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File No. LU-24-006 

Staff Report to the Planning Commission 

Proposed Action: Zoning Map Change.  The application request considered by the 
Benton County Planning Commission is to change the zone 
designation for the property from Urban Residential to Urban 
Commercial. 

Note:  The Corvallis Planning Commission will concurrently consider a 
request to change the Comprehensive Plan Map designation from 
Residential – Low Density to Mixed Use Commercial. 

Applicable Criteria: Benton County Code Sections 53.505 through 53.525 

Property Location: 5840 NW Highway 99W, Corvallis.  The property is located north 
of the City of Corvallis, north of Lewisburg Road, on the west side 
of Highway 99W. 
(Tax Lot 1200 on Benton County Assessor’s Map 11-5-12BD) 

Applicant: David Dodson, Willamette Valley Planning LLC 

Property Owner: VP Real Estate Investment Services LLC 

Zone Designation:  Urban Residential, 5- & 10-acre density (UR-5 & UR-10) 

Comprehensive Plan 
Designation:  

Residential – Low Density 

Citizen Advisory 
Committee Planning Area:  

North Benton (not active) 

Staff Contact:  Toby Lewis, Senior Planner 

I. Staff Conclusion & Recommendation 

Based on review of the criteria and evidence submitted, staff concludes that the requested zone 
change is consistent with the applicable provisions of the Benton County Code and recommends 
approval of this application. 
  

Community Development Department 

Office: (541) 766-6819 

4500 SW Research Way 

Corvallis, OR 97333 

https://cd.bentoncountyor.gov 
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II. Attachments 

Attachment A – Link to application materials submitted by applicant 

Attachment B – Agenda and draft notes from February 16, 2024 pre-application meeting 

Attachment C – City of Corvallis memorandum, dated November 21, 2024 

III. Background 

Pre-Application Conference 

On December 18, 2023, Willamette Valley Planning LLC (applicant) submitted a request for a 
pre-application conference.1  The Benton County Community Development Department 
(department) deemed the application complete on January 17, 2024. 

On February 16, 2024, the department facilitated a pre-application meeting between the 
applicant, property owner, and partner agencies to discuss the proposed zone change. 

The department emailed the applicant a link to the meeting recording on February 26, 2024. 

Application Submittal 

On March 11, 2024, the applicant submitted an application requesting a zone change to the 
department.  On April 10, 2024, the department deemed the application incomplete and sent 
notice to the applicant. 

On May 16, 2024, the applicant submitted additional application materials to address the 
missing information from the original application submittal, and on June 13, 2024, the 
department deemed the application complete. 

The applicant is also requesting a change of the property’s Comprehensive Plan Map 
designation.  Because the property is located within the Corvallis urban fringe area, 
application for the Comprehensive Plan Map change was submitted to the City of Corvallis 
for review and issuance of a decision.2 

Notifications 

On October 29, 2024, the department provided notice of the application to the Oregon 
Department of Land Conservation and Development. 

On November 13, 2024, and pursuant to Benton County Code (BCC) Sections 51.605 through 
51.625 and 53.515, the department provided a combined notice of the public hearing to be 
held jointly by the City of Corvallis and Benton County on December 3, 2024, and notice of 
potential impact to permissible property uses. 

On November 30, 2024, the department published a legal ad for the public hearing in the 
Corvallis Gazette-Times. 

  

 
1 Planning File LU-23-053 
2 City of Corvallis Case No. CPA-2023-02 
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Joint Hearings 

Pursuant to the Corvallis Urban Fringe Management Agreement, the zone change request 
submitted to the county and the comprehensive plan map change request submitted to the 
city will be reviewed concurrently at a joint public hearing before the Corvallis and Benton 
County Planning Commissions.3 

Upon recommendation of each planning commission, the applications will be forwarded to 
the Corvallis City Council and Benton County Board of Commissioners for a joint public 
hearing and issuance of final decisions. 

IV. Comments 

November 21, 2024 – Rian Amiton, Senior Planner at the City of Corvallis submitted a 
memorandum in support of the requested zone change. 

As of 5:00pm on November 22, 2024, Benton County has received no other comments regarding 
the zone change request. 

V. General Findings 

1. The subject property is 2.87 acres in size.  The current property configuration was lawfully 
established through property line adjustment approval finalized in 2022.4 

2. The property is north of the City Limits County Store (located on the northwest corner of the 
intersection of Lewisburg Road, Granger Road, and Highway 99W) and south of Mountain 
View Creek.   

