vehicle traffic decreases road noise, prevents water from the roadway being 
splashed on pedestrians and provides an enhanced sense of security. 

• An enhanced environment for wheelchair users as the sidewalk can be kept at a 
constant slope with the steeper slopes for driveway approaches built into the 
planting strip. 

• An area for street trees, sign posts, utility and signal poles, mailboxes, fire hydrants, 
etc. 

• Mature street trees may reduce vehicle speed. 
When wide enough, a place for a motor vehicle to wait out of the stream of traffic 
while yielding to a pedestrian crossing a driveway. 

• A break in hard surfacing with added pervious area. 

Public on-street bike lanes exist along the site's SW Western Boulevard frontage, however, no 
bike lanes exist along the SW West Hills Road frontage. As detailed above in the Vehicular 
Circulation section, future development will need to address the extent of improvements along the 
site's frontage. 

The City's Transportation Plan identifies a future collector street through the applicant's site and 
the applicant's general land use plan includes a new collector street. City standards for a collector 
street, per LDC Table 4.0-1- Street Functional Classification System, include 6ft bike lanes and 
5 foot setback sidewalks. 

The applicant's general land use plan also includes a network of local streets and public walkways 
in order to meet block perimeter standards per LDC § 4.0.60.n. LDC Table 4.0-1 - Street 
Functional Classification System specifies local streets have 5 foot setback sidewalks and that 
bikes and vehicles share the roadway surface. 

Future development on the site will need to address City standard improvements along all existing 
and new streets (Development Related Concern A). 

The City's 1996 Transportation Plan shows a future trail in the vicinity of the northeast corner of 
the applicant's site. The map does not show enough detail to determine if the trail alignment is 
within the applicant's site. The City's more recent 2000 Parks & Recreation Facilities Plan shows 
a proposed trail/multi-use path along SW 35th Street, east of the applicant's site. 

A bicycle/pedestrian connection from the site access on SW 35th Street to the existing path 
located on the south side of SW Washington Avenue would be consistent with the Parks & 
Recreation Facilities Plan making walking or biking between the development and OSU's campus 
a viable option to vehicular travel. In accordance with 4.0.30.e, the Planning Commission or 
Director may require off-site pedestrian facility improvements concurrently with development to 
ensure improved access between a development site and an existing developed facility such as 
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a trail system. Future development will need to evaluate a pedestrian trail or multi-use path along 
SW 351

h Street (Development Related Concern F). 

Conclusion on Bicycle/Pedestrian Circulation 

Given the discussion above, the Sather Annexation has demonstrated that, with improvements 
associated with future development, the existing and proposed 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 

A licable I..DC Criteria 

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: 
1. 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. 

Corvallis Transit System (CTS) Routes 3, C3, 8, and the Philomath Connection currently provide 
service to SW Western Boulevard and SW West Hills Road along the site's frontage. 

Conclusion on Transit 

Given the discussion above, the Sather 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 discussion above, the Sather Annexation has demonstrated that 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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E. Compatibility 

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

'A licable l.l1DG Criteria 

LDC Section 2.6.30.06(e) 

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. 

6. 

7. 

8. 

9. 

10. 

11. 

Lighting; 

Signage; 

Landscaping for buffering and screening; 

Transportation facilities; 

Traffic and off-site parking impacts; 

Utility infrastructure; 

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; 

13. Preservation and/or 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 (M'AD'A), 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 Design • Transportation Facilities 
• Visual Elements • Traffic and off-site parking impacts 
• Noise Attenuation • Utility Infrastructure 
• Odors and Emissions • Effects on air and water quality 
• Lighting • Consistency with the applicable 
• Signage development standards, including 
• Landscaping for Buffering and the applicable PODS 

Screening • Natural Features 

Basic Site Design- The organization of Uses on a site and its relationship to neighboring 
properties 
The General Land Use Plan (GLUP- see Attachment D- Pages 74 -75) is not a binding 
plan for development on the site, but represents one way the site could be developed in 
the future, if annexed. Because the GLUP is not a binding development plan, staff would 
err to analyze it as a development plan for compatibility with surrounding uses. 

The GLUP does demonstrate how the site might be developed with buildings, vehicle 
parking, pedestrian access, and utilities consistent with the RS-12 Zone. In general, the 
buildings and associated uses are distributed evenly throughout the site, generally avoid 
any development impacts on the site's Natural Features, and fall within blocks designed 
to meet the LDC Block Perimeter standards. 

Approximately 24.41 acres of the 33.36 acre site would be developable after excluding the 
Natural Features and existing rights-of-way that would be annexed. The GLUP shows 
potential residential building footprints, conceptually meeting the LDC requirements for 
variety of residential building types, and meeting the minimum density of 12 dwellings per 
acre. The neighboring uses to the east, south and west are primarily single-family 
residential, some of which are outside the City limits. The OSU campus lies to the north 
of the site, across the Portland & Western Railroad tracks. The GLUP shows a mix of 
single-family, duplex, triplex, fourplex, and multi-family apartment buildings. The new 
residential development is generally considered to be compatible with existing residential 
development, as long as the site is developed according to the LDC development 
standards of the RS-12 zone and Pedestrian Oriented Design Standards. 

Based on the above analysis, staff find the annexation, if approved by the voters, will 
provide additional RS-12 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 low density residential development in the City, based 
on the RS-12 development standards and Pedestrian Oriented Design Standards from 
LDC Chapter 4.1 0. Additional buffering would occur between the medium-high density 
residential uses on site and adjacent low density residential areas, in the form of Significant 
Vegetation buffers along the west property line (required to be protected according to the 
standards in LDC Chapter 4.12), un-developable floodway and High Protection Riparian 
Corridor area along the east boundary, and public street and railroad rights-of-way to the 
north and south. 
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Visual Elements (scale, structural design and form, materials, etc.) 
No building designs were submitted with the annexation request that would be binding in 
terms of a land use approval. However, the applicant has provided conceptual building 
designs that are similar to development expected to meet the LDC Pedestrian Oriented 
Design Standards. Development that occurs, as part of future building permit applications, 
will need to be consistent with the RS-12 zone and other LDC development standards . 
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 RS-12 zoning standards. 
As such, it would be anticipated that the noise, odors and emissions would be typical of 
residential development, and compatible with the neighboring properties, which share 
residential Comprehensive Plan designations. This criterion is satisfied. 

Lighting and Signage 
If annexed, exterior lighting and signage on the site would be subject to the requirements 
for lighting and signage in Section 4.2.80 and Chapter4.7 of the LDC. These requirements 
would ensure that resultant lighting and signage on the development site would be 
compatible with neighboring properties. This criterion is satisfied. 

Landscaping for Buffering and Screening 
Landscaping requirements will be determined with submittal of future building permit 
applications, and will be required to be consistent with standards in place at the time of 
submittal. Staff find the proposal will be compatible with neighboring properties. 

Transportation Facilities, Traffic and Off-site Parking 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 SW 
Western Boulevard I SW West Hills Road, and SW 351

h Street. The applicant's TIA 
analyzed impacts to the transportation system resulting from development at the 
anticipated highest intensity expected based on the densities permissible in the RS-12 
zone. 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 
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. 

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 
Development Related Concern E). The TIA will need to assess whether the traffic 
impacts from the proposed development will need to be mitigated by 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 require the necessary 
mitigation to be completed by the applicant. 
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All on-site parking requirements will be addressed in conjunction with the building permit 
processes. The GLUP shows, conceptually, how on-site parking can be provided to meet 
LOG requirements. The applicant has demonstrated that the necessary utility infrastructure 
to serve development on the site can be provided in compliance with City requirements. 
In conjunction with future development, staff will ensure that all necessary public 
improvements are in place or financially secured to the satisfaction of the City Engineer 
prior to occupancy of buildings on the development site. 

Effects on Air and Water Quality 
Development on the subject site is anticipated to involve residential uses consistent with 
the RS-12 zone. 

As such, air and water quality impacts are anticipated to be negligible, in part because 
water quality measures will be required for storm water leaving the site, consistent with City 
standards, at the time of development. This criterion is satisfied. 

Consistency with Development Standards, including PODS 
Future development of buildings, uses, and site improvements will be required to comply 
with the Pedestrian Oriented Design Standards in LOG Chapter 4.1 0, applicable sections 
of Article IV, and the development standards. of the RS-12 zone. Development that occurs 
consistent with LOG standards is considered to be compatible with adjacent residential 
uses. This criterion is satisfied. 

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

Natural Hazards (Attachment A-5) 
• High Protection 100-Year Floodplain (including 0.2-Ft. Floodway) 
• Significant Slopes 

Natural Resources (Attachment A-6) 
High Protection Riparian Corridor (Oak Creek) and Proximate Wetland 
Highly Protected Significant Vegetation 

• Partially Protected Significant Vegetation 

All applicable Natural Features have been identified in the application materials. The 
Hazards and Resources all have a High Protection status, except for the PPSV-3 (Partially 
Protected Significant Vegetation) area, which lies along the west property line. The GLUP 
shows development that factors in LOG protections for the associated Natural Resources 
and Natural Hazards, and staff find that the GLUP is conceptually consistent with these 
standards. A full evaluation of the Natural Features protection requirements will occur at 
time of building permit. As discussed in Part II, staff find the proposal is consistent with the 
Natural Features protection criterion in LOG§ 2.6.30.06.e.13. Findings from that discussion 
are incorporated here by reference. 
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Conclusion of Compatibility Analysis 
The GLUP is not a binding development plan and should not be analyzed for compatibility 
with neighboring uses. Future development will be required to comply with the development 
standards of the RS-12 zone and applicable Pedestrian Oriented Design Standards and 
landscaping standards of Chapter 4.2. Staff found the annexation is compatible with 
neighboring uses for each of the criteria noted above, based on these requirements, which 
will be implemented through the building permit process, if the Annexation is approved. 

Part 1: 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 
2.6.30.06.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. 

The applicant has provided information and arguments stating that there is a public need 
for the additional RS-12 land. Staff reviewed the five-year supply of serviceable land factor 
and found that the City has not determined an accepted methodology for determining what 
would be the five-year supply of RS-12 land. The 1998 BLI indicates that in the year 2020, 
the city is anticipated to have a 64-acre deficit of Medium-High Density land within City 
limits. The applicant cited figures from the 2011 LDIR that indicate there is a minimum of 
60.39 acres of unconstrained RS-12 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 
Medium-High Density land in the City. The applicant provided information regarding the 
local housing market to demonstrate there is a public need for the annexation. 

Staff also reviewed the annexation's compliance with adopted community-wide livability 
indicators and benchmarks. Staff found that of the 20 applicable livability indicators, the 
proposed annexation would fully comply with 11, partially comply with 3, and not comply 
with 6. 

Staff found the annexation site is capable of being served by urban services and facilities, 
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. 

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

Based on the criteria, findings, and conclusions stated above, it is recommended that the 
Planning Commission recommend to the City Council, to FORWARD the 33.36-acre 
annexation request for consideration of annexation (ANN12-00001) by the voters of the 
City of Corvallis, at the November 2012, election. A motion to forward the annexation 
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application would be based upon the criteria, discussions, and conclusions contained 
within the May 30, 2012, 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 II: ZONE CHANGE 
(District Designation Upon Annexation) 

A. Summary of Proposal 

The applicant proposes to amend the Official Zoning Map by applying base zones of RS-
12 (Medium-High Density residential) and C-OS (Conservation - Open Space) to the 
subject property, which is contingent upon voter approval of the annexation (Attachment 
A-4). 

B. Purposes of Zones and Consistency with Comprehensive Plan Designations 

Proposed Base Zones- RS-12 and C-OS 
LDC Table 2.2-1 identifies zoning map designations that are consistent with the underlying 
Comprehensive Plan land use designations of Residential- Medium High Density (MHO) 
and Open Space - Conservation (C). LDC § 3.6.1 0 discusses the purpose of the RS-12 
Zone, and LDC § 3.38.1 0 discussed the purpose of the C-OS zone. 

Applicable 1..:1DC Criteria 

TABI..:1E 2.2-1 
COMPREHENSIVE PI..:1AN AND CORRESPONDING ZONING MAP DESIGNATIONS (not 

including zone overlays) 

RESIDENTIAl..£ RESIDENTIAl..£ 

Medium-high Density (12-20 RS-12 Medium High 
units/acre) RS-12(U) Medium High 

MUR Mixed Use Residential 
C-OS Conservation Open Space 

OTHERS OTHERS 

Open Space -Conservation C-OS Conservation Open Space 

Section 3.6.10- PURPOSE (RS-12 ZONE) 

This is the primary zone that implements the Medium-high Density Residential Comprehensive 
Plan designation, which allows from 12 to 20 dwelling units per acre. It is intended to 
accommodate a wide variety of Housing Types and to serve as a transition area between lands 
with lower density and higher density residential designations. 

Section 3.38.10- PURPOSE (C-OS ZONE) 

This Zone may be applied to lands with any of the adopted Comprehensive Plan Map 
designations. It is intended to recognize high value Natural Resource and Natural Hazard 
areas within the City that are owned by public agencies or have been set aside by private 
owners. The purpose of this Zone is to limit development of such areas and maintain them 
in a near-natural state while, in some cases, allowing access to and through them for public 
infrastructure and/or enjoyment. Typically the existence of this Zone results in preservation 
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c. 

of large open space areas. If desired, density may be transferred off property at the time that 
this Zone is applied, provided the area receiving the transfer is part of the same development 
site. 

LDC Table 2.2-1 indicates that the RS-12 Zone is one of four potential Zones that can be 
applied to properties with a Comprehensive Plan designation of MHO, and that the only 
zone that can be applied to land with a designation of C (Open Space- Conservation) is 
C-OS. The subject property currently has Comprehensive Plan designations of MHO and 
C (Attachment A-3) and a County Zoning Designation of Urban Residential (UR-5) (5 acre 
minimum site area) (Attachment A-4). Staff find the proposed base zones of RS-12 
(Medium-high Residential) and C-OS (Conservation- Open Space) are consistent with the 
Comprehensive Plan designations of MHO (Residential - Medium High Density) and C 
(Open Space- Conservation), and LDC Table 2.2-1. 

Conclusion on Land Use Zone Designation 
The proposed zones of RS-12 and C-OS are found to be consistent with the underlying 
Comprehensive Plan designations of MHO and C, and the purposes of the RS-12 and C
OS zones, as defined in LDC Sections 3.6.1 0 and 3.38.1 0. 

Applicable Review Criteria and Compatibility 

A licable L:.DC Criteria 

L:.DC Section 2.2.40.05 

a. Review Criteria for Zone Changes, Except Those Requesting to Apply or Remove a 
Historic Preservation Overlay 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 

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. Ughting; 

6. Signage; 

7. Landscaping for buffering and screening; 

8. Transportation facilities; 
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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; 

13. Preservation and/or 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. 

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

• Basic Site Design, Visual Elements, Landscaping for Buffering and Screening, and 
Consistency with Development Standards 

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 that two zones be applied to the subject property. The RS-12 
zone is characterized primarily by outright permitted uses that are residential in 
nature (see Attachment B-5), consistent with the underlying Comprehensive Plan 
Designation of Residential- Medium High Density (MHO). The RS-12 zone allows 
a variety of residential buildings types including single family, duplex, triplex, and 
multi-family apartment buildings. The C-OS zone is characterized primarily by 
community recreation and open space I natural resource preservation uses. 

The site is surrounded by the Oregon State University campus to the north, single 
family residences across Oak Creek to the northeast, the OSU Foundation building 
at the southeast corner, single-family residences across SW Western Boulevard to 
the south, and single family developments to the west in Benton County. 
Development of residential uses on the subject property within the portion of the site 
zoned RS-12 would be subject to the RS-12 development standards, in addition to 
the Pedestrian Oriented Design Standards and the housing type variation 
standards required per LDC § 4.9.80. 

Residential development that occurs consistent with the RS-12 zone standards is 
considered to be compatible with surrounding residential development, and would 
typically be less obtrusive than the institutional uses associated with the OSU 
campus. Additional buffering between higher density duplex, triplex, and apartment 
buildings on the development site and adjacent single family residences would be 
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provided by the right-of-way associated with SW Western Boulevard, and Oak 
Creek. Development on that portion of the site proposed to be zoned C-OS would 
be limited to the community recreation uses and open space I natural resource 
protections inherent in the C-OS zone. Since the property is privately owned, it is 
not anticipated that public community recreation uses would be developed on site, 
and the LDC protections for the Riparian Corridor would not allow development 
within the required buffer area. Therefore, uses in the proposed C-OS zone would 
be considered to be compatible with the on-site and off-site residential uses. 

Given the above discussion, staff find the proposed RS-12 and C-OS Zones are 
compatible with neighboring properties and zones, and meet the compatibility 
criteria listed in LDC § 2.2.40.05(a.1 ),(a.2),(a. 7), and (a.12). 

Noise Attenuation, Odors and Emissions, and Effects on Air and Water Quality 
Residential development associated with the RS-12 zone is generally low impact in 
terms of odors and emissions. No odors or emissions are anticipated in the portion 
of the site proposed for the C-OS zone. It is likely that additional noise impacts, as 
well as impacts to air and water quality, will occur in the neighborhood if the 
residential portion of the site develops up to the maximum density permissible in the 
RS-12 zone, because of the increase in vehicle trips, pollution generating surfaces 
associated with roadways, vehicle parking and sidewalks, and because of the 
increase in human population at this location. However, these impacts will be 
mitigated by some of the site's perimeter features such as Oak Creek and the 
Portland and Western Railroad right-of-way, as well as the right-of-way associated 
with SW Western Boulevard. Additionally, LDC protections associated with the 
Partially Protected and Highly Protected Significant Vegetation, which forms a semi
solid vegetated border along the property's western edge, will provide additional 
buffering from noise and air quality impacts for properties to the west. As such, staff 
find the request for the RS-12 Zone is compatible with surrounding uses in terms 
of noise, odor, and emissions impacts. Staff find that the criteria outlined in LDC § 
2.2.40.05(a.3), (a.4 ), and (a.11) are satisfied. 

Lighting and Signage 
The Zone Change portion of this application does not include lighting or signage. 
Lighting and signs on the site are anticipated to be developed consistent with LDC 
standards, and are therefore considered to meet the compatibility criteria for lighting 
and signage in LDC § 2.2.50.05(a.5) and (a.6). 

Traffic and Off-Site Parking Impacts I Transportation Facilities 
Refer to the discussion in Part I of this staff report, which addresses transportation 
system impacts, parking and traffic associated with potential future development of 
the site. As discussed in Part I, the criteria for traffic and transportation system 
impacts are satisfied. 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. The proposed Zone Change is consistent with LDC § 2.2.50.05(a.8) and (a.9). 
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Utility Infrastructure 
Part I of this staff report contains a detailed discussion concerning the utility 
demand 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 residential 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 outlined in 
LDC § 2.2.40.05(a.1 0) is satisfied. 

• Preservation and/or protection of significant natural features 
Application of the RS-12 zone to the subject property, if annexed, would not affect 
the existing Natural Resource and Natural Hazards Overlays that are present on the 
City's Comprehensive Plan and Official Zoning Maps. If annexed, the property 
would be subject to the City's LDC protection requirements for the Riparian Corridor, 
Floodplain, Floodway, Slopes, and Significant Vegetation. Application of the C-OS 
zone to that portion of the site containing the Comprehensive Plan designation of 
Open Space - Conservation would ensure that the uses developed within that 
portion of the site are consistent with the purposes of the C-OS zone, which states 
in part, "The purpose of this Zone is to limit development of such areas and 
maintain them in a near-natural state ... " The proposed Zone Change is consistent 
with the criterion in LDC § 2.2.40.05.a.13. 

Summary and Conclusion of Compatibility Analysis 
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. Consistency with Statewide Planning Goals 

An inventory of lands available for residential use was conducted within the Urban Growth 
Boundary as part of the 1998 BLI (see Part I of this staff report), and the City's 
Comprehensive Plan Map was updated in 1998 to designate residential lands to 
accommodate future needed housing units, through the year 2020. The subject site was 
identified both in the 1998 Comprehensive Plan Map update, as well as in prior versions 
of the Comprehensive Plan Map, as a site that can accommodate the City's Medium-High 
Density housing needs. Annexation of the subject property, and application of the RS-12 
zone to that portion of the site with the MHO designation is a mechanism for increasing the 
availability of residential lands to accommodate needed housing within the City limits, and 
is consistent with the requirements to inventory and plan for needed housing units evident 
in Statewide Planning Goal 10. 

As part of the City's Phase Ill Land Development Code Update, the City inventoried 
significant riparian corridors, wetlands, wildlife habitats, and tree groves. Adoption of the 
2006 LDC included Natural Resource protections, which are consistent with Statewide 
Planning Goal 5, in terms of inventorying significant sites and providing for a program to 
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protect those sites. The City adopted the Open Space - Conservation designation on the 
Comprehensive Plan Map for the portion of the site containing the Oak Creek riparian 
corridor, and applied Natural Hazards and Natural Resources Overlays to the areas of the 
subject property containing significant Natural Features determined to be worthy of 
protection. 

If the site is annexed, application of the C-OS zone to that portion of the site containing the 
Comprehensive Plan designation of Open Space - Conservation would put in place the 
City's Land Development Code protections for the Oak Creek riparian corridor, consistent 
with Goal 5. Additionally, the LDC Chapter 4.12 protections for Significant Vegetation 
would become effective for those areas of the site identified on the City's "Significant 
Vegetation Areas Map", which is also reflected as a Natural Resource Overlay on the City's 
Comprehensive Plan and Official Zoning maps. The proposed zones of RS-12 and C-OS 
are consistent with the need to inventory and plan for needed housing and natural resource 
protections, provided for in Statewide Planning Goals 5 and 10. 

Part II: Summary and Conclusions 

The RS-12 zone is consistent with the underlying Residential - Medium High Density 
Comprehensive Plan designation. The C-OS zone is consistent with the underlying Open 
Space- Conservation designation. Development that occurs consistent with the standards 
in the RS-12 and C-OS zones is considered compatible with adjacent properties developed 
to the same, or similar standards. Additionally, the site is well buffered from off site 
development due to the presence of Oak Creek and the Portland and Western Railroad 
right-of-way, as well as the SW Western Boulevard right-of-way. 

Based on the criteria, findings and conclusions above, it is recommended that the Planning 
Commission APPROVE the proposed Zone Change application (ZDC12-00001) for the 
subject site. The Zone Change approval would be contingent upon City Council placement 
of the annexation measure on the November 2012 ballot, and upon a successful 
annexation vote in the November 2012, election. A motion to approve would be based 
upon the criteria, discussions, and conclusions contained within the May 30, 2011, 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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Recommended Motions for the Sather Annexation application 

Recommended Motion for ANN12-00001 
MOTION: I move to recommend that the City Council place the proposed 

Annexation request (ANN12-00001) on the November 2012 ballot. 
This motion is based on findings presented in the May 30, 2012, Staff 
Report to the Planning Commission, and findings made by the 
Planning Commission during deliberations on the request. 

Recommended Motion for ZDC12-00001 
MOTION: I move to approve the Zone Change request (ZDC12-00001), 

contingent upon the City Council's placement of the associated 
Annexation request on the November 2012 ballot and upon voter 
approval of the ballot measure. This motion is based on Findings 
presented in the May 30, 2012, Staff Report to the Planning 
Commission, and findings made by the Planning Commission during 
deliberations on the request. 
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Development Related Concerns: 

A. Concurrent with future development of the site, public improvements for the site shall 
be installed per LDC Chapter 4.0 - Improvements Required With Development and 
shall be consistent with the City's Master Plans. Dedication of additional Right of Way 
may be required. 

B. In accordance with LDC § 4.0.60.e.3, future development of the site will require the off
site extension of the new collector street to SW 351

h Street and intersection 
improvements associated with the connection of the new local street to SW 351

h Street. 
Dedication of additional Right of Way may be required. 

C. The block pattern shown in the applicant's general land use plan includes a half street 
frontage along the southern portion of the western boundary. Per LDC § 4.0.60.e.2, 
half width street improvements, as opposed to full width improvements are generally not 
acceptable. If a street layout similar to this is proposed with development, a full width 
street, curb to curb, may be required concurrent with development. 

D. 

E. 

F. 

While local street connections at the southern boundary of the parcel are required to 
meet block perimeter standards, the City may not allow full access to and from the local 
streets to SW Western Boulevard and SW West Hills Road. Access limitations may 
include right in right out or emergency access only. Traffic studies required with future 
development will aid the City in determining the appropriate level of access 

Future development on the site will need to complete a TIA in accordance with 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. 

A bicycle/pedestrian connection from the site's access on SW 351
h Street to the existing 

path located on the south side of SW Washington Avenue would be consistent with the 
path shown in the 2000 Parks & Recreation Facilities Plan, making walking or biking 
between the development and OSU's campus a viable option to vehicular travel. In 
accordance with 4.0.30.e, the Planning Commission or Director may require off-site 
pedestrian facility improvements concurrently with development to ensure improved 
access between a development site and an existing developed facility such as a trail 
system. Future development will need to evaluate a pedestrian connection along SW 
351

h Street. 

G. With future development, installation of water lines shall be consistent with LDC 
Chapter 4.0 and the City's Water Master Plan. 

H. With future development, installation of sewer lines shall be consistent with LDC 
Chapter 4.0 and the City's Waste Water Utility Master Plan. 
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I. Future development on the site that creates more than 5,000 fe 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 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 1A 
distribution. 

J. 

K. 

L. 

Future development on the site that creates more than 25,000 fe of impervious 
surfaces will be required to construct stormwater detention facilities in accordance with 
the LDC § 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 WaterDesign 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 1 0-year, 24-hour design storms. 

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. 

Concurrent with future development of the site, the applicant shall grant 7 ft Utility 
Easements (UE) adjacent to all street ROW's according to LDC § 4.0.1 OO.b. 
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Corvallis Natural Features Inventory 
Vegetation Subpolygon 

Habitat Site: Squaw Creek East 

Site#: WC-7a Subpolygon D 

GPS Location: OFFSITE 

Dominant Cover Type: Woody 

ARA Type: 8 Hardwood >70% closed canopy 

Other ARA Types: None 

Map: W-10, W-11 

Date: 9/16/2002 

Method: OFFSITE 

% of Total Cover Trees: 95 Shrubs: 5 HerbsNines: 0 Bare: 0 

Trees: 

Type: [Deciduous I 
Dominant Species: [oregon white oak 

Secondary Species: [Douglas-fir Comments: 

% Total Cover: 0<10% 0 10%-50% 0 50%-90 @ >90% 

%Invasive Cover: ®<10% 0 10%-50% 0 50%-90 0 >90% 

% Native Cover: 0 <1 0% 0 1 0%-50% 0 50%-90 @ >90% 

Shrubs/Sapling: 

Type: iDeciduous I 
I 

Dominant Species: [osoberry, common snowberry, Himalayan blackberry 

Secondary Species: Comments: 

% Total Cover: 0<10% 0 10%-50% @ 50%-90 0 >90% 

% Invasive Cover: 0<1 0% 0 10%-50% 0 50%-90 0 >90% 

% Native Cover: (:)<1 0% 0 10%-50% 0 50%-90 0 >90% 

Herbaceous: 

Size: 17.82 

Observers: BN 

I 

I 

i 
I 
! 
I 
I 

Dominant Species: 
~-----------------------·-----------------------------------------------------------------

Undetermined i 
Secondary Species: Comments: 

%Total Cover: ()<10% 0 10%-50% @ 50%-90 0 >90% 

% Invasive Cover: o<1o% e 10%-5o% 0 50%-90 0 >90% 

% Native Cover: 0<10% () 10%-50% 0 50%-90 (::) >90% 
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Corvallis Natural Features Inventory 
Vegetation Subpolygon 

Habitat Site: Squaw Creek East 

Site#: WC-7a Subpolygon D 

Rare, Threatened, or Endangered (RTE) Species 

ORNHIC Plant Community: 0 None Noted C!l Listed Community Noted 

ORNHIC Database: ('!J No Record 0 Documented Record 

Size: 17.82 

Map: W-10, W-11 

RTE Species Observed: RTE Potential Habitat: Sc, Sb 

RTE Species Comment: Viewed from north end of Lookout Drive; possible Oregon white oak/common 
snowberry community. 

Other Factors 

General Health/Condition: Oaks in good condition. Not able to investigate recruitment. 

Unique Features: Excellent Oregon white oak stand. 

Restoration Potential 

Recommended Actions: Restore and manage with plan for entire site. 

Current Efforts: None noted. 

COMMENTS 
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Corvallis Natural Features Inventory 
Tree Grove Assessment 

Tree Grove#: WC-7a-D Map: W-10, W-14 

GPS Location: OFF SITE 

Trees: 

Type: [1?-_e-c-id=u~ou_:__==:_-~~~~-1 

Size: 15.72 Score: 19 

Observers: BN Date: 9/16/2002 

Dominant Species: 
~--------~--------------------------------------------------------------------------, 

Secondary Species: 

Scenic values tend to grow with age and 
mature trees are difficult to replace 

HEALTH 
General condition and signs of dieback, 
threats, disturbance or poor health 

VISIBILITY 
Groves that are clearly visible from larger 
streets or public lands have greater value 

ACCESSIBILITY 
Greater access provides more opportunity 
for public use and enjoyment 

SCREENING I BUFFERING 
Groves may serve as land use buffers, 
depending on size, location, and uses 

RARITY 
Unusual features (e.g. large size or rare 
species) or historic value 

RECREATIONAL POTENTIAL 
Groves with public access and trail networks 
offer passive recreation values 

EDUCATION POTENTIAL 
Groves with public access and noteworthy 
features offer educational values 

EXISTING DEVELOPMENT 
Groves with development 

POTENTIAL DEVELOPMENT 
Comprehensive Plan designation 

(~~: 

(~ 

Appears healthy with no 
visible threats or low 
disturbance 

Visible from arterial 
street or public pari< I 
open space 

Unrestricted public 
access (pari<, school) 

Btwn indusl./comm. and 
resid./open space or 
Corvallis and Philomath 

Unique natural or 
cultural features 

Publicly owned 

High accessibility and 
unique features 

Undeveloped 
(<0.5 units per acre) 

Public Institutional and 
Open Space 

Some dieback or Extensive dieback or 
potential threats high disturbance 

Visible from local street Not visible from street 
or open space 

(~; Between similar land No buffer function 
uses 

·~~: Rare or uncommon No uncommon features 
features 

Privately owned with --;,;1 Privately owned with no 
public access ·- public access 

Some accessibility and (;,;1 Inaccessible or common 
rare features - features 

Partially developed Developed 
(surrounded/enclosed) 

(_~; low and Medium Industrial, Commercial, 
Residential Mixed Use and HDR 

COMMENTS: Rare feature: large Oregon white oak. Acorn Woodpecker and W. Gray Squirrel very likely.D6 
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PRIOR TO 
CONSIDERATIO 
N OF MIXED-
USE 
DESIGNATION 

I 

Table S-1. Comparison of land need and land supply, Corvallis UGB, 1996-2020 

Land Need ---- Land Supply----

Plan Designation Net Gross Unconst. Redev Total Surplus/ 
Acres Acres Vacant Acres• Buildable Deficit 

Acres Acres 

Agriculture 174 174 174 

CommerciaJ!Office 

Commercial (CB/LC/SA) 60 76 109 27 136 60 

Office (PAO) 176 220 32 1 33 -187 

Comm/Office Total 237 296 141 28 169 -127 

Industrial 

Heavy Industrial (GI/11) 35 44 11101 49 1 '150 11106 

Light Industrial (LI/RTC) 86 108 82 4 86 -22 

Industrial Total 121 152 1,182 53 1,236 1,084 

Intensive Development Sectorb 465 0 465 465 

Public-Institutional 525 657 94 0 94 -563 

Residential 

Low Density Residential 337 438 3,876 31876 31438 

Medium Density Residential 122 156 673 673 516 

Medium-High Density 101 126 99 7 107 -20 
Residential 

High Density Residential 16 21 7 8 15 -5 

Residential Total 576 741 4,655 15 4,670 3,930 

No Plan Designation 16 16 16 

Total, All Designations 1,460 1,845 6,711 113 6,824 4,979 

Source: ECONorthwest, 1998. 
• Redevelopable land includes commercial, industrial and multi-family residential (medium-high and 

high) land. 
b 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 is 
reasonable to assume that prices, preferences, and policies will adjust so that 
land that is vacant and buildable becomes available for development. 

Thus, it 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 
finding buildable land at prices they are willing to pay. Such appears to be the 
case in Corvallis, where the median sales price of homes increased almost 

Corvallis Land Needs Analysis ECONorthwest June 1998 Page vii 
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Chapter 3 Demand for Land 

This chapter evaluates the demand for land in Corvallis during the next 
20 years in three general categories: (1) residential land, (2) non-residential 
land (commercial and industrial), and (3) public and institutional land. 

3.1 DEMAND FOR RESIDENTIAL LAND 

3.1.1 POPULATION FORECASTS 

The demand for residential land derives from a demand for new.housing, 
which in turn is a function of growth in households (population). Appendix C 
describes in more detail various issues related to population forecasts. It 
concludes that: 

The population of Corvallis in 1990, according to the U.S. Census, was 
44,757 

The population of Corvallis in 1996, as estimated by the Center for 
Population Research and Census (CPRC), was 49,275 

For the purposes of this report, the base case forecast of population 
for Corvallis is the one in the City's acknowledged comprehensive 
plan: 58,461 people in 2020. Thus, the forecasted population growth 
between 1996 and 2020 that needs to be accommodated by new 
housing units is 9, 186. 

3.1.2 HOUSING FORECASTS AND RESIDENTIAL LAND NEED 

3.1.2.1 OVERVIEW AND PROVISIONAL FORECAST 

The simple way to forecast demand or need for new housing units is to 
assume a simple relationship: population growth is converted to households 
by an assumption about persons per household, and new households are 
assumed to equal the number of new units needed (sometimes with small 
adjustments for vacancy rates, demolitions, and so on). That method is 
typical and meets state requirements.1 By assuming that simple relationship, 
however, one implicitly makes multiple assumptions about the influence of 
and interaction among demographic and socioeconomic change, and prices, 
on future demand for housing by type. 

State statutes also require that any forecast be based, as a starting point, 
on trends for the last five years. The purpose of the requirement is to reduce 
the possibility that local governments will make unrealistic assumptions 
about the mix and density of future housing development. This type of 

1 As described in Planning for Residential Growth: a Workbook for Oregon's Urban Areas,· TGM, ODOT, DLCD; June 
1997 (the HB 2709 Workbook). 
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forecast is insensitive to any expectations about changes in demographics, 
socioeconomics, prices, preferences, and policy. 

For our analysis we first make a provisional forecast of housing demand 
based on a simple extrapolation of past development trends. We present that 
forecast in this section as a starting point for the analysis. We then look in 
subsequent sections at underlying causal variables in more detail (e.g., 
income, prices), and supplement the simple forecasting method with a more 
complete housing demand model. 

Table 3-1 summarizes housing development in Co.rvallis on a broad scale, 
focusing on the split between single-family and multi-family development.2 It 
paints a picture of a city that started out with primarily single-family units, 
and then shifted toward only a slight preponderance of single-family units 
because of a trend over the last 25 years of building more multi-family than 
single-family housing. The City's building permit data also allow us to 
calculate average densities for single- and multi-family subdivisions. 

Table 3-1. Distribution of units by type, Corvallis city limits 

Category 

1990 Census 

Permits 1970-96 (LDIR) 

Permits 1990-96 (LDIR) 

Permits 1991-96 (LDIR} 

Single Family/Multi-Family 
split" 

58%/42% 

45%/55% 

44%/56% 

44%/56% 

Source: U.S. Census, City of Corvallis Land Development Information Report 
"Single-family units includes mobile homes. 

Thus, as a starting point for our analysis, we assume that future housing 
construction in Corvallis, if it follows past trends, would be 50% single-family 
units at an average density of about 5 units per net acre, and 50% multi
family units at an average density of about 15 units per net acre. Those 
assumptions yield an estimate of overall density of about 7.5 units per net 
acre, which is consistent with past trends. 

The forecasted increase in population for the planning period is 9,186 
people. At a historical average household size of 2.3 people, that implies a 
need for approximately 4,000 housing units during the planning period, and a 
need for about 530 net acres of residential land. · 

2 The definition of what constitutes a "single-family unit" varies. We prefer the one that makes most sense to a lay 
person: a unit is single family if it is the only unit in a structure. By that definition, manufactured housing and 
mobile homes are almost always single family, and duplexes and townhouses are multi-family units. The U.S. Census 
makes a technical distinction between two types of single-family units: detached (consistent with the definition we 
just gave) and attached. An attached single-family unit looks to the casual observer like a multi-family unit: several 
families appear to live in the same structure. The technical distinction is that the walls separating the units extend 
from ground to roof: under this definition, many duplexes and most row or townhouses would be classified as single
family units. The definitions can be further confused when people mix tenure considerations with structure type (e.g., 
considering a row house to be single-family if it is owned (condominium), but multi-family if it is rented). 
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Note that the previous estimates are just· a starting point for the analysis. 
In the next section we look at other determinants of housing type and 
density to see what adjustments they might suggest to this provisional 
forecast. 

3.1.2.2 DETAILS OF HOUSING DEMAND 

I 
: 
! r 

The provisional forecast gives an aggregate estimate of the number of 
housing units needed to accommodate forecasted growth, and the amount of 
land those units will require. For a housing analysis as part of periodic 
review, however, the state requires local jurisdictions to provide more detail 
about the housing need. The relevant statutory requirements are: 

Conduct an analysis of housing need by type and density range, in accordance 
with ORS 197.303 and statewide planning goals and rules relating to housing, 
to determine the amount ofland needed for each needed housing type for the 
next 20 years. ORS 196.296(3)(d) 

Needed housing as defined in ORS 197.303 means: 

... housing types determined to meet the need shown for housing within an urban 
growth boundary at particular price ranges and rent levels. Needed housing 
includes: 

• Housing that includes, but is not limited to, attached and detached 
single-family housing and multiple family housing for both owner and 
renter occupancy; 

• Government assisted housing; 

• Mobile home or manufactured dwelling parks 

• Manufactured homes on individual lots planned and zoned for single
family residential use that are in addition to lots within designated 
manufactured dwelling subdivisions. 

Thus, this section begins with a qualitative discussion of some of the 
factors that will influence housing demand and, in particular, may cause it to 
shift in ways not captured in the model. Research we have performed for 
previous studies provides some insights into future housing market trends. a 
Following are key trends that will affect demand for housing and housing 
types in Corvallis. 

Family type and life cycle affect housing choices. Families with children and 
older households are more likely to own housing. 

One-parent families. These households, with lower median incomes 
than two-parent households, have lower rates of home ownership 
than their two-parent counterparts. Ownership rates increase as the 
age of the youngest child increases, and are higher than for single 
people. 

3 ECONorthwest and the Leland Consulting Group conducted a detailed housing market analysis of the Eugene
Springfield area for the HB 2709 workbook. 
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Older households (ages 45 to 64). These households have a strong 
tendency to own their own homes and to remain in their current 
housing unit. Although households have been shown to move 
motivated by the need for additional space, the same motivation has . 
not been found for households with excess space. Many households 
view these years as a transitional period before retirement, and defer 
major housing changes until retirement. In other words, even though 
children have left and a smaller house would be possible, they wait to 
make the shift in housing until they are also making decisions about 
retirement. 

Changing composition of households will affect demand for residential rea.l 
estate. 

Growth in households with below median incomes will increase 
demand for low-cost rental apartments. Most of these households will 
occupy older units, and many may require subsidy. 

Growth in households with income around and slightly above the 
median should increase demand for low-to moderately-priced single
family housing. 

Most new single-family housing will be built for households with 
incomes well above the median: they are the only ones that can afford 
it. Demand for standard- and large-lot single-family housing could 
decrease if housing prices rise faster than incomes for a large 
percentage of households. 

Growth of one- and two-person households should increase demand 
for apartments and smaller forms of single-family housing. 

Declining share of three- and four-or more-person households could 
reduce the relative demand for traditional single-family housing, 
other things being equal. On the other hand, the long-term trends 
nationally and in the state have been for larger average house sizes, 
and more square footage per person. 

Aging households should increase the number of households making 
post-retirement transitions out of traditional single-family housing. 

The direction of the demographics and economics is toward reducing 
housing cost (in part by reducing land and built space), smaller 
households, and older households. 

Demographic forces suggest those trends will change. The avwunt of 
demand and how it will be supplied with housing is influenced by the 
amount and price of buildable land, and is illustrated by trends in 
construction and absorption. 

In the 1980s and 1990s, there has been growing demand for large 
new homes on large lots. 

But the supply of buildable land is decreasing (at least temporarily) 
and dispersing. 
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Public policies (e.g., the UGB, environmental regulation, and the cost 
of services) and market forces (growth pressure) will increase the 
cost ofland and housing. 

Given these general trends as context, we now turn to local factors 
that will influence future demand for housing in Corvallis: income, 
age, household composition, housing type, and value. 

As another indicator of trends in the local market we conducted 
interviews with local realtors and developers. The consensus from these 
interviews is: 

The housing market is cooling off. The rapid increase of housing 
prices experienced in the early 1990s is stabilizing and homes are 
staying on the market longer. 

Substantial unmet demand for units under $130,000 exists. 
Individuals we spoke with indicated that very few units ru:e being built 
in this price range. 

Rental vacancy rates are increasing. This is in part due to the 
development of multi-family units, but may also be affected by stable 
or declining enrollments at OSU. 

The majority of new single-family development is units in the 
$200,000-$300,000 range. 

Prices for existing platted lots range from $50,000 and up. The limited 
supply of available lots, combined with annexation voting has affected 
the ability to develop lower-cost housing units. 

While demand exists for manufactured housing, high land prices 
provide little incentive to develop manufactured housing subdivisions. 

These general trends provide context, but it is hard to apply them as they 
are in any quantitative way in Corvallis. Thus, we tried to see their combined 
effects by using a model. We adapted a single-zone version of Metro's Real 
Estate Location Model (RELM) to Corvallis. RELM works by equilibrating 
demand for residential housing units with supply through changes in price. 
These price changes feed back into the model, changing the quantities 
demanded and supplied until a balance is achieved.4 

RELM requires a level of demographic detail that is only available from 
U.S. Census data,5 which means that the forecast period must start from 
1990. It makes a forecast of housing demand from 1990 to 2020, when the 
acknowledged population forecast projects a population of 58:461. For that 
period between 1990 and 2020 RELM projects 5, 768 new housing units will 
be needed in Corvallis to accommodate a population increase of 13,704 
people. That estimate implies growth that averages 2.38 persons per 
household, typical of urban areas of comparable size but higher than the 
average of 2.33 for the City as a whole in 1990. 

4 See Chapter 1 for a more detailed description of the RELM model. 

5 Moreover it requires cross·classifications of data that are only available at the county level. 
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Limitations imposed. by the data required us to run our forecast with 
RELM from 1990. But our base year for the rest of the analysis is 1996 
(specifically, June): the date all the land use data are available for. Some of 
the demand for new housing from 1990 to 2020 that RELM estimates has 
already been met, or will be met by units already permitted. We backed out 
the number of single- and multi-family units represented by building 
permits. Not all of the permits issued by 1996, however, had resulted in 
actual housing units to accommodate population growth. Moreover, 
population estimates done by CPRC in non-Census years are made, in large 
part, based on building permits. Thus, it is difficult to estimate the number of 
units on the ground in 1996. If one were to assume as an upper bound that 
all permits issued by 1996 resulted in houses in 1996, then adjustments to 
the 30-year RELM forecast yield estimates of 3,528 units to be built between 
July 1996 and 2020 (2,422 SF; 1,106 MF). 

In our judgment, however, that estimate underestimates the units that 
will be built, and underestimates the demand for land. That judgment is 
supported by four cross-checks on the reasonableness of the model's results: 

The assessment data from the GIS data indicate that about 919 single 
family units were actually built between April 1990 (when the 1990 
Census count was administered) and June 1996 (compared to 1,001 
permits between 1990 and 1996). This suggests that about 92% of the 
permits issued resulted in units on the ground. 

The CPRC population estimates-which are based, in part, on building 
permits-contain inconsistencies that are difficult to resolve. For 
example, Corvallis, which is entirely within Benton County, is 
estimated to have increased population by 6338 between 1990 and 
1997, while Benton County increased population during the same 
period by only 5889. 

The difference between the estimated population of Corvallis in June 
1996 (49,275) and the forecasted population for 2020 (58,461) is 9,186. 
If all that new population were accommodated in new housing then 
the implied average number of persons per household is 2.6. The 
average in 1990 was 2.3, and most demographers expect average 
household size to remain stable or decrease slightly, not to increase. 

Vacancy rates should be factored into the overall housing need 
estimate and increase the overall need for housing and land. The 1996 
Land Development Information Report indicates that vacancy rates 
varied substantially between 1970 and 1990. The Census showed that 
3.6% of single and multi-family units were vacant in 1990. Analysts 
typically use long-term vacancy rates of about 5% to account for these 
differences. 

In sum, all indications are that adjustments to RELM forecasts based on 
building permits underestimate the amount of housing and land needed to 
accommodate growth.Table 3-2 presents what we judge to be a more 
reasonable preliminary estimate of housing and residential land demand. It 
accepts the output of RELM with respect to the ratio of single-family to 
multi-family housing and expected average densities, but calibrates the 
RELM results to hold persons per household roughly constant at 1990 levels. 

EGO Northwest June 1998 Corvallis Land Needs Analysis 
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reasonable to assume that that range will be between 20% and 80% of lands 
with low improvement to land value ratios. We used a conservative figure of 
25% for the analysis presented in Tables 5-1 and 5-2. Assumptions of a 
higher percentage would increase the estimate of buildable land. 

The land need/supply comparisons shown in Tables 5-1 and 5-2 indicate 
that Corvallis has sufficient buildable lands within its UGB to meet needs 
between 1996 and 2020. Moreover, Table 5-2 shows that Corvallis has a net 
surplus of buildable land within its city limit. The comparison, however, 
shows deficits of buildable land in some categories: 

• Office: The City has an overall deficit of 187 acres of land designated 
for office uses. While some of this demand will probably be absorbed 
in commercial and other designations that allow office-based 
employment, it is difficult to estimate the exact amount of office-based 
employment that will be absorbed in other plan designations. Even if 
50% of office-based employment locates in other designations, a deficit 
of nearly 100 acres still exists. 

• Light industrial: The City has a small deficit (22 acres) of light 
industrial land. This probably does not pose a significant problem due 
to the large surplus of general and intensive industrial land. 

• Public/institutional: The City has a deficit of 563 acres of 
public/institutional land. The majority of this need is for parks (about 
330 acres) and schools (about 50 acres). It is not surprising such a 
deficit exists: parks and schools typically develop concurrent with 
residential development and use land designated for residential uses. 
Moreover, it is common for some park development to occur on 
constrained lands that we have previously taken out of the vacant, 
buildable land inventor e. . stee slo es wetlands . 

• Residential: The city has a substantial surplus of residential land 
(3,930 acres) in the aggregate, but available land is close to need for 
both medium-high-density residential (a deficit of 20 acres under base 
assumptions) and high-density residential (a deficit of 5 acres). Note 
that if we were to assume the hig · 

for medium-high-density residential would be reduced. 
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Table 5-1. Comparison of land need and land supply, Corvallis UGB, 1996-
2020 

Land Need Land Supply (Gross Acres) 

Plan Designation Net Gross Unconst. Redev Total Surplus/ 
Acres Acres Vacant Acres• Buildable Deficit 

t" Acres Acres 

Agriculture 174 174 174 

Commercial/Office 

Commercial (CB/LC/SA} 60 76 109 27 136 60 

Office (PAO) 176 220 32 1 33 -187 

Comm/Office Total 237 296 141 28 169 -127 

Industrial 

Industrial (GI/11) 35 44 1,101 49 1,150 1 '1 06 

Light Industrial (LI/RTC) 86 108 82 4 86 -22 

Industrial Total 121 152 1,182 53 1,236 1,084 

Intensive Development Sector" 465 0 465 465 

Public-Institutional 525 657 94 0 94 -563 

Residential 

Low Density Residential 337 438 3,876 3,876 3,438 

Medium Density Residential 122 156 673 673 516 

Medium-High Density 101 126 99 7 107 
Residential 

High Density Residential 16 21 7 8 15 -5 

Residential Total 576 741 4,655 15 4,670 3,930 

No Plan Designation 16 16 16 

Total 1,460 1,845 6,711 113 6,824 4,979 

Source: ECONorthwest, 1998. 

a Redevelopable land includes commercial, industrial and multi-family residential (medium-high and 
high) land. 

b No land need was allocated to this sector. The Intensive Development Sector is a· mixed use 
designation that can accommodate residential and commercial uses. 
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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 Surplus/ 
Acres Acres Vacant Acres" Buildable Deficit 

Acres Acres 

Commercial/Office 

Commercial (CB/LC/SA) 60 76 109 27 136 60 

Office (PAO) 176 220 32 1 33 -187 

Comm/Office Total 237 296 141 28 169 -127 

Industrial 

Industrial (GI/11) 35 44 487 40 526 482 

Light Industrial (LI/RTC) 86 108 82 4 86 -22 

Industrial Total 121 152 568 44 612 460 

Intensive Development Sector" 

Public-Institutional 525 657 72 72 -585 

Residential 

Low Density Residential 337 438 901 901 463 

Medium Density Residential 122 156 579 579 423 

Medium-High Density 101 . 126 43 7 50 -76 
Residential 

High Density Residential 16 21 7 8 15 -6 

Residential Total 576 741 1,530 15 1,545 804 

Total 1,460 1,845 2,311 87 2,398 553 

Source: ECONorthwest, 1998. 

a Redevelopable land includes commercial, industrial and multi-family residential (medium-high and 
high) land. 

b No land need was allocated to this sector. The Intensive Development Sector Is a mixed use 
designation that can accommodate residential and commercial uses. 

SENSITIVITY ANALYSIS 

Land needs analyses are premised on a number of assuniptions 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 ofland need 
under conditions to make the need greater: a scenario where population and 
employment grow faster than expected, densities are lower than expected, 
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Table 4. Summary of Plan Designation Changes 

·\' Plan Designation Original Revised Change 
Vacant Vacant In Acres 

'· Acres Acres 
(June) 

Agriculture/Open Space 

Agriculture (A) 173.7 29.1 -144.6 
Conservation (C)a 242.1 608.3 366.2 

Subtotal 173.7 29.1 -144.6 
Commercial 

Central Business District (CB) 3.2 3.2 0.0 

Linear Commercial (LC) 41.3 -41.3 

Professional Office (PO) 32.2 41.3 9.1 

Shopping Area (SA) 64.0 -19.5 

Subtotal 140.8 44.5 -51.8 

Industrial 

General Industrial (GI) 969.2 799.5 -169.7 

Intensive Industrial (II) 131.4 137.6 6.2 

Limited Industrial (ll) 36.3 10.9 -25.4 

Research-Technology Center (RTC) 45.4 65.4 20.0 

Subtotal 1,182.3 1,013.3 -168.9 

Mixed Use 

Intensive Development Sector (IDS) 464.5 215.7 -248.8 

Limited Office-Industrial (LIO) NA 123.3 123.3 

Mixed Use Commercial (MUC) NA 137.0 137.0 

Mixed Use Employment (MUE) NA 52.5 52.5 

Mixed Use Residential (MUR) NA 83.6 83.6 

TC~JIS REC!ISION Subtotal 464.5 612.1 147.6 

CONSIDERS Public-Institutional 

MIXED-USE Public-Institutional (PI) 94.3 72.0 -22.3 

DESIGNATION 
Residential 

Low Density Residential (LD) 3,876.0 3,663.9 -212.0 :.l POSSIBII !TIES 
Medium Density Residential (MD) 672.5 656.3 -16.2 

99.5 247.2 147.7 

~'·' -1.2 

Subtotal 4,655.2 4,573.5 -81.7 

TOTAL 6,710.7 6,344.6 -366.2 

Source: LCOG Analysis of Corvallis GIS Data 
• Vacant land in the Conservation designation is not available for development and not included in the totals. 

Table 5 shows the revised vacant buildable land estimate by plan 
designation (redevelopable land is discussed in the next section). We allocate 
land by anticipated use based on plan designation and the mixed use 

_·;) .,. allocations described in the previous section. 
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Table 7. Comparison of Land Need and Supply, UGB, 1996-2020 . 

-Land Need- ---· Land Supply--- ~:::?4. 
Plan Designation Net Gross Unconst. Redev Total Mixed Use Surp1ui1 

Acres Acres Vacant Acres8 Buildable Allocation Deficit 
Acres Acres 

Agriculture 29 29 29 

Commercial/Office 

Commercial (CB/LC/SA) 60 76 3 12 15 158 97 

Office (PAO) 176 220 41 3 45 103 -72 

Comm/Offlce Total 236 296 44 15 59 261 25 

Industrial 

Heavy Industrial (GI/11) 35 44 937 31 968 20 944 

Light Industrial (LI/RTC) 86 108 76 5 81 130 103 

Industrial Total 121 152 1,013 36 1,049 150 1,047 

Mixed Useb 

Intensive Development Sector 216 18 233 233 

Limited Office-Industrial 123 3 127 127 

Mixed Use Commercial See text 137 33 170 170 

Mixed Use Employment 53 5 57 57 
; -

Mixed Use Residential 84 3 87 87 

Mixed Use Total 612 62 67{~·-· ; 

Public Institutional 672 739 72 72 -667'-·/ ' 

Residential 

Low Density Residential 430 558 3,664 3,664 32 3,139 

Medium Density Residential 156 199 656 656 172 629 

High Density Residential 129 161 247 7 254 41 134 
~ 

High-Density Residential 24 26 6 8 14 18 5 

Residential Total 738 944 4,573 15 4,588 263 3,907 l:· 

Total, All Designations• 1,767 2,131 5,732 66 5,798 4,341 
.; 

Source: ECONorthwest, 1998. 
' Redevelopable land includes commercial, industria.!, and multi-family residential (medium-high and high) land. j 
b No land need was allocated to this sector. Mixed use allocations are shown In a separate column. Total mixed use allqcation sums to vacant 
buildable acres in mixed use designations as shown by the shaded cells 
'Some numbers may not add exactly because of rounding. The Total Buildable Acres value does not include acres in mixed use designations, 
those are shown In the mixed-use allocation column . ~ 

'· 

Table 8 shows estimated future land need and supply by plan designation 
for the Corvallis city limit between 1996 and 2020. The estimated total land 
need, for all types ofland, is 2,131 vacant, unconstrained acres for the period 
between 1996 and 2020. The estimated supply is 2,316 unconstrained vacant 
or redevelopable acres and 257 mixed use acres in 1996, leaving an overall 
surplus of 185 acres. . ...... .._; 
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Table 8. Comparison of Land Need and Supply, City Limit, 1996-2020 

-Land Need- ---Land Supply--
Plan Designation Net Gross Unconst. Redev Total Mixed Use Surplus/ 

Acres8 Acres Acres Vacant Buildable Allocation Deficit 
Acres Acres 

Agriculture 10 10 0 10 
CommerciaUOffice 
Commercial {CB/LC/SA) 60 76 3 12 15 98 37 
Office (PAO) 176 220 41 3 44 49 -127 

Comm/Office Total 236 296 44 15 59 147 -90 
Industrial 

Heavy Industria\ (GI/11) 35 44 417 13 430 ·12 398 
Light Industrial {LI/RTC) 86 108 76 5 81 64 37 
Industrial Total 121 152 493 18 511 76 435 

Mixed Useb 

Intensive Development Sector 0 
Limited Office-Industrial see text 50 51 51 
Mixed Use Commercial 123 29 152 152 
Mi:<ed Use Employment 31 4 35 35 
Mixed Use Residential 19 19 19 

Mixed Use Total 223 34 257 
Public Institutional 672 739 72 72 -667 
Residential 

Low Density Residential 430 558 892 892 7 
156 199 07 407 

Medium-High Densi Residential 129 161 87 7 94 
High-Density Residential 24 26 6 8 14 
Residential Total 738 944 1,392 15 1,407 33 

Total, All Designationsc 1,767 2,131 2,234 82 
Source: ECONorthwest, 1998. 
• Redevelopable land includes commercial, industrial ,and multi-family residential (medium-high and high) land. 
• No land need was allocated to this sector. Mixed use allocations are shown in a separate column. Total mixed 
buildable acres In mixed use designations as shown by the shaded cells 
' Some numbers may not add exactly because of rounding. The Total Buildable Acres value does n 
those are shown in the mixed-use allocation column 

Tables 7 and 8 suggest that mstitutional and commercial 
designations have land hose estimates are misleading. 

DEFICIT OF 
RS-CCJ IN CITCJ 
LIMITS AFTER 
CONSIDERATI 
N OF MIXED
USE 

eficit (estimated at 667 acres) of vacant public and 
nd. Well over half of the need derives from the City's policy 

that it should add 35 acres of parkland for every 1,000 people 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 oflow-density residential land, its subdivision and PUD process, 
and the land taken out of the buildable land inventory because ofits natural. 
features (e.g., steep slopes, wetlands, floodplains) to meet much of this need. 

341 

496 
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Summary 

The City of Corvallis is going through "periodic review" of its 
comprehensive plan as required by the Land Conservation and Development 
Commission. AB part of that review it must update its estimate of buildable 
land (residential and non-residential) and assess whether it has sufficient 
buildable land within its Urban Growth Boundary (UGB) to accommodate 
the next 20 years of development that expected growth in population and 
employment will requ:h-e. In addition, an evaluation of buildable land and 
land needs provides basic information to meet other requirements of the 
periodic review process. 

The information presented in this report complies with the requirements 
of ORS 197.296 (House Bill 2709). It can also be of use in evaluating other 
policies debates, such as: 

• Update of Comprehensive Plan policies. On the one hand, a plentiful 
inventory of land within the UGB may provide more opportunity for 
natrual resource protection measures to be implemented without 
requiring UGB expansion. On the other hand, a projected shortage of 
land supply may support policies to increase the density of land 
development in order to reduce the need for a UGB expansion. 

• Updates of Comprehensive Plan land use map during periodic review. 

• Review of future Comprehensive Plan amendments and land 
development applications. 

The reader should consider the following points when considering the 
information contained within this report: 

The information reflects an analysis of land supply and demand at one 
point in time, in this case, July 1, 1996. Actions that have occurred 
after that time will not be accounted for in the data or conclusions 
reached within this report. 

• The report was developed with the consideration of past trends and is 
based on a range of assumptions about the amount and 
characteristics of land supply and future growth. Trends and 
assumptions are subject to changes that impact their applicability. 

• Estimates of buildable land are based on numerous assumptions and 
other factors (e.g., data availability, assumptions about 
redevelopment). These estimates should be interpreted as a 
reasonable apprmdm.ation of the amount of area in each category, not 
as an absolute value. 

• The report discusses the issue oflong-run supply inventories and 
short-term constraints such as zoning, service availability and market 
forces that impact the amount ofland available for development. The 
potential of having an adequate long-term supply ofvarious land use 
types while simultaneously experiencing short-term scarcity of 
parcels ready for development at prices developers are willing to pay 
should be considered when the City develops policies or makes 
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decisions on land development proposals or other decisions that affect 
land use or development. 

• As policy, mapping, and other land use decisions are made, it should 
be recognized that many other factors need to be considered. For 
example, Statewide Planning Goal 9 provisions may require that the 
City look at the parcelization patters and serviceability ofindustrial 
land in addition to the basic inventory of acreage established through 
the supply and demand analysis. Other data sources, community 
desires, and experiences may also be pertinent. Periodic review 
requires the City to address any new planning requirements adopted 
by the State since the City's last review of its comprehensive plan. In 
particular, ORS 197.296 (originally HB 2709) specifies may of the 
details that a housing needs analysis must consider. 

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 is 
reasonable to assume that prices, preferences, and policies will adjust so that 
land that is vacant and buildable becomes available for development. Thus, it 
is not uncommon for a long-run land need inventory to find sufficient land 
supply to meet state requirements at the same time land and housing prices 
are rising and developers and builders are having difficulty finding buildable 
land at prices they are willing to pay. 

Those details are not addressed in this report. The summary that follows 
focuses only on the conclusions of the report. 

THE CI1Y HAS SUFFICIENT LAND WITHIN ITS UGB TO ACCOMMODATE 
POPULATION AND EMPLOYMENT GROWTH UNDER A WIDE RANGE OF 
ASSUMPTIONS ABOUT THE AMOUNT AND CHARACTERISTICS OF 
GROWTH AND LAND 

Table S-1 shows estimated future land need and supply by plan 
designation for the Corvallis UGB between 1996 and 2020. The estimated 
total land need, for all types ofland, is 2,131 vacant, unconstrained acres for 
the period between 1996 and 2020. The estimated supply is 6,375 
unconstrained vacant or redevelopable acres in 1996. 

The land need/supply comparison shown in Table S-1 indicates that 
Corvallis has sufficient buildable lands within its UGB to meet needs 
between 1996 and 2020. Moreover, a comparison of land need and vacant or 
redevelop able lands inside the city limits indicate that Corvallis has a net 
surplus of about 500 acres of buildable land. 

EGO Northwest October 1998 Corvallis Land Needs Analysis 
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Table S-1. Comparison of land need and land supply, Corvalli 996-2020 d·~~.., 
{ . \ 

-Land Need- --Land Supply-- "'( 

Plan Designation Net Gross Unconst. Redev Total Mixed Surplus/ 
Acres Acres Vacant Acres Buildable Use Deficit 

Acres Acres Allocati 
on 

Agriculture 29 29 29 
Commercial/Office 

Commercial (CB/LC/SA) 60 76 3 12 15 158 97 
Office (PAO) 176 220 41 3 45 103 -72 
Comm/Offlce Total 236 296 44 15 59 261 25 

Industrial 
Heavy Industrial (GI/11) 35 44 937 31 968 20 944 
Light Industrial (LI/RTC) 86 108 76 5 81 130 103 
Industrial Total 121 152 1,013 36 1,049 150 1,047 

Mixed Use 
I 

Intensive Development Sector 216 18 233 233 
Limited Office~lndustrial 123 3 127 127 
Mixed Use Commercial See text· 137 33 170 170 
Mixed Use Employment 53 5 57 57 
Mixed Use Residential 84 3 87 87 
Mixed Use Total 612 62 674 674 

~··· 

Public Institutional 672 739 72 72 -667 ( 
\;,,_._:{"-• 

Residential 
Low Density Residential 430 558 3,664 3,664 32 3,139 

7 

24 26 6 8 14 18 5 
Residential Total 738 944 4,573 15 4,588 263 3,907 

Total, All Designationsc 1,767 2,131 5,732 66 5,798 674 4,341 

Source; ECONorthwest, 1998. 
8 Redeve!opab!e land includes commercial, industrial and multi-family residential (medium-high and high) land. 

b No land need was allocated to this sector. The Intensive Development Sector is a mixed use designation that 
can accommodate residential and commercial uses. 

c Some numbers so not add exactly because of rounding. 

Table S-1 does not allocate any land need to mixed use designations.l But 
these designations include 674 buildable acres that can be used to meet a 
portion of residential, commercial, and industrial land need. The next section 
shows that when mixed use land is considered, the deficits in commercial and 
high-density residential land are eliminated. 

1 The technical reasons that such an allocation was not made are described in a memorandum from ECO to Corvallis 
dated 22 October 1998. 
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THE CITY HAS SUFFICIENT LAND DESIGNATED RESIDENTIAL, 
COMMERCIAL AND INDUSTRIAL TO ACCOMMODATE EXPECTED 
GROWTH, BUT IT LACKS SUFFICIENT PUBLIC/INSTITUTIONAL LAND 

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; it also 
has sufficient buildable land designated for residential and industrial uses to 
meet projected needs for these broad land use categories. 

Table 8-1, however, shows that some designations have land deficits. 
These estimates are misle.ading. The revised comprehensive plan map and 
designations include four new mixed use designations that are intended to 
accommodate a portion of residential, commercial, and industrial land need. 
Because the City does not have a history of this type of mixed use 
development, it is difficult to predict demand for this type efland. We can, 
however, estimate development capacity of mixed use designations. 

Table 8-2 shows vacant land development potential on mixed use 
designations under a set of conservative assumptions. The estimates are 
based on the vacant acreages for mi"x:ed use designations allocated using the 
assumptions provided by the Buildable Lands Committee. The figures show 
that the mixed use designations provide enough land to compensate for the 
deficit in residential and commercial land. 

Table S-2. Vacant land and development potential on mixed use 
designations 

Plan Designation Residential Commercial Industrial 

Vacant Unconstrained Acres 

Intensive Development Sector (IDS) 161.8 53.9. 

Limited Office-Industrial (LIO) 37.0 86.3 

Mixed Use Commercial (MUC) 13.7 123.3 

Mixed Use Employment (MUE) 5.3 10.5 36.8 

Mixed Use Residential (MUR) 62.7 16.7 4.2 

Total Acres 243.4 241.4 127.3 

Surplus/Deficit (form table 7) -12.0 -237.0 897.0 

Revised SurplusJDeflclt 231.4 4.4 1,024.3. 

Source: ECONorthwest, 1998. 
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The City has a substantial deficit (estimated at 667 acres) of vacant public 
and institutional land. Well over half of the need derives from the City's 
policy stating that it should add 35 acres of parkland for every 1,000 people 
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 oflow-density residential land, its subdivision and PUD 
process, and the land taken out of the buildable land inventory because of its 
natural features (e.g., steep slopes, wetlands, floodplains) to meet much of 
this need. Moreover, the City presently has more than 600 acres designated 
for conservation (plan designation Conservation/Open Space). 

THE CllY GENERALLY MEETS THE MORE DETAILED REQUIREMENTS OF 
STATE HOUSING POLICY 

Manufactured homes on individual lots are permitted in all of the City's 
residential districts. Just the City's zoning districts that implement Low
Density Residential (RS-3.5, RS-5 and RS-6) contain more than enough land 
for residential development. There is no need to determine the need for 
manufactured homes on individual lots separate from the need for single· 
family housing in general. 

Manufactured dwelling parks must be allowed in a zone or zones that 
allow from 6-12 dwelling units per acre. Table S-1 shows the City's Medium
Density Residential designation (which allows 6-12 dwelling units per acre) 
has a significant surplus of buildable land. Therefore, the City has sufficient 
buildable land to meet identified need for manufactured home parks. 

Much of the shortage of buildable land exists in the Medium-High- and 
High-Density Residential plan designations will be handled through 
development and re-development in the City's mixed-use zones. The City 
should consider, however, rezoning some Low-Density or Medium-Density 
Residential land to Medium-High- and High-Density ResidentiaL 

Corvallis has not established special review standards for government 
assisted or farm worker housing. These housing "types" are allowed within 
the City's residential zoning districts based on review standards that apply 
equally to all proposed housing developments, regardless of funding sources 
or end-users. Thus, these housing types are subsumed within the broader 
single-family and multi-family categories and subcategories. 
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FIGURE 2: SINGLE-FAMILY AND DUPLEX I MULTI-FAMILY 
RESIDENTIAL UNITS ADDED TO CITY (1970-2011) 
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Recommendations: 

Specialized Facility Recommendations 
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In this plan, Recreational Trails and Pathways are 
emphasized. The primary purpose of this trails system is 
to provide recreational walking, bicycling and hiking 
opportunities. That is not to say that these same trails may 
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. 

Table 13 
Summary of Trail Recommendations 

Corvallis Planning Area 
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Table 12 (Continued) 

(P) Proposed Site 

Open Space Recommendations 
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Open Space Recommendations 
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In the document Criteria and Process to Acquire and/or 
Protect Open Space (adopted 1998) produced by the Open 
Space Advisory Commission a set of criteria to acquire and/or 
protect open space are described in seven categories. 

1. Agricultural and Forest Resource Lands: A) 
Land of significant agricultural importance and 
value. B) Land devoted primarily to the growth and 
harvest of trees. 

2. Buffers and Greenways: A) Land adjacent to 
arterial highways that enhance "gateway" entrances 
into the City. B) Community separators between 
urban areas already developed or with the potential 
to be developed. C) Land that serves as a buffer 
between urban areas and uses of resource lands. 

3. Corridors: A) Links that establish a corridor 
between existing or proposed trails, parks, 
viewsheds, or other open space preserves. B) 
Wildlife corridors, allowing movement of animals or 
birds between larger areas necessary for their 
continued viability. C) Waterways that provide for 
aquatic life and, if appropriate, human recreational 
uses. 

4. Ecosystem Services Lands: A) Lands providing 
essential ecosystem services such as, for example, 
flood control, pollination, purification of air and 
water, decomposition and recycling of wastes, 
generation and renewal of fertile soils. B) Aquatic 
ecosystems, including streams, wetlands, 
floodplains, ponds, and riparian corridors that 
enhance and protect the quality and quantity of 
ground and surface water. 

5. Lands that Protect Wildlife and Natural 
Communities: A) Land containing endangered, 
threatened, or rare species .. B) Natural communities 
characteristic of our region. 

6. Lands of Historical, Cultural, and Educational 
Importance: A) Land containing historic buildings 
and/or sites of historical value. B) Land containing 
resources of significant archeological value. C) 
Lands adjacent to sites of historical or 
archeological value necessary for their protection. 
D) Ecosystems of educational and/or scientific 
value. 

7. Views: A) Lands possessing outstanding scenic 
qualities visible from public roads, from rivers used 
by the public or recreation, or from park areas 
designated for public use. B) Hilltops or other high 
areas which offer panoramic views of the city or 
rural lands. 
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STAFF IDENTIFIED REVIEW CRITERIA 

ARTICLE 3- Land Use 
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 ofland; 
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 ofuses, diversity of housing types, pedestrian scale, a 
defined center, and shared public areas. 

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: 
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 

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. 

ARTICLE 5- Urban Amenities 

5.5.3 The City shall explore creative incentives and development mechanisms to encourage 
protecting significant open space resources. Such mechanisms could include density 
transfer (i.e. clustering), transfer of development rights, Open Space - Conservation 
districts, and special district provisions that could allow development at lower densities 
than otherwise permitted. 
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5.5.4 Appropriate trails, creeks, drainageways, and other natural constraints shall have an Open 
Space - Conservation designation to ensure their protection and utilization for multiple 
uses. 

5.5.5 The City shall establish an open space zoning district to preserve and protect areas of open 
space consistent with the existing Comprehensive Plan open space designations. 

ARTICLE 7 - Environmental Quality 

7.2.1 The City of Corvallis shall continue to comply with or exceed all applicable environmental 
standards and shall cooperate with State and Federal regulatory agencies in the 
identification and abatement of local environmental quality problems, including air, water, 
and noise pollution on an individual and cumulative basis, as per State and Federal 
regulations. 

ARTICLE 9 - Housing 

9.3.1 Corvallis and Benton County shall work together to assure that adequate urbanizable land 
is available to meet housing needs during the planning period and to prevent development 
patterns that preclude future urbanization. 

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

9.3.3 The City shall encourage a mix.ofresidentialland uses and densities throughout the City 
through the application of the criteria of the Land Development Code and through 
exploration of new approaches that respect the community's values. 

9.4.1 To meet Statewide and Local Planning goals, the City shall continue to identify housing 
needs and encourage the community, university, and housing industry to meet those needs. 

9.4.8 The City shall maintain information concerning housing supply and demand, ascertain the 
housing needs of special groups, keep abreast of and utilize sources of Federal and State 
funding, and provide information and coordination among all participants in the local 
housing market. 

ARTICLE 10 - Public Utilities 

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, and/or property owner willingness to 
SATHER ANNEXA liON 
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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 
Improvement 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 Improvement Plan. 

10.2.11 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. 

ARTICLE 11 -Transportation 

11.7.7 The City should seek appropriate oppmiunities for increasing residential density and 
providing industrial and commercial development along existing and proposed transit 
routes. 

ARTICLE 14 - Urbanization I Annexation 

14.2.4 Upon annexation, all lands shall be districted in a manner consistent with Comprehensive 
Plan designations. 

14.3.1 Infill and redevelopment within urban areas shall be preferable to annexations. 

14.3.2 Conversion ofurbanizable land to urban uses shall be based on orderly, economic 
provision of public utilities, facilities, and services. 

14.3.3 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. 

14.3.4 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. 

14.3.5 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. 
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C. The City and other jurisdictions are capable of providing urban services and facilities 
required by the mmexed area, when developed. 

14.3.6 Factors to be considered in evaluating the public need for mmexation 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. 

14.3.8 Information shall be provided to decision makers and the public related to consistency of 
the annexation proposal with established City policies and development regulations. 

TABLE 2.2-1 
COMPREHENSIVE PLAN AND CORRESPONDING ZONING MAP 

DESIGNATIONS (not including zone overlays) 

IF THE COMPREHENSIVE PLAN THE OFFICIAL ZONING MAP 
DESIGNATION IS: DESIGNATION SHALL BE: 

RESIDENTIAL RESIDENTIAL 

Medium-high Density (12-20 RS-12 Medium High 
units/acre) RS-12(U) Medium High 

MUR Mixed Use Residential 
C-OS Conservation - Open 

Space 

OTHERS OTHERS 

Open Space - Conservation C-OS Conservation - Open Space 

2.2.40.05 - Review Criteria 

a. Review Criteria for Zone Changes, Except Those Requesting to 
Apply or Remove a Historic Preservation 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 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); 
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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; 

13. Preservation and/or protection of Significant Natural Features, 
consistent with Chapter 2.11 -Floodplain Development Permit, 
Chapter 4.2- Landscaping, Buffering, Screening, and Lighting, 
Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant 
Vegetation Protection Provisions, Chapter 4.13 - Riparian Corridor 
and Wetland Provisions, and Chapter 4.14- Landslide Hazard and 
Hillside Development Provisions. Streets shall also be designed 
along contours, and structures shall be designed to fit the 
topography of the site to ensure compliance with these Code 
standards. 

d. Buildable Land Supply Factor 

SATHER ANNEXATION 

For Zone Change requests to a Conservation - Open Space (C-OS) Zone 
on lands that are not located on lands already designated with a Natural 
Resource and/or Natural Hazard Overlay, the applicant shall demonstrate 
the following: 

1. That the area requested for the Zone Change to C-OS is part of a 
larger development site; 

2. What the development potential is for the proposed C-OS land. 
This development potential shall be calculated using the same 
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development per acre calculations specified in Tables 4.11-1 and 
4.11-2 of Chapter 4.11 -Minimum Assured Development Area 
(MADA); and 

3. That the development potential associated with the proposed C-OS 
land is transferred to other land that: 

a) Will not be zoned C-OS; 

b) Is located on the same development site; and 

c) Is proposed for development concurrent with the Zone 
Change request so that it can be verified that the transfer of 
development potential is feasible. 

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 and water facilities, before actual Health Hazards are declared; to 
incorporate infill sites into the City; and/or 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). For commercial and industrial Annexations, the parcel is no 
greater than one acre; and 

3. City services are contiguous to the parcel. 

When addressing the review criteria in Section 2.6.30.06.a and Section 
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2.6.30.06.b, a Minor Annexation 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 
review criteria, however, are applicable. 

b. Major 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 accordingly as follows: applications for 
Minor and Major Annexations must be filed with the Community Development 
Department before 5:00p.m. on the last working day in September for a ballot 
election in May, and on the last working day in March for a ballot election in 
November. 

2.6.30.05 -Staff Evaluation 

The Director shall prepare a report that evaluates whether the Annexation 
proposal includes adequate information for the hearing authority to determine the 
proposal's compliance with the review criteria in Sections 2.6.30.06 and 
2.6.30.07. The report shall include a recommendation to the Planning 
Commission and City Council stating whether the Annexation includes adequate 
information 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. 

2.6.30.06 ·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 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 -

2. Major Annexations - Factors to be considered in evaluating public need for Major 
Annexations shall include, but are not limited to: 
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b. 

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 Map 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 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. 

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. 

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: 
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d. 

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 corridors consistent with 
the City's Stormwater Master Plan, Chapter 2.11 - Floodplain 
Development Permit, Chapter 4.0 - Improvements Required with 
Development, Chapter 4.5 - Floodplain Provisions, Chapter 4.13 -
Riparian Corridor and Wetland Provisions, and Chapter 4.14-
Landslide Hazard and Hillside Development 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. 

If the Annexation proposal includes areas planned for open space, 
general community use, or public or semi-public ownerships, the 
Annexation request shall be accompanied by a Comprehensive Plan 
Map Amendment as outlined in "1," and "2," below-

1. Areas planned for open spaces or future general community use, 
including planned parks, preserves, and general drainageway 
corridors, shall be re-designated on the Comprehensive Plan Map 
as Open Space-Conservation. 

2. Existing, proposed, or planned areas of public or semi-public 
ownership, such as Oregon State University facilities or lands, 
school 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. 

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

SATHER ANNEXATION 

1. Basic site design - the organization of Uses on a site and its 
relationship to neighboring properties; 
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(ANN12-00001/ ZDC12-00bo1) 

PlANNING COMMISSION STAFF REPORT 
ATTACHMENT B-5 

-.... 
0 
0 
0 
0 
'1-
~0:: zo 
Za. 
<CW -o:: 
Zu. 
Cu. 
-<( 
1-1-
~CI) 
W..JN z-o zU..-
<C
z, 
::lW 

O::QJ
W(.)ii] 
::Z::>-
1-1-:I: <C->< 
CI)(.)W 



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; 

13. Preservation and/or protection of Significant Natural Features, 
consistent with Chapter 2.11 -Floodplain Development Permit, 
Chapter 4.2- Landscaping, Buffering, Screening, and Lighting, 
Chapter 4.5 - Floodplain Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant 
Vegetation Protection Provisions, Chapter 4.13 - Riparian Corridor 
and Wetland Provisions, and Chapter 4.14- Landslide Hazard and 
Hillside Development Provisions. Streets shall also be designed 
along contours, and structures shall be designed to fit the 
topography of the site to ensure compliance with these Code 
standards. 

2.6.30.07 - Methodologies for Some of the Review Criteria in Section 
2.6.30.06 

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 within "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 
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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 public need for Annexation may include ... the 
availability of sufficient land of this type to ensure choices in the market 
place." Minor Annexation applications are 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: 

1. Information regarding a housing/jobs balance; 

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 -

SATHER ANNEXATION 

1. 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 Section of this Code shall 

(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT B-5 

-..... 
0 
0 
0 
0 
'1-
~l:t: zo 
Za. 
<CW -a:: 
Zu. 
Ou. -c:c ........ 
~en 
W..J'Ot z-o zU..-
<C
z, 
::;,W 

l:t:QI
Wujj5 
J:>-
1-1-J: 
<C->< cnuw 



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(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. 

Table 2.6 - 1 - Community-wide Livability Indicators and Benchmarks 
for Annexation Proposals 

Note: The following livability indicators and benchmarks have been placed into the 
categories of the City's 2020 Vision Statement. As this categorization is a first attempt based 
upon the actual wording in the Vision Statement, there may need to be some re-categorization 
and/or other revisions with future updates of this Code. 

LIVABILITY DESCRIPTION BENCHMARKS LAND USE Minor Major 
INDICATORS OF LIVABILITY DESIGNATION Annex'n Annex'n 

INDICATORS 

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of "Where People 
Live" 

Annexation Average density 
Density of proposed 

Annexation 
relative to the 
average density 
of land within 
the City that is 
developed and of 
the same type 
(single-family or 
multi-familv). 
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Meet or exceed the average Residential' Applies 
density of land within the City, 
developed, and of the same type as 
the proposed Annexation (single- Commercial/ 
family or multi-family). Note: Industriaf 
Information regarding existing 
density within the City may be Open Space3 

obtained from the City's annual 
Land Development Information 

Public Inst. Report. 
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LIVABILITY DESCRIPTION 
INDICATORS 

. 
OF LIVABILITY 
INDICATORS 

Rural Type of county 
Development development that 
Potential could occur if 

property not 
Annexed 
(depends on 
county land use 
policies in effect 
at time of 
proposed 
Annexation). 

Adjacency to Percentage of the 
City perimeter of the 

Annexation site 
that is enclosed 
within the City 
limits. 

Development Concurrent 
Plans processing of 

Detailed 
Development 
Plan and/or 
Tentative 
Subdivision Plat 
with Annexation 
request. 

Distance to Distance to bike 
Bicycle and lanes. 
Pedestrian 
Access Distance to 

sidewalk. 

Distance to 
multi-use path. 
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BENCHMARKS LAND USE Minor Major 
DESIGNATION Annex'n Annex'n 

Development on land within the Residential' Applies Applies 
Urban Growth Boundary is done 
in a fashion that does not preclude 
urban-level development on the Commercial/ Applies Applies 
subject site and/or on adjacent IndustriaF 
properties within the UGB. 

Open Space3 Applies Applies 

Public Inst. Applies Applies 

It is considered an advantage if <: Residential' Applies Applies 
50 percent of the perimeter of an 

Commercial/ Applies Applies Annexation site is enclosed within 
the City limits. lndustriaF 

Open Space3 Applies Applies 

Public Inst. Applies Applies 

It is not considered a disadvantage Residential' Applies Applies 
and may be considered an 
advantage if an Annexation Commercial/ Applies Applies 
request is processed concurrently IndustriaF 
with a Detailed Development Plan 
and/or Tentative Subdivision Plat, Open Space3 Applies Applies 
even though such land use 
decisions may be changed after 

Public Inst. Applies Applies 
Annexation. 

0.5-mile to bike lane. Residential' Applies 

Commercial/ Applies 
0.25-mile to sidewalk. IndustriaF 

Open Space3 

0.5-mile to multi-use path. 
Public Inst. Applies 



LIVABILITY DESCRIPTION 
INDICATORS OF LIVABILITY 

INDICATORS 

Connectivity & It is considered 
Extension of an advantage if 
Bicycle and improvements 
Pedestrian proposed as part 
Facilities of the 

Annexation 
request would 
connect to and 
extend existing 
bicycle and 
pedestrian 
facilities. 

Planned Public Type and extent 
Transportation of public 
Improvements transportation 

improvements 
(street, bicycle, 
pedestrian) that 
are listed in City 
master plans and 
would occur with 
urban-level 
development of 
Annexation site. 

Distance to Distance from 
Shopping neighborhood 

shopping 
opportunities 
(both existing 
and planned). 
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BENCHMARKS 

Com1ection to existing pedestrian 
facilities and extension of them by 
at least 350 ft.; or com1ection to 
existing pedestrian facilities and 
filling a gap between existing 
pedestrian facilities of at least 100 
ft. 

Connection to existing bicycle 
facilities and extension of them by 
at least 350 ft.; or connection to 
existing bicycle facilities and 
filling a gap between existing 
bicycle facilities of at least 100 ft. 

It is considered an advantage if 
public transportation 
improvements (street, bicycle, 
pedestrian) would be installed 
with the Annexation, are listed in 
City master plans, and would 
enable other sites within the 
Urban Growth Boundary to 
ultimately develop. 

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

LAND USE 
DESIGNATION 

Residential 1 

Commercial/ 
IndustriaF 

Open Space3 

Public Inst. 

Residential 1 

Cormnercial/ 
IndustriaF 

Open Space3 

Public Inst. 

Residential 1 

Commercial/ 
Indush·iaF 

Open Space3 

Public Inst. 

Minor Major 
Annex'n Annex'n 

Applies 

Applies 

Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies 

Applies 

Applies 
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LIVABILITY DESCRIPTION BENCHMARKS LAND USE Minor Major 
INDICATORS OF LIVABILITY DESIGNATION Annex'n Annex'n 

INDICATORS 

Affordable Housing It is considered an advantage if Residential' Applies 
Housing Affordability. more than 50 percent of the 

proposed residential housing units 
Commercial/ are classified as Affordable 

Housing using the definition in IndustriaF 

Chapter 1.6 -Definitions. This Open Space3 

benchmark to be refined with 
future update of this Code. 

Public Inst. 

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of 
"Economic Vitality" 

Employment/ Balance of jobs To be developed as part of a Residential1 Applies 
Housing and housing. future update of this Code, and 

Commercial/ Applies following completion of regional 
studies. lndustrial2 

Open Space3 

Public lnst. Applies 

Economic Diversity in It is considered an advantage if Residential1 

Diversification type, scale, and the Annexation request 
location of supports diversity in type, 
professional, scale, and location of 

Commercial/ Applies industrial, and professional, industrial, and 
commercial commercial activities to lndustrial2 

activities to maintain a low unemployment 
maintain a low rate and to promote Open Space3 

unemployment diversification of the local 
rate and to economy. 
promote 
diversification To be refined as part of a Public lnst. 
of the local future update of this Code. 
economy. 

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of 
"Protecting our Environment" 
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LIVABILITY DESCRIPTION 
INDICATORS OF LIVABILITY 

INDICA TORS 

Natural Acres and 
Features percentage of 

Annexation site 
with Significant 
Natural 
Features. 

Distance to Distance from 
Transit an existing 

transit line 
and/or bus 
stop. 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 

PLANNING COMMISSION STAFF REPORT 
ATIACHMENT B-5 

BENCHMARKS 

Consistency with Significant 
Natural Feature protections 
specified by Chapter 2.11 -
Floodplain Development 
Permit, Chapter 4.2 -
Landscaping, Buffering, 
Screening, and Lighting, 
Chapter 4.5 - Floodplain 
Provisions, Chapter 4.11 -
Minimum Assured 
Development Area (MADA), 
Chapter 4.12 - Significant 
Vegetation Protection 
Provisions, Chapter 4.13 -
Riparian Corridor and Wetland 
Provisions, and Chapter 4.14 -
Landslide Hazard and Hillside 
Development Provisions. 

It is considered an advantage if 
Significant Natural Features 
are protected through 
Annexation, since they may be 
better orotected within the Citv. 

Annexation site is within 0.5-
mile of an existing transit line 
and/or bus stop. 

LAND USE 
DESIGN A 'flON 

Residential 1 

Commercial/ 
lndustrial2 

Open Space3 

Public lnst. 

Residential1 

Commercial/ 
lndustrial2 

Open Space3 

Publiclnst. 

Minor Major 
Annex'n Annex'n 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 
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I 
LIVABILITY DESCRIPTION BENCHMARKS LAND USE Minor Major 
INDICATORS OF LIVABILITY DESIGNATION Annex'n Annex'n 

INDICATORS 

Distance to Distance to Distance to nearest Collector Residential 1 Applies 
Major Street nearest and/or Arterial Street(s) that 

Collector and/or would serve the proposed 
Arterial Annexation site is s 0.25-mile 
Street(s) that and is either fully improved to 

Commercial/ Applies would serve the City standards or is improved 
proposed to City standards with regard to lndustrial2 

Annexation site bicycle and pedestrian 
and is fully facilities. 
improved to Open Space3 Applies 
City standards 
or is improved 
to City 
standards with 
regard to Public lnst. Applies 
bicycle and 
pedestrian 
facilitie~ 

Intersection Levels of Levels of service for ResidentiaP Applies 
service for intersections of Arterial and/or 
intersections of Collector Streets affected by Commercial! Applies 
Arterial and/or the proposal, as determined by Industrial2 

Collector the City's Traffic Engineer, and 
Streets, as generally within a one-mile 
determined by radius of the site, will be a level 
the City's of service "D" or better Open Space3 

Traffic following urban level 
Engineer, development of the Annexation 
within a one- site. 
mile radius of 
the site. 

Public Inst. Applies 

Determination of Truck traffic associated with Residential 1 

Truck Traffic truck traffic urban level development of the 
Routes route(s). proposed Annexation will not Commercial/ Applies 

result in primary travel routes on Industriae 
Local or Local Connector Streets 

Open Space3 

through residential 
neighborhoods. 

Public Inst. Applies 

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of "Education and 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00001) 

PLANNING COMMISSION STAFF REPORT 
ATTACHMENT B-5 



LIVABILITY DESCRIPTION 
INDICATORS OF LIVABILITY 

INDICATORS 

Local School Student 
Capacity/Travel enrollment, 
Distance capacity, and 

average class 
size of public 
schools to serve 
the Atmexation 
site. 
Distance to 
public 
elementary 
school. 

Police Response Number of police 
Time officers per 

1,000 persons 
residing within 
City limits. 

Distance from Distance from an 
Fire Station existing fire 

station. 

Public Type and extent 
Improvements of public 

improvements 

developed to 
City standards; 
and urban-level 
development, 
such as clustered 
housing, etc., 
existing on the 
proposed 
Annexation site. 

SATHER ANNEXATION 
(ANN12·00001/ ZDC12·00001) 

PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 8·5 

BENCHMARKS 

Public schools that would serve 
the Annexation site are not 
overcrowded. Corvallis School 
District goals for average class 
sizes may vary among grades. 
0.5-mile to public elementary 
school. 
School District policies, re: 
boundaries of closest schools or 
additional schools, factor into 
potential redefinition of school 
boundaries. 

At least 1.2 officers per 1,000 
persons residing within City 
limits. 

All buildable portions of the 
Annexation site are within 1.5 
miles of a fire station with an 
engme company. 

Annexation of partially developed 
land within the Urban Growth 
Boundary (UGB) that already 
contains some public 
improvements developed to City 
standards, and urban-level 
development on part of the site, is 
considered more advantageous to 
the City than Annexation of 
undeveloped land. 

LAND USE 
DESIGNATION 

Residential 1 

Commercial/ 
h1dustrial2 

Open Space3 

Public mst. 

Residential 1 

Commercial! 
mdustriaF 

Open Space3 

Public mst. 

ResidentiaP 

Commercial! 
mdustriaF 

Open Space3 

Public mst. 

Resi den tial1 

Commercial/ 
mdustriaF 

Open Space3 

Public mst. 

Minor Major 
Annex'.n Annex'n 

Applies Applies 

Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 

Applies Applies 
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LIVABILITY DESCRIPTION BENCHMARKS LAND USE Minor Major 
INDICATORS OF LIVABILITY DESIGNATION Annex'n Annex'n 

INDICATORS 

Distance to Distance to Sanitary sewer and water facilities ResidentiaP Applies Applies 
Sewer and Water adequately sized are proximate to the Annexation 

public sanitary site. Commercial/ Applies Applies 
sewer and water Industrial2 

lines needed to After some monitoring, distances 
serve the site. for this benchmark may be Open Space3 

specified in a future update of this 
Code. Public Inst. Applies Applies 

Planned Public Types and extent It is considered an advantage if the Residential' Applies Applies 
Utilities of public utility installation of public utilities of 

improvements of sanitary sewer, water, and storm 
sanitary sewer, drainage, listed in City master Commercial! Applies Applies 
water, and storm plans, would enable other sites lndustriaF 
drainage, that are within the UGB to ultimately 
listed in City develop. 
master plans, and Open Space3 Applies Applies 
would occur with 
urban-level 
development of Public lust. Applies Applies 
the Annexation 
site. 

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of "Cultural 

Distance to Distance from an Annexation site is within 0.5-rnile Residential' Applies Applies 
Parks existing public of an existing public park. 

park. Commercial/ 
IndustriaF 

Open Space3 

Public Inst. Applies 

Livability indicators and benchmarks relating to the Corvallis Vision 2020 Statement category of"Central City" 

Distance to Distance of the 
Downtown Annexation from 

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

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001} 

PLANNING COMMISSION STAFF REPORT 
ATIACHMENT B-5 

It is considered an advantage if an Residential' Applies Applies 
Annexation site is within 3.8 miles 
from the intersection ofSW Third Commercial/ Applies Applies 
Street and SW Monroe A venue, lndustrial2 

within the boundaries of the 
Central Business Zone. Open Space3 

Public Inst. Applies Applies 



2.6.30.08 -Action by the Planning Commission 

The Planning Commission shall conduct a public hearing in accordance with 
Chapter 2.0 - Public Hearings to evaluate the proposed Annexation and 
determine its appropriate zoning designation upon Annexation. 

Following the close of the public hearing, the Planning Commission shall 
establish the appropriate zone(s) upon Annexation and forward its 
recommendation concerning the Annexation to the City Council. 

CHAPTER 3.6 
MEDIUM-HIGH DENSITY (RS-12) ZONE 

Section 3.6.1 0 - PURPOSE 

This is the primary zone that implements the Medium-high Density Residential 
Comprehensive Plan designation, which allows from 12 to 20 dwelling units per acre. It 
is intended to accommodate a wide variety of Housing Types and to serve as a transition 
area between lands with lower density and higher density residential designations. 

FOR BREVITY, ONLY THE PURPOSES SECTION OF THE RS-12 ZONE IS INCLUDED 
HERE. PLEASE REFER TO THE LAND DEVELOPMENT CODE FOR THE FULL TEXT .. 

CHAPTER 3.38 
CONSERVATION-OPEN SPACE (C-OS) ZONE 

Section 3.38.1 0 - PURPOSE 

This Zone may be applied to lands with any of the adopted Comprehensive Plan Map 
designations. It is intended to recognize high value Natural Resource and Natural Hazard 
areas within the City that are owned by public agencies or have been set aside by private 
owners. The purpose of this Zone is to limit development of such areas and maintain them 
in a near-natural state while, in some cases, allowing access to and through them for public 
infrastructure and/or enjoyment. Typically the existence ofthis Zone results in preservation 
of large open space areas. If desired, density may be transferred off property at the time 
that this Zone is applied, provided the area receiving the transfer is part of the same 
development site. 

FOR BREVITY, ONLY THE PURPOSES SECTION OF THE C-OS ZONE IS INCLUDED 
HERE. PLEASE REFER TO THE LAND DEVELOPMENT CODE FOR THE FULL TEXT .. 

4.0.60 ·PUBLIC AND PRIVATE STREET REQUIREMENTS 

a. Traffic evaluations shall be required of all development proposals in 

LDC June 2, 2011 
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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 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 "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 4.0-1 -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 Neighborhood 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 12ft. 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 Timing- 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 adja~ent property(ies). 
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f. Prior to development, applicants shall perform a site inspection and identify any 
Contractor Sidewalk/street Stamps in existing sidewalks that will be impacted by the 
development. If such a Contractor Sidewalk/street 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. 

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: 
1. 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 
concurrently with development of a site shall be extended through the site to the 

LDC June 2, 2011 



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 15ft. The minimum easement width for two adjacent utilities is 20ft. 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· 
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 10ft. of fire hydrants and utility poles; 
b) Within 20ft. of street light standards; 
c) Within five ft. from an existing curb face, except where required for 

street trees; 
d) Within 10ft. 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. 

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. 
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: DLCD Notice of Proposed Amendment 
Post Acknowledgment Plan Amendments 
Urban Growth Boundary 
Urban Reserve Area 

THIS COMPLETED FORM, including the text of the amendment and any supplemental information, must be received at DLCD's 
Salem office at least 45 DAYS PRIOR TO THE FIRST EVIDENTIARY HEARING ORS 197.610, OAR 660-018-000 

Jurisdiction: CITY OF CORVALLIS 

Local File Number: ANN12-00001/ WC12-00001 

Date of First Evidentiary Hearing: TBD-(tentati\'e 5/2/2012) 

Date of Final Hearing: TBD 

Is this a REVISION to a previously submitted proposal? 

0 Comprehensive Plan Text Amendment(s) 

0 Land Use Regulation Amendment(s) 
0 Transportation System Plan Amendment(s) 

[gj Other (please describe): Annexation 

!SJ No 0 Yes Original submittal date: 

0 Comprehensive Plan Map Amendment(s) 
[gj Zoning Map Amendment(s) 

0 Urban Growth Boundary Amendment(s) 

0 Urban Reserve Area Amendment(s) 

Briefly Summarize Proposal in plain language IN THIS SPACE (maximum 500 characters): 

APPLICATION OF CITY ZONE (RS-12) MEDIUM HIGH DENSITY RESIDENTIAL AND (C-OS) CONSERVATION 
-OPEN SPACE) UPON ANNEXATION, IF ANNEXATION IS APPROVED BY VOTERS IN NOVEMBER 6, 2012 
ELECTION. 

Has sufficient information been included to advise DLCD of the effect of proposal? (g]Yes, text is included 

Are Map changes included: minimum 8W'xll" color maps of Current and Proposed designations. [gj Yes, Maps included 

Plan map change from: To: 

Zone map change from: Benton County zone To: RS-12 and C-OS 

Location of property (Site address and TRS): 3701 SW Western Blvd. (12S-5W-Section 4, Tax Lots 1100 and 1200) 

Previous density range:n/a New density range: n/a Acres involved: 30.13 

Applicable statewide planning goals: 

1 2 3 4 5 6 7 8 9 10 ll 12 13 14 15 16 l7 18 19 
[Z] 0 0 0 [Z] 0 [Z] 0 D [Z] [Z] lZl D lZl D 0 D D D 

Is an exception to a statewide planning goal proposed? 0 YES IS] NO doal(s): 

Affected state or federal agencies, local governments or special districts (It is jurisdiction's responsibility to notify these agencies. 

ODOT, DSL, BENTON COUNTY, CORVALLIS SCHOOLS 509J, BENTON SOIL & WATER CONSERVATION 
DISTRICT 

Local Contact person (name and title): JASON YAICH, ASSOCIATE PLANNER 

Phone: 541-766-6908 

Address: PO BOX 1083 

Fax Number: 541-754-1792 

-FOR DLCD internal use only-

DLCD file No -----------

SATHER ANNEXATION 
(ANN12.QD0011 ZDC12·00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT C-1 

Extension: 

City: CORVALLIS Zip: 97339-1083 

E-mail Address: Jason.yaich@ci.corvallis.or.us 
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Chapter 64 

Urban Residential (UR) 

64.005 Purpose. The Urban Residential Zone shall provide for the establishment of areas suitable for 
future urban density residential development. [Ord 26, Ord 90-0069] 

64.010 Application. The Urban Residential Zone shall be applied in unincorporated areas inside an 
urban growth boundary according to the Comprehensive Plan. [Ord 26, Ord 90-0069] 

64.105 Permitted Uses. The following uses are allowed in the Urban Residential Zone: 

(1) One dwelling per parcel. For the purposes of this section, "dwelling" includes a manufactured 
dwelling that complies with the manufactured dwelling placement in BCC 91.505and 91.510, as well as 
all other applicable requirements ofBCC Chapter 91. 

(2) One manufactured dwelling per space in a mobile home or manufactured dwelling park. The 
manufactured dwelling shall comply with the minimum placement standards for a Manufactured Dwelling 
in 91.515. The manufactured dwelling in an approved park shall comply with the applicable manufactured 
dwelling standards in Chapter 91, except that additional placement standards ofBCC 91.510 shall not 
apply, and BCC 91.515 shall be applicable. 

(3) Home occupation. 

(4) Day care for fewer than thirteen children. 

(5) One manufactured dwelling in conjunction with an existing dwelling as a temporary use for the term 
of a hardship suffered by the existing resident or a relative of the resident, subject to the terms and 
conditions set forth in 91.502, 91.505, BCC 91.545 and 91.550. The hardship manufactured dwelling 
shall comply with all other applicable requirements standards of Chapter_91, except the additional 
placement standards ofBCC 91.510 shall not apply. 

(6) Residential home. 

(7) Church, grange hall, community hall, or other similar non-profit community facility. 

(8) Farm or forest use except for feed lots, except as prohibited or limited by the provisions of Chapters 83 
and 88. 

(9) Accessory use or structure. 

(10) Fire stations or other public facilities rendering a public service to the community when located on an 
arterial or collector road as designated in the County's Comprehensive Plan. 

(II) Natural area, open space, or acquisition of greenway corridor. 

[Ord 26, Ord 90-0069, Ord 94-0104, Ord 97-0131, Ord 98-0136, Ord 2005-0209, Ord 2005-0210] 

64.205 Conditional Uses. The following uses may be allowed in the Urban Residential Zone by 
conditional use pennit approved by the Planning Official: 

(1) Developed park or recreational facility 

(2) Television or radio station, cable television facility, transmitter or tower. 

Benton County Development Code 
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(3) Dam, power plant, transmission line and transmission stations, together with associated structures. 

(4) Water supply, water treatment facility, wastewater treatment facility, or water or wastewater 
transmission facilities. 

(5) Operation conducted for the exploration, mining and processing of geothermal resources, aggregate, 
and other mineral resources, or other subsurface resources. 

(6) Solid waste pickup and transfer centers licensed pursuant to BCC Chapter 23. 

(7) Mobile home or manufactured dwelling park, recreational vehicle park. 

(8) Residential facility. 

(9) Day care center. 

(I 0) One duplex as the only permanent dwelling on a parcel or lot. 

(II) A public or private school. 

(12) Fire stations or other public facilities rendering a public service to the community that are not 
located on an arterial or collector road as designated in the County's Comprehensive Plan. 

[Ord 26, Ord 90-0069, Ord 94-0104, Ord 96-0118, Ord 98-0134, Ord 99-0146, Ord 2005-0209, Ord 2005-
0210] 

64.210 Conditional Uses Approved by the Planning Commission. A cemetery may be allowed in the 
Urban Residential Zone by conditional use permit approved by the Planning Commission. [Ord 26, 
Ord 90-0069] 

64.305 Minimum Parcel or Lot Size; and Density. 

(1) The minimum parcel or lot size, or density, shall be specified by the suffix number following the 
"UR" designation on the Official Zoning Map: 

(a) "UR-1" means one (1) acre minimum parcel or lot size. 

(b) "UR-5" means five (5) acre minimum parcel or lot size, except in the Corvallis Urban Growth 
Boundary it shall mean one parcel or lot may be created per five (5) acres of gross area, subject to 
the Planned Unit Development standards in Chapter 100 [Ord 98-0141]. 

(c) "UR-10" means ten (10) acre minimum parcel or lot size, except in the Corvallis Urban Growth 
Boundary it shall mean one parcel or lot may be created per ten ( 1 0) acres of gross area, subject to 
the Planned Unit Development standards in Chapter 100 [Ord 98-0141]. 

(d) "UR-50" means fifty (50) acre minimum parcel or lot size, except in the Corvallis Urban Growth 
Boundary it shall mean one parcel or lot may be created per fifty (50) acres of gross area, subject 
to the Planned Unit Development standards in Chapter 100 [Ord 98-0141]. 

(2) Non-Standard Parcel or Lot Size for Facilities Rendering a Public Service. 

(a) A parcel or lot may vary from the standard size requirements of the zone if: 

(A) The use of the parcel or lot will be: 

(i) As allowed pursuant to BCC 64.1 05(1 0) or (11) or BCC 64.205(1) or (12), and that 
is publicly owned and renders a public service to the community; or 

(ii) As allowed pursuant to BCC 64.205(3), ( 4), or (6), and that renders an important 
utility service to the general community, not only the immediately surrounding 
neighborhood; 

Benton County Development Code 
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(B) The proposed size and location of the parcel or lot will not have significant adverse 
impact on public health or safety, the uses on adjacent property, the character of the 
area, with the purpose of the zone, nor the efficient provision of infrastructure and 
conversion to urban densities. 

(C) The parcel or lot approved pursuant to this section shall include the least amount of land 
necessary to accommodate the approved intended use. 

(b) The applicant shall submit site development plans and narrative substantiating the size 
requirement of the particular use and the necessary location of the parcel or lot, as well as an 
urban conversion plan as described in BCC 64.310 or 64.320 for the parent parcel. The 
County shall obtain input from the City regarding the urban conversion plan, the proposed 
location of the non-standard parcel or lot size, and other City-related issues. 

(c) Location of the parcel or lot. 

(A) The parcel or lot shall be clustered to the extent practicable. Nonclustering may be 
allowed to decrease negative impacts from adjacent property uses and to increase 
efficiencies in land use and future urban conversion. 

(B) The location of the non-standard size parcel or lot and its property lines shall not 
significantly reduce ideal options for the future location of urban roads or services, or 
preclude basic development options on adjacent properties. 

(d) The water and/or sewage disposal requirements may be waived for the proposed parcel or lot 
pursuant to BCC 99.835 and/or 99.735. 

(e) To ensure govenunent agency or public utility ownership of the non-standard size parcel or 
lot, the plat or survey shall not be signed by the Planning Official until the appropriate transfer 
documents are submitted by the applicant. Benton County shall record the transfer documents 
at the same time as the plat or survey. 

(f) For a parcel or lot created pursuant to this section, the property owner shall sign a deed 
covenant to be recorded into the County Deed Records prior to creation of the parcel or lot 
prohibiting its use for residential development or any use other than allowed pursuant to this 
section, until the property is annexed to the city and the County, in consultation with the City, 
releases the covenant. 

(g) For a use allowed pursuant to BCC 64.105(9) or (10) or BCC 64.205(1) or (12), that is 
publicly owned and renders a public service to the general community, not only the 
immediately surrounding community, the land area included in the non-standard size parcel or 
lot shall not be subtracted from the gross acreage of the subject property for purposes of 
calculating the number of allowable parcels or lots pursuant to BCC 100.205(7)(a). 

(h) For a use allowed pursuant to BCC 64.205(3) or (4) the land area included in the non-standard 
size parcel or lot shall not be subtracted from the gross acreage of the subject property for 
purposes of calculating the number of allowable parcels or lots pursuant to BCC 
1 00.205(7)(a) if the Planning Official determines that the utility service provides an essential 
service to the general community and that the proposed location is necessary to provide that 
service. 

(i) Creation of a parcel under this section does not disqualifY the parent parcel from the density 
bonus provision ofBCC 100.205(7)(b); however, land area that, pursuant to subsection (2)(g) 
or (h) of this section, is not subtracted from the gross acreage shall not be used as the basis for 
a density bonus. 

G) Creation of a parcel under this Section does not disqualifY the parent parcel from the one-time 
exemption to the maximum parcel size under BCC 1 00.205(6)(a)(A). 

(3) All land divisions in the Corvallis Urban Fringe Area, including partitions, subdivisions, and 
planned unit developments shall comply with the standards contained in BCC Chapters 83, 88, and 
100. 
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(4) Bonus Parcel. The opportunity for a bonus parcel is offered by Benton County as an incentive to 
encourage voluntary preservation of natural resources. A bonus parcel is not a matter of right. 

(a) Within the UR-5, UR-10 and UR-50 zones ofthe Corvallis Urban Growth Boundary, a parcel 
existing as of December 31, 2004, that is larger than the minimum parcel size of subsection 
(1) of this section but contains less than two times that minimum parcel or lot size may be 
divided once to create an additional parcel of20,000 square feet or less if the criteria in 
subsection (A) through (C) are met. 

(A) To qualify the property for creation of this parcel, the property owner shall establish 
permanent protection for the portion of the subject lot or parcel that has been designated 
as Highly Protected Natural Resource on the Corvallis_ Urban Fringe Riparian Corridors 
and Wetlands Map or Significant Vegetation Map, and the Highly Protected area equals 
or exceeds the larger of the following: two acres, or 30% of the total acreage of the 
subject property. Permanent protection shall be by one of the following means: 

(i) A conservation easement benefiting, or a gift to, a governmental land management 
agency or nonprofit corporation organized for the purpose of land or environmental 
conservation. The applicant shall provide a letter from the benefiting entity 
demonstrating intent to accept the proposed easement or gift and to manage the 
land to preserve and/or enhance the natural feature functions identified on the 
Corvallis Riparian Corridors and Wetlands Map or Significant Vegetation Map, 
contingent on approval of the development proposal; 

(ii) Dedication to Benton County. The applicant shall provide a letter from the Board 
of Commissioners demonstrating intent to accept the proposed dedication, 
contingent on approval of the development proposal. Benton County will place 
priority on accepting lands consistent with the mission of the Benton County Parks 
System Comprehensive Plan or other adopted plans; or 

(iii) Dedication, or reservation for dedication, to the City of Corvallis. The applicant 
shall provide a letter from the City of Corvallis stating intent to accept the proposed 
reservation, contingent on approval of the development proposal. A reservation for 
dedication shall include use restrictions to ensure the natural features are preserved 
prior to dedication; 

(B) The proposed bonus parcel is approved through the criteria and procedures for a 
conditional use permit (BCC 53.205 through 53.235). The specific location and 
dimensions of the proposed parcel shall be presented by the applicant. 

(C) The new parcel shall share access with the existing parcel if doing so would reduce 
impact to mapped natural features shown on the Corvallis Urban Fringe Natural 
Hazards Map and/or Riparian Corridors and Wetlands Map. 

(b) The right to create this additional lot or parcel may be transferred to any UR-zoned property 
within the Corvallis Urban Fringe, provided the receiving location is approved pursuant to 
subsection (3)(a)(B) of this section and provided the additional parcel will not impact natural 
features shown on the Corvallis Urban Fringe Natural Hazards Map, Riparian Corridors and 
Wetlands Map, and Significant Vegetation Map. TransfeiTed rights will be established 
through the notice of conditional use approval referencing both the receiving and sending 
parent parcels. 
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(c) The provisions allowing a bonus parcel shall not be available to a property which has been 
granted compensation or waiver of land use regulation pursuant to Ballot Measure 37. 

(d) For any property obtaining a bonus parcel pursuant to this section, the property owner shall 
sign a covenant waiving all right to claims for compensation or waiver of land use regulation 
pursuant to Ballot Measure 37. 

[Ord 26, Ord 90-0069, Ord 96-0118, Ord 98-0141, Ord 2005-0209, Ord 2005-0210, Ord 2012-
0244] 

64.310 Conditions to Land Divisions in the Corvallis Urban Fringe. 

(l) All land divisions in the Corvallis Urban fringe shall be conditioned upon the property owner 
recording a covenant consenting to annex when the property becomes contiguous to the City. 

(2) An applicant for a land division in the Urban Residential Zone within the Corvallis Urban Fringe shall 
submit an urban conversion plan showing possible future urban development. The urban conversion plan 
shall show arterial and perimeter streets, road rights-of-way, drainageways, utility easements, future 
property divisions at urban densities, and Natural Resources and Natural Hazards protected by Corvallis 
Comprehensive Plan Natural Resource and Natural Hazard Overlays. Additionally, if upon annexation 
the site will be subject to the City of Corvallis Minimum Assured Development area (MADA) provisions 
outlined in the Corvallis Land Development Code Chapter 4.11, the urban conversion plan shall show the 
protected and developable areas consistent with those MADA provisions. All dwellings and all structures 
requiring building pennits shall be placed within boundaries of the future parcels or lots shown on the 
urban conversion plan and shall meet urban setbacks of the City of Corvallis Land Development Code. 
The urban conversion plan shall be referred to the City of Corvallis for review and recommendation. The 
urban conversion plan shall be binding on future property owners, until such time as an alternative urban 
conversion plan is submitted by the property owner and approved by the County in consultation with the 
City, or the property is annexed to the City. In unusual circumstances, the urban conversion plan 
requirements may be modified by the Planning Official in consultation with City of Corvallis Public 
Works and Planning. [Ord 26, Ord 90-0069, Ord 96-0118, Ord 2012-0244] 

64.315 Deleted [Ord 26, Ord 90-0069, Ord 96-0118, Ord 98-0141] 

64.320 Land Divisions in the Philomath Urban Fringe. An applicant for a land division in the Urban 
Residential Zone in the Philomath Urban Fringe shall submit an urban conversion plan showing possible 
future urban development. The urban conversion plan shall show arterial and perimeter streets, road right
of-ways, drainageways, utility easements, and future property divisions at urban densities. All dwellings 
and all structures requiring building permits shall be placed within boundaries of future lots or parcels as 
shown on the urban conversion plan and shall meet urban setbacks of the City ofPhilomath Zoning 
Ordinance. The conversion plan shall be referred to the City of Philomath for review and 
recommendation. The urban conversion plan shall be binding on future property owners, until such time 
as an alternative urban conversion plan is submitted by the property owner and approved by the County in 
consultation with the City, or the property is annexed to the City. In unusual circumstances, the urban 
conversion plan requirements may be modified by the Planning Official in consultation with City of 
Philomath Public Works and Planning. [Ord 26, Ord 90-0069, Ord 96-0118, Ord 2012-0244] 

SITING STANDARDS 

64.350 Siting Standards. All structures allowed in the Urban Residential Zone shall be sited in 
compliance with the applicable provisions ofBCC Chapter 83 (Floodplain Management Overlay), BCC 
Chapter 88 (Natural Features Overlay in the Corvallis Urban Fringe), BCC Chapter 99 (General 
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Development Standards), and the following additional standards in instances when they are more 
restrictive than the provisions ofBCC Chapters 83, 88, and 99, as applicable: 

(1) A setback to a road right-of-way shall be at least twenty-five (25) feet and at least forty (40) feet from 
the edge of an existing roadway. 

(2) A side setback shall be at least eight (8) feet. 

(3) A rear setback shall be at least twenty-five (25) feet. 

(4) Architectural features shall not project more than two (2) feet into a required setback. 

(5) A non-residential structure shall not be built within a setback abutting a road. No setback is required 
for structures of 120 square feet or less. A side or rear setback for a non-residential structure may be 
reduced to three (3) feet if that structure: 

(a) Is detached from other buildings by five (5) feet or more; 

(b) Does not exceed a height of twenty (20) feet; and 

(c) Does not exceed an area of 500 square feet. 

(6) A structure which is not related to a water dependent use shall be placed at least fifty (50) feet from 
the ordinary high water line of any river or major stream. In the case of a creek or minor stream, a 
structure which is not a water dependent use shall be placed at least twenty-five (25) feet from the 
ordinary high water line. 

(7) A structure shall not exceed forty ( 40) feet in height. Structures such as chimneys, spires, domes, 
elevator shaft housings, towers, aerials, flagpoles, agricultural buildings, and other similar objects not 
used for human occupancy are not subject to the building height limitations of this code. 

(8) A maximum of twenty-five percent (25%) of existing natural riparian vegetation within twenty-five 
(25) feet of the ordinary high water line of the Marys River outside of the Corvallis urban growth 
boundary, by area, may be removed for any reason within the riparian setback area. Additional land may 
be cleared of riparian vegetation in order to: 

(a) Remove dead or diseased vegetation, or vegetation which constitutes a hazard to public safety or a 
threat to existing healthy indigenous vegetation; 

(b) Construct pedestrian access (pathways) to the waterway; 

(c) Install or maintain an artificial or structural shoreline stabilization, provided that natural erosion 
control measures or other non-structural solutions are not feasible and applicable state and federal 
standards are met; or 

(d) Remove blackberry vines, Scotch Broom, or other noxious vegetation as defined by the Oregon 
Department of Agriculture, provided that such vegetation is replaced with other more suitable 
vegetation. 

(9) A dwelling located within 200 feet of a forested area shall be provided with a spark arrestor on each 
chimney and a fire-retardant roof. 

(1 0) A minimum thitty (30) foot fire break shall be maintained at all times around structures located on a 
parcel or lot contiguous to land in the Forest Conservation Zone. [Ord 26, Ord 90-0069, Ord 91-0082, 
Ord 92-0092, Ord 93-0097, Ord 96-0118, Ord 2005-0209, Ord 2005-0210] 
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NATURE OF 
APPLICATIONS: 

APPLICABLE CRITERIA: 

PROPERTY LOCATION: 

PROPERTY OWNERS: 

ZONE DESIGNATION: 

COMPREHENSIVE PLAN 
DESIGNATION: 

CAC PLANNING AREA: 

STAFF CONTACT: 

FILE NUMBERS: 

STAFF REPORT 

A Variance to the maximum allowed length of 300 feet for an access 
strip to a property within the Urban Residential zone. The applicant 
is requesting that a 730 foot access strip be allowed for the creation of 
a parcel containing an existing home site located more than 730 feet 
away from SW West Hills Road on a 30.13 acre property. 

A Partition to divide a 30.13 acre property into two parcels. One 
parcel would contain approximately 2.52 acres and the other parcel 
would contain approximately 27.61 acres. The 2.52 acre parcel 
would contain the existing home site. 

Variance: Benton County Code 53.405 through 53.425 "Variances," 
Chapter 64 "Urban Residential," and 99.310 "Flag Lots." 

