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Due to Governor Brown’s Executive Orders limiting public gatherings
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At the scheduled start of the hearing, join with the GoToMeeting app on
your computer, tablet, or smartphone (using your device’s microphone and
speakers):
PLANNING COMMISSION, Monday, May 3, 2021
https://www.gotomeet.me/CommunityDevelopmentCityofAlbany/pc
If you wish to dial in using your phone:
Call 1-571-317-3122 and when prompted enter access code 498-239-709
CITY COUNCIL, Wednesday, May 26, 2021
https://zoom.us/j/5419177500?pwd=UzdQbFgvSUxVRVErZjAwSnIxVX
ZQZz09
If you wish to dial in using your phone:
One tap from your smartphone:
+12532158782,,5419177500#,,,,*252269# US (Tacoma)
Dial-in:
+1 253 215 8782 US (Tacoma)
Meeting ID: 541 917 7500
Passcode: 252269

Overview

The proposal is for a Comprehensive Plan Map Amendment to change the designation of the subject properties
from Light Commercial (LC) to General Commercial (GC) and a concurrent Zoning Map Amendment to
change the subject properties zoning designation from Neighborhood Commercial (NC) to Community
Commercial (CC).
Staff refers to Table 2.760-1 of the Albany Development Code (Attachment F) that shows all Comprehensive
Plan map designations and the respective zones that implement each designation. As Table 2.760-1 shows,
there are two zones that implement the current Comprehensive Plan map designation (LC) applied to the
subject properties. These two zones are: Neighborhood Commercial (NC) and Office Professional (OP). As
cd.cityofalbany.net
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Table 2.760-1 shows, there are four zones that implement the General Commercial Comprehensive Plan
designation. These four zones are NC and OP, in addition to Community Commercial (CC) and Regional
Commercial (RC). Allowable uses in the referenced zoning districts can be found in Table 4.050-1 of the
Albany Development Code (Attachment C).
The subject area consists of one 1.04-acre property addressed at 2515 Geary Street and one 0.34-acre property
addressed at 1810 Grand Prairie Road (Attachment A). The property addressed as 2515 Geary Street is
developed with a convenience store that has approximately 7,200 square feet of floor area and associated
parking. The property addressed at 1810 Grand Prairie Road is developed with an automotive repair shop that
has approximately 1,200 square-feet of floor area with associated parking. Although not part of this application,
the owners of the property at 2515 Geary Street intend to add fueling stations west of the existing convenience
store. Development of the property to accommodate the addition of a fuel station will require subsequent
approval through the City (Site Plan Review) if the proposed zone change is approved. As Table 4.050-1 shows,
gas stations, categorized as “Quick Vehicle Service” in Article 22 of the Development Code, are not permitted
in the NC zoning district. Comparatively, in the proposed CC zone, Quick Vehicle Service is a use permitted
outright. Staff notes that there is no immediate development proposal for property at 1810 Grand Prairie. As
Table 4.050-1 shows, “Vehicle Repair” is also not permitted in the existing NC zone, but permitted outright in
the CC zone. Accordingly, the proposed zone of CC would allow the existing automotive repair shop the
ability to expand this use in future.
Both properties have existing use components that are more consistent with the proposed CC zone. As noted
above, the property at 1810 Grand Prairie Road is developed with a vehicle service center, which is not
permitted in the NC zone but is permitted in the CC zone. Also, the property at 2515 Geary Street is developed
with a retail convenience store that is approximately 7,200 square feet in size. Staff observe a size limitation
applied to new retail businesses the NC zone (at 5,000 square feet). The size restriction does not apply to
existing buildings constructed prior to February 7, 2003, but staff observe how the CC zone does not apply the
same restriction to building size. The applicant contends that both properties are underutilized and that the
requested Comprehensive Plan map and Zoning Map amendments will facilitate future redevelopment. In
support of this narrative, the City’s 2020 Employment Lands Inventory identifies Geary Street as “partially
vacant,” a classification given to land having some form of existing development but at sufficient surplus to
accommodate additional development.

Application Information
Review Body:

Planning Commission and City Council (Type IV-Q Review)

Staff Report Prepared By:

Travis North, Project Planner

Type of Application:

Quasi-Judicial Comprehensive Plan Map Amendment from Light
Commercial to General Commercial, and Zoning Map Amendment from
Neighborhood Commercial (NC) to Community Commercial (CC)

Property Owners:

Sona
Athwal,
DBA
Sweet
Hom,
LLC
6732 Seven Mile Lane, Albany, OR 97322 James Edwards, DBA Edward
Estate Holdings, LLC
1810 Grand Prairie Road SE, Albany, OR 97322
Laura LaRoque, Udell Engineering and Land Surveying
63 E. Ash Street, Lebanon, OR 97355

Applicant Representative:
Address/Location

2515 Geary Street SE, Albany, OR 97322
1810 Grand Prairie Road SE, Albany, OR 97322

Map/Tax Lot:

Linn County Tax Assessor’s Map No. 11S-03W-17BD; Tax Lot 3101 &
3200

Zoning:

Neighborhood Commercial (NC) District
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Total Land Area:

1.38 Acres

Existing Land Use:

Convenience Store and Automotive Service & Repair

Neighborhood:

Periwinkle

Surrounding Zoning:

North:
South:
East:
West:

Surrounding Uses:

North: Brookdale Grand Prairie Senior Living across Grand Prairie Street.
South: Single-family dwelling units
East: Emergence Addiction and Mental Health Service; Multi-tenant
commercial.
West: Single-family dwelling units and South Albany Community Church
across Geary Street.

Prior History:

The subject properties are developed with a convenience store and vehicle
repair shop.

Residential Medium Density (RM) across Grand Prairie Street
Neighborhood Commercial (NC)
Office Professional (OP)
Residential Single-Family (RS-6.5) across Geary Street

Notice Information

Public notice was issued in accordance with development code requirements. A notice was issued to the
Oregon Department of Land, Conservation and Development on March 25, 2021, at least 35 days prior to the
first public hearing. A Notice of Public Hearing was mailed to property owners located within 300 feet of the
subject property on April 13, 2021, at least 20 days prior to the first public hearing. The Notice of Public
Hearing was posted on the subject property and on the City website by April 19, 2021. The staff report was
posted on the City’s website April 26, 2021. As of the date of this staff report, no comments have been received.

Appeals

The City’s decision may be appealed to the Oregon Land Use Board of Appeals (LUBA). Per ORS 197.830 a
notice of intent to appeal the comprehensive plan and/or zoning map amendments shall be filed with LUBA
no later than 21 days after notice of the decision is mailed or otherwise submitted to parties entitled to notice.

Analysis of Development Code Criteria

Comprehensive Plan Map Amendment (CP-01-21)

Section 2.220(3) of the Albany Development Code (ADC) includes the following review criteria that must be
met for this quasi-judicial map amendment to be approved. Code criteria are written in bold italics and are
followed by findings and conclusions. Staff refer to and incorporate the applicant’s narrative dated January 25,
2021 (Attachment D). This proposal is limited to a quasi-judicial map amendment which is distinguished from
a legislative amendment. Criterions (1) and (2) of Section 2.220 apply only to legislative amendment proposals.
Criterion (3) is applicable to quasi-judicial map amendment proposals and reads:

The requested designation for a quasi-judicial map amendment meets all of the following tests.
The four-part test of (3)(a)(b)(c) and (d) is addressed below.

Criterion (3)(a)

The requested designation for the site has been evaluated against relevant Comprehensive Plan
policies and on balance has been found to be more supportive of the Comprehensive Plan as a whole
than the old designation.
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Findings of Fact
a.1

Current Plan Designation: According to the applicant, the current Comprehensive Plan Map
designation of the property is Light Commercial-LC (Attachment B). As the applicant further explains,
the LC designation is described as follows:
“Provides for limited commercial activities that include office professional and neighborhood
commercial uses. This designation is used to buffer between residential and more intensive uses, (such
as between the Community Commercial District and the surrounding residential areas) and also to
provide neighborhood commercial uses in close proximity to residential areas.” (Albany
Comprehensive Plan, Chapter 9, pages 9-10).

a.2

Requested Designation: The applicant further explains how the request is to designate 1.38 acres of
LC to General Commercial-GC and identifies the GC Plan designation as follows:
“Identifies areas from community services to regional commercial establishments, suitable for a wide
range of retail sales and service establishments. Aside from recognition of existing commercial
corridors, new commercial areas will develop under design guidelines to avoid the continuance of “strip
commercial” development in order to more efficiently serve the shopping needs of the community and
region.”

a.3

The applicant also references the Introduction to the Comprehensive Plan, where Goal is defined as:
“A general statement indicating a desired end, or the direction the City will follow to achieve that
end.”
The applicant also identifies the City’s obligation in response to goals as follows:
“The City cannot take action which opposes a goal statement unless:
1) It is taking action which clearly supports another goal;
2) There are findings indicating the goal being supported takes precedence (in the particular case) over
the goal being opposed.” (Comprehensive Plan, page ii).

a.4

The applicant also references the Introduction to the Comprehensive Plan (page ii) where Policy is
defined as:
“A statement identifying a course of action or City position. …”
The applicant also references the Introduction to the Comprehensive Plan (page iii) describing the
City’s obligation regarding policies as follows:
“The City must follow relevant policy statements in making a land use decision or show cause why the
Comprehensive Plan should be amended consistent with statewide goals. Such an amendment must
take place following prescribed procedures prior to taking a land use action that would otherwise
violate a Plan policy. However, in the instance where specific Plan policies appear to be conflicting,
then the City shall seek solutions that maximize each applicable policy objective within the overall
content of the Comprehensive Plan and in a manner consistent with the statewide goals. In balancing
and weighing those statements, the City can refer to general categories of policies and does not have
to respond to each applicable policy. Also, in this weighing process, the City must consider whether
the policy contains mandatory language (e.g., shall, require) or more discretionary language (e.g., may,
encourage),” (Comprehensive Plan, page iii).

