CITY OF CORVALLIS
LAND DEVELOPMENT HEARINGS BOARD AGENDA

5:30 pm, Wednesday, November 16, 2016
Downtown Fire Station, 400 NW Harrison Blvd., 2" Floor

I.  Community Comments
Opportunity for public input on matters of interest to the Land Development Hearings Board.
Il.  New Business
a. Selection of Land Development Hearings Board chair
1. Public Hearing
Pacific Fruit Properties Zone Change (ZDC16-00004)
Location: 960 SW Washington Ave

IV.  Adjournment

If you need special assistance to participate in this meeting, please call [enter contact # here] (for TTY
services, dial 7-1-1). Notification at least two business days prior to the meeting will enable the City to
make reasonable arrangements to ensure accessibility to the meeting. (In compliance with the Americans
with Disabilities Act, 28 CFR 35.102-35.104 ADA Title I and ORS 192.630(5)).




Proposed Tentative Public Meeting Schedule for 2016

CC = City Council (for agendas or questions about meetings, call 541.766.6901)

For questions about listed cases or about the following Boards or Commissions, call 541-766-6908

PC Planning Commission (usually meets first and third Wednesdays at 7 p.m.)

LDHB Land Development Hearings Board (meets as needed)

DAB  Downtown Advisory Board (meets second Wednesday at 5:30 pm in the Madison Avenue Meeting Room)

HRC  Historic Resources Commission (meets second Tuesday at 6:30 p.m.) - Meetings are now held at the Fire Station
Meeting Room. On occasion, an additional meeting may be held on the 4" Tuesday of the month, usually in the
Madison Avenue Meeting Room.

THE OFFICIAL ORDER OF BUSINESS FOR EACH MEETING WILL BE DETERMINED BY THE AGENDA. CC
AGENDAS ARE DISTRIBUTED THE THURSDAY BEFORE A CITY COUNCIL MEETING; AGENDAS FOR OTHER
MEETINGS (PC, LDHB, CCI, HRC) ARE USUALLY DISTRIBUTED ONE WEEK BEFORE EACH MEETING.

Meeting Date Description Location
PC, 7 pm Nov. 16 | Regular Meeting including LDC Code Review *Fire Station
CC, 6:30 pm Nov. 21 | Regular Meeting *Fire Station
LDHB, 5:30 pm | Dec. 7 Deliberations for Pacific Fruit Properties Zone Change (if necessary) *Fire Station
PC, 7pm Dec. 7 Regular Meeting including LDC Code Review *Fire Station
HRC, 6:30 pm Dec. 13 Regular Meeting *Fire Station
DAB, 5:30 pm | Dec. 14 Regular Meeting **MAMR
PC, 7pm Dec. 21 Regular Meeting including LDC Code Review *Fire Station
* Fire Station, 400 NW Harrison Boulevard, second floor meeting room

** Madison Meeting Room, 500 SW Madison Avenue

il Library Main Meeting Room, 645 NW Monroe Avenue, main level
***%% | aSells Stewart Ctr. 875 SW 26" Street, Corvallis

**xx%  Majestic Theater, 115 SW 2™ Street

thd To be decided

The City’s website is located at www.corvallisoregon.gov.
For additional information about upcoming land use decisions please visit www.corvallisoregon.gov/cd-staffreports.
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Corvallis Planning Division

Report to the Land Development Hearings Board
LDHB Hearing: November 16, 2016

Staff Contact: Rian Amiton, (541) 766-6573

PACIFIC FRUIT PROPERTIES (ZDC16-00004)
REVIEW OF A ZONE CHANGE

Pacific Fruit Properties, LLC
PO Box 1442
Corvallis, OR 97339

GD Corvallis, LLC
7 Jackson Walkway
Providence, Rl 02903

Approval for a Zone Change from General Industrial (Gl) to Mixed Use
Employment (MUE).

The 0.56 acre subject site is located on the south side of SW
Washington Ave between the terminus of SW 9th and 10th Streets.
The site is identified on Benton County Assessor’'s Map 12-5-02BB as
Tax Lot 7100.

0.56 acres

Gl (General Industrial)

Gl (General Industrial)

A pre-notification of this hearing was sent to all neighborhood
associations, concerned citizens, and groups on record on October 26,
2016. On October 26, 2016, public notices were mailed or emailed,
and the public notice sign was posted on the site. Written testimony
received as of noon on November 8, 2016 is included as Exhibit
LDHB-B.

Pacific Fruit Properties Zone Change (ZDC16-00004)
Land Development Hearings Board Staff Report
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EXHIBITS

e Exhibit LDHB-A — Application Materials *

Application Form

Application Narrative

Attachment A — Public Notice Map

Attachment B — Existing Comprehensive Plan Designations
Attachment C — Existing Zoning Designations

Attachment D — Existing Land Uses

Attachment E — Significant Natural Features

Attachment F — Existing Utilities

Attachment G — Utility Capacity Study
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Attachment H — Traffic Impact Analysis

e Exhibit LDHB-B — Application Form, revised November 8, 2016 **

e Exhibit LDHB-C — Written Public Testimony received as of noon on November 8, 2016

e Exhibit LDHB-D — Proposed deed restriction recognizing the industrial character and
underlying industrial land use designation

e Exhibit LDHB-E — Proposed deed restriction limiting future vehicle trip generation from
the site

e Exhibit LDHB-F — Comment letter from ODOT Rail and Public Transit Division (dated
August 2, 2016)

*  The physical copy of Exhibit LDHB-A is under separate cover

**  The property ownership changed since the application was originally submitted. The revised application
included as Exhibit LDHB-B reflects the current ownership status.
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Figure 1 - Vicinity Map for Pacific Fruit Properties Zone Change
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SITE AND VICINITY

The 0.56-acre subject site is identified as Tax Lot 7100 on Benton County Assessor's Map 12-
5-02BB. It has frontage on SW Washington Avenue between SW 9™ and 10t Streets. The
western half of the property contains a high bay single story metal building, while the eastern
half is a gravel parking lot. The applicant states that the building is approximately 8,000 square
feet in size and is currently used by a business that specializes in high tech machining.

The Comprehensive Plan designation on the subject property is General Industrial (Gl) (see
Exhibit LDHB-A-35). The 1.94-acre parcel abutting the subject site to the east and south has
the same General Industrial Comprehensive Plan Designation, and is zoned MUE. That
property is largely undeveloped, with the exception of a private rail spur off the Toledo branch
of the Willamette & Pacific Railroad.

The abutting property to the west is a surface parking lot owned and operated by Oregon State
University. It is zoned OSU and has a Comprehensive Plan Designation of Public Institutional.

Adjacent properties to the north, across SW Washington Avenue, have a Residential Medium-
High Density Comprehensive Plan Designation, and are zoned RS-12. The structure directly
across the street (440 SW 9™ Street) is used as a place of worship, while most other nearby
properties north of SW Washington Avenue contain single- or multi-family residential uses.

APPLICANT'S PROPOSAL

The applicant is requesting approval for a Zone Change from General Industrial (Gl) to Mixed
Use Employment (MUE). The requested Zone Change would allow the introduction of some
commercial and residential uses, along with industrial uses, into an area designated as
General Industrial on the Comprehensive Plan. The Zone Change application was received on
July 26, 2016.

Staff notes that on November 3, 2016, the Planning Division received applications for a Minor
Replat and a Plan Compatiblity Review (“PCR”) for a site comprising approximately four acres,
including the subject site, the site of the Denson’s Zone Change (ZDC15-00003, which
converted 1.83 acres from Gl to MUE), and the large MUE-zoned parcel in between. The
Minor Replat (MRP16-00007) would combine several lots, resulting in a single large
development parcel. The PCR (PCR16-00006) would allow the square footage of non-
industrial uses of the combined site to exceed the square footage of industrial uses. The PCR
application states:

“The applicant proposes developing a mixed use project on the property which will
consist of over 41,000 square feet of industrial use floor space, a multi-dwelling
structure of approximately 248 living units which will exceed the floor area allocated to
industrial use, approximately 2,740 square feet of retail space within the multi-dwelling
structure, and the project includes structured parking to meet LDC vehicle and bicycle
parking requirement.”

Pacific Fruit Properties Zone Change (ZDC16-00004)
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In the respective application narratives, the applicants state that these applications are made
under the assumption that the present Zone Change will be approved. Staff has until
December 2, 2016 to evaluate those applications for completeness and notify the applicants of
any outstanding issues. Once the applications are deemed complete, public notice will be
issued to all owners and residents within 100 feet of the site in question. Following the 14-day
public comment period, the Community Development Director (or designee) will approve,
approve with conditions, or deny the applications.

PREVIOUS LAND USE DECISIONS

According to City records, the development site is subject to the following previous land use
actions:

e 1891 - Site was annexed as part of the 7" to 15" Street Annexation.

e 1996 — The Willamette Valley & Coast Railroad Yard subdivision plat (S-96-1) was
approved and subsequently recorded. This seven lot subdivision plat comprised most of the
land bound by SW Washington Avenue, SW 7" Street, and SW 10™ Street. Lot 7 of that
plat included a small portion of the subject site.

e 1999 — Modification of the western boundary of Lot 7 of the Willamette Valley & Coast
Railroad Yard plat, establishing the current configuration of the subject site (LLA99-00010).

MUE ZONE STANDARDS (LDC CHAPTER 3.27)

Section 3.27.20 - GENERAL PROVISIONS - Establishment of the MUE Zone

The MUE Zone shall be applied to properties with industrial designations on the Comprehensive
Plan Map or to lands designated through a quasi-judicial or legislative process. When the Zone is
applied to parcels via the quasi-judicial Zone Change process, the proposal shall meet the Zone
Change criteria of Section 2.2.40 in Chapter 2.2 — Zone Changes, and the following criteria for
MUE Zone location, dimensions, and size.

a. Locational Criteria —

The following locational criteria shall be applied to Zone Changes, in conjunction with Chapter
2.2 - Zone Changes.

1. The MUE Zone shall be located in areas with lot sizes of generally less than 20 acres;
AND EITHER

2. All portions of the MUE Zone shall be located within .25 mile of existing or planned
transit service;

OR

3. The MUE Zone shall be located in areas determined through the Planned Development
process in Chapter 2.5 - Planned Development to be necessary to provide mixed use
opportunities and services to adjacent areas.

Staff Discussion and Conclusion
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The subject site is less than 20 acres in size (0.56 acres) and is entirely within ¥ mile of four
transit routes (CTS Routes 3, 6 and 8, as well as the Philomath Connector route), satisfying
subsections “1” and “2” above.

b. Zone Size and Dimensions

1. The Zone shall have a minimum size of .50 block or one acre. It may be composed of
smaller parcels when the total area of the Zone is equal to or greater than one acre.
Public street rights-of-way shall not count toward the total area of a Zone.

2. A Planned Development zoning Overlay shall be applied to MUE Zones that exceed five
acres or involve multiple parcels. If all parcels within the Zone are not concurrently
developed, the Planned Development review in Chapter 2.5 - Planned Development
shall focus on the developing parcel and ensure that the proposed development does
not preclude development of the adjacent parcels within the mixed use area.

3. The Zone shall have a minimum of 50 ft. of frontage onto an existing or planned public
street.

Although the subject site less than one acre, it is contiguous with approximately 3.7 acres of
existing MUE. The larger MUE zone would be comprised of multiple parcels totaling
approximately 4.3 acres in size. Subsection “1” above is therefore satisfied.

Staff interprets subsection “2” above to apply to specific site plan proposals rather than more
general Zone Change applications. This is because it would not be reasonable to require a
property owner to initiate a Planned Development overlay on adjacent MUE-zoned property
that may be already developed and/or under different ownership. If the subject site were to
ultimately become part of a larger development proposal under MUE zoning, as appears to be
the current intent of the property’s owners (see the earlier description of the applicant’s
proposal), the entire development site would be subject to subsection “2,” and would require a
Nonresidential Planned Development Overlay or lot consolidation at that time (Development
Related Concern A). Indeed, on November 3, 2016 the Planning Division received an
application for a Minor Replat (MRP16-00007) that would combine the subject site with several
other lots.

The subject site’s frontage of approximately 200 feet along SW Washington Avenue exceeds
the minimum frontage of 50 feet required by subsection “3” above. Including adjacent
properties, the entire MUE zone would have approximately 540 feet of frontage along SW
Washington Avenue.

Section 3.27.40 - DEVELOPMENT STANDARDS

The following provisions identify development standards within the MUE Zone.

3.27.40.01 - Preservation of Industrial Land Supply
d. When an MUE Zone is approved for a site, a deed restriction recognizing the industrial
character and underlying industrial land use designation of the property shall be recorded

on the parcel(s) involved at the time the MUE Zone is approved.

Staff Discussion and Conclusion
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A deed restriction has been prepared by the Applicant (see Exhibit LDHB-D). The City
Attorney’s Office has reviewed this restriction and is satisfied that it meets the requirements of
LDC § 3.27.40.01.d. Since this deed restriction was drafted, the property ownership has
changed. A new deed restriction signed by the current owner is expected to be placed in
escrow at Ticor Title with instructions by the City Attorney’s Office to record it should a Zone
Change to MUE on the subject site be approved within 24 months. Staff finds that this
requirement has been satisfied if the deed restriction is in escrow by the date of the LDHB
public hearing. Staff will confirm the status of the deed restriction at the public hearing.

REVIEW CRITERIA FOR A QUASI-JUDICIAL ZONE CHANGE SUBJECT TO A
PUBLIC HEARING (LDC § 2.2.40.05)

Per LDC § 2.2.40, this Zone Change request requires quasi-judicial action and is subject to a
public hearing. The following criteria apply to a quasi-judicial Zone Change request subject to a
public hearing; each of these criteria with respect to this application will be evaluated within
this section:

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 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);

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

Noise attenuation;

Odors and emissions;

Lighting;

Sighage;

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);
Consistency with the applicable development standards, including the applicable
Pedestrian Oriented Design Standards;

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
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contours, and structures shall be designed to fit the topography of the site to ensure
compliance with these Code standards.

A specific development proposal has not been submitted for review. Therefore, where
applicable, the Review Criteria above are evaluated in this staff report in terms of potential
development within the existing and proposed Zones.

APPLICABLE REVIEW CRITERION: a. Consistency with Comprehensive Plan (Map
Designations)

LDC Table 2.2-1 includes a list of Comprehensive Plan Map designations, and corresponding
Zoning Map designations that are consistent with the Comprehensive Plan. The portions of
Table 2.2-1 applicable to the Zone Change request are as follows:

TABLE 2.2-1
COMPREHENSIVE PLAN AND CORRESPONDING ZONING MAP
DESIGNATIONS (not including zone overlays)

IF THE COMPREHENSIVE PLAN THE OFFICIAL ZONING MAP DESIGNATION
DESIGNATION IS: SHALL BE:

INDUSTRIAL INDUSTRIAL

General RTC Research Technology Center

MUE Mixed Use Employment
Gl General Industrial
C-0OS Conservation - Open Space

As illustrated on Exhibit LDHB-A-35, the subject site has a Comprehensive Plan Map
designation of General Industrial (Gl). According to LDC Table 2.2-1, both the existing General
Industrial (GI) and proposed Mixed Use Employment (MUE) zoning designations correspond to
the Gl Comprehensive Plan Map designation. Therefore, the proposal is consistent with the
site’s Comprehensive Plan land use designation on the property.

APPLICABLE REVIEW CRITERION: a. Consistency with Comprehensive Plan (Policies)

3.2.1 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize:

Preservation of significant open space and natural features;

Efficient use of land;

Efficient use of energy and other resources;

Compact urban form;

Efficient provision of transportation and other public services; and
Neighborhoods with a mix of uses, diversity of housing types, pedestrian scale, a
defined center, and shared public areas.

mTmooOw>»

3.2.7 All special developments, lot development options, intensifications, changes or
modifications of nonconforming uses, Comprehensive Plan changes, and district changes
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shall be reviewed to assure compatibility with less intensive uses and potential uses on
surrounding lands. Impacts of the following factors shall be considered:

>

Basic site design (i.e., the organization of uses on a site and its relationship to
neighboring properties);

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

Noise attenuation;

Odors and emissions;

Lighting;

Sighage;

Landscaping for buffering and screening;

Transportation facilities; and

Traffic and off-site parking impacts.

—IPTMMUOW

Staff Discussion and Conclusion — Article 3

Consistent with CPP 3.2.1, rezoning the site to MUE will allow for a mix of industrial,
commercial, and residential uses within the site and surrounding neighborhood. The permitted
uses in the zone may serve to create new employment opportunities, and to some extent,
housing opportunities and commercial services, in an area where transportation and other
public services exist. The site is approximately 1,000 linear feet by sidewalk to a bus stop
served by Corvallis Transit Service Route 6 (which connects downtown to OSU campus via
SW Western Boulevard), and adjacent streets provide pedestrian and bicycle facilities. The
site is also in close proximity to the downtown area, the OSU campus, and existing residential
and commercial uses. The proximity to these areas and availability of transit services may
serve to reduce vehicle miles traveled to and from the site and thus, energy dependence.
Furthermore, the MUE zone includes standards requiring pedestrian-scale design as well as
pedestrian amenities, such as pocket parks or plazas visible and accessible to the general
public.

Compatibility factors recommended by CPP 3.2.7 have been incorporated into the review
criteria for a quasi-judicial Zone Change. Findings in response to LDC § 2.2.40.05 are provided
later in this staff report. Based on the finding that the proposed Zone Change complies with the
compatibility factors in LDC § 2.2.40.05, staff find that the proposal is consistent with CPP
3.2.7.

8.2.1 The City and County shall support diversity in type, scale, and location of professional,
industrial, and commercial activities to maintain a low unemployment rate and to promote
diversification of the local economy.

8.9.1 The City shall designate appropriate and sufficient land in a variety of different parcel
sizes and locations to fulfill the community's industrial needs.

8.9.3 Lands designated for industrial use shall be preserved for industrial and other compatible
uses and protected from incompatible uses.

8.9.18 The Mixed Use Employment district shall be encouraged in industrial districts that are
easily accessible by transit and pedestrians.

8.10.4 New commercial development shall be concentrated in designated mixed use districts,
which are located to maximize access by transit and pedestrians.

Pacific Fruit Properties Zone Change (ZDC16-00004)
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Staff Discussion and Conclusion — Article 8

Re-zoning the site to MUE would diversify and increase the mix of commercial and industrial
uses in the vicinity that are within walking distance from downtown Corvallis, the Oregon State
University campus, and existing transit services. Staff find that the proposal is consistent with
CPP 8.2.1, as the MUE zone permits a range of industrial and commercial uses, including
commercial use types beyond those permitted in the General Industrial zone.

Consistent with CPP 8.9.1 and 8.9.3, the proposed change from GI to MUE would continue to
provide area available for industrial uses while implementing the site’s Comprehensive Plan
designation of General Industrial.

ODOT Rail has provided comments indicating concerns about the compatibility of nonindustrial
uses and the loss of industrial property in proximity to an active rail line (Exhibit LDHB-F). On
Exhibit LDHB-A-21, the applicant notes that the opportunity for service to the site may be
possible if it is warranted by uses developed at the site. On balance, MUE zoning permits less
intensive industrial and commercial uses than does Gl, such as Construction Sales and
Service; Research Services; Technology Support Services; and Wholesale, Storage, and
Distribution. While uses permitted in GI may be more commonly associated with rail service,
Staff consider the types of uses permitted in MUE to be more compatible with the immediate
land use context without eliminating the possibility that the rail line could still be utilized.

Staff find that the proposal is also consistent with CPP 8.10.4, given that MUE is a mixed use
district that is specifically intended to be located near transit and “provide options for
pedestrian oriented lifestyles” (LDC § 3.27.10.e). Additionally, the site is part of a
Neighborhood Center study area as identified on the Comprehensive Plan map, and re-zoning
the site MUE would be consistent with the intent of serving neighborhood shopping and office
needs, with public transit available in proximity to the site. Staff conclude that the proposal is
consistent with the applicable policies of Comprehensive Plan Article 8.

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

9.2.5 Development shall reflect neighborhood characteristics appropriate to the site and area.
New and existing residential, commercial, and employment areas may not have all of these
neighborhood characteristics, but these characteristics shall be used to plan the
development, redevelopment, or infill that may occur in these areas. These neighborhood
characteristics are as follows:

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

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

Pacific Fruit Properties Zone Change (ZDC16-00004)
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C. Comprehensive neighborhoods have a variety of types and sizes of public parks and
open spaces to give structure and form to the neighborhood and compensate for
smaller lot sizes and increased densities.

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

E. Neighborhoods have a mix of densities, lot sizes, and housing types.

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

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

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

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

J. Neighborhoods have automobile parking and storage that does not adversely affect
the pedestrian environment. Domestic garages are behind houses or otherwise
minimized (e.g., by setting them back from the front facade of the residential
structure.) Parking lots and structures are located at the rear or side of buildings. On-
street parking may be an appropriate location for a portion of commercial,
institutional, and domestic capacity. Curb cuts for driveways are limited, and alleys are
encouraged.

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

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

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

Staff Discussion and Conclusion — Article 9

Consistent with CPP 9.2.2 and CPP 9.2.5, rezoning the site to MUE will allow for development
of industrial, and to some extent, commercial and/or residential uses within the site in proximity
to existing transportation and transit facilities. Additionally, the site is located within proximity of
a Proposed Minor Neighborhood Center identified on the Comprehensive Plan map and
existing commercial services.

As discussed below in relation to applicable review criteria #1 and #2 (“Basic site design” and
“Visual elements”), Staff find that the proposed zone would allow for development that is
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incompatible with surrounding industrial, commercial, and medium-high residential density
uses. Furthermore, the proposed zone will support a mix of housing types and densities, as the
MUE zone permits a variety of residential housing types and does not include a minimum or
maximum density requirement.

Future development will be required to comply with the design standards of the MUE zone,
which require the orientation of buildings towards private or public streets, a maximum 20-foot
setback from public streets, as well as pedestrian-scale architectural design elements and
amenities. Staff anticipate that the MUE standards will support building designs that relate to
streets in a way that provides a sense of enclosure, and that considers the pedestrian
environment when establishing the location of vehicular parking and access.

For these reasons, staff conclude that the proposal is consistent with Comprehensive Plan
Article 9.

11.8.2 Corvallis shall pursue methods to increase the safety of railroad crossings.

11.8.3 The City shall work with industry and rail service providers to retain rail service to this
community's industrial areas.

Staff Discussion and Conclusion — Article 11

The LDC does not include specific standards related to railroad crossing safety. Consistent
with CPP 11.8.2, City staff typically route application materials to ODOT Rail and Transit
Division when issues regarding railroad safety crossings may exist. Given the proximity of the
site to a rail line and its crossing over SW 7t Street, this application was also routed to the
Oregon Department of Transportation and Portland and Western Railroad, Inc. ODOT Rail and
Transit Division submitted comments expressing safety concerns where residential
development is in close proximity to rail lines, but specific methods at the crossings were not
recommended (Exhibit LDHB-F). As the proposed Zone Change to MUE would not preclude
future site development supportive of rail service, Staff finds that the proposal is consistent
with CPP 11.8.3.

Staff Discussion and Conclusion — Article 14

14.3.1 Infill and redevelopment within urban areas shall be preferable to annexations.

Staff Discussion and Conclusion

Consistent with CPP 14.3.1, the site is located within City limits. Rezoning the site to MUE will
permit a wider variety of use types than permitted under Gl and, in Staff's view, will increase
the likelihood that the site’s development potential will be maximized.

APPLICABLE REVIEW CRITERIA:

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.)

Staff Discussion and Conclusion
The applicant addresses these criteria beginning on Exhibit LDHB-A-9.

The applicant discusses permitted uses in the existing and proposed zones beginning on
Exhibit LDHB-A-12. Unlike the GI zone, the MUE zone permits a variety of residential
development types, including Single Attached, Duplex, Attached-Townhouse, and Multi-
dwelling building types. Permitted industrial uses in MUE are slightly less intensive than in GI.
The MUE maintains at least some industrial character by requiring a minimum industrial floor
area ratio of 0.25, and requiring Plan Compatibility Review (“PCR?”) if the square footage of
non-industrial uses within a development exceeds the square footage of industrial uses. (As
mentioned in the earlier description of the applicant’s proposal, a PCR application (PCR16-
00006) was submitted on November 3, 2016 to request that non-industrial square footage to
exceed industrial square footage. Although that application states an intent to construct
“41,000 square feet of industrial use floor space,” the precise ratio of industrial to non-industrial
square footage that the applicant would like is not immediately clear.)

A number of commercial uses are permitted in MUE that are not permitted in Gl, such as
Convenience Sales and Personal Services, Eating and Drinking Establishments, and
Professional and Administrative Services. The site is located within a proposed Minor
Neighborhood Center study area designated on the Comprehensive Plan map. As described in
CPP 8.10.7, a Minor Neighborhood Center is intended to serve neighborhood shopping and
office needs. The introduction of additional permitted commercial uses within the MUE zone is
consistent with this purpose.

A recent Director’s Decision (DDI16-00001) determined that when an MUE-zoned property has
a Comprehensive Plan Map designation of General Industrial, as is the case here, the
permitted height is 75 feet — the same as is permitted in the General Industrial zone. The MUE
zone includes a “height step-down” provision requiring that, when the property is adjacent to a
residential zone, the closest 20 feet of structures within the MUE zone cannot exceed the
height of the adjacent residential structures by more than one story (LDC § 3.27.50.09.a). The
MUE zone also requires the installation of pedestrian amenities (LDC § 3.27.50.07; discussed
further in relation to applicable review criterion #12), specific building orientation standards
(LDC § 3.27.50.02), and a minimum Green Area of 20% (LDC § 3.27.40.04). These standards
combine to encourage pedestrian-oriented development patterns within the MUE zone.

By comparison, the Gl zone requires a 100-foot building setback from any residential property
line. In the case of the subject property, the nearest residential zone is approximately 42 feet to
the north, on the opposite side of SW Washington Avenue; consequently, under Gl zoning,
new buildings could not be built within approximately 58 feet of the SW Washington Avenue
frontage. The GI zone does not include building orientation standards, a minimum Green Area
requirement, or a requirement for pedestrian amenities other than continuous internal
sidewalks (LDC § 4.10.70.03.a.1).

In summary, as applied to the subject site, MUE zoning would permit buildings to be
constructed closer to SW Washington than would GI zoning, potentially resulting in greater
building massing along the street frontage. However, Staff find that, on balance, the MUE zone
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provides development standards in close proximity to nearby residential properties. Staff
further find that uses permitted by the MUE zone are compatible with existing uses in the area,
and support the vision established by the area’s Minor Neighborhood Center designation. For
these reasons, staff find that compatibility issues surrounding basic site design and visual
elements are satisfied.

APPLICABLE REVIEW CRITERIA:

Noise attenuation
Odors and emissions
Lighting

Sighage

o gk w

Staff Discussion and Conclusion

The applicant addresses these criteria beginning on Exhibit LDHB-A-18, indicating that uses
permitted in the MUE zone are not anticipated to generate greater noise, odors and emissions,
lighting, and signage impacts when compared to uses permitted within the General Industrial
Zone. Staff note that future development would be subject to standards and requirements in
the Land Development Code for such elements of development, regardless of whether the site
is zoned for Gl or MUE development. Staff find that there are no additional anticipated
compatibility impacts related to these elements associated with the proposal. Therefore,
compatibility criteria related to noise, odors and emissions, and lighting are satisfied.

APPLICABLE REVIEW CRITERION:
7. Landscaping for buffering and screening

Staff Discussion and Conclusion

The applicant addresses this criterion on Exhibit LDHB-A-19. Development within both the
existing Gl zone and proposed MUE zone is subject to the same standards in LDC Chapter 4.2
for landscaping, buffering and screening. Generally, these standards address requirements for
street trees (LDC § 4.2.30.a), buffering of parking lots and vehicular maneuvering areas (LDC
§ 4.2.40), and screening of service facilities, outdoor storage areas, and mechanical
equipment (LDC § 4.2.50).

Beyond Chapter 4.2 standards, the existing Gl zone also requires 100 foot setback areas
between buildings proposed to be developed on the site and any abutting residential zone
boundary. As discussed in relation to applicable review criteria #1 and #2, if the site were
redeveloped under Gl standards, new buildings would be restricted within approximately 58
feet along the entire SW Washington Avenue frontage. This area could be used for
landscaping or for off-street parking and loading. In addition, when the site abuts a residential
zone, a landscape buffer is required that is at least six ft. in height and at least 80 percent
opaque as viewed from any point along the lot boundary.

The MUE zone does not require screening beyond what is required in Chapter 4.2. However,
the MUE zone requires 20 percent of the gross lot area to be permanent Green Area including
landscape areas, natural areas, and/or pedestrian amenities consistent with LDC § 3.27.50.07.
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Some additional landscape standards found in LDC 8§ 3.27.50.05 regarding compatible street
tree species apply to the proposed MUE zone.

Overall, the screening requirements for the Gl zone are more robust. However, the Gl zone
also permits more intensive commercial and industrial uses than does the MUE zone. In

addition, the MUE zone requires more landscaping than does the Gl zone. Staff finds that this
criterion is satisfied.

APPLICABLE REVIEW CRITERION:

8. Transportation facilities

Staff Discussion

The applicant addresses this criterion beginning on Exhibit LDHB-A-20. The applicant’s site is
located along SW Washington Ave. Rail facilities are located along the south side of the site.

SW Washington Avenue is classified as a collector in the Corvallis Transportation Plan.
According to LDC table 4.0-1, minimum right-of-way (ROW) width is 68-feet without parking or
turn lanes. Right-of-way along the parcel frontage varies from one end to the other based on
the assessor maps and the Willamette Valley & Coast Railroad Yard subdivision plat. The
exact ROW width in this area is not clear based on those maps and will need to be determined
by survey with future development of the site. The existing street width appears to be 26 feet.
Collector street standards are a minimum 34 feet of pavement width with two 6-foot bike lanes,
two 11-foot travel lanes and no on-street parking. The site does not have sidewalks or planters
strips along the frontage. Street improvements including street widening, 12-foot planter strips
and 5-foot sidewalks would be required with future development. If on-street parking is to be
maintained or turn lanes are required at 9th Street, additional ROW beyond the 68 feet
minimum (34 feet from original centerline) would be required. (Development Related
Concerns B and C)

Pacific Fruit Properties Zone Change (ZDC16-00004)
Land Development Hearings Board Staff Report
Page 15 of 24



R (B - EE T

A=,

Google Earth
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Staff Conclusion

Since the potential trips would not be outside the threshold for traffic on a collector street (see
the discussion on traffic impacts below) the transportation facilities are compatible with the
zone change. Street improvements are expected with development of the site based on the
actual development impacts.

APPLICABLE REVIEW CRITERION:
9. Traffic and off-site parking impacts

Staff Discussion

The applicant addresses this criterion beginning on Exhibit LDHB-A-21. According to the
State’s Transportation Planning Rule (“TPR”), OAR 660-012-0060:

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or aland use
regulation (including a zoning map) would significantly affect an existing or planned
transportation facility, then the local government must put in place measures as provided in
section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10) of this rule.
A plan or land use regulation amendment significantly affects a transportation facility if it would:
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(a) Change the functional classification of an existing or planned transportation facility
(exclusive of correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based
on projected conditions measured at the end of the planning period identified in the adopted TSP.
As part of evaluating projected conditions, the amount of traffic projected to be generated within
the area of the amendment may be reduced if the amendment includes an enforceable, ongoing
requirement that would demonstrably limit traffic generation, including, but not limited to,
transportation demand management. This reduction may diminish or completely eliminate the
significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional
classification of an existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that
it would not meet the performance standards identified in the TSP or comprehensive plan;
or

© Degrade the performance of an existing or planned transportation facility that is

otherwise projected to not meet the performance standards identified in the TSP or
comprehensive plan.

(2) If alocal government determines that there would be a significant effect, then the local
government must ensure that allowed land uses are consistent with the identified function,
capacity, and performance standards of the facility measured at the end of the planning period
identified in the adopted TSP through one or a combination of the remedies listed in (a) through
(e) below, unless the amendment meets the balancing test in subsection (2)(e) of this section or
gualifies for partial mitigation in section (11) of this rule. A local government using subsection
(2)(e), section (3), section (10) or section (11) to approve an amendment recognizes that additional
motor vehicle traffic congestion may result and that other facility providers would not be expected
to provide additional capacity for motor vehicles in response to this congestion.

(9) Notwithstanding section (1) of this rule, alocal government may find that an amendment to a
zoning map does not significantly affect an existing or planned transportation facility if all of the
following requirements are met.

€) 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.

The proposed Zone Change would convert approximately 0.56 acres of General Industrial (Gl)
to Mixed Use Employment (MUE).