Partition: Benton County Code Chapter 64 "Urban Residential," 
Chapter 88 "Natural Features Overlay in the Corvallis Urban 
Fringe," Chapter 95 "Partitions," Chapter 99 "General 
Development Standards," and Chapter 100 "Planned Unit 
Development in Corvallis Urban Fringe." 

3701 SW Western Ave., Corvallis, Oregon. The property is located 
north of SW West Hills Rd. and SW Western Ave., and west of SW 
351

h St. (T 12S R 5W Section 4 Tax Lot 100 and Section 3B Tax Lot 
300.) See attached map. 

Alan Sather, Ronald Sather, and Larry Sather 

Urban Residential, one parcel per 5 acres of gross area, subject to the 
P.U.D. standards in Chapter 100 (UR-5). 

Urban Residential, Natural Features Overlay, Natural Hazards 
Overlay 

Mid-Benton (not active) 

Kristin Anderson 

Variance: LU-06-109 
Partition: LU-06-108 

I. BACKGROUND 

The property owners submitted the applications to the Community Development Department on 
November 13, 2006. Notice of the applications was mailed pursuant to BCC Sections 51.605 through 
51.625 to area property owners and affected public agencies on December 5, 2006. Benton County 
Planning staff conducted a site visit on December 13, 2006. 
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II. COMMENTS 

Matthew Conser, owner of a property immediately to the south of the subject property, submitted a letter 
on December 8, 2006. He stated he supported "this proposal. I believe it's only fair that someone be 
allowed to make use of an existing home-site which was grandfathered nearly 150 years ago. Again, as a 
nearby property owner, we see zero adverse effect upon us or others. Therefore, we urge your support of 
Mr. Sather's property rights by approving his application." 

Corvallis Rural Fire District chose to not comment. However, Alan Sather stated in his application that 
Fire Marshal Neil Hall conducted an inspection of the site and gave him guidelines to implement at the 
time of building construction. 

Daniel Moreno, Benton County Environmental Health Division, stated that the proposed septic easement 
on Parcel 1 for the benefit of Parcel 2 shall use DEQ language and that the septic easement shall be 
surveyed and monumented. Based on his review of the records, he is not requiring an evaluation of the 
existing septic system at this time. 

The seven pages of comments from City of Corvallis Community Development Planning Division and 
City of Corvallis Public Works Engineering are attached. Benton County Community Development and 
Benton County Public Works reviewed the comments and made some changes to this StaffReport. 

Gordon Kurtz, Associate Engineer for Benton County Public Works Department, reviewed this proposal 
and the comments from the City of Corvallis, and revised his original comments: 

The proposed partition fronts West Hills Road, a County Road. Currently, West Hills Road 
does not meet current Benton County Road right of way standards. The West Hills right of 
way width is currently approximately 50 feet. The Applicants must dedicate 10 feet of 
additional right ofway along the south frontage of both of the proposed parcels. 
In addition to the dedication of additional right of way, the applicant must dedicate a 7 foot 
Utility Easement immediately to the north of the new right of way line along the south 
frontage of both of the proposed parcels. 
Finally, all existing and proposed approaches to West Hills Road from the parent and 
resultant parcels must be brought to current Benton County standards. 
The Applicants should note that both of the driveways in question may require 
modifications or upgrades to meet current City of Corvallis Fire Department standards. 
Please feel free to contact me if there are questions or concerns. 

III. FINDINGS OF FACT 

1. Tax lot 100 (28.18 acres) of Township 12 South, Range 5 West, Section 4 and tax lot 300 (1.95 
acres) of the same Township and Range, however in Section 3B, together comprise one single 30.13 
acre legal property. The land within tax lot 100 and tax lot 300 was described with a single metes 
and bounds description on a Personal Representative Deed recorded in 1974 (M-48148). The same 
metes and bounds description was used on the next two deeds (under the heading of "Tract 1" or 
"Parcel 1"): a Bargain and Sale Deed recorded in 1993 (M-165181-93) and a Warranty Deed 
recorded on June 29, 2006 (M-2006-406459). 

2. The subject property, the properties on the west, and the adjacent properties to the northeast are 
zoned "Urban Residential, one parcel per 5 acres of gross area" (UR-5). The prope1ties to the north, 
to the south, and on the southeast are within Corvallis City Limits. (See attached map.) 

3. Proposed Parcel 2 contains the foundation and basement of a house Alan Sather stated was built 
approximately 50 years ago and which they intend to replace, as well as a septic drainfield. Mr. 
Sather stated the home site has been there for more than 100 years, and is served by City water. 

4. The property has frontage on SW Western Avenue on the eastern half of its southern edge and 
frontage on SW West Hills Road on the western half of its southern edge. SW Hanson Street, a 
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private road, runs along the 
southern half of the western 
edge of the property. (See 
attached map and Figure 1.) 
The property has historically 
obtained access from SW 
West Hills Road via Hanson 
Street, and from SW Western 
A venue via a driveway that 
runs parallel to the eastern 
edge of the property for 
approximately 790 feet. The 
right of way for Reservoir 
Road, runs through the 
northeastern portion of the 
property. 

5. The majority of the property 
contains land that has been 
designated as riparian wet
land, high-protection 100 foot 
riparian buffer (adjacent to 
Oak Creek), Department of 
State Lands wetland, both 
high-protection and partial
protection "significant vege
tation" (native trees), flood
way, high-protection 100 year 
floodplain, or 15 - 20% 
slopes. (See Figures 1 and 2.) 

Significant 
Vegetation 

(Native Trees) 

I 

100 foot 
Riparian 
Buffer 

Figure 1. Roads, buildings, and natural features. 

Development in these various areas is constrained or prohibited. Mr. Sather reported that the severe 
windstorm of December 14, 2006, blew down quite a few of the large native oaks and other 
noteworthy trees on the west side of the property. 

IV. FINDINGS APPLYING CODE CRITERIA-- PARTITION 

Multiple sections of Benton County Development code (BCC) apply for this review, including general 
development standards (Chapter 99), partitioning standards (Chapter 95), standards for development in 
the Urban Residential zone (Chapter 64), Corvallis Urban Fringe development standards (Chapter 100), 
and standards involving Natural Features in the Corvallis Urban Fringe (Chapter 88). Pertinent sections 
of the code are excerpted below, distinguished by boldface type. 

Preliminary Approval. 

Preliminary approval is granted by the approving authority based on findings that the proposed 
partition: 

1) Complies with the criteria for creation of new parcels of the zone in which the proposed 
parcels are located. [BCC 95.120(1)] 

Staff Report- LU-06-108 (Partition) and LU-06-109 (Variance) - Sather 
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Findings: The 30.13 acre subject property is zoned Urban Residential, one parcel per 5 acres of 
gross area (UR-5). This zoning allows the creation of a maximum of six parcels. However, pursuant to 
BCC 100.205(6), the parcel sizes "shall contain a minimum of 5,000 square feet and a maximum of 
20,000 square feet, except that the remainder parcel resulting from the creation of these parcels 
and lots need not comply with the 20,000 square foot maximum." Additionally, "A one-time 
exemption to the maximum parcel size of 20,000 square feet shall be allowed to create one parcel 
with a minimum size of 1 acre," subject to some restrictions. One such restriction is that the property 
owner is eligible for only one exemption for the entire tract as it existed on November 6, 1998. BCC 
100.205(6) requires that: "As a condition of approval, the owner shall sign a deed covenant to be 
recorded into the County Deed Records against all lots and parcels contained in the tract as it 
existed on November 6, 1998. The covenant shall notify all future owners contained in the tract 
that those lots and parcels shall not be eligible for" the size exemption. 

The applicant proposes to create Parcel 1 at 27.61 acres and Parcel 2 at 2.52 acres. These parcels would 
be, respectively, the remainder parcel and the one-time exception parcel allowed under Chapter 100. 

Conclusion: The proposed parcels meet the parcel size requirements of the UR-5 zone. The 
aforementioned covenant will be required as a condition of approval. This criterion would be met 
through compliance with the conditions of approval. 

2) The proposed partition complies with requirements for consideration of sensitive land 
conditions contained in BCC 99.105 to 99.110. [BCC 95.120(2)] 

Findings: Sensitive lands, as described in BCC 99.105, includes, but is not limited to: (1) Land 
having geologic hazard potential or identified by the Oregon Department of Geology and Mineral 
Industries in Geologic Hazards of Eastern Benton County, or (2) Land containing soils subject to high 
erosion hazard when disturbed, or lands containing soils subject to high shrink-swell potential as defined 
by the USDA Natural Resources Conservation 
Service in the Soil Survey of Benton County 
Area, Oregon. 

Portions of the subject property containing the 
existing home site have soils classified as 
Hazelair Complex, 3- 12% slopes (HeC) and 
Waldo Silty Clay Loam (Wa). These soils 
have a "moderate to high" shrink-swell 
potential and a "not determined" and "slight" 
erosion hazard (respectively). The property 
also contains Bashaw Clay (Be) and 
Willamette Silty Loam, 0 - 3 % slopes (WeA), 
with a shrink-swell potential of "moderate to 
high" and "low to moderate" and a "slight" and 
"none to slight" erosion hazard (respectively). 
Landslide hazard and slopes on the property 
are classified as "low." 

West Hills 

c: 
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c: 
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0.2 ft Floodway 

The Corvallis Natural Hazards map indicates 
that an area approximately 130 feet by 80 feet 
near the center of the property has slopes of 
15% to 20%. BCC 88.100 requires that in 
conjunction with the creation of a parcel 
containing steep slopes the property owner 
record a statement acknowledging the presence 
of steep slopes. This will be required as a 
condition of approval. Other precautions 
related to steep slopes are detailed in Section 
VII, under "Notices." 

Figure 2. Floodplain, floodway, and steep slopes. 

StaffReport-LU-06-108 (Partition) and LU-06-109 (Variance)- Sather 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT C-11 

1/12/2007 Page 4 



The majority of the property contains land that has been designated as Department of State Lands 
wetland, riparian wetland, 100 foot riparian buffer, or "significant vegetation" (native trees). (See Figure 
1.) Development activities on such land is regulated (at least in part) by BCC Chapter 88, which offers 
incentives and/or requires the preservation of the attributes of these natural features. With the exception 
of land designated as only "significant vegetation" (native trees), the owner must obtain approval before 
physically altering this land. 

The City of Corvallis Planning Division requested permanent restrictive easements to protect much of 
the "partial-protection significant vegetation" and all of the "high-protection significant vegetation" from 
development, in accordance with Corvallis Land Development Code (see pages 2 and 4 of attached 
memo). Benton County Code provides incentives in return for such natural features protections. County 
Planning staff discussed the idea with Alan Sather, who decided to not pursue the option. However, 
Benton County Code does not authorize Benton County to require protection of these natural resources. 

Approximately 300 feet of Oak Creek (which the City of Corvallis has designated as a "small fish
bearing stream") runs through the northeastern comer of the subject property. The property contains 
approximately three acres of flood way and/or high-protection flood plain, all of it within 280 feet of the 
eastern edge of the property or within 60 feet of the northern edge of the property. A drainageway 
easement on this area is required on the plat, as described in Section IV, under "1 0) Drainage." (See 
Figure 2.) 

Development activities (including the removal of vegetation and the placement of structures and fill) 
within the floodway and flood plain areas are generally prohibited by BCC 83.505. Additionally, BCC 
83.605 requires that "Parcels or lots resulting from subdivisions, partitions and property line 
adjustments shall be designed such that existing and future uses and development activities 
allowed by the underlying zone can be carried out in conformance with the regulations contained 
in this chapter. Creation of lots or parcels that do not meet this requirement are prohibited, with 
the exception of lots or parcels created for public park or open space purposes." 

The partition currently proposed would meet the requirements ofBCC 83.505 and 83.605. However, it 
should be noted that some of the lots depicted in the urban conversion plan submitted by the applicant 
would not meet these code requirements, as they would be located entirely within the floodway and/or 
flood plain, and thus would not be buildable. The current and future owners of the approximately 27 
acre remainder parcel should note these floodway and flood plain constraints, as well as the presence of 
the drainageway easement over the floodway areas. However, because the current proposal is for only a 
partition resulting in two parcels, this criterion is met. 

The Corvallis Local Wetland Inventory Map (October 2004), which replaces the National Wetlands 
Inventory for identifying Depat1ment of State Lands (DSL) jurisdictional wetlands inside the Corvallis 
UGB, indicates that approximately half of the property contains wetlands under DSL jurisdiction 
(Figure 1). The DSL and the U.S. Army Corps of Engineers are the primary agencies responsible for 
regulating both the federal laws (clean water act) and state laws (removal-fill) that protect wetlands. 
BCC 99.225 requires property owners proposing to work in or around wetlands to obtain approval from 
DSL and/or U.S. Army Corps of Engineers before building new structures and before physically altering 
the land. Development is likely to be constrained in these areas and/or disturbance of the wetlands is 
likely to require mitigation. 

Conclusion: This property contains sensitive lands. The applicant is hereby advised of the "high" 
shrink-swell potential of the soils, the presence of steep slopes, state-protected and locally-protected 
wetlands, a regulatory floodplain and flood way, a 100 foot riparian protection area, and an area of 
noteworthy native trees. The applicant should take the appropriate precautions and obtain the required 
permits for development and other activities on the property. Some development activities are 
prohibited on this property, as described above. This criterion is met. 

3) The proposed partition complies with parcel design criteria ofBCC 99.305 to 99.315. [BCC 
95.120(3)] 
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BCC 99.305 Parcel and Lot Configuration. The depth-to-width ratio of every proposed 
parcel shall not exceed 2.5 to 1, or the least modification of this standard when considering the 
location, nature of the land and the type of use contemplated. 

Findings: Parcel 1, the 27.61 acre remainder parcel, would have a depth-to-width ratio of 
2.5:1. Parcel 2 would have a depth-to-width ratio of approximately 1.6:1, excluding the access 
strip. (Including the access strip, the ratio would be 4.5: 1.) Given the existing configuration of 
the subject property and the existing locations of the septic drainfield, City water lines, house 
foundation/basement, and home site clearing (which the applicant stated has existed for more 
than 100 years), the depth-to-width ratios of Parcel 1 and Parcel 2 are the least modification of 
this standard when considering the location, nature of the land, and the type of use proposed. 

Conclusion: Parcels 1 and 2 would comply with this requirement. 

BCC 99.310 Flag Lots. The access strip to a flag lot shall be at least twenty-five (25) feet wide, 
and shall not exceed 300 feet in length inside an urban growth boundary or 750 feet in length 
outside an urban growth boundary. 

Findings: The property is within an urban growth boundary. Proposed Parcel 2 is a flag lot. 
The access strip is proposed to be 25 feet wide and approximately 730 feet in length. The 
applicant has requested a variance to the maximum length standard of 300 feet; see Section V of 
this staff report. 

Conclusion: As discussed in Section V, the proposal meets the criteria for a variance to the 
maximum length of an access strip. This criterion is met. 

BCC 99.315 Resource Buffer Zone. A 300-foot setback to adjoining land in a resource zone 
shall be reserved on any proposed parcel in a non resource zone, if feasible. In the alternative, 
a setback less than 300 feet is permitted if it is the least modification of the 300-foot standard 
and would conform to the prevailing setbacks of the neighborhood. This standard does not 
apply to a yard adjoining a public road. If reservation of a 300-foot setback is not feasible, a 
declaratory statement shall be recorded in the County Deed Records recognizing resource use 
on adjacent lands. 

Findings: There is no adjoining land zoned for resource use. Additionally, the 300-foot 
setback does not apply to land in the Urban Residential zone. 

Conclusion: This criterion does not apply. 

4) The proposed partition complies with the frontage standards of BCC 99.405 to 99.420. 
[BCC 95.120(4)] 

BCC 99.405 General Rule of Frontage. Every new dwelling and new structure designed for 
commercial, industrial or public occupancy which is not part of an existing use on a parcel or 
lot shall be sited on a parcel or lot which has a minimum of twenty-five (25) feet of frontage 
along an improved public road. 

(2) Every proposed parcel or lot in a land division shall have a minimum of twenty-five (25) 
feet of frontage along an improved public road. 

Findings: Proposed Parcell will have a total of approximately 555 feet offrontage on SW Westem 
Avenue and SW West Hills Road. Proposed Parcel2 will have 25 feet of frontage on West Hills Road, 
which does not meet current Benton County Road right of way standards. The West Hills right of way 
width is currently approximately 50 feet, whereas the standard is 70 feet. The 70 foot standard could be 
met with the dedication of 1 0 feet to the north and 1 0 feet to the south of West Hills Road. As a 
condition of approval, the applicants will be required to dedicate 10 feet of additional right of way along 
the frontage of the proposed parcels. 

Conclusion: Through compliance with a condition of approval, both parcels would have at least 25 
feet of frontage on an improved public road. 
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5) All land divisions in the Corvallis Urban fringe shall be conditioned upon the property 
owner recording a covenant consenting to annex when the property becomes contiguous to the 
City. [BCC 64.310(1)] 

Findings: The City Limits are already adjacent to the southern, northern, and southeastern sides of 
the property. This criterion would be satisfied by requiring a covenant that runs with the land to be 
signed by the property owner to assure future property owners would not remonstrate against annexation 
to the City of Corvallis. 

Conclusion: This criterion would be satisfied through the completion of a condition of approval. 

6) An applicant for a land division in the Urban Residential Zone within the Corvallis Urban 
Fringe shall submit a conversion plan showing possible future urban development. Where the 
requested division results in a parcel or lot ten (10) acres and larger, a conversion plan shall show 
only arterial and perimeter streets, and road rights-of-way, drainageways, and utility trunk 
easements. Where the requested division would result in a parcel or lot smaller than ten (10) acres 
the conversion plan shall show street and road rights-of-way, utility easements, drainageways, and 
future property divisions at urban densities. All dwellings shall be placed within boundaries of 
the future parcels or lots shown on the conversion plan and shall meet urban setbacks of the City 
of Corvallis Land Development Code. [BCC 64.310(2)] 

Findings: This partition would divide a 30.1 acre parcel into an approximately 27.6 acre and a 2.5 
acre parcel. The infrastructure already exists for the residential area on Parcel 2 (the smaller parcel); 
there is a septic drainfield, city water pipes and hookup, driveway, and foundation/basement of a house. 
(The applicant stated that the foundation/basement has existed in this location for more than 50 years, 
and that a dwelling has been in the immediate area and using the driveway for more than 100 years.) 
The proposed partitioning of this property would not change the location or use of any of these pre
existing infrastructural elements. The purpose of an urban conversion plan is to help applicants and the 
Community Development Department plan the proposed rural development in such a way that it will not 
negatively affect future urbanized City development. The urban conversion plan submitted by the 
applicant indicates that the proposed partition will not negatively affect the property's conversion to 
urban lots, as the dwelling on Parcel 2 will be contained within the area mapped as "significant 
vegetation" (native trees) and this approximately 2.5 acre parcel is not proposed for future division. 

Conclusion: The proposed configuration of the two parcels will not change the locations of the 
driveway, foundation/basement, water pipes, and septic drainfield, and will allow for future divisions at 
urban densities. The placement of a dwelling on Parcel 2 will be within the boundaries of future parcels 
or lots shown on the conversion plan and will meet urban setbacks of the City of Corvallis Code, as this 
parcel contains "significant native vegetation" and is not proposed for further division. 

Any dwelling on the remainder parcel (Parcel 1) will be required to be placed within the boundaries of 
future parcels, meet County and City setbacks, and not interfere with planned transportation 
development. If the owner wishes to submit an updated urban conversion plan prior to the placement of 
a dwelling on Parcel 1, Benton County Public Works and/or City of Corvallis Public Works will review 
the proposed location for confonnity with planned transportation development. 

7) Access. Streets and roads interior to the proposed development shall be located and 
aligned according to the provisions of Chapter 99, Chapter 83 (Floodplain Management Overlay) 
and Chapter 88 (Natural Features Overlay in the Corvallis Urban Fringe) and constructed to the 
applicable urban standards identified in the Corvallis Transportation Plan and Corvallis Land 
Development Code. Streets and roads interior to the development shall be constructed to full 
urban standards concurrent with the approval of the land division and development of the 
property except as provided in BCC 100.205(2)(b) or (d). [BCC 100.205(2)(a)] 
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Findings: As both parcels would have at least 25 feet of access on improved public roads via 
driveways or private roads that already exist and/or through completion of the conditions of approval, no 
interior streets or roads are proposed or necessary at this time. Future land divisions may necessitate 
interior roads, which would be required to be constructed to the applicable urban standards identified in 
the Corvallis Transportation Plan and Corvallis Land Development Code. A condition of approval will 
require that an itTevocable petition for public improvements be signed by the applicant, so that at the 
time this area is annexed the property owners shall bear the cost of improvements to an urban standard. 
The dedication of 10 feet of additional right of way along the southern frontage of the proposed parcels 
is required as a condition of approval. The dedication of a 7 foot utility easement immediately north of 
the right of way is also required as a condition of approval. 

Conclusion: No streets and roads interior to the proposed development are required in conjunction 
with approval of this partition. 

8) Sewage Disposal. 
(a) The sewage disposal system for the proposed development shall comply with the provisions 

of Chapter 99 and the requirements of the Oregon Department of Environmental Quality. 
The sewage disposal area may be located on-site or off-site. A deed restriction shall be 
placed on each property in the PUD which requires structures with individual sewage 
disposal systems to be connected to the City of Corvallis sewer system at the expense of the 
property owner when it is available to the property and which also states the owner, or 
future owner, will not remonstrate against connection to the city sewage disposal system. 

(b) Conditions of approval shall require installation of city standard sewer lines and other 
applicable system improvements that can be connected to the city sewage system when the 
property is annexed to the city or when city services otherwise become available. 

(c) The requirement for installation of city standard sewer lines and other system 
improvements may be modified or waived if the approving authority finds that, because of 
the length of time before city services may be available, site characteristics, and I or 
engineering considerations, it is not practical to install these improvements concurrent with 
the proposed development. The approving authority shall consult with the County 
Sanitarian and City and County Engineers in making this determination. In all cases, 
community systems, if utilized, shall be constructed to City of Corvallis standards and 
designed to be incorporated into the City system. Community systems, if utilized by the 
developer, will be designed and constructed to City of Corvallis standards, be publicly 
owned and maintained, or if privately owned, provide adequate assurances through a 
formal agreement that provide for adequate levels of ongoing maintenance and operation 
and will ensure a smooth transition to public ownership. 

(d) If city standard sewer lines and other applicable system improvements are not required 
with approval of the application, the approving authority shall impose conditions that 
provide mechanisms that insure, to the greatest extent possible, that the financial obligation 
of present and future owners of the property to fully finance urban level sewage system 
improvements is met. These conditions may include but are not limited to: 

(A) Posting of a financial guarantee; 
(B) An irrevocable petition for public improvements; 
(C) An agreement to participate in future Improvement Districts; 
(D) Specific provisions in covenants, conditions, and restrictions that specify the future 

obligation of the property owner(s) and which are attached to the property; and 
(E) Other means deemed necessary and appropriate by the approving authority. [BCC 

100.205(3)] 

Findings and Conclusion: The individual sewage disposal systems will comply with the provisions of 
Chapter 99 and the requirements of the Oregon Department of Environmental Quality through 
completion of the conditions of approval and the required permits. The existing septic drainfield for 
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Parcel 2 was inspected by Benton County Environmental Health in 1991. It is located on Parcel 1, and 
the plat is required to show the septic easement. Parcel 1 would be approximately 27.6 acres and might 
qualify for an exemption to the requirement for approval of a site suitability evaluation, as detailed in 
BCC 99.735(2). 

Installation of sewer lines is inappropriate at this time given that the on-site sewage disposal system for 
Parcel 2, waterlines, driveways, and electric lines already exist on the property and no interior roads are 
required. Installation of city standard sewer lines and other system improvements will be waived at this 
time. Based on site characteristics it is not practical to install these improvements concurrent with the 
proposed partitioning of the existing home site. City of Corvallis Public Works Engineering 
recommends that due to the length of time before City sanitary sewer service may be available, the 
requirement to install City standard sewers be waived pursuant to BCC 100.205(3)(c). 

A condition of approval will require that a deed restriction be placed on each property which requires 
structures with individual sewage disposal systems to be connected to the City of Corvallis sewer system 
at the expense of the property owner when it is available to the property. The deed restriction will also 
state that the owner, or future owner, will not remonstrate against connection to the city sewage disposal 
system. 

A condition of approval will require that an irrevocable petition for public improvements be signed by 
the applicant, so that at the time this area is annexed the property owners shall bear the cost of 
improvements to an urban standard. 

9) Water. 

(a) The water supply for the development shall comply with the provisions of Chapter 99 and 
the requirements of the Oregon Health Division. The water source may be located on-site 
or off-site. A deed restriction shall be placed on each property in the PUD which requires 
the water supply to be connected to the City of Corvallis water system at the expense of the 
property owner when it is available to the property and which also states the owner, or 
future owner, will not remonstrate against connection to the city water system. 

(b) Conditions of approval shall require the installation of city standard water lines and other 
applicable system improvements that can be connected to the city water system when the 
property is annexed to the city or when city services otherwise become available. 

(c) The requirement for installation of city standard water lines and other system 
improvements may be modified or waived if the approving authority finds that, because of 
the length of time before city services may be available, site characteristics, and I or 
engineering considerations, it is not practical to install these improvements concurrent with 
the proposed development. The approving authority shall consult with the County 
Sanitarian and City and County Engineers in making this determination. In all cases, 
community systems, if utilized, shall be constructed to City of Corvallis standards and 
designed to be incorporated into the City system. Community systems, if utilized by the 
developer, will be designed and constructed to City of Corvallis standards, be publicly 
owned and maintained, or if privately owned, provide adequate assurances through a 
formal agreement that provide for adequate levels of ongoing maintenance and operation 
and will ensure a smooth transition to public ownership. 

(d) If city standard water lines and other applicable system improvements that can be 
connected to the city water system are not required with the approval of the application, 
the approving authority shall impose conditions that insure, to the greatest extent possible, 
that the financial obligation of present and future owners of the property to fully finance 
urban level water system improvements is met. These conditions may include but are not 
limited to: 

(A) Posting of a financial guarantee; 
(B) An irrevocable petition for public improvements; 
(C) An agreement to participate in future Improvement Districts; 
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(D) Specific provisions in covenants, conditions, and restrictions that specify the 
future obligation of the property owner(s) and which are attached to the property; 
and 

(E) Other means deemed necessary and appropriate by the approving authority. 
[BCC 100.205(4)] 

Findings and Conclusion: Due to the length of time before expanded City water service may be 
available, City of Corvallis Public Works Engineering recommends that the requirements to install city 
standard water lines be waived pursuant to BCC 100.205(4)(c). 

Parcel 2 is already connected to the City water system, via water lines which would run through Parcel 1. 
A condition of approval will require that a deed restriction be placed on Parcel 1 that requires its water 
supply to be connected to the City of Corvallis water system at the expense of the property owner when 
it is available to the propetiy. The deed restriction will also state that the owner, or future owner, will 
not remonstrate against connection to the city water system. 

A condition of approval requires that the applicant demonstrate that Parcel I has an adequate water 
supply, as required by BCC 99.805 through 99.820. Alternatively, the applicant may seek an exemption 
to the water supply requirement for Parcel I under BCC 99.835(2). 

The water supply will comply with the requirements of Chapter 99 and the Oregon Health Division 
through the completion of the conditions of approval and the required permits. A condition of approval 
will require that an irrevocable petition for public improvements be signed by the applicant, so that at the 
time this area is annexed the propetiy owners shall bear the cost of improvements to an urban standard. 

1 0) Drainage. 

(a) Natural drainageways necessary to convey storm water through and from the subject 
property shall be reserved or dedicated to the public for such purposes. The area required 
to be dedicated or reserved for future drainageway shall be identified as determined by the 
Corvallis Land Development Code. ' 

(b) Drainage improvements shall be constructed to the applicable City of Corvallis urban 
standards. 

(c) In exceptional circumstances, the approving authority may allow construction of drainage 
improvements to a transitional standard. Construction to a transitional standard may only 
be allowed if the approving authority finds that exceptional engineering considerations 
make it not practical to construct improvements to urban standards concurrent with the 
proposed development. The approving authority shall consult with the City and County 
Engineers in making a determination to allow a transitional standard. 

(d) If an exception is granted under 100.205(5)(b), the approving authority shall impose 
conditions that specify how the drainage system will be improved to the applicable urban 
standards with subsequent development of the property. The conditions of approval shall 
provide mechanisms that insure, to the greatest extent possible, that the financial obligation 
of present and future owners of the property to fully finance urban standard drainage 
improvements is met. These conditions may include but are not limited to: 
(A) Posting of a financial guarantee; 
(B) An irrevocable petition for public improvements; 
(C) An agreement to participate in future Improvement Districts; 
(D) Specific provisions in covenants, conditions, and restrictions that specify the future 

obligation of the property owner(s) and which are attached to the property; 
(E) Other means deemed necessary and appropriate by the approving authority. [BCC 

100.205(5)] 

Findings and Conclusion: The property contains approximately three acres of 0.2 foot floodway 
and/or high-protection flood plain, all of it within 280 feet of the eastern edge of the property or within 
60 feet of the northern edge of the property. Approximately 300 feet of Oak Creek runs through the 
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northeastern corner of the subject property. (See Figure 2.) The City of Corvallis Land Development 
Code Section 4.5 has designated this portion of Oak Creek as a "small fish-bearing stream," which 
requires a drainageway easement extending 50 feet from the western and eastern top of banks, or to the 
edge of the 0.2 foot floodway, whichever is greater. It will be a condition of approval that the plat shows 
this easement. 

The City of Corvallis Land Development Code effective December 31, 2006, requires a 100 foot 
protection area from the top of the bank on each side of the creek. As this code was not in effect at the 
time this application was submitted, this development is not subject to the 100 foot protection 
requirement However, expansion of the drainageway easement to 100 feet will likely be required upon 
annexation to the City. 

No street construction is proposed. The scale and type of development proposed does not warrant 
construction of drainageway improvements at this time. 

11) Parcel or Lot Size 
(a) Parcels or lots created shall be located in a manner that allows for the orderly and efficient 

transition of the entire property to urban uses. All parcels or lots shall be designed such 
that "Highly Protected" Natural Features identified on the Corvallis Urban Fringe 
Riparian Corridors and Wetlands Map and Significant Vegetation Map are contained 
entirely on the remainder parcel and/or the exception parcel authorized by subsection (A) 
of this section. If the number of lots or parcels allowed by the zoning cannot reasonably be 
accommodated outside of the Significant Vegetation area, then the proposed lots or parcels 
may include the least amount of Significant Vegetation necessary to allow reasonable 
layout of the land division. Proposed parcels or lots containing Natural Features shall be 
designed so that subsequent development will comply with the Natural Features provisions 
of Chapters 83 and 88. Parcels or lots shall be the minimum size necessary to provide for 
reasonable development and for the provisions of streets, sewage disposal, water, drainage, 
and other improvements pursuant to the applicable provisions of this code. Parcels and 
lots shall contain a minimum of 5,000 square feet and a maximum of 20,000 square feet, 
except that the remainder parcel resulting from the creation of these parcels and lots need 
not comply with the 20,000 square foot maximum. In addition, the following exceptions 
apply: 

(A) A one-time exemption to the maximum parcel size of 20,000 square feet shall be 
allowed to create one parcel with a minimum size of 1 acre, subject to the following: 

(i) Only tracts, as defined in BCC 51.020, that are at least 10 acres in the UR-5 
and FPA zones or 20 acres in the UR-10 zone shall qualify for such 
exemption. 

(ii) All areas on the proposed new parcel that are identified as riparian corridor 
or wetlands are protected through one of the permanent means listed in BCC 
100.205(7)(b )(A)(i) through (iii). 

(iii) A parcel or lot created pursuant to this subsection shall count as one of the 
parcels permitted in subsection (b). All other lots or parcels created 
pursuant to this chapter shall comply with the minimum and maximum size 
requirements in subsection (a) above. 

(iv) The owner of a tract is eligible for only one exemption in subsection (A) 
above for the entire tract as it existed on November 6, 1998. The remaining 
portions of the tract will not be eligible for the exemption. As a condition of 
approval, the owner shall sign a deed covenant to be recorded into the 
County Deed Records against all lots and parcels contained in the tract as it 
existed on November 6, 1998. The covenant shall notify all future owners 
contained in the tract that those lots and parcels shall not be eligible for the 
exemptions allowed by subsection (A) above. 
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(B) A lot or parcel allowed pursuant to BCC 64.305(3). 
(C) Creation of lots or parcels within a UR-2, UR-1, or UR-0.5 zone established 

pursuant to BCC 64.307. [BCC 100.205(6)] 

Findings: As allowed by subsection (a)(A), Parcel 2 (2.5 acres) will be the one-time exemption 
parcel which is larger than one acre. Parcel I, the remainder parcel, will be approximately 27 acres. As 
a condition of approval, the owner will be required to sign a deed covenant to be recorded into the 
County Deed Records against all lots and parcels contained in the tract as it existed on November 6, 
1998. This covenant will notify all future owners contained in the tract that those lots and parcels are 
not eligible for the one-time size exemption. 

The proposed parcels are located and designed in a manner that allows for the orderly and efficient 
transition of the entire property to urban uses. Natural Features classified as "Highly Protected" by 
Benton County are entirely contained on the remainder parcel and the exception parcel, as there are no 
other parcels. The one-time exemption parcel does not contain identified riparian corridor or wetlands. 
There is nothing in the design of the currently proposed two parcels that will hinder future development 
from complying with the Natural Features provisions of Chapters 83 and 88. 

Conclusion: The aforementioned covenant will be required as a condition of approval. This criterion 
would be met through compliance with the conditions of approval. 

12) 
(a) 

(b) 

Clustering of Parcels or Lots. 
Parcels or lots created under the provisions of this chapter shall be clustered except as 
allowed in (6)(a)(A) through (C) ["Parcel or Lot Size"] above. For purposes of this chapter, 
"cluster" is defined as: "A development technique wherein lots and parcels are generally 
arranged together along a road, street, or cul-de-sac." 
The clustering required by subsection (a) of this section may be split into two or more 
clusters if necessary to avoid or minimize incursion into natural features designated as 
"High Protection" on the Corvallis Urban Fringe Natural Hazards Map, Riparian 
Corridors and Wetlands Map and/or Significant Vegetation Map. 

(c) The land division shall be designed such that any natural features designated as "High 
Protection" on the Corvallis Urban Fringe Natural Hazards Map, Riparian Corridors and 
Wetlands Map and Significant Vegetation Map will be located on the remainder parcel or 
lot, or on the exception parcel or lot allowed pursuant to subsection (6)(a)(A) of this section, 
and will not be located on the clustered parcels or lots. [BCC 100.205(8)] 

Findings: The two proposed parcels are "clustered" along a road, as much as two parcels can be. 
Because there are only two parcels (the remainder parcel and the exception parcel), all the natural 
features will be located on the remainder and the exception parcel, and will not be located on the non
existent smaller parcels. 

Conclusion: This criterion is met. 

V. FINDINGS APPLYING CODE CRITERIA--VARIANCE 

13) The decision to approve a variance shall be based on findings that physical circumstances or 
other conditions of the land prevent the property from being reasonably developed in a manner 
consistent with the standards of the Development Code without significant hardship; [BCC 
53.410(1)] 
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Findings: The subject property contains an area already developed for a dwelling with a septic 
drainfield, related network of septic pipes, city water pipes, and a home-site clearing created long ago 
within the native oak trees deemed to be partial-protection and high-protection "significant vegetation." 
The applicant stated that a dwelling has been located in this clearing for more than 100 years, and he 
plans to protect this area from future division/development by creating a 2.5 acre parcel (Parcel 2) that 
includes the majority of the "significant vegetation" on this portion of the property (see Figure 1), in 
accordance with BCC 100.205(6). 

BCC 99.310 requires that the property's flag lot access strip not exceed 300 feet in length. However, the 
home-site area is approximately 730 feet from SW West Hills Road. The applicant stated that for more 
than 100 years it has been accessed via a driveway that runs along the eastern edge of the 30 acre 
property and intersects with SW Western Avenue. Although this driveway would be located on Parcell, 
the applicant stated Parcel 2 would continue to use this driveway via an access easement created on the 
partition plat. The partition plat would also show an access easement through Parcel 1 for the benefit of 
Parcel 2 from a portion of the western edge of Parcel 2 to the adjoining property on the west, to allow 
access to SW Hanson Street (a private road). The applicant stated he is seeking a reciprocal access 
easement on Hanson Street, which he stated was accidentally built partially on his property, and that it 
may be used for occasional access in the future. 

The 25 foot wide flag lot access strip proposed on the western edge of the 30 acre property exists to meet 
the 25 feet of improved public road frontage requirement in BCC 95.120(4)/99.405, and would not be 
used for access to the dwelling on Parcel 2. In fact, a road approach in this access strip is prohibited due 
to the existence of the Hanson Street road approach and safety concerns. Therefore, although the 
proposed partition would show a 730 foot long flag lot access strip on the western edge of Parcel 1, the 
creation of this access strip is not expected to cause any physical change on the property. 

Because the home-site already exists more than 730 feet from the road, it is not possible to shorten the 
length of the access strip. The only other alternative would be to widen the access strip to the point that 
it is no longer considered an "access strip." Because the home-site area is approximately 730 feet from 
the road, broadening the width of the entire access strip would result in Parcel 2 being 4 acres or more. 
This would constitute a significant hardship, as the majority of the 30 acre property is constrained by 
wetlands, significant vegetation, riparian buffer, floodplain, floodway, etc., while the land to the south of 
Parcel 2 is largely not constrained. Broadening the access strip to the point that it would no longer be 
considered an access strip would lock up 1.5 acres or more of developable land and hinder efficient 
division of the land to urban densities. 

Conclusion: Physical circumstances and other conditions of the land prevent the property from being 
reasonably developed in a manner consistent with the standards of the Development Code without 
significant hardship. 

14) Such circumstances or conditions result in a hardship unique to the property in question; 
[BCC 53.410(2)] 

Findings: The circumstances necessitating the variance derive from the unique configuration of the 
parent parcel, the locations of the natural features, and the existing infrastructural development located 
approximately 730 feet from the road. 

Conclusion: This criterion is met. 

15) The hardship does not result from actions of the applicant nor derive from personal 
circumstances of the applicant such as age, physical condition, or financial situation; [BCC 
53.410(3)] 

Findings: The hardship results from the unique configuration of the parent parcel, the locations of the 
natural features, and the existing infrastructural development located more than 730 feet from the road. 
The applicant acquired the property in 1974, and although he did improve the septic drainfield in 1991, 
the other circumstances are not related to his actions nor personal circumstances and existed prior to his 
acquiring the property. 
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Conclusion: This criterion is met. 

16) Strict adherence to the standard is unnecessary in that the proposed variance will not alter 
the essential character of the neighborhood in which the property is located, nor substantially or 
permanently impair the appropriate use or development of adjacent property; [BCC 53.410( 4)] 

Findings: The presence of a 730 foot long flag lot access strip (as opposed to a 300 foot long access 
strip) will not alter the essential character of the neighborhood nor substantially or permanently impair 
the appropriate use or development of adjacent property. It is expected to have little, if any, effect on 
neighboring properties, as the applicant stated that the home-site has existed for more than 100 years and 
the access strip will not be used for access, except in as much as SW Hanson Street, an existing private 
road, encroaches on it. In fact, Benton County Public Works will not allow a road approach through the 
frontage of the proposed 730 foot long access strip. The applicant stated that the eastern part of SW 
Hanson Street (a private road) encroaches on his property, and that he might use SW Hanson Street to 
access his property. The proposed access from SW Hanson Street to the house on Parcel 2 would be 
located north of the access strip, via an easement over Parcel 1. This is acceptable to Benton County 
Public Works. 

Conclusion: This criterion is met. 

17) The proposed variance is the minimum variance of the standard that will afford relief and is 
the least modification possible of the provisions of the Development Code. [BCC 53.410(5)] 

Findings: The home-site on Parcel 2 already exists more than 730 feet from the road. As explained in 
(13) above, the flag lot access strip can not reasonably be shortened. 

Conclusion: The proposed access strip length of 730 feet represents the least possible modification and 
the minimum variance of the standard that will afford relief. 

18) Variance Conditions. Conditions of approval pursuant to BCC 53.220 may be imposed on an 
approval of a variance to mitigate adverse impacts which may result from granting the variance. 
[BCC 53.415] 

Conditions of Approval. The County may impose conditions of approval to mitigate negative 
impacts to adjacent property, to meet the public service demand created by the development 
activity, or to othenvise ensure compliance with the purpose and provisions of this code. On-site 
and off-site conditions may be imposed. An applicant may be required to post a bond or other 
guarantee pursuant to BCC 99.905 to 99.925 to ensure compliance with a condition of approval. 
Conditions may address, but are not limited to: 

(1) Size and location of site. 
(2) Road capacities in the area. 
(3) Number and location of road access points. 
(4) Location and amount of off-street parking. 
(5) Internal traffic circulation. 
(6) Fencing, screening and landscape separations. 
(7) Height and square footage of a building. 
(8) Signs. 
(9) Exterior lighting. 
(10) Noise, vibration, air pollution, and other environmental influences. 
(11) Water supply and sewage disposal. 
(12) Law enforcement and fire protection. [BCC 53.220] 

Findings and Conclusion: No impacts to adjacent properties have been identified, and the public 
service demand is not expected to increase as a result of this variance. Prior to combustible 
construction, the driveway(s) must be brought to the fire safety standards required by Corvallis Rural 
Fire Depmiment. 
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VI. CONCLUSION 

Based on the findings in the staff report and information in the file and application, the variance and 
partition applications are given preliminary approval subject to the conditions listed below. The 
preliminary approval shall be effective for a period of one year, after which the approval automatically 
expires. 

VII. CONDITIONS OF APPROVAL 

Prior to approval of the final plat, all conditions will be verified as having been met. 

1. The proposed parcels shall substantially conform to the configuration depicted in the application 
and the attached map. The access strip for Parcel 2 shall be a minimum of 25 feet wide and no more 
than 730 feet long. 

2. An Oregon licensed land surveyor shall survey and monument Parcel 2. A partition plat shall be 
prepared by an Oregon licensed land surveyor in accordance with ORS Chapter 92 and County 
Surveyor Plat Standards. The surveyor shall submit the original plat and a true reproducible of the 
platto the County Surveyor for review. [BCC 95.125(1) and (2)] 

3. The applicant shall provide for payment of all prior year outstanding property taxes, current year-to
date property taxes, and any applicable interest and penalties for the proposed parcels. Contact the 
County Assessor after the submission of the partition plat to determine the amount due. [BCC 
95.125(4)] 

4. An access easement from Western Avenue, running north approximately 600 feet along the eastern 
edge of Parcel 1, then running northwesterly to connect with Parcel 2, shall be established on Parcel 
1 for the benefit of Parcel 2 and shown on the partition plat. This easement shall be released upon 
construction of other legal access, as required by Benton County Public Works and/or City Corvallis 
Public Works. 

5. The applicants shall dedicate 10 feet of additional right of way along the West Hills Road and 
Western Avenue frontage of the proposed parcels. The applicants shall also dedicate a 7 foot Utility 
Easement immediately to the north of the new right of way line along the south frontage of both of 
the proposed parcels. Both of these shall be shown on the plat. 

6. A public drainageway easement with applicable use restrictions consistent with Corvallis Land 
Development Code shall be established on the plat. This easement to the City of Corvallis shall 
include Oak Creek and extend 50 feet from Oak Creek's western and eastern top of banks, and/or to 
the edge of the 0.2 foot floodway, whichever is farther from the creek in that area. [BCC 
1 00.205(5)] 
The plat shall state: 

The City of Corvallis reserves the right, privilege, and authority to construct, maintain, 
replace, reconstruct, and/or remove a Public Drainageway in properly functioning condition 
with all appurtenances incident thereto or necessary therewith, on, under and across the said 
premises, and to cut and remove from said right-of-way any trees and other obstructions 
which may endanger the safety or interfere with the construction, use, or maintenance of 
said Public Drainageway and the right of ingress and egress to, over, and from the above 
described premises at any and all times for the purpose of doing anything necessary, useful, 
or convenient for the enjoyment of the easement hereby granted. The City shall, upon each 
and every occasion that such Public Drainageway is constructed, maintained, replaced, 
reconstructed, or removed, restore the premises, and any buildings or improvements 
disturbed by the City, to a condition as near as practicable as they were prior to any such 
installation or work, and if not practicable, then pay to the Grantor a reasonable 
compensation for such conditions that cannot be reasonably or practicably restored. 
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The Grantor agrees to limit use of the premises to purposes consistent with the City's 
construction, use and maintenance of said Public Drainageway. Such uses typically include 
natural landscaping and stormwater quality treatment as approved by the City. No new 
building or other permanent structure, dumping, regrading, paving, decrease in vegetative 
cover, or other action which would enjoin the City from the intended purpose of this 
easement shall be placed or occur upon the premises without the written permission of the 
City. 

7. The applicant shall fulfill one of these three requirements for Parcel 1: 

a) Submit documentation that the City of Corvallis Water system will provide water to Parcel 1. 
At the time of building permit application, the applicant shall prepare and submit formal plans 
and specifications for review and approval by the County Engineer and the engineer 
representing the water system. [BCC 99.825(2)]; Q! 

b) Meet the water requirements of five gallons per minute of potable water by four hour pump test 
(or ten gallons per minute by two hour pump test) by presenting the well log or a two-hour or 
four-hour draw down showing the sustained yield of the well. Alternatively, a one hour air test 
demonstrating ten gallons per minute or a one hour bailer test demonstrating five gallons per 
minute may be used, as described in Benton County Code 99.815. If the well does not yield 
water at the minimum production rate, the applicant shall be required to provide for the 
installation of an approved water storage system sufficient to meet the flow requirements of the 
user(s). The applicant shall submit a well log prepared by a licensed well driller and filed with 
the State Watermaster that indicates that the well is a drilled, cased well. The applicant shall 
also submit proof of a coliform-free sample of the well water taken from Parcel 1 within the 
past year. [BCC 99.810-820]; Q! 

c) Meet the water supply exemption requirements as specified by BCC 99.835(2). 

8. A deed restriction shall be placed on Parcel 1 which requires its water supply to be connected to the 
City of Corvallis water system at the expense of the property owner when it is available to the 
property. This deed restriction shall also state that the owner, or future owner, will not remonstrate 
against connection to the city water system. This document will be provided by Benton County and 
shall be recorded with the Benton County Records Office. [BCC 100.205(4)] 

9. An easement for any water lines on Parcel 1 serving Parcel 2, and an easement for any water lines 
on Parcel 2 serving Parcel 1, shall be shown on the plat. 

10. A septic easement on Parcel 1 for the benefit of Parcel 2 shall be created using DEQ language, and 
surveyed and monumented. 

11. The applicant shall obtain on-site sewage disposal feasibility approval for the use of any future 
dwelling on Parcel 1 prior to approval of the Partition Plat. Alternatively, as Parcel 1 will be 
approximately 28 acres, the applicant may petition the County Sanitarian for an exemption pursuant 
to BCC 99.735(2). [BCC 99.710 & 99.715] 

12. A deed restriction shall be placed on each parcel which requires structures with individual sewage 
disposal systems to be connected to the City of Corvallis sewer system at the expense of the 
property owner when the city sewer system is available to the property. This deed restriction shall 
also state that the owner, or future owner, will not remonstrate against connection to the city sewage 
disposal system. This document will be provided by Benton County and shall be recorded with the 
Benton County Records Office. [BCC 1 00.205(3)] 

13. The applicant shall sign a covenant agreeing to not remonstrate against annexation to the City of 
Corvallis. This covenant will be provided by Benton County and shall be recorded with the Benton 
County Records Office. [BCC 64.31 0] 

14. An irrevocable petition for public improvements shall be signed by the applicant, so that at the time 
this area is annexed the prope1iy owners shall bear the cost of improvements to an urban standard. 
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This document will be provided by Benton County and shall be recorded with the Benton County 
Records Office. [BCC 100.205(2)] 

15. The property owner shall sign a deed covenant to be recorded into the County Deed Records against 
Parcel 1. The covenant shall notify all future owners that the land within Parcel 1 shall not be 
eligible for the exemption to the maximum parcel size. [BCC 100.205(6)] 

16. The property owner shall sign and record a statement (prepared by Benton County) acknowledging 
the presence of steep slopes on the subject property. [BCC 88.1 00(2)] 

17. The applicant shall pay to the Community Development Department the fees for recording any 
documents in excess of the partition plat covered by the Partition application fee. An additional five 
to ten documents are expected. 

Notices: 

• All permits required for development activities on the resulting parcels shall be obtained prior to 
initiating development activity. Such permits may include, but are not necessarily limited to: 
building, electrical, plumbing, septic system, wetland activity permits, and road approach permits. 

• Prior to the issuance of building permits, all existing and proposed approaches to West Hills Road 
and SW Western Avenue from the parent and resultant parcels shall be brought to current Benton 
County standards and road approach permit(s) shall be obtained. Benton County will not approve 
a road approach through Parcel 2's flag lot access strip. It is expected that Parcel 1 and Parcel 2 
will share one combined access point, located on the eastern edge of the property. 

• This property contains sensitive lands. The applicant is hereby advised of the presence of state
protected and locally-protected wetlands, a regulatory floodplain and a floodway, a locally
protected riparian protection area, steep slopes, an area of noteworthy native trees (classified as 
high-protection and partial-protection "significant vegetation"), and the "high" shrink-swell 
potential of the soils. The applicant should take the appropriate precautions and obtain the 
required permits for development and other activities on the property. All development activity, 
including ground disturbance, shall occur outside of the wetlands unless prior approval is obtained 
from the Oregon Department of State Lands. Development within some of the aforementioned 
sensitive lands is prohibited. 

• The City of Corvallis Land Development Code (LDC) effective at the time of this partition 
application required a drainageway easement over Oak Creek and extending 50 feet from Oak 
Creek's western and eastern top of banks, and/or to the edge of the 0.2 foot floodway, whichever is 
farther from the creek in that area. LDC code effective starting December 31, 2006 requires a 100 
foot drainageway easement from the top of bank on each side. Expansion of the easement to 100 
feet will likely be required upon annexation to the City. 

• Parcel 1 and Parcel 2 will contain both high-protection and partial-protection "significant 
vegetation." When land identified as significant vegetation is annexed to the City of Corvallis, the 
requirements of the Corvallis Land Development Code will apply. The Corvallis code provisions 
require protection of certain land areas and require a certain percentage of tree canopy be 
maintained during and after development. The required tree canopy will be required whether or 
not the trees are there, and thus will be more easily attained if existing trees are left in place than if 
they are removed and must be replanted by the property owner. [BCC 88.420, 88.430] 

• The approximately 27 acre remainder parcel contains floodway and high-protection flood plain. 
Development activities (including the removal of vegetation and the placement of structures and 
fill) within the floodway and flood plain are generally prohibited by BCC 83.505. Additionally, 
BCC 83.605 requires that future lots or parcels must be designed so as to be buildable, with the 
exception of lots or parcels created for public park or open space purposes. Some of the lots 
depicted in the urban conversion plan submitted by the applicant would not meet these code 
requirements. 
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• The Corvallis Natural Hazards map indicates that an area approximately 130 feet by 80 feet near 
the center of the property has slopes of 15 - 20%. Certain restrictions apply on this land, such as 
that development, structures, excavation, roads and driveways, and vegetation removal must be 
designed and implemented consistent with a geotechnical site assessment. Additionally, all areas 
of ground disturbance or vegetation removal (not involving structures or pavement) must be 
planted and maintained in erosion-inhibiting vegetation not listed as noxious or invasive by the 
Oregon Department of Agriculture. To minimize hazards associated with steep slopes, Benton 
County encourages minimizing the removal of vegetation. 

• Driveways shall be improved to comply with local fire standards before combustible construction 
is allowed. The applicant shall contact Corvallis Rural Fire District to determine the specific 
requirements. Modifications or upgrades may be required to meet current City of Corvallis Fire 
Department standards. 

• Subsequent development of the property may require the applicant to construct street and transit 
improvements and/or pay Infrastructure Cost Recovery charges for street or utility improvements. 

• The Corvallis Transportation Plan and the Corvallis Trails Master Plan have identified a future 
collector street and pedestrian trail that will run along the northwest corner of Parcel 1. Future 
annexation and development of the site will likely be required to provide additional right-of-way 
and to construct these improvements to City standards. 

• All dwellings placed on Parcel 1 and Parcel 2 shall meet the urban setbacks of the City of Corvallis 
Land Development Code, be placed within the boundaries of future parcels, and not interfere with 
planned transportation development. If the owner wishes to submit an updated urban conversion 
plan prior to the placement of a dwelling, Benton County Public Works and/or City of Corvallis 
Public Works will review the proposed location(s) for conformity with planned transportation 
development. [BCC 64.31 0(2)] 

Attachments: 

Site Map Indicating Proposed Partition 

City of Corvallis Community Development Planning Division and Public Works Engineering Comments 
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LU-06-1 09 Variance to 300' maximum access strip length 
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MEMORANDUM. 

TO: ... Kathy G3f;er,. Community Development P1anillng 

FROM: Roxanne George, Public W arks Engineering 

DATE: • December29, 2006 

SUBJECT: LU-06-108, Sather Land Division Application (History: ANN02-00001, 
CPA02-00001, ZDC02-00003,; PLD02-00009; SUB02-00001) 

···;_·;:. 

·:;'. 

The subject site is located outside the City limits but within the urban fringe. Therefore, the 
proposed land division development is subject to Benton County CodeChapter.IOO, Planned 
Unit Development in Corvallis Urba1z Fringe.· To help coordinate urban fringe development 
consistent with the intent ofBCC Chapter 100, the following comments are offered to address 
typical development standards applicable to development with Corvallis city limits. 

. -·'· · .. 

Circulation . 

The site frontS SW Western Boulevard and SW West Hills Road, which the Corvallis 
Transportation Plan classifies as arterial and collector streets, respectively. Corvallis LDC 
Chapter 4.0 would require that City standard frontage street improvements be addressed with the 
land division .. These improvements include establishing adequate ROW. 

The Corvallis Transportation Plan specifies that the ROW width for a two lane arterial is 70-ft. 
Adequate ROW appears to exist along the site's SW Western Boulevard frontage. It is 
recommended that the final plat confirm the presence of a minimum 35-ft half street ROW 
as measured north from the original ROW centerline of SW Western Boulevard. If 
adequate ROW does not exist, the final plat should include a ROW dedication establishing 
the minimum width. The City requires an environmental assessment for aU dedicated lands 
in accordance with LDC 4.0.110.h. 

The Corvallis Transportation Plan specifies that the ROW width for a two lane collector is 68-ft. 
Adequate ROW does not appear to exist along the site's SW Western Boulevard frontage. It is 
recommended thatthe final plat confirm the presence of a minimum 34-ft half street ROW 
as measured north from the original ROW centerline of SW West Hills Road. If adequate 
ROW does ~,~t exist, the rmal plat should incl1,1de a ROW dedication establishing the 
minimum width~ The City requir'es an environmental assessment for all dedicated lands in 
accordance with LDC 4.0.110.h. 

It is Tecommended that construction of frontage street improvements along SW Western 
Boulevard and SW West Hills Road be addressed pursuant to applicable Benton County Code. 
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At a minimum, the City recommends that future annexation and/or development of either parcel 
be conditioned to construct street and transit improvements along the site's frontage to City 
standards at the time of annexation and/or development. Itis the City'spolicyto collect 
prepayment or an irrevocable petition for this work at the time of the land division. It should also 
be noted that future annexation and development of either parcel may be subject .to Infrastructure 
Cost Recovery charges for street or utility improvements. 

Upon annexation and future development of either Parcel 1 or 2, improved access to SW Western 
Boulevard or SW West Hills Road may be required. Corvallis LDC 4.1 AO a) 2) requires a 
minimum 150' distance between any arterial or collector access. Corvallis LDC 4.1.40 a) 3) 
allows no more than one access point to any arterial or collector street for any development site .. 
Therefore, it is recommended that reciprocal access rights be established with the final plat 
which restrict Parcels 1 and 2 to no more than one combined access point to SW Western 
Boulevard or SW West Hills Road. Upon annexation and future development, this access point 
could consist of a City standard local street within a 50 ft public ROW aligned with either the 
street on the south side of SW Western Boulevard (SW Dean Drive), ot along the subject site's , 
frontage flag. If an easement is established for access to Parcel 2. across Parcel 1 that is not· · 
consistent with either o(these locations, that easement should be released upon establishment of 
the future access. , _ .. - . . . 

It is recommended, as part of this development, that emergency access requirements be 
conditioned for Parcel2. City standards for emergency apparatus access include, butar:e ]]ot 
limited to: (a) a maximum length of 150' from the emergency access to the farthest structure; (b) 
a minimum width of 12' when serving up to two single family dwellings; (c) a niaximuni access 
grade of 15%; and (d) an entry turning radius from the abutting street to accomn:iodate fire . 
apparatus, with atumaround provision at the termination (iflonger.than 150') adequate for 
emergency apparatus. Jbe·applicant may want to evaluate the potential of providing a.built-in 

· home fire sprinkler system in lieu of these requirements. . . 

The Corvallis Transportation Plan and the Corvallis Trails Master Plan have identified a future . , 
collector street and pedestrian trail that will run along the northwest comer ofParce11. It is 
recommended that future annexation and development of the site be conditioned to provide 
additional right-of-way as needed, and to construct these improvements to City standards. , 

Public Utilities 

The site apparently has a connection to the City water system. As part of this development, the 
applicant sholild show the location and size of any c;:xisting utilities on the site. It is. 
recommended that any needed private utility easement be established with the final plat. 
City water services are generally not provided outside the City limits. Expanding City water 
service to serve development on this site wolild require further process such as annexation. Due 
to the length of time before expanded City water service may be available, it is 
recommended that requirements to install City standard water lines under BCC 100.205 4) 
b) be waived pursuant to BCC 100.205 4) c). Conditions consistent with BCC 100.205 3) d) 
sholild be applied to insure that the :financial obligations of present and future owners are met. 
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The site is not currently served with City sanitary sewer and such service will not be available 
until annexation. Due to the length of time before City sanitary sewer service may be 
available, it is recommended that requirements to install City standard sewers under BCC 
100.205 3) b) be waived pursuant to BCC 100.205 3) c). Conditions consistent with BCC 
100.205 3) d) should be applied to insure that the financial obligations of present and future 
owners are met. 

The site is not currently served with City storm drainage. The Oak Creek drainageway traverses 
near the northeast comer of the development site. Pursuant to BCC 100.205 5) a), natural 
drainageways shall be reserved or dedicated to the public. The area required shall be identified 
as determined by the Corvallis Land Development Code. Corvallis LDC Figure 4.5-1 identifies 
Oak Creek as a small fish bearing stream. Corvallis LDC 4.5.80 outlines the requirements for 
granting public drainageway easements. Section 4.5.80 d) specifies that, for small fish bearing 
streams, the easement width shall include the watercourse channel and 50-ft from the top ofbank. 
on each side ofthe watercourse. Corvallis LDC 4.5.110 establishes the use limitations within 
public drainageway easement areas. It is recommended that a public drainageway easement 
with applicable use restrictions consistent with Corvallis Land Development Code be 
established with the f"mal plat. 

Per Corvallis LDC 4.0.110, "Public utility easements with a minimum width of7-ft shall be 
provided adjacent to all street rights-of-way for franchise utility installations. " It is 
recommended that a 7-ft Public Utility Easement adjacent to all public right-of-way be 
established with the f"mal plat, if not already present. 

C:\Documents nnd Settings\towne\Loclll Scttings\Temporory Internet Files\000\LU-06-108 Snther Property Memo (DEC 06).wpd 
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The Retreat at Oak Creek 

The Retreat at Oak Creek-
a new student housing community 
located at the edge of the Oregon 
State University campus in Corvallis 
- is being developed to meet a 
pressing community need for student 
housing that doesn't displace 
families in existing residential 
neighborhoods. 

Over the past decade, student 
enrollment has grown by more than 
25%. Housing is hard to find -
citywide vacancy rates are 
below 1%. 

The Retreat at Oak Creek is 
designed with bicycles in mind. 
Close proximity ensures that many 
or most residents will bike or walk 
to campus. 

Highlights 

.. 
N 

30-acre site well buffered from neighborhoods 

Forward-thinking student housing meets a pressing community need 

Relocates more than 650 students from Corvallis neighborhoods 

nwRetreat ut 

VICINITY MAP 

Weather protected bicycle parking and other amenities support non-auto travel 

Restores streamside habitat along Oak Creek 

Pays substantial property taxes and development fees to the City of Corvallis and 
other agencies 

Owner-managed, with experienced student housing operators 

Corvallis- Oregon's Biking Capital 
Many or most Retreat residents will bike or walk to campus. Cycling Magazine rates 
Corvallis as the #2 top bike-friendly city in the U.S. Corvallis makes It easy to get around by 
bike- 97 percent of the arterial streets have bike lanes and there are 16 miles of bike trails. 
Oregon State University also promotes bicycle use by providing bike lanes, dedicated bicycle 
paths, ramps, secure and weather-protected bicycle parking, bike lockers, a staffed bike repair 
facility and bicycle maintenance classes. 

Nine of every ten OSU students own a bicycle, and 30% of all students travel to campus by bike 
every day. With 1 ,000 available car parking spaces and 25,000 students, parking is at 
a premium. 

The Retreat at Oak Creek Is also an easy walk to campus. Walking to class takes about ten 
minutes, and city sidewalks cover the entire route. Corvallis already ranks second in the nation 
in the percentage of people who walk to work or school. 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-D0001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT D-2 

..... 
0 
0 
0 
0 
't-
~0:: zo 
Zc.. 
<CW -a: 
Zu. 
Cu. 
i=<C 
~t; 
W...Jo 
Z()r.n 
Zz"7 
<C::JW 
C::Qt
Wujjj 
J:>-
1-1-J: 
<C->< cnuw 



Tax Contributions 
The Retreat at Oak Creek will also contribute significantly to City of Corvallis finances. 
With existing student housing often classified as tax-exempt, the city is forced to provide 
uncompensated services. In private ownership, the Retreat at Oak Creek will contribute 
substantial property taxes to the city, Corvallis School District and other local governments. 
Surrounded on two sides by Corvallis, city utilities to serve the site are already in place. The 
Retreat will pay development fees and monthly utility fees without placing a burden on the city. 

VoterDApproved Annexation Required 
The Retreat at Oak Creek site adjoins the OSU 
campus -but is just outside Corvallis city limits. 
To receive full city services, the site must be annexed 
into the city. Corvallis voters are given a chance 
to decide. 

Election Day: November 6, 2012 

Don't forget to register and vote! 

About landmark Properties 
Landmark Properties develops, owns, and 
manages premier student housing communities 
across the nation. Backed by a deep understanding 
of local student housing markets, a commitment to 
quality, and a strong track record of success, 
Landmark can assure that the Retreat at Oak Creek 
will be a great fit for Corvallis. 

learn More 

To find out more about the Retreat at Oak Creek, 
go to: 

retreatatoakcreek.com 

landmark-properties.com 

Landmark develops and operates 
exemplary student housing that 
contributes to the community's quality 
of life. 

The Retreat at Oak Creek 
Core Principles 

Housing accessibility: new housing options expand the choices for students who want to 
live near campus in well-constructed, contemporary homes. 

Biking community: the unique bicycle culture of OSU and Corvallis will be embraced to 
reduce traffic congestion and help students save money. 

Open space: a system of greenspaces, planted buffers, pathways and courtyards will 
offer natural beauty and quiet- a meditative retreat -while fitting perfectly into the 
backdrop 
of Corvallis. 

Environmental sensitivity: balanced design of the site and the buildings will reduce 
reliance on cars, limit energy consumption, and contribute to a healthy environment. 
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ANNEXATION APPliCATION 

Updated 04 May 2012 

A. Applicant's Request 

Approval to send the voters a request to annex the area described by Parcels 1 and 2 and Tract "A" 
of Partition Plat 2007-21, and the right-of-ways associated with SW Western Blvd/SW West Hills 
Road to the south and the Southern Pacific Railroad to the north, to the City of Corvallis. The 
private property proposed to be annexed is designated as Tax Lots 1100 and 1200 on Assessor's 
Map 12-5-04. The existing Comprehensive Plan Designation for the private property is Medium 
High Density Residential (30.74 acres) and Open Space- Conservation (0.91 acres). The proposed 
Zoning is RS-12 and C-OS, respectively. 

B. Site Description 

The annexation site is comprised of two parcels, one tract dedicated to the public, a portion of the 
existing SW Western Blvd/SW West Hills Road right-of-way, and a portion of the Southern Pacific 
Railroad right-of-way. The total annexation request is for 33.36 acres, broken down as follows: 

Parcel1 

Parcel2 

Tract "A" 

Southern 
Pacific RR 
ROW 

28.97 acres (includes 1.13 acres of existing 
dedicated SW Reservoir Road right-of-way 
and 2.03 acres of dedicated drainageway 
easement) 

2.55 acres 

0.13 acres 

1.17 acres 

SW Western 0.54 acres 
Blvd/SW 
West Hills 
Road ROW 

TOTAL 33.36 ACRES 

The site has one main existing road frontage onto SW Western Boulevard with a portion of the 
frontage extending to SW West Hills Road. The existing SW Reservoir Road right-of-way is 40' wide. 
The City of Corvallis has designated this road as a Collector Road which will require the dedication of 
additional Right -of-Way to meet the design requirements of this road classification. 
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The proposed annexation site has various natural features and hazards that will be better protected 
under the City of Corvallis Land Development Code than are afforded under Benton County 
regulations. Oak Creek runs along the northeast corner of the site. This riparian corridor incorporates 
various regulatory overlays on the property. These protections include a drainage easement dedicated 
to the City of Corvallis in conjunction with the city's 0.2' Floodway, a 100' wide riparian buffer 
measured from the top of bank and FEMA designated Floodway and 100 Year Floodplain zones. 
(Note: the riparian corridor indicated on the drawings is derived from surveying the actual top of 
bank of Oak Creek, not the City's Natural Features inventoried location. This is permissible per LDC 
4.13.40.a.1.) The site also contains agricultural wetlands that are not considered locally significant, 
but are still regulated by the Oregon Division of State Land. These wetlands will require off-site 
mitigation to enable the land use patterns designated in the comprehensive plan. 

The site contains vegetation and topography that will also be afforded additional levels of protection 
under the city's development standards. These include protection of trees within areas classified as 
Highly Protected Significant Vegetation as well as Partially Protected Significant Vegetation. Protected 
vegetation encompasses most of Parcel 2 of the annexation request and partially follows areas that 
are also considered steep slopes, protected under the hillside development standards of the land 
development code. 

In general, this is a site that the City of Corvallis has anticipated. will be urbanized as stated in the 
january 3, 2007, letter from the City of Corvallis to Benton County which was prepared in regard to 
the partitioning of this property. A copy of this letter is included in the Appendix of this application. 

In part this letter states 

"It (the Sather property) is a key location for future medium density housing near the University 
and the extension of urban services to the west." 

"The site contains several environmental constraints, but there are also several developable 
portions on the property." 

"The City anticipates annexing the entire 30.13 acre parcel within the planning period." 

C. Submission Requirements 

2.6.60.03 -Application Requirements 

When the Director deems any requirement below unnecessary for proper evaluation of a 
proposed application, it may be waived. 

Prior to formal submittal of an application, the applicant is encouraged to participate in an 
informal pre-application conference with Community Development Department staff to 
discuss the proposal, the applicant's requirements, and the applicant's materials developed 
in response to this Code's applicable requirements. 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENTD-6 

-...... 
0 
0 
0 
0 
'1-
~tx: 
zo 
zc.. 
<CW 
-tx: 
Zu. 
Ou. -c:e 
1-1-
~CI) 
W-J.qo z-., 
zo..-
<C

z, 
::::;,W 

tx:QI
Wo[ii ::z::>-_ 
1-1-::Z:: 
<C-X 
CI>OW 



Applications shall be made on forms provided by the Director and shall be accompanied 
by: 

a. Location and description of the subject property(ies), including all of the following, as 
relevant: address; tax assessor map and tax lot number; parcel number; written 
description of the boundaries of the proposal; and one set of assessor's maps of the 
subject site and surrounding area, with the subject site outlined in red; 

b. Signed consent by the subject property's owner(s) and/or the owner's legal 
representative(s). If a legal representative is used as a signatory, written proof of ability 
to be a signatory shall be furnished to the City. The owner's name(s) and address(es), 
and the applicant's name, address, and signature shall also be provided; 

c. Fifteen copies of the narrative, on 8.5 by 11 in. sheets, and 15 copies of graphics at an 
8.5 by 11 in. size. The Director may request additional copies of the narrative and/or 
graphics for routing purposes, if needed. Related names/numbers must be legible on 
the graphics. The Director may also require some or all graphics at an 11 by 1 7 in. size 
if, for legibility purposes, such a size would be helpful; 

d. Six sets of full-scaled black line or blueprint drawings of the graphic(s), with sheet size 
not to exceed 24 by 36 in. Where necessary, an overall plan with additional detail 
sheets may be submitted; 

e. An electronic version of these documents (both text and graphics, as applicable) if an 
applicant has produced part or all of an application in an electronic format. The 
applicant shall coordinate with the City regarding compatible electronic formats, to the 
greatest extent practicable. 

f. Boundary survey of the property to be annexed, certified by a registered surveyor; and a 
legal description of the property and associated rights-of-way to be Annexed that 
includes the road or street right-of-way adjacent to the property. Copies of the legal 
description shall be provided in both written and electronic format. 

g. If the Annexation proposal includes areas planned for open space, general community 
use, or public or semi-public ownerships, the Annexation request shall be accompanied 
by a Comprehensive Map Amendment request consistent with Section 2.6.30.06.d and 
Chapter 2.1 -Comprehensive Plan Amendment Procedures. 

Response: The application form (signed by the applicant and the owner of the property) and 
appropriate copies of the graphics are being submitted with this Narrative. 

h. Graphic Requirements Graphics shall include the following information where 
applicable: 

1. Public Notice Map - Typically a street map at one in. = 800 ft. as per the City's public 
notice format; 
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Response: See Attachment 'A' 

2. Zoning Map - Typically one in. = 400 ft., but up to one in. = BOO ft., depending on the 
size of the site, with a key that identifies each zone on the site and within 1,000 ft. of 
the site as per City format; 

Response: See Attachment 'B' 

3. Comprehensive Plan Map - Typically one in. = BOO ft. with a key that identifies each 
and use designation on the site and within 1,000 ft. ofthe site as per City format; 

Response: See Attachment 'C' 

4. Existing Land Use Map - Typically a topographic map that extends at least 1,000 ft. 
beyond the site. The map shall include building footprints and distinguish between 
single-family, multi-family, Commercial, and Industrial Uses, as well as other 
significant features such as roads, parks, schools, and Significant Natural Features 
identified by Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 
4.5 - Natural Hazard and Hillside Development Provisions, Chapter 4.12 - Significant 
Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions; 

Response: See Attachment '0' 

5. Significant Natural Features Map(s) - Maps shall identify Significant Natural Features of 
the site, including but not limited to: 

Response: 

Response: 

a) All information and preservation plans required by Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside 
Development Provisions, Chapter 4.11 - Minimum Assured Development Area 
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, and 
Chapter 4.13 - Riparian Corridor and Wetland Provisions, as applicable; 

See Attachment 'E','P & 'G' 

b) All Jurisdictional Wetlands not already shown as part of "a," above. While not 
all Jurisdictional Wetlands are locally regulated by Chapter 4.13 - Riparian 
Corridor and Wetland Provisions, they need to be shown so that the City can 
route the application to the appropriate state and federal agencies for comment; 
and 

Wetlands delineation is included in the Appendix of this application. 

c) Archaeological sites recorded by the State Historic Preservation Office (SHPO). 
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Response: There are no recorded archeological sites on the applicant's property. 

6. Graphics for Annexation applications shall be drawn to scale and shall contain a sheet 
title, date, north arrow, and legend placed in the same location on each sheet and 
contain the following information: 

Response: 

a) Vicinity Map- A map of the area to be annexed that shows adjacent City and 
county territory at least 300ft. beyond the boundaries of the Annexation site for 
Minor Annexations, and at least 1,200 ft. beyond the boundaries of the site for 
Major Annexations. The map shall include features such as existing streets and 
parcel boundaries; existing structures; driveways; utilities; Significant Natural 
Features regulated by Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting, Chapter 4.5 - Natural Hazard and Hillside Development Provisions, 
Chapter 4.12- Significant Vegetation Protection Provisions; and Chapter 4.13-
Riparian Corridor and Wetland Provisions; Minimum Assured Development 
Area information from Chapter 4.11 - Minimum Assured Development Area 
(MADA), if applicable; and any other information that, in the Director's opinion, 
would assist in providing a context for the proposed Annexation. The map shall 
be 8.5- by 11-in. size for Minor Annexations, and both 8.5- by 11-in. and 24- by 
36-in size for Major Annexations. The Director may require an area greater than 
1,200 ft. beyond the site if such maps would be helpful, such as in cases where 
adjacent property is large and a view of the whole parcel would be helpful, or 
when existing infrastructure is far away from the site. 

See Attachment 'H' 

b) General Land Use Plan -A map that illustrates the following, at a minimum, in 
sufficient detail to apply the review criteria in Section 2.6.30.06: 

1) Proposed land use zones and densities; 

2) Transportation corridors and functional classifications of streets within 
and surrounding the Annexation area; 

3) Site utilities within and surrounding the Annexation area; 

4) Significant Natural Features covered in 2.6.30.03.h.5, above; 

5) Topographic contours at two-ft. intervals and identification of grades 
governed by Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions; and 

6) Information on land areas within at least 300 ft. of the subject property, 
indicating the relationship of the Annexation area to adjacent land uses. 
The Director may require an applicant's General Land Use Plan to 
include information on lands in excess of 300 ft. from an Annexation site, 
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Response: 

Response: 

as in cases where an adjacent property is large and a view of the whole 
parcel would be helpful. The General Land Use Plan shall identify land 
uses, lot lines, existing buildings, driveways, transportation connections, 
utilities, and Significant Natural Features covered in "5" above. 
Illustrative cross-sections of potential streets shall also be provided. An 
aerial photo may be used as the base for the General Land Use Plan. 
Ortho photos are available at City Hall. 

See Attachment 'I' & ~·. (Note: The General Land Use Plan submitted indicates that 
the new Collector Street right-of-way, while maintaining terminus points with the 
existing right-of-way, would be located to the west of the actual existing right-of-way. 
The applicant acknowledges that this change in right-of-way location would require 
not only additional right-of-way dedication on their part, but also a right-of-way 
vacation on the part of the City. This process would require a separate application 
and would involve a public hearing. It is the intent of the applicant to pursue that 
process to vacate the existing right-of-way contingent upon approval of the 
Annexation application. The proposed right-of-way location is actually preferable to 
the existing right-of-way, as it locates traffic and the development associated with the 
street further away from the protected Natural Features than would occur under the 
current location.) 

c) The applicant may provide a more detailed General Land Use Plan and may 
consolidate the Annexation 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. 

Not applicable; this application is for an annexation only. 

i. Narrative Requirements 

A written statement shall include the following information: 

1. Statement of 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 statement confirming the ability 
to serve the site. The applicant shall obtain information from the affected service 
and utility providers using GIS base maps where available; 

Response: 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-D0001) 

Sanitary Sewer 

The annexation property is located in the lower Oak Basin of the City of Corvallis 
Waste Water Utility Plan, and is included in the Plan study area. The Master Plan does 
not indicate any hydraulic grade deficiencies in this basin up through full population 
build-out. 
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SATHER ANNEXATION 
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Sanitary sewer improvements needed to serve future residential uses will be installed 
by the developer under an actual development proposal. 

Demand calculations are included in the Appendix of this application. 

The Sather property is located in the first level water service area, and is included in 
the study area of the Corvallis Water Distribution System Facility Plan. A 20" main 
exists along the easterly and southerly boundaries of the property in 35th Street and 
Western Boulevard respectively. 

The system facility plan does not identify any needed improvements to the main 
distribution system in the vicinity of the annexation site. 

Waterline improvements needed to serve future residential uses on the site will be 
provided by the developer under an actual development proposal. 

Demand calculations are included in the Appendix of this application. 

Storm Drainage 

The annexation site is located in the Oak Creek Watershed. Oak Creek is located in 
the northeast corner of the property. The Oak Creek riparian corridor will be 
protected by LDC required easements provided with future development proposals. 
In the City's Storm Water Master Plan, this property is designated for high density 
residential uses. The Storm Water Master Plan does not identify any Oak Creek 
channel related deficiencies nor any Oak Creek channel related improvement 
activities in either the Western Boulevard to 35th Street reach or in the 35th Street to 
Harrison Boulevard reach, both of which are in the immediate vicinity of this 
property. It is, however, noted that the velocities in the channel exceed the 4 feet per 
second criteria, indicating the potential for stream bank erosion. 

Any future development of the property on the property will be required to meet 
Storm Water Master Plan and LDC requirements for detention and water quality. 
Development drainage patterns will follow historic drainage paths across the Sather 
property directly to the Oak Drainageway. Storm water detention will meter drainage 
at rates which match the historic site discharge rates in the undeveloped condition. 
Thus, there would be no perceptible impact to flows or water levels in Oak Creek as 
result of the future development of this property. 

Based upon the requirements of Appendix F of the Storm Water Master Plan, future 
development of the site shall demonstrate the safe passage of the 100-year storm 
event. Future development proposals will include the on-site facilities to meet this 
requirement. Any future development-related activities within the Oak Creek 100-
year floodplain shall also occur in accordance with LDC criteria, and thus assure safe 
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passage of the 1 00-year event within the Oak Creek Drainageway. The General Land 
Use Plan shows how structures can be oriented to be located outside the limits of the 
1 00-year floodplain. 

Storm drainage improvements will be constructed with future development 
proposals. Other than any portion eligible for SOC reimbursement, all improvements 
will be at the developer's expense. 

Franchise Utilities 

Letters indicating feasibility of providing franchise utility service to the annexation are 
in included in the Appendix of this application. 

Schools 

The Sather property lies within the Adams Elementary School service area. 

Included in the Appendix of this application is a copy of the "Corvallis School District 
Population and Enrollment Forests, 2011-12 to 2020-21", dated February 2011. This 
report predicts an average number of Corvallis School District students per single 
family home to be: 

K-5 0.10 
6-8 0.05 
9-12 0.04 
K-12 0.19 

for single family attached homes and detached homes on 3,400 square foot or 
smaller lots. There is no data specific to multi-family residential projects such as 
would have to be constructed on this property in order to meet the minimum density 
requirement of the RS-12 zoning designation. 

Making the assumption that any families living in a multi-family, medium-high density 
housing project at this location are most likely to be starting out and/or attending 
Oregon State University. We believe the maximum students in the Corvallis School 
District 509} system would be in the K through 5th grades, and that for attached 
medium-high density residential units only 50% of the households are likely to have 
children. On this premises, the maximum number of students which might come to 
Adams Elementary from families located on this property would be: 

30 acres x 20 unites/acre x 0.10 students/home x 0.82 capture rate x 50% = 25 students 

Parks and Recreation 

Per the Corvallis Parks and Recreation Master Plan, the Sather property falls within the 
Community Park Service Areas of: Avery Park; Sunset Park; Starker Arts Park; and the 
facilities at Western Middle School and Adams Elementary. 
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This property does not fall within the designated service area of any neighborhood park 
however the Western Middle School and Adams Elementary facilities are less than 0 mile 
from the property. And a majority of the Oregon State University campus is 0 mile or less 
from the property, with virtually all of the PSU campus being less than 1 mile from the 
property. 

The Master Plan states: 

"A neighborhood or community park should be located within walking distance 
(about a half mile) of most neighborhoods. In places where little vacant land exists for a 
park site, the City should partner with the School district to develop recreation facilities 
on school playgrounds." 

This guideline is met. 

With respect to trails and pathways, the Master Plan recommends a trail/multi-use path 
along the Oak Creek Drainageway. This aspiration is in conflict with LDC 4.13. Riparian 
Corridor and Wetlands. However for this property there is no inherent conflict as the 
trails plans shows the trail along 35th street right-of-way from where Oak Creek intersects 
35th on the east to the north of the railroad right-of-way which is also the northerly 
boundary of this property. 

2. Statement of increased demand for the facilities that will be generated by the 
proposed Annexation. The applicant shall refer to the criteria of the City's facility 
master plans, available via the City Engineer, to determine the methodology used to 
estimate public facility demands. Information related to an actual development 
proposal may be included for informational purposes. At minimum, the demand 
calculations associated with the full range of development potential (min. to max.) 
under proposed land uses designations shall be addressed in the analysis; 

Response: Utility facility demand calculations are included in the Appendix of this application. 

3. Statement of additional facilities 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 proposal may 
be included for informational purposes. At minimum, the demand calculations 
associated with the full range of development potential (min. to max.) under 
proposed land uses designations shall be addressed in the analysis; 

Response: 

SATHER ANNEXATION 
(ANN12-00001 IZDC12-D0001) 

As the demand calculations show, there are no additional backbone utility facilities 
required to meet the demands of future development on this property. 
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Transportation mitigations are discussed in the Traffic Impact Study included in the 
Appendix of this application. 

4. Traffic impact study, if required by the City Engineer. The City Engineer shall define 
the scope of the traffic impact study based on established procedures. Information 
related 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 proposed land uses designations shall 
be addressed in the analysis. See also Section 4.0.60.a; 

Response: 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-00001) 

The Traffic Impact Study (TIS) is included as an appendix to this narrative. From the 
TIS Executive Summary: 

Development under the proposed zoning could result in a net increase of up to 256 
trips during the morning peak hour, with 51 entering and 205 exiting the site. During 
the evening peak hour, a net increase of up to 299 trips is projected, with 195 
entering and 104 exiting the site. A weekday increase of up to 3,230 trips could is 
projected, with half entering and half exiting the site. It should be noted that these 
traffic impacts are projected based on the maximum development levels achievable 
within the proposed zoning and for year 2034 traffic conditions. Near-term traffic 
impacts from actual development levels planned within the site will be significantly 
lower than those described above. Considering the limitations imposed by flood 
plains, floodways, rights-of-way, riparian buffers and protected vegetation, the likely 
future development within the site is expected to be no generate no more than 60 
percent of the analyzed traffic levels. 

Upon construction of the site access roadways it is expected that some vegetation will 
be removed within and adjacent to the roadway alignments. Since there are no sig
nificant horizontal or vertical obstructions to sight distance at the proposed access 
locations, it is projected that safe and efficient access can be taken at the proposed 
access locations. No other sight distance mitigations are recommended. 

Left-turn lane warrants are projected to be met under year 2034 traffic conditions with 
full development at the maximum density allowed under the proposed zoning. Since 
the site is constrained and actual development levels are likely to be well below the 
allowed maximum, it is recommended that a turn-lane warrant analysis be prepared in 
conjunction with any future development application for the subject property. 

Traffic signal warrants were examined for the two proposed site access intersections 
and the intersection of SW Western Blvd. at SW West Hills Road. Based on the 
analysis, traffic signal warrants are not projected to be met through 2034. No new 
traffic signals are recommended. 

The crash rates of area intersections and the roadway segments analyzed are within 
acceptable levels. No specific safety mitigations are recommended based on the 
crash data. 
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Based on the operational analysis, southbound left-turns from the proposed site 
access on SW Western Boulevard may need to be restricted in order to maintain 
acceptable intersection operation. A southbound right-turn lane may also be needed 
at the intersection of SW 35th and Western. These improvements may not be needed 
to support the actual development levels proposed for the site. Accordingly, further 
study is recommended upon application for site development. 

5. Statement outlining the method and source of financing required to provide 
additional facilities; 

Response: The applicant assumes all financial responsibility for the provision of additional 
facilities. 

6. Discussion demonstrating the public need for the Annexation. 
consistency in reviewing Annexations, the applicant shall use the 
sources and methodology described in Section 2.6.30.07; and 

To provide 
information 

Response: As discussed in greater detail below, the current rental vacancy rate in Corvallis for 
the past year has been approximately 1%. This, in combination with the continued 
projected growth of OSU enrollment, indicates a public need for land that can be 
developed to provide multi-family rental dwelling units, preferably close to the OSU 
campus. Proximity to campus is a crucial element in addressing this need, as it would 
not increase, and possibly even alleviate, traffic and parking pressures in the existing 
single-family residential neighborhoods near campus. As the proposed annexation 
site would be zoned RS-12 (Residential - Medium High Density) and is located 
adjacent to the OSU campus, it is an ideal candidate to meet this public need. 

See below for a detailed discussion of the information and methodologies outlined in 
Section 2.6.30.07. 

7. Comprehensive narrative of potential positive and negative effects of the proposed 
Annexation related to "a," through "c," below. For properties containing a Natural 
Resource and/or Natural Hazard Overlay, the narrative shall include a discussion of 
the applicable provisions of Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 -Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

a) Issues of need, serviceability, economics, environmental, and related social 
effects of the proposed Annexation on the community as a whole; 

b) Issues 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; 

c) Proposed actions to mitigate negative effects/impacts. 
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Response: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 

The following table outlines the positive and negative effects of the annexation, per 
the above criteria. It should be noted that the negative effects outlined are the 
potential effects of development of the site upon annexation to current RS-12 City 
standards; the annexation in and of itself alone does not confer any negative effects, 
beyond an increase in the quantity of vacant RS-12 land within the City limits. 
Otherwise, the mitigations discussed are actions that would or could be taken with 
subsequent development to mitigate the negative effects that would occur as the 
result of that development. 
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Community as a whole 

Need 

Serviceability 

Economics 

Environmental 
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Provides much needed medium 
high density developable land in 
close proximity to OSU, of a size 
large enough to provide a variety 
of housing types. 

Provides collector street included 
in City's Transportation Master 
Plan. Provides medium-high 
density land close to OSU and 
with direct access to Highway 
20/34 (via SW 351h Street). This 
provision of this collector street 
associated with residential build-
out of the property would alleviate 
traffic impacts throughout the City, 
compared to similar quantity of 
dwelling units constructed 
elsewhere near OSU. Provides 
availability of utility extensions so 
properties to the west could 
develop. 

Provides increased tax base for the 
City, and construction jobs when 
property is developed. 

Significant natural features on 
property, including significant 
vegetation, wetlands, and riparian 
corridor offered greater protection 
if annexed than currently exist 
under County regulations. 

~ 

Until developed, would increase 
quantity of vacant land Zoned RS-
12 within the City limits. 

None. 

None. 

Removal of some significant 
vegetation, per the Standards in 
Chapter 4.12 for PPSV-3, when 
property is developed. 
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Social 

Comprehensive Neighborhood 

Need 

Serviceability 

Economics 

Environmental 

Social 
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Provides medium-high density 
land for development of residential 
multi-family dwelling units in close 
proximity to OSU and Highway 
20/34, to accommodate predicted 
growth in OSU enrollment and 
reduce rental, traffic, and parking 
pressure on existing single-family 
residential neighborhoods to the 
north and west of OSU. Also 
reduces traffic and rental pressure 
in areas of the community far from 
OSU that are currently absorbing 
students due to exponential 
growth in recent years. Residential 
housing overall could become 
more affordable due to increased 
supply resulting in lowered rental 
rates. (Note: even before OSU was 
back in session for Fall '11 term, 
apartment vacancy rate in Corvallis 
was <1%.) 

Provides much needed medium 
high density developable land in 
close proximity to OSU, of a size 
large enough to provide a variety 
of housing types. 

Provides collector street included 
in City's Transportation Master 
Plan and utility extensions so 
properties to the west can 
develop. 

None. 

Significant natural features on 
property, including significant 
vegetation, wetlands, and riparian 
corridor offered greater protection 
if annexed than currently exist 
under County regulations. 

Reduced traffic in neighborhood as 
OSU students would walk or bike 
to campus, as opposed to driving 
from residences at remote 
locations. Potential noise and 
effects on air and water quality 
lower than possible development 
under current county zoning, 
which include Mining Operation. 

None. 

None. 

If developed to reasonable 
maximum density, the result 
would be a slight increase ( < 1 Oo/o) 
in traffic in immediate 
neighborhood. 

None. 

Removal of some significant 
vegetation, per the Standards in 
Chapter 4.12 for PPSV-3, when 
property is developed. 

None. 



Proposed Actions to Mitigate Negative Effects 

Need 

Serviceability 

Economics 

Environmental 

Social 
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High demand for rental housing (as evidenced by < 1 o/o vacancy rate) 
would predicate subsequent development of the property into multi-
family dwellings would occur as quickly as feasible. 

Mitigation at time of development to possibly include construction of 
right-turn lane(s) at intersection of SW Western Blvd and SW 35\h Street, 
and/or restriction of left turns at site access on to SW Western Blvd/SW 
West Hills Road, as warranted by actual detailed development plan traffic 
volume. 

Not applicable. 

All development impacts to PPSV-3 areas would be in strict accordance 
with standards outlined in Chapter 4.12. These standards provide greater 
protection than what currently exist per County regulations. 

Not applicable. 
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The information provided by the applicant shall be used to assist in weighing the advantages 
and disadvantages of the proposed Annexation. The information shall address all aspects of 
the review criteria in Section 2.6.30.06, and the advantages and disadvantages shall be 
discussed in terms of those listed in review criteria and further detailed in Section 2.6.30.07. 

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 
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 -

1. Minor Annexations - Factors to be considered in evaluating public need for Minor 
Annexations shall include, but are not limited to: 

Response: 

a) Reason for the Annexation; 

b) Health issues; 

c) Adequate demonstration that the Annexation provides for the logical 
urbanization of land; 

d) Whether the site can be served with public facilities; and 

e) Discussion of the applicable livability indicators and benchmarks as specified in 
Section 2.6.30.07.c. 

Minor Annexation proposals need not include the calculations relative to a five-year 
supply of serviceable land that are required in "2," below for Major Annexations. 

Not applicable. 
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2. Major Annexations - Factors to be considered in evaluating public need for Major 
Annexations shall include, but are not limited to: 

Response: 

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 Map are exempt from the criteria; 

As no Council Policy actually exists, it is difficult to calculate a five-year supply of 
serviceable land based on any uniform standards. At this time, the City's 2011 Land 
Development Information Report (LDIR) lists the quantity of vacant land that is zoned 
Medium High Density Residential (RS-12 or RS-12(U)) as 69.11 acres, with 60.39 of 
those acres unconstrained by natural features. 

However, the City's LDIR only considers Significant Natural Features such as 
Wetlands, Protected Riparian Corridors, and Significant Vegetation when determining 
what areas of vacant land is constrained by Natural Features. In addition to Wetlands 
and a Protected Riparian Corridor, a significant portion of the largest piece of vacant 
land zoned RS-12 also contains slopes that are greater than 15%; steep slopes can 
arguably constrain a land from practicably being developed, even if an outright 
prohibition against development is specifically outlined in the LDC. When accounting 
for the 15.73 acres that contain slopes greater than 15% (in addition to, in some 
cases Wetlands and or a Riparian Corridor), the quantity of vacant RS-12 land 
unconstrained by Significant Natural Features within the City limits falls to 47.62 
acres. Also, as 50.4 acres of the 69.11 acres of vacant RS-12 land is constrained from 
a land use perspective by the presence of a Planned Development Overlay, the net 
total of fully unconstrained vacant RS-12 land within the City limits is currently 18.71 
acres. 

It is also critical to note that between 1998 and 2011, the total quantity of vacant 
Medium High Density Residential land in Corvallis changed from 112.2 acres to 
69.11 acres, a decrease of nearly 40%. If the absorption of this class of land 
continues at the same rate, in five years time it will have decreased another 15%, 
down to 59 acres. As noted below, 50.4 acres of currently vacant RS-12 land is 
consists of a single development site owned by the Timberhill Corporation; at the 
current rate of absorption, within six years all of the vacant RS-12 land within the City 
could be owned by a single entity. 

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 the criteria; 
and 
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Response: 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00001) 

As noted above, the 2011 LDIR indicates that there are currently 60.39 acres of 
unconstrained RS-12 land and 6.08 acres of unconstrained RS-20 land, the type of 
land that is developed primarily for multi-family residential dwellings. Also, as 
discussed above, when accounting for the additional development constraints 
inflicted by the presence of steep (i.e. > 15%) slopes, the quantity of unconstrained 
land is reduced even further. 

When evaluating the availability of this type of land to ensure choices in the market 
place, it is important to take into account two critical and related pieces of 
information. The first is the current explosive growth in OSU student enrollment. As 
of the fall '11 term, OSU enrollment reached approximately 25,000 students, a figure 
that it had not been predicted to reach until 2015. Furthermore, OSU President Ed 
Ray asserted in 2009 that "By 2025, OSU must be prepared to educate as many as 
30,000 to 35,000 students." The majority of this growth in enrollment is anticipated 
to be comprised of upperclassmen. As 80% of first-year students live on-campus, a 
representative of OSU Residence and Dining Services has indicated that OSU has no 
plans to increase housing to accommodate this growth, unless the growth predictions 
change to include a greater portion of first-year students. Therefore, the housing for 
the increased number of students will need to be supplied off-campus. 

The second is the fact that the rental vacancy rate for Corvallis for the last year or 
more has been approximately 1%; this is discussed in greater detail later in this 
narrative under the applicable LDC Section. Furthermore, according to a City 
Housing Division specialist, the rental vacancy rate in a healthy real estate 
environment is approximately 5%. It is perfectly reasonable to assume a causal link 
between growth in the OSU student population and the sub-optimal vacancy rental 
rate in the community. The obvious conclusion to this is that, at this time, there is 
not an adequate amount of choices in the market place for this type of land, i.e. 
multi-family residential rental dwelling units. 

Also, given high demand for rental residences by the expanding OSU student 
population, an evaluation of the location of the existing available vacant RS-12 land is 
in order. Of the existing potential development sites larger than 1 acre in size, the 
majority of the vacant RS-12 land (50.4 acres) is contained within a single 
development site located north of NW Walnut Blvd, as part of a larger 211.5 acre 
parcel owned by the Timberhill Corporation. There are at this time no plans to 
develop this parcel and it is unknown if it is reasonable to anticipate any additional 
multi-family rental dwellings constructed on this land any time in the near future. 

More importantly, this property, like all other vacant RS-12 development sites larger 
than 1 acre, is approximately 2.5 miles from OSU campus. In fact, a survey of all 
vacant RS-12 development sites larger than 1 acre indicate that they are all between 
2.3 miles and 3.2 miles from OSU (measured to the Memorial Union Quad), with the 
average distance being 2.65 miles. This distance is too far for students to likely walk 
or cycle to campus, and many of the vacant development sites are not on CTS lines. 
If these sites were to be developed as multi-family rental dwellings to serve the 
student population, their locations would result in additional traffic throughout the 
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City and especially in the existing residential neighborhoods near OSU - not to 
mention the increased parking pressure on those adjacent neighborhoods. 

In contrast, the proposed annexation site is immediately adjacent to OSU campus, on 
an existing CTS bus line, and with direct access to Highway 20/34 via SW 35th Street. 
The development of multi-family rental dwelling units at this location would allow 
students to walk or bike to campus, which would alleviate traffic and parking pressure 
on other adjacent residential neighborhoods. It would also alleviate rental pressure 
on the existing single-family residential neighborhoods near campus and in the City, 
freeing up existing housing stock to be used as owner-occupied residences. 

The all of the existing vacant RS-12 zoned land within the City limits (of 1-acre size or 
greater) have been vacant for at least 15 years indicate. Though recent absorption 
trends suggest that development may occur on those lands within the next 5 years, 
the presence of development constraints as discussed under (a) above would stand as 
impediments to any development. Therefore, the potential for these lands to be 
developed to provide much needed rental housing for the OSU student population is 
severely hindered by all factors described here and in (a) above. 

In terms of quantity of available housing units and the market's ability to serve the 
demand, there does not exist currently a rigorous assessment of this information. 
Though the U.S. Census gathers this information as part of its 10'year census data, as 
it relies on voluntary compliance, the data included under the 2010 Census are 
apparently not accurate, when compared to the same data included in the 2010 
LDIR. Given that the LDIR is based on assessment of building and occupancy permits 
issued by the City, it is reasonable to assume that it is the more accurate source of 
information. However, the LDIR only provides information on the total quantities of 
various types of housing stock; it does not provide information on either occupancy 
levels or whether housing units are owner- vs. renter- occupied. 

With that in mind, as noted elsewhere in this narrative the rental vacancy rate for the 
past several years in Corvallis has been unofficially documented at < 1% consistently; 
in fact, according to City of Corvallis Housing Specialist Bob Loewen, in September of 
2010, the rental vacancy rate was effectively 0%. The 2011 LDIR sets the total 
number of housing units existing in Corvallis at 23,752 units. U.S. Census Bureau 
information indicates that the percentage of housing units in Corvallis that are 
occupied by renters (rather than Owners) at 58.5%; this results in an existing rental 
housing stock of 13,895 units. Housing Specialist Loewen, who tracks the availability 
of rental properties as part of his job, stated that he has not seen the number of 
available rental units on the market exceed a total of 100 "in recent memory". This 
would suggest an actual vacancy rate of no more than 0.7%; clearly the supply of 
available rental housing units is insufficient to meet existing demand. The addition of 
nearly 300 additional rental units would serve to alleviate the severe housing crisis 
that the City of Corvallis currently faces. 

c) Compliance with adopted community-wide livability indicators and benchmarks 
relative to Major Annexations, as identified in Section 2.6.30.07.c. 
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Response: See Table 2.6-1 below for a tabulation of the community-wide livability indicators 
and benchmarks which are met by this proposal. 

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. 

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: 

Response: 

a) Advantages 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; and Chapter 4.13 -
Riparian Corridor and Wetland Provisions. Also relevant is whether or not the 
Minimum Assured Development Area information from Chapter 4.11 -
Minimum Assured Development Area (MADA) is applicable; and 

b) Applicable livability indicators and benchmarks identified in Section 2.6.30.07.c. 

Not applicable. 

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. 

Response: 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00001) 

The following Table 2.6-1 outlines the advantages versus the disadvantages of 
annexing the property. As can be seen, the advantages strongly outweigh the 
disadvantages. 
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.·· Criterion v < 
Annexation 
Density, Rural 
Development 
Potential 

Planned Public 
Transportation 
Improvements 

Development 
Plans 

Adjacency to City 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-C0001) 

Mvantages ·.·.·.. _ 
RS-12 
development 
will exceed 
City's average, 
preclude 
development to 
County 
standards 

Builds new 
neighborhood 
collector street 
per City's 
Transportation 
Plan 

No advantages 
to this. 

Site is adjacent 
to City limits for 
over 50o/o of its 
perimeter. 
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Disl(dvantages · .. 
No disadvantages 
to this. 

No disadvantages 
to this. 

No disadvantages 
to this. 

No disadvantages 
to this. 

Neutral> ·.· ... · 
No neutral 
aspects of this. 

No neutral 
aspects of this. 

No Detailed 
Development 
Plan or 
Subdivision 
Plat submitted. 

No neutral 
aspects of this. 

... ·· ··· Discussion .. ..· 

As the proposed net 
density for the 
proposed land use 
plan, excluding public 
right-of-way, is at least 
12.0 dwelling 
units/acre, and the 
average net density of 
land within the City is 
3.6 dwelling units/acre, 
development of this 
site to RS-12 standards 
will result in an slight 
increase to the City's 
average density, which 
results in a more 
compact & efficient 
use of I and. Current 
county standards could 
allow development of 
aggregate mining 
operation or 
manufactured home 
park, both of which 
are less desirable. 

Addition of new 
neighborhood collector 
street extending from 
the northwest corner 
of the site to SW 35'h 
Street will greatly 
enhance the ability of 
properties to the west 
to develop in an 
orderly fashion with 
vehicle, bicycle, and 
pedestrian connectivity 
already established. 
Though no Detailed 
Development Plan is 
being submitted, the 
strictness of the LDC 
and the Natural 
Feature constraints on 
the site means that 
little variation from the 
proposed General 
Land Use Plan is likely 
or even possible. 
Assists in the orderly 
expansion of the City 
boundary. 
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·.. Criterip~ .. . 
Distance to 
bicycle and 
pedestrian 
access, 
shopping, 
transit, major 
street, local 
school, fire 
station, parks, 
and/or 
downtown. 

Connectivity & 
extension of 
existing 
pedestrian and 
bicycle 
facilities. 

Affordable 
Housing 

Distance to 
sewer and 
water 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 

.. Advantages.. .. ,. 
Location is close 
to major street, 
transit stop, 
existing 
sidewalk, multi-
use path, and 
bike lanes. Also 
close to 
downtown and 
a fire station. 

New sidewalks 
and bicycle 
lanes will 
connect to and 
extend existing 
sidewalk and 
bicycle lanes. 

Increase in 
rental market 
will ease 
pressure on 
housing market 
in other parts of 
the City, freeing 
up housing 
stock for 
potential 
purchase by low 
income families. 

Located in 
adjacent public 
street rights-of-
way 
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·. Oisa~vaJ'Itag~s···.·•··.·.·:•·· 
Location is not 
close to 
shopping, 
existing park, or 
elementary 
school. 

No disadvantages 
to this. 

All multi-family 
residential 
dwelling units 
will be 
developed as 
rentals, not 
available as 
affordable 
housing to be 
purchased by 
low-income 
families. 

No disadvantages 
as facility system 
plans have 
included this 
property in their 
study areas. 

> v .N~utral • >. · ••••• 
Location is not 
far from 
existing multi-
use path. 
Existing police 
force has close 
to optimal 
level of staffing 
for City's 
population. 

No neutral 
aspects of this. 

No single-
family 
residential 
dwellings to be 
sold at market 
rate. 

No neutral 
aspects to this. 

D.i~<:lls~iQr, ) h ··•·.· .• ~.( 
See Table 2.6-1 for 
numerical tabulations 
of distances to existing 
facilities and amenities. 

New sidewalks and 
bicycle lanes on new 
collector street will 
connect to existing on 
SW 3S'h Street. 
Existing sidewalk and 
bicycle lane on SW 
West Hills Drive will 
be extended. 

Existing low vacancy 
rate exerts pressure on 
single-family housing 
stock to be converted 
to rentals. 
Development of site 
for multi-family rental 
dwellings would help 
ease that pressure. 

The property is 
included within the 
respective utility 
master plan study 
areas, with no 
identified deficiencies 
in the existing 
distribution/collections 
systems. 
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Criterion .. 
Natural 
Features 

Public 
Improvements 

Intersection 

SATHER ANNEXATION 
(ANN12.C-Q001/ZDC12-00001) 

Advantages 
The site 
contains steep 
slopes, 
significant 
vegetation, a 
riparian corridor 
and floodplains, 
which will be 
afforded greater 
protection if 
annexed. 
All new 
development 
will be to 
current LDC 
standards. 

All intersections 
will maintain 
acceptable Level 
of Service. 
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Disadvanta~es 
No disadvantages 
to this. 

No disadvantages 
to this. 

No disadvantages 
to this. 

Neutral·· ... Discussion 
No neutral The site contains steep 
aspects of this. slopes, significant 

vegetation, a riparian 
corridor and 
floodplains, which will 
be protected under the 
provisions of LDC 
Chapter 4.14, 4.12, 
4.13, and 4.5, 
respectively. 

No existing All urban development 
urban on site will be new 
development with this proposal, and 
on site at this developed to current 
time. LDC standards. 

No neutral Right turn lane to be 
aspects of this. constructed at 

intersection of SW 
Western Blvd. and SW 
3S'h Street at time of 
development, as 
required by traffic 
volumes generated by 
actual detailed 
development plan. 



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 -Improvements Required with Development; 

Response: Sanitary Sewer 

The annexation property is located in the lower Oak Basin of the City of Corvallis 
Waste Water Utility Plan, and is included in the Plan study area. The Master Plan does 
not indicate any hydraulic grade deficiencies in this basin up through full population 
build-out. 

Sanitary sewer improvements needed to serve future residential uses will be installed 
by the developer under an actual development proposal. 

Demand calculations are included in the Appendix of this application. 

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

Response: 

The Sather property is located in the first level water service area, and is included in 
the study area of the Corvallis Water Distribution System Facility Plan. A 20" main 
exists along the easterly and southerly boundaries of the property in 35th Street and 
Western Boulevard respectively. 

The system facility plan does not identify any needed improvements to the main 
distribution system in the vicinity of the annexation site. 

Waterline improvements needed to serve future residential uses on the site will be 
provided by the developer under an actual development proposal. 

Demand calculations are included in the Appendix of this application. 

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

SATHER ANNEXATION 
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Response: 

SATHER ANNEXATION 
(ANN12-D00011 ZDC12-00001) 

Storm Drainage 

The annexation site is located in the Oak Creek Watershed. Oak Creek is located in 
the northeast corner of the property. The Oak Creek riparian corridor will be 
protected by LOC required easements provided with future development proposals. 
In the City's Storm Water Master Plan, this property is designated for high density 
residential uses. The Storm Water Master Plan does not identify any Oak Creek 
channel related deficiencies nor any Oak Creek channel related improvement 
activities in either the Western Boulevard to 35th Street reach or in the 35th Street to 
Harrison Boulevard reach, both of which are in the immediate vicinity of this 
property. It is, however, noted that the velocities in the channel exceed the 4 feet per 
second criteria, indicating the potential for stream bank erosion. 

Any future development of the property on the property will be required to meet 
Storm Water Master Plan and LDC requirements for detention and water quality. 
Development drainage patterns will follow historic drainage paths across the Sather 
property directly to the Oak Drainageway. Storm water detention will meter drainage 
at rates which match the historic site discharge rates in the undeveloped condition. 
Thus, there would be no perceptible impact to flows or water levels in Oak Creek as 
result of the future development of this property. 

Based upon the requirements of Appendix F of the Storm Water Master Plan, future 
development of the site shall demonstrate the safe passage of the 100-year storm 
event. Future development proposals will include the on-site facilities to meet this 
requirement. Any future development-related activities within the Oak Creek 100-
year floodplain shall also occur in accordance with LOC criteria, and thus assure safe 
passage of the 1 GO-year event within the Oak Creek Drainageway. The General Land 
Use Plan shows how structures can be oriented to be located outside the limits of the 
100-year floodplain. 

Storm drainage improvements will be constructed with future development 
proposals. Other than any portion eligible for SOC reimbursement, all improvements 
will be at the developer's expense. 

Improvement Required with Development 

Improvements required with development per LDC Chapter 4.0 will be provided by 
the developer at the time of an actual development application. The accompany 
General Land Use Plan (Attachments I and }) indicate graphically how those 
improvements might be configured under an actual development application. 

Demand calculations are included in the Appendix of this application. 

Natural Hazard and Hillside Development 
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The geotechnical site assessment included in the Appendix of this application 
confirms that it is feasible under the provisions of LOC Chapter 4.5 to develop the 
property with the residential uses proposed. 

Riparian Corridor and Wetland Provisions 

As stated in the january 3, 2007 letter prepared by the City of Corvallis (copy in the 
Appendix of this application), "The site contains several environmental constraints, 
but there are also several developable portions on the property." 

The General Land Use Plan (Attachments I and }) indicate graphically how riparian 
corridors and proximate wetlands can be protected under LOC standards while 
developing the property under the intended zoning. Riparian corridors and proximate 
wetlands will be protected by easement at the time of an actual development 
proposal. 

The wetlands delineation and letter from Turnstone Environmental, Inc. included in 
the Appendix of this application, confirm the feasibility of mitigating wetland impacts 
under a future development proposals. 

4. Transportation facilities consistent with the City's Transportation Plan and Chapter 
4.0 -Improvements Required with Development; and 

Response: Left-turn lane warrants are projected to be met under year 2030 traffic conditions with 
full development at the maximum density allowed under the proposed zoning. Since 
the site is constrained and actual development levels are likely to be well below the 
allowed maximum, it is recommended that a turn-lane warrant analysis be prepared in 
conjunction with any future development application for the subject property. 

Traffic signal warrants were examined for the two proposed site access intersections. 
Based on the analysis, traffic signal warrants are not projected to be met through 
2030 either with or without the addition of the maximum allowable trips under the 
proposed zoning. Accordingly, no new traffic signals are recommended. 

Based on the operational analysis, southbound left-turns from the proposed site 
access on SW Western Boulevard may need to be restricted in order to maintain 
acceptable intersection operation. With re-routing of these trips, operation of the area 
intersections is projected to be acceptable. Since the need for left-turn restrictions is 
highly dependent on site traffic volumes and the likely site development traffic levels 
are well below those analyzed for the proposed zone change, it is recommended that 
intersection operation and the need for turn restriction be reevaluated in conjunction 
with any future site development proposal. 

5. Park facilities consistent with the City's Parks Master Plan. 

Response: 

SATHER ANNEXATION 
(ANN12-D0001 I ZDC12-D0001) 

Arnold Park, Avery Park and Bruce Starker Arts Park are all located approximately 1-
1/3 of a mile from the annexation site. 
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d. If the Annexation proposal includes areas planned for open space, general community 
use, or public or semi-public ownerships, the Annexation request shall be accompanied 
by a Comprehensive Plan Map Amendment as outlined in "1," and "2," below-

Response: Not applicable. 

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 the Uses' relationships to 
neighboring properties); 

Response: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 

Guided by the development policies of the City of Corvallis LDC, uses will be 
organized by established residential design principles relating form and function to the 
human scale, while providing an appropriate stewardship of significant environmental 
features. The site will be designed to transition from lower to higher density extending 
from established lower density residential south of Western Boulevard northward 
toward the abutting railroad tracks. All portions of the site that are to be zoned C-OS 
will be precluded from development by the presence of Natural Feature Protection 
overlays. 

The General Land Use Plan demonstrates a possible development design that 
provides an interconnecting network of streets, and bicycle and pedestrian facilities. 
The street network complies with the maximum block perimeter standards specified 
in LDC 4.0.60.n-1(b). At the northwest corner of the site, due to the presence of the 
protected riparian corridor for Oak Creek, blocks are provided that are bound by 
pedestrian connections only, as allowed by LDC 4.0.60.n-1(a). Similarly, at the 
northerly west end of the site, blocks are also bound only by pedestrian connections, 
due to the presence of protected significant vegetation. In these locations, the block 
sizes could potentially be up to 30% greater than the standard outlined in LDC-
4.0.60.n-1(b), due to the variation allowed outright by 4.0.60.n-1(c). No street or 
pedestrian connections are provided to the north of the site, due to the presence of 
the existing railroad tracks. 

Not shown on the General Land Use Plan is a proposed future trail that would either 
be constructed along the Oak Creek alignment (per the City's Transportation Plan -
Trails Master Plan, p. A-4) or that would follow an alignment along Oak 
Creek/Washington Way/SW Jsth Street (per the Park and Recreation Facilities Plan -
Trails Plan, Map #7- Trail T-10). Given that the former alignment would require 
some additional crossing of the railroad tracks that is not likely to ever be granted, it is 
reasonable to assume that the future multi-use path/trail will follow the alignment 
designated in the Parks and Recreation Facilities Plan, along SW 35111 Street. It is 
anticipated that any off-site pedestrian facility improvements that may be required in 
association with the development of the annexation site would also address the 
requirement for this multi-use path/trail. 
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1. Visual elements (scale, structural design and form, materials, etc.); 

Response: Providing a respectful and complimentaty presence at the street and to neighboring 
properties will be a priority. The scale and character of the proposed structures will 
be designed to match adjacent materials and visual architectural forms. Along 
Western Boulevard the elevations of the structures will be to the scale of the 
established surrounding structures with attention to providing pedestrian oriented 
design throughout the site. A variety of materials, colors and elevations will be 
employed throughout. (See Attachment 'K' for Representative Architecture). 

2. Noise attenuation; 

Response: No special measures have been considered for noise attenuation, nor will this project 
create any noises greater than or not typical of the surrounding residential and street 
uses. 

3. Odors and emissions; 

Response: Odors on the site are anticipated to be similar to those permitted on adjacent 
residential lands. Trash and recycling pickup service will be provided throughout the 
development, at the direction of the local solid waste franchise utility. 

Corvallis is currently in compliance with State and Federal air and water quality 
standards. It is anticipated that any emissions resulting from this development will be 
minimal. This project is not expected to affect the City's compliance with these State 
and Federal standards. 

4. lighting; 

Response: All new exterior lighting for the project will be full-cutoff and shielded so as not to 
produce glare onto adjacent properties. 

5. Signage; 

Response: All signage associated with the development will be in compliance with the City's sign 
regulations and vision clearance requirements. 

6. landscaping for buffering and screening; 

Response: Appropriate native planting material will be utilized throughout the site. Landscaping 
will be provided in excess of buffering and screening requirements to aid in softening 
the exterior appearance of the proposed structures and parking facilities. 

7. Transportation facilities; 

Response: 

SATHER ANNEXATION 
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Left-turn lane warrants are projected to be met under year 2030 traffic conditions with 
full development at the maximum density allowed under the proposed zoning. Since 
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the site is constrained and actual development levels are likely to be well below the 
allowed maximum, it is recommended that a tum-lane warrant analysis be prepared in 
conjunction with any future development application for the subject property. 

Traffic signal warrants were examined for the two proposed site access intersections. 
Based on the analysis, traffic signal warrants are not projected to be met through 
2030 either with or without the addition of the maximum allowable trips under the 
proposed zoning. Accordingly, no new traffic signals are recommended. 

Based on the operational analysis, southbound left-turns from the proposed site 
access on SW Western Boulevard may need to be restricted in order to maintain 
acceptable intersection operation. With re-routing of these trips, operation of the area 
intersections is projected to be acceptable. Since the need for left -turn restrictions is 
highly dependent on site traffic volumes and the likely site development traffic levels 
are well below those analyzed for the proposed zone change, it is recommended that 
intersection operation and the need for turn restriction be reevaluated in conjunction 
with any future site development proposal. 

8. Traffic and off-site parking impacts; 

Response: Traffic, the off-site impacts from that traffic, and the mitigations required as a result of 
those impacts are discussed in detail within the traffic impact study included in the 
Appendix. 

The General Land Use Plans (Attachments I and }) demonstrate how LDC compliant 
on-site parking can be met with the future development proposals. No off-site parking 
will be required. 

9. Utility infrastructure; 

Response: Prior discussions of this narrative have established that the subject property can be 
reasonably be serviced with utilities. Please refer to the Appendix for utility demand 
calculations. 

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

Response: This project does not create any air or water quality impacts which would be 
inconsistent with or in excess of the residential zoning or the adjacent residential uses. 

Stormwater quantity and quality measures will be made consistent with the City's 
adopted Master Plan and Design Standards. 

11. Consistency with the applicable development standards, including the applicable 
Pedestrian Oriented Design Standards; 
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Response: The site and all buildings wi/1 be designed in accordance with development standards. 
Appropriate variety and aesthetics will be upheld to enhance the surrounding 
community and establish quality design and construction within the proposed 
development. A breakdown of the variety of dwelfing types required is depicted in the 
layout and tables provided in the plan attachments. The dwelfings wi/1 provide large 
front porches with their primary entrances oriented toward the street. Buildings will 
be laid out to front the streets much like the street presence of traditional 
neighborhoods, with parking isolated behind the structures. This design focuses the 
orientation of the streets to the pedestrian rather than the vehicle. 

