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August 10, 2006
Teresa Landers, Deputy Director

Corvallis-Benton County Public Library

645 NW Monroe Ave.

Corvallis, Oregon 97330

RE: Monroe Library, Task III

Dear Teresa:

Two sites have been selected for the proposed library project for your review.  These sites are identified as Monroe South Site and Monroe North Site.  The following is a comparison of these sites.  These comparisons are based on site observations and information from Benton County GIS maps (on line), National Resources Conservation Services Web Soil Services (on line), Monroe City officials, and local utility providers.  Ron Staehlin, Southwood Engineering Corporation, provided the maps and information on water, sewer, and storm sewer systems and capacities, including estimated costs for the extension of existing services based on recent project costs.  Both sites are suitable for the library project and the parcel sizes are large enough to accommodate future growth.  

For your reference (as noted in Task II):

The minimal lot size for the library is .4 acres. 

The minimal lot size for the campus is .63 acres.  

The minimal lot size for the library and campus plus community center and skatepark is 1.55 acres.  

I hope this report meets your needs.  If you have any questions or would like to look at other scenarios, please feel free to call me.

Sincerely,

Lori Stephens

Principle Architect,

Broadleaf Architecture

541-760-7808

Task III 

Monroe Library Site Evaluation  

Site 1 – Monroe North Site

Description:


Tax lot map:  SW 1/4 SE 1/4 Sec. 28 T14S R5W W.M.  The site is approximately 2 acres bordered by Highway 99 W to the east, Wilbur-Ellis property to the south, Union Pacific Railroad line to the west, which will this be removed, and Ash Street to the north.

Zoning:


Manufacturing.  This will require a zone change to public use.

Topography:


The soil is composed of Holcomb silt loam soils, 0-3% slope.  The ground is level with a drainage ditch along the southern boundary.  There are no other apparent issues.

Access:


Two access points exist: an existing gravel drive along Ash Street and existing sidewalk and curbing along Highway 99 W.

Water:


Water is available through a 6" PVC pipe within the Ash Street right-of-way; if an automatic fire sprinkler system is require this supply pipe may have to be enlarged.  There is a 10" PVC pipe along the east boundary of Highway 99 W.   If this pipe needs to be used it will require tunneling under the highway hydrant located on Pine St. and the nearest alley parallel to Site A.  The city engineer noted a hydrant at the southeast corner of the property but this was not confirmed by visual inspection.

Sewer:


There are existing terminal manholes on Ash and Pine streets within a half block (approx.) of the property.  The extension of an 8" sewer line, including manholes runs $75/ft.  

Storm Drain:


There is an existing drainage ditch that collects rainfall runoff.  The existing storm drain is currently too small for additional storm water flow. There would need to be retention on site based on areas of permeability.  This may be accomplished with a buried storage pipe, bioswale, impoundment, a living roof, or a cistern catchment.

Electrical Service:


Pacific Power.

Telephone Service:


Monroe Telephone.  If underground service is installed at same time as the electrical service installation, there will be no charge to bring service to the property.  A $24.95 new install fee will be assessed.

Social:


This is a good location to develop a building design that welcomes the public coming to town from the north and leaves a good impression to people leaving Monroe as they head north out of town.  The site is across the highway from Monroe High School, is an easy walk for many residents, and if planned correctly, has room to develop additional civic buildings such as City Hall, a community center, and a Food Bank.  It’s proximity to the fertilizer plant may require screening. 

Summary:


The North Monroe site is a potential welcoming gateway and a chance for the growing community to make a positive statement about the character and history of Monroe. This site is prominently located on the north end of town with extensive frontage on the main thoroughfare.  The location, in conjunction with Monroe High School across the street, will help create a more cohesive town entrance by mitigating the divisive effects of a highway that splits the town. The school zone and cross walk (already in place) will help to ensure safe movement across the highway.  Currently, the site that greets people entering Monroe from the north is the fertilizer plant – not a beautiful vision to see when driving down the street.  A new library in this location would screen this view from southbound drivers.  New building(s) may also encourage travelers to stop and explore the town.

