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NOTICE OF ADOPTED AMENDMENT P
7/29/2009
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Grants Pass Plan Amendment
DLCD File Number 002-09

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Tuesday, August 11,2009

This amendment was submitted to DLCD for review prior to adoption. Pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN MAILED
TO YOU ON A DIFFERENT DATE THAT IT WAS MAILED TO DLCD. AS A
RESULT, YOUR APPEAL DEADLINE MAY BE EARLIER THAN THE ABOVE
DATE SPECIFIED.

Cc: Lora Glover, City of Grants Pass
Gloria Gardiner, DLCD Urban Planning Specialist
John Renz, DLCD Regional Representative
Bill Holmstrom, DLCD Transportation Planner
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2  DLCD
Notice of Adoption

THIS FORM MUST BE MAILED TO DLCD
WITHIN § WORKING DAYS AFTER THE. FINAL DECISTON
PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18-

———————

Jurisdiction; City of Grants Pass Local file number: 09-40200001

Date of Adeption: 7/1/09 - ‘Oral Decision .~ Date Mailed: 7/20/09

Was a Notice of Prgi{&ééggAhgﬂ&ﬂ'ﬁé’ﬁ?(%nﬁaﬁnﬁﬁgﬁ% DLCD? Select oneDate:

] Comprehensive Plan Text Amendment x4 Comprehensive Plan Map Amendment
] Land Use Regulation Amendment @ Zoning Map Amendment

[[] New Land Use Regulation [] Other:

T

Summarize the adopted amendment. Do not use technical terms. Do not write “See Aftached”.

Comprehenswe plan map and zone change from R-3 to R-4; high density residential
to high rise density residential. HR to HRR along Fairview Avenue; and from
High Density Residential to General Commercial (R-3) to (GC) alona Terry Lane.

Does the Adoption differ from proposal? Please selectone  yq

Plan Map Changed from: ;4 Density Res 0! Hioh Rise Rensity Residential &
Zone Map Changed from: to:  General Commercial

_ R-3 - R-4 & GC ,
Location: Fairview & Terry Lane Acres Involved: 2 .74
Specify Density: Previous: 17.4 du/acre New: 34.8 du/acre & 17.4 du’/acre

Applicable statewide planning goals:
1 2 3 4 5 6 7 8 9

EEDDDE]DDE@@EEDDDDDD

Was an Exception Adopted? [ ] YES [ NO
Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? ‘ [ Yes [INo
If no, do the statewide planning goals apply? : [1Yes []No
If no, did Emergency Circumstan_ces requAi‘re immediate adoption? "[JYes [ ]No

002-09 (17404) [15629]

DLCD file No.



Please list all affected State or Federal Agencies, Local Governments or Special Districts:

- Oregon Dot. of Transportation
Josephine County
City of Grants Pass

Local Contact: Lora Glover, Associate Planner  PNONe: (541)a74- 5365  EXtension: 54,
Address: 101 NW A Street Fax Numberss; 776~ 9218. -
City: Grants Pass OR - Zip: 97526 E-mail Address: laTover@grantspassoregon. qov

ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within S working days after the final decision

per ORS 197.610, OAR Chapter 660 - Division 18.

1. Send this Form and TWO Complete Copies (documents and maps) of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-23540

2, Electronic Submittals: At least one hard copy must be sent by mail or in person, but you may also submit
an electronic copy, by either email or FTP. You may connect to this address to FTP proposals and
adoptions: webserver.led.state.or.us. To obtain our Username and password for FTP, call Mara Ulloa at

503-373-0050 extension 238, or by emailing mara.ulloa@state.or.us.

3. Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the amendment. _

4, Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information. ‘

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the date,
the Notice of Adoption is sent to DLCD. 4 _

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who
participated in the local hearing and requested notice of the final decision.

7. Need More Copies? You can now access these forms online at http://www.led.state.or.us/. Please
print on 8-1/2x11 green paper only. You may also call the DLCD Office at (503) 373-0050; or Fax
your request to: (503) 378-5518; or Email your request to mara.ulloa@state.or.us - ATTENTION:
PLAN AMENDMENT SPECIALIST.

http://www.lcd.state.or.us/LCD/forms.shtm] Updated November 27, 2006 .
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mailto:mara.ulloa@state.or.us
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"‘ City of Grants Pass

July 20, 2009

WHERE THE ROGUE RIVER RUNS

Attention: Plan Amendment Specialist
Dept. of Land Conservation & Development
635 Capitol Street NE, Suite 150

Salem OR 97301-2540

Re:  Main Place — CPMA & ZC

Legal: 36-05-15-32, TLs 2000, 2001, 2100, 2200 2201, 2300 & 2302

File No.: 09-40200001
Dear Sir/Madam:
Please find enclosed two copies of DLCD Notice of Adoption and Findings of Fact for the above-
referenced matter. If you have any questions concerning this application, please do not hesitate to
contact me directly.
Sincerely,

Lora Glover
Associate Planner
Ext. #6427

pc: Tax. Lot File/CF

n
\

101 Northwest “A” Street, Grants Pass, Oregon 97526 * (541) 474-6355 * FAX (541) 476-9218 * www.grantspassoregon.gov


http://www.grantspassoregon.gov

ORDPINANCE NO. 5493

AN ORDINAN CE AMENDING THE COMPREHENSIVE PLAN MAP FROM HIGH DENSITY

RESIDENTIAL TO HIGH RISE DENSITY RESIDENTIAL AND GENERAL COMMERCIAL

AND THE ZONING MAP FROM R-3 TO R-4 AND GC, AND ENTERING INTO

DEVELOPMENT AGREEMENT #2009-01.

WHEREAS:

1. The Comprehensive Plan of the City of Grants Pass was ad(_)pted December 15, 1982. The
Development Code of the City of Grants Pass was adopted August 17, 1983; and

2. - The owners of the subject properties have requested the comprehensive plan map and zone map
amendments, and Development Agreement.

3. I terms of }Shysical conditions and characteristics, location and availability of services, the
properties are appropriate for the proposed R4 and GC zoning designations, subject to certain
restrictions and conditions.

4. The applicable criteria listed in ,thc Comprehensive Pla.n and the Development Code are met.

5. The applicable provisions of ORS 94.504 through 94.528, governing Development Agreement

are mct

NOW, THEREFORE, THE CITY OF GRANTS PASS HEREBY ORDAINS:

" Section 1: The Comprehensive Plan Map is hereby amended to include the property identified by

Assessor’s Map and Tax Lot(s) as 36-05-16-32, TLs 2000, 2001, 2100, 2200, 2201, 2300 & 2302. All

- of tax lots 2001, 2200, and 2300, and the northerly portions of tax lots 2000 & 2100 and adjacent rights- -

of-way, shown in Exhibit “A”, to be entirely within the High Rise Density Residential Comprehensive

‘Plan Map designation; and all of tax lots 2201 and 2302, along with the southerly portions of tax lots

2000 & 2100, and adjacent rights-of-way, shown in Exhibit “A”, to be entirely within the General
Commercial Comprehensive Plan Map designation; and

Section 2: The Zoning Map is hereby amended to include all of tax lots 2001, ‘2200,Aand 2300, and the

- northerly portions of tax lots 2000 & 2100 and adjacent rights-of-way, shown in Exhibit “B”, to be

entirely within the R-4 Zoning Map designation; and all of tax lots 2201 and 2302, along with the
southerly portions of tax lots 2000 & 2100, and adjacent rights-of-way, to be in the GC Zoning Map

designation as shown in Exhibit “B™.

Section 3 3: The City hereby adopts Development Agreement #2009-01, attached as Exhibit “1”, which -
stipulates conditions attached to the development of the property as rezoned to High Rise Density (R-4)
and General Commercial (GC).



ADOPTED by the Council of the City of Grants Pass, Oregon, in regular session, this ("f day of
July, 2009.

SUBM]TTED to and A—pp’bua‘p by the Mayor of the City of Grants Pass, Oregon,

this_7** dayof _Tely , 2009.
. W/t/,mu,

. o cha7‘l Murphy,

ATTEST: . _ | ' |
qlx‘é'v«_j k@wﬂ____ Date Submitted to May%,—’ 7-7-8%
- Finance Director . , o :

Approve as to Form, Douglas McGreary, Interim City Attorney %/"\ o



Amended Comprehensive Plan Map Designation
(High Rise Density Residential & General Commercial)

136-05-16-CB TL 2000,2001, 2100, 2200, 2201, 2300, & 2302
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~ Amendeu Zoning Map Designation

R-4 and GC

36-05-16-CB TL 2000,2001, 2100, 2200, 2201, 2300, & 2302

N

EXHIBIT B -to Ordinance




CITY OF GRANTS PASS COMMUNITY DEVELOPMENT DEPARTMENT

MAIN PLACE

COMPREHENSIVE PLAN MAP AMENDMENT AND ZONING MAP AMENDMENT,
AND DEVELOPMENT AGREEMENT

FINDINGS OF FACT

Procedﬁre Type:

Type IV: Planning Commission Recommendation
and City Council Decision

Project Number:

09-40200001

Project Type:

Comprehensive Plan Map Amendment,
Zoning Map Amendment, and Development
Agreement #2009-01

Owner:

Main Place Grants Pass, LLC (TLs 2000, 2100, 2200,
2201, 2300, & 2302)
Marjorle D. Hill (TL 2001)

Ap'plicant':

Geoff Farrer

Map & Tax Lot:

36-05-16-32, TLs 2000, 2001, 2100, 2200, 2201, 2300
& 2302

Address:

1817, 1829, 1831, 1833 & 1849 NE Fairview Avenue
220 NE Terry Lane

Existing Comprehenswe Plan
Designation:-

High Density Residential

Proposed Comprehensive -
Plan Designation:

High Rise Density Residential & General Commercial

Existing Zoning: R-3
Proposed Zoning: R-4 & GC
Planner Assigned: Lora Glover

’Application Received:"

February 27, 2009

Application Complete:

February 27, 2009

Staff Report:

Date of Staff Report: May 4, 2009

Date of Planning Commission | May 27, 2009, contmued from May 13 2009, and
Hearing: : April 22 2009 - :

Date of Findings of Fact: June 10, 2009

Date of City Council June 5, 2009

Date of City Council Hearlng

July 1, 2009, continued from June 3, 2009, and
June 17, 2009

July 15, 2009

Date of Findings of Fact:

i, PROPOSAL:

The request is for a Comprehensive Plan Map Amendment and Zoning Map Amendment

from High Density Residential/HR (R-3) to High Rise Residential/HRR (R-4) and General

.Commercial (GC). The amendments are summarized as foliows: -

09—40200002 Findings of Fact -

City Councn
Main Place Comprehensive Plan Map/Zone Change/DeveIopment Agreement

Page 1 of 17




Approximate Area of Changes Comprehensive Plan Ameridment _Zoning Map Amendiment

1.14 acres ' HRto HRR R-3to R-4
1.60 acres , HR to GC R-3to GC

The application materials include a narrative, along with a concept map and a Traffic
Impact Analysis, with Addendums (T!A). The applicant proposes to develop the property
with a variety of mixed uses to include the foIIowmg

o 10,620 sq. fi. of professional office space;
o 19,848 sq. fi. of specialty retail area; and
o Ten (10) residential units.

The application also includes a proposed Development Agreement to address traff“ ic
mitigation and development of the site.

The TIA incorporates data and future mitigation measures that have been approved
under the Home Depot plan map, zone map, development agreement and site plan
approval. The intent of the Development Agreement is to coordinate the future
development of this project with the mitigation measures to be installed by Home Depot;
outline the additional mitigation measures that will be required for this development; and,
establish the trip cap for the proposed uses listed above.

I AUTHORITY AND CRITERIA:

Sections 13.5.5 and 13.8.3 of the Grants Pass Urban Area Comprehensive Plan provide
that joint review by the City Council and Board of County Commissioners shall be
required for amendment and revision to Comprehensive Plan findings, goals, policies,
and land use maps of the Comprehensive Plan. However, the 1998 Intergovernmental
Agreement modified that provision with the result that the City Council will make the
decision, and the County will have automatic party status.

Section 13.8.3 of the Comprehensive Plan provides that notice shall be as provided in
Section 2.060 of the Development Code for a Type IV procedure, with a
recommendation from the Urban Area Planning Commission and a fina! decision by City
Council. The text or map of the Comprehensive Plan may be recommended for
amendment and amended provided the criteria in Section 13.5.4 of the Comprehensive
Plan are met. The Zoning Map may be amended provided the Criteria in Section 4.033
of the Development Code are met. '

The development agreement must meet the requirements of ORS 94.504 to 94.528.

09-40200002: Findings of Fact - City Council
Main Place Comprehensive Plan Map/Zone Change/Development Agreement Page 2 of 17



. APPEAL PROCEDURE:

The City Council’s final decision may be appealed to the State Land Use Board of
Appeals (LUBA) as provided in state statutes. A notice of intent to appeal must be filed
with LUBA within 21 days of the Council's written decision.

Iv. PROCEDURE:

A.

A..

An application for Comprehensive Plan Map and Zone Map Amendment was
submitted and deemed completed on February 27, 2009. The application was
processed in accordance with Section 2.060 of the Development Code.

Notice of the proposed amendment and the April 22, 2009, public hearing was
mailed to the Oregon Department of Land Conservation and Development on
March 3, 2008, in accordance with ORS 197.610 and OAR Chapter 660, Division

18

Public notice‘of the April 22, 2009, public hearing was mailed on April 1, 2009, in
accordance with Sections 2.053 and 2.063 of the Development Code.

Public notice of the April 22, 2009, public hearing was published in the
newspaper on April 15, 2009.

Staff requested a continuance of the April 22, 2009, hearing until May 13, 2009.

At the May 13, 2009, public heéring, a request to continue the métter by a person
in opposition was granted until May 27, 2009.

The Planning Commission made a recommendatlon in support of the request on
May 27, 2009.

The Planning Commission signed the Findings of Fact on June 10, 2009.

Public notice of the June 3, 2009, public hearing was mailed on May 13, 2009, in

accordance with Sections 2.053 and 2.063 of the Development Code.

The June 3, 2008, public hearing was continued until June 17, 2009.

~ The City Council continued the June 17, 2009, public hearing kuntkil July 1, 2009.

The City Council held a public hearing to consider the request on July 1, 2009. A
roll call vote was taken during the public hearing and the City Council voted to
approve the request.

SUMMARY OF EVIDENCE:

The basic facts and criteria regarding this application are contained in the staff
report, which is attached as Exhibit “A” and incorporated herein.

09-40200002: Findings of Fact — City Council :
Main Place Comprehensive Plan Map/Zone Change/Development Agreement Page 3 of 17



V.

VII.

The minutes of the public hearing held by the City Council on July 1, 2009', are
attached as Exhibit “B” and incorporated herein.

The PowerPoint Presentation given by staff at the July 1, 2009 public hearing is
attached as Exhibit “C" and incorporated herein.

The PowerPoint Presentation given by the applicant’s representative at the July .
1, 2009, public hearing is attached as Exhibit “D” and incorporated herein.

FINDINGS OF FACT:

The City Council found that the request meets the criteria contained in Section 13.5.4 of
the Comprehensive Community Development Plan Policies and the criteria contained in
Section 4.033 of the Development Code based on the reasons stated in the findings
below.

GENERAL FINDINGS OF FACT:

Property Characteristics

1. Comprehensive Plan Designation: HR (High Density Residential)
2. Zoning: R-3 |

3. Size: ‘ ~
Tax Lot 2000: 0.70 acres = !
Tax Lot 2001: 0.25 acres ‘
Tax Lot 2100: 0.49 acres
Tax Lot 2200: 0.18 acres
Tax Lot 2201: 0.31 acres
Tax Lot 2300: 0.20 acres
Tax Lot 2302: 0.61 acres
Total: 2.74 acres

@mpooow

4. Access: The parcels have frontage and access off Fairview Avenue and Terry
Lane.

5. Utilities:

a. Water: 10 & 12-inch main in the Parkway right-of-way;
12-inch main in Fairview Avenue and Terry Lane right-of-ways.
b. Sewer: 8-inch mains in the right-of-way of Fairview and Terry Lane right- -
of-ways; and an 8-inch line running along the south property lines
off Terry Lane.
¢. Storm: 8 & 12-inch pipe in Fairview;
18-inchin Terry Lane; and :
24-inch near south property lines off Terry Lane

6. Topography: The property is generally level.

09-40200002: Findings of Fact — City Council
Main Piace Comprehensive Plan Map/Zone Change/Development Agreement Page 4 of 17



a. Natural Hazards: None identified.
b. Natural Resources: None identified.

7. Land Use

a. Existing: TL 2000 — Single Family Residence
TL 2001 — Single Family Residence
TL 2100 — Single Family Residence
TL 2200 - Single Family Residence
TL 2201 — Vacant
TL 2300 - Single Family Re81dence
TL 2302 — Vacant

b. Proposed: Mixed Use — Residential; General Office; Commercial

(Specialty Retail)
8. Surrounding Land Use:

North: Residential: single-family and multi-family.

South: Vacant — General Commercial (Del Taco/Starbucks site)
East: RV sales lot

West: Parkway Christian Church complex.

coop

Discussion

The subject properties have a plan designation of High Density Residential and zoning

of R-3. The proposal would amend the plan designation tc High Rise Density

Residential and General Commercial with zoning designations of R-4 and GC. The zone

boundary line is proposed to run east/west along the south property lines of TLs 2001,

2200 & 2300, leaving TLs 2000 & 2100 with a split zone and TL 2201 & 2302 entirely
“within the GC zoning district.

The City Council’s decision was based upon the proposed “Development Agreement
#2008-01" which would require the mixed-use development of the property as noted
above, along with specific traffic mitigation measures as outlined in the agreement. The
proposed development is only conceptual at this time and does not lock the Owner into
any specific site plan, building size, or specific use. As part of the Traffic Impact
Analysis dated August 4, 2008, the daily trips shall not exceed 1,194 for the entire
development. High traffic generators and/or uses will only be considered upon
additional traffic review and assessment by the City and that fall at or below the daily
trips calculated for the proposed development.

Previous proposals were to rezone the entire tract to General Commercial. However,
the applicant withdraw those applications due to issues and concerns related to
preserving a residential character along Fairview Avenue and maintaining an acceptable
~ performance level on the transportation system, specifically related to the Grants Pass
Parkway. The application materials include a traffic impact analysis (including
addendums) prepared by JRH Transportation Engineering. The TIA discusses the
proposed amendments, along with impacts and recommended “trip cap” and mitigation
measures. The TIA was subseaguently reviewed by John Replinger, PE of Replinger &

09—40200002 Findings of Fact — City Council
Main Place Comprehensive Pian Map/Zone Change/DeveIopment Agreement " Page 50f 17



Associates Transportation Engineering; and by the Oregon Department of
Transportation.

The subject parcels are located within the Northeast Subarea (Fairfield-Foothill
Neighborhood) as described in the Comprehensive Plan. Tax Lots 2000, 2001, 2100,
2200 and 2300 are each developed with a single-family residence and accessory
buildings. Tax Lots 2201 and 2302 are vacant. The properties are located in a mixed
development area and surround an existing duplex on TL 2301. The parcels to the north
are zoned R-3 and are developed with multi and single family dwellings. A 5+ acre tract
to the east is zoned GC and is development with an RV sales lot. The vacant parcel to
the south is zoned GC, and was approved for a Del Taco and Starbucks restaurants.
That application has been granted a second and final six (8) month extension pursuant
to Section 3.077 of the Development Code. The new expiration date is November 30,
2009. The Del Taco/Starbucks parcel (TL 2400) abuts the Grants Pass Parkway, but
will share an access off Terry Lane through this development. The property to the west
is zoned R-3/R-4 and is developed with a large church complex.

Element 13 - Land Use Element of the Comprehensive Plan provides the following
discussion for the subarea for the subject parcels:

The Northeast Subarea is described in Section 13.9.4 of the Comprehensive Plan as
being that area located north of the Southern Pacific railroad tracks and east of 6"
Street. The area is bordered by commercial development on the south and east. Public
facilities have capacity for moderate residential density in the southern part of the
subarea and the remaining area has low den5|ty facilities capacity.

The Northeast Subarea is further broken down into specific neighborhoods. The subject
parcels are located within the “Fairview-Foothill Neighborhood", being that area from
Foothill Bivd and "A” Street, south to the Redwood Spur and from Agness Avenue and
the freeway west to Beacon Drive. Public facilities are adequate to support moderate to
high density development. There are three major streets serving the neighborhood; a
highway, an arterial and a collector. The western edge of the neighborhood adjoins the
Grants Pass Shopping Center. The neighborhood is classified as being appropriate for
moderate to high density development.

Element 13 provides the following broad category definitions for moderate and high
" residential development:

Moderate Density - This category of housing would provide areas suitable for
common wall dwellings such as condominiums, duplexes, tri-plexes and other
multi-family and smgle family dwellings.

High Density — This category would allow housing types primarily located around
larger commercial centers, which would be suitable for garden apartments,
higher density condominium developments, etc.

As Grants Pass continues to grow, transportation and connectivity become a
constraining factor on economic development. We have seen this issue recently with
the approved Home Depot site and the mitigation measures required for that
development. Encouraging mixed use developments will help to alleviate some of the
stress placed on the existing transportation facilities.

09-40200002: Findings of Fact — City Council
Main Place Comprehensive Plan Map/Zone Change/Development Agreement Page 6 of 17



VIII.

- The demand for commercial land is driven by the expansion and relocation of existing

businesses and new businesses locating in Grants Pass. As noted in the Economic
Element of the Grants Pass & Urbanizing Area Comprehensive Plan, the employment
growth projections indicate that the service sector will increase from a 21% share of
employment base to 42%. Mixed use sites as proposed by the applicant's narrative will
provide an opportunity of blending professional offices with residential units, creating a
live-work environment, located close to eating establishments and refail services. -

Compatibility is an important factor when reviewing a proposed comprehensive plan and
zone map change which will expand commercial uses within a neighborhood. Future
development of the site will require a residential face along the Fairview Avenue frontage
and.buffering around TL 2301, which is currently developed with a duplex. Note: The
property owner of TL 2301 did not choose to participate in the request at the time this

application was filed; however, the owner has recently expressed some interest in

pursuing a subsequent Comprehenswe Plan Map Amendment and Zone Map

‘Amendment.

FINDINGS OF FACT ~ CONFORMANCE WITH APPLICABLE CRITERIA:

For comprehensive plan map amendments, Comprehensive Plan Policy 13.5.4
requires that all of the following criteria be met:

CRITERION (a): Consistency with other findings, goais and policies in the

' Comprehenswe Plan.

- City Council Response: Satisfied. The proposal is consistent with the applicable
~ Goals and Policies of the Comprehensive Plan for reasons summarized below.

Element 8. Economy
The proposed amendment to change the subject parcels to HRR/R-4 and GC/GC
will provide for a mixed use development, maintaining the economic viability of -
the area by providing for a variety of residential and commercial uses for the tract
which will compllment the existing development in the area.

Element 9. Housing

The amendment will not be substantially benefcnal or detrimental to the
residential land inventory. Grants Pass has historically zoned more land for
‘multi-family development than has actually been used for multi-family uses,
especially in Moderate and High Density designations. The R-4 zone permits
higher density and a few uses that are not permitted in the R-3 zone (specifically, .
professional offices). The GC zone permits the same density as the R-3, but
provides for a wide range of commercial uses not available in the R-3 zone. The
existing R-3 zone has a density factor of 17.4 dwelling units per acre (17.4 * 2.74
= 47 units). The proposed R-4/GC amendment wouid allow for a tota!l of 66 units
if the tract was to be residentially developed. (Note: Actual build out data
indicates a density factor of 9.4 dwelling units per acre in the R-3 zone and 26.4
units per acre in the R-4 zone.) The intended mixed use of the property will limit
the maximum residential development ability of the property. The proposed

09-40200002: Findings of Fact — City Council
Main Place Comprehensive Plan Map/Zone Change/Development Agreement Page 7 of 17



improvements include ten residential units, 10,620 sq. ft. of professional office
space and 19,848 sq. ft. of specialty retail area.

Element 10. Public Facilities and Services
Public facilities and services are available to serve the existing and proposed use
as covered by the adopted utility plans and service policies.

Element 13. Land Use
The proposed amendment of approximately 1.60 acres of land from residential to
commercial wili not have a substantial impact on the pltanned land uses in this
area. The policies for the Northeast subarea states that this area will continue to
develop with high densities adjoining the commercial area near the “E” and “F"
couplet and the Redwood Spur, though the specific policies for the. Fairview-
Foothill Neighborhood states that the area east of Terry Lane and along Fairview
shall develop at high densities and the remaining area at moderate densities. As
- described above, medium density residential housing types include
condominiums, duplexes and tri-plexes, with high density housing being located
primarily around larger commercial centers. The amendments and proposed
mixed use development meets this requirement by blending into the existing
uses in the neighborhood while providing a transition into the commercial
developments to the south and east. The subject tract is located north of the
Grants Pass Parkway and east of the Grants Pass Shopping Center, within close
proximity to the large commercial tracts Iocated off the Parkway, to include the
Wal-Mart and Fred Meyer centers. : .

CRITERION (b): A change in circumstances validated by and supported by the'
database or proposed changes to the database, which would necessitate a change in
findings, goals and policies.

City Council Response: Satisfied. As discussed above, the site is located within the
vicinity of a variety of mixed commercial uses, to include the Fred Meyer and Wal-Mart
complexes, the Deardorff Corners shopping area to the south and the Grants Pass
Shopping Center to the west. Element 13 of the Comprehensive Plan discusses the
draw of higher density to increased commercial development, specifically for the Grants
Pass Shopping Center and Redwood Spur area. The proposed amendment for the tract
will change the database to allow a variety of mixed uses (i.e., professional offices on
the R-4 area and commercial/retail uses in the GC area). The Comprehensive Plan
Elements support the database change. The proposed amendment will amend the plan
and zoning map from HR (R-3) to HRR (R-4) and GC/GC, and will not require the
amending of findings, goals or policies.

CRITERION (c). Applicable planning goals and guidelines of the State of Oregon.

City Council Response: Satisfied. The proposal is consistent with seven (7) of the
statewide plannlng goals described below:

Goal 1: Citizen Involvement

The proposal is reviewed and noticed according to the requ1rements for a Type
IV-B procedure. Property owners within two hundred and fifty (250) feet were
sent notice of the application. Public notice was posted for both the Planning
Commission and City Council hearings in the Daily Courier (the local

09-40200002: Findings of Fact — City Council
Main Place Comprehensive Plan Map/Zone Change/Development Agreement Page 8 of 17



newspaper), on the City of Grants Pass website, www.grantspassoregon.gov
and on the first floor of the City Hall building. Such notification provided the
public an opportunity to provide written or oral comments on the matter either
before or at the hearings.

The City has an acknowledged Citizen Involvement Program adopted under
Resolution 1748 that insures the public can actively engage in the planning
process. ‘

No comments were received from surrounding property owners during the notice
period. :

Conclusion: The City’s procedures outlined in the Comprehensive Plan and
Development Code pertaining to citizen involvement are being followed. The
proposal is consistent with Goal 1 standards and requirements.

Goal 2: Land Use

The Grants Pass Comprehensive Flan and Development Code outline the
planning process to consider a Comprehensive Plan Map Amendment and the
Zoning Map Amendment. The process requires the application to be heard by
both the Planning Commission and the City Council. The Planning Commission
will review the proposal and provide a formal recommendation that will be
considered by the City Council for final decision. Specific criteria have been
adopted that relate to the proposal. The review bodies will evaluate the proposal
against those criteria in order to make a decision.

Conclusion: The application is being reviewed through the City's land use
process, making it consistent with the purpose of statewide Goal 2.

Goal 9: Economic Development

The proposed amendment to change the subject parcels to HRR/R-4 and GCIGC
will provide more flexibility in the development of the tract for mixed uses, to
include residential dwelling units and professional office space located along
Fairview Avenue, and commercial/retail uses directed towards the Parkway,
accessing off of Terry Lane. The current zone of R-3 is similar to R-4, with the
exception of a few additional uses allowed under the R-4 zone (i.e., group
quarters, limited and professional offices etc). The General Commercial zone
provides a wide range of uses available, further enhancmg the economic
diversity for the area.

Oregon Administrative Rule (OAR) Division 9, Economic Development (660-009-
0000) requires that cities review and amend their comprehensive plans as
necessary to comply with this division to provide economic opportunity analyses
for the demand of land for industrial and other employment uses to the existing
land supply.

Element 8 ~ Economy of the Grants Pass & Urbanizing Area Comprehensive
Plan (GPUACP) states that the employment sectors with the largest job growth
for Josephine County between 1980 and 2005 included retail trade, government
and services (such as health care and social assistance), and accommodation
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and food services. State fbrecasts indicate that these sectors will continue to
lead the empioyment growth in Josephine County.

Based on the previous employment trends and projected forecasts referenced
above, the proposed amendment is in compliance with OAR 660-009-0010 by
providing additional land for “Other Employment Uses” which is defined as:

“. .. all non-industrial employment activities including the wide range of
retail, wholesale, service, non-profit, business headquarters,
administrative and governmental employment activities that are
accommodated in retail, office and flexible building types. Other
employment uses also include employment activities of an entity or
organization that serves the medical, educational, social service,
recreation and security needs of the community . . ."

