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Subject: FW: City of La Pine Agency Notice of Application (06SPR-23, Knottworks)
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Rachel,
 
Please apply my standard comments on the attached LU application and the following:
 
918-600-0020
Permit Required
No person, firm or corporation shall establish, construct, enlarge, or alter any mobile home or
manufactured dwelling park or cause the same to be done without first obtaining all required permits
from issuing authority and paying the prescribed permit fee.
Statutory/Other Authority: ORS 446.062
Statutes/Other Implemented: ORS 446.062
History:
BCD 19-1995, f. 12-15-95, cert. ef. 1-1-96
DC 12-1982, f. 3-17-82, cert. ef. 3-18-82, Renumbered from 814-028-0030
DC 3-1979, f. 1-5-79, cert. ef. 2-1-79
DC 66, f. & cert. ef. 1-20-76
 
 
 
Thanks,
Randy.
 

Randy Scheid | Building Official
DESCHUTES COUNTY COMMUNITY DEVELOPMENT
117 NW Lafayette Avenue | Bend, Oregon 97703
Tel: (541) 317-3137

 

 
Let us know how we’re doing: Customer Feedback Survey
 
Enhancing the lives of citizens by delivering quality services in a cost-effective manner.
 
Every Time Standards

We respond in a timely and courteous manner, identifying customer needs and striving for solutions.
We set honest and realistic expectations to achieve optimum results.

mailto:Randy.Scheid@deschutes.org
mailto:rvickers@lapineoregon.gov
mailto:Krista.Appleby@deschutes.org
https://secure.sos.state.or.us/oard/viewSingleRule.action?ruleVrsnRsn=229336
http://www.deschutes.org/
https://www.facebook.com/Deschutes.County
https://twitter.com/deschutescounty
https://www.instagram.com/deschutes_county/
https://www.surveymonkey.com/r/DeschutesCDDCustomerFeedback
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NOTES:
1. EACH MH UNIT SHALL HAVE AN INDIVIDUAL POWER


METER, AS DETERMINED BY MID-STATE ELECTRIC.
2. EACH MH UNIT SHALL HAVE AN INDIVIDUAL HVAC UNIT.
3. EACH MH UNIT SHALL HAVE AN INDIVIDUAL PRIVATE


WATER METER.
4. PLACEMENT OF TRANSFORMERS SHALL BE DETERMINED


DURING FINAL ENGINEERING
5. CULVERTS AND OTHER DRAINAGE FACILITIES SHALL BE


LARGE ENOUGH TO ACCOMMODATE EXISTING AND
POTENTIAL FUTURE RUNOFF FROM THE ENTIRE
UPSTREAM DRAINAGE AREA, WHETHER INSIDE OR
OUTSIDE THE DEVELOPMENT.


6. WHERE IT IS ANTICIPATED BY THE CITY ENGINEER THAT
THE ADDITIONAL RUNOFF RESULTING FROM THE
DEVELOPMENT WILL OVERLOAD AN EXISTING DRAINAGE
FACILITY, THE CITY SHALL WITHHOLD APPROVAL OF THE
DEVELOPMENT UNTIL PROVISION HAVE BEEN MADE FOR
IMPROVEMENT OF THE POTENTIAL CONDITION OR UNTIL
PROVISIONS HAVE BEEN MADE FOR STORAGE OF
ADDITIONAL RUNOFF CAUSED BY THE DEVELOPMENT IN
ACCORDANCE WITH CITY STANDARDS.


NOTES:
A CONNECT TO EXISTING 10" PVC WATER MAIN.
B INSTALL WATER METER AND BACKFLOW PREVENTER.
C CONNECT TO EXISTING 4" SEWER MAIN.
D INSTALL SEPTIC TANKS, SIZE TO BE DETERMINED DURING


FINAL ENGINEERING.
E INSTALL POWER VAULT AND CONNECT TO ADJACENT


POWER POLE.
F INSTALL POWER VAULT
G CONSTRUCT 8' WIDE ROCK TRENCH/SWALE.
H INSTALL MAILBOX CLUSTER.
J WIDEN PAVEMENT TO 18 FEET SOUTH FROM CENTERLINE.
K CONSTRUCT 34' WIDE APPROACH.
L CONSTRUCT 24' WIDE APPROACH.
M CONSTRUCT 6' WIDE SIDEWALK ADJACENT TO PROPERTY.
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Dual Deal Pole Combo 
Eagle Series Area Light and 
Straight Steel Pole Combo


PROJECT INFORMATION
JOB NAME


FIXTURE TYPE Eagle Area Light & Pole Combo
CATALOG NUMBER


APPROVED BY


Construction: 
Designed for commercial and industrial applications, providing 
cooler operating temperatures, brighter light and longer LED life. 
The die cast aluminum housing utilizes external airflow fins allow 
for greater heat dissipation. The easy access driver compartment 
is a thermally independent compartment, separate from LED 
generated heat, for cooler operation and longer driver life.
Optics: 
Atlas Eagle Series fixtures utilize precision engineered individual 
lenses for maximum light intensity. The lens is made of optical 
grade polycarbonate. Advanced one piece optic board engineered 
for maximum light intensity. Types III, V and Forward Throw 
distributions are available. 
Mounting: 
The easy mount bracket makes installation to any style pole quick 
and easy. Tenon and other mounting accessories also available.
Thermal Management: 
Atlas Eagle Series Pro fixtures are designed as a complete system 
to optimize LED life and light output. The thermal stacking heat 
removal technology extracts heat from within the housing moving it 
away from LEDs and components. The lower temperatures result in 
long LED life (200,000+ hrs1) and component life and also allows for 
higher light output.
Listings: 
Luminaire is certified to UL/cUL Standards for Wet Locations.
AC Input:  120/208/240/277/347/480 V
Driver: 
Constant current, 120-277 VAC, 50-60 Hz 
High Efficiency – min. 88% 
O-State Power: 0 Watts 
0-10 V Dimming
LEDs: 
Available in 4000K, 4500K and 5000K, CCT 
Epoxy Guard™ protective conformal coated boards
Reduced Glare: 
Positioning of the LED modules within the housing result in light 
directed to desired locations and reduces offensive light.
Testing: 
Atlas LED luminaires have been tested by an independent 
laboratory in accordance with IESNA LM-79 & LM-80.
Warranty: Five-year limited warranty


Atlas Lighting Products, Inc. 
PO Box 2348 | Burlington, NC 27216 
800-849-8485 | fax: 1-855-847-2794 | www.atlasled.com


1LED Life Span Based Upon LM-80 Test Results


*The majority of Atlas Lighting Products are assembled in USA facilities by 
an American Workforce utilizing both Domestic and Foreign components. 


Meets Buy American requirements within the ARRA.


Rebates and Incentives are available in many areas. 
Contact an Atlas Representative for more information.


