Dunn Place Subdivision and Townhouse Development
PDA 1-23,S1-23, TML 5-23
Application Materials

The applicant is requesting concurrent review and approval of three applications for the Dunn
Place 21-Lot Subdivision Townhouse Development: a Planned Development Amendment for an
amended Master Plan (PDA 1-23), Subdivision Tentative Plan approval for the 21-lot subdivision
(S 1-23), Three Mile Lane Review (TML 5-23).

(Materials required for multiple applications are attached once as listed below, rather than
attaching duplicate materials with each application).

e PDA 1-23 Application Form with Attachments:
o Title Report
o PD Ordinance 4956
o Neighborhood Meeting Materials
e PDA 1-23 Findings (Response to Questions on Application Form)
e PDA 1-23 Findings (PDA Criteria in MMC 17.74.070), also S 1-23 Findings for MMC
17.53.080.
e PDA 1-23 Findings (Additional Comprehensive Plan Policies: Great Neighborhood
Principles)

e S 1-23 Application Form

e TML 5-23 Application Form
e TML 5-23 Findings

e Subdivision Tentative Plan — Plan Sheets
e Architectural Floor Plans and Elevations
e 2014 Geotechnical Report

e 2023 Geotechnical Report Letter











































































235 NE DUNN PLACE
MAILING LIST
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567 NE CLARK CT
535 NE CLARK CT
507 NE CLARK CT
2526 NE AARON DR
457 NE CLARK CT
463 NE CLARK CT
439 NE CLARK CT
431 NE CLARK CT
2525 NE NORTON CT
410 NE CLARK CT
2523 NE NORTON CT
2515 NE NORTON CT
2516 NE NORTON CT
2532 NE NORTON CT
140 NE DUNN PL
150 NE DUNN PL
160 NE DUNN PL
170 NE DUNN PL
180 NE DUNN PL
190 NE DUNN PL
210 NE DUNN PL
230 NE DUNN PL
240 NE DUNN PL

301 NE DUNN PL
275 NE DUNN PL
265 NE DUNN PL
306 NE DUNN PL
280 NE DUNN PL
262 NE DUNN PL
250 NE DUNN PL
2535 NE CUMULUS AVE
235 NE DUNN PL
135 NE DUNN PL
165 NE DUNN PL
2435 NE CUMULUS AVE
2395 NE CUMULUS AVE
2445 NE CUMULUS AVE

Site Address

R4422CD 00120
R4422CD 00121
R4422CD 00122
R4422CD 00123
R4422CD 00124
R4422CD 00125
R4422CD 00126
R4422CD 00127
R4422CD 00128
R4422CD 00129
R4422CD 00144
R4422CD 00145
R4422CD 00146
R4422CD 00148
R4422CD 00153
R4422CD 00154
R4422CD 00155
R4422CD 00156
R4422CD 00157
R4422CD 00158
R4422CD 00159
R4422CD 00161
R4422CD 00162
R4422CD 00700
R4422CD 00800
R4422CD 00900
R4422CD 01000
R4422CD 01200
R4422CD 01300
R4422CD 01400
R4422CD 01500
R4422CD 01600
R4422CD 01700
R4422CD 01701
R4422CD 01900
R4422CD 01901
R4422CD 02000
R4422CD 01800

Owner

SORCENELLI SHAWN
NEUBIG SCOTT R

HOLDER FAMILY TRUST
PALASKY NANCY

GARCIA JUAN A

GAVIDIA CLAY A
OHANNESSIAN STEVEN
PARTIDA CARLA |
MCMINNVILLE CITY OF
SANCHEZ MARIO C
TURNER LARRY L TRUSTEE
LIMON JOSE

TRUNK ELIZABETH J
MCQUEEN RENTALS LLC
ORTEGA ROBERTO S
GRANT ROBERT A &
VARGAS ARTURO

GASCA CHRISTINA C
FOLKERT SHAWN

AMIEL GEORGE E TRUSTEE
OHARA LINDA C
JOHNSTON BRIAN W
ETHERTON KIM L TRUST
NOAH JON CLAIRE LLC
SEIGFRIED GEORGE R
BURCH SANDRA

TRACY DAVID L

GASKINS JAMES D
NOVODOCZKY DONALD (WROS)
PIRISKY FAMILY TRUST
KYLE RICHARD R

EJJ PROPERTIES INC
EVERGREEN COURT TOWNHOMES LLC
HOUSING AUTHORITY OF YAMHILL COUNTY
FULL MICHAEL

PMC INVESTMENTS LLC
LINCK DELWIN

MZ2HB LLC

CITY OF MCMINNVILLE

Attn:

SORCENELLI JOHN D JR

NEUBIG CYNTHIA L

HOLDER RONALD S CO-TRUSTEE
GARCIA YENY

OHANNESSIAN BREANNE
JAIMES HORTENCIA DIAZ

TURNER LYDIA TRUSTEE
OSUNA JOSE

GRANT JAMIE M

AMIEL CHRISTINE TRUSTEE

ETHERTON KIM L TRUSTEE
SEIGFRIED REBECCA
TRACY BARBARA B

HART NANCY V (WROS)
PIRISKY JULIA A CO-TRUSTEE

FULL KAY
LINCK ANGELA

PLANNING DEPARTMENT

Mailing Address

567 NE CLARK CT

535 NE CLARK CT

507 NE CLARK CT

2526 NE AARON DR

457 NE CLARK CT

463 NE CLARK CT

439 NE CLARK CT

431 NE CLARK CT

535 NE5TH ST

22990 NE HAGEY RD

5350 E EDELWEISS LN
2515 NE NORTON CT
3801 NE HAYES ST #401
23400 NE HYLAND DR
140 NE DUNN PL

150 NE DUNN PL

160 NE DUNN PL

170 NE DUNN PL

180 NE DUNN PL

1655 SE QUEENBOROUGH CT
1580 SW ASHLEY DR
11320 SE LAFAYETTE HWY
PO BOX 1452

215 N BLAINE ST

301 NE DUNN PL

275 NE DUNN PL

265 NE DUNN PL

306 NE DUNN PL

280 NE DUNN PL

262 NE DUNN PL

250 NE DUNN PL

2535 NE CUMULUS AVE
6150 CROOKED STICK LOOP SE
135 NE DUNN PLACE

165 NE DUNN PL

2435 NE CUMULUS AVE STE A
2395 NE CUMULUS AVE
2445 NE CUMULUS AVE
231 NESTHST

City
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
DUNDEE
DAYTON
MCMINNVILLE
NEWBERG
NEWBERG
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
DAYTON
MCMINNVILLE
NEWBERG
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
SALEM
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE
MCMINNVILLE

State

OR
OR
OR
OR
OR
OR
OR
OR

OR
OR
OR
OR
OR
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OR
OR
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OR
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OR
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Zip

97128
97128
97128
97128
97128
97128
97128
97128
97128
97115
97114
97128
97132
97132
97128
97128
97128
97128
97128
97128
97128
97114
97128
97132
97128
97128
97128
97128
97128
97128
97128
97128
97306
97128
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501 E First Street
Newberg, Oregon 97132
503/554-9553 - Fax 503/537-9554

Date: 9/9/2023 Project Number: 2021-008
To: Whom It May Concern

From: Andrey Chernishov, PE

Preparer: Andrew Bates, PE

RE: Planned Development Amendment Application — Written Findings

Please refer to the submitted plans and documents for your reference.

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.

The applicant is seeking to amend the current planned development overlay for the subject property from an
assisted living facility to townhomes, repealing and replacing Ordinance 4956. An updated master plan for the area
has been included in the submitted plans on sheet C5. The zone will retain the zoning classification R-4 PD that
was designated as part of Ordinance 4956 with amendments detailed below. The proposed alignment of Marjorie
Lane will shift slightly to the north, while still accommodating for lots greater 7,000 square feet on the neighboring
two properties to the west, consistent with R-2 zoning of these properties. The applicant’s PD requests no
amendments to, will be part of, and subject to all conditions of Ordinance 4719 and 4956 where applicable.

The applicant is also seeking to amend the existing Planned Development (PD) overlay from the City of McMinnville
to vary from the underlying R-4 PD zone. The PD Amendment seeks to amend the overlay on the parcel to meet
the market need of single-family dwelling units and meet City goals of increased density in the R-4 zone.

Previous submissions showed the patio of the townhome building on Lot 1 fronting NE Dunn Place as outside the
building setback line. This patio has been remedied to behind the setback line. This alleviates any issues that
would need to be resolved via amendments or variances. Any fencing proposed along this frontage will meet the
requirements of City of McMinnville Municipal Code 8.10.210.A.1(a & b) and which will not require amendments or
variance to the underlying zone. A six-foot-tall wooden good neighbor fence is proposed along the exterior side
yards of corner lots 1 and 16, which will be located along the existing PUE line and end at the front of the homes.
This will provide adequate vision clearance for vehicles travelling on all public ways adjacent to these lots.

The intended use of the subdivision is a 20-lot assortment of varying size single-family, common-wall, townhomes
and one single family home lot. Two parking stalls per lot will directly access either NE Dunn Place or NE Marjorie
Lane via a City standard driveway. The density for this development would be an average 8.3 DU/acre, greater
than the existing subdivisions to the north, east and west. The previous PD amendment changed the underlying
zone from R-2 to R-4.

The proposed PD Amendment proposes the following adjustments:
1. Reduce minimum lot size from 5,000 SF to 2,500 SF for non-common wall, single-family lots.
2. Exceed lot depth to width ratio from 2:1 up to 5.7:1

PD Amendment No. 1- Average Lot Size

The approved minimum lot size for the PD is currently 5,000 SF. The applicant is proposing to reduce the approved
lot size to 2,500 SF. The minimum lot size will be 2,594 SF and the maximum lot size will be 48,944 SF. There is
only one lot sized at 48,944 SF. The large lot is limited to 3,179 SF of buildable area due to the established sixty
feet slope setback from the top bank of the South Yamhill River. The proposed lot area for this project does not
meet the original PD approval. However, the R-4 zone permits common wall single family dwelling structures
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provided the lot area exceeds 2,500 square feet. The proposed lots exceed this threshold and meet the intent of
the code regarding density.

PD Amendment No. 2- Lot Depth to Width Ratio

City of McMinnville requires lots to not exceed a two times depth to width ratio. The applicant seeks to vary this up
to a maximum of 5.7:1. Lots 18 and 19 would have a depth to width ratio of 5.68 and lots 9-12 would have a depth
to width ratio of 4.48. All other lots would have a smaller ratio, but still exceed the 2:1, except for lot 21. The applicant
has proposed a layout that exceeds this ratio to provide higher density housing consistent with the goals of City of
McMinnville and the needs of the area.

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 Il)

Italicized below are the applicable comprehensive plan goals and policies followed by a response stating how they
are satisfied.

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.

Applicants Response: Policy 68 is satisfied. Urban services exist adjacent to the subject site and are available to
serve the subject property.

Policy 71.00 The City of McMinnville shall designate specific lands inside the urban growth boundary as residential
to meet future projected housing needs. Lands so designated may be developed for a variety of housing types. All
residential zoning classifications shall be allowed in areas designated as residential on the Comprehensive Plan
Map.

Applicants Response: Policy 71.00 is satisfied. The applicant proposes to develop townhome style housing. This
style of housing is not common in the immediate area and will help to diversify the types of housing available to the
community.

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

Applicants Response: Policy 73.00 is satisfied. The existing PD overlay zone was approved for a senior care facility.
Approving the PD modification would allow for a greater variety of housing types in the area at varying price ranges
based on size.

Policy 75.00 & 76.00 Common open space in residential planned developments shall be designed to directly benefit
the future residents of the developments. When the open space is not dedicated to or accepted by the City, a
mechanism such as a homeowners association, assessment district, or escrow fund will be required to maintain the
common area. Parks, recreation facilities, and community centers within planned developments shall be located in
areas readily accessible to all occupants.

Applicants Response: Policy 75.00 and 76.00 is satisfied. The applicant is dedicating Tract A to the HOA as open
space. This area also includes a proposed underground stormwater detention facility that serves the entire
subdivision. The tract will also have a 3’ tall black chain link fence north of the public sidewalk. The tract will feature
landscaping with shrubs along the fence line and grass in the center meeting city landscaping requirements. Due
to the underground stormwater facility and stormwater pipes, shrubs with small roots are proposed in order to not
negatively impact the underground utilities.

Policy 77.00 & 78.00 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. Traffic systems within
planned developments shall be designed to be compatible with the circulation patterns of adjoining properties.

Applicants Response: Policy 77.00 and 78.00 is satisfied. The proposed vehicle and pedestrian traffic system
provides safe and compatible patterns with the adjoining transportation system. Bike facilities are not incorporated

September 2023 Page 2 of 5
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with this development to conform to the surrounding areas and the City’s TSP. Public sidewalks are proposed on
all public road frontages to be used as pedestrian pathways.

Policy 81.00 Residential designs which incorporate pedestrian and bikeway paths to connect with activity areas
such as schools, commercial facilities, parks, and other residential areas, shall be encouraged.

Applicants Response: Policy 81.00 is satisfied. The sidewalks from the development also bring access to nearby
Bend-O-River mini-park and the McMinnville Cinemas, approximately a block away from the development.

Policy 82.00 The layout of streets in residential areas shall be designed in a manner that preserves the development
potential of adjacent properties if such properties are recognized for development on the McMinnville
Comprehensive Plan Map.

Applicants Response: Policy 82.00 is satisfied. NE Marjorie Lane can be extended through the neighboring two
properties to the west without impacting the existing homes on the two properties. This could allow for the
development of the currently vacant southern half of these two lots while maintaining the existing homes to the
north of the lots (see Neighborhood Master Plan on submitted plans). Full development north and south of future
NE Marjorie Lane would also be an option for these properties.

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 & Light).

Applicants Response: Policy 99.00 is satisfied. Urban services can be provided concurrently with the proposed
residential development and are proposed to be constructed that way. An existing eight-inch sanitary sewer is
available in NE Dunn Place and is proposed to be extended to service this project. There is an existing 12-inch
storm drain line in NE Dunn Place that is proposed to be extended to service this project. Water and power are
available to serve the subject property in NE Dunn Place. A six-inch water line is available in NE Dunn Place and
is proposed to be extended to service this project.

