Kent Taylor Civic Hall
200 NE Second Street
McMinnville, OR 97128

City Council Special Called Urban Growth Boundary (UGB) Amendment Public Hearing Meeting Agenda
Tuesday, December 1, 2020
Wednesday, December 2, 2020
6:00 p.m. — Special Called Public Hearing

Welcome! The public is welcome to attend, however if you are not feeling well, please stay home and take care of yourself. In
accordance with Governor Kate Brown's Executive Order we are limiting the amount of people at Civic Hall and if we meet
capacity we may ask you to leave. With new face covering mandate all who wish to attend public meetings must wear a

face mask or some kind of face covering is required at all times while in the building. Maintain a 6 feet distance.

The public is strongly encouraged to relay public comments or testimony to the Council in one of the following ways:
1.  Submit written public testimony at any time up to 12 p.m. the day of each meeting to
Heather.Richards@mcminnvilleoregon.qov or mailed to Heather Richards, 231 NE 5th Street McMinnville, OR 97128 (if
mailed it needs to be received to Heather Richards no later than noon on December 3™ to be included in the record)
2. Submit written public testimony using the public testimony webform found here:
https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-urban-growth-boundary-
ugb-remand-project.
3. Sign up to speak on one of the designated days prior to the hearing day. You can speak in person or via zoom, please
sign up using the webform found here: https://www.mcminnvilleoreqon.qov/citycouncil/webform/public-comment-
webform-2003-urban-growth-boundary-ugb-remand-project or contacting City Recorder
Claudia.Cisneros@mcminnvilleoregon.qov or calling at 503-435-5702.
4. Appearing by telephone only please sign up prior to the meeting by contacting the City Recorder at
Claudia.Cisneros@mcminnvilleoregon.qgov or calling at 503-435-5702 as the chat function is not available when calling
in zoom.

5. Join the live zoom meeting on day of your choice; send a chat directly to the City Recorder, Claudia Cisneros, to request

to speak or use the raise hand feature in zoom, you will need to provide your name, address and phone or email for

the record prior to speaking, once that information is provided the city recorder will announce you and be able to
unmute your mic.
6. Appear to speak in person at the Council Chambers and sign up to speak, if we meet Chambers capacity we may ask
you to leave after you provide your public testimony, to allow other participants to be in the building and speak.

You can live broadcasts the City Council Meeting on cable channels Xfinity 11 and 331,
Frontier 29 or webstream here:
www.mcml1.org/live

CITY COUNCIL SPECIAL CALLED URBAN GROWTH BOUNDARY (UGB) AMENDMENT PUBLIC HEARING MEETING:
You may join online via Zoom Meeting:
https.//mcminnvilleoregon.zoom.us/j/976078007302pwd=UHJoeXNQRzNDVmUvUCt4NjUIWTZxZz09
Zoom ID: 976-0780-0730
Zoom Password: 640826

Or you can call in and listen via zoom: 1-669- 900-9128
ID: 976-0780-0730

6:00 PM — SPECIAL CALLED PUBLIC HEARING MEETING - VIA ZOOM & COUNCIL CHAMBERS
1. CALLTO ORDER & ROLL CALL

2. PUBLIC HEARING
a. G 6-20/0rdinance 5098 -Urban Growth Boundary Amendment

3. ADJOURNMENT

Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice: Kent Taylor Civic Hall is accessible to persons with disabilities. A request for an
interpreter for the hearing impaired or for other accommodations for persons with disabilities should be made a least 48 hours before the meeting to the City
Recorder (503) 435-5702 or Claudia.Cisneros@mcminnvilleoregon.gov.
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Kent Taylor Civic Hall
200 NE Second Street
McMinnville, OR 97128

City Council Special Called Urban Growth Boundary (UGB) Amendment Public Hearing Meeting Agenda
Thursday, December 3, 2020
6:00 p.m. — Special Called Public Hearing

Welcome! The public is welcome to attend, however if you are not feeling well, please stay home and take care of yourself. In
accordance with Governor Kate Brown's Executive Order we are limiting the amount of people at Civic Hall and if we meet capacity
we may ask you to leave. With new face covering mandate all who wish to attend public meetings must wear a face mask or some
kind of face covering is required at all times while in the building. Maintain a 6 feet distance.

The public is strongly encouraged to relay public comments or testimony to the Council in one of the following ways:
1. Submit written public testimony at any time up to 12 p.m. the day of each meeting to
Heather.Richards@mcminnvilleoregon.qov or mailed to Heather Richards, 231 NE 5th Street McMinnville, OR 97128 (if
mailed it needs to be received to Heather Richards no later than noon on December 3™ to be included in the record).
2. Submit written public testimony using the public testimony webform found here:
https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-urban-growth-boundary-ugb-
remand-project.
3. Sign up to speak on one of the designated days prior to the hearing day. You can speak in person or via zoom, please sign up
using the webform found here: https.//www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-
urban-growth-boundary-ugb-remand-project or contacting City Recorder Claudia.Cisneros@mcminnvilleoregon.qgov or calling
at 503-435-5702.
4. Appearing by telephone only please sign up prior to the meeting by contacting the City Recorder at
Claudia.Cisneros@mcminnvilleoreqon.qov or calling at 503-435-5702 as the chat function is not available when calling in
zoom.
5. Join the live zoom meeting on day of your choice; send a chat directly to the City Recorder, Claudia Cisneros, to request to
speak or use the raise hand feature in zoom, you will need to provide your name, address and phone or email for the record
prior to speaking, once that information is provided the city recorder will announce you and be able to unmute your mic.
6. Appear to speak in person at the Council Chambers and sign up to speak, if we meet Chambers capacity we may ask you to
leave after you provide your public testimony, to allow other participants to be in the building and speak.

You can live broadcasts the City Council Meeting on cable channels Xfinity 11 and 331,
Frontier 29 or webstream here:
www.mcmll.org/live

CITY COUNCIL SPECIAL CALLED URBAN GROWTH BOUNDARY (UGB) AMENDMENT PUBLIC HEARING MEETING:
You may join online via Zoom Meeting:
https://mcminnvilleoreqgon.zoom.us/j/97607800730?pwd=UHJoeXNQRzNDVmUvUCt4NjUIWTZxZz09
Zoom ID: 976-0780-0730
Zoom Password: 640826

Or you can call in and listen via zoom: 1-669- 900-9128
ID: 976-0780-0730

6:00 PM — SPECIAL CALLED PUBLIC HEARING MEETING — VIA ZOOM & COUNCIL CHAMBERS
1. CALLTO ORDER & ROLL CALL

Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice: Kent Taylor Civic Hall is accessible to persons with disabilities. A request for an
interpreter for the hearing impaired or for other accommodations for persons with disabilities should be made a least 48 hours before the meeting to the City
Recorder (503) 435-5702 or Claudia.Cisneros@mcminnvilleoregon.gov.

20of 80


mailto:Claudia.Cisneros@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov
https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-urban-growth-boundary-ugb-remand-project
https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-urban-growth-boundary-ugb-remand-project
https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-urban-growth-boundary-ugb-remand-project
https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-webform-2003-urban-growth-boundary-ugb-remand-project
mailto:Claudia.Cisneros@mcminnvilleoregon.gov
mailto:Claudia.Cisneros@mcminnvilleoregon.gov
http://www.mcm11.org/live
https://mcminnvilleoregon.zoom.us/j/97607800730?pwd=UHJoeXNQRzNDVmUvUCt4NjU1WTZxZz09

2. PUBLIC HEARING
a. G 6-20/0rdinance 5098 -Urban Growth Boundary Amendment

3. ORDINANCE
a. Consider first reading with possible second reading of Ordinance No. 5098: An Ordinance
Adopting Certain Amendments to the McMinnville Comprehensive Plan Map, Comprehensive
Plan and McMinnville Municipal Code (Chapter 17), Approving the McMinnville Growth
Management and Urbanization Plan and Its Appendices, And Adding Land Supply to
McMinnville’s Urban Growth Boundary.

4. ADJOURNMENT

Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice: Kent Taylor Civic Hall is accessible to persons with disabilities. A request for an
interpreter for the hearing impaired or for other accommodations for persons with disabilities should be made a least 48 hours before the meeting to the City
Recorder (503) 435-5702 or Claudia.Cisneros@mcminnvilleoregon.gov.
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City of McMinnville

Planning Department

231 NE Fifth Street
McMinnville, OR 97128

(503) 434-7311
www.mcminnvilleoregon.gov

STAFF REPORT

DATE: December 1, 2020
TO: Mayor and City Councilors
FROM: Heather Richards, Planning Director

SUBJECT: Public Hearing — Ordinance No. 5098 — UGB Amendment (Docket Number G 6-20)

STRATEGIC PRIORITY & GOAL:

GROWTH & DEVELOPMENT CHARACTER € HOUSING OPPORTUNITIES % e ERTHUN

Guide growth & development strategically, responsively & responsibly to Create diverse housing opportunities that support great ne|ghbon+|oods

enhance our unique choracter. OBJECTIVE/S: Conduct thorough and timely planning
OBJECTIVE/S: Strategically plan for short and long-term and forecasting to ensure that regulatory frameworks for
growth and development that will create enduring value land supply align with market-driven housing needs

for the community

ECONOMIC PROSPERITY COMMUNITY SAFETY & RESILIENCY

Provide economic opportunity for all residents through sustainable growth Proactively plan for & responsively maintain a safe & resilient community.
across a balanced array of traditional and innovative industry sectors.

OBJECTIVE/S: Accelerate growth in living wage jobs
across a balanced array of industry sectors

OBJECTIVE/S: Provide exceptional police, municipal
court, fire, emergency medical services EMS), utility
services and public works

Report in Brief:

This is a public hearing for the consideration of Ordinance No. 5098, an ordinance approving the
McMinnville Growth Management and Urbanization Plan (MGMUP) 2020 UGB Update. The approval of
Ordinance No. 5098 and the MGMUP 2020 UGB Update would result in an expansion of the McMinnville
urban growth boundary (UGB) to add 662.40 gross buildable acres (862.40 gross acres) of additional
land to the UGB to meet identified residential, commercial, industrial, and other public and semi-public
land needs for a targeted population forecast of 44,055 people.

The MGMUP 2020 UGB Update also includes Comprehensive Plan Map Amendments that assign urban
Comprehensive Plan map designations to all lands proposed to be included in the UGB and those that
are currently in the UGB, as well as Comprehensive Plan Text Amendments to amend and/or create
policies to guide the implementation of the MGMUP 2020 UGB Update.

This is the result of the work to respond to a Court of Appeals remand of the 2003 MGMUP adopted in
2003 by Ordinance No. 4796, and subsequently amended by Ordinances No. 4840, 4841 and 4961
respectively.
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MAC Town Strategic Plan, 2032 Objectives Achieved:

GROWTH AND DEVELOPMENT CHARACTER F-3, Strategically plan for short and long-term growth
and development that will create enduring value for the community.

Update long range land-use plans.

Set a policy for updating facilities plans

HOUSING G-2, Conduct thorough and timely planning and forecasting to ensure that regulatory
frameworks and land supply align with market-drive housing needs.
Assess urban growth boundaries adjustment.

Background:

On January 22, 2020, staff conducted a work session with the City Council about growth planning, current
efforts that were underway at the time, and options for the City to consider to move forward with planning
for the growth of the City of McMinnville. At that time staff presented numerous options and paths for
moving forward with growth planning, ranging from starting a new UGB study and analysis to doing
nothing and waiting for a state-wide fix to the Oregon state-mandated land use planning program. After
weighing the potential costs, timeframe, and appeal risk for each option, as well as the potential for each
option to achieve land needs and achieve state planning goals, the City Council directed staff to pick up
the previous UGB study and expansion work that the City had attempted to adopt in 2003. This previous
UGB work is referred to as the McMinnville Growth Management and Urbanization Plan (MGMUP or
“Plan”), and was subject to appeals that ultimately resulted in the MGMUP being remanded from the
Oregon Court of Appeals in 2011 to the Land Conservation and Development Commission (LCDC) who
eventually remanded it to the City on February 29, 2012.

The MGMUP was the product of ten years of community engagement, community visioning and planning
by the City of McMinnville from 1994 — 2003. Based on a three year community visioning effort from
1997 — 1999 entitled McMinnville 2020, the MGMUP was first intended to plan for a future McMinnville,
2000 — 2020. However, after a couple of years of opposition and challenges from local and state land-
use advocates, the City of McMinnville adjusted its planning horizon to 2003 — 2023, and adopted the
MGMUP in 2003 via Ordinance No. 4796, while maintaining the values and vision of McMinnville 2020.

The Plan was very progressive for its time, built upon the premise of smart growth planning of compact,
mixed-used neighborhoods that provided residents with amenities, goods and services within a twenty
minute walkshed in order to help alleviate pressure on the transportation network and to protect
surrounding farmland. The hallmark of the Plan is the need to expand the city’s urban growth boundary
to accommodate future population growth, where that expansion would take place, and how the land in
the expansion area would develop.

As discussed above, the MGMUP encountered some opposition from 1000 Friends of Oregon, Friends
of Yamhill County, llsa Perse and Mark Davis when it was reviewed by the Department of Land
Conservation and Development and the Land Conservation and Development Commission. Eventually
it was appealed to the Oregon Court of Appeals (COA) in 2007 by 1000 Friends of Oregon, Friends of
Yamhill County and llsa Perse. In 2011, the COA issued a decision, which remanded to LCDC for
additional analysis and to respond to one assignment of error. In 2012, LCDC remanded it to the City.
Upon the receipt of the remand from LCDC, the City elected to pause on its effort to move forward with
the Plan and adopted Ordinance No. 4961 which repealed certain aspects of the Plan that had been
adopted into the Comprehensive Plan and the Zoning Ordinance.

Since January, 2020, staff has been working on the remanded assignment of error — which is basically
the analysis, process and methodology for selecting the land to include in the City’'s UGB to meet the
needs of 44,055 people (which is the targeted population forecast for the planning period). Throughout

Page |2 5 of 80



the year, staff provided monthly updates to the City Council on the progress of this work during public
work session meetings from April 2020 to November 2020.

Ordinance No. 5098, which is now before the City Council for consideration, adopts the proposed
Comprehensive Plan Map Amendment for the new UGB, the proposed comprehensive plan map
designations for land within the city's UGB, the MGMUP and its appendices, the proposed
Comprehensive Plan policy amendments, the proposed Zoning Ordinance code amendments, and the
Findings document for the MGMUP. The remand response is referred to within the documents
associated with Ordinance No. 5098 as the “MGMUP 2020 UGB Update”.

Since this is a remand of a decision that went through considerable public process and engagement for
many years in McMinnville, including public hearings with the McMinnville Urban Area Management
Committee, the Planning Commission and the City Council, the remand is being considered by City
Council.

The City Council will conduct a public hearing to receive public input and testimony on Ordinance No.
5098 and the MGMUP 2020 UGB Update. The public hearing will be held over the course of three
successive evenings to ensure that adequate opportunity is provided for public involvement. The public
hearing will be held at 6:00 PM on December 1, 2020, 6:00 PM on December 2, 2020, and 6:00 PM on
December 3, 2020. Anyone interested in participating in the public hearing may attend any or all of the
public hearing dates. However, in order to participate and establish legal standing in the legal record of
the proceedings, any interested person/party does not need to attend all three public hearing dates.
Participation in just one of the public hearing dates (and/or submission of written comments) will result in
formal participation and the establishment of legal standing in the proceedings. Legal standing at the
local level is needed to challenge or appeal the decision of the City Council to DLCD and potentially
LCDC and the Court of Appeals. The City Council will conduct the public hearing, take testimony, and
then make a decision on the proposed amendments.

Prior to the public hearing, the City also offered public information sessions as an additional opportunity
for the public to learn more about the recommended UGB and Comprehensive Plan amendments
associated with the MGMUP 2020 UGM Update. Those public information sessions were held on
November 11", November 13", November 17", and November 23",

Following the public hearing on December 3, 2020, the Council will have the option of closing the hearing,
deliberating, and making a decision on Ordinance No. 5098 and the proposed UGB amendment. If
necessary, the Council may continue the public hearing and/or the deliberation and decision on the
Ordinance to a future meeting on December 8, 2020. Should the City Council make a decision to approve
Ordinance No. 5098 and the UGB amendment, the proposal would then be forwarded to the Yamhill
County Board of Commissioners for their consideration and review during another public hearing held by
the County. The Yamhill County Board of Commissioners public hearing, deliberation, and decision is
currently scheduled to occur on December 10, 2020, with a potential second date for continued hearing,
deliberation, and/or decision on December 17, 2020.

