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

503-434-7311
www.mcminnvilleoregon.gov

DECISION, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE APPROVAL OF A
COMPREHENSIVE PLAN MAP AMENDMENT FROM A RESIDENTIAL DESIGNATION TO A
COMMERCIAL DESIGNATION AT 600 SE BAKER STREET

DOCKET:
REQUEST:

LOCATION:

ZONING:

APPLICANT:
STAFF:

DATE DEEMED
COMPLETE:

HEARINGS BODY:

DATE & TIME:

HEARINGS BODY:

DATE & TIME:

PROCEDURE:

CRITERIA:

APPEAL:

CPA 2-18 (Comprehensive Plan Map Amendment)

Approval to amend the Comprehensive Plan Map designation of a property
from Residential to Commercial to allow for the development of office and
residential uses on the subject site.

The subject site is located at 600 SE Baker Street, and is more specifically
described as Tax Lots 101 and 200, Section 20DD, T. 4 S., R. 4 W., W.M,,
respectively.

The subject site’s current zoning is R-4 PD (Multiple Family Residential
Planned Development)

MV Advancements, on behalf of property owner Linfield College

Chuck Darnell, Senior Planner

November 15, 2018

McMinnville Planning Commission

December 20, 2018. Civic Hall, 200 NE 2" Street, McMinnville, Oregon.
McMinnville City Council

January 22, 2018 (tentative). Civic Hall, 200 NE 2" Street, McMinnville,
Oregon.

A request to amend the Comprehensive Plan Map requires an application to be
reviewed by the Planning Commission during a public hearing, as described in
Section 17.72.120 of the McMinnville City Code.

The applicable criteria are specified in Section 17.74.020 of the McMinnville
City Code.

The decision may be appealed within 15 days of the date the decision is mailed
as specified in Section 17.72.180 of the McMinnville City Code.

Attachments:

Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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COMMENTS: This matter was referred to the following public agencies for comment:
McMinnville Fire Department, Police Department, Engineering Department,
Building Department, Parks Department, City Manager, and City Attorney;
McMinnville Water and Light; McMinnville School District No. 40; Yamhill
County Public Works; Yamhill County Planning Department; Frontier
Communications; Comcast; and Northwest Natural Gas. Their comments are
provided in this exhibit.

DECISION

Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the
Comprehensive Plan Map amendment (CPA 2-18) to the McMinnville City Council.

e
DECISION: APPROVAL
T T T T T T

City Council: Date:
Scott Hill, Mayor of McMinnville

Planning Commission: Date:
Roger Hall, Chair of the McMinnville Planning Commission

Planning Department: Date:
Heather Richards, Planning Director

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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APPLICATION SUMMARY:

The subject site is currently vacant, other than some older pavement and gravel areas from the site’s
previous use. The site was the former location of the Columbus Elementary School, which existed
upon the site until 1994. The Columbus Elementary School was demolished in 1994 following
structural damage that occurred to the building during an earthquake in the spring of 1993. Linfield
College has since acquired the property from the McMinnville School District, and has retained
ownership of the property since that time. The applicant, MV Advancements, is under contract to
purchase the property from Linfield College.

The site is bounded on the north by Cowls Street, on the west by Baker Street (Highway 99W), and
on the south and east mainly by the Cozine Creek. The property to the north and across Cowls Street
is zoned O-R (Office/Residential) and the existing uses are salon and office businesses. The property
to the west and across Baker Street is zoned C-3 (General Commercial) and the existing use is retail
(Walgreens). The property to the east is zoned R-4 (Multiple Family Residential) and is the existing
use is a small, four-unit multiple family building. Property further to the northeast along Cowls Street
is also zoned R-4 (Multiple Family Residential), and consists of various residential uses (multiple
family, duplex, and single family dwellings). The property to the south and across Cozine Creek is
zoned R-4 PD (Multiple Family Planned Development), and is the north end of the Linfield College
campus.

