City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

EXHIBIT 3 - STAFF REPORT

DATE: December 20, 2018
TO: Planning Commissioners
FROM: Chuck Darnell, Senior Planner

SUBJECT: CPA 2-18/ZC 4-18/ PDA 1-18 — 600 SE Baker Street

Report in Brief:

This is a public hearing to consider applications for a Comprehensive Plan Map amendment and Zone
Change for a property, as well as a Planned Development amendment that is necessary due to the
proposed zone change. The property in question is currently designated as Residential on the
Comprehensive Plan Map and zoned R-4 PD (Multiple Family Residential Planned Development). A
portion of the property in question is designated as Flood Plain on the Comprehensive Plan Map and
also zoned F-P (Flood Plain).

The requests are to amend the Comprehensive Plan Map designation on a portion of the site to
Commercial, and to rezone a portion of the site to O-R (Office/Residential) to allow for development of
an office use and future multiple-family residential uses on the subject site. Those amendments would
apply only to the areas of the subject site that are outside of the floodplain, and the current Flood Plain
Comprehensive Plan Map designation and F-P (Flood Plain) zone would remain on the subject site as
they exist today. The remainder of the subject site, outside of the Flood Plain designation and zone,
would be changed to a Commercial designation and the O-R (Office/Residential) zone.

Should the proposed zone change be approved, the applicant is also then requesting a Planned
Development Amendment to remove the subject site from the Linfield College Master Plan area and
Planned Development Overlay District as approved by Ordinance 4739. This property would no longer
be owned or operated by Linfield College, so the boundary of the Linfield College Master Plan and
Planned Development Overlay District would be amended to remove 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.

Background:

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

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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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 A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.
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Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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Reference maps showing the existing and proposed Comprehensive Plan Map and zoning designations
of the subject site and the surrounding properties are provided below:

=

City of McMinnville
Planning Department
231 NE Fifth Street

McMinnville, OR 97128
(503) 434-7311

Existing Comprehensive Plan Map Designations

600 SE Baker Street
| T P

Comprehensive Plan : Subject_Site

|:| Residential N
- Commercial

I ncustrial A
I Wixed Use Urban

[ Fiocapiain —:1ugeet

Proposed Comprehensive Plan Map Designations

600 SE Baker Street

Comprehensive Plan E Subject_Site

Gityol l:l Residential
I commercial
City of McMinnville I raustral
g perrert [ Mo UseUroan 50
McMinnville, OR 97128 [l —

(503) 434-7311

Attachments:

Attachment A: 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;
Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change

from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;

Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 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 and zone change,
is identified below:

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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Discussion:

There are three concurrent requests being made by the applicant. The first is a Comprehensive Plan
Map amendment to amend the designation of a portion of the subject site from Residential to Commercial.
The second is to change the zoning of the property from R-4 PD (Multiple-Family Residential Planned
Development) to O-R (Office/Residential). The third, should the first two requests be approved, is a
Planned Development Amendment to adjust the boundary of the Linfield College Master Plan area and
Planned Development Overlay District to remove the subject site from that master plan and planned
development area.

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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The Planning Commission’s responsibility regarding this type of land use request is to conduct a public
hearing and, at its conclusion, render a decision to recommend approval or approval with conditions to
the City Council, or deny the Comprehensive Plan Map amendment, zone change, and Planned
Development amendment requests utilizing the criteria in Section 17.74.020 and Section 17.74.070 of
the McMinnville Zoning Ordinance.

Both the Comprehensive Plan and Zone Change requests are subject to the same review criteria in
Section 17.74.020 of the McMinnville City Code. The Planned Development Amendment request is
subject to the review criteria in Section 17.74.070 of the McMinnville City Code. Each request will be
reviewed as a separate request and application below.

Comprehensive Plan Map Amendment Request (CPA 1-18)

As discussed above, the applicant is requesting an amendment of the Comprehensive Plan Map
designation of the property from Residential to Commercial.

Section 17.74.020
A. The proposed amendment is consistent with the goals and policies of the Comprehensive Plan.

There are numerous Comprehensive Plan Goals and Policies that are applicable to this request. The
narrative provided by the applicant identifies those goals and policies in detail, and they have also been
identified in the attached decision document.

The Comprehensive Plan goals and policies most applicable to the Comprehensive Plan amendment
request are found in Chapter IV (Economy of McMinnville) and Chapter V (Housing and Residential
Development). Goals from Chapter Il and Chapter IV of the Comprehensive Plan promote the provision
of social services and facilities commensurate with the needs of our expanding population, and also 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. Goals from
Chapter V of the Comprehensive Plan promote the development of affordable, quality housing for all city
residents, and also promote a land-intensive development pattern. More specifically, there are policies
that provide guidance in the provision of opportunities for suitable, serviceable commercial sites within
the UGB (Policy 21.01), opportunities for the development of a variety of housing types and densities
(Policy 58.00), and opportunities for multiple-family developments to encourage lower-cost housing
(Policy 59.00). The applicant has used these policies to argue for the amendment of the Comprehensive
Plan Map designation from Residential to Commercial.

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:

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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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) 2359 200.1 As of 2033 foreaast 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. However, it should be noted that the proposal would result in the loss
of 2.86 acres of land currently designated as Residential on the Comprehensive Plan Map. In the most
recently acknowledged Residential Buildable Lands Inventory, which was prepared in 2001, a need for
additional land for housing and residential uses was identified. That inventory, which was titled the
McMinnville Buildable Land Needs Analysis and Growth Management Plan, identified a deficit of over
1,000 acres of land for housing in Table B-11 of Appendix B. Therefore, both commercial and residential
lands were identified as needed land types in the Economic Opportunities Analysis and Residential
Buildable Lands Inventory.

The need for residential land was much higher than the need for additional commercial land (over 1,000
acres of residential land compared to 35.8 acres of commercial land). However, the applicant is arguing
that their proposed zone change will still address the residential land need, as they are proposing to
change the zoning to the O-R (Office/Residential) zone that allows for both commercial and residential
uses. They have also expressed an intent to construct up to 24 residential uses on the subject site in the
future. Therefore, the Comprehensive Plan goals and policies related to the provision of opportunities
for the development of a variety of housing types and densities (Policy 58.00) and opportunities for
multiple-family developments to encourage lower-cost housing (Policy 59.00) are still being satisfied by
the proposed Comprehensive Plan Map amendment, as well as the policy related to the provision of
opportunities for suitable, serviceable commercial sites (Policy 21.01).

Section 17.74.020
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.

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

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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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 (the subject site is identified and outlined in black, with the boundary being approximate):

T e ] ZNL f’ a7 ZNDY S1
g 35 \ X 5 '
" F -\-r/ o . .b- .
= -
i : I
g TANGLEWOOD —’
5 f—-.—-—-—- 51?
AR THUR s 122" -
AP— g
L, :
f"' ¢°Q' a } 2 il
g B - e
- 3 ATy
.fj@“ =
P& g
o E
f L% o
/ 1 T jg
o CULUHTNEY LA
COEE ST CLERNN f—/
B EF v
FLL ) f

RUSS Liv

COLLEGE AVE

COWLS 5T

CHANDLER gy

LINFIELD AVE

1)

GILU R
BLAINE 5T
U
LEVER

[
=i

s MORGAN
LiNKEST 7 ‘

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 the
proposed zone change (should the Comprehensive Plan Map amendment be approved) will ensure a

Attachments:
Attachment A: 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;
Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change

from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment

to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.
Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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transition from commercial to residential use. This is more applicable and will be described in more detalil
in the findings for the proposed zone change to the O-R (Office/Residential) zone below.

Section 17.74.020
C. Utilities and services can be efficiently provided to serve the proposed uses or other potential
uses in the proposed zoning district.

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 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 discussed in more detail in the findings for the zone change below.

Zone Change Request (ZC 1-18)

Should the Comprehensive Plan Map amendment from Residential to Commercial be recommended for
approval, the applicant is also requesting that the property be rezoned from R-4 PD (Multiple-Family
Residential Planned Development) to O-R (Office/Residential) to allow for the development of both office
and residential uses on the subject site.

Section 17.74.020
A. The proposed amendment is consistent with the goals and policies of the Comprehensive Plan.

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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There are numerous Comprehensive Plan Goals and Policies that are applicable to this request. The
narrative provided by the applicant identifies those goals and policies in detail, and they have also been
identified in the attached decision document.

General Comprehensive Plan Goals & Policies

The Comprehensive Plan goals and policies most applicable to the zone change request are found in
Chapter Il (Natural Resources), Chapter Il (Cultural, Historical, & Educational Resources), Chapter IV
(Economy of McMinnville) and Chapter V (Housing and Residential Development).

Relative to Natural Resources, Goal Il 1 is “To preserve the quality of the air, water, and land resources
within the planning area”. A policy to support that goal is Policy 9.00, which states that “The City of
McMinnville shall continue to designate appropriate lands within its corporate limits as “floodplain” to
prevent flood induces property damages and to retain and protect natural drainage ways from
encroachment by inappropriate uses”. As shown in the maps of the site above, a portion of the subject
site is currently designated as Flood Plain on the Comprehensive Plan Map and zoned F-P (Flood Plain).
These designation and zone areas are the same as the 100-year (or 1% annual chance) floodplain areas
as identified on the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM)
panels. The applicant is not proposing to change the plan designation or zone within the floodplain area,
and has stated in the application that this area of the site will be protected. There are numerous
regulations in the McMinnville City Code that limit development in the floodplain areas. However, the
applicant has also stated that they will continue to partner with Linfield College and the Greater Yamhill
Watershed Council in their efforts to restore the Cozine Creek property between the subject site and the
Linfield College campus by re-establishing native plant species.

A goal from Chapter Il of the Comprehensive Plan is to promote the provision of “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”. The applicant, MV Advancements, is
an organization that provides social services to individuals who experience disabilities. 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.

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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The Comprehensive Plan also includes goals and polices related to the economy and commercial
services in McMinnville. A goal from Chapter IV of the Comprehensive Plan is 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.” Policy 21.01 further states that
the City shall “provide an adequate number of suitable, serviceable [commercial] sites in appropriate
locations within its UGB”. 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:

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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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) 2359 200.1 As of 2033 foreaast 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. However, it should be noted that the proposal would result in the loss
of 2.86 acres of land currently designated as Residential on the Comprehensive Plan Map. In the most
recently acknowledged Residential Buildable Lands Inventory, which was prepared in 2001, a need for
additional land for housing and residential uses was identified. That inventory, which was titled the
McMinnville Buildable Land Needs Analysis and Growth Management Plan, identified a deficit of over
1,000 acres of land for housing in Table B-11 of Appendix B.

Therefore, both commercial and residential lands were identified as needed land types in the Economic
Opportunities Analysis and Residential Buildable Lands Inventory. The need for residential land was
much higher than the need for additional commercial land (over 1,000 acres of residential land compared
to 35.8 acres of commercial land). However, the applicant is arguing that their proposed zone change
will still address the residential land need, as they are proposing to change the zoning to the O-R
(Office/Residential) zone that allows for both commercial and residential uses. They have expressed an
intent to construct up to 24 residential uses on the subject site in the future.

In regards to the existing status of the subject site, the applicant is arguing that the residentially zoned
land was not actually available for development of residential uses. The applicant has stated that this
land, because it was owned by Linfield College, was not considered as buildable in the last Residential
Buildable Lands Inventory. In the Linfield College Master Plan (as approved and adopted under a
Planned Development Overlay District by Ordinance 4739), the subject site was shown as vacant land
with no specific future land use identified. There were statements in the Master Plan that Linfield College
still needed to determine what the future use of the subject site would be. The applicant has provided a
letter of support from Linfield College, who currently owns the subject site, providing evidence of their
support for the applicant’s intended use of the site and the ability to construct up to 24 residential units in
conjunction with MV Advancements services or for senior housing. The letter of support states that the
sale of the property will include a restrictive covenant to limit the number of residential dwelling units to
24 units, and also states that Linfield College had never considered the sale of the property to allow for
the development of the maximum number of dwelling units that the underlying zoning might allow. This
supports the applicants arguments that the current site was actually not available for the development of
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residential uses, and that it will now be available for up to 24 dwelling units, along with the commercial
office space.

Goals from Chapter V of the Comprehensive Plan promote the “development of affordable, quality
housing for all city residents” (Goal V 1), and also 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” (Goal
V 2). More specifically, there are policies that provide guidance in the provision of opportunities for the
development of a variety of housing types and densities (Policy 58.00), and opportunities for multiple-
family developments to encourage lower-cost housing (Policy 59.00). The applicant has used these
policies to argue for the zone change from R-4 PD (Multiple Family Residential Planned Development)
to O-R (Office/Residential).

The proposed zone change to O-R results in the establishment of a commercial zone on the property.
However, it is a zone that allows for mixed use and both commercial and residential uses. The ability to
have a mix of uses on the subject site will allow for unique and innovative development techniques in the
establishment of both office and residential units on the subject site. The applicant has also provided
evidence (in the form of a letter of support) that restrictive covenants will be placed on the site to limit the
residential uses of the site to those types that would be in conjunction with MV Advancements services
(which are provided to individuals with disabilities) or for senior housing. The provision of this type of
housing will provide a variety of housing types and potentially lower-cost housing. Therefore, the
Comprehensive Plan goals and policies related to the provision of opportunities for the development of a
variety of housing types and densities (Policy 58.00) and opportunities for multiple-family developments
to encourage lower-cost housing (Policy 59.00) are still being satisfied by the proposed zone change,
even though the zone change results in a commercial zoning designation.

Locational Comprehensive Plan Policies

As stated above, the zone change request satisfies multiple Comprehensive Plan goals and policies by
providing for additional commercially zoned land, which is identified as a needed land type, while still
providing opportunities for multiple family residential housing. While the proposed zone change results
in a commercial zoning designation (in the Office/Residential zone), there are more specific policies that
could apply to the zone change request to determine whether the specific subject site is appropriate for
higher density residential development, as that type of use is permitted in the O-R (Office/Residential)
zone. Those policies provide specific factors to be considered in the designation of areas for high-density
residential development (Policy 71.13) and also specific multiple-family development policies that must
be achieved with the development of multiple-family uses on the subject site (Policy 86.00 through 92.02).

Comprehensive Plan Policy 71.13 provides factors that should serve as criteria in determining areas
appropriate for high-density residential development, which is what the applicant is proposing with the
request to rezone the property to O-R (Office/Residential) to provide for both office and multiple family
residential uses. Those factors in Policy 71.13 are as follows:

1. Areas which are not committed to low or medium density development;

2. Areas which can be buffered by topography, landscaping, collector or arterial streets, or
intervening land uses from low density residential areas in order to maximize the privacy of
established low density residential areas;

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

4. Areas which are not subject to development limitations;
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5. Areas where the existing facilities have the capacity for additional development;

6. Areas within a one-half mile wide corridor centered on existing or planned public transit routes;
7. Areas within one-quarter mile from neighborhood and general commercial shopping centers; and
8. Areas adjacent to either private or public permanent open space.

The subject site is not committed to low or medium density development, as the current underlying zoning
is technically R-4 (Multiple Family Residential), but is overlaid by a Planned Development Overlay District
that does not specify any future land use type. The subject site is bounded on the west by an arterial
street (SE Baker Street/Highway 99W), and to the south and southeast by topography and the Cozine
Creek, providing buffering and privacy between the subject site and adjacent properties. The only
property immediately adjacent to the subject site, located immediately east along Cowls Street, is zoned
R-4 (Multiple Family Residential) so therefore is not low density residential. While the Comprehensive
Plan policies do not require locational factors and buffering from other adjacent high density residential
areas, the proposed O-R (Office/Residential) zone includes some yard requirements that will provide
setbacks and spacing between buildings and property lines, as well as a limitation on building height to
no more than 35 feet, which is the maximum building height in lower density residential zones. These
standards will provide some buffering from adjacent residential areas, even though they are also high
density zones.

The site does have frontage on an arterial street. As shown in the Transportation System Plan street
functional classification system map below, SE Baker Street/Highway 99W is classified as a major arterial
street. However, the applicant is proposing to only provide access to the site from Cowls Street, given
the traffic and safety concerns with having a new access directly onto SE Baker Street in this location
near the connection of Adams and Baker Streets, and also in such close proximity to the existing
intersection at Baker Street and Cowls Street. The applicant submitted a traffic impact analysis, which
will be discussed in more detail below, showing that the site’s access onto Cowls Street can be
accommodated without any significant impacts on the surrounding street network. Comprehensive Plan
Policy 91.00 provides some additional flexibility in the type of street that a multiple-family residential
development should be accessed from. Specifically, Policy 91.00 states that “Multiple-family housing
developments shall be required to access off of arterials or collectors or streets determined by the City
to have sufficient carrying capacities to accommodate the proposed development.” Given the findings of
the traffic impact analysis, it can be found that the site has appropriate access for higher density
development that would be allowed in the O-R (Office/Residential) zone.
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There are not any major development limitations with the subject site, and the Engineering Department
has not identified any issues with providing services and infrastructure to the subject site to support higher
density residential development.

As discussed in more detail above, existing transit service is located in close proximity to the site. Routes
2 and 3 along Adams and Baker Streets are well within one-half mile of the subject site. The subject site
is also located well within one-quarter mile of commercially zoned property, with commercially zoned
property immediately across Baker Street from the subject site and other O-R zoned property located
north of the subject site across Cowls Street. These commercially zoned properties currently provide
retail uses and other commercial services (professional office, medical, salon, etc.) in close proximity to
the subject site.

In regards to private or public open space, there is some private open space on the subject site in the
areas that are designated as floodplain. These areas are protected in the McMinnville City Code, as
development in the floodplain areas is very limited. In addition, the applicant is proposing to maintain
this area as natural open space, with statements in the application that they will be partnering with
Linfield College and the Greater Yamhill Watershed Council in their efforts to restore the Cozine Creek
property between the subject site and the Linfield College campus by re-establishing native plant
species. This area could be considered the private open space that is required by Policy 71.13 for high
density residential developments. Outside of this area, there are no other public open spaces within
one-quarter mile of the site. There are multiple public open space areas within one-half mile of the
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subject site, including City Park and several smaller city parks, although some of those public
properties are undeveloped.
For reference, a map showing the locations of amenities surrounding the subject site is provided below:

Surrounding Area
600 SE Baker Street

IR "
City of McMinnville ¢ | _| A
Planning Department

231 NE Fifth Street
McMinnville, OR 97128 o—é)u)?:%et
(503) 434-7311

If the Planning Commission finds that the floodplain area should not be treated as private open space,
additional usable open space could be required as a condition of approval, should the site be developed
with multiple-family residential uses. Previous land use actions related to the provision of multiple family
residential zones without adjacent private or public open space have included conditions of approval
requiring an area equivalent to 7 percent of the gross size of the site being reserved for usable open
space for residents of the multiple-family development site. If the Planning Commission finds that the
private floodplain area should not be treated as private open space and that the additional open space
must be provided, they should also determine whether the area calculation would apply to the entire

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials



CPA 2-18/ZC 4-18/PDA 1-18 — 600 SE Baker Street Page 18

subject site (including the floodplain), or whether the area calculation would be based only on the portions
of the subject site that would be zoned O-R (Office/Residential).

Residential Design and Multiple-Family Development Comprehensive Plan Policies

The Comprehensive Plan includes specific policies related to Residential Design, which the applicant
provided findings for in their application materials. While these policies are important, the proposal and
request before the Planning Commission does not include a review of the applicant’s development plan
or concept plan. However, it should be noted that the concept plan provided does meet the residential
design policies, specifically in that it preserves distinctive natural features in the floodplain and creek
areas (Policy 80.00) and provides pedestrian paths to connect with other activity centers with connections
to the surrounding sidewalk network and the Linfield College path to the southwest (Policy 81.00).

The Comprehensive Plan also includes policies that must be achieved with the development of multiple-
family uses on any particular site. Again, the proposed zone change would result in a commercial zoning
designation, but because the proposed zone would allow for multiple-family residential uses and the
applicant has stated an intention of developing up to 24 dwelling units, the policies should be considered.
Some of these are similar to the locational factors in Policy 71.13, including the street access to the site,
and the site’s proximity to transit routes and general commercial shopping centers. Policy 90.00 states
that “greater residential densities shall be encouraged to locate along major and minor arterials, within
one-quarter mile from neighborhood and general commercial shopping centers, and within a one-half
mile wide corridor centered on existing or planned public transit routes”. Another policy in particular
(Policy 92.02) requires higher density housing to be located within a “reasonable walking distance” to
shopping, schools, parks and public transportation. This distance is not specifically defined, but a typical
distance used for a reasonable walking distance is one-quarter mile. As discussed in more detail above,
the site is well within one-quarter mile of commercial uses and public transportation. There are no parks
within one-quarter mile, but private open space is provided on the subject site in the floodplain area and
natural open space along the Cozine Creek.

Section 17.74.020
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.

The development pattern in the area surrounding the subject site includes both residential and
commercial land uses and zones. The properties to the west and north between Adams Street and Baker
Street are currently zoned C-3 (General Commercial). Properties immediately to the north of the subject
site, but also fronting Baker Street are currently zoned O-R (Office/Residential), the same zone the
applicant is proposing for the subject site. The subject site, similar to those other commercially zoned
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 zoned R-4 (Multiple Family
Residential), the change of the subject site to the O-R (Office/Residential) zone is not inconsistent with
the treatment of other areas along this portion of the Highway 99W corridor.

Also, the proposed O-R (Office/Residential) zone at this location meets multiple other goals or intended
uses for the O-R zone. Specifically, the purpose statement for the O-R (Office/Residential) zone in
Section 17.24.010 of the McMinnville City Code states:
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The purpose and intent of this zone is at least two-fold. One, it may be used to provide a transition
and buffer area between commercially zoned and residentially zoned areas; and two, it is intended
to provide an incentive for the preservation of old and historical structures. It may also serve as a
buffer zone along major arterials between the roadway and the interior residential areas.
Therefore, the requirements set forth herein should be interpreted in relationship to the protection
of abutting residential areas. Implementation and interpretation should take into consideration
those factors conducive to a healthy place to live, and improvements should be in scale and
relationship to surrounding property uses.

The proposed zone change would be consistent with the purpose of the O-R (Office/Residential) zone,
as the subject site is located between commercially zoned property across Baker Street to the west and
residentially zoned property along Cowls Street to the east. The change to the O-R zone would provide
a transition between commercial and residential zones, and also would serve as a buffer zone along the
major arterial roadway, that being Baker Street/Highway 99W, and the interior residential areas further
east and northeast along Cowls Street. The O-R (Office/Residential) zone also includes some yard
requirements that will provide setbacks and spacing between buildings and property lines, as well as a
limitation on building height to no more than 35 feet, which is the maximum building height in lower density
residential zones. These standards would not apply if the request was to change to another commercial
zone such as C-3 (General Commercial), and will provide some buffering from the adjacent residential
areas.

The zoning map in the area surrounding the subject site can be seen below, showing other properties in
the vicinity that are currently zoned O-R (Office/Residential) that provide for a transition between
commercial and residential zones. The subject site is identified and outlined in black (boundary is
approximate):
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Given the surrounding land uses and development pattern, the proposed zone change is orderly and
timely. The change to the O-R (Office/Residential) zone will complement the other commercially zoned
lands surrounding the subject site, and will ensure a transition from commercial to residential use.

Section 17.74.020
C. Utilities and services can be efficiently provided to serve the proposed uses or other potential

uses in the proposed zoning district.

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 O-R
(Office/Residential) to allow the development of office and residential uses on the subject site.
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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. In determining site generated traffic and trip distribution,
it was determined that a majority of the traffic to and from the site would come to and from Highway 99w,
with 45% of the trips to and from Adams Street and 50% of the trips to and from Baker Street. Only 5%
of the trips were determined to travel to and from Cowls Street, so no intersections on Cowls Street were
included in the traffic impact analysis.

The analysis also considered the Oregon Transportation Planning Rule (TPR) to ensure that the
proposed development would not have any significant effect on any existing or planned transportation
facility. To analyze the potential effects of the proposed development, the worst case trip generation
within the existing Comprehensive Plan Map designation and zone was 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 Overlay District 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
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 for the proposed O-R (Office/Residential)
zone was assumed based on the type of development that would be allowed in that zone. Specifically,
it was assumed that worst case trip generation in the proposed zone would result from the buildout of
only office uses on the site. An assumption was made that 40% of the buildable portion of the subject
site (that area being outside of the floodplain) would be developed with a building, allowing for the rest of
the area to be used for landscaping, parking, setbacks, and other associated improvements. This
resulted in an assumed 49,835 square foot office building.

The traffic impact analysis determined that the proposed zone change could result in a net increase in
trips from what could be developed in the existing, underlying R-4 zone. Again, this is based on the
buildout of a 49,835 square foot office building. The net change in trips under the existing and proposed
zoning is provided below:
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Table 1. Trip Generation of Existing Zoning vs. Propased Zoning
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Source: ITE Trip Generation Manual, 10" Edition
Fitted curve equations used
KSF = 1000 square feet

After identifying trip generation, those trips were then entered into a traffic model to determine impacts
and functionality of the surrounding street network. The traffic analysis showed that all of the intersections
included in the analysis would continue to function under the mobility standard for Oregon Department of
Transportation highways, which is an intersection V/C ratio of 0.90. The intersection V/C ratios were all
well under that 0.90 level, and therefore found acceptable by Oregon Department of Transportation and
the City of McMinnville. The overall intersection V/C, which is a calculation of volume to capacity,
increase only slightly between the 2023 background traffic and 2023 traffic including the development of
the subject site. Those slight increases occurred at Baker/Handley and Baker/Cowls in the PM peak
hour, and at Baker/Adams U-Turn during the AM peak hour. However, it should be noted that intersection
V/C actually improved in a few situations, including at Baker/Cowls in the AM peak hour and at
Baker/Adams U-Turn in the PM peak hour.
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Table 2. SE Baker Street (Highway 99W)/SE Handley Street

2010 HCM Methadalagy

Weekday AM | Weekday PM Paak
Paak Hour Haour

Traffic Scenaro

Intersection VIC | Intersection VIC

2018 Existing Traffic 0.03 0.05
2023 Background Traffic 0.03 0.08
2023 Total Traffic 0.03 .11

Mate: 2040 Hghway Capacity Manua! methodology used in analy sis

Table 3. SE Baker Street (Highway 99W)/SE Cowls Street

2010 HCM Mathod alogy

Weakday AM Weakday P
Feak Hour Peak Hour

Traffic Scenario

Intersection V/C | Intersection ViC

2018 Existing Traffic 0,06 0,18
2023 Background Traffic 016 038
2023 Total Traffic 0.10 0.40

Male: 2010 Highway Capacify Manual methadology used in analy sis,

Table 4. SE Baker Street {(Highway 99W)/Adams U-turn

2010 HCM Methodolegy

Woekday AM | Weekday P
Peak Hour Peak Hour

Traffle Scenarlo

Intersection V/C | Intersection V/C

2018 Existing Traffic 0,06 0.06
2023 Background Traffic 0.08 014
2023 Total Trarfic 0.13 0.09

Mote: 2010 Hghway Capacify Manua! mathodology wsed in analy sis.

More detailed analysis of the operations of each movement at each intersection were provided in
Appendix G of the Traffic Impact Analysis (Synchro Intersection Capacity Analysis Report Outputs). A
summary of the worst movements at each intersection are provided below. Again, only minor changes
occurred in the delay times and level of service (LOS) of specific lanes or movements between the 2023
background traffic and 2023 traffic including the development of the subject site.

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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2018 AM Peak

Worst Mvmt V/C Delay (s/veh) LOS
Baker & Adams U-Turn EB Lane 1 .055 134 B
Baker & Handley EB Lane 1 .025 13.2 B
Baker & Cowls WB Lane 1 .058 17.4 C

2018 PM Peak

Worst Mvmt V/C Delay (s/veh) LOS
Baker & Adams U-Turn EB Lane 1 .064 14.8 B
Baker & Handley EB Lane 1 .046 15.8 C
Baker & Cowls EB Lane 1 .164 20.9 C

2023 No Build AM Peak

Worst Mvmt V/C Delay (s/veh) LOS
Baker & Adams U-Turn EB Lane 1 .075 12.7 B
Baker & Handley EB Lane 1 .027 13 B
Baker & Cowls WB Lane 1 .155 16.2 C

2023 No Build PM Peak

Worst Mvmt V/C Delay (s/veh) LOS
Baker & Adams U-Turn EB Lane 1 144 17.7 C
Baker & Handley EB Lane 1 .093 21 C
Baker & Cowls EB Lane 1 .188 42.3 E

2023 Build AM Peak

Worst Mvmt V/C Delay (s/veh) LOS
Baker & Adams U-Turn EB Lane 1 134 134 B
Baker & Handley EB Lane 1 .026 12.7 B
Baker & Cowls WB Lane 1 .103 17.9 C

2023 Build PM Peak

Worst Mvmt V/C Delay (s/veh) LOS
Baker & Adams U-Turn EB Lane 1 .09 16.9 C
Baker & Handley EB Lane 1 .108 23.9 C
Baker & Cowls EB Lane 1 .396 44.7 E

Based on those figures, 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 O-R (Office/Residential), even
with the assumed maximum buildout of the subject site. The proposed development was also found to
meet the Transportation Planning Rule (TPR), as the proposal did not change any functional classification
of street, and did not result in any levels of traffic delay or other degradation of street functionality below
the acceptable standards of the agency with jurisdiction, which in this case is the Oregon Department of
Transportation. 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.

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.