Following review and decision by both the McMinnville City Council and the Yamhill County Board of
Commissioners, the UGB amendment and associated Comprehensive Plan and Zoning amendments
will be submitted to the Department of Land Conservation and Development (DLCD) for their review and
acknowledgment, in the manner provided for periodic review under applicable Oregon Revised Statute
(ORS).
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Discussion:

The adoption of Ordinance No. 5098 would result in the adoption of the MGMUP 2020 UGB Update to
the 2003 McMinnville Growth Management and Urbanization Plan — McMinnville’s Remand Response to
the COA.

Below is a summary of the major components of the MGMUP 2020 UGB Update. Much more detail is
provided in the MGMUP and its associated appendices, which are included as attachments to this staff
report.

Plan Components
The MGMUP 2020 UGB Update includes the following components:

e McMinnville Growth Management and Urbanization Plan (MGMUP or “Plan”), including:
o0 Appendix A — Population and Employment Forecast

Appendix B — Buildable Lands Analysis

Appendix C — Urbanization Report or the Alternatives Analysis

Appendix D — Proposed Comprehensive Plan Policy Amendments

Appendix E — Proposed Zoning Ordinance Amendments

Appendix F — Proposed Comprehensive Plan Map Amendment

Appendix G — The Framework Plan and Area Planning Process

O O0OO0O0OO0O0

How the Remand Work Interacts with the Original Planning Documents

Staff is suggesting that the City Council should decide to retain most of the original work and documents
to honor the years of community visioning that formed the basis for the Plan and to build on the
community’s previous investment in this effort. The vast majority of this original work was also affirmed
by the COA and not part of the remand or the assignment of error. The MGMUP 2020 UGB Update and
its associated appendices all blend both the original work and any updated analysis that was necessary
as part of this remand effort. Within the documents, new sections are included to note when the original
elements are being retained and when new analysis is being introduced or the original elements are
being affirmed with a verification of achievement.

Urban Growth Boundary Amendment

In the original planning work, the City of McMinnville had determined that, in order to accommodate future
growth needs for housing, employment and livability, the urban growth boundary (UGB) needed to
expand by approximately 1,538.45 gross acres and 880.66 gross buildable acres to accommodate a
future planning horizon of 2003 — 2023. Again, staff is suggesting that the City Council retain this original
work and land need. Since McMinnville is literally surrounded by high-value farmland, any discussion
and analysis of urban expansion into the rural farm lands needs to be very carefully analyzed and
thoughtful in terms of overall impact.

The initial MGMUP submittal in 2003 resulted in 259 gross buildable acres of residential land being
amended into the UGB boundary in 2004 (hereinafter referred to as “Phase 1”). This amendment was
substantially less than what was required to meet the City’s identified need for housing, employment and
livability needs. The remainder of the land need and UGB amendment was appealed by 1000 Friends
of Oregon, Friends of Yambhill County and llsa Perse to the Court of Appeals which eventually remanded
the effort back to LCDC and subsequently to the City of McMinnville for one assignment of error — the
analysis of lands to include within the proposed UGB amendment per the provisions of ORS 197.298,
Goal 14, ORS 197.732(1)(c)(B), Goal 2, Part Il (c), and OAR 660-004-0020.
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This remand effort focuses on the remaining land need identified by the City of McMinnville for housing,
employment and livability (parks, public facilities, etc.) as a “Phase II” effort of the MGMUP UGB
amendment. The remand effort also updates the analysis of lands for potential inclusion in the UGB as
directed within the COA decision.

The focus of this remand effort is the alternatives analysis evaluating where the city's UGB should
expand. That analysis is what the COA determined the City needed to evaluate again. City Council will
find that analysis in Appendix C of the MGMUP.

Summary of Future Growth Need

As discussed above, staff is suggesting that the City Council decide to continue to utilize all of the data
that informed the original Plan — in terms of the Coordinated Population Forecast, Buildable Land
Inventory, Housing Needs Analysis and Economic Opportunity Analysis, as these were all challenged in
the past and have since been affirmed. A summary of those evaluations and outcomes can be found in
Appendix A and Appendix B of the MGMUP.

Planning Horizon Data*
*See Appendix A, Population and Employment Forecast, and Appendix B, Buildable Lands Analysis, for
details.

Planning Horizon = 2003 — 2023

Population Forecast = 44,055

Increase in Population in Planning Horizon = 15,545

Housing Needed to Accommodate Population Growth = 6,014 Dwelling Units

Housing Supply Target = 60% single-family, 40% multi-family

Housing Density Target = 5.7 dwelling units/gross buildable residential acre

Employment Forecast in 2023 = 22,161 Employees

Increase in Employees in Planning Horizon = 7,420 Employees

Land Need in UGB Expansion*
*Please see Appendix B, Buildable Lands Analysis, for details.

Table 1: Total additional acres needed in the McMinnville UGB, 2003-2023

Category of Land Need Needed Gross Buildable Acres
Residential 818.00
Commercial 106.00
Industrial® (46.00)
Total 924.00°

1The City of McMinnville will retain its surplus in Industrial Land to achieve its economic development strategy.
°The overall land need has increased from the original 880.66 gross buildable acres in 2003 to 924.00 gross
buildable acres in 2020 due to the application of a Conservation Easement on 81 acres of buildable land within the
city’s existing urban growth boundary that prohibits any future development on the property in perpetuity. This effort
though was able to find another 40 acres of land efficiency to decrease that overall impact to 43 acres.

In 2004, 259 gross buildable acres were amended into McMinnville’s UGB as Phase | of this effort. The
remaining acres in the proposed UGB amendment were appealed to the Court of Appeals which
eventually remanded the work back to the City of McMinnville for further evaluation and refinement. Table
2 below identifies the Phase | UGB amendment, as well as the remaining land need proposed to be
achieved by the Phase Il UGB amendment.
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Table 2: Phase Il total additional acres needed in the McMinnville UGB, 2003-2023

Category of Land Need Phase | Amendment Phase Il Amendment Need
(Gross Buildable Acres) (Gross Buildable Acres)

Residential 259.00 559.00

Commercial 106.00

Industrial® (46.00)

Total 259.00 665.00

1The City of McMinnville will retain its surplus in Industrial Land to achieve its economic development strategy.
Comprehensive Plan Map Amendments (Phase Il)

The City Council’'s adoption of this Ordinance No. 5098 would result in a Comprehensive Plan
Amendment to expand the city’s existing urban growth boundary by 862.40 gross acres with 662.40 gross
buildable acres, which is just under the 665.00 gross buildable acres identified in Table 2 as necessary
to accommodate the city’s future land need. (See Appendix C, Urbanization Report, for more details).

Staff is recommending that the City use an Urban Holding (UH) Comprehensive Plan Designation for
most land in the UGB until Area Planning and Master Planning is completed that enables the adoption of
urban land use designations. This will allow for maximum efficiencies of land use within the UGB
expansion areas and guarantee that the City’s need for housing types, commercial uses and public
amenities is achieved. These future Area Planning and Master Planning processes will be described in
more detail below.

Table 3: Comprehensive Plan designations in the McMinnville UGB, 2003-2023,
gross buildable acres, (Phase Il)

Comprehensive Plan Designation Gross Buildable Acres
Urban Holding 595.40
Commercial 26.70
Industrial® 40.30
Total 662.40

1 As a land-use efficiency, the City of McMinnville will rezone 40 acres of industrially zoned property within the
existing UGB to a commercial zone, and amend its UGB with an exception area that will be designated industrial to
preserve more higher value, higher priority farmland within the UGB expansion study area.

Map 1 below is the proposed comprehensive plan map amendment for the Phase Il lands. Note: Included
on the map is land within the City of McMinnville’s floodplains that are not considered buildable and
therefore do not meet an identified land need, but which are being included in the UGB amendment as a
means to protect the riparian habitat and to mitigate negative agricultural conflicts between urban and
rural uses.
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Map 1: McMinnville MGMUP Remand UGB Comprehensive Plan Map Amendment (Phase Il)

City of McMinnville
UGB Evaluation

Draft UGB
Proposal

Comprehensive
Plan Map

B3 Current UGB
¥ 1 Froposed UGB Expansion Areas (Ph 2)

Propused Comp. Plan Map: Designation
M C (Commercial]
= FP (Floodplzin)
M | {Industrial)
_ B UH (Urbzn Holding)

This is a draft map as of
10.13.2020 and is subject
to change until adopted

Comprehensive Plan Designations (Phase | and II)

The final UGB amendment to support the MGMUP 2020 UGB Update (Phase | and Phase Il) will be
1,280.30 gross acres, and 921.40 gross buildable acres, which is just under the 924.00 gross buildable
acres identified in Table 1 as necessary to accommodate the city’s future land need. Table 4 describes
the gross buildable acres needed to accommodate the City’s identified housing, employment and livability
needs for the entire UGB amendment (both Phase | and Phase ll).

Table 4: Comprehensive Plan designations in the McMinnville UGB, 2003-2023,
gross buildable acres, (Phase | and Phase Il)

Comprehensive Plan Designation Gross Buildable Acres
(to satisfy land need)

Urban Holding 854.40

Commercial 26.70

Industrial® 40.00

Total 921.40

Some of the proposed UGB expansion includes acreage that is not buildable, such as floodplains, land
with slopes that are greater than 25%, and land that already has development on it. Table 5 describes
the total gross acres of UGB expansion land needed to accommodate the City’s identified housing,
employment and livability needs for the entire UGB amendment (both Phase | and Phase II).
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Table 5: Comprehensive Plan designations in the McMinnville UGB, 2003-2023,
gross acres, (Phase | and Phase Il)

Comprehensive Plan Designation Gross Acres
Urban Holding 1039.50
Commercial 27.50
Industrial 92.30
Floodplain 121.00
Total 1280.30

Comprehensive Plan Map Amendment (Phase | and Phase Il)

Map 2 below identifies the proposed McMinnville MGMUP 2020 UGB Update comprehensive plan map
amendment for both Phase | and Phase Il. Staff is recommending that the City Council amend the
Comprehensive Plan Map designations of the land that was included in 2004 to the new Urban Holding
designation, in order to accommodate more detailed Area Planning and Master Planning (which will be
discussed in more detail below). Note: Included on the map is land within the City of McMinnville’s
floodplains that are not considered buildable and therefore do not meet an identified land need, but which
are being included in the UGB amendment as a means to protect the riparian habitat and to mitigate
negative agricultural conflicts between urban and rural uses.

Map 2: MGMUP Remand UGB Comprehensive Plan Map Amendment, 2003-2023,
(Phase | and Phase Il)

City of McMinnville
UGB Evaluation

Draft UGB
Proposal

Showing
Proposed
Comp. Plan
for Phases 1 & 2

B3 Current UGD
21 Areas Previously Added o UGB (Ph. 1)
O Proposed UGE Expansion Areas (Ph 2]

propesed Comp. Plan Map Designation
B C (Lommercial}
LI FP (Floodplain)
B | (Industrial)
B UH (Urban Holding)

This is a draft map as of
10.13.2020 and is subject
to change until adopted
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Implementation Plan - Proactive Planning Prior to Annexation

The success of the MGMUP 2020 UGB Update is predicated on comprehensive strategic community
planning of the UGB expansion land prior to annexation to the City of McMinnville and development. The
Plan depends upon the successful implementation of many different Comprehensive Plan proposals (see
Appendix D, Proposed Comprehensive Plan Policy Amendments for more details), Zoning Ordinance
Amendments (see Appendix E, Proposed Zoning Ordinance Amendments for more details), and a
Framework Plan, Area Planning and Master Planning process (see Appendix G — Framework Plan and
Area Planning Process for more details). Staff is recommending this Framework Plan, Area Planning,
and Master Planning process to provide a mechanism that the City can use to ensure that all of the city’s
future land needs for housing, employment and livability for the planning horizon of 2003-2023 can be
accommodated within the principles of smart growth planning that is the hallmark of the McMinnville 2020
community visioning effort, and can also be supported with the appropriate infrastructure systems.

Comprehensive Plan Policy Amendments

With the adoption of the MGMUP 2020 UGB Update, the City Council would be committing to the
necessary planning work to support the appropriate development in the UGB expansion area. Staff is
recommending several proposed policies and proposals to update the appropriate public facility plans to
serve this expansion area (Parks and Recreation, Wastewater, Transportation, Water, etc.).

The staff-recommended Comprehensive Plan Policy Amendments also include the development and
adoption of several new comprehensive plan and zoning designations to clarify land uses per the adopted
maps of the City of McMinnville. These proposals include an Open Space and Recreation comprehensive
plan designation and Parks Zone, a Public Facilities Zone, an Airport Zone, etc.

The staff-recommended Comprehensive Plan Policy Amendments are included in detail in Appendix D.
Zoning Ordinance Amendments

Staff is also recommending zoning ordinance amendments to carry out the MGMUP 2020 UGB Update.
These include a new high density residential zone (R-5) to help the City achieve its affordable housing
and density needs for housing, a neighborhood activity center overlay district that enables the smart
growth planning that is the hallmark of the Plan, and master planning guidelines to help ensure that new
developments on parcels of 10 acres of more are master planned in a thoughtful and coherent manner
in relationship with each other to achieve the community’s overall future vision for itself.

The staff-recommended zoning amendments are included in detail in Appendix E.
Implementation through Future Planning Processes

Staff is recommending that the City Council implement a three-step planning process for those lands that
are included in the UGB expansion areas. This implementation and planning process includes the
following steps, listed in the order in which they must be completed:

e Framework Plan
e Area Plan
e Master Plan

The order in which the planning process occurs is critical, because each step in the process builds upon
the previous step and provides guidance for the future step. The ultimate result of the implementation
and planning process is the development of the UGB in a manner that is consistent with the MGMUP and
consistent with the land development and urban design concepts that the McMinnville community has
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embraced. The planning process will also provide future opportunities for the City to demonstrate how it
will achieve the overall need for the variety of housing types and land uses as described in Appendix B.

A brief description of the Framework Plan, Area Planning, and Master Planning processes is provided
below, but more detail on each planning process is included in Appendix G.

Framework Plan

The McMinnville Framework Plan is recommended to be included as part of the Plan, and would provide
general overall guidance for future development in the UGB expansion area. While the Framework Plan
is included in the MGMUP and is referenced in it, the Framework Plan is not formally adopted with the
MGMUP and is not binding on land owners, developers, or the City. The Framework Plan is intended to
be conceptual in nature, but it will serve as an advisory plan that informs and provides guidance for more
detailed Area Planning and Master Planning that will be required for lands before they are annexed into
the City.
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Staff is suggesting that the City create an Area Planning process to allow the City and the community to
engage in a thoughtful and intentional area planning process for all of the distinctive areas of the UGB
expansion land. The Area Planning process would ensure that the proposed future development in those
areas serves the city’s needs and values. Area Plans would be required to follow the overall guidance
of the Framework Plan. These Area Plans will be informed through a community engagement process
and adopted by the City Council. The Area Plans will describe where and what type of housing will be
allowed in the area, location of neighborhood serving commercial and office development, major road
networks necessary to serve the area, and the general location of parks, trails and public facilities. The
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Area Plans will be based on the identified land needs in Appendix B, and will also need to be consistent
with the City’s adopted Great Neighborhood Principles.

Master Plans
Prior to annexation into the City of McMinnville, any parcel larger than 10 acres will need to submit a
concept master plan to the McMinnville City Council for review as part of an annexation agreement. The
concept master plan will need to demonstrate how the proposed development achieves the covenants of
the adopted Area Plan for that specific area, and how it achieves the City’s adopted Great Neighborhood
Principles.
This concept master plan will become part of the annexation agreement with the City of McMinnville and
will need to be successfully adopted as a Final Master Plan land-use decision with a public review and
engagement process prior to city zoning and development entitlements being granted for the property.
Attachments:
e Ordinance No. 5098
¢ Memo of Document Amendments — Dated November 24, 2020
e Public Testimony (testimony received prior to Tuesday, November 24, 2020)

0 Letter dated November 13, 2020 - Morris Eagleman, 1886 NW Wallace Road

o0 Email dated November 19, 2020 — Ruby F. Troncin, address unknown

0 Letter dated November 23, 2020 — Jennifer M. Bragar representing property owners
AWT, LLC — 2700 Redmond Hill Road

Link to Documents:

Please note that due to document size, all of the documents below can be located at the following link:
https://www.mcminnvilleoregon.gov/planning/page/mgmup-2003-ugb-remand-project or at
www.growingmcminnvillemindfully.com

McMinnville Growth Management and Urbanization Plan (MGMUP or “The Plan”)
o Appendix A — Population and Employment Forecast
o Appendix B — Buildable Lands Analysis

e Appendix C — Urbanization Report or the Alternatives Analysis, including:
0 Attachment 1 — Alternative Analysis Screening Criteria Workbook
Attachment 2 — Technical Memorandums
Attachment 3 — Reference Materials
Attachment 4 — Maps Repository
Attachment 5 — Legal Documents
Attachment 6 — Phase 1 Expansion Land Study Areas

OO0OO0O0O0

e Appendix D — Proposed Comprehensive Plan Policy Amendments

o Appendix E — Proposed Zoning Ordinance Amendments
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o Appendix F — Proposed Comprehensive Plan Map Amendment
e Appendix G — The Framework Plan and Area Planning Process
¢ MGMUP Findings Document

e Public Notices

0 Notice Mailed to Property Owners within UGB Expansion, dated November 10, 2020

0 Notice Mailed to Property Owners within 300 feet of UGB Expansion, dated
November 10, 2020

0 Notice Mailed to all Property Owners with Hearing Time Correction, dated
November 19, 2020

o0 Public Hearing Notice Published in News Register, included in November 24, 2020,
November 27, 2020 and December 1, 2020 Publications of the News Register

e Public Testimony (testimony received prior to Tuesday, November 24, 2020)
o0 Letter dated November 13, 2020 - Morris Eagleman, 1886 NW Wallace Road
o Email dated November 19, 2020 — Ruby F. Troncin, address unknown
0 Letter dated November 23, 2020 — Jennifer M. Bragar representing property owners
AWT, LLC — 2700 Redmond Hill Road

Alternative Courses of Action:

1. ADOPT Ordinance No. 5098, APPROVING G 6-20 and adopting the MGMUP 2020 UGB Update.
2. DO NOT ADOPT Ordinance No. 5098 by providing a motion to DENY.