The applicant provided a Transportation Impact Analysis (“TIA”) dated October 14, 2016
(beginning at Exhibit LDHB-A-107). The TIA included a Reasonable Worse Case
Development Trip Generation in Table 2 on page 5 of the study (found at Exhibit LDHB-A-
114, and included as Figure 3 below).
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Current Gl Zone Designation
ITE - Hardware/Paint Store

(LDC - Construction Sales and Service) 510 ha h . 2 & 28 he
Total External Trip Generation 5 3 8 24 28 52
Pass-By Trips (13%AM, 26%PM ITE Code 816) (1) (0) (1) (6) 8  (14)
Primary (Net New) Gl Zone Trip Generation 4 3 7 18 20 38

Proposed MUE Zone Designation
Non-Industrial Uses
ITE - Daycare Center
(LDC - Day Care, Commercial Facility)
ITE - Convenience Market (Open 24 Hours)
(LDC-Convenience Sales and Personal Service)
Industrial Uses
ITE — Animal Hospital/Veterinary Clinic
(LDC - Animal Sales and Service)

565 1,800 12 10 22 10 12 22

851 3,000 101 100 20 80 77 157

640 5,000 15 5 20 9 15 24

Total Trip Generation 128 115 243 99 104 203
Intemal Capture Trips (0) (0) (0) (0) (0) (0)

Total External Trip Generation 128 115 243 99 104 203
Pass-By Trips (51%AM, 51%PM ITE Code 851) (65) (59) (124) (50) (53) 103
Primary (Net New) MUE Zone Trip Generation 63 56 119 49 51 100
Increase in Primary (Net New) Trip Generation (MUE - GI) 59 53 112 3 K} | 62

' Reascnable worst-case development scenarios in both Gl and MUE zane designations limited by building setback areas and resuling building foatprints,

Figure 3 — Table 2 from the submitted Transportation Impact Analysis (dated October 14, 2016)

The site development assumptions are listed on page 4 of the TIA. The uses selected were a
variety of higher trip generators (“reasonable worse case”) allowed by-right (in other words, no
further discretionary review would be required) in both the existing and proposed zones.
Building square footages were based on LDC criteria for a “reasonable worse case”
development. Staff reviewed the “reasonable worse case” development scenarios and found
them to be realistic.

Trip generation for the site was determined using Institute of Transportation Engineers (“ITE”)
codes for uses allowed in each zone. The total trip estimate for the Gl Zone is 52 trips during

the PM peak hour. Total trip generation was adjusted for pass-by trips. Net trips estimated for
the Gl Zone is 38 trips during the PM peak hour.

For the MUE Zone, the total trip estimate is 203 trips in the PM peak hour. Total trip generation
was adjusted for pass-by trips, and internal capture trips within the zone. The net trips
estimated for the MUE Zone is 100 PM peak hour trips. The increase in potential trips for the
MUE zone could result in “significant effects” to the transportation system.
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Typically, if there is an increase in estimated trips with a zone change, the applicant provides a
traffic analysis of surrounding intersections to determine if there is a change in level-of-service
resulting in a “significant effect”. The TIA included intersection analyses on page 8 for the 20-
year horizon (2036). The analyses include level of service (LOS) for both the current zone and
the proposed zone. With the increase in trips from the zone change, all intersections except
one are expected to operate at acceptable level of service. Since this one intersection (15th
and Washington) is estimated to not meet minimum standards and the zone change makes the
intersection worse, the TPR classifies this impact as a “significant effect.”

To address the potential “significant effects,” the applicant has prepared a deed restriction
limiting trips generated under the MUE Zone to the “reasonable worst case” scenario under the
existing zoning (see Exhibit LDHB-E). The deed restriction identifies the trip cap at 52 peak
hour trips, the “reasonable worst case” trip estimate scenario for the existing Gl Zone. City staff
would evaluate future development proposals on the site for compliance with the trip cap. Staff
has reviewed the deed restriction and finds it effectively prevents the Zone Change from
resulting in a “significant effect” on the transportation system.

Note that since this deed restriction was drafted, the property ownership has changed. A new
deed restriction signed by the current owner is expected to be placed in escrow at Ticor Title
with instructions by the City Attorney’s Office to record it should a Zone Change to MUE on the
subject site be approved within 24 months. With the trip cap deed restriction set to take effect
with Zone Change approval, staff will be able to make positive findings per LDC § 2.2.40.05.a
which states, in part, that Zone Change applications “shall be reviewed to determine how they
affect City facilities and services.” Staff will confirm the status of the deed restriction at the
LDHB public hearing.

Staff Conclusion

With a deed restriction in escrow which will enforce a trip cap, as proposed, the application will
be consistent with the applicable LDC criteria and the Transportation Planning Rule. Staff will
confirm the status of the deed restriction at the LDHB public hearing. With future site
development, additional traffic studies may be required to meet LDC requirements
(Development Related Concern D).

APPLICABLE REVIEW CRITERION:
10. Utility infrastructure

Staff Discussion

The applicant addresses this criterion beginning on Exhibit LDHB-A-25. Utilities are located in
the vicinity of the site. There is an existing 20-inch waterline which runs along the south side
and NE through the parking lot to SW Washington Avenue. Sewer service is located west of
the site and flows north under the OSU parking lot to the sewer manhole located in
Washington Avenue between 10" and 11" Streets. A substandard six-inch storm drain line is
located in SW Washington along the property frontage.
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Utility capacity studies are provided in the application (found at Exhibit LDHB-A-41).
According to the calculations, utility demand for the existing and proposed zones are similar,
therefore the zone change itself would not impact City utilities. Future development of the site
would need to address utility extensions and/or capacity issues.

Street lighting is located at the corner of 91" and Washington, and 10" and Washington.

Staff Conclusion

Since an increase in utility demand is not expected based on the zone change, there is not an
impact to utilities from the zone change, and the zone change can be found to be compatible
with the existing utilities. It is expected public improvements including City utility extensions will
be required with redevelopment of the site and building permits (Development Related
Concerns B, E, and F).

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

Staff Discussion and Conclusion

The applicant addresses this criterion on Exhibit LDHB-A-29. Staff have no concerns that
storm water and waste water discharge from the site can be treated to comply with City water
guality standards. Compliance with these requirements will be assured through the building
permit process in conjunction with redevelopment on the site (Development Related
Concerns B and F). Given the relatively small scale of the proposed Zone Change, and given
that the MUE zone permits similar industrial use types compared to the existing Gl zone, no
significant impact to air quality is expected to result from the proposed change. For these
reasons, staff find that the proposal complies with this criterion.

APPLICABLE REVIEW CRITERION:

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

Staff Discussion and Conclusion

The applicant addresses this criterion starting on Exhibit LDHB-B-29. New development
within the GI zone is required to comply with only one subsection of the Pedestrian Oriented
Design Standards (PODS) chapter, LDC § 4.10.70.03.a.1, which requires continuous internal
sidewalks. While development within the MUE zone is not subject to Pedestrian Oriented
Design Standards, it is subject to zone-specific design guidelines and standards per LDC 8§
3.27.50. Like PODS, these standards are intended to reinforce public spaces and enhance the
pedestrian environment through building orientation, exterior design features, weather
protection elements, and pedestrian amenities. Therefore, staff anticipate that future
development in accordance with MUE requirements would result in a more pedestrian-
compatible environment than would development in accordance with Gl requirements.
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Consistency with applicable development standards is evaluated at time of development
(either building permits and/or land division). Future development must conform to applicable
LDC development standards, or if variations to those standards are proposed, compensating
benefits must be provided to mitigate for the requested variation. Any variations are subject to
additional land use approvals and public involvement. Therefore, staff find that the proposed
Zone Change satisfies this compatibility criterion.

APPLICABLE REVIEW CRITERION:

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.

Staff Discussion and Conclusion
The subject site does not contain any mapped Natural Resources, Natural Hazards, or
jurisdictional wetlands regulated by the LDC.

CONCLUSION ON ZONE CHANGE PROPOSAL

Based on the analysis presented in this staff report, staff find that the industrial uses permitted
in the MUE zone are generally similar to those permitted in the existing Gl zone. The MUE
zone introduces additional residential and commercial use types to industrially-designated
property within a Minor Neighborhood Center study area, and future development under the
MUE zone is not anticipated to result in any compatibility-related impacts to surrounding areas.
Development standards that address compatibility and that are associated with building
orientation, pedestrian amenities, visual elements, and basic site design can be implemented
through the application of the requirements in LDC Chapter 3.27 and Atrticle IV. After balancing
all of the applicable compatibility criteria and development standards, when comparing the
existing Gl zone to the proposed MUE zone, and the proposed MUE zone to surrounding
areas designated Mixed Use Employment, Medium High Density Residential, and OSU, staff
recommend that the Land Development Hearings Board approve the Zone Change request
described in Exhibit LDHB-A.

The above conclusion assumes that, prior to the LDHB public hearing, deed restrictions related
to LDC § 3.27.40.01 and LDC § 2.2.40.05.a.9 (both discussed earlier in this Staff Report) will
be placed in escrow at Ticor Title with instructions by the City Attorney’s Office to record it
should a Zone Change to MUE on the subject site be approved within 24 months. Staff will
confirm the status of these deed restrictions at the LDHB public hearing.
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MOTIONS

Following review of this Staff Report, the Land Development Hearings Board may commence
deliberations on this application. Potential motions on the matter are as follows:

Motion to Approve (Recommended):

| move to approve the proposed Zone Change (ZDC16-00004) to change the
zoning of the site from GI (General Industrial) to MUE (Mixed Use Employment). This
motion is based on the criteria, discussions, and conclusions contained within the Staff
Report to the Land Development Hearings Board; and based on the findings presented
by the Land Development Hearings Board during its deliberations.

Motion to Deny:

| move to deny the proposed Zone Change (ZDC16-00004), based on the findings
presented by the Land Development Hearings Board during it deliberations.

Pacific Fruit Properties Zone Change (ZDC16-00004)
Land Development Hearings Board Staff Report
Page 22 of 24



DEVELOPMENT RELATED CONCERNS

A.

LDC § 3.27.20.b.2 — In accordance with LDC § 3.27.20.b.2, if the subject site were to
ultimately become part of a larger development proposal under MUE zoning, lot
consolidation or a Nonresidential Planned Development Overlay would be required.
Public Improvements - In accordance with LDC § 4.0.60.e and LDC § 4.0.70, all
development sites shall be provided with access to a street improved to City standards,
public water, sanitary sewer, storm drainage, and street lights. Any plans for public
improvements referenced within the application or this staff report shall not be
considered final engineered public improvement plans. Prior to issuance of any
structural or site utility construction permits, the applicant shall obtain approval of, and
permits for, engineered plans for public improvements by private contract (PIPC) from
the City’s Engineering Division per LDC § 4.0.80. The applicant shall submit necessary
engineered plans and studies for public utility and transportation systems to ensure that
adequate street, water, sewer, storm drainage and street lighting improvements are
provided consistent with LDC requirements. Street signs and curb markings will be
reviewed and approved with the PIPC plans. Final utility alignments that maximize
separation from adjacent utilities and street trees shall be engineered with the plans for
public improvements in accordance with all applicable LDC criteria and City, DEQ and
Oregon Health Division requirements for utility separations. Public improvement plan
submittals will be reviewed and approved by the City Engineer under the procedures
outlined in LDC § 4.0.80.

ROW dedication along SW Washington - To meet minimum LDC standards 34-feet of
ROW will be required from the existing centerline. Additional ROW will be required if
future development proposals require on-street parking or turn lanes at 9" Street and
Washington Avenue.

Traffic Study - With development of the site, an updated traffic study will be required.
The traffic study will need to include updated counts for all intersections which include
recent development in the area and address the trip cap for the site. The traffic study
will need to evaluate intersections receiving more than 30 vehicle trips and the railroad
crossing. Building placement shall consider City standard vision clearance and vision
clearance necessary for the railroad crossing.

Waterline Relocation - If there are conflicts with future buildings and the existing
waterline, the waterline will need to be relocated at the applicant’s expense to provide a
minimum of 10-feet of horizontal clearance between any structure and the 20-inch
waterline.

Stormwater Management Measures — Concurrent with building permits for the site, the
applicant will need to address stormwater management measures consistent with LDC
§4.0.130.

Franchise Utility Easements - According to LDC § 4.0.100.b, a minimum 7-foot Utility
Easement (UE) is required adjacent to all street ROWSs.

Future Public Improvements and Issuance of Building Permits — Consistent with LDC §
4.0.20 and Council Policy CP91-7.04, no building permits for foundations or structures
shall be issued until all public improvements required for the approved development are
complete and accepted by the City Engineer. The applicant will need to address street
and utility requirements to serve the specific site development consistent with LDC
criteria.
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Erosion Control, Excavation and Grading Plans - Prior to issuance of any construction
permits, the applicant shall submit an erosion control plan and any required excavation
and grading plans to the City’s Development Services Division for review and approval.

J. Other Permits - Prior to issuance of any construction permits, the applicant shall be
required to obtain a National Pollutant Discharge Elimination System (NPDES) permit if
construction activity will disturb, through clearing, grading, and/or excavation, one or
more acres of the site. Additionally, any permits required by other agencies such as the
Division of State Lands; Army Corps of Engineers; Railroads; County; or Oregon
Department of Transportation, shall be approved and submitted to the City prior to
issuance of any City permits.

K. Infrastructure Cost Recovery — If there are applicable Infrastructure Cost Recovery
charges for water and/or sewer, the developer shall pay their required share of the costs
prior to making any connection to any infrastructure system, in accordance with
Corvallis Municipal Code 2.18.040.

L. Streetscape Plan - As part of public improvement plans, the applicant shall include a
“streetscape” plan that incorporates the following features: composite utility plan; street
lights; proposed driveway locations; vision clearance triangles for each intersection;
street striping and signing (in conformance with the MUTCD); and proposed street tree
locations.

M. Tree Plantings - Tree planting locations shall not block street signs, or traffic signals. In
addition, trees shall not be planted in areas outlined in LDC § 4.2.30.b.
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City of Corvallis - Planning Division
501 SW Madison Avenue
Corvallis, OR 97333

phone (541) 766-6908
CORVALLIS Planning@CorvalilisOregon.gov
ENHANCING COMMUNITY LIVABILITY

www,CorvallisQregon.gov/cd-planning
Application for General &
Special Development Activities

Case Number(s) : | Zpe - C)OOO*{ | Date Filed :

Amount m Recsipt # Received By:

h_/Required Deposit (General: $100; Special: $1,000)

Approval(s) Requested

Annexation ¢ Major € Minor (O Planned Development
Comprehensive Plan Amendment Conceptual Development Plan

Conditional Development Permit Detatled Deyalopment Plan
New Conceptual & Detailed Development Plan

Master Site Plan (New or Modification) Madification
Modification C Major

Willamette River Greenway Permit (" Nuliification

Director's Interpretation O Property Line Adjustment

Extension of Service (O Solar Access Permit

Floodplain Development Permit Variance O Subdivision

Lot Development Option (" Modification
" Major C Minor r Major Replat

Minor Land Partition (O Vacation - Right-of-Way / Plat
Minor Replat (® Zone Change

Please provide a brief summary of the requested approval

O
O
O
(O LDC Text Amendment (" New ( Residenial C Non-Residential
O
O
O

A zone change request that would rezone a 0.56 acre site from General Industrial to Mixed Use
Employment.

Project Description

Please aflach separate sheet if additional space is needed.

Project Name [Pacific Fruit Properties Zone Change ]

City of Corvallis - Community Development Depariment Page 1 of 5 Application for General & Special Development Activities
Revised 8/18/2015
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Pnmary Contact and Owner Information

Applicant's Name [Paciﬁc Fruit Properties, LLC
Phone [ 541-829-9772 | E-mail [ garyc@peak.org
Mailing Address ~ [POB 1442, Corvallis, OR 97339
Applicant Signature A ?& Z,M/ / [{ M/L,,
Gam—euerstem M&:LbELf-

I Property Owner Name | acific Fruit Pmpemes LLC

Phone | 541-829-9772 | E-mail [ garyc@peak.org
Mailing Address ~ |POB 1442, Ccm.rallts OR 973 9‘.’339

|

]

—

|

]
E—

' Date
. P
Owner Signature % &(/1’/ J 55 [ VL
Gary’ I-ea{arstam/ ember_- *’r\
.
It more than one property owner is invblved. provide a separate attach

listing each owners or legal representalive's signatura(s)

e
Developer | i
Phone L | E-mail | |
Planner [Lyle Hutchens, Devco Engineering, Inc. _|
Phone [541.757 8991 |  E-mail  [lyle@devcoengineering.com ]
Civil Engineer [Steven C. P. Hattori, PE, Devco Engineering, Inc. I
Phone [541.757.8991 | E-mail |steve@devooanginearirtg.wm |
Architect | ]
Phone [ | E-mail [ '

Landscape Architect |

il § ]

Phone | |  E-mail |

Geotechnical Engineer |

Phone ( | E-mail | |

Other [Transpurtaliun Engineer: Chris Clemow, Clemow & Associates —|

Phone [ |  E-mail |mlemow@clemow~associates.com |
_ = ﬁ
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Property Description (or general vicinity. side of sireel. distance lo intersection)

Street Address |960 SW Washington Avenue '|
South side of Washington Avenue, close to the 9th Street/Washington Avenue

General Location Description intersection

Assessor's Map Number(s) Related Tax Lot(s)

Map # [125028B | TaxLot(s)# | |

Map # | |  Tax Lot(s) # [07100 |

@ The Assessor's Map Number (Township. Section/Range) and the Tax Lot Number (parcel) can be found on
B, the property's(ies’) tax statement, at the Benton County Assessor's Office, or on-line at

hitp://maps.co.benton.or.us/benton/geomoose. html

Gross LotArea  [0.56 acres | NetLotArea  [0.56 acres

“ Net Lot Area : Total area of a Development Site, usually expressed in acres and excluding proposed public street rights-of-
~  way and, if a developer desires, excluding public parks, Significant Natural Feature areas dedicated to the pubiic, land
dedicated for other public purposes, and/or other areas permanently precluded from development due to development
constraints or conservation easements.

Land Use and Natural Features Information

Existing Zone(s) lGeneraI Industrial

Existing Comprehensive Plan Designation(s) IGGHBFE“ Industrial

’:] Natural Hazards Overlay |:| Natural Resources Overlay

e 0.2' Flocdway N/A

Riparian Corridor
Landslide Hazards Significant Vegetation
100-Year Floodplain Wetlands - Locally Protected

Slopes > 10% Wetiands - Non-Locally Protected

* For more information about land use and natural features information thal may apply to your property visit

www.corvallisoregon.govipropertysearch

Please select any of the following zone overlays or areas that apply to the subject site :

N/A Historic Preservation Overlay N/A Downtown Parking Assessment District
Willamette River Greenway Downtown Residential Neighborhood
Planned Development Downtown Pedestrian Core

North Campus Area University Neighborhoods Overlay

¥ Please mclude a discussion in the project narrative indicating how these overlays affect your proposal.
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Check the box next to included attachments

Narrative (address all applicable LDC review criteria) * |:| Site Cross Sections

Assessor's Map with Applicable Tax Lots Highlighted Architectural Elevations

[

Vicinity Map
Site Plan

Architectural Floor Plans
Natural Hazards Map(s)
Grading Plan

Survey / ALTA

Natural Resources Map(s)
Utilities Plan

Existing Land Use(s) Map Geotechnical Report / Site Assessment
Zoning Map(s) if applicable, show proposed changa(s) Electronic Versions of Attachments
Comprehensive Plan Map(s) i appiicable, show praposad changa(s) Minimum Assured Development Area Study
Tentative Subdivision or Partition Plat Application Fees (Deposit Only)

Other |

NYOROOOOO

Conceptual Landscape / Irrigation Plans

_— . Traffic Study
Significant Vegetation Management Plan (SVMP)

HOOONNROOONEN

Floodplain Development Variance Materials (refer to LDC 2.1 1.60.02)

" Written narrative is required for all application types. Typical drawings sizes are 24"x 36", 11"x17" or 8.5"x11" Sizes of
required drawings will depend on the type and scope of applications involved. Contact staff to verify requirements

On your plans, include the following: property lines, points of access for vehicles, pedestnans, bicycles, topography (show
existing and proposed), water courses. all natural features identified on the City's Wetlands, Riparian Corridors, Significant
Vegetation, and Natural Hazards Maps. existing and proposed sireels and driveways, parking areas, utilites pedestrian
and bicycle paths, existing easements. Please note there are additional specific graphic and narrative requirements for
each type of application. Refer to the "Application Requirements” section(s) within the Land Development Code.

Please tell us more about the proposed development and its site

Are there existing structures on the site ? & Yes (" No If Yes, please expiain.

Tax Lot 7100 is developed with a single story commercial building with a floor area of roughly 16,000 square feet

For your project, please indicate the uses proposed and describe the intended activities:
Re-development consistent with the standards of Mixed Use Employment Zone.

Will the project be completed in phases ? (" Yes @ No if Yes, please expiain.

How will open space, common areas and recreational facilities be maintained?

Are there previous land use approvals on the development site ? CYes @ No
If Yes, please include a discussion in the project narrative indicating how the prior approvals
impact your proposal.

For more information. contact the Planning Division at {541) 766-6908 or by e-mail.

City of Corvallis - Community Development Department Page 4 ¢f 5 Application for General & Special Development Aclivities
Revised 8/18/2015

Exhibit LDHB - A - 4



Please identify any citizen outreach efforts that you have undertaken prior to submuitting this application

(outreach efforts are encouraged, but not required)

€ Mailed information regarding the proposed development to adjacent property owners / residents
(¢ Held one or more neighborhood meetings or open houses

" Met individually and/or conferred over the phone with citizens

"  Held a project design workshop

" Made site plans available for review.

(" Posted the project site with information about the proposal, and where to go for more info

(" Canvassed the neighborhood.

(" Other (please describe)

Were changes made to the proposal as a result of citizen input? If so, what were they?
CYes (@ No

No changes were necessary based on citizen input

Authonzation for Staff and Decision Makers to Enter L.and
City staff, Planning Commissioners, and City Councilors are encouraged to visit the sites of proposed
developments as part of their review of specific land use applications. Decision maker site visits are
disclosed through the public hearing process. Please indicate below whether you authorize City staff and

decision makers to enter onto the property(-ies) associated with this application as part of their site visits.

(& 1 authorize City staff and decision makers to enter onto the property(-ies) associated with this application

(| do not authorize City decision makers to enter onto the property(-ies) associated with this application

The applicant is responsible Please indicate who will be responsible for posting any required signs:

for posting public notice signs - —

in at least one conspicuous

place along each street Name Lyle E. Hufchens

frontage of a site 20 days Phone  541.757.8991

prior to the public hearing

date*. Staff will prepare the E-mail _lyle@devcoengineering.com

signs and will let you know J

when the signs are ready to e

be picked up from City Hall. (* failure to post the development site at the appropriate time may make the land use decision
vulnerable to appeal)

City of Corvallis - Community Development Department Page 50f 5 Application for General & Special Development Activities
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Pacific Fruit Properties Zone Change

An Application for a Zoning District Change

submitted to

CORVALLIS

ENHANCING COMMUNITY LIVABILITY

The City of Corvallis
501 SW Madison Avenue
Corvallis, Oregon 97333
submitted by
Pacific Fruit Properties
P.O. Box 1442
Corvallis, Oregon 97339-1442

prepared by

III DeVCO Willamette Valley Planning

engineering inc [ ]

July 25, 2016
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Pacific Fruit Properties Zone Change Request

APPLICANT’S REQUEST
The applicant requests approval of a Zone Change affecting a parcel that is currently designated on the

Corvallis Zoning Map as General Industrial (Gl), which would be rezoned to Mixed Use Employment
(MUE).

SITE AND VICINITY

The 0.56-acre subject property is located on the south side of SW Washington Avenue, between the
terminus of SW 9" and SW 10" Streets, (Attachment A). The address of the parcel is 960 SW
Washington Avenue and is Tax Lot 7100 on Benton County Assessor’s Map 12-5-02BB. The western half
of the property contains a high bay single story metal building while the eastern half is a gravel parking
lot. The existing 8,000 square foot building is currently used for CNC high tech machining. A private rail
spur off the Toledo branch of the Willamette & Pacific Railroad is just south of the property.

The site is essentially flat. Access is currently gained from a single driveway along the south side of SW
Washington Avenue at the terminus of 9™ Street. This driveway approach is shared with the abutting
property to the east. None of the natural resources or natural hazards regulated by Corvallis Land
Development Code Chapters 2.11, 4.5, 4.12, 4.13, or 4.14 are mapped on the site, (Attachment E). The
Corvallis Local Wetland Inventory Map does not show any wetlands within the boundaries of the site.

Immediately north of the site are uses including a church and a restored historic single family home.
South and east of the site is a vacant parcel that is used for parking, while further east is the historic OSU
Poultry Building that was relocated to this site and restored for office and residential uses. Further
south is the Willamette & Pacific Railroad line and a large apartment building. To the west is a surface
parking lot owned by Oregon State University.

As noted above, the subject site is designated on the Corvallis Zoning Map as General Industrial,
(Attachment B). Properties located immediately to the north are zoned Medium-High Density
Residential. The property directly to the south and east is zoned Mixed Use Employment while lands
further to the south are zoned High Density Residential and General Industrial. West of the site is zoned
Oregon State University.

ATTACHMENTS

A - Public Notice Map

B - Existing Comprehensive Plan Designations
C - Existing Zoning Designations

D - Existing Land Uses

E - Significant Natural Features

F - Existing Utilities

G - Utility Capacity Study

H - Traffic Impact Analysis

Page 1 of 26
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CRITERIA, DISCUSSION, AND CONCLUSIONS

Applicable Comprehensive Plan Policies:

1.2.9

The applicable criteria in all land use decisions shall be derived from the Comprehensive Plan
and other regulatory tools that implement the Plan.

The following narrative responds to criteria from the Corvallis Comprehensive Plan and the Land
Development Code (LDC) that are applicable to the subject land use request.

REVIEW CRITERIA

Applicable Comprehensive Plan Policy:

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);

Landscaping for buffering and screening;
Transportation facilities; and
Traffic and off-site parking impacts.

B. Visual elements (i.e., scale, structural design and form, materials, etc.);
C. Noise attenuation;

D. Odors and emissions;

E. Lighting;

F. Signage;

G.

H.

l.

Applicable Land Development Code Section:

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 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.

uiewnN

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

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

Noise attenuation;

Odors and emissions;

Lighting;
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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.

The following narrative, which is organized based on the compatibility criteria from Land Development
Code (LDC) Section 2.2.40.05.a, responds to policies from the Corvallis Comprehensive Plan and other
applicable review criteria from the LDC. Findings presented below are intended to apply equally to the
compatibility criteria listed in Comprehensive Plan Policy 3.2.7 and LDC Section 2.2.40.05.a given the
similarity of factors considered by each criterion.

Basic Site Design and Visual Elements

Applicable Comprehensive Plan Policies:

3.2.1 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize:

Preservation of significant open space and natural features;

Efficient use of land;

Efficient use of energy and other resources;

Compact urban form;

Efficient provision of transportation and other public services; and

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

mmooO®mp

8.2.1 The City and County shall support diversity in type, scale, and location of professional,
industrial, and commercial activities to maintain a low unemployment rate and to promote
diversification of the local economy.

8.2.2 The City shall monitor changes in demographic information to assure that the type, quantity,
and location of services, facilities, and housing remain adequate to meet changing needs.

8.9.1 The City shall designate appropriate and sufficient land in a variety of different parcel sizes
and locations to fulfill the community's industrial needs.

Page 3 of 26
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8.9.3

8.9.18

8.10.2

8.10.4

9.2.2

9.2.5

Lands designated for industrial use shall be preserved for industrial and other compatible uses
and protected from incompatible uses.

The Mixed Use Employment district shall be encouraged in industrial districts that are easily
accessible by transit and pedestrians.

Given the community's intention to prevent decline in existing commercial areas, the City
shall explore opportunities to facilitate and assist in the redevelopment of existing
commercial areas, in a manner that meets current standards.

New commercial development shall be concentrated in designated mixed use districts, which
are located to maximize access by transit and pedestrians.

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

Development shall reflect neighborhood characteristics appropriate to the site and area. New
and existing residential, commercial, and employment areas may not have all of these
neighborhood characteristics, but these characteristics shall be used to plan the development,
redevelopment, or infill that may occur in these areas. These neighborhood characteristics are
as follows:

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

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

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

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

E. Neighborhoods have a mix of densities, lot sizes, and housing types.

F. Neighborhoods have an interconnecting street network with small blocks to help disperse
traffic and provide convenient and direct routes for pedestrians and cyclists. In
neighborhoods where full street connections cannot be made, access and connectivity are
provided with pedestrian and bicycle ways. These pedestrian and bicycle ways have the
same considerations as public streets, including building orientation, security enhancing
design, enclosure, and street trees.
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9.3.3

9.4.1

9.5.1

9.4.7

9.4.9

9.5.1

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

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

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

J. Neighborhoods have automobile parking and storage that does not adversely affect the
pedestrian environment. Domestic garages are behind houses or otherwise minimized
(e.g., by setting them back from the front facade of the residential structure.) Parking lots
and structures are located at the rear or side of buildings. On-street parking may be an
appropriate location for a portion of commercial, institutional, and domestic capacity.
Curb cuts for driveways are limited, and alleys are encouraged.

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

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

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

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.

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

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

Residential development should consider and accommodate to the maximum extent possible,
the future needs of senior citizens.

The City shall plan for affordable housing options for various income groups, and assure that
such options are dispersed throughout the City.
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9.6.1 The City shall preserve and encourage a mix of housing types in the downtown residential
neighborhood.

14.3.1 Infill and redevelopment within urban areas shall be preferable to annexations.

An assessment of the potential differences between the Gl and MUE zones, in terms of basic site design
and visual elements, requires a comparison of the uses allowed in each zone and their corresponding
development standards. Table 1, below, lists the civic, commercial, and industrial uses permitted
outright in each zone, and highlights differences between the two zones.

Table 1: Civie, Commercial, and Industrial Uses Permitted Outright' in the GI and MUE

fones
Zone | Civic Uses Commercial Uses Industrial Uses

Gl Minor Utilities Agricultural Sales General Industrial
Parking Services Agricultural Services Limited Manufacturing
Public Safety Services Animal Sales and Services Technological Production
Wireless Telecommunication CGrooming

Facilities Kennels
Auctioning

Auromotive and Equipment
Fleet Storage
Repairs — Heavy Eguipmient
Sales/Rentals of Farm and

Heavy Eqguipment

Building Maintenance
Services

Construction Sales and
Services

Laundry Services

Research Services

Scrap Operations

Technology Support Services

Temporary Outdoor Markets

Vocational or Professional
Training
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Lone

Civic Uses

Commercial Uses

Industrial Uses

Wholesaling, Storage, and
Diistribution
Light
Mini Warehouse

MUE

Administrative Services

Essential Services

Cultural Exhibits and Library
Services

Lodge, Fratemal, and Civic
Assembly

Parking Services

Postal Services

Public Safety Services

Social Service Facilities

Religious Assembly

Transit Facilities

Agpricultural Sales

Agricultural Services

Animal Sales and Services
Grooming
Indoor Kennels
Weternary

Building Maintenance
Services

Business Equipment Sales and
Services

Building Support Services

Communications Service

Limited Manufacturing — 20 or
fewer employees per shift

General Indusmial Uses —in
conjunction with sales

General Industrial Uses that do
not generate Muisance noise,
odor, vibration, etc.

Establishments

Construction Sales and
Services

Convenience Sales and
Personal Services

Day Care, Commercial

Eating and Drinking
Establishments

Financial, Insurance, and Real
Estate Services

Food and Beverage Sales

Laundry Services

Participant Sports and
Recreation

Professional and
Administrative Services

R epair Services — Consumer

Research Services

Retail Sales — General

Technology Support Services

Temporary Outdoor Markets

Vocational or Professional
Training

Wholesaling, Storage, and
Distribution

Wireless Telecommunication
Facilities

NOTES:

! Uses that are permitted outright do not require any land use decisions (g.g., Conditional Development approval).
Shaded uses are those permitted outright in the GI zone.

Uses in italics are not permitted outright in the MUE zone.

Eight of the Civic uses and 13 of the Commercial uses permitted outright in the MUE zone are not
permitted outright in the Gl zone. In comparison, all of the Industrial uses permitted outright in the
MUE zone are also permitted outright in the Gl zone. The MUE zone also allows several residential
dwelling types, including: Single Attached, Duplexes, Attached — Townhouse, and Multi-dwelling (e.g.,
apartments) that are not permitted in the Gl zone.