In addition, extensive public pedestrian connection easements are proposed to 
further cultivate a livable pedestrian friendly community, encouraging foot traffic 
rather than automobile traffic. Providing public connections from the east side of the 
co/lector has significant natural limitations. This is due to the location of the Oak 
Creek riparian corridor. The environmentally sensitive nature of this area suggests that 
public foot and vehicular traffic be consolidated along with the proposed collector 
connection to SW 35th Street in order to minimize unnecessary impact. With the close 
proximity of the OSU campus and supporting bike lanes along existing and proposed 
streets, extensive bike parking will provided throughout the project, some of which 
wi/1 be all weather covered parking. 

A/1 private and common open space, recreation, landscapin& lot coverage, building 
separation and parking standards will be exceeded. 

The land use plans provided offer a general concept for how the RS-12 zoned portion 
of the site may be developed in the future; the C-OS portion of the site is precluded 
from development both by the zoning designation and by the presence of protected 
Significant Natural Features. The lands plans demonstrate a strategy to achieve slightly 
more the minimum 12 Owe/lings/Acre density that is required under the RS-12 
zoning. The site constraints make the 20 Dwelling/Acre maximum density of the RS-
12 and the Residential - Medium High Density land use category unachievable for the 
site. It would be extremely challenging to develop the property at any higher density 
than what is indicated on the plan provided. 

12. Preservation and/or protection of Significant Natural Features addressed in Chapter 
4.2- landscaping, Buffering, Screening, and lighting, Chapter 4.5- Natural Hazard 
and Hillside Development Provisions, Chapter 4.11 - 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. 

Response: 

SATHER ANNEXATION 
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To the greatest extent feasible natural features on-site will be maintained. Where 
possible, existing vegetation will be utilized to meet buffering and screening 
requirements. Where this is not possible, supplemental planting material will be 
provided. The site contains steep slopes that will be preserved to the extent possible 
and required with the necessary road and site development improvements. Significant 
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vegetation areas that are located on-site also will have a high priority for conservation 
for both their natural aesthetic and ecological values. There is an overlap of steep 
slopes and protected vegetation in the middle of the site. This asset will be a central 
focus for the site and all efforts will be made to retain this area in a natural state to 
the extent that is attainable. MADA does not apply to Parcel 1 but does apply under 
the RS-12 standards for Parcel 2 allowing for a Minimum Assured Development Area 
of 1. 28 acres of the total 2.55 acre parcel. The northeast portion of the site contains 
riparian and wetland protections for the Oak Creek Corridor. No development in this 
area will be proposed. The proposed collector road alignment is located to connect 
to SW 35th Street at the optima/location to minimize impact and has been shifted to 
the west, within the site, to further alleviate additional unnecessary impacts to the 
riparian corridor. There are DSL regulated wetlands on-site that are not locally 
significant or regulated, but will inevitably require off-site mitigation for development 
to occur on this site. Mitigation banks have been contacted and have provided 
documentation that resources are available for off-site mitigation to occur. Roads and 
buildings will be designed to work with the site topography and site constraints in 
order to comply with code standards. 

Note: The proposed new collector street would be constructed through the floodway 
fringe; this is permissible per LDC 4.5.90.02.c, which allows an exception to the 
prohibition against development in the floodway fringe as follows: 

"Location, maintenance, repair, and replacement of infrastructure, and 
construction of streets, utilities, bridges, bicycle, and pedestrian facilities. 
Location and construction of such facilities within High Protection Floodway 
Fringe 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 shalf guide this determination. The design standards of 
Chapter 4.0 - Improvements Required with Development shalf be applied to 
minimize the impact to the Floodway Fringe area; 

APPLICABLE COMPREHENSIVE PLAN POLICIES 

• Comprehensive Plan Policy 14.2.4- Upon annexation, all lands shall be districted in a 
manner consistent with Comprehensive Plan designations. 

Response: Complies. An application is included for a zone district change to RS-12, which is 
consistent with the Comprehensive Plan designation of Medium High Density 
Residential. 

• Comprehensive Plan Policy 14.2.5 - Upon annexation, residential lands on hillside areas 
shall be developed in accordance with Policy 4.6.6. 

Comprehensive Plan Policy 4.4.6 - On tree-covered hills, the design of dwellings and 
their placement shall be planned to retain a sufficient number of trees to preserve a 
green, tree-covered hillside appearance. 
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Response: Complies. Attachments '/' & T demonstrate how the placement of proposed buildings 
has been planned to maintain the vegetation along the hillside located central to the 
proposed site, preserving the green, tree-covered hillside appearance that will be a 
focal point for the future development. This asset will be a central focus for the site 
and all efforts will be made to retain this area in a natural state to the extent that is 
attainable. 

• Comprehensive Plan Policy 14.3.2 - Conversion of urbanizable land to urban uses shall 
be based on orderly, economic provision of public utilities, facilities, and services. 

Response: Complies. Public utilities, facilities, and services can be provided in an orderly 
economic fashion as described above and as detailed in the City's Facility Master 
Plans. 

• Comprehensive Plan Policy 14.3.4 - Urbanization shall be contained within the Urban 
Growth Boundary, and shall occur incrementally through the annexation process. 

Response: Complies. The proposed annexation site is within the Urban Growth Boundary and 
would be annexed incrementally to the adjacent properties. 

• Comprehensive Plan Policy 14.3.5 - Annexations can only be recommended to the 
voters where the following findings are made: 

A. 

Response: 

B. 

Response: 

c. 

Response: 

There is a demonstrated public need for the annexation. 

Complies. The public need for the annexation is demonstrated in the response to 
LOC Section 2.6.30.07 below. 

The advantages to the community resulting from the annexation shall outweigh 
the disadvantages. 

Complies. The advantages to the community compared to the disadvantages are 
discussed in the response to LDC Section 2.6.30.06-b.2 above. 

The City and other jurisdictions are capable of providing urban services and 
facilities required by the annexed area, when developed. 

Complies. The site is capable of being served by urban services and facilities, as 
discussed in the response to LOC Section 2.6.30.07 below. 

• Comprehensive Plan Policy 14.3.6- 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. 
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B. 

c. 

Response: 

The availability of sufficient land of this type to ensure choices in the 
marketplace; and 

Other factors, including livability benchmarks, as delineated in the Land 
Development Code. 

Complies. These factors are discussed in the response to LDC Section 2.6.30.07 
below. 

2.6.30.07- Methodologies for Some of the Review Criteria in Section 2.6.30.06 

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 within "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. 

Response: 

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. 

Since no Council Policy actually exists, it is difficult to calculate a five-year supply of 
serviceable land based on any uniform standards. At this time, the City's 2011 LDIR 
lists the quantity of vacant land that is zoned Medium High Density Residential (RS-12 
and RS-12(U)) as 69.11 acres, with 60.39 of those acres unconstrained by natural 
features. 

However, the City's LDIR only considers Significant Natural Features such as 
Wetlands, Protected Riparian Corridors, and Significant Vegetation when determining 
what areas of vacant land is constrained by Natural Features. In addition to Wetlands 
and a Protected Riparian Corridor, a significant portion of the largest piece of vacant 
land zoned RS-12 also contains slopes that are greater than 15%; steep slopes can 
arguably constrain a land from practicably being developed, even if an outright 
prohibition against development is specifically outlined in the LOC. When accounting 
for the 15.73 acres that contain slopes greater than 15% (in addition to, in some 
cases Wetlands and or a Riparian Corridor), the quantity of fully unconstrained vacant 
land within the City limits falls to 47.62 acres. 

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 public need for Annexation may include ... the availability of sufficient 
land of this type to ensure choices in the market place." Minor Annexation 
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Response: 

Response: 

applications are 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: 

1. Information regarding a housing/jobs balance; 

The latest data on employment from 2010 1 indicates that, on average 27J36 jobs 
existed in Corvallis. During that same year, the City of Corvallis housing stock 
consisted of 23,450 housing units. 2 This results in a housing/job ratio of 1 housing 
unit for every 1.2 workers. However, it does not take into account the number of 
housing units occupied by full-time students, retirees, stay-at-home parents, or other 
non-employed persons. It also does not take into account the number of workers 
who hold more than one job. The resulting practical balance would actually be 
somewhat lower than this number, though it is difficult to objectively quantify without 
more demographic information. 

When taking into account the fact that many households are inhabited by more than 
one wage earner, it can easily be concluded that the existing balance is inadequate to 
support the employment level of Corvallis. Given the rental vacancy rates described 
below, the explosive rise in OSU enrollment over the last several years, and the 
proximity of the proposed annexation site to OSU, it is to be anticipated that the 
approval of this annexation and subsequent development of additional multi-family 
dwellings on it would provide much needed housing for student, and take reduce 
rental pressure in other areas of Corvallis, freeing up existing housing stock for 
working families. 

2. Housing rental rates and prices; 

Current data for the U.S. Housing & Urban Development Department (HUD) Fair 
Market Rents3 are as follows: 

Size 
Studio: 
1 Bedroom: 
2 Bedroom: 
3 Bedroom: 
4 Bedroom: 

Monthly Rent 
$ $512/month 
$ $622 /month 
$ $774 /month 
$ $1,125 /month 
$ 1,293/month 

3. Vacancy rates; and 

1 Oregon Employment Department Workforce and Economic Research 
2 City of Corvallis 2011 Land Development Information Report 
3http://www.huduser .org/portal/datasets/fmr/fmrs/FY201 2 _ code/2012summary.odn ?inputname = METR01 8 700 
M 1 8700*Corvallis%2C +OR+ MSA&selection _type= hmfa&year= 2012&data=2012&area _id = METR038900 
M38900&fmrtype= Final&ne _ flag=%24ne _flag& path =C%3A\huduser\wwwdata\database&incpath =C%3A \H 
UDUSER\wwwMain\datasets\fmr\fmrs\FY201 2 _Code 
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Response: 

Response: 

According to the most recent census information from 20104
, the estimated 

homeowner vacancy rate in Corvallis is 1.1 %, while the estimated rental vacancy rate 
is approximately 7.4%. However, these vacancy rates are intercensal estimates only, 
based on data collected during the previous census in 2000; the official vacancy rate 
data reflecting the 2010 census information has not yet been released. In actuality, 
the Corvallis Gazette-Times has reported as recently as january 2012 that "< ... > the 
areas rental vacancy rate has hovered around 1 percent for much of the past 
year."5 (This number has been confirmed by the City of Corvallis Housing Division). 

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

Housing costs and affordability as related to income are calculated based on monthly 
housing payments compared to gross monthly income. When a household's monthly 
housing payment exceeds 30% of their gross monthly income, that household is 
considered by HUD to be "cost burdened". For purposes of the following discussion 
concerning what income levels are necessary for households to be able to afford a 
house, that standard is used. 

Following is a breakdown of the full-time hourly wage(s) necessary for a household to 
earn in order to afford a house in each price range: 

Listed Price 
$90K-$150K 
$150K-$200K 
$200K-$250K 

Hourly wage for affordabi/ity* 
$13/hr-$19/hr 
$19/hr-$25/hr 
$25/hr-$30/hr 

*Calculated at 30 year fixed mortgage, 20% down payment, 6.0% interest 

As the median house price in Corvallis is approximately $250,000 6
, over 0 of the 

houses for sale are only affordable to households that earn a total wage of more than 
$30/hour. Working class jobs typically do not earn more than $15/hour. From this, it 
is clear that the majority of residential units for sale in Corvallis are well out of the 
price range of households with working class incomes, even when there is more than 
one wage earner in the household. 

Even though no Detailed Development Plan is submitted with this location, the 
Comprehensive Plan designation of the proposed annexation site (Medium High 
Density), combined with its close proximity to OSU and the current inordinately low 
rental vacancy rate in Corvallis make it reasonable to conclude that the property will 
be developed for the multi-family dwelling rental market, as indicated on the General 

4 http ://factfi n d er2. census.gov /faces/tab lese rvi ces/jsf/ pages/ prod u ctvi ew .xhtm I ?src= bkm k 
5 http://www.gazettetimes.com/news/local/housing-a-large-portion-of-students-spendinglarticle f699a41 0-
4ace-11 e1-9ff4-001871 e3ce6c.html?oCampaign=email#ixzz1 p73fg1 Ed 
6 http://quickfacts.census.gov/qfd/states/41/4115800.html 

SATHER ANNEXATION 
(ANN12"J00011 ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-39 



c. 
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Land Use Plan. The net impact of increasing the quantity of this type of housing stock 
in the rental market would be to decrease the rental pressure on single-family 
residential neighborhoods not only near campus, but throughout Corvallis. Reducing 
that rental pressure would result in fewer single family homes and lots being 
purchased for the purpose of renting to students, making available more market 
choices for those pursuing opportunities to purchase owner-occupied residences. 

The City does not independently review and verify documentation of this nature. 
Therefore, and 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. 

Providing information on community-wide livability indicators and determining 
compliance with adopted community-wide benchmarks-

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

Response: See Table Below. 
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Table 2.6-1 -Community-wide Livability Indicators and Benchmarks for Annexation 
Proposals 

Rural Development Potential 

Adjacent to City 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-42 

Average 
proposed Annexation 
relative to the 
average density of 
land within the City 
that is developed and 
of the same type 
(single-family or 
multi-family). 

Type county 
development that 
could occur if 
property not 
Annexed (depends 
on county land use 
policies in effect at 
time of proposed 
Annexation). 

Percentage e 
perimeter of the 
Annexation that is 
enclosed within the 
City limits. 

Meet or 
average density of 
land with the City, 
developed, and of the 
same type as the 
proposed annexation 
(single-family or multi
family). 

Growth Boundary is 
done in a fashion that 
does not preclude 
urban-level 
development on the 
subject site and/or on 
adjacent properties 
within the UGB. 

It is cons an 
advantage if > = 50% 
of the perimeter of an 
Annexation site is 
enclosed within the 
City limits. 

development site will be at least 
12.0 dwelling units/acre. The 
average net density of land 
within the City is 3.6 dwelling 
units/acre. 

Current county 
standards allow development of 
Manufactured Home Park, or 
Mining Operation, which 
preclude urban-level 
development on subject site. 

perimeter 
adjacent to City Limits /5251' of 
total perimeter length = 50.6% 



Distance to Bicycle and 
Pedestrian Access 
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Development Plan 
and/or Tentative 
Subdivision Plat with 
Annexation request. 

Distance to bike 
lanes. 

Distance to sidewalk. 

Distance to multi-use 
path. 

It is not co a 
disadvantage and may 
be considered an 
advantage if an 
Annexation request is 
processed 
concurrently with a 
Detailed 
Development Plan 
and/or Tentative 
Subdivision Plat, even 
though such land use 
decisions may be 
changed after 
Annexation. 

0.5-mile to bike lane. 

0.25-mile to sidewalk. 

0.5-mile to multi-use 
path. 

Annexation is not being 
concurrently processed with 
either a Detailed Development 
Plan or Tentative Subdivision 
Plat. 

Complies. Adjacent to existing 
bike lane. 

Distance to sidewalk = 0.1 mi. 

Distance to multi-use path = 
0.5 mi. 
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c Transportation 
Improvements 
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It is considered an 
advantage if 
improvements 
proposed as part of 
the Annexation 
request would 
connect to and 
extend existing 
bicycle and 
pedestrian facilities. 

Type Extent 
public transportation 
improvements (street, 
bicycle, pedestrian) 
that are listed in City 
master plans and 
would occur with 
urban-level 
development of 
Annexation site. 

Connection to existing 
pedestrian facilities 
and extension of them 
by at least 350'; or 
connection to existing 
pedestrian facilities 
and filling a gap 
between existing 
pedestrian facilities of 
at least 1 00'. 

Connection to existing 
bicycle facilities and 
extension of them by 
at least 350'; or 
connection to existing 
bicycle facilities and 
filling a gap between 
existing pedestrian 
facilities of at least 
100'. 

It is considered an 
advantage if public 
transportation 
improvements (street, 
bicycle, pedestrian) 
would be installed 
with the Annexation, 
are listed in City 
master plans, and 
would enable other 
sites within the Urban 
Growth Boundary to 
ultimately develop. 

Complies. Development of 
new Collector Street would 
involve connection to and 
extension of existing bicycle 
bike lane at SW 3S'h Street. It is 
anticipated that the City would 
require offset improvements 
with development, in the form 
of extending the existing 
sidewalk on the west side of SW 
35th Street at the very least, if 
not extending the existing 
sidewalk at the north side of 
SW Western Blvd/SW West 
Hills Road from the intersection 
with SW 3S'h Street as well. 

Complies. e new collector 
street is included on the City's 
Master Plan and will enable 
other properties to the west to 
ultimately develop. 
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Affordable Housing 
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Distance 
neighborhood 
shopping 
opportunities (both 
existing and 
planned). 

Housing Affordability. 

neighborhood 
shopping 
opportunities (existing 
or planned). More 
advantage associated 
with shorter distances 
from existing (as 
opposed to planned) 
shopping 
opportunities and/or 
location within 0.5-
mile from existing 
shopping 
opportunities. 

It is considered an 
advantage if more 
than 50 percent of the 
proposed residential 
housing units are 
classified as 
Affordable Housing 
using the definition of 
Chapter 1 .6 -
Definitions. This 
benchmark will be 
refined with future 
update to this cod e. 

Annexation site is 
approximately 1.1 miles from 
nearest neighborhood shopping 
opportunities. 

None of the proposed 
residential units will be 
classified as Affordable Housing. 
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percentage 
of Annexation site 
with Significant 
Natural Features 

To be developed as 
part of a future 
update of this Code, 
and following 
completion of 
regional studies. 

Consistency 
Significant Natural 
Feature protections 
specified by 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. 

It is considered an 
advantage if 
Significant Natural 
Features are protected 
through Annexation, 
since they may be 
better protected 
within the City. 

site contains 
Steep Slopes, Significant 
Vegetation, a Riparian Corridor, 
and Floodplains, which will be 
afforded better protection 
under the LDC than currently 
apply. 



Distance to Major Street 

Intersection 
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Distance an 
existing transit line 
and/or bus stop. 

Distance to nearest 
Collector and/or 
Arterial Street(s) that 
would serve the 
proposed annexation 
site and is fully 
improved to City 
standards or is 
improved to City 
standards with regard 
to bicycle and 
pedestrian facilities. 

intersections of 
Arterial and/or 
Collector Streets, as 
determined by the 
City's Traffic 
Engineer, within a 
one-mile radius of 
the site. 

existing transit line 
and/or bus stop. 

Distance to nearest 
Collector and/or 
Arterial Street(s) that 
would serve the 
proposed annexation 
site is <= 0.25-mile 
and is fully improved 
to City standards or is 
improved to City 
standards with regard 
to bicycle and 
pedestrian facilities. 

service 
intersections of 
Arterial and/or 
Collector Streets 
affected by the 
proposal, as 
determined by the 
City's Traffic Engineer, 
and generally within a 
one-mile radius of the 
site, will be a level of 
service "D" or better 
following urban level 
development of the 
Annexation site. 

Complies Annexation site is 
approximately 0.1 miles from 
nearest transit stop, at SW 3S'h 
Street and SW Western Blvd. 

Complies. Annexation Site is 
0.1 mi. from location where SW 
Western Blvd. intersects with 
SW 3S'h St., which is the nearest 
Collector or Arterial fully 
improved to City Standards. 

nt 
intersections to maintain level 
of service "D" or better. Turn 
lanes to be constructed as 
required by actual traffic 
generated by detailed 
development design, in order to 
maintain Levels of Service. 
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Distance 

Police Response Time 

Distance from Fire Station 
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ent, 
capacity, and average 
class size of public 
schools to serve the 
Annexation site. 
Distance to public 
elemental)' school. 

Nu ce 
officers per 1,000 
persons residing 
within City limits. 

Distance from an 
existing fire station. 

nearest pu 
would serve the school is Adams Elemental)', 
Annexation site are which is approximately 0.6 mile 
not overcrowded. away. There is sufficient 
Corvallis School capacity at all public schools 
District goals for that would serve the annexation 
average class sizes site. 
may val)' among 
grades. 0.5-mile to 
public elemental)' 
school. 
School District 
policies, re: 
boundaries of closest 
schools or additional 
schools, factor into 
potential redefinition 
of school boundaries. 
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a fire station with an SW 35°' Street 
engine company. 



Distance to Sewer and Water 

Planned Utilities 
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Type and extent 
public improvements 
developed to City 
standards; and 
urban-level 
development, such as 
clustered housing, 
etc., existing on the 
proposed Annexation 
site. 

Distance to 
adequately sized 
public sanitary sewer 
and water lines 
needed to serve the 
site. 

Types and extent of 
public utility 
improvements of 
sanitary sewer, water, 
and storm drainage, 
that are listed in City 
master plans, and 
would occur with 
urban-level 
development of the 
Annexation site. 

Annexation 
partially developed 
land within the Urban 
Growth Boundary 
(UGB) that already 
contains some public 
improvements 
developed to City 
standards, and urban
level development on 
part of the site, is 
considered more 
advantageous to the 
City than Annexation 
of land. 
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. 

It is considered an 
advantage if the 
installation of public 
utilities of sanitary 
sewer, water, and 
storm drainage, listed 
in City master plans, 
would enable other 
sites within the UGB 
to ultimately develop. 

Complies. Sanitary sewer a 
water facilities are proximate to 
the Annexation Site. 

No public utilities that are 
included in City Master Plans. 



Analysis: 

Annexation from the 
Central Business 
Zone intersection of 
SW Third Street and 
SW Monroe Avenue 

It is considered an 
advantage if an 
Annexation 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. 

Complies. The Annexation site 
is approximately 2.2 miles from 
the intersection of SW 3"1 and 
SW Monroe. 

The livability benchmarks are grouped according to various goals that are listed in the Corvallis 2020 
Vision Statement: Where People Live, Protecting the Environment, Education/Human Services, and 
Central City. This analysis will discuss the benchmarks within each goal, and the goals as they 
compare to each other for this annexation site. Note: the goal "Economic Vitality" is not included in 
this analysis as the City of Corvallis has not yet defined a specific benchmark to which an annexation 
can be compared. 

Where We Live 
The annexation meets six of the livability benchmarks in this category: Annexation Density, Rural 
Development Potential, Adjacent to City, (Distance to Bicycle and Pedestrian Access, Connectivity & 
Extension of Bicycle and Pedestrian Facilities, and Planned Public Transportation Improvements. The 
benchmarks that are not met include Development Plans, Distance to Shopping, and Affordable 
Housing. 

While no detailed development or subdivision plan is being submitted in conjunction with this 
annexation application, the severe constraints placed on the site by site shape, orientation and 
topography, required master plan public street improvements, required storm water detention and 
treatment, as well as required street connectivity to adjacent sites and multiple access-points to the 
site will result in few options for a workable development plan for this site. In fact, it is safe to 
conclude that the detailed development plan actually submitted for this site will not vary substantially 
from the General Land Use Plan included in the application. Lastly, while no units are designated as 
being set aside as affordable units, it is unlikely that any annexation would meet this benchmark, 
unless the applicant is a developer devoted specifically to affordable housing and the project is 
subsidized as such. 
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In conclusion, as the number of benchmarks met (six) under this category exceeds the numbers not 
met (three), it would appear the advantages outweigh the disadvantages for the annexation application 
at this time, under the category "Where We Live." 

Protecting the Environment 
The application meets all of the benchmarks under Protecting the Environment: Natural Features, 
Intersection, Distance to Transit and Distance to Major Street. The site contains steep slopes, 
significant vegetation, a riparian corridor, and floodplains, all of which will be afforded greater 
protection from development if the subject site is annexed. Level of service for intersections of Arterial 
and/or Collector streets will be "D" or greater. Intersection improvements such as turn lanes will be 
provided as required to meet this standard. The distance from the site to the nearest transit stop is 0.1 
miles. The site fronts SW Western Blvd, which is classified as an arterial street and is fully improved to 
City Standards. 

In conclusion, it would appear that the application advantages strongly outweigh the disadvantages in 
the category of "Protecting the Environment." 

Education/Human Services 
While the application meets two of the livability benchmarks for this group (Distance to Water and 
Sewer and Distance from Fire Station), it does not meet any of the other benchmarks for this category. 
The disadvantages to annexation outweigh the advantages under the category "Education/Human 
Services." 

Central City 
The application meets the only benchmark in this category, "Distance to Downtown". 

Conclusion 
The application confers more advantages than disadvantages in three of the four categories under 
analysis, and in total confers more advantages than disadvantages, meeting thirteen benchmarks and 
failing to meet only eight. In summation, the benchmarks that it meets include: Annexation Density; 
Rural Development Potential; Distance to Bicycle and Pedestrian Access, Connectivity & Extension of 
Bicycle and Pedestrian Facilities; Planned Public Transportation Improvements; Distance to Major 
Street; Protection of Natural Features; Distance to Transit; Intersection; Distance to Water and Sewer; 
Distance from Fire Station, and Distance to Downtown. These represent a wide variety of advantages 
and diversity in opportunities to assist in the orderly growth and urbanization of the associated area. 
Furthermore, many of the benchmarks that are not met could be remedied in time, as SW 53'd Street 
gets developed to City Standards, additional school facilities are constructed, and City police staffing is 
expanded. In conclusion, over all the advantages of the annexation outweigh the disadvantages, in 
terms of livability benchmarks. 
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ZONE CHANGE APPLICA liON 

A. Applicant's Request 

Approval to apply zoning designations of C-OS and RS-12 to Lots 1100, 1200 and Tract "A" of 
Partition Plat 2007-21, pending annexation. 

B. Site Description 

The zone change is comprised of two parcels and one tract dedicated to the public. The total zone 
change request is for 30.52 acres, broken down as follows: 

Parcel1 

Parcel 2 

Tract "A" 

TOTAL 

27.84 acres - 26.93 acres to be zoned RS-12, 
and 0.91 acres to be zoned C-OS (does not 
include 1. 13 acres of existing dedicated SW 
Reservoir Road right-of-way) 

2.55 acres to be zoned RS-12 

0. 13 acres to be zoned RS-12 

30.52ACRES 

The existing Comprehensive Plan Designation for the private property is Medium High Density 
Residential (29.61 acres) and Open Space- Conservation (0.91 acres). The proposed Zoning is RS-12 
and C-OS, respectively. 

C. Submission Requirements 

2.2.40.02 -Application Requirements 

When the Director deems any requirement below unnecessary for proper evaluation of a 
proposed application, it may be waived. 

Prior to formal submittal of an application, the applicant is encouraged to participate in 
an informal pre-application conference with Community Development Department staff 
to discuss the proposal, the applicant's requirements, and the applicant's materials 
developed in response to this Code's applicable requirements. 

Applications shall be made on forms provided by the Director and shall be accompanied 
by: 
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a. General Requirements 

1. Location and description of the subject property(ies), including all of the following, 
as relevant: address; tax assessor map and tax lot number; parcel number; written 
description of the boundaries of the proposal; and one set of assessor's maps of the 
subject site and surrounding area, with the subject site outlined in red; 

2. Signed consent by the subject property's owner(s) and/or the owner's legal 
representative(s). If a legal representative is used as a signatory, written proof of 
ability to be a signatory shall be furnished to the City. The owner's name(s) and 
address(es), and the applicant's name, address, and signature shall also be provided; 

3. Fifteen copies of the narrative, on 8.5 by 11 in. sheets, and 15 copies of graphics at 
an 8.5 by 11 in. size. The Director may request additional copies of the narrative 
and/or graphics for routing purposes, if needed. Related names/numbers must be 
legible on the graphics. The Director may also require some or all graphics at an 11 
by 17 in. size if, for legibility purposes, such a size would be helpful; 

4. Six sets of full-scaled black line or blueprint drawings of the graphic(s), with sheet 
size not to exceed 24 by 36 in. Where necessary, an overall plan with additional 
detail sheets may be submitted; 

5. An electronic version of these documents (both text and graphics, as applicable) if an 
applicant has produced part or all of an application in an electronic format. The 
applicant shall coordinate with the City regarding compatible electronic formats, to 
the greatest extent practicable. 

Response: The application form (signed by the owners of the property) and appropriate 
copies of the graphics are being submitted with this Narrative. 

6. Graphic Requirements Graphics shall include the following information where 
applicable: 

a) Public Notice Map -Typically a street map at one in. = 800ft. as per the City's 
public notice format; 

Response: Attachment 'A.' 

b) Zoning Map - Existing and proposed Zoning MapsTypically one in. = 400 ft., 
but up to one in. = 800 ft., depending on the size of the site, with a key that 
identifies each zone on the site and within 1,000 ft. of the site as per City 
format; 

Response: 
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c) Comprehensive Plan Map - Typically one in. = 800 ft. with a key that identifies 
each and use designation on the site and within 1,000 ft. of the site as per City 
format; 

Response: Attachment 'C.' 

d) Existing Land Use Map - Typically a topographic map that extends at least 1,000 
ft. beyond the site. The map shall include building footprints and distinguish 
between single-family, multi-family, Commercial, and Industrial Uses, as well as 
other significant features such as roads, parks, schools, and Significant Natural 
Features identified by Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting, Chapter 4.5 - Natural Hazard and Hillside Development Provisions, 
Chapter 4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 -
Riparian Corridor and Wetland Provisions; 

Response: Attachment '0.' 

e) Significant Natural Features Map(s) - Maps shall identify Significant Natural 
Features of the site, including but not limited to: 

Response: 

Response: 

Response: 

1) All information and preservation plans required by Chapter 4.2 -
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions, as applicable; 

See Attachment 'E','F' & 'G'. 

2) All Jurisdictional Wetlands not already shown as part of "a," above. While 
not all Jurisdictional Wetlands are locally regulated by Chapter 4.13 -
Riparian Corridor and Wetland Provisions, they need to be shown so that 
the City can route the application to the appropriate state and federal 
agencies for comment; and 

Wetlands delineation is included in the Appendix of this application. 

3) Archaeological sites recorded by the State Historic Preservation Office 
(SHPO). 

There are no recorded archeological sites on the applicant's property. 

7. A legible Vicinity Map identifying the area to be amended that shows adjacent 
City and county territory at least 300 ft. beyond the boundaries of the subject 
site. The map shall include features such as existing streets and parcel 
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Response: 

boundaries; existing structures; driveways; utilities; Significant Natural Features 
regulated by Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, 
Chapter 4.5- Natural Hazard and Hillside Development Provisions, Chapter 4.12 
- Significant Vegetation Protection Provisions; and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions; Minimum Assured Development Area 
information from Chapter 4.11 - Minim urn Assured Development Area (MADA), 
if applicable; and any other information that, in the Director's opinion, would 
assist in providing a context for the proposed Zone Change. The Director may 
require an area greater than 300 ft. beyond the subject site, such as in cases 
where adjacent property is large and a view of the whole parcel would be helpful, 
or when existing infrastructure is far away from the site. 

Attachment 'H.' 

8. Statement of availability, capacity, and status of existing water, sewer, storm 
drainage, transportation, park, and school facilities. The applicant shall obtain 
information from the affected service and utility providers using GIS base maps 
where available; 

Response: 

SATHER ANNEXATION 
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Sanitary Sewer 

The annexation property is located in the lower Oak Basin of the City of Corvallis 
Waste Water Utility Plan, and is included in the Plan study area. The Master Plan does 
not indicate any hydraulic grade deficiencies in this basin up through full population 
build-out. 

Sanitary sewer improvements needed to serve future residential uses will be installed 
by the developer under an actual development proposal. 

Demand calculations are included in the Appendix of this application. 

Water 

The Sather property is located in the first level water service area, and is included in 
the study area of the Corvallis Water Distribution System Facility Plan. A 20" main 
exists along the easterly and southerly boundaries of the property in 35th Street and 
Western Boulevard respectively. 

The system facility plan does not identify any needed improvements to the main 
distribution system in the vicinity of the annexation site. 

Waterline improvements needed to serve future residential uses on the site will be 
provided by the developer under an actual development proposal. 

Demand calculations are included in the Appendix of this application. 
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Storm Drainage 

The annexation site is located in the Oak Creek Watershed. Oak Creek is located in 
the northeast corner of the property. The Oak Creek riparian corridor will be 
protected by LOC required easements provided with future development proposals. 
In the City's Storm Water Master Plan, this property is designated for high density 
residential uses. The Storm Water Master Plan does not identify any Oak Creek 
channel related deficiencies nor any Oak Creek channel related improvement 
activities in either the Western Boulevard to 35th Street reach or in the 35th Street to 
Harrison Boulevard reach, both of which are in the immediate vicinity of this 
property. It is, however, noted that the velocities in the channel exceed the 4 feet per 
second criteria, indicating the potential for stream bank erosion. 

Any future development of the property on the property will be required to meet 
Storm Water Master Plan and LDC requirements for detention and water quality. 
Development drainage patterns will follow historic drainage paths across the Sather 
property directly to the Oak Drainageway. Storm water detention will meter drainage 
at rates which match the historic site discharge rates in the undeveloped condition. 
Thus, there would be no perceptible impact to flows or water levels in Oak Creek as 
result of the future development of this property. 

Based upon the requirements of Appendix F of the Storm Water Master Plan, future 
development of the site shall demonstrate the safe passage of the 1 00-year storm 
event. Future development proposals will include the on-site facilities to meet this 
requirement. Any future development-related activities within the Oak Creek 100-
year floodplain shall also occur in accordance with LDC criteria, and thus assure safe 
passage of the 1 00-year event within the Oak Creek Drainageway. The General Land 
Use Plan shows how structures can be oriented to be located outside the limits of the 
1 00-year floodplain. 

Storm drainage improvements will be constructed with future development 
proposals. Other than any portion eligible for SOC reimbursement, all improvements 
will be at the developer's expense. 

Franchise Utilities 

Letters indicating feasibility of providing franchise utility service to the annexation are 
in included in the Appendix of this application. 

Schools 

The Sather property lies within the Adams Elementary School service area. 

Included in the Appendix of this application is a copy of the "Corvallis School District 
Population and Enrollment Forests, 2011-12 to 2020-21", dated February 2011. This 
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report predicts an average number of Corvallis School District students per single 
family home to be: 

K-5 0.10 
6-8 0.05 
9-12 0.04 
K-12 0.19 

for single family attached homes and detached homes on 3,400 square foot or 
smaller lots. There is no data specific to multi-family residential projects such as 
would have to be constructed on this property in order to meet the minimum density 
requirement of the RS-12 zoning designation. 

Making the assumption that any families living in a multi-family, medium-high density 
housing project at this location are most likely to be starting out and/or attending 
Oregon State University. We believe the maximum students in the Corvallis School 
District 509) system would be in the K through 5th grades, and that for attached 
medium-high density residential units only 50% of the households are likely to have 
children. On this premises, the maximum number of students which might come to 
Adams Elementary from families located on this property would be: 

30 acres x 20 unites/acre x 0.10 students/home x 0.82 capture rate x 50% 25 
students 

Parks and Recreation 

Per the Corvallis Parks and Recreation Master Plan, the Sather property falls within the 
Community Park Service Areas of: Avery Park; Sunset Park; Starker Arts Park; and the 
facilities at Western Middle School and Adams Elementary. 

This property does not fall within the designated service area of any neighborhood 
park however the Western Middle School and Adams Elementary facilities are Jess 
than 0 mile from the property. And a majority of the Oregon State University campus 
is 0 mile or less from the property, with virtually all of the PSU campus being less 
than 1 mile from the property. 

The Master Plan states: 

"A neighborhood or community park should be located within walking distance 
(about a half mile) of most neighborhoods. In places where little vacant land exists for 
a park site, the City should partner with the School district to develop recreation 
facilities on school playgrounds." 

This guideline is met. 
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With respect to trails and pathways, the Master Plan recommends a trail/multi-use 
path along the Oak Creek Drainageway. This aspiration is in conflict with LDC 
4.13. Riparian Corridor and Wetlands. However for this property there is no 
inherent conflict as the trails plans shows the trail along 35th street right-of-way 
from where Oak Creek intersects 35th on the east to the north of the railroad right
of-way which is also the northerly boundary of this property. 

9. Statement of increased demand for the facilities that will be generated by the 
proposed Annexation. The applicant shall refer to the criteria of the City's facility 
master plans, available via the City Engineer, to determine the methodology used 
to estimate public facility demands. Information related to an actual 
development proposal may be included for informational purposes. At 
minimum, the demand calculations associated with the full range of development 
potential (min. to max.) under proposed land uses designations shall be 
addressed in the analysis; 

Response: Utility facility demand calculations are included in the Appendix of this 
application. 

10. Statement of additional facilities 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 proposal may 
be included for informational purposes. At minimum, the demand calculations 
associated with the full range of development potential (min. to max.) under 
proposed land uses designations shall be addressed in the analysis; 

Response: As the demand calculations show, there are no additional backbone utility facilities 
required to meet the demands of future development on this property. 

Transportation mitigations are discussed in the Traffic Impact Study included in the 
Appendix of this application. 

11. Traffic impact study, if required by the City Engineer. The City Engineer shall 
define the scope of the traffic impact study based on established procedures. 
Information related 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 proposed land uses 
designations shall be addressed in the analysis. See also Section 4.0.60.a; 

Response: 

SATHER ANNEXATION 
(ANN12-D0001 I ZDC12-00001) 

The Traffic Impact Study (f!S) is included as an appendix to this narrative. From the 
TIS Executive Summary: 
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Development under the proposed zoning could result in a net increase of up to 256 
trips during the morning peak hour, with 51 entering and 205 exiting the site. During 
the evening peak hour, a net increase of up to 299 trips is projected, with 195 
entering and 104 exiting the site. A weekday increase of up to 3,230 trips could is 
projected, with half entering and half exiting the site. It should be noted that these 
traffic impacts are projected based on the maximum development levels achievable 
within the proposed zoning and for year 2034 traffic conditions. Near-term traffic 
impacts from actual development levels planned within the site will be significantly 
lower than those described above. Considering the limitations imposed by flood 
plains, floodways, rights-of-way, riparian buffers and protected vegetation, the likely 
future development within the site is expected to be no generate no more than 60 
percent of the analyzed traffic levels. 

Upon construction of the site access roadways it is expected that some vegetation will 
be removed within and adjacent to the roadway alignments. Since there are no sig
nificant horizontal or vertical obstructions to sight distance at the proposed access 
locations, it is projected that safe and efficient access can be taken at the proposed 
access locations. No other sight distance mitigations are recommended. 

Left-turn lane warrants are projected to be met under year 2034 traffic conditions with 
full development at the maximum density allowed under the proposed zoning. Since 
the site is constrained and actual development levels are likely to be well below the 
allowed maximum, it is recommended that a turn-lane warrant analysis be prepared in 
conjunction with any future development application for the subject property. 

Traffic signal warrants were examined for the two proposed site access intersections 
and the intersection of SW Western Blvd. at SW West Hills Road. Based on the 
analysis, traffic signal warrants are not projected to be met through 2034. No new 
traffic signals are recommended. 

The crash rates of area intersections and the roadway segments analyzed are within 
acceptable levels. No specific safety mitigations are recommended based on the 
crash data. 

Based on the operational analysis, southbound left-turns from the proposed site 
access on SW Western Boulevard may need to be restricted in order to maintain 
acceptable intersection operation. A southbound right -turn lane may also be 
needed at the intersection of SW 35th and Western. These improvements may not 
be needed to support the actual development levels proposed for the site. 
Accordingly, further study is recommended upon application for site development. 

12. Statement of the reasons for the Change, and how the proposal meets the review 
criteria in Section 2.2.40.05. 

Response: 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00G01) 

Upon annexation, the existing county zone designation of UR-5 would become 
inappropriate. The only applicable zone designations allowed for the Medium 
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High Density Residential that are options for the portion of the site that bears that 
Comprehensive Plan Designation (27.80 acres) are RS-12 or MUR. As the 
applicant does not propose to include any commercial development on the land, 
only residential, the zoning designation of RS-12 is appropriate. The only 
applicable zone designations allowed for the portion of the site that bears the 
Open Space - Conservation Comprehensive Plan Designation (2.60 acres) is 
Conservation- Open Space (C-OS). 

2.2.40.05 - Review Criteria 

a. Review Criteria for Zone Changes, Except Those Requesting to Apply or Remove a 
Historic Preservation 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 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: 

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

Response: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 

Guided by the development policies of the City of Corvallis LDC, uses will be 
organized by established residential design principles relating form and function to the 
human scale, while providing an appropriate stewardship of significant environmental 
features. The site will be designed to transition from lower to higher density extending 
from established lower density residential south of Western Boulevard northward 
toward the abutting railroad tracks. All portions of the site that are to be zoned C-OS 
will be precluded from development by the presence of Natural Feature Protection 
overlays. 

The General Land Use Plan demonstrates a possible development design that 
provides an interconnecting network of streets, and bicycle and pedestrian facilities. 
The street network complies with the maximum block perimeter standards specified 
in LDC 4.0.60.n-1 (b). At the northwest corner of the site, due to the presence of the 
protected riparian corridor for Oak Creek, blocks are provided that are bound by 
pedestrian connections only, as allowed by LDC 4.0.60.n-1 (a). Similarly, at the 
northerly west end of the site, blocks are also bound only by pedestrian connections, 
due to the presence of protected significant vegetation. In these locations, the block 
sizes could potentially be up to 30% greater than the standard outlined in LDC-
4.0.60.n-1(b), due to the variation allowed outright by 4.0.60.n-1(c). No street or 
pedestrian connections are provided to the north of the site, due to the presence of 
the existing railroad tracks. 
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Not shown on the General Land Use Plan is a proposed future trail that would either 
be constructed along the Oak Creek alignment (per the City's Transportation Plan -
Trails Master Plan, p. A-4) or that would follow an alignment along Oak 
Creek/Washington Way/SW 35th Street (per the Park and Recreation Facilities Plan -
Trails Plan, Map #7 - Trail T-10). Given that the former alignment would require 
some additional crossing of the railroad tracks that is not likely to ever be granted, it is 
reasonable to assume that the future multi-use path/trail will follow the alignment 
designated in the Parks and Recreation Facilities Plan, along SW 35111 Street. It is 
anticipated that any off-site pedestrian facility improvements that may be required in 
association with the development of the annexation site would also address the 
requirement for this multi-use path/trail. 

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

Response: Providing a respectful and complimentary presence at the street and to neighboring 
properties will be a priority. The scale and character of the proposed structures will be 
designed to match adjacent materials and visual architectural forms. Along Western 
Boulevard the elevations of the structures will be to the scale of the established 
surrounding structures with attention to providing pedestrian oriented design 
throughout the site. A variety of materials, colors and elevations will be employed 
throughout. (See Attachment 'K' for Representative Architecture). 

14. Noise attenuation; 

Response: No special measures have been considered for noise attenuation, nor will this project 
create any noises greater than or not typical of the surrounding residential and street 
uses. 

15. Odors and emissions; 

Response: Odors on the site are anticipated to be similar to those permitted on adjacent 
residential lands. Individual trash and recycling pickup service will be provided at each 
unit. 

Corvallis is currently in compliance with State and Federal air and water quality 
standards. It is anticipated that any emissions resulting from this development will be 
minimal. This project is not expected to affect the City's compliance with these State 
and Federal standards. 

16. lighting; 

Response: All new exterior lighting for the project will be full-cutoff and shielded so as not to 
produce glare onto adjacent properties. 

17. Signage; 
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Response: All signage associated with the development will be in compliance with the City's sign 
regulations and vision clearance requirements. 

18. landscaping for buffering and screening; 

Response: Appropriate native planting material will be utilized throughout the site. Landscaping 
will be provided in excess of buffering and screening requirements to aid in softening 
the exterior appearance of the proposed structures and parking facilities. 

19. Transportation facilities; 

Response: Left-turn lane warrants are projected to be met under year 2030 traffic conditions with 
full development at the maximum density allowed under the proposed zoning. Since 
the site is constrained and actual development levels are likely to be well below the 
allowed maximum, it is recommended that a turn-lane warrant analysis be prepared in 
conjunction with any future development application for the subject property. 

Traffic signal warrants were examined for the two proposed site access intersections. 
Based on the analysis, traffic signal warrants are not projected to be met through 
2030 either with or without the addition of the maximum allowable trips under the 
proposed zoning. Accordingly, no new traffic signals are recommended. 

Based on the operational analysis, southbound left-turns from the proposed site 
access on SW Western Boulevard may need to be restricted in order to maintain 
acceptable intersection operation. With re-routing of these trips, operation of the area 
intersections is projected to be acceptable. Since the need for left-turn restrictions is 
highly dependent on site traffic volumes and the likely site development traffic levels 
are well below those analyzed for the proposed zone change, it is recommended that 
intersection operation and the need for turn restriction be reevaluated in conjunction 
with any future site development proposal. 

20. Traffic and off-site parking impacts; 

Response: Traffic, the off-site impacts from that traffic, and the mitigations required as a result of 
those impacts are discussed in detail within the traffic impact study included in the 
Appendix. 

The General Land Use Plans (Attachments I and}) demonstrate how LOC compliant 
on-site parking can be met with the future development proposals. No off-site parking 
will be required. 

21. Utility infrastructure; 
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Response: Prior discussions of this narrative have established that the subject property can be 
reasonably be serviced with utilities. Please refer to the Appendix for utility demand 
calculations. 

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

Response: This project does not create any air or water quality impacts which would be 
inconsistent with or in excess of the residential zoning or the adjacent residential uses. 

Stormwater quantity and quality measures will be made consistent with the City's 
adopted Master Plan and Design Standards. 

23. Consistency with the applicable development standards, including the applicable 
Pedestrian Oriented Design Standards; 

Response: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 

The site and all buildings will be designed in accordance with development standards. 
Appropriate variety and aesthetics will be upheld to enhance the surrounding 
community and establish quality design and construction within the proposed 
development. A breakdown of the variety of dwelling types required is depicted in the 
layout and tables provided in the plan attachments. The dwellings will provide large 
front porches with their primary entrances oriented toward the street. Buildings will 
be laid out to front the streets much like the street presence of traditional 
neighborhoods, with parking isolated behind the structures. This design focuses the 
orientation of the streets to the pedestrian rather than the vehicle. 

In addition, extensive public pedestrian connection easements are proposed to 
further cultivate a livable pedestrian friendly community, encouraging foot traffic 
rather than automobile traffic. Providing public connections from the east side of the 
collector has significant natural limitations. This is due to the location of the Oak 
Creek riparian corridor. The environmentally sensitive nature of this area suggests that 
public foot and vehicular traffic be consolidated along with the proposed collector 
connection to SW 35th Street in order to minimize unnecessary impact. With the close 
proximity of the OSU campus and supporting bike lanes along existing and proposed 
streets, extensive bike parking will provided throughout the project, some of which 
will be all weather covered parking. 

All private and common open space, recreation, landscaping, lot coverage, building 
separation and parking standards will be exceeded. 

The land use plans provided offer a general concept for how the RS-12 zoned portion 
of the site may be developed in the future; the C-OS portion of the site is precluded 
from development both by the zoning designation and by the presence of protected 
Significant Natural Features. The lands plans demonstrate a strategy to achieve slightly 
more the minimum 12 Dwellings/Acre density that is required under the RS-12 zoning. 
The site constraints make the 20 Dwelling/Acre maximum density of the RS-12 and the 
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Residential - Medium High Density land use category unachievable for the site. It 
would be extremely challenging to develop the property at any higher density than 
what is indicated on the plan provided. 

24. Preservation and/or protection of Significant Natural Features addressed in Chapter 
4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions, Chapter 4.11 - 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. 

Response: 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 

To the greatest extent feasible natural features on-site will be maintained. Where 
possible, existing vegetation will be utilized to meet buffering and screening 
requirements. Where this is not possible, supplemental planting material will be 
provided. The site contains steep slopes that will be preserved to the extent possible 
and required with the necessary road and site development improvements. Significant 
vegetation areas that are located on-site also will have a high priority for conservation 
for both their natural aesthetic and ecological values. There is an overlap of steep 
slopes and protected vegetation in the middle of the site. This asset will be a central 
focus for the site and all efforts will be made to retain this area in a natural state to the 
extent that is attainable. MADA does not apply to Parcel 1 but does apply under the 
RS-12 standards for Parcel 2 allowing for a Minimum Assured Development Area of 
1.28 acres of the total 2.55 acre parcel. The northeast portion of the site contains 
riparian and wetland protections for the Oak Creek Corridor. No development in this 
area will be proposed. The proposed collector road alignment is located to connect to 
SW 35th Street at the optima/location to minimize impact and has been shifted to the 
west, within the site, to further alleviate additional unnecessary impacts to the riparian 
corridor. There are DSL regulated wetlands on-site that are not locally significant or 
regulated, but will inevitably require off-site mitigation for development to occur on 
this site. Mitigation banks have been contacted and have provided documentation that 
resources are available for off-site mitigation to occur. Roads and buildings will be 
designed to work with the site topography and site constraints in order to comply with 
code standards. 

Note: The proposed new collector street would be constructed through the floodway 
fringe; this is permissible per LDC 4.5.90.02.c, which allows an exception to the 
prohibition against development in the floodway fringe as follows: 

"Location, maintenance, repair, and replacement of infrastructure, and 
construction of streets, utilities, bridges, bicycle, and pedestrian facilities. 
Location and construction of such facilities within High Protection Floodway 
Fringe 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 
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Chapter 4.0 - Improvements Required with Development shall be applied to 
minimize the impact to the Floodway Fringe area; 
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EXECUTIVE SUMMARY 

1. A zone change is proposed for a 31.5-acre property located in the northwest quadrant of the in
tersection of 3511! Street and Western Boulevard in Corvallis. Under existing conditions, the site 
is zoned UR-5 Urban Residential by Benton County. Upon annexation into the City of Corval
lis, RS-12 Medium Density Residential zoning is proposed. 

2. The allowed uses under the proposed RS-12 zoning were compared to allowed uses under the 
existing UR-5 zoning in order to quantify the potential traffic impacts of the proposed zone 
change and annexation. Development under the proposed zoning could result in a net increase of 
up to 256 trips during the morning peak hour, with 51 entering and 205 exiting the site. During 
the evening peak hour, a net increase of up to 299 trips is projected, with 195 entering and 104 
exiting the site. A weekday increase of up to 3,230 trips could is projected, with half entering 
and half exiting the site. It should be noted that these traffic impacts are projected based on the 
maximmn development levels achievable within the proposed zoning and for year 2034 traffic 
conditions. Near-term traffic impacts from actual development levels planned within the site 
will be significantly lower than those described above. Considering the limitations imposed by 
flood plains, floodways, rights-of-way, riparian buffers and protected vegetation, the likely fu
ture development within the site is expected to be no generate no more than 60 percent of the an
alyzed traffic levels. 

3. Sight distance was examined at the proposed site access locations on SW 3511! Street and SW 
Western Boulevard. Upon construction of the site access roadways it is expected that some veg
etation will be removed within and adjacent to the roadway alignments. With clearing of vegeta
tion, it is projected that safe and efficient access can be provided at the proposed access loca
tions. No other sight distance mitigations are recommended. 

4. Left-tum lane warrants are projected to be met under year 2034 traffic conditions with full de
velopment at the maximmn density allowed under the proposed zoning. Since the site is con
strained and actual development levels are likely to be well below the allowed maximum, it is 
recommended that a tum-lane warrant analysis be prepared in conjunction with any future de
velopment application for the subject property. 

5. Traffic signal warrants were examined for the two proposed site access intersections and the in
tersection of SW Western Blvd. at SW West Hills Road. Based on the analysis, traffic signal 
warrants are not projected to be met through 2034. No new traffic signals are recommended. 

6. The crash rates of area intersections and the roadway segments analyzed are within acceptable 
levels and are not indicative of specific safety problems in the site vicinity. No safety mitiga
tions are recommended based on the crash data. 

7. Based on the operational analysis, southbound left-turns from the proposed site access on SW 
Western Boulevard may need to be restricted in order to maintain acceptable intersection opera
tion. A southbound right-tum lane may also be needed at the intersection of SW 35th and West
ern. These improvements may not be needed to support the actual development levels proposed 
for the site. Accordingly, further study is recommended upon application for site development. 
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PROJECT DESCRIPTION 

INTRODUCTION 

This traffic impact study is intended to describe the potential traffic impacts of a proposed zone 
change and annexation in Corvallis, Oregon. The subject property is located in the northwest quad
rant of the intersection of35th Street and Western Boulevard and has a gross area of 31.53 acres. The 
site will take access via new streets intersecting both 35th Street and Western Boulevard. 

The subject property is currently zoned by Benton County as UR-5 Urban Residential, with a 5-acre 
minimum lot size. It is proposed to be annexed with RS-12 Medium Density Residential zoning, 
allowing 12-20 units per acre. 

The purpose of this study is to assess the potential traffic impact of future development under the 
proposed zoning and to recommend any required mitigative measures. The analysis will include lev
el of service calculations, a crash analysis and an evaluation of signal and tum lane warrants. 

Detailed information on traffic counts and level of service calculations is included in the appendix to 
this report. 

TRANSPORTATION ANALYSIS BACKGROUND 

In October 2008, PTV America prepared a report titled "Corvallis Area Metropolitan Transportation 
Plan, Destination 2030 Operations Analysis of Selected Intersections". This report studied the trans
portation impacts anticipated in association with development of land within the City of Corvallis 
Urban Growth Boundary, including the subject property. The level of development assumed in the 
CAMPO study planning model included 1180 residents in the 40-acre Transportation Analysis Zone 
(TAZ) containing the subject property. The subject property makes up approximately 79 percent of 
the land in the TAZ, indicating that approximately 929 residents were projected to live within the 
properties current proposed for annexation and rezoning. 

In preparing this analysis, it was critical to compare the assumptions used in developing the CAMPO 
report to the development levels permitted under the proposed zoning. This comparison allows a 
determination to be made as to whether the proposed zoning will increase traffic levels beyond those 
considered in the CAMPO study, or whether the levels of traffic generated under the proposed zon
ing were already addressed directly in the CAMPO study. 

The subject property has a gross area of 31.525 acres, which includes developable land and areas 
constrained by flood plains, floodways, rights-of-way, riparian buffers and protected vegetation. 
Oregon's Transportation Planning Rule (OAR 660-012) requires that for zone changes and compre
hensive plan amendments the traffic analysis be prepared based on the "reasonable worst case" de
velopment scenario. This scenario describes the most traffic-intense use that can reasonably be 
achieved within the subject property. Similarly, the City of Corvallis requires the traffic analysis to 
be prepared based on the worst-case development scenario. The worst-case development scenario 
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for this site is limited both by the explicit language of the City's development code, which enumer
ates the allowable site uses, and by the practical limitations on what can actually obtain land use ap
proval and ultimately be constructed within the subject property. In this instance, due to the signifi
cant constraints within the site, it is difficult to achieve even the minimum density standards estab
lished for the proposed zoning. However, in order to account for any range of variation in the level 
of potential future development, the traffic analysis was prepared based on an assumed maximum 
development scenario consisting of 580 apartment units. 

Using this assumed development scenario and based on the 929 residents assumed to dwell within 
the site area under the CAMPO analysis, this equates to an occupancy rate of 1.6 to 2. 7 persons per 
dwelling unit. This is a reasonable occupancy level for typical apartment units, and indicates that the 
proposed site zoning is compatible with what was previously analyzed in the CAMPO study. 

For impacts in the immediate vicinity of the site, where traffic volumes and levels of service will be 
significantly affected by access locations, internal street alignments and street classifications, updat
ed traffic counts were collected in order to determine whether specific mitigations will be required to 
support traffic from this development in particular, as opposed to the general growth including the 
subject property which was analyzed in the CAMPO Destination 2030 study prepared by PTV 
America in October 2008. For intersections outside the immediate site vicinity, the CAMPO analy
sis already provides information regarding operation of critical intersections and identifies potential 
mitigations. Accordingly, this report will include new analysis at intersections immediately affected 
by turning movements in and out of the subject property and will rely on the CAMPO analysis to 
quantify impacts at intersections throughout the City of Corvallis. 

LOCATION DESCRIPTION 

The subject property is located west of SW 35th Street, east of SW Hanson Street, north of SW West
em Boulevard and south of the railroad alignment that parallels SW Washington Way. The property 
surrounds the existing OSU Foundation site located in the northwest quadrant of the intersection at 
SW Western Boulevard and SW 35th Street The site is surrounded by residential development to the 
south, Oregon State University to the East, agricultural land uses to the west and a fire station and 
research laboratories to the north. 

The site will take access via a new Collector street connecting to SW 35th Street and a new Local 
street connecting to SW Western Boulevard. In accordance with the Transportation System Plan, the 
new Collector street will pass through the site, providing connectivity for future development at the 
northwest comer of the site. 

SW Western Boulevard is classified by the City of Corvallis as an Arterial. It has a two-lane cross
section with centerline and fog line striping and a posted speed limit of35 mph. In the vicinity of 
major intersections, the roadway widens to provide left-tum lanes. Bike lanes are in place on both 
sides of the roadway, and sidewalks are also in place along most of the site frontage as well as east of 
SW 35th Street. 

SW 35th Street is classified by the City of Corvallis as an Arterial. It also has a two-lane cross
section with centerline and fog line striping and a posted speed limit of35 mph. Tum lanes are also 
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provided at major intersections. Bike lanes and sidewalks are in place on both sides of the roadway 
in the vicinity of the OSU Foundation and to the south. 

The intersection ofSW Western Boulevard at SW 35th Street is controlled by a traffic signal. Each 
approach has a left-tum lane and a shared through/right lane. The eastbound and westbound ap
proaches operate with protected/permitted left-tum phasing, and the northbound and southbound ap
proaches operate with pennitted left-tum phasing. 

SW West Hills Road operates under Benton County jurisdiction and is classified as a Collector 
Street It has a two-lane cross-section with centerline and fog line striping. No bike lanes or side
walks are provided on either side of the roadway. 

The intersection ofSWWestern Boulevard at SW West Hills Road is aT-intersection controlled by 
a stop sign on the southeast-bound West Hills Road approach. Through traffic travelling along SW 
Western Boulevard does not stop. Westbound vehicles turning onto West Hills Road are provided 
an additional lane which allows them to continue straight rather than following a curve on Western 
Boulevard. This alignment forms a triangular vegetated area between Western Boulevard and the 
two-way portion of West Hills Road. Each of the intersection approaches has a single, shared lane. 
Immediately west of the West Hills Road alignment, SW Ivy Place intersects Western Boulevard on 
the south side. 

Manual turning movement counts were made at the study intersections during May 2012 from 7:00 
to 9:00 AM and from 4:00 to 6:00PM. In order to provide a consistent analysis, the peak hour was 
determined based on the total turning movement volumes at all intersections. The system peak hours 
occurred from 7:30 to 8:30AM and from 4:45 to 5:45PM. Detailed traffic count data is included in 
the appendix to this report 

Figure 1 on page seven shows the project study area and the location of the site. Figure 2 on page 
eight shows the existing traffic volumes during the morning and evening system peak hours at the 
study area intersections. 
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TRIP GENERATION & DISTRIBUTION 

TRIP GENERATION 

As required by the Oregon's Transportation Planning Rule, a comparison was made between the rea
sonable worst-case development possible under the existing UR-5 Benton County zoning and the 
proposed RS-12 City of Corvallis Zoning. The trip generation estimates are based on the allowable 
uses within each zoning as well as data drawn from the Institute of Transportation Engineers OTE) 
Trip Generation Manual, Eighth Edition. The trip rates used were for land use codes 210, Single
Family Detached Housing and 220, Apartment, and are based on the number of dwelling units. 

Under the existing county zoning, the subject property could be developed with up to five single
family homes. Under the proposed RS-12 zoning, up to 580 apartment units could be constructed. 
Since the subject property is in close proximity to Oregon State University, it is expected that stu
dents and/or faculty would utilize apartment units developed under the proposed zoning. It is also 
expected that a significant portion of the site trips wiii be made via walking, biking and transit. Ac
cordingly, a ten percent mode split reduction was taken from the calculated trip rates. This is a con
servative reduction, in that it is likely the actual trips rates will still be over-estimated using this re
duction. 

Based on the trip generation calculations, it is projected that the proposed zone change and annexa
tion could result in a net increase of up to 256 site trips during the morning peak hour, with 51 enter
ing and 205 exiting the site. A net increase of up to 299 evening peak hour trips is projected, with 
195 entering and 104 exiting the site. Weekday traffic volumes are projected to increase by up to 
3,230 daily trips under the reasonable worst-case development scenario, with half entering and half 
exiting the site. 

A summary of the trip generation calculations is shown on the following page. Detailed trip genera
tion worksheets are also included in the technical appendix. 

TRIP GENERATION SUMMARY 

AM Peak Hour PM Peak Hour 
Entering Exiting Total Entering Exiting Total 

580 Apartment Units 58 230 288 219 118 337 

-5 Single-Family Homes -1 -3 -4 -3 -2 -5 
-10% Mode Split Reduction -6 -22 -28 -21 -12 -33 

Net Site Trips 51 205 256 195 104 299 
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It should be noted that actual development withln the subject property is constrained by property 
dedication that will be required for new streets, flood plain areas, wetlands, riparian buffers and pro
tected significant vegetation. It is likely that the actual land area available for development will limit 
the number of dwelling units that can be constructed within the site to significantly less than the 580 
units considered in the worst case development scenario. The general land use plan for the site 
shows a density of only 280 dwelling units within the site. 

In addition to examination of the reasonable worst-case development site trips, an analysis was con
ducted for comparison purposes based on a more likely development scenario with up to 300 apart
ment units. Since the average size of the apartments may be larger than typical for apartments, no 
mode split reduction was taken from the trip generation estimate for the likely development plan. 
During the morning peak hour, a net increase of 147 trips would be expected, with 29 entering and 
118 exiting the site. During the evening peak hour, a net increase of 178 site trips would be ex
pected, with 116 entering and 62 exiting the site. The daily traffic volume increase would be 1,894 
trips with half entering and half exiting the site. Overall, the likely development within the site is 
expected to generate up to 60 percent of the trip volumes analyzed under the worst-case development 
scenario. 

TRIP DISTRIBUTION 

The distribution and assignment of site trips to the Corvallis street network was determined based on 
the location and nature of surrounding development as well as the location and classification of near
by transportation facilities. The trip destination assumptions and route selections were refined in 
conjunction with City of Corvallis and Oregon Department of Transportation staff in order to build 
consensus. 

Figure 3 on page 11 shows the trip distribution and assignment during the morning peak hour for 
potential future increases in site trips under the reasonable worst-case development scenario. Figure 
4 on page 12 shows the distribution and assignment of site trips during the evening peak hour. 

Trip distribution diagrams were also prepared for the current site development plan. These figures 
are included for reference in the technical appendix data 

It should be noted that some trips appear and disappear withln road segments between intersections. 
These indicate where trips arrive at destination points, either by parking along the roadway segment 
or by turning onto local streets and driveways to adjacent to destinations. 
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SAFETY ANALYSIS 

SIGHT DISTANCE 

Sight distance was examined in the vicinity of the two proposed site access locations in order to de
tennine whether safe, efficient access can be provided. Site access locations must have at least suffi
cient sight distance for oncoming vehicles to see and avoid collisions at the access location. Addi
tionally, the access location should allow exiting drivers adequate sight distance to determine when 
they may enter the major street without interfering with the flow of through traffic. 

Based on the 35 mph speed limits on SW Western Boulevard and SW 35th Street, the minimum re
quired stopping sight distance for safety is 250 feet in each direction. Providing 390 feet of sight 
distance in each direction will assure that drivers exiting the site can select gaps which will not inter
fere with the flow of through traffic. 

SW 35th Street has a straight and level alignment in the vicinity of the proposed site access which 
does not restrict sight distance. Some existing vegetation in the vicinity of the proposed access will 
need to be removed to construct the roadway and provide clear sight distance triangles. In designing 
the access, vegetation should be cleared to provide continuous sight lines from a position 15 feet be
hind the edge of the travelled way to at least 390 feet from the site access roadway in each direction. 
With reasonable clearing of vegetation it is projected that the available intersection sight distance 
wi 11 exceed these minimums. 

From the proposed access location on SW Western Boulevard directly opposite SW Deon Drive, 
intersection sight distance was measured to be in excess of 450 feet to the west and continuous to 
SW 35th Street (approximately 600 feet away) to the east. 

Based on the investigation, it was determined that it is possible to construct new access roadways 
serving the subject property onto both SW Western Boulevard and SW 35th Street which allow for 
safe and efficient adequate sight distance. 

It should be noted that the precise locations of future access roadways will be determined as part of 
the detailed design process for future development, and may vary from the locations analyzed. 
However, it has been shown that appropriate locations for safe access are available to serve the sub
ject property. If future access locations vary from those analyzed as part of this zone change applica
tion, intersection sight distance should be evaluated specifically at the new access locations in order 
to verify that they can operate as safely and efficiently as the proposed access locations that were 
analyzed herein. 

LEFT-TURN LA.NE W ARR.4NTS 

To determine whether left-tum lanes are needed at the site access locations on SW Western Boule
vard SW 35lh Street, left-tum lane warrant analyses were conducted. A left-tum lane is primarily a 
safety consideration for the major street, removing left-turning vehicles from the through traffic 
stream. 
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The left-tum lane warrants used implement the Harmelink analysis methodology. This methodology 
determines the need for a left-tum lane based upon the volumes of advancing and opposing traffic, 
the percentage of left-turning traffic and the speed of the roadway. Based on these factors, left-tum 
lanes will be warranted at the site access intersections on SW Western Boulevard and on SW 35m 
Street with full development under the reasonable worst-case analysis scenario. Detailed warrant 
analysis worksheets are included in the technical appendix. 

Since worst-case traffic volumes exceed the likely site volumes by a significant margin, it is recom
mended that an additional left-tum lane warrant analysis be conducted as part of any future traffic 
study for proposed development within the subject property. 

TRAFFIC SIGNAL WARRANTS 

The planning year design hour volumes were examined in order to make a preliminary determination 
as to whether installation of a traffic signal may be required at the site access locations within the 
planning horizon. Based on the projected future turning movement volumes, traffic signal warrants 
will not be met through 2034 at either of the site access intersections. 

Traffic signal warrants were also examined for the intersection ofSW Western Boulevard at SW 
West Hills Road. Traffic signal warrants are not projected to be met at this intersection through 
2034 at this intersection either with or without the addition of worst-case site trips from development 
of the subject property. 

Based on the traffic signal warrant analysis, no new traffic signal installations are recommended. 
Traffic signal warrant analysis worksheets are included in the technical appendix. 

CRAS/f HISTORY 

In order to identify any existing safety hazards in the site vicinity, a five-year crash history was ob
tained from ODOT's Crash Analysis and Reporting Unit. The crash data included the sections of 
SW 3511! Street and SW Western Boulevard on which the property will take access as well as the in
tersections of SW Western Boulevard at SW 3511! Street and SW Western Boulevard at SW West 
Hills Road. The time period analyzed represents the 5 most recent years for which data is available, 
from January 2006 through December 20 I 0. 

The intersection of SW Western Boulevard at SW 35th Street had a total of eight reported crashes 
during the five-year analysis period. These included five angle crashes, two rear-end collisions and 
one turning movement collision. One of the angle crashes involved a bicyclist who experienced a 
possible injury/complaint of pain. Overall, there were eight reported injuries during the five-year 
analysis period, with seven falling in the category of"possible injury/complaint of pain", and one 
non-incapacitating injury. 
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The intersection of SW Western Boulevard at SW West Hills Road had one reported crash during the 
five-year analysis period. The crash involved a vehicle turning right from West Hills Road onto 
Western Boulevard without yielding to through traffic, and resulted in no injuries. 

The segment of SW 35th Avenue from SW Western Boulevard to SW Washington Street had one 
reported crash during the analysis period. It was a rear-end collision between northbound vehicles 
that occurred when the lead vehicle stopped in the roadway to make a tmn and a vehicle following 
too closely failed to stop. The crash resulted in no injuries. 

The segment of SW Western Boulevard from SW West Hills Road to SW 35th Street had a no re
ported crashes during the five-year analysis period. 

Crash rates were calculated for the two intersections in order to determine whether the number of 
crashes is indicative of any significant safety hazards. The crash rate accounts for both the number 
of crashes occurring at an intersection and the volume of traffic accommodated to determine the rela
tive risk of crashes at the location. Crash rates of 1 to 2 crashes per million entering vehicles or less 
are typically not indicative of significant safety problems. 

The intersection of SW Western Boulevard at SW West Hills Road had a crash rate of0.06 crashes 
per million entering vehicles. The intersection of SW Western Boulevard at SW 35th Street had a 
calculated crash rate of 0.32 crashes per million entering vehicles. Based on the crash data and crash 
rates, no significant safety hazards were noted and no specific safety mitigations are recommended. 
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OPERATIONAL ANALYSIS 

Analysis of traffic impacts from the subject property as well as other surrounding underdeveloped 
properties within the urban growth boundary was included in the CAMPO Destination 2030 report 
prepared in 2008 by P1V America. The CAMPO analysis was conservative in several respects, 
since it did not anticipate reduced traffic volume growth associated with economic factors, and eval
uation at ODOT intersections was based on the operational standards of the then-current Oregon 
Highway Plan, which has subsequently been revised to allow utilization of additional capacity within 
MPO boundaries. The effective allowable volume-to-capacity (v/c) ratios now allowed under the 
Oregon Highway Plan have generally increased by five percent of the intersection capacity. 

BACKGROUND TRAFFIC 

Prior to conducting the operational analysis of area intersections, comparisons were made between 
the 2012 traffic count volumes for the intersection of SW 35th Street at SW Western Boulevard and 
the volumes analyzed in the CAMPO Destination 2030 report. It was noted that the observed 2012 
traffic volumes were 14 percent lower overall than the year 2005 traffic volumes from the CAMPO 
report. This is most likely due to the economic downturn that occurred during the intervening years. 

Overall, the CAMPO report projected a 50% increase in traffic volumes at this intersection between 
2005 and 2030, which equates to a growth rate of 1.63 percent per year (exponential) over the 25 
year projection period. 

In order to reach the traffic levels projected in the CAMPO report within the remaining 22 years pri
or to 2034, traffic volumes would need to increase from existing levels at a rate of 2.5% per year 
(exponential), a growth rate 56% higher than the annual rate of growth assumed in the original 
CAMPO report. 

In order to account for a reasonable rate of growth while maintaining a conservative analysis, the 
year 2034 background traffic volumes were projected by assuming an exponential growth rate of2 
percent per year over the next 22 years. This growth rate does not include traffic from development 
within the subject property, the addition of which brings the effective growth rate to 2.35 percent per 
year. 

Figure 5 on page 17 shows the projected year 2034 background traffic volumes. Figure 6 on page 18 
shows the year 2034 traffic volumes with the addition of site trips from the maximum reasonable 
development under the proposed RS-12 zoning designation. 
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CAPACITY ANALYSIS 

To detennine the level of service at the study intersections, a capacity analysis was conducted. The 
analysis was conducted according to the unsignalized intersection analysis methodologies in the 
2000 HIGHWAY CAP A CITY MANUAL (HCM) published by the Transportation Research Board. 
Level of service can range from A, which indicates little or no delay, to F, which indicates a signifi
cant amount of congestion and delay. City of Corvallis standards require operation at level of ser
vice "D" or better. It should be noted that the City's adopted level-of-service (LOS) standards are 
based on the 1984 Highway Capacity Manual, which has been superseded by newer versions of this 
manual. The methods established in the 1984 Highway Capacity Manual are based on analyzing 
"reserve capacity", a metric that is no longer calculated in the modem practice of transportation en
gineering. Since an appropriate analysis cannot be directly accomplished using the City of Corvallis 
LOS standards, the analysis was conducted using modem LOS metrics from the current version of 
the Highway Capacity Manual. Detailed descriptions of the nationally-accepted LOS standards are 
included in the technical appendix. 

In establishing the analysis models for the area intersections, some calibration of the operational 
analysis model was performed. The calibration required adjustment of standard values that describe 
the operation of the stop-controlled intersections in the site vicinity. These calibrations were re
quired since as stop-controlled intersections approach capacity, driver behavior changes from the 
standard parameters upon which the empirical analysis model is based. Two variables are typically 
adjusted to account for these behavior changes. 

The first is follow-up time, which is the time between successive .vehicles turning from the stop
controlled approach when there are no major-street conflicts. This time is typically assumed to be 
3.3 to 3.5 seconds, but under congested conditions the follow-up time decreases rapidly since faster 
follow-up times are very achievable. Accordingly, the follow-up time is adjusted to 2.0 seconds, 
which allows sufficient time for vehicles to come to a complete stop prior to entering the intersec
tion. Actual follow-up times measured in the field under congested conditions often are lower than 
2.0 seconds, however this reflects the fact that not all vehicles come to a complete stop. According
ly, a follow-up time of not less than 2.0 seconds and not more than 3.5 seconds was used for the 
stop-controlled intersection analyses. For intersections subject to low delays, the 3.5-second follow
up time was used. For intersections experiencing congestion, queuing and delays, the lower 2.0-
second follow-up time was used. It should be noted that follow-up times of2.0 seconds are an ac
ceptable adjustment to the standard model parameters, and that follow-up times of less than 2.0 se
conds have been measured at congested intersections within the City of Corvallis. 

The second parameter subject to calibration based on congested conditions is the critical gap. This 
time describes the gap needed on the major street in order for a driver at the stop-controlled approach 
to choose to enter the roadway. As conditions become congested, drivers begin to accept smaller 
gaps in traffic, knowing that longer gaps may require a long wait. The standard critical gap times 
vary based on intersection geometry and the turning movement under consideration. For left turns at 
aT-intersection onto a 2-lane street the standard critical gap is taken as 6.4 seconds. For right turns, 
the standard critical gap is taken as 6.2 seconds. Under congested conditions, the safe gap time var
ies depending on the direction of travel of conflicting vehicles, the speed of approaching traffic and 
many other parameters. For the intersections studied herein, gaps as small as 4.5-5.0 seconds could 
safely be used by side-street drivers. In order to ensure an acceptable margin for safety, adjusted 
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critical gap times of 5.2 seconds or more were used in the operational analysis. Use of this critical 
gap length will allow oncoming vehicles to come to a complete stop to avoid a collision even if the 
side-street vehicle staBs in the roadway upon entering the major street. 

The intersection of SW Western Boulevard at SW West HiJls Road is currently operating at level of 
service C during the morning and evening peak hours. Under year 2034 background traffic condi
tions, the intersection is projected to operate at level of serviceD during the morning peak hour and 
level of service C during the evening peak hour. With the addition of worst-case site trips from fu
ture development within the proposed annexation property, the intersection is projected to operate at 
level of service D during the morning and evening peak hours. The levels of service at this intersec
tion describe delays experienced by vehicles approaching from SW West Hills Road. Through traf
fic trave11ing along SW Western Boulevard does not stop and is not assessed a level of service. 

The intersection of SW Western Boulevard at SW Deon Drive currently operates at level of service 
B during the morning and evening peak hours. Under year 2034 background traffic conditions, the 
intersection is projected to operate at level of service C during the morning and evening peak hours. 
With the addition of worst-case site trips from future development within the proposed annexation 
property, the intersection is projected to operate at level of service C during the morning peak hour 
and level of service E during the evening peak hour. These levels of service refer to delays experi
enced by southbound traffic exiting the proposed development site. If southbound left-turns from the 
site access are restricted, the intersection is projected to operate at level of service C during the 
morning peak hour and level of service D during the evening peak hour. 

It should be noted that the poor level of service on the southbound site access approach to SW West
ern Boulevard is largely a function of the number of southbound left-turning site trips. If the site is 
developed with a less traffic-intensive use, delays would be reduced significantly and restriction of 
left-turns may not be required. Accordingly, it is recommended that levels of service and the need 
for tum Jane restrictions be re-evaluated in conjunction with any future development application for 
the subject property. 

The intersection of SW Western Boulevard at SW 35th Street currently operates at level of service C 
during the morning peak hour and level of service B during the evening peak hour. Under year 2034 
background traffic conditions, the intersection is projected to operate at level of service D during the 
morning and evening peak hours. With the addition of site trips from the proposed development, the 
intersection is projected to operate at level of service D during the morning peak hour and level of 
service E during the evening peak hour. With installation of a southbound right-tum lane, the inter
section would be projected to opemte at level of service D during the morning peak hour and level of 
service C during the evening peak hour. 

Again, it should be noted that if the annexation site is developed with a less traffic-intensive use than 
the 580 apartment units assumed in this analysis, installation of a southbound right-tum lane may not 
be needed to assure acceptable operation of the intersection through the planning horizon. Accord
ingly, it is recommended that levels of service and the need for a southbound right-tum Jane be re
evaluated in conjunction with any future development application for the subject property. 

The intersection of SW 351
h Street at the proposed site access was analyzed only for background plus 

site trips scenarios, since the intersection will not exist until the subject property is developed. The 

Sather Property Annexation -TraffiC Impact Study 

SATHER ANNEXATION 
(ANN12.{)0001/ ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT D-97 

20 

-.... 
0 
0 
0 
0 
'1-
~0:: zo 
zo.. 
<CW -o:: 
Zu. 
Ou. -c::c 
I-I-
~(I) 
W...JI.t) 
z-~ 
zUN 
<C
z, 
~w 

0::01-
Wuffi 
::Z::>-
1-1-::Z:: 
<C->< 
CI)()W 



l 
l 
l 

' ··' 

intersection is projected to operate at level of service D during the morning peak hour and level of 
service C during the evening peak hour under year 2034 traffic conditions with the worst-case devel
opment traffic from the annexation property. No operational mitigations are needed or recommend
ed for this intersection. 

The results of the capacity analysis, including the Levels of Service (LOS), delay and v/c ratios are 
shown in the following table. Detailed capacity analysis results are included in the appendix to this 
report. 

LEVEL OF SERVICE SUMMARY 

AM Peak Hour PM Peak Hour 

.!.:QS. ~ Y.J.S;. !&.S. ~ Y.!S::. 
SW Western Blvd. at SW West Hills Rd. 

2012 Existing Conditions c 21 0.60 c 17 030 
2034 Background D 26 0.72 c 23 0.48 

2034 Background plus Zone Change D 31 0.76 D 26 053 

SW Western Blvd. at Site Access/SW Deon Dr. 
2012 Existing Conditions B 13 0.52 B 12 021 

2034 Background c 17 0.65 c 21 030 
2034 Background plus Zone Change c 18 0.66 E 48 032 
2034 Bkgd +Zone Change Mitigated* c 16 0.66 D 31 032 

SW Western Blvd. at SW 35th St. 
2012 Existing Conditions c 21 0.87 B 16 0.66 
2034 Background D 39 0.96 D 41 0.90 

2034 Background plus Zone Change D 45 0.99 E 59 0.96 
2034 Bkgd. +Zone Change Mitigated* D 40 0.96 c 27 0.87 

SW 35th St at Site Access 
2034 Background plus Zone Change D 28 0.48 c 24 0.47 

2034 Bkgd. +Zone Change Mitigated• D 27 0.55 c 23 0.47 

LOS= Level of Service 
Delay= Average Delay per Vehicle in Seconds 

V /C =Volume-to-Capacity Ratio 

*Mitigated conditions include resriction of southbound left-turns at the site access on Western Blvd., 

re-routing of these trips to utilize the 35th St. access, and installation ofa southbound right-tum lane 
at the intersection of SW 35th Street & SW Western Boulevard. 
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TRAFFIC IMPACTS AT OTHER CORVALLIS AREA INTERSECTIONS 

The City of Corvallis requires that "Levels of service for intersections of Arterial and/or Collector 
streets affected by the proposal, as determined by the City's Traffic Engineer, and generally within a 
one-mile radius of the site will be at level of service "D" or better following urban level development 
of the Annexation site." 

The CAMPO Destination 2030 transportation study identified several intersections within the impact 
area of the proposed zone change as failing to meet applicable operational standards under the 2030 
no-build scenario. The no-build scenario was referenced since intersections failing to meet perfor
mance standards under the no-build scenario will require mitigation within the planning horizon. 
Appropriate mitigations were drawn from the mitigated CAMPO analysis models. In order to ad· 
dress potential operational concerns associated with the proposed annexation and zone change, some 
discussion and acknowledgement of both the documented no-build scenario deficiencies and the mit· 
igations proposed in the CAMPO analysis is required. 

It should be noted that the CAMPO analysis explicitly included development within the subject 
property in the analyzed traffic volumes. Accordingly, site trips associated with the proposed annex
ation and zone change do not need to be added to the CAMPO analysis numbers. 

Each of the intersections identified as failing to meet applicable performance standards in the 2030 
"no build" model from the CAMPO report that are within the impact area of the proposed annexation 
and zone change will be discussed individually. 

The intersection of SW 35th Avenue at SW Western Boulevard was projected to operate at level of 
service F and with a v/c ratio of I .05 under year 2030 traffic conditions. The more detailed analysis 
prepared using recent traffic count data rather than the 2005 planning model volumes demonstrates 
that the operation of this intersection will be better under year 2034 traffic conditions than had been 
projected for year 2030 traffic conditions in the CAMPO analysis. With installation of a southbound 
right-tum lane, the intersection is projected to meet City of Corvallis performance standards. Nota
bly, the comparison between the older CAMPO analysis and the updated analysis at SW 35th and 
Western demonstrates the conservative nature of the CAMPO analysis and the impact of economic 
conditions on traffic volumes in the City of Corvallis. Since the CAMPO analysis year 2030 traffic 
projections are in excess of the updated year 2034 planning horizon analysis, the CAMPO results can 
be referenced to provide conservative analysis results for other intersections within the site impact 
area. 

The intersection ofUS-20/0R-34 at SW 15th Street was projected to operate at level of service F and 
with a v/c ratio of 1.26 under year 2030 no-build traffic conditions in the CAMPO analysis. Under 
the updated Oregon Highway Plan, the intersection is required to operate with a v/c ratio of 0.85 or 
less. The CAMPO study also indicated in the mitigation analysis conditions that ifUS-20/0R-34 is 
reconstructed to a four-lane cross-section with left-tum refuges and a southbound left-tum lane is 
provided on the SW 151

h Street approach, the intersection will operate at level of service C and with a 
v/c ratio of0.77, well within the applicable standards. Accordingly, these improvements will be 
needed within the planning horizon. 
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The intersection ofUS-20/0R-34 at SW 35111 Street was projected to operate at level of service E and 
with a v/c ratio of 0.96 under year 2030 no-build traffic conditions in the CAMPO analysis. This 
intersection is also required to operate with a v/c ratio of 0.85 or less. With reconstruction to a four
lane cross-section on the highway, the intersection is projected to operate at level of service B and 
with a v/c ratio of0.66. This improvement will be needed within the planning horizon. 

The intersection ofUS-20/0R-34 at Technology Loop was projected to operate at level of service F 
and with a v/c ratio of 1.06 under year 2030 no-build traffic conditions in the CAMPO analysis. 
This intersection is also required to operate with a v/c ratio of0.85 or less. With reconstruction to a 
four-lane cross-section on the highway, the intersection is projected to operate at level of service C 
and with a v/c ratio of0.71. This improvement will be needed within the planning horizon. 

It should be noted that reconstruction ofUS-20/0R-34 to a four-lane cross-section will improve the 
operation of less critical intersections as well. The intersections of Highway 34 at SW Western 
Boulevard and Highway 34 at SW 2ff' Street can be expected to operate as well or better than the 
critical intersections analyzed in the CAMPO study. Accordingly, operation of these intersections 
will also be acceptable through the planning horizon with the above improvements in place. 
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CONCLUSIONS 

Sight distance was examined at the proposed site access locations on SW 35th Street and SWWest
em Boulevard. Upon construction of the site access roadways it is expected that some vegetation 
will be removed within and adjacent to the roadway alignments. With clearing of vegetation, it is 
projected that safe and efficient access can be provided at the proposed access locations. No other 
sight distance mitigations are recommended. 

Left-tum lane warrants are projected to be met under year 2034 traffic conditions with full develop
ment at the maximum density allowed under the proposed zoning. Since the site is constrained and 
actual development levels are likely to be well below the allowed maximum, it is recommended that 
a tum-lane warrant analysis be prepared in conjunction with any future development application for 
the subject property. 

Traffic signal warrants were examined for the two proposed site access intersections and the inter
section of SW Western Blvd. at S W West Hills Road. Based on the analysis, traffic signal warrants 
are not projected to be met through 2034. No new traffic signals are recommended. 

The crash rates of area intersections and the roadway segments analyzed are within acceptable levels 
and are not indicative of specific safety problems in the site vicinity. No safety mitigations are rec
ommended based on the crash data 

Based on the operational analysis, southbowtd left-turns from the proposed site access on SW West
em Boulevard may need to be restricted in order to maintain acceptable intersection operation. A 
southbound right-tum lane may also be needed at the intersection of SW 35th and Western. These 
improvements may not be needed to support the actual development levels proposed for the site. 
Accordingly, further study is recommended upon application for site development. 
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LEVEL OF SERVICE 

Level of service is used to describe the quality of traffic flow. Levels of service A to C 
are considered good, and rural roads are usually designed for level of service C. Urban streets 
and signalized intersections are typically designed for level of service D. Level of service E is 
considered to be the limit of acceptable delay. For unsignalized intersections, level of service E 
is generally considered acceptable. Here is a more complete description of levels of service: 

Level of service A: Very low delay at intersections, with all traffic signal cycles clearing 
and no vehicles waiting through more than one signal cycle. On highways, low volume and 
high speeds, with speeds not restricted by other vehicles. 

Level of service B: Operating speeds beginning to be affected by other traffic; short 
traffic delays at intersections. Higher average intersection delay than for level of service A 
resulting from more vehicles stopping. 

Level of service C: Operating speeds and maneuverability closely controlled by other 
traffic; higher delays at intersections than for level of service B due to a significant number of 
vehicles stopping. Not all signal cycles clear the waiting vehicles. This is the recommended 
design standard for rural highways. 

Level of service D: Tolerable operating speeds; long traffic delays occur at in
tersections. The influence of congestion is noticeable. At traffic signals many vehicles stop, 
and the proportion of vehicles not stopping declines. The number of signal cycle failures, for 
which vehicles must wait through more than one signal cycle, are noticeable. This is typically 
the design level for urban signalized intersections. 

Level of service E: Restricted speeds, very long traffic delays at traffic signals, and 
traffic volumes near capacity. Flow is unstable so that any interruption, no matter how minor, 
will cause queues to fonn and service to deteriorate to level of service F. Traffic signal cycle 
failures are frequent occurrences. For unsignalized intersections, level of service E or better is 
generally considered acceptable. 

Level of service F: Extreme delays, resulting in long queues which may interfere with 
other traffic movements. There may be stoppages of long duration, and speeds may drop to 
zero. There may be frequent signal cycle failures. Level of service F will typically result when 
vehicle arrival rates are greater than capacity. It is considered unacceptable by most drivers. 
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LEVEL OF SERVICE CRITERIA 

FOR SIGNALIZED INTERSECTIONS 

LEVEL CONTROL DELAY 

OF PER VEHICLE 

SERVICE (Seconds) 

A <10 

B 10-20 

c 20-35 

D 35-55 

E 55-80 

F >80 

LEVEL OF SERVICE CRITERIA 

FOR UNSIGNALIZED INTERSECTIONS 

LEVEL CONTROL DELAY 

OF PER VEIDCLE 

SERVICE (Seconds) 

A <10 

B 10-15 

c 15-25 

D 25-35 

E 35-50 

F >50 



TRAFFIC VOLUMES 
Proposed Development Scenario 
AM Peak Hour 
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TRAFFIC VOLUMES 
Proposed Development Scenario 
PM Peak Hour 
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Peak Hour Summary 
4:50PM 1o 5:50PM 

RoBing Hour Summary 
4:00PM 1o 6:00PM 

- -bound 

:: r--c:·l!'f~StJl*'·sii,;;, 

SATHER ANNEXATION 
(ANN12.00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
AlTACHMENT D-116 

Peak Hour Summary 
4:50PM to 5:50PM 

Eu1llound -SWW..,..,BiYd SWWes-BMI "i.. ·7~ i ¥-R !-Bbs' , "i. .... -~;f .. ¥··~-R--·TBDCQ. 
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Heavy Vehicle Summary 

0..3 

In 3 

.. 
5 "'" n 

SW 35th St & SW Western Blvd 
Tuesday, May 01, 2012 

0 0 I 
Out In 
6 1 

4:00PM to 6:00PM 

Heavy Vehlcla 5-M/num Interval Summary 
4:00PM to 6:00PM 

llol1hbcund 
SW351hSt 
T .... ill'robii -$W351h$1 

.. L. ''fT if' 

HeiNY Veh/c/a 15-M/nulfJ lnlotval Summary 
4:00PM to 6:00PM -SW351hSI 

t: ·· ··-r··-,- ·il ··:-row 
-~:llO.PM 
4;15}'t.l 
4o30PM 
.4·4S~M. 
5:~~M 
5:15PM 

.5:3<\.!'1.1 
5:45PM 

---~--··· : -~- !: 

.. [-d ,l,f 
Heavy Veh/r;Je Paak Hour Summary 
4:50PM to 5:50PM --~ ... _b; __ .. ,_.~-ff~-

VO!uma 1 6 
PHF . 0.25 

---.,:~~--
5 .J. D L 5 

0.31 

Heavy Veh/c/a Rolling Hour Summary 
4·00 PM to 6•00 PM - =:; --Start SW35!hst ... ,. c 'T'"f R To!AI L T 

.,. .. , 
Totat 

4·00PM 1 0 

llt: 
1 ~-

~t I; 4:15.Pt.f j 0 1 I 3 
4:30PM 0 0 I 3 

.i~.s~&.i-- !) 
... 

ti t 
•"• .J.: 

5:00PM D 0 "0~--

' 0 1 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENTD-117 

Peak Hour Summary 
4:50PM to 5:50PM 

e .. ~~>ound -ound 
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Peak Hour Summary 

CloyCamoy 
(503} 833-2740 

SW Western Blvd 

Issei 

8 
lllkas 2 

Approach PHF 
EB 0.81 

WB 0.79 

NB 0.89 

SB 0.81 

lntersactlon 0.85 

~-• 
~ 

HV% 
0.9% 

0.8% 

0.5% 

1.1% 

0.9% 

SW 35th St & SW Western Blvd 

1ij 
5 .., 
C') 

ll: 
Cl) 

... .. .., 
• a. 

Bikes 

4:50 PM to 5:50 PM 
Tuesday, May 01, 2012 

15 EJ 451 lml 
1181 12131 S1 I 

lie + ~ 

Peds 4 

N 

w*E 
s 

Peds 2 

lit .. 11 

I slmlsol 

B EJ 
Bikes 

5 

Volume 

319 

516 

195 

451 

1.481 

., .. .., .. a. 

... 
Cl) 

5 .., 
C') 

ll: 
Cl) 

Count Period: 4:00 PM to 6:00PM 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0·118 

~~ 
Bikes 12 

+367 B 
lie 99 

EJ 
SW Western Blvd 
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TRIP GENERATION CALCULATIONS 

Land Use: Apartment 
Land Use Code: 220 

Variable: Dwelling Units 
Variable Value: 580 

AM PEAK HOUR PM PEAK HOUR 

Trip Equation: T = 0.49(X) + 3.73 Trip Equation: T = 0.55(X) + 17.65 

Enter Exit Total 
Directional 

20% 80% 
Distribution 

Trip Ends 58 ~· -~ 

WEEKDAY 

Trip Equation: T = 6.06(X) + 123.56 

Directional 
Distribution 

Trip Ends 

SATHER ANNEXATION 
(ANN12-00C01/ ZDC12-COC01) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-119 

Enter Exit Total 

50% 50% 

! 

1819 1,819 3,638 

Source: TRIP GENERATION, Eighth Edition 

Enter Exit Total 
Directional 

65% 35% 
Distribution 

Trip Ends 219 --~~$ ... 337 -. 

SATURDAY 

Trip Equation: T = 7.85(X)- 256.19 

Enter Exit Total 
Directional 

50% 50% 
Distribution 

Trip Ends liAS 2,148 4,~96 
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J 

TRIP GENERATION CALCULATIONS 

Land Use: Single-Family Detached Housing 
Land Use Code: 210 

Variable: Dwelling Units 
Variable Value: 5 

AM PEAK HOUR PM PEAK HOUR 

Directional 
Distribution 

Trip Ends 

Directional 
Distribution 

Trip Ends 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12..00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-120 

Trip Rate: 0. 75 

Enter Exit Total 

25% 75% 

1 3 .{ 

WEEKDAY 

Trip Rate: 9.51 

Enter Exit Total 

50% 50% 

i24 24 48 

Source: TRIP GENERATION, Eighth Edition 

Trip Rate: 1.01 

Enter Exit 
Directional 

63% 37% 
Distribution 

Trip Ends 3 2 

SATURDAY 

Trip Rate: 10.08 

Enter Exit 
Directional 

50% 50% 
Distribution 

Trip Ends 25 25 

Total 

s 

Total 

.so 
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TRIP GENERATION CALCULATIONS 

Land Use: Apartment 
Land Use Code: 220 

Variable: Dwelling Units 
Variable Value: 300 

AM PEAK. HOUR PM PEAK HOUR 

Trip Equation: T = 0.49(X) + 3. 73 Trip Equation: T = 0.55(X) + 17.65 

Enter Exit Total 
Directional 

20% 80% 
Distribution 

Trip Ends 30 ~~ 151 

WEEKDAY 

Trip Equation: T = 6.06(X) + 123.56 

Directional 
Distribution 

Trip Ends 

SATHER ANNEXATION 
(ANN12-00G011 ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0-121 

Enter Exit Total 

50% 50% 

971 971 1,942 

Source: TRIP GENERATION, Eighth EdiUon 

Enter Exit Total 
Directional 

65% 35% 
Distribution 

Trip Ends 119 64 1~ 

SATURDAY 

Trip Equation: T = 7.85(X)- 256.19 

Enter Exit Total 
Directional 

50% 50% 
Distribution 

Trip Ends 1049 1,049 2,098 
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I \ l i LEFT-TURN LANE WARRANTS 
I \ I I VOLUME WARRANTS FOR LEFT-TURN REFUGES 

\ l ON TWO-LAN£ STREETS 

' ····~ 
AT UNSfGIVALIZm INT&5/XrtON5 

I ! SPEED = 40 MPH 

~ I \I l 
Warrants adapted by ODOT from 

Highway Research Record No. 211 

\ \ I I Intersection: SW Western Blvd. at Site Access 

-~- \ ~ 
Scenario: 2034 Background + Site Trips - ·--

, __ , __ -n 
~- .. 

AM PEAl< HOUR PM 

1\ 1\ I 
1059 VPH THROUGH 495 

I \ ' \ I I _5_ VPH TURNING LEFT ...1L ' 
\ \ I _2_ VPH TURNING RIGHT _J_ 

\I \ I \ ! I 1066 VA (VPH) 515 

\i I 
\ j 0.47% %LEFT TURNS J.J% 

\ \I ..2!& VO (VPH) 915 

!\-~~ \ \ ....!iQ_ REFUGE REQUIRED? ..:!I§_ 
--· ... 
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i Advancing Volume (VA) 

300 400 500 600 

SATHER ANNEXATION (ANN12-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT E-270 
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\ Highway Research Record No. 211 
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! Intersection: SW 35th Street at Site Access 

\ Scenario: 2034 Background + Site Trips 
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SATHER ANNEXATION (ANN12-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT E-271 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: SW Western Blvd. Minor Street: Site Access 

Background + Zone Change Conditions (2034) 

Number of Lanes for Moving 
Traffic on Each Approach: 

ADT on Major St. 
(total of both approaches) 

ADT on Minor St. 
(higher-volume approach) 

WARRANT I 

CONDWONA 
Mj\jor St. Minor St. 

2 or more 
2 or more 
1 

2 or more 
2 or more 

CQNDWQNB 
1 

2 or more 1 
2 or more 
1 

2 or more 
2 or more 

100% 70% 
~ ~ 

8,850 6,200 
10,600 7,400 
10,600 7,400 
8,850 6,200 

13,300 9,300 
15,900 11,100 
15,900 11,100 
13,300 9,300 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volwne 

Warrant Used 
X 100 percent of standard warrants used 

100% 
~ 

2,650 
2,650 
3,550 
3,550 

1,350 
1,350 
1,750 
1,750 

_____ 70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

Number of 
Lanes 

Wll17ant I 
Coodition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Co!ldition B: lnlerruption of Conlinuous Traffic 
Major Street 
Minor Street* 

Cotnbinatlon Wa"ant 
Major Street 
Minor Street• 

Warront 3: Peak Hour Warrant -AM Peak Hour 
Major Street 
Minor Street• 

Wll17ant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

• Minor street right-turning traffic volumes reduced by 25% 

SATHER ANNEXATION 
(ANN12.00001/ ZDC12.00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0·124 

Approach Minimum 
Volumes Volumes 

14,300 8,850 
340 2,650 

14,300 13,300 
340 1,350 

14,300 10,640 
340 2,120 

1,359 
66 120 

1,430 
34 110 

70% 
~ 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Is Signal 
Warrant Met? 

No 

No 

No 

N/A 

N/A 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: SW 35th Street Minor Street: Site Access 

Background + Zone Change Conditions (2034) 

Number of Lanes for Moving 
Traffic on Each Approach: 

APT on Major St. 
(total of both approaches) 

APT on Minor St. 
(higher-volume approach) 

WARRANT 1 

CQNDITIONA 
Major St. 

2 or more 
2 or more 
1 

Minor St. 

2 or more 
2 or more 

CONDIDONB 
1 

2 or more 
2 or more 
1 

2 or more 
2 or more 

100% 70% 

.wawm.ts ~ 
8,850 6,200 
10,600 7,400 
10,600 7,400 
8,850 6,200 

13,300 9,300 
15,900 11,100 
15,900 11,100 
13,300 9,300 

Note: ADT volwnes assume 8th highest hour is 5.6$ of the daily volume 

Warrant Used 
X 100 percent of standard warrants used 

100% 

Ylm.a.nls 
2,650 
2,650 
3,550 
3,550 

1,350 
1,350 
1,750 
1,750 

70 percent of standard warrants used due to 85th percentile speed in excess 
-----of 40 mph or isolated community with population less than 10,000. 

Number of 
Lanes 

Warrant 1 
Condilion A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Imenuption of Contirumus Traffic 
Major Street 
Minor Street* 

CombinaJion Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - AM Peak Hour 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

* Minor street right-turning traffic volumes reduced by 25% 

SATHER ANNEXATION 
(ANN12-D00011 ZDC12-D0001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-125 

Approach Minimum 
Volumes Volumes 

12,600 8,850 
590 2,650 

12,600 13,300 
590 1,350 

12,600 10,640 
590 2,120 

1,228 
116 145 

1,260 
59 140 

70% 

~ 
1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Is Signal 
Warrant Met? 

No 

No 

No 

N/A 

N/A 
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] 

TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: SW Western Blvd. Minor Street: West Hills Road 

~1 

J 
Background + Zone Change Conditions (2034) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT I 

CQNDITIQNA 
Major St· Minor St. 

2 or more 
2 or more 
I 

2 or more 
2 or more 

CONDIIIONB 
1 

2 or more 
2 or more 
I 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 70% 
.¥larr.lw.ls ~ 

8,850 6,200 
10,600 7,400 
10,600 7,400 
8,850 6,200 

13,300 9,300 
15,900 11,100 
15,900 11,100 
13,300 9,300 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume 

Warrant Used 
X 100 percent of standard warrants used 

ADT on Minor St. 
(higher-volume approach) 

100% 70% 

~ ~ 
2,650 1,850 
2,650 1,850 
3,550 2,500 
3,550 2,500 

1,350 950 
1,350 950 
1,750 1,250 
1,750 1,250 

_____ 70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

Number of 
Lanes 

Warrant 1 
'I 

J 
Coodition A: Minimum Vehiculor Volume 

Major Street 
Minor Street* 

Coodition B: lnterrnption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant- AM Peak Hour 
Major Street 
Minor Street* 

Warrant 3: Peale Hour Warrant- PM Peale Hour 
Major Street 1 
Minor Street* 1 

* Minor street right-turning traffic volumes reduced by 25% 

l 

J 

SATHER ANNEXATION 
(ANN12-D0001/ ZOC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-126 

Approach Minimum Is Signal 
Volumes Volumes Warrant Met? 

12,090 8,850 
1,760 2,650 No 

12,090 13,300 
1,760 1,350 No 

12,090 10,640 
1,760 2,120 No 

996 
377 205 N/A 

1,209 
176 150 N/A 
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CDS150 03126/2012 

FATAL 
COLLISION TYPE CRASHES 

YEAR: 2007 
TURNING MOVEMENTS 0 

2007 TOTAL 0 

FINAL TOTAL 0 

OREGON DEPARTMENT OF TRANSPORTATION- TRANSPORTATION DEVELOPMENT DMSION 
TRANSPORTATION DATA SECTION - CRASH ANALYSIS AND REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

SW Western Boulevard @ SW West Hills Road 
January 1, 2006 through December 31, 2010 

NON- PROPERTY 
FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY WET 

CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF DAY 

0 0 0 0 0 
0 0 0 0 0 

0 0 0 0 0 

INTER· 
DARK SECTION 

0 
0 

0 

Note: Legislative changes to DMV's vehide crash reporting requirements, effective 01/01/2004, may result In fewer properly damage only crashes being eligible for induslon in the 
Statewide Crash Data File. 

SATHER ANNEXATION (ANN12-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT E-275 

PAGE: 1 

INTER· 
SECTION OFF· 
RELATED ROAD 

0 0 
0 0 

0 0 



COS31W 3/26/2012. 

CITY OF CORV1'.T.l.IS, REJ.,'TOH COUNTY 

R s 
E A U c 01\TE. Cl.ASS CITY STI\F.P.T 

!iJ.:Rt E [, G II R DAY DIST t'!RST STREET 
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"" OJ 
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CDS150 03/2612012 OREGON DEPARTMENT OF TRANSPORTATION- TRANSPORTATION DEVELOPMENT DIVISION 
TRANSPORTATION DATA SECTION -CRASH ANALYSIS AND REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

SW 35th Street @ SW Western Boulevard 
January 1, 2006 through December 31, 201 o 

NON- PROPERTY 
FATAL FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY \filET INTER-

COLLISION TYPE CRASHES CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF DAY DARK SECTION 

YEAR: 2010 
REAR-END 0 0 0 0 0 0 

2010 TOTAL 0 0 0 0 0 0 

YEAR: 2009 
TURNING MOVEMENTS 0 0 0 0 0 0 

2009 TOTAL 0 0 0 0 0 0 

YEAR: 2008 
ANGLE 0 2 3 0 4 0 3 0 2 3 

2008 TOTAL 0 2 3 0 4 0 3 0 2 3 

YEAR: 2007 
ANGLE 0 0 0 0 0 0 0 

2007 TOTAL 0 0 0 0 0 0 0 

YEAR: 2006 
ANGLE 0 1 0 1 0 2 0 1 0 1 0 1 
REAR-END 0 0 1 1 0 0 0 1 0 1 0 1 

2006 TOTAL 0 1 1 2 0 2 0 2 0 2 0 2 

FINAL TOTAL 0 5 3 8 0 8 0 7 7 8 

Note: Legislative changes to DMV's vehicle crash reporting requirements, effective 01/01/2004, may result in fe~r property damage only crashes being eligible for Inclusion in the 
Statewide Crash Data FRe. 
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CDS150 03/2612012 

COLLISION TYPE 
YEAR: 

TOTAL 

FINAL TOTAL 

OREGON DEPARTMENT OF TRANSPORTATION· TRANSPORTATION DEVELOPMENT DIVISION 
TRANSPORTATION DATA SECTION • CRASH ANALYSIS AND REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

SW Westem Boulevard from SW 351h street to SWWest Hills Road excluding ending Intersections 
January 1, 20061hrough Decarnber31, 2010 

NON· PROPERTY 
FATAL FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY \NET 

CRASHES CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF DAY 

PAGE: 1 

INTER· 
INTER· SECTION OFF

DARK SECTION RELATED ROAD 

Note: Legislative changes to DMV's vehicle crash reporting requirements, effective 01/0112004, may result in fev.er property damage only crashes being eligible for inclusion in lhe 
State~e Crash Data FRe. 

SATHER ANNEXATION (ANN12-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT E-280 



CDS150 0312612012 

FATAL 
COLLISION TYPE CRASHES 

YEAR: 2006 
REAR-END 0 

2006 TOTAL 0 

FINAL TOTAL 0 

OREGON DEPARTMENT OF TRANSPORTATION· TRANSPORTATION DEVELOPMENT DIVISION 
TRANSPORTATION DATA SECTION- CRASH ANALYSIS AND REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

SW 35th Street from SW Western Boulevard to SW Washington Wrrt excluding ending intersectlons 
January 1, 2006through December31, 2010 

NON- PROPERTY 
FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY WET 

CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF 

0 0 0 0 0 
0 0 0 0 0 

0 0 0 0 0 

DAY 
INTER· 

DARK SECTION 

0 0 
0 0 

0 0 

Note: Legislative changes \o DMVs vehicle aash reporting requirements, effective 01101/2004, may result in fewer property damage only crashes being eligible for Inclusion In the 
statewide Crash Data File. 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 

~ --+ 
...... "-. \.. .I 

Sign 
Grade 0% 0% 
Volume {veh/h) 1 436 130 0 239 7 
Peak Hour Factor 0.77 0.77 0.77 0.77 0.77 0.77 
Hourly flow rate (vph) 1 566 169 0 310 9 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s) 
Percent. BIQCkage 
Right turn flare (veh) 
Median type None 
Median storage veh) 
Upstream sigru:~l (ft) 975 
pX, platoon unblocked 
vc, conflicting volume 169 738 169 
vC1, stage 1 confvol 
vC2, stage 2 conf vol 
vCu, unblocked vol 169 738 169 
tC, single {s) 4.1 6.4 6.2 
tC, 2 stage (s) 
tF (s) 2.2 *2.3 *2.3 
pO queue free % 100 41 99 
eM capacity (vehlh) .1409 527 1234 

1 0 
Volurne Right 0 0 9 
cSH 1409 1700 536 
Volume to Capacity 0.00 0.10 0.60 
Queue Length 95th (ft) 0 0 97 
Control Delay (s) 0.0 0~6 21.1 
Lane LOS A c 
Approach Delay (s) 0.0 0.0 21.1 
Approach LOS c 

Intersection capacity.Utilization 47.3% ICU Level ofServlce 
Analysis Period (min) 

• User Entered Value 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-D0001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT D-135 
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5/4/2012 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & SW Doen Dr. 5/4/2012 

~.''''""""!lf'~.,~li!i'l!li!i\l:'ilil!S!<l!!-..~i'i"i'o'Ml,'fii'II'I~YAYl'il'iillt4liH'I'i.Ta-·~~~-f'~~Jifi\'lt11~1l!i 
~m.,ut~~~~~J;a5~~f~~~~""~'tlf~JI ~~1i!<~'?-!i~$!;iw~-~ 

J 

Lane Configurations f. .. 4' V 
Sign Control Free Free Stop 
Grade 0% 0% 0% 
Volume (vehih) 682 1 3 166 2 8 
Peak Hour Factor 0.77 0.77 0.77 0.77 0.77 0.77 
Hourly flow rate (vph) 886 1 4 216 3 10 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s) 
Percent 131ockage · 
Right turn flare (veh) 
Median type None 
Median storage veh) 
Uf)stream signal (ft} · 586 
pX, platoon unblocked 
ve, conflicting volume 887 · 1110 886 
vC1, stage 1 conf vol 
vC2. stJ~~ge 2 eonfvot .. 
vCu, unblocked vol 887 1110 886 
tC, single (s) 4.1 6;4 6.2 
tC, 2 stage (s) 
tF (s} 2.2 '*2.0 *2.0 
pO queue free % 99 99 98 
CM capacity (valiih> 755 332 493. 

Volume 0 
Volume Right 1 
cSH 1700 
Volume to Capacity 0.52 
Queue Length 95th (ft) 0 
Control belay (s) 0.0 
Lane LOS 
Approach Delay (s) 0.0 
Approach LOS 

• User Entered Value 

Sather Property Annexation 
LANCASTER ENGINEERING 
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49.0% 
15 
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SATHER ANNEXATION 
(ANN12.00001/ ZDC12.00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0-136 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 

t 
5/412012 

~~lil'li!l:\ll~WiJI~el!\l'JIE&fA~eam1W~a1.~1\tlm"'\WB!IINelfi8Bii~I58!1:'1Sel,ll$6!ili!Ss' 
Lane Configurations 'i ft 'It ft ,ff. 'i ft 
Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4.0 4.0 4.0 4~0 4.0 4.0 
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Frpb, pedlbikes 1.00 1:oo 1.00 0.99 0.99 1.00 1.00 
Apb, pedlbikes 1.00 1.00 1.00 1.00 1.00. 1.00 1.00 
Frt 1.00 0.99 1.00 0.94 0.96 1.00 0.95 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 
Satd. Aow(prot) 1643 1710 1583 1546 1657 1613 1616 
FltPermitted 0.45 1.00 0.27 1.00 0.99 0.32 1.00 
Satd. Flow (peflll) 786 1710 454 1546 1637 546 1616 
Volume(vph) 217 446 36 30 98 69 13 259 100 44 119 58 
Peak-hour factor, PHF 0.77 0.77 0.77 0.77 0.77 0.77 0.77 0.77 0.77 0.77 0.77 0.77 
Adj. Flow(vph) 282 579 47 39 127 90 17 336 130 57 155 75 
RTOR Reduction (vph) 0 5 0 0 41 0 0 22 0 0 29 0 
Lane Group .Row (vph) 282 621 0 39 176 0 0 461 0 57 201 0 
Confl. Peds. (#lhr) 4 3 3 4 1 1 
HeavyVehicles(%) 1% 1% 1% 5% 5% 5% 1% 1% 1% · 3% 3% 3% 
Tum Type pm+pt pm+pt Perm Perm 
Protected Phases 7 4 3 8 2 
Permitted Phases 4 8 2 
Actuated (3reeJ1, G(s) 27.3 22.0 16.4 15.1 
Effective Green, g (s) 27.3 22.0 16.4 15.1 
Actua.ted g/C Ratio 0.52 0.42 0.31 0.29 
Clearance Time (s) 4.0 4.6 4.0 4.0 
Vehicle EXterision (s) 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 541 714 169 443 
v/s Ratio Prot c0.08 c0.36 0.01 0.11 
v/s Ratio Perm 0.19 0.07 
v/c Ratio 0.52 0.87 0.23 0.40 
Unifofll1Delay,d1 7.7 14.0 13.1 15.1 
Progression Factor 1.00 1.00 1.00 1.00 
Incremental Delay, d2 0.9 11.2 0.7 0.6 
Delay(s) 8;6 25.3 13.8 15.7 
Level of Service ·A C 8 8 
Approach Delay ( s) 20.1 15.4 
Approach LOS C 8 

HCM Volume to Ca~>acity 
Actuated Cycle Length 
Intersection Capacity Utill:zallcln 
Analysis Period (min) 
c Critical Lane Group 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-137 

Sum of lost time (s) 
ICU Level of Service 
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HCM Unsignalized Intersection capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 5/4/2012 

f09tat:liii!'IJ.,llr~T£8l'I!"A~-----lml'm~,.JiltllflflfiA'IIIill1 
Lane Confrgurations .. 4f 't. ¥ 
Sign Control Free Free Stop 
Grade 0% 0% 0% 
Volume(veh.fh) 2 196 376 0 111 
Peak Hour Factor 0,87 0.87 0.87 0.87 0.87 
Hourly.flowrate{vph) 2 225 432 0 128 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s) 
Percent Blpckage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream.signal(ft) 
pX, platoon unblocked 
vC, conflicting volume 432 
vC1, stage 1 conf vol 
vC2, stage 2 conf.vot·.· 
vCu, unblocked vol · 
tC, single (s) 
tC, 2 stage (s) 
tF (!'l) 
pO queue free % 
eM capacity (vehlh) 

Volume 
cSH 
Volume to. (;apac,ity 
Queue Length 95th (ft) 
Control Delay (s) 
Lane LOS 
Approach Delay (s) 
Approach LOS . 

432 
4.1 

2.2. 
100 

1133 

2 
0 

1133 
0.00 

0 
0.1 

A 
0.1 

0 
1700 
0.25 

0 
0.0 

0.0 

975 

None 

662 

662 
6.4 

3.5 
70 

429 

3 
0.87 

3 

432 

432 
e.:z 
3.3 
99 

628 

35.0% 
15 

ICU level Of Service 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-138 

A 

2012 Existing PM Peak Hour 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & SW Doen Dr. 

-+ 

Sign 
Grade 
Volume.(veh/h) 
Peak Hour Factor 
Hourly flqw rate (vph) 358 
Pedestrians 
LaneWl<llh (ft) 
Walking Speed (ft/s) 
Percent Bloc;k~age 
Right turn flare (veh) 
Median type 
Median storage veh) 
Upstf:eamslgilal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC1, stage 1 confvol 
vC2, Stage 2 confvol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
tF (s) 
pO queue free % 
eM Capacity (vehlh) •.. 