Relevant Plan Goals and Policies
a.5

In response to Criteria (3)(a) the applicant’s narrative identifies Comprehensive Plan goals and policies.
Specific Goals identified by the applicant are shown below in bold print followed by findings of fact
and conclusions.
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Statewide Planning Goal 9: Economy-Albany’s Economy (Chapter 3)
Goal 1: Diversify the economic base in the Albany area and strengthen the area’s role as a
regional economic center.
Goal 2: Provide a supportive environment for the development and expansion of desired
businesses.
Goal 3: Promote Albany’s positive economic, social, and cultural image throughout the state
and region and, where appropriate, at the national and international levels.
In response to the Goals identified above, the applicant explains how amending the Comprehensive
Plan map designation of the subject properties would further Albany’s economic goals because the
new designation would expand the number of permitted commercial uses thus enabling infill
development and/or redevelopment of underutilized employment land. The applicant also refers to
the Albany 2020 Economic Opportunities Analysis (EOA) which, in part, indicates the zoning
designation and site characteristics of the available land supply (existing commercially zoned land) and
how supply may not fully meet the forecasted demand for projected commercial land need in the next
20 years. The applicant further explains how the 2020 EOA has forecasted a deficit of commercial sites
that range in size between one to five acres and 10 to 20 acres. In response to this statement, staff
notes that the proposed Comprehensive Map and Zoning Map amendments will not reduce the deficit
of land identified for commercial according to the 20-year EOA forecast.
a.6

The applicant states that both properties are partially improved and that the requested Comprehensive
Plan map amendment and Zoning Map amendment will facilitate their redevelopment. In support of
this assertion, the City’s 2020 Employment Lands Inventory identifies 2515 Geary Street as “partially
vacant,” a classification given to properties that are developed but have sufficient land remaining to
accommodate additional development or expansion.

a.7

Staff observe how Criterion 3(a) calls attention to “relevant” policies of the Comprehensive Plan in
evaluating the requested map designation. In response to Criterion 3(a), staff reviewed all policies
shown to Chapter 3 of the Comprehensive Plan and found no policies relevant to evaluating quasijudicial Comprehensive Plan Map amendment proposals. Staff observe several policies that provide
direction in preparing future economic development programs, but no policies that set locational
criteria or describe other considerations (e.g., classification of abutting streets) when evaluating map
amendment proposals. Staff observe the two descriptions shown for Light Commercial and General
Commercial (cited above and found in Chapter 9 of the Comprehensive Plan) to provide the general
intent of each map designation but are not identified as policies.
Statewide Planning Goal 12: Transportation (Chapter 5)
Goal 1: Provide an efficient transportation system that provides for the local and regional
movement of people and goods.
Goal 2: Provide a safe transportation system.

a.8

In response to Goals 1 and 2 above, the applicant responds to the Transportation Planning Rule (TPR)
identified in Oregon Administrative Rules (OAR) specific to 660-012-0060. Staff incorporate analysis
completed by Ferguson & Associates, Inc., (Attachment E) as findings in response to the TPR. As
required by OAR 660-012-0060, analysis prepared by Ferguson & Associates contrasted the reasonable
worst case trip generation that could occur under both the current and requested zone designations.
Staff concur with the use identified for TPR purposes (a fast-food restaurant with drive-up window
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service) to be the highest peak-hour generator of vehicle trips under a reasonable worst-cast scenario.
Staff also observe how both the proposed CC zone and existing NC zone would allow a fast-food
restaurant with drive-up window service. Staff observe one operational aspect of drive-up window
service in the NC zone (use of audio speakers) that is not allowed in the proposed CC zone. With no
comparable ITE use codes to apply for use of speakers (versus no speakers) Table 1 of the Ferguson
& Associates, updated April 14, 2021, (Exhibit E) estimates trip differences between Fast food with
Drive Thru and Fast food without Drive Thru. Staff reviewed this comparative analysis and finds it
acceptable for satisfying the TPR.
Staff observe the analysis by Ferguson & Associates to respond in part to the anticipated vehicle trip
generation for the development interest (gas station addition) if the proposed map amendments are
approved. As explained earlier in this report, it will be necessary for the applicant to submit a separate
application for Site Plan Review if the proposed map amendments are approved. The applicant’s trip
generation forecast for the gas station addition are expected to be evaluated at that time. In response
to the TPR, the analysis by Ferguson & Associates concludes that the impact of the proposed zone
change would have no significant impact to the existing transportation system. Staff concur.
a.9

Staff also notes that Albany’s Transportation System Plan (TSP) does not identify any congestion or
level of service deficiencies adjoining or near the site.

a.10

For the reasons as stated above, staff finds the proposed change to be consistent with Goal 12 and the
TPR.

Statewide Planning Goal 14: Urbanization (Chapter 8)
Goal 1: Achieve stable land use growth which results in a desirable and efficient land use
pattern.
Policy 9: Encourage the use of already serviced vacant and underdeveloped land through
adaptive reuse of older areas of the community and the development and/or partitioning of
lots which can meet minimum lot size requirements.
Policy 10: The size and type of future regional and community commercial sites shall be
commensurate with the area to be served and located so as to be easily accessible by the service
area. Approvals of additional regional and community commercial sites may be predicated
upon studies requested by the City which assess public need, impacts upon competing
commercial areas, traffic impacts, and impacts upon other public services.
Policy 15: Encourage land use patterns and development plans which take advantage of
density and location to reduce the need for travel and dependency on the private automobile,
facilitate energy-efficient public transit systems, and permit building configurations which
increase the efficiency of energy use.
a.11

The applicant’s narrative for Comprehensive Plan map amendment also identifies the Goal and Policies
identified above. According to the applicant, the subject property is located in an area which, if
revitalized, could potentially be classified as infill development. The applicant also explains how the
property is fully serviced with City of Albany water, sanitary sewer, storm drainage, and police and fire
service. Staff concurs.

Conclusions

In response to Criterion 3(a), staff concludes that the requested Comprehensive Plan map designation
for the site (GC) has been evaluated against relevant Comprehensive Plan policies. Staff observe how
Policy 10 (above) refers to the size and type of future community commercial sites and how the
proposed zone of Community Commercial (CC) is one of four implementing zones of the proposed
GC plan designation. Staff also observes how Policy 10 explains how future community commercial
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sites shall be commensurate with the area to be served and located so as to be easily accessible by the
service area. In response to this statement, staff finds the subject property to be easily accessible.
Additionally, where Policy 10 explains how future community commercial sites may be predicated
upon studies requested by the City which assess public need, impacts upon competing commercial
areas, traffic impacts, and impacts upon other public services, staff finds the applicant has provided
traffic impact analysis to show how the impact of the proposed zone change (CC as shown to
implement the proposed GC plan designation) would have no significant impact to the existing
transportation system. For the reasons stated above, staff conclude that the criterion is met.

Criterion (3)(b)

The requested designation is consistent with any relevant area plans adopted by the City Council.

Findings of Fact
b.1

According to the applicant, there are no relevant area plans for the area where the subject properties
are located. The applicant explains how “relevant area plans” means land use plans. For example, the
City has relevant area plans for areas such as North Albany and South Albany. Staff concur.

Conclusion
b.1

This review criterion is not applicable because there are no relevant area plans for the area where the
properties are located.

Criterion (3)(c)

The requested designation is consistent with the Comprehensive Plan Map pattern.

Findings of Fact
c.1

According to the applicant, the Comprehensive Plan does not, in broad terms, describe ideal land use
or map patterns. The applicant also explains how it is good practice to locate uses with negative offsite impacts away from residential areas, avoid “spot zoning,” provide a transition from higher intensity
land uses to less intense residential uses, encourage compatible infill, and discourage low-density
sprawl. Staff concur.

c.2

The applicant also explains how Comprehensive Plan goals and/or policies provide general guidance
about what kind of uses and land patterns are desirable. The applicant provides an example of one
Plan policy that says, “Encourage land use patterns and development plans which take advantage of
density and location to reduce the need for travel and dependency on the private automobile, facilitate
energy-efficient public transit systems, and permit building configurations which increase the efficiency
of energy use.” The applicant further explains how other plan policies speak generally with respect to
the location of goods, services, and having employment close to the area intended to serve. Staff
concur.

c.3

The applicant also identifies existing Comprehensive Plan map designations in the vicinity of the
subject properties. As illustrated in Figure 1 below, the Comprehensive Plan Map pattern in the vicinity
of the subject property consists of Light Commercial (LC) to the south and east, Low Density
Residential (LDR) to the west across Geary Street, and Medium Density Residential (MDR) along the
southeast corner of the property and north across Grand Prairie Road.

c.4

Staff observe the closest properties having the General Commercial Comprehensive Plan Map
designation to be located approximately a half-mile north at the intersection of Geary Street and Queen
Avenue, both streets of which are designated arterial streets in Transportation System Plan. Similar to
that intersection, Geary Street and Grand Prairie Road are both designated arterial streets along the
frontage of the subject properties.
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Figure 1: Subject property is identified as “Light Commercial” in the Comprehensive Plan.
Properties to the south and east are designated “Medium Density Residential;” north
is designated “Low Density Residential” and “Light Commercial,” and to the west,
“General Commercial” and “Medium Density Residential.”

Albany Comprehensive Plan does not describe a specific pattern for evaluating Comprehensive Plan
map amendments. The predominant map pattern for this location is Light Commercial (LC), Low
Density Residential (LDR) and Medium Density Residential (MDR). As the Comprehensive Plan Map
shows the proposed GC designation is applied to properties located approximately a half-mile north
(at the intersection of Geary Street and Queen Avenue). Staff finds a similar pattern with respect to
the subject properties as both are located along two intersecting streets classified as arterial according
to the Transportation System Plan. Staff, therefore, conclude that the criterion is met.

Criterion (3)(d)

The requested designation is consistent with the statewide planning goals.

Findings of Fact
d.1

According to the applicant, Oregon’s 19 Statewide Planning Goals constitute the framework for a
statewide program of land use planning. The Statewide Goals are achieved through local
comprehensive planning. The applicant also explains how the Albany Comprehensive Plan was
acknowledged by the Land Conservation and Development Commission in 1982 to be in compliance
with the Statewide Planning Goals. The Statewide Planning Goals were evaluated under the
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Comprehensive Goals and Policies in Review Criterion (1) above. The Findings of Fact and
Conclusions are hereby included by reference. Staff concur.

Conclusions
d.1

The requested GC designation for this site is consistent with the Statewide Planning Goals. Staff
therefore conclude that the criterion is met.

Quasi-Judicial Zoning Map Amendment File ZC-01-21

Section 2.740 of the Albany Development Code (ADC) includes the following review criteria, which must be
met for the concurrent Zoning Map Amendment application to be approved. Staff refer to and incorporate
the applicant’s narrative dated January 25, 2021 (Attachment D) as findings in support of these criteria. Staff
also provides additional comments as necessary in response to each criterion (1 through 5) as citied below.

Criterion 1
The proposed base zone is consistent with the Comprehensive Plan map designation for the
entire subject area unless a Plan map amendment has also been applied for.
Findings of Fact
1.1

The applicant proposes to change the zoning of the subject properties from Neighborhood
Commercial (NC) to Community Commercial (CC) district.

1.2

The current Comprehensive Plan map designation of the subject site is Light Commercial (LC). The
proposed CC zoning is not consistent with the LC Plan designation of the site.

1.3

The applicant has applied to change the Comprehensive Plan Map designation from LC to General
Commercial (GC).

1.4

The proposed zone change to CC is consistent with the concurrent proposed GC designation of the
property.

Conclusions
1.1

The applicant has applied for a concurrent Comprehensive Plan Map amendment to GC. The
proposed CC zoning is consistent with the GC designation. This criterion is satisfied, provided that
the amendment to the Comprehensive Plan Map (case file CP-01-21) is approved.

Criterion 2
Existing or anticipated transportation facilities are adequate for uses that are permitted under
the proposed zone designation (ADC 2.740 (2)).
Findings of Fact
2.1

The applicant’s response to Criterion 2 explains how the site is located on the southeast corner of
Geary Street and Grand Prairie Road. The applicant also describes how the two properties subject to
Zone Change consideration are currently developed with the uses identified earlier in this report.

2.2

According to the applicant, zone changes are required to comply with the Transportation Planning
Rule (TPR). The applicant further explains how the rule applies to proposed map changes. As
previously mentioned, the applicant has performed TPR analysis in the document prepared by
Ferguson & Associates, Inc., dated April 14, 2021 (Attachment E). The analysis evaluated the
incremental difference in trip generation that would result from site development under the current
NC zone designation, in comparison with development possible under the requested CC designation.
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As previously stated in this report, the applicant’s TPR analysis describes a reasonable worst case
scenario use for site development under the existing NC zone designation, where the existing
convenience market continues to operate on-site, together with a 2,400 square foot fast food restaurant
without a drive thru. In response to the TPR, the analysis by Ferguson & Associates concludes that
the impact of the proposed zone change would have no significant impact to the existing transportation
system. Staff concur.