Despite its allowance of residential uses, and the fact that a wider variety of Civic and Commercial uses
are permitted in the MUE zone than in the Gl zone, it can be concluded that the two zones are
compatible with one another given the existing configuration of zones within the immediate proximity
of the site and elsewhere. Two parcels, totaling two-acres are immediately east and south of the site,
and are zoned MUE and flanked by other properties zoned GIl. The Planning Commission recently
approved another MUE zone change for the Denson’s property of just over 1.5 acres further to the east.
These two zones abut or are immediately adjacent to one another in three other areas of the city based
on the current Corvallis Zoning Map. In each location, the MUE zone comprises less total acreage than
nearby Gl properties, which aligns with the purpose of the MUE zone.
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Section 3.27.10 of LDC Chapter 3.27 notes that the MUE zone is intended to introduce residential and
commercial uses within areas otherwise designated for industrial development, while doing so at an
appropriate scale in relation to surrounding employment areas. If the subject site were rezoned to MUE,
the total area of this zone would account for roughly 4 acres of the industrially zoned properties in the
immediate area. The remaining nearby Gl properties would still constitute approximately five acres. The
LDC doesn’t specify an acreage ratio that should exist between the two zones, but it is clear that
rezoning this half acre site to MUE would provide opportunities for introducing a wider variety of
commercial and residential uses to the immediate area; particularly those that may support further
development of the remaining Gl properties.

Comprehensive Plan Policies 8.9.1 and 8.9.3 encourage the City to support use of existing industrially
zoned properties — taking into consideration their size and location. The subject site is ideally situated
to complement and provide continuity among the other industrial and commercial zones within the
immediate area. Additionally, Comprehensive Plan Policies 8.2.1, 8.9.1, 8.9.3, 8.9.15, 8.9.18, 8.10.2,
8.10.4, 9.2.5.B, and 14.3.1 each support rezoning the site to MUE, as doing so would diversify the
potential mixture, types, and sizes of commercial and industrial uses located within an existing
neighborhood that is near downtown Corvallis and OSU, and is easily accessed by walking or using
transit.

With respect to the spectrum of commercial uses allowed in the MUE zone, the site is located within the
boundaries of a Minor Neighborhood Center, as designated on the Comprehensive Plan Map. Several
other properties within the immediate vicinity of the site are currently zoned to facilitate commercial
uses, including 0.3-acre of Neighborhood Center — Minor (NC-Minor), 0.7-acre of Mixed Use Commercial
with a Planned Development Overlay (PD(MUC)), and approximately one acre of MUCS. Portions of the
Central Business zone also fall within the eastern extent of the Minor Neighborhood Center boundary.
Of these zones, the MUE zone most closely aligns with the set of commercial uses allowed in the MUCS
and CB zones. All but two of the commercial uses allowed in the MUE zone are also permitted outright
in the MUCS zone, while the CB zone permits all uses that are also allowed in the MUE zone, with the
exception of General Industrial uses.

Like the MUCS zone, the MUE zone limits the size of certain commercial uses, but those limitations apply
to different uses in each zone. Thus, the MUE zone is able to facilitate a similar mixture of commercial
uses as the MUCS zone in a manner that does not directly detract from the vitality of the MUCS zone. A
similar relationship exists with the NC-Minor zone. As a result, rezoning the site to MUE will allow a set
of commercial uses that are comparable to those already allowed by commercial zones within the
immediate vicinity of the site without directly competing with those zones as development or
redevelopment occurs. This arrangement of zones is consistent with direction from Comprehensive Plan
Polices 8.10.2 and 8.10.4.

As noted above, residential uses are permitted in the MUE zone in addition to the industrial and
commercial uses discussed above. However, a minimum Floor Area Ratio (FAR) of 0.25 preserves the
zone’s intended purpose of facilitating industrial mixed-use development. Also, Section 3.27.40.01.c
requires approval of a Plan Compatibility Review if the square footage of non-industrial uses is greater
than industrial uses. These regulations would likely limit the amount of residential use to the minimum
density allowed, which, per Section 3.27.40.02.b, would equate to about 11 dwellings, assuming 20 units
per acre. Most of the other residential zones within the immediate vicinity of the site facilitate densities
of 20 units per acre or more, and allow the same spectrum of dwelling types as the MUE zone. Thus,
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rezoning the site to MUE could contribute residential uses at densities already possible in this portion of
the community.

Although this may not substantially enhance the mixture of residential uses and densities called for by
Comprehensive Plan Policy 9.2.5, it will increase opportunities for housing within the subject
neighborhood center and near downtown. The site is located near the southwest corner of the
Downtown Residential Neighborhood area, and within approximately a quarter-mile of the Downtown
Core. The site abuts university land and is within roughly a quarter-mile of the core of the Oregon State
University campus. Several polices from the Comprehensive Plan referenced above encourage
increased housing opportunities that can capitalize on proximity to these community amenities;
particularly when those opportunities could provide affordable housing. The site is ideally located to
enable potential residents to conveniently walk or ride bikes to reach many community services,
employers, and recreational amenities. When compared to locations where daily use of a private car is
essential, these options can reduce a household’s cost of living — significantly so for those that are
“housing cost burdened.” The 2013 Five Year Consolidated Plan, which was recently updated by the City
of Corvallis Housing Division, documented substantial increases in the number of such households
within the community over the 10-year period between 2000 and 2010. Based on research completed
for the plan, there is a significant shortage of affordable housing within the community; particularly for
households earning 80 percent or less of area median Income. The following excerpt from the 2013
Consolidated Plan captures the severity of this issue.

“What are the most common housing problems?

As noted in the summary comments provided at the beginning of this section, the most common
housing problem in Corvallis, by far, is housing cost burden. The severity and frequency of this problem
is worst for households with the lowest incomes: Approximately 26% of low income renters (those with
incomes between 50% and 80% of the Corvallis area median family income) are either moderately or
severely cost burdened, while 78% of very low income (those with incomes between 30% and 50% of
area median) and 83% of extremely low income (those with incomes below 30% of area median)
renters have a housing cost burden of 30% or more. Looking more closely at and comparing the two
levels of cost burden among lower income households magnifies the severity of the problem for those
with the lowest incomes: 3% of low income renters and 19% of very low income renters are severely
cost burdened; a comparatively high 73% of extremely low income households are extremely cost
burdened - again, paying more than 50% of their monthly incomes on housing.

One outcome of the continuing growth of Corvallis’ renter population has been a declining rental
vacancy rate. In 2000 according to Census data, 7.1% of renter units were vacant; in 2010 (again
according to Census) that rate had fallen to 3.9%. Anecdotal information gathered over the last year
by the City of Corvallis and its housing partners suggests that the current rental vacancy rate is more
likely closer to 2%.

Does the Availability of Housing Units Meet the Needs of the Population?
Based on the analyses of the physical condition and affordability of housing presented in the Needs
Assessment section of this Consolidated Plan, it is clear that while the vast majority of housing in

Corvallis is physically suitable in terms of size and the presence of plumbing and kitchen facilities, much
of what exists is not affordable, especially to those with very low and extremely low incomes. Based on
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this finding it can be concluded that the availability of housing units does not meet the needs of the
population.

Need for Specific Types of Housing

Again citing the Needs Assessment section of this Consolidated Plan and its calculations of unmet
needs for affordable housing among low, very low and extremely low income households, it is clear
that an increased supply of both affordable renter and owner housing is needed in Corvallis. And given
the standard real estate market assumption that a vacancy rate of approximately 5% is representative
of a relatively healthy market, the rental vacancy rates cited in the Introduction to this section suggest
that approximately 300 more rental units are needed in Corvallis if the population of renters remains
static.

As discussed above, the site’s current zoning designation of Gl precludes development of housing.
Rezoning the site to MUE will enable developing portions of the site with new dwelling units that could
meet a portion of the existing need for affordable housing; specifically households earning 80 percent or
less of Area Median Income. Such opportunities are supported by Comprehensive Plan Policies 8.2.2,
9.3.3,9.4.1,9.5.1,9.5.2,9.5.4, and 9.5.6. Utilizing the MUE zone to facilitate mixed-use development of
the site would take advantage of its close proximity to Downtown Corvallis, OSU, and other nearby
community services, while also capitalizing on existing public utilities and services that are immediately
adjacent to it. Optimizing these characteristics through the development process is encouraged by
Comprehensive Plan Policy 3.2.1.

Comprehensive Plan Policy 9.2.5.D specifies that neighborhood scale development should incorporate
compatible transitions in terms of building mass and orientation. As discussed in more detail below, the
base development standards of the MUE zone are similar to those of the Gl zone, but would likely
facilitate development that is more compatible with the surrounding uses. Limitations on site coverage,
building mass, and building height are expected to align better with the existing patterns of
development within the surrounding neighborhood — even though the site could be developed
exclusively with industrial uses. Consistent with its ability to facilitate mixed-use development, the MUE
zone also contains a more diverse and robust set of design guidelines and standards that address
building orientation, architectural features, and pedestrian amenities. The Gl zone is limited in this
regard to a single standard requiring pedestrian connections between buildings constructed on the
same site (see LDC Section 3.24.40.a).

Applicable Land Development Code Sections:

Section 3.27.20 - GENERAL PROVISIONS - Establishment of the MUE Zone
The MUE Zone shall be applied to properties with industrial designations on the Comprehensive Plan
Map or to lands designated through a quasi-judicial or legislative process. When the Zone is applied to
parcels via the quasi-judicial Zone Change process, the proposal shall meet the Zone Change criteria of
Section 2.2.40 in Chapter 2.2 - Zone Changes, and the following criteria for MUE Zone location,
dimensions, and size.

a. Locational Criteria -

The following locational criteria shall be applied to Zone Changes, in conjunction with
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Chapter 2.2 - Zone Changes.
1. The MUE Zone shall be located in areas with lot sizes of generally less than 20 acres;
AND EITHER

2. All portions of the MUE Zone shall be located within .25 mile of existing or planned transit
service;

OR

3. The MUE Zone shall be located in areas determined through the Planned Development
process in Chapter 2.5 - Planned Development to be necessary to provide mixed use
opportunities and services to adjacent areas.

b. Zone Size and Dimensions —

1. The Zone shall have a minimum size of .50 block or one acre. It may be composed of smaller
parcels when the total area of the Zone is equal to or greater than one acre. Public street
rights-of-way shall not count toward the total area of a Zone.

2. A Planned Development zoning Overlay shall be applied to MUE Zones that exceed five acres
or involve multiple parcels. If all parcels within the Zone are not concurrently developed, the
Planned Development review in Chapter 2.5 - Planned Development shall focus on the
developing parcel and ensure that the proposed development does not preclude development
of the adjacent parcels within the mixed use area.

3. The Zone shall have a minimum of 50 ft. of frontage onto an existing or planned public street.

As noted above, the subject site is designated on the Comprehensive Plan Map as Gl and the parcel is
0.56 acres, (Attachment B). Although the site itself is less than one acre, when combined with the
adjacent MUE zoned parcels immediately to the south and east, the acreage of the zone would increase
to roughly 4.3 acres. Although LDC Section 3.27.20.a.1 doesn’t provide a specific measure for assessing
whether lots within the same area of a MUE zone are less than 20 acres, the applicant notes that none
of the lots within the subject Minor Neighborhood Center boundary exceed 20 acres. Based on
information obtained from the City of Corvallis, four routes of the Corvallis Transit System are within a
qguarter-mile of the site. The site fronts on SW Washington Avenue for a distance of approximately 175
feet. Given these findings, the subject request is consistent with LDC Sections 3.27.20.a and 3.27.20.b.

In order to assess the potential for compatibility conflicts resulting from differences between the base
development standards of the MUE and Gl zones, we have conducted a comparison of the maximum
building footprint, setbacks, and maximum building height allowed in each zone.

The maximum building height allowed in the MUE zone is 75-feet, the same as the Gl zone. The MUE
zone also requires building height “step-down” when a site is adjacent to an existing residential
structure. The minimum setbacks in the MUE zone are less restrictive than those of the Gl zone, which
is intended to facilitate mixed use development patterns by incorporating a wider variety of commercial
and residential uses than are allowed in the Gl zone. However, after accounting for the minimum
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amount of Green Area required, development of this site under the MUE zone standards would result in
less site coverage than would be possible through the Gl zone. This is expected to reduce the overall
mass of buildings that could be constructed on the site — an outcome that would be more compatible
with nearby residential development than what could occur in the Gl zone.

Both the MUE and Gl zones require minimum setbacks intended to buffer residential development from
more intensive development allowed in either zone. A 100-foot setback from residential development is
required internal to the Gl zone (LDC Section 3.24.30.02.a.1), while the MUE zone requires a 25-foot
setback in such situations (LDC Section 3.27.40.02.a). The lesser setback is reflective of the potential for
comparatively less intensive uses and building mass in the MUE zone. It should be noted that the
property is currently adjacent to a group of properties zoned RS-12 along the north side of SW
Washington Avenue, (Attachment C). The existing building located at the site does not comply with the
Gl setback described above, nor does it comply with the 25-foot setback required in the MUE zone
either. The building setback along the northern boundary at SW Washington Way is approximately 20-
feet while the western wall of the building straddles the property line adjacent to the OSU parking lot.
Regardless, the proposed zone change will lessen the degree of “nonconformity” concerning minimum
building setbacks.

Given these considerations, the MUE zone presents a comparative advantage for achieving compatibility
with existing development patterns in the immediate area, due to its limitations on site coverage,
building height, and building mass, which would result in improved visual aesthetics. This is particularly
true with respect to the residential uses north and further south of the site.

The existing structure on the site is approximately 25-feet in height. However, the structure does not
comply with the design standards contained in LDC Sections 3.27.50.08 and 3.27.50.09. In this regard
the building is considered to be legally non-conforming per LDC Section 1.4.30, which is a status
presently afforded to the structure due to non-compliance with setbacks required in the Gl zone. Upon
further development or redevelopment of the site per the MUE zone, any expansion or alteration of the
existing building would be required to comply with the corresponding development standards, including
those from Sections 3.27.50.08 and 3.27.50.09.

Noise Attenuation, Odors, Lighting, and Signage
Applicable Comprehensive Plan Policies:

7.2.6 The City will encourage new development to be sensitive to the environment by having the
development avoid significant negative impacts on:

A. Air and water quality;

B. Noise or light pollution; and
Both the MUE and Gl zones are primarily intended for industrial development. While the MUE zone
permits a wider variety of commercial uses as well as the opportunity for residential development, the
potential for increased impacts due to noise, odors, or exterior lighting is negligible. Noise and odors
typically expected to be associated with the forms of commercial development allowed in the Gl zone
are not any more likely to occur in the MUE zone. Activities such as vehicles traveling to and from the

site, materials being delivered to or stored within outdoor storage areas, and emissions typical of a
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small-scale manufacturing facility or a restaurant are some of the more significant impacts that would
be expected in the MUE zone. Overall, these use characteristics would be less onerous if not comparable
to the spectrum of commercial uses allowed in the Gl zone. The potential for residential development in
the MUE zone does not alter this conclusion, as the intensity of associated noise and emission impacts is
typically less than what would be expected with commercial and industrial development.

In comparison to the Gl zone, General Industrial uses allowed in the MUE zone must not generate any
noxious odors, fumes, dust, or emissions.

Chapter 4.2 of the LDC contains regulations that limit the potential for glare from exterior lighting
fixtures that might impact adjacent properties. These standards apply evenly to all forms of
development. Thus, re-zoning the site to MUE should not cause an increased potential for lighting
impacts on the abutting neighborhood.

Similar to lighting, LDC Chapter 4.7 contains standards that regulate the size, type, and placement of
signs. The same standards apply to the MUE and Gl zones. Therefore, re-zoning the site to MUE should
not cause an increased potential for impacts from signage.

Landscaping for Buffering and Screening

As noted above, other than requiring a landscaped buffer within setback areas, the Gl zone standards do
not stipulate a minimum percentage of a site that must contain landscaping or open space. In
comparison, the MUE zone standards limit site coverage by requiring that a minimum of 20 percent of a
site contain landscaping and open space. Development occurring in both zones is subject to the
buffering and screening standards contained in LDC Chapter 4.2. These regulations specify minimum
widths of landscaping planters that are required along the perimeter of parking and circulation areas, as
well as stipulate when screening measures are necessary to shield outdoor refuse containers and other
service equipment from view. The standards contained in Chapter 4.2 also address loading facilities
(i.e., loading docks), which could be included with many of the uses permitted in the Gl and MUE zones.
In general, the landscape buffering and screening measures contained in LDC Chapter 4.2 apply evenly
to the uses allowed in both zones.

When applied to the subject site, the Green Area and landscaping standards of the MUE zone should
result in development that is more compatible with the surrounding neighborhood. At least 20 percent
of the site, or roughly 4,879 square feet, would be required to contain landscaping and open space. In
comparison, the Gl zone standards would only require a landscape buffer along the site’s SW
Washington Avenue frontage within the corresponding 25-foot setback. This would amount to an area
of roughly 4,375 square feet — although additional landscape buffering would also be required around
any surface parking lots and along either side of internal pedestrian walkways. Such features would also
be required along with development occurring consistent with the MUE zone standards, so it’s very
likely a greater portion of the site would contain landscaping under the MUE standards.

Given these considerations, rezoning the site to MUE should not cause adverse impacts on the abutting
neighborhood with respect to landscape buffering and screening.
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Transportation Facilities

Applicable Comprehensive Plan Policies:

8.9.15 Industrial and commercial development adjacent to rail lines shall be designed and
constructed in a way that does not preclude the future use of the rail facility.

10.2.9 All developments shall comply with adopted utility and facility master plans and the Capital
Improvement Plan.

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.

11.2.1 The transportation system shall be planned and developed in a manner which contributes to
community livability, recognizes and respects the characteristics of natural features, and
minimizes the negative effects on abutting land uses.

11.2.2 The transportation system shall be managed to reduce existing traffic congestion and
facilitate the safe, efficient movement of people and commodities within the community.

11.2.12 The transportation system shall reflect consistency with the Corvallis Comprehensive Plan,
land use designations, and regional and statewide transportation planning efforts.

11.8.2  Corvallis shall pursue methods to increase the safety of railroad crossings.

11.8.3 The City shall work with industry and rail service providers to retain rail service to this
community's industrial areas.

The following discussion responds to LDC Sections 2.2.40.02.a.8, 2.2.40.02.a.9, 2.2.40.02.a.10 with
respect to public transportation facilities that currently serve the site.

The subject site has frontage along SW Washington Avenue, which is designated as a collector by the
Corvallis Transportation Master Plan. Regulations contained in LDC Chapter 4.0 stipulate certain
improvement standards for all public streets, and require substandard facilities to be upgraded through
the development process. The current improvements for SW Washington Avenue are not consistent
with the design standards for a Collector Roadway.

The existing right-of-way along the portion of SW Washington Avenue fronting the site varies between
40 and 50-feet in width. Typically, a collector roadway without parking, requires a right-of-way width of
68 feet, which accommodates construction of a 34-foot wide pavement section for two travel lanes and
two bike lanes, curb and gutter, two 12-foot wide planter strips, and two five-foot wide sidewalks. The
existing right-of-way for SW Washington Avenue is inadequate to support these improvements,
therefore additional right of way will likely be required when the site is developed further or
redeveloped, regardless of its zoning designation. Thus, consistent with Comprehensive Plan Policies
10.2.9,10.2.12,11.2.1,11.2.2, and 11.2.12, rezoning the site to MUE will have no impact on whether the
transportation system improvements needed to serve the site and support the transportation system
are secured.
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Accompanying standards from Chapter 4.0 mandate the creation of complete blocks bounded by
streets, and typically do not allow block faces of greater than 400 feet as part of new development
within the MUE zone. The site has approximately 175 feet of frontage along SW Washington Avenue and
additional properties separate it from the 4-way intersections at 7" Street and 11" Street. The distance
between those two intersections is just over 1,000-feet. A number of years ago the neighbors north of
the subject site opposed the extension of 9™ Street south to Western Boulevard. Although it would
have provided enhanced connectivity, the city honored the neighbors request and backed off the
proposal. That is reflected in the City’s Functional Classification System exhibit in the Corvallis
Transportation Master Plan. The railroad tracks provide a further barrier and ODOT Rail and the railroad
have no desire to permit additional rail crossings for vehicles or pedestrians. Therefore the
configuration of the abutting properties and the rail line preclude the extension of a new street through
the site.

Although direct rail service has not been established to the site, the opportunity may exist if warranted
by uses developed at the site consistent with the MUE zone. As noted earlier, a private rail spur is
directly south of the subject site. None of the development standards particular to the MUE zone
preclude construction of a rail spur into the site, so long as the design specifications for a rail spur can be
met within the boundaries of the property. This scenario would also require compatible arrangement of
uses on the site such that safety was not an issue for employees, patrons, or residents who may work,
shop, or live at the site. These issues as well as the safety of existing rail crossings near the site, would
be addressed through the development process by regulations implemented by the Oregon Department
of Transportation’s Rail Division — regardless of the site’s zoning designation. Hence, the subject request
is consistent with Comprehensive Plan Policies 8.9.15, 11.8.2, and 11.8.3.

The discussion provided below in response to “Traffic and Off-site Parking Impacts” addresses potential
trip generation impacts that might place a greater demand on the transportation system as a result of

rezoning the subject site to MUE.

Traffic and Off-site Parking Impacts

Applicable Comprehensive Plan Policies:

10.2.6 The type, location, and phasing of public facilities and utilities shall be based on actual
needs, desired levels of service, cost-effectiveness, and/or property owner willingness to
pay for infrastructure.

11.3.10 In addition to level-of-service and capacity demands, factors such as livability, sustainability,
and accessibility shall be considered in managing the City’s transportation system.

11.4.1 The City shall manage on-street parking to permit the safe and efficient operation of the
transportation system.

11.4.3  All traffic generators shall provide adequate parking.
Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS

a. Traffic evaluations shall be required of all development proposals in accordance with the following:
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All development site proposals shall provide an estimate of site generated trips based on ITE
standards. A traffic impact analysis (TIA) is required for any proposal generating 30 or more
peak hour trips to an intersection/access. If there are specific safety or capacity issues
associated with a site, staff may request those be addressed, regardless of the number of site
trips generated. The TIA shall include Level of Service (LOS) analyses for the impacted
intersections. A proposed TIA scope with preliminary trip estimates and trips distribution shall
be prepared by a registered professional engineer, and submitted to the City Engineer for
review and approval based on established procedures. The applicant shall complete the
evaluation consistent with the approved scope in accordance with accepted traffic engineering
practices and present the results with the site development proposal.

Statewide Transportation Planning Rule Criteria:

OAR 660-012-0060 (1) states, “If an amendment to a functional plan, an acknowledged comprehensive
plan, or a land use regulation (including a zoning map) would significantly affect an existing or
planned transportation facility, then the local government must put in place measures as provided in
section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10) of this rule. A
plan or land use regulation amendment significantly affects a transportation facility if it would:

(a)

(b)
(c)

Change the functional classification of an existing or planned transportation facility (exclusive
of correction of map errors in an adopted plan);

Change standards implementing a functional classification system; or

Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted
TSP. As part of evaluating projected conditions, the amount of traffic projected to be
generated within the area of the amendment may be reduced if the amendment includes an
enforceable, ongoing requirement that would demonstrably limit traffic generation, including,
but not limited to, transportation demand management. This reduction may diminish or
completely eliminate the significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional classification
of an existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it
would not meet the performance standards identified in the TSP or comprehensive plan;
or

(C) Degrade the performance of an existing or planned transportation facility that is

otherwise projected to not meet the performance standards identified in the TSP or
comprehensive plan.”

(Revised 07 November 2016)
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The discussion included in the revised Transportation Impact Analysis (Attachment H) responds to LDC
Sections 2.2.40.02.a.8, 2.2.40.02.a.9, 2.2.40.02.a.10 with respect to potential transportation system
impacts that might occur as a result of rezoning the site to MUE. The traffic impact study analyzes the
potential, for developing the site consistent with the standards of the MUE zone, to cause adverse
impacts to the transportation system. Because specific development is unknown, the transportation
analysis evaluates impacts resulting from reasonable worst-case development scenarios in both the
current Gl and proposed MUE zone designations. The following development assumptions are made
based on previous discussions with Corvallis staff and an evaluation of the development standards in the
Corvallis Development Code.

Gl Zone Assumptions

= Gross site area is 0.56 acres (24,393 square feet).

= Net developable area for all developed uses is 24,393 square feet.

= Required building setback area is 40 feet from SW Washington Avenue and 35 feet on the eastern
and southern property boundaries resulting in a maximum building footprint of 7,500 square feet.

= The maximum zone-allowed building height is 75 feet. It is assumed office uses are 2 stories and
industrial uses are 1 story.

= There is no maximum industrial development floor area ratio (FAR).

= Parking is provided at code-required ratios, is outside the building footprint, and ground level.

= Parking spaces are 325 square feet including associated circulation area.

MUE Zone Assumptions

= Gross site area is 0.56 acres (24,393 square feet).

= Minimum green area is 20% (4,879 square feet).

= Net developable areais 19,514 square feet.

= Required building setback area is 25 feet from all property boundaries resulting in a maximum
building footprint of 9,800 square feet

= The maximum building height is 75 feet. It is assumed office uses are 2 stories and commercial and
industrial uses are 1 story.

=  Minimum industrial FAR is 0.25; however, Plan Compatibility Review approval is required when
square-footage of non-industrial uses is greater than industrial uses. As such, the maximum
assumed non-industrial floor area is 49% of total development floor area.

= Parking is provided at code-required ratios, is outside the building footprint, and ground level.

= Parking spaces are 325 square feet including associated circulation area.

Development Trip Generation

Specific development is unknown. Therefore, reasonable worst-case development scenarios for the
current and proposed zone designations were developed based on permitted Corvallis Land
Development Code uses and trip generation was estimated using the Institute of Transportation
Engineers (ITE) Trip Generation Manual, 9" Edition and practices from the ITE Trip Generation
Handbook, 3" Edition.
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The following summary and recommendations are based on materials contained in the Traffic
Impact Analysis.

1. The proposed land use action rezones the 0.56 acre Pacific Fruit property from General
Industrial (Gl) to Mixed Use Employment (MUE).

2. The subject land use action includes a Zone Change request; therefore, the TIA addresses
Transportation Planning Rule (TPR) criteria outlined in Oregon Administrative Rule (OAR)
660 012- 0060 and requirements from City of Corvallis Land Development Code Section
4.0.60.

3. This land use action is specifically for the subject zone change and is not for a specific
development application; therefore, the analysis intent is to compare the relative
transportation impacts of the current and proposed zone designations.

4. Trip generation was determined for reasonable worst-case development scenarios in the
current Gl and proposed MUE zone designations with input from City staff. The reasonable
worst-case development scenario in the proposed MUE zone designation generates an
additional 112 net new AM peak hour trips and 62 net new PM peak hour trips over the
current Gl zone designation.

5. Operations at all intersections are anticipated to be better than City of Corvallis mobility
standards during the AM and PM peak hours in the plan year with the proposed zone
designation except at the Washington Avenue/15th Street intersection.

6. Operations at the Washington Avenue/15th Street intersection are anticipated to
exceed mobility standards in the plan year, with or without the proposed rezone as a
result of background growth and high north and southbound traffic volumes on 15th
Street.

7. With increased MUE trip generation the proposed zone designation significantly affects
the performance of an existing or planned transportation facility that is otherwise
projected to not meet the performance standards identified in the TSP or comprehensive
plan. Recognizing this effect, and the uncertainty, difficulty and timeliness of providing
off-site mitigation, the Applicant proposes to follow OAR 660-012-0060(2)(a) which sates,
"If a local government determines that there would be a significant effect, then the local
government must ensure that allowed land uses are consistent with the identified function,
capacity, and performance standards of the facility measured at the end of the planning
period identified in the adopted TSP through... ... adopting measures that demonstrate
a/lowed land uses are consistent with the planned function, capacity, and performance
standards of thetransportation facility."

8. To ensure proposed/allowed land use consistency, the Applicant proposes a deed
restriction to limit/restrict trip generation to that identified by the reasonable worst-case
development scenario in the Gl zone designation which is 52 external PM peak hour
motor vehicle trips. With this restriction in place, the proposed MUE zone designation will
not significantly affect the transportation system.
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(Revised 07 November 2016)
Chapter 4.1 of the LDC contains off-street parking standards for all forms of

development permitted in Corvallis. Minimum parking demand ratios are stipulated for each of the
civic, commercial, industrial and residential uses permitted in the MUE zone, and include standards for
both vehicle and bicycle parking. Although the MUE zone permits a wider variety of uses than the Gl
zone, off-site parking impacts are not anticipated from rezoning the site, as the minimum number of
spaces required for any allowed use would be ensured through the development review process.

Utility Infrastructure

Applicable Comprehensive Plan Policies:

10.2.5 The City shall consider the level and type of public facilities that can be provided when
planning for various densities and types of urban land uses.

10.2.9 All developments shall comply with adopted utility and facility master plans and the Capital
Improvement Plan.

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.

The following discussion responds to LDC Sections 2.2.40.02.a.8, 2.2.40.02.a.9, 2.2.40.02.a.10 with
respect to public utilities, public schools, and public parks that currently serve the site.

Water

The site is located within the North Hills/ Baldy First Level water service area. Based upon the
information from the Corvallis Water System Distribution Facilities Plan, no adjacent improvements are
scheduled to be implemented for population growth.

There is currently a 20-inch waterline that is located in the right-of-way of SW Washington Avenue,
which is a first level transmission line, (Attachment F). The first level water service area typically serves
properties that are at topographic elevation 290 feet and below.

The City of Corvallis Water Distribution System Facility Plan, dated July 1998, predates the proposed
MUE zone so the industrial zone is used to calculate the worst case scenario for the proposed MUE
Zone. In the MUE zone, commercial and residential uses are allowed, but the industrial zone demand
has a comparatively higher demand ratio. The MUE industrial uses are of less magnitude than the
general industrial zone use, therefore, the industrial zone calculations are likely to over-estimate the
actual demand generated by a development in the MUE zone.

As shown in the waterline calculations which are in Attachment G, a summary of the projected water
demands are summarized below.
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e Water demand for the site under the existing zoning designations of General Industrial (Gl) is as

follows:
o Average Daily Demand = 2,100 gal/day = 1.46 gpm
o Peak Daily Demand =3 gpm
o Peak Hour Demand =7 gpm
o Maximum Water Demand including fire flows = 3,007 gpm

e Water demand for the site under the proposed zoning designation of Mixed Use Employment
(MUE) is as follows:

Average Daily Demand = 2,100 gal/day = 1.46 gpm

Peak Daily Demand =3 gpm

Peak Hourly Demand =7 gpm

Maximum Water Demand including fire flows = 3,007 gpm

O O O O

= No increase or decrease in the maximum water demand occurs due to the proposed zone
change from Gl to MUE.

To serve the site, a 12” waterline currently runs along 9" Street. The 12” waterline connects to the 20”
water main which is located in near SW Washington Avenue on the property. Based upon existing
projects in the area, the fire flows appear to have sufficient capacity to support the additional flows
from the zoning change.

Any proposed public waterlines that are located outside of the City’s public right-of-way shall be located
within a 15-foot wide public utility and access easement. Any proposed public waterlines will meet the
separation requirements to proposed buildings, sanitary sewer and storm drain mainlines and laterals.

Sanitary Sewer

The site is located within the Western Boulevard Drainage Basin of the public sanitary sewer system.
There are currently no planned improvements for the area in the relative future, based on population
growth.

As shown in the sanitary sewer calculations which are found in Attachment G, a summary of the
projected design flows are below. The City of Corvallis Wastewater Master Plan, dated November 1998,
predates the proposed MUE zone so the industrial zone is used to calculate the worst case scenario for
the proposed MUE Zone. In the MUE zone, commercial and residential uses are allowed, but the
industrial zone demand has a comparatively higher demand ratio. The MUE industrial uses are of less
magnitude than the general industrial zone use, therefore, the industrial zone calculations are likely to
over-estimate the actual demand generated by a development in the MUE zone.

e Sanitary sewer design flows for the site under the existing zoning designations of General
Industrial (Gl) is as follows:

o Maximum Number of Dwelling Units = 5 dwelling units
o Peak Daily Design Flows = 2,123 gpd = 1.47 gpm
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o Inflows and Infiltration = 2,240 gpd = 1.56 gpm
o Total Peak Design Flows = 3.03 gpm

e Sanitary sewer design flows for the site under the proposed zoning designation of Mixed Use
Employment (MUE) is as follows:

Maximum Number of Dwelling Units = 5 dwelling units
Peak Daily Design Flows = 2,123 gpd = 1.47 gpm
Inflows and Infiltration = 2,240 gpd = 1.56 gpm

Total Peak Design Flows = 3.03 gpm

O O O O

= No increase or decrease in the maximum sanitary sewer flows occur due to the proposed
zone change from Gl to MUE.