Recommendation:

Staff recommends that the Council adopt Ordinance No. 5098 which would approve G 6-20 and adopt
the MGMUP 2020 UGB Update. If adopted, the MGMUP 2020 UGB Update would then be forwarded to
the Yamhill County Board of Commissioners for their consideration and action before being submitted to
the Department of Land Conservation and Development (DLCD).

“THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL,
AND THE MATERIALS INCLUDED IN THE RECORD, | MOVE TO ADOPT ORDINANCE NO. 5098.”

Page |12 15 of 80



ORDINANCE NO. 5098

AN ORDINANCE ADOPTING CERTAIN AMENDMENTS TO THE MCMINNVILLE
COMPREHENSIVE PLAN MAP, COMPREHENSIVE PLAN AND MCMINNVILLE MUNICIPAL CODE
(CHAPTER 17), APPROVING THE MCMINNVILLE GROWTH MANAGEMENT AND
URBANIZATION PLAN AND ITS APPENDICES, AND ADDING LAND SUPPLY TO
MCMINNVILLE’S URBAN GROWTH BOUNDARY.

RECITALS:

On October 14, 2003, the McMinnville City Council adopted the "McMinnville Growth Management
and Urbanization Plan" and appendices (MGMUP), and Findings (ORD No. 4796), and the "Economic
Opportunities Analysis," (ORD No. 4795), as part of the McMinnville Comprehensive Plan, Volume |,
amending the policies in McMinnville Comprehensive Plan, Volume Il, amending the McMinnville
Municipal Code (Chapter 17), and amending the Comprehensive Plan Map to add land supply to
McMinnville’s urban growth boundary (UGB) for the City’s periodic review Task 1, pursuant to ORS
197.626, OAR 660-025-0040(1)(a), These documents were prepared in response to an analysis of
the city's buildable lands and future land needs, which determined that there exists a shortfall of both
residential and commercial land necessary to accommodate projected growth needs through the
year 2023. Yamhill County adopted Ordinance 730 on 16 October 2003 supporting the plan
amendments.

On October 20, 2003, the City provided notice of the ordinance adoptions and periodic review
work task submittal to DLCD and interested parties. On April 20, 2004, the Director of the Department
of Land Conservation and Development (DLCD) issued a response to written objections and
exceptions filed by participants and the City pursuant to OAR 660-025-0160(3).

At the April 22 and September 10, 2004, Land Conservation and Development Commission
(LCDC) hearings, the Commission heard oral argument from the City, DLCD staff and objectors and
acknowledged certain elements of the MGMUP while remanding others.

On January 11, 2006, the City adopted a series of amendments to the MGMUP and related
implementing measures to address concerns raised by DLCD and the Commission. The amendments
were enacted by adoption of January Ordinances 4840 and 4841. Yamhill County adopted Ordinance
778 on 25 October 2006 supporting the plan amendments.

Following a series of subsequent challenges, objections and appeals by local opponents, the
Oregon Land Conservation and Development Commission (LCDC) issued an Order approving the
MGMUP on November 8, 2006, Approval Order 06-WKTASK 001709.

On August 1, 2007, 1000 Friends of Oregon, Friends of Yamhill County and llsa Persa petitioned
the Oregon Court of Appeals about the LCDC Approval Order 06-WKTASK 001709.

After multiple attempts to resolve disputes between the parties and multiple time extensions that
were granted by the Court, oral arguments were presented to the Court in September, 2010.

On July 13, 2011, the Court issued its decision to reverse and remand LCDC’s approval of portions
of the MGMUP. The remand decision cited one assignment of error that related to the selection of land
for inclusion in the UGB. On February, 29, 2012, LCDC rescinded its approval of the MGMUP and
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issued a remand order to the City consistent with the court’s final opinion and order, Remand Order 12-
WKTASK-001814.

On 18 January 2013, the City adopted Ordinance 4961, which temporally suspended further work
on the MGMUP and UGB amendment. The ordinance also repealed Ordinance 4841 entirely and
modified portions of the MGMUP amendments that were approved in ORD 4840. The ordinance left in
place the “Phase 1” UGB amendments that added 259 acres of land in three exception areas and a
school site. The ordinance also left in place the Population Forecast, 2001 Residential Land Need
Analysis, and the 2003 Economic Opportunities Analysis that had been relied on to determine urban
land needs. The ordinance did not alter the public involvement record that served as a basis for enacting
the MGMUP.

In January, 2020, the City Council directed staff to restart work on the MGMUP and UGB
amendment. The City confirmed with DLCD that it was still under the revised 1994 Periodic Review
Work Program to update the Comprehensive Plan to address identified land needs. After conferring
with DLCD, the City Council elected to prepare a revised Urbanization element that would respond to
the Court and LCDC remand decisions. This action was premised on the understanding that the Court’s
remand order is limited and primarily effects the selection of land to include in the UGB. This work is
referred to as the “Phase Il UGB amendments that are detailed in a new Urbanization Element, which
was prepared following guidance provided by the Court in its remand order, as Appendix C of the
MGMUP. The City also updated land needs, plan policies, and developed procedures to urbanize these
land additions through subsequent planning steps.

In October and November of 2020, the City hosted a series of public information sessions
concerning proposed revisions to the Urbanization element of the MGMUP and a revised UGB
proposal. The presentations also addressed related plan implementation measures. City staff also met
with individuals and interest groups one-on-one to review the proposed amendments. Meetings and
presentations included:

On October 27, 2020, the City provided notice to DLCD that it would take up amendments to the
comprehensive plan as a matter of reconsideration under the LCDC remand order. Individual notice
was sent to all property owners directly affected by the proposed UGB amendments and to nearby
property owners on November 10, 2020. General notice was published in the McMinnville News
Register on November 24 and November 27.

The City Council hosted its first public hearing for this Ordinance on December 1, 2020. The hearing
included three successive evenings of public testimony on December 1, 2, and 3, concluding with the
first reading of the ordinance on December 3, 2020. These events included a City presentation about
the proposed amendments followed by public comment. In light of requirements for social distancing
and public safety related to the COVID 19 pandemic, these sessions were conducted virtually. An on-
camera public testimony station was set up at City Hall that allowed members of the public without
access to on-line virtual communication to testify in person. The City also accepted written testimony
prior to and throughout the public hearing process.

A second reading of this ordinance occurred on 8 December, 2020. After deliberation, the City
Council, in its quasi-judicial role as the decision body for considering the remand order from LCDC,
took steps to amend the City’s land use plan and regulations and complete the periodic review process
initiated in 1994.

NOW, THEREFORE, THE COMMON COUNCIL FOR THE CITY OF MCMINNVILLE ORDAINS AS
FOLLOWS:
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Section 1: The City adopts Exhibit A to this ordinance, the “McMinnville Growth Management and
Urbanization Plan (MGMUP), December 2020” and its appendices. This action amends the
McMinnville Comprehensive Plan, Volume I, the urbanization element; adopts the McMinnville Growth
Management and Urbanization Plan (MGMUP) and its appendices; amends the goals, policies and
proposals of Chapter Il (Natural Resources), Chapter IV (Economy), Chapter V (Housing), Chapter VII
(Facilities and Services), and Chapter IX (Urbanization) of the McMinnville Comprehensive Plan per
Appendix D of the MGMUP; and adopts amendments to the McMinnville Municipal Code adding a
Neighborhood Activity Center Planned Development Overlay District, a new Chapter 17.10, “Area and
Master Planning Process”, and a new Chapter 17.22, “High Density Residential Zone”. per Appendix E
of the MGMUP. Two appendices, Appendix A and Appendix B are adopted with this plan that previously
were adopted. These provided the factual basis for the population, housing and employment land needs
to which the plan responds. Appendix C, D, E, and G provide supporting evidence for the application
of the urban growth boundary land selection analysis and related implementation policies and
procedures. Appendix F provides the Comprehensive Plan Map amendments for the urban growth
boundary amendment. Please see Section 2 of this ordinance.

McMinnville Growth Management and Urbanization Plan

o Appendix A — Population and Employment Forecast

¢ Appendix B — Buildable Lands Analysis

e Appendix C — Urbanization Report or the Alternatives Analysis
e Appendix D — Comprehensive Plan Policy Amendments

e Appendix E — Zoning Ordinance Amendments

¢ Appendix F — Comprehensive Plan Map Amendment

e Appendix G — The Framework Plan and Area Planning Process

Section 2: The City adopts Exhibit B to this ordinance, an amended Comprehensive Plan Map adding
land to the urban growth boundary (862.40 gross acres and 662.40 gross buildable acres) and
designating/redesignating land within the City’s UGB with Comprehensive Plan designations for both
the Phase | and Phase Il UGB expansions (Urban Holding, Industrial, Commercial and Floodplain).
(Exhibit B).

e Map 1: Comprehensive Plan Map Amendment — Expansion of the Urban Growth Boundary
e Map 2: Comprehensive Plan Designations for Land in the Urban Growth Boundary but not
in the City Limits.

Section 3: The City adopts Exhibit C to this ordinance, which includes findings of fact that support the
development and conclusions reached for preparing and adopting these amendments to the
McMinnville Comprehensive Plan.

Section 4. That this ordinance shall take effect thirty (30) days after its passage by the City Council.
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Passed by the Council this day of December, 2020, by the following votes:

Ayes:
Nays:
MAYOR
Attest: Approved as to form:
CITY RECORDER CITY ATTORNEY
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EXHIBIT A

CITY OF MCMINNVILLE
PLANNING DEPARTMENT
231 NE FIFTH STREET
MCMINNVILLE, OR 97128

503-434-7311
www.mcminnvilleoregon.qgov

On File with the Planning Department:

McMinnville Growth Management and Urbanization Plan

e Appendix A — Population and Employment Forecast

e Appendix B —Buildable Lands Analysis

e Appendix C — Urbanization Report or the Alternatives Analysis
e Appendix D - Comprehensive Plan Policy Amendments

e Appendix E — Zoning Ordinance Amendments

e Appendix F — Comprehensive Plan Map Amendment

e Appendix G — The Framework Plan and Area Planning Process
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EXHIBIT B

CITY OF MCMINNVILLE
PLANNING DEPARTMENT
231 NE FIFTH STREET
MCMINNVILLE, OR 97128

503-434-7311
www.mcminnvilleoregon.qgov

COMPREHENSIVE PLAN MAP AMENDMENTS:
PLEASE SEE APPENDIX F OF THE MGMUP FOR MORE DETAILS

Map 1: Expansion of the Urban Growth Boundary

City of McMinnville
UGB Evaluation

Draft UGB
Proposal

Comprehensive
Plan Map

B Current UGB
Pl O Propused UGB Exgansion Areas (Ph. 2

Proposed Comp. Plan Map Designation
M C (Commercial)
O FP (Floodplain)
M | (Industrial)
_ B UH (Urban Holding)

This is a draft map as of
10.13.2020 and is subject
to change until adopted
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Map 2: Comprehensive Plan Designations for Land in the Urban Growth Boundary but not in
the City Limits

City of McMinnville
UGB Evaluation

Draft UGB
Proposal

Showing
Proposed
Comp. Plan
for Phases 1 & 2

B Current UGB
_[A Areas Previously Added to UGB (Ph. 1)
O Proposed UGB Expansion Areas (Ph. 2)

Propcsed Comp. Plan Map Designation
M C (Commercial)
O FP (Floodplain)
M | (Industrial)
_ B UH (Urban Holding)

This is a draft map as of
10.13.2020 and is subject
to change until adopted
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EXHIBIT C

CITY OF MCMINNVILLE
PLANNING DEPARTMENT
231 NE FIFTH STREET
MCMINNVILLE, OR 97128

503-434-7311
www.mcminnvilleoregon.qov

DECISION, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE APPROVAL OF
LEGISLATIVE AMENDMENTS TO THE MCMINNVILLE COMPREHENSIVE PLAN MAP AND
COMPREHENSIVE PLAN PERTAINING TO THE MCMINNVILLE GROWTH MANAGEMENT AND
URBANIZATION PLAN (MGMUP), AND ITS APPENDICES.

DOCKET:
REQUEST:

LOCATION:
ZONING:
APPLICANT:

STAFF:

HEARINGS BODY:

DATE & TIME:

PROCEDURE:

CRITERIA:

G 6-20

The City of McMinnville is proposing to amend the McMinnville Comprehensive
Plan Map by adding 862.40 gross acres (662.40 gross buildable acres) to the
McMinnville urban growth boundary (UGB); designating and redesignating land
within McMinnville’'s UGB to a Urban Holding, Industrial, Commercial and
Floodplain comprehensive plan designations; adopting the McMinnville Growth
Management and Urbanization Plan (MGMUP) and its appendices; amending
the goals, policies and proposals of Chapter Il (Natural Resources), Chapter IV
(Economy), Chapter V (Housing), Chapter VII (Facilities and Services), and
Chapter IX (Urbanization) of the McMinnville Comprehensive Plan per Appendix
D of the MGMUP; and adopting amendments to the McMinnville Municipal Code
adding a Neighborhood Activity Center Planned Development Overlay District, a
new Chapter 17.10, “Area and Master Planning Process”, and a new Chapter
17.22, “High Density Residential Zone”. per Appendix E of the MGMUP.

N/A

N/A

City of McMinnville

Heather Richards, Planning Director

McMinnville City Council

December 1, 2 and 3, 2020. Zoom virtual public hearing and Civic Hall, 200 NE
2" Street, McMinnville, Oregon

Response to Land Conservation and Development Commission Remand Order
12-WKTASK-001814.

Amendments to the Comprehensive Plan must be consistent with the Oregon
state statutes and administrative rules, and the Goals and Policies in Volume I
of the Comprehensive Plan and the Purpose of the Zoning Ordinance.
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NOTICE AND
FILING OF
OBJECTIONS:

DECISION

Based on the findings

Per OAR 660-025-0140, as this is a periodic review work program task, after the
local government (City Council) makes a final decision on a work task or
comprehensive plan amendment listed in ORS 197.626(1) and OAR 660-025-
0175, the local government must notify the Department of Land Conservation
and Development (DLCD) and persons who participated at the local level orally
or in writing during the local process or who requested notice in writing of the
decision. Persons who participated orally or in writing in the local process leading
to the final decision may object to the local government’s submittal to DLCD in
writing and filed no later than twenty-one (21) days from the date the local
government sent the notice. Objectors must clearly identify the alleged
deficiency in the work task or adopted comprehensive plan amendment
sufficiently to identify the relevant section of the final decision and the statute,
goal, or administrative rule the submittal is alleged to have violated and provide
a reasonable solution to correct it.

and conclusions, the City Council APPROVES Ordinance No. 5098 adopting the

McMinnville Growth Management and Urbanization Plan, and amending the City’s urban growth

boundary..

T T T

DECISION: APPROVAL

T T T T ]

City Council:

Date:

Scott Hill, Mayor of McMinnville

Planning Department:

Date:

Heather Richards, Planning Director

On File with the Planning Department:

McMinnville Growth

Management and Urbanization Plan Findings Document
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City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

MEMORANDUM

DATE: November 24, 2020

TO: Mayor and Councilors
FROM: Heather Richards, Planning Director H@ﬁ*
SUBJECT: MGMUP and Appendices Document Amendments since November 18, 2020

Mayor and Councilors,

Please find attached an exhibit outlining all of the amendments to the McMinnville Growth Management
and Urbanization Plan and its appendices, that we are proposing since November 18, 2020.