Attachment D: CPA 2-18/ZC 4-18/PDA 1-18 Application Materials
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Planned Development Amendment Request (PDA 1-18)

Should the Comprehensive Plan Map amendment and zone change be recommended for approval, the
applicant is also requesting a Planned Development Amendment. The Planned Development
Amendment is necessary due to the type of zone change being requested. The existing properties are
included in the Linfield College Master Plan and Planned Development Overlay District, which were
approved and adopted in 2000 by Ordinance 4739. The proposed zone change would result in the
properties being rezoned to O-R (Office/Residential), and no Planned Development is being requested.
The properties would also no longer be owned by Linfield College, and would have no direct relationship
to the operations of the campus, other than being located immediately to the north of the campus grounds.
Therefore, the specific request is for a Planned Development Amendment to remove the subject site from
the Linfield College Master Plan area and Planned Development Overlay District, effectively adjusting
the boundary of the Planned Development Overlay District.

The Linfield College Master Plan included all properties owned by the college, and identified current and
future uses for most areas of the campus. The overall master plan map adopted with the Linfield College
Master Plan by Ordinance 4739 is provided below:

o gl T A TR A = YRt g o
AR e g T

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.
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The Planning Commission must review the proposed Planned Development Amendment against the
review criteria in Section 17.74.070 of the McMinnville Municipal Code. Those criteria are as follows:

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

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

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

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

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

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

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

The request is to remove the subject site and properties from the Planned Development Overlay District,
so no other changes would be made to the existing Planned Development or changes to any of the
regulations or conditions of approval contained within the Planned Development. The subject site is
currently included within the Planned Development Overlay District, but as described briefly above, there
is no specific future land use identified in the Linfield College Master Plan. More specifically, on Page 19
of the Master Plan, the Cozine Creek and surrounding areas (including the subject site north of the creek
and southeast of Baker Street) are identified as a “Cozine Creek programmatic zone”. However, on Page
18, the Master Plan identifies the northern boundary of the campus as the Cozine Creek. The Master
Plan Goals, on Page 21, continue with a statement that "The College should decide whether to keep
outlying parcels including the Columbus School Site...”. Campus open spaces are discussed in more
detail on Page 36, but the "Open Spaces" map shows a "Cozine Creek Park" that is more focused on the
creek corridor and does not include the property in question to the north. Given that the Master Plan
Goals consider the possibility of the property in question being released by the college, it appears that
Linfield College has considered whether to keep control of the parcel, and decided not to and allow it to
be sold and developed. This is further evidenced by the letter of support provided by the applicant from
Linfield College, showing that the college is in support of the applicant’s intended use of the properties.

Based on these descriptions of the subject site in the Linfield Master Plan, staff believes that there are
special objectives of the proposed development, that being the Comprehensive Plan Map amendment
and zone change because a final site and development plan has not been submitted, that warrant the
amendment of the Planned Development Overlay District to remove the subject site and properties. The
resulting development, again being the Comprehensive Plan Map amendment and zone change, would
not be inconsistent with the Comprehensive Plan goals, policies, and objectives, as described in the
review criteria for those land use requests above. The applicant has provided a traffic impact analysis,
which was also discussed in more detail above, to show that future construction will not significantly
impact the street network in the surrounding area. Also, the future build out of the site will be required to
provide all required infrastructure, utilities, and drainage to support the buildings that are proposed at that
time.

Therefore, staff believes that the Planned Development Amendment review criteria are satisfied. Should
the Planning Commission agree and recommend approval of the Planned Development Amendment,

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.
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staff is suggesting that the amendment be processed in the same Ordinance as the Comprehensive Plan
Map Amendment and Zone Change, and that the Ordinance specify that the boundary of the Planned
Development Overlay District adopted by Ordinance 4739 be amended to remove the subject site and
properties.

Fiscal Impact:

None.

Commission Options:

1) Close the public hearing and forward a recommendation for APPROVAL of the applications to
the McMinnville City Council, per the decision documents provided which include the findings of
fact.

2) CONTINUE the public hearing to a specific date and time.

3) Close the public hearing, but KEEP THE RECORD OPEN for the receipt of additional written
testimony until a specific date and time.

4) Close the public hearing and DENY the applications, providing findings of fact for the denial in the
motion to deny.

Recommendation/Suggested Motion:

Based on the analysis and findings provided above, the Planning Department recommends that the
Planning Commission recommend approval of the Comprehensive Plan Map Amendment, Zone Change,
and Planned Development Amendment to the City Council. Specifically, the Planning Department
suggests that the following conditions of approval be included on the approval of the Planned
Development Amendment request:

1. That Ordinance 4739 is amended to remove the subject site and properties from the Linfield
College Master Plan area and Planned Development Overlay District, hereby adjusting the
boundary of the Planned Development Overlay District. All other standards and conditions of
approval adopted by Ordinance 4739 remain in effect.

The Planning Department recommends that the Planning Commission make the following motions
recommending approval of CPA 2-18/ZC 4-18/PDA 1-18 to the City Council:

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL,
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION
RECOMMENDS THAT THE CITY COUNCIL APPROVE CPA 2-18, ZC 4-18, AND PDA 1-18, SUBJECT
TO THE CONDITIONS OF APPROVAL PROVIDED IN THE DECISION DOCUMENTS.

CD:sjs

Attachments:

Attachment A: 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;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) at 600 SE Baker Street;
Attachment C: Decision, Findings of Fact, and Conclusionary Findings for the Approval of a Planned Development Amendment
to Remove Properties from an Existing Planned Development Overlay District at 600 SE Baker Street.
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Attachment A

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

y y s
p >
! Comprehensive Plan [ subject_Ste Comprehensive Plan [ susiect site
City of I:l Residential N City of l:l Residential N
: ‘ I commercial A ! 3 I commercial IP

ity of McMinnville I industrial City of MoMinnwille Il ndustrial

anning Department Mixed Use Urban Planning Department Mixed Use Urban

5!31MNE F!:}h ?3“;2‘?128 I Froodn! 150 300 231 NE Fifth Street | : 150 300
CcMinnville, loodplain e et McMinnville, OR 97128 F i —

(503) 4347311 (503) 434-7311 ‘ Feel

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
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(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.

Yamhill County Transit Area - McMinnville Service Map
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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

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

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



CPA 2-18- Decision Document Page 17

ECraan
T
BRA
5T
,

)
g '\i/ y v,
u _
. T
TANGLEWOOD
'

e cift
ARTHUR 35

§
i

DANIELS

ey
AVE

7 & &
Q Q
;( R
¥ .
jri;‘f} g {;‘ COLLARD
// o E 1
|~ COURTVEY :_,J!!'\.l;l DR
LORE ST ELENN {2
BE ~ &S 4 20 3y
L R f
RUSS x_n“: / § EDMUNS TGN 3T ‘z&
! 3 -
2 .
5

COLLEGE AVE

>
COWLSST f =
‘\,_ﬁ\ﬁ
s
i

o SN

£
€]
OB AVE

CHANDLER Ay

LINFIELD

3‘..
W

A1 AVE]

ST

FTLL P

AL CLEVELAND AVl

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
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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

Attachments :
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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.

CD:sjs
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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
ZONE CHANGE FROM R-4 PD (MULTIPLE-FAMILY RESIDENTIAL PLANNED DEVELOPMENT)
TO O-R (OFFICE/RESIDENTIAL) 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:

ZC 4-18 (Zone Change)

Approval to change the zoning classification of a property from R-4 PD (Multiple-
Family Residential Planned Development) to O-R (Office/Residential) to allow for
the development of office 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 change the zoning of a property 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; Yambhill 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
Zone Change (ZC 4-18) to the McMinnville City Council.

T T T T ]
DECISION: APPROVAL
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 application is a request to change the zoning classification of the property at 600 SE Baker Street
from R-4 PD (Multiple-Family Residential Planned Development) to O-R (Office/Residential) to allow
for the development of office and residential uses on the subject site.

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 zoning designations of the subject site and the
surrounding properties are provided below:

Existing Zoning Proposed Zoning
600 SE Baker Street 600 SE Baker Street
T ] ] [ T ] ]

© Wisowsr  Wisonst

Zoning c-2 [ sublect_site Zoning c-2 [ subject_Site
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— — oot
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(503) 4347311 FP (503) 4347311 - [oX] FP

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 zone change, is identified below:
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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, Yambhill

Attachments :
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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 a zone change on
a property from R-4 PD (Multiple Family Residential Planned Development) to O-R
(Office/Residential) 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 (Applications—
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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 Zoning Map
as F-P (Flood Plain) would keep that zoning district, and only the portions of the subject site outside of
the Flood Plan zone would be subject to the proposed Zone Change. 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
Zone Change 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
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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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GOALV1l: 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.

Attachments :
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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 64.00 The City of McMinnville shall work in cooperation with other governmental agencies,
including the Mid-Willamette Valley Council of Governments and the Yamhill County
Housing Authority, and private groups to determine housing needs, provide better housing
opportunities and improve housing conditions for low and moderate income families.

Finding: Goal V 1 and Policies 58.00, 59.00, and 64.00 are satisfied by this proposal.

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 Industrial Total Comments
Vacant Land Demand Based on 2013-33 jobs forecast
Commeraal 164.6 - 164.6 Commeraal retail & service need
Industrial - 145.1 145.1 Manufacturing & 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
Available Land Supply Fully & partially vacant sites
2015 BLI Update 130.9 389.1 520.0 Revised per BLI update 7/13
Surplus/(Deficit) (35.8) 235.9 200.1 As of 2033 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. However, the proposal would result in the loss of 2.86 acres of land
currently designated as Residential on the Comprehensive Plan Map. In the most recently acknowledged
Residential Buildable Lands Inventory, which was prepared in 2001, a need for additional land for housing
and residential uses was identified. That inventory, which was titled the McMinnville Buildable Land
Needs Analysis and Growth Management Plan, identified a deficit of over 1,000 acres of land for housing
in Table B-11 of Appendix B.

Therefore, both commercial and residential lands were identified as needed land types in the Economic
Opportunities Analysis and Residential Buildable Lands Inventory. The need for residential land was
much higher than the need for additional commercial land (over 1,000 acres of residential land compared
to 35.8 acres of commercial land). However, the applicant has argued that their proposed zone change
will still address the residential land need, as they are proposing to change the zoning to the O-R
(Office/Residential) zone that allows for both commercial and residential uses. The applicant has
expressed an intent to construct up to 24 residential uses on the subject site in the future.

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



ZC 4-18- Decision Document Page 11

In regards to the existing status of the subject site, the applicant has argued that the residentially zoned
land was not actually available for development of residential uses. The applicant has stated that this
land, because it was owned by Linfield College, was not considered as buildable in the last Residential
Buildable Lands Inventory. In the Linfield College Master Plan (as approved and adopted under a Planned
Development Overlay District by Ordinance 4739), the subject site was shown as vacant land with no
specific future land use identified. There were statements in the Master Plan that Linfield College still
needed to determine what the future use of the subject site would be. The applicant has provided a letter
of support from Linfield College, who currently owns the subject site, providing evidence of their support
for the applicant’s intended use of the site and the ability to construct up to 24 residential units in
conjunction with MV Advancements services or for senior housing. The letter of support states that the
sale of the property will include a restrictive covenant to limit the number of residential dwelling units to 24
units, and also states that Linfield College had never considered the sale of the property to allow for the
development of the maximum number of dwelling units that the underlying zoning might allow. This
supports the applicants arguments that the current site was actually not available for the development of
residential uses, and that it will now be available for up to 24 dwelling units, along with the commercial
office space.

The proposed zone change to O-R results in the establishment of a commercial zone on the property.
However, it is a zone that allows for mixed use and both commercial and residential uses. The ability to
have a mix of uses on the subject site will allow for unique and innovative development techniques in the
establishment of both office and residential units on the subject site. The applicant has also provided
evidence (in the form of a letter of support) that restrictive covenants will be placed on the site to limit the
residential uses of the site to those types that would be in conjunction with MV Advancements services
(which are provided to individuals with disabilities) or for senior housing. The provision of this type of
housing will provide a variety of housing types and potentially lower-cost housing, and also ensures
cooperation with a private group (MV Advancements) to provide better housing opportunities and improve
housing conditions for low and moderate income families

GOALV2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND-
INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF
PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS.

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 69.00 The City of McMinnville shall explore the utilization of innovative land use regulatory
ordinances which seek to integrate the functions of housing, commercial, and industrial
developments into a compatible framework within the city.

Finding: Goal V 2 and Policies 68.00 and 69.00 are satisfied by this proposal. The zone change
will allow for residential, as well as commercial, development in an area of the city that is already
developed and has urban level services available to serve the site. As noted in the finding for Goal V
1 and Policies 58.00 and 59.00 above, the proposed zone change is justified, given that the zone
change will provide for commercial land identified as a needed land type in the Economic Opportunities
Analysis, but as a mixed use zone, will also provide an opportunity for the development of residential
uses, which are also identified as needed land type in the 2001 McMinnville Buildable Land Needs
Analysis and Growth Management Plan. This mixed use zone allows for the utilization of the City’s only
innovative mixed use zone to integrate the functions of both housing and commercial uses on the
subject site.
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Policy 71.13 The following factors should serve as criteria in determining areas appropriate for high-
density residential development:

1. Areas which are not committed to low or medium density development;

2. Areas which can be buffered by topography, landscaping, collector or arterial streets,
or intervening land uses from low density residential areas in order to maximize the
privacy of established low density residential areas;

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;

o g >~ w

Areas within a one-half mile wide corridor centered on existing or planned public
transit routes;

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

8. Areas adjacent to either private or public permanent open space.

Finding: Policy 71.13 is satisfied by this proposal.

As stated above, the zone change request satisfies multiple Comprehensive Plan goals and polices by
providing for additional commercially zoned land, which is identified as a needed land type, while still
providing opportunities for multiple family residential housing. While the proposed zone change results
in a commercial zoning designation (in the Office/Residential zone), the policies related to the siting of
higher density residential development apply to the zone change request, as that type of use is
permitted in the O-R (Office/Residential) zone.

The subject site is not committed to low or medium density development, as the current underlying
zoning is technically R-4 (Multiple Family Residential), but is overlaid by a Planned Development
Overlay District that does not specify any future land use type. The subject site is bounded on the west
by an arterial street (SE Baker Street/Highway 99W), and to the south and southeast by topography
and the Cozine Creek, providing buffering and privacy between the subject site and adjacent properties.
The only property immediately adjacent to the subject site, located immediately east along Cowls Street,
is zoned R-4 (Multiple Family Residential) so therefore is not low density residential. While the
Comprehensive Plan policies do not require locational factors to buffer from other adjacent high density
residential areas, the proposed O-R (Office/Residential) zone includes some yard requirements that will
provide setbacks and spacing between buildings and property lines, as well as a limitation on building
height to no more than 35 feet, which is the maximum building height in lower density residential zones.
These standards will provide some buffering from adjacent residential areas, even though they are also
high density zones.

The site does have frontage on an arterial street. As shown in the Transportation System Plan street
functional classification system map below, SE Baker Street/Highway 99W is classified as a major
arterial street. However, the applicant is proposing to only provide access to the site from Cowls Street,
given the traffic and safety concerns with having a new access directly onto SE Baker Street in this
location near the connection of Adams and Baker Streets, and with its proximity to the existing
intersection at Baker Street and Cowls Street. The applicant submitted a traffic impact analysis showing
that the site’s access onto Cowls Street can be accommodated without any significant impacts on the
surrounding street network. More detail on the traffic impact analysis is provided in the findings for the
zone change review criteria below. Comprehensive Plan Policy 91.00 does provide some additional
flexibility in the type of street that a multiple-family residential development should be accessed from.
Specifically, Policy 91.00 states that “Multiple-family housing developments shall be required to access
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off of arterials or collectors or streets determined by the City to have sufficient carrying capacities to
accommodate the proposed development.” Given the findings of the traffic impact analysis, it can be
found that the site has appropriate access for higher density development that would be allowed in the
O-R (Office/Residential) zone.
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There are not any major development limitations with the subject site, and the Engineering Department
has not identified any issues with providing services and infrastructure to the subject site to support
higher density residential development.

As discussed in more detail above, existing transit service is located in close proximity to the site.
Routes 2 and 3 along Adams and Baker Streets are well within one-half mile of the subject site. The
subject site is also located well within one-quarter mile of commercially zoned property, with
commercially zoned property immediately across Baker Street from the subject site and other O-R
zoned property located north of the subject site across Cowls Street. These commercially zoned
properties currently provide retail uses and other commercial services (professional office, medical,
salon, etc.) in close proximity to the subject site.

In regards to private or public open space, there is some private open space on the subject site in the
areas that are designated as floodplain. These areas are protected in the McMinnville City Code, as
development in the floodplain areas is very limited. In addition, the applicant is proposing to maintain
this area as natural open space, with statements in the application that they will be partnering with
Linfield College and the Greater Yamhill Watershed Council in their efforts to restore the Cozine
Creek property between the subject site and the Linfield College campus by re-establishing native
plant species. This area is considered the private open space that is required by Policy 71.13 for high
density residential developments. Outside of this area, there are no other public open spaces within
one-quarter mile of the site. There are multiple public open space areas within one-half mile of the

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



ZC 4-18- Decision Document Page 14

subject site, including City Park and several smaller city parks, although some of those public
properties are undeveloped.

A map showing the locations of amenities surrounding the subject site is provided below:

Surrounding Area
600 SE Baker Street

Subject_Site

L LR

& 4 1/4 Mile Buffer N

t e o 172 Mile Buffer
City of McMinnville l:] Parks_NAD83
Planning Department
231 NE Fifth Street
McMinnville, OR 97128 0 1,000 2'0?:2 Y

(503) 434-7311

Policy 84.00 Multiple-family, low-cost housing (subsidized) shall be dispersed throughout the
community by appropriate zoning to avoid inundating any one area with a concentration
of this type of housing.

Policy 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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Finding: Policy 84.00 and Policy 86.00 are satisfied by this proposal. The subject site is not
specifically intended to provide subsidized housing, and the site is within the fringes of Linfield College.
Therefore, neither of these policies are applicable.

Policy 89.00 Zoning standards shall require that all multiple-family housing developments provide
landscaped grounds.

Finding: Policy 89.00 is satisfied by this proposal. Landscaping will be required for any future
proposed multiple-family housing development at the time of development.

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

Policy 91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging
houses, rooming houses 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)

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

Policy 92.01 High-density housing shall not be located in undesirable places such as near railroad lines,
heavy industrial uses, or other potential nuisance areas unless design factors are included
to buffer the development from the incompatible use. (Ord. 4796, October 14, 2003)

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

Finding: Policies 90.00, 91.00, 92.00, 92.01 and 92.02 are satisfied by this proposal.

As discussed in more detail above, the subject site is located well within one-quarter mile of areas zoned
for commercial uses, is located immediately adjacent to existing public transit routes, and is accessed
off of a roadway with sufficient traffic carrying capacities to accommodate the development of the site
in the proposed zone. The applicant has submitted a traffic impact analysis that shows that the zone
change on the subject site would not have any significant or adverse impacts on the surrounding street
system. Given the findings of the traffic impact analysis, it can be found that the site has appropriate
access for higher density development. More detail on the traffic impact analysis is provided in the
findings for the zone change review criteria below. Findings for the additional locational requirements
are also provided in the findings for Policy 71.13 above. The subject site is not located near any of the
undesirable places listed in Policy 92.01.

Policy 99.00 An adequate level of urban services shall be provided prior to or concurrent with all
proposed residential development, as specified in the acknowledged Public Facilities Plan.
Services shall include, but not be limited to:

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

2. Storm sewer and drainage facilities (as required).

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



ZC 4-18- Decision Document Page 16

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

4. Municipal water distribution facilities and adequate water supplies (as determined by
City Water and Light). (as amended by Ord. 4796, October 14, 2003)

5. Deleted as per Ord. 4796, October 14, 2003.

Finding: Policy 99.00 is satisfied by this proposal. Adequate levels of sanitary sewer collection,
storm sewer and drainage facilities, and municipal water distribution systems and supply either
presently serve or can be made available to adequately serve the site. Additionally, the Water
Reclamation Facility has the capacity to accommodate flow resulting from development of this site. Any
necessary or required street improvements shall be required at the time of development of the subject
site.

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: [in part]

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.
More detail on the traffic impact analysis is provided in the findings for the zone change review criteria
below. 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.
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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.

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. Ifitis 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 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.

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.
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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:

Policy 147.00

Policy 151.00

1.

2.

Facilities are placed in locations and in such 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.

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.

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.

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.

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 quality
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.

Attachments :
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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,
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.

Policy 178.00 The City of McMinnville shall encourage a compact urban development pattern to provide
for conservation of all forms of energy.

Finding: Policy 178.00 is satisfied. The applicant is proposing to amend the current zoning
designations of this site to O-R (Office/Residential) to allow for both office and multiple family housing
uses on the subject site, thereby achieving a more compact form of urban development and energy
conservation in an area of the city that is already fully developed and provided with urban services.

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.

Attachments :
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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
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 Zone Change 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 and zones. The properties to the west and north between Adams Street and
Baker Street are currently zoned C-3 (General Commercial). Properties immediately to the north of the
subject site, but also fronting Baker Street are currently zoned O-R (Office/Residential), the same zone
the applicant is proposing for the subject site. The subject site, similar to those other commercially
zoned 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 zoned R-4 (Multiple
Family Residential), the change of the subject site to the O-R (Office/Residential) zone is not
inconsistent with the treatment of other areas along this portion of the Highway 99W corridor.

Also, the proposed O-R (Office/Residential) zone at this location meets multiple other goals or intended
uses for the O-R zone. Specifically, the purpose statement for the O-R (Office/Residential) zone in
Section 17.24.010 of the McMinnville City Code states:

The purpose and intent of this zone is at least two-fold. One, it may be used to provide a
transition and buffer area between commercially zoned and residentially zoned areas; and
two, it is intended to provide an incentive for the preservation of old and historical structures.
It may also serve as a buffer zone along major arterials between the roadway and the interior
residential areas. Therefore, the requirements set forth herein should be interpreted in
relationship to the protection of abutting residential areas. Implementation and interpretation

Attachments :
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should take into consideration those factors conducive to a healthy place to live, and
improvements should be in scale and relationship to surrounding property uses.

The proposed zone change would be consistent with the purpose of the O-R (Office/Residential) zone,
as the subiject site is located between commercially zoned property across Baker Street to the west and
residentially zoned property along Cowls Street to the east. The change to the O-R zone would provide
a transition between commercial and residential zones, and also would serve as a buffer zone along
the major arterial roadway, that being Baker Street/Highway 99W, and the interior residential areas
further east and northeast along Cowls Street. The O-R (Office/Residential) zone also includes some
yard requirements that will provide setbacks and spacing between buildings and property lines, as well
as a limitation on building height to no more than 35 feet, which is the maximum building height in lower
density residential zones. These standards would not apply if the request was to change to another
commercial zone such as C-3 (General Commercial, and will provide some buffering from the adjacent
residential areas.

The zoning map in the area surrounding the subject site can be seen below, showing other properties
in the vicinity that are currently zoned O-R (Office/Residential) that provide for a transition between
commercial and residential zones.
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Given the surrounding land uses and development pattern, the proposed zone change is orderly and
timely. The change to the O-R (Office/Residential) zone will complement the other commercially zoned
lands surrounding the subject site, and will ensure a transition from commercial to residential use.

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
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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 O-R (Office/Residential) 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. In determining site generated traffic and trip
distribution, it was determined that a majority of the traffic to and from the site would come to and from
Highway 99W, with 45% of the trips to and from Adams Street and 50% of the trips to and from Baker
Street. Only 5% of the trips were determined to travel to and from Cowls Street, so no intersections on
Cowls Street were included in the traffic impact analysis.

The analysis also considered the Oregon Transportation Planning Rule (TPR) to ensure that the
proposed development would not have any significant effect on any existing or planned transportation
facility. To analyze the potential effects of the proposed development, the worst case trip generation
within the existing Comprehensive Plan Map designation and zone was 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 Overlay District 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
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 for the proposed O-R
(Office/Residential) zone was assumed based on the type of development that would be allowed in that
zone. Specifically, it was assumed that worst case trip generation in the proposed zone would result
from the buildout of only office uses on the site. An assumption was made that 40% of the buildable
portion of the subject site (that area being outside of the floodplain) would be developed with a building,
allowing for the rest of the area to be used for landscaping, parking, setbacks, and other associated
improvements. This resulted in an assumed 49,835 square foot office building.

The traffic impact analysis determined that the proposed zone change could result in a net increase in
trips from what could be developed in the existing, underlying R-4 zone. Again, this is based on the
buildout of a 49,835 square foot office building. The net change in trips under the existing and proposed
zoning is provided below:

Table 1. Trip Generation of Existing Zoning vs. Proposed Zoning

411
seovizorne] Lol L |yl ] ]
Rise) (ITE #221 83 451 7 22 37 23 14

General Office (TE#710) | 40.835 | 540 | 73 | 63 | 10 | s0 | o | 50 |

Source: ITE Trip Generation Manual, 10™ Edition
Fitted curve equations used
KSF = 1000 square fest
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After identifying trip generation, those trips were then entered into a traffic model to determine impacts
and functionality of the surrounding street network. The traffic analysis showed that all of the
intersections included in the analysis would continue to function under the mobility standard for Oregon
Department of Transportation highways, which is an intersection V/C ratio of 0.90. The intersection V/C
ratios were all well under that 0.90 level, and therefore found acceptable by Oregon Department of
Transportation and the City of McMinnville. The overall intersection V/C, which is a calculation of
volume to capacity, increase only slightly between the 2023 background traffic and 2023 traffic including
the development of the subject site. Those slight increases occurred at Baker/Handley and
Baker/Cowls in the PM peak hour, and at Baker/Adams U-Turn during the AM peak hour. However, it
should be noted that intersection V/C actually improved in a few situations, including at Baker/Cowls in
the AM peak hour and at Baker/Adams U-Turn in the PM peak hour.

Table 2. SE Baker Street (Highway 99W)/SE Handley Street

2010 HCM Methadalogy

Weekday AM | Weakday PM Paak
Paak Hour Hawur

Traffic Scenario

ntersection VIC | Intersection ViC

2018 Existing Traflic 0.03 0.06
2023 Background Traffic 0,03 0,00
2023 Total Traffic 0,03 0.11

Mate: 2040 Hghoeay Capacify Manus! methodology used in analy sis

Table 3. SE Baker Street (Highway 838W)5E Cowls Streat

2010 HOM Mathadology

Weakday AM Weakday Phd
Peak Hour Peak Hour

Traffic Scenario

Intersection VIC | Intersection VIC

2018 Exiating Traffic 0.06 a.16
2023 Background Traffic 018 038
2023 Taotal Traffic 0.10 0.40

Mola: 3090 Mighway Capacily Manusl methodaology used in analy sis,
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Table 4. SE Baker Street (Highway 99W)/Adams U-turn

Trafflc Scenarlo

2010 HCM Methodalogy

Visakday A M
Peak Hour

Waekday P
Peak Hour

Intersection \VI/C

ntersection WViC

2018 Existing Traffic 0.06 0.06
2023 Background Traffic 0.08 14
2023 Total Traffic 0.13 0.0

Mote: 2010 Hghway Capacity Marnwal methadclogy wsed in analy sis.
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More detailed analysis of the operations of each movement at each intersection were provided in
Appendix G of the Traffic Impact Analysis (Synchro Intersection Capacity Analysis Report Outputs). A
summary of the worst movements at each intersection are provided below. Again, only minor changes
occurred in the delay times and level of service (LOS) of specific lanes or movements between the 2023

background traffic and 2023 traffic including the development of the subject site.

2018 AM Peak
Worst Mvmt VIC Delay (s/veh) LOS
Baker & Adams U- EB Lane 1 .055 13.4 B
Turn
Baker & Handley EB Lane 1 .025 13.2 B
Baker & Cowls WB Lane 1 .058 174 C
2018 PM Peak
Worst Mvmt VIC Delay (s/veh) LOS
Baker & Adams U- EB Lane 1 .064 14.8 B
Turn
Baker & Handley EB Lane 1 .046 15.8 C
Baker & Cowls EB Lane 1 .164 20.9 C
2023 No Build AM Peak
Worst Mvmt V/IC Delay (s/veh) LOS
Baker & Adams U- EB Lane 1 .075 12.7 B
Turn
Baker & Handley EB Lane 1 027 13 B
Baker & Cowls WB Lane 1 .155 16.2 C

Attachments :
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2023 No Build PM Peak
Worst Mvmt V/IC Delay (s/veh) LOS
Baker & Adams U- EB Lane 1 144 17.7 C
Turn
Baker & Handley EB Lane 1 .093 21 C
Baker & Cowls EB Lane 1 .188 42.3 E
2023 Build AM Peak
Worst Mvmt VIC Delay (s/veh) LOS
Baker & Adams U- EB Lane 1 134 13.4 B
Turn
Baker & Handley EB Lane 1 .026 12.7 B
Baker & Cowls WB Lane 1 .103 17.9 C
2023 Build PM Peak
Worst Mvmt VIC Delay (s/veh) LOS
Baker & Adams U- EB Lane 1 .09 16.9 C
Turn
Baker & Handley EB Lane 1 .108 23.9 C
Baker & Cowls EB Lane 1 .396 44.7 E

Based on those figures, 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 O-R (Office/Residential),
even with the assumed maximum buildout of the subject site. The proposed development was also
found to meet the Transportation Planning Rule (TPR), as the proposal did not change any functional
classification of street, and did not result in any levels of traffic delay or other degradation of street
functionality below the acceptable standards of the agency with jurisdiction, which in this case is the
Oregon Department of Transportation. 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.

