
CITY OF CORVALLIS 
LAND DEVELOPMENT HEARINGS BOARD AGENDA 

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

 

I. Community Comments 
Opportunity for public input on matters of interest to the Land Development Hearings Board. 
 

II. New Business 

a. Selection of Land Development Hearings Board chair 

III. 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 4th 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 
*** Library Main Meeting Room, 645 NW Monroe Avenue, main level 
**** LaSells Stewart Ctr. 875 SW 26th Street, Corvallis 
***** Majestic Theater, 115 SW 2nd Street 
tbd 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 
Rian.Amiton@CorvallisOregon.gov 

  

 
 

CASE  PACIFIC FRUIT PROPERTIES (ZDC16-00004) 

TOPIC REVIEW OF A ZONE CHANGE  

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

OWNER GD Corvallis, LLC 
7 Jackson Walkway 
Providence, RI 02903 

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

SITE LOCATION 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. 

SITE AREA 0.56 acres 

COMPREHENSIVE 
PLAN 
DESIGNATION 

GI (General Industrial) 

EXISTING ZONE 
DESIGNATION 

GI (General Industrial) 

PUBLIC 
COMMENT 

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. 
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EXHIBITS 
 

 

 Exhibit LDHB-A – Application Materials * 

o Application Form 

o Application Narrative 

o Attachment A – Public Notice Map 

o Attachment B – Existing Comprehensive Plan Designations 

o Attachment C – Existing Zoning Designations 

o Attachment D – Existing Land Uses 

o Attachment E – Significant Natural Features 

o Attachment F – Existing Utilities 

o Attachment G – Utility Capacity Study 

o Attachment H – Traffic Impact Analysis 

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

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

 Exhibit LDHB-D – Proposed deed restriction recognizing the industrial character and 

underlying industrial land use designation 

 Exhibit LDHB-E – Proposed deed restriction limiting future vehicle trip generation from 

the site 

 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 9th and 10th 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 (GI) (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 9th 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 (GI) 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 GI 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.”  
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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: 
 
 1891 – Site was annexed as part of the 7th to 15th Street Annexation. 
 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 7th Street, and SW 10th Street. Lot 7 of that 
plat included a small portion of the subject site. 

 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 ¼ 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 



 
Pacific Fruit Properties Zone Change (ZDC16-00004) 
Land Development Hearings Board Staff Report 
Page 7 of 24 

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); 
2.  Visual elements (scale, structural design and form, materials, etc.); 
3.  Noise attenuation; 
4.  Odors and emissions; 
5.  Lighting; 
6.  Signage; 
7.  Landscaping for buffering and screening; 
8.  Transportation facilities; 
9.  Traffic and off-site parking impacts; 
10.  Utility infrastructure; 
11.  Effects on air and water quality (note: a DEQ permit is not sufficient to meet this criterion); 
12.  Consistency with the applicable development standards, including the applicable 

Pedestrian Oriented Design Standards; 
13.  Preservation and/or protection of Significant Natural Features, consistent with Chapter 

2.11 - Floodplain Development Permit, Chapter 4.2 - Landscaping, Buffering, Screening, 
and Lighting, Chapter 4.5 - Floodplain Provisions, Chapter 4.11 – Minimum Assured 
Development Area (MADA), Chapter 4.12 – Significant Vegetation Protection Provisions, 
Chapter 4.13 - Riparian Corridor and Wetland Provisions, and Chapter 4.14 - Landslide 
Hazard and Hillside Development Provisions. Streets shall also be designed along 
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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 
DESIGNATION IS: 

THE OFFICIAL ZONING MAP DESIGNATION 
SHALL BE: 

INDUSTRIAL INDUSTRIAL 
General RTC Research Technology Center  

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

 

 
As illustrated on Exhibit LDHB-A-35, the subject site has a Comprehensive Plan Map 
designation of General Industrial (GI). According to LDC Table 2.2-1, both the existing General 
Industrial (GI) and proposed Mixed Use Employment (MUE) zoning designations correspond to 
the GI 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:  
 

A. Preservation of significant open space and natural features; 
B. Efficient use of land; 
C. Efficient use of energy and other resources; 
D. Compact urban form; 
E. Efficient provision of transportation and other public services; and 
F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian scale, a 

defined center, and shared public areas. 
 