Policy 117.00 & 118.00 The City of McMinnville shall endeavor to insure that the roadway network provides safe
and easy access to every parcel. The City of McMinnville shall encourage development of roads that include the
following design factors:
1. Minimal adverse effects on, and advantageous utilization of natural features of the land.
2. Reduction in the amount of land necessary for streets with continuance of safety, maintenance, and
convenience standards.
3. Emphasis placed on existing and future needs of the area to be serviced. The function of the street and
expected traffic volumes are important factors.
4. Consideration given to Complete Streets, in consideration of all modes of transportation (public transit,
private vehicle, bike, and footpaths). (Ord.4922, February 23, 2010) VOLUME Il Goals and Policies Page
28 5. Connectivity of local residential streets shall be encouraged. Residential cul-de-sac streets shall be
discouraged where opportunities for through streets exist.

Applicants Response: Policies 117.00 and 118.00 are satisfied. Every parcel will be served by a driveway that
accesses a public street. The driveways will be constructed to City standards. The west side of NE Dunn Place
will be improved to City standards with curbs, sidewalks and planter strips that provide multi-modal transportation.
NE Marjorie Lane will be constructed to City standards with asphalt, curbs, sidewalks, and planter strips that provide
multi-modal transportation needs. NE Marjorie Lane is aligned such that the two properties to the west could be
partially or fully developed in a similar manner when continuing the road along the proposed alignment to the west.

The South Yamhill River runs through the northwest corner of the property. A site geotechnical investigation
(attached) was prepared by Strata Design, LLC in 2014 for the memory care facility that was proposed as part of
application CU3-19. The section of property of which the South Yamhill River runs through features steep slopes.
A prior slope stability investigation in 2005 found that these steep slopes were unsuitable for construction. The
2005 report imposed a 60 feet setback buffer on the property where no buildings should be constructed. The 2014
report performed soil investigations of the steep slopes and compared them to the original 2005 findings. The 2014
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report found the 2005 findings to be conservative in nature and reaffirmed the 60 feet of setback should be abided
by. Also attached is a recent 2023 geotechnical report that agrees with the previous geotechnical reports, following
two site visits in 2023, since the site conditions have not changed for this property.

Policy 122.00 The City of McMinnville shall encourage the following provisions for each of the three functioned road
classifications:
3. Local Streets -Designs should minimize through-traffic and serve local areas only. -Street widths should
be appropriate for the existing and future needs of the area. -Off-street parking should be encouraged
wherever possible. -Landscaping should be encouraged along public rights-of-way.

Applicants Response: Policy 122.00 (3) is satisfied. The new NE Marjorie Lane will be a local street that primarily
serves the residential properties fronting the road. The only expected through traffic on NE Marjorie Lane will be
the residents of the two properties directly to the west. These residents already use an existing gravel road that is
in the location of the proposed NE Marjorie Lane. The increased traffic on NE Dunn Place from the development
is expected to primarily head south and disperse on the minor collector NE Cumulus Avenue. The cross-sectional
widths, depths, and materials of NE Marjorie Lane and the intersection with NE Dunn Place will be to City standards.
Five-foot-wide landscaping buffers will be installed between the back of curb with a five-foot-wide sidewalk on NE
Dunn Place and NE Marjorie Lane.

Policy 126.00 & 127.00 The City of McMinnville shall continue to require adequate off-street parking and loading
facilities for future developments and land use changes. 127.00 The City of McMinnville shall encourage the
provision of off-street parking where possible, to better utilize existing and future roadways and rights-of-way as
transportation routes.

Applicants Response: Policies 126.00 and 127.00 are satisfied. Two parking spaces will be provided on each lot.
These parking spaces will encourage off-street parking.

Policy 132.00 The City of McMinnville shall encourage development of subdivision designs that include bike and
foot paths that interconnect neighborhoods and lead to schools, parks, and other activity areas. (Ord. 4922,
February 23, 2010; Ord. 4260, August 2, 1983)

Applicants Response: Policy 132.00 is satisfied. The tentative plan for the subject property provides for public
walkways that connect to adjacent neighborhoods, a nearby City park, and movie theaters.

Policy 136.00 & 139.00 The City of McMinnville shall insure urban developments are connected to the municipal
sewage system pursuant to applicable city, state, and federal regulations. 139.00 The City of McMinnville shall
extend or allow extension of sanitary sewage collection lines within the framework outlined below: VOLUME Il Goals
and Policies Page 48

1. Sufficient municipal treatment plant capacities exist to handle maximum flows of effluents.

2. Sufficient trunk and main line capacities remain to serve undeveloped land within the projected service

areas of those lines.

3. Public water service is extended or planned for extension to service the area at the proposed

development densities by such time that sanitary sewer services are to be utilized.

4. Extensions will implement applicable goals and policies of the comprehensive plan.

Applicants Response: Policy 136.00 and 139.00 are satisfied. A public sanitary sewer collection system will be
constructed with the development of the streets and public utilities to provide service to each individual lot within
the subject development. The proposed eight-inch sanitary sewer extension in NE Marjorie Lane has sufficient
capacity to service the subdivision based on the proposed density of the project.

Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in urban
developments through review and approval of storm drainage systems, and through requirements for connection
to the municipal storm drainage system, or to natural drainage ways, where required.

Applicants Response: Policy 142.00 is satisfied. The City of McMinnville has identified the downstream 12-inch
pipe as having capacity issues. Per City of McMinnville design standards, a stormwater detention facility is
proposed to detain and release stormwater runoff at predeveloped or lower peak flow rates for the 10-year storm
event.
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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.

The proposal is orderly, conforming to the applicant and property owner’s desire to achieve a higher-density single-
family development that is different than typical in the area. The surrounding land uses are single-family residential
to the east, west, and north; this use would blend in with the surrounding uses. The proposal is timely given the
immediate need and desire for high-density single-family housing in McMinnville.

4. Describe any changes in the neighborhood or surrounding area, which might support or warrant the
request.

The subject property was approved by the voters for a residential use. The Applicant’s existing R-4 residential use
is consistent with the City’s desire to achieve higher density in the southeast area of town.

5. Document how the site will be provided with public utilities, including water, sewer, electricity and
natural gas. Show that the utility system currently serves or can be extended to the site and that there
is capacity to serve the proposed use.

Please refer to the Composite Utility Plan for more information.

There is an existing 6-inch cast iron water line located in NE Dunn Place. This will serve new properties fronting
on NE Dunn Place. That 6-inch cast iron will be tied with a 6-inch tee that will extend a new 6-inch C900 PVC water
main down the new NE Marjorie Lane to serve properties fronting the new road.

There is an existing 8-inch sanitary main behind the eastern curb & gutter on NE Dunn Place. This will serve new
properties fronting on NE Dunn Place. There is an existing 8-inch sanitary main traversing the property from the
west to the east that serves homes west of the subject property. This 8-inch sanitary main ties into a manhole in
NE Dunn Place. This line will be abandoned and replaced with a new 8-inch D3034 sanitary main to serve new
properties fronting the new NE Marjorie Lane. The existing 8-inch sanitary main remaining that serves the homes
to the west will be tied into the new system via a cleanout bend at the western property line that extends to a new
manhole at the west end of NE Marjorie Lane.

There is an existing 12-inch concrete storm main on NE Dunn Place. An underground storm detention system with
upstream pollution control and downstream flow control manholes will be installed to detain runoff stormwater from
the development and release the runoff at predeveloped or lower flow rates for the 10-year storm.

Power, natural gas, and communications all exist on NE Dunn Place and can be extended to serve the site.

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

Based on ITE code 230 (Residential Condominium/Townhouse) from ITE's 7th Edition Trip Generation Manual at
a rate of 0.52 trip ends per dwelling unit, there will be an estimated 10.4 PM peak hour trips added. This new traffic
will likely take NE Dunn Place south and disburse east/west on NE Cumulus Ave. NE Cumulus Ave is a minor
collector which is intended to receive higher volumes of traffic based on the City's Transportation Plan.
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501 E First Street
Newberg, Oregon 97132
503/554-9553 - Fax 503/537-9554

Date: 9/9/2023 Project Number: 2021-008
To: Whom It May Concern

From: Andrey Chernishov, PE

Preparer: Andrew Bates, PE

RE: Planned Development Amendment & Subdivision Applications — 17.58.080 & 17.74.070 Criteria

As part of the Planned Development Application and Subdivision Applications, City of McMinnville requested HBH
to address the applicable criteria for the Subdivision in Section 17.58.080 and Planned Development Amendments
in Section 17.74.070 of the city zoning ordinances. Please refer to the submitted plans and documents for your
reference. Below are the ordinance criteria detailed in bold with responses satisfying the criteria following.

17.53.080.A. A future development plan is required when it is evident that the property to be subdivided
or partitioned can be further divided. The future development plan shall be submitted at the same time
that the tentative plan for either subdivision or partition is submitted and shall contain the following
information:

1. Any potential future lots (lot size shall be depicted).
2. Existing and proposed utilities including water, sewer and storm drains.
3. Streets and access points for potential future lots.

None of the proposed lots can be divided in the future, including lot 21. Even though lot 21 is 48,944 SF, due to the
60’ wide slope setback recommended by geotechnical engineers, no building can take place within this 60’ wide
slope setback from the Yamhill River top of bank. Therefore, the building area is limited to 3,179 SF, which cannot
be subdivided or partitioned in the future. Therefore, this section is not applicable.

17.53.080.B. It shall be the responsibility of the engineering department and planning department to
review a future plan to ensure that it substantially conforms to the requirements of this chapter. The
review body will ensure that infrastructure for the future plan is consistent with the current development
requirements. The planning director may reject a future plan if it is found that it does not substantially
conform to the requirements of this chapter. The review body may make any of the following
recommendations:

1. The construction of streets and utilities or the dedication of right-of-way for future
improvements.
2. Any easements as deemed necessary for the extension of utility services.

None of the proposed lots can be divided in the future, including lot 21. Even though lot 21 is 48,944 SF, due to the
60’ wide slope setback recommended by geotechnical engineers, no building can take place within this 60’ wide
slope setback from the Yamhill River top of bank. Therefore, the building area is limited to 3,179 SF, which cannot
be subdivided or partitioned in the future. Therefore, this section is not applicable.

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.

The applicant seeks to amend the overlay on the parcel to meet the market need of single-family dwelling units in
the form of townhomes and meet City goals of increased density in the R-4 zone. The intended use of the
subdivision is a 20-lot assortment of varying size single-family, common-wall, townhomes and one single-family
home lot.
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The proposed PD Amendment proposes the following physical conditions that depart from standard regulation
requirements to market increased density pursuant to city goals of the R-4 zone:

1. Reduce the minimum lot size from 5,000 SF to 2,500 SF for common wall, single-family lots. The
approved minimum lot size for the PD is currently 5,000 SF. The applicant is proposing to reduce
the approved lot size to 2,500 SF. The minimum lot size will be 2,594 SF and the maximum lot
size will be 48,944 SF. The large lot is limited to 3,179 SF of buildable area due to the established
sixty feet slope setback from the top bank of the South Yamhill River. The proposed lot area for
this project does not meet the original PD approval. However, the R-4 zone permits common wall
single family dwelling structures provided the lot area exceeds 2,500 square feet. The proposed
lots exceed this threshold and meet the intent of the code regarding density.

2. Exceed lot depth to width ratio from 2:1 up to a maximum of 5.7:1. The City of McMinnville
requires lots to not exceed a two times depth to width ratio or 2:1. Lots 18 and 19 would have a
depth to width ratio of 5.68 and lots 9-12 would have a depth to width ratio of 4.48. All other lots
would have a smaller ratio, but still exceed the 2:1, except for lot 21. The applicant has proposed
a layout that exceeds this ratio to provide higher density housing consistent with the goals of City
of McMinnville and the needs of the area.

17.74.070.B. The resulting development will not be inconsistent with the Comprehensive Plan
objectives of the area.

Italicized below are the applicable comprehensive plan goals and policies followed by a response stating how they
are satisfied.

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.

Applicants Response: Policy 68 is satisfied. Urban services exist adjacent to the subject site and are available to
serve the subject property.

Policy 71.00 The City of McMinnville shall designate specific lands inside the urban growth boundary as residential
to meet future projected housing needs. Lands so designated may be developed for a variety of housing types. All
residential zoning classifications shall be allowed in areas designated as residential on the Comprehensive Plan
Map.

Applicants Response: Policy 71.00 is satisfied. The applicant proposes to develop townhome style housing. This
style of housing is not common in the immediate area and will help to diversify the types of housing available to the
community.

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

Applicants Response: Policy 73.00 is satisfied. The existing PD overlay zone was approved for a senior care facility.
Approving the PD modification would allow for a greater variety of housing types in the area at varying price ranges
based on size.

Policy 75.00 & 76.00 Common open space in residential planned developments shall be designed to directly benefit
the future residents of the developments. When the open space is not dedicated to or accepted by the City, a
mechanism such as a homeowners association, assessment district, or escrow fund will be required to maintain the
common area. Parks, recreation facilities, and community centers within planned developments shall be located in
areas readily accessible to all occupants.

Applicants Response: Policy 75.00 and 76.00 is satisfied. The applicant is dedicating Tract A to the HOA as open
space. This area also includes a proposed underground stormwater detention facility that serves the entire
subdivision. The tract will also have a 3’ tall black chain link fence north of the public sidewalk. The tract will feature
landscaping with shrubs along the fence line and grass in the center meeting city landscaping requirements. Due
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to the underground stormwater facility and stormwater pipes, shrubs with small roots are proposed in order to not
negatively impact the underground utilities.

Policy 77.00 & 78.00 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. Traffic systems within
planned developments shall be designed to be compatible with the circulation patterns of adjoining properties.

Applicants Response: Policy 77.00 and 78.00 is satisfied. The proposed vehicle and pedestrian traffic system
provides safe and compatible patterns with the adjoining transportation system. Bike facilities are not incorporated
with this development to conform to the surrounding areas and the City’s TSP. Public sidewalks are proposed on
all public road frontages to be used as pedestrian pathways.

Policy 81.00 Residential designs which incorporate pedestrian and bikeway paths to connect with activity areas
such as schools, commercial facilities, parks, and other residential areas, shall be encouraged.

Applicants Response: Policy 81.00 is satisfied. The sidewalks from the development also bring access to nearby
Bend-O-River mini-park and the McMinnville Cinemas, approximately a block away from the development.