These amendments were suggested by staff at the Department of Land Conservation and
Development.
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NOVEMBER 24 — AMENDMENTS TO
MGMUP AND APPENDICES

McMinnville Growth Management and Urbanization Plan

Chapter VIl - LANDUSE FRAMEWORK AND STRATEGIES

Add (Page 102):

Industrial Land Additions:

The MGMUP 2020 Remand adds 36 acres of exception land in the Riverside North
exception area designated for industrial use. Existing Comprehensive Plan Policies
provide guidance for regulating industrial land additions. Policy 54.0 calls on the City to
develop a Planned Industrial Overlay district to ensure these areas develop consistent with
adopted economic development strategies. Policy 186.0 requires new industrial land
added to the UGB be developed under a Planned Industrial Overlay to address factors
such as utility needs and traffic management not directed through residential areas.

Amend (Page 103)

Existing
1. Amendments to Comprehensive Plan Chapter IV (Economy) to reflect neighborhood
serving commercial uses and Neighborhood Activity Centers.

Amendment

1. Amendments to Comprehensive Plan Chapter IV (Economy) to reflect neighborhood
serving commercial uses and Neighborhood Activity Centers. Amend Comprehensive
Plan Policy 186 to include Riverside North in the list of industrial areas subject to
Planned Industrial Overlay rules.

Add (Page 105):

The City of McMinnville will address its commercial land needs through a combination of land
added in expansion areas that will be used for neighborhood serving commercial uses, and
by designating 40 acres of industrial land in the Three-Mile Lane area for future commercial
use. The Plan includes multiple references to the need to maintain its 46 acre industrial land
surplus in order that the City may carry out adopted economic development strategies that,
over time, will increase need for industrial land. The economic development strategy and
related policies are outlined in the Economic Development element of the comprehensive plan
and in adopted plan policies. For this reason the City of McMinnville will add 40 acres on land
to the UGB designated for future industrial use that offset the designation of 40 acres of
industrial land for commercial use. The additions include 36 acres of buildable land in the
Riverside North exception area, and 4 acres of city-owned resource land in the Norton Lane
West study area.
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Appendix C: Urbanization Report, Alternatives Analysis

Chapter 3.0 METHODOLOGY / ANALYSIS

Amendment (Page C-22):
Existing
3.5 Determine Primary Study Areas for Alternatives Analysis

Once the final Preliminary Expansion Study Area’s buildable land was determined, the City
then identified primary study areas for further analysis. Primary study areas were identified
based on adjacency to the UGB, the priority sequencing of selection as determined by ORS
197.298(1), and development patterns including all exception areas. In select locations,
natural barriers such as waterways and steep ridges, man-made physical barriers such as
Highway 18, and arterials and collector roads at the edge of the existing UGB were used to
define study area perimeters. This resulted in a total of 38 primary study areas. (Please see
Chapter 6.0 of this Report for more details)

Amended:
3.5 Determine Primary Study Areas for Alternatives Analysis

Once the final Preliminary Expansion Study Area’s buildable land was determined, the City
then identified primary study areas for further analysis. Primary study areas were identified
based on adjacency to the UGB, the priority sequencing of selection as determined by ORS
197.298(1), and development patterns including all exception areas. In select locations,
natural barriers such as waterways and steep ridges, man-made physical barriers such as
Highway 18, and arterials and collector roads at the edge of the existing UGB were used to
define study area perimeters. This resulted in a total of 38 primary study areas. (Please see
Chapter 6.0 of this Report for more details)

Chapter 7.0 EXCEPTION AREAS

Amendment (Page C-50):
Existing

Study areas that were deemed not suitable for residential and commercial land need,
but deemed suitable for industrial uses as resource land-use efficiency:

e Riverside North (RSN) was considered inadequate candidate land to meet the city’s land
need for residential and commercial acreage, but was considered adequate for industrial
acreage. The City furthered evaluated this study area and is recommending that it be
included in the MGMUP UGB Amendment as a candidate site for industrial land, and that
a comparable 36.3 acres of buildable acreage that is currently zoned industrial on the
south side of Highway 18 be rezoned to commercial, in order to better situate that land for
development and to limit expansion needs into resource lands.
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There are two large industrial sites on the south side of Highway 18, approximately 200
acres in total that have been within the city limits and zoned industrial for over 40 years.
The public improvements needed to develop those properties is very expensive due to
needed transportation improvements on Highway 18 (Highway 18 Corridor Plan). If the
northern frontage of these properties is rezoned to commercial, that development could
offset the costs of the needed transportation improvements and provide infrastructure
connectivity for the remaining 164 acres of industrial land to the south of the commercial
frontage. This would enable the remaining industrial acreage to be more attractive for
industrial development and would achieve 36.3 acres of needed commercial acreage for
the MGMUP UGB amendment.

A transportation planning rule analysis would need to be conducted prior to the rezoning
of the commercial land. The City is recommending amending the Comprehensive Plan to
add a proposal to the Urbanization Chapter to conduct a transportation planning rule
analysis for the rezone prior to the comprehensive plan amendment and rezone of that
property from industrial to commercial.

The area plan that is being developed through that project is reflective of a community
engagement process. From that community engagement, the public has recommended
rezoning this frontage acreage on these two lots from industrial to commercial and the
TGM project is evaluating the transportation effects of that amendment.

Amended:

Study areas that were deemed not suitable for residential and commercial land need,
but deemed suitable for industrial uses as resource land-use efficiency:

¢ Riverside North (RSN) was considered inadequate candidate land to meet the city’s land
need for residential and commercial acreage, but was considered adequate for industrial
acreage. The City further evaluated this study area and is recommending that it be
included in the MGMUP UGB Amendment as a candidate site for industrial land, and that
a comparable 36.3 acres of buildable acreage that is currently zoned industrial on the
south side of Highway 18 be rezoned to commercial, in order to maintain the approved
industrial land inventory surplus that is needed based on acknowledged land absorption
trends and forecasts for industrial land that are the basis for specific economic
development policies and strategies that will increase the need for industrial land, and to
limit expansion needs into resource lands.

An economic development strategy is to provide serviceable industrial land west of the
McMinnville Airport. There are two large industrial sites west of the airport on the south
side of Highway 18. Together they include approximately 200 acres in total that have been
within the city limits and zoned industrial for over 40 years. The public improvements
needed to develop those properties are very expensive due to needed transportation
improvements on Highway 18 (Highway 18 Corridor Plan). If the northern frontage of
these properties is rezoned to commercial, that development could offset the costs of the
needed transportation improvements and provide infrastructure connectivity for the
remaining 164 acres of industrial land to the south of the commercial frontage. This would
enable the remaining industrial acreage to be more attractive for industrial development,
which is in line with the City’'s Economic Development Strategy. This change, and would
provide 36.3 acres of needed commercial acreage for the MGMUP UGB amendment.
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A transportation planning rule analysis would need to be conducted prior to the rezoning
of the commercial land. The City is recommending amending the Comprehensive Plan to
add a proposal to the Urbanization Chapter to conduct a transportation planning rule
analysis for the rezone prior to the comprehensive plan amendment and rezone of that
property from industrial to commercial.

The City is currently engaged in a Transportation Growth Management contract with
ODOT and the Department of Land Conservation and Development to develop a Three
Mile Lane Area Plan. The area plan that is being developed through that project is
reflective of a community engagement process. From that community engagement, the
public has recommended rezoning this frontage acreage on these two lots from industrial
to commercial and the TGM project is evaluating the transportation effects of that
amendment.

Add Riverside North Study Area Analysis and Findings

Add Bunn’s Village Study Area Analysis and Findings
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Riverside North (RSN)

Priority Sequence: Exception Area — Highest Priority
ORS 197.298(1)(b)*

* ORS 197.298 requires that land be added to a UGB in a priority sequence.

Map of Study Area:

City of McMinnville
UGB Evaluation

Study Areas
Soils:

MonImigatea Sall Capabiny Class
-t

Description _of Property: The Riverside North (RSN) sub-area is located northeast of

McMinnville, west of the confluence of the North and South Yamhill Rivers, and south of the
Southern Pacific rail line that forms most of the sub-area’s northern edge. The northern edge of
this sub-area abuts the current city limits and urban growth boundary, while the southern edge of
the sub-area borders land owned by the City of McMinnville on which is planned the future
expansion of the McMinnville Water Reclamation Facility.

Soil Composition/Classification for ORS 197.298 and Goal 14, Factor 6:

Not applicable as an exception area.

RSN Study Area Details:

Buildable Dwelling Net Commercial
Study Area Total Acres Acres Capacity Density Acres
RSN 100.82 36.30 n/a n/a 36.3
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MGMUP 2020 Remand

The Court of Appeals decision provided a “roadmap” for making a determination re:
the inclusion of candidate study areas. The Riverside North study area was not
recommended for inclusion in the UGB in 2003. The Court affirmed that stance
based on findings that showed the area was suitable for industrial uses but not for
residential or commercial land needs. The 2003 findings did not address all of the
analysis requirements outlined in the Court’s “roadmap” though, and the City would
like to re-evaluate the study area for potential industrial land uses. The information
and findings in these supplemental green boxes address the requirements that were
not included in the 2003 findings.

The petitioners to the Court of Appeals challenged excluding Riverside North from
the UGB, as it is an exception area and therefore a priority land classification for
adequacy and suitability to meet the City’s future land needs. The Court responded
specifically to the petitioner’s objections and found that the City was justified in
excluding the area for residential and commercial land need.

However, the City wishes to revisit its decision on Riverside North to examine it for
potential industrial land needs. The City would like to rezone industrial land within
the city limits for commercial land needs and then amend the UGB to include
Riverside North, an exception area, for the industrial land needs that would have
been served with the land that was rezoned, as a means of achieving its economic
development objectives for development of industrial land inventory and job creation.
The addition of Riverside North will help the City achieve this goal by maintaining the
industrial land supply acreage that is approved in the acknowledged 2003 Economic
Opportunities Analysis and Buildable Land Needs Analysis, while protecting higher
class agricultural lands from being urbanized for the City’s commercial land needs.

Findings in this document augment the findings in the record that establish Riverside
North is suitable for industrial use. These supplemental findings also address the
analysis requirements set forth by the Court of Appeals’ remand decision focusing
on the adequacy of the area to meet identified land needs per ORS 198.298(1) and
(3), and if necessary on relevant Goal 14 Location factors. Maps are included that
are relevant to the supplemental findings.

The narrative below is from the Court record. Information in the narrative will be used
to develop supplemental findings to conform to the “roadmap” set forth in the Court
of Appeals remand decision.
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Original 2003 MGMUP_ Study Area Analysis for RSN (Analysis for Residential and
Commercial Land Need):

General Site Description:

The Riverside North sub-area is located northeast of McMinnville, west of the confluence of the
North and South Yamhill Rivers, and south of the Southern Pacific rail line that forms most of the
sub-area’s northern edge. The northern edge of this sub-area abuts the current city limits and
urban growth boundary, while the southern edge of the sub-area borders land owned by the City

of McMinnville on which is planned the future expansion of the McMinnville Water Reclamation
Facility (Figure 18).

RIVERSIDE NORTH - FIG. 18
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Topographically, this sub-area is characterized by predominately flat to gently rolling terrain; a
wide ravine traverses the sub-area from east to west near the sub-area’s southern border,
however. Much of the land within this ravine is within the 100-year floodplain of the South Yambhill
River. Some portions of this floodplain appear to be around 250 feet in width.

Land uses in the vicinity of the Riverside North sub-area consist of farmland to the west and south
that is owned by the City of McMinnville and upon which is located the municipal water reclamation
facility and fire training tower. To the north, across the Willamette & Pacific Railroad right-of-way
is land zoned for and developed with industrial uses including Cascade Steel Rolling Mills,
Spartech Plastics, Royal Pacific Industries (pressure treated lumber manufacturing facility), Kizer
Excavating, and the CC Meisel excavating and crushed rock operation, in addition to the Yambhill
County Sportsman’s Association (local firing range). To the west lies the South Yambhill River and
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associated floodplain, beyond which is land zoned EF-80 that is currently under agricultural use
(Figure 19).

LAND USE PATTERNS - FIG. 19 f '
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Development Patterns / Buildable Lands:

The Riverside North sub-area contains approximately 101 gross acres of land, 78 acres of which
is zoned by Yamhill County for small-scale agricultural use (AF-10, Agriculture/Forestry — 10-acre
minimum). The remaining 23 acres are zoned VLDR-2.5 (Very Low Density Residential — 2.5-
acre minimum) as shown in Figure 20. The 16 parcels that comprise this sub-area range in size
from one to twenty acres with the average gross parcel size being 6.3 acres. Twelve of these
parcels are improved with single-family residences; many with some combination of barns,
storage buildings, workshops, or other assorted outbuildings, as well as personal gardens. Other
uses found within this sub-area include an auto body repair facility, livestock and private
equestrian uses, and commercial nursery and farming operations. All properties within the sub-

area take access from Riverside Drive; a “resource” roadl that extends east and south from
Highway 99W through the industrial area occupied by Cascade Steel, then west and south
through the subject sub-area, other rural residential lands to the south, and finally turning west
through other existing and planned industrial lands to its terminus with Lafayette Avenue. The
value of these residentially improved properties (exclusive of land value) ranges from $25,578 to
$250,512, and average $97,248.

1 A local county road with an average daily traffic volume of 500 vehicles or more: Yamhill County Transportation
System Plan (1996).
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ZONING - FIG. 20
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Of the 16 parcels within this sub-area, three are identified as vacant and average 1.98 buildable
acres in size as the balance of these properties are physically constrained by slopes greater than
25 percent and the 100-year floodplain. The 62.93 gross acres of partially vacant land is
contained within nine parcels ranging in size from one to twenty acres. These properties yield
30.39 gross acres of buildable land averaging 3.38 acres in size.

A summary of the Riverside North Sub-area’s buildable land inventory is depicted in Figure 21.
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BUILDABLE 1LANDS - FIG. 21
Riverside North
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Public Facilities (Figqure 22):

UTILITIES - FIG. 22
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Sewer:

Although located adjacent to the Water Reclamation Facility to the west and south, the Riverside
North sub-area is served exclusively by private septic systems as it is beyond the urban service
area. Due in part to topography, parcelization, and ownership patterns a comprehensive sewer
master plan would need to be designed to ensure serviceability to the sub-area. This system
would include one or more pump stations; the design of which may be influenced by the inclusion
or non-inclusion of the Bunn’s Village sub-area into the UGB. Cost related to the extension of
sanitary sewer service to this sub-area is estimated to be high.

Water:

This area is served exclusively by private wells. The municipal water main that is closest to this
sub-area is a ten-inch line located in Riverside Drive approximately 250 feet northwest of the
intersection of Riverside Drive and the Willamette & Pacific Railroad right-of-way. Providing
sufficient service to this sub-area would require the enlargement and the southerly extension of
this feeder line. McMinnville Water and Light estimates the cost of providing water service to this
sub-area as moderate.

Electric:

Electrical service provision to the Riverside North sub-area is provided by McMinnville Water &
Light (MW&L). There are two MWA&L electrical sub-stations available to serve this sub-area.
Those substations are the Cascade Substation located along the Riverside Drive frontage of the
Cascade Steel Rolling Mill, some 3,000 feet to the northwest, and the Windishar Substation,
located some 2,000 feet to the west at the southwestern portion of the Cascade Steel site.
Existing feeders and substation capacities are sufficient to support urbanization of this sub-area.
McMinnville Water and Light estimates the costs for providing electric service to this sub-area as
low (ranging from $0 to $200,000).

Transportation:

Riverside Drive is the only public roadway within the Riverside North sub-area. This roadway
provides local access for all properties within the sub-area and is used as an alternate connection
between Highway 99W at the north end of McMinnville and the MIP industrial park southwest of
the sub-area, and the rural residential development that is contained between these industrial
areas. The portion of Riverside Drive that is within this sub-area is some 1.4 miles in length. This
length of roadway though has a fairly circuitous alignment and the current improvements are
substandard to meet the needs of future urban development. In addition, the grade and alignment
of this road, in some locations, do not meet current urban road design standards, specifically in
the vicinity of the ravine. Riverside Drive is improved with an approximately 25-foot wide paved
section providing two travel lanes; one in each direction within a 50-foot wide right-way. Riverside
Drive is also devoid of curbs, gutters, bike lanes, sidewalks, lighting, and storm drainage.

Urban development of this sub-area would likely require a realignment of portions of Riverside
Drive to soften, or straighten, the existing curves such that the roadway would be improved to
major collector standards consistent with the McMinnville Transportation Master Plan (major
collector with bikeway standards require a 48-foot wide paved section within a 78-foot right-of-
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way). This would not be a low-cost improvement and, at a minimum, would require the purchase
of additional right-of-way from private landowners to enable the improvement. In addition,
reconstruction of the subgrade along some, or all, of this length may be necessary. In addition to
this transportation improvement, the balance of the sub-area would need to master planned to
identify opportunities for additional local street access in order to achieve a reasonable level of
urban development opportunities. This is important in this particular case due to the presence of
the ravine, which, because of its environmentally sensitive nature, poses difficulties in extending
additional rights-of-way across it.

