CIt of Kent Taylor Civic Hall

‘ugi Mchnn‘/illc Council Chambers

200 NE Second Street
McMinnville, OR 97128

City Council Meeting Agenda
Tuesday, October 10, 2023
6:30 p.m. — City Council EXECUTIVE SESSION —(CLOSED TO THE PUBLIC)
7:00 p.m. — City Council Regular Meeting
REVISED 10/09/2023

Welcome! The public is strongly encouraged to participate remotely but there is seating at Civic Hall for those who are
not able to participate remotely. However, if you are not feeling well, please stay home and take care of yourself.

The public is strongly encouraged to relay concerns and comments to the Council in one of three ways:
® Email at any time up to 12 p.m. on Monday, October 9th to claudia.cisneros@mcminnvilleoregon.gov
e If appearing via telephone only please sign up prior by 12 p.m. on Monday, October 9th by emailing the City
Recorder at claudia.cisneros@mcminnvilleoregon.gov as the chat function is not available when calling in zoom;
¢ Join the zoom meeting use the raise hand feature in zoom to request to speak, once your turn is up we will announce
your name and unmute your mic. You will need to provide your First and Last name, Address, and contact
information (email or phone) to the City.

You can live broadcast the City Council Meeting on cable channels Xfinity 11 and 331,
Frontier 29 or webstream here:

mcml1l.org/live

CITY COUNCIL REGULAR MEETING:
You may join online via Zoom Meeting:
https://mcminnvilleoregon.zoom.us/j/81601857848 ?pnwd=0KjXpX7XB2tzgCXkRDN9aakODqtq6X.1

Zoom ID: 816 0185 7848
Zoom Password: 331439
Or you can call in and listen via Zoom: 1-253- 215- 8782
ID: 816 0185 7848

6:30 PM — CITY COUNCIL EXECUTIVE SESSION — (NOT OPEN TO THE PUBLIC) (Added on 10.09.2023)

1.

CALL TO ORDER

EXECUTIVE SESSION PURSUANT TO ORS 192.660(2)(e): To conduct deliberations with persons
designated by the governing body to negotiate real property transactions. AND Executive Session

pursuant to ORS 192.660(2)(f): To consider information or records that are exempt by law from public

inspection.

ADJOURNMENT OF EXECUTIVE SESSION

7:00 PM — REGULAR COUNCIL MEETING — VIA ZOOM AND SEATING AT CIVIC HALL

1.

2.

3.

CALL TO ORDER & ROLL CALL

PLEDGE OF ALLEGIANCE

PROCLAMATION

a. Domestic Violence Awareness Month Proclamation AMENDED on 10.11.2023
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b. Hands & Words Are Not for Hurting Week Proclamation

4. INVITATION TO COMMUNITY MEMBERS FOR PUBLIC COMMENT —

The Mayor will announce that interested audience members are invited to provide comments. Anyone may speak on any
topic other than: a matter in litigation, a quasi-judicial land use matter; or a matter scheduled for public hearing at some
future date. The Mayor may limit comments to 3 minutes per person for a total of 30 minutes. The Mayor will read
comments emailed to City Recorded and then any citizen participating via Zoom.

5. PRESENTATIONS
a. Murray Paolo’s Thank You to the City of McMinnville.

6. ADVICE/ INFORMATION ITEMS
b. Reports from Councilors on Committee & Board Assignments
c. Department Head Reports

7. CONSENT AGENDA

a. Consider the Request to Permit a Waiver of the Noise Ordinance from Chris Durig of The Oak
for October 28, 2023, for a Halloween Party. (Added on 10.09.2023)

b. Consider the Minutes of the August 22, 2023, City Council Work Session & Regular Meeting.
(Added on 10.09.2023)

c. Consider the Minutes of the August 29, 2023, Special Called Joint City Council & MW&L
Commission Meeting. (Added on 10.09.2023)

d. Consider the Minutes of the September 12, 2023, Joint City Council & MW&L Commission Work
Session Meeting and City Council Regular Meeting. (Added on 10.09.2023)

8. RESOLUTIONS

a. Consider Resolution No. 2023-58: A Resolution (1) adopting a contingency transfer in the
budget for fiscal year 2023-2024 in the Wastewater Capital Fund and an appropriation transfer
from the Wastewater Capital Fund to the General Fund and (2) authorizing an interfund loan
from the Wastewater Capital Fund to the General Fund for purposes of a capital property
acquisition. (Added on 10.09.2023)

b. Consider Resolution No. 2023-59: A Resolution approving an intergovernmental agreement
between the City of McMinnville and the McMinnville Urban Renewal Agency for the financing
to purchase tax lots R4421BA03800 and R4421BA03805 (904 NE 10TH Street and 835 NE Alpine
Avenue respectively to advance the goals and objectives of the McMinnville Urban Renewal
Plan. (Added on 10.09.2023)

9. ORDINANCES
a. Consider the first reading with a possible second reading of Ordinance No. 5140: An Ordinance
Amending Ordinance No. 5086 and Approving a Master Plan for Tax Lot R4418 00100 at the
Northeast Quadrant of the Intersection of NW Hill Road and New Baker Creek Road.
b. Consider Ordinance No. 5139: An Ordinance Adopting a Housing Needs Analysis and Economic
Opportunity Analysis for the Planning Horizon of 2021 — 2041, Population 47,498 People
(Dockets G 1-20 and G 3-20).

10. ADJOURNMENT OF REGULAR MEETING

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. AMENDED on 10.11 -f2023
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PROCLAMATION

Domestic violence is a complex and pervasive problem in our community that affects individuals
across economic, racial, gender, educational, religious, and other societal lines. Domestic
violence is not just physical, it can include emotional, mental, verbal and financial abuse.

Whereas, nearly 20 people per minute are physically abused by an intimate partner in the
United States, equating to more than 10 million women and men per year; and

Whereas, in the United States 1in 4 women and 1in 10 men experience sexual violence,
physical violence and/or stalking by an intimate partner during their lifetime; and

Whereas, 1in 15 children are exposed to intimate partner violence each year, with 90% of
these children as eyewitnesses to this violence; and

Whereas, the economic cost of intimate partner violence in the United States exceeds $8.3
billion per year from lost work days and medical costs; and

Whereas, on a single day in Oregon, 1,123 adult and child victims of domestic violence
received services from a DV emergency shelter or advocacy center, and within this same 24-
hour period 300 Hotline calls were received, averaging 13 contacts per hour, with 118 requests for
services being unmet due to lack of resources; and

Whereas, The City of McMinnville joins with others across Oregon and the nation in
supporting victims of domestic violence, including local programs, state coalitions, and national
organizations who are committed to increasing public awareness of domestic violence and
sending a clear message to abusers that domestic violence is not tolerated in McMinnville.

NOW, THEREFORE, |, Remy Drabkin, Mayor of the City of McMinnville do hereby proclaim
October 2023 to be

Domestic Violence Awareness Month

We urge all City of McMinnville community members to actively work towards the elimination
of domestic violence by supporting and believing in survivors and promoting healthy, respectful
relationships.

IN WITNESS WHEREOF, | have hereunto set my hand and caused the OFFICIAL Seal of the City of
McMinnville to be affixed this 10" day of October, 2023.

Remy Drabkin, Mayor

AMENDED on 10.11.2023
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PROCLAMATION

Whereas, a community without (physical or verbal) abuse and violence is a dream we
all share; and

Whereas, any form of mistreatment of another is abuse, either (physiccl or verbal), and
all people have a right to live free of above and violence; and

Whereas, we recognize that respect for ourselves and others is key to developing healthy
relationships at every age and in all circumstances; and

Whereas, it is within our personal power to choose not to use (physical or verbal) abuse
and to violence to resolve conflict; and

Whereas, verbal and emotional abuse can be just as damaging as physical violence to
a person'’s self-worth, creating scars that are carried for the rest of that person’s life; and

Whereas, verbal abuse such as name-calling, insulting, and belittling frequently
escalates to physical aggression which often turns to serious violence; and

Whereas, we, recognize and support the efforts of the City of McMinnville staff and our
community in promoting respect and equality for all people, teaching conflict resolution
behaviors, and helping students learn how to stop (physical and verbal) abusive cycles.

NOW, THEREFORE, |, Remy Drabkin, Mayor of the City of McMinnville do hereby proclaim the
week of October 15th through 21st, 2023, to be the Annual

HANDS & WORDS ARE NOT FOR HURTING WEEK

in McMinnville. We call upon our community to observe the week and encourage
everyone to take the Pledge:

“1 Will Not Use My Hands Or My Words For Hurting Myself Or Others”

IN WITNESS WHEREOF, | have hereunto set my hand and caused the OFFICIAL Seal of the
City of McMinnwville to be affixed this 10t day of October, 2023.

Remy Drabkin, Mayor

AMENDED on 10.11.2023
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ENTERED INTO THE RECORD
DATE RECEIVED: 10/10/2023

SUBMITTED BY: Joan Buccino
SUBJECT: Public Comment

From: joan buccino

To: Claudia Cisneros

Subject: Citizen letter to city council

Date: Tuesday, October 10, 2023 2:51:16 PM
Attachments: We sent you safe versions of your files.msg

Mac City Council Itr October 2023.pdf

Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening files.

This message originated outside of the City of McMinnville.

Claudia,

Please distribute this letter to the city councilors.
Thank you,

Joan Buccino

Added on 10.11.2023 AMENDED on 10.11.2023
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Joan Buccino

HcHlnnvI"e, l!! !"!!

QOctober 10, 2023
McMinnville City Councilors,

| am writing to encourage the McMinnville City Council to return the previous fire
department funding incrementally over a period of at least three years.

| attended one of the citizen meetings prior to the vote on the new fire district.
Attendees voiced support for a more robust fire and medical emergency response.
The concern expressed by many was the added cost of the new district combined
with the retention of the current $1.50 fire department funding. The city councilor
leading the meeting stated the city council supported a one-year pause, followed
by a three-year phase in of the $1.50, Voters, including me, trusted you with a yes
vote on the new fire district.

| recognize the city has needs and adding $1.50 all at once will provide quicker
revenue. But in the long run, { believe losing the trust of your voters will cost you
far mare than you gain.

McMinnville residents love and support this city and the schools. We trust you to
manage the needs of the city while also looking out for the well-being of the
citizens. Please do not disappoint us.

0an Buccino

Added on 10.11.2023 AMENDED on 10.11.2023
20f2 6 of 386
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STAFF REPORT

DATE: October 3, 2023
TO: Mayor and City Councilors
FROM: Claudia Cisneros, City Recorder

SUBJECT: Request to Permit a Waiver of the Noise Ordinance from Chris Durig, from
The Oak for a Halloween Party on October 28, 2023.

Report in Brief:

This action is the consideration of a request to permit a waiver of the Noise Ordinance.

Background:

Chris Durig from The Oak, is hosting a Halloween Party on Saturday, October 28, 2023, from
7:00pm to 12:00pm on NE Davis Street from 3" Street to the Davis Alleyway. The event will
have amplified music and anticipate roughly 250 patrons in attendance. If approved by
Council the City will be requesting them to notify all residents/businesses within a block
radius at a minimum. Chris Durig has already taken pre-approval precautions to minimize
any inconvenience caused by the increased volume, he has taken the following
precautions:

1. Flyer Distribution: We are designing eye-catching flyers that clearly highlight the
event details. These flyers will be distributed to nearby businesses, informing them
about the event and its potential impact on the area.

2. Personal Visits: Our team will personally visit each business to introduce ourselves,
explain the purpose of the event, and address any concerns they may have.

**We have already received signatures from Us Bank & Union Block.

3. Incentives: To encourage businesses to support our event, we will offer incentives
such as Industry discounted drinks or special promotions for their employees who
attend. This is our way of showing appreciation for their cooperation.

4. Online Promotion: In addition to physical distribution, we will promote the event on
our social media pages, and local community groups. This will help reach a wider
audience and ensure that everyone is well-informed.

The McMinnville Municipal Code, Section 8.10.260, specifies that:

Page |1

Added on 10.09.2023 AMENDED on 10.11.2023
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A. A person in charge of a premises must not permit, allow or cause to exist any loud,
disturbing or unnecessary noise that is injurious or detrimental to the health, safety or
peace of other persons or property.

E. The prohibition described in this section do not apply to:

1. Activities occurring within the scope of any permit issued by the city under the
provisions of the McMinnville Municipal Code.

In granting previous waivers, the City has requested that the applicant provide notice in
advance to affected neighbors.

Attachments:
1. McMinnville Municipal Code (MMC) section 8.10.260 Noises.

Fiscal Impact:
There is no anticipated fiscal impact.

Recommendation:

Should the Council choose to vote in favor of a motion allowing this waiver, the City
Manager will write a letter to Chris Durig, letting him know that he has the Council’s
approval.

Page |2
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8.10.260 Noise.

A. A person in charge of a premises must not permit, allow or cause to exist any loud, disturbing or
unnecessary noise that is injurious or detrimental to the health, safety or peace of other persons or property.

B. Itis prohibited for any person on a public way to cause to exist any loud, disturbing or unnecessary noise
that either annoys, disturbs, injures or endangers the comfort, repose, health, safety or peace of other persons
or property.

C. For the purposes of this section, noise exceeding the following thresholds when measured 25 feet from
the source if in the right-of-way or 25 feet from the property line if the source is on private property, is presumed
to be a nuisance in violation of subsection A of this section:

ZONE 7:00 a.m. to 8:00 p.m. 8:00 p.m. to 7:00 a.m.
Residential 55 dBA 50 dBA
Commercial 60 dBA 55 dBA
Light Industrial 70 dBA 65 dBA
Industrial 80 dBA 75 dBA

D. Forthe purposes of this section, “loud, disturbing or unnecessary noise” includes but is not limited to
the following substances, conditions or acts:

1. Animals and Birds. The keeping of any bird or animal that disturbs the comfort and repose of any
person in the vicinity by causing frequent or long continued noise;

2. Dog Barking. The keeping of a dog that barks for more than 10 minutes during any one-hour period
when such barking is audible off the premises of the dog’s owner or keeper;

3. Animal Bells. The attaching of a bell to any animal or allowing a bell to remain on any animal that
is disturbing to any person in the immediate vicinity;

4. Vehicle Noises. The use of any vehicle or engine, either stationary or moving, in a manner that causes
or creates any loud or unnecessary grating, grinding, rattling or other noise, including the discharge in the
open air of the exhaust of any steam engine, internal combustion engine, motor boat or motor vehicle
except through a muffler or other device which will effectively prevent loud or explosive noises and the
emission of annoying smoke;

5. Horns and Signaling Devices. The sounding of any horn or signaling device on any vehicle on any
street, public or private place, except as a necessary warning of danger;

6. Nonemergency Signaling Devices. The sounding of any amplified signal from any bell, chime, siren,

Page |3
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whistle or similar device, intended primarily for nonemergency purposes, from any place for more than 10
consecutive seconds in any hourly period, except that the reasonable sounding of such devices by houses
of religious worship, ice cream trucks, seasonal contribution solicitors or by the city for traffic control
purposes are exempt;

7. Construction Noise. The erection, including excavation, demolition, alteration or repair, of any building
in residential districts, other than between the hours of 7:00 a.m. and 8:00 p.m., except upon special
permit granted by the city manager or designee;

8. Noise Sensitive Areas: Adjacency to Schools, Churches and Hospitals. The creation of any excessive noise on
any street adjacent to any school, institution of learning, church or court of justice while the same are in use,
or adjacent to any hospital or institution for the care of the sick or infirm which unreasonably interferes with
the operation of such institution, or which disturbs or unduly annoys patients;

9. Loudspeakers, Amplifiers, Public Address Systems and Similar Devices. The use or operation of any
automatic or electric piano, phonograph, radio, television, loudspeaker or any instrument for sound
producing or any sound-amplifying device so loudly as to disturb persons in the vicinity thereof or in such a
manner as renders the use thereof a nuisance; provided, however, that upon application to the city
manager, permits may be granted to responsible persons or organizations to broadcast programs of
music, news, speeches or general entertainment;

10. Blowers and Similar Devices. The operation of any noise-creating blower, power fan, power tools, or
any internal combustion engine in a manner the operation of which causes noise due to the explosion of
operating gases or fluids:

a. Inaresidential district or noise sensitive areas between the hours of 8:00 p.m. and 7:00 a.m.; and
b. In amanner that can be heard by persons on nearby residential property.

11. Commercial Establishments Adjacent to Residential Property. Unreasonably loud and raucous noise from
the premises of any commercial establishment, including any outdoor area which is part of or under the
control of the establishment, between the hours of 10:00 p.m. and 7:00 a.m., that is plainly audible to
persons on any nearby residential property.

The prohibition described in this section do not apply to:

1. Activities occurring within the scope of any permit issued by the city under the provisions of
the McMinnville Municipal Code;

2. Emergency response activities;

3. Vehicles performing repairs or upgrades in the right-of-way, including but not limited to street
sweeping, sewer cleaning, construction and maintenance activities occurring between the hours of 7:00
a.m. and 8:00 p.m.

Page |4
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F. In addition to any corrective action ordered by the city, a person found to have violated the provisions of
this section may be assessed a civil penalty. The amount of the civil penalty assessed for each day of
continuing violation will not exceed the amount established for a Class 5 code violation. (Ord. 5079 §1 (Exh. 1
(part)), 2019).
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CITY OF McMINNVILLE
MINUTES OF CITY COUNCIL WORK SESSION

Held via Zoom Video Conference and at the Kent L. Taylor Civic Hall on Gormley Plaza

Presiding:
Recording Secretary:

Councilors:

McMinnville, Oregon
Tuesday, August 22, 2023 at 6:30 p.m.
Remy Drabkin, Mayor
Claudia Cisneros

Present Absent

Chris Chenoweth Adam Garvin, Council President
Zack Geary

Kellie Menke

Jessica Payne

Sal Peralta

Also present were City Recorder Claudia Cisneros, City Manager Jeff
Towery, Finance Director Jennifer Cuellar (via Zoom), Community Public
Works Director Anne Pagano (via Zoom), and members of the News
Media — Jerry Eichten, McMinnville Community Media and Scott Unger,
News-Register (via zoom,).

CALL TO ORDER: Mayor Drabkin called the meeting to order at 6:30
p.m.

PROGRESS REPORT ON DOLLARS AND SENSE

City Manager Jeff Towery introduced and provided a progress report on the
topic. The prioritization engagement tool was launched on July 18". The
kickoff included a video from the Mayor explaining the projects. There
have been a number of in-person events like concerts in the parks, National
Night Out, Movie Night in the Park, and Farmer’s Market. The tables at the
events are staffed by bilingual staff members and have received 500
submissions from the prioritization tool. The simulation tool was launched
which is a more robust tool that includes budget data. In the process of
recruiting people to serve on one of two focus groups. There is an Ideas
Fair scheduled for September 27,

Ms. Towery stated would like to wrap up the community engagement by
the end of September to bring it back to the Council at the October 24th
work session meeting.

There was discussion and questions about the data method and discussed
the challenges some have been seeing using their phones to take the survey.

Page 1 0f 6

Added on 10.09.2023 AMENDED on 10.11.2023
10f6 12 of 386



ADJOURNMENT: Mayor Drabkin adjourned the Work Session at 6:42
p.m.

Claudia Cisneros, City Recorder
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CITY OF McMINNVILLE
MINUTES OF CITY COUNCIL MEETING

Held via Zoom Video Conference and at the Kent L. Taylor Civic Hall on Gormley Plaza

Presiding:
Recording Secretary:

Councilors:

4.h.

McMinnville, Oregon
Tuesday, August 22, 2023 at 7:00 p.m.
Remy Drabkin, Mayor
Claudia Cisneros

Present Absent

Chris Chenoweth Adam Garvin, Council President
Zack Geary

Kellie Menke

Jessica Payne

Sal Peralta

Also present were City Recorder Claudia Cisneros, City Manager Jeff
Towery, Finance Director Jennifer Cuellar (via Zoom), Community Public
Works Director Anne Pagano, Project Manager Jeff Gooden (via Zoom),
and members of the News Media — Phil Guzzo, McMinnville Community
Media and Scott Unger, News-Register (via zoom).

CALL TO ORDER: Mayor Drabkin called the meeting to order at 7:00
p.m. and welcomed all in attendance.

PLEDGE OF ALLEGIANCE
Councilor Menke led the pledge of allegiance.

INVITATION TO CITIZENS FOR PUBLIC COMMENT: Mayor
Drabkin invited the public to comment. There were no public comments.

ITEMS REMOVED FROM THE CONSENT AGENDA

Consider Resolution No. 2023-54: A Resolution appointing Rachel Flores
to the McMinnville Planning Commission.

City Manager Jeff Towery stated there was a vacancy advertisement
process, in May of 2023 there was a planning commissioner who resigned
from Ward 1 that term extends to December 31, 2024. The
recommendation is to appoint Rachel Flores to the vacancy.

Page 3 of 6
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5.a.

Councilor Geary MOVED to approve Resolution No. 2023-54: appointing
Rachel Flores to the McMinnville Planning Commission t; SECONDED by
Councilor Menke. Motion PASSED unanimously 5-0.

CONSENT AGENDA

a. Consider the Minutes of the May 9, 2023, City Council Work Session &
Regular Meeting.

b. Consider the Minutes of the May 23, 2023, City Council Regular
Meeting.

c. Consider the Minutes of the June 7, 2023, Special Called City Council
Meeting.

d. Consider the Minutes of the June 13, 2023, City Council Work Session
& Regular Meeting.

e. Consider the Minutes of the June 14, 2023, Special Called Joint City
Council & McMinnville Water & Light Work Session Meeting.

f. Consider the Minutes of the June 27, 2023, City Council Work Session &
Regular Meeting.

g. Consider the request from Tres Colline Vineyards LLC. Dba: Tres
Colline Vineyards for Winery Primary Location, OLCC Liquor License
located at 1445 NE Miller Street D1.

h. Consider Resolution No. 2023-54: A Resolution appointing Rachel
Flores to the McMinnville Planning Commission.

Councilor Geary MOVED to adopt the amended consent agenda (removed
Item h.); SECONDED by Councilor Menke. Motion PASSED unanimously
5-0.

ADVICE/ INFORMATION ITEMS

Reports from Councilors on Committee & Board Assignments

Councilor Geary stated DEIAC had no meeting and MURAC was in
between meetings.

Councilor Chenoweth reported Parkway met and deferred to Councilor
Menke to give a report. MEVLC met and talked about priorities for next
year, priorities are: the Third Street improvement project and Innovation

Page 4 of 6
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5.b.

Campus center and adding workforce housing. Potential to streamline the
permitting process. Want to look for shovel-ready land for development.

Councilor Peralta said the COG will meet in early September and HLC will
meet later this week.

Councilor Payne stated Landscape Review met and approved two street
tree removals and working to refine the code and what projects will go
before Landscape Review or going through staff.

Councilor Menke said Parkway met last Thursday and talked about Phase
2A the area of Cloverleaf on 219. The bid has been delayed until February
24" Phase 2B between Rexhill is not funded for construction. They talked
about Hwy 99 and the bypass related to safety corridor stuff on McDougall.
Upcoming opportunities with Legislature on September 27", 28" and 29
and November 6, 7% and 8®. The YCAP executive board is meeting on
September 7" interviewing two candidates for the board. Fox Ridge is
August 30" at 6:30 pm and it will be a two-hour meeting. Affordable
Housing is on Wednesday.

Mayor Drabkin convened a roundtable discussion on childcare and early
childhood learning. Found some short-term solutions with several partners
at the table. Hosted a number of Mayors from surrounding communities
putting together a Regional Legislative concept that Rep Elmer will take
and focused on housing. Representative Elmer will be hosting a town hall
tomorrow. Hosted Congresswoman Salinas for a downtown business tour
to talk about challenges and opportunities. Next week will be hosting
Director Bell for a site visit to the Navigation Center and Stratus Village.

Department Head Reports

City Manager Jeff Towery will be out of the office from August 26"
through September 2nd.

Public Works Director had nothing to report.

City Recorder Claudia Cisneros stated Mayor and Council received a letter
from Margaret Cross regarding Dollars and Sense and entered it into the
record and will be posted on the amended record tomorrow. The August
28™ Joint Mtg w/MSD Board has been rescheduled to a future date and
once MSD provides a new date will let the Council know. Reminded
Council about the Joint August 29" Joint MW&L Zoom-only meeting.

Finance Director Jennifer Cuellar had nothing to report.
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ADJOURNMENT: Mayor Drabkin adjourned the meeting at 7:19 p.m.

Claudia Cisneros, City Recorder
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MINUTES OF SPECIAL CALLED JOINT CITY COUNCIL &
MCMINNVILLE WATER & LIGHT COMMISSION MEETING

Presiding:
Recording Secretary:

Councilors:

MW&L
Commissioners:

Held via Zoom Video Conference ONLY
Monday, August 29, 2023 at 9:00 a.m.
Remy Drabkin, Mayor
Claudia Cisneros

Present Absent
Adam Garvin, Council President

Kellie Menke

Zack Geary

Chris Chenoweth

Jessica Payne

Sal Peralta

Present Absent
Tom Tankersley

Ed Gormley

Jody Christensen

Kathy Tate

Also present were City Recorder Claudia Cisneros, MW&L General
Manager John Dietz, and MW&L Commission Clerk Trena McManus

CALL TO ORDER: Mayor Drabkin called the meeting to order at
9:00a.m.

CITY OF MCMINNVILLE AND MCMINNVILLE WATER & LIGHT
COMMISSION PARTNERSHIP FRAMEWORK
RECOMMENDATIONS BY BDS PLANNING & URBAN DESIGN

Mayor Drabkin introduced the topic and started the meeting. Outlining
marking the work both bodies have already done and making a verbal
agreement. BDS will be recapping what was outlined at the last Joint Work
Session.

Brian Scott, Managing Partner from BDS Planning & Urban Design shared
a PowerPoint presentation and went through the process leading up to this
meeting. Talked about the intended outcome of the joint framework which
is clarifying roles and responsibilities and strengthening mutual
relationships. Went through the five different guiding principles and five
partnership framework activities both bodies agreed on. Shared the two
different bodies' clarity of roles and responsibilities. Talked about joint
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onboarding and continued education and shared adding in the job
description for the City Manager and MW&L General Manager the
expectation for regular meetings between executives. Shared the regular
executive updates activities and frequency and the regular meetings
between the Council and Commission.

Mayor Drabkin requested a motion from the City Council to adopt and
approve BDS recommendations.

Councilor Payne MOVED to adopt the recommendations from BDS
Planning & Urban Design; SECONDED by Councilor Geary. Motion
PASSED unanimously 6-0.

Mayor Drabkin requested a motion from the MW &L Commission to adopt
and approve BDS recommendations.

Commissioner Gormley MOVED to adopt the recommendations from BDS
Planning & Urban Design, SECONDED by Commissioner Christensen.
Motion PASSED unanimously 4-0.

ADJOURNMENT: Mayor adjourned the Special Called Joint Meeting at
9:10 a.m.

Claudia Cisneros, City Recorder
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CITY OF McMINNVILLE
MINUTES OF JOINT CITY COUNCIL &
MCMINNVILLE WATER & LIGHT COMMISSION
WORK SESSION MEETING

Held via Zoom Video Conference and at the Kent L. Taylor Civic Hall on Gormley Plaza

Presiding:
Recording Secretary:

Councilors:

MW&L
Commissioners:

McMinnville, Oregon
Tuesday, September 12, 2023 at 5:30 p.m.
Remy Drabkin, Mayor
Claudia Cisneros

Present Absent
Adam Garvin, Council President

Chris Chenoweth

Zack Geary

Kellie Menke

Jessica Payne

Sal Peralta

Present Absent
Tom Tankersley Ed Gormley
Jody Christensen

Kathy Tate

Also present were City Recorder Claudia Cisneros, City Manager Jeff
Towery, Information Technology Director Scott Burke, Public Works
Director Anne Pagano, Parks & Recreation Director Susan Muir, Finance
Director Jennifer Cuellar (via Zoom), Community Development Director
Heather Richards (via Zoom), MW&L General Manager John Dietz, and
MW&L Commission Clerk Trena McManus, MW &L Attorney Samuel
Justice, MW&L Engineering & Operations Director James Burke, and
members of the News Media — Kyle Dauterman, McMinnville Community
Media and Scott Unger, News-Register (via zoom).

CALL TO ORDER: Mayor Drabkin called the meeting to order at 5:30
p.m.

LAND REVIEW UPDATE

Mayor Drabkin introduced the topic. Anne Pagano Public Works Director
started by thanking Andre Castro from GIS and MW&L staft for the
interactive map. Susan Muir Parks & Recreation Director shared the
interactive map and walked through the different slides of the map. Ms.
Pagano showed a summary of city-owned facilities which includes their

Page 1 0f9

Added on 10.09.2023 AMENDED on 10.11.2023
10of9 20 of 386



square footage and lot acreage. Stated the map is still in progress and
considered a draft. Shared a map summary of the City Parks. Ms. Muir
stated are in the process of doing a park master plan update. Ms. Pagano
shared the Water Reclamation Facility map and stated also working on a
master plan for this facility and mentioned the update to the airport master
plan to kick off soon.

Ms. Pagano talked about the operations and MW&L are on the map and
John Dietz General Manager of MW&L talked about the different MW&L
properties in the area and talked about the Watershed. Ms. Pagano shared
the areas of common interest with a potential future Recreation Center
referenced as the Miller property.

Mr. Dietz talked about potential areas of expansion not listed on the map of
a future treatment plant and substation South of Highway 18 and future
fifth Reservoir at the For Ridge site.

Mr. Dietz provided background of the BPA path and the maintenance done
to the area.

Ms. Pagano provided an update on the old treatment plan and the future
plans for that area. Additionally, looking at options for the Reclamation of
the site and working on a space planning master plan project.

There was discussion about the Miller Property and the future use of that
property and Mr. Dietz walked through the MW&L commission process in
evaluating the property and potential uses of that area. There were
discussions about other areas for possible uses to help the MACPAC
project move forward. Ms. Muir provided an update regarding the
memorandum of Understanding (MOU) with Linfield that was not
renewed.

Mr. Dietz talked about a fire that happened a few weeks ago close to the
watershed and now mobilizing some of their equipment up to the
Watershed and having their staff trained every year in fire operations as
they will be the first responders if there is a fire in that area.

Heather Richards Community Development Director provided an update
about the Fox Ridge Road Area planning process and the housing
discussion around that area.

City Recorder Claudia Cisneros stated for the record the numerous public
comments emailed and provided to both bodies and will be made part of
the public record tomorrow.
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ADJOURNMENT: Mayor Drabkin adjourned the Work Session at 6:31
p.m.

Claudia Cisneros, City Recorder
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CITY OF McMINNVILLE
MINUTES OF CITY COUNCIL MEETING

Held via Zoom Video Conference and at the Kent L. Taylor Civic Hall on Gormley Plaza

Presiding:
Recording Secretary:

Councilors:

3.a.

4.a.

McMinnville, Oregon
Tuesday, September 12, 2023 at 7:00 p.m.
Remy Drabkin, Mayor
Claudia Cisneros

Present Absent
Adam Garvin, Council President

Chris Chenoweth

Zack Geary

Kellie Menke

Jessica Payne

Sal Peralta

Also present were City Recorder Claudia Cisneros, City Manager Jeff
Towery, Interim City Attorney Walt Gowell, Information Technology
Director Scott Burke, Public Works Director Anne Pagano, Police Chief
Matt Scales, Finance Director Jennifer Cuellar, Airport Manager Willy
Williamson (via Zoom), Community Development Director Heather
Richards (via Zoom), and members of the News Media — Kyle Dauterman,
McMinnville Community Media and Scott Unger, News-Register (via
zoom).

CALL TO ORDER: Mayor Drabkin called the meeting to order at 7:01
p.m. and welcomed all in attendance.

PLEDGE OF ALLEGIANCE

Police Chief Scales led the pledge of allegiance.

PROCLAMATION

LatinX Heritage Month Proclamation

Mayor Drabkin read the proclamation declaring September 15" — October
152023, as LatinX Heritage Month.

CEREMONIES

New Police Sergeant Swearing in Ceremony
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Police Chief Matt Scales stated these ceremonies are typically done in a
private ceremony and tonight is the first of many promotional ceremonies.
Chief Scales swore in officers Greg Park, Brett Rudolph, and Matt Peters
as Sergeants.

INVITATION TO CITIZENS FOR PUBLIC COMMENT: Mayor
Drabkin invited the public to comment. There were no public comments.

City Recorder Claudia Cisneros stated for the record the numerous public
comments were emailed and provided Council with those emails and they
will be made part of the public record tomorrow.

Susan Nelson McMinnville community member, read a statement
regarding an experience her daughter had while at the McMinnville City
Park with her two young grandchildren. Shared other families' similar
concerns about not feeling safe at city parks and the increase in campers
parked around public schools. Asked Council for support the people and
organizations working to find solutions to these issues.

Kim Morris McMinnville community member, stated the McMinnville
Community Task Force submitted a letter in July and clarified what they
are asking for. Asking for safe zones around schools as an addition to an
already current ordinance. Asking the Council to work with the school
district.

Shannon Brooks McMinnville community member, read a statement
regarding the activity that occurs at Thompson Park. Talked about the Pak
Patrol and shared a story that occurred during the most recent heat wave.

ADVICE/ INFORMATION ITEMS
Reports from Councilors on Committee & Board Assignments

Mayor Drabkin stated she’s had countless conversations about prohibited
camping ordinances and wanted to provide some clarity. Shared a map that
outlined the School District Properties and which city zone it is surrounded
by. Shared there are time, place, and manner restrictions in place meaning
when someone is allowed overnight in one of the commercial zones they
still have to be gone by 6:30 am. The encampments that are occurring are
already violating the current ordinance and the enforcement process is
already mandated by the state. The Mayor talked about the current legal
public drug use approved by voters from a ballot measure and has been
meeting with other leaders in other cities that are experiencing similar
public drug use problems to see how to change that rule. Mayor
recommends this be brought to Council with direction to staff to prepare an
ordinance and work with the other cities and League of Orgon Cities asking
the state to restore home rule when it comes to Measure 110.
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Chief Scales provided data for the last year of impound abatement of RVs
which is roughly 20 to 30 RVs. Provided some additional context about the
72-hour state statute before being able to enforce it. Shared the difference
between the park rule which doesn’t allow RV parking and is considered a
tow and the person is able to get the vehicle back vs. an abatement which is
not allowed to be returned.

There was further discussion about the city's current camping ordinance
and possible changes to it and continued conversation of safe school zones.

Mayor Drabkin reported hosted Andrea Bell, executive director of Oregon
Housing and Community Services, along with Health and Human Services,
Housing Authority of Yamhill County, YCAP two weeks ago and provided
them a tour of the Navigation Center, Status Village, Aspire Development.
Talked specifically about roadblocks at the state. Provided Council
Reassignments.

Council President Garvin stated there is a fire extinguisher needed at the
airport and will bring a formal report back to the Council. Will have a Fire
District Meeting on Thursday at 6 pm and the following two Thursdays.
YCOM met but had a scheduling conflict and Visit McMinnville will meet
tomorrow. The airshow is at the end of this month.

Councilor Geary reported MURAC has had no formal meeting but received
an update on a few things going on like the NW Rubber site acquisition the
environmental due diligence is underway, discussion still underway
regarding EV charging stations, and discussion about increased parking
inventory. The DEIAC will meet on Thursday and the bulk of the meeting
will be on the engagement process for the Parks and Recreation Open
Space (PROS) Master Plan.

Councilor Chenoweth had nothing to report.

Councilor Peralta stated Council of Governments’ quarterly meeting is
coming up later this month. Will be inviting the Council to a Legislative
breakfast meeting hosted by the MVWCOG. The legislative committee at
the COG recommended pushing to reset property values at sale in the
upcoming legislative sessions. Also recommending the COG establishes
rules to service jurisdictions outside of Marion, Polk, Yambhill, and the
Confederated Tribes and required by the state.

Councilor Payne reported nothing from the last Landscape Review meeting
and the next meeting will be September 20". The Yamhill County Local
Public Safety Coordinating Council aka (LIPSTICK) reviewed the
Department of Corrections biannual plan for 2023 to 2025 and approved
the grant application for the Justice reinvestment program.
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6.b.

Councilor Menke said Affordable Housing met and discussed the goal of
density bonuses with the changes to state law and zoning ordered. The
executive committee of YCAP met and interviewed two candidates and
will have another update next time. Fox Ridge PAC meeting is coming up
and will be a public meeting.

Department Head Reports

City Manager Jeff Towery conducted the interview process for a City
Attorney position and the process will continue tomorrow.

Interim City Attorney Walt Gowell had nothing to report.

Police Chief Matt Scales stated with the sergeant's promotion will now
need to fill the three vacant corporal positions. Provided an update on the
additional hiring status at the Police Department. Acknowledge Captain
Symons for his work with the Federal grant for body-worn cameras. Has
the last pre-op meeting on Thursday for the airshow. Cruising McMinnville
was a success with no major issues. Thanked the Mayor for leaning into the
reform of Measure 110 as it’s not a small problem.

Public Works Director Anne Pagano will be holding interviews next week
for the Emergency Management Coordinator position.

City Recorder Claudia Cisneros had nothing to report.
Information Technology Director Scott Burke had nothing to report.
Finance Director Jennifer Cuellar had nothing to report.

Community Development Director Heather Richards stated the City is
working with a bank to leverage about $225,000 in grant funds to assist the
business community and working with the bank to give out forgivable
loans for businesses in need. The State Department of Land Conservation
and Development is giving the city two grants for housing planning to do
land use efficiencies and housing production strategy that’s required. The
city is hosting the Regional Strategies team next week which is staff from
all state agencies and city staff to talk about City projects and needs.

CONSENT AGENDA

a. Consider the Minutes of the July 11, 2023, City Council Work Session &
Regular Meeting.

b. Consider the Minutes of the July 19, 2023, City Council Work Session
Meeting.
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8.a.

c. Consider the Minutes of the July 25, 2023, City Council Work Session &
Regular Meeting.

d. Consider the Minutes of the August 08, 2023, City Council Work
Session & Regular Meeting.

e. Consider Resolution No. 2023-55: A Resolution approving the award of
a Professional Services Contract to Century West Engineering for the
Environmental Phase of the Airport Fence & Wind Cone, Project 2023- 11,
and acceptance of Federal Aviation Administration Grant funding for this
project g.

Councilor Menke MOVED to adopt the consent agenda as presented;
SECONDED by Councilor Payne. Motion PASSED unanimously 6-0.

ORDINANCES

Consider the first reading with a possible second reading of Ordinance No.
5138: An Ordinance Amending Titles 2.50, Code Compliance, and 8.10,
Public Nuisances, of the McMinnville Municipal Code.

Mayor Drabkin asked if any Councilor needed to declare any conflict of
interest or recuse themselves. There was none.

No Councilor present requested that the Ordinance be read in full.
Interim City Attorney Walt Gowell read by title only Ordinance No. 5138.

Police Chief Scales for the past six months had multiple discussions
regarding municipal codes that on the surface appeared to be
unconstitutional. He and Mr. Gowell have identified three municipal codes
that are likely unconstitutional and unenforceable in whole or in part. The
proposed amendments remove outdated language and tracks with existing
law.

Councilor Chenoweth asked what were the determinations of these being
unenforceable and unconstitutional. Mr. Gowell stated there are a number
of different cases in various Oregon jurisdictions and gave the example of
accosting for deviate was found to be unconstitutional in state law and
found to be in violation of free speech. The three Ordinances were adopted
in 1972. The goal was to remove things from the code that are
unenforceable if challenged and amend the public indecency ordinance to
bring it into compliance.
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Councilor Menke MOVED to pass Ordinance No. 5138 to a second reading;
SECONDED by Council President Garvin. Motion PASSED 5-1 by the
following vote:

Aye — Councilors Garvin, Geary, Menke, Payne, and Peralta
Nay — Chenoweth

The second reading will be brought back on September 26, 2023.

ADJOURNMENT: Mayor Drabkin adjourned the meeting at 8:15 p.m.

Claudia Cisneros, City Recorder
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STAFF REPORT

DATE: October 9, 2023
TO: Jeff Towery, City Manager
FROM: Jennifer Cuellar, Finance Director

SUBJECT: FY2023-24 Budget Amendment and Interfund Loan Resolution for
acquisition of Northwest Rubber property

Provide economic opportunity for all residents through sustainable growth

across a balanced array of traditional and innovative industry sectors

@ CITY GOVERNMENT CAPACITY
" Strengthen the City's ability to prioritize & deliver municipal services with
discipline and focus.

Report in Brief: A Resolution (1) adopting a contingency transfer in the budget for fiscal
year 2023-2024 in the Wastewater Capital Fund and an appropriation transfer from the
Wastewater Capital Fund to the General Fund and (2) authorizing an interfund loan from
the Wastewater Capital Fund to the General Fund for purposes of the capital property
acquisition of Northwest Rubber Site Property

Discussion of Budget Amendment:

Oregon Revised Statute (ORS) 294.471 allows a local government to prepare a budget
amendment when an occurrence or condition was not known at the time the budget was
put together. While the City was aware of the possibility of the property acquisition in
June 2023, discussions were not at a stage where this transaction could be included in
the FY2023-24 city budget. However, the Budget Committee did approve, and the City
Council later appropriated, sufficient contingency in the Wastewater Capital Fund to
provide for an interfund loan should it become needed.

The amount of the sale price of the property is anticipated to be $4,250,000. An
additional $100,000 for closing costs is estimated. Therefore, the contingency transfer is
in the amount of $4,350,000 in the Wastewater Capital Fund to the Transfers Out
category.

The appropriation transfer from the Wastewater Capital Fund to the General Fund is the
second component of the FY2023-24 budget amendment. General Fund Transfer In
resources will increase by $4,350,000 and an outlay in the same amount is added to the
General Fund’'s Administration program, which includes city property expenditures.

Because this is an offsetting appropriation transfer from one city fund to another, the
total city appropriations have not been increased and, therefore, no public budget
hearing is required by statute.

The following shows the details of the budget amendment and its impact on
appropriations:
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Wastewater Capital Fund:
Resources:
All resources - unchanged

Requirements:
Program

Transfers Out
Contingency

Ending Fund Balance
Total Requirements

General Fund:

Resources:

Transfers In

All other resources unchanged
Total Resources

Requirements:

Administration

All other requirements unchanged®*
Total Requirements

Adopted Budget Amended
Budget Adjustment Budget
$ 55,149,444 $0 $ 55,149,444
$ 25,228,300 $ 25,228,300
5859174 4,350,000 10,309,174
6,750,000 (4,350,000) 2,400,000
17,211,870 - 17,211,870
$ 55,149,444 §0 $ 55149444
Adopted Budget Amended
Budget Adjustment Budget
$8,392,300 $ 4,350,000 $12,742,300
41,031,274 - 41,031,274
$49423574 § 4,350,000 $ 53773574
$ 2235513 $ 4,350,000 $ 6,585,513
47 188 0861 - 47 188,081
$49423574 $ 4350000 $ 53773574

* Total includes unapprepriated ending fund balance

Discussion of Interfund Loan:

Oregon Local Budget Law ORS 294.468 allows a local government to loan money
from one fund to another, provided the loan is authorized by an official resolution of
the governing body and details the reason for the loan and terms and conditions
associated with it. An interfund loan for capital property investment in the amount not to
exceed of $4,350,000 will be used to purchase the Northwest Rubber property as
described in the purchase and sale agreement authorized by Resolution 2023-43.

The property in question is located in the NE Gateway District of the McMinnville Urban

Renewal Area.

ORS 294.468 requires that an interfund loan to acquire a capital asset be repaid in
full within ten (10) years of the date of the loan. In this case, the term of the loan will
be five (5) years. The loan term reflects the City’s intention not to hold the property,
instead to acquire it, assure that the property is cleaned of any hazardous materials
and complete a request for development proposal process so that the property can
be sold to an investor that will change the use of the 3+ acre property over 4 parcels
from industrial to a new use consistent with McMinnville Urban Renewal Agency

goals within the term of the loan.

Because the property is located within the McMinnville Urban Renewal Area and the
objectives of the property acquisition are in function of urban renewal goals to
enhance economic growth in the downtown and NE Gateway District, it is the
intention of the City to enter into an intergovernmental agreement with the
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McMinnville Urban Renewal Agency whereby the Agency will make the annual loan
payments on the property.

While ORS 294.468 does not require interest to be paid on interfund loans, in
recognition that these reserve funds in the Wastewater Capital Fund would be
earning interest, as is customary with previous City of McMinnville interfund loans,
the interest rate will be set with at a premium over the current Local Government
Investment Pool rate of 4.8% (as of September 18, 2023).

Features of the proposed interfund capital asset loan include:

Five-year term

Interest-only loan with principal payout in final payment

Annual payments due on day of closing each year starting in 2024

Callable by Wastewater Capital Fund at any time two years or more following the
date of the loan

Pre-payment with no penalty allowed at any point during the loan term

Interest rate 5.05%

The loan payment schedule for the full amount of the not to exceed interfund loan
amount is $4,350,000 is as follows:

Principal 4,350,000 (notto exceed amount)
Interest rate 5.05%
Intererst Only Duration 5
First payment date* 10/13/2024

Payment Date* Interest Principal Payment

10/13/2024 219,675 219,675
10/13/2025 219,675 219,675
10/13/2026 219,675 219,675
10/13/2027 219,675 219,675

10/13/2028 219,675 4,350,000 4,569,675

Other features of loan:

Callable in 2 years 101312025

Because of the call feature, will provide 0.25% premium, not customary 0.50% premium
Current LGIP rate of return 4.8%

Prepayment allowed without penalty at any time during loan term

* payment dates are projections and will correspond to the actual date of the closing

Fiscal Impact:

Some uncertainty exists in the financial impact of the transaction. The biggest financial
unknown is the difference between the purchase price and ultimate sale price of the
property. Further, some costs are anticipated in terms of clean up of the site. Fortunately,
grant programs exist to help defray those costs and the City intends to apply for
brownfields funds by working with state partners, such as Business Oregon and
Department of Environmental Quality.
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For the Wastewater Capital Fund, because there is a $17.2 million ending fund balance
anticipated for the end of FY2023-24, it is unlikely that any capital work for FY2024-25
through October of 2025 in the following fiscal year and beyond would be put at risk
given the two-year call feature on the interfund loan.

At the end of the day, the long-term fiscal impact of taking the industrial property and
investing in it so that it may change its use to an economic activity which will be a more
environmentally sustainable, healthy enterprise that fits in better with the NE Gateway
District’'s mixed residential and commercial activities is worth the financial investment of
urban renewal and, potentially, unrestricted general fund dollars.

Council Options:

1. Adopt the Resolution that amends the FY2023-24 budget and authorizes an
interfund loan to allow for the purchase of the Northwest Rubber property. This is
staff’'s recommendation.

2. Do not adopt the proposed resolution, which will make it impossible to close on the
Northwest Rubber property without alternative Council action.

3. Do not adopt the proposed resolution and instruct staff to find alternative
financing for the purchase and re-work the FY2023-24 budget amendment
consistent with the alternative approach.

Documents:
1. Resolution 2023-58 FY2023-24 Budget Amendment and Internal Loan Resolution
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RESOLUTION NO. 2023 - 58

A Resolution (1) adopting a contingency transfer in the budget for fiscal year
2023-2024 in the Wastewater Capital Fund and an appropriation transfer from the
Wastewater Capital Fund to the General Fund and (2) authorizing an interfund loan from
the Wastewater Capital Fund to the General Fund for purposes of a capital property
acquisition.

RECITALS:

This resolution proposes a budget amendment for the General Fund and
Wastewater Capital Fund for the fiscal year 2023-24. This action is taking place because
the City desires to move forward with the July 11, 2023, Purchase and Sale Agreement
and acquire the Northwest Rubber property (Tax Lots R4421BA03800 and
R4421BA03805, 904 NE 10™ Street, and 835 NE Alpine Avenue respectively). As noted in
Resolution 2023-43, this purchase will be done in cooperation with the McMinnville Urban
Renewal District. The details regarding that cooperation will be set out in a separate
intergovernmental agreement.

Oregon Revised Statute (ORS) 294.471 allows a local government to prepare a
budget amendment when an occurrence or condition that was not known at the time the
budget was prepared requires a change in financial planning. The governing body must
adopt a resolution to adopt the budget amendment and make changes to appropriation
details.

At the time of preparing the FY2023-24 budget, the City was aware of the
possibility of the property acquisition, but the status of the property negotiation did not
allow for incorporating this transaction into its budget. However, in June 2023, the
Budget Committee did approve, and the City Council later appropriated, sufficient
contingency in the Wastewater Capital Fund to provide for an interfund loan should it
become needed.

The contingency transfer in the amount of $4,350,000 in the Wastewater Capital
Fund to the Transfers Out category is part of the budget amendment detailed below in
Exhibit A.

The appropriation transfer from the Wastewater Capital Fund to the General Fund
of $4,350,000 in Transfer In resources as well as the added outlay in the same amount
from the General Fund’'s Administration program, which includes city property
expenditures, is noted in Exhibit A. Because this is an offsetting appropriation transfer
from one city fund to another, the total city appropriations have not been increased and,
therefore, no public budget hearing is required by statute.

This resolution further serves to provide City Council authorization of an interfund
loan from the Wastewater Capital Fund to the General Fund. Oregon Local Budget Law
ORS 294.468 allows a local government to loan money from one fund to another,
provided the loan is authorized by an official resolution of the governing body and details
the reason for the loan and terms and conditions associated with it.
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An interfund loan for capital property investment in the amount of $4,350,000 will
be used to purchase the Northwest Rubber property as described in the purchase and
sale agreement authorized by Resolution 2023-43.

ORS 294.468 requires that an interfund loan to acquire a capital asset be repaid in
full within ten (10) years of the date of the loan. In this case, the term of the loan will be
five (5) years. The loan term reflects the City’s intention not to hold the property, instead
to acquire it, assure that the property is cleaned of any hazardous materials and complete
a request for development proposal process so that the property can be sold to an
investor that will change the use of the 3+ acre property over 4 parcels from industrial to
a new use within the term of the loan.

While ORS 294.468 does not require interest to be paid on interfund loans, in
recognition that these reserve funds in the Wastewater Capital Fund would be earning
interest, as is customary with previous City of McMinnville interfund loans, the interest
rate will be set with at a premium over the current Local Government Investment Pool
rate of 4.8% (as of September 18, 2023).

The loan includes a two-year callable feature, meaning that if the Wastewater
Capital Fund needs the principal loan amount returned to it in order to complete capital
project work, it will have the ability to request the full amount back at any point two years
or later after the date of the loan.

The interest rate on the loan will be 4.8% plus a 0.25 premium, lower than the
city’s usual premium rate, due to the callable feature included in this interfund loan for an
annual interest rate of 5.05%.

The interfund loan will be an interest-rate only loan, with the interest rate
payments due each year on the day of the original loan and the principal amount in the
final payment. The interfund loan may be repaid at any point during the loan term with no
penalty. The loan amortization schedule is noted in Exhibit B of this resolution.

Because the property is located within the McMinnville Urban Renewal Area and
the objectives of the property acquisition are in function of urban renewal goals to
enhance economic growth in the downtown and NE Gateway District, it is the intention of
the City to enter into an intergovernmental agreement with the McMinnville Urban
Renewal Agency whereby the Agency will make the annual loan payments on the

property.

NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL OF THE CITY OF
McMINNVILLE, OREGON, as follows:

1. Make Contingency and Appropriation Transfers and Adopt Budget
Amendment: The contingency and appropriation transfer for fiscal year 2024-
2024 are detailed in Exhibit A. The Common Council of the City of McMinnville
adopts the budget amendment in the General Fund and Wastewater Capital
Fund as reflected in Exhibit A.
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Exhibit A

Wastewater Capital Fund:

Resources:
All resources - unchanged

Requirements:
Program

Transfers Out
Contingency

Ending Fund Balance
Total Requirements

General Fund:
Resources:
Transfers In

All other resources unchanged

Total Resources
Requirements:
Administration

All other requirements unchanged*

Total Requirements

Adopted Budget Amended
Budget Adjustment Budget
$ 55,149 444 $0 $ 55,149,444
$ 25,228,300 $ 25,228,300
5959174 4 350,000 10,309,174
6,750,000  (4,350,000) 2,400,000
17,211,870 - 17,211,870
§ 55,149,444 $0 $ 55,149,444
Adopted Budget Amended
Budget Adjustment Budget
$8,392,300 $ 4,350,000 $12,742,300
41,031,274 - 41,031,274
§ 49423574 $ 4,350,000 $ 53773574
$2,235513 $ 4,350,000 $ 6,585,513
47 188,081 - 47 188,081
£49423 574 $4,350.000 £E53773574

* Total includes unappropriated ending fund balance

2. Authorize an Interfund Loan: Interfund loans from the Wastewater Capital Fund
to the General Fund are authorized. The five (5) year loan will be made from
unrestricted contingency funds available in the Wastewater Capital Fund and
will not exceed a total of $4,350,000. Repayment of the loan may be made in
advance at any time. The loan is callable at any time after two (2) years. It will
be an interest-only loan at a rate of 5.05% per annum with the payment

schedule noted in Exhibit B.

Added on 10.09.2023
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Exhibit B

Principal 4 350,000 (notto exceed amount)
Interest rate 5.05%
Intererst Only Duration 5
First payment date* 10/13/2024

Payment Date*
10M13/2024
1013/2025
1013/2026
1013/2027
1013/2028

Other features of loan:
Callable in 2 years 10/13/2025

Because of the call feature, will provide 0.25% premium, not customary 0.50% premium

Current LGIP rate of return 4.8%

Interest Principal
219,675
219,675
219,675
219,675
219,675 4,350,000

Prepayment allowed without penalty at any time during loan term

Payment
219,675
219,675
219,675
219,675

4,569,675

* payment dates are projections and will correspond to the actual date of the closing

3. Acknowledge Environmental Reports: the City acknowledges the Phase |
Environmental Site Assessment Report dated September 29, 2023, the Phase |l
Environmental Site Assessment Report dated September 29, 2023, and the

Regulated Building Materials Survey dated September 29, 2023, for the
properties at 904 NE 10" Avenue and 835 NE Alpine Avenue.

Adopted by the Common Council of the City of McMinnville at a regular meeting held the

10th day of October 2023 by the following votes:

Ayes:

Nayes:

Approved this 10th day of October 2023.

MAYOR

Approved as to form:

CITY ATTORNEY

Attest:

CITY RECORDER

Added on 10.09.2023
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RESOLUTION NO. 2023 - 58

A Resolution (1) adopting a contingency transfer in the budget for fiscal year
2023-2024 in the Wastewater Capital Fund and an appropriation transfer from the
Wastewater Capital Fund to the General Fund and (2) authorizing an interfund loan from
the Wastewater Capital Fund to the General Fund for purposes of a capital property
acquisition.

RECITALS:

This resolution proposes a budget amendment for the General Fund and
Wastewater Capital Fund for the fiscal year 2023-24. This action is taking place because
the City desires to move forward with the July 11, 2023, Purchase and Sale Agreement
and acquire the Northwest Rubber property (Tax Lots R4421BA03800 and
R4421BA03805, 904 NE 10™ Street, and 835 NE Alpine Avenue respectively). As noted in
Resolution 2023-43, this purchase will be done in cooperation with the McMinnville Urban
Renewal District. The details regarding that cooperation will be set out in a separate
intergovernmental agreement.

Oregon Revised Statute (ORS) 294.471 allows a local government to prepare a
budget amendment when an occurrence or condition that was not known at the time the
budget was prepared requires a change in financial planning. The governing body must
adopt a resolution to adopt the budget amendment and make changes to appropriation
details.

At the time of preparing the FY2023-24 budget, the City was aware of the
possibility of the property acquisition, but the status of the property negotiation did not
allow for incorporating this transaction into its budget. However, in June 2023, the
Budget Committee did approve, and the City Council later appropriated, sufficient
contingency in the Wastewater Capital Fund to provide for an interfund loan should it
become needed.

The contingency transfer in the amount of $4,350,000 in the Wastewater Capital
Fund to the Transfers Out category is part of the budget amendment detailed below in
Exhibit A.

The appropriation transfer from the Wastewater Capital Fund to the General Fund
of $4,350,000 in Transfer In resources as well as the added outlay in the same amount
from the General Fund’s Administration program, which includes city property
expenditures, is noted in Exhibit A. Because this is an offsetting appropriation transfer
from one city fund to another, the total city appropriations have not been increased and,
therefore, no public budget hearing is required by statute.

This resolution further serves to provide City Council authorization of an interfund
loan from the Wastewater Capital Fund to the General Fund. Oregon Local Budget Law
ORS 294.468 allows a local government to loan money from one fund to another,
provided the loan is authorized by an official resolution of the governing body and details
the reason for the loan and terms and conditions associated with it.

Updated on 10.11.2023 AMENDED on 10.11.2023
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An interfund loan for capital property investment in the amount of $4,350,000 will
be used to purchase the Northwest Rubber property as described in the purchase and
sale agreement authorized by Resolution 2023-43.

ORS 294.468 requires that an interfund loan to acquire a capital asset be repaid in
full within ten (10) years of the date of the loan. In this case, the term of the loan will be
five (5) years. The loan term reflects the City’s intention not to hold the property, instead
to acquire it, assure that the property is cleaned of any hazardous materials and complete
a request for development proposal process so that the property can be sold to an
investor that will change the use of the 3+ acre property over 4 parcels from industrial to
a new use within the term of the loan.

While ORS 294.468 does not require interest to be paid on interfund loans, in
recognition that these reserve funds in the Wastewater Capital Fund would be earning
interest, as is customary with previous City of McMinnville interfund loans, the interest
rate will be set with at a premium over the current Local Government Investment Pool
rate of 4.8% (as of September 18, 2023).

The loan includes a two-year callable feature, meaning that if the Wastewater
Capital Fund needs the principal loan amount returned to it in order to complete capital
project work, it will have the ability to request the full amount back at any point two years
or later after the date of the loan.

The interest rate on the loan will be 4.8% plus a 0.25 premium, lower than the
city’s usual premium rate, due to the callable feature included in this interfund loan for an
annual interest rate of 5.05%.

The interfund loan will be an interest-rate only loan, with the interest rate
payments due each year on the day of the original loan and the principal amount in the
final payment. The interfund loan may be repaid at any point during the loan term with no
penalty. The loan amortization schedule is noted in Exhibit B of this resolution.

Because the property is located within the McMinnville Urban Renewal Area and
the objectives of the property acquisition are in function of urban renewal goals to
enhance economic growth in the downtown and NE Gateway District, it is the intention of
the City to enter into an intergovernmental agreement with the McMinnville Urban
Renewal Agency whereby the Agency will make the annual loan payments on the

property.

NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL OF THE CITY OF
McMINNVILLE, OREGON, as follows:

1. Make Contingency and Appropriation Transfers and Adopt Budget
Amendment: The contingency and appropriation transfer for fiscal year 2024-
2024 are detailed in Exhibit A. The Common Council of the City of McMinnville
adopts the budget amendment in the General Fund and Wastewater Capital
Fund as reflected in Exhibit A.

Updated on 10.11.2023 AMENDED on 10.11.2023
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Exhibit A

Wastewater Capital Fund:

Resources:
All resources - unchanged

Requirements:
Program

Transfers Out
Contingency

Ending Fund Balance
Total Requirements

General Fund:
Resources:
Transfers In

All other resources unchanged

Total Resources
Requirements:
Administration

All other requirements unchanged*

Total Requirements

Adopted Budget Amended
Budget Adjustment Budget
$ 55,149 444 $0 $ 55,149,444
$ 25,228,300 $ 25,228,300
5959174 4 350,000 10,309,174
6,750,000  (4,350,000) 2,400,000
17,211,870 - 17,211,870
§ 55,149,444 $0 $ 55,149,444
Adopted Budget Amended
Budget Adjustment Budget
$8,392,300 $ 4,350,000 $12,742,300
41,031,274 - 41,031,274
§ 49423574 $ 4,350,000 $ 53773574
$2,235513 $ 4,350,000 $ 6,585,513
47 188,081 - 47 188,081
£49423 574 $4,350.000 £E53773574

* Total includes unappropriated ending fund balance

2. Authorize an Interfund Loan: Interfund loans from the Wastewater Capital Fund
to the General Fund are authorized. The five (5) year loan will be made from
unrestricted contingency funds available in the Wastewater Capital Fund and
will not exceed a total of $4,350,000. Repayment of the loan may be made in
advance at any time. The loan is callable at any time after two (2) years. It will
be an interest-only loan at a rate of 5.05% per annum with the payment

schedule noted in Exhibit B.

Updated on 10.11.2023
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Exhibit B

Principal 4 350,000 (notto exceed amount)
Interest rate 5.05%
Intererst Only Duration 5
First payment date* 10/13/2024
Payment Date* Interest Principal Payment
10M13/2024 219,675 219,675
1013/2025 219,675 219,675
1013/2026 219,675 219,675
1013/2027 219,675 219,675

10/13/2028 219,675 4,350,000 4,569,675

Other features of loan:

Callable in 2 years 10/13/2025

Because of the call feature, will provide 0.25% premium, not customary 0.50% premium
Current LGIP rate of return 4.8%

Prepayment allowed without penalty at any time during loan term

* payment dates are projections and will correspond to the actual date of the closing

3. Acknowledge and Approve Environmental Reports: the City acknowledges
and approves the Phase | Environmental Site Assessment Report dated
September 29, 2023, the Phase Il Environmental Site Assessment Report dated
September 29, 2023, and the Regulated Building Materials Survey dated
September 29, 2023, for the properties at 904 NE 10" Avenue and 835 NE
Alpine Avenue.

Adopted by the Common Council of the City of McMinnville at a regular meeting held the
10th day of October 2023 by the following votes:

Ayes:

Nayes:

Approved this 10th day of October 2023.

MAYOR
Approved as to form: Attest:
CITY ATTORNEY CITY RECORDER

Updated on 10.11.2023 AMENDED on 10.11.2023
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STAFF REPORT

DATE: October 9, 2023
TO: Jeff Towery, City Manager
FROM: Jennifer Cuellar, Finance Director

SUBJECT: Intergovernmental Agreement between City of McMinnville and McMinnville
Urban Renewal Agency

Provide economic opportunity for all residents through sustainable growth

across a balanced array of traditional and innovative industry sectors

Report in Brief: McMinnville wishes to purchase the Northwest Rubber Property for
purposes of supporting economic development within the McMinnville Urban Renewal
District. The Intergovernmental Agreement between the City and Urban Renewal Agency
describes the financial agreement between the two entities in order to fund this project.

Discussion of Budget Amendment:
Oregon Revised Statute (ORS) 190 permits local governments to enter into
intergovernmental agreements (IGAs).

The City of McMinnville and the McMinnville Urban Renewal Agency have an existing IGA
established in 2015 authorizing the City to assist the Agency in the planning and carrying
out of the Urban Renewal Plan (the "Plan") by providing all administrative and
development services necessary and proper for carrying out the Agency's functions and
the Plan, pursuant to ORS 457.320.

The opportunity to purchase and redevelop the Northwest Rubber property in the NE
Gateway district will advance Plan goals such as the following:

- Goal 3 to encourage the unique district identity of the NE Gateway as a place for
people to live, work and play
- Goal 8 for development and redevelopment

The investment may also make an impact on Plan Goal 6 for affordable, quality housing.

The City anticipates the purchase price and an allowance for closing costs for the
Property will be a maximum of $4,350,000.

The City intends to purchase the property through a five-year capital interfund loan with
the following characteristics:

- interest-only

- callable after two years by the loaning fund, the Wastewater Capital Fund
- 5.05% interest per annum with

- no penalty on pre-payment of the loan at any time during its term

Added on 10.09.2023 AMENDED on 10.11.2023
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Principal 4,350,000 (notto exceed amount)

Interest rate 5.05%
Intererst Only Duration 5
First payment date* 10/13/2024

Payment Date* Interest Principal Payment

10/13/2024 219,675 219,675
10/13/2025 219,675 219,675
10/13/2026 219,675 219,675
10/13/2027 219,675 219,675

10/13/2028 219,675 4,350,000 4,569,675

Other features of loan:

Callable in 2 years 101312025

Because of the call feature, will provide 0.25% premium, not customary 0.50% premium
Current LGIP rate of return 4.8%

Prepayment allowed without penalty at any time during loan term

* payment dates are projections and will correspond to the actual date of the closing

Because this project furthers the Urban Renewal Plan and the Agency has tax increment
financing capacity available, the intent is for the Urban Renewal Agency to budget for and
reimburse the City the annual interest costs of the loan starting in FY2024-25.

As it is the intent of the City of McMinnville to enter into a redevelopment agreement and
sell the property as part of that agreement, the actual outlays and time frame for this
cost-sharing IGA is uncertain.

Therefore, the IGA provides for the ability for modifications by mutual consent of the
parties.

Fiscal Impact:
This agreement provides for the City to be reimbursed for all interest associated with the
interfund loan.

For the Urban Renewal District, an annual commitment of a maximum of $219,675 will
need to be budgeted each year.

At the end of the day, the long-term fiscal impact of taking the industrial property and
investing in it so that it may change its use to an economic activity which will be a more
environmentally sustainable, healthy enterprise that fits in better with the NE Gateway
District’s mixed residential and commercial activities is worth the financial investment of
urban renewal and, potentially, unrestricted general fund dollars.

City Council and Urban Renewal Agency Options:
1. Adopt the Resolution and the IGA that authorizes the cost sharing for the financing
of the purchase of the Northwest Rubber property. This is staff's recommendation.
2. Do not adopt the Resolution proposed IGA, which will make it impossible to close
on the Northwest Rubber property without alternative City Council action.

Documents:
1. Resolution No. 2023-59: Approval of IGA
a. Exhibit A: IGA 2023-04 City-UR on Northwest Rubber property purchase

Added on 10.09.2023 AMENDED on 10.11.2023
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RESOLUTION NO. 2023-59

A Resolution approving an intergovernmental agreement between the City of
McMinnville and the McMinnville Urban Renewal Agency for the financing to
purchase tax lots R4421BA03800 and R4421BA03805 (904 NE 10™ Street and 835
NE Alpine Avenue respectively to advance the goals and objectives of the
McMinnville Urban Renewal Plan.

RECITALS:

Whereas, This Agreement is made pursuant to ORS Chapter 190 which
permits local government units to enter agreements pursuant to ORS 190.010;
and

Whereas, the Agency is charged with administering and implementing the
McMinnville Urban Renewal Plan ("Plan"), as adopted by the Agency Board on July
23, 2013, and will be engaging in redevelopment activities to carry out the Plan;
and

Whereas, on April 14, 2015, the City and the Agency entered into an
intergovernmental agreement ("2015 IGA”) authorizing the City to assist the
Agency in the planning and carrying out of the Urban Renewal Plan (the "Plan") by
providing all administrative and development services necessary and proper for
carrying out the Agency's functions and the Plan, pursuant to ORS 457.320; and

Whereas, an opportunity to advance goals in the Plan such as Goal 3 to
encourage the unique district identity of the NE Gateway as a place for people to
live, work and play; Goal 8 for development and redevelopment; and, potentially,
Goal 6 for affordable, quality housing by purchasing the Northwest Rubber
industrial property (the “Property”), where its most recent industrial use has
ceased operations, and preparing the site for redevelopment; and

Whereas, in support of the Agency’s development goals, the City has
entered into a purchase and sale agreement for the Property as described in City
Resolution 2023-43; and

Whereas, the City hired an environmental consultant to conduct a Phase |,
Phase Il and Regulated Building Materials site assessments, and the City
acknowledges the Phase | Environmental Site Assessment Report dated
September 29, 2023, the Phase Il Environmental Site Assessment Report dated
September 29, 2023, and the Regulated Building Materials Survey dated
September 29, 2023, for the properties at 904 NE 10" Avenue and 835 NE Alpine
Avenue.

Whereas, the City anticipates the purchase price and an allowance for
closing costs for the Property will be a maximum of $4,350,000; and

Resolution No. 2023-59
Effective Date: October 10, 2023
Page 1 of 2
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Whereas, the City intends to authorize an interest-only, five-year interfund
loan that is callable after two years between its Wastewater Capital Fund and
General Fund at 5.05% interest per annum with no penalty on pre-payment of the
loan during its term to pay for the property; and

Whereas, the Agency does have the capacity to utilize tax increment
financing to reimburse the City’s General Fund for the annual interest payments on
the interfund loan which is for purposes described in the Plan.

NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL OF THE
CITY OF McMINNVILLE, OREGON, as follows:

1. That the Mayor of McMinnville is authorized to sign the attached
Intergovernmental agreement on behalf of the City of McMinnville (Exhibit
A).

2. That this resolution shall take effect immediately upon passage and shall
continue in full force and effect until modified, revoked, or replaced.

Adopted by the Common Council of the City of McMinnville at a regular meeting
held the 10th day of October, 2023 by the following votes:

Ayes:

Nays:

Approved this 10th day of October 2022.

MAYOR

Approved as to form: Attest:

City Attorney City Recorder
EXHIBITS:

A. Intergovernmental Agreement Between the City of McMinnville and the McMinnville
Urban Renewal Agency

Resolution No. 2023-59
Effective Date: October 10, 2023
Page 2 of 2
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Exhibit A to URA Resolution No. 2023-59

INTERGOVERNMENTAL AGREEMENT
BETWEEN THE CITY OF MCMINNVILLE
AND THE MCMINNVILLE URBAN
RENEWAL AGENCY

THIS INTERGOVERNMENTAL AGREEMENT ("Agreement") is entered into between the City
of McMinnville, an Oregon municipal corporation established under ORS Chapter 221
("City"), and the McMinnville Urban Renewal Agency ("Agency"), a municipal corporation
established under ORS Chapter 457.

RECITALS:

WHEREAS, This Agreement is made pursuant to ORS Chapter 190 which
permits local government units to enter agreements pursuant to ORS 190.010; and

WHEREAS, the Agency is charged with administering and implementing the
McMinnville Urban Renewal Plan ("Plan"), as adopted by the Agency Board on July 23,
2013, and will be engaging in redevelopment activities to carry out the Plan; and

WHEREAS, on April 14, 2015, the City and the Agency entered into an
intergovernmental agreement ("2015 IGA”) authorizing the City to assist the Agency in the
planning and carrying out of the Urban Renewal Plan (the "Plan") by providing all
administrative and development services necessary and proper for carrying out the
Agency's functions and the Plan, pursuant to ORS 457.320; and

WHEREAS, an opportunity to advance goals in the Plan such as Goal 3 to
encourage the unique district identity of the NE Gateway as a place for people to live,
work and play; Goal 8 for development and redevelopment; and, potentially, Goal 6 for
affordable, quality housing by purchasing the Northwest Rubber industrial property (the
“Property”), where its most recent industrial use has ceased operations, and preparing
the site for redevelopment; and

WHEREAS, in support of the Agency’s development goals, the City has entered
into a purchase and sale agreement for the Property as described in City Resolution
2023-43; and

WHEREAS, the City hired an environmental consultant to conduct a Phase |, Phase
[l and Regulated Building Materials site assessments, and the City acknowledges the
Phase | Environmental Site Assessment Report dated September 29, 2023, the Phase Il
Environmental Site Assessment Report dated September 29, 2023, and the Regulated
Building Materials Survey dated September 29, 2023, for the properties at 904 NE 10"
Avenue and 835 NE Alpine Avenue.

WHEREAS, the City anticipates the purchase price and an allowance for closing
costs for the Property will be a maximum of $4,350,000; and

Added on 10.09.2023 AMENDED on 10.11.2023
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WHEREAS, the City intends to authorize an interest-only, five-year interfund loan
that is callable after two years between its Wastewater Capital Fund and General Fund at
5.05% interest per annum with no penalty on pre-payment of the loan during its term to
pay for the property; and

WHEREAS, the Agency does have the capacity to utilize tax increment financing to
reimburse the City’s General Fund for the annual interest payments on the interfund loan
which is for purposes described in the Plan

NOW, THEREFORE, THE CITY OF McMINNVILLE AND THE McMINNVILLE URBAN
RENEWAL AGENCY AGREE AS FOLLOWS:

1. The Agency will reimburse to the City’s General Fund the actual interest due on the
interfund loan on the day that the loan was issued each year starting in 2024 for the
duration of the active loan period, a maximum of five (5) years from 2024 until 2028

2. The annual debt service reimbursement amount will not exceed $219,675, the interest
only amount of the maximum interfund loan total of $4,350,000

3. In the event that the Wastewater Capital Fund calls the loan, it will be the
responsibility of the City to make the principal portion of the final payment.

4. In the event that the Wastewater Capital Fund calls the loan, it will be the
responsibility of the Agency to make the interest portion of the final payment.

5. In the event that the City opts to repay the interfund loan prior to the end of its five-
year term, it will be the responsibility of the City to make the principal portion of the
final payment, subject to any negotiated sharing of such payment of the principal
portion of the loan based upon any re-sale of the Property.

6. In the event that the City opts to repay the interfund loan prior to the end of its five-
year term, it will be the responsibility of the Agency to make the interest portion of the
final payment.

7. This Agreement may be modified by mutual written consent of the parties. Any
modification to a provision of this Agreement shall have no effect upon other
provisions in this Agreement unless stated in writing.

8. Both parties agree to make good faith efforts to informally resolve any dispute relating
to this Agreement. If any dispute is not resolved informally, the agencies agree that
the dispute will be exclusively settled by binding arbitration under Oregon law,
however by consent of the agencies, formal mediation shall be considered prior to
demand to initiate arbitration.

9. This agreement take effect as soon as itis approved by the governing body of each
party. It contains all the agreements of City and Agency on this subject. Either agency
may at any time request a meeting with the other within 30 days of the request to
discuss any provision.

10. This Agreement shall automatically terminate upon the final payment of the loan in

Added on 10.09.2023 AMENDED on 10.11.2023
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full, unless amended to extend the Term prior to that date.

11. Notices under this Agreement shall be given in writing by personal delivery,
facsimile, email or by regular or certified mail to the person identified in this Section,
or to such other person or at such other address as either party may hereafter
indicate pursuant to this Section. Any notice delivered personally shall be deemed
received upon delivery. Notice by facsimile shall be deemed given when receipt of
the transmission is generated by the transmitting machine. Notice by email is
deemed received upon a return email or other acknowledgment of receipt by the
receiver and notice by certified or registered mail is deemed received on the date
the receipt is signed or delivery is refused by the addressee.

12. Entire Agreement; Approval of Agreement. This Agreement sets forth the entire
agreement between the parties with respect to the subject matter hereof. Except
as may be expressly provided herein, no alteration of any of the terms or conditions
of this Agreement will be effective without the written consent of both parties. This
agreement has been duly approved for execution by the governing body of a party
executing this Agreement.

13. Effective Date. The effective date of the agreement is the latest date it is executed
by the parties below.

WHEREAS, all the aforementioned is hereby agreed upon by the parties and executed by
the duly authorized signatures below.

City of McMinnville McMinnville Urban Renewal Agency
Mayor Date Chair of Board Date
Approved as to form: Attest:
CITY ATTORNEY CITY RECORDER
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- _} City of McMinnville

— CIty ﬁf Community Development
[oo) g °. . , 231 NE Fifth Street
= McMinnville McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

STAFF REPORT

DATE: October 10, 2023
TO: Mayor and City Councilors
FROM: Tom Schauer, Senior Planner

SUBJECT: Ordinance No. 5140, Approving an Amendment to a Planned Development
(PDA 3-23), Baker Creek North, Mixed-Use Commercial

STRATEGIC PRIORITY & GOAL:

T FIl O SN

TYWTH 2 DEVEIOPMENT CHARACTER
GROWTH & DEVELOPMENT CHARACTER

Guide growth & development sirategically, responsively & responsibly fo
enhance our unique character.

OBJECTIVE/S: Strategically plan for short and long-term growth and development that will
create enduring value for the community

Report in Brief:

This is the consideration of Ordinance No. 5140, reflecting the Planning Commission’s
recommendation to the City Council to approve Docket PDA 3-23, a master plan for a mixed-use
6.63 acre commercial and residential development on tax lot R4418 00100 at the NE corner of
Baker Creek Road and Hill Road. See Vicinity Map (Figure 1), Zoning Map (Figure 2).

The application includes a request to amend provisions of Planned Development Ordinance
No. 5086 which applies to the property and to approve the proposed master plan for the property.

The proposed master plan includes: four mixed use buildings with two stories of residential use
above ground floor commercial use, three 3-story buildings with multi-dwelling residential use,
and on-site green space, plaza, and bicycle and pedestrian amenities. This includes 30,000 total
square feet of commercial space and 144 total residences (72 above the ground-floor commercial
in the four mixed-use buildings and 24 in each of the three-story residential buildings). See Figure
3 for Site Plan and Figure 4 for Rendering. Please see the application submittal and Section |,
Application Summary, of the Decision Document for detailed site plans and diagrams,
perspective drawings, and elevations.

This proceeding is a quasi-judicial land use item for the City Council. The City Council is the final
decision maker for this application since the applicant is requesting to amend the original planned
development ordinance, Ordinance No. 5086.

Page |1
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The application is subject to the 120-day processing timeline. The 120-day deadline is
December 9, 2023.

The Planning Commission hosted a public hearing on September 7, 2023, and voted to
recommend approval of the proposed development to the McMinnville City Council.

Per Section 17.72.130(C)(6) of the McMinnville Municipal Code, upon receipt of the decision of
the Planning Commission to recommend approval, the City Council shall either:

e Based on the material in the record and transmitted to the City Council, adopt an Ordinance
effecting the proposed change; or

e Call for a public hearing on the proposal subject to the notice requirements in Section
17.72.120 (D) - (F).

Figure 1. Vicinity Map
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Figure 2. Zoning Map
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Figure 3. Proposed Master Plan - Site Plan

EAKER CREEK MORTH | MOCMINNVILLE. OR

T

; ===
n—LLﬂJPE
EREE!

===
SaEs

g TL]‘L!E
ISEEE

Page |3

AMENDED on 10.11.2023
50 of 386




Figure 4 - View of Mixed-Use Buildings 1&2 and Plaza - Looking Northwest from Baker Creek
Road

BAKER CREEK MOETH / MCMIKNVILLE, OR The Vision
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(See applications for elevation drawings and additional perspective views).

Background

Ordinance No. 5086, adopted on March 24, 2020, as part of the Baker Creek North development,
provided a regulatory framework for the development of this parcel as a mixed-use commercial
and residential development. The underlying property is zoned C-3. This property has been
identified as a neighborhood-serving commercial property for many years in McMinnville’s land-
use system. Since this is a commercial property located in a residential neighborhood, Ordinance
No. 5086 provided design and development standards so that the development would be
compatible to the neighborhood.

1. That Ordinance 4633 is repealed in its entirety.

2. That up to 120 multiple-family dwelling units are allowed within the Planned
Development Overlay District, but only if the multiple-family units are integrated with
neighborhood commercial uses. “Integrated” means that uses are within a
comfortable walking distance and are connected to each other with direct, convenient
and attractive sidewalks and/or pathways. This integration of multiple family units
and neighborhood commercial uses shall either be within a mixed-use building or in
a development plan that integrates the uses between buildings in a manner found
acceptable to the Planning Commission.
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3.

For the purposes of this Planned Development Overlay District, allowed
neighborhood commercial uses are defined as those that are permitted in the C-1
(Neighborhood Business) zone in Section 17.27.010 of the MMC. In addition,
“‘Restaurant” shall be permitted as a neighborhood commercial use in this Planned
Development Overlay District. No retail uses should exceed 10,000 square feet in
size, except for grocery stores. The applicant may request any other use to be
considered permitted within the Planned Development Overlay District at the time of
the submittal of detailed development plans for the site.

That stand-alone drive-through facilities shall be prohibited within the Planned
Development Overlay District.

Detailed development plans showing elevations, site layout, signing, landscaping,
parking, and lighting must be submitted to and approved by the Planning Commission
before actual development may take place. The provisions of Chapter 17.51 of the
McMinnville Zoning Ordinance may be used to place conditions on any development
and to determine whether or not specific uses are permissible. The detailed
development plans shall identify the site design components listed below. The
applicant may propose alternative design components when detailed development
plans are submitted for review. The Planning Commission may review and approve
these alternative design components if they are found to be consistent with the intent
of the required site design components listed below.

a. That the future commercial development of the site is designed with shared
access points and shared internal circulation. Parking and vehicle drives
shall be located away from building entrances, and not between a building
entrance and the street, except as may be allowed when a direct pedestrian
connection is provided from the sidewalk to the building entrance.

b. Parking shall be oriented behind the buildings or on the sides. Surface
parking shall not exceed 110% of the minimum parking requirements for the
subject land uses. Shared parking is encouraged. The applicant may
request a reduction to or waiver of parking standards based on a parking
impact study. The study allows the applicant to propose a reduced parking
standard based on estimated peak use, reductions due to easy pedestrian
accessibility; and a significant bicycle corral that is connected to the BPA
bicycle/pedestrian trail. Parking lot landscaping will meet or exceed city
standards.

c. Buildings shall be oriented towards the surrounding right-of-ways and must
have at least one primary entrance directly fronting a public right-of-way.
Building facades shall be designed to be human scale, for aesthetic appeal,
pedestrian comfort, and compatibility with the design character of the
surrounding neighborhoods. Special attention should be paid to roof forms,
rhythm of windows and doors, and general relationship of buildings to public
spaces such as streets, plazas, the public parks and the adjacent
neighborhood. No building shall exceed a height of two stories without a
variance. If any building is proposed to exceed 35 feet, the building shall be
designed with a step back in the building wall above 35 feet to reduce the
visual impact of the height of the building.

d. Pedestrian connections shall be provided between surrounding sidewalks
and right-of-ways. The plans shall also identify how the development
provides pedestrian connections to adjacent residential development and the
BPA Bike/Pedestrian Trail system located adjacent and to the east of the
site.
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The commercial development shall maximize connectivity with the BPA
Bike/Pedestrian Trail and the other adjacent public parks but minimize
bicycle and pedestrian conflicts within the site.

Sidewalks and/or plazas will be provided with weather protection (e.g.
awnings/canopies). Appropriate pedestrian amenities such as space for
outdoor seating, trash cans, sidewalk displays, outdoor café seating and
public art will also be provided.

. That landscape plans be submitted to and approved by the McMinnville
Landscape Review Committee. A minimum of 14 percent of the site must be
landscaped with emphasis placed at the street frontage. All public right-of-
ways adjacent to the site will be improved with street tree planting as required
by Chapter 17.58 of the MMC.

. The plan must provide a community gathering space that is easily accessible
via pedestrian and bicycle access from all of the uses within the commercial
development as well as the adjacent BPA Bike/Pedestrian Trail. If multiple
family dwelling units are developed on the site, a minimum of 10 percent of
the site must be designated as usable open space. The usable open space
will be in addition to the minimum 14 percent of the site that must be
landscaped, and may be combined with the community gathering space
required for the commercial uses. The usable open space shall be in a
location of the site that is easily accessible from all buildings and uses, shall
not be located in a remnant area of the site, and shall not be disconnected
from buildings by parking or driving areas.

That signs located within the planned development site be subject to the
following limitations:

1. All signs, if iluminated, must be indirectly illuminated and nonflashing,
and the light source may not be visible from any public right of way
and may not shine up into the night sky;

2. No individual sign exceeding thirty-six (36) square feet in size shall be
allowed.

3. Internally illuminated, signs on roofs, chimney and balconies, and off-
site signage are prohibited.

4. Each building may have a maximum of two signs to identify the name
and street address of the building. These signs must be integral to the
architecture and building design and convey a sense of permanence.
Typically these sign are secondary or tertiary building elements as
seen on historic urban buildings. Maximum sign area shall be no more
than 6 square feet. Maximum sign height shall be 18 feet above the
sidewalk to the top of the sign.