Conclusion: The proposal provides diversification and further economic
opportunities, thus meeting the standards and requirements of Goal 9.

' Goal 10: Housing =~ . S
The proposed amendment to change approximately 1.69 acres from residential
to commercial (which allows for residential development to R-3 density) will not
be substantially beneficial or detrimental to the residential land inventory of the
City. Element 9 ~ Housing of the Comprehensive Plan states that the City of
Grants Pass has historically zoned more land for multifamily development than
has actually been used for multifamily residences. The projected need for
housing is 75% single-family housing types and 25% multifamily types. The
proposed mixed use reflected on the concept plan includes dwelling units with
professional office space along the Fairview Avenue frontage.

Conclusion: The proposed zone change allows for a wider ranger of economic
activities to happen on the properties, and still maintains the existing residential
inventory. ‘

Goal 11: Public Facilities and Services

The City has acknowledged master plans for urban services (including water,
sewer and transportation) as part of the Comprehensive Plan and Grants Pass
Development Code. Both water and sewer services are currently available to the
subject properties and are adequate and available to serve further development
of the properties.

In response to show compliance with the Master Transportation Plan and the
Development Code, the applicant submitted a TIA prepared by JRH
Transportation Engineering. A total of seven (7) intersections were studied in the
TIA for the proposal:

Grants Pass Parkway (Highway 199) at Agness Avenue
Grants Pass Parkway at Terry Lane

Grants Pass Parkway at Beacon Drive

Grants Pass Parkway at F Street

Grants Pass Parkway at M Street
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e Terry Lane at Fairview Avenue
« Beacon at Fairview Avenue

Note: The subject a'nalysis included the approved Home Depot development and
Phase | of the Main Place development (the Del Taco/Starbucks restaurants).

In addition to the mitigation conditioned under the Development Agreement
#2008-1 for Timber Products/Home Depot, the applicant has agreed to the trip
cap on the property noted above, along with the installation of mitigation
measures for two (2) of the studied intersections for this site (Parkway at Agness
and Parkway at Terry). The coordination of mitigation improvements between
the Home Depot site and future development of the Main Place site are outlined
in the attached Development Agreement. Between the two projects, mitigation
will be provided for the following intersections:

Intersection to be Mitigated Responsible Party
" “E” Street at Mili o Home Depot

“F” Street at Mill Home Depot

“M” Street at Mill - Home Depot

“F” Street at Parkway - Home Depot

“M” Street at Parkway - Home Depot

Hwy 238 at Parkway o Home Depot
Agness at Parkway ‘ ‘ Main Place

Temry at Parkway . Main Place

The improvements for the above intersections are not included in the list of
capital improvement proiects identified in the Master Transportation. Through
the use of a development agreement for the proposed amendment, along with-
the implementation of the Development Agreement for the Home Depot (Timber
Products) site, the mitigation measures described in the TIA will be installed
making the proposal compliant with Goal 11.

‘Conclusion: The City has public facilities in place to adequately serve the
property in regards to sewer and water and is consistent with Goal 11 related to
those services. A detail of the transportation impacts is described under Goal 12. -

Goal 12: Transportation
"The City has an acknowledged Master Transportation Plan as part of the
Comprehensive Plan and Grants Pass Development Code. The tract has _
frontage and existing access off of NE Fairview Avenue and NE Terry Lane, both
classified as a collector. As reflected on the concept plan, future development of
the site will be served by separate full movement accesses onto Terry Lane and
Fairview Avenue.

The proposal is subject to the Transportation Planning Rule outlined in OAR 660-
012-0060 and the Grants Pass Development Code. The applicant submitted a
Traffic Impact Analysis (TIA), along with two (2) addendums, prepared by JRH
Engineering as part of the application materials for the amendment. The scope
of the study was determined by the Oregon Department of Transportation
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(ODOT) and the City of Grants Pass. The intersections analyzed for the
proposed amendment are listed above under Goal 11.

The Development Code’s minimum Level of Service (LOS) standard is “D" for
signalized intersections, and a volume-to-capacity (v/c) ratio not to be higher than
1.0 for the sum of critical movements. The analysis reflects that existing
conditions at three of the intersections are already below the City's mobility
standard.

Mitigation measures currently required under the Development Agreement for
Home Depot will raise the Parkway & F Street and Parkway & M Street
intersections up to standards. The intersection at the Parkway & Agness was not
included in the TIA for Home Depot and is proposed to be mitigated to existing
conditions with no further degradation seen as part of the zone change. As
reflected in the chart below, the applicant's TIA indicates that the Parkway & F
Street and the Parkway & M Street intersections will still meet standards with the
Home Depot improvements and the Main Place development. The report
indicates that the remaining four (4) studied mtersectlons meet the City's
performance standards.

Intersection 2008 Existing 2009 w/Home 2009 w/Main 2024 with &
Conditions Depot Place without
' development

Parkway/Agness | LOS E; v/ic 1.01 LOSE; vic1.03 |LOSE;vic104 |LOSF;vic1.10

_ R , , ‘ LOS F; vic1.10
Parkway/F St. LOS E; v/ic 0.97 LOSD;v/ic095 |LOSD;v/c096 |LOSE;v/ic1.03

3 _ , " |'LOSE;v/ic1.04
Parkway/M St. LOSE;v/c110 | LOSD;v/c0.94 |LOSD;v/c094 |LOSF;v/ic1.20

‘ LOS F; vic 1.21

Note: The information for the above table was extrapolated from the applicant's TIA (Table 8, pg 38 of
Exhibit 7; Table 3 & Table 5, pgs 14 & 15 of Exhibit 8).

Though all three of the intersections will not meet the minimum standards for the
year 2024, the TIA reflects that these intersections would be below the minimum
standards even without the Home Depot or Main Place developments. Even
though these intersections are below the City’s standard, the intersections are in
compliance with the Transportation Planning Rule (TPRY) in that the proposed -
zoning conditions do not exceed the existing zoning conditions, and there is no
difference seen between the operational performance of the development
scenarios using the existing and proposed zoning. Therefore, no mitigation
measures are required for the intersections under the year 2024 conditions
based on the TPR.

Development of the subject property will require that mitigation measures be

" installed for the three failing intersections during the PM peak hour. The
improvement of the Parkway & Agness intersection will be completed as part of
the proposed development agreement for the subject property. The intersections
of Parkway & F Street and Parkway & M Street are currently scheduled to be
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improved with the Home Depot site under Development Agreement #2008-1.
However, if Development Agreement #2008-1 has not been implemented prior to
the proposed development of the Main Place property, the applicant will be
required to submit a revised TIA for review and approval as part of a site plan
application, and conditions of approval may require the installation of
improvements for the failing intersections as necessary to mitigate the
development's impacts.

A recent decision made by the Land Use Board of Appeals of the State of
Oregon (LUBA) under LUBA No. 2007-210, reviewed the City's requirement that
applications comply with the minimum performance standards listed in Section
27.121 of the Development Code. LUBA determined in part that the applicant
should be required to:

“. .. mitigate the impact of its proposed development on the
affected intersection, even if that mitigation does not fully restore it

~ to LOS D. . . where proposed development will worsen an already
failing intersection, the general approach of requiring an applicant
to eliminate the impacts of development on the intersection, by
means of off-site improvements, limitations on the proposed use
or similar means, seems more consistent with the applicable plan

-and land use regulations, than does the city’s apparent view that
the application must be denied if the intersection cannot be fully
restored to LOS D.”

In this case, the intersection of the Parkway and Agness is below the LOS D
standard, however based on the dicta from LUBA, the applicant is only
responsible for upgrading the intersection based on its impact rather than fully
restoring the intersection to meet the Code standard.

Upon review of the TIA by the City Engineer, the City’s consuitant (John-
Replinger) and the ODOT, the applicant was requested to provide additional
information concerning mitigation measures for the intersections located at the
Parkway/Terry Lane and the Parkway/Agness Avenue. Note: The intersection of
the Parkway and Terry meets the LOS standard however has been discussed by
the applicant and the ODOT to be modified to function more efficiently, The

. following mitigation measures for these two intersections (to be installed prior to
the issuance of a Certificate of Occupancy) have since been approved by the
ODOT and are supported by the City's consultant and the City Engineer:

e Parkway and Agness Avenue Intersection ~ Mitigation shall include
the reconfiguration of the northbound approach to allow concurrent
left turn phasing for the northbound and southbound movements and
a right turn overlap for the westbound approach.

» Parkway and Terry Lane Intersection ~ The applicant shall provide
geometric changes and signal modifications to the intersection in
order to facilitate concurrent northbound and southbound left turns.

Note: As reflected in the proposed development agreement, future development
of the subject site shall be coordinated with the mitigation measures to be

09-40200002: Findings of Fact — City Councit : )
Main Place Comprehensive Plan Map/Zone Change/Development Agreement Page 13 of 17



installed under Development Agreement #2008-1 for the Home Depot site, or
upon the approval of a revised TIA for the subject property.

Based upon the implementation of Development Agreement #2008-1 and the
development agreement for the subject site, the proposed Comprehensive Plan
Map Amendment and Zone Change Map Amendment will not cause a change in
functional classification of the existing transportation facilities.

‘Conclusion: The City has transportation facilities that will be upgraded to
adequately serve the property and is consistent with Goal 12 related to those
services. .

Goal 13: Energy Conservation ‘
The subject properties currently have public utility and private utility services

available adequate to serve the existing uses. Redevelopment of the properties
shall try to implement energy conservation principles regardless of zoning
designation. ‘

* Coriclusion: - The propo'sed amendment is consistefit with Goal 13.

Overall Conclusion: Of the nineteen (19) statewide planning goals, the City finds
the seven (7) goals analyzed above are applicable and are met by the proposal.

The remaining twelve (12) goals are as follows and are not found to be
applicable to the application: _

Goal 3 — Agriculture, Goal 4 — Forest, Goal 5 - Naturél Resources, Scenic and
Historic Areas, Goal 6 — Air, Water, and Land Resources Quality, Goal 7 — Areas
subject to Natural Hazards, Goal 8 - Recreational Needs, Goal 14 —
Urbanization, Goal 15 — Willamette River Greenway, Goal 16 — Estuarine
Resources, Goal 17 — Coastal Shorelands, Goal 18 — Beaches and Dunes, and
Goal 19 — Ocean Resources. These goals do not relate to the site under review.
The site is not designated as agricultural or forest land. The property does not
contain any natural resources or natural hazards. The property is not identified in
the City's Comprehensive Plan as a future recreational area. The site is located
in an urbanized area. Goals 15-19 do not relate to Grants Pass. ’

CRITERION (d): Citizen review and comment.

City Council Response: Satisfied. Public notice of the proposal was mailed to
surrounding properties in accordance with the Comprehensive Plan and Development
Code procedures. No comments or inquiries were received from property owners during
the notice period.

CRITERION (e): Review and comment from affected governmental units and cther
agencies.

City Council Response Satlsfled Affected governmental units and agenaes were
notified.
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Notice of the proposal was mailed to the Department of Land Conservation and
Development (DLCD} on March 3, 2009. No comments were received.

Notice of the proposal was mailed to Josephine County on March 3, 2009, in accordance
with the 1998 Intergovernmental Agreement. No comments were received.

Notice was provided to the ODOT. Their comments are contained in the staff report as
Exhibit 8.

CRITERION (f): A demonstration that any additional need for basic urban services
(water, sewer, streets, storm drainage, parks, and fire and police protection) is
adequately covered by adopted utility plans and service policies, or a proposal for the

" requisite changes to said utility plans and service policies as a part of the requested
Comprehensive Plan amendment.

City Council Response: Satisfied. Water, sewer, storm, and streets are all present
adjacent to the property and are available to serve the property. Some utilities are not
present along the full length of both frontages. If extensions are required along the
frontages, they can be addressed at the time of site plan review. In addition, based
upon the discussion included above with reference to the proposed Development
Agreement and outlined mitigation measures, the proposed amendment is in
conformance with the Comprehensive Plan.

CRITERION (g): Additional information as required by the review body.

City Council Response: Satisfied. Any additional information requested by the review
body will be provided. , , ‘

CRITERION (h): In lieu of item (b) above, demonstration that fhe Plan was originally
adopted in error. - ‘

City Council Response: Not Applicable. There is no indication that the original
boundaries were adopted in error.

For Zone Map Amendments, Section 4.033 of the City of Grants Pass Development
Code requires that all of the following criteria be met: _

CRITERION 1: The proposed use, if any is consistent with the proposed Zoning District.

City Council Response: Satisfied. If the proposed zone change is approved, the
existing and intended uses would be consistent with the uses permitted in the R-4 and
GC zones. As noted in the applicant’s narrative, the proposal is to develop the tract with
mixed uses, to include apartment units and professional office space along Fairview
Avenue; and, commercialfretail services directed towards the Parkway to the south as
reflected on the concept plan. The proposed uses are consistent with the proposed
zoning districts.

CRITERION 2: The proposed Zoning District is consistent with the Comprehensive Plan
Land Use Map designation. '

City Council Response: Satisfied. The Comprehensive Plan designation was
amended as proposed, the R-4/GC zoning districts and the HRR/GC comprehensive
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plan map designations will correspond. As described above, and reflected on the zoning
map, the property is located within a neighborhood containing a variety of zones mixed
uses, to include multi-family units to the north zoned R-3 & R-4; a large church complex
to the west with a split zone of R-3 & R-4; and various existing and approved commercial
uses to the east and south in the GC zone. The extension of the R-4 and GC zones by
the proposed amendment for the subject property is consistent with the surrounding plan
designations, zoning, and the policy for this subarea and neighborhood.

CRITERION 3: A demonstration that existing or proposed levels of basic urban services
can accommodate the proposed or potential development without adverse impact upon
the affected service area or without a change to adopted utility plans.

:City Council Response: Satisfied. As noted above, with the proposed Development
Agreement and traffic mitigation measures, the existing services will be adequate to
accommodate increased density or uses that would result from the amendment.

CRITERION 4:" A demonstration that the proposed amendment is consistent with the
functions, capacities, and performance standards of transportation facilities identified in
the Master Transportation Plan, | -

City Council Response: Satisfiéd. The appl'icant has subfnitted a TIA prepared by
JRH Engineers, in conjunction with the plan amendment application and the proposed .
concept map. The analysis was based on the following:

e The improvements to be installed under Development Agreement #2008 1 for
the Home Depot site;

s The proposed concept plan for the subject site to include approx:mately
10,620 sq. ft of professional office space 19,484 sq. ft of speciaity retall and
10 apartment units; and

» The capping of trips based on the concept plan figures noted above.

Traffic impacts have been identified and the application proposes mitigation of two
intersections ~ Parkway at Agness and Parkway at Terry, (only one which falls below
standards ~ Parkway at Agness). ,

A development agreement is proposed to ensure the improvements are installed and
which requires review, study and possible mitigation of the two additional intersections
(Parkway at F Street and Parkway at M Street) if this development occurs before other
planned improvements are in place as required under Development Agreement #2008-1
for the Home Depot site.

CRITERION 5: The natural features of the site are conducive to the proposed Zoning
District.

City Council Response: Not Applicable. There are no unique or unusual physncal
features on the properties that have been noted.

CRITERION 6: The proposed zone is consistent with the requirements of all overlay
dlstrlcts that include the subject property. :

Clty Council Response: Not Applicable. There are no overlay districts that include
the subject property.
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IX.

CRITERION 7: The timing of the zone change request is appropriate in terms of the
efficient provision or upgrading of basic urban services versus the utilization of other
buildable lands in similar zoning districts already provided with basic urban services.

City Council Response: Satisfied. Adequate urban services already serve the subject
properties. The zone change is appropriate at these locations.

CRITERION 8: In the case of rezoning from the Urban Reserve District, that the criteria
for conversion are' met, as provided in Section 4.034.

City Council Response: Not Applicable. The subject property is not located within an
Urban Reserve District, and this criterion does not apply.

DECISION AND SUMMARY:

The City Council APPROVED the Comprehensive Plan Map Amendment and Zoning
Map Amendment from High Density Residential/HR (R-3) to High Rise Residential/HRR
(R-4) and General Commercial (GC), as conditioned upon the attached Development
Agreement #2009-01 being signed and recorded (which shall occur W|th|n thirty [30]
days of the effective date of this Ordinance).

The vote was 7-0 with Councilors Cummihgs, Kangas, Renfro, PeII,r Kangas, Berger and
Warren in favor. Councilor Michelon was absent.

APPROVED BY THE CITY COUNCIL this 15" day of July, 2009.

/% a&mﬁ/[/ma,

Micha lMurphy Mayeér
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CITY OF GRANTS PASS COMMUNITY DEVELOPMENT DEPARTMENT.

MAIN PLACE
COMPREHENSIVE PLAN MAP AMENDMENT AND ZONING MAP AMENDMENT
AND DEVELOPMENT AGREEMENT -
STAFF REPORT-CITY COUNCIL

Procedure Type: Type IV: Planning Commission Recommendation
and City Council Decision

Project Number: 09-40200001

Project Type: Comprehensive Plan Map Amendment,

Zoning Map Amendment, and Development
Agreement #2009-01

Owner: Main Place Grants Pass, LLC (TLs 2000 2100, 2200,
AR | 2201, 2300, & 2302)
o - - - | Marjorie D. Hill (TL:2001)

Applicant: , Geoff Farrer '

Map & Tax Lot: 36-05-16-32, TLs 2000, 2001, 2100, 2200, 2201, 2300
S , & 2302
Address: ' 1817, 1829, 1831, 1833 & 1849 NE Falrwew l.ane N

: 220 NE Terry Lane
Existing Comprehensive Plan | High Density Residential

Designation: , L

Proposed Comprehensive High Rise Density Residential & General Commercial
Plan Designation: .

Existing Zoning: ‘ R-3

Proposed Zoning: R-4 & GC

Planner Assigned: Lora Glover

Application Received: February 27, 2009

Application Complete: February 27, 2009

Date of Staff Report: May 4, 2009

Date of Planning Commission | May 27, 2009, continued from May 13, 2009, and
Hearing: April 22, 2009

Date of Findings of Fact: . June 10, 2009

Date of City Council June 5, 2009

Staff Report: ‘

Date of City Council Hearlng June 17, 2009, continued from June 3, 20097

L PROPOSAL.:

The request is for a Comprehensive Plan Map Amendment and Zoning Map Amendment
from High Density Residential/HR (R-3) to High Rise Residential/[HRR (R-4) and General

Commercial (GC). The amendments are summarized as follows: .
Exhibit £~
7 0C 7 wateid Z/ Ve
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Approximate Area of Changes Comprehensive Plan Amendment  Zoning Map Amendment

1.14 acres HR to HHR R-3to R4
1.60 acres ~ HRto GC R-3 to GC

The application materials inctude a narrative, along with a concept map and a Traffic
Impact Analysis, with Addendums (TIA). The applicant proposes to develop the property
with a variety of mixed uses to include the following: '

+ 10,620 sq. ft. of professional office space;
19,848 sq. ft. of specialty retail area; and
+ Ten (10) residential units.

The application also includes a proeposed Development Agreement to address traffic
mitigation and development of the site.

The TIA incorporates data and future mitigation measures that have been approved
under the Home Depot plan map, zone map, development agreement and site plan
approval. The intent of the Development Agreement is to coordinate the future
development of this project with the mitigation measures to be installed by Home Depot;
outline the additional mitigation measures that will be required for this development; and,
establish the trip cap for the proposed uses listed above.

AUTHORITY AND CRITERIA:

Sections 13.5.5 and 13.8.3 of the Grants Pass Urban Area Comprehensive Plan provide
that joint review by the City Council and Board of County Commissioners shall be
required for amendment and revision to Comprehensive Plan findings, goais, policies,
and land use maps of the Comprehensive Pian. However, the 1998 Intergovernmental
Agreement modified that provision with the result that the City Council will make the
decision, and the County will have automatic party status.

Section 13.8.3 of the Comprehensive Plan provides that notice shalil be as provided in
Section 2.060 of the Development Code for a Type |V procedure, with a
recommendation from the Urban Area Planning Commission and a final decision by City
Council. The text or map of the Comprehensive Plan may be recommended for
amendment and amended provided the criteria in Section 13.5.4 of the Comprehensive
Plan are met. The Zoning Map may be amended provided. the Criteria |n Sectton 4,033
of the Development Code are met.

The development agreement must meet the requirements of ORS 94.504 to 94.528.

APPEAL PROCEDURE:

The City Council's final decision may be appealed to the State Land Use Board of
Appeals (LUBA) as provided in state statutes. A notice of intent to appeal must be filed
with LUBA within 21 days of the Council’s written decision.
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Iv.  BACKGROUND AND DISCUSSION:

Detailed background and discussion is provided in the Planning Commission’s Findings
of Fact.

Note: The Planning Commission’s recommendation was based upon a proposed
“‘Development Agreement” which would require the mixed-use development of the

~ property as noted above, along with specific traffic mitigation measures as outlined in the
agreement. Based on the applicant’s Traffic Impact Analysis dated August 4, 2008, the
daily trips shall not exceed 1,194 for the entire development. In order to ensure the cap
is not exceeded, various high trip uses (i.e., fast food restaurants with or without drive-
through windows, convenience stores or banks with drive through-windows) would not
be permitted. Other high traffic generators, except those mentioned previously, may
only be considered for the site upon additional traffic review and assessment by the City
and that fall at or below the daily trips calculated for the proposed development. -

Ca

V.  CONFORMANCE WITH APPLICABLE CRITERIA:

Detailed background and discussion is provided in the Planning Commission's Findings
of Fact and Minutes from the May 13, 2009, and May 27, 2009, public hearings.

VL. RECOMMENDATION:
The Urban Area Planning Commission finds the applicable criteria are satisfiéd and

RECOMMENDS APPROVAL of the proposed comprehensive plan map and zone map
amendments and development agreement to City Council.

VI. CITY COUNCIL ACTION:

A Positive Action:

1. Approve the proposal as recommended.
2. Approve the proposal with revisions (list):
'B. Negative Action: deny the request and adopt no amendment for the following

reasons (list):

C. Postponement: Continue item
1. Indefinitely.
2. To a time certain.
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VIl.  INDEX TO EXHIBITS:

1. Planning Commission’s Findings of Fact and the Attached Record:

index to Exhibits:

A, UAPC Staff Report:

abhwN=

©®ND

10.
11,
12.
13.
14.
15.
16.
17.
18.
19.
20.

Vicinity

Aerial Photograph

Existing Zoning

Proposed Zoning

Applicant’s written narrative (Note: The full report is incorporated
herein by reference and avallable for review in the land use file).
Concept Plan

Executive Summary of the TIA prepared by JHR dated 4/11/08
TIA Addendum dated 8/4/08

TIA Addenum dated 2/24/09

(Note: The full report, along with addendums, is incorporated into
this record by reference and is available for review in the land use
file.)

Proposed Development Agreement #2009-1

ORS 94.504 — 94,528

John Replinger's comments dated 4/7/09

ODOT’s comments dated 4/10/09

Timber Products/Home Depot Development Agreement #2008-1
Memorandum from Rich Schaff, City Engineer, dtd 5/18/09
Memorandum from Douglas McGeary, City Attorney dtd 5/13/09
Letter from Liberty Bank, dtd 5/13/09

E-mail from John Replinger -

LUBA Decision, Case #2007-106

Letter from Michael Weishar

B. Minutes from 5/1 3/09 & 5/27/09 UAPC hearings

C. PowerPoint Presentations
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CITY OF GRANTS PASS COMMUNITY DEVELOPMENT DEPARTMENT

MAIN PLACE

COMPREHENSIVE PLAN MAP AMENDMENT, ZONING MAP AMENDMENT,
AND DEVELOPMENT AGREEMENT
FINDINGS OF FACT - URBAN AREA PLANNING COMMISSION

Procedure Type:

Type IV: Planning Commission Recommendation
and City Council Decision ’

Project Number:

09-40200001

Project Type:

Comprehensive Plan Map Amendment,
Zoning Map Amendment, and Development
Adreement

Owner:

Main Place Grants Pass, LLC (T Ls 2000, 2100, 2200,
2201, 2300, & 2302)
Marjorie D. Hill (TL 2001)

Applicant:

|-Geoff Farrer

Map & Tax Lot:

36-05-16-32, TLs 2000, 2001, 2100, 2200, 2201, 2300
& 2302

Address:

1817, 1829, 1831, 1833 & 1849 NE Fairview Lane
220 NE Terry Lane

Total Acreage:

2.74 acres

Existing Comprehensive Plan
Designation:

High Density Residential

Proposed Comprehensive
Plan Designation:

High Rise Residential & General Commercial

Existing Zoning: R-3
Proposed Zoning: R-4 & GC
Planner Assigned: Lora Glover

Application Received:

February 27, 2009

Application Complete:

February 27, 2009

Date of Staff Report

May 19, 2009, revised from May 6, 2009

Date of Planning Commission
Hearing:

May 27, 2009, continued from May 13, 2009, and
April 22, 2009

Date Findings of Fact Signed:

June 10, 2009

l PROPOSAL:

The request is for a Comprehensive Plan Map Amendment and Zoning Map Amendment
from High Density Residential/HR (R-3) to High Rise Residential/HRR (R-4) and General
Commercial (GC). The amendments are summarized as follows:

Approximate Area of Changes Comprehensive Plan Amendment Zoning Map Amendment

R-3to R-4
R-3t0 GC

ExFiibit £

To CC Staff Réport

HR to HHR
HR to GC

1.14 acres
1.60 acres
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V.

The application materiais inciude a narrative, along with a concept map and a Traffic
Impact Analysis, with Addendums (TIA). The applicant proposes to develop the property
with a variety of mixed uses to include the following:

» 10,620 sq. ft. of professional office space;
e 19,848 sq. fl. of specialty retail area; and
e Ten (10) residential units.

The application also includes a proposed Development Agreement to address traffic
mitigation and development of the site.

The TIA incorporates data and future mitigation measures that have been approved
under the pending Home Depot site. The intent of the Development Agreement is to
coordinate the future development of this project with the mitigation measures to be
installed by Home Depot; outline the additional mitigation measures that will be required
for this development; and, establish the trip cap for the proposed uses listed above.

AUTHORITY AND CRITERIA:

Sections 13.5.5 and 13.8.3 of the Grants Pass Urban Area Comprehensive Pian provide
that joint review by the City Council and Board of County Commissioners shall be
required for amendment and revision to Comprehensive Plan findings, goals, policies,
and land use maps of the Comprehensive Plan. However, the 1998 Intergovernmental
Agreement modified that provision with the result that the City Council will make the
decision, and the County will have automatic party status.

Section 13.8.3 of the Comprehensive Plan provides that notice shall be as provided in
Section 2.060 of the Development Code for a Type IV procedure, with a
recommendation from the Urban Area Planning Commission and a final decision by City
Council. The text or map of the Comprehensive Plan may be recommended for

- amendment and amended provided the criteria in Section 13.5.4 of the Comprehensive

Plan are met. The Zoning Map may be amended provided the Criteria in Section 4.033
of the Development Code are met. ' ‘

The development agreement must meet the requirements of ORS 94.504 to 94.528.
APPEAL PROCEDURE:

Section 10.060 providés the City Council’s final decision to be appealed to the State
Land Use Board of Appeals (LUBA) as provided in state statutes. A notice of intent to
appeal must be filed with LUBA within 21 days of the Council's written decision.

PROCEDURE:

A An application for Comprehensive Plan Map and Zone Map Amendment was
submitted and deemed completed on February 27, 2009. The application was-
processed in accordance with Section 2.060 of the Development Code.

B. Notice of the proposed amendment and the April 22, 2009, public hearing was
mailed to the Oregon Department of Land Conservation and Development on
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vi.

VIl.

March 3, 2009, in accordance with ORS 197.610 and OAR Chapter 660, Division
- 18.

C. Public notice of the April 22, 2009, public hearihg was mailed on April 1, 2009, in
accordance with Sections 2.053 and 2.063 of the Development Code.

D. Public notice of the April 22, 2009, public hearlng was published in the
newspaper on April 15, 2009

E. Staff requested a continuance of the April 22, 2009, hearing until May 13, 2009.

F. At the May 13, 2009, public hearing, a request to continue the matter by a person
in opposition was granted until May 27, 2009.

G.  The Planning Commission made a recommendation in support of the request on
May 27, 2009,

SUMMARY OF EVIDENCE:

A, The basic facts and criteria regarding this application are contained in the staff

report, which is attached as Exhibit “A" and incorporated herein.

B. The minutes of the two public hearings held by the Urban Area Planning
Commission on May 13, 2009, and May 27, 2009, are attached as Exhibit “B"
and incorporated herein. ‘

C. The PowerPoint Presentations given by staff at the May 13, 2009, and May 27,
2009, publiq hearings are attached as Exhibit “C" and incorporated herein.