3. The property is currently zoned Urban Residential.  The west approximately 1 acre of the 
property has a 5-acre density designation and the east approximately 1.8 acre has a 10-acre 
density designation.   

 
3 Corvallis Urban Fringe Management Agreement, dated December 20, 1990 
4 Benton County Planning File No. LU-20-069; Parcel 1, Partition Plat 2022-006 
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4. Land to the south of the subject property is zone Urban Commercial.  All other surrounding 
properties are zoned Urban Residential. 

5. The property is also located partially within two zoning overlays: 

• The northeast corner (0.02ac) of the property is located within a Natural Features Riparian 
Buffer overlay zone.5  

• The northwest 0.4 acre of the property is identified on the Benton County Flood Insurance 
Rate Maps as a Special Flood Hazard Area.6 

VI. Findings Applying Development Code Criteria 

BCC 53.505 – Zone Change Criteria 

The Official Zoning Map may be amended if: 

(1) The proposed zoning for the property is more appropriate than the current zoning, when 
considering existing uses, changes in circumstances since the current zoning was applied, 
or information that indicates that the current zoning was not properly applied; 

(2) The impact on adjacent properties will be minimal; 

(3) Any significant increase in the level of public services which would be demanded as a result 
of the proposed zone change can be made available to the area; and 

(4) The proposed zone change is consistent with the policies of the Comprehensive Plan. 

Findings:   

Appropriateness of proposed zoning 

Zoning:  The first zone designation applied to the subject property was Urban Residential and 
was established by the 1968 Benton County Zoning Map.  The 1974 Benton County Zoning 

 
5 100-foot Riparian Buffer, Benton County Natural Features Overlay Map 
6 Flood Zone A, Benton County Flood Insurance Rate Map, Panel 41003C 0100F, effective June 2, 2011 

Riparian Buffer Overlay Flood Hazard Overlay 
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Map identified the zoning for the property as Community Commercial District (C-2).  In 1979, 
a new Benton County Zoning Map was adopted and the zone designation for the property 
was changed back to Urban Residential.  Although revised versions of the Benton County 
Zoning Map were adopted in 1982 and 2004, the zone designation for the subject property 
has remained Urban Residential. 

Use:  Although the property is zoned for residential use, it does not contain a dwelling.  
Benton County land use communications have documented a long history of commercial use 
of the property.  Originally the commercial use of the property was deemed a non-conforming 
use, but the non-conforming status was lost several years ago. 

Uses are deemed “non-conforming” when they begin before the establishment of a zone 
designation on a property.  A non-conforming use is allowed to continue and can be granted 
authorization for alteration and/or expansion.  However, if the use stops for more than one 
year, the non-conforming status is lost.7 

The Lewisburg Auction was the last 
recognized non-conforming use to exist on 
the subject property.  After the auction 
yard closed (circa 2001), there was a lapse 
of more than one year before a new 
commercial use was established on the 
property.   

The next long-term business to occupy the property was Buena Vista Arbor Care (circa 2016), 
followed by the current occupant Bartlett Tree Experts.  The current occupant is a tree service 
company and uses the property for associated storage of vehicles, wood, and wood chips. 

Interpretation:  A Planning Official interpretation of the Benton County Code issued in 2020 
found that Buena Vista’s arbor care and landscaping business uses occurring on the subject 
property were inconsistent with the current Urban Residential zoning of the property but 
would be consist with uses allowed in the Urban Commercial zone.8 

 
7 BCC 53.305 – BCC 53.335 
8 Benton County Planning File LU-20-021 

Bartlett Tree Experts | 2024 

Lewisburg Auction | 2016 



LU-24-006_PC Staff Report_VP Real Estate  Page 6 

 

Request:  The applicant’s request is to bring the zone designation of the property into 
alignment with historic and existing use of the property by changing the zone to Urban 
Commercial.  If approved, the current use of the property would be consistent with the 
permitted uses listed in the Urban Commercial zone.9 

Impact on adjacent properties 

Use of the subject property:  Storage 
associated with the auction yard 
caused the property to be declared a 
junkyard.  The quantity and types of 
items stored on the property when it 
was operated as an auction yard 
exceeded the limits of a junkyard.  Fire 
and health hazard declarations were 
issued, and the property owner was 
required to clean up the site.  