5. Each building may have one directory sign immediately adjacent to a
front/main or rear entry to the building. A directory sign is allowed at
each entry to a common space that provides access to multiple
tenants. Directory signs shall be limited to 12 square feet in area and
their design shall integrate with the color and materials of the building.

6. One freestanding monument sign shall be permitted within 20 feet of
each driveway access to a public right-of-way. The maximum sign
area shall be 24 square feet. Monument signs must be positioned to
meet the City’s clear vision standards. The maximum height from the
ground of the monument sign shall be 6 feet.

7. Each building may have a total of two signs per tenant identifying the
leased/occupied space. These signs must be located on the fagade
containing the primary entry or fagcade immediately adjacent to the
primary entry to the tenant’s space. In all cases these signs must be
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on a wall attached to the space occupied by the tenant. Tenants may
select from the following sign types: Awning, Project/Blade or Wall.

A. Awning Sign

i. Maximum sign area shall be 6 square feet on the main
awning face or 3 square feet of the awning valance.

ii. Lettering may appear but shall not dominate sloped or

curved portions, and lettering and signboard may be
integrated along the valance or fascia, or free-standing
letters mounted on top of and extending above the awning
fascia.

ii. Lettering and signboard may be integrated along the

valance or awning fascia.

. Projecting and Blade Sign

i. Maximum sign area shall be 4 square feet (per side).

i. The sign must be located with the lower edge of the

signboard no closer than 8 feet to the sidewalk and the top
of the sign no more 14 feet above the sidewalk.

iii. For multi-story buildings, at the ground floor tenant space

signage, the top signboard edge shall be no higher than the
sill or bottom of the average second story window height.

iv. Distance from building wall to signboard shall be a

maximum of 6 inches.

v. Maximum signboard width shall be 3 feet with no dimension

to exceed 3'.

vi. Occupants/tenants above the street level are prohibited

from having projecting blade signage.

. Wall Signs

i. Maximum sign area shall be a maximum of 10 square feet.
For small tenant spaces the ARC may limit sign size to less
than 10 square feet.

ii. The sign shall be located on the tenant’s portion of the

building. Maximum sign height for multiple story buildings
shall be 14 feet above the sidewalk to the top of the sign
The maximum sign height for single story buildings is 18 feet
above the sidewalks to the top of the sign. The
measurement is from the top of the sign to the lowest point
on the sidewalk directly below the sign.

ii. Applied lettering may be substituted for wall signs. Lettering

must fit within the size criteria above.

j-  Outside lighting must be directed away from residential areas and public

streets.

No use of any retail commercial use shall normally occur between the hours of 1:00

a.m. and 5:00 a.m.

All business, service, repair, processing, storage, or merchandise displays shall be
conducted wholly within an enclosed building except for the following:
a. Off-street parking and loading;
b. Temporary display and sales of merchandise, providing it is under cover of a
projecting roof and does not interfere with pedestrian or automobile

circulation;
Seating for food and beverage establishments; and
Food carts.

oo

Page |7

AMENDED on 10.11.2023
54 of 386



8. Prior to any future development of the site, a traffic impact analysis shall be provided.
The traffic impact analysis shall include an analysis of the internal circulation system,
the shared access points, and the traffic-carrying capacity of all adjacent streets and
streets required to provide eventual access to Baker Creek Road.

9. The minimum commercial development shall be five acres. Five acres of this site
must retain ground floor commercial uses, allowing multiple family development to
occur on the remainder of the site and as part of a mixed-use development. The five
acres of commercial development will be calculated based upon all of the
development requirements associated with the commercial development including
any standards related to the mixed-use residential development.

Condition #5 required that a detailed site plan be approved by the Planning Commission. In
addition, prior to any development of the site a traffic impact analysis shall be provided (Condition
#8). And if the applicant wanted to change any of the provisions of the Ordinance, they would
need to do so by either applying for a variance or a major amendment to the planned development
ordinance.

The applicant is proposing to increase the number of residential units from 120 multifamily units
to 144 multifamily units. As such, this would be considered a major amendment to the planned
development ordinance requiring approval by City Council. In order to accommodate the increase
in residential units, the applicant is requesting an amendment to the limitation of only two stories
of building height and to increase the maximum height of 35’ without a stepback to 45’ without a
stepback.

Provision/Issue

C-3 Zone

Ordinance 5086
Condition

Requested
Amendment

Maximum Number
of Stories

No restrictions
specified.

(60" max building
height)

Part of #5.c. Not to
exceed 2 stories
without a variance

To allow 3 stories

Height-Based

No requirements

Part of #5.c.

To allow some elements

Residential Units

specified;
and no maximum
density

Step-backs specified, Specifies step- over 35" without step-
backs for portions backs, including buildings
of buildings over 35’ | with pitched roofs and
in height “to reduce | some features of other
the visual impact of | buildings which are setback
the height of the from the road, up to a
building.” maximum of 45'.

See Figure 5 and more
detailed description below

Maximum No maximum #2. 120 units To allow 144 units, (plus 9

live/work units as part of
commercial square footage)

In addition, there are certain site development standards specified in Ordinance 5086 regarding
site design, including building orientation, parking location relative to buildings, etc. Condition #5
of Ordinance 5086 specifies that, “The applicant may propose alternative design components
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when detailed plans are submitted for review. The Planning Commission may review and approve
these alternative design components if they are found to be consistent with the intent of the
required design components listed below...” The applicant is requesting this option relative to
certain standards, and, in part, proposing to achieve the intent with some alternative design
components. This is discussed in more detail in the decision document.

The applicable criteria for the Planned Development Amendment are specified in Section
17.74.070 of the Zoning Ordinance.

Applicable Goals and Policies of the Comprehensive Plan are also criteria for land use decisions.

Some of the criteria also reference compliance with applicable provisions of the Zoning Ordinance
and other applicable ordinances.

The subject property is zoned C-3 PD, which means it is subject to the provisions of the C-3
(General Commercial) zone, except as modified by the provisions of a Planned Development
Overlay Ordinance 5086 applicable to the property. Approval of the Planned Development Master
Plan is subject to the provisions of Ordinance 5086.

Subject to approval of the amendments to Ordinance 5086 and approval of the Alternative Design
Components, the proposed master plan is consistent with applicable criteria and standards of the
Zoning Ordinance and other ordinances, subject to conditions of approval.

The applicant did not request concurrent review of the landscape plan, so that review is still
required as a condition of approval. In addition, no signage is proposed at this time, so sign
permits would be required and would need to comply with the additional standards in Ordnance
5086. Final review of the residential standards must also be conducted at the time of building
permit submittal.

A traffic impact analysis was provided that demonstrated no adverse effect on the McMinnville
transportation facilities. The analysis showed significantly less traffic impact than the traffic
analysis conducted in 2020 when the property as zoned commercial because the 2020 traffic
impact analysis had to evaluate a worst case scenario of intense development on the property
including over 100,000 sf of commercial space. The proposal includes 30,000 sf of commercial
space, 30% of the 2020 assumptions used.

Agency Comments. Agency comments are included in the decision document.

Public Comments. One written public comment has been submitted for the record as of August
31, 2023, which is attached.

Discussion:

The applicant is requesting the following amendments to Ordinance No. 5086. Text to be removed
is shown with strikeest , text to be added is bold and underlined):

1. That Ordinance 4633 is repealed in its entirety.

2. That up to 428 144 multiple family dwelling units plus 9 ground floor work-live units in
the commercial mixed-use area are allowed within the Planned Development Overlay
District, but only if the multiple family units are integrated with neighborhood commercial
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uses. “Integrated” means that uses are within a comfortable walking distance and are
connected to each other with direct, convenient and attractive sidewalks and/or pathways.
This integration of multiple family units and neighborhood commercial uses shall either be
within a mixed use building or in a development plan that integrates the uses between
buildings in a manner found acceptable to the Planning Commission.

For the purposes of this Planned Development Overlay District, allowed neighborhood
commercial uses are defined as those that are permitted in the C-1 (Neighborhood
Business) zone in Section 17.27.010 of the MMC. In addition, “Restaurant” shall be
permitted as a neighborhood commercial use in this Planned Development Overlay
District. No retail uses should exceed 10,000 square feet in size, except for grocery stores.
The applicant may request any other use to be considered permitted within the Planned
Development Overlay District at the time of the submittal of detailed development plans
for the site.

That stand-alone drive-through facilities shall be prohibited within the Planned
Development Overlay District.

Detailed development plans showing elevations, site layout, signing, landscaping, parking,
and lighting must be submitted to and approved by the Planning Commission before actual
development may take place. The provisions of Chapter 17.51 of the McMinnville Zoning
Ordinance may be used to place conditions on any development and to determine whether
or not specific uses are permissible. The detailed development plans shall identify the site
design components listed below. The applicant may propose alternative design
components when detailed development plans are submitted for review. The Planning
Commission may review and approve these alternative design components if they are
found to be consistent with the intent of the required site design components listed below.

a. That the future commercial development of the site is designed with shared access
points and shared internal circulation. Parking and vehicle drives shall be located
away from building entrances, and not between a building entrance and the street,
except as may be allowed when a direct pedestrian connection is provided from
the sidewalk to the building entrance.

b. Parking shall be oriented behind the buildings or on the sides. Surface parking
shall not exceed 110% of the minimum parking requirements for the subject land
uses. Shared parking is encouraged. The applicant may request a reduction to
or waiver of parking standards based on a parking impact study. The study allows
the applicant to propose a reduced parking standard based on estimated peak use,
reductions due to easy pedestrian accessibility; and a significant bicycle corral that
is connected to the BPA bicycle/pedestrian trail. Parking lot landscaping will meet
or exceed city standards.

c. Buildings shall be oriented towards the surrounding right-of-ways and must have
at least one primary entrance directly fronting a public right-of-way. Building
facades shall be designed to be human scale, for aesthetic appeal, pedestrian
comfort, and compatibility with the design character of the surrounding
neighborhoods. Special attention should be paid to roof forms, rhythm of windows
and doors, and general relationship of buildings to public spaces such as streets,
plazas, the public parks and the adjacent neighborhood. No building shall exceed
a height of &we three stories without a variance. If any building is proposed to
exceed 35 40 feet, the building shall be designed with a step back in the building
wall above 35 40 feet to reduce the visual impact of the height of the building,
except buildings with a pitched roof, and two buildings with architectural
towers may have a maximum height of 45 feet without a step back in the
building for those towers.
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Pedestrian connections shall be provided between surrounding sidewalks and
right-of-ways. The plans shall also identify how the development provides
pedestrian connections to adjacent residential development and the BPA
Bike/Pedestrian Trail system located adjacent and to the east of the site.

The commercial development shall maximize connectivity with the BPA
Bike/Pedestrian Trail and the other adjacent public parks but minimize bicycle and
pedestrian conflicts within the site.

Sidewalks and/or plazas will be provided with weather protection (e.g.
awnings/canopies). Appropriate pedestrian amenities such as space for outdoor
seating, trash cans, sidewalk displays, outdoor café seating and public art will also
be provided.

That landscape plans including street tree plans be submitted to and approved
by the McMinnville Landscape Review Committee. A minimum of 14 percent of
the site must be landscaped with emphasis placed at the street frontage. All public
right-of-ways adjacent to the site will be improved with street tree planting as
required by Chapter 17.58 of the MMC.

The plan must provide a community gathering space that is easily accessible via
pedestrian and bicycle access from all of the uses within the commercial
development as well as the adjacent BPA Bike/Pedestrian Trail. If multiple family
dwelling units are developed on the site, a minimum of 10 percent of the site must
be designated as usable open space. The usable open space will be in addition
to the minimum 14 percent of the site that must be landscaped, and may be
combined with the community gathering space required for the commercial uses.
The usable open space shall be in a location of the site that is easily accessible
from all buildings and uses, shall not be located in a remnant area of the site, and
shall not be disconnected from buildings by parking or driving areas.

That signs located within the planned development site be subject to the following
limitations:

1. All signs, if iluminated, must be indirectly illuminated and nonflashing, and
the light source may not be visible from any public right of way and may
not shine up into the night sky;

2. No individual sign exceeding thirty-six (36) square feet in size shall be
allowed.

3. Internally illuminated, signs on roofs, chimney and balconies, and off-site
signage are prohibited.

4. Each building may have a maximum of two signs to identify the name and
street address of the building. These signs must be integral to the
architecture and building design and convey a sense of permanence.
Typically these sign are secondary or tertiary building elements as seen
on historic urban buildings. Maximum sign area shall be no more than 6
square feet. Maximum sign height shall be 18 feet above the sidewalk to
the top of the sign.

5. Each building may have one directory sign immediately adjacent to a
front/main or rear entry to the building. A directory sign is allowed at each
entry to a common space that provides access to multiple tenants.
Directory signs shall be limited to 12 square feet in area and their design
shall integrate with the color and materials of the building.

6. One freestanding monument sign shall be permitted within 20 feet of each
driveway access to a public right-of-way. The maximum sign area shall
be 24 square feet. Monument signs must be positioned to meet the City’s
clear vision standards. The maximum height from the ground of the
monument sign shall be 6 feet.
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7. Each building may have a total of two signs per tenant identifying the
leased/occupied space. These signs must be located on the fagade
containing the primary entry or fagade immediately adjacent to the primary
entry to the tenant’s space. In all cases these signs must be on a wall
attached to the space occupied by the tenant. Tenants may select from
the following sign types: Awning, Project/Blade or Wall.

A. Awning Sign

i. Maximum sign area shall be 6 square feet on the main
awning face or 3 square feet of the awning valance.

i. Lettering may appear but shall not dominate sloped or
curved portions, and lettering and signboard may be
integrated along the valance or fascia, or free-standing
letters mounted on top of and extending above the awning
fascia.

iii. Lettering and signboard may be integrated along the
valance or awning fascia.

B. Projecting and Blade Sign

i.  Maximum sign area shall be 4 square feet (per side).

i. The sign must be located with the lower edge of the
signboard no closer than 8 feet to the sidewalk and the top
of the sign no more 14 feet above the sidewalk.

iii.  For multi-story buildings, at the ground floor tenant space
signage, the top signboard edge shall be no higher than the
sill or bottom of the average second story window height.

iv. Distance from building wall to signboard shall be a
maximum of 6 inches.

v.  Maximum signboard width shall be 3 feet with no dimension
to exceed 3.

vi.  Occupants/tenants above the street level are prohibited
from having projecting blade signage.

C. Wall Signs

i.  Maximum sign area shall be a maximum of 10 square feet.
For small tenant spaces the ARC may limit sign size to less
than 10 square feet.

i. The sign shall be located on the tenant’s portion of the
building. Maximum sign height for multiple story buildings
shall be 14 feet above the sidewalk to the top of the sign
The maximum sign height for single story buildings is 18 feet
above the sidewalks to the top of the sign. The
measurement is from the top of the sign to the lowest point
on the sidewalk directly below the sign.

iii.  Applied lettering may be substituted for wall signs. Lettering
must fit within the size criteria above.

j-  Outside lighting must be directed away from residential areas and public streets.

No use of any retail commercial use shall normally occur between the hours of 1:00 a.m.
and 5:00 a.m.

. All business, service, repair, processing, storage, or merchandise displays shall be

conducted wholly within an enclosed building except for the following:
a. Off-street parking and loading;
b. Temporary display and sales of merchandise, providing it is under cover of a
projecting roof and does not interfere with pedestrian or automobile circulation;
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8.

10.

11.

12.

c. Seating for food and beverage establishments; and
d. Food carts.

Prior to any future development of the site, a traffic impact analysis shall be provided. The
traffic impact analysis shall include an analysis of the internal circulation system, the
shared access points, and the traffic-carrying capacity of all adjacent streets and streets
required to provide eventual access to Baker Creek Road. The traffic impact analysis
shall include an analysis of the intersection of Baker Creek Road and Michelbook Lane
and the intersection of Baker Creek Road and Highway 99W, but shall not be limited to
only those intersections.

The minimum commercial development shall be five acres. Five acres of this site must
retain ground floor commercial uses, allowing multiple family development to occur on the
remainder of the site and as part of a mixed-use development. The five acres of
commercial development will be calculated based upon all of the development
requirements associated with the commercial development including any standards
related to the mixed-use residential development.

The final approved Master Plan shall be placed on file with the Planning Department
and become a part of the zone and binding on the owner and developer.

The developer will be responsible for requesting approval of the Planning
Commission for any major change in the details of the adopted master plan. Minor
changes to the details of the adopted plan may be approved by the City Community
Development Director. It shall be the Planning Director’s decision as to what
constitutes a major or minor change. An appeal from a ruling of the Community
Development Director may be made only to the Commission. Review of the
Planning Director’s decision by the Planning Commission may be initiated at the
request of any one of the commissioners.

No sign shall be installed without first applying for applicable sign permits, building
permits, and electrical permits. As part of the sign permit application review, signs
will also be reviewed for consistency with Conditions in Subsection (5)(i) of
Ordinance 5086.

The applicant shall address the requirements of the Engineering Department
related to provision of public improvements and stormwater management.

a. The applicant will enter into a Construction Permit Agreement with the
City’s Engineering Department. Provide an Engineer’s Estimate of the
public improvements to the City as a requirement of the Construction
Permit Agreement.

b. Any necessary Stormwater conveyance and or detention system will be
designed per the City’s Storm Drainage Master Plan. The applicant shall
submit a stormwater report and design for the any necessary detention
system consistent with Oregon drainage law to the City Engineer for
review and approval.

c. Provide the City with an approved 1200C Permit from DEQ prior to
construction activities.
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d. ADA Sidewalk and Driveway Standards are now being applied to all new
construction and remodels. These standards are intended to meet the
most current ADA Standards as shown in the "PROWAG" Design
Guidelines. Prior to final occupancy, the applicant shall construct new
driveways and sidewalks in the right-of way that conform to these
standards.

e. Street grades and profiles shall be designed and constructed to meet the
adopted Land Division Ordinance/Complete Streets standards and the
requirements contained in the Public Right-of-Way Accessibility
Guidelines (PROWAG). Additionally, corner curb ramps shall be
constructed to meet PROWAG requirements.

f. That the street improvements shall have the City’s typical crown section.

g. That prior to any construction activity, the applicant shall secure all
required state and federal permits, including, if applicable, those related
to the federal Endangered Species Act (if applicable), Federal Emergency
Management Act, and those required by the Oregon Division of State
Lands, and U.S. Army Corps of Engineers. Copies of the approved
permits or evidence of lack of requirement shall be submitted to the City
prior to construction plan approval.

h. That the applicant submit evidence that all fill placed in the areas where
building sites are expected is engineered. Evidence shall meet with the
approval of the City Building Division and the City Engineering Division.

i. A detailed, engineered sanitary sewage collection plan, which
incorporates the requirements of the City's adopted Conveyance System
Master Plan, must be submitted to and approved by the City Engineering

Department.

j- Provide any necessary recorded survey documents to the City
Engineering Department.

k. NW Baker Creek Rd is classified as a minor arterial and therefore is
required to have 96’ of right of way per the City’s Transportation System
Plan. Provide survey research to confirm there is 48’ of right of way to the
centerline along the Baker Creek Rd frontage of the applicant’s property.
If there is not 48’ of right of way to the centerline along the Baker Creek
Rd frontage then the applicant will dedicate the necessary 48’ of right of
way to the City free of charge.

I. The applicant shall dedicate any necessary public utility easements along
the street frontage.

13. The plans shall comply with the vision clearance standards in Chapter 17.54 of the
Zoning Ordinance.

14. The applicant shall submit details of the proposed lighting to demonstrate the
downcast/shielded nature of lighting such that it won’t shine or cause glare facing
streets or other properties.
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15. The applicant shall contact the appropriate utility-locate service (dial 811 or 800-
332-2344) prior to any excavation to ensure that underground utilities are not

damaged.

16. This project will require an Extension Agreement between McMinnville Water &
Light and the owner of the property. Please contact McMinnville Water & Light for
details and for Design Application and Fees.

Public Testimony Received:

The City received public testimony from two entities. Friends of Yamhill County provided written
testimony in support of the project. Eric Groves, who owns and farms the property west of the
subject site, submitted an email expressing his concerns about the proximity of residential
development to his hazelnut farm. At the public hearing, the planning commission were shown
maps identifying where the hazelnut farm is relative to the subject site and the public right-of-
way separating the subject site from the hazelnut farm, as well as the fact that a majority of the
hazelnut’s farm boundary is immediately adjacent to the housing subdivision currently being built
today by Lennar and not the mixed-use commercial residential development being proposed.
Please see map below.
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Attachments:
e Attachment A: Application for PDA 3-23
e Attachment B: Public Testimony Received
e Attachment C: Planning Commission Minutes from September 7, 2023
e Attachment D: Ordinance No. 5140 with Decision Document

Fiscal Impact:

Not Applicable
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City Council Options: Per Section 17.72.130(C)(6) of the McMinnville Municipal Code, upon
receipt of the decision of the Planning Commission to recommend approval, the City Council
shall either:

e Based on the material in the record and transmitted to the City Council, adopt an Ordinance
effecting the proposed change; or

e Call for apublic hearing on the proposal subject to the notice requirements in Section 17.72.120
(D) - (F).

1. ADOPT THE ORDINANCE approving Docket PDA 3-23 and the master plan, adopting the

Decision, Conditions of Approval, Findings of Fact, and Conclusionary Findings per the
decision document provided.

2. CALL FOR A PUBLIC HEARING, date-specific to a future City Council meeting. In order

to meet the application deadline of December 9, 2023, the public hearing would need to
be scheduled no later than November 14, 2023.

3. DO NOT ADOPT THE ORDINANCE, providing findings of fact and/or conclusionary
findings based upon specific criteria to deny the application in the motion to not approve
Ordinance No. 5140.

Ordinance 5140 (PDA 3-23) Recommendation:
The Planning Commission reviewed the proposal for consistency with the applicable criteria. The
Planning Commission found the criteria for the planned development amendment and the master

plan were satisfied and RECOMMENDED APPROVAL WITH CONDITIONS of the application.

Staff RECOMMENDS APPROVAL WITH CONDITIONS of the application as recommended by the
Planning Commission.

Recommended Motion:

BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, THE
MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, | MOVE
THAT THE CITY COUNCIL ADOPT ORDINANCE NO. 5140 APPROVING PLANNED
DEVELOPMENT AMENDMENT, PDA 3-23, SUBJECT TO THE CONDITIONS IN SECTION Il OF
THE DECISION DOCUMENT.
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ATTACHMENT 1: APPLICATION FORM ATTACHMENT A TO STAFF REPORT

==F Office Use Only:
Cli}fm\x‘“:_\.ﬁ_ L7 File No. PDA 3-23
- 'J:::-'__ — AR - TS [ Date Received_//31/23
M CM nn Fee_ $3,588.50
Planning Department Receipt No.__ 207151
231 NE Fifth Street = McMinnville, OR 97128 Received by AW
(603) 434-7311 Office o (503) 474-4955 Fax

www.meminnvilleoregon.gov

569-23-000418-PLNG
Planned Development Amendment Application

—
E—

Applicant Information

Applicant is; ﬂF’roperty Owner 0O Contract Buyer 0O Option Holder 0O Agent O Other

Applicant Name_Baker Creek 2, LLC Phone__(503)257-6050

Contact Name___ Mark Delapp Phone__ (503)970-9918
(I different than above)

Address 8408 N, Brandon Avenue, #201

City, State, Zip Portland, Cregon 97217

Contact Email markd@rivercitycompanies.net

Property Owner Information

Property Owner Name Phone
(If different than above)

Contact Name Phone

Address
City, State, Zip

Contact Email

”

Site Location and Description
(If metas and bounds description, indicate an separate sheet)
Property Address New Development

T4 .18 . 100R4418 OO1OOTotaISitaArea 6.63 acres

Assessor Map No. R4

Subdivision Block Lot

Comprehensive Plan Designation_Commercial Zoning Designation C-3
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1. Show in detail how your request seeks to amend the existing planned development overlay. State
the reason(s) for the request and the intended use(s) of the property:
See Application Section 1. in Narrative Page 15

2. Show in detail, by citing specific goals and policies, how your request is consistent with applicable
goals and policies of the McMinnville Comprehensive Plan (Veolume I1):

See Application Section 2. in Narrative Page 18
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3. Considering the pattern of development in the area and surrounding land uses, show, in detail,
how the proposed amendment is orderly and timely:

See Application Section 3. in Narrative Page 25

4. Describe any changes In the neighborhood or surrounding area which might support or warrant
thie request:

See Application Section 4, in Narrative Page 26
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5. Document how the site can be efficiently provided with public utilities, including water, sewer,

electricity, and natural gas, if needed, and that there is sufficient capacity to serve the proposed
use:

See Application Section 5. in Narrative Page 26

6. Describe, in detail, how the proposed use will affect traffic in the area. What is the expected trip
generation?

See Application Section 6. in Narrative Page 26

In addition to this completed application, the applicant must provide the following:

bd A site plan (drawn to scale, legible, and of a reproducible size). The site plan should show
existing and proposed features such as: access; lot and street lines with dimensions in feet:
distances from property lines; improvements; north direction arrow, and significant features
(slope, vegetation, adjacent development, drainage, etc.).

[x] A copy of the current planned development overlay ordinance.
[} A legal description of the subject site, preferably taken from the deed.
Xl compliance of Neighborhood Meeting Requirements.

Payment of the applicable review fee, which can be found on the Planning Department web
page.

| certify the statements contained herein, along with the evidence submitted, are in all
respects true and are correct to the best of my knowledge and belief.

/%@/ % %é/ ity 3/, 2025

Applicant's Signature ? / Date 7

Property Owner's Signature Date
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BCN COMMERCIAL

Planned Development Amendment — July 31, 2023

REQUEST
Site and
Concept Plan
approval and
major
modifications
to some
conditions of
approval for
the approved
Planned
Development
Overlay
District to
facilitate
needed
commercial
services and
multi-dwelling
housing in
northwest
McMinnville.

Mark Delapp
Baker Creek 2,
LLC
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SECTION A: EXECUTIVE SUMMARY

This Planned Development Amendment Application includes request for approval of the mixed-
use Site Plan and proposes amendments to two of the nine Conditions of Approval in Ordinance
5086, a C-3 zoned commercial Planned Development Overlay on the 6.62-acre parcel at Baker
Creek North (BCN).

The Site

The Planned Development Overlay District covers one parcel at the northeast corner of the
intersection of Baker Creek Road and Hill Road adjacent to the recently completed traffic circle.
This parcel for this subject development site is southwest of the developing Baker Creek North
residential subdivision, which includes 280 new dwelling units and over 15 acres of new park
lands. This development is also opposite from newly built development on the south side of
Baker Creek Road, which includes a 3-storied 70-unit multi-dwelling apartment complex and
multiple phased subdivisions with high density small lot development with single-family
detached homes. To the west is the urban growth boundary. The parcel is currently vacant. The
surrounding subdivision, including the streets, curbs and utilities, have been completed.

The Site Plan , which represents the concept for development of this property, is included in
this application (see Attachment 2) and represents how the mixed-use development fits on the
site as envisioned by the original Planned Development Overlay approval. It shows the design of
the buildings and piazza. Thus, the application demonstrates how the Site Plan substantially
conforms to the existing conditions of approval. This Site Plan shows five acres with 4 mixed-
use buildings with commercial/retail design on the ground floor of the buildings and 2" and 3
floor apartment units over the ground floor commercial. The Site Plan shows how the
remainder of the parcel fits three story apartment buildings. All buildings as shown are
integrated with the mixed-use commercial portions of the site via internal circulation ways and
open space. The mixed-use buildings are arranged to create a “piazza” like environment, which
is easily walked or biked from every point on site and from adjacent neighborhoods, meeting
the intent of the approved Planned Development Overlay. This Site Plan shows how the intent
of the Planned Development Overlay District is met while its minor adjustments are meeting
the housing needs of McMinnville.
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The Request

The Applicant is requesting approval of the Site Plan and two changes to the Planned
Development Overlay in the form of small revisions to two conditions of approval (COA #2 &
#5(a), (b) & (c). Following are the Conditions Of Approval and the Applicants response to each
including the Requested Changes:

Conditions of Approval #1.: This condition is met by default,
1. That Ordinance 4633 |s repealed In its entirety.

Conditions of Approval #2.: Approval of a modification to this condition is requested
so an additional 24 dwelling units are allowed plus 9 work-live spaces in ground floor
commercial buildings, so that up to 144 permanent dwelling units and 9 interim work-

live within the Planned Development Overlay District.

2 That up to 120 multiple family dwelling enits are allowed within the Planned
Devalopmant Ovarlay District, but only if the multiple famlly unlis are Integrated with
neighborhood commerclal uses. “integrated” means that uses are within a
comfortable walking distance and are connected to each other with direct,
convenient and attractive sidewalks andier pathways. This integration of multiple
family units and nelghborhood commercial uses shall elther be within a mixad use
bullding or in a development plan that inlegrales the uses batween buildings in a
manner found acceptable to the Planning Commission.

Conditions of Approval #3.: This condition is met by default. The Applicant
acknowledges the neighborhood commercial uses allowed by this condition, and that
any other use may be considered at the time of detailed development plan submittal for

the site.

3, For the purposes of this Planned Dewvelopment Overlay District, allowed
neighborhood commercial uses are defined as those that are permitted in the C-1
(Meighborhood Business) zone in Seclion 17.27.010 of the MMC. In addition,
"Restaurant” shall be parmitted as a neighborhood commercial usa in this Planned
Development Overlay Cistrict. No retall uses should exceed 10,000 square fest in
size, except for grocery siores. The applicant may request any other use to be
considered parmittad within the Planned Developmant Dveriay District at the time
of the submittal of detalled development plans for the site.

Conditions of Approval #4.: This condition is met, as no stand-alone drive-through

facilities are proposed.

4. That stand-zione drive-through taclities shall be prohibited within the Planned
Cevelopment Cverlay District,

Condition of Approval #5(c).: Approval of a variance to condition of approval 5.c.
is requested to allow all buildings to have three stories, just like allowed in the
underlying zoning district. This is needed for efficient use of the land. Also, the request
is to allow maximum roof height of 45" without a step back for gabled roofs of the

apartment buildings 5, 6 and 7 and for the “towers” on the corners of buildings 1 and 2.
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Except for these two “towers” the flat roofed buildings 1, 2, 3 and 4 will continue to
have a maximum height of 35". The gabled roofs have eaves 32 high and the ridge
heights no greater than 45'.

The tower features are on the NE corner of Building 1 and the SE corner of Building 2.
The tower on building 1 is 17’ x 17 wide and the tower on building 2 is 25’ x 27’ wide.
The “towers” are design features to give the piazza a formal and obvious entrance.

Condition of Approval #{5)(a), (b) and (c). Applicant seeks a variance or amendment

to part of these COA’s so as to conform with this proposed design: (a) in part
states “Parking and vehicle drives shall be located away from buildings entrances and
not between a building entrance and the street....” (b)in part states “Parking shall be
oriented behind buildings or on the sides.” (c) in part states “Buildings shall be oriented
towards the surrounding rights-of-ways and must have at least one primary entrance
directly fronting a public right-of-way. “ To the extent that this proposed design does
not strictly meet these conditions applicant seeks a variance or amendment to these
COA's so as to conform with this proposed design.

Our current proposal does not face the buildings towards the current public ROW of
Baker Creek Road and Kent Street. This was intentional as these are not “pedestrian
friendly” streets in the sense of large numbers of people using them to access
commercial and retail spaces, despite them having sidewalks. Our project proposes an
internal “pedestrian friendly street” that we feel meets the intent of pedestrian scale
and accessibility of pedestrians outside of vehicular traffic. We refer to this area as the
‘piazza’. Our buildings front this piazza as the intent of the project is to create a
commercial hub that is intended for pedestrian use primarily. We scaled the buildings
appropriately, created sidewalks that are extra wide to allow for tables, displays, etc.
and groups to pass one another without stepping onto a street. We lined it with
landscaping and spots to stop and sit as well. There is vehicle traffic allowed in the
piazza, but it is reduced with a handful of parallel parking spots and can be shut off
entirely for special events.

While orienting all of the building’s primary entrances towards the internal right-of-way
and internal circulation, these buildings are further designed so as to not have a “rear
facade”. All four sides of all seven buildings are designed with intention and purpose to
serve their orientation on the site. Buildings 1, 2, 3 and 4 have primary entrances on
each side of the buildings. Where we have strictly residential buildings, (buildings 5, 6,
& 7), the sides of the buildings are still the primary exterior walls for the units inside.
None of these buildings (or units) have fences, or backyards. The units will face the
existing ROW's as their primary source of daylighting and views.
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We believe the proposed project as designed creates a commercial and residential
development which meets the intended objectives of the ordinance. The ordinance
states that all buildings and their primary entrances should be oriented to the ROW.
The entire project, as opposed to any one particular building or its specified entrance, is
oriented towards the Public ROWSs. The project would not have the intended
pedestrian scale if we oriented all of these buildings to the ROW's that abut this project.
The buildings are oriented towards each other and the common area of circulation that
has been created —the piazza. As previously stated, the current ROW’s that abut the
project are not what we would consider “pedestrian friendly” but rather sidewalks on
arterial roads. In addition to this, the parking for the buildings is oriented to emphasize
and support the buildings and piazza along with the other common areas for
pedestrians, bicycles and vehicles. Other than a small handful of parallel spots within
the piazza the parking is located around the buildings to support the pedestrian
experience. The buildings as designed, the current ROW at the property edges, and the
parking areas all have access to pedestrian connections throughout the site. We believe
the intent of the ordinance is to create spaces that are pedestrian scaled, pedestrian
friendly, and ‘destination’ type environments. The orientation of our buildings for this
project and the piazza they create do just that.

Other Notes on Condition of Approval #5.:

a. Buildings are designed at a human scale with ample spacing between buildings,
plazas and setbacks to street walkways (see sections in the Site Plans). Sloped roofs
are used on the residential buildings to match the character of the surrounding
residential neighborhood, where most roofs are sloped.

The proposed design creates a commercial and residential development which
meets the intended objectives of the Ordinance. The buildings are oriented towards
each other and the common area of circulation —the piazza. The entire project, as
opposed to any particular building , is oriented towards the right of ways. The
parking for the buildings is oriented to emphasize the piazza and other common
areas for pedestrians, bicycles and vehicles.

Access points and circulations ways are shared as shown on the Site Plan. Where
located between the building and street direct connections are made with sidewalks
from the entrances to the street.

Our parking is located to support the buildings and the pedestrian experience. The
buildings are spaced to create the optimal pedestrian experience for this site. In
addition to the building locations, the entire site is connected throughout with
pedestrian connections as listed within the ordinance requirements so as no matter
where visitors or residents are coming from to experience this destination, they will
have paths that are clearly marked and take them to everywhere around the site.
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b. The Site Plans show connections to sidewalks, rights-of-way, and the BPA trail. See

Page 5 of the Design Packet.

The proposed parking is based upon 1.5 parking stalls for every residential unit and 1
parking stall for every 250 square feet of commercial use. The shared parking total
is 30% based on the minimum parking requirements and the total number of stalls
being proposed. No reduction in parking minimums is requested, thus no parking
impact study is provided. We currently are estimating that the parking usage will be
10% retail, 25% dining, and 65% office (professional and other) on the commercial
side. This would make the average between the 1/250 and 1/300. We are
estimating that residential usage will be higher during the off hours of the
commercial side. We feel the 30% shared parking is right in line with the city’s
ordinance and the mixed uses of the site. Section 5(b), encourages the use of
“Shared parking” between residential and commercial buildings and thus no
reduction in parking minimums is requested and no parking impact study is
provided.

Additionally, we have numerous bike parking around the site and a large, covered
bike corral at an easily accessible area off of the public plaza with a connection to
the BPA and other Bike/Pedestrian access.

“Building facades shall be designed to human scale, for aesthetic appeal, pedestrian
comfort and compatibility with the design character of the surrounding
neighborhood.” This is our primary focus. We have designed buildings that meet
this portion of this section as written “pedestrian friendly, aesthetic appeal, . . .. *
This is why we created the internal pedestrian friendly street to allow a more
pedestrian scaled experience than what is currently within the public ROW that
abuts the project.

Further, 5(c) requires “Special attention should be paid to roof forms, rhythm of
windows and doors, and general relationship of buildings to public spaces . . .."” We
feel our project does an excellent job of this by using some pitched roofs and varying
the flat roofs and the by adding the “towers”. All the buildings meet this portion of
the condition as the varying heights, with varying materials and stepping of the
facades across the buildings “reduce the visual impact” of the overall building
heights.

. These conditions are met. The Site Plans show connections to sidewalks, rights-of-

way, and the PBA tail. See Page 5 of the Design Packet.

These conditions are met. See Page 5 of the Design Packet. Connection to the BPA
trail is maximized with a direct route on-site to it and to it via sidewalks along Kent
Street and Baker Creek Road, as shown on the Site Plans.

These conditions are met. Sidewalks and plazas are provided with amenities like
awnings and seating,
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g. These conditions will be met. Landscaping Plans and Street Tree Plans will be
submitted as required. Site Plans show the required area of open space is included.

h. These conditions are met. See Page 3 of the Design Packet. Multi-family dwellings
are proposed, so the total area of Usable Open Space/Community Gathering Area
equals more than 10% of the site. This is in addition to the required 14% of the site
that is landscaped. There is a designated “Plaza” to be used as a community
gathering place at the east end of building 1 adjacent to the main entrance off Baker
Creek Road to ensure high visibility. The BPA/Pedestrian trail connects to it from the
east side of the property where the sheltered bike coral is located. The proposed
site also includes additional usable open spaces in between most of the buildings to
provide additional gathering spaces for the residential units and those visiting for
the commercial/retail experience. These contribute to more than the 10%

requirement.

. Details were omitted for brevity. These conditions will be met. Signs will meet the
requirements of these conditions upon application for building/sign permit, as

applicable.

areas and streets and will be shown upon application for site
development/construction and building permit, as applicable.

5 Detsiled development plans showing elevations, site layout, signing, landscaping,
parking, and fghting must ba submitted to and approved by the Planning
Commission before actusl development may take place. The provisions of Chapter
17.61 of the McMinnville Zening Ordinance may be usad to place conditions on any
development and to delermine whather or not specific uses are permissible.  The
detalled development plans shall identify the site design components listad balow
The applicant may proposs abbernative design components when detsiled
developmant plans ara submitted for review. The Planning Commission may review
and approve these alternative design components if they ane found to be consistent
with the intent of the required site design componenis listed balow,

a. That tha fulure eommercial development of the site ks designed with shared
access polnts and shared internal circulation. Parking and vehicle drives
shall be located away from bullding entrences, and not between & buliding

antrance and the street, excepl as may be allowed when a direct pedastrian
cannaction |s provided from the sidewalk to the building enfrance.

b, Farking shall ba orented behind the buildingz or on the gides,  Surfges
parking shaf not axeeed 110% of the minimem parking requiremeants for
the subject land uses. Shared parking 15 encouraged. The applicant may
request a reduction to or walver of parking standards based on a parking
Impact shudy. The study allows the applicant to propose a reduced parking
standard based on estimated peak use. reductions due to easy pedestrian
access(bility; and a significant bicyele corral that is connaciad to the BPA
bicycle/pedestrian trall. Parking lot landscaping will meet or exceed city
slandards,

¢ Bulldings shall be orlented towards the surrounding right-of-ways and must
have ai leest ane primary entrance directly fronting a public rght-of-way.
Bullding facades shall be designed 1o be numan scale, for sesthatic appeal,
pedestrian comfort, and compatibility with the design cheracter of the
surrounding neighborhoode. Special sttention should be pald to roof farms,
rhythm of windows and doors, and general relationship of buildings to public
spaces such sz sireels, plazas, the public parks and the adjacent
neighborhood, Mo building shall exceod a height of two stories without &
varianca, |If any bullding is proposed to exceed 35 fesl, the buliding shall
be designed with & stap back in the building wall sbove 35 fast to reduce
the visual impact of tha height of the bslding,
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. Padastrian connactions shall ba provided betwean surrounding sidewaks

and right-of-waye.. The plans shall also idantify how the develapment
provides pedesirian connections to adjscent residentisl developmen| and
the BFA BielPedestrian Trall syestem located adjncent and to the east of
the site.

. The commerclal development shall maximize connectivity with the BPA

Bike/Pedestrian Trall and the other adjacent public parks but minimiza
bicycle and pedestrian conflicts within the site
Sidewalks andlor plazas will be pravided with weather protection {eg.

- awnings/canoples). Approprizte pedestrian smenities such as space for

outdoor seating, trash cans, sidewalk dizplays, ouldoor café seating and
public arl will a'so be provided.

. That iandscape plans be submitted to and approved by the McMinnvila

Landscape Review Commiltes, A minimum of 14 percent of the site must
be landeeaped with emphasis placed at the street frontage. All public right-
of-ways adjacent to he site will be improved with street tree planting as
required by Chapler 17.58 of the MMC.

. The plan must provide a communily gsthering space that 3 easiy

accessible via pedestrian and bloyele accass from all of the uses within the
commercial developmart as well as the adjacent BPA Bike/Pedesirian
Trail. If multiple farlly dwelling units are developed on the site, a minimum
of 10 parcerd of ihe site musl be designeted &s ussble open space. Tha
usable open space will be in addition to the minimum 14 percent of the site
that muet be landscaped, and may be combined wiltk the community
gathering space reguired for the commercial uses. The usable open space
shall be In a location of the site that Is easily accessible from all bulldings
and uses, shall not be locsted in & remnant area of the site, end shall not
be disconnected from buildings by parking or driving araas.

That signs located within the plénned developmant site be subject to the
following limitatians.

DQutside lighling must be directed away fram residential areas and public
sireets.

Conditions of Approval #6.: This condition is applicable to future commercial uses at

the site. The Applicant acknowledges this limit on commercial operation hours at this

site.

€. Mo usze of any retall commercial use shall normally eccur between the hours of 1:00

a.m, and 5:00 a.m.

Conditions of Approval #7.: This condition placing limits on conduct of commercial
activity at this site is acknowledged by the Applicant.

7. Al business, service, repair, processing, sforage, or merchandise displays shall be
conducted wholly within an enclesed building except for the following:

a Off-street parking and loading;
Temporary display and sales of merchandise, providing it ls under cover of
a projecting roof and does not Interfere with pedestrian or automobiie

b.

circulation;

¢. Seating for food and beverage establishmants; and
d. Food carts.

Conditions of Approval #8.: This condition is met with the Traffic Impact Analysis
attached to this application.

8. Prior to any future development of the site, a traffic impact analysis shall be
provided, The traffic impact analysis shall include an analysis of the internal
circulation eystem, the shared access paints, and the traffic-carrying capacity of all
adjacent streels and strests required to provide eventual access to Baker Creek
Road. The traffic impact analysis shall include an analysis of the intersection of
Baker Creak Road and Micha!book Lane and the Intersection of Baker Creek Road

and Highway 88W, but shall not be limited to only those intersections,
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Conditions of Approval #9.: This condition is met, as evidenced by the Site Plan page 4,
Land Use Areas. Five acres of the site is made of commercial ground floor uses and all of

the associated development requirements of this use and the mixed-use residential
development.

$.  The minimum commercial development shall be five acres, Five acres of this site
must retain ground floor commercial uses, allowing multiple family development to

oceur on the remainder of the site and as part of a mixed-usa development. The
five acres of commercial development will be caloulated based upon all of the

development requirements assoclated with the commercial development including
any standards related to the mixed-use residantial development.
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THE APPROVAL CRITERIA

The proposal requests approval of the design concept represented by the Site Plan and
approval of three amendments to the of the Planned Development Overlay:

1. Amending the overlay to allow 3 story buildings rather than 2 story buildings.

2. Increasing the number of apartments from 120 to 144.

3. Increasing the allowed height of the buildings from 35 feet to 45 feet without a step
back for buildings with pitched roofs and allowing for the “tower” features on the
flat-roof buildings 1 and 2 of 45 feet in height.

4. Amending design requirements of 5(a), (b) & (c) to conform with the proposed
design.

In addition, the Proposal requests to use some of the commercial space for 9 work/live spaces.
This request for approval meets all of the approval criteria for this application found under
McMinnville Zoning Ordinance (MZ0) 17.74.070 Planned Development Amendment - Review
Criteria:

A. There are special physical conditions or objectives of a development which the proposal
will satisfy to warrant a departure from the standard requlation requirements;

The Applicant has three special objectives that warrant the requested departure from two of
the current conditions of approval, where the other standard regulations and conditions of
approval are met:

1) The desire to provide additional housing to meet the City of McMinnville’s rental
housing supply needs which are demonstrated by the City of McMinnville housing needs
analysis to be very high at this time.

2] The desire to make the project financially viable in the near term by allowing buildings
at a scale that makes providing housing, commercial space and substantial attractive
site amenities possible.

3) The desire to provide work-live spaces such that the mixed-use character of the area is
reinforced while also giving the site flexibility to meet the needs of the market over
time.

B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of
the area;

The current Planned Development Overlay District demonstrated in the findings to its approval
through Ordinance 5086 that the Comprehensive Plan objectives were met with conditions. The
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conditions as amended will continue to conform as did the original. The amendments further
allow development of the site to meet the housing needs of the city. This makes development
of the site more in compliance with the Comprehensive Plan which promotes development of
housing as a policy. Furthermore, the underlying C-3 zone, which implements the
Comprehensive Plan, allows:
- buildings taller than proposed here (consistent with requested modification to COA
#5.¢.);
- density greater than the 144 Apartments proposed here (both of which are
consistent with requested modification to COA#3); and
- work-live units,
Thus, the proposal in this Planned Development Amendment is consistent with the
Comprehensive Plan objectives of the area and the underlying C-3 zone.

C. The development shall be designed so as to provide for adequate access to and efficient
provision of services to adjoining parcels;

Adequate access is already provided to adjaining parcels by the existing street network as
shown on the Site Plans. Since the site is surrounded on all sides by streets, the only adjoining
parcels are the Substation and City Park parcel to the east, both of which have frontage on a
public street already provided with services.

D. The plan can be completed within a reasonable period of time;

Upon approval of the amendments, work on a subsequent application for final landscaping
plans, building permits, and civil site improvements can be prepared and submitted for
approval within one year.

E. The streets are adequate to support the anticipated traffic, and the development will not
overload the streets outside the planned area;

Adeguate access is provided as shown on the Site Plan, and streets are adequate and will not
be overloaded as addressed in the traffic impact analysis attached.

F. Proposed utility and drainage facilities are adequate for the population densities and type
of development proposed;

Adequate utility and drainage infrastructure have been improved and stubbed to this parcel
concurrent with adjacent residential development of the surrounding public street system.

Page | 12  PLANNED DEVELOPMENT AMENDMENT APPLICATION NARATIVE

AMENDED on 10.11.2023
79 of 386



Additional on-site utility and drainage facilities will be improved at time of future application for
building permits and civil site improvements with appropriate drainage reports and utility plans
following approval of this request to amend conditions and approve the Site Plans.

G. The noise, air, and water pollutants caused by the development do not have an adverse
effect upon surrounding areas, public utilities, or the city as a whole.

An additional 24 dwelling units will not create a substantial difference in noise, air, or water
pollutants from the development already allowed on-site by Ordinance 5086, nor will allowing
9 work/live spaces in the ground floor commercial buildings. Certainly, that marginal difference
will not result in any adverse effects on the City. On the contrary, it will help the City meet its
housing objectives at a site that is already designated for development, decreasing the burden
to meet these needs in other areas where such pollutants could have adverse effects.
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The Conclusion

The project as proposed helps the City meet its need for both multiple family housing and
commercial development. The Amendments are reasonable adjustments to the conditions of
approval to make the project feasible and stay with the character of the original approval.,

Three story buildings are very common in McMinnville and all communities of the State. Many
single-family houses today are 3 stories tall. Mixed use buildings built today typically have at
least two stories of apartments over the commercial to make them financially feasible to build.
This ratio of apartments to ground commercial space helps ensure an efficient use of land. In
addition, the existing apartments across Baker Creek Road from this site are three story
buildings built on land with an underlying C-3 zone and fit in with the neighborhood single-
family buildings very well in terms of scale. This demonstrates the proposed condition
amendments allowing buildings on the site with similar scale to nearby apartments will be
compatible.

The commercial part of this project is designed to be a vibrant, active and welcoming village
piazza. The scale which accomplishes this best is buildings taller than 2 stories; 3 story building
scales are what makes this project so appealing. This design also works better with a greater
critical mass of people.

The current approval allows for 35-feet high buildings or higher with step backs. The request for
10 feet of additional height for buildings with a pitched roof and the two “tower” features
without a step back is a minor change. Such buildings will remain at human scale. The
additional 10 feet allows for pitched roofs on the apartment buildings and a more exciting
entrance into the piazza whereas a 35-foot limit will create all flat roofs with parapets or shed
roofs of very similar appearances. The apartments across Baker Creek Road from this site are
three story buildings with pitched roofs producing a total height of approximately 42.5 feet.
This amendment is for 45 feet because these buildings are wider than the apartments across
Baker Creek Road, so the same pitch of the roof produces a slightly higher roof peak. So, this
request to modify the condition of approval to allow three storied buildings and a maximum
height limit of 45 feet is conforming to other buildings in the vicinity. The design is to use the
pitched roof apartment buildings as the end piece of the village. Having pitched instead of flat
roofs assists in creating this enclosure.

The difference in heights between these buildings and the surrounding homes will be just
enough to distinguish this commercial hub from the rest of the neighborhood and thereby
appropriately highlight the different uses to be expected of it. This commercial hub project
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should be a little different in appearance from the rest of the neighborhood, As proposed, it will
do that, while also remaining reasonably within human scale and compatible.

These proposed amendments are requested without reduction in the extra landscaping, open
spaces, walkable paths, bikeable access ways and community gathering spaces required in
other conditions of this Planned Development Overlay approval. Thus, some slightly taller
buildings, all with three stories, 9 work-live uses in commercial ground floors, and 24 extra
apartment dwelling units will not detract from the quality of the community the development
will create.

The current approval allows for two story buildings. The minor amendment to conditions
requested would allow for three storied buildings outright such that future variance
applications for each building would not be necessary.

This area has been designated for commercial development for decades with no interest in
commercial only development. The new Planned Development Overlay District approval
allowing mixed-use residential and commercial has given development of this commercial site
potential life. The marginal changes requested make it more efficient and financially feasible to
develop and meet all of the conditions of approval for design and amenities placed on the site
by the City’s approval. With approval of this request the project can move forward to detailed
construction plan design as envisioned and ultimate fruition with site development and
construction,
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SECTION B: NARRATIVE

As summarized in the Planned Development Amendment application form'’s Overview, “a
planned development is applied to property as a vehicle to encourage variety in the development
pattern of the community; [and to] encourage mixed uses in a planned area.” (see also MZ0O 17.51
Planned Development Overlay). Approval of the requested amendments to Conditions of Approval #2
and #5.c. will allow the development of the property as envisioned by the McMinnville Zoning Code. It
will allow buildings to be three-storied, to be marginally taller than surrou nding single-family homes, to
create a sense of place in the neighborhood, and to encourage the feasibility of building a mixed use
(commercial/residential) development that will have spill over benefits to the adjacent neighborhoods
in addition to creating an amenity rich site for the occupants of the spaces in the project.

The subject parcel already has a planned development overlay approved. The Overview on the
application form goes on to state “the planned development -- in concert with the Zoning Ordinance
- guides development within the subject property.” This means that in addition to the conditions in
the original approval creating the overlay, the zoning code continues to play a role in the
development of the site. It also plays a role in requests to approve amendments such as this
application, where proposed amendments continue to comply with the underlying zone,
namely the C-3 General Commercial Zone, The requested 45’ is less than the 80’ allowed by the
C-3 zone.

This application is for a major amendment because its proposed modification of Condition of
Approval #2 increases the number of dwelling units allowed within the Planned Development
Overlay District by 33, going from 120 to 144 permanent apartment units plus 9 work live units.

The request modifying Condition of Approval #5.c. to allow three stories and to allow 45’ feet
height limit without a building wall step back for pitched roof buildings and the “towers” are
actually only minor amendments, which normally could be reviewed and approved by the
Planning Director. They are being reviewed concurrently with this major amendment described
above for efficiency of review.

This application includes the required submittals, as evidenced by those listed in the Contents
as Attachments and as shall be documented by the City as to notice and fee payment upon
execution of such actions. This planned development overlay was originally created without a
site plan as this planned development overlay was intended to promote uses to meet City
goals. The Site Plan provided is requested for approval, and detailed construction plans will be
provided subseguently to provide further detail required by some conditions of approval, such
as for signs and lighting. This application is for Site Plan approval and approval of proposed
modifications and amendments to certain conditions of approval.
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The Applicant recognizes the review procedures of MZ0 17.72.12 and 17.72.130. In addition,
the Planned Development Amendment Approval Criteria of MZO 17.74.070 are acknowledged.
These approval criteria are shown to be met as demonstrated in the Executive Sum mary
(Section A) of this application in conjunction with the additional narrative provided here and
other supporting documentation included with this application.

Page 1 of the Planned Development Application is included as Attachment 1 to this application,

Responses to the requested six (6) types of information on the subsequent application form
pages are provided in this narrative:

1, Show in detail how your request seeks to amend the existing planned development
overlay. State the reason(s) for the request and the intended use(s) of the property:

This request seeks to amend Ordinance No. 5086 Approving A Planned Development Overlay
Amendment as follows:

As shown in the attached site plans.

Change COA #2. to state (strike through is removed text and bold is added text):

2. “That up to 320144 multiple family dwelling units plus 9 ground floor work-live units in
the commercial mixed-use area are allowed within the Planned Development Overlay
District...”

Change COA #5.c. to state (strike through is removed text and bold is added text):

c. “..No building shall exceed a height of twethree stories without a variance. If any
building is proposed to exceed 35 feet, the building shall be designed with a step back in
the building wall above 35 feet to reduce the visual impact of the height of the building,
except that buildings with a pitched roof, and two buildings with architectural towers
may have a maximum height of 45 feet without a step back in the building wall.”

a. b. c. to be amended or to grant Applicant a variance to approve this Project with regards
to the location and orientation of buildings, parking and ROW’s as explained in The
Request below.

The reasons for the requests are as follows:
1) The desire to provide additional housing to meet the City of McMinnville's rental
housing supply needs which are demonstrated by the City of McMinnville housing needs
analysis to be very high at this time.
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2) The desire to make the project financially viable in the near term by allowing buildings
at a scale that makes providing housing, commercial space and substantial attractive
site amenities possible.

3) The desire to provide work-live spaces such that the mixed-use character of the area is
reinforced while also giving the site flexibility to meet the needs of the market over
time.

4) Ensure the most efficient use of land to meet the City’s policy objectives with the least
impact on other resources.

Reasons also include those other reasons stated throughout the entirety of this application.

3-story buildings. The intended use of the property is 3-story multi-family residential
apartment buildings and 3-storied mixed-use buildings, too, with commercial and retail on the
ground floor and multi-family residential apartments on the two stories above. The ground
floor commercial will include the use of 9 work/live spaces. Three-story buildings for the
apartments and the commercial buildings are the most efficient use of this property in meeting
the requirements of the Overlay. Without the three-story buildings the Applicant cannot get
the currently allowed 120 apartments and still provide 5 acres of ground floor commercial
buildings.

45 Feet height. Allowing 45 feet of height, as described here, allows Applicant to use pitched
roofs on the apartment buildings to create a variety of roof lines for greater visual interest of
the development. The pitched roofs on the apartments at the end of the project help with the
contained village feel we are attempting to create. The eves of these buildings are 31 feet in
eight and the ridges are 41 feet in height. Also, on one corner of buildings 1 and 2 are “tower”
features creating a dramatic entrance into the project. The “tower” on building 1 is on the NE
corner of the building and is 17' x 17" in width and 45 feet tall. The “tower” on the SE corner of
building 2 is 25’ x 27’ in width and 40 feet tall.

144 apartments. As this project was designed with 5 acres of mixed-use buildings and the
remaining as apartments, with all of the necessary parking, landscaping and open spaces, the
most efficient use of the land came out to more than 120 apartments. Our proposal is 144
apartments (plus the 9 work/live spaces). The additional 24 apartments work very well on the
site and in no way diminish the livability of the neighborhood and do not diminish the
remaining objectives of the approved Planned Development Overlay.

9 work/live spaces. The Applicant’s opinion is 5 acres of commercial/retail space (30,258
square feet) is a lot of commercial space to bring online in that area, and that a lot of the space
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could sit vacant for an extended period of time. A lot of vacant storefronts is not good for
anybody. The request to allow work-live spaces on the ground floor of the commercial mixed-
use buildings is to promote more rapid initial lease-up and use of the commercial space. This
flexibility of the commercial spaces provides an opportunity to help the project initially, These
work/live spaces can easily be converted to retail only uses in the future when commercial
demand increases. This initial flexibility helps in the financing of the project and reduces the
amount of empty commercial spaces the neighbors will look at upon full build out. The total
size of these 9 spaces is 6,147 square feet (leaving 24,111 square feet of commercial space
initially).

It is Important to note that these work/live spaces are first designed to be commercial/retail
spaces. All the ground floor spaces will be designed and built for commercial/retail use. These
spaces are then divided into smaller spaces and by adding kitchens and bathrooms (and shades
to the windows) we create work/live spaces. The buildings still have commercial/retail
storefronts, windows and doors and can be changed to retail uses quite easily.

The Applicant is of the opinion these 9 work/live spaces will eventually be converted to retail or
office uses. Thus, the Applicant does not include these units in the total apartment count of
144. In addition, these work-live spaces can meet valuable housing and commercial demand in
the interim, as opposed to being empty, if only allowed as commercial space. Should demand
for the ground floor commercial space in this area not increase, these spaces can continue to
productively meet the demand in McMinnville for work/live units if approval of the
modification of Condition of Approval #2 is granted.

Location and Orientation of buildings, parking and ROW’s. The Ordinance presupposes

a certain type of commercial development on this site. \We believe the proposed project as
designed creates a commercial and residential development which meets the intended
objectives of the ordinance. The ordinance states that all buildings and their primary entrances
should be oriented to the ROW. The entire project, as opposed to any one particular building
or its specified entrance, is oriented towards the Public ROWSs, The project would not have the
intended pedestrian scale if we oriented all of these buildings to the ROW's that abut this
project. To the extent the proposed project does not strictly meet the requirements of 5.3, b.
and c. Applicant request the COA’s be deemed amended to approve this project.

2. Show in detail, by citing specific goals and policies, how your request is consistent with
applicable goals and policies of the McMinnville Comprehensive Plan (Volume Ii)

VOLUME 11: GOALS AND POLICIES
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CHAPTER IV: ECONOMY OF MCMINNVILLE

Commercial Development

Goal IV 2: To encourage the continued growth of McMinnville as the
commercial center of Yamhill County in order to provide
employment opportunities, goods, and services for the
city and county residents.

COMMENT:

The commercial element of the mixed-use project doesn’t financially make sense on its own, rather the
nexus of the residential use allowed by Ordinance 5086 is the catalyst to make the project feasible.
Approval of the proposed amendment for 3 story buildings will provide the minimum number apartments
that give the project the marginal difference it needs to work. The additional 24 apartments and 9
work/live spaces provide the City more housing and provide a larger cushion for the development of a
great project. Approval will allow development and the continued growth of McMinnville commercially
as envisioned by this policy.

Goal IV 3: To ensure commercial development that maximizes
efficiency of land use through utilization of existing
commercially designated lands, through appropriately
locating future commercial lands, and discouraging strip
development.

COMMENT:

Development of the site with approval of this amendment would allow 3-storied mixed-use buildings
which would be maximizing the efficiency of land use through this existing commercial land as envisioned
by this policy. Developing the site with only 2 stories would not maximize its use.

eral Policies:

Policy 22.00: The maximum and most efficient use of existing
commerciglly designated lands will be
encouraged as will the revitalization and reuse of
existing commercial properties.

COMMENT:
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As mentioned above, Development of the site with approval of this amendment would allow 3-storied
apartments and mixed-use buildings which would maximize the efficiency of these existing commercially
designated lands as envisioned by this policy, Developing the site with only 2 stories would not maximize
its use.

Locational Policies:

Policy 25.00: Commercial uses will be located in areas where
conflicts with adjacent land uses can be
minimized and where city services commensurate
with the scale of development are or can be made
available prior to development.

COMMENT:

There will be insignificant impacts to adjacent land uses by the proposed marginal increase of building
height to 45-feet for 3-storied pitched roofed buildings because the site is located adjacent to a minor
arterial on the south side and buffered from adjacent high-density residential land by a full public street
on all other sides. In addition, a power substation is located ta the east side of the commercial zoned
land. The proposed commercial land location has readily available City utility services, including sanitary
sewer services installed in 2018. To the south are similarly scaled multi-family apartment buildings.

CHAPTERV:  HOUSING AND RESIDENTIAL DEVELOPMENT

Goal V 1: To promote development of affordable, quality housing for
all city residents.

General Housing Policies:

Policy 59.00: Opportunities for multiple-family and mobile
home developments shall be provided in
McMinnville to encourage lower-cost renter and
owner-occupied housing. Such housing shall be
located and developed according to the
residential policies in this plan and the land
development regulations of the City.

COMMENT:
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A recent Housing Needs Analysis indicates that over 4,070 housing units need to be developed in
McMinnville to meet residential demands during the 2018-2041 planning horizon. McMinnville recently
was shown to have a deficit of 217 gross acres of R4 land within the UGB. This site’s acreage could go a
long way to resolving this deficiency, and an additional 24 apartment units and 9 work/live spaces, will
only help to alleviate the deficiency.

Goal V 2; To promote a residential development pattern that is land
intensive and energy-efficient, that provides for an urban
level of public and private services, and that allows unigue
and innovative development techniques to be employed in
residential designs.

COMMENT:

In order to create a more intensive and energy efficient pattern of residential development, the applicant
is requesting approval of these amendments to the conditions to allow additional residential dwelling
units to make the subject site developed with a more land intensive residential development pattern in
accordance with this policy.

Policies:

Policy 68.00: The City of McMinnville shall encourage a
compact form of urban development by directing
residential growth close to the city center and to
those areas where urban services are already
available before committing alternate areas to
residential use.

COMMENT:

The site already has urban services available, improved by adjacent residential improvements, and is near
NW Hill Road, where the City has recently made improvements to urban services to accommodate
development in McMinnville. The added dwelling units facilitated by approval of the amendments to the
conditions requested will encourage a compact form of development in these areas where urban services
exist in support of this policy.

Policy 71.13: The following factors should serve as criteria in
determining areas appropriate for high-density
residential development:

COMMENT:

Page | 22 PLANNED DEVELOPMENT AMENDMENT APPLICATION NARATIVE

AMENDED on 10.11.2023
89 of 386



The area has already been selected for high density residential with the approved zone change and
planned development overlay district. The requested increase in dwelling units is consistent with high
density residential development ratios supported by this policy.

Planned Development Policies:

Policy 72.00: Planned developments shall be encouraged as a
favored form of residential development as long
as social, economic, and environmental savings
will accrue to the residents of the development
and the city.

COMMENT:

As this narrative and responses to these Policies have demonstrated, the underlying zoning would allow
the type of development sought by amendments to these conditions of approval, This policy is to
encourage planned developments. This planned development would ensure there are more residential
units provided making this project viable and facilitating the construction of the amenities conditioned in
the planned development overlay district, which will provide social benefits to the residents and economic
benefits to the city because they’ll have more places to shop and receive services in the new mixed-use
commercial spaces near their homes in the NW corner of McMinnville.

Policy 73.00: Planned residential developments which offer a
variety and mix of housing types and prices shall
be encouraged.

COMMENT:

Approval of this requested amendment to conditions will facilitate more apartments and rental housing
units being created, a variety of housing types needed in this part of the City and lacking in terms of a
ratio of existing unit types.

Residential Design Policies:

Policy 79.00: The density allowed for residential developments
shall be contingent on the zoning classification,
the topographical features of the property, and
the capacities and availability of public services
including but not limited to sewer and water.
Where densities are determined to be less than
that allowed under the zoning classification, the
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allowed density shall be set through adopted
clear and objective code standards enumerating
the reason for the limitations, or shall be applied
to the specific area through a planned
development overlay. Densities greater than
those allowed by the zoning classification may be
allowed through the planned development
process or where specifically provided in the
zoning ordinance or by plan policy.

COMMENT:

The underlying zone classification would allow taller buildings and mare dwelling units than proposed, so
this request conforms with this policy to have residential density contingent on the zoning classification.

Muitiple-family Development Policies:

Policy 90.00: Greater residential densities shall be encouraged
to locate along major and minor arterials, within
one-quarter mile from neighborhood and general
commercial shopping centers, and within a one-
half mile wide corridor centered on existing or
planned public transit routes.

COMMENT:

The requested amendment will put greater residential density along Baker Creek Road, a minor arterial
and a planned transit corridor. Thus, they are consistent with this policy.

Policy 92.00: High-density housing developments shall be
encouraged to locate along existing or potential
public transit routes.

COMMENT:

As discussed above, this proposed development is located along a potential public transit route per
current transit planning documents. The applicant is proposing to develop high density housing along this
potential public transit route, meeting this policy.

Palicy 92.01: High-density housing shall not be located in
undesirable places such as near railroad lines,
heavy industrial uses, or other potential nuisance
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COMMENT:

areas unless design factors are included to buffer
the development from the incompatible use.

No portion of the site is located near Incompatible uses such as railroad lines, heavy industrial uses, ar

other potential nuisance areas.

Policy 92.02:

COMMENT:

High-density housing developments shall, as far
as possible, be located within reasonable walking
distance to shopping, schools, and parks, or have
access, if possible, to public transportation.

These additional housing units would meet this policy because they would be integrated into a mixed-use
commercial development proving shopping within reasonable walking distances. Parks are also nearby.

Thus, this policy is met by this request.

Urban Policies

Policy 99.00:

COMMENT:

An adequate level of urban services shall be
provided prior to or concurrent with all proposed
residential development, as specified in the
acknowledged Public Facilities Plan. Services shall
include, but not be limited to:

1.

2.

Sanitary sewer collection and disposal lines.
Adequate municipal waste treatment plant
capacities must be available.

Storm sewer and drainage facilities (as
required).

Streets within the development and
providing access to the development,
improved to city standards (as required).

Municipal water distribution facilities and
adequate water supplies (as determined by
City Water and Light).
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All of these services are available for the additional dwelling units. This policy is met.

GREAT NEIGHBORHOOD PRINCIPLES

Policy 187.10  The City of McMinnville shall establish Great Neighborhood Principles to guide the
land use patterns, design, and development of the places that McMinnville citizens
live, work, and play. The Great Neighborhood Principles will ensure that all developed
places include characteristics and elements that create a livable, egalitarian, healthy,
social, inclusive, safe, and vibrant neighborhood with enduring value, whether that
place is a completely new development or a redevelopment or infill project within an
existing built area.

1. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions
and features of the land.

a. Neighborhoods shall be designed to preserve significant natural features including,
but not limited to, watercourses, sensitive lands, steep slopes, wetlands, wooded areas,
and landmark trees,

Applicant’s Response: The subject property is a flat undeveloped portion of land in the NW corner of
the city limits. There are no immediate “natural features” to preserve other than the development of
the property as proposed. It is part of a subdivision though, that does have significant natural features
and as currently designed, the proposed development will bring a higher density of residential living and
commercial amenities to incorporate more of the neighborhood and surrounding areas into these
natural amenities,

2. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can access.

a. Public and private open spaces and streets shall be located and oriented to capture
and preserve scenic views, including, but not limited to, views of significant natural
features, landscapes, vistas, skylines, and other important features.

Applicants Response: This property has scenic views on most sides, Our project is designed to
preserve and maximize those views for the people that live there or come to visit. To the West are
views of the coast range, foothills, and farmland. To the North are views of the wetlands around which
this subdivision is constructed. The current design is to construct these buildings with three stories. We
are requesting an amendment for the third story. If granted, the third floor apartments will have great
views of the coast range and the wetlands. These views will also be apparent from some of the second
floor apartments as well. In addition, the South side of buildings 1 and 4 are also designed for retail
spaces to have exterior sitting areas which will have westerly views.

3. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk,
play, gather, and commune as a neighborhood.

a. Parks, trails, and open spaces shall be provided at a size and scale that is variable
based on the size of the proposed development and the number of dwelling units.
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b. Central parks and plazas shall be used to create public gathering spaces where
appropriate.

¢. Neighborhood and community parks shall be developed in appropriate locations
consistent with the policies in the Parks Master Plan.

4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and
abilities.

a. Neighborhoods shall include a pedestrian network that provides for a safe and
enjoyable pedestrian experience, and that encourages walking for a variety of reasons
including, but not limited to, health, transportation, recreation, and social interaction.

b. Pedestrian connections shall be provided to commercial areas, schools, community
facilities, parks, trails, and open spaces, and shall also be provided between streets that
are disconnected (such as cul-de-sacs or blocks with lengths greater than 400 feet).

Applicant’s Response to 3 and 4. The foremost objective in the design of this project was to
create a ‘piazza’. A public space that could function as a commu nity incubator that is framed by the
architecture. The goal was to create a space where pedestrians can circulate freely, and where
commercial spaces can spill out onto the sidewalk. We aim to create public space that will invite sitting,
gathering and function as a destination for the occupants and users of all 7 buildings. The ‘piazza’
directly connects the mixed-use buildings 1, 2, 3 and 4 but is also oriented to the "neighborhood” of the
apartment buildings 5, 6 and 7, The entire project becomes a cohesive collection of residents and
visitors mingling among the potential of restaurants, daycare, veterinarian clinic, coffee shop, hair salon
and office space easily accessible and walkable from all parts.

In addition to the hardscapes of the piazza there is a tremendous amount of soft landsca ping of grass,
trees and plantings; areas to sit on the grass or throw a disc.

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities.

a. Neighborhoods shall include a bike network that provides for a safe and enjoyable
biking experience, and that encourages an increased use of bikes by people of all
abilities for a variety of reasons, including, but not limited to, health, transportation, and
recreation.

b. Bike connections shall be provided to commercial areas, schools, community facilities,
parks, trails, and open spaces.

6. Connected Streets. Great Neighborhoods have interconnected streets that provide safe
travel route options, increased connectivity between places and destinations, and easy
pedestrian and bike use.

a. Streets shall be designed to function and connect with the surrounding built
environment and the existing and future street network, and shall incorporate human
scale elements including, but not limited to, Complete Streets features as defined in the
Comprehensive Plan, grid street networks, neighborhood traffic management
technigques, traffic calming, and safety enhancements.
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b. Streets shall be designed ta encourage more bicycle, pedestrian and transit mobility
with a goal of less reliance on vehicular mobility.

7. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of use
for people of all ages and abilities.

a. To the best extent possible all features within a neighborhood shall be designed to be
accessible and feature elements and principles of Universal Design.

b. Design practices should strive for best practices and not minimum practices.

Applicant’s Response to 5, 6 and 7. The City's Bicycle Pedestrian Access Trail (BPA) runs directly
along the East edge of the project. The drawings show and Applicant will ensure that there will be a
clear, open and inviting connection from the BPA thro ugh this project. Bicyclists and pedestrians will be
able to come from all the neighborhoods surrounding this project and ride up to the piazza and stop at
any of the retail spots throughout. The people who will live in these apartments will be able to ride right
up to their front doors. The center of this project, the “piazza”, is designed to act as the heart of this
development and is connected to the entire project. Once constructed the piazza will also function as a
hub of commercial activity that will then draw from the surrounding neighborhood around it with
pedestrian, bike and vehicle entrances from multiple sides. The site and project are all connected by
hardscape and landscaping that will incorporate universal design standards making it very accessible to
all people using whatever mode of transportation. Applicant feels the design of this project entails the
best practices and not just the minimum practices. We feel this is evident in the design.

8. Human Scale Design. Great Neighborhoods have buildings and spaces that are designed to be
comfortable at a human scale and that foster human interaction within the built environment.

a. The size, form, and proportionality of development is designed to function and be
balanced with the existing built environment.

b. Bulldings include design elements that promote inclusion and interaction with the
right-of-way and public spaces, including, but not limited to, building orientation
towards the street or a public space and placement of vehicle oriented uses in less
prominent locations.

c. Public spaces include design elements that promote comfortability and ease of use at
a human scale, including, but not limited to, street trees, landscaping, lighted public
areas, and principles of Crime Prevention through Environmental Design (CPTED).

9. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the
destinations, activities, and local services that residents use on a daily basis.

a. Neighborhood destinations including, but not limited to, neighborhood-serving
commercial uses, schools, parks, and other community services, shall be provided in
locations that are easily accessible to surrounding residential uses.

b. Neighborhood-serving commercial uses are integrated into the built environment at
a scale that is appropriate with the surrounding area.

¢. Neighborhoods are designed such that owning a vehicle can be optional.
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10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and
transition between urban and rural uses.

a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban

lands adjacent to rural lands to ensure compatibility.
Applicants Response to 8, 9and 10,  The design presented is comprised of 17 % building footprints,
and 35% parking lots and driveways. The remaining 48% is open spaces comprised of landscaping, grass
lawns, sidewalks and the piazza creating a scale very appealing to humans. Applicant also strongly
maintains that the project needs to have three story buildings — rather than 1 or 2 stories — as the
additional height helps maintain the human scale. As currently designed, the project has so much
pedestrian space that it needs the taller buildings to contain it and to bring it all together. When you are
sitting, walking, or riding in this piazza you will be in a unique and singular space. Smaller buildings will
not create this feeling. Combining the apartments and retail spaces around the piazza and landscaped
open spaces will maximize the mix of activities in this neighborhood. At this size, this project will have
enough density to attract various retail tenants to the neighborhood. There is an abundance of indoor
and outdoor areas for retail customers, apartment residents and members of the surrounding
neighborhoods to enjoy a wide variety of activities. The piazza is designed to allow some automobile
traffic to facilitate the operation of businesses but designed to keep it at a minimum, The piazza can also
be closed off from traffic to allow day or weekend use as a farmers’ market, retail bazaar or large
community event while keeping all access and parking available.

Likewise, the apartment buildings 5, 6 and 7 on the West end finish the “enclosure” of the complex and,
by their design provide a transition from the urban mixed-use buildings to the neighboring farms to

the West. The apartment buildings are three stories but designed with a rural or farmhouse type
appearance attempting to provide that buffer or transition from the rural to the urban.

The applicant reiterates that 30,000 square feet of retail space is a lot of retail for the outskirts of town.
To get this amount of commercial space and the desired number of apartments it is necessary to have
three story buildings. Without three stories one cannot get even the currently allowed 120 apartments,
And Increasing the number of apartments from 120 to 144 makes this project much more feasible.

11. Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing
opportunities for people and families with a wide range of incomes, and for people and families
in all stages of life.

a. A range of housing forms and types shall be provided and integrated into
neighborhoods to provide for housing choice at different income levels and for
different generations.

12 Housing Variety. Great Neighborhoads have a variety of building forms and architectural
variety to avoid monoculture design.

a. Neighborhoods shall have several different housing types.

b. Similar housing types, when immediately adjacent to one another, shall provide
variety in building form and design.
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Applicant’s Response to 11 and 12. The project offers a variety of much needed housing types for
the city. The current project has 144 units with 2bd, 1bd and studio apartments that vary in size
providing a range of pricing options. Also within the first floor commercial area is the potential of
work/live spaces that will provide another unigue housing type allowing people to set up an office at
home or a flexible workspace at home to design or create products or services. As the applicant, we
believe the design evokes a variety of building forms and appearances that support the intended uses.
Applicant’s designers have made these buildings fit together but still have variations in appearance
creating a visually appealing project.

13. Unique and Integrated Design Elements, Great Neighborhoods have unique features,
designs, and focal points to create neighborhood character and identity. Neighborhoods shall be
encouraged to have:

a. Environmentally friendly construction techniques, green infrastructure systems, and
energy efficiency incorporated into the built environment.

b. Opportunities for public art provided in private and public spaces.

¢. Neighborhood elements and features including, but not limited to, signs, benches,
park shelters, streetlights, bike racks, banners, landscaping, paved surfaces, and fences,
with a consistent and integrated design that are unique to and define the
neighborhood. (Ord. 5066 §2 (Exh. B), April 9, 2019)

Applicant’s Response. The proposed project with the mixed-use and residential elements starts and
ends with unique and integrated design elements. The project uses a mix of differing hardscapes,
sidewalks and vehicle paths for everyone to use as they connect throughout the project. In addition to
the central piazza space which has seating, streetlights, banners and individualized awnings, there isa
plaza with a location for public art, bike shelter, varying types of seating for intimate or larger groups
dispersed around the site. All of this is done with careful thought and attention within an integrated
design providing a unigue feel for what we believe will become a unigue destination for the City of
McMinnville.

3. Considering the pattern of development in the area and surrounding land uses, show, in
detail, how the proposed amendment is orderly and timely:

Applicant’s Response:

(1) Completion of the adjacent residential subdivisions (by others) has made the
development of this site for commercial and further residential uses timely as such
development will maximize the use of these new public facilities. Approval of the requested
amendment will make development of the site financially feasible and facilitate the project
proceeding soon to take advantage of the available public infrastructure.

(2) Adjacent residential subdivision developments will need the mixed-use
commercial site to provide services and shopping opportunities nearby to reduce travel
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demands, so approval of the requested amendments will facilitate development of the site
advancing sooner, bringing the commercial uses the site can provide to the new residents of
the site and those of the adjacent residential subdivision developments sooner than otherwise,
as approval makes it more feasible to be built soon.

(3) The new McMinnville Power and Light substation project has advanced, ensuring
power availability to the new development site, so the few added units the proposal requests
approval of will be able to be served, too.

(4) Various public capital improvement projects have been completed or will be moving
forward (i.e., Hill Road and Michelbook Lane and Hwy 99W and Baker Creek Road), which make
the marginal added trips that will come with the additional dwelling units requested reasonable
and feasible for the transportation system to handle if approval is granted and this site is
developed soon (see attached traffic impact analysis).

4. Describe any changes in the neighborhood or surrou nding area which might support or

warrant the request

Applicant’s Response:

The multi-family apartments across Baker Creek Road to the south are three-storied and
received a variance approving a height adjustment greater than 35-feet. The site of this
proposed project is farther from rural residential development to the west than the existing
apartments and other development to the south, and thus less impactful, and farther from
adjacent urban single-family detached dwellings because this parcel is separated from nearby
urban single-family detached dwellings by a public street, which the apartments across Baker
Creek Road (on the south side) were not.

In addition, more single-family lots are coming online/being built in this area, and this project
will be a great addition to the neighborhood providing residential oriented retail stores and
social gathering spaces. Thus, approval of this request will reduce existing area traffic driving
out of this area to services currently non-existent in the area.

3. Document how the site can be efficiently provided with public utilities, including water,
sewer, electricity, and natural gas, if needed, and that there is sufficient capacity to serve the

proposed use:

Applicant’s Response:
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The parcel already has all utilities stubbed to it by current and previous subdivisions, and these
changes proposed to the conditions do not significantly affect the need for utilities to the
approved Overlay District beyond what is already available.

6. Describe, in detail, how the proposed use will affect traffic in the area. What is the
expected trip generation?

Applicant’s Response:

Approval of this request for amendment to the planned development conditions of approval
will result in insignificant difference in traffic from the density originally approved. Condition of
approval #8 is met with the traffic impact analysis attached to this development plan.
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SECTION C - CODE

McMinnville Zoning Ordinance
17.72 APPLICATIONS AND REVIEW PROCESS

17.72.020 Application Submittal Requirements.
Applications shall be filed on forms provided by the Planning Department and shall be
accompanied by the following;
A. A scalable site plan of the property for which action is requested. The site plan shall
show existing and proposed features, such as access, lot and street lines with
dimensions in feet, distances from property lines, existing and proposed buildings and
significant features (slope, vegetation, adjacent development, drainage etc.)
B. An explanation of intent, nature and proposed use of the development, and any
pertinent background information.
C. Property description and assessor map parcel numbers(s).
D. A legal description of the property when necessary.
E. Signed statement indicating that the property affected by the application is in the
exclusive ownership or control of the applicant, or that the applicant has the consent of
all partners in ownership of the affected property.
F. Materials required by other sections of the McMinnville Zoning Ordinance specific to
the land use application.
G. Other materials deemed necessary by the Planning Director to illustrate compliance
with applicable review criteria, or to explain the details of the requested land use action.

Applicant’s Response: This request and supporting materials provided meet the requirements
of the application and review process.

17.72.090 Application Review Summary Table.

The following table offers an overview of land use applications and corresponding review body.
Additional information regarding the notification and approval criteria for specific land use
applications can be found by referring to the procedural reference section in the right-hand
column of the table, Information regarding the hearing body and the hearing procedure can be
found in this chapter.

Review Process Land Use Zoning Ordinance

Application Reference
Applications Public Planned Development 17.74.070
Hearing- Amendment*

Planning Commission
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Applicant’s Response: The Applicant is requesting a Planned Development Amendment
requiring the process outlined by this code.

17.72.095 Neighborhood Meetings.
A. A neighborhood meeting shall be required for:

1. All applications that require a public hearing as described in Section 17.72.120,
except that neighborhood meetings are not required for the following
applications:
a. Comprehensive plan text amendment; or
b. Zoning ordinance text amendment; or
c. Appeal of a Planning Director’s decision; or
d. Application with Director’s decision for which a public hearing is requested.
2. Tentative Subdivisions (up to 10 lots)
3. Short Term Rental

Applicant’s Response: This application requires a public hearing, so a neighborhood meeting
was held.

B. Schedule of Meeting.
1. The applicant is required to hold one neighborhood meeting prior to
submitting a land use application for a specific site. Additional meetings may be
held at the applicant’s discretion.
2. Land use applications shall be submitted to the City within 180 calendar days
of the neighborhood meeting. If an application is not submitted in this time
frame, the applicant shall be required to hold a new neighborhood meeting.

Applicant’s Response: The neighborhood meeting held meets this code requirement. It was
held on 11/16/22, less than 180 calendar days prior to submission of this land use
application.

C. Meeting Location and Time.
1. Neighborhood meetings shall be held at a location within the city limits of the
City of McMinnville.
2. The meeting shall be held at a location that is open to the public and must be
ADA accessible.
3. An 8 % x 11" sign shall be posted at the entry of the building before the
meeting. The sign will announce the meeting, state that the meeting is open to
the public and that interested persons are invited to attend.
4, The starting time for the meeting shall be limited to weekday evenings
between the hours of 6 pm and 8 pm or Saturdays between the hours of 10 am
and 4 pm. Neighborhood meetings shall not be held on national holidays. If no
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one arrives within 30 minutes after the scheduled starting time for the
neighborhood meeting, the applicant may leave,

Applicant’s Response: The neighborhood meeting held meets these time and location
requirements of the code. It was in the City limits of McMinnville at a location open to the
public on a Wednesday evening at 6 p.m. Signs were posted at the entrance as required.