The physical attributes present a suitable, level location for a library with adequate space for parking, room for future growth, and consideration for nominal environmental impact.  The platted, undeveloped right-of-way for 6th Street and the abandoned railroad right-of-way could be converted into a linear park with a bike path/walkway and surrounding lanscaping to connect the northern part of the city, including the high school, to the southern part, including the elementary school.  

Issues that need to be resolved for this site include the extension of water and sewer lines and the possible addition of a fire hydrant to serve this site; water pipe size may be an issue if other civic buildings are included in future development.  This site will require mitigation of storm water runoff due to existing storm water system culverts and pipes that are currently at capacity.  Because the parcel is undeveloped, electricity and telephone services will also need to be extended to this parcel.  This site requires a change in zoning from manufacturing to public use, which should not be a hinderance.  Due to the proximity of the Wilbur-Ellis fertilizer plant, air and water quality issues should be evaluated for possible impacts to the site – although no recorded problems were found at this time.

Site 2 - Monroe  South Site

Description:


Tax lot map:  NW 1/4 SW 1/4 Sec. 28 T14S R5W W.M.  Address: 610 Dragon Street.  The site is approximately 10.47 acres bordered an abandoned Union (formerly Southern) Pacific Railroad to the east and Monroe School to the north.  Currently, the Community Health Clinic is sited east of the site.

Zoning:


Public Use.

Topography:

99.8% of the site is Holcomb silt loam with a 0-3% slope and 0.2% of the site is Waldo silty clay loam with 0-3% slope in the southeast corner which is also located within 100 year flood plain.

Access:

Existing access is through the school driveway (Dragon Drive) and Community Health Clinic parking lot.

water:


The existing school is probably connected to a 6" PVC pipe.  A hydrant is located at the entrance to the school property.  An extension of a 10" PVC pipe to the south with an additional hydrant may be necessary to handle water and fire protection demands.  The 
cost of a water line including valves is $70/ft; fire hydrant with valve and pipe stub, $2600 each.

Sewer:


There is a terminal manhole at the entrance to the school property.  The existing line to the health clinic may be too small to handle additional demands.  An extension of an 8" sewer line including manholes costs $75/ft.

Storm drain:

Existing storm drain access is at the north edge of the school property.  There are opportunities for on site retention. 

Electrical service:


Pacific Power to existing to health clinic.

Telephone service:


Monroe Telephone to the existing health clinic.  If underground service is installed at same time as the electrical service installation, there will be no charge to bring service to the property.  A $24.95 new install fee will be assessed.

Social:

The site is less visible to the community and out of town visitors.  However, the site is convenient to the elementary school and community health clinic.  It is also an easy walk for many residents.  There is plenty of room to develop additional civic buildings such as a new City Hall, community center, and Food Bank.  The building(s) could be designed to integrate with the existing biodiversity of the site including the student ecosystem project.

Summary: 
 

The South Site is suitable for this project based on features such as acreage, zoning, and a level topography.  This is a large area with generous space for many civic functions as well as the development of a park.  There is a great connection with the Monroe Elementary School, the Community Health Clinic, and the surrounding residential neighborhoods.  

The existing storm drain system piping is adequately sized for additional runoff, however, the piping will need to be extended.  Due to the size and topography of the parcel, there are many opportunities to handle storm water through on-site retention methods.  Utilities are currently available to this parcel.  The property abutts the abandoned and/or undeveloped rights-of-way for 6th Street and the railroad.  If these rights-of-ways are developed into a linear park this site could serve as the southern terminous of a park making this parcel a destination for civic structures and parkland.  There are no known outstanding environmental issues.

Potential problems associated with this site include access from Dragon Drive through the school parking lot.  If the South Site is chosen, access to the site should be developed to improve traffic flow and reduce congestion due to school and health clinic traffic.  If the new library building requires a sprinkler system there may be a need to increase the size of the water supply pipe.  This concern over pipe sizing needs to be addressed if additional facilities are to be developed.  A new fire hydrant will likely be needed.  The main problem with the site is lack of a visual connection to HWY 99W.  This site is hidden from the view of travelers and will not attract more people to visit Monroe than the average.
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