Upon purchasing the property in 2015, 
the current property owners finished 
the site cleanup and rehabilitated the 
property for use as an arbor care business.  Although operation of an arbor care business is 
not consistent with the uses allowed in the Urban Residential zone, Benton County staff have 
not found any record of complaints associated with use of the property for this business. 

Surrounding uses: There are two properties that occupy the land between the subject 
property and Lewisburg Road.  Both properties are zoned Urban Commercial and each is used 
for commercial purposes.  Additional commercial uses are located south of Lewisburg Road 
along the west side of Highway 99W.  

 
9 BCC Chapter 68, and as established by Planning Official interpretation (Benton County Planning File LU-20-021) 

Lewisburg Auction | April 1997 
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Land to the north and west of the subject property is zoned Urban Residential and each 
property contains a house combined with agricultural use.  Properties located east of the 
subject property (between Highway 99W and Elliott Circle) are also zoned Urban Residential 
and contain dwellings.  Mountain View School is located farther southeast, at the southeast 
corner of the Granger Avenue and Elliott Circle intersection. 

Impacts:  Based on available data, commercial use of the subject property has existed for 
more than 30 years, and use of the property related to commercial tree care services has 
existed for approximately 10 years.  Because the property is already used for commercial 
purposes that have been deemed consistent with the Urban Commercial zone and it is 
located at an intersection with a cluster of commercial uses, it is expected that any impacts 
to adjacent properties as a result of changing the zone designation from Urban Residential to 
Urban Commercial will be minimal. 

Impact on public services 

Public services:  The subject property is bordered by Highway 99W which is maintained by the 
Oregon Department of Transportation (ODOT).  City sewer and water services are not 
available to the property because it is located outside city limits.  Emergency services are 
available from Benton County Sheriff’s Office and Corvallis Fire Department. 

Mountain View 
Elementary School 

Comcast 
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Subject 
Property 
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Based on feedback received from ODOT during the pre-application meeting, the applicant 
provided a revised traffic impact analysis to evaluate all potential commercial uses allowed 
in the Urban Commercial zone.  ODOT had no further comments regarding the applicant’s 
zone change request. 

Impacts:  The current commercial use of the property was previously deemed consistent with 
the uses allowed in the Urban Commercial zone.  This use of the property has not caused a 
significant impact on public services and is not expected to change as the result of the 
requested zone change. 

Comprehensive Plan consistency 

The subject property is located in the Corvallis urban fringe area.  The Benton County 
Comprehensive Plan includes the following statement regarding land within this area: 

Corvallis Urban Fringe Comprehensive Plan Policies 

Additional policies apply to the land in the Corvallis Urban Fringe – the area outside the 
city limits and inside the urban growth boundary. These policies are contained in a 
separate volume located at the Benton County Community Development Department. 

The Urban Fringe policies were derived from the Corvallis Comprehensive Plan and were 
adopted by the Benton County Board of Commissioners in 1999 as elements of the 
Comprehensive Plan. The policies cover the fifteen applicable statewide planning goals. 

Subsequent to their adoption in 1999, the Corvallis Urban Fringe policies have been 
amended through adoption of the Corvallis Stormwater Master Plan and the Corvallis 
Natural Features Program. 

The policies referenced above are now contained in a document titled Benton County 
Comprehensive Plan for the Corvallis Urban Fringe; this document was last amended in 2005 
as part of the Corvallis Natural Features Program adoption process.10  This document states, 
in part: 

Benton County hereby adopts by reference all findings contained in the Corvallis 
Comprehensive Plan as adopted by the City in December 1998. These findings are adopted 
as part of the Benton County Comprehensive Plan. They form the factual basis upon which 
the Comprehensive Plan policies were developed. 

According to the 2005 Benton County Comprehensive Plan for the Corvallis Urban Fringe, the 
Corvallis Urban Fringe Management Agreement “identifies the joint management process for 
planning and land use application review in the urban fringe” and the “portions of the 
Comprehensive Plan that apply to areas outside the City Limits shall be amended in 
accordance with procedures set forth in the ‘Corvallis Urban Fringe Management 
Agreement.’ ” 

 
10 Benton County Ordinance Nos. 2005-0209, 2005-0210, & 2005-0211 
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The Corvallis Urban Fringe Management Agreement (CUFMA) provides the following 
statements regarding jurisdictional review of Comprehensive Plan Map amendments within 
the Corvallis urban fringe area: 

2. The City and County further agree to utilize the provisions of this agreement, the 
Corvallis Comprehensive Plan, as amended, the Benton County Comprehensive Plan, as 
amended, as the basis for review and action on Comprehensive Plan amendments, 
development proposals and implementing regulations which pertain to the Urban Fringe. 