FINDINGS:

The Urban Area Planning Commission found that the request meets the criteria
contained in Section 13.5.4 of the Comprehensive Community Development Plan
Policies and the criteria contained in Section 4.033 of the Development Code based on
the reasons stated in the findings below. The vote was 4-0-1, with Commissioners
Arthur, Fowler, Fitzgerald and Richardson in favor. Commissioners Berlant and Fedosky
were absent; Commissioner Kellenbeck abstained. (Note: there is currently one
vacancy on the commission.) :

GENERAL FINDINGS OF FACT ~ BACKGROUND AND DISCUSSION:

Property Characteristics

1. Comprehensive Plan Designation: HR (High Denéity Residential)
2, Zoning: R-3

3. Size:
a. Tax Lot 2000: 0.70 acres
b. Tax Lot 2001: 0.25 acres
¢. Tax Lot 2100: 0.49 acres
d. Tax Lot 2200: 0.18 acres
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e. Tax Lot2201. Q.31 acres
f. Tax Lot 2300: 0.20 acres
g. Tax Lot 2302: 0.61 acres

Total: 2.74 acres

4. Access: The parcels have frontage and access off Fairview and Terry Lanes.
5. Utilities:

a. Water: 10 & 12-inch main in the Parkway right-of-way;

, 12-inch main in Fairview Lane and Terry Lane right-of-ways.

b. Sewer: 8-inch mains in the right-of-way of Fairview and Terry Lane right-
of-ways; and an 8-inch line running along the south property lines
off Terry Lane. '

c. Storm: 8 & 12-inch pipe in Fairview;
18-inch in Terry Lane; and
24-inch near south property lines off Terry Lane

6. Topography: The property is generally level.

a. Natural Hazards: None identified.
b. Natural Resources: None identified.

7. | Land Use

a. Existing: TL 2000 — Single Family Residence
TL 2001 — Single Family Residence
TL 2100 — Single Family Residence
TL 2200 - Single Family Residence
TL 2201 — Vacant
TL 2300 - Single Family Residence
TL 2302 — Vacant

b. Proposed: Mixed Use — Residential; General Office; Commercial
(Specialty Retail)

8. Surrounding Land Use:

a. North: Residential: single-family and multi-famiy.
b. South: Vacant — General Commercial (Del Taco/Starbucks site)
c. East: RV sales lot
d. West: Parkway Christian Church complex.
Discussion

The subject properties have a plan designation of High Density Residential and zoning
of R-3. The proposal would amend the plan designation to High Rise Density .
Residential and General Commercial with zoning designations of R-4 and GC. The zone
boundary line is proposed to run east/west along the south property lines of TLs 2001,
2200 & 2300, leaving TLs 2000 & 2100 with a split zone-and TL 2201 & 2302 entirely
within the GC zoning district.
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Previous proposals were to rezone the entire tract to General Commercial. However,
the applicant withdraw those applications due to issues and concerns related to
preserving a residential character along Fairview Lane and maintaining an acceptable
performance level on the transportation system, specifically related to the Grants Pass
Parkway. The application materials include a traffic impact analysis (including
addendums) prepared by JRH Transportation Engingering.. The TIA discusses the
proposed amendments, along with impacts and recommended “trip cap” and mitigation
measures. The TIA was subsequently reviewed by John Replinger, PE of Replinger &
Associates Transportation Engmeenng, and by the Oregon Department of
Transportation.

The subject parcels are located within the Northeast Subarea (Fairfield-Foothill
Neighborhood) as described in the Comprehensive Plan. Tax Lots 2000, 2001, 2100,
2200 and 2300 are each developed with a single-family residence and accessory
buildings. Tax Lots 2201 and 2302 are vacant. The properties are located in a mixed
development area and surround an existing duplex on TL 2301. The parcels to the north
are zoned R-3 and are developed with multi and single family dwellings. A 5+ acre tract
to the east is zoned GC and is development with an RV sales lot. The vacant parcel to
the south is zoned GC, and was approved for a De! Taco and Starbucks restaurants.
That application has been granted its first six (6) month extension and has an expiration
date of May 31, 2009. Section 3.077 of the Development Code provides for a second
and final six (6) month extension, subject to the criteria listed under Section 3.077(2) of
the Development Code. The Del Taco/Starbucks parcel (TL 2400) abuts the Grants
Pass Parkway, but will share an access off Terry Lane through this development. The
property to the west is.zoned R-3/R-4 and is developed W|th a large church complex
(see the aerial map attached as Exhibit 2).

Element 13 — Land Use Element of the Comprehensive Plan provides the following
discussion for the subarea for the subject parcels:

The Northeast Subarea is described in Section 13.9.4 of the Comprehensive Plan as
being that area located north of the Southern Pacific railroad tracks and east of 6"
Street. The area is bordered by commercial development on the south and east. Public
facilities have capacity for moderate residential density in the southern part of the
subarea and the remaining area has low density facilities capacity.

The Northeast Subarea is further broken down into specific neighborhoods. The subject
parcels are located within the “Fairview-Foothili Neighborhood”, being that area from
Foothill Blvd and “A” Street, south to the Redwood Spur and from Agness Avenue and
the freeway west to Beacon Drive. Public facilities are adequate to support moderate to
high density development. There are three major streets serving the neighborhood; a
highway, an arterial and a collector. The western edge of the neighborhood adjoins the
Grants Pass Shopping Center. The neighborhood is classified as being appropriate for
moderate to high density development.

- Element 13 provides the following broad category definitions for moderate and high
residential development:

Moderate Density - This category of housing would provide areas suitable for
common wall dwellings such as condominimums, duplexes, tri-plexes and other
multi-family and single family dwellings.
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Vill.

High Density — This category would allow housing types primarily located around
larger commercial centers, which would be suitable for garden apartments,
higher density condomimum developments, etc.

As Grants Pass continues to grow, transportation and connectivity become a
constraining factor on economic development. We have seen this issue recently with
the approved Home Depot site and the mitigation measures required for that
development. Encouraging mixed use developments will help to alleviate some of the
stress placed on the existing transportation facilities.

The demand for commercial land is driven by the expansion and relocation of existing
businesses and new businesses locating in Grants Pass. As noted in the Economic
Element of the Grants Pass & Urbanizing Area Comprehensive Plan, the employment
growth projections indicate that the service sector will increase from a 21% share of
employment base to 42%. Mixed use sites as proposed by the applicant’s narrative will
provide an opportunity of blending professional offices with residential units, creating a
live-work environment, [ocated close to eating establishments and retail services.

Compatibility is an important factor when reviewing a proposed comprehensive plan and
zone map change which will expand commercial uses within a neighborhood. Future
development of the site will require a residential face along the Fairview Lane frontage
and buffering around TL 2301, which is currently developed with a duplex. Note: The
property owner of TL 2301 did not choose to participate in the request at the time this
application was filed; however, the owner has recently expressed some interest in
pursuing a subsequent Comprehensive Plan Map Amendment and Zone Map
Amendment. ‘

FINDINGS OF FACT ~ CONFORMANGE WITH APPLICABLE CRITERIA:

For comprehensive plan map amendments, Comprehensive Plan Policy 13.5.4
requires that all of the following criteria be met:

CRITERION (a): Consistency with other findings, goals and policies in the
Comprehensive Plan.

Planning Commission Respbnse: Satisfied. The proposal is consistent with the
applicable Goals and Policies of the Comprehensive Plan for reasons summarized
below.

Element 8. Economy

The proposed amendment to change the subject parcels to HRR/R-4 and GC/GC
will provide for a mixed use development, maintaining the economic viability of
the area by providing for a variety of residential and commercial uses for the tract
which will compliment the existing development in the area.

Element 9. Housing

The amendment will not be substantially beneficial or detrimental to the
residential land inventory. Grants Pass has historically zoned more land for
multi-family development than has actually been used for multi-family uses,
especially in Moderate and High Density designations. The R-4 zone permits
higher density and a few uses that are not permitted in the R-3 zone (specifically,
professional offices). The GC zone permits the same density as the R-3, but
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provides for a wide range of commercial uses not available in the R-3 zone. The

~existing R-3 zone has a density factor of 17.4 dwelling units per acre (17.4* 2.74
= 47 units). The proposed R-4/GC amendment would allow for a total of 66 units
if the tract was to be residentially developed. (Note: Actual build out data
indicates a density factor of 9.4 dweilling units per acre in the R-3 zone and 26.4
units per acre in the R-4 zone.) The intended mixed use of the property will limit
the maximum residential development ability of the property. The proposed
improvements include ten residential units, 10,620 sq. ft. of professional office
space and 19,848 sq. ft. of specialty retail area.

Element 10. Public Facilities and Services
Public facilities and services are available to serve the existing and proposed use °
as covered by the adopted utility plans and service policies.

Element 13. Land Use
The proposed amendment of approximately 1.60 acres of land from residential to
commercial will not have a substantial impact on the planned land uses in this

. .area. The policies for the Northeast subarea states that this-area will continue to
develop with high densities adjoining the commercial area near the “E” and “F”
couplet and the Redwood Spur, though the specific policies for the Fairview-
Foothill Neighborhood states that the area east of Terry Lane and along Fairview
shall develop at high densities and the remaining area at moderate densities. As
described above, medium density residential housing types inciude
condominiums, duplexes and tri-plexes, with high density housing being located
primarily around larger commercial centers. The amendments and proposed
mixed use development meets this requirement by blending into the existing
uses in the neighborhood while providing a transition into the commercial
developments to the south and east. The subject tract is located north of the
Grants Pass Parkway and east of the Grants Pass Shopping Center, within close
proximity to the large commercial tracts located off the Parkway, to include the
Wal-Mart and Fred Meyer centers.

CRITERION (b): A change in circumstances validated by and supported by the |
database or proposed changes to the database, which would necessitate a change in
findings, goals and policies.

Planning Commission Response: Satisfied. As discussed above, the site is located
within the vicinity of a variety of mixed commercial uses, to include the Fred Meyer and
Wai-Mart complexes, the Deardorff Comers shopping area to the south and the Grants
Pass Shopping Center to the west. Element 13 of the Comprehensive Plan discusses
the draw of higher density to increased commercial development, specifically for the
Grants Pass Shopping Center and Redwood Spur area. The proposed amendment for
the tract will change the database to allow a variety of mixed uses (i.e., professional
offices on the R4 area and commercial/retail uses in the GC area). The Comprehensive
Plan Elements support the database change. The proposed amendment will amend the
plan and zoning map from HR (R-3) to HRR (R-4) and GC/GC (as reflected on Exhibit
4), and will not require the amending of findings, goals or policies.

CRITERION (c): Applicable planning goals and guidelines of the State of Oregon.

Planning Commission Response: Satisfied. The proposal is consistent with seven
(7) of the statewide planning goals described below:
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Goal 1: Citizen Involvement

The proposal is reviewed and noticed according to the requirements for a Type
IV-B procedure. Property owners within two hundred and fifty (250) feet were
sent notice of the application. Public notice is posted for both the Planning
Commission and City Council hearings in the Daily Courier (the local
newspaper), on the City of Grants Pass website, www.grantspassoregon.gov
and on the first floor of the City Hall building. Such notification provides the
public an opportunity to provide written or oral comments on the matter either
before or at the hearings.

The City has an acknowledged Citizen Involvement Program adopted under
Resolution 1748 that insures the public can actively engage in the planning
process.

No comments were received from surrounding property owners during the notice
period.

Conclusion: The City’s procedures outlined in the Comprehensive Plan and
Development Code pertaining to citizen involvement are being followed. The
proposal is consistent with Goal 1 standards and requirements.

Goal 2: Land Use

The Grants Pass Comprehensive Plan and Development Code outline the
planning process to consider a Comprehensive Plan Map Amendment and the
Zoning Map Amendment. The process requires the application to be heard by
both the Planning Commission and the City Council. The Planning Commission
will review the proposal and provide a formal recommendation that will be
considered by the City Council for final decision. Specific criteria have been
adopted that relate to the proposal. The review bodies will evaluate the proposal
against those criteria in order to make a decision.

Conclusion: The application is being reviewed through the City's land use
process, making it consistent with the purpose of statewide Goal 2.

Goal 9: Economic Devélopment

The proposed amendment to change the subject parcels to HRR/R-4 and GC/GC
will provide more flexibility in the development of the tract for mixed uses, to
include residential dwelling units and professional office space located along
Fairview Lane, and commercialfretail uses directed towards the Parkway,
accessing off of Terry Lane. The current zone of R-3 is similar to R-4, with the
exception of a few additional uses allowed under the R-4 zone (i.e., group
quarters, limited and professional offices etc). The General Commercial zone
provides a wide range of uses available, further enhancing the economic
diversity for the area. '

Oregon Administrative Rule (OAR) Division 9, Economic Development (660-009-
0000) requires that cities review and amend their comprehensive plans as
necessary to comply with this division to provide economic opportunity analyses
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for the demand of land for industrial and other employment uses to the existing
land supply.

Element 8 ~ Economy of the Grants Pass & Urbanizing Area Comprehensive
Plan (GPUACP) states that the employment sectors with the largest job growth

- for Josephine County between 1880 and 2005 included retail trade, government
and services (such as health care and social assistance), and accommodation
and food services. State forecasts indicate that these sectors will continue to
lead the employment growth in Josephine County.

Based on the previous employment trends and projected forecasts referenced
above, the proposed amendment is in compliance with OAR 660-008-0010 by
providing additional land for “Other Employment Uses” which is defined as: .

“, .. all non-industrial employment activities including the wide range of
retail, wholesale, service, non-profit, business headquarters,
administrative and governmental employment activities that are
accommodated in retail, office and flexible building types. Other
employment uses also include employment activities of an entity or
organization that serves the medical, educational, social service,
recreation and security needs of the community . . ."

Conclusion: The proposal provides diversification and further economic
opportunities, thus meeting the standards and requirements of Goal 8.

Goal 10: Housing

The proposed amendment to change approximately 1.69 acres from residential
to commercial (which allows for residential development to R-3 density) will not
be substantially beneficial or detrimental to the residential land inventory of the
City. Element 9 ~ Housing of the Comprehensive Plan states that the City of
Grants Pass has historically zoned more land for multifamily development than
has actually been used for multifamily residences. The projected need for
housing is 75% single-family housing types and 25% multifamily types. The
proposed mixed use reflected on the concept plan includes dwelling units with
professional office space along the Fairview Avenue frontage.

Conclusion: The proposed zone change allows for a wider ranger of economic
activities to happen on the properties, and still maintains the existing residential
inventory.

Goal 11: Public Facilities and Services

The City has acknowledged master plans for urban services (including water,
sewer and transportation) as part of the Comprehensive Plan and Grants Pass
Development Code. Both water and sewer services are currently available to the
subject properties and are adequate and available to serve further development
of the properties.

Iin response to show compliance with the Master Transportation Plan and the
Development Code, the applicant submitted a TIA prepared by JRH
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Transportation Engineering. A total of seven (7) intersections were studied in the
TIA for the proposal;

Grants Pass Parkway (Highway 199) at Agness Avenue
Grants Pass Parkway at Terry Lane

Grants Pass Parkway at Beacon Drive

Grants Pass Parkway at F Street

Grants Pass Parkway at M Street

Terry Lane at Fairview Street

Beacon at Fairview Street

Note: The subject analysis included the apgroved Home Depot development'and
Phase | of the Main Place development (the Del Taco/Starbucks restaurants).

~ Note: See attached Memorandum from Rich Schaff, City Engineer, and e-mail
correspondence from John Replinger concerning the reasons the intersection of
Terry Lane and D Street was not included within the scoping letter for the project.

In addition to the mitigation conditioned under the Development Agreement
#2008-1 for Timber Products/Home Depot, the applicant has agreed to the trip
cap on the property noted above, along with the installation of mitigation
measures for two (2) of the studied intersections for this site (Parkway at Agness
and Parkway at Terry}. The coordination of mitigation improvements between
the Home Depot site and future development of the Main Place site are outlined
in the attached Development Agreement. Between the two projects, mitigation
will be provided for the following intersections:

Intersection to be Mitigated Responsible Party
“E” Street at Mill Home Depot

“F” Street at Mill Home Depot

“M” Street at Mill Home Depot

“F” Street at Parkway - Home Depot

“M” Street at Parkway Home Depot

Hwy 238 at Parkway Home Depot
Agness at Parkway Main Place

Terry at Parkway Main Place

The improvements for the above intersections are not included in the list of
capital improvement projects identified in the Master Transportation. Through
the use of a development agreement for the proposed amendment, along with
the implementation of the Development Agreement for the Home Depot (Timber
Products) site, the mitigation measures described in the TIA will be installed
making the proposal compliant with Goal 11.

Conclusion: The City has public facilities in place to adequately serve the
property in regards to sewer and water and is consistent with Goal 11 related to
those services. A detail of the transportation impacts is described under Goal 12.
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Goal 12: Transportation

The City has an acknowledged Master Transportation Plan as part of the
Comprehensive Plan and Grants Pass Development Code. The tract has
frontage and existing access off of NE Fairview Lane and NE Terry Lane, both
classified as a collector. As reflected on the concept plan, future development of
the site will be served by separate full movement accesses onto Terry Lane and
Fairview Lane.

The proposal is subject to the Transportation Planning Rule outlined in OAR 660-
012-0060 and the Grants Pass Development Code. The applicant submitted a
Traffic Impact Analysis (TIA), along with two (2) addendums, prepared by JRH
Engineering as part of the application materials for the amendment. The scope

- of the study was determined by the Oregon Department of Transportation

- (ODOT) and the City of Grants Pass. The intersections analyzed for the
proposed amendment are listed above under Goal 11.

The Development Code’s minimum Level of Service (LOS) standard is “D” for

- signalized intersections, and a volume-to-capacity (v/c) ratio not to be higher than
1.0 for the sum of critical movements. The analysis reflects that existing
conditions at three of the intersections are already below the City's mobility
standard.

Mitigation measures currently required under the Development Agreement for
Home Depot will raise the Parkway & F Street and Parkway & M Street
intersections up to standards. The intersection at the Parkway & Agness was not
included in the TIA for Home Depot and is proposed to be mitigated to existing
conditions with no further degradation seen as part of the zone change. As
reflected in the chart below, the applicant’s TIA indicates that the Parkway & F
Street and the Parkway & M Street intersections will still meet standards with the
Home Depot improvements and the Main Place development. The report
indicates that the remaining four (4) studied intersections meet the City’s
performance standards.

Intersection 2008 Existing 2009 w/Home 2009 w/Main 2024 with &
Conditions Depot Place without
development

Parkway/Agness | LOSE;v/c1.01 |LOSE;v/c1.03 |LOSE;v/c1.04 |[LOSF;v/ic1.10
LOS F; vic 1.10

Parkway/F St. LOSE;v/ic0.97 |LOSD;v/ic0.95 | LOSD;v/ic0.96 TLOS E; v/ic 1.03
LOS E; vic1.04

Parkway/M St. LOSE;vic110 [LOSD;vic0.94 |LOSD;v/ic0.94 |LOSF;v/c1.20
: , . LOS F; vic 1.21

Note: The information for the above table was extrapolated from the applicant's TIA (Table 8, pg 38 of
Exhibit 7; Table 3 & Table 5, pgs 14 & 15 of Exhibit 8).

Though all three of the intersections will not meet the minimum standards for the
year 2024, the TIA reflects that these intersections would be below the minimum
standards even without the Home Depot or Main Place developments. Even

though these intersections are below the City’s standard, the intersections are in
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compliance with the Transportation Planning Rule (TPR) in that the proposed
zoning conditions do not exceed the existing zoning conditions, and there is no
difference seen between the operationai performance of the development
scenarios using the existing and proposed zoning. Therefore, no mitigation
measures are required for the intersections under the year 2024 conditions
based on the TPR.

Development of the subject property will require that mitigation measures be
installed for the three failing intersections during the PM peak hour. The
improvement of the Parkway & Agness intersection will be completed as part of
the proposed development agreement for the subject property. The intersections
of Parkway & F Street and Parkway & M Street are currently scheduled to be
improved with the Home Depot site under Development Agreement #2008-1.
However, if Development Agreement #2008-1 has not been implemented prior to
the proposed development of the Main Place property, the applicant will be
required to submit a revised TIA for review and approval as part of a site plan
application, and conditions of approval may require the installation of
improvements for the failing intersections as necessary to mitigate the
development’s impacts.

A recent decision made by the Land Use Board of Appeals of the State of
Oregon (LUBA) under Luba No. 2007-210, reviewed the City’s requirement that
applications compiy with the minimum performance standards listed in Section
27.121 of the Development Code. LUBA determined in part that the applicant
should be required to:

“. .. mitigate the impact of its proposed development on the
affected intersection, even if that mitigation does not fully restore it
to LOS D. . . where proposed development will worsen an already
failing intersection, the general approach of requiring an applicant
to eliminate the impacts of development on the intersection, by
means of off-site improvements, limitations on the proposed use
or similar means, seems more consistent with the applicable plan
and land use regulations, than does the city's apparent view that
the application must be denied if the intersection cannot be fully
restored to LOS D.”

In this case, the intersection of the Parkway and Agness is below the LOS D
standard, however based on the dicta from LUBA, the applicant is only
responsible for upgrading the intersection based on its impact rather than fully
restoring the intersection to meet the Code standard.

Upon review of the TIA by the City Engineer, the City's consultant (John
Replinger) and the ODOT, the applicant was requested to provide additional
information concerning mitigation measures for the intersections located at the
Parkway/Temy Lane and the Parkway/Agness Avenue. Note: The intersection of
the Parkway and Terry meets the LOS standard however has been discussed by
the applicant and the ODOT to be modified to function more efficiently. The
following mitigation measures for these two intersections (to be installed prior to
the issuance of a Certificate of Occupancy) have since been approved by the
ODOT and are supported by the City’s consultant and the City Engineer:
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e Parkway and Agness Avenue Intersection ~ Mitigation shall include
the reconfiguration of the northbound approach to allow concurrent
left turn phasing for the northbound and southbound movements and
a right turn overlap for the westbound approach.

» Parkway and Terry Lane Intersection ~ The applicant shall provide
geometric changes and signal modifications to the intersection in
order to facilitate concurrent northbound and southbound left turns.

Note: As reflected in the proposed development agreement, future development
of the subject site shall be coordinated with the mitigation measures to be
installed under Development Agreement #2008-1 for the Home Depot site, or
upon the approval of a revised TIA for the subject property. -

Based upon the implementation of Development Agreement #2008-1 and the
development agreement for the subject site, the proposed Comprehensive Plan

. - Map Amendment and Zone Change Map Amendment will not cause a change in
functional classification of the existing transportation facilities.. - -

Conclusion: The City has transportation facilities that will be upgraded to
adequately serve the property and is consistent with Goal 12 related to those
services.

Goal 13: Energy Conservation

The subject properties currently have public utility and private utility services
-available adequate to serve the existing uses. Redevelopment of the properties
shall try to implement energy conservation principles regardless of zoning
designation.

Conclusion: The proposed amendment is consistent with Goal 13.

Overall Conclusion: Of the nineteen (19} statewide planning goals, the City finds
the seven (7) goals analyzed above are applicable and are met by the proposal.

The remaining twelve (12) goals are as follows and are not found to be
applicable to the application:

Goal 3 — Agriculture, Goal 4 — Forest, Goal 5 — Natural Resources, Scenic and
Historic Areas, Goal 6 — Air, Water, and Land Resources Quality, Goal 7 — Areas
subject to Natural Hazards, Goal 8 ~ Recreational Needs, Goal 14 —
Urbanization, Goal 15 — Willamette River Greenway, Goal 16 — Estuarine
Resources, Goal 17 — Coastal Shorelands, Goal 18 — Beaches and Dunes, and
Goal 19 — Ocean Resources. These goals do not relate to the site under review.
The site is not designated as agricultural or forest land. The property does not
contain any natural resources or natural hazards. The property is not identified in
the City's Comprehensive Plan as a future recreational area. The site is located
in an urbanized area. Goals 15-19 do not relate to Grants Pass.
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CRITERION (d): Citizen review and comment.

Planning Commission Response: Satisfied. Public notice of the proposal was
mailed to surrounding properties in accordance with the Comprehensive Plan and
Development Code procedures. No comments or inquiries were received from property
owners during the notice period.

CRITERION (e): Review and comment from affected governmental units and other
agencies.

Planning Commission Response: Satisfied. Affected governmental units and
agencies were notified.

Notice of the proposal was mailed to the Department of Land Conservation and
Development (DLCD) on March 3, 2009. No comments were received.

Notice of the proposal was mailed to Josephine County on March 3, 2008, in accordance
-with the 1998 Intergovernmental Agreement. No comments were received.

Notice was provided to the ODOT. Their comments are contained in the staff report as
Exhibit 8.

CRITERION (f): A demonstration that any additional need for basic urban services
(water, sewer, streets, storm drainage, parks, and fire and police protection) is
adequately covered by adopted utility plans and service policies, or a proposalt for the
requisite changes to said utility plans and service policies as a part of the requested
Comprehensive Plan amendment.

Planning Commission Response: Satisfied. Water, sewer, storm, and streets are all
present adjacent to the property and are available to serve the property. Some utilities
are not present along the full length of both frontages. If extensions are required along
the frontages, they can be addressed at the time of site plan review. In addition, based
upon the discussion included above with reference to the proposed Development
Agreement and outlined mitigation measures, the proposed amendment is in
conformance with the Comprehensive Plan.

CRITERION (g): Additional information as required by the review body.

Planning Commission Response: Satisfied. Any additional information requested by
the review body will be provided.

| CRITERION (h): In lieu of item (b) above, demonstration that the Pla‘n was originally
adopted in error. :

Planning Commission Response: Not Applicable. There is no indication that the
original boundaries were adopted in error.
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For Zone Map Amendments, Section 4.033 of the City of Grants Pass Development
Code requires that all of the following criteria be met:

CRITERION 1: The proposed use, if any is consistent with the proposed Zoning District.

Planning Commission Response: Satisfied. If the proposed zone change is
approved, the existing and intended uses would be consistent with the uses permitted in
the R-4 and GC zones. As noted in the applicant’s narrative, the proposal is to develop
the tract with mixed uses, to include apartment units and professional office space along
Fairview Lane; and, commercial/retail services directed towards the Parkway to the
south as reflected on the concept plan. The proposed uses are consistent with the
proposed zoning districts.

CRITERION 2: The proposed Zoning District i is consistent with the Comprehensive Plan
Land Use Map designation.

Planning Commission Response: Satisfied based on action taken on the proposed
Comprehensive Plan Amendment. If the Comprehensive Plan designation is
amended as proposed, the R-4/GC zoning districts and the HRR/GC comprehensive
plan map designations would correspond. As described above, and reflected on the
zoning map, the property is located within a neighborhood containing a variety of zones
mixed uses, to include multi-family units to the north zoned R-3 & R-4; a large church
complex to the west with a split zone of R-3 & R-4; and various existing and approved
commercial uses to the east and south in the GC zone. The extension of the R4 and
GC zones by the proposed amendment for the subject property is consistent with the
surrounding plan designations, zoning, and the policy for this subarea and
neighborhood.

CRITERION 3: A demonstration that existing or proposed levels of basic urban services
can accommodate the proposed or potential development without adverse impact upon
the affected service area or without a change to adopted utility plans.

Planning Commission Response: Satisfied. As noted above, with the proposed
Development Agreement and traffic mitigation measures, the existing services will be
adequate to accommodate increased density or uses that would result from the
amendment.

CRITERION 4: A demonstration that the proposed amendment is consistent with the
functions, capacities, and performance standards of transportation facilities identified in
the Master Transportation Plan.

Planning Commission Response: Satisfied. The applicant has submitted a TIA
prepared by JRH Engineers, in conjunction with the plan amendment application and the
proposed concept map. The analysis was based on the following:

* The improvements to be installed under Development Agreement #2008-1 for
the Home Depot site;

e The proposed concept plan for the subject site to include 10,620 sq. ft of
professional office space, 19,484 sq. ft of specialty retail and 10 apartment
units; and '

e The capping of trips based on the concept plan figures noted above.
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Traffic impacts have been identified and the application proposes mitigation of two
intersections ~ Parkway at Agness and Parkway at Terry, (only one which falls below

‘standards ~ Parkway at Agness).

A development agreement is proposed to ensure the improvements are installed and
which requires review, study and possible mitigation of the two additional intersections
(Parkway at F Street and Parkway at M Street) if this development occurs before other
planned improvements are in place as required under Development Agreement #2008-1
for the Home Depot site.

CRITERION &: The natural features of the site are conducwe to the proposed Zoning
District.

Planning Commission Response: Not Applicable. There are no unique or unusual
physical features on the properties that have been noted.

CRITERION 6: The proposed zone is consistent W|th the requlrements of all overlay
districts that include the subject property.

Planning Commission Response: Not Appllcable There are no overlay districts that
include the SUbject property. :

'CRITERION 7: The timing of the zone change request is appropriate in terms of the

efficient provision or upgrading of basic urban services versus the utilization of other
buildable lands in similar zoning districts already provided with basic urban services.

Planning Commission Response: Satisfied. Adequate urban services already serve
the subject properties. The zone change is appropriate at these locations.

CRITERION 8: In the case of rezoning from the Urban Reserve District, that the criteria
for conversion are met, as provided in Section 4.034.

Planning Commission Response: Not Applicable. The‘subject property is not located
within an Urban Reserve District, and this criterion does not apply.

RECOMMENDATION:

- The Urban Area Planning Commission recommends that City Council APPROVE the

proposed Comprehensive Plan map amendment and zoning map amendment from R-
3/HR to R-4/HHR and R-3/HR to GC/GC, along with the proposed Development
Agreement #2009-1.