EAGLE SPECIFICATIONS


DIMENSIONS


 2.41" 


28.84" 
13.03" 


16.12" 


6.59" 


3.5" 


8.28" 


16.06" 


Weight: 21 lbs. 
EPA: 0.5


Weight: 12 lbs. 
EPA: 0.51


  10.31"


  6.24"


  6.33"


  3.50"


  10.62"  


  2.16"


  19.09"
  9.03"







Dual Deal Pole Combo 
Eagle Series Area Light and 
Straight Steel Pole Combo


Atlas Lighting Products, Inc. 
PO Box 2348 | Burlington, NC 27216 
800-849-8485 | fax: 1-855-847-2794 | www.atlasled.com


*The majority of Atlas Lighting Products are assembled in USA facilities by 
an American Workforce utilizing both Domestic and Foreign components. 


Meets Buy American requirements within the ARRA.


Pole Shaft:
• Straight pole is 4” square.
• Pole shaft is electro-welded ASTM-A500 Grade C steel tubing with a 


minimum yield strength of 50,000 psi.
Hand-Hole:
• Standard hand-hole location is 12” above pole base.
• 12’ pole has a 2” x 4” non-reinforced hand-hole.
• 20’ pole has a 2” x 4” non-reinforced hand-hole.
• 25’ pole has a 3” x 6” reinforced hand-hole.
Base:
• Pole base is ASTM-A36 hot-rolled steel plate with a minimum yield 


strength of 36,000 psi.
• Two-piece square base cover is optional.
Anchor Bolts:
• Poles are furnished with anchor bolts featuring zinc-plated double 


nuts and washers. Galvanized anchor bolts are optional.
• Anchor bolts conform to ASTM F 1554-07a Grade 55 with a 


minimum yield strength of 55,000 psi.
Ground Lug: 
• Ground lug is standard.


POLE SPECIFICATIONS


POLE DIMENSIONS


POLE DETAILS


POLE TIP DETAILS







Dual Deal Pole Combo 
Eagle Series Area Light and 
Straight Steel Pole Combo


ORDERING INFORMATION


Atlas Lighting Products, Inc. 
PO Box 2348 | Burlington, NC 27216 
800-849-8485 | fax: 1-855-847-2794 | www.atlasled.com


The majority of Atlas Lighting Products are assembled in USA facilities by 
an American Workforce utilizing both Domestic and Foreign components. 


Meets Buy American requirements within the ARRA.


POLE DATA


PXSLPM 3 18L 1 40 4SQ20
PRODUCT 


SERIES DISTRIBUTION LUMEN 
PACKAGE QUANTITY COLOR TEMP. SQUARE STRAIGHT POLE FIXTURE COLOR ANCHOR BOLTS


PXSLPS = Small 
Eagle/Pole Combo


PXSLPM = Medium 
Eagle/Pole Combo


3 = Type 31 
5 = Type 5
FT = Forward 


Throw
1PXSLPM only


6-12L = 6,000-12,000 
Selectable Lumens1


18L = 18,000 Lumens2


24L = 24,000 Lumens2


43L = 43,000 Lumens2


50L = 50,000 Lumens2


1PXSLPS only
2PXSLPM only


1 = Single 
Head


2 = Double 
Head @ 
180°


3 = Triple 
Head @ 
90°


4 = Quad @ 
90°


40 = 4000k
45 = 4500k
50 = 5000k


4SQ12 = 4”, 12 feet steel 
11-gauge1


4SQ15 = 4”, 15 feet steel 
11-gauge1


4SQ20 = 4”, 20 feet steel 
11-gauge2


4SQ25 = 4”, 25 feet steel 
11-gauge2


1PXSLPS only | 2PXSLPM only


Blank = Bronze Blank = with 
anchor bolts/
template


LAB = Less anchor 
bolts/template


EAGLE PERFORMANCE DATA


Lumen 
Package


Distribution cri
4000k cct 4500k cct 5000k cct


Wattage
rePLaces


uP toDeLivereD 
Lumens


efficacy 
(LPW)


DeLivereD 
Lumens


efficacy 
(LPW)


DeLivereD 
Lumens


efficacy 
(LPW)


PXSLPS


6L-12L


FT 70 5,899 140 5,859 139 5,859 139
42


250W MH


T5 70 5,812 138 5,812 138 5,812 138


FT 70 8,743 138 8,684 137 8,684 137
63


T5 70 8,614 136 8,614 136 8,614 136


FT 70 11,488 134 11,410 133 11,410 133
86


T5 70 11,319 132 11,319 132 11,319 132


PXSLPM


18L


T3 70 19,489 160 18,493 152 18,493 152


122 400W MHFT 70 19,182 157 18,201 149 18,201 149


T5 70 19,650 161 18,645 153 18,645 154


24L


T3 70 25,425 149 24,125 141 24,125 141


171 400W MHFT 70 25,025 146 23,745 139 23,745 139


T5 70 25,635 150 24,324 142 24,324 142


43L


T3 70 42,070 153 41,575 151 41,575 151


275 1000W MHFT 70 41,617 151 41,127 150 41,127 150


T5 70 42,470 154 41,970 152 41,970 152


50L


T3 70 49,190 148 48,324 145 48,324 145


333 1000W MHFT 70 47,891 144 47,048 142 47,048 142


T5 70 49,524 149 48,652 146 48,652 146


MOUNTING 
HEIGHT 
LENGTH 


(FT)


CATALOG  
NUMBER


SHAFT POLE BASE MAXIMUM LOADING


BASE O.D. 
(IN)


WALL 
THK. (GA)


GROSS 
WEIGHT


(LBS)


BOLT  
CIRCLE 
RANGE


PLATE 
WIDTH (IN)


PLATE 
THICK (IN)


110 MPH 115 MPH 120 MPH 130 MPH 140 MPH 150 MPH 160 MPH 170 MPH 180 MPH


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


EPA  
(FT2)


12 SSS12411BZ 4 11 90 8" - 11"  10.125 0.75 13.9 12.5 11.3 9.2 7.6 6.3 5.2 4.3 3.6


15 SSS15411BZ 4 11 113 8” - 11” 10.125 0.75 8.2 7.2 6.4 4.9 3.8 2.9 2.1 1.5 1.0


20 SSS20411BZ 4 11 150 8" - 11"  10.125 0.75 4.6 3.9 3.2 2.1 1.2 0.6 n/a n/a n/a


25 SSS25411BZ 4 11 188 8" - 11" 10.125 0.75 4.6 3.7 3 1.7 0.7 n/a n/a n/a n/a



Laura Mounce



Laura Mounce







Dual Deal Pole Combo 
Eagle Series Area Light and 
Straight Steel Pole Combo


BOLT CIRCLE EPA


Atlas Lighting Products, Inc. 
PO Box 2348 | Burlington, NC 27216 
800-849-8485 | fax: 1-855-847-2794 | www.atlasled.com


The majority of Atlas Lighting Products are assembled in USA facilities by 
an American Workforce utilizing both Domestic and Foreign components. 