There is an 8” combined sanitary sewer/ storm line which is currently constructed in Washington
Avenue approximately 150" away, (Attachment F). As shown in the sanitary sewer calculations, there is
no increase in the peak design flows from 3.03 gpm to 3.03 gpm from the proposed zone change. The
current sanitary sewer infrastructure is adequate to serve the site.

Storm Drainage

The site is located within the Western drainage basin of the City of Corvallis Stormwater Master Plan.
There are currently no planned improvements for the area in the relative future, based on population
growth.

As noted in the sanitary section above, there is an 8” combined sanitary sewer/ storm line which is
currently constructed in Washington Avenue approximately 150’ away, (Attachment F). This flows into a
30-inch Storm Pipe located in the right-of-way in Western Blvd, to the south of the subject site.

Any new on-site private storm drainage facilities will consist of on-site private storm drainage lines that,
if required, will include detention and water quality treatment facilities. The required private detention
volumes will be achieved through the use of an underground detention system and a flow control
manhole which will control storm water runoff to historic predevelopment runoff rates. A water quality
structure can address treatment requirements consistent with the City’s SWMP.

All public and private storm drainage facilities shall be constructed to applicable SWMP, the City of
Corvallis Standard Construction and Specification, and the Oregon Plumbing Specialty Code
Requirements.
A summary of the storm water calculations for developed conditions under the existing zone
designation of Gl and the proposed zone change designation of MUE are below. The MUE zone is
divided into both industrial and commercial parts for the storm water calculations.

e Existing General Industrial (GI) Zone Designation:

v" The 10-year peak storm water runoff is 0.113 cfs.
e Proposed Mixed Use Employment (MUE) Zoning Designation:
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v" The 10-year peak storm water runoff is 0.116 cfs.

= Anincrease of 2.6 % in storm water runoff due to the proposed zone change for the 10-year,
24-hour storm event.

Under the requirements of the City’s SWMP, the development of this site should not increase the storm
water flows into the City’s storm drainage system. This is due to the requirement of the development to
provide detention facilities and flow control structures to limit storm water runoff to historic pre-
developed runoff rates.

Currently, there is an 8” combined storm/sanitary line located in the Washington Avenue right-of-way.
The pipe leads to the current 30” combination storm/sanitary sewer drainage mainline which flows in
Western Blvd to the south. As-builts for the existing 8” line in 7" Street provides a slope of 0.0036 ft/ft,
the pipe does provide adequate capacity, if the site follows the City’s SWMP practices.

In summary, findings from the Utility Capacity Study (Attachment G) show that the existing water,
sanitary sewer, and stormwater drainage facilities within immediate proximity of the site have the
capacity to facilitate development consistent with the MUE zone. The potential for increased
stormwater run-off as a result of developing the site consistent with standards of the MUE zone is
slightly greater in comparison to the site’s existing zoning. Given that the City’s Stormwater Master Plan
requires construction of on-site detention facilities and release of run-off from such facilities at or below
the rate that would have occurred when the site was completely undeveloped (i.e., historic,
predeveloped run-off rates), the existing drainage facilities downstream of the site will not convey a
greater peak volume of stormwater than is currently the case. This requirement applies to all
development proposals regardless of the zoning designation.

Franchise Utilities

All necessary franchise utility facilities are located along the frontage of the site in the Washington
Avenue right-of-way. At the time of future development, the developer or owner will coordinate with
the appropriate franchise utility companies to ensure that these services are available to the site. Any
franchise utilities that are extended onto this site will be installed within a new 7-foot Utility Easement
(UE) adjacent to an existing right-of-way or within easements that extend to the individual structures.

As required by LDC Section 4.0.90, the Utility Capacity Study also addresses the ability for franchise
utilities to serve the site, and concludes that existing services within the immediate vicinity have the
capacity to accommodate development consistent with the MUE zone.

In addition to public utilities and transportation facilities, Section 2.2.40.02.a.8 of the LDC requires a
statement addressing the availability and capacity of park and school facilities that may serve the site.
The public parks nearest to the site include Little Fields Park, Peanut Park, and Central Park, all of which
are within a quarter-mile of the site. The site is within the designated service area of these parks. The
proposed zoning designation does have the potential for increasing demand on these parks due to the
possibility of residential development. However, the applicant is not aware of any capacity issues that
would prevent these parks from being able to serve the site if developed consistent with the MUE zone.
Therefore, the proposed zone change is consistent with Comprehensive Plan Policy 9.2.5.C.
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Based on information obtained from Corvallis School District 509J, students who may live at the site
would likely attend Adams Elementary, Linus Pauling Middle School, or Corvallis High School.
Enrollment capacity at these schools should not be exceeded as a result of rezoning and developing the
site consistent with the MUE zone standards. The average household size in Corvallis is 2.2 people, with
an average of 0.5 school-age children per household. The site could theoretically be developed with
approximately 11 dwelling units based on a density of 20 units per acre, which would be allowed in the
MUE zone under certain circumstances. This equates to approximately 24 people who might live in
dwellings developed on the site, assuming a density of 20 units per acre is attainable under the MUE
standards. An average increase of approximately 6 additional school aged children would be expected
based on these assumptions. In comparison to development of the site through the Gl zone, this
relatively minor increase in population should not place significant strain on public parks or public
schools serving the site.

Effects on Air and Water Quality

Applicable Comprehensive Plan Policies:

7.2.6 The City will encourage new development to be sensitive to the environment by having the
development avoid significant negative impacts on:

A. Air and water quality;

Similar to the potential for adverse impacts from noise, odors, and lighting, the forms of development
permitted in the MUE zone are not typically associated with air and water quality impacts. Emissions
affecting air quality could be generated by motor vehicles or other types of relatively innocuous
emissions typically associated with commercial and industrial development. In comparison to the Gl
zone, General Industrial uses allowed in the MUE zone must not generate any noxious odors, fumes,
dust, or emissions. Water quality issues related to development are addressed through the City of
Corvallis Stormwater Master Plan, which requires construction of stormwater detention and water
quality features as part of development. These standards apply evenly to development occurring in all
zones. Thus, rezoning the site to MUE should not cause adverse impacts to either air or water quality.

Consistency with Applicable Development Standards and PODS

Applicable Comprehensive Plan Policies:

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

9.2.5 Development shall reflect neighborhood characteristics appropriate to the site and area. New
and existing residential, commercial, and employment areas may not have all of these
neighborhood characteristics, but these characteristics shall be used to plan the development,
redevelopment, or infill that may occur in these areas. These neighborhood characteristics are
as follows:

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

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

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

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

Neighborhoods have a mix of densities, lot sizes, and housing types.

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

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

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

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

Neighborhoods have automobile parking and storage that does not adversely affect the
pedestrian environment. Domestic garages are behind houses or otherwise minimized
(e.g., by setting them back from the front facade of the residential structure.) Parking lots
and structures are located at the rear or side of buildings. On-street parking may be an
appropriate location for a portion of commercial, institutional, and domestic capacity.
Curb cuts for driveways are limited, and alleys are encouraged.

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

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

Page 24 of 26

Exhibit LDHB - A - 30



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

Development occurring in the MUE zone is not subject to the standards from LDC Chapter 4.10. Instead,
Section 3.27.50 presents several design guidelines and standards that address building architecture and
orientation, landscaping, weather protection, pedestrian connectivity and amenities in a manner that is
very similar to the standards from Chapter 4.10. Comprehensive Plan Policy 9.2.5 speaks to several of
these development considerations. For example, Section 3.27.50.02 requires all new buildings to be
oriented toward either a public or a private street, and requires that at least one public entrance should
face each street abutting a site, as encouraged by Comprehensive Plan Policy 9.2.5.H. Minimum
weather protection and window coverage requirements addressed by Sections 3.27.50.40 and
3.27.50.08, are consistent with similar standards from Chapter 4.10 related to commercial, industrial,
and residential development. Depending on the square footage of new buildings constructed in the
MUE zone, Section 3.27.50.07 requires a minimum number of pedestrian amenities, similar to the
standard from Section 4.10.70.05.a.2 and encouraged by Comprehensive Plan Policy 9.2.5.I. In
comparison to these requirements, development occurring in the Gl zone is subject to only one standard
from Chapter 4.10, as stipulated by Section 3.24.40.a, which addresses internal pedestrian connectivity
between buildings.

Given these considerations, rezoning the site to MUE should have a beneficial impact on the aesthetics
and architecture of the surrounding area. The various design elements addressed through Section
3.27.50 are more responsive to existing development patterns in the surrounding neighborhood —
particularly residential uses north of the site. The site is visible from Washington Way, so it is desirable
for new development to positively contribute to the overall design and aesthetics of the area. The
standards contained in Section 3.27.50 are better able to accomplish that outcome than the limited
requirements of the Gl zone.

Consistency with Natural Resource and Natural Hazard Standards

Applicable Comprehensive Plan Policies:

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.

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

4.11.8 City wetland management plans for significant wetlands, as defined by the State through the
Statewide Planning Goal 5 process or by a formally adopted plan, shall require protection of

these lands consistent with State provisions.

As noted above, the subject site contains none of the natural resources or natural hazards regulated by
LDC Chapters 2.11, 4.2,4.5,4.12, 4.13, and 4.14, (Attachment E).
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CONCLUSIONS ON ZONE CHANGE REQUEST

The discussion provided above has demonstrated that the proposed Zone Change request is consistent
with the corresponding general review criteria and relevant Policies of the Comprehensive Plan.
Rezoning the site to MUE will allow it to be further developed in a manner that is compatible with
surrounding properties, while also enhancing the streetscape to a greater degree than would be
required through the Gl zone. The opportunity to provide desperately needed affordable housing within
the community is another considerable advantage of the MUE zone, as discussed above. Given the
proximity of existing commercial services and major employers, the site is an ideal location for
capitalizing on the spectrum of uses allowed in the MUE zone to complement formation of a
comprehensive neighborhood in this portion of the community.

Documentation submitted by the applicant confirms that the site can be served by all necessary public
transportation facilities and utilities. Existing transportation and utility systems that serve the site have
been shown to possess adequate capacity to support the range and potential intensity of development
allowed in the MUE zone. To the extent that existing facilities abutting or adjacent to the site do not
satisfy corresponding public improvement standards, such deficiencies can be rectified through the
development process — regardless of the site’s zoning designation.

The applicable development standards addressing, exterior lighting, signage, pedestrian oriented design,

significant trees, and landscape buffering and screening will ensure that development of the site per the
MUE zone will be more compatible with the nearby residential and university zones than the Gl zone.
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EXISTING ZONING DESIGNATIONS
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EXISTING LAND USES
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SIGNIFICANT NATURAL FEATURES
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Attachment F
Existing Utilities
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Attachment G
Utilities Capacity Study
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Utilities Narrative

Public Waterline

The site is located within the North Hills/ Baldy First Level water service area. Based upon the
information from the Corvallis Water System Distribution Facilities Plan, no adjacent improvements are
scheduled to be implemented for population growth.

There is currently a 20-inch waterline that is located in the right-of-way of SW Washington Avenue,
which is a first level transmission line. The first level water service area typically serves properties that
are at topographic elevation 290 feet and below.

The City of Corvallis Water Distribution System Facility Plan, dated July 1998, predates the proposed
MUE zone so the industrial zone is used to calculate the worst case scenario for the proposed MUE
Zone. In the MUE zone, commercial and residential uses are allowed, but the industrial zone demand
has a comparatively higher demand ratio. The MUE industrial uses are of less magnitude than the
general industrial zone use, therefore, the industrial zone calculations are likely to over-estimate the
actual demand generated by a development in the MUE zone.

As shown in the waterline calculations which are in the appendix, a summary of the projected water
demands are summarized below.

e Water demand for the site under the existing zoning designations of General Industrial (Gl) is as
follows:
o Average Daily Demand = 2,100 gal/day = 1.46 gpm
o Peak Daily Demand = 3 gpm
o Peak Hour Demand =7 gpm
o Maximum Water Demand including fire flows = 3,007 gpm

e  Water demand for the site under the proposed zoning designation of MUE is as follows:
o Average Daily Demand = 2,100 gal/day = 1.46 gpm
o Peak Daily Demand = 3 gpm
o Peak Hourly Demand =7 gpm
o Maximum Water Demand including fire flows = 3,007 gpm

» Noincrease or decrease in the maximum water demand occurs due to the proposed zone
change from General Industrial (Gl) to MUE.

To serve the site, a 12” waterline currently runs along 9" Street. The 12” waterline connects to the 20”
water main which is located in near SW Washington Ave. on the property. Based upon previously
existing projects in the area, the fire flows appear to have sufficient capacity to support the additional
flows from the zoning change.

Any proposed public waterlines that are located outside of the City’s public right-of-way shall be located

within a 15-foot wide public utility and access easement. Any proposed public waterlines will meet the
separation requirements to proposed buildings, sanitary sewer and storm drain mainlines and laterals.
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Sanitary Sewer Facilities

The site is located within the Western Boulevard Drainage Basin of the public sanitary sewer system.
There are currently no planned improvements for the area in the relative future, based on population
growth.

As shown in the sanitary sewer calculations which are found in the Appendix, a summary of the
projected design flows are below. The City of Corvallis Wastewater Master Plan, dated November 1998,
predates the proposed MUE zone so the industrial zone is used to calculate the worst case scenario for
the proposed MUE Zone. In the MUE zone, commercial and residential uses are allowed, but the
industrial zone demand has a comparatively higher demand ratio. The MUE industrial uses are of less
magnitude than the general industrial zone use, therefore, the industrial zone calculations are likely to
over-estimate the actual demand generated by a development in the MUE zone.

e Sanitary sewer design flows for the site under the existing zoning designations of General
Industrial (Gl) is as follows:
o Maximum Number of Dwelling Units = 5 dwelling units
o Peak Daily Design Flows = 2,123 gpd = 1.47 gpm
o Inflows and Infiltration = 2,240 gpd = 1.56 gpm
o Total Peak Design Flows = 3.03 gpm

e Sanitary sewer design flows for the site under the proposed zoning designation of MUE is as
follows:
o Maximum Number of Dwelling Units = 5 dwelling units
o Peak Daily Design Flows = 2,123 gpd = 1.47 gpm
o Inflows and Infiltration = 2,240 gpd = 1.56 gpm
o Total Peak Design Flows = 3.03 gpm

» No increase or decrease in the maximum sanitary sewer flows occur due to the proposed zone
change from General Industrial (Gl) to MUE.

There is an 8” combined sanitary sewer/ storm line which is currently constructed in Washington
Avenue approximately 150’ away. As shown in the sanitary sewer calculations, there is no increase in
the peak design flows from 3.03 gpm to 3.03 gpm from the proposed zone change. The current sanitary
sewer infrastructure is adequate to serve the site.

Storm Drainage

The site is located within Western drainage basin of the City of Corvallis Stormwater Master Plan. There
are currently no planned improvements for the area in the relative future, based on population growth.

As noted in the sanitary section above, there is an 8” combined sanitary sewer/ storm line which is

currently constructed in Washington Avenue approximately 150’ away. It flows into a 30-inch Storm
Pipe located in the right-of-way in Western Blvd, to the south of the proposed zoning site.
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Any new on-site private storm drainage facilities will consist of on-site private storm drainage lines that,
if required, will include detention and water quality treatment facilities. The required private detention
volumes will be achieved through the use of an underground detention system and a flow control
manhole which will control storm water runoff to historic predevelopment runoff rates. A water quality
structure can address treatment requirements consistent with the City’s SWMP.

All public and private storm drainage facilities shall be constructed to applicable SWMP, the City of
Corvallis Standard Construction and Specification, and the Oregon Plumbing Specialty Code
Requirements.

A summary of the storm water calculations for developed conditions under the existing zone
designation of General Industrial (Gl) and the proposed zone change designation of MUE. The MUE
zone is divided into both industrial and commercial parts for the storm water calculations.
<+ Existing General Industrial (Gl) Zone Designation:
®  The 10-year peak storm water runoff is 0.113 cfs.
*» Proposed MUE Zoning Designation:

= The 10-year peak storm water runoff is 0.116 cfs.

» Anincrease of 2.6 % in storm water runoff due to the proposed zone change for the 10-year, 24-
hour storm event.

Under the requirements of the City’s SWMP, the development of this site should not increase the storm
water flows into the City’s storm drainage system. This is due to the requirement of the development to
provide detention facilities and flow control structures to limit storm water runoff to historic pre-
developed runoff rates.

Currently, there is an 8” combined storm/sanitary line located in the Washington Avenue right-of-way.
The pipe leads to the current 30” combination storm/sanitary sewer drainage mainline which flows in
Western Blvd to the east. As-builts for the existing 8” line in 7" Street provides a slope of 0.0036 ft/ft,
the pipe does provide adequate capacity, if the site follows the City’s SWMP practices.

Franchise Utilities

All necessary franchise utility facilities are located along the frontage of the site in the Washington
Avenue right-of-way. At the time of any development proposal, the developer or owner will coordinate
with the appropriate franchise utility companies to ensure that these services are available to the site.
Any franchise utilities that are extended onto this site will be installed within a new 7-foot Public Utility
Easement (PUE) adjacent to an existing right-of-way or within easements that extend to the individual
structures.
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Waterline Calculations
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Waterline Calculations
1) Calculate maximum water demand for site based upon current zoning of General Industrial
2) What are the design flows for the proposed site if the zoning changes from Gl to MUE?

- Calculate maximum water demand
e Maximum water demand = Peak hour demand + Fire flows

- Per City of Corvallis Water Distribution System Facilities Plan (WDSFP), the fire flow
requirements for
e General Industrial (Gl) is 3,000 gpm
e MUE
* MUE is not listed in the effective Corvallis Water Distribution System Facility
Plan, dated July 1998, so the industrial zone requirements are used in place of
MUE as a worst case scenario. MUE fire flow requirement is 3,000 gpm.

1) Water Demand Calculations for General Industrial Zone (Current)

- Area Information:
e Per City of Corvallis WDSFP, the annual average water consumption for the general
industrial zone is 3,750 gal/ac/day.
e General Industrial Zone, Gross Site Area =0.56 Ac
- General Industrial Zone Calculations
e Number of gallons/day = (0.56 Ac)(3,750 gal/ac/day) = 2,100 gal/day
e Average Demand = 2,100 gal/day = 1.46 gpm (Divide by 1440 min/day)
e Peak Day Demand = (1.46 gpm}(2) = 2.91 gpm => Use 3 gpm
e Peak Hour Demand = (1.46 gpm)(4.6) = 6.72 gpm => Use 7 gpm
Maximum water demand = 7 gpm + 3,000 gpm
Maximum water demand = 3,007 gpm

L ]

* The maximum water demand for site based upon current zoning of Gl is 3,007 gpm.
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2} Proposed Zone Change from General Industrial (GI} to MUE Scenario (MUE is not listed in the
effective Corvallis Water Distribution System Facility Plan, dated July 1998, so the industrial zone
requirements are used in place of MUE as a worst case scenario).

- Area Information:

e Per City of Corvallis WDSFP, the annual average water consumption for the MUE zone is

based on an industrial zone rate of 3,750 gal/ac/day.

e MUE Zone, Gross Site Area =0.56 Ac
- MUE Zone Calculations

e Number of gallons/day = (0.56 Ac)(3,750 gal/ac/day) = 2,100 gal/day
Average Demand = 2,100 gal/day = 1.46 gpm (Divide by 1440 min/day)
Peak Day Demand = (1.46 gpm)(2) = 2.91 gpm => Use 3 gpm
Peak Hour Demand = (1.46 gpm)(4.6) = 6.72 gpm => Use 7 gpm
Maximum water demand = 7 gpm + 3,000 gpm
Maximum water demand = 3,007 gpm

* The maximum water demand for site based upon proposed zoning of MUE is 3,007 gpm.

- Summary

e Per City of Corvallis WDSFP, the minimum diameter distribution pipeline size for MUE
(MUE is not listed in the effective Corvallis WDSFP, so the industrial zone requirements
are used in place of MUE as a worst case scenario) is 12”. [Table 5-2, City of Corvallis
WDSFP]

e Based on the calculations shown previously, no increase or decrease in maximum water
demand occurs from the zoning change of General Industrial to MUE.

e The water flows after the zone change are able to be served by the existing water
infrastructure.
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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 Populati
1997 50,000
Within 10 to 20 years 60,000
Within 20 to 40 years 80,000
At build out of urban growth boundary 120,000

The annual average water demand for Corvallis for the years 1992 through June 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 Annual Average water consumption
Residential 76 gallons per capita per day
Commercial 1,000 gallons per acre per day
Industrial 3,750 gallons per acre per day
Institutional 1,550 gallons per acre per day

JMSIOFACPLAN\EXECUT.SUM
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ES-2 Executive Summary

Experience shows that water demand 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 1. Peaking Factors®

Sy = Wl ]

Description Factor

Maximum month demand 1.5
Maximum daily demand

Residential only 4.0

Average for city 2.0
Peak hourly demand

Residential only 11.75

Average for city 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

Populatlon ms:de urban Average daily water Maxxmum dmly
growth boundary demands, mgd water demand, mgd
50,000 1.5 15
60,000 10.0 20
80,000 13.5 27
120,000 20.0 40

J:MS10\PACPLAN\EXECUT.SUM
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Corvallis Water Distribution System Facility Plan 2-3

Population

The projected population of the City of Corvallis is presented in Table 2-1. This information
was provided by the Corvallis Planning Department. The 1997 population in the service area
is estimated at 50,000. The estimated total population at build out in the urban growth boundary
is 120,000 people.

Table 2-1. Corvallis Population Projections

e

Within 10 to | Within 20 to
1997 20 years 40 years Build out

Urban growth boundary 50,000 60,000 80,000 120,000

Land Use Planning

The City of Corvallis adopted its Comprehensive Plan in 1980 and revised the plan in 1996.
The 1996 plan has been used in the preparation of this study. Land use classifications are the
basis for estimating future water demand and the distribution of this demand. The
Comprehensive Plan is currently being reviewed.

Residential Land Use. Residential land use is composed of the following five types of
land use designation: low-density, medium-density, medium high-density, high-density, and
intensive development sector. The intensive development sector land is planned for residential
development in excess of six units per acre and neighborhood or community commercial
development. Table 2-2 shows the range of residential units per acre for each of the residential
land use designations. The typical values for dwelling units per acre were used for this study.
To estimate population density, 2.3 people per living unit were assumed based on
recommendations from the Corvallis Planning Department.

Commercial Land Use. Commercial land is made up of the central business district,
shopping areas, linear, and professional offices. Linear commercial land is planned for auto-
oriented and related commercial uses located along a major arterial street.

Industrial Land Use. Industrial land use is made up of light industrial, intensive
industrial, limited industrial, and research technology centers. This area includes Hewlett-
Packard which is the largest industrial account within the city.

Public/Institutional Land Use. Institutional land is that used for churches, schools,
hospitals, parks, and airports. Oregon State University is the single largest institutional water
customer in Corvallis. ‘

FMSINFACPLANVCHAPTER.2
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24 Study Area Caacteristtcs

Table 2-2. Residential Housing Densities

. Density range Typical density Typical density*
Land use designations units/acre - units/acre persons/acre

Low-density residential 2-6 4 _ 9.2
Medium-density residential 6-12 9 20.7
Medium high-density " 12220 16 36.8
residential :

High-density residential 20+ 20 46.0
Intensive development 6-20 residential + | 75% of area @ 12 20.7
sector commercial and 25% commercial

* Value used for estimating water demand.

Projected Population Density

The City of Corvallis 1996 Comprehensive Plan Map was used to determine the amount of land
within each one of the land use categories. A geographical information systems computer
program was used to calculate the acreage of each land use area. Present and future populations
for these sub-areas were derived by multiplying the area of residential land by the density of
population per unit area. The land areas were also used to derive present and future water use
by multiplying population by per capita water demand for residential use and by multiplying land
use area by water demand per acre for commercial, industrial, and public/institutional users.
The water demands on a per capita and per acre basis are developed in Chapter 4.

Using the existing developed residential area, average residential unit densities, and 2.3 persons
for each unit, a population of 55,600 people was calculated. A similar evaluation of ultimate
development population within the urban growth boundary indicates the urban growth boundary
area will support 128,400 people. Higher population capacity for both existing development and
ultimate buildout reflects the factor that 100 percent buildout is not achieved.
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4-4 Water Use

e T o

Table 4-5. Corvallis Water Use for 1996/1997

Moanth Average daily demand, mg Peak daily demand, mg
Tuly 11.92 14.42
August ' 11.41 13.10°
September 8.46 11.42
October 1.05 8.10
November 6.76 8.16
December ' 6.28 7.22
January 6.62 7.35
February 6.52 7.22
March 6.34 6.90
April 6.60 . 7.01
May 8.10 : 10.12
June 8.54 9.87
Average 7.90 emee

The average annual demand over the 5-year period was 7.49 million gallons per day (mgd). The
peak monthly demand occurred in July 1996 and averaged 11.92 mgd. The lowest monthly
demand occurred in December 1994 and averaged 5.66 mgd. The peak daily demand of
14.94 mgd occurred in July 1994,

Table 4-6 shows the average daily water demand for 1992 to 1997 divided by the population for
those years. The average daily water demand varies from 153 gallons per capita per day (gpcd)
to 160 gped, with an average of 157 gpcd. Note that these demands include all uses, including
residential, commercial, industrial, and public/institutional.

Unit Consumption Values

An evaluation of the water use records for individual classes of users was prepared. These data
are useful in planning future water demands based upon current consumption pattemns and land
use plans for future growth. Table 4-7 shows the water use of selected customers for the year
1992/1993. As shown in Table 4-6, the average demand in 1992/1993 was 153 gped, a value
2.6 percent lower than the average demand between 1992 and 1997 of 157 gped. Therefore,
the demand values from Table 4-7 should be increased by 2.6 percent to more closely
approximate average demand.

R e
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Corvallis Water Distribution System Facility Plan 4-5

Residential 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 gped. A value of 76 gped 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", gped
1992-1993 46,260 7.06 153
1993-1994 46,195 7.23 157
1994-1995 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 4-7. Corvallis Water Use of Customer Classes for 1992/1993

Demand (mgd)

Month All residential | All commercial/industrial | Hewlett-Packard OosuU
December 2.86 2.04 0.55 0.7t
January 2.52 1.89 0.60 0.55
February 2.97 2.04 0.61 0.74
March 2.70 1.77 0.52 0.63
April 2.77 1.83 0.60 0.59
May 2.62 1.94 0.58 0.73
June 338 2.29 0.58 0.74
July 4.21 2.68 0.67 0.85
August 4.74 3.7 0.7 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
Annual average 3.42 233 0.63 0.79
Percent of total annual
average demand 41.7 325 8.8 11.0

TMS100PACPLAN\CHAPTER 4
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4-6 Water Use

Commercial 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.

Industrial-Water Use. Using the total of 1992 to 1993 water 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 average 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-Packard property covers. For planning purposes, the average industrial demand of
3,750 gpad is used.

Public/Institutional Water Use. Institutional water use in Corvallis includes churches,
schools, hospitals, parks, and the airport. 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 of 2.6 percent, the average demand is 1,515 gpad. For planning
purposes, the public and institutional average demand of 1,550 gpad is used.

The water use values derived above were used to calculate existing water demand as well as
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 result, 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,
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 are added to the system and
older pipes replaced, the loss of water through leakage may be reduced. -

JMSIOFACPLAN\CHAPTER.4
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Corvallis Water Distribution System Facility Plan 4-7

Table 4-8. Unaccounted for Water; 1992 to 1997

Percent of total

Year Million gallons water production
1992/1993 157.38 6.1
1993/1994 315.42 12.0
1994/1995 248.41 9.0
1995/1996 287.09 10.2
1996/1997 177.74 : 6.2

Rates of Water Use

Effective planning and design of water supply, treatment and distribution facilities requires
consideration of short-term 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 mgd. 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 percent 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 irrigation 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 Daily 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 approximately
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.

JMSIPACPLAN\CHAPTER 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 maximum day to
Year mgd Peak day demand, mgd annual average demand

1992/1993 7.06 ' 13.39 : 1.90
1993/1994 - 7.3 _ 14.87 2.06
1994/1995 7.59 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 users 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 Factors®

- Description Factor
Maximum month demand 1.5
Maximum daily demand

Residential only 4.0

Average for city 2.0
Peak hourly demand

Residential only 11.75

Average for city 4.6

* The average demand multiplied by the peaking factor
yields the respective peak demand.

FEMSI0\PACPLANVCHAPTER.4
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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 approximately 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 water
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 summarized in Table 4-11.

Table 4-11. Water Demand Summary

Population inside urban | Average daily water | Maximum daily water
growth boundary demands, mgd demand, mgd
50,000 .15 15
60,000 10.0 20
80,000 13.5 27
120,000 20.0 40

EM510\FACPLAN\CHAPTER 4
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. Corvallis Water Distribution System Facility Plan 5-3

water supply and distribution system. The adequacy of the system is determined by comparing
it to an ideal system. Forty percent of the ISO rating is determined by the condition and
adequacy of the water system.

. Fire 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 first 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
standards 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.

Because this report is concerned with larger distribution pipelines, a detailed layout of minor
distribution pipelines is beyond its scope. Minor distribution 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.

J:MS10FACPLAN\CHAPTER .S
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54 Basis of Planning

Table 5-1. Fire Flow Requirements

) Recommended fire “
: Total volume
Quantity, Duration, for one typical
Land-use classifications gpm hours fire, MG
Principal Business District 4,500 4 1.10
Minor Business Districts
Partially or Unsprinklered Businesses 4,500 4 1.10
Fully Sprinklered Businesses 3,000 3 0.54
Schools and Institutions '
Elementary and Junior High Schools .
Typical Without Sprinkler Systems 4,000 4 1.00
Typical With Sprinkler System 3,000 3 0.54
High Schools
Corvallis 5,500 5 1.60
Crescent Valley 5,500 5 1.60
Oregon State Univefsity
Low Fire Hazard—1-2 stories, sprinklered,
separated from pearby structures 3,000 3 0.54
Medium Fire Hazard—multi-story, sprinklered,
some exposure to nearby structures 5,000 5 1.50
High Fire Hazard—multi-story, partly (or not at
all) sprinklered, exposed to nearby structures 6,500 6 2.30
Hospital
Good Samaritan ' 1,750 2 0.21
Industrial Areas and Tracts
Partially or Unsprinklered Buildings 4,500 4 1.10
Fully Sprinklered Buildings 3,000 3 0.54
Hewlett-Packard 4,500 4 1.10
Residential
Rural . 1,000 2 0.12
Single-Family, Low Density 1,000 2 0.12
Single-Family, Medium Density 1,500 2 0.18
Single-Family, High Density 2,000 2 0.24
Multi-Family, High Density 3,000 3 0.54
Apartments and Dormitories 4,000 4 1.10

* Recommended fire flows were determined by following ISO guidelines and were reviewed by the Corvallis Fire
Department in 1994.
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Table 5-2. Minimum Size of Distribution Pipelines

S

Area* Minimum diameter
(inches)
Residential, low density 8
Residential, low density 8
Residential, medium density 10
Commercial 10
Industrial 12
Public use 10

* Guide for Determination of Required Fire Flow, Insurance Services Office,

December 1974,

Valves. To isolate sections of main in the event of a break or for new construction, ISO
standards require that the system be equipped with an adequate number of properly located valves.
TableS-Bpmtsmemximumvalvespadngforlongmofpipdinmtimaetvediﬂ'ermt
functions. Connections of smaller mains in the distribution system to transmission pipelines should

be valved so that the service disruption in any
transmission line to be shut down. Service

ofﬂnesmallm'mainsdoanotrequirethemjor
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
wwmdcmssainanorgmﬂzedpanemﬂmtmhﬁnﬁmmelmgmofpipdineshutdownwhmever

repairs are needed.