3.  The city and County recognize that Oregon statutes and Statewide Planning Goals 
require a generalized, coordinated Comprehensive Plan map and policy statement for the 
Urban Fringe. The City and County agree to the following process for amendment of the 
Corvallis Comprehensive Plan text, map and Urban Growth Boundary as they pertain to 
the Urban Fringe. …11 

Section 6 of the CUFMA identifies types of development proposals, programs, and projects 
for which each jurisdiction has decision-making authority and recommendation 
opportunities.  While this section identifies the county as the decision-maker for 
amendments to the zoning ordinance text and map (with recommendation from the city), it 
does not identify a decision-maker for amendments to the Comprehensive Plan text and map 
for land within the Corvallis urban fringe area. 

Based on the statements in Sections 2 and 3 of the CUFMA, the Corvallis Urban Fringe 
Comprehensive Plan Policies section of the Benton County Comprehensive Plan, and the 2005 
Benton County Comprehensive Plan for the Corvallis Urban Fringe document, both 
jurisdictions agree that the City of Corvallis is the appropriate jurisdiction for evaluation of 
consistency with the applicable Comprehensive Plan policies for land within the Corvallis 
urban fringe area. 

The City of Corvallis is evaluating a concurrent Comprehensive Plan Map Amendment 
requesting to change the portion of the property designated as Residential – Low Density to 
Mixed Use Commercial.  As stated in the memorandum submitted by the City of Corvallis, city 
staff supports approval of the proposed zone change (LU-24-006) and is recommending 
approval of the requested Comprehensive Plan Map change (CPA-2023-02). 

The city’s complete findings related to the policies of the Corvallis Comprehensive Plan will 
be addressed in that agency’s staff report and presented to Corvallis Planning Commission 
during the joint public hearing on December 3, 2024. 

Conclusion:  The proposed Urban Commercial zoning for the subject property is consistent with 
the criteria identified in Benton County Code Section 53.505. 
  

 
11 The remainder of Section 3 (CUFMA) identifies requirements and format for joint hearings to review 
amendments to the Comprehensive Plan. 
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BCC 53.510 – Initiating a Zone Change 

(1) A landowner may initiate a zone change for land in his or her ownership by submitting an 
application for a zone change to the Planning Official. The application shall include maps, 
drawings, data and other relevant information supporting the zone change. 

(2) The Board of Commissioners may initiate a zone change. The Board shall direct the 
Planning Official to prepare maps, drawings, data, and other information supporting the 
proposed zone change. 

Findings:  The landowner initiated the zone change request by submitting an application to the 
Benton County Community Development Department.  The department reviewed the application 
materials submitted by the applicant and, on April 10, 2024, deemed them compliant with the 
requirements of BCC 53.510(1). 

Conclusion:  The proposed zone change was properly initiated. 

BCC 53.520 – Planning Commission Review 

The Planning Commission shall conduct a public hearing to review a proposed zone change. 
Following the close of the public hearing, the Planning Commission shall make a 
recommendation to the Board of Commissioners to approve, deny or modify the proposed 
zone change. The Commission shall include findings in support of its recommendation. 

Findings:  The Benton County Planning Commission will conduct a hearing on December 3, 2024, 
and will forward a recommendation to the Board of Commissioners.  Findings in support of the 
Planning Commission’s decision will be included in the recommendation to the Board of 
Commissioners. 

Per the Corvallis Urban Fringe Management Agreement, this hearing will be held jointly with the 
City of Corvallis Planning Commission. 

Conclusion:  The scheduled hearing will comply with the procedure requirements of BCC 53.520. 

BCC 53.525 – Board of Commissioners Review 

The Board of Commissioners shall conduct a public hearing to review a proposed zone change. 
The Board may approve, modify, or deny the proposed zone change. The Board shall include 
findings in support of its decision. If the Board approves the zone change, the Board shall 
amend the Official Zoning Map by ordinance pursuant to the provisions of the Benton County 
Charter. 