Meets Buy American requirements within the ARRA.


Bolt Circle Slotted 
8″ - 11″


Anchor Bolt Size 0.75″ x 30″


Anchor Bolt  
Projection 3.25″


Base Plate Opening  
for Wireway Entry 3.625″


Base Plate 
Dimensions 10.125″ sq. x 3/4″ thk.


Pole Gauge 11


FIGURE 1 CONFIGURATION EPA


Single 0.6


2 @ 180° 0.7


3 @ 90° 2.1


4 @ 90° 2.1








 


REED RD. TRAFFIC LETTER 1673REP.DOCX 


Date: January 18, 2022 


To: Alexa Repko, City of La Pine 


From: Joe Bessman, PE 


Project Reference No.: 1673 


Project Name: Reed Road Rezone 


The purpose of this memorandum is to provide a zone change analysis for a parcel located within the City 
of La Pine, Oregon. The parcel address is 16565 Reed Road, which is a five-acre parcel that has access to 
Reed Road. The location of the parcel is shown in Figure 1. The parcel is currently zoned and designated 
for La Pine Industrial (I) and is proposed to be rezoned to Commercial Mixed-Use (CMX) for consistency 
with the adjacent zoning. As discussed herein, given the wide variation in trip generation potential within 
a commercial mixed-use zone we have effectively recommended that the site’s trip generation potential 
be limited to allow up to 100 multifamily units and 40,000 square-feet of mini-storage space through a 
trip cap. This measure substantially reduces the change in trip generation potential and avoids the 
significant impacts that could otherwise occur. Additional details are provided herein. 


 
Figure 1. Site Vicinity Map. Source: Deschutes County DIAL. 


 


  







Reed Road Rezone    
 


Page 2 


TRANSPORTATION PLANNING RULE COMPLIANCE 


The purpose of the Transportation Planning Rule (OAR 660-012) is to ensure that transportation plans are 
coordinated with Counties and the State, that agencies prepare infrastructure plans that are based on 
County job and population projections, and that the transportation system can be safe, efficient, 
accessible, and support multimodal travel options. Within the Transportation Planning Rule, Section -0060 
details how changes to the land use assumptions within these adopted and coordinated plans should be 
reviewed for compliance. Effectively, if the change in land use assumptions impacts transportation 
facilities in a way that requires additional improvements or changes in facility designations, these changes 
must again be coordinated with the transportation system plan, and improvements must include some 
type of funding mechanism and provide mitigation for any significant impacts created by the rezone. 


The subject application proposes a Comprehensive Plan amendment and rezone of a parcel from La Pine 
Industrial (I) to Commercial Mixed-Use (CMX). This overall application is intended as a first step in allowing 
the parcel to support multifamily housing.  


The stated purpose of the current La Pine Industrial zoning is as follows: 


Industrial and public facility zones accommodate a mix of intensive and less intensive uses 
engaged in manufacturing, processing, warehousing, distribution, and similar activities. Two 
industrial zoning districts, one for light industrial uses and one for general industrial uses, provide 
for the full range of planned industrial land uses within the city. Both districts are intended to 
provide for efficient use of land and public services, provide a high-quality environment for 
business, offer a range of parcel sizes and locations for industrial site selection, avoid 
encroachment by incompatible uses, provide transportation options for employees and customers, 
and facilitate compatibility between dissimilar uses. 


• Light Industrial Zone (LI). The LI zone is intended to allow for a mix of industrial and 
manufacturing businesses alongside industrial services, research and development, and 
small-scale retail and professional services. 


• Industrial Zone (I). The I zone allows for the same uses as the LI zone, but also provides 
suitable locations for more intensive industrial uses, such as those with processing, 
manufacturing, assembly, packaging, distribution, or other activities. 


In contrast, the purpose of the Commercial Mixed-use Zone (CMX) is described as follows: 


Commercial zones accommodate a mix of commercial services, retail, and civic uses, along with 
residential uses permitted in some circumstances. Four commercial zones provide for the full range 
of commercial land uses within the city. The zoning district regulations are intended to promote 
the orderly development and improvement of walkable commercial areas; facilitate compatibility 
between dissimilar land uses; provide employment opportunities in proximity, and with direct 
connections, to housing; and to ensure efficient use of land and public facilities. 


• Commercial Mixed-Use Zone (CMX). The CMX zone is intended to allow for a wide range of both 
commercial and residential uses. Unlike the CRMX zone, residential uses are not limited and are 
allowed to be developed on standalone sites. Some commercial uses that may not be compatible 
with residential uses are prohibited or limited. The CMX zone allows for flexible uses that can 
respond to market demand. 
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As described, the industrial zone would allow a mix of limited commercial and industrial uses, whereas 
the Commercial Mixed-Use zone would allow a combination of commercial and residential uses. 


A comparison of the more intense allowable uses (from a trip generation perspective) between the two 
zoning designations is summarized in Table 1. 


Table 1. Allowable Use Table 


Use Allowed in  
I Zone? 


Allowed in 
CMX Zone? ITE Land Use and Trip Rate* 


Single-Family Townhomes, 
Multifamily, Micro-Units No Yes  


• Cottage Cluster No Yes ITE 220: Multifamily (Low-Rise): 
0.51/unit 


• Duplex No Yes ITE 215: Single-Family Attached 
Housing: 0.57/unit 


• Townhome No Yes ITE 215: Single-Family Attached 
Housing: 0.57/unit 


• Multifamily No Yes ITE 220: Multifamily (Low-Rise): 
0.51/unit 


Commercial Lodging No Yes ITE 310: Hotel: 0.59/Room 


Eating and Drinking 
Establishments Limited** Yes 


ITE 934: Fast-Food Restaurant with 
Drive-Through Window: 33.03/ksf 
ITE 926: Food Cart Pod: 6.16/cart 


Retail Sales/Services No Yes ITE 821: Shopping Plaza (40-150k): 
9.03/ksf 


Marijuana Dispensary No Yes ITE 882: Marijuana Dispensary: 
18.92/ksf 


Office No Yes ITE 712: Small Office Building: 
2.16/ksf 


Self-Storage Yes Yes ITE 151: Mini-Warehouse: 0.15/ksf 


Daycare No Yes ITE 565: Day Care Center: 11.12/ksf 


Schools No Yes ITE 530: Private School (K-8): 
0.26/student 


Light/General Manufacturing Yes No 
ITE 110: General Light Industrial: 
0.65/ksf 
ITE 140: Manufacturing: 0.74/ksf 


Wholesale sales Yes No ITE 860: Wholesale Market: 
1.76/ksf 


*Weekday p.m. peak hour trip rate from ITE Trip Generation Manual, 11th Edition. 
**Eating and drinking establishments limited to Mobile Food Units. 
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As shown in Table 1, the CMX zoning permits more intense retail and service establishments while I zoning 
is limited to manufacturing, storage, and wholesale uses with mobile food units. As a result, the zone 
change has the potential to increase the trip generation potential of the site. 