CD:sjs
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Attachment C

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
PLANNED DEVELOPMENT AMENDMENT TO REMOVE PROPERTIES FROM AN EXISTING
PLANNED DEVELOPMENT OVERLAY DISTRICT 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:

PDA 1-18 (Planned Development Amendment)

Approval to amend the existing Planned Development Overlay District and
Linfield College Master Plan boundary to remove properties from the Overlay
District and Master Plan boundary. The original Planned Development Overlay
District was adopted in 2000 by Ordinance 4739.

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 an existing Planned Development 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 17.74.070 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
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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
Planned Development Amendment (PDA 1-18) to the McMinnville City Council, subject to the
conditions of approval provided in this document.

e
DECISION: APPROVAL WITH CONDITIONS
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:

Preceding the proposed Planned Development Amendment were two related requests on the same
properties and subject site. Those requests were to amend the Comprehensive Plan Map designation
on a portion of the site from Residential to Commercial, and to rezone a portion of the site from R-4
PD (Multiple Family Residential Planned Development) to O-R (Office/Residential) to allow for
development of an office use and future multiple-family residential uses on the subject site.

The Planned Development Amendment is necessary due to the type of zone change that was
requested. The existing properties are included in the Linfield College Master Plan and Planned
Development Overlay District, which were approved and adopted in 2000 by Ordinance 4739. The
requested zone change would result in the properties being rezoned to O-R (Office/Residential), and
no Planned Development is being requested. The properties would also no longer be owned by
Linfield College, and would have no direct relationship to the operations of the campus, other than
being located immediately to the north of the campus grounds. Therefore, the specific request is for a
Planned Development Amendment to remove the subject site from the Linfield College Master Plan
area and Planned Development Overlay District, effectively adjusting the boundary of the Planned
Development Overlay District.

The Linfield College Master Plan included all properties owned by the college, and identified current
and future uses for most areas of the campus. The overall master plan map adopted with the Linfield
College Master Plan by Ordinance 4739 is provided below:

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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The subject site is identified below (boundary shown below is approximate):

T

SWiArthur St
Lo B 14

>

[

L)
SWAdams St

i

1SH19%eg13S

i

| 2y, poomyP0Ig MS

1S SIABQ3S

4l

.
L

,
\
S Cowls St

Walgreens ﬁ

-:)I\V poopWHa'MS

®
=
=
-
o
(e}
x
=
o
(<)
a
>
<
o

|

S UG MS

¥iinfield
, College

el
1ISSIMOD S

]

=

E Llﬂfl("l(i Ave

(72)

'i'is::: 4

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 Planned Development Amendment, is identified
below:
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CONDITIONS:

1. That Ordinance 4739 is amended to remove the subject site and properties from the Linfield
College Master Plan area and Planned Development Overlay District, hereby adjusting the
boundary of the Planned Development Overlay District. All other standards and conditions of
approval adopted by Ordinance 4739 remain in effect.

ATTACHMENTS:

1. PDA 1-18 Application and Attachments (on file with the Planning Department)

2. Oregon Department of Transportation Review Documents and Comments (on file with the
Planning Department)

Attachments :
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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
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.

=  QOregon 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. MV Advancements, on behalf of property owner Linfield College, requested a Planned
Development Amendment to remove properties from an existing Planned Development
Overlay District. 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.

2. The site was designated as Residential on the McMinnville Comprehensive Plan Map, 1980.
The site was zoned R-4 PD (Multiple Family Residential Planned Development) on the
McMinnville Zoning Map. Prior to the proposed Planned Development Amendment, the
Comprehensive Plan Map designation was amended to Commercial, and the site was rezoned
to O-R (Office/Residential), creating the need for the proposed Planned Development
Amendment.

3. 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.

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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4, 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.

5. 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
(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

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

Yamhill County Transit Area - McMinnville Service Map
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Policy 72.00 Planned developments shall be encouraged as a favored form of residential
development as long as social, economic, and environmental savings will accrue to the
residents of the development and the city.

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

Policy 74.00 Distinctive natural, topographic, and aesthetic features within planned developments
shall be retained in all development designs.

Policy 75.00 Common open space in residential planned developments shall be designed to directly
benefit the future residents of the developments. When the open space is not
dedicated to or accepted by the City, a mechanism such as a homeowners association,
assessment district, or escrow fund will be required to maintain the common area.

Policy 76.00 Parks, recreation facilities, and community centers within planned developments shall
be located in areas readily accessible to all occupants.

Policy 77.00 The internal traffic system in planned developments shall be designed to promote safe
and efficient traffic flow and give full consideration to providing pedestrian and bicycle
pathways.

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

Finding: Policies 72.00, 73.00, 74.00, 75.00, 76.00, 77.00, and 78.00 are satisfied by this
proposal.

The proposed Planned Development Amendment results in the removal of the subject site from the
Planned Development Overlay District and Linfield College Master Plan area. The removal of the
property is necessary due to the approval of a Comprehensive Plan Map amendment and Zone
Change on the subject sites that were found to meet all applicable Comprehensive Plan goals,
policies, and review criteria. The Planned Development Amendment, as it is solely the removal of the
subject site from a much larger Overlay District, does not result in any change to the remainder of the
Planned Development Overlay District. Specifically, a condition of approval is included to ensure that
all other standards and conditions of approval adopted by Ordinance 4739 in the approval of the
original Planned Development Overlay District would remain in effect.

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.

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:

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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Policy 142.00

Policy 143.00

Policy 144.00

Policy 145.00

Policy 147.00

Policy 151.00

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.

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.

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

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

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 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.

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.

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.

Attachments :

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

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 VIl 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.

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

17.74.070 Planned Development Amendment - Review Criteria. An amendment to an existing
planned development may be either major or minor. Minor changes to an adopted site plan may be
approved by the Planning Director. Major changes to an adopted site plan shall be processed in
accordance with Section 17.72.120, and include the following:

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

= Anincrease in density including the number of housing units;

= A reduction in the amount of open space; or

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

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

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

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

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

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

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

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

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

Finding: Section 17.74.070 is satisfied by this proposal.

Attachments :
Attachment 1 — Application and Attachments
Other Attachments — See Attachment List
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The request is to remove the subject site and properties from the Planned Development Overlay
District, so no other changes would be made to the existing Planned Development or changes to any
of the regulations or conditions of approval contained within the Planned Development. Specifically, a
condition of approval is included to ensure that all other standards and conditions of approval adopted
by Ordinance 4739 in the approval of the original Planned Development Overlay District would remain
in effect.

The subject site is currently included within the Planned Development Overlay District, but there are
no specific future land uses identified in the Linfield College Master Plan for the subject site. More
specifically, on Page 19 of the Master Plan, the Cozine Creek and surrounding areas (including the
subject site north of the creek and southeast of Baker Street) are identified as a “Cozine Creek
programmatic zone”. However, on Page 18, the Master Plan identifies the northern boundary of the
campus as the Cozine Creek. The Master Plan Goals, on Page 21, continue with a statement that
"The College should decide whether to keep outlying parcels including the Columbus School Site...”.
Campus open spaces are discussed in more detail on Page 36, but the "Open Spaces" map shows a
"Cozine Creek Park" that is more focused on the creek corridor and does not include the property in
guestion to the north. Given that the Master Plan Goals consider the possibility of the property in
guestion being released by the college, the fact that the application was submitted for removal of the
properties from the Planned Development Overlay District is evidence that Linfield College has
considered whether to keep control of the parcel, and decided not to and allow it to be sold and
developed. This is further evidenced by the letter of support provided by the applicant from Linfield
College, showing that the college is in support of the applicant’s intended use of the properties.

Based on these descriptions of the subject site in the Linfield Master Plan, there are special objectives
of the proposed development (that being the Comprehensive Plan Map amendment and zone change
because a final site and development plan has not been submitted) that warrant the amendment of
the Planned Development Overlay District to remove the subject site and properties. The resulting
development, again being the Comprehensive Plan Map amendment and zone change, would not be
inconsistent with the Comprehensive Plan goals, policies, and objectives, as described in the findings
of fact in the Decision Documents for those land use requests. The applicant has provided a traffic
impact analysis, which was also described in the findings of fact in the Decision Documents for the
two prior land use requests, to show that future construction will not significantly impact the street
network in the surrounding area. Also, the future build out of the site will be required to provide all
required infrastructure, utilities, and drainage to support the buildings that are proposed at that time.

CD:sjs

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



Attachment D

99 M Vadvancements

September 28, 2018

Heather Richards

City of McMinnville Planning Department
231 NE 5™ Street

McMinnville, OR 97128

RE: Comprehensive Plan Map Amendment, Zone Change and Planned Development
Amendment for property located at 600 SE Baker Street

Dear Heather,

We are pleased to submit the paperwork to begin the application process for the Linfield property
located at 600 SE Baker Street. Enclosed please find the following documents:

Comprehensive Plan Map Amendment and Zone Change application form
Planned Development Amendment form

Site plan

Legal description of the subject site

Copy of the current development overlay for Linfield College

Payment for the applicable review fee

Details as required from the neighborhood meeting (held on September 19, 2018)
Traffic Impact Analysis

If you require any of this information electronically, please let us know. We look forward to working with
your team as the process moves forward.

Sincerely
J/fj///ﬁ/wk TO P N
Kathy Schlotféldt Dave Haugeberg
Executive Director President
Enclosures:

Conceptual site plan
Map with location of proposed site

ADMINISTRATION - 5% Street Office
319 NE 5th St « McMinnville, OR 97128 « [ihone: (503) 472-2248 - faX: (503) 472-7604 - mailing address: PO Box 28 « McMinnville, OR 97128

mvadvancements.ora
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Comprehensive Plan Map Amendment/
Zone Change Application

Applicant Information

Applicant is: [ Property Owner [X Contract Buyer [ Option Holder [ Agent [ Other

Applicant Name MV AolVancint m{‘S‘ Phone 5/03 -472-224§
Contact Name «‘}(&H\\I/ §C h ID‘)L-f(: (0{1" Phone 503 51" 2507

(If different than above) ,
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Property Owner Information
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(If different than above)
Contact Name ik\[u/\/ Aml’\ ?O&(w&fb o Phone__95( 2" %33 - 4250

Address Q00 SE SCvk/LV/ Stv LC“I'
City, State, Zip___ M/ Muinnvill<, OR 47129
Contact Email mrod v‘\@M 18 linf dd. cdu

Site Location and Description
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Property Address___[,00 SE @(QW <t MCMH’M\/{“{;

Assessor Map No, R44 20 D) - 6018l-~+ 60 2 00 Total Site Area__ 5.5 &(¥(S

Subdivision Block Lot
Comprehensive Plan Designation PCD’ »'&CLV]‘HCJ Zoning Designation Qq ’PD - M dh 7[&1*“{/)/




This request is for a:

M Comprehensive Plan Amendment ﬂ Zone Change

1. What, in detail, are you asking for? State the reason(s) for the request and the intended use(s) of
the property.

/

2. Show in detalil, by citing specific goals and policies, how your request is consistent with applicable
goals and policies of the McMinnville Comprehensive Plan (Vol. 2).
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3. If your request is subject to the provisions of a planned development overlay, show, in detail, how
the request conforms to the requirements of the overlay.




4. If you are requesting a Planned Development, state how the proposal deviates from the
requirements of the Zoning Ordinance and give justification for such deviation.

Not OV Ca Hle

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

6. Describe any changes in the neighborhood or surrounding area which might support or warrant
the request.
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7. Document how the site can be efficiently provided with public utilities, including water, sewer,

electricity, and natural gas, if needed, and that there is sufficient capacity to serve the proposed
use.
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=g
. 4’\\0\1
(R

T
e 2

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

e

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

)XI A site plan (drawn to scale, with a north arrow, legible, and of a reproducible size), indicating
existing and proposed features within and adjacent to the subject site, such as: access; lot
and street lines with dimensions; distances from property lines to structures; improvements;
and significant features (slope, vegetation, adjacent development, drainage, etc.). If of a
larger size, provide five (5) copies in addition to an electronic copy with the submittal.

IZ'I A legal description of the parcel(s), preferably taken from the deed.

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

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

)
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Applicant’s Slgﬁature Date
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Property Owner’s Signature Date
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Planned Development Amendment Application

Applicant Information
Applicant is: O Property Owner X Contract Buyer [ Option Holder [ Agent [ Other
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1. Show in detail how your request seeks to amend the existing planned development overlay. State
the reason(s) for the request and the intended use(s) of the property:
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2. Show in detail, by citing specific goals and policies, how your request is consistent with applicable
goals and policies of the McMinnville Comprehensive Plan (Volume II):




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

>
g
-
17

(/\\‘ SLO//
WO
>
0>
N C
P ]
A AX
/ b’ z \ A

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

the request:
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5. Document how the site can be efficiently provided with public utilities, including water, sewer,
electricity, and natural gas, if needed, and that there is sufficient capacity to serve the proposed
use:
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6. Describe, in detail, how the proposed use will affect traffic in the area. What is the expected trip
generation?
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In addition to this completed application, the applicant must provide the following:

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

l;] A copy of the current planned development overlay ordinance.
Iﬂ A legal description of the subject site, preferably taken from the deed.

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

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

)
i i ot 902815

Applicant’s Signature

e \ydnauwe Q/ZY// 5

Prop'erty Owner’s Signature Date
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Property address: 600 SE Baker St. McMinnville, OR 97128

Assessor Map No: R4420DD-00101 and R4420DD-00200

Total site area: 5.89 acres (approximately % is buildable, and % is in the Cozine Creek flood
plain)

Comprehensive Plan Designation: Residential

Zoning Designation: R4- Multi-family residential

Site location and description: The Old Columbus School location

PARCEL 1:

A tract of land in Section 20, Township 4 South, Range 4 West of the Willamette Meridian,
County of Yamhill and State of Oregon, and being a portion of that tract conveyed to Emily J.
Snelling by Deed recorded in Book "R", Page 367, described as follows:

BEGINNING at a point 864.40 feet South and 16 links East of the intersection of the center line
of "B" Street in McMinnville with the South line of W. T. Newbys Donation Land Claim and
running East 154.44 feet; thence South 394.48 feet; thence South 48° West 1.0 chain; thence
South 68° West 63 links; thence North 70° West to a point due South of beginning point; thence
North to Place of Beginning. EXCEPTING THEREFROM the following:

BEGINNING at the City monument in the center of Baker Street and on the North line of South
cowls Street; thence South 00° 35' West 20 feet; thence South 88° 50' East 158.36 feet to the
TRUE PLACE OF BEGINNING; thence South 287.7 feet to an iron pin on the East boundary of
School District No. 40 school grounds; thence North 02° 01-1/2' West 282.62 feet; thence North
62° 17' East 11.3 feet to the TRUE PLACE OF BEGINNING. SAVE AND EXCEPT that portion
conveyed to the State of Oregon, by and through its Department of Transportation in Warranty
Deed recorded January 4, 1996 as Instrument No. 199600163, Deed and Mortgage Records.

PARCEL 2:

Situate in Section 20, Township 4 South, Range 4 West of the Willamette Meridian, Yamhill
County, Oregon as follows:

BEGINNING 847 .44 feet South and 16 links East of intersection of center line of "B" Street with
South line of W. T. Newbys Donation Land Claim, said, beginning point being the Northeast
corner of a tract conveyed by Emily J. Snelling to George Squire which deed is recorded in
Book "Y", Page 555, Deed Records for Yamhill County, Oregon; running South 448.80 feet;
thence North 79° West 25 feet; thence North to the North line of said Squires tract; thence North
44° East to angle in North line of said Squires tract; thence East 16 links to Place of Beginning.
SAVE AND EXCEPT that portion conveyed to the State of Oregon, by and through its
Department of Transportation in Warranty Deed recorded January 4, 1996 as Instrument No.
199600163, Deed and Mortgage Records.

PARCEL 3:

A tract of land in Section 20, Township 4 South, Range 4 West of the Willamette Meridian in
Yamhill County, Oregon, described as follows:

BEGINNING at a point on the Southerly line of South Baker Street in the City of McMinnville,
Oregon, said point being 20.44 feet West and 48.0 feet South of the intersection of the center
lines of South Baker Street and South Cowls Street and on the line between the land owned by
School District No. 40, known as the Columbus School Grounds, and a tract of land owned by
Linfield College, the same being recorded in Volume 46, Page 567, Records of Deeds of
Yamhill County; thence running South along said line 392.9 feet to the Southeast corner of said
college tract; thence North 70° West along the Southerly line of said tract 40.34 feet; thence
North 79° West along said Southerly line 99.0 feet; thence North 64° West along

said Southerly line 16.60 feet; thence North parallel to the East line of said tract 227.2 feet to a
point on the Southerly line of South Baker Street; thence North 50° 15' East along the Southerly



line of South Baker Street 195.1 feet to the Place of Beginning. SAVE AND EXCEPT that
portion conveyed to the State of Oregon, by and through its Department of

Transportation in Warranty Deed recorded January 4, 1996 as Instrument No. 199600163,
Deed and Mortgage Records.

PARCEL 4:

A tract of land in the City of McMinnville, Yamhill County, Oregon described as follows:
BEGINNING at the City monument in the center of Baker Street, and on the North line of Cowls
Street, extended; thence South 00° 35' West 20.0 feet; thence South 88° 50' East 158.36 feet to
an iron pipe at the Northeast corner of the Columbus School Property; thence South 287.7 feet
to the TRUE POINT OF BEGINNING; thence East 56.55 feet; thence North 07° 09-1/2' East
269.56 feet; thence North 60° 53' East 70.0 feet; thence North 46° 56-1/2' East 95.9 feet to an
iron pipe supposedly marking the Southeast

corner of Lot 11, Block 1, SUNNYSIDE ADDITION to the City of McMinnville, Yamhill County,
Oregon; thence North 81° 43' East along the South line of that tract described in Yamhill County
Deed Records,

Volume 121, Page 465 to the West line of Davis Street; thence Southeasterly along the West
line of Davis Street to the center of Cozine Creek; thence Southwesterly up the center of Cozine
Creek to a point approximately 61 feet West and 635 feet South of said City monument where
the center of Cozine Creek intersects an East boundary line of the Linfield College property;
thence North along said East boundary 190 feet more or less to a point on the South line of
Columbus School grounds, which is 61.09 feet West and 443.55 feet South of said monument;
thence following the present Columbus School boundary as

follows: South 70° East 40.34 feet; thence South 77° 12' East 96.38 feet; thence North 68° East
41.58 feet; thence North 48° East 66.0 feet; thence North 106.78 feet to the TRUE PLACE OF
BEGINNING.

PARCEL 5:

BEGINNING at the Southeast corner of Lot 11, Block 1, SUNNYSIDE ADDITION to the City of
McMinnville, Yamhill County, Oregon; thence South 46° 56' 30" West 25.9 feet; thence South
60° 53' West 70 feet; thence South 07° 09' 30" West 28 feet to the TRUE PLACE OP
BEGINNING; thence Northwesterly tangent to the last named bearing, 50 feet; thence
Northwesterly to a point on the South line of Cowls Street that

is South 61° 02' West 109.58 feet from the Southwest corner of said Lot 11, Block 1; thence
Southwesterly along the South line of said Cowis Street, 21 feet to the Northeast corner of the
Columbus School Tract; thence South along the East line of the Columbus School Tract 282.62
feet; thence East 56.55 feet; thence North 07° 09' 30" East 241.56 feet to the TRUE POINT OF
BEGINNING.



Supporting Narrative for Comprehensive Plan

Amendment and Zone Change Applications

Residential to Commercial, and R-4 PD (Multi-Family Residential Planned
Development) Zone to O-R (Office/Residential) Zone, Respectively

600 SE Baker St. McMinnville, OR
Assessor’s Map No. R4420DD - 00101 & 00200
September 28, 2018

1. What, in detail, are you asking for? State the reason(s) for the request and the intended
use(s) of the property.

The applicant wishes to construct an office building to consolidate several programs as well as

the company’s administrative staff at the former Columbus School site located at 600 SE Baker
St. in McMinnville. The total acreage is 5.8, while the usable/buildable acreage is 2.86 and the

remaining portion is impacted by wetlands and the 100 year flood plain.

For this project to move forward, the following land use applications will be required:

e Removal of the property from the Linfield Planned Development Overlay Zone that was
approved by the City in 2000

e A comprehensive plan map amendment from Residential to Commercial
A zone change from R-4 PD to O-R

MV Advancements (MVA) is a nhon-profit corporation, founded in 1966 to provide employment,
residential and community inclusion supports to adults who experience intellectual and/or
developmental disabilities. Our mission is to assist persons with disabilities to develop to their
highest potential and achieve fulfilling lives. Our vision is that these adults will be fully supported
to be involved in their community, developing meaningful relationships at work, at home and at
leisure.

During Phase 1, MV Advancements intends to develop the site to include a corporate
headquarters office building with approximately 10,000 sg/ft. This building will be a consolidation
of several locations and services around our community and it will house up to 50 employees
including our administrative staff, employment staff, McMinnville Community Inclusion program,
a training room and community space. The community space will be available upon request to
other organizations in Yamhill County. Required off-street parking and landscaping will also be
provided as part of this phase of development.

Phase 2 of the project would include up to 24 apartment units that would provide needed
housing for people with intellectual/developmental disabilities well as possible senior housing.

The access to public transportation and the close access to other services and agencies within
the community will create a real opportunity to improve the lives of the individuals we support.

In 2000, the City took action to approve a request from Linfield College to apply a planned
development overlay to their entire campus as a tool to help guide its future growth and
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development. This planned development included the subject property, which had a few years
prior been acquired by the College from the McMinnville School District. Commissioners may
recall that this is the site of the former Columbus Elementary School, which was razed in 1994
due to damage sustained during the 1993 Spring Break earthquake. With this property’s sale to
MV Advancements, the site will no longer have relevance to Linfield’s long range development
plans. For that reason, the applicant requests the portion of the planned development that
encumbers the subject site be removed.

The requested comprehensive plan amendment and zone change are necessary to permit the
proposed professional office use on this property; multi-family residential use is permitted by the
current zoning, as well as by the Office-Residential zone.

It should be noted that Purchase and Sale Agreement between MVA and Linfield contains the
following restrictive covenants regarding use of the property, one of which reads as follows:

The restrictive covenant will allow residential uses, but only those that are in conjunction with
the services being performed by the Buyer, and/or for senior citizen housing, and only if
permitted by all applicable laws, rules, and regulations. The specifically allowed residential uses
would be limited to no more than 24 individual units and with buildings no taller than two stories.
All other residential uses would be prohibited.

Please see attached letter from Linfield supporting this application and their statement that they
would not support the development of the property for the maximum capacity of 83 housing
units.

Further details regarding the applicant’s proposed development, and findings in support of its
requested land use applications, are provided in the following pages and attached materials.

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

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.

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.

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.

Applicant Response: Goal Il and Policy 2.00 and 9.00 are satisfied as applicant has 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 applicant is 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
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property, to its original, native plant species. It is the applicant’s intent to fully cooperate with this
restoration.

GOAL Il 1: 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.

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.

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.

Applicant Response: Goal Il and Policy 13.00 and 14.00 are supported for the following
reasons:

MVA provides social services to individuals who experience disabilities. We have seen an
increase in individuals needing our services. The location of the property is in close proximity to
other community services including the library, the Developmental Disabilities case
management entities, public transportation and recreational activities including the city pool,
local parks and historic downtown 3" Street. We have been looking for suitable property that
would meet our criteria of being close to community services and the downtown core for some
time. This was the only property we have found that meets our current and future needs.

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.
COMMERCIAL DEVELOPMENT

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

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, redesignation of lands for such purposes, or amending the UGB
to include lands appropriate for industrial or commercial use. (Ord.4796, October 14, 2003)
21.03 The City shall support existing businesses and industries and the establishment of locally
owned, managed, or controlled small businesses. (Ord.4796, October 14, 2003)

Applicant Response: MV Advancements is a small, non-profit business with approximately 160
employees. MVA is based in McMinnville with employment services also provided in Polk and
Marion counties. We have been unable to find adequate commercial space for a corporate
headquarters within the city except for this Linfield property.
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Approval of this request would provide some 2.86 acres of land for commercial use. According
to the conclusions of the City’s adopted Economic Opportunities Analysis, there is a need for
approximately 36 additional acres of commercial land during the planning period (2013-2033).
The redesignation of this property from Residential to Commercial would help satisfy that unmet
need.

It should be noted that this zone change will not result in a loss of AVAILABLE R4 residential
land, as this property was not a part of the available land for development in the City’s most
recent housing needs analysis. However, the O-R zone will allow for residential development,
so this change will expand available residential land within the City limits.

Also, please see the letter of support from Linfield College specifically supporting the level of
development as proposed.

Goal IV 1 & 2 and Policy 21.01 and 21.03 are met by this request.

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.

24.00 The cluster development of commercial uses shall be encouraged rather than auto-
oriented strip development. (Ord.4796, October 14, 2003)

Applicant Response: Policy 24.00 is satisfied as the development of the site is consistent with
the current commercial clustering of business in the area. We intend to create a campus feel
that will blend aesthetically with existing properties.

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

Applicant Response: Policy 25.00 is satisfied as the request to rezone to O-R
(Office/Residential) is consistent with the surrounding land uses. On the North side of Cowls
Street, the immediate two properties, including the You-Nique Boutique Hair Salon and Hagan
Hamilton Insurance, are currently zoned O-R. Directly west (across Baker Street), the parcels
are zoned C-3 including Walgreens, The El Rancho Market and St. Vincent de Paul Thrift store.
To the East, the adjacent property is zoned R-4. Further, the applicant notes that the purpose
of the Office Residential zone, as stated in the McMinnville Zoning Ordinance, is to provide a
transition and buffer area between commercially zoned and residentially zoned areas, and as a
buffer zone along major arterials between the roadway and the interior residential areas. The
requested action furthers those objectives and is therefore consistent with Policy 25.00.

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.

Applicant Response: Access for the proposed development would be located off Cowls Street,
near the site’s northeast corner and some 150 feet east of the street’s intersection with Baker
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Street. Cowls Street is classified as a local residential street in the City’s Transportation System
Plan; Baker Street is classified as a major arterial. Access for this property is limited to Cowls
Street as it is bordered on two sides by the Cozine Creek floodplain, and to the west by Baker
Street, onto which direct access from this site is prohibited. The access has been located back
from the Cowls Street and Baker Street intersection to minimize conflict at that intersection and
promote its use, rather than alternate routes such as travel further east and north on Cowls
Street.

Further, according to the applicant’s submitted traffic impact analysis (TIA), most of the trips
generated by this proposed development would travel west and north through the Baker
Street/Cowls Street intersection and not east and north on Cowls Street. Per the traffic impact
analysis (see Appendix F, Figure 5), it is estimated that 5% of the site traffic would utilize Cowls
and that 95% would use Baker Street. 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.

Policy 30.00 is therefore satisfied.

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)

Applicant Response: Policy 31.00 is satisfied as the property is bordered by sidewalks for both
bicycle/pedestrian traffic. Further, Cowls, as the closest residential street would continue to
provide pedestrian connections to the existing residential properties.

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

Applicant Response: Policy 32.00 is satisfied as the applicant intends to landscape the property
appropriately and the design will be reviewed by the City of McMinnville Landscape Review
Committee prior to the issuance of building permits.

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. (0Ord.4796, October 14, 2003)

Applicant Response: Policy 33.00 is satisfied as applicant intends to provide adequate space for
off street parking and will comply with landscape requirements in accordance with City
ordinances.
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GOAL YV 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL
CITY RESIDENTS.

64.00 The City of McMinnville shall work in cooperation with other governmental agencies,
including the Mid-Willamette Valley Council of Governments and the Yamhill County Housing
Authority, and private groups to determine housing needs, provide better housing opportunities
and improve housing conditions for low and moderate income families.

Applicant Response: Goal V 1 and Policy 64.00 is met as applicant, once the commercial
building is complete will consider the development of low-income housing for individuals with
disabilities and/or seniors.

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.

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

Applicant response: Policy 68.00 is satisfied as the property is located close to the city center
where urban services are already available including public transportation.

69.00 The City of McMinnville shall explore the utilization of innovative land use regulatory
ordinances which seek to integrate the functions of housing, commercial, and industrial
developments into a compatible framework within the city.

Applicant response: Policy 69.00 is met as the applicant intends to integrate the functions of
commercial and housing developments into the site.

71.05 The City of McMinnville shall encourage annexations and rezoning which are
consistent with the policies of the Comprehensive Plan so as to achieve a continuous
five-year supply of buildable land planned and zoned for all needed housing types.
(Ord.4840, January 11, 2006; Ord. 4243, April 5, 1983; Ord. 4218, November 23, 1982)

Applicant response: As part of this proposed commercial development, the applicant is
considering the development within the subject property of approximately 24 residential housing
units for developmentally disabled adults. If constructed, the units would generally be located
within the eastern portion of the site.