APPROVED BY THE URBAN AREA PLANNING COMMISSION this 10m day of June,
2009.

' R T

Commissioner Gary Berlant, Chair

Note: This application is not subject to the 120 day requirement per ORS 227.178.

09-40200001: MAIN PLACE FINDINGS OF FACT-PLANNING COMMISSION PAGE 16



CITY OF GRANTS PASS COMMUNITY DEVELOPMEN T.DEPARTMENT

MAIN PLACE

COMPREHENSIVE PLAN MAP AMENDMENT, ZONING MAP AMENDMENT,
AND DEVELOPMENT AGREEMENT
STAFF REPORT - URBAN AREA PLANNING COMMISSION

‘Procedure Type:

Type IV- Planning Commission Recommendation

and City Council Decision

Project Number:

09-40200001

Project Type: Comprehensive Plan Map Amendment
Zoning Map Amendment, and Development
Agreement

Owner: Main Place Grants Pass LLC (TLs 2000 2100 2200
2201, 2300, & 2302)
Marjorie D. Hill (TL 2001) .

Applicant: Geoff Farrer

Map & Tax Lot: 36-05-16-32, TLs 2000, 2001, 2100, 2200, 2201,"2300

: & 2302 ‘

Address: 1817, 1829, 1831, 1833 & 1849 NE Fairview Lane
220 NE Terry Lane
(see Exhibits 1 and 2)

Total Acreage: 2.74 acres

Existing Comprehensive Plan | High Density Residential

Designation: {see Exhibit 3)

Proposed Comprehensive High Rise Residential & General Commercial

Plan Designation: (see Exhibit 4)

Existing Zoning: R-3

Proposed Zoning: R-4 & GC

Planner Assigned: Lora Glover

Application Received:

February 27, 2009

Application Complete:

February 27, 2009

Date of Staff Report:

May 4, 2009

Date of Planning Commission

May 13, 2009

| Hearing:

I PROPOSAL:

The request is for a Comprehensive Plan Map Amendment and Zoning Map Amendment‘
from High Density Residential/HR (R-3) to High Rise Residential/HRR (R-4) and Geneéral
Commercial (GC). The amendments are summarized as follows:

Approximate Area of Changes Comprehensive Plan Amendment Zoning Map Amendment

R-3to R4
R-3to GC

HR to HHR
HR to GC

1.14 acres
1.60 acres

PAGE 1
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The application materials include a narrative (see Exhibit 5), along with a concept map
(see Exhibit 6) and a Traffic Impact Analysis, with Addendums (TIA) (see Exhibits 7, 8
& 9). The applicant proposes to develop the property with a variety of mixed uses to
include the following:

e 10,620 sq. ft. of professional office space;.
» 19,848 sq. ft. of specialty retail area; and
o Ten (10) residential units.

The application also includes a proposed Development Agreement (see Exhibit 10) to
address traffic mitigation and development of the site.

The TIA incorporates data and future mitigation measures that have been approved
under the pending Home Depot site. The intent of the Development Agreement is to
coordinate the future development of this project with the mitigation measures to be
installed by Home Depot; outline the additional mitigation measures that will be required
for this development; and, establish the trip cap for the proposed uses listed above.

AUTHORITY AND CRITERIA:

Sections 13.5.5 and 13.8.3 of the Grants Pass Urban Area Comprehensive Plan provide
that joint review by the City Council and Board of County Commissioners shall be
required for amendment and revision to Comprehensive Plan findings, goals, policies;
and land use maps of the Comprehensive Plan. However, the 1998 Intergovernmental
Agreement modified that provision with the result that the City Council will make the
decision, and the County will have automatic party status.

Section 13.8.3 of the Comprehensive Plan provides that notice shall be as provided in
Section 2.080 of the Development Code for a Type IV procedure, with a
recommendation from the Urban Area Planning Commission and a final decision by City
Council. The text or map of the Comprehensive Plan may be recommended for
amendment and amended provided the criteria in Section 13.5.4 of the Comprehensive
Plan are met. The Zoning Map may be amended provided the Criteria in Section 4.033
of the Development Code are met.

The development agreement must meet the requirements of ORS 94.504 to 94.528 (see
Exhibit 10).

APPEAL PROCEDURE:

Section 10.060 provides the City Council's final decision to be appealed to the State

Land Use Board of Appeals (LUBA) as provided in state statutes. A notice of intent to
appeal must be filed with LUBA within 21 days of the Councii's written decision.
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Iv. BACKGROUND AND DISCUSSION:

Property Characteristics

1. Comprehensive Plan Designation: HR (High Density Residential)
2. Zoning: R-3

3. Size:
Tax Lot 2000: 0.70 acres
Tax Lot 2001: 0.25 acres
Tax Lot 2100: 0.49 acres
Tax Lot 2200: 0.18 acres
Tax Lot 2201: 0.31 acres
Tax Lot 2300: 0.20 acres
Tax Lot 2302: 0.61 acres
Total: 2.74 acres

Q@*0oappp

4. Access: The parcels have frontage and access off Fairview and Terry Lanes.
5. Utilities:

a. Water: 10 & 12-inch main in the Parkway right-of-way;, ,
12-inch main in Fairview Lane and Terry Lane right-of-ways.

b. Sewer: 8-inch mains in the right-of-way of Fairview and Terry Lane right-
of-ways; and an 8-inch line running along the south property lines
off Terry Lane.,

c. Storm: 8 & 12-inch pipe in Fairview;
18-inch in Terry Lane; and
24-inch near south propeity lines off Terry Lane

6. Topography: The property is generally level.

a. Natural Hazards: None identified.
b. Natural Resources: None identified.

7. Land Use

a. Existing: TL 2000 - Single Family Residence
TL 2001 - Single Family Residence
TL 2100 - Single Family Residence
TL 2200 - Single Family Residence
TL 2201 — Vacant
TL 2300 - Single Family Residence
TL 2302 - Vacant

b. Proposed: Mixed Use — Residential; General Office: Commercial
(Specialty Retail) :
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8. Surrounding Land Use:

a. North: Residential: single-family and multi-famiy.
b. South: Vacant — General Commercial (Del Taco/Starbucks site)
c. East: RV sales lot
d. West: Parkway Christian Church complex.
Discussion

The subject properties have a plan designation of High Density Residential and zoning

. of R-3. The proposal would amend the plan designation to High Rise Density
Residential and General Commercial with zoning designations of R-4 and GC. The zone
boundary line is proposed to run east/west along the south property lines of TLs 2001,
2200 & 2300, leaving TLs 2000 & 2100 with a split zone and TL 2201 & 2302 entirely
within the GC zoning district.

Previous proposals were to rezone the entire tract to General Commercial. However,

the applicant withdraw those applications due to issues and concerns related to
preserving a residential character along Fairview Lane and maintaining an acceptable
performance level on the transportation system, specifically related to the Grants Pass
Parkway. The application materials include a traffic impact analysis (including
addendums) prepared by JRH Transportation Engineering (see Exhibits 7, 8 & 9). The
TIA discusses the proposed amendments, along with impacts and recommended “trip
cap’ and mitigation measures. The TIA was subsequently reviewed by John Replinger, -
PE of Replinger & Associates Transportation Engineering (see Exhibit 12); and by the
Oregon Department of Transportation (see Exhibit 13).

The subject parcels are located within the Northeast Subarea (Fairfield-F oothill
Neighborhood) as described in the Comprehensive Plan. Tax Lots 2000, 2001, 2100,
2200 and 2300 are each developed with a single-family residence and accessory
buildings. Tax Lots 2201 and 2302 are vacant. The properties are located in a mixed
development area and surround an existing duplex on TL 2301. The parcels to the north
are zoned R-3 and are developed with multi and single family dwellings. A 5+ acre tract -
to the east is zoned GC and is development with an RV sales lot. The vacant parcel to
the south is zoned GC, and was approved for a Del Taco and Starbucks restaurants.
That application has been granted its first six (6) month extension and has an expiration
date of May 31, 2009. Section 3.077 of the Development Code provides for a second
and final six (6) month extension, subject to the criteria listed under Section 3.077(2) of
the Development Code. The Del Taco/Starbucks parcel (TL 2400) abuts the Grants
Pass Parkway, but will share an access off Terry Lane through this development. The
property to the west is zoned R-3/R-4 and is developed with a large church complex
(see the aerial map attached as Exhibit 2).

Element 13 — Land Use Element of the Comprehensive Plan provides the following
discussion for the subarea for the subject parcels:

The Northeast Subarea is described in Section 13.9.4 of the Comprehensive Plan as -
being that area located north of the Southern Pacific railroad tracks and east of 6™
Street. The area is bordered by commercial development on the south and east. Public
facilities have capacity for moderate residential density in the southern part of the
subarea and the remaining area has low density facilities capacity.
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The Northeast Subarea is further broken down into specific neighborhoods. The subject
parcels are located within the “Fairview-Foothiill Neighborhood”, being that area from
Foothill Bivd and “A” Street, south to the Redwood Spur and from Agness Avenue and
the freeway west to Beacon Drive. Public facilities are adequate to support moderate to
high density development. There are three major streets serving the neighborhood; a
highway, an arterial and a collector. The western edge of the neighborhood adjoins the
Grants Pass Shopping Center. The neighborhood is classified as being appropriate for
moderate to high density development.

Element 13 provides the following broad category definitiohs for moderate and high
residential development:

Moderate Density - This category of housing would provide areas suitable for
common wall dwellings such as condominimums, duplexes tri-plexes and other
multi-family and single family dwellings.

High Density — This category would allow housing types primarily located around
larger commercial centers, which would be suitable for garden apartments,
higher density condomimum developments, etc.

As Grants Pass continues to grow, transportation and connectivity become a
constraining factor on economic development. We have seen this issue recently with
the approved Home Depot site and the mitigation measures required for that
development. Encouraging mixed use developments will help to alleviate some of the
stress placed on the existing transportation facilities.

The demand for commercial fand is driven by the expansion and relocation of existing
businesses and new businesses locating in Grants Pass. As noted in the Economic
Element of the Grants Pass & Urbanizing Area Comprehensive Plan, the employment
growth projections indicate that the service sector will increase from a 21% share of
employment base to 42%. Mixed use sites as proposed by the applicant’s narrative will
provide an opportunity of blending professional offices with residential units, creating a
live-work environment, located close to eating establishments and retail services.

Compatibility is an important factor when reviewing a proposed comprehensive plan and
zone map change which will expand commercial uses within a neighborhood. Future
development of the site wiil require a residential face along the Fairview Lane frontage
and buffering around TL 2301, which is currently developed with a duplex. Note: The
property owner of TL 2301 did not choose to participate in the request at the time this
application was filed; however, the owner has recently expressed some interest in
pursuing a subsequent Comprehensive Plan Map Amendment and Zone Map
Amendment.

V. CONFORMANCE WITH APPLICABLE CRITERIA:

For comprehensive plan map amendments, Comprehensive Plan Policy 13.5.4
requires that all of the following criteria be met:

CRITERION (a): Consistency with other findings, goals and policies in the
Comprehensive Plan.
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Staff's Response: Satisfied. The proposal is consistent with the applicable Goals and
Policies of the Comprehensive Plan for reasons summarized below.

Element 8. Economy

The proposed amendment to change the subject parcels to HRR/R-4 and GC/GC
will provide for a mixed use development, maintaining the economic viability of
the area by providing for a variety of residential and commercial uses for the tract
which will compliment the existing development in the area.

Element 9. Housing

The amendment will not be substantially beneficial or detrimental to the
residential land inventory. Grants Pass has historically zoned more land for
multi-family development than has actually been used for multi-family uses,
especially in Moderate and High Density designaticns. The R-4 zone permits
higher density and a few uses that are not permitted in the R-3 zone (specifically,
professional offices). The GC zone permits the same density as the R-3, but
provides for a wide range of commercial uses not available in the R-3 zone. The
existing R-3 zone has a density factor of 17.4 dwelling units per acre (17.4 * 2,74
= 47 units). The proposed R-4/GC amendment would allow for a total of 66 units
if the tract was to be residentially developed. (Note: Actual build out data
indicates a density factor of 9.4 dwelling units per acre in the R-3 zone and 26.4
units per acre in the R-4 zone.) The intended mixed use of the property will fimit
the maximum residential development ability of the property. The proposed
improvements include ten residential units, 10,620 sq. ft. of professional office
space and 19,848 sq. ft. of specialty retail area. ‘

Element 10. Public Facilities and Services
Public facilities and services are available to serve the existing and proposed use
as covered by the adopted utility plans and service policies.

Element 13. Land Use

The proposed amendment of approximately 1.60 acres of land from residential to
‘commercial will not have a substantial impact on the planned land uses in this
area. The policies for the Northeast subarea states that this area will continue to
develop with high densities adjoining the commercial area near the “E” and “F”
couplet and the Redwood Spur, though the specific policies for the Fairview-
Foothill Neighborhood states that the area east of Terry Lane and along Fairview
shall develop at high densities and the remaining area at moderate densities. As
described above, medium density residential housing types include
condominiums, duplexes and tri-plexes, with high density housing being located
primarily around larger commercial centers. The amendments and proposed
mixed use development meets this requirement by blending inte the existing
uses in the neighborhood while providing a transition into the commercial
developments to the south and east. The subject tract is located north of the
Grants Pass Parkway and east of the Grants Pass Shopping Center, within close
proximity to the large commercial tracts located off the Parkway, to include the
Wal-Mart and Fred Meyer centers.

CRITERION (b): A change in circumstances validated by and supported by the
database or proposed changes to the database, which would necessitate a change in
findings, goals and policies.
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Staff's Response: Satisfied. As discussed above, the site is located within the vicinity
of a variety of mixed commercial uses, to include the Fred Meyer and Wal-Mart
complexes, the Deardorff Corners shopping area to the south and the Grants Pass
Shopping Center to the west. Element 13 of the Comprehensive Plan discusses the
draw of higher density to increased commercial development, specifically for the Grants
Pass Shopping Center and Redwood Spur area. The proposed amendment for the tract
will change the database to allow a variety of mixed uses (i.e., professional offices on
the R-4 area and commerciallretail uses in the GC area). The Comprehensive Plan
Elements support the database change. The proposed amendment will amend the plan
and zoning map from HR (R-3) to HRR (R-4) and GC/GC (as reflected on Exhibit 4), and
will not require the amending of findings, goals or policies.

CRITERION (c): Applicable planning goals and guidelines of the State of Oregon.

Staff's Response: Satisfied. The proposal is consistent with seven (7) of the
statewide planning goals described below: o

'Goal 1: Citizen Involvement

The proposal is reviewed and noticed according to the requirements for a Type
[V-B procedure. Property owners within two hundred and fifty (250) feet were
sent notice of the application. Publi¢ notice is posted for both the Planning

. Commission and City Council hearings in the Daily Courier (the local
newspaper), on the City of Grants Pass website, www.grantspassoregon.gov
and on the first floor of the City Hall building. Such notification provides the
public an opportunity to provide written or oral comments on the matter either
before or at the hearings.

The City has an acknowledged Citizen Involvement Program adopted under
Resolution 1748 that insures the public can actively engage in the planning
process. ,

No comments were received from surrounding property owners during the notice
period.

Conclusion: The City’'s procedures outlined in the Comprehensive Plan and
Development Code pertaining to citizen involvement are being followed. The
proposal is consistent with Goal 1 standards and requirements.

Goal 2: Land Use

The Grants Pass Comprehensive Plan and Development Code outline the
planning process to consider a Comprehensive Plan Map Amendment and the
Zoning Map Amendment. The process requires the application to be heard by
both the Planning Commission and the City Council. The Planning Commission
will review the proposal and provide a formal recommendation that will be
considered by the City Council for final decision. Specific criteria have been
adopted that relate to the proposal. The review bodies will evaluate the proposal
against those criteria in order to make a decision.
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Conclusion: The application is being reviewed through the City’s land use
process, making it consistent with the purpose of statewide Goal 2.

Goal 9: Economic Development

The proposed amendment to change the subject parcels to HRR/R-4 and GC/GC
will provide more flexibility in the development of the tract for mixed uses, to
include residential dwelling units and professional office space located along
Fairview Lane, and commercial/retail uses directed towards the Parkway,
accessing off of Terry Lane. The current zone of R-3 is similar to R-4, with the
exception of a few additional uses allowed under the R-4 zone (i.e., group
guarters, limited and professional! offices etc). The General Commercial zone
provides a wide range of uses available, further enhancing the economic
diversity for the area.

Oregon Administrative Rule (OAR) Division 9, Economic Development (660-009-
0000) requires that cities review and amend their comprehensive plans as
necessary to comply with this division to provide economic opportunity analyses
for the demand of land for industrial and other employment uses to the existing
land supply.

Element 8 ~ Economy of the Grants Pass & Urbanizing Area Comprehensive
Plan (GPUACP) states that the employment sectors with the largest job growth
for Josephine County between 1980 and 2005 included retail trade, government
and services (such as health care and social assistance), and accommodation
and food services. State forecasts indicate that these sectors will continue to
lead the employment growth in Josephine County.

Based on the previous employment trends and projected forecasts referenced
above, the proposed amendment is in compliance with OAR 660-009-0010 by
providing additional land for “Other Employment Uses” which is defined as:

“. .. all non-industrial employment activities including the wide range of
retail, wholesale, service, non-profit, business headquarters,
administrative and governmental employment activities that are
accommodated in retail, office and flexible building types. Other
employment uses also include employment activities of an entity or
organization that serves the medical, educational, social service,
recreation and security needs of the community . . .”

Conclusion: The proposal provides diversification and further economic
opportunities, thus meeting the standards and requirements of Goal 9.

Goal 10: Housing

The proposed amendment to change approximately 1.69 acres from residential
to commercial (which allows for residential development to R-3 density) will not
be substantially beneficial or detrimental to the residential land inventory of the
City. Element 9 ~ Housing of the Comprehensive Plan states that the City of
Grants Pass has historically zoned more land for multifamily development than
has actually been used for multifamily residences. The projected need for
housing is 75% single-family housing types and 25% multifamily types. The
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proposed mixed use reflected on the concept plan includes dwelling units with
professional office space along the Fairview Avenue frontage.

Conclusion: The proposed zone change allows for a wider ranger of economic
activities to happen on the properties, and still maintains the existing residential
inventory.

~ Goal 11: Public Facilities and Services

The City has acknowledged master plans for urban services (including water,
sewer and transportation) as part of the Comprehensive Plan and Grants Pass
Development Code. Both water and sewer services are currently available to the
subject properties and are adequate and available to serve further development -
of the properties. '

In response to show compliance with the Master Transportation Plan and the
Development Code, the applicant submitted a TIA prepared by JRH
Transportation Engineering. A total of seven (7) intersections were studied in the
TIA for the proposal: - o

Grants Pass Parkway (Highway 199) at Agness Avenue
Grants Pass Parkway at Temy Lane

Grants Pass Parkway at Beacon Drive

Grants Pass Parkway at F Street .

Grants Pass Parkway at M Street

Terry Lane at Fairview Street

Beacon at Fairview Street

Note: The subject analysis included the approved Home Depot development and
Phase | of the Main Place development (the Del Taco/Starbucks restaurants).

In addition to the mitigation conditioned under the Development Agreement
#2008-1 for Timber Products/Home Depot, the applicant has agreed to the trip
cap on the property noted above, along with the installation of mitigation
measures for two (2) of the studied intersections for this site (Parkway at Agness
and Parkway at Terry). The coordination of mitigation improvements between
the Home Depot site and future development of the Main Place site are outlined
in the attached Development Agreement. Between the two projects, mitigation
will be provided for the following intersections;

Intersection to be Mitigated Responsible Party

“‘E” Street at Mill Home Depot
"F" Street at Mill Home Depot
“M" Street at Mill Home Depot
‘F” Street at Parkway Home Depot
“M” Street at Parkway . Home Depot .
Hwy 238 at Parkway Home Depot
Agness at Parkway Main Place
Terry at Parkway Main Place
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The improvements for the above intersections are not included in the list of
capital improvement projects identified in the Master Transportation. Through
the use of a development agreement for the proposed amendment, along with
the implementation of the Development Agreement for the Home Depot (Timber
Products) site, the mitigation measures described in the TIA will be installed
making the proposal compliant with Goal 11.

Conclusion: The City has public facilities in place to adequately serve the
property in regards to sewer and water and is consistent with Goal 11 related to
those services. A detail of the transportation impacts is described under Goal 12.

Goal 12: Transportation

The City has an acknowledged Master Transportation Plan as part of the
Comprehensive Plan and Grants Pass Development Code. The tract has
frontage and existing access off of NE Fairview Lane and NE Terry Lane, both
classified as a collector. As reflected on the concept plan, future development of
the site will be served by separate full movement accesses onto Terty Lane and
Fairview Lane.

The proposal is subject to the Transportation Planning Rule outlined in OAR 660-
012-0060 and the Grants Pass Development Code. The applicant submitted a
Traffic Impact Analysis (TIA), along with two (2) addendums, prepared by JRH
Engineering as part of the application materials for the amendment (see Exhibits
7, 8 & 9). The scope of the study was determined by the Oregon Department of
Transportation (ODOT) and the City of Grants Pass. The intersections analyzed
for the proposed amendment are listed above under Goal 11.

The Development Code’s minimum Level of Service (LOS) standard is “D" for
signalized intersections, and a volume-to-capacity (v/c} ratio not to be higher than
1.0 for the sum of critical movements. The analysis reflects that existing
conditions at three of the intersections are already below the City’s mobility
standard.

Mitigation measures currently required under the Development Agreement for
Home Depot wilt raise the Parkway & F Street and Parkway & M Street
intersections up to standards. The intersection at the Parkway & Agness was not
included in the TIA for Home Depot and is proposed to be mitigated to existing
conditions with no further degradation seen as part of the zone change. As
reflected in the chart below, the applicant’s TIA indicates that the Parkway & F
Street and the Parkway & M Street intersections will still meet standards with the
Home Depot improvements and the Main Place development. The report
indicates that the remaining four (4) studied intersections meet the City’s
performance standards.
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Intersection 2008 Existing 2009 w/Home 2009 w/Main 2024 with &
Conditions Depot Place without

development
Parkway/Agness | LOS E; v/c 1.01 LOSE;vic1.03 |LOSE;vic1.04 |LOSF; vic1.10
LOSF; vic1.10
Parkway/F Sft. LOSE;vc097 |LOSD;v/ic0.95 |LOSD;v/c0.96 |LOSE;v/c1.03
, LOS E; vic 1.04
Parkway/M St. LOSE;vic110 |LOSD;v/c0.94 |LOSD;v/ic0.94 |LOSF,vic1.20
, LOS F; v/ic 1.21

Note: The information for the above table was extrapolated from the applicant’s TIA (Table 8, pg 38 of
Exhibit 7; Table 3 & Table 5, pgs 14 & 15 of Exhibit 8).

Though all three of the intersections will not meet the minimum standards for the
year 2024, the TIA reflects that these intersections would be below the minimum
standards even without the Home Depot or Main Place developments (see pg 15
. . of Exhibit 8). Even though these intersections are below the City’s standard, the

~ intersections are in compliance with the Transportation Planning Rule (TPR) in
that the proposed zoning conditions do not exceed the existing zoning conditions,
and there is no difference seen between the operational performance of the

- development scenarios using the existing and proposed zoning. Therefore, no
mitigation measures are required for the intersections under the year 2024
-conditions based on the TPR.

Development of the subject property will require that mitigation measures be
installed for the three failing intersections during the PM peak hour. The
improvement of the Parkway & Agness intersection will be completed as part of
the proposed development agreement for the subject property. The intersections
of Parkway & F Street and Parkway & M Street are currently scheduled to be
improved with the Home Depot site under Development Agreement #2008-1 (see
Exhibit 14). However, if Development Agreement #2008-1 has not been
implemented prior to the proposed development of the Main Place property, the
applicant will be required to submit a revised TIA for review and approval as part
of a site plan application; and conditions of approval may require the installation
of improvements for the failing intersections as necessary to mitigate the
development’s impacts.

A recent decision made by the Land Use Board of Appeals of the State of
Oregon (LUBA) under Luba No. 2007-210, reviewed the City's requirement that
‘applications comply with the minimum performance standards listed in Section
27.121 of the Development Code. LUBA determined in part that the applicant
should be required to:

“.. . mitigate the impact of its proposed development on the
affected intersection, even if that mitigation does not fully restore it
to LOS D. . . where proposed development will worsen an already
failing intersection, the general approach of requiring an applicant
to eliminate the impacts of development on the intersection, by
means of off-site improvements, limitations on the proposed use
or similar means, seems more consistent with the applicable plan
and land use regulations, than does the city's apparent view that
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and land use regulations, than does the city’'s apparent view that
the application must be denied if the intersection cannet be fully
restored to LOS D.”

In this case, the intersection of the Parkway and Agness is below the LOS D
standard, however based on the dicta from LUBA, the applicant is only
responsible for upgrading the intersection based on its impact rather than fully
restoring the intersection to meet the Code standard.

Upon review of the TIA by the City Engineer, the City's consultant (John
Replinger) and the ODOT, the applicant was requested to provide additional
information concerning mitigation measures for the intersections located at the
Parkway/Terry Lane and the Parkway/Agness Avenue. Note: The intersection of
the Parkway and Terry meets the LOS standard however has been discussed by
the applicant and the ODOT to be madified to function more efficiently. The
following mitigation measures for these two intersections (to be installed prior to

. the issuance of a Certificate of Occupancy) have since been approved by the -
ODOT (Exhibit 13) and are supported by the City's consultant (Exhibit 12) and
the City Engineer:

+« Parkway and Agness Avenue Intersection ~ Mitigation shall include
the reconfiguration of the northbound approach to allow concurrent
left turn phasing for the northbound and southbound movements and
a right turn overlap for the westbound approach.

e Parkway and Terry Lane Intersection ~ The applicant shall provide
geometric changes and signal modifications to the intersection in
order to facilitate concurrent northbound and southbound left turns.

Note: As reflected in the proposed development agreement, future development
of the subject site shall be coordinated with the mitigation measures to be
installed under Development Agreement #2008-1 for the Home Depot site, or
upon the approval of a revised TIA for the subject property.

Based upon the implementation of Development Agreement #2008-1 and the
development agreement for the subject site, the proposed Comprehensive Plan
Map Amendment and Zone Change Map Amendment will not cause a change in
functional classification of the existing transportation facilities.

Conclusion: The City has transportation facilities that will be upgraded to

adequately serve the property and is consistent with Goal 12 related to those
services.

Goal 13: Enerqy Conservation

The subject properties currently have public utility and private utility services
available adequate to serve the existing uses. Redevelopment of the properties
shall try to implement energy conservation principles regardless of zoning
designation.

Conclusion: The proposed amendment is consistent with Goal 13.
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Overall Conclusion: Of the nineteen (19) statewide planning goals, the City finds
the seven (7) goals analyzed above are applicable and are met by the proposal.

The remaining twelve (12) goals are as follows and are not found to be
applicable to the application:

Goal 3 — Agriculture, Goal 4 — Forest, Goal 5 — Natural Resources, Scenic and
Historic Areas, Goal 6 — Air, Water, and Land Resources Quality, Goal 7 — Areas
subject to Natural Hazards, Goal 8 — Recreational Needs, Goal 14 -
Urbanization, Goal 15 — Willamette River Greenway, Goal 16 — Estuarine
Resources, Goal 17 — Coastal Shorelands, Goal 18 — Beaches and Dunes, and
Goal 19 — Ocean Resources. These goals do not relate to the site under review.
The site is not designated as agricultural or forest land. The property does not
contain any natural resources or natural hazards. The property is not identified in
the City’s Comprehensive Plan as a future recreational area. The site is located
in an urbanized area. Goals 15-19 do not relate to Grants Pass.

CRITERION (d): Citizen review and comment.

Staff's Response: Satisfied. Public notice of the proposal was mailed to surrounding
properties in accordance with the Comprehensive Plan and Development Code
procedures. No comments or inquiries were received from property owners during the
notice period.

CRITERION (e): Review and comment from affected governmental units and other
agencies.

Staff's Response: Satisfied. Affected governmental units and agencies were notified.

Notice of the proposal was mailed to the Department of Land Conservation and
Development (DLCD) on March 3, 2009. No comments were received.

Notice of the proposal was mailed to Josephine County on March 3, 2009, in accordance
with the 1998 Intergovernmental Agreement. No comments were received.

Notice was provided to the ODOT. Their comments are contained in Exhibit 8.

CRITERION (f): A demonstration that any additional need for basic urban services
(water, sewer, streets, storm drainage, parks, and fire and police protection) is
adequately covered by adopted utility plans and service policies, or a proposal for the
requisite changes to said utility plans and service policies as a part of the requested
Comprehensive Plan amendment.

Staff’s Response: Satisfied. Water, sewer, storm, and streets are all present adjacent
to the property and are available to serve the property. Some utilities are not present

~ along the full length of both frontages. If extensions are required along the frontages,
they can be addressed at the time of site plan review. In addition, based upon the
discussion included above with reference to the proposed Development Agreement and
outlined mitigation measures, the proposed amendment is in conformance with the
Comprehensive Plan.
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CRITERION (g): Additiona! information as required by the review body.