D. Mailed Notice.
1. The applicant shall mail written notice of the neighborhood meeting to
surrounding property owners. The notices shall be mailed to property owners
within certain distances of the exterior boundary of the subject property. The
notification distances shall be the same as the distances used for the property
owner notices for the specific land use application that will eventually be applied
for, as described in Section 17.72.110 and Section 17.72.120.
2. Notice shall be mailed not fewer than 20 calendar days nor more than 30
calendar days prior to the date of the neighborhood meeting.
3. An official list for the mailed notice may be obtained from the City of
McMinnville for an applicable fee and within 5 business days. A mailing list may
also be obtained from other sources such as a title company, provided that the
list shall be based on the most recent tax assessment rolls of the Yamhill County
Department of Assessment and Taxation. A mailing list is valid for use up to 45
calendar days from the date the mailing list was generated.
4. The mailed notice shall:
a. State the date, time and location of the neighborhood meeting and invite
people for a conversation on the proposal.
b. Briefly describe the nature of the proposal (i.e., approximate number of lots or
units, housing types, approximate building dimensions and heights, and
proposed land use request).
c. Include a copy of the tax map or a GIS map that clearly identifies the location
of the proposed development.
d. Include a conceptual site plan.
5. The City of McMinnville Planning Department shall be included as a recipient
of the mailed notice of the neighborhood meeting.
6. Failure of a property owner to receive mailed notice shall not invalidate the
neighborhood meeting proceedings.

Applicant’s Response: Notices of the neighborhood meeting were mailed as required by this
code on 10/21/22. A copy is provided in the attachments to this application.

E. Posted Notice.
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1. The applicant shall also provide notice of the meeting by posting one 18 x 24"
waterproof sign on each frontage of the subject property not fewer than 20
calendar days nor more than 30 calendar days prior to the date of the
neighborhood meeting.

2. The sign(s) shall be posted within 20 feet of the adjacent right-of-way and
must be easily viewable and readable from the right-of-way.

3. It is the applicant’s responsibility to post the sign, to ensure that the sign
remains posted until the meeting, and to remove it following the meeting.

4. If the posted sign is inadvertently removed (i.e., by weather, vandals, etc.),
that shall not invalidate the neighborhood meeting proceedings.

Applicant’s Response: Notices were posted as required by this code on 10/24/22.

F. Meeting Agenda.
1. The overall format of the neighborhood meeting shall be at the discretion of
the applicant.
2. At a minimum, the applicant shall include the following components in the
neighborhood meeting agenda:
a. An opportunity for attendees to view the conceptual site plan;
b. A description of the major elements of the proposal. Depending on the type
and scale of the particular application, the applicant should be prepared to
discuss proposed land uses and densities, proposed building size and height,
proposed access and parking, and proposed landscaping, buffering, and/or
protection of natural resources;
. An opportunity for attendees to speak at the meeting and ask questions of the
applicant. The applicant shall allow attendees to identify any issues that they
believe should be addressed.

Applicant’s Response: The meeting agenda of the neighborhood meeting met the
requirements of this code.

G. Evidence of Compliance. For a land use application that requires a neighborhood
meeting to be deemed complete, the following evidence shall be submitted with the
land use application:

1. A copy of the meeting notice mailed to surrounding property owners;

2. A copy of the mailing list used to send the meeting notices;

3. One photograph for each waterproof sign posted on the subject site, taken

from the adjacent right-of-way;

4.0ne 8 4 x 11" copy of the materials presented by the applicant at the

neighborhood meeting; and

5. Notes of the meeting, which shall include:
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a. Meeting date;

b. Meeting time and location;

¢. The names and addresses of those attending;

d. A summary of oral and written comments received; and

e. A summary of any revisions made to the proposal based on comments
received at the meeting. (Ord. 5047, §2, 2018, Ord. 5045 §2, 2017).

Applicant’s Response: Evidence of compliance to this code section is met in the attached
exhibits.

17.51 PLANNED DEVELOPMENT OVERLAY

Applicant’s Response: The Applicant recognizes that this site has already been shown to meet
the criteria for a planned development and has been granted approval for a planned
development overlay. With the modifications proposed it would continue to meet these
planned development criteria.

17.74 REVIEW CRITERIA
17.74.070 Planned Development Amendment - Review Criteria.

An amendment to an existing planned development may be either major or minor. Minor

changes to an adopted site plan may be approved by the Planning Director. Major changes to

an adopted site plan shall be processed in accordance with Section 17.72,120, and include the

following:

e Anincrease in the amount of land within the subject site;

e Anincrease in density including the number of housing units;

¢ Areduction in the amount of open space; or

e Changes to the vehicular system which results in a significant change to the location of
streets, shared driveways, parking areas and access.

Applicant’s Response: The request is a Planned Development Amendment because it requests
modification to Condition of Approval #2 to approve an increase in density including the
number of housing units. There is no change in the amount of land, nor amount of open
space, nor any significant change to streets, driveways, parking areas or access.

An amendment to an existing planned development may be authorized, provided that
the proposal satisfies all relevant requirements of this ordinance, and also provided that
the applicant demonstrates the following:

A. There are special physical conditions or objectives of a development which the
proposal will satisfy to warrant a departure from the standard regulation requirements;
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B. Resulting development will not be inconsistent with the Comprehensive Plan
objectives of the area;

C. The development shall be designed so as to provide for adequate access to and
efficient provision of services to adjoining parcels;

D. The plan can be completed within a reasonable period of time;

E. The streets are adequate to support the anticipated traffic, and the development will
not overload the streets outside the planned area;

F. Proposed utility and drainage facilities are adequate for the population densities and
type of development proposed:;

G. The noise, air, and water pollutants caused by the development do not have an
adverse effect upon surrounding areas, public utilities, or the city as a whole.

Applicant’s Response: Criteria A-G have been shown to be met through responses above in
Section B: Narrative.

17.11 RESIDENTIAL DESIGN AND DEVELOPMENT STANDARDS

17.11.011 Applicability.
The residential design and development standards in this chapter are applicable to all new

housing construction, residential conversions, and new additions that comprise 50% or more of
the structure.

Applicant’s Response: The buildings on this site will include new housing construction, thus
this code is applicable to the site.

17.11.013 Zoning Table of Allowed Housing Types.
The table below depicts what housing type is allowed in each zone.

Housing R-1 R-2 R-3 R-4 R-5 O-R c-1 C-2 C-3
Types

Apartments N N N L Y L N N Y
(All

Apartment

Types)

(17.11.090)

Y = Yes, Allowed

L = Limited, (see footnotes in housing types development standards tables)
N = No, Prohibited

Applicant’s Response: The underlying zone of C-3 allows apartments as a housing type at the
site. Apartments are proposed.
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision
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The Vision
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BAKER CREEK NORTH / MCMINNVILLE, OR The Numbers
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The Vision
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BAKER CREEK NORTH / MCMINNVILLE, OR

The Vision

BUILDING ONE MID-BLOCK
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING FOUR

CER Anchiteciuee, Inc. Saker Cresk Norffy / MeMinneile. OR - PE. 16
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING ONE ALONG BAKER CREEK RD.
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING FIVE
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING SIX & SEVEN
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ATTACHMENT 3

Legal
Description



AMEI&MWMMMWNMM 18, Township 4 South, Range 4 West
of the Willamette Meridian, Yambhill County, Oregon, more particularly described as follows:

mofsldﬁecﬂmlﬂ;ﬂienoeuorﬂ:wsrli'wﬁtﬂ.sufeatabngmemﬂHMufﬂd
mmaﬂmmmmmmmmapmmm'mmmPl.szssr',m:lpdntbmg
the TRUE POINT OF BEGINNING of this description; and running thence: North 89°57/11" West

0°02'45" West 242.92 feet along the west line of said property to the southwest comner thereof, sald
pdntbdngmmenmmﬂghtufmvllmafu.w.Balearoeeklluadatapamﬂmhrﬂbtanud
30.00 feet from the centerfine of sald road; thence MNorth 84°07'51" West 494,00 feet along sald
mmdwmmmmwmmwhmmmmwwﬂmwuew
that instrument recorded In Instrument No. 201713023, Yamhiil County Deed Records; thenoe North
5952'09” East 18.00 faatmmemrﬂ'neastmdsauﬂtynfﬂchlnmﬂiahct;mm
M?Ei'Wastm.ﬂfeetnmnqﬂmmunenfmidmmﬂnbeﬁnnlmdadﬁmmm
mhngaﬂmmmﬂwﬂmﬂmt;ﬂmmmabmmemdﬂdm

(Mmemdhspnﬁtbuzﬂmﬁﬂ‘ﬂﬁ?”atandmmmdomﬁmm North 42°16'08" West
16.50 feet) 1?.mraatﬂmgﬂn:mrmnrmdsﬁdmmapdmﬁmm;mm
Hw&mahrkahuﬂnamofaﬂl.ﬂﬂ-fmtmdlmmb&mtﬂ(&mdmﬂufﬁﬁd&humHurl:h
32°37'50" West 3.01 feet) 3.01 feet along the north line of said tract to the beginning of a 191.00-
mmmmmmmmw;ﬁmmumﬂmmmumdm
m(whnsaradulspoinbearsﬂmmH“mS”Eastandmedn'dufwmdibearsMZZ'M’u'
West 67.16 feet) 67.51 feethrgﬁ:enorﬁmstnrlyheufﬂmmoﬂandmedhummtyuf
McMinnville by that instrument. recorded in Instrument No. 201812980, Yamhill County Deed Records
tnﬂ'lemrtrmstmﬁmmﬁmm11°55'43’West14.?4feettnn5!3-mmnm rod with
yMﬁaﬁcmpmmﬂWﬂMZﬁ&?mhmﬁdmwm:mmﬂmwm
the arc of 200.00-foot radius curve to the right (the chord of which bears North 7°0226” West 34.08
E&)M.l:ﬁa&thalhhmmdntapoﬂufoommmdm;truuﬂorﬂmmmmeamdr
a 225.,00~foot radius curve to the right (the chord of which bears North 12°38'27" East 114.90 feet)
116.19 feet to a like Iron rod at a point of reverse curve; thence Northeasterly along the arc of an
815.00~foot radius curve to the left (the chord of which bears North 23°56'47" East 99.16 feet) 99.22
fieet to a like iron mnammwmm;mmmmymunmﬁazu.um
msmmﬂmﬂghtmmdmdnmhmbmmmmm"mn.ﬁmzsazmma
like iron rod at a point of tangency; thence South 84°07'51” East 647.11 feet to a like iron rod at a
point of curvature; thence Southeasterly along the arc of an 825.00-foot radius curve to the left (the
chord of which bears South 87°02'31" East 83.80 feet) 83.84 feet to a like Iron rod at a point of
tangency; thence South M?’ll“EastEﬂmfeetu:allheimnmdatapolntnfmmww; thence
Hwﬂmsmﬂvahngmemtnfaazs.m-fmtmdmmmmaleﬂ(ﬂmdmr:fofwhidmbuursﬂurm
B3°58'36" East 68.74 fieet) 68.86 feet to a like Iron rod; thence South 0°02'49" West 128.08 feet to
the TRUE POINT OF BEGINNING.
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ATTACHMENT 4
Ordinance 5086



ORDINANCE NO. 5086

AN ORDINANCE APPROVING A PLANNED DEVELOPMENT AMENDEMENT TO AMEND THE
CONDITIONS OF APPROVAL AND REDUCE THE SIZE OF AN EXISTING PLANNED
DEVELOPMENT OVERLAY DISTRICT AT THE NORTHEAST QUADRANT OF THE
INTERSECTION OF NW HILL ROAD AND NW BAKER CREEK ROAD

RECITALS:

The Planning Department received an application (PDA 2-18) from Stafford Development
Company, LLC requesting approval of a Zone Change to amend an existing Planned Development
Overlay District to reduce the size of the existing Planned Development Overlay District to the size of
a proposed 6,62 acre C-3 (General Commercial) site and amending the conditions of approval of the
Commereial Planned Development Overlay District to allow up to 120 multiple family dwelling units
and require a minimum of 2 acres of neighborhood commercial uses on the site; and

The subject property Is located at the northeast quadrant of the intersection of NW Hill Road
and NW Baker Creek Road. The Property is described as Exhibit C in Instrument No. 201904865,
Yamhill County Deed Records, and a portion of Exhibit C in Instrument No. 201 904867, Yamhill
gu::nur{;“r:;‘r m Records. The property is also identified as a portion of Tax Lot 100, Section 18, T.4 8,
-4W., W.M.: and

A public hearing was held on December 5, 2018 at 6:30 p.m., before the McMinnville Planning
Commission after due notice had been provided in the local newspaper on November 26, 2019, and
written notice had been mailed to property owners within 300 feet of the affected property; and

At said public hearing, the application materials and a staff report were presented, and
applicant and public testimony was received; and

The Planning Commission, being fully informed about said requests, found that the requested
amendments conformed to the applicable Comprehensive Plan goals and policies, as well as the
Planned Development Amendment review criteria listed in Section 17.74.070 of the McMinnville
Municipal Code based on the material submitted by the applicant and the findings of fact and
conclusicnary findings for approval contained in Exhibit A; and

The Planning Commission recommended approval of said Comprehensive Plan Map
Amendment to the City Council; and :

The City Council having received the Planning Commission recommendation and staff report,
elected to schedule a second public hearing on the application; and

A public hearing was held on January 28, 2020 at 7:00 p.m., before the McMinnvills City
Councll after due notice had been provided in the local newspaper on January 21, 2020, and written
notice had been mailed to property owners within 300 feet of the affected property; and

At said public hearing, the application materials and a staff report were presented, and applicant
and public testimony was received; and

The City Council decided to close the public hearing on January 28, 2020, but left the record
open for the submiittal of additional written testimony. The City Councll provided seven additional days
for the submittal of additional written testimony until February 4, 2020. The City Council then provided
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nother seven days for the submittal of rebuital testimony until February 11, 2020. The City Coungil

d
?ﬂ?l]} provided another seven days for the applicant to submit final written argument until February 18,
; and

The City Couneil having completed the public hearing, received the Planning Commission
récommendation and staff report, received all additional written teetimony, and having deliberated: and

FSL‘T_’DT#SREFDRE. THE COMMON COUNCIL FOR THE CITY OF MCMINNVILLE ORDAINS AS

1. That the Council adopts the Findings of Fact, Conclusionary Findings, and Decision
as documented in Exhibit A and

2, That the requested Planned Development Amendment is approved, subject to the
following eonditions:

1. That Ordinance 4833 is repealed in its entirety.

2. That up to 120 multiple family dwelling units are allowed within the Planned
Development Overlay District, but only if the multiple family units are integrated with
neighborhood commercial uses. “Integrated” means that uses are within a
comfortable walking distance and are connected to each other with direct,
convenient and attractive sidewalks and/or pathways. This integration of multiple
family units and neighborhood commercial uses shall either be within a mixed use
building or in a development plan that integrates the uses between buildings in a
manner found acceptable to the Planning Commission.

3. For the purposes of this Planned Development Overlay District, allowed
neighborhood commercial uses are defined as those that are permitted in the C-1
(Neighborhood Business) zone in Section 17.27.010 of the MMC. In addition,
“Restaurant” shall be permitted as a neighborhood commercial use in this Planned
Development Overiay District. No retail uses should exceed 10,000 square feet in
size, except for grocery stores. The applicant may request any other use to be
considered permitted within the Planned Development Overlay District at the time
of the submittal of detailed development plans for the site.

4. That stand-alone drive-through facilities shall be prohibited within the Planned
Development Overlay District. '

5. Detalled development plans showing elevations, site layout, signing, landscaping,
parking, and lighting must be submitted to and approved by the Planning
Commission before actual development may take place. The provisions of Chapter
17.51 of the McMinnville Zoning Ordinance may be used to place conditions on any
development and to determine whether or not specific uses are permissible. The
detailed development plans shall identify the site design components listed below.
The applicant may propose alternative design components when detailed
development plans are submitted for review. The Pla nning Commisgion may review
and approve these alternative design components if they are found to be consistent
with the intent of the required site design components listed below.

a. That the future commercial development of the site is designed with shared
access points and shared internal circulation. Parking and vehicle drives
shall be located away from building entrances, and not between a building
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entrance and the street, except as may be allowed when a direct pedestrian
connection is provided from the sidewalk to the building entrance.

b. Parking shall be oriented behind the buildings or on the sides. Surface
parking shall not exceed 110% of the minimum parking requirements for
the subject land uses. Shared parking is encouraged. The applicant may
request a reduction to or waiver of parking standards based on a parking
impact study. The study allows the applicant to propose 2 reducad parking
standard based on estimated peak use, reductions due to easy pedestrian
accessibility; and a significant bicycle corral that is connected to the BPA
bicycle/pedestrian trail. Parking lot landscaping will meet or exceed city
standards.

c. Buildings shall be oriented towards the surrounding right-of-ways and must
have at least one primary entrance directly fronting a public right-of-way.
Building facades shall be designed to be human scale, for aesthetic appeal,
pedestrian comfort, and compatibility with the design character of the
surrounding neighborhoods. Special attention should be paid to roof forms,
rhythm of windows and doors, and general relationship of buildings to public
Spaces such as streets, plazas, the public parks and the adjacent
neighborhood. No building shall exceed 2 height of two stories without &
variance. If any building is proposed to exceed 35 feet, the building shall
be designed with a step back in the building wall above 35 feet to reduce
the visual impact of the height of the building.

d. Pedestrian connections shall be provided between surrounding sidewalks
and right-of-ways. The plans shall also identify how the development
provides pedestrian connections to adjacent residential development and
the BPA Bike/Pedestrian Trail system located adjacent and to the east of
the site.

e. The commercial development shall maximize connectivity with the BPA
Bike/Pedestrian Trail and the other adjacent public parks but minimize
bicycle and pedestrian conflicts within the site.

f. Sidewalks andlor plazas will be provided with weather protection {e.g.
awnings/canopies). Appropriate pedestrian amenities such as space for
outdoor seating, trash cans, sidewalk displays, outdoor café seating and
public art will also be provided.

g. That landscape plans be submitted to and approved by the McMinnville
Landscape Review Committee. A minimum of 14 percent of the site must
be landscaped with emphasis placed at the street frontage. All public right-
of-ways adjacent to the site will be improved with street tres planting as
required by Chapter 17.58 of the MMC. :

h. The plan must provide a community gathering space that Is easily
accessible via pedestrian and bicycle access from all of the uses within the
commercial development as well as the adjacent BPA Bike/Pedestrian
Trall. If muitiple family dwelling units are developed on the site, a minimum
of 10 percent of the site must be designated as usable open space. The
usable open space will be in addition to the minimum 14 percent of the site
that must be landscaped, and may be combined with the community
gathering space required for the commercial uses, The usable open space
shall be in a location of the site that is easily accessible from all buildings
and uses, shall not be located in a remnant area of the site, and shall not
be disconnected from bulidings by parking or driving areas.

i, That signs located within the planned development site be subject to the
following limitations:
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1. Al signs, if lluminated, must be indirectly llluminated and
nonflashing, and the light source may not be visible from any public
right of way and may not shine up into the night sky;

2. No individual sign exceeding thirty-six (36) square feet in size shall
be allowed.

3. Internally illuminated, signs on roofs, chimney and balconies, and off-
site signage are prohibited,

4. Each building may have a maximum of two signs to identify the name
and street address of the building. These signs must ba integral to
the architecture and building design and convey a sense of
permanence. Typically these sign are secondary or tertiary building
elements as seen on historic urban buildings. Maximum sign area
shall be no more than 6 square fest. Maximum sign height shall be
18 feet above the sidewalk to the top of the sign.

5. Each bullding may have one directory sign immediately adjacent to
a front/main or rear entry to the building. A directory sign is allowed
at each entry to a common space that provides access to multiple
tenants. Directory signs shall b limited to 12 square feet in area and
their design shall intagrate with the color and materials of the
building. '

6. One freestanding monument sign shall be permitted within 20 feet of
each driveway access to a public right-of-way. The maximum sign
area shall be 24 square feet. Monument signs must be positioned to
meet the City's clear vision standards. The maximum height from
the ground of the monument sign shall be & feet.

7. Each building may have a total of two signs per tenant identifying the
leased/occupied space. These signs must be located on the fagade
containing the primary entry or fagade immediately adjacent to the
primary entry to the tenant's space. In all cases these signs must be
on a wall attached to the space occupied by the tenant. Tenants may
select from the following sign types: Awning. Project/Blade or Wall.

A. Awning Sign

L. Maximum sign area shall be 6 square feet on the main
awning face or 3 square feet of the awning valance,

ii. Lettering may appear but shall not dominate sloped or
curved portions, and lettering and signboard may be
integrated along the valance or fascia, or free-standing
letters mounted on top of and extending above the awning
fascia,

lil. Lettering and signboard may be integrated along the
valance or awning fascia.

B. Projecting and Blade Sign
i. Maximum sign area shall be 4 square feet (per side),

ii. The sign must be located with the lower edge of the
signboard no closer than 8 feet to the sidewalk and the top
of the sign no more 14 feet above the sidewalk.

iil. For multi-story buildings, at the ground floor tenant space
signage, the top signboard edge shall be no higher than
the slil or bottom of the average second story window
height,

iv. Dis%nnua from building wall to signboard shall be a
maximum of 6 inches.
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v. Maximum signboard width shall be 3 feet with no
dimension to exceed 3'.

vi. Occupants/tenants above the street level are prohibited
from having projecting blade signage.

C. Wall Signs

I, Maximum sign area shall be 2 maximum of 10 square feet.
For small tenant spaces the ARC may limit sign size to less
than 10 square feet.

il. The sign shall be located on the tenant's portion of the
building. Maximum sign height for multiple story buildings
shall be 14 feet above the sidewalk to the top of the sign
The maximum sign height for single story builldings is 18
feet above the sidewalks to the top of the sign. The
measurement is from the top of the sign to the lowest point
on the sidewalk directly below the sign,

iii. Applied leftering may be substituted for wall signs.
Lettering must fit within the size criteria above,

j. Outside lighting must be directed away from residential areas and public
streets.

6. No use of any retall commercial use shall normally occur between the hours of 1:00
a.m. and 5:00 a.m.

7. All business, service, repair, processing, storage, or merchandise displays shall be
conducted wholly within an enclosed building except for the following:

a. Off-street parking and loading;

b. Temporary display and sales of merchandise, providing It is under cover of
a projecting roof and does not interfere with pedestrian or automabile
circulation;

c¢. Seating for food and beverage establishments; and

d. Food carts.

8. Prior to any future development of the site, a traffic impact analysis shall be
provided. The traffic impact analysis shall include an analysis of the internal
circulation system, the shared access points, and the traffic-carrying capacity of all
adjacent streets and streets required to provide eventual access to Baker Cresk
Road. The traffic impact analysis shall include an analysis of the intersaction of
Baker Creek Road and Michelbook Lane and the intersection of Baker Creek Road
and Highway S8W, but shall not be limited to only those intersections.

8. The minimum commercial development shall be five acres. Five acres of this site
must retain ground floor commercial uses, allowing multiple family development to
occur on the remainder of the site and as part of a mixed-use development. The
five acres of commercial development will be calculated based upan all of the
development requirements assoclated with the commercial development including
any standards related to the mixed-use residential development.

3 That this Ordinance shall take effect 30 days after its passage by the City Council.
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Passed by the Council this 24% day of March, 2020, by the following votes:

:} ?

. dow el A

MAYOR

Attest: Appmveq as to form:
d W . T o
ARG | SIS

CITY RECORDER CITY ATTORNEY

Ordinance No, §086¢ (PDA 2-19)

Page 8 of 45

AMENDED on 10.11.2023
135 of 386



EXHIBIT A

CITY OF MCMINNVILLE
PLANNING DEPARTMENT

231 NE FIFTH STREET
MCMINNVILLE, OR 97128

503-434-7311

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE
APPROVAL OF A PLANNED DEVELOPMENT AMENDMENT TO AMEND THE CONDITIONS OF
APPROVAL AND REDUCE THE SIZE OF AN EXISTING PLANNED DEVELOPMENT OVERLAY
DISTRICT AT THE NORTHEAST QUADRANT OF THE INTERSECTION OF NW HILL ROAD AND
NW BAKER CREEK ROAD AND AMEND THE EXISTING CONDITIONS OF APPROVAL

DOCKET: PDA 2-18 (Planned Development Amendment)

REQUEST: Approval to amend an existing Planned Development Overlay District to reduce
the size of the existing Planned Development Overlay District to the size of a
proposed 6.62 acre C-3 (General Commercial) site and amending the conditions
of approval of the Commercial Planned Development Overlay District to allow up
to 120 multiple family dwelling units and require a minimurm of 2 acres of
neighborhood commercial uses on the site. :

LOCATION: The property is described as Exhibit C in Instrument No. 204 804865, Yamphill
County Deed Records, and a portion of Exhibit C in Instrument No. 201904887,
Yamhill County Deed Records. The property Is also identified as a portion of Tax
Lot 100, Section 18, T. 4 S., R. 4 W., W.M.

ZONING: C-3 (General Commercial)

APPLICANT: Stafford Development Company, LLC

STAFF; Chuck Damell, Senior Planner

DATE DEEMED

COMPLETE: October 11, 2019

HEARINGS BODY

& ACTION: The McMinnville Planning Commission makes a recommendation for approval or
denial to the City Council,

HEARING DATE

& LOCATION: December 5, 2019, Civic Hall, 200 NE 2™ Street, MeMinnville, Oregon.

HEARINGS BODY :

& ACTION: The McMinnville City Council approves or denies the land-use application.

HEARING DATE )

& LOCATION: January 28, 2020, March 10, 2020, and March 24, 2020, Civic Hall, 200 NE 2
Street, McMinnville Oregon
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PROCEDURE; An application for a Planned Development Amendment |s processed In
accordance with the procedures in Section 17.72.120 of the McMinnville
Municipal Code. The application is reviewed by the Planning Commission in
accordance with the quasl-judicial public hearing procedures specified in Section
17.72.130 of the McMinnville Municipal Code.

CRITERIA: The applicable criteria for 2 Planned Development Amendment are specified In
Section 17.74.070 of the McMinnville Municipal Code. in addition, the goals,
policies, and proposals In Volume Il of the Comprehensive Plan are to be applied
to all iand use decisions as criteria for approval, denial, or medification of the
proposed request. Goals and policies are mandated; all land use decisions must
conform to the applicable goals and policies of Volurme Il. “Proposals” specified
in Volume Il are not mandated, but are to be undertaken in relation to all
applicable land use requests,

APPEAL: As specified in Section 17.72.190 of the McMinnville Municipal Code, the City
Council's dacision may be appealed to the Land Use Board of Appeals (LUBA)
within 21 (twenty-one) days of the date written notice of decision is mailed. The
City's final decision is subject to a 120 day processing timeline, including
resolution of any local appeal. The 120 day deadline was February 8, 2020.
However, the applicant, on the record during the January 28, 2020 public hearing
requested that the deadline be extended to March 10, 2020, and then at the
March 10, 2020 City Council meeting, requested that the 120 day deadline be
extended to March 24, 2020,

COMMENTS: This matter was referred to the following public agencies for comment:

Building Department, Parks Department, City Manager, and City Attorney:
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County
Public Works; Yamhill County Planning Department; Oregon Department of State
Lands, Bonneville Power Administration, Recology Western Oregon, Frontier
Communications; Comcast; Northwest Natural Gas: and Oregon Department of
Transportation. The matter was also referred to the Oregon Department of Land
Conservation and Development. Their comments are provided in this document.

DECISION

Based on the findings and conclusionary findings, the City Council finds the applicable criteria are
satisfied and APPROVES the Planned Development Amendment (PDA 2-18), subject to the
conditions of approval provided in Section Il of this document.

.-‘ﬂ.’.-‘H#H.r'fHﬂfﬂJ!fﬂ!e"fﬂI.-'."ﬂﬂ:‘?fﬂﬂﬂﬂﬂ."ﬂfﬂﬂ.’ﬂﬂﬂf.‘HHHHHHﬂffﬂfﬂ!ﬂ'Ha‘!ﬂﬂﬂﬂfﬂﬂﬂHHHM\‘f!ffﬂﬂﬂ#I.-"#.-"ﬂfffﬂﬂﬂﬂfﬂHf.-'ﬂﬂﬂ
DECISION: APPROVAL WITH CONDITIONS
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oo S i "
City Council: Date;__ 2~ 2o 2020
Scott Hill, Mayor of McMinnville
Planning Commission: ﬁﬁﬁgﬁ /‘W Date: 3 ~Z7- R0A0
Roger Hall, Chair of the McMinnllie Pianning Commission
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Planning Department: M&A

Heather Richards, Planning Director Date: 3/26/2020
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CATION SUM b -

The applicant has provided information in their application narrative and findings (attached as
Attachment 1) regarding the history of land use decisions for the subject site(s) and the request(s) under
Consideration. The City has found the information provided to accurately refiect the current Planned
Development Amendment request and the relevant background, and excerpted portions are provided

below to give context to the request, In addition to the City's comments.

Subject Property & Reguest

The subject property is located at the northeast quadrant of the intersection of NW Hill Road and NW
Baker Creek Road, The property is described as Exhibit C in Instrument No. 204 904865, Yambhill
County Deed Records, and a portion of Exhibit C in Instrument No, 201904867. The property is also

identified as a portion of Tax Lot 100, Section 18, T. 4 8., R. 4 W., W.M

The application (PDA 2-19) is a request for a Planned Development Amendment to reduce the size of
the existing Planned Development Overlay District governed by Ordinance 4633 to the size of a
proposed 6.62 acre C-3 (General Commercial) site and amending the conditions of approval of the
Commercial Planned Development Overlay District to allow up to 120 multiple family dwelling units and

require a minimum of 2 acres of neighborhood commercial uses on the site,
Amendment request was submitted for review concurrently with five othe

with a Comprehensive Plan Map Amendment, Zone Change, Planned De

The Planned Development
r land use applicstions, as
being reviewed concurrently
velopment, Subdivision, and

Landscape Plan Review to allow for the development of a 280 lot subdivision and future commercial

development.

Excerpts from Land Use Application Narrative and Findings:

“The applicant is requesting to amend the boundary of the planned development overlay, as
previously delineated by Ordinance 4633, to correspond to the current boundary of Parcel A of this
application. Furthermore, the applicant requests to replace the two conditions of approval of the
planned development overiay created under Ordinance 4633 with the following conditions:

1. No more than 120 multi-family units may be developed on the site.

2. Atleast 2-acres of neighborhood commercial uses shall be developed on the site.

The proposed conditions of approval would allow for a future development application to inclutjo a
request for neighbarhood commercial and muiti-family residential uses allowed in the C3 zone.

See Vicinity Map (Figure 1), Ordinance No. 4633 Planned Development Boundary (Figure 2), and
CPA 1-19 Commercially Designated Area ~ Proposed Site Plan (Figure 3) below.
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Figure 1. Vicinity Map (Subject Site Area Approximate)
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Figure 2. Ordinance No. 4633 Planned Development Bounda
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Figure 3. CPA 1-19 Commercially Designated Area

“Note — Parcel A identifies proposed reduced size of Planned Development Overiay District
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Background

Excerpts from Land Use Application Narrative and Findings:

“Ordinance 4633 was approved in October of 1996 resulting in the commercial designation of
11.3 acres of the site and a commercial planned development overiay (C3-PD) which restricts
development with two conditions of approval.

L w w

The applicant is requesting to amend the boundary of the planned development overlay, as
previously delineated by Ordinance 4633, to correspond to the current boundary of Parcel A of
this application. Furthermore, the applicant requests to replace the two conditions of approval
of the planned development overlay created under Ordinance 4633 with the fol ng conditions:

1. No more than 120 multi-family units may be developed on the site.
2. At least 2-acres of neighborhood commercial uses shall be developed on the site.
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The proposed conditions of approval would allow for a future devel
( opment application to include
a request for neighborhood commercial and multi-family residential uses auo'.p&d in the C3 zone.

It is the applicant's understanding that this area Wwas designated commercial at a time when
expansion of the City’s urban growth boundary (UGB) westward was being pursued and this

drain economic activity from the downtown commercial core and other established commercial
centers In McMinnville. The proposed planned development amendment as established by
Ordinance No. 4633, and an amendment to the Comprehensive Plan Map to decreass the area
designated commercial as proposed, will allow the remaining commercial area to be regulated
under current C3 zone standards. This will allow the property to more freely meet the market
needs for uses allowed by the C3 zone, supporting & mix of uses such as neighborhood
commercial and needed multi-family housing. The proposed amended planned development
conditions will ensure this outcome.”

Clarification of Land Use History

Ordinance 4833, which is the subject of this Planned Development Amendment, was adopted on
October 6, 1996, and adopted a Comprehensive Plan Map Amendment of approximately 12.34 acree
of land as a Commerclal designation (Section 2 of Ordinance No. 4633), and also placed a Planned
Development Overlay District on the same property (Section 3 of Ordinance No. 4633). These actions
were processed under land use application docket number CPA 2-98.

The Comprehensive Plan Map Amendment reviewed and approved under docket number CPA 2-96
and Ordinance 4633 was applied for in response to another Comprehensive Plan Map Amendment and
Planned Development request reviewed under land use application dockets CPA 1-96 and ZC 1-96.
Applications CPA 1-96 and ZC 1-96 were associated with land south of Baker Creek Road, and
amended the Comprehensive Plan Map designation of some of that land from Commercial fo
Residential and also approved a Planned Development Overiay District south of Baker Creek Road.

Ordinance 4633, which adopted a Comprehensive Plan Map Amendment of approximately 12.34 acres
of land as a Commercial designation, and placed a Planned Development Overlay District on the same
property, was approved with two conditions of approval. These conditions of approval were identified
in Section 3 of Ordinance 4633 in association with the Planned Development Overlay District and read
as follows:

1. That development of the site Is subject to the requirements of McMinnville Ordinance No. 4605,
Section 2(a) - (g).
2. That no multiple-family residential use shall be allowed on the site.

The first condition of approval references a section within Ordinance 4605. However, Ordinance 4605
does not contain subsections (a) ~ (g) within Section 2, and Ordinance 4605 was assoelated with the
approval of the annexation of property near Highway 18 and Old Sheridan Road into the City of
MeMinnville. Upon further inspection, condition #1 in Ordinance 4633 was intended to reference
Section 2 (a) ~ (g) of Ordinance 4506, and it appears that there was a clerical error In the drafting of the
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Figure 3. CPA 1-19 Commercially Designated Area
"Note — Parcel A identifies proposed reduced size of Planned Development Overlay District
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Background

Excerpts from Land Use Application Narrative and Findings:

“Ordinance 4633 was approved in October of 1996 resulting In the commercial designation of
11.3 acres of the site and a commercial planned development overlay (C3-PD) which restricts
development with two conditions of approval.

L W L

The applicant is requesting to amend the boundary of the planned development overlay, as
previously delineated by Ordinance 4633, to correspond to the current boundary of Parcel A of
this application. Furthermore, the applicant requests to replace the two conditions of approval
of the planned development averlay created under Ordinance 4633 with the following conditions:

1. No more than 120 multi-family units may be developed on the site.
2. At least 2-acres of neighborhood commercial uses shall be developed on the site.
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The proposed conditions of approval would allow for a future development applieation to include
a request for neighborhood commercial and multi-family residential uses allowed in the C3 zone.

It is the applicant's understanding that this area was designated commercial at a time when
expansion of the City's urban growth boundary (UGB) westward was being pursued and this
commercial area was hoped to be a large commercial center for McMinnville's (north)westward
sxpansion. This UGB expansion to the northwest did not materialize. This has left the site with

the site for almost four years, and having purchased It from a bankruptcy trustee, attests to this
lack of demand for so much commercial land based on the lack of interest from others in the
property for such uses. The commercially designated area s too large for the current pattern of
development in McMinnville, A large commercial development is not appropriate since it would
drain economic activity from the downtown commercial core and other established commercial
centers in McMinnville. The proposed planned development amendment as established by
Ordinance No. 4633, and an amendment to the Comprehensive Plan Map to decrease the area
designated commercial s proposed, will allow the remaining commercial area to be regulated
under current C3 zone standards. This will allow the property to more freely meet the market
needs for uses allowed by the C3 zone, supporting @ mix of uses such as neighborhood
commercial and needed multi-family housing. The proposed amended planned development
conditions will ensure this outcome.”

Clarification of Land Use History

Ordinance 4633, which is the subject of this Planned Development Amendment, was adopted on
October 6, 1996, and adopted a Comprehensive Plan Map Amendment of approximately 12.34 acres
of land as a Commercial designation (Section 2 of Ordinance No. 4633), and also placed a Planned
Development Overlay District on the same property (Section 3 of Ordinance No. 4633). These actions
were processed under land use application docket number CPA 2-98.

The Comprehensive Plan Map Amendment reviewed and approved under docket number CPA 2-96
and Ordinance 4633 was applied for in response to another Comprehensive Plan Map Amendment and
Planned Development request reviewed under land use application dockets CPA 1-96 and ZC 1-98.
Applications CPA 1-98 and ZC 1-98 were associated with land south of Baker Creek Road, and
amended the Comprehensive Plan Map designation of some of that land from Commercial to
Residential and also approved a Planned Development Qverlay District south of Baker Creek Road.

Ordinance 4633, which adopted a Comprehensive Plan Map Amendment of approximately 12.34 acres
of land as a Commercial designation, and placed a Planned Development Overlay District on the same
property, was approved with two conditions of approval. Those conditions of approval were identified
in Section 3 of Ordinance 4633 in association with the Planned Development Overlay District and read
as follows:;

1. That development of the site is subject to the requirements of McMinnville Ordinance No. 4805,
Section 2(a) - (g). )
2. That no multiple-family residential use shall be allowed on the site.

The first condition of approval references a section within Ordinance 4605. However, Ordinance 4605
does not contain subsections (a) — (g) within Section 2, and Ordinance 4805 was associated with the
approval of the annexation of property near Highway 18 and Old Sheridan Road into the City of
MeMinnville. Upon further inspection, condition #1 in Ordinance 4833 was Intended to reference
Section 2 (a) - (g) of Ordinance 4506, and it appears that there was a clerical error in the drafting of the
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language within Ordinance 4633. The staff report on file with the MeMinnville Planning Department for
docket number CPA 2-96 includes references to Ordinance 4506, and Ordinance 4506 is also attached
to the staff report. The staff report suggests that the conditions of approval from Ordinance 4506 be
applied to the site that was the subject of CPA 2-96 and eventually approved by Ordinance 4633.

OvQﬂay conditions of approval in Ordinance No, 4633. This will be discussed in more detail in the
findings for applicable policies and review criteria in Section VI (Conclusionary Findings) below.

Finally, the Planned Development Overlay District regulated by Ordinance 4633 was more recently
amended by Ordinance 5076, which reduced the size of the Planned Development Overlay District to
the existing 11.3 acres that are included in the Baker Creek North site. The reduction of the size of the
Planned Development Overlay District resulted in the removal of the McMinnville Water and Light
Substation property from the overlay district. Therefore, the remaining 11.3 acres of the Planned
Development Overlay District within the Baker Creek North site is the entirety of the remaining Planned
Development Overlay District.

Of these 11.3 acres, CPA 1-19 (Comprehensive Plan Map Amendment application), if approved and is
being considered as part of this project bundle of land-use decision, would amend the Comprehensive
Plan Map for the commercially designated land associated with the Planned Development Overlay in
Ordinance No. 4633 (as amended by Ordinance No. 5076) from 11.3 acres to 6.62 acres.

Summary of Criteria & Issues

The application (PDA 2-19) is subject to Planned Development Amendment review criteria in Section
17.74.070 of the Zoning Ordinance. An amendment to an existing planned development may be either
major or minor. Minor changes to an adopted site plan may be approved by the Planning Director.
Major changes to an adopted site plan shall be processed in accordance with Section 17.72.120.

The goals and policies in Volume Il of the Comprehensive Plan are also independent approval criteria
for all land use decisions.

The specific review criteria for Planned Development Amendments in Section 17.74.070 of the
McMinnville Zoning Ordinance require the applicant to demonstrate that:

A. There are special physical conditions or objectives of a development which the proposal will
satisfy to warrant a departure from the standard regulation requirements;

B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of the
area;

C. The development shall be designed so as to provide for adequate access to and efficient
provision of services to adjoining parcels;

D. The plan can be completed within a reasonable period of time;

E. The streets are adequate to support the anticipated traffic, and the development will not overload
the streets outside the planned area;
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F. Proposed utllity and drainage facilities are adequate for the population densiiies and type of
development proposed:

G. The noise, air, and water pollutants caused by the development do not have an adverse effect
Upon surrounding areas, public ufilities, or the city as a whole.

The applicant has provided findings to support the request for a Planned Development Amendment.
These will be discussed in detail in Section Vil (Conclusionary Findings) below.

Generally, the purpose of a planned development Is to provide greater flexibility and greater freedom of
design In the development of land than may be passible under strict interpretation of the provisions of
the zoning ordinance. Further, the purpose of a planned development is to encourage a variety in the
development pattern of the community; encourage mixed uses in a planned area; encourage
developers to use a creative approach and apply new technology in land development; preserve
significant man-made and natural features; facilitate a desirable aesthetic and efficient use of open
Space; and create public and private common open spaces. A planned development is not intended to
be simply a guise to circumvent the intent of the zoning ordinance.

Consideration of a planned development request is discretionary in nature and includas weighing the
additional benefits provided to the development and city as a whole through the planned development
process that go above and beyond what would be provided through a standard land use application
against the applicable zoning requirements. In this case, the subject site is already regulated by an
existing Planned Development (Ordinance No. 4633) and the request is o reduce the size of the
Planned Development Overlay District to the size of the commercially designated area Identified by the
comprehensive plan map amendment (CPA 1-18) associated with this development project, 6.62 acres
that will be rezoned to C-3 (General Commercial) with a zoning map amendment request (ZC 1-19)
also associated with this development project, and amend the conditions of approval of the Commercial
Planned Development Overlay District to allow up to 120 multiple family dwelling units and require a
minimum of 2 acres of neighborhood commercial uses on the site.

The requests for a Comprehensive Plan Map Amendment and Zone Change were submitted for
concurrent review with this Planned Development Amendment request, which if all approved, would
result in the reduced Planned Development Overlay District having a Commercial designation on the
Comprehensive Plan Map and being zoned C-3,

D NS:
1. Ordinance 4633 is repealed in its entirety.

2. That up to 120 multiple family dwelling units are allowed within the Planned Development
Overlay District, but only if the multiple family units are integrated with neighborhood commercial
uses. “Integrated” means that uses are within a comfortable walking distance and are connected
to each other with direct, convenient and attractive sidewalks and/or pathways. This integration
of multiple family units and neighborhood commercial uses shall either be within a mixed use
building or in a development plan that integrates the uses between buildings in @ manner found
acceptable to the Planning Commission.

3. For the purposes of this Planned Development Overlay District, allowed neighborhood
commercial uses are defined as those that are permitted in the C-1 (Neighborhood Business)
zone in Section 17.27.010 of the MMC. In addition, “Restaurant’ shall be permitted as a
neighborhood commercial use in this Planned Development Overlay District. No retall uses
should exceed 10,000 square feet in size, except for grocery stores. The applicant may request
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any other use to be considered permitted within the Planned Development Overlay District at
the time of the submittal of detailed development plans for the site,

4. That stand-alone drive-through facilities shall be prohibited within the Planned Development
Overlay District,

5. Detailed development plans showing elevations, site layout, signing, landscaping, parking, and
lighting must be submitted to and approved by the Planning Commission before actual
development may take place. The provisions of Chapter 17.51 of the McMinnville Zoning
Ordinance may be used to place conditions on any development and to determine whether or
not specific uses are permissible. The detailed development plans shall identify the site design
components listed below. The applicant may propose alternative design components when
detailed development plans are submitted for review. The Planning Commission may review
and approve these alternative design components if they are found to be consistent with the
intent of the required site design components listed below.

a. That the future commercial development of the site is designed with shared access
points and shared internal circulation. Parking and vehicle drives shall be located away
from building entrances, and not between a building entrance and the street, except as
may be allowed when a direct pedestrian connection is provided from the sidewalk to the
building entrance.

b. Parking shall be oriented behind the buildings or on the sides. Surface parking shall not
exceed 110% of the minimum parking requirements for the subject land uses. Shared
parking is encouraged. The applicant may request a reduction to or waiver of parking
standards based on a parking impact study. The study allows the applicant to propose
a reduced parking standard based on estimated peak use, reductions due to easy
pedestrian accessibility; and a significant bicycle corral that is connected to the BPA
bicycle/pedestrian trail. Parking lot landscaping will meet or exceed city standards.

c. Buildings shall be oriented towards the surrounding right-of-ways and must have at least
one primary entrance directly fronting a public right-of-way. Building facades shall be
designed to be human scale, for aesthetic appeal, pedestrian comfort, and compatibility
with the design character of the surrounding neighborhoods. Special attention should
be paid to roof forms, rhythm of windows and doors, and general relationship of buildings
to public spaces such as sireets, plazas, the public parks and the adjacent
neighborhoed. No building shall exceed a height of two storles without a variance. If
any building is proposed to exceed 35 feet, the building shall be designed with a step
back in the building wall above 35 feet to reduce the visual impact of the height of the
building.

d. Padegi?rian connections shall be provided between surrounding sidewalks and right-of-
ways. The plans shall also identify how the development provides pedestrian
connections to adjacent residential development and the BPA Bike/Pedestrian Trail
system located adjacent and to the east of the site,

8. The commercial development shall maximize connectivity with the BPA Bike/Pedestrian
Trail and the other adjacent public parks but minimize bicycle and pedestrian conflicts
within the site. !

f. Sidewalks and/or plazas will be provided with weather protection (e.g.
awnings/canopies). Appropriate pedestrian amenities such as space for outdoor
seating, trash cans, sidewalk displays, outdoor café seating and public art will also be

rovided.

g 'Ip'hat landscape plans be submitted to and approved by the McMinnville Landscape
Review Committee. A minimum of 14 percent of the site must be landscaped with
emphasis placed at the street frontage. All public right-of-ways adjacent to the site will
be improved with street tree planting as required by Chapter 17.58 of the MMC.
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h. The plan must provide a community gathering space that Is easily accessible via
pedestrian and bicycle access from all of the uses within the commercial development
as well as the adjacent BPA Bike/Pedestrian Trail. If multiple family dwelling units are
developed on the site, a minimum of 10 percent of the site must be designated as usable
open space. The usable open space will be in addition to the minimum 14 perecent of the
site that must be landscaped, and may be combined with the community gathering space
required for the commercial uses. The usable open space shall be in a location of the
site that is easily accessible from all buildings and uses, shall not be located in a remnant
area of the site, and shall not be disconnected from buildings by parking or driving areas.

I, I'I'hat signs located within the planned development site be subject to the following
imitations:

1. All signs, if illuminated, must be indirectly illuminated and nonfiashing, and the
light source may not be visible from any public right of way and may not shine up
into the night sky:

2. No individual sign exceeding thirty-six (36) square feet in size shall be allowed.

3. Internally lluminated, signs on roofs, chimney and balconies, and off-site signage
are prohibited.

4. Each bullding may have a maximum of two signs to identify the name and strest
address of the building. These signs must be integral to the architecture and
building design and convey a sense of permanence. Typically these sign are
secondary or tertiary building elements as seen on historic urban buildings.
Maximum sign area shall be no more than 6 square feet. Maximum sign height
shall be 18 fest above the sidewalk to the top of the sign.

5. Each building may have one directory sign immediately adjacent to a front/main
or rear entry to the building. A directory sign is allowed at each entry to a common
Space that provides access to multiple tenants. Directory signs shall be limited
to 12 square feet in area and their design shall integrate with the color and
materials of the building.

8. One freestanding monument sign shall be permitted within 20 feet of each
driveway access to a public right-of-way. The maximum sign area shall be 24
square feet. Monument signs must be positioned to meet the City’s clear vision
standards. The maximum height from the ground of the monument sign shall be
6 feet.

7. Each bullding may have a total of two signs per tenant identifying the
leased/occupied space. These signs must be located on the fagade containing
the primary entry or facade immediately adjacent to the primary entry to the
tenant's space. In all cases these signs must be on a wall attached to the space
occupied by the tenant. Tenants may select from the following sign types:
Awning, Project/Blade or Wall.

A. Awning Sign .

.~ Maximum sign area shall be 6 square feet on the main awning
face or 3 square feet of the awning valance.

ii. Lettering may appear but shall not dominate sloped or curved
pertions, and lettering and signboard may be integrated along the
valance or fascia, or free-standing letters mounted on top of and
extending above the awning fascia.

iii. Lettering and signboard may be integrated along the valance or
awning fascia.

B. Projecting and Blade Sign
I Maximum sign area shall be 4 square feet (per side).
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. The sign must be located with the lower edge of the signboard no
closer than 8 feet to the sidewalk and the top of the sign no more

. 14 feet above the sidewalk.

iii. For multi-story buildings, at the ground floor tenant space signage,
the top signboard edge shall be no higher than the sill or bottom
of the average second story window height.

iv. il]i:"tanea from building wall to signboard shall be a8 maximum of 6
nches.

V. Maximum signboard width shall be 3 feet with no dimension to
exceed 3',

vi, QOccupants/tenants above the street level are prohibited from
having projecting blade signage.

C. Wall Signs

i. Maximum sign area shall be a maximum of 10 square feet. For
small tenant spaces the ARC may limit sign size to less than 10
square feet.

il. The sign shall be located on the tenant's portion of the building.
Maximum sign height for multiple story buildings shall be 14 feet
above the sidewalk to the top of the sign The maximum sign height
for single story buildings Is 18 feet above the sidewalks to the top
of the sign. The measurement is from the top of the sign to the
lowest point on the sidewalk directly below the sign.

fii.  Applied lettering may be substituted for wall signs. Lettering must
fit within the size criteria above.

|- Outside lighting must be directed away from residential areas and public streets.

6. No use of any retall commercial use shall normally occur between the hours of 1:00 a.m. and
5:00 a.m.

7. All business, service, repair, processing, storage, or merchandise displays shall be conducted
wholly within an enclosed building except for the following:
a. Off-street parking and loading;
b. Temporary display and sales of merchandise, providing it is under cover of a projecting
roof and does not interfere with pedestrian or automobile circulation:
c. Seating for food and beverage establishments; and
d. Food carts.

8. Prior to any future development of the site, a traffic impact analysis shall be provided. The traffic
impact analysis shall include an analysis of the internal circulation system, the shared access
points, and the traffic-carrying capacity of all adjacent streets and streets required to provide
eventual access to Baker Creek Road. The traffic impact analysis shall include an analysis of
the intersection of Baker Cresk Road and Michelbook Lane and the intersection of Baker Creek
Road and Highway 99W, but shall not be limited to only those intersections.

9. The minimum commercial development shall be five acres. Five acres of this site must retain
ground floor commercial uses, allowing multiple family development to occur on the remainder
of the site and as part of a mixed-use development. The five acres of commercial development
will be calculated based upon all of the development requirements associated with the
commercial development including any standards related to the mixed-use residential

development,
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lil. ATTACHMENTS:

1. PDA 2-19 Application and Attachments (on file with the Planning Department)
2. Agency Comments (on file with the Planning Department)
3. Testimony Received (on file with the Planning Department)

a. Public
.

il.
iii.
iv.
V.
vi.

vil.
viil.

X,

Xi.
Xil.
xii.
Kiv.

XV,

xvil,
xviii.

Xix.

Testimony

Patty O'Leary, 2325 SW Homer Ross Loop, Emailed letter received December
4, 2019 (on file with the Planning Department)

Markus Pfahler, 2515 West Wind Drive, Letter received December 5, 2019 (on
file with the Planning Department)

Patty O'Leary, 2325 SW Homer Ross Loop, Emailed letter received January 24,
2020 (on file with the Planning Department)

Jeff and Lorl Zumwalt, Premier Home Builders, Inc., Letter received January 24,
2020 (on file with the Planning Department)

Patty O'Leary, 2325 SW Homer Ross Loop, Emailed letter received January 286,
2020 (dated January 27, 2020) (on file with the Planning Department)

Steve Dow, Black Hawk Homes, LLC, Emailed letter received January 28, 2020
(on file with the Planning Department)

Vince Vinceri, Symbiotik Development, LLC, Emailed letter received January
28, 2020 (on file with the Planning Department)

Markus Pfahler, 2515 West Wind Drive, Emailed letter received January 28,
2020 (on file with the Planning Department)

Mike Colvin, Letter received January 28, 2020 (on file with the Planning
Department)

Stafford Development Company (Applicant), Memorandum from Erank
Charbonneau received January 28, 2020 (on file with the Planning Department)
Linda Lindsay, Letter received at public hearing on January 28, 2020 (on file
with the Planning Department)

Sandy Colvin, Traffic report data received January 29, 2020 (on file with the
Planning Department)

Jim Cena, 15080 NW Blacktail Court, Email received January 30, 2020 (on file
with the Planning Department)

Larry and Hersheil Steward, 14200 NW Orchard View Road, Email recelved
January 30, 2020 (on file with the Planning Department)

Caroline Moore, 205 NE 6™ Street, Email received January 31, 2020 (on file
with the Planning Department)

Nancy and Surinder Singh, 2200 SW West Wind Drive, Emall received
February 1, 2020 (on file with the Planning Department) '

David Cutter, 15000 NW Blacktail Lane, Emailed letter received February 3,
2020 (on file with the Planning Department)

Lane Roemmick, Email received February 3, 2020 (on file with the Planning
Department) .

Jim and Jean Semph, 2175 SW Homer Ross Loop, Email received February 3,
2020 (on file with the Planning Department)

Vincent Taft and Allison Best, 2025 SW Fox Swale Lane, Emalil received
February 3, 2020 (on file with the Planning Department)

Patrick Stinson, 2065 NW Willamette Drive, Emailed letter received February 3,
2020 (on file with the Planning Department)

Mike Colvin, Letter received February 3, 2020 (on file with the Planning
Department) .

Gary and Suzanne Farmer, Email received February 3, 2020 (on file with the
Planning Department)
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v, Patty O'Leary, 2325 SW Homer Ross Loop, Emailed letter received February 3,
2020 (on file with the Planning Department)
XXV, Rick Weidner, 2075 SW Sailing Court, Email received February 3, 2020 (on file
with the Planning Department)
xxvi, Kari Rex, Email received February 4, 2020 (on file with the Planning
Department)
xxvii.  Melba Smith, 2780 NW Pinot Noir Drive, Email received February 4, 2020 (on
file with the Planning Department)
xxviii. Markus Pfahler, 2515 West Wind Drive, Emailed letter received February 4,
2020 (on file with the Planning Department)
XXix. Linda Lindsay, Email received February 4, 2020 (on file with the Planning
Department)
XXX, Scott Larsen, Emall received February 4, 2020 (on file with the Planning
Department)
Xxxl. Cathy Goekler, 2684 NW Pinot Noir Drive, Emailed letter received February 4,
2020 (on file with the Planning Department)
xocxdl. Stafford Development Company (Applicant), Emailed letter received February
4, 2020 (on file with the Planning Department)
Xl Mike Colvin, Email with rebuttal testimony received February 5, 2020 (on file
with the Planning Department)
XXxiv, Stafford Development Company (Applicant), Emailed letter with rebuttal
testimony received February 11, 2020 (on file with the Planning Department)
b. Staff Memorandums

i Planning Department Staff, Memorandum describing revisions to conditions of
approval, December 5, 2019 (on file with the Planning Department)

il.  Planning Department Staff, Memorandum describing additional testimony
received prior to January 28, 2020 public hearing, January 27, 2020 (on file with
the Planning Department)

4. CPA 1-19, ZC 1-19, PDA 2-19, PD 1-18, 8 1-19, L 12-19 Staff Report, December 5, 2019 (on
file with the Planning Department)

5. CPA 1-18, ZC 1-19, PDA 2-19, PD 1-19, § 1-19, L 12-19 Staff Report, January 14, 2020 (on file
with the Planning Department)

6. CPA 1-19, ZC 1-19, PDA 2-19, PD 1-19, 8 1-18, L 12-19 Staff Report, January 28, 2020 (on file
with the Planning Department)

7. CPA 1-19, ZC 1-19, PDA 2-19, PD 1-18, S 1-19, L 12-19 Staff Report, March 10, 2020 (on file
with the Planning Department)

8. CPA 1-19, ZC 1-19, PDA 2-19, PD 1-19, S 1-19, L 12-19 Staff Report, March 24, 2020 (on file
with the Planning Department)

IV. COMMENTS:
Agency Comments

This matter was referred to the following public agencles for comment: MeMinnville Fire Department,
Police Department, Parks and Recreation Department, Engineering and Building Departments, Cﬂ_y
Manager, and City Attomey, McMinnville School District No. 40, McMinnville Water and Light, Yamhill
County Public Works, Yamhill County Planning Department, Oregon Department of State Lands,
Bonneville Power Administration, Recology Westem Oregon, Frontier Communications, Comcast,
Northwest Natural Gas. The matter was also referred to the Oregon Department of Land Conservation
and Development. The following comments were received:

e Mchi le Engineering Department

Ordinance No. 5086 (PDA 2-19) Page 21 of 45

AMENDED on 10.11.2023
152 of 386



The Engineering Department provided comments, but they were applicable to the Planned
D'walapmant and Tentative Subdivision applications that were submitted for concurrent review
with the Comprehensive Plan Map Amendment request. The Engineering Department

comn":elrn.ts are included in the Decision Documents for the Planned Development and Tentative
Subdivision land use applications,

® cMinnville ight
Included as Attachment #2
s on Departm S La

Sounds like you scresned previously for wetlands and waters, found none and went forward. |
did a quick check and we didn't have any records about these sites in our database. We would
have no comment on the changes proposed.

Public Comments

Notice of this request was mailed to property owners located within 300 feet of the subject site. Notice
of the public hearing was also provided in the News Register on Tuesday, November 26, 2019. As of
the date of the Planning Commission public hearing on December 5, 2019, one item of public testimony
had been received by the Planning Department. One additional ftem of written testimony was submitted
at the December 5, 2019 public hearing. Those items of testimony are described in Section IlI
(Attachments) above.

. FINDINGS OF F -P DU DIN

1 The applicant, Stafford Development Company, LLC, held a neighborhood meeting on
November 1, 2018.

2. The applicant submitted five land use applications (CPA 1-19, ZC 1-18, PD 1-19, S 1-19, L 12-
19) on April 26, 2019.

3. Those application materials were deemed incomplete on May 30, 2019. One of the reasons for
the applications being deemed incomplete is that they impacted the land regulated by Planned
Development Overlay District Ordinance No. 4633, and the applicant had not addressed the
Planned Development Amendment review process or criterla, The applicant submitted revised
application materials on September 11, 2019, which included the Plannad Development
Amendment request,

4, Based on the revised application submittal, the application was deemed complete on October
11, 2019. Based on that date, the 120 day land use decision time limit expires on February 8,
2020.

5. Notice of the application was referred to the following public agencies for comment in
accordance with Section 17.72.120 of the Zoning Ordinance: McMinnville Fire Department,
Police Department, Parks and Recreation Department, Engineering and Builci]ng‘ Departments,
City Manager, and City Attorney, McMinnville School District No. 40, McMinnville Water and
Light, Yamhill County Public Works, Yamhill County Planning Department, Oregon Department
of State Lands, Bonneville Power Administration, Recology Western Oregon, Frontier

Ordinance No. 5086 (PDA 2-19) Page 22 of 45

AMENDED on 10.11.2023
153 of 386



Communications, Comcast, Northwest Natural Gas. The matter was also referred to the Oregon
Department of Land Conservation and Development.

Comments received from agencies are addressed in the Decision Document,

6. Notice of the application and the December 5, 2019 Planning Commission public hearing was
mailed to property owners within 300 feet of the subject property in accordance with Section
17.72.120 of the Zoning Ordinance on Thursday, November 7, 2019. MNotice of the application
\é\r&fgalm provided to the Department of Land Conservation and Development on October 16,

018.

7. Notice of the application and the December 5, 2019 Planning Commission public hearing was
published in the News Register on Tuesday, November 26, 2019, In accordance with Section
17.72.120 of the Zoning Ordinance.

8. No public testimony weas submitted to the Planning Department prior to the Planning
Commission public hearing.

9, On December 5, 2019, the Planning Commission held a duly noticed public hearing to consider
the request.

NDINGS ACT — GEN FINDINGS

1. Location: The property is described as Exhibit C in Instrument No. 201904885, Yamhill
County Deed Records, and a portion of Exhibit C in Instrument No. 201804867. The property
is also identified as a portion of Tax Lot 100, Section 18, T.4S,.R. 4W., WM

2. Size: Approximately 11.3 acres.

3. Comprehensive Plan Map Designation: Commercial

4, Zoning: EF-80 (Exclusive Farm Use)

8. Overlay Zones/Special Districts: Planned Development Overlay District (Ordinance No.
4633)

6. Current Use: Vacant

& Inventoried Significant Resources:

a. Historic Resources: None
b. Other: None

8. Other Features: The site is generally flat, with a minor slope to the north. There are no
significant or distinguishing natural features associated with this property.

9. Utilities:

a. Water: Water senvice is available to the subject site.
b. Electric: Power service is available to the subject site.
c. Sewer: Sanitary sewer service is available to the subject site.
d. Stormwater: Storm sewer service is available to the subject site.
e. Other Services: Other utility services are available to the subject site. Northwest Natural
Gas and Comcast is available to serve the site.
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10. Tran_sportatlon: The site is adjacent to NW Baker Creek Road, which is identified as a minor
arterial in the McMinnville Transportation System Plan.

Vil. CONCLUSIONARY FINDINGS;

The Conclusionary Findings are ths findings regarding consistency with the applicable criteria for the
application. The applicable criteria for a Plannad Development Amendment are specified in Section
17.74.070 of the Zoning Ordinance.

In addition, the goals, policies, and proposals in Volume Il of the Comprehensive Plan are to be applied
to all land use decisions as criteria for approval, denial, or modification of the propesed request. Goals
and policies are mandated: all land use decisions must conform to the applicable goals and policies of
Volume II. *Proposals” specified in Volume Il are not mandated, but are to be undertaken in relation to
all applicable land use requests.

Comprehensive Plan Volume Ji:

The following Goals, Policies, and Proposals from Volume |] of the Comprehensive Plan provide criteria
applicable to this request:

The implementation of most goals, policies, and proposals as they apply to this application are
accomplished through the provisions, procedures, and standards in the city codes and master plans,
which are sufficient to adequately address applicable goals, polices, and proposals as they apply to this
application.

The following additional findings are made relating to specific Goals and Policies:

GOALIV1: TO ENCOURAGE THE CONTINUED GROWTH AND DIVERSIFICATION OF
McMINNVILLE'S ECONOMY IN ORDER TO ENHANGE THE GENERAL WELL-BEING
OF THE COMMUNITY AND PROVIDE EMPLOYMENT OPPORTUNITIES FOR ITS
CITIZENS.

GOALIVZ: TO ENCOURAGE THE CONTINUED GROWTH OF McMINNVILLE AS THE
COMMERCIAL CENTER OF YAMHILL COUNTY IN ORDER TO FROVIDE
EMPLOYMENT OPPORTUNITIES, GOODS, AND SERVICES FOR THE CITY AND
COUNTY RESIDENTS.

Policy 21.01  The City shall periodically update its economic opportunities analysis to ensure that it has
within Its urban growth boundary (UGB) a 20-vear supply of lands \designated for
commercial and industrial uses, The City shall provide an adequate number of suifable,
serviceable sites in appropriate locations within its UGB. If it should find that it doss not
have an adequate supply of lands designated for commercial or industrial use i shall take
corrective actions which may include, but are not limited to, redesignation of lands for such
purposes, or amending the UGB fo include lands appropriate for industrial or commercial
use. (Ord.4796, October 14, 2003)

APPLICANT'S RESPONSE: This policy is supported by the applications for a Comprehensive
Plan Map and Proposed Zoning Map amendment, along with the proposed Planned
Development Amendment to replace the conditions of approval assoclated with the planned
development overlay approved by Ordinance No. 4633. This will allow larger commercial uses
to be developed and maintained in preferred business districts in the City. With the removal of
Conditions 1 and 2 of the ordinance, at least 2-acres of neighborhood commercial usa‘and no
more than 120 multi-family dwelling units can be developed on the proposed commercial area
of the site. With the proposed planned development amendment for Ordinance 4633, the
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boundary of the current planned development overlay will be reduced to the size of the proposed
C3 designated area, which ie equal to 6.62 acres. (see Exhibit 3).

The applicant reviewed City documents and found that the City's last Economic Opportunity
Analysis (EOA) was completed in 2013. The study concluded that that the Commercial land
supply for the 2013-2033 planning period was deficlent by 35.8 acres, while the Industrial land
supply held a surplus. To adjust for the deficient Commercial land supply, the EQA recommends
to re-designate excess industrial land for commercial use to make up for forecasted land needs.
Since there are approximately 235.9 acres of Industrial land supply that can be converted to a
Commercial designation, there s more than enough Industrial land to not only meet forecasted
commercial land needs, but to also replace the proposed loss of commercial land on the subject
site. Of the area removed from a commercial designation, about 2 acres is propesed right-of-
way 1o support adjacent commercial and residential land use, so there is really only
approximately 2.7 acres of functional land converted from commercial designation to residential.

As demonstrated by the attached Proposed Comprehensive Plan Map, the applicant is
proposing to zone Commercial designated land at the intersection of NW Baker Creek Road
and NW Hill Lane. The City has recently installed a roundabout at this location to serve as a
new northwest gateway into McMinnville. This application does not include a specific
development proposal for the C3 zoned land, however the intent is to facilitate future
development of uses allowed In the C3 zone such as nelghborhood commercial and multi-family
housing. Therefore, the C3 zoned parcel is appropriately sized as proposed to support the
deveiopment of commercial uses typical of this zone.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2 and #9. The amendment of the
boundary of the Planned Development Overlay District is necessary to respond to the approval
of the Comprehensive Plan Map Amendment and Zone Change on the subject site that were
found to meet all applicable Comprehensive Plan goals, policies, and review criteria. The
amendment of the boundary results in a reduction of the Planned Development Overlay District
size to comespond with the 6.62 acre site that is designated as Commercial and zoned C-3
(General Commercial).

The suggested amendment of the existing conditions of approval could reduce the amount of
the site being developed with commercial uses and services to only 2 acres of the site, with the
remainder of the site being used as multifamily. To ensure that the site is still utilized for
commercial use, a condition of approval is included to allow for multiple family dwelling units

within the Planned Development Overlay District, but only if the multiple family units are
integrated with commercial uses and that the minimum commercial acreage be increased to five

acres. This integration of multiple family units and commercial uses shall sither be within a
mixed use building or in a development plan that integrates the uses between buildings in a
manner found acceptable to the Planning Commission.

For the purposes of this Planned Development Overlay District, neighborhood commercial uses
are defined as those that are permitted in the C-1 (Neighborhood Business) zone in Section
17.27.010 of the MMC. In addition, “Restaurants” shall be permitted as a neighborhood
commercial use in this Planned Development Overlay District. The condition of approval allows
for the applicant to request any other use to be considered permitted within the Planned
Development Overlay District at the time of the submittal of detailed development plans for the
site.

Policy 21.04  The City shall make infrastructure investments that support the economic development
strategy a high priority, in order to attract high-wage employment.
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APPLICANT'S RESPONSE: The City has recently constructed a roundabout at the Intersection
of NW Hill Road and NW Baker Cresk Road and also improved NW Hill Road North south of
Baker Creek Road, adjacent to the site. The Commercial designated land is located adjacent
to these roadways where recent City investments have provided the site with adequate access
to public transportation and utility facilities. The City has also recently made improvements to
the City's Sanitary Sewer system's capacity to facllitate additional development. The housing
and commercial development at this site as proposed will capitalize on those City Investments
to support further economic development in the form of good housing for the local economy's
workforce and appropriately scaled commercial area.

FINDING: SATISFIED. The City concurs with the applicant’s findings.

Policy 21.05  Commercial uses and services which are not presently available to MeMinnville residents
will be encouraged to locats in the city, Such uses shall locate according to the goals and
policies in the comprehensive plan.

APPLICANT’S RESPONSE: The proposed C3 zoned area of the site is in an area already
designated for commercial on the City's comprehensive plan. By allowing uses listed in the C-3
zone, development of the commercial area will occur according the City's comprehensive plan
goals and policies.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2 and #3. Multi-family is an allowed
use In the C-3 zone. However, the City would still like to see neighborhood serving commercial
In this area that is large enough to serve the northwest residential development of McMinnville,
approximately 1000 homes. In order to ensure that the 8.82 acres still has a significant amount
of commercial development, two conditions of approval are included that will allow multiple
family dwelling units as requested by the applicant, but only if the multiple family units are
integrated with commercial uses, and that the minimum amount of acreage for commercial
development Is five acres and not two acres as requested by the applicant. This integration of
multiple family units and commercial uses will ensure the provigion of commercial uses and
services that are not presently available to residents surrounding the subject site.

GOALIV3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF
LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS,
AND DISCOURAGING STRIP DEVELOPMENT.

APPLICANT’S RESPONSE: The proposed commercial area will maximize efficiency of land,
as it is utilizing an area for commercial uses that is existing commercial designated land. The
site is also not a strip of land, but rather a node at the intersection of two minor arterial streats,

FINDING: SATISFIED WITH CONDITION OF APROVALS #2, #3 and #9. The proposed
Planned Development Amendment would reduce the size of the Planned Development Overlay
District. However, the amendment of the boundary of the Planned Development Overlay District
is necessary to respond to the approval of the Comprehensive Plan Map Amendment and Zone
Change on the subject site that were found to meet all applicable Comprehensive Plan goals,
policies, and review criteria. The amendment of the boundary results in a reduction of the
Planned Development Overlay District size to correspond with the 6.82 acre site that Is
designated as Commercial and zoned C-3 (General Commercial).
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The suggested amendment of the existing conditions of approval could reduce the amount of
the site that could provide commercial uses and services to only 2 acres of the site, with the

commercial land that is being reduced in size, two conditions of approval are included to allow
for multiple family dwelllnq units within the Planned Development Overlay District, but only if the

applicant. Th[s integration of multiple family units and commercial uses shall either be within a
mixed use building or in a development plan that integrates the uses between buildings in a
manner found acceptable to the Planning Commission.

Additionally, per Comprehensive Plan Policy #27, “Neighborhood commercial uses will be
allowed in residential areas. These commercial uses will consist only of neighborhood oriented
businesses and will be located on collector and arterial streets. More intensive, large
commercial uses will not be considered compatible with or be allowed in nelghborhood
commercial centers.” As such, a condition of approval has also been provided that defines
neighborhood commercial uses to ensure that this planned development amendment still achieves
the city’s vision of neighborhood serving commercial development in this northwest residential
area, preserving the larger commercial land uses for C3 zones land along major commercial
corridors. For the purposes of this Planned Development Overlay District, neighborhood
commercial uses are defined as those that are permitted in the C-1 (Neighborhood Business) zone
in Section 17.27.010 of the MMC. In addition, “Restaurants® shall be permitted as & neighborhood
commercial use in this Planned Development Overlay District. The condition of approval allows
for the applicant to request any other use to be considered permitted within the Planned
Development Overlay District at the time of the submittal of detailed development plans for the
site.

Policy 22.00 The maximum and most efficient use of existing commercially designated lands will be
encouraged as will the revitalization and reuse of existing commercial properties.

APPLICANT'S RESPONSE: As mentioned above, the applicant is requesting a Planned
Development Amendment to modify several conditions of approval associated with Ordinance
No. 4633. The applicant is proposing to reduce the size of the existing C3-PD designation from
11.3 to 6.62 acres and increase the amount of Residential designated land with a concurrent
Comprehensive Plan Map Amendmant by the difference (see Exhibit 3). The City's 2013 EOA
recommends to re-designate some of the 235.9 acres of excess Industrial land to make up for
forecasted commercial land needs. Much of the available excess industrial land is adjacent to
the downtown core, therefore large-scale regional commercial uses can be efficiently sited in
this location. By developing additional commercial uses near the downtown core, revitalization
of unused industrial properties will occur. Conversely, with the reduction of C3-PD zoned area
on the site, smaller-scaled commercial uses can be developed to serve the needs of Baker
Creek North residents and other northwest neighborhoods in McMinnville.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2 and #3. The amendment of the
existing conditions of approval could reduce the amount of the site that could provide commercial
uses and services to only 2 acres of the site, with the remainder of the site being used as
multifamily. The integration of multifamily units could actually maximize the efficiency of the
existing commercially designated land, if designed appropriately. To ensure that the
development of the site maximizes the efficlency of the commercial land that Is being reduced
in size, a condition of approval is included to allow for multiple family dwelling units within the
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Planned Development Overlay District, but only if the multiple family units are integrated with
commercial uses. This integration of multiple family units and commereial uses shall either be
within a mixed use building or in a development plan that integrates the uses between buildings
in @ manner found acceptable to the Planning Commisgion,

Additionally, per Comprehensive Plan Policy #27, “Neighborhood commercial uses will be
allowed in residential areas. These commercial uses will cansist only of neighborhood oriented
businesses and will be located on collector and arterial streets. More intensive, large
commercial uses will not be considered compatible with or be allowed in neighborhood
commercial centers.” As such, a condition of approval has also been provided that defines
neighborhood commercial uses to ensure that this planned development amendment still achieves
the city's vision of neighborhood serving commercial development in this northwest residential
area, preserving the larger commercial land uses for C3 zones land along major commercial
corridors. For the purposes of this Planned Development QOverlay District, neighborhood
commercial uses are defined as those that are permitted in the C-1 (Neighborhood Business) zone
in Section 17.27.010 of the MMC. In addition, “Restaurants” shall be permitted as a neighborhood
commercial use in this Planned Development Overlay District. The condition of approval allows
for the applicant to request any other use to be considered permitted within the Planned
Development Overlay District at the time of the submittal of detailed development plans for the
site.

Policy 24.00 The cluster development of commercial uses shall be encouraged rather than auto-
oriented strip development.

APPLICANT'S RESPONSE: The commercial area is a node and can be developed with
appropriately scaled and clustered uses allowed by the C3 zone.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #5. The Planned Development
Amendment results in the reduced 6.62 acres of Commercial property still being oriented
towards the intersection of NW Hill Road and NW Baker Creek Road. Based on the size of the
Commercial property, it can be developed in such a way as to not result in strip development
along either street corridor. To ensure that the development of the site is in the form of a cluster
or node, a condition of approval is included to require that the site be developed with shared
access points and shared internal circulation, and that the buildings be oriented towards the
surrounding right-of-ways. To reduce auto-oriented building design, standards are included to
require parking to be located behind or on the sides of buildings, limit the amount of off-street
parking, encourage shared parking arrangements, include building fagade features that are
human scale and pedestrian oriented, and require pedestrian connections between the buildings
and the surrounding sidewalks, trails, and right-of-ways.

The condition of approval specifies that these site design components shall be included in the
development plans required by other existing conditions of approval to be provided for review
and approval by the Planning Commission.

Policy 24.50 The location, type, and amount of commercial activity within the urban growth baunda_m
shall be based on community needs as identified in the Economic Opportunities Analysis.
(Ord.4796, October 14, 2003)

APPLICANT’S RESPONSE: The City of McMinnville completed their last Economic Opportunity
Analysis (EOA) In 2013. As discussed above, the report indicates that there is a 35.8-acre deficit
of Commercial designated land for the 20-year planning horizon. To address this need, the
report recommends that the City re-designated some of the 235.9 acres of surplus Industrial
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land for commercial use. Since there is such a surplus of Industrial land that can be converted
to @ Commercial designation, the applicant’s proposal to reduce the amount of Commercial land

from 11.3 acres to 6.62 acres will not significantly diminish the City's ability to meet its
commercial land needs.

The EOA provides specific recommendations to fuffil the City's economic development
objectives. One key oblective in the report is to reduce out-shopping from this trade area by
providing a full range of commercial services in McMinnville. Another strategic objective Is to
promote the downtown as the cultural, administrative service, and retail center of McMinnville.
The applicant's proposed reduction in Commercial designated land on the subject site to allow
the development of smaller-scaled uses allowed by the C3 zone is consistent with these
objectives. By reducing the amount of the Commercial designated land on the subject site,
larger-scaled regional commercial uses will be encouraged to locate in the Downtown area,
where revitalization efforts continue, and an oversupply of Industrial land is present.

FINDING: SATISFIED. While the proposal does reduce the size of the Planned Development
Overlay District, it does still result in a 6.62 acre Commercial property, which is large enough to
sug\port commercial uses and services that would be available to residents in the northwest area
of the city.

Policy 25.00 Commercial uses will be located in areas where confifcts with adjacent land uses can be
minimized and where city services commensurate with the scale of development are or
can be made available prior to development.

APPLICANT’S RESPONSE: There will be minimal impacts to adjacent land uses by the
proposed C3 zoned parcel. It is appropriately located adjacent to a minor arterial on the south
side and buffered from adjacent high density residential land by a full public street on all other
sides. In addition, a power substation is sited to the east side of the commercial zoned land.
The proposed commercial land location has readily available City utility services, including
sanitary sewer services installed in 2018,

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #2 - 9. The existing Planned
Development Overlay District is surrounded by land that is either developed or gulded for
residential use. The applicant is propesing to |imit the use of the property to “neighborhood
commercial uses” and multifamily units. While the intent of the ‘neighborhood commercial uses”
may be to limit conflicts and impacts on adjacent residential land uses, “neighborhood
commarcial uses” are not defined in the MeMinnville Municipal Code. Therefore, a condition of
approval is included fo define that, for the purposes of this Planned Development Overlay
District, neighborhood commercial uses are defined as those that are permitted in the C-1
(Neighborhood Business) zone in Section 17.27.010 of the MMC. In addition, “Restaurant” shall
be permitted as a neighborhood commercial use in this Planned Development Overlay District.
The condition of approval allows for the applicant to request any other use to be considered
permitted within the Planned Development Overlay District at the time of the submittal of detailed
development plans for the site. Another condition of approval is included to prohibit stand-alone
drive-through facilities to minimize conflicts with adjacent residential land uses from commercial
uses that are automabile oriented.

The City also finds that the location and design of buildings that will contain the commercial uses
in the Planned Development Overlay District can significantly reduce any potential conflict or
impact on adjacent residential land uses. Therefore, a condition of approval is included to
require that detailed development plans be provided for review and approval by the Planning
Commission. Existing condltions of approval in Ordinance 4833 already required that
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development plans would be provided for review and approval by the Planning Commission,
Existing conditions of approval in Ordinance 4633, as amendad as described in other findings
in this Decision Document, also include requirements that will result in the reduction of any
potentlal conflict or impact on adjacent residential land uses, including requirements for
landscaping a minimum of 14% of the site, limiting building height to 45 feet (with a requirement
that building walls be stepped back if above 35 feet), including building siting and fagcade

standards, limiting lighting and signage on the sits, and restricting hours of operation for the
commercial uses,

Policy 26.00 The size of, scale of, and market for commercial uses shall guide their locations. Large-
scafa regional shopping facilities, and heavy traffic-generating uses shall be located on
arterials or in the central business district, and shall be located where sufficient fand for

Internal traffic circulation systems is available (f warranted) and where adequate rking
and service areas can be constructed. = -

APPLICANT'S RESPONSE: No specific commercial use is proposed at this time. Any
commercial uses proposed in the future on the C3 zoned area of the site will be appropriately
scaled. As proposed with the amended planned development overlay, future development will
contain at least 2-acres of commercial use and no more than 120 multifamily dwelling units.
Existing commercial designated land on the site is located on a minor arterial and not in the
central business district. The existing commercial land is capable of developing 10 acres of
commercial use, or 100,000 square feet of commercial development which generates “heavy
traffic”. That type of commercial should be located on arterials and in the central business district
per this policy. The applicant's attached traffic analysis supports proposed development plans
for the site. The proposed commercial land area of just over 6 acres will have less intense traffic
demands than would 10 acres. Future development plans for the commercial property will
demonstrate that the commercial use will have sufficient internal circulation, parking, and service
areas.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #2 - 9. The City concurs with the
applicant's responses. However, the City adds that the existing Planned Development Overlay
District is surrounded by land that is either developed or guided for residential use. To ensure
that future commercial uses are appropriately scaled and integrated with the surrounding area,
a condition of approval is included to define that, for the purposes of this Planned Development
Overlay District, neighborhood commeroial uses are defined as those that are permitted in the
C-1 (Neighborhood Business) zone in Section 17.27.010 of the MMC. In addition, “Restaurant”
shall be permitted as a neighborhood commercial use In this Planned Development Overlay
District. The condition of approval allows for the applicant to request any other use to be
considered permitted within the Planned Development Overlay District at the time of the
submittal of detailed development plans for the site. In addition, another condition of approval
Is Included to prohibit stand-alone drive-through facilities to minimize automobile oriented and
heavy traffic-generating uses.

The City also finds that the location and design of buildings that will contain the commercial uses
in the Planned Development Overlay District can significantly reduce any potential conflict or
impact on adjacent residential land uses. Therefore, a condition of approval is included to
require that detailed development plans be provided for review and approval by the Planning
Commission. Existing conditions of approval in Ordinance 4833 already required that
development plans would be provided for review and approval by the Planning Commission.
Existing conditions of approval in Ordinance 4633, as amended as described in other findings
in this Decision Document, aiso include requirsments that will result in the reduction of any
potential conflict or impact on adjacent residential land uses, including requirements for
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Ianda_‘maping a anirnum of 14% of the site, limiting building height to two stories (with a
requirement that building walls be stepped back if above 35 feet), including building siting and

fagade standards, limiting lighting and signage on the site, and restricting hours of operation for
the commercial uses.

Palicy 27.00 Neighborhood commercial uses will be allowed In residential areas. These commercial
uses udﬂ&onﬁstonﬁmfnwbhﬁodmodﬂﬁ&ntadbu&fnﬂsmmd will be located on coffector
or arterial streets. More intensive, large commercial uses will not be considered compatible
with or be allowed in neighborhood commercial centers,

APPLICANT'S RESPONSE: This commercial designated area is across the street from
residential areas. No specific commercial use is proposed at this time. Any commercial uses
proposed in the future on the proposed C3 zoned area will be appropriately scaled as allowed
by the C3 zone. There are residential areas around the commercial parcel and neighborhood
oriented commercial uses of no less than 2 acres are proposed with the amendment to the

planned development overlay, which will make future commercial uses less intensive than
envisioned by the current Ordinance 4633,

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #2, #3 and #4. The existing
Planned Development Overlay District is surrounded by land that is either developed or guided
for residential use. The applicant is proposing to limit the use of the property to “neighborhood
commercial uses™ and multifamily units. While the intent of the ‘neighborhood commercial uses”
may be to limit conflicts and impacts on adjacent residential land uses, “neighborhood
commercial uses” are not defined in the McMinnville Municipal Code. Therefore, a condition of
approval Is included to define that, for the purposes of this Planned Development Overlay
District, neighborhood commercial uses are defined as those that are permitted in the C-1
(Neighborhood Business) zone in Section 17.27.010 of the MMC. In addition, “Restaurant” shall
be permitted as a neighborhood commercial use in this Planned Development Overlay District.
The condition of approval allows for the applicant to request any other use to be considered
permitted within the Planned Development Overlay District at the time of the submittal of detailed
development plans for the site.

Policy 20.00 New dirsct access to arferials by large-scale commercial developments shall be granted
only after consideration is given to the land uses and trafiic pattems in the area of
development as well as at the specific site. Internal cireulation roads,
acceleration/deceleration lanes, common access collection points, signalization, and other
traffic improvements shall be required wherever necessary, through tha use of plannad
development overiays.