Findings:  Upon issuance of the Planning Commission’s recommendation regarding the proposed 
zone change, a hearing will be scheduled for the Board of Commissioners to consider the zone 
change request and Planning Commission recommendation.  Findings supporting the Board’s 
decision will be included in the Ordinance. 

Per the Corvallis Urban Fringe Management Agreement, this hearing will be held jointly with the 
Corvallis City Council. 

Conclusion:  The scheduled hearing will comply with the procedure requirements of BCC 53.525.  
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VII. Conclusion and Recommendation 

Staff finds that the requested zone designation is more appropriate than the current zone 
designation, the impact on adjacent properties as a result of the requested zone change will be 
minimal, and there will be no significant impact to public services. 

Consistency with the applicable Comprehensive Plan policies is addressed by the City of Corvallis 
through concurrent review and evaluation of Corvallis case no. CPA-2023-02. 

The requested zone change from Urban Residential to Urban Commercial for the subject property 
is consistent with the applicable provisions of the Benton County Code. 

Staff recommends that the Planning Commission vote to:  Recommend that the Board of 
Commissioners approve the proposed zone change and amend the Benton County Zoning Map. 

VIII. Motions 

I move to: 

A. Recommend approval of the zoning map amendment requested in Benton County Planning 
File LU-24-006 based on the findings and conclusions contained in the staff report [or as 
modified at the public hearing]. 

or, 

B. Recommend denial of the zoning map amendment requested in Benton County Planning File 
LU-24-006 based on the findings in opposition and conclusions developed at the hearing. 
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Attachment A 
Staff Report to the Planning Commission 

The application materials submitted by the applicant for Planning File Number LU-24-006 are 
available online at:  https://cd.bentoncountyor.gov/land-use-applications-in-review/ 

• Initial Application Packet:  89 pages

• Revised Application Packet:  161 pages

Community Development Department 

Office: (541) 766-6819 

4500 SW Research Way 

Corvallis, OR 97333 

https://cd.bentoncountyor.gov 

https://cd.bentoncountyor.gov/land-use-applications-in-review/
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Attachment B 
Staff Report to the Planning Commission 

Pre-application meeting agenda and draft notes 

Community Development Department 

Office: (541) 766-6819 

4500 SW Research Way 

Corvallis, OR 97333 

https://cd.bentoncountyor.gov 



Community Development Department 

Office: (541) 766-6819 

4500 SW Research Way 

Corvallis, OR 97333 

co.benton.or.us/cd 

Pre-Application Conference   |   February 16, 2024   |   Planning File LU-23-053 

Agenda 

Meeting Description: 
Pre-application conference to discuss Zone Change requested by VP Investment Services 

• Property Location:  5840 NW Highway 99W, Corvallis (11512BD01200)

• Current Zone Designation:  Urban Residential (UR-10 & UR-5)

• Desired Zone Designation:  Urban Commercial (UC)

Purpose: 

• Discuss and identify considerations, issues of concern, and opportunities related to the desired zone
change.

• Consider the feasibility of the request and identify any additional items to address if an application is
submitted. (Toby Lewis)

Introductions: 
Please provide your name, title, and the department or agency you work for. (All) 

Description of Request:   
Overview of the desired zone change and reasons for the request. (Applicant) 

Zone Change Overview:   
Land use review processes (Toby Lewis) 

• Application – zone change & comprehensive plan change

• Review – Joint city/county process

Comment & Feedback on Request: 
Roundtable identification of expected requirements / conditions / concerns / opportunities 
(County, City, State, and Agency staff) 

• Benton County Community Development Department
- Zoning overlays
- Floodplain
- Land use considerations

• City of Corvallis
- Comprehensive plan considerations
- Sewer and water future connection considerations
- Current/upcoming considerations to be aware of

• Department of Land Conservation & Development
- Applicable statewide planning goals
- Current/upcoming considerations to be aware of



• Oregon Department of Transportation
- Road approach, road improvements, traffic impact analysis
- Current/upcoming considerations to be aware of

• Benton County Public Works Department
- Stormwater management
- Erosion and sediment control
- Water quality

• Benton County Environmental Health Division
- Septic history/considerations

• Corvallis Fire Department
- Current/upcoming considerations to be aware of

• Benton County Emergency Services Division
- Current/upcoming considerations to be aware of

• Corvallis School District
- Current/upcoming considerations to be aware of

• Utility Services
- Current/upcoming considerations to be aware of

Additional Coordination & Considerations (All - Roundtable) 

• Opportunities for partnership?