Development standards were also reviewed to identify how the two sites compare in terms of buildable 
area. From the perspective of the lot shape and size, setbacks could have an impact on the development 
potential of the property. Table 2 summarizes a comparison between the two uses. 


Table 2. Comparison of Development Standards 


Use I Zone CMX Zone 


Front Yard Setback None 20 feet 


Rear Yard Setback None 10 feet 


Side Yard Setbacks None 10 feet 


Maximum Building Height 75 feet 45 feet 


Maximum Lot Coverage 80% 60% 


Table 2 shows that the I zoning allows a higher building height, more lot coverage, and no minimum 
setbacks. These provisions allow a higher floor-to-area ratio assuming that the parcel could take 
advantage of this flexibility while meeting other land use requirements related to landscaping, parking, 
and utility requirements. The CMX zoning has less buildable area due to the required setbacks, but allows 
more intense uses. 


TRIP GENERATION COMPARISON 


Existing Zoning Potential 
A comparative trip generation scenario is typically used to identify the change in intensity. In terms of 
outright allowable uses based on the existing property zoning, Table 1 shows the most intense allowable 
use is a mobile food unit followed by a manufacturing business. A mobile food unit would only take a small 
portion of the site. So, this review will focus first on manufacturing. The information in the most recent 
ITE Trip Generation Manual, defines Manufacturing as the following: 


ITE 140: Manufacturing – A manufacturing facility is an area where the primary activity is 
the conversion of raw materials or parts into finished products. Size and type of activity 
may vary substantially from one facility to another. In addition to the actual production of 
goods, a manufacturing facility typically has an office and may provide space for 
warehouse, research, and associated functions. 


The sites surveyed for the ITE Manual ranged in size from just over a 1,000 square-feet to just over a 
million square-feet with the average being around 208,000 square-feet. Manufacturing facilities are 
typically more land intensive single-story buildings. While employee parking is limited, these facilities 
typically require expansive access areas to accommodate trucks. An assumed Floor-to-Area-Ratio (FAR) of 
0.30 was applied to the overall site. This resulted in 65,300 square-feet of building space, which is within 
the surveyed range. 


Section 15.24.300 of the La Pine Development Code also indicates that mobile food units are permitted 
within I zoning. Section 15.318.010 states that  
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Mobile food units, which are defined in OAR 333-150-00001, can provide opportunities to 
enliven under-utilized parking lots, allow individual entrepreneurship at a small scale, and 
provide unique eating establishments for the public. The purpose of this section [chapter] 
is to allow for mobile food unit sites or "cart pods" where mobile food units (carts) can be 
parked on a long-term basis. As with temporary uses, permanent site improvements may 
not be required; however, the standards of this section [chapter] are intended to ensure 
that mobile food unit sites are conducted as lawful uses and in a manner that is not 
detrimental or disruptive in terms of appearance or operation to neighboring properties 
and residents. 


The size of a lot devoted to food carts and associated uses varies from site to site. The recently submitted 
application for the Wetlands Food Cart Pod near the US 97/6th Street intersection in La Pine includes up 
to four food carts and a separate beverage center with indoor seating on a 0.51-acre site. If we assume 
half of the site is devoted to the food carts and associated parking, this would amount to approximately 
11,100 square-feet for four food carts. A review of recent food cart studies around Deschutes County 
shows that four food carts in a pod is a typical arrangement, with some having more and some less.  


If we assume that four food carts could be located on this site utilizing 11,100 square feet that would leave 
206,700 square-feet of buildable area. Applying an FAR of 0.30 would result in a 62,000 square-foot 
manufacturing facility in addition to the food carts. 


The ITE Manual has a land use code for Food Cart Pod, which was considered the most appropriate 
classification for the four food carts, with any adjacent seating. The ITE manual describes the land use as 
follows: 


ITE 926: Food Cart Pod – A food cart pod is a group of food carts or food trucks congregated in an 
established location such as a parking lot, on a semi-permanent or regular basis. A food cart pod 
typically operates during both the lunch and dinner timeframes. A food cart pod often includes limited 
covered seating or a dining area. A food cart pod may also include the sale of alcoholic beverages. 


Data for this use is current and based on sites in Oregon. However, as the Food Cart Pod land use is a 
relatively new addition to the ITE Trip Generation manual the available data is limited. There is no included 
information on daily trip rates, directional distribution, or pass-by trips. Review and incorporation of other 
land use classifications was completed to provide this missing information.  


There is also no weekday daily trip information for the food cart pod; daily traffic volumes are commonly 
estimated from weekday p.m. peak hour trips by multiplying the trip rate by a factor of ten. With the more 
lunch-oriented peak hour of a food cart pod this relationship does not necessarily hold true. The ITE land 


 


 


1 ORS 333-150-0000(4)(x) "Mobile food unit" means any vehicle that is self-propelled or that can be pulled 
or pushed down a sidewalk, street, highway or waterway, on which food is prepared, processed or 
converted or which is used in selling and dispensing food to the ultimate consumer. 
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use category that most closely mimics the lunch-oriented peaking characteristics of the Food Cart Pod is 
ITE Land Use 930: Fast Casual Restaurant. The description for the category from the ITE is as follows: 


ITE 930: Fast Casual Restaurant – A fast casual restaurant is a sit-down restaurant with no (or very 
limited) wait staff or table service. A customer typically order off a menu board, pays for food before 
the food is prepared, and seats themselves. The menu generally contains higher-quality, made-to-
order food items with fewer frozen or processed ingredients than at a fast food restaurant. 


Applying the relationship between the weekday p.m. peak hour trip rates and the daily rates of this 
category to the Food Cart Pod weekday p.m. peak hour trip rates was used to approximate daily rates for 
the food cart pod, as summarized in Table 3. 


Table 3. Estimates of Daily Food Cart Pod Trips 
Fast Casual 


Ratio 
(daily:pm peak) 


Food Cart Pod 


Daily Trips 
(trips/1,000sf) 


Weekday PM 
Peak Hour 


(trips/1,000sf) 


Weekday PM  
Peak Hour  
(trips/cart) 


Extrapolated Daily 
Trips  


(trips/cart) 


97.14 12.55 7.74 6.16 47.68 


Directional Distribution: In the absence of information on the directional split we can again apply 
data from ITE Land Use Code 930, Fast Casual, as the directional distributions from the Weekday PM 
Peak Hour of Adjacent are expected to closely mimic the behavior at the proposed food cart pod. 
These percentiles are: 55% entering, 45% exiting. 