APPLICANT'S RESPONSE: No specific commercial use is proposed at this time. Consideration
to land uses and traffic patterns will be given for any commercial uses proposed in the future on
the proposed C3 zoned area, if access to arterials is sought. The proposed residential
development plans internal circulation roads and access to the minor arterial Baker Creek Road
at three points: 1) An extension of the north leg of Hill Road and Baker Craek Road roundabout
in the form of a street proposed as Hill Lane, 2) An extension of Meadows Drive north from its
current intersection with Baker Creek Road where new striping will be added for bike lanes, and
3) An extension of Shadden Drive north from its current intersection with Baker Creek Road
where new striping will also be added for bike lanes. Both Meadows and Shadden drive will
have additional pavement width on the west side of their sections to allow for a right turn lane.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #5 & 8. The Planned
Development Overlay District is located on an arterial street, and no specific commercial
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development plan has been provided by the applicant. In order eneure that the future
commercial development of the site does not negatively impact traffic patterns in the area and
Is designed with adequate access and Internal circulation systama, a condition of approval is
included to require that a traffic impact analysis be provided prior to any future development of
the site. The traffic impact analysis shall analyze proposed access points to the commercial
site, the functionality of the internal circulation system, and the impacts of the traffic patterns
created by the commercial development on the surrounding streets. The traffic impact analysis
shall include an analysis of the Intersection of Baker Creek Road and Michelbook Lane and the
intersection of Baker Creek Road and Highway 98W, but shall not be limited to only those
intersections. These intersections shall be included in the future traffic impact analysis because
they were referenced in testimony and because the intersection of Baker Creek Road and
Michelbook Lane did not meet the volume-to-capacity standard of 0.90 adopted by the City of

MecMinnville Transportation System Plan in the applicant's traffic impact analysis at full buiid-out
of the project.

In addition, a condition of approval is included to require that the properly within the Planned
Development Overlay District be developed with shared access points and a shared internal
circulation system.

Policy 30.00 Access locations for commercial developments shall be placed so that excessive traffic
will not be routed through residential neighberhoods and the traffic-carrying capacity of all
adjacent streets will not be exceeded.

APPLICANT'S RESPONSE: The C3 zoned area is located adjacent to NW Baker Creek Road,
a8 minor arterial street. Future access to the commercial uses will not focus traffic through
residential neighborhoods or reduce the carrying capacity of the adjacent streets. The traffic
analysis provided with this application showed that, in the worst case scenario, the capacity of
adjacent streets is sufficient.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #8. No specific commercial
development plan has been provided by the applicant. The Planned Development Overlay
District is surrounded by land that is either developed or guided for residential use. In order
ensure that the future commercial development of the site Is not designed to route excessive
traffic through adjacent residential neighborhoods or exceed the traffic-carrying capacity of
adjacent streets, a condition of approval ie included to require that a traffic impact analysis be
provided prior to any future development of the site. The traffic impact analysis shall include an
analysis of the intersection of Baker Creek Road and Michelbook Lane and the intersection of
Baker Creek Road and Highway 99W, but shall not be limited to only those intersections. These
intersections shall be included in the future traffic impact analysis because they were referenced
in testimony and because the intersection of Baker Creek Road and Michelbook Lane did not
meet the volume-to-capacity standard of 0.90 adopted by the City of McMinnville Transportation
System Plan in the applicant's traffic impact analysis at full build-out of the project.

Policy 31.00 Commercial developments shall be designed In a manner which miqu!;ags
bicycle/pedestrian conflicts and provides pedestrian connections to adjacent ms_:danta!
development through pathways, grid street systems, or other appropriate mechanisms.

APPLICANT'S RESPONSE: No specific commercial use Is proposed at this time. A design to
minimize bike and pedestrian conflicts and provide connections can be considered at the time
of a future commercial development application. These travel modes are facilitated by the
proposed semi-grid like street pattern of the adjacent residential developments and other

pathways.
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FINDING: SATISFIED WITH CONDITION OF APPROVAL #5. No specific commercial
development plan has been provided by the applicant. In order ensure that the future
commercial development of the site is designed to minimize bicycle/pedestrian conflicts and
provides pedestrian connections to adjacent residential development, a eondition of approval is
included to require that detailed development plans be provided for review and approval by the
Planning Commission. The detalled development plans shall identify how the future commercial
development minimizes bicycle/pedestrian conflicts and provides pedestrian connections to
adjacent residential development. The Planned Development Overlay District is also located
adjacent to the future northern extension of the BPA frail system, which provides bicycle and
pedestrian access to many residential areas in the northwest area of the city. The detailed
development plans shall identify how the commercial development connects to the BPA trall
system. Other site design requirements, referenced in findings for Policy 24.00 and 28.00,
require that the commercial property within the Planned Development QOverlay District be
developed with shared access points and a shared internal circulation system, which will also
reduce bicycle/pedestrian conflicts on the right-of-ways around the perimeter of the site.

Proposal 6.00 A planned development overlay should be placed on the large cluster commercial
development areas and the entrances to the City to allow for review of site design, on-site
and off-site circulation, parking, and landscaping. The areas to be overiaid by this
designation shall be noted on the zoning map and/or comprehensive plan map.

APPLICANT'S RESPONSE: The submitted plans indicate that the applicant is not currently
proposing to develop the C3 zoned portion of the site, Prior to development of the site, a
commercial use development application will be submitted for review of the proposed site
design, circulation, parking facilities, and landscaping features. The traffic study provided with
this application demonstrates that in the worst case scenario, there Is sufficient off-site capacity
in the surrounding street network for future uses of the commercial site.

FINDING: SATISFIED. The proposed Planned Development Amendment retains the Planned
Development Overiay District at the northeast comer of the intersection of NW Hill Road and
NW Baker Creek Road, which is an existing entrance to the City. Other conditions of approval
referenced in findings above and below will allow for future review of site design prior to any
future commercial development.

GOALV1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL
CITY RESIDENTS.

Policy 58.00 City land development ordinances shall provide opportunities for development of a
variety of housing types and densities.

Policy 59.00 Opportunities for multiple-family and mobile home developments shall be provided in
McMinnville to encourage lower-cost renter and owner-occupied housing. Sueh housing
shall be located and developed according to the residential policies in this plan and the
land development regulations of the City.

APPLICANT'S RESPONSE: In 2001, the City adopted the Residential Land Needs Analysis,
which evaluated housing needs for the 2000-2020 planning period. The study determined that
an additional 449 buildable acres of residential land needed to be added to the UGB to
accommodate projected land needs, of which 63.9 acres would need to be zoned R4 to meet
higher density housing needs. To address its deficient residential land supply, the City movad
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forward with an UGB amendment application, However, the UGB expansion effort was shelved
in 2011 after LUBA remanded City Council's land use decision.

While the 2001 analysis provides some insight into McMinnville's on-going housing challenges,
Folicy 71.05 does not require use of a State acknowledged planning document when evaluating
what is required to achieve a continuous S-year supply of bulldable land for all housing types,
Since the City's deficlent residential land supply has continued to be an Issue for two decades,
and housing costs have now soared in recent years, the Gity is currently updating its Housing
Needs Analysis. Current analysis indicates that an additional 4,070 housing units need to be
developed in McMinnville to meet residential demands during the 2018-2041 planning horizon.
McMinnville currently has a deficit of 217 gross acres of R4 land within the UGB, This acreage

will accommodate the development of 891 dwelling units which are unable to be accommodated
by the current R4 land supply.

While the current Housing Needs Analysis has not been acknowledged by the State, it stil
qualifies as a beneficial study and provides helpful information regarding McMinnville’s current
and future housing needs. The study received grant funding from DLCD. and a condition of the
grant award, this State agency prepared a scope of work and qualified the consultant
Econorthwest to prepare the report. DLCD staff currently serves as a member of the project's

Technical Advisory Committee and has ensured that the study’s methodology follows Oregon
Administrative Rule standards.

It is due to rising housing costs, as well as MeMinnville's persistent challenge to maintain an
adequate residential land supply, that the City is currently updating its Buildable Lands Inventory
and Housing Needs Analysis. These studies have identified how many acres of additional
residential land must be added to the Urban Growth Boundary (UGB) to meet housing demands
over the next 20-year planning period. The City has also identified new strategies to encourage
the development of a greater variety of housing types including single-family detached homes,
townhomes, mobile homes, condominiums, duplexes, apartments, and affordable housing
options.

As demonstrated by the attached Preliminary Development Plans, the proposed project will
facilitate the development of 280 small, medium, and large sized single-family lots within the
Baker Creek North Planned Development area. The proposed planned development
amendment to the overlay created by Ordinance 4633 will allow for the future development of
up to 120 apartment units within the C3 zoned area as demand for commercial uses and housing
determines. This will further help to address McMinnville’s current housing needs. A future
development application will be submitted for the development of the multi-family dwelling units
on the C3 zoned portion of the site. As discussed throughout this narrative, the proposed map
and planned development amendments are consistent with applicable residential policies and
the land development regulations of the City.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2. The City coneurs with the
applicant's findings in regards to the fact that the suggested amendment to allow up to 120
multiple family dwelling units within the Planned Development Overlay District will provide an
increased opportunity for the development of a variety of housing types, specifically multiple
family housing. The condition of approval does require that the multiple family units be
integrated with the commercial uses also allowed within the Planned Development Overlay
District. This integration ensures that commercial uses are included on the site, as described
above in findings for commercial Comprehensive Plan goals and policies.
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GOALV2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND
INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF
PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS,

APPLICANT'S RESPONSE: In order to create g more intensive and energy efficient pattern of
residential development, the applicant |s requesting approval of a Zoning Map Amendment to
Zone 9.41 acres of existing R1 zoned land and 39,29 acres of currently unzoned land to an R4
classification., The attached Preliminary Development Plans demonstrate that all of the R4
zoned land will be included within the proposed Baker Creek North Planned Development,

The submitted plans illustrate that the planned development will provide an urban level of private
and public services. The submitted planned development application Includes a request to
modify several City Code standards so that unique and innovative single-family detached
housing can be developed on the subject site that is land intensive, The plans demonstrate that
the proposed housing provides a more compact urban form, is more energy efficient, and

provides more variety in housing types than are developed in the R4 zone with a standard
subdivision,

The amendment to the planned development overlay ordinance to allow no more than 120
muitifamily dwelling units on the commercial parcel will also help facilitate the development of
more efficient housing in the area.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2. The City concurs with the
applicant’s findings, and adds that a condition of approval is included to allow for up to 120
multiple family dwelling units within the Planned Development Overlay District. The condition of
approval does require that the multiple family units be integrated with the commercial uses also
allowed within the Planned Development Overlay District. This integration ensures that
commercial uses are included on the site, as described above in findings for commercial
Comprehensive Plan goals and policies.

Policy 68.00 The City of McMinnville shall eéncourage a compact form of urban development by
directing residential growth close to the city center and to those areas where urban
services are already available before committing alternate arsas to residential use.

APPLICANT’S RESPONSE: The site is adjacent to NW Baker Creek Road, an area where
urban services are already available, and near NW Hill Road, where the City has recently made
imprevements to urban services to accommeodate development in McMinnville.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2. The City concurs with the
applicant's findings, and adds that a condition of approval is included to allow for up to 120
multiple family dwelling units within the Planned Development Overlay District. The condition of
approval does require that the multiple family units be integrated with the commercial uses also
allowed within the Planned Development Overlay District. This intagration ensures that
commercial uses are included on the site, as described above in findings for commercial
Comprehensive Plan goals and policies. This integration will also encourage a compact form of
urban development in an area where services are available to support that type of development.

Policy 69.00 The City of McMinnville shall explore the utilization of innovative fand use regulatory
ordinances which seek to integrate the functions of housing, commercial, and industrial
developments Into a compatible framework within the city.
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APPLICANT'S RESPONSE: This is a directive fo the City and not an approval criteri
on. The
planned deverr.n_pment ordinance which is being used In this application apf)gars to integrate the

multiple family dwelling units within the Planned Development Overiay District. The condition of
approval does require that the multiple family units be integrated with the commercial uses also
allowed within the Planned Development Overlay District. This integration ensures that
commercial uses are included on the site, as described above in findings for commercial
Comprehensive Plan goals and policies. This integration will also encourage the integration of

housing and commercial uses into a compatible framework within the Planned Development
Overlay District.

GOALX1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE
DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE,

GOAL X2: TOMAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD CROSS SECTION OF
THE COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN CITIZEN INVOLVEMENT
PROGRAM THAT IS ACCESSIBLE TO ALL MEMBERS OF THE COMMUNITY AND
ENGAGES THE COMMUNITY DURING DEVELOPMENT AND IMPLEMENTATION OF
LAND USE POLICIES AND CODES.

Policy 188.00 The City of MeMinnville shall continue o provide opportunities for citizen involvement in
all phases of the planning process, The opportunities will allow for review and comment
by community residents and will be supplemented by the availability of information on
planning requests and the provision of feedback mechanisms to evaluate decislions and
keep citizens informed,

APPLICANT'S RESPONSE: None,

FINDING: SATISFIED. The process for a Comprehensive Plan Map Amendment provides an
opportunity for citizen involvement throughout the process through the neighborhood meeting
provisions, the public notice, and the public hearing process. Notice of the application and the
December 5, 2019 Planning Commission public hearing was mailed to property owners within
300 feet of the subject property and was published in the News Register on Tuesday, November
26, 2018 in accordance with Section 17.72.120 of the MMC on November 7, 2019. Notice of
the application was also provided to the Department of Land Conservation and Development on
October 18, 2019,

Throughout the process, there are opportunities for the public to review and obtain copies of the
application materials and the completed staff report prior to the advertised public hearing(s).
The application materials are posted on the City's website as soon as they are deemed
complete, and copies of the staff report and Planning Commission meeting materials are posted
on the City's website at least one week prior to the public hearing. All members of the public
have access to provide testimony and ask questions during the public review and hearing
process.

Minnville Z, nance

The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) provide criteria applicable
to the request:
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Chapter 17.03. General Provisions

17.03.020 Purpose. The purpose of this ordinance is to éncourage appropriate and orderly physical

between land uses El!:ld the transportation system, and adequate community facilities; to provide
assurance of opportunities for effective utilization of the land resource; and to promote in other ways
public health, safety, convenience, and general welfare.

APPLICANT'S RESPONSE: None.

FINDING: SATISFIED. The purpose of the Zoning Ordinance is met by the proposal as
described in the Conclusionary Findings contained in this Decision Document.

Chapter 17.33 General Commercial Zone

ion 1 10 Permi Uses. In a C-3 zone, the following uses and their accessory uses are

permitted:

1. All uses and conditional uses permitted in the C-1 and C-2 zones, except those listad in
Section 17.33.020:

APPLICANT'S RESPONSE: Although no development proposal has been submitted for the C-
3 zoned portion of the site, the applicant intends to develop neighborhood commereial uses on
a portion of this parcel in the future. As required, only uses which are permitted will be developed
on the parcel.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #2 and #3. The existing Planned
Development Overlay District is surrounded by land that is either developed or guided for
residential use. The applicant is proposing to limit the use of the property to “neighborhood
commercial uses” and multifamily units. While the intent of the “neighborhood commercial uses”
may be to limit conflicts and Impacts on adjacent residential land uses, “neighborhocd
commercial uses" are not defined in the McMinnville Municipal Code. Therefore, a condition of
approval is included to define that. for the purposes of this Planned Development Overlay
District, neighborhood commercial uses are defined as those that are permitted in the C-1
(Neighborhood Business) zone in Section 17.27.010 of the MMC. In addition, “Restaurant” shall
be permitted as a neighborhood commercial use in this Planned Development Overlay District.
Only the permitted uses in Section 17.27.010 of the MMC and "Restaurants” shall be allowed
as commercial uses within the Planned Development Overlay District. However, the condition
of approval allows for the applicant to request any other use to be considered permitted within
the Planned Development Overlay District at the time of the submittal of detailed development
plans for the site.

Section 17.33.010 Permitted Uses, In a C-3 zone, the following uses and their accessory uses are

permitted:
3. Multiple-family dwelling subject to the provisions of the R-4 zone;
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Exhibit 3). The applicant intends in the future to develop some apartment units on a portion of
the C-3 zoned araz of the site, however this will occur with the submittal of a future land use
application. Approval of the request to amend the planned development established by

?}rdinanne No. 4633 will facilitate this future uses which are consistent with the requirements of
this code.

FINDING: SATISFIED WITH CONDITION #2. A condition of approval is included to allow for
up to 120 multiple family dwelling units within the Planned Development Overlay District. The
condition of approval does require that the multiple family units be integrated with the
commercial uses also allowad within the Planned Development Overlay District, This integration
ensures that commercial uses are included on the site, as described above in findings for
commercial Comprehensive Plan goals and policies. .

17.74.070. Planned Development Amendment — Review Criteria. An amendment to an existing
planned development may be either majer or minor. Minor changes to an adopted site plan may be
approved by the Planning Director. Major changes to an adopted site plan shall be processed in
accordance with Section 17.72.120, and include the following:

An increase in the amount of land within the subject site;

An increase in density including the number of housing units;

A reduction in the amount of open space; or

Changes to the vehicular system which resuits in a significant change to the location of streets,
shared driveways, parking areas and access.

APPLICANT’S RESPONSE: None.

FINDING: SATISFIED. While none of the listed changes are specifically applicable, the
Planning Director has determined that the proposed Planned Development Amendment, which
reduces the size of the Planned Development Overlay District and amends existing conditions
of approval, is considered to be a Major amendment and is therefore subject to Section
17.72,120, as addressed herein. The applicant has provided a Planned Development
Amendment request to be reviewed by the Planning Commission in accordance with Section
17.72.120.

! L0710, Ple : 0t — Review Criteria. [...] An amendment to an existing
planned development may be authorized, provided that the proposal satisfies all relevant requirements
of this ordinance, and also provided that the applicant demonstrates the following: !

17.74.070(A). There are special physical conditions or objectives of a development which the
proposal will satisfy to warrant a departure from the standard regulation requirements;

APPLICANT'S RESPONSE: This application does not propose to depart from standard
regulation requirements of commercial and residential development within the commercial lot,
thus this application demonstrates this Item is addressed.

APPLICANT'S RESPONSE TO SECTION 17.51.030(C)(1): As mentioned previously, the
applicant is requesting to modify several Conditions of Approval assoclated with Ordinance
4633, which is an existing Planned Development Overlay that applies to 12.34 acres of the
subject site. The proposed planned development amendment requests the removal of Condition
1, which is carried over from Ordinance 4605, Section 2(a-g) when Ordinance 4633 was
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enacted. When Ordinance 4633 was adopted, the City had envisioned a UGB expansion in the
NW quadrant. Since the boundary amendment wasn't realized, a large regional commercial
area was no longer needed on this area of town. However, certain assumptions were made
about the scale and intensity of a future commercial use on the site when Condition 1 was
appmyed in 1996. It was also unanticipated at the fime that similar development review
provisions and design standards would |ater be incorporated into the McMinnville Zoning
Ordinance (MZO). The following section of the Applicant's Statement address why the
provisions of Condition 1 are no longer necessary, duplicative with current C-3 standards, and
inconsistent with intended neighborhood uses on the site:

Condition 1 of Ordinance 4633, Referencing Ordinance 4506 — Section 2(a-g)

Section 2(a) - Under 17.58.100 of the MZO, the existing development code already
requires landscape plans to be reviewed by the Landscape Review Committee for
commercial, industrial, parking lots, and multifamily developments, Also, with the
proposed street plan, the entire ot would be surrounded by public streets and a8 power
substation, so the hedge screening is not applicable. As such, this section is not needad.

Section 2(b) - Under Section 17.72.090, detailed elevations, layouts, landscaping,
parking, lighting plans are required to be submitted to the Planning Director for review.
Therefore, this portion of the condition is inconsistent with current City code standards.

Sectlon 2(c)- The applicant Is considering neighborhood commercial uses for the C-3
Zoned portion of the site. Since a convenience market could be established with the
commercial development, prohibiting retail commercial activity from 12:30 a.m. to 6 a.m.
would create an issue for neighberhood residents.

Section 2(d) - The C-3 zone permits the development of structures up to 80-ft. high,
while the condition only allows 25 feet high buildings. The applicant envisions the
development of buildings up to 50-ft. high, with neighborhood commercial uses on the
ground floor and multi-family units on the upper floors. Therefore, this section s
inconsistent with current code standards and will prevents the parcel from being efficiently
developed.

Section 2(e) -  Per Section 17.56.050, exterior lighting plans are currently required for
commercial uses and must be directed away from property lines. Therefore, this element
of the condition is not required. .

Section 2(f)-  The City adopted its current sign regulations In 2008, with subsequent
revisions during the past 10 years. The current sign code fully addresses this portion of
Condition 1; therefore, it is no longer needed.

Section 2(g) - Under Section 17.33.040 outside storage must be enclosed by a sight-
obscuring fence. Any additional outdoor use restrictions could be determinad and applied
as conditions of approval when a future design review application is submitted for the
neighborhood commercial development.

In addition to Condition 1, the applicant is also requesting to eliminate Condition 2 from the
Planned Development Overlay that was enacted by Ordinance 4633. Condition 2 prohibits
residential uses within the area of the site that is currently designated as Commercial on the
Comprehensive Plan Map. As discussed above, there is currently a 700 acre shortage of
residential zoned land when addressing housing needs in McMinnville during the 2021-2041
planning period. With the proposed Comprehensive Plan Map and Zoning Map Amendments,
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6.62 acres of 12,34 acres currently regulated by Ordinance 4633 will be zoned C-3, while the
reme_uiniqg 5.72 acres will be zoned R4. The applicant is intending to submit a future land use
application for the C-3 zoned parcel to permit the development of a mixed-use development with
neighborhood commercial and multi-family units. The apartments will help address the need for
1,837 additional multi-family units in the community and will provide economic support for the
Planned neighborhood commercial use,

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #1 - 8. The proposed Planned
Development Amendment would reduce the size of the Planned Development Overlay District.
However, the amendment of the boundary of the Planned Development Overlay District s

Change on the subject site that were found to meet all applicable Comprehensive Plan goals,
policies, and review criteria, The amendment of the boundary results in a reduction of the
Planned Development Overlay District size to correspond with the 6.62 acre site that is
designated as Commercial and zoned C-3 (General Commercial), as Identified in the
Comprehensive Plan Map Amendment and Zone Change that were submitted for cancurrent
review with the Planned Development Amendment. There are special objectives of the
proposed development that warrant the amendment of the Planned Development Overlay
District to reduce its size. In particular, the Comprehensive Plan Map Amendment and Zone
Change resuilt in a portion of the existing Planned Development Overlay District praperty being
designated as Residential on the Comprehensive Plan Map and being zoned R4 (Muitiple
Family Residential). The existing Planned Development Overlay is a Commercial Planned
Development. As the portion of the site north of the 6.62 acre Commercial designation is now
designated and zoned for residential use, the removal of the site from the Commercial Planned
Development is warranted and necessary.

In regards to the existing conditions of approval, those existing conditions of approval are found
to be the standard regulation requirements for the existing Planned Development Overlay
District because they were adopted by Ordinance 4633 and currently regulate the development
of the property. Therefore, amendments to those existing conditions of approval, as suggested
by the applicant, may be approved only if there are special physical conditions or objectives of
a development that warrant a departure from the standard regulation requirements. The City
finds that some amendment of the conditions of approval are warranted given the special
objectives of the development and changes in circumstances from the time that the existing
Planned Development Overlay District was adopted in 1886. Those amendments and changes
are described below. The conditions of approval were also reorganized to capture other
conditions of approval, as described above, and to batter describe the requirements for the
development and future use of the site. In addition, the new condition of approval states that
the applicant may propose altemative design components when detalled development plans are
submitted for review to allow for the Planning Commission to have some flexibility In the future
review of detailed development plans. The condition states that the Planning Commission may
review and approve these alternative design components if they are found to be consistent with
the intent of the required site design components listed in the conditions of approval.

The existing conditions of approval, and the City's findings for whether they are still applicable,
are as follows:

Section 2(a) - That landscape plans be submitted to and approved by the McMinnville
Landscape Review Committee. A minimum of 14 percent of the site must be landscaped with
emphasis placed at the street frontage. An arborvitae hedge or some similar type of planted
visual screen shail be required along the property lines where adjacent to residentially zoned
lands.
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The applicant stated that landscaping is already required by Section 17.58.100 of the MMC,
However, the reference to that section of the code is for street free planting requirements, It is
accurate that Section 17.57.030 requires landscaping in the C-3 Zone., Also, Section
1?.5?.0?9&) requires a minimum of 7% landscaping for commercial development and 25%
landscaping for multiple family development. However, the existing Planned Development
Overlay District condition of approval requires a minimum of 14% landscaping of the site, which
exceeds the minimum requirement for commercial development in the MMC. This identifies that
there was an intention at the time of the adoption of Ordinance 4633 that more of the site would
be landscaped than what would be required by the underlying zoning.

Also, if multiple family units are developed on the site, the MMC requires 25% of the portion of
the site that is used as muitiple family to be landscaped. However, there is no clear standard in
the MMC for the amount of landscaping required for mixed-use buildings that contain both
commercial and residential uses, Therefore, the existing condition of approval remains and
requires a minimum of 14 percent of the site to be landscaped. However, language Is added to
a condition of approval to require that usable open space be provided within the Planned
Development Overlay District if multiple family dwelling units are developed on the site to provide
open space for residents. The condition specifies that a minimum of 10 percent of the site must
be designated as usable open space. The usable open space may be combined with the

community gathering space required for the commercial uses, as described in the same
condition of approval.

The City does concur that an arborvitae hedge or visual screen may not be an appropriate
planting along the property lines adjacent to residential zones, based on the intended
development of the surrounding area. Therefore, the condition of approval is amended to
remove that language, but keep the language that requires an emphasis on landscaping placed
atthe street frontage. Also, the condition of approval is amended to state that all adjacent public
right-of-ways will be improved with street tree planting as required by Chapter 17.58 of the MMC.

Section 2(b) - Detailed plans showing elevations, site layout, Signing, landscaping, parking, and
lighting must be submitted to and approved by the Planning Commission before actual
development may take place. The provisions of Chapter 17.51 of the McMinnville Zoning
Ordinance may be used to place conditions on any development and to defermine whether or
not specific uses are permissible.

The applicant has stated that Section 17.72.090 of the MMC requires detailed elevations,
layouts, landscaping, parking, lighting plans to be submitted to the Planning Director for review.
However, that is only accurate if certain development plans are proposed, such as a
development that meets the applicability requirements of the Large Format Commercial
Development Standards in Chapter 17.56.030 of the MMC. In order to ensure that detailed
development plans are submitted for review and approval by the Planning Commission, this
condition of approval remains. The condition of approval has been amended to reflect other
required conditions of approval based on commercial Comprehensive Plan policies, as
described above. Also, Section 17.51.010(B) states that “...the property owner of a particular
parcel may apply for a planned development designation to overlay an existing zone without
submitting any development plans; however, no development of any kind may occur until a final
plan has been submitted and approved.” Therefore, the condition of approval requiring the
submittal of detailed development plans is consistent with the MMC.

Section 2(c) - No use of any retail commercial use shall normally occur between the hours of
12:30 a.m. and 6:00 a.m.
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The applicant has stated that prohibiting retail commercial activity from 12:30 a.m. to 6 a.m.
would create an issue for neighborhood residents. However, the City finds that the limitation of
the hours of the proposed nelghborhood commercial uses would assist in mitigating any
potential negative impacts of the future commercial useg on the surrounding areas that are elther

developed or guided for residential use. Therefore, the condition of approval remains but has
been amended to 1:00 a.m. to 5:00 a.m..

Section 2(d) - No bullding shall exceed the height of 35 feet.

The applicant has stated that the building height of 35 fest would be restrictive o the
development of mixed-use buildings with neighborhood commercial uses on the ground floor
and multiple family dwelling units on the upper floors. The City concurs with the applicant, and
also notes that other conditions of approval described above in this Decision Document require
the Integration of muttiple family dwelling units with commereial uses through the development
of mixed-use buildings or in a development plan that integrates the uses between buildings in a
manner found acceptable to the Planning Commission, Therefore, the condition of approval
related to building height is amended to limit the height of buildings to two stories. The condition
of approval specifies that if buildings are proposed to exceed 35 feet, that they are designed
With a step back in the building wall to reduce the visual impact of the height of the building.

Section 2(e) - That if outside lighting Is to be provided, it must be directed away from residential
areas and public streets.

The applicant has stated that lighting plans are required for commercial uses. However, that is
only accurate If certain development plans are proposed, such as a development that meets the
applicability requirements of the Large Format Commercial Development Standards in Chapter
17.56.030 of the MMC. Therefore, in order to ensure that lighting is controlled and not causing
negative impacts on surrounding residential areas, this condition of approval remains.

Section 2(f) - That signs located within the planned development site be subject to the following
limitations:
1) All signs must be flush against the building and not protrude more than 12 inches
from the building face, except that up to two free standing monument-type signs not
more than six feet in height and which meet the requirements of (2) and (3) below are
allowed;
2) All signs, If lluminated, must be indirectly illuminated and nonflashing;
3) Na individual sign exceeding thirty-six (36) square feet in size shall be allowed.

The City finds that the general sign regulations in Chapter 17.62 of the MMC would allow for
much more signage in a C-3 zone than what the existing condition of approval allows. In onfier
to minimize visual impacts on surrounding residential areas, the City has updated this condition
of approval to reflect a neighborhood commereial development.

Section 2(g) - All business, service, repair, processing, storage, or merchandise displays shall
be conducted wholly within an enclosed building except for the following:
1) Off-street parking and loading
2) Temporary display and sales of merchandise, providing it is under cover of a
projecting roof and does not interfere with pedestrian or automobile circulation.

In order to minimize visual impacts on surrounding residential areas, this condition of approval
remains. The City finds that this condition of approval is more eonducive for the neighborhood
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commercial uses proposed by the applicant, and has added food and beverage outdoor seating
and food carts to the exemptions to encourage outside gathering spaces and activities,

In regards to thg allowance of multiple family dwelling units on the site, the City concurs with the
applicant's findings that there is a shortage of land for residential use in the City of McMinnville

was adopted on December 10, 1991. The need for neighborhood serving commercial
development in this area has carried forward into subsequent Ordinances, including Ordinance
4633 and the 2013 Economic Opportunities Analysis. Recognizing the need to maintain space
for commercial development and to accommodate additional multiple family development, the
City will require that five acres of this site retain ground floor commercial uses, allowing multiple
family development to ocour on the remainder of the site and as part of a mixed-use
development. The five acres of commercial development will be calculated based upon all of
the development requirements associated with the commercial development including any
standards related to the mixed-use residential development.

The City finds that conditions within the City of MeMinnville have changed significantly since the
time the Planned Development Overlay District was originally adopted in 1996. Since that time,
the City has completed studies and analyses of the avallability of land for the development of
residential uses. The most recently acknowledged Residential Buildable Lands Inventory, which
was prepared in 2001, identified a need for additional land for housing uses. That inventory,
which was titled the McMinnville Buildable Land Needs Analysis and Growth Management Plan,
identified a need for additional land for housing and residential uses of approximately 537
buildable acres, of which only 217 buildable acres have been added to the city’s urban growth
boundary leaving the city with approximately 320 acres of residential land deficlt. The City has
also completed more recent updates to the Residential Buildable Lands Inventory, which was
reference by the applicant. While that analysis has not yet been acknowledged, it also identifies
a need for additional land for the development of residential uses. The proposed amendment
to allow multiple family dwelling units on the subject site would not increase the amount of land
designated specifically for higher density residential use, but it would increase the potential for
the development of higher density residential uses on a property with an underlying zone that
already permits multiple family residential use (C-3 General Commercial zone).

17.74.070(B). Resulting development will not be inconsistent with the Comprehensive Plan
objectives of the area;

APPLICANT'S RESPONSE: The Comprehensive Plan Map is proposed to be amended
concurrently and consistent with the planned development area proposed in this Planned
Development Amendment application. This narrative addresses how the Comprehensive Plan
Map and Zoning Map amendments and the commercial and residential uses within the proposed
planned development amendment area are consistent with the Comprehensive Plan objectives
by providing neighborhood commercial and needed residential housing.

APPLICANT'S RESPONSE TO SECTION 17.51 030(C)(2): The applicant is requesting
concurrent approval of the proposed amendments to Ordinance No. 4633, an amendment to the
Comprehensive Plan Map to change a portion of the Commercial designated land to Residential,
and a zone change to designate portions of the area regulated by the ordinance as C-3 and R-
4. The applicant is also requesting approval of a zone change to designate the remainder of
the Baker Creek North Planned Development area R-4. As discussed in the above narrative,
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the propnsed land use actions and resulting development are consistent with applicable
Comprehensive Plan goals, policies, and objectives of the area,

FINDING: S{hﬂEFIED. The City concurs with the applicant’s findings, and also refers to the
findings provided for the applicable Comprehensive Plan goals and policies in Section VIl
(Conclusionary Findings) above.

17.74.070(C). The development shall be designed so as to provide for adequate access to and
efficient provision of services to adjoining parcels;

APPLICANT’S RESPONSE; The area of the planned development amendment is surrounded
by existing and proposed strests. Thus, access and services will be available to adjoining
parcels from and through those streets. Upon future development of the planned development
amendment site with the commercial C3-PD overlay, public right-of-way along Baker Creek
Road will be improved and dedicated to the City and a public utility easement along street
frontages will be granted. Documents to affect the dedication and granting of right-of-way and
easements will be recorded in the local County records,

FINDING: SATISFIED WITH CONDITION #5 & #8. The City concurs with the applicant's
findings, and adds that a condition of approval is included to allow for the review and approval
of the access and intemal circulation of the commercial development site. A condition of
approval is also Included to require a traffic impact analysis that will analyze proposed access
paints to the commercial site, the fu netionality of the internal circulation system, and the impacts
of the traffic patterns created by the commercial development on the surrounding streets. The
traffic impact analysis will also ensure that the future commercial development of the site is not
designed to route excessive traffic through adjacent residential neighborhoods or exceed the
traffic-carrying capacity of adjacent streets. The condition of approval requires that the traffic
impact analysis be provided prior to any future development of the site.

17.74.070(D). The plan can be completed within a reasonable period of time;

APPLICANT'S RESPONSE: The plan to amend the planned development can be completed
in a reasonable amount of time. The amendment will be done as soon as the City passes
ordinances to affect the change.

FINDING: SATISFIED. The City concurs with the applicant’s findings.

17.74.070(E). The streets are adequate o Support the anticipated traffic, and the development
will not overload the streets outside the planned area;

APPLICANT'S RESPONSE: The site of the planned deveiopment amendment is adjacent to a
minor arterial with capacity planned in the City's Transportation Plan adeguate to serve the area
with over ten acres of commercial use. The applicant's traffic analysis shows this. The proposed
use is 6.62 acres with no less than 2 acres of neighborhood commercial and no more than 120
multi-family dwelling units. The intensity of the proposed uses in the application are less than
the intensity of the commercial use planned for in the City's plans under the current planned
development scenario. Therefore, development of the site as the amendment proposes will not
overload the streets, rather the impact will be lighter than planned for by the City.

FINDING: SATISFIED WITH CONDITION #5 & #8. The City concurs with the applicant's
findings, and adds that a condition of approval is included to allow for the review and approval
of the access and intemal circulation of the commercial development site. A condition of
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approval is also included to require a traffic Impact analysis that will analyze proposed access
points to the commercial site, the functionality of the internal circulation system, and the impacts
of the traffic patterns created by the commercial development on the surrounding streets. The

traﬁ_ic Impact analysis will also ensure that the future commercial development of the site is not

Creek R::uad and Highway 99W, but shall not be limited to only those intersections. These
intersections shall be included in the future traffic impact analysis because they were referenced

of approval requires that the traffic impact analysis be provided prior to any future development
of the site.

17.74.070(F). Proposed utility and drainage facilities are adequate for the population densities
and type of development proposed;

APPLICANT'S RESPONSE: The ares amended by the planned development has street
frontage, sanitary sewer service and other utilities available as shown on the plans that are
adequate for development of the site. No development of the site Is proposed at this time.

FINDING: SATISFIED. The City concurs with the applicant's findings, and would add that the
City provided opportunity for review and comment by city departments, other public and private
agencies and utilities, and McMinnville Water and Light to ensure the coordinated provision of
utilities and services to the subject site based on the proposed land use request. Based on
comments received, adequate levels of sanitary sewer collection, storm sewer and drainage
facilities, municipal water distribution systems and supply, and energy distribution facilities,
either presently serve or can be made available to serve the site. No comments were provided
that were in opposition or identified any issues with providing utilities and services to the subject
site for the intended use. At the time of development of the site, final development plans will be
required to provide a detailed storm drainage plan, a sanitary sewer collection plan (if necessary
for the use), and the provision of water and power services. Any right-of-way improvements
required for the subject site will be required at the time of development as well.

17.74.070(G). The noise, air, and water pollutants caused by the development do not have an
adverse effect upon surrounding areas, public utilities, or the city as a whole.

CcD

APPLICANT’S RESPONSE: No development of the site is proposed at this time. However,
neighborhood commercial and multi-family impacts are those anticipated for typical urban
development. Noise, air, and water pollutants from the site will no impact surrounding properties.
Surrounding properties are buffered from the site by public strests.

FINDING: SATISFIED. The City concurs with the applicant’s findings.
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Executive Summary

1. The proposed development includes 144 units of multifamily low-rise apartments and 30,258 square feet of
retail area located north of NW Baker Creek Road, east of NW Hill Road, and west af NW Meadaws Drive on
tax lot R441800100. Access to the site will Include two connections to a new road network canstructed with
the approved development on the property to the north of the site, The site will also have a connection to
NW Baker Creek Road.

2. The proposed development is expected to generate 127 trips during the moming peak hour, 131 trips during
e evening peak hour, and 2,618 trips during an average weekday,

3. Based on the most recent five years of available crash data, no significant trends or crash patterns were
identified at the study intersections that ware indicative of safety concerns. Accordingly, no safety mitigation
is recommended per the crash data analysis.

4. Based on the sight distance analysis, adequate Intersection sight distances to the east and west of the site
access study intersection are available along NW Baker Creek Road. No sight distance related mitigation is
necessary at the site access intersection.

5. Based an the results of the traffic signal assessment for the intersection of NW Baker Creek Road at NW
Michelbook Lane, and in comparison to the Traffic Signal Assessment conducted in 2021, traffic signal
warrants will be met approximately one year sooner (2027 or 2028) than predicted in the 2021 analysis.

6. Based on the results of the operations analysis, all study intersections are currently operating acceptably per
City of McMinnville standards and are projecied to continue operating acceptably through the 2026 buildout
year. No operational mitigation is necessary or recommended at these intersections as part of the proposed
development,

7. Based on the intersection gueuing analysis, all applicable turning rmovements at the study Intersections have
adequate storage space to accommodate projected 95™ percentile gueues at each intersection. Accordingly,
no intersection queuing related mitigation is necessary or recommended as part of the proposed

development,
Baker Creek Morth Commercial Development July 21, 2023
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Project Description

Introduction

The praject site is located on Tax Lot R441800100 at NW Hill Road and NW Baker Creek Road in McMinnwille,
QOregon. The site is currently undeveloped. The project consists of the development of 144-unit multifamily low-
rise apartments and 30,258 square feet of retail area.

This Transportation Impact Analysis (TIA) report examines the impacts of the proposed development on the
transportation system in the vicinity of the project site. The purpase of this report is to review the safety and
efficiency of the transportation facilities that will be impacted by the proposed develapment,

Based on the City's comments, the study area includes intersections that are under the jurisdiction of the City of
hMchdinnville:

1. NW Baker Creek Road at the Site Access

4 MNW Baker Creek Road at NW Meadows Orive

3. NW Baker Creek Road at NW Michelbook Lane; and
4. NW Baker Creek Road at N Baker Streat

Acditionally, the City requested a traffic signal assessment at the intersection of NW Baker Creek Road at NW
Michelbook Lane to determine if traffic signal warrants will be met sooner with the proposed developrmant in
place than what was anticipated in the 2021 Traffic Signal Assessment’

All supporting data and caiculations are included in the appendices to this report.

Location Description

Tne proposed development is located north of NW Baker Creek Road, east of NW Hill Road, and wast of NW
Meadows Drive on tax lot R441800100. A vicinity map is shown In Figure 1 with the subject site outlined in
yellow, As shawn in the site plan, access to the site will include two connections ta a new road network
constructed with the approved development on the property 1o the north of the site. The site will alse have a
connection 1o NW Baker Creek Road.

' Kittelson & Assaciates, NW Baker Creek Road/NW Michelbook Lane Traffic Signal Assessment, Nov 2021
Baker Creek Morth Commercial Development Juby 21, 2023
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Figure 1: Vicinity Map (image from Google Earth)

Vicinity Streets
The study area includes roadways under state, county, and city jurisdiction that are expected to be impacted by
the proposed development Table 1 describes each of the vicinity roadways.

Table 1: Vicinity Roadway Descriptions

Functional Travel Speed Curbs & | On-Street | Bicycle
Street Name R ; S : T
Classification Lanes {mph) Sidewalks | Parking Facilities
3 35

; ol Partially h
NW Baker Creek Road Minor Arterial Both Permiittad Both
NW Hill Road Minar Arterial 3 35 Partial  Prohibited  Partial
NW Meadows Drive Minor Collector s 25 Baoth Sides  Permitted MNone
MW Michelbook Lane Miner Collector 2 25 Both Sides Parl:i‘a lly Mone
Permitted
N Baker Street Minor Arterial 2 30-35  BothSides oAl | nans
Permitted
Study Intersections

Based on coordination with agency staff, three existing and one proposed intersections were identified for
analysis. A summarized description of the study intersections is provided in Table 2.

Balker Creek Morth Commercial Develapment July 21, 2023
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Table 2: Study Intersection Deseriptions

Traffic Control Phasing/Stopped Approaches

NW Baker Creek Road at o . .
1 the Sits Acenss Thrae Legs Stop-Controlled 5B Stop

MW Baker Creek Road at : L
2 NW Meadows Drive Four Legs Stop-Controlled NEB/SB Stop.

MW Baker Creek Road at

3 NW Michelbook Lane Three Legs Stop=-Controlled NB Stop
NW Baker Creek Road at i f <A
* M Baker Strest Four Legs Signalized Permitted EB/WB/NB/SB Lefts

A vicinity map showing the project site, vicinity streets, and study intersection configurations is shown in
Figure 2,

Transit

Yamhill County Transit typically provides fixed route service along OR 99W, SW 2™ Sireet, NE Evans Street and

through some of the nearby neighborhoods, The closest stops to the proposed development are |located at the

intersaction of SW 2™ Streat & NW Hill Road, approximately 1.3 miles south of the site, and at NE Baker Creek

Road & NE Evans Street, nearly 1.6 miles east of the site. The summarized description of the transit line is shown

in Table 3.

Table 3: Transit Line Description

' Typical

Transit Line FHIR
(TriMet)

Service Area Service Times Headways Mearest Stops
(Minutes)
M-F 809 AM - 05:09 PM &0

ME Baker Creek
Rouwe 3 Sodii Narth.east. = Saturday _ = Road & NE Evans:
Downtown No Service Street
Sunday = .
M-F  7:34 AM - 05:34 PM 60 [ 1
West and Linfield SW 2" Street &
ol University SAMEY No Service NW Hill Road
Sunday =

Baker Creak North Commerdial Development Juby 29, 2023
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Site Trips

Trip Generation

To estimate the number of trips that will be generated by the proposed development, data far land use code
220 (Multifamily Housing (Low-Rise)) was used to estimate the trip generation of the apartments based on the
number of units. Data for land use code B22 (Strip Retail Plaza (<40k)) were used to estimate the proposed trip
generation based on the gross floor area of retail.

Internal Capture

Due to the mixed-use nature of the development, there will be some amount of internal trip capture. Internal
capture is directly related to its mix of on-site land uses. When combined within a single mixed-use
development, these land uses tend to interact and thus attracl a portion of each other's trip generation, Internal
capture reduces the number of new trips and does not add additional vehicles to surraunding transportation
system including the site accass intersections.

Internal capture was determined by referencing data from the Trip Generation Hondbook?. Internal trip capture
a1 the proposed development was estimated using the recommenced procedure in section 6.5 of Trip
Generation Handbaok as implemented in NCHRP 684 spreadsheet tool, The detailed calculation is attached,

Pass-By and Diverted Trips

The proposed retail is expected to attract pass-by and diverted trips to the site. Pass-by trips are trips that leave
the adjacent roadway to patronize a land use and then continue in their original direction of travel, Like pass-by
trips, diverted trips are trips that divert from a nearby roadway not adiacent to the site to patronize a land use
befare continuing to their original destination. Pass-by trips do not add additional vehicles to the surrounding
transportation system; however, they do add additional turning movements at site access intersections. Diverted
trips may add turning movements at both site acgess and other nearby intersections,

Pass-by trip generation was determined by referencing data fram the Trip Generation Manual®. Since the pass-
by rates for land use code 822 (Strip Retail Plaza (<40k)) is not provided, the pass-by rate 40 percent for land
use code 821 (Shopping Plaza (40 - 150k)) was used for evening peak hour trips. No pass-by rate for morning
peak hour and daily trips was applied.

Trip Generation Estimates
Tne initial trip generation calculations show that the proposed development is expected to genarate 127 trips
during the morning peak haur, 131 trips during the evening peak hour, and 2,618 trips during an average

weekday. The trip generation calculations are surmarized in Table 4. Detallec trip generation calculations are
included in Appendix A

£ Institute of Transportation Engineers (ITE), Trip Generation Handbook, 3° Edition, 2074
¥ Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition, 2021,
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Table 4: Trip Generation Summary

Land Use Size/Rate

Multifamily Housing
(Low-Rise)

Strip Retail Plaza (<40k) 822 30,258 SF
Internal — Multifamily Housing (Low-Rise)
Internal — Strip Retail Plaza (<40k)
Pass-By Trips (AM: 0%, PM: 40%, ADT: 0%)
TOTAL MNew Site Trips

220 144 units

Trip Distribution

Morning Peak :
Evening Peak Hour Weekday

Total
o Tou [rom o Jou ool

4

43

1
0
o

56

28
1

71

58
71
2

17

46

100

o

a7

99
1
40
56

73 870
199 1648
2 z
25 =
3 Bﬂ =
¥ 2618

The trip distribution for the site was estimated based on the residential trip distribution used for the Baker Creek
North Subdivision Traffic Analysis Report prepared in July 2019%, The Baker Creek North Subdivision site lies
immediately narth and east of the propased development and has access to the same roadway network. Some
minor maodifications related to the future connection of NW Meadow Drive betwean NW 23 Street and NW
Cottonwood Drive are proposed but the broader distribution Is anticipated to be the same, which Includes:

s Approximately 25 percent of site trips will travel to/from the south along NW Hill Road

Approximately 25 percent of site trips will travel to/from the south along NW Michelbook Lane

e Approximately 20 percent of site trips will travel to/from the east along State Highway 99W

o Appraximately 10 percent of site trips will travel to//from the narth along N Baker Street

s Approximately 10 percent of site trips will travel to//from the south along N Baker Street

s Approximately 5 percent of site trips will travel to//from the south along NE Meadaws Drive

¢ Approximately 5 percent of site trips will travel to//from the south along NE Evans Street

Trip Assignment

The trip distribution and assignment for the total site trips generated during the maorning and evening peak
hours are shown In Figure 3. Residential, retall primary, and retall pass-by trip assignment for each peak hour

are shawn in Figures A, B, and C In the appendiy, respectively.

4 Charponneau Engineering, LLE, Traffic Analysis Report for Baker Creek North Subdivision, MeMinnville, Cregan, luly 2019,
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Traffic Volumes

Existing Conditions

Traffic counts were conducted on Thursday, June 15, 2023, from 7:00 AM 1o 9:00 AM and from 4:00 PM to 6:00
PM at the following intersections;

1. NW Baker Cresk Road at NW Meadows Drive
2. NW Baker Creek Road at MW Michelbook Lane: and
3. NW Baker Creek Road at N Baker Street

The traffic volumes traveling to/rom the west of the Intersection of NW Baker Creek Road at NW Meadows
Prive were used to estimate major-street volumes at the proposed site access location. Data was used from
each intersection’s respective moming and evening peak hours.

Figure 4 shows the adjusted year 2023 existing traffic volumes at the study Intersections during the marning and
evening peak hours.

Background Conditions

To provide an analysis of the impact of the proposed development an the nearby transportation facilities, an
estimate of future traffic volumes s required. To account for general background growth through the year 2026,
an annual 2.5 percent growth rate was applied to the year 2023 existing conditons baseline volumes for three
vears. In addition ta the general growth, traffic from the following developments was added to the network
valumes:

s Ogzk Ridge Meagows

o  Baker Creek West (100% Caompleted)
s Baker Creek East (93% Completed)

o Baker Cresk North (55% Completed)
o Elysian Subdivision

Figure 5 presents the year 2026 background volumes for the morning and evening peak hours.

Buildout Conditions

Peak hour trips calculated 1o be generated by the proposed development, as described earlier within the Site
Trips section, were added to the background volumes to estimate the buildout velumes.

Figure & presents the year 2026 buildout volumes far the marning and evening peak hours.

Baker Creek Morth Commercial Development July 21, 2023
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Safety Analysis

Crash History Review

Using data obtained from ODOT's Crash Data System, a review of approximately five years of the most recent
available crash history (January 2017 through December 2021) was performed at the study intersections. The
crash data was evaluated based on the number of crashes, the type of colllsions, and the severity of the
collisions, Crash severity is based on injuries sustained by people involved in the collision, and includes five
categories:

»  PDO - Property Damage Cnly

» njury C— Possible Injury

* |njury 8= Suspected Minor Injury
» njury A= Suspectad Serious Injury
» Fotalty

Crash rates provide the ability to compare safety risks at different intersections by accounting for both the
number of crashes that have occurred during the study period and the number of vehicles that typically travel
through the intersection. Crash rates were calculated using the common assumption that traffic counted during
the evening peak hour represerts approximately 10 percent of the AADT at the intersection.

Table 5 provides a summary of crash types while Table 6 summarizes crash severities and rates for each of the
study intersections. Detailed crash data s provided In Appendix C.

Table 5: Collision Type Summary

Crash Type

Intersection Total
1 Baker Road & Meadows Drive 0 0 0 0 0 4] 0
2 Baker Creek Road & Michelbook Lane 2 5 0 0 (o 0 o]
3 Baker Cresk Road & Baker Street 8 4 4 0 0 B 8 16

Table 6: Crash Severity and Rate Summary

, Sever It\ Total Crash
Intersection
-ﬂ- Cradies s

1 Baker Road & Meadows Drive 0 0 6,870 15]
2 Baker Creek Road & Michelbook Lane 4 3 0 0 0 7 1,230 0342
3  Baker Creek Road & Baker Street 4 0 2 0 0 16 17,220 0.509

Baker Creek Morth Commerdal Devalopment July 21, 2023
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Based on the most recent five years of available crash data, no significant trends ar crash patterns were
identified at the study intersections that were indicative of safety concerns. Accordingly, no safety mitigation is
recornmended per the crash data analysis, Crash reports for the study intersection are included in appendix.

Sight Distance Evaluation

A sight distance analysis was performed for the intersection of NW Baker Creek Road at the site access. To
evaluate the sight distance available at these intersections, intersection sight distance was measured and
recommended in accordance with the current AASHTO manual.® According to AASHTO, the driver's eye [s
assumed 1o be 14.5 feet from the near edge of the nearest travel lane of the intersecting streat and at a heignt
of 3.5 feet above the minor-strest approach pavement. The vehicle driver's eye-height along the major-street
approach is assumed 1o be 3.5 feet above the cross-street pavement.

Based on the posted speed of 35 mph along NW Baker Creek Road, the minimum recommended intersection
sight distances along Hardcastle Avenue include the following:

o 390 feet to the west for left-tum vehicles.
e 335 feet to the east far right-turn vehicles.
e 250 feat for the stopping sight distance

At the site access intersection along MW Baker Creek Road, sight distance to the east was measurad to be in
excess af 1000 feet Sight distance to the west was measured to be in excess of 600 feet. Based on these
measuremeants, adequate intersection sight distances to the east and west of the site access study intersection
are avallable along NW Baker Creek Road, Mo other sight distance related mitigation is necessary at the site
access intersection.

Warrant Analysis
Left-Turn Lane Warrants

A left-turn refuge is primanly a safety corsideration for the major-street approach, removing left-turning
vehicles from the through traffic stream. Warrants were based on the methodolagy autlined in the MNational
Cooperative Highway Research Program (NCHRP) Report Number 4575, This methodology evaluates the need
for a left-tum lane based an the number of left-turning vehicles, the number of travel lanes, the number of
advancing and opposing vehicles, and the roadway travel speed. Detailed infarmation on the warrant analysis is
included in Appendix C.

Left-turn lanes (Two-Way-Left-Turn-Lane) are already presented along NW Baker Creek Road at the applicable
study intersections.

3 amaerlcan Assoclation of State Hignway and Transportatan Officials (AASHTO), A Policy on Geometric Design of Highways
and Streets, 7th Ecition, 2018,

& Bonneson, James A. and Michael D. Fontaine, NCHRP Report 457: An Engineering Study Guide for Evaluating Intersection
Irmpravements, Transportation Research Board, 2001

Baker Creek Morth Commercial Development July 21, 2023
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Traffic Signal Assessment

Accorging to the Transportation System Plan in May 20107, the City of McMinnville has identified future traffic
signal contral at the intersection of NW Baker Creek Road at NW Michelbook Lane, Based on the NW Baker
Creek Road/NW Michelbook Lane Traffic Signal Assessment Techinical Memorandum in November, 20218, the
signal assessment was analyzed in developing 20-year forecast traffic volumes without the commercial portion
of the Baker Creek North Development which represents the proposed project for this TIA. Per the City's
request, this TIA determined if traffic signal warrants will be met sconer with the propased development in place
than what was anticipated in the 2021 Traffic Signal Assessment.

To provide an analysis of the impact of the proposed commercial development for the traffic signal warrants at
the study intersection, the traffic valumes to/from the proposed commercial development added to the baseline
volurmes provided in the 2021 Traffic Signal Assessment. Since the builldout year of the proposed development is
2026, years after 2026 were included in the analysis,

The warrant analysis results comparison is summarized in Table 7 for the marning and evening peak hours. The
detailed calculations are attacned in Appendix C.

Table 7: Warrant Analysis Results Comparison

Without Baker Creek North Commercial With Baker Creek North Commercial
elopment (In 2021 Traffic Signal Assessment) Development
2.5 % Growth Rate o Growth Rate rowth Rate
(Scenario 1) (Scenario 2) (Scenario 1) {Scenario 2)
2026 - Warrants 2 and 3 Warrant 2 and 3 Warrants 1,2, and 3
2027 Warrarit 2 Warrants 1.2, and 3 ‘Warrants 1.2, and 3 Warrants 1.2, and 3
2028 Warrants 1,2, and 3 Warrants 1,2, and 3 Warrants 1,2, and 3 Warrants 1,2, and 3

As shown in Table 7, In comparison to the analysis conductead in 2021 Traffic Signal Assessment, traffic signal
warrants are met one year prior to the identified year of 2028 for scenario 1 and year of 2027 for scenaria 2.

T City of McMinmwille, Transportation System Plan, May 2010
8 Kittelson & Assaciates, NW Baker Creek Rood/NW Michelbook Lane Traffic Signal Assessment, Nov 2021

Baker Creek North Commercial Development July 21, 2023
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Operational Analysis

Intersection Capacity Analysis

A capacity and delay analysis were conducted for each of the study intersections per the signalized and
unsignalized intersection analysis methodologies in the Highway Capacity Manual (HCM)?, Intersections are
generally evaluated based on the average control delay experienced by vehicles and are assigned a grade
according to their operation. The level of service (LOS) of an intersection can range from LOS A, which indicates
very little, or no delay experienced by vehicles, 1o LOS F, which indicates 2 high degree of congestion and delay.
The volume-to-capacity (v/c) ratio is a measure that compares the traffic volumes (demand) against the
available capacity of an Intersection.

The analysis was performed using Synchro {version 11) software. The overall signalized v/c ratios were calculated
following the methodologies in Chapter 16 of the ODOT APM for the critical intersection w/c ratio. This
methadology was performed for all signalized intersections.

Mability Standards

All impacted streets within the study area are under City of McMinnville jurisdiction.

According to the McMinnville Transportation System Plan (TSP), the Mobility Standard for all local(City)
intersections and streets shall be a volume/capacity (v/c) ratio of 0,90,

Delay & Capacity Analysis

The LOS, delay, and v/c results of the capacity analysis are shown in Table B for the morning and evening peak
hours. The detailed calculations are attachea in Appendix D,

Table & Capacity Analysis Summary

Mobility AM Peak Hour PM Peak Hour

1. 'NW Baker Creck Road at the Site Access

Intersection & Condition

2026 Buildout Condition 0.90 0.05 8 12 0.07 B 3
NW Baker Creek Road at MW Meadows Drive
2023 Existing Condition 015 B 15 0.08 C 16
2026 Background Condition 0.90 018 c 1T on S5 19
2026 Buildout Condition 023 C 7 017 = 2
3. MW Baker Creek Road at NW Michelboek Lane
2023 Existing Condition 0.22 C 16 022 B 14
2026 Background Condition: 0.90 0.36 £ 22 0.48 = 24
2026 Bulldout Condition 044 D 26 0.59 D 31

* Transportation Research Board, Highway Capacity Manual 6™ Edition, 2076,
Baker Creex North Commercial Development July 21, 2023
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Table 8: Capacity Analysis Summary

: Mobility AM Peak Hour PM Peak Hour
Intersection & Condition . i

4, NW Baker Creele Road al N Baker Strest

2023 Existing Condition 053 B 14 054 T
2026 Background Condition 0,90 0,62 B 16 062 5 8
2026 Buildout Condition 0,65 B 16 0.63 B 8

Motes: [ ocotions that do not mest standedras are BOLDED.

Based on the results of the operations analysis, all study intersections are currently operating acceptably per City
of McMinnville standards and are projected to continue operating acceptably through the 2026 buildout year.
Mo pperational mitigation Is necessary or recommended at these intersections as part of the proposed
development,

Queuing Analysis

An analysis of projected queuing was conducted for the study intersections. The 95™ percentile queue lengths
were estimated based on the same Synchro/SimTraffic simulations used for the delay calculations. The 95%
percentile queue is-a statistical measurement which indicates there is a 5 percent chance that the queue may
exceed this length during the analysis period; however, given this is a probability, the 95" percentie queue
length may theoretically never be met or coserved In the field,

The 95" percentile queue lengths reported In the simulation are presented in Table 8 for the merming and
evening peak hours. All gueues more than 5 feet longer than a multiple of 25 wers rounded up to the nearest
25 feel, equivalent to an average vehicle length, Those that were 5 feet or less than a multiple of 25 were
raunded down since 5 feet is equivalent to the space between queued vehides. Detailed queuing analysis
reports are Included in Appendix D.

Baker Creek Morth Commercial Development July 21, 2023
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Table 9: 95' Percentile Queueing Analysis Summary

hvﬂlldhle 2026 Background Queue (ft) | 2026 Buildout Queue (ft)

Intersection/Movemernit

1. NW Baker Creek Road at the Site Access

EB Left 150 - - 25 25
WB Through-Right 340 - = 0 0
S8 Left-Right 50 = = 50 50
. NW Baker Creelk Road at NW Meadows Drive
EB Left 150 25 25 25 25
EB Through-Right 900 25 25 25 0
WB Left 150 25 50 25 50
WE Through-Right 200 25 0 25 0
NB Left-Through-Right 125 75 50 75 50
S8 Left-Through 145 50 75 50 75
SB Right 50 50 50 50 50
3. NW Baker Creek Road at NW Michelbook Lane
EB Through-Right 180 25 0 25 25
W8 Left 80 50 75 50 75
WB Through 160 0 25 25 25
NB Left-Right 650 100 125 125 175
4. NW Baker Creek Road at N Baker Street
EB Left 200 150 200 150 200
E8 Through-Right 860 275 300 250 350
WE Left 150 50 100 25 75
WB Through-Right 615 125 275 125 275
NB Left 250 75 e 75 225
NB Through-Right 480 125 225 150 325
SR Left 225 100 75 75 100
S8 Through-Right 285 175 225 175 250

Based on the imtersection queuing analysis, all 2pplicable turming movements at the study intersections have
adequate storage space to accommodate projected 95" percentile queues at each intersection. Accordingly, ne
intersection queuing related mitgation Is necessary or recommended as part of the proposed development.

Baker Craek Morth Commerdial Development July 21, 2023
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Conclusions

Key findings of this study include:

« Based on the most recent five years of available crash data, no significant trends or crash patterns were
identified at the study intersections that were indicative of safety concerns. Accordingly, no safety mitigation
is recommended per the crash data analysis,

e Based on the sight distance analysis, adequate intersection sight distances to the sast and west of the site
access study intersection are available along MW Baker Creek Road. No other sight distance related
miitigation [s necessary at the site access intersection.

» Based on the results of the traffic signal assessment for the intersection of NW Baker Creek Road at NW
Michelbook Lane, in comparison to the analysis conducted in 2021 Traffic Signal Assessment, traffic signal
warrants are met one year prior to the identified year of 2028 for scenario 1.and year of 2027 for scenario 2.

= Based on the results of the operations analysis, all study intersections are currently operating acceptably per
City of McMinnwville standards and are projected to continue operating acceptably through the 2026
buildout year, No operational mitigation i5 necessary or recommended at these intersections as part of the
proposed development.

« Based on the intersection gueuing analyss, all applicable turning movements at the study intersections have
adeguate storage space to accommodate projected 95th percentile queues at each Intersection,
Accordingly, no intersection gueuing related mitigation (s necessary or recommended as part of the
proposed development,

Baker Creek North Commercial Developrment July 21, 2023
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Appendix A - Site Information

Site Plan
Trip Generation Calculations
Intemal Trip Calculation

Primary & Pass-by Trip Assignments

Baker Creek North Commercial Development T/21/2083
Transportation Impact Analysis
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TRIP GENERATION CALCULATIONS
Source: Trip Generation Manual, 11th Edition

Land Use; Multifamily Housing (Low-Rise)
Land Use Code: 220
Land Use Subcategory: Not Close to Rail Transit
Setting/Location General Urban/Suburban
Variable: Dwelling Units
Trip Type: Vehicle
Formula Type: Rate
Variable Quantity: 144

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 0.4 Trip Rate: 0.51
Enter | Exit | Total Enter Exit | Total
Directional Split | 24% 76% Directional Split | 63% 37%
Trip Ends 14 44 58 Trip Ends 46 27 73
WEEKDAY SATURDAY
Trip Rate: 6.74 Trip Rate: 4.55
Enter Exit Total Enter Exit Total
Directional Split | 50% | 50% Directional Split | 50% | 50%
Trip Ends 485 | 485 | 970 Trip Ends 328 328 656
Caution: Small Sample Size
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TRIP GENERATION CALCULATIONS
Saurce: Trip Generation Manual, 11th Edition

Land Use: Strip Retail Plaza («40k)
Land Use Code: 822
Land Use Subcategory: All Sites
Setting/Location General Urban/Suburban
Variable: 1000 SF GFA
Trip Type: Vehicle
Formula Type: Rate
Variable Quantity: 30.258

AM PEAK HOUR PM PEAK HOUR
Trip Rate: 2.36 Trip Rate: 6.59
Enter Exit Total Enter Exit Total
Directional Split | 60% 40% Directional Split | 50% 50%
Trip Ends 43 28 71 Trip Ends 100 99 199
WEEKDAY SATURDAY
Trip Rate: 54.45 Trip Rate: O
Enter Exit Total Enter Exit Total
Directional Split | 50% | 50% Directional Split | 50% | 50%
Trip Ends 824 824 | 1648 Trip Ends A NA NA
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NCHRP B-51 Intarnal Trip Gaplure Estimation Tool
Project Name: Baker Gresk Norh Organization; River Gity Companies
Project Location: WW Baker Creak Rd & NW Hill Rd Performed By: LM
Scenario Description:|  Buildout Date: Aza/2023
Analysis Year: 2025 Chacked By:
Analysis Period: AM Streat Peak Hour Date:
Table 1-A: Base Vehicle-Trip Generation Estimates (Single-Use Sita Estimata)
Larid Use Development Data (For Information Onaly ) Estimated Vehicle-Trips
ITE LUGs' Cruantity Units Total Enlering Exiting
Orffice [#]
Retad B2 a0 k! T 43 2B
Restaurant hst 0
Cinama/Entartainment 1]
Residential 220 144 init 58 14 44
Hotel L
| Al Other Land Uises®
Tetal 129 57 72
Table 2-A: Mode Split and Vehicle Occupancy Estimates
Larid Usa Entering Trips Exting Trips
Vah, Ocg. % Traneit | % Non-Molorized Veh. Ogz, % Transit % Non-Motorized
Ciffice
Retai 14T 0% 0% 1.18 0% 0%
Restaurant
Cinema/Entertainment
Residential 113 0% 3% 104 0% 2%
Huoted
Al Other Land Usas”
— Table 3-A: Average Land Use Interchange Distances (Fect Walking Distance)
Dastination (To)
Oviein (Frorn) Office Raiall Restauran CinemalEntertainment Residential Hatel
Cffice T T ;
Retail
Restaurant
Cinema/Enteriainment
Residential
Hotel
Table 4-A: Internal Person-Trip Origin-Destination Matrix®
Destination (Ta)
SRR (B CinemalEntertainment
Offica
Retad ks
Restaurant 3]
CinemalEntariainmani 0
Residential 1]
Hotei &
Table 5-A: Computations Summary Table B-A: Internal Trip Capture Percentages by Land Use
Tatal Enfering Exding Land Lise Entaring Trips Exlting Trips
All Pargan-Trips 146 66 B0 Oiffica MR WEA
intemal Capture Parcentage 0% 0% 0% Ratall 0% 1
Restauran! Pl Wi
|Extermal Vahicle-Trips™ 127 56 7 Cinema/Entertninment A MIA,
|Extnmal Teansit-Trips” 0 0 ] Residential 0% 0%
|Estemal Mon-Moterized Trips* 2 1 i Hotal hIA NiA

"Land Usa Codes [LUCS) from Trip Generation [nformations! Repart . publishad by the Institute of Transportation Engineers.

“Tatal estimate for all other land uses at mixed-usa davelopment site-not subject to internal trip capiure computations n this estimator

s'fahlda-ﬁpa compuled using the mode split and venicle oocupancy valuss provided in Table 2-4

*Pergon-Trips

“Indicales computation thal has been rounded [o he rearast whole numbser,

Estimation Tool Daveloped by the Texas Transparialion insfifule
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Project Name: Baker Greek North
Analysis Period: AM Street Peak Hour
Table 7-A: Conversion of Vehicle=Trip Ends to Person-Trip Ends
et Tahle T-A (O Entaring Trips Table 7-A (O} Exiting Trips
Wah, Dcc. | Vehicle-Trips Parson-Trips® Wah, Oz, Vehicle-Trips Person=-Trips"
Offica 1.00 0 Q 1.00 0 0
Retail 117 43 50 1.16 28 32
Restaurant 1.00 4 0 1.00 0 1]
Cinama/Entertainmeant 1.00 4] Q 1,00 v} ]
Residantial 1,13 14 16 1.08 44 48
Hotal 1.00 0 0 1,00 [ 0
Table 8-4 (O): Internal Person-Trip Origin-Destination Matrix {Computed at Origin)
) Destination (To)
Orfgge (Fxn) Cffice Retail Rastaurant Cinema/Entertainment Residential Haotal
Office e = Al 0 0 o B 2
Retall g AT A 4 Q 4 ]
Restaurant 0 ] = - It 0 0 0
CinemalEntertainment a ] a T T (T ] 0
Residental i 0 10 [4] e o i}
Hotal Q 0 0 1] 0
Table 8-A (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)
; Destination (To)
i ol Offlce Retail Restaurant Cinema/Entartainment Reaidanbal Hatal
Qffice s 16 ] i [1] 0
Ratail 1] e [ 1 o 0
Restaurant ] 4 S| 0 1 o
Cinema/Entertainment 1] 0 0 e i — g SR Y [ 0
Residential 0 g o 0 [ f;ﬁ:'&‘k_"ﬂ‘! 0
rotsl ) 4 Q a o 5 TehE £
Table 9-A {D): Internal and External Trips Summary (Entering Trips)
Destinatii Land Uss PEIDS:QH-T!‘ip Eslimatas : External Trips by Mode®
Intsrmal Extamal Total Vahicles Transit® Mon-Motorized’
Office 0 0 0 o 0 ]
Fatall ] & 50 43 (1] o
Restaurant 0 0 Q 0 1] ]
CinamalEntertainmant 0 o] 0 o o 0
Resdantal 0 16 16 13 o 1
rotal 0 ] 0 0 0 0
All Other Land Uses® [0 0 [ [ ] 0
Table S-A (O} Internal and External Trips Summary (Exiting Trips)
Persar-Trip Estimales Ertornal Trips by Mode™
QoA as Intarnal Extarnal Tatal Wehicles® Transit' MNon-Matarized®

Offica o Q H] o o 1]
Retail 0 a2 32 2B 1] 1]
Restaurant o [¢] 0 ] ¥] o
Cinema/Entertainment o 0 Q o o 1]
Residential 0 48 48 43 +] |
Hatal i} u] a i) s 1]
Al Other Land Uses” 0 0 Q 1 0 0

Vehicle-trips computed using the mode split and vehicle scsupancy values provided in Tabla 2-A

2F’lﬂr!i-u!'l-Trﬂ.:ﬁ

M otal estimate for all olher land uses at mxad-use devalopment site-not subiect to intemal irip captura compudations in this estimalor

*Inthicates computation that has been rounded to the neares! whole number,
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MCHRP 8-51 Internal Trip Capture Estimation Tool
Project Name: Bakar Cresk horth Organization: River City Companies
Project Lecation: W Baker Creek Rd & N Hill Rd Performed By:
Seenario Description:|  Bulldout Data: W2A2023
Analysis Year: 2025 Checked By:
Analysis Period: PM Street Peak Hour Diate:
Table 1-P: Bass Vehicle-Trip Generation Estimates {3ingha-Use 3tk Estimats)
T Developmant Data (For Information Only ) Estimated \Vehicle-Trips
ITE LUcs' Quwantity Units Tolal Entaring Exlting
Office ]
|Faai 822 30 kosf 189 100 g
Restaurant kisf 1]
Cinama/Entertainmant 0
Residential 270 144 umit T3 48 27
Hoted ]
All Gther Land Uises®
Tatal 3 i 272 146 126
Table 2-P: Mode Split and Vehicle Occupancy Estimates
L s Entaring Trips Exiting Trips
Veh. Ocs. % Transit | % Non-Moiorized Veh. Oes, % Tranait % Non=-Motorized
Crffice
Retad 121 0% 0% 1.18 0% %
Rastaurant
Cinama/Entertainmant
|Rasidantial 1.18 0% 3 1231 0% 4%
Hoaitel
| All Other Land Uges’
Table 3-P: Average Land Use Interchange Distances (Feet Walking Distanca)
i Dastination (Ta)
rigin {Fram) -
Office |  Redsil Restaurani | CinemalEnterfainment Residantial Hotal
Offica =5 = =
Retai 400
Restaurant e
Cinema/Enterisinmeant
Residantial 400
Hotal Sk e =
Table 4-P: Internal an—?ﬂp Origin-Destination Matrix*
) Dastination {To)
Ovigin (From) Cffice Retail Restaurant CinemalEnierizinment Residental Hotal
Dffice Ertememy] 0 ] i [
Retal 0 R 0 [i 24 0
Restaurant ] [3] 4 0 ] [}
Cinema/Entertainment 0 0 [ T i o ]
Residantial 1] 11 0 o 0
Hatel 0 0 0 0 0
Table 5-P: Computations Summary Table 6-P: Internal Trip Capture Percentagas by Land Use
Total Entaring Exiting Land Lise Entering Trips Exiting Trips
All Person-Trips 24 174 150 Office MiA NIA
Intarnal Capiure Percentage 22% 208 3% Ratail 8% 21%
Restaurant A A
External Vehicle-Trips” 211 115 98 Cinama/Entertainment MIA MIA
Estamal Transit-Trips’ a Hesidantial A45% 3%
|External Non-Motorzed Trips’ i 1 1 Hoted A WA
'Land Usze Cedas (\LUCg) fram Trip Generadion informational Repard, published by the Institute of Transpertation Enginears,
*Tolal estimate for all other iand uses at mixed-use development site-not subject to inlemal trip capture computations in this estimatar
*Wehicle-irips compuled using the made sglit and vehice ocoupancy values provided in Table 2-F
J'F’itlr:mrh-Tripeat
*Indicates computatlon that has been rounded fo the nearest whole number.
Estimsiion Tool Develgped by the Texas Transpodation Institule
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Project Name: Baker Craek North
Analysis Period: PM Street Peak Hour
Table 7-P: Conversion of Vehicle-Trip Ends te Person-Trip Ends
Cand Uk | Tabla ¥-P (D); Entering Trips Table 7-P {Q): Exiting Trips
| eh, Doe. Vehice-Trips | Parson-Trips” Vah, Ooe. WVahlole-Trips Parscn-Trips*

Office | 1.00 o ] 1.00 0 (i
Retail 1.21 100 121 1.18 a8 117
Reslaurant 1.00 "] 0 1.00 a Q
Cingma/Enterfainment 1.00 o 0 1.00 0 ]
Residentisl 1.15 46 53 1.21 iT a3
Hotel 1.00 D ] 1.00 1] 1]

Table B-P (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

| Destination (To)
Sy 1 Office Retall Restaurant Cinemal/Entartainmant Residential Hatel
Dffice LF R o o ]
Retai 2 f— 3l 34
Restaurant o ] [ e
Clnema/Entertalnmant | '] 7] ]
Residential | 1 13 T
Hoiel | (] ] i
Table 8-P (D). Internal Person-Trip Origin-Destination Matrix (Computed at Destination)
Destination (To)
S e Ofice Retall Restaurant Cinematntertainment Reskdeniial Hotel
Dffice [ i E—— in i [i] 2 a
Rstad — ] [F o = e [ n 74 0
Restaurant o 51 [ a B [
Cinemal/Entertainmeant o B 1] =1 A3 a2 a
Residantial 1] 11 i 2 ey - 0
Halsl ] 2 0 ) o
Table 8-P (D): Internal and External Trips Summary (Entering Trips)
it e i s Parson-Trip Estimates External Trips b! Mode*

internal Extemal Total Vhiclas' Transit* Non-Motorizad”
Office i} o 0 o D 0
Relail 11 110 121 91 D 0
Restaurant 0 0 0 g 1] ]
CinemalEntertainmant a 8] 1] a 0 0
Residential 24 23 53 24 D 1
Hoted 0 4] i) o 8] 0
All Other Land Uses™ 0 0 0 0 0 0

Table 9-P (0): Internal and External Trips Summary (Exiting Trips)
Origin Land Use Parson-Trip Estimalas External Trips by Mode*

Internel Extamal Total Wehicles' Transi Non-Motorized”
Office o} 4} 0 ) 0 0
Ratail 24 B3 147 70 0 0
Rastaurant a a o o u] v}
CinemalEntertalnment a a "] 0 0 0
Rasidantial 14 22 a3 i 1
Hatel a a [ ] 8] ]
all Other Land Uses’ ¢ 1 0 0 0 2

’Vahlda-mps computed using the mode spilt and vehicle occupancy values provided in Table 2-P

‘Parscn-Trips

"Tatal estimate for all other land uses al mixed-use development site-not subject 1o inleral trig capture computations in this estimator

*Irdicates compuiation that has been rounded to the nearest whaole number,
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b 44
H PERCENT OF PROJECT TRIPS

RESIDENTIAL SITE TRIPS
N gur | TOTAaL
AW [ a3 | =Ba
i 24 17 | M
AM PEAX HOUR
1 .
s Ts Ta
& m [£=3 oom (€5 &= — 3
d L dlls|go g2 &o
P / o 2laTe qp aTp
1d =3 1= —oe 1w ™o a0
21_ 1?1
P PEAK HOUR
| 2
wp
' :
=

Piok4

<

NW Boger Creek Rood

Si)

10%
>

£
Lh
j"

EE e | = 'LQ'%
AR E . NL i
: x| B AN E %i :
: T MdE L 8
= E—i /_ 3
: * /|
o scals
: " SITE TRIP DISTRIBUTION & ASSIGNMENT Figure A
@ :11‘:&;'&? Proposed Development Plan - Residential Site Trips Baker Creek North
AM & PM Peak Hours 7/21/2023

AMENDED on 10.11.2023
208 of 386




KRR

<H FERCENT OF PROJECT TRIPS

RETAIL PRIMARY =1
IN auT TOTAL
AM 43 28 71
Phi 51 33 90

AM PEAK HOUR

2
%
- m (€26 \ Do
[ & B \ [ di5
2T ',[ e i
i 1=
<4
PM PEAK HOUR
m M [£—28 3 29 naa <12
d b £l &0 dibe?
3 rlar e G et |
23 == 173 B2 o 53| oo
3 ar
i'_""‘l
P L

70%

45
N Baier Creey Roaa _—IGL_

10%
+—>

M Baker Stredt

be o
AN 5E! g | v il
il g l; i
i > | 2% & S % =
= = 8 3 ~i By
3 Ni -
. % /il
scale
| SITE TRIP DISTRIBUTION & ASSIGNMENT Figure B
@ ,?,Téfé;r Proposed Development Plan - Retail Primary Baker Creak North
AM & PM Peak Hours 7/21/2023
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HXE

<I_l> PERCENT OF PROJECT TRIPS

RETAIL PASS-BY
IN ouTt TOTAL
| AM ] [£] 4]
[ PM 40 40 &0
AM PEAK HOUR
3
g1 s 4
o o [P oga [0 &0 ooo |0
d L dl5|L0 ro AN R
w Q*ﬂ‘r* q P Qﬁw
G---) 0 _:} ooo ﬂ'—) 2 9 g_} oo
0 1 {u] —\L 0—\1’
PM PEAK HOUR
3
3 2 B T—g
&4 0 coo |0
i o JLLILO
a1 “ P s MG T
Ccoo o= @ o 0—| coo
! e
F
=
50%
F—
50 __{:;}_
Jj’ I c _‘_—1‘) o VW Baker Crogk Roog
L (i) ® I‘--l—_._;:_!-r g 3
8 ?: - ; S
@ E }E
= g e
o scale
i SITE TRIP DISTRIBUTION & ASSIGNMENT Figure C
mnﬁley Proposed Development Plan - Retail Pass-By e el B
AM & PM Peak Hours 74212023
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Appendix B — Volumes

Traffic Counts

In-Process Data

Baker Creak North Commercial Development T
Transportation Impact Analysis

AMENDED on 10.11.2023
211 of 386



+ Location: 1 NW MEADOWS DR & NW BAKER CREEK RD AM
G - Date: Thursday, June 15, 2023

Peak Hour: 0O7:30 AM - 08:30 AM

ALL TREFFIC AT GERVICES

(303) 2162439
www.alltrafficdata.net Peak 15-Minutes: 07:55 AM -08:10 AM
Peak Hour
Muturlzed Vehicles Heaw Vehiciea Pedestrians
| @
wn':u.,uw!m
| 2 - ;; e | (| ) —
W HALER CREER RO
e
L J \_ i
(282)
un — N L' " -y t-?- ! ¥ I—
g _t -7 N .
075 W DBl E 0,85 0 _l o S W £
0 2 v g =
38— L‘-‘ -] cu — 400 ”_11q . 1 - 1 ~ &
{502 {611 L [} g
I s e 1r® 1 : |
. m oo | BAKE CRERKRD PR oo _li_i
| | o | 1 w—
i MEADCS TR l. ' l 1‘
|56) O 7 R (11} i 3
Wole: Total study counts contained in parentheses.
HV% PHF
EB 35% 0.75
WB 4.3 0.85
NB 3B% 0.78
S8 0.0% 0.ea
Al 3.6% 081
Traffic Counts - Motorized Vehicles
NW BAKER CREEK RD NW BAKER CREEK RD NW MEADOWS DR NW MEADOWS DR
Intarval Easbound Westbound ~ MNorthbound Southbound Ralling
Star Time UTum Left Thu Right UTum LeR  Thru Right U-Tum Left  Thw  Right U-Tum Lefi  Thu  Right Toll  Hour
7200 AM a i} 1 1 1] 1 7 i ] I} 0 3 0 ] a 1 24 456
7.05 AM i} v} 14 1} v} 2 8 2 0 [t} a ¢} 0 0 o} 1 28 489
7:10 AM a 2 15 0 0 1 4 1 0 0 a 2 0 1 a i} 8 523
7:15 AM a 0 13 0 0 3 5 | 0 (i} 0 1 0 1 a 0 4 548
Fi20 AM Q 0 18 0 0 2 10 ¢ 0 0 0 -1 0 0 Q 1 38 g72
7:25 AM L} 0 20 0 v} 1 4 2 0 0 d 4 0 1 0 i} 32 574
7:30 AM 0 118 0 fi— ool N T R [ D FER IR T R
7:35 AN (1] o s 0 ] z g 1 0 o o 4 bl z 0 0 4. 51
7:40 AM LR T S N RS S [l I S A e e
T:45 AM 0 0 34 0 0 i [ ] ] o o 7 i 1 Fie | 56 54
TS0 AM ] 1 Vi) 0 0 2 A0 0 0 ] (H 8 i} i} A 1 1 40

810 AM 0 [ 25 ] 0 1 17 0 i 0 o I S
B15.AM 0 T 0 o A B 1 il (1} 0 T 0 1 ] | 53
B:20:AM 0 r R 0 0 Z 1 (i iR 0 = i | o 9 a8
825 AM 0 i B 0 0 i B 1 0 i B T oy 00 %
B:30 AM ] | g 0 i 1 11 0 0 0 0 2 i (] 0 0 4
B:35 AM ] ] 1§ 1 i 2 5 2 0 0 0 ) b o 0 (] 1)
B:&0 AM 0 1] n 0 0 1 T l 0 ] a 1 H] ] 4] 0 4
B:45 AM 4] a2 0 0 2 14 S ] 0 i 3 o 0 0 VT
B:50 AM 0 0 17 1 0 1 7 2 0 i 0 ] ] 0 0 1 #
B:55 AM | 0 12 ] 0 3 ] i a 0 0 1 0 i 0 1 25
Count Tatal i 14 488 3 0 5 216 23 0 2 0 109 0 W 0 16 08
Pk Hour 0 Boa o 0 3w 10 ] 2 0 8 0 14 t 1 586
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Traffic Counts - Heavy Vehicles, Bicycles on Road, and Pedestrians/Bicycles on Crosswalk
Interaal Heavy Vehices . Interval _ Bicycles on Roadway Interval Pedestians/Bicycles on Crosswalk

SarTme €8 N3 WB S8 Tol S@nTme EB NB  WB 0SB  Tow SutTme EB  Ne  WB 8B Toml

7.00 AM 0 0 1 0 1 700AM 0 0 0 0 0 700 AN 0 ¢ 0 6 0
7:05 AM 0 0 1 0 1 T:05AM 0 0 0 D 0 7:05AM 0 0 0 0 0
7:10 AM 1 0 1 0 2 TADAM 0 0 0 0 0 7:10 AM 0 1 0 0 1
7:15 AM 1 0 1 0 2 TA5AM 0 0 0 0 0 FASAM 0 0 0 0 0
7:20 AM 0 1 0 0 1 T20AM 0 0 o 0 0 7:20AM 0 0 0 0 0
7:25 AM 1] 0 0 0 0 T25AM 0 0 ] 0 D F25AM @ 1 ] ] 1
7:30 AM 1 0 1 0 2 TADAM ¢ - b 0 0 0 730AM B s g3y 410 2
T35 AM o 0 1 0 1 7:35AM 0 0 00 0 7:35AM TR R 0 2
T:40 AM gt [ 0 TADAM 0 0 60 0 740 AM 1 1 8 0 2
TASAM. 1 0 0 0 1 7:45AM 0 0 0 0 0 TASAM 2 0 0 0 2
7:50 AM Gin L 0 0 0 7:50AM 0 0 0 0 0 7:50AM g |9 1 { 1

8:10 AN o 1 1 1 1 B10AM 0 o o 0 0 840 [ B 0avT Ty O
B:15 AM. 1 a 1 ] 2 Bi58M 0 0 i} 0 0 B15 AN - o 0 o
8:20 AM 1 1 0 0 7 B0 AM 0 0 (R 0. B20AM 3 o 0 8 &
8:25 AM gic B e P e A ¢ 9 0 0 0 B2AN el SRLAs . e
830 AM 0 0 0 0 0 8:30 AM 0 0 0 0 0 830 AM 0 0 o 0 0
8:35 AM 1 0 1 0 2 8:35AM i 0 0 0 0 &35 AM 0 0 0 1 1
840 AM 0 0 1 0 1 B840 AM 0 0 0 0 0 Bd0AM 0 0 0 0 0
8:45 AM 0 0 2 0 1 Bu45AM 0 0 0 0 0 345 AM 0 1 0 0 1
850 AM 0 D 0 0 0 8:50AM 0 0 1 0 i B50 AM 0 0 0 1 1
855 AM 0 0 0 0 0 &55AM 0 0 0 0 0 B:55AM 1 1 0 0 2
CountTotal 14 4 15 ¢ 33 CountTotal 0 i {0  2CouniTolal 41 8 1 2 7]
P:E_S_E‘:‘l:.ﬂ_l._l-_r 1" 3 7 i} 21 Peak Hour 0 4 0 il { Peak Hour 10 4 4 0 15
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ctd

ALL THAFFIC DATA SERVICES

(303) 216-2439
www.allitrafficdata.net

Location:
Date: Thursday, June 15, 2023

Peak Hour: 07:35 AM - 08:35 AM
Peak 15-Minutes: 0Q7:50 AM - 08:05 AM

2 NW MICHELBOOK LN & NW BAKER CREEK RD AM

Peak Hour
Motorized Vehicles Heavy Vehicles Pedestrians
] 0 BhE o ] o
l I MW MITHELBODE (Y l ;’
I BARER CREER M2 L83 e R - | o o 8 o s —
e ——"
[425) 5 :J Ir L bL : {456} l L 0
T " -7 s Lo l i I
I _ T d— N — ) =
083 W o8s E 080 L. | - W E =
e L T U s v gEeE =
= — 1 — r: P - a
1863 B’ L 982} o i g g 5
il 1 o R i ! : !
S rg o= o [MWBAKER CRESK AD I el o=l ’—' e m—y
L] L) m—
WY MICHELSODK LN l I 1 ‘I
(152} b R Y (130] ¢ g
Mote: Tolal study counts contained in parentneses.
Hys FHF
EB 1.7% 083
We 3.3% 0.23
NE 25% 0.77
5B 0.0% 0.0
Al 2.2% 0.85
Traffic Counts - Motorized Vehicles
NN BAKER CREEK AD NW BAKER CREEK RD NW MICHELBOOK LN MW MICHELBOOK LN
Interval Easibound Westound || Morthbound Southbound
Start Time UTum Let Thu Right U-Tun Left  Thu  Right U-Tum Left Thu Rght U-Tum Lefl Thn  Right Totl
7:00 AM 0 0 2 0 0 1] 13 0 0 i} 0 3 0 0 0 0 37
705 AM 0 a i) vl 0 0 13 0 0 0 1} 2 0 0 0 0 35
7-10 AN i} 0 22 2 0 2 5 0 0 0 i} | 0 0 i 0 32
7:15 AM 0 0 93 2 0 1 g 0 0 2 ] 5 0 0 a 0 52
T20 A i} 0 a5 k| 0 4 12 1] 0 1 0 a3 0 0 a 0 bil:)
7:25 AM ] 0 a 1 0 3 9 ] (i ] 0 3 0 0 0 0 53
7:30 AM 0 a a0 Z i 4 17 ] 0 i a 3 0 1] i} 0 56
T;Sﬁ-ﬂH' 0 g 4% 2 1} 7 12 0 a 11 0 1 0 0 o 0 &4
To40 AM o RS [ 0 A (i L] 2. il 4 : KT S i
T:45 AM 0 8 | BB L (] B M 0 0 1 ] 2 0 1] 0 0 87

205 AM
810 AM
215 AM.
.20 AM
B25 AN
3:30.8M
B:35 AM
B:40 AM
8:45 Al
8:50 AM
B:55 AM
CountTota
Peak Hour

:mcccaccn.n-:ﬁnﬁb

51
51

45

28,
14

21
29
28
16

573

e BN a

14
20
13
18

oo coecoc o0 a0 e

226

»a

= o ﬂﬂﬂoﬂﬂ.'d_ﬁ.-ﬂﬂ_ﬂ

T U T [0 T T
B A 0 | I A ¥
8 0 1} 0 0
o (o | TR R
g L0 0§ 0 S
CA R T I TS
7 0 0 o 0 52
3 0 0 o 0 4
7 0 ] ] D
B 0 i ] 0 5
1 0 ] o 0 38
w o 0 i 0 1559
8 0 ] ] V-
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T44
et
280
904
LLY
%70
981
983
471
445




Traffic Counts - Heavy Vehicles, Bicycles on Road, and Pedestrians/Bicycles on Crosswalk
Interval . Heavy Vehicles ~ Interval Bicycles on Roadway Interval PedesinansBicydes on Crosswalk

Sefme EB NG WB  SB  Toa SWiTme EB NG W SB  Tow SeiTme EB B ~ WB SB Tois
7:00 AM .

