ORDINANCE NO. 5173

An Ordinance approving a comprehensive plan map amendment (Docket CPA 1-25)
and zone map amendment (Docket ZC 2-25) for approximately 26.07 acres, located
at 2325 NE Three Mile Lane, 160 NE Atlantic Street, 2305, 2245, 2225, 2215, and
2205 NE Cumulus Avenue, and tax lot R4422CC 01102.

RECITALS:

WHEREAS, on October 4, 2024, the Community Development Department
received concurrent land-use applications (Docket CPA 1-25/ZC 2-25) from
applicant, BRR Properties, LLC, requesting approval of a Comprehensive Plan Map
amendment from Industrial, Residential, Commercial, and Floodplain designations
to Residential, Commercial, and Floodplain designations, and a zone map
amendment from M-2 (General Industrial), C-3 (General Commercial), R-4 Medium,
High-Density 5000 SF Lot Residential Zone, R-1 Low-Density 9000 SF Lot
Residential Zone, and F-P Flood Area Zone, to C-3 (General Commercial), R-4
Medium, High-Density 5000 SF Lot Residential Zone, and F-P Flood Area Zone for
eight properties; and

WHEREAS, the subject properties 2325 NE Three Mile Lane, 2305 NE
Cumulus Avenue, 2245 NE Cumulus Avenue, 2225 NE Cumulus Avenue, 2215 NE
Cumulus Avenue, 2205 NE Cumulus Avenue, 160 NE Atlantic Street, and property
with no address (Map and Tax Lot R4422CC 01102); and

WHEREAS, a duly noticed public hearing before the McMinnville Planning
Commission was held on February 19, 2026, after due notice had been provided to
the Department of Land Conservation and Development on December 3, 2025,
written notice had been mailed to property owners within 300 feet of the affected
property on January 30, 2026, and due notice was published in the local newspaper
on February 13, 2026; and

WHEREAS, at said public hearing, a staff report, the application materials,
findings and the decision document were presented, and applicant testimony was
received; and

WHEREAS, on February 19, 2025, the Planning Commission, by a vote of 9-
0, recommended approval with conditions of CPA 1-25 and ZC 2-25 to the
McMinnville City Council; and

WHEREAS, the City Council, having received the Planning Commission
recommendation and staff report, and having deliberated;
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NOW, THEREFORE, THE CITY OF MCMINNVILLE ORDAINS, as follows:

1. That the Council approves the Comprehensive Plan Map (Docket CPA 1-
25) and Zone Map Amendment (ZC 2-25);

2. The City Council adopts the Decision, Conditions, Findings of Fact, and
Conclusionary Findings as documented in Exhibit A;

2. This Ordinance will take effect 30 days after passage by the City Council.

Passed by the McMinnville City Council this 24th day of March, 2026 by the
following votes:

Ayes: Geary, Cunningham, Peralta
Nays: Chenoweth, Tucholsky
VI e rien
MAYOR
Approved as to form: — Attest:
7 P e /\_/// r/
i< g Ay W . "
%d‘“‘/, < 7 . Cs
City Attorney /,4 City Recorder
EXHIBITS:

A. Decision Document for Dockets CPA 1-25/ZC 2-25
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Exhibit A to Ordinance No. 5173

City of McMinnville
CIt Community Development

231 NE Fifth Street
M Mlnnﬁlle McMinnville, OR 97128

PLANNING (503) 434-7311

www.mcminnvilleoregon.gov

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE
APPLICATION FOR A COMPREHENSIVE PLAN MAP AMENDMENT FROM INDUSTRIAL,
RESIDENTIAL, COMMERCIAL, AND FLOODPLAIN TO RESIDENTIAL, COMMERCIAL, AND
FLOODPLAIN AND ZONE CHANGE FROM M-2 (GENERAL INDUSTRIAL), C-3 (GENERAL
COMMERCIAL), R-4 MEDIUM, HIGH-DENSITY 5000 SF LOT RESIDENTIAL ZONE, R-1
LOW-DENSITY 9000 SF LOT RESIDENTIAL ZONE, AND F-P FLOOD AREA ZONE, TO C-3
(GENERAL COMMERCIAL), R-4 MEDIUM, HIGH-DENSITY 5000 SF LOT RESIDENTIAL
ZONE, AND F-P FLOOD AREA ZONE FOR PROPERTIES OF APPROXIMATELY 26.07
ACRES, LOCATED AT 2325 NE THREE MILE LANE, 160 NE ATLANTIC STREET, 2305,
2245, 2225, 2215, 2205 NE CUMULUS AVENUE, AND PROPERTY WITH NO ADDRESS
(MAP AND TAX LOT R4422CC 01102), TAX LOTS R4422 CC -100, -400, -500, -600, -
601, -700, -800, -1100, -1102.

. INTRODUCTION:

DOCKET: CPA 1-25 (Comprehensive Plan Amendment), ZC
2-25 (Zone Change)

REQUEST: The application requests the approval of a
concurrent approval of a Comprehensive Plan Map
Amendment and Zone Map Amendment. The
subject properties are currently designated as
Industrial, Residential, Commercial, and Floodplain
on the McMinnville Comprehensive Plan and M-2
(General Industrial) (15.1 AC), C-3 (General
Commercial) (2.49 AC), R-4 Medium, High-Density
5000 SF Lot Residential Zone (2.06 AC), R-1 Low-
Density 9000 SF Lot Residential Zone (1.79 AC),
and F-P Flood Plan (4.63 AC) on the Zoning Map.
The request, if approved, would designate the
properties as Residential, Commercial, and
Floodplain on the McMinnville Comprehensive Plan
and C-3 General Commercial (3.62 AC), R-4
Medium, High-Density 5000 SF Lot Residential
Zone (17.83 AC), and F-P Flood Area Zone (4.63
AC) on the Zoning Map.
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LOCATION:

CURRENT COMPREHENSIVE
PLAN DESIGNATION:

CURRENT ZONING:

APPLICANT:

APPLICANT’'S REPRESENTATIVE:

PROPERTY OWNERS:
CITY STAFF:

DATE DEEMED COMPLETE:

HEARINGS BODY & ACTION:

PLANNING COMMISSION
HEARING DATE & LOCATION:

Ordinance No. 5173

Site Address: 2325 NE Three Mile Lane, 2305 NE
Cumulus Avenue, 2245 NE Cumulus Avenue, 2225
NE Cumulus Avenue, 2215 NE Cumulus Avenue,
2205 NE Cumulus Avenue, 160 NE Atlantic Street,
and property with no address (Map and Tax Lot
R4422CC 01102) (see attached map)

Map and Tax Lots: R4422 CC -100, -400, -500, -
600, -601, -700, -800, -1100, -1102.

Industrial, Residential, Commercial, and Floodplain

M-2  (General Industrial), C-3 (General
Commercial), R-4 (Medium, High-Density
Residential), R-1 (Low-Density Residential), and F-
P Flood Area Zone

BRR Properties, LLC

Ken Sanblast, on behalf of Westlake Consultants,
Inc
Laurel Heights, LLC,

Taylor Graybehl, Senior Planner

November 25, 2025

The McMinnville Planning Commission makes a
recommendation to the City Council. A Planning
Commission recommendation of approval is
transmitted to the City Council for a decision. A
Planning Commission recommendation/decision of
denial becomes the final decision unless that
decision is appealed to the City Council.

February 19, 2026, at 6:30 P.M., Kent Taylor Civic
Hall, 200 NE 2" Street, McMinnville, OR 97128
Zoom Meeting ID: 831 2090 5124; Passcode:
288880

Effective Date: April 23, 2026 (30 days after council date)
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PROCEDURE:

DECISION-MAKING BODY:

CITY COUNCIL MEETING
DATE & LOCATION:

CRITERIA:

Ordinance No. 5173

Application for Comprehensive Plan Amendments
and Zone Changes are processed in accordance
with the procedures in Section 17.72.120 of the
McMinnville Municipal Code. The application is
reviewed by the Planning Commission in
accordance with the quasi-judicial public hearing
procedures specified in Section 17.72.130 of the
McMinnville Municipal Code.

The McMinnville City Council makes the final
decision, unless the Planning Commission
recommendation is denial, in which case that is the
final decision unless the Planning Commission
decision is appealed to City Council.

March 10 and March 24, 2026, at 7:00 P.M. Kent
Taylor Civic Hall, 200 NE 2" Street, McMinnville, OR
97128 and via Zoom.

The applicable criteria for Comprehensive Plan
Amendment and Zone Change is specified in
Section 17.74.020 of the McMinnville Municipal
Code. In addition, the goals, policies, and proposals
in Volume |l of the Comprehensive Plan are to be
applied to all land use decisions as criteria for
approval, denial, or modification of the proposed
request. Goals and policies are mandated; all land
use decisions must conform to the applicable goals
and policies of Volume Il. "Proposals" specified in
Volume |l are not mandated, but are to be
undertaken in relation to all applicable land use
requests. The proposal must also be consistent
with applicable provisions of state law.

Effective Date: April 23, 2026 (30 days after council date)
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APPEAL:

COMMENTS:

Ordinance No. 5173

The Planning Commission makes a
recommendation to the City Council. If the
Planning Commission recommendation is approval,
the recommendation is forwarded to City Council to
make the final decision. If the Planning Commission
recommendation/decision is denial, then that is the
final decision unless the Planning Commission’s
decision is appealed to the City Council per Section
17.72.180 of the McMinnville Municipal Code.

As specified in Section 17.72.190 of the McMinnville
Municipal Code, the City Council's decision may be
appealed to the Land Use Board of Appeals (LUBA)
within 21 (twenty-one) days of the date written
notice of decision is mailed.

Note: The City's final decision is usually subject to
a 120-day processing timeline, including resolution
of any local appeal. However, per ORS 227.178(7),
the 120-day period does not apply to a decision of
the city to change an  acknowledged
comprehensive plan or a land use regulation
submitted to the Director of the Department of
Land Conservation and Development under ORS
197.610.

This matter was referred to the following public
agencies for comment: McMinnville Fire
Department, Police Department, Engineering
Department, Building Department, Parks
Department, Public Works Department, Waste
Water Services, City Manager, and City Attorney;
McMinnville Water and Light; McMinnville School
District No. 40; Yamhill County Planning
Department; Ziply Fiber (formerly Frontier
Communications); Comcast; Recology; Northwest
Natural Gas; Oregon Department of State Lands;
and Oregon Department of Transportation. Their
comments are provided in Section VI of this
document.

Effective Date: April 23, 2026 (30 days after council date)

Page 6 of 66



ll. DECISION:

Based on the procedural and conclusionary findings contained herein, the McMinnville City
Council finds that the applicable criteria are satisfied and APPROVES the Comprehensive Plan
Map Amendment and Zone Change (CPA 1-25 & ZC 2-25) with conditions.

T T T T T T
DECISION: APPROVAL WITH CONDITIONS

T T T T T

03/24/2026
City Council: Date:
Kim Morris, Mayor of McMinnville

Planning Commission: {ﬁ Date: 3/25/26

Sidonie Winfield, Chair of the McMinnviIIe‘Elanning Commission

-
'Ibw-&é-'r ”fcz‘ =
Planning Department: d Date: 9/29/26
Heather Richards, Community Development Director
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lll. APPLICATION SUMMARY

Application

The application requests concurrent approval of a Comprehensive Plan Map Amendment
and a Zone Map Amendment for the following properties: 2325 NE Three Mile Lane; 160
NE Atlantic Street; 2205, 2215, 2225, 2245, and 2305 NE Cumulus Avenue, and Property
With No Address (Map And Tax Lot R4422CC 01102) (See Figure 1. Vicinity Map).

No development is proposed or approved as part of this application.

Figure 1. Vicinity Map Of Subject Properties
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The subject properties are currently designated as Industrial, Residential, Commercial, and
Floodplain on the McMinnville Comprehensive Plan (see Figure 2a. Comprehensive Plan
Map) and M-2 (General Industrial), C-3 (General Commercial), R-4 (Medium, High-Density
Residential), R-1 (Low-Density Residential), and F-P Flood Plan on the Zoning Map (see
Figure 2b. Zoning Map).
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Figure 2a. Existing Comprehensive Plan Map
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The request, if approved, would designate the properties as Residential, Commercial, and
Floodplain on the McMinnville Comprehensive Plan (see Figure 3a. Proposed
Comprehensive Plan Map and Zoning Map) and C-3 (General Commercial), R-4 (Medium,
High-Density Residential), and F-P Flood Area Zone on the Zoning Map (see Figure 3b.
Proposed Zoning Map).

Figure 3a. Proposed Comprehensive Plan Map
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Figure 3b. Proposed Zoning Map
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-
I

R-4 Zoning

Project Area Overview

The 26.07-acre site is located north of Three Mile Lane (Highway 18) within the Three Mile
Lane Area Plan boundary and is accessible from Cumulus Avenue and Atlantic Street.

Current uses on the site include:
* Anindustrial area with a ready-mix concrete manufacturer
¢ A single-family home in the R-1 zone
« Undeveloped land in the R-4 and C-3 zones
o Approximately 4.6 acres along the northern boundary within the floodplain, which
will remain undeveloped

Adjacent land uses include residential neighborhoods, a plant nursery, a gas station,
commercial and medical services, and the South Yamhill River. Nearby landmarks include
Chemeketa Community College and the Evergreen Aviation Museum. Across Highway 18,
land uses consist of agricultural acreage, commercial services, and a mobile home park.
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Three Mile Lane Area Plan

Summary
On November 8, 2022, the City Council voted to approve Ordinance No. 5126 adopting the

Three Mile Lane Area Plan and its appendices as a supplemental document to the
McMinnville Comprehensive Plan. The Three Mile Lane area is a unique district in the
southeast portion of the City of McMinnville. The area contains approximately 1,340 acres
of land with a variety of existing land uses and several large vacant parcels. The Three Mile
Lane Area Plan serves as a guiding document for land uses and public facilities in the
delineated area of this plan.