Pass-by Trip Percentages: The ITE Handbook does not contain any data for Pass-by Trips for the 
category Fast Casual, but a significant percentage of the trips generated by the development will 
certainly be pass-by trips due to the convenience-commercial uses. Data for the pass-by trip rates 
were obtained from ITE Land Use 932 High-Turnover (Sit-Down) Restaurant. This land use 
classification includes a similar requirement that site patrons park and walk in to eat. The dwell time 
for a visit to a food cart is more similar to a sit-down restaurant than a fast-food location with an 
approximately one-hour total visit time and the requirement to park. Accordingly, a pass-by trip 
percentage of 43% was applied to the Food Cart Pod. 


Table 4 summarizes the resulting reasonable worst-case trip generation potential of the existing I zoning. 


Table 4. Existing I Zoning Trip Generation Potential, ITE Trip Generation 11th Edition 


Land Use ITE Code Size  Daily Trips  


 Weekday PM Peak Hour  


 Total   In   Out  


Manufacturing 
 Internal Trips (10%) 140 62,000 SF 295 


-30 
46 
-4 


14 
-1 


32 
-3 


Food Cart Pod 
 Internal Trips (10%) 
 Pass-by Trips (43%) 


926 4 Carts 
191 
-19 
-74 


25 
-3 
-9 


14 
-2 
-5 


11 
-1 
-4 


Total Trips 
 Internal Trips 
 Pass-by Trips 
Estimated Net Trips 


486 
-49 
-74 
363 


71 
-7 
-9 
55 


28 
-3 
-5 
20 


43 
-4 
-4 
35 
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Proposed Zoning Potential 
As was shown in Table 1, CMX zoning allows many different types of uses ranging from residential to retail. 
Although there are plans to develop this parcel into multi-family housing and supporting mini-
warehousing (which is already allowed in the industrial zoning), the zone change analysis needs to 
consider a reasonable worst-case scenario. As shown in Table 1, retail and dining establishments have the 
highest trip generation potential.  


Three commercial scenarios were reviewed to determine what might be reasonable assumptions for the 
proposed CMX zoning on this lot assuming that no land use limitation or trip cap was necessary, as 
outlined below. 


Scenario 1: Shopping Plaza 


Of the overall 5-acre parcel, approximately 4.48 acres is buildable after the front, back and side setbacks 
are taken into consideration. Based on a typical retail floor to area ratio (FAR) of 0.25 this would result in 
approximately 48,800 square-feet of dining and commercial space. 


A straightforward and simple approach would be to analyze the entirety of the buildable space as a 
Shopping Plaza. The description for the category from the ITE is as follows: 


ITE 821: Shopping Plaza (40-150k) – A shopping plaza is an integrated group of commercial 
establishments that is planned, developed, owned, and managed as a unit. Each study site in this 
land use has between 40,000 and 150,000 square feet of gross leasable area (GLA). The term 
“plaza” in the land use name rather than “center” is simply a means of distinction between the 
different shopping center size ranges. Various other names are commonly used to categorize a 
shopping plaza within this size range, depending on its specific size and tenants, such as 
neighborhood center, community center, and fashion center.  


Its major tenant is often a supermarket but many sites are anchored by home improvement, 
discount, or other stores. A shopping plaza typically contains more than retail merchandising 
facilities. Office space, a movie theater, restaurants, a post office, banks, a health club, and 
recreational facilities are common tenants. A shopping plaza is almost always open-air and the 
GLA is the same as the gross floor area of the building. 


As shown by the description, this land use can also include restaurants and office space in addition to 
retail. Utilizing this land use code would result in the trip generation shown in Table 5. 


Table 5. Proposed CMX Zoning Trip Generation Potential – Scenario 1, ITE Trip Generation 11th Edition 


Land Use ITE Code Size  Daily Trips  


 Weekday PM Peak Hour  


 Total   In   Out  


Shopping Plaza (with Supermarket) 
 Pass-by Trips (40%) 821 48,800 SF 4,611 


-1,844 
441 
-176 


212 
-85 


229 
-91 


Estimated Net Trips 2,767 265 127 138 


Scenario 2: Fast Food, Dispensary, and Shopping Plaza 


A second approach would be to break out some of the retail or service uses that may not adequately be 
addressed under the shopping plaza land use category. We could add in high-intensity uses such as a fast-
food restaurant with drive-through window and a marijuana dispensary to represent a reasonable worst-
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case scenario. Assuming the fast-food restaurant is 3,000 square-feet and the marijuana dispensary is 
3,000 square-feet results in 42,800 square-feet of shopping plaza. The Fast-Food Restaurant with Drive-
Through Window is defined in the ITE Manual as follows: 


ITE 934: Fast-Food Restaurant with Drive-Through Window – This land use includes any fast-food 
restaurant with a drive-through window. This type of restaurant is characterized by a large drive-
through and large carry-out clientele, long hours of service (some are open for breakfast, all are 
open for lunch and dinner, some are open late at night or 24 hours a day) and high turnover rates 
for eat-in customers. The restaurant does not provide table service. A patron generally orders from 
a menu board and pays before receiving the meal. A typical duration of stay for an eat-in patron 
is less than 30 minutes.  


The Marijuana Dispensary is defined in the ITE Manual as follows:  


ITE 882: Marijuana Dispensary – A marijuana dispensary is a stand-alone facility where cannabis 
is sold to patients or retail consumers in a legal manner. 


The dispensary is still a relatively new land use category in the ITE Manual and some of the data is limited. 
For example, pass-by trip generation data is not provided in the ITE Manual. However, it is assumed that 
a portion of the trips to the marijuana dispensary will be trips already on US 97 diverting to the site. For 
comparison purposes, the trip generation data for Pharmacy/Drugstore without Drive-Through in the ITE 
Manual was also reviewed and shows a 53-percent pass-by rate. In addition, another study conducted in 
Brookline, Massachusetts by Hayes Engineering Inc. found that an existing marijuana dispensary had a 
combined pass-by and diverted trip rate of 53.7-percent. To be conservative, the analysis for this trip 
generation will use a 25-percent pass-by rate with the assumption that all of these trips will be from US 
97 (thereby continuing to show impacts to the highway). 


Table 6 summarizes the resulting trip generation with this approach using an assumed internalization rate 
of 10-percent between the land uses. As shown in Table 6, the overall trip generation is slightly higher 
than what was shown in Table 5. 