Conclusions
2.1

Staff concurs with the applicant’s TPR analysis for sufficient finding in response to the criterion. Staff,
therefore, finds that existing transportation facilities are adequate to accommodate uses. Therefore,
this criterion is satisfied.

Criterion 3
Existing or anticipated services (water, sanitary sewers, storm sewers, schools, police and fire
protection) can accommodate potential development within the subject area without adverse
impact on the affected service area (ADC 2.740 (3)).
Findings of Fact
Sanitary Sewer
3.1

According to the applicant, City utility maps show a 12-inch public sanitary sewer main in Geary Street
and an 8-inch main in Grand Prairie Road. The applicant also states that existing public sewer facilities
are adequate to serve the proposed use. Staff concur.

3.2

The applicant’s findings in response to Criterion 3 also explain how different types of commercial
development can have much different wastewater discharge characteristics and how the City’s
Wastewater Facility Plan does not distinguish between different types of commercial developments
when estimating the wastewater discharge from those uses for design purposes. The applicant further
states that the City’s Wastewater Facility Plan does not indicate significant deficiencies downstream of
the subject property and that the system should be adequate for commercial development in either the
Light Commercial designation or the General Commercial designation. Staff concur.

Water
3.3

According to the applicant, City utility maps show a 12-inch public water main in Geary Street and a
10-inch main in Grand Prairie Road. Staff concur.

3.4

The applicant also explains how public water system design and adequacy are typically dictated by the
fire flow needs within an area or zone, and how proposed Comprehensive Plan map amendment and
Zoning Map amendment would not affect the overall water needs of the site. Staff concur.

Storm Drainage
3.5

According to the applicant, City utility maps show a 24-inch public storm drainage line in Geary Street
and a 15-inch main in Grand Prairie Road. Staff concur. Staff also observe how these facilities
discharge to Periwinkle Creek and that system deficiencies downstream that can be mitigated by
providing on-site detention. Staff further notes that the need for providing on-site detention and water
quality treatment would be evaluated in response to a future development application (via Site Plan
Review).
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3.6

The applicant also explains how stormwater runoff from a development is generally dependent on the
total area of impervious surfaces on the property. The applicant further identifies relevant standards
identified in the Albany Development Code with respect to the allowable maximum amount of “lot
coverage” (buildings and parking areas) in any particular zone. According to the applicant, a change
from NC to CC would allow for development that may result in a slightly higher amount of stormwater
runoff from 80 percent to 90 percent respectively.

3.7

Staff referred the question of lot coverage maximums applicable for each zone (NC at 80 percent and
CC at 90 percent) to City’s Engineering Division for further analysis. City Engineering staff returned
comments, explaining how the area of the subject properties, slightly more than one acre in this case,
is not expected to impact Periwinkle Creek in accommodating the storm water runoff in this basin.

Schools
3.8

According to the applicant, the property is currently zoned for neighborhood commercial
development. The applicant also explains how the requested zone change to CC would have no impact
on the amount of children attending school in this area. Staff concurs.

Police and Fire Protection
3.9

The applicant also explains how the Albany Police Department and Fire Department provide services
to all development in Albany, whether it is residential or commercial. Staff concur.

Conclusions
3.1

Existing or anticipated services can accommodate potential development within this area without
adverse impact on the affected service area. This criterion is therefore satisfied.

Criterion 4
The intent and purpose of the proposed zoning district best satisfies the goals and policies of
the Comprehensive Plan (ADC 2.740 (4)).
Findings of Fact
4.1

According to the applicant, the current zoning designation of the property where the Zoning Map
amendment is proposed is Neighborhood Commercial (NC). The proposed zoning is Community
Commercial (CC).

Zoning District Purposes
4.2

In response to Criterion No. 4, the applicant refers to Section 4.020 of the Albany Development Code
that contains purpose statements for the existing and proposed zone. For the existing NC zone, the
applicant correctly cites Section 4.020(2) describing the NC zone as follows:
“The NC district is intended primarily for small areas of retail establishments serving nearby residents’
frequent needs in convenience locations. The NC District is typically appropriate for small clusters or
service centers located at intersections within residential neighborhoods. Businesses should fit into the
residential pattern of development and not create land use, architectural or traffic conflicts. Generally,
uses located within NC Districts should have as their primary market area the population within a onehalf mile radius.”

4.3

The applicant further identifies allowable uses that are permitted in the NC district. According to the
applicant, these uses include traditional offices, restaurants, small-scale retail sales and service that are
convenience or personal services-oriented, community services, and single-family and two-family
dwelling units. The applicant also explains how taverns, bars, drive-thru restaurants, daycare centers,
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religious institutions and assisted living facilities are allowed conditionally, via Conditional Use
approval. Staff refer to Table 4.050-1 (Attachment C) for a full list of permitted and conditionally
permitted uses in the NC zone.
4.4

The applicant also cites Section 4.020(3) of the Albany Development Code, describing the proposed
CC zone as follows:
“The CC district recognizes the diversity of small to medium-scale businesses, services and sites mostly
located on arterial streets and highways. Design guidelines, building location and front-yard
landscaping will provide a coordinated and enhanced community image along these major
transportation corridors as they develop or redevelop. Sound and visual buffers should be used to
mitigate impacts on nearby residential areas.”
The applicant also notes that both Geary Street and Grand Prairie Road are classified as minor arterials.
Staff concur.

4.5

With respect to allowable uses shown as permitted in the CC district, the applicant explains how these
uses include some small-scale manufacturing activities, indoor and outdoor entertainment and
recreation, offices, restaurants including drive-thru, retail sales and service, self-serve storage, taverns
and bars, religious institutions, vehicle repair, vehicle service, and parking lots. The applicant also
identifies uses allowed conditionally to include recycling centers, RV parks, schools, parks, assisted
living, telecommunications towers and community services.

4.6

In review of the two zone descriptions, the applicant asserts that the subject property is more consistent
with the CC zoning designation. According to the applicant, the subject properties are located at the
intersection of two arterial streets. The applicant also explains how both properties are “partially
improved and could be further developed and/or redeveloped with a small to medium-scale business
or service.” (page 11 of the narrative). The applicant also explains how existing building can comply
with relevant design guidelines to enhance the community’s image along these transportation corridors
(Geary Street and Grand Prairie Road) at such time when the site further developed.

4.7

The applicant explains how Findings and Conclusions under Review Criterion (1) of the concurrent
Comprehensive Plan Map amendment are included here by reference. In summary, those findings
found that the proposed map amendments on the subject property were, on balance, more supportive
of listed Plan policies.

Conclusions

4.1

Staff incorporate the findings as prepared in responses to relevant goals and policies identified in this
report. For the reasons as stated above, staff finds the intent and purpose of the proposed zoning

district best satisfies the goals and policies of the Comprehensive Plan.

Criterion 5
The land use and transportation pattern recommended in any applicable City-contracted or
funded land use or transportation plan or study has been followed, unless the applicant
demonstrates good cause for the departure from the plan or study (ADC 2.740 (5)).
Findings of Fact
5.1

According to the applicant, Albany’s Transportation System Plan (TSP) was developed with the
assumption that this site would be occupied by commercial uses. The applicant explains further how
the proposed zone change is consistent with and does not alter that assumption. Staff concur.
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5.2

According to the applicant, the proposed zone change will not result in any changes to the road system
and will not alter the transportation pattern in the TSP. Staff concur.

5.3

The applicant also states that the Albany TSP does not identify any capacity or level of service problems
associated with the proposed Zoning Map amendment. Staff concur and incorporate the TPR findings
as stated herein.

5.4

According to the applicant, there are no other applicable City-contracted or funded land use or
transportation plan or study that applies to the subject area. Staff concur.

Conclusions
5.1

There are no applicable land use or transportation plans or studies for this area. The proposal is in
accordance with the land uses and transportation pattern in the TSP. This criterion is, therefore, met.

Overall Conclusion

Based on the analysis in this report, the proposed Comprehensive Plan Map Amendment from LC to GC
concurrent with the Zoning Map Amendment from NC to CC meets all applicable review criteria as outlined
in this report.
With respect to the proposed Plan and Zoning map amendment, the Planning Commission has two options:
Option 1: Recommend that the City Council approve the Plan amendment request; or
Option 2: Deny the Plan amendment request. The City Council will only consider the proposal on appeal by
the applicants.
Based on the analysis in this report, staff recommends that the Planning Commission recommend
that the City Council approve the Plan amendment request.
Similarly, the Planning Commission has two options with respect to the proposed Zoning Map amendment
request:
Option 1: Recommend that the City Council approve the Zoning Map amendment request; or
Option 2: Deny the Zoning Map amendment request. The City Council will only consider the proposal on
appeal by the applicants.
Based on the analysis in this report, staff recommends that the Planning Commission recommend
that the City Council approve the Zoning Map amendment request.

Staff Recommendation
I move that the Planning Commission recommend that the City Council approve the proposed
Comprehensive Plan map and zoning map amendment under planning files CP-01-21 and ZC-01-21. This
motion is based on the findings and conclusions in the staff report, and the findings in support of the
application made by the Planning Commission during deliberations on this matter.

Attachments
A.
B.
C.
D.

Location Map
Current & Proposed Comprehensive Plan & Zoning Designation
Schedule of Permitted Uses
Applicant’s Narrative
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Applicant’s Transportation Planning Rule (TPR) Evaluation -1-21-21 & Update of 4-14-21
Table 2.760-1 Plan Designation Zoning Matrix

Acronyms

ADC
ADT
AMC
C-1
C-2
CC
DLCD
GC
ITE
LC
LDR
LOS
LUBA
MDR
NC
ODOT
OHP
RC
RM
RMA
ROW
TIA
TPR
TSP
V/C
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Albany Development Code
Average Daily Traffic
Albany Municipal Code
Neighborhood Commercial (now called “NC”)
Local Business District (no longer used)
Community Commercial Zoning District
Oregon Department of Land Conservation and Development
General Commercial Comprehensive Plan Designation
Institute of Transportation Engineers
Light Commercial Comprehensive Plan Designation
Low Density Residential Comprehensive Plan Designation
Level of Service
Oregon Land Use Board of Appeals
Medium Density Residential Comprehensive Plan Designation
Neighborhood Commercial Zoning District
Oregon Department of Transportation
Oregon Highway Plan
Regional Commercial Zoning District
Residential Medium Density Zoning District
Residential Medium Density Attached Zoning District
Right of Way
Traffic Impact Analysis
Transportation Planning Rule
Transportation Systems Plan
Volume to Capacity
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TABLE 4.050-1
SCHEDULE OF PERMITTED USES
Commercial, Office and Industrial Zoning Districts
Use Categories (See Article 22 for use
category descriptions.)

Spec.
Cond.