Land Use Concept

The Three Mile Lane Area Plan’s land uses are shown in Figure 4, and the project area is
identified in Figure 5. The Three Mile Lane Area Plan identifies the subject site (Baker Rock
Site) as a potential location for mixed-use development and needed housing. The Three
Mile Lane Area Plan highlights these key features, which are consistent with this
Application:

o Allow for a variety of commercial and residential uses in the area, including housing,
neighborhood retail and amenities, and “enhanced multi-modal transportation
connectivity” that supports walking and biking to jobs, services, and recreation
areas.

e The subject site (Baker Rock site) is an opportunity to explore a small mixed-use
commercial concept, which can be implemented through a planned development
overlay for the site.

e The subject site provides an opportunity to “protect natural areas and views,
connect to parks and open spaces, provide a connected, bike and pedestrian-
friendly neighborhood, and encourage mixed-use development with diverse
housing types and unique, high-quality design.”

e The southern portion of the site is better suited to retail uses as that portion of the
site more visible and accessible from OR 18 and Cumulus Avenue. As shown in the
existing Comprehensive Plan Map and Zoning Map, a portion of the site is
designated C-3 commercial. This application reconfigures the commercial area
slightly to orient more of the area to Cumulus Avenue.
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Figure 4. Three Mile Lane Land Uses
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Figure 5. Project Area

IV. CONDITIONS:

The decision is subject to the following conditions of approval:

1.

The 2008 Conveyance System Masterplan assumptions at the time of this
application allow for sanitary flows of 1,647 gallons per net acre daily (gpnad) for the
referenced existing zoning of the 21.45acre site. The proposed zone changes do not
result in an assumed increase flow based on the 2008 Conveyance System
Masterplan. At the City Engineer’s discretion prior to any additional applications for
land use decisions or permitting, the applicant shall be required to provide an
analysis to the City Engineer showing sanitary sewer capacity for the proposed
flows do not exceed 1,647 gpnad -OR- enter into a reimbursement agreement with
the City to perform a sanitary sewer capacity analysis. The capacity analysis should
incorporate development specific flow assumptions and shall meet the requirements
of the most recent Sanitary Conveyance Masterplan or model in effect at the time
of the analysis. Any sanitary sewer pump station and/or sanitary sewer conveyance
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system improvement necessary to accommodate the proposed flows from
anticipated development appropriate for the proposed zoning shall be completed at
the applicant’s expense prior to making any new connections or increasing any
demand on the public system per review and approval by the City Engineer

2. That final development plans for the subject site include a detailed storm drainage
plan which incorporates the requirements of City’s Storm Drainage Master Plan. This
plan must be submitted to, and approved by, the City Engineering Department prior
to permit issuance. Any utility easements needed to comply with the approved plan
must be reflected on the final plat. If the final storm drainage plan incorporates the
use of collection systems and easements, such must be private, rather than public,
and private maintenance agreements must be approved by the City prior to
recording.

3. The final development plans for the subject site include a detailed sanitary sewer
collection plan which incorporates the requirements of City’s Collection Systems
Facilities Plan. This plan must be submitted to, and approved by, the City
Engineering Department prior to development. Any utility easements needed to
comply with the approved plan must be reflected on the final plat or be recorded
prior to utility installation. Structures located within the subject site are required to
connect to the sanitary sewer system at the same time that the public system is
constructed that makes service available per the approved sanitary sewer collection
plan.

4. Per the Traffic Impact Analysis, the Applicant is responsible for the installation of a
westbound right-turn lane on the eastern leg of the NE Cumulus Avenue/SE
Nehemiah Lane and NE Three Mile Lane intersection. Prior to the submittal of
building permits, the City reserves the right to require a traffic impact analysis if a
transportation memorandum indicates that the traffic created by the development
exceeds 20 pm peak hour trips or 200 daily trips.

5. Development applications located within the Three Mile Lane Area are subject to the
policies of the Three Mile Lane Area Plan, as adopted by Ordinance No. 5126, and
will be reviewed as part of the Three Mile Lane Design Review required by Ordinance
Nos. 4131 and 4572. The policies of the Three Mile Lane Area Plan are provided
below:

a. Require future development to be consistent with the design elements of the
Three Mile Lane Area Plan. Mixed-use and commercial proposals over five (5)
acres are subject to Planning Commission Approval.

b. Public improvements and private development shall strive to protect tree
groves and mature individual trees. Existing trees shall not be removed
without prior review and written approval. The applicant shall submit
information identifying trees greater than six inches DBH. Trees greater than
six inches DBH will not be approved for removal unless a certified arborist
determines that they are diseased, dying, or dead, or the developer
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demonstrates that practical development of an approved lot, or required
public improvements (i.e., streets, sidewalks, and public utilities), will
adversely impact the survival of such tree or trees. In addition, all trees that
are not to be removed shall be protected during the construction of all public
improvements and residential development in the approved partition. A plan
for such tree protection approved by the Planning Director shall be submitted
with construction and/or building permit applications prior to release of
construction or building permits within the subject site.

Riparian corridors and adjacent native landscape shall be protected. The
applicant will need to provide mapping and protection of stream corridors
and re-vegetation with native plantings if warranted.

. The built environment will be designed to provide and protect views to rolling

hills and volcanoes and to enhance visual and physical access to the North
Yamhill River. New streets and open spaces will be oriented to capture views.
The applicant will be required to provide a viewshed analysis as part of the
Three Mile Lane Design Review.

Enhancing connections to existing trails and open space, such as
connections into Joe Dancer Park and McBee Park, and creating a public
greenway along South Yambhill River with trails and connections to the Three
Mile Lane Areais a priority. Development will be required to show connectivity
to any proposed trail or part identified in the Parks Recreation and Open
Space plan.

New gathering spaces will be designed to incorporate natural areas and
views.

Require native landscape plantings with seasonal variation and tree plantings
that include shade streets with mature tree canopy.

. A network of sidewalks and trails will connect people to key locations within

the Three Mile Lane Area.

The Three Mile Lane Area will have safe bicycle routes for residents and
touring cyclists.

Proposed new streets will connect to the existing local street grid, in
compliance with Transportation System Plan standards.

New commercial developments should be designed to be at a walkable,
human scale and for ease of use by all ages and abilities.

New commercial, office, mixed-use, and multi-family developments should
be designed to reflect the micro-climate and enhance outdoor life through
the incorporation of features such as porches, balconies, courtyards, plazas,
etc.

. New commercial, office, mixed-use, and industrial campus developments

should promote inclusion and interaction within the right-of-way.

Encourage mixed-use development where feasible.

Proposed site landscape for new development should strive to reflect
patterns of wine industry—eg, rows of vines, southern orientation, shelter
belts of trees — and consider functional site planning of vineyard and farm
complexes as conceptual models.
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p. New development should consider adjacency to agricultural fields and
respect this heritage through careful transitions.

g. Architectural building design that includes simple roof forms (industrial and
agricultural) is encouraged in the Three Mile Lane Area.

r. Encourage a diversity of future housing forms, types, and design that respect
the current character of the area.

s. Ensure that new commercial and industrial campus development creates a
welcoming and visible interface with Three Mile Lane.

t. Encourage site design and architecture that visibly convey the historic or
current industry on the site (e.g., aviation, winemaking).

u. New commercial, mixed-use, office, and industrial campus development
should consider using local materials for cladding and building structure
(timber, corrugated steel cladding, red brick), and incorporating vibrant color.

v. Public safety services shall be considered as part of master planning,
including access, response times and opportunity for substations if needed.

w. Ensure that no incompatible heavy industrial uses are allowed along Highway
18 in the Three Mile Lane Area or as part of the Innovation Campus.

x. Significant natural features shall be inventoried and protected as much as
possible within new development plans.

V. ATTACHMENTS:

1. Application and Attachments (on file with the Planning Division)
2. Revised TIA Received January 20, 2026 (on file with the Planning Division)

VI. COMMENTS:

Agency Comments

This application was referred to the following public agencies for comment: McMinnville
Fire District, Police Department, Engineering Department, Building Department, Parks
Department, Public Works Department, Waste Water Services, City Manager, and City
Attorney; McMinnville Water and Light; McMinnville School District No. 40; Yamhill County
Planning Department; Ziply Fiber (formerly Frontier Communications); Comcast; Recology;
Northwest Natural Gas; Oregon Department of Transportation; and Oregon Department of
State Lands.

Responses were received from the following agencies, provided below:

e McMinnville Airport
o No issues or comments from the airport.

¢ McMinnville Engineering Division
o The 2008 Conveyance System Masterplan assumptions at the time of this
application allow for sanitary flows of 1,647 gallons per net acre daily (gpnad)
for the referenced existing zoning of the 21.45acre site. The proposed zone
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changes do not result in an assumed increase flow based on the 2008
Conveyance System Masterplan. At the City Engineer’s discretion prior to any
additional applications for land use decisions or permitting, the applicant
shall be required to provide an analysis to the City Engineer showing sanitary
sewer capacity for the proposed flows do not exceed 1,647 gpnad -OR- enter
into a reimbursement agreement with the City to perform a sanitary sewer
capacity analysis. The capacity analysis should incorporate development
specific flow assumptions and shall meet the requirements of the most recent
Sanitary Conveyance Masterplan or model in effect at the time of the
analysis. Any sanitary sewer pump station and/or sanitary sewer conveyance
system improvement necessary to accommodate the proposed flows from
anticipated development appropriate for the proposed zoning shall be
completed at the applicant’s expense prior to making any new connections
or increasing any demand on the public system per review and approval by
the City Engineer.

That final development plans for the subject site include a detailed storm
drainage plan which incorporates the requirements of City’s Storm Drainage
Master Plan. This plan must be submitted to, and approved by, the City
Engineering Department prior to permit issuance. Any utility easements
needed to comply with the approved plan must be reflected on the final plat
or be recorded prior to utility installation. If the final storm drainage plan
incorporates the use of collection systems and easements, such must be
private, rather than public, and private maintenance agreements must be
approved by the City prior to recording.

The final development plans for the subject site include a detailed sanitary
sewer collection plan which incorporates the requirements of City’s
Collection Systems Facilities Plan. This plan must be submitted to, and
approved by, the City Engineering Department prior to development. Any
utility easements needed to comply with the approved plan must be reflected
on the final plat or be recorded prior to utility installation. Structures located
within the subject site are required to connect to the public sanitary sewer
system at the same time that the public system is constructed that makes
service available per the approved sanitary sewer collection plan.

e McMinnville Fire District

o}

The Fire District has no comments to add to this CPA.

e McMinnville Public Works

o}

Per your request Public Works has reviewed the 2008 Conveyance System
Master Plan, and the proposed zone changes result in a decrease of
expected sanitary flows from the site:

EXISTING ZONING:
= M-2 General Industrial: 15.1 AC * 1800 gpnad = 27,180 gpd
= (C-3 General Commercial: 2.49 AC * 1800 gpnad = 4,482 gpd
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= R-4 Medium, High-Density Residential: 2.06 AC * 1320 gpnad = 2,719
gpd

= R-1Low-Density Residential: 1.79 AC * 525 gpnad = 940 gpd

= Floodplain: 4.63 AC

Existing Developable: 21.45 AC = 35,321 gpd

PROPOSED REZONE:
= Mixed Use C-3: 3.62 AC * 1800 gpnad = 6,516 gpd
= R-4 Medium, High-Density Residential: 17.83 AC * 1320 gpnad =
23,536 gpd
= Floodplain: 4.63 AC

Proposed Developable = 21.45 AC = 30,052 gpd

Public Works supports the proposed zone change and believes the site is
served with sanitary sewer utilities per the assumptions in the 2008
Conveyance System Master Plan. | believe this analysis satisfies the
application completeness requirements as Public Works is giving clear
direction that the subject site is served under authority granted in MMC
chapter 12 and as supported by the review of the 2008 Conveyance System
Master Plan.

However, as we work through the Conveyance System Master Plan update,
we have identified several outdated or inaccurate assumptions in the
previous plan. To ensure the system can adequately support future
development, Engineering recommends including a condition of approval
requiring the applicant to complete a site-specific sewer capacity analysis at
the time of future development, using sewer flow data specific to that
proposal. This requirement is consistent with MMC 12.04.120, MMC
13.04.090, past practice, and previously provided feedback regarding this
project.

e McMinnville Water & Light

MW&L has no comments on this.

e Oregon Department of Transportation

o After further review, our statement and proposed mitigation comments were

included in the letter dated October 17, 2025, that | sent to you on October
22, 2025. We reviewed the revised TIA and addendum dated January 20,
2026, and found that our analysis comments were addressed and the
revision and addendum didn’t change proposed mitigation comments (email
in this chain on February 2). There have been no changes with our position
since then.

Please notify us of the decision by sending a copy of the decision to me and
odotrZ2planmgr@odot.oregon.gov.
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[STAFF NOTE: BELOW IS THE EMAIL REFERENCED]

Ken,
I've reviewed the updated analysis, found my comments addressed, and don't have any additional comments.

Thanks!

Arielle Childress, P.E. (she/her/hers)
Traffic Analysis Engineer

ODOT Region 2

455 Airport Rd. SE, Bldg. B, Salem, OR 97031
(971) 208-1290

Public Comments

Notice of this request was mailed to property owners located within 300 feet of the subject
site on January 30, 2026. No public comments were received in writing prior to the public
hearing.

Public Hearing Testimony: The following people testified at the public hearing.

Kathleen McKinney, Opposition
Dan Jones, Opposition
Mike Full, Opposition

PROCEDURAL FINDINGS OF FACT:

The application was submitted with the fee provided on July 8, 2025. The
application was deemed incomplete on August 7, 2025. Additional materials were
provided on August 22, 2025 which were deemed incomplete on August 28, 2025.
Additional materials were provided on November 24, 2025 and the application was
deemed complete on November 25, 2025.

The applicant submitted the necessary documentation to demonstrate a
neighborhood meeting was noticed and held in accordance with the provisions of
Section 17.72.095 of the Zoning Ordinance.

The application was deemed complete on November 25, 2025.

On December 3, 2025, notice of the application was provided to the Oregon
Department of Land Conservation and Development (DLCD).

On December 10, 2025, notice of the application was referred to the following public
agencies for comment in accordance with Section 17.72.120 of the Zoning
Ordinance: McMinnville Fire Department, Police Department, Engineering
Department, Building Department, Parks Department, Public Works Department,
Waste Water Services, and City Manager; McMinnville Water and Light; McMinnville
School District No. 40; Yamhill County Planning Department; Ziply Fiber (formerly
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VIl

3

Frontier Communications); Comcast; Recology; Northwest Natural Gas; Oregon
Department of Transportation; and Oregon Department of State Lands. Comments
received from agencies are addressed in Section VI of this Decision Document.