As regard alternative transportation modes, Riverside Drive currently lacks pedestrian and bicycle
facilities as previously noted. In addition, Riverside Drive is not identified as a future public transit
route in the McMinnville Transit Feasibility Study.

The Willamette & Pacific rail line that forms most of the northern edge of the sub-area is a freight
line often carrying heavy products in the form of scrap metal delivery to or removal of slag bi-
product from the Cascade Steel Rolling Mill. Urbanization within the Riverside North sub-area
would likely require that safety improvements be made to the existing rail crossing, similar to those
recently installed in the downtown area.

Transportation improvements necessary to support urbanization of this sub-area are estimated to
be high.

Factors Affecting Urbanization:

Annexation —

Development of this sub-area to urban densities requires that it be annexed to the City of
McMinnville. In so doing, urban services necessary to support such development can be
extended to it.

A requirement of annexing property to the City is that it be contiguous to the current city limits.
As that criterion applies to this particular sub-area, the city limit line forms this sub-area’s northern
boundary. However, it is important to note that occupying this length of this boundary is
Willamette and Pacific railroad right-of-way, beyond which is located the Cascade Steel Rolling
Mill and other heavy industrial manufacturing uses that are all within the current city limits.

There are four parcels within this sub-area that are adjacent to the current city limits, all of which
are identified as partially vacant. These parcels provide a total of 6.56 acres of buildable land
averaging 1.64 acres per parcel with an average improvement value of $69,292 per parcel. What
is key about these four parcels is that the possibility of annexing and urbanizing the balance of
the Riverside North sub-area rests with them (i.e., the remaining 29.49 buildable acres).

Notably, only the three westernmost of these parcels are adjacent to the single largest
development opportunity within the sub-area; the site of the agricultural commercial nursery stock
operation located across Riverside Drive (R44-1600), yielding 16.56 developable acres. Also, of
these three adjacent parcels, the easternmost parcel is contiguous to the large partially vacant
nursery site by a distance of only some 11 linear feet. The most central of these parcels (R4414-
601) is a one-acre property with an improvement value of $138,212, and yields only 0.38 acres
of developable land; this figure is prior to a future right-of-way dedication that would likely be
necessary. It is not likely that this property would have much, if any, incentive to annex to the
City given the cost of improvements necessary for that site to urbanize. As in any annexation
proposal, it will be incumbent upon the applicant(s) to seek, and gain, approval from City and the
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electorate. Critical to that request would be public improvement plans demonstrating the ability
to provide sufficient services and transportation to support and serve urban development (Figure
23).

IMPROVEMENT VALUES - FIG. 23
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Water Service —

Individual, private wells currently serve as the source of domestic water for the lands within this
sub-area. Such wells would be abandoned over time either commensurate with urban
development on the affected site or as triggered by failure of an individual well to generate
sufficient potable water. McMinnville Water and Light estimates the costs for providing water to
the Riverside North sub-area as moderate (ranging from $200,000 to $800,000). Affected lines
would be enlarged and extended dependent upon the type and intensity of use proposed.

Transportation —

Riverside Drive is the only public means of vehicular access within this sub-area. As described
previously, the right-of-way dimension for this Yamhill County road measures 50-feet in width. As
a prerequisite to allow urban density development, the road would need to be improved to City
standards. As such, this would require an additional 28-feet of right-of-way width, removal and
reconstruction of the existing subgrade (and/or possible realignment), construction of a paved
travel surface a minimum of 48-feet in width, sidewalks on both sides of the street, and curbs and
gutters.

In sum, slope, existing road alignment, and lack of public rights-of-way, and a future transportation

master planning obligation combine to make traffic circulation within and through this sub-area
problematic.
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Urban Form —

The development of this sub-area for urban density residential use would be difficult to achieve,
and contrary to good planning. This is due in no small part to the adjacent industrial uses
previously described which generally do not make visually or environmentally pleasing or
otherwise compatible neighbors to residential uses. These industrial activities, which generate
considerable noise, dust, and light, will have a marked negative effect upon the quality of life for
future residents of the sub-area.

With the exception of the commercial agricultural nursery and a small auto body repair shop, all
other uses within the sub-area are rural residential and small-scale farming. The closest
commercial services to this sub-area are located some 2.0 miles to the west along Highway 99W.
The nearest public schools, Grandhaven Elementary School and Patton Middle School, are
located some 2.75 miles west of the center of this sub-area. Allowing the urbanization of an area
that is situated some distance from essential commercial and public services is contrary to good
transportation and land use planning.

Entrance into this sub-area from either available direction requires travel through established
heavy industrial areas. Specifically, entering from the south first requires travel through the
Riverside Drive industrial area within which is found a transport company, concrete batch plant
operation, printing business, and the City’'s wastewater treatment facility, amongst several other
heavy and light industrial uses. Entering the sub-area from the north requires travel through an
industrial area dominated by the Cascade Steel Rolling Mill and its slag storage and shipping
operation, and Kizer Excavating. These industrial uses effectively wrap the sub-area on three of
its four borders (the North Yamhill River floodplain forms the remaining, or eastern, edge). Given
this adjacent development pattern, the presence of the rail line, and isolated location (if planned
for urban residential development) this area would appear to be best suited for future industrial
development (Figure 24).

PROXIMITY TO SERVICES - FIG. 24
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Adjacent Land Uses —

The open side of the Cascade Steel Rolling Mill blast furnace faces southeasterly, and directly at
the southwest corner of this sub-area. This blast furnace is located some 2,700 feet from the
central portion of the sub-area; and some 1,300 feet from the sub-area’s closest point.
Additionally, the adjacent heavy rail line that runs along the northern edge of this sub-area
provides transport of scrap metal to the mill as well as the exporting of processed slag for use in
other locations. This slag bi-product is stored in large piles located between the sub-area and the
blast furnace for convenience in loading the rail cars and tractor-trailers that move the slag for
use in other locations. These heavy industrial uses produce significant amounts of noise and
dust that is either adjacent to and/or aimed at this sub-area.

Other environmental concerns regard the proximity of this sub-area to the municipal Water
Reclamation Facility (some 1,600 feet from the center of the sub-area). Additionally, the Yamihill
County Sportsman’s Assaciation firing range is located adjacent to the northeast corner of this
sub-area on land that has not been annexed to the City. The use of live ammunition at this site
does create a noise impact to the sub-area. Further urbanization would likely conflict with this
use and create an increased public safety risk. These two uses, with their close proximity to the
sub-area, would create a negative environmental impact upon this sub-area in terms of odor and
noise

Based upon the above analysis, in 2003, the City found that the RSN study area was not
adequate or suitable for commercial or residential land needs.

In 2020, the City is re-evaluating the study area to see if it would be appropriate for industrial
development as a means of trying to find a land-use efficiency to use exception area land for
the expanded UGB, and preserve high-value agricultural lands.
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2020 MGMUP Remand Update Analysis RSN (for industrial land):

APPLYING ORS 197.298

Per the COA Decision A134379, Step Two of the alternatives land needs analysis is to determine
the adequacy of candidate lands under ORS 197.298(1) and (3). (Attachment 5, COA Decision
Document A134379, Page 21).

Determination of Adequacy per ORS 197.298(1):

The COA decided that the City needed to determine if candidate lands within a priority sequence
were adequate to accommodate the amount of land needed by applying the environmental,
energy, economic, and social consequences considerations of Goal 2 and Goal 14, Factor 5 and
the agricultural compatibility of Goal 14, Factor 7. (Attachment 5, COA Decision Document
A134379, page 30-31).

The City has determined that any study area that scores “1.5” or less as the average score of the
composite screening criteria for Factor 5, or “1.5” or less as the average score of the composite
screening criteria for Factor 7, is considered inadequate to accommodate needed urban land.

Factor 5: Environment, Energy, Economic, and Social Conseguences.

Screening Criteria:

e Distances to residential services;

o Accessibility and suitability for parks, schools, and other public uses;

e Social justice and equity criteria including potential for affordable housing, infrastructure
cost burden, site development and construction costs, and suitability/accessibility for
neighborhood activity center;

e Hazard risk for high exposure to landslides, wildfire, liquefaction, and flooding;

o Natural resource impacts to critical habitat for threatened species and species of concern.

Screening Criteria:

The composite screening criteria for Factor 5 are listed below. Each screening criteria was
evaluated and scored accordingly with a rating of 1, 2 or 3. 1 = poor, 2 = moderate and 3 = good.

Riverside North was evaluated against the Factor 5 criteria using information in the Court Record
and supplemental information developed for the 2020 Remand Analysis. Ratings for the area,
however, were not established for all of the screening criteria because the Court Record has
already established that Riverside North is not considered suitable for meeting residential or
commercial land need. In this analysis it is only being evaluated to meet industrial land needs
related to maintaining the City’s industrial land supply per the land need analysis. Criteria not
considered applicable (NA) are listed as such. Supplemental information not in the Court record
are shown in the maps below.

e Distance to Residential Services: Rating NA. The nearest commercial services are
between %2 and 1 mile away. Residential services not considered important for supporting
industrial employment uses.

e Accessibility to Schools, Parks, and other public uses: Rating NA. These residential
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supporting land uses are not considered important to screening for industrial employment
uses.

Social Justice: Rating NA. These residential supporting land uses are not considered
important to screening for industrial employment uses.

Hazard Risk for high exposure to landslides, wildfire, liquefaction, and flooding: Rating 2.
A flood risk is present near the North Yamhill River. Other hazard risks are low to
moderate. See hazard risk maps below.

Natural Resource impacts to critical habitat for threatened species and species of concern:
Rating 2. Critical avian habitat for species of concern is present near the North Yamhill
River (see avian habitat resource map below). Habitat impacts are mitigated for areas in
the floodplain where development is not allowed. This offsets roughly half of the potentially
impacted critical habitat. Most buildable land is in the northwestern part of the study area
where critical habitat conflicts are low.

Average Rating: 2

Factor 7: Compatibility of the proposed urban uses with nearby agricultural activities.

Screening Criteria:

The composite screening criteria for Factor 7 are “Agricultural Adjacency” and “Type of Near-by
Agricultural Use”. Each screening criteria was evaluated with clear and objective analytics, and
scored accordingly with a rating of 1, 2 or 3. 1 = poor, 2 = moderate and 3 = good.

Riverside North was not evaluated against these criteria in the same manner as other study areas.
Ratings were developed based on information in the Court Record, from which we can ascertain
the ratings it would have earned given its location adjacent to the urban area and to resource
lands. Supplemental information not in the Court record is shown in the maps below.

Perimeter adjacent to high value farm land: Rating 3. Most of Riverside North abuts non-
farm uses or sites with soil classifications of Il or higher. The northern study area boundary
is mostly in the UGB. The rest of the north, the west boundary abuts the North Yambhill
River where soils are predominantly Class Il or higher. There are class 2 soils to the south
and east. This land is owned by the City of McMinnville and will be used to expand the
sewage treatment plant. The fields to the south are buffered by riparian areas that abut a
tributary creek, which minimizes urbanization conflicts in this direction. The small fields to
the east are the only ones that are in conflict and over time this area is expected to convert
to non-agricultural uses. See the soils map below, which relied on the soil mapping that
was included in the 2003 record.

Type of nearby agricultural uses: Rating 3. Riverside North abuts non-farm uses to the
north and is buffered from farm uses to the east by the North Yambhill River floodplain. A
similar riparian buffer is present on the south side of the study area. The nearby
agricultural uses that are present to the east are commodity crops that pose a moderate
conflict with urban uses, but this is a relatively small portion of the study area perimeter.
See aerial map below and aerial map in Figure 10 above.

Factor 7 Screening Criteria - Average rating is 3.0
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Finding for ORS 197.298(1) Adequacy Conclusion: The City finds that the Riverside
North study area IS adequate to meet identified urban land needs for industrial uses.
The criteria that the City employed to determine suitability of land relative to long term
environmental, economic, social and energy consequences and adjacent agricultural
uses was found to have less adverse impact than other study areas in the same priority
classification per Goal 2, OAR 660-015-0002 (1)(C)(b)(3) and (4), and Goal 14, Factor 5
and Factor 7, OAR 660-015-0000(14)(5) and (7).

Further study warranted.

Determination of Adequacy per ORS 197.298(3):

The COA Decision A134379 determined cities could include land of lower priority under ORS
197.298(1) in an urban growth boundary if land of higher priority if found to be inadequate to
accommodate the amount of land needed.

o ORS 197.298(3)(a) — Specific types of identified land needs cannot be reasonably
accommodated on higher priority lands.

FINDING: The City finds that this provision of ORS 197.298(3) is not applicable to the
Riverside North study area as it is an exception area and in the highest priority land
classification for inclusion in a UGB expansion in McMinnville’s UGB expansion alternatives
study area.

o ORS 197.298(3)(b) — Future urban services could not reasonably be provided to the higher
priority lands due to topographical or other physical constraints; or

FINDING: The City finds that this provision of ORS 197.298(3) is not applicable to the
Riverside North study area.

e ORS 197.298(3)(c) — Maximum efficiency of land uses within a proposed urban growth
boundary requires inclusion of lower priority lands in order to include or to provide services to
higher priority lands.

FINDING: The City finds that this provision of ORS 197.298(3) is not applicable to the
Riverside North study area.

ORS 197.298(3) Adequacy Conclusion: The City finds that the provisions of ORS
197.298)(3) do not apply to the RSN study area.

Further study warranted. Proceed to review of suitability of the study area under the
Goal 14 locational factors
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APPLYING GOAL 14 LOCATIONAL FACTORS

Per the COA Decision A134379, Step Three of the alternatives land needs analysis is to
determine which candidate lands should be included under Goal 14. (COA Decision Document
A134379, Page 31).

There are five locational factors for Goal 14: Factors 3 — 7. In order to analyze candidate lands
relative to these locational factors, the City of McMinnville developed a clear and objective ratings
methodology for each factor that is dependent upon discrete screening criteria.

Each screening criteria was then further divided into sub-components for a thorough review and
evaluation. The subcomponents all revolved around quantifiable data and transparent application
of that data.

Then each screening criteria was rated based on how the study area performs within the
independent screening criteria on a basis of poor to good (1 — poor performance, 2 = moderate
performance, and 3 = good performance) utilizing the data in the subcomponents.

The application of the Goal 14 Location Factors in Riverside North did not occur in the same
manner as other study areas as the City was rating it for industrial uses and not for comemrical
and residential uses. Ratings were developed based on information in the Court Record and using
supplemental information not in the Court record. Using these combined sources, ratings were
assigned to the area. Supplemental information not in the Court record is shown in the maps and
tables below.

Ratings for Riverside North were not determined for all of the screening criteria because the Court
Record has already established that Riverside North is not considered suitable for meeting
residential or commercial land need. In this analysis the study area is only being evaluated to
meet industrial land needs related to maintaining the City’s industrial land supply per the land
need analysis in the Record. Criteria not considered applicable (NA) are listed as such.

Factor 3: Orderly and economic provision for public facilities and services

Screening Criteria:

e Costs and Ability to Provide Water Facilities
e Costs and Ability to Provide Wastewater/Stormwater Facilities
e Costs and Ability to Provide Transportation Services

The application of these criteria in the same way they were applied in other study areas was not
possible because, like Bunn’s Village, Riverside North had been eliminated from consideration
for meeting residential and commercial land needs and as such was not analyzed for serviceability
solutions. The rating instead relies on information in the Record that is presented above. Two
ratings are assigned: one for engineering complexity/feasibility and the second for cost.

Sewer:

Figure 22 above shows that there are no sewer lines in the area. Constructing a local collection
system would involve installing gravity sewers that likely would drain west to a low point and then
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pumped via a local pressure sewer line. That line would then connect to the city’s gravity sewer
system in the Riverside South area, or to the east of that. It likely is not feasible to pump directly
to the nearby Waste Water Treatment Plant (\WWTP) because of how the plant is designed. Sewer
costs in Riverside North are likely to be high. The solution described here would be more complex
from a design standpoint and more costly than in other study area. Rating: 1/1

Water:

Figure 22 shows that there is an 8” water line in Riverside Drive about 1100’ to the north of the
study area’s centroid. The study area is in pressure zone 1, so there is capacity in the existing
system to deliver water to the area. It is just a matter of building transmission lines and looping
the system by connecting to the existing water lines that serve the WWTP. The solution is not
difficult but could be costly because of the limited number of customers that would tap this service
extension. Costs may be reduced on a per capita basis it the extension were integrated with
service extensions to Riverside South. Rating: 2/1

Transportation:

Figure 22 shows that Riverside Drive already serves the area but the review notes the roadway
is not built to a city standard. As noted above, the grade and alignment of the road does not meet
urban road design standards, especially where it crosses the ravine. Riverside Drive has an
approximately 25-foot wide paved section providing two travel lanes within a 50-foot wide right-
way. The road lacks curbs, gutters, bike lanes, sidewalks, lighting, and storm drainage.