Staff's Response: Satisfied. Any additional information requested by the review body
will be provided.

CRITERION (h): In lieu of item (b) above, demonstration that the Plan was originally
adopted in error.

Staff's Response: Not Applicable. There is no indication that the original boundaries
were adopted in error.

For Zone Map Amendments, Section 4.033 of the City of Grants Pass Development
Code requires that all of the following criteria be met:

CRITERION 1: The proposed use, if any is consistent with the proposed Zoning District.

Staff's Response: Satisfied. If the proposed zone change is approved, the existing
and intended uses would be consistent with the uses permitted in the R-4 and GC
zones. As noted in the applicant’s narrative, the proposal is to develop the tract with
mixed uses, to include apartment units and professional office space along Fairview
Lane; and, commercial/retail services directed towards the Parkway to the south as
reflected on the concept plan. The proposed uses are consistent with the proposed
zoning districts. '

CRITERION 2: The proposed Zoning District is consistent with the Comprehensive Plan
Land Use Map designation.

Staff's Response: Satisfied based on action taken on the proposed
Comprehensive Plan Amendment. If the Comprehensive Plan designation is
amended as proposed, the R-4/GC zoning districts and the HRR/GC comprehensive
plan map designations would correspond. As described above, and reflected on the
zoning map, the property is located within a neighborhood containing a variety of zones
mixed uses, to include multi-family units to the north zoned R-3 & R-4; a large church
complex to the west with a split zone of R-3 & R-4; and various existing and approved
commercial uses to the east and south in the GC zone. The extension of the R-4 and
GC zones by the proposed amendment for the subject property is consistent with the
surrounding plan designations, zoning, and the policy for this subarea and
neighborhood.

CRITERION 3: A demonstration that existing or proposed levels of basic urban services
can accommodate the proposed or potential development without adverse impact upon
the affected service area or without a change to adopted utility plans.

Staff's Response: Satisfied. As noted above, with the proposed Development
Agreement and traffic mitigation measures, the existing services will be adequate to
accommodate increased density or uses that would result from the amendment.

CRITERION 4: A demonstration that the proposed amendment is consistent with the
functions, capacities, and performance standards of transportation facilities identified in
the Master Transportation Plan.

09-40200001: MAIN PLACE STAFF REPORT-PLANNING COMMISSION PAGE 14



VL

Staff's Response: Satisfied. The applicant has submitted a TIA prepared by JRH
Engineers, in conjunction with the plan amendment application and the proposed
concept map. The analysis was based on the following:

e The improvements to be installed under Development Agreement #2008-1 for
the Home Depot site;

e The proposed concept plan for the subject site to include 10,620 sq. ft of
professional office space, 19,484 sq. ft of specialty retail and 10 apartment
units; and

o The capping of trips based on the concept plan figures noted above.

Traffic impacts have been identified and the application proposes mitigation of two
intersections ~ Parkway at Agness and Parkway at Terry, (only one which falls below
standards ~ Parkway at Agness)

A development agreement is proposed to ensure the improvements are mstalled and

- which reguires review, study and possible mitigation of the two additional intersections

(Parkway-at F Street and Parkway-at M-Street) if this development-occurs before. other
planned improvements are in place as required under Development Agreement #2008-1
for the Home Depot site.

CRITERION 5: The natural features of the site are conducive to the proposed Zoning
District.

Staff's Response: Not Applicable. There are no unique or unusual physical features
on the properties that have been noted.

CRITERION 6: The proposed zone is consistent with the requirements of all overlay
districts that include the subject property.

Staff's Response: Not Applicable. There are no overlay districts that include the
subject property.

CRITERION 7: The timing of the zone change request is appropriate in terms of the
efficient provision or upgrading of basic urban services versus the utilization of other
buildable lands in similar zoning districts already provided with basic urban services.

Staff's Response: Satisfied. Adequate urban services already serve the subject
properties. The zone change is appropriate at these locations.

CRITERION 8: In the case of rezoning from the Urban Reserve District, that the criteria
for conversion are met, as provided in Section 4.034.

Staff's Response: Not Applicable. The subject property is not located within an Urban
Reserve District, and this criterion does not apply.

RECOMMENDATION:

It is recommended that the Urban Area Planning Commission recommend that City

Council APPROVE the proposed Comprehensive Plan map amendment and zoning
map amendment from R-3/HR to R-4/HHR and R-3/HR to GC/GC, along with the
proposed Development Agreement #2009-1.
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Vil. PLANNING COMMISSION ACTION:

A. Positive Action: Recommend approval of the request:
1. as submitted.
2. as modified by the Planning Commission (list):
B. Negative Action: Recommend denial of the request for the following reasons
(list):
C. Postponement: Continue item
1. indefinitely.
2. to a fime certain.

NOTE: The application is not subject to the 120 day requirement per ORS 227.178.

VHI. INDEX TO EXHIBITS:

abkwbd =

LoN®

11,
12,
13.
14,

Vicinity

Aerial Photograph

Existing Zoning

Proposed Zoning

Applicant’s written narrative (Note: The fuli report is incorporated herein
by reference and available for review in the land use file).

Concept Plan : ,

Executive Summary of the TIA prepared by JHR dated 4/11/08

TIA Addendum dated 8/4/08

TIA Addenum dated 2/24/09 ‘

(Note: The full report, along with addendums, is incorporated into this
record by reference, and is available for review in the land use file. )
Proposed Development Agreement #2009-1

ORS 94.504 — 94.528

John Replinger's comments dated 4/7/09

ODOT’s comments dated 4/10/09 _

Timber Products/Home Depot Development Agreement #2008-1.
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Note: Applicant's complete submittal is available in the
Planning Office for review.

Comprehensive Plan and Zone Change
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Qverview

Request: This is a request for both a comprehensive plan and zone change.
The entire site is currently High Density Residential (Comprehensive Plan) with R-3 zoning.

The proposal is for High-Rise Density Residential (HR) with R-4 zoning along Fairview Avenue,

and General Commercial (GC) with GC zoning along Terry Lane.

History: The majonty of the subject property off Terry Lane is vacant, with older residential
dwellings sited along Fairview Avenue. The applicant has pursued a comprehensive plan and
zone change to allow commercial development on the subject property for over five years. The
applicant owns many apartment complexes, including one to the east on Fairview Avenue. There has
been little motivation to add additional apartments to this site, since he has had numerous inquires
from different commercial businesses wishing to locate there. Various issues have come up that

have made this an arduous path, while searching to find the appropriate solution.

There have been three main issues involved with this application:

1) the proposal for professional offices along Fairview Avenue, and access;

2) the proposal to introduce commercial use bordering the residential
neighborhood, and

3) the potential for increased traffic flows generated by commercial uses.

This application has been through many reviews over several years. In the last attempt to get
somé resolution, ODOT sponsored a special forum that included consultants fromPortland who
recommended a mixed use between residential and commercial for the Fairview Avenue
segment. The resultis the cumrent proposal in the form of the zone change from R-3 to R-4
along Fairview Avenue, and limiting the GC designation to that area’ that fronts on Terry
Lane.

Difficulties with this development are caused by the significant acreage thatis involved. The
City of Grants Pass requires emergency access via two approaches and a loop system for
city water. This means that the public water will go from Terry Lane to Fairview Avenue with
a paved driveable surface, starting from the southeast portion of the property and looping to
Fairview Avenue on the north. This has been addressed as reflected in theConceptual Site
Plan as a double lane driveway between the buildings that will serve as both utility access
and emergency access. '

Traffic impacts from new development have recently been a concem along the Grants Pass

Parkway as new developments continue to come into the area. As part of this application we were
required to study several signalized intersections along the Parkway to determine the existing
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intersection capacity and if mitigation wouid be required for the impacts from our proposed
development/zoning. Per City/ODOT requirements, we included the pipeline traffic from the proposed
Home Depot development which was recently approved. In addition to this, we have ‘capped” the amount
of trips in our traffic study to represent the uses intended for development at this site. -

Of the intersections studied, only Agness Avenue/Parkway falls below the City's LOS standards in the year
of opening. In the planning horizon year of 2024, the intersections of “F” Street/Parkway and “M”
Street/Parkway also falt below the City’s standards, but per the conditions of approval for the Home Depot
development, these intersections will be mitigated back to an acceptable LOS, including thé additional trips
from our proposed development/zoning. Working closely with the City of Grants Pass and ODQT, we have
come up with acceptable intersection mitigation at Terry Lane/Parkway and Agness/Parkway to mitigate the
impacts from our proposed development. By making improvements to the existing signal phasing and
existing medians, the intersections would operate with sequential northbound/southbound left turn lanes
(with the addition of a right tumn overlap at Agness), improving the volume/capacity ratio and delay from .
their current condition (Exhibits G & N). - ’ S
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CITY GOALS AND POLICIES:

GOAL #2. CITIZEN INVOLVEMENT

TO DEVELOP A CITIZEN INVOLVEMENT PROGRAM THAT INSURES THE ON
GOING INVOLVEMENT OF CITIZENS IN ALL PHASES OF THE LAND USE
PLANNING PROCESS.

Policy 2.1: Reviewing Land Use actions.

Land Use actions shall be reviewed as provided in the Development Code, with the degree of public
participation fitting the extent of impact of the proposedland use action, as provided in Policy 131.12
of the Plan. The Development Code shall include provisions for adequate, timely and informed
review, including notices bearing complete and easily understood information needed by the general
public to make an informed opinion.

‘Response: This application is being processed in accordance with the

Development Code and the requirements set forth. The requirements
include public notification and the opportunity for individuals to
participate in the decision making process.

GOAL # 4. ENVIRONMENTAL RESOURCE QUALITY

TO MAINTAIN AND IMPROVE THE QUALITY OF THE AIR, WATER AND LAND
RESOURCES OF THE AREA,

Policy 4.1 The City and County shall affect air quality by:

(a) coordinating the maintenance of air quality with the State Clean Air Implementation
Plan.

Response: The future uses would enhance the maintenance of
the air quality in that there would be compliance with the
existing rules and regulations. The new businesses and
residences would be encouraged to use and employ energy
conserving devices, such as natural gas heating, high
efficiency air conditioning, on-demand hot water and
fluorescent 1lighting, all of which would contribute to
cleaner air quality.

(b)  cooperating with the State Department of Environmental Quality, the County Health
Department, organizations and individuals for the ongoing monitoring of air pollutants
in the UGB airshed.



Response: The proposed change.from residential to commercial
would meet the environmental requirements of the development
code as well . as complying with DEQ and County Health
regulations involving the airshed. It has been noted that
the air quality in downtown Grants Pass has improved with the
construction of the Third Bridge, and the improvement of this
site would include trees and other plantings which would be
a positive contribution towards air quality. The new traffic
study has shown that a trip cap will be 1imposed on the
proposed development to lessen the impact and support air
guality goals. Grants Pass -has been compliant with the
airshed reguirements for many years.

(c) continuing and augmenting the program of paving unpaved roadways within the
UGB, including alleys. '

Response: Complies. Terry Lane is a city maintained paved

road, and the parking lot for the development will also be
paved.

Policy 4.2 - The City and County shall:

(a) evaluate the need for a local noise ordinance utilizing DEQ Noise Contr_o'l
Regulations and Model Noise Ordinance within 16 months of adoption of the
Comprehensive Plan. '

(b) coordinate land use planning with the DEQ Noise Control Regulations, especially
the regulations for industry and commerce.

{c) locate noise sensitive land uses, such as residential away from noise sources
wherever possible.

(d) explore the requirement of noise abatement measures in residential developments
that are located adjacent to noise sources such as highways, major streets, railroads,
industrial and commercial areas.

Response: The existing use includes residential units
aleong Fairview Lane, with the proposal to include a mixture
of residential and commercial -uses. The nearby
neighborhoods are already impacted by road ncise: to the
Scuth - the parkway with existing commercizl uses such as
the Arco Gas station; to the East: RV Sales which also
fronts on the Parkway; to the North: residences which
experience some nolise from moderate traffic on Falrview and
with the right conditions, noise from traffic on the
Parkway. This noise level will be reduced for some of those
residences with the development of the proposed site by one
and two story buildings, which will act as a noise buffer
to the Parkway. (See Rerial Photo Exhibit E.)
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Policy 4.3 The City and County shall affect water quality by:

(a) coordinating land use activities with the State Department of Environmental Quality
River Basin Plan, the 208 Water Quality Plan and the National Pollutant Discharge
Elimination System Permit requirements.

(b) encouraging the development of land that minimmzes the area of impervious surface
and/or provides for storm-water retention.

(c) maintaining all public parking lots and streets in as filter-free and chernical free
condition as possible, and encouraging private owners to maintain parking lots and
driveways in as litter-free and chemical-free condition as possible.

(d) increasing the hydraulic capacity of the City's wastewater treatment plant.

(e) identifying improperly abandoned groundwater wells in the UGB area, requiring
that the wells be properly capped or sealed, and continuing to monitor the salt
intrusion into wells in use.

Response: Site Plan review would address the need for any NPDES
permit. An upgrade of the site could inveclve new storm drainage
facilities that may include bio-swales and water quality filters
for the parking lots. The change from the designations of
residential R-3 to R-4 and residential R-3 to commercial GC would
support this goal and policy. Currently, the storm run-off drains
directly off-site, but the current regulations will require con-
site detention of the storm water to pre-development volumes, and
additional storm water pre-treatment measures will be used where
possible.

Policy 44  The City and County shall affect land quality by:

(a) coordinating the disposal of solid waste with the Josephine County Solid Waste
Management Plan.

(b) evaluating the lohg term needs for sludge disposal and considering alternatives to
liquid land application. . '

Response: Either of the changes could include programs of re-
cycling for paper, plastics, and other materials. The site will
be served by the loccal Grants Pass saniltation service. The
proposed uses would not be creating any sludge or hazardous
liguids as the uses would invclve professional cffices and no
manufacturing or similar commercial processes. :
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Policy 4.5 The City and County shall address the environment”s carrying capacity by:
(a) complying with applicable state _apd federal environmental protection standards.
(b) so managing urban development and environmental protection that irreversible
damage to the quality of the environment is avoided.
Response:. Site Review would address any concerns of carrying

capacity, and the resultant conditions would require compliance
with state and federal protections insuring that the quality of
the environment is protected.

GOAL # 8. ECONOMY

TO INVOLVE, EXPAND-, DIVERSIFY AND STABILIZE THE ECONOMIC BASE OF THE -
COMMUNITY, :

Policy # 8.1: The City and County shall endeavor to improve, expand, diversify and stabilize the
economic base of the community:

(a)

by encouraging the location and development of environmentally sound economic
activities within the Urban Growth Boundary which meet the occupational and
employment needs of area residents, particularly the unemployed and under-
employed.

Response: This proposal when viewed with a 20 vyear
perspective, illustrates thoughtful planning. The current
conditions include a slowing economy and any additional
development could create opportunities for the “unemployed
and under-employed”. This site has remained vacant for many
years, and with the residential construction industry in a
lull, the opportunity for new residential and commercial
buildings would help boost the economy with additional
erployment. The completed project recdoghizes a shift in the
new world economy in that with the computer age, the
workforce has changed. Home based businesses are increasing
and this can also cause an increased demand for reascnably
priced small offices for a business entrepreneur close to his
home. The townhouses above the coffices in the R-4 allow for
this opportunity as well. Energy conservation is a focus for
our nation, and the combination of mixed use in the R-4, and
the diversity of businesses in the GC, allows the opportunity
to walk to work or to shop. All of this promotes a smaller
carbon footprint when related to emissions from vehicles, by
having these businesses within walking distance to the
surrounding residential development which includes many
apartment buildings along Fairview Avenue and single family
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residences on D Street and north. The efficiency of this
layout helps make 1life more affordable as well, which

directly affect the under-emploved in a positive way.

(b) by giving high priority to the extension of full urban services to designated industrial -
areas of the Urban Growth Boundary in the Capital Improvement Program.

Response: Not applicable. The change woculd not involve
industrial uses, require additional urban service or be
eligible for the Capital Improvement Program. The property
is presently zoned residential which requires the services
of public water, public storm drainage, public sewer,
telephone, electricity and natural gas, and those services
would be extended with either residential or commercial use.

(c) by encouraging and providing support to non-profit economic development
organizations and groups which seek to improve employment opportunities within the
Urban Growth Boundary.

Response: The proposed changes open the opportunity for mixed
use on the site, the majority of which is wvacant. With the
proposed use there would be additional financial activity in
the area which brings the opportunity for charitable
donatiocns providing “support to non-profit . ; .
organizaticns.” ILccally, there are several businesses that
offer employment by non-prcfits, such as The Second Chance
Store of the Gospel Rescue Mission, the Salvation Army Store,
the Home for Good Store, SPARC and Goodwill. Any growth of
this immediate area including the subject property, provides
additional “employment opportunities within the Urban Growth
Boundary, ” and would directly and indirectly “support the
non-profit . . . organizations, ” though emplovment and/or
potential financial and/or merchandise contributions. It
needs to be noted that many of the non-profits are the major
recyclers in our area, with paper, plastic, clothing and
general merchandise being their focus. Both businesses and
individuals can be found tc be engaged in recycling, and the
additicn of professional offices and other commercial
businesses to this site can enhance the opportunity for
support of the non-profit.

(d) by insuring that an adequate quantity and quality of industrial land is available,
properly zoned and serviced.

Response: Not applicable. There will be no impact on the
industrial base.

(e) by protecting existing and planned commercial and industrial areas from the intrusion
of incompatible land uses through land use regulation.
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Response: Due to the past usage there would be no intrusion
into the existing commercial and industrial areas or the
creation of an incompatible land use. Many of the uses found
abutting the site or in the immediate neighborhood are other
commercial uses and residential-commercial uses. West: The
Parkway Christian worship center has a 1,000 plus membership
with a 900 seat sanctuary, a large gym and other buildings
that are typically found. in a commercial =zone. East and
South: Siskiyou RV to the east and RRCO gas station with
mini-mart to the south is already commercial, and the
proposed Starbucks Coffee building and the proposed Del Taco
on the south tax lot were recently approved commercial uses.
Properties on the north side of Fairview include a mixture
of single family residential, duplexes, apartments and a
health care facility, of which the latter uses are all found
to be allowed uses in commercial designations. There will
be no potential for an dintrusion with.this zone change as
there 1is no industrial land abutting. this site. More
commercial uses will compliment the existing commercial base,
and when inserted as a mixed use, that also serves as a
transition to the existing development. It needs to be noted
that a buffer is also found with the commercial corridor
along the Parkway that isolates the industrial lands located
south of Northeast F Street. {See Exhibits E & L)

3] by providing for atimély, efficient, clear and objective dévelopment TEVIEW PIocess.

Response: The improvement of this site is timely, and the
subject property has been involved with an intensive review
process over the years. The process has involved extensive
contact and meetings with the city to the point that 0ODOT
arbitrated different concepts for the proposed use of the
site, highlighting mixed residential and commercial. The
change will require a site review to insure the proper
improvement of the site in accordance with the current
ordinance regulations. The objectives of the applicant have
been clear from the initial contact, but the process of
addressing all of the important concerns from the City of
Grants Pass and 0ODOT involved many discussions to reach an
agreeable objective. That process also invcolved DLCD and
was a form of arbitration between all of the agencies and the
applicant. The basic result was a plan that endorsed mixed
use as a transition from the residential to the commercial,
and the current plan confirims an efficient proposal. It is
clear and timely that the new jobs created by the proposal
will help further expand the economic base as well as provide
long term employment in the local economy.

MAIN PLACE- CP & Zone Change 6



A clear and cobjective review process 1s well documented
within this applicaticn and by a city document produced in
November 5, 2007, called the “Beconomic Element Index.”
Particular areas need to be highlighted:

a) This proposal supports that document and the long
range goals that are essential elements in a comprehensive
plan that will extend for twenty years. It can be noted that
a large portion of the workforce lives outside of the Grants
Pass city limits. The proposal would allow people to live
and work in the same area, and potentially live on-site in
the R-4, thereby reducing traffic impacts and congestion.
This would be supportive of the element Article 8.35.

b) It 1s a known fact that there is a shortage of
commercial land in the urban growth boundary, with over 954
additional acres needed to address the needs from 2007 to

- 2027.  The change of the south part from R-4 to GC, helps
respond to the commercial shortage documented under element

8.42. It also allows for additional commercial land in the
corridor along the Parkway and not some other remote location
that incurs fragmentation instead of consolidation. The

economic element ¢f energy conservation can also play a
factor as well.

c) With there being a limited amcunt of land available
in areas of need, the mixed use of professional offices and
residences in the form of townhouses which are permitted in
the R-4, 1is ideal. This effectively 1increases the
utilization of under-utilized land, as well as providing a
transition into the commercial land further to the south.
This approach would be suppocrtive of element Article 8.53.

This submittal package and concept plan clearly demonstrate
a clear and objective development. The concept plan would
be confirmed by the site review process at a later date, and
help insure support for both city and state goals in regards
to economic development.

(g) by applying for state and federal grants which can be used for extension of public
' facilities to industrial areas or direct financial assistance to new or expanding
industries.

Response: Not applicable in regards to new grants. This is
already within an advanced finance district, but the public
facilities are existing so it appears no new grants would

appropriate.
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GOAI 10. PUBLIC FACILITIES & SERVICES

TO PROVIDE NEEDED FACILITIES AND SERVICES FOR THE URBAN GROWTH
BOUNDARY AREA IN A TIMELY, ORDERLY, EFFICIENT, ECONOMIC AND
COORDINATED MANNER.

Response: The site is currently served with sewer, city water, storm
drainage and paved urban streets. The current public facilities support
the goal and polices with the use of the site for commercial purposes
which is reflected with the current infra-structure:

The Master Transportation Plan (Exhibit M) shows this site to be
served with Local Collector streets: Terry Lane and Fairview Avenue.

The Utilities Plan (Exhibit J) confirms that utilities are already in
the abutting streets: storm drainage, sewer, and water.

New utilities which were recently installed for Starbucks and Del Taco

for the GC to the south, also traverse the subject property and are
available for the proposed development with existing stubs for new hookup
to water, sewer, and storm drain.
. The City Fire Marshall has supported the concept plan in that it may
provide additional fire hydrants, and a connecting water line loop that
will insure adequate water pressure, plus an additional through access
to Fairview Avenue for emergency vehicles. As part of the original Phase
I approval for Del Taco and Starbucks, a fire/water stub was required for
the future Phase II that would allow for the loop system.

This proposal and concept truly represents coordinated development that
is efficient, emphasized by the transition of the mixed uses and the
close proximity of the commercial to the residential uses which are
within walking distance. The Main Place concept locates commercial and
residential in an orderly arrangement of mixed residential-business uses
to meet the day to day needs of the neighborhood and the community.

GOAL 11. TRANSPORTATION

TO PROVIDE FOR THE TRANSPORTATION NEEDS OF THE COMMUNITY IN A SAFE AND
ECONOMICAL MANNER.

Response: It 1is important to recognize traffic safety and the
transportation needs of the community in any new development application,
and the applicant has closely addressed this Goal as part of this
proposal. This process has included an arduous task of dealing with the
vehicular growth that has occurred along the Parkway throughout recent
years. Not only has the applicant been required to study the impacts of
a zone change on the adjacent streets/intersections, they have also had
to include additional substandard intersections along the Parkway outside
of the immediate project area. Of the intersections studied, only Agness
Avenue/Parkway falls below the City’s LOS standards in the year of
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opening, but in the planning horizon year c¢f 2024, the intersections of
“E” Street/Parkway and “M” Street/Parkway alsoc fall below the City's
standards. As a result of the study and close coordination with the City
and ODOT over the past couple of years to mitigate the affects ¢f the
proposed zoning/development, the applicant has come up with the following
solutions to mitigate the affects of the proposed zoning/development and
improve the existing traffic system:

Although the Terry Lane/Parkway intersection does not fall below the
minimum operational standards per the traffic study, the applicant
has agreed to provide traffic mitigation teo this intersection to
offset the impacts from future development in lieu of providing
additional mitigation elsewhere. This will be =zaccomplished by
modifying the existing signal phasing and medians at the Terry
Lane/Parkway intersection to allow the northbound/scuthbound left
turn Jlanes to operate concurrently. This will improve the
volume/capacity ratio and delay over the c¢urrent intersection
operation with the inclusion of the new traffic generated from the
anticipated zoning/development (Exhibit F, G & N).

Modify the existing signal phasing and medians at the Agness
Avenue/Parkway intersection to allow the northbound/southbound left
turn lanes to operate concurrently, adding a right turn overlap to
further increase operational efficiency. This will improve the
volume/capacity ratio and delay over the current intersection
cperation with the inclusicn ¢f the new traffic generated from the
anticipated zoning/development (Exhibit F, G & N).

We have “capped” the amount of trips in our traffic study to more
closely represent the uses intended for development at this site
instead of applying the maximum possible amount of traffic for the
new zone. This will ensure that future development will not
increase traffic volumes beyond acceptable levels.

Per City/ODOT requirements, we included the anticipated pipeline
traffic from the proposed Home Depot development which was recently
approved. In cenjunction with this development and per the
conditions of approval for the Home Depot, the intersections at “M”
Street/Parkway and “F” Street/Parkway will be mitigated by Home
Depot back'to an acceptable LOS, including the additional trips from
our proposed development/zoning.

GOAL #13;. TAND USE

TO PROVIDE A VISION OF THE FUTURE THROUGH MAPS AND POLICIES THAT SHALL
GUIDE AND INFORM THE LAND USE DECISIONS OF THE PRESENT, IN SUCH A
MANNER THAT:

(a) 1dentifies rural lands and separates these lands from urbanizable lands,
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Response: Not applicable. The site is classified urban and no
rural lands are near this site.

(b) provides for an orderly economic and efficient transition from rural to urban land use,

Response: Not applicable. The site has long been designed urban.

(c) does not exceed the carrying capacity of the area's air, land and water resource,

Response: The site is within an area that is noted for goed quality
air shed; public water is in adequate supply; and the concept plan
shows coordinated and planned improvements to the site that would not
exceed the carrying capacity of the land, but be less than the
allowed density.

(d) is responsive to the wishes of the citizens and property owners of the planning area, and

Response: This proposal has involved many people, neighbors and
businesses, of which the majority support the concept. The church
supports the concept, Marjorie Hill is participating, and the only
opposition has been from Tax Lot 2301. While the owner of the duplex
on Tax Lot 2301 has strongly opposed the commercial development of
this site, she has alsc refused the offers by the applicant to
relocate her residence to a different location or to purchase her lot
and building for a reasonable price. Her main complaint has been
addressing the noise that would be generated by commercial uses and
the mixed use with R-4. She fails to recognize that the R-4 allows
for a compatible transition between the residential and commercial;
that R-4 includes professional offices which can be less impactive
than residences, as they close at night and are therefore quiet; and
that the GC zone allows for commercial buildings that will actually
block the sound transmission from the Parkway to her residence:; that
the zone changes already include a residence as a permitted use,
which underscores their ability to be compatible. (Schedule 12-2)
The commission may wish te leave the door open for future upgrades
for urban zoning to consider-a change to R-4 for Tax Lot 230L. The
subject application can be a compliment -to the immediate
neighborhcod, and except for the one owner, there has been support
in the neighborhocod. The request is commendable in that it lends for
a transition between the residential to the commercial, providing
additional retail businesses and residential options. R

(e) provides adequate amounts of industrial, commercial and residential lands to meet growth needs
over the planning period.

Response: The present comprehensive plan and zoning are currently
being revised to meet the demand for the next 20 years. Commercial
land appears to be in the most demand, especially due to the limited
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amount available along the Parkway corridor. Sites adjacent to an
intersection are highly desirable and this i1s one of the last
remaining undevelcoped sites with highway access in the area. The
applicant has had many inquiries for this site with a GC designation.
Therefore, the proposed zone changes would support the goal on
transition issues, and such use would not exceed the carrying
capacity ©of the site which supports Goal #13 on Land Use, verified
with the Utilities Map, Berial Photo, Zoning Map, and the Master
Transportation Plan Exhibit. {(Exhibits T, J, E, D and M)

STATE GOALS — A Summary

GOAL 1: CITIZEN INVOLVEMENT

To develop a citizen involvement program that insures the opportunity for citizens to be involved in all
phases of the planning process.

Response: The hearings process "and public notification insures the
opportunity for the public to be heard.

GOAL 2: LAND USE PLANNING

To establish a land use planning process and policy framework as a basis for all decision and actions
related to use of land and to assure an adequate factual base for such decisions and actions.

Response: The City’s Code provides a “framework as a basis for all
decisions and actions . . . .”, and the application includes supportive
facts for the reqguest to enable and assure proper decumentation for a
decision and action.

GOAL 3: AGRICULTURAL LANDS

To preserve and maintain agricultural larids.

Response: Not applicable.

GOAL 4: FOREST LANDS

To conserve forest lands by maintaining the forest land base and to protect the state's forest economy
by making possible economucally efficient forest practices that assure the continuous growing and
harvesting of forest tree species as the leading use on forest land consistent with sound management of
soil, atr, water, and fish and wildlife resources and to provide for recreational opportunities and
agriculture.

Response: Not applicable.
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GOAL 5: NATURAL RESOURCES, SCENIC AND HISTORIC AREAS. AND OPEN SPACES.