The City’s most recently completed Housing Needs Analysis (EcoNorthwest, 2001) provides the
following as regard housing for special needs individuals:

“‘HOUSING NEEDS OF SPECIAL POPULATIONS

In its Housing Strategies Workbook, the Oregon Department of Housing and
Community Services identifies several “special populations” that have housing
needs distinctly different than the general population. These include runaway
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youth, elderly and frail individuals, large families, farmworkers, persons recently
released from state institutions, and persons infected with the HIV virus, among
others. The housing needs of these special populations are highly dependent on
individual circumstances. Moreover, it is not uncommon for the same individual to
be classified into two or more of the categories. As such, it is very difficult to
develop an estimate of the number and type of housing units needed for these
special populations. In this section we estimate the number of persons with such
disabilities and provide projections based on anticipated population growth in
Yamhill County. For reasons stated above, we do not attempt to estimate the
number or types of units needed to house individuals with special housing needs.
Table 5-28 summarizes the number of persons statewide and in Yamhill County
who fall within each of the special population categories. Although the need
varies by group, collectively, these groups have significant housing needs.
[Emphasis added]. Please refer to the Housing Strategies Workbook for a
detailed discussion of issues and special considerations for these populations.”

The report authors go on to conclude that the need for housing for special needs individuals in
McMinnville “is considerable.”

The applicant notes that regardless of the type of housing proposed, the City’s adopted Housing
Needs Analysis finds that all residential zones are deficient in terms of the acreage available to
meet the demands of the planning period.®

Given the above findings, Policy 71.05 is satisfied by this request as additional housing units
would be made available to meet the needs of city residents.

71.13 The following factors should serve as criteria in determining areas appropriate for high-
density residential development:
1. Areas which are not committed to low or medium density development;

2. Areas which can be buffered by topography, landscaping, collector or arterial streets, or
intervening land uses from low density residential areas in order to maximize the privacy of
established low-density residential areas;

3. Areas which have direct access from a major collector or arterial street;
4. Areas which are not subject to development limitations;

5. Applications for multiple-family zone changes will be considered in relation to the above
factors, e.g., sewer line capacity and dispersal of units. In addition, requests for zone changes
to multiple-family shall consider those factors set for in Section 17.74.020 (Comprehensive Plan
Map Amendment and Zone Change — Review Criteria) of the zoning ordinance (Ord. 4796,
October 14, 2003; Ord. 4218, November 23, 1985).

L “McMinnville Housing Needs Analysis,” EcoNorthwest, May 2001, p. 5-29.

2 “McMinnville Housing Needs Analysis,” EcoNorthwest, May 2001, p. 5-30.
* “McMinnville Housing Needs Analysis,” EcoNorthwest, May 2001, Table 6-2, p. 6-4.
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Applicant response: Policy 71.13 is met as this request satisfies the above listed criteria as
noted elsewhere in this narrative. In summary, the property is not committed to low or medium
density development; it is buffered by topography, existing higher density development, and
arterial streets from other low-density development; the site has access via Cowls Street to
Baker Street, a major arterial; and the area proposed for development (above the Cozine Creek
floodplain) is not subject to development limitations.

74.00 Distinctive natural, topographic, and aesthetic features within planned developments shall
be retained in all development designs.

Applicant response: Policy 74.00 is met as applicant intends to develop a landscape plan to fit in
with the natural area including Cozine Creek wetlands.

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 response: Policy 80.00 is met as applicant intends to fully cooperate with Linfield
College, in conjunction with the Greater Yambhill Watershed Council, to support plans to restore
the Cozine Creek property between the Linfield campus and this property, to its original, native
plant species.

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.

Applicant response: Policy 81.00 is satisfied as the property is bordered by sidewalks to
accommodate both bicycle/pedestrian traffic. Further, Cowls, as the closest residential street,
will continue to provide pedestrian connections to the existing activity areas.

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.

Applicant response: Policy 86.00 would not apply as the dispersal policy is not applicable to the
subject site, which sits within the fringes of the downtown core and surrounding Linfield College
area.

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

Applicant response: Policy 90.00 is met as the development of apartments at this site will result
in meeting the goal of locating greater residential densities along major arterials (Baker Street)
and it is in walking distance to shopping and public transit routes.

Page 8 of 14



91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging
houses, rooming houses 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)

Applicant response: The applicant’s submitted Traffic Impact Analysis finds that: 1) the
proposed development would generate few new trips during the AM and PM peak periods (the
PM peak period actually goes down); and 2) the vast majority of those new trips would travel to
and from the site on Baker Street, a major arterial street, and the short section of Cowls Street
extending from Baker Street to the subject site’s northeast corner. It also notes that very few
trips would travel to the east and north from the site on Cowls Street. Both Baker Street and
Cowls Street have sufficient carrying capacity to accommodate the proposed development, as
documented by the Traffic Impact Analysis, and comments from the City of McMinnville
Community Development Director. Policy 91.00 is therefore satisfied. See the attached Traffic
Impact Analysis for details.

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

Applicant Response: Policy 92.00 is satisfied as Route 2 of the Yambhill County Transit Area
public transit serves the proposed site and there is a current bus stop located to the west side of
the property.

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.

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

Applicant Response: Goal IV and Policy 126.00 is satisfied as the Applicant intends to provide
off-street parking for both phases of the project. Based upon the building size, the City would
require a minimum of 34 spaces. We anticipate having a minimum of 43 spaces for the office
building and will provide for the apartments’ parking in phase 2, based upon the nature of the
development and as may be required by City off-street parking standards.

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.

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.

139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection
lines with the framework outlined below:
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1. 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.

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.

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.

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 framewaork outlined
below:

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.

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.

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.
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Applicant Response: Goal VII 1 and Policies 136.00, 139.00, 142.00, 144.00, 145.00, and
151.00 are satisfied by the request as, 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 quality 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.

GOAL VII 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.

Applicant Response: Goal VII 3 and Policy 163.00 are satisfied in that 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.

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.

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.

Applicant Response: Policies 173.00 and 177.00 are satisfied in that no concerns regarding this
proposal have been voiced to the applicant in their discussions with McMinnville Water and
Light or Northwest Natural Gas.

178.00 The City of McMinnville shall encourage a compact urban development pattern to
provide for conservation of all forms of energy.

Applicant Response: Policy 178.00 is satisfied in that the applicant is proposing to develop
property near the city center at urban densities and intensities, thereby promoting a compact
urban development pattern and conserving energy.

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

188.00 The City of McMinnville shall continue to provide opportunities for citizen involvement in

all phases of the planning process. The opportunities will allow for review and comment by
community residents and will be supplemented by the availability of information on planning
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requests and the provision of feedback mechanisms to evaluate decisions and keep citizens

informed.

Applicant Response: Goal X | and Policy 188.00 are satisfied in that 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 public hearing(s). All members of the public have
access to provide testimony and ask questions during the public review and hearing process. In
addition, the applicant was required to conduct a neighborhood meeting prior to submitting this
application. There were 15 guests in attendance at a neighborhood meeting which was hosted
at the McMinnville Community Center on September 19, 2018 beginning at 6:00 PM. In
summary, the following questions/ comments were received as well as MVA response to

attendees:

1.

2.

Is Cowls Street the only access/entrance to the property? Answer: yes

You state that you will have 50 employees, but do you have enough parking?
Answer: yes, we will provide sufficient off street parking in excess of City
requirements.

There is already a traffic concern on Cowls Street will the development make this
worse? Answer: We have a traffic study that indicates that there is sufficient capacity
for the development. Further, based upon discussions with City staff, it was agreed
that impact along Cowls Street would be minor enough (due to the narrow nature of
the street: i.e.: traffic flows to where it moves most freely) that it was not included in
the study area.

Do you plan to develop the entire acreage, even the flood plain? Answer: Our plan is
to develop only the property above the 100 year flood plain.

When will you do a survey of the property? Answer: In order to reduce costs, we are
waiting until we have assurance that the zone change will be approved before
incurring the expense.

There is a concern about current traffic flows on Baker Street north, past Cowls
Street and in front of Hagan Hamilton. Is there any way to sequence the lights on
Baker Street to address? Answer: MVA is willing to work with other businesses to
address this concern about the flow of traffic on Baker Street with the City of
McMinnville.

Will this re-zoning application impact any other property? Answer: No, only the
Linfield property located at 600 SE Baker Street.

3. If your request is subject to the provisions of a planned development overlay, show, in
detail, how the request conforms to the requirements of the overlay.

The current planned development overlay that encumbers the subject site and Linfield College
campus is not relevant to MV Advancement’s development plans. Further, with the sale of this
property to MV Advancements, it is no longer relevant to Linfield College and its long-range
development plans. The owner (Linfield College) is therefore asking for this PD to be removed
from the subject property.
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4. If you are requesting a Planned Development, state how the proposal deviates from the
requirements of the Zoning Ordinance and give justification for such deviation.

Not applicable.

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

The request to rezone to O-R (Office/Residential) is consistent with the surrounding land uses.
On the North side of Cowls Street, the immediate two properties including the You-Nique
Boutique Hair Salon and Hagan Hamilton Insurance are currently zoned O-R. Directly west
(across Baker Street), the parcels are zoned C-3 including Walgreens, The El Rancho Market
and St. Vincent de Paul Thrift store. To the East, the adjacent property is zoned R-4.

The site design for this property proposes a commercial building on the west side of the
property which would be across from currently zoned O-R and C-3 properties. On the east side
of the property, the proposed residential apartment units would be adjacent to residential
property (R-4).

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

There is a long history of public use of the property. Until 1993 the property was the site of the
Columbus Elementary School. After the school was deemed unsafe after the 1993 Spring Break
earthquake, the property has remained vacant. It was subsequently acquired by Linfield
College (the property owner).

At the same time, the neighborhood has moved to a more commercial use and this proposed
project would support this transition to increase commercial usage.

The applicant notes that the purpose of the Office Residential zone, as stated in the McMinnville
Zoning Ordinance, is to provide a transition and buffer area between commercially zoned and
residentially zoned areas, and as a buffer zone along major arterials between the roadway and
the interior residential areas. The requested action furthers those objectives and therefore
supports or warrants this request.

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

All public utilities already exist to the site based upon our conversation with McMinnville Water &
Light and City Staff.

The applicant has discussed the conceptual plans with representatives of McMinnville Water
and Light and the City of McMinnville. Based upon those conversations, the applicant believes
that sufficient capacity exists to serve the proposed development. Specific to the subject site,
sanitary sewer service extends to the site’s northeast corner, water service consists of a 12-inch
ductile iron line on the north side of Cowls Street and electricity services exists at the site’s
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southwest corner (underground) and (overhead) facilities. In addition, storm sewer service is
available on the west side of the property, along Baker Street. The onsite storm sewer system
will be designed to comply with the City’s adopted Storm Sewer Master Plan.

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

The office building will house approximately 50 employees of MV Advancements. Access to the
property will be off of Cowls Street; no direct access to Baker Street from this property would be
permitted. This will have negligible impact on Cowls Street as it is a harrow street and vehicles
will go where the traffic flows more freely, which would be Baker Street. Intersections along
Cowls Street were discussed with City Staff and it was agreed that impacts along Cowls Street
would be minor enough that they should not be included in the study area.

The following study intersections were identified and discussed with City of McMinnville and
Oregon Department of Transportation staff for evaluation:

1) SE Baker Street (Highway 99W)/SE Handley Street
2) SE Baker Street (Highway 99W)/SE Cowls Street
3) SE Baker Street (Highway 99W)/Adams Street U-turn

In the Traffic Impact Analysis performed by Greenlight Engineering (a copy of which is attached)
all study intersections will operate adequately per Oregon Department of Transportation
(ODOT) requirements evaluated at the 2023 horizon year without mitigation. There are no study
intersections under the jurisdiction of the City of McMinnville. The Transportation Planning Rule
requirements are met and there is adequate capacity for this development. See details of
expected trip generation in the attached report.

Per preliminary conversations with the Oregon Department of Transportation (ODOT), they
have indicated that they are pleased with the current bus stop located adjacent to the property
and the existing right turn lane onto Cowls Street from Baker Street. Further, ODOT has
submitted written response to the record of this hearing stating that it has no comments or
objections to this requested comprehensive plan amendment and zone change.
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Liflfield COllege Vice President for Finance & Administration

900 SE Baker Street
McMinnville, OR 97128-6894

November 7, 2018 1503.883.2458 §503.883.2630

Chair and Members of the Planning Commission
City of McMinnville

231 NE 5th Street

McMinnville, OR 97128

RE: Zone Change Application for 600 SE Baker Street
Dear Chair and Committee Members,

Linfield College supports the Zone Change Application jointly submitted by MV
Advancements (MVVA) and Linfield for the property that the college owns at 600 SE
Baker Street in McMinnville.

Linfield acquired this property from the McMinnville School District after the Columbus
Grade School was condemned as a result of the earthquake of 1993. The college has
been approached by interested buyers on several occasions who desired to fully
develop the property. Given the close proximity of this property to Linfield’'s campus, the
college carefully considered how development could impact Linfield’s mission. The
college would not sell the property if it resulted in the development of maximum
capacity, high-density housing.

While negotiating with MV Advancements, the college required that the sale of the
property include a Restrictive Covenant that limits the number of residential units that
can be built. Specifically, the sales agreement restricts residential development to only
those that are in conjunction with services performed by MVA and/or senior citizen
housing, and allows no more than 24 individual units, with buildings no taller than two

stories.

Linfield believes that with restrictions including those set forth above, the project will be
beneficial to Linfield, MVA, and the public.

Sincerely,

Maed N que 2

Mary Ann Rodriguez
Vice President, Finance and Administration
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EXECUTIVE SUMMARY

MV Advancements has proposed a comprehensive plan amendment and zone change in

support of a project in McMinnville, Oregon. The site is located at 600 SE Baker Street and is 5.8

acres in size and currently split zoned as R-4 (Multiple Family Residential Zone) and F-P (Flood

Plain). The 2.86 acre R-4 portion of the site is proposed to be rezoned to O-R (Office Residential

Zone). The F-P portion will remained unchanged.

It is anticipated that the site will eventually be developed to consist of 10,000 square feet of

office space and potentially up to 24 apartment units for adults with development disabilities

and/or seniors. A conceptual site plan is illustrated in Appendix A. This report addresses the

Transportation Planning Rule as required in a comprehensive plan amendment and zone

change application. The following summarizes the key points of this transportation impact

analysis (TTIA):

The 5.8 acre site is currently split zoned R-4 (Multiple Family Residential Zone). Only
the 2.86 acre R-4 portion of the site is developable due to the presence of the 100 year
floodplain of Cozine Creek that is located in the 2.94 acre F-P zone portion of the site.
After the zone change/comprehensive plan amendment is approved, the preliminary
development plan includes an office building of approximately 10,000 square feet to
accommodate around 50 employees. In a future phase, it is envisioned that
approximately 24 units of housing for developmentally disabled residents and/or
seniors will be added.

Analysis periods include the existing year (2018) and year 2023 to address the
requirements of the Comprehensive Plan Amendment/Zone Change and Oregon's
Transportation Planning Rule. The Transportation Planning Rule requires an analysis at
horizon of the local jurisdiction's planning period. In this case, the City of McMinnville's
Transportation System Plan planning period is 2023.

The following study intersections were identified and discussed with City of
McMinnville and Oregon Department of Transportation staff for evaluation:

1) SE Baker Street (Highway 99W)/SE Handley Street

2) SE Baker Street (Highway 99W)/SE Cowls Street

3) SE Baker Street (Highway 99W)/ Adams Street U-turn
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Intersections along Cowls Street were discussed with City staff and it was agreed that
impacts along Cowls Street would be minor enough that they should not be included in
the study area.

All study intersections will operate adequately per Oregon Department of
Transportation (ODOT) requirements evaluated at the 2023 horizon year without
mitigation. There are no study intersections under the jurisdiction of the City of

McMinnville. The Transportation Planning Rule requirements are met.

Greenlight Engineering
MV Advancements — 600 SE Baker Street



INTRODUCTION

This transportation impact analysis (TTA) has been prepared to determine the impacts to the
City of McMinnville and ODOT street systems in the immediate vicinity of a proposed project
located on the southeast corner of the intersection of SE Baker Street (Highway 99W)/SE Cowls
Street at 600 SE Baker Street. The proposed project includes a comprehensive plan amendment
and zone change that will support a future development that is planned to consist of 10,000
square feet of office space. Additionally, a possible future phase of development may include
24 apartment units for developmentally disabled adults and/or seniors. In establishing the
project scope and performing the analysis, a number of important elements have been identified

and considered, including the following items:

e Rather than analyzing a specific development plan, a Comprehensive Plan
Amendment/Zone Change and Transportation Planning Rule analysis requires the
analysis of the reasonable worst case trip generation allowed within the existing zone is
compared to the reasonable worst case trip generation allowed within the proposed
zone. The difference in trips (if the proposed zoning generates more trips than the
existing zone) are then evaluated to assess the impacts of the proposed zone over the
existing zone to determine if the project has a “significant effect” per the Transportation
Planning Rule.

e Within the existing zone, the site could reasonably accommodate up to 83 units of
apartments, representing the reasonable worst case trip generation. Within the
proposed zone, the site could reasonable accommodate up to 49,835 square feet of office
space.

e The trip generation rates are based on the 10™ edition of the Institute of Transportation
Engineer's Trip Generation Manual. ‘

e In-process trips, or those trips generated by other developments in the project vicinity
were not included in the analysis as the travel demand model accounts for regional
growth in traffic volumes through 2023.

e 2023 traffic volumes were generated utilizing travel demand model outputs provided by

the Oregon Department of Transportation. The outputs were post-processed according
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to ODOT's Analysis Procedures Manual (APM), which relies upon the methodology of
NCHRP Report 765.

¢ Capacity analysis of critical intersections for both the weekday AM peak hour and
weekday PM peak hour under 2018 existing, 2023 background and 2023 total traffic
conditions were evaluated. Critical intersections were determined based upon

communication with City of McMinnville and ODOT staff and include the following:

1) SE Baker Street (Highway 99W)/SE Handley Street
2) SE Baker Street (Highway 99W)/SE Cowls Street
3) SE Baker Street (Highway 99W)/ Adams Street U-turn

e Review of pedestrian, bicycle and automobile safety issues in the area.
e Evaluation of accessibility to nearby transit services.
e Evaluation of the project's compliance with Oregon’s Transportation Planning Rule.

e Queuing analysis for background and total traffic conditions in 2023.

The Appendices to this report contains technical data including: traffic counts, capacity

analysis reports, queuing analysis and crash data.

SITE DESCRIPTION, CRITICAL INTERSECTIONS, AND STREETS

The site is located on the southeast corner of the intersection of SE Baker Street (Highway
99W)/SE Cowls Street. Currently, the site is vacant although there are two existing access
points constructed to SE Cowls Street. With development, access will be provided to Cowls
Street only. No access will be proposed to SE Baker Street.

A preliminary site plan is provided in Appendix A and a vicinity map is provided below.
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Vicinity Map

SE Baker Street (Highway 99W) is under the jurisdiction of ODOT. The road is a two lane, one-
way northbound facility with a posted speed of 30 MPH. Baker Street forms a one-way couplet
with Adams Street which serves southbound traffic. There are curbs and continuous sidewalk.
Along the site frontage, there is width for a paved shoulder which is partially striped with no
parking allowed. North of SE Cowls Street, on-street parking is introduced on both the east and
west side of SE Baker Street. According to the Oregon Highway Plan', Highway 99W is classified
as a Regional Highway (not a freight route) while the City of McMinnville's Transportation

System Plan’ classifies SE Baker Road as a major arterial.

SE Cowls Street is under the jurisdiction of the City of McMinnville. The road is a two lane
facility with a posted speed of 25 MPH. There are curbs and sidewalks along most of SE Cowls
Street. Along the project frontage there is an existing curb and curb tight sidewalk. SE Cowls
Street is classified as a local street according to Exhibit 2-3 of the City TSP.

1 http:/mww.oregon.gov/ODOT/Planning/Documents/OHP. pdf
2 hitps:/iwww.mcminnvilleoregon.gov/planning/page/transportation-system-plan
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SE Handley Street is under the jurisdiction of the City of McMinnville. The road is a two lane
facility not posted for speed. Between SE Baker Street and SE Adams Street, Handley Street is
only approximately 230 feet in length. There are curbs and a continuous sidewalk on the south
side of SE Handley Street. SE Handley Street is classified as a local street according to Exhibit 2-
3 of the City TSP.

Figure 1 of Appendix F illustrates the existing intersection control and lane configurations.

TRANSIT SERVICE

Yamhill County Transit Area® operates several bus lines on Highway 99W near the project site.
Nearest the sité, Route 2 operates on one hour headways on weekdays only. There is a
northbound bus stop adjacent to the site on SE Baker Street and a southbound bus stop near the
SE Adams Street/SE Handley Street. Route 3 also serves the southbound bus stop at SE Adams
Street/SE Handley Street.

3 http://Iwww.yctransitarea.org/
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Given the relative infrequency of bus service, no specific trip generation reduction is assumed
as part of this study. However, it is likely that some users of the future development will arrive

and depart by transit.

PEDESTRIAN & BICYCLE CIRCULATION

As previously discussed, there are continuous sidewalks on SE Baker Street. The sidewalk
along the west side of SE Cowls Street is continuous although there are gaps on the east side.
There are no separated bike facilities on SE Baker Street although ODOT has marked a paved
shoulder on SE Baker Street south of SE Cowls Street. North of SE Cowls Street, SE Baker Street
allows on-street parking, but there are no separated bicycling facilities. Along the site's

frontage, there are already sidewalks.

STUDY INTERSECTIONS
Through coordination with the City of McMinnville and ODOT, the following intersections

were identified as the necessary study intersections:

1) SE Baker Street (Highway 99W)/SE Handley Street
2) SE Baker Street (Highway 99W)/SE Cowls Street
3) SE Baker Street (Highway 99W)/ Adams U-turn

The SE Baker Street (Highway 99W)/Adams U-turn intersection is located south of SE Cowls
Street and serves as the southernmost intersection in the couplet. This intersection serves

southbound Highway 99W traffic destined for the site.

MOBILITY STANDARDS

ODOT has jurisdiction over SE Baker Street (Highway 99W). The Oregon Highway Plan (OHP)
provides that Highway 99W is a Statewide Highway (not a freight route) through the study
intersections. Since McMinnville is not within the Portland Metro area and is posted with a
speed of 30 MPH, the mobility standard for Highway 99W is a v/c ratio of 0.90 per Table 6 of
the OHP*,

4  http:/www.oregon.gov/ODOT/Planning/Documents/OHP . pdf

Greenlight Engineering
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Since all of the study intersections are along Highway 99W, ODOT's mobility standard is the
applicable operating standard. The City of McMinnville does not have jurisdiction over any of

the study intersections.

EXISTING TRAFFIC VOLUMES

Manual turning movement counts were collected in July 2018 during the weekday AM and PM
peak hours at the study intersections. Traffic counts included auto, bus, truck, bicycles, and
pedestrians, with 15-minute breakdowns during the AM (7-9 am) and PM (4-6 pm) peak

periods.

The study intersections raw traffic volumes were seasonally adjusted per ODOT's APM to
develop 30 highest hour volumes (30 HV). The preferred method for seasonally adjusting raw
traffic counts is the “On-Site ATR Method”. However, there is not an automatic traffic recorder

near the site.

The ATR Characteristic Table Method of the APM was also evaluated as the next best
alternative according to the APM. However, there were no ATRs in Oregon that were similar in
characteristics to this section of SE Baker Street (Highway 99W) and also within 10% of the
AADT of the project site.

Finally, the Seasonal Trend Method of the APM was evaluated and ultimately used in the

seasonal adjustment for this project.

Appendix B includes the raw traffic counts. Appendix C includes the 30™ highest hour volume

seasonal adjustment worksheet. Figure 2 of Appendix F illustrates the existing traffic volumes.

2023 BACKGROUND TRAFFIC VOLUMES

Since the application proposes a change in zoning and a comprehensive plan amendment, an
estimate of long-term traffic operations is required in order to satisfy the requirements of
Oregon's Transportation Planning Rule. As the City of McMinnville's Transportation System
Plan is based upon a horizon year of 2023, a planning horizon year of 2023 was used for this

analysis. ODOT provided 2003 and 2023 travel demand model link volumes. These link

Greenlight Engineering
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volumes have been post-processed in accordance with ODOT's APM, which relies heavily upon
NCHRP Report 765, Analytical Travel Forecasting Approaches for Project-Level Planning and Design.
The 2023 background traffic volumes are based upon the conditions that would be expected

with the existing zoning in place without the approval of the zone change.

ODOT's travel demand model doesn't adequately establish traffic volumes at the study
intersections as they are local streets that were not considered in the model. To account for the
development of the site under the R-4 zoning in 2023, the trip generation associated with 83
units of apartments (see “Trip Generation” section of report) on the site been added to the 2018
existing traffic to evaluate a more appropriate 2023 background traffic condition. This
adjustment better reflects the conditions that would be created with the approval of the

proposed zone change.

Figure 4 in Appendix F illustrates the 2023 traffic background volumes for both the weekday
AM and PM peak hours. Appendix D contains the 2003 and 2023 transportation model data.
Appendix E contains the APM based post-processing spreadsheet.

TRIP GENERATION

Vehicle trip generation rates from the 10™ Edition of the ITE Trip Generation Manual were
applied in establishing the site’s generated trips. Itis anticipated that 10,000 square feet of office
space will be developed in the near term and a future development may include 24 apartment

units for adults with developmental disabilities and/or seniors.

However, in order to establish compliance with the City's zone change and comprehensive plan
amendment requirements as well as Oregon's Transportation Planning Rule, the reasonable
worst case difference in trip generation of the proposed zone versus the existing zone must be

evaluated.

Only approximately 2.86 acres of the 5.8 acre site is developable and zoned R-4. The R-4 portion
of the site is proposed to be rezoned to O-R. The remaining 2.94 acre portion of the site is
undevelopable and zoned F-P due to the presence of the 100 year floodplain of Cozine Creek.
Additionally, there are steep slopes on a part of the R-4 portion of the site that may further

Greenlight Engineering
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reduce the developable area. However, a reduction for that portion is not considered in this

analysis.

Based on a review of City code, it was determined that the reasonable worse case development
in the existing R-4 (Multiple Family Residential Zone) would be 83 units of apartments.
According to City Code, apartments can be constructed at 29 units per acre. The trip generation
of 83 units of apartments is included in Table 1 below.

2.86 acres equates to approximately 124,585 square feet. Based on the assumption that 40% of
the buildable site would be constructed with actual office structure on only one level with the
other area attributable to landscaping, parking, setbacks, circulation areas and
garbage/recycling, etc. there is approximately 49,835 square foot of office that could be
reasonably constructed on the site. Thus, it was determined that the worse case development in
the proposed O-R (Office Residential Zone) would be 49,835 square feet of office space. The trip

generation based on that amount of office space is included in Table 1 below.

Table 1 also establishes the net increase in trip generation between the existing zoning and the
proposed zoning and illustrates the new trips generated as part of the zone
change/comprehensive plan amendment that are used to establish compliance with the

Transportation Planning Rule.

Table 1. Trip Generation of Existing Zoning vs. Proposed Zoning

Multifamily Housin
Rise) (ITE #221

i

enerat Oftce (TE #710) | 40000 | sa0 | 75 | e | 10 | s0 | o | s |

g

Source: ITE Trip Generation Manual, 10" Edition
Fitted curve equations used
KSF = 1000 square feet
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It should be noted that in the weekday AM peak hour, there is a reduction in the outbound trips
from the existing zone to the proposed zone. Similarly, in the weekday PM peak hour, there is a
reduction in the inbound trips from the existing zone to the proposed zone. The travel demand
model provides no estimates of projected side street volumes at SE Handley Street, SE Cowls
Street, and the Adams Street U-turn. Additionally, the side street volumes of each roadway are
very low under existing conditions. As a result, it was decided to apply the site trip generation
of the existing zone in order to develop 2023 background traffic volumes and to better account
for the limitations of the travel demand model. In the 2023 total traffic conditions, the

difference between the existing and proposed trip generation in considered.

TRIP DISTRIBUTION

The net increase in trips estimated in Table 1 were distributed on the transportation network
based upon a review of the ODOT link volumes, existing traffic volumes and patterns, a review
of the existing street network, and the evaluation of driveway use. On the low volume side
streets where the ODOT travel demand forecasting model lacks information, the full trip
generation of the existing zone was applied in generating the 2023 background traffic volumes.
The difference in trip generation between the existing zone and proposed zone were applied to

generate the 2023 total traffic volumes.

This trip generation and distribution were performed to determine the impacts of the proposed
zoning versus the existing zoning in establishing compliance with the Transportation Planning

Rule.

Figure 3 in Appendix F illustrates the assumed trip distribution pattern and the assignment of
site generated trips to the study intersections during both the weekday AM and PM peak hour
to generate traffic volumes for the 2023 background traffic conditions. Figure 5 illustrates the
assumed trip distribution pattern and the assignment of net new site generated trips to the
study intersections during both the weekday AM and PM peak hour to generate traffic volumes
for the 2023 total traffic conditions. It should be noted that during the weekday AM peak hour,
there is a reduction in outbound traffic between the existing and proposed zoning. For turning
movements where the anticipated 2023 total traffic volumes would be less than the existing

traffic, no reductions were assumed.

Greenlight Engineering
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2023 TOTAL TRAFFIC VOLUMES

In order to determine the impacts of the proposed zone change and comprehensive plan
amendment on the street system as required by Oregon's Transportation Planning Rule, a
comparative analysis of trips generated by the existing zoning compared to the proposed
zoning was provided in Table 1. The increase in trips from the existing zoning to the proposed
zoning was then added to the 2023 background traffic condition to determine the zone
change/comprehensive plan amendment's impact on the transportation network. This
summation represents the 2023 total traffic scenario or the condition that would be expected

with the approval of the zone change.