3.2.7 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:  
 
A. Basic site design (i.e., the organization of uses on a site and its relationship to 

neighboring properties); 
B. Visual elements (i.e., scale, structural design and form, materials, etc.); 
C. Noise attenuation; 
D. Odors and emissions; 
E. Lighting; 
F. Signage; 
G. Landscaping for buffering and screening; 
H. Transportation facilities; and 
I. Traffic and off-site parking impacts. 

 
 
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. 
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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 GI, 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. 
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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 7th 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 GI 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 GI, 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 GI 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 GI 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:  
 

3. Noise attenuation 
4.  Odors and emissions 
5.  Lighting 
6. Signage 

 
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 GI 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 GI 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 GI 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 GI 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 § 3.27.50.05 regarding compatible street 
tree species apply to the proposed MUE zone.  
 
Overall, the screening requirements for the GI zone are more robust. However, the GI 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 GI 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) 
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 Figure 2 – Looking West on SW Washington at 9th Street 

 
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 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: 
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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 
(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. 

 
(2) 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. 

 
(9) Notwithstanding section (1) of this rule, a local 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. 

 
(a)  The proposed zoning is consistent with the existing comprehensive plan map designation 
and the amendment does not change the comprehensive plan map; 
(b)  The local government has an acknowledged TSP and the proposed zoning is consistent 
with the TSP; and 
(c)  The area subject to the zoning map amendment was not exempted from this rule at the 
time of an urban growth boundary amendment as permitted in OAR 660-024-0020(1)(d), or the area 
was exempted from this rule but the local government has a subsequently acknowledged TSP 
amendment that accounted for urbanization of the area. 

 
The proposed Zone Change would convert approximately 0.56 acres of General Industrial (GI) 
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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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 GI Zone is 52 trips during 
the PM peak hour. Total trip generation was adjusted for pass-by trips. Net trips estimated for 
the GI 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 GI 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 10th and 11th 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 9th and Washington, and 10th 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 
quality 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 GI 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 § 
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 GI 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 GI 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 Article IV. After balancing 
all of the applicable compatibility criteria and development standards, when comparing the 
existing GI 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): 
 
 I 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: 
 
 I move to deny the proposed Zone Change (ZDC16-00004), based on the findings 
presented by the Land Development Hearings Board during it deliberations. 
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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. 

B. 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. 

C. 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 9th Street and 
Washington Avenue. 

D. 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.  

E. 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. 

F. 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. 

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

H. 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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I. 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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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 (GI), 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 9th and SW 10th 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 9th 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 
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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); 
B.  Visual elements (i.e., scale, structural design and form, materials, etc.); 
C.  Noise attenuation; 
D.  Odors and emissions; 
E.  Lighting; 
F.  Signage; 
G.  Landscaping for buffering and screening; 
H.  Transportation facilities; and 
I.  Traffic and off-site parking impacts. 

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

neighboring properties); 
2.  Visual elements (scale, structural design and form, materials, etc.); 
3.  Noise attenuation; 
4.  Odors and emissions; 
5.  Lighting; 
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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: 
 
 A.  Preservation of significant open space and natural features; 
 B.  Efficient use of land; 
 C.  Efficient use of energy and other resources; 
 D.  Compact urban form; 
 E.  Efficient provision of transportation and other public services; and 

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

 
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. 
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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. 
 
8.10.2  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. 

 
8.10.4  New commercial development shall be concentrated in designated mixed use districts, which 

are located to maximize access by transit and pedestrians. 
 
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. 

 
C.  Comprehensive neighborhoods have a variety of types and sizes of public parks and open 

spaces to give structure and form to the neighborhood and compensate for smaller lot 
sizes and increased densities. 

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

mass, and orientation. 
 
E.  Neighborhoods have a mix of densities, lot sizes, and housing types. 
 
F.  Neighborhoods have an interconnecting street network with small blocks to help disperse 

traffic and provide convenient and direct routes for pedestrians and cyclists. In 
neighborhoods where full street connections cannot be made, access and connectivity are 
provided with pedestrian and bicycle ways. These pedestrian and bicycle ways have the 
same considerations as public streets, including building orientation, security enhancing 
design, enclosure, and street trees. 
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G.  Neighborhoods have a layout that makes it easy for people to understand where they are 

and how to get to where they want to go. Public, civic, and cultural buildings are 
prominently sited. The street pattern is roughly rectilinear. The use and enhancement of 
views and natural features reinforces the neighborhood connection to the immediate and 
larger landscape. 