The subject site is identified below (boundary shown below is approximate):

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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Reference maps showing the existing and proposed Comprehensive Plan Map designations of the
subject site and the surrounding properties are provided below:

Existing Comprehensive Plan Map Designations Proposed Comprehensive Plan Map Designations
600 SE Baker Street 600 SE Baker Street
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The applicant has submitted a conceptual development plan for the site, which they have specifically
requested to not be binding on the site in any way, to depict the potential office and multiple-family
residential uses they anticipate to construct on the site. The concept plan shows the development of
an approximately 10,000 square foot office building, and identifies areas to the south of the office
building as “future development” areas where up to 24 multiple family dwelling units could be

constructed.

The concept plan, which again is not proposed to be binding on the site and is not subject to
site or design review as part of the proposed Comprehensive Plan Map amendment, is

identified below:

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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ATTACHMENTS:

1. CPA 2-18 Application and Attachments (on file with the Planning Department)
2. Oregon Department of Transportation Review Documents and Comments (on file with the
Planning Department)

COMMENTS:
Agency Comments
This matter was referred to the following public agencies for comment: McMinnville Fire Department,

Police Department, Parks and Recreation Department, Engineering and Building Departments, City
Manager, and City Attorney, McMinnville School District No. 40, McMinnville Water and Light, Yamhill

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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County Public Works, Yamhill County Planning Department, Recology Western Oregon, Frontier
Communications, Comcast, Northwest Natural Gas. The following comments had been received:

McMinnville Engineering Department

The application demonstrates that the transportation and sanitary sewer infrastructure is
adequate to support the proposal. At the time of building permits, the appropriate
infrastructure improvements will be required.

Thus, no comments or suggested conditions of approval.

Oregon Department of Transportation

Attached are ODOTs comments on the subject TIA*. Specific questions on these comments
should be directed to Keith Blair. Based on this review, we have ho comments or objection to
the proposed comprehensive plan amendment and zone change. Please include ODOT in
any future notifications on this project including findings and conditions of approval.

*Note — Full ODOT comments referenced above are listed as an attachment and are on file
with the Planning Department.

Public Comments

Notice of this request was mailed to property owners located within 300 feet of the subject site.
Notice of the public hearing was also provided in the News Register on Tuesday, December 11, 2018.
As of the date of the Planning Commission public hearing on December 20, 2018, no public testimony
had been received by the Planning Department.

FINDINGS OF FACT

1.

5.

MV Advancements, on behalf of property owner Linfield College, requested an amendment to
the Comprehensive Plan Map designation of a property from Residential to Commercial to
allow for the development of office and residential uses on the subject site. The subject site is
located at 600 SE Baker Street, and is more specifically described as Tax Lots 101 and 200,
Section 20DD, T.4 S., R. 4 W., W.M.

The site is currently designated as Residential on the McMinnville Comprehensive Plan Map,
1980. The site is currently zoned R-4 PD (Multiple Family Residential Planned Development)
on the McMinnville Zoning Map.

Sanitary sewer and municipal water and power can adequately serve the site. The municipal
water reclamation facility has sufficient capacity to accommodate expected waste flows
resulting from development of the property.

This matter was referred to the following public agencies for comment: McMinnville Fire
Department, Police Department, Parks and Recreation Department, Engineering and Building
Departments, City Manager, and City Attorney, McMinnville School District No. 40,
McMinnville Water and Light, Yamhill County Public Works, Yamhill County Planning
Department, Recology Western Oregon, Frontier Communications, Comcast, Northwest
Natural Gas. No comments in opposition were provided to the Planning Department.

Notice of the application was provided by the City of McMinnville to property owners within 300
feet of the subject site, as required by the process described in Section 17.72.120

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List



CPA 2-18- Decision Document Page 8

(Applications— Public Hearings) of the McMinnville Zoning Ordinance. Notice of the public
hearing was also provided in the News Register on Tuesday, December 11, 2018. No public
testimony was provided to the Planning Department prior to the Planning Commission public
hearing.

6. The applicant has submitted findings (Attachment 1) in support of this application. Those
findings are herein incorporated.

CONCLUSIONARY FINDINGS:

McMinnville’s Comprehensive Plan:

The following Goals and policies from Volume Il of the McMinnville Comprehensive Plan of 1981 are
applicable to this request:

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

Policy 2.00  The City of McMinnville shall continue to enforce appropriate development controls on
lands with identified building constraints, including, but not limited to, excessive slope,
limiting soil characteristics, and natural hazards.