• What else should we be thinking about?

• What have we missed?

Wrap-up 

• What else do you want to make sure is on the table before we leave today? (County, City, and
Agency staff)

• What else should we be asking? (County, City, and Agency staff)

• Final questions (Applicant, then County, City, and Agency staff)
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Pre-Application Conference DRAFT Notes   |   February 16, 2024   |   Planning File LU-23-053 
Draft notes prepared by Webster Slater, 3/4/2024 

VP Real Estate, Zone Change  
Vernon & Priscilla Esplin, VP Real Estate Investments LLC – Owners 
Dave Dodson, Willamette Valley Planning LLC – Applicant  

Attendees: 

Property Owners 
Vernon Esplin 
Priscilla Esplin 

Applicant 
Dave Dodson, Willamette Valley Planning 

Oregon Department of Land Conservation & Development 
Patrick Wingard 
Kevin Young 

Oregon Department of Transportation 
Duane Liner 
Arielle Childress 
James Feldman 

Benton County 
Petra Schuetz, Community Development 
Toby Lewis, Community Development 
Webster Slater, Community Development 
Gordon Kurtz, Public Works Department 
Lars Gjovic, Environmental Health Division 

City of Corvallis 
Matt Grassel, Public Works 
Jason Yaich, Community Development 
Rian Amiton, Community Development 

Corvallis Fire Department 
Jonathan Jones 

Meeting Notes: 

Agenda and Process:  Toby Lewis 

Applicant’s Request:  Dave Dodson 

Property acquired through foreclosure. Previous owners operated a business there. Lien on property 

reduced in exchange for arbor care services provided to county by current owner. Conversations with 

Greg Verret beginning around 2019 on potential reclassification of property to conform with ongoing 

use. Eventual septic evaluation and property line adjustment resulted. 
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Request is to reconcile current use on this property with County zoning. Upon approval of requested 

zone change, the owner’s next request will be a property line adjustment to resolve a building 

encroachment for the property to the south. 

Roundtable Discussion:  All 

Toby Lewis clarified: There was an interruption to the existing, non-conforming use, and this remains 

an issue as a commercial use is not an outright allowed in the Urban Residential zone. Additionally, a 

request for a zone change needs to evaluate all potential allowed uses in the requested zone (in this 

case, Urban Commercial), not only the current use on the property. 

Rian Amiton: Submission for a Comprehensive Plan Update to the City of Corvallis will be considered 

incomplete until the corresponding request for a zone change has been submitted to Benton County. 

The analysis from the city’s Buildable Lands Inventory demonstrating a deficit of land zoned for 

mixed-use commercial and a surplus of land zoned for low-density residential is accurate, albeit any 

change request should be viewed with some site-specific considerations to determine 

appropriateness of commercial activity. Particularly, what the city zoning designations will be once 

annexed: General Commercial, Commercial Mixed-Use 1, 2. 

Area is a Neighborhood Center and commercial activity is consistent with planned uses; this request 

is not “Spot Zoning.” 

The traffic impact study needs to incorporate city rather than county zoning designations. 

Patrick Wingard: Biggest concerns appear to be implications for transportation infrastructure. 

Nearby high school is served by utilities but current property may not connect to these services 

according to Corvallis. 

Kevin Young: A change from residential to commercial land designation needs to make findings that 

the city’s housing needs will still be met (Goal 10 criteria). 

James Feldman: Recommends applicants determine whether any degradation of service on Highway 

99 would occur and, if so, include proposed mitigation measures in this request – even if impact and 

mitigation would need to happen at a much later date/concurrent with future (re)development. 

Arielle Childress: Traffic Impact Study needs to re-evaluate “reasonable worst-case” development 

impacts should project ~10-15 years in the future to determine possible impacts. 

James Feldman reiterated his previous point. 

Duane Liner: There could be potential issues in the future with the current approach and left-turn 

movements onto the property might not be an option.  