 
H.  Neighborhoods have buildings (residential, commercial, and institutional) that are close to 

the street, with their main entrances oriented to the public areas. 
 
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.  

 
9.3.3  The City shall encourage a mix of residential land uses and densities throughout the City 

through the application of the criteria of the Land Development Code and through exploration 
of new approaches that respect the community’s values. 

 
9.4.1  To meet Statewide and Local Planning goals, the City shall continue to identify housing needs 

and encourage the community, university, and housing industry to meet those needs.  
 
9.5.1  The City shall plan for affordable housing options for various income groups, and assure that 

such options are dispersed throughout the City. 
 
9.4.7  The City shall encourage development of specialized housing for the area's elderly, disabled, 

students, and other groups with special housing needs. 
 
9.4.9  Residential development should consider and accommodate to the maximum extent possible, 

the future needs of senior citizens. 
 
9.5.1  The City shall plan for affordable housing options for various income groups, and assure that 

such options are dispersed throughout the City. 
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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 GI 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. 
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Eight of the Civic uses and 13 of the Commercial uses permitted outright in the MUE zone are not 
permitted outright in the GI zone.  In comparison, all of the Industrial uses permitted outright in the 
MUE zone are also permitted outright in the GI 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 GI 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 GI 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 GI.  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 GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 
quarter-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 GI 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 GI 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 GI 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 GI 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 GI 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 GI zone. 
 
Both the MUE and GI 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 GI 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 
GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 GI 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 7th Street and 11th 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 9th 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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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. 

 
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)  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 

 
(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 GI 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. 

GI 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 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, 9th Edition and practices from the ITE Trip Generation 
Handbook, 3rd Edition. 
 
  

(Revised 07 November 2016) 
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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 (GI) 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 GI 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 GI 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 the transportation 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 GI 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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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 GI 
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. 
  

(Revised 07 November 2016) 

(Revised 07 November 2016) 
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 Water demand for the site under the existing zoning designations of General Industrial (GI) 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 

 
 Water demand for the site under the proposed zoning designation of Mixed Use Employment 

(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 

 
 No increase or decrease in the maximum water demand occurs due to the proposed zone 

change from GI to MUE.  
 
To serve the site, a 12” waterline currently runs along 9th 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. 
 

 Sanitary sewer design flows for the site under the existing zoning designations of General 
Industrial (GI) 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 

 
 Sanitary sewer design flows for the site under the proposed zoning designation of Mixed Use 

Employment (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 GI 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 GI 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. 
 

 Existing General Industrial (GI) Zone Designation: 
 

 The 10-year peak storm water runoff is 0.113 cfs. 
 

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

 
 An increase 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 7th 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 GI 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 GI 
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. 

 
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. 

 
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. 
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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 GI 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 GI 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 GI 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 GI zone. 
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Attachments A through E 
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Attachment F 
Existing Utilities 
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Attachment G 
Utilities Capacity Study 
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Attachment H
Transportation Impact Analysis
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 7/21/2016 8:25 AM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 15th St -- SW Washington Ave QC JOB #: 13631818
CITY/STATE: Corvallis, OR DATE: Wed, Nov 04 2015

15-Min Count
Period

Beginning At

SW 15th St
(Northbound)

SW 15th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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:

Peak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

0 198 132

471827

1

1

3 44

0

18

330

236

5

62

217

229

180

7

0.82

0.0 6.6 0.0

2.14.40.0

0.0

0.0

0.0 2.3

0.0

5.6

3.9

3.8

0.0

3.2

6.5

3.9

0.6

0.0

0

102

15 100

0 63 2

0190

0

0

0 14

0

11

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 8:05 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 15th St -- SW Washington Ave QC JOB #: 13631819
CITY/STATE: Corvallis, OR DATE: Wed, Nov 04 2015

15-Min Count
Period

Beginning At

SW 15th St
(Northbound)

SW 15th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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:

Peak-Hour: 4:45 PM -- 5:45 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

0 363 68

373354

2

1

1 101

0

64

431

376

4

165

429

437

106

4

0.87

0.0 2.5 1.5

2.72.10.0

0.0

0.0

0.0 0.0

0.0

0.0

2.3

2.1

0.0

0.0

2.1

1.6

1.9

0.0

2

73

85 82

0 28 10

4380

0

0

0 4

0

9

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 11th St -- SW Washington Ave QC JOB #: 13924201
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016