Figure 6 in Appendix F illustrates the 2023 total traffic volumes.

TRAFFIC OPERATIONS ANALYSIS
Capacity analysis for 2018 existing, 2023 background and 2023 total traffic conditions has been

performed at each of the relevant study intersections.

Synchro 10 and SimTraffic 10 software was utilized in our analysis. The analysis is based upon

the methodology of the 2010 Highway Capacity Manual.

Traffic flow figures show the traffic data and turn movements for the weekday AM and PM

peak hour conditions that were used in the traffic operation analysis.

Tables 2 to 4 provide a summary of the intersection capacity results. The Synchro software

capacity summary reports are included in Appendix G.

Greenlight Engineering
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Table 2. SE Baker Street (Highway 99W)/SE Handley Street

Traffic Scenario

2010 HCM Methodology

Weekday AM
Peak Hour

Weekday PM Peak
Hour

Intersection V/C

Intersection V/C

2018 Existing Traffic 0.03 0.05
2023 Background Traffic 0.03 0.09
2023 Total Traffic 0.03 0.11

Note: 2010 Highway Capacity Manual methodology used in analy sis.

Table 3. SE Baker Street (Highway 99W)/SE Cowls Street

Traffic Scenario

2010 HCM Methodology

Weekday AM
Peak Hour

Weekday PM
Peak Hour

Intersection V/C

Intersection V/C

2018 Existing Traffic 0.06 0.16
2023 Background Traffic 0.16 0.38
2023 Total Traffic 0.10 0.40

Note: 2010 Highway Capacity Manual methodology used in analy sis.

Table 4. SE Baker Street (Highway 39W)/Adams U-turn

Traffic Scenario

2010 HCM Methodology

Weekday AM
Peak Hour

Weekday PM
Peak Hour

Intersection V/C

Intersection V/C

2018 Existing Traffic 0.06 0.06
2023 Background Traffic 0.08 0.14
2023 Total Traffic 0.13 0.09

Note: 2010 Highway Capacity Manual methodology used in analy sis.
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As described previously, ODOT's mobility standard requires the SE Baker Street (Highway
99W) intersections to operate with a v/c ratio of 0.90 or less. Based on the results provided
above, it is clear that all of the study intersections operate adequately in the 2018 existing traffic,
2023 background and 2023 total traffic conditions.

TRANSPORTATION PLANNING RULE ANALYSIS

The Transportation Planning Rule (TPR) is a statewide regulation that ensures that the
transportation system is adequate as planned and requires the evaluation of traffic impacts that
could result from changes to adopted zoning and comprehensive plans. The Transportation

Planning Rule reads as follows:

660-012-0060
Plan and Land Use Regulation Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use
regulation (including a zoning map) would significantly affect an existing or planned
transportation facility, then the local government must put in place measures as provided in
section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10} of this rule.
A plan or land use regulation amendment significantly affects a transportation facility if it would:

a) Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors in an adopted plan);

b) Change standards implementing a functional classification system, or

c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted TSP, As
part of evaluating projected conditions, the amount of traffic projected to be generated within the
area of the amendment may be reduced if the amendment includes an enforceable, ongoing
requirement that would demonstrably limit traffic generation, including, but not limited to,
transportation demand management, This reduction may diminish or completely eliminate the
significant effect of the amendment,

(A) Types or levels of travel or access that are inconsistent with the functional classification of
an existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it
would not meet the performance standards identified in the TSP or comprehensive plan; or

(C) Degrade the performance of an existing or planned transportation facility that is otherwise
projected to not meet the performance standards identified in the TSP or comprehensive
plan. ‘

In this case, subsection (A) is not applicable since the proposed zone change and subsequent
development is not expected to impact nor alter the functional classification of any existing or

planned facility. The proposal does not include a change to any functional classification

Greenlight Engineering
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standards. (A) is not triggered as the types of travel or access would not be inconsistent with

the functional classification of any of the transportation facilities in the vicinity of the site.

Our analysis illustrates that Subsection (B) is also not applicable since all study intersections are
anticipated to operate adequately in the 2023 horizon year. The proposed zone
change/comprehensive plan amendment does not push any intersections into failure, therefore

(B) is addressed.

Our analysis also illustrates that Subsection (C) is addressed as no study intersections are

anticipated to not meet applicable mobility standards.

The requirements of the Transportation Planning Rule are met.

QUEUING ANALYSIS
Queuing is a critical issue in the review of the operations and safety of intersections and access
points. Queue spill back not only impacts the capacity of an intersection, but can also result in

safety issues.

The impact of the project on queuing is reported for all study intersections for the 2023
background and 2023 total traffic conditions.

The simulation analysis was performed using SimTraffic 10 and is based upon the procedures
and calibration per ODOT's APM°. There are no queuing issues in the 2023 background or total

traffic conditions. Full intersection queuing results are provided in Appendix H.

TRAFFIC SAFETY

A review of the recent crash history in the area does not indicate that there is an existing safety
problem at any of the study intersections in the vicinity of the site. There are no crash patterns
or crash rates that are of concern. ODOT requires an analysis of the critical crash rate of study
intersections. The ODOT critical crash calculator® output sheets and raw crash data is provided

in Appendix I

5 Accessed at hitp.//www.oregon.gov/odot/td/tp/pages/apm.aspx
6 http://iwww.oregon.gov/ODOT/Planning/Documents/CriticalRateCalculator.zip
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The crash rate of the SE Baker Street (Highway 99W)/SE Handley Street intersection is just 0.28
crashes per million entering vehicles. Per the ODOT critical crash calculator, the critical crash
rate for a similar intersection is 0.36 crashes per million entering vehicles. Since the crash rate is

below the critical crash rate, there is not reason to analyze the intersection further.

The crash rate of the SE Baker Street (Highway 99W)/SE Cowls Street intersection is just 0.28
crashes per million entering vehicles. Per the ODOT critical crash calculator, the critical crash
rate for a similar intersection is 0.41 crashes per million entering vehicles. Since the crash rate is

below the critical crash rate, there is not reason to analyze the intersection further.

The crash rate of the SE Baker Street (Highway 99W)/Adams U turn intersection is just 0.09
crashes per million entering vehicles. Per the ODOT critical crash calculator, the critical crash
rate for a similar intersection is 0.36 crashes per million entering vehicles. Since the crash rate is

below the critical crash rate, there is not reason to analyze the intersection further.

Based upon the above information, it is clear that there is not an existing safety issue at any of

the study intersections.

SUMMARY AND RECOMMENDATIONS

The proposed zone change/comprehensive plan amendment can be approved with no
mitigation. The Transportation Planning Rule requirements are met. All study intersections
will operate adequately in the City of McMinnville's TSP horizon year of 2023 per ODOT

standards.

There are no existing or anticipated safety issues within the study area.

Greenlight Engineering
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Preliminary Site Plan
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Appendix B

Traffic Counts
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05:55:00PM| © 83 0 0 0 0 0 0 2 0 0 0 0 0 0 0 242 1086

Bicycles  Right Thru Left U-Turmn
NIS street SE Baker St
E/W street SE Handley St 0 0 0 0 0
City, State McMinnville OR
Site Notes
Location 45206064 - - -123.197952 .
U-Tum 0 Bicycles 0
Start Date Tuesday, July 10, 2018
Start Time 04:00:00 PM < SE Baker St at SE Handley St i
&3 Left 14 Right o]
Weather Bzo Peak Hour Summary
Study ID # 3s 3
£55 Thru 0 04:40 PM to 05:40 PM Thru 0
i i
&z )
@ Right 0 Left 0
T
Bicycles 0 U-Tum 0
B ‘_
U-Tum Left Thru Right  Bicycles
o] 9 1125 0 0
Heavy Vehicle 2.0%
SE Baker St
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum| Left Thru Right Utum| Left Thru Right Utum | Left Thru Right Utum | NB SB EB  WB | NB sSB EB W8
9 1125 0 (o] o] (4] 0 0 14 0 0 0 4] 0 o] o] 1134 4] 14 0 o] 1139 9 0
Percent Heavy Vehicles
0.0% 20% 00% 00% | 00% 00% 00% 00% | 00% 00% 0.0% 00% | 0.0% 00% 00% 00% I 20% 08% 00% 0.0% l NaN  20% 00% 00%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Easthound Westbound in Crosswalk
Left Thru Right Utun| Left Thru Right Utum| Left Thru Right Utum | Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 o [} 0 0 0 0 0 0 0 0 ¢} 0 0 1 25 ¢ 26
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
SE Baker St SE Baker St SE Handley St SE Handley St 16 1HR
Min
Time Left Thru Right Utum ] Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Sum Sum
04:00:00 PM 87 0 ¢ 0 ¢ 0 0 il 0 0 0 0 0 0
04:05:00PM| © 95 0 [ 0 ] 0 0 1 0 0 0 0 o] (o] o]
04:10:00PM| 1 72 0 [ 0 ] 0 0 1 (4] 0 0 0 0 o] 0 259
04:15:00PM| 0 95 0 [ 0 4] 4] o] 2 (] 0 4] 0 0 0 o] 267
04:20:00 PM| 1 107 0 o] 0 (4] 4] 0 4 o] 0 0 0 0 0 0 283
04:25:00PM| © 74 o o] 0 ] 4] 0 2 o] 0 “0 o] 0 0 0 285
04:30:00PM} © 60 ] 0 o] o] (4] 0 1 o] 0 ] 0 0 0 0 249
04:35:00PM} © 73 [ 0 0 0 o 0 (4] 0 0 [+] 0 0 0 0 210
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KEY DATA NETWORK

Southbound
SE Baker St
Heavy Vehicle 0.0%

U-Tum

05:40.00PM| 1 91 1 0 [ 0 Y 0 5 0 0 Y 0 0 1 ] 278 1128
05:45.00PM| 3 73 1 0 0 0 0 0 3 0 0 o 0 0 2 1] 272 1096
05:50:00 PM| 1 ral 1 0 0 0 0 0 1 0 0 0 0 1 2 0 258 1078
06:55:00 PM| 1 84 3 0 0 0 0 ] 3 0 ] 0 0 0 2 0 252 1074

Thru Left
N/S street SE Baker St
E/W street Walgreens Dwy 0 0 0 0
City, State McMinnville OR
Site Notes b . '
Location 45204704 .- - -123.198175 .
U-Tum 0 Bicycles 2
Start Date Tuesday, July 10, 2018
::an Time 04:00:00 PM ;é Lot % SE Baker St at S Cowls St Right .5
eather Bdo Peak Hour Summary
Study ID # 328
£5¢ Thru 1 04:40 PM to 05:40 PM Theu 4
dg3
= § Right 0 Left o
Bicycles 1 U-Tum 0
—p ‘.—
U-Tum Left Thru Right  Bicycles
37 1045 17 0
Heavy Vehicle 2.0%
SE Baker St
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum{ Left Thru Right Utun] teft Thru Right Utum | NB SB EB W8 NB SB EB WB
37 1045 17 0 0 0 0 0 36 1 0 0 0 4 16 0 1089 0 37 19 0 1096 41 18
Percent Heavy Vehicles
27% 20% 00%  0.0% | 00% 00% 00% 00% | 00% 00% 0.0% 0.0% ] 0.0% 00% 00% 0.0% ] 20% 00% 00% 0.0% l NaN  1.9% 24% 0.0%
PHV- Bicycles PHYV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utum} Left Thru Right Utum | Sum | NB SB EB  WB | Sum
0 o} 0 o} 0 0 0 ¢} 0 1 0 o 0 2 0 0 3 4 0 5 10 19
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
SE Baker St SE Baker St Waigreens Dwy S Cowls St 1M 5 1 HR
in
Time Left Thru Right Utum | Left Thru Right Utum| Left Thru Right Utum | Left Thru Right Utum | Sum Sum
04:00:00 PM 79 0 0 0 0 0 0 3 0 0 0 1 3 0
04:05:00 PM 3 84 1 0 ¢} 0 0 0 2 o} 0 0 0 1 1 0
04:10:00 PM| 1 71 0 0 o 0 0 0 4 1 0 0 (4] o] 1 0 263
04:15:00 PM 1 86 0 ¢ 0 0 0 0 4 0 0 0 0 0 1 0 262
04:20:00 PM| 1 102 0 ] o] 4] (4] 4] 1 0 (4] o] o] 0 0 0 274
04:25:00 PM ¢} 78 1 ¢ 0 0 0 0 2 1 0 0 0 0 2 0 280
04:30:00PM| © 61 0 [ 0 0 4] 0 ] [¢] o] ] 0 4] 1 o] 250
04:35:00PM| 1 69 ] 0 0 0 0 0 1 o] 0 (1] 0 o] 1 0 218
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KEY DATA NETWORK

Southbound
SE Baker St
Heavy Vehicle 0.0%

%0°0 eliueA AreaH
wni-n 3is swepy ms
punogissm

05:40:00PM] © 92 0 0 o 4 [¢] 0 1 0 o 0 c 0 0 0 260 1067
05:45.00PM] © 77 0 0 0 0 o 0 0 0 ¢ 0 0 0 0 0 256 1033
05:50:.00 PM] © 73 0 0 0 o o 0 0 o o 0 0 0 0 0 243 1016
05:55.00 PM| © 88 0 0 0 ¢] 0 0 0 o ¢ 0 0 0 0 0 238 1014

NIS street SE Baker St
E/W street SW Adams St U-Tum
City, State McMinnville OR
Site Notes 3 I
Location 45.203925 - -123.199438 "
U-Tum 0 Bicycles 0
Start Date Tuesday, July 10, 2018
Start Time 04:00:00 PM £ < SE Baker St at SW Adams St U- )
=N Left 21 Turn Right 0
Weather = 39
Study ID # 3% 3 Peak Hour Summary
ﬁ g 5 Thru [ Thru 0
8 g ; 04:40 PM to 05:40 PM
3 § Right 0 Left 0
Bicycles 0 U-Tum 0
U-Tum Left Thru Right  Bicycles
0 0 1078 0 0
Heavy Vehicle 1.8%
SE Baker St
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | teft Thru Right Uturn| Left Thru Right Utum | Left Thru Right Utum | NB SB EB WB NB SB EB WwB
¢} 1078 ¢} 0 0 0 0 0 21 0 0 0 0 0 0 0 1078 0 21 o} 0 1089 0 0
Percent Heavy Vehicles
0.0% 1.9% 00% 0.0% | 0.0% 00% 00% 0.0% l 48% 00% 00% 0.0% | 0.0% 00% 00% 0.0% I 19% 00% 4.8%  0.0% | NaN  20% NaN  0.0%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utumn| Left Thru Right Utum| Left Thru Right Utum |} Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 ] o 4] 0 0 ] (4] 1] [4] 4] ] 0 (] 0 ¢ 0 0 0 0 4]
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
SE Baker St SE Baker St SW Adams St U-Tum SW Adams St U-Tum KAS 1HR
in
Time left Thru Right Utum | Left Thru Right Utum ] Left Thru Right Utum | Left Thru Right Utum| Sum Sum
04:00:00PM] O 83 0 0 o] 0 0 0 1 o] 4] 0 o] 0 [ 0
04:05:00PM] © 86 0 0 4] 0 0 0 2 0 4] 0 o] 0 ] 0
04:10:00PM] © 72 o] 0 o] 0 0 0 0 o 0 0 4] 0 0 ] 244
04:15:00PM] O 85 0 0 0 0 0 0 2 "] ] 0 o] 0 (] 0 247
04:20:00 PM 0 103 0 0 ¢ [¢] 0 0 0 o 0 0 ¢} 0 0 0 262
04:25:00PM| O 77 0 o] o 0 0 0 2 1] o] 0 o] 0 0 (] 269
04:30:00PM] O 60 o] 0 "] 0 0 0 1 o] ] 0 o] 0 ] 0 243
04:35:00PM| © 66 0 o] o 0 0 0 4 o] ] 0 o] 0 0 (] 210




Appendix C

30" Highest Hour Volumes (30 HV)/
Seasonal Adjustment Worksheet



Weekday AM Peak Hour

Baker/Handley

Movement SBRT|SBTH|SBLT |[WB RT|WB TH|WBLT]NBRT|{NBTH|{NBLT|EBRT|{EBTH|EBLT

2018 Existing Volumes (7/10/18) 0 0 0 0 0 0 0 877 4 ] 0 9
Count Date Seasonal Factor 0.9214]0.9214}0.9214]0.921410.9214]0.9214]0.921410.9214]0.9214[0.92140.9214]0.9214
Peak Period Seasonal Factor 0.9037]0.9037]0.9037]0.9037[0.9037]0.9037]0.9037 } 0.9037 | 0.9037 | 0.9037 } 0.9037 ] 0.9037
Count Date Seasonal Factor / Peak| 1.01961.01861.01961.0196|1.0196]1.01961.0196 ] 1.0196|1.0196 | 1.0196 | 1.0196 | 1.0196
Period Seasonal Factor

2018 30th Highest Hour Volume 0 0 0 0 0 0 0 894 4 0 0 9

Baker/Cowls

Movement SBRT|SBTH| SBLT jWB RT|WB TH{WBLT{NBRT|NBTH|NBLT|EBRT|EBTH|EBLT

2018 Existing Volumes (7/10/18) 0 0 0 10 4 0 6 884 7 0 0 5
Count Date Seasonal Factor 0.9214]0.9214[0.9214]0.9214[0.9214}0.9214]0.9214]0.9214]0.9214 | 0.8214} 0.92140.9214
Peak Period Seasonal Factor 0.90370.9037]0.9037§0.9037|0.9037] 0.9037 ] 0.8037} 0.9037 | 0.9037 | 0.9037 } 0.9037 | 0.9037
Count Date Seasonal Factor / Peak| 1.01961.01961.0196{1.0196 | 1.0196|1.0196|1.0196 |} 1.0196 | 1.0196 | 1.0196 | 1.0196 | 1.0196
Period Seasonal Factor

2018 30th Highest Hour Volume 0 0 0 10 4 0 6 901 7 0 0 5

Baker/Adams U-turn

Movement SBRT|SBTH|SBLT {WBRT|WB TH/WBLT|NBRT|NBTH|NBLT|EBRT|EBTH}JEBLT

2018 Existing Volumes (7/10/18) 0 0 0 0 0 0 0 877 0 0 0 20
Count Date Seasonal Factor 0.9214]0.9214]0.9214]0.9214|0.9214]0.9214]0.9214]0.9214|0.9214 ] 0.9214 | 0.9214 ] 0.9214
Peak Period Seasonal Factor 0.9037]0.9037]0.9037]0.90370.9037] 0.8037]0.8037 | 0.9037 | 0.8037 | 0.9037 | 0.8037 } 0.9037
Count Date Seasonal Factor / Peak| 1.0196|1.0196|1.0196}1.01961.0196|1.0196 | 1.01961.0196 | 1.0196{1.0196 | 1.01961.0196
Period Seasonal Factor

2018 30th Highest Hour Volume 0 0 0 0 0 0 0 894 0 0 0 20

Weekday PM Peak Hour

Baker/Handley

Movement SBRT|SBTH| SBLT |WB RTIWB TH{WBLT|NBRT|NBTH|{NBLT|EBRT|EBTH|EBLT

2018 Existing Volumes (7/10/18) 0 0 0 0 0 0 0 1125 9 0 0 14
Count Date Seasonal Factor 0.9214]0.9214]0.921410.9214]0.9214]0.9214]0.9214§0.9214]0.9214 [ 0.9214}0.92140.9214
Peak Period Seasonal Factor 0.9037]0.9037]0.9037 }0.9037]0.8037}0.9037{0.9037 1 0.9037 ] 0.9037 | 0.9037 | 0.9037 | 0.9037
Count Date Seasonal Factor / Peak| 1.0196|1.0196| 1.0196 ] 1.01961.0196}1.0196| 1.0196 | 1.0196 | 1.0196| 1.0196 ] 1.0196}1.0196
Period Seasonal Factor

2018 30th Highest Hour Volume 0 0 0 0 0 0 0 1147 9 0 0 14

Baker/Cowls

Movement SBRT|{SBTH|SBLT |[WBRT|{WBTH|WBLT|NBRT|NBTH|NBLTJEBRT|EBTH|EBLT

2018 Existing Volumes (7/10/18) 0 0 0 15 4 0 17 1045 37 0 1 36
Count Date Seasonal Factor 0.921410.9214{0.9214]0.9214]0.9214]10.9214]0.9214]0.9214]0.9214]0.9214 | 0.9214{0.9214
Peak Period Seasonal Factor 0.9037]0.2037]0.9037]0.9037 | 0.9037 | 0.9037] 0.9037 | 0.8037 ] 0.9037 ] 0.9037 [ 0.8037 ] 0.9037
Count Date Seasonal Factor / Peak} 1.0196}1.0196|1.0196}1.01961.01961.0196 | 1.0196 ] 1.0196|1.0196 | 1.0196 | 1.01961.0196
Period Seasonal Factor

2018 30th Highest Hour Volume 0 0 0 15 4 0 17 1065 38 0 1 37

Baker/Adams U-turn

Movement SBRT|SBTH| SBLT |[WB RTIWBTH|WBLT|NBRT|NBTH|NBLT]EBRT|EBTH|EBLT

2018 Existing Volumes (7/10/18) 0 ] 0 0 0 0 0 1078 0 0 0 21
Count Date Seasonal Factor 0.9214]0.9214]0.9214]0.9214]0.9214[0.9214]0.9214[0.9214 ] 0.921410.9214 [ 0.9214 ] 0.9214
Peak Period Seasonal Factor 0.903710.9037]0.9037]0.9037] 0.9037 ] 0.9037] 0.9037 | 0.8037 ] 0.9037 | 0.9037 [ 0.9037 ] 0.9037
Count Date Seasonal Factor / Peak| 1.01961.0196|1.0196}1.0196[1.01961.0196|1.01961.0196|1.0196 | 1.0196 | 1.0196 ] 1.0196
Period Seasonal Factor

2018 30th Highest Hour Volume 0 0 0 0 0 0 0 1099 0 0 0 21




Appendix D

ODOT Travel Demand Model Output Sheets
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Appendix E

2023 Background & Total Traffic Volumes



Weekday AM Peak Hour

Baker/Handle

Base Future
Annual JAdjust to |Adjust to
2003 [2023 |Growth |Existing [Project |Difference [Growth |% Selected
Link Existing |Madel [Model [Rate  |Year Year Method Method |Difference [Method |Rounded Intersection Annual Growth
WB 0] 0 0] #DIV/0i|  #DIV/0I 0) 0} #DIV/0! #DIV/0Y #DIVIO] 0[None
SB 0] 0 of #DIv/ioY  #DIV/oi] 0 af #DIviol|  #DIV/OY  #DIV/o] 0[None
EB 9 0 of #DIv/io  #DIViol 0 ol #DIV/0)  #DIV/0Y 9.758187] 10[Exponential Growth based on Annual Growth Rate
NB 881 0 o] #DIV/ol]  #DIVioY 0 881} #DIVIO)|  #DIV/OY 955.218] 960|Exponential Growth based on Annual Growth Rate
Sum 0
[Tuming Volumes [EBLT  [EBTH |EBRT |WBLT IWBTH WBRT [NBLT NBTH |NBRT SBLT SBTH SBRT
Existing 9 0 0 0 O 0 4 877 0 0 0 0
Approach Vol 9 0] 881 0
% of movement 1.000] 0.000] 0.000] #DIV/0O}] #DIV/0)| #DIV/0O) 0.005] 0.995] 0.000] #DIV/0)| #DIV/OI[#DIV/0}
PP Link Vol 10, Of | 960, Q
Subtotal 10 [ 0] #DIVI0I| _#DIV/0)| #DIV/Ol 4] 956] 0] #DIV/ol]  #DIV/OI#DIVIO)
Rounded 10, 0 0 0 0 0 5| 960] 0] 0 0 0
Existing Zoning
Adjustment 7 14
2023 BG Volume 10] 0 0, 0 0, 0 12 974 0 0 0 1]
Net New Site Gen
2023 Total
[Volume 10 0 0 0 0 0] 5 960 0| 0 0, 0
Baker/Cowls
Base Future
Annual |Adjust to JAdjust to
2003 [2023 |Growth [Existing |Project |Difference [Growth |% Selected
Link Existing [Model |Model |Rate Year Year Method Method |Difference [Method |Rounded
\WB 14 ) 45| #DIV/0I] _ #DIV/O! 45| 59 #DIV/0! #DIV/O!] 15.1794] 20|Exponential Growth based on Annual Growth Rate
SB 0) 0] 10] #DIV/ol]  #DIV/0} 10j 10| #DIV/0! #DIV/0  #DIVIoI 0[|None
EB 5 0 160] #DIV/IOI]  #DIV/O! 160, 165 #DIV/0! #DIVIO| 5.421215] 10|Exponential Growth based on Annual Growth Rate
NB 897 0 5 #DIV/Ol|  #DIVio] 5] 902| #DIV/0! #DIV/0l| 972.5659] 975|Exponential Growth based on Annual Growth Rate
Sum 1005
[Turmning Volumes |EBLT _IEBTH EBRT IWBLT |WBTH WBRT  INBLT NBTH [NBRT SBLT SBTH SBRT
Existing 5i 0 Of 4 4 10, 7 884 & 0 0 0
Approach Vol 5 14 897 0
% of movement 1.000; 0.000} 0.000| 0.000 0,286 0.714 0,008] 0.9886] 0.007] #DIV/OY #DIV/O#DIV/0]
PP Link Vol 10] 20 975 #DIV/0!|
Subtotal 10| 0 0 0 6 14 8| 961 7] #DIVIOI  #DIV/0Y#DIVI0]
Rounded 10 0 0 0 10 15| 10| 968| 10 0 g 0
Existing Zoning
Adjustment 21 7
2023 BG Volume 10 () 0 0 10, 36 10 965 17 1] 0| 0
Net New Site Gen 53
2023 Total
Volume 10 0; 0 0 10, 15| 10 865 63 0 0 [
Baker/Adams Uturn
Base Future
Annual |Adjust to |Adjust to
2003 2023 |[Growth [Existing [Project [Difference |Growth % Selected
Link Existing |Model [Model [Rate Year Year Methad Method |Difference |Method |Rounded
W8 0 0] 45| #DIVIOI| _#DIVIO] 5] 45 #DIV/0I|___#DIVIOI| _#DIVI0] 0]None
SB 0, 0| 10] #DIV/OI]  #DIV/O) 10| 10] #DIVI0)}  #DIV/O) #DIVIOll Q{None
EB 20, 0 160} #DIV/oi]  #DIV/ol 160 180] #DIV/0)}  #DIV/0I| 21.68486] 25|Exponential Growth based on Annual Growth Rate
NB 8451 0 EITDIVIO!I #DIV/O! 5] 850 #DIV/0]  #DIV/0l] 916.1853] 920|Exponential Growth based on Annual Growth Rate
Sum 0 945
Tuming Volumes [EBLT [EBTH [EBRT [WBLT [WBTH |WBRT |NBLT NBTH INBRT SBLT SBTH SBRT
Existing 20 0 0 0 0) [¢ 0 877 0 0 0] [¢
Approach Vol 20 0 877 ¢
% of movement 1.000] 0.000} 0.000| #DIV/0Y #DIV/0)| #DIV/0! 0.000] 1.000] 0.000] #DIV/0l]  #DIV/OW#DIV/0!
PP Link Vol 25| #DIV/0! 920 |#DIvia!
Subtotal 25 0 0 #DIVIOI|  #DIV/0l] #DIVio} 0 920 0 #DIVIOl]  #DIVIOI#DIVIOl
Rounded 25 0 0 0 0 0] 0 920 0 0 Q [
Existing Zoning
Adj 1t 5| 2
2023 BG Volume 30| 0 [1] 0 0 [ 0, 922 [1} 0) 0 0
Net New Site Gen 28 25
2023 Total
Volume 53] 0 ] 0 0 0] 0 945 0, 0 0 0
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Weekday PM Peak Hour