Policy 82.00 The layout of streets in residential areas shall be designed in a manner that preserves the development
potential of adjacent properties if such properties are recognized for development on the McMinnville
Comprehensive Plan Map.

Applicants Response: Policy 82.00 is satisfied. NE Marjorie Lane can be extended through the neighboring two
properties to the west without impacting the existing homes on the two properties. This could allow for the
development of the currently vacant southern half of these two lots while maintaining the existing homes to the
north of the lots (see Neighborhood Master Plan on submitted plans). Full development north and south of future
NE Marjorie Lane would also be an option for these properties.

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 & Light).

Applicants Response: Policy 99.00 is satisfied. Urban services can be provided concurrently with the proposed
residential development and are proposed to be constructed that way. An existing eight-inch sanitary sewer is
available in NE Dunn Place and is proposed to be extended to service this project. There is an existing 12-inch
storm drain line in NE Dunn Place that is proposed to be extended to service this project. Water and power are
available to serve the subject property in NE Dunn Place. A six-inch water line is available in NE Dunn Place and
is proposed to be extended to service this project.

Policy 117.00 & 118.00 The City of McMinnville shall endeavor to insure that the roadway network provides safe
and easy access to every parcel. The City of McMinnville shall encourage development of roads that include the
following design factors:
1. Minimal adverse effects on, and advantageous utilization of natural features of the land.
2. Reduction in the amount of land necessary for streets with continuance of safety, maintenance, and
convenience standards.
3. Emphasis placed on existing and future needs of the area to be serviced. The function of the street and
expected traffic volumes are important factors.
4. Consideration given to Complete Streets, in consideration of all modes of transportation (public transit,
private vehicle, bike, and footpaths). (Ord.4922, February 23, 2010) VOLUME Il Goals and Policies Page
28 5. Connectivity of local residential streets shall be encouraged. Residential cul-de-sac streets shall be
discouraged where opportunities for through streets exist.

Applicants Response: Policies 117.00 and 118.00 are satisfied. Every parcel will be served by a driveway that
accesses a public street. The driveways will be constructed to City standards. The west side of NE Dunn Place
will be improved to City standards with curbs, sidewalks and planter strips that provide multi-modal transportation.
NE Marjorie Lane will be constructed to City standards with asphalt, curbs, sidewalks, and planter strips that provide
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multi-modal transportation needs. NE Marjorie Lane is aligned such that the two properties to the west could be
partially or fully developed in a similar manner when continuing the road along the proposed alignment to the west.

The South Yamhill River runs through the northwest corner of the property. A site geotechnical investigation
(attached) was prepared by Strata Design, LLC in 2014 for the memory care facility that was proposed as part of
application CU3-19. The section of property of which the South Yamhill River runs through features steep slopes.
A prior slope stability investigation in 2005 found that these steep slopes were unsuitable for construction. The
2005 report imposed a 60 feet setback buffer on the property where no buildings should be constructed. The 2014
report performed soil investigations of the steep slopes and compared them to the original 2005 findings. The 2014
report found the 2005 findings to be conservative in nature and reaffirmed the 60 feet of setback should be abided
by. Also attached is a recent 2023 geotechnical report that agrees with the previous geotechnical reports, following
two site visits in 2023, since the site conditions have not changed for this property.

Policy 122.00 The City of McMinnville shall encourage the following provisions for each of the three functioned road
classifications:
3. Local Streets -Designs should minimize through-traffic and serve local areas only. -Street widths should
be appropriate for the existing and future needs of the area. -Off-street parking should be encouraged
wherever possible. -Landscaping should be encouraged along public rights-of-way.

Applicants Response: Policy 122.00 (3) is satisfied. The new NE Marjorie Lane will be a local street that primarily
serves the residential properties fronting the road. The only expected through traffic on NE Marjorie Lane will be
the residents of the two properties directly to the west. These residents already use an existing gravel road that is
in the location of the proposed NE Marjorie Lane. The increased traffic on NE Dunn Place from the development
is expected to primarily head south and disperse on the minor collector NE Cumulus Avenue. The cross-sectional
widths, depths, and materials of NE Marjorie Lane and the intersection with NE Dunn Place will be to City standards.
Five-foot-wide landscaping buffers will be installed between the back of curb with a five-foot-wide sidewalk on NE
Dunn Place and NE Marjorie Lane.

Policy 126.00 & 127.00 The City of McMinnville shall continue to require adequate off-street parking and loading
facilities for future developments and land use changes. 127.00 The City of McMinnville shall encourage the
provision of off-street parking where possible, to better utilize existing and future roadways and rights-of-way as
transportation routes.

Applicants Response: Policies 126.00 and 127.00 are satisfied. Two parking spaces will be provided on each lot.
These parking spaces will encourage off-street parking.

Policy 132.00 The City of McMinnville shall encourage development of subdivision designs that include bike and
foot paths that interconnect neighborhoods and lead to schools, parks, and other activity areas. (Ord. 4922,
February 23, 2010; Ord. 4260, August 2, 1983)

Applicants Response: Policy 132.00 is satisfied. The tentative plan for the subject property provides for public
walkways that connect to adjacent neighborhoods, a nearby City park, and movie theaters.

Policy 136.00 & 139.00 The City of McMinnville shall insure urban developments are connected to the municipal
sewage system pursuant to applicable city, state, and federal regulations. 139.00 The City of McMinnville shall
extend or allow extension of sanitary sewage collection lines within the framework outlined below: VOLUME Il Goals
and Policies Page 48

1. Sufficient municipal treatment plant capacities exist to handle maximum flows of effluents.

2. Sufficient trunk and main line capacities remain to serve undeveloped land within the projected service

areas of those lines.

3. Public water service is extended or planned for extension to service the area at the proposed

development densities by such time that sanitary sewer services are to be utilized.

4. Extensions will implement applicable goals and policies of the comprehensive plan.

Applicants Response: Policy 136.00 and 139.00 are satisfied. A public sanitary sewer collection system will be
constructed with the development of the streets and public utilities to provide service to each individual lot within
the subject development. The proposed eight-inch sanitary sewer extension in NE Marjorie Lane has sufficient
capacity to service the subdivision based on the proposed density of the project.
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Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in urban
developments through review and approval of storm drainage systems, and through requirements for connection
to the municipal storm drainage system, or to natural drainage ways, where required.

Applicants Response: Policy 142.00 is satisfied. The City of McMinnville has identified the downstream 12-inch
pipe as having capacity issues. Per City of McMinnville design standards, a stormwater detention facility is
proposed to detain and release stormwater runoff at predeveloped or lower peak flow rates for the 10-year storm
event.

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.

See Applicant Responses to Policies 68.00, 77.00, 78.00, 81.00, 82.00, 117.00, 118.00, 122.00, and 132.00 of
Criteria 17.74.040.B.

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

The development in scale is not relatively large or complex, consisting of street improvements and the creation of
approximately 225 linear feet of new city street. All utilities required to serve the development are located along the
development’s frontage. The development is not estimated to take longer than six months to construct.

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

Based on ITE code 230 (Residential Condominium/Townhouse) from ITE's 7th Edition Trip Generation Manual at
a rate of 0.52 trip ends per dwelling unit, there will be an estimated 10.4 PM peak hour trips added. This new traffic
will likely take NE Dunn Place south and disburse east/west on NE Cumulus Ave. NE Cumulus Ave is a minor
collector which is intended to receive higher volumes of traffic based on the City's Transportation Plan.

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

Please refer to the Composite Utility Plan for more information.
See Applicant Responses to Policies 99.00, 136.00, 139.00 and 142.00 of Criteria 17.74.040.B.

There is an existing 6-inch cast iron water line located in NE Dunn Place. This will serve new properties fronting
on NE Dunn Place. That 6” cast iron will be tied with a 6” tee that will extend a new 6-inch C900 PVC water main
down the new NE Marjorie Lane to serve properties fronting the new road.

There is an existing 8” sanitary main behind the eastern curb & gutter on NE Dunn Place. This will serve new
properties fronting on NE Dunn Place. There is an existing 8” sanitary main traversing the property from the west
to the east that serves homes west of the subject property. This 8” sanitary main ties into a manhole in NE Dunn
Place. This line will be abandoned and replaced with a new 8” D3034 sanitary main to serve new properties fronting
the new NE Marjorie Lane. The existing 8” sanitary main remaining that serves the homes to the west will be tied
into the new system via a cleanout at the western property line that extends to a new manhole at the west end of
NE Marjorie Lane.

There is an existing 12" concrete storm main on NE Dunn Place. An underground storm detention system with
upstream pollution control and downstream flow control manholes will be installed to detain runoff stormwater from
the development and release the runoff at predeveloped or lower flow rates for the 10-year storm.

Power, natural gas, and communications all exist on NE Dunn Place and can be extended to serve the site.

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.
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Construction will adhere to City of McMinnville municipal code 8.10.260 for noise control. The development is large
enough to be subject to DEQ 1200C regulations. Construction will be permitted and comply with local and DEQ
erosion and sedimentation control standards to prevent the development from causing any significant adverse
impact to the surrounding air and water quality in the vicinity, existing public utilities, or the city.
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501 E First Street
Newberg, Oregon 97132
503/554-9553 - Fax 503/537-9554

Date: 9/9/2023 Project Number: 2021-008
To: Whom It May Concern

From: Andrey Chernishov, PE

Preparer: Andrew Bates, PE

RE: Planned Development Amendment & Subdivision Applications — Great Neighborhood Principles

As part of the Planned Development Amendment Application and Subdivision Applications, City of McMinnville
requested HBH to address the Great Neighborhood Principles in policies 187.10-187.50 of the Comprehensive
Plan. Please refer to the submitted plans and documents for your reference. The Great Neighborhood Principles
are identified numbers 1-13 in Comprehensive Plan policy 187.50. Those principles are listed below in italics
followed by a response to how the development addresses these principles.

187.50.1. 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.

The subject property contains a portion of the South Yamhill River on the northwest corner of the property. The
proposed improvements would be set back 60 feet from the top of bank to minimize impacts to natural areas. This
setback will allow for the natural area near the river to remain undisturbed. Trees along the riverbank and riparian
area will be preserved. Some trees near the existing dwelling and outbuildings would need to be removed to allow
demolition of the structures. A precise plan indicating which trees will be demolished is shown on sheet C2. No
development will occur near steep slopes along the riverbank.

187.50.2. 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.

The proposed townhomes will consist of two-story structures that are a maximum of 29 feet and 4 inches in height.
This lower building height will help preserve views of the river to the north and the surrounding skyline.

187.50.3. 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.

The applicant is dedicating Tract A to the HOA as open space. This area also includes a proposed underground
stormwater detention facility that serves the entire subdivision. The tract will also have a 3’ tall black chain link
fence north of the public sidewalk. The tract will feature landscaping with shrubs along the fence line and grass in
the center meeting city landscaping requirements. Due to the underground stormwater facility and stormwater pipes,
shrubs with small roots are proposed in order to not negatively impact the underground utilities. The nearest park
is Bend O River mini park located between the cul-de-sacs of NE Clark Ct and NE Norton Ct one block away from
the proposed development.
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187.50.4. 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).

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

A sidewalk five feet wide will be developed on each side of the proposed Marjorie Lane, providing pedestrian access
to the site. Additionally, street improvements along NE Dunn Place will span the length of the subject property,
including street trees and sidewalk on the west side of the street.

187.50.5. 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.

Bike facilities are not incorporated with this development to conform to the surrounding area and the City’s TSP.

187.560.6. 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.

The proposed project would develop a new public road, Marjorie Lane, with the required sidewalk and planter strips
for street trees. These sidewalks are connected to an existing local sidewalk system that provides access nearby
parks, retail, and industry. The sidewalk system also connects the development to Yamhill County Transit Route
#2. The transit route is part of the greater Yamhill County Transit System which connects Grand Ronde, Hillsboro,
Newberg, West Salem, Lafayette, Dundee, Sherwood, King City, Tualatin, and Tigard. Route #2 has a stop directly
along the property’s frontage at the intersection of Dunn Place and NE Aaron Drive. Route #2 also has a stop at
the Yamhill County Housing Authority, which is the property directly south of the development.

187.50.7. 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.

The neighborhood will construct sidewalks, ramps, and intersections meeting current PROWAG and City design
regulations.

187.50.8. 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).
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The development will feature buildings orientated towards the public right-of-way. There will be street lighting
meeting city and CPTED standards. Residential construction is consistent with the surrounding areas. There will
be street trees, public sidewalks, and grassed landscaping along all developed ROW frontages.

187.50.9. 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.

There are many recreational, dining, and medical options within walking distance of the proposed project.
Willamette Valley Medical Center and satellite medical offices exist within approximately a 2 mile of the
development. McMinnville Cinemas and Chemeketa Community College also exist within the same radius of the
development. The frontage of the development currently features an existing bus stop that connects to the county-
wide transit system.

187.50.10. 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.

The site is not adjacent to any rural land uses. The site is bordered to the north, east, and west with single family
residential homes. The south side of the property is bordered by government offices.

187.50.11. 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.

Townhomes are in variance from the surrounding forms of housing, which primarily are single-story, single-family
homes on lots average five to ten thousand square feet. There are two single-family residential lots to the west that
are approximately 2.5 acres per lot. The proposed lots are smaller the surrounding, ranging from 2,594 to 48,944
square feet. The large lot is limited to 3,179 SF of buildable area due to the established sixty feet slope setback
from the top bank of the South Yamhill River. The townhome lots would complement the area with a previously
unavailable housing style and lot size. This would increase availability for a wider range of people and families
seeking residence in the neighborhood.

187.50.12. 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.

b. Similar housing types, when immediately adjacent to one another, shall provide variety

in building form and design.

Townhomes are in variance from the surrounding forms of housing, which are primarily single-story, single-family
homes on lots average five to ten thousand square feet. There are two single-family residential lots to the west that
are approximately 2.5 acres per lot. The proposed lots are smaller, ranging from 2,594 to 48,944 square feet. The
large lot is limited to 3,179 SF of buildable area due to the established sixty feet slope setback from the top bank of
the South Yamhill River. The townhome lots would complement the neighborhood with a previously unavailable
housing style and lot size.