0 0 1 0 1700 AM 0 g 0 0 0 TH0AM 0 0 0 0 0
7:05 AM 0 0 3 0 8 7:05AM 0 0 0 0 0 TH5AM 0 0 0 0 0
7:10 AM 0 0 0 0 0 THOAM 0 0 0 0 0 T:A0AM 0 0 0 0 0
715 A 2 0 1 0 3 T15AM 0 0 0 0 0 T:A5AM 0 0 0 0 0
20 AM 1 ] ] 0 1 720 AM H 9 a 1] 1 T:208M 0 i} i] ] D
7,25 AM 1 0 0 0 1 7T25AM 0 0 0 0 0 7:25AM i 1 0 0 1
7.30 AM 1 0 3 0 4 T30 AM 0 0 0 a 0 T30AM ] 1 0 U} 1
7:35 AM 0 0 S 0 T35AM 1 0 i 2 TA5AM 0 PFn AL
740N 8 0 0 0 T40AM 6 o 6 0 0 740AM N 0 0
7:45 AM ] 0 o 0 0 745 AM ] 9 0 0 0 7:45AM L) 56 ] L 1

8:05 AM AN AR SR U o e T O R S FA
B10AM 0 0 0 0 0 810AM BRI B MR e R R
8:15AM eql . 1 0 § B15AM g T gk 0 s R T
BOAM' Lz o e 0 oz sl o @ 8 W L TR T (SRR
825 AM 0 0 0 0 0 B25AM GaSD 60 | G S
830 AM pIw s B 0 2 830 AM 0 0 g D §- e e 0
8.5 AM 0 0 3 0 3 835AM 0 D 0 0 0 o 0 0 0
8:40 AM 1 0 0 0 1 840 AM ] 0 1 0 0 0 0 0 0
B:45 AM ] 1 2 0 3 B45AM ] ] g 0 0 ] 0 0 0
B8:50 AM 1 0 0 0 1 E:B0AM 0 0 ] 0 0 0 0 0 0
B:55 AM 1 ] ] ] 0 &55AM 0 0 il 0 D B:55AM 0 { ] 0 0
CoumtTotsl 18 3 22 0 43 CountTotal 2 { 30 8 Count Tatal 5 |3 6 0 3
Peak Haur " 2 8 0 22 Peak Hour 2 ] & 0 4 Peak Hour 0 1 0 0 1

AMENDED on 10.11.2023
215 of 386



c*d Location: 3 N BAKER ST & NW BAKER CREEK RD AM
.

Date: Thursday, June 15, 2023
Peak Hour: 0O7:40 AM - 08:40 AM

ALL THASFIC DATA SEMVICES

{303) 2162430

www.alitrafficdata,net Peak 15-Minutes: 08:05 AM - 08:20 AM
Peak Hour
Motorized Vehicles Heavy Vehicles Pedestrians

(57} ;g o no (s

L B [

W BAKER CAEER #O) | ~ é o | w
) JIL —J
e

(359) 1L
85 o= N L — 7 (8- ) L 8 ' N I
13 T - T 13— M d— 7 o =
078 iRl ., 873 ZJWH-E_? e W E
53— 55- 5 rﬂ - 456 I q - 5 l-u p—T = =
f677) B < 744 0 - 0 | s 1

A S ar s
Nwmx_l Il 1 _l °1° EIJ _ImD =

(453) 250 080 IM (3%

18 21
Mole; Total study counis contalnad in parentheses,
y Hv% PHF
EB 2% 078
WB 3% 073
NB  103% 080
| TB4% 070
Al 45% 087
Traffic Counts - Motorized Vehicles
NW BAKER CREEK RD NW BAKER CREEK RD N BAKER 5T N BAKER ST
Interval Eastound Westbound MNorthbound Southbound Rofing
Star Time U-Tum Lefi Thu Right U-Tun Leh  Thaw  Right U-Tum Lefi  Thu  Rght UTum Lel  Thu  Right Totl  Hour
7:00 MM (] 78 f (] D 7 1 0 1 10 0 0 1 12 5 65 1,000
7:05 AM 0 2 17 4 [i} i} T 2 0 1 L 1 i 1 1 4 B2 1,048
7:10 AM 0 i 5 ] 0 8 1 (] o ¥ 1 0 1 a9 2 60 1,109
7:15 AN 0 g 19 4 ] 1 7 4 0 g 10 1 0 1 7 2 8 1N
7:20 AM 0 4 I 5 ] VR || 2 0 i 3 0 0 { il 5 B4 127
7:25 AN 0 i o 8 ] 2 i1 t 0 { 10 1 0 z 18 5 B8 1,286
7:30 AN 0 7o 3 o TR 0 0 z 8 1 0 1 8 8 70 1,283
7.35 AM 0 ] 34 ] i} 0 B [} 0 1 g 1 0 1 a & B7 1,308
T:A0 AM. L 4 o g e e (RS AR, RN SN 3. |E 4 A0 3as
7:45 AM 6 42 0B [ W e e e e St e S el ek
50 AM o i e 1 ¢ o8 GE e o T T Y - VST R £ R 4.1
7:55 AM 0 gl 23 5 b 6 48 1 (TR T Y - T ] I B SR ST
200 AM 0 38 2 0 [ T [ R | 1 0 @y o 1,205
8120 AM 0 3B B (] ¢ ¥ T 0 B [T = 5
B:25 AM 0 7 8 L] o L AN VI T | 1T D 3 8
B30 AM 0 5 0 ] ] i AR g 0 o M 0 I 4 B
B:35 AM 0 8 @0 4 0 R SR R LR R S A L 4w
8:40 AN b 70T 5 (] R 3 a 2 10 1 0 I 1 i
B:45 AN 0 7 3 o 115 0 ] z g 1 0 Y 4 78
B:50 AN 0 B 25 § ] 1 7 2 0 3 5 0 0 & 5 7 w2
BESAM I I 1 o D13 4 0 < 00 0, '3 4 @
Court Total 0 208 862 108 0 47 285 &3 0 5 8 47 0 65 335 {20 2205
Peak Hour 0 130 388 58 VT S A o0 43 18 8 0 40 188 72 433
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Traffic Counts - Heavy Vehicles, Bicycles on Road, and Pedestrians/Bicycles on Crosswalk

Interval _ HeawyVehices Intervai Bieytles on Readway Interval Pedestrians/Bleydes on Crosswalk

Sifme EB N8 WB SB  Tom SenTme E8 N3 WB S8 Tol S@nTme EB8 N wB 8B Tol
7:00 AW 0 0 1 3 4 7:00AM 0 0 0 0 0 THOAM 0 0 o o 0
7:05 AM 0 D 2 3 5 7.05 AM 0 0 0 0 0 TO5AM 0 0 0 0 0
A0 AM 1 1 1 1 4 T10AM 0 0 0 0 0 TA0AM 0 0 0 ] 0
7:15 AM 1 2 0 2 5 TA5AM 0 0 0 0 0 TASAM 0 0 b i} b
7:20 AM 0 1 0 1 2 720AM 0 0 0 0 0 7:20AM 0 0 D i} 0
7:25 AM 1 1 0 0 2 TO5AM 0 0 0 0 0 T25AM 0 0 0 0 0
7:30 AM 0 0 2 2 4 T30AM 0 i 0 0 0 7:30AM 0 1 0 0 1
7:35 AM 0 f 0 1} 1 7a5AM 0 0 0 0 0 7:35AM 0 0 0 0 0
74D AM 1 o [ 3 & TADAM 1 g s o 1 0 i D a 1
T:45AM D T 1 4 & T45AM ] 0 0 0 0 0 ¥ o 1 2
7:50 AM g El o 36 TS0AM e i e e P T R
o IRt SRR CORIIE R R T YOS R R gz (EERE - 2 2
£:00 AM 1 4 0 0 5 600 AM 0 0 0 (] 0 2 Va1 T | [ GO

3 1 0 1 § B20AM ] 0 T | 0 e o A 0 0 0
0 2 0 z 4 BISAM o o a 0 0 B25AM 0 oy 0 0 o
0 1 2 3 6 630 AM 0 0 a0 0 B:30AM oAE Rl T L
0 0 1 2 3 B3BAM B e U e 0 BBAN R L R T
2 1 1 ! 5 8A40AM 0 0 1 1 2 B40AM 0 0 0 0 0
0 1 0 1 2 BABAM 0 0 0 0 0 B:45AM 0 0 b o 0
0 0 0 5 5 850 AM 0 0 0 0 0 8:50AM 0 0 0 0 0
1 3 0 2 6 &55AM 0 0 0 0 D B55AM 0 0 0 0 0
CouniTotal 18 32 14 43 107 Count Total 1 0 z 4 Count Total [ 4 0 D Y—
PeakHour 12 by 7 24 64 Peak Hour 1 9 1 0 2 Peak Hour 0 3 0 6 g
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ctd

ALL TAKFFIC DATA SERTICES

Location:
Date: Thursday, June 15, 2023

1 NW MEADOWS DR & NW BAKER CREEK RD PM

(303) 216.2439 Peak Hour: 04:45 PM - 05:45 PM
www.allirafficdata.net Peak 15-Minutes: 05:10 PM - 05:25 PM
Peak Hour
Motorized Vehicles Heavy Vehicles Pedestrians
(281 15 618 1 (m i 0
l I WY MEASCWE DR l I
WU BERER CAREK RD w l—- ol | A J'I-U [
(559} L ) _l L
w e DT vl bl 1 1
083 B o - 12 7 | | N i —
- 218 [~ o s_..wﬂ-Ern no W E =
i481) “'10 11 r,ﬁ” 51 L TR ~ i s i
E..u:.trmmmn a1r —l,._‘_,
! ) 1
N MEADOWS [ .I, I 1 I- =
{13) N S 78} 8 1
Woie: Total study counts containad in parentheses.
H% BH=
EB  22% (83
WE  03% 079
NB  z21% 072
58 BT% 0TS
Al 2%  0.96
Traffic Counts - Motorized Vehicles
NW BAKER CREEK RD NW BAKER CREEK RD NW MEADDWS DR NW MEADOWS DR
Interval Easthound  Westbound Horthbound __ Bouthbound Rolling
Start Tima UTum Left Thu Right U-Tum Left  Thu Right UTum LeR Thu Rgnt UTum Lel Thu Right Tatal Hour
4:00 PM 0 I ¢ a ] i 0 0 0 0 2 0 0 1 0 43 506
405PM 0 1 2 i 0 1 ] 0 0 0 0 5 0 o { 0 B2 607
410 PM t I { 3] 0 2 n i 0 0 0 1 i 0 0 0 | 603
415PM 0 0 18 o 0 718 0 o 0 ] 1 0 2 i O 4 6
420 PM 0 1 19 0 0 4 M 0 ] ] o 0 i} 1 0 V- B
4:25 PM 0 0 28 1 ] T 1 t o 0 3 0 0 o 0 85 6EE
430 PM 0 0 18 | 0 7 2% i 0 o 0 0 0 2 o 0 48 668
435 PM o I | 1 0 7 19 i a & 0 1 | 1 0 D 50 67
4:40 M 0 i 12 4] i 3 i a 0 0 2 0 0 o 0 6 B
445 PN ] 1 18 i 1] ENNET 0 0 1 ) Z o 2 i} 0: 5§ par
450 FM O § b 0 R MR S e T O S 0 1 6 d 4 6%
4155 P USRI TS DI TS B S S R R S T G i St
B0 PM 0 07418 D 0 4 16 1 D [ T | 1L T 0 54 &
5:05 PM 9 o 19 0 i 5z 1 ] if 0 7 : SRR 2 = AR -

5:25 PM ] 1 22 1
530 PM 0 1 14 0
535 PM o 1 18 0
540PM 1] ] 2 i}
545 PV 0 2 12 ]
5:50 PM L} 0 18 0
£:55 PM = ] ] 20 0
Count Tola| 0 14 43 B
Peak Hour 0 & 23 4

0 1
0 10
0 5
0 7
0 B
0 2
0 4
o 122
o 78

NN B8

17
574
2

oo e o QD o

2 D oo QS OO O

3 & 0 g 5o 55
4 o o 0 1 53
] ] 1 a A 50
3 0 ] 1 (I i
7 0 1 i 0 5
4 il a ] 1 41
i e e o 0w =
72 o 18 3 B 1268
44 i 8 1 5 6
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Traffic Counts - Heavy Vehicles, Bicycles on Road, and Pedestrians/Bicycles on Crosswalk
Interval _ Heevy Vehicles Interval Bicycles on Roadway Interval Pedestians/Bicycles on Crosswaik

SefiTime EB N6 WB  SB  Tol SwTme EB  NB WB S8 Tot Silme EB  NB  WB  SB  Tow
£:00 PM

0 0 0 [} 0 400PM a 0 a a 0 400PM 0 0 i} 0 ]
4:05PM 0 1] i 1] 0 405PM i il a i 0 406PM 0 1 ] i} 1
40 PM 0 ] 0 0 0 410PM ] 0 ] a O 410PM 0 0 o ] (1]
415 PM 0 fi I i 0 4:15PM 0 i} 1 i} 1 4£15PM 1 0 0 i 1
4:30 PM 0 0 0 0 0 420PM 1} a o 0 0 420PM 0 0 a a Q
4:25 PM 0 0 1] 0 0 &25PM ] 1 0 [t} 1 4:25PM a 0 a 0 i}
430 PM 0 0 2 0 2 &30PM ] ] 0 b 0 4:30PM 1 2 il (] 3
435 PM 0 0 0 ] 0 &35PM 0 [t} b b 0 435PM 1 0 ] 0 1
4.40 PM 0 0 0 0 0 440PM ] i] ] ] 0 4:40PM 0 0 0 0 0
445 PM 1 0 1 0 7 445PM 0 0 0 G 0 4u45PM 0 g - 1/
50N 6 0 0 0 0 esoRy 6 0 0 0 0 450PM - U/t = S
e & o boou oz ammt o B g a0 oo ol D S B i
5:00 PM AL 1 3 500PM 0 o o 0 0 S0OPM fiias e amya .
505 PM 0 0 13 0 0 505PM i o o i 0 H05PM PIEL | FR 0 o 0

5:25PM 0 0 ¢ 0 0 525PM o 0 0 0 0 525PM A Tl 0 0 0
530 PM. 0 0 o 0 0 530PM o 0 o 0 0 S30PM I ot 0 0 0
535 PM [} (] 1] 0 0 53580 0 1} 1] i1 0 &3I5PM | | D o o 1
540 PM o 9 0 0 0 540PM 0 o 0 0 0 S40PM 1 R L T | {: VR
S45FM 0 0 0 0 0 545PM 0 0 0 0 0 S45PM 1 b 0 0 1
5:50 PM 1 0 1 0 2 SEOPM 0 0 o 0 0 5E0PM D 0 0 ] i)
5:55 FM 0 0 0 0 0 555PM ] 0 ] (] 0 555PM 0 b b 0 0
CountTotel 6 1 & 1 12 Count Total D 1 2 o ACountTotdl 6 4 0 0 10
Peak Hour 5 1 1 1 8 Peak Hour ] 0 1 ] 1 Peak Hour 2 i ] 0 3
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c.l. d Location: 2 NW MICHELBOOK LN & NW BAKER CREEK RD P\

Date: Thursday, June 15, 2023
Peak Hour: 04:45 PM - 05:45 PM

ALL TRAFFIC TR SERVICES

{303) 2162439
www.allrafficdata.net Peak 15-Minutes: 05:15 PM - 05:30 PM
Peak Hour
Motorized Vehicles Heavy Vehicles Pedestrians
] 0 el 4 i) : .
l I NP MACHELBOCK LN l I-
Wi BAKER, CAEEK Ry 8. =@ | . | [4—0
(1,033 JILUu (1,240 1L ' il =
(s | Lo ' '
555 g N 51 LS ) Lo 1 ‘k
G | - 57 0 N —
0az W ota E 087 0 = W E
5 o o v G -
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Note: Total study counts contained In parenineses.
MV PHF
ER 19% o092
WB  02%  Dar
NB 08% 076
=8 0% 000
Al na% o
Traffic Counts - Motorized Vehicles
NW BAKER CREEK RD NW BAKER CREEK RD HW MICHELBOOK LN NW MICHELBOOK LN
Interval Easlbound : Westhound m Morthbound " Southbound Relling
Starl Time UTum Left  Thu Right U-Tum Let Thu Right UTum Lek  Thu Rl UTum Lefl T Right Tofal  Hour
4:00 PM 0 0 28 0 il £ # i 0 3 0 5 ] 0 0 0 B9 103
4:05 PM 0 o 36 ] 0 B 3 0 0] 0 D 14 0 0 0 0 1 1087
£10 PM 0 0 18 1 0 g 43 i 0 i 0 ] ] 0 0 0 77 1028
415 PM 0 0 23 ] 0 g8 a0 0 0 2 0 1 1] 0 0 i 64 1047
420 PM 0 0 M 3 (] i a7 i f 2 D 2 i 0 0 0 85 1,08
425 PM 0 0 3 0 ] B 4 0 D Z 0 5 0 0 0 0 91 1,100
4:30 PM 0 TR 4 0 f k3| i 0 3 a & 0 ] ] 0 BS 1,104
435 PM 0 1 S ] 0 R 0 0 1 0 5 0 0 0 ] 79 1,110
4:40 PM 0 0 = 4 o 5 a8 0 D 1 0 B ] 0 0 0 BE 1,118
445 PM CTRRS L 1 05 AT celiai i 0 3 . IO PSR, T o v B 12
4:50 PM ) g 53 i N 0 0 8 0 & 0 0 o 8 1118
4:55 PM ] i B end 2 Q1 e Ry L 0 4 i 0 0 0 0 o8 18
500 PN 0 0 M 2 0 ! 0 0 1 ¥ i o (] 0 0 85 110
505PM 0 . & W RS CIRGEETIE ol TS0l TG TS R R Ea
510 PM DR N o O LA 1 TUNSC - SR L s T e e 0 ¢ 5

5:30 PM 0 A I R R L B e I T e, L o T

535 PM 0 o @ 8 8 W BB B 1 o] e L8 R RS

540 PM ] 0 k11 0 6 38 ] 1] 2 0 T b a @k b

545 PM a 0 7 2 0 i 40 0 ] 1 a f 0 a o a a3

5:50 PM 0 0 35 2 0 12 3z 0 o 1 a T a 0 0 Q 89

355 PM R ® 1 0 7 45 0 0 0 a L] o 0 g ] SO
Count Total 0 1 88 3 0 222 % 0 0 4 0 W 0 0 0 0 24

Paak Hour 0 I M5 19 0 124 527 0 o 28 ¢ 44 o a o 0
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Traffic Counts - Heawy Vehicles, Bicycles on Road, and Pedestrians/Bicycles on Crosswalk

Inferval _ HeawyVehides b Bicydles an Roadway . Inienal PedestiansBicydeson Cosswalk
SwiTme g8 N8 we S8 Toil SEtime EB  ng  we S8 Tow SuTime FB Mg we g Tetal
400 PM 0 0 1 0 1 £00PM 1 0 0 0 1 400PN 0 N T T
4:05 PM 0 1 1 0 2 &05PN 0 0 0 0 0 405 PM 0 0 0 0 0
416 PM 0 i 1 0 1 &10PM 0 0 0 0 0 410PM 0 0 0 0 0
415PM 1 0 0 0 1 &15PM 1 1 0 0 2 415PM ] o 0 0 0
4220 PM i} b 0 0} 0 420PM 0 0 1 0 1 420 PM 0 0 a 0 0
4:25 PM b ] 2 ] 2 a25PM 0 0 0 0 0 425PM 0 0 0 0 0
4:30 PM 0 b 1 0 1 430PM 0 0 0 0 0 430PM 0 0 0 o 0
4:35 PM D o 0 0 0 435PM 0 o 0 0 D 435PM 0 0 i) 0 0
4:40 PM 0 ] 0 0 0 440PM 0 o 0 0 0 440PM 0 0 0 0 0
445 PM 1 0 0 0 1 4d5PM 0 0 1 0 1 445PM 0 Qe S 0 g
450 B i 0 0 0 0 450PM 0 0 0 0 0 &50PM A 0 0
456 PM 0 & | . 0 0 4:55PM 0 i o 0 0 455PM (/o B L
500 PM 3 [ 0 3 500PM 0 0 1 o, Edenw @ | @0 0 0
505 Boie Ll e el N bypss e e s (ol sl G MR IRIE o S AT
? 0 1 1 0 2 S10PM 0 il 0 0 0 B10PM T (S 0 0 9

530 PM o B [} B 0 LEA) 0 0 530PM 0 s = o 0
5:35PM o gl B 0 1 o 0 0 0 0 535PM R O R 0 0
5:40 PM 1 D 0 0 1 B40PM 0 0 0 o 0 540PM 0 e« o o
5:45 PM 0 0 i} D 0 545PM 0 0 0 0 0 545PM 0 0 0 0 0
£:50 PM 2 i 1 0 3 E50PM 0 0 o 0 0 550PM 0 0 0 0 0
£:55 PM 1 0 0 0 1 555PM 0 0 0 0 0 555PM 0 6o o o 0
CountTotl 11 2 & 0 21 ComtTo 2 1 5 0 8 CountTotal 0 0 I R
Paak Hour 7 1 1 0 § PeskHouwr 0 0 4 B 4 Peak Hour 0 0 ] ] 0
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.l. Location: 3 N BAKER ST & NW BAKER CREEK RD PM
c -y Date: Thursday, June 15, 2023

ALL THAFSIL DATA SERVICLY

Peak Hour: 04:35 PM - 05:35 PM

(303) 216-2439
www.alitrafflcdata.net Peak 15-Minutes: (04:40 PM - 04:55 PM
Peak Hour
Motorized Vehicles Heavy Vehicles Pedestrians
B 450 DET 4 (v i &
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_HV%  PHF
ER 21% 0.94
We 0.6% 0.89
NE 1.3% 0.90
sB 0.9% 087
All 1.2% .98
Traffic Counts - Motorized Vehicles
NW BAKER CREEK RD NW BAKER CREEK RD N BAKER 5T N BAKER 5T
Interval _ Eastoound Westbound Morthbound - Southbound Rolling
Start Time UTum Let Thu Right U-Tun Lefl Thu Right U-Tum Lefi  Th Right U-Tum Lef Thru  Right Tolal  Hour
400 PM ¥} 16 22 r 0 3 2 0 0 8 17 3 0 4 14 15 132 1,658
405 PM 0 12 24 4 0 1 21 z 0 7 i 1 i 4 k] 15 141 1,686
410 PM o 10 21 2 0 1 3 1 i ] 16 1 i 3 14 10 118 1,880
445 PM 0 f 18 2 0 1 35 3 0 4 18 5 0 4 20 11 125 1608
420 PM i g b | ] 0 1 a B 0 2 18 4 i 4 i5 9 48 1,707
425 PM 4} B 26 2 i 0 H 2 0 2 7 2 1} 5 24 14 136 1,707
4:30 PM 1] 10 k% 4 0 0 1 8 0 4 14 b 0 B 18 8 138 1,717
4:35 PM 1] B 2 5 0 2 e 3 Q B n 2 ] 4 | 25 B 148 472

455 PM 0 2 I T IR 4 0 2 3 12 132 Emt
5:00 PM I CHNS: t i e 8 2| e e ME e
505 FM 0 Y] 3 o 2 4 o R 3 i I [ T
5:10 PM Eor NS | PR R S 0 & 0 D e T R () B
5:15PM o SR - % B Rl R R 1 0 SR < R [
£:20 PM T T LT 1 0 I 0 Bt 2 i} 3o M s
5:25FM B ieat amv gl om e AR S § & Wl gy S M
530 PM gl Uit 4y g Sl P 0 F e e i} 3 M 0 s
5:35FM 0 13 18 8 0 0 ar I+ 3 16 3 o 1 19 1" 134
540 PM ] g 2 3 0 1 32 1] 8 22 4 0 5 i 10 K
545 PM a 12 19 4 i 3 30 1 2 22 2 0 3 4 13 141
§:50 PM 0 7 4 3 0 ¢ @ 0 2 12 3 0 & W 12 40
5:55 PM i} & 27 3 0 0 34 o [ 18 ] 1] i 1 13_ 140

Counl Total 0 238 560 T8 0 3 7% 0 2 481 58 0 91 488 a0 337

_ Peak Hour 0 119 %8 3 0 1 @ D &7 2% 2 0 38 283 19 1722
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Traffic Counts - Heavy Vehicles, Bicycles on Road, and Pedestria ns/Bicycles on Crosswalk
Imerval  HeavyVehides Iniarval Bicysies on Roadway _Interval _ Pedestriang/Bieycies on Crosswalk

StariTime  gg NE WB SB  Tota StatTme En N8 W8 8B Toel StATime EB Ns WB S8 Tow

4.00 PM f 2 0 0 3 00PN 0 0 0 0 0 400PM 0 0 0 2 3
405 PM { 1 1 0 4 405PM 1 0 0 0 1 4D5PM 0 0 0 0 0
S10PM 0 1 0 0 1 410 PM 0 0 0 3 3 410PM 0 0 0 0 0
415N 0 f 0 1 2 415PM 1 0 1 0 2 415PM 0 0 ] 0 )
420 PM 1 0 0 0 1 420PM 0 0 0 0 0 4:20PM 0 0 0 0 0
425 PM 0 0 2 3 § 4:25PM 0 0 0 0 0 25PN 0 ] i] 0 0
4:30 PM 1] ] b 0 1 4:30PM ] 1] a 0 0 430PM 0 ] 0 0 ]
435PM 1 1 0 1 3 435PM 0 | 0 0 435PM Polatemgtlua®i «n

4:55PM Hate s o 1 2 455P 0 ) o 0 1 i
500PM 30 1 04 S00eN R S 1 [ (R A
5:05 PM g " 0 0 1 505PM I o e Sy s g B A
510 PM (] 0 1 D 1 510PH 0 0 0 0 (B 0 0 0 it % 0
815 M 1 1 0 0 2 s15eM S 0 BI5PM 0 SIS w0
520 PM 0 0 1 1 6:20PM o 0 0 0 0 520PM S e et TR SR
E25PM 2 0 1 0 3 5:25PM 0 ] o 0 0 525PM ] P i t RS
£:30 PM. B 0 0 0 530PM 0 0 0 0 0 530PM R (I N s 0
§:35 PM 1 1] a 1 2 S35PM 0 Q 0 0 0 535PM a a a 0 a
540 PM 0 0 0 il 0 540 PM 0 1] 0 0 0 540PM o a 1 0 ]
545 PM 0 0 0 i Q545 PM i ] 1] ] 0 S45FM 1 ] 0 0 0
£:50 PM 1 0 0 2 3 550 M 0 0 0 0 0 E50PM 0 0 0 ] 0
555 FM 2 1] 1] 0 2 585PM 0 0 0 ] 0 G55PM n ] 1 b 1
CountTosl 16 11 & " 44 Count Total 2 e 1 3 BCountTolal 0 9 s z 7
Pesk Hour g E 3 i 21 Peak Hour g a 0 a 0 Peak Hour ] 0 3 ] 3
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Appendix C - Safety

Crash History Data

Signal Warrant Analysis

Baker Creek Morth Commercial Development T/21d023
Transportation Impact Analysis

AMENDED on 10.11.2023
225 of 386



RGN o DHPARTHENT OF IHANSPORLTATION o PRSETFONTATION DRVALSPMERT DTWEs i
TRAMRACHTATION DATA BECTION — CRAZH MIAYLYATA NHD NEFORTE ST
TRARS S-S AT CRRED LISTINIG
EAEEN CREEE BT and MICHELHOON IM, City of MeMinsville, ¥ashill Ssimty, 00/9172017 = 13/33/9621

COE380
LRI

CITY OF POMIBHSTLLE, YAMSTLL COUNTE

1=% af T Cradl fecore ahew .
L] na
SEnd = & 4 3 W OATE CIRES CITF STREET THI-TTIR GICL USE
INWERT R AU | E @ nye ar VIAST STAEET (RRT T IMEDEALY (HT-AEL PTG CHTHR CHRER THLE Ty MIR & =
RO USr B L@ WA ToaE rudi FUCHRD STiasc) BIHECT LGS CHAE- MIDET SO DL THRMLI EToH PATE - Lid F B LitEs FED
HHaSE B & 6 Y LK LAT G LFH LS AREAKEE) - CONTL DEVMY  LLGHE  svary VE TR N BfTEFE  WATY. = X RES oc EH Ry AST  LET CALSE
niosd  Wom oW afERS 201 S 1 BAKES (RPER fp TR - n W cun F-LOTEE G momin Fr T ol
oy il a | ] e T I o H iR § HEAR PRVYTE E = (1] an
1] EF 06 2 H DAY Thi PHERGE CRR 01 BRYR  BONE UK T - o1e oge oras
1l Lo B TS BEAR L ¢ e t5
¥ a3
ol HomE Stog
TRYTE K=K BE an
PEHGK CAR O =R INIT 3L P G-y Ll nan an
OR=25
NCd%] WM WM a2 TS E0LR ] FEREER CREEF R LMTRER 3-LED L3 L] OLE E-LBTDP 1nowE 9 BYROHT 07,35
oITY HE a WICHETBOCK T B ST ST w Y LEat] 1 5 -M o i
] 1 6 -] L] Lax g PENGR cak Pl omwvE: BB 09 UnK WTE omin aon &
1 4513 30,09 =133 i3 itk
#7.0F
0 nomp: 9 fmos
H/A LS. | 012 aa
BETAIL M1 PR WONE G0 Onk OKK oog uih] oo
i
oelE W0 EW L3030 i) BAHEFR CREER WO IUTER =LEG n L] LR LEFE ot ¥LNNE 8 FTRCET al
i FH ] AICBELACGE, 1| | STUF 8Fin » ey IEER s o -5 na o
mn 118 % ] L | Py (7] runGE RN BL DEVE nonk - 00 Haie UHH (il ] I L[4
" 45 Ly §i.98 -133 43 L
1.6z
o3 wonR @ wTar
(TS 0 -N (1 ] ba
PSNGR CAB DIDERYE  WEE 00 Onk UNK aon it L1
—— o iR —_—
[ D ER I A WL TR 1 BELEER CREEE BD TUTER F-LEG n ELn o=] .—m u, mEE on ATHEHT aF, B8
EITY =X ] BICHELNCCH 1Y ] BTGE aToM ] nuy AN LI W= dap (=
n 118 2 o L] AT P FENGE ChE A1 TAVE  MOME BS Wik ime oo osh it
K 4% 19 N33 =173 10 e
7.0z
uF oHe 0 T L
HAR ¥ -E ik} il
PONGR. CAN Ol BANE  WOME 00 O G nae L] o
— - MK .
anepo HON NN GEFRI dmLa LE WAHER CFEEM A0 THTER 3-2BG [ L CLE O3 L=Tiak 0L NasE STREHT i
D T ER a FICHELBODH in ol URHNOAR b DEY TR TR =3 Bup an
" 114 [E] o L] A Tar TSR CAR LEEE-Col I 1 R T el ana of
H A5 33335 --12% 1d- RS
#1000
U2 MDHE TUHN-L
FINTE BE-8 nedl on
BENGRChR frl oOVW IHIY S0P amex oG4, 028 nag 4]
OB=25
Thar iformaptian 3 IS AT i i i Mﬂmmm 8 P Cieagoa Dagpsdmant of Trom mnr.mmmwmmwnmammwmmmum mmmummmg
{0 g or *MMW#MMW Uk e sl g S o b o s i e (14 ) Chnlates DUtk 10 B Fingle cmsh S accenis, W, L ogistelives chuiges b0 DMVS vanichy trash regentinng iegaismien L. fcve LB, iy s i weer proparty
mwﬂmmmhm.mmm i

AMENDED on 10.11.2023
226 of 386



chalan QEEGH. . [ERAGIMENT CF TRAMSPORTATION ~ TRAKSPORTATION DEVELODMENT SEVISTom Bagey 3
o i TRAMEACATRTION HATR SECTCON - ORRSH AUAYEYETS A EREOETING URET
UNRAN  MOR-5"5TOH CRASH LI8TING
CUTT OF MUMISNVILLE, . FRMHTLL Cofhisy RAXER CRIEE M0 and MICKELECOE 1N, Clty of MoMinnwllles, ¥achill Coumty, 83/01/2037 ca 1278105031
E= 4 af ¥ rranh pesards whowne.
E n=
aesi r iJ 8 Whate =i B EITT ETREET THY-T99E EPCL uSD
LNEST B8R 9 T O maY @rET FIHET STREET PR3 EHAMN TMEDTA] T i, OFERD  WTHI CRAGH ke OTY WL r o3
BHEOFT E L B U 0 R PIME SR BECHID 5 TREET iz ECT LEoH THAR- RMTEG  AUME . COLL OMHER R FETD ] & il LICHE pHD
ooy Lo 8 WLk LAT i LS LoCT TRLAREN) CINTL PEVEE  LICHT - SWviry 40 TYPE m £# TEFE  SWETY £ X RES LONE ERFOE ACT BT CaLSE
OREIE B N W GEHILAF 1€ MLNET: CREER LD STEIT L} L 1R S-ITRGNT O OI FRAE. 3 STRHT 5
bEmiz ™ 5:11] MECMET A L) ¥ Fumk T HdIAH U] Uiy ARAR AVTE & -M woa an
" 142 o8 H LAY T TR O1L LHVR HONE 30 F pm 2L b4 0y bl
] 45 3 17000 =178 17 (1 L] OR35S
i
A miHE € STRIHAT
PRY R B - noh &0
VEWGR | CAR UL DRYR amdT d6 § nBy ein po il
- o - TR=T%
DUE WO W R W W 0AFERII070 " HICEELIOO L) ITRETT W N CLY FRER MV 3L HOKE 9 STHIHT 0ea 081 27
ciTr m 1458 BAKER CREFY FD H {WOnE) [0 4 b | (5 RERE ma ir -2 (i 1] o
L] &p o s Y (e PHUG S48 A2 =Rl mve 00 UncUHEK felH 02 B0
H 45 I3 048 -123 (3 fagj L1151
Trabi
0F |p0pm ¥ L

iR -8 an 1]

FENGH CRE
mmwwumwwmmﬂpw.mmmm & the Dregrr Daparivwal of Tr DRSAT. Th Grish Anaipsis i Regoitiog Lint is commifian 2 peoviong he ﬁimmmmnmwm d'm;n R 1

ol the ndedual drsa, o Crash Anayvac mmwmmmmuqmmnmmwmmmmﬂuﬁﬂmmmewm“m Noln: Lagesiaiive changus i DM S vedvels nissh e fepnsimant, st DLA2004 n:‘ym“g,mmw

ﬁwﬂ#mmmhmﬁlﬁhmm Lals Fil.

AMENDED on 10.11.2023

227 of 386



Cos3Ba DREGON . DRFERTMRNT OF VRAASPORTRTTION = TIAEROSTRATION [MVRLOPHENT DIVIDTSN fsget
R RN TRMISEORTATION DATA SECTTON — SRASH NIAYLYSTA A0 BEPSHTING HiiT
CRSAN NTA-IVSTEH CRASH LISTING
CITY OF BOMIMETLLE, YAMIILL coomry BREER CRYEE B0 and BAKER ST, City of MoMisswille, Tanhdll Coumty, O1/81/2017 te 132/00/90%1
1=3 af Lk Cranh tesorde ahoee.
E pE
SERE B4 J 5K DATE (CASSE CITT STREET TR BPCL G5B
HVEST E A& i | © O bay OTeT ¥IRST BTREET LR =T CHEDTAL)  [Ifr=REL OFFRD  ETHE CRAAH THLE {T¥ R A -5
BO DT Z L &4 B 0 2YiME e BEQHIL 87y BIRECE LEGe THAF- FWUHT STEF 0Ol L FRIM BETD ikl 6 E Lifim  imp
Wlesy & £ & % b K LAT LG LS LOCTIH |BLANES) COHTL OHWWY  LICHY  Geidy " TERR ) Sf TYRE  sVWTY = ox REM LOC  EMEOM AZE . KT [T Y
BTOLS  mow o= VHFIGARDLD 1 BREER CREEH i1 THTHR DRl L = v ] #F=18TaR Ltkem 3 ATHGRT 29
(5 1 WAKER &F L9 THF 3NN L] Tty AEAR (IFES il =5 (5] 1]
" Tk a& 3 H naY BLO FEMORE- Lk 0l BRVR  WRIE 48 Uskune Qe omn fia
n 450 20 ER =131 e
W 5%
o7 NoHE W STaw
LFE S =5 i o
PENGR AR UL PEVE  MDHE A0 liak oNE i ngg b
. INIE
Guish swH W 14532/ 3018 1i WAKER CREEM BD TNTER CROEE " 4 cLa =127 0l mOXE B HTRIT 20
HERIE T o TLEER 85T ¥ TRF SIGHAL WET AEAN m W f1Lei) (i%}
1] Ea LI ] L bk o paiian cak 01 LavE  GOBE DO Gne Wik oG ] ae
H AR 53 3063 =120 11 L]
5,03
a7 moaMp 3 grap
L1 E -0 2 4]
PERGR CAR 1 TRVE  BOME O Tink WIHE gng ik} ma
= L
AohTE W oW WM 0% 731y 20ia L1 BAEER TREEE HD THIER CRORS " M LR B=L30p 48 s fi STARHT 730
FEATR £ a HAHER HT L THF STGMAT, W ol o v W -E a0z an
[t 17 18 8 L} AY T I'SHGEN TAT UL OFFR SGNK F3 N oieT A1E, 018, 026 U3 s
m 4E 1 8 <133 11 DRl
55051
ol noNE b STAGIT
s W-E anp ap
PENGE CABR 02 PgHG P 03 T ool ans &t
ar mmp. o sl
THYTE W -0 oIt o
PHpGE R OL DEVE INJT 35 M ORer #a0 ea) il
OR<35
U2 pong: 0 ST
FHUTE W -Z a1 oo
PoGE chR o PaEG  fiC 24 M e aae e
GIERE oW W N eS0T iE EARERL CRELE BD THTER eils 2t w ] L ANGI-OTHE QL MORE 4 BTRONT LT
orEy = ] EANRER. BT [=1] THF ETOUAL W pay RiCL FAVTE =K (1] i
[ LEY LE] -] L] DAY W PANGH CAR W hRER TEIE &Y W pR-Y oon ] o
[} 45 13-F9.ER =153 |1 LS
53,51
iF woE @ ETRGIT
PRYTE n =5 air il
PENGH AR Q1 bR¥R Oix R ¢ oR-y nen i o4
ORIy
igigeings; e nlormaton conlainm i i i mmmmnﬂrmmw!mumu ORSBTT70. The Graash Anales's p0g Regoding Ul /s commiieg 0 [V OACrp NG PR sl CUsh clfe B cupiomav, B e o A [e—————
i FRaprr iy OF (e indackial’ dover, Bha Cresh Vg @RS AT 0 4 Gan araeances be e 1w 68 RS QRS T 8 £ CIDah BN scciae, Hof Hefo; Legisialiva changes 1 WS sahich creah mpcntng mmummmwnmm

wmwmm
Dats Fi

Arinbas
demags crly crambas Bl edgin for nGAS i My Fimics Cresh Dots

AMENDED on 10.11.2023

228 of 386



chaian CAZGOM. . LEFANTMERT OF TEANSPCRTATION - TRAEAPORIATION DEVELOPMENT DIUTITON P
L EFE il rk] THAHERURTAT TR HATR SECTION - DRASE BUAYLYZIS Min SERGRTING (mitt
URBAI RON-GYHTIN CHASE 1387 IHG
CITY OF MEMTNRVILIE, FAMHILL COMTY HAXER CHERE 80 and DAMER 6T, City of MoMinmville, Tamkddl Ceonty, 03/81,/2017 ts 13/%8/9031
A= 7 18 Orash records aboen_
& nE
SERE ko H J4 8 NIA™ CLA3E CITF STREET INT-PYRE |- 13048
IMVHAT W R U | © O TAY ouET FIRST OTRIRT ED CHAD (MEGTRI IRy CEFED. WTHN  CRAEH THLE Q7Y M A B
MO OPT Z 5 T N H H PIME FROM BECOHD  Sremry bimpcy LEn IEAF- RMBHT  dUEF COLE T FRAM PRIC  Lad E E Licmd pED
Mmped ooB o4 7oL M LAY Lt A LOUYR IHEARSS]  CHITL OEVWY LICH'T  Sisary ] - i 8 CIVFE  syerT o2 - ppr Lo FOE ALT . EVEIT AT
[T GTRGHT
PFRUTE =5 bod 11}
FOMGR CAE OF PSNC TMIT 1D M A n na
tagsE ue WM alitimis 1 BAFER CRREE @0 THTER Chess 1 ] CLh ANGE-OTA 31 MHOWE 8 GREGRT &1
EITE i 1] BARKEE Uy o TRF SEGHAL ] L ANCL iR £ LFH L]
H tin (:18 (1] | Eay B FEMUIR crn Al DRYE SOHE G0 ok mow oed [if]] na
n 45 13 39,47 —123 1) i
.52
81 wome 0 TN
LLEFS 5 -p bad a0
FENCE AR Bl bR MIME 90 Uk tmE aon Ll e
— UmE
[T LTS ] LETSE Rl T 16 BNEER: CREER Rb TNTEE: “RiER " n o MICL-OTH 8% oo sTumT 27,04
£y i (] HRKEN 5T T} TRE STGNAL N By AHEL P L e} 0
" e oj ) = Ly 2] FEIEN AR 01 pon®  INOE & T oEEey a5y (1] FIE T
] 45 13 MLy 133l h-RES
5053
L ] ETRGNT
FRVTE i -a apa w0
PiuGR Chn 91 DAVE TR TOOH OReY oo ana €
= == - ol ey
GilEC W oH B M AZLEB 20T 1k EAFGEH CHEREX AU LU Tl 1 N 547 &1 nan UL jone STHGHT 4
WA HE a WREER 5T - TRF ALguAL  m TR i PRVTE B =3 aon an
u AF a1 o M (i1 4 INg VENGR CRE O DRV IbIC BE M COR-T (13113 (L1 (]
n a8 13 79,68 =123 1) ' and b
8.5
F nomp TR
FRVTE 8 =¥ LT} du
FERGR CAR 01 DAVR: MOKE - 4 F ooy w04, 02 aan i
— . aRrEs
OOLLS  MoBON oA W a2k 2023 1k BAMER CREEF RO RITER LRGSR Ul " CLk =1 I~-THN AL HoNE % ETRAHT I
oIy o a ERREE &T o ZRE SIGNAL ] Oy, TR AR L] aoh a1
[} L o4 [} (R PO FEMER AN UL peve pEme A Une omK ana nan i
] 45 11 20,60 -333 11 UHE
BN 53
0T dom. % UL
Hih u-g i od
TENCR CAR Bl TRVE - ROBE 00 s MK aoa aon o0
(L)
GBS W W M NN ROEALLIIOEG ¥ EAKEL CRELE AR TurEn CROEER " 0 =L 041 T-Thie 01 haME - @ STRGET anaz
aiTy L Q EAKER 5T (=] TRE BICKAL n EEY Tirhm PRVTE E ¥ (5] [
" 1 o o A ULIT W PEuGE CRR 1 DHVR T3 dE P DR an filsi] i
L] 15 13 29.61 =123 1L BRLRE
50.5
st Tha lenalon sont T — e srvdvidn rivnr G ROMCE CTAEY MOORS CUlFRAION & Ui mwwmummmwrrmmmm muﬂhmmmmwmmﬁmmm LGS STl Of CIR mpar KW i
U‘-Mﬂhmmmm mmmwmmwmmum WO it it crmsh A avcurade, Wt Wmnmmmmmmmﬂnﬂ,mmnw
aringn only crahes being wigite for imclston i (v Statowios G Dats Fis ol preipaiy

AMENDED on 10.11.2023

229 of 386



C'DS!‘BU‘ CHRGOR.. DEPRRTMENT COF TRANSFORTATIONM - TREARIPOATATION DEVELAFIENT oivTRIGHN Pagee 5

ariniseal TRAMSPORTATTON TATA BECTION — SRASH ANATLYAIS ANO ROPORTING UHIT
UHBAN HOM=3TITEH CLAEN §L1STIHG
arsy o MCPNNVILLE,  TAETLL COmYTY MAREE CEEER kO and BXNFER ST, CLYy of MoMinowilles, ¥Wamhidi County, 010073007 b= 12/31 /2031
=41 al' | Orash emcnrdn ghown,

E @E
SERE B Al S KDATE CLasa LY STREET Y-V SMCL USK
INVEST & & O | © O may REr FIRST EThE LL T IMERTAN) [, OFFI wWiWi  CHASE THIM OTY WOvi a a
BLpt B L & WA oBTIME FEIH BRI TR Uiy LEGE  Tage FEDET  BUMF OOl TENER PACH FRTC 1N T & LICHS | ep
HiisCy D€ 4 ¥ L 3 Lam LOHE ¥ 3] LEHETIN IIWL DY LEGEHT sy W T 24_TYPE _ LVETY E L OlEE oz R ATV WNERT GALSE
FRCT T ; 53
FHYTE ] LiH] o
FANGK CAR 01 PEVE EOHKE 31 M amey .02 aop L1
= B Op= 25
DG ¥ NN WM 04SP 18 RAREHR THREE Wh THTER SPOES n L] TLA O] L-TUAN 0T oM 0 TOT (7]
o P = ERHEER 07 '} TRY MIGHRL M (G TR FEVTE W s man o
il wE oz a *® ELIY  LRF PSHGR CAE Ol DEYR EME 35 N OB-T i, 028 ago ¥
] 11 1.8 -2k 1 OREcs
5.5
DE HOME  § HTROHT
FRVTH B i L] 0]
FEMIE CAR Ui Pm¥A  IHMIZ 2% F  oE-y o [LSH) 0
Lol
RIFET LI R O B L P R 16 RRKER  CREEH & TIWTER CROEE (1] L] (= N i3 fi= i T~TUAN 6] o E ATIGAT 7,08
Iy WE hl BAEER AT 1] THE SiGAL ] oy bt PEYTT E =N LG (1]
" 12p BE ] ] laay Mg FEMIR: CAR L A 1513 R ¥ A 48 F Ry fas] nag en
n £5 13 ¥9.81 12311 OieRs
50,3
ol powk @ Tl
FRITE L] 00 il
PEHGR Al Ml CEVE WONE 8T 7 Oi-Y a2a, 004 g 42,08
o . LB
Lasag HoWw o ® 0822031 1% BAKEN SiEM an CHEES CREEH (1 b (nd T 11 AMSL-Ofs 01 WOME a ETEGT
(=5 § M a AKKER & = TRAF EIENAL N iroi | R, (i It =a ana an
1l bEH Li] ¥ w (i V) ([175] PENGH SRR 01 bEv oo i8 W op=y THa {13] an
L 15 13 28.64' =123 11 aheds
50,3
02 mapr L] TR
PR E -W aon an
TENGR AR 4l DRWR  moem 32 7 aber [ 1) o arue
= . e
BISKE WOWON B OME NE/25/7001 16 BAMDM CREER mD iNTER Rty 0 N CIR  MABL-MH 01 WoME Frove e o
crir e e BAEEH ET GH TRF STOMRL N LY AMGL T &—h oo (T
L 1Y od n L] LIAMT (7N ] A T B IR posE. SHON op-T -11a] Qs i
(7] 48 13 29064 123 18 CR=1%
5.5
aF monk. oQ STRGHT
TRVIE L | fan af
FOHGR. 2RI 01 pEvR. IHIE D M OReT 020 aga o
DRy
ootan §p @O® W OMUM HESLISI02§ W BAEER (NEEE WD INTER TROEE w » CLE O-1 1T-To 0L MosE 8 HTRREHT an,3
= hud FH -] BRUER 57T &l R ] L CRT s TEINTE T =N oon nn
] Bl ol 3 i} [=hE R BSNGR CAN 0L owwm wmpz @8 B gn-y 016, b & "
H] % 1R EPAE =1F3 10 o7
0.3
o e conainEd i Ms repnr i mmmwnmmmmnhmwxrmuw.muum Thier Crirah Arsatysis and Riapomng Line 5 commilfed b puovising ths Mg sty cask oiafs o o cr) g forma i
mmmummmwmm Lind oy anf A7 PR OV £ FESUTSICES TR AL o YRS portainieg ko i gl Tresh ane acswely, b ol Lapiskative efiatipns o DMV vfiics crash Mmmuwm;mnmwm
darnngo anly craetos Heng gl i isckdn i e Statevide Comh Dik P, :

AMENDED on 10.11.2023
230 of 386



CO5384
el EE

TREGON .. TEPARTHENT OF TRANSFORTATION = TRANSFORTATION DEVELARMENT WIS tan
TEMIEFSTATION DATA GRCTION — CRABH AMAYTNATSE NN REMINTINE UHIT

UMBAL WON-S=5TCM CRAEN LISTIINRG

Pagme 7

QIFY OF MOMINGVILLE, YaMniul courey BAEER CREEE A3 and MAKER 57, City of MeMinavills, Yamhill Gounty, 01/0172017 te 12/31/2021
la= 14 af 1A Orarh recsras mhown,
E oon
Eani £ B0 5 W INE CLAES CITT ETHFEET THT-TYTE EPCI USR
TRVRST ® & U § T 0wy Lii-, FIRST ATREST B3 CHAR (ORI T -BEL CFFRD WINE  CRAAH TRIE OvY MO L B
HD DT R OL Q@0 ROTEMNE mom BEOCRIL SFiEes BIHECT Lo THRAF= FNDET  SORFC O0LL DUHER fple] Bazt € E Licns  ped
HEEECY & € 5 ¥ L W LAT LG Lk LocTn CRLABES) (ovTl DHUNY  LEGHT  swRTY ' TEEE gri L) TEHME  SVRTT K K EE Lt ERECH Al EVEHL CALGE
L WGIE  ©  TuReel
PEVTE Wt ud =]
BENIE CAR tEYs  NOKE &7 K ap-¥ bl 1] (]
(B35
DOERT WW W RN W 09 NES 0S| L 13 RaHEE SHFEE B0 TETEN CRSE " = CLE D=1 LT 01 1nME -} aTACHT o784
crey 1] 0 BhEER 51 R TRF SIGKAL & iy il mive BN o og
a v o2 ] L OAY Thef Pamoy TER DEVE  IMIT 20 W oReT Ll L o
i 45 132969 =133 01 CRYIS
=03
O3 WoME & TURN=L
PRVTE W - oan o
el ERE ] GRWR §HIp 91 HC (Rer el b oan i, au
. : R .
BIEE o oW i L s 200 LG FAEER CREEK RE STRGNT i ] [sa] =-revak Ol o ETHOHY [ %
CTrr -y 290 PATEE 5T ] LRORIE | THF. BIGKAL " [(TE AR Py W =¥ [R5 (1)
il Lo e L] (iFY] Kl PENR AR OL DUVHE  HONE 20 M Op-y L= T s [
" bol3a%. 91 =1ky 11 1oxs TREES
S35
0z e ST0R
BT ¥ -5 1 (1]
PRAGE TR 91 DBV - FHIC  8E M =T i1:] itha o
B2y
Dugslaiwer: The g o ) ix Al i A poic MMMhhﬂwwﬂm:whmmm Thes Grasd Angdysis e i cOmmtiod i providig de Mﬂmﬂu%mmmﬁmmmg
i pRERTAAGHY OF (08 DOLAGUN Griver, B Coash Armijesis mme-mlmnmnu-luﬂm i (e s Wraf i) ol peviishing (0.0 Sagle oReh dne gorunme. mmmmmmmmmammmhjwm

wiginde for inclesion in MMM

AMENDED on 10.11.2023

231 of 386



TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD 71112023

INTERSECTION INFORMATION

City: MeMinnvilie Condition: 2026 wy Commercial & 2.5% Growth Rate
Fapulation: 35000
Intersection Location:
(Rural/Urban) Urban
Major Street Name; NW Baker Cresk Road Minor Streat Name: NW Miche book Lane
Number of Mowing Number of Moving
Lanes for Each Approach: 1 Lanes for Each Approach: 1
Speed: 35 mph Speed: 25 mph
Street treet
Width: an Wodth: 32 ft
Direction: EB We Direction: NB
Hour Hour
i 568 773 1 120
1 5318 732 2 o7
3 530 721 3 92
4 507 691 i g1
5 500 E&1 5 a2
] 500 E81 6 &0
7 a77 B0 i 7B
8 469 B30 g 71
9 455 6518 9 87
10 424 577 10 65
11 409 556 11 a4
12 402 545 13 64
13 386 526 13 62
14 334 454 14 52
15 265 361 15 50
16 250 340 16 35
17 174 237 17 36
18 144 195 18 24
18 76 103 19 16
20 53 72 20 13
21 45 52 21 B
22 30 41 22 5
23 15 21 23 5
24 15 21 24 4
24-hour Total 7,566 10,300 24-hour Total 1,290 4]
Warrants Evaluted:

Warrant 1, 8-Hour Vehicular Volume - Evaluated for Conditions A & 8

Warrant 2, 4-Hour Vehicular Velume - Evaluated

Warrant 3, Peak Hour - Evaluated for Conditions A-2, A-3 {A-1 needs to be evalusted separately), and Conditian B

Warrant 4, Pedestrian Voluma - Not Analyzed

Warrant 5, School Crassing - Not Analyzed

Warrant 5, Coordinated Signal System - Not Anaiyzed
Warrant 7, Accident Experience - Nat Analyzed

Warrant 8, Roadway Network - Not Analyzed

Warrant 8, Intersection Near 2 Grade Crossing - Not Analyzed

SIGNALWARRANTS2008 by HourW 2025 (2.5%):jed
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD 7112023
WARRANT 1, 8-HOUR VEHICULAR VOLUME
MAJOR MINOA
EB WEB Total NB 0 Man A B AorB  B0%ARE

12:00 AM 568 773 1,341 120 0 120 M ¥ Y N
12:00 AM 518 73d 1,270 107 4] 107 N Y Y N
12:00 AM 530 721 1,251 a2 0 9z M ¥ ¥ L]
12:00 AM 507 891 1,198 o1 a a1 N Y ¥ N
12:00 AM 500 681 1,181 a2 4] 82 N Y ¥ N
12:00 AM 500 631 1,181 BD o B0 N Y Y N
12:00 AM 477 650 1,133 78 0 T8 N ¥ ¥ ]
12:00 AM 465 633 1,108 71 o 71 N N N N
12:00 AM 455 619 1,074 &7 4] 67 N N N N
13:00 AM 424 577 1,001 65 o] 65 M N N N
12:00 A 409 556 965 &4 ] 64 N N ] N
12:00 AM 402 545 848 &4 ] .73 ] N N N

Warrant Requirements:

Majar Street Lanes: 3

Minor 5treat Lanes: 1

CONDITION A - Minimum Vehicular Valume

Minimurm Velume on Combinad Mzjor Street Appraaches: 500

Minimum Velume en Higher Minor Street Approach: 150

CONDITION B - Interruption of Continuous Traffic

hinisnum Volume on Combined Major Sreet Approachies: 750

Minimum Velume an Higher Minor Street Approach: 75

15 CONDITION A OF SIGNAL WARRANT 1 MET? NO

I5 CONDITION B OF SIGNAL WARRANT 1 MET? NO

IS COMBINATION OF A OR B MET? NO

15 80% OF CONDITION A AND CONDITION B MET? NO

Note: Signal Warrant 1 1s met if either Condition A or Condition B k met.
SIGNALWARRANTS2009 by Hour'W 2026 (2.5% jed Page 2 of 4
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TRAFFIC SIGNAL WARRANTS - BASED ON 2003 MUTCD 711172023
WARRANT 2, FOUR HOUR VEHICULAR VOLUME
MANOR MINDR Calculated
EB WE Total NB i} Max Thresnald
12:00 AM 568 773 1,341 120 0 120 B0 ¥
12:00 AM 538 732 1,270 107 o 107 80 ¥
12:00 AM 510 721 1,353 92 o 92 80 ¥
12:00 AM 507 891 1,198 a1 4] 51 a0 ¥
12:00 AM 500 G681 1,181 -] a 82 8a ¥
13:00 AM 500 681 1,181 80 o BO BO ¥
12:00 AM 477 G50 1127 78 0 78 80 N
12:00 AM 463 638 1,108 s | 0 71 B2 N
Warrant Requirements:
Major Street Lanes: 1
Minor Street Lanas; 1
IS SIGNAL WARRANT 2 MET? YES
350
x Warrant 2,
E 300 \\ Four-Hour
g Vehicular Volume
g \ e MUTED Figure 4C-1 - One Lane
2 00 tajor, One Lane Minar
ZE \
ad
E 150 #* Traffic Volumes
I &
B 100 +—
E ""1—“ @ 80
& 50
=
=
]
300 400 500 G600 700 800 S00 1000 1i00 1200 1300 1400

MAIOR STREET - TOTAL OF BOTH APPROACHES - VPH
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TRAFFIC SIGNAL WARRANTS - BASED ON 2003 MUTCD 2023

WARRANT 3, PEAK HOUR VEHICULAR VOLUME

MASOR MINOA Calculated
EB WE Total NBE 0 Wax Threshold (B, A-2E3 B
12:00 AM 568 73 1,341 120 4] 120 118 ¥ ¥
12:00 A 538 732 1,270 107 0 07 132 ¥ N
12:00 AM 530 721 1,251 92 Q 92 136 M N
12:00 AM 507 631 1,198 a1 4] 51 147 M M

Warrant Requiraments:
Major Street Lanes: 1
Minar Streat Lanes: 1

CONDITION A-1 - Stopped Delay
Cannot be evaluated basad on volumes alone. Condition met if traffic on one minor-street appreach (one dirsction only) contralied by STOP sign equals or

exceeds: 4 vehicle-haurs for a one-lane approach or 5 vehicle-hours for 2 twelana approach,

CONDITION A-2 - Miner Street Volume
Minimum Volume en Higher Minor Strest Approach: 100

CONDITION A-3 - Total Approach Volume
Minimum Veolumea of Total Approaches: 650

CONDITION B - Plot of Minar Street Velume (high vol approach) vs. Major Street Volume {Both approaches)

ARE CONDITIONS A-2 AND A-3 OF SIGNAL WARRANT 3 MET? YES Stapped Deloy Needs to be Checked
Nate: All 3 subsections of Condition A must be met to warrant signal,

1S CONDITION B OF SIGNAL WARRANT 3 MET? YES

Note: Signal Warrant 3 is met if either Conditien & or Condition B s met.

BOO
z Warrant 3,
E 500 Peak Hour
g \ Vehicular Volume
= a0
5 \ — MUTCD Figure 4C-3 - One Lane
o Majar, One Lane Minor
I § ann
i
é \ ®  Traffic Volumes
E 200 \
E 100 » o 100
£
. 0

300 400 500 &S00 700 800 500 1000 1100 1200 1300 1400 1500 1600 1700 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES - VPH
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD Th1/2023
INTERSECTION INFORMATION
City: MeMinnville Condition: 2026 w/ Commarcial 5.6% Growth Rate
Population: 35000
Intersection Location:
{Rural/Urban) Urban
Major Street Name; NW Baker Creek Road Minor Street Name: NW Michelbook Lane
Number of Maving Number of Moving
Lanes for Each Approach: 1 Lanes for Each Approach: 1
Speed: 35 mph Speed: 25 mph
Stroat Street
Width: IS ft Width: EFa
Direction: EB wa Direction: NB
Haowur Hour
1 691 44 1 138
2 G55 aa4 2 121
3 B45 B&L 3 1058
4 617 B43 4 103
5 &08 831 5 g2
] [=10] 831 [ 51
kS 581 743 7 88
8 571 780 B 80
] 553 756 : | 76
10 516 705 14 73
11 487 680 11 72
12 A8 667 12 rFl
i3 470 642 13 71
14 408 554 14 58
15 322 440 15 57
16 304 415 16 41
17 211 285 1T 41
18 175 235 18 27
19 82 126 19 13
20 B5 89 20 15
21 55 5 21 7
22 35 S0 22 5
23 19 25 23 5
24 18 25 24 4
24-hour Total 9,204 12,574 24-hour Total 1,458 [u]
Warrants Evaluted:
Warrant 1, 8-Hour Vehlcular Yolume - Evaluated for Conditions A & B
Warrant 2 , 4-Hour Yehicular Velume - Evaluated
Warrant 3, Peak Hour - Evaluated for Conditions A-2, A-3 [A-1needs to be evaluzted separately), and Conditlon B
Warrant 4, Pedestrian Volume - Not Analyzed
Warrant 5, School Crossing - Nat Analyzed
Warrant 6, Coordinated Signal System - Not Analyzed
Warrant 7, Accident Experience - Mot Analyzed
Warrant 8, Roadway Network - Not Anafyzed
Warrant 9, Intersection Near a Grade Crossing - Mot Analyzed
SIGNALWARRANTS2000 by HourW 2026 (5.6%):jed Fage 1 of 4
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TRAFFIC SIGNAL WARRANTS - BASED ON 2008 MUTCD 7112023
WARRANT 1, 8-HOUR VEHICULAR VOLUME
MAIDR MINOR
EB WE Total MNB 0 Max A B AorB BO% ARR
12:00 AM 691 Sdd 1,635 136 0 136 M ¥ Y N
12:00 An 655 894 1,549 121 1] 121 M ¥ ¥ N
12:00 A 645 BB1 1,526 105 0 105 M Y Y N
12:00 AM al7 B43 1,460 103 a 103 N ¥ ¥ N
12:00 am &08 831 1,439 a2 o g2 N Y Y N
12:00 AM 608 821 1,439 a1 0 91 N Y ¥ N
12:00 A 581 793 1,374 BB 4] 23 N ¥ ¥ |
12:00 AM 571 780 1,351 BD a 80 M ¥ ¥ N
12:00 AM 553 756 1,309 76 ¥} 76 I ¥ Y N
12:00.AM 516 705 1,221 FE) o 73 N N ] N
12:00 AM 457 680 1177 72 4] 72 N N N N
12:00 A 488 667 1,155 72 1] 72 N N N N
Warrant Requirements;
Major Street Lanes: i
Minor Street Lanes: 1
CONDITION A - Minimum Vehicular Volume
Minimum Velume on Combined Major Strest Approaches: 500
Minimum Volume on Higher Minar Street Approach: 150
CONDITION B - Interruption of Continuous Traffic
Minimum Volume on Combinad Major Street Approaches: 750
Minimum Yalume on Higher Minor Street Approach: 75
IS CONDITION A DF SIGNAL WARRANT 1 MET? NO
IS CONDITION B OF SIGNAL WARRANT 1 MET? YES
15 COMBINATION OF A OR B MET? YES
15 80% OF CONDITION A AND CONDITION B MET? NO
Note: Signal Warrant 1 is met if either Canditicn A or Candition B is met.
SIGNALWARRANTS2009 by Hour W 2025 {5.6% )jed Page 2 of 4
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD 7111/2023
WARRANT 2, FOUR HOUR VEHICULAR VOLUME
MAJIOR MINOR Calculated
EB WEB Total MNB Q Maw Threshold
12:00 AM 691 944 1635 138 a 136 80 Y
12:00 AM G55 204 1,549 121 [+] 121 B0 Y
12:00 AM 645 881 1,526 105 i} 105 20 L
12:00 AM 617 B43 1,480 103 u] 103 80 ¥
12:00 AM G608 831 1,439 92 o] 92 B0 ¥
12:00 AM 608 831 1,439 91 a 81 20 Y
12:00 Am 581 793 1,374 28 4] 28 aa ¥
12:00 AM 571 780 1,351 80 u] B0 20 ¥
Warrant Requirements:
Major Street Lanes: 1
Minor Street Lanes: X
15 SIGNAL WARRANT 2 MET? YES
350
N Warrant 2,
% s N, Four-Hour
[ -
& \ Vehicular Volume
g 20
2 \ s MUTCO Figure 4C-1- One Lane
g x 200 Major, One Lane Minor
& = \
—
& 150 #  Traffic Valumes
E \
8l Ea e &
E + 80
§ 501
=
o
300 400 SBO GO0 OO0 80D 900 10D0 1100 1200 1300 1400

MAJOR STREET - TOTAL OF BOTH APPROACHES - VPH
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD 7111/2023

WARRANT 3, PEAK HOUR VEHICULAR VOLUME

MAIGR MINOR Calculated
EB WE Taral MNE 0 Max  Threshold (8] A-2 B
12:00 AM 691 944 1,635 135 0 136 100 Y ¥
1200 Am 655 Bd 1,545 121 e} 121 100 ¥ ¥
12:00 AM 645 881 1,526 105 a 105 100 ¥ ¥
12:00 AM 817 843 1,460 103 0 103 100 Y ¥

Warrant Requirements:

Majar Street Lanes; 1

Minar Street Lanes: E

CONDITION A-1 - Stopped Delay

Cannot be evaluated based on volumes alone. Condition metif traffic on one minor-street approach (one direction only) controlled by STOP sign equals ar
exceeds; 4 vehicle-hours for & one-lane approach or 5 vehicle-hours for 2 twe-lane approach,

CONDITION A-2 - Minor Street Volume
Minimum Volume on Higher Minor Street Approach: 100

CONDITION A-3 - Total Approach Volume
Minimum Volume of Tatal Approaches: 650

CONDITION B - Plot of Minor Street Velumae (high val approach) vs. Major Street Volume (Both approaches)

ARE CONDITIONS A-2 AND A-3 OF SIGNAL WARRANT 3 MET? YES Slepped Deloy Needs to be Checked
Note: All 3 subsections of Condition A must be mes to warrant slgnal.

IS CONDITION B OF SIGNAL WARRANT 3 MET? YES

Note: Signal Warrant 3 is met if either Condition A or Condition B is mat.

iy Warrant 3,

500 Peak Hour
\ Vehicular Volume

404

e MUTCD Figure 4C-3 - One Lane
Major, One Lane Minor
300
\ ® Traffic Volumes
L
&
100 | \v 100

i}

VPH

8

MINOR STREET HIGHER-VOLUME AFPROAHCH -

300 400 500 60C 700 800 300 1000 1100 1200 1300 1400 1500 1600 1700 1800
MAJIOR STREET - TOTAL OF BOTH APPROACHES - UPH
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TRAFFIC SIGNAL WARRANTS - BASED ON 2003 MUTCD 711112023
INTERSECTION INFORMATION
City: MeMinnville Candition; 2027 wf Commiercial & 2.5% Growth Rate
Population: 35000
Intersection Location:
{Rural/Urban) Urban
Majar Street Name: NW Baker Cresk Road Minor Street Narme; NW Michelbook Lane
Mumber af Moving Number of Moving
Lanes for Each Approach; 1 Lanes for Each Approach: 1
Speed: 35 mph Speed; 25 mph
Street Street
Width: 35ft Width: 3zh
Direction; EB W8 Direction: NB
Haur Hour
1 523 BAL 1 142
Z 590 197 2 126
3 581 785 3 109
4 5587 751 4 108
5 S48 T40 5 97
& 548 40 3 85
7 524 707 7 a2
g 515 B85 B 84
g 483 673 g9 80
10 465 628 10 77
11 448 605 13 75
12 440 585 12 75
13 424 572 13 74
14 366 494 14 61
15 31 392 15 &0
16 74 370 16 43
17 191 257 17 43
18 158 213 18 28
15 B3 112 18 13
20 58 79 20 18
21 S0 E7 21 7
22 33 a4 22 6
23 17 23 23 6
24 17 23 24 a
24-hour Total 8,300 1123 24-hour Total 1,525 0
Warrants Evaluted:
Warrant 1, 8-Hour Vehicular Volume - Evaluated for Conditions A & B
Warrant 2, 4-Hour Vehicular Velume - Evaluatad
Warrant 3, Peak Hour - Evaluated for Conditions A-2, A3 [A-1 needs to be evalusted separately), and Condition B
Warrant 4, Pedestrian Volume - Not anafyzed
Warrant 5, School Crassing - Not Analyzed
Warrant 6, Coordinated Signal System - Not Analyzad
Warrant 7, Accident Experience - Not Analyzed
Warrant 8, Roadway Network - Not Analyzed
Warrant 9, Intersection Near a Grade Crossing - Not Analyzed
SIGNALWARRANTS2000 by Hour:W 2027 (2.5%)jed Page 1 of 4
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD Ti11/2023
WARRANT 1, 8-HOUR VEHICULAR VOLUME
MAJOR MINOR
EB WB Total NB 0 Pt A B AorB  80%ARE
12:00 A 623 E41 1,464 142 ] 142 N ¥ ¥ N
12:00 AM 580 797 1,387 126 Q 126 N ¥ ¥ N
12:00 AM 5B1 785 1,366 104 0 109 M ¥ ¥ M
12:00 AM o7 751 1,308 108 a 108 N ¥ Y M
12:00 Am 548 740 1,268 97 a 97 N Y Y N
12:00 AM 548 740 1,288 95 D a5 N ¥ Y N
12:00 AM 524 07 1,231 a2 0 a2 N ¥ ¥ N
12:00 AM 515 (2] 1,210 B4 ] &4 N ¥ ¥ N
12:00 AM 489 573 1,172 BO [u} BD N ¥ Y N
12:00 AM 465 B28 1,093 77 u] 77 N Y Y N
12:00 AM 448 BOS 1,053 75 0 75 M ¥ ¥ N
12:00 AM 444 595 1,035 75 o] 75 M Y ¥ N
Warrant Requirements:
hajor Straet Lanes: 1
Minor Street Lanes: 1
CONDITION & - Minimum Vehicular Valume
Minimum Volume on Combined Major Strest Approaches: 500
Minimum Yaolume on Higher Minor Street Approach: 150
CONDITION B - Interruption of Continuous Traffic
Minimum Volume on Combined Major Street Approaches: 750
Minimum Volume on Higher Minor Street Approach: 78
IS CONDITION A OF SIGNAL WARRANT 1 MET? NO
IS CONDITION B OF SIGNAL WARRANT 1 MET? YES
IS COMBINATION OF A OR B MET? YES
I5 80% OF CONDITION A AND CONDITION B MET? NO
Wote: Signal Warrant 1 is met if either Condition & or Condition 8is met
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TRAFFIC SIGNAL WARRANTS - BASED ON 2008 MUTCD 71112023
WARRANT 2, FOUR HOUR VEHICULAR VOLUME
MAJOR MINGR Calculated
EB WB Total MNB 0 Max Threshold
12:00 AM 623 B4l 1,464 142 [¢] 142 80 ¥
12:00 AM 540 897 1,387 126 o 126 B0 ¥
12:00 AM 581 785 1,366 109 0 109 80 ¥
12:00 AM 357 751 1,308 108 o 108 80 ¥
12:00 AM 548 740 1,288 97 (1] a7 80 Y
12:00 AM 548 740 1,288 895 4] 95 80 ¥
12:00 AM 524 707 1,231 o2 a 92 B0 ¥
12:00 AM 515 625 1,210 B4 a a4 B0 Y
Warrant Regquirements:
Major Strest Lanes: 1
Minar Strest Lanes: 1
IS SIGNAL WARRANT 2 MET? YES
350
] Warrant 2,
¥
= 30 h ¥ Four-Hour
£ \ Vehicular Volume
& 250
5 \ s MUTCD Figure 4C-1 - One Lane
Sz = Major, One Lane Minar
E 39 * Traffic Volumeas
I &
£ 100 B
E 80
§ 50
H
4]
300 200 500 600 700 800 00 1000 1100 1200 1300 1400

MAIOR 5TREET = TOTAL OF BOTH APPROACHES - UPH
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD 71112023

WARRANT 3, PEAK HOUR VEHICULAR VOLUME

MAIDR MINOR Calculated
ER wa Total MEB 0 Mak__ Threshoid (B] A-283 B
12:00 AM 523 B41 1464 142 2] 142 100 ¥ Y
12:00 AM 5680 797 1,387 128 1] 126 111 ¥ ¥
12:00 AM 581 785 1,366 109 a 109 114 ¥ N
12:00 AM 557 751 1,308 108 o iog 124 Y N

Warrant Requirements:
Major Street Lanes: 1
Minor Street Lanes: 1

CONDITION A-1 - Stopped Delay
Cannot be evaluated based on volumaes alane. Conditian met if traffic on one miner-street appreach [ane direction only) contralled by STOR sign equals or

exceeds: 4 vehicle-hours for 3 one-lane approach or 5 vehicle-hours for a two-lane approsch.

CONDITION A-2 - Minor Street Valuma
Minirmum Volume on Higher Minor Strest Approach: 100

COMNDITION A-3 - Total Approach Velume
Minimum Volume of Total Approaches: BSO

CONDITION B - Plot of Minor Street Volume (high vol approach] vs, Major Street Valume (Both approaches)

ARE CONDITIONS A-2 AND A-3 OF 5IGNAL WARRANT 3 MET? YES Stapped Delay Needs to be Checked
Nate: All 3 subsactions of Condition A must be met to warrant signal,

15 CONDITION B OF SIGNAL WARRANT 3 MET? YES

Note: Signal Warrant 3 is met if either Condition & or Candition B s met,

g

Warrant 3,
Peak Hour

\ Vehicular Volume
e MUTCD Figure 4C-3 - One Lane
Major, One Lane Minor
\ * Traffic Volumes
\‘
100

300 400 500 600 700 BOO 900 1000 1100 1200 1300 1400 1500 1600 1700 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES - VPH

&
a

g

8

g

MINOR STREET HIGHER-VOLUME APPROAHCH -
PH
&
a

0

SIGNALWARRANTS2000 by Hour'W 2027 (2.5%)jed Page 4 of 4
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TRAFFIC SIGMAL WARRANTS - BASED ON 2009 MUTCD 711112023
INTERSECTION INFORMATION
City: McMinnvillz Conditian: 2027 wy Commercial & 5.5% Growth Rate
Population: 35000
Intarsection Location:
{Rural/Urban} Urban
Majar Street Name: MW Baker Cresk Road Minor Street Name: NW Michelbook Lane
Mumber of Moving Number of Moving
Lanes for Each Approach: 1 Lanes for Each Agproach: 1
Speed; 35 mph Speed: 25 mph
Street Street
Width: 351t Width: I fe
Directian: E8 Wa Direction: NB
Hour Haowur
1 714 973 I 150
! 676 922 2 134
3 666 S08 3 116
U 638 869 4 114
5 29 857 5 102
& 629 BS7 i1 1l
7 500 218 7 98
B 380 Br4 8 89
9 572 778 g &4
10 533 7237 10 81
11 514 700 11 BO
12 505 (=] 12 BO
13 483 662 13 78
14 419 571 14 -E]
15 333 454 15 63
16 314 428 16 a5
17 2158 288 17 45
18 131 246 18 30
19 85 130 ia 20
20 67 81 20 17
21 57 78 21 a
22 33 G 22 [}
23 15 26 23 6
24 19 26 24 5
24-hour Tatal 8,512 12,963 24-hour Total 1,617 o
Warrants Evaluted:
Warrant 1, 8-Hour Vehlcular Volume - Evaluated for Conditions A & B
Warrant 2, 4-Hour Vehicular Volume - Evaluated
Warrant 3, Peak Hour - Evaluated for Conditions A-2, A-3 {A-1 needs to be evaluated separately), and Condition B
Warrant 4, Pedestrian Volume - Not Analyzed
Warrant 5, School Crossing - Not Analyzed
Warrant 6, Coordinated Signal Systam - Not Analyzed
Warrant 7, Accident Experience - Not Analvzed
Warrant 8, Roadway Network - Not Analyzad
Warrant §, Intersection Near a Grade Crossing - Not Analyzed
SIGNALWARRANTS2009 by Hour'W 2027 {5.6%)jed Page 1of 4
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD 71142023
WARRANT 1, 8-HOUR VEHICULAR VOLUME
MAIOR MINDR
ER Wi Total MNB 2 e A B ar B B0% ASB

12:00 am 114 5973 1,687 150 Q 150 ¥ ¥ i N
12:00 AM 676 a922 1,598 134 0 134 M ¥ ¥ N
12:00 AM 666 808 L1574 116 4] 116 N ¥ Y N
12:00 AM D38 EES 1,507 114 Q 114 N ¥ Y N
12:00 AM 629 857 1486 102 D 102 N Y ¥ N
12:00 aM 623 857 1,486 101 a 101 N ¥ Y ]
12:00 AM &0O0 Bi8 1418 58 a o8 N Y Y N
12:00 An 590 204 1,394 BS 0 Bg N Y ¥ N
12:00 A 572 779 1,351 84 o] 84 N ¥ ¥ N
12:00 AM 533 727 1,260 81 4] 31 M ¥ ¥ N
12:00 AM 514 o0 1,214 BO o] 20 N ¥ Y ]
13:00 am 505 [-1-4.1 1,193 BQ i] B0 N ¥ ¥ N

Warrant Requirements:

Major Street Lanas: 1

Minor Street Lanes: 1

CONDITION A - Minimum Vehicular Velume

Minimum Velumes on Cambinad Major Street Approaches: 500

Minimum Volume on Higher Minor Street Approach: 150

CONDITION B - Interruption of Continuous Traffic

Minimum Volume on Combined Major Street Approaches: 750

Minimum Vielume on Higher Minor Street Approach: 75

IS CONDITION A OF SIGNAL WARRANT 1 MET? NO

IS CONDITION B OF SIGNAL WARRANT 1 MET? YES

IS COMBINATION OF A OR B MET? YES

15 BO0% OF CONDITION A AND CONDITION B MET? ND

Mote: Signal Warrant 1 is met if either Condition A or Condition B is met.
SIGNALWARRANTS2009 by Hour'W 2027 (5.6%)jed Pege 2 of 4
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD T11/2023
WARRANT 2, FOUR HOUR VEHICULAR VOLUME
MAIOR MINCR Caloulated
EB WH Total NB a lax Thresheid
12400 Apt 714 873 1,687 150 0 150 30 Y
12:00 AM B76 922 1,508 134 o 134 B0 ¥
12:00 AM BEE 408 1,574 116 0 116 B0 ¥
12:00 and 638 BES 1,507 114 0 ii4 30 Y
12:00 any 829 857 1,486 102 Q 102 80 ¥
12:00 AM 625 857 1486 101 4] 101 g0 ¥
12:00 AM 500 B18 1,418 98 o 94 &0 ¥
12:00 AM 590 BO4 1,394 84 o 29 80 ¥
Warrant Requirements:
Major Street Lanes: 1
Minor Street Lanes: 1
IS SIGNAL WARRANT 2 MET? YES
\ 350 _]
il Warrant 2,
z N
£ 30 Four-Hour
g \ Vehicular Volume
= 250
E \ mmm MIUTCD Figure 4€-1 - One Lane
8. 200 Major, One Lane Minor
€3 \
5 150 & Traffic Volumes
E \
] 100
E -.q..__ & g0
wi
g S0
£
=
i
300 400 500 600 700 800 S00 1000 1100 1200 1300 1400

MAJOR STREET - TOTAL OF BOTH APPROACHES - VPH

SIGMALWARRANTS2009 by HourW 2027 (5.8%)jed
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TRAFFIC SIGNAL WARRANTS - BASED ON 2009 MUTCD T111/2023

WARRANT 3, PEAK HOUR VEHICULAR VOLUME

MAIOR MINOR Caleulated
EB Wa Total B 0 Max  Threshold (&) A-283 B
12:00 AM 714 973 1,687 150 0 150 160 Y Ly
12:00 AM B756 922 1,598 134 0 134 oo ¥ ¥
12:00 AM 666 508 1,574 116 0 116 100 Y ¥
12:00 AM 638 889 1,507 114 0 114 100 Y ¥

Warrant Requirements:

Majar Street Lanes: 1
Mingr Street Lanes: 1
CONDITION A-1 - Stopped Delay

Cannat be evaluated based on velumes alone, Condition met it traffic an one minor-street approach (one direction anly] controfled by $TOP sign equals ar
exceeds: 4 vehicle-hours for a ane-lane approach ar 5 vehicle-hours for 3 two-lane approach,

CONDITION A-2 - Minor Street Volume
Minimum Volume on Higher Minar Street Approach: 100

CONDITION A-3 - Total Approach Volume
Minimum Volume of Total Approaches: 650

CONDITION 8 - Plat of Minor Street Volume {high vol approach) vs. Major Street Volume (Bath approaches)

ARE CONDITIONS A-2 AND A-3 OF SIGNAL WARRANT 3 MET? YES Stepped Delay Needs to be Checked
Nota: All 3 subsections of Condition A must be met to warrant signal,

15 CONDITION 8 OF SIGNAL WARRANT 2 MET? YES

Note: Signal Warrant 3 is met If alther Condltien & or Condltion B is met.