Baker/Handle
Base Future
Annual |Adjustto |Adjust to
2003 2023 |[Growth [Existing {Project |Difference |Growth |% Selected
Link Existing [Model |Model [Rate Year [Year Method Method |Difference [Method {Rounded Intersection Annual Growth
WB Of 0j 0} #DIV/QY| #DIV/Q! 0 0f #DIV/0! #DIV/OY  #DIVIO) OiNone
SB Of O 0] #DIV/0Y| ~ #DIV/O) 0 0] #DIV/0} #DIV/0!| #DIViol] 0[None
EB 14] 0 0] #DIV/OI] #DIV/O| [} of #DIV/OIl ~ #DIV/OY 15.179 20[Exponential Growth based on Annual Growth Rate
NB 1134] 1208] 1602] 1.016] 1540 1602] 1528]  1517] -0.725] 15225 1525]Average
Sum 1545
Turning Volumes [EBLT |EBTH [EBRT |WBLT [WBTH |WBRT |NBLT NBTH [NBRT SBLT SBTH SBRT
Existing 144 0) 0 0 0) 0 9] 1125 0 0 0 0
Approach Vol 14 0 1134 0
% of movement 1.000] 0.000] 0.000f #DIV/0}| #DIV/0l} #DIV/O} 0.008] 0.992) 0.000{ #DIV/0}| #DIV/OJJ#DIV/O)
PP Link Vol 20) 0 1525) | ol
iSubtotal 20| 0 0] #DIV/0l] #DIV/iol| #DIV/0) 12] 1513 o] #Diviol]  #DIV/OI[#DIVIO)
Rounded 20, 0 0 0 0 0 15| 1515 0 0 0 ]
Existing Zoning
Adjustment 4 9
2023 BG Volume 20 0 0 0 0 0] 19 1524; 0 0 0 0
Net New Site Gen 16 18,
2023 Total
Volume 20 0} 0 0 0 0 31 1533 0 0 [ [
Baker/Cowls
Base Future
Annual Adjustto |Adjust to
2003 |2023 |Growth [Existing [Project [Difference |Growth |% Selected
Link Existing |Model [jModel |Rate Year Year Method Method |Difference [Method |Rounded Intersection Annual Growth
WB 19| 0 0] #DIV/Ol]  #DIV/O! [¢ 19] #DIV/0} #DIV/OY] 20.60062 25[Exponential Growth based on Annual Growth Rate
SB 0| 0 0] #DIv/ol]  #DIV/O] 0 0} #D1V/0i #DIV/O! [ O|None
EB 37 0 of #DIV/0)| _ #Diviol] 0 37] #DIV/0} #DIV/0Y) 40.11699 45|Exponential Growth based on Annual Growth Rate
NB 1099] 1208] 1602] 1.016] 1540 1602 1463] 1470} -1,565] 1481.5 1485|Average
Sum 1555
Tuming Volumes |EBLT  |EBTH [EBRT JWBLT |WBTH |WBRT INBLT NBTH [NBRT SBLT SBTH SBRT
Existing 36| 1 0 0 4 15] 37 1045] 17| 0 0 4
Approach Vol 37 19) 1099 0
% of movement 0.973] 0.027} 0.000] 0.000 0.211 0.789 0.034] 0.951 0.015] _#DIVIOY|__ #DIVIOI#DIVIO]
PP Link Vol 45 25 1485 0
Subtotal 44} 1 0 0 .’El 20, 501 1412 23| #DIV/oI]  #DIV/OI#DiViol
Rounded 48| 5] 0 0 5| 20 50 1415| 25] 0 0 0
Existing Zoning
Adjustment 13 22
2023 BG Volume 45 5 0 0 5 33 50 1415] 47| 0] 0, 0
Net New Site Gen 34
2023 Total
Volume 45 5 0 0 5 54 50 1415 25| 0 0] 0
Baker/Adams Uturn
Base Future
Annual |Adjust to |Adjust to
2003 2023 |[Growth |Existing [Project [Difference |Growth [% Selected
Link Existing {Model [Model [Rate Year Year Method Method |Difference [Method |Rounded
WB 0 0] 45| #DIV/OI]| __#DIVIO] 45| 45] #DIV/0Y #DIviaL 0 None
SB 0 0 10{ #DIV/ol| #Div/olf 10} 10[ #DIV/OY  #DIVIOY 0 0|None
EB 21 0 160] #DIV/OY  #DIV/Ol| 160] 181 #DIV/0! #DIV/O!] 22.7691 25|Exponential Growth based on Annual Growth Rate
NB 1078] 1208] 1602] 1.016] 1540} 1602 1472, 1442, -2.080 1457, 1460jAverage
Sum 1208 1485
[Tuming Volumes [EBLT  |EBTH |[EBRT |WBLT [WBTH |WBRT |NBLT NBTH [NBRT SBLT SBTH SBRT
Existing 21 0 0 0 0 0) 0] 1078] 0] 0] 0 0)
Approach Vol 21 0Of 1078] ()
% of movement 1.000] 0.000] 0.000] #DiV/0l| #DiV/0l] #DIV/0! 0.000[ 1.000] 0.000[ #DIV/0)}  #DIV/O![#DIV/0!
PP Link Vol 22.769 0 1457 0
Subtotal 23] 0 0] #DiVIOl|  #DiViol| #DIViol 0] 1457 0] #DIVIo)] #DIV/OH#DIV/O!
Rounded 25] 0 0| 0 0 0| o] 1460 o] 0, 0| 0
Existing Zoning
Adjustment 15 7
2023 BG Volume 40 0| 0| 0| 0 0| 0] 1467 0) 0 0| 0
Net New Site Gen
2023 Total
Volume 25) 0 0] 0] 0 0] 0] 1460 0) 0 0] 0

*Growth rate derived from 99W 2003 and 2023 ODOT transportation mode! volumes
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Appendix F

Traffic Flow Figures
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Appendix G

Synchro Intersection Capacity
Analysis Report Outputs



HCM 2010 TWSC
4: SE Baker St & Se Handley St 08/06/2018

Int Delay, s/veh 0.1

Lane Configurations

Sign Control Stop Stop Free Free Stop Stop

Grade, % 0 - - 0 0 -

Stage 2 564 - - -

Follow-up Hdwy 35 - 226 -

Platoon blocked, % -

HCM LOS

HCM Lane VIC Ra

2018 Existing Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
6. Walgreens Driveway/SE Cowls S & SE Baker St 08/06/2018

Int Delay, siveh 0.5

Lane Configurations

Storage Length

Heavy Vehicles

Conflicting Flow All 599 1185 585

407 337 226

Follow-up Hdwy 3.5 4 -

HCM Lane LOS

2018 Existing Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
10: SE Baker St & SE Adams U Turn 08/06/2018

Int Delay, siveh

Lane Configurations

Storage Length

Conflicting Flow All 559

Follow-up Hdwy

HCM Lane LOS - B

2018 Existing Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
4: SE Baker St & Se Handley St 08/07/2018

Int Delay, siveh

Future Vol, veh/h

Sign Control

Grade, %

Heavy Vehicles, % 0 0 2 2 0 0

Conflicting Flow All

Follow-up Hdwy

Mov Cap-2 Maneuver

HCM LOS

2018 Existing Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
6: Walgreens Driveway/SE Cowls St & SE Baker St 08/07/2018

Int Delay, s/veh

Lane Configurations

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Stop Stop Stop

HCM Lane V/C Ratio - 0.164 0.076

2018 Existing Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
10: SE Baker St & SE Adams U Turn 08/07/2018

Int Delay, sfveh 0.3

Lane Configurations

Storage Length

Conflicting Flow All

Follow-up Hdwy 3.55 - - -

HCM Lane LOS - B

2018 Existing Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
4. SE Baker St & Se Handley St 09/09/2018

Int Delay, s/veh 0.4

Lane Configurations

Storage Length

Conflicting Flow All

Follow-up Hdwy 3.5 - 226 -

HCM Lane LOS A A B

2023 Background Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC :
8: Walgreens Driveway/SE Cowls S & SE Baker St 09/09/2018

Int Delay, s/veh 1.2

Lane Configurations

éign Control

Stage 2 537 10589

HCM Lane VIC Ratio - 0,035 0.15

2023 Background Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
10: SE Baker St & SE Adams U Turn 09/09/2018

Int Delay, s/veh 05

Lane Configurations

Storage Length 0 . - - - -

Conflicting Flow All 486

Follow-up Hdwy

HCM Lane LOS - B

2023 Background Traffic Synchro 7 - Report
Weekday AM Peak Hour : Page 1



HCM 2010 TWSC
4: SE Baker St & Se Handley St 09/09/2018

Int Delay, siveh 0.8

Lane Configurations

Future Vol, veh/h 19 1524

Grade, % 0 - - 0 0 -

Critical Hdwy Stg 1

Mov Cap-2 Maneuver = 248

HCM Lane V/C Ratio 0.013 - .0.093

2023 Background Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
6: Walgreens Driveway/SE Cowls St & SE Baker St A 09/09/2018

Int Delay, sfveh

Lane Configurations

HCM Lane V/C Ratio 0.38 0.188

2023 Background Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
10: SE Baker St & SE Adams U Turn 09/09/2018

Int Delay, siveh 0.5

Lane Configurations

Storage Length

Heavy Vehicles, % 5 5 2 2 2 2

Confiicting Flow All 772 - - 0

Follow-up Hdwy 3.55 - - -

HCM Lane LOS - C

2023 Background Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
4: SE Baker St & Se Handley St 09/09/2018

Int Delay, s/iveh 0.2

Lane Configurations

HCM Lane V/C Ratio 0.003 - 0.026

2023 Total Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
6: Walgreens Driveway/SE Cowls S & SE Baker St 09/09/2018

Int Delay, s/veh

Lane Configurations

Storage Length

Heavy Vehicles, %

Conflicting Flow All 538 1108

Follow-up Hdwy . 4,07 337 226

Platoon blocked, %

HCM Lane LOS A A B C

2023 Total Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
10: SE Baker St & SE Adams U Turn 09/09/2018

Int Delay, s/veh

Lane Configurations

Storage Length

Conflicting Flow All

Follow-up Hdwy 3.55 - - -

Mov Cap-2 Maneuver

HCM Lane LOS - B

2023 Total Traffic Synchro 7 - Report
Weekday AM Peak Hour Page 1



HCM 2010 TWSC
4: SE Baker St & Se Handley St : 09/09/2018

Lane Configurations

Future Val, veh/h

Grade, % 0 - - 0 0 -

Heavy Vehicles, %

Conflicting Flow All

Platoon blacked, % -

HCM Lane VIC Ratio 0.021 - 0,108

HCM Lane LOS A A C

2023 Total Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
6: Walgreens Driveway/SE Cowls St & SE Baker St 09/09/2018

Int Delay, s/veh

Lane Configurations

HCM Lane V/C Ratio - 0.396 0.253

2023 Total Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



HCM 2010 TWSC
10: SE Baker St & SE Adams U Turn 09/09/2018

Int Delay, sfveh 0.3

Lane Configurations

Sign Control Stop Stop Free Free Stop Stop

Stage 2 769 - - -

Follow-up Hdwy 3.55 - - -

HCM LOS c

HCM Lane V/C Ratio - 0.09

2023 Total Traffic Synchro 7 - Report
Weekday PM Peak Hour Page 1



Appendix H

SimTraffic Queuing Results



Queuing and Blocking Report
Baseline 09/09/2018

Intersection: 4: SE Baker St & Se Handley St

plrectlons Served L T

e

anLm

2023 Background Traffic SimTraffic Report
Weekday AM Peak Hour Page 1




Queuing and Blocking Report
Baseline 09/09/2018

Intersection: 4: SE Baker St & Se Handley St

R : T 1 e 7 o5y ) s
Ma) mum QU . - . . . ' .

@
nk Distance (f)
pstream Bik Time

i iane e

Penalty (veh
v _

2 R o i e i % s i 2 & Vaose i

B -

o

e

Directions Served_

]

Averag
95th Queu

ink Dista

Que ing Penalty /(ﬁh)

Storag

Stqr
e

T

2023 Background Traffic SimTraffic Report
Weekday PM Peak Hour Page 1



Queuing and Blocking Report
Baseline 09/09/2018

Intersection: 4: SE Baker St & Se Handley St

Dlrect|ons Served
g?&mﬁ 3 % 7 0‘ 7 = 2 7 B

.
.

i

2023 Total Traffic SimTraffic Report

Weekday AM Peak Hour Page 1



Queuing and Blocking Report
Baseline 09/09/2018

Intersection: 4: SE Baker St & Se Handley St

Dlrectlons Served
G AT

ok

Lmk f)lstance‘(ft) _77 ’ 449 446

2023 Total Traffic SimTraffic Report
Weekday PM Peak Hour Page 1



Appendix 1

Critical Crash Rate Calculator & Crash Data



APMUG Review Draft

Critical Crash Rate Calculator

Instructions for Intersections

Analyst RickNys .~
Agency/Company: Greerlight Engineering..
Date: . 8/82018

Project Name:

GOO'SEBakker Street ZC/CPA

Intersection Intersection Type|
_ . SE Baker/SE Handley] _ Urban 3ST]| 2
||| SE Baker/SE Cowls Urban 4ST o | il 3
SEBaker/AdamsUTurn)  Urban3ST] 0 0 e 1
Total 1 1 3 6

11/16/2012

2 6
1 6
0 2
3 14

Oregon Dept of Transportation

Transportation Planning Analysis Unit



Critical Crash Rate Calculator
Instructions for Intersections 11/16/2012

APMUG Review Draft

ersdofi

Avgrag; Crash Rate per intersection type

Avg Crash
Sum of Sum of 5- | Rate for Ref
Intersection Pop. Type Crashes year MEV Pop. INT in Pop
Rural 385G 0 0
Rural 35T 0 0
Rural 4SG 0 0
Rural 45T 0 0
Urban 3ST 8 43 0.1857 2
Urban 35G 0 Q
Urban 4ST 6 22 0.2786 1
Urban 4SG 0 0
Intersection Reference
AADT Entering Population |Intersection ] Population Crash | Critical Over
Intersection Intersection §-year MEV | Crash Total Type Crash Rate Rate Rate Critical
SE Baker/SE Handley] =~ 11,8000 21.5 6 Urban 3ST 0.28 0.19 0.36 Under
SE Baker/SE Cowls| = 41,800 | 21.5 6 Urban 4ST 0.28 APM Exhibit 4-1 0.41 Under
SE Baker/Adams U Turn]. 11,8000 | 21.5 2 Urban 3ST 0.09 0.19 0.36 Under

Oregon Dept of Transportation Transportation Planning Analysis Unit



Auedoud semey up ynsed Aew ‘ppOT/LO/L0 BAROSYe Yswalnbes Buiodes yseso ejyen SANG 0} seluelyo epesibe] Eoz ‘9)BIN0R ele yses 6ibuys B o) SujueEad siiejep Jie JBY} epew 8¢ SSOURINSSE UBD Jou pejuaseldal ane seysess Bulk

‘ajid BIRQ YSEID SpMeIBS ey} uy uojsniau; Joj egrBlie Buieq seyse.o Ajuo ebawep

b jie jeu

6 jou ues jjun B

doy pue sishfeuy ySeID 8l AP [enpiAlpul ey) jo AYigistodsel sy

SI SULIOY ode YSBID JO [BPIUIGNS BSNBISY USNGMOK "SIOWIOISNY OF BIEP Yser Alfenb jseybly oy b id 03 p s1 1N Bupuadey pue sisAut yseuD oyl ‘0Z/ 418 SHO Ul pesnbe se uafeuodsuei ] jo Juewusdeq uobaiO Byl 0] peuqgns spodes yseio eojjod pue Jeaup ) wiod 51 Hodos sy} uf |YL - a
9TS60EY’ 99 90058€S° 22
SZ>¥0 (z0) 00S00T00TE00 1T ETI- zZT §v N
z0 000 820 X-HO 479V ENON - ¥ANC 10 WYO ¥ONSd oad Ava N 0 90 IS AZTANVH L6 LE W0 TANIKOW az N
0o 800 s- N LAY 0-88 ANQ N NMONDINA (ENON} N IS SWYAY 0 d&D ATTTANNINOK ug ENON
z0 alan:ea £ 0 3NON TO0 LHO¥LS~S 0 N N LIHDYULS T T TIIERYA 110Z/20/2T N N N 20010
§Z>¥0
o0 000 000 A-¥0 W:¥T ENON - dA¥C-T0 UYO ¥ONSd
00 ogo g- N aLAdE
LHDYLS 0  ENON z0
00 000 000 a €T QLNT DNSd: 20 YYD UDNSE
00 000 S~ N dra¥g
LIHDYULS ¢ HNON 10
5T>¥0 (z0) 00S00T00TE00 €%°95 TT €21~ ¥9'2T TT §¥ N
€1 [Qo3¢] av0 A-¥0 - RWILT ENON . ¥A¥d 10 YYD YONSd LNT Asna N 0 LS XITANVH L6°LE YO TANIWOW ar N
00 000 S- N ALA¥d 0-88 ONS N AYM-ANC {ENON) N IS SWYaQY 0 dD HTTIANNIWOW nz ALID
€T LHOYLS 0  ENON T¢ IHDULS-S a1 N N IHDNLS ¥T T TITHWYX ST0Z/90/T0 N N N K N 52000
YYD WDNSL
00 800 §- N Fra¥d
q-@iud 0 ENON 20
L6080¢EY 95 ZYe9TES T
Z>¥0 (zo) 00500T00TE00 TT €21~ ZT S¥ N
a0 000 T80 A-¥0 W ZE. ANON ' ¥ANQ TO *YO WONSI oad  va N 10 15 ARTANVH L6°LE ¥ TANIHOW artt A
12  010'880 000 s- N FIA8E 0-55 xua N INON (ZNON} N IS SWvay 0 dd ITTIANNIHOW oW ALID
IZ 010880 LHOULS Q ENON TO AW @I a1 P N LEOYLS vr 1 TIIHAYX ZI0Z/0E/LO N N N N N 9%900
WY WONS
00 800 §- N /N
d-miid 6 ENON 20
AN (zo) 00S00T00T600 ¥¥°95 TT €21~ 90°€Z 2T S¥ N
0o 000 0C0 JINQ Xul - 00 GNON  ¥A¥d 10 UYD ¥ONSd oag A¥Q N 10 18 XZTANVH 96°LE Y0 TANTWOW dZT A
00 000 S+ N ¥/N e A¥a N INON {INON) N IS SWYaY 0 4D STTIANNINDW h:£4 ALID
0T LHOYLS 6 ENON 10 AN @& a1 x N ITRID T T TIIHWYA 9T0%/22/L0 N N N N N 9€800
SZ>40
0o Q000 000 A-¥90 d:g€ ENON  uANCA 10 AYD ¥ONSA
00 000 AN-M5 HIA¥A
IHOYULS 0 ENON 20
95LY8ST0T
Z>0 00S0CTO0TEDO 9L9Z6T v TT EIT- T 9% N
€T 000 S¥0 A-¥0 K 6% ANON  ¥A¥CQ 10 AYD WONS Qad prt(e N Q 20 M66 AH DIZIJVWd €£Z°8¢ W0 TANIKOW as N
00 000 AN~MS 2LA¥E 0-58 A¥a N ANON Ms 1S NOLSNOWQE 0 NW FTTTANNTHOW [ ALID
£T LHOYLS 0 ANON TO LHO¥LS -3 a1o N N Pal~t YALNI ¥T T TIIHAYA €T0Z/TT/20 N N N N N Lot00
ASOVD INIAR  dOY AONAE SEY X @ ALNAS - EdAL #d 3 adAL #A ALYAS  IHOIT  AMANA TINOD  (SENYI#) SIT INJETIW DNOT INT A T 5 D a4 Lo
SNDIT T -9 DONY DLag WOuA YINMO 1700 J¥Ng 1A -JdL 8931 NILJOT IEHYLS ANODES dAL 2IH YIAY NV AAIZ Y K 9 T ¥ Idd @
g Y HACOK AID ¥THL HIRID YHIM @EIIO THA-INI  (NYIQEW) ercr-eded JAFYES LS¥II LNJWOD ALID A¥Q 0 D o ¥ & ISHANI
asn 1nds FdAL-INI AVHD QA #WOD 24 HQ ALNOOD AIYaA M § ¥ d #3aEs
a El
‘uMmoyg SpIosaX Ysead o v -1

1 :ebeg

o5weTTE PPY-UON PR PPY WIOE ‘LTOZ/8Z/Z0 O3 800T/TO/T0 £T°8€ ©3 96°LE W “SAIAL QY0¥ TTY T60 KAvaubrH
DNILSIT HSVHD WALSAS SNOONILNOD

IINO ONILIOIZY ANV SISATAYNY HSWHD

NOISIAIQ INZWIOTAAZA NOILVINOdSNYAIL

- NOILDES YIVQ NOIILYINOdSNYHEL
- NOIIWIYOJSNYHL 40 INHWI¥YIEA NODHEO0

LSEM AYMHDIH DIAIDYd 160

8102/80/L0
08€SAD



‘Sjif BIBQG YSBID SpIMEIE)S at Uf uolsniau) Joj sqiBiie Bujeq seuselo Ajuo sbeuap

Apadoud samey uf ynsel Aews ‘YO0Z/L0/L0 @AfOaYe uswalnbes Bupodal yseus ajofyen m\<<Q o} naazmcu CIGER T soz ‘gpeInace ale ysels eibus B o) Suuerad sjejep e jey) epeil 8q uoocﬂnwmm ueo Jou uscmmeE QJe seyses b e yeyy 5 jou ueo Jjun B day pUB SISABUY YSBID 8y} 4anUp [enpIARU) 84} jo Aliqisuodsal as
S SULI JOdeI YSBIZ JO (BRGNS SSNBISY ISASMON "SIBLLOISTIO OF BJEP YSEuD Aenb 19eyBiy ay) Bt d 01 p sy Jjun Bupiodey pue sisABUY YSeID OYL ‘0ZL°LL8 SHO U palnbes se /L Jo g uobaio ay o} Sp0de] YSe 83jod pUB JSAUP [BNPINRU] WOY sy poded sy U it 8y
ST>¥0
00 000 000 A-¥0 W €T ENON ¥A¥Q TO UYD UONSA
00 ¥00 170 8- N aIANd
018 0 ENON €0
Z>¥0
L0 000 000 X-¥0 4 9% ENON ¥ANd 10 UYD IONSA
0o €TI0 TTIO0 S- N CA.CY
4018 0  ENON Z0
ST>U0 00$00T00TE0O Z¥°9S8 1T €TT~ 20722 2T S¥ N
L0 000 920 A-¥0 4 TZ ENON ¥A¥A 10 YYD UONSE oaa Ava N o 50 1S ATANYH 86°LE ¥ TANTWOW as N
00 000 s- N FIA¥A v rya N TYNDIS J¥L N IS SWYaY 0 4 ATTIANNIWOW oW ALID
L0 €10°'%00 LHDILS 0 ENON TO d0LST-8 AT N N 2F7T-€ ¥FINT ¥T 1 TIIHWYA $T0Z/ZT/SON N N N N 86%00
SZ>U0
00 ooo 0Q0 A-¥O0 MW €% ENON  MANU 10 Y2 ¥INSE
00 coo S- N aLaud
LHO¥LS 0 INON 20
ST>A0 00S00T00T600 2¥798 TT €21~ 20°2Z TT Sv N
a0 [}e]¢] 900 A-80 W LT ANON  ¥A¥Q 10 TED PONST 0qd A¥Q N 0 20 LS AGTONYH 86°LE YO TANIWDW Ye N
(4] 000 - N aLANG R¥OL ANQ N TYRDIS J¥L N IS SWYaY 0 4o STTIANNIWOW dqa Idd ON
80 1~ NYAL 0 ENON T0 NIOLT-§ wID N N DAT-€ UALNL ¥T T TTIIHWYA ¥102/8T/%0 N N N 6T¥00
ANO
a0 Q00 Qoo NGO U Q0 ANON  ¥A¥a 1O YYD UDNSd
00 00 S- N ¥/N
LHOULS & INON 20
AN 0050071007600 Z¥°9S8 TT €TI~ 20°%2 2T S¥ N
Q0 000 000 AN SUA 00 HNON  da¥T 10 UYD YONSI 0ad A¥a N 0 s0 1S ATTANVH B86°LE ¥ TANIROW wIT N
00 o0c0 S- N ¥/N AHA AdQ N AYM-ENO N IS SWYaQY ¢ 4D ATIIANNINOW ug ALID
Lo LHDALS & aNON TO IHDYLS-S T N N 0aT-& YALNT ¥T T TTIHWYA 9taz/9z/80 N NN SQ0TC
ANQ
00 000 000 ANO UR 00 ANON  JA¥C 0 AYD ¥ENSd
00 z10 S~ N /N
4018 & INON 20
ANG 00S00T00TE0Q Z¥'9s TT €21~ 20°2%Z TT S¥ N
00 000 ooa NGO YU 00 ENON  ¥A¥d 10 YYD UONSE oaa A¥d N 0 S0 IS ATTIANVH 86°LE ¥ TANIWOW a9 N
0o ooo S~ N Y/NR p-L e A¥a N AYM-ENO N IS SWYaY 0 dd FTIIANNINON os ALID
€180 LHOYWLIS & ENON TO dOLST-5 kgt N N o8-t WHLNT YT 1 TIIENYA 9T0Z/T€/L0 N N N N N 38800
SZ>¥0
00 [s[o]e) ooo A-¥0 W 00 ENON  ¥A¥a 10 AYD WONSE
00 ooo S- N AN
LHDNLS 0 ENON 20
asavd ILNFAZ  1OY Jowaa jeleli SEY X 4 ALANS HdAL #d oL ZJAL #A ALYAS  THOIT  AMANQ TLNOD  (SINYTH#) ST LNAEATIN ONOT I¥IX T § 0 ¢ <LJ0INO
aad  SNOIT & 2 NI jakn-C Jhier-C UINMO TI00 JENg  LEANY =IVIL 8931 NILDOT LEFAYLS ANODES dAL OTR VEYY NYEN0 EWIL ¥ HE B 1T ¥ 140 @
s ¥ aAOW ALD ¥TSL HSV¥D  WHIM Q¥ad0 TEY-INI  (NVIQEW) I0891a IFFNIS IS¥IZ  INAWOD ALID A¥C O O N ¥ I ISEANI
gsf 12ds AAAL-INI AYHO #WNOD DA HaE ALNOOD awaM 5 3 4 #4ES ‘
a s
‘UMOYS SPIOVIT YIBID O 30 6 -§ !
©6UeTTR PPY-TON PUU PPY UIOK ‘LTOZ/8Z/T0 93 800Z/T0/T0 €7 9E O3 96°LE &W ‘SHAXL QYON TI¥ 160 Kemybim IS3M AYMHOIH 2I4IOVd 160
ONILSIT HSWID WAELSAS SHOANILNOD
IING ONIL¥OJAA ANY SISXIXYNY HSVHED -~ NOLLDHS VILVI NOILVINOZSNWAL 8102/80/L0

T :3beq NOISIAIQ INAWOTIANN NOILVINOISNYYL - NOILVINOISNYYL 0 LNEWINVAEd NODIIO 08ESWD




Auedosd semey uf Jinses et "poOZ/LO/LO OASaYS Jewanbes Bujpodal Ysess S[oiyen s, >§D o] wmm:m:o anfeysibat ! 962 ‘91ena0r a8 yselo ejfius 8 o] Bujureyed syRiep je jBy] epew 8q ueuc&:nmm ues Jou n&:%&n& aJe saysess Buik]

b jfe jeuy

‘8l Bl YSRID SPMBIBIS 81 Uf Uojsnjoul Joj 8iqrbjie Bujeq seyseo Ajuo eSawsp
day puE SISAfRUY YSRID Ul JBALR JSNPIARU] 8Y) Jo bsem:o%ﬁ oy

5 jou ueo Jun B

£

Sf SULIOJ POdBL YSBID JO (BRGNS GSNBIBY JSASMON "SIBLIOISNS 0F BIBp YSeuo Ajent jseybly ey Bt sy Jjury Bt doy pue SiSABUY YSBIO YL 0Z1°L18 SHO U pelnbes se i Jo T uoBeI0 o4) ) spodad yseso eojjod pue Jeaup wogt st poded sy uf q
LZIVSTS 95 99%¥8L6° 0T
ST<¥0 (zo) 008007001600 1T €2T- ZT S¥ N
€T 000 %0 A-¥0 W L4 ENON ¥A¥Q TO YO ¥ONSI oad AYQ N ¥0 IS AETANVH 00°8€ WA IANIWOW at N
00 ooo 8- N aIA¥d 0-88 P (o N AM~HNO {ENON) 8 LS SWYaQY ¢ 4D FTTIANNIWNOW L ALID
€1 IHONIS 0 GENON IO  IHDWIS-S a1 N N IHOWLS ¥T T TTITHAYA 0T0Z/€2/TT N N N N N 0£0T0
HWCHULOW
00 800 s- N FLAND
g-@iad ENON €0
MOL IWZS
oc 800 s- N FIAU
I-ORd T ANON Z0
ST>AU0 (zo) 00S00T00T600 25°9S8 1T €21~ S°TZ TT S% N
10 [eJe]¢] 920 A-¥0 W 18 ANON  ¥ANT T0 FHOHYLOW 0ag A¥a N 80 1S AGTANYH 66°LE Y0 TANIWOW 4% N
00 €TI0 000 g~ N qLA¥d uYIL A¥a N NMONINO (aNoN) ] IS ¥axve 0 40 ITTIIANNINOR oL AIVLS
10 €10 IHDYULS 0 ENON TO AN @4 10 N N LHO¥LS VT TTIHRYX ¥T0Z/T0/L0 N N N N & 90400
AYD WONSE
00 800 §- N TLA¥
d-@Ag Q HNON 20
z>d0 (zo) 00S00T00TE00 29795 1T €21~ §°12 2T S¥% N
9z 000 180 A-M0 W 0L ENON MAUT TO AYD WONSI oag ava N %0 1S AATANVH 66°LE O TANIWOW a€ x
14 260 LOO s- N FLA¥ 0-88 Asa N AVM~ENO {ENON) s 1S SWyay 0 dad STTTANNIWOW as HNON
9z 260 LHOYLS 0 ENON TO AN @I 10 a N IHD¥LS YL T TIIHAYA ¥10Z/%2/80 N N N €T600
ST>H0
60 000 000 A=30 4 Y9 ENON IANG TO UYD WONSA
[]e) 000 S~ N ALA¥A
LHOULS 0 ENON 20
ST<YO (z0) 00S00T00T600 €s799 1T €21~ &°1Z TT g9F N
£T 000 S¥0 X80 & €L ANON  ¥A¥d 10 YYD WONS oad AYQ N 0 18 XHIANVE 66 LE Y0 TANIHOW Yil N
00 [+fe]¢] §- N HLA¥E 0-38 A¥a N AYM-ENO (ZNON) S 1§ SWYaQ¥ 0 &0 ATIIANNIWOW R-C1 ALID
€T IHOMLS 0 ENON TO LHOYLS-S {10 R N LHOYLS ¥T I TITHWYA ST0Z/9T/TON N N N N 35000
YYD WINSI
00 800 s- N LAY
d-miad 0 ANON 20
YOBLETY 95 ¥850510° 2T
STAQ 00S00TO0TE00 IT €21~ 2T S¥ N
0T [ee]¢] T80 A-¥0 W 82 g0ONT UA¥Q TO qYD ¥HNST ONT AYeq N Q 10 IS ATIGNYE §86°LE ¥l TANIROR YT N
o0 000 5- N IANA Ryicecd x¥a N HENON ND IS SWva¥ 0  dD TTTTANNTWOW on ALID
01 IHD¥LS ¢} ENON TO AR @Ed w1 kS N Bl WHLNT T 1 TITHWYX T10Z/20/S0 N N 8 N N 22€00
ASOYD INIAR LOY qouAE 0T SHY X @ ALIAS  HAAL #d oL HAAL #A ALYAS IHOIT AMANQ LLNOD  (SaNvI#) 54T INAETIN ONOT INTX T 8§ O 4 &DOINn
qad  SNDIT & 9 ONI  DI¥ Wo¥a FANMO TI00 d¥NS  LEANN ~dWEL 5937 NIDOT IZAYLS GNODES dAL OTH WENY NYERIN QWIL Y H 9 T 140 @™
8 ¥ jerite ALD ¥TAL HSWAD ARIM QIO THA-INI  (NVIQIW) I28¥1a LIFILS LSUTI  INIWOD ALID A¥QT 0 O N ¥ ¥ ISIANI
s 1ds FdAL-INT AVHD @ HNNOD D4 Hau AINOOD ara M S ¥ 4 HuEs
a S
‘uMOUS SpIO09I Ysexd Qv €T ~0T