OP

NC

CC

RC

TD

IP

LI

HI

N

N

S-1

N

S-1

S-1

S-1

S

INDUSTRIAL
Contractors and Industrial Services
Manufacturing and Production

2

S/CU

N

S/CU,3

N

S/CU

S/CU

S/CU

S

Small-scale Manufacturing

2

S/CU
N

N
N

S/CU
N

S/CU
N

S/CU
S

S/CU
N

S/CU
S

S/CU
S

N

N

N

N

N

CU

S

S

N
N

N
N

CU
N

N
N

N
N

N
S-5

S/CU
S

S/CU
N

N

N

S-6

N

N

N

N

N
N
S
S
N

N
N
S
N
N

S-7
S
S
S
S

S-7
S
S
N
S

S
N
S
N
S

S/CU-7
N
CUII-8
S-8
S

CU-6
CUII-7
CU-7, 11
N-7
N
S-9
S

N

N

CU

N

S

N

S

N

CUII
N

S
CU-10

S
S

S
S

S
N

S
CU

N
N

N
N

S-11

S-11

S

S

S

S-11

N
CUII

N
CUII

S
S

S
S

N
S

CU
CUII

S/CU/N11
S
CUII

S-13
CUII

N

N

S

S

N

N

S

N

N

N

S

S

N

CU

N-14

N

CU
S/CU
CU
N
CU
N
CU
CU

CU
S/CU
CU
N
N
N
CU
CU

CU
S/CU
S
CU
N
N
CU
S

CU
S/CU
N
N
N
N
N
N

CU
S/CU
N
CU
N
N
CU
N

S
CU
S
S/CU
CU
N
CU
CU

S
CU
CU
S/CU
CU
CU
CU
CU

S
N
N
N
N
N
N
N

CU

CU

CU

N

N

N

N

N

Y/CU

Y/CU

Y/CU

Y/CU

Y/CU

Y/CU

Y/CU

Y/CU

S
Y/CU-19

S
S-19

S
N

N
N

N
N

N
N

N
N

N
N

CU

N

N

N

N

N

N

N

OP

NC

CC

RC

TD

IP

LI

HI

21

S
Y/S

S
Y/S

S
N

CU
N

S
N

S
N

S
N

N
N

22
23

N
Y

N
Y

N
Y

Y
Y

N
Y

Y
Y

Y
Y

Y
Y

Railroad Yard
Warehousing and Distribution
Waste and Recycling Related
Wholesale Sales

4

COMMERCIAL
Adult Entertainment
Entertainment and Recreation:

Offices:
Industrial
Parking

Indoor
Outdoor
Traditional Offices

7

Recreational Vehicle Park
Restaurants, no drive-thru
w/ drive-thru or mostly delivery

25

Retail Sales and Service
Self-Serve Storage

12
25

Taverns, Bars, Breweries, Nightclubs
Vehicle Repair
Vehicle Service, Quick-gas/oil/wash
INSTITUTIONAL
Basic Utilities
Community Services
Daycare Facility
Educational Institutions
Hospitals
Jails and Detention Facilities
Parks, Open Areas and Cemeteries
Religious Institutions

15
16

17
16

CU-7
CU
N
S
S

N

RESIDENTIAL
Assisted Living Facility
Home Businesses (See 3.090-3.180 to
determine if CU.)
Residential Care or Treatment Facility
Single Family and Two-Family Units

20

Three or More Units
Use Categories (See Article 22 for
use category descriptions.)
Units Above or Attached to a Business
Residential Accessory Buildings

Spec.
Cond.

OTHER CATEGORIES
Agriculture (on Vacant Land)
Satellite Dish, Other Antennas, &
Communication Facilities <50 ft.
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Commercial, Office and Industrial Zoning Districts
Use Categories (See Article 22 for use
category descriptions.)
Communication Facilities >= 50 ft.
Kennels
Non-Res’l Accessory Buildings
Passenger Terminals

Spec.
Cond.
23
24

Rail And Utility Corridors

OP

NC

CC

RC

TD

IP

LI

HI

N
N
S-18
N

N
N
Y
N

CU
N
Y
S

S
CU
Y
CU

CU
N
Y
S

CU
N
Y
CU

S
S
Y
CU

Y
N
Y
N

CU

CU

CU

CU

S

CU

S

S

Y = Yes, allowed, no Site Plan Review required
CU = Conditional Use review, Type III procedure
CUII = Conditional Use review, Type II procedure

N = No, not allowed
S = Site Plan Review required

[Ord. 5555, 2/7/03; Ord. 5728, 1/27/10; Ord. 5742, 7/14/10, Ord. 5767, 12/7/11; Ord. 5832, 4/9/14, Ord. 5886, 1/6/17;
Ord. 5947, 1/01/21; Ord. 5949, 1/01/21]

SPECIAL CONDITIONS
4.060

General. Where numbers appear in the “Special Conditions” column or in a particular cell in the Schedule
of Permitted Uses, the corresponding numbered conditions below shall apply to the particular use category
as additional clarification or restriction:
(1) Contractors and Industrial Services in the CC, TD, IP and LI zones.
(a)

Limited Uses. Salvage or wrecking operations are prohibited in the CC, TD, IP, and LI zones.
See Section 4.290 for outside storage standards.

(2) Manufacturing and Production. The environmental performance standards of Article 9 may limit the
placement of certain uses in some districts. If the site is located within 300 feet of residentially zoned
land, the use may require a Conditional Use approval.
(3) Manufacturing in the CC zone. Manufacturing uses in CC must have a retail storefront and sell their
products to the public on site.
(4) Waste and Recycling Related Uses in the CC, LI, and HI zones.
(a)
(b)

(c)

Limited uses in CC. Only processing and sorting operations conducted within enclosed
structures less than 5,000 sq. ft. in total area are considered with a Conditional Use review.
Limited uses in LI. Processing and sorting operations conducted within enclosed structures less
than 5,000 sq. ft. in total area are allowed with Site Plan Review. Salvage yards, junkyards, and
refuse transfer stations are not permitted. All other material and recycling operations are
considered through a Conditional Use review.
Limited uses in HI. Processing and sorting operations conducted within enclosed structures less
than 5,000 sq. ft. in total area and all other material and recycling operations, excluding salvage
yards and junkyards, are allowed with Site Plan Review. Salvage yards, junkyards, sanitary
landfills, and refuse transfer stations require a Conditional Use review.
[Ord. 5947, 1/01/21]

(5) Wholesale Sales in the IP zone. This use is allowed in IP only if all operations and storage are
conducted entirely within enclosed buildings.
(6) Adult Entertainment. Where allowed, Adult Entertainment uses shall meet the following standards:
(a)
(b)

An adult entertainment use shall not be established or expanded within 300 feet of the district
boundary line of any residential zoning district.
An adult entertainment use shall not be established or expanded within 300 feet of any other
adult entertainment use.

Albany Development Code, Article 4
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COMPREHENSIVE PLAN MAP AMENDMENT WITH
ZONE MAP AMENDMENT APPLICATION FOR
2515 SE GEARY ST. AND 1810 SE GRAND PRAIRIE RD.
Submitted to:

City of Albany
Planning Division
333 Broadalbin Street
Albany, OR 97321

Applicants/Property Owners:

Sweet Hom LLC
2515 Geary Street SE
Albany, OR 97322
Edwards Estate Holdings LLC
1810 Grand Prairie Rd. SE
Albany, OR 97322

Applicant’s Representative:

Udell Engineering and Land Surveying, LLC
63 E. Ash Street
Lebanon, OR 97355
Contact:
Email:
Phone:

Laura LaRoque
laura@udelleng.com
(541) 990-8661

Site Location:

2515 Geary Street SE &
1810 Grand Prairie Rd SE

Linn County Assessor’s Map:

11S-03W-17BD Tax Lot 3101
11S-03W-17BD Tax Lot 3200

Site Size:

0.34-acres (Tax Lot 3101)
1.04-acres (Tax Lot 3200)

Comprehensive Plan Designation:

Light Commercial

Zone Designation:

Neighborhood Commercial

2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application

January 25, 2021
Page 1 of 12
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I.

Executive Summary
The Applicant requests approval of a Comprehensive Plan Map amendment to amend the site’s Plan
designation from Light Commercial (LC) to General Commercial (GC) with a concurrent Zone Map
Amendment to amend the zone designation from the Neighborhood Commercial (NC) to Community
Commercial (CC) to facilitate construction up to four fuel pumps with up to eight fueling positions
with an overhead canopy and associated site improvements at 2515 Geary Street.
The subject site is located to the southeast of the Grand Prairie Road and Geary Street intersection at
1810 Grand Prairie Road and 2515 Geary Street. The property at 2515 Geary Street contains a ±7,200
square foot convenience store that was built in 1966. The property at 1810 Grand Prairie Road
contains a ±1,200 square foot automotive service center that was built in 1964. The subject site is
bordered by professional offices to the east and residential single-family development to the south.
To the north, across Grand Prairie Road, is Brookdale Geary Street a senior living facility. To the west,
across Geary Street, is South Albany Community Church and residential single-family development.
This written narrative and associated documentation included in the application materials, establishes
that the application complies with all applicable approval criteria. This documentation provides the
basis for the City to approve the application.

II.

Analysis of Development Code Criteria
COMPREHENSIVE PLAN MAP AMENDMENT
Section 2.220(3) of the Albany Development Code (ADC) includes the following review criteria that
must be met for a quasi-judicial Comprehensive Plan map amendment to be approved. Code criteria
are written in bold italics and are followed by findings and conclusions.

Criterion (3)
The requested designation for the site has been evaluated against relevant Comprehensive Plan
policies and on balance has been found to be more supportive of the Comprehensive Plan as a whole,
than the old designation.

Findings of Fact
1. Current Plan Designation: The current Comprehensive Plan Map designation of the property is
Light Commercial (LC). The LC designation “Provides for limited commercial activities that include
office professional and neighborhood commercial uses. This designation is used to buffer between
residential and more intensive uses, (such as between the Community Commercial District and
the surrounding residential areas) and also provide neighborhood commercial uses in close
proximity to residential areas,” (Albany Comprehensive Plan, page 9-10).
2. Requested Designation: The request is to designate 1.38 acres of LC to General Commercial (GC).
The GC Plan designation “Identifies areas from community services to regional commercial
establishments, suitable for a wide range of retail sales and service establishments”. Aside from
recognition of existing commercial corridors, new commercial areas will develop under design
guidelines to avoid the continuance of “strip commercial” development in order to more
efficiently serve the shopping needs of the community and region.”
2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application

January 25, 2021
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3. The Comprehensive Plan defines a goal as, “a general statement indicating a desired end, or the
direction the City will follow to achieve that end.”
The Comprehensive Plan describes the City’s obligation regarding goals as follows: “The City
cannot take action which opposes a goal statement unless: 1) It is taking action which clearly
supports another goal; 2) There are findings indicating the goal being supported takes precedence
(in the particular case) over the goal being opposed,” (Comprehensive Plan, page ii).
4. The Comprehensive Plan (page 2) defines a policy as, “a statement identifying a course of action
or City position.”
The Comprehensive Plan describes the City’s obligation regarding policies as follows: “The City
must follow relevant policy statements in making a land use decision . . . [I]n the instance where
specific Plan policies appear to be conflicting, then the City shall seek solutions which maximize
each applicable policy objective within the overall content of the Comprehensive Plan and in a
manner consistent with the statewide goals. In balancing and weighing those statements, the City
can refer to general categories of policies and does not have to respond to each applicable policy.
Also, in this weighing process, the City shall consider whether the policy contains mandatory
language (e.g., shall, require) or more discretionary language (e.g., may, encourage),”
(Comprehensive Plan, page iii).