To protect natural resources and conserve scenic and historic areas and open spaces.

Response: Not applicable. The subject property is not involved with any
> the topics under Goal #5.

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY

To maintain and improve the quality of the air, water and land resources of the state.

Response: The proposal will not affect the .current quality of air, water
or land resources, and actually may enhance those gualities with the
development of the. subject site. The development will include paved
surfaces compared to the dirt and open field that create dust, the
addition of new trees where few trees exist, and the filtration of the
storm water where there is currently no device for the entrapment of
silts. Further enhancement ¢an be instired as the daily traffic level
will be limited by the allowed uses on the site, with a specific traffic
cap for the proposal. This is also confirmed in the TIA that traffic
volumes will be nearly identical to development under the current zoning
designation, thereby helping to maintain the current air quality.

GOAL 7: AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS

To protect life and property from natural disasters and hazards.

Response: Not applicable.

GOAL 8: RECREATIONAL NEEDS

To satisfy the recreational needs of the citizens of the state and visitors and, where appropriate, to
provide for the siting of necessary recreational facilities including destination resorts.

Response: Not applicable.

GOAL ¢: ECONOMIC DEVELOPMENT

To provide adequate opportunities throughout the state for a variety of economic activities vital to the
health, welfare, and prosperity of Oregon's citizens.

Response: The change to R-4 will allow for small professional businesses
to serve the immediate and surrounding residential neighborhood.. With
many more home-occupations, the need for small professional offices
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becomes important as an element to serve the residential community. The
GC section will provide some level of econcmic opportunity, and more
closely match the character of the area along the Parkway for commercial
uses. The opportunity for economic growth provides the opportunity for
employment that actually enhances the health, welfare and prosperity of
southern Oregon.

GOAL 10: HOUSING

To provide for the housing needs of citizens of the state.

Response: The site will include new residential units in a mixed use with
the commercial buildings along Fairview Avenue.

GOAL 11: PUBLIC FACILITIES AND SERVICES

To plan and develop a timely, orderly and efficient arrangement of public facilities and services to serve
as a framework for urban and rural development. :

Response: No change in the public facilities would be reguired. The
site is accessed by Terry Lane and Fairview Avenue, both city maintained
streets. The schools are adeguate. It is served by the City Police and
City Fire Department.

GOAL 12: TRANSPORTATION
To provide and encourage a safe, convement and economic transporiation system.

Response: The subject properties are located between existing state and
city transportation facilities. The project area is bordered by Fairview
Avenue on the North, Terry Lane on the east and Grants Pass Parkway on the
south. All three roads are documented in the Grants Pass Area Master
Transportation Plan, adopted in 19587.

Mo new public roads are necessary to serve the subject properties thereby
limiting the applicabkility of Goal 12. However, it should be noted that
the Oregon Department of Transportation has worked c¢losely with the
applicant to ensure compliance with existing codes and policies and to
“minimize adverse social, economic and environmental impacts and costs”
and “conserve energy,” as referenced in the purpose statement of Goal 12.
Please also refer to City Goal 11: Transportation for an explanation of
proposed traffic mitigation and overall function of the transportation
system.

GOAL 13: ENERGY CONSERVATION
To conserve energy.

Response:The proposed zone change greatly increases energy conservation
for a number of reasons.
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First, the proposed change from residential to commercial will add
additional area to an existing commercial node. Commercial nodes provide
convenient access and are typically a transition between roads with very
high traffic counts and quieter residential neighborhoods. The increased
commercial area will allow for better design and site layout and will
potentially reduce the number of stops a vehicle will have to make to
obtain services.

Second, the proposed change from Hi-gh Density Residential to High-Rise
Density Residential represents the most energy efficierit residential
zoning. High-Rise Residential allows a mixed use of residences with
professional offices. There are many reasons why this type cf mixed use
is beneficial to Grants Pass and represents energy conservation.

For example, a mixed-use building provides both office and living space
to tenants, possibly ellmlnatlng commutes and thereby reduc1ng vehicle
trips during peak hours.. It is also sometimes difficult to rent office

" space above ground level so buildings are typically constructed in “strip-
mall” form: single-story with long length By providing residenceés above
office space, buildings can economically reduce footprint size as
referenced in Goal 13 Implementation Guideline 1.b. Reduced footprint
leads to less impervious service and more efficient use of resources such
as building materials.

Third, this development will allow for reducing gasoline consumption, with
the opportunity for nearby residents to walk to work, or walk to the
‘commercial businesses for shopping or other commercial activities. Fewer
cars and trucks on the road mean lower emissions. Also, newer buildirigs

have better insulation, better lighting, and othet techniques, whlch will
support this energy conservation goal.

Goal 14;: URBANIZATION
To provide for an orderly and efficient transition from rural to urban land use.

Response: Not applicable. The site is within the urban area.

GOAL 15: WILLAMETTE RIVER GREENWAY

To protect, conserve, enhance and maintain the natural, scenic, historical, agricultural, economic and
recreational qualities of lands along the Willamette River as the Willamette River Greenway.

Response: Not applicable.

GOAL 16: ESTUARINE RESOURCES

To recognize and protect the unique environmental, economic, and social values of each estuary and
associated wetlands; and to protect, maintain, where appropriate develop, and where appropriate restore
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the long-term environmental, economic, and social values, diversity and benefits of Oregon's estuaries.

Response: Not applicabkle.

GOAL 17: COASTAL SHORELANDS

To conserve, protect, where appropriate, develop and where appropriate restore the resources and
benefits ofall coastal shorelands, recognizing their value for protection and maintenance of water quality,
~ fish and wildlife habitat water-dependent uses, economic resources and recreation and aesthetics. The
management of these shoreland areas shall be compatible with the characteristics of the adjacent coastal

waters; and
To reduce the hazard to human life and property, and the adverse effects upon water quality and
fish and wildlife habitat, resulting from the use and enjoyment of Oregon's coastal shorelands.

Response: _ Not applicable.

GOAL 18: BEACHES AND DUNES

To conserve, protect, where appropriate develop, and where appropriate restore the resources and
benefits of coastal beach and dune areas; and

To reduce the hazard to human life and property from natural or ma.n—mduced actions associated
with these areas.

Response: Not applicable.

GOAL 19: OCEAN RESOURCES

To conserve marine resources and ecological functions for the purpose of providing long-term ecological,
economic, and social value and benefits to future generations.

Response: Not applicable.

COMPREHENSIVE PLAN:

Section 13.5.4 - Criteria for the Comprehensive Plan Amendment:

For amending the findings, goals, policies and Land Use Map of the Comprehensive Plan, the City
Council and Board of county commissioners shall base their conclusions upon, and adopt findings in
consideration of, all the following criteria:

(a) Consistency with other findings, goals and policies in the Comprehensive Plan.
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Response: As previously addressed, the application is consistent
with the goals and policies.

(b) A change in circumstances, validated by and supported by the data base or proposed
changes to the data base, which would necessitate a change in findings, goals and policies.

Response: A change in circumstances has occurred for this site.
The Grants Pass urban area has changed radically over the years
with the demise of many industries involved with wood products.
The housing needs in Grants Pass appear to be met while there is
a shortage of available prime commercial land along the Parkway.
The climate has changed from logging mills and wood products to
retail sales with Fred Meyer, Wal-Mart and other large and small
businesses. This need underscores the validity for the “proposed
change to the data base.” {See Aerial Photo Exhibit E) The
construction of Parkway Christian Center directly to the west,
with major structures including a gym, clearly demonstrate a
‘change of circumstances’. That placement with the resultant
density of use has effectively changed the parcel from R-3 to GC,
and this significantly validates the zone change proposal. The
Economic Index Article 8.42 notes different points that indicate
substantial growth in this area in the future and a shortage of
commercial land to accommodate that growth. (Exhibit 0)

() Applicable planning goals and guidelines of the State of Oregon.

Response: The State of Oregon guidelines were addressed with
the approval of the comprehensive plan for the City of Grants
Pass, and are reflected in the city’'s gecals and policies.

(d) Citizen review and Response.

Response: Citizen review is involved with the hearings and
notification process set forth by the code. Citizens have the
right to offer responses of support or opposition in person or
in writing. The long, involved Jjourney this application has
taken has specifically included those responses and concerns, and
has resulted in the current proposal of mixed residential-
commercial uses.

(e) Review and Responses from affected governmental units and other agencies.

Response: As part of the staff report and noticing procedures of
the Development Code, pertinent agencies’responses have been and
will be solicited. ODOT has been a major player with concerns
about traffic and the proposed uses, and the resultant proposal
reflects their input and the applicant’s response to address
their concerns and needs.

() A demonstration that any additional need for basic urban services (water, sewer, streets,
storm drainage, park, and fire and police protection) is adequately covered by adopted
utility plans and service policies, or a proposal for the requisite changes to said utility plans
and service policies as a part of the requested Comprehensive Plan amendment.
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(g)

(h)

Response: This area is within the c¢ity limits and is already
served with city water, city sewer, city storm drainage, paved
streets, and Grant Pass police and fire protection. The proposed
use would not require any additional urban services. The City of
Grants Pass 1s in the process of building a new voter approved
Police and Fire Station less than one mile away off the Parkway
and Park Street, confirming adequate protection services.

Addstional information as required by the review board.

Response: Staff or the review boards have the authority to
request additional information and/or add other conditions if
they are deemed necessary.

In lieu of item (b) above, demonstration that the Plan as original adopted was in error.

Response: Not applicable. See Item (b) above. This site was not
adecpted in error.

DEVELOPMENT CODE:

Section 4.033 - Crteria for Zoning Amendment.

The Zoning Map may be amended review bodies provided that all the following criteria are met:

M

)

3)

The proposed use, if any, is consistent with the proposed Zoning District.

Response: The proposed uses include residential uses, which are
permitted in the R-4 and the GC Zoning District. The R-4 also

allows for professional offices, while the GC includes a wider
range of commercial.

The proposed Zoning District is consistent with the Comprehensive Plan Land Use Map
designation.

Response: Complies. As noted previocusly under the comprehensive
plan criteria and the goals and policies, the regquested change
involves two changes: 1) R-3 High Density Residential to R-4
High-Rise Density Residential, and 2) R-3 to GC General
Commercial. Both of these are consistent with the Comprehensive
Plan definitions and purpose as note in Exhibit H.

A demonstration that existing or proposed levels of basic urban services can
accommodate the proposed or potential development without adverse impact upon the
affected service area or without a change to adopted utility plans.
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Response: This site is already served with City sewer, water,
fire protection, storm drainage, and paved streets. BAs part of
the first phase of development on the south side of the subject
properties (Del Taco/Starbucks), storm drainage was piped across
the properties, a water main was extended for future water and
fire protection, and a sewer main stub was installed to service
future development of these parcels. Required services for the
future =zoning will be similar to- full development of the
existing zoning and no major upgrade/replacement of the existing
utilities will be required.

(Exhibit M and N)

4) A demonstration that the proposed amendment is consistent with the functions, capacities
and performance standards of transportation facilities identified in the Master
Transportation Plan.

Response: The zoning amendment will have minimal impacts to the
existing transportation system as compared to full build out of
the current zoning. BAs shown in the traffic study (Exhibit xxx)
the study intersections will operate at almost identical levels
with the development of both the existing and proposed zoning.
As mentioned previously, a trip “cap” will further reduce future
traffic impacts to the existing transportation system to ensure
capacities fall within the ranges originally anticipated in the
Master Transportation Plan. To reiterate the responses provided
under City Goals and Policies Goal 11 (Transportation), as a
result of the traffic study and close coordination with the City
and ODOT over the past couple of years to mitigate the affects
of the proposed zoning/development, the applicant has come. up
with the following solutions to mitigate the affects of the
proposed zoning/development and improve the existing traffic
system: :

. Although the Terry Lane/Parkway intersection does not fall
below the minimum operational standards per the traffic
study, the applicant has agreed to provide traffic
mitigation to this intersection to offset the impacts from
future development in lieu of providing additional

mitigation elsewhere. This will be accomplished by
modifying the existing signal phasing and medians at the
Terry Lane/Parkway intersection to allow the

northbound/southbound left turn lanes to operate
concurrently.  This will improve the volume/capacity ratio
and delay over the current intersection operation with the
inclusion of the new traffic generated from the anticipated
zoning/development (Exhibits F, G & N).

.- Modify the existing signal phasing and medians at the
Agness Avenue/Parkway intersection to allow the
northbound/southbound left turn lanes to operate
concurrently, adding a right turn overlap to further
increase operational efficiency. This will improve the
volume/capacity ratio and delay over the current
intersection operation with the inclusion of the new
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traffic generated from the anticipated zcning/development
(Exhibits F, G & Nj.

. We have “capped” the amount of trips in our traffic study
to more closely represent the uses intended for development
at this site instead of applyling the maximum possible
amount of traffic for the new zone. This will ensure that
future development will not increase traffic volumes beyond
acceptable levels.

. Per City/ODOT requirements, we included the anticipated
pipeline traffic from the proposed Home Depot development
which was recently approved. In cenjunction with this
development and per the conditions of approval for the Home
Depot, the intersections at “M” Street/Parkway and “F”
Street/Parkway will be mitigated by Home Depot back to an
acceptable LOS, including the additional trips from our
proposed development/zoning.

(5) The natural features of the site are conducive to the proposed Zoning District.

Response: There are no significant natural features on the

. subject site. The southern portion of the site consists of an
open field with some trees, and the northern part - residences
with lawns.

6) The proposed zone is consistent with the requirements of all overlay Districts that include
the subject property.

Response: The site is outside of the 100 year flood area and
not within a wetland area. The site is included within an
existing advance finance district, while no other overlay
districts have been noted in the discussions with the planning
office or in the initial research.

(7)  The timing of the zone change request, is appropriate in terms of the efficient provision
or upgrading of basic urban services versus the utilization of other buildable lands in similar
zoning districts already provided with basic urban services.

Response: The site already has full urban services and
represents a small island of undeveloped land amongst the
residential and commercial neighborhcod. There is an obvious
limitation of availlable -commercial property in this corridor
along the Parkway. There is little demand for exclusive use of

- this site for residential purposes. The applicant has many
businesses that have expressed a strong interest in locating on
the southern pertion of the property. This interest is further

confirmed by the FEconomic Index and addressing the needs for
more commercial land for the future. This has been discussed in
detail under the economic goal. 2 tour up and down the Parkway
finds limited availability of vacant sites with convenient
access. This is confirmed with the BRerial Photo in Exhibit E.
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(8)  Inthe case of rezoning from the Urban Reserve District, that the critenia for
conversion are met, as provided in Section 4.034.

Response: Not applicable.

Article 12: Zoning Districts

Section 12.010 Purpose and Concept
Section 12.011 Purpose. The purpose of this Article is as follows:
(1) To implement the policies and Land Use Map of the Comprehensive Plan;

(2)

~~
W
N

(4)

Response: A Land Use Map (Exhibit L) is included that shows adjacent
land uses, and along with the Zoning Map it.confirms the policies of
the Comprehensive Plan. Therefore, this proposal supports the Goals
and Policies of the Comprehensive Plan and the intent of the land use.
The change to commercial would allow commercial businesses to locate
and operate here, which is in keeping with the commercial designation
of the Comprehensive Plan.

To protect the right to use and enjoy real property;

Response: The purpose of all zoning is to protect the right to use and
enjoy the property. The applicant has proposed to develop the
property with a mixture of commercial and residential, of which both
uses are a “right” under the current zone. The successful approval to
achieve the proposed goal gives the applicant his right to “enjoy real

property.”
Ta protect the health, safety and welfare of the community;

Response: Any development must acknowledge the guidelines of the
development code to “protect the health, safety and welfare of the
community.” The site will involve construction of buildings that will
comply with health and safety issues, and their placement and use can
contribute to the welfare of the community.

To serve as a basis for resolving land use conflict.

Response: One neighbor that lives in a duplex adjacent to these
properties, and has stated concerns about the site being used for
commercial purposes and how it could generate additional noise. The
review of the Concept Plan demonstrates that that neighbor could
actually enjoy additional privacy and lower noise levels with Building
2 shielding her duplex from vehicular noise on the Parkway and the
commercial uses already approved for Phase I. Usually during the
night when all else is guiet, the predominate noise generator will be
traffic on the Parkway. The intermix of residential and commercial
allows for the opportunity for the two uses to compliment each other,
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while providing the Fairview neighborhcod with a quileter nighttime
noise level with the building buffers and additicnal landscaping.

Section 12.012 - Concept

(D

@

"Zoning" 1s the grouping of 2 homogenous and mutually supporting family of land uses in one area,
called a Zoning District, or Zone. Certain land uses obviously conflict with one another, such as
a brick factory, for instance, located next to a residential subdivision, affecting the residents with
its noise, dust, appearance and 24-hour work schedule. Prior to zoning, the conflict was resolved
after the fact with desist and damage suits and inevitable heavy losses to the loser. Zoning became
the classic tool for mitigating land use conflict in advance, allowing the purchaser to select property
guaranteed to be suitable for his needs.

Response: This application involves a comprehensive plan change and
a zone change for two segments. ’

1) Northern part:
Comp. Plan: High Density Residential to High-Rise Density Residential
Zoning: R-3 to R-4

2) Southern part:
Comp. Plan: High Density Residential to General Commercial

Zoning: - - R-3 to GC

The surrocunding neighborhocoed 1is both residential to the north and

commercial to the south, east and west. The 2zone change will
introduce professional o¢ffices with the R-4 zone, and retail
establishments with the GC. Both zones allow residential uses, and

therefore the zone change supports the current goals and comprehensive
plan as stated in this document.

Zoning as the primary tool of conflict resolution, however, led to the creation of long lists of
allegedly homogenous land uses. Those uses "less homogenous” than others faced added
procedures of review (such as the conditional use permit process). As the lists gradually changed
over time, the distinction between basic land use categories became blurred, and conflict resolution
turned zoning issues once again into courtroom battles. ‘

Response: As stated in this package the duplex owner of Tax Lot 2301
has not favorably supported this request. - She is concerned about
noise from commercial uses. The applicaticn has highlighted the fact
that commercial uses already exist tc the south and east, with
commercial-like activity to the west. If ‘'blurring’ were to occur,
it has already happened with the existing uses, and the perception
that the southern portion 1is already commercially =zoned. The
establishment of the R-4 zone on the northern part, creates a
transition as it allows professional offices while maintaining the
integrity of the residential zone that allows residential uses.
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Zoning in this Code is not intended as the primary tool for resolving land use conflict. Instead,
zoming in this Code forms a basis for establishing generally homogenous land uses. Design and
construction standards, together with the necessary review procedures, then function as the
primary tools for resolving specific land use conflicts, both within a homogenous group of uses
in a single zone and between groups of incompatible uses at the border of two different zones.
Procedures of review may then focus on achieving design solutions and may be greatly simplified
as a result. -

Response: The comprehensive plan and zone change will not allow the
placement of a conflicting use on-the site, and this application is
not about an existing conflict. It is interesting to note the current
makeup of the neighborhood with the different mixed uses. There is
the large church to the west, a health care facility to the northwest,
apartments to the north and northeast and commercial to the south and
east with fast food restaurants, a gas station and RV sales. The
application seeks a solution to allow the applicant to design
professional offices for the north part & retail businesses on the
southern portion. B

Zoning in this Code fulfills its purpose in the following manner:

(a) Reflect Comprehensive Plan Policy. The thousands of acres in each Zoning District
resulted from the patterns of historical development, careful analysis of lands needed for
future growth and development, the need for protection and enhancement of the
environment, and the cost and feasibility of extending necessary services. The Zoning
Districts thus reflect the policies of the City Council on housing, economic development,
environmental protection and service extension, based on this detailed analysis.

Response: The Rerial Photo (Exhibit K), shows the adjacent land
use, and a Zoning Map shows the neighborhood =zoning. The
comparison of the commercial zoning as shown in Exhibit E with
an actual windshield review, reveals vwvery few vacant parcels
along the Parkway. Allowing the change to the R-4 and GC
designaticns would help address the shortage that has become
evident over the past several vyears. While little new
construction has taken place north of Fairview, many new
business have opened south of the Parkway including Arby’'s
restaurant and small retail shops south of the S8Schuck’s
Automotive store.

Major area-wide changes in, or additions to, the Zoning Districts should therefore return to the
policies of the Comprehensive Plan and to the analyses of the data base upon which these policies are
based. Major zone changes should be not entered into lightly, and should not be used as the sole basis
for conflict resolution. (See Amendment Procedures, Article 4).

(b)  Protect Basic Praperty Rights.- The Zoning Districts are defined by broad categories of
land use. These categories establish the "basic ground rules" of land use and
development, enabling owners of real property to know in advance what to expect from
their neighbors, before investing in or developing property. In this Code, these broad
categories of land use are given performance definitions, defining not only the categories
of use, but also how the use is to function within the category. The list of specific uses
is de-emphasized and is kept at an administrative level. Any given land use is expected
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to function properly within the purpose of the zone when fully developed and active.
(See Definitions, Article 30).

Response: Both the R-4 and GC zoning districts are broad in
that they permit modifications in the regulations for different
uses, while permitting the continuance of the residential
character.

This application package actually represents two separate
distinct portions and actions, with:

1) The northern part being a change of =zoning from R-3 -
Residential to R-4 Residential slong Fairview Avenue, that would
allow the opportunity to mix in professional offices; and

2) the southern portion being a change ¢f =zoning from R-3
£o GC, along Terry Lane, which would not only allew residential
uses, but expand the opportunity to permit commercial businesses
such as a restaurant and/or retail establishments.

The Concept Plan is shown to reflect a proposal by the applicant
and the desire to exercise his property rights with a re-zone
of:

Northern part: To develcp the site with a mixture of
professional offices on the bottom floor and apartments or
condo’s on the upper level.

Southern part: To introduce restaurants and retail
establishments on the southern portion that is already
sandwiched in bketween commercial uses. The full extent of the
draft Concept Plan alsco illustrates the architecture of the
buildings, with site elevations in Exhibit I.

A vibrant economy contributes not only to the city, but to those
living and working in the area, to the State of Oregon and to
the nation. Feor any developer to invest his time and capital,
he needs to evaluate the site at hand, and assemble a proposal
that 1is fiscally sound, and that could be construed as a
property right. A propesal that creates uses that are not
appropriate and feasible can contribute to the degradation of
the area with vacant buildings and the loss of income and
.employment opportunities which brings less income to the city
and its inhabitants. This application has demonstrated that the
proposed combinations of comprehensive plan and zone changes are
essential for viable development of this site.

Since the R-3 zoned site is effectively surrounded by commercial
on the east and south, plus commercial-like uses on the west,
with a direct view of the Grants Pass Parkway, it is perceived
as already being commercially designated. The fact that it is
zoned R-3 has contributed to the site remaining vacant over the
years. The applicant has long felt that a zone change was
appropriate to recognize the neighborhocod and the need for more
commercial land in the urban area, and conseguently he has
actively pursued this matter for more than five (5) years.

Part of the pursuit to obtain the comprehensive plan and zone
changes included arbitration provided by ODOT and DLCD in a
special program callad TGM Quick Response. The team that was
invelved included property owners and representatives: Geoff
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Farrer, Jim Armstrong, Rick Riker; City of Grant Pass: Matt
Laird, Tom Schauer; ODOT: Dan Dorrell, David Pyles; Consultants
from Portland; and DLCD, Steve Oulman. (Exhibit @) The on-site
visit finds the property surrounded on three sides, south, east
and west by commercial uses, with an emphasis on different
residential typeés to the north. If one was unaware of the
zoning on this site, while by driving on the Parkway, it would
be easy to assume the site was zoned commercial. This 1is
further deocumented ‘'with the Aerial Photo, Exhibit K, the
neighborhood phetos; Exhibit P, and the Zoning Map, Exhibit BE.
The Traffic Study, Exhibit F, shows that the neighborhood and
the public facilities can accommodate the proposed uses. In
view of these related, documented facts and responses to the
criteria, it is evident that a hegative response could be
construed as a form of denying the owner his basic property
right to develop commercial uses.

. {¢)  Conflict Resolution. The broad categories of land use and the Base Development
- Standards provided for each .category form only the starting point for conflict
resolution. This Code anticipates most conflict resolution to occur by meeting
performance design and construction standards, or by meeting special conditions arising
out of the review procedure. The design and construction standards are tailored for
specific land uses, specific opportunities or constraints of the site, differing types of
development and ownership, differing building types, specific buffering situations,
environmental concerns, and requirements for service extension and utility installation.
Conflict resolution issues that may have a design solution should not be resolved by
zone changes or changes in definitions of land use. Instead, these conflict resolution

issues should be referred to the performance standard sections of this Code.

Response: The Concept Plan proposes a compatible neighborhood
use that would include professional offices along Fairview
"Avenue. The zone changes to R-4 and to GC would help minimize
the potential for future conflicts thrcugh a specific design
as illustrated in Exhibit I, and include a transition with the
R~4 zoning.

Section 12.020 Zoning Districts

Section 12.021 Establishment of Zoning Districts.

The location and boundaries of the Zoning Districts designated in this Article are hereby established as
shown on the Zoning District Map of the Grants Pass Urban Growth Boundary area. The Zoning District
Map may be referred to as the "Zoning Map" within this Code.

"Response: A zoning map has been included with the formal application.

Section 12.022 Zoning Map

(1) Alllands within the Urban Growth Boundary shall be classified within a Zoning district, according
to the policies of the Comprehensive Plan and the criteria of this Code. The Zoning District shall
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be shown on a single map at a scale large enough that the zoning districts of individual properties
may be identified.

(2)  The Director shall cause the Zoning Map to be on public display at all times during regular office
hours.

(3)  Copies of the Zoning Map shall be available for public purchase.

Response: Exhibit D is the Zoning Map obtained from the City of Grants
Pass that depicts the zoning on the subject site and the neighborhood.

Section 12.023 Zoning Map Amendment.

The Zoning Map may be amended according to the procedures and critena provided in Section 4.030 of
this Code.

Response: See Section 4.030.

Section 12.024 Zoning District Boundary Interpretation.

If uncertainty exists as to the boundaries of the Zoning Districts, the following rules shall apply:

(1) Boundaries indicated as approximately following the center lines of streets, highways or alleys,
streams, rivers, lakes or other bodies of water shall be construed to follow such center lines;

(2) Boundaries indicated as approximately following railroad lines shall be construed to be midway
between the main track or tracks;

(3) Boundaries indicated as following the contours of certain elevations or soils of a particular type
shall be construed as following the actual height or soil contour as determined by accepted
surveying practices;

(4) Boundaries indicated as parallel to, or extensions of natural or manmade features indicated in
Subsections (1) through (3) above shall be so construed;

(5)  Dustances not specifically indicated shall be determined by the scale of the Zoning Map; and

(6) Where a lot is divided by zone boundary other than as provided in Subsections (1) through (4)
above, the entire lot may be placed in the Zoning District containing the majority of the land area
of the lot by an action of the Director, provided that the boundary adjustment is for a distance of
twenty feet or less. If an adjustment of more than twenty feet 1s required, the boundary adjustment
shall be treated as a zone change as provided in Section 4.030.

Response: Not applicable. No zoning confusicn exists on this site with
the current designation and the lot layout.
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Section 12.025 Land Use Classifications.

(1)  Use types. All land uses shall be classified into use types. The definition of each use type shall be
performance oriented, describing a category of uses that have common functional, impact,
compatibility or product characteristics. For land use type definitions, see Article 30.

(2) List of Uses. Each specific land use shall be placed within the appropriate use type according to
the definition of each use type category, based upon the functional, impact, compatibility and
product characteristics of the specific land use. A list of land uses is arranged by use type
category. The classification of a land use by the Director shall be determined and maintained by
the Director, and is subject to appeal as provided in Section 10.030 of this Code.

ResponseE Both a residence and a commercial use are defined in the Code.

DEFINITIONS

Section: 12.124 - R-3 District

The purpose of the R-3 district is to encourage, accomodate, maintain and protect a suitable environment
for residential living at high densities. - »

Response: The current residential area has a mixture of uses along Fairview
with a health care facility, apartments, duplexes, rentals, and many older
single family residences. This allows for up to 17.4 dwelllng unlts per
acre, The current site is under-utilized.

Section; 12.125 - R-4 District

The purpose of the R-4 district is to encourage, accommodate, maintain and protect a suitable
environment for residential living at high-rise densities; and for professional uses that typically support the
residential areas; such as professional offices; hospitals, clinic as and other suitable uses, but only in a
manner designed to support and protect residential livability.

Response: The proposed R-4 segment along Fairview would allow for mixed use
of that portion of the site with residential units on the second or third
floors of the Units D & E, as shown in the Conceptual Site Plan and the
Conceptual Elevation Exhibit. This zone allows up to 34.8 dwelling units
with the High-Rise Density Comprehensive Plan. The proposal does probably
not exceed 17 dwelling units per acre, mimicking the R-3 zone density. The
inclusion of professional offices would effectively generate a mixed use
that would enhance the residential character along Fairview while allowing
the opportunity for the offices to serve the residential community and
providing a natural transition to the commercial further to the south. The
design of the buildings with residential facades toward Fairview Avenue
would help protect and support the existing mixed commercial-residential

neighborhood.