= Warrant 3,
500 Peak Hour
\ Vehicular Volume

&

e MUTCD Flgure 4C-3 - One Lane
Major, One Lane Minor
300
\ * Traffic Volumes
L ]
&
100 \ $ 0 100

Q

8

MINDR STREET HIGHER-VOLUME APPROAHCH -
VPH

300 400 500 600 70O BOO SO0 1000 1100 1200 1300 1400 1500 1600 1700 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES - VPH

SIGNALWARRANTS2009 by Hour'W 2027 (5.6%)jed Fage 4 of 4
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Appendix D - Operations

Definitions
Synchro Reports

Queuing Reports

Baker Creek North Commercial Develapment T/21/2023
Transportation Impact Analysis i
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Level of Service Definitions

Level of service is used to describe the quality of traffic flow. Levels of service A ta C are considered good, and
rural roads are usually designed for level of service C. Urban streets and signalized intersections are typically
designed for level of service D. Level of service F is considered to be the limit of acceptable delay. For ursignalized
intersections, level of service E is generally considered acceptable. Here is a more complete description of levels of
service:

*  Level of service A Very low delay at intersections, with all traffic signal cycles clearing and no vehicles
waiting through more than one signal cycle. On highways, low volurrie and high speeds, with speeds not
restricted by other vehicles.

* Level of service B: Operating speeds beginning to be affected by other traffic; shart traffic delays at
Intersections, Higher average intersection delay than for level of service A resulting from miore vehicles
stopping.

s level of service C Operating speeds and maneuverability closely controlled by other traffic: higher delays
at intersections than for level of service B due ta a significant number of vehicles stopping. Mot all signal
cycles clear the waiting vehicles. This is the recommended design standard for rural highways.

= Level of service D: Tolerable operating speeds:; long traffic delays accur at intersections. The influence of
congestion is noticeable. At traffic signals many vehicles stop, and the proportion of vehicles not stopping
declines. The number of signal cycle failures, for which vehicles must wait through mare than one signal
Cycle, are noticeable. This is typically the design level for urban signalized intersections.

* level of service E: Restricted speeds, very long traffic delays at traffic signals, and traffic volumes near
capacity. Flow Is unstable so that any interruption, no matter how minor, will cause gueues to form and
service to deteriorate to lavel of service F. Traffic signal cycle failures are frequent cccurrences. For
unsignalized intersections, level of service E or better is generally considered acceptable.

o level of service F: Extreme delays, resulting in long queues which may interfere with other traffic
movements. There may be stoppages of long duration, and speeds may drop ta zero. There may be
frequent signal cycle failures. Level of service F will typically result when vehicle arrival rates are greater
than capacity. It is considered unacceptable by most drivers.

AMENDED on 10.11.2023
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Level of Service Criteria
For Signalized Intersections

Level of Service (LOS) Control Delay per Vehicle

(Seconds)
<10
10-20
20-35
3555
55-80
>80

A i B s Y o S - R

Level of Service Criteria
For Unsignalized Intersections

Level of Service (LOS) Control Defay per Vehidle

{Seconds)
<10
10-15
15-25
25-35
35-50
>50

e = R T B S T
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HCM 6th TWSC

2: NW Meadows Drive & NW Baker Creek Road 07/07/2023
Int Dalaf, sfveh 26

Y 1 LI

Lana Conﬂguratium _ 1 & 4 F
Traffic Vol, veh/h 8 30 G & B2 W 2 6 m® W e g
Future Vol, vehih 8 310 0 30 127 10 2 D 78 14 ) "
ConflicingPeds. v 0 0 2 2 0 0 10 DR AR e
Sign Contral Free Free Free Free Free Free Stop Stop Stop Stop Slop Slup
RT Channelized - - None - - None = = None - - None
Storaga Length 50 - - 50 - - - - - - = 25
VehinMedian Storage,# - o0 - . p . . 14 SN -
Grade, % - 0 - - 0 - - 0 - 0 -
Peak Hour Factor 8 81 81 & 81 8t 81 8 B 81 81 84
Heavy Vehicles, % 0 4 B8 3§ 3 2 0 0 4 0 0 0
Mvmt Flow = A O A 1 S S ST | (- O S G

Cunﬂlcimg Flow Al 169 ] 0 385 1] 0 650 648 386 688 642 173
Stage 1 - - - - a - M5 405 - 2 g3y -
~ Stage 2 - - . - - - 254 243 - 451 405 -
Critical Hdwy 41 - - 413 - - 71 65 B4 71 65 62
Critical Hdwy Stg 1 - - - - - - B1 55 = B1 55 -
Critical Hdwy Stg 2 - = - - - = 81 85 = Bf &5 -
Foliow-up Hdwy 2.2 = - 2207 . - 35 4 3336 35 4 33
PotCap-1Maneuver 1421 - . 1188 . . 380 302 87 363 395 876
Stage 1 - - - - - - 626 802 - 7711 713 -
Stage 2 =S E SRh s e SR s D
Platoon blocked, % - = - -
Mov Cap-1 Maneuver 1421 . = 1186 - - 350 376 655 302 379 868
Mov Cap-2 Maneuver - - - - . - 483 459 - 386 450 -
Stage 1 e R R
Stage 2 - - - - - 713 685 - B03 597 -

HCM Control Delay,s 0.2 15 15 12.3
HCMLOS B B

- 1166

Capaclty (vehih). b 1a2)

HCM Lane VIC Ratio 0449 0007 -  -0032 - - 0045 0018
HCM Conrol Delay (s) Wl T el B el e ol LS
HCM Lane LO3 B A =l = & s % B A
HCM 95th %tlle Qfveh) 050 R S )
2023 Existing Condition - AM Synchro 11 Repart
Baker Creek North Page 1
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HCM 6th TWSC
3: NW Michelbook Ln & NW Baker Creek Road 07/07/2023

Int Delay, siveh 1.7

Lane mﬂgurathm b

. % W
Traffic Vi, vehvn 573 B3 4 228 21 58
Future Val, veh/h 573 63 44 226 N 56
Canflicting Peds, #/hr 0 1] & & © 0
Sign Cantrol Free Free Free Free Stop Stop
RT Channelized - None - None - Monme
Storage Length - - 50 - 0 -
Veh in Median Storage, # 0 - R (O -
Grade, % 0 - - i 0 -
Paak Hour Factor 85 8 85 8 B85 85
Heavy Vehicles, % 2 3 5 3 0 4
Mvmt Flow 614 T4 52 26 25 6B
Mojorbinor:  Mgjort  Malord My o teogt i SSIBRR RS e
Conflicting Flow All 0 0 748 o 1081 ™1

Stage 1 - - - = ™ =

Stage 2 S E & qatigEy
Critical Hdwy - - 418 - B4 B4
Critical Hdwy Stg 1 - - - - 54 -
Critical Hdwy Stg 2 Moo TR e IRET
Follow-up Hawy - - 2:2456 - 3.5 3.33%
Pot Cap-1 Maneuver - - BT - M3 430

Stage 1 . - - 40 -

mez - = - = T‘-Bﬂ -
Platoon blocked, % - - -
Maov Cap-1 Manauver - - 847 - 228 430
Mov Cap-2 Maneuver - - - - 357 -
Stsm»t d i = e = m '
Stage 2 - - - - B8O 5

HCM Control Delay, s~ 0 16 164
HCM LOS c

Capacity (vehih) r - - 7 -
HCM Lane VIC Ralio 0.223 - - 0,081 -
HCM Control Delay (s) 164 - - 85 2
HCM Lane LOS C - - il -
HCM 85th %stile Q{vah) 0.8 z - 02 =
2023 Existing Condition - AM Synchro 11 Report
Baker Creek North Page 2
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HCM Signalized Intersection Capacity Analysis

4: N Baker Street & NV Baker Creek Road 07/07/2023
T B A N . S 4

Lane Configurations ] b N b % b % S

Traffic Velume {vph) 130 398 55 0 G ar 43 152 AR RS

Future Volume (vph) 130 398 55 10 170 a7 43 152 9 49 188 T2

Ideal Flow (vphpl) 1900 1800 1800 1800 1900 1800 1900 1900 1900 1900 1800 1800

Total Lost time (s) 45 4.5 45 45 4.5 45 45 45

Lane Util, Factar 100 1.00 1000 1.00 1.00  1.00 100  1.00

Frpb, pedibikes 1.00  1.00 100 099 100 1.00 1.00  1.00

Flpb, ped/bikes. 089  1.00 100  1.00 100 1.00 100  1.00

Frt 100 098 1.00  0.97 1.00 099 100 096

Flt Protected 085 100 D95  1.00 095  1.00 085  1.00

Satd. Flow (prot) 1758 1813 1805 1781 1805 1664 1805 1668

Fit Permitisd 061 1.00 036  1.00 D48  1.00 064 100

Sald. Flow {perm} 1131 1813 676 1781 817 1669 1216 1668

Pealk-hour factor, PHF 087 087 D08 087 087 087 087 087 087 0BT 087 087

Adj. Flow {vph) 149 457 A3 1 195 43 49 175 10 5 216 83

RTOR Reduction (vph) 13 8 ] 0 T3 g i} 3 0 0 23 0

Lane Group Flow {vph) 143 512 ] 1 225 0 49 182 ] 56 276 0

Confl. Peds. (#hr) 5 8

Confl. Bikes (#hr) 1 1

Heavy Vehicles (%) 2% 3% 0% 0% 4% 0% 0%  13% 1% 0% 10% 7%

Turn Type Perm NA Perm MA Perm NA Perm NA

Protected Phases B Z 8 4

Permitted Phases ] 2 B8 4

Actuated Green, G (s) s 305 305 305 205 205 205 205

Effective Green, g (s) 30.5 30.5 30.5 a0.5 20.5 20.5 20.5 20.5

Actuated g/C Ratio 051 051 051 051 034  0.34 034 034

Clearance Time (s} 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5

Vehicle Exiension (s) 3.0 3.0 30 3.0 30 3.0 3.0 3.0

Lane Grp Cap (vph) 574 g21 343 805 M3 &TO 415 569

w/s Ratio Prot c0.28 013 011 ¢0.17

v/s Rafio Perm 0.13 0.02 0.05 0.05

vic Ratio 026 058 003 025 0.6 032 013 048

Uniform Delay, d1 84 104 74 B3 137 148 138 1546

Progression Factor 1.00 100 1.00  1.00 100 1.00 100 100

Incremental Delay, d2 1.1 2.4 0.2 0.7 1.1 1.5 0.7 2.8

Delay (s) 85 128 7.5 8.0 148 161 143 185

Level of Servica A B A A B B B B

Approach Delay (s) 11.8 89 158 178

Approach LOS B A B 8

HCM 2000 Control Delay 13.4 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.53

Actuated Cycle Length (s) 60.0 Sum of lost time (s) 8.0

Intersection Capacity Utilizatien 61.9% ICU Level of Service B

Analysis Period (min) 15

¢ Critical Lane Group

2023 Existing Condition - AM Synchro 11 Report
Baker Craek North Page 3
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HCM 6th Signalized Intersection Summary

4: N Baker Street & NW Baker Creek Road 07/07/2023
A N v Ny N4

Lane Configurations k| 1 b b % b 5 t

Traffic Volume (vehih) 130 398 85 (T T SO P 4 w8 T2
Future Volume (veh/h) 130 398 55 10 170 37 43 152 ) 48 168 72
Initial @ (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 097 1.00 097 1.00 1.00  1.00 1.00
Parking Bus, Adj 100 100 .00 100 100 100 100 100 100 100 100 100
Work Zone On Approach No No No Mo

Adj Sat Flow, vef/hiin 1870 1856 1900 1900 1841 1800 1900 1707 1737 1800 1762 1766
Adj Flow Rate, veh/h 149 457 63 1 195 43 49 175 10 56 216 83
Peak Hour Factor 087 087 087 087 087 08 087 08 087 087 08 087
Percent Heavy Veh, % 2 3 0 0 4 i] 0 13 11 0 10 7
Cap, veh'h 612 808 111 397 739 163 37 B8 2 31 438 412 158
Arrive On Green 0.51 0.51 0.51 0.51 0.51 0.51 034 034 034 034 034 034
Sat Flow, vehih 1138 1580 210 B95 1453 320 1007 1599 91 1248 12050 483
Grp Volume(v), vehlh 148 0 520 & 0 238 49 0 185 56 0 299
Grp Sat Flow(s) veh/hin 1139 0 1808 B85 0 1773 1087 0 1881 1218 0 1668
QSam(g_s], 3 5.1 0.0 11.9 0.5 0.0 4.8 22 0.0 49 21 0.0 8.8
Cycle Q Clear(g_c), s 87 00 118 g4 00 A48 0 o 49 no 00 8.6
Prop In Lane 1.00 0.2  1.00 018  1.00 005  1.00 0.28
Lane Grp Cap(c), vefih 612 0 820 397 0 901 337 0 578 43 0 57
WIG Ratio(X) 024 000 057 003 000 026 045 000 032 013 000 052
Avall Cap(c_a), veh/h 612 0 820 g97 0 901 337 0 578 438 0 510
HCM Platoon Ratio 1,00 1.00 1.00 100 1,00 1,00 .00 1.00 1.00 .00 1.00 1.00
Upstream Filter{!) 1.00 000 1,00 100 000 100 100 000 100 A &!} 000 100
Unifarm Delay (d), siveh 11.1 0.0 102 145 0.0 B4 202 0.0 146 172 0.0 15.8
Incr Delay (d2), siveh 09 0.0 25 041 S o e SR 1.5 06 00 34
Initial O Delay(d3) s/vah 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/in w3 00 46 @ 000 AT G800 liDEE Db e
Unsig. Movement Delay, siveh

LnGrp Delay(d).s/veh 12.1 0.0 127 1486 0.0 g1 211 00 161 178 00 193
LnGrp LOS B A B B A A C A B B A B
Approach Vo, veh'h 669 249 234 355
Approach Delay, sfveh 12,6 93 17.1 18,0
qu:m&d'l LOS B A B B

Phs Dul:ahbrt {Bi-‘ﬂ-ﬁn} § 35.0 250 350 250

Change Pericd (Y+Rc), s 4.5 45 45 4.5

Max Green Setting (Gmax), s 805 205 305 20,5

Max Q Clear Time (g_g*I1), s 14.4 10.8 13.8 12,9

Green Ext Tima (p_c), & 1.3 14 38 07

HCM 6th Ctrl Delay 14.3

HCM 6th LOS B

2023 Existing Condifion - AM Synchro 11 Report
Baker Creek North Page 4
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HCM 6th TWSC
2: NW Meadows Drive & NW Baker Creek Road 07/07/2023

Int Delay, s/veh i

Lane Configurations. " B LY & 4
Traffic Vel, vehth 6 218 4 78 32 T 3 0 4 9 1 5
Future Vol, vehih 6 218 4 Ta 2 7 3 0 44 g 1 &
Conflicting Pads, #/hr 0 0 1 1 0 0 2 0 90 gl B 2
Sign Control Free Free Free Free Free Free Sitop Stop Stop Stop Stop Stop
RT Channelized - - None = - None = - None - - None
Storage Length 80 - - 50 - - - - - - - 25
Veh in Median Storage, # - 0 - = 0 - - 1 W e -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 8 86 8 8 86 86 86 86 B8 8 68 86
Heavy Vehicles, % 0 2 0 0 0 0 0 0 e 1 0 0
Myt Flow 7 25 5 91 3983 8 3 1 o A [+ R ]

Canfiicting Flow Al 3N 0 0 259 0 0 826 824 25/ 844 B2 369
Stage 1 - - - - 2n m - M9 M3 -
Stage 2 - - - - - - B55 553 - 285 273 -

Critical Hewy 4.1 < = #1 - = 71 65 622 TY 65 62

Critical Hdwy Stg 1 - - - - - - 61 & - 621 55 -

Critical Helwy Stg 2 = omogmomn see = BEGSEER e H SN

Follow-up Howy 2.2 - - 22 - 3.5 4 3.318 3.509 4 33

Pot Cap-1 Maneuver 1189 - - 17 = - 283 310 7R2 273 311 689
Stage 1 - - - . - - 738 B8O - 504 520 -
Stage 2 - . - = = - 520 58 .- Bgd A8 s

Platoon blocked, % - . - .

Mov Cap-1 Maneuver 1199 - - 1316 - - 272 286 T8 241 287 680

Mov Cap-2 Mansuver - - = - - - 35 378 - 30 3N -

- Stage 1 ; - = = = = - T34 684 - M1 484 5
Stage 2 . - - - - - 478 482 - G645 683 -

HCM Control Delay, s 0.2 1.8 10.3 1548

HCM LOS B B

Capacity (veh/h) 741 1199 - - 1318 - - 3652 680

HCM Lane VIC Ratio 0.075 0.008 - - 0.088 - - 0.033 0.00¢

HCM Control Delay (s) 03 8 = - 79 - - 156 103

HCM Lane LOS B A - - A - - # B

HCM 95th %tile Q{veh) 02 0 - = 0 = -

2023 Existing Condition - PM Synchro 11 Report

Baker Creek North Page 1
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HCM 6th TWSC
3: NW Michelbook Ln & NVW Baker Creek Road 07/07/2023

Int Delay, siveh 23

w4

LanaCnnﬂngamns ' +

Traffie Vol, veh/h 346 19 124 527 '2’; 78
Future Vol, vehih 346 19 124 5Ir 28 78
Conflicting Peds #r 0 0 ] 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - Mone - None - None
Storage Length - 5 - 0 -
Vieh in Median Storage, # H = - i -
Grads, % 0 . - 0 0 -
Peak Hour Factor % ¢ 9 9 W wu
Heavy Vehicles, % 2 0 1 ] 0 1
Mumt Flow 38 20 132 561 30 88

Confiicting Flow Al i} 0 388 0 1203 378
Stage 1 - - - - 3 -
Stage 2 - - - - B35 -

Critical Hdwy E - 4M - B4 821

Critical Hdwy Stg 1 - - = - 54 .

Critical Hdwy Stg 2 =L - 54

Follow-up Hdwy - - 2208 - 35 3308

Pat Cap-1 Maneuver - 176 - 206 6T
Stage 1 - - - - 897 E
Stage 2 - - - - 4% .

Platoon blocked, % - - -

Mov Cap-1 Maneuver - 1176 - 183 €N

Mav Cap-2 Maneuver - - - - 299 -
sﬁm 1 = = - - ﬁg? -
Stage 2 - - - - 385 -

HCM Control Delay,s 0 16 14.2
HCM LOS B

Capacity (veh/h) 505 - - {178

HCM Lane V/C Ratio 0.223 - - 0112 -
HCM Control Delay (s) 77 ST R T
HCM Lane LOS B - - A -
HCM 25th %tile Q(veh) 0.8 - - 04 -
2023 Existing Condition - PM , Synchro 11 Repor
Baker Craek North Page 2
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HCM Signalized Intersection Capacity Analysis

4: N Baker Street & NW Baker Creek Road 07/07/2023
T T e S W S R

Lane Configurations % 1 % 1S % S b ]

Traffic Volumea: {vphj 119 2689 38 20 401 49 87 258 28 38 233 174

Future Volume (vph) 119 269 36 27 4M 45 87 256 28 a8 233 179

Ideal Flow (vphpl) 1900 1900 1900 1900 1800 1900 1800 1900 1900 1900 1800 1900

Total Lost time (s) 45 4.5 45 45 45 45 4.5 45

Lane Utll Factor 100 1.00 .00 1.00 1.00  1.00 100 1.00

Frpb, pedibikes 100  1.00 100 1.00 100 1.00 100 1.00

Flpb, pedibikes 1.00  1.00 1.00  1.00 .00 1.00 100 1.00

Frt 1.00 0058 1.00 (.98 .00 098 100 093

Fit Protecied 085 100 095 1.00 095 100 095 100

Satd. Flow (prof) 17700 1818 1736 1B65 1805 1834 1799 1756

Flt Permitted 037 100 052 100 038  1.00 083 100

Satd. Flow (perm) 685 1818 945 1865 727 1834 999 1758

Peak-hour factor, PHF 098 08 098 098 098 09 098 098 098 098 098 098

Adi. Flow (vph) 121 274 37 28 409 50 89 261 29 39 238 183

RTOR Reduction (vph) 0 8 0 0 7 0 s S ¢ 0 0 45 0

Lane Group Flow (vph) 121 303 0 28 452 0 89 283 0 39 375 0

Confl, Peds, (#/hr) 4 3

Heavy Vehicles (%) 2% 3% 0% 4% 0% 2% 0% 2% 0% 0% 2% 0%

Tum Type Perm NA Perm NA Perm NA Perm  NA

Protected Phases B 2 8 4

Permitied Phases ] 2 B 4

Actuated Green, G (s) 285 285 285 285 245 245 245 245

Effactive Green, g (s) 265 265 265 265 245 245 245 245

Actuated g/C Ratio 044 044 044 044 041 041 041 0

Clearance Time (s) 4.5 4.5 4.8 4.5 45 4.5 45 45

Vehicle Extension (s) a0 3.0 3.0 30 a0 3.0 3.0 a.0

Lane Grp Cap (vph) 02 802 47 823 296 748 407 T

wis Rafio Prot 0.17 cl.24 0.15 ch.21

v/g Ratio Perm 0.18 0.03 012 0.04

vfc Ratio 0.40 038 0.07 055 030 038 010 052

Uniferm Delay, d1 114 112 98 123 120 124 109 134

Progression Factor 100 100 100  1.00 1.00 1.00 100 1.00

Incramental Delay, d2 is 14 0.3 28 26 1.5 048 27

Delay (s) 15.3 12.6 9.9 15.0 146 139 11.4 16.1

Level of Service E B A B B B B B

Approach Delay (s) 13.3 14.7 14.0 157

ﬂppm&ch LOS -

HGM ?,l.'lﬂﬂ Gontm[ Dela:.r 14.5 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.54

Actuated Cycle Length (s) 60,0 Sum of lost time (s) 8.0

Intersection Capacity Utilization 73.7% 1CU Level of Service D

Analysis Period (min) 15

¢ Critical Lane Group
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HCM 6th Signalized Intersection Summary
4: N Baker Street & NVV Baker Creek Road 07/07/2023

A oy 0T NK L R E

ﬁguaiinns : :. . | .' . = :-

¥ b

Traffic Volume (vehih) 19 268 36 2T 401 49 87 256 28 3 238 11
Future Volume (veh/h) 119 269 36 21 401 49 87 256 28 3B 233 179
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1,00 .00  1.00 100 100 100 100 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 400 100 100
Waork Zone On Approach No No : No _ Mo

Adj Sat Flow, veh/hiin 1870 1856 1800 1841 1900 1870 1900 1870 1900 1900 1870 1900
Adj Flow Rate, veh/h 121 274 37 28 409 50 g9 261 29 39 238 183
Peak Hour Factor 098 098 098 098 098 098 098 09 098 09 088 098
Percent Heavy Veh, % 2 3 0 4 0 2 0 2 0 0 2 0
Cap, vehih 862 707 95 463 73 9 334 675 75 448 400 307
Arrive On Green 044 044 D44 044 044 044 041 041 041 041 041 04
Sat Flow, veh/h 933 1601 216 1052 1660 203 980 1653 184 1105 979 753
Grp Volume(v), vehih 121 0 311 28 G 459 89 0 200 39 g 42
Grp Sat Flow(s),veh/h/in 933 0 1817 1052 0 1863 0880 0 1837 1105 o 1732
Q Serve(g_s), s 66 00 69 11 00 108 47 080 87 15 00 114
Cycle Q Clear(g_c), s 176 00 88 &0 00 408 181 OB BT 132 00 114
Prep In Lana 1.00 012 .00 o 1.00 010 1,00 043
Lane Grp Cap(c}, veh/n 362 0 802 463 0 83 34 0 780 448 0 o7
VIC Ratio(X| 033 000 039 006 000 056 027 000 039 009 000 060
Avall Caplc_a), vehih 382 0 802 463 0 823 %4 D 750 448 0 707
HCM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 100 100
Upstream Filier() 100 000 100 100 000 100 100 000 400 100 000 100
Unifarm Delay (d), s/veh 18.8 0.0 11.3 14.0 0.0 12.4 20.2 0.0 12.5 15.4 0.0 13.8
Incr Delay (d2), siveh 25 00 [ < S (S0 A - S s IR 1. S T .
Initial Q Delay(d3) s/veh 00 00 00 00 OO 00 00 00 0D 00 00 0O

%ile BackOfQ(50%), vahiln 1.6 0.0 a7 0.3 00 47 12 0o 27 0.4 0o 45
Unsig. Movement Delay, siveh

LnGrp Delay(d),siveh 214 00 127 142 0.0 181 2an 00 140 15T BB
LnGmp LOS G A B B A B C A B B A B
Approach Val, veh/h 432 487 a7 460
Approach Delay, sfveh 15.1 15.1 159 17.4
Approach LOS B B B B:

Phs Duration (G+Y+Re), s 3.0 280 310 29.0

Change Period (Y+Rc), s 4.5 4.5 45 4.5

Max Green Setting (Gmax), s 26.5 245 265 245

Max Q Clear Time (g_c+l1), § 12.8 134 18.6 18.1

Green Exmma {p_c}, 27 2.1 14 1.1

HGM ﬁih GIJ'I Bﬁlay 15.9

HCM 6th LOS B
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HCM 6th TWSC
2: NW Meadows Drive & NW Baker Creek Road 07/07/2023

Int Delay, siveh 33

Lane Configurations LT " b & 4 Fr
Traffic Val, vehh i 237 0 34 47 19 2 0 B8 29 0 19
Future Vol, vehih W BT 0 3 147 19 2 0 B8 29 D 1
Confiicting Peds, #/hr 0 0 2 2 ] 0 10 o1 G
Sign Control Free Free Free Free Free Free Siop Stop Stop Stop Slop Stop
RT Channelized - - None - - None - - None - - Mone
Storage Length 50 - - 50 - - - - - - 75
Weh in Median Storage, # - 0 - - 1] - - 1 - - 1 -
Grads, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factar S | Y 81 8 8 & & 8 8 & 8
Heavy Vehicles, % 0 4 ] 3 3 2 0 0 4 0 0 0
Mvmi Flow 14 416 0 42 181 28 P S £ | I o I |

Conflicting Flow Al 204 0 0 418 0 0 744 734 419 777 T23 203
Stage 1 T LS : - 446 448 - mowm -
Slage 2 . - - - - - 298 288 - 500 446 -

Cﬁ'ﬁE‘.ﬂI Hﬂw 44 = Lt dn.“ﬁ i . = ?;' -f '&5. ﬁ*ﬂ : ?.-1 | ﬁ,ﬁ 52

Critical Hdwy Stg 1 . < & = = BY 85 -~ 61 5§ -

Critical Hdwy Stg 2 g & B - = 81 b5 - 81 &5 -

Fallow-up Hdwy 232 - - 227 - - 3B 4 333 35 4 33

Pot Cap-1 Maneuver 1380 - - M3 - - 333 350 630 317 355 843
Stage 1 - - . - - - 585 577 - 734 685 -
Stage 2 = 5 - - - = TE &7 = B&T SBIT -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 1380 - - 113 - - 308 333 628 252 338 36

Mav Cap-2 Maneuver - - - - - - 421 426 - 339 418 -
Stage 1 - - - - = - 588 570 - 727 660 x
Stage 2 - - - - - - 683 652 - 454 570 -

HCM Conrol Delay,s 0.2 14 121 148

HCM LOS B B

Capacity (ven/h) g2 1380 - - 1184 - - 3% 8%

HCM Lane VIC Ratio 0,181 0.0 . - 0.037 - - 0.142 0.028

HCM Contrel Delay () 121 7.8 - = 83 & - 174 84

HCM Lane LOS B A - - A - - 0 A

HCM 95th %tile Q{veh) 07 g = = 04 - - ba 0
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HCM 6th TWSC
3: NW Michelbook Ln & NW Baker Creek Road 0710772023

Int Delay, siveh 2.2

Lane Configurations B L

Traffic Vol, vehin 707 B3 47 &85 37 60
Future YVal, veh/h 707 89 47 265 3T €0
ConficingPeds,#vr 0 0 0 @ 0 0
Sign Contral Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 50 - i -
Veh in Median Storage, # 0 - - a 1 -
Grade, % 0 . - 0 0 -
Peak Hour Factor 85: 85: 66 8b B85 &8
Heavy Vehicles, % 2 3 B 3 0 4
Mvmt Flow B2 105 55 312 M4 T

=
=
=

Conflicting Flow Al

1307 885

Stage | e
Stage 2 : - - - &% -
Critical Héwy - - 415 - B4 624
Critical Howy Stg 1 N
Critical Howy Stg 2 - - = - 54 =
Follow-up Hdwy - - 2,245 - 35 333
Pot Cap-1 Maneuver - - M8 - 178 M
Stage 1 - = - 407 .
Stage 2 - - - - BB6 o
Platoon blocked, % - -
Mov Cap-1 Maneuver - - T8 - 164 M
Mov Cap-2 Maneuver - s
Stage 1 - - B < 407 .
Stage 2 - - - - B15 -
Appoadty . BE 0 WEe . 4 uREegen te e e e IR i
HCM Cantrol Delay, s 0 1.6 223 '
HCM LOS c

HCM Lane VIC Ratio 0.356 - - 0.077 -
HCM Control Delay (s) L L
HCM Lane LOS G - - B -
HCM 85th %file Q(veh) ¢ A O -
2025 Background Condition - AM 8ynchro 11 Report
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HCM Signalized Intersection Capacity Analysis

4: N Baker Street & NW Baker Creek Road 07/07/2023
A ey v ANt A2 Y

Lane Configurations % B % S % S 1 1

Traffic Valume (vph) 160 478 8 11 198 40 50 183 10 53 202 B1

Future Volume (vph) 160 4789 79 11 196 40 50 163 10 53 202 81

Ideal Flow (vphpl) 1900 1900 1800 1900 1900 1900 1900 1900 1800 1900 1900 1800

Total Lost time (s) 45 45 4.5 4.5 4.5 4.5 45 45

Lane Utl, Factor 100  1.00 100 .00 1.00 100 100 1.00

Frpb, pedibikes 1.00 1.00 100 1.00 100 1,00 100 1.00

Flph, ped/bikes 093  1.00 100 1.00 100  1.00 100 1.00

Frt 1.00 098 1.00 097 1.00 099 100 096

Flt Protectad 085  1.00 085 1,00 0985 100 085  1.00

Satd. Flow (prot) 1760 1808 1805 1783 1805 1669 1805 1666

Flt Permitted 058 100 027  1.00 044 100 062 100

Satd. Flow {perm)} 1078 1808 513 1783 528 1669 1172 1668

Peak-hour factor, PHF 087 087 0B7Y 087 087 087 0BT 0BT 087 087 087 087

Adj. Flow {vph) 184 551 81 13 225 46 57 187 11 61 232 93

RTOR Reduction (vph) i} 10 0 o 12 0 0 3 a 0 24 ]

Lane Group Flow {vph) 184 632 0 13 259 0 57 195 0 61 301 0

Confl. Peds. (#hr) 5 5

Confl, Bikes (#/hr) 1 1

Heavy Vehicles (%) 2% 3% 0% 0% 4% 0% 0%  13% 1% 0%  10% T

Turn Type Perm NA Perm MA Perm NA Perm NA

Protected Phasas B 2 8 4

Permitted Phases ] 2 8 4

Actuated Green, G (s} 3.5 3E 3150 215 185 195 185 188

Effective Green, g (s) 315 3.5 315 315 185 195 195 185

Actuated giC Ratio 052 052 052 052 032 032 082 082

Clearance Time (s} 4.5 4.5 4.5 4.5 45 45 4.5 4.5

Vehicle Extension (s) 3.0 3.0 300 a0 3.0 3.0 3.0 a0

Lane Grp Cap (vph) 865 049 260 936 260 542 380 &M

vis Rafio Prof .35 045 042 c0.18.

vis Ratio Perm 047 0.03 0.07 0.05 _

vic Ratio 033 067 005 028 021 036 018 058

Uniform Delay, d1 B2 104 6.9 7.8 147 155 144 167

Progression Factor .00  1.00 100 100 100 100 100 .00

Incremental Delay, d2 15 3.7 03  OF 1.8 1.8 0.9 41

Delay (s) 87 144 73 87 165 173 153 208

Level of Service A B A A B B B C

Approach Delay (s) 13 BB 174 18.8

Approach LOS B A B B

HCM 2000 Control Delay 14.5 HCM 2000 Leval of Service B

HCM 2000 Volume to Capacity ratio 0.62

Actuated Cycle Length (s) 80.0 Sum of lost time (s) 8.0

Intersection Capacity Utilization 68.9% ICU Level of Service c

Analysis Period (min) 15

¢ Critical Lane Group
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HCM 6th Signalized Intersection Summary
4. N Baker Street & NW Baker Creek Road 07/07/2023

A > € KK T LS § A

guraﬁuns - _'._ / . WER J ‘ . 1BR

b

Traffic Volume (vehih) 160 479 79 11 196 40 50 183 10 §3 202 81
Future \olume (vehih) 160 479 79 GG 40 50 163 10 53 202 81
Initial Q (b}, veh 0 0 0 0 0 0 (i} 0 0 0 0 0
Ped-Bike Adj{A_pbT) 1.00 097 100 097 100 100 1.00 1.00
Parking Bus, Ad| 100 100 100 100 100 100 100 100 100 100 100 100
Work Zone On Approach Mo Mo Mo Mo

Adj Sat Flow, vehvhin 1870 1856 1900 1900 1841 1900 1800 1707 1737 1900 1762 1796
Adj Flaw Rate, vehih 184 581 91 13 225 46 57 187 11 61 232 93
Peak Hour Factor 087 087 087 087 087 08T 087 087 087 087 087 087
Percent Heavy Veh, % 2 3 0 0 4 0 0 13 11 0 10 7
Cap, veh/h 606 812 13¢ 330 775 168 203 519 31 403 387 155
Arrive On Green 052 052 052 052 05 052 032 032 032 032 032 032
Sat Flow, veh/h 1106 1548 256 800 1475 302 1072 4587 64 1203 1188 477
Grp Volume(v), vehih 184 0 642 13 0 27 57 0 198 61 0 325
Grp Sat Flow(s) vehihin 11086 0 1802 800 o I 0 1800 1203 0 1666
Q Serve(g_s), s 67 00 18 07 00 &1 28 00 54 24 00 98
Cycle Q Clear(g_c), s 1.8 /00 988 - 186, 00, BN & 00 58 78 G0l 98
Prop In Lane 1.00 014 100 017 1.00 006 100 0.29
Lane Grp Capic), vehh 606 0 846 330 0 63 203 0 549 403 0 54
VIC Ratio(X) 030 000 068 004 000 020 013 000 036 015 000 060
Avall Caple_a), vehih 606 0 846 330 0 833 293 0 543 403 0 54
HCM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 100 100
Upstream Filter(l) 100 000 100 100 D000 100 100 D0O0D 100 100 DOD 100
Uniform Delay (d), siveh 13 00 105 166 00 8O 223 00 155 185 00 170
Incr Delay (d2), siveh g N 4 R - - . - S 7 AN . (O 1 o+ S, I o O =
Initial Q Delay(d3),siveh 60 00 00 00 00 00 0O 0D 00 0O 00 00

felle BackOfQ(50%) vehin 1.6 0.0 6.0 0.1 0o A8 08 00 2.1 o7 o 40
Unsig, Movement Delay, siveh

LnGrp Delay(d),siveh 12.6 0.0 144 168 00 88 238 00 {73 193 00 218
LnGrp LOS B A B B A A c A B B A C
Approach Yel, vehh 826 264 255 386
Approach Delay, sfveh 14.0 a1 18.8 214
AnaJmacn LOS B A B ©

Pns Dura’lian (Gi‘r"l-ﬁc}. 36.0 24.0 38.0 24.0

Change Period (Y+Rc), 8 4.5 4.5 4.5 4.5

Max Green Setting (Gmax), s 35 19.5 3.5 1955

Max Q Clear Time (g_c+l1), s 18.5 11.8 17.8 14.56

Green Ext Time (p_c), s 14 133 45 0.5

HCM 6t CtiDelay 15.6

HCM 6th LOS B
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HCM 6th TWSC
2: NW Meadows Drive & NW Baker Creek Road 07/07/2023

Int Delay, siveh 25

Lane Configurations

_ " B 5 B & . S
Traffic Vol, vehh 14 248 4 92 M1 35 R SR R )
Future Vol, vehih 14 248 4 092 341 35 3 0 51 26 1 15
Conflicting Peds, #/hr 0 | 1 ] 0 2 0 R < [
Sign Control Free Free Free Free Free Free Stop Siop Stop Stop Stop Stop
RT Channelized ; - None = - None - - Nene - = None
Storage Length 50 - - 50 R . e
Veh inMedian Storage, # - 0 . - 0 - - 1 = = 1 :
Grade, % - i} - - i} - - 0 - 0 -
Peak Hour Factor 8 8 8 86 & 8 86 B 86 88 86 88
Heavy Venicles, % 0 2 0 0 0 0 0 0 2 1N 0 a
Mymt Flow 18 88 & TSN 4% G onsE as e e

Conflicing Flow Al 438 0 %4 975 292 984 958 420

0 294 0 0 _
Stage 1 v = = = = 30 24 - 8 B8R
Stage 2 - - - . - - 640 652 - 352 326 .
Critical Hewy 41 = = Ml = s A BE R FR1. B5L U6
Critical Hdwy Stg 1 - . . . - - 61 55 - 821 55 -
Critical Hdwy Stg 2 7 : = b o= B &R = BENESL =
Follow-up Howy 2.2 - = - 35 43318359 4 33
Pot Cap-1 Maneuver 1133 - - 1279 - - 237 253 T47 219 250 638
Stage 1 - - - - - - 692 653 - 454 477 -
Stage 2 = 7 - = = = 467 487 - 647 @852 -
Platoon blocked, % - = = =
Mov Cap-1 Maneuver 1133 - 12718 - - 214 228 T4 187 234 837
Mov Cap-2 Maneuver - - - - Z - N8 3 - 297 324 -
Stage 1 > s SRR T B R L S - M8 @ -
Stage 2 . = - - - - 418 428 - 587 642 .
HCM Confrol Defay, s 0.4 16 10.7 164
HCM LOS B e

Capacily (vehlh) Ba4 1103 28 -

HCM Lane VIC Ratio 0.09 0.014 - - 0.084 - - 0105 0.018
HCM Control Delay (s) 107 82 - - B - - 185 108
HCM Lane LOS B A - - A - - c B
HCM 35th %tile Qfveh) 03 0 - - 0B - = 02 04
20125 Background Condition - PM Synchro 11 Repart
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HCM B6th TWSC
3: NW Michelbook Ln & NW Baker Creek Road 070712023

Int Delay, sfveh K

Lane Canfigurations b L

Traffic Val, veh/n 416 25 133 B45 78 84
Future Vol, vehrh 46 25 133 646 76 B4
ConfictingPeds, #hr 0 0 0 0 0 @

Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - Mone
Storage Length - - 80 - 0 -
Veh in Median Storage, # 0 IR U T .
Grade, % 0 - . 0 0 -
Peak Hour Factor 94 94 94 94 94 04
Heavy Vehicles, % 2 0 1 0 0 1
Mvmt Flow 43 27 141 688 83 89
Makolilior_ o Maor) M2 NSRS e oo e e tamepa
Conflicting Flow Al 0 0 470 0 1425 457
Stage 1 - - - - 457 -
Stage 2 S he o =) B %
Critical Hdury . - 41 - B4 621
Critical Howy Sig 1 - o+ o+ - 54 -
Critical Howy Stg 2 . - . - 54 -
Follow-up Hewy . - 2.209 - 35 3309
Pot Cap-1 Maneuver = - 1097 - 181 606
Stage 1 L (e ) a) g o
Sitage 2 SR = e o
Platoon blocked, % - - -
MovCap- Maneuver - - 1087 - 132 606
Mov Cap-2 Manauver - - . - 248 -
Stage 1 z c - - 842 =
Stage 2 - - - - 324 -
L0 TR - TR | - N W1 - ORCC N S PR SR R [ T |
HCM Control Delay,s 0 15 24 ]
HCM LOS G

Capacity (veh/h) B/ - -0 - !

HCM Lane V/C Ratio 0.481 - - 0,129 -

HCM Control Delay (s) SYS e e

HCM Lane LOS c - - A -

HCM 95th %tile Q(veh) 25 ’ e -

2025 Background Condition - PM Synchro 11 Report
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HCM Signalized Intersection Capacity Analysis
4: N Baker Street & NW Baker Creek Road 07/07/2023

A = TN AN A

Traffic Violume (vph) 137 34 49 29 475 7 275 a0 L 250 209
Future Violume (vph) 137 314 49 29 475 8 M4 275 a0 41 250 209
Ideal Flow {vphpl) 1800 1900 1900 1900 1800 1900 1800 1900° 1800 1800 1800 1800
Total Lost time (s} 45 45 45 45 45 45 45 45

Lane Utll. Factor 1.00 100 1.00  1.00 100 1.00 100 100

Frpb, pedibikes 1.00  1.00 100  1.00 100 1.00 100 1.00

Flph, ped/ikes 1.00.  1.00 100 1.00 1.00 100 100  1.00

Frt 1.00 098 1.00 098 1,00 0.99 100 093

Fit Protected 085  1.00 0495 1.00 0.95 100 085 100

Satd. Flow (prot) 1770 1814 1738 1868 1805 1834 1800 1751

Flt Permitted 030 1.00 046 100 D3z .00 049 100

Satd, Flow (perm) 568 1814 B48 1868 607 1834 936 1751
Peak-hour factor, PHF 008 088 088 098 088 098 098 088 088 088 098 098
Adj. Flow (vph) 140 320 50 30 485 54 113 281 k| 42 255 213
RTOR Reduction (vph) 0 g 0 0 7 0 0 7 0 b 50 0
Lane Group Flow (vph) 140 361 0 kil 533 1] 113 d05 0 42 418 ]
Confl. Peds. (#/hr) 3 3

Heavy Vehicles (%) 2% 3% 0% 4% 0% 2% 0% 2% 0% 0% 2% 0%
Turn Type Perm NA Perm NA Perm NA Perm NA
Protected Phasss B 2 ] 4
Permitted Phases B 2 B 4

Actuated Green, G (s) 275 2758 275 275 235 235 235 25

Effective Green, g (s) 25 218 206 25 235 235 235 235
Actuated g/C Ratio 046 D46 D.46 0.46 0,39 0.3 0.39 0.39
Clearance Time {s) 45 4.5 4.5 45 4.5 45 45 45

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 260 831 388 856 287 T8 36 685

w/s Ratio Prot 0.20 c0.28 0.17 c0.24

v/s Ratio Perm 0.28 0.04 0,18 0.04

vic Ratio 054 043 pos  0&2 048 043 011 0|

Unifarm Delay, d1 ) O s 1) 81 123 13y 183 16 148
Progression Factor 1.00 100 100 1.00 1.00 1.00 1.00 1,00
Incremental Delay, d2 7.8 17 0.4 34 8.7 1.8 06 40

Delay (s) 185 1286 85 157 204 152 123 1B6

Level of Service B B A B c B B B
Approach Delay (s) 14.5 154 16.5 168.1
Approach LOS B B B 8

HCM 2000 Control Delay 18.1 HCM 2000 Level of Service B

HCM 2000 Volume to Capacity ratio 0.62

Actuated Cycle Length (s) 600 Sum of last fime (s) 8.0

Intersection Capacity Utilization B2.9% ICU Level of Service E

Analysis Period (min) 15

¢ Critical Lane Group
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HCM 6th Signalized Intersection Summary
4: N Baker Street & NW Baker Creek Road D7/07/2023

A o TN P el €

neCurats k| B — l. B . -.

Traffic Volume (veh/h) 137 314 49 29 475 5 1M1 275 30 41 250 209
Future Velume (veh/n) 137 314 49 29 475 53 111 275 30 41 250 209
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 AL 3D 0
Ped-Bike Adj{A_phbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 100 100 100 100 100 100 100 100 100 100 100 100
Work Zone On Approach Mo No No L No _

Ad) Sat Flow, vehih/in 1870 1856 1900 1841 1900 1870 1800 1870 1900 1900 1870 1900
Adj Flow Rate, veh/h 140 320 50 30 485 54 113 281 31 42 255 M3
Peak Hour Factor 09 058 098 09 09 098 098 038 098 088 098 088
Percent Heavy Veh, % 2 3 0 4 0 2 0 2 0 0 2 0
Cap, vehih P/r M #2438 T 86 215 648 71 409 368 308
Arive On Green 046 046 046 046 046 046 039 039 039 039 039 039
Sat Flow, vehih 865 1567 245 996 1679 187 939 1654 182 1083 940 785
Grp Volume(v), veh/h 140 0 370 10 0 53 113 0 312 42 0 488
Grp Sat Flow(s) veh/hin 866 0 1811 898 0 1888 939 0 1837 1083 0 1725
Q Serve(g_s), s 8.8 0.0 a3 1.3 0.0 13.2 6.9 0.0 ] 1.8 0.0 13.6
Cycle Q Clear({g_c), § 22.0 0o 8.3 9.8 00 132 24 00 70 9.2 Q0 138
Prop In Lane 1.00 014  1.00 010  1.00 010  1.00 046
Lane Grp Capc), veh/n 327 0 83 438 0 85 215 0 79 400 0 676
VIC Ratio(X) 043 000 045 007 000 063 041 000 043 010 000 069
Avail Cap(c_a), vehfh az7 0 830 438 0 866 276 0 719 409 0 676
HCM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 100 100
Upstream Filter() 100 000 100 100 000 100 100 00D 100 100 0.00 100
Uniform Delay (d), sheh 208 00 111 143 00 124 238 00 134 168 00 152
Incr Delay (d2), siveh 4.1 0.0 63 fe as @5 e 8 oS phT 58
Initial Q Delay(d3) s/veh 00 00 00 00 00O 00 00 00O 00 00 00 00

hlle BackOfQ(50%),vehiin 20 0.0 3.2 0.3 0.0 56 14 0.0 3:1 0.5 0.0 5.6
Unsig, Movement Delay, siveh

LnGrp Delay(d),siveh 248 00 128 146 00 159 282 00 153 473 00 200
LnGrp LOS C A B B A B c A B B A c
Approach Vol, venh 510 569 425 510
Approach Delay, sfveh 16.1 15.8 18.7 20,7

Approach LOS B B B &

Phs Duration (G+Y+Rc), s : I :
Change Period (Y+Rc), s 4.5 4.5 4.5 4.5
Max Graen Setting (Gmax), s 215 285 275 235
Max Q Clear Time {g_c+l1), 8 15.2 15.6 24.0 224
Green Ext Time (p_c), s 3 2.0 10 03

HCM 6h Cri Delay 177
HCM 8th LOS B
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HCM 6th TWSC
1: NW Baker Creek Road & Access 07/07/2023

Int Delay, sfveh 05
Moverynt ~  EBL EST WOT WBR SBC- 8RR 0 o 00 S iasaileiiraes T
Lane Configurations ¥ 4 % W
Traffic Vol, vehihi 3 3% W7 & 18 3
Future Vel, veh/h d 36 197 & 18 3
Conflicting Peds, #hr 9 0 6 0 0 6
Sign Control Free Free Free Free Siop Stop
RT Channelized - Nene - None - Mone
Storage Length 50 - - - 0 -
Veh in Median Storage, # - 0 0 - 1 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 8 81 81 81 8t Bl
Heavy Vehicles, % 0 3 3 0 0 0
Mmt Flow 4 452 43 T 2 &
MajooMinor - . Majl  Majord'i  MNGER iR sesiiiies cadtaliit e SIBSRSSRES S
Canflicting Flow Al 250 i} - 0 70T 247
Stage 1 - - - - 47 -
Stage 2 - - - - 460 -
Critical Hdwy 44 - - - B4 62
Critical Hdwy Stq 1 - - - 5.4 -
Critical Hdwy Sta 2 - - - 54 -
Follow-up Hdwy 22 - - 35 33
Pot Cap-1 Maneuver 1327 - - 405 797
Stage 1 - - - 799 -
Stage 2 - - 840

Platoon blocked, % -

. i 1 s i _"J & S i

Mov Cap-1 Maneuver 1327 - - 404 797
Mov Cap-2 Maneuver - - - 503 -
aage1 5 = - ?g? 3.
Stage 2 : = - 640 -

HCM Control Delay,s 0.1 0 124
HCM LOS 8

Capacity (vehit) - - - 5

HCM Lane V/C Ratio 0.003 - - - 0.048
HCM Control Delay (s) 7 - - - 121
HCM Lane LOS A - - - B
HCM 85th %tile Q(veh) 0 - = = 2
2025 Buildout Condition - AM Synchro 11 Report
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HCM 6th TWSC

2: NW Meadows Drive & NW Baker Creek Road

070712023

Int Delay, siveh a7

Lane Configurations ¥ b L & F
Traffic Vol, veh/h o8 5 S e 3 s e s B 8
Future Val, veh/h 11 369 3 M 178 25 5 0 83 57 0 19
ConficingPeda#hr 0 © 2° 2 6 6 4 9 4.1 @ M0
8ign Control Free Free Free Free Free Free Siop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - Nope - - None
Storage Length 50 . - 50 . - . . - - - 25
VehinMedian Storage,# - ¢ - - 0 - - 1 - - 1 -
Grade, % - 0 - - 0 - - g - - o=
Peak Hour Facior 81 8 B Bt & 81 8 & B H”M # #
Heavy Vehicles, % 0 'l 0 3 3 20 0 0 4 i} 0 0
Murnt Flow 14 438 4 42 21 3 [i ) L, S [ E
Confiicting Flow Al 252 o 0 462 0 0 830 &24 461 863 811 24
Staget - == == - 483 488 - 3 31 .
Stage 2 - . - - - - 342 33 - 542 480 -
Critical Hdwy 449 - - 443 - = P40 EE B T B 62
Critical Hdwy Stg 1 - . - B4 &S - B1 55 -
Critical Hdwy Stg 2 = g = = = = Bl 55 = &1l 55 -
Follow-up Hawy 22 - - 2227 - - 35 4 3336 35 4 33
PotCap-1 Maneuver 1325 - - 1084 - - 202 310 506 277 318 797
Stage 1 - - - - - - 565 553 - 685 695 .
‘Stage 2 - - - = = - 67T 645 - 528 B2 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1326 - - 1082 - - 270 205 504 217 300 789
Mov Cap-2 Maneuver - . - - = - 388 388 - 310 388 7
Stﬁgﬁ 4 - - - - - - 55& m . Bﬂ? m i
Stags 2 - - - - - - 626 620 - 425 545 -
HCM Control Delay, s 02 12 128 74
HCM LOS B C
Capacly (vehh) S8 1925 - - 082 - - 80 78
HCM Lane VIC Ratio 0.201 0.0 - - 0.038 - - 0227 003
HCM Control Delay (s) 128 T = - 84 - SR
HCM Lane LOS B A - - A - - £ A
HCM 85th %tile Q(veh) [ G - B = - 08 04
2025 Bulldout Condition - AM Synchro 11 Report
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HCM 6th TWSC
3: NW Michelbook Ln & NW Baker Creek Road 07/07/2023

Int Delay, sfveh 26
Lana Configurations ' 5 4 W
Traffic \iol, vehih 739 107 47 2839 B 60
Future Val, velth 739 10T 47 284 51 0
Conflicting Peds, #fhr g oD 0 0 0
Sign Contral Free Free Free Free Siop Stop
RT Channalized - None - None - None
Starage Length - a0 - 0 -
Veh in Median Storage, # ﬂ - - 0 1 -
Grade, % . . 0 0 -
Peak Hour Factor 5.5 . Bs 8B Bs 85 8%
Heavy \'ehicles, % 2 3 ] i 0 4
Mumt Flow BEY 126 55 340 B0 T
Canflicting Flow All 0 0 985 0 1382 032
Stage 1 a2 o AR =
Stage 2 = - 450
Critical Hawy - - 415 - 64 624
Critical Hdwy Stg 1 . - 54
Critical Hwy Stg 2 TR . T W
Follow-up Hawy - - 2.245 - 35 3338
Pot Cap-1 Manauver - - B&3 - 180 320
Stage 1 - - - - 386 &
~ Stage 2 - - - - B4T -
Platoon blocked, % - -
Mov Cap-1 Maneuver - - 683 - 147 320
Mov Cap-2 Maneuver - - - 276 -
Stage 1 SRR e
Stage 2 - - - - 595 -
HCM Control Delay, s~ 0 1.5 262
HCM LOS D
Capacy (vehih) GO v T -
HCM Lane V/C Ratio 0.438 - - 0.081 -
HCM Control Delay (s) 262 RN [ 4 -
HCM Lang LOS D - - B -
HCM g5th %tile Q(veh) 21 - - D3 -
2025 Buildout Condition - AM Synchro 11 Report
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HCM Signalized Intersection Capacity Analysis

4: N Baker Street & NW Baker Creek Road 0710712023
= el L

Lane Configurations % 1S b B % B 5 b

Traffic Volume (vph) 167 497 B6. 1 210 40 6 163 10 L ) 86

Future Volume (vph) 167 497 B 11 210 40 55 163 10 53 202 86

|deal Flow (vphpl) 1900 1900 1900 1900 1800 1900 1900 1800 1900 1800 1900 1800

Total Lost tima (s) 4.5 45 4.5 45 45 4.5 45 4.5

Lane Util, Factor 100 1,00 100  1.00 100 1.00 100 1.00

Frob, pedibikes 1,00 .00 100 1.00 1.00  1.00 100 1.00

Flpb, pedibikes 000 100 100 100 100 1.00 100 100

Frt 1,00 0.98 100 098 1.00  0.99 1.00 0.96

Fit Protected 085 100 095 100 085 1.00 085 100

Satd. Flow (prot) 1760 1806 1805 1786 1808 1669 1805 1863

Flt Permitted 0&7 100 026 100 041 100 061 100

Satd. Flow (perm) 1058 1808 496 1786 786 1689 1162 1663

Peak-hour factor, PHF D87 087 087 087 08 087 087 087 08 087 08 087

Adj. Flow (vph) 182 571 99 13 24 46 63 187 11 &1 232 g9

RTOR Reduction (vph) 0 1" 0 I 0 0 3 0 0 26 0

Lane Group Flow {vph) 192 659 0 13 276 i} 63 185 0 61 305 0

Confl, Pels. (#/hr) 5 B

Confl. Bikes (#hr) 1 1

Heavy \ehicles (%) 2% % 0% 0% 4% 0% 0 13% 1% 0% 10% %

Tum Type Perm WA Perm MA Perm NA, Perm NA

Protected Phases g 2 | A

Permitted Phases 8 2 8 4

Actuated Green, G (s) 325 328 325 BES 185 185 185 185

Effective Grean, g (s) 32.5 325 325 325 18.5 18.5 18.5 185

Actuated g/C Ratio 054 054 054 054 031 0.31 031 031

Clearance Time (s) 45 4.5 4.5 4.5 45 4.5 45 4.5

Vehicie Extension (5} 3.0 3.0 3.0 3.0 3.0 3.0 30 30

Lane Grp Cap (vph) 573 978 268 967 242 514 358 512

vis Ratio Prot c0.37 : 045 - 0.12 i ch18

wfs Ratio Perm 0.18 0.03 0.08 0.05

vic Ratio 034 067 005 028 26 038 0AT 080

Uniform Delay, d1 it 9% 6.5 7.8 156  16.2 1514 176

Progression Factor 100 1.00 100 1.00 1.00 100 .00 1.00

Incremental Delay, d2 16 a7 0.3 0.7 2.6 21 1.0 5.1

Delay (s) 93 138 6.8 8.2 182 18 # 1g2 228

Level of Service A B A A B B C

Approach Delay (s) 127 8.1 18,3 216

Appfn-ach LOS B A B c

HEM Q{JUU Dl:mtrnl Daay 14.7 HCM 2000 Level of Sarvice B

HCM 2000 Violume to Capacity ratio 0.65

Actuated Cycle Length (s) 60.0 Sum of lost time (s) 9.0

Intersection Capacity Utilization 70.6% ICU Level of Service c

Analysis Period (min) 15

¢ Critical Lane Group
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HCM 6th Signalized Intersection Summary
4: N Baker Street & NW Baker Creek Road 07/07/2023

Lane Configurations . . IR %

B b

Traffic Volume (veh'h) 167 487 8 11 210 40 55 183 10 53 202 86
Future Volume (vehih) 167 497 86 11 210 40 55 163 10 53 202 86
Initial @ (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 097 100 097 100 100 1.00 1.00
Parking Bus, Adj 100 100 100 100 100 400 100 100 100 100 100 1.00
Work Zone On Approach No Mo No Na

Adj Sat Flow, venfhiln 1870 1856 1900 1800 1841 1800 1800 1707 1737 1800 1752 1796
Ad] Flow Rate, veh/h 192 571 og 13 241 46 63 187 11 61 232 98
Peak Hour Factor D87 087 087 087 087 087 087 0B 087 087 08 08
Percant Heavy \Veh, % 2 3 0 ] 4 0 0 13 1 0 10 T
Cap, vehih 614 831 144 330 B0 155 265 482 29 3.1 388 153
Arrive On Green 054 054 054 054 054 05 031 031 031 031 031 031
Sal Flow, veh/h 1080 1534 266 779 1495 285 1066 1507 94 1203 1185 4
Grp Volume(v), veh/h 192 0 870 13 0 287 63 0 198 61 0 33
Grp Sat Flow(s),veh/hfin 1080 D 1800 779 0 1781 1068 0 1880 1203 0 1662
Q Serve(g s), s 70 00 163 07 00 53 33 00 55 25 00 103
Cycle Q Clear(g_c), s {2 SO I - R (R o 1 S < G . 1 SR 1 IR 7. T o T
Prop In Lane 1.00 0.15 1.60 018 1.00 0.08 1.00 0.30
Lane Grp Capic), veh/h 614 0 9715 330 0 985 265 0 521 381 0. 513
VIC Ratio(X) 03 000 069 004 000 030 024 000 038 016 000 085
Avail Cap(c_a), vehih 614 0 95 330 0 965 265 0 521 381 0 513
HCM Platoon Ratio 100 400 100 100 100 100 100 100 100 100 100 1.00
Upstream Filter(l) 1.00 000 100 100 000 100 100 000 100 100 000 100
Uniform Delay (d), siveh 109 00 100 163 00 75 238 00 163 194 00 179
Incr Delay (d2), siveh 13 00 /3 02 00 0@ e oo ozt oAbl Gl &2
Initial Q Delay(d3) siveh 00 00 00 00 00 00 00 00 00 00 00 00

%lle BackOfQ(50%),vehiin 3 U AN SO . TN - M1 O I SN = N || SR - X N
Unsig. Movement Delay, siveh

LnGrp Delay(d),siveh 122 00 140 185 00 83 259 00 184 208 00 24
LnGrp LOS B & B B A A C A B Cc A C
Approach Vol, vehin' 862 300 261 392
Approach Delay, sfveh 136 87 202 235
ﬁppmach Los B A (o4 c

Phs Dwahan (G&Yﬂu] s 370 23.0 30 230

Change Period (Y+Rg), s 45 45 45 45

Max Green Setting (Gmax), s 32.5 18:5 325 18.5

Max Q Clear Time (g_c+1}, s 19.1 12.3 18.3 15.6

Green ExtTlms :p c} 5 1.5 " 4.8 0.4

HCMEHﬂBtﬂDahy 15.8

HCM 6th LOS 8
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HCM 6th TWSC
1: NW Baker Creek Road & Access 07/07/2023

Int Delay, siveh 06

Movement  EBL EBT WBT WBR sBL sR 0000000000000 0000
Lane Configurations ¥ 4 % N
Traffic Vol veh/h 1 2800 %3 @2 1| M
Future Vol, vehih 12 289 383 2 18 M
Conflicting Peds, #hr 0 ] 0 0 0 0
Sign Control Free Free Free Free GStop Stop
RT Channelized - None - None - Mone
Storage Length 50 = = - 0 -
Veh in Median Storage,# - 0 0 - il -
Grade, % . o 0 - 0 -
Peak Hour Factor 86 8 86 8 8 88
Heavy Vehicles, % 0 2 0 (1] 0 0
Mymt Flow 14 336 445 28 2 13

Conflicting Flow Al 471 0 0 B22 458
Stage 1 e i
Stage 2 - - - 984 =

Critical Hadwy 49 - = - 64 B2

Critical Hawy Stg 1 - - . - 54 -

Critical Hawy Stg 2 AT R e

Foliow-up Hewy 22 - - - 35 33

Pot Cap-1 Maneuver 1101 - : - M6 607
Stage 1 - - - - B4 -
Stage 2 - SO U B SR

Platoon blocked, % - - - _

Mov Cap-1 Maneuver 1101 - - - 342 607

Mov Cap-2 Maneuver - - - - 460 -
Stage 1 . . - - B33 -
Stage 2 - - - - 707 -

HCM Control Delay, s~ 0.3 0 126
HCM LOS 8

Capacity (veh/h) 1"y -~ = = 807
HCM Lane VIC Ratio 0.013 - - - 0.067
HCM Control Delay (s) By - < = R
HCM Lane LOS A - - - B
HCM 95th %dile Q(veh) 0 - - il D
2025 Buildout Condition - PM Bynchra 11 Report
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HCM 6th TWSC
2: NW Meadows Drive & NW Baker Creek Road 0710712023

Int Delay, sfveh 28

Lane Configurations LI ¥ B & 4 r
Traffic Vol, veh/h W28 11 BAL 3 49 T e s g B
Future Vo, vehih 4 281 11 B4 38T 49 7 0 51 3B 5 1
Conflicting Peds, #hr 0 0 1 1 0 0 2 0 0 (G 2
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop  Stop
RT Channelized - - MNone - - None - - Mome - - Noe
Storage Length 50 - - 50 - - - - . - - 25
Veh in Median Storage. # - 0 - C - = 14 - R
Grade, % - 0 - - i} . - a . - 0 .
Paak Hour Factor B6 86 86 8 86 86 86 86 B8 86 8 86
Heavy Vehicles, % i} 2 i} 0 1] 0 0 0 I 0 0
Mvmt Flow 16 3T 18 98/ 450 5T & 0 B g B A

Conficing FlowAll 507 0 0 341 0 0 1053 1070 335 1070 1048 481
Stage 1 - - = = - - 37 % - 65 65 -
Stage 2 - - - - - 686 703 - 305 373 -

Critical Hdwy 4.1 - - 41 - - 71 65 61 TAH 65 62

Critical Hdwy Stg 1 = = = = w» = bl BEF < @M &S -

Critical Hdwy Stg 2 = & omoE & e b Bh s B i

Follow-up Hdwy 22 - . 22 . . 35 433183589 4 33

PotCap-1 Maneuver 1088 - - 1220 - - 206 22 707 191 230 589
Stage 1 - - - - - - 657 626 - 429 456 -
Slage 2 - = & = 5 - M4 448 - 613 62 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1088 - - 1228 - . 184 202 706 162 208
Mov Cap-2 Mansuver - - - - - - 292 303 - 274 304 -
Stage 1 - - - = = - 648 818 - 423 420

Stage 2 S Gt - 302 408 - 583 612

HCM Control Delay, s 0.4 13 "7 188 ek

HCM LOS B C

Capaciy (veh/h) 603 1068 - - 1228 - - 21 588

HCM Lane VIC Rafio 0412 0045 - - 008 - - 0472 0.2

HCM Control Delay (s). W Bk S =R E ST

HCM Lane LOS B A s - A = = G B

HCM 95th %tile Q{veh) B i e e S R

2025 Buildeut Condition - PM Synchro 11 Report
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HCM 6th TWSC
3: NW Michelbook Ln & NW Baker Creek Road 07/07/2023

Int Delay, siveh 48

guratiana .: - L] +

Traffic Vol, vehin 441 39 133 678 97 B4
Future Vel, vehih 441 38 133 678 97 B4
Conflicing Peds, #hr 0 0 0 ¢ 0 0O
Sign Control Free Free Free Free Siop Siop
RT Channelized - None - None - None
Storage Length - - a0 - 1] -
Veh in Median Storage, # 0 fi i i) decim g LE
Grade, % 0 . = l__b =
Peak Hour Factor 94 94 B4 B4 G4 94
Heavy Vehicles, % 2 0 1 0 0 1
Myt Flow 468 41 41 721 W08 89

Cunﬂlt:ting Flow All

0

Stage 1 - -

Stage 2 - - - 1003 -
Critical Hdwy - - 4 - B4 62
Critical Hdwy Stg 1 . - - - 54 -
Critical Hdwy Stg 2 R e S T
Follow-up Hdwy - - 2.200 - 35 3309
Pot Cap-1 Maneuver - - 1060 - 137 &80

Stage 1 < = - - £ -

Stage 2 w e R
Platoan blocked, % - - - B
Maov Cap-1 Maneuver - - 1060 - 119 580
Mov Cap-2 Maneuver - - - - 285 -

Stage 1 sl kL imoTenhleess

Stage 2 - - - - 310 -
HCM Control Delay, s~ 0 15 3 ]
HCM LCS D
Capagcity (venih) P - -8 - '
HCM Lane VIC Ratio 0.592 . - 0,133 -
HCM Contral Delay (s) Y| - - B8 -
HCM Lane LOS B = 5 M=
HCM 95th %tile Q{ven) 3.6 E 5 B =
2025 Buildout Condition - PM Synchra 11 Report
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HCM Signalized Intersection Capacity Analysis
4: N Baker Street & NW Baker Creek Road/NW Michelbook Ln 07/07/2023

F o e o T R T F R o

nguations l- % T 'I b -

T
Traffic Volume (vph) 143 A7 55 29 484 58 18 295 30 4 250 216
Future Velume (vph) 143 32T 55 28 494 53 118 275 30 41 250 216
|deal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 45 45 45 45 45 45 45 45
Lane Util. Factor 100  1.00 100 1.00 100 100 100  1.00
Frpb, pedibikes 1.00  1.00 100  1.00 100 1.00 100 1.00
Flph, pedibikes 100 100 100 .00 100 100 o 1.00 100
Frt 1.00 098 100 099 1.00 0.99 100 093
Fit Protected 085 100 095 1.00 085 100 085 100
Satd, Flow {prot) 1770 1812 1736 1869 1805 1834 1800 1749
Fit Parmitted 030 100 045 1.0 030  1.00 049  1.00
Satd. Flow (parm) 561 1813 BT 1869 563 1834 920 1749
Peak-hour factor, PHF 088 098 068 0% 088 088 088 088 088 088 088 088
Adj. Flow (vph) 146 334 56 30 504 54 120 281 | 42 255 220
RTOR Reduction (vph) 0 10 D D 6 i 0 7 0 0 52 0
Lane Group Flow (vph) 146 380 0 a0 552 1] 120 305 0 42 423 0
Confl, Peds, {#hr) 3 3
Heawy Vehicles (%) 2% 3% 0% 4% 0% 2% (% 2% 0% 0% 2% 0%
Turn Type Perm  NA Perm  NA Perm  NA Perm  NA
Protected Phases ] 2 8 4
Permitted Phases & 2 8 4
Actuated Green, G (s) 285 285 285 285 225 225 2256 225
Effective Green, g (s) 285 285 286 285 25 2B 25 225
Actuated g/C Ratio 0.48 0.48 0.48 0.48 0.38 0.33 0.38 0.38
Clearance Time (s) 45 45 45 45 45 45 45 45
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 266 861 392 887 m 687 345 655
v/s Ratio Prot 0.21 c0.30 017 | c0.24
vis Ratio Perm 0.28 0.04 0.21 _ 005 :
wic Ratio 055 044 0.08 D62 057 044 012 085
Uniferm Delay, d1 M2 105 < O fy B 148 147 A2a0 ARG
Progression Factor .00 1.00 1.00  1.00 100 1.00 100  1.00
Incremental Delay, d2 78 1.6 04 332 gli% 21 0F 49
Delay (s) 181 121 80 150 256 161 134 203
Levsl of Service R B A B c B B c
Approach Delay (s) 14,0 14.7 18.8 18.7
Appmaah LOS B B B B
HGM Eﬂﬂﬂ Gardrnl Dah)r 166 HCM 2000 Level of Service B
HCM 2000 Yolume to Capacity ratio 0.63
Actuated Cycle Length (s) 60.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 85.0% ICU Level of Service E
Analysis Periad (min) 15

¢ Critical Lane Group
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HCM 6th Signalized Intersection Summary
4: N Baker Street & NW Baker Creek Road/NW Michelbock Ln 07/07/2023

A2 ey v ANt A S

a nnguatns

s

Trafiic Volume (veh'h) 143 3H 55 28 484 53 18 2 i 4 250 216
Futura Valuma (veh'h) 143 27 55 i 494 53 118 275 30 41 250 216
Initial @ (@b), venh 0 0 0 0 0 0 0 (i} 0 0 i} 0
Ped-Bike Adj(A_pbT) 1.00 100 1.00 1.00 1.00 100 1.00 1.00
Farking Bus, Adj 100 100 100 100 100 100 100 100 100 100 100 100
Work Zone On Approach No No No No

Adj Sat Fiow, vehhiin 1870 1856 1900 1841 1800 1870 1800 1870 1800 1800 1870 1900
Adj Flow Rate, vehh 146 334 56 30 504 54 120 281 i 42 255 220
Peak Hour Factor 048 098 098 088 088 098 098 088 098 088 098 088
Percent Heavy Veh, % 2 3 0 4 0 2 0 2 0 0 2 0
Cap, vehih 3¢ T 123 w3 801 B6 248 820 68 387 M7 299
Arrive On Green 047 047 047 047 047 047 038 038 038 038 038 038
Sat Flow, vehih 851 1549 260 978 1887 181 033 1654 182 1082 625 798
Grp Volume(v), veh/h 146 0 390 30 0 558 120 0 312 42 0 475
Grp Sat Flow(s),vehihin 851 0 1808 &78 0 1867 833 0 1837 1082 O
Q Serve(g s), s 83 0.0 8.7 13 0.0 134 7.6 0.0 7.7 1.8 00 143
Cycle Q Clear(g_c), s 27 0.0 87 8.9 00 134 219 00 T 9.5 00 143
Prop In Lane 1.00 0.14 1,00 010 100 010  1.00 0.46
Lana Grp Gaple), vehlh 334 0 859 443 0 867 48 0 888 37 0 646
WIC Ratio{X) 044 000 045 007 000 0E3 048 000 045 011 000 074
Avail Cap(c_a), vehih 334 0 85 443 0 887 248 0 B89 387 0 846
HCM Platoon Ratio 100 100 100 100 100 100 100 100 100 100 100 1.00
Upstream Filter(l) 100 000 100 100 000 100 100 000 100 100 000 100
Uniform Delay (d), siveh 20.3 6o 108 134 00 118 256 00 141 1TT 00 162
Incr Delay (d2), siveh 41 0.0 17 0.3 0.0 3.4 6.6 0.0 21 0.6 0.0 T3
Initial 0 Delay(d3)s/veh 0.0 0.0 0.0 0.0 0.0 0.0 o0 0.0 0.0 0.0 0.0 0.0

%le BackOfQ(50%)vehin 21 00 83 03 00 57 20 00 32 05 00 &
Unsig. Movement Delay, siveh

LnGrp Delay(d),s/veh 244 00 123 142 00 152 323 0D 163 183 00 235
LnGmp LOS c A B B A B C A B B A c
Approach Vol, vehh 536 588 432 517
Approach Delay, sfveh 15.8 15.1 207 23.0
Approach LOS B B (6 c

Phs Duration (G+Y+Rc), s 33.0 270 330 210

Change Period (Y+Rc), s 4.5 45 45 45

Max Green Sefting (Gmax), s 26,5 225 285 2.5

Max Q Clear Time (g_c+l1), 15.4 16.3 4.7 238

Green Ext Time (p_c), § 3.3 1.7 1.2 0.0

itolocpa BUEWRANYS L 1 o Boaiben s e e o Sl SO ST
HGM Bth Ciri Delay 184

HCM éth LOS B
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Queuing and Blocking

Report

07/0712023

Intersection: 2: NW Meadows Drive & NW Baker Creek Road

Diractions Served
Maximum Gueus (ft)
Average Queue (f
85th Queue (ft)

Link Distance (f)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (f)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 3: NW Michelbook Ln & NW Baker Creek Road

TR L TR LTR

L
IR | SR R
1 1 T 0 40
10 (R T T, S
74 4032 B35
50 50
0 0
1] (1]

LT

22
47
418

7
1

2%
2
1

Dirgctions Served TR L LR
Maximum Queue (f) 19 54 125
Average Queus (ft) 1 22 51
95th Queue (ft) B B T
Link Distance (ft) 4032 862
Upstream BIk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 1

Queuing Penalty (veh) 3

Intersection: 4: N Baker Street & NW Baker Creek Road

Directions Served
Maximum Queue (ft)
Average Qusue (ft)
95th Queue (ff)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time {%:)
Queuing Penalty (veh)

Zone Summary

L

02 M1 4 148 85
il 156 g9 63 26
W7 255 @2 116 62

2558 299
200 150 250

2 0

3 0

R
152
68
124
883

25

TR
215

169
546

=

Zone wide Queding Penaity: 9

2025 Background Condition - AM
Baker Creek North

SimTraffic Report
Page 1
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Queuing and Blocking Report 07/07/2023
Intersection: 2: NWW Meadows Drive & NW Baker Creek Road

Directions Served 1! TR L TR LTR LT R

Maximum Queue (ft) 21 16 41 g &8 59 47
Average Queue (ft) 1 1 7 0 40 22 21
95th Queue (ft) 10 I ! (R (I L S )
Link Distance (f) 74 4032 635 418
Upsiream Blk Time (%)

Queuing Penalty (veh) :

Storage Bay Dist (ff 50 50 2%
Storage Blk Time (%) 0 0 7 2
Queuing Penalty (veh) 0 0 1 1

Intersection: 3: NW Michelbook Ln & NW Baker Creek Road
Mowenk - wioce oo, BE - WG SNBSS S E i sl = R e

Directions Served TR L LR
Manimum Quete (f) 19 54 128
Average Queus (ft) 1 22 51
85th Queue (ft) 8 50 99
Link Distance (ff) 4032 62
Upstream Blk Time (%)

Quauing Penalty (veh)

Storage Bay Dist (f) 50
Storage Blk Time (%) 1

Queuing Penalty (ven) 3

Intersection: 4: N Baker Street & NW Baker Creek Road

™ L TR
e 85 152 129 215

Directions Served L TR
Maximum Queue (ft) 202
Average Queue (ft) 7 156 63 26 68 33 94
95th Queue (7) 147 256 16 62 124 80 169
Link Distance () 2558 299 883 548
Upstream BIk Time (%)

Queuing Penalty (ven)

Storage Bay Dist () 200 180 250 225
Storage Blk Time (%)
Queuing Penalty (veh)

Beod o

oo

L ]
= O

Zone Summary
Zone wide Queuing Penaity: 9

2025 Background Condition - AM SimTraffic Report
Raker Creek North Page 1
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Queuing and Blocking Report 07/07/2023
Intersection: 2; NW Meadows Drive & NW Baker Creek Road

Directions Served b L LR LT

R
Maximum Queue (ft) 21 10 47 64 m 3
Average Queus (ft) 3 0 12 28 23 13
g5th Queue (ft) 7 § 3@ 62 5 42
Link Distance (ft) a74 B35 418
Upstream Blk Time (%)
Queuing Penalty (veh]
Storage Bay Dist (ft) 50 50 25
Storage Blk Time (%) 0 7 2
Queing Penalty (veh) 1 1 0

Intersection: 3: NW Michelbook Ln & NW Baker Creek Road

Directions Served TR L T LR
Maximum Queue (ft) 4 64 42 182
Average Queus () i} 31 2 63
85th Queue (ft) 0 58 D
Link Distance (ft) 4032 2558  B62
Upstream Blk Time (%)

Queuing Penalty (ven)

Storage Bay Dist (ff) 50

Storage Blk Time (%) 1

Queuing Penalty (veh) 8

Intersection: 4; N Baker Street & NW Baker Creek Road

Directicns Served It TR £ TR L TR i TR

Maximum Queue (ft) 206 354 154 303 200 30 63 258

Average Queue (ft) 101 125 20 177 43 08 23 135

a5th Queue (ff) 191 286 214 1T 218 B 22T

Link Distance (ft) 2558 299 883 546

Upstream Blk Time (%6) 1

Queuing Penalty (veh) 0 _

Sterage Bay Dist (ft) 200 160 250 s

Storage Blk Time (%) 5 1 g 2 0 1

Quauing Penalty (veh) 1 1 3 B 0 0

Zone Summary

Zone wide Queuing Penalty: 37

2025 Background Condition - PM SimTraffic Report
Baker Creek North Page 1
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Queuing and Blocking Report 07/07/2023

Intersection: 1: NVW Baker Creek Road & Access

Directions Served L
Maximum Quele (ft) 23 39
Average Queus (ft) 1

g5th Queue (ft} 9 38
Link Distance (ft) 265
Upstream Blk Time (%)

Gueuing Penalty (veh)

Storage Bay Dist (f) 50

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: NW Meadows Drive & NW Baker Creek Road

TR LIR LT R

Directions Servad

I L

Maximum Queue (ft) 2 ar 40 20 ARG 44
Average Queus (R) 2 2 6 1 38 28 15
95th Queve (ft) 12 18 27 12 67 531 45
Link Distance (i) 374 4032 B35 418
Upstream Bik Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50 50 25
Storage Blk Time (%) 0 0 0 11 2
Queuing Penalty (veh) 0 ] 2 i

Intersection: 3: NW Michelbook Ln & NW Baker Creek Road

Directions Served TR L T LR
Maximum Queue ft) g8 57 23 182
Average Queue (i) i 22 1 58
95th Queue (i) 6 52 W 17
Link Distance (ft) 4032 2558 862
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist ()
Storage Blk Time (%)
Queuing Penalty (veh) 5

-8

2025 Buildout Condition - AM SimTraffic Report
Baker Creek North Page 1

AMENDED on 10.11.2023
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Queuing and Blocking Report

07/07/2023

Intersection: 4: N Baker Street & NW Baker Creek Road

Diecﬁons Served

TR

L L
Maximum Queus {ft) 202 M 14 94 162 81 197
Average Queue (ft) 64 138 7 85 33 72 29 98
95th Queue (ft) 92 28 1@ % 13 e 172
Link Distance (ft) 2558 209 883 546
Upstream Bk Time (%)
Queving Penalty (veh) _ _
Storage Bay Dist () 200 150 , 250 250,
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 2 0
Network Summary

Metwork wide Queuing Penalty: 10

2025 Buildout Condition - AM
Baker Creek North

SimTraffic Report
Page 2

AMENDED on 10.11.2023
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Quevuing and Blocking Report 07/07/2023
Intersection: 1: NW Baker Creek Road & Access

Directions Served L TR LR
Maximum Queue (f) a0 4. 40
Average Queue (ft) € 0 21

95th Queue (ft) 2 B
Link Distance (ft) 37 265
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 50

Storage Blk Time (%) 0

Queuing Penalty (veh) ]

Intersection: 2; NW Meadows Drive & NW Baker Creek Road

Directions Served L L TR IR AT W

TR
Maximum Queue (ft) 36 5 58 5 58 B4 i
Average Queue (ft) 5 1] 15 ] 27 7 11
95th Queue (ft) 24 4 43 3 50 L5 38
Link Distance (ff) 374 4032 636 418
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (fl) 80 50 25
Storage Blk Time (%) 0 0 10 i
Queuing Penalty (veh) 0 1 1

Intersection: 3: NW Michelbook Ln & NW Baker Creek Road
Moefidailte- .. = - B - WE- (fReesiilisey o o0 g e sy SRl |

Directions Served TR L T LR

Maximum Queue (ft) g 80 32 218

Average Queue (ft) o 32 2 80

85th Queue (f) 5 5% 2 168

Link Distance (f) 4032 2558 862

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (f) 50

Storage Blk Time (%) 1

Queuing Penalty (veh) 8

2025 Buildout Condition - PM SimTraffic Report
Baker Creek North Page 1
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Queuing and Blocking Report

070712023

Intersection: 4: N Baker Street & NW Baker Creek Road/NW Michelbook Ln

irections Served L TR L

[

TR

TR TR
Maximum Queve (ft) 200 440 424 303 24 g2 179 300
Average Queue (fi) B8 148 22 174 101 119 34 151
95th Queue (ft) 190 351 77 218 i 316 102 249
Link Distance (ft) 2558 209 883 546
Upstream Blk Time (%) 1
Queuing Penalty (veh) 0
Storage Bay Dist (ft) 200 150 250 225
Storage Blk Time (%) 4 1 g 5 2
Queuing Penalty (veh) 17 2 3 16 1
Network Summary
Network wide Queuing Penalty: 49

2025 Bulldout Condition - PM
Baker Creek North

SimTraffic Report
Page 2

AMENDED on 10.11.2023
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ATTACHMENT 6

Neighborhood
Meeting

Documentation



NOTICE OF NEIGHBORHOOD MEETING

Date of Neighborhood meeting November 16, 2022-Wednesday
Time of Neighborhood meeting 6:00 PM
Location of Neighborhood Meeting Baker Creek Apartments

Office / Rec Center

2005 NW 23 street
McMinnville, Oregon 97128

All neighbors are invited to attend for a conversation on the following described
proposal and this meeting is open to all the public.

Property: The real estate for which this Notice pertains is the approximate 6.63 acre site on the
northeast corner of NW Baker Creek Blvd. and NW Hill Road. The awner of this property is
Baker Creek 2, LLC. Mark Delapp is an owner and the Manager of that company.