On January 30, 2026, notice of the application and the February 19, 2026, Planning
Commission public hearing was mailed to property owners within 300 feet of the
subject property in accordance with Section 17.72.120 of the Zoning Ordinance.

On February 13, 2025, notice of the application and the February 19, 2026, Planning
Commission public hearing was published in the newspaper in accordance with
Section 17.72.120 of the Zoning Ordinance.

The Planning Commission held a public hearing on February 19, 2026, to consider
the request and voted unanimously to adopt the Decision Document, Conditions,
and Findings as presented.

The City Council considered the Planning Commission recommendation on March

10, 2026, and voted to adopt Ordinance No. 5173 on March 24, 2026, approving
both land-use applications.

GENERAL FINDINGS OF FACT:

Location:
o Site Address: 2325 NE Three Mile Lane; 160 NE Atlantic Street; 2205, 2215,
2225, 2245, and 2305 NE Cumulus Avenue, and Property With No Address
(Map And Tax Lot R4422CC 01102)

o Map And Tax Lots: R4422 CC -100, -400, -500, -600, -601, -700, -800, -
1100, -1102.

Size: Total of 26.07 acres.
a. Map and Tax Lots R4422 CC

e -100: 5.50 acres
-400: 1.84 acres
-500: 3.40 acres
-600: 1.25 acres
-601: 6.85 acres
-700: 2.00 acres
-800: 3.00 acres
-1100: 0.21 acres
-1102: 1.59 acres

Current Development:
a. Map and Tax Lots R4422 CC
e -100: Industrial
e -400: Industrial
e -500: Industrial
e -600: Industrial
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-601: Industrial
-700: Industrial
-800: Industrial
-1100: Residential
-1102: Residential

4. Comprehensive Plan Map Designation: Industrial, Residential, Commercial, And
Floodplain

5. Current Zoning:

a.

b.

Subject Property: M-2 (General Industrial), C-3 (General Commercial), R-4
Medium, High-Density Residential, R-1 (Low-Density, 9000 Sf Lot Residential
Zone), And F-P Flood Area Zone

Surrounding Properties:

e North: F-P Flood Area, and R-1 (Low-Density, 9000 Sf Lot Residential
Zone)

e West: R-1 (Low-Density, 9000 Sf Lot Residential Zone), R-4 (Medium,
High-Density, 5000 SF Lot Residential Zone), C-3 (General Commercial),
VLDR-1 (Very Low Density Residential Districts)

e South: Highway 18, M-1 (Light Industrial)

e East: R-2 (Low-Density, 7000 SF Lot Residential Zone), R-4 (Medium,
High-Density, 5000 SF Lot Residential Zone), C-3 (General Commercial)

6. Overlay Zones/Special Districts: Three Mile Lane Area Plan (Ordinance 5126)

7. Other Features:

a. Slopes: The project area is generally flat, with slopes towards the South Yamhill
River.

b. Easements: E 3-26 (City sewer easement), with an approximate 20’ width along
Cumulus Avenue and the southwest property lines of 2215 NE Cumulus Ave.

c. Trees: A grove of trees is located in the eastern portion of the project area.

d. Rivers: The South Yamhill River is located within the northern portion of the
project area.

e. Wetlands: A wetland has been identified by the Department of State Lands
Statewide Wetlands Inventory within the northern portion of the project area.

8. Utilities:

a. Water: McMinnville Water & Light did not raise concerns when provided the
opportunity to comment.

b. Sewer: Sufficient sanitary services are available per the 2008 Conveyance
System Master Plan. Prior to any development, the applicant shall provide an
analysis demonstrating sufficient sewer capacity and, if required, the necessary
improvements to maintain that capacity.

c. Stormwater: Adequate stormwater infrastructure will be required by the City’s
Engineering Division at the time of development.

d. Power: McMinnville Water & Light did not raise concerns when provided the
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9. Access: The properties have access to Atlantic Street and Cumulus Avenue. Atlantic
Street is identified as a local residential street, and Cumulus Avenue is identified as
a Minor Collector in the City’s Transportation System Plan.

10. Public Transit: Yamhill County Transit provides bus service to the neighborhood
through “Route 2”. Bus stops are located within 0.25 of the project sites.

IX. CONCLUSIONARY FINDINGS:

The Conclusionary Findings are the findings regarding consistency with the applicable
criteria for the application. The applicable criteria and standards for a Comprehensive Plan
Map Amendment and Zone Change are found in Chapter 17.74 of the Zoning Ordinance.

In addition, the goals, policies, and proposals in Volume Il of the Comprehensive Plan are
to be applied to all land use decisions as criteria for approval, denial, or modification of a
proposed request. Goals and policies are mandated; all land use decisions must conform
to the applicable goals and policies of Volume II. “Proposals” specified in Volume Il are not
mandated, but are to be undertaken in relation to all applicable land use requests.

Amendments to the City’s adopted and acknowledged planning documents, including

amendments to the Zoning Map, are also subject to certain Statewide Planning Goals and
associated statutes and administrative rules.

Title 17. Zoning Ordinance

Section 17.74.020. Comprehensive Plan Map Amendment and Zone Change - Review
Criteria

An amendment to the official zoning map (and comprehensive plan map) may be
authorized, provided that the proposal satisfies all relevant requirements of this ordinance,
and also provided that the applicant demonstrates the following:

A. The proposed amendment is consistent with the goals and policies of the
Comprehensive Plan;

APPLICANT'S RESPONSE: The applicable findings included in the narrative
above demonstrate that the proposed comprehensive plan map amendment
and zone change are consistent with the goals and policies of the
Comprehensive Plan.

FINDING: SATISFIED. The applicant responded to all applicable
Comprehensive Plan Goals and Policies. Staff found that the application and
all applicant responses satisfied the goals and policies. A more detailed
analysis of consistency with the goals and policies is included in the next
section of this decision document.

B. The proposed amendment is orderly and timely, considering the pattern of
development in the area, surrounding land uses, and any changes which
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may have occurred in the neighborhood or community to warrant the
proposed amendment;

When the proposed amendment concerns needed housing (as defined in
the McMinnville Comprehensive Plan and state statute), criterion "B"
shall not apply to the rezoning of land designated for residential use on
the plan map.

In addition, the housing policies of the McMinnville Comprehensive Plan
shall be given added emphasis and the other policies contained in the
plan shall not be used to: (1) exclude needed housing; (2) unnecessarily
decrease densities; or (3) allow special conditions to be attached which
would have the effect of discouraging needed housing through
unreasonable cost or delay.

APPLICANT’'S RESPONSE: The subject site is located within the plan area of
the City's adopted 3MLAP. This proposed comprehensive plan map
amendment and zone change will bring the site’s zoning into compliance with
the 3MLAP land use concept plan. Further, this requested amendment and
zone change address a need for additional attainable housing options for the
city’s growing population, identified in the 2024 Housing Needs Analysis.

No development is proposed through this Application. This Application is
timely in that needed residential and commercial land would be designated and
made available for future development with the uses envisioned in the 3MLAP.

Upon future application for development, site development plans will be
subject to the review process of Chapter 17.72 of the McMinnville Zoning
Ordinance.

FINDING: SATISFIED. The City concurs with the applicant’'s response that
criterion B has been satisfied. The proposal will improve the project area's
compliance with the Three Mile Lane Area Plan. As noted by the Applicant, no
development is proposed in this application. Future development will be
subject to the Zoning Ordinance and the Three Mile Lane Area Plan, which will
implement the development-related standards within this criterion.

The applicant proposes a plan amendment to designate land for residential use
on the plan map and to rezone that land to multi-family residential.

The Subsection B Exemption applies when a proposed plan map and zone map
amendment “concerns needed housing (as defined in the McMinnville
Comprehensive Plan and state statute).”

The Comprehensive Plan does not define “needed housing”, however, the
comprehensive plan must be consistent with state statute. State statute (ORS
197A.348) defines “needed housing” to mean “all housing on land zoned for
residential use or mixed residential and commercial use that is determined to
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meet the need shown for housing within an urban growth boundary at price
ranges and rent levels that are affordable to households within the county with
a variety of incomes, including but not limited to households with low incomes,
very low incomes and extremely low incomes, as those terms are defined by
the United States Department of Housing and Urban Development under 42
U.S.C. 1437a.

In other words, all housing within the city is needed housing because the city’s
comprehensive plan identifies a need for housing at a variety of price ranges
and rent levels to households within the city at a variety of income levels. The
proposed Comprehensive Plan map and Zoning Map amendments “concern
needed housing” because they are proposed amendments to change the plan
and zone designations to residential, which designations can be used
exclusively for housing.

C. Utilities and services can be efficiently provided to serve the proposed uses
or other potential uses in the proposed zoning district.

APPLICANT'S RESPONSE: No development is proposed through this
Application. Upon submittal of a development application, proposed plans will
be subject to applicable zone requirements, as well as the public hearing and
review process of Chapter 17.72 of the McMinnville Zoning Ordinance. The
efficient provision of utilities and services to the proposed development could
be assured through conditions of approval.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #1TO #4.

e Water: McMinnville Water & Light did not raise concerns when provided the
opportunity to comment.

e Sewer: Sufficient sanitary services are available per the 2008 Conveyance
System Master Plan. Prior to any development, the applicant shall provide
an analysis demonstrating sufficient sewer capacity and, if required, the
necessary improvements to maintain that capacity.

e Stormwater: Adequate stormwater infrastructure will be required by the
City's Engineering Division at the time of development.

e Power: McMinnville Water & Light did not raise concerns when provided
the opportunity to comment

e Transportation: The Applicant prepared a Transportation Impact Analysis
to study the impact of the proposed application. The study found that to
comply with the Transportation Planning Rule and this criterion, the
Applicant must install a westbound right return lane on the eastern leg of
the SE Nehemiah Lane/NE Cumulus Avenue & NE Three Mile Lane
intersection. Further discussion of transportation is provided in Goal 11 of
the Statewide Planning Goals below.

CONDITION OF APPROVAL #1: The 2008 Conveyance System Masterplan
assumptions at the time of this application allow for sanitary flows of 1,647 gallons
per net acre daily (gpnad) for the referenced existing zoning of the 21.45acre site.
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The proposed zone changes do not result in an assumed increase flow based on the
2008 Conveyance System Masterplan. At the City Engineer’s discretion prior to any
additional applications for land use decisions or permitting, the applicant shall be
required to provide an analysis to the City Engineer showing sanitary sewer capacity
for the proposed flows do not exceed 1,647 gpnad -OR- enter into a reimbursement
agreement with the City to perform a sanitary sewer capacity analysis. The capacity
analysis should incorporate development specific flow assumptions and shall meet
the requirements of the most recent Sanitary Conveyance Masterplan or model in
effect at the time of the analysis. Any sanitary sewer pump station and/or sanitary
sewer conveyance system improvement necessary to accommodate the proposed
flows from anticipated development appropriate for the proposed zoning shall be
completed at the applicant’s expense prior to making any new connections or
increasing any demand on the public system per review and approval by the City
Engineer.

CONDITION OF APPROVAL #2: That final development plans for the subject site
include a detailed storm drainage plan which incorporates the requirements of City’s
Storm Drainage Master Plan. This plan must be submitted to, and approved by, the
City Engineering Department prior to permitissuance. Any utility easements needed
to comply with the approved plan must be reflected on the final plat. If the final
storm drainage plan incorporates the use of collection systems and easements, such
must be private, rather than public, and private maintenance agreements must be
approved by the City prior to recording.

CONDITION OF APPROVAL #3: The final development plans for the subject site
include a detailed sanitary sewer collection plan which incorporates the
requirements of City’s Collection Systems Facilities Plan. This plan must be
submitted to, and approved by, the City Engineering Department prior to
development. Any utility easements needed to comply with the approved plan must
be reflected on the final plat or be recorded prior to utility installation. Structures
located within the subject site are required to connect to the sanitary sewer system
at the same time that the public system is constructed that makes service available
per the approved sanitary sewer collection plan.

CONDITION OF APPROVAL #4: Per the Traffic Impact Analysis, the Applicant is
responsible for the installation of a westbound right-turn lane on the eastern leg of
the NE Cumulus Avenue/SE Nehemiah Lane and NE Three Mile Lane intersection.
Prior to the submittal of building permits, the City reserves the right to require a
traffic impact analysis if a transportation memorandum indicates that the traffic
created by the development exceeds 20 pm peak hour trips or 200 daily trips.

Comprehensive Plan Volumel ll

The following Goals, Policies, and Proposals from Volume Il of the Comprehensive Plan
provide criteria applicable to this request:

The implementation of many of the goals, policies, and proposals as they apply to quasi-
judicial land use applications are accomplished through the provisions, procedures, and
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standards in the city codes and master plans, which are sufficient to adequately address

applicable goals, polices, and proposals as they apply certain applications, and are not
addressed below.

The following findings are made relating to applicable Goals and Policies:

CHAPTER IIl: NATURAL RESOURCES

GOAL Il 1: TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND RESOURCES
WITHIN THE PLANNING AREA.

APPLICANT’'S RESPONSE: This application proposes change from industrial to
residential and mixed-use commercial uses for the site. The proposed change is not
anticipated to increase impacts to the quality of the air, water or land resources.
Future development on the site will include uses permitted in the proposed zones.
The existing floodplain and steep slopes in the northeast portion of the site will be
preserved, with no development proposed within applicable buffers or setbacks.

FINDING: STATISIFED. No development is proposed in this application. The
proposed Comprehensive Plan Map amendment and Zone Map Amendment should
have no impact on the quality of the air, water, and land resources. Potential impacts

will be mitigated or prevented by enforcing applicable standards during
development.

CHAPTER IV: ECONOMY OF MCMINNVILLE

GOAL IV 1: TO ENCOURAGE THE CONTINUED GROWTH AND DIVERSIFICATION OF
MCMINNVILLE'S ECONOMY IN ORDER TO ENHANCE THE GENERAL WELL-BEING OF THE
COMMUNITY AND PROVIDE EMPLOYMENT OPPORTUNITIES FOR ITS CITIZENS

Goal IV 2: TO ENCOURAGE THE CONTINUED GROWTH OF MCMINNVILLE AS THE
COMMERCIAL CENTER OF YAMHILL COUNTY IN ORDER TO PROVIDE EMPLOYMENT
OPPORTUNITIES, GOODS, AND SERVICES FOR THE CITY AND COUNTY RESIDENTS.