Relevant Plan Goals and Policies
5. The proposed Plan map amendment to change Plan designation from LC to GC must satisfy longrange interests of the general public as outlined in the Comprehensive Plan’s goals and policies.
The following Comprehensive Plan goals and policies are relevant in considering whether the
proposed GC designation is more supportive of the Comprehensive Plan, on balance, than the
current LC designation. The relevant goals and policies are listed under the relevant Statewide
Planning Goals and are shown in bold print followed by findings of fact and conclusions.
Statewide Planning Goal 9: Economy-Albany’s Economy (Chapter 3)
Goal 1: Diversify the economic base in the Albany area and strengthen the area’s role as a regional
economic center.
Goal 2: Provide a supportive environment for the development and expansion of desired businesses.
Goal 3: Promote Albany’s positive economic, social, and cultural image throughout the state and
region and, where appropriate, at the national and international levels.
6. Amending the Comprehensive Plan designation of the subject property would further Albany’s
economic goals because the new designation would expand the number of permitted commercial
uses thus enabling infill development and/or redevelopment of an underutilized employment
land.
7. The 2020 Economic Opportunity Analysis found that while the total land supply for commercial,
industrial, and mixed uses exceeds the total forecasted need, a comparison of land demand to
land supply (see Figures 3.5 and 3.6) indicates the zoning designation and site characteristics of
the available supply may not fully meet the forecasted demand for projected commercial land and
forecasts a deficit of commercial sites projected between one to five acres and 10 to 20 acres.
2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application
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8. At the time the Economic Opportunity Analysis was updated, there was a net need of 301.8 acres
to accommodate commercial uses such as, retail, office, instructional housing needs by 2040, and
a deficit of 122.4 acres (see Figure 3.6 on Page 3-4 of Comprehensive Plan, Chapter 3).
9. Therefore, to meet employment land needs, some land zoned Light Commercial and/or Industrial
should be rezoned to General Commercial. The proposed map amendment would accomplish this
precisely. The proposed map designation of General Commercial would establish the correct
Comprehensive Plan Map designation to enable the needed zoning. These facts and analysis
demonstrate that Comprehensive Plan policies are more supportive of General Commercial than
Light Commercial in compliance with this criterion.
Statewide Planning Goal 9: Economy-Public Infrastructure (Chapter 3)
Goal 1: Ensure that new industrial and commercial development is located in areas that can be
adequately served by public infrastructure.
10. The subject property is presently served by public infrastructure. Any future development will
have access to public services.
Statewide Planning Goal 12: Transportation (Chapter 5)
Goal 1: Provide an efficient transportation system that provides for the local and regional movement
of people and goods.
Goal 2: Provide a safe transportation system.
11. The Transportation Planning Rule, OAR 660-012-0060(1), requires a local government to put in
place certain mitigation measures if an amendment to a land use regulation (including a map
amendment) would “significantly affect” an existing or planned transportation facility. OAR 660012-0060(9) provides that the “local government may find that an amendment to zoning map
does not significantly affect an existing or planned transportation facility” if all the requirements
in subsections (a)-(c) are met.
12. OAR 660-012-0060 (9)(a) requires that the proposed zoning map amendment be consistent with
the existing comprehensive plan map designation, and the map amendment does not change the
comprehensive plan map. As state previously, the request includes a concurrent comprehensive
plan amendment from LC to GC.
As such, a TPR Analysis was completed by Ferguson and Associates, Inc. (see Attachment A). The
TPR Analysis found that the trip generation of the proposed development was forecasted to be a
net increase in 40 p.m. hour trips and 316 daily trips.
13. OAR 660-012-0060 (9)(b) requires that the local government has an acknowledged Transportation
System Plan (TSP) and that the proposed zoning map amendment is consistent with the TSP. The
Albany 2010 TSP was acknowledged by DLCD, and the proposed zone change is consistent with
the TSP and does not adversely affect TSP policies or projects.
14. OAR 660-012-0060 (9)(c) requires that the area subject to the proposed zoning map amendment
not be subject to an exemption from the TPR standards pursuant to a prior UGB amendment or
TSP amendment to account for urbanization of the area. The subject site is within the Albany UGB
and city limits, so this criterion is not applicable.
2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application
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15. Because the proposed zoning map amendment meets all the criteria of OAR 660-012- 0060(9)(a)(c), the proposed amendment does not “significantly affect” an existing or planned transportation
facility under OAR 660-012-0060(1), and no mitigation measures under that rule are required.
Therefore, the proposal complies with the Transportation Planning Rule, OAR 660-012-0060.
Statewide Planning Goal 14: Urbanization (Chapter 8)
Goal 1: Achieve stable land use growth which results in a desirable and efficient land use pattern.
Policy 9: Encourage the use of already serviced vacant and underdeveloped land through adaptive
reuse of older areas of the community and the development and/or partitioning of lots which can
meet minimum lot size requirements.
Policy 10: The size and type of future regional and community commercial sites shall be
commensurate with the area to be served and located so as to be easily accessible by the service
area. Approvals of additional regional and community commercial sites may be predicated upon
studies requested by the City which assess public need, impacts upon competing commercial areas,
traffic impacts, and impacts upon other public services.
16. The subject property is located in an area which if revitalized could potentially be classified as infill
development. The property is fully serviced with City of Albany water, sanitary sewer, storm
drainage, and police and fire service. Additionally, it would encourage the use of an alreadyserviced currently underutilized site.
Conclusions
1. The proposed Comprehensive Plan designation and zoning amendment will result in a more
efficient use of existing site development and infrastructure.
2. On balance, the GC Comprehensive Plan designation and CC zone best satisfies the applicable
goals and policies of the Albany Comprehensive Plan.
3. This criterion is met.

Criterion (b)
The requested designation is consistent with any relevant area plans adopted by the City Council.

Findings of Fact
1. “Relevant area plans” as used here means land use plans. For example, the City has relevant area
plans for areas such as North Albany and South Albany. There are no relevant area plans for the
area where the subject property is located.

Conclusion
1. This review criterion is not applicable because there are no relevant area plans for the area where
the property is located.

Criterion (c)
The requested designation is consistent with the Comprehensive Plan Map pattern.

2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application

January 25, 2021
Page 5 of 12

Attachment D

Findings of Fact
1. The Comprehensive Plan does not, in broad terms, describe ideal land use or map patterns.
Typically, it is good practice to locate uses with negative off-site impacts away from residential
areas, avoid “spot zoning,” provide a transition from higher intensity land uses to less intense
residential uses, encourage compatible infill, and discourage low-density sprawl.
2. Comprehensive Plan goals and/or policies provide guidance about what kind of uses and land
patterns are desirable. For example, one Plan policy says, “Encourage land use patterns and
development plans which take advantage of density and location to reduce the need for travel
and dependency on the private automobile, facilitate energy-efficient public transit systems, and
permit building configurations which increase the efficiency of energy use.” Other Plan policies
support locating goods, services, and employment close to the area intended to serve; and
protecting natural resources and cultural assets.
3. Currently, the Comprehensive Plan Map pattern in the vicinity of the subject property is a
patchwork consisting of Low Density Residential (LDR), Medium Density Residential (MDR), and
Light Commercial (LC) (see Attachment B). The land to the south and east of the subject property
has a Comprehensive Plan designation of Light Commercial (LC), which is shown in the attached
reference map as light pink. To the north, across Grand Prairie Road, is Brookdale Geary Street a
senior living facility. To the west, across Geary Street, is South Albany Community Church and
residential single-family development.
4. The proposed Plan amendment would change the designation of 1.38-acres from LC to General
Commercial (GC), which would be buffered from the surrounding Low and Medium Residential
Districts by the Light Commercial District.
5. Due to a variety of factors including changing development patterns, business concepts, and
community needs, and other factors that cannot be specifically anticipated, the zoning patterns
within areas of a community cannot always remain static.
6. The proposed Comprehensive Plan Map amendment and zone change would reflect the
transitional aspect between the higher commercial land uses that typically take place at the
intersections of higher volume arterial roadways and the less intensive residential neighborhood
typically located on lower volume roadways and non-signalized intersections.

Conclusions
1. There is no specific formula for an appropriate Comprehensive Plan map pattern.
2. The predominant map pattern for this location is LDR, MDR, and LC (see Attachment B).
3. The requested Plan designation is consistent with the Comprehensive Plan map patterns reflecting
a transition between light and medium intensity commercial and medium intensity residential
land uses.
4. This review criterion is met.

Criterion (d)
The requested designation is consistent with the statewide planning goals.
2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application
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Findings of Fact
1. Oregon’s 19 Statewide Planning Goals constitute the framework for a statewide program of land
use planning. The Statewide Goals are achieved through local comprehensive planning. The
Albany Comprehensive Plan was acknowledged by the Land Conservation and Development
Commission in 1982 as being in compliance with the Statewide Planning Goals. The Statewide
Planning Goals were evaluated under the Comprehensive Goals and Policies in Review Criterion
(1) above. The Findings of Fact and Conclusions are hereby included by reference.

Conclusions
1. The requested GC designation for this site is consistent with the Statewide Planning Goals.
2. This criterion is met.

QUASI-JUDICIAL ZONING MAP AMENDMENT
Section 2.740 of the Albany Development Code (ADC) includes the following review criteria, which
must be met for this application to be approved. Code criteria are followed by findings, conclusions,
and conditions of approval where conditions are necessary to meet the review criteria.

Criterion 1
The proposed base zone is consistent with the Comprehensive Plan map designation for the entire
subject area unless a Plan map amendment has also been applied for.

Findings of Fact
1.1

The applicant proposes to change the zoning of 1.38 acres from Neighborhood Commercial (NC)
to Community Commercial (CC) district.

1.2

The current Comprehensive Plan map designation of the subject site is Light Commercial (LC).
The proposed CC zoning is not consistent with the LC Plan designation of the site.

1.3

The applicant has applied to change the Comprehensive Plan Map designation from LC to
General Commercial (GC). 1.4 The proposed zone map amendment to CC zone designation is
consistent with the concurrent proposed GC designation of the property.

Conclusions
1.4

The applicant has applied for a concurrent Comprehensive Plan Map amendment to GC Plan
designation. The proposed CC zone designation is consistent with the GC Plan map designation.

1.5 This criterion is satisfied, provided that the amendment to the Comprehensive Plan Map is
approved.

Criterion 2
Existing or anticipated transportation facilities are adequate for uses that are permitted under the
proposed zone designation (ADC 2.740 (2)).

Findings of Fact
2.1

The site is located on the southeast corner of Grand Prairie Road and Geary Street. The
application would change the zoning of the parcel from Neighborhood Commercial (NC) to
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Community Commercial (CC). The site is currently developed with an approximately 7,200
square foot convenience store and 1,188 square foot vehicle repair shop.
2.2

Zone changes are required to comply with the Transportation Planning Rule (TPR). The rule
holds that a “significant affect” occurs and must be mitigated if a proposed zone change would
result in an existing or planned transportation facility either failing to meet an adopted
performance standard or degrading the performance of an already failing facility. The TPR refers
to Action 1F.05 in the Oregon Highway Plan, which states that if there is a small increase in daily
traffic (less than 400 trips) between the existing plan and proposed amendment, it can be
determined that the proposed zone change will cause “no further degradation” to the
surrounding roadway network.

2.3

The applicant’s application included a TPR Analysis. The analysis was performed by Ferguson
and Associates, Inc. and is dated January 21, 2021. The analysis evaluated the incremental
difference in trip generation that would result from site development under the current NC zone
designation with development under the requested CC designation.

2.4

Based on the study results, development of the site under the requested CC zone designation
and construction of up to eight fueling positions would result in a net increase in 40 p.m. hour
trips and 316 daily trips.

2.5

Because the net increase in daily trips that would result from the zone change is less than the
400-trip threshold identified in the OHP, the TPR analysis concluded that the requested change
could be approved without having any significant effect on the transportation system.