Table 6. Proposed CMX Zoning Trip Generation Potential – Scenario 2, ITE Trip Generation 11th Edition 


Land Use ITE Code Size  Daily Trips  


 Weekday PM Peak Hour  


 Total   In   Out  


Fast-Food Restaurant with Drive-Through 
 Internal Trips (10%) 
 Pass-by Trips (55%) 


934 3,000 SF 
1,402 
-140 
-694 


99 
-10 
-49 


51 
-5 


-25 


48 
-5 


-24 


Marijuana Dispensary 
 Internal Trips (10%) 
 Pass-by Trips (25%) 


882 3,000 SF 
633 
-63 


-143 


57 
-6 


-13 


28 
-3 
-6 


29 
-3 
-7 


Shopping Plaza (with Supermarket) 
 Internal Trips (10%) 
 Pass-by Trips (40%) 


821 42,800 SF 
4,044 
-404 


-1,456 


386 
-39 


-139 


185 
-19 
-67 


201 
-20 
-72 


Total Trips 
 Internal Trips 
 Pass-by Trips 
Estimated Net Trips 


6,079 
-607 


-2,293 
3,179 


542 
-55 


-201 
286 


264 
-27 
-98 
139 


278 
-28 


-103 
147 
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Scenario 3 – Multifamily and Commercial 


Still another approach would be to add in some of the higher density residential use consistent with the 
zoning. If we assume half of the site will be dedicated to multifamily housing with 40 units per gross acre, 
which is the highest density permitted in the Residential Multi-Family Zone (though easily exceeds typical  
high-density sites that are generally in the range of 20 to 24 units per acre), the development could include 
100 multifamily homes and approximately 24,500 square-feet of commercial space. Separating the 
commercial space into a Fast Casual Restaurant and Coffee/Donut Shop without Drive-through Window 
with the remainder to Strip Retail Plaza would provide a reasonable assessment of potential commercial 
uses on the other half of the property. 


The description for Fast Casual Restaurant was provided earlier in this memo. The ITE Manual describes 
a Coffee/Donut Shop without Drive-Through Window as the following: 


ITE 936: Coffee/Donut Shop without Drive-Through Window – This land use includes any coffee 
and donut restaurant that does not have a drive-through window. The restaurant sells freshly 
brewed coffee (along with coffee-related accessories) and a variety of food/drink products such as 
donuts, bagels, breads, muffins, cakes, sandwiches, wraps, salads, and other hot and cold 
beverages. The restaurant marketing and sales may emphasize coffee beverages over food (or vice 
versa). 


There is also no weekday daily trip information for the Coffee/Donut Shop without Drive-Through Window. 
However, there is information on the daily trip generation for a Coffee/Donut Shop with Drive-Through 
Window. This trip generation is expected to be higher than the one without the drive-through window 
due to the convenience of a drive-through but the relationship between the daily trips and weekday p.m. 
trips is expected to be similar. 


Applying the relationship between the weekday p.m. peak hour trip rates and the daily rates of this 
category to the Coffee/Donut Shop without Drive-Through Window weekday p.m. peak hour trip rates was 
used to approximate daily rates, as summarized in Table 7. 


Table 7. Estimates of Daily Coffee/Donut Shop without Drive-Through Window 
Coffee/Donut Shop With  


Drive-Through 


Ratio 
(daily:pm peak) 


Coffee/Donut Shop Without  
Drive-Through 


Daily Trips 
(trips/1,000sf) 


Weekday PM 
Peak Hour 


(trips/1,000sf) 


Weekday PM  
Peak Hour  


(trips/1,000sf) 


Extrapolated Daily 
Trips  


(trips/1,000sf) 


533.57 38.99 13.68 32.29 441.73 


Pass-by Trip Percentages: The ITE Handbook does not contain any data for Pass-by Trips for the 
category Coffee/Donut Shop without Drive-Through Window, but a significant percentage of the 
trips generated by the development will certainly be pass-by trips due to the convenience-
commercial uses. Data for the pass-by trip rates were obtained from ITE Land Use 932 High-
Turnover (Sit-Down) Restaurant. This land use classification includes a similar requirement that 
site patrons park and walk in to eat. Accordingly, a pass-by trip percentage of 43% was applied to 
the Coffee/Donut Shop without Drive-Through Window. 


The Strip Retail Plaza land use applies to commercial areas totaling less than 40,000 square-feet. It’s 
described in the manual as follows: 
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ITE 822: Strip Retail Plaza (<40k) – A strip retail plaza is an integrated group of commercial 
establishments that is planned, developed, owned, and managed as a unit. Each study site in this 
land use has less than 40,000 square feet of gross leasable area (GLA). Because a strip retail plaza 
is open-air, the GLA is the same as the gross floor area of the building.  


The ITE Manual does not include pass-by trip rates for Strip Retail Plazas. However, it does include pass-
by rates for Shopping Center (>150k) and Shopping Plaza (40-150k). Shopping centers had pass-by rates 
of 19-percent for the largest sites with gross lease areas of 300,000 to 900,000 square-feet. This increased 
to 29-percent pass-by trips for sites between 150,000 and 300,000 square-feet. Shopping plazas had pass-
by rates of 40-percent during the weekday p.m. peak hour. The data shows that the larger sites have lower 
pass-by rates. As the Strip Retail Plaza is the smallest of the shopping center land uses, it would be 
reasonable to assume a relatively high pass-by percentage. To be conservative this analysis applies a 40-
percent pass-by rate to match the Shopping Plaza land use. 


Table 8 summarizes the resulting trip generation if we analyze half the site with multifamily homes and 
the remaining half with commercial development. As shown in the table, multifamily homes are a much 
less intense land use than commercial and while more in line with the plans for this site, do not reflect the 
most intense allowable land uses under the proposed zoning.  


Table 8. Proposed CMX Zoning Trip Generation Potential – Scenario 3, ITE Trip Generation 11th Edition 


Land Use ITE Code Size  Daily Trips  


 Weekday PM Peak Hour  


 Total   In   Out  


Multifamily Housing (Low-Rise) 
 Internal Trips (10%) 220 100 Units 674 


-67 
51 
-5 


32 
-3 


19 
-2 


Fast Casual Restaurant 
 Internal Trips (10%) 
 Pass-by Trips (43%) 


930 3,000 
291 
-29 


-113 


38 
-4 


-15 


21 
-2 
-8 


17 
-2 
-7 


Coffee/Donut Shop without Drive-
Through Window 
 Internal Trips (10%) 
 Pass-by Trips (43%) 


936 2,000 


 
890 
-89 


-344 


65 
-6 


-25 


32 
-3 


-12 


33 
-3 


-13 


Strip Retail Plaza (<40k) 
 Internal Trips (10%) 
 Pass-by Trips (40%) 


822 19,500 SF 
1,062 
-106 
-382 


129 
-13 
-46 


64 
-6 


-23 


65 
-7 


-23 


Total Trips 
 Internal Trips 
 Pass-by Trips 
Estimated Net Trips 


2,917 
-291 
-839 


1,787 


283 
-28 
-86 
169 


149 
-14 
-43 
92 


134 
-14 
-43 
77 


TRIP GENERATION POTENTIAL COMPARISON 


The site is close to the highway and the surrounding land uses include a mini-storage to the east and fast 
food restaurants, hotel, and gas station to the west. So, a reasonable worst-case analysis for a zone change 
should consider that the site could all be commercial. Therefore, the comparative “worst-case” trip 
generation scenarios are presented in Table 9.  
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Table 9. Trip Generation Estimates (ITE 11th Edition) 