APPLICANT'S RESPONSE: With the proposed rezoning of 1.13 acres to C-3, the
commercial zoning on the site will total 3.62 acres. The 3MLAP identified the site as
having potential for a mixed-use neighborhood commercial node, which could
include a variety of local-serving commercial services and retail as well as create
opportunities for local employment and economic growth.

Furthermore, the future commercial development located in proximity to on-site
residents as well as the existing surrounding neighborhoods would enable local
residents to travel to future shops, services and restaurants through a variety of
modes, including walking and biking. The benefits generated by a future locally-
focused commercial hub include increased convenience for residents, reduced road
congestion and impact on air quality, and opportunities for social interaction among
neighbors.
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FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these goals.

Policy 21.01: The City shall periodically update its economic opportunities analysis to
ensure that it has within its urban growth boundary (UGB) a 20-year supply of lands
designated for commercial and industrial uses. The City shall provide an adequate number
of suitable, serviceable sites in appropriate locations within its UGB. If it should find that it
does not have an adequate supply of lands designated for commercial or industrial use it
shall take corrective actions which may include, but are not limited to, re-designation of
lands for such purposes, or amending the UGB to include lands appropriate for industrial
or commercial use.

APPLICANT'S RESPONSE: The adopted 2023 EOA documents a 159-acre deficit of
commercial land and 29-acre deficit of industrial land over the 20-year planning
period. The subject site currently has 15.1 acres zoned M-2 Industrial that is
proposed for rezoning to C-3 Commercial and R-4 Medium/High Density
Residential.

The proposed rezone of 15.1 acres of M-2 land is not anticipated to have significant
impact on the adequacy of the city’s future industrial land supply. Industrial M-2
zoned land which, as of the 2023 EOA was estimated to total 215 acres city-wide,
makes up the largest category of available industrial land. In addition, this
application proposes rezoning this portion of the site to housing and commercial,
both categories which have identified deficits.

The 3MLAP concept for the subject site designates the area as a potential mixed-
use neighborhood commercial node with a mix of uses that would serve the future
on-site residents and existing surrounding residential neighborhoods. In addition,
the site is identified as an area that can support a variety of housing types that will
address the City’s identified housing needs.

The proposed rezone of the M-2 land on the subject site is consistent with the
adopted 3MLAP and addresses the City’s identified needs for additional commercial
and housing development. As such, the proposal is consistent with Policy 21.01.

FINDING: SATSIFIED. The applicant has adequately demonstrated compliance with
this policy.

Policy 21.03: The City shall support existing businesses and industries and the
establishment of locally owned, managed, or controlled small businesses.

APPLICANT'S RESPONSE: The proposed rezone to C-3 will create opportunities
for small, locally owned businesses to serve the local community. The subject site
has been identified in the 3MLAP as an appropriate location for a mixed-use node
that would serve future residents of the site and residents of the surrounding area.
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FINDING: NOT APPLICABLE. The application is for a comprehensive plan
amendment and zone change by a private applicant, not the City. This criterion
applies to City actions and is therefore not applicable to this project.

GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY
OF LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS, AND
DISCOURAGING STRIP DEVELOPMENT.

APPLICANT’'S RESPONSE: This application proposes to rezone 1.13 acres of land
from M-2 to C-3, which would bring the total C-3 land on the site to 3.62 acres.
This application proposes to reconfigure the C-3 land to better meet the vision of
the 3MLAP. Consistent with the 3MLAP, a mixed-use commercial node is proposed
for the C-3 zoned area, enabling that portion of the site to be developed in the future
with a mix of commercial uses to serve the surrounding residential neighborhoods.
The area is located with visibility from and direct access to Cumulus Avenue,
providing connectivity to the east and west and the transit corridor.

No development is proposed through this application for a comprehensive plan map
amendment and zone change. Future application for development of the site will be
subject to the review process of Chapter 17.72 of the City’s Zoning Ordinance.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this goal. The proposed project will bring the project area into better compliance
with the Preferred Alternative of the Three Mile Lane Area Plan.

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

APPLICANT’'S RESPONSE: The subject site currently has 2.49 acres of commercial
C-3 zoned land. This application proposes to rezone 1.13 acres of M-2 land to C-3,
resulting in a total of 3.62 acres of C-3 zoned land. The Applicant proposes to
reconfigure the commercial-zoned area to create a commercial/mixed-use node
with adjacent existing commercial land and take advantage of the site’s frontage on
Cumulus Avenue along the south property line. This proposal complies with the
3MLAP, which has identified the subject site as a potential future node of mixed-
use commercial development to serve residents of the area.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. The proposed project will bring the project area into better compliance
with the Preferred Alternative of the Three Mile Area Plan.

Policy 23.00 Areas which could in the future serve as commercial sites shall be protected
from encroachment by incompatible uses.

APPLICANT'S RESPONSE: This application proposes to add 1.13 acres of C-3 zoned
land, for a total of 3.62 acres of C-3, to provide for future retail and services as
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prioritized by the adopted 3MLAP. The remainder of the subject site is proposed to
be rezoned to R-4 Medium-High Density Residential. As the future local commercial
node will be aimed at serving the local neighborhoods, the future development of
housing will be compatible with the C-3 zoned area.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. The proposed project will bring the project area into better compliance
with the Preferred Alternative of the Three Mile Area Plan. The rezone of the existing
M-2 (General Industrial) zone and will no longer allow for potentially incompatible
uses to encroach upon commercial sites.

Policy 24.00 The cluster development of commercial uses shall be encouraged rather
than auto-oriented strip development.

APPLICANT'S RESPONSE: This application requests a comprehensive plan map
amendment and zone change to Commercial C-3 and R-4 Residential, which
encourages variety in uses and development patterns, and efficient use of space.

The adopted 3MLAP has identified the subject site as a potential mixed-use
commercial node, or cluster, which could include a mix of retail and commercial
services as neighborhood-serving amenities. This proposal to rezone and
reconfigure C-3 land near the Cumulus frontage of the site is in conformance with
the adopted 3MLAP and supports future compliance with Policy 24.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. The proposed project will bring the project area into better compliance
with the Preferred Alternative of the Three Mile Area Plan. This alternative will
cluster commercial development.

Policy 24.50 The location, type, and amount of commercial activity within the urban growth
boundary shall be based on community needs as identified in the Economic Opportunities
Analysis.

APPLICANT'S RESPONSE: The 2023 EOA identified a commercial land deficit in
McMinnville of 159 acres through 2041. The adopted 3MLAP has identified the
subject site as a suitable location for a mixed-use commercial node envisioned to
provide a mix of local-serving retail and commercial services to the surrounding
residential community. This application proposes to rezone 1.13 acres to C-3 which,
along with the existing C-3 zoned land on site, would result in a total of 3.62 acres
of C-3 land. As shown in the CPMA-ZC Site Plan, attached as Exhibit B, this area is
proposed to be located along the site’s Cumulus Avenue frontage to take advantage
of the area’s accessibility, visibility, and the availability of suitable land.

FINDING: NOT APPLICABLE. The application is for a comprehensive plan
amendment and zone change by a private applicant, not the City. This criterion
applies to City actions and is therefore not applicable to this project.
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Policy 25.00 Commercial uses will be located in areas where conflicts with adjacent land
uses can be minimized and where city services commensurate with the scale of
development are or can be made available prior to development.

Policy 26.00 The size of, scale of, and market for commercial uses shall guide their
locations. Large-scale, regional shopping facilities, and heavy traffic- generating uses shall
be located on arterials or in the central business district, and shall be located where
sufficient land for internal traffic circulation systems is available (if warranted) and where
adequate parking and service areas can be constructed.

Policy 27.00  Neighborhood commercial uses will be allowed in residential areas. These
commercial uses will consist only of neighborhood oriented businesses and will be located
on collector or arterial streets. More intensive, large commercial uses will not be
considered compatible with or be allowed in neighborhood commercial centers.

APPLICANT'S RESPONSE: The 3MLAP envisions future development of the site to
include medium/high density residential development and a mixed-use commercial
node that provides neighborhood commercial retail and services to the surrounding
residential community. The subject site is an appropriate location for a smaller
mixed-use commercial development located on Cumulus Avenue, which is classified
as a Minor Collector in McMinnville’'s TSP. These future uses are compatible with
the surrounding area which has been similarly designated through the 3MLAP.

The 3MLAP area is located within the City limits and municipal services are provided
to the area. Any future development application will need to confirm adequate
facilities, which can be assured through conditions of approval.

FINDING: SATISIFED. The applicant has adequately demonstrated compliance with
these policies.

Policy 30.00: Access locations for commercial developments shall be placed so that
excessive traffic will not be routed through residential neighborhoods and the traffic-
carrying capacity of all adjacent streets will not be exceeded.

Policy 31.00: Commercial developments shall be designed in a manner which minimizes
bicycle/pedestrian conflicts and provides pedestrian connections to adjacent
residential development through pathways, grid street systems, or other appropriate
mechanisms. (Ord.4796, October 14, 2003)

Policy 32.00: Where necessary, landscaping and/or other visual and sound barriers shall
be required to screen commercial activities from residential areas.

Policy 33.00: Encourage efficient use of land for parking, small parking lots and/or
parking lots that are broken up with landscaping and pervious surfaces for water quality
filtration areas. Large parking lots shall be minimized where possible. All parking lots
shall be interspersed with landscaping islands to provide a visual break and to provide
energy savings by lowering the air temperature outside commercial structures on hot
aays, thereby lessening the need for inside cooling. (Ord.4796, October 14, 2003)
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APPLICANT'S RESPONSE: The subject site is located within the 3MLAP area, which
calls for future development to incorporate certain urban design elements, including
a local street grid, buildings oriented to local street frontages, pedestrian amenities,
landscaped green buffers, parking behind buildings and other features. The
incorporation of 3MLAP urban design elements in future development of the site will
implement Design Policies 30, 31, 32 and 33. No development is proposed through
this Application. Any subsequent development application will address applicable
criteria of the McMinnville Zoning Ordinance at that time.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. No development is proposed at time of this application, future
development will be subject to the Three Mile Lane Plan policies and the Zoning
Ordinance which will implement the above policies.

GOAL IV 5: TO CONTINUE THE GROWTH AND DIVERSIFICATION OF MCMINNVILLE'S
INDUSTRIAL BASE THROUGH THE PROVISION OF AN ADEQUATE AMOUNT OF
PROPERLY DESIGNATED LANDS.

APPLICANT'S RESPONSE: The subject site currently has 15.1 acres zoned M-2
Industrial that is proposed for rezoning to C-3 Commercial and R-4 Medium, High-
Density Residential. The proposed rezone of the M-2 land is not anticipated to have
significant impact on the adequacy of the city’s future industrial land supply.
Industrial M-2 zoned land which, as of the 2023 EOA was estimated to total 215
acres, makes up the largest category of available industrial land. In addition, this
application proposes rezoning the land to housing and commercial, both categories
which have identified deficits, and is consistent with the adopted 3MLAP.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this goal.

GOAL IV 6: TO ENSURE INDUSTRIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY
OF LAND USES, THAT IS APPROPRIATELY LOCATED INRELATION TO SURROUNDING
LAND USES, AND THAT MEETS NECESSARY ENVIRONMENTAL STANDARDS.

Policy 49.00 The City of McMinnville shall use its zoning and other regulatory methods
to prevent encroachment into industrial areas by incompatible land uses.

Policy 49.01 The City shall designate an adequate supply of suitable sites to meet
identified needs for a variety of different parcel sizes at locations which have direct
access to an arterial or collector street without having to pass through residential
neighborhoods.

Policy 49.02 The location, type, and amount of industrial activity within the Urban
Growth Boundary shall be based on community needs as identified in the Economic
Opportunities Analysis.
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APPLICANT’'S RESPONSE: This Application proposes the rezoning of 15.1 acres of
M-2 zoned industrial land to residential and commercial designations on the subject
site.

Under the current zoning, the industrial portion of the site is surrounded by non-
industrial zoned land and existing uses. The City adopted the 3MLAP to guide
development and transportation improvements in the SE Three Mile Lane area and
ensure compatibility of uses. Rezoning this land from industrial to residential and
commercial uses is consistent with the 3MLAP and provides the opportunity for
greater compatibility of proposed and existing uses as the area redevelops. In
addition, the proposed change will help address a commercial land deficit and the
City’s need for attainable housing.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this goal and policies. The project will bring the project area into better compliance
with the Three Mile Lane Area Plan. No development is proposed as part of this
project.

CHAPTER V: HOUSING AND RESIDENTIAL DEVELOPMENT

GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL
CITY RESIDENTS.

Policy 58.00 City land development ordinances shall provide opportunities for
development of a variety of housing types and densities.

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

Policy 60.00 Attached single-family dwellings and common property ownership
arrangements (condominiums) shall be allowed in McMinnville to encourage land-intensive,
cost-effective, owner-occupied dwellings.

APPLICANT'S RESPONSE: This application proposes a total of 17.8 acres of R-4
Medium, High-Density residentially zoned land for the 26-acre subject site.

The City's adopted Housing Needs Analysis identified a need for more housing that
is attainable at a range of income levels. In addition, the City's adopted 3MLAP
envisions future medium-high density residential on a significant portion of the
subject site. In response to those adopted directives, the proposed zone change
will allow future development of the site to include a mix of attached single-family
development and multi-family housing at a range of housing densities. As such, the
proposed rezone is consistent with Goal V 1 and Policies 58, 59 and 60.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this goal and policies.
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GOAL V 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND
INTENSIVE AND ENERGY EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF PUBLIC
AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS.

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.

Policy 70.00 The City of McMinnville shall continue to update zoning and subdivision
ordinances to include innovative land development techniques and incentives that provide
for a variety of housing types, densities, and price ranges that will adequately meet the
present and future needs of the community.

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.

APPLICANT'S RESPONSE: The proposed Comprehensive Plan Amendment and
rezone is consistent with the recently adopted 3MLAP, which is being implemented
through the McMinnville Zoning Ordinance and Comprehensive Plan. Future
development of the site will adhere to applicable current zoning and subdivision
regulations in effect at the time of development.