0 
VoltJme Right 2 
cSH 1700 
Volume. to Capacity 0.21 
Queue Length 95th (ft) 0 
Control Delay (s) 0.0 
Lane LOS 
Approach Delay (s) .0.0 
Approach LOS 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-139 

~ ., 

~ 9 
0.86 0.86 

2 10 

360 

360 
4.1 

2.2 
99 

1204 

0 7 
1204 520 
0;01 0.02 

1 1 
0.2 12.0 

A 8 
0.2 12.0 

8 

49.0% 
15 

+- '\ ,. 
545 1 6 
0.86 0.86 0.86 
634 1 7 

None 

586 
0.81 
1014 359 

1017 359 
6.4 6.2 

3.5 3.3 
99 99 

211 687 

ICU Level of Service 

5/4/2012 

A 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 51412012 

~~~~l\,.llt:liiiEal'IIII!S~BIWI11~J[str4iti.IB11!1WBQIIISSJfl~!B 
Lane Configurations "i . • lt t. .. .;. 'i t. 
Ideal Flavv (vphpl) 1750 1750 1750. 1750 1750 1750 1750 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4~0 4.0 4.0 4.0 4.0 4.0 
Lane Util Factor 1.00 1.00 1 ;00 1.00 1 •. 00 1.00 1.00 
Frpb, pedlblkes 1.00 1.00 1.00 1.00 0.99 1.00 0.99 
Flpb, pedlblkes 1 .. 00 1.00 1.00 1.00 1.00 1.00 1.00 
Frt 1.00 0.99 1.00 0.98 0.97 1.00 0.93 
FltProtected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 
Satd. Flow (prot) 1645 1710 1644 1696 1660 1638 1594 
Fit Perrhltted 0.31 1.00 0.52 1.00 0;98 0.62 1.00 
Satd. Flow(perm) 539 1710 892 1696 1629 1061 1594 
Volume(vph) · 91 209 17 102 362 49 8 136 48 61 206 180 
Peak-hour factor, PHF 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 
Adj. Flow (vph) 107 246 20 120 426 58 9. 160 56 72 242 212 
RTORReduction(vph) 0 .. 5 0 0 .. 8 0 0 21 0 0 55 . 0 
Lane Group Flow(vph) 101 261 0 120 476 0 0 204 0 72 399 0 
Confl. Peds. (#lhr) 4 2 2 4 2 5 5 2 
Hea'!YVelllCIEIS<%r , 1%: 1%: ·1% ·1% 1% 1%;t9AI 1% 1% wo: 1%: 1% 
Tum Type pm+pt pm+pt Perm Perm 
Protected Phases 7 4 3 8 2 
Permitted Phases 4 8 2 
Actuated Green, G (s) 18.7 113.8 20.1 17.8 
Effective Green, g (s) 18.7 16.8 20.7 17.8 
Actuatc:Jd g1c Ratio o.39 o.35 o.43 o.37 
Clearance Time (s) 4.0 4.0 4.0 4.0 
Vehick:l ExtensiOn (s) 3.0 3.0 3.0 a:o 
Lane Grp Cap (vph) 254 600 431 630 
v/s Ra~o Prot 0.02 0.15 c0.02 c0.28 
v/s Ratio Perm 0.15 0.10 
v/c Ratio 0.42 0.44 0.2.8 0.76 
Uniform Delay, d1 10.2 11.9 8.4 13.1 
Progression Factor 1.00 1.00 1.00 1.00 
Incremental Delay, d2 1.1 0.5 0.4 5.1 
Delay.($) 11.4 12.4 8.8 18.3 
Level of Service B B A B 
APpllYciChDelay (s) 12.1 16.4 
Approach LOS B B 

16.2 
16.2 
0.34 

4.0 
3.0 . 

551 

0.13 
0;37 
12.0 
1.00 
0.4 

12.4 
B 

12.4 
B 

6 
.16;2 
16.2 
0.34 
4.0 
3.0 

359 

0.07 
0.20 
11.3 
1;00 
0.3 

11.5 
B 

6 

16.2 
16.2 
0:34· 
4.0 
3;0 
539 

c0.25 

0.74 
14.0 
1.00 
5.4 

19.4 
B 

18.3 
13 

iA1 .. ·~-E-':.11N><lili""'P~14~4~~~'17~~l!Y~'Ii:'l~~'i;l!lWti1c!ll-£-:~-W-m'lh'f:ff~:::Ul'i!l"*&~~4 ~""~~k~JJt.Ujt~~~~~1l&&r"ii€~~~14-,·tiX~~!i~~~~-~~t~~?J.?:If!:q'WJi~~~~~~11 
HCM Average Control Delay 15.5 HCM Level of Service B 
HCM Volume to Capacity ratio 0.66 
Actuated Cycle Length (s) 47.9 Sum of lost time (s) 8.0 
lntersectif:>n Capac;ity Utilization 73.3% ICU Level of Service D 
Analysis Period (min) 15 
c Critical Lane Group 

Sather Property Annexation 
LANCASTER ENGINEERING 

2012 Existing PM Peak Hour 
Page3 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 

~ -+ 
.,._ 

' \. .,/ 

Sign 
Grade 0% 0% 
Volume (vehlh) 2 688 201 0 369 11 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 2 724 212 0 388 12 
Pedestrians 
Lane Width (ft) 
Walking Speed {fils) 
Percent Blockage 
Right tum flare (veh) 
Median type None 
Median storage veh) 
Upstream signal (ft) 975 
pX, platoon unblocked 
ve. conflicting .volume 212 940 212 
vC1, stage 1 conf vol 
vC2. stage 2 conf vol 
vCu, unblocked vol 212 940 212 
tC, single (s) 4.1 *5.5 *5.5 
tC, 2 stage (s) 
tF (s) 2.2 *2.0 "2.0 
pO queue free % 100 29 99 
eM capacity (vehlh) 13§9 549 1381 

2 
Volume Right 0 0 12 
cSH 1359 1700 558 
Volume to Capacity 0.00 0.12 0.72 
Queue Length 95th (ft) 0 0 146 
Control Delay (s) o.o 0.0 26.0 
Lane LOS A D 
Approach Delay (s) 0.0 0.0 26.0 
Approach LOS D 

Utilization 70.6% ICU Level of Service 

. User Entered Value 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00001} 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-141 

15 

5/4/2012 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & SW Doen Dr. 5/4/2012 

mtV:eln1fftf~(\l;ltiltER~IEBaWatl:~liWB:11!1SEill:l't%Bf4ta'IIMIIJR-I:il~ll·~lEI! 
LaneConfigurations ft. 4 V 
Sign Control Free F=ree Stop 
Grade 0% 0% 0% 
Volume(vehlh) 1055 2 5 257 3 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 
Hourfy flow rate (vph) 1111 2 5 271 3 
Pedestrians 
Lane Width (ft) 
Walking Speed (fVs) 
Percent BlOckage 
Right turn flare (veh) 
Median type Nolle 

586 

12 
0.95 

13 

Med.ian storageveh) 
Upstream signal (ft) 
pX, platoon unblocked 
vC, conflicting volume 
vC1, stage 1 conf vol 
Yt2.stage2eontvol 
vCu, unblocked vol 
tC, single {s) 

1113 1393 1112 

tC, 2 stage (s} 
tF (s) ... 
pO queue free % 
cMcapacity(vehJh) 

left 
Voturne Right 
cSH 
Volume to Capacity 
Queue Length 95th (ft) 
Control Delay (s) 
Lane LOS 
Approach Delay (s) 
Approach LOS 

* User Entered Value 

0 
2 

1700 
0.65 

0 
0.0 

0.0 

Sather Property Annexation 
LANCASrER ENGINEERING 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-Q0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-142 

5 
0 

620 
0;01 

1 
0.3 

A 
0.3 

1113 
4.1 

2.2 
99 

620 

3 
13 

313 
0.05 

4 
17.1 

c 
17;1 

c 

70.4% 
15 

1393 1112 
6.4 6.2 

*2.0 
99 

21.4 

ICO Level of Se!VIee 

2034 Background AM Peak Hour 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 

t 
5/412012 

g§~IIBlll'IBEetfJIEBJillesatnJW.llWtmtt\iea\\~lii':II~IIQ@K"'aSIIJi~aitirlfS8a 
Lane Configurations 'i t. "i ft. • "'i ft. 
Ideal Aow(vphpl) 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 17'50 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Util. Factor 1.00 1.00 1.00 1.00 too 1.00 1.00 
Frpb, ped/bikes 1.00 1.00 1.00 0.99 0.99 1.00 1.00 
Flpb, pedlbikes 1.00 1.00 1.00 1.00 1.00 .1.00 1.00. 
Frt 1.00 0.99 1.00 0.94 0.96 1.00 0.95 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 
Satd. FJow(prot) 1643 1709 1583 1542 1656 1614 1615 
FltPermltted 0.38 1.00 0.13 1.00 0.98 0.26 .1~00 
Satd. Flow(perm) 665 1709 214 1542 1632 433 1615 
Volume (vph) 335 676 56 46 152 107 20 400 155 6.8 184 ·~ 
Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Adj~ Flow (Vph) 353 712 59 48 160 113 21 421 163 72 194 95 
RTOR Reduction (vph) 0 3 0 0 21 0 0 12 0 0 16 0 
Lane Group Flow (vph) 353 768 o 48 252 o o 593 0 72 273 0 
Confl. Peds. (#/hr) 4 3 3 4 1 1 
Heavy Vehicles(%) 1.% 1% 1% 5% 5% 5% 1% 1o/o 1% 3% · 3% 3% 
Tum Type pm+pt pm+pl Perm Perm 
Protected Phases 7 4 3 8 2 6 
Permitted Phases 4 8 2 
Actuated Green, G (s) 53.6 46.7 34.1 31.2 
Effective Green, g (s) 53.6 46.7 34.1 31.2 
Actuated g/C Ratio 0.54 0.47 0.34 0.31 
aearance Time (s) 4.0 4.0 4.0 4.0 
Vehicle Extension (s) 3.0 3.0 3.0 3.0 
LaneGrpCap(vph) 536 797 113 481 
v/s Ratio Prot c0.12 c0.45 0.01 o:1s 
v/s Ratio Perm 0.23 0.13 
v/c Ratio 0.68 0.96 0.42 0.52 
Uniform Delay, d1 14.9 25.9 24.7 28.3 
Progression Factor 1.00 1.00 MO 1.00 
Incremental Delay, d2 2.9 23.3 2.6 1.0 
Delay(s) 17.8 49.1 27.3 2.9.4 
Lev~ofSenrice B D C C 
Approach.Delay(s) 39.3 29.1 
Approach LOS D C 

to Capacity ratio 
f'\I.OVU<tlt:u Cycle Length (s) 
lntersec:tfon capacity Utilization 
Analysis Period (min) 
c Critical Lane Group 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-{)0001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT D-143 

Sum of lost time (s) 
ICU Level of Senrice 

38.5 
38.5 
0.38 
4.0 
3:0 
628 

c0.36 
0.94 
29.8 
1.00 
22.9 
52 .• 6 

D 
52.6 

D 

12.0 
G 

6 
38.5 
38.5 
0.38 
4.0 
3.0 
167 

0.17 
0.43 
22.7 
1.00 
1.8 

24.5 
c 

38.5 
38.5 
0.38 
4.0 
3.0 

621 
0.17 

0.44 
22.8 
too· 
0.5 

23.3 
c 

23.5 
c 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 514/2012 

Mli~'R_,ll,.,.~el!~«eaJ~~'Safi'JR!at1111111fi-.Klll•l~rf£1auilf~f'4tll 

l 

., 
I 
J 

Lane Configurations . 4 f. V 
Sign Control Free Free Stop 
Grade 0% 0% 0% 
Volume {Veh/h) 3 308 575 0 172 5 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 
Hourfyffowra.t~ (vph) 3 324 605 o 1a1 5 
Pedestrians 
Lane Width (tt) 
Walking Speed (fils) 
Percent810cJ<age · 
Right tum flare (veh) 
Median type · ·· None 
Median storage veh) 
Upstream signal (ft) 973 
pX, platoon unblocked 
ve. conflic;lirj vOlume 605 936 665 
vC1, stage 1 confvol 
vC2,'staiJe2 c&ifvol 
vCu, unblocked vol 605 936 605 
tC, single {S) 4.1 6.4 6.2 
tC, 2 stage (s) 
~00 . ~ 
pO queue tree% 52 
eM capacity (vellfll) 381 

Volume 3 
Volume Right 0 
cSH 978 
Volume to Capacity 0.00 
Queue Length 95th (ft) 0 
Control belay (s) 0.1 
Lane LOS A 
Approach ·Delay (s) 0.1 
Approach LOS 

• User Entered Value 

Sather Property Annexation 
LANCASTER ENGINEERING 

0 
1700 
0.36 

0 
0.0 

0.0 

5 
385 

0;48 
64 

22.8 
c 

22.8 
c 

5o.2% 
15 

ICU Level of ServiCe 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-144 

2034 Background PM Peak Hour 
Page 1 

-.... c 
c c 
c 
'1-
~a: zo 
Zll.. 
<w -a: 
Zu. 
Cu. -< ........ 
~en 
W...JN 
Z(jQ) 
ZzN 
<:::Jw 
O::Qt
Wojjj 
::I:>--
1-1-::I: <->< en ow 



HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & SW Doen Dr. 

Volurne (vehlh) 3 14 842 2 
Peak Hour Factor 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 3 15 886 2 
Pedestrians 
Lane Width.(ft) 
Walking Speed (ft/s) 
Percl!tnl Blockag~ 
Right tum flare (veh) 
Median type None 
Median storage veh) 
Upstream signal (ft) 586 
pX, platoon unblocked 0.63 
vC, conflicting volume 505 1419 
vC1, stage 1 conf vol 
vC2,stage 2confvol 
vCu, unblocked vol 505 1669 
te, single (s) 4.1 6.4 
tC, 2 stage (s) 
tF (s) 2.2 
pO queue free % 99 
eM capacity(vehlh) 1065 

Volume Left 0 15 2 
Volume Right 3 0 9 
cSH 1700 1065 238 
Volume to Capacity 0.30 0.01 0.05 
Queue Length 95th (ft) 0 1 4 
Controi.Qelay (s) 0.0 0.4 20.9 
Lane LOS A c 
Approach Delay (s) 0.0 0.4 20.9 
Approach LOS c 

9 
0.95 

9 

504 

504 
6.2 

Utilization 70.3% ICU Level of Service 

Sather Property Annexation 
LANCASTER ENGINEERING 

SATHER ANNEXATION 
{ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-145 

15 

514/2012 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 

t 
514/2012 

m.-""'""'"~~.IJ~-,~~'~"'1l'i1!\lll%"'"'1H~"'i'iS1'm!iUl!lt!~I~'lf"il:h~'i'n"'"'8"~Rt_.,.,.al'i'j(~a~<:>B~~"'o1'il!liif&i!im'B ~Y,e.m~~~~~&~~~;;~{,c:;~~~J:Qli!f!FitQQ~fl0-l%••~~u~~;;w~v:~D~~~·~-~a1I~JJ,zt~Y£~,.~,~~~'S? ::tJ@!{&;?fit~~1n;~JJWf)l'~JN 

Lane Configurations "i f+ . "i ft. • "i ft. 
Ideal Aow (vphpl) 1750 1750. 1750 1750 1750 1750. 1750. 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Uti( Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Frpb, pad/bikes 1.00 1.00 1.00 1.00 0.99 1.00 0.99 
Flpb, I)Eidlbikes 1.00 1.00 1.00. 1.00 1.00 0.99 1.00 
Frt . . . 1.00 0.99 1.00 0.98 0.97 1.00 0.93 
FltProtectec.l 0;95 1.00 0.95 1.00 1.00 0:95 1.00 
Satd.Fiow(prot) 1646 1710 1645 1695 1655 1635 1591 
FltPerrflitted o.1o 1.00 o.as 1.oo o.79 o.46 1.oo. 
Satd. Flow (perm) 177 1710 682 1695 1317 800 1591 
Volume (vph) 141 319 26 158 566 76 12 210 74 94 318 278 
Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
AdJ. FloW (vpll) 148 336 27 166 596 80 13 221 78 99 335 293 
RTORReduction(vph) 0 . 2 ·a . 0 .· 4 0 0 10 0 0 26 0 
Lane Group Flow {vph) 148 361 0 166 672 0 0 302 0 99 · 602 0 
Confl. Peds. (#lhr) 4 2 2 4 2 5 5 2 
HeavxVehicles(%} >.1% t~Ac. · t% · t% ... to/o .lo/o 1% 1% ... to/o< .. 1%: .. 1%. to/o 
Turn Type pm+pt pm+pt Perm Perm 
Protected Phases 7 4 3 8 2 
Permitted Phases 4 8 2 
Ac(UatedGreen; G(s) 53.9 45.7 54.7 46.1 
EffectiveGreen, g(s) 53.9 45.7 54.7 46.1 
Actuated g/C ~tio 0.49 0.41 0,50 0.42 
Clearance Time (s) 4.0 4.0 4.0 4.0 
Vehicle Exti:n'lsion (s) 3.0 · 3.0 · 3.0 3;0 · 
Lane Grp Cap (vph) 196 708 413 708 
V(S Rati()Prot c0.06 0.21 0.03 c0.40 
v/s Ratio Perm 0.31 · 0.17 
v/c Ratio 0.76 0.51 0.40 0.95 
Uniform Delay, d1 22.6 24.0 16.5 31.0 
Prog~onFactor 1.00 1.00 1.00 1.00 
Incremental Delay, d2 15.2 0.6 0.6 21.9 
Delay(~) 37.8 24.6 17.2 52.9 
Level of Service D C 8 D 
Approa:ch Delay (s) 28.4 45.9 
Approach LOS . C D 

44.1 
44.1 
Q.40 
4.0 

· a:o 
526 

0.23 
0.57 
25.8 
1.00 
1.5 

27.3 ·c 
27.3 

c 

HCM Average Control Delay 41.2 HCM Level of Service D 
HeM Volume to capacity ratio 0.9.0 
Actuated Cycle length (s) 110.4 Sum of lost time (s) 8.0 
IntersectiOn Capacity Utilization 108 .. 6% ICU Level of SEII'VIce G 
Analysis Period (min) 15 
c Critical lane Group 

6 
44.1 
44.1 
o:40 
4.0 
3;0 

320 

0.12 
0.31 
22.7 
1.00 
0.6 

23.3 
c 

44.1 
44.1 
0.40 
4.0 
3.0 

636 
c0.38 

0;95 
32.0 
1.00 
23.0 
55.0 

D 
50.7 

ti 

Sather Property Annexation 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 5/412012 .,. __.. +- ' \.. ./ 

Sign 
Grade 0% 
Vo.lume (vel1/ll) 2 697 238 0 369 11 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 2 734 251 0 388 12 
Pedestrians 
L8ne Width (ft) 
Walking Speed (ftls) 
Percent Bloclcage 
Right turn flare (veh) 
Median type None 
Median storage veh) 
Upstream signal (ft) 975 
pX, platoon unblocked 
VC, conflicting volume 251 988 251 
vC1, stage 1 conf vol 
VC2, stage 2 conf vol 
vCu, unblocked val 251 988 251 
tc, single (s) 4.1 "5.5 *5.5 
tC, 2 stage (s) 
tF (s) 2.2 "2.0 *2;0 
pO queue free % 100 25 99 
eM capacity (veh/h) 1315 516 1315 

Volume 2 0 
Volurne Right 0 0 
cSH 1315 1700 
Volume to Capacity 0.00 0.15 
Queue Length 95th (ft) 0 0 
Control Delay (s) 0.0 0.0 
Lane LOS A 
Approach Delay (s} 0.0 0.0 
Approach LOS 

7.1.1.% ICU Level of Service c 

• User Entered Value 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & Site Access 5/4/2012 

t 
ii'i:li~'llWP•"*"*"io~~lt.'itii,\lliA~'I'i~~.,.rrj~''*~c-."lillt·· ~E5&1!!ii'ts~·••ll!tYI-.;~ '!i\UWiiiialil!i"il'iRil;~ill"""-"'e··Ei;i®.:•?ilflf.""n~!jljl's~~<1'i'>o muYtJ;meg~Jt~~.*1$f,t!"%-~0£gj...'if~~t;;p~{~fb~ls ,~i$J~l;~%:~YN!~*$~1!'~~t.~~?l,"; -'0\!~~m:~~~~~~oq 
Lane Configurations .,f. .,f. . .,f. .;. 
Sign Control Free Fre.e Stop Sto(l 
Grade 0% 0% 0% 0% 
Volume (vehlh} 5 1059 2 5 275 13 3 0 12 52 0 
Peak Hour Factor 0.92 0.95 0.95 0.95 0.95 0.92 0.95 0.92 0.95 0.92 0.92 
Hourlyflowrate (vph) 5 1115 2 5 289 14 3 0 13 57 0 
Pedestrians 
Lane Width (ft.) 
Walking S(leed (fils) 
Percent Blockage 
Right tum flare (veh) 
Medi~ntype 
Median storage veh) 
Upstream sigmll (ft) 
pX, platoon unblocked 
vC, conflicting volume 304 
vC1, stage 1 conf vol 

"~' ~ge 2 (;Qnf.vol 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 

304 
4.1 

1117 

1117 
4.1 

586 

None None 

1454 1441 1116 1446 1435 

1454 1441 1116 1446 1435 
*6.0 6.5 *6.0 *5.5 6 .. 5 

19 
0.92 

21 

297 

297 
*5.5 

.tF (s) 
pO queue free % 
eM capacity (veh/h) 

2.2 
100 

1257 

2.2 
99 

618 

*2.0 
99 

226 

4.0 
100 
131 

*2.0 
97 

376 

*2.0 
79 

275 

4.0 *2.0 
100 98 
132 1241 

Volume Left 
Volume Right 
cSH . 

Volume 1o Capacity .. 
Queue lenglh 95th (ft) 
Control D~,;~lay (s) 
Lane LOS 
Approach Delay(s} 
Approach LOS 

• User Entered Value 

5 5 
2' 14 

1257 618 
0.00 0.01 

0 1 
0.1 0.3 
A A 

0.1 0.3 
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13 

332 
0.05 

4 
16.4 

c 
16.4 

c 

8'1.2% 
15 

347 
0.22 

21 
18.3 

c 
18.3 

c 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 

t 
5/4/2012 

~~~olfi\~Wlll\llli!fJ;Bt.-~R'tisMtliWI3TftlWali~Bf!U'£M1!16ffiW6Rii!IS81l·~~Bitiic~a 
lane Configurations 1lj t+ ~ ft. 4+ "i ft. 
Ideal Flow(\tphpl) 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
lane Utll. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Frpb, ped/bikes 1.00 1.00 1.00 0.99 0.99 1.00 1.00 
Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Frt . 1.00 0.99 1.00 0.94 0.96 1.00 0.95 
FltProtected 0.95 1.00 0:95 1.00 1:00 0.95 1.00 
Satd. Flow(prot) 1643 1704 1583 1540 1657 1614 1611 
FltPermltted 0.36 1~00 0.11 1.00 0.98 0.24 1.00 
Satd.Fiow{perm) 663 1704 186 1540 1623 415 1611 
Volume (vph) 347 705 71 46 158 114 24 407 155 96 209 111 
Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Adj, Flow(vph) . 365 742 75 48 166 120 25 428 16.3 101 220 117 
RTOR Reduction (vph) 0 3 0 o 22 0 0 12 0 0 17 0 
Lane (;roup Flow (vph) 365 814 0 48 264 0 0 604 0 101 $20 0 
Confl. Peds. (#lhr) 4 3 3 4 1 1 
HeavyVehicles(o/o) 1% 1% 1% 5% · 5% 5% 1% 1% 1% 3% 3% 3% 
Tum Type pm+pt pm+pt Perm Perm 
Protected Phases 7 4 3 8 2 
Permitted Phases 4 8 2 
Actuated Green, G (s) 59.2 52;1 38.9 35.8 
Effective Green, g (s) 59.2 52.1 38.9 35.8 
Actuated g/C Ratio o.55 0.48 o.36 tl:33 
Clearance Time (s) 4.0 4.0 4.0 4.0 
Vehicle Extension (s} 3.0 3.0 3.0 3.0 
Lane Grp Cap (vph) 538 820 107 509 
v/s Ratio Prot c0.12 c0.48 0.01 0.17 
v/s Ratio Perm 0.25 0.15 
v/c Ratio 0.68 0.99 0.45 0.52 
Uniform Delay, d1 15.7 27.9 26.4 29.3 
ProgresslonFactor too 1.00 1.00 1.00 
Incremental Delay, d2 3.4 29.4 3.0 0.9 
Delay(s} 19.1 57;3 29.4 30.2 
Level of Service 8 E C C 
ApproachDelay (s) 45.5 30.1 
Approach LOS D C 

HCM Average Control Delay 
HCMVolume to Capacity ratio 
Actuated Cycle Length (s) 
Intersection Capacity Utilization 
Analysis Period (min) 
c Critical Lane Group 

45.2 
0.99 

108.3 
113.8% 

15 

HCM Level of Service 

Sum of lost time (s) 
ICU Level of Service 

41;1 
41.1 
o:38 
4.0 
3;0 

616 

c0.37 
0;98 
33.2 
1.00 
31.3 
64.5 

E 
64.5 

E 

D 

12.0 
H 

6 
41.1 
41.1 
0.38 
4.0 
3.0 
157 

0.24 
0.64 
27.6 
1.00 
8.7 

36.3 
D 

6 

41.1 
41.1 
0.38 
4.0 
3.0 
611 

0;20 

0.52 
26.0 
1.00 
0.8 

26.8 
·c 

29.0 
c 

Sather Property Annexation 
LANCASTER ENGINEERING 

2034 Bkgd plus Zone Change AM Peak Hour 
Page3 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-149 

-..... 
0 
0 
0 

ql
~0:: zo 
Za.. 
<(W -a:: 
ZIJ.. 
Oil. 
-<( .......... 
~en 
w....a....., 
Z(jcn 
ZzN 
<::lw 
0::01-
W(.)ii] 
::C>-
1-1-::C <C->< cnuw 



HCM Unsignalized Intersection Capacity Analysis 
4: Site Access & SW 35th St. 

t ~ 

5/4/2012 

~."''"'""~&~~'i-1iil\~!il?'ll1"~e~i!~l"·e··r~s:l.-~"'f!l:"'~"'~~Ji!staa"i!£OOcew~.,.s'%'"'~~"'"4':~~mml'¥~•!~'lll%~.!1?!·'i:?IJ!?iili''%~P'.JI:I!!f~ ~ellleJ\W4~~$~AiltM~~~Q~~- g_~~~Y~o/~J)t~~?#,;~1JfE~~JI'ftW$10~t~,x;.@?~·~~~~~~~'Bfr~~~f§?~fi*rWet~4t(~!! 

Lane Configurations V 4 ft. 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (vehlh) 63 71 18 850 345 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 
Hourly flow rate (vp~) 66 75 19 895 363. 
Pedestrians 
lane Width (ft) 
Walking Speed (ftls) 
Percent. £!lockage 
Right tum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) · 

None 

pX, platoon unblocked 0.60 
vC, conftcting volume 1304 371 379 
vC1, stage 1 confvol 
~ .. ~g~?®nf.vot .. 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
tF (s) · 
pO queue free% 
.eM capac:lty{vehlh) 

Volume 
Volume Right 
cSH 
Volume to ~pacity 
Queue Length 95th (ft) 
Control Delay (s) 
Lane LOS . 
Approach Delay (sj 
Approach LOS . 

1503 371 
*5.5 

379 
4.1 

"2.0 "2.0 2.2 
58 93 98 

159 11~ 1174 

75 0 
292 1174 

0.48 0.02 
62 1 

28.4 0.4 
0 A 

28.4 0.4 
0 

0 
16 

1700 
0.22 

0 
0.0 

0.0 

805 

15 
0.95 

16 

79;4% 
15 

ICU level of Service 

• User Entered Value 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 5/412012 ,. 

-II> 
...... ' .... ..; 

Sign 
Grade 
Vol!-fme (veh/h) '3 0 172 5 
Peak Hour Factor 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 3 0 181 5 
Pedestrians 
Lane Width (ft) 
Walking Speed (ft/s} 
Percent Blockage 
Right tum flare (veh) 
Median type None 
Median storage veh) 
Upstream signal (ft) 973 
pX, platoon unblocked 
vC, conflicting volume 625 993 625 
vC1, stage 1 conf vol 
vC2, stage 2 conf vol 
vCu, unblocked val 625 993 625 
te, single (s) 4.1 6.4 6.2 
tC, 2 stage (s) 
tF(s) 2.2 *2.4 '"2,4 
pO queue free % 100 48 99 
eM cap<Jclty (veil/h) 961 300 625 

3 0 181 
Volume Right 0 0 5 
cSH 961 1700 354 
Volume to Capacity 0.00 0.37 0.53 
Queue Length 95th (ft) 0 0 73 
Control Delay (s) 0.1 0.0 25.9 
Lane LOS A D 
Approach Delay (s} 0.1 0.0 25,9 
Approach LOS D 

Utilization 51.3% ICU Level of Seivi~ A 

" User Entered Value 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Westem Blvd. & Site Access 5/4/2012 

t 
~'lilfA-,,lllk'll~Slt'fJif!'!:IIL~ii"Wa.~'I\Willl~{!laliJ~ti!al.8f!JS'B~Bltl1!1sBi~ 
Lane Configurations 4t .ft. 4t .ft. 
Sign Contro.l Free Free Stop Stop 
Grade 0% 0% 0% 0% 
Volume(vehlh) 11 495 3 14 851 50 2 o .9 26 () 10 
Peak Hour Factor 0.92 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Hourlyflowrate(vph) 18 521 3 15 896 53 2 0 9 27 0 · 11 
Pedestrians 
Lane Width {ft) 
Walking Speed (ftls) 
Pei'CElllt Blocl<a~ 
Rlghttum flare (veh) 
Median type 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 0.60 
vC, conflicting volume 948 
vC1, stage 1 conf vol 
ygg, ~~.9!t~ <!CI~Jfvol· .· .. 
vCu, unblocked vol 
tC, single (s) 
tC, 2 stage (s) 
tF (s) 
pO queue free % 
eM capacity (veh/h) 

915 
4~1 

2.2 
96 

453 

Volume Right 3 
cSH 453 
Volume to Capacity o.o4 
Queue Length 95th (ft) 3 
Control Delay {s) 1.2 
Lane Los · A 
Approach Delay(s) 1.2 
Approach LOS 

• User Entered Value 

Sather Property Annexation 
LANCASTER ENGINEERING 

524 

524 
4.1 

2 27 
9 11 

138 120 
0.08 0.32 

7 31 
33.4 48.2 

D E 
33.4 48.2 

D E 

71.6% 
15 

None 

0.60 0.60 
1522 1537 

1864 1890 
7 .. 1 6.5 

tcu Levefof seivlce 

4.0 
100 
40 

None 

0.60 0.60 
523 1521 1513 

523 1862 1849 
6.2 *5.5 6.5 

3.3 
98 

556 

0.60 
922 

871 
*5.5 

*2.0 
97 

362 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th Sl 

t 
514/2012 

geffiijfltl/lt~~lfiSiltiEBltJIEs1111Efi~1li~Sl2fiWBflilwtiallf~BII.'SBlf~"!S8.'1Sa1l!fllsBlt•sl3~ 
Lane Configurations ' . . f. "' f. • "' . f. 
Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Utll. Factor 1.00 1.00 1.00 MO 1.00 1.00 1.00 
Frpb, ped/bikes 1.00 1.00 1.00 0.99 0.99 1.00 0.99 
Flpb, ped.lbikes 1~00 1.00 1.00 1.00 too 0.99 1.00 
Frt 1.00 0.99 1.00 0.98 0.97 1.00 0.93 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 
Satd. Aow (prot) 1646 1705 1645 1686 1660 1636 1589 
Fit Permitted 0;08 1.00 0.37 1.00 0.55 0.43 1.00 
Satd. Flow {perm) 138 1705 641 1686 923 748 1589 
Volume (vph) 164 333 33 158 592 103 26 234 74 108 330 297 
Peak-hourfactor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Adj. Flow(vph) 173 351 35 166 623 108 27 246 78 114 347 313 
RTOR Reduction (vph) 0 3 0 0 5 0 0 8 0 0 27 0 
LaneGroupFiow(vph) 173 383 0 166 726 0 0 343 0 114 633 0 
Conti. Peds. (#lhr) 4 2 2 4 2 5 5 2 
Heavy Vehicles(%) 1% 1% 1% 1% 1% 1% 1% 1% 1% 1% 1% 1% 
Turn Type pm+pt pm+pt Perm Perm 
Protected Phases 7 4 3 8 2 
Permitted Phases 4 8 2 
Actuated Green; (; (s) 59.4 50.4 60.6 51.0 
Effective Green, g (s) 59.4 50.4 60.6 51.0 
Actuated g/C Ratio 0.50 0.42 0.50 0.42 
aearance Time (s) 4.0 4.0 4.0 4.0 
VEih!Cie ExtellSiori (s) 3.0 3.0 3i0 3.0 · 
Lane Grp Cap (vph) 181 716 404 717 
v/s Ratio Prot c0.07 0,22 0.03 c0.43 
v/s Ratio Perm 0.40 0.17 
v/cRatlo 0.96 0.54 0.41 1.01 
Uniform Delay, d1 32.3 26.0 17.6 34.5 
ProgresslonFactor 1.00 1.00 1.00 1.00 
Incremental Delay, d2 53.6 0.8 0.7 36.7 
Delay (s) 85:8 26.8 18.3 71;2 
Level of Service F C 8 E 
Approach Delay (s} 45.1 61.4 
Approach LOS D . E 

HCM Average Control Delay 
HCM Volume to Capacity ratio 
Actuated Cycle Length (s) 
Intersection Capacity Utilization 
Analysis Period (min) 
c Critical Lane Group 

58.8 
0.96 

120.0 
105.5% 

15 

HCM Level of Service 

Sum of lost time (s) 
ICU Level of Service 

48.0 
48.0 
0.40 

4.0 
3:0 

369 

0.37 
0;93 
34.4 
1.00 
29.0 
63.4 

E 
63.4 

E 

E 

8.0 
G 

6 
48.0 
48.0 
0.40 
4.0 
3.0 
299 

0.15 
0.38 
25.5 
1.00 
0.8 

26.3 
c 

6 

48.0 
48.0 
.0.40 

4.0 
3.0 
636 

cQ.4(). 

1.00 
35.9 
1.00 
34.3 
70.2 

E 
63.7 

E 
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HCM Unsignalized Intersection Capacity Analysis 
4: Site Access & SW 35th St. 

..1' 

Sign 
Grade 
Volume. (vehlh) 
Peak Hour Factor 
Hourly flow rate (vph) 35 
Pedestrians 
Lane Width (fl) 
Walking Speed (ftls) 
Percent BlOckage 
Right tum flare (veh) 
Median type Nolle 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unblocked 0.90 
yC, conflicting volume 1368 
vC1, stage 1 conf vol 
vC2;s~Q6.2confvql····• 
vCu, unblocked vol 1407 
tC, single (s) 6.4 
tC, 2 stage (s) 
tF (s) *2~2 
pO queue free % 79 
eM capacity (vehlh) 164 

35 
Volume Right 37 
cSH 257 
Volume to qapaclty 0;28 
Queue Length 95th (ft) 28 
Control oelay (s) 24.4 
Lane LOS c 
Approach C>elay (s) 24.4 
Approach LOS c 

• User Entered Value 
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35 
0.95 

31 

768 

768 
6.2 

*2.2 
93 

545 

0 
828 
0.09 

7 
2A 

A 
2.4 

'\ t 

69 
0.95 

73 455 

a35 

799 

799 
4.1 

0 
62 

1700 
0.41 

0 
0.0 

o.o 

87.0% 
15 

5/4/2012 

~ ./ 

0% 
700 .59 
0.95 0.95 
737 62 

tCU Lev~ of Service E 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 5/4/2012 

~ ........ ~ ' \. 4 

Sign Control 
Grade 0% 0% 
Volume (velllh) 2 697 238 0 369 11 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 2 734 251 0. 388 12 
Pedestrians 
Lane Width (ft) 
Walking Speed (ftls) 
Percent Blockage 
Right turn flare (veh) 
MediCII'l type None 
Median storage veh) 
Upstre~m signal (ft) 975 
pX, platoon unblocked 
vC, conflicting volume 251 988 251 
vC1, stage 1 conf vol 
vC2, staQe 2 conf vol 
vCu, unblocked vol 251 988 251 
tC. single (s) 4.1 *5.5 *5.5 
tC, 2 stage (s) 
tF.(~) 2.2 *2.0 "2.0 
pO queue free % 100 25 99 
eM capacity (veh/h) 1315 516 1315 

Volume 2 0 
Volume Right 0 0 
cSH 1315 1700 
Volume to Capacity 0.00 0.15 
Queue Length 95th (ft) 0 0 
Control Delay (s) 0.0 0.0 
Lane LOS A 
Approach Delay (s) 0.0 0.0 
Approach LOS 

Utilization 71.1% ICU Level of Service 

. User Entered Value 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & Site Access 

t 
5/4/2012 

~W~IB~'!fll:11t~liERI~I!W:UiWEmBaallf8BliJINS!mil!lRfliS881!SMIW:S813 
Lane Configurations .;. tft. .;. tft. 
Sign Control Free Free Stop Stop 
Grn~ ~ ~ ~ ~ 
Volume (veh/h) 5 1059 2 5 275 13 3 0 12 0 Q 
Peak Hour Factor 0.92 0.95 0.95 0.95 0.95 0.92 0.95 0.92 0.95 0.92 0.92 
Ho\lrtyflow rate (vph) 5 1115 2 5 289 14 3 o t3 o o 
Pedestrians · · 
Lane Wlclth (tl) 
Walking Speed (ft/s) 
Percent Btocl<a98 
Right tum flare (veh) 
Medi8ntype 
Median storage veh) 
Upstream signal (ft) 
pX, platoon unbloCked 
vc, conllicilng volume 304 
vC1, stage 1 conf vol 
y(,::g,§~9~2confvol 
vCu, unblocked vol 
te, single (s) 
tC, 2 stage (s) 

304 
4.1 

1117 

1117 
4.1 

586 

None None 

1454 1441 1116 1446 1435 

1454 1441 1116 1446 1435 
*6.0 6.5 *6.0 *5.5 6.5 

19 
0.92 

21 

297 

297 
*5.5 

tF(s} 2.2 
100 

1257 

*2;() 
99 

226 

4;() 
100 
131 

.*2;0 
97 

376 

*2.0 
100 
275 

4.0 *2.0 
pO queue free % 
eM capacity (veh/h) 

Sather Property Annexation 
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(ANN12-000011 ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-156 

100 98 
132 1241 

2034 Bkgd plusZC Mitigated AM Peak Hour 
Page2 

-..... 
0 
0 
0 

91-
~0:: zo 
Zll. 
<CW -o:: 
ZLL 
OLL 
-<( ........ 
~(/) 
W...J-.;t 
Z(3o 
ZzM 
<:::::.w 
0::01-
Wujjj 
::Z::>--
1-1-::Z:: <->< cnuw 



HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 

t 
5/412012 

~enflilfi18:8JiiEBIIISSt'illitl!a•Wsti!IWAlll"IW~llf~al!llfNJ:l'fiii~Ji:ISalll'Petllls~ 
Lane Configurations '1 ft llj ft. .. . . * '1 . t r' 
Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4.0 · 4.0 4.0 4.0 · 4.0 4.0 4.0 
LaneUtU •. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1 .. 00 1;0Q 
Frpb, peel/bikes 1.00 1.00 1.00 0.99 0.99 1.00 1.00 1:00 
Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Frt 1.00 0.99 1.00 0.94 0.96 1.00 1.00 0.85 
Fit Protected 0.95 1.00 0.95 1.00 1.00 0:95 1.00 1.00 
Satd. Flow (prot) 1643 1709 1583 1541 1657 1614 1699 1444 
At Permitted 0.38 1.00 0.12 1.00 0.98 0.25 1.00 1.00 
Satd. Flow (perm) 657 1709 203 1541 1631 432 1699 1444 
Volume {vpll) ~9 676 56 46 158 114 24 407 155 125 224 111 
Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Adj,fi()\V(vph) 357 712 59 48 166 120 25 428 163 132 236 117 
RTOR Reduction (vph) 0 3 0 0 24 0 0 12 0 0 0 72 
Lane Group Flow (vph) 357 768 0 48. 262 0 0 604 0 132 . 236 45 
Confl. Peds. (#lhr) 4 3 3 4 1 1 
Heavy Vehicles(%) 1% 1% 1% 5% 5% 5% 1% 1% 1% 3% 3% 3% 
Tum Type pm+pt pm+pt Perm Perm 
Protected Phases 7 4 ·. 3 8 2 
Permitted Phases 4 8 2 
Actuated Green, G (s) 53.9 41.0 35.8 32.9 
Effective Green, g (s) 53.9 47.0 35.8 32.9 
Actuated 9/C Ratio 0.53 0.46 0.35 0.33 
Clearance Time (s) 4.0 4.0 4.0 4.0 
VehiclE! Extension (s) 3.0 3.0 3.tl 3.0 
Lane Grp Cap (vph) 516 794 111 501 
v/s Ratio Prot c0.12 c0.45 0.01 ().17 
v/sRatio Perm 0.25 0.14 
v/c Ratio 0.69 0.97 0.43 0.52 
Uniform Delay, d1 15.4 26.4 24.5 27.8 
Progression Factor 1.00 1.00 1.00 1.00 
Incremental Delay, d2 4.0 24.0 2.7 1.0 
delay(s) 19;4 50.3 27.2 28.8 
Level of Service B · · D C C 
Approach Delay (s) 40.5 28.5 
Approach LOS D C 

HCM Volume to Capacity 
Actuated Cycle Length(s) 
Intersection Capacity Utilization 
Analysis Period (min) 
~ Critical Lane Group 

Sum of lost time (s) 
ICU Level of Service 

39.3 
39.3 
0.39 

4.0 
3:o 
633 

c0.37 
0.95 
30.1 
1.00 
24.9 
54.9 

D 
54.9 

D 

12.0 
G 

6 
39.3 
39.3 
0.39 

4.0 
3.0 
168 

0.31 
0.79 
27.2 
1.00 
21.0 
48.3 

D 

6 

39.3 
39.3 
0.39 

4.0 
3.0 
660 

0.14 

0.36 
22.0 
1.00 
0.3 

22.3 
c 

28.7 
c 

Perm 

6 
39;3 
39.3 
0.39 

4.0 
3,0 
561 

0.03 
0.08 
19.5 
1.00 

0.1 
19.6 

B 
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HCM Unsignalized Intersection Capacity Analysis 
4: Site A.ccess & SW 35th St. 

t ~ 

5/4/2012 

·~~~;::~~--1Lorlff.\\<%~"""~1ili·"'~''l!'f!li1'!Fic'lS'Il'J;j)ilj!f'"'~!!'88l'f!E!'''''"-i'IHlr~-~'::~llim'"~ill'~'\'!!:1¥''~"~11llli"~"~ r!#~~~l«~~*'~,Slt-~S9-~PJL'1'~~~o;ajf~$El~j:f~RW.\J;ttlfi~~~>"APAf~~-~~kn~~~~~~~ 
Lane Configurations ¥ tf 'ft. 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume (veh/h) 71 115 18 842 345 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 
Hourly flow- rate (vph) 75 121 19 886 3l>3 
Pedestrians 
,Lane Width (ft) 
Walking Speed (ft/s) 
Pe~t BloCkage 
Right tum flare (veh) 
Mediantrpe 
Median storage veh) 
Upstream· signal (ft) 

None 

pX, platoon unblocked 0.62 
vc, conflicting volume 1295 371 379 
vC1, stage 1 conf vol 
.'/Q?,; ~~g~ ~ ~c!lltxoL ..... . 
vCu, unblocked val 1477 371 

*5.5 
379 
4.1 te, single (s) •5;5 

tC, 2 stage (s) 
tF (s) · 
pO queue free % 
eM capacity (veh/ll) 

Volume 
Volume Right 
cSH 
Volume tO Capacity . 
Queue Length 95th (ft) 
Cantrol Delay (s) 
Lane LOS 
Approach Delay(s) 
Approach LOS 

*2.0 *2.0 2.2 
56 89 98 

168 1130 1174 

121 
355 
0,55 

80 
27.0 

D 
27.0 

D 

19 
6 

1174 
0.02 

1 
0.4 

A 
0.4 

0 
16 

1700 
0.22 

0 
0.0 

0.0 

805 

15 
0.95 

16 

82.4% ICU Level of Service 

• User Entered Value 
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HCM Unsignalized Intersection Capacity Analysis 
1: SW Western Blvd. & SW West Hills Rd. 514/2012 

~ -+ +- ' \. ., 
Free Free Stop 

0% 0% 0% 
Volume (vehlh) 3 343 594 0 172 5 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 
Houriy flow rate(vph} 3 361 625 0 181 5 
Pedestrians 
lane Width (ft) 
Walking Speed (ftls) 
Percent Blockage 
Right tum flare (veh) 
Median type None 
Median storage veh) 
Upstream signal (ft) 973 
pX, platoon unblocked 
vC, conflicting volume 625 993 625 
vC1, stage 1 conf vol 
vC2 .• stage 2 conf vOI 
vCu, unblocked vol 625 993 625 
tC. Single (s) 4.1 6.4 6.2 
tC, 2 stage (s) 
tF(s) 2.2 ""2.4 *2.4 
pO queue free% 100 48 gg 
eM C,apacity ('leh/h) 961 350 625 

Volume 3 
Volume Right 0 0 5 
cSH 961 1700 354 
Volume tq Capacity 0.00 0.37 0.53 
Queue Length 95th (ft) 0 0 73 
eontrol Delay (s) 0.1 0.0 ~5.9 
Lane LOS A 0 
Approach Delay (s) o:1 0.0 25.9 
Approach LOS 0 

Utilization 51.3% ICU Level of Service A 

* User Entered Value 
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HCM Unsignalized Intersection Capacity Analysis 
2: SW Western Blvd. & Site Access 

t 
5/4/2012 

!'Ofefnliill!llll&'tlmall8fi11~ilWBBIW-~WBQ1rl&aB11lalliYMBflfi!I6:Sli!'ISIIIISSB 
Lane Configurations .;. .;. .;. .;. 
Sign COntrol Free Free Stop Stop 
Grade 0% 0% 0% 0% 
Volu111e (vehfh} 17 495 3 14. 851 50 2 0 9 o 0 10 
Peak Hour Factor 0.92 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 1.8 521 3 15 896 53 2 0 9 0 0 11 
Pedestrians 
Lane Wi~th (ft) 
Walking Speed (ftls) 
Percent Blockage 
Right tum flare (veh) 
Medianty'pe 
Median storage veh) 
Upstream signal (ft} 
pX, platoon unblocked 0.63 
vc .. conflicting volume 948 524 
vC1, stage 1 conf vol 
Vc:lrS'?lJ!.~ .. GOnfVQI 
vCu, unblocked vol 
tC, single {~) 
tC, 2 stage (s) 
tF {s) · 
pO queue free % 
eM capacity (v~) 

Volume 
Volume Right 
cSH 
Volume to Capacity 
Queue Length 95th (ft) 
Control Delay {s) 
Lane LOS 
Approach· Delay {s) 
Approach LOS 

918. 
4.1 

2.2 
96 

470 

524 
4.1 

.2.2 
99 

1048 

18 2 
3 53 9 11 

470 1048 149 375 
0.04 0.01 0.08 0.03 

3 1 . 6 2 
1.2 0.4 31.1 14.9 

A A D 8 
1.2 0.4 31.1 14.9 

D 8 

68.1% 
15 

586 

None 

0.63 0.63 
1522 .1537 

1829 1855 
7.1 6.5 

ICO Levet.of Sei'Vice 

None 

0.63 0.63 0.63 
523 1521 1513 9:£2 

~~-<i, __ ,, ..• • ' ,",' :.,, "··· 

523 1828 1815 
6.2 *5.5 6.5 

3;3 
98 

556 

c 

"2.0 
100 
104 

4.0 
100 
47 

876 

*2.0 
97 

375 

-~ 
J • User Entered Value 
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HCM Signalized Intersection Capacity Analysis 
3: SW Western Blvd. & SW 35th St. 5/412012 

t 
tl~fl1llfJIJ&Ii!EBI'fliel1i:lf'E8'11NI8UWBi'lWBitllNI!ti\lfJSiatNali:l!lS".lia"f8S8J 
Lane Configurations "i ft 'I ft. 4t "i + f' 
Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 1750 
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Lane Ulil. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Frpb, ped/bikes 1.oo 1.oo 1.oo 1.00 o.99 1.00 1.oo o.97 
Flpb, ped/bikes 1.00 1.00 1.00 1.00 1.00 .1.00 1.00 1.00 
Frt 1.00 0.99 1.00 0.98 0.97 1.00 1.00 0.85 
Fit Protected 0.95 1.00 0.95 1;00 1.00 0.95 1.00 1.00 
Satd. Flow (prot) 1646 1710 1644 1687 1662 1638 1733 1435 
FltPermitted 0.14 1.00 0.50 1.00 0.89 0.36 1.00 1.00 
Satd. Flow {perm) 235 1710 857 1687 1492 624 1733 1435 
Volume (vph) 159 319 26 158 592 103 26 234 74 122 337 297 
Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 
Adj; Flqw{vpli) 167 336 27 166 623 108 27 246 78 128 355 313 
RTOR Reduction (vph) 0 2 0 0 6 0 0 8 0 0 0 207 
LaneGroupFiow(vph) 167 361 0 166 725 0 0 343 0 128 355 106 
Confl. Peds. (#lhr) 4 2 2 4 2 5 5 2 
HeavyVehlcles(%) 1% 1% 1% 1% 1% 1% 1% 1% 1% 1% 1% 1% 
Tum Type pm+pt pm+pt Perm Perm Perm 
Protected Phases 7 4 3 8 2 6 
Permitted Phases 4 8 2 6 6 
Actuated Green, G {s) 52.7 45.7 47.1 42.9 26.2 26.2 26;2 26.2 
Effective Green, g (s) 52.7 45.7 47.1 42.9 26.2 26.2 26.2 26.2 
Actuated g/C Ratio · 0.60 0.52 0.53 .0.49 0.30 0.30 0.30 0.30 
Clearance Time (s) 4.0 4.0 4.0 4.0 · 4.0 4.0 4.0 4.0 
VehicleEXterlsion (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3;0 
Lane Grp Cap (vph) 253 887 496 821 444 186 515 427 
v/s Ratio Prot c0.05 0.21 0.02 c0.43 0.20 
v/s Ratio Perm 0.34 0.16 
v/c Ratio 0.66 0.41 0.33. 0.88 
Uniform Delay, d1 14.6 12.9 10.9 20.3 
Progression Factor 1.00 1.00 1.00 1.00 
Incremental Delay, d2 6.3 0.3 0.4 11.1 
Delay(s) 20.9 13.2 11.3 31.4 
LevelofSennce c 8 8 c 
Approach Delay (s) 15.6 27.7 
Approach LOS 8 C 

HCM Average Control Delay 
HCM Volume to Capacity ratio 
Actuated Cycle Length (s) 
Intersection Capacity Utilization 
Analysis Period (min) 
c Critical Lane. Group 

26.9 
0.87 
88.1 

102.8% 
15 

HCM Level of Sennce 

Sum of losttime (s) 
ICU Level of Service 

c0.23 
0.77 
28.2 
1.00 
8.1 

36.3 
D 

36.3 
() 

c 

16.0 
G 

0.21 
0.69 
27.3 
1.00 
10.1 
37.5 

D 

.0.69 
27.4 
H){) 
3.8 

31.2 
c 

29.3 
c 

0.07 
0.25 
23.5 
1 .. 00 
0.3 

23.8 
c 
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HCM Unsignalized Intersection Capacity Analysis 
4: Site Access & SW 35th St. 

t ~ 

5/412012 

tvml81i11JtiiP~~-~llfEat~IEBR~~Selil&~~--~lt~~~-4l11§1l;lllt&'li11;~1lfii1-
Lane Configurations V 4 ft. 
Sign Control Stop Free Free 
Grade 0% 0% 0% 
Volume, (veh/h) 38 56 69 427 700 59 
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly flow rate (vph) 40 59 73 449 737 132 
Pedestrians 
Lane Width (ft} 
Walking Speed (ftls) 
Percent Blqckage 
Right tum flare (veh) 
Median tYPe . None 
Median storage veh) 
Upstream signal (ft) 835 
pX, platoon unblocked 0.94 
vC, conflictlrigvOiume 1363 768 799 
vC1, stage 1 conf vol 
v~~.;s~g~g~nfvQt 
vCu, unblocked vol 1384 768 799 
tC, single (s) 6.4 6.2 .4.1 
tC, 2 stage(s) 
tF (s) · *2.2 *2.2 2.2 
pO queue free % 77 89 91 
eM capacity (veh/h) 178 545 828 

Left 40 
Volume Right 59 
cSH 297 
Volume to CapaCity o.33 
Queue Length 95th (ft) 35 
Control Dc;~lay (s) 23.1 
LaneLOS C 
Approach Delay (s) 23:1 
Approach LOS C 

0 
0 62 

828 1700 
Ci.09 0.47 

7 0 
2.4 0.0 

A 
2.4 0.0 

88:4% 
15 

ICU Lave! of Service E 

• User Entered Value 
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March 27, 2012 

TrishWeber 
Devco Engineering, Inc. 
Email: trish@deycoengineering.com 

RE: Will serve letter for property adjacent on the north and west sides of OSU Foundation at 
850 SW 35th Street. Corvallis, Oregon 

Trish, 

Century Tel will provide telephone setviee to the above described property in accordance with its 
rules and as filed with the Public Utility Commission of Oregon. rt is further understood that 
Century Tel will serve the above described property subject to government regulations and the 
availability of materials and capacity. 

If you have any questions or require further information, please call 541-484-8084. 

SATHER ANNEXATION 
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March 16, 2012 

Devco Engineering 
Att: Trish Weber 
245 NE Conifer Blvd 
Corvallis, OR 97330 

Re: Site adjacent to 850 SW 351h St Corvallis "Retreat at Corvallis" project 

This information is furnished in response to your request for NW Natural ability 
to serve natural gas service to your proposed site located adjacent to above 
referenced address and general cross streets of SW Western Blvd and SW 35111 

Street, Corvallis Oregon. 

Northwest Natural Gas Company (Company) will provide natural gas service 
for normal use in the above descnbed location and such service will be available 
at the lot line of each lot therein at or prior to the time of sale or lease thereof. 

Northwest Natural Gas Company operates under the jurisdiction and subject to 
the Rules and Regulations of the Public Utility Commissioner (PUC) of Oregon. 
Service is provided pursuant to the Tariff (rates, rules and regulations) of the 
Company on file with the PUC. Such Tariff is subject to change as provided by 
law. The Company installs, owns and maintains all facilities up to and including 
the meter pursuant to the provisions of such Tariff. Facilities beyond the meter 
are the responsibility of the builder or owner. 

Copies of its rates, rules and regulations and additional information may be 
obtained by contacting the Company. 

Sincerely, 

~ llA4- cJIAJkt 
Nancy Ann Whitley 
NWNatural 

SATHER ANNEXATION 
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PACFIC POWER 

March 19, 2012 

Devco Engineering 
Attn: Trish Weber 
Email: Trish@devcoengineering.com 

P.0.1Jo:c:Z48 
Albtury, Ol'llgtliii97J21 

Re: Will serve letter for property adjacent on the north and west sides to OSU Foundati<m 
at 850 SW 35m St, Corvallis, Oregon. 

Trish: 

Pacific Power will provide electrical setvice to the above described property in 
accordance with its Rules and filed with the Public Utility Commission ofOregon. It is". 
further understood that Pacific Power will serve the above described property subject to 
government regulations and the availability of materials and capacity. 

Pacific Power reserves the right to cancel the terms and conditions of this letter, without 
written notification, after one year from the date of issue. 

Ifyou have any questions or require further informatio~ please call me at 541-967-6193. 

Sincerely, 

Kara McDonald 
Journeyman Estimator 
Willa:mette Operations Center 

SATHER ANNEXATION 
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WETLAND LAND USE NOTIFICATION FORM 
OREGON DEPARTMENT OF STATE LANDS 

775 Summer Street NE, Suite 100, Salem, OR 97301-1279 
Phone(503)986-5200 

Forms are online at www oregonst§telands.us 

This form is to be completed by planning department staff for mapped wetlands and waterways. 

Responsible Jurisdiction: city of CORVALLIS 
staff contact: JASON YAICH date: 04/06/2012 
mailing address: PO BOX 1 083 
city: CORVALLIS zip: 97339 
phone: 541-766-6577 email: jason. yaich@ci.corvallis.or. us 

Applicant: ALAN C. SATHER 
mailing address: 3701 SW WESTERN AVE 
city: CORVALLIS state: OR zip: 97333 
phone: 541-602-3911 email: mehobson@proaxis.com 

Property Owner: ALAN C. SATHER 
mailing address: 3701 SW WESTERN AVE 
city: CORVALLIS state: OR zip: 97333 
phone: 541-602-3911 email: mehobson@proaxis.com 

Activity Location: 
township: 12S range: 5W section: 4 quarter-quarter section: 
tax lot(s): 1100, 1200 
street address: 
city: Corvallis county: Benton 
adjacent waterway: Oak Creek 

Site Information: required attachments with site marked- LWI/NWI, tax map and site plan(s). 
Corvallis- LWI.pdf 
12504.pdf 
Pages from 11-439 Sather Annexation Submitted to City 03-30-2012.pdf 

Proposed Activity: 
Local case file#: ANN12-00001 zoning: RS-12 
00 other Annexation and Zone Change requested 

Project description: Annexation of two tax lots into City limits of Corvallis and zone change to 
RS-12 and C-OS. 
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WETLAND LAND USE NOTIFICATION RESPONSE 
OREGON DEPARTMENT OF STATE LANDS 

775 Summer Street NE, Suite 100, Salem, OR 97301-1279 
Phone (503) 986-5200 

www.oregonstatelam:ls.us 

DSL File Number: WN2012-0057 

Cities and counties have a responsibility to notify the Department of State Lands (DSL) of certain 
activities proposed within wetlands mapped on the Statewide Wetlands Inventory. Jason Yaich from city 
of Corvallis submitted a WLUN pertaining to local case file #:ANN12-00001. 

Activity location: 
township: 12S range: 05W section:04 quarter-quarter section: 
tax lot(s): 1100, 1200 
street address: 
city: Corvallis county: Benton 
latitude: 44.5609 longitude: -123.2925 

Mapped wetland/waterway features: 
00 The local wetlands inventory shows a wetland on the property. 

00 The county soil survey shows hydric (wet) soils on the property. Hydric soils indicate that there may 
be wetlands. 

I!] The property includes designated essential salmonid habitat. 

Oregon Removal-Fill requirement (s): 
1!1 A state permit is required for 50 cubic yards or more of removal and/or fill in wetlands, below 

ordinary high water of streams, within other waters of the state, or below highest measured tide 
where applicable. 

1!1 A state permit is required for any amount of fill, removal, and/or other ground alteration in essential 
salmonid habitat and within adjacent off-channel rearing or high-flow refugia habitat with a 

permanent or seasonal surface water connection to the stream. 

Your activity: 

Contacts: 
For permit information and requirements contact DSL Resource Coordinator (see website for current list) 
http://www oregonstatelands.us/DSUcontact ys dire~ory shtmi#Wet!ands waterways 
For wetland delineation report requirements and information contact DSL Wetlands Specialist (see 
website for current list) 
http:flwww.oregoostate!and!Ws/PSUcontact us directory.shtmi#Wetlands Wat~rway:a 
For removal-fill permit and/or wetland delineation report fees go to 
http:flwww.oregoo.gov/DSUPERMITS!Qocs/rf fees.pdf 
A permit may be required by the U.S. Army Corps of Engineers (503-808-4373). 

Related wetland delineationsfdeterminations: 

IWD# I Status 

00 This is a preliminary jurisdictional determination and is advisory only. 
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Comments: Wetland Delineation report WD2012-0132 is currently under review for this project. Please 
contact DSL Wetland Specialist Lynne McAllister for information (503) 986-5300. 

C 11A~_$-6i., IWJ.-
Response by: -------------------date: 04/27/2012 
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Wetland Delineation Report 

for the 

Sather Property 

Township 215, Range 5W, Sections 3 and 4 

Prepared for: 
Alan C. Sather 
3701 SW Western Boulevard 
Corvallis, OR 97333 

Prepared by: 
Tom Dee, PWS 

Benton County. Oregon 

Turnstone Environmental Consultants, Inc. 
18000 NW Lucy Reeder Road 
Portland, OR 97231 
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TUBNSTONE 
~In Mtflt8lni1180111Q1 ~ -frol'iiMnla/anass n~~lfland _...., 
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26 Maroh 2012 

Mr. Jaaon Yalch 
Aaaoclate Planner 
Development Services 
City of Corlallla 
P.O. Box 1083 
CoMdll8. OR 97339-1083 

SUBJECT: Sather Annexation 
Map 12 5 04, Tax Lof81100 and 1200 

Dear Mr. Yalch: 

We are Wlfting to acMte you baled on DSl OAR 141-oa54508 (5)(b} it Ia a viable optJcn to 
mltfgate for lmpacta to wetlanda that are not lOcally protected on this property. At this time, 
mltfgaticn bank credltB are available to COf'll*laale for lmpac:la to the 18.6 ac:res of 
wetlands. As you are aware, applcaUona 1D conduct removal-fill actfvlt.kll8 In wetlands, not 
llBtad as locally elgnlficant in 1he City of Comdlla Local Wetland II'Mintory, are 8Ub,JeCt tD the 
RWiew of the Department of State Lands and the u.s. Army Corps of Engineers during the 
Joint Pennlt .Appllcallon process. 

lf you have any queetlons, please do not hesitate tD call me. 

Sincerely, 

Jtt/fflltltns 

Jeff Reams 
Turnstone Environmental Consultants 

541.1121l.71142 
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Preface 

Turnstone Environmental Consultants, Int. (Turnstone) prepared this wetland delineation report 
for a 29.7-acre study area loc:ated in Corvallis, Benton County, Oregon. The findings of this 
report are based upon Information gathered during the field Investigation and upon state and 
federal laws regulating wetland areas. Turnstone staff used the U.S. Army Corps of Engineers 
Wetlands Delineation Manual (the Manual) (USACE, 1987) along with the Regional Supplement 
to the Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast 
Region, Version 2 (Regional SUpplement) (USACE, 2010) in completing the wetland delineation. 

The wetland boundaries and classfflcatlons described In this document represent the best 
professional judgment of Turnstone staff. The decisions were based on the environmental 
circumstances and site conditions at the time of the field visit. Final verification of this wetland 
delineation Is to be made by the appropriate federal, state, and local jurisdictions. Prior to final 
design or any construction activity on the site Is to take place, all appropriate regulatory 
agencies should be contacted to verify the findings of this report and to obtain appropriate 
approvals and permits. 

Retreat at Corvallis. LLC.Salher Property We1land Delineation 
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A. Landscape Setting and Land Use 

The Study Area is located northwest of the Intersection of SW Western Boulevard and SW 35111 

Street In Corvallis, OR (Flgure l). The property Is outside of Corvallis city limits but inside the 
urban growth boundary. The Study Area Is comprised of two tax lots which total29.7 acres. The 
tax lot numbers are 1100 and 1200 (Figure 2). The address for tax lot 1100 Is 3701 SW Western 
Boulevard, Corvallis, OR 97333. Tax lot 1200 has no physical address. The legal description is 
Township 21S, Range SW, Sections 3 and 4.The center of the Study Area Is located at latitude 
44.5601 and longitude -123.2921. The property Is within the Lower Marys River watershed (HUC 
6: 170900030511). 

Tax lot 1100 is vacant, aside from a small pump house, and Is dominated by large Douglas-fir 
(Pseudotsuga menziesll). Tax lot 1200 contains an abandoned hazelnut orchard In the southwest 
comer and actively cultivated farmland on the northern portion of the property. Oak Creek 
passes through the northwest corner of the site. The site Is bordered on the west by cultivated 
farmland, to the north by railroad traclcs, to the east by two residences and the Oregon State 
University (OSUl Foundation building, and to the south by SW Western Boulevard. 

B. Site Alterations 

The Study Area has been altered from its natural condition by dearing, grading, filling, and 
plowing. The Oregon Explorer interactive webserver Indicates that the area was historically oak 
savannah. The majority of the site has been cleared of historic vegetation with the exception of 
the Oregon white oak (Quen:u.s ganyana) stand in the northeast corner and the Douglas fir 
(Pseudotsuga menzles/1}-dominated upland on the western boundary. 

The construction of railroad traclcs, the OSU Foundation building, local residences, and roads has 
altered the site significantly. The railroad tracks run parallel to the northern property boundary 
and cross over Oak Creek. The railroad appears to have been built through an area that was 
historically wetland. Ditches occur on both sides of the tracks that convey water more quickly to 
Oak Creek. It appears that the ditch has created a small area of upland along the northern 
boundary of the Study area. 

The OSU Foundation building appears to have been built in an area that was historically 
wetland. SoU was cut from the hillslope and pushed to the north to create a flat surface for the 
building and parking lot. The OSU property Is now upland right up to the Study Area boundary. 
This alteration seems to have little effect on the abundance of hydrology to the Study Area. 

The two residences just outside the eastern Study Area boundary may have been built In upland 
areas within the floodplain of Oak Creek. The backyard of the southernmost residence appears 
to have a considerable amount of hydrology. The construction of the residences had little to no 
effect on the wetland within the Study Area. 

There are two gravel roads within the Study Area and one gravel road that passes along the 
southern half of the western boundary. The gravel road on-site enters the property In the 
southeast comer. The road splits about one-third of the way across the property. The left fork 

Retreat at CorvaiUs, LLC-Sather Property Wetland Delineation 
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heads up the hill towards the residence and the right fork passes through the center of the 
property and veers off towards the western boundary. The right fork terminates in the 
northwest comer of the Study Area. The majority of the main stem and the right fork were built 
in wetland. A ditch was dug along the eastern edge of the main stem. This ditch makes a 90 
degree tum and flows off-site to the east. A culvert passes under the main stem just before the 
road forks. The gravel road just outside the western Study area boundary passes through a slope 
wetland. The fill from the road Interrupts subsurface flow and has likely changed the character 
of the wetland. 

Farming and grazing have altered the character of the wetlands on the property but have not 
significantly affected their areal extent The northern portion of the Study Area has been plowed 
and cultivated regularly over the past few decades. The plant community and soHs are 
significantly disturbed but hydrology has been relatively unaffected. A ditch has been dug along 
the western Study Area boundary. The ditch was full of water at the time of the delineation and 
did not appear to be flowing. This ditch Is not very effective In conveying water off-site more 
quickly. 

The southern portion of the Study Area contains an abandoned hazelnut orchard and 
pastureland. Grazing has compacted the soli. A small ditch has been dug through the slope 
wetland that conveys water off-site more quickly. The plant community is dominated by pasture 
grasses. 

C. Predpltation Data and Analysis 

The site was Investigated on February 16th and 17th of 2012. 

SATHER ANNEXATION 
(ANN12-00G01/ ZDC12-00001) 

Table 1. Precipitation (Inches) on the day of field lnvestlptlon and 2 weeks prior 

·.,,: .1.~~·~·.··. ~~·::;.~1 .~ 
0.26 0.12 0.09 0.12 

. ;~81). ·····~· .. 7~. ,~J;f~· •·.~,a,.·· .. ,,~~ f1~~ 
0 0 0 0.38 0.07 0.06 0 

12-Feb ]~§~ t~··: I5-f:fli) 1f~,~~i}7~'f~~ 
0.04 0.02 0.22 0.03 0.03 

., "•1.'M~;· . 'fliiiJ:;~~< 

Tabla 2. Percent of normal rainfall for the water year to data of field lnvastlgatlon 
(~ober1,2011~ebruary17,Z012) 
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Table 3. Monthly percent of normal precipitation for 3 months preceding field Investigation 

D. Methods 

Preliminary Resource Review 

Prior to the field investigation, reference materials were compiled and reviewed to aid in the 
detection of wetlands and non-wetland waters. The materials reviewed Included: 

• Precipitation data for CorvaDis, OR (Weather Underground and NRCS WETS Table) 

• Soil Survey of Benton County (NRCS, 2009) 

• Oregon Hydric Soils Ust: Benton County (NRCS) 

• National Wetland Inventory: Wetlands Mapper (USFWS) 

• Corvallis Local Wetland Inventory (Pacific Habitat Services, 2005) 

• 7.5 Minute Quadrangle: Corvallis (USGS, 2011) 

Precipitation Analysis 
Precipitation within the weeks prior to the delineation (Section q was only 41 percent of 
normal. The average rainfall for 60 percent of February is 3.43 Inches. The actual rainfall 
between February 1st and 17th was 1.44 inches. Rainfall for the water year to the date of the 
field Investigation Is 80 percent of normal. January was 125 percent of normal. 

Soil Survey Anlllysls 
The site Is mapped by the NRCS as Wellsdale-WIIIakenzie-Dupee complex, 2 to 12 percent 
slopes; Willamette slit loam, 0 to 3 percent slopes; Bayshaw silty day loam, non-flooded 0 to 3 
percent slopes; and Bayshaw day, flooded, 0 to 3 percent slopes (Figure 4). Bayshaw silty clay 
loam, non-flooded, 0 to 3 percent slopes and 8ayshaw clay, flooded, 0 to 3 percent slopes are 
listed as hydric on the Hydric Solis Ust for Oregon (NRCS). WeDsdale-WIIIakenzie-Dupee 
complex, 2 to 12 percent slopes and Willamette silt loam, 0 to 3 percent slopes are not listed as 
being hydric. The field Investigation concurs with the mapped soli types. 
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National and local Wetland Inventories 
The local Wetland Inventory (lWI) for the Clty.of Corvallis (F'~gure 3) maps two wetlands within 
the Study Area. 

USGS 7.5 Minute Quadransfe 
The Corvallis 7.5 Minute Quadrangle (Figure 1) shows the site as being relatively flat. Oak Creek 
Is mapped as flowing through the northeast comer of the Study Area. 

Previous Wetland Delineations 

A wetland delineation was conducted on-site, within the same Study Area, in 2000 by J.R. Lorenz 
and Associates. The results of this delineation mostly concur with 2000 findings. The previous 
delineation had more upland mapped near the northern Study Area boundary. Direct 
observations of a high water table, the presence of a hydrophytlc plant community, and 
disturbed soils warranted a positive wetland determination in the area that was previously 
mapped as upland. 

Wetland Boundary Determination 

Field investigation of the Study Area occurred on February 16m and 1 ~ of 2012. During the 
Investigation, observations of soils, vegetation and hydrology were made using the "Routine 
Onslte" method of the Manual and the Regional Supplement. The Study Area was traversed by 
foot and a visual assessment was conducted for hydrophytlc vegetation, suspect topographical 
features, and wetland hydrology indicators. Areas with wetland characteristics were 
Investigated by digging soil pits to examine hydrology and hydric soil Indicators. Paired plots 
were used to locate wetland boondarles. 28 Sample Points were placed across the Study Area 
(Figure 6). Wetland boundaries were marked in the field with blue polka dot surveyor ribbon 
tied to wooden stakes. Sample points were marked using orange surveyor ribbon. The Ordinary 
High Water Une of Oak creek was marked with orange surveyor ribbon labeled *OHW: 

The northern half of the Study Area (Sample Points 13 through 15 and 20 through 28) was 
plowed about two months ago. The soils were plowed to a depth of about 20 Inches. The soli 
profile and vegetation are significantly disturbed. Grasses typically had about SO percent cover 
in the plowed areas. Bare ground accounted for the remaining SO percent. Soils within the 
plowed area that exhibited redoxlmorphlc features and wetland hydrology were considered 
hydric soils. 

SATHER ANNEXATION 
(ANN12-C00011 ZDC12-C0001) 

Chapter 5 of the Regional Supplement was utilized as guidance for the plowed area. The 
guidance states "Wetland determinations on difficult or problematic sites must be based on the 
best Information available to the field inspector, Interpreted In light of his or her professional 
experience and knowledge of the ecology of wetlands in the regton• (USACE, 2010). 

ChapterS guidance for problem hydrophytlc vegetation requires that the area be In a landscape 
position that is likely to collect or concentrate water. Wetland B is In an active floodplain and at 
the toe of a slope. Chapter S states "If the vegetation on the site Is substantially the same as 
that on a wetland reference site having similar soils, landscape positron, and known wetland 
hydrology, then consider the vegetation to be hydrophytlc ."The southwestern portion of 
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Wetland B (Sample Points 10 and 12) Is relatively undisturbed and was used as a reference site. 
Vegetation within the plowed area was determined to be hydrophytic. 

E. Description of All Wetlands and Other Non-Wetland Waters 

There are three wetlands and one creek within the Study Area. 18.6 acres (810,620 square feet) 
of the 29.7-acre Study Area is wetland (Figure 6), Oak Creek occupies 0.36 aaes within the Study 
Area. Characteristics of each wetland and non-wetland water are presented below. 

Wetland A 
Wetland A Is located In the sOuthern portion of the property and is contained entirely within the 
Study Area. The wetland boundary Is fairly linear and was determined by direct observations of 
the water table and saturation within 12 Inches of the soil surface. The eastern and northern 
boundaries were defined by the edge of the road. The plant community was dominated by 
meadow foxtail (FACW). The soils were typically very dark gray (10YR 3/1) with red (2.5 YR 4/6) 
redox concentrations in the matrix. 

Wetland A Is a Palustrine Emergent (Cowardln) and Valley Slope/Depressional Outflow (HGM) 
wetland. The wetland slopes to the northeast where it is impounded by roads. A small ditch runs 
through the wetland towards the east, down the center of the slope, and then turns to the 
northeast. A culvert drains the wetland in its northeast comer. Hydrology flows under the road 
where it meets Wetland C. Hydrology does not back through the cul.vert and Wetlands A and C 
were treated as distinct, separate wetlands. 

WetlanciB 
Wetland B is located in the western portion of the property and continues outside of the Study 
Area to the west. The wetland boundary Is fairly linear and was determined by direct 
observations of the water table and saturation within 12 Inches of the soil surface. The eastern 
and northern boundaries were defined by the edge of the road. The plant community was 
dominated by meadow foxtail (FACW). The soils were typically very dark gray (10YR 3/1) with 
red (2.5 VR 4/6) redox concentrations in the matrix. 

Wetland B Is a Palustrine Emergent (Cowardin)/Valley Slope (HGM) wetland. There is a small 
portion of Palustrine Forested wetland totaling about 0.1 acres. The wetland slopes to the west 
where it meets Ditch Segment D along the western Study Area boundary. This ditch flows to the 
north, drains through a small upland, and meets with Wetland C. Hydrology does not back 
through the ditch and Wetlands Band C were treated as distinct, separate wetlands. 

WetlanciC 
Wetland C is located in the eastern portion of the property and continues outside of the Study 
Area to the north and east. The wetland boundary is fairly linear and was determined by direct 
observations of the water table and saturation within 12 inches of the soil surface. The western 
boundary was defined by the edge of the road. The plant community was dominated by 
meadow foxtail (FACW) in Palustrine Emergent areas. The plant community was dominated by 
Oregon ash and willow species In Palustrine Forested areas. The soils were typically very dart 
srav (10YR 3/1) with red (2.5 YR 4/6) redox concentrations In the matrix. Depleted matrices 
were also observed with Munsell soli color values between four and six and chromas of one. 
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Wetland C is a Palustrine Emergent/Palustrine Forested (Cowardln) and Valley 
Slope/Depressional Outflow (HGM) wetland. The wetland slopes to the northeast where It 
meets a depression along the northern Study Area boundary near the railroad tracks. A smaU 
ditch outside the Study Area drains the depressional wetland into Oak Creek in the northeast 
near the railroad trestle. 

Ditch Segment 8 meanders In and out of the Study Area along the southem boundary of 
Wetland C. This ditch flows outside of the Study Area to the east. Ditch Segment C flows south 
along the southwestern boundary of Wetland c. This ditch combines with Ditch Segment B and 
flows outside of the Study Area to the east. 

gakCreels 
Oak Creek occupies 0.36 acres (15,943 square feet) within the Study Area. The perennial creek Is 
a maximum of 53 feet wide at Ordinary High Water. The substrate is rock. gravel, and sand. The 
banks are steep and eroded and are composed of rocky, gravelly loam. There Is a high flow 
channel that Is Inundated during extreme precipitation events. Riparian vegetation includes 
Oregon ash, Oregon white oak. wiRow species, salmonberry (Rubus spectabi/ls), tall Oregon 
Grape (Mahonia aquifo/lum), and English ivy (Hedera helix). Qak Creek is a Riverine Lower 
Perennial Unconsolidated Bottom Cobble-Gravel (Cowardln)/Riverlne Flow Through (HGM) non
wetland water. 

F. Deviation from LWI or NWI 

The Local Wetland Inventory for the City of Corvallis (Padfic Habitat Services, 2005) shows two 
wetlands within the Study Area {Figure 3). The results of the recent field investigation concur 
with the LWI mapping of the southem wetland (Wetland A) but the northern wetland (Wetland 
B) was delineated slightly differently. The recent deUneation determined that Wetland B 
extends to the northern Study Area boundary except for a small area of upland. The LWI and the 
previous wetland delineation show an area of upland extending from the northern Study Area 
boundary to the south about 75 feet. The road that passes through Wetland B is not 
represemed on the LWI. 

G. Mapping Method 

Wetland flags and sample points were collected by a licensed land surveyor. Map accuracy is 
within +/-10 centimeters. 

H. Additional Information 
There are 6 ditches on-site. All ditches were created from wetland. The acreage of each ditch 
segment was Included In the total acreage for each associated wetland. 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-179 

Retreat at Corvallis, LLC..Sather Property Wetland Delineation 
March2012 

6 

-..... 
0 
0 
0 
0 
'1-
~a:: zo za.. 
<CW -a:: 
Zu. 
Cu. 
-<C 
I-I-
~(I) 
W....lt-. z-N zOM 
<C z, 

::JW 
O:::QI
Wom 
::I:>--
1-1-::I: 
<C->< en ow 



] 
'l 
J 
""l 

J 
'"l 
j 

l 
J 
"! 
! 
J 

I. Results and Conclusions 

Three wetlands and one stream exist within the Study Area. The amount of wetland within the 
Study Area totals 18.6 acres (810,620 square feet). Oak creek occupies 0366 acres (15,942.96 
square feet) within the Study Area. A summary of each wetland and non-wetland water Is 
presented below. 

Wetland A (2.94 acres} 

Cowardln Oasslflcatlon 
Palustrine Emergent: 2.94 acres (128,217 square feet) 

Hydropomorphlc Oassfflcatlon 
Valley Slope: 2.21 acres (96,418 square feet) 
Depressional Outflow: 0.73 acres (31,799 square feet) 

Wetland 8 (3.Z3 aqesl 

Cowardln Oassiflcatfon 
Palustrine Emergent: 233 acres (101,495 square feet) 
Palustrine Forested: 0.09 acres (3,761 square feet) 

Hydropomorphlc Oasslficatlon 
Valley Slope: 3.23 acres (140,659 square feet) 

Wetland C (12,43 acres) 

Cowardln Oasslflcatlon 
Palustrine Emergent: 11.83 acres (515,315 square feet) 
Palustrine Forested: 0.6 acres (26,415 square feet) 

Hydropomorphlc Oasslflcatlon 
Valley Slope: 11.83 acres (515,315 square feet) 
Depressional Outflow: 0.6 acres (26,415 square feet) 

Oak Creek COJ6 aqesl 
Maximum width at OHW =53 feet 

Cowardln Qasslfk:atlon 
Riverine Lower Perennial Unconsolidated Bottom Cobble-Gravel 0.36 acres (15,943 square feet) 

Hydropomorphlc Classification 
Riverine Flow Through: 0,36 acres (15,943 square feet) 
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J. Disclaimer 

This report documents the Investigation, best professional judgment and conclusions of the 
Investigator. It is correct and complete to the best of my knowledge. It should be considered a 
Preliminary Jurisd'JCtional Determination of wetlands and other waters and used at your own risk 
unless It has been reviewed and approved in writing by the Oregon Department of State Lands 
In accordance with OAR 141..()90-0()()5 through 141-o90-005S. 
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WE.TL..AND DETERIIIINATION DATA FORM- Western llllountalms, Valleys, and Coast Region 

ProjeciiSite: Satber p!p!1!!fty 

Applicant/Owner Re!!u! at Corya!!!s LLC 

Sampling Date: 2·11-12 

$mnpiii'J9 Point_....._ __ 

lnvesllgal.or(s): -~.~rom~~~~.~.ouwmr------------ Secllon, Township, Range: se QuarterofSedlon 4. Townsblp 21S Banoo sw 
t..andfarm (hllllllope, tlltrllce, ete.): hll!slope lac8l niiiBf (ccncav&, llOI1Y8X, none): CO!!CIMt Slope (%): .JmL_ 

Subreglon(LRR): LRRAIM!..BA2 l..at: 44-557930 Long: -123.2911138 Delum: NA027 

Sol Map Unit Name: Bayshaw c!av !!oodtd· 0-3 DI!'G!!!!l! B1gw NW1 cleBsillcallol~ ...wllO!!I.am..---

/W cllmatk: I hydrologic condltlona on thil site typical fer 1t11e time of )'8111? Yes ..x__ No __ (If no, explain In Rernarlta.) 

IW Vegetallan ___, SOli_____. or Hydlology __ slgnlllcently disturbed? 1W "Normal C1rcu1ns1anc:t1 ~ Yea ..JL_ No __ 

IW VegetBIIon ___. Soli_____. or Hydlology __ neturally pt"Oblemllllc? (tf needed, explain any 1111BW8111ln Remallla.) 

SUIIIIIIIIARY OF FINDINGS - Attach site map showing sampling point locations, transects, Important featwu, etc. 

li)'dn:lphytlc Vegetallon Pnwient? Yes..,X_ No __ 

H)Q1o Sol Present? Yes __ No-A- Is hi Samplacllwe 

Wetland Hyd!dogy Pnwient? Yes __ Nc-X_ within a Wetland? Vn __ No....,l_ 

R8maltal: Rainfall haa been ils8hy over thillaat couple of rncnfhl. January was 125 pen:ent of normal. Februaty haa only been 44 percent of normal 
so flu. 

VEGETATION- Use scl&ntlflc names of plants. 

I!!!! IDD!I!ml (Plot~ §In 

1. 
2. 

3. 

4. 

!i!llDilnaiShrub IDD!I!ml (Plot size: 

1. 

2. 

3. 

4, 

5. 

Hem Stratum (Piatalze: 1m 
1. Alor:J!IH:unJs rll1iii11111l 
2. Aqtt!stls lw!ui!l 
3. 

4. 

5. 

e. 
7. 

a. 
9. 

10. 

11. 

Y'l~~ §DI!ml (Plat size: 

1. 

2. 

% Bani Ground In Herb Stmtum 
R.errl&tb: 

us Army Corps of Engirleer3 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-D0001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT D-199 

Absolute Dominant Indicator 
) ~~...§Jit!.L 

---------
-------------------------
---=Total Cover 

am ) 

---------
---------
---------
---------
---------
---= Tollil Cover 

) 

__lL_ _m_ ..EHiYL 

-A,_ ---- ..E.e.Q__ 

---------
---------------------------
---------
---------
---------
---------
---------
-1!!!1..-."' Total Cover 

~ ) 

------------------
---"' Tollll Cover 

12 

Domlnancll Tnt~ 

Number of Oomtnant Species 
Thai/WOBL, FAON,orFAC: 2 (A} 

TO!al Number of Dominant 
Species Acroll8 All Slrala: 2 (B) 

Percent of Dominant Species 
That IW 08l, FACW, or FAC: 2!!2 (AlB) 

~Index worfultlnt: 

IaJ~Coverll.t MuiiiDiv llx; 
OBlapecles x1= 

FACW species x2:: 

FACapecies x3a 

FACU apecleB x4= 

UPLapeclel x5= 

COlumn TotaJs: (A) (B) 

Pnwalenca Index "BIA" 
Hydropflytlc Veplstlon lncllcalans: 

_ 1 - Rapid Test fa' Hydrophyiic Vegelation 

1L 2 ·Dominance Test Is >50% 
_ 3 • f'revaJenc;e Index Is $3.01 

- 4 • Morphological Adaptallons1 (Pn:Mde eupportlng 
data In Remarks or en a ll&j)lll'lil& sheet) 

_ 5 ·Watland No~V&llc:ular Plants1 

- PIObl&rnallc Hydrc;JI1ytlc Vegetallon' (Explain) 
1!ndialtonl of hydric 8QII and welland hydrology J'IMit 
be present, unl&ss cllBtl.tlbed or pmblerna!ic. 

Hydrophytlc: 
Vegetation 
Prasent? Yn..,X_ 

No __ 



Sampling Pclnt: 1 l SOIL 
Profile De8crtptlon: (Describe 10 the dllplh IIGIIdod 10 doc:ument the lndlcaiOr or -'lrm the~ of lndk:atonl.) 

Deplh Matrix ~ Fl!lllturas 
llnd1asl Color lmolstl _jL Co!oririi9iitC _jL ...!mL :tiiiL T!lldunt R.amatb 

!!:ill l~:M.2 __w_ ------ lll!tlo!lm 

-- ----
-- ------
-- ------- ------~~ -- ------_,I -- ------
-- -----

'TYDe: C=Concenlratlon RM=Reduced Mabbc. CS::Cowlud or Coated Sand Grains. 2t.ocatlon: PL=Pora Unlna. M=Malrix. 
Hydric SolllndlcaiOnl: (Applla!M 10 all LARs, unl- olherwiH noted.) lndk:atonl for PrDIIIamadc Hydrtc Solie•: 

- HIIIIDsol (A1) _ Sandy Redox (SS) _ 2cmMudt(A10) 
_ Hlllllc £plpedon (A2) - Strlpped Matrix (S6) - Red Parent Ma!elfal {TF2) 
_ BlackHIIIIIc(A3) _ Loamy Mucky Mineral (F1) (except IILRA 1) _ Vel)' Shallow Dark SUrfllca {TF12) 

- Hydrogen SUlfide (M) - lDamy Gl¥d Matrix (F2) - Other (Explain In Remarks) 
_ Oeplelll4 Balow Da!k SUlfate (A11) - Oeplllted Matrix (F3) 
_ Thldt Dark Surface (A12) - Redox Calk Surface (F8) "'nd!catora of hydrophytlc vagelallcn and 
_ Sandy Mucky Mlnenll (S1) - Oeplllted Da!k Surface (F7) welfand hydrology must be ~nt. 

Sandy Gleyed Malrfx (S4) - RedoxDepresslona (F8) unlelltl dlsturtled 01' problernetlc. 
Reelrlctlw Layer (If present): 

Tww, 

Deplh (loches): Hydric: Soil PrMent? Yu No ...A_ 

Remal1al: 

HYDROLOGY 
Walland Hydrology Indicators: 

Prln1lllv hldlcalonl tmb:llmllm S!f !D Blillll!:!di chedc Ill !blliK!l!h:l Secondm Indicators 12 !l! lllQ!I reaultacll 

] 
- SU!face WatDr (A1) _ Water-stained L-(BB) (ucept _ Water-stained Leaves (BB) (IILRA 1, 2, 
_ High Wuter Table (A2) 11LRA 1, 2, 4A, and 48) 4A,and48) 
_ Salurallon {A3) - SaltCNat(B11) _ Drainage Patterns (810) 

_ Water Matks (81) - Aquetlclnverlebrates (813) _ 01)'-Season Water Table (C2) 

- Sediment Oepoelts (82) _ Hydrogen Sulfide Odor (C1) _ Salurallon Visible on Aerial Imagery (C9) 

- Drill Depollits (83) - Ox!dlzed Rhlzo8pheres along LMng Roots (C3) - Geomorphic PosiiiOI'I (02) 
_ Algal Mat or Crust (84) _ Presence of Reduced Iron (C4) - SllallaN .AquHanl (03) 

- Iron Oeposlla (85} - Recent Iron R.educllon In Tilled Soils (C8) _ FAC-Neutra1Teat(D5) 

- Surfaca Soli Cracb (88) _ Slunt8d or Strasaed Planl8 (01) (l.RR A) - Raised Ant Mounds (06) (lRR A) 
_ lnundallon Vlslbla on Aerfallmegery (87) - Other (Explain In Remarks) _ Frost-HGIMI Hutnrncx:b (07) 

Spareely Vegetated Concave Surface (88) 

Field 
SUrfaca Wfli.ar Pnraent? Yea __ No __ Oeplh(lnchea): 

WaterTablaP.-t? Yes__,ll. No __ Deplh (lnches): lll :::;:n Prasent? Yea -X__ No __ Deplh (lnches): l~ Wetland Hydrology Prwent? Yea __ No_.J..._ 

-, 
I 
' J 

Describe Rec:ortled Data (lltream gauge, monliDrlng well, aerial photos, fl"I'IIOU8 Inspections), If IMII!able: 

Remarks: 
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WETI...AHD DETERMINATION DATA FORM- Western Mountains, Valleys, and Coast Region 

Prcjed/Sfle: Sa!t!er Prppprty 

~ Balms! stCoM!Ills LLC 

8amplng DaiS: 2·11·12 

Sampling Point:_...._ __ 

lnvestiga1o!(s): -&JTOIDIIW.JO!t,_'------------- Secllon, Township, Range: SE Q!.!i!rlsr of S!!cllon 4 Towns!J!o 21S. Ranmi 5W 

Landfmm {hm81ape,lerttlo&, etc.): b!ll!!lope l.ccsl rell&f (concave, COI1VI!ll. 11011f)): concave Slope(%):~ 

Subteglon (LRR): LRB NM1.RA 2 La!: 44.551947 long: ·123.291158 Datum: NAP 27 
SoU Map unit Name: Bmbaw clay. flooded. G-3 petljjl!lll """"" NWJ classlflc::aUon ...... none ....... __ _ 
Are dli'NIIlc I hydrologic condlllcna on the alta typical for this time of~ VIliS ...x_ No-- (If no,lll<plaln In Ramarkll.) 

Are Vegelallon ____. Soil___, or Hydn:Jiogy __ algnlftcanlly dlaturl:led? Are "Normal~· pnllll8l'lt? Yes ....lL_ No __ 

Ara Vegelallon ____. Soli__, or Hydrology __ nall.lrelly prgblemallc? (If neeclsd, explain any 8118V«11'81n Remarlol.) 

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects. Important features, etc. 

Hydl'llphytlc Vegelallon PrNent? vaa...x__ No __ 

Hydric Soli PreMnt? ves...x__ No_ Is the Sampled Ana 

WeUand Hy!lralogy ~ Yes..2L,_ No __ wllNn II Wotlllnd? Yes_,!__ 
No __ 

Remarks: Rainfall hall been fleshy OVI!I'Ihe last couple of 11101'11!\8. January wes 125 pen::ent of normal Febnlaly hall only bean 44 perr.:ent of normal 
&Ofat. 

VEGETATION- Use scientific names of plants. 

!!!II Stratum (Piotalze: lim 
1. 

2. 

3. 

4. 

§imllnaiShrub Slrel:um (Plat al:ze: 

1. 

2. 

3. 
4. 
5. 

Hem Stratyrn (Plot alze: 1m 
1. AJoDecurus llt'IJt&n6IB 

2. Agma(i§ l!rnyls 

3. 
4. 
s: 
8. 
7. 

B. 

9. 

10. 

11. 

~ ~ §.lmll.lm [Plot alze: 

1. 

2. 

% Bare GIOund In Herb S!mbJm 
Ramarkll: 

us Army Corps of~ 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT D-201 

AbsoluiB 0om1n11.nt Indicator 
) ~~...§!ai!a. 

----------------
-------
---------
---=Total Covw 

3m ) 

---------
-----------------------
---------
---=Total Cover 

) ...zi_ _____ 

~-------------------------------------------
-------------------------
-------
---------
..1QD_ =Total Cover 

~ ) 

------------------___ =Total Cover 
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DcmlnllncoTMt~ 

Number of Dominant Species 
That 1w OBI., FACW, or FAC: 2 (A) 

Total Number of Dominant 
Spscles Across All Strata:. 2 (B) 

Percunt of Dominant Spscles 
That 1w OBL, FACW, or FAC: lim (MI) 

Pravalernla Index~ 

I!l!lll !! Qmltt gt Mullkllv~ 

OBLspedes x1= 
FACWspedes x2= 
FACspedes x3= 
FACU species x4= 
UPLspedes xS• 
Column Totals: (A) (B) 

PI'1Mllenoe Index = BIA = 
Hydropllytlc Vegstat~on lndlclltcnl: 

_ 1 • Rapid Test tor Hydrophy1lc Vtgstallon 

.X. 2 - Dominance Teat Is >SO'JI. 
_ 3- Prevalence Index 1s ss.o' 
- 4 - Morphologlcel Adaplallons 1 (Provide aupportlng 

data In Ramarkll or on a ll8plltl!lle ebeGt) 

_ 5 • Wt!Uand Non-V8liCU!ar Plants1 

_ Problemallo Hydl1lphytlc Vegalstlon1 (Explain) 
1lndlcelonl o1 hydric: sol and wetland hydrology m~mt 
be present. unless cllatlJrbed or problematic. 

~ 
v~ 
Present? Yee...x._ No __ 

Western Mountain&, Va~Jeya. and Coast- Version 2.0 
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SOIL Sampling Point: 2 

Prof!~ DesQ1pt!on: (Doac:rllla to the depttl needed to doalment the Indicator or conflnn file llbt4lnce of lncllcatofa.) 

l 
Depth Malrbs ~faaluras 
l!n!:l!!q.l "*'moist\ _L_ Cd!!grtmo!StC _L_ ..IYmL :::JiiiSL T!!!du!J B""aarlcs 

. .1 ~ lll.m~ ..l!I.L. ------ slit !cam 
~~ lll.m~ ..2IL_ 2.m!~ ..JlL_ -"-- _y__ lllllJoam 

-- ------- -------- ------
-- ------
-- ------ -----

'Type: RM=Reduced Matrix. CS=Covered orCoaiad Sand Gcalns. 'location: PL=Pore Llnlna. M=MaiJtiC. 
Hydric loll~= (Appllcablo to all LRRII. unla8 OltiiMwfM nolad.) lndleatonJ for Problamatio H,clriG Sollll': 

- Hla1osol (A1) - Sandy Redox (SS) _ 2 em Muck ('.10) 
_ Hlsllc Eplpedan (A2) - Stripped Matrix (S&) _ Rlld Parent Material (TF2) 

- Black Hlsl:lc (A3) _ Loamy Mucky Mineral (F1) (ux:ept 111LRA 1) _ Very Shallow Dart< Sll1face {TF12) 
_ Hydrogen Sulllde (M) - loamy Gleyed Matrbt {F2) - Olhef (Explain In Remarks) 
_ Oeplel8d Balow Dalt! Slllface (A 11) - Oeplllled Malrtx (F3) 
_ Thk:k Dark Smfllce (A12) A. Redox Dartc SUrface (Ft!) "'nddtatora Cll' hydltlphyllc vegetallon IV'Id 
- Sandy Mucky Mlnllnll (51) - Depleted Dark Sulfaee (F7) wetland llydrology I'I1UIIt .. ~ 

Sandy Gleyed Matrix (S4) Redox Depnlsslons (Fe) un~DM dlstlltblld or problematic. 
RelltrlctM Layer (If pt'llllllllt): 

Type: 
Depth (lnales): Hydric Soli Pmlent? Yea_&..... No 

Remarks: 
" 

] 
HYDROLOGY 

Wetland Hydrology lndlc:atonl: 

Prlmarv Indicators tmlnlmym Slf a reoulmd; ~ Ill !IIIII illl9.lxl Seoondarv lndlcatolll 12 !II lllSlll reaulred} 

_ SUrlace Watar (A 1) _ water-Sielned Leaves (89) (ucept _ W~lld ~ (89) (MI.RA 1, 2, 

.lt High WaiiBf Table (A2) MlRA 1, 2, 4A. and 48) 4A,8ftd4B) 

X Satunillon (A3) _ SaltCruut(B11) - Drainage Petklm$ (810) 
_ Weier Marb (B1) - Aquallc: lrMNiebraiDII (813) _ Dry-Seallon Watef Table (C2) 

- Slldlmenl Deposita (B2) - Hydrogen Sulfide Odor (C1) _ Sl.lturallcn VIsible on Aerial Imagery (C9) 

- Drill Deposils (83) _ Olddlad Rhl2xl6pherell along I.Mng Roots (C3) _ Geomorphic Position (02) 

_ Algal Mal « Crust (84) _ Presence at Reduced liOn (C4) - Shallow Aqultanf (03) 
_ Iron Deposlbl (B5) - Recent !ron Reduction In Tllllld Soils (CS) _ FAC.Neu1ral Test (OS) 
_ SUrlace Sail Cracks (86) _ Stunled « Slnii!Sed Rants (01) (LRRA) _ Raised Ant Mound& (06) (LRR A) 

_ lnundal!on Visible on Aarlallmagely (87) - Other (Ellplaln In Remarks) _ Frost.-HMVII Hummockll (07) 

_ Sparllllly Vagelaled Concave Sulfaee (88) 

Field Olleerwatfone: 

Sll1face Watlr Prawrt? Yes __ No __ Depth (Inches): 

Water Table "'-"1? Yes-L No __ Depth (Indies): l!l 
Sstunlllon PMent? Yea ...x._ No __ Deplh (Inches): !! Wetland Hydrology Pmlent? VIlli ..A..._ No __ 

llncludes C8!lllarv fllnael 
Dllllc:tlb& Racon:led Data (straam gauge, monllotlng wsll, 8111181 photoll. ptlWious ln8pections).lf available: 

Retnllrka: 

J 
Western Mountains, v~. and Coast- Version 2.0 
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WETI.AND DETERWNATION DATA FORM- Western Mountains. Valleys, and Coast Region 

~ Sa!tlfll' prpperty Clty/Co1lnt)': Cora!1IWB!!n!pn Sampling Data: 2·17·12 

Appbnt/Owner: Beirut at Csm!!l!!· U,C Slate: OR Sampling Polnl: _.....~~,.. __ 

l~u): _I..LIO!DotUUOet,_, ___________ Sedlon, TOWilllhlp, Range: sg Ouarl!!rofSedion 4. T9WI'l!!blp 21S. Bungt 5W 

Landform (hlllslope, Iamica. etc.): h!!!slopt Lacal relief (concave, COIM!X, none): qlfiClM! Slope(%): A-
Subleglon (l.RR): lBB AJMI.RA 2 Long: ·123 292032 Datum: NAP 21 

NWf daaslllcalion: l'!9!!i 

Ale c:llmallc/hydrologlccondlllons Olllhe site~ !or !his lime of year? Y1111__2L_ No __ (If no, mcplaln In BIJrnadta.) 

Ale Vegetallon ___. Sell___, or Hydrology-- !lignlllam!ly dlstiJrbed? Ara "Nonnal Cln:uiYISiarn:e$' ~ Y1111 _2L_ No __ 

Ale Vegetallon ___.Soli____. or Hydrology __ nalutally probklma!lc? (If needed, explain any -in BIJrnadta.) 

SUMMARY OF FINDINGS- Attach alta map showing sampHng point locations, transects, lmpot"t$1t features, etc. 

Hydropltyllc Vegela!lon ~ Yes,.X_ No __ 

H)'dlk:Soll ~ Yes __ No,X_ Is the Sampled AIDa 

Wetland Hydrology Present? Yes_ No_x._ wtlbln a W'eUBind? Yes_ No..A,._ 

Bemariul: Ralnfd has been flashy aver lhe last couple of rnonlha. Janumy was 125 percent of 11011'1181. Februery has only been 44 pen::snt of nonnal 
so far. 

VEGETATION- Use sdentfftc names of plants. 

!I'll!! Sfmtum (Plot slz&: 5m 

1. 

2. 

3. 

4. 

SaollnaiShrulz stnitum (Plot aim: 

1. 

2. 

3. 

4. 

5. 

l:lf!b Slmtum (Plot slz&: 1m 

1. ~ lJf'lJhJrJ8Is 

2. Aqiw1flll!wuls 

3. IMiochaedf. t'Eidlcals 

4. 

5. 

6. 

z. 
8. 

9. 

10. 

11. 

~ :\l!nt Slralum (Plot slzD: 

1. 

2. 

" Bani G!ound In Helb Stratum 
Remarb: 

us Army Corps of Englntenl 

SATHER ANNEXATION 
{ANN12-D0001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-203 

Ab8olute Dominant Indicator 
} ~~~ 

--------
--------
---------
--------
---• Total Caver 

~ ) 

--------
---------
--------
--------
---------
---=Total Caver 

) 

_ll!L_ ---- ..J:.Na:L 
-2L- ----...fAG._ 
__:t,;_ ..DQ,._ ...E6QL 

--------
--------
--------------------------------------
--------
~·Total Cover 

iim ) 

---------------
---"' Tolal Caver 

~ 

~Test~ 

Number of Dominant Species 
That Nit OBL. FICN, or FAC: 2 (A) 

Total NUI'Ilfler of Dominant 
Spades /IIJ::tol&s AD Slnlta: 2 (B) 

Pen:ant of Dominant Spades 
That Ale 0BL. FICN, or FAC: llll! (JVB) 

Prevalence lndilllx worbbeet: 

I !!II! ~ Caver Qf; Multll.llv I2Xi 
OBlrpecles x1= 

FACW rpecles x2• 

F/1£ rpecles x3• 

FACU llpEICies x4= 

UPlrpecles xs= 

Colunu1 I otall: (A) (B) 

PreYa1enca Index = BIA = 
HydrDphJtlc Vegetatlon llldlc:atcmJ: 
_ 1 • Rapid I eel for Hydroph)'lll; Vegetallon 

.X. 2 • Oom!narn;e Tll5t Ia "50% 
_ 3-~lndexiU3.01 

- 4- Molphologlcal Adapla!lons' (Plvvldo lWppOI'IIng 
data in Remal1al cw on e sepan~~e sheet) 

_ 5· Wellend NorrVasc:ular Plant.B1 

- Prob&llmatic Hydroph)'lll; Vfi9Giallon 1 (Elcp!afn) 
1fndlc:atore of hydrle 8oll end wetland hydrology must 
be ptll:ll8l'lt, tll'1less disturbed or problematic. 

Hydropllytfcl 
Yegetatlon 
P.-t? Yes.JL_ 

No __ 
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SOIL 
Profile Deacrtpaon: (Delscribe to 1M depth lllllldft to doculllent the Indicator or c:onflnn the ab8tmce of lndlcatons.) 

Oeplh Matrix ~ Fl~Sll.u'e8 
{Indies\ Q21m:{llllllliD _,L_ Cq!or {rnol!ltC _L_ ..rmt:. :J:iiiL Il!l!!!Q Ramada~ 

!l::l!l l!Jl8312 ...1J!!L. ------ silt !gam 

-- ------
-- ------
-- ------
-- ----- ------
-- -----
- ----

'Type: C>Concen1ra!lon RM=Reduced Matrix, CS»CoYered Ot Coated Sand Grains. 't..acatlon: PL=Pon!l Unlng, M:=Malrix. 
Hydrlc &QIIIndlcatcra: (Applicable to 1111 LRRII, 11111aa olherwiH nOCllld.} lrldlcatofs for ProiJIGmafJc Hydrlc SOils": 

- Hlll!osol (A1) _ Sandy Redox (SS) _ 2cmMuck(A10) 

- Hlatlc Eplpedon (A2) - Stripped Matrix (S6) - Rae! Patunt Malarial (T1'2) 
- Black HliJtlc (A3) _ loamyMuckyMineriii(F1) (-ptMLRA1) _ Very Shllllc:lw Olri: Sulface (TF12) 
_ Hydl'llgen Sulllde (M) - Loamy Gaeyed Matrix (F2) - Other (Elcplaln In Ramllrks) 
- Oepletad Below Dark Surface (A 11) - Depleted Matrix (F3) 
_ Thick Dark Sulface (A 12) _ Radox Dalk Sulface (FB) "tndk:al.onJ of hydrophyllc: vegelallon and 
- Sandy Mucky Mlnerlll (81) - Depleted D1lrtc SUtflloe (F7) wellend hydrology ITIUIJt be present, 

Sandy Gleyed Matrix ($4) Radox Depresaloml (Fil) unless cllslulbed Ot problemllllc. 

Restrll:tlw ~(If preeent): 

Type: 
Depfh {lnd!M): Hydric Soli PrRant? Y11111 No..L. 

Ramml!B: 

HYDROLOGY 
Weiland Hydrology Indicators: 

Prlmarv 1nc11c:at1:1ra I minimum gfgJlt raaulred; chad! Ill! !bfit !ll!l!bd Secondarv lndlaitors 12 S1L Dl9fli'EIIlUirtldl 
_ Sulface W8tBr (A1) _ Water-Slalned Leaves (89) (ucept _ Water-Slalned l.lllllves (89) (MLRA 1, 2, 
_ High water Table (A2) MLRA 1, 2, 4A, and 48) 4A,and48) 

- Slllulaflon (A3) - Salt Crust (Bt 1) _ Oralrtage PatiGma (810) 

_ WalerMarkB(B1) - Aqullllc 1111181tebmlas (813) _ ~ WatorTuble (C2) 

- Sadlmllnt Dllposlta (82) _ Hydrogen Sulfide Odor (C1) _ Slllurlllloo Vlslb!ll on Allrlallmagely (C9) 

- Drll'l Dllpoelts (83) - Oxidized Rhlzo8phllres along l.MrG Roots (C3) - Geomorphic Position (02) 
_ Algal Mat or Crust (84) - Presence of Reduced Iron (C4) - Shallow Aqullani (03) 

- Iron Dllpo8ita (85) - Recant Iron R8ductlon In T1lled SOlis (C6) _ FAC-NIIulnll TIISt (05) 

- Sulface Soli CrackB (88) _ Sbmted or S1rassed Plants (01) (LRR A) - Rallied Ant Mounds (06) (LRR A) 
_ ln1.11dallon Vlrilblll on Allrlal imagllly (87) - Other (Elcplaln In Ramllrks) _ F~ Hummocks (D7) 

_ Spllr8ely Vegelalad Concave Sulface (88) 

Field : 

Surface Wlllllr "'-mt? Vas __ No _x_ O$plh (Inches): 

Water Table PAISIII!t? Y11111.,.lL. No __ Depth (lnchlls): li 
Slllulallon P11!111811t7 Y11111..x._ No __ Deplh(lnchlls): l~ Wetland Hydrology Pnlllant? Yea_ No..L 
llncludea eaolllaiY flings) 
Descr1bll Recorded Data (stream gauge, monl1l:M1ng wei, 11111'1111 photos, pi'IIVIoulllnspeetlona),lf available: 

Rllmal1ls: 

Welllllm Mountains, Vailllys, 1111d Coast- Verzlcm 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-204 



WE.TI..AND DETERMINATION DATA FORM- Western Mountain&, Valleys. and Coast Region 

ProjediSite: Sd!tr PrpmKty CllyiCounly: Cooo!!!lsl&!n!pn Samplng Data: 2·11·12 

Applleant/Ownar. Rtlnpat at Cjqml!fl. LLC State: OR Sampling Point_...:_ __ 

IIMI$Ilgatoliu): Tom !Ju Sedlon, Township, Range: SE 9!.!ar1Dr at Seg&lon 4. Igwn!!h!p 21 S Bange 5W 
landform (hlllslope, terrace, etc.): h!l!slope local relief ((;QIIcaw, convex, none): !Xl!!G!Mt Slope {%):...,U__ 

SUbregion (LRR): LB8 AIMLBA 2 1st: +1.558107 Lang: ·123.292037 Datum: NAP 21 
Soli Map Unit N1111111: Wl!!ame!!4 !!Ill foam. G:311!lfC!!!!t !!lgpes NWt dsaalficallon: _...,!IO!It ...... ---

Anl dlmatlc I hydrologic COI'IdlllontJ on the sil8 typical far this time at year? Yes ..x._ No __ (If no, explain In Relttarks.) 

Ani Vegetsllon __ Soli_. or Hydrology __ elgniflcantly dl&turbed? Are "Nommaa Clraunslanoes" p!8Slll'lt? Yea _1L_ No __ 

Are Vegelallon __. Soli_. or Hydrology __ naturally problema1!c? (lfnssded, explain any 81'1$WGI'G In Rstnarks.) 

SUMMARY OF FINDINGS - Attach site map showing aampUng point locations, tranaectla, Important features, etc. 
Hydrophytlc Vegetalion Prallent? Yes~ No __ 

Hydrlc Soli P!esent? Yes~ No __ Ia the Sampled Ana 

Weiland Hydrology Present? Yeu.JL_ No within 8 w.tland? Y11111...,L_ No_ 

Remalb: Rainfall has been 1lalhy OVIII' the last couple at months. Januarywa&125 purcent at nonnal. February has Of'dy been +I peteentot nonna1 
so far. 

VEGETATION- Use aclentfflc names of plants. 

IlDI Sttatum (Piotalza: !h'o 
1. 

2. 

3. 
4. 

SaDIInai'Sb!llt! stratum (Plot size: 

1. 
2. 

3. 

4. 

5. 

He!bstmlym (Piotalze: 1m 

1. ~ll!l!!f!aB 

2. AqroBtfs fsnuls 
3. ~ flldfctldtl 

4. 

5. 

8. 

7. 
a 
9. 

10. 

11. 

~YmStmtum (Plot alz:e: 

1. 

2. 

% Bare Gtound In Hem Slralum 

Ren1alkS: 

SATHER ANNEXATION 
(ANN12.00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-205 

Ab8olute Dominant Indicator 
) ~~..§!BL 

------------------
---------: ---------
---=Total Caver 

3m ) 

---------
---------
---------
---------
-------
---=Tote! CcMir 

) 

JQ__ ....m_ ..J:NaL 
~ ..,m_ ..E.6Q_ 

...12.,._ _m__ ..fA.C!L 

------------------
---------
---------
---------
---------
---------
---------
......1l!!L_ = Total Cover 

3m ) 

------------------
---=Total CcMir 

0 

Dominance Test wodlahaet: 
Numbet af Dominant Species 
Thet Iva OBL. FACW, or FAC: 2 (A) 

I otal Number at Dominant 
Speclaa AaOGG AI Slnlta: 2 (B) 

Percent at Dominant Speckla 
Thet Iva 0BL. FN::W, ot FAC: l!!Q (AlB) 

l'nlvalerlce Index wodlahaet: 
Total % Co'i!!r of; Mu!Vplyby; 

OBLspecies JC1= 
FACW species lC2= 

FACspedee x3= 

FACUspedee x4= 

UPLspocles xS= 

Column Tolals: (A) (B) 

P1'evalllnc8 Index = B/A = 
liyllrophytlc Vegelatlon lndlcatms: 

_ 1 - Rapid Test for Hydrophytlc Vegslallon 

X.. 2 • Dom1nanca Test Is >50% 

- 3. Prevalence Index Is S3.01 

- 4- Morphological Adaplallona' (Pro'lldo wpportlng 
data In Remlvk8 or on a eeparata tlheBt) 

_ 5- Wetland Nan-VDCUiar Plenla1 

_ Prcblemallc H)Urophylk: Vegelallon 1 (Explain) 
1lndlcalx:lls of hydllc sail and wetland hydrology must 
be p!IIIIIOOt. unlesa dlslulbed or problel"'l8&. 

~ 
VegeCal!on 
l'flllllent? YIIIII..Jl_ No __ 

Weslwn Mountains. Vall8ys, and Coost- VlliiSkm 2.0 
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SOIL Sampling Point 4 

Proflte Deel:rlptlon: (Deacribe to tile depth IIOIIdllcl to document tile Indicator or confirm tile absence of lmllcatot8.) 

Depth Malrfx ~Eeaiuras 
lln<:hM\ ~can _fa_ egglmg!!tC _fa_ ...rmL :LiiL Tt?Cb.!r! Remarks 

H l!lmiVA ...lliL ------ !!I loam 

§:l§ l!lm~ _L_ 2.UB~ ...1!L_ _so__ JL_ dtloam 

- ----
-- ------
-- ------
-- ------
-- ------
-- ------

IJype: C=Conc8ntrallon D=Delllellon. RM=Reduced Matrix. CS=CoYered Ol' Coaled Sand Grains. \.acal!on: PI.=Ponl Unln!t M=Matrlx. 
Hydltc lolllncficatons: (Apflllcal*t to all LRRa, unlesa othei'IW!e noted.) lndlcetora for Problematic Hydric lolla•: 

- Hl8loaol (A1) _ Sandy Redox (S5) _ 2 em Muck (A10) 

- Hl8llc Eplpedan (A2) - Sblpped Mal1bc ($8) - Rad Parent Material (TF2) 
_ Blade Hl8llc (A3) _ Loamy Mucky Mineral (F1) (ucept Ml.RA 1) _ Very Shdow DarX Sulfece (T'F12) 
_ Hydrogen SUiftda (M) _ Loamy Glayed Matrix (F2) - Other (Elcplaln In Rernarb) 
_ Depletai:t Below Dark Surface (A 11) - Deplellld Malrfx (F3) 
- Thldl: Dlutl: Surfaoa (A12) A.. Rlldax Dark SUI'tilce (F8) 'lndk::alllrs of hydrophyllc vegetation and 
- Sandy Mul:ky Mlnetal (S1) - Oej)leted Cadi SUrface (F7) wetland hydrology must be present, 
- Sandy Greyed Matrix (S4) Rlldax Depnlsslona (F8} unleU clls1l.trblld or problamlltic. 
Rastrfdl¥e Layer (Jf plUM!): 

Type: 

Deplh (b:hes): Hydril: SoU Pnlunt? Yee-.L No 

Rerllalb: 

~~ 

J 

HYDROLOGY 
Wetland H)drology fftdlcetora: 

f1!m8!Y lndlc:alom {minimum 9!0 reaulred; check Ill! lbAt III!I!!Xl Seoondarv lndk::alllrs 12 !21: 1112{! reaulredl 
_ Swfac:eWater(A1) - Walllf..stalnad l.aavea (89) (except _ Water-stained Leaves (89) (MLRA 1, 2, 

X High w.tw Table (A2) MLRA 1, 2, 4A, and 48) 4A,and48) 

X SaUallon CA3l - Salterwt(811) _ Drainage Patlemo (810) 

_ Water Malb (B1) _ Aquatic Invertebrates (813) _ Dry-Season Water Table (C2) 

- Sediment Depoalta (82) _ Hydrogen Sultlde Odor (C1) _ Saturallon Vlslbla on Aetlaii111111J81Y (C9) 

- Drlft Deposita {83) - Oxldlad ~along lMng Roola (C3) - Geomotphlc Posl!lon (02) 
_ Algal Mat or erwt (84) _ Prellenoa at Raduced Iron (C4) - ShalloW Aqultanl (03) 
_ Iron Deposita (B5) - Recent Iron RadUdlon In T\lled SOils (C6) _ FAC-Neulral Teet (05) 

- SUifac:e Soli Cradal (86) _ Stunted or Strallsed Planlll (01) (LRR A) _ Ralaed Ant Mounds (06) (LAA A) 
_ lnlmdallon VIsible on Aerial Imagery (B7} - Olhar (Explain ln Ramarb) _ Frost-Haave Hummoctcs (07) 

_ Sparsely Vegelatad Com:ave SUrface (B8) 

Aeld~ 

SurfaoB WalBr Pnlsent? Yes __ No..JL Depth (lnc:Ma): 

Water Tabla Present? Yes ..x__ No __ Depth (lnchee): fl 

! 
J 

=::f'Naant? Yes~ No __ Depth(P:hee): 2 Watland Hydrology Present? Yes_L_ No __ 

Descrfbe Rec:orded Data (atresm gauge, moniiDrlng wei, ael1al photoB. pnwlous ln8pecllone), If available; 

Remarks: 

Weslem Mounllllna, ValleyB. and Coast- Venlon 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00DD1) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-206 
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WETLAND DETERMINATION DATA FORM- Westem Mountains, Valleys, and Coast Region 

ProjectiSiltr. Sa!!M!!' P!pomty 

Applicant/Owner. Be!mat at Cotya!ll!!. LlC 

Sampling Del&: 2-17·12 
Sampling Point-... __ _ 

IIMIIlllgalcl{11~ .....~.:Tqnill.ll.ipoololl:llli"------------- Secll«<, Townahlp, Range: SE Qyarl!!r ofSed!gn 4. TOW!'!!!Illp 215, Rance 5W 
l.andbm (hlll$lope, terrace, etc.): b!!l8!epe l..ocal1811ef(conc:aw, convex, none): !X!f!C!M! Slope (%):__3L 

Subregion (t.RR): lRB NM!.BA 2 L.at 44,5511429 long: -123.291813 Datum: MAO 27 

Sell Map Unit Name: W!l!amef!p !!!I loam. ().3 pergent l!!!opes NWI desslfleallon: ngne 

Ate climatic/ hydrologlcCili1Ciillon$on lhaslle typical forthlllllme of year? Yee....lL. No __ {If no. explain In R.etrlalb.) 

Ate Vegetalfon___. Soli__. or Hydrology __ slgnlllcanllydllliu!bed? Are "Nonna!Cin::urnlllance praaant? Yea-L No __ 

Ate Vegelallon___, Sell___. or H)<drofogy __ naturllllyproblema1lc? (If needed, explain any8!\IMW81n Rsmarlas.) 

SUUMARY OF FINDINGS - Attach site map showing sampling point locations, transects, Important features, etc. 

Hydrcpltytlc Vegetalfon Prasent? Yes..lt_ No __ 

Hydric Solll'nlesnt? Y"-- No ..2S..,_ Ia fha 8ampfod Area 

Wulland Hydrology Present? Yll$ No .A,_ within • Wiltland? Y"- No_.x._ 

Rerntull.s: Rainfall has beoo 1laslly over the laat couple of monltls. January- 125 percent of norrneL February haa only beoo 44 percent of nonnal 
BOI'ar. 

VEGETATION- Use aclentlflc names of plants. 

Ill!.!! Stratum (Plot size: §m 

1. 

2. 

3. 
4. 

SanllnaiSI!nlb S!Jatum {Plot size: 

1. 

2. 

3. 

4. 

5. 

Herb Sl!J1um (Plot size: 1m 

1. AloDecvru8 omtansls 

2. Agro&1!§ tenuls 
3. Bllt!lll fii'ITIMfml!i. 
4. HvDodlaetfl, Ciil{flr;gfll 

5. 