Improving the road to an urban standard likely would require realignment in places to straighten
out the curves consistent with its designation as a major collector consistent in the McMinnville
Transportation Master Plan. Major collector roads feature a 48-foot wide paved section within a
78-foot right-of-way. A local circulation plan is needed to determine locations for local road
connections that provide multiple access routes for emergency vehicles. The planning analysis
identified this improvement as low-cost but recognized the need to acquire additional right-of-way
from adjacent landowners. Rating: 2/2

Composite Rating: 2

Factor 3 Conclusionary Findings: The City finds that the study area can be economically
served with water and transportation facilities but faces challenges extending sewer service.
Additional planning is needed to develop a workable local circulation and utility plan, which may
be developed in tandem with similar refinement planning for the nearby Riverside South study
area.

Factor 4: Maximum efficiency of land uses within and on the fringe of the existing urban
area

Screening Criteria:

Urban Integration
Commercial Suitability
Housing Suitability
Development Capacity

The application of these criteria was modified given the area is not suitable for residential or
commercial use. The criteria have been adjusted for this alternative use. Housing suitability was
not rated.
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Urban integration: This criterion was carefully considered in the analysis of Riverside North with
special attention paid to annexation constraints, which while less than ideal the entire north, east,
and south borders are adjacent to or could be made adjacent to the City. This provides multiple
annexation pathways. The amount of land in the area that is buildable is limited by hazard
constraints and existing development. The figure below shows hazard constraints in red and land
committed to existing uses in orange (including public ownership). The table that follows provides
updated information for buildable land in the study area. Rating: 2

Constrained Land

2020 Buildable Land Summary

Description Acres Comments

Gross Acres 103.0 Perimeter total

Land in Tax lots 99.0 Excludes ROW and water

Constrained 52.5 Flood plains, steep slopes

Buildable Acres 46.5 Excludes land in public ownership

Developed parts of tax | 10.0 Houses, businesses

KIJ: Buildable 36.5 Vacant and partly vacant is 35% of the gross area.
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Development Suitability:

This criterion only considered suitability for commercial development, which from a site
development standpoint is not significantly different from industrial. Important land attributes
include flat terrain, lot size, transportation accessibility, utility accessibility and cost, and the
presence of wetlands. All of the buildable land above the floodplain elevation is flat and has
reasonable access to public roads. Utility costs are high, especially for sewer for which there is
no well-defined solution. There are no mapped wetlands in the areas identified as buildable, but
this is a low lying area and delineation could reveal the presence of unmapped wetlands. Lot sizes
are relatively small with only 1 parcel of 20 acres. Most parcels are less than 5 acres. Rating: 1

Development Capacity:

This criterion considers the ability of the area to absorb needed land uses. In this case, the study
area has some limitations because the lots are small in size but the area is not constrained by
slopes and is not subject to high landslide or liquefaction risk, which would add significant
mitigation costs. Constructability is good. The area may be suitable for smaller scale flex-space
and build to suit industrial uses. Rating: 2

Composite Rating: 2

Factor 4 Conclusionary Findings: The City finds that the Riverside North study area has
several challenges related to making maximum efficiency of land uses within and on the fringe of
the existing urban area mostly related to the lack of utilities and the relatively small size of
developable lots. The study area is parcelized, resulting in low to moderate suitability for industrial
uses. Given the area is highest priority for inclusion in the UGB and may have capacity to meet
need for small scale industrial uses, it is moderately suitable for inclusion in the UGB.

Factor 5: Environment, Energy, Economic, and Social Conseguences.

Screening Criteria:

Distances to residential services;

e Accessibility and suitability for parks, schools, and other public uses;
Social justice and equity criteria including potential for affordable housing, infrastructure
cost burden, site development and construction costs, and suitability/accessibility for
neighborhood activity center;
Hazard risk for high exposure to landslides, wildfire, liquefaction, and flooding;

o Natural resource impacts to critical habitat for threatened species and species of concern.

These ratings are the same as noted above for the adequacy determination. The overall rating
for Factor 5 is 2.
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Flood Hazard Risk

Landslide Hazard

1 Low
2 Moderate

3 High
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Liquefaction Hazard Risk (red indicates area&gf high risk)

Liquefaction Hazard

0 Ne
2 Low
3 Moderate

4 High
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. Summer
. Winter

Year Round

OLIVE-SIDED FLYCATCHER MODELED HABITAT

. Summer
. Winter

. Year Round

Source: ODFW
Compass Mapping Tool

Factor 5 Conclusionary Findings: The City finds that the Riverside North study area rates
satisfactory for the impact of urbanization on environmental and social consequences. The
presence of significant critical wildlife habitat is offset by the location of most of this habitat in
areas protected from development.
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Factor 6: Retention of agricultural land as defined, with Class | being the highest priority
for retention and Class VI the lowest priority.

Screening Criteria:

e Composition of the study area relative to the different classes of soils per ORS 197.298.
¢ Composition of the study area relative to high value farmland per ORS 215.703.

Ratings for these factors relied on the same information as other 2020 study area ratings.

Soil Class: Riverside North is an exception area and as such is highest priority for inclusion in an
urban growth boundary. Rating: 3

High-Value Farm Land per ORS 215.703: Riverside North is predominantly Class I/Il soils, which
is shown in the soils map below. There is a significant amount of Class Il and higher soils types
near the river and in the ravine, which can be classified as high value farm land along with Class
I/ll soils when these soils are well suited to vinicultural use. The City did not map the area for
those soil types. Anecdotally, the presence of the Advanced Vineyards Systems facility
immediately to the south suggests that the Class I+ soils in the area likely include soil types that
merit high value designation. This combined with the preponderance of Class I/l soils suggests
high conflict with high value farm land. Rating: 1

Combined Rating: 2

Soil Classification Map (red and orange depict Class I/l soils)

e == | p ‘ [ s T . j —-—

Factor 6 Conclusionary Finding: The City finds that, while the soils within the study area are of
higher quality and rate poorly for urban impacts on high value farm land, the Riverside North study
area is an Exception area and the soil types were not considered as part of the ORS 197.298
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priority screening process. This results in the study receiving a moderate impact rating for Goal
14 Factor 6.

Factor 7: Compatibility of the proposed urban uses with nearby agricultural activities.

Screening Criteria:

e Perimeter adjacent to high value farm land;
e Type of nearby agricultural uses.

These ratings are the same as noted above for the adequacy determination. The overall rating
for Factor 7 is 3.

Nearby Agricultural

T

@

® MeiseliRock Products
—

" Evasion Brewin

Factor 7 Conclusionary Findings: The City finds that, based on the above findings, the
Riverside North study area performs acceptably with respect to proposed urban use conflicts with
nearby agricultural activities.
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GOAL 14 FACTORS FINDINGS: City finds that these Goal 14 composite ratings, when
reviewed in their entirety per OAR 660-015-0000(14)(3-7), indicate the Riverside North
study area is suitable for urbanization.

Based on the findings provided above, the study area performs adequately under the
screening criteria for ORS 197.298(1) and ORS 198.298(3). It also performed suitably
based on the application of Goal 14 locational factors. It is highest priority for inclusion
in the UGB and has the ability to provide industrial land that will maintain the land supply
needed to achieve economic development goals, including sites for smaller scale
industrial uses. The study area achieved acceptable findings for Factors 4, 5, 6 and 7.

THEREFORE, CITY FINDS THAT THE RIVERSIDE NORTH STUDY AREA SHOULD BE
INCLUDED IN THE UGB TO SERVE INDUSTRIAL DEVELOPMENT OBJECTIVES.

LAND NEED ACHIEVED: (RSN)

Type of Land Need Comments
Residential
. (Rezone 36.3 Acres from Industrial to Commercial Within City
Commercial .
Limits)
Industrial 36.3 Acres
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Bunn’s Village (BV)

Priority Sequence: Exception Area — Highest Priority

ORS 197.298(1)(b)*
* ORS 197.298 requires that land be added to a UGB in a priority sequence.

Map of Study Area:

City of McMinnville
UGB Evaluation

Study Areas

Soils:
n-ITigatea sail Capabiny Closs

Description of Property: The Bunn’s Village study-area is a linear shaped, 261-acre finger of
exception land that extends northeast of McMinnville. It is separated from the existing McMinnville
urban area by the North Yamhill River and its associated floodplain. The west and north edges
of the sub-area are formed by a combination of property lines and public and private rights-of-
way. Hawn Creek defines the sub-area’s eastern boundary. The sub-area is surrounded by
actively farmed resource lands on all sides except for a small portion of its border where it abuts
OR HWY 99W, which extends via tandem bridges into the McMinnville urban area. The North
Yamhill River, and the tandem bridges that cross it, mark McMinnville’s northeastern urban edge.
A Southern Pacific rail line completes the sub-area’s southern boundary.

Soil Composition/Classification for ORS 197.298 and Goal 14, Factor 6:

Not applicable as an exception area.
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MGMUP 2020 Remand

The Court of Appeals provided a “roadmap” for making a determination re: the inclusion of
candidate study areas. Bunn’s Village was not recommended to be included in the UGB in
2003, but the findings prepared then did not address all of the analysis requirements outlined
by the Court’'s “roadmap”. The information and findings in these supplemental green boxes
address the requirements that were not included in the 2003 findings.

Bunn'’s Village was considered but not recommended for inclusion in the UGB in 2003. The
petitioners to the Court of Appeals had initially challenged excluding Bunn’s Village, but later,
in discussions that attempted to resolve the boundary dispute, they withdrew their objections to
excluding this area. The Court did not find any specific error with the Bunn'’s Village exclusion.
For this reason, a more limited review of the Bunn’s Village suitability for inclusion in the UGB
is presented here relying on information in the Court Record.

Findings in this document augment the findings in the record to exclude Bunn'’s Village from the
UGB. These supplemental findings address the analysis requirements set forth by the Court of
Appeals’ remand decision focusing on the adequacy of the area to meet identified land needs
Goal 2 and per ORS 198.298(1) and (3), and if necessary on relevant Goal 14 Location factors.
Maps are included that are relevant to the adequacy findings. The following descriptive
narrative is taken from the Court Record.

Original 2003 MGMUP Study Area Analysis for RN (Analysis for Residential and
Commercial Land Need):

General Site Description:

The Bunn’s Village sub-area is a linear shaped, 261-acre finger of land that extends northeast of
McMinnville, and is separated from the existing McMinnville urban area by the North Yambhill River
and associated floodplain. The sub-area is surrounded by actively farmed resource lands on all
sides but for a small portion of its border where it abuts the existing McMinnville urban growth
boundary and North Yamhill River to the southwest. A Southern Pacific rail line completes the
sub-area’s southern boundary. The west and north edges of the sub-area are formed by a
combination of property lines and public and private rights-of-way. Hawn Creek defines the sub-
area’s eastern boundary (Figure 10).

The area is further defined by its rolling topography; its low points being along the North Yambhill
River and Hawn Creek, and its crest situated near the sub-area’s midsection. The North Yamhill
River, and the tandem bridges that cross it, visually mark McMinnville’s existing urban edge.

Of the approximately 261 gross acres contained within this sub-area, 135.59 acres (52 percent)
are developed, undevelopable, or constrained by the 100-year floodplain. Of the remaining
125.74 acres of vacant or partially vacant land, only 36.86 acres within this sub-area are classified
as vacant (Figure 11). This vacant land which is comprised of nine parcels consists of one
commercial parcel 0.87 acres in size and eight residential parcels ranging in size from 1.65 to
10.0 acres and averaging some 4.5 acres in size. The partially vacant land found within this sub-
area exists within 36 parcels that average 2.53 acres of buildable area each. Of these parcels,
one is commercially zoned and yields 3.72 acres of buildable land, and one parcel is industrially
zoned yielding 0.13 acres of buildable land.
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BUNN'S VILLAGE - FIG. 10
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The remaining 34 parcels are residentially zoned and provide 87.25 acres of buildable land with
an average buildable acreage of 2.57 acres. The combined land and improvement value of these
residentially zoned properties averages some $235,400 each, with an average improvement
value of $138,032 each. While these properties are generally improved with rural residential uses,
the five partially vacant properties containing the largest amount of buildable land (totaling 45.58

acres) are currently under agricultural use.

A summary of the Bunn’s Village sub-area’s buildable land inventory is provided in Table 2.
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Table 2

Bunn's Village Sub-area Buildable Land Data Summary

Acres % of Total
Total Gross Acres: 261.33 100%
County Plan Designation:
Residential: 201.99 7%
Developed/constrained acres: (80.97) 40%
Total Gross Vacant Buildable Residential Acres 121.02 60%
Vacant Residential Acres: 33.77 28%
Partially Residential Vacant Acres: 87.25 72%
Commercial: 14.79 6%
Developed/constrained acres: (10.20) 69%
Total Gross Vacant Buildable Commercial Acres 4.59 31%
Vacant Commercial Acres: 0.87 19%
Partially Commercial Vacant Acres: 3.72 91%
Industrial: 7.67 3%
Developed/constrained acres: (7.54) 98%
Total Gross Vacant Buildable Industrial Acres 0.13 2%
Vacant Industrial Acres: 0.00 0%
Partially Industrial Vacant Acres: 0.13 100%
Public: 36.88 14%
Developed/constrained acres: (36.88) 100%
Total Gross Vacant Public Acres 0.00 0%
Vacant Public Acres: 0.00 0%
Partially Vacant Public Acres: 0.00 0%
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Detailed Site Description:

For purposes of further describing this sub-area, it will be addressed in two parts: The portion
west of the Southern Pacific rail line; and the balance of the area located east of this same rail
line.

Western portion

Oregon State Highway 99W bisects this portion of the Bunn'’s Village sub-area in an east/west
direction splitting the area in two. Near the western edge of the sub-area Highway 99W splits into
a one-way couplet (two-lanes in each direction) for a distance of about 2,500 feet. On either end
of this couplet, Highway 99W is a four-lane section of road. Within the interior of this couplet lies
some 15 acres of land that is largely developed with an assortment of commercial and industrial
uses. Located in the westernmost portion of this commercial area are a retail lumber yard, used
appliance store, muffler shop, transmission shop and other automotive repair services, a beauty
parlor, karate and ballet schools, a commercial towing company, a screen printer, and a hair solon
among other uses. The eastern portion is home to World Class Technology Corporation and the
Capitol Honda automobile dealership and a single-family residence. Two local roads provide
interior connection to businesses and to Highway 99W.

Immediately west of this couplet is land owned by the Oregon Department of Transportation that
is used to stockpile gravel for road construction purposes. Adjacent to this ODOT owned property
lies the intersection of Highways 99W and 47. Highway 47 provides a northerly connection
between McMinnville and the cities of Yamhill, Carlton, Gaston, and Forest Grove. Located along
both sides of Highway 47, and adjacent to the north side of Highway 99W, are two cemeteries;
Saint James Cemetery on the west and Evergreen Memorial Park on the east. Further to the
east is Lone Oak Road which extends north from its intersection with Highway 99W. West of
Lone Oak Road and adjacent to the north side of Highway 99W is located the CC Meisel industrial
rock operation. Where this was once an active industrial site, the buildings are now dilapidated
and the property is currently used for the storage of industrial road and excavating equipment.

East of this intersection lies an abandoned wood mill complete with an antiquated wood burner.
The Big Toy Storage warehouse facility is located due north of this old mill and provides storage
opportunities tailored to assorted large recreational, four-wheel drive and racing vehicles. All
remaining land within this western half of the sub-area, both north and south of Highway 99W, is
developed with rural home sites; most of which also contain barns, stables, personal gardens,
storage buildings, workshops, other assorted outbuildings, and/or commercial agricultural
enterprises. The largest concentration of rural residential properties within this portion of the sub-
area are located south of Highway 99W, on a narrow strip of land adjacent to the North Yamhill
River and directly across from heavy industrial uses (e.g., excavating, pressure treated lumber
manufacturing, and the Cascade Steel Rolling Mill).

Eastern portion

Located south of Highway 99W and west of the Western Pacific rail line are the Oregon Vineyard
Supply Company, and Bi-Lo Heating and Air Conditioning. There is also one single-family
residence located within this industrially planned and zoned area.
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The area north of Highway 99W is dominated by large-lot, rural residential development. Most
of these parcels enjoy views of the banks and waterway of Hawn Creek, and are rectangular in

shape resembling French Long Lotsl. The parcels within this area total 35 acres and average
approximately 2.4 acres in size. While not all properties within this area exhibit this type of lot
configuration, the average parcel depth to width ratio within this area is more than 3:1. [Typically,
to achieve efficient development patterns, parcel depth to width ratios are no more than 2:1, as is
reflected by the McMinnville Land Division Ordinance.] Most of these home sites are improved
with some combination of barns, storage buildings, workshops, or other assorted outbuildings, as
well as personal gardens or orchards. In total, the sub-area contains some 40 rural-residential
home sites. All of the residences in this sub-area take access directly from Hawn Creek Road, a
County road that extends north through this portion of the sub-area from its intersection with
Highway 99W. Within the northern half of this site, Hawn Creek Road forms the western boundary
of this sub-area boundary separating rural residential development to the east from farm and
resource lands to the west.