The R-4 Medium-High density zoning proposed for 17.8 acres of the site will address
the City’s identified housing needs and support a variety of housing types and
densities, allowing for overall compact and efficient development of the site.
Housing types such as townhomes and multi-dwelling residential units are allowed
through the R-4 zone, and provide more attainable options for diverse household
income levels.

The subject site is located near the city center and has good access to urban
services and public transit. In addition, the future on-site commercial mixed-use
development will provide services and retail goods to residents in the neighborhood
and be accessed via the onsite streets and pedestrian system, potentially reducing
the need for vehicle trips to other parts of the city.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this goal and policies.

Policy 71.06 Low Density Residential Development (R-1 and R-2) Low-density residential
development should be limited to the following:
1. Areas which are committed to low density development and shown on the buildable
lands inventory as “developed” land;
2. Areas where street facilities are limited to collector and local streets;
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3. Areas with mapped development limitations such as steep slopes, floodplains,
Stream corridors, natural drainageways, and wetlands,; and

4. Areas with limited capacity for development identified in approved facility master
plans, including sanitary sewer, water, drainage, and transportation facilities. (Ord.
4796, October 14, 2003)

APPLICANT'S RESPONSE: This application proposes to rezone 1.79 acres of R-1
zoned land to R-4 Medium, High-Density zoning. This proposed change is
supported by the 3MLAP, which envisions a mix of uses and diverse housing types
for the site. Further, the City’s Housing Needs Analysis identified a need for more
housing types that are affordable at different household incomes. The proposed R-
4 zoning will allow for housing that is more attainable at a range of income levels,
including small-lot single-family detached, attached single-family and multi-family
development.

As shown in the submitted CPMA-ZC Site Plan, attached as Exhibit B, the portion of
the site planned for residential development will have access from existing and
future local streets. The northern portion of the site, which contains the floodplain,
provides view opportunities and as per the 3MLAP is an area for a future open space
connection.

FINDING: NOT APPLICABLE. No areas are proposed to be zoned as R-1 or R-2 as
part of this application.

Policy 71.07 The R-1 zoning designation shall be applied to limited areas within the
McMinnville urban growth boundary. These include:
1. The steeply sloped portions of the West Hills;
2. Neighborhoods and properties within the current urban growth boundary that are
developed or have been approved for such densities (Michelbook, for example);
3. Fox Ridge Road area;
4. Redmond Hill Road area;
5. Residential lands adjacent to existing or planned industrial areas. (Ord. 4796,
October 14, 2003)

APPLICANT’'S RESPONSE: A 1.79-acre portion of the subject site is zoned R-1
Residential. The City’s adopted 3MLAP has identified the site’s future development
to include Medium, High-Density R-4 residential zoning with the goal of creating
mixed-use residential neighborhoods with a range of attainable housing types that
will help address the City’s identified housing deficit. As such, the rezoning of the
site’s existing R-1 for future development of medium-high density residential is
consistent with this policy.

FINDING: NOT APPLICABLE. No areas are proposed as R-1 zone as part of this
application.

Policy 71.09 Medium and High-Density Residential (R-3 and R-4) - The majority of
residential lands in McMinnville are planned to develop at medium density range (4 - 8
awelling units per net acre). Medium density residential development uses include small
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lot single-family detached uses, single family attached units, duplexes and triplexes, and
townhouses. High density residential development (8 — 30 dwelling units per net acre)
uses typically include townhouses, condominiums, and apartments.

%

2.
3.
4.
2,

Areas that are not committed to low density development;

Areas that have direct access from collector or arterial streets;

Areas that are not subject to development limitations such as topography, flooding,
or poor drainage;

Areas where the existing facilities have the capacity for additional development,
Areas within one-quarter mile of existing or planned public transportation; and

APPLICANT’S RESPONSE: This application proposes a change in zoning from
primarily industrial land to a mix of residential R-4 and commercial C-3 zones. The
site has direct access to Cumulus Avenue, a collector street, and local streets in the
area. The site was identified in the 3MLAP as an opportunity site for a mix of
commercial uses and needed housing due in part to the size of the site. At 26 acres,
the site can support a variety of housing types and densities and remain compatible
with the existing surrounding uses. The large size of the site will allow for an
efficient development layout as well as economies of scale during development. The
northern portion of the site is characterized by slopes and areas within the
floodplain, which will be buffered from future development by open space. The site
has access to public facilities that currently exist on the site and adjacent land, and
is proximate to local public transit.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. The majority of the project site is recommended for designation as
Medium, High-Density Residential under the Three Mile Lane Area Plan, with the
remaining area designated as mixed use and floodplain.
1. The area is not committed to low-density development;
2. The area takes direct access from a collector (Cumulus Avenue).
3. Itis not subject to development limitations such as topography, flooding, or
poor drainage.
4. A condition is proposed to manage the capacity for additional development.
5. Properties are within one-quarter mile of public transportation located on
Cumulus Avenue.

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

OANLN=

S

Areas which are not committed to low or medium density development,

Areas which have direct access from a major collector or arterial street;

Areas which are not subject to development limitations;

Areas where the existing facilities have the capacity for additional development,
Areas within a one-half mile wide corridor centered on existing or planned public
transit routes;

Areas within one-quarter mile from neighborhood and general commercial shopping
centers; and

Areas adjacent to either private or public permanent open space. (Ord. 4796,
October 14, 2003)

Ordinance No. 5173
Effective Date: April 23, 2026 (30 days after council date)
Page 37 of 66



APPLICANT’S RESPONSE: The proposed zone change will result in a total of 17.8
acres of R-4 land. Currently, the majority of the site is zoned industrial and is
occupied by a cement manufacturer.

The northern portion of the site contains areas with floodplain and steep slopes
which will be buffered from future development by open space. Cumulus Avenue,
a collector street, provides direct access to the site and will connect with the on-
site local streets as future development occurs.

The site is located within 0.1 mile of a public transit route. Public facilities exist on
and adjacent to the site and can be made to be adequate to serve future
development.

The proposed rezoning will support future development that will be consistent with
the 3MLAP, which calls for medium-high residential density development and
neighborhood-serving commercial on the site. As shown in the submitted plan,
Exhibit B, a portion of the site adjacent to Cumulus Avenue is proposed to be zoned
C-3 to accommodate services and retail oriented to the needs of future on-site
residents and surrounding neighborhoods.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. The majority of the project site is recommended for designation as
Medium, High-Density Residential under the Three Mile Lane Area Plan, with the
remaining area designated as mixed use and floodplain. The area is not committed
to low- or medium- density development; the area takes direct access from a
collector (Cumulus Avenue); it is not subject to development limitations such as
topography, flooding, or poor drainage; conditions are proposed to manage the
capacity for additional development; properties are within one-quarter mile of public
transportation located on Cumulus Avenue; and within a quarter mile of
commercially zoned properties.

79.00 The density allowed for residential developments shall be contingent on the zoning
classification, the topographical features of the property, and the capacities and availability
of public services including but not limited to sewer and water. Where densities are
determined to be less than that allowed under the zoning classification, the allowed density
shall be set through adopted clear and objective code standards enumerating the reason
for the limitations, or shall be applied to the specific area through a planned development
overlay. Densities greater than those allowed by the zoning classification may be allowed
through the planned development process or where specifically provided in the zoning
ordinance or by plan policy. (Ord. 4796, October 14, 2003)

APPLICANT'S RESPONSE: This application requests rezoning that will result in a
total of 17.8 acres of R-4 residential. No development is proposed through this
application. Future residential development on the site will be subject to applicable
code requirements at the time of development. Floodplain and sloped areas of the
site will be buffered from future development by open space and applicable
setbacks. Upon application for development of the site, the adequacy of municipal
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facilities for the proposed development will be reviewed. The provision of adequate
facilities can be assured through conditions of approval.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

80.00 In proposed residential developments, distinctive or unique natural features such as
wooded areas, isolated preservable trees, and drainage swales shall be preserved
wherever feasible.

APPLICANT'S RESPONSE: The northern portion of the subject site is characterized
by floodplain and sloped areas which offer views of the South Yamhill River and Joe
Dancer Park. These areas will be buffered from future development by open space
and applicable setbacks.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. The northern portion of the project area will be zoned F-P Flood Area
Zone, which will protect that area from residential development, as residential uses
are not permitted within the F-P.

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.

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.

83.00 The City of McMinnville shall review the design of residential developments to insure
site orientation that preserves the potential for future utilization of solar energy.

APPLICANT'S RESPONSE: The City’'s adopted 3MLAP incorporates design
elements that encourage pedestrian and bicycle connectivity throughout the
development and with adjacent development. As such, future development of the
site will incorporate features supportive of connectivity. No development is
currently proposed through this application. A future development application will
be subject to the applicable code requirements at that time.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these policies. No development is proposed as part of this application. Future
development will be subject to the Three Mile Lane Area Plan policies and the Zoning
Ordinance, which will implement these policies.

86.00 Dispersal of new multiple-family housing development will be encouraged
throughout the residentially designated areas in the City to avoid a concentration of
people, traffic congestion, and noise. The dispersal policy will not apply to areas on the
fringes of the downtown "core,” and surrounding Linfield College where multiple-family
developments shall still be allowed in properly designated areas.
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APPLICANT’'S RESPONSE: The proposed zone change and comprehensive plan
map amendment reflect the direction provided by the adopted 3MLAP. The subject
site was identified in the plan as a suitable site for medium-high density R-4
residential development, which allows for a variety of housing types including small-
lot detached homes, attached townhomes, and muiti-family development. No
development is proposed through this application. This application is consistent with
this policy.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

89.00 Zoning standards shall require that all multiple-family housing developments provide
landscaped grounds. (Ord. 4796, October 14, 2003)

APPLICANT’'S RESPONSE: Future development of the site will comply with
applicable landscape standards in effect at the time of development application.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

90.00 Greater residential densities shall be encouraged to locate along major and minor
arterials, within one-quarter mile from neighborhood and general commercial shopping
centers or within neighborhood activity centers, and within a one-half mile wide corridor
centered on existing or planned public transit routes. (Ord. 5098, December 8, 2020, Ord.
4840, January 11, 2006; Ord. 4796, October 14, 2003)

91.00 Multiple dwelling housing developments, including condominiums, but excluding
campus living quarters, shall be required to access off of arterials or collectors or streets
determined by the City to have sufficient traffic carrying capacities to accommodate the
proposed development. (Ord. 4573, November 8, 1994)

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

APPLICANT’'S RESPONSE: The subject site is located on Cumulus Avenue, a
collector that provides access to Hwy 18, an arterial. The site is within 0.1 mile of
both City and County public transit lines. Future development of the site will
incorporate safe and efficient on-site circulation that will provide connectivity with
transportation routes and with the surrounding area.

This rezone request supports the vision of the adopted 3MLAP, which identified the
site as having characteristics needed to support medium/high density housing,
including small-lot single-family detached, attached townhomes, and multifamily
development. In addition, the 3MLAP identified the site’s potential for a mixed-use
commercial node that would provide goods and services for future on-site residents
and the surrounding
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neighborhood. As shown in the proposed rezone plan, attached as Exhibit B, this
node is located near the southern boundary of the subject site, with visibility and
access from Cumulus Avenue.

The attached Transportation Impact Analysis (TIA), prepared by Lancaster Mobley
and attached as Exhibit F, concludes that there will be no impact from the proposed
rezoning to the functional classifications existing or planned facilities within the
study area.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these policies.

92.01 High-density housing shall not be located in undesirable places such as near railroad
lines, heavy industrial uses, or other potential nuisance areas unless design factors are
included to buffer the development from the incompatible use. (Ord. 4796, October 14,

2003)

92.02 High-density housing developments shall, as far as possible, locate within
reasonable walking distance to shopping, schools, and parks, or have access, if possible,
to public transportation. (Ord. 4796, October 14, 2003)

APPLICANT'S RESPONSE: With the proposed rezoning of the M-2 industrial land to
R-4 residential and C-3 commercial, future redevelopment of the site will not include
any industrial uses, making the site more compatible with higher densities of
residential development.

As called for in the adopted 3MLAP, the site will incorporate mixed-use commercial
development that will serve on-site residents as well as the surrounding
neighborhoods. Nearby transit stops will offer residents and visitors to the site an
alternative mode of transportation, potentially reducing vehicle trips. The proposed
rezone supports Policies 92.01 and 92.02.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these policies.

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.

-
3

4
o)

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

Storm sewer and drainage facilities (as required).

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

. Municipal water distribution facilities and adequate water supplies (as determined

by City Water and Light). (as amended by Ord. 4796, October 14, 2003)

. Deleted as per Ord. 4796, October 14, 2003.
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APPLICANT’'S RESPONSE: Municipal facilities currently exist and serve the vicinity
of the site via main lines located in the Cumulus Avenue and Atlantic Street rights-
of-way. No development is proposed through this Application. Upon application for
development of the site, the adequacy of municipal facilities for the proposed
development will be reviewed. The provision of adequate facilities can be assured
through conditions of approval.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #1 AND #3. Per the Public
Works analysis, sufficient sewer capacity is available to support the proposed
application. To ensure the system can adequately support future development, the
applicant is to complete a site-specific sewer capacity analysis at the time of future
development, using sewer flow data specific to that proposal.

CONDITION OF APPROVAL #1. The 2008 Conveyance System Masterplan
assumptions at the time of this application allow for sanitary flows of 1,647 gallons
per net acre daily (gpnad) for the referenced existing zoning of the 21.45acre site.
The proposed zone changes do not result in an assumed increase flow based on the
2008 Conveyance System Masterplan. At the City Engineer’s discretion prior to any
additional applications for land use decisions or permitting, the applicant shall be
required to provide an analysis to the City Engineer showing sanitary sewer capacity
for the proposed flows do not exceed 1,647 gpnad -OR- enter into a reimbursement
agreement with the City to perform a sanitary sewer capacity analysis. The capacity
analysis should incorporate development specific flow assumptions and shall meet
the requirements of the most recent Sanitary Conveyance Masterplan or model in
effect at the time of the analysis. Any sanitary sewer pump station and/or sanitary
sewer conveyance system improvement necessary to accommodate the proposed
flows from anticipated development appropriate for the proposed zoning shall be
completed at the applicant’'s expense prior to making any new connections or
increasing any demand on the public system per review and approval by the City
Engineer.