Policy 9.00  The City of McMinnville shall continue to designate appropriate lands within its corporate
limits as "floodplain” to prevent flood induced property damages and to retain and protect
natural drainage ways from encroachment by inappropriate uses.

Finding: Goal Il 1 and Policies 2.00 and 9.00 are satisfied. The applicant has stated that they have
no plans to develop the portion of the property that is located in the Cozine Creek floodplain. Based on
wetland, flood plain and topographic maps, it is estimated that approximately 50% of the site is usable
(124,575 SF / 2.86 acres). The areas of the subject site that are currently designated on the
Comprehensive Plan Map as Flood Plain would keep that designation, and only the portions of the
subject site outside of the Flood Plan designation would be subject to the proposed Comprehensive
Plan Map Amendment. The applicant has further stated that they are aware that Linfield College, in
conjunction with the Greater Yamhill Watershed Council, has plans to restore the Cozine Creek property
between the Linfield campus and this property to its original, native plant species. The applicant has
stated that it is their intent to fully cooperate with this restoration.

GOALIII1: TO PROVIDE CULTURAL AND SOCIAL SERVICES AND FACILITIES
COMMENSURATE WITH THE NEEDS OF OUR EXPANDING POPULATION,
PROPERLY LOCATED TO SERVICE THE COMMUNITY AND TO PROVIDE
POSITIVE IMPACTS ON SURROUNDING AREAS.

Policy 13.00 The City of McMinnville shall allow future community center type facilities, both public
and private, to locate in appropriate areas based on impacts on the surrounding land
uses and the community as a whole, and the functions, land needs, and service area of
the proposed facility.

Policy 14.00 The City of McMinnville shall strive to insure that future public community facilities, where
possible and appropriate, are consolidated by locating the new structures in close
proximity to other public buildings. This will be done in order to realize financial benefits,
centralize services, and positively impact future urban development.

Finding: Goal Ill 1 and Policies 13.00 and 14.00 are satisfied. The applicant, MV Advancements, is
an organization that provides social services to individuals who experience disabilities. The proposed

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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Comprehensive Plan Map Amendment from Residential to Commercial will allow the applicant to locate
office uses on the subject site, thereby providing their services in a location that is properly located to
service the community. They have selected the subject site due to its location, being in close proximity
to other community services that their clients would need to access. The proximity to downtown
McMinnville and the other social service providers in that area allows for the MV Advancements site to
still easily provide its services to the community. The site is located on a public transit route, an
important locational factor for this social service use as many of their clients rely on public transit for
transportation services. Both local routes (Route 2 and Route 3) serve the subject site, with northbound
Route 2 passing immediately adjacent to the site, and southbound Route 3 passing close to the site on
Adams Street just west of the subject site before Adams Street connects back with SE Baker Street
heading southwest. Both of those routes run at regular 10-minute intervals throughout the day on all
weekdays, providing connections throughout the city and also to the transit center where connections
can be made with other routes.
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GOALIV1: 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.

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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GOAL IV 2:

Policy 21.01

Policy 21.03

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.

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, redesignation of lands
for such purposes, or amending the UGB to include lands appropriate for industrial or
commercial use. (Ord.4796, October 14, 2003)

The City shall support existing businesses and industries and the establishment of locally
owned, managed, or controlled small businesses. (Ord.4796, October 14, 2003)

Finding: Goal IV 1, Goal IV 2, and Policies 21.01 and 21.03 are satisfied.