Meadow Lake Nursery is located adjacent to the north side of Highway 99W and operates the
land on both sides of Hawn Creek Road for commercial agricultural nursery use.

Surrounding Land Uses:

This sub-area is surrounded to the west, north, east, and southeast by resource land largely in
active farm use and zoned EF-40 (Exclusive Farm Use — 40-acre minimum), EF-80 (Exclusive
Farm Use — 80-acre minimum), and AF-20 (Agriculture/Forestry — 20-acre minimum). Southwest
of the sub-area, across the North Yamhill River, is land within the current UGB and city limit of
McMinnville. This land is developed with a range of heavy industrial uses including Kizer
Excavating Company, CC Meisel industrial rock operation, Royal Pacific (a pressure treated
lumber manufacturer), a commercial venture (U-Haul Rental), and the Yamhill County
Sportsman’s Association (local “gun club”). Farther to the west, across Riverside Drive lies the
Cascade Steel Rolling Mill, which is clearly visible from the western portion of the sub-area. A
map depicting the (land use pattern and) zoning of this sub-area and surrounding area is also
provided (Figure (12 and) 13).

1 Historically, French owners of large estates in Canada, or wherever the French settled in North America, often
divided their land grants into narrow strips that they sold or rented to individual French settler families (circa 1700 —
1800). These new parcels often extended from the front of the estate, back to the local waterway marking the edge of
the land holding. Later roads were often improved along the fronts of these “French Long Lots.”
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LAND USE PATTERNS - FIG. 12
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Public Facilities:

While urban services can be extended to serve this sub-area, they come at a higher cost relative
to other urbanizable areas due to topographical constraints and the need for these ultilities to cross
the North Yamhill River. Further, the physical shape of the sub-area, being linear in form, makes
“looping” the public water system in this area problematic. Absent such ability, the water
pressures needed for domestic use and fire suppression purposes will be unacceptable to some
portions of this sub-area (those at the end of the line will experience lower water pressure). This
is similar to the situation that now exists within the Three Mile Lane area of McMinnville. Existing
development patterns and the lack of access controls, easements, and sufficient right-of-way
serve further to constrain the ability of this sub-area to support urban levels of development.
Further discussion of the utility service issues relevant to this sub-area is provided in the following
paragraphs.

Sewer

The Bunn’s Village sub-area is served exclusively by individual private septic systems.
Development of this sub-area to urban residential densities will require the abandonment of these
private systems and, in their place, the provision of a public sanitary sewer system. The provision
of such a system would require the construction of a force main line extending from a point east
of the McMinnville Wastewater Reclamation Facility a distance of some 6,400 feet (1.21 miles) to
the sub-area’s western edge. This extension would likely parallel (and cross) the North Yamhill
and South Yamhill Rivers and require extensive environmental study and mitigation. The Army
Corps of Engineering would limit work in these environmentally sensitive areas, or the Oregon
Division of State Lands as to the time construction could occur, therein increasing the cost of
constructing this main line. To physically connect sewers in this sub-area, the line would have to
also be extended under and across the Highway 99W right-of-way.

In addition, due to topography, one or two pump stations would be required to make the system
functional. This, plus land acquisition costs (which would be significant), would greatly increase
the cost of construction of this line. It is important to note that this investment would bring this
trunk line to that portion of the sub-area that is planned, and currently developed, for commercial
and industrial use. Extension of this line to serve the northern, residential planned areas would
require another 8,500 feet (about 1.65 miles) of line, property acquisition (or condemnation), and
boring under the State highway. All of this cost would be borne by the existing and future residents
of this sub-area, and others that may directly benefit by its construction. However, given that the
future alignment of this line would cross primarily through lands outside the current urban growth
boundary, few, if any, other properties would realize benefit from this extension that would total
some 2.8 linear miles. Improvement costs have not been calculated although it could be safely
assumed to be high.
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UTILITIES - FIG. 14
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Water

The Bunn’s Village sub-area is served exclusively by individual private wells. The municipal water
main that is closest to this sub-area is located in Highway 99W approximately 1,000 feet west of
the sub-area and about one mile from the center of the sub-area. The provision of municipal
water service to this sub-area would require the northeasterly extension of this 12-inch line west
from its current location. Such an extension would require crossing the North Yamhill River.
Alternative means of accomplishing this crossing include: 1) suspending the water trunk line along
the underside of one of the bridges spanning the North Yamhill River. While this could be
engineered, it is raises an additional concern and that is that ODOT has classified the northerly

of these two bridges as “Functionally Obsolete”2; 2) boring under the river; or, 3) trenching across
the river and its floodplain. All of these alternatives would add significant cost to such an
extension; constructing a new bridge on which to suspend the line would be cost prohibitive.

A further challenge in providing water service relates directly to the linear shape of the sub-area.
Specifically, the lack of other existing service lines to this sub-area, other than from the line to the
southwest, limits the ability to “loop” the water system within this area, thereby making it
improbable to ensure adequate water flow and pressure to meet domestic and fire, life, safety
demands called for in the Uniform Fire Code. With the city’s water reservoirs located on the far
opposite end of the city, and this trunk line “dead-ending,” there exists a high probability that
development of the majority of this area to densities other than those that currently exist, would
not be feasible or permitted. McMinnville Water and Light have not determined the improvement
costs for serving this sub-area, which could safely be assumed to be high.

Electric

Electrical service provision to the Bunn'’s Village sub-area is jointly provided by McMinnville Water
& Light (MW&L) and Portland General Electric (PGE). Generally, McMinnville Water & Light
serves the industrial and commercial portions of the sub-area within the Highway 99W couplet,
and PGE provides service to the balance of the sub-area. The closest MW&L electrical sub-
station to this sub-area is the Cascade Substation located along the Riverside Drive frontage of
the Cascade Steel Rolling Mill, approximately 2,500 feet from the west end of the Highway 99W
couplet. Existing feeders provided by both electric utility providers presently serve the area and
would need to be upgraded in order to sufficiently support future urban development of this land.
McMinnville Water and Light estimates the costs for providing electric service to their portion of
this sub-area as low (ranging from $0 to $200,000). Existing feeders provided by both electric
utility providers presently serve the area and are generally determined to be adequate to
accommodate the existing within this sub-area. Future urbanization of this sub-area however will
cause a need for additional feeder upgrades. A large future load however (such as industrial),
may be beyond the capacities of the existing infrastructure, thereby requiring additional feeders
and possibly an additional substation.

Transportation

Roadways - The Bunn’s Village sub-area is provided access to the McMinnville urban area solely
by Highway 99W as it crosses the North Yamhill River. This four-lane highway traverses the
midsection of this sub-area in, generally, an east-west direction; with a portion being split into a
one-way couplet as previously described. The highway is under the jurisdiction of the State of
Oregon and is classified as a Major Arterial in the Yamhill County Transportation System Plan
(1996). Highway 99W functions as the most direct route to the cities of Dundee, Newberg, and

2 Source: Oregon Department of Transportation Bridge Inventory Database — Bridge #00441. Improvement of
this bridge is not listed in the adopted 2002-2005 ODOT State Transportation Improvement Program.
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Tigard, as well as to the rest of the Portland metropolitan region. There are no traffic signals
along this highway, or within this sub-area.

Highway 99W is currently accessed at several locations within this sub-area, the most significant
of which is its intersection with Highway 47 in the far eastern portion of the sub-area. While this
County controlled highway is within the boundary of the sub-area for only a distance of some
1,300 feet, traffic volume is fairly heavy as this highway offers the most direct connection between
McMinnville and the cities of Yamhill, Carlton, Gaston, and to reach Highway 8 (Tualatin Valley
Highway) and the cities of Forest Grove and Hillsboro. High traffic speeds, topography, traffic
volume, and desire to keep private access points along this highway to a minimum makes
residential development of those properties that lay adjacent to this highway problematic. As
noted previously, there exists some rural residential development abutting the eastern side of this
highway. These homes are set back from the highway a considerable distance most likely to aid
in minimizing noise, dust, and other objectionable impacts from this well-traveled highway.

As briefly mentioned in the section discussing potential future municipal water provision to this

sub-area, ODOT has classified this bridge as “Functionally Obsolete.”3 Adding an urbanizable
area to the McMinnville UGB that would rely solely on this bridge crossing to reach all supportive
urban services (save those present in the Bunn's Village area and surrounding industrial
development) would not alleviate, but rather would exacerbate this problem. It is also relevant to
note that improvement of this bridge is not included in the draft 2004-2007 State Transportation
Improvement Program (STIP).

None of the public streets are constructed to City standards as to right-of-way width, travel width,
curbs, gutters, or sidewalks. The current condition of these streets, as regard their paved surface,
range from fair to poor (gravel with potholes). All local streets within this sub-area are in need of
substantial improvement, to include additional right-of-way for some, in order to bring them up to
standards required to permit urban density development. Hawn Creek Road and Lone Oak Road,
for example, have platted right-of-way widths of 40 feet and 50 feet, respectively, and improved
travel widths of approximately 25 feet each. These dimensions are substandard to City urban
street section requirements that call for right-of-way distance of 70 feet and a travel of 36 feet
(minor collector with bikeway standards).

Due to the rolling topography typical of this sub-area, travel speeds, and the angle of some
intersection roads, sight distances for vehicles trying to enter onto Highway 99W are extremely
short in many locations along this corridor. To maintain highway mobility standards, as addressed
in the “1999 Oregon Highway Plan,” and maintain safe travel, additional access onto this highway
from adjacent properties would be severely restricted by ODOT. This would further limit the ability
of this area to urbanize and provide needed commercial or residential land. Should this area
urbanize, ODOT strongly recommends that an overlay, or conditions of approval, be adopted that
require the City and ODOT adopt an access management plan for this portion of Highway 99W
prior to the development or redevelopment of any parcels within this sub-area. This plan will
identify highway improvements required as a result of future development that will ensure that

safety and traffic operations on Highway 99W are maintained at an acceptable level.4

3 Source: Oregon Department of Transportation Bridge Inventory Database — Bridge #00441. Improvement of
this bridge is not listed in the adopted 2002-2005 ODOT State Transportation Improvement Program.

4 January 28, 2003 letter from Daniel L. Fricke, Senior Transportation Planner, ODOT Region 2, to the City of
McMinnville - (Attachment 1).
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Alternative Transportation (Pedestrian, Bicycle, and Transit) - There are currently no bike lanes
or sidewalks within the subject sub-area. Public lighting along Highway 99W is very limited and
is nonexistent along local streets. As regard the two bridges that cross the North Yamhill Rivers,
they each provide only one, albeit narrow, sidewalk per bridge. There are no railings or other
barriers separating pedestrians from vehicles. The narrow width of the bridge does not permit
room for future bike lanes or to improve the existing “shy” distance from the already narrow vehicle
travel lanes to the sidewalk. Pedestrian and bike improvements, consistent with urbanization of
the sub-area, would require reconstruction of the existing bridge(s) or construction of a pedestrian
bridge elsewhere across the North Yamhill River in order to connect to the existing McMinnville
urban area.

There are no existing or planned public transit routes within this sub-area identified in the
McMinnville Transit Feasibility Study (1997).

Transportation improvements necessary to support urbanization of this sub-area are determined
to be high.

Factors Affecting Urbanization:

Annexation —

Development of this sub-area to urban densities requires that it be annexed to the City of
McMinnville. In so doing, urban services necessary to support such development can be
extended to it.

A requirement of annexing property to the City is that it be contiguous to the current city limits.
As that criterion applies to this particular sub-area, the city limit line forms this sub-area’s southern
boundary and a piece of the western boundary. However, it is important to note that occupying
this length of the western boundary is the Evergreen Memorial Park cemetery. Given that the
cemetery is developed, and that there is no conceivable benefit that would accrue to this property
from annexation to the City, it is reasonable to assume that the owners of the cemetery property
would not take such action in the future. That being the case, urbanization of this sub-area rests
entirely upon at least one of the six properties located along the sub-area’s southern border to
seek, and gain, approval from the electorate, to annex to the city.

Specifically, those six properties are comprised of two developed and four partially vacant parcels.
The following brief description of these parcels will proceed west to east. Tax lot R4410-900,
while 10.0 acres in size, is currently improved with a single-family rural residence whose
improvement value is slightly in excess of $100,000, yields only 0.49 acres of buildable land due
to the footprint of the existing development and the amount of the site that lies within the 100-year
floodplain and is therefore unbuildable. Additionally, this property fronts solely along Highway
99W and, given future highway improvements as may be envisioned by ODOT, the developable
area of this property may be further reduced. Any further densification of this site would also need
to directly access Highway 99W.

The next property to the east, R4411-3000, is developed. The next property, R4411-3100, is 3.55
acres in size and is identified as partially vacant and yields 0.93 acres of buildable land. The
same observations offered for the westernmost property can be applied here with the exception
that the improvement value on this parcel is just under $172,000.
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Adjacent to the east side of this parcel is another rural residential property identified as developed.
The remaining two parcels that abut the McMinnville city limit and thereby could afford annexation
opportunities to other land within this sub-area are identified as R4411-3300 and R4411-3500
each vyielding 2.54 and 21.75 acres of buildable land with improvement values of just under
$311,000 and $77,000, respectively. Because of their remaining developable acreages,
annexation of these two properties would then seem to be the most logical toward opening the
possibility of annexation of other properties within this sub-area. Both of these properties have
frontage along Youngman Road, a substandard rural county road, and would therefore not need
to directly access Highway 99W.

These annexations, however, do not solve the problem for other properties in the sub-area to
urbanize. Properties containing some further development potential are generally those that are
most likely to request annexation. With that understanding, there are only two properties that
realistically hold the key to all future annexation opportunities within this sub-area (see the Bunn's
Village buildable lands map for a graphic representation of this observation). The two properties
are the easternmost two previously described with the first one containing a rural residential
improvement of almost $311,000 and the other being a viable 28-acre rural farming operation.
Even if annexation was requested, this larger parcel remains some 3,200 linear feet from the
current UGB across which utilities would need to still be extended and rights-of-way would need
to be improved.

Water Service —

McMinnville's current water service distribution is designed as a single-level pressure system
providing service to those properties situated between 100 feet and 275 feet in elevation. This
sub-area falls within those elevation parameters, however its location and separation from the
current urban area necessitate construction of an extension across the North Yambhill River to
provide service to an area that cannot be looped back into the existing system. Construction of
such a “dead-end” system also creates low water pressurization issues similar to that currently
experienced by properties along Three Mile Lane. Beyond the radial system design concern,
construction of a system to serve this sub-area will be fairly costly.

In 1996, water service to this sub-area was estimated by McMinnville Water & Light to be in the
neighborhood of $450,000. At that time, this sub-area was defined as an area one-half to one-
third the current size. In addition, a good comparison of cost can be made by reviewing the
current proposal to extend a water line from Riverside Drive, across the South Yamhill River, and
southward along Norton Lane to connect to the existing radial system currently feeding the Three
Mile Lane area. This will alleviate the pressurization concern within this development corridor,
but at a cost believed to be clearly above one-million dollars. Creation of a new dead-end system
to serve the Bunn'’s Village sub-area will require engineering and construction of a larger system
at a cost that would exceed that of the Norton Lane water line extension.
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Transportation —
Highway 99W, where is crosses the North Yamhill River, provides the only access to this sub-

area from the adjacent urban area. As noted in the January 27, 2003, letter from ODOT5,
Highway 99W is designated as a regional level of importance highway by the 1999 Oregon
Highway Plan. In this area, the highway is generally four travel lanes and includes a “couplet”
section for approximately 2,500 feet. Through most of the area, the posted speed is 55 mph,
however, it is slower in the couplet section where the road is relatively narrow. Additionally, a
railroad line that has a grade-separated crossing of the highway bisects the area. Inclusion of
this expansion area in the UGB will increase the potential for urbanization, which could adversely
affect the highway. This area is wholly dependent on OR 99W for access to urban services in the
City. The couplet section includes two bridges over the South Yamhill River, one of which has
been designated "functionally obsolete."”