CONDITION OF APPROVAL #3: The final development plans for the subject site
include a detailed sanitary sewer collection plan which incorporates the
requirements of City’s Collection Systems Facilities Plan. This plan must be
submitted to, and approved by, the City Engineering Department prior to
development. Any utility easements needed to comply with the approved plan must
be reflected on the final plat or be recorded prior to utility installation. Structures
located within the subject site are required to connect to the sanitary sewer system
at the same time that the public system is constructed that makes service available
per the approved sanitary sewer collection plan.

CHAPTER VI: TRANSPORTATION SYSTEM

GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT
PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND FREIGHT IN A SAFE
AND EFFICIENT MANNER.
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117.00 The City of McMinnville shall endeavor to insure that the roadway network provides
safe and easy access to every parcel.

119.00 The City of McMinnville shall encourage utilization of existing transportation
corridors, wherever possible, before committing new lands.

APPLICANT’'S RESPONSE: As demonstrated in the TIA, attached as Exhibit F, the
planned zone change will not impact or alter the functional classification of any
existing or planned transportation facility. Future development of the site will
include a safe and efficient street system ensuring access throughout the site, as
well as connectivity with adjacent sites. Please refer to the TIA report for additional
information.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #4. The TIA provided by the

Applicant indicates that installing a westbound right turn lane on the eastern leg of
the NE Cumulus Avenue/SE Nehemiah Lane and NE Three Mile Lane intersection.

CONDITION OF APPROVAL #4: Per the Traffic Impact Analysis, the Applicant is
responsible for the installation of a westbound right-turn lane on the eastern leg of
the NE Cumulus Avenue/SE Nehemiah Lane and NE Three Mile Lane intersection.
Prior to the submittal of building permits, the City reserves the right to require a
traffic impact analysis if a transportation memorandum indicates that the traffic
created by the development exceeds 20 pm peak hour trips or 200 daily trips.

122.00 The City of McMinnville shall encourage the following provisions for each of the
three functional road classifications:

2. Major, minor collectors.
-Designs should minimize impacts on existing neighborhoods.

=Sufficient street rights-of-way should be obtained prior to development of
adjacent lands.

—-On-street parking should be limited wherever necessary.

—-Landscaping should be required along public rights-of-way. (Ord. 4922, February
23, 2010)

-As far as is practical, residential collector streets should be no further than 1,800
feet apart in order to facilitate a grid pattern of collector streets in residential areas.

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.
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-Off-street parking should be encouraged wherever possible.
-Landscaping should be encouraged along public rights-of-way.

APPLICANT’'S RESPONSE: No development is proposed through this application.
Upon future development of the site, the design of new on-site streets will comply
with the applicable roadway design standards in effect at the time of development.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

Policy 126.00 The City of McMinnville shall continue to require adequate off-street parking
and loading facilities for future developments and land use changes.

Policy 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.

APPLICANT'S RESPONSE: No development is proposed through this application.
Upon future development of the site, the provision of off-street parking will comply
with the applicable development standards in effect at that time.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these policies.

Policy 130.05 In areas where bikeways are planned, the City may require that new
development provide bikeway improvements such as widened streets, bike paths, or the
elimination of on-street parking. At the minimum, new development shall be required to
make provisions for the future elimination of on-street parking along streets where
bikeways are planned so that bike lanes can be striped in the future. Bike lanes and bike
paths in new developments shall be constructed to standards recommended in the
bikeway plan.

APPLICANT'S RESPONSE: The subject site is located within the 3MLAP area. The
3MLAP encourages safe, bicycle-friendly routes that provide connectivity to and
through the site for bicyclists. No development is proposed through this
application. Future bicycle connectivity design will adhere to applicable
development standards in effect at the time of development application.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

Policy 132.26.05 New street connections, complete with appropriately planned pedestrian
and bicycle features, shall be incorporated in all new developments consistent with the
Local Street Connectivity map.

APPLICANT’'S RESPONSE: The McMinnville TSP identifies future local street
connections for the Highway 18 corridor, as shown on the map below (TSP, Exhibit
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2-1). As shown on the map, there are no local street connections identified for the
subject site on the City’s Local Street Connections Map. The 3MLAP addresses
pedestrian and bicycle circulation to and through the plan area with
recommendations for facility improvements that will improve access, mobility and
comfort for all users. Accordingly, the 3MLAP requires a smaller-block grid system
for on-site local streets, which will support pedestrian and bicycle connectivity. Any
future development application will be required to be consistent with the
McMinnville TSP and ensure appropriately planned pedestrian and bicycle features
and connectivity with any existing and planned adjacent facilities.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

Policy 132.27.00 The provision of transportation facilities and services shall reflect and
support the land use designations and development patterns identified in the McMinnville
Comprehensive Plan. The design and implementation of transportation facilities and
services shall be based on serving current and future travel demand—both short-term and
long-term planned uses.

APPLICANT’'S RESPONSE: The TIA, attached as Exhibit F, evaluated both existing
conditions and planning horizon (2041) impacts of the proposed zone change on the
transportation system. The TIA and TPR analyses concluded that the zone change
would not result in any change to functional classification of the facilities within the
study area. For additional information, please refer to the TIA.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

Policy 132.29.00 The construction of transportation facilities in the McMinnville planning
area shall be timed to coincide with community needs, and shall be implemented so as to
minimize impacts on existing development. Prioritization of improvements should consider
the City’s level of service standards.

APPLICANT'S RESPONSE: No development is proposed through this application.
Upon future development of the site, the onsite facilities will be designed and timed
to provide safe and efficient movement to and through the site for pedestrians,
bicycles and vehicles, while prioritizing the City’s level of service standards.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

Policy 132.40.00 Mobility standards will be used to evaluate the transportation impacts of
long-term growth. The City should adopt the intersection mobility standards as noted in
Chapter 2 of the Transportation System Plan.

APPLICANT'S RESPONSE: The TIA, attached as Exhibit F, studied intersections
within the City’'s and ODOT's jurisdictions and applied each jurisdiction’s applicable
mobility standard as a basis for its analysis. As noted in the TIA, the proposed zone
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change will not result in any classification changes of any study intersections.
Please refer to the TIA for additional information.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #4. The TIA provided by the
Applicant indicates that installing a westbound right turn lane on the eastern leg at
the intersection of SE Nehemiah Lane/NE Cumulus Avenue & NE Three Mile Lane is
necessary to mitigate the project's potential impacts to improve the v/c ratio to
better than no-build conditions. This approval is conditioned to require that
recommended action.

CONDITION OF APPROVAL #4: Per the Traffic Impact Analysis, the Applicant is
responsible for the installation of a westbound right-turn lane on the eastern leg of
the NE Cumulus Avenue/SE Nehemiah Lane and NE Three Mile Lane intersection.
Prior to the submittal of building permits, the City reserves the right to require a
traffic impact analysis if a transportation memorandum indicates that the traffic
created by the development exceeds 20 pm peak hour trips or 200 daily trips.

Policy 132.62.00 TSP as Legal Basis -- The City of McMinnville shall use the McMinnville
TSP as the legal basis and policy foundation for actions by decision-makers, advisory
bodies, staff, and citizens in transportation issues. The goals, objectives, policies,
implementation strategies, principles, maps, and recommended projects shall be

considered in all decision-making processes that impact or are impacted by the
transportation system.

APPLICANT'S RESPONSE: The proposed rezone of the subject site to residential
R-4 and commercial C-3 is consistent with the goals, objectives, policies,
implementation strategies, principles, maps and recommended projects of the TSP.
The City’s goal and supplemental policies are addressed below.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

CHAPTER VIi: COMMUNITY FACILITIES AND SERVICES

GOAL VIl 1: TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND UTILITIES
AT LEVELS COMMENSURATE WITH URBAN DEVELOPMENT, EXTENDED IN A PHASED
MANNER, AND PLANNED AND PROVIDED IN ADVANCE OF OR CONCURRENT WITH
DEVELOPMENT, IN ORDER TO PROMOTE THE ORDERLY CONVERSION OF URBANIZABLE
AND FUTURE URBANIZABLE LANDS TO URBAN LANDS WITHIN THE McMINNVILLE
URBAN GROWTH BOUNDARY.

APPLICANT’'S RESPONSE: This Goal is targeted at rural lands that are not within
the UGB and are proposed to be transitioned to urban land. The subject site is
located within the McMinnville UGB and therefore this Goal is not applicable.
Nonetheless, there will be necessary public and private facilities and utilities at
levels commensurate with urban development at the time of development. Public
utilities currently serve the vicinity of the subject site via main service lines located
in the Cumulus Avenue and Atlantic Street rights-of-way. No development is
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proposed through this Application. Upon application for development of the site,
the adequacy of public and private facilities for the proposed development will be
reviewed. The provision of adequate facilities can be assured through conditions of
approval.

Policy 136.00 The City of McMinnville shall insure that urban developments are connected
to the municipal sewage system pursuant to applicable city, state, and federal regulations.

APPLICANT'S RESPONSE: Municipal sewer facilities currently serve the vicinity of
the site via main lines located in the Cumulus Avenue and Atlantic Street rights-of-
way. No development is proposed through this Application. Upon application for
development of the sites, the adequacy of the sewer facilities for the proposed
development will be reviewed. The provision of adequate facilities can be assured
through conditions of approval.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #1 AND #3. This policy will
be met with the inclusion of conditions of approval #1 and #3.

CONDITION OF APPROVAL #1: The 2008 Conveyance System Masterplan
assumptions at the time of this application allow for sanitary flows of 1,647 gallons
per net acre daily (gpnad) for the referenced existing zoning of the 21.45acre site.
The proposed zone changes do not result in an assumed increase flow based on the
2008 Conveyance System Masterplan. At the City Engineer’s discretion prior to any
additional applications for land use decisions or permitting, the applicant shall be
required to provide an analysis to the City Engineer showing sanitary sewer capacity
for the proposed flows do not exceed 1,647 gpnad -OR- enter into a reimbursement
agreement with the City to perform a sanitary sewer capacity analysis. The capacity
analysis should incorporate development specific flow assumptions and shall meet
the requirements of the most recent Sanitary Conveyance Masterplan or model in
effect at the time of the analysis. Any sanitary sewer pump station and/or sanitary
sewer conveyance system improvement necessary to accommodate the proposed
flows from anticipated development appropriate for the proposed zoning shall be
completed at the applicant’s expense prior to making any new connections or
increasing any demand on the public system per review and approval by the City
Engineer.

CONDITION OF APPROVAL #3: The final development plans for the subject site
include a detailed sanitary sewer collection plan which incorporates the
requirements of City’s Collection Systems Facilities Plan. This plan must be
submitted to, and approved by, the City Engineering Department prior to
development. Any utility easements needed to comply with the approved plan must
be reflected on the final plat or be recorded prior to utility installation. Structures
located within the subject site are required to connect to the sanitary sewer system
at the same time that the public system is constructed that makes service available
per the approved sanitary sewer collection plan.
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Policy 139.00 The City of McMinnville shall extend or allow extension of sanitary sewage
collection lines within the framework outlined below:

k

2

k4

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

Sufficient trunk and main line capacities remain to serve undeveloped land within
the projected service areas of those lines.

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.

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

APPLICANT'S RESPONSE: Municipal sewer facilities currently exist and serve the
vicinity of the site via main lines located in the Cumulus Avenue and Atlantic Street
rights-of-way. No development is proposed through this Application. Upon
application for development of the site, the adequacy of the sewer facilities for the
proposed development will be reviewed. The provision of adequate facilities can be
assured through conditions of approval.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #1 AND #3. Per the Public
Works analysis, sufficient sewer capacity is available to support the proposed
application. To ensure the system can adequately support future development, the
applicant is to complete a site-specific sewer capacity analysis at the time of future
development, using sewer flow data specific to that proposal.

CONDITION OF APPROVAL #1:The 2008 Conveyance System Masterplan
assumptions at the time of this application allow for sanitary flows of 1,647 gallons
per net acre daily (gpnad) for the referenced existing zoning of the 21.45acre site.
The proposed zone changes do not result in an assumed increase flow based on the
2008 Conveyance System Masterplan. At the City Engineer’s discretion prior to any
additional applications for land use decisions or permitting, the applicant shall be
required to provide an analysis to the City Engineer showing sanitary sewer capacity
for the proposed flows do not exceed 1,647 gpnad -OR- enter into a reimbursement
agreement with the City to perform a sanitary sewer capacity analysis. The capacity
analysis should incorporate development specific flow assumptions and shall meet
the requirements of the most recent Sanitary Conveyance Masterplan or model in
effect at the time of the analysis. Any sanitary sewer pump station and/or sanitary
sewer conveyance system improvement necessary to accommodate the proposed
flows from anticipated development appropriate for the proposed zoning shall be
completed at the applicant’s expense prior to making any new connections or
increasing any demand on the public system per review and approval by the City
Engineer

CONDITION OF APPROVAL #3: The final development plans for the subject site
include a detailed sanitary sewer collection plan which incorporates the
requirements of City’s Collection Systems Facilities Plan. This plan must be
submitted to, and approved by, the City Engineering Department prior to
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development. Any utility easements needed to comply with the approved plan must
be reflected on the final plat or be recorded prior to utility installation. Structures
located within the subject site are required to connect to the sanitary sewer system
at the same time that the public system is constructed that makes service available
per the approved sanitary sewer collection plan.

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.

APPLICANT’S RESPONSE: No development is proposed through this Application.
Upon application for development of the site, the design and adequacy of the
stormwater drainage facilities for the proposed development will be reviewed. The
provision of adequate facilities can be assured through conditions of approval.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #2. This policy will be met
by including condition of approval #2.

CONDITION OF APPROVAL #2: That final development plans for the subject site
include a detailed storm drainage plan which incorporates the requirements of City’s
Storm Drainage Master Plan. This plan must be submitted to, and approved by, the
City Engineering Department prior to permit issuance. Any utility easements needed
to comply with the approved plan must be reflected on the final plat. If the final
storm drainage plan incorporates the use of collection systems and easements, such
must be private, rather than public, and private maintenance agreements must be
approved by the City prior to recording.

Policy 145.00 The City of McMinnville, recognizing McMinnville Water and Light as the
agency

responsible for water system services, shall extend water services within the

framework outlined below:

1.