The townhomes, being a single building assigned to multiple tax lots, by design will be similar for several adjacent

tax lots. The applicant is proposing multiple building layouts and styles to supply aesthetic variance to the
development.
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187.50.13. 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. (Ord

5066 §2, April 9, 2019)

The proposed development will be designed to meet building code standards for water and energy conservation.
There are no current plans for public art. The pedestrian amenities of the site include streetlights, ADA accessible
concrete ramps and sidewalks, landscaping, and paved driveways. The design approach will integrate the form and
function of these features with the main building design.
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501 E First Street
Newberg, Oregon 97132
503/554-9553 - Fax 503/537-9554
Date: 9/9/2023 Project Number: 2021-008
To: Whom It May Concern
From: Andrey Chernishov, PE
Preparer: Andrew Bates, PE
RE: Three Mile Lane Application — Code Narrative

As part of the Three Mile Lane Application, City of McMinnville requested HBH address Section 4 and Section 5 of
Ordinance 4572, which replaced Ordinance 4131. Please refer to the submitted applications, plans and documents
that were provided in concurrence with this application for your reference. Applicable criteria from Section 4 and
Section 5 of Ordinance 4572 are stated below in italics followed by a response to how the development addresses
those criteria.

Section 4

A. The goals and policies of the McMinnville Comprehensive Plan, Volume Il, and applicable regulations and
standards in Volume I, and other City codes shall be adhered to.

See written responses to either concurrently submitted 17.74.070 Criteria or Written Findings narratives. Both
address the goals and policies of the Comprehensive Plan Volume Il. Volume lll is all ordinances and measures
that were created to carry out the goals and policies of the comprehensive plan. Currently the applicant is adhering
to Ordinances 4572 (replaced 4131), repealing the master plan of Ordinance 4956 and replacing with the submitted
masterplan (Sheet C5 of the submitted plans), adhering to Ordinance 4719, and submitting a variance to adhere to
Zoning Ordinance 3380. The City shall inform the applicant if other Ordinances or Codes are applicable for
compliance.

B. A one hundred twenty (120) foot setback from the centerline of Highway 18 shall be established both north and
south of the highway.

This property is not along the highway and ergo not subject to this provision.

C. Access requirements adopted hereafter in an access plan for this area shall be adhered to. Provisions of the
plan shall include:
1. The minimization of entrances onto Three Mile Lane;
2. The development of on-site circulation systems, connecting to adjoining properties, including public
frontage roads;
3. The provisions of acceleration-deceleration lanes and left-turn refuges when and where necessary and
practicable.
4. The provision of bikeways along frontage roads or on-site circulation systems. Bikeway connections
accessing Three Mile Lane shall be provided so that the frontage road or on-site circulation system can
serve as an alternative route for cyclists traveling along Three Mile Lane.

C.1. The project site is not along the highway. The development does not propose any alterations to, nor is
expected to contribute a significant impact to any of the entrances onto Three Mile Lane.

C.2. The applicant is developing public frontage improvements along the west side NE Dunn Place and adding a
new public street connected to NE Dunn Place to serve the development. These improvements will provide direct
connectivity for each lot of the development to the public right of way.
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C.3. Neither NE Dunn Place or Marjorie Lane, given they are both local roads, will have sufficient width, traffic, or
speed to necessitate the need for acceleration-deceleration lanes or left-turn refuges. The development will not
significantly impact any nearby intersections to the effect of necessitating the installation of either of these features.

C.4. Bike facilities are not incorporated with this development to conform to the surrounding neighborhood and the
City’s TSP. Bicycle lanes do not exist in this neighborhood nor on adjacent minor collector NE Cumulus Avenue.
Per the City’s TSP, the only bicycle facilities warranted are along Highway 18.

D. Landscaping and buffer strips along the highway frontage may be required including noise buffering methods,
such as berms and/or plantings.

This property does not front the highway and ergo not subject to these requirements.

E. Mixed housing-type residential developments shall be allowed and encouraged in those areas designated as
residential.

This development is zoned as residential. This development is a style of housing that is not currently present in the
neighborhood, which will diversify the housing type in the area.

F. Temporary signage shall be allowed as per Section 17.62.060(B)(3) of the McMinnville Zoning Ordinance (No.
3380). (Ord. 4988 §1, 2015)

Temporary signage is not proposed. However, if temporary signage is constructed, the placement shall adhere to
provisions of City Municipal Code 17.62.060(B)(3).

Section 5.

Signs. The following regulations apply to those properties designated as either industrial or commercial on the
McMinnville Comprehensive Plan Map and which are located within the area described in Exhibit “A.” All signage
must be approved by the Three Mile Lane Design Review Committee and may not exceed the maximums
established in this section. The Three Mile Lane Design Review Committee may take into account color selection;
sign material; relationship to site and building design; size, form, mass, height, and scale of sign; the sign’s location
and proximity to existing signs on adjacent parcels; and other sign design elements appropriate to ensuring that the
proposed sign is compatible with the objectives of this ordinance. The Three Mile Lane Design Review Committee
may require a proposed sign to be redesigned as necessary to make it consistent with the objectives of this
ordinance including, but not limited to, restricting the size and height of the sign, its location, form, color, and
material.

The property is neither industrial nor commercial. Signs are not proposed for this development. Therefore, this

section does not apply. If the applicant decides to have a sign at a later date, it understood that this section will
need to be met.
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SITE ADDRESS: 235 NE DUNN PLACE, McMINNVILLE OR 97132

THIS PROJECT IN SECTION 22CD OF T. 4 S., R4 W., W.M. CITY OF McMINNVILLE,
YAMHILL COUNTY, OREGON (TAX LOT 1700)

LOCATE

(48 HOUR NOTICE PRIOR TO EXCAVATION) OREGON LAW REQUIRES YOU TO
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@ EXISTING CONDITIONS KEY NOTES
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DEMOLISH TREE (TYP)

2. REMOVE EXISTING CULVERT
3. DEMOLISH EXISTING BUILDINGS
4. EXISTING WELL TO BE DECOMMISSIONED. SHED TO BE REMOVED.
5. ABANDON SANITARY MAIN IN PLACE. CONTRACTOR TO PROVIDE BYPASS UNTIL NEW SANITARY MAIN IS
CONSTRUCTED.
I
| 6. ABANDON AND REMOVE EXISTING STORM MAIN. CONTRACTOR TO PROVIDE BYPASS UNTIL NEW STORM
MAIN IS CONSTRUCTED.
‘ 7. REMOVE EXISTING UTILITY POLE
8. REMOVE AND RELOCATE EXISTING MAILBOX TO A LOCATION APPROVED BY USPS
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NOTES:
1

UTILITIES SHOWN ARE BASED ON UNDERGROUND UTILITY LOCATE
MARKINGS AS PROVIDED BY OTHERS, PROVIDED PER UTILITY
LOCATE TICKET NUMBER 14135079. THE SURVEYOR MAKES NO
GUARANTEE THAT THE UNDERGROUND LOCATES REPRESENT THE
ONLY UTILITIES IN THE AREA. CONTRACTORS ARE RESPONSIBLE
FOR VERIFYING ALL EXISTING CONDITIONS PRIOR TO BEGINNING
CONSTRUCTION.

2. FIELD WORK WAS CONDUCTED JUNE 11-13, 2014.
3. VERTICAL DATUM: ELEVATIONS ARE BASED ON YAMHILL COUNTY

BENCHMARK NO. 33 AT THE INTERSECTION OF ATLANTIC STREET
AND 3 MILE LANE WITH A NGVD 29 ELEVATION OF 154.72 FEET.

4. THIS MAP DOES NOT CONSTITUTE A PROPERTY BOUNDARY SURVEY.

5. SURVEY IS ONLY VALID WITH SURVEYOR'S STAMP AND SIGNATURE.

6. BUILDING FOOTPRINTS ARE MEASURED TO SIDING UNLESS NOTED
OTHERWISE. CONTACT SURVEYOR WITH QUESTIONS REGARDING
BUILDING TIES.

7. CONTOUR INTERVAL IS 1 FOOT.

8. ONLY TREES HAVING A DIAMETER OF 6" AND GREATER, MEASURED
AT BREAST HEIGHT, WERE SURVEYED AT THIS TIME. TREE SPECIES
NOTED IS CONSIDERED APPROXIMATE AND IS SUBJECT TO CHANGE
UPON A REVIEW BY A CERTIFIED ARBORIST.

AKS ENGINEERING & FORESTRY, LLC

3700 RIVER RD N, STE 1
KEIZER, OR 97303

503.400.6028
WWW.AKS—-ENG.COM

ENGINEERING - SURVEYING - NATURAL RESOURCES
FORESTRY - PLANNING - LANDSCAPE ARCHITECTURE

235 NE DUNN PLACE

OREGON

YAMHILL COUNTY TAX MAP 4 4 22CD

LLl
—
—
>
=
TREE TABLE s
TREE NO. SPECIES LE) g
40047 MAPLE— S
10018 UNKNOWN CONIF. = =
10249 UNKNOWN CONIF.
10250 UNKNOWN DECID.
10252 MAPLE (dp’
10254 UNKNOWN DECID. a) P
10255 UNKNOWN DECID. > @)
10256 UNKNOWN DECID. < =
10257 UNKNOWN DECID. E
10259 UNKNOWN DECID. 2 >
10260 MAPLE (@ O <
10261 PINE |: <
10267 APPLE
] o
10273 UNKNOWN DECID. e O
10276 EEPAR = P
—46278—— HAWFHORN- -
10281 CHERRY LéJ (dp)
10283 UNKNOWN DECID. ;
10284 UNKNOWN DECID. Ll
10285 UNKNOWN DECID.
10286 UNKNOWN DECID.
10288 UNKNOWN DECID. —— —
10289 UNKNOWN DECID. DRAWN BY: MW
40292——  crDAR— MANAGED BY: RW
10411 CHERRY CHECKED B oW
DATE: 07/22/2019
10581 SPRUCE ——
PROFESSIONA@\‘ ‘
LAND SURV
W é‘/
"AQAL. (VA
\AY OREGON
\/ JANUARY 9, 2007 ‘
NICK WHITE
70652LS
IRevisions
y
SCALE: 1"=30 FEET 3 @2 ©
06 530 £ 6/202023 |™
ORIGINAL PAGE SIZE: 22" x 34
2021-008



AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
EXPIRES

AutoCAD SHX Text
12/31/2021

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
S

AutoCAD SHX Text
1

AutoCAD SHX Text
OREGON

AutoCAD SHX Text
M

AutoCAD SHX Text
,

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
A

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
0

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
76347PE

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
N

AutoCAD SHX Text
P

AutoCAD SHX Text
D

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
R

AutoCAD SHX Text
N

AutoCAD SHX Text
S

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
NE AARON DRIVE & NE DUNN PLACE

AutoCAD SHX Text
DUNN PLACE SUBDIVISION

AutoCAD SHX Text
EXISTING CONDITIONS

AutoCAD SHX Text
EXISTING CONDITIONS KEY NOTES


: x| S
= 2|3
EEE
o o Sla
S S 9 =%
> 2| RS
L _ _N0°06'44"E _ 1 N 0° 06" 44" E _ _ __ _NO°06'44"E__ _ o _ _ _ _ 26292 _ _ _ _ _ _ _ L ~ 0 S ol g
113.17" | | 50,00' | T 121.53' S0°0644"W \ | 23 Z 2|8
- - \ o =
Slo Sl \ Sik N - %9 |53
LOT 8 Sl | Sl LOT9 \ Sl N - O = C a| e
3072 SF o |~ |~ 3302 SF \ o N N Y como 2
> > ° o U | P Uen < ol @
Z) 0| \ z AN | n 5 1 @ <5
_ _ _NO0°07'09"E _ _ e , S _ __ _NO°O07T09"E__ _ _ . N = = 2
11317 12153 " ! \ 2oy 2 |58
2 : 2 N L on 7 23S
ol 5 =) AN I w2 1= 3|8
S l Sl N \ | - £15
LOT 7 SN SN LOT 10 . 3lT \, S2o € ° -
3073 SF o I o I 3299 SF \ N\ 0 Zn o %
> : NG Toz| |s
L _ _NO°07'09"E _ _ e | _ _ _ _NO°OT'09"E__ IN \ l — 2
1317 | LLl | 121.53 g \ ! — W S
=1 — = 2 Y . =l |8
o =
Sl << S| Sl | N M Sz 9
LOT 6 =N — =] LOT 11 =] \ N | _ x
3073 SF o N o N 3299 SF o N E . | »
pd | — pd | Z| N \‘\ o
_ L _NO°07'09"E _ _ e o L _ __ _NO0°07'09"E ) \@ ™~ I ©z o
1317 O'u 12153 —_ hS AN O e
= = = N 90° 00" 00" W N N | o |i
gl m’ = gl = L 18607 g ~ \ | -
)b 3 O\ ol N 90° 00' 00" W : )
LOT 5 = Bc <5 S LOT 12 oo ! ) S %
3073 SF Sl | 2 |~ gls 3299 SF gy I 2200 22000 N\ 26.00' ~
—lo N ' raon o A7t TGN AT o\ N
g'a 2 — o g« | S0°0709"W | 50°07'09"W |~ S0°07 09" W ~_ |
N 0° 07" 09" E SN ' - N 0° 07' 09" E | 26.00" e~ ~
-- -- -- S — - -- —--3 j LL] -- -- = = -- e = ~1
113.17 > — I 95.53' S0°07'09"W | I I -
= = z | | | L
Slo Slo Slo \ '
LOT 4 Six Sin LOT 13 S z!
3073 SF N o N 2594 SF o1 ' \ :
& l S & ' I I I ; Ql= Z
=z z pd | | s =
_ _ _NO°07'09"E _ _ e /'\2 i __ _NO0°07'09"E N t‘\",%ﬁ Ny
113.17" 25000 | &/ 2500 95.53' \ D) E
z! z! z! » 3
o o = | | | ' \ L
- - - [m]
o Ol S| | | | ' \
LOT 3 =IIN | ={ N LOT 14 =N
3073 SF o | oI 2594 SF 1 z = = > |
CD| 0')| o’)| ; : : = \ |
2 3 z : SN 8.0 Slo -
N 0° 07' 09" E ! N 0° 07' 09" E | ol 1S ~1S =S \
-- -- -- - — -- - - -- = — -- 20.0 S 30 30 Slg
113.17 (4: :4) 95.53' oIy SIg SI1g S & N
= = = |2 S| 3| N g |
8|[g ' =8|[o =8|[o 8 = = = LOT21 \' |
- Aol - -~ = - Z .
LOT 2 SN SN LOT 15 SN | | | ! 48944 SF N
3073 SF o |N 2| 2594 SF 5| | | | ! e =
[} o) [} N |<T:
20.0 L _NO°07'09"E _ _ ___}150_5_' z i __ _NO°OT'09"E__ _ _ _ , 50 o | .
1347 "~ Olip Syig 95.53' ; - | | BUILDABLE o .
82 l 3|13 LOT17 | LOT18 | LOT19 | LOT20| | AREA . i
LOT 1 S o™ LOT 16 = 3028 SF 2750 SF 2750 SF 3250 SF 3179 SF N NO0°07'09"E 2
3826 SF | =z 2 3210 SF gl T T T S %eor — -] | -
L
olo z . = IF THIS LINE IS NOT 1 INCH
| / \ | ©19 : : I | . 8 Y - 8 SCALE IS NOT AS SHOWN
/ \ : . | | ' 21 B
(\/\ 8g) ° - ™
AADQ | /p\\\k\ Zz N o \'-N|°o f
LI @'Q 2 Q? ~ 2 IS
_ __ _NO°OT'09"E__ _ _ _ - N %0,9‘ ~ _ _ NO°07'09"E _ _|LN0°0709"E V| N0°0709"E | N0°07°09"E |N0° 07 09"E N 0° 07" 09" E Z > N 0° 07" 09" E !
88.12' @ 70.58' 26.00 @ 22.00' 22.00" 26.00 66.00' - Tet13r
o o =
o o o o
£ I
' o2
= ~| D
o 2 IS £ 1
s 2 5l /RS O
14 Sl A R
o o T A
© S| D W
i " 35 o
w 2Rl N <
S W + <
o= | W
islOow Z
S <E S
e = _
oP| Z 8 LLI
PRELIMINARY PLAT << [OC
m , 2 < 0.
SCALE: 17 = 20 0 L]
& -
1. TRACT A TO BE DEDICATED TO THE HOA FOR A STORM WATER FACILITY 6. BUILDING SETBACK LINE (TYP)
2. 50.00' ROW DEDICATED TO CITY 7. 60.00' SLOPE SETBACK LINE
3. 30.00' WIDE EXISTING ACCESS AND UTILITY EASEMENT. EASEMENT IN PROPOSED ROW TO BE 8. F-P ZONE BOUNDARY 2 )
VACATED. 8 w
] o
4. 10.00' WIDE PUBLIC UTILITY EASEMENT SCALE 1"=20" (HORZ.) S 6/20/2023 ™
[m)
. EXISTING 12.00' WIDE PUBLIC UTILITY EASEMENT Z5 ;!;
S STING 12.00 UBLICU S 20 0 5 0 20 2021-008



AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
EXPIRES

AutoCAD SHX Text
12/31/2021

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
S

AutoCAD SHX Text
1

AutoCAD SHX Text
OREGON

AutoCAD SHX Text
M

AutoCAD SHX Text
,

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
A

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
0

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
76347PE

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
N

AutoCAD SHX Text
P

AutoCAD SHX Text
D

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
R

AutoCAD SHX Text
N

AutoCAD SHX Text
S

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
NE AARON DRIVE & NE DUNN PLACE

AutoCAD SHX Text
DUNN PLACE SUBDIVISION

AutoCAD SHX Text
PRELIMINARY PLAT

AutoCAD SHX Text
PRELIMINARY PLAT

AutoCAD SHX Text
SCALE: 1" = 20'

AutoCAD SHX Text
PRELIMINARY PLAT KEYED NOTES

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
20

AutoCAD SHX Text
SCALE 1"=20' (HORZ.)

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
20

AutoCAD SHX Text
SCALE 1"=20' (HORZ.)


LOT 8
3072 SF

1
=

LOT 7

[ 3073 SF
||
| SN

LOT 6

———J
N Sara
AR

e == =5
I I

DTEL\

| 3073 SF
L
I = |

LOT 5
3073 SF

]

L

~ ]LOT 2

T otz
3073 SF J

———-

7 LOT 1
3826 SF

3073 SF L .L. J 1 ‘J

’—L

e N - - -
_; ( o "h,..::: Ti I L Lﬁ [
[ } A %é T LOT 9
= | 1 3302 SF
l e 0
et | 0 T Y O v 2
y I: ( k
| M- .
| ISR - LoT1o]
E o Dszgg SF
wl b - T
:{<Zt| << =8 1l C T 7‘ H‘
0 I s | LOT 11
S aee ﬁ il
o SRR |
1 1250 £ I I P e 1101 g P
. | SRR L A
S SR LOT ;ﬂ |
1 I Sty 3299 SF |
1 == RS L [ -
_— Vs
L o _ _ _ L
1 L 1]
e N . LOT13
T ﬁ 2594SFT
T *
Iof
S LO

@ N
L flzsjzgg h

B

LOT 15

JE

L L .J_L2534 SF

[
- LOT 16
L‘ 1 3210 SF

N
N
.
AN
~ N
\\.- - \\
\ \.
.\.
N
P '\.
N
N
U
< _|
- '\~|.
I I o
| | b
.\.
| | | N\
| | \
.\.

| ! N\

I I \

] b \.\

y ] I N
] B | “

| LOT 21 N

L I 1 _ | 48944 SF o

I I N

N
| BUILDABLE \.\

LOT 17 LOT19 | LOT20! AREA :
3028 SF 2750 SF | | 3250 SF 3179 SF '~

wwwwwwwwwwwwwwwwwwwwwww
wwwwwwwwwwwwwwwwwwwwwww
wwwwwwwwwwww

wwwwwwwwww
wwwwwwwww

L:\2021-008\4-Design\DWG\SITE PLAN.dwg

A~
o
—
N
o))
c
—
TR
L o
=9
v O
H\
2 o
e—
L o
w 9
F;
oCD
N Z

ARB | Checked By:  ARc | Submittal No: pPRELIMINARY

H B H

CONSULTING 503/554-9553mfax 503/537-9554
ENGINEERS email: mail@hbh-consulting.com

Designed By: ARC | Drawn By:

File:

BY

DESCRIPTION

DATE

REV.

a B
IF THIS LINE IS NOT 1 INCH
SCALE IS NOT AS SHOWN

SITE PLAN

@) SITE PLAN KEYED NOTES

SCALE: 17 = 20°

1.

2.

3.

SAWCUT EXISTING ASPHALT

INSTALL ASPHALT ROADWAY

INSTALL 18" CURB & GUTTER ON MARJORIE LANE
INSTALL 5.0' WIDE PLANTER STRIP (TYP)

INSTALL 5.0' SIDEWALK (TYP)

ADA RAMP (TYP)

INSTALL STANDARD CURB ON NE DUNN PLACE

STREET TREE (TYP)

7

20

CELTIC HOMES, JASON FLORES
PO BOX 20025, KEIZER OR 97307

DUNN PLACE SUBDIVISION
NE AARON DRIVE + NE DUNN PLACE
SITE PLAN

SCALE 1"=20" (HORZ.)

G4

Date| Sheet No.

6/20/2023

2021-008

4 o 8



AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
EXPIRES

AutoCAD SHX Text
12/31/2021

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
S

AutoCAD SHX Text
1

AutoCAD SHX Text
OREGON

AutoCAD SHX Text
M

AutoCAD SHX Text
,

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
A

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
0

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
76347PE

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
N

AutoCAD SHX Text
P

AutoCAD SHX Text
D

AutoCAD SHX Text
R

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
R

AutoCAD SHX Text
N

AutoCAD SHX Text
S

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
H

AutoCAD SHX Text
NE AARON DRIVE & NE DUNN PLACE

AutoCAD SHX Text
DUNN PLACE SUBDIVISION

AutoCAD SHX Text
SITE PLAN

AutoCAD SHX Text
SITE PLAN

AutoCAD SHX Text
SCALE: 1" = 20'

AutoCAD SHX Text
SITE PLAN KEYED NOTES

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
20

AutoCAD SHX Text
SCALE 1"=20' (HORZ.)


N 0° 27' 36" E N 0° 27' 36" E

0°'L0¢C
199

3.00.00 .06 N

G99

| 113.17" [

| 7624 SF

383.64'

MP LOT 105 |

113.17 |

| S0°00'00"E

| 7550 SF

MP LOT 104 MP LOT 106

76343 SF

N 90° 00' 00" W
200.04'

113.17 |

| S0°00'00"E

MP LOT 103 I
| 7537 SF

N 0° 07' 09" E ! 384.04'

¢6'G9

3.00.00 .06 N
L0°/61
69°G9

T 11317 o 1 o o o o S0°07'09"W o

: MP LOT 102
7447 SF

N 90° 00' 00" W

| o 113.17
i S 0°00'00" E

|
|
@

o
o

5 MP LOT 107
= 75707 SF

MP LOT 101
7434 SF

@ 138.17

| 113.17
I S0°00' 00" E

N 90° 00' 00" W

MP LOT 100
7421 SF

23

P L . - - - —X

LOT 8 LOT 9 \ .
3072 SF

—_— - - -

LOT 7
3073 SF

LOT 10
3299 SF \

- - - \

LOT 11 |
3299 SF

| LOT 6
3073 SF

| LOT 5

3073 SF
S

LOT 4
3073 SF

LOT13

I __2504SF _—i@\,‘ : | : "\..

LOT 3
3073 SF

LOT 14
2594 SF

N
LOT 15 LOT 21"
2594 SF 48944 SF :
N BUILDABLE

REA

LOT 2
3073 SF

— +- -
| LOT 1

LOT 16

3302 SF N

LOT 12 S > )///<:>
3299 SF . - ..\—_—

LOT 20

3179 SF

-3028 SF
LOT 17
2750 SF
LOT 18
2750 SF
LOT 19
3250 SF

3826 SF | 3210 SF

NEIGHBORHOOD MASTER PLAN

SCALE: 17 20°
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NEIGHBORHOOD MASTER PLAN KEY NOTES

1.

2.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

28.

PROPOSED CENTERLINE OF NEW STREET (MARJORIE LANE)
PROPOSED 5.0' WIDE PLANTER STRIP (TYP)
PROPOSED 5.0' WIDE SIDEWALK (TYP)
PROPOSED STREET TREE (TYP)

FUTURE PROPOSED MASTER PLAN LOT (TYP)
FUTURE 5.0' WIDE PLANTER STRIP (TYP)
PROPOSED 5.0' WIDE SIDEWALK (TYP)
PROPOSED LOTS (TYP)

EXISTING DUNN PLACE CENTERLINE ALIGNMENT
FUTURE ROAD ALIGNMENT TO BE DETERMINED
F-P ZONE BOUNDARY

TAX LOT 1900, TAX MAP 45422CD. TO BE SUBDIVIDED IN THE FUTURE FOR THE CREATION OF MP LOTS
100-102 AND 107 AS PART OF THE MASTER PLAN.

TAX LOT 2000, TAX MAP 45422CD. TO BE SUBDIVIDED IN THE FUTURE FOR THE CREATION OF MP LOTS
103-106 AS PART OF THE MASTER PLAN.

PROPOSED 50.0' OF ROW

FUTURE 50.0' OF ROW

FUTURE 10.0' EASEMENT

PROPOSED 10.0' PUE

TREE TO BE REMOVED

BUILDING TO BE REMOVED

60.0' BUILDING SETBACK LINE FROM TOP OF SOUTH YAMHILL RIVER BANK
APPROXIMATE TOP OF BANK FOR SOUTH YAMHILL RIVER

14.0' LANE WIDTH (TYP)

30.00' EXISTING ACCESS AND UTILITY EASEMENT, INSTRUMENT #20020150. AREAS OF EASEMENT LOCATED
IN PROPOSED AND FUTURE RIGHT-OF-WAY TO BE VACATED UPON DEDICATION OF RIGHT-OF-WAY

EXISTING STORMWATER BIOSWALE ON NEIGHBORING PROPERTY

SUBJECT PROPERTY. SEE SHEET PLAT ON SHEET C3 FOR MORE INFORMATION.
EXISTING HOME TO REMAIN

EXISTING GARAGE TO REMAIN

EXISTING BUILDING TO REMAIN
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SCALE: 17 = 20
1. INSTALL 48" DIAMETER ECCENTRIC STORM MANHOLE (TYP) 7. INSTALL 6" C900 PVC WATER MAIN (TYP) 13. EXISTING SANITARY AND STORM LINES TO BE ABANDONED
2. INSTALL CG-2 CATCH BASIN (TYP) 8. INSTALL NEW SANITARY LATERAL TO NEW MAIN (TYP) 14. VERIFY EXISTING PRIVATE STORM MAIN MEETS ALL CITY PUBLIC STORM REQUIREMENTS OR REBUILD AS
NECESSARY WITHIN NEW ROW.
3. INSTALL 12" D3034 SDR 35 PVC STORM MAIN. ROUTE TO ADS FACILITY (TYP) 9. INSTALL POLLUTION CONTROL MANHOLE
15. PROVIDE STORM LATERAL TO LOTS FRONTING NE DUNN PLACE INTO STORM MAIN (TYP)
4. INSTALL SANITARY LATERAL VIA INSERT-A-TEE TO EXISTING MAIN IN DUNN PLACE (TYP) 10. ADS MC-4500 DETENTION FACILITY
16. INSTALL 8" D3034 SANITARY MAIN
5. INSTALL WATER SERVICE LATERAL (TYP) 11. FLOW CONTROL MANHOLE SCALE 1”=20" (HORZ.)
17. CONNECT EXISTING STORM INTO NEW STORM MANHOLE
6. ROUTE DRAINAGE FROM NEW STREET FRONTING LOTS TO WEEPHOLE AT CURB (TYP) 12. FLOW CONTROL MANHOLE DRAINS TO EXISTING MANHOLE IN NE DUNN PLACE -—275 ;!;—
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THESE PLANS HAVE BEEN LICENSED TO THE CUSTOMER
FOR USE IN CONSTRUCTION OF ONE BUILDING ONLY AND

ARE SUBJECT TO THE CONDITIONS OF LICENSE ACCEPTED
BY THE CUSTOMER. MULTI USE LICENSE OPTIONS ARE

)] " N n " 7 Nl n h n h n h h h h AVALABLE UPON REGQUEST. USE OF ANY PART OF THE

UNlT A UNIT B UNlT ( ) UNlT D UNIT A UNIT B UNlT c UNIT D PLANS BY ANT PARTY OTHER THAN THE CUSTOMER
EXCEPT ON LOAN BY THE CUSTOMER TO THIRD PARTIES
NECESSARY TO ASSIST THE CUSTOMER AND USING THE
PLANS SUCH AS CONTRACTORS AND SUBCONTRACTORS
T STRICTLY PROHIBITED. THE PLANS MAY NOT BE
REUSED OR COPEED IN WHOLE OR IN PART WITHOUT

2 BED/2 BATH 3 BED/2.5 BATH 3 BED/2.5 BATH 3 BED/2.5 BATH UsTEN PERMeson Fon uAveA DR co L

OWNERSHIP OF THESE PLANS. WAVRA DESIGN CO.