The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which
was acknowledged in 2013, identified a deficit of commercial land within the McMinnville Urban Growth
Boundary. The deficit was identified at an amount of 35.8 acres, as shown in Figure 26 from the
Economic Opportunities Analysis below:

Figure 26. Comparison of Land Demand to Supply (2013-33)

Acres by Plan Designation

Commercial Indusirial Total Comments
Vacant Land Demand Based on 2013-33 jobs forecast
Commerdal 164.6 - 164.6 Commerdal retail & service need
Industnal - 145.1 145.1 Manufadunng & related sectors
Institutional 2.2 8.0 10.2  62% of need w/per job method
Totals 166.8 153.2 319.9 Employment land demand
Avdadilable Land Supply Fully & partially vacant sites
2013 BLI Update 130.9 389.1 520.0 Revised per BLI update 7/13
Surplus/(Deficit) (35.8) 235.9 200.1 As of2033 forecast year
Notes All acreage figures are rounded to nearest 1,/10% of an acre.
Source: E. D. Hovee & Company, LLC.

The proposed Comprehensive Plan map amendment would address the commercial land deficit
identified in the Economic Opportunities Analysis, as approximately 2.86 acres of additional commercial
land would be provided for commercial use.

GOAL IV 3:

Policy 24.00

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.

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

Attachments :

Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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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.

Finding: Goal IV 3 and Policies 24.00 and 25.00 are satisfied. The development pattern in the area
surrounding the subject site includes both residential and commercial land uses. The properties to the
west and north along Baker Street are currently designated as Commercial on the Comprehensive Plan
Map. The subject site, similar to those other commercially designated properties, is located immediately
adjacent to Baker Street/Highway 99W, a higher volume roadway that is generally more compatible with
commercial uses than residential uses. While land adjacent to the subject site to the east and further
northeast along Cowls Street is designated as Residential on the Comprehensive Plan, the change of
the subject site to Commercial is not inconsistent with the treatment of other areas along the Highway
99W corridor, both to the south and north of the subject site. In both directions along the Highway 99W
corridor, the properties fronting and immediately adjacent to Highway 99W are designated as
Commercial, with the lands on the other side of those properties being designated as Residential,
showing a transition from Commercial to Residential as properties are located further from the major
roadway.

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.

Finding: Policy 30.00 is satisfied. The applicant has proposed an access location for the commercial
development that is not located on the adjacent arterial roadway, but that is in close proximity to the
major arterial. The applicant has provided a traffic analysis that estimated that only 5% of the trips
generated from the site will use the adjacent local residential street of Cowls Street. The other 95% of
trips will use Baker Street (see Appendix F, Figure 5). Applying that 5% to the numbers of Table 1 of
the TIA, the full impact of a 49,835 square foot office building, which is the reasonable worst case in the
proposed zone, Cowls would see an increase of 4 weekday AM peak hour trips and 3 weekday PM
peak hour trips. Based upon the trip difference between the existing zone (R-4) and the proposed zone,
Cowls would see an increase in 4 weekday daily trips, 2 weekday AM peak hour trips and 1 PM peak
hour trip.

The traffic impact analysis concluded that the surrounding street network has the capacity to
accommodate the number of trips that would result from the applicant's request to amend the
Comprehensive Plan Map designation and complete a zone change to allow the development of office
and residential uses on the subject site. The Engineering Department and the Oregon Department of
Transportation reviewed the traffic impact analysis, and neither had any concerns with the analysis or
the findings.

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.

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 days, thereby lessening the
need for inside cooling.

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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Finding: Policies 31.00, 32.00, and 33.00 are satisfied. At the time of building permits, all required
pedestrian connections, landscaping, and other requirements of the eventual underlying zoning district
will apply.

GOALVI1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT
PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND FREIGHT IN
A SAFE AND EFFICIENT MANNER.

Policy 117.00 The City of McMinnville shall endeavor to insure that the roadway network provides safe
and easy access to every parcel.

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

Policy 120.00 The City of McMinnville may require limited and/or shared access points along major
and minor arterials, in order to facilitate safe access flows.

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

1. Major, Minor arterials.

a. Access should be controlled, especially on heavy traffic-generating
developments.

b. Designs should minimize impacts on existing neighborhoods.

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

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

e. Landscaping should be required along public rights-of-way.

Finding: Goal VI 1 and Policies 117.00, 119.00, 120.00 and 122.00 are satisfied by this proposal.