1abeq

obeoTTw PPY-UON PU? PPY YIOH ‘LT0Z/8Z/Z0 ©3 800Z/TO/T0 €Z°8€ ©3 96°LE IR ‘SHLAL QY0¥ TIY T60 AesuStH
ONILSIT HSY¥D WILSAS SNOONILNOD

TINO ONILIOLEN CNY SISATAYNY HSVHED

NOISIAIQ LNZWJOTZAEQ NOILVISOdSNYAEL

-~ NOIILDES YIVU NOIILVIJOJSNVAL

- NOILYI¥OISNYEL 40 INIWL¥YdEd NOREUO

IS3M AYMHOIH DIJIDVd 160

8102/80/L0
08€50D



‘6li BIBQ YSRIO SpMers)s ey) uf uoisnjouj Joj ejqibiie Bujeq seyseso Auo ebewep
Auadosd Jemey uf Jinses Al BO0Z/LO/L0 @ASaYe Juewsnbes Bupiodes Yser jojyeA SAING ) SeBUBYD eAle|sIBET (SJoN "81eIna0r oJv yse. eibuls & o] Sujueusd SjEIep (o 19y} 0pBU 0 SeouRInsse UBS Jou pejueseldes ase seysels Buifjient jre jeys seriens Jou ues jun Bufpoday pue SISARUY YSBID Y} USALD [eNPIADUY @4y} JO Aiqisucdsss ay;

Sf SULIC} 1OdB] YSBIZ JO JBRILIGNS @SNBOGY JGABMOL "SIBLIDISNS 0] BIBR yselo Ajenk jseuybly oy} Bupinosd o) pequiiics si yun Bupiodey pue sisAipuy ysetD o4l 024418 SHO Uf pasnbel se dsurij jo g uobeiQ oy} 0} spodad yseso eafjod pus JOAUP [BNPIAIPUS WY Pelduwod sj Lodal siyl U} YL o]
ST>UO
€1 Q00 s¥0 A-¥C W VT ENON dANC 1O AONUL
00 610 g~ N FLA¥d
T-NO 0  ENON ZO
ST>Y¥0 (z0) 00S00TO0TECO T€°8S TT €TI- €V 9T TT SV N
0o ooo [els]1] A-¥30 W 8% OONI dnNT 10 YYD UDNSE DNI AYQ N ¥0 IS ATTANVH 607 8% ¥ TANIROW ag N
00 000 S~ N ALA¥G 2eishi Tam N NMONDINA (ENON) s IS SWYQY 0 4D ITTIANNIWOW =0} ALID
€T LHOALS 0 ANON TO RAOLT-S NIWTY N N AETTY ¥T 1 TIIHWYR ¥102/LT/ZT N N N N N YLETO
ST>™0
80 000 900 A-90 4 L8 ENON  ¥A¥Q 10 VYD ¥ONIE
oc 610 a5-an 2LA¥E
T-NIAL 0  ENON Z0
ST>U0 (zo) Q0500TC0TE00 1€°85 1T €21~ E¥°9T T SY N
00 0co Q00 A-¥0 W S ANON  ¥A¥Q IO AYD JONSE 0gqd ANQ N ¥0 DET LS ¥ENVE-SWYAY 607 B¢ W TANIWOW A 494 N
00 Q00 MS-8N ZLA¥A Jirsiah AQ N FNON (ENON} an 1S SWYaY¥ 0 dd STTIANNIWNOW vS ALID
80 IHDYLS 0  ENON 10 NIOIT-S ¥ N N ATTIV vT T TTIHWYA ST0Z/0Z/90 N N N N N 86500
S0
€1 Q00 S%0 A~¥C W 2L ENON  ¥ANQ TO AYD UONSd
00 000 S~ N ELAY¥G
LHOYLS Q ENON 20
00 000 000 4 19 ODNI ©NSd 20 AYD WONSA
00 000 S- N FLAYE
LHDYLS [ GNON TO
SEA-N (z0) 00S00100T600 60°85 TT €I~ €6°91 T Sv N
00 000 000 A-HIO W 99 ENON ¥UANG 1O AYD WONSA ONI Ava A vo 1S AZTANYH 80° 8€ ¥ TANIKOW az N
00 000 8- N FLA¥E 0-58 am N ANON {ENONR) s IS SWYaY 0 4D ATIIANNINOW o ALID
€T LHONLS 0 ENON TO LHOYLS-S NIvg N N LHOULS L2 TITEAWYA 9T0Z/¥Z/0T N N N N N LITTO
ANn
00 oo oo ANO Mun g0 ENON  ¥Aud TO A WONS
00 00¢ S- N ¥/N
LHDYLS 6 ENON 20
Ann (z0) 00S00TA0TE00 T°LS 1T €21~ §¥°6T ZT S¥ N
00 000 000 JNO Xug 00 ENON  ¥A¥Q TO YD ¥ONSE oag AYQ N €0 IS AETANYE E€O0'8E ¥ TANIHOW de A
00 000 N- 8 /N W-S8 xEQ N AYM-ENO {INON) s &S SWYQY 0 dd FTTIANNINOW a# ALID
ST LHOYLS 6 ENON TO LHOYLS-0 k:gte] N N AqTED ¥T T TIITHWYX 910Z/€Z/E0 N N N N N T%e00
ST>AU0
00 cac 0g0 A-¥0 KW T?9 ENON  dA¥d TO YD WONS
00 ooo S~ N qI1A¥E
LHOALG [¢) GNON 20
aSOv0 INZAE 1OV AOUNT 207 SEY X H  ALNAS  ddAL #d oL FAL #A XIMAS IHDIT AMANG TLINCD  (SENVTIH#) ST INGEIIW DNOT I¥IX 1 S D 0 <&o0INd
Qad SNOIT 3 9 NI peha-C Woua AINMO T 44908 LEUNY ~dTL 8931 NLDOT LZAILS ANODHES &AL DTIH VENY NYEdN BWILY H O T & Idd @
s ¥ FACK ALD ETHL HSYAD  ¥HIM  Q¥4$0 TEY-INI  (NYIQEW) I08¥Ia 13F4LS IS¥Id  INGWOD XLID AYT O P 0 ¥ & ISEANI
asn 1o4ds FJAL-LNI VYHD @ HNNOD D4 #QE ALNOOD IYd M S ¥ d #4935
a s
Tumoyd gpIoddx Ysead Ov J0 8T ~T1T

¥ :abeg

ONILSIT HSYED WILSAS SNOANILNOD

LINA ONITHOdEY NV SISATAYNY HSWID

= NOILDES ¥IVQ NOILVINOISNYAL

NOISIAIQ INZWACTHAHG NOILVIYQOASNVEL ~ NOILVIYOASNYHL 30 LNEWINVAHEC NODENO

©BwoTTE PPY-UON PU? PPY WAOH ‘LT0Z/8Z/Z0 ©3 800Z/T0/T0 €2°8E ©3 96°LE AW ‘SHIAL QVOY TIY 160 Avaubrm

ISEM AYMHDIKE DIJ4TOVE ‘160

8102/80/L0
08€Sad



'8ji BIR( YSBID GPIMEIRIS BY} U Uojsnjoul Joy eiqiblie Bujeq seyse.o Ajuo ebewsp
Apedaud Jame up jinses Aew ‘y00Z/LO/L0 SAIYe ‘Juewe.nbes Bujuodes yser SjofyeA SAING o1 SeBuByD enjB|siBe] :@JON "oJRIN0ER e YsEl aibus B 0] Bujujeusd SIEjep [jB JBY) GpRU 8q SeoUBINSSE UBD JoU pejuesaidal ale Sayselo Buikjienb e jeuy eejuriens jou ues jun Bujtodey pue S{sAjeuy ySEIO U3 JOALD [BNPIAIPUI 841 jo Ayyqrsuodsad ayp

SI SULIOY HOdR YSBID JO [RRILIGNS 9SNBIOY JSASMOH “SIBLLOJsHo O} Blep yses Ayenb jseybiy ey) Buipinald 0) peyiuwiod st yun Bujpodey pue sisAiguy yseio ey ‘0Z4°LL8 SHO Ul peinbes se /] jo g uobeiO 8y} o} spodas ysess ejjod pue JeAUp [BNPIAIPYY Wol s/ Jodas spyy ut eyl o}
1ZTE0ES TS 8EYLESE TT
5230 00S002007600 1T €21~ zT s¥ N
9T'2E 000 180280 A-¥O 4 0T OLNI  ¥A¥Q 10 ¥D WONSA ONI  uva N 0 S0 IS ATTANVH 96°LE W0 TANINOW wz1 N
g8
000°'290°6L0 000 M- S BLA¥A XIa A¥a N NMORDIND M IS ¥EXVE 0 dD TTIANNIHOW as ALID
LE
9T'Z€ 0'290°6L0 T-NAOL 0  ENON TO LE0 XId A0 i N DAT-€ WAINI v oz TIIHWYA ZI0Z/ST/L0N N N N N 86500
SZ>¥0
z0 000 8z0 A-¥0 W §9 ENON ¥A¥Q TO WD WINSE
00 sTo aN-MN AIA¥E
T-N¥OAT 0 @NON 20
95L¥8S 0T
ANL 00S00TA0T600 9.9Z62°¥ TT €¢I~ 2T SY N
00 000 000 MO W 00 ENON  dA¥Q 1O ¥VD WONSE oagq AYa & 0 ¥0 M66 AH DIAIOWE €2 8€ Y0 TANIROW az N
00 000 AN-MS FIA¥E NYAL Lam N NOIS d0Ls N 1S NOLSNOWQE 0 dd FTIIANNINOW ¥s FNON
zo 1HDUIS 0 ENON TO HIO-TONY  NIVN N N 5E1-€ YIINI VI T TITHWYX £102/82/60 N N N 55800
ST>A0
00 000 000 A-¥0 W SS§ OONI  ¥A¥G TO AYD YONSA
00 000 IN-MS ELANE
IHOWLS ¢ ENON 20
¥005585°0T
SZ>¥0 00S00T0QTE00 T0vLI6T' ¥ TT ETT- TT §¥ N
z0 000 820 X-¥0 W 6T ENON ¥A¥Q TO UYD WONSA ONI  va N 0 ¥0 M66 XH DIJIDVE €2 8€ YO TANIWOW as N
00 000 aN- N arnud w0 fécCy N NOIS dOIS 8] 1S NOLSNMAWGE 0 d&d STTIANNINOW oL ALID
20 T-NAOL 0  ENON IC HIO-TONY  NIVY N N 23T-€ MALNT »T T TITHWYA ZI0Z/LT/I0N N N N N vS000
pisl (z0) 00S00T00TE00 LZ'T TT €21~ 68°2ZT 21 S¥ N
00 000 000 AN UN 00 ENON  NANQ TO qYD UONSA oad ava N ¥0 1§ NOILSNOWGE 4T°8€ ¥ TANIADW ag S
00 000 MS~HEN /N XId A¥Q N ENON {ENON) an IS SWYa¥y 0 dd ETTIANNIKOW as ALID
2E'0E'LZ  TTTOWO IHOWLS 6§  ®NON TG £EO XId a0 x N IHDELS ¥T T TITHAYA 910Z/Z0/0T N N N N X 99110
00 000 000 4 95 OJONI  BNSd 20 YYD WONSA
00 000 Mg-EN ALAU
LHONLS 0 ENON Z0
ST>HO
00 000 000 A-¥C W T ENON ¥ANQ 10 ¥VD AONSA
00 000 HS-EN FLA¥I
i LHOYIS 0  ENON 20
$Z<¥0 (z0) 00S00T00T600 €5°8S TT €21~ €6°ST ZT S¥ N
LZ'ET'2E STT 8E0 9T0’S¥0’2ZS0 X-¥0 4 TL ENON ¥A¥Q I0 WYD WONSE DNI Ava N %0 9FT IS ¥MIVE-SWYAY OT°8€ ¥ TANIKOW 4z N
a0 000 MS-EN HIAYE 0-58 1EM N HNON (ENON) an IS SWYa¥ 0 dd ITTIANNIHOW HL ALID
Lz'ETee STT IHO¥LS 0 ENON T0 IHD¥IS-S  KNIVM N x IHOALS ¥T T TITHAYA 970Z/60/90 N N N N N £¥900
SO0 INZNE LOY uOUAR 20T SEY X @ ALUAS  HJAL #d oL FdRL #A ALIAS IHDIT AMANA LILNOD  (SENVTIH) SdT INJATIN DNCT I¥IN T 5 D 4 &o0INQ
qE@d SNOIT D DNI ~ DI¥d noua YINMO TI00  4¥0S  IEANY ~AVSL  §9E7 NIDOT 1ZFYLS ANODES dAL OTW VINY NYEHEn BWIL Y H © T ¥ 1d4a a¥
s ¥ TAOK ALD ¥THL HSY¥D  ¥HIM Qd330 TAA-INI  (NWIQEW) Lozara LAZELS IS¥13  INAWOD ALID A¥Q 0 D 0 ¥ & ISIANI
s 10dS FIAL~INI WVED @ #NNOD D4 #a ALNOOD EING M S 4 d #3488
a s
‘uUMOUsS SpIOD9I yYsead ov 30 €2 - 61
@BVSTTE PPY-UOR PU¥ PPY WAOE ‘LT0Z/8Z/Z0 O3 BOOZ/TO/TO £T°8E ©3 96°LE &K ‘SHIAL QYO TIVY T60 Lemubim ISEM AUMHDIH DIJIOVd :T60
ONILSIT HSYED WALSAS SOONNILNCD
IING DNIINOJTY QNY SISATAYNY HSWMO - NOILDES YIVQ NOILIVINOJSNVEL 8102/80/L0

§ :9begq NOISIAIQ INEWIOTEAHA NOIIVINOASNWAL - NOILVINOZSNVAL 40 INAWINYAEA NODINO 08ESWO




‘off4 BIBQ YSRIO OPMBIBS By} Uf UISNioU] Joj ejqibie Bujaq saysass Ajuo efauiep

Auedoid samey uj Jjnses Aew $00Z/LO/LO eMjIaye ‘Juewainbes Buplodal yseso oo sANG 01 sabueys enjelsiBe] :ajoN 'ejeinaoe ae yselo aibujs & o Bujuieued sielop jie JBy) epaw eq moocE:mmm ueo Jou pejuesaides ase saysess Buifient je jey) 4 Jou ueo Jun Bupoday pue sisAjeuy ysei ayy UeAup fenpinpy; o jo Agisuocdsel nﬁ

9

§} suLIof Jodes Yseud JO fRUIGNS BSBISG IGAGMOL 'SIGLLOJSNO OF BIEp ysess Alfenb jseybly ay) Buipinaid o) pegiwon sy yup Buodey pue sisAlUY YSEID YL ‘0Z.'L18 SHO Ul palnbel se 1 jo ' UoBeIQ 8y} 0} spode yses eajjod pue senup woy s7 podel siy uy oyL
ST>0 (z0) 00S00200T600 T9°2S 1T €21~ 9'6T 2T S¥ N
0E‘EE LT0 TBO'0S0°TS0 A-¥0 W tZ HNON  ¥A¥Q TO UYD ¥ONSd [eleC6 LITd N 80 1S XITANVH T10°8¢ W0 TANIWOW 40t x
ac 160°0¥0 000 N- 8 ELA¥E XId IaM N NMOING (ENON) s IS ¥yIive ¢ ao FTITANNEWOW oW L4 ON
0E‘€E  160°0%0 LHOYLS 4} ENON 10 140 XI4 R-yte} R N LHO¥LS L ¢ TTIHAYX St0z/€2/20 N A A 2200
STXAC
00 000 000 A-¥0 W 8% FNON ¥A¥Q 10 YYD ¥ONST
0 [e]+14] N~ S aLA¥d
LHDULS Q ENON 20
SZ>U0 (zo) 00800200TE00 T9°ZS TT €2T~ L070Z 2T SV N
80 000 800 A-HIO & €£v HENON ¥A¥Q 10 YYD ¥ONSd oagq AYQ N Lo 1§ XETANVH 00°8% W TANIWOW d€ N
00 610 M- 8 HlA¥E N¥OL A¥Q N KYM-ENO (ZNON) 8 IS ¥mive 0 o ETTIANNIKOW HL ALID
80 T-REOL [ ENON 10 NOET-8 ¥ N N AETTY 144 z TTIHNYA ST0Z/ZZ/0T N N N N N 96010
AN
Q0 Q0 0co ANA YU 0C¢ HNON  ¥A¥Q T0 AYD WONSE
oo 000 N- 8 /N
LHOULS 6 ENON Z0
AN (zo) 005002007600 2972z 1T €21~ B¥"1Z 2T S% N
00 000 o040 AND U 00 ANON  ¥A¥Q T0 UVD ¥ONSd oad R¥Q N vo IS XITANVH L6°LE ¥ TANIWOW azt N
Q00 0co N- 8 Y/N 0-58 A¥a N NMONIND (ENON) S L8 ¥yaved 0 4D ATITANNIHWOR M ANON
ET LHOULS 6 HNON T0 LHD¥LS-S T N N LHOYLS YL T TITHAYA 9102/82/2T N NN 8510
6T6LYZS 2SS LY6628Y° 1T
ST>YO (zo) 00500200T600 1T €21~ ZT sV N
10 L10 080 A-¥0 & IS DPNI  ¥ANQ 10 UYD Y¥DNSd NI AYQ N 10 IS AZTANYH L6°LE YO TANIWORW ds ES
a0 290 000 N~ 8 aLadd pear A¥a N AYM-ENO (ENON) g LS ¥Eyve ¢ 4D ATTIANNIWOW £ ALID
10 290 LHDULS Q ENON TO 90 XId k-yied X N LHOULS T T TIIHAYR 0T0Z/6Z/0T N N N N & S9600
YYD UONSA
00 80Q N- 3 ZLA¥G
d-@ud o) ENON €0
YYD UDNSd
00 800 N~ § aradd
d-oid Q ENON 20
00 000 000 W 00 OCNI  9ONSd 20 UYD ¥DNSd
€S
Q0 0'€T0'Z90 000 N- 5 ALa¥d
IHOULS Q HNON TC
9€66565°CS STYLIY T
ST>AO (z0) 005002001600 TT €2i- 2T SV N
10 L10 180 A-¥O W 8s ODNI UA¥A 10 YYD UONS NI LI N 10 1S AZTANYH L6°LE ¥ TANIWOW 407 X
€8
00 0'€T0‘290 000 K- g aLA¥d YT A¥d N RYM~ENO {ENON) k] IS ¥Divg 0 4D ATTIANNIWON M ALID
€S
T00'€T0290 LHOULS Q ENON TO AW g q10 A N FARD ¥ 2 TIIHWYA 600T/60/%0 N N N X & L6E0C
ESOYD LNEAE IOV 0¥HE say x4 ALIAS  EHAL #d oL FAAL #A AL¥AS  IHOI'T  AMANA TLINOD  {SEANYTH#) SYT INJETIN ONOT I¥I X T S 0 g <ZD0INA
SNDIT T D NI eNrece Woda YIRMO 700 2d0s  laaNy =JEL 8937 NIDOT IEIYLS ANOJES dAL 9TH YANY NV AWII ¥ H 9 T & Id0 @
s Y ZAOR ALD ¥TdL HSYED YHIM  q¥3d0 TEY-INI  (NYIQEW) LOg¥Ia IHIALS LSWI4  INJWOD ALID AT G D N ¥ B ISAANI
asfl TPas HEXL~INI VYHD @ #NNOD D4 #@¥ ALNOCD AIVa M § ¥ d #3438
a s
umoys SpPIA0DX YIeAs Ov 30 8T - vT

:abeg

©5w9TTw PPY-UON PUT PPY Y3IOW ‘LT0Z/8Z/Z0 ©3 800ZT/T0/T0 €Z°8€ 03 96°LE dW ‘SHIAL QUON TIV T60 AwsySra
DNILSIT HSYYD WIHLSAS SOONNILNOD

LIN DNITNOJEY NV SISATAYNY HSWAD

- NOILDES VIVU ROILVINOJSNVEL

NOISTIATQ INEWIOTIAZQ NOILVINOdSNWRAL - NOIIYINOISNWIL 40 LNEWINYJId NODI¥C

LSEM RYMEOTH DIATOVE ‘160

8102/80/L0
08€8dD




Auedosd semey up ynsed Aew ‘poOZ/LO/L0 oMRaye Yuswalnbel Sulucdel ysess ajyan s, >§Q o) sebueifo enyje|sibay ! mEZ ‘geinaoe aie Ysess 6/bu)s e o] Sujtieyad SEJep |8 Jey} BPRW 6 SBIURINSSE UBS JoU Pejuaseldsl aie saysesd

'Sl BIBQ YSBID epmelals ey Uy tojsniou) Joj ejqiBlie Bujeq seyselo Ajuo eSeuwep

5 Jou uea ur b

i@ jeyy

pue sjsAfaUY YsesO oy JOAUP [ENPILY oY} Jo Aiqisuodsal aiy

L

Sf $tLio} Hodes 4SO JO [BIYILGNS SSNBISY ‘IGAGMOH 'SILI0ISND Of BIBP YSBI AYjent jseybly sy b d o} 51 Jun Bupodey pue sisAjauy ysesd BUL 024418 SHO Ul palnbes se i1 Jo Qq wobelo 8y} o) spode) YSBD 63jjod PUB ISAUP [BIDINPU] WO peliduics S| yodal Siuj uf oyj - a
SZ>U0 00S00Z00TE00 6€°€S TT €2T- 98°9T ZT Sv N
co Q00 Q00 A-¥0 0% ENON ¥ANQ 10 VD ¥ONSd NI Px{e X 0 50 LS STIMOD  LO°8BE YO TANTADW 4as N
00 810 N- # FLa¥d TONY P (g N ENON M IS ¥mivd 0 4D FTTIANNIWOW ax ALID
(34
0S‘z0 1'82T’'T0C 1-N3OL 0 ENON TO ceax: I X N NMONDING YALINI [T TITHWYA 910Z/9T/60 N N N N N 20TTI0
g N
a0 L0 000 XMEAIS 19 OOLNI  ANOD 10 LHOYLS
S2>¥0 00S00Z00T600 6ETES TT €T~ 99°9T ZT SV N
z0 000 620 A-¥0 85 ENON Yp¥a 1o UYD YONSE ONI AYa A 0 90 LS SIMOD  LOT8E Y0 TANIKOW YitT N
00 B8T0 N- M ariada agd px-tat N NMOMNDING M LIS ¥ENve 0 40 ATTIANNTHOW et ALID
20 T-N30L a FNCN TO0 azd w0 N N DaT-t HILNT T (4 TTIHWYA ST0Z/E€T/LON N N N N L0L00
ST>A0 008002007600 6E°ES TIT €Zt- 98791 2Tt SV N
9T SZ0 180080 asas 8Z ENON JaA¥d 10 UYD UONST [ele(:4 N N 0 90 LS SIMOD  LO78E VY0 TANTHOR aot N
co 0%0 000 N- 8 EIadd XId ANO N RMONENO s IS 99XYE 0 40 ATTIANNINDW ¥$ ALID
14
9T T'82T°'0%0 LHOULS 4 HNON T0 LE0 XTd MND A N Dan-€ FHLNT T 4 TIIHWYA STO0Z/¥0/%¥0 N N N N N 6T€00
ST>W0
0Q 000 000 A-¥0 LT OLNI ya¥a 10 AYD UONSA
00 T10 N- g FLA¥G
4018 [ ENON TO
SYTIS88E° €S 8996587917
ST>YO {z0) 00500Z00TEQ0 TT €T1~ 2T s N
Lo 000 920 A-¥O 9 HNON  ¥A¥J TO YYD WONSA ONT AYQ N 1y LS STM0D  L078E VYO TANIWDW dg N
00 000 N~ g ALA¥d peacie A¥a N NMONDING {FNON) N Ig ¥Ive 0 4D ETIIANNIWOW jshn L4y ON
L0 LHOALS Q ENON TO dOLgT-s T N A LHEOULS YL ¢ TTIHWYA 6002/12/%0 N NN L9zgo0
6L9522T ES SEQLOE LT
ST>WO (zo) 005002001600 1T €21~ T Sv N
0T 8zo 180 A-¥0 a9 ANON  ¥A¥Q 10 AYD WONS oad A¥d N ] T0 I8 STMOD 90°8E Y0 TANIWOW 4T X
00 290°'L90 000 EN-MS aia¥d XI4 ONS N FNON (FNON) an IS ¥EMYE 0 dD FTTIANNIWOW aM 2LYLS
0T ZS0’LS0 LHO¥LS 0 ENON TO LEO XTI a1 A N EA¥NAD ¥ ¢ TITHWYA €102/90/20 N N N 88000
SZT>u0
0 [e}e]¢] oao A-80 2%  ENON  ¥A¥C TO TYD WINSE
Qo0 [e]s) N- 8 HLA¥NL
LHO¥LS 0 ENON Z0
E9TTOET ES 6TTISTET LT
STAUO 00S00Z00TE00 Tt €¢T~ 2T S% N
L2°50°2¢E [}e]¢] 080250 asns 2§  ENON  ¥A¥T 10 WD FONSE 0agq Ava N a S0 IS STMOD 90°8% ¥ TANIWDOW 4T N
00 Qoo N- S FLA¥d 0-88 A¥a N NMONINO N IS ¥EXVE 0 to) ATIIANNINOW HL ALID
Lz'sp’ee LHOULS Q ENON TO LHOULS-S ww N N dI-€ FILNT ¥T 2 TIIHWYA 1T0Z/02/0T N N N N N 15800
ASIND INZAR LDV Jouud 01 sa¥ X q ALUAS AIAL #a oL HdAL #A AL¥AS LHOIT  AMANG TTLNOD  {SENYTH#) S¥T LINJETIW DNOT IYTX T S 0 a4 &ER0IND
agd  SNOIT & k2] DN dL¥a WOdS UINMO 1100 48NS LEaNE ~dYEL $93T NIDOT IEIILS ANODES dAL OTH WEYY NYEaN AWILY H © T I Id0 @@
s ¥ ZAOK ALD ¥TdL HSYD dHIM  aQ¥3I0 TEY-INI  (NVIQEW) finejce-aqed IEIYLS IS¥IA  INIWOD ALID A¥Q2 Q0 D N ¥ & LSEANI
asfl TOds AdAL~ENT UYHD @ #MNOD D4 HTU ALNDOD Ar¥a M 5 ¥ d #33s
a E
‘uUMOysS SPIOODA YSexD Qv 30 €L - 62

:9brg

96vaTTR PPY-UON PU¥ PPY W3IOL ‘LIOZ/8Z/Z0 ©3 BOOZ/TO/TO €2°8E O3 96°LE W ‘SHAAL QVOY TIV T60 AwmuSim
ONILSIT HSVID WELSAS SNOANILINOD

LINO DNITNOEHEY QNY SISATAUNY HSWID

NOISIAIOQ INIZWJOTEABG NOILYIYOISNYAL

= NOILDES YIVd NOILIVIMOJSNVAL

- NOIIVI¥OSNYYL J0 INBWI¥VY4EAA NOCDEVO

LSEM AYMHODIH OIJZIDVd *T&0

8102/80/L0
08€ESAD




"8ji BIBET YSBID SPMOIRIS Y) Uy UoISNIoUL Iy eiqiBlje Bujeq seysL Ajuo sbewep
Ausdoud Jemey uj Jinsel Asl ‘po0Z/L0/10 9AORYS ‘JUeweinbes Bupiodes yseio 8jofyen s, >§Q o} wam:w:u onyelsibary .Eoz ‘BIRINGIB G YseIo Gifus B 0} Bujuieled sjEjep Jfe JBY) BpBLI 8q SSOURINSSS URD JoU pojueseldal aie seyselo Buiiyenb je jey) esjurient jou ueo Jjur) Sujpoday pue sisAlauy yseIs ay) eAup [enpiapul ey} jo Ailiqisuodsel ey}