1332 SF 120 SF 120 SF 1280 SF CRETARES o LAV CARRRULY FOR SR LTS

MEET SPECIFIC STATE AND LOCAL BULDING CODES,

REGULATIONS AND SPECIFIC SITE CONDITIONS S THE
W/BONUS ROOM MAIN FLOOR PRIMARY SRS e T
WAVRA DESIGN CO. WILL NOT BE RESPONSIBLE FOR ANY
DAMAGES RELATING TO THE ACCURACY AND OVERALL
INTEGRITY OF THE PLANS IN EXCESS OF THE LICENSE FEE
PAID FOR THEIR USE. THE CONTRACTOR THEREFORE MUST
CAREFULLY INSPECT ALL DIMENSIONS AND DETAILS IN THE
PLANS FOR ERRORS AND/OR OMISSIONS. UNAUTHORIZED
USE OR COPYING OF THESE PLANS FOR THE DESIGN THEY
DEPICT INFRINGES RIGHTS UNDER THE COPYRIGHT ACT.
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THESE PLANS HAVE BEEN LICENSED TO THE CUSTOMER
FOR USE IN CONSTRUCTION OF ONE BULDING ONLY AND
ARE SUBJECT TO THE CONDITIONS OF LICENSE ACCEPTED
BY THE CUSTOMER. MULTI USE LICENSE OPTIONS ARE
AVAILABLE UPON REQUEST. USE OF ANY PART OF THE
PLANS BY ANY PARTY OTHER THAN THE CUSTOMER
EXCEPT ON LOAN BY THE CUSTOMER TO THIRD PARTIES
NECESSARY TO ASSIST THE CUSTOMER AND USING THE
PLANS SUCH AS CONTRACTORS AND SUBCONTRACTORS
IT'S STRICTLY PROHBITED. THE PLANS ™MAY NOT BE
REUSED OR COPIED IN WHOLE OR IN PART WITHOUT
WRITTEN PERMISSION FROM WAVRA DESIGN CO LLC.
WAVRA DESIGN CO. RETAINS COPY RIGHTS TO AND
OWNERSHIP OF THESE PLANS. WAVRA DESIGN CO.
PREPARES ITS PLANS CAREFULLY FOR USE BY ITS
CUSTOMERS. HOWEVER, ADAPTATION OF THE PLANS TO
MEET SPECIFIC STATE AND LOCAL BULDING CODES,
REGULATIONS AND SPECIFIC SITE CONDITIONS 1S THE
RESPONSIBILITY OF THE CONTRACTOR/USER. IN ADDITION
WAVRA DESIGN CO. WILL NOT BE RESPONSIBLE FOR ANY
DAMAGES RELATING TO THE ACCURACY AND OVERALL
INTEGRITY OF THE PLANS IN EXCESS OF THE LICENSE FEE
PAID FOR THEIR USE. THE CONTRACTOR THEREFORE MUST
CAREFULLY INSPECT ALL DIMENSIONS AND DETAILS IN THE
PLANS FOR ERRORS AND/OR OMISSIONS. UNAUTHORIZED
USE OR COPYING OF THESE PLANS FOR THE DESIGN THEY
DEPICT INFRINGES RIGHTS UNDER THE COPYRIGHT ACT.
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1) g 11 Ty WAVRADESIGNCO.COM
UNIT “A” UNIT B UNIT C UNIT “D” PH. 503-932-4134

THESE PLANS HAVE BEEN LICENSED TO THE CUSTOMER
FOR USE IN CONSTRUCTION OF ONE BULDING ONLY AND

3 BED/2.5 BATH 3 BED/2.5 BATH 3 BED/2.5 BATH 3 BED/2.5 BATH A% smmct To 1 cobiial or imes Jecares

AVALABLE UPON REQUEST. USE OF ANY PART OF THE
PLANS BY ANT PARTY OTHER THAN THE CUSTOMER
1 62 e SF ] 62 e sF EXCEPT ON LOAN BY THE CUSTOMER TO THIRD PARTIES
153] 5F 153] 5F NECESSART TO ASSIST THE CUSTOMER AND USING THE
PLANS SUCH AS CONTRACTORS AND SUBCONTRACTORS
T STRICTLY PROHIBITED. THE PLANS MAY NOT BE
REUSED OR COPEED IN WHOLE OR IN PART WITHOUT
WRITTEN PERMISSION FROM WAVRA DESIGN CO LLC.
WAVRA DESIGN CO. RETANS COPY RIGHTS TO AND
OWNERSHIP OF THESE PLANS. WAVRA DESIGN CO.
PREPARES 16 PLANS CAREFULLY FOR USE BY IT6
CUSTOMERS. HOWEVER, ADAPTATION OF THE PLANS TO
MEET SPECIFIC STATE AND LOCAL BULDING CODES,
REGULATIONS AND SPECIFIC SITE CONDITIONS 15 THE
RESPONSIBILITY OF THE CONTRACTOR/USER. IN ADDITION
WAVRA DESIGN CO. WILL NOT BE RESPONSIBLE FOR ANT
DAMAGES RELATING TO THE ACCURACT AND OVERALL
INTEGRITY OF THE PLANS IN EXCESS OF THE LICENSE FEE
PAID FOR THEIR USE. THE CONTRACTOR THEREFORE MUST
CAREFULLY INSPECT ALL DIMENSIONS AND DETALS IN THE
PLANS FOR ERRORS AND/OR OMISSIONS. UNAUTHORIZED
USE OR COPYING OF THESE PLANS FOR THE DESIGN THEY
DEPICT INFRINGES RIGHTS UNDER THE COPYRIGHT ACT.
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THESE PLANS HAVE BEEN LICENSED TO THE CUSTOMER
FOR USE IN CONSTRUCTION OF ONE BULDING ONLY AND
ARE SUBJECT TO THE CONDITIONS OF LICENSE ACCEPTED
BY THE CUSTOMER. MULTI USE LICENSE OPTIONS ARE
AVAILABLE UPON REQUEST. USE OF ANY PART OF THE
PLANS BY ANY PARTY OTHER THAN THE CUSTOMER
EXCEPT ON LOAN BY THE CUSTOMER TO THIRD PARTIES
NECESSARY TO ASSIST THE CUSTOMER AND USING THE
PLANS SUCH AS CONTRACTORS AND SUBCONTRACTORS
IT'S STRICTLY PROHBITED. THE PLANS ™MAY NOT BE
REUSED OR COPIED IN WHOLE OR IN PART WITHOUT
WRITTEN PERMISSION FROM WAVRA DESIGN CO LLC.
WAVRA DESIGN CO. RETAINS COPY RIGHTS TO AND
OWNERSHIP OF THESE PLANS. WAVRA DESIGN CO.
PREPARES ITS PLANS CAREFULLY FOR USE BY ITS
CUSTOMERS. HOWEVER, ADAPTATION OF THE PLANS TO
MEET SPECIFIC STATE AND LOCAL BULDING CODES,
REGULATIONS AND SPECIFIC SITE CONDITIONS 1S THE
RESPONSIBILITY OF THE CONTRACTOR/USER. IN ADDITION
WAVRA DESIGN CO. WILL NOT BE RESPONSIBLE FOR ANY
DAMAGES RELATING TO THE ACCURACY AND OVERALL
INTEGRITY OF THE PLANS IN EXCESS OF THE LICENSE FEE
PAID FOR THEIR USE. THE CONTRACTOR THEREFORE MUST
CAREFULLY INSPECT ALL DIMENSIONS AND DETAILS IN THE
PLANS FOR ERRORS AND/OR OMISSIONS. UNAUTHORIZED
USE OR COPYING OF THESE PLANS FOR THE DESIGN THEY
DEPICT INFRINGES RIGHTS UNDER THE COPYRIGHT ACT.
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THESE PLANS HAVE BEEN LICENSED TO THE CUSTOMER
FOR USE IN CONSTRUCTION OF ONE BULDING ONLY AND
ARE SUBJECT TO THE CONDITIONS OF LICENSE ACCEPTED
BY THE CUSTOMER. MULTI USE LICENSE OPTIONS ARE
AVAILABLE UPON REQUEST. USE OF ANY PART OF THE
PLANS BY ANY PARTY OTHER THAN THE CUSTOMER
EXCEPT ON LOAN BY THE CUSTOMER TO THIRD PARTIES
NECESSARY TO ASSIST THE CUSTOMER AND USING THE
PLANS SUCH AS CONTRACTORS AND SUBCONTRACTORS
IT'S STRICTLY PROHBITED. THE PLANS ™MAY NOT BE
REUSED OR COPIED IN WHOLE OR IN PART WITHOUT
WRITTEN PERMISSION FROM WAVRA DESIGN CO LLC.
WAVRA DESIGN CO. RETAINS COPY RIGHTS TO AND
OWNERSHIP OF THESE PLANS. WAVRA DESIGN CO.

7] 7] 7] 7] 7] /7] 7] 7]
UNIT A UNIT B UNlT ( UNIT D PREPARES [T6 PLANS CAREFULLY FOR USE BY IT8
0N . N n n 0N o n n CUSTOMERS. HOWEVER, ADAPTATION OF THE PLANS TO
UNlT A UNlT B UNIT c : UNlT D MEET SPECIFIC STATE AND LOCAL BULDING CODES,
REGULATIONS AND SPECIFIC SITE CONDITIONS IS THE
RESPONSIBILITY OF THE CONTRACTOR/USER. IN ADDITION
WAVRA DESIGN CO. WILL NOT BE RESPONSIBLE FOR ANY

DAMAGES RELATING TO THE ACCURACY AND OVERALL
INTEGRITY OF THE PLANS IN EXCESS OF THE LICENSE FEE

PAID FOR THEIR USE. THE CONTRACTOR THEREFORE MUsT

3 BED/2.5 BATH 3 BED/2.5 BATH 3 BED/2.5 BATH 3 BED/2.5 BATH CAREFULLY INSFECT ALL DIMENSIONS AND DETALS N ToE
* * * * PLANS FOR ERRORS AND/OR OMISSIONS. UNAUTHORIZED

USE OR COPYING OF THESE PLANS FOR THE DESIGN THEY

] 53] SF I b e 3 5 F ] b 93 6 F I 53] SF DEPICT INFRINGES RIGHTS UNDER THE COPYRIGHT ACT.
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THESE PLANS HAVE BEEN LICENSED TO THE CUSTOMER
FOR USE IN CONSTRUCTION OF ONE BULDING ONLY AND
ARE SUBJECT TO THE CONDITIONS OF LICENSE ACCEPTED
BY THE CUSTOMER. MULTI USE LICENSE OPTIONS ARE
AVAILABLE UPON REQUEST. USE OF ANY PART OF THE
PLANS BY ANY PARTY OTHER THAN THE CUSTOMER
EXCEPT ON LOAN BY THE CUSTOMER TO THIRD PARTIES
NECESSARY TO ASSIST THE CUSTOMER AND USING THE
PLANS SUCH AS CONTRACTORS AND SUBCONTRACTORS
IT'S STRICTLY PROHBITED. THE PLANS ™MAY NOT BE
REUSED OR COPIED IN WHOLE OR IN PART WITHOUT
WRITTEN PERMISSION FROM WAVRA DESIGN CO LLC.
WAVRA DESIGN CO. RETAINS COPY RIGHTS TO AND
OWNERSHIP OF THESE PLANS. WAVRA DESIGN CO.
PREPARES ITS PLANS CAREFULLY FOR USE BY ITS
CUSTOMERS. HOWEVER, ADAPTATION OF THE PLANS TO
MEET SPECIFIC STATE AND LOCAL BULDING CODES,
REGULATIONS AND SPECIFIC SITE CONDITIONS 1S THE
RESPONSIBILITY OF THE CONTRACTOR/USER. IN ADDITION
WAVRA DESIGN CO. WILL NOT BE RESPONSIBLE FOR ANY
DAMAGES RELATING TO THE ACCURACY AND OVERALL
INTEGRITY OF THE PLANS IN EXCESS OF THE LICENSE FEE
PAID FOR THEIR USE. THE CONTRACTOR THEREFORE MUST
CAREFULLY INSPECT ALL DIMENSIONS AND DETAILS IN THE
PLANS FOR ERRORS AND/OR OMISSIONS. UNAUTHORIZED
USE OR COPYING OF THESE PLANS FOR THE DESIGN THEY
DEPICT INFRINGES RIGHTS UNDER THE COPYRIGHT ACT.
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Proposed Memory Care Facility (Evelyn House)
225 NE Dunn Place, McMinnville, Oregon
August 15, 2014

1.0 INTRODUCTION

Strata Design LLC (STRATA) is pleased to submit this Report of Geotechnical Site
Assessment report for your subject proposed site development in McMinnville, Oregon
(FIGURE 1). The site is approximately 2.83 acres, and located northwest of the intersection of
NE Cumulus Avenue and NE Dunn Placein the southwest quarter of Section 22, Township 4
South, Range 4 West of the Willamette Meridian. The development area will be located on
predominantly level grades within the cleared portions of the property, which now contains an
unoccupied single family residence and shop building. The southeast bank of the South Fork of
the Yamhill River border along the west boundary of the property.

The site is planned to be developed into a senior care facility with the design layout as shown in
FIGURE 2. The project would include associated local street and utility improvements. The
current site plan has incorporated building and a grading and development limit setback of 60
feet away from the top of the Yamhill River bank slope. The buffer follows in accordance with
the recommended practice set forth in a previous (2005) geotechnical report, referenced below.

1.1 Project Description

Evelyn House will be a State of Oregon licensed enhanced memory care facility for 44 residents
with a building footprint of approximately 21,000 SF. We understand that the development at the
site will include grading for construction of the new buildings, storm and sanitary utilities, and
roadway and driveways paved with asphaltic concrete.