Conclusions
2.1

The proposed zone change would change the zone designation of the site from NC to CC.

2.2

The TPR requires that zone changes be evaluated to see if the vehicle trip generation that could
occur under the new zone designation is more than could have occurred under current
designation, and if so, if the additional trips would result in a “significant affect”.

2.3

The TPR refers to Action 1F.05 in the Oregon Highway Plan, which states that small increases in
daily traffic (less than 400 trips) between the existing plan and a proposed amendment can be
determined to cause “no further degradation” to the surrounding roadway network.

2.4

A TPR Analysis submitted by the applicant estimated that a reasonable worst-case development
under the requested zone designation would generate 316 new additional daily trips on the
transportation system. Because the additional trips are less than 400, the analysis concluded
that change in potential site trip generation would not have a significant effect on the
transportation system.

2.5

This criterion is satisfied.

Criterion 3
Existing or anticipated services (water, sanitary sewers, storm sewers, schools, police and fire
protection) can accommodate potential development within the subject area without adverse
impact on the affected service area (ADC 2.740 (3)).
2515 Geary Street SE and 1810 Grand Prairie Road SE
Zone Map Amendment Application
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Findings of Fact
Sanitary Sewer
3.1

City utility maps show a 12-inch public sanitary sewer main in the Geary Street right-of-way
and 8-inch public sanitary sewer main in the Grand Prairie Road right-of-way. The property
is currently served by a sewer service lateral that is connected to the public main at the
property’s southwest corner.

3.2

While different types of commercial development can have much different wastewater
discharge characteristics, the City’s Wastewater Facility Plan does not distinguish between
different types of commercial developments when estimating the wastewater discharge from
those uses for design purposes. The City’s Wastewater Facility Plan does not indicate significant
deficiencies downstream of the subject property and the system should be adequate for
commercial development in either the Light Commercial designation or the General Commercial
designation.

Water
3.3

City utility maps show a 12-inch public water main in the Geary Street right-of-way and 10inch public water main in the Grand Prairie Road right-of-way. The existing building on the
property is connected to the public water system.

3.4

Public water system design and adequacy are typically dictated by the fire flow needs within an
area or zone. The City of Albany groups all commercial uses in the same fire flow requirement
category (3,500 gpm minimum), so the proposed comprehensive plan change would not affect
the overall water needs of the site. Further development on the site could necessitate the
installation of additional fire hydrants, but that would likely be the case for development for
either comprehensive plan designation.

Storm Drainage
3.5

City utility maps show a 12-inch public storm drainage main in the Geary Street right-of-way
and 15-inch public storm drainage main in the Grand Prairie Road right-of-way.

3.6

Storm water runoff from a development is generally dependent on the total area of impervious
surfaces on the property. The Albany Development Code determines the maximum amount of
“lot coverage” (buildings and parking areas) in any particular zone. The greatest percentage of
lot coverage that would be allowed within a zone permitted in the Light Commercial
Comprehensive Plan designation would be 80% (NC zone – see ADC 4.090 Table 4-2). The
greatest percentage of lot coverage that would be allowed within a zone permitted in the
General Commercial Comprehensive Plan designation would be 90% (CC zone – see ADC 4.090
Table 4-2). Therefore, a change from Light Commercial to General Commercial Comprehensive
Plan designation would allow for development that may result in a slightly higher amount of
storm water runoff.
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Schools
3.7

The property is currently zoned for neighborhood commercial development. The requested
zone change to CC would have no impact on the number of children attending school in this
area.

Police and Fire Protection
3.8

The Albany Police Department and Fire Department provide services to all development in
Albany, whether it is residential or commercial.

Conclusions
3.9

The existing public utility systems (sanitary sewer, water, storm drainage) are expected to be
adequate to serve development in any zone allowed in the proposed General Commercial
comprehensive plan designation.

3.10 The Albany Police and Fire Departments will provide service to development on the property
regardless of the zoning.
3.11 Existing or anticipated services can accommodate potential development within this area
without adverse impact on the affected service area.
3.12 This criterion is satisfied without conditions.

Criterion 4
The intent and purpose of the proposed zoning district best satisfies the goals and policies of the
Comprehensive Plan (ADC 2.740 (4)).

Findings of Fact
4.1

The current zoning designation of the property where the Zoning Map amendment is proposed
is Neighborhood Commercial (NC). The proposed zoning is Community Commercial (CC).

4.2

Prior to being zoned NC, the subject property was zoned C-2 (Local Business) District until 1977,
when it was zoned C-1 (Neighborhood Commercial) District. The original grocery store was
approved through Site Plan Review in July 1990. The zoning remained C-1 (Neighborhood
Commercial). At the time it was approved, there was no maximum building size in the district;
however, businesses were still supposed to cater to nearby residents in convenient locations.
The zoning designation changes from C-1 to NC by 1998, but the name of the district continued
to be “Neighborhood Commercial.”

Zoning District Purposes
4.3

According to Section 4.020(2) of the Albany Development Code, the NC (Neighborhood
Commercial) District is “intended primarily for small areas of retail establishments serving
nearby residents’ frequent needs in convenient locations. The NC District is typically appropriate
for small clusters or service centers located at intersections within residential neighborhoods.
Businesses should fit into the residential pattern of development and not create land use,
architectural or traffic conflicts. Generally, uses located within NC Districts should have as their
primary market area the population within a one-half mile radius.”
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4.4

Allowable uses that are permitted in the NC district include traditional offices, restaurants,
small-scale retail sales and services that are convenience or personal services-oriented,
community services, and single-family and two-family dwelling units. Taverns, bars, drive-thru
restaurants, daycare centers, religious institutions and assisted living facilities are allowed
conditionally.

4.5

According to Section 4.020(3) of the Albany Development Code, the CC (Community
Commercial) District “recognizes the diversity of small to medium-scale businesses, services and
sites mostly located on arterial streets and highways. Design guidelines, building location and
front-yard landscaping will provide a coordinated and enhanced community image along these
major transportation corridors as they develop or redevelop. Sound and visual buffers should
be used to mitigate impacts on nearby residential areas.” It is noted that both Grand Prairie
Road and Geary Street are classified as minor arterials.

4.6

Allowable uses that are permitted in the CC district include some small-scale manufacturing
activities, indoor and outdoor entertainment and recreation, offices, restaurants including
drive-thru, retail sales and service, self-serve storage, taverns and bars, religious institutions,
vehicle repair, vehicle service, and parking lots. Uses allowed conditionally include recycling
centers, RV parks, schools, parks, assisted living, telecommunications towers, and community
services.

4.7

The applicant asserts that the subject property is more consistent with the CC zoning
designation. The subject properties which are located at the intersection of two arterial streets
are both partially improved and could be further developed and/or redevelopment with a small
to medium-scale business or service. The building either now complies or will comply with all
relevant design guidelines to enhance the community’s image along these transportation
corridors at such time the site is further developed. Buffers are in place to mitigate impacts to
nearby residential areas. The property in its current state is better suited for the CC zone.

4.8

The Findings and Conclusions under Review Criterion (1) of the concurrent Comprehensive Plan
Map amendment are included here by reference. In summary, those findings found that the
proposed map amendments on the subject property were, on balance, more supportive of listed
Plan policies.

Conclusions
4.1

The CC zone best satisfies the applicable goals and policies of the Albany Comprehensive Plan.

4.2

This criterion has been met.
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Criterion 5
The land use and transportation pattern recommended in any applicable City-contracted or funded
land use or transportation plan or study has been followed, unless the applicant demonstrates good
cause for the departure from the plan or study (ADC 2.740 (5)).

Findings of Fact
5.1

Albany’s Transportation System Plan (TSP) was developed with the assumption that this site
would be occupied by commercial uses. The proposed zone change is consistent with and does
not alter that assumption.

5.2

The proposed zone change will not result in any changes to the road system and will not alter
the transportation pattern in the TSP.

5.3

The TSP does not identify any capacity or level of service problems associated with the proposed
Zoning Map amendment.

5.4

There are no other applicable City-contracted or funded land use or transportation plan or study
that applies to the subject area.

Conclusions
5.1

There are no applicable land use or transportation plans or studies for this area.

5.2

The proposal is in accordance with the land uses and transportation pattern in the TSP.

5.3

This criterion is met.

OVERALL CONCLUSION
Based on the analysis in this report, the proposed Comprehensive Plan Map Amendment from LC to
GC concurrent with the Zoning Map Amendment from NC to CC meets all the applicable review criteria
as outlined in this report.
Attachment
A. Trip Generation and TPR Assessment Memo, dated January 21, 2021, Ferguson and
Associates, Inc.
B. Reference Map
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April 14, 2021
#01636
Sona Athwal
US Mini Mart
2515 SE Geary Street
Albany, Oregon 97322
Athwalj@oregonstate.ude
541-979-1734
re: UPDATE TPR Assessment for a Commercial Rezone – Albany, OR

INTRODUCTION
This letter is an update to a previous letter prepared for a rezone at a commercial
site in Albany Oregon. The site is located at 2515 Geary Street, in Albany
Oregon.
The previous letter submitted with the application was dated January, 21, 2021.
This purpose of this updated letter-report is to provide an analysis of
Transportation Planning Rule (TPR – specifically, OAR 660-012-0060)
requirements support the change in zoning map from Neighborhood Commercial
(NC) to Community Commercial (CC) without assuming a specific future
development on the site. (Previously, a gas station was assumed.) In addition, in
this updated letter-report, an additional 0.32 acre property was added adjacent to
the 1.04 acre site previously studied. As shown in Figure 1, the added property is
located on the corner of Geary Street and Grand Prairie Road. This is a logical
addition to the change, given the location of this second property.
For the purposes of this analysis it was determined, in discussion with City Staff that
the appropriate land use assumptions for the TPR analysis would be:
1. The existing US Market (7,467 square feet) would remain;
2. A 2,400 square-foot fast-food restaurant without a drive-thru window would
be assumed for the existing zoning (NC zone) worst-case scenario; and,
3. A 2,000 square-foot fast-food restaurant with a drive-thru window would
be assumed for the proposed zoning (CC zone) worst-case scenario
This report concludes that the net increase in trip generation are low enough that it
would not be significant and as such the requirements of the TPR would be met if
the zone was changed from NC to CC.
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TRIP GENERATION FORECAST
The trip generation rates used in the analysis were taken from the latest edition
of the ITE Trip Generation Manual (10th Edition; 2017). Since the purpose of
this analysis is to compare the net difference between the worst-case trip
generation scenarios with existing zoning and proposed zoning, the market was
ignored, since it would be the same in either scenario. The difference between
scenarios is the whether a drive-thru window would be allowed or not, at a
fast-food restaurant, depending on the zoning. The trip generation rates for
the case with and then without a drive-thru window are shown in Table 1.
Table 1 – Trip Generation Rates

Trip Ends Rate
(trips per t.s.f)

ITE Land Use & Code

Fast Food with Drive Thru
934
Fast Food w/o Drive Thru
933

Ind.
variable

PM
Peak
Hour

t.s.f.
t.s.f.