S SULIO} yodel YSELD JO [ERUIGNS SSNBOSG USASMOH "SIGUI0JSND 0} Bjep Ysauo Ayenb jseybty ouj Bujpinoid of st jun Bupodey pus sisAieuy Ysei oYL 0Z2'L18 SHO Ul painbes se 1 jo q uobal oyj 0 spodal yses 69)jod puB JOAR JENPINPUY WY Pejduod st 1odes Siy) uf oYy - a
500282721
ST>W0 (zo) 00500200T600 6YFEEEE"T 2T €TT~ 21 S¥ N
0T 820 180 X-¥0 ¥Z OONI ¥A¥Q 10 YD ¥ONS NI XYa N Lo IS NOLSNOWQE 81°8€ ¥ TANIHOW av IS
co
00 T'0V0‘8S0 000 N- S aLANd X1d A¥a N ENON (INON) N M66 XH DIJIOVE 0 4D FTTIANNIHOW ns ALID
1]
0T T°0%0'8S0 IHDYULS G HENON IO £E0 XId ¥ X N IHOULS YT 2 TITHAYA TT0Z/LT/P0 R N N N N T6200
SZ>¥0 (v0) 005002007600 88°65 TT €ZI- 90°ET 2T S¥ N
10 000 TBO'080°L¥0 asns L€ DONI  ¥A¥C TO ¥V ¥ONSA ONI  LITG N z0 DT LS WINVE-SWYaY 91" 8E Y0 TANTIHOW att x
00 0%0 000 aN-MS araud XId Ada N NMONMNA (ZNON) MS IS ¥EMYE 0 &0 FTTIANNINOW ns ALID
10 [ 4¢] LHOULS [ HNON TO 90 XI14 €10 X N LHOELS YT (4 TIIHWYA ST0Z/TE/SO N N N & X 80500
ST>A0
<o Qo0 000 A-¥0 $Z ENON MANC 10 ¥YD WONSA
00 TT0 N- § ELA¥d
aors 0  ENON 20
SZT>U0 (zo) 00500Z0QT600 9¢€°8S IT €21T- 98°¢T T SV¥ N
Lo [s]¢] 520 A-¥0 Ly ANON  ¥ANQ T0 UYD YDNSE oad AYd N Lo 23T LS IMIVE-SWYAY »1°8¢€ Y0 TANIHOW dz N
a0 000 N-' S comet:d uvEy A9d N ENON {ENON) N IS ¥aivdg 0 40 BTTIANNIWOW € ALID
Lo LHOULS Q ENON T0Q doLStT-5 €10 N N LHOILS ¥T z TIIHRYA YI0Z/9T/SO N N N N N LTS00
STHO
[al3 000 000 A-¥0 69 ENON  ¥A¥Q IO YO WONSE
a0 000 N- S AN
IHOUIS 0 ENON 20
LOYSTTE €S 9avYLOE 9T
ST>Y0 (zo) 005002001600 IT €21~ 2T S¥ N
80 0c0 900 X-¥0 oy ANON  ¥A¥Q TO0 VYD WDNSI odad pLrieg N £0 LS STM0D 80°8¢€ ¥0 TANTWOR a8 N
a0 610 #u- s Frawd fartishA P ed N AVYM-ZNO (ZNON} s IS ¥EXvE 0 ad FTTIANNINOR Vs ANON
80 1-N¥0L qQ HNON TO NAALT-S kgl N N AETTY ¥T 4 TIIHWYE 6002/1€/0T N NN 10800
ST
00 000 000 A-¥0 134 ANON  ¥A¥Q TO UYD UONSd
00 000 R-§ FLA¥E
LIHDALS 0 ENON Z0
68ZSB8E €S 9069658°9T
ST>¥0 00S00Z00TE00 TT €2I- ZT % N
zo 000 520 A-¥0 99 ENON ¥A¥Q 10 ¥ ¥ONSA ogda  mvq N [ z0 IS STMOD 40" 8E Y0 TANIKOW as N
ple Qco N- & dLadd NEGL LEM N NDIS 4018 NO LS ¥EMv"E Q0 4D ETTIANNINOW dd ANON
zo W-NANT Q ENON TO HILO~-TONY NIVY N N 2a1-€ WALNT ¥T 4 TITHWYA 1102/%T/10 N NN L¥000
B N
0520 T00 Lv0 090°'820 AMITIS k44 °ONT DiIg 10 LHOULS
BSOYO INAAE LOY HouAH 00T SEY X & ALNAS  HdAL #d OL adAL A AIYAS IHDIT AMANQ TINOD (SHANYTH) S¥7 IRAETIR DNOT INIX T 5 O G ZDOINA
qad SMIIT & 9 LONI poAn-C Juier-€3 WENMO 1100 M08 SNy =L §931 NIDOT LEIULS ANODES dAL DTN YANY NYEEN AWNIL ¥ H D T d Ida @
ER 4 An0W ALD ¥THL HSY¥D AHIM  QAI30 TEY-INI  (NYIGAW) L2a¥Ia LAFYLS ISYTd  INAWOD ALID A¥QC 0 0 N ¥ 3 JSHEANI
asi Tods AdAL-LNI UYHD Q¥ #NNOD D4 QU ALNOOD ATVA M S ¥ d #3435
a g
‘umMoys SPI0OIT YsSexD 0O 6€ - VE

8 :3bea

eBwoTT™ PPY-UON PT® PPY HIOR ‘LI0Z/8Z/Z0 O3 B00Z/T0/TO €278 ©3 96°LE IR ‘SHAAL AVOU TIV 160 KemqStH
ONILSIT HSYYD WILSXS SOOANIINOD

LIIND DNIZYOSEY ANV SISATAYNY HSWED

= NOILDZES ¥IVQ NOILVLAOISNVHEL

NOISIAIG INZWJOTEAEC NOILVINOJSNVEL - NOILVIIOISNYHL J0 INAWLIVIEQ NODIUO

LSHM XYMHDIH JIAIOVE 160

810Z/80/L0
08€3A0




“9jlf BIBQ YSRID apmMere)s eyj uy uojsnour 1of aiqibiie Bueq seysesd Ajuo ebeiiap
Apadoid semay uj ynsel Aew ‘vOZ/L0/LO BMOAYe ‘Wewalnbes Bupuodes yseid ejaiyaa S,ANG o1 mgcmzu enjeysibe : 202 ‘gyeinaoe aJe yseso ojbuss & o} Bujueysd syeIep jie Jey) epew 8q mmu:wsmmm ugs Jou peusseidel ie seysesn Bufjent g jey) esuesent jou ueo Jur Bujtiodaey pue sisAfeuy ysel) ayy eaup fenpiapul eyl jo Ayqisuodsed ayy

S/ SULIO) UodBd YSBIS JO [BIUIGNS BSTIBIBY JGAGMOR 'SIPUI0NSTD O] B8P YSBL Ajliend Jseubly oy} 1 ) Buppodey pue siSABUY 4sBIO SY1 022118 SHO Ul pelnbei se 1 jo Q U0eI0 941 ) spodad yses e3jjod pue JoAp [enpIMPUY U0l peydco sy podsd Sjy) uf oYL a
sz>d0 (z0) 00500200T600 L0°Z 2T €21~ Z8° 1T 2T S¥ N
zT 000 000 A-¥0 a4 1% ANON  ¥ANQ 10 UYD ¥ONST odg as0a N €0 LS NOLSNOWQE 6T 8¢ ¥l TANTROW 49 N
00 SE0 000 IN-MS FLANG HIO x¥a N NMCNDING {INON) an MG66 AH OIJIOV¥E 0 d&D ATITANNTHOW ¥z ENON
ZT S€0 LHOULS Q ENON TO TYAINY kuns] N N LEOYLS T z TITHWYA ¥T0Z/L0/1T N NN ve1to
ESOVD LNAAE DY EGITE 20T S8 X d@ AL¥AS  EdAL #d oL dAL #a ALIAS  IHDIT AMAYQ TINCD  (SENYT#) S¥1 LNGETIN DNOT INIX 1 5 0 a4 &DOINO
Qa3d SNDIT ® 9 ONI oln-t:4 Wo¥a FINMO 1700 4¥08  1EANy =3VEL 8931 Janseled LIIAYLS ANODES JAL OTW YHIY NYEIN GWILY E D T & Idd @
8 ¥ jofitedd ALD ¥THL HEWAD YHIM QAIIO TII-INI  (NYIQENW) iRelcrded IIFYLS LSYTL  INAWOD ALID AYQT O D 1 ¥ I IS3IANI
asn ods FdAL-INI AYHD @ #NNOD DA #QX AINOOD AINO M S ¥ d #3385

a s

6 i19begq

TumoUsS SpIoDIX YIeID OV

30

Qv -0V

95901 TX PPY-WON PU¥ PPY U30F ‘LT0Z/8Z/%0 ©3 800Z/T0/L0 €2°8€ ©3 96°LE K ‘SHAAL AVOY TIV T60 AemubTH
: DNILSIT HSYHD WILSAS SOOONIINOD

LIN ONIZHOJEY ONY SISATRYNY HSVHED - NOILLDHS WIVQ NOILVIHOdSNWIL

NOISIAIQ INIWIOTIAZRA NOILVINOISNWAL ~ NOTIWIICISNVIL 40 INSWINYIEQ NODIHO

LSEM AYMHDIH JIJIOVd 160

§T02/80/L0
08€SdD



('L-‘CY C*‘{ /\u'()/\l,)w/)c‘(‘(&
l'Y\,L"Q_(LI— / I() N Ll\(,‘;_

99 M Vadvancements

August 28, 2018

LINFIELD COLLEGE

Attn: LINFIELD COLLEGE
900 SE BAKER ST
MCMINNVILLE OR, 97128

Site Address: 600 SW BAKER ST
Tax Lot: R4420DD00200

RE: Neighborhood meeting on Wednesday, September 19, 2018 at 6:00 PM
Dear Neighbors,

In accordance with the City of McMinnville Planning Department requirements, MV Advancements has
scheduled a neighborhood meeting to discuss our development plans for property located at 600 SE
Baker Street. This meeting is an opportunity to view our conceptual site plan and address any
questions you might have. We have received your contact information from the city, as a property
owner located nearby.

Meeting details:
Location: McMinnville Community Center 600 NE Evans Street
Day/time: Wednesday, September 19 at 6:00 PM

MV Advancements wishes to construct an office building to consolidate several programs as well as the
company’s administrative staff at the former Columbus School site located at 600 SE Baker Street in
McMinnville. The property, currently owned by Linfield College includes a total acreage is 5.86, while
the usable/buildable acreage is 2.93 and the remaining portion is impacted by wetlands and the 100
year flood plain.

MV Advancements (MVA) is a local non-profit corporation, founded in 1966 to provide employment,
residential and community inclusion (involvement) supports to adults who experience intellectual and/or
developmental disabilities. Our mission is to assist persons with disabilities to develop to their highest
potential and achieve fulfilling lives. Our vision is that these adults will be fully supported to be involved
in their community, developing meaningful relationships at work, at home and at leisure.

During Phase 1, MV Advancements intends to develop the site to include a corporate headquarters
office building with approximately 10,000 sq/ft. This building will be a consolidation of several locations
and services around our community and it will house approximately 50 employees including our
administrative staff, employment staff, McMinnville Community Inclusion program, a training room and
community space. Required off-street parking and landscaping will also be provided as part of this
phase of development.

Phase 2 of the project would include up to 24 apartment units that would provide needed housing for
people with intellectual/developmental disabilities as well as possible low-income senior housing.

ADMINISTRATION - 5t Street Office
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The access to public transportation and the close access to other services and agencies within the
community will create a real opportunity to improve the lives of the individuals we support.

The property is currently zoned R-4 — multi-family residential and we will be asking for a zone change to
OR - Office/Residential as well as a comprehensive plan map amendment from Residential to
Commercial.

A conceptual site plan has been enclosed for your review. We look forward to meeting you and in the
meantime, if you have any questions, you may contact me at 503-687-2507 or via emall at
kathy@mvadvancements.org.

Sincerely
%é—é—@%ﬂ%% o
% D) e Wby
Kathy Schlotfeldt Dave Haugeberg
Executive Director , President
Enclosures:

Conceptual site plan
Map with location of proposed site
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GONGEPTUAL SITE PLAN
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LOGATION OF PROPOSED SITE

Linfield Property
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M Vadvancements

ENHANCING LIVES

Neighborhood Meeting Agenda
September 19, 2018 at 6:00 PM

McMinnville Community Center
600 NE Evans St. McMinnville, OR 97128

1. Introductions/background of MV Advancements (DaveH)
Reason for the project: community and clients (Kathy)
2. Review of conceptual site plan (Dean)
Major elements of proposal:
= Building height — no more than 35 feet
= Adequate off street parking provided
= Traffic study supports that there is adequate capacity for the development
»  Landscaping will be provided as part of the development
3. Zone change requested (DaveH)
Current zoning: R4 multifamily residential up to 83 units
Proposed zoning: OR (office/residential) — a commercial building with about
10,000 sqg/ft and approximately 50 employees with the potential for a limited

number of housing units limited to persons with disabilities and/or seniors

Comprehensive plan map amendment: from Residential to Commercial

4. Questions/closing — (Kathy)
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Meeting notes/comments received from 9/19/18 neighborhood meeting re: Linfield
property located at 600 SE Baker Street

There were 15 guests in attendance as well as presenters Dave Haugeberg, Dean Klaus and
Kathy Schlotfeldt

Questions/comments received:
1. Is Cowls Street the only access/entrance to the property? Answer: yes

2. You state that you will have 50employees, but do you have enough parking? Answer:
yes, we will provide sufficient off street parking in excess of City requirements.

3. There is already a traffic concern on Cowls Street will the development make this
worse? Answer: We have a traffic study that indicates that there is sufficient capacity
for the development. Further, based upon discussions with City staff, it was agreed
that impact along Cowls Street would be minor enough (due to the narrow nature of
the street: ie: traffic flows to where it moves most freely) that it was not included in
the study area.

4. Do you plan to develop the entire acreage, even the flood plain? Answer: Our plan is
to develop only the property above the 100 year flood plain.

5. When will you do a survey of the property? Answer: In order to reduce costs, we are
waiting until we have assurance that the zone change is likely.

6. There is a concern about current traffic flows on Baker Street north, past Cowls Street
and in front of Hagan Hamilton. Is there any way to sequence the lights on Baker
Street to address? Answer: MVA is willing to work with other businesses to address
this concern about the flow of traffic on Baker Street with the City.

7. Will this re-zoning application impact any other property? Answer: No, only the
Linfield property located at 600 SE Baker Street.

Note: This information was included in the application but no revisions to the application were
made based upon the feedback from the neighborhood meeting.



PLANNING DEPARTMENT, 231 NE Fifth Street, McMinnville, Oregon 97128
www.mcminnvilleoregon.gov

PUBLIC HEARING NOTICE
PLANNING COMMISSION REVIEW OF A
COMPREHENSIVE PLAN AMENDMENT, ZONE CHANGE, AND
PLANNED DEVELOPMENT AMENDMENT REQUEST
600 SE BAKER STREET

NOTICE IS HEREBY GIVEN that applications for a Comprehensive Plan Map amendment, a
Zone Change, and a Planned Development amendment have been submitted to the McMinnville
Planning Department. The purpose of this notice is to provide an opportunity for surrounding
property owners to submit comments regarding these applications or to attend the public meeting
of the Planning Commission where this request will be reviewed and a public hearing will be held.
Please contact Chuck Darnell with any questions at 503-434-7311, or
chuck.darnell@mcminnvilleoregon.gov.

DOCKET NUMBER: CPA 2-18 /| ZC 4-18 /| PDA 1-18 (Comprehensive Plan Map
Amendment, Zone Change, & Planned Development Amendment)
REQUEST: Approval to amend the Comprehensive Plan Map designation of a

property from Residential to Commercial, and to rezone the property
from R-4 PD (Multiple-Family Residential Planned Development) to
O-R (Office Residential) to allow for an office use and multiple family
residential units to be developed on the property. The proposed zone
change would also result in the removal of the property from the
Linfield College Master Plan area and Planned Development Overlay
District, which requires a Planned Development Amendment to adjust
the Linfield College Master Plan boundary.

APPLICANT: Kathy Schlotfeldt, on behalf of MV Advancements

SITE LOCATION(S): 600 SE Baker Street (see attached map)

MAP & TAX LOT(S): R4420DD00101 and R4420DD00200

ZONE(S): R-4 PD (Multiple-Family Residential Planned Development)

MMC REQUIREMENTS: McMinnville City Code (MMC), Sections 17.74.020 & 17.74.070
(see reverse side for specific review criteria)

NOTICE DATE: November 29, 2018
PUBLIC HEARING DATE: December 20, 2018 at 6:30 P.M.

HEARING LOCATION: McMinnville Civic Hall Building
200 NE 2" Street, McMinnville, OR, 97128

Proceedings: A staff report will be provided at least seven days before the public hearing. The
Planning Commission will conduct a public hearing, take testimony, and then make a decision to
either recommend approval of the application to the McMinnville City Council or deny the
application.


http://www.mcminnvilleoregon.gov/
mailto:chuck.darnell@mcminnvilleoregon.gov

Persons are hereby invited to attend the McMinnville Planning Commission hearing to observe
the proceedings, and to register any statements in person, by attorney, or by mail to assist the
McMinnville Planning Commission and City Council in making a decision. Should you wish to
submit comments or testimony on this application prior to the public meeting, please call the
Planning Department office at (503) 434-7311, forward them by mail to 231 NE 5" Street,
McMinnville, OR 97128, or by email to chuck.darnell@mcminnvilleoregon.gov.

The decision-making criteria, application, and records concerning this matter are available in the
McMinnville Planning Department office at 231 NE 5" Street, McMinnville, Oregon during working
hours and on the Planning Department’s portion of the City of McMinnville webpage at
www.mcminnvilleoregon.gov.

Appeal: Failure to raise an issue in person or by letter prior to the close of the public hearing with
sufficient specificity precludes appeal to the Land Use Board of Appeals (LUBA) on that issue.

The failure of the applicant to raise constitutional or other issues relating to proposed conditions
of approval with sufficient specificity to allow the Commission to respond to the issue precludes
an action for damages in circuit court.

The meeting site is accessible to handicapped individuals. Assistance with communications
(visual, hearing) must be requested 24 hours in advance by contacting the City Manager (503)
434-7405 — 1-800-735-1232 for voice, or TDY 1-800-735-2900.

REVIEW CRITERIA:

MMC, Section 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 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 serve 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 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.

MMC, Section 17.74.070: Planned Development Amendment - Review Criteria.

An amendment to an existing planned development may be either major or minor. Minor changes to an adopted site
plan may be approved by the Planning Director. Major changes to an adopted site plan shall be processed in
accordance with Section 17.72.120, and include the following:

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

= Anincrease in density including the number of housing units;

=  Areduction in the amount of open space; or

= Changes to the vehicular system which results in a significant change to the location of streets, shared

driveways, parking areas and access.

An amendment to an existing planned development may be authorized, provided that the proposal satisfies all
relevant requirements of this ordinance, and also provided that the applicant demonstrates the following:
A. There are special physical conditions or objectives of a development which the proposal will satisfy to
warrant a departure from the standard regulation requirements;
B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of the area;
C. The development shall be designed so as to provide for adequate access to and efficient provision of
services to adjoining parcels;
The plan can be completed within a reasonable period of time;
The streets are adequate to support the anticipated traffic, and the development will not overload the streets
outside the planned area;
F. Proposed utility and drainage facilities are adequate for the population densities and type of development
proposed;
G. The noise, air, and water pollutants caused by the development do not have an adverse effect upon
surrounding areas, public utilities, or the city as a whole.

mo


mailto:chuck.darnell@mcminnvilleoregon.gov.
http://www.mcminnvilleoregon.gov/
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Subject Sites

COLLEGE

City of McMinnville
Planning Department
231 NE Fifth Street
— : 225 112.5 McMinnville, OR 97128
Geographic Information System (503) 434-7311




CPA 2-18/2C 4-18/PDA 1-18

Map No. |Tax Lot Site Address Owner Attn: Mailing Address City State Zip
1 R4421CB14800 |n/a WICHERT FRANK WICHERT FAMILY TRUST 931 SW ORIOLE ST MCMINNVILLE OR 97128
2 R4421CB10200 |516 SE COWLS ST BEAM KAARINA J BEAM KAARINAJ 516 SE COWLS ST MCMINNVILLE OR 97128
3 R4420DD00690 n/a OREGON STATE PROPERTY SUPERVISOR 412 TRANSPORTATION SALEM OR 97310
4 R4421CC02700 |731 SE DAVIS ST DECHATELET EDWARD L DECHATELET EDWARD L 731 SE DAVIS ST MCMINNVILLE OR 97128
5 R4421CC03000 (925 SE DAVIS ST PERALTA SALVADOR & PERALTA SALVADOR & 925 SE DAVIS ST MCMINNVILLE OR 97128
6 R4421CB14400 |510 SE DAVIS ST OAK CREEK RENTALS LLC OAK CREEK RENTALS LLC 570 SE DAVIS ST MCMINNVILLE OR 97128
7 R4421CC00900 |n/a MCMINNVILLE CITY MCMINNVILLE CITY OF 230 NE 2ND ST MCMINNVILLE OR 97128
8 R4420DD00100 |600 SE COWLS ST LAURANCE DAVID B TRUSTEE LAURANCE DAVID B TRUSTEE 8071 SLEEPY HOLLOW RD NE |WOODBURN OR 97071
9 R4420DD00400 900 SW BAKER STREET |LINFIELD COLLEGE LINFIELD COLLEGE 535 NE 5TH ST MCMINNVILLE OR 97128
10 R4421CC03800 |315 SE COLLEGE AVE  |LINFIELD COLLEGE LINFIELD COLLEGE 535 NE 5TH ST MCMINNVILLE OR 97128
11 R4421CC03700 [325 SE COLLEGE AVE  |BICKFORD TARIN L BICKFORD TARIN L 325 SE COLLEGE AVE MCMINNVILLE OR 97128
12 R4421CC03701 |323 SE COLLEGE AVE  |WITTROCK BONNIE LEE WITTROCK BONNIE LEE 13655 NW BERRY CREEKRD |MCMINNVILLE OR 97128
13 R4421CC02600 |715 SE DAVIS ST FRIBERG TWILA M FRIBERG TWILA M 715 SE DAVIS ST MCMINNVILLE OR 97128
14 R4421CB09400 [510 SE BAKER ST RKJ PROPERTIES LLC RKJ PROPERTIES LLC 14275 SW PEAVINE RD MCMINNVILLE OR 97128
15 R4420DD00200 |600 SW BAKER ST LINFIELD COLLEGE LINFIELD COLLEGE 900 SE BAKER ST MCMINNVILLE OR 97128
16 R4421CB09300 |520 SE BAKER ST RKJ PROPERTIES LLC RKJ PROPERTIES LLC 14275 SW PEAVINE RD MCMINNVILLE OR 97128
17 R4421CB09000 |545 SE COWLS ST DEPPE MATTHEW G DEPPE MATTHEW G 545 SE COWLS ST MCMINNVILLE OR 97128
18 R4421CC00901 | 708 SE DAVIS ST BAREFOOT DAVIS LLC BAREFOOT DAVIS LLC PO BOX 3993 TUALATIN OR 97062
19 R4421CC02601 {n/a MCMINNVILLE CITY MCMINNVILLE CITY OF % CITY HALL MCMINNVILLE OR 97128
20 R4421CC03200 {1005 SE DAVIS ST SANDERLIN SHELLY G SANDERLIN SHELLY G 1005 SE DAVIS ST MCMINNVILLE OR 97128
21 R4421CC02900 801 SE DAVIS ST BICKELL JASON L & BICKELL JASON L & 801 SE DAVIS ST MCMINNVILLE OR 97128
22 R4421CC03702 321 SE COLLEGE AVE  |SOUTHALL LARRY & JANET SOUTHALL LARRY & JANET 1520 SW 2ND ST MCMINNVILLE OR 97128
23 R4420DD00500 |527 SE BAKER ST PARK WEST PROPERTIES INC PARK WEST PROPERTIES INC 12670 SW 68TH SUITE 300 | TIGARD OR 97223
24 R4421CB08800 |435 SE COWLS ST GRANT RANDY R & SUSAN M GRANT RANDY R & SUSAN M 435 SE COWLS ST MCMINNVILLE OR 97128
25 R4420DD00300 |n/a LINFIELD COLLEGE LINFIELD COLLEGE 900 SW BAKER ST MCMINNVILLE OR 97128
26 R4421CB14300 |504 SE DAVIS ST DRUSE STEPHEN E DRUSE STEPHEN E 20101 SW TENINO CT TUALATIN OR 97062
27 R4421CB14500 550 SE DAVIS ST OAK CREEK RENTALS LLC OAK CREEK RENTALS LLC 570 SE DAVIS ST MCMINNVILLE OR 97128
28 R4421CC03600 ({327 SE COLLEGE AVE  |CASTRO JOSEPH L CASTRO JOSEPH L 3280 WESTSIDE RD MCMINNVILLE OR 97128
29 R4420DA08500 500 SW ADAMS ST WOBEL CONNECTIONS LLC WOBEL CONNECTIONS LLC 19173 SW PEAVINE RD MCMINNVILLE OR 97128

Date Sent‘ifl"fég‘g
Sent By ﬁ



CPA 2-18/ZC 4-18/PDA 1-18

Map No. |Tax Lot Site Address Owner Attn: Mailing Address City State Zip
30 R4421CB10400 |360 SE WILSON ST THE BERRY HOUSE LLC THE BERRY HOUSE LLC PO BOX 782 MCMINNVILLE OR 97128
31 R4421CB09500 |n/a RKJ PROPERTIES RKJ PROPERTIES LLC 14275 SW PEAVINE RD MCMINNVILLE OR 97128
32 R4421CB10100 |508 SE COWLS ST WOZNY NICOLE WOZNY NICOLE 508 SE COWLS ST MCMINNVILLE OR 97128
33 R4420DD00600 603 SE BAKER ST EASTERN WESTERN CORPORATION  |EASTERN WESTERN CORPORATION PO BOX 3228 PORTLAND OR 97208
34 R4421CB05900 |505 SE DAVIS ST BISCHOFF DONNA M TRUST BISCHOFF DONNA M TRUST 505 SE DAVIS ST APT 2 MCMINNVILLE OR 97128
35 R4421CB08900 |535 SE COWLS ST WINE COUNTRY PROPERTIES LLC WINE COUNTRY PROPERTIES LLC PO BOX 1707 MCMINNVILLE OR 97128
36 R4421CB09200 |523 SE BAKER ST RKJ PROPERTIES LLC RKJ PROPERTIES LLC 14275 SW PEAVINE RD MCMINNVILLE OR 97128
37 R4420DD00690 |n/a OREGON STATE PROPERTY SUPERVISOR 412 TRANSPORTATION SALEM OR 97310
38 R4421CB09100 |547 SE COWLS ST KUMP KEVIN KUMP KEVIN 660 THE VILLAGE APT 107 REDONDO BEACH CA (90277
39 R4421CC03001 |813 SE DAVIS ST STOKES DEVIN B STOKES DEVIN B 813 SE DAVIS ST MCMINNVILLE OR 97128
40 R4421CB10300 |520 SE COWLS ST HAMILTON LOYAL J & HAMILTON LOYAL ] & PO BOX 523 MCMINNVILLE OR 97128
41 R4420DD00101 |n/a LINFIELD COLLEGE LINFIELD COLLEGE 900 SW BAKER ST MCMINNVILLE OR 97128
42 R4421CC03100 {927 SE DAVIS 5T FRICKE ERIC C & PEGGY L FRICKE ERIC C & PEGGY L PO BOX 1240 MCMINNVILLE OR 97128
43 R4421CB08700 421 SE COWLS ST WHYTE WISWALL TRUST WHYTE WISWALL TRUST 421 SE COWLS ST MCMINNVILLE OR 97128
44 R4421CB13101 |n/a MCMINNVILLE CITY MCMINNVILLE CITY OF 230 NE 2ND ST MCMINNVILLE OR 97128
45 R4421CB09600 440 SE BAKER ST RKJ PROPERTIES LLC RKJ PROPERTIES LLC 14275 SW PEAVINE RD MCMINNVILLE OR 97128
46 R4421CC02800 {745 SE DAVIS ST SMITH ROLAND L SMITH ROLAND L PO BOX 1081 WRIGHTWOOD CA 92397
47 R4421CC03500 |369 SE COLLEGE AVE 369 COLLEGE AVE INC 369 COLLEGE AVE INC PO BOX 746 HILLSBORO OR 97123
48 R4421CB06100 {424 SE COWLS ST SPALDING TERESA A SPALDING TERESA A 1625 NW MICHELBOOK LN MCMINNVILLE OR 97128
49 R4421CC00902 | 728 SE DAVIS ST BAREFOOT DAVIS I LLC BAREFOOT DAVIS Il LLC PO BOX 3993 TUALATIN OR 97062
50 R4421CB06000 {545 SE DAVIS ST OAK CREEK RENTALS LLC OAK CREEK RENTALS LLC 3204 NE GRANDHAVEN DR MCMINNVILLE OR 97128
Applicant KATHY SCHLOTFELDT MV ADVANCEMENTS 319 NE 5TH ST MCMINNVILLE OR 97128
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