£,

Facilities are placed in locations and in such a manner as to insure compatibility with
surrounding land uses.

Extensions promote the development patterns and phasing envisioned in the
McMinnville Comprehensive Plan.

For urban level developments within McMinnville, sanitary sewers are extended or
planned for extension at the proposed development densities by such time as the
water services are to be utilized.

Applicable policies for extending water services, as developed by the City Water
and Light Commission, are adhered to.

APPLICANT'S RESPONSE: No development is proposed through this Application.
Upon application for development of the site, the design and adequacy of the water
and sanitary sewer facilities for the proposed development will be reviewed. The
provision of adequate facilities can be assured through conditions of approval.
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FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. McMinnville Water and Light have indicated no concerns with the
proposed project.

Policy 151.00 The City of McMinnville shall evaluate major land use decisions, including but
not limited to urban growth boundary, comprehensive plan amendment, zone changes, and
subdjvisions using the criteria outlined below:

1. Sufficient municipal water system supply, storage and distribution facilities, as
determined by McMinnville Water and Light, are available or can be made available,
to fulfill peak demands and insure fire flow requirements and to meet emergency
situation needs.

2. Sufficient municipal sewage system facilities, as determined by the City Public
Works Department, are available, or can be made available, to collect, treat, and
dispose of maximum flows of effluents.

3. Sufficient water and sewer system personnel and resources, as determined by
McMinnville Water and Light and the City, respectively, are available, or can be
made available, for the maintenance and operation of the water and sewer systems.

4. Federal, state, and local water and waste-water quality standards can be adhered
to.

5. Applicable policies of McMinnville Water and Light and the City relating to water and
sewer systems, respectively, are adhered to.

APPLICANT'S RESPONSE: There are no known water or sewer deficiencies in the
vicinity of the subject site. No development is proposed through this Application.
Upon future application for development of the site, the availability and adequacy
of the water, sewer, and stormwater drainage facilities and services to serve the
proposed development will be reviewed. The provision of adequate facilities can be
assured through conditions of approval.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy. McMinnville Water and Light have indicated no concerns with the
proposed project.

Policy 153.00 The City of McMinnville shall continue coordination between the planning
and fire departments in evaluating major land use decisions.

Policy 155.00 The ability of existing police and fire facilities and services to meet the needs
of new service areas and populations shall be a criterion used in evaluating annexations,
subdlivision proposals, and other major land use decisions.

APPLICANT'S RESPONSE: There are no known police or fire service deficiencies
in the vicinity of the subject site. No development is proposed through this
application. Upon future application for development of the site, the availability and
adequacy of the police and fire facilities and services to serve the proposed
development will be reviewed. The provision of adequate facilities can be assured
through conditions of approval.
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FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these policies. McMinnville Fire District indicated no concerns with the proposed
project.

GOAL Vil 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, AND
SCENIC AREAS FOR THE USE AND ENJOYMENT OF ALL CITIZENS OF THE COMMUNITY.

163.00 The City of McMinnville shall continue to require land, or money in lieu of land, from
new residential developments for the acquisition and/or development of parklands, natural
areas, and open spaces.

163.05 The City of McMinnville shall locate future community and neighborhood parks
above the boundary of the 100-year floodplain. Linear parks, greenways, open space,
trails, and special use parks are appropriate recreational uses of floodplain land to connect
community and other park types to each other, to neighborhoods, and services, provided
that the design and location of such uses can occur with minimum impacts on such
environmentally sensitive lands. (Ord. 4840, January 11, 2006)

164.00 The City of McMinnville shall continue to acquire floodplain lands through the
provisions of Chapter 17.53 (Land Division Standards) of the zoning ordinance and other
available means, for future use as natural areas, open spaces, and/or parks.

768.00 Distinctive natural features and areas shall be retained, wherever possible, in future
urban developments.

170.00 The City of McMinnville shall require the provision of lands for parks from all
subdlivisions on Three Mile Lane, except when an existing park is available and reachable
by safe and convenient pedestrian access. Where no land is dedicated, money in lieu of
land shall be required.

APPLICANT'S RESPONSE: The subject site has not been designated for any park
development in the McMinnville Parks, Recreation and Open Space Plan. The
portions of the site with floodplain lands or steep slopes will not be developed and
will present future opportunities to preserve views of the South Yamhill River and
Joe Dancer Park.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
these policies. No development is proposed for this project. Future residential
development will be subject to Parks System Development Charges at the time of
development, in accordance with Policy 163.00. Future land division will be subject
to Policies 164.00 and 170.00, and future development to Policy 1680.00. No parks
are proposed or required for this application, and policy 163.05 does not apply.

CHAPTER VIii: ENERGY

GOAL VIl 2: TO CONSERVE ALL FORMS OF ENERGY THROUGH UTILIZATION OF LAND
USE PLANNING TOOLS.
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Policy 178.00 The City of McMinnville shall encourage a compact urban development
pattern to provide for conservation of all forms of energy.

APPLICANT’'S RESPONSE: The subject site is located within an urban area that is
currently served by local energy providers. Future development of the site with R-4
medium-high density residential development will be consistent with the 3MLAP and
will be characterized by compact development including a variety of attached
housing types.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

CHAPTER IX: URBANIZATION

GOAL IX 1TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE PROJECTED
POPULATION TO THE YEAR 2023, AND TO ENSURE THE CONVERSION OF THESE LANDS
IN AN ORDERLY, TIMELY MANNER TO URBAN USES.

APPLICANT’'S RESPONSE: The proposed Comprehensive Plan Map Amendment
and zone change address the need for additional residential and commercial land
through 2041, identified in the 2024 Housing Needs Analysis and the 2023 EOA.
Furthermore, the proposed zone change is consistent with the City's adopted
3MLAP, which envisions medium-high density residential and a mixed-use
commercial node on the site in the future.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this goal.

Policy 186.00 The City of McMinnville shall place planned development overlays on areas
of special significance identified in Volume | of the McMinnville Comprehensive Plan. Those
overlays shall set forth the specific conditions for development of the affected properties.
Areas of significance identified in the plan shall include but not be limited to:

1. Three Mile Lane (north and south).

APPLICANT'S RESPONSE: The subject site is located within the Three Mile Lane
Overlay area. No development is proposed through this application. Future
development will adhere to the policies and requirements of the overlay.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

Ordinance No. 5173
Effective Date: April 23, 2026 (30 days after council date)
Page 52 of 66



GREAT NEIGHBORHOOD PRINCIPLES
Policies:

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

187.20 The Great Neighborhood Principles shall encompass a wide range of characteristics
and elements, but those characteristics and elements will not function independently. The
Great Neighborhood Principles shall be applied together as an integrated and assembled
approach to neighborhood design and development to create a livable, egalitarian, healthy,
social, inclusive, safe, and vibrant neighborhood, and to create a neighborhood that
supports today’s technology and infrastructure and can accommodate future technology
and infrastructure.

187.30 The Great Neighborhood Principles shall be applied in all areas of the city to ensure
equitable access to a livable, egalitarian, healthy, social, inclusive, safe, and vibrant
neighborhood for all McMinnville citizens.

187.40 The Great Neighborhood Principles shall guide long range planning efforts including,
but not limited to, master plans, small area plans, and annexation requests. The Great
Neighborhood Principles shall also guide applicable current land use and development
applications.

187.50 The McMinnville Great Neighborhood Principles are provided below. Each Great
Neighborhood Principle is identified by number below (numbers 1 - 13), and is followed by
more specific direction on how to achieve each individual principle.

APPLICANT’S RESPONSE: This application is for a Comprehensive Plan Map and
Zone Change for the 26-acre subject site located within the City’'s adopted 3MLAP
area. As such, future development of the subject site will be reviewed for
consistency with the Great Neighborhood Principles under the applicable
procedures and standards of the McMinnville Zoning Ordinance.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #5. With the requirements
of Condition of Approval #5, this policy will be met.

CONDITION OF APPROVAL #5: Development applications located within the Three
Mile Lane Area are subject to the policies of the Three Mile Lane Area Plan, as
adopted by Ordinance No. 5126, and will be reviewed as part of the Three Mile Lane
Design Review required by Ordinance Nos. 4131 and 4572. The policies of the Three
Mile Lane Area Plan are provided below:
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Require future development to be consistent with the design elements of the
Three Mile Lane Area Plan. Mixed-use and commercial proposals over five (5)
acres are subject to Planning Commission Approval.

Public improvements and private development shall strive to protect tree
groves and mature individual trees. Existing trees shall not be removed
without prior review and written approval. The applicant shall submit
information identifying trees greater than six inches DBH. Trees greater than
six inches DBH will not be approved for removal unless a certified arborist
determines that they are diseased, dying, or dead, or the developer
demonstrates that practical development of an approved lot, or required
public improvements (i.e., streets, sidewalks, and public utilities), will
adversely impact the survival of such tree or trees. In addition, all trees that
are not to be removed shall be protected during the construction of all public
improvements and residential development in the approved partition. A plan
for such tree protection approved by the Planning Director shall be submitted
with construction and/or building permit applications prior to release of
construction or building permits within the subject site.

Riparian corridors and adjacent native landscape shall be protected. The
applicant will need to provide mapping and protection of stream corridors
and re-vegetation with native plantings if warranted.

. The built environment will be designed to provide and protect views to rolling

hills and volcanoes and to enhance visual and physical access to the North
Yambhill River. New streets and open spaces will be oriented to capture views.
The applicant will be required to provide a viewshed analysis as part of the
Three Mile Lane Design Review.

Enhancing connections to existing trails and open space, such as
connections into Joe Dancer Park and McBee Park, and creating a public
greenway along South Yamhill River with trails and connections to the Three
Mile Lane Area is a priority. Development will be required to show connectivity
to any proposed trail or part identified in the Parks Recreation and Open
Space plan.

New gathering spaces will be designed to incorporate natural areas and
views,

Require native landscape plantings with seasonal variation and tree plantings
that include shade streets with mature tree canopy.

A network of sidewalks and trails will connect people to key locations within
the Three Mile Lane Area.

The Three Mile Lane Area will have safe bicycle routes for residents and
touring cyclists.

Proposed new streets will connect to the existing local street grid, in
compliance with Transportation System Plan standards.

New commercial developments should be designed to be at a walkable,
human scale and for ease of use by all ages and abilities.

New commercial, office, mixed-use, and multi-family developments should
be designed to reflect the micro-climate and enhance outdoor life through
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Principles:

the incorporation of features such as porches, balconies, courtyards, plazas,
etc.

. New commercial, office, mixed-use, and industrial campus developments

should promote inclusion and interaction within the right-of-way.

Encourage mixed-use development where feasible.

Proposed site landscape for new development should strive to reflect
patterns of wine industry—eg, rows of vines, southern orientation, shelter
belts of trees — and consider functional site planning of vineyard and farm
complexes as conceptual models.

New development should consider adjacency to agricultural fields and
respect this heritage through careful transitions.

Architectural building design that includes simple roof forms (industrial and
agricultural) is encouraged in the Three Mile Lane Area.

Encourage a diversity of future housing forms, types, and design that respect
the current character of the area.

Ensure that new commercial and industrial campus development creates a
welcoming and visible interface with Three Mile Lane.

Encourage site design and architecture that visibly convey the historic or
current industry on the site (e.g., aviation, winemaking).

New commercial, mixed-use, office, and industrial campus development
should consider using local materials for cladding and building structure
(timber, corrugated steel cladding, red brick), and incorporating vibrant color.
Public safety services shall be considered as part of master planning,
including access, response times and opportunity for substations if needed.
Ensure that no incompatible heavy industrial uses are allowed along Highway
18 in the Three Mile Lane Area or as part of the Innovation Campus.
Significant natural features shall be inventoried and protected as much as
possible within new development plans.

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

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

APPLICANT'S RESPONSE: The subject site is characterized by floodplain and
slopes located within the northern portion of the site. Appropriate setbacks and
open space buffer will prevent development within those areas.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.
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2. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can
access.

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

APPLICANT'S RESPONSE: The northern portion of the site has potential to provide
views of the South Yamhill River and Joe Dancer Park. Proposed development will
be reviewed for consistency with the 3MLAP and Great Neighborhood Principles
and with applicable development standards.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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

a. Parks, trails, and open spaces shall be provided at a size and scale that is variable based
on the size of the proposed development and the number of dwelling units.

b. Central parks and plazas shall be used to create public gathering spaces where
appropriate.

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

APPLICANT'S RESPONSE: Future design of the site’s development will incorporate
appropriate gathering places for residents and users of the site, in addition to
providing connections to existing adjacent developments and neighborhoods,
natural areas, parks and trails in the vicinity.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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 connected

(such as cul-de-sacs or blocks with lengths greater than 400 feet).

APPLICANT'S RESPONSE: The future design of the site will be guided by the
3MLAP and Great Neighborhood Principles to include on-site pedestrian features
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that provide circulation through the site and plan area to improve access, mobility
and comfort for all users.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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.

APPLICANT'S RESPONSE: The future development of the site will be consistent
with the goals of the 3MLAP and will include bicycle features that provide safe
routes to and through the site and the plan area to improve access, mobility and
comfort for bicycle riders.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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.

APPLICANT’'S RESPONSE: Future design and development of the site will be
reviewed for consistency with the 3MLAP, which calls for a grid street system to
provide connectivity within the site as well as with adjacent neighborhoods and
streets. The future design of transportation improvements will address safety and
convenience of pedestrians, bicyclists, transit users.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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

APPLICANT'S RESPONSE: Future design and development of the site will be guided
by the access and connectivity elements of the 3MLAP. On-site connections will
also be designed and constructed in compliance with accessibility standards in
effect at the time of development.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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).

APPLICANT’S RESPONSE: The subject site is located in the 3MLAP area, which
includes as a key feature of the site a neighborhood-serving commercial node and
medium-high density residential designated land which can support housing of
varying scale. Future site design will be reviewed for consistency with 3MLAP
elements addressing site features such as building orientation, parking,
landscaping, lighting and CPTED.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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

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

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

c. Neighborhoods are designed such that owning a vehicle can be optional.