In/Out Split
(percent)

Daily

PM
Peak
Hour

Daily

Passby
Percent

32.67

470.95

52/48

50/50

50%

28.34

346.23

50/50

50/50

50%

The original site studied is 1.04 acres and the added site is 0.32 acres for a
total of 1.36 acres. At a density reflected by a floor-area-ratio (FAR) of 0.20,
which is typical of commercial/retail development, about 12,000 square feet of
building could be built on this site. After subtracting off the existing
convenience market, this leaves a bit over 4,000 square feet for potential
development. Allowing a little for design-inefficiencies created by having an
existing building already sited and two separately owned parcels, as well as the
inefficiencies of a corner lot, it was decided in conversation with the City of
Albany that a maximum reasonable building size for the site would be 2,400
square-feet for a fast-food restaurant without a drive-thru. Given that a drivethru operation would need additional paved-space for the drive-thru operation,
a smaller building size of 2,000 square feet was assumed as the maximum
reasonable building size that could fit on the site for a fast-food restaurant with
a drive-thru.
The resulting forecast using these numbers is shown in Table 2. As shown, the
net change in trip generation of the site decrease by 3 p.m. peak hour trips
and increase by 111 daily trips, of which half would be passby trips.
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Table 2 – Trip Generation Forecast
ITE Land Use

Size

PM Peak Hour Trip Ends
In

Out

Total

Daily

34

31

65

942

16

16

33

471

-34

-34

-68

-831

Passby Trips (50 percent)

-17

-17

-34

-415

Passby
Non Passby
Total

-1
1
0

-1
-2
-3

-1
-1
-3

55
55
111

Fast Food with Drive
Thru 934

(units)

2 t.s.f.

Passby Trips (50 percent)

Fast Food w/o Drive
Thru 933

-2.4 t.s.f.

TOTALS

TPR ASSESSMENT
The applicant is seeking a zoning map change for the Property from
Neighborhood Commercial (NC) to Community Commercial (CC). The
Oregon Transportation Planning Rule (TPR) requires that impact on
transportation facilities be evaluated before such changes are made.
According to OAR 660-012-0060, the impact of the proposed amendment to
the comprehensive plan and zoning map would have a "significant effect" if any
of the following TPR criteria are met:
"(A) Types or levels of travel or access that is inconsistent with the functional
classification of an existing or planned transportation facility;
(B) Degrade the performance of an existing or planned transportation facility such that
it would not meet the performance standards identified in the TSP or comprehensive
plan; or
(C) Degrade the performance of an existing or planned transportation facility that is
otherwise projected to not meet the performance standards identified in the TSP or
comprehensive plan."

To determine if the project would have a significant effect, the accepted
standard is to compare the potential trip generation that reflects a reasonable
worst-case scenario using outright permitted uses under the existing zoning with
the proposed zoning.
As shown above in Table 2, the net impact in trip generation would be a
decrease of 3 p.m. peak hour trips, of which half would be passby trips.
Ferguson & Associates, Inc.
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Impacts on the street system are typically based on p.m. peak hour operations,
so slight increase in daily trips would not be a factor in this determination. This
traffic is quickly dissipated as people have easy access to the north, south, and
east.
TPR Criterion A, as listed above, is not met, since the level of travel and access
is consistent with that of the surrounding streets. The proposed change would
result in a slight decrease in traffic (when comparing potential trip generation
under existing zoning with the trip generation of the proposed project) and as
such would not have a significant effect under this criterion.
Criteria B and C are not met, since the increase in traffic with the proposed
change is nominal – and as such, the proposed change would not have a
significant effect under these criteria.
Since none of these three criteria are met, the impact would not have a
significant effect; further mitigating actions are not required; and, the
requirements of the TPR would be met.
FINDINGS AND CONCLUSIONS
It was concluded that since there would be a small net decrease in trip generation
for the p.m. peak hour the proposed change would not have a significant effect
and as such: the requirements of the TPR would be met if the zone was changed
from NC to CC.
* * * * *
It is trusted that the above analysis adequately addresses traffic study
requirements for the above project. Please feel free to call at your convenience
if you would like to discuss any elements of this letter-report.
Very truly yours,
FERGUSON & ASSOCIATES, INC.
Scott Ferguson, PE
Attachments: Figures 1
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January 21, 2021
#01636
Sona Athwal
US Mini Mart
2515 SE Geary Street
Albany, Oregon 97322
Athwalj@oregonstate.ude
541-979-1734
re: Trip Generation and TPR Assessment for a Gas Station Addition to US Mini Mart –
Albany, OR

INTRODUCTION
The proposed project is for the addition of gas pumps to the US Mini Mart. Eight
(8) fueling positions were assumed in this study, but final design may be lower.
The site is located at 2515 Geary Street, in Albany Oregon, as shown in Figure 1,
attached. The existing US market is 7,467 square feet.
This letter-report was prepared to accompany a site development application as
well as a zone change and comprehensive plan amendment. This study-report
address the requirements of the City of Albany for any required traffic impact
studies as well as the requirements of the Oregon Transportation Planning Rule
(TPR), specifically, OAR 660-012-0060, which pertains to Plan and Land Use
Regulation Amendments such as the proposed zone change. This report contains
two main findings and conclusions:
1. The trip generation of the proposed development was forecast to be a net
increase in 40 p.m. peak hour trips and 316 daily trips, from which it was
concluded that no further traffic studies would be required to address
requirements of the City of Albany Code; and,
2. The potential trip generation using a maximum development scenario with
outright permitted uses would exceed the trip generation of the proposed
project. From this it was concluded that the impact of the proposed zone
change would have no significant impacts and as such, the requirements of
OAR 0660-012-0060 would be met.
TRIP GENERATION FORECAST
A number approaches were considered to forecasting the net increase in traffic
with the added gas pumps to the existing US Mini Mart. The approach
selected and agreed upon with Albany Staff was to forecast the traffic for a
stand-alone gas station and then to estimate the number of trips that would be
internal to the site and then eliminate these trips to avoid any potential double
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counting of trips1. Other approaches were also considered and rejected.
These rejected approaches to the trip generation forecast are discussed first.
Rejected Methodology – A methodology was considered wherein the trip
generation of a combined convenience store/gas station was compared to that
of a standalone convenience store. The first step in this assessment was to
determine which ITE Land Use Category would be appropriate, as there are a
number of possible ITE Land Use Categories which would fit. Potential choices
are listed below in Table 1 along with the distinguishing characteristics. From
this list, ITE Land Use Category 853, Convenience Market with Gasoline
Pumps was selected since it most closely matched the definition of the category
(since it would have less than 10 fueling positions).
Table 1 – ITE Land Use Categories Considered
ITE Land Use Category and Size of Convenience
Number of Fueling
Code
Market
Positions
(Gross square feet)
Convenience Market w/Gas
At least 2,000
Less than 10
Pumps (853)
Service Station
w/Convenience Market (945)
Super Convenience
Market/Gas Station (960)

2,000 to 3,000

At least 10

At least 3,000

At least 10

While ITE Code 853 was the best fit, unfortunately the ITE dataset for this
category did not include surveys for sites with very large convenience stores
such as the existing mini-market. (None of the categories did.) It is generally
desirable for a site to be within the range of store sizes for the data; and since
we are considering only the incremental change in trips, not the total trip
generation including the existing store, this factor was less of a concern.
The next step was to compare the trip generation of the trip generation of the
stand-alone convenience store (ITE Code 851) with the trip generation of a
Market with Pumps (ITE Code 853). The results of these calculations indicate
that there would be only one (1) new p.m. peak hour trip and a net decline in
daily trip generation when building size is used as the dependent variable. The
comparison was also made using fueling positions as the independent
variable, and it was found that trips would decrease. Since it is not reasonable
to conclude that there would be no change or a decrease in trips with the
Internal trips are trips which visit both the gas station and the US Mini Mart. Care needs to be taken to
make sure that these trips are not counted twice. For example, if gas patron also visited the US Mini
Mart, one should not count the both trip-ends (one inbound and one outbound)
1
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addition of gas pumps, it was instead determined that the statistical variance of
the ITE data set is too great to draw meaningful conclusions about incremental
increase in traffic due to the addition of fueling services. After considering this
methodology it was rejected.
Detailed calculations and trip rates used in this methodology are contained in
the attachments to this letter-report.
Selected Methodology – The methodology selected to forecast the incremental
change in trip generation with the addition of gas pumps to the US Mini Mart
involved: forecasting trips of a standalone gas station with eight (8) fueling
position and then subtract internal trips between the gas station and the US
Mini Mart. The trip generation rates from the latest edition of ITE’s publication,
Trip Generation (ITE 2017), are shown in Table 2 for a standalone
convenience market and a standalone gas station. The rate for a fast-food
restaurant without a drive though is also shown in this table, as it is used later
in this report.
Table 2 – Trip Generation Rates

Trip Ends Rate
(trips per t.s.f)

ITE Land Use & Code

Convenience Mkt. (Open
15- 24 hrs) 851
Gasoline/Service Station
944
Fast Food w/o Drive Thru
933

Ind.
variable

PM
Peak
Hour

t.s.f.

Fuel.
Position
t.s.f.

In/Out Split
(percent)

Daily

PM
Peak
Hour

Daily

Passby
Percent

49.11

762.28

51/49

50/50

51%

14.03

172.01

50/50

50/50

42%

28.34

346.23

50/50

50/50

50%

The resulting forecast using these numbers is shown in Table 3. As shown, a
standalone gas station with 8 fueling positions would generate 112 total p.m.
peak hour trips 66 non passby p.m. peak hour trips. The total trip generation
for the site was forecast to be 479 p.m. peak hour trips and 7,068 daily trips.
A number all trips would be “internal.” If 15 percent of all trips were internal
to the sight (which is a relatively low number, reflecting 72 total trip-ends, but a
relatively high percentage of the gas station trips, at 64 percent, which is still
reasonable) the trip generation of the site would increase by only 40 p.m. peak
hour trips and 316 daily trips, as shown in Table 3.
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Table 3 – Trip Generation Forecast
ITE Land Use

Convenience Mkt.
(Open 15- 24 hrs) 851

Size

PM Peak Hour Trip Ends

(units)

7.467
KSF2

Passby Trips (51 percent)
Non Passby Trips
Gasoline/Service
8 Fuel.
Station 944
Position
Passby Trips (42 percent)
Non Passby Trips
TOTALS
Total
Passby
Non Passby
TOTAL INTERNAL TRIPS
(10.3 percent)
Total
Passby
Non Passby
NET CHANGE
Total
Passby
Non Passby

In

Out

Total

Daily

187

180

367

5,692

56

56

112

1,376

94
94
24
33

94
86
24
33

188
180
48
66

2,903
2,789
578
798

243
117
126

236
117
119

479
234
245

7,068
3,481
3,587

24
12
13

24
12
12

48
24
24

707
248
359

20
6
14

21
6
15

40
12
28

316
56
260

TPR ASSESSMENT
The Owner is seeking a zoning map change for the Property from
Neighborhood Commercial (NC) to Community Commercial (CC). The current
Comprehensive Plan Designation is Light Commercial which allows limited
commercial activities - specifically those allowed in the Office Professional, OP
or NC zones. The Owner is seeking a comprehensive plan amendment to
change the current designation, Light Commercial, to General Commercial.
The General Commercial designation accommodates a variety of retail and
service businesses and is consistent with the proposed zone change. The
Oregon Transportation Planning Rule (TPR) requires that impact on
transportation facilities be evaluated before such changes are made.
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According to OAR 660-012-0060, the impact of the proposed amendment to
the comprehensive plan and zoning map would have a "significant effect" if any
of the following TPR criteria are met:
"(A) Types or levels of travel or access that is inconsistent with the functional
classification of an existing or planned transportation facility;
(B) Degrade the performance of an existing or planned transportation facility such that
it would not meet the performance standards identified in the TSP or comprehensive
plan; or
(C) Degrade the performance of an existing or planned transportation facility that is
otherwise projected to not meet the performance standards identified in the TSP or
comprehensive plan."