Section 12.222 - General Commercial District (GC).

The purpose of the General Commercial District is to provide for all commercial and professional uses,
excepting those uses requiring on-site manufacture or assembly. Performance development standards are
designed to protect adjacent uses and development from impact, and the market factors of supply, demand,
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Section 12.025 Land Use Classifications.

(1)  Use types. All land uses shall be classified into use types. The definition of each use type shall
be performance oriented, describing a category of uses that have common functional, impact,
compatibility or product characteristics. For land use type definitions. see Article 30.

(2) List of Uses. Each specific land use shall be placed within the appropriate use type according to
the definition of each use type category, based upon the functional, impact, compatibility and
product characteristics of the specific land use. A list of land uses is arranged by use type
category. The classification of a land use by the Director shall be determined and maintained by
the Director, and is subject to appeal as provided in Section 10.030 of this Code.

Response: Both a residence and a commercial use are defined in the Code.

DEFINITIONS

Section: 12.124 - R-3 Diétrict

- The purpose ofthe R-3 district is to encourage, accomodate, maintain and protect a suitable environment |
for residential living at high densities.

Response: The current residential area has a mixture of uses along Fairview
with a health care facility, apartments, duplexes, rentals, and many clder
single family residences. This allows for up to 17.4 dwelling units per
acre. The current site 1s under-utilized.

Section: 12.125 - R-4 District

The purpose of the R-4 district is to encourage, accommodate, maintain and protect a suitable
environment for residential living at high-rise densities; and for professional uses that typically support
the residential areas; such as professional offices; hospitals, clinic as and other suitable uses, but only in
a manner designed to support and protect residential livability.

Response: The proposed R-4 segment along Fairview would allow for mixed use
of that portion of the site with residential units on the second or third
floors of the Units D & E, as shown in the Conceptual Site Plan and the
Conceptual Elevation Exhibit. This zone allows up to 34.8 dwelling units
with the High-Rise Density Comprehensive Plan. The proposal does probably
not exceed 17 dwelling units per acre, mimicking the R-3 zone density. The
inclusion of professional offices would effectively generate a mixed use
that would enhance the residential character along Fairview while allowing
the opportunity for the offices to serve the residential community and
providing a natural transition to the commercial further to the south. The
design of the buildings with residential facades toward Fairview Avenue
would help protect and support the existing mixed commercial-residential
neighborhoed.

Section 12.222 - General Commercial District {(GC).

The purpose of the General Commercial District is to provide for all commercial and professional uses,
excepting those uses requiring on-site manufacture or assembly. Performance development standards are
designed to protect adjacent uses and development from impact, and the market factors of supply,
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. -
demand, location and cost are expected to provide commercial development in appropriate types, amounts
and relationships.

Response: The Concept Map shows different buildings such as retail
establishments, professional offices, restaurants, and other commercially
related businesses. (Exhibit I) It is interesting to note that the
commercial zone also allows residential use as a permitted use, recognizing
the integration accommodates different purposes. The magnitude of the
Parkway Christian Center is such that it effectively represents a
commercial use and activity. While they have residential zoning, their
large membership, oversized buildings and gymnasium, would have been
normally been referred to a GC zone, especially if this complex attempted
to locaté in a residential neighborhood solely among single family
residential homes.
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EXECUTIVE SUMMARY
DESCRIPTION

This report outlines the transportation analysis performed for intersections and roadway
networks impacted by Phase 2 the proposed Main Place development. The proposed

development is located on tax lots 2000, 2001, 2200, 2300, 2201, and 2302 in Township
36, Range 035, Section 16 CB in Grants Pass, Oregon. The subject property, which totals

- approximately 2.75 acres, is located on the west side of Terry Lane between Highway 199

(Grants Pass Parkway) and Fairview Avenue. Access to the development will be provided
by a full movement access from Terry Lane and a full movement access from Fairview
Avenue. The developer is proposing the site be built as a Mixed-Use center containing
General Office Buildings, Specialty Retail, and High Turn-Over Sit-Down Restaurant, with
Residential as a second story over office space. The current zoning over the entire parcel is
2.75 acres of R-3 Residential. The developer is proposing a zone change over all the tax
lots to align the applicable zoning with the proposed usage. The proposed zone change will
consist of 1.69 acres of General Commercial and 1.01 acres of R-4 Residential, with the
remaining property (0.05 acres) allocated to right-of-way. The project will be completed in
a single phase, with completion anticipated in the year 2009.

STUDY AREA

As part of this study the following intersections were analyzed to determine existing traffic
conditions (year 2008), the traffic conditions for the anticipated year of completion with
and without the development in place (year 2009), and the future year traffic conditions for
the year 2024:

Grants Pass Parkway at Agnes Street
Grants Pass Parkway at Terry Lane
Grants Pass Parkway at Beacon Drive
Grants Pass Parkway at F Street
Grants Pass Parkway at M Street
Terry Lane at Fairview Street

Beacon at Fairview Street

JRH TRANSPORTATION ENGINEERING | Main Place TIA | April 11,2008 |1



Lo s

||

e

e

' 4

An operational analysis was performed for the study area intersections for the year 2008
existing conditions and the years 2009 and 2024 with and without the development traffic.
At studied intersections the development of the proposed zoning will not reduce the
operation of any studied intersections to below the operation with the development of the
existing zoning or to below the adopted mobility standard; therefore, no intersection
mitigation is proposed.

RESULTS
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1.0 INTRODUCTION

This report outlines the transportation analysis performed for intersections and roadway
networks impacted by Phase 2 of the proposed Main Place development. The proposed -
development is located on tax lots 2000, 2001, 2200, 2300, 2201, and 2302 in Township
36, Range 05, Section 16 CB in Grants Pass, Oregon. The subject property, which totals
approximately 2.75 acres, is located on the west side of Terry Lane between Highway 199
(Grants Pass Parkway) and Fairview Avenue. Access to the development will be provided
by a full movement access from Terry Lane and a full movement access from Fairview
Avenue, The developer is proposing the site be built as a Mixed-Use center containing
General Office Buildings, Specialty Retail, and High Turn-Over Sit-Down Restaurant, with
_Residential as a second story over office space. The current zoning over the entire parcel is
275 acres of R-3 Residential. The developer is proposing a zone change over all the tax
lots to align the applicable zoning with the proposed usage. The proposed zone change will
consist of 1.69 acres of General Commercial and 1.01 acres of R-4 Residential, with the
remaining property (0.05 acres) allocated to right-of-way. The project will be completed in
a single phase, with completion anticipated in the year 2009. Appendu; A contains the
development site plan

Figure 1 provides the site location and vicinity map of the study area. The following
intersections were studied as part of this analysis:

Grants Pass Parkway at Agnes Street
Grants Pass Parkway at Terry Lane
Grants Pass Parkway at Beacon Drive
Grants Pass Parkway at F Street
Grants Pass Parkway at M Street
Terry Lane at Fairview Street

Beacon at Fairview Street

JRH proposed a scope of work for this project to the City of Grants Pass. The approved
scope of work and additional analysis requirements made by the City of Grants Pass are
included in Appendix B. In addition, the Oregon Department of Transportation provided a
scope of work for the project (also included in Appendix B). As per the scopes of work,
this report addresses the following items:

o  Evaluation of ex1st1ng traffic conditions and roadway facilities throughout the
- study area

o Inventory of roadway geometry throughout the study area

o Intersection safety analysis

» Estimates of automobile trips generated by the proposed development for the
existing zoning potential and the proposed zoning potential

o  Traffic impacts of the proposed development, based on level of service during the
AM and PM peak hour for all intersections within the study area

JRH TRANSPORTATION ENGINEERING | Main Place TIA | April 11, 2008 | 6



»  Comparison of traffic conditions from the development potential under the existing
zoning with build-out of the proposed zoning

The studied intersections were analyzed to determine the existing traffic conditions (year
2008) and the traffic conditions for the anticipated year of completion with and without the
development in place (year 2009). In order to comply with the Transportation Planning
Rule (TPR) a future year analysis must be performed for the studied intersections when a
zone change/land use action is being proposed. Policy 1F.2 of the Oregon Highway Plan
states that a land use change must be analyzed over the end of the planning horizon adopted
by local transportation system plan or a planning horizon of 15 years from the proposed
date of opening, whichever is greater. The end of the planning horizon for the City of
Grants Pass is the year 2015. As the year of opening of the project is 2009, the minimum
requirement is a year 2024 analysis.

JRH TRANSPORTATION ENGINEERING | Main Place TIA | April 11, 2008 | 7
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2.0 EXISTING STREET NETWORK

Roadways analyzed within the study area include Grants Pass Parkway, Agness Street,
Terry Lane, Beacon Drive, F Street, M Street, and Fairview Avenue. The characteristics of

~ each of the study area roadways are provided in Table 1. The lane configurations and

control schemes for all approaches to the study area intersections are provided in Figure 2.

Table 1: Study Area Roadway Characteristics

2t iLanest. -} lg:}g;ﬂhr;
Shoulders | - ° R

3.0 INTERSECTION CRASH ANALYSIS

A crash analysis was performed for the studied intersections. Crash data was provided by
the Oregon Department of Transportation (ODOT). The crash analysis examines crash
data for the most recent three years to determine a crash rate in crashes per million vehicles
entering the intersections and the types of crashes that occurred. In general, if an
intersection crash rate is above the threshold of 1.0 crashes/million entering vehicles or
there is a high percentage of a certain type of crash, the intersection should be investigated
for further initigation measures. Table 2 contains the resulting intersection crash rate.
Intersection crash data is provided in Appendix C.
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Table 2: Intersection Crash Rates

All intersection crash rates are below 1.0 crashes/million entering vehicles, and it appears
there is no significant percentage of crashes that would warrant further study.
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4.0 TRAFFIC COUNTS AND VOLUME ADJUSTMENT
4.1 INTERSECTION COUNTS

As part of the analysis, peak hour turning movement counts were collected at the
intersections listed in Table 3. Intersection counts were obtained by TrafStats, ODOT, and
Access Engineering,

1 - Table 3: Traffic Counts at Study Area Intersections

M Bl ion L, R o o, . - - | Da * . ot .
1 sintersection - '.fl,urlsdyc'tgon C?";?! ‘%ac:&?tf' Periods Coﬁpted :

.o, .

The traffic volumes for each of the intersections during the AM peak period of 6:30 AM to
9:30 AM and the PM peak period of 3:30 PM to 6:30 PM were compared to determine a
global peak among the study area intersections. The global peak periods were found to be
from 8:00 AM to 9:00 AM and 4:30 PM to 5:30 PM. A majority of the traffic counts
obtained were taken in the years 2007 and 2008, with the exception of one count taken in
the year 2005 by ODOT. Traffic counts taken in the years 2005 and 2007 were adjusted to
represent the year 2008 traffic conditions by following the methodology outlined in Section
5.0 of this TIA. The traffic count data is provided in Appendix D.

4.2 SEASONAL ADJUSTMENT

Traffic volumes fluctuate throughout the year, with the highest occurring during the peak

driving months, as identified by the route characteristics. To account for the fluctuation,

traffic counts taken during the off-peak season are adjusted to anticipated peak season

- volumes by using a Seasonal Adjustment Factor. The raw traffic counts were seasonally

] adjusted using the Seasonal Trend Table obtained from ODOT. The Commuter Trend and

Summer Trends were considered the most appropriate for calculating the Seasonal

Adjustment Factor. In calculating the Seasonal Adjustment Factor, the appropriate factor is

b chosen by cross-referencing the date that the count was taken with the appropriate seasonal
trend. The quotient of these two factors, that is the Seasonal Factor for the Count Period

1 divided by the Peak Period Seasonal Factor, is the Seasonal Adjustment Factor. The
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commuter and summer seasonal adjustment factors were averaged to determine one rate
per month of count. The corresponding Seasonal Adjustment Factor was applied to the
counted peak hour traffic volumes. The seasonal adjustment methodology and calculations
are included in Appendix E.

4.3 PIPELINE ADJUSTMENTS

At the request of the City of Grants Pass and ODOT, the approved Home Depot
development traffic and Phase 1 of the Main Place development was added to the base
traffic volumes for the years 2009 and 2024. The approved development trips for the Home
Depot and the development trips for Phase 1 of Main Place are included in Appendix D.
The Home Depot project proposed mitigation at the intersection of Highway 199 at F Street
and Highway 199 at M Street to alleviate the Home Depot development impacts. JRH, with
approval from the reviewing agencies, added the proposed intersection improvements as
pipeline improvements in the year 2009 and 2024 analysis. The mitigation proposed by
Home Depot is included in Appendix E.

4.4 ADJUSTED VOLUMES

The year 2008 seasonally adjusted traffic volumes were balanced between intersections
where few or no accesses are present. Pipeline trips were added to the seasonally adjusted
count data to produce the total background traffic. The year 2008 seasonally adjusted and
balanced traffic volumes are illustrated in Figure 3 for the AM peak hour and Figure 4 for
the PM peak hour. Appendix E shows the adjustment made to the count data to detertnine
peak season volumes and the addition of the pipeline trips.

4.5 PEAK HOUR FACTORS

In general, traffic facilities are analyzed for peak hour traffic flow rates. Peak hour traffic
flow rates are determined by dividing the traffic volumes in the peak hour by the peak hour
factor. The peak hour factor is the peak hour traffic volume, divided by four times the peak
15-minute volume during that hour. The peak hour factor is always less than or equal to
1.00; therefore, dividing the peak hour volume by the peak hour factor results in a design
volume equal or greater than the peak hour volumes.

For the year 2008 and 2009 analysis, the peak hour factors for each approach calculated
from the count data are used in the intersection analysis. For the future year analysis, year
2024, the approach peak hour factors calculated from the count data are used for the
intersections under the City of Grants Pass’ jurisdiction. For intersections under ODOT’s
jurisdiction, the ODOT default parameters, found in Table 3.3.7 of the Development
Guidelines and included with the ODOT Scope of Work, are used.

JRH TRANSPORTATICN ENGINEERING | Main Place TIA | April 11, 2008 | 13



- 5.0 FUTURE YEAR BASE TRAFFIC VOLUMES

As the build year for the completion of the project is the year 2009 and the future year
analysis is 2024, the year 2008 peak season traffic volumes need to be grown to reflect the
future year traffic conditions. The following discusses the future year volume development.

To determine the future year traffic volumes, the Regional Transportation Model
(EMME/2) provided by ODOT’s Transportation Planning Analysis Unit (TPAU) was used
to establish background traffic volumes. The EMME/2 model estimates traffic volumes on
major roadways based on estimated population, employment figures, and housing data,
among other factors. The model data contains approach inflow and outflow volumes for the
PM peak hour. Future year 2009 and 2024 turning movement volumes were derived from
the base year 2002 and future year 2025 approach inflow and outflow volumes shown in
the model. The approach inflow and outflow volumes are post-processed, using an
iterative procedure designed to calculate a set of intersection turning movements that match
the post-processed approach inflow and outflow volumes. JRH Moves, a software program
developed by JRH that automates the iterative procedures outlined in National Cooperative
Research Project Report 255, was used to post-process traffic volumes. For this analysis,
seasonally-adjusted traffic volume count data was used as the seed. JRH Moves starts with
the seed and adjusts individual turning movement volumes up or down until the post-
processed approach inflow and outflow volumes are satisfied.

The post-processed 2009 and the 2024 traffic volumes were balanced throughout the
roadway networks where no accesses are present between studied intersections.

The year 2009 background traffic volumes are illustrated in Figure 5 for the AM peak hour
and Figure 6 for the PM peak hour. The year 2024 background traffic volumes are
illustrated in Figure 7 for the AM peak hour and Figure 8 for the PM peak hour. The traffic
volume development is contained in Appendix F. ‘
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6.0 TRAFFIC FROM PROPOSED DEVELOPMENT
6.1 TRIP GENERATION

To determine the traffic impacts of a development on a roadway system, the pumber of
vehicle movements resulting from the development must be estimated. These movements
are referred to as “trips”. Trip generation is the estimated volume of trips resulting from
the development.

The number of trips expected to be generated by the proposed development is determined
by using information contained in the ITE Trip Generation Manual, 7™ Edition. The
equations in the manual predict the number of trips generated based on the gross square
feet of floor area. Separate trip generation analyses were performed for the AM and PM
peak hours for the development.

Under the current zoning of R-3, the development site can be built out at 17.4 residential
units per acre, as specified in the Grants Pass Development Code. The maximum trip
generation of the development was determined for the maximum number of residential
units that can be built under R-3 zoning. Table 4 illustrates the most feasible maximum
development potential and, subsequently, the maximum trips generated by the development
site under the existing zoning.

Table 4: Develop , o-Trip Generation

. . Directional | ., o .
- Land U : Poaipr N SR Distribution Totalrlps

*T=Generated Trips and X=Development Land Area in 1000 square fest

With the zone change, the development site will be built to include approximately 10,620
square feet of general office space; 17,845 square feet for a specialty retail center; and ten
second-floor apartment units. In support of a land use change, the maximum feasible
development potential under proposed zoning is to be analyzed. Per the City of Grants
Pass’ Development Code the maximum developable units under the R-4 zoning is 34.8
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units per acre with the allowed development of office space, with approval. Under the
maximum developable potential for the proposed R-4 parcel, the developer could develop
35 multi-unit residences. The proposed use of ten apartment units and 10, 620 square feet
of office space will result in more development trips than the development of 35 multi-unit
residences. The proposed use for this zoning captures the maximum potential. Under the
City of Grants Pass’ Development Code, the development of General Commercial Zoning
is required to provide the necessary setbacks, landscaping, and parking requirements. The

= proposed General Commercial zoning will encompass 1.69 acres of the development site.
] Based on the parking, landscaping, setback, and right-of-way requirements, the maximum
building size that can be developed on this parcel is approximately 18,500 square feet. The
traffic generated for the maximum building size is essentially the same as the traffic
generated by the proposed use. The proposed use for this zoning captures the maximum

potential. The trip generation for the site under the proposed zone change is included in
Table 5.

Table 5: Development Potential of Proposed Zoning-Trip Generation

e | siee | Directional 1 total Trips
= Land Use Code |(1000 sf) m

~ The ITE Trip Generation Manual does not contain an AM rate/equation for Specialty
' Retail, as this land use typically has its peak hour generator during the off-peak hours.
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The proposed zone change and subseqﬁent development will generate approximately 9
‘more trips in the AM and 116 more trips in the PM when compared to the maximum
potential of the site under the current zoning.

G.2 TRIP DISTRIBUTION AND ASSIGNMENT

After determining the trip generation, the next step in the analysis requires distributing and
assigning the trips to the existing traffic network. Trip distribution allocates the trips
generated by development to generalized destinations. Trip assignment routes trips to
these generalized destinations via the actual street network. The trip distribution for this
project was based on the existing distribution pattern of the study area roadway network,
where applicable. Figures 9 and 10 show the assigned vehicle trips generated by the
potential of the existing zoning for the AM and PM peak period, respectively. Figures 11
and 12 show the assigned vehicle trips generated by the potential of the existing zoning for
the AM and PM peak period, respectively.

6.3 BUILD TRAFFIC VOLUMES

To determine the Build traffic volumes, the development trips assigned throughout the
study area were added to the background traffic data. The build traffic volumes are -
illustrated in the following figures;

-2009 AM with development traffic from Existing Zoning -Figure 13
2009 PM with development traffic from Existing Zoning-Figure 14
2009 AM with development traffic from Proposed Zoning -Figure 15
2009 PM with development traffic from Proposed Zoning- Figure 16
2024 AM with development traffic from Existing Zoning -Figure 17
2024 PM with development traffic from Existing Zoning-Figure 18
2024 AM with development traffic from Proposed Zoning -Figure 19
2024 PM with development traffic from Proposed Zoning- Figure 20
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7.0 PERFORMANCE MEASURES

Two different performance measures were investigated for intersections included in this
analysis. These performance measures are level of service (LOS) and volume-to-capacity
ratio (v/c). Level of service (LOS) is a concept developed to guantify the degree of comfort
(including such elements as travel time, number of stops, total amount of stopped delay,
and impediments caused by other vehicles) afforded to drivers as they travel through an
intersection or along a roadway segment. It was developed to quantify the quality of .
service of transportation facilities. LOS is based on average delay, defined as the average
total elapsed time from when a vehicle stops at the end of a queue until the vehicle departs
from the stop line. Average delay is measured in seconds per vehicle per hour and then
translated into a grade or “level of service” for each intersection. LOS ranges from A to F,
with A indicating the most desirable condition and F indicating the most unsatisfactory

condition. LOS is the mobility standard adopted by the City of Grants Pass

The second performance measure uséd in the analysis was the volume-to-capacity (v/c)
ratio. The volume-to-capacity ratio describes the capability of an intersection to meet
volume demand based upon the absolute maximum number of vehicles that can be served
in an hour. Volume-to-capacity is the ODOT mobility standard for intersections under
ODOT’s jurisdiction.

Highway 199 is under ODOT jurisdiction; therefore, the v/c standard applies for
intersections along Highway 199. The mobility standards as listed in the Oregon Highway
Plan indicate that for a Statewide Highway designated as a Freight Route a v/c standard of
0.70 applies to all signalized intersections.

For unsignalized intersections under the City of Grants Pass’ jurisdiction, all approaches

. must operate better than or equal to LOS D.

The future year analysis, year 2024, is required for TPR compliancy. The criterion for TPR
findings is the v/c ratio and a “no impact” standard. The “no-impact” standard requires that
the intersection v/c ratio for the build condition with the proposed land use change must not
exceed the v/c ratio for the build conditions with the existing land use. At intersections
where the v/c ratio is exceeded, mitigation is required to bring the standard back to the.
conditions before the land use change.

For this study, level of service analysis was completed according to the Highway Capacity.

. Manual (HCM) method implemented in SYNCHRO Version 6. The LOS criteria, as

defined by the Highway Capacity Manual, HCM 2000, for unsignalized intersections are
provided in Table 6. The LOS criteria, as defmed by the Highway Capacity Manual, HCM
2000, for signalized intersections are provided in Table 7.
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Table 6 HCM Level of Serv1ce Cntena for Unsnlallzed Intersections
: - Level Of Serwce S 3 . Stopped Delay Per Vehicle (sec) '

1 Table 7: HCM Level of Service Crlterla for Slgnahzed Intersections

Average Delay per Vehicle -

Levei of Servuce Per Hour (Seconds)

»,] 8.0 EXISTING PERFORMANCE ANALYSIS
8.1 OPERATIONAL ANALYSIS

J - Performance analysis calculations for the year 2008 existing peak hour traffic conditions
were performed using the software program described previously. The performance for the
studied intersections is provided in Table 8. The SYNCHRO outputs are provided in
Appendix G.
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Table 9: Intersectlon Operatwnal Analys1s-Year 2009 AM Peak Hour Conditions
' SR oesie oo s Without o o With :
s SR R, obility Development Development Development
MRS I - | ofExisting |- of Proposed
Intersgctlon . | Standard _ i Zoning .- |  Zoning

vic LOS

* Pedormance results reported for critical movement

Table 10: Intersection Operanonal Analysis-Year 2009 PM Peak Hour Conditions

e Without ‘With - With -

’ Mbb:lit&r Develupment Development | Development

neting | ~l - - . | of Existing of Proposed |
Intersectron_a : Standard R . - Zoning

vic  LOS

* Performance results reported for critical movement

JRH TRANSPORTATION ENGINEERING | Main Place TIA | April 11, 2008 | 39




As presented in Tables 9 and 10, the intersection of Highway 199 at Agnes Street,
Highway 199 at Beacon Street, Highway 199 at F Street, and Highway 199 at M Street do
not meet ODOT’s mobility standard without development and with development. The
addition of development traffic from the proposed zoning at the studied intersections which
will meet mobility standard will not reduce the v/c or LOS to below mobility standards. In
addition, at intersections projecting to not meet the mobility standard in the background
(No-Build) condition, the addition of development trips from the proposed zoning will not
reduce the operation to below the conditions with the existing zoning.

9.2 QUEUING ANALYSIS

w A queue length analysis was performed for all intersections studied as part of this analysis.
The queue length analysis was performed using the software program SimTraffic 6. The
resulting average and 952 percentile queues for the 2009 AM and PM conditions with
development of the proposed zoning are illustrated in Table 11. The SimTraffic outputs are
included in Appendix I.

Table 11: Intersection Queumg-Year 2009 Conditions with Proposed Zomng Traffic Volumes
R 3 - 2009 AM o o 2009PM ‘ Exlstmg Avalable
I_ntersechon ORI [ Wlth Development - - With Deve[opment . - Storage
: - Queue Length (Feet) |~ Queue Length (Feet) -~ | - = (Feet)

| 95" Percentile 95" Percentile |
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Table 11 (Continued): Intersection Queuing-Year 2009 Conditions with Proposed Zoning
Traffic Volumes

e co e 0 2009 AM L 2009PM Existing Available
- Infersection -~ - ] - With Development - With Development .| - Storage
I R ~ Queue Length (Feet) ( “fo o (Fest)

NB = Northbound, SB = Southbound, EB = Eastbound, WB = Westbound, L = Left, R = Right, T = Through

As shown in Table 11, the average queuing conditions do not exceed the available storage
with the addition of development traffic.
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10.0 YEAR 2024 INTERSECTION ANALYSIS

Policy 1F.2 of the Oregon Highway Plan states that a land use change must be analyzed
over the end of the planning horizon adopted by local transportation system plan or a
planning horizon of 15 years from the proposed date of opening, whichever is greater. The
end of the planning horizon for the City of Grants Pass is the year 2024. As the year of
opening of the project is 2009, the minimum requirement is a year 2024 analysis.

10.1 OPERATIONAL ANALYSIS

Performance analysis calculations for peak hour traffic conditions were performed using
the software program described previously for the anticipated year of completion, year
2024, with and without the proposed development. The analysis included the build-out
condition with the development potential of the existing zoning as well as the build-out
condition with the development of the proposed zoning. The performance for the studied
intersections is provided in Table 12 for the AM and Table 13 for the PM. The SYNCHRO
outputs are provided in Appendix J.

Table 12: Intersection Operatlonal Analysis-Year 2024 AM Peak Hour Conditions

Without - - With With
Pevelopment | Development | Development
" of Existing | of Proposed .
“Zoning. .. Zoning

v Mobility
Intersection - | Standard

vic LOS v/ic LOS vic LOS

Performance results reported for critical movement
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Table 13: Intersect[on Operatlonal Analys1s Year 2024 PM Peak Hour Conditions
T - EEaE =1 Without '} - With - oo With
Development Development Development';
' -1 ‘ofExisting | of Proposed
~_Zoning |- - Zoning .

T ;;*fVMommy
Intersection =~ .~ ‘Standard

vic L0S: | vic LoS

* Performance results reported for critical movement

As presented in Tables 12 and 13, the intersections of Highway 199 at Agnes Street,

Highway 199 at Terry Street, Highway 199 at Beacon Street, Highway 199 at F Street, and

Highway 199 at M Street do not meet ODOT’s mobility standard without development and
- with development. The addition of development traffic froin the proposed zoning at the
- studied intersections that meet mobility standards will not reduce the v/c or LOS to below
mobility standards. In addition, at intersections projecting to not meet the mobility standard
in the background (No-Build) condition, the addition of development trips from the
proposed zoning will not reduce the 0perat10n to below the conditions with the existing
zoning.

10.2 QUEUING ANALYSIS

J A queue length analysis was performed for all intersections studied as part of this analysis.

. The queue length analys1s was performed using the software program SimTraffic 6. The

} resulting average and 95 percentile queues for the 2024 AM and PM conditions with
development of the proposed zoning are illustrated in Table 14. The SimTraffic outputs are

] included in Appendix K.
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Table 14: Intersection Queuing-Year 2024 Conditions with Proposed Zoning Traffic Volumes
2024 AM <. . 2024PM- . | Existing Available

Intersection WuthIDevelopment Queue With Development - Storage
Queve Length (Feet)
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Table 14 (Contlnued) Intersechon Queumg Year 2024 Conditions with Proposed Zoning
L o 2024 AM o 2024PN Existing Available
~ With Development '
Length {Feet) |- Queue Length (Feet

: 95% Percentile -95% Percentile |

'NB = Northbound, SB = Southbound, EB = Eastbound, WB = Westbound, L =Left, R = Right, T = Through

As shown in Table 14, during the year 2024 the average queuing is anticipated to exceed
o the available storage for movements at the intersection of Highway 199 at M Street and
Highway 199 at Beacon. At the intersection of Highway 199 at M Street, the average
quening is anticipated to exceed the available storage for the eastbound through and right-
l turn lanes and the westbound left-turn lane. The proposed Main Place development does

not add traffic to the eastbound through and right-turn lanes or the westbound left-turn
lanes. The exceedence of storage is then assumed to be independent of the development of
0 this project. The queuing spill back at Highway 199 and Beacon Street is in the westbound
J direction between this intersection and the access to the shopping center to the south of
Highway 199. Improved coordination for intersections along Highway 199 could reduce
J intersection spillback and improve the overall v/c and LOS for intersections along this
cormridor.