The subject site is currently adjacent to the SE Baker Street public right-of-way and street. SE Baker
Street/Highway 99W is identified in the Transportation System Plan as a major arterial street. The
applicant provided a traffic impact analysis that analyzed the proposed access to the site off of the
major arterial but still in close proximity to allow for trips generated from the site to enter the arterial at
an existing major intersection. The traffic impact analysis also analyzed the change in trips and the
impacts of a reasonable worst case development that could be allowed under an eventual zoning
designation, and found that there were no significant impacts to the functionality of the surrounding
street network. Any right-of-way improvements required for the subject site will be required at the
time of development.

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 right-of-ways as transportation
routes.

Finding: Policies 126.00 and 127.00 are satisfied. Off-street parking will be required based on the
type of development proposed and allowed under the eventual zoning of the subject site.

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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Policy 130.00 The City of McMinnville shall encourage implementation of the Bicycle System Plan
that connect residential areas to activity areas such as the downtown core, areas of
work, schools, community facilities, and recreation facilities.

Policy 132.15 The City of McMinnville shall require that all new residential developments such as
subdivisions, planned developments, apartments, and condominium complexes
provide pedestrian connections with adjacent neighborhoods.

Finding: Policies 130.00 and 132.15 are satisfied. If it is determined that the existing public
sidewalks are not sufficient at the time of development, they will be required to be upgraded to Public
Right-of-Way Accessibility Guidelines (PROWAG) as a condition of building permit approval, which
will enhance pedestrian connections between the site and the surrounding area.

GOAL VII 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.

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.

Policy 139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection
lines with the framework outlined below:

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

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

3. Public water service is extended or planned for extension to service the area at the
proposed development densities by such time that sanitary sewer services are to be
utilized

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

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.

Policy 143.00 The City of McMinnville shall encourage the retention of natural drainage ways for storm
water drainage.

Policy 144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water
services for development at urban densities within the McMinnville Urban Growth
Boundary.

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:

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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1. Facilities are placed in locations and in such manner as to insure compatibility with
surrounding land uses.

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

3. 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;

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

Policy 147.00 The City of McMinnville shall continue to support coordination between city
departments, other public and private agencies and utilities, and McMinnville Water
and Light to insure the coordinated provision of utilities to developing areas. The City
shall also continue to coordinate with McMinnville Water and Light in making land use
decisions.

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
subdivisions 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.

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

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

Finding: Goal VIl 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and
151.00 are satisfied by the proposal.

Based on comments received, adequate levels of sanitary sewer collection, storm sewer and drainage
facilities, municipal water distribution systems and supply, and energy distribution facilities, either
presently serve or can be made available to serve the site. Additionally, the Water Reclamation
Facility has the capacity to accommodate flow resulting from development of this site. Administration
of all municipal water and sanitary sewer systems guarantee adherence to federal, state, and local
guality standards. The City of McMinnville shall continue to support coordination between city
departments, other public and private agencies and utilities, and McMinnville Water and Light to
insure the coordinated provision of utilities to developing areas and in making land-use decisions.

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

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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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,
subdivision proposals, and other major land use decisions.

Finding: Policies 153.00 and 155.00 are satisfied. Emergency services departments have reviewed
this request and no concerns were raised. Any requirements of the Oregon Fire Code or Building
Code will be required at the time of development.

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

Policy 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.

Finding: Goal VII 3 and Policy 163.00 are satisfied. Park fees shall be paid for each housing unit at
the time of building permit application as required by McMinnville Ordinance 4282, as amended.

GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS NECESSARY
TO DISTRIBUTE THAT ENERGY, TO SERVICE THE COMMUNITY AS IT EXPANDS.

Policy 173.00 The City of McMinnville shall coordinate with McMinnville Water and Light and the
various private suppliers of energy in this area in making future land use decisions.

Policy 177.00 The City of McMinnville shall coordinate with natural gas utilities for the extension of
transmission lines and the supplying of this energy resource.

Finding: Policies 173.00 and 177.00 are satisfied. McMinnville Water and Light and Northwest
Natural Gas were provided opportunity to review and comment regarding this proposal and no
concerns were raised.

GOAL X1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE
DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE.