Additionally, driveway spacing standards can remain non-compliant but changes would be triggered 

once “change of use criteria” are met. The scope could include “channelization” for left turns given a 

large-enough increase in intensity of use. Traffic Impact Study does not include any anticipated steps 

to remedy this potential. 
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Gordon Kurtz: Property is naturally “scrub vegetated,” with the existing commercial activities 

expanding over ~10 years. There’s a high chance a 1200-Z permit from Department of Environmental 

Quality is needed.  

While Erosion & Sediment Control threshold don’t apply retroactively, applicants should expect to 

cross it if development continues at its historic pace. 

Public Works would like a Condition of Approval to include site modifications to enhance/protect the 

water quality of Mountain View Creek. 

Lars Gjovik: A Septic Evaluation was applied for in 2016 but there’s no record of an approval. The 

application noted potential fill. Septic Authorization is the main factor in the possibility of any future 

expansion of uses on the property (note: size limits on holding tanks). In addition to the number of 

employees using the site, flow data can also be used to determine adequate sizing. 

Vernon Esplin clarified: The test holes for the septic approval area were primarily in the 

southwestern “stem” of the Urban Residential: 5-Acre portion of the property and remains 

demarcated and access restricted. 

Jason Yaich: The Comprehensive Plan update for the property will not change the designation of the 

southwestern “stem” of the Urban Residential: 5-Acre portion of the property. 

Toby Lewis clarified: Septic systems on land zoned for residential use may not serve a non-

residential use in another zone or on another property. 

Matt Grassel, Gordon Kurtz: On the potential for the County to apply a deed restriction in order to 

limit the number of trips: the closest Public Works has to this type of restriction is a “Right-In, Right-

Out” agreement but is fairly limited in where it’s applied. 
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Attachment C 
Staff Report to the Planning Commission 

City of Corvallis memorandum, dated November 21, 2024 

Community Development Department 

Office: (541) 766-6819 

4500 SW Research Way 

Corvallis, OR 97333 

https://cd.bentoncountyor.gov 
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Office: 541.766.6908
planning@corvallisoregon.gov
permits.corvallisoregon.gov
corvallisoregon.gov/planning

Community Development Department
Planning Division
PO Box 1083
Corvallis OR  97339

11/21/2024

VIA EMAIL

TO: Toby Lewis, Senior Planner 
Benton County
Toby.Lewis@bentoncountyor.gov

FROM:Rian Amiton, Senior Planner 
City of Corvallis – Planning Division
Rian.Amiton@corvallisoregon.gov 

Subject: LU-24-006 (Zoning Map Change – 5840 NW Highway 99W)

Following the procedures outlined in the Corvallis Urban Fringe Management Agreement 
(CUFMA), Corvallis Planning staff has reviewed Benton County case LU-24-006, a request to 
change the County zone on a property inside the Corvallis Urban Fringe from Urban 
Residential (5- and 10-acre density) to Urban Commercial.

In conversations with Benton County Planning staff, Corvallis understands that the 
requested Urban Commercial Zone most closely resembles the Corvallis zoning designations 
that implement the Mixed Use Commercial (MUC) designation on the Corvallis 
Comprehensive Plan Map. Corvallis Planning staff therefore supports approval of LU-24-
006, contingent on approval of the concurrent Corvallis Comprehensive Plan Amendment 
(CPA) request to change the designation on the Corvallis Comprehensive Plan Map from 
Residential – Low Density (LDR) to MUC (Corvallis case CPA-2023-02). 

Corvallis Planning staff’s full findings and recommendations on the CPA request will be 
presented at the scheduled December 3 joint meeting of the Benton County and City of 
Corvallis Planning Commissions, at which LU-24-006 will also be considered. In short, staff 
recommends approval of CPA-2023-02. Staff finds that the CPA request is consistent with 
statewide planning goal and the policies of the Corvallis Comprehensive Plan; there is a 
demonstrated need for the change; the advantages to the community resulting from the 
change outweigh the disadvantages; and the proposed change is a desirable means of 
meeting the public need. 

If CPA-2023-02 is approved, as recommended by Corvallis Planning staff, approval of LU-24-
006 will maintain alignment between the County’s Zoning Map and the Corvallis 
Comprehensive Plan Map. For the same reason, should CPA-2023-02 be denied, Corvallis 
Planning staff would also recommend denial of LU-24-006.

Please contact me with any questions at Rian.Amiton@corvallisoregon.gov or (541) 766-
6573.
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