6. 
7. 

B. 

9. 

10. 

11. 

~ l!!DJ §lmflml (Plot size: 

1. 

2. 

% Bal8 Ground In Herb Stratum 
R4lmluks: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001} 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0·207 

Absoltda Oomlnant Indicator 
) ~~....ma&IL 

------------------------
------

---=Total Cover 
ikn ) 

----------------
----------------

------
---=Total Cover 

) 

J.L_ ......m__ ...f1/:3L 

_2§_ -l!ll- ..fA!L_ 
_lL_ 112 ~ 
-lJL_ ..nil....-~ 

---------
---------------------------------------------
---------
...JHL_" Tolal Cover 

ikn ) 

------------------
---=Total Cover 

2!li!D!!D 

Domlnat~Ca TlllltWOftc8heot: 
Numbef of Dominant Species 
That Ate OBl, FACW, otFAC: 2 (A) 

Total Number of Oomlnant 
Species Aa'oos Nl Strata: 2 (B) 

Percent of Oomlnant Speclee 
That Ant 0BL. FACW, ot FAC: lQl;! (AlB) 

Prwelence lndu: wotbl'loet: 

I!l1llll~tS!t Mulllllfy !zx:; 

OBlspedes X1"' 

FACW epeclee x2• 
FACspecles x3• 
FACUspedes ll4= 

UPLepedes x5= 

Column Totals: (A) (B) 

Prevslsnce Index "' BIA = 
H,drophytlc Vogetatlon lndlcatora: 

_ 1 • Rapid Test for Hydrcphytlc Vegelallon 

.X 2 • Oomlnsnce Teat Is >50% 
_ 3· Prevafenca Index Is S3.0' 

- 4. Morphological Adaptaliona f (PraYido supporting 
data In Remarks or on a separate sheet) 

_ 5 ·Wetland Non-Vascular P!anls1 

_ Problemaflc:: H)'dtophytlc Vegelallon 1 (Explain) 
11ntfk:atJrs of hydric aol and wel!and hydrology mll3t 
be present, lllllslls dlsluri:Mild or problematic. 

~ 
~ 
Pt'8Hnt? Y8$_ll_ No __ 
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,, 

J 

SOIL Sampling Point: 5 

Pro1'11a DQcrlpllon: {Deecri!Ht to the depth needed to document the Indicator or confirm the abllence of lndlca1ons.) 

Depfh Matrix Color~,..,.~ ::LilL Clnchaal Color Camll.ll ~ It!XI!p Rsmarlui 

!l:lD lQYB:W .JmL ------ d!foam 

-- ------
-- ------
-- ------
-- ------
-- ------
-- ------
-- ------'Type: C= O=DeDie!lan. RM=Reduced Malrlx. CS=Covetad orCoalud Sand Gnllns. 't..oca11on: PL=Pore Unlna. M=Malrlx. 

Hydrl~ Solllndlc:atora: (AppliCable to all LRRa. unleae ot11orw1ae nollllcl.) lnciJcator$ for Ptoblernatlc H)'drlc 8olla": 
_ HIBioaol (A1) _ &nly Redox (SS) _ 2cmMuck(A10) 
- Hittle Eplpedan (A2) - Stripped Malrix (S8) _ Red Perent Malerlal {Tf2) 

- Black Hlallc (A3) - Loamy Mudty Mineral (F1) (axcept MlRA 1) _ Very ShallaN Dark SUrface (TF12) 

- Hydrogen SU!IIda{M) - Loamy Gleyed Matrix (F2) - Other (Explsln In Rernarios) 
- Depleted Below Dark SWfaca (1\11) - Oepleled Matrix (F3) 
_ Thk:kOarltSurface(A12) - Redox Dark SWfaca (F8) "'ndlcalora or hydlophyllc vege1a11on snc1 
_ Sandy Mudcy Mineral (S1) - Deple!ed Dark SWfaca (F7) W1llland hydrciDgy muet be p!1ISellf. 

Sandy GIGyed Matrix {S4) RedoX Deptasalana (F8) l.ll1leu dleb,ublld or p!'Qblemallc. 
~ Layer (II pnt~~~~nt): 

Type: 

01¢ {111ehas): H)'drtc SoU PrMont? Yes No_JL_ 
Remarlla: 

HYDROLOGY 
watland Hyllrology lndlcalol'll: 

Prlmalv lndlcalllrs fmllllml!m gfgllfllliSI!II£!151; chacli lllllbii!DDDM Sacondarv lndlcalnnll2 !It !ll!ml raaultedl 
_ SwfaeeWatar(A1) _ Watar-stalned Leavea (89) (ul:lq)l _ Watar-81alned Leavu {89) (MLRA 1, 2, 
_ High Watar Tabla {A2) !lARA 1, 2, 4A. and 4B) 4A,and48) 
_ Salurallon (A3) - Salt0u&t(811) _ Dnll11119t1 Pettema (810) 
_ Wlllar Marta (81) - Aquallc lnvartabratas (813) _ Dry-Season Water Table (C2) 

- Sediment Oeposltll (82) - H)'dlogen Sulfide OdCI' (C1) _ SabJrallon VIsible on Asriallmagely (C9) 

- Ortl'l Oeposlla (83) - OJddlzed ~along LMng Roots (C3) - ~ Poslllon (02) 
_ Algal Mat or Cruat (84) _ Presence or Reduced 1ron (C4) - Shallow Aqullard (03) 

- Iron OeposHa (85) - Racent liOn Reduellon In Tilled Solis (C6) _ FAC-Neulral Test {05) 

- SUiface Soil Cracks (86) _ S!un!Dd or Slr-.d Plants (01) (LRR A) _ Raised Ant Mounda {DB) (LRR A) 

- lnundalbn Vl8lble on A8llal Imagery can - Olhar (Explain In Rernarios) _ Frost-Heave Hummodal !On 
_ Sparsely Vege!alad Conc:ava SWfaca (88) 

Field~-= 
SWfaca Watar Present? Yae __ NolL_ Oepth(II'IChes): 

Water Table Pnlsent? Yae __ No ...L_ Oeplh {111ehas): 

=::"C::%nc.l YaelL_ No __ Oeplh (lnc:he!l): lD Wetland Hydrology Presant? Yea -- No...L_ 

Oesa1be Recorded Data (lltleam gauge. monitoring weft, a.lal phOIXl8, pniiYious lnspedlons), If available: 

Remarlal: 

Weetam Mountains, Vlllley$, lll1d Coast-Verslan 2.0 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-208 
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WETLAND DETERMINATION DATA FORM-Wastem Mountains, Valleys, and Coast Region 

Projed/SIIe: Sd!er pmperty 

Appk:antiOwner: Refmat at Cotyal!!s. LlC 

Sampling Date: 2·17·12 

sampling Pclnl: __,&,__ __ 
lnvesllgaiot(s): ......~.:Iomlall.De!!14111------------ Section, Township, Range: SE Qtuut« of Stc!lon 4, TOWMI!Ip 21S, Rtmt 5W 

l.andfonn (tdllslope, tanac:e, ate.): h!lls!ooo Local rellef (concave, CCI1V8X, IIDIIII): C9!'XiiMt Slope(%):~ 

Subregion (LRR): LRR AIMlRA 2 Lat: 44.558411 long: - 123 291871 Datum: NAP 27 
Soil Map Unit Name: Wfllal'nel!l allt Joam. Q:.3 oorcent llopel! NWI duslftcallon: ....uJllSlOO.ur.---

/W climatic/ h)'clrologk: eondlllons on the site t)'pla!l for th!s time of year? Yes _2S,_ No __ (If no. elq)laln In RemarQ.) 

Ate Vegatallon ____. Soil__, 0( Hydrology--slgnlftcanlly dlslwbad? Ate 'Normal Cli'cuiMtanoGII' pl'llllllf1t? Y1111 _lL_ No __ 

Ani Vegetetlon_____,. Soil__, or Hydrology __ naturally problsmallc? (If needed. explain any illlll\\'9nlln Remaria!..) 

SUMMARY OF FINDINGS- Attach sit& map showing sampling point loc:atlons, transects, Important features, etc. 
Hydtophytlc Vegetetion PniMnt? ves_x_ No __ 

Hydric Soil Present? Y811_x_ No __ Ill the Sampled Area 

Wetland Hydrology PreMnl1 Y88,A_ No __ within a w.uand? Yes--L_. No_ 

Ramarks: Rainfall h8ll ~ tlashy DV8I' the IIIBt couple of monlhs. Janulll)'- 125 pen:ent of normal. February has only~ 44 percent of nonna1 
so fat. 

VEGETATION- Use adentiftc names of plants. 

Ilti Stratum (Piolslza: lim 
1. 

2. 

3. 

4. 

Saollno!Shrub §lralum (Plot size: 

1. 

2. 

3. 

4. 

5. 

H!rb§!mtum (Piolslzs: 1m 

1. AloDecurus llf8tfmsls 

2. Agmstis (pouts 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

~~stratum (PiolslzB: 

1. 

2. 

% 8arrJ Ground In Herb stratum 
Rsmal'k1l: 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-0G001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-209 

Absolul8 Oominant lndlcalot 
) ~~..§!JWL 

---------
---------
------------------

an, ---=Total Cover 
) 

---------
---------
-----------------------
---=Total Cover 

) 

--1\!L_ _m_ ...I.N;/:L 

_m__ ---- J:I:&L_ 

---------
---------
---------
--------------------------
---------
---------
_1ml._" Total Cover 

3m ) 

---------
---------___ ,. Talal Cover 

2 

Domlnanca Test WOI'Itllh8el: 

Number of Dominant Splilclea 
That Ani OBL, FACW, 0( FAC: 2 (A) 

Tolal Number of Domlnsnt 
Species Across All Strata: 2 (B) 

Percent of Dominant Spec!as 
That Ate OBI., F/JCN, or FAG: lml (NB) 

Prevalence Index worialb88l: 

I!llll :i ea.ar Sit Muftiolv~ 

OBL specl8ll x1• 

FACN epec;lu x2• 

FACepec!es x3a 
FACU epecles x4= 

UPLepecles x5= 

Column Iolllls: (A) (B) 

Prevalern:e Index = B/A = 
HydriJpbytlc: Vegetatfon lndic:atons: 
_ 1 - Rapid Test for Hydrophyllc Vegell!llon 

1L 2 • Domlnlmce Til$! Is >50% 
_ 3- Prevslllnce Index Is $3.0' 

- 4 - Morphclogk:al Adaplatlona' (ProW1e IIUj7pOI1Ing 
data In RemariaJ or on a &ep1111'a!&llhcet) 

_ 5- Weiland Non-Vascular Planla1 

_ Problematic~ Vege!ation1 {Explain) 

'lndcstol'a of hydric soli and wetland hydrology must 
be present, unlese dllltultled 0( problamallc. 

Hydroptlytlc 
~ 
PresGnt? Yes_JL_ 

No __ 
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SOIL 
Profile Deactlptlon: (Deacribe to the lhlpl1 needed to document tho lndll:ator or COI'Iflnn the abMnce elf lncllcatora.) 
Depth Matrix ~ Elllllures 
llnchn} QQim (mofatl ---L.. Colgrlmtl!StC ---L.. ...Iltml!... ::LiiL Tlllturp Remmlal 

II: I l!r!Ba/Z .JmL._ ------ !!lit loam 
Z-ll l!!YBall ..i!!.,_ Z.liYB~ ...lL_ _JL_ __M__ !!!It loam 

-- ------
-- ------
-- ------
-- ------
- ----
-- ----'Twa: C=Concentra!lon D=Oeoletfon. RM=Reduced Malrbc. CS=Covallld or Coated Sand Grains. "t.ocatton: Pl=Pore lln!na. M=Malrlx. 

Hydric ~lhdlc:atonl: (Applicable tD all LRRs, unJua ~ notad.) lndlcatora for Problematic Hydric: latle•: 

- Hlsto&ol (A1) - Sandy Redox (SS) _ 2 an Muck (A10) 

- Hlsllc Epipeckln (A2) - Stripped Matrix (S8) - Red Parent Material (TF2) 
- 9lack Hittle (A3) _ loamy Muckr Mineral (F1) (ucaptMLRA 1) _ Very Shallow Darll Surfaca (TF12) 

- ~ Sul!lde(A4) - Loamy Gleyed Matrix (F2) - Other (Elcplaln In Remal1ca) 
- Oeple1ad Below Omtc Surface (A11) - Depleted Matrix (F3) 
- 1'blc:k Dark Surface (A12) ..X. Radax Da!lc Surface (FG) incllcalonl of hydrllphyllc vegetallao snd 
_ Sandy Mucky Mlnenll (S1) - Oeple1ad [)S/1( Surface (F7) Wlillland hydl'tllogy must be ptMent. 

Ssndy Gleyed Ma!rlx (S4) Radax Oepree:slons (Fa) unJesa d'lstllrb9d or problemallc. 
Restrictlw Layer (II Pf'IIINill): 

Type: 

Depth (Inches): Hydric: Boll Pi"'lllent? Yn_x_ IW 

Remarks: 

HYDROLOGY 
Wetland Hydnlclg)llndlcatora: 

Pllrnarv lll!lfctators {minimum !!I a reoulred; check ll!llb:li atloM Secondarv Indicators tz m: lllllrllrt!CIU!tecn 
- Surface '/Vater (A1) _ Water-stained L81M18 (89) (except _ Waler~lned L8IMI8 (89) (YLRA 1, 2, 

lL High Water Tabla (A2) MLRA 1, z. 4A, and 48) 4A,&nd48) 
.X. Saturatloll (A3) - SallCnJst{B11) _ Drainage Patteme (81 D) 

_ WalerMarlcs(B1) _ Aqualk: Invertebrates (813) _ O!y-Saason Wa!Br Tabla (C2) 

- Sediment Deposils (82) _ Hydrogen Sulfide Odor (C1) _ Salurallon Vlalbla on Ae!falll'l!llgllf)' (C9) 

- Drift Deposits (83) - Oxidized Rhlz:ospheres along lMng Rools (C3) - Geomorphic Poelllon (02) 
_ Algal Mal or CNst (84) _ Presence of Reduced Iron (C4) _ Shallow Aqultatd (03) 

_ Iron Oef»ssts (85) - Recant Iron Reduction In Tilled $()!Is (C8) _ FAC-Neulral Test (05} 
_ Surface Soli Cl8dal (86) _ Slunled or Slr-.d Ptenls (01) (LRR A) _ Rallied Ant Mounds (06) (LRR A) 

_ Inundation VIsible on Asdallmagery (87) - Olhar (Explain In Remarks) _ Froat-Hwve Hummocks (07) 

~Vegetalad Concave Surface (88) 

Field~-: 

Surface Water ~l7 Yes __ No ..A,_ Deplb (lnchea): 

WaiBrTabla PreMI!t? Yea .2L__ No __ Depth (lnchea): l!! 
Salura!lon Preeent? Yea .2L__ No __ Depth (lnchea): 7 Wetland Hydrc)lclg)l PreMnr7 Yn_x_ No __ 
{Includes Qll)lllary fringe) 
Desalbe Recorded Data (stream gauge,l'l1orliforing Willi, aerial photos. previous lnspecllons), If available: 

Ramatk:s: 

WIIS!Dm Mounlslns, Vallsys, snd Coast-Vesslon 2.0 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-210 
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WETLA.NO DETERMINA110N DATA FORM- Wastem Mountains, Valleys, end Coast Region 

Projec!ISIIe: Sa!h!!r property CltyiCounty: Corya!II!!!!Ben Sampling Dale: 2-17-12 

Appllcanllo.vnet: Rm!at at Cotya!!ls. llC State: OR Sampling Point:_~...-__ 
~11): Tom Pee &lcllon, Township,~: SECua!t!rqfSec!!on 4.TOW!llib!p21S. Bang!!5W 

LMdfonn (hlllalope. tllm!Co, etc.): bl!!s!opt Local relief (<:OilCIMt, c:onvax. none): CO!!CIMI Slope{%): _a_ 
Subtllglon (LRR): LR8 NM!.RA 2 Lat 44.55!1759 Long: -123,29137§ Datum: NAP 27 
Sail Map Unit Name: Baysbaw day flooded. 0;3 perqmt !!lope!! NWI elallslffcallon: !lO!l9 

Ara dlmalfc I hydrologle condlllans en the s1t11 typk:al for this time of 'j98l? Yell ..l,L_ No __ (If no, explain In Remlulls.} 

Ara Vagela!lon __ Soil-- or Hydrology __ lllgnllloanlly dlab.lrbed? Ale "Normal Clr'almstances" present? Yes _x_ No __ 

IW Vegabilllon ~ Soil~ or Hydrology __ nalun1lly problemalfc? (If needed, explain 8ti'J enswem In RernariaL} 

SUMMARY OF FINDINGS - Attach site map showing sampling point locations. transecta, Important features, etc. 

Hydrophy1lc Vagela!lon Praaent? Yea _.lL, No __ 

Hydric Soil Plesllnl? Yea __ No_x__ Is 1tla SllmpiGd Area 

WeUand H)'Cirology "'-tt? Yea No~ 
wllhln II Wetland? Yea__ No_JL_ 

Ramall<a: Rainfall has bean ftashy over the Iaiit couple of IIIOillhs. January waa 125 pen:ent of nonnat Felxullly hall only blllln 44 peroent of normal 
so far. 

VEGETATION- Use actentlflc names of plants. 

ImtStmtum (Plot size: lim 
1. 

2. 

3. 
4. 

SadlnaiSbn112 Stratum (Plot 111m: 

1. 
2. 

3. 

4. 

5. 

MSfmlllm (Plot 8lz:e: 1m 

1. Aaai!ltfl tenubt 

2. Alpq!totmm prafln8lil 

3. t:fVI'!OChoot1f. t&dlc.8ts 

4. 

5. 

6. 

7. 

e. 
9. 
10. 

11. 

WOOdY !lim! Slra1um (Plot size: 

1. 

2. 

% Sara Ground In Hlllb stratum 
Remell<s: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT D-211 

Abeolute Dominant lndk:a!or 
) ~~...ID!m!L 

---------
---------
---------
---------
---=Tolal Caver 

~ ) 

------------------
------

---------
---------
---= Tolal Caver 

) 

....§.2._ ....YI:I!.- ..fl&._ 

~----- .£NJYL 
...1!L_ ...ll2..- ...EAQY_ 

---------
---------
---------
---------------
---------
---------
---------
-1IJ!L_ =Total Cover 

~ ) 

---------
---------___ •Total COver 

2 

DomlrlanceTeat~ 

Number of Dominant Speclllll 
That Ale 081., F/CW, orFAC: 2 (A) 

Tolal Numbllr of Dominant 
Spedas Aclo$a All S1rBia: 2 (B) 

PM:ent of Oomlnant Speclee 
That Are OBI.. FAON, or FAG: l!!ll (AlB} 

~lndu~ 

!2111 ~ Cover !It Mt.dlllllv !lx; 
OBL spe<::les x1= 

F/CW apeelall x2= 

FAC apeclllll x3• 

FACU speolaa x4• 

UPI. speolaa x5a 

ColurM Totals: (A) (B) 

PnMIIen::a Index = BIA ,. 
tfydrophylfc ~ lrldlcatonl: 
_ 1 • Rapid Teat for Hydrophyllc \laglltatlon 

JL 2 • Domll1ancll Teat le >SO% 
_ 3 • PI\Mllem:e Index Ia S3.01 

_ 4 • Morphologla.ll Adaptlltlons' (Provide IIUPPOrt!na 
dllla In Rernalka or en a eaparate elleet} 

_ 5 • WG!Iand Non-VIISC!llar Plan!B 1 

_ Probllilmallc H)'drophyllc Vagela!lon 1 (E):plaln) 

'lndicalonl r1 hydric I!OIIand wa4land hydrology IIWil1 
be present, unlallll c:lllltultl8d or problemallc. 

tfydrophylfc 
Veplatlon 
Preaent? Yea_x_ No __ 

Weatam Mol.lntalns, Valleys, and Coat- V«Sfcn 2.0 
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SOIL 
Profile Deeerfptlon: {Dellafbe to lite deplh lletded to docunllmt lite Indicator 1M' confirm lite abAnce of lndlcatora.) 

l 

J 
Depltl Mllll1x ~Eaalura8 
llnchea} Colar {ll1QI.It) __jL_ Color cmotStC ___L_ ..::IJiRL :::GIL T!l!dwt Ramadll 

lelli lllXB~ ...1m.,_ ------ a!!! loam 
llr;j!l 111XB~ ...1QQ._ ------ sll!loam 

-- ------
-- ----
-- ------
-- ------
-- ------

'lYPe: C=Concenlnlllon. D=Oeolellon. RM=Reducad Matrbt. ~ ~ --s;;d Qalns. %L.oc:atlon: Pl. =Pore LininG. M=Malrlx. 
H,drlc SoU lndlc:aton: (AppiiGIIbla to all LRRII, l8'llasa oiMrwl8a noted.) lndlcafora for Problarrlatlc Hydric Solis~: 

- Hlstoeoi(A1) - Serldy Redox {$5) _ 2 an Muck (A10) 

- Histlc Eplpedon (A2) - Slllpped Malrfx (S6) - Red "-'t Material {TF2) 
- Black Hla1k: (A3) _Loamy Mucltya.tneral (F1)(axc:aptMLRA t) - Very Shallow Dark Slllface (TJ'12) 
_ H~ Sulflda {M) - loamy Glayud Matrix (F2) - Other (Explain In Remalb) 
_ Depleti8d Below Cmk Surface (A11) - Depleted Mab1K (F3) 
_ ThlckOarii:Su!face(A12) _ ~ 011111 SUrface {F6) "lndk:altnofhydrophylk;vegetalloo snd 
_ Sandy Mudty Mineral (S1) - Depleted Dark Surface {F7) wetland hydrology must be preeent, 

Sandy GIG)'IId Malibc (S.of.) Redox Dllprei!IQIS (F8) unless dlalur:bedor ~. 
R.esfrictMII..ayw (If pr'M8nl): 

] T)11e: 

Depth (Inches): Hydtlc Soli Prasant1 Yes No ..A_ 
Rematb: 

~I 

I 
··' 

J 
HYDROLOGY 

Welllln4 Hydrology lndlcatora: 

Prlmarv hdlattora fmlnlmum!I.{Qill raaulnld; c:beck llll!bldi!IDOM Seoonda!v l!lSik:atonl !2 !!!: mu raaulnldl 
_ Surface Water (A1) _ Wlllllr-stalned Leavw (88) (except _ Wslar-Stalned Leaves (89) (MLRA 1, 2, 
_ H1gh Water Tabla (A2) YLRA t, 2, 4A, and 48) 4A,and48) 

- Se!undlon (A3) - Salt Crullt (811) - Drainage Pallama (810) 
- Walar Marlul (81) - Aquatic lnw!rtBbralss (813) _ Dly-Saeson Water Tabla (C2) 

- Sediment Depoellu (82) _ Hydrogen Sulflcla Odor (C1) _ Saturation 'l1slbla on Aerial Imagery (C9) 

- Drift Oej)OSIIs (83) _ Oldl:llmd Rhlzoephares along I..Mng Roots (C3) _ Geomorphic Pcslllon (02) 

- Algal Mat ot Crust (84) - Presence of Reduced bon (C4) - ShalloW .Aqultard (03) 

- Iron Deposits (BS) - Recent Iron ReducUon In Tilled Soils (C6) _ FAC-Neulral Test (05) 

_ surrac. Scil CliiCb (86) - Stunled ot SlnJssed Plant1l (01) (LRR A) _ Raised Ant Mot.mds (06) (LM A) 

_ lnundal1on VIsible on Aariallrnagay (87) - Other (Explain In Remarlca) _ Frost-Haaw Hummoc:ks (07) 

- Sparsaly v.., Concavo SUiface (88) 

Field~: 

SUrface WrlBr Pnasent? Yes __ No.....JL Deplh(lnct.s): 

W81ar Tabla Preeent? Yss ..lL... No __ Depth (lnchss): 18 

~!m~ftlnaa) 
Yes.JL_ No __ Oaplh (lnchea): l~ Watland Hydrology Prasant1 Yea __ No...!._ 

Oeacriba Recolded Data (slr8am gauge, moniiDrlng well, ll8fial photos, pmlous lnspactlona). If avallable: 

Remat11s: 

Westem Mountains, V~ and coat-Vell!lm 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT D-212 
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WETLAND DETERMINATION DATA FORM -Watsm Mountains, Valleys, and Coast Region 

ProjedfSite: Sa!btr Proo!!rty 

~er. RttlHt at Coml!!l!. LLC 

Sllmpllng D8le: 2-17-12 

Sampling Point: _....JaL---
lnvestlgalol(e): --"Iqmww..peelo!m~----------- S8ctlon, TOWillllllp, Range: SE oum qf Saet!pn 4. Tqytrmh!p 215. Bange 5W 

Landform (hlllllfope, terrace, lllc.): l!l!l!!!ope Local relief (concave, convex. none): 99!!C&'t8 Slope{%): _a_ 
Sllbnlglon (IJIR): _..,LRR.....,NM!.BAcu.t~...,.....,2.___ ______ Lat 44 558749 Long: -123 291354 Dldum: NAP 27 

SCIII Map Unit Name: Bm!lnrtt cl!rt, l!godetl. !l-3 percent !!loJ!&!I NWI c:1as811lcatkm: .......,na....,. __ _ 

Ala cllmallc I hydrologlc condlllons on the aile typical for this lime of year? Yes _x_ No __ (tl' no, explain In Ren1a~Q.) 

Ala Vegelallon ____. SoD --J or Hydrology __ elgnlllcantly dlstulbed7 Ala "Normee Cln:ul1'llllancea" present? Yes _x_ No __ 

Ala Vegelaflcn __. Soii--J or Hydrology __ naturally ptOblematlc? (tl' needed, explain any__.. In Renlarks.) 

SUMMARY OF FINDINGS - Attach sHe map showing sampling paint locations, transecta, lmpat1ant featuras, ate. 

Hydrophyllc Vegelation PraHnt? Yes--X.,_ No __ 

Hydric Soli Present? Yes __x__ No __ Is the Sempled Anra 

Wellc1d H)'dfology Present? Yes ..JL_ No __ wftltln a Wetland? Yn~ 
No __ 

Remarica: Rainfall has been fiashyOVIII' the last couple ot months. January was125 percent of 11011'1181. Febtuary has only been 44 pen:ent of normal 
eo fer. 

VEGETATION- Ueo scientific names of plants. 

Ifll:!!Siralum (Ptotslzs: §In 

1. 
2. 

3. 

4. 

SeclinoiSiwl! §!tatum (Plot size: 

1. 

2. 

3. 

4. 

5. 

Herb §!tatum (Plot size: 1Ql 

1. ~mltl!aJ!:I 
2. Agtt!st1a fMufl 
3. 

4. 

5. 
6. 

7. 
B. 

9. 

10. 

11. 

:r:l~:ltllliS!ta!um (Plot size: 

1. 

2. 

% aaro Ground 1n Hem Stratum 
Remarlal: 

us Arrrry Corps of Engineers 

SATHER ANNEXATION 
(ANN12.C0001/ ZDC12-00D01) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-213 

Absolute Oomlnent llldlcalor 
) ~ ~ ...§.t!ll.!L 

---------
---------
---------
---------
---=Total Cover 

3m } 

---------
------------------
---------------
---"'Total Cover 

) 

JQ_ -DL- .EN:lJL_ 

..JZ!L_ -DL-~ 

-------
---------
---------
---------
---------
---------
-------
---------

------
-.l!22_ =Total COVIll' 

3m ) 

---------
---------
---"Total Coller 

!! 

Dominance Tnt wodulhHf: 

Number of Oomlnent Spilde& 
That Ate OBL, FACW, or FAC: 2 (A) 

Total Number of Dominant 
Spedn Aao88 Ali Slrsta: 2 (B) 

.. 
Petcent of Oomlnent Spede8 
That Ala OBL, FACW, orFAC: Hill (AlB) 

Pnrtalence Index worlailteGt: 

I'ii!IUI! Cover at; Mu!IIDIY~ 

OBLapecles x1= 

FACN .species x2= 
FACapeolee x3= 

FACU apeolee x4= 

UPL apec:les x5= 

Column Tolels: (A) (B) 

PnMilence Index = BIA = 
Hyclrl:lpbytlc Vegetation fnd1catots: 
_ 1 - Rapid Test tbr Hydnlphylk; Vegelation 

..2L 2- Domlnanea Test Is >50% 

_ 3- Pl'll'llllence lnd&X Is S3.01 

- 4 • Molpl)ologlcal Adaptations, (Provide auppo!llng 
data In Remarils or on a aepan1te sheet) 

_ 5-Wellc1d Non-Vucular P!anta' 

_ Problematic Hydrophyllc Vegelation1 (Explain) 
1lndlc8tnnl of hydrtc eolland Wlllland h)drclogy must 
be present, unlaall dlstwbed or prablemallc. 

~ 
v~ 
Pn!Hnt? Yn..,&_ No __ 

Westllm Mounlaln8. \'alle;'l, and Coast- V8llllon 2.0 

.· 
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SOIL Sampling Point 8 

Profile ~riptlon: (Deactf.,_ to the depth needed to ctocumant the Indicator or I:OIIflrm the llbllencll of Indicators.) 

Depth Matrix RadaK Features 
Clndl&s\ Qglm: l'lmlstl __%.__ Calor (molat\ __%.__ ..:rmL. :Lii!L Tl!!ldum Ramarkll 

11::111 l!lm>lll _li!L_ Z.UB~ ..2Jl__ _!L_ _fL_ !!llt!o!lm 

] 
-- -----
-- -------- ------
-- ------
-- ------
-- ------
-- ------'T-: C=Coi1C8I'IIral O=Oeolellan. RM=Reduced Malrtx. CS=Cavured or Coated Sand Grains. \.ocauon: Pl.=Pon! Llnlna. M=Malrlx. 

Hydric Solllndlca1onl: (Applicable ta all LitRe, unleA ~ noted.) lndloatanl fat Pfoblematlc Hydrfc Solie•: 
_ HlsiDeol (A1) - Sandy Redox (S5) _ 2cmMudi(A10) 
_ Hlstlc Eplpedon (A2) - StJ!ppad Matllx (88) - Rsd Panmt Malarial (TF2) 
_ Slack Hlsflc (A3) _ Loamy Mucky Mineral (F1) (except NILRA f) _ VeryShallowDartiSurface{TF12) 
_ H~mgt111 Sulllda (M) - Loamy Glayed Matrix (F2) - Other (Explain In Ramarkll) 
_ l>eplebid Below Carl< SUrface (A 11) - Oepleled Matrix (F3) 
- Thk:k Dark SUrface (A12) .A., Redax' Dane SUiface (RI) "lnddcaarn ofbydrophyllc wgelallon and 
_ Sandy Nudly Mlnetal (S1) _ Depleled Dark Surface (FT) welland ~must be pr.-t, 
- Sandy G1Gyed Matrix (S4} Redox Depressions (Ff!) unless disturbed or problematic. 
RaslrtciMt L.apr (If preaant): 

Type: 
Oeplh (lnche8): Hydric Soli Pm1ent? Y•..lL_ No 

Remarks: 

. 

HYDROLOGY 
Wetland Hydrology lndlc4dorll: 

Prlmall! lndlcGtonllmll.lkmlm m 2llll t'8tJUIMd; check llllll!!ll BDDiv\ §ecandarv Jrldlcatonl f2 g: 1111m1 raaulrod) 

_ Surface Watar (A1) _ Watar-slalned L- (89) (ucept _ Wa!er-Slained Leaves (B9) (MLAA 1, 2, 

A High Water Table (A2) MLRA f, 2, 4A, and 48) 4A,and48) 

A Saturation (A3) _ SeltCruat(B11) _ l:lralnllga Paltema (810) 

_ WeterMarb(S1) - Aquatic IIM!!tebreles (813) _ ~Water Table (C2) 

J 
- Sediment Depoall8 (82) _ Hydrogen Sul!lda Odor (C1) _ Salla'allan Vl8lble on Aeltallmagery (C9) 

- Drift Oepcalbs (83) - Oxidized Rhlzoap'- along LMng Root& (C3) - Geamorphlc Position (02) 

- Algal Mat Df Crust (84) - Plwenca of Reduced Iron (C4) - Shallow Aqullard (03) 

- Iron Oepcalbs (85) _ Ret::ent Iron Reduc:llon In Tilled Soils (C8) _ FAC-Neullal Test (05) 

_ Slllface SoD Cracka (B6) _ Stunted or Stnl88ed Planll (01) (LRRA) _ Raised An1 Nounda (08) (lRR A) 

_ lnundlllbn VIsible on Aerial Imagery (B7) _ Other (Explain In Remarb) _ Frost-Heave tiummcdal (01} 

Spanlely Vegelaled Concave Surface (88) 

Field ObMrntlontl: 
SUrfaca Wslar Prasant? Yea __ No ..J!.._ Deplh Qndles): 

watM Table Pf8llent? Yes ..JL.. No __ Depth {n:hu): a 

~~ 
Yes..J!.._ No __ Deplh{lnctlea): 4 VMiand Hydrology Pnl8ent1 Yn__JL_ No __ 

Deserlbe Recortled Data (atream gauge, monitoring well, aerial phoiOII, pnwloUs lnaped!ona), If IM!llabl&: 

Remallcs: 

Weslem MOUillaln$, Valleya, and Coast - Vemlon 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-214 
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WETL.AND DE'I'ERMINATION DATA FORM-Western Mountains, Valleys, and Coast Region 

ProjaciiS!ts: Sa!her prpperty 

Appllcant/Ownlw Rl!tmgt at C<m.lll,l.l.C 

Sempllng Dala: 2·17·12 

Sampllno Pcln!:_llL-.--

IIIW.IIIIlgalol(a): _...Tgmww.O.Ialll'------------- Section, TOWilllhlp, Range: NE CU!I!!t!ltof S!CIIgn 4. TO'W!lllh!D 21S. Bange 5W 

Landform (hlllslope, terrace, ate.): hlll!;lmt loGilJ relief (concave, canwx, none): CO!lCiM! Slope ('llo): ~ 

Subl'eglon (l.RR): LRB A1Mt.BA 2 Lat 44,55!16Q3 Long: ·123.291236 Dalum: NAP gT 

Soli Map Unit Name: BiM111!Jw s!ltv claY loam. !l!!ll..f!gqded Q.3 pt!!'9!ltlt !11om NWI claaallk:alloi1: nom 
Ale c:llma!:lcl hydllllogk;condllklns on !hade tyfAcal farlhls lime ofyatlll? Yaa....L,. No __ (If no, explaln In Remarkll.) 

Ale Vegetation~ Soil___. 01' Hydrology __ slgnillc.an1ty dlatutbed? he "NCITTIIII Clttumsfancaa" present? Yes _L_ No __ 

Ale Vegetation___.... Soli___. 01' Hydrology __ nalulally problematlc? (If needed, eJCplaln any III1IIWI!nlln Rernartll.) 

SUMMARY OF FINDINGS - Attach atttt map showing sampling point locations, transects, Important features, etc. 
H)drophylk: Vegetation Praaent? Yes.A_ No __ 

H)dlfc Soli Praaent? Yes __ No_x__ Ia thll Sampled .AnNI 

Weiland Hydrology Praaent? Yes __ No_x__ within a Watland? Yes __ No...x_ 

Rema!tls: Rainfall has been fleshy aver the last couple of l'lllrilll. January waa125 peramt of 110f1'1181. Febtuluy has only been 44 percent of normal 
so fzlr. 

VEGETAllON- USG sclentlflc names of plants. 

Ita StiBium (Pfot size: :im 
1. 

2. 

3. 
4. 

; 

&mllnaiSh!ub Stratum (Plot alze: 

1. 
2. 

3. 

4. 

5. 

tim StiBium (Plot size: lm 
1. AloD6cunJs t:lt8fGnsf8 

2. /:ttpclch8frfs cadil?ata 
3. 
4. 

6. 

6. 

7. 

8. 

9. 

10. 

11. 

WS!2Six ~ il!Jillm {Plot elm: 

1. 

2. 

% Baru Ground In Helb Stratum 
Remarka; 
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Dominance Taat lltOiitlltleet: 

Number ar Damtnant spec1911 
That Are OBL, FACW, 01' FAC: 1 (A) 

Total Number of Dominant 
Species Ac:rosll/>& Strata: 1 (B) 

Percent of Dominant Specles 
That Are OBL, FAc:N, 01' FAC: l!!Q (AlB) 

Pntval8ncct Index~ 

I2ill ~Cover Qt M!!IIIRIX~ 
OBL 8poc:fes K1= 

FACWapedes x2 .. 

FACapedes K3• 

FACUapedes K4= 

UPLapedes xS= 

Column Totals: (A) (B) 

Prevalence lndiPI: = BIA = 
Hydrophyllc Vllglltatlon lndk:atora: 
_ 1 • Rapid Test far Hydmphyllc Vegelallan 

A.. 2- Oominanoll Testis >50% 
_ 3- Pfevalenc81ndex Is S3.01 

- 4- MorpholcglcaiAdaplatlans' [PrrMde ~ 
data In RematklJ 01' on a $8pllii'8ID sheet) 

_ 5 • Wellend Non-V88CIIfar Plantll' 
_ Problematic H)drophylk: Vegelallon1 (&plain) 
11ndlcatorll of hydric soH and welfand hydrology rrwat 
be present, unlaaa dlsll.ub$d or problemat!c. 

Hydropflytlc 
Vegetation 
P-t? Y118...!__ 

No __ 

Wfilem Mountains. Vallays. andCoasl-Verslan 2.0 
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SOIL 
Profile Deacrlptlon: (Dnc:ribe to the depth needed to~ the lnclk:ator or canflnn the ablance oflncllcatora.) 

Oeplh M8lrix ~Fealunla llnchuJ C!IJg[ lmollltl _L_ Co!crCmc!SIC _L_ ...Im!L OJdl!iL TI!X!ura Ramarka 

O::j4 3!lt:B~ __1!!L ------ silt loam 

l~1~ 2!1XB lll3 ....!mL.. ------ alii loam 

-- ------
-- ------
-- -------- -----
-- ------
-- ------trwe: O=Concetdratlon O=DaPiellon. RM=:Raduced Malrilc. CS=Covenld Or Coated Sand Grains. 'l..ocauon: Pl=Pom Unlna. M-Malrlx. 

Hydltc Solllndfcators: (Applicable to all L.RRII, unleH OlholwiM noted.) lndlc:atlm for Problelnalfc Hydric Solie•: 

- Hlslosol (A 1) _ Sandy Redox (SS) _ 2cmMuc:k(A10) 

- lilstic E'plpedm (A2) - S1rlpped Matrix (S8) - Red Ptnnt Material (TF2J 
_ B1adl Halle (AS) _ Leamy Mudty Mineral (F1) (axcept MLRA 1) _ VeryShallowDmk~{TF12) 

- Hydrogen Sulfide (M) - Loamy Gleyed Malrlx (F2) - Other (Expii!Jn In Remal11&) 
- Oeple1sd Beklw Dark Surfaca (A11) - Depleted Mall1x (F3) 
_ ThlcX Dark St.llface (A 12) - Redo~t Dattc &irfaca (F6) "'nddcakn of hydmphytlc vegelallon and 

- Sandy Mucky Mineral (S1) - Depleted Dmk SUrface (F7) welland hydrology must be pniS8IIf. 

Sandy Gleyvd Matrix (S4) Redox Oepf85lllons (F8) unless dlsluli:Mid Ot problemalk:.. 
~ L.a)w(lfpNHftt): 

Type: 
Depth (lrchea): Hydrfc SoU l'resllnt? Yea No_!__ 

Remarks: 

HYDROLOGY 
Walland HJidrolotY Indicators: 

PrimarY Indicators fl!l!nlmqm at D reoulnld; !ills llllltlllll~l Secondarv JndlcaiDnl !2 Ill: !!lSl!! llK\Illmd} 

- Sutfal:e Watef (A1) _ Wafer-stained L.eavv8 (89) (uc;ept _ Water-slalned l.eaYOS (89) (MLRA 1, Z. 
_ High WdBrTable (A2) IIILRA 1, Z. 4A, and 48) 4A,IIftd48) 

- Sa!uratbn (A3) _ SaltQnt(B11) _ Dralnaga Pallllma (810) 

_ Watet Mallis (81) - Aquatic lnvat1ebrabla (813) _ ~Water Tabla (C2) 

- Sedlment Oeposlla (82) _ HydrogenSulftdaOdar(C1) _ S8luratlon Vislble on Aarlallln8QEifY (C9) 

- Drill Oeposils (83) - Oxidized~ along LMng Rcot8 (C3) - Geomorphic Position (02) 
_ Algal Mat or Crust (84) - Pt88ence of Reduced Iron (C4) - Shallow AquHard (03) 

- Iron Deposits (85) - Recant Iron Reduetlon In Tilled Sols (C6) _ FAC-Neutral Test (D5) 

- SwtaceSoll Clac:b (86) _ Stunted or Slrsssed Plants (01) (l.RR A) _ Raised Ant Mounds (06) (LRR A) 

_ tnundallon Vi81b1e on Aarlaltmagery CBn - Olher (Explain In Remal11&) _ Frosl-Heave Hummocka COn 
Spanrely Vegetated Concave Surface (88) 

Fklld 
Surface Walar~ YBS -- No ..A_ Depth (lnc:has): 
WalllfTableP-n? Yu..!_ No __ Depth (lnc:has): j§ 

] =:::n ~frlnael Yes1L- No __ Deplh(lnc:hasJ: l:l Watland Hydrology Prllaont? Yea __ No~ 

Desl:rlbe Re!::orded Data (stream gauga, monlloring well, aerial pholos. prlii/IOUS ln8pedlons). If available: 

Remarlal: 

us Army Corps of~ Wes!em MO!IIIIalns, Vslleys,and Coast-Val'llon 2.0 
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WETLAND DETERMtNAnoN DATA FORM-Weatam Mountains, Valleya, and Coast Region 

ProjedfSita: Salb!!r frppedy 

~ Rs!J:J!Al at Cgm!l!i!!.LLC 

Sempl!ng Dale: 2·17·12 
sampling Polnt: _ _.10,.__ __ 

lnvestig.alor(s): -JJTQ!DiiW.JOHw:llll"------------- Seellon, TOWIIBh!p, Range: NE Quarter otSecllon 4, T<IW!Ilih!p 21S. Binge 5W 
l.androon (hillslope,lernlc&, 811:..): tpe at !!lppa Local ntfief (conc:ave, corMIX, none): gmcaya Slope (%): ~ 

SUIJteglcn (LRR): LBR AIM!.RA 2 Lat 44.559§10 Long: -123.291203 Dstum: tiAD 21 
Sol Map Unit Namo: 13iMbaw llillY cfay loam. !!ll!l:!!pq!qtl Q.3 IH!flj!lf!t a1oDe!.! NWI clas&l1lalllon: -wDOil8411L---

Ale climatic I hydrologic COI'1dltlons on fhe site typlc::Bl fur lhl8 time at year? Yes ..4_ No __ (Jf no, explain In Remadal.) 

Ale Vagelallon ~ Sol____. or H)tdrology __ algnlllcBn!1y dlstuibed? Ani "Nonnnll Cln:umslances" present? Yes -.2L_ No __ 

IW Vagelallon ___. SoB____. or HydiOiogy __ naluralty problematic? (If needed, explain any answensln Remadal.) 

SUMMARY OF FINDINGS- Attach site map showing eampllng point locations, transects, lmporiant futures, etc. 

Hydrophyl!c Vegetation ~ Yea-A_ No __ 

Hydric SoB~ Yes-A_ No __ Ia the Samplll!ll Arllll 

Wdand Hydrology Present? Yes.Jt._ No __ wlltlln • Wdllnd? Yn__J,_ ND __ 

Remetka: Rainfall hB8 been flashy owr lha last couple at months. January was 125 pen:ent cf normal. February has only been 44 peroent of nonna1 
so far. 

VEGETATION- Use scientific names of plants. 

Ir!!§!Mum (Plot &WI: ~ 
1. 
2. 

3. 
4. 

Sapllnp!Shom S!rlltiJm (Plot size: 

1. 

2. 

3. 
4. 

5. 

He!b S!mt!lm (Plot size: 'm 
1. Alooea!rus IJt'llf&nsls 

2. ltyDqchsttda t!!dlcafa 
3. Irllbllum f8D8II8 

4. 

s. 
6. 

7. 

8. 

9. 

10. 

11. 

W22lh!Ym Stmfu!D (Plot size: 

1. 

2. 

% Bare Ground In Helb Stratum 
Remarks: 

us !VmyCorp&of~ 
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Dominance Teat WOibhoeC: 

Number at Domlnanl Species 
That Ale OBl, FACW. or FAC: 1 (A) 

TQial Number cf Oomlnanl 
Species~ Nf Strala: 1 (B) 

Pen:ent at Dominant Species 
That Ale OSL. FACW, or FAC: jQ!l (AlB) • 

PnMI!Gttcelndex worbl'leet: 

IRIII ~ Cover 2t MuliiTJiv lr.G 
OBL&pedes x1= 
FACW&pedes X2" 
FAC&pedes x3= 

FACU&pedes X4• 
UPlspac!es x5= 
Column T4lals; (A) (B) 

f'nmllanca Index : 8/A .. 
Kydrophytlc Vagelatlon l!ndll:lllklns: 
_ 1 • Rapid T88t for Hydrophytlc Vegelllflon 

lL 2- Oomlnanca Tastls >50% 

- 3. PnMI!enoa Index Is $3.01 

_ 4 ·Morphological Adaplatlons' (Provide 81JA101llng 
data In Remarics or on a eeparata sheet) 

- 5. Wetland Non-Vaaeular Plan!s1 

_ Problematic Hydrophyllc Vegeta11on1 (Elq:llaln) 
11ndk:a!ors of hydric aoil and welland hydmlogy mU&l 
be~ unless dlstul'bed cr problematic. 

Hydtophytlc 
Vegstallon 
PrGaGnt? Yes_L No __ 

Westem Mountains. Valeyll, and Coast- Vanslon 2.0 
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SOIL Sampling Point 10 

Profile DMcrtptlon: (Descrltle to the depth lltl8ded to~ lila Indicator or confirm lila abaonce of lndlcatonl.) 
Deplh Matrix ~Eaeturas 
l,lnches} !:CRIQ[ (llllllldl ....,2L_ ColgrtmalitC _L_ ....:rm!_ :JlOQ{L Tplurp Ramallca 

Q:§ lllm:iil ...1QIL_ ------ e!ltloam 
§:l!l lQ:rB:iil ---- 2liXB~ -2!L ~ __,.__ lllllt!oam 

-- -----
-- -----
-- ------
-- ------
-- -----

] .lyypr. C=Concenlratlon. O=Oeo~ RM=Reduced Malrbc. ~ ~-;;;:;-Gmfns. 2Locallon: PL*f'ore Unlna. MooMalrfx. 
Hydric 8olllndlcaidoi'8: (Appllc:able to aH LRRa, unlaaa olllerwlae nolad.) lnclt::atonJ for Problematic Hydllo Solie•: 

- Hlslosoi(A1) - Sandy Radax (S5) _ 2c:mMuck(A1D) 

- Hlstlc Eplpedon (A2) - Slrlpped Mabtx (S8) - Red PllnJnt Malerial (TF2) 
_ BlackHlatic (AS) - ~ Mudcy Mineral (F1) (except MlRA 1} _ Very Shallow Dar1t Surface (TF12) 

- Hydrogen SUlfide (.M) - Loamy Gleyed Malrlx (F2) - Other (!xplaln In Remalb) 
l 

_ Deplefell Balow Dark Surface (A 11) - Oeplelad Malllx (F3) 
- ThlckDarkSUrface(A12) .X. Redox Da!k SUrface (F8) "'nddcaaors of hydrophylic vegel8Uon and 
- Sandy Nucky Mineral (S1) - Depleted 011111. Surface (F7) wetland hydrology must be presant, 

Sandy Gleyed Matrix ($4) Radax Oeplesslona (F8) unlesa dlslu!bed or proiJ(emallc. 

) 

J 
Realr1c:tive l.a)W(If ~: 

Type: 

Depth (Inches): Hydric 8oll PniMnt? v .. _x__ No 

Remarks: 

HYDROLOGY 
Weiand Hyllrology lndlcatons: 

Prlmarv lndlc:atarB !mlol!mlm m!XIII nM'lllfred; chedt 1!!111111 aoolvl Secondarv lndk:a!ms {i!lgc I1IID !l!$111ks!!ll 
- SUrface Wa1ur (A1) - Walar.atalnad Leave& (89) (except _ Wlllsr-stai\ed L81M18 (89) (MLRA 1, 2, 

.lL High Water Tablo (A2) IIILRA 1, :Z, 4A. and 48) 4A.and4B) 

.lL Saluraton (AS) - Sell Cnlllt (811) _ l:ln!lnllg!l Patlllma (810) 

_ Wetsr Marb (81) _ Aquallc lnvertebratell (B13) _ ~ WalwTablll (C2) 

- Sediment Oeposlls {B2) _ Hydrogen SUIIida Odor (C1) _ SaturBIIoo VIsible on Aerlallmage!y (C9) 

- Drift Oepoelt8 (113) - Olddlmd Rtlko$phel'tl8 along lMng Rools (C3) - Geomorphic Poslllcn (02) 
_ Algal Mat or CNst (84) _ Presenca at Reduced Iron (C4) - Shallow At!ullllld (03) 

- lion Depoelle (85) _ Recant Iron Reducllon In IDled Solis (CS) _ FAC-Neulrsl Test (05) 

- SUrface Soli CraduJ (88) _ Stunted or Sfr8S88d Planls (01) (lRR A) _ Rsls8d Ant Mounds (06) (LRR A) 

_ lnundallon VIsible on Aeriallmage!y (87) - Olher (!xplaln In Ral'nallal) _ Frost-H- Hummocb (07) 

_ Spar8ely Vegetated Concave Surfac:a (88) 

Field ObHrrallons: 
SUrface Wsttr Present? Yes_ No ..2L Depth (Inches): 

Wa18r Table P-m7 Y11-11..2L No __ Depth (Inches): l2 

=:"~frlnae) 
Yes_JL No __ Depth (Inches): i Wotland Hydrology Present? v .. _x_ No --

Describe Recorded Data (etream gauge, monitoring wall, aerial photos. prwJous lnspect!ons). If available: 

RamslkB; 

Weslem Mountains, Valleys, and Coaat -Version 2.0 

SATHER ANNEXATION 
(ANN12.Q0001/ ZDC12.QOOD1) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-218 



WETI.AND DETERMINATION DATA FORM-Wotem Mountains, Valleys, and Coat Region 

F'ro,leetiSIIe; Salbsrpmptrty City/County: CoryaB!aiBen!pn Sampling Dale: 2-17-12 

App!icant/Owner. Relr!!!j at Coryall!s. LLC Slate: OR 5ampllng Point-''-''---
IIM!dgalor(s~ Tqm OU Secllon, Township, Range: NE Qugr!ar of S!!c!!on 4 T9\!t!IU!h!o 218. Range SW 

landform (hlllslope,le!Ta(;e, 61C.): !Q& ofa!oDII L.ocall'lllklf (COI'I<:IMt, convex. nane): li9!!ClMt Slope{%): _a_ 
Subregion (LRR); lRR NM!.BA 2 Let: 44.5601!l0 Long: -123,291572 Datum: NAO 27 
Sell Map Unit Name: BIMilll1ly silly clay loam, !'!9!!=l!ood!!d. Q.31l!l!'C!!!lt !!lqm NWI dall8lllcallcn: 1J01J1 

Alii et1mat1c I hydrolcglc condftlons on thll 81111 typlclll ror tis lime of year? Yes _x_ No __ (lr no, explain In Remalks.) 

he Vegetation____, Sol____. or Hydtology __ nalul'ally problemllllc? (If Mllded, explain lll'IY 8l'l&Will'81n Remarlal.) 

SUMMARY OF FINDINGS- Attach slta map showing sampling point locations, transects, Important features., etc. 
Hydrophyllc Vegetation F're$ent? Yes.JL_ No __ 

Hydrie Soil Pmsanl? Yea __ No_2L_ Ia the Sampled Area 

Wetland Hydrology Pl8SIIIrt? Yea __ No_L_ within a Wlltlllml? Yaa_ No..JL_ 

Rematfas: Rainfall has been llashy ai8T thll last couple of I'IICI'Itils. January - 125 percent of normal. Febtuaty has only been 44 percent of normal 
aofar. 

VEGETATION- Usa scientific names of plants, 

Tf1l!l! S!mtum (Plot size: ~ 
1. 

2. 
3. 
4. 

SapllnoiShrub S!ritl!m • (Plot size: 

1. 

2. 

s. 
4. 

5. 

He!bS!mfum (Plat elza: 1m 

1. AloDecurus DI'Btenllli 

2. Vkia hln!yta 

3. 

4. 
5. 

8. 

7. 

a 
9. 

10. 

11. 

~~!!Stratum (Plot size: 

1. 
2. 

% BanJ Ground In Herb Sttab.m 
Remadas: 

us Army COrps of Englnesra 
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llomlnanc:e TIISt ~ 

Number of Dominant Spet;le8 
That 1w OBL, FACW, or FAC: 1 (A) 

Tolal Number of Dominant 
Specfes ~AI Stmla: 1 (B) 

Percent of Dcmlnant Spet;le8 
That Alii 08l, FACW, or FAC: 1112 (JVB) 

Pnmlloncelndu:~ 

I21!!1 211 Cover !!t Mulllohlll:t; 
OBLIIj)eC!es X1"' 

FM:# llf)lldes x2= 
FAC llf)lldes x3= 
FACUspedes x4• 
UPLspedes x5• 
Column Tolals: (A) (B) 

Ptevalence Index = 8/A. = 
Hydrophytfc VegeCat~on ~ 

_ 1 - Rapld T88t forH)"ttmphytte Vegeldon 

...2L 2- 0om1nance Test Is >50% 

- 3 - PnJvalance Index Is :!3.0' 

- 4 - MolphoJoglcal Aclaplalfon&' (Piowlde &uppolting 
data In Remarlal or on a separate sheet) 

_ 5- Welland Non-Vaacular Plants' 

_ Problemallc HydiCphytlc Vege!allon 1 {EIIplaln) 

'lndlcatora of hydric aolllil!ld wetland hydrology mwt 
be pJ'Ill'lllllt, unlella cllsllllbed or problemetfc. 

Hydrophytfc 
Vogetat!on 
Pnlsent? Yaa_J__ No __ 
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SOIL Sampling Paint: 11 

Profile DHcrtptlon: (Oaactlbe to the dep!IIIIMdecl to doculnent the Indicator or eonflrm the abeam::o of lndk:atora.) 

Deplh Matrix ~feodul'l!lll 
llnd!e&} Cclcr (moist\ _!a_ COiii <iriOiiltC ....1-. ..!YIIL ::::L!iL T!!lXbq Remarks 

R:.:ll jfltB~ _jJL_ ----- sill loam 

-- -----
- -----
-- ---
-- ----
-- ---
-- -----
-- ---1Twe: C=Concentral!on RM=Raduced Matrix. CS=Covered or Coaled Sand Gralnll. 'locetlon: PL=Poo.l Unlna. M=Malrlx. 

Hydric Solllmtlcatan: (Appllc:abla to aU LRRD, unleA otharwllla notacL) lndlcatora far Prablematlc H)ldrlc aooa•: 
- Hl8tosol (A1) - Sandy Rlldox (S5) _ 2 em Muck (A10) 
_Hidc~(A2) - Slrlpped Matrix ($6) - Red Panmt Malarial (TF2) 
_ Black H!sllc (A3) _ Leamy Mucky Mlnaral (F1) (Glll:apt MLRA 1) _ Very~ Dalk Surfllca (TF12) 
_ Hydrogen Sulllda (A4) - Loamy Glayad Matrix (F2) _ Olher (Expl&ln In Rematll:s) 
_ Oeple1ed Below Darll Swfaca (A 11) - Dapleled Matrix (F3) 
- Thick 01111c SWfsce (A12) - Redox Da!k Surfaca (F6) indlca!crs of~ vegelallon and 
_ Sandy Mucky MlnenJI (S1) - Depleled Dark Surfaca (F1) wetland hydrology must be~ 
Sandy~ Matrix (S4) Rlldox Depressions {F&) unle$5 dlslulbecl or pmblamallc. 

RestnciiYa Layar (If prHIIIflt}: 

Type: 

Depth (Inches); Hydric Soli Pnl8ant? Yea No_JL_ 

Remarl<a: 
-

] HYDROLOGY 
Wetland Hydrology lndlcatora: 

Pr1malv lllllltalals {minimum !lfsmt maulred· check lll!!hiSGIIM SecondarY lndk:alonl (2 !l.t imra reaui!lld} 

-I 

J 
- Surfaca water (A1) _ Walsr-slalnecl Lea- (BS) (ucapt _ Water-Stained Le&VM (89) (IILRA 1, 2, 
_ High W818rTallle (A2) MLRA 1, 2, 4A, and 48) 4A,and4B) 

- Saluratlon (A3) - Sa1Cniiii(B11) _ Ol"lllmtge Pallsma (810) 

_ WaiSrMarks (81) _ Aquallc Invertebrates (B13) _ Dry-Seaeon Walar Table (C2) 

- Sediment Oeposll8 (82) _ HytJtogen Sulfide Odor (C1) _ Saluralion Vlt.lble on Aetlallmagaly (CS) 

- OrfflOepoalls (83) - OXIdlzad ~along lMng Roots (C3) - Geclmotphlc Poeltlon (02) 
_ Algal Mal or CMit (84) _ Presence or Reduced tron (C4) - Sl\allaw Aqultan:l (03) 
_ Iron Deposita (85) - Recent Iron Rec1lcUon In Tilled Solis (C6) _ FAC-NeulraiTaat{DS) 
_ Surface Sol Claclal (88) _ Sluntad orSinassad Plants (01) (LRR A) - Raised Ani Mounds (06) (LRR A) 
_ Inundation VIsible on Aallallmagely (87) - Oilier (Expl&ln In Remarks) _ Frwt-Heave Hummocks (07) 

'1 

J 
SparselyVegatated Concave Surface (88) 

Field Obllerwdlone: 
Surfaca Water Present? Vee __ No .JL_ Oeplh (lnchaa): 

Wa!Br Tabla P.-nl? Yea...!.,._ No __ Oeplh (lnc:has): lll 

Saturation ~ f11nga) 
Yes .JL_ No __ Deplh (lndlaa): 311 Wetland Hydrology Pnl8ant? Yea __ No_!__ 

llndudllll caolllarY. 
Desa1be Racorded 0e1a (slream gauge, monllor1ng well, aerial pllolos, previous lm!pedlons). If avalable: 

Rematka: 

Western Mounlalml, Vallays, and Coast-Venslon 2.0 
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WE'TL.AND DETERMINATION DATA FORM-Western Mountains, Valleys, and Coast Region 

Project.lSIIe: Sdw Property ~Dale: 2·11·12 

Appllcant/ONner. Be!rgat at Cor,:olis. U.C Sblt9: OR Sampling Point _....12..__ __ 

lnve&tlgelol'(s): ._~;TQ!Dww..Oe!l~a~~~~-.-___________ Sedlon, TOWifGhlp, Range: NE 0ua:rttr of Sec!!on 4. TOWI'I!Ihlp 215. BlJnop 5W 

Lanclfcrm (hlllslope, terrace, etc.): !pi! of !!lope Loc:al relief (concaw, oonvex, none): !XlflC!Ml Slope (%):,.,.UL_ 

SuQreglon (I..RR): LBBNMlBA2 Lat: 44.5C!020] Long: ·123,291551 Datum: NAD27 

Soli Map Unit Nl111111: Baysllmy !!llty clay loam. ll9!l=ll9oded. ().3 Q!!!'P!!!!1 "'noM NWI classlllcallon: -~.~~non411Z.t ---
Art dlmallc: I h)dnlloglc c:onditlons on llle sltll typlc:al for !hill lime of yeet? Yes ..,A_ No __ (If no, explain In Rtmarlal.) 

Are "Normal Cltcumatsnces" prastnt? Yes .lL.. No __ 

Ate Vegeta!ion____, Soli_____. orHydil)logy __ lllilll.n'dyproblttmllic? (lfnteded, explain any -In Remalb.) 

SUMMARY OF FINDINGS - Attach alto map ahowlng sampling point locatJons, transects, Important features, etc. 

Hydraphyllc Vegeta!ion Present? Yes ..,A__ No __ 

Hydric SoB~ Ya..,A__ No __ .. the Sampfed Anla 

Walland Hydrology Present? Yea ..x.._ No __ witflln Ill Wetland? Yas-lS,__ No __ 

RGmati<s: Rainfall hall been ftllllhy ovtr llle last couple of month$. JanueJy- 125 pen:ent of nonnaL February hall only bean 44 peroent of normal 
eo far. 

VEGETATION- Uaa sclenttftc names of plants.. 

T!J!l Slrstum (Piotslzt: ~ 
1. 
2. 

3. 
4. 

Stt!l!n9ISbrub Stm1um (Plot alze: 

1. 
2. 

3. 

4. 
5. 

He!b Stratum (Plot size: 1m 

1. AloDscunJs DI'IJtumlll 

2. tfrppchalirls t!!dlctda 
3. lt'.llifthlrsuts 

4. 
5. 

8. 

7. 

B. 

9. 

10. 

11. 

~~Stratm\ (PlotsiZB: 

1. 

2. 

% Bale Ground In Herb Stratum 

Remarks: 

us Nrrr{ Corps of Engineels 
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(ANN12-00001/ ZDC12-00001) 
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Absolute Eloi008nt lndlc:afQr 
) ~~...§t111L 

------------------------------------
3m ) 

---=Total Cover 

---------------------------
------------------
---"Total Cover 

) 

.JML_ -DL---

.JL_ -1111..---
-L- -1111..---

---------
---------
-------------------------
-------
---------
---------
_jl!l_ =Total Cover 

~ ) 

---------
---------
---"Total CoYer 

jg 

Domln1111C8 Teat W'CII'kahGet: 
Number of Oomlnat'lt Speclaa 
That Ate Ofll, FAr::rN, or FAC: 1 (A) 

Total Nl.llllb&r of Dominant 
Sped6ll Across A8 Stnlla: 1 (B) 

Perl:ent of Dominant Speclaa 
That Are 081., FACN, Ill' FAC: Ul!l (A/9) 

Pnwal4noe Index~ 

Iota! % Coyer of; Multip!v by; 

OBL spaclri$ ;~~1= 

FACW species ll2= 

FACepedaa ;~~3= 

FACti epedes ;~~4= 

UPL spec:les ;~~5z 

Column Total&: (A) (B) 

Prevalllnce lnd!llt ,. BIA = 
Hydrophytlc Veptatlon fn41c:atonl: 
_ 1 • Rapid Test for liydropllytlc Vsgtta!!on 

A., 2 • Oomtnance Test Is >50% 

- 3- PrevaiBnce lnd!llt Is :53.0
1 

- 4 - Mo!phologlcal Adaptations' (Provide supporting 
data In Rllnlafks Ill' on a stptll'llte 8hast) 

_ 5 - Wlll!and Non..Va.ecular Planla' 

- Problematk: Hydrophy11c VegetallcJn 1 (Explain) 
1lnr;llca!Drs of hydltc: ao8 BJ1Cl wulland hydrology must 
bt present. untass disllllbed Ill' probltmallc. 

Kydi'Oflh7tlc: 
Veptatlon 
Pl'llll8ftt? Yn._A_ No __ 

Weslem Moonlalns, Valleys, and Coast-Vemlon 2.0 
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SOIL Sampling Pclnt: 12 

Profl14l Delcrlpllon: (o.scrtlle to tho dapth netlded to document tho Indicator or conflnn tho abeeMe of lnclll:atot8.} 

Depll! Malrix m;;;;\1"""" Eea1ures 
llnclms) ~lmolat} _L_ Co!ortmiiiSiC _L_ ~ :lliL Tg!unt Rema!l!!l 
!l::!! jlr£B~ .JQ!L ------ 8111 loam 
!l:lll llr!B~ JilL_ 25XBMI _jL_ -"--- .J:4__ 81111pam 

-- ------
-- ------
-- ------
-- -----
-- ------
-- -----'lYDa: OoConcenlrallon RM=Reduc:ed MaUix. CS=Covered or Colilllld Sand Grains. "locatton: PL=Ponl Llnlna. M=Mabbc. 

Hydric 8oU lndlcalonl: (Appi1cllble to ell LRRe, ""*- aftlenvllle nowd.) lndlcatonl for Probklmatlc Hydric Solta•: 
_ Hlalosoi(A1) - Sandy Redox (86) _ 2crnMudt(A10) 
_ Hlsllc Eplpedan (A2) -Stripped Malrbc(S6) - Red Parent Material (TF2) 
_ BlackHlsllc(A3) - Loamy Mucky Mineral (F1) (exceptllll.RA 1) - VeryShallowDatk SUrface (TF12) 
_ H)'d!Ogen SUIIIde (M) _ Loamy Gleyed Malrbc (F2) - Other (Elq:Jiailln Remarks) 
- OeplaiBd Be'- Dark SUrface (A11) - Deplated Ma1rbi: (F3) 
- Thli:K Dark Surface (A12) lL Redox Dalft Sulfaca (F8) "1nddeaacn of hydrcphyllo vegelatlon end 
_ Sandy Nudly Mlnenll (S1) _ Oepleled Dark SUrface (F7) welland hydrology IJIII8l be pnl88lll, 
_ Sandy Gleyed Ma1rlx (S4) Redox~(F8) unfEm dislurbed or problema1le. 
Restl1ctMI Layer (If piiMGI'It): 

Type: 
Depth (Inches): Hydric SDIJ Pl"llll8nt? Yea_lL_ No 

Remadls; 

HYDROLOGY 
Wetland Hy!lrotogy lndle$t0ra: 

Plfmary lndlcatl:n rm1n1mum m sm1 I'IKllllred; check 111 Ibm IIISllxl Secondsrv lndlcatonl (2 !I[ lll!lm I1ICUinldl 

- SurfaceWBiar(A1) _ Wa!ar-Sialned L9i11Ve$ (B9) (except _ Watur-stalned Leaves (98) (MLRA 1, 2, 
_ High WaiBr"Table (A2) MLRA 1, 2, 4A, and 48) 4A,and48) 
lL Saluta!bn (A3) - SsltC!ust(B11) - Drainage~ (910) 
_ W8!sr Malb (B1) _ Aquatic: lnvertebnltas (B13) _ Dry-Season Water Table (C2) 

- Sediment Deposita (B2) _ Hydrogen Sulfide Odor (C1) _ Saturellon VIsible on Aellallmagery (C9) 

- Dllft Depoells (93) _ Oxidized~ along LMng Roots (C3) _ Geomorphic Position (02) 

_ Algal Mat or Clust (B4) - PmenCI8 of Reduc:ed Iron (C4) _ Shallow Aqullsnl (03) 

_ Iron Oepclsll8 (95) _ Recent Iron Reduction In l1lled Solla (C8) _ FAC-Heulnll Teet (OS) 
_ SU!faca Sail Clat:ks (BS) _ Stuntad or Stressed Planl:ll (01) (LRR A) _ Raised Ant Molmda (08) (LRR A) 

_ lnundalbn VIsible on A8ltallmagery (97) - Other (Explain In Remarks) _ Frost-Heave Hummocks (07) 

Spareely Vegela!ed Concllve SUrface (BS) 

Field 

Sulfaca Water~ Yea __ No _x_ Deplt1 (Inches): 

WetsrTable Pment? Yea .lL... No __ Depll! (Indies): j~ 

Sa1umllon ~ Yea .A_ No __ Depth (lnchea); jj Wettend Hydrology PnH111nt? Yea_lL__ No __ 
(lndudes 
Oe$cribe R-oed Data (stream gauge, rnonlll)ring well,lllllial photoa, previous lnspedlons}. If available: 

Remarlca: 

us Amr1 Corps at Englrten Western Mounlalna, Valley&, end Coast -Version 2.0 
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WETLAND DETERMINATION DATA FORM- Western Mountains, Valleys, and Cent Region 

ProjeciiSIIe: §dmr pmperty 

Applicant/Owner: 8!ttmat at Coiyalk. LLC 

Sampling Data: 2=17-12 

~9~~13~----

lnvastlgafm(s): Tom Q!l!! Sedlon, Townahlp, Range: NE Quw1l!r of Sec!lon 4. IOW!llb!p 21S. Rlmgp 5W 

l.andfotm (hihlope. tanace, etc.): toe of g!Qpe Local relluf (coneave, CDt'MIX, none}: CO!l9!MI Slope(%}: ...DL_ 

sutlnlgk.ln (LRR): LBB AlMl& 2 Lilt 44.56Q341 l.ol1g: ·123.292223 Da1wn: NAP 27 

Soli Map Unit Nome: Blwh!IW silly clay Joam, non-!laoded ().3 petC!!!1! !!lopes NWI classlllcallon: ncne 
Iva cllmaflc I h)dralagic condlllon8 on the llfta typical for this time of )UI'? Yes _x_ No __ (II no. 8)qllaln In Bemel'kll.) 

Iva V~ _ll_. Soll.x.__. or Hydrolcgy __ slgnlllcanlly dlsludled? Iva "Normal Cll'Q.Ill'llllanc present? Yea_ No _x_ 
Iva Vegeb:rtlon_. Soil_ or Hydrolcgy __ nalurally problematlc7 (If needed, QlCPialn any lii'ISWIM'IIIn Remrllks.) 

SUMMARY OF FINDINGS- Attach alte map showing sampling point locatlona, tnmsecte,lmportant featuru, etc. 

Hydtophyllc Vegatat~on Preaent? Yea_x_ No __ 

Hydric Soli Preaent? Yea __ No.....lL_ lrlltla hmpled Arua 

Walland Hydrology Present? Yea __ No.....A,_ w1t1t1n. wetland? Vee_ No....J__ 

Remarks: Ralnfal has been ftashy over the last couple of monlbs. January was125 pqn::oot of normaL Februaty hes ooly bean 44 percent of normal 
110 fltt. 

Soft has been rec:enlly tined. Vegelatlon Ia sparse ancllhe 1100 profile Is clls1urbed to Gboul20 ~riches. 

VEGETATION- Usa sdantfflc names of plants. 

liD Slrlllum (Plot aim: 5m 

1. 

2. 

3. 

4. 

• §gollnaiSh!J& Stratum (Pbtalm: 

1. 

2. 

3. 

4. 

5. 

Hem Slrlllum (Plot llize: 1m 

1. Aloo!!qyma tiii'Rt8I!Bis 

2. 

3. 
4. 
5. 

6. 

1. 

6. 

9. 

10. 

11. 

Yl~~!ilm!!lm (Plot slzs: 

1. 

2. 

% Bare Ground In Hem S1ratum 
Bsmsrks: 
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AbiiOiu1e Oomfnllllt lndlce1or 
} ~~~ 

-------------------------
-------

:1m ) 
_=TOO!! Cover 

---------------------------
---------
---------

) 
_ •Ictal Cover 

~ ...m__ .fi:IJYL 

-------------------------------------
-------
---------
-------------------------
---------
...s.._., Total Cover 

~ ) 

-----------------
---=Total Cower 

Ill 

Dominance Teat workaheat: 
Number of Oornlnant Spedea 
That Iva OBl., FACN, or FAC: 1 (A) 

Iolul Number of 0om1n1.1nt 
Spedea Aao&a AI Simla: 1 (B) 

Peroent of Oondnant Species 
lhatlveOBl.,FACN, orFAC: 122 (AlB) 

Pnwalllncelndox~ 

rmm ~ eover m; MY!I!Illx~ 
OBLspeciea x1= 

FACN&pedee x2• 

FAC&pedee x3a 

FACU&pedee x4= 

UPL. speclas x5= 

Column Totals: (A) (B) 

Prwalern;a lndmc = BIA = 
Hydrophytk: Vegetation lftdfcatonJ: 

_ 1· Rapid Teat 1\:JrH~ Vegetallon 

,X. 2 • DominllncG Test Is >50% 
_ 3 • Pre\lalance Index Is S3.01 

- 4- MorphologlclliAdeptatlons1 (Provide l!llppOitlng 
data In Remarflll or on a separale shea!) 

_ 5 • WeUand NorrV811CUlar l"'anti1 

- Problematk: ~ Vegetallon' (Explain) 
1lndlcatonl of hydric soli and Wlllland hydrology must 
be ~ ll!\6e$$ dlstutbed or problametic. 

Hydlophyttc 
Ytllptdon 
Pnlllent? vee_x__ No __ 

Western JAounlalns, Valleys. and Cosat- Verskm 2.0 
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SOIL 
Profile Deectfpli1111: (Describe to tile depth IIMded to document tile lmllcator Clf' c:onftrm tile absllnl:e d/lndlcaton.) 
Depth Mal!bl: F flllltunla 
{Inches\ CSI!ll.l: IID!ll!dl --'1- Co!Qrtmo!8tC --'1- ..Imt!.. :GilL Tllllt!!rJ Ramaiits 

2:1§ ~gXBi2 _1li!L ------ !!!It loam 

-- ------
-- -----
-- ------
-- -----
-- ------- -------- -----

'Twa:~ RM-Reduced Matrix. CS=CoYered or Coated Sand Grulne. "Locaalon: PI.=Por& Unlna. ~ 
Hydric lolllndlcetora: (Applicable to all lARa, unleBs olhwwlaa noled.) ~for Prrllllamatfc H,il: lolls": 

- Hl8loaol (A 1} - Sandy Redox (S5) _ 2 em Muck (A10} 

- Hlatlc Eplpedon (A2) - Stripped Matrix (S6} - Red Patent Malsllal (TF2} 
- Black !We (A3} _Loamy Mucky Mlnel8l (F1} {except IIILRA 1} _ Very S1!a11ow Dark Surface (TF12} 
_ Hydrogen Sulfide (M.} - Loamy Gl8yed Matrix (F2} - Olhllr (Explain In Rematka} 
_ Deplelecl Beklw OalltSLI!face (A.11} - Depleled Matrix {F3} 
_ ThkX DaJic Surface (A12} - Redox Dark SUrface (F6) .Indicators of hydrophyllc vegetation and 
_ sandy Mucky Mineral (81) _ Deple!ed Dallt Sudaca (F7) wallantl hydrology II1Ullt be J1181Mlnt. 
_ Sandy G~ Malrbl: (84) Redox Oepnilsslons (FS) unlNa t:llsluriMid or proi:JI4Imallc. 
Reldrlctlvo L4yef (If~: 

l)<pe: 

Depth~}: Hydrfc Soli PniHnt? Yaa No..L_ 

Remarks: Soil has been lllled/Non-bydllcdalennlnaUon based en lack of wetland hydrology and 11881byfllfanlncasll& (SP11 and 12)COI1dillon$ 

. 

HYDROLOGY 
w.tlllnd Hytlrolooy lndlc:atonl: 

Primalv ltmtll!!!:!l (minimum sz! Rl.l!l maulrad; dledc: lllllllll aoolvl Seoondarv lndlcalom {2 !!( liiSil1l maulradl 
_ SUrfaceWatar(A1} - Wal&r-stalnlld l.aaY8a (B9} (except _ Water-Stained Leaves (89} (lllRA 1, 2, 

_ High Water Table (A2} MLRA 1, 2, 4A, and 4B) 4A, l!nd4B} 

- Saturatbn (A3) - salt Oust (811} - OnllnaglJ Patterns (810} 
_ Watar Narila (81} _ Aquatic lnvertebnl!es (B13) _ Cry-Season waterTIIbla (C2} 

- Sedmant Oapoalls (82} - Hydrcgtln Sulllde Odor (C1} _ Salurallon Vlslbls en Aerlallnmgery (C9} 

- Drift Oeposlts (B3) _ Oxldfz8d ~along Living Rcabs (C3} _ Geornotphle Poslflcn (02} 

_ Algal Mat or CrUIII (94} - Pnlsllnco of Reduced Iron (C4) _ Shallow Aqllllmd (03} 

- Iron Deposlls (85} - Recant Iron Reduction In Tllllld Soils (C6} _ FAC-Heulral Tllllt (D5} 

- Surface Soli Cracks (88) _ Slu'rtl!d or Slresslld Planls (01} (LRR A) - Raised Ant Mol.!ndll (06} (lRR A) 
_ lnunclation VIsible on AerlaJ!Imagery (87) - Other (Explain 111 Remlt!ks} _ F~ HUIIII'Illldal (07} 

Speruly Vegellmld Concavtl SUlface (811} 

fWd 

Surfaca Watar ~ Yea __ No ....2L Depth (Inches}: 

WalsrTIIbleP--o Yaa.Jt_ No __ Depth (Inches}: l§ 

=::' PllaSIII'It? 
Ya.Jt_ No __ Oeplh(lnclla): lli Wetland Hydrology Present? vn __ No.JL_ 

Describe Rec::otded Dais (llltaan gauge,IIIOI'I!toring well, awlal pholoa, preYioua }. If available: 

Remarkll: 

Weahlm MOU1Itlllml, Valleys. and Coast- Version 2.0 
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WETLAND DETERMINATION DATA FORM- Weawm Mountains, Valleys, and Coast Region 

Projac:t/Site: Sa!ber Pmpruty 

Appacant.IOwner Retm!!t at Cooo!!l!!!· LLC 

Sampling Date: 2·17·12 

~~--~14~----

lnvesllgator(s): -l.iTOfDIIW.iDM~.:a'------------- Sed!on, Towrwlllp, RanQe: NE O!lar!!lr of S!!qt!on 4, Tqwnsb!p 218. Banos 5W 
landform (hlllalope,llr!maeo, ate.): IDt oh!ope Local relief (com::ave, convax, none): liO!lcay& Slopo (%): -UL._ 
Subregion (LRR): -h!LR:w:R).£AIM!..BA:~~~~~~o!XIuli2 _______ l.at 44 5lj0354 Long: -123.292216 Datum: NAP 27 
Soli Map Unit Nmns: 8aysbaw !!l!v day !pam, !lQ!l=flooded. Q:3 pen;ent !!lope!! NWI claslllfk:al!on ...u!!91l!.am.---

/W cllmallc I hydrologic condlllon8 on !he IIIIa typical for lhla tlme or~ Yes _x_ No __ (If no, &lCpiBin In Remarks.) 

IW Vegalatlon 2-Soi-2L...,. at Hydrology __ algnlllcanlly dl$lulbed? IW "Normal Cll'cumlllancel present? YIIS __ No ..,2l__ 

/WV~~Soll_,.atli)'tlrology __ nsfllrallyproblemstlc? (lfneeded,&lCplainllll)'~lnRemsrla!l.) 

SUMMARY OF FINDINGS- Attach alte map showing sampling point locations, transects, Important features, etc. 

~ Vegelatlon l'rlllilel1t? YIIS..,X_ No __ 

Hydrlc Sol P..-t? Yes..,X_ No __ Is the Sampled Area 

Weiland Hydrology Pnilsent? YIIS..x._ No __ wilt! In. Wetland? Yes_!._ No_ 

RBI'Illllka: Rainfall has been flashy over the last couple of monthll. January- 125 percent of normal. February hss only been 44 percent of normal 
so far. 
Sell has been I9C8Ilfly tilled. Vegetation Is llpar&e and the soil profile Is distultK!d to about 20 Inches. 

VEGETAllON- Use sdentJflc names of plants. 

IIH Slral:um (Plgtslze: §m 

1. 

2. 

3. 

4. -
&mllnaiShrub Stra1um (Plot size: 

1. 

2. 

3. 

4. 
5. 

Hed?Stmtum (Plot alze: 1m 

1. ~111'11f811818 

2. 

3. 

4. 
5. 
8. 

7. 

8. 

9. 

10. 

11. 

Wood'/~ stmtum (Piolslze: 

1. 

2. 

'II. Bate Ground In HGib Slnltum 

Remsdaa: 
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Absolute Dominant Indicator 
) ~~....§!D!IL 

------------------------------
3m ) 

___ =Total Covfr 

---------
---------
---------
---------
---------

) 
_ =Tolal Cover 

...JKL_ ...m._ fl:&YL 

---------
---------
-------------------------
---------
---------
-------
---------
-------

181 " Total Cover 
ilm ) 

----------------___ =Total Cover 

Iii! 

Dominance TIISt 'IJ!IOiicsheat: 
Number of Oomlnant Species 
That 1w OBL, FACW, or FAC: 1 (A) 

Total NIJI'flbGr of Dominant 
SpeclesAtlrosa All Sfmta: 1 {B) 

Pen:ent of Dominant Spllcles 
1hst Am OBL, F/JCW, ar FAC: l!J! (AlB) 

PI'OWionce IndeX~ 

I1!11121 Cover !2t Mull!lllv~ 

OBL &pee!IIS X1= 

FACW &pee!IIS x2a 
Fl>£ &pee!IIS x3a 

FACU &pee!IIS x4,. 

UPL &pee!IIS x5= 
COlumn Tolals: (1\) (B) 

Prevalence lndmc .. BIA. • 
Hydrophytlc Vegetation lntllcstorB: 

_ 1 - R8pld Test fQr Hydlophyllc Vegetation 

lL 2- Domlnsm:e Test Is >50% 
_ 3- Prevalence Index Is :!3.01 

- 4- MorphologlceiAdaptldlona' (Proo,1de ~ 
data In RernaricB or on a sspamte st.et) 

_ 5 ·Wetland Non-Vascular Plsnla' 

_ Problematic Hydlophyllc Vegetation 1 (Explain) 

'Indicators of hydrlc soli and wullsnd hydrology must 
be present, unlllsa distultKJd or prcblemallc. 

H)'dropttytic 
Vegetation 
PniHnt? Yn_lL_ No --

Western Mounlaln8, Valleya, and Coast-V&l'lllon 2.0 



SOIL Sampllng Point• 14 

Pn:lllle Descripllon: (Describe to the depth needed w ~the lndlcalor or confirm the ablenc:e of lndlcatora.) 

Depth Malrlx Redox Eeaturas 
llnchul !:i:Qig[fmolstl _jL_ Color !molatl _jL_ ..I:d!L :tOil!L Jgjunl Remarlca 

11::4 l!MUI.Z J!I!L_ ------ 811tlgmn 

~II l!lm~ ...1!liL ------ !!!It !gam 

-- ----
-- ----
-- ------ ------
-- ------
-- ------

"T-: O=Conc:enlraUon 0 RM=Reducecl Matrix. CS=Covenld or CcatGd Sand Grains. \.ocation: Pl. =Pore Unlna. M=Ma!lfx. 
Hydric Solllndlcatonl: (Applicable w all LRRa, un1aaa otherWise noted.} lndlcetor8 for Problemlltlc ~ Solta": 

- Hlsloecl (A1) _ Sandy Redox (SS) - 2c:mMuck(A10} 
- Hlalk: Eplpadon (A2) - Stripped Mll1rtr (58) - Red Parent Material (TF2) 
_ Black Hlatic (A3) _ Loamy Mucky Mineral (F1) (except MLRA 1) - Very Sl!allcNt Oal1t Surfaca (TF 12) 
_ Hydn:lgen SUiftde (M) - Loamy Gleyed Matrix (F2) .A Olhllr (EXplatn In Remallcs) 
- Depletad Below Olllk Surface (A11) - Deplatad Matrix (F3) 

J - Thick Dartc Surfaca (A12) _ RedoX Oal1t Su!faoa (F6) "lndk:afl:lla of hydn:lphyllc vegetation lllld 
_ Sandy Nucky Mlnen1l (S1) _ Oepllllsd Olllk Surface (F7) W$lland hydldogy nwsl be~ 

Sandy Gleyed Matrix (S4) Redox~(F6} lll'lleea <lillllllbed Of problameflc. 

Rastrlctlva Layer (If~: 
Type; 

Depth (lnctle8): Hydric Soli Pnlnnt1 Yas_A_ No 

Remlllks: Hydrophytlc vegetaUon and welland hydrology ant preaGill The soli hal been recenfly tilled and reliable lndlcGtors of ¥ric eoll8 haw 
been ellmlnaled. The Sample Point Ia e1 tha toe of a slope In a valley bottom. SP 12. abollt 100 fast to lhe aut, Ia locatBd at apprcldmal8ly lha aame 
elevation and exhlblla hydl1c solllndlcatcnl. 

] HYDROLOGY 
Wetland Hydrology llndlcatonl: 

PrimarY ~td!ealonl lmlnlmu!Jl !2t!!D!'! reaulred; chedc: lllllll aDDM Seoondm 1nc11ca1on1 !2 QJ: IJI.I!1ll maulradl 
_ SUrraceWaler(A1) _ Water-stained Leaves (B9) (ucapt _ Wlller-S1afned Leaves (B9) (MLRA 1, 2, 

.X. High Wsler Table (A2) Ml..AA 1, 2, 4A, and 48) 4A,and48) 

., 
! 

J 
.X. Salundlcn (A3) _ SeltCrust(B11) _ Olalnage Patt.ema (B10) 

_ Weier Mma (81) _ Aquallclnwlltsbrates (B13) _ Dly-Season watar Table (C2) 

- Sedlmellt Deposlls (B2) _ Hydrogen SUiftde Odot (C1) _ Saturation Vllllble on Aerial Imagery (C9) 

- Drift lleilaslla (B3) - Olddlzsd Rhlmapheres along LMng Roola (C3) - Geomorphic PCIIItlcn (02) 
_ Algal Milt or Crust (84) _ Presence of Reduced Iron (C4) - Shallow AquHIIId (03) 
_ Iron DepcGIIB (B5) - Racant ll'on Rflducllon In 1'1l!lld Solla {C8) _F~Test(05) 

- SUrrace Soil Cracks {B6) _ StuniBd or Slres8ed Plants {01){1.RRA) _ Ralaad Ant Maunda (08) (lRR A) 

_ II"'IJJldallon Vl8lbl8 on Aeriall~~~~~ge~y {B7) - Other {Explain In Ramlllks) _ Froat-}11118\'11 Hummoc:las (07) 

_ Sparsely Vegetated concave Swface (B8) 

Field Obaamdlona: 

Surface Wat&r Present? Vas __ No ...x_ Depth (Inches): 

Wa1« Table P-m? Yes ,.X_ No __ Depth (Inches): :Ill 
Salu:ellon Pl8sent? Vas .x._ No __ Oeplh (Inches): 1 Wetland Hydrology P.-nt? Yea_!__ No __ 
llnducles CGiflary fringe~ 
Describe Reeorded Data (stream gauQU, monl!odng well. tllll'lal photoa, pnwlous impecllons),lf available: 

Remarks: 

Weslem Mountalna, Vallaya. artd Coast-Version 2.0 

SATHER ANNEXATION 
(ANN12.{)0001/ ZDC12-D0001) 
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ATTACHMENT D-226 

-..... 
0 
0 
0 
0 
'1-

~0::: zo zc.. 
<CW -o::: 
Zu. 
Ou. 
-<C ........ 
~(/) 
W....l-.:t z-...., 
z 0 M 
<C z, 

::JW 
0:::01-
Wo[Q 
:I:>-
1-1-:I: 
<C->< wow 



WETI.AND DETERMINATION DATA FORM- Western Mountains, Valleys, and Coast Region 

Prcjed/Sits: Sa!her Pnm!!rtv 
Appicant(Ovmer. B!!!rea! at CoM1!!J!. llC 

CltyfCotmty: CoryalllsiBenton 

State: OR 
Sampling Cala: 2-11-12 

Sampling Point __.1 ... 5 ---

lnvedgator(s): .....I'Tomiii.II.J.cpeel!ll...----------- Sedlcn, Tcwnahlp, Range: NE Quarter of Sec!fqn 4. TOWil!lh!p 21§. Bange 5W 

landform {hlllsloptt, temlea, elc.): YaJ!ey bq!!om Lcc:al relief (concave, convex, none): li!1I'!CIWf Slope('!!.): ..2ft_ 

Subregion (LRR): _..:lBRm..cNM!..RA~~~m.co.26.-______ lat 44,561207 Long: 123 292665 Datum: NAP 27 

Soli Map Unit Name: BIM!haw llll!.y s:fay loam. non-l!opde4 0:3 percent !!lglm NWI classlfk:allon: ngne 

Alv c:llmatlc/hydrgloglc conditions anltlallltatypk:al forlhlstlme of)'ellf? Vea_x_ No __ (If no, explain In Rsmarkll.) 

AtaVegstatlon...A,_,SalllL-,_,or~--slgnlfleanllydlslvrbsd1 Are'Nonna1Cin:utnsll!m:e6"preasnt? Yea __ No_x__ 

Ala Vegetation~ Soil~ or Hydrology __ nall.lrally problematic? (lfneedlld, explain any B1'18W91'Sin Rsmarkll.) 

SUMMARY OF FINDINGS- Attach site map showing sampling point locations, transects, Important features, etc. 

Hydrophyllc Vagatallon PTassnt? vee_x_ No __ 

Hydric SoD "-tt? Yn.1L_ No __ lstha~Area 

Weiland Hydrology Pres$nt? Yea_x_ No __ within a WeUsnd? Yn-L- No __ 

Ramarfal: Rainfall 1ws been flashy over the last cwp~s of rnonlhs. January was 125 p!MI:Bnt of normal. Februaty 1ws onty been 44 peramt of nonns1 
so far. 

Soli has been recently tilled. Vegelallon ra sparse end the 8011 profile Is dlslurbed to about 20 Inches. 

VEGETATION- Use sdentlftc names of plants. 

I!DStratum (Plot size: lim 
1. 

2. 

3. 

4. 

SapllcgiSbrub S!mtum (Piotalza: 

1. 

2. 

3. 
4, 

5. 

Herb S!rJ1Wn (Piatslza: 1m 
1. AloDecurus Dlllflmsl8 

2. caatamlne qilosmnm 
3. GflUIItllllltlfllDiwfiWJ 

4. 
5. 

a. 
7. 

8. 

9. 

10. 

11. 

WoodY YlDi Sttalum (Plot elm: 

1. 

2. 

% Bare GtDI.II!d ln Hafb StnWm 
Remarku: 

US Army Corps of E~ 

SATHER ANNEXATION 
(ANN12-COD011ZOC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT 0-227 

Absolute Domlnsnt Indicator 
) JU:<mL ~ ..§1U.IL. 

---------------------------
----------
---=Total Cover 

3rn ) 

------------------
-------------------------
---=Total Cover 

) 

_a__ .Jll!L_ ..£t&Y:L 
.JL_---- ...f/!&__ 

....1Q,_ -liSt.- .fN1IL 

---------
---------
---------
---------
---------
-------------------------
...:IJJ._ =Ictal Cover 

ikD ) 

---------------___ =Total Cover 

:all 

Domiiiii!ICO Teat W'OI'Iallleet: 

Number of Dominant Species 
That Are OBL, FACW, or FAC: 2 (A) 

Tote! Number of Domlnsnt 
Species Aa08ll AU Strata: 2 (B) 

-
Pert:81ll of Dominant Species 
ThatAnitOBl, FACW, orFAC: l!!ll (AlB) 

Plwlllence Index wodcsbnt: 

IDI.Il ~ Covergt Mulllolv~ 

OBl epeclllll x1• 
FACW apeciell x2• 
FAC$p6Cies x3,. 

FACU species x4: 

UPL spades x5= 
COlumn Totala: (A) (B) 

Prevalence lndaX = BIA ., 

~v~ lndk:atr.lra: 
_ 1 -Rapid Test for Hydnlphy1!c Vegelation 

..2S.. 2 - Oomlnsnce Teut Is >50'Jf. 
- 3 - Pfevalenco IndeX Ill $3.01 

- 4 • Morphological Adaplatlons' (Pn:lvldo supporting 
data In Rlllnalb 01' on a &epanlte ahast) 

_ 5-Weiland Non-Vasculat Plants' 

_ Problemallc~cVegetatlon1 (fllpla!n) 

'rndlca!Dra or hydJic soli end Wlllllsnd hydrology must 
be ~. unte. Cllsturblld or problomatlc, 

Hydrophyllc 
V~on 
Present? Yea_!__ 

No __ 

Westsm Mounlalns, Valleys, end Coast- Vens!on 2.0 
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SOIL Sampling Point 15 

Profile Deecriptlon: (Dtac:rfl» to tha deplh n-.fed to docwnant the Indicator or confirm tt1e ..,..._ of lndlcator8.) 

Depth Matrix RAidax fea!ures 
finches\ ~ {llillllll __jL_ Cclot (moist\ __jL_ ...IlmfL ::JJi!t: Ttxtwe Rammb 

!1:3!1 lQIB:ill ...!I!L a.:im~ .....lL_ -L- ...M.._ lllllllllm dlslutbadJIIIII 

-- ------
-- ------
-- ------
-- ------
-- ------
-- ------
-- ------

'Typa: D=Der:llellon. RM=Redueed Matrix. CS=CoYerecl or Coated Sand Gralna. 2t.ocatlcn: PL=Pore Llnlnll. Y..Malrix. 
Hydric Solllndlclltors: (Applicable to aiii..RRII, un111a otllenrfae notad.) lnclk=ator8 for Problemldlc Hvdrlc Solfa": 
- Hlalollcl (A1) - Slwly Redox (S5) _ 2cmMuck(A10) 

- HlsflcEtipedoll {A2) - Strlpped Matrix (S8) - Rad Pamnl Matarlal (TF2) 
- Slack Hlsflc (A3) - Loamy Mucky Mineral (F1) (-=ept lllRA t) _ VtlfYShaii-DalltSulface(TF12) 
_ Hydmgen Sulfide {A4) - Loamy Gleyed Malrtx (F2) ..li. Other (Explain In Remarks) 
- Oepleled am- Dll1k Surface (A 11) - Depleted Matrbl: (F3) 
- Thick Dirt Surface (A12) - Redox Dll!t SUrface (FB) "''ndk:a1ora of hydtophytlc wgelaflon and 
- Sandy Mucky Mineral (51) _ Oepleted Olllt Sulface (F7) wetland hydrology must be present. 

Sandy G!eyed Matrix (54) Redox Cepllllllllona (FB) unles8 dlslUibed or Ploblel•l8llc. 
Restrldfft t.ayv {If pruent): 

Type: 

Depth (lndles): Hydric Soli Pl'ullatlt? Yaa_lL_ No 

Remarks: H)'ltrophyllc vegelalla1 and wetland hydrology are present The sollha been reeenUy tilled and relable lndlcatcnl of hyddc: IIOIIs have 
bean de8tloyeod. The Sample Point Ia et ltle IDe of a s~ope·1n a vaDey bollom. SP 12 - usectaa a reretence. It can be reasoned that If SP12 on ltle 
fringe of lhe large wetland hss hydric soils, lhlln SP 15 In tile center of the large wetland must have hydric soils 1111 well. 

] HYDROLOGY 

Wetland ~· lndlcatora: 
Prlmarv Indira lora !minimum gf smt raaulr8di chad( Ill bit ~l Seconda!v lndk:atonl 12 g[ lll!mi18<1Uiredl 
_ Surt'aQe Water (1\1) _ Waktr-Sialned l.aavM (89) (a:ept _ Water-Stained LG8Y118 {89) (IILRA 1, 2, 

.2L High Wsler Tabla (A2) MLRA t, Z. 4A, and 411) 4A, and.48) 

.X. Salura1IOI\ (A3) - SdCrust(B11) _ Dlalnaga Patlems (810) 

_ WaterMallai(B1) _ Aquatic lnYeltsbralea (813) _ Ory-&tason Water Table (C2) 
_ sedlniant 0epoe11a (B2) _ Hydrogen Sulftde Odor (C1) _ Saturation Vlslbla on A&llallmagery (C9) 

- Ortft Oepi)slls (83) - <llddlzed ~ lllong Uvlng RooiB (C3) - ~ Poalllon (02) 
_ Algal Mat or Crust (84) _ Prwenc:a ol Reduced Iron (C4) - Shallow Aqulla!d {03) 
- Iron Deposl!ll (85) - Recent Iron Redud!on In Tlllad Sob (CB) _ FAC-NeulraiTest (05) 

_ Surface Soli Cm:lai (B8) _ stuntad or Stressed Plants (01) (LRR A) _ Raised Ant Mounds (08) (LRR A) 
_ lnundatlDn Vlslbla on Aerial Imagery (87) - Olher (Explain In Rernalil$) _ Frost-Heave Hummocks (07) 

SpanselyVegelatad Concave Surface {88) 

Field Obeemdlomt: 

Surface Water Present? Yes __ No _x_ Daplh (Indies): 

Wa18r Tabla P.-t? Yes....x..__ No __ Daplh (lncl'les): _4 

Saturation Prallllnt1 Yes....x..__ No __ Daplh {lncl'les): II.IIR Wettand Hydrology P1'81111nt? Yes.JL__ No_ 
l'lncludas caolllaty t'ringe) 
Oetlaibe Raca!dlid Datil (stream Ql!liQe, monitoring well. urlal photos, previous lnspedlons},lf avallabla: 

Remarks: Sud'aee water 1s sx-m lldjacent m enciiii.IITOIJndlng ltle sample Polmlocalfon 

us /vmy Corps of~ We&lem Mounllllrls, Vllllays, and Coaat-Venllon 2.0 

SATHER ANNEXATION 
{ANN12-00001 I ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-228 
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'WETI.AND DETERMINATION DATA FORM-Westem Mountains, Valleys, and Coast Region 

Projed/Site: Se!herProp!!rty CftyJCounty: Qgrya!l!s/9flnt Sampling oat&: 2·17-12 

Applk;antiOwner Belml at CoM!I!!s. LLC Slate: QR Sampling Polnl: -""'18..__ __ 

1~\WG~!gator(s): -~.:Iomww..Oeei<!!IS!..------------ Seetkln, Township, Range: Ng Quadw of Sed!on 4. Iownsb!p 218. Range 5W 
l.androm1 (hllslope, terrace, etc.): ~ bot!om lAlcal reiiiJf (concave, convex, none): !lQilC8YI stope (%): ~ 

Subregion (LRR); LBB A/MtBA 2 Lat #.5620]9 Long: ·!23.291747 Detum: 100 27 
Soil Map Unit Name: Bfml:mw claY. !logded Q.3 mirqmt slopes NW1 c1ass111cat1on: -LIIDQ!l!lo~~.&---
Ara climatic I hydrolog!c condltlollll on the alia typk:al for lhletim& of year? Yes _lL_ No __ (If no, explain In Rematlca.) 

Ara Vegatllllon ___. Sol____, or Hydrology __ significantly dlslurbed? Are "Normss Cltcumsttlnces' preeent? Ya _lL_ No __ 

Are Vegatllllon ____. Soli____, or Hydrology __ naturally problemallc? (If needlld, explain any an~MWSin RIJirnarlla.) 

SUMMARY OF FINDINGS- Attach sHill map showing sampling point locations. trart&ects, Important featul"t!ls, etc. 
Hydlophylk: Vegelatlon Pl8sent? Yes,.lL__ No __ 

Hydric Soli Prsaent? Yes_lL_.. No __ .. the Sampled Area 

Wdand Hydrology Present? Yes.1L__ No __ wlfhJn II Wetland? Yea_JL_ No_ 

Rema!b: Rainfall has besn fla1lhy over the last couple of monlhs. January W8$ 125 percent of normaL February has cnly been 44 percent of I10I'm8l 
80 far. 

VEGET AnoN - Use ac:Jsntlflc namss of plants. 

Ifll!i!S1mtum (PiotalzB: lim 
1. 

2. 

3. 

4. 

SeDIInaiShnlb Stratum {Plot alzB: 

1. 
2. 
3. 

4. 
5. 

He!b stm1um (PiotalzB: 1m 

1. Alooocurus DrStensls 

2. 

3. 

4. 
5. 

8. 
7. 

8. 
9. 
10. 

11. 

WaodY Y1ml mm!l!m (Plot lliza: 

1. 

2. 

% Bale Glound in Herb Stratum 
Remarks: 

US Nrrri Corps of Englnaera 

SATHER ANNEXATION 
(ANN12-00001! ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-229 

Abaolula Dominant lndlcalor 
) ~~..MIL 

---------
---------
---------
---------
---=Total Cover 

~ } 

---------
---------
---------
---------
---------
---=Total Cover 

) 

__L_ ---- ...J:H:t!L ---------
---------
-------------------------------------------
-------------------------

40 =Total Cowl' 
~ ) 

---------
---------
---=Total Cover 

m 

Domfnallee Tlllllt-'tsl-c: 

Number of Dominant Spedas 
That Are OBL, FAc:N, or FAC: 1 {A) 

Total Number of Dominant 
Spades At:tiiS4 All Strsle: 1 (B) 

Peramt of Dominant Speeles 
That/w OBl, FAc:N, or FAC; l!Xl (AlB) 

PreYIIIonco lndax~ 

!2111 ~ Cover !lt MulfltJtv~ 

OBlspedea x1• 
FAr:N GPOCies x2= 
FACGPOCifiS x3= 
FACUspedea x4• 
UPlspedes x5= 
Column Totat.: (A) (B) 

Plevalence Index"' B/AD 
H)ldropbytlc Yeptatfon lndlcGorB: 

_ 1 ·Rapid Test for Hydlophylk: VegtlaUOR 

L. 2 • DomlnarK:e Test Ill >-50% 
_ 3 • Prevalenclillndex Ill !S3.01 

- 4 • Mofphologlcal Adllpl:liltlons' (Pro'l!de suppod!ng 
data In Rllllllllb or on a~ sheet) 

_ 5 • Weltand Hon-Vescular Plan!B1 

- Pn:lblematlc ~ Vegetallon' {E:irplaln) 
11ndlcatora of hydric soil and walland hydrology must 
be present, unfiiSa dllllurbed or pralllemallc. 

H)ldropbytlc 
v~ 
Present? va_x_ No __ 
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SOIL Sampling Point 16 

Pntftle DHcrtptlon: (Daecrlbll to tfle depth needed to document tfle lndlc:8tot or conftml tfle llbHnco of lndlcatora.) 

Depth Matrix -m;;;!ll!dtlY. Fllatums 
llllChes) !Ogl!z[ (rnolstl _L_ Cc!or iiliCjiiiC _L_ ...!.miL :JJQL !atutt Remarks 

II:§ lllXB~ _sa_ 2JiXBg,§ ...lL.. _G._ JL_ alit logm 

1:18 j!lXB§ll -llQ_ 2,fiXBg,§ _2!L_~__M_ IIIDkwn 

- ------
-- ------
-- -----
-- ------ ------
-- -----1Twe: C=Concentrlllloll D RM=Reduced Malrlx. CS=Coveted orCoetedsend Grains. \.ocet!on: PL-Fore Unlna. M--MIIIrlx. 

Hydric: 8olllndlcatonl: (Appllceble to all LRRa, c.mfeea olhorwf.se noted.) lndlcatona for Problematic Hydric Solie•: 

- Hlltoaoi(A1) - Sandy Rlldox (S5) _ 2 em Mucll (A10) 

- Hlsllc Epfpedon (A2) - ~Matrix (S8) - Red fl-u MetertaJ (TF2) 
_ Black Hls6c (A3) _ Loamy MuckyMinetal (F1)(axcept MLRA 1) _ Very Shelow Dark Su!face (TF12) 

- Hyd!og4n Sulllde (A4) _ Loamy Gleyed Matrix (F2) - Olhet' {Explain In Rematka) 
_ Deplelad Below Dark Surl'ace (A11) lS.. OeplatDd MalriJC (F3) 

- 1n:k Dille SUrl'ace (A12) _ Redox Dark SUrface (F6) 'll'ldlcator8 of l\ydn'1pl1ytlc vegeCetlon end 
_ Sandy Nueky Mineral (S1) - Deplelad Dark SUrface (F7) wetland hydrology mwd ba ~ 

Sandy Gleyed MalriJC (S4} Radox~(FS} un1e11s dlatultled or problemallc. 
Reeirlctlw Layer {If pmHnt): 

Type: 
Depth (Inches): Hydric Sail Present? Yee.JL_ No 

Rematka: : 

HYDROLOGY 
WeUand tfyllrology lncflelltonl: 

Primerv lndkalcra {minimum g{ !lllll'l!OU!red; ehedc 1111 !bit~) SecondarY lndlc&lom {2 Qt 11m raaulredl 
_ SU!fece wmr (A1) _ Waler-stalned Laaves (89) (except _ Weter-stalned leaves {89) (MLRA 1, 2, 

_ High Weier Table (A2) MLRA 1, 2. 4A, and 48) 4A,end48) 
2L Satul'llllon (A3) - Salt Crust (811) _ Drainage Patteme (810) 

_ Willer Ma!ks (81) - Aqualk:IIMirtllbratell (813) _ Dry-Seeaon Willer Table (C2) 

- Sedlmelll: Deposits (82) _ Hydrogen Sulllcle Odor (C1 I _ Sallnllon Vlelble on Aerlallmagety (C&) 

- Drift OeJlC$IIS (83) - Oxidized ~along lMng Roots (C3) - Geomorphic Position (02) 
_ Algel Mat or Crust (84) - Presence of Reduced Iron (C4) - Shellow Aqultard (03) 

- Iron DeJ,losfta (85) - Recent Iron Reducllon In Tilled Sofia (C8) _ FAc.Neutnd Test (05) 

- SUifece Soil Cracka (88) _ Slunted or Slnleaed Plants (01) (LRRA) - Rslsed Ant Mowlds (06) (LRR A) 
_ lnunda11on Vlslble an Aerial Imagery (87} - Olhar {ElCpiBin In RemerkB) _ FIOIIt-Heave Humrnodts (07} 

_ Speraely Veglllalad Conceve SUifece (88) 

F1aJd Obaemdlona: 

SU!fece Wet&r Present? Yes __ No __ Depti! (lnchell): 

Weier Table Pleeent? vee __ No __ Deplh (lnc:he8): H 

Salurel!on ~ f\'tnQe\ 
Yes __ No __ Depti! (lnc:hes): ll Weiland Hydrology PreeAint? Yu_L_ No_ 

Describa ReQarded 0e1a (llleam geuge,I'IICII!iiDIIng wall, aerial photos, pnMou8 lnepodlona).lf available: 

Remark&: 

Wesl8m Mountains, v~. end Coest- Venllon 2.0 
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WETLAND DETERMINATION DATA FORM -Weetam Mountains, Valleys, and Coast Region 

ProjectiSI!e: Sa!l!er property City/County. Coota!l!siBf!n! Sampling Data: 2·17-12 
~ Rs!mat at Cqoo@!. LLC State: OR Sampling Point ..-~1..~.7 __ _ 

lnvesllgafxlr(a): Tom Om! Sdon, Tawnsl'dp, Range: NE 0uartsr ot Sed!on 4, I!!Wilib!o 21S. Bange 5W 
l.andbm (hlllslope, terrace. etc.): YM bottom l.oc:al relief (COI'ICIMI, CXItMill, none): C!!!'lC!1ve Slope (%): .Jl1L_ 

Subnlglon (I.RR): LRB AIMl..BA 2 L.at 44.5!120&8 long: ·123.291144 DIIWm: NAP 27 
Soli Map Unit Name: Bmbaw cf&', fjgoded. P-3 PlfC!!mhlpces NWI ctasslllcallon: !191!S! 

Atv cllmallc I hydrologic eondltlona Dll lhe 11118 typical fDr lhls 11m& of yuar? Yes ..JL_ No __ (If no, explain In Rematb..) 

Atv Vegetation__. SoD___, or Hydrology __ slgnitlc:amly dlllurbed? Atv "Nam1ss Clrcu!mllances' present? Yes _L No __ 

Atv Vegetallan __. SoD___, or H)drology __ naturally problematlc1 (If nesded,lllCplaln any answera In Remlllb.) 

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, Important features, etc. 

Hydrophytic Vegetallon P-w? Yes __ No-X_ 

Hydric: SoB Pruent? Yes __ No-X_ Ia 1M Sampled Aru 

Wetland Hydrology Present? Yes __ No-X_ within a Wedand? Y .. _ No..A-

Remarlai: Rainfall has beWI fiashy- the last oouple of 11'1011fhs. January - 125 peteent of llOITII8I. Februaly has only been 44 pei'CIIIIIt of normal 
so far. 

VEGETATION- Use selenttflc name& of plants. 

Du Stratum (Plot size: §m 

1. Frrvdnus fllllriia 
2. Quercus aarrvsna 
3. 

4. 

Saollno1Siml!2 Stmtum {Plot size: 

1. M!!lbonJa sgutfg/!un! 

2. 
3. 

4. 
5. 

titm Slratum (Plot atze: 3m 
1. AlopecuM oralumll8 

2. 

3. 

4. 
5. 

6. 

7. 

B. 
9. 

10. 

11. 

'!foiOdY ~ Slmtum {Plot Ilia: 

1. Hedam bfJil. 

2. 

'!(, Bll!e Ground In Hartl Stratum 
Remark$: 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-231 

Absolute Dominant lndlcalor 
) ~~..§tlt&L 

...1.§._ ---- .....f.I:&NL 
.JilL_ -XIIIl- ...!lt:EAQU. 

-------------------
~=Total Cowr 

:!III ) 

_l!L_---~ 

---------
---------------------------
_1lL_ =Total Cover 

) 

....,1lL_ ---- ..,£N;;JL ---------
---------
---------
---------
---------
---------
---------
-------
---------
---------
---"Total Cover 

~ ) 

.JilL_ -l'JI_ ..lll:EAru!. 

---------_a_,. Total Cowr 
~ ttWfam bdllll ill addlllcDIII5mi grnundcaverl 

Dom1n11nc:e Test Workslleet 

Number of Oomlnllnt Species 
That Ani OBL, FACW, or FAC: 2 (A) 

Total Number of Dominant 
Spede8 Aaolla All Slnrta: 5 (S) 

Peramt of Dominant Species 
ThatAtv OBL. FACW, orFAC: ~ (AlB) 

PnMIIancolndox WOiksl1eet 

I211! 211 Cover Rt Wl!llh!~ 
OBLepeclea x1= 
FACW apedliS X2" 
FACspedes x3= 
FACU apedliS x4= 
UPLepec!ea x5= 
Column Totllls: (A) {B) 

PnMIIenea Index ., B!A"' 
Hydn:lpl1yllc Vegatatlon lndlcatate: 

_ 1 • Rapid Test fDr Hydn:rphyllc Vege1atlon 

_ 2- Domlnance TISt Is >50% 
_ 3- Pruvalence 1nc1ax ts :S3.01 

- 4 • Morphologlcal Adllptatloll&' (?n:Mde suppodlng 
data ln Ramarka or Dll a separeta !~heat) 

_ 5 ·Wetland Non-VIiliCU!ar Plants1 

_ Problema11c Hyd!ophytic Vegetation 1 {Explain) 
11ndlcators of hydrlc: soB and wetland hyd!Oiogy must 
be present. unless dlafwbed or problamatic. 

Hydrophytl~ 
Vqetation 
l'nlslmt? YIS __ No_L_ 

Woslam Mountlllml, Valleys. and Coast- Yllllllon 2.0 
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SOfL ~ling Point: 17 

Profile Deecrlptlon: (Dallcrille to tile daplh needed to document tile Indicator or confirm tile abaem:e af lndk;atl:ml.) 

Depth Matrix ~Eai!D! l'lrldwl\ CQig[ lmolstl _Ja_ Co!orlmo!SiC _Ja_ ~ :liiL !exture Remarks 

H llmlit'Z ...12IL ------ Bl!! loam 

!l::l2 UlXBilll -1!!.L ------ Bl!!!oam 
lZ·lll llml:ir!l .Jli!L ------ lilt loam 

-- ------ ----
-- ------
-- -----
-- ----'Type: C=CollC8I'IInlflon RM=Redua!d Matrix. CS=Coveled or Coaled Sand Grains. 2Locstlon: Pl•Font UnlM. M=Mslrlx. 

Hydric Solllnc:llcafonl: (Applicable to all LRRs., unleH otlletwiN nolad.) lndlellblra far Problematic lbdrlc 8olle : 

- Hl8loSd (A1) - Sandy RedoX (55) _ 2 em Mudt (1\10) 

- Hlsflc Eplpedon (A2) - Stripped Matrix (S8) - Red Parent Matel1al (TF2) 
_ Bladt Hlsllc (A3) _ Loamy Muctty Mineral (F1) (axcapt MLRA 1) _ Very Shallow Datk SUrface (TF12) 

- t¥rogen Sulllda {M) - Loamy Gleyfld Matrix (F2) - ot1er (Elqllaln In Rema!b) 
_ Deplaled Belew DaJt;Surface (1\11) - Oeplellld Malrbc (F3) 
- lhldl DatkSurrac:e (A12) _ Redox Dark Surfaca (F6) 11ncllcalln of hydll)flhyllc vegetallon and 
- Sandy lt1ucky Minenll (S1) - Depleted Datk Surrac:e (F7) wetland hydrology I11Ullt be preaenl, 

Sandy Glsy8d Matrix {S4) Redox 011p1'81181oM (FI'I) unlllss dlslurtled or probii!ITIIIIIc. 
Rastrlc:tlw Layer (If pt'llMI!t): 

'l 

j Type: 
Depth (ilches): Hydric Soli Present? Yes No_J__ 

Remarks: 
-

HYDROLOGY 
Wetland H)'drology lndlcatont: 

Pitmat v lndlca!Drtl !mlllllllum m!2!ll rstqula!d; smgs llllblll aoolvl Seeond!!!y lndlcalota £21lt IDIIl'l Mmlimd\ 

] 
_ Surrac:e Walar (A1) _ Water-Stained Leaves (Bll) (axcept _ Water-stained Leaves (89) (MLRA 1, 2, 

_ High Wa1JlrTablo (A2) MLRA 1, a, 4A. and 48) 4A,and48) 

- Salurat!on (1\3) - Sa1Ciullt(811) - Onllnaga Patlema (810) 
_ WaturMallca(81) _ Aquallc IIMII1ebralee (813) _ Dly-Seeson Water Table (C2) ., 

j 

J 
- Sediment Oeposlls (82) _ H)'drogen SIM!de ()jar (C1) _ Salurllllon \llslble on Aeriallll'liiQGIY (C9) 

- Drift Depoella (83) - Olddluld Rhlzoapheres along living Roots (C3) - Geomorphic Poslflon (02) 
_ Algal Mat or Crust (84) _ Presence of Reduoad Iron (C4) - Shallow Aqullard (03) 
_ Iron Oeposfta {85) -Recent Iron Reduction In Tiled Bolla (C6) _ FAC-Naulral Test (05) 
_ Surt'ace Soli Clacks (86) _ SWnted Of Stressed Plants (01) (lRR A) _ Raised M. Mounds {08) (l.RR A) 

_ Inundation VIsible on Aerlallfl'lll98l'Y (87) - Otllar (Explain In Rematka) _ Frost-Heave Hummoclcs (07) 

Spai'IMlly Vegetalad Concave SUrface (86) 

Flald 

Sulfac:e Wlllur ~ Yes __ No .x_ Depth (Inches): 

water Table f>nlsent? Y1111 __ No.x_ Oeplh Qnd'les): 

~~frinca) 
Y1111.x_ No __ Deptil (Inches): lll Wetiand Hydnllogy Present? Yn __ No.JL_ 

Describe Recorded Data (llft8llm gauge, rnonltol1ng well. 88llal photos, pmtous lrnlpadlons),lf avellllblo: 

Rernarlal: 

Westem Mount8lne, Valleys, and Coast- Veralon 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-232 

-.... 
0 
0 
0 
0 
't-
~0:: zo 
Zc.. 
<CW -o:: 
Zu.. 
Cu.. 
-<( 
1-1-
~CJ) 
W..Jo 
Z(3co 
ZzM 
<:;:,w 
O::Qt
W(.)jjj 
:J:>--
1-1-:J: 
<C->< 
CJ)(.)W 



WETLAND DETERMINATION DATA FORM-Western Mountains, Valleys, and Coast Region 

~ Sa!ller property Cltyieounty. Coryal!lsiBentg Sampling Oala: 2-17-12 

Applll;antiOwne Ra!mat at COrvallla. UC Slate: 0B Sampling Point -111il8'----

I!MlStlga!ol(s}: Tom Ollt Sdon, TOW!IIIhlp, Range: NE Quml!r of Stc!!gn 4. TOW!1!!h!p 21S. Ranoa 5W 
landform (hlllslope, t&mloe, etc.): Ya!I!W bottom Load nJIIef (llOI'IC8VG, COI'tYil)(, I"Klntt): Ct!!'lC!M! Slope(%): ...Q3L_ 

Subnlgian (LRR): lRBAIM!.RAZ Lat 445!!2122 Long: ·123.291149 Dalum: NAD21 

SoU Map Unit Nams: Bm11aw day. !lopdgd, 0-3 perpan! siQp!!s NWl daAifk::sllon: _..00!!!!....,.---
Are dlmsllc /hydtologlc condlllons on the Bits typical for lhla time of)'llll(l Yes _x_ No __ (If no, explain In Rernsllw.) 