We assume that the new buildings will be a maximum of 2 stories, supported on embedded
column and shallow spread footings of wood or steel framing and also may utilize concrete slab-
on-grade floors in certain buildings. While detailed structural load information was not available
for our review, we preliminarily assume that building loads will contain perimeter footing loads of
less than 5 kips per lineal foot (klf), interior column loads of less than 60 kips, and uniform floor
slab loads of less than 200 pounds per square foot (psf).

1.2 Scope of Work

The purpose of our work was to evaluate surface and subsurface conditions associated with the
proposed development portion of the site in order to provide geotechnical engineering
recommendations for design and construction of the development. Our scope of work included
the following:
e Review prior onsite exploratory borings, soil classifications and laboratory analysis
completed in the geotechnical reports referenced below.
e Log subsurface soil data utilizing truck-mounted cone penetrometer testing (CPT) at 3
select locations.
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e Profile the subsurface materials encountered in the explorations utilizing the CPT data
readings with correlation to Standard Penetration Tests (SPTs).

e Provide geotechnical recommendations for site preparation, stripping depths, utility
trench excavation and backfill, wet/dry weather earthwork, fill type for imported
materials, use of on-site soils, compaction criteria, and grading.

e Provide geotechnical engineering recommendations for design and construction of
shallow spread foundations and floor slabs, including an allowable design bearing
pressure, minimum footing depth and width requirements, and subsurface drainage.

o Estimate settlement of foundations and floor slabs based on preliminarily assumed
building design loadings.

¢ Provide recommendations for the Seismic Site Class, mapped maximum considered
earthquake spectral response accelerations, site seismic coefficients, and Seismic
Design Category.

+» Provide a qualitative discussion of seismic hazards at the site, including liquefaction
potential, slope instability, and surface rupture

e Provide a written report summarizing the results of our Geotechnical Investigation.

2.0 REVIEWS OF PREVIOUS REPORTS

In preparation of our report, STRATA has also obtained and reviewed document information
related to the following previous site geotechnical reports in 2005 as follows:

e Preliminary Geotechnical Site Evaluation, Proposed Residential Subdivision, NE Dunn
Place and NE Cumulus Avenue, prepared by GeoDesign, Inc., dated January 2005.

o Slope Stability Report for NE Dunn Residential Subdivision, prepared by GeoDesign,
Inc. dated March 14, 2005.

3.0 SITE DESCRIPTION
3.1 General

The subject property is listed as Tax Lot 01700 and consists of a total of approximately 2.83
acres. The site is bordered by NE Dunn Place to the east, and is offset by approximately 500
feet from NE Cumulus Road to the south. The south fork of Yambhill River is present along and
within portions of the north and west property boundaries. An uninhabited, older two-story
residence, accessory garage and shed, remain on the property in the northwest portion of the
property.: Existing residential and street development is present to the east, north and south.
No development or disturbance is planned within 60 feet of the top of the bank of the S. Yamiill
River, as was previously recommended in the 2005 Report of slope stability analysis.
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3.2 Site Geology

The available mapping’ indicates that the site is underlain by Pleistocene- to Holocene-Age,
middle terrace deposits (Willamette Silt) consisting of poorly sorted clay, silt, sand, and fine to
very coarse gravel. The unit is mapped up to about 150 feet deep in some locations. The flood
deposits are likely underlain by Miocene-Age, Columbia River Basalt.

3.3 Site Surface Conditions

The site is cleared of forested trees, and contains mixed vegetation consisting of noxious
weeds, Himalayan blackberry and grasses. The northwest portion of the site contains the
heavily vegetated and forested bank of the S. Yamhill River which slopes at approximately 60
degrees down to the water level, approximately 25 feet elevation below the near level remaining
area of the site. The level portion primarily contains a farmed grass field, along with a relict
(unoccupied) house, and detached accessory building, shed and water well house. Vertical
relief across the development portion of the site is very slight, on the order of 2 feet.

3.4 Site Subsurface Conditions

3.4.1 Field Exploration

A truck-mounted cone penetrometer testing (CPT) push probe was utilized to explore
subsurface soil properties. STRATA selected three CPT test locations, with depths between 25
and 40 feet, as shown in FIGURE 2.

FIGURE 3 (attached) providse the soil exploration logs and our summary of the relative shear
strengths resulting from the previous subsurface exploration logs (2005) using SPT testing and

grab sampling, and the present CPT subsurface strata profiles.

3.4.2 Subsurface Units:

Soils sampled in prior site drilling and profiled with the current CPT tests, indicate the site
subsurface is of native origin, with an approximately 6-inch layer of topsoil that is underlain by
interbedded alluvium (floodplain) consisting of SILTS and SILTY SANDS. The generalized
profile of soil units is as follows:

Unit 1 — SILT Below the organic topsoil, the alluvium unit consists of saturated, medium stiff,
dark brown, SILT, profiled to a depth of about 6 feet. This stratum generally in moist
condition and had low plasticity.

1 Open file Report 0-81-6. Preliminary Geologic Map of the McMinnville and Dayton Quadrangles, By Michael E. Brownfield and
Herbert G. Schlicker. Oregon. Published by the Oregon Department of Geology and Mineral Industries, 1981.
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4.2 Seismic Hazards

Qualitative evaluations of seismic hazards were based on the available geologic mapping, the
soils encountered within the depths explored, and our observations of the existing site surface
conditions.

4.2.1 Liguefaction

In general, liguefaction occurs when deposits of loose/soft, saturated, cohesionless soils,
generally sands and silts, are subjected to strong earthquake shaking. [f these deposits cannot
drain quickly enough, pore water pressures can increase, approaching the value of the
overburden pressure. The shear strength of a cohesionless soil is directly proportional to the
effective stress, which is equal to the difference between the overburden pressure and the pore
water pressure. When the pore water pressure increases to the value of the overburden
pressure, the shear strength of the soil approaches zero, and the soil can liquefy. The liquefied
soils can undergo rapid consolidation or, if unconfined, can flow as a liquid. Structures
supported by the liquefied soils can experience rapid, excessive settlement, shearing, or even
catastrophic failure.

In our professional judgment, the risk of liquefaction occurring at this site would be very low
during the design level earthquake.

4.2.2 Surface Rupture

4.2.2.1 Faulting

Although the site is situated in a region of the country known for seismic activity, no known
faults exist on or immediately adjacent to the site. Therefore, the risk of surface rupture at the
site due to faulting is considered low.

4.2.2.2 Lateral Spread

Surface rupture due to lateral spread can occur on sites underlain by liquefiable soils that are
located on or immediately adjacent to slopes steeper than about 3 degrees (20H:1V), and/or
adjacent to a free face, such as a stream bank or the shore of an open body of water. During
lateral spread, the materials overlying the liquefied soils are subject to lateral movement
downslope or toward the free face.

As discussed above, the risk of liquefaction occurring at the site during a design level
earthquake is generally low. If soils underlying the site were to liquefy over a sufficiently
continuous area, lateral displacement could occur. As discussed above, were liquefaction to
occur, the lateral extent of liquefied soils are anticipated to be localized and generally
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discontinuous. Therefore, the risk of surface rupture to liquefaction at the site is generally
considered low.

4.3 Slope Stability

The risk of seismically-induced instability of the existing site slopes was previously evaluated by
quantitative slope stability analysis, including seismic loads, as detailed in the above referenced
previous geotechnical studies.

We compiled profile comparisons to correlate the field data obtained for undrained shear
strength, as shown in FIGURE 3. This provides a relative comparison of the current CPT values
(converted to equivalent SPT data) and SPT data from GeoDesign (2005). Given the
predominance of fine-grained particles size to depths of 40 feet bgs, the SPT blow counts (used
in the 2005 stability analysis) may be reflecting lower soil shear values due to the drop hammer
impact (fine-grained shearing) versus the CPT profiles.

From our review of the present CPT data profile of the subsurface, we believe the earlier
analysis and calculation of slope stability should be considered conservative in its approach.
Therefore the plan minimum setback from the top of slope of 60 feet is appropriate in assurance
of long term stability of the site. During our current site reconnaissance, no evidence of recent
slope movements, ground cracking, sloughing or erosion along the slopes was observed.

5.0 CONCLUSIONS

Based on the resuits of our site assessment, the site may be developed as described in Section
1.1 of this report, provided the recommendations contained in this report and applicable building
codes are incorporated into the site design and construction. New buildings constructed at the
site can be supported on conventional, shallow foundations bearing on the existing, properly
prepared native soils, or on structural fill placed over the native soils. No significant fill or mass
waste was encountered within the proposed development or improvement areas of the property.

In order to maintain the intention of the slope buffer area, no disposal or infiltration of
stormwater should occur within the 60 foot buffer area. Our understanding is that disposal of
stormwater from the proposed new development would be served by conventional stormwater
detention and treatment located at the northeast corner area of the site from the slope area, with
overflow pipe conveyance out to the storm system of NE Dunn Place.

The following paragraphs present specific geotechnical recommendations for design and
construction of the proposed development.
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6.0 RECOMMENDATIONS

As we have observed discrete locations of the subsurface, please note that our
recommendations are based on the assumptions that the subsurface conditions do not deviate
appreciably from those found during the field investigation. STRATA should be consulted for
further recommendations if the design and/or location of the proposed development changes, or
variations and/or undesirable geotechnical conditions are encountered during site development.

6.1 Site Preparation

6.1.1 Site Stripping

Vegetation and organic topsoil should be removed from, and for a minimum 5-foot margin
around, proposed building and pavement locations, as well as areas that are to receive
structural fill. Based on the results of our field explorations, stripping depths on the order of % to
2 feet should be anticipated. Stripping depths may increase or decrease at locations away from
our explorations. A geotechnical representative from STRATA should provide recommendations
for actual stripping depths based on observations during site preparation. Stripped materials
should be transported for off-site use or disposal, and/or stockpiled for later use in landscaped
areas. If encountered during site preparation, existing structures (foundations, concrete slabs,
buried utilities), existing fill, debris, or other deleterious material should be completely removed
and disposed of off site.

Grubbing of trees should include the removal of the root mass, and roots greater than %-inch in
diameter. Grubbed material should be transported off-site for disposal. Root masses from
larger trees may extend several feet bgs. Where root masses are removed within the structural
footprint, the resulting excavation should be properly backfilled with structural fill.

6.1.2 Subgrade Preparation

After site preparation as recommended above, and prior to placement of fill and/or excavation
for footings, a geotechnical representative from STRATA should probe and/or observe a proof-
roll of the exposed subgrade soils in order to identify areas of excessive yielding. If areas of soft
soil or excessive yielding are identified, the affected material should be stabilized as
recommended by the geotechnical engineer or his representative. Stabilization may be
achieved by over-excavation to firm, stable subgrade, and replacement with compacted
structural fill or stabilization rock (e.g. 4-inch-minus crushed rock). Separation geotextiles,
geogrid reinforcement, or cement/lime amendment of subgrade soils can also be utilized to
stabilize soft or yielding areas.

The test pits conducted at the site were loosely backfilled during our field investigation. Where
test pits are located within finalized building or pavement areas, the loose backfill materials
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should be re-excavated. The resulting excavations should be backfilled with structural fill placed
and compacted in general accordance with Section 6.3.

6.1.3 Erosion Control

Erosion and sedimentation control measures should be employed in accordance with applicable
City, County, and State regulations regarding erosion control.

6.2 Wet Weather Considerations

For planning purposes, the wet season should be considered to extend from late September to
late June. It is our experience that dry weather working conditions should prevail between early
July and the middle of September. Notwithstanding the above, soil conditions should be
evaluated in the field by the geotechnical engineer or his representative at the initial stage of
site preparation to determine whether the recommendations within this section should be
incorporated into construction.

6.2.1 General Considerations

The on-site soils (silt and sandy silt) are susceptible to disturbance during wet weather.
Trafficability of these soils may be difficult, and significant damage to subgrade soils will likely
occur, if earthwork is undertaken without proper precautions at times when the exposed soils
are more than a few percentage points above optimum moisture content.

For construction that occurs during the wet season, methods to limit soil disturbance should be
employed. Site preparation activities may need to be accomplished using track-mounted
equipment, loading removed material onto trucks supported on granular haul roads. Soils that
have been disturbed during site preparation activities should be over-excavated to firm, stable
subgrade, and replaced with imported granular structural fill.

6.2.2 Egquipment Haul Roads & Staging Areas

Haul roads subjected to repeated heavy construction traffic will require a minimum of 18 inches
of imported granular material. For light staging areas, 12 inches of imported granular material
should be sufficient. Additional granular material, geo-grid reinforcement, or cement amendment
may be considered based on site conditions and/or loading at the time of construction. The
imported granular material should consist of crushed rock, with characteristics consistent with
Section 6 of this report. The imported granular material should be placed in a single lift and
compacted using a smooth-drum, non-vibratory roller. \

Where new subgrades are prepared in areas of repeated construction traffic, geotextile fabric

should be placed prior to placement of imported granular material. The geotextile fabric should
meet the requirements set forth in the current Oregon Department of Transportation (ODOT)
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Standard Specification for Construction, Section 02320. In accordance with table 02320-1 of the
ODOT specifications, the separation fabric should have a minimum puncture strength of (ASTM
D4833) of 80 pounds and an apparent opening size (ASTM D4751) no larger than the U.S.
Standard No. 30 sieve.

6.2.3 Footing Subgrade Protection

A minimum of 3 inches of imported granular material should be placed over exposed foundation
subgrades in order to provide protection from foot traffic during inclement weather. The imported
granular material should consist of imported granular structural fill. The imported granular
material should be placed in one lift over the prepared, undisturbed subgrade, and compacted
using non-vibratory equipment until well keyed.

6.3 Structural Fill

The geotechnical engineer should be provided the opportunity to review all materials considered
for use as structural fill (prior to placement). The geotechnical engineer or his representative
should be contacted to evaluate compaction of structural fill as the material is being placed.
Evaluation of compaction may take the form of in-place density tests and/or proof-roll tests with
suitable equipment. Structural fill should be evaluated at intervals not exceeding every 2 vertical
feet as the fill is being placed.