APPLICANT'S RESPONSE: This application proposes to rezone the subject site
from primarily industrial zoning to residential and commercial zones. Consistent
with the 3MLAP concept, future development will include mixed-use commercial
uses that will serve the on-site and surrounding community, as well as a variety of
housing types such as townhomes and multi-dwelling apartments. No development
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is proposed through this application. The future site development review process
will ensure that the scale of future development is appropriate.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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.

APPLICANT'S RESPONSE: The subject site is located within the 3MLAP area, which
proposes a variety of complementary uses that will not conflict with the rural uses
near the plan area. The proposed rezoning of the subject site to residential and
commercial use is consistent with the 3MLAP. Future site design and development
will be consistent with the design elements of the 3MLAP and will be reviewed under

the applicable zoning standards.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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.

APPLICANT'S RESPONSE: This application proposes a Zone Change and
Comprehensive Plan Map change to result in a total of 17.8 acres of R-4 Medium,
High-density zoned land. The proposed zoning will allow for a variety housing
types, including small-lot single-dwelling homes, attached townhomes, and multi-
dwelling apartments. These housing types are typically more attainable, providing
choice at a variety of income levels.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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.
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APPLICANT’S RESPONSE: This application proposes 17.8 acres of R-4 Medium,
High-Density zoned land on the subject site. The R-4 zone will allow for a variety
of housing types at different scale and form, including small-lot single-family
detached, attached townhomes, and multi-family dwellings. The proposed zone
change is consistent with the City’s adopted 3MLAP.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

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

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

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

¢. Neighborhood elements and features including, but not limited to, signs, benches, park
shelters, 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)

APPLICANT'S RESPONSE: The subject site is located within the 3MLAP area. No
development is proposed through this application. Future site design will be guided
by the 3MLAP and incorporate integrated design elements of the 3MLAP that are
appropriate for the residential and commercial mixed-uses on the site. Future
proposed development will be reviewed under the applicable development
standards in effect at the time of development.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

CHAPTER X: CITIZEN INVOLVEMENT AND PLAN AMENDMENT

GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE
DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE.

APPLICANT'S RESPONSE: None.

FINDING: SATISFIED. The applicant held a neighborhood meeting before submitting
the Comprehensive Plan Map Amendment and Zone Change application. Properties
within three hundred (300) feet of the subject property received notice of the
application and the Planning Commission public hearing. Notice of the application
and the Planning Commission public hearing was published in the News Register.
The Planning Commission will hold a public hearing on the proposal.
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GOAL X 3 TO PERIODICALLY REVIEW AND AMEND THE MCMINNVILLE
COMPREHENSIVE PLAN TO REFLECT CHANGES IN COMMUNITY CIRCUMSTANCES, IN
CITIZEN DESIRES, AND IN THE STATEWIDE GOALS.

APPLICANT'S RESPONSE: The 3MLAP was developed through a multi-year public
involvement process that resulted an “implementable vision for the area’s future
land uses and multi-modal transportation system.” That vision reflects changes in
community circumstances and citizen needs. The 3MLAP is intended to be
implemented through the City’s codes and ordinances, as well as amendments to
the Comprehensive Plan Map. The rezoning of the subject site to residential and
commercial mixed-use zoning is consistent with this goal.

FINDING: SATISFIED. The applicant has adequately demonstrated compliance with
this policy.

STATEWIDE PLANNING GOALS

Goal 1: Citizen Involvement

APPLICANT'S RESPONSE: In compliance with the MZO requirements of Chapter
17.72, the Applicant held neighborhood meeting with the community to discuss the
proposed map amendment and zone change. Documentation of the meeting is
included with this application as Exhibit D. In addition, the review procedures of
Chapter 17.72 provide an opportunity for citizen comment on the proposal at future
Planning Commission and City Council hearings.

FINDING: SATISFIED. The requested land use action is a change to the
Comprehensive Plan Map and Zoning Map designation. As required, citizens will
have the opportunity to comment on the proposed map amendments at public
hearings before the Planning Commission and City Council.

Goal 2: Land Use Planning

APPLICANT'’'S RESPONSE: In addition to these Statewide Planning Goals, this
application addresses applicable policies and approval criteria of the McMinnville
Comprehensive Plan and Zoning Ordinance and the Three Mile Lane Area Plan. As
demonstrated by this narrative and supporting documentation, this application is
consistent with applicable criteria and with Goal 2. .

FINDING: SATISFIED. The decision-making is based on the City's adopted and
acknowledged Comprehensive Plan and Land Use Regulations, including the factual
base and procedures. Determination of consistency with the applicable statewide
planning goals and associated administrative rules is also based on an adequate
factual basis.
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Goal 5: Natural Resources, Scenic and Historic Areas, and Open Spaces

APPLICANT'S RESPONSE: The northeast portion of the site has land that is located
within the floodplain and areas of steep slopes. The proposed rezone does not alter
the zoning designations for the area which is now zoned Floodplain. No future
development is proposed within that area, which will be protected by applicable
buffers and setbacks.

FINDING: SATISFIED. No acknowledged natural resources, scenic and historic
areas, or open spaces are located in the project area. In addition, no development
is permitted as part of this application.

Goal 9: Economic Development

APPLICANT’S RESPONSE: The aim of Goal 9 is to ensure the availability of land
suitable for economic growth and development opportunities over a 20-year
planning period. To satisfy Goal 9, the City periodically updates an Economic
Opportunities Analysis (EOA) to reflect changing economic factors that impact land
availability. The most recently adopted 2023 EOA concluded that, over the 20-year
planning horizon through 2041, a deficit of 159 acres of commercial land and a
deficit of 29 acres of industrial land are projected.

This Application proposes to redesignate 15.1 acres of land from Industrial M-2 zone
to residential R-4 and commercial C-3 zones. As proposed, 1.13 acres of M-2 land
will be redesignated as C-3, which would bring the total C-3 land on the site to 3.62
acres. This application proposes to reconfigure the C-3 land to be consistent with
the 3MLAP, enabling that portion of the site to be developed in the future with a mix
of commercial uses to serve the on-site residents and surrounding residential
neighborhoods. The proposed commercial-zoned area is located with visibility from
and direct access to Cumulus Avenue, providing connectivity to the east and west
and the transit corridor.

The proposed rezone is not anticipated to have significant impact on the adequacy
of the city’s future industrial land supply which, as of the 2023 EOA, was estimated
to be 215 acres. Industrial M-2 zoned land makes up the largest category of
available industrial land, according to the 2023 EOA.

The proposed rezone will assist the City in implementing the goals and objectives
of the Three Mile Lane Area Plan and address potential long-term compatibility
issues of existing industrial zoning with the surrounding residential and commercial
zoning and uses. In addition, the proposed rezone to housing and commercial zones
contributes to the reduction of the projected commercial land deficit identified in
the 2020 EOA and the housing deficit identified in the 2023 Housing Needs Analysis.

FINDING: SATISIFED. The applicant has demonstrated compliance with Goal 9.
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Goal 10: Housing

APPLICANT'S RESPONSE: This application proposes a zone change from R-1 and
M-2 zones to R-4 and C-3 on the 26-acre site. The City’s 2023 Housing Needs
Analysis identifies demographic and housing trends that will shape the city’s housing
supply over the next 20 years. Trends indicate that a variety of housing types and
densities will be required to meet the needs of the City’s aging and growing
populations. Smaller and more

affordable housing types are identified as being needed over the next 20 years.

The proposed rezone of the subject site would allow for development of attached
housing such as townhomes and multifamily units, making a greater impact on
identified housing needs. The proposed Comprehensive Plan map amendment and
rezone meet the intent of Goal 10.

FINDING: SATISFIED. The applicant has demonstrated compliance with Goal 10.
Goal 11: Public Facilities and Services

APPLICANT'S RESPONSE: This application proposes a zone change for the 26-acre
subject site which is located within the Three Mile Lane Area Plan boundary. In
preliminary coordination with service providers, no deficiencies have been
identified in the water, sanitary sewer or power availability. Similarly, there are no
known deficiencies in public services such as fire protection and law enforcement.
As noted in this application, the approval of the proposed zone change will result in
the provision of park land (open space) consistent with the approved 3MLAP.

Upon application for development of the site, the design and adequacy of public
facilities and services for the proposed development will be reviewed. The
provision of adequate facilities can be assured through conditions of approval.

FINDING: SATISFIED WITH CONDITIONS OF APPROVAL #1 TO #3. The subject
property has access to all necessary public services at a level needed for urban
development (see comment from the City of McMinnville Public Works Department).
When given the opportunity to provide comments on the proposed zone change,
McMinnville Water and Light did not identify any concerns for utility services. Three
conditions are recommended by the City to ensure adequate public facilities can be
provided for sewer and stormwater. At the time of future development, McMinnville
Water and Light and the City’'s Engineering Division will analyze if the system
capacity can handle the proposed development. If capacity increases are required,
the McMinnville Water and Light or the City’s Engineering Division may require
improvements through applicable standards at the time of development.

CONDITION OF APPROVAL #1: The 2008 Conveyance System Masterplan
assumptions at the time of this application allow for sanitary flows of 1,647 gallons
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per net acre daily (gpnad) for the referenced existing zoning of the 21.45acre site.
The proposed zone changes do not result in an assumed increase flow based on the
2008 Conveyance System Masterplan. At the City Engineer’s discretion prior to any
additional applications for land use decisions or permitting, the applicant shall be
required to provide an analysis to the City Engineer showing sanitary sewer capacity
for the proposed flows do not exceed 1,647 gpnad -OR- enter into a reimbursement
agreement with the City to perform a sanitary sewer capacity analysis. The capacity
analysis should incorporate development specific flow assumptions and shall meet
the requirements of the most recent Sanitary Conveyance Masterplan or model in
effect at the time of the analysis. Any sanitary sewer pump station and/or sanitary
sewer conveyance system improvement necessary to accommodate the proposed
flows from anticipated development appropriate for the proposed zoning shall be
completed at the applicant’s expense prior to making any new connections or
increasing any demand on the public system per review and approval by the City
Engineer.

CONDITION OF APPROVAL #2: That final development plans for the subject site
include a detailed storm drainage plan which incorporates the requirements of City’s
Storm Drainage Master Plan. This plan must be submitted to, and approved by, the
City Engineering Department prior to permit issuance. Any utility easements needed
to comply with the approved plan must be reflected on the final plat. If the final
storm drainage plan incorporates the use of collection systems and easements, such
must be private, rather than public, and private maintenance agreements must be
approved by the City prior to recording.

CONDITION OF APPROVAL #3: The final development plans for the subject site
include a detailed sanitary sewer collection plan which incorporates the
requirements of City’s Collection Systems Facilities Plan. This plan must be
submitted to, and approved by, the City Engineering Department prior to
development. Any utility easements needed to comply with the approved plan must
be reflected on the final plat or be recorded prior to utility installation. Structures
located within the subject site are required to connect to the sanitary sewer system
at the same time that the public system is constructed that makes service available
per the approved sanitary sewer collection plan.

Goal 12: Transportation

APPLICANT’S RESPONSE: A Transportation Impact Analysis (TIA) addressing the
requirements of Goal 12 and the Transportation Planning Rule (TPR) was completed
by Lancaster Mobley and is attached as Exhibit F. The analysis found that the
proposed Comprehensive Plan Map Amendment and Zone Change will not change
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the functional classification of any existing or planned facility. For additional
information, please see the attached TIA report.

FINDING: SATISFIED WITH CONDITION OF APPROVAL #4. Per OAR 660-012-
0060, if an amendment to a comprehensive plan or zoning map significantly affects
an existing or planned transportation facility, then the local government must put
measures in place to account for the impacts.

The City does not have a locally adopted threshold for a “significant effect” to
require a Transportation Planning Rule Analysis, therefore, the City defers to the
state statutory requirements for determining “significant effect” which is provided
in OAR 660-012, otherwise known as the Transportation Planning Rule (TPR).

At the time the application was deemed complete, the City and ODOT had not yet
accepted the applicant's TIA. A revised TIA was prepared by the applicant and
accepted by both the City and ODOT.

TPR Review of Oregon State Facilities

The Oregon Department of Transportation (ODOT) was included in the review of this
application. On February 12, 2026, ODOT requested additional time to review the
TIA.

The applicant has submitted a Transportation Impact Analysis (TIA) addressing the
requirements of Goal 12 and the Transportation Planning Rule (TPR) in support of
the proposed rezoning of nine parcels totaling approximately 26 acres from a mixed-
use zone. The analysis concludes the following:

e Trip Generation: The proposed zone change is projected to generate
approximately 52 AM peak hour trips, 139 PM peak hour trips, and 2,054
average daily trips.

e Signal Warrants: None of the unsignalized study intersections are
anticipated to meet signal warrants under the 2041 planning horizon with the
zone change implemented.

e Turn Lane Warrants: (as provided in the Traffic Impact Analysis)

o Left-turn-lane warrants are met for the southbound approach at the
intersection of NE Cumulus Avenue/SE Nehemiah Lane and NE Three
Mile Lane under all analysis scenarios during the evening peak hour,
including existing conditions. The need for this left-turn lane is not
triggered by the proposed zone change or any development on the
site. It is recommended that at the time of development, the applicant
coordinate with the City to participate in the construction of a left turn
lane at this intersection.

o A westbound right-turn lane is recommended at the intersection of SE
Nehemiah Lane/NE Cumulus Avenue & NE Three Mile Lane to mitigate
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the potential impact from the zone change. The westbound right-turn
lane would improve v/c ratio to better than no-build conditions (0.57).

e Functional Classification: With the recommended improvement, the
proposed zone change will not impact or alter the functional classification of
any existing or planned transportation facilities, and no changes to
classification standards are included in the proposal.

« Recommended Improvements: Installation of a westbound right turn lane on
the eastern leg of the NE Cumulus Avenue/SE Nehemiah Lane and NE Three
Mile Lane intersection.

o Compliance: Based on these findings, the proposed zone change with
Condition of Approval #4 satisfies the requirements of the Transportation
Planning Rule.

CONDITION OF APPROVAL #4: Per the Traffic Impact Analysis, the Applicant is
responsible for the installation of a westbound right-turn lane on the eastern leg
of the NE Cumulus Avenue/SE Nehemiah Lane and NE Three Mile Lane
intersection. Prior to the submittal of building permits, the City reserves the right
to require a traffic impact analysis if a transportation memorandum indicates that
the traffic created by the development exceeds 20 pm peak hour trips or 200
daily trips.
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