Are Vegetation___. Soli___. or H)Urolagy --slgnl1lcsnlfy dlslulbed? Are "Normaa Cln::un'tslanea prssent? Y1111 _lL_ No __ 

Are Vegstallon ___. SoU___. or H)Urulogy __ naturally problsmalk:? (If needsd, explain any 81'111'W818In Remarlcs.) 

SUMMARY OF FINDINGS - Attach site map showing sampling point locatfon&. transects, Important features. etc. 
Hydropl1ylle Vegei&Uon Prasenl? Yes..2t_ No __ 

Hydric Soli Present? Yes~ No __ .. ftllj Sampled .AraB 

Watiand Hydrology Present? Yes .,A__ No wllhln a Wetland? v .. _x,_ No_ 

Remail<l: RslnfaD has been 1laahy over lhe lest couple of rnonlhs. .lanuafy was 125 percent of normal. FebMvy has only baen 44 percent of normal 
so far. 

VEGETATION -Use scientific names of plants. 

Tme S!ralum (Plot &as: lim 
1. FmxltliJs II!Jiffdls 

2. 

3. 

4. 

sAollnaiShrub Stratum (Plot size: 

1. Cc:mua stolqn/llilra 
2. 

3. 

4. 

s. 

Hem Slralum {Plot size: 1m 

1. 
2. 

3. 

4. 

5. 
6. 

7. 
8. 

9. 

10. 

11. 

'!i.f19!1i lllnt Stra1um (PiotaAzs: 

1. 

2. 

% Bar& Ground In H&lb Sfnltum 
Remalb: 

us A1mY Corps of Engineers 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT 0·233 

) 
Absolule Domlnant ~ 
~~....§tl!!a_ 

...11!2..-- ---- ...fh&!/L ---------------------------
-1QIL_ = TCltlll Cover 

ikD ) 

--2L- ......._ ...£IJ&YL 

------------------
---------
---------
....2li.,_ =Tole! Cover 

) 

---------
---------
---------
---------
---------
-------------------------
---------
--------------
---"'Total Cover 

~ ) 

---------------------= Tolal Cover 
lim !.Uf fi.Um: 

Elomll'lllnl:e Test 'fiOibhelt: 

Number of Dominant Species 
'That Are OBl, FACW, or FAC: 2 (A) 

Total Number of Dominant 
Species Aaoas All Strata: 2 (B) 

Perceo!. of Dominant Species 
Thai Ate OBl, FACW, or FAC: jim (AlB) 

~ Index 1PICirladlest: 

Illllll:&eoverm. Mull!DIY!i!Y,i 
OBLepedea x1• 

F/ICW epedea x2., 

FACepeciea x3= 

FACU species x4= 

UPLepeclea x5= 

Column TCJ!als: (A) (B) 

Pnl'llllence lndax ,. BIA = 
Hydroph)tk: Vogetation fflclfcator$: 

_ 1 ·Rapid Test for Hydlopllytk: Vegelallon 

1L 2- 0orn1na1u:e Test Ia >50% 
_ 3-PniVIIIence lndax Ia $3.01 

- 4- Morphaloglcal Adaptations' {Provldll8Upp011lng 
datil In Remalb or on a aepen!d8 sheet) 

_ 5- Wetland Non-Vasculat Planl:a' 

_ Problemallc Hydlopllytk: Vegetation' (EJ<plaln) 
1!ndk:atonl of hydric soli and wetland hydrology muat 
be~ unless disturbed or problematic. 

~ 
Vagellltlon 
Present? Ya..JL.. 

No __ 

Woslsm Mounlalns, Valleys, and Coast-Version 2.0 



] 

] 

I 
J 

SOIL Sampling Point 18 

Profile Delcripllon: (Describe to the deplb needed liD document the lndlcldor ar conflmt 1M..__ of lndlcetonl.) 

Oaptil Matrix ~Fealuml 
llru::hM) ~/moist} _,L_ Co!pr~ ...Ix!ll!.. :JAliii.C T8l11Urt Rsmatlal 

!Ci 2!m3iW ....1II!L ----- !!lit loam 
4-lll lllXB :ill -1QlL ------ !!lit loam 

-- ------
-- ------
-- ------
-- ------
-- ------
-- -----

'TYCC~: C=ConcenfniUon I>DeDiellon. RM=Reduc:ad Malrtx. CS=CoYenld or coated sand Grains. 2t.ocallon: Pl=PoniiJnlno. M=Malrlx. 
Hydrtc Solllndlcatora: (Appllc:abt. to all LRRa, uniMa othDrwiM notad.) lndlcaliDra for ProblemaCic Hydric Soil~~": 

- Hlatosol (A 1} _ Sanely Radax (SS) _ 2cmMuek(A10) 
_ Hlatlc Eplpedon (A2) _ Slrlpped Mab1lC (56) - Red Panlnt Material (TF2) 
- Bladt Hlsllc (A3) _ loamy Mucky Mineral (F1) (except MLRA 1) _ VeryShallowOarttSurface(TF12) 

- Hydrogen Sulllde (A4) - Loamy Gleyed Malrlx (F2) - Olher (Explaln In Remallal) 
- Dapletud Below Delk Sulface (A11) .A.. Deplelad Ma1rix (F3) 
_ Thick Dlllk SUrface (A12) - RlldoJt Dart Surface (F8} 'lndlcatots or hydrophyflc vegetation and 
_ Sandy Mucky Mlneral (S1) - Oeplated Dartt Surface (F1) wetland hydtology ITIWit be ~ 

Sanely Gleyed Matrix ($4) RlldoJt~ (F8) ~ dlsluri>ed or pn:lbkillllllic. 
ReA1ctlw Layer (If pn180nt): 

Type: 

Depth (Inches): Hydric Soli Prasenf? v .. _x__ No 

Rematka: : 

HYDROLOGY 
Wetlllnd lnlllc:atona: 

PrimarY lndlcaiDr8 rm1n1mum !II a Dl!lllll:lld; check Ill !lui ADDivl SaconlloJx hKIIca!Dis f2 m: mgm maulmd) 

..L. Surfacawatar(A1) _ Walef-Stalned ~ (89) (acept _ Water-Stained Leaves (89) (MLRA 1, 2, 

.lL High Water Tabla (A2) MLRA 1, 2, 4A, and 48) 4A,and48} 

.lL Sallmlllon (.A3) - Salt Quat (811) - Drlllnage Pattemcl (B 10) 
_ Walar l.!lull8 (B 1) - Aquatic lnverlebralas (813) _ Dry-Season Wa!Dr Teble (C2) 

- Sediment Oeposlfa {82) - Hydrogen Sulfide Odor (C1) _ Saturation \ll6lblll an Ml1allmagery {C9) 

- Drift Deposits (83) - Oxldlmd ~along LMng Roots (C3) - Geomorphic Poslllon (02) 
_ Algal Mat or Crust (84) - ~ofReducadln:m(C4) - Shallow Aqultard {03) 

- ln:m Deposll$ (85) - Recllllt Iron R8cludlon In Tilled Solla (C6) _ FAC-Neulral Test (05) 

_ s~ Soil C!lldai (88) _ Stunted or SlresBed Planla (01) (LRR A) - Raised Ant Mounds (06) (LRR A) 
_ Inundation VIsible on Aerial Imagery (87) - Other (Explain In Rsmatlal) _ F108l-Heave Hlll'llrllCICks (07) 

Sparsely Yegelated Concave SUrfaca (88) 

Flald Obsetvatlonll: 

Surface watar ~ Ye.-Z_ No __ Deplh{lnchest, 4 

Walar Table Prasent7 Yo. .z_ No __ Deplh (Indies): !l!!!f!!oe 

::="~frlnae\ 
ve..z_ No __ Deplh{lnches): lllltl!a Wetland Hydrology "'-nt? Yn-1,_ No __ 

Desa1be ~ Data (lllnlam gauge, monllorlng well. aerial pholau, pnwlous lnapectlons), If available: 

Remartat: 

Westsm Mountains, Vahya, and Coast- Venilon 2.0 

SATHER ANNEXATION 
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WETLAND DETERMINATION DATA FORM- Western MountaiM, VaReys, and Coast Region 

Profect/SIIa: Saltter f>rpperty CltyiCounty. Corw!l!d!IDI!!n Sampling Date: 2=17-12 

AppllcantiOwner R!Jtr!!mt at Corysllla. li,Q Slate: OR Sampling Point --1<&9 __ _ 

lnvllsllgalor(e): Tom 1M Secllon, Township, Range: NE Ouar!arof Section 4. TOW!lllh!p 21S Bangt 5W 
Landform (hlittlope, terrace, ate.): VB bo!!om l.acal relief (ooneave, COIMIX, none); COI'!C!M! Slope (%): ~ 

Subreglon(lRR): LRBAIMI..BA2 Lal: 44.562138 lq: -123.291W Datum: NAD27 

SaO Map Unit Name: Baysl!lw clay. flooded. Q-3 perqnt tfor.!R NWI claluiillc:atio: !1C!m1 

Al8 dlmatlc I hydrologic condiUona en the site typlcallbt this time of year? Yes _lL_ No __ (If no. explain In Rernll!b.) 

Al8 Vegelatlcn __. SOil____, or Hydrology __ llgnlflcanll)l d!siUibed? 

Are Vegelatlcn __. Sail____, or Hydrology __ nslurelly problematic? 

Are "Noomaa Cln::umstances" pr8118nt? Yes _lL_ No-

(If needed, explain any -In R.emallal.) 

SUMMARY OF FINDINGS - Attach site map showing sampling pofnt locations, transects, Important feab.lrea, etc. 

Hydrophyllc Vegelatlon Pnlsent? Yes __ No_x__ 

Hydric SoU~ Yes __ No_x__ 18 tile Sempllld .Anla 

Webnd Hydrology~ Yes __ No ..1L_ lilllltlln a INidland? Yee_ No..A,_ 

Remartas: Rll!nfllll ha been flashy over the liSt couple ot rncnth$. Jenu8ly- 125 pen:ent of normal. Februaty hll6 only been 44 p6!C8I1t of nort'lllil 
110 r... 

VEGETAnoN- Use scientific names of plants. 

I!H Stratum (Plot size: lim 
1. Fnudnua letifolfa 

2. 

3. 

4. 

Sallllna/Shrub Sllatum {Plot size: 

1. Otmlfltta CB£Uifgtmls 

2. Rqsa 1llliJrtJmt 
3. 

4. 

5. 

Herb Stratum (Plot sl:ze: 1m 

1. 

2. 

3. 

4. 

5. 

6. 
7. 

8. 
9. 

10. 

11. 

W2!'.!Sx ~ Stratum {Pial a!ze: 

1. I:J.t>dtmt /mJix. 
2. 

% Bare Ground In Herb Stratum 

Remarlal: 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-235 

AbiiOiut& Dominant lndlc.afot 
) ~ ~ ....lUi!.!I.L 

_1llL_ ------ ...HI:3L ---------
---------- ---------
_l!!lL_"' Total Cover 

3m ) 

~------ ..ft&!L.. 
....2§.._---- ..E!&-

---------
------

---------
__!i2_;: Total Cover 

) 

---------
---------
---------
---------------------------

------
---------
---------
---------------------= Tolal Cowr 

iirn ) 

..1QL_ .....m,._ ..JJ!:EAC.IJ. 

-------
..122.,_ = Tolal Cover 

11 £l Dll~ lledera - Cll'llOntloov8l 

~TGit~ 

Number of Dominant Spec:les 
That Are OBL. FN:.W, 011 FAC: 2 (A) 

Total Number of Dominant 
Spedea Acro8a All Strata: 4 (B) 

Pen:ent of Dominant Spec:les 
That Ate OSL., FACW, Oil FAC: !HI (AlB) 

Pnmtlllncalrldelc~ 

Tolal % Cover ot M!.!l!!dy by; 

OBl.apeciea x1= 

FACWapeciea x2= 

FACapeciea x3= 

FACU specllls x4= 

UPlapeciea x5= 

Column Tolale: (A) (B) 

~Index "BIA • 
Hydrophyllc Vegetation ln4leatora: 

_ 1 - Rapid Tesllbt Hydmphytlc Vegelalion 

_ 2- Oomfnllnce Testis >50% 

_ 3- Pnwalencelndex Is !113.01 

- 4 • MoJphologlcal Adaplatlcns' {Pnlvlde IIIJpportlng 
datil In Retlll!lrial 011 on a aeparate 6hesl) 

_ 5- Wetlend Non-Vascular Plents1 

_ Problemellc H)'d!UphytlcVegetaflon' (Explain) 
11ndlCI!Imll of hydric soli and wetland hydiUfogy must 
be pn111e11t. unless disturbed 011 problemallc. 

Hydrophytlc 
Vogetat!on 
PniMnt? Yn __ No_lL__ 

Western Mounlalml, Valley$, and Coast-Vllnllon 2.0 
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SOIL 

Profile DMc:rfplfon: (Deecrlbe to h depftl MSded to cfocumant h lncllcator or confirm h llhsm1Ca of lndleatora.) 
Depth Matrix ~FB&tun!!B 
tlncheal QQIQr: lmolat! _L_ Co!ortmo!&tC _L_ ~ :o:i:QSL Tectum a,mmtss 

l!::lll llrllUta -- ---- lilt loam 

-- ------
-- ------
-- ------
-- ------
-- ------
-- ------
-- -----

'Twa: C=Concenflallon RM=Redueed Matrix. CS=Coveled or Coated Sand Grains. i..ocatlon: PL=Pore Unlllg, M=Malrix. 
Hydrfc: 8alllndlcatorv: (AppllcabJe to altl.RRII, unlllu oCheMIIe noced.} lndlc;ators for Prablematlc Hydric Sofa.•: 
- Hlslo8ol (A1} - Sandy Redox (S5) _ 2 em Mlll:k (A10) 
- Hlsllc Elipedon (A2) - S1ltpped Malr1x (SEll - Red Parent Malarial (TF2) 
- Bladt Hlaflc (A3) _ LoamyMuckyMtnerai(F1)(excoptMLRA1) _ Very ShalcM Datk Surface (TF12) 

- ~ Sulllde (A4) - Loamy Glvyed Malrbc (F2) - Olher (Explain In Rema!b) 
- Depleted Below Dllllt SUrface (A 11) - Depleted Matrix (F3) 
_ Thlc:k Dark SUrfac:a (A12) _ Rlldox Dllllt Surfal:e (F8) 'lndlclllora of hydrophytlc vegelallon and 
_ Sandy t.lucky M1nen!1 (S1) _ Depleted Dllllt SUrface (F7) wellllnd hydrology must be present. 

Sandy Gleyed Mafltx (S4) Redox Depnlalons (F!I) unless cisll.llted or probtemal!c. 
Re8tltdMI t..ayw (If P1'118811tt. 

Type: 

Depth (lndlu): Hydric SoU Present? Vee No_,L_ 
Remarics: 

l 
d 

HYDROLOGY 
Wettand Hyllrology lndlcratora: 

~"~•••v lndlcaiDrs (minimum s!llll!! I'UOI.Iinld; check !!IUI!ItallOivl Secondstv lndlca!lD !2 Ill: l!lllDI raoulrad) 
_ SUrface 'Neier (A1) _ Walar-Stalned Leaves (89) (axcept _ Walar-Stalned Leaves (89) (MLRA 1, 2, 
_ High Wftfl1l Table (A2) MLRA 1, 2, 4A, end 48) 4A, end4B) 

- satllrallon (A3) - SaltCNst(B11) _ Drainage Pa1tems (810) 

_ Water Marltll (81) - Aquatic Invertebrates (813) _ Dry-Season WalarTable (C2) 

j - Seclmert Deposits (82) _ Hydrogen Sulfide Odor (C1) _ Satundlon VIsible on Aerial Imagery (C9) 

- O!llt Depoall:a (83) - Oxldlzad Rhlzospher8ll along Uvlng RooiB (C3) - Geomorphic Pael1lan (02) 
_ Algal Mat or Crust (84) - Pr8llence of Reduced Iron (C4) - Shallow Aqullald (03) 
_llwi~(BS) _ Recent Iron Reducllcn In Tllled Solis (C8) _ FAC-Neulral Teat (05) 

- SUrface Soli Clacks (88) _ Stunted 01 S1niSiied Plants (01) (LARA) - Raised Ant Mounds (0!1) (LRR A) 
_ lnundatlor1 VIsible on Aetfallmllgery (87} - Olher (EJqllaln ln Remarks) _ F~ Hul'nn1Qck8 (D7) 

] 
_ Spanlely Vegetated Conc:eva SUiface (B!I) 

Field 

SWface w.r Presant? Yes __ No _.lL_ Depth (lnchas): ] 
Water Table Pr811ent? Yea __ No .A,_ Dapllt{lnch811): 

Salllnlllon Plaeant? Yea __ No.A,_ Oepth(lnc:he8): 
llndudea cedi 

Waland Hydrology PreMnt? Yes __ No....J..._ 

Describe Reconled Data (81ream gauge,11101111oring well, aedal pi'IOb::l$. prevlou$lnspedlons).lf available: 

Remailal: 

US Army Corps olE~ 

SATHER ANNEXATION 
(ANN12-0D0011 ZDC12-00001) 
PU\NNING COMMISSION STAFF REPORT 
ATIACHMENT D-236 



WETLAHD DETERMINATION DATA FORM-Wutem Mountains, VaDeys, and Coast Region 

PIOjeetiSIIe: Salb!r Prppmtv 

~ Bt!nmtatCom!lls. U.C 

Sampling OaiB: 2-11-12 

Sempllng Point _....zgl!.---
IIMillllgatot{s}:--~JT!l!D~pee-.._ ___________ S8cllon,TCIWI!$hlp,Range: NWQulll1f.!rofSec!!pn3,TO'tl!lllb!p21S,Range5W 

landform (hilslopa. temlo!l, etc.): Yall!IY bol!pm Local relief (CCIIICIIVII, coi!Y6X, none): C9!1mf Slope (%): ~ 

Sulmlglon (LRR): LBR A1M!.RA 2 llll: 44.561812 Long: -123,29!)555 Datum: NAP 2l 
SoH Map Unit Nama: Bmllayt d!!v.llqoded, Q.3 f)!I!'C!I!lt !I!Qpn NWI clas8lfleatlon: _...no,...ne __ _ 

Ala c:llmsflc/hydrologlc conditions on 1he Bite t)'plf;al forlhlatlmeofyear? Yea...x._ Na __ (If no, explain In Remallts.) 

Ala Vegetsllon __x__. Soli.- or Hydn:lli:Jgy __ s!gnlflcanlly dlslu!bed? AnJ "Notmmll Cln:umslancae" pni$11flt? Yea _K__ Na _ 

Ala Vegetsllon __. Soli_____. or Hydrology __ nalun!lly problematic? (If needed, explain any answer& In Remmb.) 

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, Important features, etc. 
Hydraphylle Vegatatlon Present? Yea...x.__ No __ 

Hydric Son Preeent? Yes...x.__ No __ Ia the Sampled Jwa 

Weiland Hydrology Present? Yes..,X.__ No wfthln II Wetland? Yes_L_ No_ 

Rema!lul: Rainfall has been llashy over 1he l&sll:OUple of lTIOI'lUla. January was 125 percent of IIOITI\III. F6bniaty has cnly been 44 peroent of nonna1 
so fer. 

VEGETATION- U&e &elantlflc names of plant&. 

Illli Slratum (Plot elze: liiD 
1. 

2. 

3. 

4. 

Saollno/Shrub Slm1um (Plotalze: 

1. 

2. 
3. 

4.. 
s. 

Herb Stratum (Plot size: 1m 
1. /l!oplrlgJIJJJ. Df'tJtem1Js 

2. Agmsl!! IM!.!II 
3. ~rsdlcata 

4. 
s. 
8. 

7. 
8. 

9. 

10. 

11. 

Woo¢-~~ S!ralum (Plot 8lze: 

1. 

2. 

%Bare Ground In Hartl Slralum 

Remarks: 

us Army Corps of Engln...a 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-237 

Absoluf8 Dominant Indicator 
) ~ ~ .Ji:lltiiL 

---------
---------
---------
---------
---=Total COver 

lml } 

----------------
---------------------------
---"Total COver 

) 

A- _xu_ ...£AQIL 

~ -DL- ...fAIL. 
.L__ _mt__ ..EAQ!L 

------
------------------------

---------------------------
---------
~,.Total Cover 

~m ) 

---------
---------
---=Total Cov11r 

!iQ 

Dominance Teat 'WOdalbeat: 
Number of Dominant Species 
That AnJ OBL, FACW, or FAC: 2 (A) 

Total NIIITiber of Dominant 
Spedea AaOII8 All Strala: 2 (B) 

-
Percent of Dominant Spedea 
That /w 081., FACW, or FAC: :!!:!!! (AlB) 

Pnlvldencelndex wor1cat1eet: 

I!!lll ~ eover 2t MtAilolv Ia!; 
OBLspecles X1::t 

FACW species x2= 
FAC IIPOOIBS x3= 

FACU ll!*las x4= 

UPLapecles x5= 
Column Totals: (A) (8) 

~Index =BIA= 
HydfOPI'Iyk Vegetation llndlcatol's: 

_ 1 • Bspld Teat for Hydrophytlc Vegetation 

JL 2- Dominance Test Ia >50% 
_ 3- Plevalence Index Is S3.01 

_ 4 • Morphological Adsptsllons 1 (ProYide suppo!11ng 
data in Remarks err on a 118J1111111e sl!Mt) 

_ 5- Weiland Non-Vascular Plants' 

- Problematic HydrophytlC Vegetation 1 (Elcplaln) 

'Indicators ot hydric son enc1 WGlland hydrology must 
be pl8ll8nt. unl111111 dlalmbed or poblecnallc. 

Hydropbytlc 
VuQBtatkm 
Pf8S411t? Y1111-X_ No --



J 
'l 

I 

] 

j 

I 
j 

SOIL Sampling Point 20 

Profile DNcrlptlon: (Deecrlbo to the depth ntlllded to~ the Indicator« ccn11nn the lll'l8ance of lnclk:atore.) 

Oeplh Malllx ~Featural tlnchesl Color lmolat) _jf,_ Cq!gr Cm!!!StC _jf,_ ..Il'l!l!.. :::J:ilSL rmum Ramarlcs 

!l:a l!lXBal.i -1WL. ----- ati!Mlllv llll!:llm 
l:lll l!lXB:ill ...J.Qg_ ------ sit loam 

-- ------
-- ------
-- -----
-- ------
-- ------
-- ------

1TYil8: C=Concanlratlon RM=Reduced Matrix. CS=CoYered or Coaled Sand Gtalns. \.ocauon: PL=Pate Untna. M=MafiiX. 
Hydric Solllndlcalions: (Applicable tD all LRRa, r.mleu othelwiM notad.) llldk::atons for Pnlblerllldfc Hydrfc Soils": 
- Hllllo8ol (A 1) - Sandy Redox (SS) - 2tmMuck{A10) 
_ Hlsllc Eplpedcn (A2) - S1rlpped Malllx (56) - Rad Parant Mal8rlal {TF2) 
_ Black H!stic (A3) - Loamy Mucky Mineral (F1) (ueept M1.RA t) _ Verv Shallow DaJk SuTface (TF12) 

- Hydrogen Sul1lde (M) - Loamy Glay8d Malllx (F2) - Olher {ElipiUIIn Rernll!b) 
-Depleted Belaw081kSI.IIface{A11) ..2t Oeplelad Matrix (F3) 
_ Thk:kDarkSurface{A12) - Redox C8lk SUrface (F6) ~ndlcalonl gf hydrophyllc vegslallon and 
_ Sandy Mucky Mineral (S1) - Depleted Dark Surface (F7) walland hydrology must be pnllllll1t. 

Sandy Gleyed Matrix {S4) Radox~(F8) 111111m dllllurbad or prcblamsllc. 
Reetrlc:tlva l.ayw (If ptHenl): 

Type: 
Depth (Inches): Hydric Soil Praaent? Y1111_L_ No 

Rarnarks: 

HYDROLOGY 
Wetland Hydrology lndlcatonl: 

Prlmall! lndlca!ors (minimum 2f D I:G!!imd: check Blllbili!liiiYl. S§COI!dm y Indicators 1.2 Sl! lll!!m reaulrad\ 

_ Surface Water (A1) - Water-stU!ed Leaves (89) (except _ Water.stalnecl L.erM1a (89) (JIUIA t, 2, 

.lL High WalarTabla (A2) 111.RA 1, 2, 4A, and48) 4A,and48) 

.lL Saturation (A3) - Salt Crust (811) _ Drainage Patbsm8 (810) 

_ Water Marka (81) - Aquaflc liWIIItebrates (813) _ ~ Wa!BrTable(C2) 

- Sadlment Depoalls (82) _ Hydrogen SUllkle Odor (C1) _ Safurallon Vl8lble on AllllallmaQIIIY (C9) 

- [)rift Cepoelts (83) _ OJcldl2ed RhiJxlapllenl$ along Living Roots (C3) _ Geomctphlc Po6l1lon (02) 

_ Algal Milt or Crust (B4) - '"'--gf Reduced Iron (C4) - Shallow .Aqullllrd (03) 
_ Iron Depoda (85) - Rec&nt Iron Redudlon In Tilled Soils (C8) _ FAC-Neutn11Test(D5) 

_ SUrface Soil Cnlcka (88) _ Stlmled m Slressed Plan1s (01) (lRR A) _ Raised Pitt Malinda (08) (LRR A) 
_ lnlll'ldallon Vl8!bla on Aorfallmagery (87) _ Other~ln In Remarka) _ Frtlllt-Ho!MI Humrno<:1ca (07} 

Sparsely Vegelatad Concave SUrface (88) 

Aeld Obsemdlona: 

SUrface War Pr&Mnt? Yes __ No...!,__ Deplh (Inches): 

Water Table Present? Yes.JL_ No __ Oep1h (lm:haa): § 

==~fi'II!M) 
Yes .JL_ No __ Depth (Inches): a Watland Hydrology Present? Yes..l..,_ No __ 

Desc:ribe Raoarded Data (slreem gauge, rnoniiDring wall, serial pholoa, previous lnspec!lona), If aveilabla: 

Ramsl1ts: 

us Amrt Corps of Enginaenl Wastem Mol.tnlalna, Valleys, 111\d Coast- Vlll'llb1 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-238 
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WETLAND DETERMINATION DATA FORM- Western Mountalna, Valleys, and Coast Region 

PrcjecfJSlla: Sa!bet pmperty 

Applicant/OWner: Bgwt ttCoMdis.li,C 
Samplng Data: 2=17-12 

SamplngP00*_.21~----

lnvestlgallll(a): Tom Pet Secllon, TOW!lllhlp, Range: NW Quar!at Qf S!!!SillM 3. Tgwnshlp 215. Banga 5W 
L.andfonn (hillslope, ~.life.); YIIJ!Ix ""'1om lc<:al relief (c:oneave, convex, ncne): CO!l!liM! Slope(%); _flL_ 

Submg!Qn(LRR): lRRMdi-BA2 Lat 44,561819 Long: -123290522 Datum: Nl\027 
Soil Map Unit Name: Baysb!!w day, f!9Pded ().3 petgl!lt lllopas NWI c:lalllll1lclll llQil!l 

Ala dlmatlc I hydrologic eondlllonB on the sits 1yplcul for lhlll time of year? Yo. -A,_ No-- (If no, explain In RematkB.) 

Ala Vegetation _.'L, Soil____. or Hydrology __ BlgnlftamVy dlslllrbed? Ata "Nonnaa Cln:umstilnala' preaent? Yes ..Jt_ No __ 

Are Vegellidion ___, Soil__. or Hydrolcgy __ na~ura~~y problemallc? {lf needed, explain Bll)' IIII8WIIIlJin Remarks.) 

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, Important featunts, etc. 
liylflophyllc Vegetation Preaent? Yes-A,_ No __ 

Hydric Soil Preaent? Yes __ No _lL_ Ia the Sllmpllld Area 

WeUand Hydrology Present? Yea __ No_x_ within II Wetland? v .. _ No.JL_ 

Remarks: RalnfaU haB been tlashy over the last couple af ll'lOil!.ll6. January- 125 pan:ent Qf I'IOfmlll. Febluary haB only been 44 pan:ent af nonnal 
1!0 far. 

VEGETATION- Use sclentfflc names of plants. 

IIH Strall.m (Plot elie: lim 
1. 

2. 

3. 

4. 
; 

§!IRiin\llmlrub Stntlum (Plot size: 

1. 

2. 

3. 

4. 

5. 

He!b Sl!@!um (Plot elie: 1m 

1. ~Dtlltenllls 

2. Aarpstfs teaull! 
3. 

4. 

5. 

6. 

7. 
8. 

9. 

10. 

11. 

Wooai Ylll! Slnltum (Plot aim: 

1. 

2. 

'16 Sam Glour!d In Herb Stratum 

Ramalke: 

US Army Corp~~ af Englneenl 

SATHER ANNEXATION 
(ANN12-DODD11 ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-239 

Absolula Dominant lndlcBtor 
) ~~~ 

------
----------------
------

---=Total Cover 
3m ) 

---------
---------
---------
-------------
---•Total Cover 

) 

___§___ JH_ ...J:AQIL 
_5.,_ JH_ .J:.l&__ 

-------------------------
-------
---------------------------
---------
---------
-1Q.._,. Total Cover 

3m ) 

---------------___ =Tolsl CoVer 

1m 

Domlnanca Teat~ 

Number af Dominant Spacles 
That Air.! OSL, FACN, or FAC: 2_ (A) 

Tolsl Number of Dominant 
Specle$/laOS8 All SWta: 2 (B) 

Pon:ent af Dominant Spacles 
That Are OSL, FArm, or FAC: l!l!l (AlB) 

Pnlvalenca lndllx~ 

Total % CCM!r of: Mul!lp!y by; 

08Lspedes x1= 

FArm apecles x2= 

FAC api1lclea x3= 

FACU species x4= 

UPLBpecle$ x5= 

Column Totals: (A) (B) 

Pl1MIIence Index = BIA • 
Hyd~ Vegetation lndk:at.cn: 

_ 1 • Rapid Test for Hydmphytlc Vegalstlon 

.A 2 • Oomlnenca Test Is >50% 
_ 3. PrewlencalndeX 1s sa.o' 
- 4. Motpho!oglcal Adaplatlon$ f (Provide supporlfng 

data In Remarks or on 11 aeperete alleet) 

_ 5 • Wedland Ncn-Vaeader Planl$1 

__ Problematic Hydlcphyllc: Vege!don' {Elrplaln) 
11ndlcatom of hydric soil and wetland ll)'drnlagy mllld 
be P-'. unlsss dlslllrbed or problamallc,. 

Hydrophytk: 
Vegelsllon 
Pnlrl6nt? Yn__.X__ 

No __ 

Western Mountains, Vdeya. end C01111t-Version 2.0 



"") 

l 
J 

SOIL 
Profile Dnclfplfon: (Descrlba to the dlplh neadlcl to document the Indicator or conflrm the absence of lndlcatont.J 
Deplh Mlllrlx ~Features llnch&sl ColotfiDIIilll -L- Co!gr<mo!liC -L- ..:r.!.. :JJiiL II!Odum Ramat1dl 

!l::l! l!r!B~ ..1!!L. ------ g!l! !gam 

l~21! lQ:t.B~ ....1I!!L ------ Ill !gam 

- ------
-- ------
-- ------
-- ------
-- ------
- -----

'Tvce: C=Concenlratlon D=DeDiatlan. RM=Reduced MBII1x.. cs-<::ovared or CoalBd Sand Grains. "Location: PI.=Po!e_t.Jruoo,_ M=Ma1rix. 
Hydric Soli lndlclltDnl: (Applicable tD ell LRRa, uniOM ~ notad.} lndfcatot8 for PI obtemdc Hydric SoDa': 
- Hlatosol (A1) _ Sandy Redox (SS) - 2 c:m Muck (A10) 
- ~ Eplpedon (A2) - Stripped Ma!rfx (56) - Red Parant Matl!rlel (TF2) 
- Black thtlc (A3) _ Loamy Mudcy Mlnensl (F1)(ucept IIILRA 1) _ Very ShallaW Olllk Surfal:e (TF12) 
_ Hydrogen Sulllde (M) - Laemy Gleyed Mall1x (F2) - Olher {E.Itplam In Remluts) 
_ Oepleled Below Olllk SurfacQ (A 11) -Depleted Malrlx(F3) 
_ Thick Da1k SUtface (A12) _ Redox Olllk Surface (F8) "'nddeatora of hydropl'tyllc vega!aUon and 
- Sandy Mucky Mlnentl (51) _ Oepleled Olllk SUrface (F7) welland hydrology musl be~ 

Sandy Gleyed Malrtx ($4) - Redox~(F&) unlaa8 disb.l!bed or~. 
Reetrlctlva Layer (If praunt): 

Type: 

Deplh (lnchas): Hydric Soli Pmaent? Yee No...x__ 
Ramarks: 

HYDROLOGY 
Wetlend Hydrology lndlcatora: 

Prlml!ltv l!.lll~catora fmlnJmum !If lmtll!lll!dlr!!!l; cl1eok !Ill Slim llllDiv\ Secondarv lnt.llcafnra l.2 121: lll!D DDIIO!dl 
_ SlllfacDWater(A1) - Wafllr..Stelnad '-- (89) (except _ Watet'-Stalned 1.eavee (SO) (IIILRA 1, 2, 

_ High WaiDr Table (A2) MLRA 1, 2. 4A. and 48) 4A,and4B) 
_ Saturallon (A3) _ Salt CN8l (811) - Drainage Patlema (810) 
_ Watar t.larka (81) _ Aquatic lnvertabtatea (813) _ Dry-Seaton Walllr Tobie (C2) 

- Sediment Oepoaltll (82) _ Hydrogen Sulfide Oda (C1) _ Satundlon VIsible Df'l Aerial Imagery {C9) 

_ Ortfl Deposits (83) - Oxidized Rhlzosp'- along lMng Roots (C3) - Geomotphlc Po8lllon (02) 
_ Algal Mat or CnJal (84) - Presenca of Reduced Iron (C4) _ Shallow Aqullard (03) 
_ Iron Deposita {B5) - Recent Iron Redudlon In Tilled Solis (C8) _ FAC-N4utnll Test (OS) 

_ Surface SCIU Cradla (88) _ Stunted or Slree8ed PlarnB (01) (LRR A) _ Rallied Ant Mounds (06) (LRR A) 

_ Inundation Visible on Asrlallmage!y (87) _ Other (Explain In Remarks) _ Frost-Heeve Hummocks (07) 

Spfnely Vegetated Coneew SUrface (88) 

FJeld Obewvatlona: 

Surface Water Prasent? Yes __ No..x_ Deplh0nches): 

water Table Present? Yes..x_ No __ Depll1 (Indies): lZ 
;::::n f'nleenl? Yes..x_ No __ Deplh(lndles): H Wotland Hydrology Present? Yes __ No_.l_ 

Oes1:rlbe Reeonlecl DBta (I!Wam fiii!Jge, mcnftOrlng well, aerial photos, previous lnspectiona), If evailable: 

RemariiB: 

us Anrry Caps of Englneera 

SATHER ANNEXATION 
(ANN12-00001/ ZOC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0-240 
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WEll.AND DETERMtNAnON DATA FORM-Western Mountains, Valleys, and Coast Region 

ProiGd/Sittl: Sll1fw Pmpel1y 

.AppllcantiOwne Be!mt at CgJyall!l. u.c 
Sampling Data: 2·17·12 

Sllmpllng Point .....1!22"'----
IIMIIIt!galor(&): Tom Qet Secllon, TCIWII81ip, Range: NW Quarl!!r o!Sec!!on 3. Tqwnstm 215. Ranga 5W 

Landfonn (hll!elope,lei'I'IIC8, etc.): y!!ll!!y bglom Local mDef (concave, CDIMIX, none): C9!'!li!Mi! Slope(%): ..mL_ 

Subregion (I..RR): LBB NMl..BA 2 Lat: 44.561482 Long: ·123.290358 0ab1m: NAQ 27 

Soli Map Unit Name: Baysbayt t'lay. flaodf!d, Q.3 pen::ent lllogel NWl ~ ..... DQD!I...,., __ _ 

Are cllmallc: I hydtalogte condHklna on Ill& Elite typical for this time of year? Y1111.JL_ No __ (If no, elCp!aln In Remerl<&.) 

Are Vegelaflon ..2L.,. Soli _x_. or Hydrology __ slgnHieanl!y dlslurbed? Are "Normaa Clrcvmstancea" ~ Yes __ No _JL_ 

Are Vegelaflon ___. Sol_____. or Hydrology __ naturally probltlmatlc:? (If needed, explain any~ In Remarks.) 

SUMMARY OF FINDINGS- Attach site map showing sampling point locations, traneects,lmporbmt features, etc. 
Hydwphyllc Vege!allon Present? Yes.JL__ No __ 

Hydric Sol Pre8ent7 Yes.JL__ No __ Is the Sampled Anta 

Weiland Hydrology Pnl&enl.1 Yes_x_ No __ wllhln a Watland? Vea-L-. No_ 

Rematlal: Rainfall ha& bMtl flashy over Ill& last couple of montlls. January- 125 pement d 110111\&1. February ha& only been 44 pen:ent of 110111\&1 
110 far. 

Soli has been recenl!y Ulled. Vegelatlon Ia &par&~~ and the 11011 profila Is dlstul'bed 11:1 about 20 Inches. 

VEGETAnoN- Use sdentfflc names of planta. 

T!'lll S!mhlm (Plot aim: §!!! 

1. 

2. 

3. 
4. 

SaDllnoiS!trul! Slmlum (Plot size: 

1. 
2. 

3. 
4. 

5. 

He!b Stratum (Plot size: 1m 
1. dloDecunJ:f l!lllteDIJs 
2. 

3. 

4. 
5. 

6. 

7. 

8. 

9. 

10. 

11. 

W:ll2!1x YlDI Slmlum (Plot size: 

1. 

2. 

% Bate Ground In Herb Stnrturn 
R.e!Tiarlls: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
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Abeolule Oomlnant Indicator 
) ~ ~ .Jil!!!!.!L 
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---'" Tolsl Cover 

) 

A-~J!l:&YL 

---------
---------
---------
---------
---------
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---------
_&ll_• Talal Cowr 

~ ) 

---------
------------= Talal Cover 

I!Q 

Dominance Teet~ 

Number of Dominant Spadee 
That Are OBL. FN:;W, or FAC: 1 (A) 

Total Number of Dominant 
Spadee Aci'Os8 All Slrala: 

; 
i (B) 

.. 
Petalnt of Dominant Spadee 
ThstAreOBl, FAGW, or FAC: lm! (NB) 

Pr9valencelndu~ 

!211!111! Cover gt Mulllolvl.!x; 

OSlapecles x1= 
FAGW species x2• 
FACapeclea x3• 
FACU apeclea x4= 
UPlapeclea x5= 
Column Totala: (A) (B) 

F'nil'lahlnoe Index = BIA = 
Hydropllytlc Vegetation lndlcatonl: 
_ 1 • Rapid Test for Hydrophyllc VegelsUon 

,A_ 2 ·Dominance Te&t Ia >SO% 
_ 3·Preval&noelndexts:!3.01 

- 4 - Morpllologlcal Adllptalion8' (Provide supporilng 
data In Remal'ka or on a separate eheet) 

_ 5 ·Wetland Non-Vsseulat Planla1 

_ Problematic Hydrophytlc Vegelatlan1 (Elcplaln) 
11nd!ca1Dra of h)'dlfc soil and wslland hydrology must 
be pni4NIIIt, unless disturbed or problemallc. 

H:fllrollllytlc 
Yaptation 
Praeant? Yea..JS._ Na __ 

Weetem Mountains. Valleys, and Coa&t-Venllon 2.0 



SOIL 
Profile DeeulptiGn: (Desctlba to the depth needed to~ the Indicator or conflml thellbaanc8 of lndlcatonl.) 

Depth Matrix ~FIIIIIIns 
(lndltls\ Color lmolstl -'L- Color Cmo!StC -'L- ..r.mL :::LQL Tgtum Ramatb 

!l.::a la!Bal2 ...1lllL.. ------ !!lit loam 
a:J2 la!Ba.!l ..wL ------ slit loam 
l2+ llltB!lll ...l2L ------ d!ry 

------
-- -----
-- ------

------
. ~: C=Concen1rallcn O=Oeplelfon RM=Reduced Matrix.~~-;;;;;;;-Grains. 'Location: PI.-Ponil Unlng, Y=Ma1rbc. 
Hrdrlc 8ollllndlcaor8: (Applicable to llfl LRRa. unl- otherwllle nolad.} lndlcatcna fvr Problematlc lfylfrlc: Soils": 
_ Hlalo&oi(A1) - Sandy Rsdox (55) _ 2 em Muck (A10) 

- Hl8llc: Ej)lpedon (A2) - Stripped Mllfltx {S8) - Red Parent Malerlal {TF2) 
- Bladt Hlllllc (1>3) _ Loamy Mudcy Mneral (F1) (excapt ULRA 1} _ Vary Shallow Oar1< Suthlce {TF12) 

- ~regen SUIIkle (A4) - Loamy Glayed Malrlx (F2} .X. Other (Explain In Remarks) 
_ OepleCellaelowDartSII!face (A11) - Depletad Malrix (F3} 
_ Thick Dark Slllface (A12) - RedDII Oar1< SUtface (F6) 'lndcatrn of hydrophylle vegetation and 
_ Sandy Mucky Mineral (S1) - Depleled Dark Surface {F7) wetland hydrology must be present. 

Sandy Gleyed Matrix (S4) Rsdox~(FS) unla8s disturbed or problemallc. 
Reatrk:tlw Layor (If prumrt}: 

Type: -Depth (Inches): 12 Hydric Boll PrMont? Yea .A_ No 

Remarks: HJd~ vegetation and wellaJ1d hydn:llogy 8le preeent. The aoll hall beer! rec:enlly tilled and reliable lndlcalor8 of hydric soils hiMJ 
beerl eliminated. The Sample Point Ia wi!IU!a floodplain and on the fllnge of a ltlrge wedllnd. SP 20 Is about 75 feet ID the north and oc:an at 
rcughly the same elevalfon. SP20 and 21 _.used aa a Rlfllrence ID help delelmlne the walland boundary between SP 21 and 22. 

Sloppe(l digging al12 
~, 

I 
J 

HYDROLOGY 
wetl8lld ~0$11 lndlcatons: 

Primm v lfldcators lmlnlmllm g[ 1m maulredj chack il!llllt llml:tl ~Indicators 12 !l! lll!llll!l!llllmdl 
_ SutfacoWatar(A1) - water-stained l.eaYea (B9) (except _ Water-Stalnod Leaves (89) (MLRA 1, 2, 

.X.. High wnarTable (A2} ULRA 1, 2, 4A, am148) 4A, and48) 
L Sa111ra1bn (A3) - Salt Qusl (811) _ Drainage Pat1ems (810) 

_ W8W Marlcs (81) - Aquatlc lllWftellratea (813) _ Ory-Saason Watar Table (C2) 

- Sediment Depoelta (82) _ Hydrogen SullldeOdor (C1) _ Saturation Vllllbla on .Aariallmagery (C9} 

- Drill Oepoel1a (83) _ Oxidized~ along Living Roots (C3) _ Geomorphic Potllfon (02) 

_ Algal Mat or Crust (84) _ F're!!enal of Reduced Iron (C4) - ShaDow Aqultan:t (03) 
_ lrcn Depoalls (85) - Rscent lnm Reduction In Tilled Solis (C6) _ FAC-Neuttal Test (05) 

_ surr-SoU Cmcks (88) _ SMrted or SlreMed Plants (01) (lRR A) _ Raised .AI1t MolnJs (06) {lRR A) 

_ lnundlllbn V1slble on Aer1al Imagery (B1} - Olher (Explain In Remarks) _ Froat-Heave HU1111'110Clol (07) 
_ Spmely Vegetated Conc:ave Surface (88) 

Field~ 

SUrface Wetltr Present? Yea __ No ...x._ Depth (Inches): 

Water Tabla Present? Yas...x._ No __ Depth (Inches): 7 

Sab.nllon Pre&ent? Yea...x._ No __ Daplh(lnches): 4 Wetland Hydrology Praaent? Yea....1L._ No __ 

llnduclea caollfarv frlnoe) 
Describe Raeon:led Data (Siream gauge, monitoring well, illll1al photos, prevloualnspedlons), If IIVIIIIable: 

RermulcB: 

Weatam Mountains, VallsyD. and Coast-VllfBion 2.0 

SATHER ANNEXATION 
(ANN12-00001/ZDC12-000G1) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-242 
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WETI.ANO DETERMINATION DATA FORM-Western Mountains, Valleys, and Coast Region 

Projec:tiSite: Sa!ber pmperty Clty}County: Corya!II!!/Benlptl Sampling Data: 2-17·12 

AppllcantiOwner: Re!rMt at Coryal!ll. LLC Stat&: QR Sempllng Paint: .....~~23...__ __ _ 

~B): Tgm Dt!! Sec:lion, Township, Range: NW O!.rJrl!ll gt Sedigo 3. Tqwnsb!p 21S. Ranga 5W 

l..lwtbm (hlllalope, terrace. ure.): Yllll!w bo!tgm local rellaf (concave, convex. I'IOI'IG): conq!Yt Slopo {%): ~ 

Subregion (LRR): LRR A!M1.BA 2 Lat: 44.581490 Long: -123 200333 0etum: NAP 27 
Soli Map Unit Nama: Blysbaw clay. l!ooded· Q:3 pemmt a1ooa NWI dassH!ca!Jon: nons 

Are dlmatlc/h)'drologlc: condftlona on the alta typical for !his 11meofya81'1 Yes_lL_ No __ (If no, explain In Rsmarfal.) 

Are Vsgslallon..L...,. SoD ...x..._. or Hydrology _signlllcanllydlstul1led? Are 'Normal Cl~ present? Ya __ No_lL_ 

Ate Vegsla1lon ____. Soli_, or Hytfi"QQogy __ naturally problsm811c7 (If nssd!!d, axplsin any atlliWIIrB In Rernark&.) 

SUMMARY OF FINDINGS- Attach alta map showing sampling point locations, transects, Important features, etc. 

HydnJphyllc VBgelallon Ptesent7 Ya.,A_ No __ 

Hydric SoD PrNent? Ya __ No.A,_ Ia Cha Sampled Atea 

Weiland Hydrology Present? Y113 __ No.A,_ ~-Weiand? Y!!B__ ~....!.,_ 

Rema!lcs: Ralnrall has been 11aahy over the Ialit couple of monlhs. January- 125 percent of normal. Fsbrualy hall only been 44 percent of nonnal 
eo far. 
Sail has been rucuntly tilled. Vegsla!lon Is 8pSII8!! end the soil prollle Ia dlsturtled to about 20 lnd1ea. 

VEGETATION- Use scientific names of plants. 

Tree S!m!um (Plot size: §m 

1. 

2. 

3. 
4. 

SanllnaiSh!l.f.ll Stmlum (Plot llize: 

1. 

2. 

3. 
4. 
5. 

He!b S!ra!um (Plot size: 1m 

1. ~1}!1!tensls 

2. 

3. 

4. 

5. 

8. 

7. 

e. 
9. 

10. 

11. 

~YI!!i Stratum (Piotslm: 

1. 

2. 

% Bare Ground rn Herb Stratum 
Remmlal: 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0·243 

Absolula Dominant lndlcalor 
) ~~...§!a1laL 

---------------------------------
---=Total CoYer 

3m ) 

---------
---------
-------------------------___ ,.Total Cover 

) 

.J.!L_ _m_ ...fl&'tL 

-------
---------
---------------------------
-------
---------
-------
---------
---------

22 =Total CoYer 
3m ) 

---------
---------___ =Total Cover 

1!2 

Domi.-TIIIItw~ 

Number or Dominant Species 
Tlult Are 08l, FA.C»>, or FA.C: 1 (A) 

Total Humber of Dominant 
Specles Aaosa AD Sima: 1 (B) 

PIIR:ent of Dominant Species 
Tlult Ate OBL, FN:.W, or FAC: l!l!l (M!) 

PnMIJ.-Index wvrktltleat: 

Total% Coywo{; Wt!plvby: 

OBL apiiCies x1• 
FACN apiiCies x2• 

FA.C species x3= 

FA.CU species x4= 

UPLspeciea x5= 

Column Totals: (A) (B) 

l'niYalllnco Index = BIA = 
Hydrophytic Vegslation fndk:atorr. 
_ 1. Rapid TG$l ror~Vegetst~on 

..X 2 • 0om1nance Test 1$ >50% 

- 3 -l'niYalllnco Index Ia S3.fJ' 

- 4 • Motphologk:sl A.daplallons 1 (PrD¥Ide aupportlng 
data rn Rtimsl1ls or on a aeplll'llta llhest) 

_ S ·Wetland Hen-Vascular F'lenlll1 

- Plublemat!c: ~ Vegeta~~on' (Explain) 
indlc:slor8 of hydric eoD and \Wiland hydrology must 
be present, l.ll'lless disturbed c:r p!'l)blematlc. 

~ 
Vlillll8f,IIUOn 
PrMcnt? Ya_ll_ No __ 
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l 
SOIL 

Profile Oeh1pllon: (Deacrlbe to h depth needed to doc:wmll'lt h lndlcalcr or confirm h llbaanc:o of lndlcatora.) 

] 
Depth Malrix ~E6Biuras 
Onchul Color (moist\ ..Ja_ Cq!or (mg!§tC ~ ..:rmL ::19iL laxlun!t RArMib 

Q:l!l l!rt:!Ul2 ...1!I!L. ---- !illllllm 

-- ----
-- ------] 
-- ------
-- -----
-- ------
-- ------
-- ----

~-= C=Concentra1lon D=Oeolellon. RM-Reduced Matrix. CS=Covered or Coaled Sand Grains. ~: PL=Pore IJnlng, M=Malrix. 

., 
1 

j Hydric SOli ndlcalonl: {Atlpllcable to all LRRa, ..... othefwl8e noted.) lndfcatonl for Problematic Hydric Soils': 
- Hlatosoi(A1) - Sandy Redox (SS) _ 2anMudl(A10) 

- Hl$llc EJ!pedon (A2) _ ShWed Mal!lx (S6) - Rod Pantot Malarial {TF2) 
_ Blacll Hlsilc (A3) _ LOIIIIIY Mucky Mineral (F1) (exceptlllRA 1) _ Vel'J Shallow Date SUrfsc8 (TF12) 
_ Hyd10g111 Sulfide (A4) - Loamy Gleyed Matlfx (F2) - Olher (Explain In Remarlal) 
- DepltiDd Below Dark Surfaca (A11) - O&plaled MBirlx {F3) 
_ Thick Dark Surface (A12) _ Redox Date Swface (FB) '1ndlcatora of hydropllytlc vegelallon and 
_ Sandy M.Jcky Mineral (S1) - Depleted Oalk SUiface (F7) Wlltiand hydrology I1IUIIl be preaenl, 

Sandy Geyaf Malrix {$4) Redox Depresslonll (F8) unlfta dlsturlled or problllmallc. 
Rastrlctlw ....,., (ff p-m): 

Type: 
Depth {lnd'les); Hydric SoD Present? Yes No....!.._ 

l 

J 
Remarlta: 

~ 

HYDROLOGY 

Weiland HyU"ology lndlc:atonl: 

Prlmalv lnd1celtora (minimum st !!Ill reaulrad; check llllllllllii11.111Yl Secondarv lnd!Cstots C2 9.[ IIlOOI ftiOU!red} 
_ Surface \Valllr (A1) _ Water-stained leaves (89) (except _ Walat-stalned leaYeB (89) (lllRA 1, 2, 
_ High WSfiK Table (A2) IIIILRA 1, 2, 4A. and 48) 4A, ant148) 

- Satu!dcn (A3) _ SaltCnlat(B11) - Onllnaga PaiiDma (810) 
_ Water Marb (B1) _ Aquatic lnvertebmtus (B13) _ Dly-Seallcn Wa!erTable (C2) 

- Sedlmert Depoells (82) _ Hydrogen Sulfide Odor (C1) _ Salurallon VIsible an Aerial Imagery (C9) 
_ Drill Dep:3lllla (B3) - Oxidized Rhlzospheres along lMng Roots (C3) - Geomolphlc Poslllan (02) 
_ Algal Mal or Cl\lllt (84) _ Praence of Reduced Iron (C4) - Shallaw Aquttard (03) 

- Iron OapHita (85) _ Raeent Iron Reduction In Tilled Soils (C8) _ FAC-Neulnll Teet (05) 

_ Surface Sell Cracks (88) _ Stunted or stnla&ed Planla (01) (LRR A) _ Raised Ant Mounds (06) (LRR A) 

_ lnunddcn VIsible on Aerial Imagery (87) _ Olher (&plain In Remanca) _ Frost-Heave Humrnoc:lcll (01) 
_ Splll1lelyVegetsl8d Coneave Surface (88) 

field ObHmdloml: 

Surface Wat.llt" Pnlsent? Yn __ No JL_ Depth (lnci'IM); 

Wa!er Table F"riiSent? Yes __ No ...x.._ Depth (Inches); 

=::::::fringe} Y118.1L_ No __ Deplh(lnci'IM): l!l Wetfand Hydrology Preserd7 Yes__ No..J.__ 

Do8cr!be R~ Data (sbesm gauge,I'IIOilitllring wall, aerial photos, previous lnspaol!ons). If available: 

Remal1cs: 

Western Mountains, Vallays. and Coast- Version 2.0 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-244 
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WETLAND DETERMINATION DATA FORM -Western MountaJM, Valleys, and Coast Region 

Projec:tiSite: Sa!ber f'ropertv CityfCounty: Corvlllii!IBen! Sampling Date; 2·17·12 

~ Rlltmat at Corya!lh!. LLC Sla!e: OR Sampling Point: __.24""----

lnve$tlgaCol(s~ -.uTom.w.uDmto!lillL---------- Sedlon, Township, Range: NW Qua!'t!!!rof St!jiOQ 3. TQYI!lt!blp 21§ Rin11t 5W 

Landform (h!llslope, ten'ace, etc.~ Xfil!ev bo!tgm l..oc:ehvllsf (conc:aw, CIIIMIX, none): Ctl!!C!MI Slope(%): __l.!L_ 

Subraglon (l.RR): _.,LBwB~Mti.CWl~~o~RA-..2~o..-______ l..at --:44z:x.ii56ii!.11420!.31L---- l..cng: ·123.2§9760 Oah.lm: NAP 27 
NWI~...J.Dngns...., __ _ 

AnJ cllmslle I hydrclcglc COIIdlllons on !he slt8 typical for lhle lima of year? Yes _2L.. No __ {If no,lllq)laln In Rema!lta.l 
AnJ Vegetation _x_. Soll...lL...... or H)'tlrology __ slgnlllcanlly dlslulbed? AnJ "Normal Clrcumslancllff pn!IHI1t? Yvs __ No _x_ 

(If needed, explain any 8nSWIItS In Rllrna!b.) 

SUMMARY OF FINDINGS- Attach Bite map showing sampling point locations. tnanucts, Important features, ate. 

Hydrtlphytlc Veglllllllon PrDsMt? Yes _2L.._ No __ 

Hydric: Sol Present? Yes_lL__ No __ 1111 the Sampled Ana 

Weiland Hydrology Present? Yes.lL_ No __ wlltlln a Wetland? Vea---l,_ No_ 

RemllUial: Balnfllll has bean flashy ovef the last couple of months. Jen!IIIIY W118125 pen:ent of nonnel Fablualy has only been 44 Pfll'l.*ll of l'lOim8l 
so rar. 
Sol has been recently tilled. Vegets.llon Ia ~~PaBelilld the 8011 profile Ia disturbed to about 20 Inches. 

VEGETAnoN- Use sclentfflc names of plants. 

Ifll.tSt!atum (Plot lllze: 2m 
1. 

2. 

3. 
4. 

S!lp!!ng/Stuyb S!mtwn (Piota!ze: 

1. 
2. 

3. 

4. 
5. 

He!b Slnrtu!n (Plot size; 1m 
1. A/opt!cunls otatensl3 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

WoodY~ Slratum (Plot alze: 

1. 

2. 

% Bar& Grnund In Hlll'b Stratum 
Ran\alkll: 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT D-245 

Abeolute Dominant Indicator 
) ~~...m&!l.. 

---------
------

----------------
---=Tofal Covet 

3m } 

---------
---------
---------
---------
---------
---= Tofal Covet 

) 

~ -D1..- ..J!.N:t/L 

---------
---------
----------------------------------
---------
---------
---------
---------
.JQ._" Total CCMlf 

iml ) 

---------
---------
---"'Total Cc;wer 

!I!! !IHf litl!:!!: ll aa addltlonel2!!21l 

DomlnencaT4111t~ 

Number of Dominant Species 
That Ate OBL. FACW, or FAC: 1 (A) 

Total Number of Dominant 
Spades /4QOf1;ll All Strata: 1 (B) 

Percent of Dominant Splldes 
ThatAteOBL. FACW, grfAC: ll!ll (AlB) 

~lndclx~ 

I!llll :l!i eowr !lt Mul!lnlv flx; 

OBLepecies x1 .. 

F AON &pliiCiel x2= 

FAC &pliiCiel x3• 
FACU llpl!lCies x4= 
UPL&pliiC!el XS= 
Column Totals: (A) (B) 

PniMilence Index = BIA = 
Hydropbytlc Vegetafton lnd'lc:lltonl! 

_ 1 • Rapid Test for Hydrophylk: Vegetation 

L 2 • Oomlnanca Test 111 >50% 
_ 3-Pruw.tanoa Index 1a !:3.o• 
- 4 - Mo!phologlcal Adaplatlone' (Provide suppor1!ng 

data In Ramatl<s or on e seperale 111\eet) 

_ 5 ·Wetland Non-Veseular Plantlll1 

- Prl:lblem&ttc Hydrophytlc Vegefal!on' {Ellplaln) 
1lndlcakml of hydric eo!l end wetland hydlology must 
be pra$8nl, unll!sa dlatulbed or prol.llematlc. 

Hydropbytlc 
Vegetation 
Praeent? Yn.JL_ No __ 

Westem Moun1alns, Valleye, and Coast- Venslon 2..0 



l 
j 

SOIL ~Point 24 

Profile Delutptloia: (Describe to 1tHt dap«hllliOded to document lhe Indicator or conftnn 1tHt llb8ence of lndlcatorB.) 

Depth Matrix ~ax Features 
flndles) Color {mo&d} _2i,_ Cglor lmq!stC _2i,_ ..1.ml!.. ::J:ii!LO Tl111t!.Q Ramadta 

!2::a l!llBa£2 _jmL ------ !!!It loam 

'l 

J 
~lll l!llBal:l .:tmL. ------ &!It loam 

-- ------] 
-- -----
-- ------
-- ------
-- ------
-- ------

'TYPO: C=Concerdrallon RM=Reduced MalrtK. CS=Covlwed or Coated Sand Gralna. ~: Pl=Pore Llnlnc. M=Ma1rtx. 
Hydric Solllndlcatonl: {Applicable to all LRRI, WIING olhorwloe noted.) lndlcatonl for Probhnnatic Hydric Sofia': l 
- Hiatoarol {A 1) - sandy Redox (S5) _ 2 em Muck (A10) 

- Hls1k: Eplpedon (A2) - S1rlppecl Matrlx(S6) - Red Parent Malarial {TF2) 
- Bllldc Hlatic (A3) _ Loamy Mudcy Mlnenal (F1) (oxcept MLRA 1) _ Vtrt Shalow Dark Surface (TF12) 

- Hydrogen Sulllde (A4) - Loamy Gleyed Malrtx (F2) lL Other (Explain In Ramarks) 
- Depleted Below Daile Su!face (A 11) - Depleted Matrix (F3) 
_ 1hlckDarkSUrtace(A12) - Redox Da!k Surface (FS) 'lndlcalotB of hydlophytle vegelallon and 
- Sandy Mucky Mineral (S1) _ Depleted Dark Surface (F7) wetland hydrology must be pr8llllllt. 

Sandy Gleyed Matrbl (S4) Redolc Dapnmlona (F8) un1eas dlslurbed or problemalfc. 
Reotrfetlva l.ayw (If Pf"81\Q: 

~: 

Depth (Rhea): Hydric SoH l'niHnt? Yea_L_ No 
RelnaritiJ: l+tcfrophyllo Yllg8!allon and wetland hydrology era present. The $011 has bGen mcenUy tilled and l8llable lndlcalnrs of hydric aolla have 
bean ellmlnafed. The Sample Point Is within a 1!oodplaln and on the fringe of a large welland. SP 20 Ill about 150 feet to the norlh and oa::unJ at 
roughly the aame ehJoiallon. SP20 and 21 werv used aa a ref&lmce fD help delllnnlna the walland boundary batwllen S? 21 and 22. . 'l 

J 
HYDROLOGY 
w.tlend Hydrology lndlcatora: 

'Prirnmv lm!~c:atom tmlnlmum !21: aiiiOU!rad; checlc ll!llbm aooM Seamdarv (ndicalom Ia sc ID!IIll MOU!mdl 
_ SwfBce Watar (A1) _ Watar-$1alned leaves {89) (oxcept _ Watar-Stalned L.eaws (89) (IILRA 1, 2, 

lL High Water Table (A2) MLRA 1, 2, 411. and 48) 4A,and48) 

.2L SatwatJon (A3) - 8all Crust (811) - Drainage Pall8me (810) 
_ WBIIIr Marb (81) _ Aquallc lnvarlabratea (813) _ Dly-SeaBon Walllr Tabla (C2) 

- Sdnent Dapoalls (82) _ Hydrogen SuiOde Odor (C1) _ Salurallon Vhllble on .Aerial Imagery (C9) 

- Dr!!t Daposlts (83} _ Oxidized Rhlzollpherea along LMng Roots (C3) _ Geomorphic Position {02) 

_ Algal Mat or Crust (84) _ Preaenca of Reduced Iron (C4) - Shallow Aquilmd (03) 

- Iron Depl)8ils (85) - Recent Iron Reduction In 11led Soils (C6) _ FAC-Neulral Test (05} 
_ SUifaca SoU Crac:lal {BS) _ SUIIed or Stressed Plants {01) (LRR A) - Raised Ant Mounds (08) (LRR A) 
_ Inundation Visible on Aerial Imagery (87) _ Other (Explain In Ramarks) _ FlllSt-Heeve Hummoclca {07) 

Sp1ne1y Vegetated Concave SUI'I'aca (BB) 

Field ObGemlllons: 

Surface Water Present? Yes __ No _lL_ Depth (Indies): 

Walllr Table Present? vea...x_ No __ Depth (Inches): jQ 
Salunlllon ~nt? Yes ...x_ No __ IJaplh {lnd!es): 7 Watland Hydrology Present? Yes_!__ No --llndudes 
Describe Recorded Dalll (alnlam gauge, rnonllorlng well, aerie! pholos. pmvlcus lnspedlons).lf avalleble: 

Retllal1<s: 

SATHER ANNEXATION 
(ANN12-0DOD1/ ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
ATIACHMENT D-246 



WETLAND DETERMINATION DATA FORM-Western Mountains, Valleys, and Coast Region 

Pl'ojectiSHe: sa!ber £>rppmty City/County: Cqrys!!!!!IBenl Sampling 011111: 2=11-12 

~ Re!1Jat atCorya!!ls. LLC State: OR Semp!lng Paint _25,_ __ _ 

IIMilltlga1or(s):....~.~TomiiW.IDna:t~.----------- Section, Township, Range: NWQuarlftrpfSagloQ3.1'qwnab!p:US.Rangefiii. 

Lendbm (hlll&lope,lan'ece, ale.): v• bq!t.om Lccal nlllef {c:oncave. CDIMIX, none): ccncaye SlopG (%): 4--
Sub!eglcn (lRR): LRB A1M!.RA 2 lat 44.561236 LQng: ·123.2ll9735 Datum: NAP 27 
Soli Map Unit Name: BiMtl!!w c~av. ~!!lode$~. H fl!mm! 111ope11 NW1 dasalllcatlon: none 
Aradlmatlc/hydrologlccondlllonaontha eltetyplc;dforthlullmeofyaar? Yea.....x._ No __ (If no, explain In Remarks.) 

Ara Vegetallcn ,A__, Soll.lL...., or Hydrology __ slgnlflcantly disturbed? Ara "Normaa Chwll'llrtllnC88• preaent? Yea __ No .....x.__ 
Ala Vegetallon ___, SOil_, or Hydrology __ nalUrally problematic? {lf needed, explain any answ81'11ln Remlllks.) 

SUMMARY Of FINDINGS- Attach site map showing sampling point locations, tranucts, Important features, etc. 
Hyd!Cph)llc Vegelallcn Pmaent? Yes __ No_!._ 

Hydric Soli~ Yes __ No_!._ Ia the Sllmpled Area 

Weiland Hydrology Pm$ent? Yes No.....x.___ within • Wetland? Yea_ No.JL_ 

Remarks: Rainfall has been fleshy over !he last couple of months. January- 125 pen:ent of normal. FWuary has only bean 44 pen:ent ofnonnal 
GO far. 

Soil has been I1IOBIItly tiled. Vegetallon Is sparse and lha soil profile Is dlstutbed to about 20 lnclle$. 

VEGETATION- Use uclentlflc names of plants. 

Tree Stratum (Plat Gtzs: 5m 

1. Qwn:w tmi'I'VafJ4l 

2. 

3. 

4. 

Saolino/Shrub Stratum (Plat size: 

1. 

2. 

3. 

4. 
5. 

l::.!!m Stratum (Pictslla: lm 
1. AloD«vrvs lli'BI&nsJs 

2. 

3. 

4. 
s. 
6. 

7. 

8. 

9. 

10. 

11. 

'l:l9Sl!JJ. ~ Slratum (Plat size: 

1. 

2. 

% Bam Ground In Herb Sln!lum 

Ral1'ulrk$: 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-D0001) 
PlANNING COMMISSION STAFF REPORT 
ATTACHMENT 0-247 

Ablilolute Dominant Indicator 
) ~~_§IUL 

..J.!:!L_ ...DL-~ 

---------
---------
---------
---"'I olaf Cover 

:!In ) 

---------------------------------------------
) 

_ =TobdCover 

_jjL__ ..m__ ..HI2IL 

-------
---------
-------------------------
---------
---------
---------
---------
---------

30 = Tolal Cover 
~ ) 

----------------___ =Tobd Cowlt 

110 lllltl!ller II !Ill sddlllonaf lllltl 

Dominance Teat workllheot: 
Number of Dominant Spede$ 
Thai Ara 08L. FACW. or FAC: 1 (A) 

Tol.lll Numbor of Dominant 
Species /lao!is All S1rala; 2 (B) 

Pen:ent of Dominant Spede$ 
Thai Ara OBL., FACW, or FAC: ~ (AlB) 

Prevaltnc:e Index WOflulheet: 

!!1!11 2t Cover 2!; M11!l!l11X!!xi 
OBlspecios x1• 

FACW species 11:2"' 
FACspecios x3= 

FACU specios X4"' 
UPLspecios x5= 
Column Totals: (A) (B) 

PI'IMllence Index = BIA " 
H)'drOphylfc Vegetation lndlelidl:lnl: 

_ 1 ·Rapid Test for Hydroph~ Vegetation 
_ 2 ·Dominance Test Is >50% 

_ 3. PI'IMliGnoe Index 1s S3.01 

- 4- Mo!phologk;al Adaplallone, {Provide SllppCitlng 
deta In Ramall<e or on a 88parale 8heef) 

_ 5 ·Weiland Non-Veacular Planla1 

- ~Hydrophyllc Vegefallon' {Elcplaln) 

'lndk:atonl of hydril: soil and ~nd hydrology must 
be present, unlaaa disturbed or problematic. 

Hydl'optlytic 
Vegrlltafon 
Prlleent? Ya __ No.JL__ 
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SOIL Sampling Point 25 

Profile ~ (DMcribe to tM depth needed to documllnt file Indicator or confirm tM aboeiK:e of lndlc:atonl.} 
Depth Matrix ~EMluniB 
fll1chosl Color lmolsfl _jL_ Cc!pr ltnQkliC _L_ ..l'lsL :Lll!L Iextum Remarka 

0::11! u1m~ ....u1!L ------ dtlosm 

l!l::lll lllm:tll ...lSlL. ------ sBtlgam 

-- ------
- -----
-- ------
-- ------
-- ------
-- ---

·~ C=Coranlratlon, O=Oeplel!on RM:Reduced Matrix, CS=Covenld or Coa1ad Sand Grains. -'location: PI..=Polu Unlna. M=MatriX. 
Hydrlc SOIJ IIICIIcalln: (Appllc:able to all LRRs, unJesa ottt.wlaa notad.) lndlcatora for Problemallc Hydric Bolla": 

- Hl8IDso4 (A 1) _ Sandy Redox (S5) _ 2cmMudt(A10) 

- Hlstlc Eplpedon (A2) - Stripped Matrix (58) - Red f'Bn.tnt Material (TF2) 

- BJad( Hst1c (A3) _Loamy Mucky Mineral (F1) (emepl MLRA 1) _ Vesy Stl8lklw Datt Surfsce (TF12) 
_ Hydrogen Sulftde (M) - lomny Gklywd Matrix (F2) _ Olher (Explain In Remarlal) 

_ Depleted Below DarXSurfaca (A11) - Depleted Malr1x (F3) 
_ Tbldo; Dllr1t Sulfac:e (A 12) - Redox Omll SUrface (Fe) "rndk:alora ot hydrophyllc wgelallon and 
_ Sandy MIK:ky Mineral (51) - Depleted Dark Surface (F7) 'MIIland hydrology must be present, 

Sandy Qleyed Matrix (S4) Redox Oepnllnlkms (1'8} unlasa dlslurbed or problemallc. 
RestrictlYe ~.apr (If pn188nt): 

Type: 
Depth {ln:lles): Hydric Soli Plnellt? v .. No..L_ 

Remarka: 

] HYDROLOGY 
Wetland lfylltology lndlcatora: 

PrimaN lndlcalDIII !minimum !lfal!l!IIIDII' s:tJest llllllllt IIPIIIYl §econdary lndlcafor8!2 g[ lilQ1lll80tllradl 

_ Surface Water (A1) _ Waler-Stalned leavee (89) (except _ Wa!er.stalned Leaves (89) (MlRA 1, 2, 

_ HlghWatarTable(A2) MlRA 1, 2, 4A, and 48) 4A,and4B) 

- SalulaUon (A3) - Salt Crust (811) - Orainagll Paltema (810) 
_ Wa!Dr t.laJb (81) - Aqulltlc lnverlllbralllll (813) _ Dfy-Sallscn Watsr Table (C2) 

- Sediment Oepoaifs (82) _ Hydroglln Sulfide Odor (C1) _ Saturation Vl8lble an Amlallmagaly (C9) 

- Drift Deposlls (83) - OXIdized Rhizxlsphelu$111ong LMng Rcots (C3) - Geomorphic Poallian {02) 
_ Algal Mal or Clll8t (B4) _ Pmooce of Reduced Iron (C4) - Stl8lklw Aqultard (03) 

- Iron Deposits (85) _ RIIC8nt Iron Reducllcn In Tilled Solis (CB) _ FAC-Nwlni!Test(D5) 
_ Sulfac:e Soli Cracks (86) _ Stunted or Sll'llll8ed Plants {01) (LRR A) - Raised Ant MotJnds (06) (LRR A) 
_ lnundalbn Vlslblll an Aertslltnagesy (87) _ Olher {Ellplaln In Remarb) _ Frost-Heave H1111111l0dcs {07) 

_ Sparsely Vagelallld Concave Surface (88) 

Field OfiMmlllona: 
Surfaca w.tBr Pnlsent? Yes __ No -X_ Depth (lnchea): 

Walllr Tabla P1811111lt? VIIS -X_ No-- Depth (lnch1111): lZ 
Satura!lon Present? YN -X_ No-- Depth (lnchea): l~ Wetland Hydrology Pl'81lant? v .. __ No.Jl_ 
llncNda& CIIPI!Iafv tilnael 
OII6Q1be Recorded Dl'lla (elnlam gauge, monllorlng well, aerial photos, ~ lnspedlons). If avallabla: 

Remarlca: 

Western Mountains, V~ and Coast- Version 2.0 
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WETLAND DETERMINATION DATA FORM- Westem Mountains, Valleys, and Coast Region 

Projed/SI!e: Sl!llttrf'roperty Clty/Collnty: Cjorya!llsiBt!' Sampling Date: 2·17-12 

AppllcantiOwner: RelnHit at Coryallls. LlC stale: OR Sampling Point ___.26..._ __ 

lnvestigstor(s): Tom Dee Sacllon, TO'Mlllhlp, Range: NWO!.!i!l'terofS!!c!!gn 3. TCI!M'llltllp 218. Blangi5W 

L&ndfonn (hllllllope. tllmlce, ate.): bll!slgge Local relief {conc:ave, convax. none): C!!!1C!Mt Slope{%): ......JL_ 

Subregion (LRR): LRR A!Ml.BA 2 lat 44.560§08 long: ·123.290509 O!!tum: NAP 27 
Soli Map Unit Name: Bawbaw clav.1!ooc!ed. 0-3 p!l!'C!l!!t !!lope!'! NW1 clastllilcBIIon -IJl!lOM-. __ _ 

Are dlmallc I hydn:iloglc <:Oildlt!oml an 1M site typical for this time of yea(? VIIS _L_ No-- (11 no, explain In Remark&.) 

Am Veglltallon ..X....., Soli -2L..... or Hydrology-- slgnifleantly disturbed? Are 'Normal Clrt:Umstanals' present? Yea-- No _lL_ 

Am Veglltallon __. SOil____. or Hydrology __ naturafly problemallc? (If neaded, uplaln any a~ In Remarks.) 

SUMMARY OF FINDINGS- Attach sHa map showing sampftng point locations, transects, Important featuru, etc. 

Hydtcphytlc Veglltallon Preaant1 Yea_L_.. No __ 

Hydric Soli Preaant1 Yes_L_.. No __ Ia the hmpled Anla 

Wetland H)Walogy Present? Yes..x__ No __ w!Utln a Wetland? Yee__,X_ No_ 

R.emariiB: Rainfall has been ftashy over 1M last oouple of manll'lll. January was 125 pen:ent of normal. Fabrualy has only been 44 percent of normal 
aofar. 
Soli has been recenlly tilled. Vegetation Ia sparse and 1M 11011 proflla Is dletu!bed to about 20 Inches. 

VEGETATION- Use scientific names of plants. 

Tru Str!.lfum (Plot elm: §m 

1. 

2. 

3. 

4. 

§!~Shrub StraWm (Plat size: 

1. 

2. 

3. 

4. 

5. 

l:ll!r! SlratiJm (Plot 111m: lm 
1. AJooecun.ts Dl'l1ftmsls 

2. 

3. 

4. 

5. 
6. 

7. 

e. 
9. 

10. 

11. 

W~Yllm Stra1l.lm (Plot lllz8: 

1. 

2. 

% a- Ground In Herb Stnatum 
Remarl<a: 

SATHER ANNEXATION 
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ATIACHMENT 0-249 

Absolula Dominant lndleator 
) ~~~ 
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211 = Tolal Cover 
~ ) 
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l!!l 

Domlnam::eTo«~ 

Number of Dominant Spedaa 
That Are OBL, FACW, or FAC: 1 (A) 

Total Number of Dominant 
Spllcles .Acrolls AD Str!!ta: 1 (B) 

Pareent of Dominant Spedaa 
That Are OBL. FACW, or FAC: llll2 (AlB) 

F't1rtakmoa Index 1lltOI'bbeet: 

Total% Coyer ot Myl!!plv by; 

OBlupecles x1= 

FACWapedas x2= 
FACapecles x3• 

FACU apecles x4• 
UPlupecles x5., 
Column Totals: (A) (B) 

Prevalence Index = BIA = 
Hydtophytlc lll'ldlcatom: 

_ 1 • Rapid T ast for Hytlrophytlc: Vegatatlon 

.X.. 2 • Oomlnen011 Ted Ill >50% 

_ 3 ·Prevalence Index Is 53.0' 

- 4 - Morphological Adaptation$' (Provkla supporting 
clala In Remarks or an a eepa!ilts sheet) 

_ 5 ·Wetland Non-V&llCUisr Planls' 

_ Probklmallc Hydrophytic: Vegelsllan' {Ellplaln) 
11ndlcalcra of hydric: soli and we!!and hydmlogy must 
be ~t. LD1leaa dletu!bed or probklmatlc. 

Hydropltytle 
VOgetatlon 
Present? Yes_L_ No __ 

Westem Mountains, Valla)'S, and Coast-Varalan 2.0 
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SOIL Sampling Point 26 

Profile Deacriptlon: (Describe to the depll needed to doc:ument the Indicator or conflnn the absanc:e of Indicators.) 
Deplh Matrix Bllli!S Eeatures 
Olllillllll C:ollll:{rnolst\ _jL_ COiOi <mo!s!l --L- ...ImfL :lli!iL Tax1u!J Remarks 

.....QL_ llllBall ..1QIL ------ !!lit !gam 

] 
D;;j§ lll:ffi§ll _so__ l!li:B~ ...1L- _Q__ ....M.._ Bill loam 

-- ------
-- ------
-- ------
-- ------- ------
- ------

~. O=Coi'ICilf1lnlllon 0 RM=Reduced Uatrbl. CS=CoYered or Coated Sand Grains. 't.oeaUon: PI.=Pontl.lnlng, M=Mal!lx. 
Hydric 8olllncHcatora: {Applicable to all LRRs. unr ... olhllrwllla noted.) llndlcatont far Pl'oblematlc: Hydtfc Solfa•: 
_ Hlato8ol (A1) - Sandy Redox (55) _ 2 em Muck (A10) 

] 
_ Hlsllc Eplpedon (A2) _ Stripped Matrfx (56) - Red Parent Material (TF2) 
- Black Hlallc (A3) _ LoamyMuckyM!nerai(F1)(ocaptMLRA 1) _ VfllY Shalkm 08111 Surface (TF12) 

- Hydrogen Sul1lde (M) _ Loamy Gleyed Matrfx (F2) ..2t. Olhar (Explain In Remarfca) 
_ Oeplelad Belew Dark Surface (A11) - Depleted Matrix (F3) 
_ Th!ckDariiSurl'ace (A12) - Redox Dark Surface (Fe) .. ndlcalora af llydrDphyllc vegefatlal and 
_ Sandy Mucky Mineral (S1) _ Depleted Dark Surl'ace (F7) wetland hydrology must be present. 

S8ntly Gleyed Malllx (54) Redox~(F8) 11111ese dlsUbed or problemllllc. 
Ra&t.rlc:IMt Layer {If present): 

Typa: 

Depth (Inches): Hydric Soli Preaent? Yes_!_ He 

Remarlal: Hydroph)Uc vegetallon and wel!and hydrology are pnMMIIIl .AI1hough lha soli meata (F3) for depletad matrix, lha proftle hila been 
8lgnllll;an1fy dleturbed and "'nddcatcra for PrQblemalk: Soils" was U8lld to deacriba lha 11011. The Sample Point Is wlfiWt a ftoodplaln and In lha center or 
a lalga welland. SP 20 was U8lld as arat'Gnlnaa. It can be I'8880ilfd that If SP20 on lha fringe of the lalga wetland hall hydric soils, 1hon SP 26ln lha 
~ aflhe !alp -uanct muat 11a11e h)QI1c soils as wall. 

HYDROLOGY 
WaCiarld Hydrology Indicators: 

Ptbnm v lndic:alors (minimum S!! !i!!J!11'81JUirad' chedl: !!I! lll.llaocM Sac:ondarv !ndlcatcrs !2 S!t !IlSI[! lll!WI!!!!!l 

l 
J 

- Sur1acB Watsr (A1) _ Wstur-stalned Laaves (89) (excopt _ Watw..stmad L8S¥118 (89) (MLRA 1, 2, 

..2t. High Water Tabla (A2) IIIILRA 1, 2, 4A, and 48) 4A,and48) 

..2t. Saluratlon (A3) - Salt Crust (8 11) _ DreJnage Patlema (B10) 
_ Watw Marks (81) _ Aqwllc I!MIItebt'ataa (B13) _ Ory-Seaaon WatwTable (C2) 

- Sediment Daposlla (82) _ Hydrogen Sultlde Odor (C1) _ Saturallon VIsible on Aerial Imagery (CQ) 

- Orllt Deposlls (83) _ Oxidized~ along LMng RDota (C3) _ Geomolphlc Position (02) 

- Algal u.t or Cnl8t (84) - Presence or Reduced Iron (C4) _ Shallow Aqultard (03) 

- Iron Deposita (85) - Recent Iron Reduclion In Tilled Soils (C6) _ FAC-Neulral Tast (05) 

- Surlaca Soil CraclcB (86) _ Sluntad or Sln!s8ed F'lsnt8 (01) (LRR A) _ Rall!ad Ant Mounda (06) (LRR A) 
_ lnundallan VlllltH on Aerial Imagery (B7} _ Other (Explain In RGI!'IIIl'kll) _ Frost-Heave HummoclcB (07) 

- Sparsely Vegelaled Concave Surface (88) 

J 
Ftold OllsaNall-

Sur1acB WaW PrMallt? Yaa __ No _lL Depth 6nchaa): 

W11b1r Tabla PrMent? Yaa._X__ No __ Duplh(lncm): 4 

Sa1urallon ~ Yes _x_ No __ Depth (lnchaa): lllll:l!il!ll watland Hydrology Preaent? Yee...L.__ No __ 

llncludaa cttDIIlsiY fringe) 
Oatalbe Recorded Data {atnlam gauge, monitoring well, aarlal pholoa, pmloualnspecllons).lf available: 

Remar1al: 

Waatern Mcuntalns, Vale)$. and Coast- Varalan 2.0 
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WETL.AND DETERMINATION DATA FORM-WMtem Mountains, Valleys, and Coast Region 

ProjuctiSite: Sather Pmperty 

Appllr:antfOwner. Betmat at CQtm111s. LlC 

Sampling Date: 2-17-12 

Sampllng~~v._ ___ 
II1VIIIS!Igatcl(11): --"TomliiWQetloCII:IIi..------------ Sec!lon, Townalllp, Range: NW C1ua!1Dr gt Sec!lon 3. TOMtsb!p 218. Range 5W 
Landform (hlllslope,len'aca, etc.): YM bol!qn Local relief (CCfiC&\'G, COIMIX, nona): C!?!!!j!M! Slope(%): ...JriL_ 

Subregion (LRR): lBBAIMLRA2 Lat 44.559980 Long: -123.289419 Datum: NA027 

Soli Map Unit Name: B!Mib!IW dgy.lfggded. 0-3 !!!1!'ti!!mt 8lop!ls NWI classlftcatlon: ...uDO!l!I111.111.---

Ated1mstlc/hydtologlocondllionson lhe eHBtyplcal tor this time ofyeat'l Yes..,2L_ No __ (If no. eJq)laln In Remarb.) 

Ate Vegatetlon _x_. Soii..2L...,.. or Hydrology __ fllgnllican1ly dlsturi>ed? Ate "Normal Clrcumslances' present? Yes __ No _x_ 
(H needed, explain 11ny a~ In R.erna!IIB.) 

SUMMARY OF FINDINGS- Attach site map showing aampDng point locations, transects, Important features. etc. 

Hydnlphyllc VagataUon Preaent? Yes..,lL__ No __ 

Hydric: Soli Preaent? Yes..,lL__ No __ .. the Sampled Me 

Weiland Hydrology Preaent? Yes..A.,_ No __ within a Watland? Yea --X_ No_ 

Remadul: Ralnl'all has been flashy over lhe lest couple of mon!ha. January- 125 percent af nonnal. Febn.lary has only been 44 percent af normal 
so fer. 

Soli has been recenlfy tilled. Vegatation Is tp8tS8 and the BOll profile Ia dlalutbad to about 20 lndlss. 

VEGETATION- Uu scientific names of plants. 

Ir:uS!ratum (Plot lllze: lim 
1. 

2. 
3. 

4. 

Sap!ina/Sbll.!b S!ratum (Plot size: 

1. 

2. 

3. 

4. 

5. 

Herb S!ra!um (Plot size: 1m 

1. ~nmtensll 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

~~Stratum (Plot size: 

1. 

2. 

'1ft Bani Ground In Herb Sllalum 

Rsm!lrks: 
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PLANNING COMMISSION STAFF REPORT 
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Absolute Dominant lndlcalor 
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1m =TobdCover 
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Domltlance Teat wcrtcahaat: 

Number gf Dominant Species 
That Ate OBL, FACW, 01' FAC: 1 (A) 

TOIBI Number of Dominant 
Species Acroes AS Strata: 1 (B), . 
Pen:ent of Dominant Spedell 
That Ant OBL, FACW, or FAC: lQQ (AlB) 

PnMIIam::e Index worlalheat: 
I\111! ~ Cover 2f: Mulllclv l!x; 

OBLspeelaa x1• 

FAC:N speelaa K2= 
FACipedeli X3"' 
FACU species x4= 

UPlspacles x5= 

Column TOIBII: (A) (B) 

Pl'fl\llllence Index = BIA = 
Hydropltytlc VGgGtatlon lnclk:ato«s: 
_ 1 • Rapid Teat fOr H)tdrophyllc Vegeta11on 

.X.. 2 • Oornlnanoe Teat Ia >50% 
_ 3- Pl'fl\llllence Index Ia S3.01 

- 4 • Motpllologlcal Adaptetiona 1 
(Provide llllj)pOitlng 

dais In Remark~~ or on a l8j)lllllte sheet) 

_ 5 ·Walland Noo-V811Cl.1111r Planls1 

_ Problemallc Hydropllyllc: Vegetat!on1 (ExplaV\) 
11nd!c:atora af hydril:: soli end walland hydrology muat 
be present. unless dlslulbed 01' ptOblemallc:. 

~ 
Vllgllfatlort 
"-'t? Yu..,L_ 

No __ 

Waatam MDunlalna, Valleys, and Coaat- Vanllon 2.0 
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SOIL SarrpDng Point "Z1 

Protlta DNcrlpllon: (Oeccrlbe to the depUt needed to clocuiMnt the Indicator Olf cont11m the absence of lndlcatlms.) 

Depth Ual!lx Rl!lsm Features 
!lnches} Coler (moist) _jL_ Color fomli!l _jL_ ..Im!L :J:iiL Iaxtura Ramad!l 

~ l!lXBi!Z .J.2!!.._ ----- !!ill! !pam 

3::11 l!lXB3ll ..lQ2_ ------ !ill loam 
1!:111 lox.B§ll ...eg__ ll!mMI ..JL_ ..Q__ JL_ !ill loam 

-- -----
- ------

------
------
------

~ C=Concanlrallon RM=Reduced Matrix. CS=CcM!ted or Coatlld Sand Gralna. \.ocatbn: Pl.-Pore Unlno. M=Matrfx. 
Hydrlc Solllndlcalonl: (Applicable to ell~. unt..lltherwlaa notad.) lrldlcatora few P1oblematic Hydr1c Sofia': 
_ Hlstosol (A1) _ Sandy Redox (SS) _ 2cmMuclr.(A10) 

- Hlsllc E'plpedan (A2) - stripped Matrix (SB) - Red Perent Mslerlal {TF2) 
- Slack Hlalk: (A3) - Loamy Mudty Mlnenll (F1) (ucept I'IIL.RA 1) _ Very Shllllow Dark Swfllca (TF12) 
_ li)'dn:1gell Sulllde (M) - Loamy Gleyed MaiJix (F2) .X Olher (Explain In Remarks) 
- Oepleled Below Darll: SUlfate (A11) - Depklled Matrix (F3) 
_ ThlckOarkSurface(A12) _ Redox Carll Surface (FB) 'lndlcators of tlydrophyllc vegetation and 
_ Sandy Mucky Mineral (S1) - Oepletad Dark SWface (F7) welland hydrology must be pruaant, 

Sendy Gleyed Ma!Jix (54) Redox~(F8) unless disturbed ot pn:lblemalic. 
Reelrlcitlve Layer (If~: 

type: 
Depth (lnd'let): Hydr1c SoU,._...., YIIS...A,_ No 

Remar!cs: Hydropllyllc vegetallon and wetland hydrology ant ~ Allllough the soli meets (F3) for depleted mstrlx, the profile hall been 
slgnlllcantly d.ulurbed and "'ncccatora for Problematic Solis" was seleded lo describe the soil The Sample Point Is wfthln a ftoodpfaln and on the 
fringe ora large wellal1d. SP 20 waslllled ae al'8farellce.ltcan be ruaaooec1 that lfSP20on lhe frlnge of the large W8lland hall hydric solla, then SP 
'Z1, Whldlls loww In elevation and 8UI'IOUnded by slllndlng wa!ar, mUll have h)'drfc sob as well. 

] HYDROLOGY 
w.tland Hydrology lndlcatot8: 

Prlma[l( lmllcatora (minimum Sit D !E!I.i!J.!li check !Ill 11m aoolvl Secondarv ll'ldlcalors l2 2£ IDQ[!I mculredl 

_ Surface Weier (A1) _ Wafei'.Stalned leave~~ (89) (except _ Water-S!Hted L-(89) (MlRA 1, 2, 
A. High Waller Table (A2) MLRA 1, Z. 411, and 48) 4A,and4B) 

1L $atulallon (A3) - SaltCnlst(B11) - Oralnege Paltemll (81 0) 
- watBr Maria~ (81) - Aquatic lnverlebral.e.s (813) _ Dty-Season Weier Teble (C2) 

- Sediment Deposlla (B2) - Hydrogen Sulftde OdQr (C1) _ 5alunsllon Vlalbla on Aedal I11181J81Y (C9) 
_ Drift Deposlls (B3) - OJddlzed Rhlzoltpheres &long I.Mrtg Roola (C3) - Geomorphic Poslllon (02) 
- Algel Mal 0/( Clllst (84) _ ~or Reduced 1ron (C4) - Shallow Aqutlan:l (03) 
_ Iron Deposils (85) _ Recent Iron Reducllon In 11lled Solis (C6) _ FAC-Neulml Test (05) 
_ Surface Soli Cmclar (B&) _ Slunted or Slraeeed Planla (01) (L.RR A) _ Rlllsed Ant Mourtde (06) (LRR A) 
_ Inundation VIsible on Aedallmagety (87} _ Other (Explain In RIIITIIUIIs) _ Frost-Heave HummoclaJ (07} 
_ Sparsely \/egetatad Concave Surface (88) 

Field Ob!lemations: 

Surface WWr Presenl.1 Ya __ No -X_ Deplh(lnchea): 

WI#« Table P1888nt? Yes..JL. No __ Deplh (lnc:hall): IWface 
Saluralion Praaent? Ya.JL_ No __ Deplh (Inches): IIUI'face Watland Hydrology Prasent? Yee__JL_ No __ 
llncludae 
Deac:ribe Rscorded Dela (81nlam gsuge, monlloring well, 88lfal pholos, prevloull !nGpedlons),lr IMII!able: 

Remmks: 

Waetem Mountaln.s, Valleys, end Coast- Vfll'llion 2.0 
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WE.Tl.AND DETERMINAllON DATA FORM-Western Mountains, Valleys. end Coast Raglon 

ProjediSlle: Sa1her f'mperty CltyiCounty: Cqrml!!!l!Bentp Sampling Data: 2·17-12 
AppllcantiOwner Re1r!at at Cgrya!llo. L1C Sla!a: OR Sampling Point: _..28.._ __ _ 

lnvesllgalol(a): Tqm llH S&el!on, Township, Rang&: NWQI!JdMofStcl!pn3 TOW!llbfR21S. Bang,ft5W 

landform (hD!slope. ~. etc.): Vaki bqltpm LocallV!Ief (conaM!, convex. nane): CQllCiiYI Slope (%): ..mL_ 

Subregion (LRR): lBBAIMtBA2 L.at 44,559290 Long: ·123.2900118 Dalum: NAP 27 

SoU Map Unit Name: Bm!baw d!i!Y !logded. Q.3 DI!Jli!!!lt !!lqpm! NWI dallllllcallon: -W!l!1t!ttL11L---

/w dlmaflc I hydrologic con<!ilclns on !he sl!alyplcel for lhla time of year? Yea.JL_ No __ (If no. ellplaln in Remarb.) 

Are Vegataflon ...!...,_. SoU _x__. or Hydrology __ algnllicarlijy disturbed? Are "Normal~ ~nt? Yea __ No .,lL_ 

Are Vllgl!l!lltlon __,J Sol___, or Hydlology __ nalurelly problematic? (If needed, explain lillY-- in Remlllfcs.) 

SUMMARY OF FINDINGS- Attach aHa map showing sampling point locations. transects, Important featUf'8S, etc. 
Hydrophyllc Vegetal!on Present? Yes.JL__ No __ 

Hydric Soli Pnlsent? Yes.JL__ No __ Ill the Sempled Ama 

Walland Hydrology Ptesent? Yes.,lL__ No __ wllflln a Wetland? Yu_L_ No_ 

Remarks: Ralnfaft hils been flashy over !he ls8t couple of montha. Janllllly was 125 pon:ent of normal. February hils only been 44 J)GrCe1lt of normal 
110 far. 

Soil hils been reoonlly tilled. Vegetal!on Ill sparae end the aai1 profile Is dlllb.lrtled to about 20 lnch&s. 

VEGETAllON- Use scientific names of plants. 

Tme S!mtym (Plot slza: Sm 

1. fmxlnus lsl!fblla 

2. 

3. 
4. 

§lo!IMflil:nlll:! Stratum (Plot size: 

1. 
2. 
3. 
4. 

5. 

Heri:IS!mtym (PiotslzB: 1m 

1. AloDscunJs Dl'ltteMis 

2. Ttlfoflum 1!9'1!§ 

3. 
4. 

5. 

6. 

7. 

a 
9. 

10. 

11. 

"'Jg9dy ~Stratum (Plot size: 

1. 
2. 

% Bare Ground in Herb Sllalum 

Remarlcll: 

SATHER ANNEXATION 
(ANN12-00001/ ZDCi2-0000i) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-253 

Absclule Dominant Indicator 
) ~ ~ ..J!llll.L 
~ J!!!._ .E&1I:L 

------
---------
---------

lim ) 
~=Total Cover 

---------
---------
---------------------------
---=Total Cover 

) 

~ J!!!._ ...f.!&!:L 
,_,§_ ~ ...Ee&L-

-----------------------------------
------

---------
------

----------------
..liQ_= Total Cover 

im ) 

---------
------

---'"Tots! Caver 
§!2 

Domlnanco Test wodalhllat: 

Number of Domln:ant Specie& 
l1uit Are OBL, FAr::N, or FAC: ... 2 (A) 

Tolal Number of Doml1111!11 
Species AaOII8 All strata: 2 (B) 

Pefcenl of OCmtnant Species 
That he OBI... FACW, orFAC: lQ!I (AJB) 

Pfre'lalence Index WOI'katleet: 

Ill!!! ~ Cover gt MuilkJiy~ 

OSI..epedea x1= 
FAr::N &pedes x2= 
FACspaclea x3= 
FACUepedea x4= 
UPLepedea x5• 

Column Totals: (A) (B) 

Prevalence Index = BIA "' 
Hydrophytk: v~ lndlcatclra: 

_ 1 • Rapid Test for Hydrophy!lc Vegetallon 

.2L 2- Dominance Test Ill >50% 
_ 3 ·Prevalence Index Is $3.01 

- 4 • Mo!phologlcal Adaptallon$1 {Pravlde IIUJlP0!1Ing 
data In Remarks ar on a sepata1e nst) 

_ 5-Weiland Non-Vascular Plants' 

- Prcb!ematlc HydrcJphy!lc Vegeta!lon 1 (Elcplaln) 
1lndk:atonl of hydlfc aail end wutland h)drology must 
be ~ l.ll1leA dillfllrbed or problemallc. 

Hydropttytlc: 
Vegetation 
Pnlsent? Ya_x_ No __ 

Weslem Mounlalns, Valleys, and Coast-Venion 2.0 
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SOIL sampling Point 28 

Profile DoeQ1ptlon: {Describe to the depth needed to doctiment the Indicator ar conflnn the abeence of lndk::atl:n.) 

Depth Mablx ~Eeaturas 
llncMal Color(llllillllll ~ Cg!gr<rno!ltC ~ ...Il:IL. ::LiiL Tgx!urt Ramarks 

!l::i lDYB~ _ll!!L ------ fliltloam 

3:::111 Glav2~1!Q ....m_ ------ a!!ly clay loam 

-- -----
-- ------ ------
-- ------
-- ------
-- ------

'T~: C=Concunlrallan RM=Reduced Mlllrix. CS=Covan!d ar Coated Sand Grains. 2Locallcn: Pl...pc,nt Unlng, M=Matrlx. 
Hydrto Solllndlcatont: (Applicable to all L.RRa. unleaa o1t1erw11e noted.} lndlcatonl for Ptobiiii!IIIUc Hydlfo Sol !a•: 

- Hl&loaol (A1} _ Sandy RadOK (SS) _ 2 em Muck (A.1D) 

] - Hllllk: Eplpedon (A2) - Slrfpped Malrix (S6) - Red Parent Matarial (TF2) 
_ Black Hlaflc (A3) _ LDamy Mucky Mineral (F1) (except MUlA 1) _ Very Shallow Dartt Surface (TF12) 
_ liydroglln Sulllcle (A.4) - Loamy Gleyed Matrix (F2) A other {Explain 1n Ramarksl 
_ Depletad Below Dark SUrface (A11) - Oepleled Matrbl (F3) 
_ Thllit Dark Surfaclt (A 12) - Redox Darlt 5urfaca (Fe) 'lndlcatonl of hydrophyllc vegetation and 
-Sandy Lbdty Mlnentl (51) - Oepleled Dark 5urfaca (F1) welland hydrology must be present. 

Sandy Gleyed Matrix (S4) RedoX OepnMII!ona (F8} unlesll dlaturbed or~ 
Rastrictlw layer (If pntamd): 

Type: 

Ouplh (lrdles): Hydric Soil Pnlsent? Yes_!_ No 

"1 

J 
Remark$: ~vegetation and we11and hydrology are present. Allhoughlhe soli~ (F2) for Loamy Glayed Malrbc, the profile hae been 
slgnlllr;:antly dlslutbed and 'lndlcalrlrs lbr Problematic Soils" waa aelecled 1o describe !he 11011. The Sample Point Ia wtlhln a lloodplsln and on !he 
fringe of a large ..tland. SP 20 - used liS a refenlnca. It can be I8IISCIMid lhallf SP2D on !he fringe of !he large welland hila hydtfc llolla, then SP 
28, which Is loMr In "'-lloo and SIIIIOUI1ded by standing water, must haw hydric soils as well. 

HYDROLOGY 
WQllllrld •• ,_ __ , lndlcatonl: 

PrimarY Indicators !mllll.mllm !l! Slllll R!!IUired; check !!!! bt lUIIl!Yl Secotldal v lm:ll!:akml f~ or !!'!1?.!! raaulrad\ 

J 
- 5wface Water (A.1) _ W&tllr-stalned Leavas (89) (ex~ _ Walar-Stelned Leaves (B9) (MLRA 1, 2, 

A High WalarTabla (A2) IILRA 1, 2, 4A, and 48) 4A,and4B) 

..X Sallntion (A3) - Salt Crull! (811) _ Draltlage Pllllama (810) 

_Water Mertal (81) _ Aquallc IIIVIllfsbratas (813) _ Dry-Season Water Table (C2) 

- Sedlmerd DepoGII& (82) _ Hydrogen SUlfide Odor(C1) _ Saturation Visible an Aetlallmagery (C9) 

- Ortfl Deposlls (83) - Oxldfzad Rhlmspherea along living RDoiB (C3) - Geomorphic Poalllon (02) 
_ Ngal Mat or Crust (84) _ ~ ofReduoed lrcn (C4) - ShallowAqullard (03) 

- Iron Oepoda (BS) _ Recant Iron Raductlon In T1lled Solis (C8) _ FAC-Neutntl Test (05) 

- Surfaca Soli Cracks (88) _ Stunted or Slnlsaed Plants (01) (LRRA) _ Raised Ant Mounds (06) (LRR A) 
_ Inundation VIsible on Aedallmagery (87) - Other (ExpiUIIn Rsmalk&) _ FIOSt-Heave Hummocka (07) 

Spamll'fVegelaled Concave 5urfaca (98) 

Field Obamlallona: 

5urtaca Water Pruaent? vas __ Nax._ Depth (Inches): 

WaterTsble PntSent? Yes .,X_ No __ Depth (lndlea): 3 

=:nQl~~l 
Vas ..x.._ No __ Ouplh (lnchea): 111!b Watland Hydrology Pnl84mt? Ya...x._ No_ 

Describe RI'II10ided Data (slnlem gauge, monltodng well, aerial pholoa. pnMou& lnspecllons). tr avallallle: 

'I 

J 

Remarlls: 

Western Mountalnll, Valleys, and Coa8t- VIIITIIcn 2.0 
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Photopolnt 1: 5111 and SPZ (looldr~~ west) 

Photopolnt Z: SP 1 8nd SP Z (looldftl north) 
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Photopolnt 3: SP 3 •nd SP 4 Pooklrti, west) 

l't1otopolnt 4: SP 3 8fld SP 4 (loold111 north) 
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., P.hotopolnt 5: SP 5 end SP 8 (looldftl ust) 
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Photopotnt 7: SP 7 and SP I (lootdftl north) 

Photopolnt 1: SP 7 Mel SP I (looldnt eiSt) 
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Photopolnt 9: SP 9 •nd SP 10 (loo.W. north) 

Photopolnt 10: SP 9 and SP 10 (looldftl eut) 
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Photopolnt 11: SP 11 and SP 11 (looldna west) 

Photopolnt 12: SP 11and SP 1l (lootdna northeast) 
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PhotoJM!Int U: SP 13 and SP 14 (looldn1 west) 
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Photopolnt 15: SP 1s (looldna west) 

Photopolnt 16: SP 16 and 5P 17 (loold"l east) 
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Photopolnt 19: Sf 18 •nd SP 19 (looldnc north) 

Photopolnt 20: SP 20 1nd SP 21 (looldnt soutll) 
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Photopolnt Z1: SP 20 and SP 21 (looldna souttlwest) 

Photopolnt 22: SP 22 and SP 23 (loaldftl southust) 
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lteve _tiattori 

E
om: 
nt: 

o: 
Subject: 

Nancy Edwards 
Friday, March 30, 2012 9:47AM 
Steve Hattori 
FW: Requested Hydrant Flow Data 

1n Mar 26,2012, at 13:30, "Hunt, Galen" <Galen.Hunt@.ci.corvallis.or.us> wrote: 

Hi Nancy, 

My supervisor, Jim Patton, passed along to me a list of hydrant flow data you were needing. Here is 
your data. 
Hydrant Nmnber: 1310 
Flow Hydrant # = 296 
Static: 63 psi 
Residual: 56 psi 
Total Observed Flow: 2368 gpm 
Available Flow at 20 psi: 6311 gpm 

Hydrant Nmnber: 815 
Flow Hydrant#= 986 
Static: 60 psi 
Residual: 55 psi 
Total Observed Flow: 1455 gpm 
Available Flow at 20 psi: 4471 gpm 

Hydrant Number: 986 
Flow Hydrant#= 815 
Static: 66 psi 
Residual: 60 psi 
Total Observed Flow: 1830 gpm 
Available Flow at 20 psi: 5498 gpm 

Hydrant Number: 1953 
Flow Hydrant#= 1519 
Static: 42 psi 
Residual: 34 psi 
Total Observed Flow: 2013 gpm 
Available Flow at 20 psi: 3476 gpm 

Please let me know if I can assist you any further. Thank you. 

Galen Hunt 
Station Four Volunteer "C" Shift 
Corvallis Fire & Rescue Station Four 
365 SW Tunison Avenue 
Corvallis, OR 97333 
Email: galen.hunt@ci.corvallis.or. us 
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EXECUTIVE SUMMARY 

The Corvallis water distribution system needs to be expanded to improve operational 
characteristics and to accommodate planned growth in the community. This facility plan 
evaluates the existing water distribution system, identifies the planned growth for the community, 
projects water demand which will accompany the future growth, and recommends improvements 
to the water distribution system. Also included as part of the development of the facility plan 
is a computer model of the water distribution system to evaluate system operation and the impact 
of proposed improvements. 

The 1996 Comprehensive Plan for the City of Corvallis is the basis for the growth projections 
in the water system facility plan. Service is planned for the urban growth boundary of Corvallis 
based upon the zoning that is currently designated for the growth areas. No provisions for water 
service are included in the facility plan for areas outside the urban growth area . 

POPULATION AND WATER DEMAND PROJECTIONS 

To develop the water facility plan, land use and population are the primary criteria for 
estimating future water demands. The projected population for the City of Corvallis are as 
follows: 

Planning Period 

1997 
Within 10 to 20 years 
Within 20 to 40 years 

Population 

At build out of urban growth boundary 

50,000 
60,000 
80,000 

120,000 

The annual average water demand for Corvallis for the years 1992 through Iune 1997 was 7.5 
million gallons per day (mgd) while the peak monthly water demand was 11.9 mgd, occurring 
in July 1996. Based on current water use records, existing development,· and the existing 
population in Corvallis, the following unit water consumption values have been developed for 
the City of Corvallis: 

Land use 

Residential 
Commercial 
Industrial 
Institutional 

Annual Avem&e water consumption 

76 gallons per capita per day 
1,000 gallons per acre per day 
3,750 gallons per acre per day 
1 ,5SO gallons per acre per day 
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ES-2 Executive Summary 

Expel'.imce shows that water~ in Corvallis varies seasonally based upon temperature and 
irrigation needs. Based on recent water production records and on residential water use data, 
the _peaking factors used to estimate water use variations are shown in Table 1. 

Table I. Peaking Factors" 

Description 

Maximum month demand 

Maximum daily demand 
Residential only 
Average for city 

Peak hourly demand 
Residential only 
Average for city 

Factor 

l.S 

4.0 
2.0 

11.75 
4.6 

" The annual average demand multiplied by the 
peaking factor yields the respective peak demand. 

Given these factors and the unit consumption values presented above, the water demand for the 
community is summarized in Table 2. 

Table 2. Water Demand Summary 

Population inside wban Average daily water 
growth boundary demands, mgd 

50,000 7.5 
60,000 10.0 
80,000 

120,000 

13.5 

20.0 

Maximum daily 
water demand, mgd 

15 

20 
27 
40 
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Corvallis Water Distribution System Facility Plan 

Residentbit Water Use. The average annual residential water use in 1992/1993 was 
3.42 mgd. Since the population was approximately 46,000 people, residential demand averaged 
74 gpcd. A value of 76 gpcd is calculated by increasing the value by 2.6 percent. For planning 
purposes, the average residential water demand of 76 gpcd is used for residential development. 

Table 4-6. Corvallis Water Use for 1992 to 1997, gpCd 

Year Population Average demand, mgd Average demand•, gpcd 

1992~1993 46,260 7.06 153 

1993~1994 46,195 7.23 157 

1~1995 47,485 7.59 160 

1995-1996 49,275 7.68 156 

1996-1997 50,000 7.90 158 

• Demands include all uses, including residential, commercial, industrial, and 
public/institutional. 

Table ~7. Corvallis Water Use of Customer Classes for 1992/1993 

Demand (mad) 

Molllh All residential All commeroialfmdustrial Hewlett-Packard osu 
December 2.86 2.04 o.ss 0.71 

181lUal)' 2.52 1.89 0.60 0.55 

February 2.97 2.04 0.61 0.74 

Mllleh 2.70 1.77 0.52 0.63 

April 2.77 1.8:3 0.60 0.59 
M.y 2.61 1.94 0.58 0.73 
111116 3.38 2.29 0.58 0.74 

July 4.21 2.68 0.67 o.ss 
August 4.74 3.07 0.71 1.08 

September 5.17 3.15 0.74 1.10 

October 4.15 2.97 0.74 0.93 

November 2.93 2.29 0.66 0.77 

Armual Bvent&O 3.42 2.33 0.63 0.79 

Percent of total 8llJlU8l 
average demaad 47.7 3~.5 8.8 11.0 
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4-6 Water Use 

Commerclal Water Use. Commercial water demand was estimated based on an average 
use rate of 1,000 gallons per aCre per day (gpad). This planning value represents a typical value 
for commercial development. 

lndustrial~Water Use. Using the total of 1992 to 1993 ~ater used by all industrial and 
commercial users and assuming an average commercial water use of 1,000 gpad, the average 
industrial water use was 3,560 gpad. Increasing the total industrial and commercial use by 
2.6 percent and assuming an av~rage· commercial use of 1,000 gpad; the average industrial water 
use is 3,653 gpad. Hewlett-Packard's water use was 3, 778 gpad, spread out over the 167 acres 
the Hewlett-Pac~d property covers. For planning purposes, the average industrial demand of 
3, 750 gpad is used. 

Pu.blicllnstitutional Water Use. Institutional water use in Corv:i.llis includes churches, 
schools, hospitals, parks, and the aiiport. Oregon State University, which covers approximately 
532 acres, represents approximately 65 percent of the public and institutional land area within 
the current city limits. The water use for Oregon State University for 1992 to 1993 averaged 
1,477 gpad. With an increase of2.6 percent, the average demand is 1,515 gpad. For planning 
purposes, the public and institutional average demand of 1,550 gpad is used. 

The wa1er use values derived above were used to calculate existing water demand u well aB 

future demand. 

Nonrevenue Water Production 

Water supply and distribution systems experience unaccounted water losses due to the combined 
effect of unmetered customers, leakage, inaccurate meters, system flushing, and miscellaneous 
hydrant uses. As a re3ult, a portion of the water produced cannot be accounted for when the 
results of treatment plant production are compared to the summation of metered uses. 

Nonrevenue water production for Corvallis has been determined by comparison of the total of 
. all metered water consumption with the amount of water metered at the water treatment plants. 

it 

A 5~year history of unaccounted water is shown in Table 4-8. A rate of 10 to 15 percent is 
considered good performance. 

The city has a program to test and repair meters and all customers are metered. ·An audit of the 
system may or may not discover additional savings. As new pipes ~ added to the system and 
older pipes replaCed, the loss of water through leakage may be reduced. 
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Corvallis Water Distribution System Facility Plan 

Table 4-8. Unaccounted for Water, 1992 to 1997 

Year 

1992/1993 
1993/1994 
1994/1995 
1995/1996 
1996/1997 

Million gallons 

157.38 
315.42 
248.41 
287.09 
1n.14 

Percent of total 
water production 

6.1 
12.0 
9.0 

10.2 
6.2 

4-7 

I 
,J Rates or Water Use 
') 

J 
l 
J 

Effective planning and design of water supply, tieatment and distribution facilities requires 
consideration of short-tenn water demand variations as well as average annual usage. Treatment 
plant design and operation is influenced by monthly and daily demands, and transmission and 
distribution mains, storage reservoirs and pumping stations are sized based on peak demands. 
Factors have been developed to convert average demands to peak demands based on water use 
records for the Corvallis system. These factors are discussed below. 

Annual Water Demand. As shown in Tables 4-1 through 4-5, the average annual water 
demand varied between 7.06 and 7.90 rngd. Average annual demand for the Corvallis water 
system for the years 1992 to 1997 was 7.49 mgd. 

Monthly Water Variations. Monthly water demand variations for the Corvallis water 
distribution systems are shown in Tables 4-1 through 4-5. The tables illustrate the seasonal 
nature of water demand in Corvallis. The monthly water use ranges from a low of 75 percent 
of the average annual demand, to a maximum of 153 peroent of average annual demand. The 
maximum monthly water use averaged 149 percent of the average annual demand .. This 
variation is mainly due to water use for inigation during the summer months. For this study, 
maximum month water demand is determined by multiplying average day demand by a factor 
of 1.5. 

Maximum Dally Demand. Maximum daily demand varies with the extremes of climate 
and the mix of customers using the water. Maximum daily demand is almost always on days 
of highest summer temperatures, when landscape irrigation and other uses peak. Table 4-9 
shows that for the period between 1992 and 1997, the ratio of peak to average is approxi~y 
2.0. This is a relatively low peak to average ratio, perhaps as a result of larger industrial 
demands that tend to be uniform around.the year. A typical value is 2.5. For comparison, the 
peaking factor in Portland is approximately 2.4. 
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4-8 Water Use 

Table 4-9. Maximum Daily Demand Ratio for Corvallis; 1992 to 1997 

.. 
Annual average demand, Ratio of maxjmum 4ay to 

Year mgd Peak day deiDSDd, mgd annual average demand 

1992/1993 7.06 13.39 1.90 

1993/1994. 7.23 14.87 2.06 

1994/1995 1.59 14.94 1.97 

1995/1996 7.68 14.65 1.91 

1996/1997 7.90 14.42 1.83 

Average 7.49 14.45 1.92 

For this study the maximum daily water demand was determined by multiplying average daily 
demand by a factor of 4.0 for areas which are predominantly residential (second and third 
service levels). For the combination of all usen within the service area. including residential, 
commercial, industrial, and public/institutional users, the maximum daily water demand was 
determined by multiplying average daily demand by a factor of 2.0. The same value is used for 
projecting future water demands. 

Peak Hourly Demand. Based on actual water meter readings in specific areas of the city, 
this study uses a peak hourly demand factor of 11.75 for residential users and by a factor of 4.6 
for the combination of all users within the service area to estimate peak hourly demand. 

The peaking factors used in this study are presented in Table 4-10. 

Table 4-10. Peaking Facto« 

Description 

Maximum month demand 

Maximum daily demand 
Residential only 
Average for city 

Peak hourly demand 
Residential only 
Average for city 

Factor 

1.5 

4.0 
2.0 

11.75 
4.6 

• The average demand multiplied by the peaking factor 
yields the respective peak demand. 
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Corvallis Water Distribution System facility Plan 4-9 

FUTURE WATER USE 

Planning of water supply and distribution systems requires projection of future water 
requirements, based on population forecasts, land use plans and unit water use values. 

Present Water Use 

Currently, the population within the urban growth boundary is appro~y 50,000. The 
average daily water demand is 7.5 mgd and maximum daily demand is 15 mgd. 

Water Demand in 10 to 20 Years 

The anticipated 10 to 20-year growth is an increase of 10,000 people and a population of 60,000 
within the city limits. Average daily water demands is projected to be 10 mgd with a 
corresponding maximum daily demand of 20 mgd. 