6.3.1 On-Site Soils

Use of the on-site silt and sandy silt (ML) as fill in structural areas (pavement and buildings) may
be difficult because these soils are sensitive to small changes in moisture content and difficult, if
not impossible, to adequately compact during wet weather. Use of the on-site soils for the berm
construction would be feasible if moisture conditioned and placed and compacted in lifts in
accordance with our recommendations. Generally, we anticipate that the moisture content of
these soils will be higher than the optimum moisture content for satisfactory compaction.
Therefore, moisture conditioning (drying) should be expected in order to achieve adequate
compaction. If used as structural fill, these soils should be free of organic matter, debris, and
particles larger than 3 inches. They should be placed in lifts with a maximum thickness of about
8 inches at moisture contents within —1 and +3 percent of optimum, and compacted to not less
than 92 percent of the material’s maximum dry density, as determined in general accordance
with ASTM D1557 (Modified Proctor).

If the on-site soils cannot be properly moisture-conditioned and/or processed, we recommend
using imported granular material for structural fill in building or pavement areas.
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6.3.2 |Imported Granular Structural Fill

Imported granular structural fill should consist of angular pit or quarry run rock, crushed rock, or
crushed gravel that is fairly well graded between coarse and fine particle sizes. The granular fill
should contain no organic matter, debris, or particles larger than 4 inches, and have less than
5 percent material passing the U.S. Standard No. 200 Sieve. The percentage of fines can be
increased to 12 percent of the material passing the U.S. Standard No. 200 Sieve if placed
during dry weather, and provided the fill material is moisture-conditioned, as necessary, for
proper compaction. Granular fill material should be placed in lifts with a maximum thickness of
about 12 inches, and compacted to not less than 95 percent of the material’s maximum dry
density, as determined in general accordance with ASTM D1557 (Modified Proctor). Proper
moisture conditioning and the use of vibratory equipment will facilitate compaction of these
materials.

For fine grading purposes, the maximum particle size should be limited to 1%z inches.
Compaction of granular fill materials with high percentages of particle sizes in excess of 1%2-
inches should be evaluated by periodic proof-roll observation or continuous observation by the
STRATA geotechnical representative during fill placement, since it cannot be tested
conventionally using a nuclear densometer. Granular fills with high percentages of particle sizes
in excess of 1%-inches should be capped with a minimum of 12 inches of 1}z-inch-minus, or
smaller, granular fill under all structural elements (footings, concrete slabs, pavements, etc.).

6.4 Shallow Spread Foundations

6.4.1 Acceptable Subgrade Soils

Satisfactory subgrade support for shallow foundations can be obtained from the native, stiff silt
and/or on structural fill placed on these soils. These soils were encountered at depths of about 2
feet bgs within our explorations.

If soft, loose, or otherwise unsuitable soils are encountered, they should be over-excavated as
recommended by the STRATA geotechnical representative at the time of construction. The
resulting over-excavation should be brought back to grade with imported granular structural fill.
All granular pads for footings should be constructed a minimum of 6 inches wider on each side
of the footing for every vertical foot of over-excavation.

6.4.2 Minimum Footing Width, Embedment & Nearby Excavation

Individual spread footings should have a minimum width of 24 inches. Continuous wall footings
should have a minimum width of 18 inches for light-framed structures up to two stories in height.
All footings should be founded at least 18 inches below the lowest adjacent grade. Excavations
near footings should not extend within a 1H:1V plane projected out and down from the outside,
bottom edge of the footings.
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6.4.3 Bearing Pressure and Settlement

The minimum.footing dimensions described above will likely govern footing sizes. Nonetheless,
footings founded as recommended above on suitable subgrades may be proportioned for a
maximum allowable soil bearing pressure of 2,200 pounds per square foot (psf). This bearing
pressure is a net bearing pressure, applies to the total of dead and long-term live loads, and
may be increased by one-third when considering seismic or wind loads.

For the recommended design bearing pressure, total settiement of footings is anticipated to be
less than 1 inch. Differential settlements between adjacent columns and/or bearing walls should

not exceed Yz-inch.

6.4.4 Lateral Capacity

We recommend using a maximum passive (equivalent-fluid) earth pressure of 250 pounds per
cubic foot (pcf) for design for footings confined by the native, very stiff to stiff silt to sandy silt
(ML). A maximum passive earth pressure of 350 pcf may be used for imported granular
structural fill that is properly placed and compacted during construction. The recommended
earth pressure was computed using a factor of safety of 1%, which is appropriate due to the
amount of movement required to develop full passive resistance.

An ultimate coefficient of friction equal to 0.35 may be used when calculating resistance to
sliding for footings founded on the native silt to sandy silt. An ultimate coefficient of friction equal
to 0.45 may be used when calculating resistance to sliding for footings founded on a minimum
of 6inches of imported granular structural fill (crushed rock) that is properly placed and
compacted during construction.

6.4.5 Drainage

We recommend that foundation drains be installed at the exterior base elevations of continuous
wall footings. Foundation drains should consist of a minimum 4-inch-diameter, perforated,
PVC/HDPE drainpipe wrapped with a non-woven geotextile filter fabric. The drains should be
backfilled with a minimum of 2 cubic feet of open graded drain rock per lineal foot of pipe. The
drain rock shouid be encased in a geotextile fabric in order to provide separation from the
surrounding soils. Foundation drains should be positively sloped and should outlet to a suitable
discharge point. The geotechnical engineer or his representative should observe the drains prior
to backfilling. Roof drains should not be tied into foundation drains.
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6.5 Floor Slabs

6.5.1 Acceptable Subgrade Soils

Where floor slab buildings are included in the design plan, subgrade support for floor slabs
supporting up to 200 psf area loading, can be obtained from the native, stiff silt (ML), overlain
with a minimum 6-inch crushed rock capillary break layer, discussed below.

If soft, loose, or otherwise unsuitable soils are encountered, they should be over-excavated as
recommended by the STRATA geotechnical representative at the time of construction. The
resulting over-excavation should be brought back to grade with imported granular structural fill.

6.5.2 General

A minimum 6-inch-thick layer of crushed rock base, compacted to not less than 95 percent of
the material’s maximum dry density, as determined in general accordance with ASTM D1557
(Modified Proctor), should be placed over the prepared subgrade to provide a uniform surface
for placing concrete, and supporting the slab. Base rock material placed directly below the slab
should have a maximum particle size of %-inch or less.

For floor slabs constructed as recommended, a modulus of subgrade reaction of 150 pounds
per cubic inch (pci) is recommended for the design of the floor slab. Floor slabs constructed as
recommended will likely settle less than %-inch. For general floor slab construction, slabs
should be jointed around columns and walls to permit slabs and foundations to settle
differentially.

6.5.3 Subgrade Moisture Considerations

Liquid moisture and moisture vapor should be expected at the subgrade surface. The crushed
rock base recommended above typically serves as a capillary break and provides protection
against liquid moisture. Where moisture vapor emission through the slab must be minimized,
e.g. impervious floor coverings, storage of moisture sensitive materials directly on the slab
surface, etc., a vapor retarding membrane or vapor barrier below the slab should be considered.
Factors such as cost, special considerations for construction, floor coverings, and end use
suggest that the decision regarding a vapor retarding membrane or vapor barrier be made by
the architect and owner.

If a vapor retarder or vapor barrier is placed below the slab, its location should be based on
current American Concrete Institute (ACI) guidelines, ACI 302 Guide for Concrete Floor and
Slab Construction. In some cases, this indicates placement of concrete directly on the vapor
retarder or barrier. Please note that the placement of concrete directly on impervious
membranes increases the risk of plastic shrinkage cracking and slab curling in the concrete.
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Construction practices to reduce or eliminate such risk, as described in ACI 302, should be
employed during concrete placement.

6.6 Pavements
6.6.1 General

This report excludes pavement thickness design at this time. It is acknowledged that the
development will include private street/parking and public frontage improvements. Our office
may be contacted should you wish STRATA to prepare the site pavement section design.

6.6.2 Pavement Subgrade Preparation

In dry weather conditions, after site, and prior to placement of base course material or structural
fill, the geotechnical representative shouid observe a proof roll test of the prepared subgrade in
order to identify areas of excessive yielding. The proof roll test should be performed using a
fully-loaded, conventional, dump truck or water truck. If localized areas of soft soil or excessive
yielding are identified, the affected material should be over-excavated to firm, stable subgrade,
and replaced with imported granular structural fill in conformance with this report. If extensive
areas of soft soil or excessive yielding are identified, measures to stabilize or improve the
subgrade may include the addition of a sub-base layer, reinforcement using geogrid, or cement
amendment.

Preparation of pavement subgrade soils during wet weather should be in conformance with
Section 6.2 of this report. We recommend that increased base rock sections and a geotextile
separation fabric be used in wet conditions in order to support construction traffic and protect
the subgrade.

6.7 Utility Trenches

6.7.1 Ultility Trench Excavation

Temporary trench cuts should stand near vertical to depths of at least 4 feet in the native soils
encountered near the surface. If seepage is encountered that undermines the stability of the
trench, or caving of the sidewalls is observed during excavation, the sidewalls should be
flattened or shored.

If groundwater is present at the base of utility excavations, we recommend placing trench
stabilization material at the base of the excavations. Trench stabilization material should consist
of 1-foot of well-graded gravel, crushed gravel, or crushed rock with a maximum particle size of
4 inches, and less than 5 percent material passing the U.S. Standard No. 4 Sieve. The material
should be free of organic matter and other deleterious material, placed in one lift, and
compacted until well-keyed.
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While we have described certain approaches to the trench excavation, dewatering, and base
stabilization, it is the contractor's responsibility to select the excavation and dewatering
methods, to monitor the trench excavations for safety, and to provide any shoring required to
protect personnel and adjacent improvements. All trench excavations should be in accordance
with applicable OSHA and State regulations.

6.7.2 Trench Backfill Material (Structural Areas)

Trench backfill for the utility pipe base and pipe zone should be placed in accordance with the
pipe manufacturer's recommendations. In the absence of manufacturer guidelines, it should be
placed in maximum 10-inch-thick loose lifts, and compacted to not less than 90 percent of the
material’'s maximum dry density, as determined in general accordance with ASTM D1557.
Backfill above the pipe zone should be placed in maximum 10-inch-thick loose lifts, and
compacted to not less than 92 percent of the material's maximum dry density in general
accordance with ASTM D1557. Trench backfill within 3 feet of finished subgrade elevation
should be placed in maximum 10-inch-thick loose lifts and compacted to not less than
95 percent of the material's maximum dry density as determined in general accordance with
ASTM D1557.

6.8 Stormwater Drainage Considerations

We recommend that paved surfaces and ground near or adjacent to buildings be sloped to drain
away from the buildings. Surface water from impervious surfaces should be collected and
routed to the stormwater collection system (design by others) located to the outer northeast
edge of the property. In no manner should concentrated flow of stormwater be discharged to the
slope area.

6.9 Observation of Construction

Satisfactory earthwork, foundation, and pavement performance depends to a large degree on
the quality of construction. Sufficient observation of the contractor’s activities will document that
the work is completed in accordance with the construction drawings and specifications.
Subsurface conditions observed during construction should be compared with those
encountered during subsurface explorations by engaging the geotechnical engineer during the
work in order to confirm subsurface conditions have not changed significantly from those
anticipated based on the findings of this report. This would involve intermittant observations and
testing of the earthwork and subgrade preparation for structural fills, shallow foundations, floor
slabs, and pavements.

7.0 LIMITATIONS

We have prepared this report for use by the owner/developer and other members of the design
and construction team for the proposed development. The opinions and recommendations
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contained within this report are not intended to be, nor should they be construed as a warranty
of subsurface conditions, but are forwarded to assist in the planning and design process.

We have made observations based on our explorations that indicate the soil conditions at only
those specific locations and only to the depths penetrated. These observations do not
necessarily reflect soil types, strata thickness, or water level variations that may exist between
or away from our explorations.

Our work has been conducted in general conformance with the standard of care in the field of
geotechnical engineering currently in practice in the Pacific Northwest for projects of this nature
and magnitude. No warranty, express or implied, exists on the information presented in this
report. By utilizing the findings within this report, the addressee acknowledges and accepts the
risks and limitations of development at the site, as outlined within the report.

\4

Respectfully Submitted,
STRATA DESIGN, LLC

Randall S. Goode, PE
Principle Geotechnical Engineer

Attachments: Figure 1 - Site Vicinity and Topography Map
Figure 2 - Site Plan
Figure 3 - Comparison Graph, SPT vs. CPT
CPT Soil Testing Logs
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September 7, 2023 E-N/G I N E E RI N G§

Since 1977

civil + transportation

Mr. Jason Flores structural - geotechnical
Celtic Homes, LLC SURVEYING

PO Box 20025

Keizer, Oregon 97307

RE: EVALUATION OF GEOTECHNICAL SITE INVESTIGATION
235 NE DUNN PLACE

MCMINNVILLE , OREGON
Branch Engineering Inc Project No. 21-027

Pursuant to your request, a Branch Engineering, Inc. (BEI) Geotechnical Engineer visited the above
referenced site on July 25, and August 25, 2023, before and after site clearing, to assess the site
conditions with respect to recommendations in the provided August 15, 2014 Geotechnical Site
Investigation for a Proposed Memory Care Center prepared by Stata Design LLC. The Strata Design
report references two prior reports for the site prepared by GeoDesign Inc. in March and January
2005. Our assessment is intended to specifically address the current slope conditions and review of
the Strata Design comments regarding the stability of the east bank of the South Yambhill River
adjacent to the northwest boundary of the subject site.

Our field observations indicate an approximately 80-foot high slope averaging a 1.5H:1V angle down
to the river at the closest lateral distance off the northwest boundary of the subject site. The slope
appears to steepen to at least 1H:1V in areas and flattens near the river’s edge. The slope is heavily
vegetated with leaning and “pistol-butted” trees, but no apparent recent mass wasting or sliding was
observed on the slope. The only observed indication of recent land movement is located off site to
the north in the northwest corner of 301 NE Dunn Place. This land movement was observed from the
cul-de-sac at the west end of NE Chalmers Way and consists of erosion and a fence leaning and out
of alignment indicating at least surficial movement; it was also observed that stockpiles soil appears
to have been recently placed just above the area of suspected movement.

Based on our field observations and the data provided in the Strata Design report, BEI concurs that
the 60-foot setback from the top of the existing slope appears reasonable and appropriate for the
design life of the development. No subsurface investigation of the site or review of stability
calculations by GeoDesign Inc. was performed by BEL

Sincerely,
Branch Engineering Inc,

Ronald J. Derrick, P.E., G.E.
Principal Geotechnical Engineer

www.branchengineering.com
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