Table 5-3. Maximum Valve Spacing Recommended by ISO

Pipeline function Maximum spacing
Supply pipeline 1 mile
Transmission pipeline 1/4 mile
Residential distribution 800 feet
Commercial distribution 500 feet

JMSIOPACPLANVCHAPTER. S
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Sanitary Sewer Calculations
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Sanitary Sewer Calculations

1) What are the design flows for the proposed site based upon the existing General Industrial (Gl)
zone?
2) What are the design flows for the proposed site if the zoning changes from Gl to MUE?
- Design flows per City of Corvallis Wastewater Master Plan (WWMP)
e Design Flows = 193 gal/person/day + 4,000 gal/ac/day for | & |
1) Sanitary Demand Calculations for General Industrial Zone {Current)
- Area Information:
e Per City of Corvallis WWMP, annual average sanitary usage is 193 gal/person/day +
4,000 gal/ac/day for | & I.
e General Industrial Zone, Gross Site Area = 0.56 Ac
e Number of Dwelling Units in Gl is 8.7 units per acre [Corvallis WWMP]
- Number of Dwelling Units = (0.56 Ac)(8.7 Units/Ac) = 4.87 Units = 5 Units
- Number of People = (5 Units)(2.14 People/Unit) = 10.7 People = 11 People
- Design Flows = 193 gpcd * 11 People + 4,000 gal/Ac/day * 0.56 Ac
- Design Flows = 4,363 gal/day = 3.03 gpm
2) Design flows for proposed zone change from General Industrial to MUE Scenario (MUE is not
listed in the effective Wastewater Master Plan, dated November 1998, so General Industrial is
used in place of MUE as a worst case scenario for the MUE zone).
- Area Information:
e MUE Zone, Gross Site Area =0.56 Ac
e Number of Dwelling Units in MUE is 8.7 units per acre [Corvallis WWMP]
- Number of Dwelling Units = {0.56 Ac)(8.7 Units/Ac) = 4.87 Units = 5 Units
- Number of People = (5 Units)(2.14 People/Unit) = 10.7 People = 11 People
- Design Flows =193 gpcd * 11 People + 4,000 gal/Ac/day * 0.56 Ac
- Design Flows = 4,363 gal/day = 3.03 gpm
Summary:

- Existing general industrial (Gl) zoning produces a design flow of 3.03 gpm.

- The design flow for the proposed zoning change to MUE is 3.03 gpm. The sanitary sewer
design flows for the proposed zoning change to MUE from Gl would not increase or
decrease.

- The sanitary sewer flows after the zone change are able to be served by the existing sanitary
sewer infrastructure.
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Sanitary Sewer Mainline Capacity Verification

* See attached sketch for zones contributing to 30" mainline in Western Bivd.

Zone Area (Acres) Units/Ac Units People
osu 202.89 4.4 892.72
PA-O 0.34 4.4 1.50
3.45 4.4 15.18
0.55 4.4 2.42
MU-Res 14.96 4.4 65.82 =
2.2 4.4 9.68 3
2.44 4.4 10.74 2
Gl 4.59 8.7 39.93 8
0.9 8.7 7.83 <
3.82 8.7 33.23 ~N
MUE 2.01 44 8.84
RS-9 15.42 9 138.78
RS-12 4.16 12 49.92
Open 0.49 0 0.00
258.22 1277 2733
Contributing Zones Design Flows
Peak Daily Design Flows = People x 193 gpcd
| & | = Acres x 4,000 gal/ac
gpd gpm cfs
Peak Daily Design Flows 527469 366.30 0.82
&1 1032880 717.28 1.60
Total Peak Design Flows 1560349 '1083.58 2.41
Pipe Capacity Calculations
30" Main 8"
Slope (ft/ft) 0.0025 0.0036
Radius (inches) 30 8
n 0.015 0.013
Q (cfs) 17.774 0.725
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,/ City of Corvallis Wastewater Utility Master Plan

er capita, wet season, | 193 gallons per capita per
dry weather day—peak rate AG-0S - Res-Low 4.0
4,000 galions per acre per ,}\ q‘A
Per acre, wet season, |day--peak for 5-year, 24-
wet weather hour event - cB 4.4 Res-Medium 9.0
CBF 4.4 Res-MH 12-16
Ccs 4.4 Commercial {SA) 4.4
*2.14 population per EDU assumed Gl 7.4 ind-Limited 8.7
for Master Planning purposes Gl 8.7 {Ind-Intensive 7.4
i 8.7
LC 4.4
LI 4.4
osu
P-AQ 4.4
PD(12U) 16
EX ‘?o:t: ¢ PD(CS) a4 PROPOSED MUE *
£ PD(GI) 8.7
PO{LCY 44 ZoNE
e 22 K MUE IS5 NOT LISTED IN THE EFFECTIVE
98(33-1 2) *—;ﬁ:ﬁmg WASTEWATER MASTER PLAN, SO INDUSTRIAL
PD(RS-12) 1 EEICRNIBD
PD(RS-12U) | - i&589346.0; l
PD(RS-20) 25.0 ASE SCEN ARIO
PD(RS-3.5) 4.0 C
_PD(RS-5) 4
PD(RS-6) 4.0
PD(RS-9) 9.0
PD(RTC) 4.4
PD(SA) 4.35 |
RS-12 f Rt 1200
RS-12 7. 1640 |
RS-12U 12.0
RS-20 25
RS-3.5 4
RS-5 . 4
RBS-6 4.0
RS-9 . 9
RTC 4.4
SA 4.35
SAU 4.35
SSD 44
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Storm Calculations
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Existing

> | 2R

Existing Peak Flows

Developed Conditions -
General Industrial (Gl)

D | 4R

Developed Conditions
Peak Flows - General
Industrial (Gl)

Developed Conditions -
Industrial and
Commercial (Mixed

- Use)

.éubca> Reach

D | 6R

Developed Conditions -
Industrial and
Commercial
(Mixed-Use)

Drainage Diagram for 16-405 Stormwater Calculationis
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc., Printed 7/12/2016

HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC
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16-405 Stormwater Calculationis

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc.
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC

Printed 7/12/2016
Page 2

Area Listing (selected nodes)

Area CN Description

(acres) (subcatchment-numbers)
0.560 84 50-75% Grass cover, Fair, HSG D (1S)
0.560 93 Urban Industrial (3S)
0.121 93 Urban industrial, 72% imp, HSG D (5S)
0.439 95 Urban commercial, 85% imp, HSG D (58)
1.680 TOTAL AREA
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16-405 Stormwater Calculationis

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc.
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC

Printed 7/12/2016
Page 3

Soil Listing (selected nodes)

Area Sail Subcatchment
(acres) Group Numbers
0.000 HSG A
0.000 HSGB
0.000 HSG C
1.120 HSG D 18, 58
0.560 Other 38
1.680 TOTAL AREA
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 4

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS
Reach routing by Stor-Ind+Trans method - Pond routing by Stor-Ind method

Subcatchment 1S: Existing Runoff Area=0.560 ac 0.00% Impervious Runoff Depth>0.96"
Flow Length=150" Slope=0.0025""" Tc=34.9 min CN=84 Runoff=0.12 cfs 0.045 af

Subcatchment3S: Developed Conditions- Runoff Area=0.560 ac 0.00% Impervious Runoff Depth>1.56"
Tc=5.0 min CN=93 Runoff=0.27 cfs 0.073 af

Subcatchment5S: Developed Conditions - Runoff Area=0.560 ac  82.19% Impervious Runoff Depth>1.70"
Tc=5.0 min CN=95 Runoff=0.30 cfs 0.079 af

Reach 2R: Existing Peak Flows Inflow=0.12 cfs 0.045 af
Outflow=0.12 cfs 0.045 af

Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl) Inflow=0.27 cfs 0.073 af
Outflow=0.27 cfs 0.073 af

Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use) Inflow=0.30 cfs 0.079 af
Outflow=0.30 cfs 0.079 af

Total Runoff Area = 1.680 ac Runoff Volume = 0.197 af Average Runoff Depth = 1.40"
72.60% Pervious = 1.220 ac  27.40% Impervious = 0.460 ac
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 5

Summary for Subcatchment 1S: Existing

Runoff = 012cfs@ 8.32 hrs, Volume= 0.045 af, Depth> 0.96"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type |IA 24-hr 2-Year Rainfall=2.55"

Area (ac) CN Description
0.560 84 50-75% Grass cover, Fair, HSG D
0.560 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/it)  (ft/sec) (cfs)
34.9 150 0.0025 0.07 Sheet Flow, EXISTING
Grass: Short n=0.150 P2=2.55"

Subcatchment 1S: Existing
Hydrograph

0?1';2; | 0.12 cfs @ 8.32 hrs |
Runoff=0.12 cfs @ 8.32 hrs
Type |IA 24-hr 2-Year
Rainfall=2.55"

Runoff Area=0.560 ac

%066333 Runoff Volume=0.045 af
%obdgg:‘ Runoff Depth>0.96"
= obdgg— Flow Length=150"

0.045 Slope=0.0025 '/

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 6

Summary for Subcatchment 3S: Developed Conditions - General Industrial (Gl)

[49] Hint: Tc<2dt may require smaller dt
Runoff = 0.27cfs@ 7.90 hrs, Volume= 0.073 af, Depth> 1.56"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type IA 24-hr 2-Year Rainfall=2.55"

Area {(ac) CN Description
* 0.560 93 Urban Industrial

0.560 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
(min) (feet) (fuft) (ft/sec) (cfs)
5.0 Direct Entry, By Inspection

Subcatchment 3S: Developed Conditions - General Industrial (Gl)

Hydrograph
028y | [0.27 cfs @ 7.90 hrs |
0.26- Runoff=0.27 cfs @ 7.90 hrs
0.244 Type |A 24-hr 2-Year
o.22~; Rainfall=2.55"
023 Runoff Area=0.560 ac
g Z:: Runoff Volume=0.073 af
3 014, Runoff Depth>1.56"
E 2] Tc=5.0 min
0.1 CN=93
0.08
0.06-5
0.04
0.02
5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 7

Summary for Subcatchment 5S: Developed Conditions - Industrial and Commercial (Mixed Use'

[49] Hint: Tc<2dt may require smaller dt
Runoff = 030cfs@ 7.88 hrs, Volume= 0.079 af, Depth> 1.70"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type IA 24-hr 2-Year Rainfall=2.55"

Area(ac) CN Description

0.121 93 Urban industrial, 72% imp, HSG D
0.439 95 Urban commercial, 85% imp, HSG D
0.560 95 Weighted Average

0.100 17.81% Pervious Area

0.460 82.19% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry, By Inspection

Subcatchment 5S: Developed Conditions - Industrial and Commercial (Mixed Use)
Hydrograph

7.88 hrs |
Runoff=0.30 cfs @ 7.88 hrs
Type 1A 24-hr 2-Year
Rainfall=2.55"

Runoff Area=0.560 ac
Runoff Volume=0.079 af
Runoff Depth>1.70"

Tc=5.0 min

CN=95

0323 1 [0.30 cfs

0.3
0.28
0.26
0.24
0.224

0.2+
0.187
0.16-
0.144
0.12

0.1
0.08-
0.064
0.044
0.02

0 : : . - . . : - : . : - - ; .
5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)

Flow (cfs)
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 8

Summary for Reach 2R: Existing Peak Flows

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 0.00% Impervious, Infliow Depth > 0.96" for 2-Year event
Inflow = 012cfs @ 8.32 hrs, Volume= 0.045 af
Outflow = 0.12cfs@ 8.32 hrs, Volume= 0.045 af, Atten= 0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 2R: Existing Peak Flows

Hydrograph
0.134
0123 0.12 cfs @ 8.32 hrs

Inflow
@ Outflow

Inflow Area=0.560 ac
Inflow=0.12 cfs @ 8.32 hrs
Outflow=0.12 cfs @ 8.32 hrs

Flow (cfs)

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 9

Summary for Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl)

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 0.00% Impervious, Inflow Depth > 1.56" for 2-Year event
Inflow = 027 cfs@ 7.90 hrs, Volume= 0.073 af
Outflow = 027 cfs@ 7.90 hrs, Volume= 0.073 af, Atten=0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl)
Hydrograph

Inflow
@ Outfiow

]
0.27 cfs

Inflow Area=0.560 ac
Inflow=0.27 cfs @ 7.90 hrs
Outflow=0.27 cfs @ 7.90 hrs

Flow (cfs)

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 2-Year Rainfall=2.55"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 10

Summary for Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use)

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 82.19% Impervious, Inflow Depth > 1.70" for 2-Year event
Inflow = 0.30cfs@ 7.88 hrs, Volume= 0.079 af
Outflow = 0.30cfs@ 7.88 hrs, Volume= 0.079 af, Atten= 0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use)
Hydrograph

@ Inflow
@ Outflow

hrs

0.32- l’

0.3-:
0.28
0.26
o.24—f
0.22

0.2
0.18
0.16
0.14-
0.12-

0.1-
0.08-
0.06-
0.044
0.02-

[] [1
0.30 cfs

Inflow Area=0.560 ac
Inflow=0.30 cfs @ 7.88 hrs
Outflow=0.30 cfs @ 7.88 hrs

(Y)
® 7.88

Flow (cfs)

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 11

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS
Reach routing by Stor-Ind+Trans method - Pond routing by Stor-Ind method

Subcatchment 1S: Existing Runoff Area=0.560 ac 0.00% Impervious Runoff Depth>1.21"
Flow Length=150" Slope=0.0025"'" Tc=34.9 min CN=84 Runoff=0.15 cfs 0.056 af

Subcatchment3S: Developed Conditions- Runoff Area=0.560 ac 0.00% impervious Runoff Depth>1.84"
Te=5.0 min CN=93 Runoff=0.32 cfs 0.086 af

Subcatchment5S: Developed Conditions - Runoff Area=0.560 ac  82.19% Impervious Runoff Depth>1.98"
Tc=5.0 min CN=95 Runoff=0.35 cfs 0.092 af

Reach 2R: Existing Peak Flows Inflow=0.15 cfs 0.056 af
Outflow=0.15 cfs 0.056 af

Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl) Inflow=0.32 cfs 0.086 af
Outflow=0.32 cfs 0.086 af

Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use) Inflow=0.35 cfs 0.092 af
Outflow=0.35 cfs 0.092 af

Total Runoff Area = 1.680 ac Runoff Volume = 0.235 af Average Runoff Depth = 1.68"
72.60% Pervious = 1.220 ac  27.40% Impervious = 0.460 ac
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16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 12

Summary for Subcatchment 1S: Existing

Runoff = 0.15cfs @ 8.31 hrs, Volume= 0.056 af, Depth> 1.21"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type |A 24-hr 5-Year Rainfall=2.91"

Area(ac) CN Description
0.560 84 50-75% Grass cover, Fair, HSG D
0.560 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
34.9 150 0.0025 0.07 Sheet Flow, EXISTING
Grass: Short n=0.150 P2=2.55"

Subcatchment 1S: Existing
Hydrograph

2:; | 0.15cfs @ 8.31 hrs |
Runoff=0.15 cfs @ 8.31 hrs
Type IA 24-hr 5-Year
Rainfall=2.91"

Runoff Area=0.560 ac
Runoff Volume=0.056 af
Runoff Depth>1.21"

Flow Length=150"
Slope=0.0025 /"

0.15
0.143
0.134
0.12
0.117

0.1
0.09
0.08
0.074
0.063
0.05
0.04
0.03
0.02
0.014

Flow (cfs)

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)

Exhibit LDHB - A - 87



16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 13

Summary for Subcatchment 3S: Developed Conditions - General Industrial (Gl)
[49] Hint: Tc<2dt may require smaller dt
Runoff = 0.32cfs@ 7.89 hrs, Volume= 0.086 af, Depth> 1.84"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type |A 24-hr 5-Year Rainfall=2.91"

Area (ac) CN Description
* 0.560 93 Urban Industrial
0.560 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (fft) (ft/sec) (cfs)

5.0 Direct Entry, By Inspection

Subcatchment 3S: Developed Conditions - General Industrial (Gl)

Hydrograph
034 | [0.32cfs @ 7.89 hrs |
°03; Runoff=0.32 cfs @ 7.89 hrs
0.283 Type IA 24-hr 5-Year
0.26 Rainfall=2.91"
g Runoff Area=0.560 ac
Z 021 Runoff Volume=0.086 af
S 0183 Runoff Depth>1.84"
z ot Tc=5.0 min
- CN=93
o

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 14

Summary for Subcatchment 5S: Developed Conditions - Industrial and Commercial (Mixed Use)

[49] Hint: Tc<2dt may require smaller dt
Runoff = 035cfs@ 7.88 hrs, Volume= 0.092 af, Depth> 1.98"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type IA 24-hr 5-Year Rainfall=2.91"

Area (ac) CN Description
0.121 93 Urban industrial, 72% imp, HSG D
0.439 95 Urban commercial, 85% imp, HSG D
0.560 95 Weighted Average
0.100 17.81% Pervious Area
0.460 82.19% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (fuft) (ft/sec) (cfs)

5.0 Direct Entry, By Inspection

Subcatchment 5S: Developed Conditions - Industrial and Commercial (Mixed Use)

Hydrograph

°*1 | (035 @788 s |

0.34] Runoff=0.35 cfs @ 7.88 hrs

vt Type IA 24-hr 5-Year

028 Rainfall=2.91"

Soa] Runoff Area=0.560 ac
7 0223 Runoff Volume=0.092 af
3 0. Runoff Depth>1.98"
= 0:161 Tc=5.0 min

0.143 CN=95

0.124

0.1

0.08

0.064

0.043

0.02

0 - : - . : , - -

5 6 7 8 g 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC Page 15

Summary for Reach 2R: Existing Peak Flows

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 0.00% Impervious, Inflow Depth > 1.21" for 5-Year event
Inflow = 0.15cfs @ 8.31 hrs, Volume= 0.056 af
Outflow = 0.15cfs@ 8.31 hrs, Volume= 0.056 af, Atten=0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 2R: Existing Peak Flows

Hydrograph
0.17 [ Inflow
17+ r_ﬂﬁcfs@_a_n_b:ﬁ 8 Cuthow
016 0.15cfs @ 8.31 hrs Inflow Area=0.560 ac
o O Inflow=0.15 cfs @ 8.31 hrs

Outflow=0.15 cfs @ 8.31 hrs

Flow (cfs)
(=]
o
2.

5 6 7 8 9 10 1M 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
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Summary for Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl)

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 0.00% Impervious, Inflow Depth > 1.84" for 5-Year event
Inflow = 0.32cfs@ 7.89 hrs, Volume= 0.086 af
Outflow = 032cfs@ 7.89 hrs, Volume= 0.086 af, Atten= 0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl)

Hydrograph
@ Inflow
0 34- B Outflow
032 [0.32cfs @7.89 hrs Inflow Area=0.560 ac
03] Inflow=0.32 cfs @ 7.89 hrs
0.283

Outflow=0.32 cfs @ 7.89 hrs

0.26
0.249
0.221

0.2
0.18
0.163
0.14
0.12

0.1
0.08-
0.06-
0.04

0.02 /

04 : v Y . " Y T . T " Y . . T y
5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)

Flow (cfs)
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16-405 Stormwater Calculationis Type IA 24-hr 5-Year Rainfall=2.91"
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
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Summary for Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use)

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 82.19% Impervious, Inflow Depth > 1.98" for 5-Year event
Inflow = 0.35cfs@ 7.88 hrs, Volume= 0.092 af
Outflow = 0.35cfs@ 7.88 hrs, Volume= 0.092 af, Atten=0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use)

Hydrograph
B Inflow
0.38 rm_xs_d&@laa_b:}ﬂ B Outfiow
036 [0:35cfs@7.88 hrs Inflow Area=0.560 ac
fgos : Inflow=0.35 cfs @ 7.88 hrs
0.3 ._ Outflow=0.35 cfs @ 7.88 hrs

Flow (cfs)

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 10-Year Rainfall=3.64"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS
Reach routing by Stor-Ind+Trans method - Pond routing by Stor-Ind method

Subcatchment 1S: Existing Runoff Area=0.560 ac 0.00% Impervious Runoff Depth>1.74"
Flow Length=150" Slope=0.0025""" Tc=34.9 min CN=84 Runoff=0.23 cfs 0.081 af

Subcatchment3S: Developed Conditions- Runoff Area=0.560 ac 0.00% Impervious Runoff Depth>2.42"
Tc=5.0 min CN=93 Runoff=0.42 cfs 0.113 af

Subcatchment5S: Developed Conditions - Runoff Area=0.560 ac  82.19% Impervious Runoff Depth>2.56"
Tc=5.0 min CN=95 Runoff=0.45 cfs 0.119 af

Reach 2R: Existing Peak Flows Inflow=0.23 cfs 0.081 af
Outflow=0.23 cfs 0.081 af

Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl) Inflow=0.42 cfs 0.113 af
Outflow=0.42 cfs 0.113 af

Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use) Inflow=0.45 cfs 0.119 af
Outflow=0.45 cfs 0.119 af

Total Runoff Area = 1.680 ac Runoff Volume = 0.313 af Average Runoff Depth = 2.24"
72.60% Pervious = 1.220 ac  27.40% Impervious = 0.460 ac

Exhibit LDHB - A - 93



16-405 Stormwater Calculationis Type IA 24-hr 10-Year Rainfall=3.64"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc.
HydroCAD® 9.10 s/n 03944 © 2009 HydroCAD Software Solutions LLC

Printed 7/12/2016
Page 19

Summary for Subcatchment 1S: Existing

Runoff = 023 cfs@ 8.29 hrs, Volume= 0.081 af, Depth> 1.74"
Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Type |A 24-hr 10-Year Rainfall=3.64"

Area (ac) CN Description

0.560 84 50-75% Grass cover, Fair, HSG D

0.560 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (fft) (ft/sec) (cfs)

34.9 150 0.0025 0.07 Sheet Flow, EXISTING

Grass: Short n=0.150 P2=2.55"

Subcatchment 1S: Existing
Hydrograph

024 | 0.23 cfs @ 8.29 hrs |

0234 Runoff=0.23 cfs @ 8.29 hrs
Type IA 24-hr 10-Year
Rainfall=3.64"

Runoff Area=0.560 ac
Runoff Volume=0.081 af
Runoff Depth>1.74"
Flow Length=150"
Slope=0.0025 /"
Tc=34.9 min

Flow (cfs)
o
&

5 6 7 8 9 10 11 12 13 14 15 16 17 18
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 10-Year Rainfall=3.64"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
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Summary for Subcatchment 3S: Developed Conditions - General Industrial (Gl)

[49] Hint: Tc<2dt may require smaller dt
Runoff = 042cfs@ 7.88 hrs, Volume= 0.113 af, Depth> 2.42"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type IA 24-hr 10-Year Rainfall=3.64"

Area (ac) CN Description
* 0.560 93 Urban Industrial
0.560 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft)  (ft/sec) (cfs)

5.0 Direct Entry, By Inspection

Subcatchment 3S: Developed Conditions - General Industrial (Gl)

Hydrograph

o] | [042 cfs @ 7.88 s |

042: Runoff=0.42 cfs @ 7.88 hrs

038 Type IA 24-hr 10-Year

.34 Rainfall=3.64"

o Runoff Area=0.560 ac
B o Runoff Volume=0.113 af
‘;' 0245 Runoff Depth>2.42"
w 02; Tc=5.0 min

0.16 CN=93

0.14

0.12

0.1

0.084

0.064

0.044

0.024 )

7 6 7 8 9 1 11 12 13 14 15 16 17 18 19 20

Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 10-Year Rainfall=3.64"

Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc. Printed 7/12/2016
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Summary for Subcatchment 5S: Developed Conditions - Industrial and Commercial (Mixed Use)

[49] Hint: Tc<2dt may require smaller dt
Runoff = 0.45cfs@ 7.87 hrs, Volume= 0.119 af, Depth> 2.56"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type IA 24-hr 10-Year Rainfall=3.64"

Area (ac) CN Description
0.121 93 Urban industrial, 72% imp, HSG D
0.439 95 Urban commercial, 85% imp, HSG D
0.560 95 Weighted Average
0.100 17.81% Pervious Area
0.460 82.19% Impervious Area

Tc Length Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)

5.0 Direct Entry, By Inspection

Subcatchment §S: Developed Conditions - Industrial and Commercial (Mixed Use)

Hydrograph
g%g: 7.87 hrs
0.4 Runoff=0.45 cfs @ 7.87 hrs
ey Type IA 24-hr 10-Year
035 Rainfall=3.64"
0321 Runoff Area=0.560 ac
% 001 Runoff Volume=0.119 af
3 o2 Runoff Depth>2.56"
Sl Tc=5.0 min
0.18 CN=95

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis
Prepared by Steven C. P. Hattori, P.E., Devco Engineering, Inc.
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Type IA 24-hr 10-Year Rainfall=3.64"
Printed 7/12/2016

Page 22

Summary for Reach 2R: Existing Peak Flows

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area =

Inflow
Outflow

0.560 ac, 0.00% Impervious, Inflow Depth > 1.74"
0.23cfs @ 8.29 hrs, Volume=
0.23cfs@ 8.29 hrs, Volume=

0.081 af

for 10-Year event

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Flow (cfs)

0.24-
0.22

0.2
0.18-
0.16
0.14

Reach 2R: Existing Peak Flows

Hydrograph

s |

[0.23cfs @ 8.29 hrs

Inflow Area=0.560 ac
Inflow=0.23 cfs @ 8.29 hrs
Outflow=0.23 cfs @ 8.29 hrs

0.081 af, Atten=0%, Lag= 0.0 min

B Inflow
@ Outflow

7 8 9 10

11

12 13 14 15 16
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 10-Year Rainfall=3.64"
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Summary for Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl)

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 0.00% Impervious, Inflow Depth > 2.42" for 10-Year event
Inflow = 042cfs@ 7.88 hrs, Volume= 0.113 af
Outflow = 042cfs@ 7.88 hrs, Volume= 0.113 af, Atten= 0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 4R: Developed Conditions Peak Flows - General Industrial (Gl)

Hydrograph
2 Inflow
046 .Lw_ds_@laam]ﬂ Minfiow
0] [0.42cfs @7.88 hrs Inflow Area=0.560 ac
¥ Inflow=0.42 cfs @ 7.88 hrs
0.384

Outflow=0.42 cfs @ 7.88 hrs

Flow (cfs)
©
s

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Time (hours)
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16-405 Stormwater Calculationis Type IA 24-hr 10-Year Rainfall=3.64"
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Summary for Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use)

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 0.560 ac, 82.19% Impervious, Inflow Depth > 2.56" for 10-Year event
Inflow = 045cfs@ 7.87 hrs, Volume= 0.119 af
Outflow = 045cfs @ 7.87 hrs, Volume= 0.119 af, Atten=0%, Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs

Reach 6R: Developed Conditions - Industrial and Commercial (Mixed-Use)
Hydrograph

0 Inflow
B Outflow

(1 £ N - nrs
0.45 cfs 77 hrs

[=]
H
[+ 4]
T
1

(
v

Inflow Area=0.560 ac
Inflow=0.45 cfs @ 7.87 hrs
Outflow=0.45 cfs @ 7.87 hrs

Flow (cfs)
o
N
»

5 6 7 8 9 10 1M 12 13 14 15 16 17 18 19 20
Time (hours)
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Chapter 2 Estimating Runoff Technical Release 55
Urban Hydrology for Small Watersheds

Table 2-2a  Runoff curve numbers for urban areas ¥

E—
Curve numbers for
Cover description —~——~hydrologic soil group
Average percent
Cover type and hydrologic condition impervious area 2/ A B Cc @
Fully developed urban areas (vegetation established)
Open space (lawns, parks, golf courses, cemeteries, ete.)¥:
Poor condition (grass cover < 5056} 68 7 86 35
Fair condition (grass cover 50% to 75%) ......cccoevemereereerermrsrnnns. 49 69 79 (84)
Good condition (grass cover > 75%) 39 61 74 80
Impervious areas:
Paved parking lots, roofs, driveways, etc.
(excluding right-of-way) .....c.cccceeevrerrvevrecrnnnns 98 98 98
Streets and roads:
Paved; curbs and storm sewers (excluding
right-of-way) 98 98 98 98
Paved; open ditches (including right-of-way)...........cococuu....... 83 89 92 93
Gravel (including right-of-way) . 76 85 89 (9D)
Dirt (including right-of-way)... 72 82 87 89
Western desert urban areas:
Natural desert landscaping (pervious areas only) 4 ........c.cooeeu.... 63 77 85 88
Artificial desert landscaping (impervious weed barrier,
desert shrub with 1- to 2-inch sand or gravel mulch
and basin borders) ........cocccovevevrrmneseienireernreeer s seranens 96 96 96 96
Urban districts:
Cormamercial and business ...................... 85 89 92 94 95
Industrial 72 81 88 91 93
Residential districts by average lot size:
1/8 acre or less (LOWIN hOUSES) «.....eeveerurenerenreeemeniseseeecssccreneseennnne 65 77 85 90 92
LA ACTE ....oeteetceecereeneeeeieeasssssssasssue s eme b sassens s sssnssa e sen 38 61 75 83 87
1/3 acre ..... 30 57 72 81 86
L/2 BCTE oottt eretns e s s s st sse s esss s s st bes st seesone 25 54 70 80 85
1 acre 20 51 68 79 84
2 acres 12 46 65 77 82
Developing urban areas
Newly graded areas
(pervious areas only, no vegetation) ¥ 77 86 91 94

Idle lands (CN’s are determined using cover types
similar to those in table 2-2¢).

1 Average runoff condition, and I, = 0.2S.

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 24.

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 24 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.

& 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 the degree of development (impervious area percentage) and the CN’s for the newly graded pervious areas.

210-VETR55, Second Ed., June 1938 25
A-101
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TECHNICAL MEMORANDUM No. 1

December 2000
Page 2 of 8
Table TM1-1. Watershed and Subwatershed Areas
Watershed, Number of Subwatershed Subwatershed ! Subwatershed
Watershed name acres subwatersheds | minimum, acres mean, acres maximum, acres

Dixon Creek 2712 96 2 28 250
Frazier Creek 2,254 12 39 188 | 424
Gatfield Creek 346 12 5 29 151
Jackson Creek 1,798 9 109 200 316
Marys River 78 3 12 26 44

Oak Creek 8,308 30 21 277 2,352
Sequoia Creek 1,357 25 10 54 233
South Corvallis (Goodnight) 298 23 0.7 13 48
South Corvallis (Millrace) 349 6 19 44 84
Squaw Creek 2,363 n 12 76 468
Village Green Creek 380 9 7 42 77
Total 20,243 256

3.2 Design Storm

The design storm utilized for this project was the rainfall pattern from December 24 to 29, 1998 (see
Table A-1 in the Appendix). Duiing this S-day peuod, 5.15 inches of tain fcn,of which
fell in the 24-hour period beginning at 1:00 p.m. on December 27. This 24-hour intensity is
approximately equal to the 10-year event for Corvallis predicted by the Oregon Climate Service.
(The 10-year event has a 10 percent chance of occurring in any given year or, in other words, is
expected to occur on average once in every 10 years). The days before and after the critical 24 hours
were included in the model runs to allow the model time to come to equilibrium. The entire
December 24 to 29, 1998 storm distribution is graphed in TM1-3.

The rainfall distribution for the other storms modcled, the 2-, 5-, 25-, and 100-year storms, was
obtained by multiplying the 10-year storm volume by the factors listed in Table TM1-2.

Table TM1-2. Design Storm Rainfall Multiplier

Return Froguency (yearc) 2 5 10 25 100

Mulaplier 0.7 0.8 1.0 1.1 1.3

3.64 in (10-year storm) x 1.3 {100-year multiplier) = 4.732 in {100-year design storm)
3.64 in (10-year storm) x 0.8 (5-year multiplier) = 2.912 in (5-year design storm)
3.64 in {10-year storm) x 0.7 (2-year multiplier) = 2.548 In (2-year design storm)

A 15989\ Reporth 2k kIRevsed\ Appendices’ TM1b Modeling doc
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Hydrologic Soil Group—8enton County, Oregon

MAP LEGEND
Area of Interest (AO1) g ¢
L_:] Area of Interest (AOL) m co
Solis a 0
Soll Rating Polygons
l:l A [n] Not rated or not available
D AD Water Features
D Streams and Canals
B
Transportation
8 +++  Rails
D c P Interstate Mighways
D co US Routes
D o Major Roads
[] Notrated or not available Local Roads
Soll Rating Lines Background
o A Bxj Aerial Photography
- AD
e B
-~ BD
os C
e CID
e D
» »  Notrated or not available
Soil Rating Points
A
g AD
2 B8
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MAP INFORMATION

The soil surveys that comprise your AOI were mapped at 1:24,000.

Warning: Soil Map may not be valid at this scals. i
|
|

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 been shown at a more detailed scale. ‘

Please rely on the bar scale on each map sheet for map
maasurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  hitp:/iwebsoilsurvey.nrcs.usda.gov
Coordinate System: Wab Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed balow.

Soit Survey Area:  Benton County, Oregon
Survey Area Data:  Version 13, Sep 18, 2015

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Jul 5, 2011—Jul 6,
2011

The orthophoto 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.

UsDA  Natural Resources

«S Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7112/2016
Page 2 of 4
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Hydrologic Soil Group—Benton County, Oregon

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 (A/D, B/D, 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 soils 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 {(A/D, B/D, 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.