Water Demand in 20 to 40 Years 

The projected population in 20 to 40 years is 80,000 within the city limits. Average daily WS;ter 
demand is projected to be 13.5 mgd and the maximum daily demand 27 mgd. 

Build Out Development 

The projected population within the urban growth boundary at build out development is 120,000. 
Average daily water demands for build out development is 20 mgd and the maximum daily 
demand 40 mgd. 

Water demands are sumtna.riud in Table 4-11. 

Table 4-11. l!'ater Demand Summary 

Population inside urban 
growth boundaiy 

50,000 

60,000 

80,000 
120,000 

Average daily water 
demands, mgd 

IIi 

7.5 
10.0 

13.5 
20.0 

Maximum daily water 
demand, mgd 

15 

20 
27 

40 
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. Corvallis Water Distribution System facility Plan 5-3 

water supply and distribution system. The adequacy of the system is determ.ined by comparing 
it to an ideal system. Forty percent of the ISO rating is determined by the condition and 
adequacy of the water system. 

_ F'ue Flow Requirements. The ISO has also developed a method of determining the 
required fire flow for structures that is based on the structures, size, materials of construction 
and exposure distance to adjacent buildings. A water system should be designed to deliver the 
required fire flow during a maximum day demand for the prescribed duration. Using ISO 
guidelines, the fire flow requirements within the Corvallis urban growth boundary have been 
established by the Corvallis Fire Department. These requirements are shown in Table 5-1. The 
table shows the total volume of water required for one typical fire. These values were used to 
size storage reservoirs. The reservoirs are sized for each service level by using the largest 
volume from one typical fire occurring on that service level. As an example, the largest fire 
flow volume which may be needed on the fust service level is 2.3 MG. The reservoirs on the 
first service level are sized to accommodate this volume. ' 

Fire Pressure Requirements. The fire flow standards set by the ISO require a minimum 
residual water pressure of 20 psi during a fire. Residual pressure, in this instance, is defined 
as the pressure in the main system near or within the zone where hydrant flows are occurring. 

Pipeline Network. The distribution system should be designed with looped systems. The 
looped systems allow water to be delivered to a demand through more than one pipeline, 
increasing system reliability, improving water quality, and reducing headlosses. The ISO 
standaids require that primary and secondary feeders extend throughout the system. These 
should be of sufficient size, considering their length and the characteristics of the area served, 
to deliver fire flow and consumption demands to all areas. The grid of distribution mains should 
consist of mains described in Table 5-2, which shows the minimum size recommended for the 
distribution system. If street layout or topography are not well suited to this arrangement, or 
dead ends and poor griding are unavoidable, the minimum main size should be determined by 
hydraulic evaluation. 

Be<:ause this 'report is concerned with larger distribution pipelines, a detailed layout of minor 
distribution pipelines is beyond its scope. Minor d~stribution pipelines carry water to customers 
throughout the service area. Transmission and distribution pipelines should be routed through 
proposed new roadway right-of-ways and past planned residential developments and schools to 
provide the highest degree of fire protection. 
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5-4 Basis of Planning 

Table S-1. Fire Flow Requirements 

Recommended fire flows" 

Total volume 
Quantity, Duration·, for one typical 

Laud-use classifkationa gpm hours fire, MG 

PriDcipal Business District 4.SOO 4 1.10 

Minor Business Districts 
Partially or UJJBprinlder~ Bu.sinessea 4,500 4 1.10 
FllUy Sprinklered Businesses 3,000 3 0.54 

.. 
Schools and ln&titutions 

Elementary and Junior High Schools 
Typieal Without Sprinkler System11 4,000 4 1.00 
Typieal With Sprinkler System 3,000 3 0.54 

HighSchoolll 

! 
Corvallls s,soo s 1.60 
Crucent Valley s.soo s 1.60 

J Oregon Stale University 
Low Fae Haz:a.rd-1-2 stories, aprinkleted, 
separated from aearby structures 3,000 3 0.54 

Medium F~ Haz.ant-multi-stor;y, aprinklerod, 
&Ome exposure to nearby atrnc:ture8 S,OOO s 1.50 

Hiah Fue Hazard-multi-story, pattly {or not a1 
all) aprinklered. exposed 1o nearby structures 6,500 6 1.30 

Hospital 
Good Samaritan 1,750 2 0.21 

IDdWJtrial Areas and Tracta 
Partially or Uasprinldered Buildings 4,500 4 1.10 
Fully Sprillklered Buildinp 3,000 3 0.54 
Hewlett-Packard 4.SOO 4 1.10 

Residential 
Rural 1,000 2 0.12 
Si.Ggle-Family, Low Density 1,000 2 0.12 
Single-Family, Medium Density l.SOO 2 0.18 
Single-Family, High Density 2,000 2 0.24 
Multi-Family, High Density 3,000 3 O.S4 
Apartmenta and Dormitories 4,000 4 1.10 . 

• Recommended fire f10W11 were determinecl by following lSO guidelines and were reviewed by 1he Corvallit FU'e 
Department in 1994. 
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Table S-2. Minimum Size of Distribution Pipelines 

Area· 

Residential, low density 

Residential, low density 

Residential, medium density 

Commercial 

Industrial 

Public use 

Minimum diameter 
(mches) 

8 

8 

10 

10 

12 

10 

• Guide for Determ.ination of Requinxi Fire flow, Insurance SeMces Office, 
December 1974. 

Valves. To isolate sections of main in the evtJI.t of a break or for new construction, ISO 
standard!& require that the system be equipped with an adequale number of properly located valves. 
Table 5-3 presents dJe maximum valve spacing for long nms of pipelines that serve clliferent 
functions. Connections of smaller mains in the distribution system to transmission pipelines should 
be valved so that the service disruption in any of the smaller mains does not require the nugor 
transmission line to be shut down. Service taps to transmission pipelines larger than 12-inches 
should be avoided. Within the distribution gridwork, valves should be placed on all but one leg at 
tees and crosses in an organized pattern that minimizes lhe length of pipeline shut down whenever 
repairs are needed. 

Table 5-3. Maximum V~ve Spacing Rec:ommended by ISO 

Pipeline function 

Supply pipeline 

Transmission pipeline 

Residential distnoution 

Conune:roial distribution 

IIi 

1 mile 

1/4 mile 

BOO feet 

SOOfeet 
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'2.14 population per EDU assumed 
for Master Planning purposes 

Clly of Corvallis Wastewater Utility Master Plan 
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~. O(JO(p. Full Flot.r (cuhic feet per second) "" '4-'-5 

Mannings "n"= 0.015 ( ft.>ll- C..:.,..>C(h,~ p,(?l:$") 

Dia. *Conv. % Slope (feet per 100 feet) 
(in.) Factor 0.02 0.05 0.10 0.20 0.35 0.50 0.75 1.00 1.25 1.50 1. 75 2.0 2.5 5.0 10.0 20.0 

(c.f.s.) 

3 0.766 0.011 0.017 0,024 0.034 0.045 0.054 0.066 0.077 0.086 0.09 0.10 0.11 0.12 0.17 0.24 0.34 
4 1.649 0.023 0.037 0,052 0.074 0.098 0.117 0.143 0.165 0.184 0.20 0,22 0.23 0.26 0.37 0.52 o. 74 
5 2.991 0.042 0.067 0,095 0.134 0.177 0.211 0.259 0.299 0.334 0.37 0.40 0.42 0.47 0.67 0.95 1.34 
6 4.863 0.069 0.109 0.154 0.217 0.288 0.344 0.421 0.486 0.544 0.60 0.64 0.69 0.77 1.09 1.64 2.17 
8 10.473 0.148 0.234 0.331 0.468 0.620 0.741 0.907 1.047 1.171 1.28 1.39 1.48 1.66 2.34 3.31 4.68 

~10 18.99 0.27 0.42 0,60 ~ 1.12 1.34 1.64 1.90 2.12 2.33 2.51 2.69 3.00 4.25 6.00 8.49 
12 30.88 0.44 0.69 0.98 1.38 1.83 2.18~ 2.67 3.09 3.45 3.78 4.08 4.37 4.88 6.90 9.76 13.81 

----;3> 15 55.98 0.79 1.25 1.77 2.50 3.31 3.96 4.85 5.60 6.26 6.86 7.41 7.92 8.85 12.52 17.70 25.04 

18 91.04 1.29 2.04 2.88 4.07 5.39 6,44 7.88 9.10 10.18 11.15 12.04 12.87 14.39 20.36 28.79 40.71 
21 137.32 1.94 3.07 4.34 6.14 8.12 9.71 11.89 13.73 15.35 16.82 18.17 19.42 21.71 30.71 43.43 61.41 
24 196.06 2.77 4.38 6.20 8.77~ 11.60 13.86 16.98 19.61 21.92 24.01 25.94 27.73 31.00 43.84 62.00 87.68 

27 268.41 3.80 6.00 8,49 12.00 15.88 18,9R 23.24 26.84 30.01 32.87 35.51 37,96 42.44 60.0 84.9 120,0 
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36 578.05 8.17 12.93 18.28 25.85 34.20 40.87 50.06 57.81 64.63 70.80 76.47 81.75 91.40 129.3 182.8 258.5 

42 872.0 12.33 19.50 27.57 38.99<;:- 51.6 61.7 75.5 87.2 97.5 106.8 115.3 123.3 137.9 195.0 275.7 389.9 
48 1244.9 17.61 27.84 39.37 55.67 73.6 88.0 107.8 124.5 139.2 152.5 164.7 176.1 196.8 278.4 393.7 556.7 
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B. Design Criteria 

1. Department of Environmental Quality 
a. The City of Corvallis• design standards are based upon 

the DEQ criteria for sanitary sewer design, 
construction and testing. 

2. corvallis Sanitary Sewer Plan 
a. Sizing for new sanitary sewer main·construction shall 

be consistent with long range system improvements 
identified in the Corvallis sanitary sewer Plan. 

3. capacity 

4. 

5. 

a. When designing sanitary sewers, the capacity required 
shall be based upon the area to be served and the 
comprehensive Plan designation within that area. 

b. Sufficient capacity shall be designed into the system 
to account for the future growth potential of the area 
served. 

Sizing 
a. The m~n~mum size for public sanitary sewer mains is 

eight (8) inches in diameter. 
b. With the approval of the City, six (6} inch diameter 

sewers may be installed for the upper sections of 
lateral sewers which will not be extended further, 
provided that the length of the 6 inch line does not 
exceed 250 feet . 

Gra<ies 
a. All sanitary sewers shall be designed at a grade which 

will produce a mean velocity, when flowing full or 
half-full of at least two (2) feet per second. 

b. Minimum grades for varying inside diameter sizes of 
sanitary sewers with a roughness coefficient "n" of 
0.013 are as follows: 

Twelve (12) inches = 0.22 % 
Ten ( 1 o) inches o. 28 % <o~'<II!!---
Eight (8} inches = 0.4 % 
six {6) inches = 0.6 % 

c. Slopes greater than those shown above are considered 
desirable. 

d. The maximum grade for sanitary sewers is twenty (20} 
percent. 

SANITARY SEWER 

-29-
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Storm Drainage Calculations 
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Existing 

Post Development 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-{)0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-313 

Existing Storm 

Detention Storage 

Drainage Diagram for 11-439 Stonnwater calculations 
Prepared by Steven c. P. Hattori, P.E., Oevco Engineering, Inc., Printed 05/04/2012 

HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC 
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11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC 

Area 
(acres) 

2.110 

3.760 
1.240 
4.950 

16.300 
7.110 

2t250 
56.720 

! 
j 

l 
SATHER ANNEXATION 
(ANN12~0001/ ZDC12~0001) 

CN 

55 

56 
58 
77 
78 
87 
93 

PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0"314 

Area Listing {selected nodes) 

Description 
( subcatchment-numbers) 

Woods, Good, HSG 8 (1S) 

Brush, Fair, HSG 8 (1S) 
Meadow, non-grazed, HSG 8 (1S) 
Woods, Good, HSG D (1 S) 
Meadow, non-grazed, HSG D (1S) 
High Density Residential (70% Impervious), HSG 8 (3S) 
High Density Residential (70% Impervious), HSG D (3S) 
TOTAL AREA 

Printed 05/04/2012 
Page2 

-.... 
0 
0 
0 
0 
'1-
~0:: zo za. 
<(W -o:: 
ZLL 
0LL 
-<( 
1-1-
~CI) 
W..JN z-(1) 
Z~"f 
<(::JW 
0::01-
Wojii 
:r:>--
1-1-:r: <->< 
CI)OW 



11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
H}'droCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC 

~l 
Area 

(acres) 

0.000 

"l 14.220 
l 0.000 . .1 

42.500 
0.000 

56.720 

SATHER ANNEXATION 
(ANN12-D0001 I ZDC12-D0001) 

Soil 
Group 

HSGA 
HSGB 
HSGC 
HSGD 
Other 

PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-315 

Soil Listing (selected nodes) 

Subcatchment 
Numbers 

1S,3S 

1S,3S 

TOTAL AREA 

Printed 05/04/2012 
Page 3 
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11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
H:tdroCAD® 9.10 s/n 03944 © 2009 HJ!droCAD Software Solutions LLC 

Line# Node 

Number 

4P 

J 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12·00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-316 

In-Invert 

(feet) 

98.00 

Pipe Listing {selected nodes) 

Out-Invert Length Slope n 

(feet} (feet) (ftlft) 

96.00 100.0 0.0200 0.013 

Printed 05/04/2012 
~ag~4 

DiamJWldth Height Fill 

(inches) (inches) (inches) 

24.0 0.0 0.0 



l 
J 

11-439 Stormwater Calculations Type lA 24-hr 2-YR Rainfal/=2.50" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Pg~ge 5 

Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+ Trans method - Pond routing by Stor-lnd method 

Subcatchment1S: Existing Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>0.49" 
Flowlength=1,440' Tc=108.8min CN=72 Runoff=1.02cfs 1.148af 

Subcatchment3S: Post Development Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>1.61" 
Tc=5.0 min CN=91 Runoff=11.66 cfs 3.801 af 

Reach 2R: Existing Storm lnflow=1.02 cfs 1.148 af 
Outflow=1.02 cfs 1.148 af 

Pond 4P: Detention Storage Peak Elev=103.79' Storage=2.369 af lnflow=11.66 cfs 3.801 af 
Outtrow=1.00 cfs 1.431 af 

Total Runoff Area= 56.720 ac Runoff Volume= 4.948 af Average Runoff Depth= 1.05" 
100.00% Pervious = 56.720 ac 0.00% Impervious = 0.000 ac 

SATHER ANNEXATION 
(ANN12-D00011 ZOC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-317 
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11-439 Stormwater Calculations Type lA 24-hr 2-YR Rainfa/1=2.50" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD®9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 6 

Summary for Subcatchment 1 S: Existing 

Runoff = 1.02 cfs@ 10.31 hrs, Volume= 1.148 af, Depth> 0.49" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 2-YR Rainfall=2.50" 

Area (ac) CN Description 
3.760 
1.240 
2.110 
2.640 
3.410 

13.660 
1.540 

28.360 
28.360 

Tc Length 
(min) (feet) 
90.3 300 

3.1 290 

15.4 850 

108.8 1,440 

56 Brush, Fair, HSG B 
58 Meadow, non-grazed, HSG B 
55 Woods, Good, HSG B 
78 Meadow, non-grazed, HSG D 
77 Woods, Good, HSG D 
78 Meadow, non-grazed, HSG D 
77 Woods Good HSG D 
72 Weighted Average 

100.00% Pervious Area 

Slope Velocity Capacity 
(ftlft) (ftlsec} {cfs) 

0.0270 0.06 

Description 

Sheet Flow, First 300' 
Woods: Dense underbrush n= 0.800 P2= 2.50" 

0.0500 1.57 Shallow Concentrated Flow, To Ditch 
Short Grass Pasture Kv= 7.0 fps 

O.Q100 0.92 7.36 TrapNee/Rect Channel Flow, 
Bot.W=O.OO' 0=2.00' Z= 2.0 'f Top.W=8.00' 
n= 0.150 Sheet flow over Short Grass 

Total 

SATHER ANNEXATION 
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11-439 Stormwater Calculations Type lA 24-hr 2-YR Rainfa/1=2.50" 
Prepared by Steven C. P. Hattori, P.E., Devca Engineering, Inc. Printed 05/04/2012 
HydroCAO® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 7 

Subcatchment 1 S: Existing 
Hydrograph 

Rainfall= . 
Runoff Atea=28.360 ac 

! RunottVolume=1.14~ af 
1 R\!noff Deplh>0-.49" 
II. 

Flow length=1 ,440' 
Tc=1 08.8 min 

CN=72 

0·~~~~~~~~~~~~~~~~~~;;7 
0 1 2 3 4 5 6 7 6 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 

Time (hours) 
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11-439 Stormwater Calculations Type lA 24-hr 2-YR Rainfa/1=2.50" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 8 

Summary for Subcatchment 35: Post Development 

[49] Hint: Tc<2dt may require smaller dt 

Runoff = 11.66 cfs@ 7.92 hrs, Volume= 3.801 af, Depth> 1.61 n 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 2-YR Rainfall=2.50" 

* 
* 

Area (ac) CN 
7.110 

21.250 
28.360 
28.360 

Tc Length 
(min) (feet) 

5.0 

4 

3 

2 

87 
93 
91 

Slope Velocity Capacity Description 
(ft/ft} (ftlsec) (cfs) 

Direct Entry, By Inspection 

Subcatchment 3S: Post Development 
Hydrograph 

Runoff=11;.66 cfs @,7.92ihrs 
Type lA 24:•hr 2" YR 

Rainfall=2.50'" 
Runoff At<ea=28.360 ac 

RurioffVoft,.m1e=3JJO~ aT 
Runoff Depth>1.,61" 

Tc=S.O min 
CN;::91 

~~~~~~~~~~~~~ 
0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 

nme (hours) 
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11-439 Stormwater Calculations Type lA 24-hr 2-YR Rainfa/1=2.50" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 9 

Summary for Reach 2R: Existing Storm 

[40] Hint: Not Described (Outflow=lnflow) 

Inflow Area = 28.360 ac, 0.00% Impervious, Inflow Depth> 0.49" for 2-YR event 
Inflow = 1.02 cfs@ 10.31 hrs, Volume= 1.148 af 
Outflow = 1.02 cfs@ 10.31 hrs, Volume= 1.148 af, Atten= 0%, Lag= 0.0 min 

Routing by Stor-lnd+ Trans method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 
Hydrograph 
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11-439 Stormwater Calculations Type lA 24-hr 2-YR Rainfa/1=2.50" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
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Inflow Area = 
Inflow = 
Outflow = 
Primary = 

Summary for Pond 4P: Detention Storage 

28.360 ac, 
11.66 cfs@ 
1.00 cfs@ 
1.00 cfs@ 

0.00% Impervious, Inflow Depth> 1.61" for 2-YR event 
7.92 hrs, Volume= 3.801 af 

24.00 hrs, Volume= 1.431 af, Atten= 91%, Lag= 964.8 min 
24.00 hrs, Volume= 1.431 af 

Routing by Stor-lnd method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Peak Elev= 103.79'@ 24.00 hrs Surf.Area= 0.810 ac Storage= 2.369 af 

Plug-Flow detention time= 440.6 min calculated for 1.431 af (38% of inflow) 
Center-of-Mass det. time= 137.9 min ( 893.3-755.4) 

Volume 
#1 
#2 

Invert 
100.00' 
100.00' 

Device Routing 
#1 Primary 

#2 Device 1 
#3 Device 1 
#4 Device 1 

Avaii.Storage Storage Description 
1.576 af 60.00W x 150.00'L x S.OO'H Prismatoid Z=4.0 <;a VT"\. 
1.852 af 60.00'W x 180.00'L x S.OO'H Prismatoid Z=4.0 tJO<l'('olr 
3.428 af Total Available Storage 

Invert Outlet Devices 
98.00' 24.0" Round Culvert 

L= 1 00.0' CPP, square edge headwall, Ke= 0.500 
Inlet I Outlet Invert= 98.00' /96.00' S= 0.0200 'f Cc= 0.900 
n= 0.013 Corrugated PE, smooth interior 

98.00' 4.0" Vert. Orifice/Grate C= 0.600 
103.80' 8.5" Vert. Orifice/Grate C= 0.600 
104.29' 10.0" Vert. Orifice/Grate C= 0.600 

l
ry OutFlow Max=1.00 cfS'@ 24.00 hrs HW=103.79' (Free Discharge) 
ulvert (Passes 1.00 cfs of 33.10 cfs potential flow) 
=Orifice/Grate (Orifice Controls 1.00 cfs@ 11.42 fps) 
=Orifice/Grate ( Controls 0.00 cfs) 
=Orifice/Grate ( Controls 0.00 cfs) 

SATHER ANNEXATION 
(ANN12~0001/ ZDC12~0001) 

PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-322 
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PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-323
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Pond 4P: Detention Storage 
Hydrograph 

hiflow Area=28.360 ac 
lnflow=11.66· cfs-·@ 7·.92 hrs

P.rl~ary=1.PO ·cfs ·@ "24.00 ;hrs 
·Peak Elev=1 03. 79' 

Storage=2.369 af 
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+ Trans method - Pond routing by Stor-lnd method 

Subcatchment 1 S: Existing 

Subcatchment3S: Post Development 

Reach 2R: Existing Storm 

Pond 4P: Detention Storage 

Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>0.69" 
Flow Length=1 ,440' Tc=1 08.8 min CN=72 Runoff=1. 71 cfs 1.638 af 

Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>1.98n 
Tc=5.0 min CN=91 Runoff=14.50 cfs 4.669 af 

lnflow=1.71 cfs 1.638af 
Outflow=1.71 cfs 1.638 af 

Peak Elev=104.28' Storage=2.780 af lnflow=14.50 cfs 4.669 af 
Outflow=1.71 cfs 1.909 af 

Total Runoff Area= 56.720 ac Runoff Volume= 6.307 af Average Runoff Depth= 1.33" 
100.00% Pervious= 56.720 ac 0.00% Impervious= 0.000 ac 

SATHER ANNEXATION 
(ANN12-D00011 ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-324 
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Summary for Subcatchment 1 S: Existing 

Runoff = 1. 71 cfs @ 9.82 hrs, Volume= 1.638 af, Depth> 0.69" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00·24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 5-YR Rainfall=2.90" 

Area (ac) CN Description 
3.760 
1.240 
2.110 
2.640 
3.410 

13.660 
1.540 

28.360 
28.360 

Tc Length 

56 Brush, Fair, HSG B 
58 Meadow, non-grazed, HSG B 
55 Woods, Good, HSG B 
78 Meadow, non-grazed, HSG D 
77 Woods, Good, HSG D 
78 Meadow, non-grazed, HSG 0 
77 Woods Good HSG D 
72 Weighted Average 

100.00% Pervious Area 

Slope Velocity Capacity Description 
(min) (feet) · {ft/ft) (ftlsec) (cfs} 
90.3 300 0.0270 0.06 Sheet Flow, First 300' 

Woods: Dense underbrush n= 0.800 P2= 2.50" 
3.1 290 0.0500 1.57 Shallow Concentrated Flow, To Ditch 

15.4 850 

108.8 1.440 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 

0.0100 

Total 

PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-325 

Short Grass Pasture Kv= 7.0fps 
0.92 7.36 TrapNee/Rect Channel Flow, 

Bot.W=O.OO' 0=2.00' Z= 2.0 'f Top.W=B.OO' 
n= 0.150 Sheet flow over Short Grass 
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Subcatchment 1 S: Existing 
Hydrograph 

Runoff r,u-i~ 
! 1 ··- Runoff:vorume=i1.o3 
~ Runoff:Depth>0.69 .. 

FIQW L~ngt{l=1 ,440' 
Tc=108.:8 min 

CN;:72 

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 
Time (hours) 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-326 
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Summary for Subcatchment 35: Post Development 

[49) Hint: Tc<2dt may require smaller dt 

Runoff = 14.50 cfs@ 7.91 hrs, Volume= 4.669 af, Depth> 1.98" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 5-YR Rainfall=2.90" 

Area (ac) CN .. 7.110 87 
• 21.250 93 

28.360 91 
28.360 

Tc Length Slope Velocity Capacity Description 
(min} (feet) 

5.0 

14 

13 

12 

11 

{ft/ft} {ft/sec) {cfs) 
Direct Entry, By Inspection 

Subcatchment 35: Post Development 
Hydrograph 

Runoff=14,.50 cls@ 7.91 :hrs 
Type lA 24:-hr 5!-YR 

Rainfall=2.90" 
Runoff Area=28.3oO ac 
.... "- .... - - ... ·- -
~unof:f .Vol~me:#4 .. 669_ af _ 

R.,.noff.· Depth>1~:ss~·
Tc~s.o-min 

.CN;:::-91 .. 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 
llme (hours) 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-327 
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SATHER ANNEXATION 
(ANN12-00001 / ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-328
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Summary for Reach 2R: Existing Storm 

[40) Hint: Not Described (Outflow=lnflow) 

Inflow Area = 28.360 ac, 0.00% Impervious, Inflow Depth> 0.69" for 5-YR event 
Inflow = 1.71 cfs@ 9.82 hrs, Volume= 1.638 af 
Outflow = 1. 71 cfs @ 9.82 hrs, Volume= 1.638 af, Atten= 0%, Lag= 0.0 min 

Routing by Stor-lnd+ Trans methbd, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 
Hydrograph 

Inflow Area=28.360 ac 
lnflow=1. 71 Qts @ 9.JI2 hrs 

~~~~~~~9.82 hrs 
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Inflow Area = 
Inflow = 
Outflow = 
Primary = 

Summary for Pond 4P: Detention Storage 

28.360 ac, 
14.50 cfs@ 

1.71 cfs@ 
1.71 cfs@ 

0.00% Impervious, Inflow Depth> 1.98" for 5-YR event 
7.91 hrs, Volume= ·4.669 af 

21.71 hrs, Volume= 1.909 af, Atten= 88%, Lag= 828.1 min 
21.71 hrs, Volume= 1.909 af 

Routing by Stor-lnd method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Peak Elev= 104.28'@ 21.71 hrs Surf.Area= 0.862 ac Storage= 2.780 af 

Plug-Flow detention time= 498.1 min calculated for 1.905 af (41% of inflow) 
Center-of-Mass det. time= 206.6 min ( 950.7- 744.1 ) 

Volume 
#1 
#2 

Invert 
100.00' 
100.00' 

Device Routing 
#1 Primary 

#2 Device 1 
#3 Device 1 
#4 Device 1 

Avaii.Storage Storage Description 
1.576 af 60.00'W x 150.00'L x 5.00'H Prismatoid Z=4.0 - '7~ 
1.852 af 60.00'W x 180.00'L x S.OO'H Prismatoid Z=4.0- JJ~ 
3.428 af Total Available Storage 

Invert Outlet Devices 
98.00' 24.0" Round Culvert 

L= 1 00.0' CPP, square edge headwall, Ke= 0.500 
Inlet I Outlet Invert= 98.00' /96.00' S= 0.0200 'f Cc= 0.900 
n= 0.013 Corrugated PE, smooth interior 

98.00' 4.0" Vert. Orifice/Grate C= 0.600 
1 03.80' 8.5" Vert. Orifice/Grate C= 0.600 
104.29' 10.0" Vert. Orifice/Grate C= 0.600 

OutFlow Max=1.71 cfs@ 21.71 hrs HW=104.28' (Free Discharge) 
!vert (Passes 1. 71 cfs of 34.76 cfs potential flow) 

=Orifice/Grate (Orifice Controls 1.04 cfs @ 11.91 fps) 
=Orifice/Grate (Orifice Controls 0.67 cfs @ 2.36 fps) 
Orifice/Grate (Controls 0.00 cfs) 

SATHER ANNEXATION 
(ANN12-D00011 ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-329 



SATHER ANNEXATION 
(ANN12-00001 / ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-330
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Pond 4P: Detention Storage 
Hydrograph 

Inflow Area=28:36lJ ac 
lnJiow:;:j4.50. cfs.·@ 7. 9..1 hr.s 

P:ri111ary=1 .11 cfs @ 21.71 hrs 
· ·Peak EJev=f04:28"-

Storage:;:2. 780 af. 
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Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+ Trans method - Pond routing by Stor-lnd method 

Subcatchment 1 S: Existing Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>1.11" 
Flow Length=1,440' Tc=108.8 min CN=72 Runoft-:3.26 cfs 2.617 at 

Subcatchment3S: Post Development Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>2.63" 
Tc=5.0-min CN=91 Runoff=19.53 cfs 6.222 at 

Reach 2R: Existing Storm lnflow=3.26 cfs 2.617 af 
Outflow:::3.26 cfs 2.617 af 

Pond 4P: Detention Storage Peak Etev=104.65' Storage=3.1 03 at lnflow=19.53 cfs 6.222 af 
Outflow=2.86 cfs 3.275 af 

Total Runoff Area= 56.720 ac Runoff Volume= 8.838 af Average Runoff Depth= 1.87" 
100.00% Pervious= 56.720 ac 0.00% Impervious= 0.000 ac 

SATHER ANNEXATION 
(ANN12.{)0001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-331 
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Summary for Subcatchment 1 S: Existing 

Runoff = 3.26 cfs @ 9.61 hrs, Volume= 2.617 af, Depth> 1.11" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 10-YR Rainfall=3.60" 

Area (ac) CN Description 
3.760 
1.240 
2.110 
2.640 
3.410 

13.660 
1.540 

28.360 
28.360 

Tc Length 
(min) (feet) 
90.3 300 

56 Brush, Fair, HSG 8 
58 Meadow, non-grazed, HSG 8 
55 Woods, Good, HSG 8 
78 Meadow, non-grazed, HSG D 
77 Woods, Good, HSG D 
78 Meadow, non-grazed, HSG D 
77 Woods Good HSG D 
72 Weighted Average 

100.00% Pervious Area 

Slope Velocity Capacity 
(ftlft) (ftlsec) (cfs) 

0.0270 0.06 

Description 

Sheet Flow, First 300' 
Woods: Dense underbrush n= 0.800 P2= 2.50" 

3.1 290 0.0500 1.57 Shallow Concentrated Flow, To Ditch 
Short Grass Pasture Kv= 7.0fps 

15.4 850 0.0100 0.92 7.36 TrapNee/Rect Channel Flow, 
Bot.W=O.OO' 0=2.00' Z= 2.0 'f Top.W=B.OO' 
n= 0.150 Sheet flow over Short Grass 

108.8 1,440 Total 

SATHER ANNEXATION 
(ANN12-000011ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-332 
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3 

0 1 2 

Subcatchment 18: Existing 
Hydrograph 

Ruooff=3.~6 cf$ @ 9.61 Jus 
Type lA 24-hr 1 O'i' YR 

Rainfall=3.~0" 

Runoff Ar$a=2$.36Q ac 
= .617 af 

Runoff: De 
Flc;>w L~ngtl1=1 ,440 

tc=1·oa.8 mfn 
CN#:72 

4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 
nme (!tours) 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATIACHMENT D-333 

-.... 
0 
0 
0 
0 
'1-

~0::: zo 
Za.. 
<CW -o::: 
Zu. 
Ou. -c:e ........ 
~(I) 
W..J.,... z-co 
z~-; 
<C::::>w 
0::01-
W()(ii 
:t:>-
1-1-:t: 
<C-X cnuw 



~, 

I 

j 
,; 

11-439 5tormwater Calculations Type lA 24-hr 10-YR Rainfa/1=3.60" 
Prepared l>y Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 22 

Summary for Subcatchment 35: Post Development 

[49} Hint: Tc<2dt may require smaller dt 

Runoff = 19.53 cfs@ 7.90 hrs, Volume= 6.222 af, Depth> 2.63" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 10-YR Rainfall=3.60" 

* 
* 

Area (ac) CN Description 
7.110 

21.250 
28.360 
28.360 

Tc Length 
(min) (feet} 

5.0 

87 High Density Residential (70% Impervious), HSG B '\ -a ¥--
93 High Density Residential (70% Impervious), HSG D ( t' b 

91 Weighted Average 
1 00.00% Pervious Area 

Slope Velocity Capacity Description 
(ftlft) (ft/sec) (cfs) 

Direct Entry, By Inspection 

Subcatchment 35: Post Development 
Hydrograph 

Runoff::19.53 cfs @ 7.90 ;hrs 
Type IA"24-hr 10t-YR 

- Rainfall=3~fiO" 
Runoff,Area=28.360 ac 

Runof:f Volt.~me=6.22~ af 
RunoffDep}h>2.;:S3" 

Ic_;::S!O rojn_ 
CN;::91-

SATHER ANNEXATION 
(ANN12-D0001 I ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-334 



SATHER ANNEXATION 
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PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-335
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Summary for Reach 2R: Existing Storm 

(40] Hint: Not Described (Outflow=lnflow) 

Inflow Area= 28.360 ac, 0.00% Impervious, Inflow Depth > 1.11" for 1 0· YR event 
Inflow = 3.26 cfs @ 9.61 hrs, Volume= 2.617 af 
Outflow = 3.26 cfs@ 9.61 hrs, Volume= 2.617 af, Atten= 0%, Lag= 0.0 min 

Routing by Stor-lnd+ Trans method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 

Reach 2R: Existing Storm 
Hydrograph 

lnflow.Ai;ea:;:28.~60. ac 
lnflow=3.26 cfs @· 9.61 hrs 

~~Outflow=3.2~ ~'fs @ 9.61 hrs 
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Inflow Area = 
Inflow = 
Outflow = 
Primary = 

Summary for Pond 4P: Detention Storage 

28.360 ac, 
19.53 cfs@ 
2.86 cfs@ 
2.86 cfs@ 

0.00% Impervious, Inflow Depth> 2.63" for 10-YR event 
7.90 hrs, Volume= 6.222 af 

16.82 hrs, Volume= 3.275 af, Atten= 85%, Lag= 535.2 min 
16.82 hrs, Volume= 3.275 af 

Routing by Stor-lnd method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Peak Elev= 104.65'@ 16.82 hrs Surf.Area= 0.902 ac Storage= 3.103 af 

Plug-Flow detention time= 485.2 min calculated for 3.275 af (53% of inflow) 
Center-of-Mass det. time= 231.8 min ( 960.9- 729.2) 

Volume 
#1 
#2 

Invert 
100.00' 
100.00' 

Device Routing 
#1 Primary 

#2 Device 1 
#3 Device 1 
#4 Device 1 

Avaii.Storage Storage Description 
1.576 af 60.00'W x 150.00'L x 5.00'H Prismatoid Z=4.0 -Sovn\-
1.852 af 60.00'W x 180.00'L x 5.00'H Prismatoid Z=4.0-~ 
3.428 af Total Available Storage 

Invert Outlet Devices 
98.00' 24.0.. Round Culvert 

L= 1 00.0' CPP, square edge headwall, Ke= 0.500 
Inlet I Outlet Invert= 98.00' /96.00' S= 0.0200 'f Cc= 0.900 
n= 0.013 Corrugated PE, smooth interior 

98.00' 4.0" Vert. Orifice/Grate C= 0.600 
1 03.80' 8.5" Vert. Orifice/Grate C= 0.600 
104.29' 10.0" Vert. Orifice/Grate C= 0.600 

~mary Outflow Max=2.86 cfs@ 16.82 hrs HW=104.65' (Free Discharge) 

§ulvert (Passes 2.86 cfs of 35.95 cfs potential flow) 
=Orifice/Grate (Orifice Controls 1.07 cfs@ 12.26 fps) 
=Orifice/Grate (Orifice Controls 1.33 cfs@ 3.38 fps) 
=Orifice/Grate (Orifice Controls 0.46 cfs@ 2.04 fps) 
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11-439 Stormwater Calculations Type lA 24-hr 10-YR Rainfa/1=3.60" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 25 

Pond 4P: Detention Storage 
Hydrograph 

lnffow Area=28.36Q ac 
· lofl:o~l~~53 cfs ·@-T.9Jf hts. 

Prlrylary=2.86 cfs @ 16.82 :hrs 
Peak Elev=1 04.65' 
Stor.age=3.1 o~. at 

8 9 10 11 12 13 
Time (hours) 
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SoU Map-Benton County, Oregon 

MAP LEGEND MAP INFORMATION 

Area oflntereat (AOI) 

D Ama ollnterost (AOI) 

Soils 

l l Soil Map Unils 

Spe<:lal Point Features 

I; Blowout 

181 Borrow Pit 

* Clay Spot 

• Closed Depression 

X Gravel Pil 

•·. Gmvelly Spot 

@ l.andflU 

/1. Lava Flow 

• Marsh or swamp 

~ Mine or Querry 

@ MisceHaneous Water 

® Peronnial Wator 

v Rock Outcrop 

+ SaUna Spot 

.. Sandy Spot 

;& Severely Eroded Spot 

~ Sinkhole 

~ Slide or Slip 

)II SodicSpot 

~ Spoil Area 

() Stony Spot 

Natural Resources 
Conservation Service 

tl') Very Stony Spot 

... Wet Spot .. Other 

Spe<:lal Una Foaturas 

~ ... Gully 

... Short Steep Slope 

..... Other 

Polltlcel Fealurus 

0 Cities 

Watar Featuras 

Stmams and Canals 

Tra1111portatlon 

t-1+ Rails 

"""" lnterotate Hlghwaya - US Routes 

Major Roads - local Roads 

Map Scale: 1:3,040 if printed on A size (8.5" x 11") sheet. 

The soil surveys that comprise your AOI were mapped at 1 :24,000. 

Warning: Soil Map may not be valid at this scale. 

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil line 
placement. The maps do not show the small areas of contrasting 
soils that could have bean shown at a mora detailed scale. 

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: http://websoilsurvey.nrcs.usda.gov 
Coordinate System: UTM Zone 10N NADB3 

This product is generated from the USDA-NRCS certified data as of 
the version date(s) listed below. 

Soil Survey Area: Benton County, Oregon 
Survey Area Data: Version 9, Feb 5, 2010 

Date(s) aerial images were photographed: 7/18/2005 

The orlhophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor shifting 
of map unit boundaries may be evident. 

Web Soil Survey 
National Cooperative Soil Survey 

5/312012 
Page 2 of 3 
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Soil Map-Benton County, Oregon 

'l 

I 
Map Unit Legend 

,J 
Benton County, Oregon (OR003) 

Map Unit Symbol I Map Unit Nama AcreslnAOI 

114 l Bashaw clay,}looded, 0 to 3 percent slopes 

i16 I Bashaw silty clay loam, nonflooded, 0 to 3 percent 
l I slopes (_ ___ . 

!161 Wellsdale-WlQakenzJe-Dupee complex, 2 to 12 
l i percent slopes ' 
j169 I Willamette silt loam, o to 3 percent slopes 

!Totals for Area of interest 

] 
-, 
J 
'I 

I 

] 

[ 
.~ 

I 

J 

Natural Resources 
Conservation Service 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
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ATTACHMENT D-340 

Web Soil Survey 
National Cooperative Soil Survey 

11.7 

10.4 

1.9 

5.1 

29.1 

Percent of AOI 

40.2% 

35.6% 

---
6.5% 

17.6% 

100.0% 

5/312012 
Page 3 of3 
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Hydrologic Soil Group-Benton County, Oregon 
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SATHER ANNEXATION (ANN12-00001) 
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·--
Hydrologic Soil Group-Benton County, Oregon 

MAP LEGEND 

AtN of lnla,..st (AOI) 

Al&a of lnlarest (AOI) 

Soils 

SoiMapUnlts 

Soll RJotlnga 

D A 

D AID 

oa 
0 e10 

D c 
D CIO 

D o 
Not rated or not available 

Politic.! Felltu,... 

0 Cities 

w.t ... Featu,... 

Streams and Canals 

Transportation 

+++ Rails 

- Interstate Highways 

US Routes 

Major Roads 

- Local Roads 

= Natu111l Resources 
Conservation Service 

MAP INFORMATION 

Map Scale: 1 :3,040 If printed on A size (8.5' x 11') sheet. 

The soli surveys that comprise your AOI were mapped at 1:24,000. 

Warning: Soli Map may not be valid at this scale. 

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soli line 
placement. The maps do not show the small areas of contrasting 
soils that could have been shown at a more detailed scale. 

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: http://websollsurvey.nrcs.usda.gov 
Coordinate System: UTM Zone 10N NA083 

This product Is generated from the USDA-NRCS certified data as of 
the version date(s) listed below. 

Soli Survey Anaa: 
Survey Anaa Data: 

Benton County, Oregon 
Version 9, Feb 5, 2010 

Oate(s) aerial Images were photographed: 711812005 

The orthophoto or other base map on wfllch the soli lines were 
compiled and digitized probably differs from the background 
Imagery displayed on these maps. As a result, some minor shifting 
of map unit boundaries may be evldenl 

Web Soli Survey 
National Cooperative Soil Survey 
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] 
Hydrologic Soil Group-Benton County, Oregon 

Hydrologic Soil Group 

Hydrologic SoU Group- Summary by Map Unit- Banton County, Oregon (OR003) 

Map unit symbol Map unit name Rating AcrastnAOI Percent of AOI 
1
14 D 11.7 i Bashaw clay, flooded, 0 to 3 percent 

'~-·-·---·--· ____ .J.~~~~s--···-
16 i Bashaw silty clay loam, nonflooded, 0 to D 10.4 

! 3 percent slopes · 

161 I Wallsdale-Willakenzie-Dupee complex, B 1.9 
2 to 12 percent slopes 

! 

169 Willamette silt loam, 0 to 3 percent 'B 5.1 

i slopes 
I 

i 
! Totals for Area of Interest 29.1 

Description 

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration 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 assigned to four groups (A, B, C, and D) and 
three dual classes (AID, BID, and C/D). 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 drained to excessively drained sands or 
gravelly sands. These soHs have a high rate of water transmission. 

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well drained 
soils that have moderately fine texture to moderately coarse texture. These soils 
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 fine texture. These soils have a slow rate of water 
transmission. 

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay layer 
at or near the surface, and soils that are shallow over nearly impervious material. 
These soils have a very slow rate of water transmission. 

If a soil is assigned to a dual hydrologic group (AID, BID, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in their 
natural condition are in group D are assigned to dual classes. 

Natural Resources 
Conservation Service 

Web Soil Survey 
National Cooperative Soil Survey 
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Hydrologic Soil Group-Benton County, Oregon 

Rating Options 

Aggregation Method: Dominant Condition 

Component Percent Cutoff: Nona Specified 

Tie-break Rule: Higher 
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Chapter2 Estimating Runoff Technical Release 55 
Urban Hydrology for Small Watersheds 

Table 2-2a Rrmoff curve numbers for urban areasJI 

---------- Cover description ---------
Curve numbers for 

--hydrologic soil group---

Cover type and hydrologic condition 
Average percent 

impervious area 2' 

FuDy developed urban areas (vegetation established) 

Open space (lawns, parks, golf courses, cemeteries, etc.) lll: 
Poor condition (grass cover < 50%) .......................................... 
Fair condition (grass cover 50% to 75%) .................................. 
Good condition (grass cover > 75%) ......................................... 

Impervious areas: 
Paved Jlarking lots, roofs, driveways, etc. 

(excluding right-of-way) ............................................................. 
Streets and roads: 

Paved; curbs and storm sewers (excluding 
right-of-way) ................................................................................ 
Paved; open ditches (including right-of-way) .......................... 
GI<!Vel (including right-of-way) ................................................. 
Dirt (including right-of-way) ...................................................... 

Western desert urban areas: 
Natural desert landscaping (pervious areas only) J/ ..................... 
Artificial desert landscaping (impervious weed barrier, 

desert shrub with 1- to 2-inch sand or gravel mulch 
and basin borders) ...................................................................... 

Urban districts: 
Commercial and business ................................................................. 85 
Industrial ............................................................................................. 72 

Residential districts by average lot size: 70i~:~ 
1/8 acre or less (town houses) .......................................................... 65 
U4acre ................................................................................................ 38 
113 acre ................................................................................................ 30 
112 acre ................................................................................................ 25 
1 acre ................................................................................................... 20 
2acres .................................................................................................. 12 

Developing urban areas 

Newly graded areas 
(perviollS areas only, no vegetation) fl .............. - ............................................... 

Idle lands (CN's are determined using cover types 
similar to those in table 2-2c). 

1 Average nmoff condition, and I. = 0.2S. 

A B c D 

68 79 86 89 
49 69 79 84 
39 61 74 80 

98 98 98 98 

98 98 98 98 
83 89 92 93 
76 85 89 91 
72 82 87 89 

63 77 85 88 

96 96 96 96 

89 92 94 95 
81 88 91 93 

~., '13 
77 85 90 92 
61 75 83 87 
57 72 81 86 
54 70 80 85 
51 68 79 84 
46 65 77 82 

77 86 91 94 

2 The average percent Impervious area shown was used to develop the composite CN's. Other assumptions are as follows: impervious areas are 
directly connected to the drainage system, impervious areas have a CN of 98, and pervious areas are considered equivalent to open space in 
good hydrologic condition. CN's for other combinations of conditions may be computed using figure 2-3 or 2-4. 

3 CN's shown are equivalent to those of pasture. Composite CN's may be computed for other combinations of open space 
cover type. 

4 Composite CN's for natural desert landscaping should be computed using figures 2-3 or 2-4 based on the impervious area percentage 
(CN "' 98) and the pervious area CN. The pervious area CN's are assumed equivalent to desert shrub in poor hydrologic condition. 

6 Composite CN's to use for the design of temporary measures during grading and construction should be computed using figure 2-3 or 24 
based on lhe degree of development (unpervious area percentage) and the CN's for the newly graded pervious areas. 

(210-VI-TR-65, Second Ed, Jm1e 1986) 2-5 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12-0000i) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT 0-347 

-...... 
0 
0 
0 
0 

I 1-N ...... 0:: z 0 z a. 
<( w -a:: z LL 0 LL 
i= <( 

~ 1-
U) 

w ...J It) z 0 Q) 

z z '1 <( ::1 w 
0:: 0 !::: w 0 co :I: 
1- ~ :I: <( >< 
U) 0 w 



l CbapterZ Estimating Runoff 

Table 2-2c Runoff curve numbers for other agricultural lands J/ 

--------- Cover description ---------

Cover type 

Pasture, grassland, or range--continuous 
forage for grazing. 'il 

Meadow-continuous grass, protected from 
grazing and generally mowed for hay. 

Brush--brosh-weed-grnss mixture with brush 
the major element. 'JI 

Woods-grass combination (orchard 
or tree farm). til 

Woods. Iii 

Farmsteads-buildings, lanes, driveways, 
and surrounding lots. 

I Average runoff condition, and 10 ~ 0.2& 
z Poor: <5096) ground cover or heavily grazed with no mulch. 

Fair: 00 to 75% ground cover and not heavily grazed 
Good: > 7596 ground cover and lightly or ouly occasionally grazed. 

a Poor. <5096 ground cover. 
Fair: 50 to 7596 ground cover. 
Good: >75% ground cover. 

Hydrologic 
condition 

Poor 
Fair 

Good 

Poor 
Fair 
Good 

Poor 
Fair 

Good 

Poor 
Fair 

Good 

4 Actual curve number Is less than 30; use CN R 30 for runoff computations. 

Technlcal Release 56 
Urban Hydrology for Small Watersheds 

Curve numbers for 
--- hydrologic soil group 

A B c D 

68 79 86 89 
49 69 79 84 
39 61 74 80 

30 58 71 78 

48 67 77 83 
35 56 70 77 
30~ 48 65 73 

57 73 82 86 
43 65 76 82 
32 58 72 79 

45 66 77 83 
36 60 73 79 
30~ 55 70 77 

59 74 82 86 

a CN's shown were computed for areas with 5096 woods and 5096 grass (pasture) cover. Other combinations of conditions may be computed 
from the CN's for woods and pasture. 

a Poor: Forest litter, small trees, and brush are destroyro by heavy grazing or regular burning. 
Fair: Woods are grazed but not burned, and some forest litter covers the soil. 
Good: Woods are protected from grazing, and litter and brush adequately cover the soil . 

. ., 

J 

J 

j 
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Pollution Generating 
Impervious Surface 
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Biofiltration Swale 

Drainage Diagram for 11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E.. Devco Enginearing, Inc., Printed 0510412012 

HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC 
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l 
11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC 

Area Listing {selected nodes) 

Area 
(acres) 

10.500 
10.500 

CN Description 
(subcatchment-numbers) 

98 Impervious Area (58) 
TOTAL AREA 

lo ' <( ftc-fl.c;? 

J 
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11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
Hydro CAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC 

Area 
(acres) 

0.000 
0.000 

0.000 

0.000 

10.500 
10.500 
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Other 
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Soil Listing (selected nodes) 

Subcatchment 

Numbers 

55 
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11-439 Storrnwater Calculations Type lA 24-hr WQ Rainfa/1=0.90" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 4 

Time span=0.00-24.00 hrs, dt=0.05 hrs, 481 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+ Trans method - Pond routing by Stor-lnd method 

Subcatchment5S: Pollution Generating Runoff Area=10.500 ac 100.00% Impervious Runoff Depth>0.69w 
Tc=5.0 min CN=98 Runoff=1.91 cfs 0.607 af 

Reach 6R: Biofiltration Swale Avg. Flow Depth=0.23' Max Vei=0.38 fps lnflow=1.91 cfs 0.607 af 
n=0.200 L=21 0.0' S=0.0200 •r Capacity=22.62 cfs Outflow=1.86 cfs 0.599 af 

Total Runoff Area = 10.500 ac Runoff Volume = 0.607 af Average Runoff Depth = 0.69" 
0.00% Pervious = 0.000 ac 100.00% Impervious = 10.500 ac 
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11-439 Stormwater Calculations Type lA 24-hr WQ Rainfalf=0.90" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD®9.10 s/n 03944 © 2009 HydroCAD Software Solutions llC Page 5 

Summary for Subcatchment 58: Pollution Generating Impervious Surface 

Approximately 6.5 Acres for Parking and Access 

Approximately 4.0 Acres of Public Street 

[49] Hint: T c<2dt may require smaller dt 

Runoff = 1.91 cfs@ 7.89 hrs, Volume= 0.607 af, Depth> 0.69" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr WQ Rainfaii=0.90" 

* 
Area (ac) CN Description 

10.500 
10.500 

Tc Length 
(min) (feet) 

5.0 

0 1 

98 Impervious Area 
100.00% Impervious Area 

Slope Velocity Capacity Description 
(ftlft) (ftlsec) (cfs) 

Direct Entry, By Inspection 

Subcatchment 55: Pollution Generating Impervious Surface 
Hydrograph 

Runoff=1.91 cfs @ 7.89 hrs 
Type lA 24-hr WQ 

Rai nf~II=O .so-
Runoff Area=1().50Q ac 

R.~.mQff;VQI,I.!ro_~~_Q!_QOJ' ~f 
Runoff 'Depth>0.69" 

Tc=s.o min 
CN;::98 
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11-439 Stormwater Calculations Type lA 24-hr WQ Rainfaii=0.90n 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC page 6 

Summary for Reach 6R: Biofiltration Swale 

Inflow Area ; 10.500 ac,100.00% Impervious, Inflow Depth> 0.69" for WQ event 
Inflow = 1.91 cfs@ 7.89 hrs, Volume= 0.607 af 
Outflow = 1.86 cfs@ 8.14 hrs, Volume= 0.599 af, Atten= 3%, Lag= 14.9 min 

Routing by Stor-lnd+ Trans method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs ~ 
Max. Velocity= 0.38 fps, Min. Travel Time= 9.1 min ~ G,~ ?f. .... ..... 
Avg. Velocity= 0.19 fps, Avg. Travel Time= 18.9 min 

PeakStorage=1,018cf@7.99hrs , , 
Average Depth at Peak Storage= 0.23' - ~t::~~ o.l/ ~-;-, o .~3 ~ 
Bank-Full Depth= 1.00', Capacity at Bank-Full= 22.62 cfs 

20.00' x 1.00' deep channel, n= 0.200 
Side Slope Z-value= 4.0 •r Top Width= 28.00' 
Length= 210.0' Slope= 0.0200 ·r .....-
Inlet Invert= 100.00', Outlet Invert= 95.80' 

Reach 6R: Blofiltratlon Swale 
Hydrograph 

lnflow~Atea=1 0.500 ac 
lnflow=1.91 Qfs @ 7 .fl9 hrs 

Outflpw=1.8(; ~fs@ 8.,4 hrs 
Avg. F'ow Dept~=0.23' 

Max Vei=0.~8 fps 
n=0.200 
L::;210.0' 

8=0.0200 'I' 
Capacity=22.,62 cfs 

Tlme (houre) 



~j 

1 

KING COUNTY, WASHINGTON, SURFACE WATER DESIGN MANUAL 

6.3 BIOFILTRATION FACILITY DESIGNS 

This section presents the methods, details of analysis, and design criteria for biofiltration swales and filter 
strips. Included in this section are the following specific facility designs: 

• "Basic Biofiltration Swales," Section 6.3.1 

• "Wet Biofiltration Swales," Section 6.3.2 (p. 6-55) 

• "Continuous Inflow Biofiltration Swales," Section 6.3.3 (p. 6-58) 

a "Basic Filter Strips," Section 6.3.4 (p. 6-59) 

• "Narrow Area Filter Strips," Section 6.3.5 (p. 6-66 ). 

The information presented for each facility is organized into the following two categories: 

1. Methods of Analysis~ Contains a step-by-step procedure for designing and sizing each facility. 

2. Design Criteria: Contains the details, specifications, and material requirements for each facility. 

6.3.1 BASIC BIOFILTRATION SWALES 
A biofiltration swale is an open, gently sloped, vegetated channel designed for treatment of stormwater 
(see the details in Figure 6.3.l.A through Figure 6.3.1.E beginning on page 6-52). The primary pollutant 
removal mechanisms are filtration by grass blades which enhance sedimentation, and trapping and 
adhesion of pollutants to the grass and thatch. Biofiltration swales generally do not remove dissolved 
pollutants effectively. 

Applications and Limitations 

A biofiltration swale is designed so that water will flow evenly across the entire width of a densely
vegetated area. A swale may be designed for both treatment and conveyance of onsite stormwater flow. 
This combined use can reduce development costs by eliminating the need for separate conveyance 
systems. 

Biofiltration swales are best applied on a relatively small scale (generally less than 5 acres of impervious 
surface). They work well along roadways, driveways, and parking lots. Swales are more costly to apply 
in situations where the swale channel would be deep; in deep swales, self-shading can inhibit the 
necessary grass growth, resulting in poor pollutant removal performance. Some specific considerations 
for biofiltration swale applications are as follows: 

• A biofiltration swale shall not be located in a shaded area. For healthy grass growth, a swale 
should receive a minimum of 6 hours of sunlight daily during the summer months throughout the 
length of the swale. 

• To maintain healthy grass growth, a swale must dry between storms. It shall not receive continuous 
base flows (such as seepage from a hill slope throughout the winter) or be located in a high 
groundwater area, because saturated soil conditions will kill grass. If these conditions are likely to 
occur, design options given under "Design Criteria" (p. 6-43) shall be used, or the wet biofiltration 
swale design may be used (see Section 6.3.2, p. 6-55, for details). 

• Stormwater runoff carrying high concentrations of oil and grease impairs the treatment capability of 
a swale. Oil control options given in Section 6.6 (p. 6-139) should be applied in these situations. 

• Modifying an existing drainage ditch to create an engineered biofiltration swale may be difficult 
due to physical constraints and because ditches often serve as conveyance for flows from larger offsite 
areas. 
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i SECTION 6.2 GENERAL REQUIREMENTS FOR WQ FACILITIES 

1 • Utilities may be located in swale side slopes above the WQ design depth. However, the repair or 
I placement of utilities in swale side slopes requires aggressive implementation of erosion control 

practices to prevent soil and sediment from reaching the treatment area of the swale. 

~l Note: Consult the water quality menus in Section 6.1 (p. 6-3) for information on how this facility may be 
I used to meet Core Requirement# 8. Also see Table 6.l.l.A on page 6-6for guidance on which type of 

biofiltration swale (basic, wet or continuous inflow) to use for a given set of site characteristics. 

6.3.1.1 METHODS OF ANALYSIS 

11912009 

Biofiltration swale sizing is based on several variables, including the peak water quality design flow, 
longitudinal slope, vegetation height, bottom width, side slope, required hydraulic residence time (i.e., the 
time required for flow to travel the full length of the swale), and design flow depth. Swales sized and 
built using the method of analysis outlined in this section and the required design criteria presented in 
Section 6.3.1.2 are expected to meet the Basic Water Quality menu goal of 80% TSS removal. Procedures 
for sizing swales are summarized below. 

Step 1: Calculate design flows. The swale design is based on the water quality design flow Qwq (see 
Section 6.2.1, p. 6-17, for a definition of water quality design flow). If a biofilter is used for conveyance, 
the capacity requirements of Core Requirement #4 must be met. These flows must be estimated using the 
hydrologic analysis procedures described in detail in Chapter 3. If the swale is located downstream of an 
onsite detention facility, the swale design flow shall be the 2-year release rate from the detention facility. 

Step 2: Calculate swale bottom width. The swale bottom width is calculated based on Manning's 
equation for open-channel flow. This equation can be used to calculate discharges as follows: 

(6-1) 

where Q flow rate ( cfs) 
n Manning's roughness coefficient (unitless) 
A cross-sectional area of flow (sf) 
R hydraulic radius (ft) = area divided by wetted perimeter 
s = longitudinal slope (ftlft) 

For shallow flow depths in swales, channel side slopes are ignored in the calculation of bottom width. 
Use the following equation (a simplified form of Manning's formula) to estimate the swale bottom width: 

b 

where b = bottom width of swale (ft) 
Qwq = water quality design flow (cfs) 
nwq= Manning's roughness coefficient for shallow flow conditions= 0.20 (unitless) 
y = design flow depth (ft) 
s = longitudinal slope (along direction of flow) (ftlft) 

(6-2) 

See "Water Depth and Base Flow" (p. 6-44) to determine the allowable design water depth. Proceed to 
Step 3 if the bottom width is calculated to be between 2 and 10 feet. 

A minimum 2-foot bottom width is required. Therefore, if the calculated bottom width is less than 2 feet, 
increase the width to 2 feet and recalculate the design flow depthy using Equation (6-3) as follows: 

2009 Surface Water Design Manual 
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6.3.1 BASIC BIOFILTRATION SWALES -DESIGN CRITERIA 

(6-3) 

where Q,.11, n"'l, and s are the same values as used in Equation (6-2), but b = 2 feet. 

The maximum bottom width is 10 feet; therefore if the calculated bottom width exceeds 10 feet, then one 
of the following steps is necessary to reduce the design bottom width: 

• Increase the longitudinal slopes to a maximum of 6 feet in 100 feet (0.06 feet per foot). 

• Increase the design flow depthy to a maximum of 4 inches (0.333 feet). 

• Reduce the design flow rate by rearranging the swale location with respect to detention facilities; a 
swale located downstream of a detention facility may have a lower flow rate due to flow attenuation 
in the detention facility. However, if a swale is located downstream of a detention facility providing 
Level2 or Level3 flow control, and it is located in till soils (according to the KCRTS soil group in 
Chapter 3), then the swale must be designed as a wet biofiltration swale (see Section 6.3.2, p. 6-55). 

• Place a divider lengthwise along the swale bottom (cross section) at least three-quarters of the swale 
length (beginning at the inlet), without compromising the design flow depth and swale lateral slope 
requirements. See "Design Criteria" (p. 6-43) for swale divider requirements. A flow spreader must 
be provided at the inlet to evenly divide flows into each half of the swale cross section. See Section 
6.2.6 (p. 6-33) for details on flow spreaders. 

Step 3: Determine design flow velocity. To calculate the design flow velocity through the swale, use the 
flow continuity equation: 

V. = Qwq 
"'1 

Awq 

where V "''= design flow velocity (fps) 
A,.v= by+ z/ = cross-sectional area (sf) of flow at design depth 
Z = side slope length per unit height (e.g., Z = 3 if side slopes are 3H:IV) 

(6-4) 

If the design flow velocity exceeds 1 foot per second, go back to Step 2 and modify one or more of the 
design parameters (longitudinal slope, bottom width, or flow depth) to reduce the design flow velocity to 
1 foot per second or less. If the design flow velocity is calculated to be less than 1 foot per second, 
proceed to Step 4. Note: It is desirable to have the design velocity as low as possible, both to improve 
treatment effectiveness and to reduce swale length requirements. 

Step 4: Calculate swale length. Use the following equation to determine the necessary swale length to 
achieve a hydraulic residence time of at least 9 minutes (540 seconds): 

L=540V"'l 

where L = minimum allowable swale length (ft) 
V wq= design flow velocity (fps) 

(6-5) 

The minimum swale length is 100 feet; therefore, if the swale length is calculated to be less than 100 feet, 
increase the length to a minimum of 100 feet, leaving the bottom width unchanged. If a larger swale 
could be fitted on the site, consider using a greater length to increase the hydraulic residence time and 
improve the swale's pollutant removal capability. If the calculated length is too long for the site, or if it 
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SECTION 6.2 GENERAL REQUIREMENTS FOR WQ FACILITIES 

1/9/2009 

would cause layout problems, such as encroachment into shaded areas, proceed to Step 5 to further modify 
the layout. If the swale length can be accommodated on the site, proceed to Step 6. 

Step 5: Adjust swale layout to fit on site. If the swale length calculated in Step 4 is too long for the site, 
the length may be reduced (to a minimum of I 00 feet) by increasing the bottom width up to a maximum of 
16 feet, as long as the 9 minute retention time is retained. However, the length cannot be increased in 
order to reduce the bottom width because Manning's depth-velocity-flow rate relationships would not be 
preserved. If the bottom width is increased to greater than I 0 feet, a low dividing berm is needed to split 
the swale cross section in half. 

Length can be adjusted by finding the top area of the swale and providing an equivalent top area with the 
adjusted dimensions. 

a) Calculate the swale treatment top area based on the swale length calculated in Step 4: 

b) 

c) 

Atop = (b,+b,rope)L, 

where A1op top area (sf) at the design treatment depth 
bottom width (ft) calculated in Step 2 

(6-6) 

b; 
bslope the additional top width (ft) above the side slope for the design water depth (for 

3:1 side slopes and a 4-inch water depth, b,1~ = 2 feet) 
L, initial length (ft) calculated in Step 4. 

Use the swale top area and a reduced swale length L1 to increase the bottom width, using the following 
equation: 

Atop (6-7) 

( bj + bslope) 

where L1 = reduced swale length (ft) 
b1 = increased bottom width (ft). 

Recalculate V wq according to Step 3 using the revised cross-sectional area Awq based on the increased 
bottom width br Revise the design as necessary if the design flow velocity exceeds l foot per second. 

d) Recalculate to assure that the 9 minute retention time is retained. 

Step 6: Provide conveyance capacity for flows higher than Q .... Bioflltration swales may be designed 
as flow-through channels that convey flows higher than the water quality design flow rate, or they may be 
designed to incorporate a high-flow bypass upstream of the swale inlet. A high-flow bypass usually 
results in a smaller swale size (see flow splitter options, page 6-29, for more information on designing 
bypasses). If a high-flow bypass is provided, this step is not needed. If no high-flow bypass is provided, 
proceed with the procedure below. 

a) Check the swale sized using Steps 2 through 5 above to determine whether the swale can convey the 
25-year and I 00-year peak flows consistent with the conveyance requirements of Core Requirement 
#4 in Chapter I. 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, "Methods of Analysis" for open 
channels. 

b) The 100-year peak flow velocity (V10o = Q11H/A 100) based on the 100-year flow depth must be less than 
3.0 feet per second. If V100 exceeds 3.0 feet per second, return to Step 2 and increase the bottom width 
or flatten the longitudinal slope as necessary to reduce the 100-year peak flow velocity to 3.0 feet per 
second or less. If the longitudinal slope is flattened, the' swale bottom width must be recalculated 
(Step 2) and meet all design criteria. 
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6.3.1 BASIC BIOFILTRA TION SWALES-" DESIGN CRITERIA 

c) The conveyance requirements in Core Requirement #4 (see Section 1.2.4) must be met. 

6.3.1.2 DESIGN CRITERIA 

An effective biotiltration swale achieves uniform sheet flow over and through a densely vegetated area for 
a period of several minutes. Figure 6.3.l.A (p. 6-52) shows a typical bioftltration swale schematic. Basic 
design requirements for achieving proper flow conditions through a biofiltration swale are described below. 

Swale Geometry 
1. Swale bottom width shall be between 2 and 16 feet 14 

a) Minimum bottom width is 2 feet to allow for ease of mowing. 

b) If the bottom width exceeds 1 0 feet, a length-wise divider shall be provided. The divider shall 
extend from the flow spreader at the inlet for at least three-quarters of the swale length. 

c) Maximum bottom width is 16 feet, excluding the width of the divider. 

Note: Multiple swales may be placed side by side provided the flow to each swale is split at the 
inlet and spread separately for each swale. Adjacent swales may be separated with a vertical 
wall, but a low berm is preferred for easier maintenance and better landscape integration. 

2. The longitudinal slope (along the direction of flow) shall be between 1 percent and 6 percent. 

3. 

4. 

5. 

6. 

a) If the longitudinal slope is less than 1.5 percent, underdrains must be provided (see next page 
and Figure 6.3.l.C, p. 6-53, for underdrain specifications). 

b) If the longitudinal slope is less than 1 percent, the swale must be designed according to the 
criteria presented in Section 6.3.2 (p. 6-55) for wet bioflltration swales. 

c) If the longitudinal slope exceeds 6 percent, check dams with vertical drops of 12 inches or less 
shall be provided to achieve a bottom slope of 6 percent or less between the drop sections. 

The swale shall be flat in cross section (perpendicular to the flow direction) to promote even flow 
across the whole width of the swale. 

The minimum swale length shall be 100 feet; no maximum length is set 

The swale treatment area (below the WQ design water depth) shall be trapezoidal in cross-section. 
If trapezoidal, side slopes within the treatment area should be 3H: 1 V or flatter whenever possible, 
but shall not steeper than 2H: 1 V. · 

Side slope sections above the treatment area may be steeper than 3H:1V, subject to the following 
provisions: 

a) If there is an interior side slope between lH: 1 V and 2H: 1 V outside the treatment area, the slope 
shall be reinforced with erosion control netting or matting during construction. 

b) Any interior slope steeper than lH: 1 V shall be constructed as a rockery or structural retaining 
wall15 to prevent the swale slope from sloughing. To ensure that adequate sunlight reaches the 
swale bottom, only one wall can be taller than 2 feet. If possible, the higher wall should be on 
the northern or eastern side of the swale to maximize the amount of light reaching the swale 
bottom. 

14 Experience with biofiltration swales shows that when the width exceeds about 10 feet it Is difficuH to keep the water from 
forming low-flow channels. It Is also difficult to consll\lct the bottom level and without sloping to one side. Biolllters are best 
constructed by leveling the bottom after excavating, and after the soil is amended. A single-width pass with a front-end loader 
piOduces a better result than a multiple-width pass. 

15 Soil bioengineering techniques may be used as an alternative to a rockery or sll\lctural retaining wall. 
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SECTION 6.3 BIOFILTRATION FACILITY DESIGNS 

l/9/2009 

7. Curved swales are encouraged for aesthetic reasons, but curves must be gentle to prevent erosion and 
allow for vehicle access to remove sediment. Criteria for maintenance access road curves shall also 
be applied for swale curves (see Section 5.3.1.1 for design of access roads). 

Water Depth and Base Flow 

1. A swale that will be frequently mowed, as in commercial or landscaped areas, shall have a design 
water depth of no more than 2 inches (0.17 feet) under the water quality design flow conditions. 

2. A swale that will not be frequently mowed, such as along roadsides or in rural areas, shall have a 
design water depth of no more than 4 inches (0.33 feet) under the water quality design flow 
conditions. 

3. If a swale is located downstream of a detention facility providing Levell or Level3 flow control, 
and it is located in till soils (according to the KCRTS soil group in Chapter 3), then the swale must be 
designed as a wet blofiltration swale (see Section 6.3.2, p. 6-55). 

4. If a swale will receive base flows because of seeps and springs onsite, then either a low-flow drain 
shall be provided or a wet biofiltration swale shall be used. Low-flow drains are narrow surface 
drains filled with pea gravel that run lengthwise through the swale to bleed off base flows; they 
should not be confused with underdrains. In general, base flows less than 0.01 cfs per acre can be 
handled with a low-flow drain. If flows are likely to be in excess of this level, a wet biofiltration 
swale shall be used. 

5. If a low-flow drain is used, it shall extend the entire length of the swale. The drain shall be a 
minimum of 6 inches deep, and its width shall be no greater than 5 percent of the calculated swale 
bottom width; the width of the drain shall be in addition to the required bottom width. If an anchored 
plate or concrete sump is used for flow spreading at the swale inlet, the plate or sump wall shall have 
a v-notch (maximum top width= 5% of swale width) or holes to allow preferential exit of low flows 
into the drain. See Figure 6.3.l.D (p. 6-54) for low-flow drain specifications and details. 

Flow Velocity, Energy Dissipation, and Flow Spreading 

1. The maximum flow velocity through the swale under the water quality design flow conditions shall 
not exceed 1.0 foot per second. · 

2. The maximum flow velocity through the swale under the peak 100-year flow conditions shall not 
exceed 3.0 feet per second. 

3. A flow spreader shall be used at the inlet of a swale to dissipate energy and evenly spread runoff as 
sheet flow over the swale bottom. Flow spreaders are recommended but not required at mid-length. 
For details on various types of flow spreaders, see Section 6.2.6 (p. 6-33). 

4. If check dams are used to reduce the longitudinal slope of the swale, a flow spreader shall be 
provided at the toe of each vertical drop. The spreader must span the width of the swale. An energy 
dissipater shall also be provided if flows leaving the spreader could be erosive. 

5. If a swale discharges flows to a slope rather than to a piped system or confmed channel, an energy 
dissipater shall be provided at the swale outlet. This requirement also applies to discharges from 
swale underdrains. The outlet energy dissipater may be a riprap pad sized according to the 
specifications described in Table 4.2.2.A for conveyance system outfalls. 

Underdrains 

Ifunderdrains are required by Criterion 2 under "Swale Geometry" (p. 6-43), they must meet the 
following criteria: 

L Underdrains must be made of PVC perforated pipe (SDR 35), laid parallel to the swale bottom and 
backfilled and bedded as shown in Figure 6.3.l.C (p. 6-53). 
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6.3.1 BASIC BIOFILTR.ATION SWALES , __ DESIGN CRITERIA 

2. For facilities to be maintained by the County, the underdrain pipe must be 6 inches or greater in 
diameter. (Six inches is the smallest diameter pipe that can be cleaned without damage to the pipe.) 

3. Six inches of clean drain roek CS/8-inch minus) must be above the top of the pipe. 

4. The drain rock must be wrapped in geotextile. Geotextile requirements are summarized in 
Table 6.3.l.A below. 

5. The underdrain must infiltrate into the subsurface or drain freely to an acceptable discharge point. 

TABLE 6.3.1.A GEOTEXTILE MATERIAL MINIMUM REQUIREMENTS 

Geotextile Property Value Test Method 

Grab Tensile Strength, min In 250 lbs/160 lbs min. ASTM 04632 
machine and x-direction 

Grab Failure Strain, in machine <50%/>50% ASTM 04632 
and x-machine direction 

Seam Breaking Strength (if seams 220 lbs/140 lbs min. ASTM 04632 and ASTM 
are present) 04884 (adapted for grab test) 

Puncture Resistance 80 lbs/50 lbs min. ASTM04833 

Tear Strength, min. in machine 80 lbs/50 lbs min. ASTM 04533 
and x-machine direction 

Ultraviolet (UV) Radiation stability 50% strength min., after 500 ASTM04355 
hrs. in weather meter 

AOS .43 mm max. (#40 sieve) ASTM04751 

Water Permitivity .5 sec - 1 min. ASTM 04491 

Notes: 

• Minimum values should be in the weaker principal direction. All numerical values represent 
minimum average roll value ~.e., test results from any sampled lot shall meet or exceed the 
minimum values in the table). Stated values are for noncritical and nonsevere applications. 

AOS: Apparent Opening Size is the measure of the diameter of the pores on the geotextile. 

Swale Divider 

1. If a swale divider is used (such as when swale bottom widths are greater than 10 feet), the divider 
shall be constructed of a firm material that wiU resist weathering and not erode, such as treated 
lumber, concrete, plastic, or compacted soil seeded with grass. Selection of divider material shall take 
into consideration swale maintenance, especially mowing. 

2. The divider shall have a minimum height of one inch higher than the water quality design water 
depth. 

3. Earthen berms shall be no steeper than 2H:lV. 

4. Materials other than earth (e.g. treated lumber, recycled plastic lumber, concrete, etc.) shall be 
embedded to a depth sufficient to be stable. 
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Access 

1. For swales to be maintained by King County, an access road shall be provided to the swale inlet and 
along one side of the swale according to the schedule shown in Table 6.3.1.B below. Note: County 
streets and paved parking areas adjacent to the top of slope may be counted as access. 

TABLE.6.3.1.B REQUIREMENTS FOR BIOFILTRATION SWALE ACCESS ROAD 

Swale Bottom Area•: L x w (sf) Access Road Length 

200-1000 1
/ 2 swale length L 

1000-1600 % swale length L 

Over 1600 entire swale length L 

• The swale area used for computing access road length may be the bottom area. 

2. In areas outside critical area buffers, wheel strips made of modular grid pavement may be built into 
the swale bottom for maintenance vehicle access instead of an access road. The sub grade for the 
strips must be engineered to support a vehicle weight of 16,000 pounds and installed according to the 
manufacturer's recommendations on ftrm native soil or structural fill, not on the amended topsoils. 
Each strip shall be 18 inches wide and spaced as shown in Figure 6.3.l.E (p. 6-54). The strip lattice 
should be filled or covered with native soil (no amendments required) and overseeded with grass. If a 
low-flow drain is also needed (see "Water Depth and Base Flow" on page 6-44), a portion of the 
wheel strip may be fllled with pea gravel as appropriate to form the drain. Continuous vehicle access 
shall be provided to the wheel strips from the access road. If access to the wheel strips is over the 
flow-spreader, then a grate (or other DDES approved method) shall be placed over the flow-spreader 
for vehicle access. Wheel strips shall not be counted as treatment area; therefore, the swale bottom 
width must be increased accordingly. 

Soil Amendment 

l. Two inches (minimum) of well-rotted compost shall be tilled into the entire swale treatment area to 
amend the topsoil unless the soil already has an organic content of l percent or greater. This applies 
to both till soils as well as sandy soils. In very coarse soils (gravels or courser), top soil must be 
imported and amended to the required organic content. 

a) Compost must be tilled into the underlying native soil to a depth of 6 inches to prevent the 
compost from being washed out and to avoid creating a defined layer of different soil types that 
can prevent downward percolation of water. 

b) Compost shall not contain any sawdust, straw, green or under-composted organic matter, or toxic 
or otherwise harmful materials. 

c) Compost shall not contain unsterilized manure because it can leach fecal coliform bacteria into 
receiving waters. 

2. Soil or sod with a clay content of greater than 10 percent should be avoided. If there is concern for 
contamination of the underlying groundwater, the swale bottom shall be lined with a treatment liner to 
prevent groundwater contamination. See Section 6.2.4 (p. 6-23) for details on treatment liner options. 
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Planting Requirements 

1. Grass shall be established throughout the entire treatment area of the swale subject to the following 
provisions: 

a) Seeding is best performed in spring (mid-March to June) or full (late September to October). For 
summer seeding, sprinkler systems or other measures for watering the grass seed must be 
provided. 

b) Seed may be applied via hydroseeding or broadcast application. 

c) Irrigation is required during the first summer following installation if seeding occurs in spring or 
summer. Swales seeded in the full may not need irrigati~n. However, the maintenance and defect 
fmancial guarantee will not be released unless a healthy grass cover is established. Therefore, 
site planning should address the need for sprinklers or other means of irrigation. 

2. Swale treatment areas are subject to both dry and wet conditions, as well as accumulation of sediment 
and debris. A mixture of dry-area and wet-area grass species that can continue to grow through silt 
deposits is most effective. Two acceptable grass seed mixes for the King County area are listed in 
Table 6.3.l.C (p. 6-48). The mixes shall be applied throughout the swale in the treatment area at a 
rate of 80 pounds per acre. As an alternative to these mixes, a horticultural or erosion control 
specialist may develop a seed specification tailored to the site. Table 6.3.J.D (p. 6-48) lists grasses or 
other plants particularly tolerant of wet conditions. Some of these seed types, however, may not be 
commercially available. 

3. A newly constructed swale shall be protected from stormwater flows until grass has been 
established. This may be done by diverting flows or by covering the swale bottom with clear plastic 
until the grass is well rooted. If these actions are not feasible, an erosion control blanket shall be • 
placed over the freshly applied seed mix. See detached Appendix D, ESC Standards, for details on 
erosion control blankets. 

4. Above the design treatment elevation, either a typical lawn seed mix or landscape plants may be 
used. However, for swales also used to convey high flows, consideration shall be given to the soil 
binding capacity of the vegetation. Acceptable grasses and groundcovers are presented in 
Table 6.3.l.E (p. 6-49). Plant material other than that given in the table may be used if the swale is 
privately maintained and the plants selected will not spread into the swale treatment area. Ivy shall 
not be used because of its tendency to spread. Native plant species (e.g., kinnikinnick) are preferred. 

Note: These recommendations are for the King County area. If these designs are used in other areas, 
local knowledge should be used to tailor these recommendations to local conditions. 

5. Sod may be used as a temporary cover during the wet season, but sodded areas must be reseeded with 
a suitable grass seed mix as soon as the weather is conducive to seed germination, unless the sod is 
grown from a seed mix suitable for the wetter conditions of a biofiltration swale. Sod must be 
removed or rototilled into the underlying soil before reseeding. Criteria #1 and 2 above for seeding 
shall then be followed. 
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j SECTION 6.3 BIOFILTRA TION FACILITY DESIGNS 

TABLE 6.3.1.C 

l 
GRASS SEED MIXES SffiTABLE FOR BIOFILTRATION SWALE TREATMENT AREAS 

Mix1 Mlx2 

75-80 percent Tall or Meadow Fescue 60-70 percent Tall Fescue 

10-15 percent Seaside Creeping Bentgrass 10-15 percent Seaside Creeping Bentgrass 
or Colonial Bentgrass or Colonial Bentgrass 

5-10 percent Redtop 10-15 percent Meadow Foxtail 

6-10 percent Alsike Clover 

1-5 percent Marshfield Big Trefoil 

"1 

J 
1-6 percent Redtop 

Note: All percentages are by weight. 

TABLE 6.3.1.D FINELY-TEXTURED PLANTS TOLERANT OF 
FREQUENT SATURATED SOIL CONDITIONS. OR STANDING WATER 

'l 

l 
J 

'1 

J 

J 

I 
I 

1/912009 

Water Foxtail 

Shortawn Foxtail 

Bentgrass 

Spike Bentgrass 

Redtop 

Colonial Bentgrass 

Mannagrass 

Western 

Northern 

Slender-8piked 

Rough-Stalked 
Bluegrass 

Velvet Grass 
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Grasses Wetland Plants 

Alopecurus genlculatus Sawbeak Sedge Carex stipata 

Alopecurus aequalis Spike Rush Eleocharis palustris 

Agroslts spp. Slender Rush Juncus tenuis 

A. exarata Grass-leaf rush Juncus marginatus 

A. alba or gigantea 

A. tenuis or capillaris 

Glyceria spp. 

G. occidentalis 

G. borealis 

G.leptostachya 

Poa trivia/is 

Holcus mol/is 
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6.3.1 BASIC BIOFILTRATION SWALES---- DESIGN CRITERIA 

TABLE 6.3.1.E GROUNDCOVERS AND GRASSES 
SUITABLE FOR THE UPPER SIDE SLOPES OF A BIOFILTRATION SWALE 

Groundcovers 

Kinnikinnick* Arctostaphylos uva-ursi 

Epimedium Epimedium grandiflorum 

- Euonymus lanceolata 

Strawberry* Fragaria chiloensis 

- Genista 

St. John's-Wort Hypericum sempervirens 

Broadleaf Lupine• Lupinus latifolius 

White Sweet Clover• Melilotus alba 

Creeping Forget-Me-Not Omphalodes vema 

- Rubus calycinoides 

White Lawn Clover Trifolium repens 

Yellow-Root Xanthorhiza simplissima 

Grasses (drought-tolerant, minimum mowing) 

Buffalo Grass Buchloe dactyloides 

Tufted Fescue Festuca amethystine 

Tall Fescue • Festuca arundinacea 

Hard Fescue Festuca ovina duriuscula (e.g., Reliant, Aurora) 

Red Fescue* Festuca rubra 

Dwarf Tall Fescues Festuca spp. (e.g., Many Mustang, Silverado) 

Blue Oatgrass Helictotrichon sempervirens 

Low-growing turf mix: 
40% dwarf tall fescue 
30% dwarf perenial rye "Barclay* 
25% red fescue 
5% colonial bentgrass 

• Native species. 

Notes: 

• Many other ornamental grasses which require only annual mowing are suitable . 

• Ivy is not permitted because of its tendency to spread . 

Recommended Design Features 

The following features should be incorporated into biofiltration swale designs where site conditions allow. 

Swale Layout and Grading 

1. If the longitudinal slope is less than 1.5 percent (requiring the use of underdrains along the swale 
length), the subgrade should contain 10 percent or more of sand to promote infiltration of 
standing water. If sand is added to promote drainage, the soil or sand substrate must still be 
amended with compost. 
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SECTION 6.3 BIOFIL TRA TION FACILITY DESIGNS 

1/9/2009 

2. Underdrains are also recommended for swales greater than 1.5 percent longitudinal slope on till 
soils, especially if it is likely that the swale will intercept groundwater. 

3. Biofiltration swales should be aligned to avoid sharp bends where erosion of the swale side slope 
can occur. However, gradual meandering bends in the swale are desirable for aesthetic purposes 
and to promote slower flow. 

Location and Landscaping 

I. During seeding, slow-release fertilizers may be applied to speed the growth of grass. If the swale 
is located in a sensitive lake watershed, low phosphorus fertilizers (such as formulations in the 
proportion 3: l :3 N-P-K or less) or a slow-release phosphorus formulation such as rock phosphate 
or bone meal should be used. A typical fertilizer application m~e should be 2 pounds per 1,000 
square feet. If animal manures are used in the fertilizer, they must be sterilized to avoid leaching 
fecal coliform bacteria into receiving waters. 

2. Consultation with a landscape or erosion control specialist is recommended for project-specific 
recommendations on grass seed, fertilizer, and mulching applications to ensure healthy grass 
growth. The grass mix should be capable of surviving and remaining healthy under both dry and 
wet conditions with limited maintenance. 

3. A grassy swale should be incorporated into the project site landscape design. Shrubs may be 
planted along the edges of a swale (above the WQ treatment level) provided that exposure of the 
swale bottom to sunlight and maintenance accessibility are not compromised. Note: For swales 
used to convey high flows, the plant material selected must bind the soil adequately to prevent 
erosion. 

4. Swales should not be located in areas where trees will drop leaves or needles that can smother the 
grass or clog part of the swale flowpath. Likewise, landscaping plans should take into 
consideration the problems that falling leaves and needles can cause for swale performance and 
maintenance. Landscape planter beds should be designed and located so that soil does not erode 
from the beds and enter a nearby biofiltration swale. 

Construction Considerations 

1. If a biofiltration swale is put into operation before all construction in the drainage area of the swale is 
complete, the swale must be cleaned of sediment and reseeded prior to acceptance by the County. 
The County will not release financial guarantees if swales are not restored and vigorous grass growth 
established. 

2. It is preferable to provide good erosion control before runoff enters a biofiltration swale. Swales are 
designed to handle only modest sediment loads from stabilized sites. 

Maintenance Considerations 

The design criteria given previously have incorporated maintenance concerns into swale design. 
However, the designer should know the type and frequency of maintenance anticipated so that alternative 
proposals can incorporate maintenance activity. 

Typical swale maintenance includes routine mowing, sediment and debris removal, and repair of eroded 
or scoured channel sections as described below. 

1. Grass should be mowed to maintain an average grass height between 4 inches and 9 inches, 
depending on the site situation. Monthly mowing is needed from May through September to maintain 
grass vigor. If a swale is not mowed at least annually, trees and brush will invade the swale and 
inhibit grass growth, compromising the swale's performance for water quality treatment. 

2. Grass clippings should be removed from the swale and composted onsite or disposed of properly 
offsite. 

2009 Surface Water Design Manual 
6-50 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PUINNING COMMISSION STAFF REPORT 
ATTACHMENT 0-366 

-..... 
0 
0 
0 

'TI
~a: zo 
za. 
<(W -a: 
Zu. 
Cu. -c:e 
I-I-
~(I) 
W...J'o::l' 
Z(J..,... 
Zzi.O 
<C::::~w 
O::Qt
W(Jijj 
J:>-
1-1-J: <C->< cnuw 



] 

6.3.1 BASIC BIOFILTRATION SWALES- DESIGN CRITERIA 

3. Sediment deposited at the head of the swale should be removed if grass growth is being inhibited for 
more than 10 percent of the swale length or if the sediment is blocking the even spreading or entry of 
water to the rest of the swale. Annual sediment removal and spot reseeding will probably be 
necessary. 

4. If flow channelization or erosion has occurred, the swale should be regraded to produce a flat 
bottom width, and then reseeded as necessary. If the channel results from constant base flow, it may 
be better to install a low-flow drain rather than to regrade. Regrading should not be required every 
year. 

5. For swales with underdrains, vehicular access to the swale bottom (other than grass mowing 
equipment) should be avoided because the drainpipe cannot support vehicle weight. Consideration 
should be given to providing wheel strips in the swale bottom if access is needed. 
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J FIGURE 6.3.l.A BIOFIL TRA TION SWALE SCHEMA TIC 
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flow spreader 

mid-swale 
flow spreader 

(recommended) 

biofiltration swale bottom 
(min. swale length= 100ft.) 

NOTE: Longitudinal slope 1-6%. 
Provide underdrain for slopes < 1.5%. 
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PLAN VIEW 
NTS 

maintenance access road 
(modular grid pavement, 
porous pavement, asphalt, 
concrete or gravel) for 
vehicle access 

roadway length depends on 
swale area (see text) 
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FIGURE 6.3.1.B BIOFILTRATION SWALE CROSS-SECTIONS 

swale divider for width >1 0 ft 

Y+ 1" 

water quality design depth (Y) = 4" max. 
(2" for frequently mowed areas) 

bottom width (b) 

min.= 2ft 
max. = 16 ft + divider width 

TYPICAL SWALE SECTION 
NTS 

2" compost tilled into 
6" native soil 

FIGURE 6.3.1.C BIOFILTRATION SW ALE UNDERDRAIN DETAIL 

filter fabric wrap 
Underdrain for Slopes < 1.5% on top, sides and bottom 

soil amended with l.iUIIIIJ'u::.~ 

SECTION 
NTS 

perforated underdrain 
pipe centered beneath swale 

i" minus clean drain rock 

filter fabric 

NOTE: Underdrain must infilitrate or drain 
freely to an acceptable discharge point. 
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FIGURE 6.3.1.D BIOFILTRATION SWALE LOW-·li'LOW DRAIN 
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concrete 
sump 
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6" min. deep pea gravel 
trench length of swale 
(see text for application) 

top notch opening no 
more than 5% of swale 
bottom width or use 
weep holes 

...L2" 
T 

SECTION A 
NTS 

swale grade 

FIGURE 6.3.1.E BIOFILTRATION SWALE WHEEL STRIPS 

design bottom width (b)= b1 + b2 + b3 

compost amended soil 

modular grid pavers on native soil or engineered fill per 
manufacturer's recommendations 

SECTION 
NTS 
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100YR Storm 

Drainage Diagram for 11-439 Stonnwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Dovco Engineering, Inc., Printed 05104/2012 

HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC 
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11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC 

Area 
(acres) 

7.110 
21.250 
28.360 

Area Listing (selected nodes) 

CN Description 
( subcatchment-numbers) 

87 High Density Residential (70% Impervious), HSG 8 (7S) 
93 High Density Residential (70% Impervious), HSG D (7S) 

TOTAL AREA 
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11-439 Stormwater Calculations 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. 
HydroCAD® 9.10 s/n 03944 © 2009 Hydro CAD Software Solutions LLC 

Area 
(acres) 

0.000 
7.110 
0.000 

21.250 
0.000 

28.360 
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Soil Listing (selected nodes) 

Subcatchment 
Numbers 

7S 

7S 

TOTAL AREA 
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11-439 Stonnwater Calculations Type lA 24-hr 100-YR Rainfa/1=4. 70" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sfn'03944 © 2009 HydroCAD Software Solutions LLC Page 4 

Time span=0.00-24.00 hrs, dt=O.OS hrs, 481 points 
Runoff by SCS TR-20 method, UH=SCS 

Reach routing by Stor-lnd+ Trans method - Pond routing by Stor-lnd method 

Subcatchment7S: Post 

Reach 8R: 1 OOYR Storm 

Runoff Area=28.360 ac 0.00% Impervious Runoff Depth>3.69" 
Tc=5.0 min CN=91 Runoff=27.51 cfs 8.713 af 

lnflow=27.51 cfs 8.713 af 
Outflow=27.51 cfs 8.713 af 

Total Runoff Area= 28.360 ac Runoff Volume= 8.713 af Average Runoff Depth= 3.69'' 
100.00% Pervious= 28.360 ac 0.00% Impervious= 0.000 ac 
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11-439 Stormwater Calculations Type /A 24-hr 100-YR Rainfa/1=4. 70" 
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 5 

Summary for Subcatchment 78: Post Development-100YR 

[49] Hint: Tc<2dt may require smaller dt 

Runoff = 27.51 cfs@ 7.89 hrs, Volume= 8.713 af, Depth> 3.69" 

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 
Type lA 24-hr 100-YR Rainfall=4.70" 

* 
* 

Area (ac) 
7.110 

21.250 
28.360 
28.360 

CN 
87 
93 
91 

Description 
High Density Residential (70% Impervious), HSG B 
High Density Residential (70% Impervious), HSG D 
Weighted Average 
100.00% Pervious Area 

Tc Length Slope Velocity Capacity Description 
(min) (feet) 

5.0 

2 

-1 

! 16 

• .!i! 14 ... 
12 

10 

a 
6 

(ftlft) (ftlsec) (cfs) 
Direct Entry, By Inspection 

Subcatchment 78: Post Development-100YR 
Hydrograph 

Runoff=27;.51 cfs @'7.89;hrs 
T¥pe lA :24-hr 1 00!-YR 

R~iofi~JJ=4.10" 
Runoff ,Af.ea=28.360 ac 
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11-439 Stonnwater Calculations Type lA 24-hr 100-YR Rainfa/1=4.70" 
Prepared by Steven C. P. Hattori, P.E., Oevco Engineering, Inc. Printed 05/04/2012 
HydroCAD® 9.10 sin 03944 © 2009 HydroCAD Software Solutions LLC Page 6 

Summary for Reach 8R: 1 OOYR Storm 

[40) Hint: Not Described (Outflow=lnflow) 

Inflow Area = 28.360 ac, 0.00% Impervious, Inflow Depth> 3.69" for 100-YR event 
Inflow = 27.51 cfs@ 7.89 hrs, Volume= 8.713 af 
Outflow = 27.51 cfs@ 7.89 hrs, Volume= 8.713 af, Atten= 0%, Lag= 0.0 min 

Routing by Stor-lnd+ Trans method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs 

Reach 8R: 1 OOYR Storm 
Hydrograph 

Inflow Atea=28.360 -ac 
lnflow=27.51 ofs@ 7.89 hrs 

Qutflow=:=27.51 Qfs@. 7.8.9 hrs 
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-10 CIRCULAR PIPE F'I..Otl CAPACITY >-c ., 

Full Flow (cubic feet per second) , 
;u 
rn 
"U 
0 Mannings "n"= 0.013 ;u 

1 -1 

Dia. *Conv. % Slope (feet per 100 feet) 
(in.) Factor 0.02 0.05 0.10 0.20 0.35 0.50 0.75 1.00 1.25 1.50 1.75 2.0 2.5 5.0 10.0 20.0 

(o.f,s.) 

3 0.884 0.012 0.020 0.028 0.040 0.052 0.062 0.077 0.088 0,099 0.11 0.12 0.12 0.14 0.20 0.28 0.40 
4 1.903 0.027 0.043 0,060 0.085 0.113 0.135 0.165 0.190 0.213 0.23 0.25 0.27 0.30 0.43 0.60 0.86 
5 3.451 0.049 0.077 o. 109 0.154 0.204 0.244 0.299 0.345 0.386 0.42 0.46 0.49 0.55 0.77 1.09 1.54 
6 5.61~ 0.079 0.125 0.177 0.251 0.332 0.397 0.486 0.561 0.627 0.69 0.74 Q.7.9 0.89 1.25 1.77 2.51 
8 12.084 0.171 0.270 0.382 0.540 0.715 p.854 1.047 1.208 1.351 1.48 1.60 1.71,... 1.91 2.70 3.82 5.40 

10 21.91 0.31 0.49 0.69 0,98 1.30 1.55· 1.90 2.19 2.45 2.68 2.90 3.10 3.46 4.90 6.93 9.80 
12 35.63 0.50 0.80 1.13 1.59 2.11 2.'52 3.09 3.56 3.98 4.36 4.71 5.04 5.63 7.97 11.27 15.93 
15 64.60 0.91 1.44 2.04 2.89 3.82 4.57 5.59 6.46 7.22 7.91 8.55 9.14._ 10.21 14.44 20.43 28.89 

18 105.04 1.49 2.35 3.32 4.70 6.21 7.43 9.10 10.50 11.74 12.87 13.90 14.86' 16.61 23.49 33.22 46.98 
21 158.45 2.24 3.54 5.01 7.09 9.37. 11.20 13.n 15,85 17.72 19.41 20.96 22.41 25.05 35.43 50.11 70.86 

~24 226.22 3.20 5.06 7.15 10.12 13.38 16.00 19.59 22.62 25.29 27.71 29.93C~5.77 50.59 71.54 101.17 

27 309.70 4.38 6.93 9.79 13.85 18.32 21.90 26.82 30.97 34.63 37.93 40.97 43.80 48.97 69.3 97.9 138.5 
30 410.17 5.80 9.17 12.97 18.34 24.27 29.00 35.52 41.02 45.86 50.24 54.26 68.01 64.85 91.7 129.7 183.4 
36 666.98 9.43 14.!n 21.09 29.83 .. 39.46 47.16 57.76 66.70 74.57 81.69 88,23 94.33 105.46 149.1 210.9 298.3 

42 1006.1 14.23 22.50 31.82 44.99 59.5 71.1 87.1 100.6 112.5 123.2 133.1 142.3 159.1 225.0 318.2 449.9 
48 1436.4 20.31 32.12 45.42 64.24 85.0 101.6 124.4 143.6 160.6 175.9 190,0 203.1 227.1 321.2 454.2 642.4 

* Conveyance Factor = .(.t-.486 1( R2/3 x A) In 
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EXlllBITA 
ANNEXATION BOUNDARY DESCRIPTION 

Parcell of Partition Plat 2007-21, a Partition Plat of record located in the Northwest quarter of 
Section 3 and the Northeast quarter of Section 4 of Township 12 South, Range 5 West of the 
Willamette Meridian, Benton County, Oregon. Containing 28.97 acres of land, more or less. 

Together and With: 
Parce12 of Partition Plat 2007-21, a Partition Plat of record located in the Northwest quarter of 
Section 3 and the Northeast quarter of Section 4 of Township 12 South, Range 5 West ofthe 
Willamette Meridian, Benton County, Oregon. Containing 2.55 acres ofland, more or less. 

Together and With: 
Tract "A" ofPartition Plat 2007-21, a Partition Plat of record located in the Northwest quarter of 
Section 3 and the Northeast quarter of Section 4 of Township 12 South, Range 5 West of the 
Willamette Meridian, Benton County, Oregon. Containing 0.13 acres ofland, more or less. 

Together and With: 
The Southern Pacific Railroad right-of-way described as follows: 
Beginning at the northwest corner ofParcel1 of Partition Plat 2007-21, a Partition Plat of record 
located in the Northwest quarter of Section 3 and the Northeast quarter of Section 4 of Township 
12 South, Range 5 West of the Willamette Meridian, Benton County, Oregon, said point also 
being on the south right-of-way line of the Southern Pacific Railroad; thence North 00°12'00" 
West 60.35 feet to the intersection of the north right-of-way line of the Southern Pacific Railroad 
and the northerly extension of the west line of said Parcell; thence South 84°03 '28" East 442.11 
feet along said north right-of-way line to the point of tangency of said right-of-way (centerline 
station 111 +55.8); thence continuing along said north right-of-way along the arc of a 6030.58 
radius curve to the left 409.48 feet (the long chord of which bears South 86°37' 56" East 409.40 
feet) to the intersection of said north right-of-way line and the northerly extension of the easterly 
line of said Parcel 1; thence along said northerly extension line South 00°09' 55" East 60.02 feet 
to the most northerly northeast comer of said Parcel 1, also being on the south right-of-way line 
of the Southern Pacific Railroad; thence along said south right-of-way line and north line of said 
Parcell along the arc of a 6090.58 foot radius curve to the right 415.54 feet (the long chord of 
which bears North 86°38'19" West 415.46 feet) to the aforementioned point of tangency; thence 
continuing along said south right-of-way line and north line of said Parcell North 84°03'28" 
West 435.94 feet to the point of beginning. Containing 1.17 acres of land, more or less. 

Together and With: 
The SW Western Boulevard and SW West Hills Road rights-of-way described as follows: 
Beginning at the northwest comer of that property annexed into the City of Corvallis in 
Ordinance 64-86, said point also being the point of beginning described in the City of Corvallis 
Annexation Ordinance 80-90, said point also being on the south right-of-way line of SW 
Western Boulevard; thence along the most easterly line of said property described in Ordinance 
80-90 North 00°04'57" East 92.49 feet to the intersection of said easterly line and the south line 
of Tract "A" of Partition Plat 2007-21, a Partition Plat of record located in the Northwest quarter 
of Section 3 and the Northeast quarter of Section 4 ofTownship 12 South, Range 5 West of the 
Willamette Meridian, Benton County, Oregon, said point bears South 89°58'03" East 291.34 feet 
of2 1/2 inch mag nail at the southwest comer of said Tract "A"; thence along the south line of 
said Tract "A" South 89°58'03" East 30.47 feet to a 5/8 inch iron rod at the point of curvature of 
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said Tract "A"; thence continuing along the south line of said Tract "A" along the arc of a 994.93 
foot radius curve to the right 262.34 feet (the long chord of which bears North 82°40' 40" East 
261.58 feet) to a 5/8 inch iron rod at the southeast comer of said Tract "A", said point also being 
on the west line of that property annexed into the City of Corvallis in Ordinance 73-10; thence 
along the west line of said property described in Ordinance 73-10 South 00°09'56" East 80.00 
feet to the south right-of-way line of SW Western Boulevard, said point also being the southwest 
comer of said property described in Ordinance 73-10 and also being on the north line ofthe 
aforementioned property described in Ordinance 64-86; thence along the south right-of-way line 
of SW Western Boulevard and said north line of the property described in Ordinance 64-86 
along the arc of a 914.93 foot radius curve to the left 295.16 feet (the long chord of which bears 
South 81°01 '28" West 293.88 feet) to the point of beginning. Containing 0.54 acres ofland, 
more or less. 

The total combined area of the property descnoed above to be annexed into the City of Corvallis 
is 33.36 acres of land, more or less. The basis of bearings for the above described lands is from 
the aforementioned Partition Plat 2007-21. 

REGISTEREO 
PROFESSIONAL 

lAND SURVEYOR 

OREGON 
JANUARY 11, 2005 

BRIAN SCOTT SAILOR 
61341 
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PROPERTY BOUNDARY 
LOCATED IN THE F.A. HORNING DLC No. 39 

AND IN THE NW 1/4 Of' SECTION 3 AND 
THE NE 1/4 OF SECTION 4 OF 

TOWNSHIP 12 SOUTH, RANGE 5 WEST 
OF THE Wll.l.AI.IETTE ld£RIOIAN, 

BENTON COUNTY, OREGON 

FOR: WIWAidS AND ASSOCIATES 

DATE: MARCH 29, 2012 

BASEP 011 flD.D TIES OF EXISTll~ I!A/tS 
51&' lRO!I ROO wm! OPC -tll 
'¢OlE WIN ts $!5:13", 10 D£ SET 

LEGAL Pt;SCRIPTIQN 
PAACEI. l N<O fWlC£1. Z Of PNmUON PlAT 2007-21, J. PNmUON PlAT Of 1!EC0R0 
lN D£NTOII COUNTY. ORWON. 

CONTNr.'ING 29,60 ACRES OF !MD, !.lOR£ OR L£SS. 

EXPIRES 6/30/12 

lll!lAM SCOTT SAILOR, P .L.S. 
COIL SURVEYING. U.C 
P.O. SOX 1211 
CORVAUIS, OR£COM 97~39 
{541} 929-5500 
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... FOUNDATION ENGINEERING, INC. 
~ Professional Geotechni;al Ser\lices 

Date: February 28, 2012 

Ta Retreat at Corvallis, LLC 
Attn: Thad Higgins 
c/o Williams and Associates 

James K. Maitland, P.E., G.E. 

Preliminary Site Assessment 

Sather Annexation 
FEI Project 2121010 

Memorandum 

This memorandum provides a preliminary geotechnical site assessment for the 
proposed Sather Annexation property in Corvallis, Oregon. Details of our work are 
summarized below. 

BACKGROUND 

Retreat at Corvallis, LLC, plans to construct multi-family housing on a ±25-acre 
parcel in west Corvallis. The property is located west of 35th Street and is bordered 
on 1:he south by Westem Boulevard and on the north by railroad tracks. Oak Creek 
crosses the northeast corner of the property. Several homes and lots abut the 
east:em side of the parcel. 

Details of the site grading for the proposed development are not currently available. 
Th& current investigation represents a preliminary site assessment which consists of 
site reconnaissance, field exploration, limited laboratory testing, and preparation of 
this memorandum. A more detailed geotechnical investigation will be required prior 
to final design. That work will consist of additional field exploration, laboratory 
testing, engineering analysis, and preparation of a geotechnical report (including 
recommendations for design and construction of foundations and pavements). 

O!Wco Engineering, Inc. is the planning and civil consultant. Foundation Engineering, 
Inc. (FEI) was retained to complete a preliminary geotechnical investigation to meet 
the requirements of LDC (2009), Section 4.5.60.04 - Site Assessment. FEI 
previously completed a similar investigation for a proposed apartment building project 
(designated Village at Oak Creek) on the subject property. Results of that 
invastigation were summarized in a technical memorandum dated July 13, 2000, and 
are referenced herein. AI Sather, the property owner, authorized the re-use of the 
information on January 31, 2012. 

820 NW Cornell Avenue • CorvaHis, Oregon 97330 • Bus.(6411 767·7646 • Fax (6411 767-7860 
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SITE RECONNAISSANCE 

We conducted a site reconnaissance and sampling of the subject property on 
February 13 and 14, 2012. The reconnaissance included a traverse of the property 
to note current site conditions. During the course of our site visit, shallow soil 
samples were obtained at three locations using a shovel and a small diameter 
Oakfield tube sampler. The sampling was intended to supplement previous (2000) 
sampling and laboratory testing. The profiles at the sampling sites were logged and 
representative specimens were retained for possible laboratory testing. 

RB.D EXPI.ORA OON 

FEI' s previous exploration included 21 exploratory test pits dug on the property in 
June 2000. The test pits were dug using a conventional rubber-tired backhoe and 
extended to a maximum depth of 14.5 feet. The test pits were logged by a 
geologist from our office who collected soil samples for possible laboratory testing. 
Torvane measurements were made on the test pit sidewalls at various depths and 
ground water infiltration, where encountered, was noted. A summary of the results 
of our field work are discussed below and details concerning the sampling depths, 
measurements and ground water information are provided on the attached test pit 
logs. The locations of the exploratory test pits (2000) and test holes (2012) are 
shown on Figure 1 (attached). 

SITE COI'ti)ITIONS 

Topog!llphy and SurfBCB Condition# 

The central and northern portions of the site consist of two relatively flat to gently 
sloping fields. Topographic information provided by Devco indicates the ground 
surface within these fields (east of two parallel drainage ditches) lies predominantly 
between ± El. 236 (near the northwest corner of the parcel) and ± El. 231 (near the 
drainage easement to the City). At the time of our recent reconnaissance, the 
fields had been tilled to a depth of ± 1 foot and were covered with limited 
vegetation. The eastern and northern edges of the property are bordered by trees 
and brush (along Oak Creek). 

The western portion of the site contains gentle to moderate slopes to the east. The 
slopes are covered by short grasses. The higher terrain contains large trees. The 
highest point along the western ridge lies at ±EI. 264. No evidence of slope 
instability was noted on the sloping terrain. 

The south field slopes from the highest point along the western side ( ±EI. 260) to 
± El. 232 at the northeast corner and is covered with short grasses. The field is 
bordered on the east and north by a gravel road. 

Locel Geology 

Lower, Middle and Upper Terrace deposits underlie the project site. Upper Terrace 
deposits cover the northwestern corner of the site. Lower Terrace deposits 
surround Oak Creek. The remainder of the site consists of Middle Terrace deposits. 

Sather Annexation 
Preliminary Site AIISG!IIIment 
COIV&Uls, Oregon 
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The Quaternary terrace deposits consist of semiconsolidated gravel, sand, silt, clay 
ancJ some organics. Late Eocene siltstone of the Spencer Formation (Bela, 1979) 
outcrops west of the site. 

The Soil Survey of Benton County Area, Oregon, (Soil Conservation Service, 1975) 
maps most of the subject property as part of the Bashaw Clay series (Be). These 
soils are described by the SCS report as •deep, poorly drained soils that formed in 
recent alluvium." The soils are typically described to a depth of ± 5 feet as black 
grading to dark grey, plastic clays and silty clays with blocky structure and 
slickensided surfaces. Reported test data indicates the surficial soils to a depth of 
± 1 to 1.5 feet typically have a plasticity index (PI) in the range of 1 0 to 20 and a 
Unified Soil Classification System (USCSl designation of Cl or ML Wrth depth, the 
PI values increase to a range of 40 to 60, with an USCS designation of CH. 

Portions of the property north of Oak Creek are mapped as part of the Dayton silty 
loam (Oa). These soils are described as •deep, poorly drained soils formed in water 
deposited silt.,. The typical soil profile to a depth of ± 5 inches Is described as dark 
grey-brown, slightly plastic silt grading to dark colored clay and silty clay. PI values 
near the surface are reported to be in the range of 5 to 1 0 (Ml), increasing with 
depth to 40 to 50 (CH), and 1 0 to 20 (Cl) at the bottom of the soil profile. 

Shallow seasonal high water and high shrink-swell potential are reported for both 
soU units. 

The subsurface conditions encountered in the previous FEI test pits and more 
recent explorations are consistent with the soil units described in the SCS report. 

Subsurface conditions vary considerably across the site. Soils encountered in our 
explorations include: low to medium plasticity, clayey silt (topsoil); high plasticity 
clay; medium plasticity, clayey silt and silty clay; sand and fine gravel, and 
decomposed to highly weathered siltstone. Minor amounts of fill were observed at 
isolated locations at the ground surface. Details concerning the soil profile, 
sampling depths, and strength measurements are summarized on the test pit logs. 

Tha topsoil within the plowed fields was highly disturbed, very soft, and saturated • 
In many places, the topsoil was submerged under standing water. 

High plasticity clay was noted in most of the test pits. Based on our field 
identification of the clay, results of laboratory testing, and experience with similar 
conditions at other sites, we anticipate the clay is highly susceptible to shrinkage 
and swelling with changes in moisture content. The thickness and depth to the 
clay varies across the site. However, we generally observed the clay within 
± 1 foot of the ground surface on the northern two-thirds of the property. The 
thickness of the medium stiff to stiff clay in this area varies from ±3 feet to 
greeter than 9 feet in thickness. 

Sllthear Annexation 
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Fill was encountered in test pits TP-9 and TP-19 to a maximum depth of ± 1 foot. 
The fill consists of soft to medium stiff, low to medium plasticity, gravelly silt. It 
appears to represent topsoil with a mixture of gravel. 

Near surface conditions at the southern portion of the site varied more than those 
observed at the northern portion. At several locations, the upper ± 2 feet of topsoil 
was soft and contained organics. Decomposed siltstone is present at relatively 
shallow depths closer to the hill slope to the west. The decomposed siltstone was 
encountered as shallow as ± 3 feet in TP-6. 

Ground Watsr 

Ground water Infiltration was not observed in most of the exploratory test pits. 
However I it should be noted that these test pits were dug during the summer 
(June 2000). Slow to moderate infiltration was observed in TP-71 TP-8, TP-9, 
TP-1 0, TP-15, TP-17 and TP-21 at depths ranging from ± 8 to t 1.5 feet. TP-2 and 
TP-13 encountered moderate seepage at ± 3 feet and slow seepage at ± 5 feet, 
respectively. These conditions are probably representative of summer and fall 
months. 

Our 2012 reconnaissance noted standing water on much of the property, in 
particular, in the lower-lying terrain in the central and eastern portions of the site 
(Photos 1 and 2). Two parallel drainage ditches run along the western edge of the 
plowed fields and delineate most of the areas of standing water. The grassy slopes 
west and south of the ditches appear to be better drained (Photos 3 and 4}. 
However I isolated pockets of standing water were also noted in these areas. 

Hand sampling within the plowed fields encountered ground water within 1 foot of 
the ground surface. The pervasive presence of standing water represents seasonal 
water that runs off from the higher terrain to the south and west, which perches on 
the shallow, relatively impervious, plastic clay. 

The topsoil throughout the site is sensitive to disturbance when wet. In addition, 
the plowed fields are disturbed to a typical depth of ± 1 foot. Compaction of such 
soils is impractical when they are wet of optimum. Therefore, the presence of 
perched ground water and very soft, wet soils during the winter and spring will 
likely shorten the window for site grading to the summer and fall. 

LABORATORY TEST'II\IG 

The laboratory work completed in 2000 Included natural water content and 
Atterberg limits tests on two selected samples to classify the soils, determine their 
homogeneity, and estimate their overall engineering properties. Two additional sets 
of Atterberg limits tests were run on the specimens collected in 2012. 

Results of all index laboratory testing are summarized in Table 1 (attached). Natural 
water content tests indicate the near surface soils are relatively moist and the 
moisture content typically increases with depth. Atterberg limits tests on the 
surficial topsoil suggest the material is a low to medium plasticity silt (USCS 
symbol ML). Atterberg limits testing on a sample of the high plasticity clay from 
Sather Annexlltion 
Preliminary Site Assoument 
Corvallis, Oregan 
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TP-10, TH-2 and TH-3 indicate liquid limits (LL) of 68 to 76 and plasticity index {PI) 
of 39 to 51. These test results suggest the clays underlying the topsoil have a 
USCS classification of CH. PI values for the CH clays in the range described above 
are associated with highly expansive soils. The test results are consistent with the 
range of values reported by SCS. 

DISCUSSION 

Based on our preliminary review of site conditions, we anticipate the most critical 
geotechnical issue for the proposed development will be mitigation of the high 
plasticity clay observed at the site. Seasonally perched water is a pervasive condition 
throughout much of the property (except for the higher terrain) due to the presence 
of poorly-drained soils and shallow, highly plastic, very low permeability soils. 

No evidence of slope instability, concentrated erosion or other geological/natural 
hazards were noted within the property. With proper site grading, we do not believe 
slope stability will be a significant geotechnical concern following construction. 

The high plasticity clay will be subject to shrinking and swelling with seasonal 
changes in moisture content. This shrink\swell potential may cause cracking and 
distress to slabs, foundations and structures, if not properly mitigated. Complete 
overexcavatlon and replacement of the plastic clays to fully mitigate the risk will be 
cost-prohibitive due to the overall thickness of the plastic clay. Based on our 
previous experience with these soils, a partial mitigation approach is typically the 
most cost-effective solution and provides an acceptable risk level for the owner. This 
approach includes building structures on elevated pads of granular fill in combination 
with removal of a portion of the plastic clay beneath footings and slabs. 

For planning purposes, it should be assumed that mitigation of the clay will likely 
require site drainage improvements to intercept surface runoff and subsurface ground 
water from the higher terrain. Building pads built with ± 2 feet (or more) of gravel or 
crushed rock should be planned beneath structures, slabs, concrete driveways, and 
other elements sensitive to soil movement. Partial overexcavation of the clay 
beneath footings and siSbs, and replacement with non-expansive, granular fill or 
Control Density Fill (COF) should be assumed. Use of framed floors rather than 
slab-on-grade construction should be required to reduce floor distress. In this case, 
continuous, relatively stiff (i.e., deep), heavily reinforced perimeter and interior 
footings should help resist the adverse effects of differential soil movement. 

We anticipate that significant mitigation beneath paved areas will be cost-prohibitive. 
Th& use of flexible, rather than rigid (PCC), pavements should be assumed. The use 
of a granular subbase (gravel or quarry rock) and a woven, separation geotextile 
should be planned for all pavement areas. Soil amendment (e.g., lime or cement) 
may be an option for improving subgrade conditions. 
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A number of other mitigation measures are also helpful to reduce the magnitude of 
seasonal changes in the soil moisture. Those details should be developed as part of a 
more detailed geotechnical Investigation when the site grading plan is being 
developed. Pavements, driveways and walkways may experience heave and shorter 
design life due to the presence of the clay. Due to the plasticity and moisture 
content of the clay, we anticipate re-use of excavated soils during site grading will 
not be practical. 

The pervasive presence of perched ground water during wet weather will require site 
drainage improvements. On-site disposal of surface runoff is expected to be 
impractical due to the presence of very low permeability soils near the ground 
surface. Therefore, drainage improvement plans should assume that on-site runoff 
storage (rather than disposal) will be required. Because the plastic clays are so 
shallow, development of the property should include plans for extensive site filling of 
low-lying terrain with non-expansive soil to raise the grades above seasonal ground 
water elevations. Raising the grade of the low-lying areas will help reduce the effects 
of the expansive soils and provide a partial barrier against capillary rise of perched 
water. 

Determination of the required excavation limits will include factors such as the 
plasticity of the clay, the thickness of the layer, and the proposed structure. Because 
of the variability of the clay thickness across the site, we anticipate that general 
recommendations for clay mitigation should be provided in a more detailed (Phase II) 
investigation. That investigation should include additional field exploration and 
laboratory testing to further define the limits of the plastic clay and the required 
mitigation measures (once the site layout is better known). 

Identification of the clay and appropriate excavation limits will require engineering 
judgment during construction. Therefore, additional geotechnical observation and 
engineering consultation should be anticipated during the construction phase. 

SUMARY CONCLUSIONS 

It is our opinion that construction of the proposed housing development is feasible 
using shallow foundations. However, the design and construction needs to include 
appropriate measures to mitigate the presence of the expansive clay and perched 
ground water conditions observed over much of the site. 

We trust this information meets your present needs. Please do not hesitate to call if 
you have any questions. 

Bela, J. L., 1979, Geologic Hazards of Eastern Benton County, Oregon: Oregon 
Department of Geology and Mineral Industries Bulletin 98, p. 122. 