Policy 188.00 The City of McMinnville shall continue to provide opportunities for citizen involvement
in all phases of the planning process. The opportunities will allow for review and
comment by community residents and will be supplemented by the availability of
information on planning requests and the provision of feedback mechanisms to
evaluate decisions and keep citizens informed.

Finding: Goal X1 and Policy 188.00 are satisfied. McMinnville continues to provide opportunities
for the public to review and obtain copies of the application materials and completed staff report prior
to the holding of advertised public hearing(s). All members of the public have access to provide
testimony and ask questions during the public review and hearing process.

McMinnville’s City Code:

The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the
request:

17.74.020 Comprehensive Plan Map Amendment and Zone Change - Review Criteria. An
amendment to the official zoning map may be authorized, provided that the proposal satisfies all
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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;

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

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

When the proposed amendment concerns needed housing (as defined in the McMinnville
Comprehensive Plan and state statutes), 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.

Finding: Section 17.74.020 is satisfied by this proposal.

The proposed Comprehensive Plan Map amendment is consistent with the goals and policies of the
Comprehensive Plan, as described in more detail above in the specific findings for each
Comprehensive Plan goal and policy.

The development pattern in the area surrounding the subject site includes both residential and
commercial land uses. The properties to the west and north along Baker Street are currently
designated as Commercial on the Comprehensive Plan Map. The subject site, similar to those other
commercially designated properties, is located immediately adjacent to Baker Street/Highway 99W, a
higher volume roadway that is generally more compatible with commercial uses than residential uses.
While land adjacent to the subject site to the east and further northeast along Cowls Street is
designated as Residential on the Comprehensive Plan, the change of the subject site to Commercial
is not inconsistent with the treatment of other areas along the Highway 99W corridor, both to the south
and north of the subject site. In both directions along the Highway 99W corridor, the properties
fronting and immediately adjacent to Highway 99W are designated as Commercial, with the lands on
the other side of those properties being designated as Residential, showing a transition from
Commercial to Residential as properties are located further from the major roadway. That pattern of
land use designation can be seen below:
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Given the surrounding land uses and development pattern, the proposed amendment of the
Comprehensive Plan Map designation from Residential to Commercial is orderly and timely. The
commercial land use will complement the other commercial lands surrounding the subject site, and

are not inconsistent with
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Utility and Service Provision: This area is well served by existing sanitary and storm sewer systems
as well as other public utilities. The Engineering Department has reviewed this proposal and has
offered no concerns with providing adequate services to this site to support development at the
subject site. At the time of development of the site, all necessary utilities and improvements will be
required to be completed along with the building permit activities.

Street System: The applicant has provided a traffic impact analysis that concluded that the
surrounding street network has the capacity to accommodate the number of trips that would result
from the applicant’s request to amend the Comprehensive Plan Map designation and complete a zone
change to allow the development of office and residential uses on the subject site.

The traffic impact analysis included an analysis of the impacts of development of the site on three
intersections near the subject site, at Baker Street and SE Handley Street, Baker Street and Cowls
Street, and Baker Street and the Adams Street U-turn. The analysis also considered the worst case
trip generation within the existing Comprehensive Plan Map designation and zone, compared to the
reasonable worst case trip generation within the proposed Comprehensive Plan Map designation and
zone. The existing zoning of R-4 PD (Multiple Family Residential Planned Development) includes a
Planned Development that actually does not specify any particular use on the subject site, only
showing it as vacant and noting that future use of the property needed to be determined by Linfield
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College. Therefore, the applicants assumed the worst case trip generation in the existing zone to be
a maximum build out of the number of apartment units that would be allowed in the underlying R-4
zone (83 units based on the lot size). The worst case trip generation was assumed based on the type
of development that would be allowed in the zoning district being proposed, should the
Comprehensive Plan Map amendment be approved.

The Engineering Department and the Oregon Department of Transportation reviewed the traffic
impact analysis, and neither had any concerns with the analysis or the findings. There were some
changes in the number of trips and the operation of the intersections included in the traffic impact
analysis, which will be reviewed and analyzed during the findings for the eventual zone change
proposed for the subject site, as the specific findings of the traffic impact analysis are more directly
related to the allowable development of the underlying zone.
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