The owner of this real estate is submitting a Proposal to the City of McMinnville for approval of
its design to develop the property in accordance with the approved Planned Development with
a request to amend that Planned Development to allow:

= 3 story buildings

- maximum height of buildings of 45’

- 144 apartment units

- S units of work/live spaces in the commercial sites

THE PROPOSAL is to build 7 three story buildings on the site with all required usable open
spaces, gathering spaces, landscaping and parking. This is a proposal for a mixed-use project
with 5 of the 6.63 acres having commercial spaces in all of the ground floors, There will be 3
buildings of apartments only on the remaining 1.63 acres. The proposal seeks the height limit
of 45 feet to allow for pitched roofs on the apartment buildings.

Attached to this Notice:
- Tax map identifying the property
- Conceptual site plan — The Vision

AMENDED on 10.11.2023
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Use Amry' Template 51609
MCMINNVILLE CITY OF
855 NE MARSH LN

MCMINNVILLE, OR 97128

LENNAR NORTHWEST INC
11807 NE 99TH ST STE 1170
VANCOUVER, WA 98682

CHAVEZ ALEJANDRO RUIZ
2718 NW MEADOWS DR

MCMINNVILLE, OR 97128

DUVERNAY MICHAEL L
1933 NW HAUN DR

MCMINNVILLE, OR 97128

BROOKS JULIE
1958 NW HAUN DR
MCMINNVILLE, OR 97128

PATZNER CHRISTOPHER
1975 NW HAUN DR
MCMINNVILLE, OR 97128

JUAREZ JOSE A FLORES
1993 NW HJ-‘;.UN DR
MCMINNVILLE, OR 97128
DARBY TY

2395 NW YOHN RANCH DR
MCMINNVILLE, OR 97128

VENTURA RALPH
1903 NW HAUN DR

MCMINNVILLE, OR 97128

GILBERT NATHAN
1938 NW HAUN DR

MCMINNVILLE, OR 97128

faclles & peler

i Beilieam la mahaels AVERVED 2ean®

copy

Feed Paper
BAKER CREEK | LLC

8408 N BRANDON UNIT 201

PORTLAND, OR 97217

FLORES MIKALIE J MORENO
2693 NW ERIC DR
MCMINNVILLE, OR 97128

CORTES JAVIER AYALA
2678 NW MEADOWS DR
MCMINNVILLE, OR 97128

LEMAY ALBERT
1941 NW HAUN DR

MCMINNVILLE, OR 97128

ORTEGA JASMIN
1963 NW HAUN DR

MCMINNVILLE, OR 97128

WOLFE JOHN R
1981 NW HAUN DR
MCMINNVILLE, OR 87128

EGLINTON CARA M

19939 NW HAUN DR
MCMINNVILLE, OR 97128

BALDERRAMA ARTURO
2392 NW YOHN RANCH DR

MCMINNVILLE, OR 97128

FREY EMILY R
1921 NW HAUN DR
MCMINNVILLE, OR 87128

CALAGE AGRICULTURE LLC
PO BOX 778
NEWBERG, OR 97132

A, Repilez & la hachure afin de

rhuchlar la pabused Do 0 T=Th

Sensds

expose Pop-U

p Edge™

)

@AVEH\'@ 81609

DRAPER DENNIS L & KATHERINE S CO
11105 BAKER CREEK RD

MCMINNVILLE, OR 97128

VITKOVICH JASON
2711 NW ERIC DR
MCMINNVILLE, OR 97128

ARNDT WILLIAM P
1925 NW HAUN DR
MCMINNVILLE, OR 97128

STEPHENS GRANT
1953 NW HAUN DR
MCMINNVILLE, OR 97128

ANDERSEN KATHIE
1968 NW HAUN DR
MCMINNVILLE, OR 57128

SURD CHANTEL A
1989 NW HAUN DR
MCMINNVILLE, OR 97128

BAKER CREEK HOMEOWNERS

485 S STATE ST
LAKE OSWEGO, OR 97034

RODGERS KRISTA
2398 NW YOHN RANCH DR
MCMINNVILLE, OR 97128

LONG KRISTEN
625 ESKATON CR #343
GRASS VALLEY, CA 95945

MCMINNVILLE CITY OF
PO BOX 638
MCMINNVILLE, OR 97128

WNANAYL BV@TY.Com
AMENDEB-enn.g=11. 20039
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Use Avery® Template 51609 } Feed Paper expose Pop-Up Edge™ | \BIAVERY® 8160®

SCHAFFER LISA M MCCULLOCH GARY S TIGNER TAMI L
2690 NW MEADOWS DR 1859 NW CHARLES ST 1873 NW CHARLES ST
MCMINNVILLE, OR 87128 MCMINNVILLE, OR 97128 MCMINNVILLE, OR 97128

SORENSEN RICHARD L TRUSTEE
1883 NW CHARLES 5T

MCMINNVILLE, OR 97128

uettes faclles & peler | A Repfiez & ls hachure afin de WVIALBVETY.COm
ﬁfﬁu.m La I:f..u aveev® caan® | Sens de rdublor ba rahard Ban.11=TH AMENDEB-SR8d~-2055™v
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NOTES OF NEIGHBORHOOD MEETING

A neighborhood meeting was held on Wednesday evening commencing at 6:00 at the
2005 NW 231 Street, McMinnville, Oregon. Notice of this meeting was mailed to all persons
and entities on the mailing list provided by the City; and was posted on the site on each of the
three surrounding streets on October 24, 2022. A copy of the Notice was posted on the front of
the building in which the meeting was held.

The meeting was attended by 8 people in addition to the Applicants. There were 2 or
more residents of the new Lennar subdivision adjacent to the site; a representative of the Baker
Creek Homeowners Association; a resident west of the City; a McMinnville business owner and
her hushand and two other residents of the neighborhood. In addition, there were three
representatives of the Applicant and one of the architects of the project.

The entire design packet was on site in both a printed form and on the large TV screen
in the room.

There was informal discussion until approximately 6:30 and then John Wright, a project
architect, presented a more formal presentation of the project. There were many questions
and comments. The most dominant comment and discussion was regarding excessive speed by
motorists through the neighborhoods. There were also discussions about traffic studies and
parking. There were not any negative comments about the commercial /retail use of the site.

It seems the idea of convenient retail outiets is positive. There was concern expressed about
the existence of rental apartments at all though not really about the amount of them. There
were not really any changes requested to the project.

77

I

Mark Delapp

AMENDED on 10.11.2023
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ADDENDUM
PLANNED DEVELOPMENT AMENDMENT —JULY 31, 2023

Applicant, Baker Creek 2, LLC submits the following Addendum to it’s Planned Development
Amendment Application of July 31, 2023.

1. Applicant removes pages 18 and 19 from Attachment 2 the Site Plan. These pages are the
sheets setting forth the proposed design of buildings 5, 6 and 7, the 3-story apartment
buildings. These Pages will be replaced with pages 22 and 23.

2. In addition, we are adding pages 9, 10, 11 and 12 to the Site Plan to illustrate some of the
elevations of the proposed buildings. (The total number of pages in the Site Plan is now 23
instead of 19.)

3. Applicant requests to amend Condition of Approval #5(c) to allow maximum roof height of
45 without a step back for the gabled roofs of buildings 5, 6 and 7 and for the “towers” of
buildings 1 and 2. In addition to allow parapet heights of up to 40 feet on the mixed use
buildings no.s 1, 2, 3 and 4.

COA #5.c. shall read:

c. “... No building shall exceed a height of #we-three stories without a variance. If any
building is proposed to exceed 35 40 feet, the building shall be designed with a step back
in the building wall above 35 40 feet to reduce the visual impact of the height of the
building, except buildings with a pitched roof, and two buildings with architectural
towers may have a maximum height of 45 feet without a step back in the building wall
for those towers.”

As explained throughout the Planned Development Amendment Application of July
31, 2023 allowing 45 feet maximum height without step back allows this project to have the three
story apartment buildings in buildings 5, 6 and 7 with pitched roofs. The eves for these three
buildings will still be under 35 feet. This allows a differentiation between the mixed-use buildings and
the residential-only buildings to enhance a village-like feel. The 45 feet heights also allow for the
addition of the two architectural “towers” on buildings 1 and 2 to provide a dynamic entrance into the
piazza.

Raising the height of the mixed-use buildings 1, 2, 3 and 4 from 35 feet to 40 feet allows the
project to have varying heights of the parapets for more interest and architectural appeal and design
to the project. Given the size of these buildings it is important to vary the height of the roof line -
this case the parapets. Most of the parapets are 35 feet but it would be very difficult to design these
buildings with parapets lower than 35 feet; hence the need to design some parapets higher than 35
and up to 40 feet,

Baker Creek 2, LLC

/f’/// §-25°23
e

Mark DeLBP P nager

AMENDED on 10.11.2023
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Baker Creek North Site - McMinnville, OR

Baker Creek I, LLC
DESIGN REVIEW APPLICATON

11.29.2022

C2K Architecture, Inc.
1645 NW Hoyt St.
Portland, OR 97209

503.444.2200 ARCHITECTURE

AMENDED on 10.11.2023
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING USE

GROUND FLOOR COMMERCIAL
TWO STORIES MULTI-FAMILY RESIDENTIAL ABOVE

GROUND FLOOR LIVE-WORK COMMERICAL
TWO STORIES MULTI-FAMILY RESIDENTIAL ABOVE

GROUND FLOOR MULTI-FAMILY RESIDENTIAL
TWO STORIES MULTI-FAMILY RESIDENTIAL ABOVE

T]
LA LB L
0 ,

e

PWR LINE ESWT

AT

|

ar

= _“
= & ]
: uuunnuuuunnuuuunnu S
= 1 @

o

SUBSTATION

NW BAKER CREEK RD.

C2K Architecture, Inc. Baker Creek North / McMinnville, OR  Pg. 2
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BAKER CREEK NORTH / MCMINNVILLE, OR

The Vision

LANDSCAPE AND OPEN SCAPE

UUHUHUUUUU UHUHUUUUU}

22

®

TRASH

A\\
10 A T 1
D &

DDDDDDDDD

N
D

D TN &

meEE

LANDSCAPE AREA

14.00% OF SITE REQUIRED PER ORD 5086

40,420 SF - REQUIRED
73,003 SF PROVIDED

LANDSCAPE PARKING AREA

5.00% OF PARKING AREA REQUIRED PER ORD 5113

5,026 SF REQUIRED
11,359 SF PROVIDED

BIKE PATH

PARKING AREA
100,528 SF

USEABLE OPEN SPACE / COMMUNITY
GATHERING AREA
10.00% OF SITE PER ORD 5086

28,872 SF REQUIRED
30,238 SF PROVIDED

ADDITIONAL COMMUNITY GATHERING
AND EVENT SPACE

“(vad)

C2K Architecture, Inc.

Baker Creek North / McMinnville, OR ~ Pg. 3
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

LAND USE AREAS

COMMERCIAL AREA

5 ACRES MIN REQUIRED PER ORD 5086
5 ACRES PROVIDED

D RESIDENTIAL AREA
1.628 ACRES PROVIDED

UL L L\

15}
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ﬁl = @ 5”7 H_L
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— \R
— i
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— | T 1l
}
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L]

570050 ST
206202002b 3P0
03 929

=

1 4‘-:{};4 g

%%gﬂg%oﬁ%’ LS L e 3 ‘ ———— 77777 77777:7 e 7 > :77 3 A“; 1 — | 3 /‘,}\‘7\77‘7

C2K Architecture, Inc.

Baker Creek North / McMinnville, OR ~ pg. 4
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BAKER CREEK NORTH / MCMINNVILLE, OR

The Vision

CIRCULATION

VEHICLE ROUTE o BICYCLE PARKING

BICYCLE ROUTE BICYCLE PEDESTRIAN

ACCESS TRAIL (BPA)
@ ememememene  PEDESTRIAN ROUTE
e N | EEALL T
B | { |\
11 | - a2
R — — B3\ \

AT
,_;_,‘

(e}

St i
IR

awVW&xsaaadﬂmﬂ‘ jEaea IF

.

C2K Architecture, Inc.

Baker Creek North / McMinnville, OR ~ Pg. 5
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BAKER CREEK NORTH / MCMINNVILLE, OR

The Vision

#—-’

POLE MOUNTED LIGHT FIXTURE EXAMPLE @ PARKING POLE MOUNTED LIGHT FIXTURE EXAMPLE @ PEDESTRIAN AREAS

LD

-
LIGHTED BOLLARD FIXTURE EXAMPLE

HARDSCAPE AND LIGHTING LEGEND

D HARDSCAPE MATERIAL - PAVERS
. HARDSCAPE MATERIAL - STAMPED CONCRETE

D HARDSCAPE MATERIAL - ASPHALT

SIDEWALKS AND OTHER INTERNAL AREAS TO BE
PANELIZED CAST-IN-PLACE CONCRETE

i
B

3

e

| ______'-

T T
|||ﬁ>|||||

00000000 =3 0000000

BIKE PATH

POLE MOUNTED LIGHT FIXTURE

LIGHTED BOLLARD FIXTURE

SITE MONUMENT SIGNAGE INDICATED AT ENTRANCES TO
SITE. ALL BUILDING, SITE AND TENANT SIGNS TO CONFORM
TO THE REQUIREMENTS LISTED IN CITY OF MCMINVILLE
‘ORDINANCE #5086

| ) 3
9 gﬁa <1d§:& Z=

C2K Architecture, Inc.

Baker Creek North / McMinnville, OR  Pg. 6
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BAKER CREEK N

ORTH / MCMINNVILLE, OR

The Vision

SITE SECTION @ NORTH (PG.8)

SITE SECTION @ STREET (BELOW)

SITE SECTION @ SOUTH (PG. 8)

OVERALL SITE SECTION - NORTH TO SOUTH

60'-0" 80-0" 60-0"
18'-6" 8-6" 26'-0" 86" 18'-6"
T i
PEDESTRIAN PARKING DRIVE AISLE PEDESTRIAN

RESIDENTIAL

RESIDENTIAL

C2K Architecture, Inc.

COMMERCIAL/RETAIL

[

EE

T T
COMMERCIAL/ SIDEWALK LANDSCAPE
RETAIL

SITE SECTION @ CENTER STREET

RESIDENTIAL

RESIDENTIAL

56, 600 | 70"

COMMERCIAL/RETAIL

* 1
LANDSCAPE SIDEWALK COMMERCIAL/
RETAIL

Baker Creek North / McMinnville, OR
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BAKER CREEK NORTH / MCMINNVILLE, OR

The Vision

v 108-0" } 60-0"
100" ) 19-0" | 270" ) 19-0" ) 33-0° 1
1 i i *
LAIIDSCAPE @ KENT ‘ST_ PARKING | DRIVE AISLE | PARKING | PEDESTRIAN
PARAPET
W*7*4*7T7*7*4“*7*7*7*41**7*7*77*7*7*7*7 - - - — — — -
I |
| | |
- - - /= i - T - - - - T - - T~ — = = —
|
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¢ 220" | T | |
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+ +
DRIVE AISLE PEDESTRIAN PEDESTRIAN LANDSCAPE @ BAKER CREEK RD. | SIDEWALK @ BAKER CREEK RD.
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RESIDENTIAL RESIDENTIAL

COMMERCIAL/RETAIL COMMERCIAL/RETAIL
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SITE SECTION @ SOUTH PROPERTY LINE

C2K Architecture, Inc.

Baker Creek North / McMinnville, OR  pg. 8
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

TOP OF TOWER
[ 45'-0" GP
PARAPET $

400"
PARAPET
\ PARAPET $
35"-0"
LEVEL 3
LEVEL 2

GRADE LEVEL $
o

BUILDING 1 - SOUTH ELEVATION
1/16” =1'-0"

TOP OF TOWER
PARAPET
PARAPET

\ PARAPET $
350"
LEVEL 3
LEVEL 2
ﬁ&

GRADE LEVEL

BUILDING 1 - NORTH ELEVATION v
1/16” =1'-0”
C2K Architecture, Inc. Baker Creek North / McMinnville, OR ~ Pg. 9
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

TOP OF TOWER
/ 450" E;
PARAPET $

40-0"
PARAPET
37-0" Q;
LEVEL 3
204" Q ;
LEVEL 2 $
12'-0"

GRADE LEVEL

BUILDING 1 - WEST ELEVATION 0"
1/16” =1'-0"

TOP OF TOWER

45-0"

PARAPET
/—$40'-0"
PARAPET
—$37'-0"
LEVEL 3
224" $
LEVEL 2
—$1 >0

| GRADE LEVEL $
BUILDING 1 - EAST ELEVATION 0"

1/16” = 1'-0”

C2K Architecture, Inc. Baker Creek North / McMinnville, OR ~ pg. 10
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BAKER CREEK NORTH / MCMINNVILLE, OR The Numbers

SITE 6.628 ACRES
288,716 SF
COMMERICAL 5 ACRES (MIN)
217,800 SF
RESIDENTIAL 1.628 ACRES
70,916 SF
DU's 120 UNITS MAX PER ORDINANCE 5086

144 UNITS PROPOSED

|suiLDING STORIES FOOTPRINT RESIDENTIAL 2BR 1BR |STUDIO UNITS STAIRS COMMERCIAL TOTAL NOTES
AREA (GSF) GSF GSF GSF
BLDG 1 3 10,596 21,192 12 8 4 24 10,596 31,788
Ground floor initially will have (4) Live/Work units. These are in
BLDG 2 3 10,596 21,192 12 8 4 24 10,596 31,788 . . R . . -
addition to listed total of residential units for building.
f initially wi TIT, T, -
BLDG 3 3 4,533 9,066 4 6 ) 12 4,533 13,509 Groyr\d Ioo!' initially will ha\{e ( )' lve/Work unlfcs .These arein
addition to listed total of residential units for building.
BLDG 4 3 4,533 9,066 4 6 ) 12 4,533 13,509 Groyﬁd floo.r|n|t|ally will hav'e (3)' |ve/Work UnIFS ‘These arein
addition to listed total of residential units for building.
BLDG 5 3 6,499 19,497 9 12 3 24 19,497
BLDG 6 3 6,499 19,497 9 12 3 24 19,497
BLDG 7 3 6,499 19,497 9 12 3 24 19,497
TOTAL 49,755 119,007 144 30,258 | 149,265
% OF SITE 17.23%
PARKING REQUIRED REQ'D PROVIDED NOTES
RESIDENTIAL 216 1.5 SPACES/UNIT, LIVE/WORK UNITS CALCULATED AT RESIDENTIAL RATE
COMMERCIAL 122 1 SPACE / 250 SF GENERAL RETAIL RATE
TOTAL 338 260 78 SHARED SPACES 30% SHARED SPACES
BICYCLE PARKING REQ'D PROVIDED NOTES
COMMERICAL USES 13 1 SPACE PER 10 AUTOMOBILE SPACES
RESIDENTIAL USES NONE REQUIRED RESIDENTIAL USES ARE EXEMPT FROM BIKE PARKING REQUIREMENTS
TOTAL 13 62
SITE COVERAGE

25% BUILDINGS MAX
17.23% BUILDINGS PROPOSED
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BAKER CREEK NORTH / MCMINNVILLE, OR

The Vision
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ENTRANCE TO PROJECT
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

MAIN STREET ENTRANCE
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BUILDING ONE
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING TWO
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING ONE MID-BLOCK
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BUILDING FOUR
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING ONE ALONG BAKER CREEK RD.
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BUILDING FIVE
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BAKER CREEK NORTH / MCMINNVILLE, OR The Vision

BUILDING SIX & SEVEN
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DAVID EVANS
AnD ASSOCIATES inc.

MEMORANDUM
DATE: August 3, 2023
TO: Tom Schauer — City of McMinnville
FROM: Brad Choi, PE and Josh Anderson, PE, PTOE — David Evans and Associates, Inc. (DEA)
SUBJECT: Baker Creek North Transportation Impact Analysis — Review Comments

DEA staff have reviewed the Baker Creek North Commercial Development Transportation Impact Analysis (TIA)
prepared by Lancaster Mobley in June 2023. The TIA adhered to the requirements of DEA’s Scoping Memo (June
2023). We offer the following comments on the TIA.

Summary of TIA:

The development is proposed to consist of 144 units of multi-family low-rise apartments and 30,258
square feet of retail.

Access to the proposed development is proposed at three locations—southeast corner of property on
NW Baker Creek Road, northeast corner on Kent Street, and northwest corner on Kent Street.

The TIA estimated that the proposed development will generate 127 (56 in, 71 out) new external trips in
the AM peak hour, 131 (75 in, 56 out) new external trips in the PM peak hour, and 2,618 new daily trips.
In addition, 80 (40 in, 40 out) pass-by trips are estimated in the PM peak hour.

The TIA estimates trip distribution 70% to/from the east on NW Baker Creek Road, 25% to/from the
south on NW Hill Road, and presumably the remaining 5% from the west and the north.

No sight distance or queueing issues are expected based on the analysis.

No safety issues or crash patterns or trends were identified in the analysis.

All four study intersections are expected to operate acceptably and well below the City’s 0.90 v/c
adopted mobility standard at opening year in both the AM and PM peak hours.

The updated assessment of the traffic signal warrant analysis at NW Baker Creek Road & NW
Michelbrook Lane with the addition of project traffic showed that signal warrants will be met in 2028
under scenario 1(2.5%growth rate) and 2027 under scenario 2 (5.6% growth rate), one year earlier than
what the signal warrant assessments previously conducted in 2021 indicated.

Comments:

The assignment of pass-by trips at project driveways appears inconsistent with ITE methodology. Please
review Chapter 10 in the ITE Trip Generation Handbook, 3™ Edition, for the guidance on assignment of
pass-by trips. It appears most of the pass-by trips should be assigned to the southeast driveway at Baker
Creek Road. However, revision of driveway volumes is not expected to change the findings of the TIA.

File Path: \\deainc.com\files\PROJECT\M\MCMI00000010\0600INFO\0670Reports\Baker Creek\Baker Creek North TIA - DEA comments.docx

2100 SW River Parkway Portland Oregon 97201 Phone: 503.223.6663 Facsimile: 503.223.2701
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ATTACHMENT B TO STAFF REPORT

Friends of
Yamhill P.O. Box 1083
County McMinnville, Oregon 97128

Helping to shape the use of our natural resources to protect the quality of life in Yamhill County

September 4, 2023

McMinnville Planning Commission
Tom Schauer, Senior Planner

231 NE Fifth Street

McMinnville, OR 97128

RE: Docket PDA 3-23, Baker Creek 2, LLC

Friends of Yamhill County (FYC) works to protect natural resources through the
implementation of land use planning goals, policies, and laws that maintain and
improve the present and future quality of life in Yamhill County for both urban and
rural residents.

Thank you for the opportunity to comment on Planned Development Amendment
PDA 3-23. The master plan proposes four mixed use buildings with two stories of
residential use above ground floor commercial use, three 3-story buildings with multi-
dwelling residential use, and on-site green space, plaza, and bicycle and pedestrian
amenities.

This master plan is consistent with, and implements the city’s Great Neighborhood
Principles and we support its adoption. In addition, the proposed amendment will lead to
efficient land use and improve the economic viability of the project, making it more
likely to be a successful addition to the community.

This site is zoned for this use and the added housing will support the goals of the city’s
Affordable Housing Committee. Putting housing above retail stores or offices will
eliminate some of the Baker creek Road traffic that would otherwise be generated by
residents having to drive into town to conduct all of their shopping. The proposal to allow
work/live units at least during the initial lease up of the property is an innovative way to
make the project more feasible and could encourage similar uses in other areas of town.
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We certainly sympathize with the sentiments expressed by the owner of the adjacent
filbert orchard. Potential conflicts between housing developments and adjacent farm
operations are real. Design elements such as a buffer consisting of a berm or dense
hedgerow can help minimize these conflicts. We urge the planning commission to ensure
that these, or similar, design elements are incorporated into the project.

We appreciate your consideration of our perspective and encourage you to approve the
requested amendment. Please include these comments in the official record of this
proceeding and notify us of your decision in this matter.

Sincerely,

b

Rob Hallyburtén
Vice President
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Tom Schauer

From: Eric Groves <eric@Hazelnuts.com>

Sent: Tuesday, August 22, 2023 8:27 AM

To: Tom Schauer

Subject: PDA 3-23, NW Corner of Baker Creed RD. and Hill RD
Attachments: We sent you safe versions of your files; PDA 3-23 pdf

Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening files.

This message originated outside of the City of McMinnville.

Hello Mr. Schauer,

My Company, Calage Agriculture LLC, owns the Map & Tax Lot R4418 01700 at the NW corner of Baker Creek Rd and Hill
Rd. We farm hazelnuts on this property. Today we received in the mail a notice (attached) for the planning commission
review of an application for a planned development amendment (PDA 3-23) for the property located at the NE corner of
Baker Creek Rd and Hill Rd.

While we empathize with the City’s need for more housing and the need to combat the rising housing costs with more
available housing, we are also very concerned about the impact this development will have on our ability to farm our
property. You may already know, but hazelnuts are considered a low impact crop because they generally don’t require
heavy chemicals, large amounts of water, and have a very low carbon footprint. However, that is not to say that no
chemicals or spraying is required. While modern equipment uses lidar and other technologies to apply spray in exact
amounts and in precise areas the general public is not educated on the process. We find that often there is fear and
trepidation when the public sees spraying. With high density public housing and shops directly across Hill Rd from our
property there is a very real possibility that the expansion of the city space will have a very real negative impact on our
ability to farm.

Whether founded or not, any calls to the DEQ or EPA take time and resources to defend. Farming is not a highly
profitable business, most of the value in farming is locked in the land ownership. We do not have operating marge
available to devote time and resources to defending ourselves against public anxiety regarding appropriate farming
practices.

Further, hazelnuts are swept from the orchard floor. Depending on the wind and the moisture conditions prior to
harvest this often means a large amount of dust is generated by the harvest. Again, having our orchard directly across
from housing and businesses will not be compatible. We do not have the ability to wait for rain, when the nuts fall from
the trees they must be harvested immediately. | believe that this could, again, put us at odds with any residential, retail,
or commercial operations directly across Hill Rd.

Thank you for considering our feedback on this matter. We know that the expansion of the city is inevitable. We
accept, and are very happy, that people are moving to McMinnville, it's a wonderful community. However, hazelnuts
are a long-term investment. Given the impact on our ability to farm, we are interested in the city’s future plans and how
that impacts our ability to have this small parcel be a viable farmable parcel going forward. It is very unique to have a
small farm parcel be so directly impacted by urbanization, and also isolated from other farm property.

Thank you, again, for your time.
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Eric

Eric Groves

Calage Agriculture

PO Box 778

Newberg, OR 97132
(503) 896-9408 mobile
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ATTACHMENT C TO STAFF REPORT FOR PDA 3-23

& City of McMinnville
CIty Of Planning Department

M M" ‘/‘ ll 231 NE Fifth Street
c lnn l e McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

MINUTES

September 7, 2023 6:30 pm
Planning Commission Hybrid Meeting
Regular Meeting McMinnville, Oregon

Members Present:  Sidonie Winfield, Dan Tucholsky, Beth Rankin, Rachel Flores, Megan
Murray, Brian Randall, Gary Langenwalter, and Matt Deppe

Members Absent: Sylla McClellan

Staff Present: Heather Richards — Community Development Director, Tom Schauer —

Senior Planner, Bill Kabeiseman — Bateman Seidel, Contracted Legal
Counsel, and Beth Goodman — ECONorthwest, Consultant

. Call to Order

Chair Winfield called the meeting to order at 6:30 p.m.

. Swear In New Commissioner — Rachel Flores

Chair Winfield administered the oath of office to new Commissioner Rachel Flores.

. Citizen Comments

None
Minutes
e May 4, 2023

Commissioner Tucholsky MOVED to APPROVE the May 4, 2023 minutes. The motion was
seconded by Commissioner Murray and passed 8-0.

. Public Hearings

A. Legislative Hearing: Proposed Amendments to the Comprehensive Plan to adopt: A
New Housing Needs Analysis (G 1-20) and A New Economic Opportunities Analysis (G
3-20)

(Continued from May 18, 2023)

Added on 10.09.2023 AMENDED on 10.11.2023
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Planning Commission Minutes 2 September 7, 2023

Requests: G 1-20 - This is a legislative amendment, initiated by the City of McMinnville, to

the Comprehensive Plan to adopt a new Housing Needs Analysis, including a
residential buildable land inventory.
G 3-20 - This is a legislative amendment, initiated by the City of McMinnville, to
the Comprehensive Plan to adopt a new Economic Opportunities Analysis,
including a buildable land inventory for employment and other non-residential
land use.

Applicant: City of McMinnville

Chair Winfield opened the public hearing and read the hearing statement. She asked if there
was any objection to the jurisdiction of the Commission to hear this matter. There was none.
She asked if any Commissioner wished to make a disclosure or abstain from participating or
voting on this application. There was none.

Staff Report: Community Development Director Richards gave a background on the work that
had been done for growth planning in the City. Tonight’s public hearing would review draft results
of the Housing Needs Analysis, Economic Opportunities Analysis, and Public Land Need
Analysis. She explained the value of planning for growth. Affordability was critical and an
increasing problem in McMinnville. Housing supply contributed to affordability, and supply was
an increasing problem. The City was considered severely rent burdened. She discussed the
population forecast for the City. They should not assume all multi-family housing was low
income. As lots got smaller, access to open space was more important. She then reviewed the
documents, which had recently been updated. This included the process to develop them,
Buildable Lands Inventory, mix of housing types, deficit of land for new housing, Mac Town 2032
Economic Development Strategic Plan, land need for housing and employment, land added to
the UGB in 2020 for public uses compared with estimated public land needs through 2041, how
they were going to meet the need, public testimony received, assertions and conclusions made
by 1,000 Friends of Oregon and Friends of Yamhill County, park land need, how the Project
Advisory Committee and Public Lands Work Group elected to move forward with the existing
levels of service in the adopted Parks Master Plan of six acres per 1,000 capita, and where
parks should be located. She recommended the Parks Department update the Parks System
Table to reflect the classifications in the Master Plan. The 6-acre LOS for greenspaces,
greenways, and natural areas could be located on either buildable land or unbuildable land and
should reflect the values and objectives of the Master Plan and could be a land use efficiency
that was evaluated in 2024. She also recommended inviting Parks and Recreation Director Muir
to the next Commission meeting to address these issues and give an update on the Master Plan
process. She gave perspective for discussion on expansion to meet the land deficiency that had
been identified. They needed 484 acres, which was one-tenth of one percent of the total acreage
in Yamhill County. That was smaller than many of the farm tracts in the County. She
recommended continuing the public hearing.

There was discussion regarding the need to update the data, questioning the assumptions and
not think the past was a good predictor of the future, trend of home based offices and not as
much need for office space, being more proactive, how if the forecasts were wrong and they
brought in too much land there would be less land to bring in the next time, parkland need and
levels of service, definition of park, how the additional acres of Joe Dancer Park that came into
the UGB with the last effort was classified, how they could not rely on using school property in
the calculations for parks as there was no agreement, talking to vacant property owners about
developing, incentives for workforce housing, and how smaller lots were not less expensive due
to the supply issue.

Added on 10.09.2023 AMENDED on 10.11.2023
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Proponents: None

Opponents: Mark Davis, McMinnville resident, did not think they needed to add more land to
the UGB in the next 20 years, especially after the recent UGB approval. They were being asked
to approve another EOA even though the last one was only ten years old and additional parkland
when the parkland just added exceeded the acreage of all the parks that had been developed
in the history of the City. The urban reserve process would sequester even more land ending in
2067, all the while the need for affordable housing continued. He thought the priorities were
misplaced and there was no justification for the acreage requested, especially the land for parks.
The 1999 Parks Master Plan had expired without reaching the goal of 14 acres of parks per
1,000 population. They had less park acreage per 1,000 residents than they did in 1999. He
thought the City had all the land it needed for park development for the next 50 years.

There was discussion regarding how much land to set aside in developments for parks and lack
of funding for parks.

Rob Hallyburton, Friends of Yamhill County, said they were in favor of the City adopting the
documents, however they were in opposition to some of the elements of the plan. They had
submitted a letter with suggestions to make sure the HNA contributed positively. The HNA did
not account for the existing deficiencies in the housing options today. They needed to avoid
over-estimation of land, especially to reduce the potential conversion of excellent farmland to
urban uses before it was truly needed. Compact development was better for the City as it made
more efficient use of public infrastructure and helped with housing affordability. They
recommended the City take a more aggressive approach to planning for higher density
development. Regarding economic development, the EOA, like the HNA, assumed less efficient
use of land than the existing plan. This created an inflated forecast for both residential and
employment lands. He thought changes could be implemented quickly and cheaply through the
use of allowed safe harbors.

Sid Friedman, 1,000 Friends of Oregon, thought the changes they suggested would better serve
the needs of those who lived and worked in the City, both now and in the future. McMinnville
had larger minimum lot sizes than other cities, which affected their ability to provide housing at
different price points. Another land capacity issue was the parkland projections. The UGB
analysis assumed that half of the residential land added in 2020 would be used for parkland and
churches. The City could use the safe harbor rule that 25% of additional residential land would
account for streets, parks, and schools. There was a reduction in density from 5.7 units per acre
to 5.46, which did not meet the City’s needs. They suggested instead to use the safe harbor of
8 units per acre. The HNA assumed no new housing on C-3 land after the year 2021, which was
incorrect. Regarding the EOA, there were too many jobs that needed new vacant employment
land. The EOA assumed that only 5% of new jobs would occur on residential land around
existing employment sites, but the census data said people working from home far surpassed
the 5% and home occupations didn’t begin to count all the people working in residential zones.
Regarding the large Linfield site, if the land wasn’t sold it would either be student housing or
new employment.

There was discussion regarding how changing lot minimums would affect housing density and
prices, farmland preservation, and parkland.

Rebuttal: Community Development Director Richards clarified the impact of 484 acres of EFU
land in the County for an UGB expansion was about two-tenths of one percent. About half the

Added on 10.09.2023 AMENDED on 10.11.2023
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County land was EFU. In the last UGB amendment, 56% of the acreage was EFU land and 44%
was not. There were two phases of the last UGB amendment, and phase 1 did not have any
parkland assigned to it. Phase 2 was making up for that deficit, but it was meant to be distributed
across all the acreage. Median home prices in Newberg were $575,000. Their market rate
housing was still at a higher level than McMinnville.

Commissioner Flores MOVED to CONTINUE the hearing for Proposed Amendments to the
Comprehensive Plan to adopt: A New Housing Needs Analysis (G 1-20) and A New Economic
Opportunities Analysis (G 3-20) to September 21, 2023, with the record open. SECONDED by
Commissioner Langenwalter. The motion PASSED 8-0.

B. Quasi - Judicial Hearing: Planned Development Amendment (Docket G 3-23

Requests: Review and approval of a Planned Development Amendment (PDA 3-23) for a
mixed-use development on a 6.63-acre property located at the NE corner of Baker
Creek Road and Hill Road. The application includes a request to amend provisions
of Planned Development Ordinance #5086 and to approve the proposed master plan
for the property.

The proposed master plan includes: four mixed use buildings with two stories of
residential use above ground floor commercial use, three 3-story buildings with
multi-dwelling residential use, and on-site green space, plaza, and bicycle
and pedestrian amenities. This includes 30,000 total square feet of
commercial space and 144 total residences (72 above the ground-floor
commercial in the four mixed-use buildings and 24 in each of the three-story
residential buildings).

Applicant: Baker Creek 2, LLC, c/o Mark DeLapp

Chair Winfield opened the public hearing and read the hearing statement. She asked if there was any
objection to the jurisdiction of the Commission to hear this matter. There was none. She asked if any
Commissioner wished to make a disclosure or abstain from participating or voting on this application.
There was none. She asked if any Commissioner had visited the site. All commissioners present
raised their hands. Chair Winfield asked if any Commissioner needed to declare any contact
prior to the hearing with the applicant or any party involved in the hearing or any other source of
information outside of staff regarding the subject of this hearing. There was none.

Staff Report: Senior Planner Schauer said this was a request for amendments to the Planned
Development conditions of approval and request for approval of the Planned Development Master
Plan. He discussed the 6.63 acre subject site at the NE corner of Baker Creek Road and Hill Road,
zoning map, proposed mixed use development, site plan, applicable criteria, additional information
entered into the record, summary of the requested changes to the conditions which were more
restrictive than C-3 standards, alternative design components with submittal of development plans,
proposed master plan cross section, proposed master plan site plan, trail and greenspace, renderings
and elevations of the proposed development, adjacent hazelnut orchard, and landscape plan. Staff
found the criteria were satisfied with conditions and recommended approval with conditions.

There was discussion regarding bike storage, hours of operation for the commercial activity,
configuration of the site, and adequate parking.

Applicant’s Testimony:

Added on 10.09.2023 AMENDED on 10.11.2023
40of5 325 of 386



Planning Commission Minutes 5 September 7, 2023

Kevin Grant and John Wright, C2K Architecture, discussed how they came up with the design for the
Baker Creek North project and creating a neighborhood activity center with gathering spaces and
main street concept. They thought it was an efficient parking plan with adequate parking for the units.
They did not have bike storage planned. There would be a cover over the bike corral on the plaza.

Mark DeLapp, applicant, said in order to get the commercial space with this kind of look and feel, they
had to have enough residential income to support the construction budget, which was why there was
three story residential buildings.

Mr. Grant thought it was important architecturally to have the three stories to replicate a main street
look.

There was discussion regarding shared parking with the residential and commercial uses, how they
were using the data and requirements for the number of parking spots, encouraging bicycle and
pedestrian activity, parking for second and third vehicles assigned further away, use of permeable
pavement, stormwater retention, how the commercial uses would be businesses that could provide
services to the neighborhood, the work/live units would be residential until there was demand for retail
and then they would be used for retail, making it fit with the look of McMinnville, special events that
might close the street, marketing to businesses, how the project could pencil with the number of
residential units without the commercial, all the residential would be market rate housing, mitigation
for the hazelnut orchard, approval criteria, laundry facilities, and garbage units.

The Commission had no issues with the proposed setbacks, three story buildings, and live/work
spaces.

{The recording of the meeting ended at this point}

Commissioner Deppe MOVED to RECOMMEND APPROVAL of PDA 3-23 to the McMinnville City
Council. SECONDED by Commissioner Murray. The motion PASSED 7-1.

6. Commissioner Comments

7. Staff Comments

8. Adjournment
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ATTACHMENT D TO STAFF REPORT FOR PDA 3-23
ORDINANCE NO. 5140

AN ORDINANCE AMENDING ORDINANCE NO. 5086 AND APPROVING A
MASTER PLAN FOR TAX LOT R4418 00100 AT THE NORTHEAST
QUADRANT OF THE INTERSECTION OF NW HILL ROAD AND NEW BAKER
CREEK ROAD

RECITALS:

WHEREAS, Ordinance No. 5086 was adopted by the McMinnville City Council
on March 24, 2020 to support a mixed-use commercial and residential development
on Tax Lot R4418 00100 to provide neighborhood serving commercial services to
the surrounding neighborhoods and multifamily development; and

WHEREAS, Ordinance No. 5086 included a list of conditions that provided a
regulatory framework for the development on the site including allowed uses, design
and development standards; and

WHEREAS, Ordinance No. 5086 required the developer to submit a site plan
for approval to the Planning Commission that met the conditions of Ordinance No.
5086; and

WHEREAS, the Planning Department received an application from Baker
Creek LLC 2, requesting amendments to the design and development standards in
Ordinance No. 5086 that restricted the number of multifamily units to 120 units,
height of any structure to two stories, and that any structure over 35 feet would
need to step back at 35’ from the horizontal plane; and

WHEREAS, the applicant proposed developing 144 units to respond to
McMinnville’s need for more multifamily units, without impacting neighborhood
compatibility by requesting the ability to build structures with three stories and
varying roofline heights up to 45’, which is just 10’ more than the adjacent residential
zones and 15’ less than the 60’ allowed in the underlying C3 zone designated on the
property; and .

WHEREAS, the Planning Commission considered the request and hosted a
public hearing on September 7, 2023, voting at the end of the public hearing
to recommend approval for the planned development amendments requested by
the applicant to the City Council and to approve the master plan contingent upon
the approval of the planned development amendment; and

WHEREAS, after reviewing the public record and the Planning Commission’s
findings on October 10, 2023;

NOW, THEREFORE, THE COMMON COUNCIL FOR THE CITY OF
MCMINNVILLE ORDAINS AS FOLLOWS:

1. That the Council adopts the Findings of Fact, Conclusionary Findings, and
Decision as documented in Exhibit A and recommended by the Planning
Commission; and

Ordinance No. 5140
Effective Date: October 10, 2023 (30 days after council date)
Page 1 of 8
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2. That Ordinance No. 5086 is hereby amended as follows (text to be

removed is shown with strikesut | text to be added is bold and underlined):

1. That Ordinance 4633 is repealed in its entirety.

2. That up to 420 144 multiple family dwelling units plus 9 ground floor work-
live units in the commercial mixed-use area are allowed within the
Planned Development Overlay District, but only if the multiple family units
are integrated with neighborhood commercial uses. “Integrated” means
that uses are within a comfortable walking distance and are connected to
each other with direct, convenient and attractive sidewalks and/or
pathways. This integration of multiple family units and neighborhood
commercial uses shall either be within a mixed use building or in a
development plan that integrates the uses between buildings in a manner
found acceptable to the Planning Commission.

3. For the purposes of this Planned Development Overlay District, allowed
neighborhood commercial uses are defined as those that are permitted in
the C-1 (Neighborhood Business) zone in Section 17.27.010 of the MMC.
In addition, “Restaurant” shall be permitted as a neighborhood commercial
use in this Planned Development Overlay District. No retail uses should
exceed 10,000 square feet in size, except for grocery stores. The applicant
may request any other use to be considered permitted within the Planned
Development Overlay District at the time of the submittal of detailed
development plans for the site.

4. That stand-alone drive-through facilities shall be prohibited within the
Planned Development Overlay District.

5. Detailed development plans showing elevations, site layout, signing,
landscaping, parking, and lighting must be submitted to and approved by
the Planning Commission before actual development may take place. The
provisions of Chapter 17.51 of the McMinnville Zoning Ordinance may be
used to place conditions on any development and to determine whether or
not specific uses are permissible. The detailed development plans shall
identify the site design components listed below. The applicant may
propose alternative design components when detailed development plans
are submitted for review. The Planning Commission may review and
approve these alternative design components if they are found to be
consistent with the intent of the required site design components listed
below.

a. That the future commercial development of the site is designed with
shared access points and shared internal circulation. Parking and
vehicle drives shall be located away from building entrances, and
not between a building entrance and the street, except as may be
allowed when a direct pedestrian connection is provided from the
sidewalk to the building entrance.

b. Parking shall be oriented behind the buildings or on the sides.
Surface parking shall not exceed 110% of the minimum parking
requirements for the subject land uses. Shared parking is
encouraged. The applicant may request a reduction to or waiver of
parking standards based on a parking impact study. The study
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allows the applicant to propose a reduced parking standard based
on estimated peak use, reductions due to easy pedestrian
accessibility; and a significant bicycle corral that is connected to the
BPA bicycle/pedestrian trail. Parking lot landscaping will meet or
exceed city standards.

c. Buildings shall be oriented towards the surrounding right-of-ways
and must have at least one primary entrance directly fronting a
public right-of-way. Building facades shall be designed to be
human scale, for aesthetic appeal, pedestrian comfort, and
compatibility with the design character of the surrounding
neighborhoods. Special attention should be paid to roof forms,
rhythm of windows and doors, and general relationship of buildings
to public spaces such as streets, plazas, the public parks and the
adjacent neighborhood. No building shall exceed a height of twe
three stories without a variance. If any building is proposed to
exceed 35 40 feet, the building shall be designed with a step back
in the building wall above 35 40 feet to reduce the visual impact of
the height of the building, except buildings with a pitched roof,
and two buildings with architectural towers may have a
maximum height of 45 feet without a step back in the building
for those towers.

d. Pedestrian connections shall be provided between surrounding
sidewalks and right-of-ways. The plans shall also identify how the
development provides pedestrian connections to adjacent
residential development and the BPA Bike/Pedestrian Trail system
located adjacent and to the east of the site.

e. The commercial development shall maximize connectivity with the
BPA Bike/Pedestrian Trail and the other adjacent public parks but
minimize bicycle and pedestrian conflicts within the site.

f. Sidewalks and/or plazas will be provided with weather protection
(e.g. awnings/canopies). Appropriate pedestrian amenities such as
space for outdoor seating, trash cans, sidewalk displays, outdoor
café seating and public art will also be provided.

g. That landscape plans including street tree plans be submitted to
and approved by the McMinnville Landscape Review Committee.
A minimum of 14 percent of the site must be landscaped with
emphasis placed at the street frontage. All public right-of-ways
adjacent to the site will be improved with street tree planting as
required by Chapter 17.58 of the MMC.

h. The plan must provide a community gathering space that is easily
accessible via pedestrian and bicycle access from all of the uses
within the commercial development as well as the adjacent BPA
Bike/Pedestrian Trail.  If multiple family dwelling units are
developed on the site, a minimum of 10 percent of the site must be
designated as usable open space. The usable open space will be
in addition to the minimum 14 percent of the site that must be
landscaped, and may be combined with the community gathering
space required for the commercial uses. The usable open space
shall be in a location of the site that is easily accessible from all
buildings and uses, shall not be located in a remnant area of the
site, and shall not be disconnected from buildings by parking or
driving areas.
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i. That signs located within the planned development site be subject
to the following limitations:

1. All signs, if illuminated, must be indirectly illuminated and
nonflashing, and the light source may not be visible from
any public right of way and may not shine up into the night
sky;

2. No individual sign exceeding thirty-six (36) square feet in
size shall be allowed.

3. Internally illuminated, signs on roofs, chimney and
balconies, and off-site signage are prohibited.

4. Each building may have a maximum of two signs to identify
the name and street address of the building. These signs
must be integral to the architecture and building design and
convey a sense of permanence. Typically these sign are
secondary or tertiary building elements as seen on historic
urban buildings. Maximum sign area shall be no more than
6 square feet. Maximum sign height shall be 18 feet above
the sidewalk to the top of the sign.

5. Each building may have one directory sign immediately
adjacent to a front/main or rear entry to the building. A
directory sign is allowed at each entry to a common space
that provides access to multiple tenants. Directory signs
shall be limited to 12 square feet in area and their design
shall integrate with the color and materials of the building.

6. One freestanding monument sign shall be permitted within
20 feet of each driveway access to a public right-of-way.
The maximum sign area shall be 24 square feet.
Monument signs must be positioned to meet the City’s
clear vision standards. The maximum height from the
ground of the monument sign shall be 6 feet.

7. Each building may have a total of two signs per tenant
identifying the leased/occupied space. These signs must
be located on the fagade containing the primary entry or
facade immediately adjacent to the primary entry to the
tenant’s space. In all cases these signs must be on a wall
attached to the space occupied by the tenant. Tenants
may select from the following sign types: Awning,
Project/Blade or Wall.

A. Awning Sign

i.  Maximum sign area shall be 6 square feet on
the main awning face or 3 square feet of the
awning valance.

ii. Lettering may appear but shall not dominate
sloped or curved portions, and lettering and
signboard may be integrated along the
valance or fascia, or free-standing letters
mounted on top of and extending above the
awning fascia.

iii. Lettering and signboard may be integrated
along the valance or awning fascia.

B. Projecting and Blade Sign

i.  Maximum sign area shall be 4 square feet

(per side).
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i.  The sign must be located with the lower edge
of the signboard no closer than 8 feet to the
sidewalk and the top of the sign no more 14
feet above the sidewalk.

iii.  For multi-story buildings, at the ground floor
tenant space signage, the top signboard
edge shall be no higher than the sill or bottom
of the average second story window height.

iv.  Distance from building wall to signboard shall
be a maximum of 6 inches.

v.  Maximum signboard width shall be 3 feet
with no dimension to exceed 3'.

vi.  Occupants/tenants above the street level are
prohibited from having projecting blade
signage.

C. Wall Signs

i.  Maximum sign area shall be a maximum of
10 square feet. For small tenant spaces the
ARC may limit sign size to less than 10
square feet.

ii. The sign shall be located on the tenant’s
portion of the building. Maximum sign height
for multiple story buildings shall be 14 feet
above the sidewalk to the top of the sign The
maximum sign height for single story
buildings is 18 feet above the sidewalks to
the top of the sign. The measurement is from
the top of the sign to the lowest point on the
sidewalk directly below the sign.

iii. Applied lettering may be substituted for wall
signs. Lettering must fit within the size criteria
above.

j.  Outside lighting must be directed away from residential areas and
public streets.

6. No use of any retail commercial use shall normally occur between the hours
of 1:00 a.m. and 5:00 a.m.

7. All business, service, repair, processing, storage, or merchandise displays
shall be conducted wholly within an enclosed building except for the
following:

a. Off-street parking and loading;

b. Temporary display and sales of merchandise, providing it is under
cover of a projecting roof and does not interfere with pedestrian or
automobile circulation;

c. Seating for food and beverage establishments; and

d. Food carts.

8. Prior to any future development of the site, a traffic impact analysis shall
be provided. The traffic impact analysis shall include an analysis of the
internal circulation system, the shared access points, and the traffic-
carrying capacity of all adjacent streets and streets required to provide
eventual access to Baker Creek Road. The traffic impact analysis shall

Ordinance No. 5140
Effective Date: October 10, 2023 (30 days after council date)
Page 5 of 8

AMENDED on 10.11.2023
331 of 386



include an analysis of the intersection of Baker Creek Road and
Michelbook Lane and the intersection of Baker Creek Road and Highway
99W, but shall not be limited to only those intersections.

9. The minimum commercial development shall be five acres. Five acres of
this site must retain ground floor commercial uses, allowing multiple family
development to occur on the remainder of the site and as part of a mixed-
use development. The five acres of commercial development will be
calculated based upon all of the development requirements associated with
the commercial development including any standards related to the mixed-
use residential development.

10. The final approved Master Plan _shall be placed on file with the
Planning Department and become a part of the zone and binding on
the owner and developer.

The developer will be responsible for requesting approval of the
Planning Commission for any major change in the details of the
adopted master plan. Minor changes to the details of the adopted
plan may be approved by the City Community Development Director.
It shall be the Planning Director’s decision as to what constitutes a
major or minor change. An appeal from a ruling of the Community
Development Director may be made only to the Commission. Review
of the Planning Director’s decision by the Planning Commission may
be initiated at the request of any one of the commissioners.

11. No_sign shall be installed without first applying for applicable sign
permits, building permits, and electrical permits. As part of the sign
permit application review, signs will also be reviewed for consistency
with Conditions in Subsection (5)(i) of Ordinance 5086.

12.The applicant shall address the requirements of the Engineering
Department related to provision of public improvements and
stormwater management.

a. The applicant will enter into a Construction Permit
Agreement with the City’s Engineering Department.
Provide an Engineer’s Estimate of the public improvements
to the City as a requirement of the Construction Permit

Agreement.

b. Any necessary Stormwater conveyance and or detention
system will be designed per the City’s Storm Drainage
Master Plan. The applicant shall submit a stormwater
report and design for the any necessary detention system
consistent with Oregon drainage law to the City Engineer
for review and approval.

c. Provide the City with an approved 1200C Permit from DEQ
prior to construction activities.
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d. ADA Sidewalk and Driveway Standards are now being
applied to all new construction and remodels. These
standards are intended to meet the most current ADA
Standards as shown in the "PROWAG" Design Guidelines.
Prior to final occupancy, the applicant shall construct new
driveways and sidewalks in the right-of way that conform
to these standards.

e. Street grades and profiles shall be designed and
constructed to meet the adopted Land Division
Ordinance/Complete Streets standards and the
requirements contained in the Public Right-of-Way
Accessibility Guidelines (PROWAG). Additionally, corner
curb ramps shall be constructed to meet PROWAG
requirements.

f. That the street improvements shall have the City’s typical
crown section.

g. That prior to any construction activity, the applicant shall
secure all required state and federal permits, including, if
applicable, those related to the federal Endangered S pecies
Act (if applicable), Federal Emergency Management Act,
and those required by the Oregon Division of State Lands,
and U.S. Army Corps of Engineers. Copies of the approved
permits or evidence of lack of requirement shall be
submitted to the City prior to construction plan approval.

h. That the applicant submit evidence that all fill placed in the
areas where building sites are expected is engineered.
Evidence shall meet with the approval of the City Building
Division and the City Engineering Division.

i. A detailed, engineered sanitary sewage collection plan,
which incorporates the requirements of the City's adopted
Conveyance System Master Plan, must be submitted to and
approved by the City Engineering Department.

j. Provide any necessary recorded survey documents to the
City Engineering Department.

k. NW Baker Creek Rd is classified as a minor arterial and
therefore is required to have 96’ of right of way per the
City’s Transportation System Plan. Provide survey research
to confirm there is 48’ of right of way to the centerline
along the Baker Creek Rd frontage of the applicant’s
property. If there is not 48’ of right of way to the centerline
along the Baker Creek Rd frontage then the applicant will
dedicate the necessary 48’ of right of way to the City free of

charge.
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. The applicant shall dedicate any necessary public utility
easements along the street frontage.

13.The plans shall comply with the vision clearance standards in
Chapter 17.54 of the Zoning Ordinance.

14.The applicant shall submit details of the proposed lighting to
demonstrate the downcast/shielded nature of lighting such that it
won’t shine or cause glare facing streets or other properties.

15.The applicant shall contact the appropriate utility-locate service (dial
811 or 800-332-2344) prior to any excavation to ensure that
underground utilities are not damaged.

16. This project will require an Extension Agreement between
McMinnville Water & Light and the owner of the property. Please
contact McMinnville Water & Light for details and for Design
Application and Fees.

3. That the Site Plan/Master Plan is approved as presented.

4. This Ordinance will take effect 30 days after passage by the City Council.

Passed by the McMinnville City Council this 10" day of October, 2023 by the
following votes:

Ayes:

Nays:

MAYOR

Approved as to form: Attest:

City Attorney City Recorder

EXHIBITS:
A. Findings of Fact, Conclusionary Findings and Decision Document for PDA 3-23
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EXHIBIT A TO ORDINANCE NO. 5140

® CITY OF MCMINNVILLE
CIty of Community Development Department

L @ 231 NE FIFTH STREET
McMinnville
503-434-7311

www.mcminnvilleoregon.gov

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE
APPROVAL OF A PLANNED DEVELOPMENT AMENDMENT FOR PROPERTY AT THE NE
CORNER OF BAKER CREEK RD. AND HILL RD., (TAX LOT R4418 00100)

DOCKET: PDA 3-23 (Planned Development Amendment)
REQUEST: Application for a Planned Development Amendment (PDA 3-23)

The applicant, Baker Creek 2, LLC, c/o Mark DelLapp, is requesting review and
approval of a Planned Development Amendment for a mixed-use development
on a 6.63-acre property located at the NE corner of Baker Creek Road and Hill
Road. The application includes a request to amend provisions of Planned
Development Ordinance #5086 and to approve the proposed master plan for the
property.

The proposed master plan includes four mixed-use buildings with two stories of
residential use above ground floor commercial use, three 3-story buildings with
multi-dwelling residential use, and on-site green space, plaza, and bicycle and
pedestrian amenities. This includes 30,000 total square feet of commercial
space and 144 total residences (72 above the ground-floor commercial in the four
mixed-use buildings and 24 in each of the three-story residential buildings).

LOCATION: Address: NE Corner of Baker Creek Rd and Hill Rd
Map & Tax Lot: R4418 00100

ZONING: C-3PD

APPLICANT: Baker Creek 2, LLC c/o Mark DeLapp

STAFF: Tom Schauer, Senior Planner

DATE DEEMED
COMPLETE: August 11, 2023

DECISION MAKING

BODY & ACTION: The McMinnville Planning Commission makes a recommendation to City Council,
and the City Council makes the final decision. However, if the decision of the
Planning Commission is denial, then that becomes the final decision, unless the
Planning Commission’s decision is appealed to City Council.

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony
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Decision Document: PDA 3-23 Page 2

PLANNING COMMISSION

PUBLIC HEARING: September 7, 2023, at 6:30 pm, at Kent Taylor Civic Hall, 200 NE 2™ Street,
McMinnville (in-person). The meeting was also available virtually on Zoom.
Zoom Meeting ID = 848 0860 3865; Password = 166748

CITY COUNCIL

MEETING: September 7, 2023, at 6:30 pm, at Kent Taylor Civic Hall, 200 NE 2™ Street,
McMinnville (in-person). The meeting was also available virtually on Zoom.
The application is reviewed in accordance with the quasi-judicial public

PROCEDURE: hearing procedures specified in Section 17.72.130 of the Zoning Ordinance.
McMinnville Municipal Code (MMC) and Other Ordinance Sections:

CRITERIA: MMC 17.74.070 & Ord. 5086

Applicable Comprehensive Plan Goals and Policies are criteria for land use
decisions.

If the Planning Commission’s decision is denial, then the Planning Commission’s

APPEAL: decision may be appealed to the City Council within 15 calendar days of the date
the written notice of decision is mailed as specified in Section 17.72.180 of the
Zoning Ordinance, Otherwise, the Planning Commission makes
a recommendation to City Council, and the City Council’s decision is
appealable to LUBA as specified in Section 17.72.190. The City’s final
decision is subject to the 120-day processing timeline, including resolution of
any local appeal.

COMMENTS: This matter was referred to the following public agencies for comment:
McMinnville Fire District, Police Department, Engineering Department, Building
Department, Parks Department, Public Works Department, Waste Water
Services, City Manager, and City Attorney; McMinnville Water and Light;
McMinnville School District No. 40; Yamhill County Planning Department;
Frontier Communications; Comcast; Recology; Oregon Department of State
Lands; and Northwest Natural Gas. Their comments are provided in Section IV
this document.

DECISION

Based on the findings and conclusionary findings, the City Council finds the applicable criteria are
satisfied with conditions and APPROVES the Planned Development Amendment (PDA 3-23) and
associated Master Plan, subject to the conditions of approval provided in Section Il of this
document.

T T T T T i
RECOMMENDATION: APPROVAL WITH CONDITIONS
I T

10/10/2023
City Council: Date:
Remy Drabkin, Mayor

Planning Department: Date:
Heather Richards, Community Development Director

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony
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. APPLICATION SUMMARY:

Subject Property & Request

The subject property is a vacant parcel of approximately 6.63 acres, located at the NE corner of Baker
Creek Road and Hill Road. The property is zoned C-3 PD. See Figure 1 for Vicinity Map & Aerial
Photo and Figure 2 for Zoning Map.

The applicant, Baker Creek 2, LLC, c/o Mark DeLapp, is requesting review and approval of a Planned
Development Amendment for a mixed-use development on a 6.63-acre property located at the NE
corner of Baker Creek Road and Hill Road. The application includes a request to amend provisions of
Planned Development Ordinance #5086 and to approve the proposed master plan for the property.

A Planned Development includes two parts:

e An ordinance that establishes special use and development standards, which may include
greater flexibility for certain standards and/or and more specific or restrictive provisions than
would otherwise apply.

o A specific master plan for the property that becomes part of the Planned Development applicable
to the property and binding on the property.

Ordinance 5086. The property is zoned C-3 with a Planned Development Overlay (Ordinance #5086).
The Planned Development Ordinance modifies the underlying C-3 zoning, applying special
development standards to the property. Planned Development Overlays often provide greater flexibility
regarding certain development standards than would otherwise be allowed by the underlying zone.
However, in this case, the ordinance has conditions with standards which are more restrictive for this
property than the provisions of the C-3 zone, including:

More restrictive commercial use provisions than the C-3 zone,

More restrictive height limits than the C-3 zone,

Limitations on number of residential units, which doesn’t apply in the C-3 zone, and
Special site and architectural design and development standards

The applicant is requesting modifications to certain provisions of Ordinance 5086 to proceed with the
proposed master plan. Each of the requested amendments would meet the requirements of the C-3
zone, but wouldn’t meet certain more restrictive provisions of Ordinance 5086. These are summarized
in the table below. Regarding all other special standards and provisions of Ordinance 5086, the
applicant has provided plans and findings to demonstrate how the proposed master plan meets those
requirements.

Please note that after the original application submittal, the applicant submitted an addendum to the
original application with two changes: (1) revised elevations for the three residential buildings; and (2)
slight modification to the request for building height over 35’ without step backs to allow greater variety
and interest of the parapet heights for the mixed-use buildings. This decision document reflects the
application and request as updated per the addendum, including the updated drawings.

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony
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Provision/lssue C-3 Zone Ordinance 5086 Requested
Condition Amendment

Maximum Number of No restrictions specified Part of #5.c. Not to exceed | To allow 3 stories

Stories (60’ max building height) 2 stories without a variance

Height-Based No requirements specified, Part of #5.c. Specifies step- | To allow some elements

Step-backs backs for portions of over 35’ without step-backs,

buildings over 35’ in height | including buildings with
“to reduce the visual impact | pitched roofs and some

of the height of the features of other buildings

building.” which are setback from the
road, up to a maximum of
45'.

See Figure 5 and more
detailed description below
Maximum No maximum specified; #2. 120 units To allow 144 units, (plus 9
Residential Units and no maximum density live/work units as part of
commercial square footage)

Regarding the requested amendment related to the requirement for height-based stepbacks, the three
residential buildings are proposed to have pitched roofs with eave lines not exceeding 35 feet, so the
sloping rooflines will achieve step-backs over 35 feet with the exception of the gable ends. The highest
point of the tallest ridgelines would not exceed 45 feet. For the four mixed-use buildings, the applicant
is proposing parapets of various heights to provide visual interest and variety. Proposed parapet
heights are approximately 35-, 37-, 40-, and 45-feet in height. See Figure 5§ for elevations. The
predominant parapet heights are approximately 35 and 37 feet, The maximum 45-foot height is limited
to the taller corner “tower” features of Buildings 1 and 2 which are setback from property lines. The
applicant is requesting up to 40 feet for the predominant parapet heights to provide flexibility regarding
final design and up to 45 feet only for the two tower features. See Figure 4 for perspectives and
Figure 5 for elevations.

Alternative Design Components. In addition, there are certain site development standards specified
in Ordinance 5086 regarding site design, including building orientation, parking location relative to
buildings, etc. Condition #5 of Ordinance 5086 specifies that, “The applicant may propose alternative
design components when detailed plans are submitted for review. The Planning Commission may
review and approve these alternative design components if they are found to be consistent with the
intent of the required design components listed below...” The applicant is requesting this option and,
in part, proposing to achieve the intent with some alternative design components. This is discussed
further as part of the Master Plan discussion below.

For all other special standards in Ordinance 5086, the applicant’s proposed request is to meet those
other requirements as addressed in the respective findings regarding the provisions of Ordinance 5086.

Also, the applicant would still need to submit a landscape plan application for review and approval by
the Landscape Review Committee, submit any sign permit applications prior to any signs, which would
also be reviewed for consistency with the sign provisions of Ordinance 5086, and submit a building
permit application consistent with the Planned Development conditions of approval and master plan,
and the residential design and development standards of Chapter 17.11 of the Zoning Ordinance.

Master Plan. The proposed master plan includes: four mixed use buildings with two stories of
residential use above ground floor commercial use, three 3-story buildings with multi-dwelling residential
use, and on-site green space, plaza, and bicycle and pedestrian amenities. This includes 30,000 total
square feet of commercial space and 144 total residences (72 above the ground-floor commercial in
the four mixed-use buildings and 24 in each of the three-story residential buildings). The 30,000 square
feet of commercial includes 9 live/work units totaling approximately 6,147 square feet of the 30,000
square feet of commercial square footage.

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony
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The master plan relies on approval of the request for revised provisions of Ordinance 5086. In addition,
Condition 5 of Ordinance 5086 specifies that the master plan must address certain site design
requirements issues such as how buildings are to be oriented to streets, and where parking is to be
located relative to buildings and streets. Regarding these items, Ordinance 5086 specifies that, “The
applicant may propose alternative design components when detailed plans are submitted for review.
The Planning Commission may review and approve these alternative design components if they are
found to be consistent with the intent of the required design components listed below...”

The applicant has proposed alternative design components regarding these standards to address the
intent. In summary, the site has three frontages, Baker Creek Road is a minor arterial which has access
control limitations.

The provisions the applicant is addressing with alternative design components are intended to create
an active, pedestrian-oriented street edge with pedestrian interest and activity. The conditions specify
this is to be achieved by orienting buildings to the street, generally limiting off-street parking lots between
the building and the street and sidewalk, and providing for building entrances to be oriented to the
streets. While the site design provides for buildings to be directly oriented to two of the frontages —
Baker Creek Road and Hill Road, due to Baker Creek Road’s minor arterial width, design, scale, speed
limit and no on-street parking, and relationship to the other side of the street, etc. Baker Creek Road
does not have the characteristics typical of a more traditional pedestrian-oriented shopping street.

There are numerous examples of developments with frontage on similar arterials throughout the country
that comply with similar code provisions, but don’t truly achieve the intent — the architectural designs
may be pedestrian scaled, but the site design often remains auto-oriented without truly providing a
pedestrian-focused site design or experience.

The applicant has proposed to orient the southerly buildings and a plaza to Baker Creek Road and Hill
Road consistent with the standards, and to also create what is essentially a new east-west private
pedestrian-oriented street-lie design on a portion of the site with distinguishing pavement treatments,
traditional parallel parking, buildings facing on both sides with wider sidewalks and street trees, bump-
outs and crosswalks, outdoor seating, and other pedestrian amenities, etc. The site is also designed
so this portion of the site could be temporarily closed off to vehicular traffic while still allowing access to
on-site circulation and parking on the rest of the site, Further, the applicant proposes to create a north-
south pedestrian “paseo” in the middle of the site that aligns with and provides for pedestrian
connectivity to the north, providing a pedestrian route to and through the site.

Because the on-site pedestrian street-like feature and its parallel parking are private, some aspects of
the site design are considered to rely on “alternative design components” specified in Ordinance 5086,
In addition, this is needed to address the site design relative to the relationship to the frontage to the
north.

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony

AMENDED on 10.11.2023
339 of 386



Decision Document: PDA 3-23 Page 6

Figure 1. Vicinity Map

Figure 2. Zoning Map
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Figure 3. Proposed Master Plan — Site Plan
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Figure 4 - Perspectives
Perspective View of Mixed-Use Buildings 1&2 and Plaza - Looking Northwest from Baker Creek Road
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Perspective View of Mixed-Use Building 1 and Plaza — Looking Southwest from New Interior Street
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Perspective View of Mixed-Use Building 2 — Looking Northeast from New Interior Street
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Perspective View of Mixed-Use Building 4 - Looking Southwest from New Interior Street
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Perspective View of Residential Building 5 - Looking Southwest from Site
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Figure 5 — Select Elevations — Mixed-Use Building 1
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Select Elevations — Residential Building #5
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(See application for additional site plan diagrams, cross-sections, and perspective views).
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Public Comments

Notice was mailed to surrounding property owners. Written comments received are listed in Section
IV of this Decision Document and are attached.

Agency Comments

Notice of the proposal was sent to affected agencies and departments. Comments received from
agencies are provided in Section IV of this Decision Document.

Il. CONDITIONS:

Planned Development Amendment PDA 3-23 is approved subject to the following conditions:

1. The conditions of approval of Ordinance 5086 are hereby amended as follows (text to be
removed is shown with strikesut | text to be added is bold and underlined):

1. That Ordinance 4633 is repealed in its entirety.

2. That up to 420 144 multiple family dwelling units plus 9 ground floor work-live units
in_the commercial mixed-use area are allowed within the Planned Development
Overlay District, but only if the multiple family units are integrated with neighborhood
commercial uses. “Integrated” means that uses are within a comfortable walking
distance and are connected to each other with direct, convenient and attractive
sidewalks and/or pathways. This integration of multiple family units and neighborhood
commercial uses shall either be within a mixed use building or in a development plan
that integrates the uses between buildings in a manner found acceptable to the Planning
Commission.

3. For the purposes of this Planned Development Overlay District, allowed neighborhood
commercial uses are defined as those that are permitted in the C-1 (Neighborhood
Business) zone in Section 17.27.010 of the MMC. In addition, “Restaurant” shall be
permitted as a neighborhood commercial use in this Planned Development Overlay
District. No retail uses should exceed 10,000 square feet in size, except for grocery
stores. The applicant may request any other use to be considered permitted within the
Planned Development Overlay District at the time of the submittal of detailed
development plans for the site.

4. That stand-alone drive-through facilities shall be prohibited within the Planned
Development Overlay District.

5. Detailed development plans showing elevations, site layout, signing, landscaping,
parking, and lighting must be submitted to and approved by the Planning Commission
before actual development may take place. The provisions of Chapter 17.51 of the
McMinnville Zoning Ordinance may be used to place conditions on any development and
to determine whether or not specific uses are permissible. The detailed development
plans shall identify the site design components listed below. The applicant may propose
alternative design components when detailed development plans are submitted for
review. The Planning Commission may review and approve these alternative design
components if they are found to be consistent with the intent of the required site design
components listed below.
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That the future commercial development of the site is designed with shared
access points and shared internal circulation. Parking and vehicle drives shall
be located away from building entrances, and not between a building entrance
and the street, except as may be allowed when a direct pedestrian connection is
provided from the sidewalk to the building entrance.

Parking shall be oriented behind the buildings or on the sides. Surface parking
shall not exceed 110% of the minimum parking requirements for the subject land
uses. Shared parking is encouraged. The applicant may request a reduction to
or waiver of parking standards based on a parking impact study. The study
allows the applicant to propose a reduced parking standard based on estimated
peak use, reductions due to easy pedestrian accessibility; and a significant
bicycle corral that is connected to the BPA bicycle/pedestrian trail. Parking lot
landscaping will meet or exceed city standards.

Buildings shall be oriented towards the surrounding right-of-ways and must have
at least one primary entrance directly fronting a public right-of-way. Building
facades shall be designed to be human scale, for aesthetic appeal, pedestrian
comfort, and compatibility with the design character of the surrounding
neighborhoods. Special attention should be paid to roof forms, rhythm of
windows and doors, and general relationship of buildings to public spaces such
as streets, plazas, the public parks and the adjacent neighborhood. No building
shall exceed a height of &we three stories without a variance. If any building is
proposed to exceed 35 40 feet, the building shall be designed with a step back
in the building wall above 35 40 feet to reduce the visual impact of the height of
the building, except buildings with a pitched roof, and two buildings with
architectural towers may have a maximum height of 45 feet without a step
back in the building for those towers.

Pedestrian connections shall be provided between surrounding sidewalks and
right-of-ways. The plans shall also identify how the development provides
pedestrian connections to adjacent residential development and the BPA
Bike/Pedestrian Trail system located adjacent and to the east of the site.

The commercial development shall maximize connectivity with the BPA
Bike/Pedestrian Trail and the other adjacent public parks but minimize bicycle
and pedestrian conflicts within the site.

Sidewalks and/or plazas will be provided with weather protection (e.g.
awnings/canopies). Appropriate pedestrian amenities such as space for outdoor
seating, trash cans, sidewalk displays, outdoor café seating and public art will
also be provided.

That landscape plans including street tree plans be submitted to and approved
by the McMinnville Landscape Review Committee. A minimum of 14 percent of
the site must be landscaped with emphasis placed at the street frontage. All
public right-of-ways adjacent to the site will be improved with street tree planting
as required by Chapter 17.58 of the MMC.

The plan must provide a community gathering space that is easily accessible via
pedestrian and bicycle access from all of the uses within the commercial
development as well as the adjacent BPA Bike/Pedestrian Trail. If multiple family
dwelling units are developed on the site, a minimum of 10 percent of the site must
be designated as usable open space. The usable open space will be in addition
to the minimum 14 percent of the site that must be landscaped, and may be
combined with the community gathering space required for the commercial uses.
The usable open space shall be in a location of the site that is easily accessible
from all buildings and uses, shall not be located in a remnant area of the site, and
shall not be disconnected from buildings by parking or driving areas.
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i. That signs located within the planned development site be subject to the following
limitations:

1. All signs, if illuminated, must be indirectly illuminated and nonflashing,
and the light source may not be visible from any public right of way and
may not shine up into the night sky;

2. No individual sign exceeding thirty-six (36) square feet in size shall be
allowed.

3. Internally illuminated, signs on roofs, chimney and balconies, and off-site
signage are prohibited.

4. Each building may have a maximum of two signs to identify the name and
street address of the building. These signs must be integral to the
architecture and building design and convey a sense of permanence.
Typically these sign are secondary or tertiary building elements as seen
on historic urban buildings. Maximum sign area shall be no more than 6
square feet. Maximum sign height shall be 18 feet above the sidewalk
to the top of the sign.

5. Each building may have one directory sign immediately adjacent to a
front/main or rear entry to the building. A directory sign is allowed at
each entry to a common space that provides access to multiple tenants.
Directory signs shall be limited to 12 square feet in area and their design
shall integrate with the color and materials of the building.

6. One freestanding monument sign shall be permitted within 20 feet of each
driveway access to a public right-of-way. The maximum sign area shall
be 24 square feet. Monument signs must be positioned to meet the
City’s clear vision standards. The maximum height from the ground of
the monument sign shall be 6 feet.

7. Each building may have a total of two signs per tenant identifying the
leased/occupied space. These signs must be located on the facade
containing the primary entry or facade immediately adjacent to the
primary entry to the tenant’s space. In all cases these signs must be on
a wall attached to the space occupied by the tenant. Tenants may select
from the following sign types: Awning, Project/Blade or Wall.

A. Awning Sign

i. Maximum sign area shall be 6 square feet on the main
awning face or 3 square feet of the awning valance.

ii. Lettering may appear but shall not dominate sloped or
curved portions, and lettering and signboard may be
integrated along the valance or fascia, or free-standing
letters mounted on top of and extending above the awning
fascia.

iii. Lettering and signboard may be integrated along the
valance or awning fascia.

B. Projecting and Blade Sign

i.  Maximum sign area shall be 4 square feet (per side).

i. The sign must be located with the lower edge of the
signboard no closer than 8 feet to the sidewalk and the top
of the sign no more 14 feet above the sidewalk.

iii.  For multi-story buildings, at the ground floor tenant space
signage, the top signboard edge shall be no higher than
the sill or bottom of the average second story window
height.

iv.  Distance from building wall to signboard shall be a
maximum of 6 inches.
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10.

v. Maximum signboard width shall be 3 feet with no
dimension to exceed 3.

vi.  Occupants/tenants above the street level are prohibited
from having projecting blade signage.

C. Wall Signs

i.  Maximum sign area shall be a maximum of 10 square feet.
For small tenant spaces the ARC may limit sign size to less
than 10 square feet.

ii. The sign shall be located on the tenant’s portion of the
building. Maximum sign height for multiple story buildings
shall be 14 feet above the sidewalk to the top of the sign
The maximum sign height for single story buildings is 18
feet above the sidewalks to the top of the sign. The
measurement is from the top of the sign to the lowest point
on the sidewalk directly below the sign.

iii. Applied lettering may be substituted for wall signs.
Lettering must fit within the size criteria above.

j- Outside lighting must be directed away from residential areas and public streets.

No use of any retail commercial use shall normally occur between the hours of 1:00 a.m.
and 5:00 a.m.

All business, service, repair, processing, storage, or merchandise displays shall be
conducted wholly within an enclosed building except for the following:
a. Off-street parking and loading;
b. Temporary display and sales of merchandise, providing it is under cover of a
projecting roof and does not interfere with pedestrian or automobile circulation;
c. Seating for food and beverage establishments; and
d. Food carts.

Prior to any future development of the site, a traffic impact analysis shall be provided.
The traffic impact analysis shall include an analysis of the internal circulation system, the
shared access points, and the traffic-carrying capacity of all adjacent streets and streets
required to provide eventual access to Baker Creek Road. The traffic impact analysis
shall include an analysis of the intersection of Baker Creek Road and Michelbook Lane
and the intersection of Baker Creek Road and Highway 99W, but shall not be limited to
only those intersections.

The minimum commercial development shall be five acres. Five acres of this site must
retain ground floor commercial uses, allowing multiple family development to occur on
the remainder of the site and as part of a mixed-use development. The five acres of
commercial development will be calculated based upon all of the development
requirements associated with the commercial development including any standards
related to the mixed-use residential development.

The final approved Master Plan_shall be placed on file with the Planning
Department_and become a part of the zone and binding on the owner and

developer.

The developer will be responsible for requesting approval of the Planning
Commission for any major change in the details of the adopted master plan. Minor
changes to the details of the adopted plan may be approved by the City
Community Development Director. It shall be the Planning Director’s decision as
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to what constitutes a major or minor change. An appeal from a ruling of the

Community Development Director may be made only to the Commission. Review

of the Planning Director’s decision by the Planning Commission may be initiated

at the request of any one of the commissioners.

11.No_sign_shall be installed without first applying for applicable sign permits,

building permits, and electrical permits. As part of the sign permit application

review, signs will also be reviewed for consistency with Conditions in Subsection

(5)(i) of Ordinance 5086.

12. The applicant shall address the requirements of the Engineering Department

related to provision of public improvements and stormwater management.

a.

The applicant will enter into a Construction Permit Agreement with the
City’s Engineering Department. Provide an Engineer’s Estimate of the

public improvements to the City as a requirement of the Construction

Permit Agreement.

Any necessary Stormwater conveyance and or detention system will be
designed per the City’s Storm Drainage Master Plan. The applicant shall
submit a stormwater report and design for the any necessary detention
system consistent with Oregon drainage law to the City Engineer for
review and approval.

Provide the City with an approved 1200C Permit from DEQ prior to
construction activities.

ADA Sidewalk and Driveway Standards are now being applied to all new
construction and remodels. These standards are intended to meet the
most current ADA Standards as shown in the "PROWAG" Design
Guidelines. Prior to final occupancy, the applicant shall construct new
driveways and sidewalks in the right-of way that conform to these
standards.

Street grades and profiles shall be designed and constructed to meet
the adopted Land Division Ordinance/Complete Streets standards and
the requirements contained in the Public Right-of-Way Accessibility
Guidelines (PROWAG). Additionally, corner curb ramps shall be
constructed to meet PROWAG requirements.

That the street improvements shall have the City’s typical crown
section.

That prior to any construction activity, the applicant shall secure all
required state and federal permits, including, if applicable, those related
to the federal Endangered Species Act (if applicable), Federal
Emergency Management Act, and those required by the Oregon Division
of State Lands, and U.S. Army Corps of Engineers. Copies of the
approved permits or evidence of lack of requirement shall be submitted
to the City prior to construction plan approval.
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h. That the applicant submit evidence that all fill placed in the areas where
building sites are expected is engineered. Evidence shall meet with the
approval of the City Building Division and the City Engineering Division.

i. A detailed, engineered sanitary sewage collection plan, which
incorporates the requirements of the City's adopted Conveyance
System Master Plan, must be submitted to and approved by the City
Engineering Department.

j- Provide any necessary recorded survey documents to the City
Engineering Department.

k. NW Baker Creek Rd is classified as a minor arterial and therefore is
required to have 96’ of right of way per the City’s Transportation System
Plan. Provide survey research to confirm there is 48’ of right of way to
the centerline along the Baker Creek Rd frontage of the applicant’s
property. If there is not 48’ of right of way to the centerline along the
Baker Creek Rd frontage then the applicant will dedicate the necessary
48’ of right of way to the City free of charge.

I. The applicant shall dedicate any necessary public utility easements
along the street frontage.

13. The plans shall comply with the vision clearance standards in Chapter 17.54 of
the Zoning Ordinance.

14. The applicant shall submit details of the proposed lighting to demonstrate the
downcast/shielded nature of lighting such that it won’t shine or cause glare
facing streets or other properties.

15. The applicant shall contact the appropriate utility-locate service (dial 811 or 800-
332-2344) prior to any excavation to ensure that underground utilities are not

damaged.

16. This project will require an Extension Agreement between McMinnville Water &
Light and the owner of the property. Please contact McMinnville Water & Light
for details and for Design Application and Fees.

lll. ATTACHMENTS:

1. PDA 2-23 Application and Attachments (on file with the Planning Department)
2. TIA Review Letter (on file with the Planning Department)
3. Written Public Comments Received

IV. COMMENTS:

Agency Comments

This matter was referred to the following public agencies for comment: McMinnville Fire Department,
Police Department, Engineering Department, Building Department, Parks Department, Public Works
Department, Waste Water Services, City Manager, and City Attorney; McMinnville Water and Light;
McMinnville School District No. 40; Yamhill County Planning Department; Frontier Communications;
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Comcast; Recology; Oregon Department of State Lands; and Northwest Natural Gas. The following
comments were received:

¢ McMinnville Building Department

No building code concerns at this time. All will need a permit prior to development.

¢ McMinnville Engineering Department

Suggested Conditions of Approval:

The applicant will enter into a Construction Permit Agreement with the City’s
Engineering Department. Provide an Engineer’s Estimate of the public improvements
to the City as a requirement of the Construction Permit Agreement.

Any necessary Stormwater conveyance and or detention system will be designed per
the City’s Storm Drainage Master Plan. The applicant shall submit a stormwater report
and design for the any necessary detention system consistent with Oregon drainage
law to the City Engineer for review and approval.

Provide the City with an approved 1200C Permit from DEQ prior to construction
activities.

ADA Sidewalk and Driveway Standards are now being applied to all new construction
and remodels. These standards are intended to meet the most current ADA Standards
as shown in the "PROWAG" Design Guidelines. Prior to final occupancy, the applicant
shall construct new driveways and sidewalks in the right-of way that conform to these
standards.

Street grades and profiles shall be designed and constructed to meet the adopted Land
Division Ordinance standards and the requirements contained in the Public Right-of-
Way Accessibility Guidelines (PROWAG). Additionally, corner curb ramps shall be
constructed to meet PROWAG requirements.

That the street improvements shall have the City’s typical crown section.

That prior to any construction activity, the applicant shall secure all required state and
federal permits, including, if applicable, those related to the federal Endangered
Species Act (if applicable), Federal Emergency Management Act, and those required
by the Oregon Division of State Lands, and U.S. Army Corps of Engineers. Copies of
the approved permits or evidence of lack of requirement shall be submitted to the City
prior to construction plan approval.

That the applicant submit evidence that all fill placed in the areas where building sites
are expected is engineered. Evidence shall meet with the approval of the City Building
Division and the City Engineering Division.

A detailed, engineered sanitary sewage collection plan, which incorporates the
requirements of the City's adopted Conveyance System Master Plan, must be
submitted to and approved by the City Engineering Department.

Provide any necessary recorded survey documents to the City Engineering
Department.

NW Baker Creek Rd is classified as a minor arterial and therefore is required to have
96’ of right of way per the City’s Transportation System Plan. Provide survey research
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to confirm there is 48’ of right of way to the centerline along the Baker Creek Rd
frontage of the applicant’s property. If there is not 48’ of right of way to the centerline
along the Baker Creek Rd frontage then the applicant will dedicate the necessary 48’ of
right of way to the City free of charge.

e McMinnville Water & Light
Please contact McMinnville Water & Light for Design Application and Fees. This project will
require an Extension Agreement between McMinnville Water & Light and the owner of the
property. Please contact McMinnville Water & Light for details.

o Oregon Department of State Lands
For official comment, please check the project area on the SWI for mapped resources and
submit a WLUN if there is overlap for official comment on behalf of the removal-fill program.
Thanks for including Erin who will get this to the appropriate staff person if comment is needed
on behalf of the real property and waterway program.

[Staff Note: No mapped resources are shown on the SWI].
Public Comments

Notice of the application and the September 7, 2023 public hearing was mailed to surrounding property
owners. The following written comments were received.