Soil Survey of Benton County Area, Oregon, U.S. Department of Agricutture, Soil 
Conservations Service, Issued July 1975. 
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NOTES: 
1. EXPLORATION LOCATIONS ARE APPROXIt.IATE ONL'o', A 11. ~JW'I~-IIIC. 
2. SEE MEMORANDUM FOR A DISCUSSION OF' SUBSURF' ACE CONDITIONS. 1111 1111 
J. BASE MAP WAS PROVIDED B'o' OEIICO ENGINEERING, INC. .._,. 
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Not to Scale 

EXPLORATION LOCATIONS 

SATHER ANNEXATION DEVELOPME:NT 
CORVALUS, OREGON 



TH-1 

Oecrth (feet} 

Oto 0.8 

0.8 to 4 

TH-2 

Depth (feet) 

Oto 0.8 

0.8 to 4 

TH-3 

Ddt(feetl 

0 to 1 

1 to 2.5 
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SATHER ANNEXATION DEVELOPMENT 
FEJ PROJECT 2121010 

NARRA11VE TEST HOLE SUMMARY 
February 14, 2012 

Material D!!Crlption NotesJSamplng 

Very soft, clayey SILT, some fine Surface: Tilled soil with 
roots: dark brown, wet, medium standing water. 
plasticity, (topsoil!. 

Medium stiff CLAY; dark grey, moist, Ground water noted at 
high plasticity, (alluvium). ±0.25 feet below ground 

surface. 

Material Description Notest'Sarrlpllng 

Very soft, clayey SILT, some fine Surface: Tilled soil with 
roots; dark brown, wet, medium standing water. 
plasticity, (topsoil!. 

Medium stiff CLAY; dark grey, moist, Ground water noted at 
high plasticity, (alluvium). ±0.25 feet below ground 

surface. 

Material Description ~Dna 

Very soft, clayey SILT, some fine Surface: Tilled soil with 
roots; dark brown, wet, medium standing water. 
plasticity, (topsoil). 

Medium stiff CLAY; dark grey, moist, Ground water infiltration 
high plasticity, (alluvium!. noted at ± 1 foot below 

ground surface. 
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Foundation Engineering, Inc. 
Sather Annexation Development 
FEI Prolect 2121010 

Table 1. Natural Water Content and Atterberg Umlts 
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SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-00001) 

Sample 
Number 

5-1-1 

5-1-2 

5-1-3 

S-1-4 

5-1-5 

5-2-3 

5-4-2 

S-5-1 

5-7-2 

5-8-1 

5-8-2 

5-9-1 

5-9-2 

5-10-1 

S-10-2 

5-14-1 

5-15-1 

S-16-1 

SH-18-1 

5-18-2 

TH-2 

TH-3 

PLANNING COMMISSION STAFF REPORT 
ATIACHMENT 0-390 

Semple 
Depth (feet) 

1.5-2.0 

3.0-3.5 

8.5 - 9.0 

10.0-11.0 

12.0- 12.5 

14.0- 14.5 

12.5- 13.0 

8.5 - 9.0 

11.5- 12.0 

1.0- 2.0 

12.5- 13.0 

0-0.5 

9.0-9.5 

2.0-3.0 

11.0- 11.5 

3.5 - 4.0 

6.0-6.5 

8.0-8.5 

1.0-2.0 

10.0- 10.5 

1.25-1.75 

1.0-1.5 

Natural Water uses 
Content (percent) LL PL PI Classification 

27.4 

29.2 

50.8 

49.0 

27.8 

31.9 

32.3 

31.9 

36.6 

29.4 43 29 14 ML 

40.7 

20.9 

39.8 

38.8 76 25 51 CH 

29.7 

36.1 

34.0 

47.5 

41.3 

28.1 

42.9 70 30 40 CH 

45.5 68 29 39 CH 
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Fournt.tJon Engineering, Inc. 
Sather .Annu~on Development 
FEl Project 2121010 

Photo 1. Standing water at east side of the field. 

Photo 2. Standing water at central portion of the field . 
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Found8tlon Engineering, Inc. 
Sather Annexation Development 
FEl Proiect 2121010 

Photo 3. Grass slope at south side of the field. 

Photo 4. Grass slope at south side of the field. 



CORV.ALLIS 
~c:tloMJNITYUINI..lTV 

January s. 2007 

Ms. Krfdn Anderson 
Community Development Department 
Bent.on County 
300SWAvery 
CoMallle. OR 91333 

RE: LU-08-108 and LU-08-108 

Ccmumudty~ 5D1 s:=Avenue 
P.O. Boxl083 

Co.rvaiiiB, OR 9'1SS9-1083 

FAX~J= 

Think you for routing the Sather appUcatfons (LU-06-108 and LlJ...OC:!..109) for a Part1t1an and a 
'Varianc:e to us for I'&Yiew. As lndtcated In your public notice, these proposals would diVIde 30.13 acre 
propel\# Into two pan:efe with one parcel containing appn»dmatsly 2.52 acras end the second parcel 

· confatnlng apptoXfma1Biy 'Z7.81 acres. The raqt.III:IStad variances are to the maximum length for the 
~ strip from the requfn!d JTI8)dmt.m of 300 feet to a pzaposed 130 feet Formerly, a'sfte.bult 
home on the smaller propoeed parcel was removed and raplacad Wfth a recreatfonal vehicle which Is 
c:ummUy being used as a dwefltng unit. 

The folowlng comments Include en anafysfa of the ~ Partitfon based upon the cummt 
~ Plan Map end poUdes. The Cft.V reCently adopted, and will begin to lmplarnent. new 
Comprehenstve Plan policies and Land Developmant Code atanclanJs effecllva December 31, 2008. 
Tl'leae pn:Mstons that were adopted In 2004, have bean acknoWledged by DLCO, and are no longer 
under appeal OUr COUIII18fdl!l also reflect. how the proposal could affuct Its future devek:lprnent wfthln 
the City based upon tnosa revl$ed polcles and standards. 

l11ls site has a Comprehensfve Plan designation of ResldantJal - Medium High Dendy. The 
anticJpated zoning for this sUe woUld be RS-12. MUR. or COS (ora combination thereof) rr It were to 

. be annexed Into the City after December 31. 2006. 1ba anlk:lpatad densH:fes me: 

SATHER ANNEXATION 
(ANN12-D00011 ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-393 

RS-12 

MUR 

cos 

12-20 units/acre 

12 to> 20 unftslacra 

0 units • can be ll:6ed to reduce 
the mfntmum density on the sftu. 
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The • contains I8V8I'BI envi'onmanlal conrdralnts. but there 81'8 also several developable portions 
on 1he ~. Please aee1he attached map (AttacJ1ment A) to vtew each or the Natural Features 
dfscusaed below. 

Hlgh1y Pfotect8d Riparian Con1dor: 
1bere Is a Ripadan Con1dor along Oak Creak aossfng 1he norlheaat comer of the sfla. The 
C1ty's Rfpalfan Con1dor setback and vagatation prot8ctlon area will be 10Q..feat en ead'l side 
of the creak. elfeclive December 31. 2008. Corvallfs Compnthenslva Plan polfcle8 and the 
8landan.te lkded tn Chapter 4.13 or 1he CcNa~De LDC Indicate fhfs af88 should be protected 
from dev8lopmant. This proleded Rtparfan Corrtdorls located within 1he HlghlyProtacled 100-
year Floodplain cfJacus8ed below. 

Highly Protacted 1~ Floodplain: 
1l'l8l'e aretwosmallanliSI8an the eastem boundary of1he property1hatare Within the 100-year 
1klodplaln of Oek Creek. Cor\lallfs Cornprahan8Jv8 Pian poldea and the standard~ Bated In 
Chapler4.5 of the Ccrvalls LDC tndfcatathaae areas shauld be prataded from dawlopment. 
This area Includes the 0.2-ff. Floadway, which Is also highly profeclad. 

Highly Pratedad and Partfdy ProteCted stgnlfic:ant Vegetatlan Areas: 
1bera fs a HfghJy Protadad SfgnlfJcant Vegetation Area (HPSV) on the western edge ot the 
dB. prfmar8y located within the propoaed 2.62 8CI'8 parcel. Thera 18 a PBJfJaiJy PnMcted 
SfgnffJcant Vagatatfon Ama - 3 (PPSV--3) foaMd prlmarfly wHhln 1he eastern half of the 
prapoaad 2.57 scm parcel Corwlls Comp~ Plan polk:IM and the ~ fn 
'Chapter 4.12 Of the CoNallil I.DC lndk::ate the HPSVarea should be protedad from 
d8velopment. and development In 1he PPSV-3 ara should be llmftad to 50% of the PPSV-3 
·area. 

Highly Plotadad Praxlmale Wetlands 
There Ia a GmaJI piOrllcn of a prmknale wetland on the east aide of1he pmperty whk::hls to be 
pcotecled. 

Jurfldlcllonal Wetlands 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-D0001) 

Thera are two areas on the pmpased 27.61 acre parcel that contain jurfsdlcdonal W8ffanda. 
TheiB wetlands are not protacled from d~ by the CoMtl1s Compnllhensfva Plan 
policies or the CH¥a LDC a1andan:ls. However. any development of these wetSands would 
raquireparmltsfromth&Depabi&ltofstate Lands/U.S.AmrJCorpsofEngfneera. Dependfng 
upon 1helrpermlt requJrements. daYefopment of the etta may be somawhatconstralned wlfhln 
1he88 areas and/or dJslurbancaofthe weUands rs likely to require mltfgatlon. These wellands 
may alSo provide an opportunlyforW8Uand banking to be used as mJUgation for development 
on this or other sites. 

nw Partition may nu.tuca or lmpalrfulura densitY 1rin8fera ttsd could bl ayallgbla If ibl* 
remained lJil!:ftylclfid If tn 1he City, the undMded pmparty would be eligible far full transfers of 
denlfty from the constrafnad portfona of the site to the uncanstratned portians of the sfta. By 
dMdJng the property, such dendy1ranlfera may become mora limited, partlcufarty If the attes 
are devalopad at dlft'anmt t1me8 by dffi'8rant parllas. 

Iba partition raatM a subsflnlfa!lv mnstrslriad 2.62 acre gamal and hU thl pqtan1lal m 
fi:IDase II'!Ql;rbmsnfl ktfpht ~ mrfund ~In JhaMKft. Tha30.13 8CI1J. 
c:onta1ns eaveralareas1hat are mnatrafned by natural features. Stll, ths City and Co~Jn~Vs 
latest rEMslons of 1ha Comprahenslve Plan Map and Poltdas and LDC prtMde for mora than 

·Paae2 

PLANNING COMMISSION STAFF REPORT 
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Optlon1. 

Optfon2 

Adjustfhe paroalllnes1Dasaura that both parcels ara of suffldentslm and ara 
locafad so 1hat each parcel has an unconstta1nec1 area equal to at least the 
Minimum Aseured Development Area that would be assfgned to the parcel 
wfth the antlcfpated RS-12 zoning. 

Provtde permanent reatrfdlva eaeements (with both the County and the City 
having an lntarast In those easemanta) that are recorded wfth the parUflon to 
predUde development of mora fhan the area that represents the 
ti'ICOI18tralne portfona of the parcel plus 50 percent of the PPSV..S area an 
the 2.52-acre parcel. and establish 1hat ihe Highly Protecfad Slgnfftcant 
Vagetdon area Is nat to ba deveJoped. 

.a.. Dla DI'QP08Id dftvelopmtntpdgmmayorggudeafffclanturbanfptk:mgfb prpoosed27,61 
acr&Darcel. . 

A Approgrfa1aaccep8Dduti!itycgnnec!fenareamustDI1lllnayaltableforl.ll'banDtron 
ofbslle. 

The City anticipates urbanlzat'lon of the 27.81 aae sfte. Development of this ef18wll help1he 
CHy Implement urbanfza1lon and housing polldea rn the Comprehensive Plan • For the a1te 
tD be wbanlmd, JnftastnJcfura and 6fra8t axtensfont are needed to end through the parcel, 
partfculal1y along orfiom Westam Boulevard. H Js a1lfcal that the partftfon be c::ondlllaned to 
alow futura joint usa and development cl a lccal street and that-this future atnDet area be 
avallahfe for both parcafs for utJUty extensfons and connections to the main Dnes fn West.am 
Boulevard. See the attached memo ft'am the Corvalls Pubic Works Department for further 
direction regardtng strHts and utmlles. 

.This application fs belng l"8''llewad wHhout a ConvenJbn Plan. There have been sevaral 
pn:!p088Is for development ofihls alt8 which demonstrated opllona for development. StiR. a 
·Conversion Plan lndk:atfng major access end pubffc lnfrutructura &Oiuaons. ahoutd be 
Included In the application. 

.f1 Aglnnce ar ft.!tur9 annatkm. 
·The aty antldpa1ss annexing the enfh 30.13 acra pamel within the planning period. Once 
the 2.52 acra Is separated and Is developed far a Bingle-family residence. there wUt be less 
Incentive for the property O'lolnllll' to annex 1ntc the City. Yet this parcel wm be fn the center 
. of a growth area fer the City. The partiUon appn:MII should Jndude provisions to require an 
applk:aUon forannexatlonof1he 2.52 acre parcel when the 27.81 acre sfts or the Hanson Inn 
site (whichever Is first) Is annexed Into the Cf1J ao that there Is not en leland under Benton 
Counf.Ys jwisdtctfon as the Clly expands wastward. 

Agaln, 1ttank you for 1hJs opportunltJ to comment on the application. If you have any quest!on&, 
please do not hesitate fD me at (541) 766-6908. 

SATHER ANNEXATION 
(ANN12-000011 ZDC12-00001) 
PlANNING COMMISSION STAFF REPORT 
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Lyle Hutchens 

From: Lyle Hutchens 
Sent 
To: 

Tuesday, April 10, 2012 4:28 PM 
Yaich, Jason (Jason.Yaich@ci.corvallis.or.us) 

Cc: Thad Higgins (thiggins@gaplanning.com); Jon Williams Owilliams@gaplanning.com); 
heilig@hmalaw.net 

Subject: FW: FW: Sather Annexation Application - School Capacity 

Hi Jason, below is 509J's concurance with the school related capcity discussion included in the annexation application. 

Lyle E. Hutchens 
Devco Engineering, Inc. 
POB 1211 (Mail) 
245 NE Conifer Boulevard (Fed Ex/UPS) 
Corvallis, OR 97339-1211 
www.devcoe11gineering.com (website) 

: 541.757.89911 m: 541.757.98851 I : lyle@devcoengineering.com 

··--Original Message-
~fBfl\lJ~~9~tley;~elllllfe~"CUilailto:'Jennifer:Sctlfoedef@C"oHiaflisilt12~oEusl•·>•• 

·"sent:rJ~~I:i~'Y~"Apiil'1rr2o:l.2 11:5o AM · 
To: Trish Weber 
Subject: RE: PN: Annexation Application -School Capacity 

···--Original Message---
From: Trish Weber [mailto:Trish@devcoengineering.com] 
Sent: Thursday, April OS, 2012 10:02 
To: Schroeder, Jennifer 
Subject: FW: FW: Annexation Application -School Capacity 

Jennifer, trying this again. 

-Trish 

From: Microsoft Exchange 
Sent: Wednesday, April 04, 2012 2:33 PM 
To: 'jennifer.schroeder@corvallis.k12.or.us 
Subject: Undeliverable: FW: Annexation Application- School Capacity 

Delivery has failed to these recipients or distribution lists: 

'jennifer.schroeder@corvallis.k12.or.us<mailto:'jennifer.schroeder@corvallis.k12.or.us> 
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EXECUTIVE SUMMARY 

This report presents the results of a demographic study conducted by the Portland State 

University Population Research Center (PRq. The study Includes analysis of population, 

housing, employment, and school enroUment trends affecting the Corvallis School District (CSD) 

in recent years, estimates of the average number of CSO students living in single family homes, 

and forecasts of district-wide and individual school enroHments for the 2011-U to 2020..21 

school years. 

Enrollment Trends 

The Corvallis School District (CSD) enrolled 6,520 students in Fall2010, a decrease of 98 students 

(1.5 percent) from Fall 2009. The loss occurred at each school level, including decreases of 30 

students (1.1 percent) In grades K-5, 42 students (2.8 percent) in grades 6-8, and 26 students 

(1.1 percent) In grades 9-12. 

Total K-12 enrollment has fallen in most years since peaking at more than 7,700 students in the 

mid-1990s. A steep decline in elementary enrollment in the 1990s occurred in the same period 

that high school enrollment was growing, illustrating the influence of different sized age cohorts 

on school enrollment. By the early 2000s, elementary enrollment began to stabiUze, while high 

school enrollment began to decline. In the most recent two years, the poor economy has 

contributed to the enrollment decline at aU school levels, but the long term enrollment losses 

are more closely related to the District's age structure. 

The aging of the large "baby boom" population and their "echo boom" children was the biggest 

factor in the District's enrollment decline, but the impact of that generational shift has subsided. 

Children born In the peak birth year of 1990 have graduated from high school, and Incoming 

kindergarten class sizes are relatively stable. If not for the recent job losses and housing 

slowdown, the District's overall K-12 enrollment in 2009-10 and 201D-11 would likely have been 

similar to or even larger than 2008-09 enrollment. 

PLANNING COMMISSION STAFF REPORT 
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Housing and Enrollment 

District-wide, an average of 0.31 CSD students live in each single family home; just under one 

student In every three homes. llle average varies with the characteristics of the home. The 

characteristics measured in this study are the age of the home and the size of the lot. Similar to 

findings In other districts, newer homes average more school-age children than older homes, 

and homes on small lots average fewer children than those on larger lots. In detached homes 

built since 2000there are an average of0.49 CSD students per home. 

Enrollment ForeaiSt 

The enrollment forecast Is linked to a population forecast. The District's population Is expected 

to increase at a relatively slow rate even if employment growth resumes. More workers 

commute Into the CSD than out of it; job growth In Corvalns does not ensure equivalent 

population growth because more affordable housing options exist outside of the District. 

In the next flve years, total K-12 enrollment is forecast to be relatively stable. Elementary 

enrollments begin to grow by 2013 due to larger Incoming kindergarten classes, corresponding 

to an increase in births. OVer the 10 year forecast period, K-12 enrollment is forecast to 

Increase by 297 students (five percent), reversing the 851 student (12 percent) decline 

experienced In the past 10 years. Most of the growth occurs at the elementary level; grades K-5 

enrollment Is forecast to increase by 271 students, grades 6-8 enrollment Is forecast to Increase 

by 52 students, and grades 9-12 enrollment Is forecast to decrease by 26 students between Fall 

2010 and Fall2020. 

Table 1 compares the historic and forecast growth for the District by flve year increment. More 

detailed forecasts for the District may be found in Table 14 of this report. 
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Table 1 
Historic and Forecast Enrollment 

K-5 

5 year change 

5yeerchangs 

9·12 

5yserchsnge 

Corvdia School District 

t 
~~1. f a:~ .T, z~n1~.!! -· 20~t~';'ao.z1 

7,371 8,742 8,520 8,581 8,817 
-821 I •D.Z 41 266 

I ' .g" -391> l. f" 4% 
- -j 

3,024 2,816 2,799 2,917 3,070 
-208 -17 118 153 
·1'% 1- -1% 4% 5% 

1,792 1,s1a I 
·274 
-15'X. 

2,555 

j -- __ _.:... 

2,408 
-147 
-6% -· ·-~ ....... 

1,479 
-39 
-3% 

2,242 
-166 
-m 

1,431 1,531 
-48 100 
-3% 7% 

2.213 2.216 
-29 3 
-1% .J._ orx. 

PopufetfOII Rssearch Center, PSU December 2010. 

lruJhlldual Sdtool Foreams 

Forecasts for individual schools depict what future enroUments might be If current boundaries, 

grade configurations, and number of schools remain unchanged. Specific figures may be found 

in Table 15 of this report. 

Individual school forecasts are based on recent trends as well as potential residential 

development. Adams, Hoover, and Wilson are the elementary schools with the greatest number 

of vacant residential parcels, based on PRC's analysis of the City of Corvallis' land development 

information. Those three schools and Garfield each add 51 to 58 students In the 10 year 

forecast period. Less growth is forecast at Jefferson and Uncoln, while Franklin and Mountain 

View's enrollments are about the same In Fall2020 as In Fall2010. 

lhe District's secondary schools enrollments fluctuate based on the sizes of incoming and 

outgoing classes, but remain relatively stable over the forecast period, with only slightly more 

growth for Cheldelin Middle School and Crescent Valley High School than for Unus Pauling 

Middle School and Corvallis High School. 
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INTRODUCTION 

The Corvallis School District (CSD) requested that the Portland State University Population 

Research Center (PRC) prepare enrollment forecasts for use In the District's planning. This 

report summarizes CSO enrollment history and local area population, housing, and economic 

trends, and presents new forecasts for a 10 year horizon from 2011·12 to 202Q-21. Information 

sources include the U.S. Census Bureau, birth data from the Oregon Center for Health Statistics, 

city and county population estimates produced by PRC, county population forecasts from the 

Oregon OffiCe of Economic Analysis, employment trends and forecasts from the Oregon 

Employment Department, and building permit, tax assessor, and residential development data 

from the cities and counties. 

The District serves an area of about 190 square miles, including the cities of Corvallis and Adair 

Village, large portions of unincorporated Benton County extending several miles to the north 

and south of the City of Corvallis, and a small portion of unincorporated Unn County 

immediately east of Corvallis. 

Following this introduction are sections presenting recent population, housing, employment, 

and enrollment trends within the District. Another section features estimates of the average 

number of CSD students living In various categories of single family homes. Next are the results 

of the district-wide enrollment forecasts and lndMdual school forecasts, and a description of the 

methodology used to produce them. The final section contains a brief discussion of the nature 

and accuracy of forecasts. 
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POPULATION, EMPLOYMENT, AND HOUSING TRENDS, 1990 to 2010 

During the decade between the 1990 and 2000 Censuses, total population within the 

boundaries of the CSD grew by eight percent. from 55,742 persons to 60,057. Over 98 percent 

of CSD residents live within the Benton County portion of the District (59,034 persons in 2000). 

linn County accounts for the rest (1,023 persons in 2000). The District's rate of population 

growth during the 1990s was slightly less than the 10 percent growth experienced by Benton 

County overall, and signifiCantly less than the 20 percent growth rate In the State of Oregon. 

In February 2011, the 2010 Census population counts for cities, counties, and school districts 

were released. This information was not available when the forecast was completed, and 

population by sex and by detailed age will not be published until Summer 2011. Between 2000 

and 2010 the District's population has continued to grow slowly, by about 10 percent In the 

decade, compared with 12 percent growth in the State of Oregon. The 1990, 2000, and 2010 

populations of the City of Corvallis, the District itself, the two counties, and the State are shown 

In Table 2. 

Table2 

City and Region Populatlon,1990, 2000, and 2010 
~Annual Growth Rata 

11110 2000 2010 1990-2000 2000-2010 
City of Co!VIlllis 44,757 49,322 54,462 1.0% 1.0% 

City of .ldalr\111age 554 536 840 -o.l% 4.6% 

CSD Unincorporated 10,431 10,199 10,557 ..0.2% 0.3% 

CSDTotal• 55,742 60,057 65,859 0.7% 0.9% 

Benlon County 70,811 78,153 85,579 1.0'J{. 0.9% 

UnnCounty 91,227 t 103,069 116,672 1.2% 1.2% I 

State of Oregon 2,842,321 3,421,399 3,831,074 1.9% 1.1% 

Source: US. Census Buraau, 1990, 2000. end 2010 censusN. 
*NOIB: School Dlstrlctpopulllffon dlfJierrrined byPSLJ.PRC baaed on Sfllll6946on of census blocks 
wthln boundary shepeflles provided by CSD. Th1t 2010 CSD popu/Bfion pubffshltd by the Census 
Bureau fs 65,449. 

Although its population has not been growing rapidly, the City of Corvallis' status as a major 

employment center adds to the District's desirability as a residential location. An average 

commute time of 15.9 minutes for Olstrict residents, compared with 22.3 minutes statewide and 
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25.3 nationally, adds to its quality of llfe.1 Among workers residing within the District, 55 

percent have jobs that are located within the District, Including a slight majority of jobs (51 

percent) located within the City of Corvallis itself. Table 3 summarizes the workplaces of District 

residents. Some workers, such as most federal employees, are not Included, but the data 

represent the home to work flow for most workers. 

Table 3 

Where CSD Residents Are Employed 

Job Located WJthln• Work8111 Share 
Corwllla Schoot'iistt£ 13,263 55% 

c~ I?! Coi'YBtn~ 12,,338 51% 

Benton County 14,044 59% 
UnnCounty 2,652 11% 
Marion County 1,489 8% 
lam~Cou~-

,. +' .,1.~ 6% 
All o1t1er locations 4,379 18% 
Total Primary Joba 23}199 100% 

"NtJIB: lndentstion Indicates that thlJ area Is Blso lncJuded Mlhln the area 
abow It For eJt&fiJpla, Mlitflt'l In the City of Corva/1/siJI'fl Blso CDUIIIBd In 
the Caval/Is School District 

Sautee: US CMIIlus BureiiiU, LED Orlgfn-Deallnaf/on Data Base (2nd 
Quarter 2009). Job• COV8I8d byUIIflmPioyment lnsl.lrl1flCO, fJfll'lllFs//y 
gr:Jud/ng fiKJI!JrBJ gawrnmen(. agrlcultunll, aelf.employsd and rlomel!ltfc 
Mllt~tt~~. lncludN at most one (primary) job per TNident. 

In addition to the 13,263 persons who both live and work within CSD, another 15,834 persons 

work in the District but live outside of it. Those who commute Into the District for their primary 

job outnumber the 10,736 who commute out. This pattern is likely to continue in part due to 

the Jower cost of housing In neighboring communities. Table 4 compares median housing values 

and rent in the five school districts that are home to about three quarters of those whose 

primary job is within the District. The values and rent are self-reported by households 

responding to the Census Bureau's American Community Survey, and the five years that they 

span include great variation in the housing market, but Corvallis is clearly the District with the 

highest housing costs. Although average home sales prices fell by 13 percent In Benton County 

1 u.s. Census Bureau, 2007-2009 American COmmunity SUrvey 3-Year Estimates. 
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between their 2007 peak and 2010, the decline was less severe than In Unn (19 percent), 

Marion (22 percent), or Polk (16 percent) Countles.2 

----· 

Tabla 4 

Jobs Within CSD: Where Workers Live 
And Area Median Housing Costs 

-
Primary Medlen Value* Uedlan Ran!:_ ___ _""G ___ , 

Jobwtthfn lllargtnof Marginal 
Rnldent School Dlab1ct CSD &Umata i Error (+/-) Estimate Error (+I-) 
Corvallis SO 13.263 $253,800! 8.274 $849 14 
Greater JlibanySD 4,123 $187,000 I 4,799 $610 18 
PhllomatlSD 1,528 $227.800 17.273 $541--r------71 
_l;!banon Community SO 1,179 $168,000 7,895 $609 36 

$195,800 
---

Salem-Keizer SO 918 2,883 $593 9 
Jlil other locations 8,086 - - - -
Total Primary Jobs 29,007 - t - - -
"Nottt: MecRBII wlue, ovmer-occupled housing 1111113 end mediBll cantmct rent, renter-occupied 
housing un/IB vithln the Bpec/ffed dfstrlet. Eatll'fllltN sre based on sU/Wy telfPOI'ISN betMeen 
JB/IUBJ'Y 2005 and Decembar 2009, snd 1n sd}ustBd In 2009 dolhlrs. 

Sourcful: US Cansus Bureau, LED Orlgfn-De8tlnatlon Data Bass (2nd Quartsr 2009. see Tebfa 3); 
US. Camus Burfleu, 2005-2009 Amerlcan Community Survey 5-Year EsiJmsiiN, lab/88 825058 and 
8250n. 

Benton County typically has a lower unemployment rate than the State of Oregon. The most 

recent estimate, December 2010, shows a 7 3 percent seasonally adjusted unemployment rate 

for the County, compared with 10.6 percent for the state. However, the County lost more than 

2.000 jobs during the recent recession. Between 2007 and 2010 the County's six percent dedine 

ill nonfarm employment was only slightly better than the State's eight percent loss. Unn 

County, which had a 13.0 percent seasonally adjusted unemployment rate In December 2010, 

lost 11 percent of its nonfarm jobs between 2007 and 2010. 

Although the steepest job losses occurred between mld-2008 and late-2009, recent data do not 

~t point to a recovery. December 2010 f~gures from the Oregon Employment Department 

show that nearly all private-sector industries in Benton County lost jobs over the past 12 

2 Willamette Valley Multiple Urting Service, •2010 Real Estate Review." January 2011. 
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months. Furthermore, "In the past 24 months Benton County's manufacturing sector has shed 

more than 1,000 jobs, a 25 percent decrease in employment."' 

The residential building permit data presented in Table 5 demonstrate the extent of the 

slowdown In new home construction that followed the overheated housins market and 

subsequent job losses. Activity may have bottomed out during the 12 month period between 

September 2009 and August 2010, when only 26 building permits were issued for single family 

homes. In the five months since then, permits for 22 homes have been Issued. Single family 

homes that have been completed through the end of 2009, based on tax assessment 

information, are grouped by attendance area in Table 6. Additional detans about the location of 

new housing and the potential for additional residential development is presented in the 

wEnrollment Forecasts" section. 

Tabla 5 
Housing Units Authorized by Building Permits 

atyaf Conmlll8 

Year Permit laauad Single FmnBy llluitlpla FamBy 
1996 209 371 
1997 134 55 
1998 121 114 
1999 81 134 
2000 129 22 
2001 162 466 
2002 250 4 
2003 195 153 
2004 195 71 
2005 220 162 
2006 194 50 
2007 99 16 
2006 60 0 
2009 39 0 
2010 37 18 
2011 (January) 4 0 
~: us. Census Bl.inJeu, Rssldflntls! Omstructlon Branch. Data 
llVBifable onlfne &t hltp:lkenstats.ceMUS.SJO'b'bft:fr¥bldgprmt.shtml. 
December 2010 and JIJfiiJtJf)l20 11 data fran City of Corvallis. 

' Benton-Unn Labor Trends, Oregon Employment Department, February 2011. 
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Bementary Area• 2000 2001 
Adams 56 96 
Garfield 4 5 
Hoowr 32 19 
Jefferson 2 2 
Lincoln 11 27 
Mountain \/lew 11 37 
Wilson 6 6 
Dlatrlct 122 192 

Cheldelln 49 62 
Pauling 73 130 
Dlatrict 122 192 

High School Area• 
CorwiUa 73 130 
Cteaoent Valley 49 62 
Dlatrlct 122 192 

"Nolo: Cummt (2010-11) atlllndtlnce ama. 

Table 6 

Corvallis School Olsb'lct 
New Single Family Homes By Attendance Area 

Year Built 
2002 2003 2004 2005 2006 2007 

87 81 75 87 104 42 
10 8 4 6 3 3 
36 17 41 20 18 14 
6 5 4 10 5 6 

66 67 47 68 76 52 
49 70 18 31 12 18 
112 36 20 17 14 15 
366 284 209 239 232 150 

197 123 80 68 44 47 
169 161 129 171 188 103 
388 284 20& 239 232 150 

169 161 129 171 188 103 
197 123 80 68 44 47 
368 284 20& 238 232 150 

2000..011 
2008 2001 Total 
15 13 656 
5 11 59 
4 5 206 
1 4 45 
8 11 433 
8 8 262 
10 7 243 
111 69 1904 

22 20 712 
29 39 1192 
51 59 1904 

29 39 1192 
22 20 712 
61 59 11104 

Sourct:l: Compi/e(/ by Population Rttstarch Cantw, PSU. Item EJenton and UIJtl Coun(y tax lot atlrfbute data. Elcc/urle& most manufaciUnld homfls end all tax· 
BJCIImpt properl/flS, 
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ENROLLMENT TRENDS 

Dlsttktwlde Enrollment 

The Corvallis School District (CSD) enrolled 6,520 students In Fall2010, a decrease of 98 students 

(1.5 percent) from Fall 2009. The loss occurred at each school level, including decreases of 30 

students (1.1 percent) In grades K-5, 42 students (2.8 pertent) In grades 6-8, and 26 students 

(1.1 percent) in grades 9-12. 

Total K-U enrollment has fallen in most years since peaking at more than 7,700 students In the 

mid-19905. A steep decline in elementary enroUment in the 1990s occurred in the same period 

that high school enrollment was growing, illustrating the influence of different sized age cohorts 

on school enrollment. By the early 2000s, elementary enrollment began to stabilize, while high 

school enrollment began to decline. In the most recent two years, the poor economy has 

contributed to the enrollment decline at all school levels, but the long term enrollment losses 

are more closely related to the District's age structure. 

The college-age population is consistently the largest group In CorvaUis, but the sizable baby 

boom population has maintained its Influence on the area's demographics as it has aged. In 

1990, one out of every six CSD residents was between the ages of 30 to 39. In 2000, persons 

age 40 to 49 outnumbered those age 30 to 39 by 19 percent. By 2010, this large cohort was in 

Its 50s. The "echo" of the baby boom consisted of an Increase in births in the late 1980s that 

began to wane after 1990. As the population of women of childbearing age declined, fertility 

rates for women under age 30 also fell, leading to a decrease in births even as population grew 

in the 1990s and 2000s. 

Although total enrollment has declined, the District's Latino enrollment has more than doubled 

in the past 10 years, from about 420 students in Fall 2000 to about 860 in Fall 2010. In contrast 

to the aging non-Latino white population, a large share of Latinos are in prime childbearing age 

groups. Among all residents age 25 and over, 31 percent of Latinos are between age 25 and 34, 

PLANNING COMMISSION STAFF REPORT 
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compared with only 14 percent of non-Latino whites. Median age for Latino residents is 21, 

compared with 30 for non-Latina whites. 4 

Oregon and U.S. fertility rates may have dropped further due to the current recession, but the 

effects of the aging population on K-12 school enrollment have run their course. Children born 

In the peak birth year of 1990 have graduated from high school, and incoming kindergarten class 

sizes are relatively stable. If not for the recent job losses and housing slowdown, the District's 

overall K-12 enrollment in 2009-10and 201o-11 would likely have been similar to or even larger 

than 2008-o9 enrollment. 

Table 7 summarizes the enrollment history for the District by grade level annually for the past 10 

years, from 2ooo-o1 to 201o-11. Notice the frve year change summaries at the bottom of the 

table. All grade levels experienced large dedine in the 20Q0.01 to 2005-06 period, but only high 

school enrollments fell significantly in the 2005-06 to 201o-11 period. 

Private and Home Sdtool Enrollment and Dlstrlct "Capture Rote"' 

There are a few small private schools in the Corvaltis area that each enroll fewer than 50 

children in kindergarten or primary grades, but only three larger schools serving a range of 

grade levels. The largest is 5antlam Christian, which enrolls 361 students in grades K-8 and 252 

students in grades 9-12. Enrollment has declined from the 2005-06 to 2007-08 school years, 

when it enrolled about 500 students in grades K-8 and more than 300 in grades 9-12. Santlam 

Christian Is located at the northern edge of the CSD, in Adair VIllage, but only 36 percent of its 

students come from Corvallis or Adair Village. More than half of its students come from Polk 

and Unn County communities that are outside of the CSD.5 Ashbrook Independent School, with 

145 students, and Zion lutheran School, with 167 students, are both located In the Oty of 

Corvallis and serve grades K-8. They have maintained or slightly increased their enrollment over 

the past several years. 

• u.s. Census Bureau, 2005-2009 American Community Survey 5-Year Estimates, Tables B01001H, 
8010011, 801002H and 8010021. 

5 Santlam Christian Schools, 2010.11 School Profile. 
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Tabla 7 

Corvallis School District, Enrollment History, 2000.01 to 2010-11 

Grade 200~1 2001.02 
K 441 445 
1 480 468 
2 492 479 
3 525 484 
4 540 540 
6 546 563 
8 555 544 
7 614 568 
8 623 609 
9 639 693 
10 654 840 
11 590 625 
12 672 565 
Total 7,371 7,223 

Annual change -148 
-2.0% 

K-8 3,024 2.979 

~~~ 1,792 1,721 
9-12 2,555 2,523 

K-5 

9-12 
Total 

2002.03 2003-G4 
456 436 
496 496 
455 491 
471 463 
481 486 
528 484 
545 506 
545 536 
552 554 
660 643 
678 622 
607 612 
600 604 

7,074 8,933 

-149 -141 
-2.1% -2.~ 

2,887 2,858 

1,642 1,596 
2,545 2,481 

5 Yllar Change: 
2000.01 to 2006-01 
Change Pet. 

-208 -7% 
-274 -15% 
-147 -6% 
.. 29 of% 

2004-06 
449 
457 
498 
478 
466 
466 
502 
514 
531 
654 
603 
608 
616 

1,842 

-91 
-1.3% 
2,814 

1,547 
2,481 

2006.06 2006.07 
435 446 
482 458 
462 4n 
502 471 
472 523 
463 462 
482 488 
504 495 
532 521 
614 657 
598 573 
590 584 
606 585 

8,742 8,780 

-100 18 
-1.5% 0.3% 
2,816 2,857 

1,518 1,504 
2,408 2,399 

&Year Change: 
2005-08 to 2010·11 
Change Pet. 

-17 -1% 
-39 -3% 
-166 -7% 
-222 "'" 

200NI8 
428 
483 
453 
496 
465 
528 
502 
500 
504 
636 
604 
572 
555 

8,728 

-34 
~.5% 
2,853 

1,506 
2,367 

Note: lnolude11 c:llarlBr schoo/11, but does nollnr;lude special programs (FARM H0171B Sc:hool Md YES House) 
Soun:e: C«Yss/lt; S.D. 
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2008.09 2009-10 
459 436 
469 472 
484 473 
487 484 
493 482 
463 482 
530 471 
512 526 
518 524 
637 661 
587 554 
542 520 
543 533 

1,724 1,818 

-2 -106 
0.~ -1.6% 
2,855 2,829 

1,560 1,521 
2,309 2,268 

10 Year Change: 
200~1 to2010.11 
Change Pet. 

-225 -716 
-313 -17" 
-313 -1216 
~51 -12% 

2010-11 
434 
465 
472 
469 
486 
473 
418 
473 
528 
672 
587 
479 
504 

8,120 

-98 
·1.5% 
2,799 

1,479 
2,242 
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Private schools within the CSD enroll local students as well as students from beyond the CSD 

boundaries; conversely, CSD residents can attend private schools located in other communities. 

Therefore, the number of students enroUed In private schools physically located within the 

District cannot be used to measure overall private school share. The best source for private 

school enrollment by residence is census data. The 2000 Census and the more recent American 

Community Survey (ACS} included questions about school enrollment by level and by type 

(public or private). In 2000, nine percent of the K-12 students living in the District were enrolled 

in private schools. The ACS estimates based on surveys conducted from 2005 to 2009 indicate 

that 10 percent of CSD K-12 students were enrolled in private schools. 

Another difference between CSD enroAment and child population can be attributed to home 

schooling. Home schooled students living In the District are required to register with the Unn 

Benton Uncoln Education Service District (LBLESD), though the statistics kept by the LBLESD are 

not predse because students who move out of the area are not required to drop their 

registration. Students who enroll in public schools after being registered as home schooled are 

dropped from the home school registry. In February 2011 there were 227 CSD residents 

registered as home schooled, including 91 high school age chlldren.6 This accounts for just 

fewer than three percent of total1"-8111 grade residents and four percent of total 9111-12111 grade 

residents. Like enrollment in CSO public schools and at Santiam Christian, the number of home

schooled students has fallen in the past five years, from 262 children In February 2006 to 227 

today. Conversely, home schooling of high school students has increased from 57 students fiVI!! 

years ago to 91 today. 

For purposes of forecasting enrollment, the ratios of kindergarten and first grade public school 

enrollment to overall population in the corresponding ages are very important. These ratios are 

called "capture rates." Once a student is enrolled In the public schools in first grade, it is very 

likely that they will continue to be enrolled in subsequent grades, unless their family moves out 

of the District. At the time of the 2000 Census, the kindergarten capture rate was 0.78, and the 

first grade capture rate was 0.80. That means that about 22 percent of kindergarten-age 

children and 20 percent of first grade age children were not enrolled in CSD schools. These 

children include students who were enrolled in private schools, net transfers to and from other 

'Northwest Regional Education Service District 2009-10 Annual Report. 
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public school districts, home schooled students, or children not yet attending school, since 

school is not compulsory until age seven. 

hldMduoiSdtool Enrollment 

Total enrollment at each of the District's schools and recent enrollment trends by school are 

shown in Table 8 on the next page. Enrollment change is calculated for the 200.5-06 to 2010.11 

five year Interval, although enrollments are not strictly comparable due to the closure of Inavale 

after the 2005-()6 school year, elementary boundary changes between the 2007..(]8 and 2008-09 

school years, and the reassignment of a small portion of the former Cheldelln Middle School 

attendance area to Unus Pauling Middle School, also between the 2007..(]8 and 2008-09 school 

years. Uncoln's larger enrollment between 2006-07 and 2009-10 reflects its K-8 configuration 

during those years. 
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Tabla 1 

Enrollment History for Individual Schools, 2005.()6 to 2010-11 

6 year change 
Hlsfxwlc Enrollment 2005-418to2010·11 

School 2006-416 2001-417 2007-418 2008-4111 200tl-10 2010.11 Number Percent 

Jldams1 460 465 445 417 411 390 -70 -15.2" 
Franldin J<..a 367 350 333 324 320 329 -38 ·1o.4" 
Garfield 372 396 380 377 369 380 8 2.2" 
Hoowr 408 413 406 410 405 419 11 2.7" 
lnawleK~ 179 -179 

Jefferson' 318 324 322 347 331 329 11 3.5" 
lincoln' 287 401 444 425 388 325 38 13.2" 
Mountain \t\ew1 384 420 421 376 382 344 -40 -10.4" 
Wlson1 267 301 316 346 379 369 82 28.6% 
BemeRtary Schoolll 3,012 3,070 3,087 3,022 2,9811 2,1116 -177 -5.1" 

Cheklelin M.S. 576 598 588 640 815 598 22 3.8% 
linus Pauling M.S. 696 693 704 892 898 724 28 4.0% 

Middle Schoolll 1,272 1,2111 1,2112 1,332 1,313 1,322 60 .u" 
CaMilla H.S. 1.366 1,360 1,330 1,263 1,216 1,154 ·212 -15.5% 
Crescent Valley H.S. 1,042 1,039 1,037 1,048 1,052 1,088 46 4.4% 
High Schools 2,4011 2,3118 2,387 2,309 2,281 2,242 -188 -6..9% 

Dllltrlct-run Schoab 8,742 8,780 8,728 11,883 11,646 8,449 -293 -4.3" 

Middy Creek Charter School 61 72 71 71 

Grand Totals 8,742 8,780 8,728 8,724 8,6111 8,&20 -222 -3.3" 

1. Boundw'yatfus&mlnta betMen the 2007-08 8/fd 200tHJ911chool yeatS /I'ICifNJIIfld the size of the JeRer.sDII and WIISOIIaltflntlance llt'DilS and 
det:rrlafld the mze of the Ad!ma 8/fd Moulltsln Vlewllt'Das, tlflectJng new~. Existing 8/udiM/3 could temaln at fhflir old BChool. 

2. Uncoln'a 011101/ment lm:ludetJ gracias 6-8 bfllleen 2006-07 8/fd 20()9..10. 

Source: Coniii/Ua School Dl111rlc~ Septlmlbor 30 Enrollment 

SATHER ANNEXATION (ANN12-00001) 
CITY COUNCIL STAFF REPORT 
EXHIBIT E-567 



I 
.I 

J 

l 
J 

] 

SATHER ANNEXATION 
(ANN12-00001 I ZDC12-C0001) 

HOUSING AND ENROLLMENT 

How many children are expected to live in future new homes and attend CSD schools? Because 

each development Is unique, the number of resident public school students may depend on 

factors other than the number of homes. These factors include affordability, proximity to 

schools, the number of bedrooms, and the presence or absence of child-friendly amenities 

within the development and in the surrounding neighborhood. However, we can measure the 

current average number of CSD students per existing housing unit. These figures help to inform 

the enrollment forecasts for Individual schools, and they can be used by District staff on an ad 

hoc basis to estimate potential student generation from planned and proposed developments. 

We estimated the Fall 2010 number of students per housing unit In a geographic information 

sv:;tem (GIS}, combining student address points with tax lots and their associated attributes. For 

detached homes built between 2000 and 2009, the average number of CSD K-12 students was 

0.49, or about one student In every two homes. The rates are near or slightly below those we 

have measured for new single family homes in recent studies for large school districts in 

suburban Portland.7 Detached homes built In the 1990s had a lower average of 0.41 K-12 

students, largely because these 10 to 20 year old homes had fewer elementary students. The 

average number of high school students In these homes was higher than In the newer homes. 

Homes built before 1990 have an average of just 0.28 CSD K-12 students per home, with fewer 

students at both the elementary and secondary levels compared Wlth homes built since 1990. 

Table 9 includes the rates for detached homes as wen as for attached, or zero-lot line homes. A 

growing number of homes have been built on smaller subdivided parcels in the Oty of Corvallis. 

"Attached" may be a misnomer; some are attached and some are not. The parcel attribute data 

Is Insufficient to provide the structural detaH, so all homes on lot sizes of smaller than 3,400 

square feet were Included in the analysis. Whether the homes are attached or not, they share 

the characteristic of having fewer students enroUed in CSO schools, on average. Similar to 

detached homes, the newest homes on small lots have higher student generation rates than 

7 For example, 0.49 In the Oregon City School Distlict, O.S9 in the Tigard-Tualatin School District, and 0.69 

In the North Oackamas School District. 
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older ones. Homes on small lots are generally more affordable, and higher rates for K-Sth grade 

and 6111-Stll grade compared with 9111-12111 grade indicate that young families are part of the 

market for these homes. 

Table9 

Average Number of CSD Students per Single family Home, Fall2010 
By AQe of Home and Grade Level 

Grade Lawl 

lW 6-8 9·12 K·12 

Single Family Homes 0.13 0.07 0.11 0.31 

Delached Sing! a Family Homes 0.13 0.07 0.12 0.32 

Bullt200Q-2009 0.23 0.11 0.15 0.49 
.... -- - -Bullt1990-1999 0.15 0.09 0.16 0.41 

Built before 1990 0.11 0.06 0.10 I 0.28 

Atlached Slngla Family Homes• 0.10 0.05 0.04 0.19 --
Built 2000-2009 0.20 0.09 0.05 0.34 

"Homss on lobs fllTISihw than 3,400 sqi.Riffl feet end llllltBched homiiB ldeiiiJfisd regerdfsss of Jot alzs. 

Source: Data compllsd by PSlJ.PRC, using CSD studflnt dtlta end gt10{J1'1Aphic sMplf filS$ FoiTI Blmton 
CounCy. lnt;lud8s 8tudtmtlr Bttrlndfng Bp&CisJ prorysma. 

These same Fall 2010 student generation rates are shown in Chart 1, Illustrating the "aging in 

place" that occurs in single family homes. On average, homes that are 10-20 years old have 

fewer young children than homes that are less than 10 years old. As the older children graduate 

from high school, the homes built in the 1990s will soon have even fewer K-12 residents, much 

like the homes built before 1990 that are now more than 20 years old. Although younger 

families may eventually occupy the older homes, owner-occupied homes turn over to new 

owners very gradually, and the new owners will represent a diverse mix of households that may 

not include as many families with children as the newer tract homes. 
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ENROL~ENTFORECASTS 

To ensure that enrollment forecasts are consistent with the dynamics of likely population 

growth within the District, we combine the grade progression enrollment model with a 

demographic cohort-component model used to forecast population for the District by age and 

sex. The components of population change are births, deaths, and migration. Using age-specific 

fertility rates, age-sex specific mortality rates, age-sex specific migration rates, estimates of 

recent net migration levels, and forecasts of future migration levels, each component is applied 

to the base year population In a manner that simulates the actual dynamics of population 

change. 

The 1990 and 2000 Census results are used as a baseline for the population forecasts. By 

"surviVIng" the 1990 population and 1990s births (estimating the population In each age group 

that would survive to the year 2000) and comparing the •survived• population to the actual 

2000 population by age group, we are able to estimate the overall level of net migration 

between 1990 and 2000 as well as net migration by gender and age cohort. The net migration 

data was used to develop initial net migration rates, which were used as a baseline for rates 

used to forecast net migration for the 2000 to 2020 period. 

We estimated the number of births to women residing within the District each year from 1989 

to 2007, using data from the Oregon Department of Human Services, Center for Health 

Statistics. Detailed information induding the age of mothers enabled us to calculate fertility 

rates by age group for both 1990 and 2000. We adjusted the future fertility rates to reflect 

trends of decreasing fertility rates for women under age 25 and increases for women age 30 and 

older. These trends are based on state and national observations, as well as the number of 

births by age of mother occurring within the District during the 2001 to 2005 period for which 

detailed birth data is avaUable. 

Historic school enrollment is linked to the population forecast in two ways. First, the 

ld ndergarten and first grade enrollments at the time of the most recent census {the 1999-2000 

school year) are compared to the population at the appropriate ages counted In the census. The 
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"capture rate," or ratio of enrollment to population, is an estimate of the share of area children 

who are enrolled in CSD schools. Assumptions for capture rates based on census data are used 

to bring new kindergarten and first grade students into the District's enrollment. If there Is 

evidence that capture rates have changed since the time of the census, they may be adjusted in 

the forecast. 

The other way that historic population and enrollment are linked is through migration. Annual 

changes In school enrollment by cohort closely follow trends in the net migration of children in 

the District's population. Once the students are in first grade, a set of baseline grade 

progression rates {GPRs) are used to move students from one grade to the next. These rates, 

usually 1.00 for elementary grades, represent a scenario under which there is no change due to 

migration. Enrollment change beyond the baseline is added (or subtracted, If appropriate) at 

each grade level depending on the migration levels of the overall population by single years of 

age. 

Population For«tlst 

Population counts from the 2010 Census were not yet available when the forecast was 

prepared, but a substantial amount of other data was available to compare the 2000 to 2010 

forecast interval with the 1990 to 2000 baseline period. These data include school enrollment, 

births, housing development data, and estimates from the Census Bureau's American 

Community Survey (ACS) and Small Area Income and Poverty Estimates (SAIPE). All indicate that 

population gains within the District In the decade ending ln 2010 were slightly lower than In the 

1990s. Natural Increase (births minus deaths) was lower In the 2000s because there were about 

540 fewer births than In the 1990s. At the same time, the aging population contributed to an 

increasing numbe·r of deaths. Net migration {people moving in minus those moving out) was 

higher in the 2000s than in the 1990s. Chart 2 shows the 1990 to 2000 estimate and 2000 to 

2020 forecasts of CSD population growth attributable to net migration. 
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Chart 2 
Corvallis School Dletrld 

Net Migration, 1990 to 2020 
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The forecast of births depends on age-spedfic fertility rates (ASFRs), calculated for fiVe year age 

groups by dividing the number of births occurring to District residents of a specific age group 

into the overall population in the same age group. Due to the large college student population 

in Corvallis, only a small share of the population under age 25 are forming families and having 

children. Statewide ASFRs for women in their late teens and early 20s were three to four times 

higher than those in the CSO. For women in their 30s, ASFRs in the CSD have been higher than 

statewide rates, a pattern typical of places with high educational attainment. 

Future births are dependent on two factors - the size of the population In child-bearing ages 

and fertility rates. The current recession has caused declines in U.S. fertility rates, and future 

rates are difficult to predict. However, the young adult population is expected to increase 

because of overall population growth and the larger baby boom "echo" cohort born in the late 

1980s and early 1990s. This increase should cause the number of births within the CSD to 

increase throughout the forecast period even fertility rates are stable or decline slightly. Table 

10 shows historic births from 1990 to 2007 as well as forecasts from 2008 until 2015, the period 

that will have an impact on the enrollment forecasts presented in this study. 
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Table10 

Estimated and forecast Births 
CorvaiDs School District 

Year Births 
1990 6i4 
1991 637 
1992 583 
1993 622 
1994 571 
1995 809 
1998 647 
1997 837 
1998 600 
1999 591 
2000 545 
2001 832 
2002 583 
2003 541 
2004 537 
2005 548 
2000 568 
2007 585 
2008 543 
2009 553 
2010 (fOrecast) 585 
2011 t!orecast). 586 
2012 (fOrecast) 5Ss 
2013 (forecast) 591 
2014 (fOrecast) 597 
2015 (fOrecast) 602 

Sourcs: 1990-2009 birth data from Omgon Center far Health 
stalfstlcs allocated tD CSD boundarybyPSIJ.PRC. 2010-2015 
li:recarts, PSV-PRC. 

The district-wide population forecast by age group is presented in Table 11. The forecast for 

2020 population in the CSD is 67,023, an increase of 6,966 persons from the 2000 Census (0.6 

percent average annual growth). The 2000 to 2020 growth rate of 13 percent for the District Is 

lower than the 18 percent growth in the State of Oregon Office of Economic Analysis' 2004 

forecast for Benton County, but consistent with the City of Corvallis 1998 Comprehensive Plan 

forecast of 14 to 19 percent growth in the City, given that slower growth is llketv in the balance 

of the District outside of the City. School-age population (5 to 17) declined significantly between 

2000 and 2010. Age 5 to 9 population is forecast to rebound by 2020, though age 10 to 17 
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population may continue to decline somewhat. By 2020, the fastest growth is amona; residents 

In their 60s and 70s. 

Table 11 

Popu~onbyAgeOWoup 

CorvaiHs School District, 1990 to 2020 

1990 2000 2010 2020 2000 to 2020 Chaf'lll& 
Cefi8UII Census Fonlcast"' Forecast Number Percent 

UnderAge5 3,324 2,891 2,736 2,980 89 3% 
~&5to9 3,393 3,010 2,925 3,032 22 1% 
/(je 10to 14 2,995 3,393 3,134 2,993 -400 -12% 
AQ.e 15to 17 1,633 2,136 1,859 1,750 -386 -18% 
~e18to19 4,126 4,357 4,601 4,740 383 9% 
Age20to24 9,752 10,305 11.103 "11,082 777 8% 
~&25to29 4,592 4,685 5,263 5,410 725 15% 
~30to34 4,675 3,521 3,732 4,015 494 14% 
~e35to39 4,643 3,588 3,433 4,010 422 12% 
JIQ&40to44 3,557 4,133 3,176 3.375 -758 -18% 
loge 45 to 49 2,593 4,298 3,393 3.246 -1,052 -24% 
~50 to 54 1,862 3,473 4,123 3,167 -306 -9% 
toge551o 59 1,693 2,304 3,905 3,083 779 34% 
Age60to64 1,607 1,622 3,093 3,595 1,973 122% 
Age65to69 1,692 1,501 2,091 3,486 1,965 131% 
Age701o74 1,327 1,468 1,510 2,751 1,283 87% 
Age75to79 989 1,421 1,288 1,711 290 20% 
Age80to84 673 1,022 1,135 1,133 111 11% 
Age 85 and O'fer 616 929 1,358 1.484 555 60% 
Total Population 55,742 60,057 83,858 67,023 6,988 12% 
Total age 5 to 17 8,021 8,539 7,918 7,775 -764 -9% 
share age 5 to 17 14.4% 14.2% 12.4% 11.6% 

1990-2000 20011-2010 201D-2020 
Population Change 4,315 3,801 3,165 
Percsnt 8% 6% 5% 
AV918QS Annue./ 0.7% 0.6% 0.5% 

~: U.S. Cemus &.traal/, 1990 and 2000 Censuses; data aggregstiJd to CSD bOIJildBryby 
Pa1JsndstafB l.h/VIn/tyPopu/alfan Res8iJrch Cenfer. PSIJ4'RC FcrecosiB, 2010and2020. 
'Nota: 2010 Census pop411etlon MElli not liMlllabte llt lhl1 flme that lhl1 fi:lrrecasts 11818 compiBt&d. 
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Chart 3 compares the historic and forecast number of births in the District with the historic and 

forecast number of CSO kindergarten students. Births correspond to kindergarten cohorts 

(September to August). Not all District residents attend CSD kindergartens; therefore 

kindergarten enrollment is lower than the corresponding birth totals. Many children move Into 

and out of the District between birth and age five, accounting for some of the variation In the 

relationship between births and enrollment. In general, the gap between births and 

kindergarten has been narrower in the past few years than In previous years. This could be 

attributable to higher net mflration of youn1 children, lncreasina capture rates, or some 

combination of the two factors. Kinderprten and first grade capture rates are shown in Table 

12. The consistently hilher rates for first grade reflect the fact that additional residents enter 

CSO schools after completing their kindergarten year In private school$. 
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Table 12 

Estimated and Forecut Capture Rates* 
Corvallis School District 

School Year ~Gncfer'prten Grada1 

1989-1990 (census} 0.85 0.92 

19~2000{census) 0.78 0.80 

2010-2011 {estimate) 0.82 0.86 

2020-2021 {forecast) 0.81 0.84 

*The ratio of enrollmftnt In Dfatrlct achoo/a to rots/ popullflfan 
In the District. 

Afthough total K-12 enrollment has been falling, an analysis of individual grade cohorts reveals 

that the District typically does not lose students due to net migration. During the last five years, 

average GPRs for each grade from 2nd to 8111 have ranged from 1.00 to 1.03, indicating stability or 

growth attributable to migration of school-age children. That includes 2009-10 and 2010-11, 

when there was a small net loss each year due to net migration at the elementary level. Table 

13 shows these historic rates and the average rates based on the 10 year forecast. 

Table13 
• * Average Grade ProgressiOn Rates 

CSD, Historic and forecast 
T . 
· Historic I Farecaat 
[ 200Wito 2010-11 to 

_<hde l"ran!...ltlon_ -~-~10.:.11 - ~ !_02~1-
K-1 _ +·-- _!Jl7 _ · 1.06 _ 
1-2 . 1.00 ! 1.01 r· - - .J- -- - -2-3 . 1.03 . 1.01 
3-4 -· ....___ - - t- -· 
. -~- 1.01?_ 1' -~ 

4-5 t 1.00 1.00 
s-e - · .. -· 1.02- l - 1-:oo 

s-1 - r 1.01 +- 1.00-

7·8 -L- 1J!_2 1.01 
8-9 + . 1.26 f.27- -
9-1 0 0.91 0.93 

10-11 - T o.s2 0.92 
11':12 - _._ o.97 +- o.98 
---- __,J- ____ _....L. ___ -

'Rslfo of enrollment In BtllndMduslgrlldll to enroiTrmnt In the 
pnwfous grsdiJ the pr8Wous )'IU!t'. The figures 8ti'JIIYIJt'S98S for 
6BCh period. 
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The Impact of potential housing growth is not modeled explicitly In these enrollment forecasts. 

New housing Is expected to generate enrollment growth, but that growth often falls short of 

expectations. Residential development within the District could cause enrollment to increase, 

particularly If it Is suitable for families and affordable. However, demographic changes in the 

District's existing stock of about 27,000 housing units may have a greater influence on 

enrollment change than incremental growth of new housing. The aging of families in 

established homes, described in the "Housing and Enrollment" section, may cause enrollment 

declines that counteract the gains from new housing. The assumption Is that housing 

production will recover to long term historic averages, contributing to a small positive net 

migration of families with children into the District. 

Table 14 contains grade level forecasts for the Corvallis School District for each year from 2011· 

12 to 2020.21. The forecasts are also summarized by grade level groups (KvS, 6-8, and 9-12). In 

the next frve years, total K-12 enrollment ls forecast to be relatively stable. Elementary 

enrollments begin to grow by 2013 due to larger Incoming kindergarten classes and a recovery 

from the recessionary job and housing markets. OVer the 10 year forecast period, K-12 

enrollment is forecast to increase by 297 students (five percent), reversing the 851 student (12 

percent) decline experienced in the past 10 years. Most of the growth occurs at the elementary 

level; grades K-S enrollment is forecast to Increase by 271 students, grades 6-8 enrollment is 

forecast to increase by 52 students, and grades 9-U enrollment is forecast to decrease by 26 

students between Fall 2010 and Fall2020. 

There will be annual fluctuations that no forecast can antidpate; a one or two year deviation 

from the forecast does not mean that the forecast trend will be inaccurate in the long run. 

However, if incoming kindergarten classes in the next few years are significantly lower than 

forecast, overall K-12 enrollment may fall short of the forecast over the long run. 
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Table 14 

Corvallis School District, Enrollment Forecasts, 2.011-12. to 2.02.0-2.1 
kiLial f"orecaat 

Grade 2010-11 2011-12 2012-13 2013·14 2014-'IG 2016-18 2018-17 
K 434 440 460 483 460 472 478 
1 465 458 463 488 492 488 501 
2 472 467 463 471 496 500 496 
3 469 474 470 468 477 501 505 
4 486 470 477 475 473 482 506 
G 473 486 470 478 476 474 483 
6 478 473 486 470 478 476 474 
7 473 478 474 487 471 479 477 
II 528 474 481 479 492 476 484 
a 672 663 598 611 608 624 603 
10 587 620 613 555 587 563 578 
11 479 540 571 565 512 523 519 
12 504 470 530 561 555 503 514 
Total 6,620 6,613 6,666 8,671 8,667 8,661 8,818 

Annual change -7 43 15 ·14 4 57 
-0.1'16 0.7'16 0.2'16 -0.2'16 0.1'Kt 0.9'Kt 

K4 2,799 2,795 2,803 2,843 2,874 2,917 2,969 
6..-B 1,479 1,425 1.441 1,436 1,441 1,431 1,435 
8·12 2,242 2,293 2,312 2,292 2,242 2,213 2,214 

8 Year Change: & Year Change: 
2010-11 to2016·18 2016-18 to 2020-21 
Growth Pet. Q'owth Pet. 

K-5 118 4'Kt 153 5'Kt 
6-B ~ -J% 100 7% 
9-12 -29 ·1% 3 O'J6 
Total 41 1% 268 4'Kt 

NDIB: lncludlls chlllfer llchooiB, but do8B not lncludll speciB/ programs (e.g. YES House} 
Populll#on Rosttan:h c.ntr~r. PorlJMd Stato U!IWII'BI#y. o-mt>er 2010 
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2017-18 2018-18 2018-20 
476 477 481 
507 505 506 
509 515 513 
501 515 521 
510 506 520 
507 511 507 
483 507 511 
475 484 508 
482 479 488 
614 611 607 
559 569 566 
533 515 525 
510 523 506 

8,888 8,717 8,768 

48 51 42 
0.7'Kt O.B'Kt 0.6% 
3,010 3,029 3,048 
1,440 1,470 1,507 
2,216 2,218 2,204 

10 Year Change: 
2010-11 to 2020·21 
Growth Pet. 

271 10'J6 
52 4% 
·26 -1% 
217 5% 

2020-21 
484 
509 
513 
518 
525 
521 
507 
512 
512 
617 
562 
522 
515 

8.817 
58 

0.9% 
3,070 
1,531 
2,216 
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Individual Sdlt»l ForecDSfl 

Forecasts for Individual schools are prepared under a scenario in which current boundaries and 

grade conftguratlons remain constant. Of course, school districts typically respond to 

enroUment change In various ways that might alter the status quo, such as attendance area 

boundary changes, opening or closing schools, or offering special programs. However, the 

individual school forecasts depict what future enrollments might be If today's fadlitles and 

boundaries were unchanged. 

The methodology for the Individual school forecasts relies on unique sets of grade progression 

rates for each school, and the ratio of kindergarten enrollment to lagged births within the 

schoors attendance area. New kindergarten classes were forecast each year based on recent 

trends and birth cohorts within elementary attendance areas. Subsequent grades were forecast 

using GPRs based Initially on recent rates and adjusted based on expected levels of housing 

growth. The final forecasts for individual schools are controlled to match the district-wide 

forecasts. 

If new residential development is concentrated In specifiC attendance areas, it can have a 

greater relative impact on enrollment at indMdual schools than on the District overall. 

Elementary schools, having smaller attendance areas and more grades than middle or high 

schools, may notice the largest impact from new subdivisions or apartment complexes. The Oty 

of Corvallis' land Development Report and more recent Information provided by the City's 

Planning Division details the quantity and location of vacant residential land, including capacity 

in developments that have already been approved.• This Information, along with recent 

observed trends, guided the Individual school forecasts. 

Among the District's elementary attendance areas, the largest number of buildable lots Is in the 

Adams area, which includes Coles Crossing, Brooklane Park Estates, and Megan's Addition. 

Homebuilding Is currently occurring In each of those subdivisions. The next largest number of 

lots is In the Hoover area, which includes Meadowridge Phase 1 and current and future phases 

of Suncrest. Following Hoover is Wilson, which includes Seavey Meadows, where Willamette 

• City of Corvallis, Corvallis Land Development Information Report. August 2008. Addltlonal geographic 
files 
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Neighborhood Housing Services plans to begin construction this spring.' At build-out, Seavey 

Meadows will contain 43 units of affordable housing, mostly two and three bedroom units. 

Finally, the lincoln attendance area includes the large Willamette landing development. 

Wlllamette landing is nearly built out, but construction is still ongoing on some of the 

remaining lots. 

The District's middle schools and high schools cover wider geographic areas, and are relatively 

balanced between established residential areas, potential growth areas, city neighborhoods and 

rural areas. Their enrollments are influenced by the size of grade cohorts articulating from their 

respective feeder schools, so they vary from year to year based on the relative sizes of Incoming 

and outgoing classes. These forecasts Include slightly more growth for Cheldelin Middle School 

and Crescent Valley High School than for linus Pauling Middle School and Corvallis High School. 

Table 15 presents the enrollment forecasts for each school, grouped by school level 

(elementary, middle, and high). 

• Corvallis Gazette-Times, Monday December 6, 2010. 
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Table1& 

Enrollment Forecasts for Individual Schools, 2011-12 to 2020-21 

Cllange 
Actual Forecast !2010-11-

School 2010-11 ,2011-12 2012-1:1 ;2013-14 2014-1& 201&-18 !2018-17 ,2017-18 \2018-1B :zo1wo 202041 12020-21 
Adams 390 383 387 398 393 405 415 
Franklin K-8 329 324 324 327 327 327 327 
Garfield 380 393 398 403 417 424 420 
Hoowr 419 428 425 446 441 443 463 
Jerr8raon 329 323 325 333 328 331 338 
Uncoin 325 318 318 320 329 338 340 
Moun1aln \llew 344 334--1 322 310 322 319 331 
wiiOn 369 372 382 385 396 409 414 
Samentary 8Choala 2,881 2,8711 2,881 2,822 2,853 2,188 3,1148 

CheldeHn M.S • 598 567 586 602 606 604 589 
Linus Pauiing M.s. 

't- .. 
724 708 703 679 eao 672 691 

lllidcDe Schoala 1,322 1.273 1,289 1,281 1,288 1,278 1,280 

CoNIIIiaH.S. 1,154 1,155 1,169 1,181 1;154 1,133 1,122 
Crescent Valley H.S. 1,088 1,138 1,143 1,111 1',088 1,080 1,092 
KghSchoola 2,242 2,293 2,312 2,292 2,242 2,213 2,214 

Dletrlct-run Sdlaola 8,449 8,441 8,482 8,498 8,481 8,486 8,642 

MJddy Creek Chartar 71 72 74 ~is 76 76 76 

Grand Totals 8,&20 8,513 8,1158 8,1171 8,667 8,881 8,618 

Population ReseBI'Ch c.ntar, Portland stalfl ~t:r. January 2011 
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425 431 435 441 51 
327 327 327 327 -2 
424 426 429 433 53 
470 471 473 476 57 
345 348 350 353 24 
343 345 349 350 25 
333 337 339 342 -2 
422 423 425 427 58 

3,089 3,108 3,127 3,149 214 

594 598 630 643 45 
691 717 722 733 9 

1,2116 1,316 1,312 1,378 54 

1,116 1,005 1,115 1,127 -27 
1,100 1,123 1,089 1,089 1 
2,218 2,218 2,204 2,218 -21 

8,580 8,841 8,883 8,741 282 

76 76 76 76 5 

8,888 8,717 8,759 8,817 297 

L-~-J 
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FORECAST ERROR AND UNCERTAINTY 

Forecasts should be understood to represent a range of outcomes even though discrete 

numbers are provided. In general, forecast error varies according to the size of the population 

being forecast and the length of the forecast horizon. The smaller the population and the longer 

the forecast period, the larger the error is likely to be. In particular, the school level forecasts 

depend on assumptions about the distribution of housing and population growth in small areas 

within the District over a 10 vear period, so the error is likely greater than the District-wide 

forecast error. The forecasts should be used as only one of many tools in the planning process. 

Due to the nature of forecasting, there is no way to estimate a confidence interval as one might 

for data collected from a survey. The best way to measure potential forecast error is to 

compare actual enrollments with previous forecasts that were conducted using similar data and 

methodologies. In Chart 4, historic CSO K-12 enroUment through Fall 2010 and the current 

forecasts are compared with the 2001-o2 to 2015-16 forecasts that were prepared by PRC in 

2001. 

For the first five years of the 2001 forecast, K-12 enroHment tracked closely with the low series, 

one of three alternative forecast scenarios. In the frve years since, K-12 enroHments have 

fluctuated between the low and medium series. Although the actual Fall 2010 grades 6-8 

enrollment was only 14 students (one percent) lower than the medium forecast and grades 9-12 

enrollment was 130 students (six percent) higher than the medium forecast, actual elementary 

grades K·S enrollment fell283 students (10 percent) short of the medium forecast. The shortfall 

at the early grades suggests that total K-12 enrollment likely will not increase between 2010 and 

2015 to the extent predicted by the 2001 medium forecast. 
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SATHER ANNEXATION 
(ANN12-00001 / ZDC12-00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-436
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From: 
Sent: 
To: 
Cc: 
Subject: 

Hi Jason, 

Neuschwander, Nicole < Nicole.Neuschwander@oregonstate.edu> 

Tuesday, April17, 2012 9:54AM 
1ason.yaich@ci.corvallis.or.us' 

lyle Hutchens; Thorsness, Brian; Blair, Mike 

Sather Annexation Project - Additional ROW Consideration 

The purpose of this email is to inform you that OSU is aware that a future development proposal may require widening of the right· 
of-way area currently located between tax lot #700 and tax lot #800 of Map 12 5 038. OSU is open to discussions regarding 
potential dedication of the additional ROW from the low elevations of tax lot 700 provided certain objectives are met and 
consideration is given to a number of factors; including but not necessarily limited to the following: 

• The developer would be required to provide a full street improvement on both sides of the proposed street; indudlng 
sidewalks, park strips, related Irrigation, street lighting, etc. 

• The drainage from the area to the west of 35"' is channeled through an existing culvert under 35"' to Oak Creek. The 
developer would need to provide storm water capacity across 35"' to accommodate for their development, and also for 
future build out on OSU property to the south (tax lot BOO) with a stub out in the manhole. 

• OSU to have access via the new collector street for surrounding tax lots owned by OSU. 
• OSU is portrayed in a non-biased, non-political light in relation to the proposed development. 
• The developer would be responsible for any and all costs relating to the street construction, improvements, etc. 

If you have any questions, please feel free to contact my office directly. 

Thank you, 

N(.cole Neu.sc!r1WCUI\.der 
Real Property Manager 
Oregon State University 
Business Services - Real Property 
100 Cascade Hall 
Corvallis, Oregon 97331 
Ph: 541.737.6925 

SATHER ANNEXATION 
(ANN12-D0001/ ZDC12-D0001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-437 
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Yaich, Jason 

From: 
Sent: 
To: 
Cc: 

Trish Weber [Trish@devcoengineering.com] 
Tuesday, May 22, 2012 12:55 PM 
Yaich, Jason 

Subject: 
Lyle Hutchens; Blair Sweeney; Jon Williams; 'heilig@hmalaw.net'; Clark Worth; Libby Barg 
Sather Annexation - CNN Money Article Ranks Corvallis #4 in Country re: housing cost 
increasing 

Hi Jay, 

This came across my FB feed today: 

http:Umoney.cnn.com/galleries/2012/real estate/1205/gallery.rebounding-housing-markets/4.html 

Where home prices are rising fastest 

4. Corvallis, Ore. 
4of10 

Median home price: $224,000 
Drop since market peak: 11.4% 
Forecast gain through 2013: 13.2% 

The economic fortunes of the Corvallis area are closely tied to Oregon State University, which not only hires o lot 
of workers but hos also spawned a handful of local businesses. 

Recently, the loco/ economy hos been on on upswing. The unemployment rote hos fallen by nearly one 
percentage point in the past year to 6.1%. And enrollments at the university climbed by 8% and 5% over 2010 
ond 2011, respectively, boosting demand for rental units. 

That hos created on opportunity for reo/ estate investors, who are buying up homes priced below the median 
level and renting them out to college students, said Jimmy Yang, an associate professor of finance ot Oregon 
State 

Supply is limited though, according to Stuart Conser of Conser Realty. Smart growth initiatives aimed at 
preserving open spaces put limits on development in certain parts of town. With fewer new homes being built, it 
should put upward pressure on pricing. 

I'm assuming that by emailing this information to you, it becomes part of the public record regarding the application 
(and by extension; forms a part of our application). Therefore, if we include this information in our presentation to the 
PC, it would not constitute new information in favor of the application at that point. Please let me know if that is not 
correct. 

Thanks, 

Trish 

SATHER ANNEXATION 
(ANN12-00001/ ZDC12.00001) 
PLANNING COMMISSION STAFF REPORT 
ATTACHMENT D-438 

1 



***MEMORANDUM*** 

JULY 6, 2012 

TO: MAYORANDCITYCOUNCIL 

FROM: KATHY LOUIE, ASSISTANT TO CITY MANAGER/CITY RECORD 

SUBJECT: PUBLICATION OF "NOTICE OF RECEIPT OF BALLOT TITLE" FO 
PROPOSED SATHER ANNEXATION MEASURE 

ISSUE 

The Sather Annexation has been proposed for the November ballot. The public hearing will be held 
on July 16, and your decision on the annexation measure is currently scheduled for August 20, 2012. 

State law requires for the publication of a "Notice of receipt of ballot title" in the local newspaper 
upon referral or initiation of any measure from the governing body. Typically, I publish the notice 
after your decision of a measure. 

Because adoption of formal findings and scheduling the November election will not occur until 
August 20, it is necessary for me to publish the ballot title in advance of your decision in order to 
meet the publication requirement. Additionally, there will be sufficient time to allow for the seven 
business-day appeal period for anyone interested in challenging the ballot title language. 

The City Attomey's Office recommended that the notice includes language that the ballot measure 
is subject to formal approval and adoption by the City Council. This language has been added to the 
attached notice and, upon approval, will be published on July 23. 

REQUESTED ACTION 

City Council authorization of the City Recorder to publish a "Notice ofReceipt of Ballot Title" for 
the proposed Sather Annexation in advance of decision yet to be made by the City Council on 
August 20, 2012. 

REVIEW AND CONCUR REVIEW AND CONCUR 

Attachment 

c: Community Development Director Ken Gibb 



CITY OF CORVALLIS 
NOTICE OF RECEIPT OF BALLOT TITLE 

(Ballot measure subject to formal approval and adoption by City Council) 

Notice is hereby given that the following ballot title for a proposed ballot measure was 
received by the Assistant to City Manager/City Recorder of the City of Corvallis on July 
16, 2012: 

CAPTION: 

QUESTION: 

SUMMARY: 

02-__ PROPOSED ANNEXATION OF THE SATHER SITE 

Shall the 33.36-acre Sather Annexation site be annexed? 

Approval of this measure would annex approximately 33.36 acres 
into the City of Corvallis, including 31.65 acres of private property 
associated with Tax Lots 1100 and 1200, 0.54 acre of public right
of-way, and 1.17 acres of railroad right-of-way. The site to be 
annexed is located west of SW 351

h Street, and north of SW 
Western Boulevard. Approximately 30 acres would be zoned RS-
12 (Medium-High Density Residential) and approximately 1 acre 
would be zoned C-OS (Conservation - Open Space), if the 
annexation is approved. 

An elector may file petition for review of this ballot title in the Benton County Circuit 
Court no later than 5:00pm on Tuesday, July 31, 2012. 

Kathy Louie 
Assistant to City Manager/City Recorder 

Publish: Monday, July 23, 2012 

Page 1 - Notice of Receipt of Ballot Title (Sather Annexation) 
November 6, 2012 Election 



CORVALLIS 
ENHANCING COMMUNilY LNABIUTY 

DATE: 

TO: 

FROM: 

SUBJECT: 

MEMORANDUM 

July 16, 2012 

Mayor and City Council 

Jason Yaich, Associate Planner 

Written Testimony Received Related to the Sather Annexation 
(ANN12-00001) 

The staff memorandum to City Council associated with the Sather Annexation appfication 
was published on July 9, 2012. Since that time, written testimony was received by the 
Community Development Department, and is attached to this memorandum for your 
review. 



Yaich, Jason 

From: 
Sent: 
To: 
Subject: 

Vicki Ciciriello _ 
Monday, July 16, 2012 12:19 PM 
Yaich, Jason; Biff Traber 
Sather Annexation 

Mr. Traber- please forward this to the other council members. 

This issue definitely needs to be put on the ballot! And it should be passed! 

At this point in time, we've got two proposals for student housing under consideration and this is the one which 
makes the most sense. Due to it's location and the size of the property, there is room to plan adequate parking 
which is critical. 

While there will be neighbors who don't want it in their vicinity, the number of people it will impact is far fewer 
than the number impacted by the Harrison Apartments. 

Please see that this is on the ballot. 

Thank: you. 

Vicki Ciciriello 

Corvallis, UK Y7330-1442 

541 
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City Planning Commission 
Sather Annexation 
(ANN12-0000 1/ZDC 12-00001) 
June 13, 2012 

DearCPC, 
Section 2.6.20(b )Purpose of annexation- provide student 

housing. Will this developer not be able to fill units due to 
high rental prices plus: lease contracts and assorted list of 
fees/parking charges? Area is not near campus and will be 
owned and managed from out of state. 

Will pricing LDC 2.6.30.07(b )2 Housing rental rates and 
prices for these units be beyond normal for this area 
making them unaffordable or if leased, a percentage of 
units sublet or staying empty in the summer? Is leasing 
from this company difficult or known to be problematic for 
student renters? Do lease holders they get their refunds 
back or are they charged for everything upon move out? 
What is the occupancy rate for this firm for their target 
market, students? 

Housing affordability did not comply on page 19, and 
this point was not discussed and should be, since there are 3 
student housing projects built and one pending, (Good 
Sam) that add or detract depending on who is talking, for: 
area livability, ease of access to OSU/affordability/ 
impossible lease terms, and each corporations sets of: fees, 
fines, parking charges per extra car, fees for onsite security, 
fees for pets, utility cost, ect. 

Residents as voters may never hear about affordability 
for this development in the annexation request at all and 
possibly this is a huge issue, as would be statistic about 



their ability to rent these many units with this many single 
beds, already built and pending with close in access to 
osu. 

OSU Housing and Dining have current vacancy figures 
for their old and newest residence halls/ student housing. 
Staff note in general in community meetings, the problems 
with trying to house students if they want to be 
independent. All this is documented, no question. 

Children: Will students with family find it hard to live 
here and thus be excluded? 

I see one play area with three play items listed in parcel 
2, so will this be it for play area for children? Will 
children/students be able to safely travel across inside the 
develop1nent and cross by bike and walk to Adams 
Elemetary/OSU if any of the connections to Western, West 
Hills and 35th Street are not controlled/ signaled? 

Since the combination of these parcels into one parcel 
takes in locally significant riparian and riparian wetland, 
floodplain into which sidewalks/bridges and water 
treatment/catchment, all buried utility are engineered due to 
area elevation/ gravity feed sewage lines are 
conceptualized for review to some detail. 

These uses in or near riparian area and loss of this 
many acres of wetland once connected to the north as flood 
plain for the incised Oak Creek, and hardened 
areas/increase use of herbicide, pesticide, fertilizer, 
dormant spray, pet waste put on site over the life of the 
development will add up/ combining to decrease water 
quality for Oak Creek, continuously, and depending on 



engineering of these water detention areas, could increase 
flow volume to this area, negatively impacting area parcels 
with in channel (Oak Creek) further erosion, higher flood 
flows due to displacement in 100 year flood plain (High 
Protected Floodway Fringe) AttachmentA-5, by 
sidewalks/planting strips, hardened areas, road way, 
foot/bike bridges(3?) across Oak Creek to 35th. This 
a1nount of hydrologic impact could be significant to highly 
protected areas and to Oak Creek itself as an identified 
asset to our ecosystem and watershed of the Marys River. 

The wetland survey found discrepancies between survey 
done in 2000 see D-177. Current evaluation describes 
area noted as upland, is currently not upland due to 
standing water, water loving plants and disturbed soil. 

Is this a problem? Did this area erode to lowland due to 
drainage from under the rail road right of way/flood scour 
since twelve years ago? If so this is evidence for so1ne sort 
of hydrology that needs to be disclosed to this site from 
offisite due to build out by RR/OSU/City of Corvallis in 
this area. 

Of wetland acres to be mitigated the total does not 
include Oak Creek (0.36acres) which will be heavily 
impacted due to it's low elevation and the need to locate 
buried utilities near/within/to and thru and connect to this 
low elevation, floodway fringe area and it's important use 
as possibly 100% sediement treated "storm water" 
drainage outfall to Oak Creek. 

With the addition of multiple ped and bike pathways 
being built into this area, it appears these pathway will 
cross Oak Creek at least three times I think I am seeing. 



This 1nany acres of riparian floodplain wetland/riparian 
highly protected corridor should be added to the total 
mitigation amount as currently it is omitted. 

Drainage from railroad right of way may currently be 
flowing under this rr right of way, south bound into parcel 
2, and from hillslope 15-20% slopes with associated 
springs/water table seep onto site from the west. 

Drainage issues along 35th could also be problematic for 
the function of351h Street since January/Feb 2012 flood 
flows are not disclosed/ documented/ discussed in this 
annexation request and, this request does not define 
perhaps how flooding impacts this site and 35th right of way 
ditch, or how flooding impacts or acts on tax lots to the 
east side of parcel 1. 

I want to know what type of flooding occurs here since 
flood flows crested to Oak Creek RR crossing. What area 
was also flooded on these parcels? Will the undeveloped 
parcels on east side be flooded/used as drainage storage and 
refinement area and made unsaleable? 

With area hydrology/wetlands better defined to show 
amount/location, depth of area fill, buildout development 
here may add to flood plain displacement adding onto 
property damage locally, and add more volume 
continuously, during winter and spring to the Marys River 
from Oak Creek. All wetland acres will be eliminated 
here, and not used as locally significant wetlands/high 
water table storage area, so this seasonal hydrology which 
once occupied this untiled agricultural zone will be 
deflected/kept/contained within Oak Creek, making Oak 
Creek that much more able to erode deeper into it's 
channel. I note and possibly it is not important to the City 



that quickly, each development addes to incision of local 
waterways they are near and degrades our common natural 
resources, leaving the com1nunity with degraded area 
drainage system, in the headwaters of the Marys River. 
Mitigation offisite for lost wetland acres only decreases our 
commons to zero for wetlands and puts them far away/ 
permanently offsite in highly sprayed and managed ag 
zones. 

Oak Creek may not have any water quality problems in 
this stretch at this time for pollution( chemical,fecal), 
sediment or temperature. Incision elevations are not 
ilnportant to note, so erosion after build out of this reach 
and above this reach of Oak Creek are unimportant to the 
City. Local landowners will start Iossing private property 
as their land erodes from their riparian zones and along the 
RR ROW upstream from this development. 

Since some portion of this creek may be listed as able to 
be fish bearing, this may be locally significant to area 
ecology, but incision may block or stop fish passage 
upstream of this development. 

This development is massive, sealing off25,000,000 
feet of earth. 

If the site is built to RS-12 annexed county land, into 
Corvallis with development pennit application, 
we-citizens and property owners adjacent to this 
development will have no public input or knowledge of, or 
control over what is done to floodplain and put into Oak 
Creek from this rather large parcel with undisclosed 
amount ("over 5000ft squared") page 28, of hardened 
square feet to be developed to RS-12. Staff notes on page 
29, Storm Drainage that, 25,000 square feet of hardened 



surface will need storm drainage LDC 4.0.130.b. ofwhich 
the public may be unable to participate in if this is a no 
public input, building permit process as it is appearing to, 
be. 

Section 2.6.30.06.c I do not see any bus stop on 
35th. Who pays for a new line and stop? 
Wondering how three ped/bike/emergence vehicle 
crossings of Oak Creek in the project will connect to 35th 
Street if three sidewalk ROW are noted? 

How will this developer control and deal with 
surrounding private property? Will these owners have to 
look at a peri1neter fence to keep people out? 

What will control access to RR ROW by pedestrians if 
this route is faster to get to the north or campus? How 
often will residents drive 67 5+ cars and will this add to area 
congestion? Will children be able to safely cross inside 
the development and get onto 35th, Western and West Hills 
to walk or bike to Adams, town, OSU? Will wait time to 
exit or enter these two parcels be extensive with traffic flow 
currently using Western, West Hills and 35th? 

Ability to enjoy ones property in rural setting, will be 
degraded significantly from this development, adding an 
undetermined flux of cars to access the area making 
multiple trips to OSU and to shop/ go to work/recreate. 
With livability benchmark spread sheet noting 13 of 21 
comply, will the 8 which do not comply be critical to 
address before annexation and if the applicant develops 
under building permit, it is a lost cause that their is public 
hope these criteria are mitigated? 



Possibly this is difficult to do with this type of proposal 
as after annexation, the site can be quickly developed 
without public input using this very detailed and expensive 
application as development request adding in only a few 
more details such as grading plan, utility easement location, 
lighting, traffic engineering and complete and subtnit traffic 
study. 

Will an assortment of crimes increase with this amount 
of infill with this out of area develop1nent corporation's 
foci group, youth as students? What is the one person 
noted by the corporate developer as security doing here? 
We have notice of this security person, as detail possibly to 
peaceful locals to know all is managed correctly here with 
one person security force, and an out of state developer as 
manager. 

To reduce stress on residents here, will the developer 
give up/ create some area for open spaces and park 
benches? Generally these areas are put into constrained 
areas where building can not occur, and could fragment and 
impact pristine natural futures and add stress of over 
use/abuse/foot traffic pressure, lawn care waste dumping 
into fringe unbuildable remaining natural futures if no 
green space or park/pocket parks/benches are planned. No 
one has time to sit possibly in this development? 

Will lessee's all get in car's and drive will be the kind of 
energy here with no stopping to enjoy any time on foot? 
OSU folks all may have only minutes to get to class, so will 
drive and park 600 cars someplace. 

Noise from parties, trash pick up, constant noise 
pollution fro1n lawn care two stroke engines/ cars starting 
up, cars moving about will be in this County zone, be 



ongoing. Light pollution into this County zone may 
create issues with local property owners such that it 
decreases their residential value due to something coming 
after they built. 

Will solar access be lost for any of the private parcels 
which are developed frotn this developments concept and 
multi level RS-12 or higher density? Could all solar 
access be lost to highly protected and other natural areas 
which need solar access if this site is develop to RS-12 with 
cotnplete shading to all the area riparian corridor? 

Along the south property line next to Western how are 
people going to get to these buildings and where will they 
park? LCD 2.6.30.069( e) Compatibility- there may be no 
access by car to the far south west comer buildings. 

Will people park on Western and access the parcel on 
foot here? If so, is parking on Western at this location is 
allowable by City and OSU? Will entrance or exit to 
OSU Foundation be slowed down if more traffic uses the 
neighborhood collector onto 35th Street waiting to tum, 
dealing with local back up of cars in this area, normally? 
During game days, access to this site will be limited for x 
time period. 

After annexation and building permits are issued, how 
will the public be informed about traffic study results from 
this development because of annexation will itnpact area 
residents driving times in this much more congestion at x 
time and during game days? 

I question if the city looked at the old wetland 
delineation in comparison to the current delineation to look 
at constancy, missing data, if any area botany may have 



been importantly noted in 2000 or overlooked/wrong 
season from the prior wetland delineation or is the City 
relying on DSL to do this evaluation? 

Since this area has upland, possibly prehistoric cultural 
resource is within uplands. 

Site is disturbed but hopefully will be surveyed for 
culturally significance after annexation and building permit 
application. 

Thanks for your review. I appreciate your tilne and 
energy contributed to a better Corvallis. 

Sincerely, R.F oster 
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Submission of written testimony in the Sather Annexation matter 

• To: "Mark O'Brien" <ward1@xxxxxxxxxxxxxxxxxxxxxxxxxx>, Martha Smith <meps737@xxxxxxxxxxx>, 
JON D POLANSKY <jdpolansky@xxxxxxx>, G_W Krantz <krantzg@xxxxxxxxxxxxxxxxxxxxxxx>, Carl 
Niedner <cdn@xxxxxxxxx>, Jeannie Niedner <jlion@xxxxxxxxx> 

• Subject: Submission of written testimony in the Sather Annexation matter 
• From: Carl Niedner <cdn@xxxxxxxxx> 
• Date: Mon, 16 Jul 2012 16:35:01 -0700 

Mark --

I had planned to come to the Council meeting this evening to provide testimony in the Sather 
Al"nexation matter. Unfortunately, I will be held very late at work tonight, and will not be 
able to make it, nor will I be able to get my written testimony to the Council chambers this 
evening. 
If this is possible via email, I'd respectfully like to request that the written record remain 
open for the statutory period to allow me to submit my testimony, which I intend to focus on 
the following areas: 

need vs. density 
emergency services impact 

-- neighborhood compatibility 
-- congruence with Master Plan goals. 

Thanks very much for your dedicated service to our City! 

Sincerely, 

Carl D. Niedner 
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Sather Annexation and Zone Change 
Application 

Corvallis, Oregon 



George? 

Sather Annexation - City Council Public Hearing 

16july2012 

SLIDE 1: INTRODUCTION 

Good evening, the Sather Annexation application comes before you this 

evening with the unanimous recommendation of the Planning Commission to 

refer this application to the voters. My name is Lyle Hutchens; I am with 

Devco Engineering. Devco is part of the team providing consulting assistance 

to the applicant, the Sather family (i With me this evening is 

Blair Sweeney of Landmark Properties representing the developer, as well as 

Thad Higgins of Williams and Associates who prepared the General Land Use 

Plan, and Mike Ard of Lancaster Engineering who provided the traffic impact 

analysis. I would like to briefly turn over the presentation to Blair, who is going 

to tell you about Landmark Properties and their vision for developing the 

property. 



Develops, owns and operates student housing communities at major 
U.S. universities. 

Headquartered Athens, Georgia. 

Builds the highest-quality product in each community. 

Past developments include, PA, AZ, TX, TN, t,JC, SC, Fl,. GA, fv1S and 
Al 

Winner of the coveted Multi Family Executive 201 0 National Student 
Housing Project of the Year. 

Seeks a presence the Western U.S. and Pacific Northwest 
Corvallis and Sather site present the perfect solution: "on-campus'' 
housing 

· A significant portion of the associated construction and manaoement 
iobs will be !ocallv sourced. 



SLIDE 2: LANDMARK PROPERTIES 

(by Blair) 



osu 
enrollment 
has 

per 
year and is 
now 26,000 

Todayls icture i Corvallis: ousing 

; student 
ho sing encroaching further into 

existi g residential neighborhoods 



SLIDE 3: PRESSING NEED FOR STUDENT HOUSING -1 

(by Blair) 



OSU and most 
unive,rsities 
aren1

t building 
housing- the 

Good news: 
privately developed student housing 



SLIDE 4: PRESSING NEED FOR STUDENT HOUSING -2 

(by Blair) 



I 

Bicycle and pedestrian amenities 

Traffic and 
parking solutions··--

Buffers and 
open space 

Site design 



SliDE 5: INPUT FROM NEIGHBORS 

(by Blair) 



LDC 2.6.30.06 - Review Criteria 

1. DEMONSTRATED PUBLIC NEED 

• Five-year supply of serviceable land 

• Availability of land to ensure choices in the marketplace 

• Community-wide livability indicators and benchmarks 

2. ADVANTAGES> DISADVANTAGES 

3. CAPABLE OF BEING SERVED 

4. DEDICATED OPEN SPACE 

5. COMPATIBILITY 



SLIDE 6: LDC CHAPTER 2.6 REVIEW CRITERIA 

Thank you, Blair. And now I'd like to turn to the review criteria by which you 

will evaluate this annexation application. LDC Chapter 2.6 provides specific 

criteria, which you see on the screen. These review criteria include: 

demonstrated public need, advantages to the community must outweigh the 

disadvantages, the site is capable of being served, open space must be 

dedicated to the City where appropriate, and the site must meet all 

compatibility criteria. We will now discuss each of these in greater detail. 



L C 2.6.30~06-a2(a) 
Five- ar Supply of Serviceable Land 

42.5 acres 

1.5 mi. +/-

campus 

'lo.'<\'»-

2.0 acres ~~ 



SLIDE 7: 5-YEAR SUPPLY OF SERVICEABLE LAND 

The first item under the "Demonstrated Public Need" criterion is the existing 

five-year supply of serviceable land. On the screen is the City of Corvallis 

Vacant Lands Inventory map for 2011, which has all areas of vacant RS-12 land 

highlighted. As you will note, the majority of all vacant RS-12 land within the 

City limits is located in the Timberhill area and is predominately owned by one 

entity. This particular site is heavily constrained by Significant Natural Features 

and does not currently have direct access to all City utility services. Other RS-

12 sites are much smaller and would not have the capability of providing a 

significant quantity of dwelling units and thus would not have an impact on the 

local market; also none of the larger vacant RS-12 sites are within one and a 

half miles of OSU campus. There are a smattering of very small infill lots 

throughout the urban core, but nothing of any significant size. 



L C 2.6.30.06-a2(b) 
Availability of Land to Ensure 
Choices in the arket lace 

• Rental vacancy rate in Corvallis is currently <1 o/o. 

In Fall of 2009, OSU enrollment reached 25,000. 

• OSU is predicted to continue to grow- particularly its 
graduate programs, whose students do not typically live 
on-campus. 

Corvallis is ranked 4th in nation for increase in housing 
purchase price- OSU growth is cited as a factor. 

Even with the construction of all proposed or approved 
housing projects, including a new OSU dormitory, by 
2015 projected vacancy rate in Corvallis for rental 
housing would still be only 1.4°/o. 

• Corvallis City Council re-affirmed the Comprehensive 
Designation for this site as Medium-high Residential 
twice in the last two decades. 

In short-

COR LLIS IS EXPERIENCING THE WORST 
SHORTAGE ST SEVERAL 

DES - THE ANNEXATION OF THIS SITE 
CAN HELP SOLVE THE PROBLEM 



SLIDE 8: AVAILABILITY OF LAND TO ENSURE CHOICES IN THE MARKETPLACE 

As Blair noted, the rental vacancy rate in Corvallis is currently at less than 1% 

and has been for the last several years as OSU enrollment has continued to 

grow. According to City housing specialists, the ideal vacancy rate reflective of 

a healthy economy is approximately S-6%. While there are a number of 

student housing projects currently either under construction, in the planning 

stages, or proposed for approval, market analysis has determined that even 

with the completion of all of these proposed projects, in 2015 the rental 

vacancy rate would still be only 1.4%. This would be an improvement but still 

far from providing sufficient dwelling units to ensure choices. Last, while this 

site with a Comp Plan designation of Medium-high Density Residential is 

adjacent to low-density residential neighborhoods within the City and adjacent 

to rural neighborhoods in the County, please keep in mind that previous City 

Councils re-evaluated the designation for this site during the development of 

the West Corvallis Area Plan and again during the 2006 LDC update. Both 

times Council concluded that the Medium-high Density Residential 

designation is the most appropriate use for this site. With Corvallis 

experiencing the worst housing shortage of the past several decades, this 

annexation and the subsequent development of 30 acres of Medium-high 

density residential land would be significant with respect to ensuring choices. 



L C 2~6~3,Q.06-a2(c) 
Community-wide Livability 
Indicators and Benchmarks 

CATEGORY INDICATOR/BENCHMARK 
0 Annexation Density 
0 Rural Development Potential 
0 Adjacency to City 

WHERE 0 Distance to Bicycle and Pedestrian 
WE Access 

LIVE 0 ~onnec~ivit)£ & Extensiof.1 ... 9f, Bic~cle 
and Pedestrian Facilities 

0 Planned Public Transportation 
~royements .. ~~-~-. ---~~-"~---~.-~ 

PROTECTING 
0 Natural Features 

OUR 
0 Distance to Transit 

ENVIROMENT 
0 Distance to Major Street 
0 Intersection 

EDUCATION 0 Local School Capacity/Travel Distance 
&HUMAN • Distance from Fire Station 
SERVICES • Distance to Sewer and Water 

DISTANCE TO 
Distance to Downtown 

DOWNTOWN 
0 



SLIDE 9: COMMUNITY-WIDE LIVABILITY INDICATORS AND BENCHMARKS 

The last review item under the criterion "Demonstrated Public Need" is the list 

of Community-wide Livability Indicators and Benchmarks. As indicated here 

and noted in the staff report, the subject site complies outright with 11 and 

partially complies with 3 of the indicators and benchmarks. Of the 8 that are 

listed as "does not comply", one (employment/housing) is not applicable and 

another (development plans) is not really considered a disadvantage. I would 

like to highlight one livability benchmark which is especially important for this 

site, that is the Connectivity and Extension of Bicycle and Pedestrian Facilities. 

Not only does this site meet that benchmark, but it is greatly superior to any 

other vacant RS-12 site in Corvallis as the previous map of serviceable land 

shows. 



L C 2.6.30.06-b2 
Advantages 

2.6.30.07 "' 14 of 21 livability Benchmarks Met 

.. Provides much-needed Medium-High 
Density developable land in close proximity to OSU. 
Student housing at this location would reduce 
pressure on existing neighborhoods to convert to 
student housing - and lead to lower housing costs 
throughout the community 

.. Provides new Collector street 
with bike lanes and utility extensions, so properties 
farther to the west could be annexed and developed 

-Provides increased tax base for the 
City as well as construction and management jobs 
when property is developed 

- Annexation affords greater 
protection over Significant Natural Resources than 
what is afforded under County jurisdiction, including 
Significant Vegetation and Oak Creek Riparian 
Corridor 



SUDE 10: ADVANTAGES Of THIS APPLICATION 

The second review criteria is that the advantages to the community of 

annexing the site outweigh the disadvantages. As shown in this slide, the 

annexation provides a great many advantages, under the categories of 

Livability Benchmarks, Need, Serviceability, Economics, and Environmental. 

We would like to draw your attention especially to the advantage conferred 

under the category of 11 Need". Annexation and development of the site would 

greatly benefit the community in that it would relieve some of the pressure 

currently being exerted on existing single-family residential neighborhoods to 

convert dwellings to student housing. More choices would result in an overall 

lowering of housing costs throughout Corvallis, leading to more homes being 

available and affordable to families. 

The only disadvantage to the commun of this annexation would be a slight 
'~' 

increase in the amount of ·rnrnediate neighborhood, 

the effects of wh · would a II rnitigated as 



Potential Traffic Mitigation Measures 

Anticipated 
New LeftTurn Lane 

- SW 35th St. 

WI W~ST iilllS At} 

··New Right Turn Lan .. e 
35th & Western 



SLIDE 11: POTENTIAL TRAFFIC MITIGATION MEASURES 

Per the Traffic Impact Analysis included with the application, the effects of 

traffic generated at full build out could be mitigated with intersection 

improvements, to the point where all intersections would function at an 

acceptable level of service per City standards. These potential mitigations 

could include a new left-turn lane from SW 35th Street on to the new East

West collector street, a restriction of left-turns into and out of the new 

intersection of SW Western Boulevard and the new North-South local street, 

and/or a new right turn lane at the existing intersection of 35th and Western. 

Please note, the traffic impact analysis prepared and submitted as part of this 

application is based on full build out at the maximum possible density. When 

an actual site plan is presented for permitting, another traffic impact analysis 

will be performed based on the projected traffic from the actual quantity of 

dwelling units. We anticipate the number of trips will be significantly lower 

than the maximum quantity of trips used for this application, so these 

particular mitigations may not all be necessary. 



LD 2.6·.30.06-c 
Capable of Being Served 

../ Sanitary Sewer - YES 

../ Water - YES 

../ Storm Drainage ... YES 

../ Transportation Facilities - Turn lane 
warrants to be determined with actual 
development application 

../ Park Facilities - YES 

L C 2.6.30.06-d 
ica d pen Space 

../ YES -Annexation includes 0.91 acres of 
dedicated gra([llHJ~Y!LC[J{ to be zoned 
Conservation - Open space 



SLIDE 12: CAPABLE OF BEING SERVED/DEDICATED OPEN SPACE 

The site is fully capable of being served by all City services, including utilities, 

transportation facilities, and park facilities. The site also includes 0. 91 acres of 

drainageway associated with Oak Creek that is proposed to be zoned 

Conservation- Open Space and dedicated to the City. 



LDC 2.6.30.06-e 
Com tibility 

MEET OR SATISFY 
COMPATABILITY EXCEED VIA CITY 

CRITERION LDC PERMIT 
REQ'MTS PROCESS 

• Basic Site Design ./ 
-r------

• Visual Elements ./ 

• Noise Attenuation ./ 

• Odors & Emissions 
• Lighting ./ 

• Siqnaqe ./ 

• Landscapjng I ./ 

• Transportation Facilities ./ 

• Traffic/Off-site Parking ./ 

• Utility Infrastructure ./ 

• Air Quality 
• Water Quality ./ 

• PODS ./ 

• Natural Features ./ 

NO 
SPECIAL 

MEASURES 

./ 

yr 

The General Land Use Plan included as part of the 
application meets current LDC standards, and 
demonstrates that the property is capable of being 
developed in accordance with those standards. 



SLIDE 13: COMPATIBILITY 

For the most part, compatibility is a function of a specific development, rather 

than being applied to a piece of land with a given zoning designation. When 

the site is proposed for development, the compatibility criteria will be 

addressed in great deal as part of the City permitting process. However, the 

General Land Use Plan that was submitted meets all current LDC standards, 

and demonstrates that the site can be developed to those standards, and is 

therefore capable of meeting all compatibility criteria. It is anticipated that 

regardless of the final configuration of the site design, many of the 

compatibility criteria will either meet or exceed the requirements of the LDC, 

these include lighting, signage, landscaping, transportation facilities, traffic, off

site parking, utility infrastructure, stormwater quality, and natural features. No 

special measures will be needed for odors, emissions, or air quality. The 

remaining compatibility criteria such as basic site design and visual elements 

will be addressed to the City's satisfaction during the permit review process. 



Significant Natural Features 

Map 12-5-04 



SLIDE 14: SIGNIFICANT NATURAL FEATURES 

The site contains several areas of Significant Natural Features, including Significant 

Vegetation, a Highly-protected Riparian Corridor associated with Oak Creek, as well 

as the Oak Creek floodplain. It is important to note that the Significant Vegetation 

would receive greater protection under the City's jurisdiction than would currently be 

the situation under the Benton County code. There also exists a great deal of 

wetlands that were determined to not be locally significant per the City's Natural 

Features inventory; the filling and grading of these wetlands as part of development 

would be mitigated off-site at a mitigation bank that has already been identified by 

the applicant. 

The Natu res rnap does a small amount of Proximate 

would be afforded local protection due to being adjacent to 100-ft 

Oak Creek. f-{owever, a survey performed a 

identified the actual top of bank of Oak Creek to be in a different location what 

is shown on the inventory rnap. i\s a result, the area of so--called proximate 

is not, in adjacent to or proximate to the actual 100-ft 

At this time, there exists no definition in the LDC nor in State or Federal statutes as to 

what is a //proxirnate wetland". It is what, if area of wetlands would 

some protection for being mate to the Oak Creek and 

those wetlands might be located. It is anticipated that this would be an that 

applicant would work out with the City prior to development and it has no bearing 

on any of the annexation review criteria under consideration, 



Comprehensive Plan Policy 14.3.5 

Annexations can only be recommended to the 
voters where the following findings are made: 

There is a demonstrated public need 
for the annexation. 

The advantages to the community 
resulting from the annexation shall 
outweigh the disadvantages. 

The City and other jurisdictions are 
capable of providing urban services 
and facilities required by the annexed 
area, when developed. 



SLIDE 15: COMPREHENSIVE PLAN POLICY 14.3.5 

The Corvallis Comprehensive Plan is clear about when it is appropriate to 

recommend an annexation to the voters. Per 14.3.5, that is: when there is a 

demonstrated public need for the annexation, the advantages to the 

community outweigh the disadvantages, and the City and other jurisdictions 

are capable of providing services. This application clearly meets all three of 

these requirements, and we ask that you forward this application to the voters. 



The Sather Annexation 
and 

The Retreat at Oak Creek 

20 YEARS OF PROJECTED TAX 
REVENUES 

FOR THE CITY OF CORVALLIS 

(IN 2012 DOLLARS) 

BARE LAND $84,000 

RS-12 DEVELOPMENT $6,200,000 TO $9,100,000 



SLIDE 16: VALUE TO THE CITY 

As this slide shows the annexation of the Sather property has another 

significant advantage. As developed RS-12 land, the property will provide in 

the range of a one hundred fold increase in property taxes over the next 20 

years. 

QUESTIONS? 
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ANN12-00001 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 





Existing Conditions - Aerial 
Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Existing Conditions - Aerial (Southern Half) 
Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Existing Conditions - Aerial (Northern Half) July 16, 2012- Staff Presentation to the Corvallis City Council 



Comprehensive Plan 

·!' 
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Sather Annexation 
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BENTON COUNTY 

Zone Map {Existing and Proposed) 

osu 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Natural Hazards Map 

110 220 
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Natural Resources Map 

NOTE: Wetlands In center of site 
are not locally protected. · 
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Land Use Approval Request: 

q 

.. I 

Zone map change upon Annexation: 
RS-12 (Medium-High Density residential);and 
C-OS (Conservation- Open Space) 
Consistent with Comprehensive Plan designation of: 

" MHO (Residential- Medium High Density);and 
.. C (Open Space- Conservation) 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Applicable CLDC Criteria: 

• Annexation : § 2.6.30.06 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Land Use Approval Request: 

Annexation of 33.36 acres into City limits 
Request to place measure on November ballot, 
for voter consideration 

• Zone map change upon Annexation: 
11 RS-12 (Medium-High Density residential);and 
11 C-OS (Conservation- Open Space) 
• Consistent with Comprehensive Plan designation of: 

• MHO (Residential- Medium High Density);and 
• C (Open Space- Conservation) 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Major Annexation Review Criteria 

(LDC 2.6.30.06) 

Demonstrated public need 
Provides more advantages to community 
than disadvantages 
Site is capable of being served by urban 
services and facilities 
Compatibility 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public Need 

(LDC 2.6.30.06.a) 

Factors to consider related to public need: 
• Five Year Supply of Serviceable RS-12 Land 

• Availability of RS-12 lands to ensure choices in the marketplace 

• Compliance with adopted community-wide livability indicators & 
benchmarks 

City data 
• 1998 Buildable Land Inventory (need through 2020) 

• 2011 Land Development Information Report 

Other factors I policies 
• Comprehensive Plan Policies that support public need 

arguments presented by applicant 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public Need 

(LDC 2.6.30.06.a) 

5 Year Supply of Serviceable Land 
a Demand according to 1998 Buildable Land Inventory 

64 acre deficit of RS-12 (Medium High Density) within City limits by 
2020 

llill Deficit factored in potential MHO development within mixed-use zones 
m Subject property designated as MHO on Camp Plan map since 1980s 

- part of UGB supply considered by BLI 
~~ Anticipates that additional MHO lands would either be annexed during 

planning period, or other lands in City converted to RS-12 
a Supply according to 2011 Land Development Information Report 

69 acres of vacant RS-12 
60 acres after consideration of NF constraints 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public Need 

(LDC 2.6.30.06.a) 

5 Year Supply of Serviceable Land 
• Applicant proposes that there are other factors to consider in determining 5 year 

supply and serviceability 
Ownership 
Location 
Serviceability 
Size 

• Discussion of other factors is supported by the BLI itself- analyzes supply and 
demand based on several different factors including parcel size, lot type, 
development status, ownership, location 

• Applicant: Available RS-12 lands constrained by hillside development 
standards and questions about serviceability of those lands 

• Applicant: Based on rate of development of RS-12 lands since 1998 BLI, 
"within six years all of the vacant RS-12 land within the City could be owned by 
a single entity" 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public Need 

(LDC 2.6.30.06.a) 

5 Year Supply of Serviceable Land 
• Comprehensive Plan Policies 

11 9.3.3: "The City shall encourage a mix of residential land uses and 
densities throughout the City through the application of the criteria 
of the Land Development Code and through exploration of new 
approaches that respect the community's values." 

11 9.4.1: "To meet Statewide and Local Planning goals, the City shall 
continue to indentify housing needs and encourage the 
community, university, and housing industry to meet those needs." 

11 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, and/or property owner willingness to pay for 
infrastructure." 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public Need 

(LDC 2.6.30.06.a) 

Availability of this type of land to ensure choices in the market place 
• Existing supply: 

• Not necessarily serviceable even if in City limits 
• 67°/o of RS-12 lands in parcels < % acre parcel size 
• Distance to center of OSU campus for large RS-12 parcels averages 2.65 miles 
• Remaining 0/o concentrated in single large (42 acre) parcel in Timberhill 

Ill Timberhill parcel is constrained in terms of Natural Features I Hillside Development 
Standards (single owner) 

!!! Serviceability is not fully known 

• Sather site: 
a Adds 33 acres to supply, diversifies ownership and location 
m Abuts OSU campus 
a Is readily serviceable in terms of public utilities and road infrastructure 

• LDC § 2.6.30.07.b: tiThe City does not independently review and verify 
documentation of this nature ... The hearing authority shall determine the validity of 
the arguments based on the information provided by the applicant and on public 
comments durin the ublic hearin rocess." 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public Need 

(LDC 2.6.30.06.a) 

Availability of this type of land to ensure choices in the market place 
Market choice topics (LDC 2.6.30.07.b) 
• Housing I jobs balance 

Brief discussion on page 34 of narrative (1 housing unit I 1.2 workers) 
ties into rental vacancy rate discussion 

• Housing rental rates and prices 
Applicant provided HUD Fair Market Rents data on page 34 of narrativ 

• Vacancy rates for rental housing 
Growth in OSU student enrollment and current trend for living off 
campus 
Community's rental housing vacancy rate <1 o/o (0.02°/o) 

• Comparison of housing costs related to incomes, land prices, and 
land availability 

Applicant argues that lack of affordable housing for purchase in 
Corvallis adds to pressures on rental housing market 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



LDC § 2.6.30.07.c: 

Public Need 

(LDC 2.6.30.06.a) 

Compliance with adopted livability indicators and benchmarks 
• 20 applicable livability indicators 
• 11 full compliance 
• 3 partial compliance 
• 6 non-compliance 

li ·fiull compliance 

II partial compliance 

Ill non-compliance 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Public N ee.d 

(LDC 2.6.30.06.a) 

Indicators and benchmarks - examples of compliance: -

Benchmark: How ANN complies: 

Meet or exceed average density of Proposed: 12 dulac exceeds avg. 
land within City, developed, and of the overall density of approx. 3.15 dulac. 
same type as the proposed No adopted methodology to 
annexation accurately calculate MF density. 

Advantage if >50o/o of perimeter of Perimeter of subject site is enclosed 
site enclosed within City limits by 54o/o . 
0.5-mile to bike lane Site has bike lanes along 351h Street 

0.25-mile to sidewalk and Western, portion of public 

0.5-mile to multi-use path sidewalk abuts site southeast corner, 
multi-use path on Washington Way -
within prescribed distances 

Consistency with Significant Natural Development plans that 
Feature protections accommodate and protect site's 

Riparian Corridor, Floodplain and 
Wetlands oer L DC standards . 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Provides More Advantages to Community Than 

Disadvantages 

(LDC 2.6.30.06.b) 

Applicant's discussion related to five-year 
supply of serviceable land, choices in the 
marketplace, and compliance with livability 
indicators and benchmarks forms the bulk 
of the argument that suggests the 
annexation provides more advantages to 
the community than disadvantages 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Site is Capable of Being Served by Urban Services & 

Facilities 

(LDC 2.6.30.06.c) 

Site is capable of being served by urban 
services and facilities 
• Public Transportation Infrastructure 

Public Utilities 
Water, sewer, storm water 

Existing services in Western and 35th 

Franchise Utilities 
Correspondence from each utility provider 
indicating site is capable of being served 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Site is Capable of Being Served by Urban Serviees & 

Facilities 

(LDC 2.6.30.06.c) 

Transportation Impact Analysis 
11 Scope considered impacts based on full build out immediately 

upon annexation 
Scope exceeds minimum density, which is what GLUP shows 

11 Site access points (35th Street and Western Blvd. intersections) 
would have acceptable LOS 

11 Proposed mitigation for intersections affected by development 
• 10 four intersections within 1 mile radius of site 

111 35th 1 Western 
Ill Hwy 20/34 and 15th Street 
Ill Hwy 20/34 and 35th Street 
Ill Hwy 20/34 and Technology Loop 

Mitigation proposed would bring intersections to LOS D or better 
111 Future development on site would require follow-up TIA and mitigation 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Site is Capable of Being Served by Urban Services & 

Facilities 

(LDC 2.6.30.06.c) 

Utilities 
• Water: 

First level water service area 
Existing 20-in. line in Western Blvd. 
Existing 20-in. line in 35th Street 

~~ Site not included in Water Master Plan for oversized pipes 
• Sewer: 

Existing 1 0-in. line in 35th Street 
~~ Site not included in Waste Water Master Plan for oversized 

p1pes 
• Stormwater: 

Oak Creek drainage basin 
~~ Future development must comply with water quality I quantity 

standards 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Compatibility 

(LDC 2.6.30.06.e) 

1111 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; 
1 0. 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; 
13. Preservation and/or protection of Significant Natural Features, ... 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. 

Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Sather Annexation 
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Sather Annexation 

July 16, 2012- Staff Presentation to the Corvallis City Council 



Recotnrnended Motion 

Tentatively approve Annexation request I place 
Annexation measure on November 2012 ballot 

Subject to City Council adoption of formal findings and 
resolution for annexation, to be considered at next City 
Council meeting 

Sather Annexation 

June 6, 2012- Staff Presentation to the Corvallis Planning Commission 



Oral Testimony Presented by Anne-Marie Barnes 
City of Corvallis City Council Meeting 

Monday, July 16, 2012 

Re: Sather Annexation (ANN12-00001/ZDC1200001) 

Hello-my name is Anne-Marie Barnes and I live in the Coles Crossing 
subdivision across from the proposed Sather Annexation-The Retreat at 
Oak Creek. 

I have been a resident of Corvallis since 1963 and attended public schools 
and graduated from Oregon State University in 1975. 

I strongly oppose this annexation for the following reasons: 

OSU's growing enrollment, and its need for student housing, FIRST needs to 
be addressed by the University and not continually being referred/\ffte 
voters of Corvallis and Benton County several times a year. 

The university seems to be able to find space to build a new Bookstore as 
well as a new parking structure for athletic events. Therefore, I believe 
that additional on-campus housing could be put in place during the next 5-10 
years. 

The OSU parking structure is a good idea because our subdivision off 
Western is now used as additional game day parking and our small street is 
overrun with cars and SUVs during home football games. 

I can only imagine that having a student housing complex across the street 
from our small subdivision would increase the number of parked vehicles and 
create congestion at the intersection of Western Blvd and Deon Drive. 

I strongly urge the City Council to table this request for Annexation and not 
refer it to the voters, until more written testimony can be received and 
reviewed. 

Thank you. 
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