Land Use ITE Code Size 
Weekday 
Daily Trips 


Weekday PM Peak Hour Trips 


Total In Out 


Existing I Zoning  


Manufacturing 
 Internal Trips (10%) 140 62,000 SF 295 


-30 
46 
-4 


14 
-1 


32 
-3 


Food Cart Pod 
 Internal Trips (10%) 
 Pass-by Trips (43%) 


926 4 Carts 
191 
-19 
-74 


25 
-3 
-9 


14 
-2 
-5 


11 
-1 
-4 


Total Trips 
 Internal Trips 
 Pass-by Trips 
Estimated Net Trips 


486 
-49 
-74 
363 


71 
-7 
-9 
55 


28 
-3 
-5 
20 


43 
-4 
-4 
35 


Proposed CMX Zoning 


Fast-Food Restaurant with Drive-Through 
 Internal Trips (10%) 
 Pass-by Trips (55%) 


934 3,000 SF 
1,402 
-140 
-694 


99 
-10 
-49 


51 
-5 


-25 


48 
-5 


-24 


Marijuana Dispensary 
 Internal Trips (10%) 
 Pass-by Trips (25%) 


882 3,000 SF 
633 
-63 


-143 


57 
-6 


-13 


28 
-3 
-6 


29 
-3 
-7 


Shopping Plaza (with Supermarket) 
 Internal Trips (10%) 
 Pass-by Trips (40%) 


821 42,800 SF 
4,044 
-404 


-1,456 


386 
-39 


-139 


185 
-19 
-67 


201 
-20 
-72 


Total Trips 
 Internal Trips 
 Pass-by Trips 
Estimated Net Trips 


6,079 
-607 


-2,293 
3,179 


542 
-55 


-201 
286 


264 
-27 
-98 
139 


278 
-28 


-103 
147 


Trip Generation Difference (Proposed – Existing) 


Trip Difference (Proposed Zoning – Existing Zoning) +2,816 +231 +119 +112 


As summarized in Table 9, the rezone increases the trip generation potential of the site on both a daily 
and weekday p.m. peak hour basis. This will require additional analysis to show that a “significant impact” 
does not occur.  


TRIP DISTRIBUTION AND ASSIGNMENT 


A commercial development at this location is expected to primarily serve the surrounding residential 
communities, with a substantial number of trips also arriving as pass-by trips from US 97. The estimated 
trip distribution is shown in Figure 2 along with the assignment of the trip difference in primary trips onto 
the transportation system and pass-by trips.  
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Figure 2. Estimated Trip Distribution and Trip Assignment, Weekday PM Peak Hour. 


Difference in Primary Trips Difference in Pass-by Trips Difference in Total External Trips 
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REVISED APPROACH 


The trip generation and assignment data provided in Figure 2 shows a substantial trip increase would 
occur at the constrained intersection of US 97/1st Street – Reed Road with the rezone, with the land use 
action adding over 300 weekday p.m. peak hour trips to a location that is already constrained and that 
has been identified as deficient within other long-term analyses. While the development flexibility of the 
outright CMX zoning would be beneficial to provide the best and highest property use, a revised scenario 
was prepared to better reflect actual development plans that are being contemplated for the site. This 
scenario can be translated to trips and used as a “trip cap” or left as a density and applied as a density 
cap, as either approach would provide the same impacts. 


The proposed density limitation would restrict the five-acre site to 100 apartment units (encompassing 
about three acres) and 40,000 square-feet of mini-storage space (within the remaining two acres). It was 
assumed that the residential component consisted of “low-rise” apartments that are two- or three-stories 
in height. The results of this scenario are presented below in Table 10. 


Table 10. Limited Trip Generation Scenario (CMX Zoning), ITE 11th Edition 


Land Use ITE Code Size 
 Weekday 
Daily Trips  


 Weekday PM Peak Hour  


 Total   In   Out  


Existing Industrial Zoning 


Manufacturing 
 Internal Trips (10%) 140 62,000 SF 295 


-30 
46 
-4 


14 
-1 


32 
-3 


Food Cart Pod 
 Internal Trips (10%) 
 Pass-by Trips (43%) 


926 4 Carts 
191 
-19 
-74 


25 
-3 
-9 


14 
-2 
-5 


11 
-1 
-4 


Total Trips 
 Internal Trips 
 Pass-by Trips 
Estimated Net Trips 


486 
-49 
-74 
363 


71 
-7 
-9 
55 


28 
-3 
-5 
20 


43 
-4 
-4 
35 


Proposed (Limited) CMX Zoning 


Multifamily Housing (Low-Rise) 220 100 Units 674 51 32 19 


Mini-Warehouse 151 40,000 SF 58 6 3 3 


Total Trips  732 57 35 22 


Trip Generation Comparison 


Proposed – Existing Trips +369 +2 +15 -13 


Table 10 shows that the proposed mix of uses generate nearly double the overall trips on a weekday daily 
basis, but during the critical weekday p.m. peak hour (which serves as ODOT’s design hour) this difference 
is only an increase of +2 weekday p.m. peak hour trips, albeit with some difference between the inbound 
and outbound travel patterns. When the pass-by trips are assigned to the roadway system (as these trips 
will continue to impact the US 97/1st Street – Reed Road intersection) this difference is further reduced, 
as shown within the trip distribution and assignment in Figure 3. 
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Figure 3. Estimated Trip Distribution and Trip Assignment with Trip Limitation, 
Weekday PM Peak Hour. 


Total IG Zoning Trips (Includes Pass-by) Total Limited CMX Trips Difference in Trip Generation 
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Figure 3 shows that with the land use restrictions in place the rezone does not exceed a two-vehicle impact 
at any of the nearby study intersections. This level of impact would not trigger additional analysis or be 
considered significant. While the daily trips show a +369 trip increase, with the 1st Street – Reed Road 
corridor classified as an Arterial and historical (pre-COVID) March 2019 counts showing about 310 peak 
hour vehicles (about 3,100 daily trips). While a specific volume threshold for La Pine’s arterials was not 
identified, this level of trips would be well within an acceptable range with or without the rezone, and 
accounting for forecast growth in La Pine would not alter its designation. 


TRANSPORTATION PLANNING RULE COMPLIANCE 


Table 11 summarizes the applicable criteria for compliance with the Transportation Planning Rule. Further 
discussion of the applicable items noted in the table is provided below. 


Table 11. Summary of Criteria in OAR 660-012-0060 


Section  Criteria Applicable? 


1 Describes how to determine if a proposed land use action 
results in a significant impact. Yes, see response below 


2 Describes measures for complying with Criterion #1 where a 
significant impact is determined. Yes, see response below 


3 


Describes measures for complying with Criteria #1 and #2 
without assuring that the allowed land uses are consistent with 
the function, capacity and performance standards of the 
facility. 


No 


4 Determinations under Criteria #1, #2, and #3 are coordinated 
with other local agencies. Yes 


5 
Indicates that the presence of a transportation facility shall not 
be the basis for an exception to allow development on rural 
lands. 