15-Min Count
Period

Beginning At

SW 11th St
(Northbound)

SW 11th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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:

Peak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

6 85 15

44573

34

21

6 18

38

9

106

122

61

65

129

69

39

117

0.78

0.0 2.4 6.7

0.02.21.4

2.9

0.0

16.7 0.0

0.0

0.0

2.8

1.6

3.3

0.0

2.3

2.9

2.6

0.9

7

20

9 7

7 6 0

153

1

3

0 0

21

3

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 11th St -- SW Washington Ave QC JOB #: 13924202
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016

15-Min Count
Period

Beginning At

SW 11th St
(Northbound)

SW 11th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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 3 0 104 449

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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:

Peak-Hour: 5:00 PM -- 6:00 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

1 62 15

65613

85

132

15 24

26

14

78

75

232

64

161

95

153

40

0.92

0.0 0.0 0.0

0.00.00.0

0.0

0.0

0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

25

17

25 15

0 1 0

2140

3

4

4 0

2

2

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 9th St -- SW Washington Ave QC JOB #: 13924203
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016

15-Min Count
Period

Beginning At

SW 9th St
(Northbound)

SW 9th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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 3 1 0 0 5 3 0 33 158
8:30 AM 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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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:

Peak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 8:30 AM -- 8:45 AM

0 0 1

31431

22

24

1 2

33

28

1

66

47

63

52

7

54

64

0.79

0.0 0.0 0.0

0.00.00.0

4.5

0.0

0.0 0.0

0.0

10.7

0.0

0.0

2.1

4.8

7.7

0.0

0.0

0.0

9

19

1 0

0 0 0

100

0

4

0 0

24

1

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 9th St -- SW Washington Ave QC JOB #: 13924204
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016

15-Min Count
Period

Beginning At

SW 9th St
(Northbound)

SW 9th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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 3 0 13 0 4 0 25 24 0 0 0 3 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 77 303
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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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 3 0 0 0 0 3
Railroad

Stopped Buses

Comments:

Peak-Hour: 5:00 PM -- 6:00 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

1 3 3

66131

79

64

0 0

21

42

7

98

143

63

125

1

132

53

0.89

0.0 0.0 0.0

1.50.00.0

0.0

0.0

0.0 0.0

0.0

0.0

0.0

1.0

0.0

0.0

0.0

0.0

0.8

0.0

3

23

3 1

0 0 0

300

0

6

0 0

6

0

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 7th St -- SW Washington Ave QC JOB #: 13924205
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016

15-Min Count
Period

Beginning At

SW 7th St
(Northbound)

SW 7th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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 3 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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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 3 1 0 0 1 0 0 2 0 0 3 0 10
Railroad

Stopped Buses

Comments:

Peak-Hour: 7:45 AM -- 8:45 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

17 9 7

162

1

34

13 2

46

2

33

9

48

50

12

21

42

65

0.85

0.0 0.0 0.0

0.00.0100.0

0.0

0.0

0.0 0.0

2.2

50.0

0.0

22.2

0.0

4.0

8.3

0.0

0.0

4.6

11

6

9 2

9 5 0

020

1

3

0 0

6

0

NA

NA

NA NA

NA

NA

NA NA
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 10/13/2016 12:23 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: SW 7th St -- SW Washington Ave QC JOB #: 13924206
CITY/STATE: Corvallis, OR DATE: Wed, Oct 05 2016

15-Min Count
Period

Beginning At

SW 7th St
(Northbound)

SW 7th St
(Southbound)

SW Washington Ave
(Eastbound)

SW Washington Ave
(Westbound)

Total Hourly
Totals

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
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

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:

Peak-Hour: 5:00 PM -- 6:00 PM
Peak 15-Min: 5:00 PM -- 5:15 PM

38 24 8

1101

2

112

29 2

27

2

70

12

143

31

28

41

121

66

0.93

0.0 0.0 0.0

0.00.00.0

0.0

0.9

0.0 0.0

0.0

0.0

0.0

0.0

0.7

0.0

0.0

0.0

0.8

0.0

5

10

8 5

0 1 2

021

0

8

1 0

5

0

NA

NA

NA NA

NA

NA

NA NA
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