To determine if the project would have a significant effect, the accepted
standard is to compare the potential trip generation that reflects a reasonable
worst-case scenario using outright permitted uses under the existing zoning with
the proposed zoning, or in this case, with the proposed project.
The site is 1.04 acres. At a density reflected by a floor-area-ratio (FAR) of
0.20, which is typical of commercial/retail development, about 9,060 square
feet could be built on this site. Under the existing zoning, typical highgenerating, outright permitted uses include a convenience store and a fastfood restaurant without a drive-through window. This would allow for the
existing convenience store to remain with sufficient room to also construct a
small 1,600 square foot fast-food restaurant without a drive-up window under
the existing zoning.
The trip generation rates of a fast-food without drive-through was previously
shown in Table 2. Since the convenience store would remain in either
scenario, the trip generation of the convenience store would remain the same
and was not included in the calculations. The resulting forecast for a 1,600
square foot fast food restaurant without drive through is shown in Table 4
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Table 4 – Trip Generation Impact with Zone Change
ITE Land Use

Fast Food w/o Drive
Thru 933

Size

PM Peak Hour Trip Ends

(units)

1.6 KSF2

Passby Trips (50 percent)
Non Passby Trips

Gas Station Net Impact (from Table 3)
Total
Passby
Non Passby

Incremental Change with Zone Change
Total
Passby
Non Passby

In

Out

Total

Daily

23

23

45

554

11
12

11
12

23
22

277
277

20
6
14

21
6
15

40
12
28

316
56
260

-3
-5
2

-2
-5
3

-5
-11
6

-238
-221
-17

TPR Criterion A, as listed above, is not met, since the level of travel and access
is consistent with that of the surrounding streets. The proposed change would
result in a reduction in traffic (comparing potential trip generation under
existing zoning with the trip generation of the proposed project) and as such
would not have a significant effect under this criterion.
Criteria B and C are not met, since there would be a reduction in traffic with
the proposed change and the proposed land use – and as such, the proposed
change would not have a significant effect under these criteria.
Since none of these three criteria are met, the impact would not have a
significant effect, further action is not required, and the requirements of the TPR
would be met.
It is also generally accepted, as per ODOT review guidelines for TPR
assessments, that when there is no net increase in trip generation that the
requirements of OAR 660-012-0060 are met.
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FINDINGS AND CONCLUSIONS
This report contains two main findings, each which led to positive conclusions:
1. The trip generation of the proposed development was forecast to be a net
increase in 40 p.m. peak hour trips and 316 daily trips, from which it was
concluded that no further traffic studies would be required to address
requirements of the City of Albany Code; and,
2. The potential trip generation using a maximum development scenario with
outright permitted uses would exceed the trip generation of the proposed
project. From this it was concluded that the impact of the proposed zone
change would have no significant impacts and as such, the requirements of
OAR 0660-012-0060 would be met.

* * * * *
It is trusted that the above analysis adequately addresses traffic study
requirements for the above project. Please feel free to call at your convenience
if you would like to discuss any elements of this letter-report.
Very truly yours,
FERGUSON & ASSOCIATES, INC.
Scott Ferguson, PE
Attachments: Figures 1 and 2
Miscellaneous calculations
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Miscellaneous Information.

From the latest edition of ITE Trip Generation:
Convenience Market w/Gas Pumps (853)

• The gross floor area of the convenience market is at least 2,000 gross square feet
• The number of vehicle fueling positions is less than 10

Service Station w/Convenience Market (945)

• The gross floor area of the convenience market is between 2,000 and 3,000 gross square feet
• The number of vehicle fueling positions is at least 10

These criteria are not met since there would be less than 10 fueling positions.
Super Convenience Market/Gas Station (960)

• The gross floor area of the convenience market is at least 3,000 gross square feet
• The number of vehicle fueling positions is at least 10

These criteria are not met as the proposed station would have only 4 to 8 pumps

ITE land use code and category 853 was selected was selected as the best choice for the proposed
operation with an adjacent market.
Table 1 – Trip Generation Rates
Trip Ends Rate
(trips per t.s.f)

ITE Land Use & Code

Convenience Mkt. (Open
15- 24 hrs) 851
Convenience. Mkt w/ Gas
Pumps 853
Convenience. Mkt w/ Gas
Pumps 853

Ind.
variable

PM
Peak
Hour

KSF2

In/Out Split
(percent)

Daily

PM
Peak
Hour

Daily

Passby
Percent

49.11

762.28

51/49

50/50

51%

KSF2

49.29

624.20

50/50

50/50

66%

Fuel Position

23.04

322.50

50/50

50/50

66%
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Table 2 – Assuming Building Size as Independent Variable
ITE Land Use

Convenience Mkt.
(Open 15- 24 hrs) 851

Passby Trips (51 percent)

Convenience. Mkt w/
Gas Pumps 853

Passby Trips (66 percent)

Size

(units)

PM Peak Hour Trip Ends

-7.467
KSF2

In

Out

Total

Daily

-187

-180

-367

-5,692

7.467
KSF2

-94

-94

-187

-2,903

184

184

368

4,661

121

121

243

3,076

TOTALS
Passby
Non Passby
Total

28
-31
-3

28
-24
4

56
-55
1

173
-1,204
-1,031

Table 3 – Assuming 8 fueling positions as the Independent Variable
ITE Land Use

Convenience Mkt.
(Open 15- 24 hrs) 851

Passby Trips (51 percent)

Convenience. Mkt w/
Gas Pumps 853

Passby Trips (66 percent)

TOTALS
Passby
Non Passby
Total

Size

(units)

PM Peak Hour Trip Ends

-7.467
KSF2

In

Out

Total

Daily

-187

-180

-367

-5,692

8 Fuel
Position

-94

-94

-187

-2,903

92

92

184

2,580

61

61

122

1,703

-33
-62
-95

-33
-55
-88

-65
-117
-182

-1,200
-1,912
-3,112
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Definitions
Convenience Mkt. (Open 15- 24 hrs) 851

“The convenience markets in this classification are open between 15 and 24 hours per day. These markets sell
convenience foods, newspapers, magazines, and often beer and wine; they do not have gasoline pumps.
Convenience market with gasoline pumps (Land Use 853) and gasoline/service station with convenience market
(Land Use 945) are related uses.”

The largest of the convenience markets surveyed in the ITE data set was 5,500 square feet.
Supermarket 850

“A supermarket is a free-standing retail store selling a complete assortment of food, food preparation and
wrapping materials, and household cleaning items. Supermarkets may also contain the following products and
services: ATMs, automobile supplies, bakeries, books and magazines, dry cleaning, floral arrangements, greeting
cards, limited-service banks, photo centers, pharmacies, and video rental areas. Some facilities may be open 24
hours a day. Discount supermarket (Land Use 854) is a related use.”

The smallest Supermarket surveyed in the ITE data set was about 10,000 square feet.

Convenience. Mkt w/ Gas Pumps 853

“This land use includes convenience markets with gasoline pumps where the primary business is the selling of
convenience items, not the fueling of motor vehicles. The sites included in this land use category have the
following two specific characteristics:
• The gross floor area of the convenience market is at least 2,000 gross square feet
• The number of vehicle fueling positions is less than 10
Convenience market (Land Use 851), gasoline/service station (Land Use 944), gasoline/service station with
convenience market (Land Use 945), and super convenience market/gas station (Land Use 960) are related
uses.”

Service Station w/Convenience Market 945
“This land use includes gasoline/service stations with convenience markets where the primary business
is the fueling of motor vehicles. These service stations may also have ancillary facilities for servicing
and repairing motor vehicles and may have a car wash. Some commonly sold convenience items are
newspapers, coffee or other beverages, and snack items that are usually consumed in the car. The
sites included in this land use category have the following two specific characteristics:
• The gross floor area of the convenience market is between 2,000 and 3,000 gross square feet
• The number of vehicle fueling positions is at least 10
Convenience market (Land Use 851), convenience market with gasoline pumps (Land Use 853),
gasoline/service station (Land Use 944), truck stop (Land Use 950), and super convenience market/
gas station (Land Use 960) are related uses.”
Super Convenience Market/Gas Station (960)

“Description This land use includes gasoline/service stations with convenience markets where there is significant
business related to the sale of convenience items and the fueling of motor vehicles. Some commonly sold
convenience items include newspapers, freshly brewed coffee, daily-made donuts, bakery items, hot and cold
beverages, breakfast items, dairy items, fresh fruits, soups, light meals, ready-to-go and freshly made sandwiches
and wraps, and ready-to-go salads. Stores typically also had automated teller machines (ATMs), and public
restrooms. The sites included in this land use category have the following two specific characteristics:
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• The gross floor area of the convenience market is at least 3,000 gross square feet
• The number of vehicle fueling positions is at least 10
Convenience market with gasoline pumps (Land Use 853) and gasoline/service station with convenience market
(Land Use 945) are related uses.”

Gasoline/Service Station

944

“This land use includes gasoline/service stations where the primary business is the fueling of motor vehicles. The
sites included generally have a small building (less than 2,000 gross square feet) that houses a cashier and
limited space for motor vehicle maintenance supplies and general convenience products. A gasoline/service
station may also have ancillary facilities for servicing and repairing motor vehicles and may have a car wash.
Convenience market with gasoline pumps (Land Use 853), gasoline/service station with convenience market
(Land Use 945), and truck stop (Land Use 950) are related uses.”
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TABLE 2.760-1
PLAN DESIGNATION ZONING MATRIX
Comprehensive
Plan Designation

Compatible Zoning Districts

Light Industrial

Industrial Park (IP), Light Industrial (LI), Transit District (TD)

Heavy Industrial

Light Industrial (LI), Heavy Industrial (HI)

General Commercial

Neighborhood Commercial (NC), Community Commercial (CC), Regional
Commercial (RC), Office Professional (OP)

Light Commercial

Neighborhood Commercial (NC), Office Professional (OP)

Village Center

Historic Downtown (HD), Downtown Mixed Use (DMU), Central Business (CB),
Lyon-Ellsworth (LE), Pacific Boulevard (PB), Elm Street (ES), Main Street (MS),
Waterfront (WF), Mixed Use Commercial (MUC), Residential Medium Density (RM),
Residential Medium Density Attached (RMA), Mixed Use Residential (MUR), Office
Professional (OP), Community Commercial (CC)

Medium Density
Residential

Residential Single Family (RS-5), Residential Medium Density (RM), Residential
Medium Density Attached (RMA), Mixed Use Residential (MUR), Office Professional
(OP), Neighborhood Commercial (NC)

Low Density
Residential

Residential Single Family (RS-10, RS-6.5, RS-5), Hackleman-Monteith (HM),
Residential Reserve (RR), Office Professional (OP), Neighborhood Commercial (NC)

Urban Residential
Reserve

Residential Single Family (RS-10, RS-6.5, RS-5), Residential Reserve (RR), Residential
Medium Density Attached (RMA), Residential Medium Density (RM), Mixed Use
Residential (MUR), Neighborhood Commercial (NC), Office Professional (OP)

Public and SemiPublic

All zones

Open Space

Open Space (OS)

[Ord. 5555, 2/7/03; Ord. 5556, 2/21/03; Ord. 5673, 6/27/07; 10/12/17; Ord. 5947, 1/01/21]
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