No 


6 Indicates that local agencies should credit developments that 
provide a reduction in trips. No 


7 Outlines requirements for a local street plan, access 
management plan, or future street plan. No 


8 Defines a mixed-use, pedestrian-friendly neighborhood. No 


9 
Outlines requirements under which a local government may 
find that an amendment to a zoning map does not significantly 
affect an existing and planned transportation facility.  


No 


10 
Outlines requirements under which a local government may 
amend a plan without applying performance standards related 
to motor vehicle traffic congestion, delay or travel time.  


No 


11 Outlines requirements under which a local government may 
approve an amendment with partial mitigation.  No 
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As noted in Table 11, there are three criteria that apply to this specific Plan and Land Use Regulation 
Amendment. These criteria are provided below in italics with responses shown in standard font.  


OAR 660-012-0060 (1) Where an amendment to a functional plan, an acknowledged 
comprehensive plan, or a land use regulation (including a zoning map) would significantly affect 
an existing or planned transportation facility, the local government must put in place measures as 
provided in section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10) 
of this rule, to assure that allowed land uses are consistent with the identified function, capacity, 
and performance standards (e.g. level of service, volume-to-capacity ratio, etc.) of the facility. A 
plan or land use regulation amendment significantly affects a transportation facility if it would:  


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


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


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


(c)(B) Degrade existing or planned facilities such that they would not meet the 
performance standards in the adopted TSP, or 


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


Response: The proposed rezone without land use limitations shows the potential to generate over 300 
additional trips at the constrained US 97/Reed Road – 1st Street intersection. As this location has already 
been shown to operate above ODOT’s mobility standard within other nearby rezone projects, this level of 
impact would create a significant impact. 


OAR 660-012-0060 (2) If a local government determines that there would be a significant effect, 
then the local government must ensure that allowed land uses are consistent with the identified 
function, capacity, and performance standards of the facility measured at the end of the planning 
period identified in the adopted TSP through one or a combination of the remedies listed in (a) 
through (e) below… 


(a) Adopting measures that demonstrate allowed land uses are consistent with the 
planned function, capacity, and performance standards of the transportation facility. 


Response: The rezone proposes a “trip cap” of 57 weekday p.m. peak hour trips or density limitation that 
would limit the site to 100 multifamily units and 40,000 square-feet of mini-storage uses. Exceeding these 
thresholds would require re-evaluation of the system to again review its adequacy to support higher levels 
of development. With this limitation in place the site would generate approximately the same number of 
trips during the critical weekday p.m. peak hour (ODOT design hour) and result in no changes to adopted 
transportation plans. 


OAR 660-12-0060 (4) Determinations under sections (1)–(3) of this rule shall be coordinated with 
affected transportation facility and service providers and other affected local governments. 
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Response: The proposed rezone is located near an ODOT facility (US 97 corridor). The rezone will 
therefore require coordination with and approval by ODOT. A copy of this study will be provided to ODOT 
for their review and comment. 


FINDINGS AND RECOMMENDATIONS 


This analysis shows that the rezone of the five-acre parcel located on 1st Street in La Pine from Industrial 
(I) to Commercial Mixed-Use (CMX) has the potential to result in a significant impact on the transportation 
system, with about +300 added weekday p.m. peak hour trips impacting the nearby traffic signal in a 
comparative “worst case” trip generation scenario. This level of density and types of uses are not desired 
by the owner, so a condition is instead requested that would limit the site to generate up to 57 weekday 
p.m. peak hour trips (based on development of up to 100 apartment units and 40,000 square-feet of mini-
storage). With this land use limitation assigned to the overall parcel the difference in trip generation 
potential would be +2 weekday p.m. peak hour trips, which would not result in a significant impact. 


This application only supports the rezone of the property and therefore provides a comparative analysis 
to the existing zoning potential consistent with the Transportation Planning Rule requirements for Plan 
Amendments. Further assessment of the actual impacts will be required when specific development plans 
are finalized, and this assessment will need to consider the full impact of the site in comparison to its 
current uses. 


Please let me know if you have any questions on this report, I can be reached at (503) 997-4473 or via 
email at joe@transightconsulting.com. 


 


Attachments: 


• Historical Year 2019 Traffic Counts 























NOTICE: The Deschutes County Building Safety Divisions code mandates that Access, Egress, Setbacks, Fire & Life Safety, Fire Fighting Water Supplies, etc. must be specifically addressed during the appropriate plan review process with regard to any proposed structures and occupancies.

Accordingly, all Building Code required items will be addressed, when a specific structure, occupancy, and type of construction is proposed and submitted for plan review.

Randy Scheid




March 31, 2017



We provide knowledgeable, timely, professional, respectful service.
We take ownership of customers' needs and follow through.
We value our customers and approach them with an open mind.

 

From: Rachel Vickers <rvickers@lapineoregon.gov> 
Sent: Wednesday, September 20, 2023 4:33 PM
To: Dan Daugherty <chiefdaugherty@lapinefire.com>; Kelly West <kwest@lapineoregon.gov>; Randy
Scheid <Randy.Scheid@deschutes.org>; Erik Huffman <ehuffman@beconeng.com>;
clara.butler@osp.oregon.gov; Tracy Griffin <Tracy.Griffin@deschutes.org>; Cody Smith
<Cody.Smith@deschutes.org>; Tarik Rawlings <Tarik.Rawlings@deschutes.org>; Todd Cleveland
<Todd.Cleveland@deschutes.org>
Cc: Brent Bybee <bbybee@lapineoregon.gov>
Subject: City of La Pine Agency Notice of Application (06SPR-23, Knottworks)
 

[EXTERNAL EMAIL]

Hello,
 
The City of La Pine has received an application for a new 44-unit Manufactured Home Park located at
16565 Reed Road. While staff is reviewing the application for completeness, I have attached the
submitted application materials for your review and agency comments.
 
Please submit all comments to the assigned planner at rvickers@lapineoregon.gov and let me know if
you have any questions.
 
Best,
 

 

https://ddec1-0-en-ctp.trendmicro.com/wis/clicktime/v1/query?url=https%3a%2f%2fdial.deschutes.org%2fReal%2fIndex%2f142063&umid=75f2bacc-359d-4a88-ab63-e025a0aff2f8&auth=eb57fbfd9ea9cdaa3b558713c132cdbc67404c41-aa550efd5d3b14e84a0c185c179924684e67a7f8
mailto:rvickers@lapineoregon.gov


 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
NOTICE: The Deschutes County Building Safety Divisions code mandates that Access, Egress, 
Setbacks, Fire & Life Safety, Fire Fighting Water Supplies, etc. must be specifically addressed 
during the appropriate plan review process with regard to any proposed structures and occupancies. 
 
 
Accordingly, all Building Code required items will be addressed, when a specific structure, occupancy, 
and type of construction is proposed and submitted for plan review. 
 

 
 

 
Randy Scheid     September 21, 2023 
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