\ e 5} vt 3
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The intersection performance analysis concludes that the intersections of Highway 199 at
Agres Avenue, Highway 199 at Terry Lane, Highway 199 at Beacon Avenue, Highway
199 at F Street, and Highway 199 at M Street operate below ODOT’s mobility standard of
v/c 0.70, both with and without the proposed development in place for both analysis years,
2009 and 2024, : '

11.0 INTERSECTION MITIGATION

For intersections under ODOT’s jurisdiction, if the v/c of the background traffic already
exceeds the standard of the facility, then the v/c must be maintained or mitigated back to
the conditions before development. In the event of a zone change, the intersection
operation under the proposed zoning cannot exceed the operation under the existing
zoning. If is does, mitigation is required at facilities where the development of the proposed
zoning causes an intersection to operate at conditions worse than that of the facilities under
the conditions with the development of the existing zoning. '

At all the above-mentioned intersections, the development of the proposed zoning will not
reduce the operation of any studied intersections to below the operation of the intersections
with the development of the existing zoning; therefore, no mitigation is proposed for this
development \ '

12.0 TPR FINDINGS

The purpose of the 2024 analysis is to establish consistency with the State of Oregon’s
facility adequacy test embodied in the Transportation Planning Rule found in OAR 660-
012-0060 (TPR). Compliance with TPR requires transportation analysis sufficient to
identify transportation facilities that will be significantly affected by the proposed zone
change. Significant effects are identified where existing transportation facilities and
planned transportation improvements are insufficient to accommodate the proposed zone
changes. Significant effects for the purposes of this analysis are based upon trip generation
derived from the maximum development potential of the existing zoning and the maximum
development potential/master site development plan under the proposed zoning.

The Transportation Planning Rule (TPR) and the Oregon Highway Plan (OHP) require that
the impacts be assessed over a particular planning horizon. For purposes of this analysis, a
planning horizon of the City of Grants Pass’ Transportation System Plan, year 2024, -
applies. Intersections included in this study were analyzed for the year 2024 to determine
the impacts under the TPR requirements.

As stated previously, at the intersections identified as not meeting the ODOT mobility
standard the development of the proposed zoning will not reduce the operation of any
studied intersections to below the operation of the intersections with the development of
the existing zoning. The TPR requirements are satisfied under the proposed zone change.
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13.0 OREGON ADMINISTRATIVE RULING 660-012-0000

The following discusses the Oregon Administrative Ruling 660-012-0000, the
Transportation Planning Rule, and the effect of the proposed development on the
transportation facilities as it applies to the ruling. ,

660-012-0060
Plan and Land Use Regulation Amendments

(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or a
land use regulation would significantly affect an existing or planned transportation facility,
the local government shall put in place measures as provided in section (2) of this rule to
assure that allowed land uses are consistent with the identified function, capacity, and
performance standards (e.g. level of service, volume to capacity ratio, etc.) of the facility. A
plan or land use regulation amendment significantly affects a transportation facility if it
would: :

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

The addition of development traffic on the adjacent roadways does not cause the
change in functional classification of any of the transportation facilities.

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

The standards implementing a functional classification system within the project
study area are not changed by the proposed development.

(c) As measured at the end of the planning period identified in the adopted transportation
system plan:

(A) Allow land uses or levels of development that would result in types or levels of travel or
access that are inconsistent with the functional classification of an existing or planned

transportation facility;

The proposed development does not result in types or levels of travel or access that
are inconsistent with the functional classification of the studied transportation
facilities.

(B) Reduce the performance of an existing or planned transportation facility below the
minimum acceptable performance standard identified in the TSP or comprehensive plan;
or

The addition of development traffic under the proposed zoning, and subsequent
land use change, does not reduce the performance of an existing or planned
transportation facility below the minimum acceptable performance standard,
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(C) Worsen the perforinance of an existing or planned transportation facility that is
otherwise projected to perform below the minimum acceptable performance standard
identified in the TSP or comprehensive plan..

The addition of development traffic under the proposed zoning, and subsequent
land use change, will not further degrade the performance of intersections projected
to perform below the minimum acceptable performance standard. :

As shown, the requested redesignation of tax lots 2000, 2001, 2200, 2300, 2201, and 2302
does not result in a “significant effect” on the transportation facilities as defined in the
TPR.

14.0 CONCLUSIONS AND RECOMMENDATIONS

- An operational analysis was performed for the study area intersections for the year 2008

existing conditions and the years 2009 and 2024 with and without the development traffic.

- At studied intersections, the development of the proposed zoning will not reduce the

operation of any studied intersections to below the operation with the development of the
existing zoning or to below the adopted mobility standard therefore, no intersection
mitigation is proposed. -
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EXECUTIVE SUMMARY
DESCRIPTION

A traffic analysis was performed by JRH Transportation Engineering for the Main Place
development located west of Terry Lane between Fairview Avenue and Highway 199 in
Grants Pass, Oregon. Upon review of the traffic impact analysis (TIA), the City of Grants
Pass and the Oregon Department of Transportation (ODOT) have submitted comments
regarding the development potential and the analysis that was performed. This report
addresses revisions to the “Main Place Traffic Impact Analysis”, dated April 11, 2008, as
it addresses the comments received from the City of Grants Pass and ODOT and,
subsequently, changes to the development size. - :
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1.0 INTRODUCTION

A traffic analysis was performed by JRH Transportation Engineering for the Main Place
development located west of Terry Lane between Fairview Avenue and Highway 199 in
Grants Pass, Oregon. Upon review of the traffic impact analysis (TIA,) the City of Grants
Pass and ODOT have submitted comments regarding the development potential and the
analysis that was performed. This report addresses revisions to the “Main Place Traffic
Impact Analysis”, dated April 11, 2008, as it addresses the comments received by the
City of Grants Pass and ODOT and, subsequently, changes to the development size.

The TIA dated April 11, 2008 performed an analysis based on a proposed development
size of 10,620 square feet of office, 17,848 square feet of specialty retail, and 10
apartment units. The developer is proposing a zone change from R-3 to 1.69 acres of
General Commercial and 1.01 acres of R-4 Residential. The proposed uses included in
the TIA do not illustrate the maximum development potential of the site. In lieu of
performing an analysis of the maximum devélopment potential, the applicant is proposing
a trip cap for the 1.69 acres of General Commercial. The applicant is willing to stipulate
to the land uses described above and a building square footage of 10,620 square feet of
office, 19.848 square feet of spécialty retail, and 10 apartment units.

The building square footage being proposed by the applicant under the trip cap includes
2,000 additional square feet of specialty retail not included in the original TIA. This
addendum includes the revision to the intersection analysis, which includes traffic
generated from the additional 2,000 square feet,

2.0 TRIP GENERATION AND DISTRIBUTION

The applicant is revising the site plan to include an additional 2,000 square feet of
specialty retail, for a total of 19.848 square feet of specialty retail, 10,620 square feet of
office, and 10 apartment units. The applicant will agree to a trip cap for this facility under
the proposed land uses and building sizes listed above. Vehicle trips generated by the
development were determined using the ITE Trip Generation Manual, 7th Edition.
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rip Generation
_ - N ‘Directional
TE:|:Size | = - | Distribution

Table 1: Revised Development Potential of Proposed Zoning-T

Total Trips'

W

- * Internal trip reduction based on a calculated value following ITE Methodology

The additional 2,000 square feet will generate an additional four trips.

The total AM and PM peak hour volumes were distributed throughout the study area
following the same distribution pattern used in the April 2008 TIA. The trip distribution
is illustrated in Figures 11a and 12a.
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3.0 PERFORMANCE ANALYSIS

The development traffic was added to the year 2009 and year 2024 AM and PM peak
hour volumes without the development in place. These were developed and illustrated in
Figures 5, 6, 7 and 8 of the April 11, 2008 TIA. The resulting traffic represents the year
2009 and year 2024 PM peak conditions with the development in place. Figures 15a and
16a illustrate the 2009 PM peak hour volumes with the addition of development traffic.
Figures 19a and 20a illustrate the 2024 PM peak hour volumes with the addition of
development traffic.

A performance analysis was conducted for the AM and PM peak hour for the year 2009
and 2024 with the proposed development in place. The performance analysis was
conducted using the software program SYNCHRO and the methodologies outlined in the
April 11, 2008 TIA. Appendix A contains the SYNCHRO outputs for year 2009 PM peak
hour analysis with the addition of development trips. Appendix B contains the
SYNCHRO outputs for year 2024 PM peak hour analysis with the addition of
development trips. -

JRH TRANSPORTATION ENGINEERING | Main Place TIA-Addendum |August 4, 2008 | 8
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The resulting intersection performance is shown in Tables 2 and 3 for the year 2009
analysis and in Tables 4 and 5 for the year 2024 analysis. The year 2009 and year 2024
AM and PM peak hour, without development and with development of the existing
zoning intersection performance, is taken directly from Tables 9, 10, 12, and 13 of the
April 11, 2008 TIA, with the exception of Highway 199 at F Street. The analysis includes
the updated improvements at this intersection as part of the Home Depot development.
The performance results listed for the intersections without development and with
development of the existing zoning are included as a comparison to determine the
impacts of the development on the existing roadway netwaork.

Table 2: Intersection Operatlonal Analysxs-Year 2009 AM Peak Hour Conditions
: Without |- With § With
Development | Development ]| Development -
I of Existing of Proposed
“Zoning - Zoning

AR T mobility”’
Intersection; PR Standard

vl “os | we Los

* Performance results reported for critical movement
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Table 3: Intersectlon Operatmnal AnalySIS -Year 2009 PM Peak Hour Conditions
= Without < - = With
Development Development _
N : -+ | - of Existing - of Proposed
~Zoning

Standard

* Performance results reported for critical movement
Table 4: Intersection 0perat10nal AnalySIS-Year 2024 AM Peak Hour Conditions

‘Development: “‘De»velopmentu

Moblllty of Ex|stmg of Proposed

: In ersection - -~ _Standard

* Performance resulls reported for critical movement
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Table 5: Intersectlon Operatlonal Analysns-Year 2024 PM Peak Hour COIldlthIlS o

Without With - | With -
Development | Development Development ‘
' of Existing of Proposed
Zoning . Zoning

, : : Mobi!ity
Intersection Standard

vic LOS vic LOS vic LOS

* Performanica results reported for critical movemnent

As show in Tables 2, 3, 4, and 5, the addition of development trips does not reduce the
performance of any of the studied intersections below the operations of condltlons under
build-out under the existing zoning.

4.0 QUEUING ANALYSIS

A queue length analysis was performed for all intersections studied as part of this
analysis. The queue length analysis was perfonned using the software program
SimTraffic 6. The resulting average and 95™ percentile queues for the 2024 AM and PM
conditions with development of the proposed zoning are illustrated in Table 6. The
SimTraffic outputs are included in Appendix C.
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Table 6: Intersection Queumg-Year 2024 Conditions w1th Proposed Zoning

~2024 AM o e 2028PM Ex;stlng Avallable‘
Wlth Developmentoueue With Development - B Storage
" Queue Length (Feet) 1

RH TRANSPORTATION ENGINEERING | Main Place TIA-Addendum |August 4, 2008 | 16




7] Table 6 (Contmued) Intersection Queuing-Year 2024 Conditions with Proposed Zoning

£ . , 2024 AM S - 2024PM Existing Available
: lntersection _ S| With Deve|opment Queve | With Development - | - Storage '

W Length (Feet)

NB = Northbound, SB = Southbound, EB = Eastbound, WB = Westbound, L. = Left, R = Right, T = Through

J ' As shown in Table 6, during the year 2024 the average queuing is anticipated to exceed
) the available storage for movements at the intersection of Highway 199 at M Street and
: Highway 199 at Beacon. At the intersection of Highway 199 at M Street the average
J queuing is anticipated to exceed the available storage for the eastbound through and

right-turn lanes and the westbound left-turn lane. The proposed Main Place development
; does not add traffic to the eastbound through and right-turn lanes or the westbound left-
‘ turn lanes. The exceedence of storage is then assumed to be independent of the
development of this project. There is queue spillback at Highway 199 and Beacon Street
'f.} in the westbound direction between this intersection and the access to the shopping center
& to the south of Highway 199. Improved coordination for intersections along Highway 199
could reduce spillback and improve the overall v/c and LOS for intersections along this
J , corridor.
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5.0 ODOT COMMENTS AND RESPONSE

The following outlined the comments received from ODOT in a letter dated Julyl0, 2008
upon their review of the Main Place TIA and the response to the comments by JRH. The
comunent list is included in Appendix D.

Comment 1:
Crash Data. Looking at the crash data it appears that you are lacking a number of
accidents at all state intersections.

Response:

JRH Requested intersection crash data from the Oregon Department of Transportation’s
Crash Analysis and Reporting Unit for all of the studied intersections. The crash analysis
included in the April 11, 2008 TIA in Section 3.0 and Table 2 included all of the crashes
contained within the reports received by JRH Transportation Engineering. William
Fitzgerald of ODOT has sent new crash data for the intersections which include segments
of Highway 199 to either side of each of the intersections. JRH has revised the crash

-analysis to include the new data sent by William Fitzgerald. The revised crash data is

included in Table 7 below and the analysis and crash data are included in Appendix E.

Table 7: Revised Intersection Crash Rates

- Crash -
Rate - .
(Crashes/
- Million
" Entering
Vehicles)

Intersection

,th‘ei‘ J Pedestrian
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As illustrated in Table 7, all of the intersections operate below 1.0 crashes per million
entering vehicles.

Comment 2:
On page 21 you use the total possible dwelling units as 48 but, if you calculate 17.4
du per acre and use 2.75 acres you come up with 47.85 dwelling units. Rounding
down to 47 would be appropriate in this situation as 48 dwelling units would be over
the maximum allowable and you would need a variance or a PUD.

Response:

The trip generation for 48 dwelling units is 27 AM peak hour trips and 44 PM peak hour
trips. The trip generation for 47 dwelling units is 27 trips in the AM peak hour, 44 trips in
the PM peak hour. The revision to 47 dwelling units does not affect the trip generation
rate and, subsequently, the analysis based on this trip rate. '

Comment 3:
The number of right turns coming from Terry Lane is inaccurate. Figurel6 you show
109 right turns in your figure 20 you show 66 right turns. It also shows a decrease in
left turns and only a marginal increase in through movements. Please verify.
Response:
After examination of the data of Figure 16 it was determined that there was an error in .
reporting the traffic volumes on the Figures. Figure 16a, included in this report, illustrates
the correct traffic volumes used in the analysis for this addendum.

Comment 4:
There is no increase of V/C on Terry Lane when looking at existing zoning compared
to proposed zoning as demonstrated in figures 18 and 20. Please verify
Response:
The proposed zoning is anticipated to add approximately 119 vehicle trips to the
intersection of Highway 199 at Terry Lane, with 80 of the trips southbound on Terry
Lane. The movements/lane groups on southbound approach of Terry Lane at Highway
199 are operating less than 75 percent of capacity. The increase in traffic on this approach
does not significantly affect the overall intersection v/c. Under both conditions the
intersection timing was optimized, allocating green time to the more critical movements
and improving the overall v/c of the intersection.

Comment 5:
Your signal timing does not match my ODOT Timing files. Please revise to correct
timing and resubmit synchro outputs and synchro files.
Response:
JRH did not receive signal timing data sheets from ODOT prior to the submittal of the
TIA. The signal timing parameters used in the studied intersections followed the
guidelines outlined in the Analysis Procedures Manual for timing conditions when signal
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timing sheets are not available. ODOT has recently provided JRH with signal timing
sheets detailing the current operation parameters for the studied intersections. JRH has
updated the year 2009 and year 2024 signal timing parameters in the Synchro models.
The Synchro outputs are included in Appendices A and B.

Comment 6:

Loop detectors are not ODOT standards, please correct.
Response:
JRH has updated the year 2009 and year 2024 signal timing parameters in the Synchro
models to include the correct loop detector spacing. The Synchro outputs are included in
Appendices A and B.

Comment 7:
Specialty retail is not the reasonable worst case scenario for the 1.69 acres of
General Commercial. Please complete a reasonable worst case scenario for the
general commercial acreage.
Response:
In lieu of performmg an analysis of the maximum development potential, the applicant is
proposing a trip cap for the 1.69 acres of General Commercial. The applicant is willing to
stipulate to the land use and building square footage that is being proposed in this
analysis. The applicant is willing to stipulate to the land uses and a building square
footage of 10,620 square feet of office, 19,848 square feet of specialty retail, and 10
apartment units.

The building square footage being proposed by the applicant under the trip cap includes
2,000 additional square feet of specialty retail not included in the original TIA. This
addendum includes the revision to the intersection analysis which includes traffic
generated from the additional 2,000 square feet. Please see Sections 2, 3, and 4 of this
report for the results of the analysis with the additional 2,000 square feet.

Comment §: :
The signal at Fred Mpyers does not need to be included in the TIA, ODOT will verify
Spillback internally.
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Upon review of the Main Place TIA dated April 11, 2008 the City of Grants Pass has
requested in a letter dated June 5, 2008 that the following information be included in the
analysis:

6.0 CITY OF GRANTS PASS COMMENTS AND RESPONSE

Traffic operations at the site driveways

Sight distance at any new site driveways

Queuing at site driveways (inbound and outbound)

Evaluation of potential interference between queues at the site driveways and the
nearest analyzed intersections (especially Terry Lane driveway and the
intersections of Grants Pass Parkway and Terry Lane)

The letter is provided in Appendix F.

Ttem #1 Traffic operations at the 51te dnveways

JRH has included a performance analysis of the site dnveways within Table 2 3,4and5.
As illustrated within the tables, the driveways are anticipated to operate better than the
LOS D (City of Grants Pass’s mobility standard) in the years 2009 and 2024 with the
proposed development in place.

Item #2 Sight distance at any new site driveways:

' The proposed development will take access from Terry Lane and from Fairview Avenue.

Terry Lane from Fairview Avenue to Highway 199 and Fairview Avenue from Terry
Lane to Beacon Drive do not contain any vertical or horizontal curvature which would
obstruct a driver at the project driveways.

Items #3 and #4 Queuing at site driveways (inbound and outbound); Evaluation of
potential interference between queues at the site driveways and the nearest analyzed
intersections (especially Terry Lane driveway and the intersections of Grants Pass
Parkway and Terry Lane):

Queuing at the site driveways is included in Table 6. The queuing analysis illustrates that
the driveways will not create spillback issues for Terry Lane between nghway 199 and
the driveways.
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February 24, 2009

Justin Gerlitz, PE

Director of Civil Engineering
ZCS Engineering, Inc.

550 SW 6th Street, Suite C
Grants Pass, OR 97526

RE: Main Place Development- Off-Site Improvements

Dear Justin: -

As per your request, I have evaluated the intersection of Highway 199 at Agness

*.. Avenue to determine if an alternate mitigation would suffice in lieu of the previously -
discussed addition of a northbound right-turn lane to mitigate the impacts of the Main
Place development. In addition, this letter provides intersection operation for
Highway 199 at Terry Lane under the proposed mitigation,

Highway 199 at Agness Avenue

The intersection of Highway 199 at Agness Avenue is projected to operate at LOS E
with an average delay of 76.2 seconds and a V/C of 1.05 for the year 2009 no-build -

- conditions. In addition, the intersection is projected to operate at LOS F with 2 99.0°
second average delay and a V/C of 1.12 for the year 2024 no-build conditions. The -
intersection is projected to not meet the mobility standard of LOS D or V/C 0.7Q in
the no-build condition.

- With the addition of development traffic, the intersection of Highway 199 at Agness
Avenue is projected to operate at LOS E with a 78.2 second average delay and a 1.05
V/C. During the year 2024, the addition of development traffic at Highway 199 at
Agness results in an intersection operation of LOS F with a 100.8 second average
delay and a 1.12 V/C.

The developer is required to mitigate the development nnpacts at Highway 199 at
Agness Avenue. This means that the developer needs to provide mitigation that will
improve conditions at the intersection to meet or operate better than the no-build.
conditions.

The exiting lane geometry for the northbound approaéh at Highway 199 at Agness
Avenue requires the signal to operate undet split phasing for the northbo%ﬁn

QEIVED
voict 541.687.1081 Fax S541.345.6599 A wen J wﬁm

4765 VILLAGE PLAZA LOOP SUITE 201 EUGENE OREGON

CITY OF GRANTS PASS




southbound approaches. The existing northbound geometry consists of a left turn
lane, and a left-thru-right turn lane. An option to improve the intersection
performance is to reconfigure the northbound approach to allow concurrent left turn
phasing for the northbound and southbound movements. By allowing concurrent left
turn phasing, more green time can be allocated to the Highway 199 approaches
improving the overall intersection operation. In addition to the concurrent left turn
phasing, a right turn overlap for the westbound approach can be provided to improve
the overall performance of the intersection.

With the improvements listed above, the intersection is projected to operate at LOS E
with a 55.0 second average delay and a V/C of 1.01 for the year 2009 and is projected
to operate at LOS E with a 74.7 second average delay and a V/C 1.05 for the year
2024. The intersection results are summarized in Table 1. The Synchro outputs are
included as an attachment.

Table 1: Highway 199 at Agness Intersection Operation
el LT e - Intersection’ Operation’.

In order to facilitate concurrent left turns for the northbound and southbound
approaches, the northbound approach will have to be modified from its current
geometry of left turn lane and a left-thru-right lane to a left turn lane and a thru-right
lane. The lane designation changes can be facilitated within the existing geometry.
The traffic volume counted for the northbound left turn is 84 during the PM peak
hour and 42 vehicles during the AM peak hour. The traffic volumes would suggest
that duel left turn lanes are not necessary for this movement to operate effectively. In
addition, the northbound thru and right turn volumes during the PM peak hour are
167 and 264, respectively. Redesignating the outside lane to a through right will
remove any left turning vehicles from using up some of the capacity of the lane and
therefore improving the operation.

An AutoTurn run suggests that the proposed improvements could facilitate

simultaneous left turn movements by WB-67s without additional geometric
modifications. The AutoTurn output is included as an attachment.

Highway 199 at Terry Lane

The intérsecﬁon of Highway 199 at Terry Lane is projected to operate at LOS C and a
V/C of 0.71 for the year 2009 PM peak hour with the addition of development traffic.



The intersection operation at the year of opening of the development requires
mitigation in order to meet the mobility standards of L.LOS D and a 0.70 V/C.

During the year 2024, the intersection is projected to operate at LOS C and V/C of
0.75 for the no-build condition and LOS C and V/C of 0.81 with the addition of
development traffic.

In an agreement with ODOT, in order to improve the intersection performance of
Highway 199 at Terry Lane, the developer will provide geometric changes to the
intersection in order to facilitate concurrent northbound and southbound left turns.

With concurrent left turn phasing, the intersection is projected to operate at a LOS C
and V/C 0.69 for the year 2009 and a L.OS C and V/C 0.75 for the year 2024, The
intersection results are summarized in Table 2. The Synchro outputs are included as
an attachment.

n Operation ‘
____Intersection Operation 4

Table 2: Highway 199 at Terry Lane Intersectio

The existing lane geometry of Highway 199 at Terry Lane consists of dual
northbound left tum lanes and a single southbound left turn lane. There is currently
not enough room to facilitate the movement of large vehicles to run simultaneously
left turns. In order to facilitate concurrent left turns for the northbound and
southbound approaches an AutoTurn run suggests that the eastbound stop bar for the
~ eastbound left tum and the center median would need to be pulled back to
approximately 25 feet west of the existing crosswalk. The proposed improvements
could facilitate simultaneous left turn movements by motor homes without additional
geometric modifications. The AutoTum output is included as an attachment.

Sincerely, g\_Aﬂ

Kelly Sandow, EIT

RENEWAL 66/30/07



— it ORISR SRRSO S | : . i : EXHIBIT 1: Stop bar relocation only;
P : : L _ *  Main line teff turn lane stop bar relocatlon
o The stop bar far the east bound left would ba pulied
. back opproximatsly 25'.
¢ Loop. defection replacement
o* The vehicle loops would need fo be added in the
maln line leff turn lanes to accommodate the new
stop bar locations.

Note: Design s preliminary and bosed on the available
information provided, partial survey and 0DOT as-bullf
DL,
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* HIGHWAY 199 AT AGNESS
4 OUTPUTS



Lanes, Volumes, Timings
7: Highway 189 & Agness Ave ,  2/24/2009

PO T Y B S R

Storage Length () 175 200 150 150 125 0 100 0

Fit Protected 0.950 0.950 0.950 0.950

Fit Permitted 0.950 0.950 ~ 0.950

|ght Turn on Red B ' Yes - ' Yes "~ Yes T Yes

Headway Factor  1.00 1.00 - 1.00 1.00 1.00 1.00 1.00 1.00 100 1.00 1.00 1.0

Link Distance (ft) 1293 530 583 S 851

Volume (vph) 47 884 93 277 951 127 82

264 93 140 42

Heavy Vehicles (%) 0% 3% 0% 7% 2% 0% 2% 0% 4% 0% 0% 0%

Lane Group Flow (vph) 50 940 99 301 1034 138 94 495 0 124 243 0

Protected Phases 5 2 1 6
Detector Phases 5 2 2 1 6 6 8 8 4 4

Minimum Split (s)’

Total Split (%)
‘ellow Time (s)

leadlag lead Lag Lag Lead Lag Lag

Vehicle Extension (s) . 3.0 30 30 30 30 30 30 30 30

Walk Time (s)

Pedesrian Calis (#/h) ] 0 0 0 0 0 g9 - 0 0

Actuated g/C Ratio

Control Delay 945 787 132 2133 355 107.8

' 55 3 ot - ! ;\%}i’a

Total Delay 94.5 78.7 132 2133 373 123 355 1078 45 3

Main Place 2/28/2008 2008 PM No-Build » ‘ " Synchro 6 Report

JRH Transportation Engineering o _ Page 1



Lanes, Volumes, Timings
7: Highway 199 & Agness Ave _ _ 2/24/2009

PO S N U B S N

Approach Delay

Queue gth 50th (ft)

Actuated Cycle Length: 113

Control Type: Actuated-Uncoordinated
Intersection Signal Delay: 74.2 - Intersection LOS: E

Analysis Period (min) 15

Queue shown is maximum after two cyeles

Queue shown is maximum after two cycles.

Splits and Phases:  7: Highway 199 & Agness Ave

Main Place 2/28/2008 2009 PM No-Build Synchro 6 Report
JRH Transportation Engineering . Page 2



HCM Signalized Intersection: Capacity Analysis
7. Highway 199 & Agness Ave _ 2/24/2009

T T L N N B R R 4

Lane Conﬁguras |

rt , 100 100 085 100 100 085 100 091 1.00 097

3353 1530 1593 1516 1710 1738

Delay(s) 1195 728 428 564

Approach Delay (s) 71.1 729 ~ 108.8 51.8

HCM Volume to Capactty ratio
& 5 :
Intersection Capacity Utilization 81.4% - |CU Level of Service

r
N

¢ Critical Lane Group

Main Place 2/28/2008 2009 PM No-Build _ Synchro 8 Report
JRH Transportation Engineering _ A : Page 3
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Lanes, Volumes, Timings
7. Highway 199 & Agness Ave _ 2/24/2009

t > 4 ¢

Lane Conﬁgurtls v

Storage Length (ft) 175
£
Total Lost Time (s

3

Trailing Detector (f) 5 160 0 5 160 0 5 5 5 5
] o

Lane Util. Factor _

ight Tum on Red Yes Yes Yes Yes

Headway Factor 100 4100 100 1.00 1.00 1.00 "1.00 1.00 1.00 1.00 1.00

Link Distance (ft) . 530 583 851

L 1 i
Volume (vph)

Heavy Vehicles (%) 0% 3% 0% 7% 2% 0% 2% 0% 4% 0% 0% 0%

Act Effct Green (s)
7

vic Ratio 068 105 021 133 080 021 022 110 . 41 0.76

Main Place 2/28/2008 2009 Build : . Synchro 6 Report
JRH Transportation Engineering ) ' A Page 1



Lanes, Volumes, Timings
7. Highway 199 & Agness Ave 2/24/2009

O TR A N B O S A

torae ap Reductn

Cycle Length: 120

Natural Cycle: 150

Maximum v/c Ratio: 1.33

Iersion‘ Capai Uti[izati 81.7% {CU Level of Service D

~ Volume exceeds capacity, queue is theretlcally infinite.

# 95th percentile volume exceeds capacity, queue may be longer.

Splits and Phases:  7: Highway 199 & Agness Ave

Main Place 2/28/2008 2009 Build o Synchro 6 Report -
JRH Transportation Engineering ' Page 2



HCM Signalized Intersection Capacity Analysis : _
7. Highway 199 & Agness Ave 212412009

O T A e N N BV A T T

Lane Configurations
i
Total Lost time (s)

40 40 40 40 40 . 40 4.0 40 40

Frt 100 100 085 100 1.00 085 100 0.91 1.00 0.97

‘Peak-hour factor, PHF 094 094 094 092 092 092 087 087 087 075 0756 075

Approch Delay ()

HCM Volume to Capacity ratio

Intersectio- Cacity Utilizatibn A _ ICLevI of Sei

Critical Lane Goup

Main Place 2/28/2008 2009 Build

Synchro 6 Report
JRH Transportation Engineering

Page 3



Lanes, Volumes, Timings
7: Highway 199 & Agness Ave

2/24/2009

) —_ \

S R

Trlng Detector (<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>