As noted previously, none of the public streets within this sub-area are constructed to City
standards as to right-of-way width, travel width, curbs, gutters, or sidewalks. The current condition
of these streets, as regard their paved surface, range from fair to poor (gravel with potholes). All
local streets within this sub-area are in need of substantial improvement, to include additional
right-of-way for some, in order to bring them up to standards required to permit urban density
development. Hawn Creek Road and Lone Oak Road, as examples, have platted right-of-way
widths of 40 feet and 50 feet, respectively, and improved travel widths of approximately 25 feet
each. These dimensions are substandard to City urban street section requirements that call for
right-of-way distance of 70 feet and a travel of 36 feet (minor collector with bikeway standards to
include sidewalks at the curb, and no planting strip). In addition, there are also intersection
alignments within this sub-area that lack sufficient design and will need to either be realigned or
closed. A full analysis of these options would detailed in a transportation master plan for this
area, incorporating design elements as specified by ODOT, that would be required prior to
urbanization.

Rolling topography in conjunction with substandard intersection alignment angles, obsolete river
crossing, existing development patterns, lack of additional public rights-or-way, and future
transportation master planning obligation combine to make traffic circulation within this sub-area
problematic.

Urban Form —

Within this sub-area are found no commercial uses save the wide mix of businesses located within
the interior of the Highway 99W couplet listed in the front portion of this sub-area description.
With the exception of the redevelopment of the existing commercial site and construction of
improvements previously described, the closest commercial location serving residents’ daily
needs are located well over one mile to the west along Highway 99W. Other closest supporting
uses are Grandhaven Elementary School and Patton Middle School both located about two miles
away. Part of the significance of the location of local schools in relation to this sub-area would be
the need for students to be bussed across the tandem Highway 99W bridges (one of which has
been identified as functionally obsolete by ODOT), or, for elementary school children, being
bussed eastward to Wascher Elementary School located in the city of Lafayette. The inclusion of
this sub-area into the McMinnville UGB either places the obligation on the citizens and the city to
allow urban development in a location separated from urban social services and employment
opportunities, or to create these opportunities within this sub-area; a sub-area that, except for the

5 January 28, 2003 letter from Daniel L. Fricke, Senior Transportation Planner, ODOT Region 2, to the City of
McMinnville — (Attachment 1).
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short distance that abuts the current urban edge across the North Yamhill River, is surrounded
by largely Class Il resource land that is currently in agricultural use.

Property Values, Existing Development Patterns —

There are some 126 gross vacant buildable acres within this sub-area, of which 121.02 acres are
planned for residential use, 4.59 acres for commercial use, and 0.13 acres are planned for
industrial use. The physical configuration of current lots, adjacent roadways and existing
development, and cost to extend needed urban infrastructure, combine to severely limit the ability
of this sub-area to redevelop such that it could accommodate identified land needs, as described
in the City’s “Buildable Land Needs Analysis” study. Specifically:

Further development of the residential “leg” of Hawn Creek Road, would involve the
northernmost 14 parcels that yield a total of 16.52 buildable acres with an average
developable acreage size of 1.18 acres. The improvement value of these rural residential
properties totals $1,757,872 (or just over 1.75 million dollars) yielding an average
improvement value of $125,562 per parcel. Gaining land use approval to partition any of
these lots would require the extension of public facilities (sewer and water) a distance of
approximately 2.8 and 2.2 linear miles as previously described, and acquisition of
easements and/or public rights-of-way for these trunk line extensions. Given the
magnitude of these extensions, the cost of providing this service would be high in relation
to the relatively small amount of developable land in this area. This possibility also
assumes successful annexation of a minimum of eight other properties to the west and
south across Highway 99W in order be provided with the opportunity to annex any of these
residential properties; although with the current improvement values (seven of which are
well over $130,000) it is unlikely that further partitioning would occur.

The other notable area of potential residential urbanization lies north of Highway 99W and
between the CC Meisel Rock Quarry equipment yard and the separated grade Willamette
& Pacific railroad overpass. This area is comprised of 14 parcels. Five of these parcels
are already identified as developed leaving nine parcels that together yield 28.34 acres of
developable land with an average developable acreage size of 3.15 acres. The combined
improvement value of these properties totals $1,127,843 yielding an average
improvement value of $93,987 per non-vacant parcel. Gaining land use approval to
partition any of these lots would require the extension of public facilities (sewer and water)
for the majority of the distances already noted and acquisition of easements and/or public
rights-of-way for these trunk line extensions. Given the magnitude of these extensions,
the cost of providing this service would be high in relation to the relatively small amount of
developable land in this area. The possibility of urbanizing these properties also assumes
its successful annexation and the successful annexation of a minimum of three other
properties to the west and south across Highway 99W. However, with one of those
properties being the currently developed Bunn’s Village commercial area residing on the
interior of the Highway 99W couplet, subsequent highway improvements prior to urban
redevelopment would be determined through a transportation master plan in cooperation

with ODOT®. It is understood that these improvements would not be minimal and
therefore the incentive to annex somewhat lessened.

As regard the projected commercial and industrial needs identified in McMinnville's
Economic Opportunities Analysis, this sub-area offers very little to meet that need under

6 January 28, 2003 letter from Daniel L. Fricke, Senior Transportation Planner, ODOT Region 2, to the City of
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existing zoning and current land use patterns. Only 4.72 acres of developable land
(comprised of three separate tax lots) is identified to meet those Goal 9 needs. This land
lies within the Highway 99W couplet and would, as previously described, be accompanied
by a host of transportation and access issues.

Maps depicting development improvement values, constraints and opportunities, and proximity to
services are provided below. (Figure 15).
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Based upon the above analysis, in 2003, the City found that the BV study area was not
adequate or suitable for commercial or residential land needs.
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2020 MGMUP Remand Update Analysis BV:

APPLYING ORS 197.298

Per the COA Decision A134379, Step Two of the alternatives land needs analysis is to determine
the adequacy of candidate lands under ORS 197.298(1) and (3). (Attachment 5, COA Decision
Document A134379, Page 21).

Determination of Adequacy per ORS 197.298(1):

The COA decided that the City needed to determine if candidate lands within a priority sequence
were adequate to accommodate the amount of land needed by applying the environmental,
energy, economic, and social consequences considerations of Goal 2 and Goal 14, Factor 5 and
the agricultural compatibility of Goal 14, Factor 7. (Attachment 5, COA Decision Document
A134379, page 30-31).

The City has determined that any study area that scores “1.5” or less as the average score of the
composite screening criteria for Factor 5, or “1.5” or less as the average score of the composite
screening criteria for Factor 7, is considered inadequate to accommodate needed urban land.

Factor 5: Environment, Energy, Economic, and Social Conseguences.

Screening Criteria:

The composite screening criteria for Factor 5 are listed below. Each screening criteria was
evaluated and scored accordingly with a rating of 1, 2 or 3. 1 = poor, 2 = moderate and 3 = good.

Bunn’'s Village was evaluated against the Factor 5 criteria using on information in the Court
Record as outlined above, and on supplemental information developed for the 2020 Remand
Analysis. Using this information we established ratings for the area. Supplemental information not
in the Court record are shown in the maps below.

Factor 5 Screening Criteria - Average score is 1.4.

Distance to Park, Schools, Social Justice & .
. . . Hazard Risks Natural Resources
Services Other Public Equity
1 1 1 2 2

Distance to Residential Services: Rating 1. The nearest commercial services are more than 1
mile away.

Accessibility to Schools, Parks, and other public uses: Rating 1. The nearest school is more than
2 miles away and there are no parks in the area. The average lot sizes in residential areas are
not suitable for siting a park or school.

Social Justice: Rating 1. Ratings were based on consideration of equity criteria including potential
for affordable housing, infrastructure cost burden, site development and construction costs, and
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suitability/accessibility for neighborhood activity center. The residential land in the study area is
only suitable for SFR use given the parcelized nature of properties. Residential services and
transit are more than a mile away and are not accessible to pedestrians of by bike. The roads are
not safe for walking or bike use. Infrastructure costs are high given the need to bore sewer and
water lines under the river and highway and the need to pump sewage across the river. The area
is not suitable as an NAC so the distance limitations cannot be overcome through new
development of residential services. Site development costs are moderate given the flat terrain
but suitable sites for higher density housing do not exist given the relatively small parcel sizes for
residential land, which average ~2.5 acres.

Hazard Risk for high exposure to landslides, wildfire, liquefaction, and flooding: Rating 2. The
northern part of Bunn’s Village is within an area that is at high risk for liquefaction. There is a high
landslide hazard risk for properties near Hawn Creek where a significant portion of the area’s
residential buildable land is located, and south of the highway near the North Yambhill River. Flood
risk is present near Hawn Creek and the North Yamhill River. See hazard risk maps below.

Landslide Hazard Risk (red areas indicate high risk)

Landslide Hazard

1 Low

2 Moderate

3 High
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Liquefaction Hazard Risk (red areas indicate high risk)

Liquefaction Hazard

0 Ne
2 Low
3 Moderate

4 High

Natural Resource impacts to critical habitat for threatened species and species of concern: Rating
2. Critical avian habitat for species of concern is present near the North Yamhill River and Hawn
Creek (see avian habitat resource map below).

Critical Avian Wildlife Habitat (blue, purple and rose areas)

WESTERN BLUEBIRD MODELED HABITAT
. Summer

. winter

. Year Round

WHITE-BREASTED NUTHATCH (SLENDER-BILLED)
ODELED HABITAT

. Summer
. winter

. Year Round

OLIVE-SIDED FLYCATCHER MODELED HABITAT

. Summer
Winter
Year Round

Source: ODFW
Compass Mapping Tool
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Factor 7: Compatibility of the proposed urban uses with nearby agricultural activities.

Screening Criteria:

The composite screening criteria for Factor 7 are “Agricultural Adjacency” and “Type of Near-by
Agricultural Use”. Each screening criteria was evaluated with clear and objective analytics, and
scored accordingly with a rating of 1, 2 or 3. 1 = poor, 2 = moderate and 3 = good

Bunn'’s Village was not evaluated against these criteria in the same manner as other study areas.
Ratings were developed based on information in the Court Record, from which we can ascertain
the ratings it would have earned given its location adjacent to resource lands. Supplemental
information not in the Court record are shown in the maps below.

Agricultural Type of Nearby
Adjacency Agricultural Use
1 2

Factor 7 Screening Criteria - Average rating is 1.5

Agricultural Adjacency: Perimeter adjacent to high value farm land: Rating 1. Virtually all of the
perimeter is adjacent to agricultural land with Class 2 soils (see soils map below, which relied on
the soil mapping that was included in the 2003 record).

Type of nearby agricultural uses: Rating 2. Most of the nearby agricultural uses are commodity
crops that pose a moderate conflict with urban uses (see aerial map below and aerial map in
Figure 10 above).
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Agricultural Use Conflicts:

2| B A LEL B B -

4

Finding for ORS 197.298(1) Adequacy Conclusion: The City finds that the Bunn’s Village
study area IS NOT adequate to meet identified urban land needs. The criteria that the
City employed to determine suitability of land relative to long term environmental,
economic, social and energy consequences and adjacent agricultural uses was found
to have more adverse impact than other study areas in the same priority classification

per Goal 2, OAR 660-015-0002 (1)(C)(b)(3) and (4), and Goal 14, Factor 5 and Factor 7,
OAR 660-015-0000(14)(5) and (7).

No further study warranted.
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City Council November 13, 2020

McMinnville, Oregon 97128

I am concerned with the proposed Urban Growth Development (UGB) plan due to increased traffic. It is
my opinion that our current transportation system in inadequate thus impacting our neighborhoods.
The McMinnville Transportation System Plan (TSP) should be updated prior to any land acquisition.
Prior to any construction being approved new road construction and/or improvements should be
completed. | own a house at 1886 NW Wallace Rd that is fairly close to the proposed UGB. Any new
construction built in the proposed UGB should be planned in a way that there is not additional traffic in
the adjacent residential neighborhoods. Wallace Rd is designated as a minor collector and should not

be amended to increase traffic flow. In summary please consider the following:

e Update the TSP prior to land acquisition

®  Prior to additional housing units being approved in the UGB, complete road and traffic
improvements

e My address is within a very nice residential area on NW Wallace Rd. Any new construction
should not impact traffic on Wallace Rd

* NW Wallace Rd is consider a “minor collector” and that designation should not be changed

The council should not put the desires of land developers over the quality of life of the citizens of
McMinnville. We want to keep the quality and livability of our neighborhoods intact and not suffer due

to any impact of the proposed developments.

Sincerely,

WAL ZET N C;}?\,

Morris Eagleman

1886 NW Wallace Rd.

McMinnville, Oregon 97128
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From: Ruby Troncin

To: Heather Richards
Subject: Urban Growth Boundary Amendment
Date: Thursday, November 19, 2020 12:25:53 PM

This message originated outside of the City of McMinnville.

Dear Ms. Richards,
| received the notice that MCMinnville would like to Update it’s UGB.

Although I am unable to attend the Public Hearing December 1, 2020, | would like to express my opinion regarding
this issue.

I whole hardily support this effort to expand McMinnville’s UGB for the following reasons:

1. Many properties just outside the UGB are on wells and septic tanks, with health and safety issues such as aging
septics which could ultimately seep into the ground water and water wells that are contaminated with agricultural
wastes and natural occurring metals and minerals such as arsenic and sulfur.

2. With a growing population, exasperated by climate change making southern climates glowingly uninhabitable,
allowing further housing development could alleviate the over crowding and rising land prices MCMinnville and
other areas are experiencing.

3. With additional developable lands available, McMinnville would be able to expand its variety and diversity of
housing availability which would make it a more equitable and accessible city such as quality mobile home and rv
parks, multi generational housing, mixed use and specialized housing such as expanding houses for the elderly and
even affordable housing reducing the problems of homelessness.

I strongly recommend the City Council vote for this Amendment, which could have a myriad of possibilities for our
City.

Sincerely,
Ruby F Troncin
971-237-3150

Sent from my iPhone
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TOMASI SALYER MARTIN

VA

Jennifer M. Bragar 121 SW Morrison St, Suite 1850
Attorney Portland, Oregon 97204
Admitted in Oregon, Washington, Tel 503-894-9900
and California Fax 971-544-7236
jbragar@tomasilegal.com www.tomasilegal.com

November 23, 2020
BY EMAIL and ORIGINAL TO FOLLOW BY FIRST-CLASS MAIL

Mayor Hill and Council Members
c/o Heather Richards

230 NE Second Street
McMinnville, OR 97128

Re:  McMinnville Growth Management and Urbanization Plan 2003 UGB Remand —
Support for Proposed Expansion Area

Dear Mayor Hill and Council Members:

This office represents AWT, LLC ("AWT"), the owner of property located at 2700
Redmond Hill Road, McMinnville, Oregon 97128 (the "AWT property"). The AWT property is
located within the West Hills South labelled property on the Draft UGB Proposal Map,
designated WH-S. See Attachment 1. AWT requests that the City add AWT to the notice list for
the notice of decision that results from these proceedings. Please accept the below arguments in
support of this amendment to McMinnville's Urban Growth Boundary ("UGB"), and include this
letter in the record.

The remand record supports the City of McMinnville's need to expand its UGB. During
the January 22, 2020 City Council Work Session the McMinnville Planning Department
presented data showing that McMinnville has a deficit of 1050 homes, a lack of low and
moderate income housing options, and a lack of employment opportunity as a result of housing
scarcity. The challenge is that McMinnville has a deficit of developable land for housing.
Expanding McMinnville's UGB as proposed by this amendment will help to alleviate these
problems.

The Planning Department's analysis supports the inclusion of the WH-S identified land
and the AWT property in the proposed UGB expansion. Rather, the WH-S identified land does
not have any high resource Class I soils that should be protected. The WH-S identified land is
composed of predominantly Class III soils and the AWT property only contains lower quality
Class III soils, making this land a higher priority for inclusion into the UGB. In addition, WH-S
identified land is not susceptible to landslides and is not constrained by steep slopes that would
inhibit the ability to develop higher density housing. Further, WH-S identified land is not in a
high liquefaction risk zone. As a result, the Planning Department found that WH-S identified
land scored well when reviewing the Goal 14 factors.

AWT-LUI\00544693.000
78 of 80



‘TOMASI SALYER MARTIN
McMinnville City Council
Page 2

The WH-S identified land and the AWT property are bordered by property already
incorporated into the UGB making it a natural choice for inclusion in the UGB expansion. Thus,
the WH-S identified land was included in all the possible UGB expansion maps presented to the
City Council on September 16, 2020 because it is part of a natural transition for expansion, as
well as containing the site characteristics described above. AWT agrees and requests that the
City maintain inclusion of the AWT property in the expansion of McMinnville's UGB.

Based on the foregoing information and the established need for land to develop housing
in McMinnville, AWT respectfully requests that the City Council approve the UGB Amendment
for the McMinnville Growth Management and Urbanization Plan. Thank you for your
consideration of these materials.

Sincerely,

% ‘ A -
s B
’ O

Jennifer M. Bragar

Enclosure

cc: client (by email)
Claudia Cisneros, City Recorder (by email)
Tom Schauer, Senior Planner (by email)
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