Rating Options

Aggregation Method: Dominant Condition
Component Percent Cutoff: None Specified

Hydrologic Soil Group
Hydrologic 8oll Group-— Summary by Map Unit — Benton County, Oregon (OR003)
Map unit symbol Map unit name Rating Acres In AOI Percent of AOI
51 Concord silt loam, 0to 2 D 0.6 100.0%
’ percent slopes : |
Totals for Area of Interest ] 0.6 100.0%
Description

Natural Resources Web Soil Survey
Conservation Service Nationai Cooperative Soil Survey
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Hydrologic Soil Group—Benton County, Oregon

Tie-break Rule: Higher

S Natural Resources Web Soil Survey 7112/2016
Conservation Service National Cooperative Soil Survey Page 4 of 4
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Attachment H
Transportation Impact Analysis
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I. INTRODUCTION

Property Description and Proposed Land Use Action

This Transportation Impact Analysis (TIA) supports the proposed rezoning of the Pacific Fruit Properties,
LLC property from General Industrial (Gl) to Mixed Use Employment (MUE). The subject property is
described as Assessor's Map 12-5-02BB Tax Lot 7100, is 0.56 acres in size and is located west of SW 9t
Street, south of SW Washington Avenue and north of the Burlington Northern Santa Fe Railroad tracks.
Property access is to SW Washington Avenue.

The proposed land use action rezones the subject property from General Industrial (Gl) to Mixed Use
Employment (MUE). The zone designations are more specifically described as follows:

* The Current Gl zone allows a variety of general industrial uses including manufacturing and related
activities with few, if any, nuisance characteristics.

= The Proposed MUE zone introduces some commercial and residential uses into areas with industrial
designations with the intent to provide a variety of employment uses at an appropriate scale.

Transportation Analysis Description

The subject land use action includes a Zone Change request; therefore, the TIA addresses Transportation
Planning Rule (TPR) criteria outlined in Oregon Administrative Rule (OAR) 660 012-0060 and requirements
from City of Corvallis Land Development Code (LDC) Section 4.0.60. It is important to note, this land use
action is specifically for the subject zone change and is not for a specific development application;
therefore, the analysis intent is to compare the relative transportation impacts of the current and
proposed zone designations.

OAR 660-012-0060 (1) sates, “If an amendment to a functional plan, an acknowledged comprehensive
plan, or a land use regulation (including a zoning map) would significantly affect an existing or planned
transportation facility, then the local government must put in place measures as provided in section (2) of
this rule, unless the amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use
regulation amendment significantly affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on projected
conditions measured at the end of the planning period identified in the adopted TSP. As part of evaluating
projected conditions, the amount of traffic projected to be generated within the area of the amendment
may be reduced if the amendment includes an enforceable, ongoing requirement that would demonstrably
limit traffic generation, including, but not limited to, transportation demand management. This reduction
may diminish or completely eliminate the significant effect of the amendment.
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(A) Types or levels of travel or access that are inconsistent with the functional classification of an existing
or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it would not meet
the performance standards identified in the TSP or comprehensive plan; or

(C) Degrade the performance of an existing or planned transportation facility that is otherwise projected
to not meet the performance standards identified in the TSP or comprehensive plan.”

Corvallis Land Development Code Section 4.0.60(a) states, “Traffic evaluations shall be required of all
development proposals in accordance with the following:

1. All development site proposals shall provide an estimate of site generated trips based on ITE standards.
A traffic impact analysis (TIA) is required for any proposal generating 30 or more peak hour trips to an
intersection/access. If there are specific safety or capacity issues associated with a site, staff may request
those be addressed, regardless of the number of site trips generated. The TIA shall include Level of Service
(LOS) analyses for the impacted intersections. A proposed TIA scope with preliminary trip estimates and
trips distribution shall be prepared by a registered professional engineer, and submitted to the City
Engineer for review and approval based on established procedures. The applicant shall complete the
evaluation consistent with the approved scope in accordance with accepted traffic engineering practices
and present the results with the site development proposal.”

Based on the trip distribution and traffic assignment described in this report, the following intersections
are analyzed:

* SW Washington Avenue/SW 9" Street
= SW Washington Avenue/Site Access
= SW Washington Avenue/SW 11" Street (AM peak hour only)

The proposed land use action is for a zone change and not a specific development application and the TIA
addresses both TPR and City requirements. As such, peak hour conditions are evaluated assuming
reasonable worst-case development for the following 20-year (2036) analysis scenarios:

= 2036 Current Zone Designation
= 2036 Proposed Zone Designation
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EXISTING CONDITIONS

Existing Site Conditions
The subject property is described as Assessor's Map 12-5-02BB Tax Lot 7100, is 0.56 acres in size and is

located west of SW 9" Street, south of SW Washington Avenue and north of the Burlington Northern
Santa Fe Railroad tracks. Property access is to SW Washington Avenue.

Roadway Facilities

The following table summarizes existing roadway classifications and characteristics within the study area.

SW Washington Avenue Collector 2 25 Yes No Yes
SW gt Street Collector 2 25 Yes No Yes
SW 11 Street Local 2 25 Yes No Yes

1 Speed limit is not posted and the stated value is assumed.
Rail Facilities

There is an existing railroad wye south of, and adjacent to, the subject property. The site does not
currently have direct rail access and is not assume to in the future.

Transit Facilities

Corvallis Transit System (CTS) currently operates one bus route in the study area: Route 6. The route
originates at the Downtown Intermodal Mall at 5" Street and Monroe Avenue. The route is described as
follows:
Route 6 — South Corvallis/Western Boulevard/OSU (southeast side) — operates with 30 minute
headways on weekdays and weekends primarily on 3 Street, 4" Street, Western Boulevard, and
lefferson Avenue.

Existing Traffic

Existing mid-week AM and PM peak hour intersection turning movement traffic counts were obtained at
the following intersections:

= SW Washington Avenue/SW 7" Street

* SW Washington Avenue/SW 9 Street

* SW Washington Avenue/SW 11" Street
*  SW Washington Avenue/SW 15" Street

Traffic count summaries are provided in the Appendix.
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SITE DEVELOPMENT

Zone Development Assumptions

Because specific development is unknown, the transportation analysis evaluates impacts resulting from
reasonable worst-case development scenarios in both the current Gl and proposed MUE zone
designations. The following development assumptions are made based on discussions with Corvallis staff
and an evaluation of Corvallis Development Code standards.

Gl Zone Assumptions

=  Grosssite area is 0.56 acres (24,393 square feet).

= Net developable area for all developed uses is 24,393 square feet.

= Required building setback area is 40 feet from SW Washington Avenue and 35 feet on the eastern and
southern property boundaries resulting in a maximum building footprint of 7,500 square feet.

= The maximum zone-allowed building height is 75 feet. It is assumed office uses are 2 stories and
industrial uses are 1 story.

= There is no maximum industrial development floor area ratio (FAR).

= Parking is provided at code-required ratios, is outside the building footprint, and ground level.

=  Parking spaces are 325 square feet including associated circulation area.

MUE Zone Assumptions

=  Gross site area is 0.56 acres (24,393 square feet).

= Minimum green area is 20% (4,879 square feet).

= Net developahle area is 19,514 square feet.

= Required building setback area is 25 feet from all property boundaries resulting in a maximum building
footprint of 9,800 square feet.

=  The maximum building height is 75 feet. It is assumed office uses are 2 stories and commercial and
industrial uses are 1 story.

= Minimum industrial FAR is 0.25; however, Plan Compatibility Review approval is required when
square-footage of non-industrial uses is greater than industrial uses. As such, the maximum assumed
non-industrial floor area is 49% of total development floor area.

= Parking is provided at code-required ratios, is outside the building footprint, and ground level.

=  Parking spaces are 325 square feet including associated circulation area.

Development Trip Generation
Specific development is unknown. Therefore, reasonable worst-case development scenarios for the
current and proposed zone designations were developed based on permitted Corvallis Land Development

Code uses and trip generation was estimated using the Institute of Transportation Engineers (ITE) Trip
Generation Manual, 9" Edition and practices from the ITE Trip Generation Handbook, 3™ Edition.
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The intensity, proximity, and variety of proposed land uses suggest it is likely some trips will travel
between proposed uses in the Pacific Fruit development. This characteristic is referred to as internal (or
shared) trip capture. For conservative analysis purposes, no internal capture reductions were assumed.

For commercial uses, a portion of the trips generated are primary (new trips on the roadway system
travelling specifically to/from the proposed development), and a portion are pass-by (existing trips on the
roadway system that ‘divert’ to the subject development before continuing on their original trip path to
their destination.) Pass-by reductions are assumed based on data contained in the ITE Trip Generation
Handbook for the PM peak hour. Pass-by reductions for the AM peak are assumed to be 50% of the PM
peak hour except for convenience sales and service where it is assumed to be similar.

The highest trip generating Gl and MUE development scenarios are summarized in the following table.
Detailed assumptions including pass-by calculations are attached for reference.

Current Gl Zone Designation
ITE - Hardware/Paint Store

(LDC - Construction Sales and Service) b Tl ® : 8 o % 2%
Total External Trip Generation 5 3 8 24 28 52
Pass-By Trips (13%AM, 26%PM ITE Code 816) (1) (0) (1) (6) (8  (14)
Primary (Net New) Gl Zone Trip Generation 4 3 7 18 20 38

Proposed MUE Zone Designation
Non-Industrial Uses
ITE - Daycare Center
(LDC - Day Care, Commercial Facility)
ITE — Convenience Market (Open 24 Hours)
(LDC - Convenience Sales and Personal Service)
Industrial Uses
ITE — Animal Hospital/Veterinary Clinic
(LDC - Animal Sales and Service)

565 1,800 12 10 22 10 12 22

851 3,000 101 100 201 80 77 157

640 5,000 15 5 20 9 15 24

Total Trip Generation 128 115 243 99 104 203
Internal Capture Trips (0) (0) (0) (0) (0) (0)

Total External Trip Generation 128 115 243 99 104 203
Pass-By Trips (51%AM, 51%PM ITE Code 851) (65) (59) (124) (500 (53) 103
Primary (Net New) MUE Zone Trip Generation 63 56 119 49 51 100
Increase in Primary (Net New) Trip Generation (MUE - G) 59 53 112 3 31 62

' Reasonable worst-case development scenarios in both GI and MUE zone designations limited by building setback areas and resulting building footprints.

As identified in the above table, the reasonable worst-case development scenario in the proposed MUE
zone designation generates an additional 112 net new AM peak hour trips and 62 net new PM peak hour
trips over the current Gl zone designation.
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Background Growth

Consistent with the Corvallis Transportation Plan, background growth is assumed to be 1.5% per year and
is used to estimate 2036 Base traffic volumes.

Trip Distribution and Traffic Assignment

Pacific Fruit Properties development trip distribution on the roadway system is based on existing traffic
patterns and engineering judgment. Traffic from the reasonable worst-case Gl and MUE development
scenarios is assigned based on this distribution and is presented on the attached Figures 1 and 2 for the
AM and PM peak hours.

Future Year Traffic

2036 Current Gl Zone Designation traffic volumes are the sum of 2036 Base traffic volumes and Gl
development volumes. 2036 Proposed MUE Zone Designation traffic volumes are the sum of 2036 Current
Gl Zone Designation traffic volumes and the net new trips resulting from MUE development.

Note, 2016 (existing) Pacific Fruit Company site trip generation is low and Gl and MUE reasonable worst-

case development trip generation is higher. Therefore, as a conservative assumption, no existing site trip
generation reductions are assumed for future year scenarios.
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V.

INTERSECTION ANALYSIS

Analysis Scope

Based on development trip distribution and traffic assignment described in this report, the following
intersections are analyzed:

= SW Washington Avenue/SW 7'" Street
= SW Washington Avenue/SW 9" Street
* SW Washington Avenue/Site Access

= SW Washington Avenue/SW 11" Street
= SW Washington Avenue/SW 15" Street

Analysis Description

Intersection operations analyses described in this report are performed in accordance with Transportation
Research Board’s Highway Capacity Manual 2000 (HCM 2000) procedures. AM and PM system peak hours
were used based on the maximum one-hour volumes of all intersections.

Future intersection peak hour factors (PHFs) are based on the Oregon Department of Transportation
Analysis Procedures Manual Version 2, Section 5.8.3. Specifically, the following future intersection PHFs
are assumed:

0.95 for major arterial-major arterial
= 0.90 for minor arterial-minor arterial
= 0.85 for collector-collector or lower classification

Intersection operation characteristics are generally defined by two mobility standards: volume-to-
capacity (v/c) ratio and level-of-service (LOS), which is based on seconds of delay. At unsignalized
intersections, the v/c ratio and LOS are calculated for intersection approach movements yielding right-of-
way. The City of Corvallis mobility standards for unsignalized intersections have been interpreted to be a
v/c ratio < 0.85 and a minimum LOS D for critical movements.

Operations Analysis

Intersection operations calculations are prepared using Trafficware’s Synchro software (Version 9)
implementing HCM 2000 methodologies. Because the proposed land use action is for a zone change and
not a specific development application, this TIA addresses both TPR and City requirements. As such, peak
hour conditions are evaluated assuming reasonable worst-case development for the following 20-year
(2036) analysis scenarios:

= 2036 Current Zone Designation
2036 Proposed Zone Designation
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The following table summarizes weekday AM and PM peak hour operation analysis results. Data output
sheets from all operations calculations are in the Appendix.

AM Peak Hour
NB LITIR 0.07 A 6 .08 B 6
SW Washington Avenue/ SBLTIR 0.03 A 2 .03 A 2
SW 7" Street EBLTR 0.00 A 0 0.00 A 0
WB LITIR 0.00 A 0 0.00 A 0
NB LITIR 0.02 A 2 0.03 B 2
SW Washington Avenue/ SBLMIR 0.12 A 10 0.15 B 14
SW 9™ Street EBLTR 0.02 A 2 0.03 A 3
WBLTR 0.00 A 0 0.00 A 0
SW Washington Avenue/ NBLIR 0.01 A 1 0.19 B 17
Site Access WBL 0.00 A 0 0.06 A 5
NB LTIR 0.01 A 0 0.01 A 0
SW Washington Avenue/ SBLTR 0.00 A 0 0.01 A 0
SW 11" Street EB LR 017 B 15 0.20 B 18
WB LITR 0,17 B 15 0.24 B 24
SW Washington Avenue/ SBUTIR 0.07 A 6 0.08 A 6
SW 15" Street WB LITIR 0.28 C 29 0.35 C 39
PM Peak Hour
NB LITIR 0.18 B 16 0.19 B 18
SW Washington Avenue/ SBLTIR 0.04 B 3 0.04 B 3
SW 7™ Street EBL/TIR 0.00 A 0 0.00 A 0
WBLITR 0.00 A 0 0.00 A 0
NBLITIR 0.03 B 3 0.04 B 3
SW Washington Avenue/ SBL/TIR 0.30 B 32 0.35 c 39
SW g Street EBL/TIR 0.09 A 7 0.1 A ]
WB LITRR 0.00 A 0 0.00 A 0
SW Washington Avenue/ NBLIR 0.03 B 2 0.21 B 19
Site Access WB L 0.00 A 0 0.03 A 3
NB LITIR 0.00 A 0 0.00 A 0
SW Washington Avenue/ SBLTIR 0.01 A 0 0.01 A 1
SW 11" Street EBL/ITIR 0.57 C 89 0.63 c 112
WB LITIR 0.18 B 16 0.22 B 21
SW Washington Avenue/ SBLITIR 0.06 A 5 0.08 A 6
SW 15" Street B L/TR

As identified in the table above, operations at all intersections are anticipated to be better than City of
Corvallis mobility standards during the AM and PM peak hours in the plan year with the proposed zone
designation except at the Washington Avenue/15'" Street intersection.

Operations at the Washington Avenue/15" Street intersection are anticipated to exceed mobility
standards in the plan year, with or without the proposed rezone as a result of background growth and
high north and southbound traffic volumes on 15 Street.
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With increased MUE trip generation the proposed zone designation significantly affects the performance
of an existing or planned transportation facility that is otherwise projected to not meet the performance
standards identified in the TSP or comprehensive plan. Recognizing this effect, and the uncertainty,
difficulty and timeliness of providing off-site mitigation, the Applicant proposes to follow OAR 660-012-
0060(2)(a) which sates, “If a local government determines that there would be a significant effect, then
the local government must ensure that allowed land uses are consistent with the identified function,
capacity, and performance standards of the facility measured at the end of the planning period identified
in the adopted TSP through... ...adopting measures that demonstrate allowed land uses are consistent with
the planned function, capacity, and performance standards of the transportation facility.”

To ensure proposed/allowed land use consistency, the Applicant proposes a deed restriction to
limit/restrict trip generation to that identified by the reasonable worst-case development scenario in

the Gl zone designation which is 52 external PM peak hour motor vehicle trips. With this restriction in
place, the proposed MUE zone designation will not significantly affect the transportation system.
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V. CONCLUSION

The following summary and recommendations are based on materials contained in this analysis.

1.

The proposed land use action rezones the 0.56 acre Pacific Fruit property from General Industrial (Gl)
to Mixed Use Employment (MUE).

The subject land use action includes a Zone Change request; therefore, the TIA addresses
Transportation Planning Rule (TPR) criteria outlined in Oregon Administrative Rule (OAR) 660 012-
0060 and requirements from City of Corvallis Land Development Code Section 4.0.60.

This land use action is specifically for the subject zone change and is not for a specific development
application; therefore, the analysis intent is to compare the relative transportation impacts of the
current and proposed zone designations.

Trip generation was determined for reasonable worst-case development scenarios in the current Gl
and proposed MUE zone designations with input from City staff. The reasonable worst-case
development scenario in the proposed MUE zone designation generates an additional 112 net new
AM peak hour trips and 62 net new PM peak hour trips over the current Gl zone designation.

Operations at all intersections are anticipated to be better than City of Corvallis mobility standards
during the AM and PM peak hours in the plan year with the proposed zone designation except at the
Washington Avenue/15" Street intersection.

Operations at the Washington Avenue/15" Street intersection are anticipated to exceed mobility
standards in the plan year, with or without the proposed rezone as a result of background growth and
high north and southbound traffic volumes on 15 Street.

With increased MUE trip generation the proposed zone designation significantly affects the
performance of an existing or planned transportation facility that is otherwise projected to not meet
the performance standards identified in the TSP or comprehensive plan. Recognizing this effect, and
the uncertainty, difficulty and timeliness of providing off-site mitigation, the Applicant proposes to
follow OAR 660-012-0060(2)(a) which sates, “If a local government determines that there would be a
significant effect, then the local government must ensure that allowed land uses are consistent with
the identified function, capacity, and performance standards of the facility measured at the end of the
planning period identified in the adopted TSP through... ... adopting measures that demonstrate
allowed land uses are consistent with the planned function, capacity, and performance standards of
the transportation facility.”

To ensure proposed/allowed land use consistency, the Applicant proposes a deed restriction to
limit/restrict trip generation to that identified by the reasonable worst-case development scenario in
the Gl zone designation which is 52 external PM peak hour motor vehicle trips. With this restriction
in place, the proposed MUE zone designation will not significantly affect the transportation system.
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7:45 AM 0 57 a6 16 59 2 0 0 1 [ 0 5 194 475 964
#00 AM [ 54 n 5 a2 1 0 0 0 1 0 2 153 571 1154
B15AM 0 L n 0 3 1 0 0 1 1n 0 6 124 601 1225
830 AM 0 6 5 16 50 3 1 1 1 1 0 5 162 s3[_130q]
8:45 AM 0 54 1 10 n H 0 0 2 L] 1 1 134 573 1194

Tatal Development g 3 11 6
P-B/D-L

Systemn AN peak hour is 7:45-8:454M

ALL-VEHICLE VOLUMES PHF = 078
Time Period NELeft NBThru NBRight SBleft  SBThru  SBRight EBLeft EBThru  EBRight WoLeft WBThra WARight Total Totals Cells shaded this color have manual inputs
7.00 AM 0 [ 0 0 0 3 0 2 1 8 1 1 22
7:15 AM 0 12 5 3 9 8 3 [ 1 1 1 2 55 development affected movements enter
7:30 AM 3 24 6 1 2 15 9 4 1 10 10 2 a8 development affected movements exit
T:45 AM 3 2 a 0 16 1 8 9 2 A 1 1 113 278
B.00 AM 3 20 4 1 13 12 i 4 2 E] 5 3 kL] 330
#:15 AM (] 15 k] 2 5 " 10 1 0 8 [ 3 3] ELH
B30 AM ] 18 1 0 11 2 13 7 2 3 16 2 100 ELT
B:45 AM 2 a 3 ] 11 5 2 2 10 2 71 312
Tatal Development 1n 3 12 8 20 6
P-B/D-L
—Svslem AM peak hour is 7:45-8:45AM I _
ALL-VEHICLE VOLUMES PHF = Hourly
Time Period Mileft METhru NBRight SBleft  SBThru  SARight EBLeft  FAThm  CARght WRleft WRThr waRight Total  Totals Cells shaded this color have manual inputs
7:00 AM
7:15 AM development affected movement
T30 AM development affected movements exit
7:45 AN
800 AM
Bi15 AM
B:30 AM
£:45 AM

Total Development
L




LZT -V - dHAT Hqiyx4

_S\r;lem AM peak hour is 7:45-8:45AM

ALL-VEHICLE VOLUMES PHF = 079 Haurly
Time Period MBLeft  MBThru NBRght SBleft  SBThry  SBRight EBLeft  EBThru  EBMight WBLleft WEBThiu WERght Total Totals Cells shaded this color have manual inputs
7:00 AM o o o 2 o 8 1 2 o 1 2 o 15
7:15 AM o o o 2 o 2 5 a o 1] 6 a 23 alfected " enter
7:30 AM 1 o o 3 1 10 6 5 a o 3 37 development affected movements exit
T:45 AM o o o 7 1 5 T 5 1] o 11 14 50 126
.00 AM o a o 7 2 B 7 5 0 1 1 kL] 148
B:15 AM 1] (1] 1 L] 1 B 2 i 1 o 5 3 13 158
B:30 AM o [} o b o 12 13 n o 1 1 7 56 177
8:45 AM a a o 10 a B B 5 0 0 7 9 a3 176
Total Development 19 n 1 19
P-B/D-L
: 0 . N i 1. 1 i
System AM peak hour is 7:45-8:454M
ALL-VEHICLE VOLUMES PHF = 0.85 Hourly
Time Period NBLeft MBThru NBRght SBleft SBThru  SAMight EBLlen  EBThru  EBRMght WBlett WBThiu WEBRight Total Totals Cells shaded this eoler have manual inputs
T:00 AM 1 2 o o o o o 3 o a 1 o Tl i . i —
7:15 AM 3 1 0 0 1 0 o 5 2 1 5 0 18 tevelop affected movements ¢
7:30 AW 3 2 1 o o 1 o 3 3 o 1] o 19 development affected movements exit
7:45 AM 4 2 i o 2 o o B 2 o 19 1 41 a5
00 AM 2 L] o 1 o 2 o 6 2 o 10 o n 105
815 AM 4 i a o 4 o 1 L] 5 1 & 1 a7 124
830 AM 7 o 1 o o o o 12 1 1 10 o 5 140
8:45 AM 5 1 o o 2 1 1 9 6 o ) a 34 133
Total Development 6 a o B | (E]

B/D-L




8¢T -V - gHAT Hqiyx4

System PM peak hour is 5:00-6:00PM

ALL-VEHICLE VOLUMES _ PHE= 0.86 Houry A1l

Time Period MBLeft  MBThru  NBRight S'I\_l.!ﬂ SBThru SBRight EBLeft EBThru EBRight WHBleft WBThru WHRIght Total Totals Ints Cells shaded this color have manual mputs
4:00 PM a Bl 13 o 65 1 a a o 15 o a 179
415 PM 2 71 14 7 62 0 a 0 1 12 o 10 179 ment affected enter
430 P4 a B9 16 4 57 ] a 1 2 6 1 7 04 development affected movements exit
4:45 PV 0 82 16 8 75 3 1 1 1 5 o 16 229 791 1634
500 PM 0 105 2 n 2 1 0 0 (] 29 0 0 m B4 1831
515 PM 0 86 23 1 ] 0 1 0 0 25 o 18 247 62 1951
5:30 PM 0 8 3 7 84 0 0 0 0 2 0 10 218 a7 1963
545 PM 1 100 17 6 63 0 0 1 0 25 0 15 228 75|

dg¥5

Total Development 20 n 4 2
P-B/D-L

System PM peak hour is 5:00-6:00PM

ALL-VEHICLE VOLUMES PHF = 0.92 Haurly
Time Pariod NBLeft  NBTheu NERight SELeft  SBThru  SBRight Edteft  EBThi  EBRight WHLeft WBThu WBRight Total Tatals Cells shaded this colar have manual inputs
4:00PM [ 12 3 o 10 1 1 18 a 7 6 1 77
215 PM 0 13 1 3 14 4 13 15 3 7 10 0 81 pment alfected ments enter
4:30PM 1 2 & 2 16 4 i 20 El 3 L] 2 100 development alfected movements exit
245 PM 1 19 3 1 13 5 2% 12 5 2 8 1 % 356
5:00 PM a 13 5 1 16 2 5 a2 [ 1 7 L} 122 401
5:15 PM 0 21 & 2 12 H 2 31 L] 7 4 2 15 433
5:30 PM 1 1 a 1 15 L} kL 27 3 a L] 5 108 a1
5:45 PM 0 15 4 2 13 5 14 12 2 8 [ ] 104 a9
Total Development 3 1 o & 6 3

B/D-L

T 708 ; an 2

I ¢l B4 : ¥ Kel 18

_S\ulem 0 peak hour is 5:00-6:00P0

ALLVEHICLE VOLUMES PHF= S —— —— Hourly

Time Period MBLeft MBThru NBRight SBleft SBThru SERight EBLeft ERThru  EBRight W8 Left WBThiu WBRight Total Totals Cells shaded this color have manual inputs
4:00 PM
#:15 P atfected enter

4:30 PM atfectod wxit
4:45 PM
5:00 PM
5:15 PM
5:30 PM
5:45 PM

Total Development 15 an M 1%




6<T - V - aHAd1 Hqiyx3

_Svstem PM peak hour is 5:00-6:00PM

ALL-VEHICLE VOLUMES PHF = 083 Hourly

Time Period MBLeft NBThru NBRight SBleft SBThru SHRight EBLeft  EBThru  EBRight WBLleft WHThiu WBRght Total  Totals Cells shaded 1his color have manual inputs
4:00 PM o 1 o 14 o 8 14 9 o o 3 14 B3 -
4:15 M 0 o 1 16 o 10 ] 11 o ] [ 13 B development affected movements enler
4:30 PM o 1] ] 18 1] 11 12 19 o 2 i 13 78 development alfected movements exit
4:45 PM o 2 o 18 o 5 10 a o 1 2 17 63 2
5:00 PM o 2 3 13 o a 25 M o a i 13 a7 204
5:15 M o o o 1 o 5 1 10 4] (4] 5 11 Th g
5:30 PM o o o 15 o 15 11 15 o (1] 7 12 n ELIE]
5:45 PM 1 1 ] 16 1 s 18 15 a a [ i n an

Total Development 10 21 15 5
P-B/D-L

4 W

51 13

1 A L a3 £l 06 v
System PM peak hour is 5:00-6:00PM

ALL-VEHICLE VOLUMES 2 PHF = 093 Hourly

Time Period NBLeft NBThu  NBRight SBLleft S5BThru 5B Right EfLleft  EBThru  EBRight W8 Left wn‘nw WH Right  Total Totals Cells shaded this color have manual inputs
4:00 PM 12 3 1 a 1 (1] 1] 16 6 3 4 a a4
#:15 P 8 [ 2 a 1] 1 0 23 a ] 1] 1] 50 development allected movernents entes
4:30 PM 8 3 4 ] 1 ] 1] 32 7 1 9 1 66 development alfected movements exit
445 M 13 B 2 o o ] o 23 4 o 7 o 57 17
5:00 PM a 5 S o 2 o i 30 L} 2 7 1 69 242
5:15 PM 10 5 1 o a o o 26 | 0 1] o GO 52
5:30 PM 12 4 2 1] 1 1 o 27 & 1] L] o 62 248
5:45 PM B 10 0 1 4 0 1 29 & 1] 5 i (4] 156

Total Develapment 3 o 0 13 2 1

P-B/D-L




Type of peak hour being reported: Intersection Peak

LOCATION: SW 15th St -- SW Washington Ave
CITY/STATE: Corvallis, OR

Method for determining peak hour: Total Entering Volume

QC JOB #: 13631818
DATE: Wed, Nov 04 2015

236

217

Peak-Hour: 7:45 AM -- 8:45 AM

f R | 38 6.5
s 4 Peak 15-Min: 7:45 AM -- 8:00 AM ¥ t
00 44 21
R Jd L
7 * 2 L s* e « 3 S
R - 00 *®oo b oss® a2
1 0.82 0 oo* " 0.0
[ ) 2 » A .
5 3 N ¢ 22 180 S, 00 ® o0 ¥ . ¢ ‘.r 23" o6
2 198 1i2 QUEUty Counts 0.0 66 00
229 330 o Pspiaiss y !
- 3.9 3.9
102 0 19 0
o * A
15 ‘k 100 o *
| $ D 0
— <) <&
0 0 6 2
+ +
NA NA
4 ¥ 6L

+

e,

NA NA

R
“a + r

“ +r

NA

15-Min Count SW 15th St SW 15th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 1 25 7 0 1 14 4 0 0 0 0 0 5 0 0 0 57
7:15 AM 0 37 19 1 6 23 2 0 0 0 2 0 4 0 0 0 94
7:30 AM 0 37 28 0 11 40 0 0 0 0 2 0 10 0 2 0 130
[ 7:45 AM 0 57 46 0 16 59 2 0 0 0 1 0 8 0 5 0 194 475 ]
8:00 AM 0 54 38 0 5 42 1 0 0 0 0 0 11 0 2 0 153 571
8:15 AM 0 41 23 0 10 31 1 0 0 0 1 0 11 0 6 0 124 601
8:30 AM 0 46 25 0 16 50 3 0 1 1 1 0 14 0 5 0 162 633
8:45 AM 0 54 14 0 10 41 2 0 0 0 2 0 9 1 1 0 134 573
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 0 228 184 0 64 236 8 0 0 0 4 0 32 0 20 0 776
Heavy Trucks 0 8 0 0 8 0 0 0 0 0 0 0 16
Pedestrians 0 112 12 132 256
Bicycles 0 32 1 0 9 0 0 0 0 8 0 4 54
Railroad
Stopped Buses
Comments:

Report generated on 7/21/2016 8:25 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak

LOCATION: SW 15th St -- SW Washington Ave
CITY/STATE: Corvallis, OR

Method for determining peak hour: Total Entering Volume

QC JOB #: 13631819
DATE: Wed, Nov 04 2015

e,

+

A Peak-Hour: 4:45 PM -- 5:45 PM 21 21
| M- 37| Peak 15-Min: 5:00 PM -- 5:15 PM ‘e
4. | ' |
. ®, 2 LD p -’J G t.t <
" 00 00 00 ~ 00
1 |os7 0 U D
., 0 € ‘ < ‘
M I i U 00200 ¥y 4 o 00% 10
0 363 68 H
MO Quality Counts 00 25 15
437 431 I5F Tola o7 1’6 2‘3
73 0 38 4
0
85 ‘k 82 0
— — — ¢ o :
&
2
L
NA NA
V' S

NA NA

R
“a + r

“ +r

NA

15-Min Count SW 15th St SW 15th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 0 81 13 0 0 65 1 0 0 0 0 0 15 0 4 0 179
4:15 PM 2 71 14 0 7 62 0 0 0 0 1 0 12 0 10 0 179
4:30 PM 0 89 16 0 4 57 0 1 0 1 2 0 26 1 7 0 204
4:45 PM 0 83 16 0 8 75 3 0 1 1 1 0 25 0 16 0 229 791
[ 5:00 PM 0 105 23 0 11 93 1 0 0 0 0 0 29 0 20 0 282 894 |
5:15 PM 0 86 23 0 11 83 0 0 1 0 0 0 25 0 18 0 247 962
5:30 PM 0 89 6 0 7 84 0 0 0 0 0 0 22 0 10 0 218 976
5:45 PM 1 100 17 0 6 63 0 0 0 1 0 0 25 0 15 0 228 975
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 0 420 92 0 44 372 4 0 0 0 0 0 116 0 80 0 1128
Heavy Trucks 0 8 0 0 0 0 0 0 0 0 0 0 8
Pedestrians 4 68 88 120 280
Bicycles 0 9 6 0 6 0 0 0 0 1 0 0 22
Railroad
Stopped Buses
Comments:

Report generated on 10/13/2016 8:05 PM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 11th St -- SW Washington Ave QC JOB #: 13924201
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016
2 e Peak-Hour: 7:45 AM -- 8:45 AM L6 23
M Peak 15-Min: 7:45 AM -- 8:00 AM + N

|1.4 22 o.o|
d 4
d L
17 % 2 et 09 ®¥20 oY 0 * oo
. 3 r - ’ 0 )
o % “ ot e 18 s, 33 "16.71‘.‘ ¢ ‘.r 00 26
i 85 1;3 QUEUty Counts 00 24 67
69 106 157 ION O 2’9 2'8
20 3 5 1
— ” .
1 2
. \ ] , » (OB«
' & D
0
e e
7 7 6 0
L 4 +
NA NA
M B T S

+

(Z]1PN
S
P L™
" 4+ r
£

"
| NA |
15-Min Count SW 11th St SW 11th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 0 6 0 0 0 0 3 0 0 2 1 0 8 1 1 0 22
7:15 AM 0 12 5 0 3 9 8 0 3 4 1 0 1 7 2 0 55
7:30 AM 3 24 6 0 1 2 15 0 9 4 1 0 10 10 2 1 88
[ 7:45 AM 3 32 4 0 0 16 23 0 8 9 2 0 4 11 1 0 113 278 |
8:00 AM 3 20 4 0 1 13 12 1 3 4 2 0 3 5 3 0 74 330
8:15 AM 0 15 3 0 2 5 14 0 10 1 0 0 8 6 3 0 67 342
8:30 AM 0 18 4 0 0 11 24 0 13 7 2 0 3 16 2 0 100 354
8:45 AM 2 19 4 0 3 8 11 0 3 5 2 0 2 10 2 0 71 312
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 12 128 16 0 0 64 92 0 32 36 8 0 16 44 4 0 452
Heavy Trucks 0 0 0 0 0 0 4 0 0 0 0 0 4
Pedestrians 4 24 4 0 32
Bicycles 5 5 0 0 2 1 0 1 0 0 10 2 26
Railroad
Stopped Buses
Comments:
Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

Exhibit LDHB - A - 132



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 11th St -- SW Washington Ave QC JOB #: 13924202
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016
7: 161 Peak-Hour: 5:00 PM -- 6:00 PM 00 00
A Peak 15-Min: 5:00 PM -- 5:15 PM P

|o.o 0.0 o.o|
d L
Jd L
40 "85 4 L 14" 64 00 "00 2 B 'S 004. 00
132" * 2% o * AW e
221 a ot "r_zﬂ" 13 s, 00 ® 00 . ¢ ‘.r 0.0 00
i 62 1;3 QUEUty Counts 0.0 0.0 0.0
95 78 iy degtiiny o‘o 0'0
17 0 14 2
— e | _
3 4 y %
M B 5 I . o . » (O«
: ) i
— - —— e
25 0 1 o
L 4 +
NA NA
™ IR 3 ") SS—

+

(Z]1PN
£
P L™
" 4+ r
£

"
| NA |
15-Min Count SW 11th St SW 11th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 0 12 3 0 0 10 1 0 14 19 4 0 7 6 1 0 77
4:15 PM 0 13 1 0 3 14 4 0 13 15 3 0 7 10 0 0 83
4:30 PM 1 22 6 0 2 16 4 0 10 20 3 0 6 8 2 0 100
4:45 PM 1 19 3 0 1 13 5 0 26 12 5 0 2 8 1 0 96 356
[ 5:00 PM 0 13 5 0 1 16 2 0 25 42 6 0 1 7 4 0 122 401 |
5:15 PM 0 23 6 0 2 12 2 0 22 31 4 0 7 4 2 0 115 433
5:30 PM 1 11 0 0 1 15 4 0 24 27 3 0 8 9 5 0 108 441
5:45 PM 0 15 4 0 2 13 5 0 14 32 2 0 8 6 8 0 104 449
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 0 52 20 0 4 64 8 0 100 168 24 0 4 28 16 0 488
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Pedestrians 28 44 28 12 112
Bicycles 0 0 0 0 2 0 1 2 1 0 0 0 6
Railroad
Stopped Buses
Comments:
Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 9th St -- SW Washington Ave QC JOB #: 13924203
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016
6.6 5: Peak-Hour: 7:45 AM -- 8:45 AM 0.0 77
a4 a1 Peak 15-Min: 8:30 AM -- 8:45 AM + i

0.0 0.0 0.0
d N
64 ®oo 2 L oxp* s ’ . -
& " 00 ®45 L 07 * 48
24 0.79 ¢ iy
" - . 33‘ 0o * ‘ * 00
47 1 2 54 &
h ot s, 21 %00 . ¢ ‘.r 0.0 00
0 0 1 H
MO Quality Counts 00 00 00
7 1 157 10N D 4 +
’ 0.0 0.0
19 0 0 1
0
1 ‘k 0 4
— -—— D :
e
9 0 0 o0
L 4 +
NA NA
. PR BT SS—
e M
3 '
"
| NA |
15-Min Count SW 9th St SW 9th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 0 0 0 0 2 0 8 0 1 2 0 0 1 2 0 0 16
7:15 AM 0 0 0 0 2 0 2 0 5 4 0 0 0 6 4 0 23
7:30 AM 1 0 0 0 3 1 10 0 6 5 0 0 0 8 3 0 37
7:45 AM 0 0 0 0 7 1 5 0 7 5 0 0 0 11 14 0 50 126
8:00 AM 0 0 0 0 7 2 6 0 7 5 0 0 1 6 4 0 38 148
8:15 AM 0 0 1 0 9 1 8 0 2 g 1 0 0 5 8 0 33 158
[ 8:30AM 0 0 0 0 6 0 12 2 6 11 0 0 1 11 7 0 56 177 ]
8:45 AM 0 0 0 0 10 0 8 1 8 5 0 1 0 7 9 0 49 176
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 0 0 0 0 24 0 48 8 24 44 0 0 4 44 28 0 224
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Pedestrians 16 12 4 0 32
Bicycles 0 0 0 0 0 0 0 0 0 0 8 0 8
Railroad
Stopped Buses
Comments:
Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 9th St -- SW Washington Ave QC JOB #: 13924204
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016
9.8 1i5 Peak-Hour: 5:00 PM -- 6:00 PM 10 00
3 1 66 Peak 15-Min: 5:00 PM -- 5:15 PM + +

00 00 15
d N
53 79 2 L on* s ’ . -
& " 00 ®o0 L 00* 00
4 0.89 21 ¢ iy
" 6 - . . 0o * ‘ * 00
143 0 0 " 132 -
h ot s, 00 ® o0 * . ¢ ‘.r 00? o8
1 3 3 H
O Quality Counts 00 00 00
1 7 151 10N D L 2 +
’ 0.0 0.0
23 0o 0 3
o EJ
3 ‘k 1 s * {Ei%) -
— -—— D :
e
3 0 0 o0
L 4 +
NA NA
. PR BT SS—
e M
3 '
"
| NA |
15-Min Count SW 9th St SW 9th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 0 1 0 0 14 0 8 0 14 9 0 0 0 3 14 0 63
4:15 PM 0 0 1 0 16 0 10 0 9 11 0 0 0 6 13 0 66
4:30 PM 0 0 0 0 18 0 11 0 12 19 0 0 2 3 13 0 78
4:45 PM 0 2 0 0 18 0 5 0 10 8 0 0 1 2 17 0 63 270
[ 5:00 PM 0 2 2 0 13 0 4 0 25 24 0 0 0 2 13 0 87 294 |
5:15 PM 0 0 0 0 21 0 5 1 23 10 0 0 0 5 11 0 76 304
5:30 PM 0 0 0 0 15 0 15 0 13 15 0 0 0 7 12 0 7 303
5:45 PM 1 1 0 0 16 1 7 0 18 15 0 0 0 6 6 0 71 311
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 0 8 12 0 52 0 16 0 100 96 0 0 0 12 52 0 348
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Pedestrians 8 44 4 4 60
Bicycles 0 0 0 0 0 0 0 B 0 0 0 0 8
Railroad
Stopped Buses
Comments:
Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 7th St -- SW Washington Ave QC JOB #: 13924205
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016
9 12 Peak-Hour: 7:45 AM -- 8:45 AM 222 8.3
L 4 + . ' :
2 6 1 Peak 15-Min: 7:45 AM -- 8:00 AM 2 +
00.0 0.0 0.0
d N
65 ®1 2 Loy ’ . -
& " 4.6 "0.0 2 L 50.0 * 4.0
4 0.85 4 ¢
" 3 - . 6‘ 0o * ‘ * 5
48 13 2 42 -
a t s, 00 ® o0 ¥ . ¢ ‘.r 00 00
7 9 7 H
PR Quality Counts 00 00 00
21 33 15f 10N D 4 +
’ 0.0 0.0
6 0 2 o0
1
9 ‘k 2 3
— - — ® .
e
11 9 5 0
L 4 +
NA NA
. PR BT SS—
e M
NA * @ * A
3 '
N &+
_\ M |_
15-Min Count SW 7th St SW 7th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 1 2 0 0 0 0 0 0 0 3 0 0 0 1 0 0 7
7:15 AM 3 1 0 0 0 1 0 0 0 5 2 0 1 5 0 0 18
7:30 AM 3 2 1 0 0 0 1 0 0 3 3 0 0 6 0 0 19
[ 7:45 AM 4 2 3 0 0 2 0 0 0 8 2 0 0 19 1 0 41 85 |
8:00 AM 2 4 0 0 1 0 2 0 0 6 2 0 0 10 0 0 27 105
8:15 AM 4 S 3 0 0 4 0 0 1 8 5 0 1 7 1 0 37 124
8:30 AM 7 0 1 0 0 0 0 0 0 12 4 0 1 10 0 0 35 140
8:45 AM 5 1 0 0 0 2 1 0 1 9 6 0 0 9 0 0 34 133
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 16 8 12 0 0 8 0 0 0 32 8 0 0 76 4 0 164
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 4 4 8
Pedestrians 0 4 8 0 12
Bicycles 8 1 0 0 1 0 0 2 0 0 3 0 10
Railroad
Stopped Buses
Comments:
Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: SW 7th St -- SW Washington Ave QC JOB #: 13924206
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016
1'2 2'8 Peak-Hour: 5:00 PM -- 6:00 PM 00 00
110 1 Peak 15-Min: 5:00 PM -- 5:15 PM + +
0.0 0.0 00
d N
66 *¥2 2 Loy ’ . -
& " 00 ®o0 L 00* 00
112 0.93 27 ¢ iy
F r - os * ‘ * oo
143 29 2 " 121 -
—=— % ¢t r s, 07 ® o0 ¥ . ¢ ‘.r 00? o8
38 24 8 H
O Quality Counts 00 00 00
41 70 I5F 10N D + +
’ 0.0 0.0
10 1 2 0
o * AN
— -—— D 1
=
5 o 1 2
L 4 +
NA NA
. PR BT SS—
e M
3 '
"
| NA |
15-Min Count SW 7th St SW 7th St SW Washington Ave SW Washington Ave Total Hourly
Period (Northbound) (Southbound) (Eastbound) (Westbound) Totals
Beginning At| Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 12 3 1 0 0 1 0 0 0 16 6 0 1 4 0 0 44
4:15 PM 8 6 2 0 0 0 1 0 0 23 4 0 0 6 0 0 50
4:30 PM 8 3 4 0 0 1 0 0 0 32 7 0 1 9 1 0 66
4:45 PM 13 8 2 0 0 0 0 0 0 23 4 0 0 7 0 0 57 217
[ 5:00 PM 8 [5) 5 0 0 2 0 0 1 30 8 0 2 7 1 0 69 242 |
5:15 PM 10 5 1 0 0 3 0 0 0 26 9 0 0 6 0 0 60 252
5:30 PM 12 4 2 0 0 1 1 0 0 27 6 0 0 9 0 0 62 248
5:45 PM 8 10 0 0 1 4 0 0 1 29 6 0 0 5 1 0 65 256
Peak 15-Min Northbound Southbound Eastbound Westbound
Flowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U Total
All Vehicles 32 20 20 0 0 8 0 0 4 120 32 0 8 28 4 0 276
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0
Pedestrians 0 12 12 8 32
Bicycles 0 1 1 0 1 0 0 1 1 0 0 0 5
Railroad
Stopped Buses
Comments:

Report generated on 10/13/2016 12:23 PM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Appendix C

Trip Generation Summaries
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Appendix D

Synchro HCM Reports
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HCM Unsignalized Intersection Capacity Analysis

101: 15th Street 10/14/2016
v 5 >

Traffic Volume (veh/h) 60 25 21 180 64 249

Future Volume (Veh/h) 60 25 271 180 64 249

Sign Control Stop Free Free

Grade 0% 0% 0%

Peak Hour Factor 085 085 08 08 08 085

Hourly flow rate (vph) 71 29 319 212 75 293

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 868 425 531
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 868 425 531
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)

tF (s) 3.5 3.3 22
p0 queue free % 76 85 93

cM capacity (veh/h) 299 629 1036

urne otal

Volume Left

Volume Right 29 212 0

cSH 353 1700 1036

Volume to Capacity 028 031 0.07

Queue Length 95th (ff) 29 0 6

Control Delay (s) 19.2 0.0 24

Lane LOS C A

Approach Delay (s) 19.2 0.0 24

Approach LOS C

In

Average Delay 28

Intersection Capacity Utilization 56.7% ICU Level of Service B
Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Current Zone Designation AM Peak Synchro 9 Light Report

Page 1
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HCM Unsignalized Intersection Capacity Analysis
102: 11th Street & Washington Ave 10/14/2016

S T 2 T N S S S

Lane Configurations ) ' s

Traffic Volume (veh/h) 46 28 8 24 51 12 8 114 20 5 61 98
Future Volume (Veh/h) 46 28 8 24 51 12 8 114 20 5 61 98
Sign Control Stop Stop Free Free

Grade 0% 0% 0% 0%

Peak Hour Factor 08 08 08 08 08 08 08 08 08 085 08 085
Hourly flow rate (vph) 54 33 9 28 60 14 9 134 24 6 72 116
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 350 318 130 3N 363 146 187 158
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 350 318 130 331 363 146 187 158
tC, single (s) 7.1 6.5 6.2 74 6.5 6.2 41 41
tC, 2 stage (s)

tF (s) 3.5 4,0 3.3 35 4.0 3.3 2.2 2.2
p0 queue free % 90 94 99 95 89 98 99 100

cM capacity (veh/h) 542 592 920 585 559 901 1387 1422

umeota - - 102 . 167

Volume Left 54 28 9

Volume Right 9 14 24

cSH 582 597 1387 1422
Volume to Capacity 017 017 001  0.00
Queue Length 95th (ft) 15 15 0 0
Control Delay (s) 124 123 0.5 0.3
Lane LOS B B A A
Approach Delay (s) 124 123 0.5 0.3
Approach LOS B B

verage Delay 6 f

Intersection Capacity Utilization 26.1% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Current Zone Designation AM Peak Synchro 9 Light Report

Page 2
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HCM Unsignalized Intersection Capacity Analysis

103: Washington Ave

10/14/2016

[".:
ane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control

Grade

Peak Hour Factor
Hourly flow rate (vph)
Pedestrians

Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type

Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %
cM capacity (veh/h)

Uirection, Lane
Volume Total
Volume Left
Volume Right
cSH

Volume to Capacity
Queue Length 95th (ft)
Control Delay (s)

Lane LOS

Approach Delay (s)
Approach LOS

In
Average Delay

Intersection Capacity Utilization

Analysis Period (min)

None

0 0 1
0.0 0.4 9.2
A A

0.0 0.4 9.2
A

0.8
18.9%
15

None

195
185
6.4

3.5
99

&l

75

75
6.2

3.3
99
986

ICU Level of Service A

Pacific Fruit 10/14/2016 2036 Current Zone Designation AM Peak

Synchro 9 Light Report
Page 3
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HCM Unsignalized Intersection Capacity Analysis
104: 9th Street & Washington Ave 10/14/2016

V. S

W

Lane Configurations &

Traffic Volume (veh/h) 30 32 5

Future Volume (Veh/h) 30 32 5

Sign Control Free

Grade 0%

Peak Hour Factor (0850 =085 R 0/861ERI0[85 a 0:85A010;8 51 1 0/851 S 0185 NI 0:85 5 N 0i85 ) 20850165
Hourly flow rate (vph) 35 38 6 6 52 45 6 6 6 46 6 49
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 97 44 250 220 41 206 200 74
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 97 44 250 220 41 206 200 74
tC, single (s) 4.1 4.1 7.1 6.5 6.2 741 6.5 6.2
tC, 2 stage (s)

tF (s) 2.2 22 35 4.0 33 35 4.0 33
p0 queue free % 98 100 99 99 99 94 99 95

cM capacity (veh/h) 1496 1564 651 660 1030 726 677 987

Volume Total

Volume Left 6 6 46

Volume Right 6 45 6 49

cSH 1496 1564 746 829

Volume to Capacity 002 000 002 012

Queue Length 95th (ft) 2 0 2 10

Control Delay (s) 34 0.5 9.9 9.9

Lane LOS A A A A

Approach Delay (s) 34 0.5 9.9 9.9

Approach LOS A A

Average Delay 5.0

Intersection Capacity Utilization 24.5% ICU Level of Service A
Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Current Zone Designation AM Peak Synchro 9 Light Report

Page 4
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HCM Unsignalized Intersection Capacity Analysis
105: 7th Street & Washington Ave 10/14/2016

N R Y

Lane Configurations & & & &

Traffic Volume (veh/h) 5 46 18 5 62 5 29 12 9 5 8 5
Future Volume (Veh/h) 5 46 18 5 62 5 29 12 9 5 8 5
Sign Control Free Free Stap Stop

Grade 0% 0% 0% 0%

Peak Hour Factor 085 08 085 0.8 08 08 08 0.8 0.8 08 085 085
Hourly flow rate (vph) 6 54 21 6 73 6 34 14 1 6 9 6
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 79 75 175 168 64 182 175 76
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 79 75 175 168 64 182 175 76
tC, single (s) 4.1 41 7.1 6.5 6.2 7.1 6.5 6.2
tC, 2 stage (s)

tF (s) 2.2 22 3.5 4.0 33 3.5 4.0 33
p0 queue free % 100 100 96 98 99 99 99 99

cM capacity (veh/h) 1519 1524 77 720 1000 754 713 985

olume Total

Volume Left 6 6 34 6

Volume Right 21 6 11 6

cSH 1619 1524 791 787

Volume to Capacity 000 000 007 0.03

Queue Length 95th (ft) 0 0 6 2

Control Delay (s) 0.6 0.5 9.9 9.7

Lane LOS A A A A

Approach Delay (s) 0.6 0.5 9.9 9.7

Approach LOS A A

Average Delay 3.6

Intersection Capacity Utilization 17.0% ICU Level of Service A
Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Current Zone Designation AM Peak Synchro 9 Light Report

Page 5
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HCM Unsignalized Intersection Capacity Analysis

101: 15th Street 10/14/2016
"2 .

______ R o L I

Lane Configurations i S 4

Traffic Volume (veh/h) 74 31 271 189 67 249

Future Volume (Veh/h) 74 31 271 189 67 249

Sign Control Stop Free Free

Grade 0% 0% 0%

Peak Hour Factor 0:855 0i867 " =0.:85% (0:85" -~ 0:85" 085

Hourly flow rate (vph) 87 36 319 222 79 293

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 881 430 541
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 881 430 541
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)

tF (s) 35 3.3 22
p0 queue free % 70 94 92

cM capacity (veh/h) 293 625 1028

Volume Left

Volume Right 36 0
¢SH 347 1028
Volume to Capacity 0.35 0.08
Queue Length 95th (ft) 39 6
Control Delay (s) 21.0 2.5
Lane LOS C A
Approach Delay (s) 21.0 0.0 2.5

Approach LOS c
Average Delay 34

Intersection Capacity Utilization 58.6% ICU Level of Service B
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Proposed Zone Designation AM Peak Synchro 9 Light Report

Page 1
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HCM Unsignalized Intersection Capacity Analysis
102: 11th Street & Washington Ave 10/14/2016

ey v ANt A2/

Lane Configurations - & .’II- ”

Traffic Volume (veh/h) 46 40 8 32 7 18 8 114 30 7 61 98
Future Volume (Veh/h) 46 40 8 32 71 18 8 114 30 7 61 98
Sign Control Stop Stop Free Free

Grade 0% 0% 0% 0%

Peak Hour Factor 0i851 10850 1= 0:85= 1085 10,85 0i85 " 1.0.851" 10:85; « 10/85" 0,85 " 0:85 1"0:85
Hourly flow rate (vph) 54 47 9 38 84 21 9 134 35 8 72 115
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 378 332 130 348 372 152 187 169
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol BTN 332 130 348 372 162 187 169
tC, single (s) 7.1 6.5 6.2 7 6.5 6.2 4.1 4.1
tC, 2 stage (s)

F (s) 35 40 33 35 40 33 22 2.2
p0 gueue free % 89 92 99 93 85 98 99 99

cM capacity (veh/h) 495 580 920 559 551 895 1387 1409

Volume Total - 110 143 . 195

Volume Left 54 38 9 8
Volume Right 9 21 35 115
cSH 550 586 1387 1409
Volume to Capacity 020 024 0.01 0.01
Queue Length 95th (ft) 18 24 0 0
Control Delay (s) 13.2 131 04 0.4
Lane LOS B B A A
Approach Delay (s) 132 1341 0.4 0.4

Approach LOS B B

Average Delay | 5.5

Intersection Capacity Utilization 27.5% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Proposed Zone Designation AM Peak Synchro 9 Light Report

Page 2
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HCM Unsignalized Intersection Capacity Analysis

103: Washington Ave 10/14/2016

Vi

e Congur _

Traffic Volume (veh/h) 35 53 79 47
Future Volume (Veh/h) 35 53 79 47
Sign Control Free

Grade 0%

Peak Hour Factor 085 08 0.85 0.85
Hourly flow rate (vph) 41 62 93 55
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)
pX, platoon unblocked

vC, conflicting volume 103 320 72
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 103 320 72
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)

tF (s) 22 35 3.3
p0 queue free % 94 87 94

1489 631

cM capacity (veh/h) 990

EB1 WB1 NBA

Volume Total .

155 139
Volume Left 93 84
Volume Right 0 55
cSH 1700 1489 737
Volume to Capacity 006 006 019
Queue Length 95th (ft) 0 5 17
Control Delay (s) 0.0 47 1.0
Lane LOS A B
Approach Delay (s) 0.0 47 1.0
Approach LOS B

In
Average Delay

5.7
Intersection Capacity Utilization 27.3% ICU Level of Service
Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Proposed Zone Designation AM Peak Synchro 9 Light Report

Page 3
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HCM Unsignalized Intersection Capacity Analysis
104: 9th Street & Washington Ave 10/14/2016

Py v A b A M S

Lane Configurations
Traffic Volume (veh/h) 41
Future Volume (Veh/h) 41
Sign Control

Grade

Peak Hour Factor 085 085 085 085
Hourly flow rate (vph) 48 51 6 6
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 119 57 334 281 54 268 262 96
vC1, stage 1 conf vol

vC2, stage 2 conf vol

61
61

0.85
72

vCu, unblocked vol 119 57 334 281 54 268 262 96
tC, single (s) 4.1 41 74 6.5 6.2 7.1 6.5 6.2
tC, 2 stage (s)

tF (s) 2.2 22 35 4.0 3.3 35 40 3.3
p0 queue free % 97 100 99 99 99 93 99 92

cM capacity (veh/h) 1469 1547 553 605 1013 657 620 960

Volume 0 a

Volume Left 48 6 6

Volume Right 6 45 6 72
cSH 1469 1547 674 802
Volume to Capacity 0.03 0.00 0.03 0.15
Queue Length 95th (ft) 3 0 2 14
Control Delay (s) 38 04 105 103
Lane LOS A A B B
Approach Delay (s) 3.6 04 105 103

Approach LOS B B
5.1

Average Delay

Intersection Capacity Utilization 26.6% ICU Level of Service A

Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Proposed Zone Designation AM Peak Synchro 9 Light Report

Page 4
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HCM Unsignalized Intersection Capacity Analysis
105: 7th Street & Washington Ave

10/14/2016

Lane Configurations
Traffic Volume (veh/h) 5
Future Volume (Veh/h) 5
Sign Control

Grade

Peak Hour Factor 0.85
Hourly flow rate (vph) 6
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 94
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 94
tC, single (s) 41
tC, 2 stage (s)

tF (s) 2.2
p0 queue free % 100

cM capacity (veh/h) 1500

Volume Total 95

Volume Left 6
Volume Right 25
cSH 1500
Volume to Capacity 0.00
Queue Length 95th (ft) 0
Control Delay (s) 0.5
Lane LOS A
Approach Delay (s) 0.5
Approach LOS

1 =
I

verage Delay
Intersection Capacity Utilization
Analysis Period (min)

- N ¥

&
54 21 5
54 21 5
Free
0%
DI85 0850 0:85
64 25 6
None

[ERNEE

59

34

1

1506 763
0.00 0.08
0 6
05 101
A B
05 101

e e Y e e e s —

3.3
17.8%
15

-+

&
75 5 29
75 5 29
Free
0%
0.85 0.85 0.85
88 6 34
None

202
202
7.1
3.5

95
740

ICU Level of Service

T

12
12
Stop
0%
0.85
14

194

194
6.5

4.0
98
695

0.85
"

76

76

6.2

3.3
99

985

0.85

210

210

7.1

3.5
99

724

204

204
6.5

4.0
99
687

0.85

91

91
6.2

3.3
99
967

Pacific Fruit 10/14/2016 2036 Proposed Zone Designation AM Peak Synchro 9 Light Report

Page 5
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HCM Unsignalized Intersection Capacity Analysis
101: 15th Street 10/14/2016

PR

M

Lane ongurations W - &

Traffic Volume (veh/h) 138 86 519 94 48 442
Future Volume (Veh/h) 138 86 519 94 48 442
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 085 085 08 085 08 085
Hourly flow rate (vph) 162 101 611 M 56 520
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None
Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 1298 666 722
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 1298 666 722
tC, single (s) 6.4 6.2 41
tC, 2 stage (s)

tF (s) 35 33 &2
p0 queue free % 3 78 94

cM capacity (veh/h) 167 459 880
n 1 [}lﬁ'] 4 e =

Volume Left

Volume Right 101 111
cSH 221 1700
Volume to Capacity 119 042
Queue Length 95th (ft) 323 0
Control Delay (s) 166.9 0.0
Lane LOS F
Approach Delay (s) 166.9 0.0

Approach LOS F

In m

verage Dela e 28,7

Intersection Capacity Utilization 81.8% ICU Level of Service D
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Current Zone Designation PM Peak Synchro 9 Light Report

Page 1
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HCM Unsignalized Intersection Capacity Analysis
102: 11th Street & Washington Ave 10/14/2016

ey v At 2N

Traffic Volume (veh/h) 114 178 20 32 35 19 5 84 20 8 75 18
Future Volume (Veh/h) 114 178 20 32 35 19 5 84 20 8 75 18
Sign Control Stop Stop Free Free

Grade 0% 0% 0% 0%

Peak Hour Factor 085 08 08 08 08 08 08 08 08 08 085 085
Hourly flow rate (vph) 134 209 24 38 41 22 6 a9 24 9 88 21
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 282 252 98 368 250 1M1 109 123
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 282 252 98 368 250 1M 109 123
tC, single (s) 7.1 6.5 6.2 7.1 6.5 6.2 4.1 4.1
tC, 2 stage (s)

tF (s) 35 4.0 3.3 35 4.0 3.3 2.2 2.2
p0 queue free % 78 68 97 91 94 98 100 99

oM capacity (veh/h) 618 645 957 426 646 942 1481 1464

Volume Total 367

Volume Left 134
Volume Right 24
¢SH 649
Volume to Capacity 057 018 000 001
Queue Length 95th (ft) 89 16 0 0
Control Delay (s) 175 126 0.4 0.6
Lane LOS C B A A
Approach Delay (s) 175 126 0.4 0.6

Approach LOS C B

In Nl : .
Average Delay 11.0

Intersection Capacity Utilization 36.5% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Current Zone Designation PM Peak Synchro 9 Light Report

Page 2
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HCM Unsignalized Intersection Capacity Analysis
103: Washington Ave 10/14/2016

—- N ¥ T N 7

Lane Configurations 4

Traffic Volume (veh/h) 212 13 5 86 14
Future Volume (Veh/h) 212 13 5 86 14
Sign Control Free Free

Grade 0% 0%

Peak Hour Factor 0:8550 5= 0,85 R 0i85 I 0i85 01855 =aies
Hourly flow rate (vph) 249 15 6 101 7 16
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 264 370 256
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 264 370 256
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)

tF (s) 22 34 3.3
p0 queue free % 100 99 98

cM capacity (veh/h) 1300 628 782

Volume Total i 07 23

Volume Left 6 7
Volume Right 15 0 16
cSH 1700 1300 728
Volume to Capacity 016 000 0.03
Queue Length 95th (ft) 0 0 2
Control Delay (s) 0.0 05 101
Lane LOS A B
Approach Delay (s) 0.0 05 101

Approach LOS B
. = = :

verage Delay D 7

Intersection Capacity Utilization 21.9% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Current Zone Designation PM Peak Synchro 9 Light Report
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HCM Unsignalized Intersection Capacity Analysis
104: 9th Street & Washington Ave 10/14/2016

S TR N VS
Lane Configurations & & & &
Traffic Volume (veh/h) 13 91 5 5 30 60 5 5 3 93 5 44
Future Volume (Veh/h) 113 91 5 5 30 60 5 5 5 93 5 44
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 085 08 08 08 08 08 08 08 08 08 08 085
Hourly flow rate (vph) 133 107 6 6 35 7 6 6 6 109 6 52
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 106 13 514 494 110 468 462 70
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 106 113 514 494 110 468 462 70
tC, single (s) 41 4.1 74 6.5 6.2 7.1 6.5 6.2
tC, 2 stage (s)

F (s) 2.2 2.2 35 40 33 35 40 33
p0 queue free % 91 100 99 99 99 76 99 95

cM capacity (veh/h) 1485 1476 41 432 943 462 451 992

Volume Total ' 26 112 18 167

Volume Left 133 6 6 109
Volume Right 6 71 6 52
cSH 1485 1476 516 553
Volume to Capacity 009 000 003 030
Queue Length 95th (ft) i 0 3 32
Control Delay (s) 4.5 04 122 143
Lane LOS A A B B
Approach Delay (s) 4.5 04 122 143

Approach LOS B B
Average Delay 6.9

Intersection Capacity Utilization 39.4% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Current Zone Designation PM Peak Synchro 9 Light Report
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HCM Unsignalized Intersection Capacity Analysis
105: 7th Street & Washington Ave

10/14/2016

Lane Configurations
Traffic Volume (veh/h) 5
Future Volume (Veh/h) ]
Sign Control

Grade

Peak Hour Factor 0.85
Hourly flow rate (vph) 6
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 52
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 52
tC, single (s) 4.1
tC, 2 stage (s)

tF (s) 22
p0 queue free % 100
cM capacity (veh/h)

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity 0.00
Queue Length 95th (ft) 0
Control Delay (s) 0.2
Lane LOS A
Approach Delay (s) 0.2

Approach LOS
In
Average Delay

Intersection Capacity Utilization
Analysis Period (min)

—- N ¥

4
4

o

085 085
48 6

None

236

0 16 3
08 118 107
A B B
08 118 107

Free
0%

0855 0851 0:85
46 6 64

None

299

299
7.1

35
90
632

ICU Level of Service

Stop
0%
0.85
40

288

288

1
11

0.85
13

212

212

6.2

3.3
98

828

Stop

0%

0.85 085
6 16

318 309
318 309
7.1 6.5

3.5 4.0
99 97

590 600

49

49
6.2

3.3
99
1020

Pacific Fruit 10/14/2016 2036 Current Zone Designation PM Peak
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HCM Unsignalized Intersection Capacity Analysis
101: 15th Street 10/114/2016

A A

A5

nCanﬁguralions T *

b
Traffic Volume (veh/h) 142 88 519 114 58 442
Future Volume (Veh/h) 142 88 519 114 58 442
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 085 08 0.8 08 08 085
Hourly flow rate (vph) 167 104 611 134 68 520
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 1334 678 745
vC1, stage 1 confvol

vC2, stage 2 conf vol

vCu, unblocked vol 1334 678 745
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)

tF (s) 35 3.3 2.2
p0 queue free % 0 77 92

cM capacity (veh/h) 156 452 863

Volume Total 71 745

=
588

Volume Left 167 0 68
Volume Right 104 134 0
cSH 209 1700 863
Volume to Capacity 130 044  0.08
Queue Length 95th (ft) 368 0 )
Control Delay (s) 210.2 0.0 21
Lane LOS F A
Approach Delay (s) 210.2 0.0 21

Arage DB'E}' W S T

Intersection Capacity Utilization 84.0% ICU Level of Service E
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Proposed Zone Designation PM Peak Synchro 9 Light Report
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HCM Unsignalized Intersection Capacity Analysis
102: 11th Street & Washington Ave 10/14/2016

A an e v NNt AN Y

Lane Configurations & & &

Traffic Volume (veh/h) 114 208 20 38 22 5 84 23 9 75 18
Future Volume (Veh/h) 114 208 20 38 22 5 84 23 9 75 18
Sign Control Stop Stop Free Free

Grade 0% 0% 0% 0%

Peak Hour Factor 085 085 08 085 085 085 08 085 08 08 085 085
Hourly flow rate (vph) 134 245 24 45 48 26 6 99 27 1 88 21
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 295 258 98 392 256 112 109 126
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 295 258 98 39245551256, 112 109 126
tC, single (s) 7.1 6.5 6.2 7.1 6.5 6.2 41 4.1
tC, 2 stage (s)

tF (s) 3.5 4.0 3.3 35 4.0 3.3 2.2 2.2
p0 queue free % 78 62 97 88 93 97 100 99

cM capacity (veh/h) 597 638 957 385 641 940 1481 1460

B

Volme Toal

Volume Left

Volume Right

cSH 636 542 1481 1460
Volume to Capacity 063 022 000 0.01
Queue Length 95th (ft) 112 21 0 1
Control Delay (s) 19.9 135 0.4 0.7
Lane LOS C B A A
Approach Delay (s) 19.9 135 0.4 0.7

Approach LOS (6] B

12.6

verage Delay

Intersection Capacity Utilization 38.2% ICU Level of Service A

Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Proposed Zone Designation PM Peak Synchro 9 Light Report
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HCM Unsignalized Intersection Capacity Analysis
103: Washington Ave 10/14/2016

- N v TN 2

nﬁguraﬁons = i 4 b

Traffic Volume (veh/h) 177 82 35 7 37 87
Future Volume (Veh/h) 177 82 35 " 37 87
Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 0:857 510,350 0;851 1 ID:85- 10857 1085
Hourly flow rate (vph) 208 96 41 84 44 102
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 304 422 256
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 304 422 256
tC, single (s) 41 6.4 6.2
tC, 2 stage (s)

tF (s) 22 3.5 3.3
p0 queue free % 97 92 87

cM capacity (veh/h) 1257 569 783

[ - : WB1 _
Volume Total 304 125 146

Volume Left 0 41 44
Volume Right 96 0 102
cSH 1700 1257 703
Volume to Capacity 018 003 021
Queue Length 95th (ft) 0 3 19
Control Delay (s) 0.0 28 115
Lane LOS A B
Approach Delay (s) 0.0 28 115

Approach LOS B

Average Delay 35

Intersection Capacity Utilization 37.4% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Proposed Zone Designation PM Peak Synchro 9 Light Report
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HCM Unsignalized Intersection Capacity Analysis
104: 9th Street & Washington Ave 10/14/2016

Ay v AN AN

Lane Co ﬁguration Il & } ‘ “ - .