1. August 22, 2023, e-mail from Eric Groves
2. September 4, 2023, Letter from Friends of Yamhill County

V. FINDINGS OF FACT - PROCEDURAL FINDINGS

1. The application was submitted on July 31, 2023.
2. The application was deemed complete on August 11, 2023.

3. On August 15, 2023, notice of the applications was referred to the following public agencies for
comment in accordance with Section 17.72.120 of the Zoning Ordinance: McMinnville Fire
District, Police Department, Engineering Department, Building Department, Parks Department,
Public Works Department, Waste Water Services, City Manager, and City Attorney; McMinnville
Water and Light; McMinnville School District No. 40; Yamhill County Planning Department;
Frontier Communications; Comcast; Recology; Oregon Department of State Lands; and
Northwest Natural Gas.

Comments received from agencies are addressed in Section IV of this Decision Document.

4. On August 15, 2023, notice of the application and the September 7, 2023 Planning Commission
public hearing was mailed to property owners within 300 feet of the subject property in
accordance with Section 17.72.120 of the Zoning Ordinance.

5. Notice of the application and the September 7, 2023 Planning Commission public hearing was
published in the News Register on Friday, September 1, 2023, in accordance with Section
17.72.120 of the Zoning Ordinance.

6. On September 7, 2023, the Planning Commission held a duly noticed public hearing to consider
the application and voted to recommend approval to the McMinnville City Council.
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7. On October 10, 2023, the City Council considered Ordinance No. 5140 and voted to approve it.

V1. FINDINGS OF FACT - GENERAL FINDINGS

1. Location:
a. Address: NE Corner of Baker Creek Road and Hill Road
b. Map & Tax Lot: R4418 00100
2. Size: Approximately 6.63 acres
3. Comprehensive Plan Map Designation: Commercial
4. Zoning: C-3 PD (General Commercial with Planned Development Overlay, Ordinance 5086)
5. Other Overlay Zones/Special Districts/Area Plans: N/A
6. Current Use: Undeveloped
7. Inventoried Significant Resources:
a. Historic Resources: None
b. Other: None identified
8. Other Features:
a. Slopes: The site is generally flat.

b. Easements: No public easements identified.

9. Utilities: Ultilities are available to serve the property subject to requirements of the utility
providers.

10. Transportation: The subject property has frontage on Baker Creek Road, Hill Road, and Kent
Street.

VII. CONCLUSIONARY FINDINGS:

The Conclusionary Findings are the findings regarding consistency with the applicable criteria and
standards for the application.

McMinnville Zoning Ordinance

The following Sections of Title 17 of the McMinnville Municipal Code (The Zoning Ordinance) provide
criteria applicable to the request:

Chapter 17.51. Planned Development Overlay

APPLICANT’S RESPONSE: The Applicant recognizes that this site has already been shown to meet
the criteria for a planned development and has been granted approval for a planned development
overlay. With the modifications proposed it would continue to meet these planned development criteria.

FINDING: The property is subject to a Planned Development Overlay (Ordinance 5086). The request
is for a Planned Development Amendment. The criteria for a Planned Development Amendment are
provided in Section 17.64.070, addressed below.
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17.74.070 Planned Development Amendment - Review Criteria. An amendment to an existing
planned development may be either major or minor. Minor changes to an adopted site plan may be
approved by the Planning Director. Major changes to an adopted site plan shall be processed in
accordance with Section 17.72.120, and include the following:

» Anincrease in the amount of land within the subject site;

» Anincrease in density including the number of housing units;

» A reduction in the amount of open space; or

= Changes to the vehicular system which results in a significant change to the location of

streets, shared driveways, parking areas and access.

An amendment to an existing planned development may be authorized, provided that the proposal
satisfies all relevant requirements of this ordinance, and also provided that the applicant demonstrates
the following...

APPLICANT’S RESPONSE: The request is a Planned Development Amendment because it
requests modification to Condition of Approval #2 to approve an increase in density including the
number of housing units. There is no change in the amount of land, nor amount of open space, nor
any significant change to streets, driveways, parking areas or access.

FINDING: SATISFIED WITH CONDITIONS. This is a major amendment to the existing Planned
Development. It is being processed per Section 17.72.120 and consistent with the provisions of the
Planned Development Ordinance 5086 which applies to the property. As addressed under the
respective relevant provisions of the Zoning Ordinance below, findings have been made that, with
conditions, the application satisfies all relevant provisions of this ordinance and the provisions of
17.74.070(A)-(F) below.

A. There are special physical conditions or objectives of a development which the proposal
will satisfy to warrant a departure from the standard regulation requirements;

APPLICANT’S RESPONSE: The Applicant has three special objectives that warrant the
requested departure from two of the current conditions of approval, where the other
standard regulations and conditions of approval are met:

1. The desire to provide additional housing to meet the City of McMinnville’s rental
housing supply needs which are demonstrated by the City of McMinnville housing
needs analysis to be very high at this time.

2. The desire to make the project financially viable in the near term by allowing buildings
at a scale that makes providing housing, commercial space and substantial attractive
site amenities possible.

3. The desire to provide work-live spaces such that the mixed-use character of the area
is reinforced while also giving the site flexibility to meet the needs of the market over
time.

FINDING, SUBSECTION (A): SATISFIED WITH CONDITIONS. The subject properties
are subject to a previously approved Planned Development Overlay, Ordinance 5086. No
master plan has yet been adopted for the property, so per Chapter 17.51, no development
of the property may occur until a master plan has been approved. The applicant is
requesting a Planned Development Amendment for approval of the master plan. In
addition, the applicant is requesting modifications to some of the conditions of Ordinance
5086. As described in Section |, Application Summary, of this document, the applicant is
not requesting a departure from the provisions of the C-3 zone, but rather from the more
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restrictive/specific provisions of the Planned Development Overlay Ordinance 5086. The
request is consistent with the intent of Ordinance 5086 and development objectives, for a
viable pedestrian-oriented mixed-use development that provides for amenities, open
space, and landscaping consistent with the intent of Ordinance 5086 and the applicable
development standards.

Resulting development will not be inconsistent with the Comprehensive Plan objectives of
the area;

APPLICANT’S RESPONSE: The current Planned Development Overlay District
demonstrated in the findings to its approval through Ordinance 5086 that the
Comprehensive Plan objectives were met with conditions. The conditions as amended will
continue to conform as did the original. The amendments further allow development of the
site to meet the housing needs of the city. This makes development of the site more in
compliance with the Comprehensive Plan which promotes development of housing as a
policy. Furthermore, the underlying C-3 zone, which implements the Comprehensive Plan,
allows:
¢ buildings taller than proposed here (consistent with requested modification to COA
#5.c.);
o density greater than the 144 Apartments proposed here (both of which are consistent
with requested modification to COA#3); and
e work-live units.

Thus, the proposal in this Planned Development Amendment is consistent with the
Comprehensive Plan objectives of the area and the underlying C-3 zone.

FINDING: SATISFIED WITH CONDITIONS. In the respective sections below, findings
have been made regarding consistency with the Goals and Polices in Volume Il of the
Comprehensive Plan and the objectives of the area, including the Great Neighborhood
Principles. The proposed use and development, with the requested amendments, is also
consistent with the applicable Commercial Comprehensive Plan Map Designation and C-
3 zoning which continue to apply.

The development shall be designed so as to provide for adequate access to and efficient
provision of services to adjoining parcels;

APPLICANT’S RESPONSE: Adequate access is already provided to adjoining parcels
by the existing street network as shown on the Site Plans. Since the site is surrounded on
all sides by streets, the only adjoining parcels are the Substation and City Park parcel to
the east, both of which have frontage on a public street already provided with services.

FINDING: SATISFIED. Surrounding properties in the UGB to the south and are already
developed and are in the process of developing consistent with approved plans, and the
street network is already established. Adequate access and services have been provided
to the lots in conjunction with the development.

The plan can be completed within a reasonable period of time;
APPLICANT’S RESPONSE: Upon approval of the amendments, work on a subsequent

application for final landscaping plans, building permits, and civil site improvements can
be prepared and submitted for approval within one year.
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FINDING: SATISFIED. The applicant’s timeline demonstrates completion within a
reasonable period of time.

The streets are adequate to support the anticipated traffic, and the development will not
overload the streets outside the planned area;

APPLICANT’S RESPONSE: Adequate access is provided as shown on the Site Plan,
and streets are adequate and will not be overloaded as addressed in the traffic impact
analysis attached.

FINDING: SATISFIED WITH CONDITIONS. The request is for approval of a specific
master plan, so the traffic impact analysis (TIA) is an “opening day” development review
analysis. The city’s transportation consultant reviewed the TIA and found it was prepared
according to accepted practices and addressed the applicable issues.

Table 8 of the TIA, excerpted below, provides the capacity analysis demonstrating the
intersections meet the City’s mobility standards.

Table 8: Capacity Analysis Summary

Intersection & Condition

1. NW Baker Creek Road at the Site-Access
2026 Buildout Condition 0.90 0.05 B 12 0.07 B 13
2. NW Baker Creek Road at NW Meadows Drive
2023 Existing Condition 015 B 15 0.08 £ 16
2026 Background Condition 0.90 0.18 C 77 on “ 19
2026 Buildout Condition 0.23 c 17 017 C 21

3. NW Baker Creek Road at NW Michelbook Lane
2023 Existing Condition 0.22 E 16 0.22 B 14
2026 Background Candition 0.50 0.36 & 22 048 E 24
2026 Bulldout Condition 0.44 D 26 0.59 (&) 3
4, NW Baker Creek Road at N Baker Street
2023 Existing Condition 0:53 B 14 0.54 B &
2026 Background Condition 0.90 062 B 16 0.62 B 18
2026 Buildout Condition 0.65 ] 16 0:63 B 18

Motes: Locotions that do not mest stongands are BOLDED.

Proposed utility and drainage facilities are adequate for the population densities and type
of development proposed;

APPLICANT’S RESPONSE: Adequate utility and drainage infrastructure have been
improved and stubbed to this parcel concurrent with adjacent residential development of
the surrounding public street system. Additional on-site utility and drainage facilities will be
improved at time of future application for building permits and civil site improvements with
appropriate drainage reports and utility plans following approval of this request to amend
conditions and approve the Site Plans.
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FINDING: SATISFIED WITH CONDITIONS. Affected agencies and departments have
reviewed the proposed development plans. Subject to conditions of approval, including
requirements for provision of utilities and requirements addressing drainage, the
development will have adequate utility and drainage facilities.

G. The noise, air, and water pollutants caused by the development do not have an adverse
effect upon surrounding areas, public utilities, or the city as a whole.

APPLICANT’S RESPONSE: An additional 24 dwelling units will not create a substantial
difference in noise, air, or water pollutants from the development already allowed on-site
by Ordinance 5086, nor will allowing 9 work/live spaces in the ground floor commercial
buildings. Certainly, that marginal difference will not result in any adverse effects on the
City. On the contrary, it will help the City meet its housing objectives at a site that is already
designated for development, decreasing the burden to meet these needs in other areas
where such pollutants could have adverse effects.

FINDING: SATISFIED. There are no aspects of this development as a Planned
Development that are substantively different than would otherwise occur if the site was
developed without a Planned Development overlay as a permitted use in the underlying
C-3 zone for this property. There are no unique noise, air, or water pollutants associated
with this development. The provisions of Planned Development Ordinance 5086 will
continue to apply and include use limitations that are more restrictive than the full list of
permitted uses in the C-3 zone. The ordinance also limits hours of operation for
commercial uses.

Planned Development Application Form Questions

Staff Note: The Planned Development Amendment application form asks for the following information.
The applicant has provided responses to each question, and these are provided below. Other than
Question #2, these questions are not criteria for a Planned Development Amendment, but provide
information related to applicable criteria. Therefore, staff has not provided findings in this section, but
findings are instead made under the applicable criteria.

1. Show in detail how your request seeks to amend the existing Planned Development Overlay.
State the reasons for the request and the intended use(s) of the property.

APPLICANT’S RESPONSE:

[STAFF NOTE: The applicant’s responses in the original application submittal and
revisions as submitted in the addendum are both provided below. The general issues
and findings remain applicable].

Original Submittal:
This request seeks to amend Ordinance No. 5086 Approving A Planned Development
Overlay Amendment as follows:
As shown in the attached site plans.
Change COA #2. to state (strike through is removed text and bold is added text):
2. “That up to 420144 multiple family dwelling units plus 9 ground floor work-

live units in the commercial mixed-use area are allowed within the Planned
Development Overlay District...”
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Change COA #5.c. to state (strike through is removed text and bold is added text):

3. “...No building shall exceed a height of twe-three stories without a variance. If
any building is proposed to exceed 35 feet, the building shall be designed with
a step back in the building wall above 35 feet to reduce the visual impact of the
height of the building, except that buildings with a pitched roof, and two
buildings with architectural towers may have a maximum height of 45 feet
without a step back in the building wall.”

a. b. c. to be amended or to grant Applicant a variance to approve this Project with
regards to the location and orientation of buildings, parking and ROW'’s as
explained in The Request below.

The reasons for the requests are as follows:

1. The desire to provide additional housing to meet the City of McMinnville’s rental
housing supply needs which are demonstrated by the City of McMinnville
housing needs analysis to be very high at this time.

2. The desire to make the project financially viable in the near term by allowing
buildings at a scale that makes providing housing, commercial space and
substantial attractive site amenities possible.

3. The desire to provide work-live spaces such that the mixed-use character of the
area is reinforced while also giving the site flexibility to meet the needs of the
market over time.

4. Ensure the most efficient use of land to meet the City’s policy objectives with
the least impact on other resources.

Reasons also include those other reasons stated throughout the entirety of this
application.

3-story buildings. The intended use of the property is 3-story multi-family residential
apartment buildings and 3-storied mixed-use buildings, too, with commercial and retail
on the ground floor and multi-family residential apartments on the two stories above.
The ground floor commercial will include the use of 9 work/live spaces. Three-story
buildings for the apartments and the commercial buildings are the most efficient use of
this property in meeting the requirements of the Overlay. Without the three-story
buildings the Applicant cannot get the currently allowed 120 apartments and still
provide 5 acres of ground floor commercial buildings.

45 Feet height. Allowing 45 feet of height, as described here, allows Applicant to use
pitched roofs on the apartment buildings to create a variety of roof lines for greater
visual interest of the development. The pitched roofs on the apartments at the end of
the project help with the contained village feel we are attempting to create. The eves
of these buildings are 31 feet in eight and the ridges are 41 feet in height. Also, on one
corner of buildings 1 and 2 are “tower” features creating a dramatic entrance into the
project. The “tower” on building 1 is on the NE corner of the building and is 17’ x 17’ in
width and 45 feet tall. The “tower” on the SE corner of building 2 is 25’ x 27’ in width
and 40 feet tall.

144 apartments. As this project was designed with 5 acres of mixed-use buildings
and the remaining as apartments, with all of the necessary parking, landscaping and
open spaces, the most efficient use of the land came out to more than 120 apartments.

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony

AMENDED on 10.11.2023
359 of 386



Decision Document: PDA 3-23 Page 26

Our proposal is 144 apartments (plus the 9 work/live spaces). The additional 24
apartments work very well on the site and in no way diminish the livability of the
neighborhood and do not diminish the remaining objectives of the approved Planned
Development Overlay.

9 workl/live spaces. The Applicant’s opinion is 5 acres of commercial/retail space
(30,258 square feet) is a lot of commercial space to bring online in that area, and that a
lot of the space could sit vacant for an extended period of time. A lot of vacant
storefronts is not good for anybody. The request to allow work-live spaces on the
ground floor of the commercial mixed-use buildings is to promote more rapid initial
lease-up and use of the commercial space. This flexibility of the commercial spaces
provides an opportunity to help the project initially. These work/live spaces can easily
be converted to retail only uses in the future when commercial demand increases.
This initial flexibility helps in the financing of the project and reduces the amount of
empty commercial spaces the neighbors will look at upon full build out. The total size
of these 9 spaces is 6,147 square feet (leaving 24,111 square feet of commercial
space initially).

It is Important to note that these work/live spaces are first designed to be
commercial/retail spaces. All the ground floor spaces will be designed and built for
commercial/retail use. These spaces are then divided into smaller spaces and by
adding kitchens and bathrooms (and shades to the windows) we create work/live
spaces. The buildings still have commercial/retail storefronts, windows and doors and
can be changed to retail uses quite easily.

The Applicant is of the opinion these 9 work/live spaces will eventually be converted to
retail or office uses. Thus, the Applicant does not include these units in the total
apartment count of 144. In addition, these work-live spaces can meet valuable housing
and commercial demand in the interim, as opposed to being empty, if only allowed as
commercial space. Should demand for the ground floor commercial space in this area
not increase, these spaces can continue to productively meet the demand in
McMinnville for work/live units if approval of the modification of Condition of Approval
#2 is granted.

Location and Orientation of buildings, parking and ROW’s. The Ordinance
presupposes a certain type of commercial development on this site. We believe the
proposed project as designed creates a commercial and residential development which
meets the intended objectives of the ordinance. The ordinance states that all buildings
and their primary entrances should be oriented to the ROW. The entire project, as
opposed to any one particular building or its specified entrance, is oriented towards the
Public ROWSs. The project would not have the intended pedestrian scale if we
oriented all of these buildings to the ROW'’s that abut this project. To the extent the
proposed project does not strictly meet the requirements of 5.a, b. and c. Applicant
request the COA’s be deemed amended to approve this project.

Revisions Per Addendum:
Applicant, Baker Creek 2, LLC submits the following Addendum to it's Planned
Development Amendment Application of July 31, 2023.
1. Applicant removes pages 18 and 19 from Attachment 2 the Site Plan. These pages
are the sheets setting forth the proposed design of buildings 5, 6 and 7, the 3-story
apartment buildings. These Pages will be replaced with pages 22 and 23.
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2. In addition, we are adding pages 9, 10, 11 and 12 to the Site Plan to illustrate some
of the elevations of the proposed buildings. (The total number of pages in the Site
Plan is now 23 instead of 19.)

3. Applicant requests to amend Condition of Approval #5(c) to allow maximum roof
height of 45 without a step back for the gabled roofs of buildings 5, 6 and 7 and for
the “towers” of buildings 1 and 2. In addition to allow parapet heights of up to 40
feet on the mixed use buildings no.s 1, 2, 3 and 4.

COA #5.c. shall read:

c. “... No building shall exceed a height of twe-three stories without a variance. If
any building is proposed to exceed 35 40 feet, the building shall be designed with a
step back in the building wall above 35 40 feet to reduce the visual impact of the
height of the building, except buildings with a pitched roof, and two buildings
with architectural towers may have a maximum height of 45 feet without a
step back in the building wall for those towers.”

As explained throughout the Planned Development Amendment Application of July

31, 2023 allowing 45 feet maximum height without step back allows this project to have
the three story apartment buildings in buildings 5, 6 and 7 with pitched roofs. The eves
for these three buildings will still be under 35 feet. This allows a differentiation between
the mixed-use buildings and the residential-only buildings to enhance a village-like feel.
The 45 feet heights also allow for the addition of the two architectural “towers” on
buildings 1 and 2 to provide a dynamic entrance into the piazza.

Raising the height of the mixed-use buildings 1, 2, 3 and 4 from 35 feet to 40 feet
allows the project to have varying heights of the parapets for more interest and
architectural appeal and design to the project. Given the size of these buildings it is
important to vary the height of the roof line — in this case the parapets. Most of the
parapets are 35 feet but it would be very difficult to design these buildings with
parapets lower than 35 feet; hence the need to design some parapets higher than 35
and up to 40 feet.

2. Show, in detail, but citing specific goals and polices, how your request is consistent with
applicable goals and policies of the Comprehensive Plan.

APPLICANT’S RESPONSE: (See applicant’s responses under findings regarding
Comprehensive Plan Goals and Policies below).

3. Considering the pattern of development in the area and surrounding land uses, show, in detail,
how the proposed amendment is orderly and timely.

APPLICANT’S RESPONSE:

1. Completion of the adjacent residential subdivisions (by others) has made the
development of this site for commercial and further residential uses timely as such
development will maximize the use of these new public facilities. Approval of the requested
amendment will make development of the site financially feasible and facilitate the project
proceeding soon to take advantage of the available public infrastructure.

2. Adjacent residential subdivision developments will need the mixed-use commercial site
to provide services and shopping opportunities nearby to reduce travel demands, so
approval of the requested amendments will facilitate development of the site advancing
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sooner, bringing the commercial uses the site can provide to the new residents of the site
and those of the adjacent residential subdivision developments sooner than otherwise, as
approval makes it more feasible to be built soon.

3. The new McMinnville Power and Light substation project has advanced, ensuring power
availability to the new development site, so the few added units the proposal requests
approval of will be able to be served, too.

4. Various public capital improvement projects have been completed or will be moving
forward (i.e., Hill Road and Michelbook Lane and Hwy 99W and Baker Creek Road), which
make the marginal added trips that will come with the additional dwelling units requested
reasonable and feasible for the transportation system to handle if approval is granted and
this site is developed soon (see attached traffic impact analysis).

[STAFF NOTE: The City has budgeted for a signal at Michelbook. ODOT previously
modified signal operations at Hwy 99W].

4. Describe any changes in the neighborhood or surrounding area which might warrant support or

warrant the request.

APPLICANT’S RESPONSE: The multi-family apartments across Baker Creek Road to the
south are three-storied and received a variance approving a height adjustment greater than 35-
feet. The site of this proposed project is farther from rural residential development to the west
than the existing apartments and other development to the south, and thus less impactful, and
farther from adjacent urban single-family detached dwellings because this parcel is separated
from nearby urban single-family detached dwellings by a public street, which the apartments
across Baker Creek Road (on the south side) were not.

In addition, more single-family lots are coming online/being built in this area, and this project will
be a great addition to the neighborhood providing residential oriented retail stores and social
gathering spaces. Thus, approval of this request will reduce existing area traffic driving out of
this area to services currently non-existent in the area.

Document how the site can be efficiently provided with public utilities , including water, sewer,
electricity, and natural gas, if needed, and that there is sufficient capacity to serve the proposed
use.

APPLICANT’S RESPONSE: The parcel already has all utilities stubbed to it by current and
previous subdivisions, and these changes proposed to the conditions do not significantly affect
the need for utilities to the approved Overlay District beyond what is already available.

Describe, in detail, how the proposed use will affect traffic in the area. What is the expected trip
generation?

APPLICANT’S RESPONSE: Approval of this request for amendment to the planned
development conditions of approval will result in insignificant difference in traffic from the density
originally approved. Condition of approval #8 is met with the traffic impact analysis attached to
this development plan.

Planned Development Overlay Ordinance 5086:

That the requested Planned Development Amendment is approved, subject to the following conditions:
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1.

That Ordinance 4633 is repealed in its entirety.
APPLICANT’S RESPONSE: This conditions is met by default.
FINDING: NOT APPLICABLE.

That up to 120 multiple family dwelling units are allowed within the Planned Development
Overlay District, but only if the multiple family units are integrated with neighborhood commercial
uses. ‘“Integrated” means that uses are within a comfortable walking distance and are connected
to each other with direct, convenient and attractive sidewalks and/or pathways. This integration
of multiple family units and neighborhood commercial uses shall either be within a mixed use
building or in a development plan that integrates the uses between buildings in a manner found
acceptable to the Planning Commission.

APPLICANT’S RESPONSE: Approval of a modification to this condition is requested so an
additional 24 dwelling units are allowed plus 9 work-live spaces in ground floor commercial
buildings, so that up to 144 permanent dwelling units and 9 interim work-live within the Planned
Development Overlay District.

FINDING: APPROVED WITH CONDITIONS. As part of the application, the applicant has
requested a modification to this condition to allow up to 144 units. Subject to approval of that
changes the master plan is consistent with this condition. The multi-dwelling units are integrated
vertically in four mixed-use buildings with two stories of residential above commercial, and
horizontally for the three 3-story multi-dwelling buildings as illustrated in the applicant’s site plan
and site analysis diagrams. There is internal connectivity and along the frontage. The internal
pedestrian-connectivity routes also provide more than minimum-width sidewalk, rather providing
a mix of wider facilities for direct and convenient access as well as comfort and attractive
amenities.

For the purposes of this Planned Development Overlay District, allowed neighborhood
commercial uses are defined as those that are permitted in the C-1 (Neighborhood Business)
zone in Section 17.27.010 of the MMC. In addition, “Restaurant” shall be permitted as a
neighborhood commercial use in this Planned Development Overlay District. No retail uses
should exceed 10,000 square feet in size, except for grocery stores. The applicant may request
any other use to be considered permitted within the Planned Development Overlay District at
the time of the submittal of detailed development plans for the site.

APPLICANT’S RESPONSE: This condition is met by default. The Applicant acknowledges the
neighborhood commercial uses allowed by this condition, and that any other use may be
considered at the time of detailed development plan submittal for the site.

FINDING. SATISFIED. The proposed uses will be subject to compliance with this condition.

That stand-alone drive-through facilities shall be prohibited within the Planned Development
Overlay District.

APPLICANT’S RESPONSE: This condition is met, as no stand-alone drive-through facilities
are proposed.

FINDING. SATISFIED. No stand-alone drive-through uses are proposed.

Detailed development plans showing elevations, site layout, signing, landscaping, parking, and
lighting must be submitted to and approved by the Planning Commission before actual
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development may take place. The provisions of Chapter 17.51 of the McMinnville Zoning
Ordinance may be used to place conditions on any development and to determine whether or
not specific uses are permissible. The detailed development plans shall identify the site design
components listed below. The applicant may propose alternative design components when
detailed development plans are submitted for review. The Planning Commission may review
and approve these alternative design components if they are found to be consistent with the
intent of the required site design components listed below.

a. That the future commercial development of the site is designed with shared access points
and shared internal circulation. Parking and vehicle drives shall be located away from
building entrances, and not between a building entrance and the street, except as may
be allowed when a direct pedestrian connection is provided from the sidewalk to the
building entrance.

b. Parking shall be oriented behind the buildings or on the sides. Surface parking shall not
exceed 110% of the minimum parking requirements for the subject land uses. Shared
parking is encouraged. The applicant may request a reduction to or waiver of parking
standards based on a parking impact study. The study allows the applicant to propose
a reduced parking standard based on estimated peak use, reductions due to easy
pedestrian accessibility; and a significant bicycle corral that is connected to the BPA
bicycle/pedestrian trail. Parking lot landscaping will meet or exceed city standards.

c. Buildings shall be oriented towards the surrounding right-of-ways and must have at least
one primary entrance directly fronting a public right-of-way. Building facades shall be
designed to be human scale, for aesthetic appeal, pedestrian comfort, and compatibility
with the design character of the surrounding neighborhoods. Special attention should
be paid to roof forms, rhythm of windows and doors, and general relationship of buildings
to public spaces such as streets, plazas, the public parks and the adjacent
neighborhood. No building shall exceed a height of 45 feet without a variance. If any
building is proposed to exceed 35 feet, the building shall be designed with a step back
in the building wall above 35 feet to reduce the visual impact of the height of the building.

d. Pedestrian connections shall be provided between surrounding sidewalks and right-of-
ways. The plans shall also identify how the development provides pedestrian
connections to adjacent residential development and the BPA Bike/Pedestrian Trail
system located adjacent and to the east of the site.

e. The commercial development shall maximize connectivity with the BPA Bike/Pedestrian
Trail and the other adjacent public parks but minimize bicycle and pedestrian conflicts
within the site.

f. Sidewalks and/or plazas will be provided with weather protection (e.g. awnings/canopies).
Appropriate pedestrian amenities such as space for outdoor seating, trash cans,
sidewalk displays, outdoor café seating and public art will also be provided.

g. That landscape plans be submitted to and approved by the McMinnville Landscape
Review Committee. A minimum of 14 percent of the site must be landscaped with
emphasis placed at the street frontage. All public right-of-ways adjacent to the site will
be improved with street tree planting as required by Chapter 17.58 of the MMC.

h. The plan must provide a community gathering space that is easily accessible via
pedestrian and bicycle access from all of the uses within the commercial development
as well as the adjacent BPA Bike/Pedestrian Trail. If multiple family dwelling units are
developed on the site, a minimum of 10 percent of the site must be designated as usable
open space. The usable open space will be in addition to the minimum 14 percent of the
site that must be landscaped, and may be combined with the community gathering space
required for the commercial uses. The usable open space shall be in a location of the
site that is easily accessible from all buildings and uses, shall not be located in a remnant
area of the site, and shall not be disconnected from buildings by parking or driving areas.

Attachments:
Attachment 1

- Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony

AMENDED on 10.11.2023
364 of 386



Decision Document: PDA 3-23 Page 31

i. That signs located within the planned development site be subject to the following
limitations:

1.

All signs, if illuminated, must be indirectly illuminated and nonflashing, and the
light source may not be visible from any public right of way and may not shine up
into the night sky;
No individual sign exceeding thirty-six (36) square feet in size shall be allowed.
Internally illuminated, signs on roofs, chimney and balconies, and off-site signage
are prohibited.
Each building may have a maximum of two signs to identify the name and street
address of the building. These signs must be integral to the architecture and
building design and convey a sense of permanence. Typically these sign are
secondary or tertiary building elements as seen on historic urban buildings.
Maximum sign area shall be no more than 6 square feet. Maximum sign height
shall be 18 feet above the sidewalk to the top of the sign.
Each building may have one directory sign immediately adjacent to a front/main
or rear entry to the building. A directory sign is allowed at each entry to a common
space that provides access to multiple tenants. Directory signs shall be limited
to 12 square feet in area and their design shall integrate with the color and
materials of the building.
One freestanding monument sign shall be permitted within 20 feet of each
driveway access to a public right-of-way. The maximum sign area shall be 24
square feet. Monument signs must be positioned to meet the City’s clear vision
standards. The maximum height from the ground of the monument sign shall be
6 feet.
Each building may have a total of two signs per tenant identifying the
leased/occupied space. These signs must be located on the fagade containing
the primary entry or facade immediately adjacent to the primary entry to the
tenant’s space. In all cases these signs must be on a wall attached to the space
occupied by the tenant. Tenants may select from the following sign types:
Awning, Project/Blade or Wall.

A. Awning Sign

i. Maximum sign area shall be 6 square feet on the main awning
face or 3 square feet of the awning valance.

ii. Lettering may appear but shall not dominate sloped or curved
portions, and lettering and signboard may be integrated along the
valance or fascia, or free-standing letters mounted on top of and
extending above the awning fascia.

iii. Lettering and signboard may be integrated along the valance or
awning fascia.

B. Projecting and Blade Sign

i. Maximum sign area shall be 4 square feet (per side).

ii. The sign must be located with the lower edge of the signboard no
closer than 8 feet to the sidewalk and the top of the sign no more
14 feet above the sidewalk.

iii. For multi-story buildings, at the ground floor tenant space signage,
the top signboard edge shall be no higher than the sill or bottom
of the average second story window height.

iv. Distance from building wall to signboard shall be a maximum of 6
inches.

v. Maximum signboard width shall be 3 feet with no dimension to
exceed 3.

vi. Occupants/tenants above the street level are prohibited from
having projecting blade signage.
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C. Wall Signs

i. Maximum sign area shall be a maximum of 10 square feet. For
small tenant spaces the ARC may limit sign size to less than 10
square feet.

ii. The sign shall be located on the tenant’s portion of the building.
Maximum sign height for multiple story buildings shall be 14 feet
above the sidewalk to the top of the sign The maximum sign height
for single story buildings is 18 feet above the sidewalks to the top
of the sign. The measurement is from the top of the sign to the
lowest point on the sidewalk directly below the sign.

iii. Applied lettering may be substituted for wall signs. Lettering must
fit within the size criteria above.

J. Outside lighting must be directed away from residential areas and public streets.

APPLICANT’S RESPONSE (5c¢):

[Staff Note: The applicant submitted an addendum to the original application, slightly
modifying the requested change to Condition 5(c) of Ordinance 5086 regarding building
height. The original request and the revised request are both provided below].

(Applicant’s Original Submittal):

Approval of a variance to condition of approval 5.c. is requested to allow all buildings to have
three stories, just like allowed in the underlying zoning district. This is needed for efficient
use of the land. Also, the request is to allow maximum roof height of 45’ without a step back
for gabled roofs of the apartment buildings 5, 6 and 7 and for the “towers” on the corners of
buildings 1 and 2. Except for these two “towers” the flat roofed buildings 1, 2, 3 and 4 will
continue to have a maximum height of 35’. The gabled roofs have eaves 32’ high and the
ridge heights no greater than 45’.

The tower features are on the NE corner of Building 1 and the SE corner of Building 2.
The tower on building 1 is 17’ x 17’ wide and the tower on building 2 is 25’ x 27’ wide. The
“towers” are design features to give the piazza a formal and obvious entrance.

(Applicant’s August 25, 2023 Addendum):

Applicant requests to amend Condition of Approval #5(c) to allow maximum roof height of 45
feet without a step back for the gabled roofs of buildings 5, 6 and 7 and for the “towers” of
buildings 1 and 2. In addition to allow parapet heights of up to 40 feet on the mixed-use
buildings no.s 1, 2, 3, and 4.

COA #5.c. shall read:

c. “... No building shall exceed a height of twe-three stories without a variance. If any
building is proposed to exceed 35 40 feet, the building shall be designed with a step back
in the building wall above 35 40 feet to reduce the visual impact of the height of the
building, except buildings with a pitched roof, and two buildings with architectural
towers may have a maximum height of 45 feet without a step back in the building
wall for those towers.”

As explained throughout the Planned Development Amendment Application of July

31, 2023 allowing 45 feet maximum height without step back allows this project to have the
three story apartment buildings in buildings 5, 6 and 7 with pitched roofs. The eves for
these three buildings will still be under 35 feet. This allows a differentiation between the
mixed-use buildings and the residential-only buildings to enhance a village-like feel. The
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45 feet heights also allow for the addition of the two architectural “towers” on buildings 1
and 2 to provide a dynamic entrance into the piazza.

Raising the height of the mixed-use buildings 1, 2, 3 and 4 from 35 feet to 40 feet allows
the project to have varying heights of the parapets for more interest and architectural
appeal and design to the project. Given the size of these buildings it is important to vary
the height of the roof line — in this case the parapets. Most of the parapets are 35 feet but
it would be very difficult to design these buildings with parapets lower than 35 feet; hence
the need to design some parapets higher than 35 and up to 40 feet.

APPLICANT’S RESPONSE (5a, b, and c): Applicant seeks a variance or amendment to
part of these COA’s so as to conform with this proposed design: (a) in part states
“Parking and vehicle drives shall be located away from buildings entrances and not between a
building entrance and the street . . ..” (b) in part states “Parking shall be oriented behind
buildings or on the sides.” (c) in part states “Buildings shall be oriented towards the
surrounding rights-of-ways and must have at least one primary entrance directly fronting a
public right-of-way. “ To the extent that this proposed design does not strictly meet these
conditions applicant seeks a variance or amendment to these COA’s so as to conform with this
proposed design.

Our current proposal does not face the buildings towards the current public ROW of Baker
Creek Road and Kent Street. This was intentional as these are not “pedestrian friendly”
streets in the sense of large numbers of people using them to access commercial and retail
spaces, despite them having sidewalks. Our project proposes an internal “pedestrian friendly
street” that we feel meets the intent of pedestrian scale and accessibility of pedestrians
outside of vehicular traffic. We refer to this area as the ‘piazza’. Our buildings front this piazza
as the intent of the project is to create a commercial hub that is intended for pedestrian use
primarily. We scaled the buildings appropriately, created sidewalks that are extra wide to
allow for tables, displays, etc. and groups to pass one another without stepping onto a street.
We lined it with landscaping and spots to stop and sit as well. There is vehicle traffic allowed
in the piazza, but it is reduced with a handful of parallel parking spots and can be shut off
entirely for special events.

While orienting all of the building’s primary entrances towards the internal right-of-way and
internal circulation, these buildings are further designed so as to not have a “rear facade”. All
four sides of all seven buildings are designed with intention and purpose to serve their
orientation on the site. Buildings 1, 2, 3 and 4 have primary entrances on each side of the
buildings. Where we have strictly residential buildings, (buildings 5, 6, & 7), the sides of the
buildings are still the primary exterior walls for the units inside. None of these buildings (or
units) have fences, or backyards. The units will face the existing ROW'’s as their primary
source of daylighting and views.

We believe the proposed project as designed creates a commercial and residential
development which meets the intended objectives of the ordinance. The ordinance states that
all buildings and their primary entrances should be oriented to the ROW. The entire project,
as opposed to any one particular building or its specified entrance, is oriented towards the
Public ROWSs. The project would not have the intended pedestrian scale if we oriented all of
these buildings to the ROW’s that abut this project. The buildings are oriented towards each
other and the common area of circulation that has been created — the piazza. As previously
stated, the current ROW'’s that abut the project are not what we would consider “pedestrian
friendly” but rather sidewalks on arterial roads. In addition to this, the parking for the buildings
is oriented to emphasize and support the buildings and piazza along with the other common
areas for pedestrians, bicycles and vehicles. Other than a small handful of parallel spots
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within the piazza the parking is located around the buildings to support the pedestrian
experience. The buildings as designed, the current ROW at the property edges, and the
parking areas all have access to pedestrian connections throughout the site. We believe the
intent of the ordinance is to create spaces that are pedestrian scaled, pedestrian friendly, and
‘destination’ type environments. The orientation of our buildings for this project and the piazza
they create do just that.

APPLICANT’S RESPONSE (5a-j): Other Notes on Condition of Approval #5:

a. Buildings are designed at a human scale with ample spacing between buildings, plazas and

setbacks to street walkways (see sections in the Site Plans). Sloped roofs are used on the
residential buildings to match the character of the surrounding residential neighborhood,
where most roofs are sloped.

The proposed design creates a commercial and residential development which meets the
intended objectives of the Ordinance. The buildings are oriented towards each other and
the common area of circulation — the piazza. The entire project, as opposed to any particular
building , is oriented towards the right of ways. The parking for the buildings is oriented to
emphasize the piazza and other common areas for pedestrians, bicycles and vehicles.

Access points and circulations ways are shared as shown on the Site Plan. Where located
between the building and street direct connections are made with sidewalks from the
entrances to the street.

Our parking is located to support the buildings and the pedestrian experience. The buildings
are spaced to create the optimal pedestrian experience for this site. In addition to the
building locations, the entire site is connected throughout with pedestrian connections as
listed within the ordinance requirements so as no matter where visitors or residents are
coming from to experience this destination, they will have paths that are clearly marked and
take them to everywhere around the site.

The Site Plans show connections to sidewalks, rights-of-way, and the BPA trail. See Page
5 of the Design Packet.

The proposed parking is based upon 1.5 parking stalls for every residential unit and 1 parking
stall for every 250 square feet of commercial use. The shared parking total is 30% based
on the minimum parking requirements and the total number of stalls being proposed. No
reduction in parking minimums is requested, thus no parking impact study is provided. We
currently are estimating that the parking usage will be 10% retail, 25% dining, and 65% office
(professional and other) on the commercial side. This would make the average between the
1/250 and 1/300. We are estimating that residential usage will be higher during the off hours
of the commercial side. We feel the 30% shared parking is right in line with the city’s
ordinance and the mixed uses of the site. Section 5(b), encourages the use of “Shared
parking” between residential and commercial buildings and thus no reduction in parking
minimums is requested and no parking impact study is provided.

Additionally, we have numerous bike parking around the site and a large, covered bike corral
at an easily accessible area off of the public plaza with a connection to the BPA and other
Bike/Pedestrian access.

c. “Building facades shall be designed to human scale, for aesthetic appeal, pedestrian comfort

and compatibility with the design character of the surrounding neighborhood.” This is our
primary focus. We have designed buildings that meet this portion of this section as written
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“pedestrian friendly, aesthetic appeal, . . .. “ This is why we created the internal pedestrian
friendly street to allow a more pedestrian scaled experience than what is currently within
the public ROW that abuts the project.

Further, 5(c) requires “Special attention should be paid to roof forms, rhythm of windows
and doors, and general relationship of buildings to public spaces . . ..” We feel our project
does an excellent job of this by using some pitched roofs and varying the flat roofs and the
by adding the “towers”. All the buildings meet this portion of the condition as the varying
heights, with varying materials and stepping of the facades across the buildings “reduce the
visual impact” of the overall building heights.

d. These conditions are met. The Site Plans show connections to sidewalks, rights-of-way, and
the BPA tail. See Page 5 of the Design Packet.

e. These conditions are met. See Page 5 of the Design Packet. Connection to the BPA trail is
maximized with a direct route on-site to it and to it via sidewalks along Kent Street and
Baker Creek Road, as shown on the Site Plans.

f. These conditions are met. Sidewalks and plazas are provided with amenities like awnings
and seating.

g. These conditions will be met. Landscaping Plans and Street Tree Plans will be submitted as
required. Site Plans show the required area of open space is included.

h. These conditions are met. See Page 3 of the Design Packet. Multi-family dwellings are
proposed, so the total area of Usable Open Space/Community Gathering Area equals more
than 10% of the site. This is in addition to the required 14% of the site that is landscaped.
There is a designated “Plaza” to be used as a community gathering place at the east end
of building 1 adjacent to the main entrance off Baker Creek Road to ensure high visibility.
The BPA/Pedestrian trail connects to it from the east side of the property where the
sheltered bike coral is located. The proposed site also includes additional usable open
spaces in between most of the buildings to provide additional gathering spaces for the
residential units and those visiting for the commercial/retail experience. These contribute
to more than the 10% requirement.

i. Details were omitted for brevity. These conditions will be met. Signs will meet the
requirements of these conditions upon application for building/sign permit, as applicable.

j- These conditions will be met. Outside lighting will be directed away from residential areas and
streets and will be shown upon application for site development/construction and building
permit, as applicable.

FINDING (Condition #5): SATISFIED WITH CONDITIONS. The applicant has requested an
amendment to portions of Condition #5c regarding two issues: maximum number of stories
without a variance, and step backs for buildings over 35’ in height. Findings have been made
addressing the requested changes, and subject to approval of these requested amendments,
the master plan is consistent with the applicable Planned Development conditions,

These requests are made concurrent with the request for approval of the proposed master plan,
so the effect of the requested amendments is evidenced with the proposed master plan which
becomes part of the Planned Development. The plan demonstrates attention has been paid to
the roof forms, rhythms of windows and doors, and general relationships to public spaces.
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Regarding the requested amendment related to the height-based stepbacks, the three
residential buildings are proposed to have pitched roofs with eave lines not exceeding 35 feet,
so the sloping rooflines will achieve step-backs over 35 feet with the exception of the gable ends.
The highest point of the tallest ridgelines would not exceed 45 feet. For the four mixed-use
buildings, the applicant is proposing parapets of various heights to provide visual interest and
variety. Proposed parapet heights are approximately 35-, 37-, 40-, and 45-feet in height. See
Figure 5 for elevations. The predominant parapet heights are approximately 35 and 37 feet,
The maximum 45-foot height is limited to the taller corner “tower” features of Buildings 1 and 2
which are setback from property lines. The applicant is requesting up to 40 feet for the
predominant parapet heights to provide flexibility regarding final design and up to 45 feet only
for the two tower features. One the public street facing sides, the buildings are setback a greater
distance. See Figure 4 for perspective drawings.

In part, Condition #5 also authorizes an applicant to propose “alternative design components
when detailed development plans are submitted for review:”

...The detailed development plans shall identify the site design components listed below.
The applicant may propose alternative design components when detailed development
plans are submitted for review. The Planning Commission may review and approve these
alternative design components if they are found to be consistent with the intent of the
required site design components listed below...

The applicant has proposed and requested approval of alternative design components related
to conditions 5a, b, and c together with the submittal of the detailed development plans,
demonstrating consistency with the intent.

As part of the master plan, the applicant has proposed alternative design components regarding
these standards to address the intent. In summary, the site has three frontages, Baker Creek
Road is a minor arterial which has access control limitations.

The provisions the applicant is addressing with alternative design components are intended to
create an active, pedestrian-oriented street edge with pedestrian interest and activity. The
conditions specify this is to be achieved by orienting buildings to the street, generally limiting off-
street parking lots between the building and the street and sidewalk, and providing for building
entrances to be oriented to the streets. While the site design provides for buildings to be directly
oriented to two of the frontages — Baker Creek Road and Hill Road, due to Baker Creek Road’s
minor arterial width, design, scale, speed limit and no on-street parking, and relationship to the
other side of the street, etc. Baker Creek Road does not have the characteristics typical of a
more traditional pedestrian-oriented shopping street.

There are numerous examples of developments with frontage on similar arterials throughout the
country that comply with similar code provisions, but don’t truly achieve the intent — the
architectural designs may be pedestrian scaled, but the site design often remains auto-oriented
without truly providing a pedestrian-focused site design or experience.

The applicant’s proposal addresses this intent. The applicant has proposed to orient the
southerly buildings and a plaza to Baker Creek Road and Hill Road consistent with the
standards, and to also create what is essentially a new east-west private pedestrian-oriented
street-like design (the “piazza”) on a portion of the site with distinguishing pavement treatments,
traditional parallel parking, buildings facing on both sides with wider sidewalks and street trees,
bump-outs and crosswalks, outdoor seating, and other pedestrian amenities, etc. The site is
also designed so this portion of the site could be temporarily closed off to vehicular traffic while
still allowing access to on-site circulation and parking on the rest of the site, Further, the
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applicant proposes to create a north-south pedestrian “paseo” in the middle of the site that aligns
with and provides for pedestrian connectivity to the north, providing a pedestrian route to and
through the site.

Because the on-site pedestrian street-like feature and its parallel parking are private, some
aspects of the site design are considered to rely on “alternative design components” specified
in Ordinance 5086, In addition, this is needed to address the site design relative to the
relationship to the frontage to the north. A single aisle of parking is provided along the north
side of the property, and direct pedestrian connections are provided to and through the site and
connecting through the pedestrian way to the north. The predominant parking areas are internal
to the site — on the east, providing separation from the substation, and on the west, providing
some delineation between residential and commercial.

The site also incorporates a bicycle path along the east side of the property from the BPA trail,
connecting near the northeast corner of the property and connecting to Baker Creek Road bike
lane and providing a connection to the plaza area and providing for a bike corral.

6. No use of any retail commercial use shall normally occur between the hours of 1:00 a.m. and
5:00 a.m.

APPLICANT’S RESPONSE: This condition is applicable to future commercial uses at the site.
The Applicant acknowledges this limit on commercial operation hours at this site.

FINDING: SATISFIED. This requirement will apply to proposed uses.

7. All business, service, repair, processing, storage, or merchandise displays shall be conducted
wholly within an enclosed building except for the following:
a. Off-street parking and loading;
b. Temporary display and sales of merchandise, providing it is under cover of a projecting
roof and does not interfere with pedestrian or automobile circulation;
c. Seating for food and beverage establishments; and
d. Food carts.

APPLICANT’S RESPONSE: This condition placing limits on conduct of commercial activity at
this site is acknowledged by the Applicant.

FINDING: SATISFIED. This requirement will apply to proposed uses.

8. Prior to any future development of the site, a traffic impact analysis shall be provided. The traffic
impact analysis shall include an analysis of the internal circulation system, the shared access
points, and the traffic-carrying capacity of all adjacent streets and streets required to provide
eventual access to Baker Creek Road. The traffic impact analysis shall include an analysis of
the intersection of Baker Creek Road and Michelbook Lane and the intersection of Baker Creek
Road and Hwy 99W, but shall not be limited to only those intersections.

APPLICANT’S RESPONSE: This condition is met with the Traffic Impact Analysis attached to
this application.

FINDING: SATISFIED. The applicant conducted the required traffic impact analysis and
demonstrated consistency with the applicable mobility standards. The TIA scoping was
conducted in conjunction with the city’s transportation consultant. With the first part of
the analysis, the applicant conducted trip generation and distribution analysis and provided
information regarding traffic volumes at multiple intersections, including those listed above.
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Based on the first part of the analysis, intersections exceeding a certain number of additional
trips were further analyzed. Those intersections and the results of that analysis are addressed
in Table 8 of the TIA and demonstrate consistency with the City’s adopted mobility standards.

9. The minimum commercial development shall be five acres. Five acres of this site must retain
ground floor commercial uses, allowing multiple family development to occur on the remainder
of the site and as part of a mixed-use development. The five acres of commercial development
will be calculated based upon all of the development requirements associated with the
commercial development including any standards related to the mixed-use residential
development.

APPLICANT’S RESPONSE: This condition is met, as evidenced by the Site Plan page 4, Land
Use Areas. Five acres of the site is made of commercial ground floor uses and all of the
associated development requirements of this use and the mixed-use residential development.

FINDING: SATISFIED: The applicant has submitted as site plan and analysis with calculations
demonstrating consistency with this requirement.

Comprehensive Plan Volume Il:

The implementation of the goal, policy, and proposal statements in Volume Il of the Comprehensive
Plan shall occur in one of two ways. First, the specific goal, policy, or proposal shall be applied to a land
use decision as a criterion for approval, denial, or modification of the proposed request. In this case the
goal, the policy, or the proposal is directly applied. The second method for implementing these
statements is through the application of provisions and regulations in ordinances and measures created
to carry out the goals and policies. This method involves the indirect application of the statements.

Certain Goals, Policies, and Proposals from Volume Il of the Comprehensive Plan provide criteria
applicable to this request. The implementation of many of the goals, policies, and proposals as they
apply to quasi-judicial land use applications are accomplished through the provisions, procedures, and
standards in the city codes and master plans, which are sufficient to adequately address applicable
goals, polices, and proposals as they apply certain applications, and are not addressed below.

The following findings are made relating to specific Goals and Policies:
CHAPTER IV. ECONOMY OF MCMINNVILLE

Goal IV.2: TO ENCOURAGE THE CONTINUED GROWTH OF MCMINNVILLE AS THE
COMMERCIAL CENTER OF YAMHILL COUNTY IN ORDER TO PROVIDE
EMPLOYMENT OPPORTUNITIES, GOODS, AND SERVICES FOR THE CITY AND
COUNTY RESIDENTS.

APPLICANT’S RESPONSE: The commercial element of the mixed-use project doesn’t financially
make sense on its own, rather the nexus of the residential use allowed by Ordinance 5086 is the catalyst
to make the project feasible. Approval of the proposed amendment for 3 story buildings will provide the
minimum number apartments that give the project the marginal difference it needs to work. The
additional 24 apartments and 9 work/live spaces provide the City more housing and provide a larger
cushion for the development of a great project. Approval will allow development and the continued
growth of McMinnville commercially as envisioned by this policy.

FINDING: SATISFIED. The proposal would support mixed-use development as envisioned in the
Comprehensive Plan and Planned Development Ordinance.
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GOAL IV3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF
LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY
DESIGNATED LANDS, THROUGH APPROPRIATELY LOCATING FUTURE
COMMERCIAL LANDS, AND DISCOURAGING STRIP DEVELOPMENT.

APPLICANT’S RESPONSE: Development of the site with approval of this amendment would allow 3-
storied mixed-use buildings which would be maximizing the efficiency of land use through this existing
commercial land as envisioned by this policy. Developing the site with only 2 stories would not maximize
its use.

FINDING: SATISFIED. The proposed 3-story development, co-located with the vertical mixed-use,
with residential above commercial, and shared parking and circulation all contribute to efficient land
use,. This site is appropriately located at the intersection of two arterials and proximate to nearby
residential with a design and location that allows for trips by all modes and with a design that avoids
strip development.

General Policies:

Policy 22.00: The maximum and most efficient use of existing commercially designated lands will be
encouraged as will the revitalization and reuse of existing commercial properties.

APPLICANT’S RESPONSE: As mentioned above, Development of the site with approval of this
amendment would allow 3-storied apartments and mixed-use buildings which would maximize the
efficiency of these existing commercially designated lands as envisioned by this policy. Developing the
site with only 2 stories would not maximize its use.

FINDING: SATISFIED. For reasons noted, the proposal would provide for efficient use of existing
commercially designated land.

Locational Policies:

Policy 25.00: Commercial uses will be located in areas where conflicts with adjacent land uses can be
minimized and where city services commensurate with the scale of development are or
can be made available prior to development.

APPLICANT’S RESPONSE: There will be insignificant impacts to adjacent land uses by the proposed
marginal increase of building height to 45-feet for 3-storied pitched roofed buildings because the site is
located adjacent to a minor arterial on the south side and buffered from adjacent high-density residential
land by a full public street on all other sides. In addition, a power substation is located to the east side
of the commercial zoned land. The proposed commercial land location has readily available City utility
services, including sanitary sewer services installed in 2018. To the south are similarly scaled multi-
family apartment buildings.

FINDING: SATISFIED. This site is already located and designated for commercial and mixed use
development due to its suitability. The proposed master plan design provides a design that minimizes
conflicts, including reasons stated by applicant.

CHAPTER V. HOUSING AND RESIDENTIAL DEVELOPMENT

GOAL V.1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL
CITY RESIDENTS.

General Housing Policies
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Policy 59.  Opportunities for multiple dwelling and mobile home developments shall be provided in
McMinnville to encourage lower-cost renter and owner-occupied housing. Such housing
shall be located and developed according to the residential policies in this plan and the
land development regulations of the city.

APPLICANT RESPONSE: A recent Housing Needs Analysis indicates that over 4,070 housing units
need to be developed in McMinnville to meet residential demands during the 2018-2041 planning
horizon. McMinnville recently was shown to have a deficit of 217 gross acres of R4 land within the
UGB. This site’s acreage could go a long way to resolving this deficiency, and an additional 24
apartment units and 9 work/live spaces, will only help to alleviate the deficiency.

FINDING: SATISFIED. The zoning and Planned Development Ordinance 5086 already provide for
multi-dwelling development of the property as a permitted use, provided it is integrated with the
commercial portion of the site. = The proposal master plan demonstrates consistency with this
requirement.

GOAL V.2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND
INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF
PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS.

APPLICANT’S RESPONSE: In order to create a more intensive and energy efficient pattern of
residential development, the applicant is requesting approval of these amendments to the conditions to
allow additional residential dwelling units to make the subject site developed with a more land intensive
residential development pattern in accordance with this policy.

FINDING: SATISFIED. The proposed development would achieve greater efficiency with the
requested planned development amendments and proposed master plan. The co-location and shared
parking and circulation also achieve efficiencies. The vertical development is energy efficient, providing
more compact development, contributing to an overall pattern that reduces trip distances, frontage and
utility extension lengths per unit. The vertical multi-dwelling and mixed-use development is also efficient
with respect to energy and building materials, reducing materials for separate foundations, roofs, and
exterior walls and siding.

Policies:

Policy 68.00: The City of McMinnville shall encourage a compact form of urban development by
directing residential growth close to the city center and to those areas where urban
services are already available before committing alternate areas to residential use

APPLICANT’S RESPONSE: The site already has urban services available, improved by adjacent
residential improvements, and is near NW Hill Road, where the City has recently made improvements
to urban services to accommodate development in McMinnville. The added dwelling units facilitated by
approval of the amendments to the conditions requested will encourage a compact form of development
in these areas where urban services exist in support of this policy.

FINDING: SATISFIED. For reasons previously described above, the proposed form of development
is compact, co-locating uses in on a stie that will also serve the surrounding neighborhood.

Policy 71.13: The following factors should serve as criteria in determining areas appropriate for high-
density residential development...:
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APPLICANT’S RESPONSE: The area has already been selected for high density residential with the
approved zone change and planned development overlay district. The requested increase in dwelling
units is consistent with high density residential development ratios supported by this policy.

FINDING: SATISFIED. The applicant’s response addresses this policy.

Planned Development Policies:

Policy 72.00 Planned developments shall be encouraged as a favored form of residential development
as long as social, economic, and environmental savings will accrue to the residents of the
development and the city.

APPLICANT RESPONSE: As this narrative and responses to these Policies have demonstrated, the
underlying zoning would allow the type of development sought by amendments to these conditions of
approval. This policy is to encourage planned developments. This planned development would ensure
there are more residential units provided making this project viable and facilitating the construction of
the amenities conditioned in the planned development overlay district, which will provide social benefits
to the residents and economic benefits to the city because they’ll have more places to shop and receive
services in the new mixed-use commercial spaces near their homes in the NW corner of McMinnville.

FINDING: SATISFIED. The application addresses the conditions of the Planned Development
Ordinance with a responsive master plan that achieves these objectives. The mixed use development
and ability to serve the surrounding area in a multi-modal fashion benefit other residents of the
development and surrounding area. The compact pattern also results in more efficient provision of
public facilities.

Policy 73.00. Planned residential developments which offer a variety and mix of housing types and
prices shall be encouraged.

APPLICANT RESPONSE: Approval of this requested amendment to conditions will facilitate more
apartments and rental housing units being created, a variety of housing types needed in this part of the
City and lacking in terms of a ratio of existing unit types.

FINDING: SATISFIED. The planned development already authorizes multi-dwelling development. The
proposed plan further contributes to the housing mix present in the vicinity.

Policy 77. The internal traffic system in planned developments shall be designed to promote safe
and efficient traffic flow and give full consideration to providing pedestrian and bicycle
pathways.

FINDING: SATISFIED. The proposal provides for shared internal circulation, provides for pedestrian
friendly, low-speed, low-volume circulation, and incorporates dedicated circulation for bicycle and
pedestrians on portions of the site.

Policy 78. Traffic systems within planned developments shall be designed to be compatible with the
circulation patterns of adjoining properties.

FINDING: SATISFIED. The surrounding street system was configured considering the use of this site
and surrounding properties. This site is also subject to limited access to Baker Creek Road, a minor
arterial, and has designed accordingly.

Residential Design Policies:
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Policy 79.00: The density allowed for residential developments shall be contingent on the zoning
classification, the topographical features of the property, and the capacities and
availability of public services including but not limited to sewer and water. Where densities
are determined to be less than that allowed under the zoning classification, the allowed
density shall be set through adopted clear and objective code standards enumerating the
reason for the limitations, or shall be applied to the specific area through a planned
development overlay. Densities greater than those allowed by the zoning classification
may be allowed through the planned development process or where specifically provided
in the zoning ordinance or by plan policy.

APPLICANT’S RESPONSE: The underlying zone classification would allow taller buildings and more
dwelling units than proposed, so this request conforms with this policy to have residential density
contingent on the zoning classification.

FINDING: SATISFIED . The underlying C-3 zoning would allow for more intensive development than
proposed. There are no topographical limitations of the properties, and the property will be subject to
provision of required municipal services and utilities.

Multiple Dwelling Development Policies:

Policy 90.00 Greater residential densities shall be encouraged to locate along collectors and minor
arterials, within one-quarter mile from neighborhood and general commercial shopping
centers or within neighborhood activity centers, and within a one-half-mile-wide corridor
centered on existing or planned public transit routes.

APPLICANT’S RESPONSE: The requested amendment will put greater residential density along Baker
Creek Road, a minor arterial and a planned transit corridor. Thus, they are consistent with this policy.

FINDING: SATISFIED. The proposed plan and co-located mixed-use development is consistent with
this locational policy relative to the minor arterial location and provision of commercial use.

Policy 92.00 High-density housing developments shall be encouraged to locate along existing or
potential public transit routes.

APPLICANT’S RESPONSE: As discussed above, this proposed development is located along a
potential public transit route per current transit planning documents. The applicant is proposing to
develop high density housing along this potential public transit route, meeting this policy.

FINDING. SATISFIED. The transit plan identifies this area for potential future transit service.

Policy 92.01. High-density housing shall not be located in undesirable places such as near railroad
lines, heavy industrial uses, or other potential nuisance areas unless design factors are
included to buffer the development from the incompatible use.

APPLICANT’S RESPONSE: No portion of the site is located near incompatible uses such as railroad
lines, heavy industrial uses, or other potential nuisance areas.

FINDING. SATISFIED. Satisfied for reasons noted by the applicant. In addition, the site design
provides for separation from the substation to the east. The transit plan identifies this area for potential
future transit service.
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Policy 92.02. High-density housing developments shall, as far as possible, locate within reasonable
walking distance to shopping, schools, and parks, or have access, if possible, to public
transportation.

APPLICANT’S RESPONSE: These additional housing units would meet this policy because they would
be integrated into a mixed-use commercial development proving shopping within reasonable walking
distances. Parks are also nearby. Thus, this policy is met by this request.

FINDING. SATISFIED. This location is already approved for commercial and high-density residential
development. The proposal plan provides for mixed-use on site in addition to the proximity to other
facilities that already exists.

Urban Policies.

Policy 99.00. An adequate level of urban services shall be provided prior to or concurrent with all
proposed residential development, as specified in the acknowledged Public Facilities
Plan. Services shall include, but not be limited to:

1. Sanitary sewer collection and disposal lines. Adequate municipal waste treatment plant
capacities must be available.

2. Storm sewer and drainage facilities (as required).

3. Streets within the development and providing access to the development, improved to
city standards (as required).

4. Municipal water distribution facilities and adequate water supplies (as determined by
City Water and Light).

APPLICANT’S RESPONSE: All of these services are available for the additional dwelling units. This
policy is met.

FINDING: SATISFIED WITH CONDITIONS. Subject to the conditions of approval for provision of
utilities, the property will be served with adequate public facilities described above.

CHAPTER IX URBANIZATION

GOAL IX1: TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE PROJECTED
POPULATION TO THE YEAR 2023, AND TO ENSURE THE CONVERSION OF THESE
LANDS IN AN ORDERLY, TIMELY MANNER TO URBAN USES.

GOAL IX 2: TO ESTABLISHA LAND USE PLANNING FRAMEWORK FOR APPLICATION OF THE
GOALS, POLICIES, AND PROPOSALS OF THE McMINNVILLE COMPREHENSIVE
PLAN

GREAT NEIGHBORHOOD PRINCIPLES:
Policies:

Policy 187.10 The City of McMinnville shall establish Great Neighborhood Principles to guide the land
use patterns, design, and development of the places that McMinnville citizens live, work,
and play. The Great Neighborhood Principles will ensure that all developed places
include characteristics and elements that create a livable, egalitarian, healthy, social,
inclusive, safe, and vibrant neighborhood with enduring value, whether that place is a
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completely new development or a redevelopment or infill project within an existing built
area.

Policy 187.50. The McMinnville Great Neighborhood Principles are provided below. Each Great
Neighborhood Principle is identified by number below (numbers 1 — 13), and is followed
by more specific direction on how to achieve each individual principle

1. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions
and features of the land.

a. Neighborhoods shall be designed to preserve significant natural features including, but not
limited to, watercourses, sensitive lands, steep slopes, wetlands, wooded areas, and
landmark trees.

APPLICANT’S RESPONSE: The subject property is a flat undeveloped portion of land in the NW corner
of the city limits. There are no immediate “natural features” to preserve other than the development of
the property as proposed. It is part of a subdivision though, that does have significant natural features
and as currently designed, the proposed development will bring a higher density of residential living and
commercial amenities to incorporate more of the neighborhood and surrounding areas into these natural
amenities.

FINDING: SATISFIED WITH CONDITIONS. The applicant’s response addresses consistency with
this policy.

2. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can
access.

a. Public and private open spaces and streets shall be located and oriented to capture and
preserve scenic views, including, but not limited to, views of significant natural features,
landscapes, vistas, skylines, and other important features.

APPLICANT RESPONSE: This property has scenic views on most sides. Our project is designed to
preserve and maximize those views for the people that live there or come to visit. To the West are
views of the coast range, foothills, and farmland. To the North are views of the wetlands around which
this subdivision is constructed. The current design is to construct these buildings with three stories.
We are requesting an amendment for the third story. If granted, the third floor apartments will have
great views of the coast range and the wetlands. These views will also be apparent from some of the
second floor apartments as well. In addition, the South side of buildings 1 and 4 are also designed for
retail spaces to have exterior sitting areas which will have westerly views.

FINDING: SATISFIED WITH CONDITIONS. The applicant’s response addresses consistency with
this policy.

3. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk,
play, gather, and commune as a neighborhood.

a. Parks, trails, and open spaces shall be provided at a size and scale that is variable based
on the size of the proposed development and the number of dwelling units.

b. Central parks and plazas shall be used to create public gathering spaces where
appropriate.

c¢. Neighborhood and community parks shall be developed in appropriate locations consistent
with the policies in the Parks Master Plan.
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4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and
abilities.

a. Neighborhoods shall include a pedestrian network that provides for a safe and enjoyable
pedestrian experience, and that encourages walking for a variety of reasons including, but
not limited to, health, transportation, recreation, and social interaction.

b. Pedestrian connections shall be provided to commercial areas, schools, community
facilities, parks, trails, and open spaces, and shall also be provided between streets that are
disconnected (such as cul-de-sacs or blocks with lengths greater than 400 feet).

APPLICANT’S RESPONSE (3 AND 4): The foremost objective in the design of this project was to
create a ‘piazza’. A public space that could function as a community incubator that is framed by the
architecture. The goal was to create a space where pedestrians can circulate freely, and where
commercial spaces can spill out onto the sidewalk. We aim to create public space that will invite sitting,
gathering and function as a destination for the occupants and users of all 7 buildings. The ‘piazza’
directly connects the mixed-use buildings 1, 2, 3 and 4 but is also oriented to the “neighborhood” of the
apartment buildings 5, 6 and 7. The entire project becomes a cohesive collection of residents and
visitors mingling among the potential of restaurants, daycare, veterinarian clinic, coffee shop, hair salon
and office space easily accessible and walkable from all parts.

In addition to the hardscapes of the piazza there is a tremendous amount of soft landscaping of grass,
trees and plantings; areas to sit on the grass or throw a disc.

FINDING: SATISFIED WITH CONDITIONS. The property will be developed as a single parcel. As
described above, the design provides for internal pedestrian circulation as well as connections from the
site to external pedestrian facilities and to the BPA trail. The on-site circulation provides multiple
pedestrian routes to and through the site and its amenities and pedestrian gathering places. Gathering
areas are provided in the design and with the provision of the plaza. As a condition of approval, the
applicant will also construct frontage improvements, including sidewalks and bike lanes.

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities.

a. Neighborhoods shall include a bike network that provides for a safe and enjoyable biking
experience, and that encourages an increased use of bikes by people of all abilities for a
variety of reasons, including, but not limited to, health, transportation, and recreation.

b. Bike connections shall be provided to commercial areas, schools, community facilities,
parks, trails, and open spaces.

6. Connected Streets. Great Neighborhoods have interconnected streets that provide safe travel
route options, increased connectivity between places and destinations, and easy pedestrian and
bike use.

a. Streets shall be designed to function and connect with the surrounding built environment
and the existing and future street network, and shall incorporate human scale elements
including, but not limited to, Complete Streets features as defined in the Comprehensive Plan,
grid street networks, neighborhood traffic management techniques, traffic calming, and safety
enhancements.

b. Streets shall be designed to encourage more bicycle, pedestrian and transit mobility with a
goal of less reliance on vehicular mobility.
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7. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of use
for people of all ages and abilities.

a. To the best extent possible all features within a neighborhood shall be designed to be
accessible and feature elements and principles of Universal Design.

b. Design practices should strive for best practices and not minimum practices.

APPLICANT’S RESPONSE (5, 6 AND 7): The City’s Bicycle Pedestrian Access Trail (BPA) runs
directly along the East edge of the project. The drawings show and Applicant will ensure that there will
be a clear, open and inviting connection from the BPA through this project. Bicyclists and pedestrians
will be able to come from all the neighborhoods surrounding this project and ride up to the piazza and
stop at any of the retail spots throughout. The people who will live in these apartments will be able to
ride right up to their front doors. The center of this project, the “piazza”, is designed to act as the heart
of this development and is connected to the entire project. Once constructed the piazza will also
function as a hub of commercial activity that will then draw from the surrounding neighborhood around
it with pedestrian, bike and vehicle entrances from multiple sides. The site and project are all connected
by hardscape and landscaping that will incorporate universal design standards making it very accessible
to all people using whatever mode of transportation. Applicant feels the design of this project entails
the best practices and not just the minimum practices. We feel this is evident in the design.

FINDING: SATISFIED WITH CONDITIONS. The property will be developed as single site. The
applicant’s response addresses this principle.

8. Human Scale Design. Great Neighborhoods have buildings and spaces that are designed to
be comfortable at a human scale and that foster human interaction within the built environment.

a. The size, form, and proportionality of development is designed to function and be balanced
with the existing built environment.

b. Buildings include design elements that promote inclusion and interaction with the right-of-
way and public spaces, including, but not limited to, building orientation towards the street or
a public space and placement of vehicle-oriented uses in less prominent locations.

c. Public spaces include design elements that promote comfortability and ease of use at a
human scale, including, but not limited to, street trees, landscaping, lighted public areas, and
principles of Crime Prevention through Environmental Design (CPTED).

9. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the
destinations, activities, and local services that residents use on a daily basis.

a. Neighborhood destinations including, but not limited to, neighborhood-serving commercial
uses, schools, parks, and other community services, shall be provided in locations that are
easily accessible to surrounding residential uses.

b. Neighborhood-serving commercial uses are integrated into the built environment at a scale
that is appropriate with the surrounding area.

c. Neighborhoods are designed such that owning a vehicle can be optional.

10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and
transition between urban and rural uses.
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a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban lands
adjacent to rural lands to ensure compatibility.

APPLICANT’S RESPONSE (8, 9, AND 10): The design presented is comprised of 17% building
footprints, and 35% parking lots and driveways. The remaining 48% is open spaces comprised of
landscaping, grass lawns, sidewalks and the piazza creating a scale very appealing to humans.
Applicant also strongly maintains that the project needs to have three story buildings — rather than 1 or
2 stories — as the additional height helps maintain the human scale. As currently designed, the project
has so much pedestrian space that it needs the taller buildings to contain it and to bring it all together.
When you are sitting, walking, or riding in this piazza you will be in a unique and singular space. Smaller
buildings will not create this feeling. Combining the apartments and retail spaces around the piazza
and landscaped open spaces will maximize the mix of activities in this neighborhood. At this size, this
project will have enough density to attract various retail tenants to the neighborhood. There is an
abundance of indoor and outdoor areas for retail customers, apartment residents and members of the
surrounding neighborhoods to enjoy a wide variety of activities. The piazza is designed to allow some
automobile traffic to facilitate the operation of businesses but designed to keep it at a minimum. The
piazza can also be closed off from traffic to allow day or weekend use as a farmers’ market, retail bazaar
or large community event while keeping all access and parking available.

Likewise, the apartment buildings 5, 6 and 7 on the West end finish the “enclosure” of the complex and,
by their design provide a transition from the urban mixed-use buildings to the neighboring farms to

the West. The apartment buildings are three stories but designed with a rural or farmhouse type
appearance attempting to provide that buffer or transition from the rural to the urban.

The applicant reiterates that 30,000 square feet of retail space is a lot of retail for the outskirts of town.
To get this amount of commercial space and the desired number of apartments it is necessary to have
three story buildings. Without three stories one cannot get even the currently allowed 120 apartments.
And Increasing the number of apartments from 120 to 144 makes this project much more feasible.

FINDING: SATISFIED. As previously addressed, the mixed-use and residential designs are human-
scaled and oriented to a pedestrian-oriented street/piazza.

The scale of design features — landscaping, trees, lighting, etc. is design to be human-scaled. The
master plan includes a mix of uses as well as a mix of on-site amenities.

The site is bounded by urban standard streets on three sides and is predominantly surrounded by
residential use and development, (noting the substation immediately to the east). Across Hill Road to
the west is land outside the UGB, now planted in a hazelnut orchard. Most of the west side of Hill Road
north of the roundabout is already platted for lots for detached homes. The proposed master includes
open space on the east side of Hill Road between the multi-dwelling structures and Hill Road.

11. Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing
opportunities for people and families with a wide range of incomes, and for people and families
in all stages of life.

a. A range of housing forms and types shall be provided and integrated into neighborhoods
to provide for housing choice at different income levels and for different generations.

12. Housing Variety. Great Neighborhoods have a variety of building forms and architectural
variety to avoid monoculture design.

a. Neighborhoods shall have several different housing types.
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b. Similar housing types, when immediately adjacent to one another, shall provide variety in
building form and design.

APPLICANT’S RESPONSE (11 AND 12): The project offers a variety of much needed housing types
for the city. The current project has 144 units with 2bd, 1bd and studio apartments that vary in size
providing a range of pricing options. Also within the first floor commercial area is the potential of
work/live spaces that will provide another unique housing type allowing people to set up an office at
home or a flexible workspace at home to design or create products or services. As the applicant, we
believe the design evokes a variety of building forms and appearances that support the intended uses.
Applicant’s designers have made these buildings fit together but still have variations in appearance
creating a visually appealing project.

FINDING: SATISFIED. This development will provide options as described by the applicant and will
also contribute additional housing forms and types to the neighborhood and surrounding area further
diversifying the housing in the area. With the multi-dwelling structures and mixed-use structures, there
is variety in architectural design avoiding a repetitive “monoculture” appearance.

13. Unique and Integrated Design Elements. Great Neighborhoods have unique features,
designs, and focal points to create neighborhood character and identity. Neighborhoods shall
be encouraged to have:

a. Environmentally friendly construction techniques, green infrastructure systems, and energy
efficiency incorporated into the built environment.

b. Opportunities for public art provided in private and public spaces.

c. Neighborhood elements and features including, but not limited to, signs, benches, park
shelters, street lights, bike racks, banners, landscaping, paved surfaces, and fences, with a
consistent and integrated design that are unique to and define the neighborhood.

APPLICANT’S RESPONSE: The proposed project with the mixed-use and residential elements starts
and ends with unique and integrated design elements. The project uses a mix of differing hardscapes,
sidewalks and vehicle paths for everyone to use as they connect throughout the project. In addition to
the central piazza space which has seating, streetlights, banners and individualized awnings, there is
a plaza with a location for public art, bike shelter, varying types of seating for intimate or larger groups
dispersed around the site. All of this is done with careful thought and attention within an integrated
design providing a unique feel for what we believe will become a unique destination for the City of
McMinnville.

FINDING: SATISFIED. While this will be single property, it will serve on-site residents and the public.
The applicants response and proposed plans address this principle.

CHAPTER X: CITIZEN INVOLVEMENT AND PLAN AMENDMENT

GOAL X.1. TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE
DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF MCMINNVILLE.

Policies
188.00 The City of McMinnville shall continue to provide opportunities for citizen involvement in all

phases of the planning process. The opportunities will allow for review and comment by
community residents and will be supplemented by the availability of information on planning
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requests and the provision of feedback mechanisms to evaluate decisions and keep citizens
informed.

APPLICANT’S RESPONSE: N/A
FINDING: SATISFIED. The proposal includes a proposed amendment to a Planned Development
and a master plan. This process provides for public notice and review by the Planning Commission

through a public hearing with a final decision made by the City Council.

ZONING ORDINANCE

Chapter 17.11. Residential Design and Development Standards.

17.11.011 Applicability. The residential design and development standards in this chapter are
applicable to all new housing construction, residential conversions, and new additions that comprise
50% or more of the structure.

APPLICANT’S RESPONSE: The buildings on this site will include new housing construction, thus this
code is applicable to the site.

FINDING: SATISFIED WITH CONDITIONS: The applicant is requesting approval of the Planned
Development master plan at this time. The plan was designed based on these standards However,
upon submittal of a building permit application with structural drawings, the applicant will need to
demonstrate compliance with applicable design and development standards.

17.11.013 Zoning Table of Allowed Housing Types.
The table below depicts what housing type is allowed in each zone.

Housing R-1 R-2 R-3 R-4 R-5 O-R | C-1 C-2 C-3
Types
Apartments | N N N L Y L N N Y
(All
Apartment
Types)
(17.11.090)

Y = Yes, Allowed

L = Limited, (see footnotes in housing types development standards tables)

N = No, Prohibited

APPLICANT’S RESPONSE: The underlying zone of C-3 allows apartments as a housing type at the
site. Apartments are proposed.

FINDING: SATISFIED. The proposed use is permitted in the C-3 zone and by Ordinance 5086.

Chapter 17.33. C-3 Zone.

FINDING (Chapter 17.33): SATISFIED. The property is subject to the provisions of the C-3 zone, as
modified by the provisions of the Planned Development Overlay Ordinance 5086. Apartments are a
permitted use in the C-3 zone, subject to the provisions of the R-4 zone. Some of those provisions are
governed by the provisions of Planned Development Overlay Ordinance 5086, which contains some
provisions which are more restrictive than those of the C-3 and R-4 zones. The R-4 zone specifies that
density maximum may not apply to permitted housing types other than single attached dwellings. In
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addition, some of the multi-dwelling standards in 17.11.090, including some standards for a lot over
14,000 square feet in size, supersede some provisions of the R-4 zone.

Chapter 17.57. Landscaping and Chapter 17.58. Trees

FINDING (Chapters 17.57 and 17.58): The applicant has not requested concurrent review of the
landscape plan. Therefore, submittal of an application for landscape plan review for review and
approval by the Landscape Review committee will be required prior to issuance of a building permit as
a condition. The street tree planting plan will be part of the landscape plan submittal.

Chapter 17.60. Off-Street Parking and Loading

APPLICANT’S RESPONSE:

[NOTE: This response was included in applicant’s response to Condition 5c of Ordinance 5086,
and the table below with calculations is attached to as part of the application, at larger scale].

The proposed parking is based upon 1.5 parking stalls for every residential unit and 1 parking stall for
every 250 square feet of commercial use. The shared parking total is 30% based on the minimum
parking requirements and the total number of stalls being proposed. No reduction in parking minimums
is requested, thus no parking impact study is provided. We currently are estimating that the parking
usage will be 10% retail, 25% dining, and 65% office (professional and other) on the commercial side.
This would make the average between the 1/250 and 1/300. We are estimating that residential usage
will be higher during the off hours of the commercial side. We feel the 30% shared parking is right in
line with the city’s ordinance and the mixed uses of the site. Section 5(b), encourages the use of
“Shared parking” between residential and commercial buildings and thus no reduction in parking
minimums is requested and no parking impact study is provided.

Additionally, we have numerous bike parking around the site and a large, covered bike corral at an
easily accessible area off of the public plaza with a connection to the BPA and other Bike/Pedestrian
access.
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SITE G628 ACRES
288,715 S5F
COMRMERICAL 5 ACRES (MIN)
217,300 5F
RESIOENTIAL 1028 ACRES
0516 5F
s 120 WNITS BAAX PER ORDIMANCE S0B6

144 UNITS PROPOSED

BUILDING | STORIES FOOTPRINT RESIDENTIAL 2BR 18R |5STUDED| UNTTS STAIRS COMRBEERICIAL TOTAL NOTES
BREA [G5F) GSF G5 GAF
[
ELDG 1 | 3 10596 Iim 12 B a L3 L0595 3L 7R
0 1 Ar
BL0G 2 3 k5% I1,1% 12 B 4 g 10,59 31, 7HH .J.II‘:?]TV:: rm; ¥
{ additian i |l 7
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| sdditian to listed total of resldental urits for building
| Graure oot metinlly will hovs § 3] Lve/Werk units. Thess are in
B0 | i 4533 a.0466 [ & 1 13 a533 13 565 Lr 3 it %
| sddition 1o listed tobal ol resideaiial urits for budldng
ELOG & ] 3 E 4T3 13,457 3 12 3 11 19,437
BLOG B : 3 E453 13,457 g 12 3 24 19.437
B10G 7 3 i, 19 19,497 [ 17 ] 14 19,497
TOTAL | A4, 755 119007 144 30,358 | 145 ThS
% OF SITE 17.23%
FARHING REQUIRED REQID PROVIDED NOTES
RESIDENTIAL i 16 L5 ZPACESUNIT, LAVEMORE UNITS CALCLILATED AT RESIDENTIAL RATE
COMMERCIAL 172 1 SPACE ¢ 150 5% GENERAL RETRIL RATE
TOTAL 13 260 T8 SHARED SPACES 30% SHARED SPACES
BICYCLE PARRING REQT PROVIDED NOTES
COMMERICAL USES 13 1 5PACE PER 1D ALUTOMOBIEE SPACES
RESIDENTIAL USES NONE REQUEED RESMDENTIAL USES ARE EEEMPT FROM SIKE PARKING FEOUIREMENTS
TOTAL 13 [ +]
SITE COVERAGE

254 BUILDINGS MaY
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FINDING (Chapter 17.60. Off-Street Parking and Loading): SATISFIED WITH CONDITIONS. The
plans submitted by the applicant, together with the above responses, demonstrate compliance with the
off-street parking and loading standards of Chapter 17.60, subject to review of the final building plans
for consistency with additional provisions including ADA parking provisions.

Chapter 17.61. Solid Waste and Recycling Enclosure Plan

17.61.030 Guidelines and Standards (Trash Enclosure)

17.61.030 Guidelines and Standards.

A. The location of an enclosure must allow for collection agency drive-in access. A fifty-foot (50)
access approach is recommended. In addition to the approach, either an exit that allows the truck
to move forward or a turn area with a minimum radius of 46.5 feet is preferred. Both approach and
location shall be unobstructed and free of over head wires and low hanging trees. An eighteen-foot
(18) minimum height clearance above the enclosure approach is required and a thirty-two-foot (32)
vertical clearance is required above the container itself. The enclosure shall be of sufficient size to
store trash and recycling receptacles, the size of which shall be determined by the collection agency
and will be based on proposed use. A minimum distance of two-feet (2) is required between the
container and existing or proposed structures. The enclosure shall be a minimum of six-feet (6) tall
or six inches (6) higher than the top of the tallest container.

B. Solid waste enclosures shall not be located within twenty-feet (20) of a required front or exterior
yard and should be placed at the rear of a building whenever possible. Should an enclosure be
placed within a required landscaped front or exterior yard, additional landscaping must be provided
elsewhere on the property to compensate for the encroachment into the required landscaped yard.
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Any modifications to required landscaping must meet the approval of the Landscape Review
Committee.

C. Any trash or recycling enclosure which is visible from the street must provide landscaping around
three (3) sides of the structure. Climbing vines and screening shrubs or hedges are appropriate and
landscaping must be a minimum of three-feet (3) in height at the time of planting.

D. Where a commercial or industrial zone abuts a residential zone, enclosures must be placed a
minimum of thirty-feet (30) from any residential structure or as otherwise approved by the Planning
Director.

E. Generally, the design of the structure should match the exterior surface of the building and can
be constructed of masonry, wood or concrete blocks in combination with plant material capable of
forming a complete evergreen hedge. The floor of the enclosure shall be a concrete holding pad
which must extend eight-feet (8) beyond the gates.

F. Gates that screen the containers are required and must remain closed at all times except at times
of service.

G. Parking is prohibited in front of the enclosure and all parked vehicles must be located at a safe
distance. A “No Parking” sign must be visibly placed on the gates of the enclosure.

H. Solid waste and recycling enclosures must be placed in a location that is compatible with the City
of McMinnville’s Fire Code.

FINDING (CHAPTER 17.61. SOLID WASTE AND RECYCLING ENCLOSURE PLAN): SATISFIED
WITH CONDITIONS. Upon submittal of the landscape plan and final building plans, the applicant shall
demonstrate compliance with these provisions, including landscaping.

Chapter 17.62. Signs

APPLICANT’S RESPONSE: See applicant’s response to Conditions of Approval of Ordinance
5086. The applicant is not proposing signage at this time.

FINDING (Chapter 17.62. Signs): SATISFIED WITH CONDITIONS. As a condition of approval, the
applicant shall separately submit applications for sign permits. The applications will be reviewed for
consistency with the applicable sign regulations of this Chapter and the specific provisions of Planned
Development Overlay Ordinance 5086.

TS

Attachments:
Attachment 1 - Application and Attachments; Attachment 2 — TIA Review Letter; Attachment 3 - Public Testimony

AMENDED on 10.11.2023
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