Traffic Volume (veh/h) 134 106 5 5 35 60 5 5 5 93 5 54
Future Volume (Veh/h) 134 106 5 5 35 60 5 5 5 93 5 54
Sign Control Free Free Stop Stop

Grade 0% 0% 0% 0%

Peak Hour Factor 085 08 08 08 08 08 085 08 08 08 08 085
Hourly flow rate (vph) 158 125 6 6 41 7" 6 6 6 109 6 64
Pedestrians

Lane Width (ff)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 112 131 600 568 128 542 536 76
vC1, stage 1 conf val

vC2, stage 2 conf vol

vCu, unblocked vol 112 131 600 568 128 542 536 76
tC, single (s) 4.1 4.1 7.1 6.5 6.2 74 6.5 6.2
tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

3.5 4.0 3.3 3.5 4.0 3.3
98 98 99 73 99 93

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity 011 000 0.04 035
Queue Length 95th (ft) 9 0 3 39
Control Delay (s) 4.6 04 132 157
Lane LOS A A B C
Approach Delay (s) 4.6 04 132 157

Approach LOS B (0]

Average Delay 7.3

Intersection Capacity Utilization 42.0% ICU Level of Service A
Analysis Period (min) 15
Pacific Fruit 10/14/2016 2036 Proposed Zone Designation PM Peak Synchro 9 Light Report
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HCM Unsignalized Intersection Capacity Analysis
105: 7th Street & Washington Ave 10/14/2016

*—‘- T‘»l

Lane Conﬁgurtions

Traffic Volume (veh/h) 5 173 43 5 5 57 34 1 5 14 5
Future Volume (Veh/h) 5 173 43 5 5 57 34 1 5 14 5
Sign Control Free Free Stop Stop

Grade 0% 0% 0% 0%

Peak Hour Factor 0:85° 085 0.85° 0.85 085 085 085 085 08 085 085 085
Hourly flow rate (vph) 6 204 51 6 48 6 67 40 13 6 16 6
Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 54 255 318 308 230 338 330 51
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 54 255 318 308 230 338 330 51
tC, single (s) 4.1 41 7.1 6.5 6.2 7.1 6.5 6.2
tC, 2 stage (s)

tF (s) 2.2 35 4.0 33 35 4,0 3.3
p0 queue free % 100 89 93 98 99 97 99

cM capacity (veh/h) 1310 613 601 810 572 584 1017

= T

clume Total

Volume Left 6 67

Volume Right 6 13

cSH 1310 626

Volume to Capacity 0.00 000 019 0.04

Queue Length 95th (ft) 0 0 18 3

Control Delay (s) 0.2 08 121 109

Lane LOS A A B B

Approach Delay (s) 0.2 08 124 10.9

Approach LOS B B

I \Summary. £

Average Delay 4.0

Intersection Capacity Utilization 3N.7% ICU Level of Service A
Analysis Period (min) 15

Pacific Fruit 10/14/2016 2036 Proposed Zone Designation PM Peak Synchro 9 Light Report
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RECEIVED

NOV 08 2016

City of Corvallis - Planning Division
501 SW Madison Avenue
Community Development Canalis; OR 82333

Plannin Divisi phone (541) 766-6908
G Planning@CorvallisOregon.aov

www,CorvallisQregon.gov/cd-planning

Fﬂfﬁm COMMUSETY Lli‘ﬁlw

Application for General &
Special Development Activities

Case Number(s): | 7DC16-00004 | Date Filed : |

Amount I:l Receipt # ‘:] Received By: | ]

[T Required Deposit (General: $100: Special: $1,000)

O Annexation € Major C Minor O Planned Development
O Comprehensive Plan Amendment (" Conceptual Development Plan
(O Conditional Development Permit (" Detailed Development Plan
C  New (" Conceptual & Detailed Development Pian
(ﬁ Master Site Plan (New or Modification) (" Modification
" Modification C Major C Minor
(" Willamette River Greenway Permit (" Nullification
(O Director's Interpretation (O Property Line Adjustment
O Extension of Service (O solar Access Permit
(O Floodplain Development Permit Variance (O Subdivision
O LDC Text Amendment (" New ( Residental C Non-Residential
O Lot Development Option (" Modification
C Major € Minor " Major Replat
O Minor Land Partition O Vacation - Right-of-Way / Plat
(O Minor Replat @ Zzone Change

ESUMIMERY <

A zone change request that would rezone a 0.56 acre site from
General Industrial to Mixed Use Employment.

Project Description

Please altach separale sheet if additional space 1s needed

Project Name | Pacific Fruit Properties Zone Change ]
City of Corvallis - Community Development Department Page 1 of 5 Applicalion for General & Special Development Activities
Revised 8/18/2015
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Applicant's Name
Phone

Applicant Signature

i Property Owner Name
Phone
Mailing Address

Owner Signature

Pacific Fruit Properties, LLC

[

| E-malt

GO Corvallis, LLC

| Email | rproderick@zilbaneco.com

7 Jackson Walkway, Providence, Rl 02903

Molly M. Stolmeser, Manager

If more than one property owner is involved. provide a separate attachment
listing each owner's or legel representative’s signature(s).

owe [ ]

Engineer

Phone

E-mail

| lvle@devcoengineering.com ]

E-mail

| steve@devcoengineering.com

@

@

|

Other Transportation| Chris Clemow P.E., Clemow Associates

541.579.8315 E-mail

cclemow@clemow-associates.com

City of Corvalis Commumnity Development Department

14 Special D

A i

Page 20f 5 Applicati
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Applicant's Name |_Pacific Fruit Properties, LLC

Phone L | E-mall idlivi n@exchangenet.net
Mailing Address | P.0. Box 1442, Corvallis, Oregon 97339-1442 ]
Applicant Signature
Property Owner Name |G Corvallis. LLC |
Phone { | E-mail | rbroderick@gilbaneco.com |
Mailing Address | 7 Jackson Walkway, Providence, RI 02903 |
< (s Date |/E
Owner Signature Ay H~
Molly M. Stolmeier, Manager

* If more than cne property owner is involved. provide a separate attachment
listing each owner's or legal representative's signature(s).

Developer |

Prone ——T |

Planner [ Lyle Hutchens, Devco Engineering, Inc. ]

Phone 541.757.8991 | E-mail | lyle@devcoengineering.com |

Civil Enginser | Steve Hattori, P.E. |

Phone 541.757.8991 | E-mail [ steve@devcoengineering.com |
I Architect |

Prons ] era |

L L]

Lendscape Architect |

Phone [ 1 Emat [

Geotachnical Engineer |

Phone —

Other Transportation| Chris Clemow P.E., Clemow Associates

Phone Enginace 541.579.8315 E-mail cclemow@clemow-associates.com

City of Corvallis Commumity Development Department Page 2 of 5 Application for General & Special Development Activities
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Street Address |_960 SW Washington Avenue |
South side of Washington Avenue, close to the Sth Street/
Washington Avenue intersection

General Location Description

As r's Map Number(s Related Tax Lot(s)
Map# [ 12-5.0288 | TaxLot(s)# [ 7100 |
Map # [ |  TaxLot(s)# | |

@ The Assessor's Map Mumber (Township, Seclion/Range} and the Tax Lot Number {parcel} can te found on
.4 the property's(ies’! tax slalement. at the Benton County Assessor's Office. or on-line at:
hitp;//maps.co.benton.or us/benton/geomecse.himl

Gross Lot Area [ 0.56 acres | NetLotArea [ 0.56 acres ]

¥ Net Lot Area : Total area of a Development Site, usually expressed in acres and excluding proposed public street rights-of-
+ way and, if a developer desires, excluding public parks, Significant Natural Feature areas dedicated to the public, land
dedicated for other public purposes, and/or other areas permanently precluded from development due to development
constraints or conservation easements.

Existing Zone(s) | General Industrial |
Existing Comprehensive Plan Designation(s) | General Industrial |
N Natural Hazards Overlay N Natural Resources Overlay
0.2' Floodway Riparian Corridor
Landslide Hazards Significant Vegetation
100-Year Floodplain Wetlands - Locally Protected
Slopes > 10% Wetlands - Non-Locally Protected

? For more information about land use and natural features information that may apply to your proparty visit
s corvall ]

Please select any of the following zone overlays or areas that apply to the subject site :

N/A Historic Preservation Overlay N/A Downtown Parking Assessment District
N/A Willamette River Greenway N/A Downtown Residential Neighborhood
N/A Planned Development N/A Downtown Pedestrian Core

N/A North C ampus Area [X]  UnversityN e'ghborhoods Ove lay

¥ Please include a discussion in the project narrative indicaling how these overlays affect your proposat

City of Cervallis - Community Development Department Page 3 of 5 Application for General & Special Davelopment Activities
Revised 8/18/2015
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o ) Traffic Study
Significant Vegetation Management Plan (SVMP)

Narrative (address all applicable LDC review criteria) * [:] Site Cross Sections

Assessor's Map with Applicable Tax Lots Highlighted D Architectural Elevations

[x] Vicinity Map [[] Architectural Floor Plans

[[] sitePlan [[] Natural Hazards Map(s)

[[] Grading Plan [[]  Natural Resources Map(s)

[] survey/ALTA [] utiities Plan

Existing Land Use(s) Map |:| Geotechnical Report / Site Assessment
[X] Zoning Map(s) e show prop [x] Electronic Versions of Attachments
I_x__i Comprehensive Plan Map(s) # show proposed change( |:’ Minimum Assured Development Area Study
D Tentative Subdivision or Partition Plat Application Fees (Deposit Only)

[[] Conceptual Landscape / Irrigation Plans k] ofther

[]

J

Floodplain Development Variance Materials (refer to LDC 2.11.60.02)

e

* Wrilten narrative is required for all application types. Typical drawings sizes are 24"x 36", 11"x17", or 8.5"x11" Sizes of
required drawings will depend on the type and scope of applications involved. Contact staff te verify requirements.
On your plans include the following: propery lines, points of access for vehicles, pedestrians, bicycles, topography (st
existing and proposed). waler courses. all natural features identified on the City's Wellands. Ripanan Corridors, Significant
Vegetation. and Natural Hazards Maps. existing and proposed streets and dnveways. parking areas, uliliies. pedestian
and icycle paths. existing easements. Please note there are addilional specific graphic and narrative requiremants for
each type of application. Refer to the "Application Requirements” section(s) within the I

cllus mer:

1. Are there existing structures on the site ? .Yes C No If Yes, please explain.

Tax Lot 7100 is developed with a single story commercial building with a floor area of
roughly 8,000 square feet

2. For your project, please indicate the uses proposed and describe the intended activities:

Re-development consistent with the standards of Mixed Use Employment Zone.

3. Will the project be completed in phases?  C Yes @No If Yes, please explain.
4, How will open space, common areas and recreational facilities be maintained?
5. Are there previous land use approvals on the development site ? C Yes .‘10
If Yes, please include a discussion in the project narrative indicating how the prior approvals
impact your proposal.

e
For mare information, contact the Planming Division at {541) 766-6208 or by g-mail.

City of Corvallls - Community Development Department Page 4 of 5 Application for General & Special Development Activities
Revised 8/18/2015
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(outreach efforts are encouraged, but not reqmred}
Mailed information regarding the proposed development to adjacent property owners / residents

Held one or more neighborhood meetings or open houses

Met individually and/or conferred over the phone with citizens

Held a project design workshop

Made site plans available for review.

Posted the project site with information about the proposal, and where to go for more info
Canvassed the neighborhood.

TN Eé D

Other (please describe)

Were changes made to the proposal as a result of citizen input? If so, what were they?
CYes @No

s to Enter Land

City staff, Planning Commissioners, and Clty Councilors are anwuraged to visit the sites of proposed
developments as part of their review of specific land use applications. Decision maker site visits are
disclosed through the public hearing process. Please indicate below whether you authorize City staff and
decision makers to enter onto the property(-ies) associated with this application as part of their site visits.

Q | authorize City staff and decision makers to enter onto the property(-ies) associated with this application
(I do not authorize City decision makers to enter onto the property(-ies) associated with this application

The applicant is responsible Please indicate who will be responsible for posting any required signs:

for posting public notice signs s p
in at least one conspicuous

place along each street Name Lyle Hutchens

frt?ntage ofa s:l.a 20 da_ys Phone 541 757.8991

prior to the public hearing

date*. Staff will prepare the E-mail |yle@devcoengineering.com

signs and will let you know

when the signs are ready to

be picked up from City Hall. (* failure to post the development site at the appropriate time may make the land use decision
vulnerable to appeal)

\ v

= T e

16405.z0nechange11.07.2016

City of Corvallis - Community Development Department Page 50f 5 Application for General & Special Development Aclivities
Revised 8/18/2015
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Application for Authority to Transact Business - Fo‘reign Limited Liability Company

/257585 99

For office use only

RecIsTRY NUMBER:

Inaccordance with Oregon Hevlsed&ﬁ!aiule 192.410-182:490, the information on this application is-public record.
We must release this information fo all parties upan request-and.it will be posted on our website.
Please Type-or Print Legibly in Black Ink. Attach Additional Sheet if Necessary.

1) Name: GD Corvallis LLC

Secretary of Stale - Corporation Division - 255 Capitol St. NE, Suite 151 - Salem, OR-97310-1327 - http:/fwww. FilinglnOregon.com - Phone: (503) 985-2200

FILED
0CT 11 2016

/11 SREGORE 59PH 000001 423
SECRETARY OF STATE" m

187

NOTE: (Must conlaln the iorids “Limited Liability Company® or the abbreviations *LLC” or “LLC.") Mustba identical to the name of record in home jurisdiction.

2) RecisTRY NUMBER I HoME JuRISDICTION 7) REGISTERED AGENT'S PUBLICLY AVAILABLE ADDRESS!
: ] 3 (Mustbe an Oregon Street Add; which is id | tothe registered agenit's
OR: CERTIFICATE OF EXISTENCE[X] (ATTACHED) ke ey
(Please provide a web-verifiable registry t from the-entily’s héme
jurisdiction. Cerlain states, such as Delaware anid New Jersay, do not provid 388 State Street, Ste. 420

statits information online. Entities-from such places must instead aﬂm;h an
official certificata of existence, currant within 60 days of delivery to IJ{lis'oﬂ'i_ce.)

3 DURATION, IF NOT PERPETUAL:

-

DaTE OF ORGANIZATION:

10/07/2016

Salem, OR 97301

8) ADDRESS OF PRINCIPAL OFFICE OF THE BUSINESS‘

7 Jackson Walkway

4) STATE OR COUNTRY OF ORGANIZATION:
_Delaware

Providence, RT 02903

9) Appress WHERE THeE Division May MaiL NoTices:
7 Jackson Walkway

5

THIS:FOREIGN LIMITED LIABILITY COMPANY SATISFIES THE

Providence, RT 02903

10)How WiLL Tris LimiTed LiaBiLITY ComPANY BE MANAGED?

REQUIREMENTS OF ORS 63.714(3).
6) NAME OF OREGON REGISTERED AGENT: [=] This LLC will be member-managed by one or more members.
C T Corporation System @ This LLC will be manager-managed by one or-more managers.
11) EXECUTION: (At least afie member or maniager must sign.)

By my signature, | declare as an authorized authority, that this filing has been examined by me and is, 1o the best of my kndviledge.and belief, tnse,
correct, and complete. Making false statements-in this document is against the law and may be penalized by fines, imprisonment or both.

Signature: ) Printed Name: Title:
_ Q,.\ Q ? Molly M. Stolmicier Secretary, Gilbane
DT Development Company, 1ts
Manager
CONTACT NAME: (To resalve questions with this filing.) 'FEES | = s
Requirad Processing Fea  $275
: Processing Fees are nonrefundable,  Please:meke check payable lo “Corporation Division.*

PHONE NUMBER: (Include area code.)

110 - Application far Autharity to Transact Busi

ORO30 - 04/17/2012 Wolters Khiwer Online

- Forelgn Limited Liability Company (03/12)

: Fres coples are available at FilinlnOreqon.com, using the Business Namie Search programi,

7
s.;.w:\s.‘;‘xmr;::-m-:-_;:xdi.siuf

——

GD CORVALLIS LLC

AT 0
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Amiton, Rian

From: Gary Feuerstein <garyc@peak.org>

Sent: Monday, November 07, 2016 12:03 PM

To: Amiton, Rian

Cc: 'CASEY DENSON'; 'Ang, S. Andrew'; David Livingston; Lyle@devcoengineering.com
Subject: Pacific Fruit Properties Zone Change (ZDC16-00004)

Follow Up Flag: Follow up

Flag Status: Flagged

Re: Pacific Fruit Properties Zone Change
(zDC16-00004)

City of Corvallis:
| represent the property owners East of the subject parcel. We fully support the application.

| was a member of the committee that drafted the MUE section in 1998. The subject property is exactly the type that
MUE was created for in an effort to allow better use of close-in Industrial properties.

The opportunity to add high density residences and neighborhood commercial/industrial in this location is a significant
benefit to our community in terms of efficiency, utilities and traffic. Indeed, there is no better place in Corvallis to add
housing.

We ask that the Planning Commission approve the Pacific Fruit Application.

Thank you for your consideration.

Gary Feuerstein, PE

223 NW 2" st., Alley Suite 110
Corvallis, OR 97330
garyc@peak.org
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AFTER RECORDING RETURN TO:

CITY OF CORVALLIS
Planning Division

P.O. Box 1083
Corvallis, OR 97339

RECORDING REQUESTED BY:

CITY OF CORVALLIS
Planning Division

P.O. Box 1083
Corvallis, OR 97339

DEED RESTRICTION
RECITALS

Whereas, Pacific Fruit Properties, LLC, an Oregon Limited Liability Company, is the Owner of the real
property, described in Exhibits “A” and “B”, and hereinafter referred to as The Property; and,

Whereas Pacific Fruit Properties, LLC, has submitted an application to the City of Corvallis, Application
Case File designated ZDC16-00004, for a zoning district change on The Property from General Industrial
to Mixed-Use Employment; and,

Whereas, the City of Corvallis Land Development Code subsection 3.27.40.01.d states:

“When an MUE Zone is approved for a site, a deed restriction recognizing
the industrial character and underlying industrial land use designation of
the property shall be recorded on the parcel(s) involved at the time the
MUE Zone is approved™; and,

‘Whereas, should the zoning district change under Application Case ZDC16-00004 be approved by the City
of Corvallis, Pacific Fruit Properties, LLC intends to comply with LDC 3.27.40.01.d, by recording this
Deed Restriction.

DECLARATION OF DEED RESTRICTION

Pacific Fruit Properties, LLC acknowledges the industrial character and the underlying industrial use
designation of The Property consistent with LDC 3.27.40.01.d.

This Declaration shall bind future owners, successors, heirs, and assigns of The Property.

Pacific Fruit Properties, LLC

By: David Livingston, Registered Agent Date
State of Oregon )
) ss.
County of Benton )
The foregoing instrument was acknowledged before me on the day of , 2016,

by David Livingston, as Registered Agent, on behalf of Pacific Fruit Properties, LLC.

Notary Public for Oregon
My commission expires:

Page 1 of |
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EXHIBIT A

THAT PROPERTY CONVEYED TO PACIFIC FRUIT PROPERTIES, LLC., IN BENTON
COUNTY DEED RECORD 2004-372709, BEING MORE PARTICULAR/LY DESCRIBED AS
FOLLOWS: BEGINNING AT A 5/8 INCH IRON ROD AT THE MOST NORTHERLY
NORTHWEST CORNER OF SAID PARCEL 1 OF PARTITION PLAT 2002-40, SAID POINT
ALSO BEING ON THE SOUTH RIGHT OF WAY LINE OF SW WASHINGTON AVENUE;
THENCE ALONG SAID SOUTH RIGHT OF WAY LINE NORTH 59-5549" WEST 26.20 FEET
TO A 5/8 INCH IRON ROD; THENCE CONTINUING ALONG SAID RIGHT OF WAY LINE
NORTH 20-05'37" EAST 1.86 FEET TO A 5/8 INCH IRON ROD; THENCE CONTINUING
ALONG SAID RIGHT OF WAY LINE NORTH 67'08'30" WEST 175. 10 FEET TO THE
NORTHWEST CORNER OF SAID PACIFIC FRUIT PROPERTIES PROPERTY, SAID CORNER
BEING WITNESSED BY A 3/4 INCH IRON ROD WHICH BEARS SOUTH 67'08'30" EAST 0.24
FEET FROM THE TRUE CORNER; THENCE ALONG THE WEST LINE OF SAID PROPERTY
SOUTH 19'56'43" WEST 151.17 FEET TO THE SOUTHWEST CORNER OF SAID PROPERTY,
SAID CORNER BEING WITNESSED BY A 1/2 INCH IRON ROD WHICH BEARS SOUTH
85'26'1 7" EAST 0.26 FEET FROM THE TRUE CORNER; THENCE ALONG THE SOUTH LINE
OF SAID PROPERTY SOUTH 85'26" 17" EAST 208.4-4 FEET TO THE SOUTHEAST CORNER
OF SAID PROPERTY; THENCE ALONG THE EAST LINE OF SAID PROPERTY NORTH
20'00'46" EAST 85.06 FEET TO THE POINT OF BEGINNING.

EXHIBIT LDHB-D-2
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AFTER RECORDING RETURN TO:

CITY OF CORVALLIS
Planning Division

P.O. Box 1083
Corvallis, OR 97339

RECORDING REQUESTED BY:

CITY OF CORVALLIS
Planning Division

P.O. Box 1083
Corvallis, OR 97339

RECITALS

Whereas, Pacific Fruit Properties, LLC, is the Owner of the real property, described in M2004-372709 of
the Benton County, Oregon Deed Records and restated on Exhibits “A” and “B” attached hereto, hereinafter

DEED RESTRICTION

referred to as The Property; and,

Whereas Pacific Fruit Properties, LLC has submitted an application to the City of Corvallis, Application
Case File designated ZDC16-00004, for a zoning district change on The Property from General Industrial

to Mixed-Use Employment; and,

Whereas, the zoning district change, from General Industrial to Mixed-Use Employment, potentially

increases peak hour vehicle trips to and from the property; and

Whereas, OAR Division 12, Transportation Planning Rule, Subsection 660-012-0060(2)(a) states in part —

)

(@)

Whereas, the Owner’s Traffic Impact Study and supplemental information has determined that a feasible
worst case scenario of any peak hour period of traffic generation for The Property at full build out, and

If a local government determines that there would be a significant effect, then the local
government must ensure that allowed land uses are consistent with the identified
function, capacity, and performance standards of the facility measured at the end of
the planning period identified in the adopted TSP through one or a combination of the
remedies listed in (a) through (e) below, unless the amendment meets the balancing
test in subsection (2)(e) of this section or qualifies for partial mitigation in section (11)
of this rule. A local government using subsection (2)(e), section (3), section (10) or
section (11) to approve an amendment recognizes that additional motor vehicle traffic
congestion may result and that other facility providers would not be expected to
provide additional capacity for motor vehicles in response to this congestion.

Adopting measures that demonstrate allowed land uses are consistent with the planned
function, capacity, and performance standards of the transportation facility; and

developed under its existing general industrial zoning designation, is 52 external trips; and

Page 1 of 2
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Whereas, the calculation of peak hour trips for proposed and existing uses shall be based upon the current
ITE Trip Generation Manual and ITE Trip Generation Handbook practices at the time of any permit
application for development on the property; and

Whereas, the Owner’s Traffic Impact Study and the Owner’s supplemental information which determined
the maximum peak hour trip cap is included in the record of the City of Corvallis Case File ZDC16-00004,
and which is available to be reviewed at any time; and

Whereas, should the zoning district change under Application Case ZDC16-00004 be approved by the City
of Corvallis, Pacific Fruit Properties, LLC intends to comply with OAR 660-12-0060(2)(a), by recording
this Deed Restriction.

DECLARATION OF DEED RESTRICTION

Pacific Fruit Properties, LLC hereby acknowledges that in accordance with the recitals above, which
specifically includes the maximum peak hour trip generation of 52 external trips, the future developable
quantity of building floor area and the related and subsequent uses of that floor area shall be limited by a
combination of the applicable City of Corvallis zoning standards at the time of any permit application and
by the cumulative total of any external peak hour trips generated by the existing and proposed uses on the

property.

This Declaration shall bind future owners, successors, heirs, and assigns of The Property, and this Deed
Restriction may only be removed by written consent of the City of Corvallis.

Pacific Fruit Properties, LLC

By; David Livingston, Registered Agent

State of Oregon )
) =88
County of Benton )
The foregoing instrument was acknowledged before me on the day of , 2016,

by David Livingston, as Registered Agent for Pacific Fruit Properties, LLC.

Notary Public for Oregon
My commission expires:

Approved As to Form:

City Attorney

Page 2 of 2
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EXHIBIT A

THAT PROPERTY CONVEYED TO PACIFIC FRUIT PROPERTIES, LLC., IN BENTON
COUNTY DEED RECORD 2004-372709, BEING MORE PARTICULAR/LY DESCRIBED AS
FOLLOWS: BEGINNING AT A 5/8 INCH IRON ROD AT THE MOST NORTHERLY
NORTHWEST CORNER OF SAID PARCEL 1 OF PARTITION PLAT 2002-40, SAID POINT
ALSO BEING ON THE SOUTH RIGHT OF WAY LINE OF SW WASHINGTON AVENUE;
THENCE ALONG SAID SOUTH RIGHT OF WAY LINE NORTH 59-55:49" WEST 26.20 FEET
TO A 5/8 INCH IRON ROD; THENCE CONTINUING ALONG SAID RIGHT OF WAY LINE
NORTH 20-05'37" EAST 1.86 FEET TO A 5/8 INCH IRON ROD; THENCE CONTINUING
ALONG SAID RIGHT OF WAY LINE NORTH 67'08'30" WEST 175. 10 FEET TO THE
NORTHWEST CORNER OF SAID PACIFIC FRUIT PROPERTIES PROPERTY, SAID CORNER
BEING WITNESSED BY A 3/4 INCH IRON ROD WHICH BEARS SOUTH 67'08'30" EAST 0.24
FEET FROM THE TRUE CORNER; THENCE ALONG THE WEST LINE OF SAID PROPERTY
SOUTH 19'66'43" WEST 151.17 FEET TO THE SOUTHWEST CORNER OF SAID PROPERTY,
SAID CORNER BEING WITNESSED BY A 1/2 INCH IRON ROD WHICH BEARS SOUTH
85'26"1 7" EAST 0.26 FEET FROM THE TRUE CORNER; THENCE ALONG THE SOUTH LINE
OF SAID PROPERTY SOUTH 85'26' 17" EAST 208.4-4 FEET TO THE SOUTHEAST CORNER
OF SAID PROPERTY; THENCE ALONG THE EAST LINE OF SAID PROPERTY NORTH
20'00'46" EAST 85.06 FEET TO THE POINT OF BEGINNING.
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Amiton, Rian

From: MARTIN Carrie A <Carrie. AAMARTIN@odot.state.or.us>
Sent: Tuesday, August 02, 2016 8:27 AM

To: Amiton, Rian

Subject: RE: Pacific Fruit Properties Zone Change (ZDC16-00004)
Attachments: Fence details.pdf

Hello,

Thank you for providing ODOT Rail & Public Transit with an opportunity to review this requested zone change from
General Industrial (Gl) to Mixed Use Employment (MUE).

As a general observation , there is a shortage of industrial-zoned land adjacent to rail lines in Oregon and this proposed
change will only exacerbate the problem. The issue involves the Mixed Use Employment zoning next to an active rail
line. Today, we hear much concern being voiced over “livability” issues and quality of life. Yet, surprisingly, many don’t
grasp that allowing Mixed Use Employment development next to a railway corridor is a recipe for decades of future
land-use conflict, especially when you consider that local governments have zero regulatory authority over construction,
maintenance, and operation of railroads due to federal preemption. What may be a sleepy, low-volume rail line today
might become a busy mainline corridor five years from now for reasons that aren’t on anyone’s radar screen at present.
Moreover, experience has taught us that once a new homes/businesses become occupied then complaints ensue about
neighboring train whistles, noise, vibrations, and odors. A minimal forethought is given to the risk of a train injuring
trespassing children who often come to view the corridor as a playground, or to the dangers posed to lives and property
in the event of a derailment that results in release of hazardous materials. In the case at hand, when freight cars that
can be 90 feet in length start to jackknife they don’t always respect the right of way boundaries and can land in
backyards and crash into homes. Yet, despite these possibilities, planning authorities who would never approve
residences/businesses adjacent to an oil refinery will allow housing to snuggle up next to a rail line even though railroads
are a form of heavy industry. Creating circumstances that could foster such potential conflicts on purpose seems counter
to good land-use planning.

There is low fencing with an access gate along the rail line and when developed a higher fence is recommended with no
gates for the protection of the public from trespassing and safety. | will attach a standard drawing of railroad fencing.

To summarize, the line can be a powerful magnet for attracting new industry provided there is adequate industrially-
zoned land contiguous to the railroad where businesses can locate. Having any of the parcels Mixed Use Employment
zoned land would have detrimental consequences for economic development by further reducing the supply of
industrial land reasonably accessible by rail. It also would set the stage for future quality-of-life conflicts between
residents/businesses and railroad operations because of the proximity of residences/businesses to the rail corridor.
ODOT'’s Rail Division recommends that the parcels be zoned General Industrial, and not Mixed Use Employment.

Thank you for your consideration.

Carrie Martin

ODOT Rail and Public Transit Division
Crossing Compliance Specialist
503-986-6801
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